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1.0

INTRODUCTION: METHODOLOGY AND OBJECTIVES
1.1

This report presents the findings of a survey on the housing need and
demand of residents of Tarbert & Skipness. The survey was coordinated by Fyne Homes Housing Association and Argyll & Bute
Council in February/March 2016 on behalf of the local community. The
aim of the survey was to collate accurate, current data on local housing
and support needs for the area. The results will help to:




Inform the council’s Housing Need and Demand Assessment
and support the development of the Local Housing Strategy
and the Strategic Housing Investment Plan for the area;
Influence decision-making by Argyll and Bute Council, Fyne
Homes and ACHA on future housing priorities and the targeting
of resources;
Provide a robust evidence base for the local community to
develop their own appropriate response to identified needs and
local issues.

1.2

In conjunction with this research, the Council has also completed
analysis of available secondary data to produce a robust and credible
Housing Need and Demand Assessment.

1.3

Methodology
A total of 148 valid returns were received from local residents in
response to a self-completion, postal survey. According to the 2011
Census, there are 756 households within the community council area
(a marginal change of just over 1% since 2001), which gives a
reasonable response rate for the survey of 20% and a statistical margin
of error of +/- 7.3%.

1.4

The questionnaire was developed by the council and Fyne Homes,
building on standard survey models used successfully in other local
communities, and taking account of the statutory requirements set out
in Scottish Government guidance for “robust and credible” Housing
Need and Demand Assessments. The final survey was printed and
issued by the housing association and confidential returns were
collated by Council staff who provided support for the validation,
coding, inputting and analysis of the survey data and drafting of the
research report, as well as producing secondary data analysis. The
focus of the research is on those households with an expressed
housing need, and the results have not been weighted or scaled up to
reflect the total population. A non-response is assumed to reflect no
need. Figures represent the actual number of respondents.

1.5

The following report presents a summary of the key findings of the
survey together with additional analysis of relevant secondary data.
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2.0

Tarbert & Skipness Community Housing Market – contextual summary

2.1

Defining the study area
The study area is contiguous with the Tarbert & Skipness community council
area, as indicated in the maps below. In terms of strategic planning, this
geography overlaps the two larger and distinct Housing Market Areas of Mid
Argyll (including Tarbert) and Kintyre (including the less populous, southern
part of the community council area). This reflects local perceptions and
housing professional interests: a key aim of the study brief was to
disaggregate results as far as possible between the Tarbert settlement and
the Skipness catchment. As the maps below illustrate, the community council
area is not exactly contiguous with either local datazones or postcodes,
therefore some secondary data will be indicative rather than absolute values.

Figure 2.1: Post code boundaries

2.2

Figure 2.2: Datazone (2001) boundaries

Demography
Between 2001 and 2011 the population of Tarbert and Skipness decreased by
5.1%, from 1,602 to 1,520. This is counter to the general, national trend which
has seen an increase of 4.5% in Scotland, but does reflect the overall trend
for Argyll & Bute as a whole.
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Table 2.1: Census day estimates of population, 2001 to 2011
2001
2011
% Change
Tarbert and Skipness
1,602
1,520
-5.1%
Argyll & Bute
91,300
88,930
-2.7
Scotland
5,299,900
5,064,200
+4.5%
Source: 2001 & 2011 Census
2.3

Changes in age cohorts 2001 – 2011
Considering the growth of the ageing population nationally, it is perhaps
unsurprising that Tarbert and Skipness have experienced a 3.2% increase in
the number of older people aged 65 and over; while all other age cohorts have
declined.
Table 2.2: Population breakdown of Tarbert & Skipness by age cohort
Age
2001
%
2011
%
% Change
All People 1602
100%
1520
100%
-5.1%
Under 16
274
17.1%
195
12.8%
-28.8%
16-64
981
61.2%
967
63.6%
-1.4%
65 & Over 347
21.6%
358
23.5%
3.2%

2.4

Households
The number of households in the area increased slightly (1.1%) between the
censuses, from 748 to 756. This is relatively low compared to the nationwide
increase of 8.2% over the same period. The majority of households comprise
single persons or couples, and both categories have increased significantly
since 2001 while there has been a notable reduction in larger family
households.
Table 2.3: Household size by person
Household Size
2001
Total number of
households with residents
1 person
2 people
3 people
4 people
5 people
6 or more people

