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Summary

This thesis is an attempt to establish how well the rural areas
of Scotland have fared in improving their housing stock. In numerical
terms the housing problems in rural Scotland do not appear to be very
serious, however, as a proportion of the available stock, the problems
in many areas are quite acute. Poor housing conditions in rural areas
are generally associated with the most densely populated areas and
tend to be concentrated in the private sector where it is more diff-
icult for local authorities to intervene. The proportionally worst
housing conditions are located in the N.W, mainland and the island
areas which are characterised by crofting and are also areas which
may suffer from an "income reducing'" effect. The state of the housing
stock also varies within Districts and this observation highlights
the need for very sensitive analysis in rural arease.

The proportional size of the rural housing problem in many
areas serves as an indicator of the need to improve the existing
stock. However, the response of local authorities to improvement has
been very varied. In recent years most rural authorities have app-
roved some local authority rehabilitation schemes, albeit that many
of these have been quite small covering only 5-10 houses on average.
In view of the very small proportions of subtolerable stock in the
local authority sector it is likely that some progress has been made
in many rural areas.

Private improvement activity on the other hand has been far
more limited despite the fact that rural Scotland has had a prop-
ortionally large share of private improvement grant finance. Hoqsing
Action Areas offer local authorities a very positive approach to
stimulating private improvement. However, by the end of 1978 only

10 rural Districts had declared any H.A.A.s and these were generally



quite small - covering about 15 houses. Of those Districts who
failed to declare any H.A.A.s, a few have approved quite high numbers
of grants in relation to their subtolerable stock. DNevertheless,
generally speaking, there has been very little progress in improving
private subtolerable stock in rural Scotland. Even in the areas
where quite large numbers of houses are in H.A.A.s there is still

a lot more work required before any sizeable impact is made.

There are a number of factors which may explain this lack of
real concerted effort. Many rural authorities, rightly or wrongly,
feel that H.A.A. procedures are too cumbersome and therefore unsuit-
able, particularly in areas where substandard stock is widely scatt-
ered. Innovation in some areas is all the more difficult because
of the very small size of the Environmental Health Departments
who are generally responsible for private improvement grants. It
is also possible that in remoter and more rural landward areas high
building costs coupled with high proportions of elderly householders
may act as a barrier to improvement. Within some of the remoter areas
local factors such as shortages of builders and skilled draughtsmen
may also make it more difficult for some owners to improve.

It is recommended that several changes be made to the existing
legislative framework to overcome some of the problems associated
with the present grant system. First of all it is recommended that
75% grants be made available for all properties in rural areas.
Secondly that grants be made more flexible and be updated at six-
monthly intervals to combat inflation. Thirdly that grants be linked
to the Housing Cost Indicator to take account of Regional Cost var-
iations. In order to try and encourage authorities to use H.A.A.
procedures more widely it is suggested that these procedures be

shortened for small rural schemes of 30 houses or lesse.
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In view of the lack of innovation and activity in rural areas
it is clearly necessary to both find ways of promoting the existing
procedures for improving housing stock more vigorously and to devise
new approaches for tackling the oustanding level of inadequate housing.
It is therefore recommended that in all rural areas authorities
should carry out a housing condition surQey to find out the true
extent of the problem in their area.

Having done this it is suggested that maximum efforts be made
to declare H.A.A.s in the main towns and villages and that in the
landward areas careful consideration be given to the serving of
improvement orders on some of the more widely scattered houses. In
areas where the numbers of subtolerable houses are quite small, there
may be less need to use such a positive approach in which case it may
be possible to set up some form of promotional campaign to inform
local people of the available grants and to apply for them.

Before any active campaigns can be adopted it is essential that
sufficient Government finance be made available to ensure that any
enthusiasm generated is not lost becuase of lack of funds. In view
of the persistent public expenditure cuts it will be very difficult
to claim additional funds. However local authorities should put
forward their case as strongly as possible in their housing plan
reminding central Government of a) their commitment to improving
existing stock, and b) the obligation they have imposed on local
authorities under Section 13 of the 1974 Housing (Scotland) Act.

The importance for planning of improvement work derives from
the land use implications of maintenance instead of clearance or
dereliction and the effects this has on the local plan process

and on Regional Structure Plan Objectives.



