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

HOUSING EMERGENCY: PUBLIC CONSULTATION ON PROPOSED SHORT
TERM LET CONTROL AREA

1.0 EXECUTIVE SUMMARY

1.1 In accordance with legislation the Council has introduced a Short Term Let
Licensing Scheme. In parallel with the licensing regime, Scottish Government
introduced new planning regulations which give Council’'s the power to
designate all or parts of their areas as Short Term Let Control Areas (STLCA).
Within an STLCA operating a dwellinghouse for use as a Short Term Let will
require planning permission. Moreover, the planning permission could be
refused on the grounds of reducing the impact on the wider housing market.

1.2 The Council has given commitment within its Housing Emergency Action Plan
which has been incorporated into the Local Housing Strategy, and the

Corporate Plan, to consider the introduction of a STLCA.

1.3  This paper sets out the reasons for introducing an STLCA in the following
Housing Market Areas which are considered in distress: Mull & lona; Coll &

Tiree; Islay/ Jura & Colonsay; and Lorn and the Inners Isles

1.4  The paper sets out a proposed approach for the operation of an STLCA, and
recommends consultation on an approach which seeks to reduce the number
of Secondary Let Short Term Lets. The paper proposes that Home Sharing and
Home letting would be supported, and highlights that the STLCA does not affect
the use of unconventional accommodation such as yurts or pods as Short Term

Lets.

1.5 RECOMMENDATION
Members agree that:

1. Officers undertake a public consultation in compliance with the statutory
requirements on:

a) The proposed reasons for introducing a Short Term Let Control Area

as set out in this report.



b) The proposal for introduction of a Short Term Let Control Area in the
following Housing Market Areas: Mull & lona; Coll & Tiree; Islay/Jura &
Colonsay; and Lorn and the Inner Isles.

c) The proposed policy in paragraph 12.3 which will be used to determine
planning applications for use of dwellings as Short Term Lets inside and
outside the proposed Short Term Let Control Area.

2. Officers report back to Council on the results of the public consultation with
final recommendations.
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2.1 This paper sets out the reasons for introducing an STLCA in the following
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Housing Market Areas which are considered in distress: Mull & lona; Coll &
Tiree; Islay/ Jura & Colonsay; and Lorn and the Inners Isles

The paper sets out a proposed approach for the operation of an STLCA, and
recommends consultation on an approach which seeks to reduce the number
of Secondary Let Short Term Lets. The paper proposes that Home Sharing and
Home letting would be supported, and highlights that the STLCA does not affect
the use of unconventional accommodation such as yurts or pods as Short Term
Lets.

RECOMMENDATIONS

Members agree that:
1. Officers undertake a public consultation in compliance with the statutory
requirements on:

a) The proposed reasons for introducing a Short Term Let Control Area
as set out in this report.

b) The proposal for introduction of a Short Term Let Control Area in the
following Housing Market Areas: Mull & lona; Coll & Tiree; Islay/Jura &
Colonsay; and Lorn and the Inner Isles.

c) The proposed policy in paragraph 12.3 which will be used to determine
planning applications for use of dwellings as Short Term Lets inside and
outside the proposed Short Term Let Control Area.

2. Officers report back to Council on the results of the public consultation with
final recommendations.
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DETAIL

In declaring a Housing Emergency in 2023 one of the key determining issues
was and is, the significant levels of housing stock not being used by people to
live in as their principal place of residence. This un-used housing stock is
referred to as ‘ineffective stock’ and is comprised of; second or holiday
homes, long term empty properties and, secondary let short term lets.
Together these represent 15% of the housing stock across Argyll and Bute.
However, because they are not evenly distributed spatially, it can mean in
certain Housing Market Areas as much as 42% of the housing stock is not
available as places to live either through ownership or private rental, and this
can be even higher in certain smaller settlements. This is a significant impact
on the housing system, reducing the availability of housing choices, often in
remote rural and island areas where such choices are more limited in any
case.

Unfortunately these reductions in housing availability are tending to be
concentrated in areas where other stresses on the housing market, such as
affordability, levels of single occupancy; unmet demand for social housing, low
or no levels of private sector new build housing are also at their most acute.
The combination of these factors is known to be contributing to wider societal
issues such as restricting local business and key life-line services from
maintaining or expanding their operations due to lack of accommodation for
their staff.

