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Aberfeldy Development Trust consultation response to Perth & Kinross
Council’s Proposal for Short-Term Let Control Area in Highland Perthshire and
northern part of Eastern Perthshire

1. How are you responding? Please select one of the following. If you fall into more than
one category, please respond from the point of view of your main interest.

- On behalf of an organisation or group

—Any-otherinterest

2. Is your organisation representing stakeholders within the proposed Short-Term Let
Control Area?

- Yes
—Ne

3. Do you agree that the Council should proceed with the proposal to designate a Short-
Term Let Control Area for Highland Perthshire and the northern part of Eastern
Perthshire?

- Yes
—Ne-
—Undecided

4. Please give the reasons for your answer. Select all that apply.

- There are too many short-term lets in the proposed Control Area and they’re
impacting the availability of homes.

- It will give the Council the opportunity to have more control over the loss of homes
to new short-term lets within the Control Area.

- The Council should use all the tools at its disposal to support the numbers of homes
locally.

- It will slow the growth of new short-term lets.

- It will allow the Council the opportunity to have more control over any detrimental
impact on amenity and character of a neighbourhood within the Control Area.

- It will make it clearer as to when planning permission is or isn’t required for a short-
term let, in the Control Area.



- It is fairer that all new tourism accommodation (purpose-built/conversion/change
of use) in the Control Area will be treated the same way in the requirement for
planning permission.

If you want to give any other reasons, please leave them below.

Aberfeldy Development Trust support the introduction of any mechanisms to enable Councils
to manage the number of second houses/holiday lets, to protect the local housing supply for
long-term residents. We understand the importance of providing accommodation for visitors,
however, this should be balanced with the housing needs of local communities. We believe
that change is needed, robust and effective legislation will help safeguard our rural
communities for the future.

We would like to highlight that a high proportion of our community support the control of

short-term lets. This was the number two priority of the community in the recently
completed Aberfeldy, Dull & Weem Community Action (March 2025).

THEME 1: HOUSING & DEVELOPMENT

Priorities Action

More ¢« Complete and submit Local Place Plan to Perth & Kinross Council
affordable » Create a Local Housing Strategy to establish a clear way forward
housing * Pursue sites and projects already identified and work with partners to

identify and develop new sites
Action by LEAD: Aberfeldy Development Trust
Partners: Community Housing Trust, Locus Breadalbane Ltd, Perth &
Kinross Council (PKC), Forestry & Land Scotland

Control
of second N .
homes/ * Lobby for Short Term Let Control Zone in Highland Perthshire
m * Work with Perth & Kinross Council to develop a Local Lettings Policy
short term
lets

Action by LEAD: Aberfeldy Development Trust
Partners: Community Housing Trust, PKC

The CAP priorities were informed by extensive community engagement carried out between
May to October 2024 and provide the most comprehensive and up to date representation of
the communities views on this issue:

. 557 community views survey forms were returned from approximately 1,200
households

. 25 stakeholder meetings and interviews were held

J 26 businesses took part in the business survey

J 282 people attended the community futures event



Under the CAP the Trust has been tasked with lobbying for the Short-Term Let Control Area
for Highland Perthshire.

The newly revised Planning Circular which supports the regulatory framework indicates
factors that Planning Authorities may wish to consider when assessing the need for a control
area. These include:

e alack of affordable and appropriate housing for local residents, perhaps indicated by
a high share of sale volumes to, and high prices paid by, non-residents; and

e adetrimental impact on local amenity, with some businesses, schools or other services
that serve, and are reliant on, permanent residents closing or relocating.

These factors are already impacting on our community and we will detail the evidence to
support this below.

A Housing Needs Survey was undertaken for Aberfeldy in 2022, which provides a significant
evidence base. This paints a picture of an area in the grips of a housing affordability crisis that
threatens the long-term prosperity and demographics of the town.

The situation in our community

As outlined above the knock-on effects of second houses/holiday lets on rural Scottish
communities is significant and results in increasing house prices, decreasing long term rental
stock, increases in rent paid and a decline in local services. This is already happening in our
community. Respondents to our Community Housing Needs Survey (CHNS) Aberfeldy &
Surrounding Area Community Housing Needs Survey (CHNS), Author: Communities Housing
Trust & Aberfeldy Development Trust July 2022, raised the same concerns, namely:

e The number of homes in the area that are holiday lets and second homes;

e The lack of affordable housing options in the area; and

e High purchase price of homes on the open market making it difficult to get on to the
housing ladder.

During the CAP process the Community Futures Event gathered evidence from 262
community members via a prioritisation voting exercise. The highest priority across all areas
was more affordable homes, with control of second homes/holiday lets coming in third (bus
service improvements was second).

As part of the CAP process the biggest single issue for respondents to our Community Views
online survey was the lack of affordable homes to buy or let, for people who work or want to
work here with 56% of responses. A contributing factor is seen to be the lack of control on
2nd homes and properties being used as short term holiday accommodation with 23% of
respondents stating there were too many 2" homes/holiday lets.



Affordability — Lower Than Average Wages and Higher Than Average House Prices

The average house price in Aberfeldy over the last 12 months (2025/26) was £334,775, which
is significantly higher than the Perth & Kinross Council average price of £253,910. While only
an average this is clearly significantly over the figures that the draft guidance notes as
“affordable” for different property sizes.

