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Introduction

In August 2014 Optimised Environments Limited (OPEN) was commissioned
by Regenco Trading Limited and Hopetoun Estate Trust to undertake
a landscape and visual review of the land immediately to the south of
Winchburgh and north of East Broxburn. The purpose of this is to inform
the review being undertaken by PPCA Ltd in relation to future housing land
supply and the current Local Plan Countryside Belt designation and will
underpin representations being made to the West Lothian Council Local
Development Plan Main Issues Report in relation to the non-allocation of land
at South Winchburgh and the adjustment to East Broxburn portion of the
Core Development Area boundary.

This study has been carried out by Chartered Landscape Architects through
field and desk study.

Winchburgh, Southerly Expansion 100094

Scope of study

The area of the study comprises the land to the east of Greendykes Bing
and south of Niddry Castle Bing including land defined as both Countryside
Belt and land allocated as Mixed Use in the West Lothian Local Plan (WLLP)
2009. The relevant extract of Map 2 of the WLLP is illustrated in Figure 1 of
this study.

PPCA Ltd has, separately, set out the basis for the proposed redefinition of
the Countryside Belt boundary and the justification of the need for further
Mixed Use development land to be allocated in this area. It is the purpose of
this study to identify where such an allocation can be accommodated with
the least detriment to the aims of the Countryside Belt designation. It will
identify the most suitable sites, in landscape and visual terms, with the ability
to meet this need whilst also having a strong relationship with the expanded/
existing settlement and the infrastructure needed for housing in a suitable
location that promotes sustainable living.

The proposed southerly expansion of Winchburgh is consistent with the
Winchburgh Future Urban Extension Master Plan 2009 and previous
submissions to West Lothian Council.
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Landscape character and features

In August 2014 West Lothian Council published the West Lothian - Landscape
Character Classification (WL-LCC) which is a West Lothian Local Development
Plan: background paper. It sets out to provide a ‘revised base-line of landscape
character units and important assessment information for a range of land
use planning tasks including designation of local landscapes.” It provides
an update to the outdated 1998 Lothians Landscape Character Assessment
(LLCA) and has been informed by information gathered and refined as part
of interim studies on wind energy capacity and the West Lothian Landscape
Designation Review, 2013.

The land under consideration in this study was identified in the 1998 LLCA as
part of the Lowland Plains Landscape Character Type (LCT) and specifically
the Lower Almond Farmlands Landscape Character Area (LCA) of this type.
The WL-LCC has divided this LCT/LCA into two separate LCTs - Lowland
Plains and Lowland River Corridors. These areas have been further divided
into geographically defined units of these types.

The area of interest in this study is defined as being within the Winchburgh/
Niddry Plain Landscape Unit of the Lowland Plains Landscape Type as
illustrated on Figure 2.

The Key Characteristics of the Lowland Plains LCT are set out in the WL-LCC

as:

* ‘Part of an extensive, smoothly rolling, lowland landscape of predominantly
folded sedimentary rocks of Carboniferous age, holding significant oil
shale measures to the north of the River Almond;

*« Predominantly open, large scale, high quality arable farmland lying
between Livingston and Edinburgh;

* The lowland plain averages around 100m AOD, rising gradually to the
south to up to 240m AOD;

« Numerous burns are generally inconspicuous but minor valleys add
complexity to the landform;

* The deeply incised and well wooded valley of the River Almond cuts
through the area;

* Characteristic medium-large scale arable farmland becomes increasingly
fragmented within the urban fringe to the east of Livingston and East
Calder, and south of Broxburn, with a variety of land uses

« Shelter and local enclosure provided by woodland belts;

* Waste shale bings from oilworks punctuate the skyline and are a legacy of
the industry north of the River AlImond, as are neat rows of miners cottages
(known as “the rows”) in several villages;

Winchburgh, Southerly Expansion 100094

* Localised humps, hollows and other subtle traces in the landscape such as
disused mines and mineral railways;

* Generally long views across the open, large scale farmland; and

¢ Minor roads over the burns and Union Canal are often features of local
interest in the landscape.’

The key characteristics of the Winchburgh/Niddry Plain unit of the Lowland

Plains LCT are set out in the WL-LCC as:

* ‘The gently undulating lowland plain is dominated by the artificial forms
and striking orange / pink colours of the huge flat-topped Niddry and
Faucheldean oil shale bings, Scheduled Monuments, to the east and south
of Winchburgh;

*«  Winchburgh is a former mining town with rows of miners cottages and
unsettled areas of poor land quality associated with past mining activity;

* Niddry Burn is the main watercourse but is inconspicuous;

*« The Union Canal passes through the area and road overbridges are local
features of interest in the landscape;

« Woodland is scarce and small in size, with some mixed plantation at
Duntarvie Castle and sporadic coniferous plantation elsewhere, but not a
landscape feature;

« Niddry golf course to the south-east of Winchburgh has a parkland
appearance; and

* East of the area is more open and intensively farmed with good quality
arable farmland more typical of the lowland plain further east beyond the
district.

There would appear to be an error in the description of the oil shale bings.
Niddry Castle Bing, to the east of Winchburgh is not a Scheduled Ancient
Monument and is currently being depleted through its use in construction
projects. The bings to the south of Winchburgh are Faucheldean, which is a
Wildlife Site and Greendykes. Both are Scheduled Ancient Monuments (SAM).
Figure 3 illustrates the key landscape features and key views within the area
along with the locations of the illustrated viewpoints.

The bings currently provide physical and visual containment of the area of
this study. Their large bulk and form physically and visually divides this area
from the land further to the west and north.

Niddry Castle is a Category A Listed Building in the form of a stone built, four
storey keep that has been restored from its previously ruined form for use as
a house. It is located to the south of Niddry Castle Bing and Niddry Castle
Golf Course.

The Greendykes and Faucheldean bings as well as the Union Canal and the
Niddry Farm enclosure SAMs, the Listed Building of Niddry Castle and the
Garden and Designed Landscape (GDL) of Newliston House (located in the
City of Edinburgh Council administrative area) have settings that are protected
by planning policy.

Niddry farmstead lies on raised ground to the east Greendykes Bing. Other
development also exists within this area along the minor road with a row of
houses at Niddry and the Niddry Farm Cottage and other dwellings further
to the east. These buildings are located at the start of the 30mph limit. The
Winchburgh Cemetery and the Sewage Treatment Works as well as the
housing described above give this area a sense of its edge of settlement
characteristics. Winchburgh is largely set beyond screening landform and
woodland, however, the existing village is visible on the skyline to the north
in views from locations within the Winchburgh/Niddry Plain as shown on
Viewpoint 1. East Broxburn lies to the south but is not visible due to screening
woodland and landform.

The main Glasgow-Edinburgh rail line runs through this area in cut. Its route
is marked by vegetation but is otherwise not evident except when in close
proximity to it.

To the east and south of the area the woodland of the Garden and Designed
Landscape of Newliston House which extends across the road to the edge of
East Broxburn forms the edge of the open, agricultural plain.
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Countryside Belt

West Lothian Council has designated part of the Niddry/Winchburgh Plain
as Countryside Belt and set out the associated policies within the Local Plan.
The following is an extract from the WLLP that provides more information on
this.

‘3.66 - A Countryside Belt is designated between Winchburgh and Broxburn to
prevent the coalescence of these settlements. The landscape integrity of the
area and the provision of community woodlands and recreational access will
be important management objectives linked to the setting and amenity value
of Greendykes Bing. The potential for Heritage Park exists in this location.

Policy ENV 22

Countryside Belts are designated at Livingston, Bathgate/ Whitburn and
Winchburgh/ Broxburn as shown on the proposals map.

Opportunities to protect and enhance the landscape of these Countryside
Belts will be sought and encouraged as part of the Central Scotland Forest
initiative through woodland planting and managed access.

Policy ENV 23

Within the Countryside Belts, development that will lead to coalescence
between settlements and for which there is no specific locational need will
be resisted. Proposals that would result in sporadic development, or the
expansion of houses and for which there is no specific locational need, will be
similarly resisted.

Winchburgh, Southerly Expansion 100094

Visual receptors and views

Within the study area the key visual receptors are the residents of a small
number of properties, people using the minor roads, people using the Union
Canal and the associated Public Right of Way and National Cycle Route along
the towpath, Winchburgh Cemetery. Niddry Castle Golf Course users and
users of other paths also gain views of this area. People may also be working
in the area e.g. on farms and at the Sewage Treatment Works.

The road that provide the main opportunity for views within the area is the
minor road that runs between Winchburgh and East Broxburn. To the north
of the junction at Niddry this is the B8020 that connects Winchburgh and
Broxburn. From the junction at Niddry a minor road runs east and then south,
after crossing the Union Canal and rail line, linking in to the A89 to the east
of the East Mains Industrial Estate. A further minor route joins this near to the
rail bridge and provides a link to Kirkliston. From this route, when travelling
west, open views are obtained across the Countryside Belt. Such views are
illustrated by Viewpoint 2.

Views across the Countryside Corridor from the minor roads that link between
Winchburgh and eastern Broxburn are restricted in places by woodland in the
south and landform in the north. Narrow bridges across the rail and canal
corridors form important features along the route.

The B8020 that links Winchburgh and Broxburn passes between the
Greendykes and Faucheldean bings immediately to the west of Niddry. These
features restrict visibility of the area being considered in this study from parts
of the Countryside Belt that lie further to the east.

The Union Canal passes across the Countryside Belt generally at grade or
on embankment. Open views of the Winchburgh/Niddry Plain are gained
from much of the route between Greendykes Bing in the south to where it
enters cutting to the north and passes through the village of Winchburgh.
Viewpoints 1and 3 illustrate views from the Union Canal towpath.

The residential properties are generally clustered within two areas at Niddry
(and nearby cottages) and between Viewfield and Thistle Cottage in the
south along the edge of Newliston. These have views across the northern and
southern parts of the Countryside Belt respectively.

Other isolated residential properties are Niddry Castle, Niddry Farm and a
large new property on the Kirkliston road.

Whilst the main Glasgow-Edinburgh rail line passes through the Countryside
Corridor there is very little visibility of the wider landscape from the route
which runs through a deep cutting at this point. Itis possible to briefly glimpse
Niddry Castle to the north of the line as one passes near to it at a point where
the line passes through an area of less significant cutting.
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Viewpoint 1: View east from Union Canal towpath

Union Canal towpath Winchburgh Sewage treatment works Northern area of Niddry Castle Bing
Niddry Castle
Golf Course
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Viewpoint 2: View west from minor road to Kirkliston

Existing woodland edge Non scheduled part of Area A of East Broxburn
Greendykes Bing mixed use allocation
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Viewpoint 3: View west from Union Canal towpath

Union Canal Union Canal Widened Canal area
towpath bridge
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Proposed East Broxburn northerly
expansion

As part of the Winchburgh-East Broxburn CDA land to the north of East
Broxburn was allocated as mixed use development with associated allocation
of housing numbers. This is shown as area WW on the Figure 1 extracted from
the WLLP.

In undertaking this study on behalf of Regenco Trading Limited and Hopetoun
Estate Trust OPEN has considered the landscape and visual implications of
the northerly expansion of eastern Broxburn. If the area shown on Figure 3 as
Area A were to be developed as mixed use development in accordance with
the proposed master plan for the area it would create a substantial physical
and visual incursion across the Countryside Belt.

