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Introduction
The Monitoring Statement
1.1
Current planning legislation requires the Council to
monitor:
a)

b)

Changes in the principal physical, economic, social and
environmental characteristics of Argyll and Bute that
have occurred since the Council‟s existing
Development Plan1 was formally approved.
The impact of the policies and proposals of these plans
over the period 2002-09.

1.2
Resulting from this the Council must publish a
Monitoring Statement alongside the publication of the Main
Issue Report (MIR). The Monitoring Statement focuses on the
impact of the Council‟s approved Development Plan and on
how far their objectives have been realised. This has helped
to identify the issues discussed in the MIR.
1.3

The Monitoring Statement is set out in three parts.

Part 1: Baseline monitoring overviews the major social,
economic and environmental changes that occurred in Argyll
and Bute over the last 5 – 10 years.
Part 2: Examines how far the Argyll and Bute Development
Plan key objectives, land use policies, recommendations and
1

Structure Plan 2002 and Local Plan August 2009

proposals have helped deliver the strategy with an indication
on whether they will be considered for potential amendment or
discussion in the MIR.
Part 3: Provides a summary of information gathered from the
informal stakeholder engagement carried out prior to the
statutory engagement on the Main Issues Report. This has
helped shape the preparation of this Main Issues Report and
includes information from questionnaires, workshops and
meetings.
Argyll and Bute’s Development Plan
1.4
Development plans are at the heart of the planning
system. They provide a clear vision of how places should
develop, and guide decisions on planning applications. They
contain policies for the future development and use of land in
an area covering a wide range of issues such as housing,
transport, employment, shopping, recreation and protecting
the natural environment. Argyll and Bute‟s existing
Development Plan consists of a Structure Plan and a single
Local Plan. For the area of Argyll and Bute covered by the
Loch Lomond and Trossachs National Park a separate local
plan is in the process of being finalised by the Park Authority.
Argyll and Bute Structure Plan:
1.5
Approved by Scottish Ministers in 2002, the Argyll and
Bute Structure Plan provides the basis for strategic planning
in our area. In strategic terms, it sets out how much
development should happen, and when and where it should
be carried out. The Argyll and Bute Structure Plan formed the

strategic direction of the Local Plan which governs the
direction of the Council‟s land use policies, development
proposals, recommendations and area regeneration
initiatives.

areas of change and newly emerging issues not dealt with.
Supplementary Guidance will also be prepared to provide
more detail on certain matters, for example Design Guidance.
Once adopted Supplementary Guidance will form a statutory
part of the Development Plan.

Argyll and Bute Local Plan:
1.6
The Argyll and Bute Local Plan contains key actions,
detailed land use planning policies, proposals, areas for action
and planning objectives that guides new development at a site
specific level. This plan replaced 8 former local plans each
covering specific geographical areas of Argyll and Bute. The
Argyll and Bute Local Plan was recently adopted in August
2009 following a lengthy consultation period that resulted in
four rounds of modifications being carried out prior to a Public
Local Inquiry being held in 2008. The plan has not been
updated since its final approval but has been subject to an
Action Plan published in June 2010 that recorded the plan‟s
performance in relation to its specific objectives and
adherence to its settlement strategy.
The New Local Development Plan
1.7
The planning system in Scotland has undergone major
reform, directed by the Planning Etc. (Scotland) 2006 Act.
Under this legislation, the Council must produce a new style of
plan called a Local Development Plan (LDP). When this is
adopted it will replace the Structure Plan and the adopted
Local Plan. The LDP will be a shorter document and set out a
long term vision and strategy for the future development of the
area. It should be noted that the LDP will be changed in
relation to the previous Development Plan to deal with major

1.8
The Council‟s Development Plan Scheme (DPS) sets
out the Council‟s timetable for preparing the LDP. The DPS
states when, how and with whom consultation on the LDP will
take place. It can be viewed on the Council‟s website
(www.argyll-bute.gov.uk/ldp) local libraries and identified
Council offices. Hard copies are available on request and the
document also contains a handy flow chart that shows all the
elements of the LDP consultation process and how the public
can get involved. The DPS also includes a public participation
statement and is published every year to inform everyone on
how the LDP is progressing.

Part 1: Baseline Monitoring

communities. The best way this can be achieved is by helping
to stimulate the local economy.

2 Addressing Our Population and Household Trends
Argyll and Bute Population Projections 2010 -2023
2.1
Argyll and Bute population projections show a
significant reduction in the population of the area over the next
10 and 20 years if current trends continue (See Table xx).
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.
2.2
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 Bute to help
reverse population decline and create more sustainable

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

89,700

88,400

86,350

84,350

Bute
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.

Strengthening Communities: Meeting Our Housing Needs
2.3
To achieve sustainable economic growth there is a
need to secure sufficient land capacity to meet identified
needs. This includes meeting all our housing needs including
affordable housing.
2.4
Nine housing market areas have been identified across
Argyll and Bute, these housing market areas try to reflect how
people live and work in them and seek to reflect an element of
self containment, i.e. the majority of house moves take place
within the same housing market area.
However, in
predominantly rural areas such as Argyll and Bute the level of
self containment is less than that found in more urbanised
areas, reflecting the popularity of the area for retirement and
also for second homes. Commonly many of Argyll and Bute‟s
housing market areas are approximately 50% self contained
with the main exception to this being the Helensburgh and
Lomond area where containment levels are around the 70%
mark.
Household projections 2008 to 2033
2.5
Table opposite outlines the total projected new
households for the period 2008 to 2033 based on population
and household projections. The household projections are
based on the Councils in-house population projections. The
population projections have headship rates applied to them,
and are then calibrated to household estimates based on
Council Tax records. These figures do not take in to account

existing levels of need and relate purely to new household
formations with allowances for in and outmigration at an
authority wide level. These projections do not assume any
interventions by the authority, and can be seen as a minimum
type scenario.
AREA HOUSEHOLD PROJECTIONS CHANGE: 2008-2033
2008 2013

2013 2018

2018
-2023

2023
-2028

2028
2033

2008
-2033

%
Change

Bute and Cowal

-131

-108

-196

-304

-370

-1109

-10.3

Helensburgh and
Lomond

+273

+356

+278

+247

+181

+1335

+12.1

+9

+27

- 14

-56

-103

-137

-2.4

Mid Argyll

+157

+171

+147

+125

+97

+697

+14.8

Oban and Lorn

+214

+239

+164

+139

+90

+846

+9.2

Total households

+522

+685

+379

+151

-105

+1632

Change

South Kintyre

2.6
For the purposes of household projections, the
Council‟s area has been divided in to 5 separate areas.
These are the best fit for the 9 housing market areas which
have been identified through sasines analysis, whilst at the
same time having sufficient population levels to be statistically
robust. This has meant that some of the housing market
areas such as the islands, which have relatively small
populations, have had to be combined with adjoining mainland
areas.

2.7
It should be noted that these projected changes in
number of households are based on modelling of the existing
population taking account of past trends. They do not
however, take into account potential future developments
which could have an effect on population and household
levels. For instance, in the case of Helensburgh and Lomond
the projected increase in households does not take into
account the additional jobs and potential population increase
which will occur with the MoD‟s proposed Maritime Change
project. This will see 6 additional submarines based at
Faslane and could result in a potential population increase of
up to 4,000 over the next ten years.
Similarly, the
development of offshore windfarms along the west coast of
Argyll and Islands, and the potential jobs and population
increase that these might bring have not been factored in to
the projections.
2.8
Estimates of housing need and demand for each of the
9 housing market areas in Argyll and Bute can be derived
from looking at the Housing Need and Demand Assessment.
There is evidence of a significant shortfall in affordable
housing provison of around 115 units per annum in the
Helensburgh and Lomond area, folowed by Mull and Tiree
(80) and Islay Jura and Colonsay (47). In Oban Lorn and
Inner Isles the shortfall is around 31 units and for Mid Argyll
35 per annum. In relation to need and demand for market
housing the table below sets out the estimated requirements

Estimated Annual Demand/Supply/Shortfall of Market Housing
by HMA
Demand

Supply

Shortfall

Bute

266

130

136

Coll & Tiree

38

14

24

Cowal

412

302

110

Helensburgh
Lomond

& 502

415

87

Islay,
Jura
Colonsay

& 112

38

74

242

96

146

Lorn & the Inner 290
Isles

254

36

Mid Argyll

188

146

42

Mull & Iona

117

39

78

Kintyre

2.9
The Council‟s population and household projections
based on information from GROS and the assesment of
housing need and demand reveal that there is a wide

variation in need across each of the 9 housing market areas in
Argyll and Bute.
Monitoring planning applications for
residential developments over the last five years gives an
indication of number of houses which have been built during
this time. The number of completions gives a good indication
of the level of demand for housing which has been capable of
being accommodated in Argyll and Bute.

Housing completions Jan 06 to Dec 09
Bute and
Cowal
255

Lorn and
Isles
463

Helensburgh
and Lomond
151

Kintyre,
Islay, Jura
209

Mid
Argyll
225

3. The Economic Picture
3.1 Employment Structure
Employee jobs (2008)
Argyll and Bute
(employee jobs)

Argyll and Bute
(%)

Scotland
(%)

Great Britain
(%)

Total employee jobs

37,300

-

-

-

Full-time

23,900

64.1

67.8

68.8

Part-time

13,700

36.8

32.2

31.2

Source: ONS annual business inquiry employee analysis
Notes: % is a proportion of total employee jobs;
Employee jobs excludes self-employed, government-supported trainees and HM Forces

The table above shows the number of employee jobs in Argyll and Bute in 2008. The percentage in full time employment is below
the rate for Scotland as a whole. Whilst the percentage in part time employment is higher than that for Scotland as a whole.
Table on the next page illustrates the employment situation by industry in Argyll and Bute. There were 37,300 employees in
employment in 2008 in Argyll and Bute. The proportion of employees in part time employment is higher than in the rest of Scotland.
Employment in Argyll and Bute is dominated by the Service sector with over 85% of employees engaged in this sector. Public
Administration, education and health account for almost 40% of employees in the area. This is 10% more than the figure for
Scotland as a whole. Tourism is also highlighted as a significant employer. There was a growth in number of employees from 2004
to 2006 but since then there has been a decline.

Employee jobs by industry (2008)
Argyll and Bute
(employee jobs)

Argyll and Bute
(%)

Scotland
(%)

Great Britain
(%)

Manufacturing

1,700

4.5

8.7

10.2

Construction

2,200

5.9

5.9

4.8

Services

32,000

85.9

81.9

83.5

Distribution, hotels & restaurants

9,000

24.3

22.2

23.4

Transport & communications

1,800

4.8

5.1

5.8

Finance, IT, other business activities

4,400

11.9

19.1

22.0

Public admin, education & health

14,700

39.5

30.0

27.0

Other services

2,000

5.4

5.4

5.3

5,500

14.9

8.9

8.2

Tourism-related†

Source: ONS annual business inquiry employee analysis
† Tourism consists of industries that are also part of the services industry
Notes: % is a proportion of total employee jobs;
Employee jobs excludes self-employed, government-supported trainees and HM Forces

Aquaculture
3.2
Aquaculture is a nationally important industry for
Scotland, in particular the west coast and islands where many
communities depend on the employment and revenue it
provides.
Shellfish farming
3.3
The following information has been collated from the
Scottish Shellfish Farm Production Survey 2008 report2. This
report provides information for five regions and Argyll and
Bute is part of the Strathclyde Region.

The value of first sale of farmed shellfish in Scotland in 2008
was £7.55 million. The Strathclyde region accounted for 36%
of this total – £2.7 million. In 2008, 28 individual companies
were producing shellfish for the table, 5 producing for ongrowing to other producers and 33 companies not producing,
actively on-growing or fallow. The majority of companies were
involved in farming Pacific Oyster (36 companies) and
mussels (19 companies). Out of 52 companies surveyed in
2008, total employment was estimated at 123 staff which can
be broken down into 63 full-time, 38 part-time and 22 casual.
The total number of employees in the Strathclyde region is
approximately 35% of the Scottish total.

Shellfish Farming
Mussel

Pacific
Oyster

Queen
scallop

Finfish farming
3.4

Production

Value of first sale

932 tonnes

£0.9 million

% of Scottish 16
Production/Value

2

3,488
(000s)

600 (000s)

£1.4 million

£0.04
million

92

87

Scottish Shellfish Farm Production Survey. 2008 Report. Marine
Scotland.

Production & value

Scotland is the largest producer of farmed Atlantic salmon in
the EU, producing about 130,000 tonnes annually, with an
estimated farm gate value of £324 million3. Scotland also
produces about 7,500 tonnes of rainbow trout – worth about
£14 million2.

3

A Fresh Start. The renewed Strategic Framework for Scottish
Aquaculture. Marine Scotland. 2008.

3.5

Employment

3.6

Employment across Scotland is summarised below.
Employment in Finfish Farming
Direct farm jobs

Salmon processing
(full-time, part-time
and seasonal)

Salmon
farming

1195

3733

Trout and
other species

247

292

The Scottish Salmon Producers Organisation (SSPO)
represents 95% of the salmon farm production in Scotland.
An industry research report in 20104 estimated the number of
direct employees in the salmon farm industry in Argyll and
Bute to be 393, which represented a 22% rise on the previous
year. Only Highland region has a higher level of employment
and the Argyll and Bute figure is on a par with Shetland,
representing 22% of the Scottish total.

Financial contribution to communities

The estimated gross pay (direct) and multiplied financial
impact for Argyll and Bute in 2010 was almost 25% of the
Scottish total4.
Financial Contribution to Communities of Finfish Farming
Argyll and Bute

Scotland

Gross Pay (direct £9.8 million
impact)

£41 million

Multiplied
£45 million
Financial Impact
(indirect impact)

£188 million

3.7

Level of capital investment

The estimated level of capital investment for Argyll and Bute
between 2006 and 2010 is £26.5 million, which is 23% of the
total investment in Scotland.

4

Scottish Salmon Farming. Industry Research Report. Scottish Salmon
Producers Organisation. August 2010.

