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EXECUTIVE SUMMARY

In June 2023 the Council’s Environment, Development and Infrastructure (EDI)
Committee declared a Housing Emergency due to a consistent reduction in the
supply of housing, a steady increase in demand for housing across all tenures and
increasing levels of un-affordability.

Members requested regular updates on activity to tackle the housing emergency.
In November 2024, Council agreed an update to the Local Housing Strategy,
incorporating the Housing Emergency Action Plan, and a set of Housing
Emergency Progress Metrics. It was agreed these would all be reported to Council
annually in November and the first report was in November 2025.

The purpose of this report is to provide Members with a high-level synopsis of the
considerable volume of wide ranging activity which is underway, often well in
advance of houses being completed and handed over, such is the long-term nature
of development. This synopsis is a snapshot of activity in the housing system in
the last six months.

Activity includes: engaging directly with Scottish Government and UK
Government; developing Strategic Development Frameworks to facilitate long-
term delivery, securing national funding investment into housing projects in the
area; working towards delivery of worker housing on Mull, engaging with
infrastructure providers to provide worker housing; and partnering with RSLs and
community housing groups to facilitate housing developments.

RECOMMENDATION

Members of the Environment, Development and Infrastructure Committee are
asked to consider the content of the report.
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INTRODUCTION

The purpose of this report is to inform Members on progress made in terms of
the Council tackling the Housing Emergency in Argyll and Bute. The last report
on this issue was to Council in November 2025 Local Housing Strategy Annual
Update 2025 . This report focuses on progress since that date.

RECOMMENDATIONS

Members of the Environment, Development and Infrastructure Committee are
asked to consider the content of the report.

DETAIL

Members have requested regular updates on activity to tackle the Housing
Emergency. In November 2024, Council agreed an update to the Local Housing
Strategy Incorporating the Housing Emergency Action Plan, and a set of Housing
Emergency Progress Metrics. It was agreed these would all be reported to Council
annually in November, the last time being November 2026. The purpose of this
report is to provide members with a high-level synopsis of the considerable volume
of wide ranging activity which is underway, often well in advance of houses being
completed and handed over, such is the long-term nature of development. This
synopsis is a snapshot of activity in the housing system in the last six months.

Homes Consented

From the declaration of the Housing Emergency in June 2023 until the end of April
2026 the Council granted planning consent for 1,640 residential units across
Argyll and Bute within our planning authority boundary.


https://www.argyll-bute.gov.uk/moderngov/documents/s225670/HOUSING%20EMERGENCY%20LOCAL%20HOUSING%20STRATEGY%20ANNUAL%20UPDATE%202025.pdf
https://www.argyll-bute.gov.uk/moderngov/documents/s225670/HOUSING%20EMERGENCY%20LOCAL%20HOUSING%20STRATEGY%20ANNUAL%20UPDATE%202025.pdf
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Scottish Government Engagement

Officers continue to engage with Scottish Government, COSLA and ALACHO
who are all considering options of how best to tackle the housing emergencies
which have been declared across Scotland and including by Scottish
Government. Scottish Government carried out a consultation exercise during
early 2026 to consider options for accelerating housing delivery in Scotland, and
officers expressed the need for smoother and less bureaucratic regulation along
with flexibility in funding regimes and their use.

Tackling Non-Effective Housing Stock

A key element of the housing emergency in Argyll and Bute is the significant
proportion of housing stock which is not available for use as principal residences.
This unavailable stock comprises Long Term Empty Property, Second Homes and
Short Term Lets. Collectively this stock is known as ineffective. In order to tackle
this issue, the 24" June 2026 Council, will consider a report which articulates a
combined approach reducing the amount of ineffective housing stock, and
mitigating any impact of that approach. The intention is to consider the
implementation of policy levers in a coordinated and holistic manner in a way which
collectively achieve the desired aim. These include potential: Increased Second
Homes Council Tax Surcharge; Short Term Let Control Zones, and the Visitor
Levy. In addition, a Community Regeneration Funded proposal to purchase and
re-sell holiday homes, and or provide an equity stake for purchasers to do so, on
the condition the properties become and remain principal residences is being
developed.

Preparing Strategic Development Frameworks

In January 2025 consultants were engaged, to develop the Strategic Development
Frameworks for Oban (OSDF) and Helensburgh (HSDF). Both these are intended
to identify long-term 20-40 years strategic development opportunities. By doing this
we will set a long-term framework that can be used to direct infrastructure
investment and create a pipeline of deliverable development land, particularly
housing supply but also other related community, public service and economic
development land. Detailed survey work and optioneering is still ongoing. Some
initial option considerations are shown below. Several stages of engagement have
occurred with community representatives, members, key stakeholders and the
public. Further engagement work continues with key agencies. It is anticipated
both frameworks will be complete before the end of the year. These pieces of work
will ultimately feed into LDP3. It is important to note illustrations below are draft
and likely to change.