Introduction

Definitions

In any study of rural areas it is essential, at the outset, to
define the term fural. Any definition attempting to separate rural
areas, particularly at District level, has to be arbitrary both in
terms of the selected criteria and cut off points chosen. Since there
is no clear distinction between urban and rural it has been decided
to concentrate interest on the '"rural'" areas outside the influence
of the Central Belt and the other major cities. A fairly rough de-
finition has been used and it follows the one adopted in the S.D.D./
S.E.P.D. "Rural Indicators Study". For the purpose of this study
the rural Districts of Scotland are defined as those where at least
10% of the economically active population is employed in agriculture
and where there are no settlements above 100,000 and where less than
50% of the population lives in settlements between 10,000 and 999,999.
(s.D.D. 1978). So defined the following areas of Scotland are class-
ified as rural: Highland Region, the Island Authority Areas, Grampian
Region excluding Aberdeen, Tayside Region excluding Dundee, Borders
Region, Dumfries & Galloway, N.E, Fife District, Argyll & Bute District
and Lanark District.

Although this classification of rural areas includes some major
settlements like Inverness, it is suggested that these form an integral
part of the rural regions' economy. A map depicting rural Scotland
is shown overleaf and a complete list of all rural Districts is set
out in Appendix A.

The main reason for adopting this definition of "rural'" is for
statistical convenience. The majority of data collected for this
study is taken from Scottish Development Department Records and these

are broken down to District level. As will be shown in Chapter One
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it is very important to study rural areas at as local a scale as
possible.

Three other terms need defining, namely rehabilitation, improve=-
ment and modernisation. In the past the term rehabilitation was
generally used to describe private sector improvements. However
the term has since been used to describe a wide range of work des-
igned to not only raise the physical standard of the building but
also to revitalise the areas in which such buildings are situated.
However, the terms rehabilitation and improvement in this study will
be used to describe the works required to raise one or more dwellings
above the minimum level of fitness known as the tolerable standard
(See Appendix C). It is likely that much of this work will be elig=-
ible for grant aid. Modernisation will refer to work on properties
that are generally in a better condition and probably already meet
the tolerable standard. This work is designed to raise the level
of comfort and amenity of a dwelling, e.g. putting in more up-to=date

fitments = central heating, more modern bathroom suites, and so on.

General

There is an extensive and wideranging literature on the subject
of urban housing improvement. Sadly this is not matched by comparable
literature on rural areas. To-date most writers and researchers
have concentrated on the large English Cities where the main problems
are seen to lie. Unfortunately, Scottish housing traditions and
policies are often difierent, e.g.‘there is a marked contrast in the
legislative provision for improvement. In England early area based
approaches to improvement were initiated through the declaration of
General Improvement Areas whereas in Scotland Housing Treatment Areas
were used.

Within Scotland the major focus of attention of both researcher
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and Central Government has been the cities, particularly Glasgow.
The only recent major study in rural areas has been the report by
the Social Research & Building Directorate Staff of the Scottish
Cffice = "Housing in Rural Scotland" which appeared in draft form in
1979, There are no plans to publish the study possibly because of
the major expenditure implications of many of its recommendations,.
Prior to this the H.LD.B. had published two small studies '"Rural
Housing in the Highlands and Islands" (1974) and "Housing Improve=-
ment Surveys: Barra 1972". The S.D.D. study in 1979 only looked very
briefly at private improvement in 6 case study areas and did not
consider local authority improvement schemes at all nor H.A.A.s.
There therefore exists a great dearth in the information avail=-

able on rural housing improvement and the first aim of this study is
to bridge that gap.

There is some doubt about the true extent and nature of the
housing problem in rural areas and in the first chapter the dis-
tinctiveness of a rural context will be examined and the rural housing
problem will be identified. Although planners do not actually have
to use the Housing Acts it is important that they know how to handle
them and understand how they operate. For instance the demolition of
new houses, and the building of new ones all have direct landuse
implications and these are now the concern of local plans. Therefore
in Chapter Two the legislative framework for improvement will be
considered. In Chapter Three the actual pattern of improvement
activity will be analysed and in bhapter Four a closer look will be
taken at three case study areas. It is hoped that on the basis of
these two chapters it will be possible to explain why improvement
activity takes the form it does in rural areas and also to

recommend -some sort of organisational strategy for improvement in
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different types of rural area
The major aims of this dissertation, therefore, are:
i) Fill a gap in the existing research.
ii) Establish the size and nature of the housing problem in rural
areas.
iii) To find out what response there has been in rural Scotland to
try and improve the housing stock.
iv) To see what approaches three particular authorities have adopted &
to establish any difficulties they lave.encountered.
v) To recommend a set of alternative improvement strategies for

different areas.



