Mull Housing Need & Demand Assessment

Community Services

Mull
Housing Need and Demand
Assessment

Final Report

March 2013

“Realising the potential of
communities by ensuring that people
have access to affordable, sufficient &
suitable housing in Argyll & Bute”

1

Mull Housing Need & Demand Assessment

1 INTRODUCTION
1.1 Aims and Objectives of the Study
1.2 Core Elements of the Study
1.3 Research Steering Group
1.4 Study Report Structure
1.5 HNDA Household Survey
1.6 HNDA in the Rural & Island Context

4
4
5
5
5
6

2 THE HOUSING MARKET AREA
2.1 Identifying Local Housing Market Areas for the HNDA
2.2 The Geography of Mull

8
8
8

3

DEMOGRAPHIC & ECONOMIC CONTEXT

3.1
3.2
3.3
4

Population and Household Profile
Economic Context
Summary of Changes in Demographic and Economic Profiles
CORE OUTPUT 1: CURRENT DWELLINGS

4.1
4.2
4.3
4.4
4.5
4.6
4.7
4.8
4.9
4.10
4.11
4.12
4.13
4.14
4.15
5

CORE OUTPUT 2: HOUSING MARKET ACTIVITY

5.1
5.2
5.3
5.4
5.5
5.6
5.7
5.8
5.9
5.10

6

Dwellings Profile
Council Tax Bandings
Property Size Profile
Property Type Profile
Age of Properties
Amenity of Dwellings
Tenure Profile
Social Housing Profile
Owner Occupied Sector Profile
Private Rented Sector Profile
Change in Tenure Profile
Condition of Dwellings
Shared Dwellings
Demolitions
Summary for Core Output 1

10
10
17
22
23
24
24
25
26
27
27
28
29
34
34
36
36
38
38
39
41

Profile of the Private Housing Market

41

Containment and Inward Migration

41

House Price Trends
Volume of House Sales
Profile of Private Rental Market
Affordability Analysis
Over-Crowding Profile
Under-Occupation Profile
Turnover Rates and Available Supply by Tenure
Summary for Core Output 2

44
45
46
48
51
53
53
54

HOUSING REQUIREMENTS FOR SPECIFIC GROUPS

56

2

Mull Housing Need & Demand Assessment

6.1
6.2
6.3
6.4
6.5
6.6
6.7

Housing
Housing
Housing
Housing
Housing

Requirements: Family Households
Requirements: Older People
Requirements: Households with Specific Needs
Requirements: Carers
Requirements: Homeless Households
Housing Requirements: BME and Hard to Reach Households
Summary for Households with Particular Needs

56
57
61
66
67
67
67

7 ASSESSING THE NEED FOR AFFORDABLE HOUSING
7.1 Baseline Calculation of Housing Need
7.2 Gross Backlog of Current Housing Need
7.3 Calculating the Housing Requirement of Current Need
7.4 Newly Arising Needs
7.5 Supply of Affordable Housing to Meet Need
7.6 Housing Needs Calculation: Matching Households to Homes
7.7 Alternative Higher Level Needs Scenario (Sensitivity Testing)
7.8 Key Findings: Requirements for Affordable Housing

69
69
70
75
78
81
82
82
84

8

86

8.1
8.2
8.3
8.4
8.5
8.6
8.7

ASSESSING HOUSING MARKET SUPPLY
Aggregate Market Housing model
Market Housing Calculation Methodology
Market Housing Calculation Inputs
Market Housing Supply
The Total Unmet Requirement for Market Housing
Meeting the Demand for Market Housing
Main Issues for Market Housing

86
87
89
93
93
94
94

9

CONCLUSIONS AND RECOMENDATIONS:

96

10.

TECHNICAL APPENDIX:
MULL HNDA SURVEY, RESEARCH REPORT NOVEMBER 2012

99

3

Mull Housing Need & Demand Assessment

1

INTRODUCTION
Local strategic planning for housing is driven by the assessment of
housing need. The Housing (Scotland) Act 2001 places a statutory duty on
local authorities to develop a Local Housing Strategy (LHS), informed by a
housing need and demand assessment (HNDA) in their area. The current
authority-wide Housing Need and Demand Assessment for Argyll and Bute
was based on primary research carried out in 2008/09 and secondary data
analysis mainly completed in 2010. The disaggregated results of this
assessment projected substantial shortfalls of both affordable and market
housing for the combined Housing Market Area (HMA) of Mull and Iona.
However, following a number of positive strategic interventions since 2009
there have been significant changes in the Mull housing system and the
Council wishes to review the evidence and refresh the assessment of need
and demand in the light of recent developments.
By establishing an up-to-date, robust and credible evidence base for
understanding current and future patterns of housing need, this study will
underpin and guide future strategic investment decisions by the Council
and its key partners. The study will also facilitate the strategic and
enabling role of Argyll & Bute Council and inform the ongoing
development of the Strategic Housing Investment Plan (SHIP); Local
Development Plan (LDP); Affordable Housing Policy; and Joint Health &
Social Care Plans.

1.1

Aims and Objectives of the Study
The Council commissioned consultants Research Resource in September
2012 to update their previous HNDA Household Survey, undertaken in
2009, with a view to informing a fully revised assessment of need and
demand on the island of Mull. The specific objectives of this study are
To describe the current housing market operating on Mull and
assess the impact of: recent development activity and investment
on the island; changes in migration patterns and population
projections; and the ongoing economic downturn.
To identify and quantify any current and future imbalances
between affordable housing supply and need, and market housing
supply and demand.
To review strategic priorities for the island of Mull and inform
future updates of the Local Housing Strategy, Strategic Housing
Investment Plan and the Local Development Plan

1.2

Core Elements of the Study
The study methodology combines:
Primary research, carried out by independent consultants, involving
a telephone survey of a random sample of resident households
across all tenures, ages and household types;
Desk-top analysis, carried out in-house, of a range of secondary
datasets drawn from the Council, local Registered Social Landlords,
the Scottish Government, the Centre for Housing Market Analysis,
the Register of Sasines, National Records of Scotland and other
sources; and
Consultation with local officers, partners and other stakeholders.
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1.3

Research Steering Group
The study was coordinated and overseen by the Council’s Housing
Management Team, with input from the Council’s Development Planning
Services and West Highland Housing Association. The Household Survey
element of the study was commissioned from independent consultants,
Research Resource.

1.4

Study Report Format
The body of this report follows the structure of the Scottish Government’s
revised guidance on Housing Need and Demand Assessments and sets out
the requisite Core Outputs for a robust and credible HNDA, which
include:Overview of the Housing Market Area
Demographic and Economic Context
Housing Stock
Housing Market Activity and Affordability
Housing Requirements of specific household groups
Estimate of net annual housing need & future Housing Market
Demand

1.5

HNDA Survey
A full technical report on the primary research completed as part of this
study is appended as Annex 1, together with the questionnaire developed
for this purpose.
For reference, the number of household interviews and the associated
level of statistical confidence achieved are detailed in the following table:

HMA

Total No of Households
(excl. Second/holiday homes)

Mull

1,431

Random Achieved
Data
Sample Interviews Accuracy

900

306

+/-5%

A total of 306 interviews were carried out with a sample of Mull residents.
Surveys were undertaken by telephone, in order to replicate the
methodology used for the previous Mull study. The achieved sample of
306 households provides data accurate to +/-5% (based upon a 95%
confidence level at the 50% estimate). Households were selected for
interview, at random, from the Council Tax Register. A total of 900
addresses were selected for interview. All sampled households were then
sent a notification letter to inform them of the survey and to request their
participation.

1.5.1 Weighting the Survey Data
In the case of the Housing Needs Survey, there is a requirement to weight
survey data to account for non-response. In any survey certain groups of
people are more willing, and able, to participate in a survey which means

5

Mull Housing Need & Demand Assessment

that some population groups may be under or over represented. This is
addressed by applying weights which will adjust the balance of the survey
data to published distributions of household tenure.
The weights used for the Mull Housing Needs and Demand Survey were
agreed with the Council, subsequent to data validity checks comparing the
profile of survey respondents against the projected population estimates.
Analysis of the respondent profile compared to the profile of population
illustrated that social rented households were slightly under weighted in
relation to the population and that the private rented sector and rent free
sector were slightly over represented. It was therefore agreed to weight
on the basis of tenure to address this imbalance, at the same time as
grossing up the responses to represent the full population of Mull.
Table 1: Weighting Factor by Tenure

Tenure

Total
households
1121

RSL
PRS/
Rent
free
Total

Owner

1.5.2

%
78%

Sample
achieved
245

%

Difference Weighting
Factor
2%
4.57551

80%

203

14%

27

9%

-5%

7.518519

107

7%

34

11%

4%

3.147059

1431

100%

306

100%

The use of Survey Data for Analysis
In line with the Scottish Government HNDA Guidance, every effort has
been made throughout the analysis to maximise the use of secondary
data sources where credible. Assessment of the credibility of secondary
sources has been based on criteria such as:
Whether or not the data can be disaggregated to enable sub-area
analysis;
Time series; and
Whether or not validating sources confirm accuracy and
representativeness.
Based on the outcomes of this analysis, the use of primary data was
considered and utilised in the absence of representative or reliable
alternatives.

1.6

A Note on Rural & Island Housing Need & Demand
Assessment
There are a number of issues and methodological difficulties in
undertaking an HNDA exercise for a rural or island geography such as
Mull. While a key objective is to provide information on the scale and
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character of housing need in the selected geographical area(s) at present
and as far as practically possible in the short (i.e. 3 years) and medium
term (i.e.5 years), it is important to be aware that projections/forecasts
for very small or sparsely populated areas are almost impossible to
produce. The accuracy of forecasts that have been produced in other parts
of the country is often hotly disputed.
In addition, the study aims to provide insight into the causes and
consequences of any housing market problems identified, and it is
important to move beyond a use of the established national or regionallevel housing needs/affordability models. These models are designed to
produce estimates and projections of the need for affordable housing but
often provide little understanding of the reasons for housing need and
other problems.

1.6.1

Key aspects of the local housing system and market on Mull which will
underpin this study include:
The effects of demand for holiday homes and in-migration (through
analysis of secondary data such as Sasines data and council tax
records)
Community perceptions of local problems and consequences for
them as well as local support or resistance to development (as
reflected in the primary research)
Empty homes and second homes – to what extent (and under what
conditions) would they prove a source of potential affordable
housing
Development constraints such as infrastructure, land ownership and
development costs

.
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2

The Housing market Area
This study focuses on the island of Mull which, together with the Isle of
Iona, is usually identified as a single Housing Market Area (HMA) for
strategic housing planning purposes.

2.1

Identifying Local Housing Market Areas for the HNDA
Housing market areas (HMAs) can be identified in a number of ways:
• Using predefined boundaries
• Origin based and destination self-containment (i.e. house sales analysis)
• Centre to periphery household flows; and
• Using local knowledge
The Scottish Government does not recommend one approach over another
and recognises that different approaches are required in different areas.
Centre to periphery household flows are most appropriate in city regions
whereas local knowledge is most appropriate for use in remote rural
and/or sparsely populated areas such as Argyll and Bute. Given the
relatively low population and households figures for Mull, together with
the limited number of house sales transactions in the local market, the
island is usually combined with Iona to achieve a certain critical mass for
statistical analysis and for strategic planning purposes. Of the four
datazones covering Mull, one combines part of the Ross of Mull with Iona
and therefore in statistical analysis many datasets cannot be fully
disaggregated between the two islands. However, the obvious physical
and geographic boundaries of the island mean that it is entirely
appropriate to consider this as a distinct housing market area, despite the
fact that, like most of the housing markets in Argyll and Bute, it cannot be
characterised as being particularly self-contained. For the avoidance of
confusion, throughout this report, all relevant figures are clearly labelled
as referring either to Mull itself or to Mull & Iona as a single HMA.

2.2

The Geography of Mull
Mull is the largest island within the authority area, and the fourth largest
in Scotland, covering a land mass of 91,122 hectares (over 13% of the
total land mass of Argyll and Bute) and extending some 50 miles from
north to south. It lies to the north-west of Oban, separated by the Firth of
Lorn, and to the south of Ardnamurchan, separated by the Sound of Mull.
It is sparsely populated, and at the time of the 2001 Census it was
estimated to contain around 3% of the authority’s total population.
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The main settlements comprise:
Tobermory and Dervaig in the north;
Salen, Craignure and Lochdon in the central area; and
Bunessan and Fionnphort in the less populous Ross of Mull in the south.

Figure 2.1: The Mull & Iona Housing Market Area
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3

DEMOGRAPHIC & ECONOMIC CONTEXT

3.1

Population and Household Profile

3.1.1

Population

In 2011, the combined population of Mull and Iona was estimated at 3,215, an
increase of over 14% since 2001. Over the same period, conversely, the
population of Argyll & Bute as a whole has declined by 1.9%. This appears to be
due to a positive trend in in-migration to the islands, which has countered a
relatively consistent negative trend in natural change (i.e. deaths outweighing
births overall).

FIGURE 3.1: Mull & Iona Total Population
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Source: Scottish Neighbourhood Statistics, 2012

3.1.2 Outward Migration Analysis
The 2001 Census reported a total of 196 out-migrants and only 177 in-migrants
to Mull with a consequent net population loss of 19 1. However, in the subsequent
decade to 2011, there appears to have been a consistently positive annual net inmigration to Mull & Iona, apart from a slight dip in 2006. Between 2009 and 2011
there was a total net in-migration of 146, however this mainly comprises a very
significant and anomalous increase in in-migrants during 2010/11. The following
graph illustrates the annual trend in net migration, derived by subtracting total
natural change (births and deaths) from overall population changes.

1

In-migrants are persons who, in the year prior to Census date, moved to an address in an island group from an address
outwith that island group. Out-migrants are those who moved from an address in an island group to an address outwith that
island group but within the UK.
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Figure 3.2: Annual net migration Mull & Iona 2001 - 2011
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This indicates considerable fluctuation in migration trends, but also suggests a
degree of continuing pressure on the local housing system from in-migrants and
potential imbalances in the housing market for local residents seeking to access
affordable homes on the islands. Given the drop in actual house sales, it must be
assumed that a proportion of these in-migrants are being accommodated in the
social or private rental sectors.

3.1.3

Population by Age

As with Argyll & Bute as a whole, the population profile of Mull & Iona is much
older than Scotland and has a lower proportion of children and young people.
Over 29% of Scotland’s population comprise young persons under 25, while the
corresponding figure for Mull & Iona is only 25%. Conversely, over 29% of the
islands’ population is aged over 60, while in Scotland it is just over 23%.
However, over the last decade, the number of young persons on the islands aged
16-24 actually increased significantly, by around 59%. Over the same period, the
number of those aged 60-74 also increased significantly, by 60%.
The following tables show the changing age profile on Mull & Iona between 2001
and 2011; the proportionate age bands of the local population compared to both
Argyll & Bute and Scotland; and also the population change on the islands by
broad age cohort over the last decade.
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TABLE 3.1: Mull & Iona Population by Age Band, 2001 & 2011
2001

2011

% Change
2001-2011

Age Band

Nos

% Of Total Pop.

Nos

% of Total Pop.

0-15

499

17.7%

494

15.4%

-1%

16-24

195

6.9%

309

9.6%

+58.5%

25-59

1428

50.8%

1471

45.8%

+3%

60-74

420

14.9%

672

20.9%

+60%

75+

271

9.6%

269

8.4%

-0.7%

Totals

2813

100%

3215

100%

+14.3%

Source: Scottish Neighbourhood Statistics, 2012
Table 3.2: Population by Age - Scotland, Argyll & Bute, Mull & Iona, 2011

Age Band

Scotland

Argyll & Bute

0-15

15.4%
17.4%

15.8%

16-24

9.6%
11.9%

10.3%

47.4%

43.8%

15.4%

20.2%

25-59

45.8%

60-74
75+

Mull & Iona

20.9%
8.4%
7.9%
9.9%
Source: Scottish Neighbourhood Statistics, 2012

Figure 3.3: % Changes in Mull & Iona Population by Broad Age
Cohort, 2001-2011
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3.1.4 Population Projections
While a key objective of this study is to provide information on the scale and
character of housing need in the selected geographical area(s) at present and as
far as practically possible in the future, it is important to be aware that
projections/forecasts for very small or sparsely populated areas are almost
impossible to produce. The accuracy of forecasts that have been produced in
other parts of the country is often hotly disputed.
Numerically, the combined population of Mull & Iona would be barely sufficient to
produce statistically valid projections and the Council does not recommend the
use of such figures. Therefore, while historic trends may provide some context to
the assessment of need, the actual calculation focuses on more robust data
sources and credible policy decisions.

3.1.5 Ethnicity, Gender & Disability Profile
The HNDA Household Survey carried out in November 2012 to support this study,
provides an updated profile on the characteristics of the local population of Mull
by ethnicity, gender and any long term illness, disability or health problem that
limits their daily activity.
As might be expected, 97% of the survey respondents are self-defined as
Scottish, British or some version of UK classification, while only 2% defined
themselves as originating within “Other European Union Group” and 1% stated
“Other”. This is in line with the ethnicity profile of Argyll & Bute as a whole and
would not appear to have particular implications for the assessment of housing
need on the island.
The gender split on Mull is fairly even, with 46% of the heads of household being
male and 54% female. While the national HNDA guidance suggests that females
in general tend to live longer and to comprise single person households, there is
no clear or substantive impact on the housing system arising from this gender
profile.
Approximately one third of households on Mull (31% of the survey respondents)
define themselves as containing a household member with a long term illness,
health problem or disability which limits their daily activities or work they can do.
The vast majority in this category stated that mobility or physical disabilities
(59%) were the limiting factors, followed by those with long term illness (15%).
The following graph illustrates these findings.
The likelihood of a household having a resident with a disability or health
condition, not surprisingly, increases significantly with age. This is at its lowest
for households where the head of household is aged between 30-44 years of age
(9%) and rises to 56% of households where the head of household is aged 75+.
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The obvious housing implications associated with this particular needs profile is
examined in detail in Chapter 7, in relation to Core Output 4 of the HNDA
Guidance.

Figure 3.4: Q60 What is the nature of
their
health problem or disability?
Mobility/ illness,
Physical…
59%
Long term illness

15%

Heart problem

8%

Diabetes

6%

Severe difficulties with sight

6%

MS

5%

Being frail due to old age

5%

Severe difficulties with…

5%

Parkinsons Disease

3%

Dementia

3%

Don't Know/ Refused

2%

Mental ill health

2%

Drug/ Alcohol dependency

1%

Learning difficulties

1%

Base: Households with resident with disability or health problem: Weighted=440,
Source: Mull HNDA Household Survey, Nov. 2012, Research Resource
unweighted=93

3.1.6 Household Projections
As with population projections, future trends in new household formation and
potential changes in numbers of households within a relatively small, sparsely
populated area such as Mull are difficult to gauge with any real degree of
accuracy. The extent of household growth will depend on socio-economic factors,
in particular the availability of affordable housing and an adequate range of
support services to meet for example the requirements of older households.
In 2001 there were around 1,278 households on Mull & Iona and, based on the
current total number of dwellings and estimated occupancy levels according to
the Scottish Neighbourhood Statistics, this figure has increased to around 1,470,
of which approximately 1,385 are on Mull itself. Unlike the rest of Argyll & Bute as
a whole, then, Mull & Iona have seen a significant increase in both the population
(14%) and total households (15%) over the last decade.
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3.1.7 Household Composition and Size
In 2001, the majority of households on Mull & Iona comprised single persons or
all adult households while the proportion of family households (adults with
dependent children or single parents) was much lower than the authority or
national averages.

Table 3.3: Household Types, 2001 Census
(NB. Non-dependent children are included in “All Adult” households )

Household
Type

Mull & Iona Mull & Iona Argyll & Bute Scotland
Nos
%
%
%

Single Person

425

33.3%

32.8%

32.9%

All adult

510

39.9%

37.9%

36.1%

2(+) Adults
with children

248

19.4%

21.6%

21.2%

Single Parent

52

4.1%

5.2%

6.9%

Other

43

3.4%

2.4%

2.8%

Total

1278

100%

100%

100%

The 2012 HNDA Survey provides an up to date profile of household composition
and suggests that almost half the households (49%) are pensioners; 28% are 1
or 2 adult households without children; and around 23% are families (adults with
dependent or non dependent children). This is illustrated in the following figure.
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Figure 3.5: Household Composition, Mull 2012
1 adults (not
pensioner)
7%

2+ pensioners
28%

1 adult
(pensioner)
21%
2+ adults
dependent
children
2 adults & non
13%
dependent
children
10%

2+ adults (no
children)
21%

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
Additional analysis of Child Benefit data from the Scottish Neighbourhood
Statistics suggests that the number of families (claiming child benefit) on Mull &
Iona increased by around 12% between 2003 and 2011. (See Section 6.1.1 for
further analysis of these households).
The majority of households on Mull are one or two person households (74%).

Figure 3.6: Q3 How many people currently live at this adress,
including yourself, any other adults and children?
Four
8%

Five Six Seven
2% 1% 1%

One
28%
Three
14%

Two
46%
Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
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3.1.8

Household Age

Analysis of the 2012 HNDA Survey by age of the head of household confirms an
older age profile, with almost half (48%) aged over 65. Those aged 75+ were
most likely to live alone (58% of this age group).

Figure 3.7: Age of all residents in households
26%
22%

12%

11%
2%
0-4

4%

12%

7%
4%
1%

5-10

11-15

16-24

25-44

Base: All residents: Weighted=3057, unweighted=653

45-59

60-64

65-74

75+

Don't
Know

Source: Mull HNDA Household Survey, 2012

3.2

Economic Context
3.2.1 National and Local Context
Economic growth has declined significantly across the country as a result of the
global economic crisis and it remains difficult to predict with any degree of
certainty the exact extent of the impact of the ongoing recession and public
sector funding cuts. Therefore, any consideration of the current economic context
on Mull should be treated with some caution.
The Autumn 2012 survey of the Argyll & Bute Citizen’s Panel 2 sought to ascertain
residents’ views on the ongoing impact of the economic recession. Less than half
the Panel (42%) feel the economy of Argyll & Bute is more adversely affected by
the recession in comparison to the rest of Scotland, which is a rise of 15% since
the 2009 survey. Similarly, in relation to the economy of Argyll & Bute compared
to the UK as a whole, 41% feel it is more adversely affected - a rise of 17% since
2009. Panel members were also asked to describe the effect of the economic
downturn compared to a year ago, and 58% said they were personally worse off
with only 5% saying they were better off. In addition, 65% considered their local
community was worse off.

2

Argyll & Bute Citizen’s Panel Autumn 2012 Survey. Hexagon Research & Consulting, November 2012.
Carried out on behalf of the Argyll & Bute Community Planning Partnership.
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The Panel identified two main challenges resulting from the economic downturn:
61% of the Panel members in the Lorn & Isles area (including Mull) were
concerned with the reduced value of their pension;
48% were concerned about the falling value of their home
Conversely, concerns about debt or being made unemployed are restricted to a
relatively small proportion of Panel members.

3.2.2

Employment Rate

Analysis of the 2012 HNDA Survey by economic status of all residents shows that
36% were in full time employement with a further 13% in part time or seasonal
employment. Just under one third (32%) were fully retired and 9% at school.
This reflects the age profile of the population.

Figure 3.8: Economic Status of All Residents
More than 35 hours p/week

36%

Fully Retired

32%

16-30 hrs p/wk

11%

School

9%

Pre-school

2%

Full-time Student

2%

Registered Disabled / Long-term Sick

1%

Other

1%

Unemployed/Seeking Work

1%

At Home/Not seeking Work

1%

Seasonal Employment

1%

Under 15 hrs p/wk

1%

Unemployed/Not seeking Work

0%

Volunteer

0%

Full-time Carer (Not Registered)

0%

Part-time Student

0%

Base: All respondents: Weighted=3057, unweighted=653
Source: Mull HNDA Household Survey, 2012
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3.2.3

Employment Structure

The main industry sector on Mull has been summarised as follows3. While
historically the island’s economic base comprised crofting and fishing, today,
however, it tends to be the tourism sector that generates a thriving rural
economy and Mull has many excellent hotels, restaurants and visitor attractions,
employing local people. The rise in international eco-tourism has been boosted by
Mull’s famous natural attractions. The largest town, Tobermory, has a distillery
and is also home to the majority of the island’s small fishing fleet. Fish-farming
and forestry offer regular employment while the island’s natural beauty has
inspired several enterprising and talented individuals who have introduced and
developed craft shops, workshops and galleries featuring the work of local artists,
sculptors, jewellery makers and woodcraftsmen.

3.2.4

Unemployment Rate

In 2012 (first quarter), 2.2% of the 16-64 age population on Mull & Iona claimed
Job Seekers Allowance (JSA) compared to 3.7% of the Argyll & Bute population
and 4.3% of the Scottish population. This suggests that even in the face of
recession, Mull seems to be faring better than other areas despite local
perceptions. Since 2001, the overall trend in the total number of JSA claimants
has been for a significant and continuing decline.

Figure 3.9: Total JSA Claimants*, Mull & Iona
(*as of Q1 each year)

100
80
60
40
20
0
2001

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

2012

Source: Scottish Neighbourhood Statistics

3.2.5

Income and Earnings

According to CACI Paycheck data issued in 2012, the average household income
on Mull & Iona is around £31k, which is the highest income for any of the island
areas in Argyll and Bute but lower than the adjacent mainland area of Lorn and
significantly below the average for Helensburgh & Lomond.

3

See for instance the local online source, West Coast Jobs.
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Table 3.4: Household Incomes by HMA, 2012

Housing Market
Area
Bute
Islay, Jura and
Colonsay
Kintyre
Cowal
Coll and Tiree
Mull and Iona
Mid Argyll
Lorn and inner Isles
Helensburgh and
Lomond

Mean
Income

Median
Income

Mode
Income

Lower Quartile
Income

£27,892

£20,522

£7,500

£10,899

£28,388

£21,538

£7,500

£11,413

£28,685

£21,587

£7,500

£11,301

£29,911

£22,850

£7,500

£12,142

£30,415

£23,621

£7,500

£12,501

£31,029

£24,186

£7,500

£12,808

£33,039

£26,190

£12,500

£13,612

£33,175

£26,069

£7,500

£13,385

£41,141

£33,302

£12,500
£17,111
Source: CACI Paycheck

In lieu of any other robust data at this local level, the CACI income data is used in
the affordability analysis in this study. The 2012 HNDA Survey provides some
information on gross household income, however, 37% of respondents declined
to answer this question. The most common household income band cited for
those that were willing to respond was £17,500 - £24,999 per annum. 17% of the
respondents on Mull reported incomes of less than £11.5k.
Figure 3.10: Gross Annual Household Income, 2012

Nothing
£100,000 or over
£50,000-£74,999
£30,000-£39,999
£17,500-£24,999

0%
37%
0%
1%
3%
4%
7%
8%

10%
4%
£13,500-£15,499
5%
4%
£9,500-£11,499
4%
3%
£6,500-£7,499
4%
4%
Under £4,500
2%
Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
Just 27% of the HNDA survey respondents stated that they do not receive any
benefits (and a further 5% stated that they would prefer not to give this
information). Perhaps unsurprisingly due to the age profile of the sample, 51%
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stated that they received a State Pension and 28% received Winter Fuel
Payments.
Figure 3.11: Households in Receipt of Benefits, 2012
Figure 3.11: Q77 Do you (or your spouse/ partner) currently receive any of the following state
benefits?