2.5

%

2011

%

%
change
+1.1%

748

100%

756

100%

267
259
147
78
21
12

35.7%
294 38.9% +10.1%
34.6%
283 37.4%
+9.3%
19.6%
87 11.5% -40.8%
10.4%
75
9.9%
-3.8%
2.8%
10
1.3%
-52.4%
1.6%
7
0.9%
-41.7%
Source: Census 2001 and 2011

The 2011 Census also estimates that the average number of persons per
household in this area is 2 and the average number of rooms per household is
5.2. There were however a small number of households with too few rooms
per resident – 46 or 6.1% of the total. This clearly has implications for the
most appropriate size of accommodation to meet local needs, and suggests
that smaller properties would be the main requirement. This is also reflected
in the household composition - couples with no children make up the largest
4
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single category at around 26% of the total; followed closely by single person
households aged under 65 (24%). Lone parent families make up 8% of the
total and couples with children account for approximately 13%. This is
summarised in the following table.
Table 2.4: Household Composition, 2011
Household Composition
Total number of households (with residents)
One person household (aged 65 or over)
One person household (aged 65 or under)
One family only: Lone parent – with dependent
children
One family only: Lone parent – all children nondependent
One family only: couple – with dependent
children
One family only: couple – no dependent
children
Other households: All aged 65 or over
Other households: Other

Number

%

756
115
179

100%
15.20%
23.70%

30

4%

30

4%

102

13.40%

196

25.90%

73
9.60%
31
4.10%
Source: 2011 Census

2.6

Economic Activity
As well as demography, economic trends can crucially influence the operation
of the local housing system and impact on the assessment of need and
demand. Access to affordable housing can support economic growth and
community regeneration by helping local businesses to attract and retain staff;
and conversely the structure of the local economy will impact on the housing
market, and on financially viable models of delivery, as well as driving local
demand.

2.7

Based on the 2011 Census (and utilising the datazone which incorporates a
boundary larger than that of the Tarbert and Skipness Community boundary further disaggregation is not available for this data source), around 70% of the
population are economically active and only 3.7% are unemployed. Levels of
part-time employment and self- employment however are relatively high, at
12% and 17.1% respectively. Almost a third of people are regarded as being
part of an inactive economic group which include retirees and students.

Table 2.5: Economic Activity, Tarbert & Skipness
Tarbert &
Skipness
Persons
(%)

All people
aged 16 to
74
1,171
100%

Parttime
141
12%

Fulltime
439
37.5%

Selfemployed
200
17.1%

5

Economically
Unemployed
inactive
43
333
3.7%
29.7%
Source: 2011 Census
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2.8

Overall, there has been a steady rate of economic activity since 2001, with the
economically active cohort increasing slightly (up 2.2%) and the economically
inactive reducing by 5.4%. In line with the general ageing population, the
proportion of retirees increased from 15% to 26.1% over this period. The
increase in part-time and full-time employment was 6% and 5% respectively,
and this has an impact on the local housing market, affordability etc. This high
level of part-time or seasonal work and the significant levels of selfemployment are likely to restrict mortgage access in the current risk-adverse
economic climate and so limit local residents’ access to home ownership in
the private market.
Table 2.6: Economic Activity/Inactivity – changes between 2001 & 2011
Economic Activity
2001
%
2011
%
% change
All persons aged 16 to 74
1172 100%
1171 100%
-0.1%
Economically active
820 69.9%
838 71.6%
+2.2%
Employees – part-time
133 11.3%
141
12%
+6%
Employees – full-time
418 35.7%
439 37.5%
+5%
Self-employed
205 17.5%
200 17.1%
-2.4%
Unemployed
47
4%
43
3.7%
-8.5%
Full-time student
17
1.5%
15
1.3%
-11.8%
Economically inactive
352
30%
333 28.4%
-5.4%
Retired
176
15%
222 18.9%
26.1%
Student
28
2.4%
31
2.6%
10.7%
Looking after home or
48
4.1%
21
1.8%
-56.2%
family
Long-term sick or disabled
63
5.4%
44
3.7%
-30.1%
Other
37
3.1%
15
1.3%
-59.4%
Source: Census 2001 and 2011