Availability of Housing has been consistently identified in recent surveys as a
high priority and this is reflected both in the Council and Community Planning
priorities. Policy mechanisms to tackle the issue of short term letting exist and
this paper explains the argument why, where and how this should be
introduced.

POLICY BACKGROUND
NPF4

Nationally, NPF4 aims to support development that helps to retain and
increase the population of rural areas. It sets out a Policy stance that does
not support the reuse of existing residential accommodation for short term
holiday letting where any loss of residential accommodation is not outweighed
by demonstrable local economic benefits (Appendix A NPF4 Policy 30). This
Policy approach currently applies throughout Argyll and Bute and allows the
Council to refuse planning consent for those Short Term Let proposals that do
require planning consent, if their local economic benefit does not outweigh the
loss of residential accommodation. Following approval of this paper, the paper
will be used to support the assessment and determination under NPPF4
Policy 30, of any Secondary Short Term Let planning applications within the
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area of the proposed Short Term Let Control Area prior to the Short Term Let
Control Area potentially coming in to force.

The National Islands Plan 2026

The National Islands Plan 2026 recognises that making best use of the
existing housing stock, and striking the right balance between second homes,
short term lets and permanent housing, can play a major role in addressing
housing pressures. The introduction of Local Authority discretionary powers
to introduce short term let planning control areas, and to set Council tax
premiums on second homes are tools intended to assist achieving this
balance.

Short Term Let Control Area Legislation

In October 2022 Scottish Government introduced a licensing scheme for short
term lets (STLs) in order to ensure safety and quality standards. At the same
time the Scottish Government amended the Planning legislation to enable
planning authorities to designate all, or parts of their areas as Short Term Let
Control Areas (STLCA). If implemented this has the effect that the new use of
a dwellinghouse for any type of STL (home sharing, home letting or secondary
letting) would automatically constitute a material change of use and require
planning permission which the Council could choose to refuse.

Reasons a Council might have for designating an STLCA include, but are not
limited to;

e impacts on the availability of housing,
e lack of affordable housing options for local residents, and
¢ the impact on local businesses, key services and decline in population.

It is important to note that Short Term Let Licenses that involve
unconventional accommodation such as yurts or pods are not affected by the
introduction of a STLCA, which only concerns the use of dwelling houses.

Argyll & Bute Housing Emergency Action Plan, LHS & Corporate Plan

Following the declaration of the Housing Emergency the Council held a
Housing Emergency Summit and then produced a Housing Emergency Action
Plan in June 2024, which has subsequently been incorporated into the Local
Housing Strategy Annual Updates. One of four key priorities in the Action Plan
is to “Make the Best Use of Existing Homes in Argyll & Bute” and a subsidiary
Action Point of that is to “Introduce Short Term Let Control Areas in pressured
housing market areas”. The Council’s Corporate Plan 2025-2027 sets a focus
on delivering the Housing Emergency Action Plan.
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GEOGRAPHICAL DISTRIBUTION OF SHORT TERM LETS

Since the Short Term Let Licensing scheme came into force in March 2022,
all hosts operating a Short Term Let property are required to obtain a STL
License, and to renew it every three years. As of February 2026, there have
been 3270 STL Licenses approved.

The receipt of these STL License applications has allowed the development of
a proper understanding of the nature and distribution of the short term let
properties within Argyll and Bute. There are three main types of STL, home
sharing, home letting or secondary letting. It is the latter, secondary letting,
which is of primary interest as unlike the other types, this involves the
permanent use for holiday letting of a whole dwelling that could otherwise be
used as a place of principal residence. There have been approximately 2,900
STL Licenses granted for secondary letting properties across Argyll and Bute.
However, as stated these are not evenly spread across our Area.

The map below shows how the number of Secondary Let STLs as a
percentage of total dwellings varies by Housing Market Area (HMA). It is clear
that there are relatively high concentrations of Secondary Let STLs on Mull
and lona, Coll and Tiree, Isaly, Jura and Colonsay. Lorn and the Inner Isles
has a high but lesser percentage, although it is noteworthy that in this HMA
the actual number of Secondary Let STLs, not the percentage, is the highest
at 663.