Helensburgh Strategic Development Framework Draft Indicative Options

The Framework has identified the Banderloch
following potential opportunity areas for = = &0
housing and economic development.

The deliverability of opportunity areas

will be considered and explored as

future LDPs come forward, with the aim

of providing a delivery pipeline for the A
next 20-40 years. Airport

Areas of Opportunity - A

Residential & Mixed-Use Dugetsiifage A Connel South
s Saulmore

Areas of Opportunity - "

Economic Development

Pennyfuir
{

Dunollie Taynuilt
"

‘Glencruitten

2
s

Lochavullin
)

The following boards outline the key features, issues and

Glengallan s : : :
08 Soroba opportunities associated with each of these locations.

Oban Strategic Development Framework Draft Options

Securing External Housing Funding Investment

46 The Council has continued to develop Business Cases for the proposals for a
worker accommodation pilot on Mull, and housing for principal home occupation on
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Islay. In addition to the £3m Rural Growth Deal investment allocated to these
projects, the Community Regeneration Fund has potentially been identified to
provide up to a further £56m investment to enable housing projects. Beyond that it
may be possible to lever in further funding from sources such as Island
Infrastructure Fund and Crown Estate Fund as projects develop. This is all in
addition to More Homes standard Strategic Housing Investment Plan new build
supply programme augmented by the Strategic Housing Fund.

Delivering Tobermory Worker Housing

The Council employed local contractors to deliver on-site infrastructure in
Tobermory, Mull and this was completed in 2025. In January 2026 the Council
agreed the use of the Strategic Housing Fund as cashflow, combined with the
already agreed CRP funding, to progress construction of the 12 worker housing
units on this site. In June 2026 tender documents will be issued to procure a
contractor to carry out this construction work, and it is anticipated a site start could
be possible before the end of the year. Discussions are ongoing with MICT who will
operate the building to agree a lease and operating arrangements. In addition, a
Full Business Case for the Rural Growth Deal funding element, is being prepared
for submission to the Rural Growth Deal Board.

Serviced Worker Housing Site, Tobermory, Mull

Improving Home Energy Efficiency and Fuel Poverty

Following approval of the Local Heat and Energy Efficiency Strategy the LHEES
Officer is exploring deliverable projects that will help reduce fuel poverty in the long
term. Areas of focus are micro grids (localised shared electricity grids which
commonly connect to local renewable generation) and local shared ground loops
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(which commonly provide heating for small low-density groups of buildings,
sometimes utilising waste heat from local sources). Both these techniques have
the potential to improve energy resilience in remote rural areas, and have potential
funding routes. The LHEES officer is currently exploring tangible pilot projects.

The Heat in Buildings Act will require Private Sector Landlords to decarbonise their
heating sooner that other domestic premises. The LHEES Officer is exploring the
development of potential advise and funding solutions which will assist Private
Sector Landlords to navigate this requirement.

The HEEPS:ABS programme allows homeowners and private rented tenants to
reduce their energy bills, assists with the cost-of-living crisis and reduces energy
consumption contributing to a reduction in climate change. The Council fully
utilised it HEEPS:ABS funding of £2,729,827for 25/26.

Working With Private Sector Landlords

The Settlement Officer has been working intensively to support Private Sector
Landlords. A gquarterly private landlord newsletter is issued through the
Council’'s Keep in the Loop services, with the latest edition published on 1 May
2026 Private Landlord Advice Hub . This edition contained advice on a range of
legislative requirements and information.

The Landlord-to-Landlord Sales Project was launched in April 2026 to help retain
existing private rented sector homes, support landlords who are choosing to
leave the sector, and reduce the risk of tenants being displaced when a property
is sold. The Landlord-to-Landlord Sales Project is a matchmaking service for
private landlords looking to sell their rented property, and current or prospective
private landlords looking to purchase a property in the private rented sector. By
connecting sellers and prospective buyers, the project aims to help tenants
remain in their home when a landlord needs to sell the property, to avoid eviction
processes prior to the property being placed for sale, and to preserve private
rented sector housing options during the ongoing Housing Emergency.

Worker Accommodation from Infrastructure Providers

Officers continue to work with SSEN Transmission at a senior level to explore
delivery of legacy housing. Muthu Hotel in Dalmally has been refurbished and is
in use for SSEN construction workers.

