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▸Position as at August 2022

▸At a local level, in the Highlands and Western Isles, self-catering is worth £211M to the local economy

▸There are currently 47,333 empty houses in Scotland (of which 8,589 are in Edinburgh, 3536 in Glasgow, 2943 in Fife, 2595 Highland). These empty 
homes could be utilised for far more productive purposes and provide homes for those who need.

▸463 self-catering units on Non-Domestic Rates in Skye 

▸Estimated 5,813 dwellings on Skye = 6.2% are legitimate self-catering businesses.

▸Listings on Airbnb are irrelevant -

▸The Scottish Government’s BRIA for short-term let licensing references research noting that there were approximately 32,000 active listings on Airbnb in 
May 2019. However, this does not mean that there are 32,000 short-term lets which would be readily available on the long-term housing market as many 
have erroneously claimed.

▸The number of listings on online platforms in any given area is not necessarily an indication of impact on long-term housing. For example: (a) many of 
these properties are already the primary residences of individuals involved in ‘homesharing’ who share a room(s), or their entire home while away; (b) 
each listing does not represent a single housing unit. A property can have multiple listings; and (c) marketing platforms like Airbnb contain a diverse 
range of accommodation including hotels and B&Bs, as well as unconventional accommodation like yurts, barns, boats, and campervans and one train, 
which cannot be seen as housing stock.

▸Parliamentary answers from the Scottish Government confirm the BRIA figures were from scraped data provided by InsideAirbnb (not from Airbnb 
directly. Inside Airbnb is not impartial. It has an anti-STL agenda) and that they could not break this down by property type – be it a single/shared room, 
entire property, or unconventional accommodation. This means the estimation there are 32,000 “short-term lets” is wholly unreliable. It is also based on 
pre-pandemic 2019 figures. Moreover, they admit “we do not have an estimate of how many short-term lets will return to the long-term housing market.”
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▸Throughout 2022 the Carlisle-based Cumberland Building Society increased 
its advances to tourism and hospitality businesses by 277%, delivering 
£99.62m, when compared to the £26.4m delivered in 2021). 

▸There have already been many insolvencies and increased numbers leaving 
the tourism and hospitality sector (300 Scottish hotels on the market at one 
time in 2021)



RURAL HOUSING SCOTLAND CONFERENCE 2023 - “UNPRECEDENTED TOURISM GROWTH” 

▸To quote from the Lochalsh and Skye Housing Association Annual Report 
2020:

▸“The continuing population growth in Skye and Lochalsh together with a 
relatively buoyant economy fuelled by unprecedented tourism growth has led 
to strong demand for housing throughout the area. In particular, the 
requirement for increased affordable rented housing has led to the Association 
and The Highland Council continuing to develop new properties”.

▸ (NB: no reference to STLs)
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MOFFAT TOURISM ECONOMIC OUTPUT SKYE & RAASAY 2019

2019 VISITOR SPEND
REPORT ▸ Skye and Raasay Tourism Economic Impact Report 

▸ Moffat Centre Glasgow Caledonian University

▸ Covers 2019 Skye and Raasay tourist season

▸ Population of Skye amounts to approx 12,000

▸ Tourism is the main economic driver

▸ Accommodation and food services employ almost a 
quarter of the local population

▸ Largest employer on the islands; the public sector, 
employs a third of the population in health, education 
and administration. 