R e 0 ~ 7 =7 “ S s ind
Argyll and Bute: Secondary Let STL (% of Total Stock';'} y

_-,m S A o
/i\-v‘ ’- —
Lach # Garry
Cvakh
N
:

—

.....

“'O "‘--‘\
> e \
i

o |

Ballantrae \
AN 0Py P S daben Tt XS AL SR receinedd Oz} e
‘3 r

% of housing stock that are Secondary Let STL by HMA



7.0 DISTRESSED HOUSING MARKET AREAS
7.1 Notwithstanding the uneven spatial distribution of Secondary Let STLs it is
also important to consider the whole Housing Market System within which
those concentrations exist before making any policy decisions. A healthy
housing system would be more resilient to Secondary Let STLs than one
under distress. It is general best practice to consider housing policy through a
geography of Housing Market Areas. A Housing Market Area (HMA) is
defined as one within which the majority of housing choices or moves are self-
contained. In other words, it is considered that most people within an HMA,
are able to make a locational housing choice within that HMA. Argyll and Bute
is unusually dispersed geographically, and as a result has 9 HMAs.
7.2 Table 1 below summarises a range of statistics which help to illustrate the
conditions or resilience of the HMAs
TOTAL
No. of Iéong L) Second Homes
awellings | o oot lev";',";xl%}& (%) As of April | Ineffective | Pressure | oo
i STLs Empty & 2023 SIoCK Ratio | ith ABC | Private | Council Tax
Council Exempt) As of that are not (Columns 3,4 Overall (%) Asat | Rented single
Tax_ as of Aprﬁ 2025 also STLs & 5 added Housing 2024 (%) As Occupancy
April 2025 together) Need and (basedon | at April | discount (%)
%&E‘s No. | % Dzr:z';“ 1imonths | 2025 | As of April
! 23 les) 2025
C?I'ual;ll:c" No. o No. % No. o April 2025 R
Register
(NDR)
Mull & lona 2328 382 | 164% | 149 | 64% | 159 | 68% | ggp | 296% 9:1 55% 10.4% 29.5%
Coll & Tiree 783 95 | 12.3% | 41 | 52% | 167 | 21.3% | 331 | 423% 41 67% 4.6% 24.7%
Istay / Jura & 269 | 11.4% | 189 | 7.4% | 283 | 9.2% 41 48% 9% 30.5%
] 2,543 756 | 29.7%
Lomn and the
663 6.9% 364 3.8% 344 36% 71 34% 10.4% 35.4%
=7 (e 9,581 1430 | 14.9%
Mid Argyll 6,003 270 | 45% | 286 | 48% | 362 | 60% | 955 | 1590% 31 44% 7.9% 36.5%
Cowal 9100 349 | 3.8% | 402 | 44% | 469 | 52% | 1951 | 139% 41 49% 9.0% 37.2%
Kintyre 4297 170 | 40% | 236 | 55% | 150 | 35% | 506 | 13.9% 211 37% 8.6% 37.6%
Bute 4379 131 | 3.0% | 230 | 53% | 379 | 87% | 772 | 176% 11 56% 10.5% 41.3%
ol | iagtg | 261 | 21% | 308 | 24% | 128 | 10% | 732 | 58% 6:1 45% 7.9% 33.6%
argyll and 51630 | 2611 | 6% | 2,206 | 43% | 2,391 | 46% | o o0 | gu0p | 41 45% 8.9% 35.5%
Non-effective Housing Stock
7.3  One of the most significant effects of Secondary Let STLs is their direct

reduction in the number of dwellings that are available for use as principal
homes. Other factors also have a similar direct reduction in the number of
dwellings available, particularly Second Homes, and Long Term Empty
properties. Table 1 above shows that there are high levels of these properties
in the same HMAs where there are high concentrations of Secondary STLs.
When these are considered in combination, we see there are very significant
levels of non-effective housing stock (STL/Second Home / Long term Empty)
in certain areas as shown in the map below.

Housing stock not in use as a principal home
Mull & lona 30%




e Coll & Tiree 42%
e Islay/ Jura & Colonsay 30%
e Lorn and the Inners Isles 15%
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It is clear from Table 1 that the amount on housing stock that is available for
use as principal homes is significantly reduced in certain HMAs. Of the
remaining housing stock that is still available, occupied either as private owner
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occupied homes, private rental, or social housing, substantially higher than
normal parts of this housing stock are occupied by single occupants.

