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Spotlight on…

Scottish residential property market
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A ‘saw-edged’ recovery is under way in the mainstream 
and prime residential property markets in Scotland.  

Market activity gained momentum during the summer 
and has resulted in increased sales and a stabilising 
of property values. This improvement in market 
sentiment is now being further enhanced by a gradual 
increase in the availability of mortgage finance. An 
improvement in the economic outlook would go some 
way to ensuring the current momentum is carried 
straight through into the autumn and would help 
to sustain current prices. Even if the latest average 
price increases are temporary, they are a natural and 
relevant part of the bumpy recovery process.

Despite encouraging signs that the market is beginning 
to stabilise, for those more exposed to the vagaries of 
the economy, confidence will take longer to return. It 
is important to note that unemployment numbers may 
not yet have peaked and significant economic growth is 
unlikely to return until 2011. In such circumstances it is 
difficult to rule out the possibility that prices may falter by 
the end of this year. However, because affordability has 
been dramatically over-corrected, we believe any further 
falls will not be significant. Against this backdrop we 
anticipate long-term saw-edged recovery in the residential 
market, which will be influenced by the prevailing 
economic climate, the improved availability of mortgage 
finance and seasonal fluctuations.

Athole Lodge was the 
second highest sale price 
ever paid in Pollokshields. 
It was sold in 2009Q2.

Looking forward: a continuous saw-edged recovery
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Average residential sale prices  
begin to rise
2009Q2 saw an increase of almost 4% in the average 
price of Scottish residential sales, following house-price 
falls during two previous quarters (see Table 1).

From 2009Q1 to 2009Q2, Aberdeen City’s average 
residential sale price increased by 3%. Dundee City 
increased by 6%. Edinburgh City increased by 7% and 
Glasgow City increased by 6% (see Table 2 and Map 1).

Prime values stabilise
Price falls in prime markets above £400,000 have reduced 
substantially and a good proportion of the best properties 
in central and accessible locations are now holding their 
values.  London has seen a 4% increase in its prime 
values and it is likely that Scotland will follow suit with 
increases towards the beginning of 2010 (see Table 3).

Million pound plus – signs of life
The froth has disappeared from the million pound plus 
market. Sellers are now accepting more realistic prices to 
secure a sale, creating a window of opportunity for those 
wishing to upsize from a house in the more competitive 
£400,000 to £800,000 bracket. This has led to a recent 
upturn in activity in the higher end of the market. For 
example, Savills achieved £6million of sales within a two-
week period in August, in Edinburgh alone. Meanwhile, 
Glasgow saw the second highest price ever paid for a 
home in desirable Pollokshields.

Availability of finance
Cash buyers, unrestricted by the credit squeeze, were 
the first to respond to post credit crunch prices and more 
realistic seller expectations. Many of these included 
those who had sold and had been renting for some 
time, waiting for the right time to buy. The low exchange 
rate for sterling also prompted increased interest from 
overseas investors and continues to do so. However, 
the gradual increase in availability of mortgage finance 
will become a significant factor, along with affordability. 
From April to June 2009, the level of house purchase 
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Table 2:
Average residential sale price 2009Q2

 
Aberdeen City £163,507 3% 39%
Aberdeenshire £184,567 0% 44%
Angus £136,252 -2% 14%
Argyll And Bute £144,487 5% 27%
Clackmannanshire £133,500 17% 34%
Dumfries And 
Galloway  £128,109 -4% 17%
Dundee City £121,377 6% 62%
East Ayrshire £115,609 3% 21%
E Dunbartonshire £183,374 0% 27%
East Lothian £171,018 -7% 51%
East Renfrewshire £187,119 2% 50%
Edinburgh, City Of £198,928 7% 35%
Falkirk £115,664 -4% 29%
Fife £130,726 0% 48%
Glasgow City £126,621 6% 29%
Highland £152,226 4% 33%
Inverclyde £114,614 11% 10%
Midlothian £156,482 -4% 8%
Moray £135,819 -2% 47%
North Ayrshire £110,978 3% 19%
North Lanarkshire £106,676 2% 23%
Orkney Islands £114,405 -8% -11%
Perth And Kinross £158,277 7% 31%
Renfrewshire £121,001 7% 54%
Scottish Borders £149,767 -5% 29%
Shetland Islands £108,920 19% 15%
South Ayrshire £149,838 5% 40%
South Lanarkshire £128,189 5% 42%
Stirling £175,813 1% 47%
W Dunbartonshire £106,077 11% 26%
West Lothian £133,671 8% 42%
Western Isles £87,772 -7% -4%
Source: Registers of Scotland (Registers of Scotland records all residential 
transactions. By nature it is likely to be historic with a time lag)
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Table 3:
Percentage change in quarterly prime values

Quarter 2008Q4 2009Q1 2009Q2
Prime Scotland -6% -3% -1%
Prime Scotland North -7% -3% 1%
Prime Scotland Central  -4% -2% -1%
& Southern 
Prime Edinburgh City -4% -3% -3%
Prime Glasgow City -11% -6% 0%
Prime Great Britain -7% -3% 0%
Prime Central London -9% -4% 4%
Source: Savills Research

Table 1:
Average residential sale price in Scotland

Quarter Average price % quarterly change
2008Q1 £150,257 
2008Q2 £155,705 3.6%
2008Q3 £160,155 2.8%
2008Q4 £153,623 -4.1%
2009Q1 £140,318 -8.7%
2009Q2 £145,553 3.7%
Source: Registers of Scotland (Registers of Scotland records all residential 
transactions. By nature it is likely to be historic with a time lag)

“For there to be long-term recovery in 
the Scottish prime markets, there needs 
to be a reduction in the surplus volume  
of available stock.”
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loans in Scotland increased by around 50% (see Graph 
1) and this has already encouraged more buyers into the 
market. The similarity of the trends depicted in Graph 1 
demonstrate the dependency of the residential market on 
the availability of mortgage finance.

