ARGYLL AND BUTE COUNCIL COUNCIL
DEVELOPMENT AND ECONOMIC GROWTH 24 June 2026

HOUSING EMERGENCY AND SUSTAINABLE VISITOR ECONOMY - A
BALANCED APPROACH TO INCREASING PRIMARY RESIDENCES WHILE
SUPPORTING TOURISM

1.0 EXECUTIVE SUMMARY

1.1 This report sets out a coordinated, place-based policy approach to addressing
Argyll and Bute’s declared Housing Emergency, while continuing to support a
sustainable and resilient visitor economy. It brings together a number of
existing and emerging policy levers into a coherent framework to support
informed strategic decision-making and messaging.

1.2  The approach deliberately avoids framing housing and tourism as competing
interests. Instead, it recognises that:

a) Long-term housing availability and stability are a precondition for a
sustainable visitor economy, and;

b) No single policy tool can address housing pressures on its own.

1.3  There are a number of varying policy initiatives which relate to both the
housing and tourism sectors as follows:

a) Council Tax Policy
Using new and existing powers to influence the use of second homes and
long-term empty properties, encouraging behavioural change and the
return of homes to residential use where housing pressure is greatest.

b) Short-Term Let Control Area
Targeted planning controls in high-pressure Housing Market Areas to
manage the concentration and future growth of secondary short-term lets,
while safeguarding existing lawful uses and other forms of visitor
accommodation.
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c) Homes for Living (UK CRP-funded intervention)
A targeted housing intervention to support the conversion of ineffective
stock, particularly former holiday homes into principal residences in
perpetuity, ensuring that public investment delivers long-term community
benefit.

d) Visitor Levy (subject to separate decision-making)
Consideration of a visitor levy as part of a wider package, with a focus on
reinvestment to support tourism infrastructure, diversification of
accommodation supply, and mitigation of cumulative impacts.

This report proposes the development of an overarching strategy that ensures
that the Council is ‘on the front foot’, and data and consultation responses are
used to a) inform and improve future decision making and b) consistent with
key messages across varying initiatives that Argyll and Bute remains a place
where people can both live, work and visit, now and in the future.

RECOMMENDATION
Members are asked to agree:

That the Council uses this paper as the basis for developing an engagement
strategy. This should contain clear and consistent messaging that articulates
the reasoning behind these combined actions in order to:

a) Allow Elected Members, businesses and communities to understand the
overarching strategy that is being promoted and the inter-dependent
relationship between tourism and housing.

b) Ensure strategic messaging is coherent, consistent and clearly explained
in plain language.

c) Gather and evaluate the responses to the separate consultations in a
manner that ensures the Council and stakeholders understand how these
inter-relate in any final formulation of policy approaches adopted by the
Council.
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2.0 INTRODUCTION

2.1 The purpose of this paper is to set out a strategic and joined up approach to
the use of powers and emerging schemes with regards to the housing
emergency whilst supporting a sustainable visitor economy.

3.0 RECOMMENDATIONS

3.1 Members are asked to agree:

That the Council uses this paper as the basis for developing an engagement
strategy. This should contain clear and consistent messaging that articulates
the reasoning behind these combined actions in order to:

a) Allow Elected Members, businesses and communities to understand the
overarching strategy that is being promoted and the inter-dependent
relationship between tourism and housing.

b) Ensure strategic messaging is coherent, consistent and clearly explained
in plain language.

c) Gather and evaluate the responses to the separate consultations in a
manner that ensures the Council and stakeholders understand how these
inter-relate in any final formulation of policy approaches adopted by the
Council.
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DETAIL

The purpose of this paper is to set out a strategic and joined up approach to
the use of powers and emerging schemes with regards to the housing
emergency whilst supporting a sustainable visitor economy.

There are are four key inter-related themes that underpin this approach as set
out in the diagram below. It is not intended at this stage to discuss the details of
each theme but how they are collectively used to achieve the best

possible outcomes in these two critical sectors.
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This paper sets out a coherent, place based policy approach that links
separate initiatives to set the future direction with a balanced and carefully
considered approach that aims to:

a. Increase the number of properties used as primary residences.

b. Reduce the loss of housing to second homes and short term holiday let
use in areas under the greatest housing and population pressure.

c. Recognise that tourism is economically essential for many of our
communities, particularly on our islands and remote rural communities.

d. Understand the cumulative impact on both the housing and tourism
sectors from the range of changes to taxation and regulation in the recent
past and those coming forward.
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e. Acknowledge the likely significant public interest and therefore ensure
clear communication and evidence based justification.

This approach deliberately avoids framing housing and tourism as opposing
interests. Instead, it recognises that long term housing stability and
availability is a precondition for a sustainable visitor economy.

The Problem We Are Trying to Solve.

Housing Pressure in Argyll and Bute.

4.5

4.6

4.7

Despite a consistently declining population there is a continued housing need
and demand across Argyll and Bute, particularly island and popular tourism
destinations. At the same time, there is a mismatch between:

a) The number of dwellings that exist, and:

b) The number of dwellings available for people to occupy on a permanent
basis, particularly those who live and work locally.

A significant amount of housing stock in some areas has become ‘ineffective
housing stock’ i.e.

a) Second homes/ holiday homes
b) Dedicated short term holiday lets
c) Long term empty properties

The Argyll and Bute Housing Statistics Table in Appendix 1 of this report
illustrates that 15% of housing stock in Argyll and Bute is ineffective, and as
high as 42% in area of greatest pressure. While each of these uses may be
less significant individually, their cumulative effect in high pressure housing
areas is to:

a) Reduce availability of homes for local households.

b) Increase prices beyond that which local incomes can sustain.

¢) Undermine; population retention particularly amongst our younger
population, workforce availability, and community viability.