ACCOMMODATION CHOICE: ALL VISITORS 2019 MOFFAT REPORT
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BUSINESS NEEDS AND HOUSING SURVEY SKYE & LOCHALSH

▸ JUNE 2022 - A representative sample of 143 businesses across all sectors took part in the survey

▸Around 1 in 5  people employed in businesses in the area live outside Skye and Lochalsh and a quarter don’t live in their own homes

▸On average businesses sought to fill almost a fifth more posts in the last 12 months than they had in 2019 before the pandemic  (indicates increase in 
economic activity or decrease in workforce available) 

▸A lack of housing is the most common reason given by those who turn down a job offer

▸ Two in five businesses are currently experiencing recruitment problems with the most significant issues amongst businesses with five or more 
employees

▸Around a quarter of businesses expect the number of positions they need to fill to increase over the next three years

▸A significant proportion of businesses expect recruitment problems in the future increasing beyond 2022

▸A lack of accommodation is seen as one of the main causes of recruitment issues for both permanent and seasonal posts

▸ Four in five say that the lack of accommodation is having an impact on their businesses

▸A majority of businesses expect recruitment issues caused by the accommodation shortage to worsen in the future if no action is taken

▸ Impacted positions are across a wide range of sectors from junior positions to more managerial roles

▸ Impacted positions are across a wide range of salary levels and life stages but most commonly among young people with no children and salaries of 
less than £30k per annum

▸ Recruitment issues are also impacting on some businesses plans to make a longer term investment in the area

▸Recruitment issues are creating problems which go well beyond the day to day operations of businesses e.g. culture, community, essential services, 
quality of visitor experience, restaurants only open part of the week 
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▸VIEWS ON ADDRESSING HOUSING ISSUES IN SKYE AND LOCHALSH

▸Almost a third of businesses in Skye and Lochalsh already provide accommodation for their employees

▸Most businesses who are impacted by housing issues believe a mixture of types of housing and tenures are required

▸Nine in ten businesses support an increase in affordable rented accommodation

▸85% of businesses support an increase in affordable houses to buy

▸Three in four businesses support the use of creative finance solutions to support affordable house purchase

▸Proposals for Land Reform and making it easier for communities to buy land were mixed

▸While innovative building approaches are generally supported there was a view that planning / pre-construction stages 
must also be streamlined  

▸Most businesses support a move towards less seasonal more diverse economy but recognise that this is a long term vision 





RURAL HOUSING SCOTLAND CONFERENCE 2023 - ELGOL

▸Elgol is a great example of  the reality of the importance of short term lets in rural communities. Confusion arises if STLs and second 
homes are considered ‘as one’. Their impact on economic output is very different ……

▸Elgol contains 109 properties:

▸55 Solely full time local properties (including 5 B&B’s owner occupied)

▸24 absentee second homes. Empty for 40 plus weeks pa

▸8 locally owned holiday lets. 3 absentee holiday lets, none of which are large enough for residences. Only 5 of the 11 total holiday lets 
are suitable for residential long term lets (in other words 6 of the 11 cannot be used as residences). The 8 locally owned holiday lets 
provide income for local families in Elgol.

▸4 locally owned private residential tenancies

▸7 absentee owned private residential tenancies

▸8 caravans or pods locally owned. None of these are suitable for residential accommodation. All provide income for local families.

▸55 properties are in full time accommodation BUT see 19 properties which are STL’s providing income for local families plus the five B&Bs 
(included in the 55) home sharing STLs  

▸24 ‘second homes’ = 22% of the total properties (but they also include some properties that cannot be used as permanent residences)

▸A complicated picture that scraped data does not capture



RURAL HOUSING SCOTLAND CONFERENCE - SKYE SHORT TERM LETS

▸At least 80% of self-catering properties and 100% of B&Bs are owned by local residents on 
Skye

▸Of the 20% that aren’t owned locally a significant proportion are owned by relatives of previous 
residents (we have five of those in Elgol)

▸Of the 80% above, the VS occupancy surveys strongly suggest that as many as 50% of those 
started operating after the CNN “Skye is full” reporting in 2018

▸Of these the majority are owner occupiers who are reliant on the income to pay their mortgages 
or supplement pensions

▸They cannot afford the £360 licence fee on top of the £1500 required in Year 1 and £900 per 
year thereafter to meet compliance conditions 



RURAL HOUSING SCOTLAND CONFERENCE 2023 - WHAT DO WE NEED? 