CHAPTER ONE

HOUSING - THE DISTINCTIVENESS OF A RURAL CONTEXT

AND REASONS FOR IMPROVEMENT




Housing - the Distinctiveness of a Rural Context and Reasons for

Improvement.

There are many features in rural areas which individually or
collectively contribute to the distinctiveness of a rural context.
This chapter aims to highlight some of these features, particularly
those which may have implications for the organisation, success or
failure of rural housing improvement. The second section of the
chapter will be devoted to establishing the nature and extent of
the rural housing problem and in the final section the reasons for
housing improvement will be considered.

Section 1

Analysis of a wide range of rural statistics highlights the
very distinctive and often varied nature of population, and housing
characteristics in rural Scotland. Since the main concern of this
dissertation is the improvement of housing in rural areas only a
brief discussion of the main population characteristics is necessary.
A summary chart setting out details for all rural Districts has
been prepared to emphasise the variations between areas.

The population of most rural Districts is relatively small.

In 1978 only 22.7% of the Scottish population lived in rural areas
and 60% of all rural Districts had a population of less than 40,000.
(See Diagram A). Because of the very hilly and desolate terrain
which characterises many rural areas, large tracts of rural Scotland
remain uninhabited. For this reason the population density figures
showh in Table l.l. should not be taken as a good indicator of pop-
ulation distribution. For example, Lochaber District has a very

low population density. The reason for this is it includes Ben Nevis

where no-one lives. In fact, the people of Lochaber are closely
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concentrated in Coull and Fort William where the population den-
sities are very high. The Rural Housing Study examined the dis-
tribution of the population in six case study areas and this also
revealed the very distinctive nature of population distribution in
rural areas. In Orkney two-thirds of the population lived on the
mainland, with the majority concentrated in the two main settle=
ments, Kirkwall and Stromness. Similarly in Afgyll and Bute almost
half the total population lived in the seven main settlements, and
in Ettrick & Lauderdale and Moray heavy concentrations were found
in the former burghs. Only in Sutherland and the Vlestern Isles did
the majority of the population live in the rural landward areas
(R.H.S. 1979).

In common with all areas of Scotland there have been significant
and varied changes in the population of rural Districts. The Rural
Indicators Study showed that in the period 1961 - 71 rural Scotland
suffered a general decline in population through negative rates of
net migration and low rates of natural increase. This trend was
reversed between 1971 and 1975 when most rural Districts experienced
some population increase through positive rates of net migration
(s.D.D. 1978). Population change in rural areas has varied quite
widely as Table 1.1, shows when the density figures for 1971 and 1978
are compared. Possibly the most important feature of population
change has been its scale and selectivity. (McCleary 1979). While
a region may be experiencing net population gain, within that region
the more sparsely populated areas are likely to be losing population
to centres of established growth. This has been the case in Grampian
and Highland Region where the rapid growth of oil related industry

has accentuated the core/periphery divergence. The persistent trend



TABIE 1.1,

District

Skye & Lochalsh
Sutherland
Western Isles
Gordon
Berwickshire
Shetland

Orkney

Kincardine & Deeside

Badenoch & Strathspey

Ross & Cromarty
Stewartry
Wigtown
Lochaber

Argyll & Bute
Caithness

Banff & Buchan
Tweeddale
Annandale & Eskdale
Perth & Kinross
N.E. Fife

Moray

Roxburgh
Inverness
Lanark

Angus

Nithsdale

Nairn

Ettrick & Lauderdale

Scotland
Rural Scotland

POPULATION DISTRIBUTION 1978

Total Pop.

(000's) Sqge. Mls.
10.1 958.362
12.7 1732.433
29.7 1118.752
57.2 854,989
17.9 338.016
214 551.824
18.2 376.759
38.2 983.801

9.6 895,401
L2,7 1930.386
224 645.079
29.7 661.295
20.1 1724,988
64.7 2608 ,603
27.8 1217.155
78.6 589.306
13.9 347.254
35.1 599.775

119.5 2021.246
65.7 292.535
81.5 861,234
3549 594.778
554 1081,155
5641 511.601
91.9 784,935
56.2 5534331
10.2 162.910
32.9 523.621

5179.4 29795.690

1155.3 25521.529

Pope.