Currently the settlement of East Broxburn is not apparent in views until one
reaches near to the edge of the industrial area when travelling along the Union
Canal or towpath. Viewpoint 1 illustrates the prominence of Area A in views
across the open Countryside Belt towards the Greendykes Bing SAM from the
minor road to the east. Area A sits on higher ground than other parts of the
mixed use allocation and would be seen extending across the middle ground
within this view.

It is suggested that in accordance with the provision for the redrawing of the
Countryside Belt and CDA boundaries as explained in PPCA Ltd’s report this
allocation should be drawn back to the defensible boundary to the south of
the treed field edge. Development of the northerly edge of East Broxburn
would then be contained by landform and woodland and have a limited effect
on the character of the Countryside Corridor or Niddry/Winchburgh Plain.
This redefined boundary is shown on Figure 4.

Winchburgh, Southerly Expansion 100094

Proposed Winchburgh Southerly
Expansion and Mixed Use Allocation

The land to the south of Winchburgh has been considered in terms of its
capacity to accommodate mixed use development whilst still allowing the
aims of the Countryside Belt to be met.

Viewpoint 1illustrates that the land to the east of Greendykes Bing and south
of the minor road offers a wide expanse of open countryside that provides
a visual and physical separation of the two settlements which is enhanced
by the removal of Area A from the East Broxburn northerly expansion. This
is apparent from the minor roads and the Union Canal and towpath as one
passes through the area.

Also of note in Viewpoint 1is the fact that the areas to the north of the road
and west of the rail line are not visible from this part of the Countryside Belt
due to the landform. Whilst their development as Mixed Use areas would
result in a change in character of part of the Winchburgh/ Niddry landcape
unit this would have a relatively localised effect on the edge of the existing
countryside and would not impinge on the setting of Greendykes Bing SAM
or the most open, undeveloped parts of the Countryside Belt to its east.
There would be some impingement on the setting of Niddry Castle, however
substantial parts of its outlook would remain open.

The minor road that runs from Niddry eastwards provides a defensible
boundary to the redefined Mixed Use development area. From the Union
Canal and towpath the bridge that carries the minor road across it (as seen
in Viewpoint 3) illustrates the strong transitional feature that this creates
between the proposed southerly extents of Winchburgh and the countryside
beyond.
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Future master planning of
Winchburgh Southerly Expansion
Area

The proposed southerly expansion areas offer an opportunity to create further
housing areas that are relatively close to the existing and proposed facilities
and infrastructure of Winchburgh.

Whilst the proposed boundary of the mixed use area is shown to extend right
to the bridge and minor road, in line with other allocations it is not proposed
that the full area would become built development. The most southerly areas
would remain undeveloped except as part of the landscape framework.

The purpose of these areas will be to:
« Maintain existing landscape patterns of vegetation along stream corridors;

* Provide a set back to the edge of built development from sensitive
locations such as Niddry Castle whilst also avoiding the higher parts of the
proposed allocations that lie close to the retained Countryside Belt as seen
in Viewpoints 1and 3;

* Retain open views from and to some of the key features of the landscape
such as Niddry Castle, Greendykes Bing and the canal bridges (Viewpoint
1 and 3 illustrate some of the areas that would form part of the landscape
framework); and

< Accommodate woodland and open space for use by the communities
and forming a constituent part of a Heritage Park that is accessible from
the Union Canal and the integrated path network of Winchburgh and its
planned expansion.

A foot/cycle bridge adjacent to the canal bridge could provide a safer crossing
between the areas to the west and east of the Union Canal and provide access
to the towpath and proposed Heritage Park on W

the east side. An existing widening of the canal on the Winchburgh side of
the canal bridge could provide opportunities for canal boats to stop at this
location (Viewpoint 3).

This area is set at the heart of the historic elements that characterise this part
of the landscape. There is ready access from the canal and the integrated path
network of Winchburgh with the towpath providing a link to Broxburn. It also
allows views of the Greendykes Bing and Niddry Castle that can be the focus
of interpretative material.

Winchburgh, Southerly Expansion 100094

Proposed changes to Countryside
Belt boundary

It is proposed that the boundary of the Countryside Belt should be redefined
as shown on Figure 4. This will allow the allocation of Mixed Use development
within areas to the south of Winchburgh that can be accommodated on
the edge of the countryside area that has some existing ‘edge of urban’
characteristics, has a defensible boundary in the form of the minor road and
has a degree of separation from the wider expanse of the Countryside Belt
through landform and features such as the bridges and roads. This could be
done without compromising the character and aims of the Countryside Belt to
the degree that the northern extension of East Broxburn undoubtedly would
through its substantial physical and visual incursion into the open countryside
area of the Niddry/ Winchburgh Plain character unit.

Proposed future development area

During the ‘life’ of the development plan under consideration it is envisaged
that the Niddry Castle bing will be depleted to such an extent that it presents
a suitable location for further housing on brownfield land in close proximity to
the services and infrastructure provided by Winchburgh.

In tandem with this area coming forward for development it is proposed that
an area to the south and east of this (currently part of Niddry Golf Course and
the bing respectively) should also be removed from the Countryside Corridor
to provide additional areas for mixed use development at this stage. It is
envisaged that built development components of the mixed use allocation
within this area would be set back from the minor road and Niddry Castle by
some distance in order to maintain a suitable separation and to maintain the
sense of the open landscape of the Countryside Belt in this area. A suitable
set back and landscape mitigation along the western, eastern and southern
boundaries would be agreed in detail at a later stage along with plans for the
integrated development of this area with the former Niddry Castle Bing site.

Conclusion

PPCA Ltd has highlighted the need to increase the housing land supply in
this area as part of wider representations to the West Lothian Council Local
Development Plan Main Issues Report. The land to the south of Winchburgh is
able to accommodate further Mixed Use development that is well connected
with the facilities and infrastructure of Winchburgh in the short, medium and
longer term.

The Development Plan allows for the de-allocation of land that has not been
shown to be progressing towards development and there is also a provision
for the redrawing of the Countryside Belt if necessary.

It is suggested that the northern boundary of the East Broxburn Mixed
Use allocation (WW in the WLLP) should be redrawn to more defensible
boundaries. This will avoid the substantial incursion into the most open part
of the Countryside Belt in the Winchburgh /Niddry Character Unit that this
would otherwise create.

The boundaries of the Countryside Belt should be redrawn to address these
changes in the Mixed Use allocations to the north and south.

The resultant width of the Countryside Belt and the sense of separation
between the communities of East Broxburn and Winchburgh will be increased
as a result of this alteration and the sensitive master planning of the allocated
areas.

The land at Winchburgh can provide deliverable and well integrated housing as
well as a landscape framework that can be of benefit to the local communities,
protect areas of sensitivity and include provision for the Heritage Park that is
easily accessible via the canal and towpath.

In the longer term Niddry Castle Bing will have been diminished and will come
forward as a potential housing area on brownfield land. In tandem with this it
is proposed that the southerly part of the current Niddry Castle Golf Course
land is developed as Mixed Use with suitable set-backs from the road and
Niddry Castle as well as landscape mitigation to be agreed nearer the time.
The Countryside Belt would be redrawn accordingly to accommodate this.
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Local Government and Communities Directorate
Planning and Architecture Division

T: The Scottish
. | Government

Riaghaltas na h-Alba

All Heads of Planning @

Our Ref: A12352748
7 October 2015

Dear Colleague,
New housing delivery - Private Rented Sector

| am writing to advise you that the Scottish Government will produce planning advice
covering delivery of additional private rented sector (PRS) units and, in the
meantime, to draw your attention to this emerging area of the market and the
opportunities which it presents to expand the supply of new housing in Scotland.

The Scottish Ministers attach importance to increasing delivery of high quality
housing developments. New build PRS has the potential to become an additional
route to quickly expand housing supply, helping to provide people with flexible
housing options. The Scottish Government is accordingly working to encourage a
thriving new build PRS, which provides good quality, well-managed homes that are
constructed to the highest energy standards.

As part of this commitment, funding has been provided to the home building industry
body Homes for Scotland to enable the appointment of | 2s a2 PRS
Champion. Supported by a working party of experts, he has been exploring
opportunities to unlock large-scale PRS development in Scotland, backed by
institutional investment. | would encourage you to consider the potential of PRS in
meeting housing need and demand in your area and to adopt a flexible approach in
dealing with planning applications. Further information or discussion about the
potential of the sector can be obtained from [l at

PRS is one of our priorities for expanding housing supply and Scottish Ministers
expect decision-makers to provide a positive and flexible approach to development,
as set out in Scottish Planning Policy (SPP). SPP also aims to achieve the right



development in the right place; this includes making efficient use of existing
capacities of land, buildings and infrastructure and contributing to sustainable
development.

Planning guidance is currently being produced on housing and infrastructure
delivery, and more information about the characteristics and challenges of PRS will
be provided as part of this document.

If you have any queries about this letter, please do not hesitate to contact il

I
Regards,

Chief Planner
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Executive Summary

The Research

This study was commissioned to provide policy makers and practitioners with a
more nuanced, qualitative understanding of housing aspirations, complementing
existing survey data. The project involved interview and focus group research with
80 people across Scotland (Feb-June 2015). The sample of participants was
selected to reflect Scotland’s diverse geographies and socio-economic variances in
Scotland’s citizens.

Housing Aspirations in Hard Times

The housing aspirations of people in Scotland are complex and multi-faceted,
formed through the dynamic relationship between subjective desires and objective
reality. Policy decisions that take into account people’s expectations therefore

need to consider how people’s aspirations come to be. That is, how their subjective
preferences are shaped and formed by their objective conditions, such as their
economic resources and the opportunities available within their local housing
market. This is vital, for aspirations do not exist in a vacuum. They are shaped by
perceptions of opportunity and constraint, and so are liable to shift and change in
response to external social, economic, political and cultural factors.

Past research has tended to equate housing aspirations with homeownership. Yet,
while this remains a strong future goal for people and the study highlighted the
existence of ‘frustrated renters’, it also drew attention to people with aspirations to
rent, and the positive value attached to social housing in particular.

Whilst housing supply debate has tended to focus on national affordable housing
supply targets and initiatives to support building in different tenures, it was evident
that tenure and house-type were not the main priority for people. The
overwhelming majority of participants stressed that location was the most critical
dimension in realising their long-term housing goals. A number of factors emerged
as significant here, with variances between different socio-demographic groups.
These related not just to the aesthetic and infrastructure dimensions of where
people lived, but crucially were also bound up with social attachment to place, and
familial and community bonds. Addressing these locational preferences requires
land being made available through the planning system in areas where people want
to live. Yet this is more than just a planning issue. It necessitates a shift in policy
thinking to consider housing in its more holistic sense, as a ‘home’ nestled within a
wider place-based community and regional economy.

Drivers of Housing Aspirations

Aspirations are shaped by the dynamic relationship between subjective preferences
and the objective reality of economic constraint and available housing opportunities.
It is vital to consider these two dimensions in tandem.



With regards to people’s personal preferences (the subjective), these were shaped
by stage in the life-cycle and lifestyle choice. Needs varied by household size and
age composition. In terms of lifestyle, some individuals preferred to rent as it
enabled them to live in a ‘better area’ than they could afford to buy, with others
reluctant to live in social housing because of a perceived lack of control over where
they may be allocated a property. Tensions were therefore evident between
tenure, type and location.

Turning to objective reality, two factors were critical: economic resources and
available opportunities in the local housing market. Perceptions of opportunity and
constraint were strongly influenced by state intervention in housing and social
policy (e.g. Right to Buy, MIRAS, welfare reform), and links between housing and
the wider economy.

