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Map 9.1 -  Preferred Settlement Strategy A 
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 Chapter 9.  
 
The Local Development Plan 
Settlement Strategy for 
Argyll and Bute 
 
9.1 Introduction 

 
9.2 The settlement strategy sets out where 
new development should and should not be 
located in order to achieve the vision of the 
Local Development Plan (LDP) and deal with 
the main issues. Given the many challenges 
we face and the requirement to deliver 
sustainable development, this MIR considers 
two possible settlement strategies and asks 
for your opinion.  Scottish Planning Policy 
requires LDPs to incorporate a strategic 
vision for the future development of the area 
over the longer term.  This vision should be 
expressed in the settlement strategy for the 
area by identifying the overall supply and 
phasing arrangements for the release of land 
and the co-ordinated delivery of 
infrastructure to meet the requirements for 
development.  In doing this regard should be 
had to the longer term sustainable vision for 
the area. 
 
9.3 Realising our Potential through the 
Settlement Strategy 
 
9.4 The current Development Plan’s 
Settlement Strategy focused Allocations and 
Potential Development Areas (PDAs) on a 
hierarchy of settlements. The majority of our 
larger and medium scale land allocations and 
PDAs were identified for the Main Towns and 
Key Settlements. Please see Table 9.1 at 
the end of this Chapter that lists these 
settlements.  Appropriate scale allocations 
were also established in the smaller 
settlements which the plan identified as 
having some potential to accommodate new 
development. The LDP also intends to retain 
the content of PROP SET 5 to ensure that 
each settlement will continue to have a 
spatial plan to allow it to achieve sustainable 
growth. 
 
9.5 The existing Development Plan also 
introduced the concept of Planning Areas 
that established rural hinterlands around our 
Main Towns and Key Settlements and a  

Countryside Development Control Zone 
system that placed presumptions for and 
against the siting of new development.   The 
Rural Opportunity Area Zone offers the most 
flexible approach subject to satisfying a 
range of criteria, the Countryside Around 
Settlement and Sensitive Countryside Zones 
allowing development opportunities primarily 
on redevelopment, rounding off and infill 
sites and the Very Sensitive Countryside 
Zone that takes a highly restrictive approach 
to new development.  
 
9.6 The current settlement strategy has 
performed well over recent years by directing 
major development to our larger settlements 
while at the same time allowing for much 
needed investment in our smaller 
communities.  The Argyll and Bute Housing 
Need and Demand Assessment (HNDA) 
(2010) and approved Action Plan 2010 both 
demonstrated that the greatest need and 
demand for new housing and business land 
is in our Main and Key Settlements. 
Consequently, the Council believes that 
there is no case for major change to be 
made to our settlement strategy in the LDP 
except for the addition of Cardross as a Key 
Settlement.  That said there is also a need to 
recognise the importance to Argyll and Bute 
of our rural hinterland for accommodating our 
population and providing opportunities for 
further economic development. This may 
mean that some of the choices we make in 
terms of directing development to locations 
which are still reliant on private transport do 
not make sense in a traditional view of 
sustainability. However, such choices are 
essential to the survival of our dispersed 
communities, and to achieving sustainable 
economic growth in Argyll and Bute.  The 
Council wishes therefore to refocus some 
attention to our rural communities by 
establishing a network of rural renaissance 
communities that are able to accommodate 
new development via mini-action plans and 
small scale allocations.  These communities 
are identified in Chapter 10 of the MIR. 
 
9.7 The Council’s preferred Settlement 
Strategy therefore can be broadly 
summarised as enabling all parts of Argyll 
and Bute to meet their own needs, in a 
mutually supportive and sustainable way.  
Protecting, conserving and enhancing our  
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 outstanding environmental assets and, 
where appropriate, making better economic 
use of them, together with the prudent use of 
our scarce resources. 
 
9.8 In order to achieve sustainable 
communities, different policy responses are 
required for remote rural, rural and urban 
areas. However, as places have functional 
inter-relationships with each other, for 
example sharing housing markets or relying 
on each other to provide employment, 
recreational, or shopping opportunities, these 
different responses should be 
complementary to each other.  The key 
aspects of our preferred Settlement 
Strategy A (see Map 9.1) are:- 
31 
1) Regenerating our Main Towns and Key 
Settlements – continue to concentrate 
medium and larger scale development in our 
existing Main Towns and Key Settlements to 
assist in their ongoing regeneration, helping 
to create economies of scale, making best 
use of existing key services, infrastructure 
and our finite resources, reducing travel to 
work and supporting established businesses. 
 
2) A Rural Renaissance – supporting the 
further development of identified rural 
communities to achieve their economic and 
social potential whilst embracing the 
challenges of improving connectivity, 
protecting our landscape and settlement 
character, addressing the rising cost of fossil 
fuels and helping them adapt to the effects of 
climate change.  
 