▸Minimum All Tenure Housing Land Requirement

▸Highland Council - NPF4 MATHLA

▸Existing Need Highland Council Area - 2100 

▸Households Highland Council Area - 5200
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RURAL HOUSING AND EMPLOYMENT
▸ JOBS

▸ LAND

▸ FINANCE / CREDIT

▸ CONSTRUCTION/PLANNING

▸ THE RIGHT INTERVENTIONS



RURAL HOUSING SCOTLAND CONFERENCE 2023 - SOLUTIONS

▸Widening the options available to meet rural need

▸Small communities - 20 minute neighbourhood

▸Rural Housing and Action Plan? What’s happening with that? What is the action associated with the RHAP?

▸CHT - Size of budget? Cannot apply to Scottish Land Fund as not a geographical community. Community empowerment to build affordable 
houses is slow and cumbersome - and clearly stressful (see Staffin!) 

▸Rural Home Ownership Grants

▸Crofting - you cannot get a mortgage to build on croft land. The land must be de-crofted first

▸Intergenerational mortgages

▸Creative lending and finance both to individuals and organisations. Need to engage with major lenders as well as Challenger Banks

▸Make Open Market Shared Equity Scheme workable. Thresholds and obligations to live anywhere within Highland Council Area don’t work

▸Self-build mortgages

▸Reducing planning complexity - See Model Tigh (Dualchas, Skye) and San Francisco project of increased digitalisation of planning process

▸Cairngorms Housing Partnership - Businesses pay a small fee. Their employees take priority for mid-market rental properties subject to 
relevant criteria  
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▸STAFFIN SKYE

▸“The three-bedroom homes at Taighean a’ Chaisheil in Stenscholl will be completed on 
January 17 [2022]. It comes 23 years after the last affordable housing development 
opened on the site of the old primary school.”

▸SCT director Donald MacDonald said: “The board of Urras an Taobh Sear is delighted to 
be nearing completion on a project that has taken seven years and has, at times, been 
fraught with challenges. At a time when we need more community empowerment this project has 
shown how far we, as a country, are from achieving that. The directors and staff of the trust must 
be thanked for their determination and diligence in seeing this through, when fatigue and burn 
out could have easily given rise to a different outcome. We wish the new residents many years 
of happiness within these homes which are an important step towards community 
sustainability and growth.”



RURAL HOUSING CONFERENCE 2023 
KILBEG - A TWENTY FIRST CENTURY VILLAGE DEVELOPMENT ON SKYE 

▸KILBEG - A 21st CENTURY VILLAGE DEVELOPMENT ON SKYE

▸7 September 2012 - Highland Councillors have given enthusiastic support for the 
planned development by Sabhal Mor Ostaig of a new 40-acre village at Kilbeg, 
Sleat in the south of Skye.

▸September 2012 - In a report to the full Council on Thursday, Director of 
Planning and Development, Stuart Black said: “A well educated local workforce 
with affordable housing opportunities and first class community facilities will 
contribute to the remarkable economic growth that has characterised Sleat in 
the three decades since Sabhal Mor Ostaig was established.”

▸Construction begins on pioneering village in south Skye -14th December 2022
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TO FINISH - FROM NEIL CLAPPERTON CEO SKYE AND LOCHALSH HOUSING ASSOCIATION

▸“The hard data in the Skye and Lochalsh Business and Housing Needs Survey 
provides a compelling case for urgent investment in the area’s stock of 
affordable housing”

▸“Emerging from Brexit and the pandemic, this survey shows government and 
society need to have a laser-like focus on economic development. If Skye and 
Lochalsh is to function as a popular tourist destination; if its communities are to 
have an economic future, and rural diversification is to have any meaning, it 
needs a smart collaborative and flexible approach to affordable housing, and 
we need a lot of it, and now”
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VISIT BEFORE THE BURGUNDY RUNS OUT ……!