Reduction in available stock
For there to be long-term recovery in the Scottish prime 
markets, there needs to be a reduction in the surplus 
volume of available stock. This has already taken place in 
the prime central London market, which is experiencing a 
recovery in property values. This is causing a ripple effect 
through wealth corridors into other markets.  

Scotland is traditionally six to twelve months behind 
London with regard to its property cycle, and there is 
now evidence that stock levels are already reducing in 
Edinburgh City and Greater Glasgow. The number of 
properties being advertised decreased by 8% and 6% 
respectively between 2009Q1 and 2009Q2. As a result, 
we anticipate the laws of supply and demand to apply, 
increasing property values just as they are doing in 
London. We expect a similar rippling-out effect will take 
place north of the border with prime markets in Edinburgh 
City and Greater Glasgow leading the way.

The number of prime second-hand properties currently 
available to purchase across Scotland as a whole is 
levelling off (see Graph 2). Indeed, there has been a 
3% reduction in properties available in the £400,000 
to £800,000 bracket. This reduction of stock may be 
explained by sellers who have had their houses on the 
market for several months beginning to accept values 
which reflect today’s market, and buyers recognising 
that the price falls are over and there is no point in 
waiting any longer.

Fresh stock
There were 18% fewer new properties launched on to the 
market during 2009Q2, compared to the same time last 
year (see Graph 2). As a result, the oversupply in 2008 
and 2009 is likely to be followed by an undersupply in 
2010. This may lead to competition and premium prices 
in the most sought after locations.

Home Report – good news
Despite early resistance, the Home Report has been 

t

Graph 2. Savills StockWatch Scotland

Source: Savills Research
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Second hand properties greater than or equal to £400,000 launched on to the market

Total number of second hand properties greater than or equal to £400,000 available to purchase

 

Graph 1. House purchase lending and 
residential transactions in Scotland
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Source: Council of Mortgage Lenders, Registers of Scotland (Registers of Scotland records all 
residential transactions. By nature it is likely to be historic with a time lag)
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Map 1. Average prices in Scotland 2009Q2

Source: Registers of Scotland (Registers of Scotland records all 
residential transactions. By nature it is likely to be historic with a time lag)








    Average by county
 £175,000 and above
 £150,000 – £175,000
 £125,000 – £150,000
 £100,000 – £125,000
 Below £100,000

Source: Council of Mortgage Lenders/Registers of Scotland (Registers of Scotland 
records all residential transactions. By nature it is likely to be historic with a time lag)
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well received overall. It has added stability to the current 
uncertain market, providing both buyers and sellers with a 
good indication of price.  

New homes
There was also better news for the new build sector 
with an an increase in sales activity over the spring 
and summer. However, these transactions were largely 
dependent on incentives which included part exchange, 
shared equity and, in some cases, discounts of at least 
30% to 40%. Buy-to-rent investors have accounted 
for a significant proportion of sales being achieved 
at heavily discounted prices. However, cash-rich, 
owner-occupier buyers, who in recent months have 
focussed their attentions on second-hand property, are 
also now identifying opportunities in the new homes 
market, concentrating on acquiring fully completed, fully 
discounted schemes. Buyers are a mix of young owner-
occupiers securing a deal that will finally gain them a 
foot-hold on the property ladder and private individuals, 
purchasing apartments as a one-off investment or as a 
pied-à-terre, perceiving them to be a good prospect in the 
longer term.
 
As a result of this activity, we are seeing a rapid decline in 
newly built unsold stock. Housebuilders, including Barratt 
and Redrow, have reported a significant reduction in their 
unsold finished stock. All listed housebuilders, including 
Barratt, Persimmon, Taylor Wimpey and Redrow, have 
reported an increase in sales and visitor numbers during 
the summer. Furthermore, they are beginning to open 
new sites throughout the UK (albeit on a selective and 
highly controlled basis). The current land banks of 
Barratt, Persimmon, Taylor Wimpey and Redrow are, on 
average, 14% lower than they were a year ago. Whilst 
housebuilders remain cautious on land buying, they are 
looking for opportunities to acquire good-quality land at 
favourable prices. n
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Savills research services
Savills researchers are based in London, Edinburgh 
and Glasgow and provide advice and analysis to 
clients on the rural, residential, commercial and leisure 
property sectors in the UK and Europe. Savills also 
provides similar property research services throughout 
South East Asia and Australia. In the UK, Savills has 
had a dedicated residential research team for the past 
18 years. Over this time, the department has built up a 
reputation for producing accurate, well informed and, 
above all else, independent analysis and commentary 
on the UK’s housing market. As a result, the team is a 
leading national commentator on market trends.

The success of the department has been built on 
its market insight, provided by the Savills network in 
conjunction with a significant external consultancy 
business. This market-led approach to our research is 
vital to our clients. Through the provision of analysis, 
commentary and forecasting we can add value to both 
assets and businesses. The department has been 
involved in a wide range of consultancy projects for a 
variety of public and private sector organisations across 
the UK. This has involved research into housing of all 
tenures and across all price ranges and rental levels.

Typical consultancy projects include:
n local area supply and demand analysis
n development feasibility studies
n investment strategy and advice
n Place making site studies
n Forecasting rents and capital values
n  Research to inform policy making and best  

practice statements
n  Research for property finance and business  

planning purposes
n Research to inform housing-led regeneration initiatives

We hope you have found our research thought 
provoking and informative. If you would like further 
information please contact a member of the team below.