Frustrated aspirations to own were most evident amongst ‘the squeezed middle’
(economically active households on low to moderate incomes). Here the link
between housing opportunities and the wider economy was strongly evident, with
young people in particular despondent that they could not save enough for a
mortgage deposit, or indeed, lacked the income to sustain mortgage payments.
Economic precariousness was a key driver shaping aspirations.

Perceptions of the private rented sector (PRS) proved to be a pivotal driver for
aspirations to live in other tenures. Whilst those with the economic resources to
successfully navigate the PRS market had positive experiences of the sector and
enjoyed its flexibility, those on low and/or insecure incomes were in a more
vulnerable position. The research found evidence of both poor and illegal practices
with regards to repairs, retention of deposits and landlord inspections. A further
recurring theme was the lack of security of tenure. This was a source of anxiety,
especially for those with young children. Linked to this, tenants were reluctant to
enforce their rights because of fear of a summary eviction or the withholding of an
all-important landlord reference. This highlights how aspirations cannot be
considered out of context, for they are shaped and moulded by the wider system of
opportunity and constraint. New legislation on the PRS seeks to address some of
these concerns expressed by ‘frustrated renters’.

Across the sample, the need for more ‘affordable housing’ (both private and social)
was a common theme. Whilst some reflected on the challenges this caused for
their own housing situation, others made reference to the negative impact on their
children and grandchildren whom they regarded as being disadvantaged. This was
framed in terms of inter-generational differences and inequalities.

Diversity between People and Places

Significant differences in housing aspirations between older and young people were
evident. This levelling down of expectations to own amongst the under 35s was
driven primarily by challenges in securing mortgage finance. By contrast, past
policies such as the Right to Buy and MIRAS (Mortgage Interest Relief at Source)
were central in enabling older households to access homeownership and accrue
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considerable housing wealth. In turn this wealth was passed down the generations,
with family support playing a key role in helping young people get on the housing
ladder. Despite this there was no evidence of inter-generational conflict. The
under 35s in our sample tended to blame their situation on the broader economic
context (austerity, financial crisis).

Yet intra-generational inequalities were also apparent within cohorts. This was
particularly evident amongst the under 35s, for example between those who could
access family support and those who could not, and those who were in stable, well-
paid jobs and those in more economically precarious positions. In terms of
disability, a lack of adapted accommodation was highlighted which led to some
people feeling they were ‘forced’ to leave their local area to access suitable
accommodation, and once there ‘trapped’ in their property due to limited options to
move.

The role of geography in creating opportunity and constraint is critical. Housing
markets were more competitive and expensive in locations where labour markets
were buoyant. By contrast where housing costs were lower, affordability pressures
work in different ways (due to unemployment and low income). Distinct pressures
were also evident in rural areas such as more limited housing opportunities;
difficulties accessing services; lack of accessible transport; and more challenging
labour markets. These factors not only posed barriers for people wishing to remain
in the area where they grew up, but increased the financial pressure on household
budgets.

Knowledge about Housing Options

There was scant knowledge of housing options beyond the three main tenures, with
ignorance and misunderstanding about low-cost homeownership schemes, and
little or no awareness of other options such as self-build and mid-market rent. This
may reflect that people were often relying on the advice of family and friends, or
going online for their information, and so may not necessarily be getting a full or
accurate picture of their available options.

There was little evidence of people seeking support from specific advice agencies
(e.g. Shelter, Citizens Advice Bureaux, Money Advice) except in time of crisis.
Although when a problem arose this support was highly valued.

A small number mentioned seeking advice from their local authority, for some this
was because they were local authority tenants, for others it was because they saw
the council as an important gatekeeper of services. Those with a mortgage also
made reference to advice from mortgage brokers and financial advisors. This
underlines the importance of independent housing advice.

Key Policy Recommendations
Six key policy recommendations flow from these empirical findings:



Aspirations cannot be fully understood without situating personal
goals within the wider social, economic, political and cultural
context. They do not exist in a vacuum; but are shaped by perceptions of
opportunity and constraint, and therefore liable to shift and change in
response to external as well as personal factors. This more nuanced
understanding is something that needs to be considered in the
development and implementation of future national housing policy
agendas. How policy thinks about aspirations creates a framework within
which policy agendas are delivered in practice at a variety of scales.

A need for tenure neutral policies that maximise affordable housing
opportunities for both owner-occupiers and renters. This includes
traditional social rented housing as well as intermediate tenure options.
Given the increasing role of the PRS in housing the nation’s population,
resources to enforce existing legislation around standards are also
required to improve tenant satisfaction. The new legislation on the PRS is
therefore to be welcomed, but its effectiveness will need monitoring.

People buy into a neighbourhood as much as a property. Housing
policy at the national level therefore needs to acknowledge more overtly
the importance of this spatial dimension; this is apparent in current
processes for allocating affordable rented housing resources. A focus on
national levels of housing supply targets solely in terms of numbers runs
the risk of ignoring these vital locational dimensions. This not only
includes aesthetic and infrastructure aspects, but also attachment to
place, and links between housing and labour markets. This spatial
dimension not only requires land being made available where people want
to live, but a more nuanced understanding of housing as being a ‘home’
nestled within place-based communities and regional economies.

Need for a more in-depth understanding of the subjective dimensions
of housing affordability, and the trade-offs people make in relation to
housing costs and other demands on their household budgets. This is
critically important in a context where wages are stagnant and the cost of
living is rising. Further research could inform future affordability
policies across all tenures, and help develop targeted support measures.

Entrenched inter-generational inequalities cannot be tackled unless bold
action is taken around inherited wealth and the often ‘lucky’ gains
made through house price inflation. Those unable to access familial
financial support are significantly disadvantaged in realising their
housing aspirations.

Better information and advice about the breadth of housing options
available. There is little knowledge of opportunities beyond the main
three tenures (owner-occupation, social renting, PRS). This could be
addressed through citizenship education with young people, or by
resourcing local authorities to deliver ‘housing options’ style advice to
all citizens regarding the opportunities open to them. Funding for
advocacy organisations to provide independent help and advice is also
key.



1. Introduction

Background and Aims

1.1. One of the Scottish Government’s (2011) housing and regeneration
outcomes is to deliver housing that meets people’s needs. This qualitative
research project was commissioned to provide policy makers and
practitioners with a better understanding of this aspect of need and demand
as it relates to aspirations. It seeks to add depth and nuance to existing
survey data (SHCS 2013; Ipsos-MORI 2010; Clegg et al 2007). This report
presents the findings from this research, which involved semi-structured
interviews and focus groups with 80 people. The study had four key
research questions:

e What are peoples’ short and long-term housing preferences, in terms of
tenure, house-type and location?

e How might we understand the drivers behind these preferences?

e How do these preferences vary by different sections of the population?
(Specifically older and younger households, the squeezed middle’, people
with disabilities, those in rural areas, people in actual/potential
regeneration areas).

e How knowledgeable are people about the different housing options
available to them? Where do they get their information/advice from?

Research Methods

1.2. The study adopted a qualitative methodology, involving interview and
focus group research with 80 people across Scotland between February-
June 2015 (See Appendix for details). The sample of participants was
recruited to reflect Scotland’s diverse geographies and socio-economic
variances in Scotland’s citizens. We adopted a two-pronged approach to
recruitment operating at different scales:

e National level (Scotland wide): we contacted 500 past respondents to
the Scottish House Condition Survey, receiving a response rate of 6 per
cent (n=30). We topped this up through advertising online and through
drawing on our network of gatekeeper organisations (n=15).

e Local Authority Case Studies: we recruited 35 people across five case
studies in: Aberdeen City, Argyll and Bute, Perth and Kinross,
Renfrewshire and the Scottish Borders (See Appendix 2 for profiles).

" The ‘Squeezed Middle’ reflects a category of low to middle income households who are feeling
the impact of the recession because of wage stagnation and a decline of in-work benefits. They
earn below the median income, but are not reliant on social-security benefits (The Economist
2013).



These locations were chosen to reflect variances in house prices and
tenure structures, as well as to allow for an exploration of rural and urban
differences.



2. Policy Context

2.1. This chapter provides an overview of existing knowledge and research
into the ‘housing aspirations’ of Scotland’s population, covering issues
relating to tenure, property type, location, and differences within and
between different demographic groups. It provides necessary contextual
information to this study.

2.2. Previous research commissioned by the Scottish Government (Ipsos-
MORI 2010) has shown that the maijority of the population ‘aspire’ to
homeownership, reflecting its status as the dominant housing tenure in
Scotland, whereby 61 per cent of households are owner-occupiers.
Household preferences for homeownership are often underpinned by the
financial attractiveness of the tenure. Many people perceive it to be more
financially advantageous, viewing property as an asset that can be either
used as a future investment, or to provide security for their family by passing
it on to future generations (Lowe et al 2012; Clegg et al 2007). This sense of
ownership has also been cited as providing households with the flexibility
and independence to carry out modifications and improvements to their
homes, avoiding reliance on landlord-tenant relationships and providing
feelings of security, freedom, responsibility and status (McKee 2011; Monk
et al 2011). In addition, paying a mortgage may be seen as preferable to
paying rent, as the household may eventually reduce their housing costs by
paying a mortgage off, as opposed to paying rent to a landlord indefinitely
(McKee 2015; Edwards 2005).

2.3. Yet, while homeownership remains a strong future goal for people —
even in light of the negative impact of the recent credit crunch (Ipsos-MORI
2010), research suggests that increasing numbers of households find it
difficult to realise it. Access to owner-occupation has been affected by a
number of factors, including the withdrawal of historic policies such as
MIRAS and restrictions in Right to Buy? discounts that facilitated home
ownership for previous generations, declining affordability as property prices
rise ahead of household incomes, and the dual combination of large
deposits and stricter mortgage lending criteria (Halifax 2015; Moore 2013).
One consequence of this is that homeownership has become unobtainable
for many people. Research has highlighted that non-owners in Scotland
save the least money towards house deposits each week (£25) compared to
other regions of the UK (Halifax 2015). Constrained access to owner-
occupation has in turn led to changes in the tenure structure in Scotland,
whereby the private rented sector (PRS) has more than doubled since 1999.

% The Housing (Scotland) Act 2001 introduced the modernised Right to Buy, which restricted
available discounts and increased the qualifying period. The Housing (Scotland) Act 2014 will end
the Right to Buy from 1% August 2016 for housing association and council tenants.
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This recent growth parallels a fall in the number of owner occupiers and
shrinkage of the social rental sector (Table 1).

Table 1: Tenure Change in Scotland, 1999-2014 (Scottish Household Survey 2015)

1999 2006 2014
Owner-occupied 61% 66% 60%
Social housing 32% 25% 23%
Private rented 5% 8% 14%
Other 2% 2% 2%
24. These trends indicate that particular housing tenures may become

more or less realistic, obtainable, and attractive to households at different
times according to their framing by wider social and economic policies and
processes, as well as individual notions of opportunity and constraint. The
proportion of owner-occupiers has declined slightly in recent years, with
research undertaken by Ipsos-MORI (2010) highlighting that many people
became more aware of financial risks associated with the tenure in the wake
of the recent credit crunch. These concerns mirror the findings of other
studies, which indicated that some individuals may see homeownership as a
financial burden and harbour concerns as to their ability to maintain
mortgage repayments in the event of changes to their personal
circumstances or income (Edwards 2005). Declining affordability has led to
changes in household behaviour amongst prospective first-time-buyers, with
evidence suggesting that they are delaying owner-occupation until later in
life, as property prices rise ahead of household incomes (Scottish
Government 2009). But economics is not the only driver, for as already
highlighted government intervention in housing also plays a key role in
shaping available opportunities.