SSEN Distribution has confirmed that OfGem has approved funding for a new
66KV undersea cable to Islay, and a second 33kV connection to Jura. When
delivered these upgrades will improve resilience of supply on the Islands and
allow connection capacity for planned future development including new housing.

Empty Homes for Workers

NHS properties on Coll had been lying empty for a number of years and through
the HSCP/Empty Homes Officer we have assisted bringing them back into use
through the Strategic Housing Fund. The GP practice has now been taken on by
a mainland practice who provide a full GP service to the island. We met the GP


https://www.argyll-bute.gov.uk/housing/private-housing/landlord-forums-and-newsletters
https://www.argyll-bute.gov.uk/housing/private-housing/landlord-landlord-sales-project

who said they would not have taken on the practice if they did not have access to
suitable housing on the island. In partnership with the NHS we have agreed
funding and a tender scope for re-purposing to create HSCP accommodation of
the redundant dental surgery at Birch Drive, Bowmore.

4.16 The HSCP/Empty Homes Officer is taking part in a film commissioned by NHS
through the National Centre for Remote and Rural Health Care to showcase the
excellent partnership working between Housing Services and NHS which is
ultimately delivering essential healthcare services to our island communities.

Isle of Col Nurses House Before and After

RSL Housing Provision & Pipeline

4.17 ACHA has approval and funding for demolition at Dalintober, Campbeltown and
has submitted a planning application for 37 units.
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418 ACHA has purchased land from Islay Estates for 17 units at Bowmore Phase 4
which has planning consent. Tenders for construction will be issued imminently.



4.19 ACHA has acquired land in Port Ellen, Islay which was identified in the LDP for 50
units (H3025). They are now exploring detailed design of the first circa 20 units
and a masterplan for the whole site, with a view to targeting site start in 2026/27.

Druim Mhi
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4.20 ACHA has acquired a site in Glenmachrie, Islay which has potential to deliver up to
27 units but this density of development needs to be explored with the planning
department. Detailed design underway for Phase 1.

4.21 ACHA has acquired a site on Alexander Street, Dunoon which already enjoys
planning consent. ACHA is exploring drainage solutions with Scottish Water.
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4.22 ACHA have bought land on Pilot Street, Dunoon from the Council and will develop
proposals for 4-6 units in the future.

4.23 ACHA is exploring site acquisition options on Tiree which could deliver 10 units, but
subject to ACHA satisfaction on local housing demand and further community
engagement.
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4.24 ACHA is exploring potential acquisition of land in Tarbet on LDP2 allocation H3024
which has the potential to deliver between 50 and 100 units. Discussions ongoing
with Forestry Land Scotland regarding land purchase. Peat investigations
complete and mitigation solutions being designed.
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4.25 ACHA have entered a contract for a turnkey development of 8 shared equity
cottage flat units at Blair Gardens, Rhu which is programmed for completion in
September 2026.

4.26 ACHA has acquired Tarbet Police Station and are working on designs for
conversion to a 2-bed bungalow.

4.27 ACHA are exploring a potential 7—10-unit site on Coll.

4.28 ACHA is exploring proposals for combined delivery of 4 units at Dervaig and 5 units
on Ulva. Further information of demand is required in the first instance.



4.29 ACHA is developing proposals for 4 units in Keils, Islay.

4.30

4.31

4.32

4.33

Dunbritton Housing Association is engaged with identifying a suitable re-
development for a site on Grant Street, Helensburgh which was the site of a former
church. The site is constrained in terms of capacity but may deliver more than 10
units subject to achieving planning consent and a site start is targeted for summer
2026.

Dunbritton is working with CALA to develop 30 affordable units in Cardross likely to
be delivered in two phases and programmed to complete by September 2028.

Dunbritton await the development of proposals by CALA who have been appointed
Helensburgh Golf Course preferred developer. Subject to satisfactory consents,
this should facilitate a 16 units development on the 18" Tee, and potentially a
further circa 45 affordable units within the main CALA development.

West Highland Housing Association is in the process of delivering 12 social rent
and 4 shared equity units at Port Charlotte, Islay, and completion of handovers was
planned for March 2026.



4.34 West Highland is developing detailed designs for a further 6 units on the Port
Charlotte site.

4.35 West Highland has handed over 16 social rent units and 4 shared equity units at
Port Ellen, Islay. Work is underway to deliver a further 20 units as Phase 5 of
Imeraval, and this is due for completion summer 2026.

