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 Chapter 5.  
 
Key Theme - Strengthening 
Our Communities Together 
 
5.1 Introduction 
 
5.2 With our population either static or 
falling in many parts of Argyll and Bute our 
communities are beginning to lose the 
essential rural services that our modern way 
of life demands. People are forming smaller 
households, living longer lives and the area 
is increasingly popular for people to retire to, 
which brings its own set of opportunities and 
challenges. We are failing to meet all of our 
housing needs in the places people want to 
live and there is an urgent need to find 
practical and affordable solutions to mitigate 
and adapt to climate change and the 
consequences of peak oil. The MIR asks 
how best we can address these challenges 
within the new LDP looking at how we retain 
our essential services, deliver new housing 
opportunities through the planning process, 
provide for our ageing population and attract 
more economically active families to live and 
work here in a sustainable manner.   
 
 
 
 

5.3 Addressing Our Population 
Trends 
 
5.4 Argyll and Bute population 
projections show a significant reduction in 
the population of the area over the next 10 to 
20 years if current trends continue (See 
Table 5.1).  The lack of young adults in the 
population profile has a significant effect on 
the birth rates applied to the population, 
while the generally higher levels of older age 
groups have a similar affect on the mortality 
rates applied.  In the past this has been 
partly been offset by in-migration to Argyll 
and Bute, however, this has not been 
sufficient to halt an overall gradual decline 
and the situation has deteriorated 
significantly since the onset of the recession.    
 
5.5 This continued reliance on in-
migration to help sustain population levels 
across Argyll and Bute is unsustainable. The 
demographic profile for most areas of Argyll 
and Bute now demonstrate a lack of younger 
adult age groups and it is these age groups 
where most of the out-migrating population 
comes from.  This imbalanced age profile 
has an effect on the type of services 
required; the availability of economically 
active people to deliver them, and the overall 
sustainability of our settlements in the longer 
term.  There is therefore a compelling need 
to retain more of the economically active 
younger adult age groups across Argyll and  

Table 5.1 - Argyll and Bute Population Projections 2010 -2023 

 

These projections have been made in-house based on data produced by the GROS using the 
POPGROUP model.  Projections are made by applying fertility, mortality and migration rates to 
the population as at the start of the first year of the projection period, then ageing the population 
to give a projected population for the start of the following year.  This process is repeated for all 
years covered by the projection period. The projections include the population of the Argyll and 
Bute sector of the National Park, the population of which was approximately 3,250 in 2008. 

 

  2010 2013 2018 2023 
Bute and Cowal 21,950 21,400 20,550 19,700 
Helensburgh and 
Lomond 

26,050 25,750 25,250 24,850 

Oban Lorn and 
Isles 

19,900 19,750 19,500 19,200 

Mid Argyll Kintyre, 
Islay 

21,800 21,500 21,050 20,600 

Argyll and 
Bute 

89,700 88,400 86,350 84,350 
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 Bute to help reverse population decline and 
create more sustainable communities. The 
best way this can be achieved is by helping 
to stimulate the local economy. 

5.6 Meeting Our Housing Needs 
Together – Options for Sustainable 
Growth 

5.7 Given our topography, ageing 
population profile and mixture of urban, rural 
and remote, rural communities our housing 
needs are both complex and highly varied.  
Whilst, the current Development Plan helped 
deliver a significant amount of modern, 
energy efficient and well designed new 
homes across all housing tenures this in 
itself has not satisfied local housing needs in 
all parts of Argyll and Bute.  
 
5.8 This situation has been further 
compounded in recent years with current 
trends showing a largely static or falling 
population, particularly in parts of Argyll and 

Bute such as Bute, Cowal, Islay and Kintyre.  
The Council considers these trends to be 
unacceptable given Scottish Government 
objectives to increase our population 
combined with the threat these trends pose 
to our current way of life, particularly in our 
remoter communities. 

5.9 The best way to counter these negative 
trends is to stimulate the local economy and 
provide new opportunities for employment 
which Chapter 6 of the MIR seeks to 
address. There is also a compelling need to 
increase our housing choice to better retain 
our existing population and attract much 
needed in-migration.  Nevertheless, the LDP 
has to be realistic in what it can achieve in 
these challenging times. 

5.10 Taking this into account there are 
therefore three possible options for the 
amount of land for new housing which could 
be identified in the LDP.  The figures for new 
household creation is contained in Table 5.2. 

