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This publication
This document was published in November 2014. The data used in the charts and tables is the latest 
available at the time of going to press. Sources are included for all the charts.

Glossary of terms
n Prime: refers to the most desirable and aspirational property by reference to location, standards 
of accommodation, aesthetics and value (second hand £400,000 and above). Typically it comprises 
properties in the top three per cent of the Scottish market by house price.
n Mainstream: refers to the bulk of the housing market.
n Aberdeen area: refers to the Land Register counties of Aberdeenshire (including Aberdeen City), 
Banffshire, Kincardineshire and Moray.
n Aberdeen City and Aberdeenshire: refers to the respective Local Authority areas.

Cover image: Ury Estate, Stonehaven, where FM Group has ambitious plans for 230 high specification 
homes and world class golf, hotel and leisure facilities.
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Since the Referendum there has been an 
upswing in buyer interest across the prime market 
in Scotland with Aberdeenshire leading the way

Overview
AbeRdeen AReA 
ReSidenTiAl MARkeT

T 
here has been further 
strong evidence of 
a steady recovery in 
Scotland’s residential 
market, with 

Aberdeenshire leading the way. 

This is apparent in the 20% annual 
increase in Scottish million pound sales, 
and a rise in buyer interest across the 
prime market since the Referendum. 
The announcement of the proposed 
Land and Buildings Transaction 
Tax (LBTT) rates in recent weeks is 
motivating both buyers and sellers. 

However, a lack of prime stock to 
meet demand in city hotspots is 
slowing the rate of sales growth but 
keeping prices strong. Aberdeen City 
has been particularly affected by this 
constrained supply, with only a 25% 
annual rise in prime sales against 89% 
in Aberdeenshire and 43% across 
Scotland as a whole.

Prime market leads
Prime residential continues to lead the 
Scottish housing market (£400,000 

and above) with a 43% annual 
increase in activity. This is a significant 
rise compared to 6% last year and 
represented 3,244 sales (Table 1). 
Sales in the mainstream market 
increased by a more modest 19%. 
Although transactions which took 
place prior to September have not yet 
registered, there is anecdotal evidence 
of a slowdown in the immediate run-up 
to the Referendum. 

This was quickly followed by a marked 
upswing in activity as both buyers 
and sellers of prime property became 
motivated to make quick decisions to 
avoid the increased LBTT tax burden 
that will be introduced post April 2015. 

The prime market has been boosted 
by the hubs of Edinburgh, the 
Aberdeen area and Greater Glasgow, 
where activity collectively increased by 
46%. Together they account for 75% 
of Scotland’s prime transactions.

Prime activity in the West End, 
Bieldside, Cults, Milltimber and 
Peterculter made up over a third 

SuMMARy

Prime residential continues to lead  
the Scottish housing market with  
a 43% annual increase in activity 

See page 03

Prices and sales in the Aberdeen City and 
Aberdeenshire combined mainstream 

market are 25% and 4% higher respectively 
than the 10 year annual average  

See page 04

 
Million pound sales in the Aberdeen  
area reached a record high in the  

year ending September 2014  
See pages 05

Aberdeen’s economy and its housing 
markets are inextricably linked to  

the UK’s oil and gas sector
See pages 05

The new LBTT rates are likely  
to impact in the short term on prime 
residential values across Scotland

See pages 06
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county area almost doubled in the 
same period, reaching 325 sales. This 
represents a remarkable recovery 
compared to the previous 12 months 
when there was only a 2% annual rise 
in prime sales. This phenomenon has 
been driven by the satellite hotspots 
of Inverurie, Aboyne, Banchory, 
Westhill and Ellon.

of prime transactions across the 
Aberdeen area during the year ending 
September 2014, representing 241 
sales. Demand has far outstripped 
supply in such hotspots, restricting the 
increase in prime sales across the city. 

Meanwhile, prime transactions in  
the Aberdeenshire and Kincardineshire 

The spill-out effect is also being felt, 
but to a lesser extent, in provincial 
and country locations including Fife, 
Borders and the Highlands. This 
reflects the wider trend seen across 
Britain for urban markets improving, 
where a buyer’s purchasing decision 
is more likely to be driven by a 
catalyst, such as job relocation or 
schooling, rather than a simple choice 
to upsize or downsize.

Mainstream market
Aberdeen City and Aberdeenshire 
are leading the Scottish mainstream 
market. Prices and transactions are 
25% and 4% higher respectively 
than the 10 year annual average. This 
compares with 11% and -8% across 
Scotland as a whole (see Graph 1).

Despite high prices, buying a property 
remains the preferred option given the 
phenomenal rise in rental price across 
Aberdeen. At £1,066 per calendar 
month, the average monthly rental 
is 45% above the Scottish average, 
according to Citylets. 