Costs of Building Social Housing

4.8

It understood that construction costs in Scotland have risen between 30 —
40% since 2019/20 and largely driven by high inflation, rising costs of
materials, shortages in skilled labour and stringent energy use and efficiency
standards. The cost per unit of the delivery of social housing in Scotland



averages £200k +, however, evidence strongly suggests that this rises to over
£300k per unit in remote rural and island areas. With constructions costs
exceeding open market value of new build homes, housing has become an
increasingly scarce resource.

Property Values and Levels of Affordability

Data from the Housing Needs and Demand Assessment for Argyll and Bute

4.9

4.10

As a basic rule of thumb, an affordable house price is estimated to be around
3.5 times the annual income of the household; and in terms of renting a
property, the affordable benchmark is often considered to be around 25-30%
of the household’s income. Average house prices showed a consistent
gradual increase from 2014 to 2023.

Graph 1 - Argyll and Bute average house sale price over 10 years.
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Source: Register of Sasines 2024

Across the market, prices in Argyll and Bute have remained above an
affordable threshold, although the lower quartile (often seen as entry level
point for first time buyers) has been the most unaffordable sector of the
market.



Table 1 - Affordability by HMA (Median and Lower Quartlie Prices to incomes)

2024.
Lower Lower
Median Median Affordability Quartile Quartile Affordability
HMA House price income ratio house price income ratio
Bute £92,000 £24,942 3.7 £55,000 £14,318 3.8
Coll & Tiree £250,000 £40,199 6.2 £133,000 £23,198 5.7
Cowal £150,000 £33,985 4.4 £85,000 £19,480 4.4
Helensburgh £195,000 £44,660 44 £110,688 £24773 4.5
& Lomond
Islay, Jura, £200,000 £33,184 6.0 £149,000 £19,145 7.8
Colonsay
Kintyre £120,000 £28,327 4.2 £59,500 £16,087 3.7
Lorn £200,000 £41,911 4.8 £147,500 £23,700 6.2
Mid Argyll £148,000 £37,473 3.9 £90,000 £21,239 4.2
Mull & lona £196,000 £41,686 4.7 £111,875 £24,057 4.7

Source: CACI Paycheck © 2010-2023/24 CACI Limited & Register of Sasines — Based on 2024 data Jan-

Aug 2024.

4.1

First time buyers generally depend on mortgage assisted sales to acquire their first

property and are less likely to be able to afford an outright cash purchase.
Therefore, cash purchase levels can be a good indicator of the level of
challenge faced by first time buyers in local authority areas. The table below

shows that Argyll and Bute had the second highest level of cash sales in

Scotland, well in excess of the national average. This further illustrates the
challenges facing first time buyers in the local authority area.

Table 2: Highest % volume of residential property cash sales transactions,
Scotland, 2024-25, financial year data

Local authority Cash sale Sale with | Cash sale Sale with
mortgage % mortgage %
Na h-Eileanan Siar 191 146 57% 43%
Argyll and Bute 945 853 53% 47%
Dumfries and Galloway 1,124 1,235 48% 52%
Orkney Islands 166 186 47% 53%
Scottish Borders 909 1,033 47% 53%
South Ayrshire 1,007 1,309 43% 57%
Scotland 32,971 67,004 33% 67%

Source: Register of Sasines 2024




Value of Holiday Homes

412 Emerging analysis suggests that there is a premium to holiday homes in our
target market areas as they are sold as going business concerns. As set out
earlier, the median house price for a home on Coll and Tiree was £250k
(2024) and initial research suggests that the average price of a holiday home
sold in Coll and Tiree in 2025 was £272Kk, this is very relevant for the Homes
for Living initiative which will attempt to purchase these properties and bring
them back into use for people to live in full time.

The Experience in Wales

The Council of Gwynedd attempted to control second homes and short-term
holiday lets through an Article 4 Direction requiring homeowners to seek planning
permission before turning residential property into a second home (plus an
increase of 50% council tax on second homes).

Whilst the Article 4 Direction was quashed by the High Court and is no longer in
force, early impacts during its operation (Sept 2024—Sept 2025) are documented
as follows:

e 65% of local households in area priced out of the housing market, with
pressures especially acute in communities with high proportions of second
homes.

e Areas such as Aberdaron had 30% of properties as second or holiday
homes.

e By 2023-24, 8.3% of total stock in Gwynedd was second/holiday homes.

e Figures published in February 2025 showed house prices in Gwynedd had
fallen by more than 12% year on year during the period the Article 4
Direction was in place whilst the average house prices in the county had
increased by 0.6% in the 12 months to December 2025, according to_the
ONS House Price Index, external.

e House prices largely returned to previous levels after the Article 4 Direction
was quashed.



https://www.ons.gov.uk/visualisations/housingpriceslocal/W06000002/
https://www.ons.gov.uk/visualisations/housingpriceslocal/W06000002/

4.13 While impacts cannot be predicted with certainty, experience elsewhere

indicates that the application of a short term let control zone on secondary
holiday lets will affect property values, and in considering the analogous
example above, it is possible there would be a reduction in value of those
properties which are prevented from becoming Secondary Let
accommodation, and particularly if council tax premiums of 110%+ above the
standard rate of council tax also limits the demand for second/holiday homes.
Conversely, those properties already in use and approved with a) planning
consent or a lawful use; and b) a Secondary Let license will potentially see an
increase in value.

Tourism As a Core Part of the Local Economy.

Value of the Tourism Sector

414

Tourism is a critical economic sector within Argyll and Bute employing 6,000
people (16.7% of all employment) and there are over 600 tourism businesses
(15.5% of all businesses). Visitor spending supports:

a) Employment in accommodation, hospitality, transport and retail.
b) Small and microbusinesses.

c) Public services viability

d) The viability of ferry routes, air links and local services.