An alternative Settlement Strategy 
(Settlement Strategy B) would allow for a 
more dispersed approach to development by 
promoting medium and larger scale 
development in a wider variety of locations.  
For example, this could involve allowing new 
medium and large scale housing 
developments in the villages and some of the 
smaller settlements and allowing 
employment, shopping and recreational 
facilities to be developed wherever 
appropriate opportunities occur.  Another 
example could be that larger scale 
employment and shopping facilities would 
not always be located in the identified Main 
Towns and Key Settlements.  This alternative 
approach could maximise economic 
development opportunities in locations that 
the previous plan did not support. However a  

more dispersed pattern of development 
would increase the need to travel, not make 
best use of our existing resources, including 
our established town centres and generate 
additional carbon emissions. 
 
ISSUE 9A 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: LDP legislative requirement: Supports LDP 
Objectives a) to i). 
 
9.9 Adjusting the Development Control 
Zones 

9.10 An original concept of the current 
Development Plan is the establishment of the 
eight Development Control Zones that cover 
the whole of Argyll and Bute, excluding the 
area covered by the Loch Lomond and 
Trossach’s National Park. 

The eight existing zones are: 

Main Towns 
Small Towns and Villages 
Minor Settlements 
Countryside Around Settlements (CAS) 
Greenbelt 
Rural Opportunity Areas (ROAs) 
Sensitive Countryside 
Very Sensitive Countryside 

 

Tell us if you agree with the preferred 
option of Settlement Strategy A for 
Argyll and Bute that builds on our 
existing settlement hierarchy (with 
the addition of Cardross as a Key 
Settlement) and introduces the new 
concept of rural renaissance 
communities as the basis for the 
distribution of new land allocations 
for development in Argyll and Bute? 

Yes, No, No Opinion, Mixed Opinion 

If no, do you agree with the Council’s 
suggested alternative settlement 
strategy (Settlement Strategy B) or 
can you think of any other 
approaches we could take that will 
deliver a sustainable settlement 
strategy for Argyll and Bute?  

If mixed opinion, what changes do 
you propose to Settlement Strategy 
A? 
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 9.11 In general the Settlement Strategy and 
Development Control Zones have performed 
well in policy terms by concentrating new 
development to our existing settlements, 
where the bulk of our essential services and 
infrastructure are available.  However it is 
proposed to simplify the settlement hierarchy 
this will focus on Main Towns, and Key 
Settlements were all scales of development 
will be supported, and on rural renaissance 
settlements where all development up to and 
including medium scale will be encouraged.  
The other settlements, will continue to 
accommodate growth of whatever scale on 
established  allocations and potential 
development areas, and small scale 
development on infill or redevelopment sites 
and other windfall opportunities.    

9.12 In general the countryside planning 
zones have performed well in policy terms by 
directing new development to the Rural 
Opportunity Areas (ROAs) in the countryside, 
and appropriate infill rounding off and 
redevelopment opportunities in Sensitive 
Countryside.  The main advantages of the 
use of this zone system is that they build 
certainty into the planning process, their 
performance can be clearly monitored and 
they lend themselves to be fully integrated 
into an interactive spatial plan.  Monitoring 
has revealed that there is scope for the 
countryside zones to be simplified, and the 
Council now considers it appropriate to 
delete the CAS Zone and replace it either 
with settlement expansion in appropriate 
places (major expansions identified in 
Chapter 10, other expansion to be identified 
in Renaissance Settlement Masterplans and 
minor boundary changes will be shown in the 
proposed LDP) and more generally with the 
Sensitive Countryside Zone. This 
simplification is considered to be justified as 
there is little difference in terms of policy 
intentions between the CAS and Sensitive 
Countryside Zones. 

 

 

 

 

 

 

ISSUE 9B 

Source: Early Engagement; Local Plan Action Plan 
Findings: Supports LDP objectives a), b), c), e), f) and 
h). 

9.13 Adjusting the Rural Opportunity 
Areas (ROAs) in our National Scenic 
Areas and Areas of Panoramic Quality 

9.14 Rural Opportunity Areas (ROAs) are 
one of the development control zones 
contained within the current Development 
Plan. The function of ROAs is to provide a 
special focus for new small scale 
development in the countryside away from 
existing settlements. The principle of ROAs 
was the subject of a significant element of 
the Public Local Inquiry associated with the 
current Local Plan, with the Reporters’ 
recommending that ROAs be removed from 
National Scenic Areas (NSAs) and Areas of 
Panoramic Quality (APQs). The Reporters’ 
reasons for this stance were dominated by 
their concern that a suitably qualified 
landscape expert had not been involved in 
the identification of ROAs within NSAs or 
APQs which are designated for their 
outstanding landscape quality. 