Dwellings occupied by one person

Mull & lona 30%

Coll & Tiree 25%

Islay/ Jura & Colonsay 30%
Lorn and the Inners Isles 35%

@)
©)
@)
©)

This means a smaller number of people than normal, are occupying a larger
number of available properties than normal. The result of that is a further
reduction in the availability of housing for principal homes to the remaining
population.

Reduction In Private Rented Stock

During recent years the amount of housing stock available for occupation as
principle homes in the private rented sector has decreased as can be seen
below.

Percentage of stock available for Private Rent

2022 2023 2024 2025

o Mull & lona 128 129 96 104
o Coll & Tiree 6.7 6.5 42 46
o Islay/ Jura & Colonsay 10.2 104 85 9.0
o Lorn and the Inners Isles 13.8 139 83 7.9

High Levels of Competition for Social Housing Stock

The effect of the reduced supply and availability of housing stock across all
tenures, is increased competition for what is available. This is easy to
demonstrate in the Social Housing Sector, and Table 1 lists the Pressure
Ratios by HMA. The pressure ratio is the number of applicants on the
Council’s housing waiting list for each available tenancy. In 2025 there were
between 4 and 9 applicants for every available tenancy in Lorn and all the
Islands.

Number of applicants for every new social tenancy

Mull & lona 9

Coll & Tiree 4

Islay/ Jura & Colonsay 4
Lorn and the Inners Isles 7

©)
@)
@)
@)
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Affordability of Private Housing Stock

In the private sector the increasing competition for available stock is indicated
by prices and affordability. As shown in the table below, the median house
sale in 2024 was between 4.7 and 6.2 times the local median incomes in Lorn
and the Island HMAs, which would generally be considered unaffordable for
those seeking a mortgage.

Affordability by HMA (Median Prices to incomes) 2024

Median Median Affordability
House price income ratio
Coll & Tiree £250,000 £40,199 6.2
Islay, Jura, Colonsay | £200,000 £33,184 6.0
Lorn £200,000 £41,911 4.8
Mull & lona £196,000 £41,686 4.7

Competition for Housing Stock by Purchasers From Outside A&BC

Additional competition from outside the area also affects affordability and
availability. The number of property sales to people from outside Argyll and
Bute is significantly higher than national averages. Regardless of motive
(holiday home, retirement home, coming to work), it is indicative of the higher
purchasing power of these purchasers and therefore not only an inflationary
effect on prices, but a further pressure on the availability of housing choice to
local residents who are effectively out competed in the market.

Sales to people outside of Argyll and Bute

Mull & lona 55%

Coll & Tiree 67%

Islay/ Jura & Colonsay 48%
Lorn and the Inner Isles 34%

o O O O

Failure of New Build Market Housing Provision

Compounding these issues, particularly on the Islands, is that there is almost
no new build speculative private housing provision in much of Argyll and Bute
outside Helensburgh and Lomond. A 2024 Argyll & Bute Island Housing
Market Study carried out by Stantec, concluded that given high capital costs
and low land values, the traditional private sector led model of housebuilding
does not occur and there is little to no evidence of speculative private housing



7.1

712

713

development taking place on the Islands. The study notes there is evidence
that the island housing market is unable to satisfy local need and demand and
there is evidence of market failure that provides a clear rationale for public
sector intervention.

Failure in provision of Market Housing

In the five years to 2023, excluding Helensburgh and Lomond, the rate
of private house completions on sites of 5 or more was only 17% of
what would be expected as a Scottish average for the size of the
population.

Wider Societal Impacts of Inadequate Housing Supply

Island surveys by Stantec (Argyll & Bute Island Housing Market Study, 2024),
Community Housing Scotland (Islay Strategic Housing Overview, 2019) and
Mull and lona Community Trust (Mull and lona Key Worker Housing Research
Report 2022) have shown a considerable majority of businesses surveyed
highlight difficulty in attracting and retaining workers on the islands in the
absence of adequate housing provision. Businesses are operating with
unfilled vacancies and reduced operating capacity as a result, all leading to
lower productivity. Some businesses with the financial ability to do so, are
forced to intervene in the housing market by renting accommodation and sub-
letting to staff. This removes further properties from the open market.
Businesses report postponing or abandoning plans for investment and
expansion because of this challenge.