Density

10.5

73
26.5
66.9
52.9
38.7
48.3
38.8
10.7
22,1
3h.7
44,9
11.6
24,8
22.8
133.4
40.0
58.2
59.1
224 .6
94.6
604
51.2
109.6
117.1
101.6
62.6
62.8

173,.8
45,3

1971

(10.1)
(6.9)
(25.2)
(52.6)
(50.2)
(31.4)
(45.3)
(33.9)
(10.4)
(18.1)
(3h4o4)
(45.3)
(11.1)
(25.0)
(24.3)
(123.6)
(39.4)
(57.7)
(57.4)
(210.7)
(87.8)
(59.5)
(46.0)
(104.6)
(107.2)
(102.1)
(67.8)
(61.9)

(175.5)
(42.7)

Source: 1978 Mid Year Estimates & 1978 Scottish Rural Indicators

Study .



of depopulation in remoter rural areas is still a serious problem
and is one which casts some doubt on the future use of substandard
stock in such areas. Another distinctive aspect of population, which
is also liable to have some bearing on the success of improvement
in rural areas, concerns the high proportions of elderly and rel-
atively low proportions of young people which characterise rural
Scotland. Table l.2. shows the population structure in Rural Scot-
land in 1975 and highlights the variations between individual Dis-
tricts.

The 1971 Census provides the most wideranging standardised set
of statistics suitable for the comparison of rural and urban housing
characteristics. These are summarised in the table 1l.3%. below to

highlight the distinctiveness of housing in a rural context.

TABLE 1l.3. KEY HOUSING CHARACTERISTICS 1971
Urban Rural

Scotland Scotland Scotland
Dwellings
Total dwellings 1809380 1411427 397956
% Occupied 94.9 95.6 92.3
% Vacant 5.1 4.4 7.7
Households
Total Households 1686060 1332126 353934
% in permanent dwellings 99.6 99.8 99.1
% not in permanent dwellings 0.3 0.2 0.9
Tenure - % of :-
Households in L.A. rented housing 53.6 576 38.3
Households in private rented housing 17.1 15.1 24 .8
Households in owner-occupied housing 29.3 273 3649
Amenities

Households living at more than 1.5
persons per room 6.5 7e3 3.5

Households living at less than 0.5
persons per room 18.8 16.3 28.3

Source: 1971 Census, Small Area Statistics



TABIE 1.2,

District/Islands
Area

Tweeddale

Western Isles

Skye & Lochalsh
Berwickshire

Argyll & Bute
Ettrick & Lauderdale
Roxburgh

Stevwartry

N.E, Fife

Orkney

Shetland

Kincardine & Deeside
Sutherland

Nairn

Perth & Kinross
Angus

Gordon

Badenoch & Strathspey
Annandale & Eskdale
Vigtown

Nithsdale

Banff & Buchan
Caithness

Ross & Cromarty
Lanark '

Moray

Inverness

Lochaber

Scotland
Rural Scotland

Source: Registrar General's Office Annual Estimates of Home

Population. 1975.

-

POPULATION STRUCTURE 1975

Males 65+
Females 60+ % Aged % Aged
% Pope 55-64 M  15-54 M % Aged
retired 50-59 F 15=49 F 0=1k
23.7 10.8 L4 6 20.9
23.0 11.1 41.9 24.0
21.6 12.4 43,3 22.7
21.1 12.0 45,8 21.1
20.9 10.7 45,6 22.8
20.9 12.1 L5.5 21.5
20,6 11.1 46,0 22.3
20.5 11.2 46,0 22.3
19.9 10.8 48,3 21.0
19.9 11.4 45 .4 23.3
19.5 10.3 Lé. 4 23.8
19.4 104 Lo.,7 22.5
19.3 10.9 48,8 21.0
19.1 9.6 47.9 23.4
19.1 11.2 47.5 2242
19.0 11.1 47,0 22.9
18.8 10.4 4.4 234
18.1 11.7 46.8 23.4
17.6 11.4 Ly,7 23.3
17.3 11.0 47 .4 24 .3
16.6 11.1 48,2 24,1
16.5 10.6 48,6 24k .3
15.9 10.1 48,0 26.0
15.6 9.7 50.0 24,7
15.5 10.7 49,3 24k .5
15.4 9.7 50.1 24,8
15.3 10.2 50 .4 k.1
14,1 9.6 48.5 27.8
16.3 10.9 48,2 24,6
18.4 10.7 47,6 2343