Following double-digit annual sales 
growth in the previous four quarters, 
which averaged 23%, there are signs 
that the rate of growth in the mortgage-
dependent mainstream Scottish 
housing market is beginning to level 
off. Growth was restricted to 9% during 
2013Q3. Mortgage approvals for the 
UK also fell by 9% during September, 
which is the first annual drop since 
January 2013. This can be attributed to 
the Mortgage Market Review (MMR), 
which commenced in April 2014, 
resulting in tighter affordability checks.

Whereas the number of residential 
transactions across Aberdeen City 
increased by only 4% annually due to 
diminishing supply and affordability 
issues, there has been a resulting 20% 
rise in neighbouring Aberdeenshire.

The number of new build housing 
completions across Aberdeen City 
increased by 17%. However, this is 
almost 60% lower than the 1,400 extra 
new homes required each year over the 
next decade, according to the Scottish 
Government. There is a contrasting 
picture in Aberdeenshire, where 
1,064 were built during 2013, broadly 
matching Government aspirations.

Restricted development across 
Aberdeen has fuelled new build prices. 
At an average of £282 per square 

TABLE 1

Second hand residential transactions at £400,000 
and above

TABLE 2

Prices for new build properties in Aberdeen City 
and surrounding areas

Source: MyHousePrice.com and Savills Research

Area
year to 
Sep 10

year to 
Sep 11

year to 
Sep 12

year to 
Sep 13

year to 
Sep 14

SCOTlAnd 2,308 2,223 2,135 2,265 3,244

edinburgh 763 674 757 759 1,120

Aberdeen area 384 458 423 479 678

Greater Glasgow 458 426 362 402 594

Tayside 158 145 137 164 202

east lothian 108 85 107 97 130

Fife 93 107 86 82 123

Stirlingshire 56 67 58 61 81

borders 51 52 45 46 78

Ayrshire 70 63 48 56 65

Highlands & islands 61 49 33 33 64

West lothian 30 30 21 23 31

dumfries & Galloway 37 30 23 31 27

Midlothian (excluding 
edinburgh)

13 13 10 14 26

Argyll and bute 26 24 25 18 25

Area
Average price per 

square foot
Average price per 

square metre

Central Aberdeen £373 £4,013

Cults £343 £3,693

Stoneywood £299 £3,223

dubford £292 £3,139

Cove £288 £3,099

ellon £275 £2,959

Stonehaven £274 £2,949

Westhill £266 £2,861

Portlethen £258 £2,778

Chapelton £244 £2,625

inverurie £242 £2,607

Source: Savills Research
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foot/£3,037 per square metre, prices 
for new build properties are some of 
the highest in Scotland (see Table 2). 
Most sites are witnessing a high rate 
of sale, with new releases of properties 
often selling out on launch day. 

The planned improvement in local 
connectivity is further enhancing 
market confidence within the 
Aberdeenshire development sector. 
Examples of this are Chapelton, 
which is notable for its scale, 
and ambitious plans for 230 high 
specification homes at Ury Estate, 
Stonehaven which includes more 
than 50 homes aimed at the top end 
of the prime market.

Million pound market
There was a 20% increase in 
transactions above £1 million in 
Scotland, with 148 sales recorded 
during the year ending September 
2014 (see Graph 2). This is now 
only 7% behind the 10 year annual 
average. Edinburgh, the traditional 
hub of the million pound market with 
a 48% share, saw a slight rise at the 
top end, representing 71 transactions. 
Such sales in the Aberdeen area 
reached a record high of 30 
transactions, up 30% from 23 during 
the previous 12 month period. This 
included 11 new build sales, with six 
taking place at a single development 
in the West End of the city.

estates market
The hangover from the Scottish 
Independence debate, coupled with 
various changes within the estates 
sector, including Land Reform,  

Source: MyHousePrice.com and Savills Research

all have the potential to impact on  
the future viability of this market. 
As a result, there are likely to be  
more owners tempted to sell in 
2015, which is good news for those 
committed to buy in spite of these 
proposed changes. 

Only eight estates have sold so  
far this year, of which Savills has  
sold four. Interestingly, only two of  
the estates were launched and sold  
in 2014, with the other six having  
been available in 2013. Analysis 
suggests sporting values have 
weathered any recessionary, 
legislative and political buffeting. 

Viewers and buyers have become 
increasingly international, recognising 
that Scotland offers a relatively less 
bureaucratic alternative to other European 
countries. Furthermore, with the recent 
surge in London property prices, Scottish 
estates have never looked such good 
value for money. 
 
Next year is likely to bring an uncertain 
rural market, as details of Land Reform 
proposals and CAP reform continue to 
emerge. In the meantime, shrewd buyers 
may secure their properties ahead of the 
stronger competition that will arise when 
the dust on these issues finally settles.

economy
The Aberdeen economy and its housing 
markets are inextricably linked to the 
vagaries of the UK oil and gas sector. 
While current falling oil prices may begin 
to have an impact on the local economy in 
the short term, UK consumer confidence 
is at its highest level since 2007.