Unemployment in Argyll and Bute

3.8
Graph above shows the percentage of working age population claiming job seekers allowance. The graph shows that
unemployment within Argyll and Bute shows stronger cyclical tendencies within each year than the rest of Scotland. This may
reflect the high levels of employment in the tourism industry and other seasonal employment. The graph also shows a sharper
upward trend in the number of claimants from September 2008 to January 2011. However, this rise is less than that shown for the

rest of Scotland and Great Britain. This could imply that Argyll and Bute has less unemployment but may also be due to export of
the unemployed to other areas as they seek work elsewhere.
Industrial and Business Land Supply
3.9 The table below shows the amount of land specifically allocated in the adopted Local Plan for industrial and business
development across Argyll and Bute. There has been just over 10ha of take up of this land since it was allocated. There are a
number of planning permissions on the allocations that have yet to be built and these are shown as committed area within the table.
Reference
BI - AL 1/1
BI - AL 2/2
BI - AL 2/1
BI - AL 3/1
BI - AL 9/1, 2 & 3
BI - AL 10/3
BI - AL 10/4
BI - AL 10/1
BI - AL 12/2
BI - AL 12/1
BI - AL 13/2
BI - AL 13/1
BI - AL 14/1
BI - AL 5/1 & 2
BI - AL 5/3, 4 & 5
BI - AL 5/7
BI - AL 5/10
BI - AL 5/9
BI - AL 6/2

Address
Original Site Size Remaining size Committed
Rothesay - Union Street
0.26
0
Sandbank - High Road
6.15
6.15
Sandbank - Upper
8.29
8.08
Helensburgh - Craigendoran
6.72
6.72
Inveraray - East/North/South
2.81
2.81
Bridgend
8.17
5.8
Port Ellen
0.66
0.46
Bowmore
1.94
1.94
Lochgilphead - Achnabreck
4.29
4.29
Lochgilphead - Kilmory Phase 3
3.45
2.36
Tarbert - Campbeltown
0.43
0.43
Tarbert - Glasgow Road
7.2
7.2
Campbeltown - Snipefield
3.6
2.49
Oban - Glengallan Road
5.3
4.1
Oban - Glengallan Road
3.1
2.57
Oban Auction Mart
3.7
3.7
Dunbeg - Halfway
5.56
5.59
Dunbeg - Dunstaffnage
1.75
1.76
Lochdon - Torosay
6.8
4.4
80.18
70.85

Area

0.3

0.03
0.1
1.8
0.65
0.43

0.9
0.6
1.4

1.55
1.55

Deprivation Levels

3.10

The Scottish Index of Multiple Deprivation (SIMD) has

been used to identify pockets of overall deprivation within
Argyll and Bute (see map opposite). The SIMD 2009 identified
ten data zones in Argyll and Bute as being among the 15%
most Overall deprived in Scotland. All of these data zones are
located in the area‟s Main towns. However, deprivation can,
and does, occur elsewhere. Because the SIMD identifies
concentrations of deprivation, smaller pockets and instances
of individual deprivation are not picked up by the index. The
absence of deprivation in an area does not mean that its
residents are affluent.
3.11 Argyll and Bute has a working-age population of 57,432
(2007 SAPEs). (see Map below). The SIMD 2009 identifies
approximately 9.4% of this group as being employment
deprived. Being out of work is a key factor of deprivation.
Several studies have suggested that working age people in
rural areas are less likely to claim benefits than their urban
equivalents. As a result, the SIMD may not reflect a complete
picture of rural income and employment deprivation. The
Geographic Access to Services domain considers access
deprivation in terms of drive times and public transport times
to a selection of basic services: post offices; petrol pumps;
GP; retail centres; primary schools; secondary schools. 56.6%
of Argyll and Bute‟s data zones are within the 15% most
access deprived data zones in Scotland. Most of these data
zones are located outside the main towns. (see Map below)

Urban Vacant and Derelict Land
3.12 The Council is required to monitor and record changes
in the amount of urban vacant and derelict land in its area.
The figures for Argyll and Bute Council and neighbouring
authorities, for the last 3 years, are shown in the table below.
The figure for Argyll and Bute is declining for 2 main reasons
i) land removed from the survey for definitional reasons, ii)
land taken up for development.

Local Authority
Argyll & Bute
Eilean Siar
Highland
Inverclyde
North Ayrshire
Perth & Kinross
Stirling
West Dunbartonshire
Scotland Total

Total
Derelict
and
Urban Vacant Land
Area (ha)
2008
2009
2010
40
33
29
11
11
10
1,051 1,037 1,034
126
122
122
1,276 1,297 1,291
41
52
50
164
169
170
221
216
205
10,754 10,881 10,771

Housing Market Analysis
3.13 Housing market areas (HMAs) are geographical areas
which are relatively self-contained in terms of housing
demand, i.e. a large percentage of people moving house or
settling in the area will have sought a dwelling only in that

area. The following 9 HMAs have been defined in Argyll and
Bute:Cowal
Bute
Mid Argyll
Kintyre
Islay, Jura & Colonsay
Oban, Lorn & the Inner Isles
Mull & Iona
Coll & Tiree
Helensburgh & Lomond
(See HNA Map on next page)
A combination of containment analysis (identifying the origins
of house purchasers within Argyll and Bute); local knowledge
of travel-to-work and service-access patterns; secondary
school catchment areas; historical precedent and strong local
community perceptions; and physical, topographical
boundaries was used to draw up the boundaries. The detailed
analysis to support these is set out in the Housing Needs and
Demand Assessment.

Town Centres
3.14 Surveys of vacancy rates within our main town centres
and information from EKOS (consultants) illustrate the impact
of the recent recession and changing shopper habits on our
town centres.
Helensburgh for example suffers from
considerable retail expenditure leakage to nearby Dumbarton,
Clydebank and the rest of the Glasgow conurbation. A socioeconomic baseline report for the Main Towns of
Campbeltown, Helensburgh, Oban, Rothesay and Dunoon
has been prepared.

communication links with Glasgow and the wider central belt.
Dunoon has also been identified as a gateway to the Loch
Lomond and Trossachs National Park.
3.17 A number of Action programmes were also identified
for Dunoon‟s Town Centre and this is currently being taken
forward by the Council‟s CHORD Initiative.
3.18 While the recession has played an increasingly
significant role in limiting new development in Cowal area
there have been a number of larger scale developments that
have either been recently approved or are awaiting imminent
determination by the Council.

Progress in the Main Towns and Key Settlements
Bute and Cowal
3.15 The Council‟s Bute and Cowal Administrative Area
currently contains two Main Towns, Dunoon and Rothesay
and one Key Settlement, Sandbank as defined in the
hierarchy of the current Development Plan.
Dunoon
3.16 The Current Development Plan focussed development
and regeneration activity on the Sandbank- Dunoon- Toward
corridor within the Cowal Peninsular in an effort to attract
inward investment, particularly tourist related development,
and new housing opportunities associated with the high
quality environment of these areas and their proximity to, and

3.19 Examples of this development pressure include a 25
flatted development that is nearing completion on the site of
the former Harmony Hotel. Work starting recently on a 17
house development on the housing allocation H-AL 2/13 at
Broxwood, Sandbank. Work is due to commence on 68 flats
and four dwelling houses at Cowal Golf Club.
3.20 Planning consent has been granted for 34 dwelling
houses, 52 flats and the conversion of Dunclutha House into a
further three flats. A detailed application for the development
of 75 dwelling houses at Dunloskin on PDA 2/5 is due to be
determined by the Council, and on an adjoining site an
application for a 4,000m² supermarket has recently been
approved.

3.21 In addition to the major developments outlined above, a
new sewage treatment plant at the former Bullwood Quarry
and associated sewer upgrades are programmed as part of
Scottish Water‟s on-going investment in Argyll and Bute to
meet the requirements of the Water Framework Directive.
3.22 Dunoon is now the „marine gateway‟ to the Loch
Lomond and Trossachs National Park and has the potential to
grow its tourism economy. The Dunoon CHORD project will
see the Council invest £8 million in re-structuring the
waterfront area with traffic management and public realm
improvements in addition to the refurbishment of the Queen‟s
Hall.
3.23 Elsewhere in Cowal the development of 37 dwelling
houses on PDA 2/14 at Middle Innens, Tighnabruaich is set to
be approved as is a mixed use development on PDA 2/43 at
Ardyne subject, in both cases, to the conclusion of Section 75
Agreements. An application for a major leisure development
on PDA 2/44 at Knockdow Estate is currently under
consideration, and the Council is actively pursuing the sale of
Castle Toward where there are opportunities for additional
leisure/recreational facilities.
3.24 There has been considerable investment in recent
years at Portavadie to create a new marina with associated
shore side development. A £18 million phase one has been
completed and phase 2 is now under construction. New
investment has also taken place at Port Bannatyne Marina

and works are ongoing at Sandbank to develop and enhance
the existing marina facilities.
Rothesay
3.25 Rothesay together with Port Bannatyne is the main
settlement area on the Island of Bute and is effectively the
service centre for the whole island. The land ownership
situation on Bute where the Bute Estate remains the single
largest landowner on the island continues to influence
development patterns with the vast majority of development
taking place in the settlement areas of Rothesay and Port
Bannatyne. Rural Bute supports a strong agricultural economy
with many farms and farm clusters scattered across the
island. The current Development Plan again sought to
concentrate new development within the urban boundary of
Rothesay and this has led to significant levels on new
development particularly in terms of Registered Social
landlords (RSLs) providing much needed good quality
affordable housing.
3.26 Fyne Homes continues to invest in the island with the
conversion of the B-listed former Sherriff Court and council
offices to provide 25 flats that are nearing completion. Larger
scale private sector housing development has been less
visible on the island largely due to a lack of sites within
Rothesay and Port Bannatyne and the imperative of
regeneration of the urban area, driven largely through
investment by RSLs over the past thirty years. The housing

allocation H-AL 1/3 at Eastlands Road has consent for some
40 dwelling houses, and despite a good take-up, is not yet
complete.
3.27 A major new investment in Rothesay has been the
provision of the new School campus and associated playing
pitches completed by the Council under its PPP investment
for schools programme.
3.28 Elsewhere, the HLF funded Discover Bute Landscape
Partnership Scheme is delivering tangible improvements to
the rural environment – rebuilding walls and hedgerows,
improving public access, articulating further archaeological
research and perhaps most importantly building capacity in
the local community across all aspects of the project delivery.
3.29 There has been a recent community buy out of a large
tract of land on the northern half of the island that was
formerly owned by Lord Attenborough, where the initial
intention is to provide public access and recreational
opportunities.
3.30 Despite recent investment, including most recently, the
inner harbour works, the town centre is in need of significant
levels of new investment to tackle a number of gap sites and
buildings in need of major repair and refurbishment. It is
hoped that Rothesay will benefit from new investment through
the CHORD programme with HLF and Council funded
proposals to refurbish the Pavilion and wider public realm
improvements carried out under a Townscape Heritage

Initiative and associated Conservation Area Regeneration
Scheme (CARs).

Mid Argyll, Kintyre and Islay
3.31 This is a large and diverse planning area with two main
towns of Campbeltown and Lochgilphead with Bowmore,
Inveraray and Tarbert identified as Key Settlements.
Main Towns
Campbeltown
3.32 The Argyll and Bute Local Plan has provided the
framework for recent investment within the town including the
redevelopment of Parliament Place by ACHA with further
investment planned for Park Square. There has also been a
number of significant planning consents granted for private
housing development – 60 dwelling houses on PDAs 14/7 and
14/8; 8 dwelling houses on allocation H-AL 14/3; 23 dwelling
houses on allocation H-AL 14/1 with a further 15 self-build
plots to be provided on PDA 14/62. Perhaps as a result of the
current economic downturn, only one of these consents is
actually being implemented (H-AL 14/3) at this time.
3.33 In addition to residential development there have been
significant consents granted for the relocation of the Creamery
to Snipefield, a new Tesco supermarket on the former

creamery site and the extension of the Skykon factory at
Machrihanish.
3.34 The CHORD project in Campbeltown will see
improvements in the public realm on Kinloch Road, road
improvements to facilitate the transit of turbine towers to the
quay head. A new marina development is also being
investigated, and a Townscape Heritage Initiative (THI) and
associated Conservation Area Regeneration Scheme (CARS)
will deliver tangible improvements to buildings and public
realm within the Conservation Area.
Lochgilphead/Ardrishaig
3.35 The Local Plan designates Lochgilphead as a Main
Town. There is a close relationship between it and the
neighbouring settlement of Ardrishaig.
The Local Plan
contains a number of allocations which are being taken
forward in these towns. There are a number of identified and
regeneration areas including Lochgilphead town centre and
waterfront, the hospital land in Lochgilphead and the south
village centre of Ardrishaig.
3.36 Significant
planning
permissions
granted
in
Lochgilphead include a hotel at Baddens, a power station at
the industrial estate allocated at Achnabreck, a supermarket,
a significant housing permission for 88 units at the former
school site and 10 units at housing allocation H-AL 12/1 The
new school campus has now been delivered.

3.37 In terms of regeneration in Lochgilphead the Phoenix
Trust has been established. In Ardrishaig a Mastererplan
produced and a European funding bid submitted. An options
appraisal has been completed for Kilmory Home Farm and the
community group are working on a business plan.
Key Settlements
Bowmore
3.38 The Area for Action 10/1 is being considered through
the LDP process with the expansion of Bowmore being
proposed by Islay Estates. Elsewhere on Islay 24 Units for
housing have been granted at Bruichladdich and 30 housing
units at Port Charlotte.
Inveraray
3.39 10 housing units have been granted at the Golf Course
housing allocation H-AL 9/3. The Conservation Area appraisal
is to be undertaken in conjunction with the Civic Trust.
Helensburgh and Lomond
3.40 Helensburgh and Lomond Administrative area contains
the Main Town of Helensburgh. This area is on the edge of
the Glasgow conurbation and as such benefits from the
relative proximity of services and job market offered within the
conurbation. This factor, whilst important, does not override its
potential to generate and attract employment-related
indigenous and possible inward investment.

Helensburgh
3.41 In terms of development the new school campus of the
Hermitage Academy has been completed. The brown field site
of the former school is allocated for housing with permission
for 160 units but as yet remains to be taken forward for
development. 30 houses have been completed in the
Kirkmichael allocation H-AL 3/11.
In relation to the environment and regeneration
activities the following are of note:-Helensburgh Conservation
Area Appraisal has been completed and approved;
Masterplan completed for Helensburgh Pier 2009; Retail and
parking study completed 2009; CHORD town centre and
waterfront streetscape improvements approved 2009;
Greenbelt Landscape Study approved by Helensburgh &
Lomond Committee in April 2010 and an Urban Capacity
study is underway.