State Pension

51%

27%

Child Benefit

9%
7%
Disability Living Allowance
6%
5%
Child tax credit
4%
4%
Attendance allowance
4%
3%
Pension Credit
3%
3%
Incapacity Benefit
2%
1%
Industrial Industries… 1%
1%
Employment & Support… 1%
0%
Statutory sick pay
0%
0%
Severe Disablement Allowance
0%
5%
None of these
27%
Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
Finally, in relation to household income, respondents were asked about their
savings, investments and assets. Almost one third (32%) stated that they would
prefer not to give this information and a further 19% stated that they had no
savings or assets. This is illustrated in the following graph.
Figure 3.12: Q78 In which of the following categories would you place your (and your
spouse/partner's) savings, investments and assets (excluding this property)?

Don't Know/ Not Stated/ Refused
£100,000 and over
£50,000 up to £100,000
£25,000 up to £50,000
5%
£16,000 up to ££25,000
4%
£10,000 up to £16,000
4%
£8,000 up to £10,000
5%
£3,000 up to £8,000
£2,000 up to £3,000
2%
£1,000 up to £2,000
2%
Under £1,000
1%
No savings or assets
Base: All respondents: Weighted=1432, unweighted=306

32%
8%
8%

8%

19%
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3.3

Summary: Demographic and Economic Context

What is the current demographic profile of the area and how has this changed
over the last 10 years?
Mull & Iona are currently home to approximately 3,215 individuals and there are
around 1,431 households on Mull. Unlike the authority area as a whole, these islands
appear to have experienced significant population increase over the last decade
(over 14% since 2001), indicating that there has been an increased need for suitable
housing options. In recent years, however, the rate of increase has declined and is
mainly dependent on in-migration rather than natural growth (i.e. births over
deaths), and therefore may be subject to further decline in the future with the
implication that only modest further housing development may be required on the
island

.

The most common household types on Mull are “all adults” (40%) and “single
persons” (33%), which are proportionately much more predominant on the island
than in Argyll & Bute as a whole or in Scotland.
The proportion of the population of pensionable age increased by around 33%
between 2001 and 2011 while those of working age increased by over 12% and
children decreased by over 1%. The population aged 75+ increased by 8.9% which
is higher than the Scottish average though below the authority as a whole. These
trends are likely to continue, in line with overall demographic trends and have
implications for the probable size and type of accommodation that will be required in
the future. The increase in older person households suggests that the development
of appropriate housing and care options will be an increasing influence on housing
planning and provision in the future.
It may also indicate that there will be less
pressure on the market from first time buyers who tend to come from the younger
age cohorts. Nevertheless, with a relatively healthy growth in working age
households over the last decade, it is likely that there will be some continuing
demand for suitable and affordable housing for this sector of the population.
What is the current economic profile and how has this changed over the last 10
years?
In the years prior to the economic recession, the island appears to have experienced
a period of reducing unemployment and a degree of economic regeneration, and
there is an argument that continuing financial constraints may actually lead to
increased internal tourism, for instance, supporting and promoting the local
economy. However, current and projected conditions in the wider economy may also
lead to increased local unemployment and even greater reliance on seasonal work
and therefore a certain number of households may find themselves in need of
affordable housing options.
While average local household incomes are relatively high, there is a proportion of
local households that do not have savings or assets which would facilitate access to
restrictive mortgages and therefore are likely to have difficulties obtaining effective
housing options in the open market.
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4

CURRENT DWELLINGS
Core Output 1 of the HNDA looks at the number and type of housing units
available within the local area at the time of the study. It also describes how that
stock is being used. Changes in the number of residential properties can occur
due to demolition, conversion, new build, sales and transfers. The cumulative
impact of these changes can impact on the operation of the housing market and
changes at housing market level can occur rapidly.
This section assesses the overall adequacy of the current stock and identifies any
key issues that need to be addressed. The output of this analysis aims to answer
the following key research questions:
• What is the current stock profile? and
• How has the housing stock changed over recent years?

4.1

Dwellings Profile
According to the Council Tax Register for 2012, there were a total of 1,757
dwellings on Mull & Iona, of which 244 (14%) would be categorised as
“ineffective stock” i.e. unavailable to meet local need. This comprised 25 longterm vacant properties and 219 second/holiday homes. While this amounts to a
substantial reduction on the 2001 number of ineffective dwellings, it remains
significantly higher, proportionately, than either the average for Scotland or
Argyll & Bute as a whole.
The Scottish Neighbourhood Statistics records a 15% increase in total housing
stock on the islands between 2003 and 2011, as illustrated in the following graph.

Figure 4.1: Mull & Iona Total Dwellings, 2003-2011
1800
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Source: Scottish Neighbourhood Statistics, 2012
Despite the impact of the credit crunch in 2008 and the ongoing economic
recession, it appears that total housing stock has continued to increase over the
last 4 years. In fact, the rate of increase post 2008 was actually greater than the
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period prior to the downturn, with stock rising by 5% between 2008-2011,
compared to only 3% between 2005 and 2008.

4.2

Council Tax Bandings
An analysis of the Council Tax Register confirms that less than half of the
properties in the Mull & Iona HMA (46% compared to 57% of properties in Argyll
& Bute as a whole) fall into Bands A to C. There is a correspondingly larger
proportion of island properties in the higher value bandings but with a similarly
small proportion in the top two bands (G and H).

Table 4.1: Council Tax Bands Total Stock, 2012
Area
A
B
C
D
E
MULL & IONA
167
% 9.5%
A&B TOTAL
7749
% 16.5%

242
13.8%
9792
20.8%

404
23.0%
9335
19.8%

288
16.4%
5976
12.7%

330
18.8%
7246
15.4%

F

G

H

227
12.9%
4006
8.5%

91
5.2%
2702
5.7%

8
0.5%
235
0.5%

@

Total

0
1757
0.0% 100.0%
11 47052
0.0% 100.0%

Source: Argyll & Bute Council Tax Register, 2012
An analysis of council tax bands on the basis of ineffective stock shows that a
significant proportion (over 63%) falls into Bands D and above.
Table 4.2: Council Tax Bands Effective & Non-Effective Stock, 2012

Vacant Properties
2nd/Holiday Home
Total Ineffective
As % of ineffective
stock

Total

A
2

B
4

Council Tax Bands
C
D
E
F
6
3
4
3

27
29

26
30

26
32

45
48

42
46

31
34

21
24

12%

12%

13%

20%

19%

14%

10% 0.4%

G
3

H
0

25

1
1

219
244
100%

Source: Argyll & Bute Council Tax Register, 2012

4.3

Property Size Profile
The Scottish Neighbourhood Statistics provides an updated profile of property
sizes on Mull & Iona (due to datazone coverage, data for the two islands cannot
be disaggregated in this instance). The following table compares the
proportionate distribution of properties by number of habitable rooms (i.e.
excluding bathrooms, toilets, halls, landings, storage-only rooms, or shared
rooms such as shared kitchen) for Mull & Iona, Argyll & Bute as a whole, and
Scotland as of 2011.
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Table 4.3: Size of Properties, Mull & Iona, Argyll & Bute, Scotland, 2011

Mull &
Iona

Argyll & Bute

Scotland

% dwellings with 1-3 rooms

28.42

34.36

42.2

% dwellings with 4-6 rooms

56.15

52.59

50.43

% dwellings with 7-9 rooms

10.75

8.84

5.43

% dwellings with 10+ rooms
% dwellings with no. rooms
unknown

2.4

1.79

0.55

Property Sizes (%)

2.29

2.43
1.39
Source: SNS, 2012

According to this profile, there are a significantly greater proportion of larger
sized properties on Mull and Iona than in either Scotland or Argyll & Bute.
The results of the HNDA Household Survey in 2012 show the greatest proportion
of respondents occupy a 3 bedroom house (39%), while 28% live in a 2 bedroom
house and 17% in a 4 bedroom house

.

Figure 4.2: Number of Bedrooms, All Tenures, Mull Survey, 2012

Q15 How many bedrooms do you have in your home?
6+

4%

5

6%

4

17%

3

39%

2

28%

1
0 (Bedsit)

6%
0%

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, November 2012
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4.4

Property Type Profile
Mull & Iona have a significantly greater proportion of houses, and particularly of
detached properties, compared to Scotland and Argyll & Bute as a whole, and
consequently a substantially lower proportion of flats and terraced stock.

Table 4.4: Type of Property, Mull & Iona, Argyll & Bute, Scotland, 2011

Property Type (%)
% dwellings which are flats : 2011
% dwellings which are terraced : 2011
% dwellings which semi-detached : 2011
% dwellings which are detached : 2011
unknown

Mull & Iona
13.04
9.09
20.07
55.75
2.05

Argyll & Bute
31.48
14.47
18.93
33.99
1.12

Scotland
38.09
20.63
19.84
20.93
0.51

Source: Scottish Neighbourhood Statistics, 2012
Overall, the respondents to the 2012 Household Survey reflected this SNS profile
of property types for Mull, with the majority (58%) living in a detached house and
a further 18% in a semi-detached house.
Figure 4.3: Type of Property, Mull, 2012

Q11 What type of housing is this property?
Detached House

58%

Semi-detached House

18%

Bungalow

8%

Mid-terrace House

6%

Four in a block Flat

3%

End-terrace House

3%

Caravan

1%

Chalet/ bothy

1%

Other Flat

1%

Sheltered Housing

1%

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Households Survey, Research Resource, November 2012

From the above graph, it is also noteworthy that 2% of the Mull respondents live
in a caravan or chalet/bothy accommodation.
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4.5

Age of Properties
The greatest proportion of survey respondents (32%) occupy properties which
were built before 1919 and 20% live in properties built after 1997.

Figure 4.4: Age of Property, Mull, 2012

Q13 Can you tell me approximately when your home was
built?

Don't Know

5%

After 1997

20%

1991-1997

5%

1983-1990

7%

1975-1982

7%

1965-1974

13%

1945-1964

7%

1919-1944

4%

Before 1919

32%

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012

4.6

Amenity of Dwellings
Stock information from varying sources tends to differ in terminology, therefore
the categories of property amenity have been rationalised generally in this report
as follows:
General Needs (or mainstream accommodation)
Particular Needs
o

Accommodation suitable for wheelchair;

o

Amenity housing - housing for elderly or (ambulant) disabled;

o

Sheltered & Very Sheltered Housing;

o

Extra Care/Progressive Care & Accommodation with support

Up-to-date information on the amenity of private sector stock, whether rented or
owned is not readily available at this local level, but the assumption is that the
majority of the private sector is general needs. However, there is good data on
the amenity profile of the RSL stock which is detailed below at paragraph 4.8.
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4.7

Tenure Profile
According to the 2001 Census, the main tenure on Mull & Iona was owner
occupation (64%) with private rented and tied accommodation accounting for
19% and the social sector totalling 17%. At that time, around 1% of the resident
population were identified as living rent free i.e with a relative or friend of a
household member or “other”.
In 2012, the respondents to the HNDA Household Survey provided a slightly
different tenure split for Mull, with 78% in owner occupation, only 7% in some
form of private rent or tied accommodation, and around 14% in the social rented
sector

.

Figure 4.5: Tenure Profile, Mull, 2012

Q9 Do you own or rent this home?
Buying with a loan/mortgage

23%

Own Outright

Private Landlord (unfurnished)

55%

3%

Private Landlord (furnished)

2%

Tied accommodation (rent/rent free from
employer)

2%

Housing Association or charitable trust

14%

0%
20%
40%
60%
Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
Unsurprisingly, those who were over the age of retirement were more likely to
own their home outright compared to younger owner occupiers. Of those who
rent their home, 92% said that the let was a long term let (defined as being a let
of 6 months or more).
A definitive tenure split cannot be confirmed for Mull until the results of the 2011
Census are made available at a local area level but it is likely that, given the
number of private sector new builds over the last decade plus a number of
housing association properties that have transferred into the private sector via
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tenants exercising their Right To Buy, the owner occupied sector will indeed have
experienced some growth in line with the survey results detailed above.
A slightly differing tenure split is estimated by the interim analysis of stock data
which was collated in December 2012 and January 2013, combining the Council
Tax Register, Annual RSL returns and the Private Landlord Register. While this
confirms the increased level of owner occupation on Mull and Iona, it suggests
that the social and private rented sectors are now more equitable in size. The
following graph illustrates this interim analysis of the tenure split across all nine
HMAs in Argyll and Bute.
Figure 4.6: Tenure Profile by Housing Market Area, 2012 (est.)

Sources: Council Tax Register, RSL Returns, Private Landlord Register, 2012
Based on this analysis, Mull and Iona appears to have a higher than average
proportion of private rented properties (11%) but a significantly lower than
average social rented sector. The owner occupied sector, while lower
proportionately than either the Helensburgh & Lomond or Coll & Tiree HMAs,
remains higher than the average for Argyll & Bute as a whole.

4.8

Social Housing Profile
In March 2012, there were 202 units of housing association or Registered Social
Landlord (RSL) stock on Mull, and by the time of this study an additional 12 units
had just been completed within the Extra Care facility at Craignure and another
20 units had already been completed in Tobermory. The majority of this stock,
almost half the total, is located in Tobermory but there is also provision
throughout the rest of the island.
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TABLE 4.5: TOTAL SOCIAL SECTOR STOCK, MULL, March 2012
Area

1apt

2apt

3apt

4apt

Total

% of Total

FHIONNPHORT

0

0

9

0

5+apt
0

9

BUNESSAN

0

11

16

7

0

34

TOBERMORY

15

37

25

18

1

96

CRAIGNURE

0

2

8

7

0

17

SALEN/AROS

0

4

10

19

0

33

LOCHDON

0

0

0

1

0

1

ULVA FERRY

0

0

0

1

0

1

DERVAIG

0

3

5

3

0

11

TOTALS

15

57

73

56

1

202

4%
17%
48%
8%
16%
0%
0%
5%
100%

% of total

7.40%

28.20%

36.10%

27.70% 0.50% 100.00%
Source: Annual RSL Returns, 2012

Since the transfer of council housing stock to Argyll Community Housing
Association in 2006, there have been three main registered social landlords
operating on the island, the others being West Highland Housing Association and
Trust Housing Association.
Figure 4.7: RSL Stock by Landlord, Mull, April 2012

14%

47%

ACHA
WHHA
TRUST

39%

Source: Annual RSL Returns, 2012
The size of RSL stock is variously recorded by apartment or by number of
bedrooms, with a one apartment property equating to a bedsit, 2 apartments
equating to 1 bedroom and so on. 36% of the RSL stock on Mull comprises 3
apartments (or 2 bedrooms), while there are 28% each of properties with 2 and 4
apartments. A small proportion (7%) of the total stock comprises single
apartments while larger family sized properties (5 or more apartments) make up
only around 1% of the total.
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FIGURE 4.8: % of RSL Stock by Size, Mull 2012
1%
7%

1apt

28%

2apt
28%

3apt
4apt
5+apt

36%

Source: Annual RSL Returns, 2012

4.8.1 Right to Buy (RTB) Sales
Since the introduction of the RTB in 1980, over 61% of the original social rented
homes on Mull have been purchased by sitting tenants and consequently lost to
the sector. However, individual settlements have seen significantly higher rates of
RTB sales, particularly where the original number of units was limited, such as in
Pennyghael and Fionnphort. Tobermory has experienced a loss of 77% of the
original stock.

Table 4.6: Cumulative Right To Buy Sales, Mull 1980-2012
Total RIGHT TO BUY SALES 1980-2012
2 apt

3 apt

4 apt

5 apt

% of Original Stock sold

Total

2 apt

3 apt

4 apt

5 apt

Total

Bunessan

2

5

5

12

22%

29%

63%

35%

Craignure

2

6

17

25

50%

43%

71%

60%

7

2

9

100%

33%

69%

4

4

10

80%

100%

91%

Dervaig
Fionnphort

2

Pennyghael

1

Salen

10

18

Tobermory

2

21

41

Total

8

52

87

100%

1

100%

100%

27

0%

50%

46%

45%

3

67

0%

75%

80%

75%

77%

4

151

35%

58%

66%

80%

61%

Source: Council Records & Annual RSL Returns
The last decade or so has seen a continuing decline in the annual rate of RTB
sales however, it is only in recent years that the overall loss through such sales
has been offset by new build RSL homes. The introduction in 2011 of the
Pressured Area Designation (PAD) on Mull and elsewhere in Argyll & Bute,
together with changes in the legislation regarding new build units and new
tenancies, means that the majority of existing stock will now be exempt from sale
and should remain available in the future to meet local needs.
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FIGURE 4.9: Annual RTB Sales 2001-2012
7
6
5
4
3
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1
0
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Source: Council Records & annual RSL Returns

4.8.2 RSL Particular Needs Provision
In 2012, RSLs provided 35 homes specially designed to meet the particular needs
of the elderly or disabled, with the additional 12 mainstream units within the
Extra Care facility at Craignure coming on stream in November of that year. This
amounted to around 17% of the total RSL provision on the island which is a
relatively positive and healthy proportion.
TABLE 4.7: RSL Stock on Mull by Particular Needs Category/Accommodation
Type, April 2012

Amenity/Elderly
Area

Specialist
Accommodation

Sheltered

2apt

3apt

Totals

BUNESSAN

6

0

6

TOBERMORY

0

0

DERVAIG

3

TOTALS

9

1apt

2apt

3apt

Totals

Totals

0

0

0

0

6

0

15

8

2

25

25

1

4

0

0

0

0

4

1

10

15

8

2

25

35

Source: Annual RSL Returns, 2012
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The following graph illustrates this stock breakdown by amenity type as of the
start of 2012 (i.e. excluding the Craignure extra care provision).

Figure 4.10: Total Stock by Type of Need
25
10
General Needs
Amenity/Elderly
Sheltered
167

Source: Annual RSL Returns, 2012

4.8.3 Recent/Current Developments
Since the research for the baseline HNDA was carried out in 2008/9, there have
been a number of new build RSL developments on Mull, with a significant
proportion of the available strategic housing investment within Argyll & Bute
being targeted at this high priority area. West Highland Housing Association has
secured funding from the Scottish Government’s affordable housing programme
and the Council’s Strategic Housing Fund to enable around 66 new homes across
the island. These included a mix of homes for social rent and for shared
ownership targeted at first time buyers.

Table 4.8: RSL Completions, Mull 2009-2013

4.8.4

Project
Bunessan,
Tobermory Phase 1
Tobermory Phase 2
Mull PCC (Craignure)

Tenure
RSL (GN)
18 RSL & 8 LIFT
Social Rent (RSL)
Mainstream within
Extra Care facility

Total Units
6
26
20
12

Ulva
Mull Total

To be determined

2
66

Date of completion
Completed May 2009
Completed 2010
Completed 2012
Completed 2012
Due 2013

Low Cost Home Ownership
There have been 3 Rural Housing Ownership Grants awarded on Mull in
recent years, which is a significant proportion of the total RHOGs allocated by the
Scottish Government for Argyll & Bute as a whole. These have enabled local
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households to access affordable home ownership options in restrictive housing
markets across the whole island.
West Highland Housing Association currently has 2 remaining shared equity units
in Tobermory while a further 4 units in the same original development have been
fully purchased by the owner occupiers. These were delivered via the Scottish
Government’s low cost initiative for first time buyers.

4.9

Owner-Occupied Sector
In 2001 there were an estimated 788 owner occupied dwelling spaces on Mull,
amounting to 64.5% of all occupied accommodation. The vast majority of these
(64%) were detached properties and 16% were semi-detached. Less than 6% of
the owner occupied sector comprised flatted properties while around 3% was
mobile/temporary accommodation.
Table 4.9: Occupied Household Spaces - Owner Occupation by Type of
Property, 2001
Property Type

TOTAL

All household spaces
Detached
Semi-detached
Terrace
Flat (purpose built)
Flat (converted)
In commercial building
Mobile/temporary
Shared dwellings

1221
642
248
96
121
26
40
44
4

Owned

788
507
125
60
38
7
24
27
Source: 2001 Census

According to the HNDA Household Survey in 2012, 78% of respondents were
home owners, with 55% owning their home outright and a further 23% in the
process of buying their home with a mortgage or loan. This appears to be roughly
in line with the profile for Argyll & Bute as a whole and a significant increase in
home ownership since the 2001 Census.

4.10 Private-Rented Sector
The 2001 Census identified around 240 properties in the private rented sector on
Mull, including around 52 tied properties. This amounted to almost 20% of the
total occupied stock on the island, significantly higher than the Argyll & Bute
average of 12% and the Scottish average of 8%.
In terms of property type, over half of the private rented sector comprised
detached houses, 17% was semi-detached and just over 2% was terraced
housing. Only 15% of the sector was flatted properties. In addition, 7% of the
private rented sector comprised mobile or temporary accommodation and there
were also 4 units, less than 2%, which were defined as shared dwellings.
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The majority of private renters were single adults (29%) and two or more adult
households without children (23%). Around 6% were single parents with
dependent children and 16% were pensioner households (11% being single
pensioners).
Table 4.10: Household Composition of Private Rented Tenants, Mull 2001

1 adult
(not
pensioner)

2+
adults
(no
children)

2+ adults
and
dependent
children

2+ adults
& nondependent
children

Lone
parent &
dependent
children

Lone
parent &
nondependent
children

1 adult
(pensioner)

2+
pensioners

Other

Private
Rented
or Free

70

55

42

7

14

3

26

13

11

% of
Total

29%

23%

17%

3%

6%

1%

11%

5%

5%

Source: 2001 Census
In 2012, the Council’s Private Landlord Register identified just over 200
properties on Mull, with over 45% of these located in Tobermory, and while this
may be an under-representation of the current scale of the sector (due to non
registration by landlords) the extended tourist season means there probably are
fewer private rented properties available than historically was the case. At the
time of a previous Housing Market Study for the islands in 2005, there was a view
that the private rented market was shrinking to a certain extent on Mull due to
the increased impact of tourism, with landlords opting to let their properties as
holiday accommodation. Many properties alternated between higher revenue
holiday accommodation and winter lets although the traditional six-month winter
let appeared to be disappearing as a housing option for local residents. The
majority of landlords were for the most part local to the area.
Nevertheless, as with many islands in the authority, private renting has always
been important in providing accommodation for some client groups traditionally
dependent on social housing in other areas of Scotland and it remains a
significant tenure on Mull. (NB. The council is currently carrying out further,
dedicated research into the private rented sector across Argyll & Bute and the
results will be available in mid 2013).

4.10.1

Caravans
Historically, caravan dwelling has been a notable factor on Mull with an estimated
one in six households living in caravans for all or part of the year in 1994, when a
relatively large concentration of residential caravans were situated in the Ross of
Mull. By the time of the 2001 Census, 44 households were identified in such
accommodation, representing almost 4% of the total households on the island.
Due to a lack of affordable accommodation, incoming workers may still require to
be housed occasionally in caravans, and a small proportion (1%) of the HNDA
Household Survey in November 2012 did identify this as their current home while
a further 1% reported that they occupied chalet/bothy type accommodation on
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the island. However, it would appear that this is now less prevalent in general
and local housing officers do not report many households approaching them from
this type of accommodation in recent years. There are currently no waiting list
applicants occupying caravans.

4.11 Change in Tenure Profile
Pending the results of the 2011 Census, and given the difficulties noted earlier in
this report in estimating the number of dwellings in the private rented sector and
by extrapolation the owner-occupied sector, comment on change in tenure can
only be tentative and general at this stage.
Mull, like Argyll & Bute as a whole, tends to differ significantly from the Scottish
tenure profile, with higher owner occupation and private rented sectors and lower
social rented sector, however certain underlying drivers of tenure change are
common to the national context.
The economic downturn has restrained access to home ownership and,
along with a significant decline in RTB, the historic tenure shift from social
renting to owner occupation may now be stabilising.
There has been an upward trend in social rented sector stock in recent
years, as new build has finally begun to outweigh losses through RTB,
following years of overall decline.
Given the higher than average baseline, Mull and the authority as a whole
has experienced a much lower rate of growth in the private rented sector
compared to Scotland, and may even have seen an actual downturn albeit
this remains an important tenure to address local needs.

4.12 Condition of Dwellings
Accurate measures for house condition at the local level are unavailable however,
the respondents to the Mull HNDA Household Survey in 2012 provided a useful
snapshot of potential issues. Around 16% of respondents reported dampness and
13% reported condensation, while 8% had non-mains water supply and around
4% required major structural repairs. However, the vast majority (71%) reported
that none of these conditions applied to their properties.
Just under 30% of respondents stated that they have outstanding repair or
maintenance jobs that need done to their home. This was slightly more likely to
be the case in properties built pre 1982 as opposed to those built later.
In terms of property upgrade or improvements required, respondents were asked
whether they had a range of facilities in their property. As the following graph
shows, the greatest requirement is for heating and thermal insulation facilities,
with 17% stating that they required full central heating, 14% required
satisfactory thermal insulation, 13% required cavity wall insultation and 12%
each required double glazing and loft insulation.
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Figure 4.11: Requirement for property upgrades or improvements

Q24 I’m going to read out a list of property upgrades or
improvements, can you tell me if your property requires any of
these?
Have all of these things

61%

Full central heating

17%

Satisfactory thermal insulation

14%

Cavity wall insulation

13%

Double glazing

12%

Loft insulation (if there is a loft)

12%

Electrical wiring

4%

Fire/smoke alarms

3%

Satisfactory facilities for cooking within the house

1%

A bath or shower

1%

Supply of electricity

0%

Hot and cold water supply to the bath or shower

0%

Hot and cold water supply to the wash hand basin

0%

Base: All respondents: Weighted=1432, unweighted=306
Source; Mull HNDA Household Survey, 2012
There was more likely to be a requiement for these facilities in older properties.
For example, just 48% of properties built pre 1919 had all these things compared
to 92% of those built after 1997.
Only 5% of the HNDA survey respondents stated that they were either fairly or
very dissatisfied with their home. This would equate to only 72 households.
Satisfaction was marginally lower for those in private rented or rent free
accommodation where 88% stated that they were satisfied with their home. The
main reasons for dissatisfaction were (NB. Respondents gave multiple responses
to this question):
Home needs modernising (53%, around 38 households)
Home in poor condition (41%, around 30 households)
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Home difficult to heat (26%, around 19 households)
Home too expensive to heat (19%, around 14 households).
Just under half of respondents (44%) stated that they spend more than 10% of
their income on heating their home. This appeared to be consistent across
property types, sizes, and ages.
Figure 4.12: Fuel Poverty (Spend on heating costs)

Q22 Do you spend more than 10% of your
income on heating your home?

Don't know
21%

Yes
44%

No
35%

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
This is considerably higher than the most recent estimates of fuel poverty for the
authority as a whole. The Scottish House Condition Survey local authority report
published in 2012 found that 37% of all households in Argyll & Bute were in fuel
poverty and the most recent figure for Scotland as a whole is 29% . This indicates
that fuel poverty is a particularly acute issue on the island.

4.13 Shared Dwellings
There are no significant shared or communal establishments on Mull as defined in
Scottish Government guidance i.e. Children’s homes; Defence housing; prison
and young offenders institutes; halls of residence; hostels; student tied
accommodation; or medical/care nursing homes. The Council’s register of Homes
in Multiple Occupation (HMO) contains no addresses on Mull.