4.36 West Highland have made a draft offer to purchase a derelict building in Campbell
Street, Oban. It could deliver 4 social rented units subject to achieving planning



consent which was submitted Dec 2025. The re-development would be a key
regeneration opportunity in the town as well as valuable housing supply.
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4.37 West Highland has commenced advance infrastructure works for 5 units at Port
Mor, Colonsay, and due to complete in October 2025. A building warrant is
currently awaiting consent. Two contractors have expressed notes of interest.




4.38 West Highland has acquired land at Shillinghill, Tobermory, have achieved
planning consent for 10 units. Grant funding has been approved a contractor
appointed, and site strip commenced in Feb 2026.

4.39 West Highland has submitted a planning application for 16 social rent units at
Dalmally subject to site acquisition negotiations and will develop in two phases of 8
units.




440 West Highland is in the process of acquiring Dalmally Police House & Station. It is
currently seeking to achieve consents for conversion to two, two bed homes.

LB

441 West Highland is working with the Council to design infrastructure works which will
facilitate the development of the Old Hospital Site on Ganavan Road, Oban which
would deliver 50 units. First draft designs have been produced for evaluation.

4.42 West Highland is in negotiations with the contractor for Cruachan refurbishment
project which is going ahead. The contractor will potentially utilise the West
Highland’s Loch Awe site, facilitating construction of a road access and services
which will later help to enable housing construction.

LochAwe 7
Holiday Park ,__

443 Detailed planning consent for the site in Salen was previously achieved in 2008 and
has since expired. The site is allocated in LDP2 for housing and has good ground
conditions, with no peat found on the site. Following an increase in housing need



and demand in the area, the Association is progressing with an acquisition
application for the site, targeted within this financial year.

4.44 A site start was achieved in September 2025 for the second 6 unit phase of
housing at Port Appin. Progress to date includes completion of all foundations,
timber kit erected. Contract completion is anticipated in November 2026.

4.45 Fyne Homes has now acquired land at Inveraray for 16 units. It is continuing to
work up detailed design and needs to conclude a S75 agreement with the Council.




446 Fyne Homes purchased land for the Baddens Phase 10 in Lochgilphead, and is
currently on site developing 14 units with a programmed completion date currently
being November 2026. Slippage is likely due to the requirement for amended
foundation solutions.

447 Fyne Homes has been granted a planning permission in principle for development
of 55 units at Burns Brae/Wallace Way Lochgilphead. The site has been acquired
from the Council and detailed designs are being developed.

—
Lochgilphead Phase 6 — Pa4648 60 Units (prev 55) Fy ne
Homes Led

Outline planning application approved March 2025 & site acquired
Spend to March 2025: £775k

Detailed design of first subphase to commence upon confirmation of
house mix,

4.48 The Council approved planning consent for the demolition of the Lower Academy
Building, Rothesay. Fyne Homes has selected a preferred contractor for the



demolition and a Scottish Government grant award was made in March 2026.
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Construction is progressing well for 8 social rent units at Ballochgoy Rothesay

4.49
with a projected completion of October 2026.




4.50 Trust Housing Association, in partnership with Scottish Government and Argyll &
Bute Council, has begun transforming their existing Manse Gardens, Strachur
development into 16 fully refurbished and energy efficient homes for existing and
new customers. Work began on site March 2025.

4.51

In March 2026, LINK Group received planning consent for phase 4 Dunbeg, which
will deliver a Distributor Road Network including a trunk road roundabout, a phased
commercial area, and 433 homes including:

Social Rent = 150 No

Mid-Market Rent (MMR) — 48 No

New Supply Shared Equity (NSSE) — 40 No
Elderly Living — 31 No (16 NSSE & 15 Rent)
Student Accommodation — 31 No

Private Housing — 133 No.



Detailed Planning Application Affordable/Private Housing

4.52 Also in March, LINK acquired the land necessary to deliver these proposals, funded
by a circa £7m Scottish Government More Homes Division grant. These are both
major milestones in progressing to the start of construction for this significant



investment in the Oban area, projected to add £179m in Net Present Value to the
local area.

Community Housing Projects

4.53 Colonsay Community Development Company has completed handovers of a9 unit
mixed tenure development at Scalasaig with 3 self-build plots being advertised for
sale.

4.54 Isle of Gigha Heritage Trust has completed the handover of 5 affordable units at
Ardminish.

455 Tiree Community Development Trust has completed a purchase of land for housing
development and have gained Rural and Islands Feasibility Funding which has
been supplemented by Strategic Housing Fund feasibility funding.
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The Hynish Trust on Tyree has been granted Strategic Housing Fund grants to
bring back 6 properties back in to use the first two of which are now occupied (one
household setting up a painting business, and the other with two young children),
and they are exploring Rural and Islands Housing Fund to bring a further 6
properties back in to use.