Four main conclusions can be drawn from the table:
i) the proportion of vacant stock is higher in rural areas.
ii) a greater percentage of rural households live in non permanent
dwellings.
iii) owner occupation and private sector renting are more common in
rural areas and public renting less commone
iv) overcrowding is less prevalent in rural Scotland and there are
greater proportions of households in under-occupation,

Once the data is broken down to District level wide variations
between rural areas can be detected (See Summary Chart for details).
For example 64% of the rural areas of Scotland had vacancy rates of
more than 7% in 1971 and only Nithsdale had a lower rate than Scot-
land as a whole. The very high proportions of vacant dwellings in
rural areas can be explained in part, by the reluctance of many
rural authorities to demolish vacant substandard property. In rem=
oter areas this is compounded by the abandonment of property as a
consequence of outmigration.

Perhaps the most interesting contrasts within rural Scotland
are those associated with the distinctive pattérns of housing tenure.
Generally the largest sectors of local authority housing are found
in areas which have experienced some form of rapid economic expansion,
e.g. Lochaber, or have locations near the main urban settlements, ee.g.
Lanark., Local housing traditions, preferences and estate policies
may also be reflected in the tenure pattern. For example, the high
proportions of private rented property found in Kincardine & Deeside,
Badenoch & Strathspey, Berwickshire & Roxburgh can be related to
estate policies and the pattern of agricultural development. Sim-

ilarly, the very high owner occupation levels in Orkney, the Western



Isles and Skye reflect the importance of crofting in these areas.

It is more than likely that some change has taken place in the
size and quality of housing stock since 1971. The Census figures
can be brought more up-to~date by adding some of the information
contained in the S.D.D. Housing Statistics. The figures for 1971-78
have been broken down into two periods, January 1971 - April 1975
(when local government reorganisation took place) and May 1975 -
December 1978. The figures for 1971 - April 1975 have been worked
out from the supplementary tables available with the S.D.D., Rural
Housing Study which relate to the old county areas. The May 1975 -
78 figures are derived from the "Scottish Housing Returns' for 1975-
77 and the "Scottish Housing Statistics Handbook' for 1978, (both
published by the S.D.D.). These figures correspond to the post
reorganisation District and Island Authority Areas.

In view of the observed variations in the housing and population
characteristics, it is not surprising that the change in the size
of the rural housing stock differs, often quite widely from area to
area, In the period 1971 to April 1975 rural areas accounted for
23% of all the new houses completed in Scotland. The majority of
the 32,167 completions took place in the counties of Aberdeen, Angus,
Perth and Ross & Cromarty. During the same period the rural areas
of Scotland closed or demolished 3,670 properties which represented
only 1% of the total rural stock and 5% of all the closures and de-
molitions in Scotland. 1In most areas very few buildings were demol=-
ished and in Orkney there were no demolitions or closures at all.
Only in Perthshire and Selkirk were a significant number of dwellings
demolished.,

In the period following local government reorganisation to



December 1978 rural Scotland experienced a 19.5% rise in the number
of new house completions. Just over 64% of the 39,989 houses com=
pleted were located in the Districts of Ross & Cromarty, Inverness,
Angus, Perth and the four rural Districts of Grampian Region., With
the exception of Perth all these Districts can be associated with
areas which have experienced rapid gfowth in oil related industry.
In contrast with the rise in new building activity there was a dram-
atic decrease in the number of demolitions and closures for the same
pericd. Only 0.4% of the total rural stock was demolished between
May 1975 and December 1978, DNot surprisingly, four Districts failed
to demolish any dwellings at all and just 5 Districts demolished
over 150 dwellings in rural areas. The decrease in the number of
dwellings demolished was equally noticeable in urban Scotland which
experienced a 67% drcp on the 1971-75 figures. It is likely that
this trend reflects the increasing commitment of many local auth-
orities to a policy of improvement and rehabilitation compounded by
the fact that the majority of the worst houses, particularly in urban
areas, had already been cleared by the slum clearance and redevelop-
ment programmes of the 1950's and 1960's.

When all the figures for demolitions, closures and new house
completions are combined together the total net change in housing
between 1971 and 1978 can be assessed. During the eight year period
rural Scotland experienced a 1l2.9% increase in its total housing
stock which compares very favourably with the 6.1% increase for
Scotland as a whole. The Summary Chart highlights the details of
these changes which not surprisingly, bearing in mind the small
number of demolitions, are greatest in areas which achieved prop=-

ortionally greater increases in the size of their stock through new



house completions. So far no consideration has been given to the
quality of housing stock in rural areas. However, this ommission
will be put to rights in the next section when the state of the

housing stock in rural areas will be established.