4.14 Demolitions
At the time of writing, none of the RSLs on Mull have any planned demolitions in
the immediate future and do not anticipate further reductions in the supply of
their stock due to such activity.
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4.15 Summary for the Stock Profile
What is the current housing stock profile and how has the stock changed
over the last ten years?
In 2012, there were 1,757 residential dwellings on Mull & Iona. Of
these, 1.4% was vacant and 12.5% were second/holiday homes.
Around 67% of dwellings contain 2 or 3 bedrooms and 27% contain 4
or more bedrooms. Only 6% contain 1 bedroom.
The vast majority of properties on Mull & Iona are houses, particularly
detached houses (56%), which is a significantly higher proportion
than Scotland or Argyll & Bute. Only 13% of the dwellings are flats.
Almost a third of properties were built pre-1919 (32%) and around
20% were built after 1997.
Owner occupation remains the main tenure on Mull (64% in 2001 and
possibly as much as 78% in 2012 according to the HNDA Household
Survey). In 2001 the Private Rented Sector accounted for as much as
19% of the total stock while the social rented sector only amounted to
17%. It is likely that both tenures have subsequently shrunk, although
the total number of RSL units did increase again in recent years as a
significant number of new build homes (over 60 since 2009) have
outweighed losses due to tenants exercising their Right To Buy.
Three housing associations (ACHA, West Highland and Trust) provide
around 234 social rented properties on Mull. Almost half of all RSL
stock on Mull is located in Tobermory (48%), however there is also
provision throughout the island: at Bunessan, Salen/Aros, Craignure,
Dervaig, Fionnphort, Lochdon and Ulva Ferry.
Around 35% of RSL stock contains 1 bedroom; 36% contains 2
bedrooms; and 28% contains 3 bedrooms. Only 1% has 4+ bedrooms.
Around 61% of the original RSL stock has been sold via Right To Buy
but this trend has steadily declined in recent years and is unlikely to
be a significant factor in the future.
Around 17% of the RSL stock is specialist accommodation for the
elderly or disabled, comprising 10 amenity units and 25 sheltered units
with an additional 12 extra care units recently completed at Craignure.
There have been 3 Rural Home Ownership Grants on Mull in recent
years. In addition, 4 homes within an original development of 6 shared
equity units have been fully purchased by the owners and 2 are still
partially owned by the occupiers and West Highland Housing
Association.
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Just less than 30% of households surveyed in 2012 stated that the
condition of their property was unsatisfactory, requiring outstanding
repair or maintenance jobs. 17% stated that they required full central
heating; 14% required satisfactory thermal insulation, 13% required
cavity wall insulation and 12% each required double glazing and loft
insulation.
44% of survey respondents identified themselves as being in fuel
poverty i.e. spending more than 10% of their income on heating costs.
This would equate to around 630 households on Mull.

40

Mull Housing Need & Demand
Assessment

5

HOUSING MARKET ACTIVITY

5.1 Profile of the Private Housing Market
Detailed housing market analysis utilising a six year dataset from the Register of
Sasines (covering the periods 2006-2008, i.e. prior to the previous HNDA, and
2009-2011) was carried out in order to identify key trends in geographical
movement and house prices.
Secondly, analysis was performed in order to identify key trends of movement
into the housing market area. (The volume of sales within individual
settlements/sub-areas of the island is insufficient to permit valid statistical
analysis at this level.) Detailed analysis of private house sale transactions was
conducted in order to determine:
Levels of self-containment and in-migration
House price trends; and
The volume of house sales

5.2 Containment & Inward Migration Analysis
Containment refers to the extent that house sale transactions are confined within
and between specific areas, and reflects the extent to which house purchasers will
tend to remain within a Housing Market Area when searching for another
property. A highly self-contained HMA, by definition, is one where a high
proportion of the properties available for sale are purchased by households
already local to that area as opposed to purchasers originating from out with the
area. Unsurprisingly, for a rural authority such as Argyll and Bute, the level of
containment tends to be relatively low in comparison to more urban-based
authorities although movement across or between local HMAs within the authority
area is minimal. It is a key feature of the local housing system in this area, and
particularly on Mull, that substantial levels of in-migration have been evident
from elsewhere in Scotland, the UK and also from overseas.
Over the three year period up to the 2008 credit crunch, and the effective
collapse of the housing market boom, Mull exhibited a fairly high level of inward
migration with almost half of all house sales going to non-residents. This trend
was even more pronounced at the upper end of the market with only around 40%
of sales in price quartiles 3 and 4 going to local residents. The majority of inmigrants originated elsewhere in the UK rather than elsewhere in Argyll and Bute
or in Scotland. The impact of the ongoing economic downturn since 2008 has
resulted in a significant decline in the number of house sales (-29%) and
apparently in the level of inward migration (down by 24% although there are a
number of transactions where the purchaser’s origin is not identified). It has also
led to a proportionate decline in self-containment (from 50% to only 36%). The
following pages present sasines analysis in tabular and graphic format.
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TABLE 5.1: MULL CONTAINMENT ANALYSIS – House Sales 2006-2008
Number of Transactions
Purchaser Origin

HOUSE PRICE QUARTILES
£20-£118k

£119-170k

£170-247k

£248k +

All Sales

26
15
0
41

23
18
0
41

17
19
4
40

16
23
2
41

82
75
6
163

Within Mull

Out with Mull
Origin Unknown
Total Sales

Source: Register of Sasines

TABLE 5.2: MULL CONTAINMENT ANALYSIS – House Sales 2006-2008
% of Transactions
Purchaser Origin

HOUSE PRICE QUARTILES
£20-£118k

Within Mull
Out with Mull
Origin Unknown
Total Sales

63.4%
36.6%
0.0%
100.0%

£119-170k

56.1%
43.9%
0.0%
100.0%

£170-247k

42.5%
47.5%
10.0%
100.0%

£248k +

All Sales

39.0%
56.1%
4.9%
100.0%

50.3%
46.0%
3.7%
100.0%

Source: Register of Sasines.

Figure 5.1: All House Sales 2006-2008 By Origin of
Purchaser (%)
1.8% 3.7%

Within Mull / HMA
Rest of Argyll & Bute

28.8%

Rest of Scotland
50.3%

Elsewhere in UK
Rest of World
Unknown

14.1%
1.2%
Source: Register of Sasines
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TABLE 5.3: MULL CONTAINMENT ANALYSIS – House Sales 2009-2011
Nos of Sales
House Price Quartiles
Total Sales
Origin of Purchaser
£20K-£95k £97 - £165k £165k-£240k £243-£820k
Mull HMA
17
12
6
7
42
Out with Mull

6

14

20

17

57

Origin Unknown

6

3

3

5

17

29

29

29

29

116

Total Sales

Source: Register of Sasines
TABLE 5.4: MULL CONTAINMENT ANALYSIS – House Sales 2009-2011
% of Transactions

HOUSE PRICE QUARTILES

Purchaser Origin

All Sales

Within Mull
Out with Mull
Origin Unknown
Total Sales

58.6%
20.7%
20.7%
100.0%

41.4%
48.3%
10.3%
100.0%

20.7%
69.0%
10.3%
100.0%

24.1%
58.6%
17.2%
100.0%

36.2%
49.1%
14.7%
100.0%

Source: Register of Sasines

Figure 5.2: All House Sales 2009-2011 by
Origin of Purchaser (%)
14.7%
2.6%

Mull HMA
36.2%

Argyll and Bute
Rest of Scotland
Rest of UK

26.7%

Rest of World
Unknown
18.1%

1.7%

Source: Register of Sasines
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5.3

House Price Trends
House prices on Mull & Iona increased dramatically between 2001 and 2010, by
189% compared to an increase of 110% in Argyll & Bute as a whole and 109% in
Scotland. The most notable periods of inflation were 2004/5 and 2006/7, and,
since 2008 the trend has fluctuated but overall is following a downward path.

Figure 5.3: Mull & Iona Average House price
250,000
200,000
150,000
100,000
50,000
0
2001

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

Source: Scottish Neighbourhood Statistics
In 2001, average house prices on Mull & Iona were actually below that of Argyll &
Bute and Scotland, however since 2004 prices on the islands have been
consistently higher than both Argyll & Bute as a whole and Scotland. In 2010 the
average price on Mull & Iona was £216,673 which was 36% higher than the Argyll
& Bute average and 33% higher than the Scottish average. (NB. This, however
may be a factor of the low volume of sales and a few high priced transactions
skewing average figures on Mull.)

TABLE 5.5: Average House Prices, Mull & Iona, Argyll & Bute, and Scotland 2001 - 10
Year
Mull & Iona
Argyll & Bute
Scotland
2001
74,877
76,173
78,220
2002
84,716
81,923
87,144
2003
99,417
100,445
101,821
2004
121,588
121,052
119,658
2005
168,720
137,366
129,832
2006
152,566
143,196
144,112
2007
207,740
165,188
160,736
2008
221,554
163,199
165,214
2009
176,060
152,428
159,075
2010
216,673
159,752
163,429
Source: Scottish Neighbourhood Statistics
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Table 5.6 indicates annual increases and declines in median and lower quartile
prices on the islands over the six year period between 2006 and 2011, according
to analysis of sasines data (and excluding sales below £20k or over £1m). As
might be anticipated, the impact of the economic recession has been significant in
reducing prices overall. This is in line with national trends. However, Mull & Iona
remains one of the most expensive housing market areas in Argyll & Bute.
TABLE 5.6: Annual House Price Changes, Mull & Iona 2006-2011
Year
2006

Median Price
£135,250

% increase

Lower Quartile Price
£95,000

% increase

2007

£185,000

37%

£121,500

28%

2008

£197,000

6%

£135,000

11%

2009

£150,000

-24%

£100,000

-26%

2010

£207,500

38%

£120,000

20%

2011

£130,000

-37%

£80,000

-33%
Source: Register of Sasines

Since the credit crunch in 2008, market prices on Mull appear to have fluctuated
radically, with a substantial dip in 2009 followed by a higher recovery in 2010 and
another substantial drop in 2011. The highest priced HMAs in Argyll & Bute, such
as Mull & Iona and Helensburgh & Lomond, tend to be those areas with
historically high levels of in-migration as the purchasing power of these incoming
households appears to drive local prices upward. Such extreme price inflation, at
least prior to the full impact of the economic recession, is driven at least in part
by relatively affluent in-migrants with aspirations to live in the high quality
environment of rural and island areas and has in the past tended to restrict
access to the housing market by indigenous households with comparatively lower
household incomes.

5.4 Volume of House Sales
The volume of sales can also provide an indication of the relative demand for
properties across the area, although sales activity may be influenced by the
availability of land and the release of new build development. Following a peak in
2006, the number of transactions in this housing market area steadily declined
until 2011, which saw a sharp upturn in activity again. With 45 sales in total in
2011, this represents a turnover of around 2.9% of all private dwellings.
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FIGURE 5.4: House sales, Mull & Iona 2001-2011
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Source: SNS & the Register of Sasines

5.5 Profile of Private Rental Market
5.5.1 Cost of Renting on Mull
The respondents to the Mull HNDA Survey in 2012 were asked about expenditure
on their rented accommodation. Overall, 22% of respondents stated that they
rented their accommodation or lived rent free. In terms of the monthly rent paid
by households in rented accommodation, 23% stated that they either did not
know or would prefer not to give this information and 15% stated that they paid
nothing. In terms of the rental amount paid where a figure was given, this
ranged from less than £50 per month to more than £500 per month. The most
common monthly amount paid was £251 - £300 per month, stated by 13% of
respondents in rental accommodation

Figure 5.5: Monthly rental costs

Monthly rental charge
23%

15%

13%
9%

8%
1%

0%

1%

2%

7%

3%

9%
5%
2%

Base: Households in rented accommodation: Weighted=310, unweighted=61
Source: Mull HNDA Household Survey, 2012
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In 2012, the local RSL rents ranged from a weekly average of around £53 - £74,
depending on size, and therefore were very affordable relative to costs in other
tenures.

Table 5.7: Mull Approximate Weekly RSL Rents
Rent levels
Average
1 bed
£49.66 - £ 56.75 £53.20
2 bed
£56.60 - £64.45 £60.53
3 bed
£60.35 - £69.61 £64.98
4 bed
£74.20
£74.20
Source: ACHA Records

Tenants in private rented accommodation were more likely to pay a higher
monthly rent than those in housing association accommmodation. 27% of those
in private rented accommodation paid more than £400 per month in rent
compared to just 11% of respondents in housing association accommodation. The
majority of tenants (57%) stated that they did not pay any deposit for their
current home and a further 23% stated that they did not know if they paid a
deposit. Where respondents did pay a deposit and could respond, they were
most likely to pay a deposit of 4 weeks rent (14%).
Just over one quarter of respondents in rented accommodation (36%) stated that
they received housing benefit as the following graph illustrates.

Figure5.6: Tenants in receipt of housing benefit.

Q69C Do you receive Housing Benefit?
Don't Know/ Not
Stated
11%

Refused
3%

Yes, all rent
paid
17%

Yes, some rent paid
9%

No help received
60%

Base: Households in rented accommodation: Weighted=310, unweighted=61
Source: Mull HNDA Household Survey, 2012
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5.6 Affordability Analysis
Poor affordability can lead to unsustainable travel patterns, a loss of workers and
a depletion of the economically active population in the area, high dependence on
social housing or housing benefit, health problems, poverty and homelessness. All
neighbourhoods vary in their affordability however, the concept is most
appropriate at the housing market area and authority wide level.

5.6.1 Housing Market Affordability
A proportion of households will be able to resolve their housing need
independently in the private housing market. In order to assess the current
extent of housing affordability on Mull & Iona, basic analysis was undertaken of:
house price benchmarks from the Register of Sasines in 2011 (i.e. the last
full year of transactions available); and
the income profile of households across Mull & Iona from 2012 CACI
PayCheck data4.
This analysis was performed on data from the Register of Sasines in order to
establish house price benchmarks in the local housing market.
House price benchmarks are then indexed against household income data to
establish the market independence of households in need. Analysis of the income
data collated in the primary research as part of this study was undertaken to
establish its statistical reliability given the number of responses achieved.
Typically there is a lower response rate on income information than other aspects
of the survey, as households tend to be reluctant to share personal financial
information. This proved to be the case within the study as a substantial
proportion of the total sample did not provide income information. Therefore, in
the absence of a statistically representative dataset, CACI PayCheck information
from 2012 was utilised to perform affordability analysis.
Household income is assessed against its capacity to access mortgage finance to
facilitate purchasing the lower quartile property price in 2011. The majority of
banks and lending institutions base mortgage loans on between 2.5 times a
household’s joint income; 3.75 times one income plus one of the second income;
and 3.75 times one income, with up to 5 times for certain categories of
applicants. In reality in previous years households have been able to borrow far
in advance of these norms, however more recently the ability to borrow at such
ratios of income has been dramatically curtailed. For the purposes of the
calculation, the assumption has been made that household incomes would be
multiplied 3.5 times to assess affordability.
This comparison of local incomes to house prices provides us with an estimate of
housing affordability across the HMA based on household income profiles alone,
4

CACI Paycheck is a commercial service which includes benefit and lifestyle data in its calculation of local
incomes. Some caution is required in using this data, particularly at a very local level.
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and does not take account of additional sources of wealth (such as deposits,
household savings and contributions from family). This may enhance the ability of
certain types of household to meet housing need within the market, therefore the
basic affordability analysis is more likely to be overstated rather than a
conservative assessment.
In 2008, Mull & Iona, along with most of the other islands except Bute, had the
highest proportion of households in need who were unable to afford local market
entry within the authority area (63%). Almost two thirds of households at that
time were appraised as being unable to afford to purchase housing on the open
market at the lower quartile price. Standard methodologies for assessing housing
affordability utilise lower quartile house prices as an appropriate market entry
point for households in unsuitable housing.
TABLE 5.8: HOUSEHOLDS THAT CANNOT AFFORD MARKET ENTRY IN ARGYLL &
BUTE, 2008 HNDA CALCULATION
Lower Quartile
Income

Lower Quartile
Price

Households That Cannot Afford

Bute

£13,700

£58,250

24%

Coll & Tiree

£14,500

£117,750

63%

Cowal

£15,000

£73,250

31%

Helensburgh & Lomond

£18,000

£116,250

33%

Islay, Jura & Colonsay

£14,600

£68,375

64%

Kintyre

£14,400

£100,000

31%

Lorn & the Inner Isles

£16,400

£93,500

47%

Mid Argyll

£16,500

£117,500

40%

Mull & Iona

£15,400

£95,000

63%

Argyll & Bute

£16,000

£88,500

29%

HMA

(%)

Source: Sasines data, 2008 and CACI Paycheck, 2008
The updated affordability analysis for Mull & Iona would suggest that for a lower
quartile, market entry level house price of £80,000, and assuming a basic
mortgage multiplier of 3.5, a household would require an income of circa
£22,857. The CACI data for 2012 suggests that around 47% of the total
households in the housing market area fall into income bands below this
threshold and therefore could not afford to buy a property at that price. In
summary, the following table outlines the change in affordability levels for Mull &
Iona between 2008/9 and 2011/12.
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Table 5.9: Lower Quartile Affordability Rates, 2008/9 & 2011/12
Mull & Iona

Lower quartile
Income

Lower Quartile
House Price

% of households
who cannot
afford

2008

£15,400

£95,000

63%

2011

£12,808

£80,000

47%

Source: Register of Sasines & CACI Paycheck, 2012
Since the baseline HNDA was carried out, the lower quartile household income on
Mull & Iona appears to have fallen by around 17% and the lower quartile house
price has reduced by around 16%. The updated affordability analysis suggests
that a significantly greater number of local households are now able to afford
market entry level prices (53% as opposed to only 37% in 2008).
The 2012 Mull HNDA Household Survey provides some additional data on
affordability issues. Of the 78% of respondents stating that they owned their
current accommodation, one third (32%) first bought their property with a
mortgage or loan but the vast majority (68%) bought their property outright.
This indicates a significant level of equity in existing properties on the island
which could be available to address various housing costs. While the previously
mentioned caveats regarding the limited survey response rate to income and
financial questions should always be borne in mind, when respondents were
asked about their savings, investments and assets, around 47% indicated that
they had some such assets out with the value of their property; 19% had no
savings or assets and 32% did not respond.
When asked about potential problems in keeping up with housing payments, the
vast majority of respondents (90%) stated that they had no problems.
The following table illustrates the findings relating to those who did experience
difficulties.
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Table 5.10: Issues faced in keeping up with housing payments

Q74 The following lists various reasons why some people experience
difficulties in keeping up with housing payments. Do any of them apply to
this household?
Unweighted base
306
Weighted base
1432
Unexpected high bills
52
Supporting full-time students
35
Increase in rent/ mortgage payments
32
Interest rate rises
30
Loss of job
21
Don't Know/ Not Stated/ Refused
17
Seasonal work
14
Death of partner or someone else in household
14
Failure of business
12
Illness/ disability of self
12
Divorce/ separation or some other reason for household splitting
9
Supporting unemployed 16-17 year olds
9
Loss of partner's job
5
Illness/ disability of partner
5
Reduced benefits
3
Administrative error at bank/ building society
3
Source: Mull HNDA Household Survey, 2012, Research Resource

5.7

Over-Crowding Profile
The extent of overcrowding in an area can reflect housing need and is one of the
key indicators included in the housing domain of the Scottish Index of Multiple
Deprivation (SIMD). Overcrowding can be seen as a sign of hidden pressure in
the housing system and depending on the composition of overcrowding can
provide insight into future household flows.
The 2001 Census measure of overcrowding relates the actual number of rooms to
the number of rooms 'required' by the members of the household (based on the
relationships between them and their ages). Therefore, where households have
been assessed as being overcrowded they will have less rooms than required
based on their housing’s circumstances. In 2001, the Census recorded 91
households that had 1 or more rooms less than required (7%) which was lower
than the average for Scotland (12%). Of these overcrowded households on Mull,
39 were owner occupiers, 24 were in the social rented sector and 28 were in the
private rented sector. However, the statutory overcrowding ‘room standard’
(Section 136, Part vii of the Housing (Scotland) Act 1987) includes the following
definition as the basis of its calculation:
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“a room is available as sleeping accommodation if it is of a type normally used
in the locality either as a bedroom or as a living room”.
It is the view of Argyll and Bute Council that, as a basic modern standard, a
household should not have to rely on a living room as sleeping accommodation.
The Common Housing Register for Argyll and Bute contains applications for social
housing that have been awarded points for overcrowding In December 2012, a
total of 4 households received points for being overcrowded on Mull i.e. lacking
the necessary bed-spaces required for the size of their household, compared to
26 applicants at the time of the original HNDA.
This change in actual or perceived overcrowding on the island is even more
starkly illustrated when considering the primary research under-taken as part of
this study. The Mull HNDA Survey 2012 found that while around 105 households
stated that they had 1 or more bedrooms fewer than they needed, none of these
actually stated that they would also need or like to move. Only 3 respondents in
total indicated that they would like or need to move to a bigger home, although
this does not necessarily equate to being currently overcrowded. In relation to
the number of bedrooms, respondents generally believed that they had “about
the right” number in their home (87%). Only 8% stated that they had one or two
fewer than needed and 5% stated that they actually had one or two more than
needed (i.e under-occupying).
Figure 5.7: Number of bedrooms relative to requirements

87%

3%

2%

Two or more than
needed

One too many

6%
About the right
number

2%

One fewer than
Two or more
needed
fewer than needed

1%
Don't Know

Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012
Where respondents stated that they had too few bedrooms, they were asked why
they required additional bedrooms.
This was almost exclusively due to
aspirational or social/ amenity needs. For example, respondents wished an extra
bedroom for a study or dining room or for a spare bedroom for friends or family
visiting.
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Less than one in ten respondents (7%) stated that they had plans to extend their
current property to add additional rooms or space. Of these, just over half (53%)
stated that they wished to add an additional bedroom, 18% to add an additional
toilet and 12% each wishing to add a dining room or living room

5.8

.

Under-Occupation Profile
Under occupancy, although not in itself an indicator of housing need is a useful
measure of how well the housing stock is being utilised. This can inform future
build patterns as well as allocations policies in the social sector.
The 2001 Census provides a measure of under occupancy. It relates the actual
number of rooms to the number of rooms 'required' by the members of the
household (based on the relationships between them and their ages). Therefore,
households are assessed as being under-occupied where they have more rooms
than is required. In Mull & Iona in 2001, 905 households had more rooms than
required (74%) as opposed to 62% of households nationally. Therefore, more
households in Mull & Iona appeared to be under-occupied.
The Common Housing Register for Mull contains applications for social housing
that have been awarded points for under-occupation. In 2012 a total of 5
households received points for under-occupation.
The primary research under-taken as part of this study found that 5% of
households, which would equate to around 72 in total, stated they have 1 or 2
too many rooms than was required by their household.

5.9

Turnover Rates and Available Supply by Tenure
Turnover rates, difficult-to-let properties and void levels can reveal potential
imbalances in the housing system for different types of housing. Turnover,
particularly in the time when housing remains unsold in the market, can indicate
the degree to which supply is available.
The number of social dwellings available for let on Mull has been determined by
analysing annual RSL returns to the Council between 2007 and 2012. On average
there have been around 17 lets annually across the three main RSLs. This
represents a general turnover rate of total stock of around 9%. The majority of
relets, unsurprisingly, are in Tobermory which has the greatest proportion of the
island’s social stock.
The average number of dwellings available in the private sector was compiled by
looking at the average number of sales for 2009-2011 (33 sales per annum).
Compared to the total number of units available in the private sector, the
turnover rate was only around 2.6%. Information was only available for a small
sample of private rented lets on Mull, therefore, it was not possible to calculate a
robust or meaningful turnover rate for this sector.
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5.10 Summary of Housing Market Activity
What do market indicators tell us about current demand, particularly
house prices/affordability

?

In 2011, 45 house sales were recorded on Mull. Although the market was
depressed in 2008-10 and the volume of sales dipped following the global
economic downturn, the local market appears to be recovering to some extent.
With almost half of purchasers (49%) between 2009 and 2011 originating
outwith the island, Mull cannot be described as self-contained despite the
impact of the economic downturn. Containment remains highest at the bottom
end of the market, with around 59% of the sales in Quartile 1 going to local
residents. However, overall, purchasers originating in other parts of the UK still
appear to have an influence on the Mull housing market.
While following national trends generally, average house prices on Mull have
been significantly and consistently higher than both Argyll & Bute and Scottish
prices since 2004. In 2010, for example, the average price on Mull was 36%
higher than the Argyll & Bute average and 33% higher than Scotland.
House price inflation increased dramatically on Mull & Iona by 189% between
2001 and 2010, despite the interim market dip in 2008/09, significantly above
national and local authority rates. In 2011, market entry level on Mull, based
on the lower quartile house price, was around £80k, while the median price
was around £130k. In 2008, the lower quartile price was around £95k and the
lower quartile income of Mull residents was around £15,400. Affordability
remains an issue, however only 47% of households in need cannot meet that
need in the open market now as opposed to 63% in 2008.
Social renting is the most affordable form of housing available on Mull.
The vast majority of survey respondents (90%) had no problems keeping up
housing payments, though a small number of households did experience some
difficulties

.

How effectively has the market responded to changes in demand?
The private rented market appears to have decreased in size since 2001, by as
much as 16%. However, this sector may be larger than recorded due to some
landlords failing to register. Holiday lets and seasonal renting may still have an
impact on the availability of suitable and sufficient rental properties to meet
demand. The local housing allowance may make private renting affordable at
the lower end of the market, and over a quarter of private tenants are in receipt
of housing benefit.
Despite the removal of easy access to mortgage finance and constraints on low
cost borrowing since 2008, market turnover on Mull does appear to have
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bounced back in 2011 after a dip in 2009 and 2010. Volume of sales is close to
pre crash levels and average house prices have fluctuated over recent years.
How has demand changed?
The anticipated drop in property sales in 2008/9 did not reflect a drop in
demand but rather in purchaser ability to buy and sell in a depressed market.
In 2011, the market appears to have responded more buoyantly and while a
residual unmet demand for market housing is evident, the requirement for new
provision has fallen significantly since the 2008-based HNDA projections.
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6

HOUSING
GROUPS

REQUIREMENTS

FOR

SPECIFIC

HOUSEHOLD

Argyll & Bute Council has gathered data and evidence about the needs of different
communities it serves in order to improve planning, housing policy and delivery.
This section considers how well the housing market meets the needs of specific
housing groups and how these needs might change over time. In the context of
Mull, the specific groups most likely to be vulnerable to particular housing or
support needs are:
Families and young people
Older people
Disabled and long-term ill
Homeless households

6.1 Housing Requirements: Family Households
6.1.1 Family Households
Argyll & Bute Council recognises the importance of providing a range of house
types, including homes for families, in the context of creating and sustaining
mixed communities.
The number of families receiving child benefit on Mull & Iona is one potential
measure of the number of households containing children. The Scottish
Neighbourhood Statistics records a total of 290 families receiving child benefit in
2003, and by 2011 this had risen to around 325 families. While these SNS figures
are inconsistent with other data sources measuring the number of households
with children and should be used with caution, the data does provide some
intelligence on the size of family households. Overwhelmingly, family household
sizes are concentrated at the lower end of the spectrum with 83% of all
household claimants containing either one or two children. Less than 17% of
family households have 3 or more children (amounting to 55 households). Figure
6.1 illustrates the potential change in the number of families on the islands
between 2003 and 2011.
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Figure 6.1 Child Benefit: Total number of families
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Source: Scottish Neighbourhood Statistics

6.1.2 Family Household Projections
In terms of the overall population (as opposed to households), the number of
children aged 0-15 decreased by around 1% between 2001 and 2011. The 2012
Household Survey suggests that only 10% of respondent households contained
children aged under 15.
Given the low numbers of total households and population figures for Mull,
projecting future trends is problematic and cannot be done with any degree of
statistical validity. In lieu, therefore, of robust and credible projections, it is only
possible to assume that current trends will continue at least in the short term, i.e.
over the next 3 to 5 years.
Only 15 households currently registered on the HOME Argyll waiting list comprise
families. This amounts to around one quarter of the total waiting list (excluding
transfer applicants and those with no needs i.e. receiving no points in terms of
the allocation policy).
Current analysis suggests that demand for family sized accommodation could
diminish marginally over this initial period and, given the increase in older, single
person households in the long term, it is likely that the demand for larger
property sizes will not increase significantly in the future. It is likely that
development priorities will therefore focus on the requirements of other
households.