Table 5.2 - Housing Need and Demand Projections  

 

Mid Argyll, Kintyre and Islay 2011 -2018 2019 -2023 

Option 1 1,944 1,389 

Option 2 756 530 

Option 3 198 133 

Oban Lorn and Isles 2011 -2018 2019 -2023 

Option 1 2,159 1,542 

Option 2 812 580 

Option 3 325 164 

Helensburgh and Lomond 2011 -2018 2019 -2023 

Option 1 1,396 997 

Option 2 465 278 

Option 3 266 190 

Bute and Cowal 2011 -2018 2019 -2023 

Option 1 170 121 

Option 2 448 320 

Option 3 -183 -196 
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5.11 Option 1 for the LDP is to provide 
sufficient land to accommodate the total 
housing requirement as identified in Argyll 
and Bute’s Housing Need and Demand 
Assessment (HNDA).  The HNDA identifies 
significant levels of overall need and projects 
increasing short falls, for Argyll an Bute as a 
whole.  The HNDA does recognise however 
that not all of these housing needs require to 
be achieved through the provision of new 
development via the planning process. For 
example, a significant amount of existing 
households can resolve their needs either in 
situ or by moving within the existing housing 
stock. There is also a wide variation of need 
across the various market levels, and our 
nine housing market areas. While following 
this option in full would potentially maximise 
the amount of land available for new housing 
development the Council currently considers 
this option to be unnecessary, unrealistic and 
unaffordable to deliver within the context of 
current market conditions and the forecasted 
availability of private and public finance.  
 
5.12 Option 2, the Council’s preferred 
option, is for the LDP is to provide sufficient 
effective housing land based on an analysis 
of the rate of new house building across 
Argyll and Bute between 2006 and 2009 
while also taking account of HNDA findings. 
This four year snap shot of completions 
encompasses a period of significant growth 
in housing investment (up to 2008) and also 
takes into account the post credit crunch 
period of relative decline.  In addition to 
average completions this option also takes 
into account a wide variety of factors not 
least of which is the availability of land for 
housing.  Consequently, areas such as Lorn 
and the Isles where there has been a readily 
available supply of land for housing show 
much higher levels of completions compared 
to an area such as Helensburgh and Lomond 
where a number of factors, including the 
presence of the Green Belt, have restricted 
supply of housing land giving rise to much 
lower level of completions than would 
normally be expected. Option 2 is the 
Council’s preferred policy approach as it 
allows the LDP to provide sufficient housing 
land in each Housing Market area at an 
appropriate level with sufficient choice built in 
to provide choice and flexibility to ensure that 
development takes place, to meet the need 
and demand for new housing as identified in  

the HNDA, whilst also having regard to these 
and other capacity constraints. 

5.13 Option 3 is for the LDP to provide 
sufficient land to meet the projected housing 
requirements based on a projection of 
population and households using data from 
the GROS.  These projections use 
information from GROS for Argyll and Bute 
as a whole but have then been applied to 
sub areas using the popgroup model and 
forecasting techniques applied by the 
Council’s Research and Information Officer.   
These projections show that despite the  
continued decline in population the decrease 
in household sizes would still require 
additional houses to be constructed.  While 
this option would certainly be the cheapest to 
deliver the Council considers it to be 
unacceptable as it accepts decline and 
population loss which would have a highly 
negative effect on many of our communities 
and does not take account of the detailed 
assessment of need as projected in the 
HNDA.  For further information on all the 
aforementioned options please see the 
Monitoring Statement’s section on Population 
and Household growth. 

ISSUE 5A 

Source: Requirement of MIR; Population and 
Household analysis: Supports LDP Objectives a) and 
f). 
 
5.14 Addressing Our Particular Housing 
Needs in Argyll and Bute 

5.15 The Council’s Single Outcome 
Agreement, the Community Plan, and the 
new Corporate Plan all set out to ensure that 
the needs of all sections of the community 
are met on an equal basis.  The interim Local 
Housing Strategy also makes a commitment 
to deliver suitable housing to meet the 

 

The Council has put forward three 
possible options for population and 
household growth in the LDP with 
Option 2 as its preferred way forward.  
Do you agree with this option? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, which other 
option do you prefer and please tell 
us why? 
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 Identified housing needs of particular 
households e.g. older people, those with a 
physical disability and other vulnerable 
groups. Specifically, a target of 10% of all 
new build housing has been set in order to 
meet these needs.  
 