Luing Community Trust has worked with second home owners to bring properties
back into long term let for workers on the island and have secured one property to
date. They are exploring new build opportunities.

Islay Development Initiative is pursuing a variety of housing proposals and the
Council is engaging with them to pull together a single housing document
approach.

South West Mull and lona Development Trust is exploring housing opportunities in
Bunessan and the Ross of Mull.

On Kerrera, the MacDouglal of Dunollie Presevation Trust is exploring options to
refurbish the Ferry House on Kerrera for affordable housing.

Tayvallich Housing Initiative has registered as a Private Landlord and has let two
properties. They are exploring 3 sites with a potential to deliver 20 affordable
homes.

Mull and lona Community Trust (MICT) has set up an lona Housing Steering group
to look at delivering affordable housing on the island and bringing existing buildings
on the island back in to use. The lona Community is exploring redevelopment
options of the MacLeod Building and are in discussion with MICT and the Council.

MICT is pursuing two open market housing acquisitions on Mull, in Dervaig and
Craignure. They are looking to purchase land in Fishnish for delivery of new build
affordable housing.

Dalavich Improvement group is working with the Council, using the Community
Housing Assessment Toolkit to assess local housing needs and demand.

Lismore are pursing modular development of two new build affordable housing
units which have already been granted planning consent.

Arrochar, Tarbet and Ardlui Community Council has worked with the Council to
produce a local Housing Needs and Demand Assessment which would support
funding applications.

Cairndow — Ardkinglas Estate are creating 3 affordable houses within an existing
building on the Estate. The Council submitted a letter of support for the project in
May 2025. The Scottish Government RIHF award of £526 582 was made to the
Estate in August 2025. The development is now on site.

Glenorchy and Innishail community has produced a Community Housing and
Business Needs survey report. Land has been identified in the Dalmally area by
Forestry Land Scotland which has potential for community housing. Communities
Housing Trust are considering options.
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CONCLUSION

The Housing Emergency was declared due to a whole housing system failure and
addressing the issues behind the failure will take time to address and require a
partnership approach. Members requested periodic update in activity addressing
the Housing Emergency. This report demonstrates the wide range of actions that
are being taken forward within the context of reduced resources for the delivery of
new homes at a national level. That said, the council continues to work with the
Government, key agencies and our housing delivery partners to make progress
including exploring new methods and solutions to tackle housing shortages across
the local authority area, but many of these will take time to come to fruition.

IMPLICATIONS

Policy - the ongoing activity is consistent with current Council priorities and the
Local Housing Strategy vision and outcomes which are directly aligned with the
overarching objectives of the Outcome Improvement Plan — outcome 2: Housing.

Financial - none directly arising from this report but future housing delivery
actions will require additional funding at some stage from the Council and our
partners if delivery is to be accelerated.

Legal — None.
HR — None.
Customer Service — None.

Risk - there is a risk of depopulation, damage to the economy a risk to delivering
essential services in the local authority area if partners cannot effectively tackle
the Housing Emergency.

Climate Change — new housing in the right location helps reduce carbon outputs
when delivered using renewable energy and other measures. Making best use of
existing stock by delivering energy efficiency measures helps towards achieving

climate change targets.

Fairer Scotland Duty — Socio-economic Duty — the delivery of housing across
Argyll and Bute facilitates socio-economic opportunities for all. The housing plans
in the report link to the Child Poverty Strategy.

Equalities - protected characteristics - the activity outlined in the report is
consistent with the aims and objectives set out in the Local Housing Strategy
which is subject to an EQIA. There are targets within the housing plans to deliver
housing which meet the needs of specialist groups.

Consumer Duty — None.

Island Communities — Many of the housing projects detailed in the report are
being delivered on islands which will provide many benefits such as employment
and the continued delivery of essential services to island communities.



6.12 Children’s Rights and Wellbeing — the delivery of more housing will enable more
children to have a safe secure environment. The housing plans also have clear
links to the Child Poverty Strategy.

Kirsty Flanagan
Executive Director with responsibility for Development and Economic Growth
Councillor Jim Lynch Council Leader and Policy Lead for Housing

June 2026

For further information contact:

Fergus Murray — Head of Development and Economic Growth
fergus.murray@argyll.bute.gov.uk

Matt Mulderrig — Development Policy and Housing Manager

matt.mulderrig@aragyll-bute.gov.uk

Douglas Whyte — Team Lead — Housing Strategy
douglas.whyte@argyll-bute.gov.uk
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