6.2 Housing Requirements: Older People
Argyll & Bute council and its partners recognise the need to provide suitable
accommodation for older people as part of achieving good mix of housing, in the
context of an ageing society. In the terms of the HNDA and the LHS in general,
“older people” are defined as those aged 60+ and the main focus will be on the
very elderly (75+) as being most frail and vulnerable and most likely to require
particular housing or support.
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6.2.1 Older Person Households
Just over 29% of the population of Mull & Iona are estimated to be aged over 60.
This amounts to a total of 941 persons.
TABLE 6.1: Older Persons Population, Mull & Iona, 2011
60 -64
Population

% of Total
Population

65 - 69

70 - 74

75 - 79

80 - 84

85 - 89

90 & over

260

228

184

106

74

66

23

8.1%

7.1%

5.7%

3.3%

2.3%

2.1%

Total
941

0.7% 29.3%

Source: Mid Year Estimates, National Records of Scotland,2012
As reported in Section 3, while the total population of Mull & Iona increased by
over 14% between 2001 and 2011, the number of persons of pensionable age
increased massively by a third. This is considerably higher than the increases for
pensioners in Argyll & Bute as a whole and for Scotland.

Figure 6.2: % change in Pensionable Population 2001-2011
35.0%
30.0%
25.0%
20.0%
15.0%
10.0%
5.0%
0.0%
Mull & Iona

Argyll & Bute

Scotland

Source: Scottish Neighbourhood Statistics
If current national and local trends continue in the future, then it is possible that
the islands will see even greater growth in the number and proportion of elderly
households however, accurate projections are not feasible given the limits of the
baseline sample.
Analysis of the age profile of the head of household among respondents to the
2012 Mull HNDA Household Survey, confirms this older age profile, with almost
half of head of households (48%) aged over 65 and 62% aged over 60. Those
aged 75+ were most likely to live alone (58% of this age group).
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Figure 6.3: Age of head of household
30%
27%
18%
14%
9%
0%

1%

18-24
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30-44
45-59
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75+
Base: All respondents: Weighted=1432, unweighted=306
Source: Mull HNDA Household Survey, 2012

6.2.2 Health Profile of Older People
The HNDA Survey commissioned to inform this study found that 21% of
households aged 60-64, 31% of those aged 65-74, and 56% of those aged 75 or
over contain a person with a long term illness, health problem or disability which
limits their daily activities or work they can do. The likelihood of a household
having a resident with a disability or health condition increases significantly with
age. 5% stated the nature of their health problem related to frailty due to old
age, while 3% suffered Parkinsons disease and a further 3% suffered from
Dementia.
Figure 6.4: Long Term illness, Health Problems, and Disability, Mull 2012

Q59 Does anyone living in this household have any long term illness, health
problem or disability, which limits their daily activities or work they can do
(including problems due to old age)? by age of head of household
% stating Yes
56%

29%

26%

31%
21%

9%
16-29

30-44

45-59

60-64

65-74

75+

Source: Mull HNDA Household Survey, 2012
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6.2.3 Housing Circumstances of Older People
The HNDA Survey found that the vast majority of older households live in a
property they own outright or are buying with a mortgage. A significant
proportion (14% of all those aged 65-74 and 24% of those aged 75 or over)
occupy social rented accommodation and only a small minority rent private
accommodation, as the following table indicates.
TABLE 6.2: Tenure by Age of Head of Households (% of total age bands)
Tenure
Social Rented
Private Rented (or rent free)
Owner Occupied

Under 65

65-74

75+

11%

14%

24%

9%

7%

5%

80%

79%

71%

Source: Mull HNDA Household survey, 2012
The vast majority of older households stated that they had no unmet requirement
for any specialist form of accommodation (94% of those aged 65-74 and 93% of
those aged 75+ were content that their current accommodation met their needs).
However, the survey found that 14 older households potentially required
wheelchair accommodation; 9 required properties with no stairs; 3 required
sheltered housing; 13 required amenity or barrier free accommodation; and 5
stated that they would require residential care or a nursing home.

6.2.4 Support and Care Needs of Older People
The welcome development of Extra Care housing provision at Craignure (also
referred to as the Mull Progressive Care Centre), appears to have addressed the
small, previously unmet, requirement for this type of accommodation and care
solutions on the island. Care and Repair services, together with the provision of
adaptations and support, continue to enable a growing proportion of the elderly
to live in the community as independently as possible.
HNDA Survey respondents were asked whether there was anyone in their
household that required, and was currently not receiving, any of a range of
special forms of support. 64 households in total stated that they had an unmet
need for regular contact with social services, health or another care organisation.
Over half of these (35 in total) were aged 75 or older and a further 14 were aged
65-74. In addition, a further 5 households in the 75+ age band said they required
some additional hours of support from such organisations.
The HNDA Survey also provides information on older people with or requiring
adaptations. 84% of all households have no need for adaptations. Of the 16% of
those who have or require adaptations to their home, there is a fairly equal split
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between households aged under 65 (108 respondents) and those aged 65+
(120).
The most common unmet requirement among respondents aged 65 or older, is
for grab rails (33 households in this age group require internal and 29 require
external grab rails); specially designed or adapted bathroom/shower (17 older
households); and a ground floor bathroom (13 households). The following table
shows the type of aid and adaptation people have or require, for those aged 65 or
over.
TABLE 6.3: Households Aged 65+ with, or requiring, aids & adaptations.
Type of Aid/Adaptation

Present

Required

Stairlift
Hoist

17
5

0
0

Door Widening

23

9

9

5

21

5

Door Entry system

17

0

Specially
designed/adapted kitchen
Specially
designed/adapted
bathroom/shower
Specially
designed/adapted toilet
Purpose built extension

14

5

78

17

21

9

3

5

0

5

Ground floor bathroom

38

13

Wheelchair access ramps

31

9

Level access shower area

20

5

External grab rails

37

29

Internal grab rails

32

33

Relocated light
switch/power points
Individual alarm system

Lever tap action

Source: Mull HNDA Household Survey, 2012

6.3 Housing Requirements: Households with Specific Needs
The HNDA Household Survey, 2012, involved detailed analysis of the special
needs requirements of the respondents in order to give the Council an up-to-date
understanding of the level and range of people with particular needs on Mull.
Respondents were asked, “Does anyone living in this household have any long
term illness, health problem or disability, which limits their daily activities or work
they can do?” The survey shows that just under one third of households (31%)
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have someone living with them who has some form of particular need. This
equates to around 440 households on Mull.
Table 6.4: Number of households with a limiting long term illness, health
problem or disability, Mull 2012
Anyone with
disability?

limiting

long

term

illness,

health

problem

or

Number

%

YES

440

31%

NO

980

69%

TOTAL

1420

100%

Source: Mull HNDA Households Survey, 2012
In order to better understand the type of needs prevalent on Mull, respondents
were asked to outline what type of particular need they had. It should be noted
that these needs were self-defined and as perceived by the household head. It is
not necessarily need identified by a medical or social care assessment but rather
from the client’s own perspective. However, this in no way compromises the
value of these results or invalidates the analysis as they give a very accurate
picture of perceived need among the community as a whole. For the majority, the
nature of this health problem or disability was a mobility or physical disability
(59%), followed by a long term illness (15%).The full results are outlined in the
following table.
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Figure 6.5: Nature of illness or disability

Mobility/ Physical disabilities

59%

Long term illness

15%

Heart problem

8%

Diabetes

6%

Severe difficulties with sight

6%

MS

5%

Being frail due to old age

5%

Severe difficulties with hearing

5%

Parkinsons Disease

3%

Dementia

3%

Don't Know/ Refused

2%

Mental ill health

2%

Drug/ Alcohol dependency

1%

Learning difficulties

1%

Base: Households with resident with disability or health problem: Weighted=440, unweighted=93
Source: Mull HNDA Household Survey, 2012
As can be seen from this graph, there are a significant number of households that
contain someone who has a mobility problem or a physical disability. This is likely
to impact on accommodation and/or support needs. However, the general feeling
appears to be that their current housing meets the needs of residents with illness
or disability well (91% stated either very well or fairly well).
Just 9% of households who had a resident with a health problem or disability
stated that the house met their needs “not very well” or “not at all well”. This was
most likely to be the case where the nature of the problem was a mobility or
physical disability.
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Figure 6.6: Suitability of current housing

Q61 How well do you think that your current housing meets their needs?
62%

29%

3%

6%

Very well
Fairly well
Not very well
Not at all well
Base: Households with resident with disability or health problem: Weighted=386, unweighted=82
Source: Mull HNDA Household Survey, 2012

All respondents were then asked if they believed that either they or anyone in
their household had an unmet need for either specialist forms of housing or
special forms of support. The numbers who stated that they had any unmet need
were very low and were as follows:
Table 6.5: Households with an Unmet Need for Particular Housing or Support.

Q62/63 Do you or anyone in your household have an UNMET NEED for any of the
following….
SPECIAL FORMS OF HOUSING
SPECIAL FORMS OF SUPPORT
Unweighted Base
30
Weighted Base
1432
Accommodation suitable for a
Regular contact with social services, health or
wheelchair
37 other caring organisations
Further support but < 24 hours from social
Accommodation without stairs
17 services, health or other caring organisation
Barrier free/ amenity housing
17 None of these/ Don’t know
Residential care or nursing home
5
Sheltered housing
3
None
1363
Source: Mull HNDA Household Survey, 2012
When asked about adaptations, 16% of respondents stated that these have either
been made to their property or are required in their property. The table below
shows the number of respondents in this category. As indicated, most likely to
be present are either specially designed/adapted bathroom or showers, or a
ground floor bathroom. The highest level of need is for grab rails, both internal
and external, followed by an adapted bathroom or shower. Overall, 73

64

306
1432
64
5
1364
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households were identified as requiring some form of adaptation. Households
could identify more than one adaptation as being required.
Table 6.6: Adaptations present and required

Q64 Have any adaptations been made to your property for someone with a special need or
are they required?
Present

Required

Specially designed/ adapted bathroom/ shower

103

32

Ground floor bathroom

82

17

Wheelchair access/ ramps

73

26

Door Widening

64

21

Internal grab rails

53

44

External grab rails

46

41

Relocated light switches/ power points

37

20

Specially designed/ adapted kitchen

33

17

Level access shower area

32

12

Specially designed/ adapted toilet

30

24

Individual alarm system

21

14

Stairlift

17

-

Door entry system

17

-

Lever tap action

17

9

Hoist

9

-

Purpose built extension

3

5

Source: Mull HNDA Household Survey, 2012
Those that identified a requirement for adaptations were asked if they had taken
any action to access the adaptations that they currently need. As the following
graph shows, just over half of these have contacted an Occupational Therapist
(52%).
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Figure 6.7: Action taken to access required adaptations

Q65 Have you taken action to access any of
the adaptations you currently need?
Yes, I have contacted an Occupational
Therapist

52%

Yes, I have contacted Social Services

29%

No/ Not stated/ Don't know

17%

Yes, I plan to install them myself

13%

Yes, I have contacted my GP

13%

Yes, I have contacted local Housing office
Yes, I have spoken to the warden

10%
9%

Base: Households with requirement for adaptations: Weighted=73, unweighted=15
Source: Mull HNDA Household Survey, 2012

6.4 Carer requirements
Less than one in ten respondents (8%) said that they or somebody in their
household had a carer or carers. The majority of these (85%) had one carer. The
primary carer was another household member (53%), followed by the Council
(30%) and then a friend or other relative (7%) or a private organisation (7%).
Clearly where the care is provided by another household member they live at the
same address, whereas, for those where care is provided from out with the
household, the carers live within 20 miles. 15% of respondents do not know how
far the carer travels to provide care. Just over one third (36%) receive continuous
care, 18% receive between 5 to 10 hours care per week, 16% receive care which
varies and 11% receive less than 2 hours care per week. 71% of carers are not
paid for the care they provide.
The findings of the HNDA survey in respect of households with particular needs
can be validated by analysing the number of applicants registered on the common
housing register for Mull. There are only 12 applicants in December 2012 who
have recorded a disability and 10 applicants receiving medical points, of which 4
were deemed to be “severe/urgent” and 4 were “serious”. However, none of
these appears to have applied for specialist form of housing. This may suggest
that households with specific needs are aspiring to tenures other than the social
rented sector in order to meet those needs.
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6.5

Homeless Households Housing Requirements
During the period 01/04/11 – 31/03/12 there were only 4 full homeless
presentations on Mull. One of these homeless cases was due to “lack of
secure/tied accommodation” and three were “asked to leave” their current
accommodation either because friends/family were no longer able to
accommodate them or due to a non-violent dispute with the household. By the
year end, one applicant had received a tenancy in the RSL sector and two were
awaiting housing while one case had lost contact with council services before
discharge of duty.
Historically, homelessness has not been as significant an issue on the islands as it
is in many mainland areas of the authority, and this appears to continue to be the
case.

6.6 BME Housing Requirements
No Black or Minority Ethnic households were recorded in the HNDA Household
survey and all current waiting list applicants define themselves as Scottish, Irish
or other British. Therefore, no particular housing or support issues have been
identified on Mull in respect of ethnicity, race or religion.

6.7

Summary for Households with Particular Needs
Estimate of the household groups who have specific housing
requirements e.g. families, older people, minority ethnic groups, disabled
people, young people, etc.
Although SNS data indicates that the number of households claiming child
benefit (and therefore, by proxy, the total number of families on Mull)
increased by around 12% between 2003 and 2011, other sources indicate an
overall reduction in the actual number of children on the island and a
significant drop in the proportion of households with dependent children over
the last decade. Basic analysis would suggest that demand for family sized
accommodation is likely to diminish at least marginally in the immediate short
term although there will still be some degree of ongoing demand from this
household type.
Almost one third of the Mull & Iona population (29%) are estimated to be aged
over 60 and the total number of persons of pensionable age increased by 33%
between 2001 and 2011. This is considerably above the rate of increase for
Argyll & Bute as a whole (c. 16%) and Scotland (10%).The likelihood of a
household having a resident with a disability or health condition increases
significantly with age. While the vast majority (90%) of older households
stated that they had no requirement for any specialist form of accommodation,
a small number did express a need for wheelchair property (14 households);
amenity or barrier free accommodation (13 households), sheltered housing
(3), properties with no stairs (9) and 5 stated that they would require
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residential care or a nursing home. It is estimated that the bulk of this need
can be met through natural turnover in existing specialist provision on the
island and that the likely focus in the future may not be on net increases in
new build provision but rather in ensuring that the substantial numbers of
households in privately owned homes can sustain independent living.
The HNDA survey identifies that approximately 31% of households on Mull
have a long term illness or disability and of these, the predominant condition
relates to mobility or physical disability (59% of those identifying themselves
with a disability or health issue). However, the overwhelming majority of these
households stated that their current accommodation meets the particular need
very well or fairly well. The number of households who stated that they had
an unmet need for either specialist forms of housing or support were very low:
in total, 37 households required accommodation suitable for a wheelchair and
in addition 64 required regular contact with social services, health or another
caring organisation. 75 households overall were identified as requiring some
form of adaptation. There are currently no applicants on the HOME Argyll
register for specialist accommodation (following the allocation of the 12 new
extra care units in Craignure at the end of 2012) and only 9 local households
seeking re-housing via Trust Housing Association (out of a total waiting list of
22 applicants).
No particular or unmet needs have been identified on Mull arising from Black or
Minority Ethnic (BME) households.
Homelessness is not a significant issue on the island and the level of “hidden
homelessness” identified via the HNDA survey appears to have reduced
considerably since the baseline assessment in 2008/9

.
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7

ASSESSING THE NEED FOR AFFORDABLE HOUSING
An essential feature of the HNADA guidance is to:
estimate the number of current households who are in housing need as a
result of occupying unsuitable accommodation; and
estimate the number of future households
accommodation, either affordable or market housing.

that

will

require

The following Section outlines the outcomes of analysis on the number of current
and future households who will require affordable housing on Mull. Affordable
housing supply will be benchmarked against need, to establish whether shortfalls
in provision are evident and the scale of potential housing system imbalance
which arise as a result

7.1

.

Baseline Calculation of Housing Need
The housing needs methodology applied in this study is based on the advice on
best practice in Housing Need and Demand Assessments Guidance, Scottish
Government (March 2008). It replicates the aggregate modelling carried out for
the original Argyll & Bute HNDA in 2009/10, using updated input data.

Outline of Model
Backlog of Existing
Need

Plus
Newly Arising
Need

Minus

Supply of
Affordable Housing

Equals

The data utilised to populate the housing needs
calculation has been evaluated to ensure all
findings are robust and defensible; and detailed
validation checks on the data have been
completed. This includes the triangulation of data
where multiple information sources are available to
compare, validate and benchmark each measure of
need.
A commentary on this process is provided
throughout the text to detail the judgements
applied in interpreting the evidence base, in an
open and transparent manner. The key objective of
the study was to ensure at all times that the
measures
of
housing
need
identified
are
representative of the household base and the local
housing system that they operate in.

It should be noted that the analysis of current
need is predicated on the principle that those who
Net Shortfall/
Surplus
have need which can be resolved in-situ will be
eliminated from the requirement for alternative
housing, e.g. where an appropriate level of investment in aids and adaptations and
appropriate support is provided. The calculation therefore, focuses strictly on net
additional need for affordable housing.
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7.2

Gross Backlog of Current Housing Need
The first part of the calculation determines the total number of households in
unsuitable housing by assessing household circumstances and requirements
against a range of ‘unsuitability’ criteria. The term ‘current need’ is used to reflect
the level of housing need at a point in time i.e. a current snapshot of the
number of existing households that occupy unsuitable housing. This is also
referred to as the “backlog” need.
The components of backlog, or current, housing need comprise:
Homeless households & those in temporary accommodation
Insecure Tenure
Concealed households
Overcrowding
Support Needs: Adaptation
Requirement for Special Forms of Housing
Requirement for Housing Support
Poor Quality
Harassment

At the time of the study, 142 households on Mull (approximately 10% of all
households) exhibited a degree of unsuitability in their existing housing
circumstances. Each of these components is detailed in the following paragraphs.

7.2.1 Homeless Households in Temporary Accommodation
At the time of the study, there were no homeless households recorded in
temporary accommodation on Mull according to the Council’s HL1 statistics and
this was confirmed by the responses to the HNDA Survey. However, the common
housing register for social rented accommodation did have 14 households
receiving points for either occupying temporary accommodation or designated as
homeless. It was agreed to use this latter figure, as being an upper estimate and
to ensure that this category of need was not under estimated in the calculation.

7.2.2 Households with Insecurity of Tenure
In addition to homeless households, the calculation identifies those with insecure
tenure i.e. households whose housing status is due to come to an imminent end.
This includes anyone who has been issued with a notice to quit by a landlord; a
notice of proceedings by a mortgage lender; or those who are in rent/mortgage
arrears.
The HL1 Homeless statistics for 2011/12 contained no households which had
become homeless as a result of insecurity of tenure on Mull, and none of the
HNDA survey respondents had moved in the past five years as a result of
insecure tenure. There were however, 6 households among the survey
respondents who were under notice of eviction/repossession or a real threat of
notice or their lease was coming to an end.
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Following discussions with Council Housing Officers and local RSL officers, it was
agreed that the most appropriate measure of this category of need would be the
CHR waiting list for Mull. In line with the survey findings, the waiting list indicated
that there were around 6 applicants with points for insecurity of tenure, once
potential duplication between other categories of need such as “sharing
amenities” or “hidden homeless” had been removed. This was considered to be a
maximum figure rather than an average for Mull.

7.2.3 Concealed Households (“hidden homeless”)
One indicator of concealed households is anyone sharing amenities (such as
kitchen/bathroom/WC) but not meals with another household. The HNDA Survey
identified that at the time of the study, 5 households on Mull fell into this
category. When this figure was validated against other data sources, it was found
that there were also 5 households registered on the common housing register
with waiting list points for sharing amenities; and the HL1 statistics identified 3
households who became homeless during the year because friends or family were
no longer able/willing to accommodate them.
Given the close proximity of these options, it was agreed that the figure of 5
households was a robust and current estimate of housing need.

7.2.4 Overcrowding
The statutory overcrowding ‘room standard’ (Section 136, Part vii of the Housing
(Scotland) Act 1987) includes the following definition as the basis of its
calculation:
“a room is available as sleeping accommodation if it is of a type normally used
in the locality either as a bedroom or as a living room”.
It is the view of Argyll & Bute Council that, as a basic modern standard, a
household should not have to rely on a living room as sleeping accommodation.
Therefore, detailed critical assessment of the criteria for overcrowding was
considered and given that survey respondents had subjectively (and not
technically) assessed their circumstances in relation to bedroom spaces the
following options were evaluated.
Option 1: In total, 105 households across Mull stated they had one or
more fewer bedroom spaces than required (HNDA survey);however,
excluding single person respondents with one bedroom brought this figure
down to 85;
Option 2: In total, 0 households across Mull stated they had one or two
bedrooms too few, and would also like or need to move to a bigger home;
although 3 households did state they would like or need to move to a bigger
home in general; and
Option 3: In total, 4 households across Mull have been assessed as
overcrowded by an RSL and given points on the current waiting list.
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Each option was considered in detail and it was concluded that a figure of 4
households, reflecting the level of overcrowding identified across options 2 (b)
and 3, should be adopted. It was felt that this was the most credible approach, as
the excessive figures drawn from the HNDA survey were likely to include a
significant number of households who were expressing an aspiration for additional
bedrooms rather than a measurable need. This view is supported by option 2(a).

7.2.5 Need for Special Forms of Aids/Adaptations
As outlined in Section 6, in order to determine the number of households on Mull
with a housing need as a result of health, mobility or disability factors, the HNDA
Survey identified a total of 23 households with an unmet need for aids and
adaptations. It should be noted that this assessment of need for aids and
adaptations is made from the householder’s subjective perspective rather than a
technical assessment by a professional Occupational Therapist (OT). However,
when survey results were cross tabulated, no households indicated dissatisfaction
with their current home because of a lack of such aids or adaptations.
Between 2009 and 2012, there were around 15 adaptations to RSL properties on
Mull, with a total investment of over £68,000 in Scottish Government subsidy.
This ranged from simple grab rails (£92) to the installation of a shower/stairlift
(around £9,730). Over the same period there were around 22 private sector
grants awarded via Care & Repair (totalling approximately £133k) for disabled
adaptations on the island. This would equate to an estimated 12 adaptations
annually across all tenures.
On balance, and to avoid under representing the requirement for aids and
adaptations, the higher self-determined figure from the HNDA survey was agreed.
Therefore, it was accepted that 23 households on Mull had an unmet need for
some form of aid or adaptation to their property in order to improve its amenity
given their health or mobility requirements.

7.2.6 Need for Special Forms of Housing
The need for specialist housing was also considered within the context of
particular housing needs, including any requirement for sheltered housing,
accommodation suitable for a wheelchair, or accommodation without stairs. The
HNDA survey identified a total of 50 households with a requirement for some
form of specialist housing. However, only 9 survey respondents indicated a
serious problem using stairs.
When considering the social sector waiting list, there were only 8 applicants with
medical points who might be eligible for specialist housing though, in fact, none
of the applicants were currently seeking specific forms of specialist
accommodation, according to the data provided by the RSL CHR. This might
reflect the impact of the recent opening of the Progressive Care Centre in
Craignure.
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Although it was acknowledged that the survey results could contain elements of
aspiration and/or forward planning, it was felt that it would be appropriate to take
a mid-point estimate between this figure and the expressed demand for social
housing, assuming that a proportion of those requiring specialist housing would
not necessarily wish to move into the social sector. Such a midpoint estimate is
considered to be a reasonable and defensible measure, given that local RSLs
report low demand/vacancies now arising in specialist properties, and accordingly
the HMT and RSL colleagues agreed on a figure of 29.

7.2.7 Need for Housing Support
In addition to households with an unmet need for specialist housing or aids and
adaptations, the primary research also identified households that required an
element of housing support to make their current accommodation more suitable
to occupy. The HNDA Survey clarified the distinction between these categories of
need and defined the particular types of housing support to be considered in
order to eradicate any potential duplication. This includes unmet need for:
Regular contact with social services, health or other caring organisations;
Further support but less than 24-hour support from social services, health
or other caring organisations;
24-hour support from other caring organisations;
Shared housing
organisations.

with

support

from

other

residents

and

caring

While 56 households, responding to the HNDA survey on Mull, stated that they
currently have an unmet need for housing support, in fact only 5 respondents
indicated that they require to move to receive support and that this is a serious
problem.
Therefore, the more conservative figure of 5 was felt to be an
appropriate measure which would exclude households whose requirement for
support would not necessitate a move to a new home.

7.2.8 Housing in Poor Condition
It was felt that this factor should focus on housing in the poorest condition
however there is no available up-to-date information on Below Tolerable Standard
(BTS) housing at this local level. There are also currently no applicants on the
RSL waiting list receiving points for “property condition”. Therefore, it was agreed
that the survey responses should be utilised in this instance. While only 26
respondents to the HNDA Survey stated that they were dissatisfied with their
current home because of poor condition, a total of 51 stated that the quality of
their home was a serious problem for the household. It was agreed that this
higher figure should be used for the HNDA calculation, although it is potentially
an over estimate.
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7.2.9 Harassment
Four potential options were considered when estimating the number of
households who were in housing need as a result of harassment:
Option 1: 5 households from the survey indicated that harassment was a
serious problem;
Option 2: 0 households had actually moved in the last five years as a result of
harassment;
Option 3: 5 households expressed dissatisfaction due to harassment; and
Option 4: 1 waiting list applicant was in receipt of points for “significant”
harassment.
Given the consistency across options 1 and 3, a figure of 5 was selected as a
reasonable estimate reflecting a current snapshot of those experiencing some
form of harassment across the entire household base on Mull, albeit some of
these cases might be resolved by actions such as mediation/anti-social behaviour
enforcement or indeed may be only transient or temporary situations that do not
require intervention or an actual move.

7.2.10 Backlog Need Summary
Considering all of the above factors of unsuitable housing, the total number of
households who have a current housing need on Mull is 142. The following table
summarises how this cumulative figure has been derived

.

Table 7.1: Stage 1 of the HNDA Calculation: Backlog of Existing Need.

Backlog of Households in Current Need
1.1 Homeless households & those in temporary
accommodation
1.2 Insecure Tenure
1.3 Concealed households
1.4 Overcrowding
1.5 Support Needs: Adaptation
1.6 Requirement for Special Forms of Housing
1.7 Requirement for Housing Support
1.8 Poor Quality
1.9 Harassment
Total current need

Number of Households
% of Total Households in Current Housing Need

Mull 2012
14
6
5
4
23
29
5
51
5
142

1,431
10%
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It can be seen that the main components of current housing need comprise
households in poor condition housing (36% of total backlog need) and those with
some form of particular need, either for specialist accommodation (20%) or aids
and adaptations (16%) The following graph illustrates the distribution of current
need by category.

Figure 7.1: Breakdown of Current Need
4%
14%

Homeless & Insecurity

4%
3%

36%

Concealed households
Overcrowding
Adaptations

16%

Specialist Accommodation
Housing support
Poor Quality

20%

Harrassment

4%

Current Need = 142
7.3 Calculating the Housing Requirement for Current Need
The housing requirement associated with the number of current households
located in unsuitable accommodation is then established by identifying total
current need and deducting the number of households that:
Can resolve their need with the provision of in situ solutions; and/or
Can resolve their need independently in the private housing market.
By eliminating such households from the total stock of households in unsuitable
housing, gross current need for affordable housing is reduced by a substantial
60% from 142 households to 57 households. This is explained in detail in the
following sections.