The.Rural Housing Problem

By way of introduction to this section it is interesting to
note Youngson's description of the Highlands in the Eighteenth
Century:

"The first thing that struck the traveller after the general
wilderness, remoteness and grandeur of the country seems to
have been the atrocious standard of housing. Sod houses
were the rule, usually without windows or chimneys, supported
with a rough framework of tree branches, and thatched with
broom or heather." (Youngson 1972 P.39)

Although there has been an appreciable change in the building mat-
erials and style of rural houses since the Eighteenth Century a
quote from Cullingworth in 1967 suggests that there are still people
in rural areas living under '"atrocious" housing conditions:

"We ourselves have seen families inhabiting rural cottages
in unbelievably squalid conditions - without water, electric-
ity or sanitation. These may have been isolated cases but
we were shocked to discover the extent of the rural problem.
What we saw in Ross & Cromarty could no doubt have been repeat-
ed many times over in any of the crofting counties., Indeed
the landward areas of several counties appear to have prop-
ortionally a bigger problem than that which appalled us in
Glasgow." (Cullingworth 1967 P.23)

On the basis of his observations in rural areas Cullingworth re-
commended that a separate study of rural housing problems be carried
out. This recommendation was not taken up until 1976 when the S.D.D.
Housing Research Unit started work on the Rural Housing Study and
reaffirmed the serious problems identified by Cullingworth in 1967.

"From 1971 rural Scotland as a whole fared slightly better in
improving many aspects of its housing stock. On the other
hand such generalisation conceals very wide discrepancies within
rural Scotland and the very serious problems of poor housing
which remain in some rural areas." (S.D.D. 1979 P.1ll1l)

The observations of Cullingworth in 1967 and the S.D.D. in

1979 seem to suggest that the rural housing problem is localised

with the worst problems being concentrated in the remoter or land=-

ward areas. What exactly is the nature and extent of the rural



housing problem? Is there really a problem at all? These are
questions which must be answered.

The two most widely used indicators of poor housing conditions
are those based on the number of house holds lacking in basic amen-
ities and the number of houses which fail to meet the statutorily
defined tolerable standard (the minimum level of fitness). (See
Appendices B and C for definitions of standard amenities and the
tolerable standard). These two indicators will now be examined in
turn to try and establish the true extent of the rural housing prob-
lem.

The number of households which lacked the exclusive use of the
basic amenities were identified in the 1971 Census at parish level.
However, this information has been rearranged so that it corresponds
to the reorganised District areas. (See Table l.4.). The table
shows that in 1971 rural Scotland had a marginally lower percentage
of households lacking in the exclusive use of all basic amenities
compared to Scotland as a whole., However, this generalisation un-
doubtedly hides the very wide variations between different areas
which ranged from Lochaber with only 6.1% of households lacking the
exclusive use of all basic amenities to nearly one-third of the house-
holds in Orkney. The worst proportions of poor housing were found
in Orkney (31.3%), Shetland (30.1%), Western Isles (25.6%) and Skye
and Lochalsh (23.8%). These figures illustrate the very concentrated
nature of the major housing problems in the Islands and N.W. main-
land of Scotland. A closer examination of the table reveals that,
in fact, nearly 61% of rural Scotland had proportionally fewer
amenity deficient households than Scotland as a whole. The only

other Districts with consistently high percentages of poor housing
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TABIE 1.4,

Households lacking Exclusive Use of All Basic Amenities as a

Percentage of All Households

District Number Percentage
Orkney 1783 31.3
Shetland 1562 29.0
Western Isles 2306 25.6
Skye & Lochalsh 692 23.8
Ettrick & Lauderdale 1750 15.5
Banff & Buchan 3534 15.2
Angus 4389 15.0
Gordon 2079 14.6
Argyll & Bute 3053 14,5
Perth & Kinross 5290 13.8
Sutherland 506 13.5
Kincardine & Deeside 1458 13.3
Roxburgh 1624 13,1
Moray 3009 12.8
Badenoch & Strathspey 329 12.2
Ross & Cromarty 1153 10.7
Inverness 1579 10.6
Caithness 966 10.5
Tweeddale 45k 9.5
N.E, Fife 1925 9.2
Nairn 234 8.7
Wigtown 777 8.3
Annandale & Eskdale 904 8.2
Nithsdale 1435 8.0
Stewartry Loy 6.8
Lanark 1101 6.6
Berwickshire 396 6.6
Lochaber 337 6.1
Scotland 227618 13.5
Rural Scotland 45119 12.9

Source: 1971 Census Small Area Statistics



were Moray, Banff & Buchan and Gordon, all in the North-East,
along with Angus and Ettrick & Lauderdale.