2.5. While homeownership remains the largest tenure in Scotland, not all
households necessarily desire to become owners. Evidence shows that
some households prefer to rent in the social rented sector due to reasons of
low and predictable costs, better affordability in relation to incomes, tenure
security, and reduced tenant responsibility for maintenance and repair
(Craigforth 2015; McKee 2011; Clegg et al 2007). Social housing is
perceived to offer a stable and secure home without the risks or expense
associated with owner-occupation, with certain demographic groups such as
young people and vulnerable households regarding it as a positive and
aspirational tenure of choice, particularly if they have at some stage lived in
the sector (Smith et al 2014; Clapham et al 2012; ECOTEC 2009).
Research by Ipsos-MORI showed an increase between 2007 and 2010 in
the proportion of people who, post-recession, viewed social renting as a
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more stable tenure choice than owning, highlighting the dynamic and
changing nature of aspirations in accordance with social and economic
trends. Yet access to social housing is constrained for many households,
partly due to limited supply but also allocations policies that prioritise those
in greatest housing need (McKee and Phillips 2012).

2.6. The difficulties in accessing homeownership and social housing have
contributed to a growth in the private rented sector in Scotland, particularly
amongst certain demographic groups such as young people, lower-income
families, and more vulnerable households. The flexibility of the PRS may be
attractive to certain demographic groups, including young professionals,
students and seasonal workers for whom the tenure may offer particular
lifestyle advantages (Robertson et al 2014; Kenyon and Heath 2001).
However, evidence shows that tenant experiences of the PRS are
sometimes problematic due to issues of affordability, tenure insecurity,
quality, and relationships between tenants and landlords (McKee and
Hoolachan 2015; Scottish Government 2009; Smith et al 2014). It does not
at present meet the requirements of all households, illustrated by survey
data indicating a decline in people’s desire for private renting when they next
move (Ipsos-MORI 2010).

2.7. In addition to tenure, it is also important to recognise the
interrelationship between housing type, tenure and location. While
households may have aspirations for a particular tenure, they may also have
subjective preferences for particular locations or property types. For
instance, evidence has shown that the moving aspirations of social renters in
Scotland tend to be related to desires for a better location or different
property type to meet specific household needs, within the social rented
sector (Ipsos-MORI 2010). Locational preferences can have a strong
influence on housing aspirations, evidenced by the popularity of some house
types in one area, and their unpopularity in another, showing that apparently
undesirable house types may be viewed positively if located in particular
areas (Townshend 2006). Moreover, the literature on residential mobility
has long highlighted that people wish to live in areas with people ‘like
themselves’ (Hedman et al 2011; Rossi 1955), which may contribute to
patterns of segregation. Indeed, the changing socio-economic profile of
social housing tenants since the 1980s has been a factor in reducing the
perceived attractiveness of living in the sector (McKee and Phillips 2012;
McKee 2011; Damer 1989; Forrest and Murie 1988).

2.8. Housing aspirations have an additional spatial dimension, in that the
housing decisions that people make are intertwined with locational
characteristics and attachments, and involve trade-offs between pragmatic
concerns and the satisfaction of particular goals. The cost of living in
particular areas can enhance or prohibit the aspirations of people and their
ability to exercise ‘choice’ in the housing market, while research shows that
links to labour markets, services, and transport are important factors that
influence residential mobility (McKee and Hoolachan 2015; Hickman et al
2007). The latter issue is especially important in rural communities, which
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often experience out-migration as households migrate or commute to find
work (Stockdale 2006; Jones 2001). In addition, locational preferences
include the physical, social and historical attachment that households have
to places, where family and community networks are highly valued and
people elect to live in particular neighbourhoods according to notions of
identity and belonging (Cole 2013; Paton 2013).

2.9. It is clear that the notion of housing aspirations is complex and that
there are a number of factors to take into account when trying to understand
how aspirations are formed and shaped. Aspirations can vary over time,
place, and are influenced by the evolving needs, preferences, and
expectations of different demographic groups at different periods in the
lifecycle, and within specific social, cultural, economic contexts (Beer et al
2011). High importance may be placed on particular property
characteristics, for instance families often aspire to live in larger homes
(Clegg et al 2007), and having adequate space, warmth and quality are seen
as fundamental necessities regardless of tenure (Gannon and Bailey 2013).
Aspirations are also likely to vary according to demographic groups. For
instance, living in homes with specific adaptations and amenities strongly
influences the housing decisions taken by disabled people (Mackie 2012;
Dean 2003), while the needs of minority ethnic communities vary in terms of
dwelling size, location, tenure, and cultural dimensions which may
necessitate particular property types and homes (Netto et al 2011; Houston
and Allen 2004).

2.10. While housing aspirations are often equated with tenure within the
policy literature, with household preferences for homeownership being the
dominant theme, this review has highlighted the need to consider a broader
understanding. Moreover, if we look beyond the housing literature we begin
to see a more complex understanding of ‘aspirations’, which draws attention
to how personal goals evolve and interact with social, economic, cultural and
geographical contexts (Speilhofer et al 2011). This suggests a need to
consider people’s subjective preferences in tandem with their objective
conditions (e.g. economic resources, local housing opportunities), in order to
deliver a more holistic and nuanced understanding. This is the approach to
aspirations we adopt in this research project.
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3. Findings

Housing Aspirations in Hard Times

Understanding Aspirations

3.1. As highlighted in Chapter 2, the concept of aspirations is both
contested and complex. In essence however, it captures how personal
goals are situated in, and constrained by, broader structural factors. As our
data highlights aspirations are formed by a complex relationship between
people’s subjective desires (their personal ‘preferences’), and objective
reality (what their economic resources and housing opportunities allow).

3.2. By understanding aspirations as being influenced by the context in
which they are formed we can better understand their dynamic and changing
nature. Aspirations are affected by particular opportunities and constraints,
for example the Right to Buy afforded many households in the 1980s the
opportunity to buy their council house at heavily discounted rates. By
contrast, the lack of available affordable housing at present has resulted in
more and more young people living in the PRS for longer. To fully
understand people’s housing aspirations it is important to understand how
personal goals are embedded in, and shaped by, the wider social, economic
and cultural context, which changes over time. This dimension has often
been neglected in housing policy debates, where aspirations are often
considered only as individual ‘preferences’ without any reflection on how
these are shaped and come to be. As the remainder of this sub-section will
highlight it is however vital to consider the dynamic relationship between the
two (subjective desires and objective reality).

Levelling Down of Expectations

3.3. An examination of generational differences highlights this point well.
Our data indicated strong aspirations to own amongst the older cohort within
our sample (aged 45+), with people commenting how it was the most natural
progression for people of their generation, and how they were supported in
pursuing owner-occupation by policies such as the Right to Buy and
Mortgage Interest Tax Relief at Source:

“‘My generation that’s what we did, we got onto the housing ladder” (Participant 6,
female/65+/homeowner/Falkirk).

3.4. By contrast the under 35s were more pessimistic about their ability to

get on the property ladder, citing ‘affordability’ as the main barrier to realising
their long-term preferences for homeownership.
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3.5. People however thought about affordability in different ways linked to
how it subjectively related to their own personal situation.® For some, the
financial barrier was meeting the monthly PRS rent, for others it was saving
the substantial deposit required for a mortgage, whilst others faced more
immediate challenges of having the job security and income required to
meet monthly housing payments, or had experienced income drops because
of Housing Benefit shortfalls caused by welfare reform.* Other demands on
household income (e.g. maintenance, bills) were also factors:

“It's the deposit. I've got money in the bank but there’s no way if they were asking
£30,000, maybe £10,000. There should be a bit of flexibility for first-time-buyers
because they are wanting people to buy houses, but if you put in legal fees and
everything it's costing you a lot of money” (Participant 26, male/35-44/social
renter/Aberdeen).

“I'd like to move up in the council to make enough to support the weight of a
mortgage” (Participant 63, female/25-34/PRS/Renfrewshire).

3.6. Indeed, discussions of affordability highlighted strong links between
housing and labour markets, with economic precariousness being a key
challenge for those trying to access homeownership: a finding echoed by
other research (McKee and Hoolachan 2015; McKee 2015). Affordability
then is not simply a housing issue, but reflects the wider economic prosperity
of the nation, including wage levels and the cost of living as Vignette 1
highlights. Yet these dimensions are not necessarily well captured by
objective measures, which historically tend to use affordability ratios or
residual incomes (Tang 2009). Further qualitative research is needed to
explore in more depth these subjective interpretations of affordability across
different groups and geographies, in order to provide policy makers with a
more nuanced understanding of how people manage their housing costs in
relation to other pressures on their income. This in turn could help inform
policy debates about housing affordability across all tenures, as well as
provide evidence for the development of support measures.

% Our own approach to ‘affordability’ is to see it as a contested and subjective concept. It reflects
personal judgements of one’s own financial circumstances, which are in turn shaped by wider
structural factors (e.g. wage levels, local employment opportunities, cost of living)

* This related to Local Housing Allowance changes brought about by reforms to the Shared
Accommodation Rate of Housing Benefit, which now affects under 35s, as opposed to under 25s.
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Vignette 1 Economic Precariousness: George’s Story

George, a young single male living in supported accommodation struggles
with having to pay full rent and council tax as well as other household bills.
Although happy in his social rented property he expressed a long-term
preference to one day own his own home. However, changes in the wider
economy have tempered his ability to do so. Despite having two jobs he was
still struggling to make ends meet, never mind save up the required amount
for a deposit:

“It’s just money | think to be honest [...] It’s hard. | work two low paid jobs
because of the fact that with the one job most of my money’s away before |
have even got food or shopping and anything like that” (Participant 25,
male/25-34/social renter/Glasgow).

George described how he was also trying to save for a van in order that he
could go into business as a self employed gardener. George admits that the
realisation of this ambition looks less likely as each day passes.

3.7. Whilst the majority of participants in the study articulated long-term
preferences to own their home, it is nonetheless important to avoid simply
equating aspirations with homeownership. Many of the current (and
previous) social renters in our sample asserted a desire to remain in the
sector. In part this suggests a pragmatic adjustment of their housing
expectations in relation to their financial circumstances (i.e. they cannot
access or afford to service a mortgage), but it also reflects an awareness of
the positive dimensions of social renting. These include security of tenure;
not having responsibility for repairs and maintenance; and an affordable
rent:

“The benefits [of social renting] are it's more affordable than to try and do
something privately. | think there’s some kind of reassurance in the fact that if
something drastically went wrong you've got somebody that you can phone that will
come and hopefully fix it” (Participant 46, female/35-44/social renter/Perth and
Kinross).

“I would definitely take social renting. | think you are safer. You are less likely to
get screwed and it is easier to get repairs done, definitely. Private renting is a
mixed bag” (Participant 14, female/45-54/homeowner/Glasgow).

3.8. These important dimensions are echoed in an evaluation of tenant
satisfaction recently published by the Scottish Housing Regulator (Craigforth
2015).

Renting: the new normal?