3.45 The multi-million pound initiative will see major
improvements to the town centres and waterfronts of all five
towns as follows.
Campbeltown – improvements to the town‟s heritage and
conservation sites through the Campbeltown Town Centre
Regeneration Project, the re-development of the existing
marina and the regeneration of the Kinloch Road area
(£6.5million).

3.42

Helensburgh – developing a more sustainable traffic
management system in the town centre and redeveloping the
West Bay Esplanade between Colquhoun Square and William
Street (£6.66million).
Oban – assess the viability of creating a marina facility in
Oban, and constructing an Oban Development Road to
provide new routes around the town centre and unlock
development opportunities (£6.9million).

Regeneration
3.43 The Local Plan identifies areas for regeneration
through Areas for Action (AFAs). A number of the strategic
AFAs are being taken forward as part of the CHORD project.
3.44 Argyll and Bute Council has agreed to an ambitious
and forward-looking programme to assist regeneration and
economic development in five of its waterfront towns Campbeltown, Helensburgh, Oban, Rothesay and Dunoon. In
November 2008, the Council unanimously agreed to allocate
more than £30 million to the programme, since named
„CHORD‟

Rothesay – deliver a THI for the Rothesay Town Centre
Conservation area, and renovate and improve Rothesay
Pavilion (£2.4million).
Dunoon – redevelop and create a vibrant and attractive
waterfront (£8.3million).

Rural Renaissance Towns – Key Facilities
3.46 Key facilities and potential for growth has been examined in the settlements across Argyll and Bute. The table below shows
this information for the Rural Renaissance Towns identified in the Main Issues Report.
Proposed Rural Renaissance Towns
Admin
Area

NAME

BAC

Kames/Tighnabruaich

BAC
HAL

Strachur (Including
Creggans/Midletter)
Clynder/Rosneath

HAL

Garelochhead

HAL

Kilcreggan/Cove

MAKI

Ardfern

MAKI

Ardminish - Gigha

MAKI
MAKI

Cairndow
Carradale

MAKI

Clachan

MAKI

Craighouse/Keills

School
Tighnabruaich
Primary School
Strachur Primary
School
Rosneath Primary
School
Garelochhead
Primary School
Kilcreggan
Primary School
Craignish Primary
School
Gigha Primary
School
Carradale
Primary School
Clachan Primary
School
Small Isles
Primary School

GP
Capacity
Capacity
Village
Shop PO
Pharmacy
Surgery
Land
Infrastructure Hall

Established
Employment
Base

PFS

Affordable
Housing

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y
Y

Y

Y

Y

Y

Y

Y

Y
Y

Y
Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y
Y

Y
Y

Y

Y

Y

Y

Y

Y

Y

Proposed Rural Renaissance Towns
Admin
Area
MAKI
MAKI
MAKI
MAKI
MAKI
MAKI
OLI
OLI
OLI

OLI
OLI
OLI
OLI

NAME
Furnace

School

Furnace Primary
School
Glenbarr
>1km Glenbarr
Primary School
Port Charlotte
Port Charlotte
Primary School
Port Ellen
Port Ellen
Primary School
Southend
>1km Southend
Primary School
Tayvallich including Carsaig Tayvallich
Primary School
Arinagour
Arinagour
Primary School
Barcaldine
Barcaldine
Primary School
Benderloch including
Lochnell Primary
Ledaig/Keil
School
Crofts/Baravullin
Craignure
Crossapol - Scarinish
Salen
Salen Primary
School
Taynuilt
Taynuilt Primary
School

GP
Capacity
Capacity
Village
Shop PO
Pharmacy
Surgery
Land
Infrastructure Hall
Y

Y

Y

Y

Y

Y

Established
Employment
Base
Y

PFS

Affordable
Housing
Y
Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y
Y
Y

Y
Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y
Y
Y

Y
Y
Y

Y

Y

Y

Y

Y
Y
Y

Y

Y

Y

Y

4.0 Environment
Natural and Built Heritage Environmental Designations
4.1
The natural and built environment of Argyll and Bute is an
important asset. Safeguarding this important resource and taking
advantage of the economic and social benefits that can be realised
are important aspects of the development plan. Accordingly, below
are listed key monitoring statistics for both the natural and built
environment.
Natural Environment / Biodiversity
4.2
The overall number of hectares covered by a natural heritage
designation
Natural Environment Conservation
Designation Type

Number
of Sites

Total Area
covered in
Hectares

Site of Special Scientific Interest (SSSI)

123

82,631

RAMSAR

8

14,023.24

Special Area of Conservation (SAC)

29
20

57,517.14

Section 49 Agreements

8

6,913.6

Biosphere Reserve

1

363

Environmentally Sensitive Area

2

26,0775

23

Number
of Sites

Total Area
covered in
Hectares

Local Nature Reserve

1

22

Marine Consultation Area

7

51,113

National Nature Reserve

8

4,120.1

National Scenic Area

8

19,4400

Local Nature Conservation Sites

159

9,487.8

Built Environment
4.3
Number of Conservation Area reviews (including Appraisals
and Management Plans)
Conservation Area

Progress

Tarbert

Draft Appraisal produced. Public
Consultation undertaken. To be
presented to Committee in May for
approval.

Helensburgh

Appraisal approved.

Rothesay

Appraisal approved.

Campbeltown

Appraisal and Management Plan
approved.

Easdale

Draft Appraisal and Management Plan

57,872.51

Special Protection Area (SPA)

Garden and Designed Landscape

Natural Environment Conservation
Designation Type

3,752.3

Conservation Area

Ellenabeich

Progress

4.4
Current Sustainability Checklist
Current Sustainability Checklist

produced. Significant public consultation
undertaken through Seil Community
Council. Finalised Appraisal and
Management Plan to be produced during
2010.

Q

Community

1

Does the project have widespread
community support?

2

Does the project strengthen the
local community?

Draft Appraisal and Management Plan
produced. Significant public consultation
undertaken through Seil Community
Council. Finalised Appraisal and
Management Plan to be produced during
2010.

3

Does the project help to ensure
everyone has access to the same
level of resources?

4

Does the project have any impact
on existing facilities or other
organisations?
Economy

Toberonochy

Cullipool

Draft Appraisal and Management Plan
produced. Significant public consultation
undertaken through Luing Community
Council. Finalised Appraisal and
Management Plan to be produced during
2010.
Draft Appraisal and Management Plan
produced. Significant public consultation
undertaken through Luing Community
Council. Finalised Appraisal and
Management Plan to be produced during
2010.

5

Does it help increase value of local
products or make sustainable use of
existing resources?

6

Does it create jobs or retain existing
jobs?

7

Does it help to develop skills/
knowledge of local people?

8

Does the project purchase goods
and services locally?

9

Does the project impact on existing
businesses?
Environment

10 Does the project help reduce waste
and pollution?

11 Has the project undertaken an Area
Capacity Evaluation (ACE)?

12 Does the project minimise energy
use and/or support the development
or use of renewable energy?

Yes

No

N/A

Details

Current Sustainability Checklist
13 Does the project provide or
safeguard access to and awareness
of wildlife and open spaces?

14 Does the project safeguard, protect
and
enhance
environment and
biodiversity?

15

the
natural
support local

Greenhouse gases and % contributions to 1990 UK emissions
(source: DETR (1998): UK Climate Change Programme:
Consultation Paper, London, HMSO)
Perfluorocarbons (PFCs)

0.1%

Sulphur hexafluoride (SF6)

0.1%

The main sources of greenhouse gas emissions are:

Has the project considered the reuse of brown field land or an
existing building?
The Future

16 Will the project bring positive
changes?

17 Does the project link with existing
services or organisations?

18 Does the project have any long-term

Energy (fuel combustion, fugitive emissions from fuels)
Industrial processes (mineral products, chemical industry,
metal production, production and consumption of
halocarbons and SF6
Solvent and other product use
Agriculture (enteric fermentation, manure management,
rice cultivation, agricultural soils, biomass burning)
Waste (solid waste disposal on land, wastewater handling, waste
incineration)

impacts on the environment?

4.5 Emissions

Core Paths Plan

Greenhouse gases and % contributions to 1990 UK emissions
(source: DETR (1998): UK Climate Change Programme:
Consultation Paper, London, HMSO)
Greenhouse gas

Contribution to UK
greenhouse gas emissions

Carbon dioxide (CO2)

78%

Methane (CH4)

12%

Nitrous oxide (N2O)

8%

Hydrofluorocarbons (HFCs)

2%

4.6
The Argyll and Bute Core Paths Plan identifies a basic
framework of routes sufficient for the purpose of giving the public
reasonable access throughout the area. The production of the Plan
is a statutory obligation placed on the Council by the Land Reform
(Scotland) Act 2003. The routes identified as Core Paths were
selected through extensive public consultation and aim to meet the
needs of communities and visitors for recreation and everyday
journeys. The Finalised version of the Plan was published in January
2011and it is intended to hold a PLI into unresolved objections in the
summer of 2011.

4.7

The Argyll and Bute Local Biodiversity proposed checklist for planning applications.
SITE BIODIVERSITY CHECKLIST

Site location:

OS Ref:

Site Ref No:

Date:

Habitat Interest

Wildlife Interest
Yes/No Size or
Value

Wildlife
Corridor

Yes/No LBAP
Species

Designated Site

Breeding Birds

Trees

Mammals/General

Tree Line

Otters, Water voles

Wood and Orchard

Red and/or Grey squirrels

Hedges

Bats

Farmland
Grassland

Amphibians and Reptiles
inc. Newts
Trees

Scrub

Plants

Water courses

Lichens and mosses

Ponds

Other

Peatland
Walls or Stone Dykes
Building
New Build
External influence of Development
On water courses
Increased public pressure on
designated sites
Wildlife corridors
Habitat isolation or fragmentation
Other
Add other notes here:
Measures recommended:
Monitoring agreed:
Checklist – Organisations Contacted:
SNH – state which office
SEPA – state which office
FCS – state which office
RSPB – state which office
SWT – state which office

please specify

e.g Blue Tit

SITE BIODIVERSITY CHECKLIST
Property Reference:

Grid ref:

Full Address:

Designated Site- Type:

Forms completed by:

In or adjacent- please circle
Habitat- dominant

Species in Building/
Structure:

Adjacent habitats- i.e. rivers, lochs, peatlands etc

Location with Building/Structure eg Walls, Underground
sites, Roofs, Interior, Ponds/Water Features:

Recorded by:

Date:

Recommendations for the Management of each Habitat and Species:

Species

Seasonal Constraints:

Organisations Contacted:

Action to be Undertaken, Date &
Initials

Waste
4.8
The below table identifies how municipal solid waste (MSW) has been dealt with over the period 2003-09.
Household

2009/10
2008/09
2007/08
2006/07

Commercial

Total

Landfilled Recycled Composted Landfilled Recycled Composted Landfilled Recycled
(Tonnes) (Tonnes)
(Tonnes)
(Tonnes) (Tonnes)
(Tonnes)
(Tonnes) (Tonnes)

Composted Total
(Tonnes)
Waste
Managed
(Tonnes)

29,865
32,907
34,013
44,065

12,248
10,007
10,639

10,784
12,248
3,871
10,895
10,007
5,161
10,156
10,430
6,598
10,152
6,127

748
754
903
809

0
0
209

33,736
38,068
62,309

11,532
11,649
11,059

Source : SEPA Waste Data Digest (April 2011)

Landfill Capacity Summary at 31st December 2009
Site Name

Operator Organisation 2009 total landfilled Remaining capacity as at
(tonnes)

31/12/09 (tonnes)

Dalinlongart, Sandbank, Dunoon Shanks Argyll & Bute

6,069

336,873

Lingerton, Lochgilphead

Shanks Argyll & Bute

6,003

562,710

Gott Bay, Tiree

Argyll & Bute Council

669

15,000

Glengorm, Tobermory

Argyll & Bute Council

2,156

38,325

Gartbreck, Islay

Argyll & Bute Council

2,092

92,111

Source : SEPA Landfill Capacity Reports (April 2011)

57,516
59,724
62,309
61,513

PART 2:
5

Development Plan Monitoring

Progress with Structure Plan

Strategic Issues and Investment Opportunities
5.1
The Argyll and Bute Structure Plan identified the
following strategic issues and investment opportunities:i)

ii)

iii)

iv)
v)
vi)

vii)

Exploiting the potential for a major timber
processing inward investment and road to rail
transhipment in the Oban to Dalmally corridor.
Planning for the expansion of Oban along its
trunk road corridor beyond its containing land
form.
Exploiting the potential for the Firth of Clyde to
be the focus for trans-Clyde rapid transit
opportunities
Pursuing regeneration strategies for Bute and
Cowal focused on Rothesay and Dunoon.
Planning for the edge of conurbation
circumstances of the Helensburgh area.
Improving the A82 Trunk Road alongside Loch
Lomond and its associated links to Clyde sea
lochs.
Promoting regeneration and economically
focussed initiatives for the west and the islands
and peninsular areas of Argyll, including the
Kintyre Peninsula and Campbeltown.

5.2
The Structure Plan recognised that transport
and accessibility are also a main consideration in terms of
strategic importance for a rural land use plan. This will
remain the case of the LDP and is also confirmed in the
Council‟s Community Plan, Single Outcome Agreement.
Local transport Strategy and recently published EDAP.
5.3
There has been considerable progress with
these issues during the life of the plan although some are
more advanced than others. In terms of (i), the potential
trans- shipment timber site has been identified in Dalmally
as PDA 5/62 but the industry has yet to see the potential of
this site for this purpose. Since 2002 however, a number
of sites have been improved for road to ship transhipment
and it is hoped that capacity here can be extended to cope
with anticipated increases in timber production in the
decades ahead. The Council has also prepared, in
partnership with the Forestry Commission, LEADER and
HIE, a Woodland and Forestry Strategy that addresses the
issue of timber haulage.
5.4
Turning to (ii), the planning of Oban‟s expansion
was identified via the local plan that was also informed by
the Oban Bay study published in 2008. The local plan
identified a major expansion of the Dunbeg corridor with
capacity for up to 800 houses, recreational and community
facilities and two business sites one of which focussed on
the expansion of Dunstaffnage Marine Science complex.
While some progress has been made through the

purchase of land, made possible by the Scottish
Government, for the West of Scotland Housing Association
the cost of access to the site is still a major issue. In
response the Council has formed a working group to bring
things forward in a coordinated manner and it has also
recently been announced by HIE that £7.5m has been
made available for phase 1 of the new business site that
has detailed planning consent.
5.5
Another critical project associated with the
expansion of Oban is the Oban Development Road. A
safeguarded corridor for all potential routes for the new
road was identified in the local plan and confirmed at the
PLI. These routes were subject to STAG appraisal and a
design for the preferred route has been finalised by
Council engineers and has subsequently reduced the need
for a safeguarded development corridor in the LDP. The
costs of this road and the associated town centre
improvement works to ease congestion in the town and
open up new areas for potential development are
challenging in today‟s restricted fiscal environment. That
said the Council continues to recognise the importance of
the new road to unlock the full potential of Oban and its
surrounding hinterland and as such has committed further
monies associated with the CHORD initiative. Both the
Dunbeg corridor development and the Oban Development
Road are main issues to be considered in the MIR spatial
chapter.