Council services, particularly Education, and other key public service
providers such as the HSCP, Fire and Police have all reported difficulties
finding suitable accommodation for staff and consequently difficulties
recruiting and retaining staff. This has the potential to negatively impact on
the maintenance of critical lifeline services. The Council in combination with
the HSCP has been forced to intervene with the use of its Strategic Housing
Fund to bring back in to use properties for HSCP workers. The Council has
been required to ask major development proposals to demonstrate how they
will provide worker accommodation. The potential capital outlay associated
with such solutions would not be possible for many smaller SMEs. The
difficulties attracting people to take up employment opportunities has a further
negative effect on supporting demand for local services.

Community groups have been driven to undertake their own housing
developments to provide for workers and support maintenance of local
facilities such as schools. This can be seen most notably on Gigha, Colonsay
and Mull. Contractors employed on island housing development report a
reduced pool of skilled labour on the islands, thus necessitating the import of
labour to the islands. This creates an island labour sur-charge, particularly
given the lack of available accommodation, and exacerbates the new build
construction costs. This effect is mirrored in remote rural areas.
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Proposed Extent of Potential Short Term Let Control Area

As shown above it is clear that there are relatively high concentrations and
actual numbers of Secondary Let STLs on Mull and lona; Coll and Tiree; Islay,
Jura and Colonsay and within Lorn and the Inner Isles.

This concentration of Secondary Let STLs occurs within four HMAs that can
also be seen to be in distress and as a result are less resilient to absorbing
this effect. Within these HMAs:

o There are high proportions of Second Homes and Long-Term Empty
Properties which when compounded with Secondary Let STLs creates
significant levels of non-effective housing stock;

o Substantially higher than normal levels of single occupancy within the
effective housing stock, reduces the availability for the remaining
population.

. Levels of available private rented stock are falling;

o Competition for the available Social Housing Stock is high;

o Private house prices for those on median incomes are unaffordable;

o High sales levels to those outwith the Area, affects both affordability
and availability for those within the Area who are out competed in the
market;

o Private speculative new build housing supply is almost non-existent;

o Businesses are struggling to attract and retain staff due to
accommodation shortages;

o Continuity of key public services including Education, HSCP, Fire and
Police is threatened due to accommodation shortages;

o Communities are forced into delivering their own housing solutions;

o Major development projects need to consider their own housing
solutions.

For all these reasons it is considered not only justified, but imperative to
designate a STL Control Area covering these four HMAs. This will allow the
Council to exercise control over the supply of Secondary Let STLs in a way
which will limit its further expansion and potentially reduce it.

POTENTIAL BENEFIT OF SHORT TERM LET CONTROL AREA

Having concluded that the concentrations of Secondary Let STLs occur within
the same HMAs exhibiting most stress within the Housing system, and that
there is a clear case for intervention, it is necessary to consider what would
potentially be achieved by utilising the existing regulatory mechanism of
introducing STLCAs.
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The primary aim would be to prevent additional housing stock moving into the
Secondary STL market and thus preventing any further reduction in the
availability of housing stock for use as principal homes.

In addition it is proposed to apply the regulations in a manner which has the
potential to reduce the number of existing Secondary Let STLs by refusing
license renewals in a fixed set of circumstances. Where pre-existing licensed
Secondary STLs had not been in use for 10 years at the point of the renewal,
and it was considered by the planning authority that planning permission was
required because of a material change of use, then it would be possible to
refuse that planning permission if it does not comply with NPF4 Policy 30 and
revoke the STL license.

This would require a planning assessment of each individual case on its own
merits. Within the proposed Short Term Let Control Area, there are currently
1486 Secondary Let STLs but not all could be refused.

o A good many of these will have been in operation for more than 10
years and are therefore lawful.

o A certain number have already received planning consent or a
Certificate of Lawful Use.

. Some will not constitute a Material Change of Use, and therefore do not
require planning consent.