3.9. This levelling down of expectations to own is in turn linked to the
increase in renting as the ‘new normal’. The growing phenomena of young
people under 35 spending longer periods of their lives in the PRS has been
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well documented by research into ‘Generation Rent’ (see for example,
McKee and Hoolachan 2015). This label however encapsulates a broad and
diverse range of experiences:

e The ‘Squeezed Middle’ were typified by those with long-term preferences
for homeownership, but who could not yet afford a deposit and therefore
had little ‘choice’ but to rent privately. They did not see social housing as
an option, partly because they did not perceive that they would have
sufficient priority to qualify, but also because they had no or little control
over where they might be allocated a property, and feared being putin a
‘bad’ neighbourhood where they did not want to live. Vignette 2 highlights
some of the issues faced by this group.

e Households on low and/or insecure incomes in the PRS expressed
more mixed tenure preferences. Some aspired to a social rented property
because of perceptions it was more affordable, secure and the landlord
would maintain the property, whereas others held long-term goals to be
homeowners, despite significant financial barriers.

e The under 25s in our sample tended to be still living in the family home.®
Some were very pessimistic about their chances of accessing
homeownership, whilst others did not seem to have a grasp of the reality
of the housing market and what housing costs in relation to average
wages. Student debt was a further issue for some, for loan repayments
both reduced the income they had available to save for a mortgage
deposit and spend on current housing costs.

° Figures from ONS (2013) highlight that 26 per cent of 20-34 year olds in the UK are now residing
in the family home.
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Vignette 2 — The Squeezed Middle: Alison’s Story

Alison and her partner managed to get onto the property ladder with ease in
2004 when they bought what they intended to be a one bedroom starter flat.
When their son was born they were on course to realise their aspirations of
buying a larger family home when the banking crisis and subsequent
recession completely changed their financial position. They ended up
voluntarily surrendering their property back to their mortgage provider, as
they were struggling with repayments and it no longer met their needs.
However, they were still left with outstanding mortgage debt to repay due to
negative equity. The family are now living in the private rented sector, and do
not see themselves buying another property:

“My partner works night shifts, and we were in a one-bed flat and basically
there was no place for him to get peace and quiet to sleep. But unfortunately
due to the recession and stuff and money, we couldn’t afford to get a
mortgage for a bigger property. So basically we ended up voluntarily
surrendering our flat” (Participant 5 female/25-34/PRS/Fife).

Location, Location, Location

3.10. Despite a tendency in housing debates to equate aspirations with
homeownership, this research highlighted that location (as opposed to
tenure or house-type) was the most important element of people’s housing
preferences:

‘I didn’t buy the house | bought the location. It's not the ideal house” (Participant
75, female/45-54/homeowner/Dunblane).

3.11. This highlights that people buy into a neighbourhood, as much as a
particular property or tenure type, a finding reinforced by research into
residential location preferences (Hedman et al 2011; Rossi 1955).

3.12. The dimensions of location that were emphasised as important were
wide-ranging and often varied by age and household circumstances:

e Access to labour markets: being able to access paid employment.
Often cited as a challenge for people in rural areas.

e Access to services: both public and private, such as libraries, post
offices, banks, housing offices, GP surgeries, local shops and
pharmacies.

e Good transport links: to work, but also where a household lacked a car
and needed to access services and amenities (as outlined above).

e Perceived quality of schools: one of the top priorities for those with
children.
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e Access to leisure and shopping: needs varied across the life cycle. For
example, whilst older households made references to retirement pursuits,
those with children were interested in youth activities.

e Neighbours and the Neighbourhood: ‘good’ neighbours and a tidy well-
kept environment including public spaces; often contrasted to noisy, anti-
social neighbourhoods with perceptions of drugs and crime.

e Green spaces: such as parks and other public areas to be used for
leisure and recreation.

3.13. Peoples’ location preferences were complex and multifaceted as one
participant reflected:

“Because the place you live just affects your life in so many ways. It affects your
commute. It affects your ability to do your ordinary errands. It affects your ability to
have your kids in a decent school. So the place affects so many other things.
Whether you are in a mortgage or if you rent or not, it affects the amount of money
you have in your pocket” (Participant 14, female/45-54/homeowner/Glasgow).

3.14. In addition to labour market and infrastructure dimensions, the social
dimensions of place were also evident, most commonly, the importance of
being close to, and embedded within, family and community networks as
Vignette 3 illustrates. As previous research has highlighted, place
attachment is particularly strong in low-income neighbourhoods (Batty et al
2011).

3.15. Whilst the younger members in our sample emphasised the
importance of family support in providing childcare, those at the older end of
the age spectrum highlighted the need to be close to family for support due
to illness or disability. Where no family was present locally, neighbours were
often utilised as a valuable safety-net.

3.16. Perhaps unsurprisingly those individuals who ranked tenure or type as
more important reported having problems with the condition of their property
(type), or were unhappy with the cost and insecurity of living in the PRS
(tenure).

3.17. Yet it was clear that people do not think of these elements (type,
tenure and location) in isolation; they are entangled and interwoven, and
reflect need, opportunities and constraints both now and in the future.
Debates about housing aspirations therefore need to situate people’s
preferences within this broader context, considering not only the dynamic
relationship between the subjective and the objective, but also between
tenure, house type and location.
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Vignette 3 Place Attachment — Julia’s Story

Julia moved out of the parental home and in with her partner who had a
mortgaged property in her local area. She says they hope to one day be able
to move to a bigger property, but she would not consider moving out of the
area where she grew up because of family ties and strong place attachment:

“Well | grew up in Erskine, also my family are nearby so they are not far away.
| am very much family orientated so | always nip up to my gran’s, my auntie’s
and they always nip round to mine. | like having a full house and inviting
everyone over. The schools in the area are great and so thinking for the
future when | eventually have kids, | know that the schools will be great
because | went to them, and | know basically everyone in the
area”(Participant 45, female/16-24/living with partner/Renfrewshire).

Julia wanted her children to grow up in the same area that she did, so they
could enjoy the same family bonds she took support from.

Drivers of Housing Aspirations

3.18. As this section will highlight, aspirations are shaped by the dynamic
relationship between subjective preferences, and the objective reality of
economic constraint and available housing opportunities.

Shortage of Affordable Housing

3.19. Across the sample individuals asserted the need for more ‘affordable’
housing to be built: both in the private (homeownership) market, and with
regards to more traditional social rented housing. As outlined in 3.5,
participants had diverse perceptions of affordability. They reflected both on
the costs of purchasing/renting a home relative to incomes (and compared to
previous generations), a perceived shortage of supply, as well as potential
developments being hindered by people demonstrating ‘not in my back yard’
attitudes (NIMBYism)®. Whilst some reflected on the challenges this created
for their own housing opportunities, older participants made reference to the
negative impact the perceived ‘housing crisis’ was having on their children
and grandchildren whom they regarded as being disadvantaged. This issue
of inter-generational inequalities will be returned to later:

“This house which has 4 bedrooms and another sitting room was under £5000
when we bought it; they’ve (house prices) gone up astronomically [...] | think they
have to try and come down a bit so that people, young people particularly, can have
a chance to buy a house” (Participant 10, female/65+/homeowner/Highlands).

®NIMBYism has been widely documented in planning research (see for example, Matthews et al
2015). It draws attention to opposition to new developments from local people.
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“There is so little social housing left. It is very, very difficult for people that are on
low to medium wages to get married, have children and have them living in a
reasonable dwelling” (Participant 14 female/45-54/homeowner/Glasgow).

3.20. The Right to Buy policy was frequently cited as a driver of this
generational shift in housing opportunities, with many participants
commenting how pleased they were it was to be abolished. Including those
who had directly benefited.

3.21. Amongst those with frustrated aspirations to own, the links between
housing opportunities and the wider economy were apparent, with young
households despondent that their salary could not service a mortgage never
mind allow them to save up for the required deposit to buy a property. This
sense of frustration at being trapped in the PRS has been echoed in other
research on this topic of ‘Generation Rent’ (McKee 2015). Yet as will be
discussed further, there were also PRS tenants who wished to access social
housing and who wished to stay in the PRS. Not just to cushion themselves
from the impact of Housing Benefit reforms (see 3.5), but also recognising it
as a vital safety-net in times of crisis. For example, some participants
described social housing as being critical to them being able to escape
domestic violence or homelessness, others how it provided them with the
supported accomodation they needed to live independently.

3.22. Across the sample older participants were more likely to recognise the
positives of social renting, and argue for a return to a greater role for the
sector in housing the nation’s population. As the quote below suggests this
is perhaps because they had direct personal experience of living in the
sector and could appreciate the benéefits it could offer:

“I was brought up in a council house all my life [...] it's good in a way because if you
are having a hard time and things go wrong with the house it's going to get done as
part of your rent whereas (with homeownership) you’ve not just got to pay the
mortgage you’ve got to find money for anything that goes wrong with the house [...]
| think there should be more social housing to rent” (Participant 50, female/45-
54/social renter/Falkirk).

3.23. Whilst the majority of participants expressed long-term preferences for
homeownership, this was not a universal position, with positive aspirations to
rent (in both social and private sectors) also evident. These diverging
opinions underline the need for a broad spectrum of policy responses to
meet the preferences of different socio-demographic groups. This point will
be returned to in Chapter 4.

Precariousness of the PRS at Bottom End

3.24. The PRS is a highly diverse sector, and growing even more so.
Historically associated with mobile young professionals and students, it is
now housing a much broader spectrum of households including those on low
and insecure incomes, and in receipt of social security benefits.
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3.25. The private renters in our sample placed a strong emphasis on the
flexibility the tenure had to offer, and of having a landlord who was
responsible for repairs and maintenance:

“I like the fact that if anything goes wrong, me and my flatmate don’t have to pay for
it. The landlord has got to cover it. It's not really my responsibility” (Participant 20
female/25-34/PRS/Glasgow).

3.26. For those with financial resources, they were able to navigate the
market and secure a property that offered a good standard of living and fitted
in with their lifestyle. Those in the ‘squeezed middle’ with frustrated
aspirations to own were however more likely to lament the cost of renting
privately, which was often regarded as ‘throwing money down the drain’:

“Yes certainly you can’t avoid but feel a very big chunk of your monthly income is
going down the drain, it's not going anywhere you know, you’re not making it work
for you in the future” (Participant 33, male/25-34/PRS/Stirling).

3.27. However, it is at the bottom-end of the market where more acute
problems were apparent. Low-income households were in a more
vulnerable position, especially in high demand rental markets such as
Aberdeen. The experiences of our private renters highlighted the
persistence of illegal landlord practices and a lack of enforcement of existing
legislation, for example:

e Unwillingness of landlords to carry-out repairs: most commonly
mentioned were in relation to draughty properties with poor/faulty heating,
highlighting possible breaches of the ‘Repairing Standard’.

e Unlawful retention of deposits: not being held in Tenancy Deposit
Schemes, with tenants also drawing attention to disputes about deposits
being retained for cleaning and/or repainting.

e Lack of written notice of landlord inspections: turning up at the
property unannounced for no reason.

3.28. A further recurring theme was a lack of security because of the short-
term nature of the assured tenancy agreement (6 months typically). This
was a source of anxiety for some, especially those with young children. Also
apparent was a reluctance by tenants to uphold and enforce their rights for
fear of a summary eviction, and/or the denial of the all-important landlord
reference they needed to get another property. This is highlighted in
Vignette 4.

3.29. A strong theme emerging from all the PRS tenant interviews was the
importance of the tenant/landlord relationship. Whilst those with negative
experiences described unresponsive or over-bearing landlords, by contrast
those with more positive narratives stressed good communication and a
quick response when they reported issues.
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3.30. Perceptions of the PRS, sometimes founded on direct experience,
sometimes not, proved to be a pivotal driver for aspirations to live in other
tenures: both homeownership and social renting. This underlines how
personal preferences cannot be considered out of context, for they are
shaped and moulded by the wider context of opportunity and constraint in
the housing system.