The Rise of Short Term Lets.

4.15

4.16

Argyll and Bute’s accommodation stock has experienced a notable shift, as
our non-serviced sector accommodation (i.e. Airbnb, holiday cottages) now
represents a greater proportion of both our stock numbers and bed capacity.
Serviced tourism accommodation (i.e. hotels, guest houses) are experiencing
a plateau in visitor numbers and a decline in average length of stay.

There are high profile town centre hotels, guest-houses or larger buildings
currently long-term vacant or derelict. Short Term Lets (STLs) provide
additional capacity in rural areas and the increased regulatory environment for
STLs has levelled the playing field with serviced accommodation; as
regulation in building standards, and health & safety continues to evolve.
Forthcoming changes, particularly STL Control Areas are likely to reduce the
use of homes for non-serviced accommodation.



Impact and Mitigations
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4.18

4.19

Unmanaged growth in visitor accommodation, particularly where it displaces
permanent housing opportunity, risks damaging the very communities that
tourism depends on. Conversely, inconsiderate regulation and taxation of
visitor accommodation risks damage to the fragile economy that communities
depend on. If our tourism accommodation market fails to grow and diversify,
there will be an adverse negative impact as our supply, mix and quality will not
be at an optimum level to facilitate the growth potential of tourism for Argyll &
Bute.

Rather than considering this as an inevitable trade off to secure additional
homes for primary occupancy, there are potential opportunities to support the
growth of accommodation that does not utilise housing. For example, explore
market opportunities presented by retrofitting or targeted capital investment in
hybrid propositions; namely;

 Serviced Apartments
+ Student/Corporate Housing.

Large town centre hotels/guest houses or large Victorian buildings could be
converted into these 'extended stay' operations which offer the flexibility
during peak tourism season but offer more appropriate accommodation offer
for shoulder months for students and key-workers. This approach therefore
starts from the position that a healthy tourism economy and a healthy housing
system must and can be planned together.

Principle: Coordinated Use of Levers

4.20

4.21

No single policy tool can resolve housing pressure on its own or the loss of
population. This paper therefore proposes that the Council considers a
package of mutually reinforcing measures, each addressing a different aspect
of the problem:

a) Council Tax policy — influencing how existing homes are used.

b) Visitor Levy — supporting the visitor economy.

c) Short Term Let Control Areas — managing the geographical concentration
of homes for holiday use.

d) Town Planning — planning consent for secondary short term let.

e) Homes for Living — bringing ineffective stock back in to use and as
restricted principal homes by direct intervention funded by UK CRP

Each element is explained below, with its role in the overall strategy.



New Scottish Council Tax Powers for Empty and Second Homes

4.22 Recently approved regulations from 01 April 2026 allowed Councils in
Scotland to set higher council tax charges for long-term empty homes and
second homes. This is one of a range of levers to support local areas to reach
the right balance for their local circumstances.

How This is Being Applied Elsewhere in Scotland

o Midlothian Council: the flat rate 100% premium will be replaced by a new
graduated system that rises the longer a property remains unoccupied. After 37
months of being a long-term empty or a second home the premium will rise to
500% (i.e. 600% of the standard rate will apply).

« Scottish Borders Council: second home owners will be charged a premium of
225% of the standard council tax , rising to 300% in 2028. Long-term empty
home owners will be charged a 200% premium unless the property qualifies for
any legislative exemptions or discounts.

o The City of Edinburgh Council: the premium for second homes and long term
empty homes will increase from 100% to 200%. An approved increase to a
300% premium has been suspended to allow further assessment and
engagement.

e Glasgow City Council: the premium for second homes and long-term empty
homes will increase to 100% from 300%.

e Highland Council: the premium for second homes will increase to 300% in
2026/27, 350% in 2027/28 and 400% in 2028/29

4.23 It was agreed by Argyll and Bute Council on 25 February 2026 to impose an
additional premium of 110% essentially making the council tax bill 2.1 times
the standard rate. The intention is not to be punitive, this power exists to
discourage homes being retained in non-residential use when housing need is
high and encourage owners to:

Make these homes their primary residence.
Sell as primary residences.

Rent long term.

Bring empty homes back into use.

a
b
c

)
)
)
d)