Potential Dwelling Stock That May Be Brought Back In-To Use

It is not practical for us to quantify what the number of remaining Secondary
STLs outwith these three groups is, and therefore the potential number of
dwellings that could be brought back in to use as principal homes. It will be
necessary to carry out an assessment as and when each STL Renewal
application is made. Even if only a small percentage of these properties
required planning consent, it would potentially bring significant numbers of
dwellings back in to use for principal home occupation in the remote and rural
island communities where small numbers can make a significant boost to
fragile rural populations and in areas of demand pressure in Lorn. 10% of
Secondary Let STL renewals in the STL Control Area would be approximately
140 dwellings. This would also be a very cost-effective method of unlocking
additional housing stock in comparison with new build. A conservative
estimate of current construction costs for 140 dwellings on Islands would be
approximately £42m on 2026/27 costs.

RESOURCING THE INTRODUCTION OF STL CONTROL AREA

It will be necessary to consider how this activity will be resourced both within
the Regulatory Services Licensing and Development Management Teams.
The main additional pressure will be the processing of renewal applications.
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These renewal applications will be required to show they have applied for
planning permission or applied for a certificate of lawful use or already have
planning consent. As the existing licenses have been issued with a three year
lifetime, and the issuing of those licenses has been spread over a 2-3 year
period, this means that the license renewals that require to go through this
process will be spread over the first three year period after the designation of
a STLCA.

This first three year period will be the peak resource period. After that time,
any license renewal should already have a regularised planning position, and
only new license applications will require that processing.

In dealing with this process, the Development Management Team will, on a
case by case basis, need to determine if a material change of use has
occurred, and if it has, and occurred less then ten years ago, will need to
determine if planning consent should be refused or approved. This work will
be required for all license renewal applications. For those License
applications that require planning consent and for which planning consent is
refused, the Regulatory Services License Team will need to revoke the
License.

Following these processes, if operators continue to operate without a License
and Planning Consent or a Certificate of Lawful Use, consideration of
enforcement action would be required. In the case of operating without a
License, this will be a criminal offence.

The additional volume of Regulatory Services Licensing Team work will
largely be due to the requirement to revoke License Renewals and undertake
any necessary enforcement activity. As the Licensing Fee can be used to
resource this, it seems a credible solution to increase the necessary resource
to cover this for the temporary three year period of additional activity, and that
this should be self-funding from the Licensing Fees. However, more work will
be undertaken in the coming months to confirm that position.

The additional volume of Development Management work will be more
considerable. It will be necessary to consider all the License Renewal
applications to establish if the planning position needs to be regularised and if
so to carry out that process (NB: new license application will also need to
follow the same process but they are likely to be considerably smaller in
number). This will involve approximately 1400 applications over a three year
period. Additional resource over that period will undoubtedly be required.
The associated application fees will help resource this but may not cover all
the cost. In addition, if operators continue to trade without planning consent,
then some enforcement activity may be required which will also need to be
resourced. Again this is likely to be concentrated over a temporary period.

It will be necessary to consider what scale of additional resourcing the
Development Management Team will require, and how this might be funded
over the temporary period. Options may include use of additional License Fee
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income, although it is currently thought this is unlikely due to restrictions on
how that can be spent, or use of the Strategic Housing Fund on the basis that
returning properties to use as dwelling houses will contribute to wider
affordability in the housing market. Further work will be undertaken in the
coming months to confirm the scale of funding that may be required and to
identify how it can be delivered.

It will be crucially important to implement the increased staff resourcing for
both Regulatory Services Licensing and Development Management Teams
before a STL Control Area comes into force.

POTENTIAL NEGATIVE ECONOMIC AND TOURISM IMPACT

There is no doubt the STL related Tourism brings with it a variety of benefits
to the local economy beyond the direct payment for accommodation,
including: transport, leisure, shopping, cultural food, and groceries.

In 2024 the Association of Scotland’s Self-Caterers commissioned Biggar
Economics to analyse the Economic Impact of Short-term Lets in Scotland.
The report calculated that in Argyll and Bute, the use of a residential dwelling
for either Secondary Let STLs or Residential is:

Secondary STL Use: Annual GVA = £32,051 Jobs Supported: 0.8
Residential Use: Annual GVA=£11810 Jobs Supported: 0.1

However it is important to note that the value of a residential property
occupied as a principal home cannot be solely measured in terms of either its
associated GVA or jobs supported, but has a much wider societal benefit in
terms of housing supply, supporting population retention and all the broader
economic and community benefits that brings. For the reasons of housing
system stress articulated in this paper, within the proposed STLCA, loss of
residential accommodation is not considered to be outweighed by any
demonstrable local economic benefits

The accompanying 24" June 2026 Council paper titled “Housing Emergency
and Sustainable Visitor Economy”, discusses some of the mitigations that
might be employed to offset any reduction in Secondary Let STLs. These
would be part of a coordinated holistic policy approach and potential
mitigations are set out below.