1 in 3 or 36% of the community are earning less than £25,000 a year (PKC Local Housing
Strategy briefing presentation). Banks typically lend around 3 to 4.5 times the borrowers’
income as a mortgage, this makes the homes in the area out with the reach of most average
local households to purchase. With the current increase in mortgage rates this means that
even if people are able to afford homes their housing costs are likely to put them at risk of
after housing costs poverty.

Lack of Available Homes

Our community, Rannoch & Aberfeldy has one of the highest percentages of second
houses/holiday lets to permanent homes, at 23% (11th) in Scotland. However, a recent
Guardian newspaper article listed Aberfeldy & Rannoch as having the highest concentration
in the UK of Airbnb whole-property listings with 36 listed per 100 properties, so 36%. This
choking of supply in the face of the demand that the Housing Needs Survey shows is
undoubtedly one of the underlying causes of the unaffordability of local housing.

The survey also shows that the proportion of people in social rented homes is less than half
the Scottish average as well as showing a higher than average reliance on the private rented
sector. From both an affordability and security perspective, social renting is preferable as it
provides people with a secure home as well as being at a more affordable, and controlled,
rent. Our survey showed that demand for social housing was almost 4 times the level of
supply, never mind its availability. Connected to that of the people who noted in the survey
that they would like to move into the area, 40% had one or more children and 45% stated
that they would like to set up a business in the area if they were able to move into it.

Frustrating this lack of availability is also preventing people from downsizing from their
current properties to move into smaller properties within the area — again preventing homes
for families with children becoming available and rebalancing the market in the area.

The lack of available housing to meet this demand is already showing up in the survey:

e Nearly 70 % of respondents have tried to find housing in the area already but failed to
do so due to not being able to find a suitable property in their preferred location or
budget.



e There was also strong support for the statement that people have had to leave the
area because they have not been able to find suitable housing with around 250 of the
near 300 respondents to the survey agreeing with this statement.

e This is further evidenced by 43% of respondents having direct experience of friends /
family members having to leave the area because they could not find suitable housing.

e Both the residents and non-residents survey show a high demand for new housing in
Aberfeldy and the surrounding area, both from existing residents looking to move
home and people looking to relocate to live in the area.

e 203 households stated that they may need housing within the next 5 years:

e 87% support the need for more affordable housing

Left unmitigated these risks exacerbating demographic changes. As shown in the survey,
Aberfeldy already has a higher proportion of people over 60 (35.6%) than the Scottish average
and with many of the working-age population priced out of the housing market, this issue is
likely to intensify.

Economic Impacts on the Community

Linked to those issues, the survey highlighted that the lack of affordable housing options in
the area is having a significant adverse impact on the growth and development of the local
economy, with businesses being unable to recruit staff:

e Of the 68% of businesses that have had experienced problems recruiting / retaining
staff due to a lack of suitable housing locally, this is a frequent and re-occuring
problem for most businesses:

e Nearly 50% of businesses feel that their staff turnover is impacted by a lack of
affordable housing;

e 68% of businesses currently have existing employees that have a housing need and
require housing in the area. A total of 25 employees were identified from the survey
that require housing in the area; and

e With nearly 70% of businesses hoping to expand in the future, a lack of workers locally
and lack of affordable housing were identified as the two most limiting factors to
business growth.

Feedback from Our Community

Through our community research, we have gathered feedback and case studies from the
community. The vast majority of this qualitative feedback raised the same concerns. Below is
a short selection:

“The issue with housing in Aberfeldy is down to excessive numbers of second homes and
holiday homes, most of which are empty during the week year-round.”



“Abundance of Airbnb/holiday/second homes — are destroying the area so much of us have
called home our entire lives.”

“Lack of affordable housing is a major problem, not just for local youngsters hoping to stay
where they have been brought up, it is also a significant drag on the local economy.”

“Aberfeldy is no longer a place where young people can afford to live - it's becoming a
retirement village for wealthy second-home owners and people who buy up properties for
tourism. The town is becoming hollow - good on the outside, but no vitality.”

“We have two adult children still living at home due to the lack of local affordable options -
both have secured employment in the local area and contribute to the community...it is soul
destroying to see them time and again putting in offers for houses and being out bid and a
vast majority of the homes they have tried to buy becoming holiday accommodation. “

“We currently rent a property in the centre of town which is over £600 per month for just rent.
We would absolutely love to buy our first home in the area, unfortunately the house prices
and houses for sell as of late have not been affordable/suitable to us. If we are unable to find
an appropriate house to buy, we will ultimately be forced to move away from the area, leaving
our work with...”

Conclusion

There is significant unmet demand for affordable housing, there is a scarcity of social housing,
there is a heavy concentration of holiday/second homes, economic activity is being restrained
and people who would prefer to downsize cannot. If Aberfeldy isn’t an appropriate place to
a control area on short term lets it is hard to think where could be.

It is important to note that, ‘the control area will not operate as a complete ban on short-term
lets, rather as a means of limiting new permissions to those where the loss of the residential
property is outweighed by the economic benefit to the local community as required by NPF4’

In conclusion Aberfeldy Development Trust strongly support the introduction of Perth and
Kinross Council's proposed short term let planning control area. This will be a positive step
forward in protecting our local communities and ensuring long-term growth for everyone.