http://spice-spotlight.scot/?action=user_content_redirect&uuid=dd48dd96761299764d5cce97ed713dc1ec5828df8cd9d51ad868b2775c5d54e1&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=561ffde294c13e137ccfe06d27deca2e&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2NvdW5jaWwtdGF4L3NlY29uZC1ob21lcw=&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=dd48dd96761299764d5cce97ed713dc1ec5828df8cd9d51ad868b2775c5d54e1&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=561ffde294c13e137ccfe06d27deca2e&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2NvdW5jaWwtdGF4L3NlY29uZC1ob21lcw=&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=6c934331f894438761f235ac2c9ae618f3429be53b7c3511a333a6a8516e825a&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=7d2e5b8fdd70902a857dbfc47b9c053f&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2Rvd25sb2Fkcy9maWxlLzEzOTM1L3NlY29uZC1ob21lLXBvbGljeS0yMDI2&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=c55949ec9088b0919c36d2f6c8096a616015e7c6085462d606a2ed493bbb6524&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=3f752fe11e6a14ffd5fc285bf156ce6e&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2Rvd25sb2Fkcy9maWxlLzEzOTM2L2VtcHR5LXByb3BlcnR5LXBvbGljeS0yMDI2&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=c55949ec9088b0919c36d2f6c8096a616015e7c6085462d606a2ed493bbb6524&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=3f752fe11e6a14ffd5fc285bf156ce6e&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2Rvd25sb2Fkcy9maWxlLzEzOTM2L2VtcHR5LXByb3BlcnR5LXBvbGljeS0yMDI2&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=c55949ec9088b0919c36d2f6c8096a616015e7c6085462d606a2ed493bbb6524&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=3f752fe11e6a14ffd5fc285bf156ce6e&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuc2NvdGJvcmRlcnMuZ292LnVrL2Rvd25sb2Fkcy9maWxlLzEzOTM2L2VtcHR5LXByb3BlcnR5LXBvbGljeS0yMDI2&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=704f8b97bfde9b67d6e496dbdbc944a26bb3d0dd8ab697655a4e02d0eebead55&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=3c2dec34813294f2bc6317855bceea17&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuZWRpbmJ1cmdoLmdvdi51ay9jb3VuY2lsLXRheC9zZWNvbmQtaG9tZS1jb3VuY2lsLXRheCM6fjp0ZXh0PVdoYXQlMjBpcyUyMGNoYW5naW5nJTIwKiUyMFVudGlsJTIwMzElMjBNYXJjaCx3YXRlciUyMGFuZCUyMHNld2VyYWdlJTIwY2hhcmdlJTIwaXMlMjBub3QlMjBhZmZlY3RlZC4&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=5820b95cd3a775687c25b1660456b9ca0f938d15573c3480184f1b10806c5b8c&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=d67f8716a7cb3c2302eef1bd83ed5cd1&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuZ2xhc2dvdy5nb3YudWsvYXJ0aWNsZS85OTAvQ291bmNpbC1UYXgtT3ZlcnZpZXc&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=5820b95cd3a775687c25b1660456b9ca0f938d15573c3480184f1b10806c5b8c&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=d67f8716a7cb3c2302eef1bd83ed5cd1&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuZ2xhc2dvdy5nb3YudWsvYXJ0aWNsZS85OTAvQ291bmNpbC1UYXgtT3ZlcnZpZXc&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=9d72376fd754eba251d2625f00cd6b34fc28a9ddfef9d010c7f667326ec1852b&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=c433cb62a35565643573297591aa7045&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuaGlnaGxhbmQuZ292LnVrL2NvdW5jaWwtdGF4L3NlY29uZC1ob21lcy1sb25nLXRlcm0tZW1wdHktaG9tZXM&email_id=c44aad760ed4f29f971d760f1fa4b208
http://spice-spotlight.scot/?action=user_content_redirect&uuid=9d72376fd754eba251d2625f00cd6b34fc28a9ddfef9d010c7f667326ec1852b&blog_id=107414327&post_id=43814&user_id=0&subs_id=334750187&signature=c433cb62a35565643573297591aa7045&email_name=new-post&user_email=stuart.green@argyll-bute.gov.uk&encoded_url=aHR0cHM6Ly93d3cuaGlnaGxhbmQuZ292LnVrL2NvdW5jaWwtdGF4L3NlY29uZC1ob21lcy1sb25nLXRlcm0tZW1wdHktaG9tZXM&email_id=c44aad760ed4f29f971d760f1fa4b208

4.24 1t should be noted that the significant number of holiday homes which are
licensed as Short Term Lets may in many cases be paying Non-Domestic
Rates rather than Council Tax and any associated premium. This is largely
determined by; the number of days in a year properties are available for let
and actually let. In practice, in many cases, owners can legitimately move
between Council Tax and NDR, and there is considerable fluidity observed.
You can find further information on the new council powers in Appendix 2 of
this paper.

4.25 Members should note a separate paper elsewhere on the agenda ‘Draft
Customer Engagement on the Use of Council Tax Premiums’.

Short Term Let Control Areas in High Pressure Areas

4.26 Scottish planning law allows councils to designate Short Term Let Control
Areas. This is a planning tool, not a licensing tool, and can be geographically
targeted. The focus is on secondary lets. There are 3 different types of STL
licenses as follows;

a) Home letting - means using all or part of your own home for short-term
lets whilst you are absent.

b) Home sharing - means using all or part of your own home for short-
term lets whilst you are there.

c) Secondary letting - means a short-term let involving the letting of a
dwelling where you do not normally live, for example a second home.

4.27 As set out elsewhere in the agenda for this meeting, there is an emerging
policy proposal from officers to propose a control area to regulate the number
of Secondary Lets in the Housing Market Areas of greatest pressure as
illustrated below.

Table 3 — Extract of Housing Statistics in Appendix 1.

Target Areas No. Secondary | % of Property as % of Property is
STL Secondary STL Ineffective Stock

Coll and Tiree 96 12% 42%

Mull and lona 382 16% 30%

Lorn & the Inner Isles 663 7% 15%

Islay, Jura & Colonsay 289 11% 30%

Total/ Average 1,430 12% 29%

Argyll and Bute 2,611 5% 15%




4.28

4.29

As noted from the table above, the percentage of secondary short term lets
(over 54%) and total ineffective stock in the target areas is high compared to
Argyll and Bute as a whole.

Expected housing effects of introducing a control area are to:

a) Restrict future growth and potentially reduce the percentage of
secondary short term lets in residential properties.

b) Potentially increase the amount of dwellinghouses available for use as
permanent homes within the control area boundary.

c) Potentially encourage the development of alternative tourist
accommodation that cannot be used for residential purposes (possibly
supported by financial incentives funded via income from a visitor levy
or increase of council tax on second/ holiday homes).

Tourism Impacts and Mitigation

4.30

4.31

4.32

Control zones are not a ban on tourism, they:

a) Do not remove lawful existing uses.

b) Do not prevent home sharing, home letting or other forms of visitor
accommodation (hotels, caravans, yurts, glamping pods etc.)