Potential Mitigations
Potential mitigations could include:

e Funding re-purposing of vacant commercial/hospitality space to create
more modern and appropriate tourism facilities such as serviced
apartments.

e Funding purchase and re-sale with principal home occupancy burdens of
holiday homes/short term let accommodation



e Supporting development of purpose-built holiday homes / short term lets,
potentially allocating and servicing suitable sites.

e Funding and assisting Second Home and Short term Let properties to
move to the private rental market including electrification of heating and
improved insulation in compliance with the new Heat in Building Act.

¢ Promote and fund additional short term motor home and campervan
facilities.

10.11 Funding for these activities could come directly from a Visitor Levy, Increased

11.0

Second Home Council Tax, Strategic Housing Fund, potential external
funding.

DESIGNATION OF A SHORT TERM LET CONTROL AREA

The designation of a Short Term Let Control Area (STLCA) is a statutorily
prescribed procedure set out in the Town and Country Planning legislation.
Essentially the Council, as articulated in this report, must set out a statement
of reasons why it intends to designate the STLCA. This can include
consideration of the impacts on the availability of residential housing, impact
on key services due to decline in population, and a range of amenity related
issues. The Council must follow a process of public consultation which in
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summary follows the diagram below.

Council Committee approve STL Control Area draft policy and
boundary

. 8

Public Consultation period

I

Consultation findings and any proposed amendments reported

back to Council Committee

I

Finalised STL Control Area draft policy and boundary sent to

Scottish Government

s

If Scottish Government Approve — published on website /

newspaper

4

After 28 days STL Control Area comes into effect

DETERMINING PLANNING APPLICATIONS FOR USE OF DWELLING
HOUSES AS STLs

If and when a STLCA is designated, it will be helpful to set out non-statutory
planning policy guidance dealing with proposed use of dwelling houses for STLs
within the STLCA. This will be used to determine the planning applications
which are required, both as a result of designation of the STLCA, and any pre-
existing STL which still has an outstanding requirement for planning consent.
Below is the proposed non-statutory planning policy to support the Development
Plan, and particularly NPF4 Policy 30 paragraph (e) (see Appendix A for NPF4
Policy 30).

The Council will regularly monitor the housing market within the HMAs to
assess how the implementation of the STLCA and supporting policies have
had effect and to consider any adjustments that may be required.

Proposed Planning Policy : Use of Dwellinqg Houses For Short Term
Letting Within A Designated Short Term Let Control Area.




Proposals for Secondary Let STLs of a dwellinghouse 4 bedrooms or
less in size, which have been long-term empty for ten years or more will
be supported.

Proposals for Secondary Let STLs of a dwellinghouse 5 bedrooms or
more in size, and all proposals for Home Letting and Home Sharing will
be supported subject to:

1. The proposal avoids creating an unacceptable detrimental impact
on the privacy, amenity and character of the location and
established uses; and

2. Sufficient recycling and commercial waste storage facilities are
provided within the property, and appropriate collection
arrangements made to the satisfaction of the Council as Planning
Authority; and

3. Parking provision is in accordance with the provisions for
housing in Policy 40 of LDP2-Vehicle Parking Provision: Table 5,
or any applicable replacement Policy.

All other proposals for Secondary Let Short Term Letting will only be
supported where they comply with Policy NPF4 Policy 30 paragraph (e)
and any other relevant Development Plan Policies.