Turning to (iii) The Council continues to work with
Strathclyde Partnership for Transport to bring forward the
identified priorities in the Regional Transport Strategy..
5.6
Turning to (iv), the Council has initiated town
centre regeneration projects for both Rothesay and
Dunoon through the mechanism of CHORD and identified
in the local plan as an Area For Action (AFA). In Rothesay
the focus is on the built heritage with a successful stage 2
pass for a Townscape Heritage Initiative (THI) for £1.5m
from the HLF with funding from the Council and LEADER.
The Council is also been successful with a CARS bid for
£500k to help add to the THI and address the poor
physical fabric of Rothesay Town Centre including a
number of prominent listed buildings and gap sites.
Another significant project associated with CHORD is the
refurbishment of the iconic Pavilion which is currently at
design stage. This iconic listed building has the potential
to play a significant role in the regeneration of the wider
area if restored to its original splendour with significant
potential as a major conference venue. Again, this project
will only progress if it is awarded a grant from the HLF and
Historic Scotland to help match the Council‟s contribution
through CHORD. If all of these funding bids prove
successful it is hoped that a wider partnership agreement
will be signed by Historic Scotland in an effort to ensure
the longer term regeneration of this culturally significant
seaside town.

5.7
In Dunoon the focus of redevelopment is on its
waterfront via a CHORD project.
While this area
regeneration work will continue it is not considered that it
will give rise to a major issue in the MIR. Both Rothesay
and Dunoon will however have areas of potential major
spatial change identified in the MIR.

issue in the MIR and the demands from the Maritime
Change Project.

5.8
Turning to (v) the Helensburgh and Lomond
area is recognised by the Council as having a unique
relationship with the Glasgow Conurbation that needs to
be recognised through the Development Plan process.
The local plan continued to identify a Green Belt around
Shandon, Rhu, Helensburgh and Cardross with the
significant adjustments to the boundary to allow the
construction of the new Hermitage Academy Secondary
School and for a new class 4, 7 and garages for the
purpose of selling motor vehicles business site at Colgrain.
The latter site has unfortunately had no progress due to
the current recession which has significantly suppressed
demand in this area. In the forthcoming LDP it is proposed
that a 20 year Masterplan for the Green Belt will be
prepared in line with the requirements of the consolidated
SPP.
A landscape study completed by consultants
Ironside Farrer of the Green Belt has already been
approved by the Council together with an urban capacity
study of the Helensburgh and Lomond area. The Green
Belt Masterplan will be further influenced by the Housing
Needs and Demand assessment and this will be a major

5.10
Turning to (vii) the regeneration of our western
seaboard communities was taken forward through the
local plan. While progress has been slow here there have
been a number of recent developments that could have
potentially transformational impacts on these communities.
In particular, the further development of off shore
renewables initially through off shore wind, then potentially
tidal and wave that could stimulate major growth in the
communities of Kintyre, Tiree, Oban and Islay with a need
for additional housing and community infrastructure to
cope with projects estimated to have a value of up to £15
billion. Physical changes are already apparent through the
expansion of the former Skycon (now under new potential
ownership) wind turbine factory at Machrihanish and the
investment of up to £50m to make Campbeltown a Green
technologies hub for Scotland.
Another exciting
development is a pilot tidal project being brought forward
for the Sound of Islay that has now been given approval by
the Scottish Government.
The combined potential
investment of renewable energy in west Argyll and Bute is
likely to be a major issue in the MIR but the uncertainty of
the proposals at this early stage make the scoping of

5.9
Turning now to (vi) The A82 remains a priority
for the Council and this is supported by both HiTRANS and
SPT.

potential development options difficult.
With the
commissioning of a major socio-economic study now
underway, discussions with local communities and the
renewable energy industry will continue throughout the
LDP process.
5.11
It should also not be forgotten that this area of
Argyll and Bute is also important from a tourism point of
view and a major success has been the opening of the
new Machrihanish Dunes Golf Course which complements
the adjacent historic Machrihanish Golf Course. It is
hoped that the initial success of this new course will lead
to significant investment in hotel accommodation in
Campbeltown and Machrihanish. The islands of Islay,
Mull, Jura and Tiree also continue to add to their tourism
appeal by diversification into eco tourism and adventure
sports i.e. sea eagle watching, surfing and kayaking.
Progress with Structure Plan Objectives
5.12 In addition to the strategic issues and opportunities
identified in the Structure Plan the plan then went on to list a
series of objectives for Argyll and Bute. Firstly, in terms of
social and economic objectives:
Objective SI 1 – Economic and Social Objectives
a) To improve economic competiveness and the relatively
poor economic performance of Argyll and Bute as a
whole.

b) To enhance the economic and social prospects of the
geographically diverse local communities in Argyll and
Bute
c) To promote appropriate responses to the variety of
challenging economic, transport-related and planning
circumstances facing these local communities.
d) To treat the rich natural and historic environment of
Argyll and Bute as a not fully recognised asset which, if
safeguarded and enhanced, can stimulate further
investment and increased economic activity.
5.13 Turning to (a) and (b) Argyll and Bute continues to
struggle economically in relation to the bulk of Scotland. That
said, for a number of years the number of jobs continued to
grow in the area but the impact of the recession eroded this
improvement in line to what was happening in Scotland and
indeed the wider global economy. This trend is likely to
continue in Argyll and Bute in the short term at least with
ongoing public sector cuts.
The Council continues to
recognise the importance of the economy on providing the
necessary wealth to allow us to afford the community facilities
and infrastructure we need to make Argyll and Bute an
attractive place to live, work and visit. The recent publication
of the Council‟s Economic Development Action Plan (EDAP)
together with the publication of the Renewable Energy Action
Plan (REAP) reveals the Council‟s approach to improving our

economy and this will also be a key theme of the LDP and a
likely main issue of the MIR.
5.14
Turning to (c) the Council through the Argyll and
Bute Local Plan and the Local Transport Strategy established
a comprehensive set of proposals and actions that have been
taken forward in line with the objectives of the Structure Plan.
Current progress on the full range of these specific issues, are
listed in the updated Local Plan Action Plan that forms part of
this monitoring statement.
5.15 Turning to (d) the Council‟s Economic Development
Action Plan (EDAP) fully recognises the value of our natural
environment and the part it can play in the economic fortunes
of Argyll and Bute.
This must be achieved without
undermining the very qualities that make Argyll and Bute such
an attractive place to live and it is intended that protection and
indeed enhancement of the natural environment will be a key
theme of the LDP.
Secondly, in terms of Environmental Objectives:
Objective SI 2 – Environmental Objectives
a) To safeguard the diverse and high quality natural and
built heritage resources, including the abundant
landward and maritime biodiversity of Argyll and Bute.
b) To reinforce the strength of protection given to the
European and national statutorily protected nature

conservation sites, habitats, species and built heritage
sites, which Argyll and Bute is particularly well
endowed.
c) To enhance and invest in the quality of the natural and
built environment and to engage development more
effectively with this enhancement process.
d) To promote a general improvement in the quality of
design and encourage development of a scale, form
and location appropriate to the character of the
landscape and settlements of Argyll and Bute.
5.16
Turning to (a) and (b) the Council through the
local plan identified in the proposals maps all the
designated sites and established clear policy guidance
within the Environment Chapter on how development in
these area need to be considered. The Council continues
to implement its LBAP and the local plan contained
policies to safeguard protected species and ensure that
developers take account our biodiversity. The Council has
also recently published its review of the LBAP in 2010 and
the MIR will consider whether a biodiversity checklist
should be introduced for significant new developments. In
terms of European sites an appropriate assessment was
also carried out on the local plan and a number of new
sites have been identified since the adoption of the local
plan. The Council aims to continue this robust protection
in the LDP in line with International and national legislation

together with national policy guidance as expressed
through the consolidated SPP. Nevertheless, there is a
need to ensure that a certain amount of development
activity can take place in these areas as much of the
reasons why these sites have been designated in the first
place is the activities of the people who live there. This is
particularly the case in some of our remoter communities
with multiple layers of designations over large areas of
available land.
5.17
Turning to (c) the Council through CHORD has
initiated a number of investments in the built fabric of five
of our main towns. Other communities such as Tarbert,
Loch Fyne have taken forward their own initiatives to
enhance their community and this will continue to be
supported by the Council through designations in the new
LDP. There continues to be a growing concern over the
condition over many historic buildings particularly in our
larger settlements where new investment is urgently
required. The LDP will continue to be positive about
bringing these buildings back into productive use and will
work with willing owners to bring forward improvements
through a variety of different means.
5.18
Turning to (d) the need for high quality design
throughout Argyll and Bute is a major issue for the Council.
We have invested heavily in our suite of new design
guides that flowed from policy commitments in the local
plan and have been subject to a national planning award in

2009. The Council has set up a Design Forum and a bi
annual sustainable design award for good design in Argyll
and Bute. The importance of this issue is critical if the
Council is to facilitate a growth scenario with the new LDP
as it is to ways to combat climate change and adapt to
new weather patterns in the years ahead. Further ways to
reduce energy consumption in the LDP are likely to feature
in the MIR as a main issue for consideration particularly
given the costs associated with these matters and the
impact of the recession on costs and affordability.
Taking a Sustainable Approach to New Development
5.19
The Structure Plan took a sustainable approach
to the aforementioned objectives and this is will continue in
the LDP in line with international and national legislation
and policy guidance. In particular the new LDP will pay
careful regard to STRAT SI 1 – Sustainable Development
and seek to incorporate its bullet points into the vision of
the LDP, the key objectives that flow from it and the key
policy themes explored in each relevant chapter of the MIR
on which opinions will be sought.
Structure Plan Area Specific Initiatives
5.20
The structure Plan then went on to look at the
identified strategic issues in more detail including
focussing on area specific issues. Schedule 1 of the
Action Plan associated with this Monitoring Statement
lists these issues and highlights progress to date. Many of

these issues will be taken on by the LDP if still considered
relevant or have yet to be finished in the lifetime of the
Development Plan that will be replaced by the LDP in
2013. The MIR will bring forward the need for new specific
issues and will seek peoples‟ opinion on what should be
included in the LDP.

Structure
Overview
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STRAT DC 1 – DEVELOPMENT WITHIN THE
SETTLEMENTS
5.21 This policy helps direct new developments into Argyll
and Bute‟s hierarchy of settlements that are defined in the
Local Plan. Larger scale development is directed to our Main
Towns and Key Settlements that generally have sufficient
services and infrastructure in place to facilitate the needs of
housing developments above 30 units and larger scale
business units. Medium scale development is primarily
directed to the bigger settlements and the network of Small
Towns and Villages that are located throughout Argyll and
Bute. Small scale development is primarily directed to the
small settlements.
In the main this policy has successfully
directed new development of an appropriate scale to the right
settlements. Please see the Action Plan however there could
be a need to revisit the scale issue as this in some cases
made the planning position unclear for communities and
indeed developers. There is also a need to make best use of
the land available and this may require the need for higher
density developments in certain locations. This will be a main
issue in the MIR.
5.22 Policies STRAT DC 2 to STRAT DC 6 deal with
development in the five countryside development control
zones that are defined on the current Local Plan‟s proposals

maps. While the five zones have generally worked well in
providing consistent advice for new development for all users
of the plan and steering development to the preferred Rural
Opportunity Area Zone (see the Action Plan) they have also
been criticised for being over complex, on occasion too rigid in
interpretation and perceived by others as being too flexible
and permissive. It is considered that there may be a need to
simplify the zones and reduce their number. In the case of
the Green Belt zone this will remain albeit that there is a need
for a 20 year Masterplan to be produced that may alter its
boundaries. The simplification of the zones and the proposed
Green Belt Masterplan are both considered to be Main Issues
of the MIR on which public opinion will be sought on possible
ways forward.
5.23 Policy STRAT DC 7 – NATURE CONSERVATION
AND DEVELOPMENT CONTROL deals with new
development‟s impact on our outstanding natural environment
including impacts on European Natura sites, nationally
important sites such as SSSIs and local wildlife sites all of
which have been identified in the local plan‟s proposals maps.
On the whole this policy has worked well in protecting these
interests from the consequences of development. These sites
have been identified in the MIR. There is a need however to
consider climate change impacts on these sites and look at
ways at enhancing them at a time where resources are in
short supply. The concepts of green networks, biodiversity

checklists and wild land will be included as main issues in the
MIR.
5.24 Policy STRAT DC 8 – LANDSCAPE AND
DEVELOPMENT CONTROL covers the protection of Argyll
and Bute‟s outstanding landscape including National Scenic
Areas, Historic landscapes and their settings including historic
gardens and designed landscapes. Areas of panoramic
quality, formally regional scenic areas initially identified in the
Strathclyde Structure Plan, and the general protection and
conservation of the wider landscape.
NSAs, Areas of
Panoramic Quality and Historic Gardens and designed
landscapes on the recognised list were all identified on the
Local Plan proposals maps. This protection is likely to remain
unchanged in the LDP and at this stage it is not considered
appropriate to consider implementing a further range of
landscape designations albeit the Areas of Panoramic Quality
will be reassessed to inform the content of the Local
Development Plan (LDP).
It is however considered
appropriate to undertake a landscape capacity study,
including looking at cumulative impacts, for on shore wind
farms. This work will be carried our prior to the final draft of
the LDP and subject to public consultation prior to its
publication. The need for this has arisen through SPP
requirements and the high demand for renewable energy
developments in Argyll and Bute both now and well into the
future.