In the attempt to convert holiday homes to primary occupation to deliver a
policy objective, individual existing tourism businesses will be forced to cease
operating. This will have a direct impact on individuals, businesses,
communities and the tourism sector.

Learning from the Council’s original visitor levy consultation, with the addition
of increasing council tax on holiday homes, a potential visitor levy, and a Short
Term Let Control Area, the cumulative effect could be significant and will
require a clear and consistent articulation of the reasoning behind such
combined action, and proposed methods of mitigation.

Why This Matters for Housing?

4.33

As set out earlier, current costs of construction in remote and island areas
have increased 30 — 40% since 2019/20 and levels of construction costs are
now a significant barrier to delivery. As set out in the separate paper
elsewhere on the agenda pack (Public Consultation on Proposed Short Term
Let Control Area), the most cost-effective method of delivering additional



4.34

4.35

housing stock is conversion of secondary short term lets to primary
occupancy.

As illustrated in table 3 above, there are around 1,430 short term lets in the
target areas and if 10% (circa 140) were brought back into use solely for
primary occupancy, this would be equivalent to a saving of at least £42m in
construction costs.

The use of tax and regulatory levers are for the purpose of behavioural
change (as opposed to generating income) and allows the authority to create
a clear signal that housing is a scare resource that requires careful
management and oversight to develop a balanced approach to increasing
primary residences while supporting tourism.

CRP Homes for Living Initiative — Enabling Conversion of Ineffective Stock to
Primary Occupation

4.36

4.37

4.38

Homes for Living is an emerging £1.9m targeted housing intervention funded
by the UK Community Regeneration Partnership that:

a) Will help buyers buy homes for use as principal residences in perpetuity.

b) Will be targeted only at ineffective stock with emphasis on holiday homes.

c) Will be applied in areas where Short Term Let Control Areas will be
introduced.

d) Ensures public investment delivers a long-term community benefit.

This initiative is a pilot which aims to act as a bridge between regulatory
measures and real outcomes. It will do this by supporting conversion of the
housing stock released by tax and regulatory measures into actual homes for
living. and potentially reducing the rate of transfer of housing between non-
resident owners.

Status of initiative: officers are developing a detailed scheme which is aimed
to be approved and in place by March 2027.

Visitor Levy Across Argyll and Bute

4.39

The City of Edinburgh Council, Glasgow City Council, Aberdeen City Council,
Stirling Council and West Dunbartonshire Council have all agreed to introduce
visitor levy schemes in their areas, albeit based on the percentage approach
and may consider amending to the fixed amount approach now permissible



under the amendment to the Visitor Levy Bill. There is a revised proposal for
Argyll and Bute Council for the consideration of Members elsewhere on the
agenda.

4.40 This is highly relevant due to the impact on both tourism and housing on
which the Council will need to consider the cumulative impact of the separate
proposals as set out above.

Managing Impacts on the Tourism Economy
4.41 This recognises that:

a) The cumulative impact of these actions has the potential to have an
adverse impact on the tourism sector in areas where communities and
economies are already fragile and therefore requires a clear and
consistent articulation of the reasoning behind such combined action, and
proposed methods of mitigation.

b) There is a need to consider possible unintended consequences, engage
with industry to communicate proposals and changes, and identify
mitigations and possible interventions.

4.42 Mitigations could include:

a) Visitor Levy reinvestment.

b) Support for alternative accommodation models (i.e. purpose built tourism
accommodation, conversion of non-residential property, support for reuse
of dwellings as principal homes either rented or for sale.).

c) Monitoring visitor numbers, seasonality and business health, housing
demand.

4.43 The objective is fewer hollow communities, not fewer visitors. In the same
way the Housing Emergency has developed housing interventions, the
Council and partners may wish to consider interventions to support a
balanced approach to housing and tourism accommodation. Advice from
Economic Development is that opportunities may arise to build on existing
activity as follows;

a) 11 bed apartment hotel in Campbeltown - £50k council grant on a £500k
project to deliver soon.

b) Ardrishaig — change of use applications for conversion of 2 x empty canal
buildings into 9 bedrooms with common spaces for tourism in a strategic
location.



Strategic Messages

4.44 There are a number of planned consultations to be run by the Council over the
coming months as illustrated below;

a) Local Housing Strategy (LHS) 2027-2032; due to be completed by March
2027. Consultants Arneil Johnston will host a stakeholder conference with
strategic partners and wider engagement with our communities. The
Housing Emergency Action Plan will be integrated into the next LHS.

b) Council Tax Premium on Second and Long Term Empty Homes.
c) Visitor Levy.
d) Short Term Lets Control Area.

4.45 To the uninformed, separate consultations may result in confusion,
consultation fatigue and also potentially single issue lobby groups which may
prevent a holistic debate that allows a wider discussion with all stakeholders
that are impacted. It is recommended therefore that the Council uses this
paper as the basis for developing an engagement strategy. This should
contain clear and consistent messaging that articulates the reasoning behind
these combined actions in order to:

a) Allow Elected Members, businesses and communities to understand the
overarching strategy that is being promoted and the inter-dependent
relationship between tourism and housing.

b) Ensure strategic messaging is coherent, consistent and clearly explained
in plain language.

c) Gather and evaluate the responses to the separate consultations in a
manner that ensures the Council and stakeholders understand how these
inter-relate in any final formulation of policy approaches adopted by the
Council.

5.0 CONCLUSION

5.1 This paper sets out the inter-relationships between the following levers to
support Council priorities in relation to housing, economic growth and
population:

a) Taxation to influence behaviour.
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b) Regulation and planning to manage spatial impacts.
c) Housing intervention scheme to secure long-term outcomes.

d) Reinvestment to sustain tourism.

