
Housing Needs Research – Questions submitted in advance 
 
Demand 

1. How do you see the survey findings feeding into a figure of ‘net need for an 
additional home’? 
 
It is a study of gross existing housing need. Getting to the net is part of an extended 
exercise based on a series of local factors and is a job for local HNDAs. The gross 
existing housing need though should be the starting point.  
 

2. Where do demand-side solutions (e.g. incomes/employment, adaptations, 
reallocation of homes etc) fit in alongside supply-side solutions?  
 
Again, this would be a matter for local HNDAs. It is not within the scope of this 
particular study, although it does allude to some of the solutions. 
 

3. How do the survey findings relate to market demand?  
 
The survey is about need rather than demand. 
 

4. What are the industry’s assumptions on future delivery of the numbers highlighted 
in the research?  
 
See responses above. The survey is about gross existing housing need, which 
should be the starting point in a full assessment of existing housing need and one 
of the solutions to meeting this need is increased supply of housing. 
 

5. Whilst it is recognised that there are immediate pressures, the point of strategic 
planning (HNDA, MATHLR, LDP, LHS etc.) is to take a longer-term whole systems 
view and consider the types of environmentally and socially sustainable places we 
are trying to deliver. What is the view on the longer term goal and changes from 
the industry required to deliver this?  
 
An interesting question but one for the Scottish Government and industry to 
consider alongside the evidence presented in the survey. The ramifications of the 
survey results as well as current completion levels and the new planning regime, 
etc. need to be fully considered. The survey highlights that acute housing need is 
a pressing issue in Scotland and there has to be a greater emphasis on dealing 
with this as a principal policy objective. 

Homeless Households 
 
Homeless households and those in temporary accommodation must meet specific 
requirements which are assessed against legislation. Overcrowded and concealed 
households are taken from the Centre for Housing Market Analysis using data from 
the SHCS and homeless data, etc. This applies a stringent test to the classification of 
people in need whereas the report includes a much broader range of people in need 
such as young people in the family home or flat sharers. 

 



6. Why is it acceptable to use this range of people which does not meet this stringent 
test? 
 
The question could also be posed as to why should there be a test as stringent as 
this? By setting the bar of existing housing need this high, it risks not meeting other 
clear need identified in the study. For example, it is difficult to argue that the young 
man sleeping on his parents’ sofa in Case Study 1 in the report does not have very 
clear need and he would not meet the current stringency test. 

 
7. Was there further interrogation on health information reported or on other 

questions? What “in depth, qualitative follow up research” was undertaken? 
 
Interviews were conducted after the survey. Summaries of some of these case 
studies are included at the back of the report. 
 

Future need 
 
8. The study advises that it does not look at future need, but a broader definition of 

existing housing need could mean double counting with future need estimates in 
the HNDA.  
 
The study is not a HNDA. However, it provides the starting point for assessing 
existing housing need within a HNDA. This would include making allowances for 
any likely crossover between current need and future need estimates in the HNDA. 

 
9. How can a broader definition of existing need be correlated with future need and 

avoid double counting?  
 
To be discussed. The study does not attempt to resolve all possible issues around 
HNDA calculations. The study is about demonstrating that acute existing housing 
need is much broader and numerous than the current system suggests. 
 

10. Can it be clarified if there is an overlap between a concealed individual and 
assumptions about newly formed households.  Could there be a case that a young 
adult living with parents would like to move out of the family home but is saving for 
a deposit?  Would this justify an additional unit? 

 
As highlighted above, there will be some overlaps and the calculations presented 
are a starting point to considering actual level of new housing required. Some 
current concealed households will be future newly forming households. However, 
it is important to note that the concealed households identified in the study do not 
believe that they can currently move out even though they want to do so. A 
concealed household does not leave a property behind for another household to 
use. 
 

Overcrowded or concealed Households 
 
The question on the number of bedrooms is very broad and not specific enough. To 
know if a property is overcrowded more information on the household is required 
including relationship, age, sex and size of bedrooms. In this survey overcrowding 



could include a number of reasons such as bedroom use as an office or so children of 
the same sex don’t need to share. 

 
11. Why was a question on the number of bedrooms and size of bedrooms not asked 

instead of habitable rooms? 
 
The survey had to be kept to a manageable length and therefore overcrowding was 
not defined in the same manner as the bedroom standard. The test applied to 
overcrowding is whether the household judges there to be insufficient bedrooms 
for all those in the household. If they do not, they are judged as being in need. 

 
12. Why was a question on relationships within the household not asked to get a better 

idea of concealed households? 
 
Relationships were identified in Q1 and cross-tabulation analysis of responses are 
possible. Concealed households were defined as those wishing to move out but 
unable to do so and these were then further defined by type (Q14-15). 