Latest data indicates GDP is expected to 
rise by a further 2.7% next year, coupled 
with falling unemployment. The Consumer 
Prices Index grew annually by 1.2% in 
September 2014, and is expected to 
remain low next year. Falls in fuel and 
food costs helped the inflation slowdown. 
This should delay any possible rise in 
interest rates, with the first increase 
expected by the end of next year, subject 
to economic conditions. However, worries 
over UK politics have overtaken economic 
concerns, according to a Deloitte survey. 

 

 

 

 

 

 

 

 

 

 

GRAPH 1

local Authority 10 year residential market performance
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Residential transactions at £1 million and above
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 n  Residential sales in Scotland at £1 million and above     10 year annual average
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Although economic growth could 
be softened by rising geopolitical 
and global market uncertainty, risk 
appetite among the chief financial 
officers of the UK’s largest companies 
is currently at a seven year high.

Values forecast
The new LBTT rates are likely to 
impact on prime residential values 
across Scotland resulting in a flat 
market until 2016, by which time the 
market is expected to adjust to the tax 
regime. Despite the additional tax, the 
value gap between Prime Scotland 
and other parts of Britain will remain. 

The possible introduction of a mansion 
tax under a Labour government, 
would be confined to properties over 
£2 million, and as such would have the 
greatest impact in prime London. 

We are forecasting annual growth  
of 3.5% in Scottish mainstream values 
by the end of 2015, the strongest level 
across the UK, given the favourable 
impact of LBTT north of the border 
for purchases below £325,000. 
Anticipated rises in mortgage rates 
could limit capacity for strong price 
growth. This is likely to keep exposure 
to risky mortgage debt under control.

We anticipate prime residential markets 
in the core locations of Edinburgh, 
the West End of Glasgow and the 
Aberdeen area will deal with the impact 
of LBTT better that other parts of 
the country, with values expected to 
outperform those for Scotland as a 
whole over the next five years.  n

CHAnGeS TO STAMP duTy 
Land and Buildings Transactions Tax to be introduced

Stamp Duty for Scottish residential and non-
residential property sales will be replaced by 
Land and Buildings Transaction Tax (LBTT), 
from April 2015. LBTT will favour residential 
sales below £325,000 under the proposed 
structure (see Graph 3).

With the Referendum now behind us, the 
Scottish market had been poised for a 
healthy recovery. However this relies on 
activity at both ends of the market, not just 
from first time buyers, and the new tax will 
have a negative impact at the higher end. 
As has been the case with changes to the 
taxation system in the past, we expect a 

short-term lull while the market adjusts to the 
impacts of LBTT for buyers and sellers alike.

Compared with other parts of the UK, house 
prices in Scotland will remain comparatively 
low. However, those who need to live in the 
residential hubs of Edinburgh, Aberdeen and 
Glasgow, where averages prices are much 
higher, may be deterred from moving. 

In view of this we anticipate increased prime 
market activity up until the spring of 2015, 
whereby buyers are likely to make quick and 
committed decisions before the new tax 
comes into force in April.

Source: Scottish Government

GRAPH 3

Current SdlT v proposed lbTT
—  Current SDLT    —  Future LBTT
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PRiMe And MAinSTReAM MARkeTS Five year forecast values (2015-2019)

2015 2016 2017 2018 2019 5 year

Prime residential  
Scotland

0.0% 4.0% 4.5% 4.0% 4.0% 17.5%

Prime residential  
Aberdeen

1.0% 6.0% 5.0% 5.0% 5.0% 23.9%

Mainstream  
residential Scotland  3.5% 4.0% 4.0% 2.5% 2.5% 17.6%

Mainstream  
residential Aberdeen

4.5% 5.0% 5.0% 3.0% 3.0% 22.2%

Mainstream rental 
Scotland

3.5% 3.5% 4.0% 4.0% 4.0% 20.5%

Mainstream rental 
Aberdeen

5.0% 5.0% 5.5% 5.5% 5.5% 29.5%
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CHAnGeS TO STAMP duTy 

Please contact us for further information

Fiona Gormley
Head of Residential 
Aberdeen
07807 999 151
fgormley@savills.com

Jamie Macnab
Country Homes
07967 555 490
jmacnab@savills.com

Faisal Choudhry
Residential Research
07967 555 720
fchoudhry@savills.com

Andrew Perratt
Head of Residential 
Scotland and North
07967 555 402
aperratt@savills.com

ewan berkeley
Head of Savills Aberdeen
07967 555 442
eberkeley@savills.com

Ruaraidh Ogilvie
Country Homes
07967 555 439
rogilvie@savills.com

Savills plc
Savills is a leading global real estate service provider listed on the London Stock 
Exchange. The company established in 1855, has a rich heritage with unrivalled growth. 
It is a company that leads rather than follows, and now has over 600 offices and 
associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East. 

This report is for general informative purposes only. It may not be published, 
reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, 
prospectus, agreement or other document without prior consent. Whilst every effort 
has been made to ensure its accuracy, Savills accepts no liability whatsoever for 
any direct or consequential loss arising from its use. The content is strictly copyright 
and reproduction of the whole or part of it in any form is prohibited without written 
permission from Savills Research.
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