7.3.1 Unsuitably Housed Households with In Situ Solutions
A number of households that have been identified as unsuitably housed will be
able to remain in their current property with the help of “in situ solutions” by
carrying out repairs, providing floating support, installing adaptations or
extending the accommodation.
In total 23 households on Mull can potentially resolve their need with the
provision of in situ solutions. These households are eliminated as the installation
of aids or equipment represents fairly minor interventions and could not
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justifiably be utilised to represent those who are required to move. In addition,
the number of households who require more substantial adaptations will be able
to access assistance from the local authority/Care & Repair service or directly
from their Registered Social Landlord. Given the average expenditure on
adaptations from Private Sector Housing Grant and Scottish Government “Stage
3” funding, it is anticipated that all the identified households requiring
adaptations will be able to resolve their need in this way.
In the backlog need calculation set out above, those households for whom an in
situ housing support solution can be provided, which would remedy the identified
need (such as the provision of floating support or Homecare services), have
already been eliminated from the total figure. In this case, of the 56 households
who identified a need, 51 did not require to move as this was a serious problem
and the 5 households who did have been factored into the calculation.
Note that there has been no adjustment to represent investment in existing
property condition or to account for households who could tackle BTS issues
independently in situ, although there has been significant work done on Mull via
Repair & Improvement Grants in recent years and the RSLs are making solid
progress toward upgrading properties to meet the Scottish Housing Quality
Standard and are committed to eradicate non-compliant SHQS properties by
2015. Even if the positive activity to address current levels of BTS and severe
disrepair is countered to some degree by the rate of deterioration in other
properties, it is unlikely that the total number of households in need due to poor
condition, as identified through the survey, will require new housing.
Nevertheless, BTS households have not been included in the in situ solutions and
therefore, in reality, the overall assessment of current need is likely to be an over
estimate.
It should be noted that both figures for in situ solutions are predicated on the
principle that resources will be available to meet the extent and nature of need
identified i.e. all requirements for aids and adaptations and support will be
addressed, as will the provision of Homecare and floating support services.
Having said this, investment in aids and adaptations and floating support is likely
to be substantially more cost effective than the provision of alternative housing to
meet specialist needs. It should also be noted that a significant proportion of
those requiring aids and adaptations are outright owners who may have
considerable property equity despite being potentially cash poor. Assisting such
owners may be a priority for the Council in the implementation of its Scheme of
Assistance to improve private sector property condition and amenity.

7.3.2 Households Unable to Afford Market Housing
A proportion of households will be able to resolve their housing need
independently in the private housing market. As outlined in Core Output 2, a
basic affordability assessment has been completed on the housing market in Mull.
This identified that 48% of households on the island cannot afford lower quartile
house prices at the bottom end of the housing market (c. £80k in 2011). This
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equates to around 708 of the total 1,480 households and is a significant change
from the baseline HNDA calculation which indicated that, given market prices and
local incomes at that time, around 63% of households in need could not afford to
resolve their housing need in the private market. Affordability may be affected,
not only directly by changes in house prices, but as a result of mortgage lending
restrictions (as least in the short term) and the current high proportion of
deposits required by lenders. Moreover, this result does not fully take into
account levels of property equity which may be available for reinvestment. (A
sensitivity test was considered utilising the average house price for 2011,
£170,450. On this scenario an affordable income level would be approximately
£48,700 and would result in 85% of households unable to afford access to the
market). However, in line with the recommendations in the HNDA guidance, lower
quartile house prices have been utilised and indexed to household incomes as a
benchmark for market entry prices. A lending multiplier of 3.5 times income was
utilised and considered reasonable given current lending restrictions.

7.3.3 Net Backlog of Need Summary
Therefore, the gross backlog of current housing need is adjusted as follows:
Table 7.2: Net Backlog Need Calculation

HNDA Calculation Stages
1. Total households in need

No of
Households
142

2. Minus 23 cases where in situ solution is most
appropriate

23

3. Times proportion unable to buy in the market
(at lower quartile price)

48%

4. Equals Total Net Backlog Need

57

By eliminating households who can meet their needs by the provision of in situ
solutions or who are independent within the private housing market, this
identifies a residual net backlog of 57 households in current need who will
require an affordable housing option to address this need.

7.3.4 Affordable Housing Requirement: Annual Flows
Classically, need and supply are expressed in a common currency of annual flows,
that is, the number of units per year over the strategy period. A ‘flow’ is a count
of households or dwellings, which change status over a period of time (one year),
for example the number of new households forming, or the number of RSL
housing re-lets. Some housing need numbers are flows; others are typically
‘stocks’. A stock is a snapshot count of the number of households or dwellings
with a particular problem or characteristic, at a point in time. For the purpose of
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this baseline housing needs calculation, current need stocks will be converted to
flows. This has involved making assumptions about the period of time over which
the current need is to be met.
Based on the assumption that the current need for housing will be eliminated
within the next 3-5 years, the current need ‘stock’ has been adjusted by a factor
of 20% in order to calculate the annual equivalent (i.e. the annual current need
flow which will be addressed in the Mull housing market).
As a result, the annual ‘flow’ of current need across Mull is 11 households as
follows:
TABLE 7.3: ANNUAL FLOW OF CURRENT HOUSING NEED IN MULL
Stage in the Calculation
5. Equals Total Net Backlog Need
6. Times Quota to Convert to Annual Flow
7. Equals Need to Reduce Backlog

No of Households
57
20%
11

7.4 Newly Arising Needs
Current need is supplemented by an estimate of the number of households for
whom a housing need will arise over an annual period.
Newly arising need is an annual figure primarily created by the formation of new
households (although there are other ways in which households can develop ‘new’
need). Estimating the contribution of new household formation to the gross need
for affordable housing, involves the application of a two-stage calculation:
estimating the annual volume of new (gross) household formation; and
estimating the proportion of newly forming households unable to afford
market prices.
In addition, the methodology adopted by Argyll & Bute Council also identifies
other ways in which new needs may arise. For example, households, previously
satisfactorily housed, may fall into need due to a change in circumstances; for
example: an emergency such as fire or flood; serious illness or accident affecting
health/disability status; significant deterioration in structure or condition of
house; harassment by neighbours; being a victim of crime; loss of income due to
job change or illness leading to mortgage or rent payment difficulties. Some of
these households will be cross-referenced with homelessness applications and the
appropriate adjustments made if necessary.
The following methodology outlines the calculation of ‘newly arising need’ in
detail.

78

Mull Housing Need & Demand
Assessment

7.4.1 New Household Formation
In order to identify the most representative number of individuals that will form
new households on an annual basis, rates of household formation were assessed
based on the analysis of the following three options:
Option 1: the HNDA survey indicated that annually a total of 194 households
on Mull left an existing household to form a separate household, in the last five
years;
Option 2: the survey indicated that annually a total of 75 households on Mull
contained someone who left their household to form a new household within Mull;
Option 3: the survey indicated that annually a total of 47 households on Mull
have household members who would like to move out and form a separate
household in the next two years. (Respondents are asked to consider a shorter
timescale for this option i.e. two years, as it relates to predictive as opposed to
actual behaviour. Predicting the behaviour of individuals becomes less credible
and more speculative over longer periods of time e.g. five years);
After a careful process of triangulating the options, it was determined that
Option 2 – 75 households is the most appropriate measure of newly arising
households on Mull.
Therefore 75 newly forming households have been identified as requiring
accommodation on Mull on an annual basis.

7.4.2 New Households Unable to Access Market Housing
In order to establish the affordable housing requirement arising from new
household formation, new households that can afford to access market solutions
are eliminated from the overall calculation. Evidence from previous studies shows
that households with specific needs such as first time buyers or those requiring
level access or supported accommodation tend to have lower than the average
incomes. Therefore the incomes of households formed over the past five years on
Mull were benchmarked against the lower quartile house prices. While there are
caveats about the use of survey data for this subset of the population, given the
reluctance of a number of respondents to answer the financial questions, in the
absence of a credible dataset on the income of new households, the selection of a
survey derivative is justifiable and preferable to the use of CACI Paycheck which
is likely to be unrepresentative of this particular group of purchasers. New
households tend to have a lower income profile than the general population as
they are predominantly single households and therefore don’t benefit from duel
earnings and tend to be under the age of 35 and therefore have less earning
potential, savings, assets etc.
The basic assumption, given the lower quartile house price on Mull and a
standard mortgage multiplier of 3.5, is that the minimum affordable income
required would be around £22,860. Of the survey respondents who had moved
within the last five years (and provided income data) approximately 55% (74
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households) were below the necessary income threshold for affordability. A
similar result was obtained by cross tabulating results for households who had
lived at the same address for less than years i.e. approximately 53% (80
households) had incomes below the affordable threshold.
Overall, then, the assumption for the HNDA calculation is that 55% of newly
formed households cannot afford to purchase lower quartile property prices
across Mull. This calculated proportion is applied to the annual household
formation figure of 75 households. This results in an affordable housing
requirement of 41 households newly forming per annum.

7.4.3 Existing Households Falling Into Priority Need
The calculation of newly arising need also identifies existing households,
previously satisfactorily housed, that fall into priority need on an annual basis.
This would include all types of households that have experienced a fundamental
change in their household circumstances that has led them to become homeless.
This information was derived from the Council’s HL1 dataset and calculates the
average number of households falling into priority need on an annual basis.
On average, 4 homeless applicants were assessed as possessing a ‘priority
need’ each year and therefore eligible to be offered a Scottish Secure Tenancy by
the Council under the legislative framework. To avoid any duplication with the
newly forming households identified in the section above, the annual number of
priority homeless households discounts anyone aged 16-24 years old who has left
a parent, family or friends home. In fact, all homeless presentations were from
households aged 30+, and therefore, the figure of 4 has been retained as a fair
assumption for this category of newly arising need.

7.4.4 Total Newly Arising Need
Total newly arising need is established by adding:
o

the annual number of newly formed households that cannot access
market solutions; and

o

the estimated number of existing households falling into priority need.

The total newly arising need across Mull is 45 households per annum as outlined
in the table below:
TABLE 7.4: NEWLY ARISING NEED CALCULATION

Newly Arising Need
New Household Formation
Times Proportion Unable to Buy or Rent in the Market

75
55% (= 41)

Plus Existing Households Falling into Need

4

Equals Newly Arising Need

45
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7.5 Supply of Affordable Housing to Meet Need
The housing need calculation establishes the available supply of affordable
housing to meet identified current and newly arising housing need. The annual
supply of affordable housing re-lets (i.e. the gross turnover of RSL properties) is
the primary component of this affordable housing supply. The number of
affordable units taken out of supply, i.e. any property currently closed for
demolition or taken out of management, is eliminated from the total housing relets in order to focus on ‘effective’ housing stock.
The number of committed units of new affordable housing is then added to
establish the gross supply of affordable housing per annum. This figure is then
subtracted from total housing need (i.e. current and newly arising) to establish
the overall number of households in need relative to current supply levels.

7.5.1 Annual Supply of Social Housing Re-lets
In order to identify the turnover of social housing, consideration was given to the
number of annual vacancies in the RSL affordable housing stock within the Mull
area.
In total, 23 units of RSL housing are likely to become available for letting over
the course of a year. This is derived from an average for the three local RSLs
(ACHA, West Highland Housing Association, and Trust) over the last three years.
There were no long term voids identified in the stock base which would be
required to be eliminated from the flow of housing supply (i.e. units closed
pending demolition or removed from stock due to condition or for housing
management issues).

7.5.2 Committed Units of New Affordable Supply
The Strategic Housing Investment Plan (SHIP) for 2011/12 delivered 20 new build
units in Tobermory (phase 2) and 12 in Craignure (as part of the Mull Progressive
Care Centre). At the time of this study, these had already been completed and
allocated however they are not factored into the annual lets referred to above,
therefore for the purposes of the HNDA calculation these units are included in the
new affordable supply component of the equation, as these will have a substantial
impact on unmet need. In addition, plans are currently progressing to deliver a
further 2 new units in Ulva and funding has been committed to this development.
At this stage, given the level of development activity on Mull over the last three
or four years, and the ongoing restrictions in available resources, there are no
further new build units for social rent or shared equity identified in the SHIP or
the Strategic Local Programme which sets out funding priorities for the next three
years.
Therefore, total new affordable supply amounts to 34 units over 2012-2015.
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7.5.3 Total Affordable Supply
The total annual supply of affordable rented housing through re-lets on Mull is 23
units. Therefore the total affordable supply is:
Table 7.5: Total Affordable Supply Calculation

Supply of Affordable Units
Supply of Affordable Housing Re-lets
Plus Committed/Completed Units of New Affordable
supply (*NB: includes the 2012 completions)

23
34

Equals Total Affordable Supply

57

7.6 Housing Needs Calculation: Matching Households to Homes
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 Mull housing system.
Overall, the aggregate Housing Needs assessment indicates that there is no
longer any substantial shortfall in the affordable housing supply in the Mull area.
TABLE 7.6: SHORTFALL/SURPLUS OF AFFORDABLE HOUSING
Total Number of Households in Unsuitable Housing
20% of the overall current need of 57 units (i.e. annual flow over 5 years)

11

Plus Newly Arising Need

45

Minus Supply of Affordable Housing (annual relets + one-off completions)

57

Equals Total Number of Households in Unsuitable Housing

+1

The calculation shows that the recent development activity, plus positive housing
option measures and strategic preventative interventions (including provision of
support, adaptations and repair and improvement grants) since 2009 have
resulted in a reasonably well balanced local housing system.

7.7 Alternative Higher Level Needs Scenario (Sensitivity
testing)
An alternative scenario has been modelled for the HNDA calculation, using
maximised inputs for all housing need categories in order to provide a
comparative analysis against a worst case assessment. In this case, the highest
level of need for each individual component in the backlog of need has been
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selected from the available options even if these appear unrealistic or unlikely to
be the actual case. The results are tabulated below:
TABLE 7.7: HNDA CALCULATIONN#2 - HIGH NEEDS CASE SCENARIO
Backlog of Households in Current Need

Mull 2012

Homeless households & those in temporary accommodation
Insecure Tenure
Concealed households
Overcrowding
Support Needs: Adaptation
Requirement for Special Forms of Housing
Requirement for Housing Support
Poor Quality
Harassment
Total current need
% of Total Households in Current Housing Need

21%

Net Backlog of Households in Current Need
X = Number of Households in Current Need

295

Y = In situ adjustment

29

Z = % households who cannot resolve need in private market
Net Current Housing Need
% of Total Households in Net Current Housing Need

14
6
5
85
23
50
56
51
5
295

0.48
128
9%

Newly Arising Need
New household formation
% New Households who resolve need in private housing market
Existing households falling into need
Total Newly Arising Need

75
0.55
4
45

Affordable Housing Supply
Available Affordable Dwellings: RSL Vacancies
Planned/completed new supply of affordable housing for rent
Planned new supply of intermediate housing
Units taken out of management
Total Affordable housing stock available

23
34
0
0
57

Net Annual Housing Need
A = Net Current Need
B = Annual Net Current Need over next 5 years
C = Annual Newly Arising Need
D = Total Annual Need
E = Total Annual Supply
Net Annual Housing Need

128
26
45
71
57
-14
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In this worst case scenario there is a maximum total shortfall of around 14
affordable units per annum. Given that the main component of identified need on
Mull relates to poor condition properties, requirement for aids and adaptations,
and housing support, the policy assumptions set out in the LHS are still
applicable. This estimated that as much as 75% of unmet need could be
addressed through alternative strategic interventions other than new build
solutions. This would result in the shortfall being reduced by 10-11 units, leaving
a requirement for only 3-4 new build affordable homes per annum.

7.8 Key Findings: Requirement for Affordable Housing
The HOME Argyll waiting list at the beginning of 2012/13 recorded a total of 133
applicants for Mull. By December 2012, 20 applicants had been re-housed and 30
applications had been cancelled. In addition, 18 registered households were
deemed to have “no needs” in the terms of the common allocation policy and
therefore would not be considered within the standard HNDA calculation.
Therefore, the effective waiting list for Mull is around 64 applicants which is
considerably lower than the baseline figure in 2008/9. Given current rates of
turnover in the RSL stock, this level of need should be addressed within the next
3 years.
This study has applied the same basic HNDA model that was appraised as “robust
and credible” by the Centre for Housing Market Analysis (CHMA) for the original,
aggregate, authority-wide calculation. No further disaggregated modelling has
been undertaken in this instance, in order to reflect the approved methodology.
Based on the agreed calculations and assumptions for the Mull HNDA, it is
estimated that there is currently no longer a significant shortfall in affordable
housing in the area. The implementation of a range of strategic interventions
would appear to have successfully impacted on the level of unmet need, to the
extent that supply and demand are reasonably well balanced. It is assumed that
this situation is likely to continue at least over the short term, i.e. over the next 3
years.
An alternative, high needs scenario was considered in which all housing needs
inputs to the HNDA calculation were maximised. However, the overall outcome of
this modelling exercise merely resulted in a marginal annual shortfall of around 314 affordable units. It is estimated that this level of need could be addressed over
time given existing resources and the ongoing impact of strategic housing
policies.

AFFORDABLE HOUSING REQUIREMENT FOR MULL
Annual Need

LOW

MEDIUM

HIGH

0

3-4

12-14
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In addressing this marginal need and if opportunities arise in the immediate
future for additional affordable housing provision, the focus is likely to be on
smaller sized, general needs properties. Demand is mainly centred on Tobermory,
Craignure, Dervaig and Salen/Aros, with a modest level of demand for Bunessan
and Fionnphort.
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8

ASSESSING HOUSING MARKET SUPPLY
As well as assessing the sufficiency and suitability of affordable housing on Mull
(Chapter 7); the HNDA model has also been developed to assess the ability of the
private housing market on Mull to meet housing need and demand.
The housing needs calculation applies an affordability test to assess the ability of
households to meet need in the Mull housing market. As outlined in Section 5
(Core Output 2) in order to do this, the CACI income profile of households in
current need was benchmarked against lower quartile house prices to identify the
proportion of households who could not afford to purchase at this price. This
analysis identified the percentages of those in current need who could not afford
to resolve their need in the market and the percentage of those with a newly
arising need who could not afford to resolve their need in the market.
The flipside to this calculation is the proportion of households in need who can
afford to purchase a property. A market housing model has been developed to
consider the needs of these households relative to available supply.
As well as considering the requirements of those who need to move; the market
model will also reflect the requirements to those who want to move and who will
therefore place demand on available properties in the housing market. Demand
will be stimulated by households who currently live on Mull, who wish to move; as
well as households currently living outside the area but who wish to migrate into
the area in order to purchase the property they require.
The number of indigenous households who wish to purchase a property (and
therefore place demand on the future private housing market) will be derived
from the HNADA survey outcomes. The number of households, who wish to move
into the area to purchase a property, will be estimated based on historic patterns
of sales activity from migrant households (as evidenced by analysis of data from
the Register of Sasines).
An estimate of need and demand for market housing per annum will then be
matched to a profile of available properties; as evidenced by analysis of the
historic number of sales that have taken place in recent years. Quartile analysis
will demonstrate whether there is an over or undersupply of properties at specific
price points relative to the proportion of households who can afford these prices.
The analysis will provide evidence of whether there is a sufficient supply of
market properties in the Housing Market Area and whether this supply is suitable
in terms of price.

8.1 Aggregate Market Housing Model
The following table sets out the estimated figure for the number of future
households who require market housing. The inputs for this table are drawn from
the relevant previous sections of the report and applies the percentage of those
who can afford market housing (which is derived simply from the balance of the
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calculation of those who cannot afford market housing) to the need and supply
figures.

TABLE 8.1: AGGREGATE MODEL OF MARKET HOUSING
DEMAND, 2012.
Variable
Total current need (mismatch of households & dwelling)
Minus cases where in situ solution is most appropriate
(i.e. - 23)
Proportion Households able to buy or rent in the market*
Equals backlog need for market housing
Conversion to an annual flow over 5 years
Equals backlog need resolved in the market p.a.
Newly forming Households
Times proportion of newly forming Households able to buy or rent in
the market**
Equals newly arising demand for market housing p.a

Value
142
119
0.52
62
0.2
12
75
0.45
34

Annual Internal Demand for Market Housing (HNDA Survey)

22

Annual Inward Migration (2009-11 Sales)

19

Total demand for market housing
Annual supply of market housing ***
Equals total future HHs requiring market housing p.a

87
45
- 42

NOTES:

*

48% of households are unable to buy in the market therefore 52% can afford

this.
** 55% unable to buy or rent in market therefore 45% can afford this.
*** Data from Register of Sasines for last complete year at time of study
provides number of house sales across all price quartiles (45).
This calculation estimates that, in total, around 42 households per
annum will have an unmet requirement or aspiration for market housing
across Mull.

8.2 Market Housing Calculation Methodology
There are two key aspects to the calculation of the requirement for market
housing. Firstly, those who can be considered to be in need and who can afford
market entry price for alternative accommodation and, secondly, the price level
at which they can enter and purchase within the market.
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Therefore, the ‘Current Need for Market Housing’ has been calculated by
identifying the households that can afford to meet their need within the market
using the same data source as the affordability calculation outlined in Section 5.6.
Similarly, the ‘Newly Arising Need for Market Housing’ has been calculated by
identifying newly forming households that can afford to enter the market using
the same data source as the affordability calculation outlined in Section 7.5.2.
The analysis then considers the extent to which households who would like to
move can afford to purchase in the market and profiles demand from both
indigenous and migrant households.
The model therefore works on the following basis:

FIGURE 8.1: METHODOLOGY FOR ASSESSING THE MARKET HOUSING
REQUIREMENT
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Thus total need and demand for market housing has been identified by:
establishing current need as a percentage of those who CAN afford market
entry; plus
newly forming household component of the Newly Arising Need (NAN)
calculation as a percentage of those who CAN afford market entry; plus
annual demand for market housing from within the Housing Market Area;
plus
demand from inward migration.
The supply of market housing is then established by calculating the volume of
sales split by quartile and adding an assumed level of future development.
Based on the assumption that need will be met over a five year period, the
annual need is then calculated by subtracting the annual supply from the annual
need.

8.3 Market Housing Calculation Inputs
The following section details the analysis performed to evidence each of the four
components of need and demand for market housing.

8.3.1 Housing in Current Need who CAN Afford
Based on the affordability calculation performed for the Mull Area, the number of
households that are in unsuitable housing (i.e. current need) and who can afford
to meet that need within the housing market is as follows:
TABLE 8.2: HOUSEHOLDS IN HOUSING NEED THAT CAN AFFORD TO MEET
THAT NEED WITHIN THE MARKET

Mull

Gross Current Need Net of
In situ

% who can afford

Net Current Need for
Market Housing

119

52%

62

In order to translate this total backlog figure into a series of annual flows, it has
been assumed that the backlog of current need for market housing will be met
over a 5 year period. Therefore this would give a net annual requirement of
current market need of 12 units.

8.3.2 Newly Forming Households who CAN Afford
The annual flow of households who will change status over the course of a year
and form a housing need as a result comprises new households who enter the
housing system (both through formation and migration into the area); and those
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whose circumstances have led them to lose their housing status and therefore
become homeless. For the purposes of assessing market supply, only newly
forming households who can afford market entry prices have been factored into
the modelling exercise. It has been assumed that 100% of all homeless
households will have no financial ability to purchase even at lower quartile prices.
The numbers of newly forming households that can afford to meet housing need
within the housing market area are as follows:
TABLE 8.3: MARKET HOUSING REQUIREMENT ASSOCIATED WITH NEW
HOUSEHOLD FORMATION

Mull

New Household
Formation

% who can
afford

New Households
who require Market
Housing

75

45%

34

Therefore, the annual total of new households forming within Mull that can afford
to purchase homes in the private housing market is 34.

8.3.3 Annual Demand for Market Housing
To derive an appropriate measure of the number of existing Mull households who
will demand market housing on an annual basis, HNDA survey outcomes were
utilised. Households were asked whether they “would like to move from their
current property in the next two years”. In total, the equivalent of 80 households
responded positively to this question, which could suggest that 40 households
would like to move annually (although it is impossible to gauge to what extent
this demand would be expressed in the first or second year of this timeframe).
Only 23 households said they needed to move over the next two years and a
third of these stated that they are currently saving or have budgeted for a
mortgage or rental deposit.
For those who would like to move, their desires are much more aspirational in
that they wish a larger home, different type of property or a (larger) garden. The
preference for the majority (74% or 59 households in total) was to stay on Mull
and 75% of these wished to move into owner occupation. This would give a total
demand over the next two years for 44 market homes on the island, and
therefore an estimated annual requirement for 22 units.
{Further details of moving needs and aspirations derived from the HNDA Survey
are contained in the technical annex to this report}

8.3.4 Annual Demand from In-migrants
Based on an analysis of residential property sales from the Register of Sasines
over the period from 2009-2011; in total 57 transactions were made to
households from outwith the Mull area moving in to purchase housing. This gave
an overall average annual number of sales to in-migrants of 19.
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Within this analysis, and as a result of the current international housing market
recession, the number of sales to in-migrant households declined by a substantial
52%, from 27 in 2009 to only 13 sales in 2011. Given current market conditions,
the latest data available has been utilised as a low-level benchmark for sales in
Year 1 of the revised HNDA calculation. Thereafter it has been assumed that sales
will continue at this restricted level for the next three years at least.

8.3.5 Total Annual Need & Demand for Market Housing
Analysing changes in the need and demand for market housing on Mull since the
baseline HNDA in 2008/9, it is evident that there has been a substantial reduction
in overall demand (-30%) and significant changes in particular components of
this need and demand over that period. In particular, internal demand has
declined by around 63% probably reflecting the depressed housing market and
current economic conditions affecting resident aspirations. Demand from inward
migration also declined over this period by 17%. The changes are illustrated in
the following graph.
Figure 8.2: Total Need and Demand for Market Housing 2008 & 2011
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Total need and demand for market housing on Mull has four components:
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Current Need for
Market Housing

=

Newly Arising Need
for Market Housing

=

34 per annum

Annual Internal Demand

=

22 per annum

Annual Inward Migration
(2011 Sales)

=

12 per annum

19 per annum

Total Annual Demand = 87

8.3.6 Assessing Market Demand by Quartile
In order to establish demand for housing within each quartile of the market; it
has been assumed that households will seek to purchase within the price quartile
they can afford. The assumption made is that households will purchase within the
quartile that is 3.5 times their household income.
To determine the proportion of households who could afford to purchase in each
quartile CACI PayCheck household income profiles were benchmarked to quartile
house prices within the HMA.
CACI PayCheck data relates to the income profile of households currently residing
in the area. As data on the incomes of in-migrant households was not available; it
was assumed that the in-migrant household income profile was the same as that
of the resident population. However, it should be considered that a higher
proportion of in-migrant households may tend to purchase at the upper end of
the market. In addition, no assumptions have been made regarding the level of
equity that households will bring to a purchase. Given the above caveats the
annual demand by quartile for Mull is:
TABLE 8.4: PROPORTION OF TOTAL DEMAND FOR MARKET HOUSING BY
PRICE QUARTILE

Mull

%
No.

Quartile 1

Quartile 2

Quartile 3

Quartile 4

Totals

48%

24%

15%

13%

100%

42

21

13

11

87

This demonstrates that the highest proportion of demand for market housing on
Mull is focused in Quartile 1, where almost half of households (48%) can afford to
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purchase. Conversely, over a quarter (28%) of all demand for market housing is
focused at the upper end of the market in Quartiles 3–4.