Vignette 4: Tenants’ Rights in the PRS — Sharon’s Story

Sharon lived with her partner and two sons. She had previously made a
homeless application to her local authority but was told that she did not have
enough points. The family then had no choice but to take privately rented
accommodation in Dundee, but found that it was too expensive, and moved
to cheaper PRS accommodation in nearby rural Fife.

The family appreciated the quietness of their location and the fact that unlike
their last tenancy, they did not have to suffer the behaviour of anti-social
neighbours, or living in flatted accommodation. They were less happy about
the condition of the property, including faulty heating, and the landlord’s
unwillingness to do repairs:

“If the landlord was good at doing repairs I’d probably be a lot happier but |
just feel it’s a waste of time, you tell them that some things need done and
they say they’re going to get somebody out to fix it and they never ever do”
(Participant 1, female/45-54/PRS/Dundee).

Sharon was reluctant to enforce her rights regarding repairs, because of
fears it would damage her relationship with the landlord and the family would
be asked to leave. She wished to exit the sector and access a social rented
property but felt it was unlikely to happen.

Changes over the Life-cycle

3.31. Considering the other dimension of housing aspirations: people’s
subjective preferences, these were shaped to a degree by stage in the life
cycle. People envisaged their housing needs, and in turn their preferences,
changing over time because of shifts in household size (both growing and
declining), and a need for adaptations in older age, or because of an illness
or disability.

3.32. For example, those with young children or planning a family in the
future (typically 24-35 age bracket) expressed preferences for a family-sized
home, with a front and back door, and a good sized garden for their children:

“We want a family house in which we can stay for a long time. A garage, garden
and at least three bedrooms are a must” (Participant 63, female/25-
34/PRS/Renfrewshire).
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3.33. Young adults still in the parental home aspired to independent living,
whilst those already in the rental sector expressed frustrated aspirations to
own. This is not surprising for the housing studies literature has long
highlighted the importance of leaving the parental home in transitions to
adulthood, and how this is often bound up with new family formation (see for
example, Jones 1995).

3.34. Older households (65+, most of whom owned their property in our
sample) talked about downsizing not for a smaller property per se, but rather
to have everything on the one level (e.g. bungalow or cottage type property).
Indeed, many of our older participants lived in properties much larger than
they required:

“Given my age, | am a pensioner | would probably think about moving to a flat, a
level flat, maybe a bungalow or a ground floor flat” (Participant 66,
female/65+/homeowner/Renfrewshire).

3.35. The majority however expressed no real desire to move, with several
claiming they already had their ‘ideal’ property. This was linked to wanting to
age in place and remain in their home, which they had become attached to
over time, and in which they had accumulated a lot of possessions:

“We have been married for a thousand years now and we have got a lot of stuff [...]
financially | don’t need to downsize and | am in the house of my dreams. | will not
be moving from this house other than in a wooden box” (Participant 28
male/65+/homeowner/Aberdeen City).

3.36. By contrast recent research has highlighted a desire amongst some
older households to change tenure due to challenges in maintaining their ex-
local authority property, and the need for adaptations (Satsangi et al 2015).
This was not a theme that emerged in this study, but the cost of
maintenance was an issue raised by homeowners more generally.

3.37. First-time-buyers described how they wanted to move up the housing
ladder, progressing from a starter home (often a flat) to having their own
“pback and front door”. Indeed, discussions of density tended to be
dominated by long-term preferences for detached properties, away from
noisy neighbours. By contrast to first-time-buyers, those participants aged
55+ described a lower likelihood of moving home again, and of feeling
settled in their property.

3.38. As discussed in previous sections, tensions were evident between
tenure, type and location with some participants (especially at the low to
middle income end) describing how they had to make trade offs. For
example, some described how having stretched themselves for a mortgage
they could not afford to maintain or repair their property.
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Lifestyle Choice

3.39. Again, returning to the relationship between subjective preferences
and objective reality a small number of participants talked about tenure and
locational preferences in relation to lifestyle choices. Here two distinctive
aspects emerged.

3.40. First, there was the perceived stigma of living in social housing, which
dissuaded a small number of households from considering that tenure as an
option. Linked to this some participants expressed a view that it should only
be for people in ‘need’, and so was not for ‘them’. Second, there were also a
small number who opted to rent privately as it enabled them to have a
property type and location that they could not afford to buy. Whilst some in
this category could afford to buy a property in certain neighbourhoods, these
were not regarded as places they wanted to live in:

“I could rent something far nicer than | could afford probably to buy” (Participant 35,
male/25-34/lived with parents/Aberdeen City).

3.41. This trend is evident in previous research into low-cost
homeownership, which highlighted a preference for a new-build shared
equity property over ex-local authority properties for sale on the open market
(McKee 2010).

3.42. Uniting both these examples is the way in which tenure and location
are interconnected, thereby underlining the importance of not considering
these dimensions in isolation. For example, were social housing to house a
broader cross-section of the population as it did in the past, people’s
attitudes towards it may shift. Similarly, if there were stronger mechanisms
to address concerns about security of tenure and conditions in the PRS it
may become more attractive. Indeed, measures in the Housing (Scotland)
Act 2014 and ongoing consultations on reforming PRS tenancies aim to
address precisely these concerns about private renting.” So whilst the
majority of participants expressed long-term preferences to own their home,
this needs to be situated within an understanding of how aspirations are
shaped by the broader social, economic, cultural and political context.

"The Housing (Scotland) Act 2014 introduces a new Private Rented Housing Tribunal to settle
disputes; introduces new safety requirements on landlords; and allows third parties (e.g. local
authorities) to refer concerns about the condition of PRS properties (Joint Housing Policy and
Delivery Group 2015). In addition the consultation on reforms to PRS tenancies proposes greater
security of tenure, giving tenants a stronger basis to assert their rights (Scottish Government
2015).
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Diversity between People and Places

Inter-generational Inequalities

3.43. As mentioned previously, there are significant differences in housing
aspirations between older and younger people. This levelling down of
expectations to own was driven primarily by challenges in securing mortgage
finance. Historical housing policies of the 1980s (Right to Buy, Mortgage
Interest Tax Relief at Source) were central in enabling older generations to
access homeownership and accrue considerable housing wealth. In turn,
our research underlines how this wealth is also being passed down the
generations through financial help and subsidised accommodation to
children and grandchildren. This underlines the important role of family
support in enabling young people to get on the housing ladder; a finding
previously identified in other research on this topic (McKee 2015; Soaita and
McKee 2015; Moore 2013):

“We lived with Mark’s parents for 18 months to save our deposit and we rented out
my flat and then sold my flat in the latter stages to go onto the Help to Buy scheme”
(Participant 27, female/25-34/homeowner/East Dunbartonshire).

“I'm sure my sons will be staying at home a long time, this is why we are paying
them off to leave! Otherwise they will stay at home to save™ (Participant 50,
female/45-54/social renter/Falkirk).

3.44. These inter-generational transfers of both financial help with deposits
and rent-free (or susbsidised) accommodation in the parental home,
highlights the way in which homeownership may increasingly be becoming
the preserve of young people who can benefit from familial financial support.

3.45. Despite this, there was no evidence of inter-generational tensions or
conflict. Indeed, baby-boomers expressed sympathy for younger family
members and the challenges they had navigating the housing market.
Although a small number commented that younger people today expected
‘too much too soon’, fuelled by easy credit and poor financial planning.

3.46. Similarly, the under 35s in our sample tended to blame their situation
not on generational inequalities but on the wider economic context (e.g.
austerity, difficult labour markets). These frustrations were most evident
amongst the ‘squeezed middle’ — the group in our sample who tended to be
living in the PRS due to their inability to access homeownership. This group
were most likely to extol the virtues of homeownership, and highlight the
negatives of renting. In particular they drew attention to the freedom,
autonomy and financial investment that homeownership could bring.

3.47. Unlike the frustrated renters, by contrast, the older members of our
sample (65+) tended to be largely happy with their housing situation. Many
were outright owners who had realised their housing aspirations for
homeownership.

25



3.48. A nuanced understanding of housing aspirations demands getting
beyond inter-generational differences, and considering the diversity of
experience within age cohorts. This was particularly evident amongst the
younger age groups (under 35s). For example, between those who could
access family support and those who could not, and those in stable, well-
paid employment and those in a more economically precarious position.
The under 35s who were feeling the brunt of labour market changes
described having to make trade-offs between housing and other financial
commitments, such as childcare costs and household bills:

“I think it's so hard for normal people, as you said before, people who don’t have
banks of mums and dads, to save up that deposit. Already our rent is really high,
food is really high, petrol is expensive, so where do you get to save your money?”
(Participant 20 female/25-34/PRS/Glasgow).

3.49. Although beyond the findings of this project, other research has drawn
attention to the barriers facing vulnerable young people who cannot remain
in the family home, or whose parents lack the financial resources to be able
to provide assistance (McKee and Hoolachan 2015; Soaita and McKee
2015; Jones 2002). These challenges are exacerbated even further when
young people themselves are on low and/or insecure incomes. The under
35s have been hit hard by a contracting welfare safety-net as a result of the
UK Government’s welfare reform agenda (Beatty et al 2014), moreover, the
shift in higher education away from grant support to student loans in recent
decades has left young people with reduced disposable income when they
start their careers (Macpherson and Lidell 2013). Their parents and
grandparents faced a very different set of circumstances and transitions to
independent living (Jones 1995).

3.50. In terms of other elements of intra-generational differences a lack of
available adapted accommodation was highlighted; an issue that affected
those with disabilities across different age cohorts. Where suitable housing
was deemed to exist it was often not in locations where the households
necessarily wanted to live, again highlighting tensions between house type
and location. Vingette 5 unpicks some of these tensions.
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Vignette 5: Disabled Households Feeling Trapped — Suzanne’s Story

Suzanne became disabled as the result of a complication during the birth of
her second child. Consequently, she and her family had to relinquish the flat
they owned and take an adapted council house. However the only suitable
property immediately available was far away from where they wanted to live.
The family therefore had to make the difficult choice to uproot their family
from where they had established support networks:

“My daughter had a really good set up in her first year of school where we
were [...] but she doesn’t get the support here and | find I’'m more stressed. |
have hospital appointments on average three times a week [...] and |
constantly panic here because if | get to the point where | can’t drive [the]
only person I’ve got that can give us assistance is my mum and she’s now
over an hour away. It is a really lovely house and it is so much more
accessible and that is great but we’ve had to make probably quite a lot of
sacrifices” (Participant 46, female/35-44/social renter/Perth and Kinross).

Suzanne argued there was a need for more adapted accomodation so families
were not forced to move outwith their local area to access suitable housing.

3.51. These reluctant moves often resulted in people having to give up
valuable social networks, and contributed to them feeling ‘trapped’ in their
home because there were limited options in terms of location choice.

Geographical Differences

3.52. When considering aspirations as the dynamic relationship between
subjective preferences and objective conditions, the role of geography in
creating constraints and opportunities becomes only too apparent.