5.25 Policy STRAT DC 9 – HISTORIC ENVIRONMENT
AND DEVELOPMENT CONTROL this policy concerns the
protection, conservation and enhancement of the historic built
environment. This policy has worked well and has been
added to with the publication of the Heritage Design Guide
and detailed policies in the local plan. That said there
continuing challenges to look after our extensive built heritage
and there will be a need for continuing action to try and
ensure that more buildings do not fall into disrepair. The
Council intends to hopefully build on the area regeneration of
some our historic town centres and issue advice through the
Built Heritage Officer on how to deal with historic properties
that are subject to development pressure or neglect.
5.26 Policy STRAT DC 10 – FLOODING AND LAND
EROSION the structure plan proposes that areas subject to
significant risk of flooding or land erosion should be kept free
of new development unless suitable mitigation was put in
place. This policy advice was expanded upon in the Local
Plan and it has generally been successful in minimising risks
even in the face of climate change and the increased
incidences of flooding and erosion that have taken place. The
recent Flood Management Act brings forward new duties on
this important issue and as such will be considered as a main
issue in the MIR in order for the Council to comply with the
new legislation on flooding.
5.27 Policy REC CP 1 – COASTAL FRAMEWORK PLAN
the Structure Plan recommended in this policy that the

Council and its partners implement a series of coastal
framework plans. So far the Council has undertaken or
worked in partnership to achieve the Loch Fyne ICZM, Loch
Etive ICZM, Firth of Clyde and Sound of Mull Marine Spatial
Plans.
Given the economic, social and environmental
importance of the coast to Argyll and Bute the Council is
considering undertaking a new Coastal Development Strategy
that will inform future investment decisions. This will be
included as a main Issue in the MIR.
5.28 Policy STRAT CP 1 – COASTAL TRANSHIPMENT
DEVELOPMENT encourages the development of these
facilities where existing facilities exist.
This view was
expanded on in local plan policy and it has led to a number of
improvements to existing ports either for the purpose of
accommodating ferries, exporting timber and renewable
energy products.
Notable examples include the
improvements to Port Ascaig on Islay, the new RO-RO in
Oban and the proposed improvements to Campbeltown Port
facilities. It is anticipated that this policy will be removed from
the LDP and replaced by amalgamated coastal policies and
the Coastal Development Strategy. The Council is also
undertaking a Ports and Harbours Review that will inform the
Council‟s future policy response.
5.29 Proposal PROP CP 1 – AQUACULTURE AND
DEVELOPMENT CONTROL called for policies to be included
in the local plan for the further development of this important
industry in Argyll and Bute. This was done with an emphasis

on a criteria approach combined with spatial information when
available through an ICZM or Marine Spatial Plan. It is
considered that a more spatial approach might be required for
the new LDP and this option will be considered in the MIR as
a main issue.
5.30 Policy STRAT AC 1 – DEVELOPMENT IN SUPPORT
OF FARMS, CROFTS AND ESTATES encouraged the
development of larger land holdings in a comprehensive
manner. This policy has been little used and following the
change of law to allow for the creation of new crofts in much
of Argyll there is a need to address the issue of new housing
in crofts being used to undermine the plan‟s settlement
strategy. As such the crofting element of this policy together
with the associated Local Plan policy will be considered as a
main issue in the MIR.
5.31 Policy STRAT FW 1 – INDICATIVE FORESTRY
STRATEGY calls for a review of the existing indicative
Forestry Strategy and its eventual replacement. This has now
been achieved with the subsequent publication of a new
Woodland and Forestry Strategy in 2011 and as such this
policy will be deleted.
5.32 Policy STRAT FW 2 – DEVELOPMENT IMPACT ON
WOODLAND asks for new development not to damage or
undermine the key environmental features of important areas.
This policy was given more detail in the local plan and with the

new Woodland and Forestry Strategy in place it will be
removed from the LDP.
5.33 Policy STRAT RE 1 – WIND FARM/WIND TURBINE
DEVELOPMENT encourages the further development of new
wind farms where it is consistent with the qualities of our
outstanding natural environment, landscape and built
heritage. This policy was significantly expanded upon in the
Local Plan which has a chapter on renewable energy. While
this policy has so far been considered successful in absorbing
on shore wind development in Argyll and Bute we are
reaching a potential tipping point that may have long term
implications for our outstanding environment, most notably our
landscape. On the other side of the coin a number of
proposed wind farm developments have been refused after
detailed and costly consideration on both sides and
consequently there is an urgent need for additional policy
guidance here.
The Council is therefore working in
partnership with SNH to produce a wind energy landscape
capacity study including an analysis of potential cumulative
impacts to inform the new LDP policy with regard to on shore
wind farms. This issue will be highlighted in the MIR.
5.34 Policy STRAT RE 2 – OTHER FORMS OF
(NON_WIND ENERGY) RENEWABLE ENERGY RELATED
DEVELOPMENT deals with other forms of renewable energy
with a generally supportive stance where it does not
compromise a nature conservation site or have unacceptable
impacts on landscape, public safety and residential amenity,

access and the grid network. This policy is expanded upon in
the local plan and the Council has recently released additional
guidance on how to site these types of development
appropriately and what factors require to be taken into
account. This additional guidance was issued due to the
increasing demand for this type of technology in Argyll and
Bute. Again this issue will be raised in the MIR in relation to
measures to help reduce our carbon footprint.
5.35 Proposal UTW 2 – TELECOMMUNICATIONS
DEVELOPMENT deals with the provision of sustainable urban
drainage systems (SUDS) and connecting to the public
sewerage system. This policy is expanded upon in the local
plan and has been successful embedding the use of SUDs
and connecting to public infrastructure where it is available. It
is intended that this approach will continue in the LDP.
5.37 Proposal UTW 2 – TELECOMMUNICATIONS
DEVELOPMENT deals with telecommunications. Modern
communications are vital for the future success of the Argyll
and Bute economy and the need to reduce the need to travel.
This policy was expanded in the local plan and is in line with
national policy. It is intended to continue with this approach in
the LDP.
5.38 Proposal PROP UTW 3 – WASTE MANAGEMENT
requires the Council to conform to the National Waste
Strategy and the Council‟s Area Waste Plan. This policy was
expanded upon in the local plan and recent changes to the

priorities of waste management and the need to move to zero
waste will require this issue to be discussed in the MIR as a
main issue.

This issue will be included in the MIR. In terms of access the
LDP will be informed by the adoption of the Council‟s Core
Path Plan which is scheduled for early 2011.

5.39 Proposal PROP MIN 1 – DEVELOPMENT CONTROL
AND MINERAL EXTRACTION deals with the provision of
minerals in Argyll and Bute for a statutory ten year period.
This policy is expanded upon in the local plan and appears to
have worked well in ensuring that there is an adequate supply
of minerals in Argyll and Bute without oversupply. The need
to reduce travel distances to potential markets and providing
our local needs are the key points here to help reduce our
carbon footprint. This policy is unlikely to change in the LDP
albeit more sites in certain areas will need to be identified.
Any major change will be addressed in the MIR.

5.41 Recommendation REC TOUR 1 – WATER RELATED
TOURISM OPPORTUNITIES recognises the importance of
tourism in Argyll and Bute and the internationally significant
water resource that we have. The Council has been working
to develop opportunities here with the Sail West initiative and
new developments have either come on stream, have been
given detailed planning consent or at the feasibility stage.
This positive stance on water orientated tourism will be
continued in the LDP in line with the Council‟s EDAP.

5.40 Proposal TRANS 1 – DEVELOPMENT CONTROL,
TRANSPORT AND ACCESS is an overarching policy on
transport and access issues that is expanded upon in the local
plan with a number of transport related and access policies
and parking standards. In the main these policies have
worked well in setting out the standards for the construction of
adoptable roads but there has been an issue with private way
thresholds and the high cost associated in reaching adoptable
road standards in rural areas in particular. It is the view of
sum that the current approach is holding back development in
some areas but this needs to be balanced with providing safe
routes to new development that will not cause problems in
future years or constrain further development opportunities.

5.42 Policy STRAT HO 1 – HOUSING – DEVELOPMENT
CONTROL
POLICY
establishes
the
development
management stance on new housing developments that are
expanded upon in the local plan chapter that deals with
housing. This policy has helped steer the bulk of new housing
development to our main towns and settlement areas with a
large proportion of the remaining small scale, windfall
development directed to Rural Opportunity Areas.
The
recession, rising building costs, shortages of constraint free
land have limited completion rates on many sites and there is
a need to re-examine this policy in the MIR.
5.43 In terms of affordable housing the benchmark was
established in the local plan for a minimum of 25% on every

housing site above 8 units. In some cases given the restricted
funding available to Rented Social Landlords this has been
difficult to achieve and this cross the board policy stance may
have to change accordingly. For this reason this will be a
main issue in the MIR with a number of alternatives being put
forward for consideration. The provision of open space has
also caused some difficulty and again this will be included in
the MIR for further consideration on how best to deliver open
space to achieve value for money in the challenging times we
live in.
5.44 Proposal PROP IMP 1 – MONITORING OF
PROGRESS ON THE STRATEGIC ISSUES, INVESTMENT
STRATEGY AND TOPIC STRATEGIES has now largely
been superseded by the requirements of the new planning act
and as such will be deleted from the new LDP that will take a
partnership approach and be required to have an Action Plan
published every two years to monitor progress.
5.45 Proposal
PROP
IMP
2
–
SUSTAINABLE
DEVELOPMENT INDICATORS established the principle of
sustainability indicators in the plan which was developed
further in the local plan through the development of a
sustainability checklist that was identified as supplementary
guidance. This proposal also called for the plan to be
monitored and these indicators were included in the local plan
and now form part of regular monitoring reports.

5.46 Finally, proposal PROP IMP 3 – DEVELOPMENT
PLAN PREPARATION AND REVIEW sets out the review
timetable of the Structure Plan and Local Plan which will be
replaced by the LDP which has to be reviewed every five
years. Amendments to the LDP outwith this process are not
permitted under the regulations of the Act and the Council will
not be preparing any subject plans. This proposal will
therefore be deleted.
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Policies and Proposals Overview
6.1
The Argyll and Bute Local Plan was approved very
recently in August 2009 and establishing whether they have
proved successful or need minor, or indeed major change, is
challenging. Nevertheless, many of the policies have been in
place since the publication of the Consultative Draft Local
Plan in 2003 and they had to in any case comply with the
Structure Plan which has been in place since 2002. This
length of time has allowed some issues to develop which will
influence the debate on policy change in the MIR. This part of
the Monitoring Statement runs through these policies and
proposals and signals whether they will be discussed in the
MIR.
6.2
The Local Plan has the same aims and objectives of
the Structure Plan and this of course guides the content of all
of the policies and proposals in the plan itself.
ENVIRONMENT
6.3
Policy LP ENV 1 – Development Impact on the
General Environment is an overarching policy on
environmental issues in the Local Plan that effectively
operates as a checklist for the due consideration of any
application being presented for planning consent. This policy
has worked well and is intended to remain in the LDP as one
of the main policies although it will be amended to take into

account the deletion of the Structure Plan and any changes to
the development control zones.
6.4
Policy LP ENV 2 – Development Impact on
Biodiversity (i.e. biological diversity) is required by
international and national legislation together with planning
policy and as such will remain in the LDP. It is suggested
however that this detailed policy be identified as statutory
guidance linked to a headline policy in the LDP. The policy
will be updated to reflect the recent review of the Argyll and
Bute L BAP and a question will be asked in the MIR on the
need, or otherwise for a biodiversity checklist to be introduced
given the importance of this policy in relation to combating
and helping to mitigate climate change.
6.5
Policies LP ENV 3, LP ENV 4 and LP ENV 5 relate to
the protection and management of international and nationally
important nature conservation sites. These policies are clear
and a requirement of international and national legislation
together with national planning policy.
It is suggested
however that this detailed policy be identified as statutory
guidance linked to a headline policy in the LDP with the sites
themselves still being retained on the LDP proposals maps.
6.6
Policy LP ENV 7 – Development Impact on
Trees/Woodland and its accompanying schedule set out
clear responsibilities to how trees should be considered by
potential developers. It is suggested however that this
detailed policy be identified as statutory guidance linked to a

headline policy in the LDP and modified to include the
priorities established in the Council‟s new Woodland and
Forestry Strategy that was approved in April 2011.
6.7
Policy LP ENV 8 – Development Impact on Local
Nature Conservation Sites is required by national planning
guidance and as such has helped to identify what potential
developers need to address when considering development
on sites with a local nature conservation interest. This policy
has helped to safeguard these sites when planning
permission has been sought and still allowed for appropriate
development to take place. There might also be scope to help
link these sites by creating green networks particularly in our
main Towns and Key Settlements. This will be a Main Issue
in the MIR. It is suggested however that this detailed policy
be identified as statutory guidance linked to a headline policy
in the LDP and the sites themselves still being retained in the
LDP proposal maps.
6.8
Policy LP ENV 9 – Development Impact on National
Scenic Areas (NSAs) is required by national planning policy
and serves to protect Argyll and Bute‟s seven National Scenic
Areas. The policy appears to work well and will be amended
to take into account the latest guidance and information from
SNH and landscape capacity studies completed by the
Council. It is suggested however that this detailed policy be
identified as statutory guidance linked to a headline policy in
the LDP with the sites themselves still retained in the

proposals maps of the LDP. It is not intended to review the
boundaries of the NSAs to inform the LDP.
6.9
Policy LP ENV 10 – Development Impact on Areas
of Panoramic Quality is required by national planning policy
and serves to protect Argyll and Bute‟s outstanding
landscape. The policy appears to work well and will be
amended to take into account the latest guidance and
information from landscape capacity studies completed by the
Council. It is suggested however that this policy be identified
as statutory guidance with the sites themselves still retained in
the proposals maps of the LDP. The Council also intends to
review the boundaries of the Areas of Panoramic Quality to
inform the LDP.
6.10 Policy LP ENV 11 – Development Impact on Historic
Gardens and Designed Landscapes is required by national
planning policy and sets out clearly what is required by
potential developers when considering planning applications
in these highly sensitive areas. It is suggested however that
this policy be identified as statutory guidance linked to a
headline policy with the sites themselves still retained in the
proposals maps of the LDP. It is not intended to review the
boundaries of the Historic Gardens and Designed
Landscapes sites to inform the LDP.
6.11 Policy LP ENV 12 – Water Quality and Environment
is required by international and national legislation. This
policy is now informed by SEPA‟s River Basin Management