5.16 The updated Housing Needs and 
Demand Assessment (HNDA) takes account 
of the significant older and ageing population 
within Argyll and Bute.  This was reinforced 
in the feedback of Particular Needs 
workshops and the ongoing work of the 
Council’s Housing, Health & Social Work 
Working Group.  The GROS projections 
estimate an increase in older person 
households of around 2,450 over the next 10 
years (+14%) in Argyll and Bute. The 
research also indicates that 45% of older 
people have a life limiting illness or disability. 
The extent and nature of this future ageing 
population will necessitate changes in the 
way that housing and other services are 
delivered to meet the needs of this 
population.   
 
5.17 In addition to the needs of the older 
population approximately 11% of households 
below the age of 60 have a long term illness 
or disability in Argyll and Bute and 
predominantly this relates to physical 
disabilities. Although the majority of 
households do not want to move from their 
current homes there are currently unmet 
requirements for specialist accommodation in 
the region of 1,550 households.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

ISSUE 5B 

Source: Early Consultation; Population Information and 
HNDA: Supports LDP Objectives a) and f). 

5.18 Improving the Supply of Our 
Affordable Housing in Argyll and Bute 

5.19 The HNDA clearly demonstrates that 
Argyll and Bute has a significant and growing 
backlog of affordable housing need despite 
record levels of investment in social housing 
in recent years.  It is further anticipated that 
the level of housing need will continue well 
into the future and given the recently 
announced cuts in Government Housing 
grant funding for Argyll and Bute the situation 
is likely to worsen in the foreseeable future. 

5.20 Nevertheless, the HNDA has also 
shown that the level of housing need is not 
consistent throughout Argyll and Bute.  For 
example Helensburgh and Lomond, Mid 
Argyll and Lorn and the Isles are all areas of 
greatest need while areas such as Bute, 
parts of Kintyre and Cowal have a growing 
surplus of affordable housing. 

5.21 Current planning policy on the 
provision of affordable housing calls for a 
minimum of 25% of houses on sites greater 
than 8 residential units that must be 
affordable. The Council recognises that given 
high development costs in Argyll and Bute 
coupled with the current lack of private and 
public sector capital funding this can often be 
difficult to achieve in certain locations and 
consequently prepared supplementary 
guidance to enable a range of options to 
provide affordable housing.  While this 
flexible approach has helped facilitate  

With a significant increase in our older 
population being projected across 
Argyll and Bute over the next ten years 
should the LDP identify specific 
housing allocations that are able to 
meet the needs of older and disabled 
people? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, what alternative 
approach do you suggest the LDP can 
take to best meet the specific needs of 
older and disabled people? 
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 several developments to take place the 
policy has also been criticised for placing too 
great a burden in challenging economic 
times.  This is particularly true for sites with 
significant additional infrastructure 
requirements which is relatively common in 
Argyll and Bute. 

5.22 The Council therefore believes 
that the percentage requirements for sites to 
help meet our affordable housing needs 
should be amended to respond directly to the 
identified outcomes of the HNDA.  This new 
approach would help channel scarce 
resources to where they are needed most.  
The Council will not seek to change the 8 
house rule or increase the minimum 25% 
requirement on sites unless this is done by 
mutual agreement with all parties and is 
being taken forward by a Registered Social 
Landlord (RSL).  The Council will also 
present a range of different options for 
potential developers to help deliver 
affordable housing and other innovative 
methods for delivery of affordable housing 
will also be considered.  A range of options 
for the delivery of affordable housing will be 
contained in supplementary guidance that 
will accompany the LDP.  In areas where the 
HNDA does not identify a need for affordable 
housing there will be no affordable housing 
requirement thereby releasing potential 
developers from substantial planning gain 
requirements which will hopefully help 
stimulate new development. 

5.23 A reasonable alternative to this 
approach would be to continue with the 
existing cross the board 25% policy on sites 
with 8 or more residential units which already 
has had some success.  Given the 
challenging financial situation we are now 
entering into this approach however is 
unlikely to increase the level of affordable 
housing supply and stimulate new 
development in the short and medium terms. 

 

 

 

 

 

 

 

Source: Early Consultation; Population Information and 
HNDA: Supports LDP Objectives a) and f). 