A coordinated and holistic approach to strategic messaging and engagement
will support a better-informed discussion about how we collectively grow our
communities and economy collectively through a balanced approach to our
housing and tourism sectors, all of which are interdependent and fragile. This
seeks to ensure that Argyll and Bute remains a place people can live, work
and visit now and in the future.

IMPLICATIONS

Policy; Supports the delivery of the priority for Housing, Economic Growth and
Population within the Council’s Corporate Plan 2025 — 2027.

Financial; no direct financial implications at this stage, engagement will inform
future decisions which may have financial implications.

Legal; Engagement is non-statutory and will follow good practice principles.

HR; activity emerging from this report will be met from existing resources within
Economic Development and Communications Team.

Customer Service; Engagement will generate enquiries and consideration will
be given to how this is managed and resourced.

Risk; Risks include response bias and public perception: mitigated through
clear messaging and ensuring feedback is used to inform decision making.

Climate Change; There are no direct implications.

Fairer Scotland Duty: Engagement will help inform policies aimed at improving
access to housing and sustainable economic development.

Equalities - Protected characteristics; no direct impacts identified and the
individual consultations listed in paragraph 4.44 will give due regard to this
implication.

Consumer Duty; There are no direct implications arising from this strategic
paper and indirectly, the spirit of this paper is to avoid disproportionate
impacts on specific groups which can be identified if the recommendations of
this paper are agreed.

Island Communities; No direct implications although the housing pressures on
island communities are set out in this report, the individual consultations listed
in paragraph 4.44 will give due regard to this implication.

Children’s Rights and Wellbeing; No direct impacts.



Kirsty Flanagan, Executive Director with Responsibility for Development and
Economic Growth

Councillor Jim Lynch, Council Leader and Policy Lead for Housing

26" May 2026

For further information contact author: Stuart Green, Corporate Support Manager,
Chief Executives Unit. stuart.green@argyll-bute.gov.uk
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Appendix 1 - Table — Argyll and Bute Housing Statistics
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No. of E;";Jﬁ{lz‘l second Homes
dwellings | gocondary Let | fevy butexgl | (%) A:u;;‘“p"' '"Ef:e“’:"e Fr;:ﬁ‘;“’ sales out
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- April 2025 2024 (%) As | Occupancy
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Coll & Tiree 83 96 | 123% | 41 | 52% | 167 | 213% | 551 | 4239 41 67% 4.6% 24.7%
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9,581 1430 | 14.9%
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Cowal 9100 349 | 38% | 402 | 44% | 469 | 52% | 1051 | 13.99% 41 49% 9.0% 37.2%
Kintyre 4997 170 | 40% | 236 | 55% | 150 | 35% | s9¢ | 13.9% 21 37% 8.6% 37 6%
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pelnsougl | ee | 261 | 21% | 308 | 24% | 128 | 10% | 732 | 58% 6:1 45% 7.9% 33.6%
Argyll and o a . 0 oy oy
Bt 51630 | 2,611 | 51% | 2,205 | 43% | 2391 | 46% | 7505 | 1475 4:1 45% 8.9% 35.5%




Appendix 2 — New Scottish Council Tax Powers for Empty and Second Homes

Recently approved regulations will, from 1 April 2026, allow councils in Scotland to set higher
council tax charges for long-term empty homes and second homes. Currently, councils can
charge no more than double the normal council tax rate for such properties. The new rules
remove that restriction.

The Scottish Government’'s policy aim is to give councils more discretion to allow them to
respond to local housing pressures.

This blog outlines the background to the changes.
The current position

There are around 32,300 long-term empty homes (empty for over 12 months) and 20,900
second homes (as defined by council tax legislation) in Scotland.

Overall, this is a low proportion (2%) of all homes in Scotland. But there are wide variations
across council areas with higher concentrations in rural areas.

In some areas, a lack of permanent accommodation can reduce access to affordable homes
to meet local needs.

Councils have been allowed to charge a 100% council tax premium—that is, double the normal
rate—on certain long-term empty homes since April 2013. This power was later extended to
second homes in April 2024. These powers are contained in the Council Tax (Variation for
Unoccupied Dwellings) (Scotland) Regulations 2013 (as amended).

Councils can also choose to vary the council tax charged for different circumstances, and/or
to apply increases in all or part of their areas, as they consider appropriate. Scottish
Government guidance emphasises the flexibility available to councils.

Currently, all councils make use of the power to charge additional council tax for second/long
term empty homes in some way.

Charging council tax premiums is one of several tools that councils can use to help reduce
numbers of long-term empty homes and second homes in their areas. For example, many
councils use empty home officers to work with owners to bring their properties back into use.

Why the change in legislation?

The Scottish Government’s Housing to 2040 Strategy committed to providing councils with
tools and powers to make the best use of existing housing stock. This includes managing the
number of long-term empty homes, short-term lets and second homes in their areas.

The strategy noted that taxation is one measure that can support local areas to reach the right
balance for their local circumstances. For example, owners purchasing a second home are
also charged an additional 8% Land and Building Transaction Tax.