2.9

The main occupations are in the “Agriculture, forestry and fishing” (13.7%)
and “Wholesale and retail trade…” (12.5%) sectors; while “Health and social
work” and “Transport & storage” are also significant aspects of the local
economy. Construction still remains an important industry too; as does
“Accommodation & food services”. Table 2.7 summarises the structure of the
economy by occupation and industry. The Census also provides a breakdown
of socio-economic groups by tenure as Table 2.8 illustrates. The main
classifications in this locality are “Lower managerial, administrative and
professional occupations” (22%) and “Small employers and own account
workers” (20%).
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Table 2.7: Employment and Industry
Industry

Number
2011
793
109
3
27
3

%
2011
100%
13.7%
0.4%
3.4%
0.4%

All persons aged 16 to 74 in employment
Agriculture, forestry and fishing
Mining and quarrying
Manufacturing
Electricity, gas, steam and air conditioning supply
Water supply: Sewage, waste management and
remediation services
7
0.9%
Construction
74
9.3%
Wholesale and retail trade; repair of motor vehicles and
motorcycles
99
12.5%
Transport and storage
83
10.5%
Accommodation and food service activities
76
9.6%
Information and communication
8
1%
Financial and insurance activities
10
1.3%
Real estate activities
10
1.3%
Professional scientific and technical activities
19
2.4%
Administrative and support service activities
24
3%
Public administration and defence; compulsory social
security
65
8.2%
Education
65
8.2%
Human health and social work activities
86
10.8%
Other
25
3.1%
Source: 2011 Census

Table 2.8: National Statistics Socio-economic Classification (NS-Sec) by tenure
All people
aged 16 to
Owned
74 in
households

Tarbert & Skipness Postcode

Soci
al
rente
d

Private
rented or
living rent
free

All people aged 16 to 74 in households
1,643
1,170
259
1. Higher managerial, administrative and professional
occupations
99
93
1
2. Lower managerial, administrative and professional
occupations
356
265
37
3. Intermediate occupations
172
132
16
4. Small employers and own account workers
332
261
30
5. Lower supervisory and technical occupations
134
71
34
6. Semi-routine occupations
211
136
55
7. Routine occupations
214
145
43
8. Never worked and long-term unemployed
50
19
21
L15 Full-time students
75
48
22
Source: 2011 Census, Table LC6402SC
7

214
5
54
24
41
29
20
26
10
5
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2.10

Housing Stock
The tenure breakdown across Tarbert and Skipness for 2011 is summarised
in the table below. Owner occupation accounts for over two thirds of occupied
properties (67%), in line with Argyll & Bute as a whole, but notably higher than
the national average of 62%. While Tarbert and Skipness has marginally
higher proportion of social rented accommodation than the authority as a
whole, this is still 5% less than the national average (19% and 24%
respectively). However, the private rented sector is closer to the national level
(11%) and lower than Argyll and Bute as a whole (12.5%)

Table 2.9: Occupied Properties by Tenure, 2011
Number of
(Occupied)
Owner
Social
Area
Households Occupation
Rented
TARBERT
&
145
SKIPNESS
756
506 (66.9%)
(19.2%)
Argyll &
Bute area
40,125
66.5%
18.9%
24.3%
Scotland
2,372,777
61.9%

2.11

Private
Rented

Other

83 (11%)

19 (2.5%)

12.5%
2.1%
11.1%
2.6%
Source: 2011 Census

Slightly more detail is given in Table 2.10 below, with a comparison of tenure
between 2001 and 2011. The changes in tenure were only marginal, apart
from the category defined as “living rent free” which reduced considerably, by
over 44%. The social rented sector remained fairly static, with losses due to
Right To Buy sales being effectively offset by new builds – a further smallscale development in Tarbert was delivered after 2011.