5.24 Housing Density – Improving our 
Economies of Scale 

5.25 Housing densities have been 
identified as an issue for consideration in the 
MIR as a result of representations received 
by developers in recent years.  The current 
Development Plan provides an estimated 
capacity or an indication of density for both 
housing allocations and potential 
development areas.  This estimate of 
capacity generally corresponds to an 
assessment of the site as being suitable for 
high, medium or low density developments.  
Currently this corresponds to between  6 and 
12 dwellings per hectare for low density, 13 
and 20 dwellings per hectare for medium 
density, and 21 to 30 dwellings per hectare 
for high density.     

5.26 Representations received through 
early consultation have indicated that the 
densities permitted in the current 
Development Plan are now too low to make 
development proposals stack up financially 
following the onset of the credit crunch and 
recession.    Notwithstanding this, the HNDA 
has indicated that the demand for smaller 
households and affordable housing will 
continue to grow.  Higher densities may 
therefore encourage a broader range of 
house types to be provided within  
development sites to help meet these needs.  
Higher densities may also help the Council 
meet its duties regarding climate change, by 
reducing the need to travel and making best 
use of our resources. Table 5.3  

 

Do you agree with the Council’s 
preferred approach to affordable 
housing? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, do you 
support the Council’s suggested 
alternative approach or do you wish 
to put forward another alternative 
that helps the Council to increase the 
supply of affordable housing? 

ISSUE 5C 
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 contains the proposed increase of density 
that could be acceptable in the LDP.  

Table 5.3 – Housing Density 

 

 

 

 

 

 

 

 

 

5.27 Higher density may however not 
always be appropriate and must not come at 
the expense of historic environments, 
townscape character and good design.   New 
developments will have to provide high 
quality living environments and allow for 
energy saving opportunities such as passive 
solar gain, space for recycling and micro 
generation.  An assessment of the densities 
of a variety of different housing 
developments across Argyll and Bute has 
been carried out. This has demonstrated 
higher densities have been achieved in the 
ranges outlined in Table 5.3 without 
sacrificing environmental quality.  Where the 
density is greater than 40 units per hectare, 
this may take the form of flatted 
developments in appropriate sites. 

5.28 The Council therefore considers that 
increasing densities on specific sites where 
considered acceptable in terms of 
townscape, is its preferred option as it helps 
promote a more efficient settlement pattern, 
together with producing economies of scale 
with regard to infrastructure and servicing 
provision.  The Council therefore considers 
that all new allocations, as well as the 
existing allocations and potential 
development areas, be assessed on the 
basis of the higher range of densities 
outlined above. 

5.29 An alternative to this option would be 
to retain the densities identified for existing 
allocations and potential development areas  

through the existing Development Plan which 
would create in most cases a higher amenity 
environment but would be unlikely to be 
taken forward in the short to medium term at 
least. 

 

 

 

 

 

 

Source: Early Consultation: Supports LDP Objectives 
a), f), h) and i). 

5.30 House Development on Bare 
Land Crofts 

5.31 The Council continues to support 
both existing crofts and proposed new croft 
creation. However, following the introduction 
of new crofts through the Crofting Reform Act 
2007 the current Development Plan’s 
housing policy on housing on bare land crofts 
contained within policy LP HOU 1 is no 
longer considered appropriate.  

5.32 At present policy LP HOU 1 contains 
a clause permitting a single new house on all 
bare land crofts (i.e. a croft without an 
existing house). With the opportunity to 
create new crofts, there has been a rise in 
proposals for new houses on newly created 
bare land crofts in locations that without their 
crofting status would not be considered 
consistent with the development control 
zones contained within the current 
Development Plan. This situation is not 
considered sustainable as it undermines the 
plan’s settlement strategy and places 
unacceptable pressure on our rural 
infrastructure adjacent to our Main Towns.  

5.33 Currently the croft house grant 
scheme indicates that the crofter does not 
necessarily need to have a house within 
16km of the croft in order to operate the croft.  
In addition, crofting legislation now requires 
the crofter to have a house within 32km of 

Do you agree with this policy option 
to increase housing density on 
specified sites? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, do you agree 
with the Council’s alternative option 
or do you have another idea to try 
and help ensure economies of scale 
in Argyll and Bute? 