9.15 Rather than remove ROAs from 
NSAs and APQs, the Council commissioned 
suitably qualified Landscape Architects to 
undertake a series of Landscape Capacity 
Studies covering all the ROAs located within 
NSAs and APQs. A full suite of Landscape 
Capacity Studies has now been produced 
covering all of Argyll and Bute’s NSAs and 
APQs (outwith the National Park).  The 
policies within the Local Plan were also 
amended requiring development proposals to 
be consistent with the completed Landscape 
Capacity Studies. 

 

 

Do you agree with this simplification 
of the Development Control Zones? 

Yes, No, No Opinion 

If no, what alternative approach to the 
zones  w oul d  you  c ons ide r 
appropriate that still helps retain 
certainty in the local planning 
process? 
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 9.16 This approach is intended to provide 
a robust and justifiable framework for the 
assessment of development proposals in 
terms of landscape impact within ROAs in 
NSAs and APQs. The Landscape Capacity 
Studies detail specific areas with potential to 
absorb development and specific areas not 
recommended for development. 

9.17 As landscape impact is one of the 
key determining factors in the assessment of 
development proposals within NSAs and 
APQs, it is considered appropriate to amend 
the boundaries of the current ROAs to reflect 
the contents of the Landscape Capacity 
Studies. It is therefore proposed that ROAs 
should be reduced in size to correspond to 
the areas with the potential to absorb 
development and the areas not 
recommended for development detailed in 
the Landscape Capacity Studies should be 
re-designated as Sensitive Countryside. The 
Landscape Capacity Statements will then be 
considered as supplementary guidance 
associated with the LDP. 

ISSUE 9C 

Source: Development Pressure; Local Plan Action Plan 
Findings: Supports LDP objectives a), e), f), h) and i). 

9.18 Developing a Masterplan for the 
Shandon, Rhu and Helensburgh Green 
Belt 
 
9.19 The Shandon, Rhu and Helensburgh  
Green Belt has been a constant feature of 
local planning policy for several decades.   

The Council still considers the Green Belt to 
be important in this location, given the close 
proximity of the Glasgow conurbation, the 
need to provide certainty for local 
communities and potential developers in the 
planning process and the continuing 
commitment to the regeneration of 
Helensburgh Town Centre.  
  
9.20 The current Development Plan 
adjusted the Green Belt boundary primarily 
to accommodate the building of the new 
Hermitage Academy School on the outskirts 
of Helensburgh and the site for the proposed 
Colgrain Business Park which has not seen 
any building activity as yet.   
 
9.21 National Planning Guidance 
expressed through Scottish Planning Policy 
now calls for Green Belt boundaries to reflect 
the longer term settlement strategy and 
ensure that settlements are able to 
accommodate long term growth.  For these 
reasons the preferred option of the Council is 
to prepare a 20 year Masterplan for the 
Green Belt.  This Masterplan will be informed 
by a completed landscape study approved by 
the Council in 2010, an urban capacity study 
and the Housing Needs and Demand 
Assessment for the area.  The Council does 
not consider that there is any realistic 
alternative to this approach and has 
identified spatial implications associated with 
the Masterplan in Chapter 10 of the MIR for 
consideration and public comment. 
 
ISSUE 9D 

Source: Development issues; SP advice: Supports 
LDP Objectives a), b), d), e) and f). 
 
 

The Council considers that within 
NSAs and APQs the Rural 
Opportunity Area boundaries should 
be reduced to conform to the areas 
with potential to absorb development 
detailed in the Landscape Capacity 
Studies. 

Do you agree with this policy option? 

Yes, No, No Opinion 

If no, what alternative approach do 
you think the Council should take 
when considering new housing in the 
open countryside in NSAs and APQs 
within the ROA boundaries, to help 
safeguard the preferred settlement 
strategy? 

Do you agree with the need for a 20 
year Masterplan for the Shandon to 
Helensburgh Green Belt? 

Yes, No, No Opinion 

If no, what alternatives do you have 
to allow the sustainable growth of 
settlements surrounded by the Green 
Belt that will comply with the 
requirements of the Scottish 
Planning Policy. 



 71 

 

 

 

Table 9.1 

Settlement Type Settlement 

Bute and Cowal 

Main Town Dunoon 
Main Town Rothesay 
Key Settlement Sandbank (including Ardnadam) 

Helensburgh and Lomond 

Main Town Helensburgh 

MIR Proposed Key 
Settlement 

Cardross 

Mid Argyll, Kintyre and Islay 

Main Town Lochgilphead 
Main Town Campbeltown 

Key Settlement Inveraray 
Key Settlement Tarbert 

Key Settlement Bowmore 

Oban, Lorn and the Isles 

Main Town Oban 

Key Settlement Tobermory 



 

72 

Crinan Canal at 
Bellanoch 

Craighouse, Jura 

Painted timber 
cladding, Tarbert 

An Talla, Tiree Community Hall 