8.4 Market Housing Supply
8.4.1 Turnover by Quartile (2011)
The volume of sales in each quartile of the Mull private housing market are based
on the level of transactions in 2011 and cumulatively for 2009-2011. The
following table also sets out the baseline HNDA data from 2008 as a comparison
of changes in recent years.
TABLE 8.5: VOLUME OF MARKET SALES BY QUARTILE

Mull & Iona

Quartile 1

Quartile 2

Quartile 3-4

Total

2008

10

9

20

39

2011

11

13

21

45

2009-11 cumulative

29

29

61

119

The minor variation in numbers between quartiles is accounted for by there being
transactions of equal value around the quartile point and thus included within the
appropriate quartile.
Therefore, the annual supply of market properties for the Mull area is in the
region of 11 per quartile giving a total annual supply of 45 properties. This
volume of sales is based on the turnover of transactions during 2011 which is in
fact a return to, and even slightly above, the level of transactions in the baseline
year of 2008 despite the ongoing impact of the economic recession.
Informed by this analysis and to take account of current market conditions the
projection of supply by quartile has assumed that the level of supply will remain
around the present level over the short term (i.e. next 3 years) and will not
increase substantially in the mid-term (i.e. 3–5 years). These assumptions are
predicated on the principle that lending practice is unlikely to return to the
unrestricted access witnessed prior to 2008.
It should also be noted that the volume of sales outlined above relates to both
second hand and new build sales, providing a projected gross housing market
supply per annum.

8.5 The Total Unmet Requirements for Market Housing
By subtracting the annual supply from the annual demand, the net shortfall or
surplus is derived.
Table 8.6: Annual Net Shortfall/Surplus for Market Housing by Quartile
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Market Housing Calculation

Q1

Q2

Q3

Q4

Total

Demand

42

21

13

11

87

Supply

11
31

13
8

12
1

9
2

45
42

Additional requirement

This indicates that there is a residual shortfall in market housing on Mull, with the
biggest demand by far being for lower quartile priced properties. The upper end
of the market would appear to be more in balance with only marginal unmet
demand.
For the purposes of this study, it is assumed that there will be no significant
changes in either supply or demand trends for market housing in the short to
midterm and that the current level of demand will remain consistent. Therefore
the total cumulative requirement over the next 3 years would be around
126 new market homes and over five years the need could accumulate to
around 210

.

8.6 Meeting the Demand for Market Housing
The demand for market housing in Mull has reduced considerably since the
original analysis for the baseline HNDA was carried out in 2008, over a period
which has coincided with the wider economic recession and a general downturn in
the housing market. Nevertheless, there is evidence of a degree of residual
demand for lower quartile properties.
Supply and demand of higher priced properties appears to have stabilised over
this period, and there are three factors that tend to influence the market for
higher value properties: firstly the tendency for purchasers in this price range to
have a higher than average level of equity available to them at the point of
purchase; secondly, there is evidence that there is a higher level of in-migration
associated with higher value properties which is particularly evident in high
status, desirable areas such as the Mull HMA; and, finally, the market for higher
value properties was influenced, prior to 2008, by the ready availability of high
levels of borrowing; however this lending environment is unlikely to be available
for the foreseeable future.
Although the nature of imbalances identified above would suggest the
requirement to focus delivery on the development of more affordable market
products; meeting the demand for lower value properties could also be delivered
through a range of strategies which may include examining the role of the private
rented sector, as well as various forms of intermediate market interventions.

8.7 Main Issues
The key issues in relation to the requirement for market housing options are as follows:
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1. There is evidence of some imbalance in the availability of market housing at
specific price points; overall, there is an apparent undersupply of -42 units,
particularly focused at the lower end of the market (in the region of -31 units
in Year 1) while the upper end of the market appears to be relatively
balanced;
2. Since 2008 the level of sales activity within the market has fluctuated, with an
initial drop followed by recovery in 2011. For modelling purposes, it has been
assumed that the market will not grow further and may decline again in the
short to midterm i.e. over the next 3-5 years;
3. The evidence supports the view that by 2015 there will be a shortfall in the
region of -126 market dwellings on Mull;
4. While it is difficult to predict the likely pattern of market recovery, there is a
view that higher quality market housing for older households is likely to be a
distinct and robust market sector.

5. It is important to note that no assumptions have been made regarding the
level of equity that households will bring to a purchase. This affects the
results to the housing affordability assessment and the quartile assessments
of housing requirements. This would suggest therefore that the assessment of
market demand is more likely to be an upper estimate rather than a
conservative one.
6. Over the last three years (2009-2011), the vast majority of demand, based
on the concentration of market sales on Mull, has been for Tobermory
however there has also been significant demand/sales activity in the
Aros/Salen area as well as a lesser degree of demand in Dervaig and
Craignure. The main settlements identified by respondents to the HNDA
Survey in 2012 as preferred locations to move to, or within, over the next two
years were Tobermory and Dervaig. However, other areas across Mull have
also seen a modest degree of sales activity and therefore may be subject to
some minimal demand.
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9

CONCLUSIONS AND RECOMENDATIONS
It is important to note that this assessment is not a definitive “answer” to the
question of housing need and demand on Mull, rather the assessment is a view of
the broad scale of housing issues based on a range of prudent and judicious
assumptions, in order to gain a good understanding of the likely range of
“answers” to the question of housing need and demand. The modelling presented
in this report is not predictive in a simplistic sense though it is designed to
provide the Council and its partners with a reasonably extensive, credible and
defensible resource to inform future strategic planning for Mull.
This study has been undertaken primarily in order to assess the impact of recent
development activity on the island and to take account of the substantial levels of
investment that have been allocated to Mull, as well as to chart any relevant
changes in social and migration trends and economic circumstances which may
have influenced the current housing market. Local housing officers and
professional stakeholders have expressed the view that the original, substantial
shortfalls in both affordable and market housing that were identified on Mull in
the baseline HNDA are no longer evident. The Council therefore undertook this
revision of the HNDA calculation in order to assess the validity of these anecdotal
and qualitative judgements. In summary, since the baseline HNDA Survey was
carried out in 2008/9, positive strategic interventions on Mull have included:
Strategic Interventions since 2009

Total Outputs

Total Investment

RSL New Build Developments
(Completions & committed projects)

66 New Homes

£6m. AHSP
£756k SHF

RSL Aids & Adaptations

15 Adaptations

£68k AHSP

Private Sector Aids & Adaptations
(via Care & Repair)

22 Adaptations

£133k PSHG

2 Properties
Improved

£33,415 PSHG

3 New Homes

£383,324 RHOG

47 clients/
installations

£4,700 (est.)

Private Sector Repair Grants
Rural Housing Ownership Grants
Telecare Packages

In addition, key demographic and socio-economic factors that have influenced
changes in the local housing market include:
The ongoing impact of the economic recession on house prices, sales
activity and market turnover; and
Rate of new household formation & levels of inward migration.
The primary research underpinning this study provides a robust and credible
evidence base, with a confidence rate of +/- 5% which ensures that the findings
of the household survey do reflect the population of Mull as a whole. While there
are inevitable caveats and limitations regarding the availability of secondary data
at this localised level and the statistical validity of the small numbers involved in
many cases, nevertheless, there is a wide range of data contained in this report
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which provides a robust, quantitative analysis of the local housing system. Taken
together, the results of the primary research and the secondary data analysis
provide a credible assessment of housing need and demand to inform future
updates of the Local Housing Strategy.
In summary, the results of this revised HNDA indicate that the original shortfall in
affordable housing on Mull has been reduced substantially over the last 3 or 4
years and that the system is currently in a comparative state of balance. The
analysis suggests that the requirement for affordable housing on Mull falls within
a basic range of +1 (surplus) to -14 (shortfall), and that a reasonable assumption
is that around 3 or 4 new affordable homes per annum would satisfy core demand
over the next 3-5 years. While this appears to be the likely position for the
remaining planning period of the current LHS, the situation on Mull should be
monitored on an annual basis and a comprehensive revision of local need and
demand for affordable housing should be incorporated into the overarching HNDA
process which will inform the next round of strategies, post 2016.
Therefore, relative to other housing market areas in Argyll and Bute, it appears
that Mull can no longer be categorised as a high strategic priority, at least over
the next 3 years. It is likely that any residual need for affordable housing can be
best addressed in the short term by focusing on maximising access to and
improving the condition of existing stock. Alternative options such as
unsubsidised intermediate tenures might be usefully explored on Mull and
constrained public sector investment should be targeted at the higher priority
areas within the authority.
In terms of private market housing, the updated analysis suggests that there is a
degree of residual demand across Mull albeit at a much lower level than originally
projected in the baseline HNDA. There is a requirement for additional provision of
approximately 42 new market homes per annum over the next 3 to 5 years,
particularly focusing on properties within the lower quartile price range and at
market entry level for local households on low incomes.
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Key Recommendations for the Local Housing Strategy

Affordable Housing: Requirements for social rented accommodation
should continue to be monitored on an annual basis, but over the next
three years Mull can be given a lower priority in the SHIP process, relative
to the other HMAs in Argyll & Bute (with the exception of Bute and
Kintyre). In the interim, the focus should remain on bringing empty
properties back into use on the island, exploring the potential contribution
of the private rented sector, and maximising access to existing RSL stock
through targeted allocations and tenants’ incentives schemes. Any
additional new build should be channelled via the Affordable Housing Policy
and consideration should be given to alternative, intermediate tenures and
self-build options where feasible.
Market Housing: Future unsubsidised private developments should be
encouraged to focus on smaller sized properties, targeted at the lower
price ranges and should be affordable to local households on low incomes.
The Local Authority Mortgage Scheme should be promoted to local
residents who can afford mortgage payments but are currently unable to
access the private market due to high deposit requirements or mortgage
lending restrictions.
Housing Information and Advice: The need for the continuing provision
of information and advice is apparent, focussing on affordable housing
options, including potential for self-build; repair and improvement grants;
and information and advice on care and support services for people with
particular needs.
Particular Needs: Care and Repair services, aids and adaptations,
telecare services and, in particular, housing support should continue to be
promoted on the island.
Stock Condition: There is a requirement over the next two years for
ACHA to ensure its stock is fully SHQS compliant. The Council and its
partners should continue to undertake random BTS surveys and promote
home repairs and maintenance in the private sector and explore
opportunities to improve energy efficiency standards across all tenures. A
key priority for Mull will be to tackle and alleviate high levels of fuel
poverty.
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TECHNICAL ANNEX:
Mull Housing Need and Demand Survey
Research Report November 2012

Research Resource

The following technical annex outlines the methodology used by the consultants
Research Resource for the household survey which underpins this study. The technical
report also includes additional selected findings from the survey which have not already
been detailed in the body of the report. Finally, the annex includes a copy of the
questionnaire that was used for the household interviews on Mull. The methodology and
questionnaire are consistent with the original survey undertaken as part of the baseline
HNDA study in 2008/9 for Argyll & Bute as a whole.
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1. INTRODUCTION, BACKGROUND AND OBJECTIVES
1.1Background
This report presents the findings of a survey of residents of Mull on their housing need
and demand. The survey was undertaken by Research Resource in October 2012 in
order to collate data which will allow Argyll and Bute Council to update their assessment
of housing need in Mull.
The last housing need survey was carried out in 2008 and identified a high level of
housing need. However, in the intervening period there has been significant investment
in housing in Mull in addition to a significant change in the economic climate and housing
market generally. As such, Argyll and Bute Council commissioned Research Resource to
update the housing needs survey in order that they can understand the current situation
on the Island of Mull.

1.2Methodology and Sample Size
A total of 306 interviews were carried out with a sample of Mull residents. Surveys were
undertaken by telephone, in order to replicate the methodology used for the previous
Mull study.
Mull has a population of 1,431 households, excluding second and holiday homes. A
sample of 306 households provides data accurate to +/-5% (based upon a 95%
confidence level at the 50% estimate.
Households were selected for interview, at random, from the Council Tax Register. A
total of 900 addresses were selected for interview. All sampled households were then
sent a notification letter to inform them of the survey and to request their participation.
Given the requirement to update the data held on housing need, the questionnaire used
was the same as was used previously in the 2008 survey. This was reviewed and only
slightly updated to reflect current circumstances and the fact that the study was now
only concerned with Mull. A copy of the final questionnaire used is available in Appendix
1.
All interviews carried out by Research Resource’s team of experienced telephone
researchers working from Research Resource’s in house telephone interviewing suite
which allows centrally controlled and monitored telephone interviews to be undertaken.
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1.3Understanding Sampling Error
As stated, 306 interviews provides data accurate to +/-5%.
The level of accuracy cited above is known as the ‘sampling error’. The results of a
survey based on a sample will not necessarily coincide with the exact results that would
have been obtained by a full scale study of the total population. Some error (known as
sampling error) may have arisen simply because not everyone will have been included in
the sample.
The aim of calculating sampling errors is to indicate the confidence which you can have
in a particular result. Thus, if we find that 50% of the sample behave in a certain way,
the key question is the extent to which this percentage may differ from the true
population proportion simply because our results is based only on a sample. The
sampling error allows you to say, for example, that the true range is likely to fall within
the range of, for example 45% and 55%. This is expressed in the form +5%.
In survey work, the actual size of the sampling error is dependent on three factors:

 The variability of the population being studied. Clearly, if everyone in the





sample being studied were identical, then any sample would provide an accurate
picture of the total. The more varied our population being studied, the larger the
potential error from our sample size
The size of the sample selected. In the extreme case, if we take all members
of the population as our sample, then clearly the error will be reduced to zero. At
the other end of the scale, a sample of one will prove totally inadequate. Thus
the size of the sampling error will depend upon the size of the sample selected.
It is sometimes mistakenly perceived that the proportion of the population
sampled is the key factor in determining the size of the sampling error, indeed,
intuitively, this would seem to be a logical relationship. But it is not the case.
The third factor is sample design itself. Given a particular sampling situation,
the aim of the sample designer is to find the most efficient method of sampling in
order to keep the sample size and therefore survey cost to a minimum.

The decision regarding sample size is an important matter for consideration and tends to
be governed by the desire to sub divide results for different sub groups. The more we
want to break down the sample, the larger the total sample will need to be to keep the
sampling error small within each sub group.
Although sampling error decreases as the sample size increases, it does not do so in
direct proportion. The decrease in the error is proportional to the square root of the
increase in sample size.
The calculation of the number of interviews required is based upon a statistical
calculation which would allow us to calculate the number of interviews required to
achieve data accurate to a particular standard error, in this case +5% for a given
population size. We always work on a 50% estimate (i.e. assuming that 50% of
respondents answer in a particular way) as this essentially represents the worst case
scenario in terms of the estimates.

The table below indicates the difference in terms of varying estimates for different
sample sizes.
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Table 1: Sampling Error for Varying Estimates and Sample Sizes

Sample size
(n=100%)

100
200
300

5% 10% 15% 20%
or
or
or
or
95% 90% 85% 80%
percentage points ( + / - )
5.1
3.6
3.0

7.1
5.0
4.1

8.4
5.9
4.8

9.4
6.7
5.4

Estimate
25% 30%
or
or
75% 70%

35%
or
65%

40%
or
60%

45%
or
55%

50%

10.2
7.2
5.9

11.2
7.9
6.5

11.5
8.1
6.7

11.7
8.3
6.8

11.8
8.3
6.8

10.8
7.6
6.2

1.4 Data coding and input
Research Resource operates to stringent quality control procedures and are accredited to
ISO20252 and are MRS Company Partners. Upon completion, all questionnaires were
edited to ensure that they have been answered in a way that is consistent with the
questionnaire design.
Once quality control was complete, questionnaires were all entered into a specially
devised data entry programme was set up utilising SNAP survey. The programme
included route, range and logic checks at the time of data entry to ensure that the data
was valid.
As a further quality check, 10% of each data entry person’s work was verified for quality
control purposes. This is done by undertaking ‘double data entry’. Where any problems
are highlighted, i.e. where the error rate exceeds 10%, that individual’s work shall be
100% verified/ re-worked. If necessary, appropriate retraining shall be given to that
operator.
A second-stage cleaning process was conducted after all the data had been entered. This
involved examining frequency counts for all variables and checking extreme values.
Where any erroneous data is highlighted this is double checked and either amended if
incorrectly entered or verified as being correct.

1.5Weighting survey data
Once all data was input and quality checked, data was weighted prior to undertaking
analysis. Weighting was undertaken to account for non response within the survey
sample.
Weighting is undertaken due to the fact that the survey data is based upon a sample as
opposed to a Census of the population. Sampling is used to make inferences about a
population from a relatively small number of observations that are assumed to be
representative of the population.

Sampling works because:
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 It is not necessary to collect data from all people in order to generate statistics
about that population.

 After a certain sample size, there is no need to collect more data. The extra data
does not improve the accuracy of the estimate to any great extent.

The Government Statistical Service has established some principles for weighting survey
data. These are:

 Non-equal probabilities of selection (including disproportionate stratification)
should be dealt with by applying weights proportional to the inverse of the
probability of selection

 Non-response should be dealt with by weighting survey data to published
distributions by age, sex and region.
In the case of the Housing Needs Survey, there is a requirement to weight survey data
to account for non-response. In any survey certain groups of people are more willing,
and able, to participate in a survey which means that some population groups may be
under or over represented. We address this by applying weights which will adjust the
balance of the survey data to published distributions of household tenure.
The weights used for the Argyll and Bute Housing Needs and Demand Survey were
agreed with the Council, subsequent to data validity checks comparing the profile of
survey respondents against the projected population estimates.
Our analysis of the respondent profile compared to the profile of population illustrated
that social rented households were slightly under weighted in relation to the population
and that the private rented sector and rent free sector were slightly over represented. It
was therefore agreed to weight on the basis of tenure to address this imbalance, at the
same time as grossing up the responses to represent the full population of Mull.
Table 2: Weighting Factor by Tenure

Owner
RSL
PRS/ Rent free
Total

Total

%

1121
203
107
1431

78%
14%
7%
100%

Sample
achieved
245
27
34
306

%
80%
9%
11%
100%

Difference Weighting
Factor
2%
4.57551
-5%
7.518519
4%
3.147059

Comparison of survey household profiles against overall Argyll and Bute household
profiles indicated that the survey profile was slightly skewed to an older household
population than overall head of household data for Argyll and Bute overall. However,
given that head of household data was not available at the Mull level the decision was
made not to weight on the basis of age of head of household.
In a weighted data set each individual is assigned a weighting factor. In an unweighted
table, each respondent or case is represented as a count of the base. Once you weight
the data, by applying weighting factors, some respondents will now be counted as a
value slightly more than one, and others slightly less than one. Those groups that were
previously under represented, will have their weighed base increased because their
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weighting factors will be more than one. Conversely respondents belonging to groups
that were over represented will see their weighted base go down, because their
weighting factors will be less than one.

1.6Reporting and Interpretation
In reading this report, a number of points should be noted that the findings are based
upon a sample of residents, rather than the whole population of Mull being interviewed,
therefore, all results are subject to sampling tolerances and not all differences will be
statistically significant.
When reporting the data in this document, in general, percentages in tables have been
rounded to the nearest whole number. Responses greater than 0% but less than 0.5%
are shown as 0% and responses between 0.5% and less than 1% are rounded to 1%.
Columns may not add to 100% because of rounding or where multiple responses to a
question are possible. The total number of respondents to each question is shown either
as 'Base' or 'n=xxx' in the tables or charts. Where the base or 'n' is less than the total
number of respondents, this is because respondents may be 'routed' past some
questions if they are not applicable. The percentages reported are weighted percentages.
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2. Current Housing Circumstances
2.1 Plans for extending current property
Just under one in ten respondents (7%) stated that they had plans to extend their
current property to add additional rooms or space.
Of these, just over half (53%) stated that they wished to add an additional bedroom,
18% to add an additional toilet and 12% each wishing to add a dining room or living
room.Satisfaction with the home
Overall, 92% of respondents stated that they were either very satisfied or satisfied with
their home compared to just 5% who stated that they were either fairly or very
dissatisfied.
Figure 1: Satisfaction with the home

Q20 On the whole, how satisfied or dissatisfied are you
76%
with your home?

16%
3%
Very Satisfied

Fairly Satisfied

3%

2%

Neither satisfied Fairly dissatisfied Very dissatisfied
nor dissatisfied

1%
No opinion

Base: All respondents: Weighted=1432, unweighted=306
Satisfaction was marginally lower for those in the private rented or rent free sector
where 88% stated that they were satisfied with their home.
Where respondents were dissatisfied, they were asked the main reason for that. The
main reasons given were (please note that respondents gave multiple responses to this
question):

 Home needs modernising (53%)
 Home in poor condition (41%)
 Home difficult to heat (26%)
 Home to expensive to heat (19%)
These were most likely to be issues in properties built pre 1919.
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2.2Outstanding maintenance / repairs
Just under three in ten respondents (29%) stated that they have outstanding repair or
maintenance jobs that need done to their home. This was slightly more likely to be the
case in properties built pre 1982 as opposed to those built after.
Figure 2: Outstanding repairs/ maintenance jobs required

Q23 As far as you know, are there any outstanding
maintenance/repair jobs that need doing to your home?
Don't Know
2%

Yes
29%

No
69%
Base: All respondents: Weighted=1432, unweighted=306

2.3Condition issues
In terms of condition related issues, the majority of respondents stated that none of the
noted property condition issues applied to their property (71%).
The most commonly cited issues were dampness, which was stated by 16% of
respondents and condensation which was stated by 13% of respondents
Figure 3: Condition related issues

Q25 Does your property have any of the following
condition/related issues?
Don't Know/Unsure

2%

None of these apply
Has non mains water supply
Requires major structural repairs
Has condensation
Has dampness

71%
8%
4%
13%
16%

Base: All respondents: Weighted=1432, unweighted=306
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2.4 Ability to carry out repairs
All respondents were asked if they were able to carry out the repairs needed on their
home. Half of respondents (50%) stated that they were.
Analysis indicates that there is a correlation between the ability to carry out repairs by
age with the proportion of respondents able to carry out the repairs needed in their
home falling to just 33% for respondents aged 75+.
It is also interesting to note that analysis of ability to carry out repairs by whether or not
respondents stated they had outstanding repairs or maintenance jobs illustrates that
there is a correlation between the two. Respondents who had outstanding repairs or
maintenance jobs were also more likely to state that they were not able to carry out the
repairs needed in their home.
Figure 4: Ability to carry out repairs required

Q26 Are you able to carry out the repairs needed on
your home?
All respondents

Have outstanding repairs/ maintenance requirements
62%

50%

49%
38%

1%
Yes

No

Don't Know

Base: All respondents: W=1432, UW=306; Have outstanding repairs: W= 416, UW=90

Those who were not able to carry out the repairs required were asked why. The main
reasons given were a requirement to find a reliable builder or contractor (60%), the fact
that repairs were the responsibility of the landlord (32%) and that they cannot physically
manage (19%).
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For those that had outstanding maintenance or repairs, affordability was more likely to
be an issue than for others who were unable to carry out repairs.
Figure 5: Reason unable to carry out repairs

Q27 If you are unable to carry out repairs on your
home, is this because?
Have outstanding repairs/ maintenance requirements

Unable to carry out repairs
63%
60%

Require to find a reliable builder/other contractor
Repairs are responsibility of landlord/Council/Housing
Association

24%
32%
18%
19%

You cannot physically manage

18%

You cannot afford to
Need DIY skills
Repair problems are too severe
Require independent advice on what is needed
Other reason (Please State)

8%
5%
3%
7%
3%
4%
1%
1%
0%

Base: Unable to carry out repairs: W=708, UW=146; Have outstanding repairs: W= 258, UW=55
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3. MOVING BEHAVIOUR AND HOUSEHOLD FORMATION
3.1Length of time in current home
The majority of respondents have lived at their current address for 20 years or more
(38%). Just 16% stated that they had moved into their current home in the last 5
years.
Figure 6: How many years have you lived at address

Q30 How many years have you lived at this address?
38%

21%

20%

9%
6%

5%
2%
Less than 1
year

1 up to 2
years

2 up to 5
years

5 up to 10
years

10 up to 15
years

15 up to 20
years

20+ years

Base: All respondents: Weighted=1432, unweighted=306
Analysis by tenure indicates that owner occupiers are most likely to have lived in their
home for the greatest period of time. 68% of owner occupiers have lived in their home
for more than 10 years. Those in private rented accommodation or living rent free are
most likely to have moved recently with 30% of this group having moved in the last 5
years.
Table 3: Length of time at current address by tenure
Q30 How many years have you lived at this address? By Tenure
Housing
All
Association or
Private rented or
respondents
charitable trust
rent free

Owner
occupied

Unweighted

306

27

34

245

Weighted

1432

203

107

1122

Less than 1 year

2%

7%

3%

1%

1 up to 2 years

5%

7%

9%

4%

2 up to 5 years

9%

11%

18%

7%

5 up to 10 years

21%

22%

32%

20%

10 up to 15 years

20%

22%

6%

21%

15 up to 20 years

6%

-

12%

6%

20+ years

38%

30%

21%

41%
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3.2Reason for moving to current home
The main reasons given for moving to their current home were the fact that they had
always lived in the area or were settled there (30%), the location was good (20%) or for
employment reasons (13%).
Figure 7: How many years have you lived at address

Q32 What is the main reason that you
decided to move into your current home?
Always lived in the area/settled here

30%

Good general location

20%

Employment

13%

Other

5%

Retirement/ change of lifestyle

4%

Don't know

4%

To be closer to friends and family

4%

Quiet/peaceful

3%

No choice/only place housing available

2%

Nicely landscaped/good open spaces

2%

Size or properties available

2%

Good value for money/property cost

2%

Don't know/ no reason

1%

Self built home

1%

Inheritance

1%

Health and disability reasons

1%

Moved back to the area

1%

Only house I could afford

1%

Have/had second/holiday home here

1%

Type of properties available

1%

Transport/accessibility

1%

Base: All respondents: Weighted=1432, unweighted=306
Housing Association tenants were most likely to state that the reason was that they had
‘always lived in the area’ (67%) whereas the most common reason for those in private
rented or rent free accommodation was ‘employment’ (32%).
For owner occupiers, the main reasons were slightly the fact that the location was good
(24%) and also that they had always lived or were settled in that location (24%).

13

3.3Profile of household when first moved
When respondents first moved into their home, 16% were one person households and
38% two person households. The remaining 46% were households with children.
Families were most likely to be moving into the owner occupied sector, where 47% were
households with children. This was less likely to be the case in private rented or rent
free accommodation where 38% were households with children .

3.4Addresses lived at in the last 5 years
Those who had moved within the last 5 years were asked how many different addresses
they have lived at in the last 5 years. As shown below, the majority who had moved
within the last 5 years had lived in just one other address (70%).
Figure 8: Number of addresses lived at in the last 5 years

Q31 How many different addresses
have you lived at in the last 5 years?
70%

23%
3%
One
Two
Three
Base: Moved in the last 5 years, weighted=222; unweighted=47

3%
Four

Analysis by tenure shows that owner occupiers were less likely to have moved to more
than one address with 80% having lived in just one address in the last 5 years.
When asked the reasons why they had moved from their previous address, the main
reasons given were that respondents:

 Wanted own home (16%- this was the main reason for younger households





moving out of the parental home)
To move nearer work/ employment (14% - most likely to be the case in the
private rented sector)
Better lifestyle/ lifestyle change or retirement (14% - this was the case for older
owner occupiers)
Smaller property/ garden (8% - only owner occupiers made this decision)
Previous home temporary (7% - this was the case exclusively for those who had
moved into Housing Association acommodation)
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3.5Addresses lived at in the last 5 years
In terms of where respondents had moved from, 58% had moved from another house
within Mull and 42% had moved from somewhere outside Argyll and Bute. For those
moving from outwith Argyll and Bute, the majority moved from elsewhere in the UK
outside Scotland.
Owner occupiers were more likely to have moved from outside Argyll and Bute with 53%
of those who had moved in the last 5 years moving to Mull from elsewhere. Those living
in Housing Association accommodation were most likely to have moved within Mull with
86% of this group having moved within Mull.