Housing Density 

Low density 10 to 19 units per 
hectare 

Medium density 20 to 28 units per 
hectare 

High density 29 to 39 units per 
hectare 

High density flatted 
development 

40 and over units 
per hectare 

ISSUE 5D 
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 the croft or he/she will be classed as an 
absentee crofter. Therefore under this rule, 
either the crofter would need to demonstrate 
that there were no opportunities to purchase 
an existing house or build a new house 
within this distance before a new house 
would require to be considered for 
operational reasons. It is highly likely that 
both of these opportunities will be available 
to crofters, as the majority of new and 
existing crofts are located within 16km of an 
existing designated settlement in the current 
Local Plan.  

5.34 Recent development activity has 
shown that demand for new crofts is higher 
around the Main Towns. It is proposed 
therefore that around our six Main Towns a 
16km buffer should be imposed. Within these 
buffer zones development proposals for new 
houses on bare land crofts should be treated 
in the same way as proposals for main 
stream housing (i.e. no preferential 
treatment). It should be noted that the 
Council still supports the creation of new 
crofts in these areas but that any associated 
housing will require to located either within 
Settlement Zones, infill, redevelopment and 
rounding sites or Rural Opportunity Areas 
rather than on the croft itself (if outwith these 
areas). 

5.35  Landscape impact is also 
considered an important issue. New housing 
in National Scenic Areas (NSA) and Areas of 
Panoramic Quality (APQ) can damage the 
special scenic qualities of these areas if 
poorly located in open countryside locations. 

5.36 Accordingly, it is considered 
appropriate to restrict all new housing, 
including new croft houses, proposed in open 
countryside locations to Rural Opportunity 
Areas (as modified by the Landscape 
Capacity Studies) within NSAs and APQs 
and the 16km buffer zones around the six 
Main Towns. In these areas, outwith Rural 
Opportunity Areas, only infill, rounding off 
and redevelopment (subject to conformity 
with the Landscape Capacity Studies) along 
with operational / locational need housing 
development will be considered acceptable. 

5.37 Outwith the 16km buffer zone around 
the Main Towns, NSAs and APQs the 
existing presumption in favour of new houses 
on bare land crofts should be retained in 
order to help counter static or falling  

populations and economic fragility in these 
more remote areas. Please see Map 5.1. 

Source: Early Consultation, development pressure: 
Supports LDP Objectives a), e), h) and i). 

5.38  New Crofting Townships – 
Stimulating a Rural Renaissance 

5.39 Increasingly local communities in 
Argyll and Bute have brought forward their 
own initiatives to help stimulate economic 
activity in their area and address specific 
local needs such as providing much needed 
affordable housing. Given the downward 
pressure being placed on public sector 
budgets and the vital need to encourage the 
further diversification of our local economy 
the Council considers that this trend needs to 
be encouraged in locations that are 
considered sustainable.  

5.40 The Council therefore considers that a 
new policy framework on the creation of new 
crofting townships or other community led 
economic or social initiatives, that can both 
clearly demonstrate general community 
support and be located in sustainable 
locations, should be established in the LDP.  
In order to aid this process the Council will 
produce a sustainable checklist to help 
determine appropriate locations. 

5.41 An alternative to this policy option 
would be to only allow community led 
initiatives that have been clearly identified on 
the LDP proposals maps.  The Council 
considers that this approach could be too 
inflexible given the rapid rate of change in  

The Council considers that within 
16km buffer zones around the Main 
Towns and within NSAs and APQs 
proposals for new houses on bare land 
crofts should be treated in the same 
way as proposals for mainstream 
houses. 

Do you agree with this policy option? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, do you have an 
alternative policy option that you think 
the Council should take when 
considering housing on bare land 
crofts? 

ISSUE 5E 
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 funding opportunities for these types of 
initiatives and the need for communities to 
react quickly to these new opportunities. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Do you agree with this proposed 
policy option about new crofting 
townships/community led initiatives? 

Yes, No, No Opinion, Mixed Opinion 

If no or mixed opinion, do you 
support the alternative option put 
forward by the Council or do you 
have an alternative policy option that 
you think the Council should take 
when considering community led 
initiatives? 

ISSUE 5F 

Source: Early Consultation, development 
pressure: Supports LDP Objectives a), c), d), e), 
f), h) and i). 
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Map 5.1 -  House Development on Bare Land Crofts  
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Cruach Mhor Windfarm 

West Highland Railway 

Play area at Carradale 

Eilean Eisdale Hall, Easdale Island – utilising energy 
from the sun 