A joint Scottish Government/COSLA consultation in 2023 sought views on, amongst other
matters, introducing powers that would enable a premium of greater than 100% to be applied
to both second and long-term empty homes, the aim of which was to:

... encourage more residential accommodation to be used as homes for living in and for these
to be occupied for more of the time. Local areas need to decide how to achieve the right
balance in the use of housing to meet local needs and to support thriving communities.


https://www.legislation.gov.uk/sdsi/2026/9780111065303/contents
https://www.legislation.gov.uk/sdsi/2026/9780111065303/policy-note/contents
https://www.gov.scot/publications/second-homes-and-empty-properties-in-september-2025/
https://www.gov.scot/publications/second-homes-and-empty-properties-in-september-2025/
https://www.gov.scot/publications/housing-statistics-2024-key-trends-summary/
https://www.gov.scot/publications/second-homes-and-empty-properties-in-september-2025/pages/second-homes/
https://consult.gov.scot/local-government-and-housing/council-tax-second-and-empty-homes/#:~:text=The%20consultation%20report%20was%20published%20on%20October,rates%20for%20self%2Dcatering%20accommodation%20at%20this%20time
https://consult.gov.scot/local-government-and-housing/council-tax-second-and-empty-homes/#:~:text=The%20consultation%20report%20was%20published%20on%20October,rates%20for%20self%2Dcatering%20accommodation%20at%20this%20time
https://www.legislation.gov.uk/ssi/2013/45/contents
https://www.legislation.gov.uk/ssi/2013/45/contents
https://www.gov.scot/publications/local-government-finance-circular-6-2024-council-tax-on-second-and-long-term-unoccupied-homes-guidance/
https://www.gov.scot/publications/local-government-finance-circular-6-2024-council-tax-on-second-and-long-term-unoccupied-homes-guidance/
https://www.gov.scot/publications/housing-2040-2/
https://revenue.scot/taxes/land-buildings-transaction-tax/additional-dwelling-supplement-ads
https://consult.gov.scot/local-government-and-housing/council-tax-second-and-empty-homes/#:~:text=The%20consultation%20report%20was%20published%20on%20October,rates%20for%20self%2Dcatering%20accommodation%20at%20this%20time

Giving this power to councils needed a change to primary legislation as legislation had
provided for a cap on premiums above 100%. Amendments were made at Stage 2 of the
Housing (Scotland) Bill to remove the cap.

The regulations implementing the change, the Council Tax (Variation for Unoccupied
Dwellings) (Scotland) Amendment Regulations 2026 were considered by the Local
Government, Housing and Planning Committee on 17 February 2026 and 24 February 2026 .

The Committee also had written evidence from councils that broadly welcomed the flexibility
that the regulations would provide to them. Some councils noted that council tax could
influence owner behaviour in relation to second and long-term empty homes to address
housing challenges.

Details of the legislation

The 2026 requlations make changes to the 2013 regulations to:

e separate out the definition of second homes and empty homes from unoccupied
dwellings

o establish a national default rate for council tax premiums for second homes and long-
term empty homes of 100 per cent (the current position is that there is a default rate of
a 50% discount — the 50% default position will remain for unoccupied dwellings)

e enable councils to vary the default rate, meaning there is no limit on the extent to which
the percentage premium may be increased, or decreased; councils may also choose
not to apply a premium, or to apply a discount.

As with current legislation, councils can apply different approaches for different cases, types
of homes or areas.

The Scottish Government also intends to publish statutory quidance on the changes, which
the Cabinet Secretary for Finance and Local Government, Shona Robison MSP, told the Local
Government, Housing and Planning Committee:

... will make it clear that councils should act proportionately and in line with the purpose of the
legislation, including in circumstances in which a dwelling is unoccupied because a liable
person is required to live away from home because of their employment in the armed forces
or healthcare.

Scottish Government guidance, published in March 2026, provides further information on the
changes and sets out some of the considerations councils should take into account when
using their powers to vary the council tax discount /increase.

Existing legislation also exempts some unoccupied properties from council tax altogether, for
example, where an owner is in a care home, or (for a limited time) the property of a deceased
owner. Unoccupied and unfurnished homes are also exempt from the first six months. These
exemptions have not changed. Job related dwellings and purpose-built holiday homes will
also retain their existing 50% discount.

How will councils use the new powers?

Each council will decide whether to make any changes to its existing policies considering their
local circumstances.


https://digitalpublications.parliament.scot/ResearchBriefings/Report/2025/7/18/4b8492d2-84c0-4126-bfd6-9a441c7e4a0f#fdc7b936-42cf-44af-80ab-1e5dfa76cfcd.dita
https://digitalpublications.parliament.scot/ResearchBriefings/Report/2025/7/18/4b8492d2-84c0-4126-bfd6-9a441c7e4a0f#fdc7b936-42cf-44af-80ab-1e5dfa76cfcd.dita
https://www.legislation.gov.uk/sdsi/2026/9780111065303/contents
https://www.legislation.gov.uk/sdsi/2026/9780111065303/contents
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20088
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.parliament.scot/~/media/committ/12509/Public-Paper-1
https://www.parliament.scot/~/media/committ/12509/Public-Paper-1
https://www.legislation.gov.uk/sdsi/2026/9780111065303/contents
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.gov.scot/publications/local-government-finance-circular-6-2026-council-tax-on-second-and-long-term-empty-homes-guidance/pages/considerations-and-discretionary-powers-to-vary-the-discount-increase/
https://www.legislation.gov.uk/uksi/1997/728/schedule/1/made

Given the timing of the legislation, it's unlikely that all councils will change their policies
immediately. Some councils, however, appear to have agreed to implement new policies from
April 2026. For example:

Glasgow City Council: the premium for second homes and long-term empty homes
will increase to 100% from 200%. i.e. owners will pay 300% of the standard charge.

Midlothian Council: the flat rate 100% premium will be replaced by a new graduated
system that rises the longer a property remains unoccupied. After 37 months of being
a long-term empty or a second home the premium will rise to 500% (i.e. 600% of the
standard rate will apply).

Scottish Borders Council: second home owners will be charged a premium of 125%
of the standard council tax , rising to 200% in 2028.Long-term empty home owners will
be charged a 200% premium unless the property qualifies for any legislative
exemptions or discounts.

Highland Council: the premium for second homes will increase to 200% in 2026/27
i.e. 300% of the standard charge will apply.