3.6Recent household formation
Just over one in ten respondents (14%) stated that they had moved from a household in
the last 5 years.
Those that had moved were most likely to describe themselves as a couple with no
children (43%) followed by a single person (30%). Perhaps unsurprisingly, single people
described that move as a move alone whereas those moving as a couple or as a couple
with children were likely to move with a current or existing household.
Figure 9: Nature of recent household formation

Q34 When you moved, would you describe yourself
as..
A couple with no children

43%

Single person

30%

A couple with children
Lone parent
Another type of household

21%
4%
2%

Base: Moved from a household in last 5 years: Weighted=194, unweighted=40

3.7New households forming existing households
When asked if anyone had left their household in the last 5 years to form a separate
household, 15% stated ‘yes’. The majority (64%) stated that one person had left their
household, 16% stated that two people had left their household and 19% stated that 3
people had left their household.
Those leaving were almost exclusively single people who had moved alone and almost
three quarters of these people (74%) had moved outwith Argyll and Bute.
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4. FUTURE INTENTIONS OF CURRENT HOUSEHOLDS
4.1Future household formation
Just under one in ten respondents (9%) stated that there was somebody currently living
in their household who would like to live in separate accommodation within the next 2
years, if that were possible. Of these, 75% stated that there was one person who
wanted to leave, 21% stated that there were two people who wanted to leave and 4%
stated that there were 3 people who wanted to leave.
These were almost exclusively grown up children or grandchildren who had a wish to
leave the parental home and were likely to move as a single person. Just 4% stated that
the person who wished to live in separate accommodation was an elderly parent who
required specialist accommodation.

4.2Housing aspirations and expectations
Respondents were then asked what tenure they believed this potential household would
like to move to and then what they expected they would move to. As shown, for those
who aspire to own their own home, buying this with a mortgage, there was an
expectation that some would not be able to achieve this. Interestingly a greater
proportion expected that they would move to privately rented accommodation than
would aspire to.
Figure 10:
households

Tenure

aspirations

vs

tenure

expectations

of

future

Tenure aspirations vs tenure expectations for
future households
Tenure expectation

Tenure aspriration
21%

Buy with a mortgage - on market

31%

Rent from a Housing Association or other Registered
Social Landlord

24%
24%
34%

Rent from a private landlord

9%
10%
8%

Other
5%

Mortgage or loan for self-build

8%
3%
3%

Buy a property outright
Rent from another Local Authority

3%
0%

Base: Households would like to form in next 2 years: Weighted=148, unweighted=31
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Other aspirations were moving abroad and joining the army.
In relation what they are most likely to do, one in five are not actively trying to move at
this time (20%), 14% are likely to be looking to rent privately and 14% are likely to
apply to go on the Home Argyll waiting list.
Figure 11: Action likely to take to meet housing needs for future
households

What action they are likely to take to meet their
needs?
Not actively trying

20%

Looking to Rent Privately

14%

Home Argyll Waiting List Application

14%

Other

12%

Found property and got a moving date

9%

Exercising Right to Buy

9%

Other Council Waiting List Application

9%

Housing Association/ RSL Waiting List Application
Looking at buying on open housing market

8%
3%

Base: Households would like to form in next 2 years: Weighted=148, unweighted=31
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4.3Area aspirations and expectations
When asked which area the household who wished to form would like to move to, there
was a mismatch in relation to aspirations compared to expectations. Just 11% did not
know where the household would aspire to live, whilst 24% did not know what the
household would expect to do.
The greatest mismatch came with regard to the household moving outside Argyll and
Bute. Just 17% aspired to do this whereas 30% expected to do this.
Figure 12: Area aspirations vs expectations for future households

Where would household like/ expect to move to?
Area expectations

Area aspirations

24%

Don’t know/not stated

11%
7%

Abroad
Elsewhere in the UK outside Scotland

10%
6%
9%

Elsewhere in Scotland outside Argyll &
Bute
Other Mull

30%
17%
6%
13%
21%

Tobermory, Mull
Dervaig, Mull

24%
5%
16%

Base: Households would like to form in next 2 years: Weighted=148, unweighted=31
The main reasons given for the desire or expectation of a move were employment
related reasons, either a lack of jobs available locally or other employment related
reasons (30%). Children leaving home was the second most common reason for new
household formation (24%) and then finding affordable housing and a lack of Housing
Property available for rent (20%).
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4.4Barriers to moving for future households
When asked what may prevent the person moving out of the property, 56% stated that
nothing would prevent them from moving.
The main barriers were:
 Lack of affordable properties to buy (17%)
 Lack of affordable properties to rent (11%)
 Economic climate (5%)

4.5Current household moving intentions
Just 6% of households surveyed stated that they would like to move and a further 2%
stated that they need to move. This equates to just 23 households that ‘need’ to move.
Figure 13: Current households like or need to move

Q47 Would you currently LIKE or do you NEED to
move out of this property into somewhere else?
(i.e. within the next 2 years)
74%

17%
6%
Like to move

2%
Need to move

2%
Don't want to move Don't need to move

Don't know/ not
stated

Base: All respondents: Weighted=1432, unweighted=306
Those who lived in the private rented or rent free sector were most likely to state that
they needed to move (9% of this sector stated that they needed to move compared to
nobody in the RSL sector and just 1% in the owner occupied sector).
Those who lived in the private rented or rent free sector were also most likely to state
that they would like to move. 25% stated that they would like to move compared to
11% in the RSL sector and 3% in the owner occupied sector.
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4.6Nature of housing ‘need’
Of the 23 households that ‘need’ to move, their reasons were as follows:
 6 stated ‘landlord may sell’
 5 need to move to live in specialist accommodation
 5 need to move to find affordable housing
 4 need to move due to employment reasons; and
 3 need a bigger home.
The majority that need to move stated that they need to move to Tobermory (8), 8
stated ‘don’t know’ in relation to where they need to move to, 4 stated outwith Argyll
and Bute and 3 stated Craignure.
In relation to tenure requirement, 6 require to move in the private rented sector, 5 need
to move as a lodger or rent a room, 3 need to rent from another local authority and 5
stated that they need to rent from a social housing provider. 4 stated ‘don’t know’.
Finally, in terms of the type of property that was need, 11 stated ‘don’t know’ and 3
each require to move to stay with family, bungalow, sheltered or ‘anything’.
One in three (33%) who need to move stated that they are currently saving or have
budgeted for a mortgage or rental deposit and of those, 41% believe they will be
required to increase the size of their initial mortgage or rental deposit.

4.7Nature of housing ‘likes’
For those who stated that they would ‘like’ to move (80 households) there was quite a different profile
to their desires compared to those who need to move.
For those who would like to move, their desires are much more aspirational in that they wish a larger
home, a different type of property or a garden or larger garden. The preference for the majority (74%)
was to stay in Mull and 75% of those wished to move into owner occupation.
One in four (25%) who would like to move are currently saving or have budgeted for a mortgage or
rental deposit and of those, 16% believe that they will be required to increase the size of their initial
mortgage or rental deposit.
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4.8Likelihood of moving
Those who would either like or need to move were asked how likely they believed they
were to move into somewhere else in the next 3 years. As shown below, those who
need to move are much more likely to believe that they will move compared to those
who would like to move.
Figure 14: Likelihood of moving in next 3 years

Q55 How likely are you to move into
somewhere else in the next 3 years?
Like to move
50%

Need to move

47%
39%
27%
17%

14%
6%
0

Very likely

Fairly likely

Not very likely

Base: Like to move, W=80, UW=18; Need to move, W=23, UW=6

0
Not at all likely

0
Don't know/not
stated

Those who believed that they were not likely to move stated that this was due to a range
of reasons:
 Lack of suitable properties (42%)
 Lack of affordable properties to rent in the area (37%)
 Lack of suitable/ available mortgage products (26%)
 Lack of affordable properties to buy in the area (22%)
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4.9Do not want or need to move
Those who did not want or need to move stated that this was generally due to the fact
that they were:
 happy where they were (92%),
 happy with their home (56%),
 like the area (46%),
 quiet/ peaceful (43%), and
 nice neighbours (40%).
Figure 15: Reasons for not wanting or needing to move

Q57 Why do you not want or need to move
out of current accommodation?
Happy/ like where I am/ quite happy here/…

92%

Happy with my house/ home/ property

56%

Like the area

46%

Very quiet/ peaceful

43%

Nice neighbours

40%

Is close to family/ friends/ support network

18%

Current housing is affordable

15%

Current housing is close to employment

10%

Other

2%

Lack of available financial/ mortgage products

2%

Uncertain about moving due to current … 0%
Base: Do not want or need to move, W=1305, UW=277
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5. SPECIAL NEEDS
5.1Carer requirements
Under one in ten respondents (8%) said that they or somebody in their household had a
carer or carers. The majority of these (85%) had one carer.
The primary carer was another household member (53%), followed by the Council
(30%) and then a friend or other relative (7%) or a private organisation (7%).
Clearly where the care is provided by another household member they live at the same
address. Whereas for those where care is provided from outwith the household, the
carers live within 20 miles. 15% of respondents do not know how far the carer travels
to provide care.
Just over one third (36%) receive continuous care, 18% receive between 5 to 10 hours
care per week, 16% receive care which varies and 11% receive less than 2 hours care
per week.
71% of carers are not paid for the care they provide.
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6. HOUSING EXPENDITURE AND HOUSEHOLD INCOME
6.1Expenditure on owned accommodation
Overall, 78% of respondents stated that they owned their current accommodation. One
third (32%) first bought their property with a mortgage or loan and 68% bought their
property outright.
Figure 16: When property first bought, was it bought with a mortgage or
outright

Q70 When you first bought the property, did
you buy it outright or with a mortgage/ loan?

Mortgage/ loan
32%
Outright
68%

Base: Owner occupied households: Weighted=1122, unweighted=245

No respondents stated that they receive help from either their employer or from Housing
Benefit or Social Security towards housing costs.
Currently, 71% of owners own their property outright.

Figure 17: Current equity
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Q72 Given the current value of your property,
71% would you say your outstanding mortgage
is.....
14%
Zero - I own
property outright

25% of the
current value

3%

2%

2%

7%

50% of the
current value

75% of the
current value

Other (Please
State)

Don't Know/
Refused

Base: Owner occupied households: Weighted=1122, unweighted=245

6.2 Other household problems
Respondents were then read a list of potential household problems and asked to state
whether each was ‘not a problem’, a ‘slight problem’ or a ‘serious problem’ for them. As
shown below, most likely to be a serious problem is the fact that accommodation is too
expensive (3% stated this was a serious problem and 6% a slight problem) followed by
difficulty in maintaining the home (a slight problem for 5% and a serious problem for
2%).
Figure 18: Household problems

Q75 Please indicate for each if it is not a problem, as
slight problem or a serious problem for your
household?
Not A Problem

Slight Problem

A Serious Problem

You need to be closer to employment and/ or …

97%

2% 0%

You need to be close to a relative/ friend to…

98%

2% 0%

You need to be close to a relative/ friend to give …

98%

A household member has difficulty using the stairs…

2% 1%

98%

1% 1%

You lack basic facilities (such as…

100%

0%

You have to share a bathroom/ toilet/ kitchen with …

100%

0%

You have difficulty maintaining your home

93%

Your home is subject to major disrepair or unfitness
The health of a household member is suffering …
Someone in the household is suffering harassment …

2%

97%

2% 1%

98%

2% 1%

99%

You are under notice of eviction/ reposession, real …
Your accommodation is too expensive

5%

1%
0%

99%
90%

0%
6%

3%

Base: All respondents: Weighted=1432, unweighted=306
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Appendix 1
Survey Questionnaire
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Project number
Project name

P510
Mull HNDA Study 2012

Respondent name
Record in capitals
Address
Record in capitals

Postcode
Record in capitals
Telephone Number
[INTERVIEWER: CLOSE INTERVIEW BY READING OUT STATEMENT]
“Thank you very much for your help. Can I assure you once again that the information you have
given will be treated as absolutely confidential and will only be used for the purposes of genuine
market research.”
INTERVIEWER DECLARATION:
I declare that this interview was carried out according to instructions, within the Market Research
Society’s Code of Conduct, and that the respondent was not previously known to me.
Interviewer No:
Name:
Questionnaire No

Signature:

On quota:

Date:

Edited by:

Duration

Backchecked by:

INTRODUCTION: READ OUT
Good morning, afternoon, evening. My name is …… from Research Resource, and we
are carrying out an important survey on behalf of Argyll & Bute Council. Your address
has been selected at random to participate. The interview will take about 35 minutes.
I would like to assure you that all the information we collect will be kept in the strictest
confidence, and used for research purposes only. It will not be possible to identify any
particular individual or address in the results.
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A. HOUSEHOLD COMPOSITION
Q1
1
2
3

Q2
1
2
Q3

Can I just check, are you the head of the household or their partner?
Base: All Respondents
Yes, head of household
GO TO Q2
Yes, partner of head of household
Neither
ARRANGE TO CALL BACK
WHEN THEY ARE IN
Is this your only/main residence or is it a second/holiday home?
Base: All Respondents
Only/Main Residence
GO TO Q3
Second/Holiday Home
THANK AND CLOSE
How many people currently live at this address, including yourself, any
other adults and children?
Base: All Respondents
Confirm total number in household

GO TO Q4

Q4-Q7: Could you tell me the sex, age, relationship to you and main economic
activity for each member of your household, starting with the head of the
household?
Q4. Sex
Q5. Age Q6. Relationship
Q7. Main Economic
M=1 F=2
Band
to Respondent
Activity (Enter 1)
Head of H’hold
Person 2
Person 3
Person 4
Person 5
Person 6
INTERVIEWER: READ OUT LISTS, IF REQUIRED – Q5-Q7 CODING GRID
Q5. Age
Q6. Relationship Codes
Q7. Main Economic Activity
1
0-4
Respondent
More than 35 hrs p/wk
2
5-10
Husband/wife/civil/co-habiting partner
16-30 hrs p/wk
3
11-15
Son/daughter
Under 15 hrs p/wk
4
16-17
Son/daughter in law
Government Training Scheme
5
18-24
Mother/father
Modern Apprenticeships
6
25-29
Parent in law
Volunteer
7
30-44
Brother/Sister
Seasonal Employment
8
45-59
Brother/Sister in law
Unemployed/Seeking Work
9
60-64
Grandchild
Unemployed/Not seeking work
Registered Disabled/Long-term
10 65-74
Grandparent
Sick
11 75+
Boarder/lodger
At Home/Not Seeking Work
Temporary Resident/ ‘Care of’ this
12 Don’t Know
Full-time Carer (Registered)
address
13
Other Relative (Please State)
Full-time Carer (Not Registered)
14
Other Unrelated (Please State)
Full-time Student
15
Part Time Student
16
Fully Retired
17
Pre School
18
School
19
Other (Please State)
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Q8

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

21
22
23

Which of the following ethnic groups do you consider you belong to?
READ OUT LIST
Select only one.
Base: All Respondent
White
Scottish
English
Northern Irish
Welsh
British
Irish
Gypsy/Traveller
Polish
Other European Union Group (Please State)
Any Other White Ethnic Group (Please State)
Mixed or Multiple Ethnic Groups
Any Mixed or Multiple Ethnic Group (Please State)
Asian, Asian Scottish, or Asian British
Indian, Indian Scottish, or Indian British
GO TO Q9
Pakistani, Pakistani Scottish, or Pakistani British
Bangladeshi, Bangladeshi Scottish or Bangladeshi
British
Chinese, Chinese Scottish, or Chinese British
Other Asian ethnic group (Please State)
African, Caribbean or Black
African, African Scottish, or African British
Caribbean, Caribbean Scottish, or Caribbean British
Black, Black Scottish, or Black British
Other African, Caribbean, or Black ethnic group
(Please State)
Other Ethnic Group
Arab
Other (Please State)
Prefer Not to Say

B. CURRENT HOME
Q9
Do you own or rent this home, or is there some other arrangement?
Base: All Respondents
Rent from:
1
Housing association or charitable trust
2
Tied accommodation (rent/ rent free from
GO TO Q10
employer)
3
Private landlord (furnished)
4
Private landlord (unfurnished)
Owner-Occupier:
5
Own outright
6
Buying with a loan/mortgage
GO TO Q11
7
Shared owner (part own, part rent)
8
Other (Please State)
9

Don’t know
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Q10
1
2
3
4
5
6
Q11
1
2
3
4
5
6
7
8
9
10
11
12
13
Q12
1
2
3
4
5
Q13
1
2
3
4
5
6
7
8
9
Q14
1
2
3
4
5
6

Please describe the nature of your current let?
Base: Private renters, social renters or tied accommodation
Long Term Let (6 months +)
Short Term Let (up to 6 months)
Seasonal Let (accommodation available for a number
of weeks/ months a year)
Temporary Accommodation
Other (Please State)
Don’t Know
What type of housing is this property? READ OUT LIST
Base: All Respondents
Detached House
Semi-detached House
End terrace House
Mid-terrace House
Sheltered Housing
Very Sheltered Housing
Bungalow
Four in a block Flat
Tenement
Other Flat
Maisonette
Mobile Home
Other (Please State)

GO TO Q11

GO TO Q13

GO TO Q12

GO TO Q13

Please indicate the access level to your front door (i.e. not the communal
entrance to the building) Base: All respondents in flats/maisonette
Basement
Ground/raised ground floor
First/second Floor
GO TO Q13
Third/fourth floor
Fifth floor or above
Can you tell me approximately when your home was built?
Base: All Respondents
Before 1919
1919-1944
1945-1964
1965-1974
1975-1982
1983-1990
1991-1997
After 1997
Don’t know

GO TO Q14

Does your household share any rooms with any other person or household?
IF YES, which rooms? Base: All Respondents
No – none shared
Yes - kitchen
Yes - bathroom
GO TO Q15
Yes - WC
Yes - Other
Don’t know
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Q15

1
2
3
4
5
6
7
Q16
1
2
3
4
5
6
Q17
1
2
3
4
5
6
7
8
Q18
1
2
3
Q19

1
2
3
4
5
6
7
8

How many bedrooms do you have in your home? (Please include bedrooms
being used for other purposes)
Base: All Respondents
0 (BEDSIT)
1
2
3
GO TO Q16
4
5
6+
Which of these best describes the number of bedrooms you have in your
home? READ OUT LIST
Base: All Respondents
Two or more than needed
One too many
GO TO Q18
About the right number
One fewer than needed
GO TO Q17
Two or more fewer than needed
Don’t know
GO TO Q18
Do you require separate/additional bedrooms for any of the following
reasons?
Base: All Overcrowded
Medical needs
Religious needs
Accommodation for a Carer
Social / Amenity Needs (i.e Study, dining room)
GO TO Q18
Different Sex Children Sharing a Bedroom (over age
of 12 yrs)
Custody of Children part of the week/month
Commercial / Business Needs
Other (Please State)
Do you have any plans to extend your current property to add additional
rooms or space?
Base: All Owners
Yes
GO TO Q19
No
GO TO Q20
Don’t Know
Which additional rooms do you plan to add?
Base: YES plan to extend
Which
Rooms?
Dining Room
Living Room/ Public Room
Toilet/W/C
Bathroom/Shower room
Bedrooms
Conservatory
Garage
Other (Please State)

How
Many?

GO TO Q20
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Q20
1
2
3
4
5
6
Q21

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23

On the whole, how satisfied or dissatisfied are you with your home?
Base: All Respondents
Very satisfied
Fairly satisfied
GO TO Q22
Neither satisfied nor dissatisfied
Fairly dissatisfied
GO TO Q21
Very dissatisfied
No opinion
GO TO Q22
Why do you say you are dissatisfied?
Base: All who are dissatisfied
Anti Social Behaviour
Harassment from neighbours
Harassment from others
Problems with neighbours
Property Related Reasons
Lack of aids/adaptations/special facilities
Require sheltered housing
Dislike type of housing
Home in poor condition
Home needs modernising
Home too small
Home too big
Home is difficult to heat
On wrong floor
Home is too expensive to heat
No garden/need larger garden
Location Related Reasons
Dislike area
Not near facilities
Not near Employment
Not near Social Network
Not near Schools
Not near Family/Support Network
Financial Reasons
Dislike owning/renting
Too expensive
Other Reasons
Other (Please State)

GO TO Q22

GO TO Q22

GO TO Q22

GO TO Q22

GO TO Q22
24
Q22
1
2
3

Don’t know/not stated
Do you spend more than 10% of your income on heating your home?
Base: All Respondents
Yes
No
GO TO Q23
Don’t Know

32

C. REPAIRS/PROPERTY CONDITION
Q23
As far as you know, are there any outstanding maintenance/repair jobs
that need doing to your home?
Base: All Respondents
1
Yes
2
No
GO TO Q24
3
Don’t know
Q24
1
2
3
4
5
6
7
8
9
10
11
12
13
14
Q25
1
2
3
4
5
6
7
8
9
Q26
1
2
3

I’m going to read out a list of property upgrades or improvements, can
you tell me if your property requires any of these? Base: All Respondents
Full central heating
Hot and cold water supply to the wash hand basin
A bath or shower
Hot and cold water supply to the bath or shower
Satisfactory facilities for cooking within the house
Satisfactory thermal insulation
Loft insulation (if there is a loft)
GO TO Q25
Cavity wall insulation
Supply of electricity
Electrical Wiring
Fire/smoke alarms
An inside toilet
Double glazing
Have all of these things
Does your property have any of the following condition-related issues?
Base: All Respondents
Has dampness
Has condensation
Requires major structural repairs
Has non mains water supply
GO TO Q26
Lacks a bathroom
Lacks a kitchen
Lacks an inside toilet
None of these apply
Don’t Know/Unsure
Are you able to carry out the repairs needed on your home?
Base: All Respondents
Yes
No
Don’t know

GO TO Q28
GO TO Q27
GO TO Q28
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Q27

1
2
3
4
5
6
7
8
9
10
11
12

If you are unable to carry out repairs on your home, is this because: (SHOW
CARD)
Base: All those unable to carry out repairs (Select all that apply)
You cannot afford to
Unable to get a grant/assistance from the Council
Repairs are communal and can’t get agreement to have
them done
Repairs are responsibility of landlord/ Council/Housing
Association
Repair problems are too severe
GO TO Q28
You cannot physically manage
Require independent advice on what is needed
Require to find a reliable builder/other contractor
Need DIY skills
Don’t know who to ask to repair things
Other reason (Please State)
Not stated
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D. RECENT MOVING BEHAVIOUR
I’m going to ask you questions about when you first moved into this house.
Q28
How many people first moved into this house?
Base: All respondents
1
Total Number
GO TO Q29
Q29

Who were they?
Base: All respondents

1
2
3
4
5
6
1
2
3
4
5
6
7
Q30
1
2
3
4
5
6
7
8

Person
Person
Person
Person
Person
Person
Relationship Codes
Respondent
Husband/wife/civil/cohabiting
partner
Son/daughter
Son/daughter in law
Mother/father
Parent in law
Brother/Sister

8
9
10
11
12
13
14

1
2
3
4
5
6

GO TO Q30

Brother/Sister in law
Grandchild
Grandparent
Boarder/lodger
Temporary Resident/ ‘Care of’ this address
Other Relative (Please State)
Other Unrelated (Please State)

How many years have you lived at this address?
Base: All Respondents
Less than 1 year
1 up to 2 years
2 up to 5 years
5 up to 10 years
10 up to 15 years
15 up to 20 years
20+ years
Don’t know/Can’t remember/Not stated

GO TO Q31

GO TO Q32
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ASK ALL LIVING AT CURRENT ADDRESS LESS THAN 5 YEARS
Q31
How many different addresses lived at in last 5 yrs? Most recent move first.
Base: All moved in past 5 years
A.
Area

Add
Add
Add
Add
Add
Add

B. Year
Moved
In

E. Why did you move
from that address?

GO TO Q32

1
2
3
4
5

Salen, Mull
Tobermory, Mull

6

Fionnphort, Mull

7

Lochdon, Mull

8

Pennyghael, Mull

9
10
11
12
13
14
15

Other Mull
Iona
Coll & Tiree
Helensburgh & Lomond
Mid Argyll & Kintyre
Lorn & the Inner Isles
Islay Jura & Colonsey

16

Bute Area

17
18

Cowal Area
Elsewhere in Scotland
outside Argyll & Bute
Elsewhere in the UK
outside Scotland
Abroad
Don’t know/not stated

20
21

D. Tenure

1
2
3
4
5
6

A. Area
Bunessan, Mull
Craignure, Mull
Dervaig, Mull

19

C. Year
Moved
Out

Q31 CODING GRID
D. Tenure Codes
Owner-Occupier
Tenant, Council
Tenant, Housing
Association
Tenant, Private Landlord
Other Own
Accommodation (Please
State)
Parents (OwnerOccupier(s))
Other Parent(s)
Accommodation (Please
State)
Lived with Other
Relatives/Friends
Lived in Hostel
Tied Housing
Other (Please State)
Don’t Know/Not stated

E. Reasons Why Moved
Wanted own home
Previous home temporary
Harassment from neighbours
Moved in with partner
Relationship breakdown/left
partner
To live/move in
with/friends/other students
Near friends/relatives/birthplace
Nearer work/employment
Larger property/garden
Smaller property/garden
Health/support/care reasons
Reduce costs
Evicted by landlord
Thrown out by relatives/friends
Repossessed by mortgage/loan
company
Other (Please State)
Don’t know
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ASK ALL RESPONDENTS
Q32
What was the main reason why you decided to move into your current
home?
Base: All Respondents (Choose 1)
1
Always lived in this area/settled here
2
Employment
3
Transport/accessibility
4
To be closer to friends and family
5
Good value for money/property cost
6
Size of properties available
7
Type of properties available
8
Good general location
9
Quiet/peaceful
GO TO Q33
10
Local services
11
Good local schools
12
Good local leisure facilities
13
Nicely landscaped/ good open spaces
14
Safe area/low crime
15
Have/had second/holiday home here
16
No choice/only place housing available
17
Only house could afford
18
Other (Please State)

E. RECENT HOUSEHOLD FORMATION
Q33
Have you MOVED FROM a household in the past 5 years?
Base: All Respondents
1
Yes
2
No
Q34
1
2
3
4
5
6
7
8
Q35
1
2
3
4

GO TO Q34
GO TO Q36

When you moved would you describe yourself as..
Base: All Respondents who have moved household in past 5 years
Single person
Lone parent
A couple with no children
A couple with children
GO TO Q35
An elderly person needing specialist accommodation
A person with a disability needing specialist
accommodation
Another type of household (Please state)
Don’t Know
How would you describe how that move took place?
Base: All Respondents who have moved household in past 5 years
Moved alone
Moved with a current/existing household
Moved into/shared with someone in the Argyll & Bute
GO TO Q36
Council area who already had a property
Bought or rented a property with someone in the
Argyll & Bute Council area
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Q36