Plans that were approved in 2010 and will therefore be
retained in the new LDP. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline policy in the LDP.
6.12 Policies LP ENV 13 (a), (b), LP ENV 14 and LP ENV
15 relating to listed buildings and development in
Conservation Areas and Special Built Environment Areas are
required by national legislation and planning policy in relation
to Listed Buildings and Conservation Areas. Special Built
Environment Areas are a local designation but does trigger a
requirement from potential developers to carefully consider
how their proposal will impact on the special architectural
qualities of an area. These policies appear to work well and it
is not intended to amend them significantly other than possibly
merge them into a single policy. The Council will continue to
undertake Conservation Area Appraisals to help inform the
decision making process in these areas. It is suggested
however that these policies be identified as statutory guidance
with the areas themselves still be retained in the proposals
maps of the LDP. It is not intended to review the boundaries
of the Conservation Areas or the Special Built Environment
Areas to inform the LDP although this might happen separate
to the LDP process as resources present themselves i.e. in
Inveraray through the Civic Trust.
6.13 Policy LP ENV 16 – Development Impact on
Scheduled Ancient Monuments is required by national
legislation and planning policy and appears to be working well

in providing advice to potential developers and how they
should approach development in close proximity to Scheduled
Ancient Monuments. It is suggested however that this detailed
policy be identified as statutory guidance linked to a headline
policy in the LDP.
6.14 Policy LP ENV 17 – Development Impact on Sites of
Archaeological Importance is required by national planning
policy. There may be a need to revise the terms of this policy
to ensure that onerous burdens are not placed on potential
developers with regard to the possible impact on archaeology.
The costs of investigations can be prohibitive and this issue
will be discussed in the MIR to see what alternative
approaches can be made. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline policy in the LDP.
6.15 Policy LP ENV 18 – Protection and Enhancement of
Buildings is a local policy, albeit supported by national
planning policy, that encourages the enhancement of and reuse of existing buildings. This policy supports the concept of
making best use of our existing assets and as such needs to
be retained in the LDP. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline policy in the LDP.
6.16 Policy LP ENV 19 – Development Setting, Layout
and Design covers the achievement of high quality design
throughout Argyll and Bute. This policy has been successful

in highlighting the importance of good design which has been
further consolidated with the suite of design guides that have
been commissioned by the Council in partnership with SNH. It
is intended to retain this policy within the LDP with
amendments to bring it up to date in terms of dealing with the
impacts of the recession and climate change.
6.17 Policies LP CST 1 through to LP CST 4 are required by
national planning policy and have largely been successful in
guiding new development to the developed coast. That said it
is considered that they will have to be significantly altered in
light of new planning policy requirements and this will be
discussed in the MIR. It is further suggested that these
policies will be merged and identified as statutory planning
guidance with any zoning requirements reflected in the LDP
proposals maps.
ECONOMY
6.18 Policy LP BUS 1 – Business and Industry Proposals
in Existing Settlements and associated schedules directs
new business opportunities within the settlement zone to
either Established Business and Industry areas or new
business and industry allocations. Other locations within
settlements may also be appropriate for small scale
developments, particularly office type developments. While
this policy has been generally successful in directing larger
business proposals to these sites, although the take up of
sites has been low due to the recession, there has been little

scope for small business units to be established. The
importance of stimulating the economy is now a top priority in
Argyll and Bute and the LDP will be looking at ways at making
the plan more business friendly but also ensuring we continue
to protect our outstanding environment.
This will be
considered as a main issue in the MIR and it is intended that
this policy, amended or otherwise, will be retained in the LDP
given its importance to Argyll and Bute.
6.19 Policy LP BUS 2 – Business and Industry proposals
in the Countryside Development Control Zones and
associated schedules have generally worked well but issues
have been raised over its flexibility in dealing with added value
projects for the rural economy. The new policy in the LDP will
therefore seek to have additional flexibility particularly in areas
that are considered by HIE to be economically fragile or in
employment deficit. It is suggested however that this detailed
policy be merged with LP BUS 1 and 3 and retained in the
LDP following renewal. The possible changes in policy
direction will be identified as a Main Issue in the MIR.
6.20 Policy LP BUS 3 – Safeguarding Existing Business
and Industry Sites has worked relatively well although an
issue has arisen with regard to retail uses being allowed on
key business sites. However given the need to look for
additional employment opportunities at this time it is
suggested that this detailed policy be renewed to aid flexibility,
merged with LP BUS 1 and 3 and retained in the LDP

following renewal. . The possible changes in policy direction
will be identified as a Main Issue in the MIR.
6.21 Policy LP COM 1 – Community Facility Development
works well with the need for minor updating. It is suggested
however that this detailed policy be merged with LP REC 1
and 2 and retained in the LDP.
6.22 Policy LP COM 2 – Change of Use of Key Rural
Services has worked well in helping to retain key rural
services such as shops in our smaller rural communities.
There might be a need however to examine again the range
of services we might wish to protect given the current
economic situation we now face and public sector budget
cuts. It is suggested that this policy be retained in the LDP
following minor renewal.
6.23 Policy LP CST 1, 2, 3 and 4 - Coastal development
Policies linked to development management zones and
foreshore. These policies will be merged into a single policy
statement and updated to reflect latest Scottish Government
advice concerning the coast and development. The Council
also aims to inform the policy direction of these policies
through a Coastal Development Strategy which will be raised
as a Main Issue in the MIR.
6.24 Policy LP DEP 1 – Departures to the Development
Plan and policy LP ENF 1 – Enforcement Action are both
policies linked to statutory requirements and as such will be
removed from the LDP and placed in Statutory Guidance.

6.25 Policy LP HOU 1 – General Housing Development
has performed well by directing the bulk of new housing to our
larger settlements while at the same time allowing for
significant rural housing opportunities in the rural opportunity
areas. See Action Plan for further information on permissions
granted. There has been issues to do with new housing on
bare land crofts adjacent to our Main Towns that has helped
to undermine the plan‟ s settlement strategy. Consequently it
is proposed that this element of the policy be changed to
restrict this further and that this issue be discussed in the MIR.
6.26 Policy LP HOU 2 – Provision of Housing to meet
Local Needs including Affordable Housing provision has
had limited success due to current housing market. It is
proposed to merge this policy with LP HOU 1 and look at
additional ways of being more flexible in an effort to create
additional opportunities for affordable housing to be delivered
via the planning system. This could mean also not requiring
affordable housing in areas where there is a clear surplus of
affordable housing stock. This issue will be discussed in the
MIR. This policy will also be linked to supplementary
guidance.
6.27 Policy HOU 3 - Special Needs Access provision in
Housing Developments works well but will require minor
updating. It is suggested however that this detailed policy be
identified as statutory guidance linked to a headline housing
policy in the LDP.

6.28 Policy LP HOU 4 – Housing Green-space has not
performed well due to difficulty in securing adequate new
children‟s play space in the right place. A more communal
approach to this policy may need to be taken. It is suggested
however that this detailed policy be identified as statutory
guidance linked to a headline policy in the LDP and the open
space audit completed for the six Main Towns.
6.29 Policy LP HOU 5 – House Extensions works well but
it is suggested that this detailed policy be identified as
statutory guidance linked to a headline policy in the LDP for
housing and design.
6.30 Policy LP HOU 6 – Residential Caravans and Sites
(for permanent homes) works well. It is suggested however
that this detailed policy be identified as statutory guidance
linked to a headline housing policy in the LDP.
6.31 Policy LP MIN 1 – Safeguarding of Mineral
Resources works well. It is suggested however that this
detailed policy be merged with LP MIN 2 and retained in the
LDP.
6.32 Policy LP MIN 2 – Mineral Extraction works well but
there may be a need to be more flexible to allow local
provision for sand and gravel extraction. This issue will be
discussed in the MIR.
6.33 Policy LP PG 1 – Planning Gain is a statutory
requirement and works well in Argyll and Bute which has

limited call on planning gain given our lack of economies of
scale. It is considered that this policy be retained in the LDP
but also expanded in supplementary guidance.
6.34 LP REC 1 – Sport, Leisure and Recreation works
well but also see LP COM 1.
6.35 Policy LP REC 2 – Safeguarding of Recreational
Land and Important Open Space works well but additional
clarification is required on exceptions required. See response
to LP REC 1 and LP COM 1.
6.37 Policy LP REN 1 – Wind Farms and Turbines this
policy requires additional guidance in terms of on shore wind
and cumulative impacts. It is suggested that this policy be
retained in the LDP but merged with LP REN 2 and 3. The
Council intends to undertake a wind energy landscape
capacity study in partnership with SNH to inform this policy
and become supplementary guidance.
6.38 Policy LP REN 2 – On site Commercial and
Domestic Wind Turbines requires additional design advice
to be more successful.
SNH have recently produced
additional advice that the LDP needs to take account of. It is
suggested that this policy be retained in the LDP but merged
with LP REN 1 and 3.
6.39 Policy LP REN 3 – Other (Non- Wind) Forms of
renewable Energy Related Development works well. It is

suggested that this policy be retained and updated in the LDP
but merged with LP REN 1 and 3.

this policy be retained in the LDP but merged with LP COM 1,
LP REC 1 and 2.

6.40 Policy LP RET 1 – Retail Development in the Towns
– the Sequential Approach works well although it is becoming
under increasing development pressure. It is suggested that
this policy be retained in the LDP but merged with LP RET 2,
3 and 4. This policy will be discussed in the MIR and also
linked to spatial issues identified in Chapter 10 of the MIR.

6.45 Policy LP RET 6 Design of Shop Frontages works
well. It is suggested however that this detailed policy be
identified as statutory guidance linked to a headline design
policy in the LDP.

6.41 Policy LP RET 2 – Change of use to and from use
Class 1 (Shops) in the Core Shopping Areas of the Main
Town Centres works well. It is suggested that this policy be
retained in the LDP but merged with LP RET 1, 3 and 4.
6.42 Policy LP RET 3 – Retail Development in the
Villages and Minor Settlements works well. It is suggested
that this policy be retained in the LDP but merged with LP
RET 1, 2 and 4.
6.43 Policy LP RET 4 – Retail Development in the Open
Countryside Development Control Zones has proved
restrictive to rural diversification. The MIR will look at adding
additional flexibility where added value to the rural economy
can be proved. It is suggested that this policy be retained in
the LDP but merged with LP RET 1, 2 and 3.
6.44 Policy LP RET 5 Change of use of Shops Outwith
Designated Town Centres works well. It is suggested that

6.46 Policy LP SERV 1 – Private Sewage Treatment
Plants and Wastewater works well. It is suggested however
that this detailed policy be identified as statutory guidance
linked to a headline policy servicing policy in the LDP.
6.47 Policy LP SERV 2 – Incorporation of natural
features/Sustainable Drainage Systems (SuDS) works well
but needs minor update. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline servicing policy in the LDP.
6.48 Policy LP SERV 4 – Drainage Impact Assessment
(DIA) works well. It is suggested however that this detailed
policy be identified as statutory guidance linked to a headline
servicing policy in the LDP.
6.49 Policy LP SERV 4 – Water Supply works well. It is
suggested however that this detailed policy be identified as
statutory guidance linked to a headline servicing policy in the
LDP. The MIR will however discuss water conservation in
areas where there is a proven shortfall.

6.50 Policy LP SERV 5 and 6 with regard to waste
management works well. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline servicing policy in the LDP.
6.51 Policy LP SERV 7 – Contaminated Land works well.
It is suggested however that this detailed policy be identified
as statutory guidance linked to a headline servicing policy in
the LDP.
6.52 Policy LP SERV 8 – Flooding and Land Erosion –
The Risk framework for Development works well and be
retained in the MIR although subject to discussion if additional
powers to be applied. Linked also to SEPA flood maps.
6.53 Policy LP SERV 9 – Development in the Vicinity of
Notifiable Installations works well. It is suggested however
that this detailed policy be identified as statutory guidance
linked to a headline servicing policy in the LDP.
6.54 Policy LP TEL 1 – Telecommunications works well. .
It is suggested however that this detailed policy be identified
as statutory guidance linked to a headline servicing policy in
the LDP. Importance of ICT to Argyll and Bute re-emphasised
in MIR.
6.55 Policy LP TOUR 1 – Tourist Facilities and
Accommodation, including static and Touring Caravans
works well. It is suggested however that this detailed policy
be merged with LP TOUR 2 and expanded in supplementary

guidance. LP TOUR 2 that safeguards primary tourist areas
will be discussed in the MIR.
6.56 Policy LP TRAN 1 – Public Access and Rights of
Way works well. It is suggested however that this detailed
policy be identified as statutory guidance linked to a headline
transport/connectivity policy in the LDP. The policy will also
be linked to the Core Path Plan.
6.57 Policies LP TRAN 2 to LP TRAN 5, LP TRAN 7 and 8
work well. It is suggested however that these detailed policies
be merged and identified as statutory guidance linked to a
headline transport/connectivity policy in the LDP.
6.58 Policy LP TRAN 6 – Vehicle Parking Provision there
is a need to fill gaps. It is suggested however that this
detailed policy be identified as statutory guidance linked to a
headline transport/connectivity policy in the LDP.