 
13. How did you arrive at the percentage of households being overcrowded, is this 

from Q6 and those that answered No? 
 
Yes, this is the definition. It is a little higher than the estimate suggested by SHCS 
(3%), at 4.9%, but there will be a margin of error around both figures, therefore 
they well be aligned. 
 
The Census may be able to provide the definitive figures at national and LA areas 
taking account of the bedroom standard. 
 

Households Living in Unfit properties 
 
14. The report says that account has been taken of the Scottish House Condition 

Survey. How and what comparisons can be made? 
 
The survey used similar physical conditions categories as used by the SHCS. 
However, this survey is not as wide as SHCS. The point of Question 7 was to see 
the extent to which households believed that their accommodation was in 
significant disrepair. 
 

Households Struggling Financially 
 
15. Everyone will know their net income but may not be aware of their gross income 

and this is needed to work out the proportion of their income they spend on housing 
costs. As there is a higher proportion of owner occupiers that responded to the 
survey a better indication would be a household in mortgage arrears. A household 
may also be struggling financially due to debt rather than housing costs and this 
may be why the household isn’t coping financially at the moment. 
 
Whether it is best to use gross or net income is a moot point. Gross income tends 
to be used in affordability thresholds set by the likes of Shelter. It is also commonly 
used by letting agents. The survey was not just of owner occupiers – the intention 



was to understand housing affordability issues across tenures. The bar for 
struggling financially was set high – more than 50% of gross income spent on 
housing and stating that they were not managing well financially. 

 
16. Is there a reason why mortgage arrears wasn’t used? 

 
The questionnaire had to be kept to a manageable length. The definition used for 
struggling financially due to housing costs is felt to be a fair one. 
 

17. Was any consideration made for debt? 
 
See response above. 
 

Households who don’t have Specialist Adaptations 
 
18. What account can be taken of SHCS question on people who say they require 

adaptations? 
 
See response above to Q14. The intention was not to replicate aspects of the 
SHCS survey, which is a detailed survey across a range of housing issues. The 
survey intended to elicit direct answers to clear questions to identify self-reported 
need. 
 

Estimating Net Current Housing Need 
 
House sales information used for the HNDA, provided by the CHMA and house sales 
analysis undertaken by Register of Scotland only includes house sales data between 
£20k to £1m. The study uses house price data up to £2m, using house sales data over 
£1m will skew the figures and increase the average house price. 
 
The affordability calculation is based on 45% being able to afford to purchase their 
own house with the HNDA Tool default set at 60%. That is a significant difference and 
is based on a different calculation. The SG income figures are based on household 
income whereas the ASHE data is individual incomes. 
 
19. How were differences in house sales data taken into account in the study? 

 
It is debatable whether £1m plus sales should be excluded – there are a growing 
number of such sales now in Scotland. Rettie & Co also have a definitive dataset 
of £1m plus house sales and we tend to analyse the market up to £2m. In any case, 
the basis of the affordability calculation is at the 25th percentile, not of the average. 
As there are few sales over £1-2m in any case, this limits any impact of such sales 
on the analysis. 
 

20. How was the difference in the affordability calculation taken into account and why 
is the percentage different? 

 
The basis for the calculation is clear in the report. Approximately 67% of Scottish 
households have a gross income of £26,296 or higher and would be able to afford 
a house priced at the 25th percentile (based on current lending conditions and 



spending 35% of their gross income). If this is changed to the more conservative 
25% of gross household income, then this figure falls to 46% of all households at 
current lending rates. It appears to be a reasonable and conservative assumption 
that around 40% of households of those in need in the country could afford houses 
at the lower quartile. We therefore assume that around 40% of the households in 
gross need could afford to purchase their way out of their need situation at the 
national level, although this varied at LA level.  
 

As we are dealing with people in acute existing housing need, it is probably safest 
to be conservative with this assumption. This only affects the distribution of need 
between market and affordable housing, not its overall size. 

 
This differs from the HNDA Tool default because we undertook our own 
calculations to assess affordability. We believe our figure is conservative and 
deliberately so for the reasons outlined above. 

 
21. How were SG household income figures taken into account and why was ASHE 

used? 
 
We used SG household income data from 2018 and uprated via ASHE to 2022, i.e. 
the uplift moved in line with ASHE earnings data over that time. This was felt to be 
the most useful proxy even though ASHE looks at individual earnings data. If there 
is another available data source or a better way to uprate, we would be happy to 
discuss. 
 

22. Can the report express net need in terms of those who can and can’t afford a 
market solution?  And what is the price assumption of the market assumption?  (It 
is noted that the report assumes 35% of the households in gross need could afford 
to purchase their way out of their need situation).  
 