When the number of households lacking the exclusive use of
all basic amenities is related to the tenure structure a very dis-
tinctive pattern emerges (See Summary Chart for details and varia-
tions), In 1971 the vast majority of poor quality houses in rural
Scotland, were located in the private sector, with 48.8% of all the
rural households lacking the exclusive use of all basic amenities
concentrated in the private rented sector and 45.3% in the owner-
occupied sector. In most rural Districts there was a fairly even
split between the two private sectors with regard to the numbers
of amenity deficient households, except that is, in the Islands and
N,W. mainland area which have already been identified as the areas
with proportionally the worst housing conditions. Excluding Shet-
land, the majority of the households lacking the exclusive use of
all basic amenities were found in the large owner-occupied sector
which characterises these crofting areas. Since local authorities
have limited powers of intervention in the private sector the assoc-
iation of bad housing conditions with the private sector in rural
areas has serious implications for the successful implementation
of a housing improvement policy. This may be particularly crucial
in areas with a large number of poor quality houses in the private
rented sector where rent controls have taken away a lot of the in-
centive for landlords to improve their property. (This will be dis=-
cussed in more detail in Chapter Two).

So far the analysis of the quality of the rural housing stock
has only been considered at District level. However, the Rural

Housing Study revealed that analysis at this level is often not



sensitive enough to highlight the worst problem areas. When the
numbers of households lacking the exclusive use of all basic amen-
ities was analysed at parish level it was discovered that 225 rural
parishes had a percentage greater than 13.5% (which was the Scottish
average in 1971) and that a few parishes had exceptionally high per=-
centages, e.ge. Perth with 30.5%. Table l.5. sets out the percentage
of households lacking exclusive use of all basic amenities by
"urban rural®" and "landward rural" divisions and shows quite clearly
the marked variation within and between different areas of rural
Scotland. In the remoter Island areas, namely the Western Isles
and Orkney, the worst housing conditions were found in the more
densely populated landward areas, whereas in Ettrick & Lauderdale
and Moray conditions were worst in the burghs wher; the main settle-
ments are located. Therefore in 1971 it can be concluded that not
cnly were the worst housing conditions found in distinctive tenure
sectors, but they were also concentrated in the more densely pop=-
ulated areas which, on the basis of the analysis of the population
structure in Section One of this Chapter, tend to be the areas with
high proportions of elderly. The very worst conditions located in
the Island areas and N.W, mainland are also the areas which are still
most prone to rural depopulation, and are liable to suffer from an
"income reducing" effect.(l)
Has there been any change in the distribution of substandard
properties in rural Scotland since 1971? Analysis of the 1977 est-
imates of below tolerable stock (B.T.S.) suggests there has been very
(1) No agsessment of income characteristics was made in the first
section of this chapter because no reliable data sources on income
are available. However there is a general presumption in much of the
literature that incomes are lower in rural areas. Gaskin 1971 noted
that high freight costs in peripheral areas had an '"income reducing

effect" and this was quantified by MacKay in 1980 through price index

studies which show that prices are higher in most rural areas, but
particularly in the more peripheral sparsely populated locations).



TABIE 1.5.

Percentage Households Lacking in Basic Amenities in Six Case Study

Areas in the Rural Housing Study by "Urban - Rural'" and "Landward -

Rural" Divisions (1971)

% Households lacking

Case Study Area Subdivision in Basic Amenities
Ettrick & Lauderdale Burghs 20
Landward 7
Total 16
Moray Burghs 15
Landward 9
Total 13
Western Isles Burghs 7
Landward 29
Total 25
Orkney Burghs 15
Landward Ly
Total 31
Sutherland Burghs 9
Landward 14
Total 13
Argyll & Bute Burghs 17
Landward 12
Total 14

Sources: 1971 Census Small Area Statistics

1979 S.D.D. "Housing in Rural Scotland"



little change. Hovwever, these figures should be treated with some
caution., Since there has been no recent housing condition survey
in Scotland, the figures are based on each individual local auth-
ority's interpretation of the nine-point tolerable standard. Because
of the range of criteria this standard employs it is inevitable that
there will be some variation in its interpretation by local auth=-
oritiese.