The City of Edinburgh Council had proposed that the premium for second homes and long-
term_empty homes would increase from 100% to 300%. However, this policy has been

suspended further work and increases will not apply from April 2026.

Additional income may be generated from any increase in premiums. Councils will be free to
use this income as they wish, although income generation is not the primary purpose of the
change.

The Scottish Government will monitor the impact of the requlations in the future on changes

to housing use, using data provided by councils.

Where long term empty home or second homeowners think that a council has not made a
decision correctly in terms of the legislation, they can request that the council review its

decision. If an owner remains unsatisfied, or the council has not responded within two months,
owners can submit an appeal to the Local Taxation Chamber.

Kate Berry, Senior Researcher, Scottish Parliament Information Centre 19 May 2026.
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https://www.scotborders.gov.uk/council-tax/second-homes
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https://www.scotborders.gov.uk/downloads/file/13936/empty-property-policy-2026
https://www.scotborders.gov.uk/downloads/file/13936/empty-property-policy-2026
https://www.scotborders.gov.uk/downloads/file/13936/empty-property-policy-2026
https://www.highland.gov.uk/council-tax/second-homes-long-term-empty-homes
https://www.highland.gov.uk/council-tax/second-homes-long-term-empty-homes
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https://www.edinburgh.gov.uk/discounts-exemptions/unoccupied-property
https://www.edinburgh.gov.uk/discounts-exemptions/unoccupied-property
https://www.edinburgh.gov.uk/council-tax/second-home-council-tax
https://www.edinburgh.gov.uk/council-tax/second-home-council-tax
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.parliament.scot/api/sitecore/CustomMedia/OfficialReport?meetingId=20102
https://www.legislation.gov.uk/ukpga/1992/14/section/81
https://www.legislation.gov.uk/ukpga/1992/14/section/81
https://www.legislation.gov.uk/ukpga/1992/14/section/81
https://www.localtaxationchamber.scot/

Appendix 3 - Insights into State of Tourism Sector in Argyll and Bute

Macro-Economic

Argyll & Bute’s tourism sector employs 6,000 (16.7% of all employment) and contains
600 tourism businesses (15.5% of all businesses)

Source: Scofttish Growth Sector Statistics, December 2025

Argyll & the Isles Strategic Tourism Partnership Visitor Economy Growth Strategy
2025-28, aims to increase the value of the visitor economy, achieving a total
economic impact (direct + indirect) of £1 billion by 2028.

The scarcity of adequate hotel provision continues to frustrate the development

of the travel trade business, which typically books 12-18 months ahead.
Comparatively high regional price points for accommodation and inconsistent quality
hinder prospects for long-term partnerships on packages, at the expense

of season-extending business for some markets.

As a result, priority areas for action include improving the offer by encouraging
continuous investment in accommodation and infrastructure.

Argyll & Bute has a significantly above average (Scottish & UK) no. of domestic UK
guest nights. Source: ONS : Short-term lets through online collaborative economy
platforms

Unfortunately, Argyll & Bute performs below average (both Scottish and UK) in
attracting tourists from inbound international markets with greater spending power
and longer stays.

Source: ONS : Short-term lets through online collaborative economy platforms
Two key factors influencing this; could be a lack of capacity in our serviced
accommodation sector, and the levels of quality that is demanded from modern
travellers.

Pressures in Tourism Sector in Argyll and Bute

Argyll & Bute’s highly seasonal tourism economy is compounded by depopulation,
economic inactivity and the necessary infrastructure investment required to
accommodate sustainable tourism growth.
As a result, it has proven difficult to attract investors, hotel operators or
accommodation brands.
There is evidence that past/existing owners of hotels have found it difficult to sustain
the necessary transformational investment required to respond to the demands of the
modern consumer.
To help partially address this gap in the market, there is evidence from Companies
House that local residents and businesses have entered the market, in both the
serviced and non-serviced accommodation sectors.
We can see the sectors of activity (as per SIC codes) within the top 8 business births
include;

1. Other letting and operating of own or leased real estate

2. Hotels or similar accommodation

3. Buying and selling of own real estate

4. Other holiday and other collective accommodation

Source: Companies House Data on Data Hub



https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/shorttermletsthroughonlinecollaborativeeconomyplatformsuk/yeartoquarter2aprtojune2024
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/shorttermletsthroughonlinecollaborativeeconomyplatformsuk/yeartoquarter2aprtojune2024
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/bulletins/shorttermletsthroughonlinecollaborativeeconomyplatformsuk/yeartoquarter2aprtojune2024
https://app.powerbi.com/reportEmbed?reportId=b45b6b49-a5a2-4b7c-b28c-2df694123e14&autoAuth=true&ctid=8a444059-4d8c-4970-b42c-299f9c3910e0

Whilst this is evidence of resilience, the investment has likely manifested itself in
growth of STLs in order to create wealth and jobs via opportunities in non-traditional
serviced and non-serviced accommodation types.

Conclusion

If Argyll & Bute’s tourism accommodation market fails to grow and diversify, there
could be negative ramifications as our supply, mix and quality will not be at an
optimum level to facilitate the growth potential of tourism for Argyll & Bute.
For that reason, it could be a worthwhile exercise to explore market opportunities
presented by targeted inward investment initiatives, or targeted capital investment in
retro-fitting hybrid propositions; namely;

o Aparthotels

o Serviced Apartments

o Student/Corporate Housing

Large empty or vacant town centre hotels and guest-houses or large buildings could
be converted into 'extended stay' operations which offer the flexibility during peak
tourism season but offer more appropriate accommodation offer for shoulder months
for students and key-workers.

Author; Daniel Maclintyre | Empty Business Property Officer

Date; 21.05.26