Table 2.10: Changes in Household Tenure, 2001-2011
Household Tenure
2001
%
2011
Total number of households
occupied
Owned
Social rented
Private landlord or letting agency
Living rent free

2.12

%

748

100%

499
147
68
34

66.7%
509 67.3%
+2%
19.6%
145 19.2%
-1.4%
9.1%
83 10.9% +22.1%
4.5%
2.5%
19
-44.1%
Source: 2001 & 2011 Censuses

756

100%

%
change
+1.1%

Ineffective Stock
According to the Council Tax Register, in January 2016 almost 11% of the
Tarbert and Skipness dwelling stock would be deemed “ineffective” i.e.
second / holiday homes or long term vacant properties and therefore
unavailable to meet local need or demand. This is reasonably similar to the
level for Argyll & Bute as a whole but more than double the national average
in 2011.
8
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Table2.11: Occupied and Ineffective Stock
Area
All
Occupied Second/
vacant
Dwellings Dwellings holiday properties
homes
TARBERT &
SKIPNESS
(2016 CTR)
Argyll &Bute
(2016 CTR)
Scotland (2011 )

854
(100%)
46,821
2,473,881

761
(89%)

66
(7.7%)

27
(3.2%)

Total Ineffective
stock
(2nd homes +
vacant)
93
(10.9%)

41,958
3,380
1,483
4,863
(89.6%)
(7.2%)
(3.2%)
(10.4%)
96%
1.5%
2.6%
4.1%
Source: A&B CTR Jan 2016 (and 2011 Census)

2.14 Almost two thirds of (occupied) properties are houses or bungalows, and over
a third is flatted dwellings. According to the Census there were no
households in shared accommodation, however the waiting list analysis and
household survey results suggest there are a small number of households in
this situation.
Table 2.12: Accommodation Type (occupied properties) 2011
Accommodation Type
Number
%
Total number of households (with
residents)
756
100%
Households in an unshared dwelling
756
100%
House or bungalow
493
65.2%
Detached
265
35.1%
Semi-detached
154
20.4%
Terraced house (including end-terrace)
74
9.8%
Flat or maisonette or apartment
261
34.5%
Caravan or other mobile or temporary
structure
2
0.3%
Households in a shared dwelling
Source: 2011 Census
2.15

Social Rented Sector
Following the transfer of all its housing stock to Argyll Community Housing
Association (ACHA) in 2006, the council no longer has a landlord function and
all provision is owned and managed by registered social landlords (RSLs or
housing associations). Since the introduction of the Right To Buy (RTB)
scheme for sitting tenants in the1980s, around 60% of the original councilowned stock has been sold off, however in recent years the rate of RTB sales
has dwindled substantially and changes in the legislation means this will no
longer impact on the social rented provision. In fact, the total stock has
actually increased recently, albeit marginally. There are currently 179 social
sector homes in the area, provided by two local housing associations, ACHA
(141 in total) and Fyne Homes (38 in total). All of the provision is located
within the Tarbert catchment area. Table2.13 provides a breakdown of the
9
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social rented stock by landlord, size and type as of 2015. “0 beds” refers to
bedsit/studio accommodation. The specialist provision includes: 4 amenity
homes, 13 sheltered homes, 5 wheelchair accessible properties, and 2 units
defined as “other specially adapted” properties. Around one quarter of the
stock comprises 1 bedroom properties, and around 19% have 3 or more
bedrooms; while the majority (56%) are 2 bedroom homes.
Table 2.13: RSL Stock by Size and Type, 2015
0
1
2
3
4+
TARBERT
Totals
beds
bed
beds
beds
beds
Mainstream
3
29
93
30
0
155
Special Needs
0
12
8
3
1
24
Totals - number
3
101
33
1
41
179
23%
100%
(% of Total)
2%
56%
18%
0.5%
Source: RSL Annual Returns, 2015
2.16

Turnover
On average there have been more than 20 lets per annum within the RSL
stock in recent years; a turnover rate of approximately 12% of the total
available stock in the sector. Almost a quarter of lets (24%) are in the 1
bedroom stock, and around 13% are in 3 bedroom properties; while the
majority of lets occur in 2 bedroom homes (63%)
Table 2.14: Annual RSL Lets by size
Year
1 bed
2 beds
3 beds
Totals
2014/15
9
18
4
31
2013/14
4
11
5
20
2012/13
3
13
0
16
Totals
16
42
9
67
Source: RSL Annual Returns, 2015