When the 1977 B.T.S. estimates were taken as an indicator of
poor housing condition it was discovered that Rural Scotland had
a slightly higher proportion (8.6%) of subtolerable stock compared
with Scotland as a whole. Although the relative positions of the
proportionally worst areas had changed, they were still concentrated
in the Islands and N,W. mainland. There was one newcomer to the
"worst" top five and that was Argyll & Bute. In common with the
1971 pattern there seemed to be a quite distinctive gap between the
areas with the very worst housing conditions and the next group of
areas where conditions were proportionally greater than Scotland as
a whole. Diagram E highlights the relative changes in rank position
of each rural District based on the 1971 and 1977 housing condition
indices. The two columns were tested with the Spearman rank correl-
ation coefficient. The coefficient for the columns is 0.6 and this
is significant at the 0.01 level. The correlation suggests that
there has been very little significant change in the relative position
of the majority of rural Districts. By studying the length and angle
of the arrows it can be séen that a small number of Districts have
experienced slightly greater changes in their relative position in
terms of housing condition. For example, Badenoch & Strathspey,

Ettrick & Lauderdale, Angus, Kincardine & Deeside and Roxburgh seemed



TABIE 1.6. Percentage of houses failing to meet the Tolerable

Standard as a % of all houses

District

Western Isles

Skye & Lochalsh
Argyll & Bute
Orkney

Shetland

Ross & Cromarty
N.E. Fife

Banff & Buchan
Berwickshire

Moray

Ettrick & Lauderdale
Inverness
Sutherland

Perth & Kinross
Angus

Lochaber

Annandale & Eskdale
Gordon

Caithness

Roxburgh

Kincardine & Deeside
Stewartry

Tweeddale

Nairn

Nithsdale

Lanark

Wigtown

Badenoch & Strathspey

Rural Scotland
Urban Scotland
Scotland

BTS Stock

3267
1113
6000
1390
1342
2229
2584
2925
800
2450
994
1449
Lig
3049
3203
420
694
1052
L7
675
LO7h
387
246
94
4ol
Lay
232
84

39250
110628
149878

Total Stock

11355
L4651
29058
7334
7695
17613
26016
29971
8293
30104
13856
20139
6251
47104
36884
7636
13459
. 21780
10384
15306
15656
9520
6185
3748
21147
19610
11888
L4226

456869
1470106
1926975

28.8
24 e
20.6
19,0
17.4
12.6
9.9
9.8
9.6
8.1
762
742
7.2
6.5
5.7
5.5
5.2
4.8
4,6
44
4,3
4,1
349
2.5
2.3
2.3
2.0
2.0

8.6
745
77



to have improved their position, whereas in Lochaber, Ross & Cromarty,
N.E. Fife, Berwickshire and Argyll & Bute the relative position

seems to have become worse. It may be the case that some of these
differences can be attributed to the variation in interpretation of
the tolerable standard by individual authorities whereby authorities
whose housing condition position has got notably worse interpret

the standard in t he widest possible way to include as many houses as
possible and other authorities basing their estimates on a very narrow
interpretation of the criteria thereby underestimating the problem.

It is worth noting that theoretically if a household only lacks a
bath or shower and has no other fault then it would not fail the tol-
erable standard, but would be included in the category of households
lacking the exclusive use of all basic amenities.

Alternatively it could be tentatively suggested that any rel-
ative changes for the better shown in the diagram may reflect the
success of some local authorities in their efforts to eliminate sub-
standard housing through a programme of improvement and rehabilitation
and/or demolition. The very low demolition rates in rural areas
suggest that the latter is unlikely to be the case. Conversely ob-
served changes for the worse migh£ indicate that little effort has
been made to improve substandard stock or that any effort which has
been made has met with little success. These ideas are worth recon=-
sidering once the scale and pattern of improvement activity in rural
areas have been established in Chapter Three.

Case study fieldwork for this dissertation confirmed the S.D.D.
observation that District analysis is not sufficiently sensitive to
highlight the worst housing problem areas, In Ettrick & Lauderdale

the worst housing problems, identified by the proportion of subtol=-



DIAGRAM B
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Districts ranked by %

Dwellings failing to meet
the tolerable standard (1977)
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