Proposed Planning Policy: Use of Dwellinghouses for Short Term Letting
Outside a Short Term Let Control Area

Proposals for Secondary Let STLs of a dwellinghouse will be supported
subject to:

1 The proposal avoids creating an unacceptable detrimental impact
on the privacy, amenity and character of the location and
established uses and

2 Sufficient recycling and commercial waste storage facilities are
provided within the property, and appropriate collection
arrangements made to the satisfaction of the Council as Planning
Authority; and

3 Parking provision is in accordance with the provisions for
housing of Policy 40 of LDP2-Vehicle Parking Provision: Table 5
or any replacement Policy; and

4 Compliance with NPF4 Policy 30 paragraph (e) or any applicable
replacement NPF4 Policy.
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CONCLUSION

This paper sets out the reasons for introducing an STLCA in the following
Housing Market Areas which are considered in distress: Mull & lona; Coll &
Tiree; Islay/ Jura & Colonsay; and Lorn and the Inners Isles

The paper sets out a proposed approach for the operation of an STLCA, and
recommends consultation on an approach which seeks to reduce the number
of Secondary Let Short Term Lets. The paper proposes that Home Sharing and
Home Letting would be supported, and highlights that the STLCA area does not
affect the use of non-traditional accommodation such as yurts or pods as Short
Term Lets.

The paper proposes that a public consultation is held on the STLCA proposals
and that the findings of that consultation be reported back to Council with any
amended proposals.

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, and the Housing Emergency Action Plan.

Financial — The Licensing and Development Management Teams will need to
be adequately resourced before the implementation of a STLCA as articulated
in the report.

Legal — The implementation of an STLCA is a statutory procedure which will
require a decision of the Council and approval of Scottish Ministers.

HR — None.
Customer Service — None.

Risk - there is a risk of further depopulation if the high levels of non-effective
housing stock including Secondary Short Term Lets is sustained. There is a
risk implementation of the STLCA will reduce economic activity associated
with tourism in the STLCA areas, but this can be carefully monitored and
mitigations put in place as articulated in the report. It is counterbalanced by
the benefit of improving housing availability.

Climate Change — reuse of existing housing for residential occupancy helps
reduce carbon consumption compared to new build construction.

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



14.9 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

14.10 Consumer Duty — none

14.11 Island Communities — will assist housing supply and wider societal benefits of
retaining population.

14.12 Children’s Rights and Wellbeing — the unlocking of more housing for
residential use 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@arqgyll-bute.gov.uk

APPENDICES:
Appendix 1: NPF4 Policy 30
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Appendix 1: NPF4 Policy 30

Tourism

Policy Principles

Policy Intent:

To encourage, promote and facilitate
sustainable tourism development which
benefits local people, is consistent with
our net zero and nature commitments, and
inspires people to visit Scotland.

Policy Outcomes:
« Communities and places enjoy economic,
social and cultural benefits from tourism,

supporting resilience and stimulating job
creation.

Local Development Plans:

LOPs should support the recovery, growth

and long-term resilience of the tourism sector.
The spatial strategy should idaentify suitable
locations which reflect opportunities for tourism
development by taking full account of the needs
of communities, visitors, the industry and the
ervironment. Relevant national and local sector
driven tourism strategies should also be taken
into account.

The spatial strategy should also identify areas
of pressure where existing tourism provision
is having adverse impacts on the environment
or the guality of life and health and wellbeing
of local communities, and whera further
development is not appropriata.

Policy 30

a) Development proposals for new or extended
tourist facilities or accommodation, including
caravan and camping sites, in locations
identified in the LDP, will be supportad.

) Proposals for tourism related development will
take into account:
i.  The contribution made to the local
SConemy;
ii. Compatibility with the surrounding area

in terms of the nature and scale of the
activity and impacts of increased visitors;
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iii. Impacts on communities, for example
by hindering the provision of homes and
servicas for local people;

iv. Opportunities for sustainable travel and
appropriate management of parking and
traffic generation and scope for sustaining
puilic transport services particularly in
rural areas,;

v, Accessibility for disabled people;

vi. Measures taken to minimise carbon
EMissions;

vil. Opportunities to provide access to the
natural environmeant.

c) Development proposals that invalve the
change of use of a tourism-related facility will
only be supported where it is demonstrated
that the existing use is no langer viable and
that there is no reguirement for alternative
tourism-related facilities in the araa.

d} Proposals for huts will be supported wheare
the nature and scale of the development is
compatible with the surrounding area and the
proposal complies with relevant good practice
quidance.

&) Development proposals for the reuse of
existing buildings for short term holiday letting
will not be supported where the proposal will
result in:

i. An unacceptable impact on local ameanity
or the character of a neighbourhood or
area, or

ii. The loss of residential accommodation
where such loss is not outweighed by
demonstrable local economic beneafits.

Part 2 — Maticnal Planning Palicy