The report does split the need for market and affordable housing as detailed in 
response to Q19 above.  
 
Getting to a net existing housing need figure, i.e. estimating how many new 
affordable and market houses are required, is an extension of the work of the study. 
As highlighted previously, it provides the starting point and it is up to the HNDA 
and/or LDP process to use this evidence in its own assessment of new housing 
required. 

 
Pilot exercise 
 
23. How was feedback from the pilot used to inform the final study? 

 
The feedback from the pilot demonstrated that participants understood the 
questions and allowed for the data to be examined to ensure the data was collected 
correctly. Participants shared overwhelmingly positive experiences of the survey, 
and there were no concerns raised about length or content.  
 

24. Were the same questions asked in the pilot as were asked in the Scotland study? 



 
Questions were added (Q10-11) to allow for some netting off for those who needed 
specialised adaptations or believed their house to be in significant disrepair. This 
was believed to be helpful additional information that could be obtained with a 
couple of straightforward questions that would not unduly increase completion 
time. There was also some tweaking of questions asked to ensure greater clarity. 
And there was a section added to attempt to estimate the market/affordable split. 
 
The sample was also expanded to allow for meaningful analysis at the LA level. 
 

25. If not, what changes were made? 
 
See above. 
  

26. Who provided feedback from the pilot? 
 
Survey participants as well as Clydeplan and CHMA. There was a Teams call with 
reps from both bodies and various questions raised afterwards and responses 
provided.  
 
There did not appear to be any fundamental issues around the purpose or content 
of the survey or that the approach was in any way invalid. 

 
Panel 
 
27. Does Scot pulse pay people to take part in their panel? 

 
Participants are not paid to take part in individual surveys. There are no points or 
rewards systems as seen on other panels, although there is a monthly prize draw. 
Panel members are entered into this draw if they complete a survey within that 
calendar month. Panel members are only entered once per month. 

 
Household case studies Appendix 2 
 
There is a lack of information provided for the household 4 case study and a number 
of factors could influence their position such as the length of time the older daughter 
and family lived with the mother.  
 
28. Is it a single or joint tenancy Council property? 

  
Joint tenancy. 
 

29. Who is responsible for the rent? 
  
Both the interviewee and the oldest daughter. 

 
30. Does the reference to repairs refer to council responsibilities or the general state 

of the home which the tenant is responsible for. 



  
These refer to council responsibilities. As outlined, previous repairs took three 
years to be addressed and there were more repairs outstanding.  
 

31. If another home has been offered how is the tenant still regarded as being in 
housing need? 
 
A home was not offered. She was made aware a property had become available. 
However, almost three months had passed and she was still living in a house that 
did not adequately meet her needs. As a person with limited mobility, she was 
confined to the bottom floor of her home. This does show a clear housing need.  
 
 

OVERALL COMMENTS 

It is important to stress that our survey focused on levels of gross acute existing 
housing need in Scotland and most of its LA areas.  

As Murdo MacPherson, Head of Housing Markets Analysis at the CHMA, explained at 
the St Andrews House meeting, the report gives the maximum estimate of existing 
housing need whereas the current default HoToC method set out in the HNDA Tool 
gives a minimum estimate of existing housing need.  

He explained that it was incumbent on the local authority to collect additional evidence 
to inform a robust figure for existing housing need for their area. 

The actual net existing housing need figure where new housing is required will sit in-
between the two figures, although the gap is large (693k compared with just over 15k). 
It should be noted that many of the local authority responses to the MATLHR exercise 
for NPF 4 did not deviate from the default HNDA Tool estimate of existing housing 
need. 

However, the gross existing housing need figure set out in the reports should serve as 
the starting point.  

It may be that housing need calculations have to get ‘back to basics’ and use the 
authoritative guides on assessing gross and net existing housing need, including new 
housing requirements.  

Attached is the good practice guide from Bramley & Pawson (2000), which highlights 
how this can be undertaken at local area levels. It is not overly prescriptive but 
demonstrates how a variety of sources can be applied to this task. The basic needs 
model is shown in Table 2.1 (p17-18) and the projected net stock balance sheet 
calculation for total housing requirements is outlined in Table 2.2 (P.22).  

As the guide highlights, this framework requires to be tailored to local circumstances 
(see Section 2.6, P.23-25). An outline of a standard needs assessment framework and 
net new stock figures derived from it is provided in Table A8.1 (P.165). 



The research undertaken for HFS does not claim that it has all the answers to creating 
a more reliable method for assessing new build housing requirements.  

However, it significantly contributes to the discussion, demonstrating the size of acute 
existing housing need across Scotland and many of the local authorities. The reports 
also signpost some possible ways forward to create a more reliable assessment 
method for new housing provision. 

 

  
 