3.53. Housing markets were deemed more competitive and expensive in
locations where labour markets were buoyant (such as Aberdeen). By
contrast in areas where housing costs were typically lower (such as
Renfrewshire), links between housing and labour markets worked in different
ways. In these locations, the issue was one of low and insecure income,
and unemployment. More qualitative research is needed to understand the
inter-connections between housing and labour market opportunities in the
Scottish context across divergent geographies. Yet, this also needs to be
situated within a qualitative understanding of ‘affordability’, which recognises
affordability as being inherently subjective and contested (see 3.6).
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3.54. Distinct pressures were also evident in rural areas across a number of
dimensions:

¢ More limited housing opportunities: across all tenures, but a particular
issue for young people wishing to leave the parental home. This is a
finding previously identified by other research, which highlights shortages
of affordable housing because of properties being purchased as second
homes and used for holiday lets (McKee and Hoolachan 2015; Jones
2001).

o Difficulties accessing services: this was linked to spatial proximity but
also access to transport, making it more difficult to go shopping for
essentials, and access public and private services (see 3.11).

e Lack of accessible transport: this limits job opportunities and access to
services, especially for those who do not have their own car and were
dependent on public transport. Older participants (over 65) expressed fear
of becoming isolated should important bus services end, or if they were no
longer able to drive due to ill-health.

e Challenging labour markets: as previous research has highlighted
young people often have to out-migrate to access education and
employment opportunities (McKee and Hoolachan 2015; Stockdale 2006;
Jones 2001). More limited employment opportunities in rural areas mean
wages can be lower, which in turn impacts on the affordability of housing
for local people.

3.55. These challenges not only pose barriers for people wishing to remain
in the area where they grew up, but also puts additional financial pressure
on the household budgets of all members of the local community:

“It's a lovely area being next to the loch [...] however being so far away from it all
wears thin, and this takes a big chunk out of my money because of petrol”
(Participant 62, female/35-44/PRS/Argyle and Bute).

“‘Every time you want a pint of milk for example, it's four miles to the nearest
supermarket from here and you’ve got to go in the car so then you think do you
really need it, can you manage without, what else can you do at the same time”
(Participant 50, female/45-54/social renter/Falkirk).

3.56. A further issue evident in rural areas was the greater incidence of
properties being off the main gas grid, making them cold and expensive to
heat, which added to household costs. Interestingly this was perceived as
part of rural living, and was not discussed as a driver to move.
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Knowledge about Available Housing Options

Alternative Housing Options

3.57. It was clear from the research that there was a lack of knowledge
about housing options beyond the three main tenures (owner-occupation,
social renting, PRS).

3.58. Of all the Scottish Government’s housing initiatives Help to Buy was
the most well known, with a small number having some awareness of shared
equity and the older shared ownership schemes, albeit this was often based
on misunderstandings:

“Does [shared ownership] mean you are renting a room in your house?” (Participant
22, female/35-44/homeowner/South Lanarkshire).

“Yes, I've heard of [shared ownership] but | thought you had to have a council
house?” (Participant 5, female/25-34/PRS/Fife).

3.59. There was limited knowledge of current opportunities for Mid-Market
Rent (MMR) or Self-Build. Help to Buy was more well known, being
perceived by those interested in this option as allowing them to buy a bigger
home than they would ordinarily be able to afford. By contrast, intermediate
tenures such as shared equity/ownership were viewed with more scepticism,
with some participants expressing preference for a traditional mortgage:

‘I don’t know that much about (intermediate tenures) but it doesn’t really appeal [...]
| would rather just have a standard, normal mortgage” (Participant 20 female/25-
34/PRS/Glasgow).

“Well we chose (Help to Buy) because basically it allowed us to buy a bigger house
because we were getting 20% off what the house value was” (Participant 27,
female/25-34/home owner/East Dunbartonshire).

3.60. Indeed, the two respondents who were currently living in intermediate
tenures were less than satisfied by their experience of the schemes,
reporting what they perceived as hidden costs when trying to increase their
share. This was because they faced additional mortgage and legal costs
every time they wanted to increase their share in the property. Shared
owners also pay an occupancy payment in addition to their mortgage. One
participant expressed frustration with her inability to re-sell her property and
move on, blaming it on the property being over-priced in the first instance
(although this is not necessarily an issue restricted to low cost housing
options).
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3.61. This echoes previous research on low-cost homeownership initiatives
in Scotland, which highlighted a lack of understanding of how the specifics of
these schemes worked and that households were not necessarily well
informed at the point of purchase (McKee 2010). Nonetheless, evaluations
highlight that these schemes can be successful in helping buyers meet their
aspirations for homeownership over the longer-term as well as delivering on
policy commitments to mixed tenure communities (ODS 2011).

3.62. The number of properties across Scotland provided for mid-market
rent, funded by Scottish Government, rose from 18 in 2009/10 to 1006 in
2014/158. These are rented out at below-market rents on a short assured
tenancy basis. However, the lack of awareness of this option amongst
participants suggests a need for more evidence based research around the
targeting and promotion of these initiatives. As a forthcoming study of
affordable housing need in Scotland highlights, MMR can deliver the most
potential benefit in geographical locations where the gap between social and
private rents is significant (Powell et al, forthcoming 2015). MMR also
enables social landlords to diversify their business plans by offering differing
housing products to different client groups.

3.63. As mentioned in 3.19 a strong narrative throughout all the interviews
and focus groups was the need for more ‘affordable housing’ to be built.
This was linked to a perceived ‘housing crisis’, fuelled in part by personal
experiences of themselves or people they knew, but also from the media.

Where People Seek Advice

3.64. Information and advice about housing options, and how to access
them, was commonly sought from family and friends, drawing on the benefit
of their direct experience.

3.65. The second most popular mechanism was through going online to
search for properties, or to find out information about particular initiatives,
such as Help to Buy.

3.66. Given the inter-generational differences highlighted and the changing
context in which young people in particular now have to navigate the
housing market relying on older relatives for advice may not however be the
most informative option. They may not be familiar, for example, with more
recent intermediate tenure options, or be able to offer advice about how to
uphold rights in the PRS as this young person acknowledged:

“I think | would start off by asking family and friends for previous experience [....]
(but) the information available to me now might not have been available to my
parents like years ago” (Participant 45 female/16-24/living with
partner/Renfrewshire).

8 Statistic supplied by Communities Analytical Services, Scottish Government.
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3.67. There was little mention of people seeking support from specific advice
agencies, such as Citizen’s Advice, Shelter or Money Advice, except for in
times of crisis. When things did get difficult this independent advice and
advocacy service was however highly valued. A small number also
mentioned seeking advice from their local authority, for some this was
because they were local authority tenants, for others it was because they
saw the local authority as a gatekeeper to other agencies. This lends
support to local authorities potentially providing housing options advice,
beyond homelessness prevention, so that all citizens can access up-to-date
and accurate information about all tenures.

3.68. Those who expressed a preference for homeownership also made
reference to seeking help from mortgage brokers or financial advisors to
help them assess and evaluate different mortgage deals. This underlines
the importance of independent financial advice to minimise financial risk.
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4. Conclusions

Key Findings

4.1. The housing aspirations of the people of Scotland are complex and
multi-faceted. As this research highlights, policy decisions that take account
of people’s expectations need to consider how people’s aspirations come to
be. That is, how their subjective preferences are shaped and formed by
their objective conditions, such as their economic resources and the
opportunities available within their local housing market. This is vital, for
aspirations do not exist in a vacuum. They are shaped by perceptions of
opportunity and constraint, and so liable to shift and change in response to
external social, economic, political and cultural factors.

4.2. Past research has tended to equate housing aspirations with
homeownership. Whilst this study highlighted the majority had long-term
preferences for homeownership, and the existence of ‘frustrated renters’, it
also drew attention to people with aspirations to rent, and the positive value
attached to social rented housing in particular.

4.3. Whilst housing supply policy has tended to focus on national affordable
housing supply targets and initiatives to support building in different tenures,
it was evident that tenure and house-type were not the main priority for
people. The overwhelming majority of participants stressed that location
was the most critical dimension in realising their long-term housing goals. A
number of factors emerged as significant here, with variances between
different social-demographic groups. These related not just to the aesthetic
and infrastructure dimensions of where people lived, but crucially were also
bound up with social attachment to place, and familial and community
bonds. Addressing these locational preferences however requires land
being made available by planners in areas people want to live. Yet this is
more than just a planning issue. It requires a shift in policy thinking to
consider housing in its more holistic sense, as a ‘home’ nestled within a
wider place-based community and regional economy.

4.4. The drivers of housing aspirations were multiple: available
opportunities in the housing market; stage in the life-cycle; life-style choices;
and most significantly, economic resources and perceptions of what was
affordable within the limits of household budgets. This underlines the
importance of housing plans and interventions being situated within a
broader understanding of the macro (and local) economic context. This
includes not only labour markets, but all factors affecting household income
such as welfare reform and the rising cost of living. There are strong spatial
dimensions to these relationships with rural areas, for example, experiencing
particular pressures.

4.5. The inter-connection between subjective preferences and objective
conditions, which is the key finding of this research, is well illustrated by the
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example of young people under 35. They face very different housing and
labour market opportunities compared to their parents and grandparents
generations. Not only are they in a more economically precarious position
with regards to job security and wage levels, but they face different housing
opportunities across all tenures, with many now living in the PRS for much
longer periods of their lives. Many also start adult life with higher levels of
debt due to the shift from student maintenance grants to loans. Social
housing is not as easily available to their generation, with mortgage finance
also more difficult to access. Yet young people are not a homogenous
group. There are also significant inequalities within this cohort in terms of
ability to remain in the parental home, access to financial assistance from
family, and their own income levels and sense of economic stability.

4.6. Finally, there was limited knowledge of housing options beyond the
main three tenures, with ignorance and misunderstanding about low-cost
homeownership schemes, and other options such as self-build and MMR.
This may reflect the fact people were often relying on the advice of family
members or going online for their information, and so may not necessarily be
getting a full or accurate picture of their options.

Policy Recommendations

4.7. As this section outlines, there are six key policy recommendations
flowing from these findings:

e Housing Aspirations: to meet household’s needs and expectations
policy makers need to adopt a more nuanced and sophisticated
understanding of housing aspirations, which situates people’s long-term
goals within the wider social, economic, political and cultural context. This
is about more than terminology. It is about recognising the fundamental
inter-connection between individual personal goals and the wider context,
and how these aspirations are shaped and come to be. Thinking about
aspirations only as individual preferences (in an ideal world) does not tell
us much about the rationales behind decisions, or the capacity of
households to realise their goals. By contrast, this research has
highlighted the important role of objective reality: both individual economic
circumstances and the role of state intervention in housing, in shaping
people’s aspirations. This more nuanced understanding is something that
needs to be considered in the development and implementation of future
national housing policy agendas. How policy makers think about
aspirations ultimately creates a framework within which national policy
agendas are delivered in practice at a variety of scales.

e Opportunities for all: the need for more affordable housing (both rental
and owned) was a key theme emerging from the research, as was the
need to enforce existing legislation regarding conditions and standards
within the PRS. This suggests a need to maximise opportunities across
all tenures in order that people can realise their ambitions. Social housing
remains a valued tenure in Scotland and would benefit from further
supply. The consultation on PRS tenancy reforms may deliver greater
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security of tenure, whilst new legislation in the Housing (Scotland) Act
2014 may force standards up in the PRS, thus addressing tenants’
concerns. This latter issue is one that needs to be carefully monitored,
but also resourced, so that action can be taken against landlords who fail
to meet their responsibilities to their tenants. Yet helping households to
achieve their goals of becoming homeowners is also important, and
demands further supply in the private homeownership sector. This
however needs to be traded off against potentially exposing them to
greater financial risk than they can afford, which was a driver for the credit
crunch in the first instance. This is where the targeting of intermediate
tenures needs to be carefully considered. The ‘squeezed middle’ would
perhaps be the group which would benefit most from these options, for
they are economically active, albeit often on moderate incomes. More
research is needed to determine how targeting might be best achieved,
particularly in relation to MMR, which our participants had no real
awareness of.