CLARE WINSKILL
WWW.CORUISKHOUSE.COM
WWW.SKYEFINEWINES.COM
THANK YOU!

http://www.coruiskhouse.com
http://www.skyefinewines.com
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▸In the financial year ending 31 March 2021, the average home sold in England 
cost the equivalent of 8.7 times the average annual disposable household 
income, while in Wales the ratio was 6.0, and in Scotland it was 5.5.

▸28 Jul 2022 Source ONS
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A BROKEN HOUSING MARKET
Title

Caption
▸ 1990 average UK house price £57,726

▸ 1990 average UK household income £20,448

▸ 2020 average UK house price £237,834

▸ 2020 average UK household income £37,100
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▸This bulletin uses financial years, that is, the year ending 31 March. In the financial year ending 31 
March 2021, estimates of the median (average) household income and median house price for 
each country were:

▸in England, £275,000 for median house price and £31,800 for median income, which is equivalent 
to a ratio of 8.7 years of income

▸in Wales, £176,000 for median house price and £29,400 for median income, which is a ratio of 6.0 
years of income

▸in Scotland, £166,000 for median house price and £30,300 for median income, which is a ratio of 
5.5 years of income
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▸“Affordable housing” requires a mortgage of between £170,000 and £200,000 in the Highlands (correct me if 
I am wrong CHT.  Also see Colonsay £120,000 to £140,000)

▸Salary to median house price ration across Scotland  (annual salary across Scotland is £30,000 and median 
house price £166,000 pa = ratio of 5.5.

▸ Assume median annual salary across Highlands of £22,000 pa and median house price £166,000 = ratio of 
7.5

▸Financial Services Authority recommends no more than 4.5 ratio salary to house price for a mortgage. Based 
on ONS figures in Scotland = 5.5 - but that relies on median salary across Scotland of £30,000 pa if median 
house price £166,000. Probably higher ratio in the Highlands due to lower median income

▸Requires investment from the Scottish Government either with financial support (see issue with mortgage and 
rent affordability) or an increase in government financed affordable housing to allow FTB’s to enter the 
housing market
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▸Colonsay to get first affordable homes in more than 20 years

▸That’s great! But twenty years….
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▸ “An accompanying development is that there are almost one million more 20-to-34-
year olds now living with their parents than there were in 2002. This stark change 
seems likely to be the result of reduced affordability of housing for young people –
but for reasons unrelated to general housing supply. Weak wage growth, particularly 
since the financial crisis, and housing benefit cuts have disproportionately affected 
young people, reducing rent affordability for many of them even as it improves on 
average. A further factor is the erosion of social housing as an option for young 
people, with almost 700,000 more of them now having to choose between paying 
market rents or living with their parents, compared to 1996. Tackling these 
distributional problems directly is likely to be a far more effective strategy to help 
young people than additional market supply”. 
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▸Plans to boost housing supply above their current rates will not solve problems of high house prices or 
low home ownership. Instead, greater supply is likely to result in further growth in the number of 
unoccupied houses, which may not be an efficient use of scarce investment capital. 

▸Growing housing affordability problems in the rented sector appears to be due to a combination of slow 
wage growth for young people, erosion of the social housing stock, and housing benefit cuts. Tackling 
these problems directly would be a far more potent (and less economically costly) way to improve 
affordability than boosting market supply. 

▸House prices are vulnerable to an end to the era of low interest rates and a reversal of overseas 
investment flows, with potentially serious political consequences. This should raise questions for 
policymakers about whether and how to insulate households from asset price volatility in future. 

▸If financial stability in the mortgage market is to remain a policy priority, a return to higher rates of home 
ownership will require more fiscal intervention either to subsidise FTBs or reduce financial incentives for 
landlords. Either way, recent rapid growth in the number of families in the private rented sector suggests 
that policy should urgently address the security it offers, and the quality of the service renters receive. 