1
2
Q37

1
2
3
4
5
6

7
8
Q38

1
2
3

4

Has anyone LEFT your household in past 5 years to form a separate
household?
Base: All Respondents
Yes
GO TO Q37
No
GO TO Q40
For each person that has moved how would you describe them?
Base: All Respondents where someone has left household in past 5 years
Person
Person
Person
Person
1
2
3
4
Single person
Lone parent
A couple with no children
A couple with children
An elderly person needing
specialist accommodation
A person with a disability
needing specialist
accommodation
Another type of household
(Please state)
Don’t Know
How would you describe how that move took place?
Base: All Respondents where someone has left household in past 5 years
Person
Person
Person
Person
1
2
3
4
Moved alone
Moved with a
current/existing household
Moved into/shared with
someone in the Argyll & Bute
Council area who already had
a property
Bought or rented a property
with someone in the Argyll &
Bute Council area

GO
TO
Q38

GO
TO
Q39
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Q39

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21

Where did they move to?
Base All Respondents where someone has left household in past 5 years
Area
Person
Person
Person
Person
1
2
3
4
Bunessan, Mull
Craignure, Mull
Dervaig, Mull
Salen, Mull
Tobermory, Mull
Fionnphort, Mull
Lochdon, Mull
Pennyghael, Mull
Other Mull
Iona
Coll & Tiree
Helensburgh & Lomond
Mid Argyll & Kintyre
Lorn & the Inner Isles
Islay Jura & Colonsey
Bute Area
Cowal Area
Elsewhere in Scotland
outside Argyll & Bute
Elsewhere in the UK
outside Scotland
Abroad
Don’t know/not stated

GO TO
Q40

F. FUTURE HOUSEHOLD FORMATION
READ OUT: We are interested in future demand for housing so are trying to find out
whether there are people within households who may want to have their own separate
accommodation in the next 3 years, perhaps older children for example.
Q40
Is there anyone currently living in this household who would like to live in
separate accommodation, within the next 3 years, if that were possible?
Base: All Respondents
1
Yes
GO TO Q41
2
No
GO TO Q47
3
Don’t know/ Not stated
Q41

Person
Person
Person
Person
Person

1
2
3
4
5

From the people in the household you have told me about, who would
be likely to move into separate accommodation, if that were possible?
Base: All with someone likely to move out
Relationship to Respondent
Age
GO TO Q42
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Q42

1
2
3
4
5
6

How many separate households are they likely to form (i.e. How many
different properties are they likely to need?)
Base: All with someone likely to move out
1
2
3
GO TO Q43
4
5
6

Q43

Please describe the households likely to form
Base: All with someone likely to move out

Household 1
Household 2
Household 3
Household 4
Household 5
READ OUT LIST
Q43
Household Composition
1
Single person

GO TO Q44

5

2

Lone parent

6

3
4

A couple with no children
A couple with children

7
8

Q44

H/hold
H/hold
H/hold
H/hold

An elderly person needing specialist
accommodation
A person with a disability needing specialist
accommodation
Another type of household (Please state)
Don’t Know

Please describe the household’s tenure aspirations and what action
they are likely to take to meet their needs?
Base: All with at least one person likely to move out in next 3 years
A. Tenure
B. Tenure
C. Action Most
Like
Expect
Likely to Take
1
2
3
4

GO TO Q45

H/hold 5

READ OUT LIST
Q44A&B
1
2
3
4
5
6
7
8
9
10
11
12

A-B Tenure Like or Expect
Buy with a mortgage – on market
Mortgage or loan for self-build
Buy a property outright
Be a shared owner, paying part rent and part mortgage
Buy an equity stake in a property
Rent from a private landlord
Rent to Buy
Rent from employer/living in tied accommodation
As a lodger/rented room
Rent from another Local Authority
Rent from a Housing Association or other Registered Social Landlord
Other (Please State)
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Q44C
1
2
3
4
5
6
7
8
9
10
11
12
13
14

Action Most Likely to Take
Home Argyll Waiting List Application
Home Argyll Transfer List Application
Other Council Outwith Argyll and Bute Waiting List Application
Other Council Outwith Argyll and Bute Transfer List Application
Housing Association/RSL Waiting List Application
Housing Association/RSL Shared Equity Application
Housing Association/RSL Mid-Market Rent Application
Housing Association/RSL Transfer List Application
Looking at buying on open housing market
Exercising Right to Buy
Looking to Rent Privately
Found property & got a moving date
Not actively trying
Other

Q45A-B

H/hold 1
H/hold 2
H/hold 3
Q45
A -B
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21

Please describe where the household would like or expect to move to
and why?
Base: All with at least one person likely to move out in next 3 years
A. Area
B. Area
C. Reason for Move
Like
Expect
GO TO Q46

Area household is likely to OR expect to live?
Inside Argyll and Bute
C
Reason Likely to Move
Bunessan, Mull
1
For specialist accommodation
Craignure, Mull
2
Health/Care/Support reasons
Dervaig, Mull
3
To find affordable housing
Salen, Mull
4
No Council or Housing Association housing for rent in
this area
Tobermory, Mull
5
No private rented properties available in this area
Fionnphort, Mull
6
To live in a larger town
Lochdon, Mull
7
More permanent accommodation
Pennyghael, Mull
8
Better social/community facilities
Other Mull
9
Better transport facilities
Iona
10
To move to a better area
Coll & Tiree
11
No jobs available locally
Helensburgh & Lomond
12
Retirement
Mid Argyll & Kintyre
13
To attend university/college
Lorn & the Inner Isles
14
Other employment reasons
Islay Jura & Colonsey
15
To form a joint household with another
Bute Area
16
New Relationship
Cowal Area
17
Addition to family
Elsewhere in Scotland
18
Children left home
outside Argyll & Bute
Elsewhere in the UK
19
Death of member of family
outside Scotland
Abroad
20
Relationship breakdown/divorce/separation
Don’t know/not stated
21
To be nearer family/friends
22
Bigger home
23
Smaller home
24
Garden/larger garden
25
Other (Please State)
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SHOWCARDS
Q46
Please state the main reason that might prevent the person(s)
concerned from moving out of this property?
Base: All with at least 1 person likely to move out in next 3 years.
Main Reason
Person 1
Person 2
GO TO Q47
Person 3
Person 4
Person 5
Q46
1
2
3
4
5
6
7
8
9
10
11

Reason Codes
Lack of suitable/available mortgage products
Require to save a considerable deposit to access mortgage (at least 10-20% of
value of property)
Lack of affordable properties to buy in areas of choice
Lack of affordable properties to rent in the areas of choice
Unsure how the current economic climate may affect them
Lack of available property in area
Lack of suitable property
Requires specialist accommodation or support that is not available
Require information and advice on available housing options
Other (Please State)
Nothing would prevent them moving

G. FUTURE INTENTIONS OF CURRENT HOUSEHOLDS
Q47
Would you currently LIKE to or do you NEED to move out of this property
into somewhere else? (i.e within the next 3 years)
Base: All Respondents
1
Like to Move
GO TO Q48
2
Need to Move
3
Don’t Want to Move
4
Don’t Need to Move
GO TO Q57
5
Don’t know/Not Stated
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Q48

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32

What are the main reasons why you would like OR need to move at present?
Base: All who would like OR need to move in next 3 years
Q48A
Q48B Other
Main
Related
Reason
To live in specialist accommodation
For Health/Care/Support reasons
To find affordable housing
To find the size/type of property required
No jobs available locally
Retirement
To attend university/college
Other employment reasons (please state)
To form a joint household with another
New Relationship
Addition to family
Children left home
Death of member of family
Relationship breakdown/divorce/separation
To be nearer family/friends
Bigger home
Smaller home
GO TO Q49
Garden/larger garden

Poor transport/accessibility
Poor general location
Poor outlook/view
Poor local services/shops
Reputation of neighbourhood
Quietness of neighbourhood
Condition of neighbourhood (empty/rundown buildings)
Poor environmental quality (vandalism, fly
tipping etc)
Problems with neighbours
Harassment
Move off island due to age
Move closer to healthcare amenities
Better access to services
Other (Please State)
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ASK ALL WHO WOULD LIKE OR NEED TO MOVE
Q49
Please describe where you would LIKE or NEED to move to and why?
Base: All who would like OR need to move in next 3 years
A
Area like to
C
Reason Why?
move to:
GO TO Q50
B
Area need to
D
Reason Why?
move to:
Q49
A -B
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21

Q50

Area you are likely to OR need to live? Codes
Inside (Insert LA)
C-D
Reason Likely to Move
Bunessan, Mull
1
No Housing Association housing available for rent in
this area
Craignure, Mull
2
No private rented properties available in this area
Dervaig, Mull
3
To live in a larger town
Salen, Mull
4
More permanent accommodation
Tobermory, Mull
5
Better social/community facilities
Fionnphort, Mull
6
Better transport facilities
Lochdon, Mull
7
To move to a better area
Pennyghael, Mull
8
Other area related reasons (please state)
Other Mull
Iona
Coll & Tiree
Helensburgh & Lomond
Mid Argyll & Kintyre
Lorn & the Inner Isles
Islay Jura & Colonsey
Bute Area
Cowal Area
Elsewhere in Scotland
outside Argyll & Bute
Elsewhere in the UK
outside Scotland
Abroad
Don’t know/not stated

A
B

What type of property would you LIKE to move to or do you NEED to move
to?
Base: All respondents who would like or need to move in next 3 years
Property Type Like To Move To
GO TO Q51
Property Type Need To Move To

Q50
1
2
3
4
5
6
7
8
9
10
11

Property Types Like or Need to move to Codes
End terrace house
Mid terraced house
Semi-detached house
Detached house
Bungalow
Four-in-a-block flat
Tenement flat
Other flat
Maisonette
Crofting
Other (Please State)
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SHOWCARD
Q51
Which of the following housing tenure options would you LIKE or NEED to
move to, and what action are you likely to take?
Base: All respondents who would like or need to move in next 3 years
A
Tenure Like
B
Tenure Need
GO TO Q52
C
Action Most Likely to Take
Q51 A-B
1
2
3
4
5
6
7
8
9
10
11
12

Buy with a mortgage – on market
Mortgage or loan for self-build
Buy a property outright
Be a shared owner, paying part rent and part mortgage
Buy an equity stake in a property
Rent from a private landlord
Rent to Buy
Rent from employer/living in tied accommodation
As a lodger/rented room
Rent from another Local Authority
Rent from a HA or other Registered Social Landlord
Other (Please State)

Q51 C
1
2
3
4
5
6
7
8
9
10
11
12
13
14

Q52

1
2
3
Q53

1
2
3

Tenure Like or Need Codes

Action Most Likely to Take Codes
Home Argyll Waiting List Application
Home Argyll Transfer List Application
Other Council outside Argyll and Bute Waiting List Application
Other Council outside Argyll and Bute Transfer List Application
Housing Association/RSL Waiting List Application
Housing Association /RSL Transfer List Application
Housing Association/RSL Shared Equity Application
Housing Association/RSL Mid-Market Rent Application
Looking at buying on open housing market
Exercising Right to Buy
Looking to Rent Privately
Found property & got a moving date
Not actively trying
Other (please state)

Are you currently saving, or have you budgeted for a mortgage or rental
deposit?
Base: All respondents who would like or need to move in next 3 years
Yes
GO TO Q53
No
GO TO Q54
Don’t Know
Do you think, given the current economic climate, that you will be
required to increase the size of your initial mortgage or rental deposit?
Base: All respondents who are currently saving for mortgage or rental deposit
Yes
No
GO TO Q54
Don’t Know
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SHOWCARD
Q54
Approximately how much would you be prepared to spend on rent or
mortgage per week/month?
Base: All respondents who would like or need to move in next 3 years
WEEKLY
MONTHLY
RESPO
NSE
1
Under £25
Under £100
2
£25-£49
£100-£199
3
£50-£74
£200-£299
4
£75-£99
£300-£399
5
£100-£124
£400-£499
6
£125-£149
£500-£599
GO TO Q55
7
£150-£174
£600-£699
8
£175-£199
£700-£799
9
£200-£224
£800-£899
10
£225-£249
£900-£999
11
£250 or more
£1,000 or more
12
Don’t know/Not stated/
Don’t know/Not stated/
Refused
Refused
Q55
1
2
3
4
5
Q56
1
2
3
4
5
6
7
8
9
10

How likely are you to move out of this property into somewhere else
within the next 3 years?
Base: All respondents who would like or need to move in next 3 years
Very likely
GO TO Q59
Fairly likely
Not very likely
Not at all likely
GO TO Q56
Don’t know/Not stated
If you are not likely to move or not actively trying to move, why?
Base: All who would like OR need to move but not likely to
Lack of suitable/available mortgage products
Require to save a considerable deposit to access
mortgage (at least 10%-20% of value of property)
Lack of affordable properties to buy in areas of choice
Lack of affordable properties to rent in the areas of choice
Unsure how the current economic climate may affect
them
Lack of available property in area
GO TO Q59
Lack of suitable property
Requires specialist accommodation or support that is not
available
Require information and advice on available housing
options
Other (Please State)
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ASK ALL RESPONDENTS WHO SAID THEY WOULD NOT LIKE OR NEED TO MOVE
IN Q47
Q57
Why do you not want or need to move out of current accommodation?
Base: Ask all who don’t want /need to move
1
Happy/like where I am/quite happy here/settled
2
Happy with my house/home/property
3
Lack of available financial/mortgage products
4
Uncertain about moving due to current economic climate
5
Like the area
6
Nice neighbours
7
Very quiet/peaceful
GO TO Q58
8
Current housing is affordable
9
Current housing is close to employment
10
Is close to family/friends/support network
11
Other (Please State)

Q58

8
9
10
11
12

If your housing circumstances were to change in the future, which of the
following options would you consider to meet your needs?
Base: Ask all who don’t want/need to move
1st Choice
2nd Choice
Buy with a mortgage – on market
Mortgage or loan for self-build
Buy a property outright
Rent from a private landlord
Rent from employer/ accommodation tied to
employment
Rent from another Local Authority
Rent from a Housing Association or other Registered
Social Landlord
Be a shared owner, paying part rent and part mortgage
Buy an equity stake in a property
As a lodger/rented room
Residential care or nursing home
Other (Please State)

13

Don’t know

1
2
3
4
5
6
7

ALL RESPONDENTS GO TO Q59
H. SPECIAL NEEDS
ASK ALL RESPONDENTS
Q59
Does anyone living in this household have any long-term illness, health
problem or disability, which limits their daily activities or the work they can
do (including problems due to old age)?
Base: All Respondents
1
Yes
GO TO Q60
2
No
GO TO Q62
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Q60
1
2
3
4
5
6
7
8
9
10
11
Q61
1
2
3
4
5
Q62
1
2
3
4
5
6
7
8
9
Q63
1
2
3
4
5
6

What is the nature of their illness, health problem or disability? MULTI
Base: All with someone who suffers
Mental ill health
Mobility/Physical disabilities
Learning difficulties
Severe difficulties with sight
Severe difficulties with hearing
Dementia
GO TO Q61
Being frail due to old age
Long term illness
Drug/Alcohol dependency
Other (Please State)
Don’t know/Refused
How well do you think that your current housing meets their needs?
Base: All with someone who suffers
Very well
Fairly well
Not very well
GO TO Q62
Not at all well
Don’t know/Not stated
Do you or anyone in your household have an UNMET NEED for any of the
following SPECIAL FORMS OF HOUSING? READ OUT LIST
Base: All Respondents
Accommodation suitable for a wheelchair
Accommodation without stairs
Sheltered housing
Very sheltered housing
Barrier-free/amenity housing
GO TO Q63
Specialist Care Housing
Residential care or nursing home
Other (Please State)
None
Do you or anyone in your household have an UNMET NEED for any of the
following SPECIAL FORMS OF SUPPORT? READ OUT LIST
Base: All Respondents
Regular contact with social services, health or other caring
organisations
Further support but less than 24-hour support from social
services, health or other caring organisation
24-hour support from other caring organisations
GO TO Q64
Shared housing with support from other residents and
caring organisations
None of these
Don’t know/not stated
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Q64
1

Have any adaptations been made to your property for someone with a special
need or are they required?
Base: All Respondents
No adaptations have been made and
GO TO Q66
none are required
Not
Required

2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19

Q65
1
2
3
4
5
6
7
8

Q66
1
2
3

Stairlift
Hoist
Door widening
Relocated light switches/power points
Individual alarm system
Door entry system
Specially designed/adapted kitchen
Specially designed/adapted
bathroom/shower
Specially designed/adapted toilet
Purpose built extension
Through floor lift
Lever tap action
Ground floor bathroom
Wheelchair access /ramps
Level access shower area
External grab rails
Internal grab rails
Other (Please State)

Present

Required

1
1
1
1
1
1
1
1

2
2
2
2
2
2
2
2

3
3
3
3
3
3
3
3

1
1

2
2

3
3

1
1

2
2

3
3

1
1
1
1
1
1

2
2
2
2
2
2

3
3
3
3
3
3

GO TO
Q65

Have you taken action to access any of the adaptations you currently
need?
Base: All requiring adaptations
Yes, I have contacted my GP
Yes, I have contacted Social Services
Yes, I have contacted an Occupational Therapist
Yes, I have contacted local Housing office
Yes, I plan to install them myself
GO TO Q66
No, I require information and advice
No, it is not possible to adapt the type of
property I live in
Other (Please State)

Does anyone in your household, including yourself, have a carer(s)?
Base: All Respondents
Yes
GO TO Q67
No
GO TO Q68
Don’t know
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Q67

Please describe the nature of that care?
Base: All respondents who have a carer(s)
A. Who is
carer?

Carer
Carer
Carer
Carer
Carer

2

Other Household
Member
Other Relative

3
4

Friend
Neighbour

5

Provided by Council

6

Provided by
voluntary
organisation
Private Organisation
Other
Don’t know/not
stated

7
8
9

C. How many
hours per
week?

D. Paid
Care?

1
2
3
4
5

A. Who is Carer?
1

B. Distance?

GO TO
Q68

Q67 CODING GRID
B. Distance
C. No. Hours
Same address/ building
Neighbouring/in
neighbourhood
Up to 1 mile away
Over 1 up to 5 miles
away
Over 5 up to 10 miles
away
Over 10 up to 20 miles
away
Over 20 miles away
From the Mainland
Don’t know /not stated

Less than 2 hrs
p/wk
2-4 hours p/wk

D. Paid
Care
YES
NO

5-10 hours p/wk
11–19 hours p/wk
20-49 hours p/wk
50 or more hours
p/wk
Continuous care
It varies
Don’t know/ Not
stated
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I. HOUSING EXPENDITURE
Q68
Can you remind me do you?
Base: All Respondents
1
Own
2
Hold equity stake
3
Shared owner
4
Rent
Q69

Do you pay your rent…
Base: All shared owners & renters
A. Rental B. Amount of
C. Do you
Period
Rent (Before
receive HB?
Housing Benefit)

GO TO Q70
GO TO Q69

D. Amount of
Deposit Paid

1

1
2
3
4
5
6
7
8
9
10
11
12
13

A. Rental
Period
Nothing
Weekly
2-weekly
Monthly
Don’t know
Refused

Q69
B. Amount of
Rent
Nothing
Less than £50.00
£51.00 - £75.00
£76-£100
£101-£150
£151-£200
£201-£250
£251-£300
£301-£350
£351-£400
£401-£450
£451-£500
£501+

CODING GRID
C. Do you receive
HB?
Yes, all rent paid
Yes, some rent paid
Yes, help with other
housing costs from
DWP
No help received
Don’t know/not stated
Refused

RENTERS GO
TO Q74/ PART
OWNERS GO
TO 70

D. Amount of Deposit
Paid
No Deposit
1 weeks rent
2 weeks rent
4 weeks rent
6 weeks rent
8 weeks rent
More than 8 weeks rent
Refused
Don’t know/not stated
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ASK ALL OWNERS/PART OWNERS
When you first bought the property, did you buy it outright or with a
Q70
mortgage/loan? [INTERVIEWER PLEASE REFER TO Q12 TO ENSURE
RESPONSE IS THE SAME]
Base: All with loan/mortgage or shared owner
1
Mortgage/loan
ASK Q71 A TO E
2
Outright
ASK Q71A AND B ONLY
3
Don’t know/not stated
ASK Q71A TO E
Q71

The following questions relate to current housing costs
Base: All Owners/Shared Equity/Shared Owners
Q71A
Q71B
Q71C
Q71D
Q71E
Total
Total
Monthly
Do you receive
Do you receive help
amount
amount of
Mortgage
help from your
from Housing
borrowed
deposit
Payment?
employer towards
Benefits or DWP
when 1st
paid?
your housing
towards housing
bought
costs?
costs?
home?

Q71 Coding Grid
D. Help from Employer

1

C. Monthly
Payment
Under £199

2

£200-£299

Yes, part cost of mortgage interest

3

£300-£399

Yes, help with other housing costs

4
5

£400-£499
£500-£599

No help received
Don’t know/not stated

6
7
8
9
10

£600-£699
£700-£799
£800-£899
£900-£999
£1,000 or
over
11
Don’t know
12
Refused
GO TO Q72

Yes, full cost of mortgage interest

E. Help from DWP
Yes, full cost of mortgage
interest
Yes, part cost of mortgage
interest
Yes, help with other housing
costs
No help received
Don’t know/not stated/
Refused

Refused

ASK ALL OWNERS: SHOWCARDS
Q72
Given the current value of your property, would you say your outstanding
mortgage is….
Base: All owners/shared owners
1
Zero – I own property outright
2
25% of the current value
3
50% of the current value
GO TO Q74
4
75% of the current value
5
Other (Please State)
6
Don’t Know/Refused
GO TO Q73
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Q73 INTERVIEWER: IF RESPONDENT CANNOT ANSWER Q72 ABOVE ASK THE
FOLLOWING:
A. Please estimate the current value of your property:
£_______________________________________________
B. Please estimate the current value of your mortgage:
£_______________________________________________
ASK ALL RESPONDENTS
Q74
I am going to read out a list of reasons why some people experience
difficulties in keeping up with housing payments. Do any of them apply to
this household? MULTI
Base: All Respondents
1
No, not having any difficulties meeting housing
payments
2
Loss of job
3
Loss of partner’s job
4
Seasonal work
5
Failure of business
6
Increase in rent/mortgage payments
7
Illness/disability of self
8
Illness/disability of partner
9
Death of partner or someone else in household
10
New dependent (baby born, adoption, elderly relative)
11
Divorce/separation or some other reason for household
GO TO Q75
splitting
12
Delay in Housing Benefit/other benefits payments
13
Reduced benefits
14
Unexpected high bills
15
Interest rate rises
16
Administrative error at bank/building society
17
Supporting full-time students
18
Supporting unemployed 16-17 year-olds
19
Other (Please State)
20

Don’t know/not stated/refused
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Q75

1
2
3
4
5
6
7
8
9
10
11
12

I will now read out a list of situations which may describe your present
housing circumstances. Please indicate for each if it is not a problem/not
applicable, a problem or a serious problem for your household?
Base : All Respondents
Not a
Slight
A serious
problem
Problem
problem
Your accommodation is too expensive
You are under notice of eviction/repossession,
real threat of notice or your lease is coming to
an end
Someone in the household is suffering
harassment or threats of harassment from
neighbours or others in the area
The health of a household member is suffering
because of the condition of the home
Your home is subject to major disrepair or
unfitness
You have difficulty maintaining you home
You have to share a bathroom/toilet/kitchen
with another household
You lack basic facilities (such as
bathroom/toilet/kitchen)
A household member has difficulty using the
stairs and /or lifts to or within your home
You need to be close to a relative/friend to
give care
You need to be close to a relative/friend to
receive care
You need to be closer to employment and /or
other essential facilities
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J. HOUSEHOLD INCOME
To look at how affordable housing is across the area, we need to collect information
about how much people currently pay for their housing and how they pay for it. Can I
remind you again that any information you give will be kept strictly confidential and will
only be used to produce statistics. No one will see any information about you personally.
ASK ALL RESPONDENTS
Q76A Could you please tell me in which category you would place your (and your
spouse/partner’s) current TOTAL GROSS INCOME from ALL SOURCES BEFORE any
deductions for tax, national insurance, or anything else but INCLUDING working tax
credits. (All other benefits should be excluded.)
Q76B Could you estimate the income of any/all other adults aged 16 and over in your
household. I mean current TOTAL GROSS INCOME from ALL SOURCES BEFORE any
deductions for tax, national insurance, or anything else but INCLUDING working tax
credits. (All other benefits should be excluded.)
SHOWCARD
Q76A
WEEKLY
MONTHLY
ANNUAL
A.
B. Other Adult/s
-B
Respondent &
in Household
Partner
1
Up to £86
Up to £375
Under £4,500
2
£87-£125
£375-£542
£4,500-£6,499
3
£126-£144
£543-£625
£6,500-£7,499
4
£145-£182
£626-£792
£7,500-£9,499
5
£183-£221
£793-£958
£9,500£11,499
6
£222-£259
£959-£1,125
£11,500£13,499
7
£260-£298
£1,126 £13,500£1,292
£15,499
8
£299-£336
£1,293£15,500£1,458
£17,499
9
£337-£480
£1,459£17,500£2,083
£24,999
10
£481-£576
£2,084£25,000£2,500
£29,999
11
£577-£769
£2,501£30,000£3,333
£39,999
12
£770-£961
£3,334£40,000£4,167
£49,999
13
£962-£1,441 £4,168£50,000£6,250
£74,999
14
£1,442£6,251£75,000£1,922
£8,333
£99,999
15
£1,923 or
£8,334 or
£100,000 or
over
over
over
16
Don’t know/not
stated/
Refused
17
Nothing
ALL GO TO Q77
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Q77

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
Q78

1
2
3
4
5
6
7
8
9
10
11
12

Do you (or your spouse/partner) currently receive any of the following
state benefits?
Base: All Respondents
Attendance allowance
Bereavement Benefits
Carer’s Allowance
Child benefit
Council tax benefit/rebate
Disability Living Allowance
Housing Benefit
Incapacity Benefit
Employment & Support Allowance
Income Support
Industrial Industries Disablement Benefit
Job Grant
Job Seekers Allowance
Maternity Allowance
Pension Credit
GO TO Q78
Severe Disablement Allowance
State Pension
Statutory adoption pay
Statutory maternity pay
Statutory Paternity pay
Statutory sick pay
Student grant
Widows Benefits
War Pension
Winter Fuel Payments
Working tax credit
Child Tax Credit
Other state benefit (Please State)
None of these
Not stated/Refused
In which of the following categories would you place your (and your
spouse/partner’s) savings, investments and assets (excluding this
property).
Base: All Respondents
No savings or assets
Under £1,000
£1,000 up to £2,000
£2,000 up to £3,000
£3,000 up to £8,000
£8,000 up to £10,000
END
£10,000 up to £16,000
£16,000 up to £25,000
£25,000 up to £50,000
£50,000 up to £100,000
£100,000 and over
Don’t know/not stated/Refused
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Q78

Do you have any additional comments you wish to make about housing
need and demand on Mull? [INTERVIEWER RECORD IN FULL]
Base: All Respondents

END

END
THIS MUST BE THE LAST PAGE OF THE QUESTIONNAIRE AND MUST BE SINGLE
SIDED
Name/Initial/Title: Mr/Mrs/Ms/Miss
Address:
Post Code:
Telephone No:
Mobile No:
Email Address:
We would like as many people as possible to take part in future research and
consultation in this area. Would you be willing for your contact details to be
passed to Argyll & Bute Council so that they can contact you in the future? Your
answers to these questions will still be anonymous and you would be able to refuse
at the time if it is not convenient.
Base: All
Yes, willing to be contacted in
future
No, not willing to be
contacted in future
Not stated
INTERVIEWER WILLING RESPONDENTS MUST SIGN BELOW:
I confirm that I am willing for my contact details to be passed to Argyll & Bute Council so
that they can re-contact me in the future about taking part in further research and
consultation.
………………………………………………………………………………………………………………………….
THANK RESPONDENT
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