PART 3 – Early Engagement Findings
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Recreational opportunities
Family friendly
High quality of life
Many small scale recreational opportunities

Strengths, Weaknesses, Opportunities, Threats

At engagement sessions with local stakeholders in each of the
Administrative Areas and at a central session with key
agencies an exercise was undertaken to examine the main
strengths, weaknesses, opportunities and threats (SWOT)
that faced the areas. These were noted as follows:-

Bute and Cowal SWOT Exercise
Strengths
Economy
Relatively low unemployment
Important tourism sector
Growing food and drink sector
Generally small scale high quality food and drink eg
Bute Produce
Growing renewable energy sector
Productive forest estate
Place
Low levels of pollution
High level of Biodiversity
Outstanding natural and built environment
Primary schools = vibrant communities

Weaknesses
Economy
Low wage economy/ Older age structure (more
retired people)
Quality and quantity of tourist accommodation
Lack of coordinated business support and private
sector initiative
Over reliance on the public sector for employment
opportunity
Challenge to grow food and drink sector generally
small scale producers, decline in agriculture limits
availability of raw materials/product eg dairy farming
– cheese. (Bute Creamery closure)
Investment assistance only for larger scale
businesses.
HIE grants for events ‐ non existant c.f. Scottish
Enterprise providing funding for events.
Peripherality – cost of exports
Seasonality of employment
Lack of ICT – Broadband Infratructure
Place

People
A distinctive culture and heritage with strong local
identities and sense of community

Poorly developed and inefficient physical
infrastructure i.e. water; roads; ICT and the electricity
grid

Lack of basic services
Lack of affordable housing in the right places
Infrequent public transport services
The lack of specialised health care
Poor external road links – A82
Ferry services (vehicular and passenger) uncertainty
of future provision puts off investment. Also costs of
ferries important factor. RET would be beneficial.
Vehicular and passenger ferries subject to increasing
fuel costs in future.
Peripherality – remote from key facilities,
People
Historic resistance to change
Lack of decent modern wet weather leisure
attractions/facilities
Un‐coordinated Social Enterprise
Loss of population
Opportunities
Economy
Social Enterprise
Community led renewable
Micro‐renewables
Argyll collage plus distance learning opportunities
Adding value to primary produce
Local procurement initiatives
Potential for inward retail investment
Expansion of marine based aquaculture

Expansion of green technologies and energy
production
Environmental, heritage and cultural tourism, food
products and other locally branded products and
services
Greater use of technology and E‐commerce
enabling companies to reach new markets and
overcome geographical isolation
Council to establish events budget
Renewables opportunities for large and small scale
particularly linked to community initiatives /benefits.
Place
ICT Infrastructure and better connectivity through
expansion of broadband
Development of multi functional activities such as
forestry/ environment enhancement/ tourism/forest
crofts
Use of heritage and location as tourist promotion
Regeneration initiatives using existing buildings e.g.
Burgh Halls Dunoon, Castle Toward as economic
generators.
Establishment of THI for Rothesay.
People
Expansion of community ownership
Encourage people to be more proactive.
Development of the social economy to improve
rural services
Growth of virtual reality technology to enable people
to access high quality services

Development of Highlands and Islands University to
provide high quality education, and contribute to a
new and positive image and act as a focus for
economic regeneration
Threats
Economy
Local variation in courses available
Impact of CAP decline in agriculture and fishing
continues or accelerates
Perceived over regulation and cost of compliance
Public sector cuts
Lack of central support for rural industries
Place
Derelict/unused property
Climate Change
Inventories of biodiversity needed
Continued de population
Unbalanced population structures
Un coordinated Scattered development hindering
new investment
Higher servicing and fuel costs in scattered and island
rural communities
Unplanned and poor quality development leads to
environmental Loss
Built environment lack of investment
Unchecked urban sprawl
Loss of biodiversity/Increase in Invasive Non Native
Species

People
Better qualified and young people continue to
Leave
Ageing population
Deterioration in service provision to smaller
Communities

Helensburgh and Lomond SWOT Exercise
Strengths
Relatively low unemployment – Commuting to Glasgow
by about 50% of residents.
Naval base provides employment for Helensburgh and
Lomond residents and also commuters from West
Dunbartionshire and further afield.
High wage economy
Important tourism sector (mainly day visitor)
food and drink sector (small scale in Helensburgh and
Lomond)
Timber processing (Cardross)

Growing renewable energy sector opportunities to
emerge possibly micro scale (rather than large scale in
HAL)
Attractive to young entrepreneurs business start up

Weaknesses
Older population? Contributes to lower unemployment
rates (higher proportion of retired people)

Independent /niche market shops

Heavily commuter and MOD based economy with
pockets of low wages.

Low levels of pollution

Low wage economy (not Helensburgh)

High level of Biodiversity

Lack of coordinated business support and private
sector initiative

Outstanding natural and built environment (e.g. Hill
House)

Peripheral to Scottish Enterprise network

Close to conurbation with good transport links
(especially rail)

Other initiatives eg CRESP only applicable to HIE area
, - excludes Helensburgh and Lomond.

Ferry links to Greenock

Over reliance on the public sector for employment
opportunity

Greenbelt
A distinctive culture and heritage with strong local
identities and sense of community

Peripherality – cost of exports - not applicable to
Helensburgh and Lomond
Low quality of tourism offer

Recreational opportunities
Family friendly
High quality of life

Retailing – competition from adjacent towns and also
Glasgow city centre. High levels of leakage provides
threat to town centre.
Historic lack of investment.

Poorly developed roads;
Poor public realm

Few facilities /recreational opportunities specifically for
teenagers.

Lack of affordable housing in the right places
Opportunities
Lack of development land (including housing)
compared to West Dunbartonshire –less able to attract
business.
Lack of floor space for quality retail.

Adding value to primary produce not seen as relevant
by group to Helensburgh and Lomond (no one from
Cardross represented where saw mill and farm shop
identified as major employers)

Infrequent public transport services

Significant potential for inward retail investment

Public transport to specialised health care complicated.
Services provided in dispersed locations which are
difficult to access without car.

Expansion of marine based leisure opportunities

Poor external road links – A82/A83
Peripherality – remote from key facilities, Helensburgh
and Lomond have good links towards conurbation but
peripheral to rest of Argyll and Bute.
Timber transport on roads
Missing links on cycletracks
Acceptance of change slow and difficult
Capacity issues with sewerage

Expansion of green technologies and energy
production micro scale in HAL
Diversification of economy encourage young
entrepreneurs to take advantage of proximity to
markets.
Environmental, heritage and cultural tourism, food
products (farmers markets) and other locally branded
products and services. Opportunities to improve day
visitor facilities to encourage more trips

Greater use of technology and E-commerce enabling
companies to reach new markets and overcome
geographical isolation

Development of the social economy to improve

CHORD project – building community support
investment.

Growth of virtual reality technology to enable people to
access high quality services

MOD possible expansion has to be taken advantage of
for area

Development of Highlands and Islands University to
provide high quality education, and contribute to a new
and positive image and act as a focus for economic
regeneration

ICT Infrastructure and better connectivity through
expansion of broadband
Development of multi functional activities such as
forestry/ environment enhancement/ tourism(including
marine based)/forest crofts
Use of heritage, current assests and location as tourist
/ day visitor promotion e.g. World Heritage bid
associated with Hill House.
Development of Café Culture in Helensburgh (CHORD)
Potential to develop sites for shared sports facilities,
Heritage Centre, Marinas etc
Reservoirs.(commercial/environmental) need for more
all weather facilities
Potential to develop the town centre retail
Expansion of community ownership

rural services

Flexible approach to % of affordable housing required
(increase to 40 or 50% in Helensburgh and Lomond)
Review areas of panoramic quality would like the area
between Cardross and Helensburgh designated as
one.
Promote town centre/ edge of town centre
regeneration. Look at opportunities to increase retail
investment in town to retain expenditure.
Recognise the role that retailing has in smaller
settlements such as Rhu and Roseneath.
Provide opportunities for local companies to develop in
town eg identify sites for class 5 and 6 uses.

Adjacent to National Park, but not a gateway to it.
Separate vision for the peninsular communities,
recognising that they have a different function from the
Shandon-Cardross corridor

Unplanned and poor quality development leads to
environmental Loss
Built environment and other assets lack of investment
e.g. Reservoirs
Unchecked urban sprawl

Threats
Impact of CAP decline in agriculture and fishing
continues or accelerates
Perceived over regulation and cost of compliance
Public sector cuts

Loss of biodiversity/Increase in Invasive Non Native
Species
Bypassed – traffic goes to National Park or onwards to
highlands.
Need to market as part of wider plan, integrated with
other agency/bodies actions.

MOD (Faslane) issues related to demands.

Helensburgh has a lack of vision of what it wants to be,
should be more of a regional hub providing services
people want,

Continued de population

Better qualified and young people continue to Leave

Unbalanced population structures

Ageing population, declining population, declining
economically active population.

Lack of central support for rural industries

Un coordinated Scattered development hindering new
investment
Higher servicing and fuel costs in scattered and island
rural communities

Deterioration in service provision to smaller
Communities
lack of sites available for affordable housing / lack of
land for development generally

Mid Argyll, Kintyre and Islay SWOT Exercise

Outstanding natural and built environment –
peripherality helps protect valued natural assets.

Strengths

Economy
Relatively low unemployment - distribution of
unemployment important
Large and resilient tourism sector
Growing food and drink sector – potentially huge. Key
area to add value e.g. Campbeltown – export fish to
Spain
Growing renewable energy sector
Productive forest estate
Retired – can help economy
Tourism – growing, helped by factors such as credit
crunch and volcano (holiday at home)
Small Businesses

People
A distinctive culture and heritage with strong local
identities and sense of community
Recreational opportunities
Family friendly
High quality of life
Weaknesses
Economy
Low wage economy
Current tourism offer is low value, often owned by large
outside companies not locals
Lack of coordinated business support and private
sector initiative
Over reliance on the public sector for employment
opportunity

Place
Low levels of pollution

Peripherality – cost of exports
High level of Biodiversity
Seasonality of employment

Inefficiencies – export sheep out and then import sheep
food products
Roads Infrastructure – Maintenance, impacts on
business
Construction not fit for purpose
Regulation
Lack of Business/Industrial Space
High travel and fuel costs (including vehicular and
passenger ferry fares)

Roads A83 – poor standard unfit for purpose,
Accidents lead to road closures, difficult with long
detours/no alternative routes. Timber transport
particularly problematical
Peripherality – remote from key facilities,
Old housing stock – not fit for modern living but
restrictions on renovation due to listing/conservation
areas. New build could take advantage of new
technologies
Inappropriate Standards – Urban- roads/street lighting
etc.
People

Place
Poorly developed and inefficient physical infrastructure
i.e. water; roads; ICT and the electricity grid

Historic resistance to change – memories of previous
significant change linger e.g. Ardrishaig comprehensive
redevelopment scheme in 1960‟s/70‟s

Lack of basic services

Housing for Elderly - technological adaption

Lack of affordable housing in the right places – delivery
mechanisms
Infrequent public transport services
The lack of specialised health care
Poor external road links – A82

Opportunities
Economy
Adding value to primary produce
Potential for inward retail investment

Build local markets for local produce – e.g. fish,
breweries and link this to tourism and food & drink
emphasis.

Use of heritage and location as tourist promotion

Marine Transport

Increase use of water transport for timber

Local Food production

New crofts may have role to play formation of new croft
needs to be linked to active use of land and a business
plan to demonstrate beneficial use of ground to local
community. LDP to help by identifying areas of search
for new crofts.

Expansion of marine based aquaculture
Expansion of green technologies and energy
production

Identification of more employment land in plan.

Environmental, heritage and cultural tourism, food
products and other locally branded products and
services

Spatial Strategy for Renewables to examine cumulative
impacts, appropriate scales, indicate requirement for
benefits to local communities, and to address impacts
of transmission routes/upgrades.

Greater use of technology and E-commerce
enabling companies to reach new markets and
overcome geographical isolation

Foster local community actions and initiatives – LDP
should reflect this e.g. housing in Tarbert.
People

Place
ICT Infrastructure and better connectivity through
expansion of broadband
Development of multi functional activities such as
forestry/ environment enhancement/ tourism/forest
crofts
History and culture

Expansion of community ownership
Development of the social economy to improve
rural services
Growth of virtual reality technology to enable people to
access high quality services

Development of Highlands and Islands University to
provide high quality education, and contribute to a new
and positive image and act as a focus for economic
regeneration

Threats
Economy
Impact of CAP decline in agriculture and fishing
continues or accelerates

Encourage locals to use local – e.g. Orkney

Perceived over regulation and cost of compliance

Encourage take up of new technologies – e.g. biomass,
district heating systems. Acceptance/retro fitting of
technology – e.g. Gigha (expensive though)

Public sector cuts
Lack of central support for rural industries

Retain young people by providing framework for more
housing opportunities, more job opportunities, training
and education, help promote wider range of jobs.

Seasonality – issue with growing sectors that are
subject to this e.g. tourism.

Arts & Culture

Farmers Markets – some perceive as a threat. But can
be benefits

More localism

Lack of flexibility

Flexibility
Increased use of ITC can help to deliver specialist
services on a decentralised basis eg Mid Argyll
Hospital now delivering some specialist services e.g.
cardiology via telecare; and developing come cancer
treatment facilities.
Recognise that small scale and community driven
initiatives can bring significant results e.g. Tarbert Hall,
and Harbour, Ardrishaig master plan.

Peak-oil.
Place
Continued de population – often due to lack of
affordable housing, reflects levels of employment
opportunities
Unbalanced population structures

Fuel poverty – impacts on affordability of houses.

Un coordinated Scattered development hindering new
investment

Loss of young people

Higher servicing and fuel costs in scattered and island
rural communities
Unplanned and poor quality development leads to
environmental Loss
Built environment lack of investment
Unchecked urban sprawl
Withdrawal of community facilities – Post Offices Local
Schools
Confusion over delivery of affordable housing –
different schemes.
Loss of biodiversity/Increase in Invasive Non Native
Species
ensure sufficient supply of employment land, and land
for housing.
People
Better qualified and young people continue to
Leave
Ageing population
Deterioration in service provision to smaller
Communities
School closures

Need to provide more job opportunities, training and
education opportunities

Oban, Lorn and the Isles SWOT Exercise.
Strengths
SAMs

-

Bringing in younger people with families
High tech and world class facility
Big employer with good salaries

Population hasn‟t declined in Lorn
Higher number of economically active population
Islands like Coll have fragile economics that can
fluctuate significantly over time due to changes in the
small population base.
Natural Environment is a fantastic asset
Oban Airport – provides good link to islands
Good range of shops in Oban

Weaknesses
There is a need to emphasise the low quality of
employment on offer in terms of pay and access to the
housing market which is prohibitively expensive to the
majority of local people.
We have failed to tap into the full potential of our local
people who have a lot of inherent skills but do not
deliver them.
Economies of scale are lacking.
High transport/travel costs.
Many people have to commute long distances to find
work.
Transport network – roads network needs improvement
& key to everything as one way in/out. Particular issue
is the A82 in terms of geometry, bridge height
restrictions and safety. Also there are significant
maintenance issues for the entire road network
Access to natural environment very difficult with poor
roads / parking which needs a co-ordinated/holistic
approach. Lack of facilities to allow responsible access
to the environment such as toilets, laybys, signage etc

Lack of marketing of natural environment opportunities
for tourism and working remotely.
Over dominance of tourism in local economy – could
make us vulnerable economically.
Perceived lack of co-ordinated strategy for developing /
maintaining and marketing Argyll and Bute produce
and services. For example :
- Opportunities exist for tourism marketing of Argyll
and Butes Historic buildings/monuments; Lords of
the Isles historical locations; Genealogy ; Gaelic
Language (Norse on Coll) etc. massive marketing
opportunity (Nadair Trust…..)
- Timber currently shipped to Locherbie for fuel for
example. Not enough biomass boilers to justify
locating manufacturing here yet. It may be more
economic to produce wood chips and ship them
out of Argyll.
Opportunities
Broadband hugely important for Argyll and Bute (Super
broadband required as a minimum).
Better utilisation / exploitation of natural environment
and historic monuments / buildings for tourism / leisure
Increase spend per visitor
We have a productive forest estate – seems to be a
limited opportunity to expand our biomass industry -

need other forest species to allow different economic
opportunities to take place.