Spatial Dimension: housing policy at the national level needs to
acknowledge more overtly the importance of the spatial dimension;
although this is apparent in processes for allocating affordable rented
housing subsidy resources between areas. A focus on national levels of
housing supply targets solely in terms of numbers, would run the risk of
ignoring the important locational dimensions this research has illuminated.
‘Where’ housing is built is just as important as ‘how many’ houses, for
people buy into a neighbourhood as much as a property. Moreover, these
neighbourhoods are in turn part of a larger regional economy with
opportunities and constraints in terms of accessing suitable labour market
opportunities that enable households to meet their housing costs. More
research is needed to understand these inter-relationships, and the spatial
dynamics underpinning them. In addition, as previously mentioned,
meeting these locational preferences requires land to be made available
where people want to live. This is however more than a planning issue.
Thinking about aspirations in a more nuanced way requires seeing
housing in its broader context: as a ‘home’ nestled within a community of
people with social connections and attachment to place, and also at a
larger scale, as part of a regional economy, with access to jobs being
critical in enabling households to realise their housing aspirations.
Housing policy needs to be situated within this wider context, for housing
aspirations are inherently geographical.

Understanding Affordability: more in-depth qualitative research is
needed to understand the subjective dimensions of housing affordability,
and the trade-offs people make in relation to housing and other demands
on household budgets. Whilst objective, economic models are valuable,
they tell us little about the reality and complexity of household decision
making. This is important in the post-credit crunch context where wages
are stagnant and the state social security net is being further reduced.
The full impact of UK government welfare reforms is yet to be felt, whilst
interest rates look set to rise and may create further financial pressures
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for marginal homeowners. These changes do not just affect
householders, but also the capacity of landlords (social and private) to
contribute to housing supply given the challenges these bring for their
operating environment. Further research could provide an evidence base
for future policy on housing affordability, and the development of targeted
support measures for specific households.

Housing Inequalities: Scotland, like many other western nations,
demonstrates patterns of housing inequalities (McKee 2012). Most
notably between baby-boomer generations and the current cohort of
under 35s (often termed ‘generation rent’) with regards to their ability to
realise preferences for homeownership. In turn this accrued housing
wealth is passed down generations in the form of financial support, further
reinforcing patterns of inequality. Tackling this would require difficult
policy decisions around inherited wealth and the often ‘lucky’ gains made
through house-price inflation over the longer-period. Yet it is important
not to forget those who want to rent, many of whom are on low and
insecure incomes, and who need the protection of a welfare safety-net
across the life-cycle.

Information and Advice: better information and advice is needed about
the breadth of housing options available. Practically this could be
achieved through citizenship education in schools or through youth
organisations - targeting young people before they begin their pathways
into housing. But also through local authorities providing ‘housing options’
style advice beyond their traditional focus on homelessness. Making
accurate, information available to people is critical, but of course, needs to
be resourced. Linked to this, financial support to enable independent
advice agencies to continue to offer advice and advocacy when people
are experiencing crisis is also vital. Whilst social housing tenants have
recourse to the Social Housing Regulator, and mortgagors the Financial
Services Authority, PRS tenants have been somewhat disadvantaged by
comparison. The new regulatory and enforcement measures in the
Housing (Scotland) Act 2014 are therefore to be welcomed. Educating
tenants about their rights and how to enforce them is vital given the
sector’s increasing size and pivotal role in housing Scotland’s population.
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Appendix

Research Methods

This study adopted a qualitative methodology, involving interview and focus group
research with 80 people across Scotland between February — June 2015. The
sample of participants was recruited to reflect Scotland’s diverse geographies and
socio-economic variances in Scotland’s citizens. As outlined in Chapter 1 the aim
of this project is to provide in-depth information to help understand the housing
aspirations of people in Scotland now and in the future. Whilst Communities
Analytical Services has a wealth of quantitative data (from survey based research)
on housing aspirations, this study provides a rich and nuanced qualitative
perspective, thus contextualising people’s aspirations within the wider social,
economic, political and cultural context of the nation.

Participants were offered a choice of how they wished to get involved in our
research:
e Semi-structured interviews: either by telephone (n=64), face-to-face (n=4) or
via SKYPE (n=0)
e focus groups: either face-to-face (2 FGs, n=10) or online in an asynchronous
focus group (1 FG, n=2), using the dedicated Visionslive online web-
interface.’

The rationale for having flexibility in our research methods was to maximise
recruitment and avoid any potential digital exclusion that might arise from relying on
online methods alone. Despite our past experience in using online focus groups in
housing research with young people (Moore et al 2015), there was little interest in
this method amongst our participants in this project. This may reflect the wider age
range of the sample (30 per cent were over 65), as well as the tighter fieldwork
timeline involved.

The project was informed by purposive sampling, which is a common approach in
qualitative research. It requires selecting participants relevant to the criteria we are
interested in, and which enable us to answer our research questions. The aim here
is not to create a representative sample, for qualitative research is not guided by
the principles of statistical inference that is common to quantitative studies. Rather
it is about ensuring a sufficient diversity in the sample to address our research
questions by ensuring we can explore key characteristics we are interested in.
Moreover, sampling frames are only ever a guide in qualitative research: a target to
aim for; ultimately sample size is linked to ‘saturation point’ — data collection ends
when new data fails to shed further light on the issue under investigation.

To this end, we adopted a two-pronged approach to participant recruitment that
was sensitive to the need to recruit different types of people from different

% Visionslive offer a secure platform for running online focus groups in the social sciences:
http://www.visionslive.com/methodologies/online-focus-groups
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geographical locations. This operated at two scales: the national (Scotland) level
and local authority (case study) level:

Nationally: we contacted past respondents to the Scottish House Condition
Survey who have given permission to be re-contacted for future research
(n=500). The sampling frame was drawn from across Scotland and designed
to target those individuals with the characteristics we were interested in. We
received a response rate of 6 per cent (n=30). The majority of these
respondents were in the older age range (over 65) and were outright
homeowners. To compensate for this we advertised for further participants
online (website, Twitter) and through our network of gatekeeper
organisations (e.g. social landlords, advice centres). We received a further
15 participants through this route from across Scotland, who were drawn
from both rural and urban locations.

Local Authority Case Studies: we used a dedicated recruitment agency to
recruit 35 people from across 5 local authority case studies in Aberdeen City,
Argyll & Bute, Perth & Kinross, Renfrewshire, and the Scottish Borders.
These locations were chosen to reflect variances across Scotland in terms of
house prices and housing tenure structure, as well as to allow for an
exploration of the differences between rural and urban areas. More details
on the case studies can be found in the next sub-section.

Table 2 Sample by Case Study Location

Case Study No. of
Participants

Aberdeen 9

Argyll and Bute 3

Perth and Kinross 5
Renfrewshire 13

Scottish Borders 5

Total 35

In addition to geography, our sampling matrix was designed to reflect socio-
economic variances across Scotland and was diversified by housing tenure, age,
gender, ethnicity and also included individuals who self-identified as having a long-
term illness or disability (see Table 3). A number of demographic groupings were
identified at the outset of the project as of being of interest to policy:

Older people

Young people

The squeezed middle

People with disabilities

People living in rural areas

People living in (potential) regeneration areas

Our sampling strategy successfully recruited participants from each of these groups
with the exception of those living in (potential) regeneration areas. Such individuals
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are difficult to recruit unless specific geographical locations are identified at the
outset drawing on knowledge and understanding of the micro-geographies of local
housing markets.

Our research methods produced verbatim transcripts, which were imported and
analysed in the Computer-Aided Qualitative Analysis Software (CAQDAS) NVivo.
Guided by the principles of Grounded Theory (Charmaz 2006), analysis and
fieldwork were conducted in tandem, allowing for emerging themes and concepts to
be identified and refined through the project’s lifespan.

Table 3 Sample Characteristics

Characteristics No. of
Participants
Housing Homeowner 24
Tenure (outright)
Homeowner 12
(mortgage)
Private Renter 19
Social Renter 15
Intermediate Tenure |2
(E.g. LCHO, MMR)
Other (e.g. living with | 8
family/friends,
temporary
accommodation)
Age 16-24 years 9
25-34 years 14
35-44 years 8
45-54 years 14
55-64 years 11
65 years + 24
Gender Female 42
Male 38
Ethnicity White British 75
White Other 2
Black Minority Ethnic | 2
Roma 1
lliness or Yes 17
Disability No 63
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Local Authority Case Studies

Participants were sampled from 5 local authority case studies, which included a
mix of:

rural and urban areas

housing tenure structures

local authorities with different patterns of income inequalities
local authorities with different age profiles

These case studies included:

Aberdeen City: is an urban local authority in the north-east of Scotland, and
Scotland’s third largest city. House prices in Aberdeen are amongst the
highest in Britain, not just Scotland. The city has a strong economy, fuelled
by the oil and gas industry, and more recently the renewables sector. This
influx of economic migrants to the city (from within and beyond the UK) has
further contributed to a thriving private rented sector, with rents at the top end
being amongst the most expensive in Scotland. The city also has a vibrant
student population. Nonetheless homeownership remains the largest tenure,
although slightly below the national average.

Argyll and Bute: this rural local authority in the west of Scotland has a
geographically dispersed population in urban, rural and island communities.
Two-thirds of households are in the private homeownership sector, with a
significant percentage being owned outright. However the local authority
also has one of the highest levels of ineffective housing: that is housing
which is unavailable to local people because it is vacant, a second home or a
holiday let. This makes it difficult for local people to remain in the area. In
addition, across all tenures poor condition is an issue with nearly 90 percent
of housing failing to meet the Scottish Housing Quality Standard. The issue
of poor condition is complicated further by an increasingly ageing population.
Renfrewshire: is an urban local authority in the west of Scotland that shares
a boundary with Glasgow. Levels of social housing and homeownership are
higher than the national average. Although the size of the private rented
sector is smaller than across Scotland as whole, it has nonetheless doubled
in the last decade, mirroring national trends. Average house price sales are
lower than the Scottish average, and levels of sales have dropped
considerably over the last decade. Renfrewshire’s overall population change
has experienced a small decline since 2001, and levels of deprivation are
shown to be above the Scottish average.

Scottish Borders: a rural local authority that shares borders with a number
of Scottish council areas, and also with the English counties of Cumbria and
Northumberland. Although unemployment is relatively low, wages are
amongst the lowest in the country, which in turn has implications for the type
of housing people can afford. Homeownership is expensive due to a decline
in new housing supply, and commuters being attracted to lower prices
relative to Edinburgh and the Lothians. The private rented sector has also
grown significantly over the last decade and is now slightly above the
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national average. Over 70 percent of the housing stock fails the Scottish
Housing Quality Standard, with empty homes also an issue in the locality.
Perth & Kinross: around two-thirds of the population lives within the city of
Perth or its surrounding commuter villages. There are however also sizeable
settlements in the more rural parts of this local authority, which is situated in
central Scotland. Levels of homeownership are higher, and levels of social
renting are lower than the national average. In addition levels of outright
homeownership are high, as is the number of second and uninhabited
homes. Affordability is a significant issue across the local authority area, and
average house price sales are well above the national average, which
creates challenges for first-time-buyers in particular. As a result the PRS
plays a significant role in housing local people. In terms of deprivation
indices, figures for Perth & Kinross are below the national average.
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How to access background or source data

The data collected for this social research publication may be made available on
request, subject to consideration of legal and ethical factors. Please contact
for further information.
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