Also, tourist opportunity viewing it
Argyll Food as brand

Renewable energy to be welcomed but resistance
close to people live - needs to deliver community
benefits. Being community based would be preferable.

Sea – recreation

Tiree wind array will meet 25% of Scotlands electricity
demands, however in order to maximise economic
benefit to Argyll and Bute we need to provide
appropriate land based infrastructure opportunities e.g.
deepwater servicing and laydown facilities, improved
access for technicians and service staff e.g. airports,
and provide opportunities to create local sustainable
communities for people employed in such facilities.

- Increasing sporting interest
- Yachting
- Kayaking
- Diving
- Power boats

SAMS – expansion – Science Park.
Small starter units required for local business growth.
Further expansion of Argyll College leads to decreased
exodus of educated population.
Need to pass on expertise better.

Renewables – wood fuel

- Sourced locally
- Processing could be
locally
- Drying is important
- economic margins thin
- Economically may be
possible to ship woodchips
out

Airports - particularly Connel but also the seaplane.
Identification of allotments would be good. New
housing could provide allotments as part of their open
space requirements.
Support for new crofts to attract young people to area.

Animal bedding
Marine fish farms etc – increased processing here in
Lorn
South Shian – do some processing
Inverawe

Threats
Over exploitation of natural environment could ruin
what we have / value.

Exploitation of the natural environment could be
targeted at specific sectors of the tourism / leisure
market and particular locations as per the mountain
biking world cup and skiing at Nevis Range and
outdoor pursuits generally at Fort William.

Need for water conservation and improvements to
water infrastructure.

Central SWOT Exercise
Renewables - dependent upon type : wind / scenery /
wildlife ; tidal – sailing / wildlife.
Poor access/visual intrusion of key tourism assets.
Roads/ access improvements needed in order to
secure economic development potential.
Large retailers impacting on our local businesses in
Oban.
Cost of renting small premises still too high putting off
business starts – BID being put forward for Oban Town
Centre.
Concern about crofts being used to undermine the
settlement strategy.
Price of land too high.
Need to reduce housing density in rural areas and
avoid settlement cramming.

Strengths
Flexible approach
Community initiatives develop grass roots approach
Renewables providing tourism opportunities e.g. visitor
centres, improved access
Some towns = vibrant town centres retaining and
attracting expenditure.
New opportunities – offshore wind
Older people – experts – energy and desire particularly
for innovative community projects etc
Mild climate – very good for computer databank
storage (opportunity)
Possible investment opportunity
SAMS
Community Initiatives – Gigha - expensive

(Others) – taxpayer pays
Argyll – Branding for both goods and tourism –
consistency! - varied quality.
Comprehensive approach – alignment of LDP, EDAP,
REAP, WFS.
Understanding a strong economy can support vibrant
communities and a healthy environment /Place
Joint Working to deliver key actions e.g. A82

Poor roads and transport infrastructure difficult
exporting
Connectivity of Grid may limit renewable opportunities
Lack of coach parking facilities in many town centres
Some towns with considerable expenditure leakage –
lack of vibrancy, more vacant shop units.
Ferrys – challenge in terms of cost
Fragility of links
Need to improve joint working and highlight in LDP

Weaknesses
Lack of Skills
Low unemployment but people leaving to find work
rather than stay here unemployed
Difficult for employees to get workers - Issues retaining
specialist skills

Land ownership
Low wages
Resistance to change

Young people leaving
Islands in particular difficult access to employment
opportunities in Central Belt – applies to western Argyll
Younger people – want “chains” ie. Retail & leisure don‟t want to miss out on what is available in the cities

Opportunities
Inovate/flexibility
Diverse assets /raw materials
Infrastructure improvements to benefit all sectors

Develop fast track planning responses
Bring food processing to the source here in Argyll
Increased jobs
Increased transportation of excess
Biomass from forestry
Forestry

Lack of facilities exploiting environment - Opportunity to
learn from others e.g. Dumfries and Galloway have
developed Mountain Biking
Quality of the product is poor for the money at times
Need affordable quality facilities

Add value to local produce – timber
Production of wood pellets for biomass
Interlinkages very important joined up approach
Industrial estate in Helensburgh

Promotion is an issue – particularly by key players such
as Historic Scotland. More joined up thinking – SNH,
Historic Scotland accommodation, transport
Economy destabilised – therefore footloose economic
population

Tourism

This is opportunity – working from home

Sailing/marinas

Ability to sell ourselves – attract back office, sub HQ
investment in area

Potential to promote Regional Clusters – e.g. food and
drink
Natural/ Built environment linked to economy; very
important
Taking more advantage of our history and culture –
potential for recreation and tourism in Argyll and Bute is
huge. [Need to align with the Sports Development
Strategy]

Invest in existing infrastructure and resources. Ensure
resources are aligned to priorities
LDP to focus on key priorities e.g. A82
Attract a skilled workforce – mobile working, more
opportunities
Work more with the private sector and use developer
contributions, to deliver priorities.

Iona – example of conflict

Expensive

Threats – lack of joined up thinking -

Reliable connections (shut roads)

Playspace

Deteriorating condition

Charged car parking

Haulage – big problem

Congestion
puts people off
Need to sort out what we are trying to achieve –
“strategy” – this lacking –

Threats
Public spending cuts and implications for
demographics of Argyll and Bute (even less young
people).

Promotion/branding
Sustainable development – underpins everything,
including:
Economically
Socially
Environment
Renewables
Transport issues – commuting
Safety an issue – cycling, walking
Landslips

Housing
Costs of goods and services
Ageing population
LDP needs to flexible enough to accommodate range
of economic proposals

8

Community Issues

Issue

A community questionnaire was issued to find out what local
people considered to be the main issues facing them in the
coming years in terms of development. The top issues
identified through the Community Questionnaire were as
follows:Issue

Total number
noting this issue

Total number
noting this issue

Design

24

Business/Employment

78

Renewable Energy

54

Transport

75

Housing

60

Built Heritage

42

Retail/Shopping

28

Other

25

Infrastructure (ie. Roads,
water, sewerage etc.)

135

Recreation/Leisure

49

Flooding

17

Affordable Housing

73

Community Facilities

68

Natural Environment

109

Tourism

81
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Challenges Identified in the Challenge Wheel
Challenge Wheel

Challenge Wheel
Environment & Climate Change
Safeguarding Our Best Agricultural Land
Improving Our Energy Efficiency
Delivering Zero Waste Through Local Action
Addressing Rising Fuel Poverty
Reducing Our Carbon Footprint
Successfully Mitigating & Adapting to Climate Change

Avoiding Flood and Erosion Risks
Improving Our Roads and Essential Infrastructure
Maintaining and Improving Key Services and Facilities
Achieving and Leading High Quality Sustainable Design
People
Improving Our Accessibility
Developing Our Culture
Delivering Our Housing Needs

Safeguarding and Enhancing Habitats and Bio-Diversity

Improving Skills and Training
Delivering Lifelong Learning Opportunities for Everyone

Economy

Responding Positively to an Aging Population

Improving Our Connectivity

Retaining and Growing Our Population
Improving Our Water and Sewerage Systems to Meet Our
Future Needs

Responding Positively to Globalisation
Expanding Green Technologies
Adding Value to Our Products
Realising a Dynamic and Diverse Tourist Industry by
Optimising Our Unique Assets
Retaining and Expanding Local Businesses
Ensuring an Adequate Supply of Business Land and Premises
Place
Vibrant and Viable Hierarchy of Town Centres and Rural
Communities
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Vision

A Vision has been proposed for Argyll and Bute. The detail behind this Vision is as follows:Current Position
A Declining and ageing population. Argyll and Bute‟s population is
now in decline with deaths exceeding births and now outmigration
exceeding in-migration. Several rural areas are experiencing difficulty in
retaining population and maintaining viable communities as the
remaining population ages. There is a need for economic and housing
policies to support our main towns, key settlements and numerous rural
communities by providing opportunities for all sections of society and
encouraging new business activity and innovative service provision.

2023 Vision
By 2033 The gradual decline in the economically active population of
Argyll and Bute has been reversed through increased economic
opportunity throughout Argyll and Bute, the continued promotion of
social inclusion, the retention and enhancement of an outstanding
and healthy environment, the innovative use of new technologies to
access services, continued sustainable improvements to public
assets and the provision of affordable housing for all sectors of
society.

Housing Needs. The population of Argyll and Bute is forecast decline,
however because of a reduction in household sizes it is estimated that
the number of households will increase. This when combined with the
number of existing households who are inadequately housed means
that there is a need for an additional 3000 affordable houses over the
next 10 years. However, this need is currently, unlikely to be met due
to lack of available funding.

By 2033 New and innovative ways of delivering affordable housing
throughout Argyll and Bute have helped retain the local population.
Local communities have benefited from additional households
helping them to retain essential services and facilities.

A Fragile Economy. Although Argyll and Bute
By national standards has a relatively low unemployment rate, many
local employment sectors face uncertainty and some communities have
particularly pressing problems. Argyll and Bute is increasingly
dominated by service employment and has a lower than average
percentage of manufacturing jobs. If the economy is to flourish, jobs
need to be created in the growth sectors such as green technologies,
and the industrial base must focus on value added products in
industries such as forestry. The potential also exists to capitalise on the
high quality of Argyll and Bute‟s produce by creating a stronger Argyll
and Bute identity and devoting much greater imagination and effort to
marketing.

By 2033 Argyll and Bute‟s existing settlements can offer a wide
range of land and business
premises to attract new industries and promote the expansion of
existing industry. The rural economy has reacted to the demands of
the highly competitive global economy by embracing the need to
diversify, taking advantage of the opportunities offered by high
quality tourism products and the continued expansion of green
technologies, developing local supply networks, identifying and
successfully exploiting niche markets and adding value to their
products. Argyll and Bute has also managed to build on its
education successes enabling all sectors of
the population to have easy access
to lifelong learning and utilising virtual technology where necessary.

Current Position

2023 Vision

Natural Environment. Argyll and Bute‟s land and
sea resources make up a particularly rich
natural environment which is not only of
international significance but forms a key economic asset. The future
challenge is to integrate the protection of these areas with the
involvement of local communities to ensure
that livelihoods are not threatened.

By 2033 Argyll and Bute‟s natural environment has become a key
priority for the Argyll and Bute
community with the interdependence of the
economy and the health of the environment
embedded in everything we do. Local communities have taken the
leading role the protection of these areas with the development of
community plans and management agreements
Farmers and crofters now play a crucial role in this and have become
better valued for the high quality foods they produce.

Built Environment. Argyll and Bute‟s built
environment is an essential part of our area‟s
cultural heritage. It is therefore important that new
development is sympathetic to existing
patterns of development and that opportunities
are taken to preserve, improve and promote our
outstanding archaeological and built heritage.

Peripherality. Argyll and Bute‟s unique peninsular geography, its many
inhabited islands and topographical situation makes access to
main markets and high level services (e.g. specialist hospital) very
difficult. The safeguarding and strengthening of external and internal
transport and other communication links is, therefore of strategic
importance.

By 2033 The standard of design in Argyll and Bute is now a central
issue to the consideration of
new development with an emphasis in saving energy, reducing the
output of carbon and utilising green technologies. Argyll and Bute
has embraced the need to find innovative new uses for its traditional
buildings, thereby reducing the need for new build. The promotion of
Argyll and Bute‟s outstanding archaeological and built heritage has
been considerably enhanced through improved visitor facilities and
attractions
that helps to revitalise our seaside communities.
By 2033 Argyll and Bute has embraced new
technology to help combat the negative effects of
peripherality and super sparse population densities on further
economic development. Transport links to the rest of the UK have
been strengthened and made more affordable for business and the
local community.

Integrated Transport. Good passenger and
freight transport is essential for the development of business and for
access to services. There are, however, environmental, economic and
social inclusion arguments for seeking to reduce the reliance of the
community on the private car by improving the attractiveness and
viability of public transport and encouraging

By 2033 Argyll and Bute‟s reliance on the private car has been
substantially reduced through the
introduction of an integrated public transport
system. Improvements to the existing road
network have enhanced access to the rural
areas and the safety of all road users is the

Current Position
walking and cycling. High number of inhabited islands creates issues
in terms of integration of ferry/air and other public transport services.

2023 Vision
Council‟s highest transport priority. More
people now have the opportunity to work
locally, or from home using video and
computer networking

Drainage and Water. Housing and business
development is dependent upon adequate and
affordable drainage and water supply facilities.
A clear settlement strategy is needed in order to
support the case for investment from Scottish Water. Are we saying
our LP currently doesn‟t provide this? – Or that investment hasn‟t as yet
been targeted on our priorities?

By 2033 The creation of a clear settlement
strategy has allowed sufficient infrastructure to
be built to meet the demands of human
activity. The construction of new waste water
treatment plants has significantly reduced
pollution into the surrounding environment and
the health of the Argyll and Bute population has been safeguarded
with continued improvements to the fresh water supplies and the
disposal of waste water.

Energy, Resources and Waste. Argyll and Bute
Has started on the journey of powering human activity by renewable
energy resources although there is still some way to go to remove our
dependence on fossil fuel to sustain our current lifestyles.

By 2033 The consumption of resources has
been dramatically reduced with the
establishment of a zero waste policy. Community renewable energy
projects are now commonplace in the land and seascape of Argyll
and Bute which has resulting in a wide range of new sustainable
economic opportunities for local people to take advantage of. New
buildings are now far more energy efficient and our urban areas have
district heating systems in place