2.17

Waiting Lists
The local housing associations in Argyll and Bute operate a joint waiting list,
or common housing register, known as HOME Argyll. Both ACHA and Fyne
Homes are partners in this joint venture. In recent years, given the relatively
high rate of turnover, the basic pressure ratios (i.e. number of waiting list
applicants per available let during a year) have been very low, often around
1:1 which reflects a reasonably balanced housing system. The waiting list in
2016 totalled 41 active applicants with an additional 15 transfer applicants.
However, only 42 of these were local residents – 25% originated outwith the
community area. In terms of property sizes, the majority of applicants required
single bedroom properties (41%) as the following table illustrates.
Table 2.15: HOMEArgyll Applicants by Bedroom Size, 2016
TARBERT
1 bed
2 beds
3 beds
4 beds
5+ beds
Applicants
23
11
13
6
3
%
41%
20%
23%
11%
5%
10

Total
56
100%
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Source: Abritas CHR Report, April 2016
2.18

This obviously reflects the size of households on the waiting list, as illustrated
in the graph below. Single persons make up 43% of the list, while 2 and 3
person households together make up another 43%. Larger households of 4 or
more persons constitute only 14% of the total.
Figure 2.3: Waiting List Applicants by Household Size, 2016
30
25
20
15
10
5
0
single person

2 person

3 person

4 person

5+ persons

Source: Abritas CHR Report, April 2016
2.19 The vast majority of applicants (93%) require mainstream accommodation;
and while 10 applicants define themselves as disabled, there are no
requirements for adaptations and only 7 applicants require some form of
specialist provision: mainly sheltered or amenity housing for older persons,
with only one applicant requiring wheelchair accessible or supported
accommodation.
2.20 In terms of the “robust and credible” HNDA framework, most applicants
currently occupy a permanent home (whether renting or owned), and if rehoused would free up the existing property for another household, and
consequently there would be no net requirement for additional housing within
the system arising from these cases. In addition, the majority of applicants
could be rehoused within the existing stock given the average annual rate of
turnover; and most needs could be addressed by a wide range of in situ
solutions or management measures such as: repairs, improvements and
maintenance to existing properties; extensions or downsizing supported by
tenants incentive schemes (17 applicants, 30% of the list, currently under
occupy properties with 2 or more bedrooms than required); tenancy and
housing support to enable households to sustain their current
accommodation; mediation, information, advice and assistance to resolve
non-property issues, maximise incomes, tackle fuel poverty and improve
energy efficiency to reduce costs; as well as supporting people into private
sector via rent guarantees; and other targeted preventative measures to
preclude households falling into housing need before a crisis occurs.
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2.21 Nevertheless, there remains a persistent proportion of the waiting list with
unmet needs which would require a new build solution. Around 7 applicants
are overcrowded and/or sharing facilities such as kitchen and/or bathroom;
while up to 12 are in insecure or temporary accommodation or potentially
threatened with homelessness (albeit there was no one actually on the
homeless list at the date of reporting). Given a degree of duplication across
these categories, it is estimated that in total, around 6 applicants require to
move and a further 7 could benefit from moving out of the parental home to an
independent property. In these cases, no existing home would be released
within the system and therefore there would be a net requirement for new
builds.
2.22 These figures however, do not take account of latent need or “hidden
homelessness” where local residents are sharing accommodation and wish to
form new households or move to an independent home but do not register this
need; perhaps perceiving limited options available to meet their needs in the
social rented sector. Hence the household survey will provide primary
evidence of any additional unmet need in the area.
2.23

Private Market
On average, there have been only around 24 house sales per annum in the
immediate community council area over the last four years, and numbers are
therefore too small to draw robust, statistical conclusions (in 2013 there were
only 16 validated sales for instance). Looking at the cumulative total sales
between 2012 and 2015, there were 97 transactions for which robust data is
available from the Register of Sasines (excluding any sales below £20k or
above £1m to allow for any non-market transactions or outliers which might
skew the figures). Less than half of these (around 48%) were purchased by
persons already local to the community, and a further 10 were bought by
persons originating within the wider Mid Argyll or Kintyre housing market area
while only 4 purchasers originated elsewhere in Argyll & Bute. 30% of sales
were to purchasers from elsewhere in Scotland, the UK or abroad. (A small
proportion of these sales had no data for the origin of purchaser). The
average house price in Tarbert & Skipness over this period was around £127k
and the lower quartile price (often seen as the entry point for first time buyers)
was around £60k, while the median price was circa £118k. A snapshot search
of properties for sale via the Rightmove website identified around 18
properties in the immediate environs as of April 2016 (ranging from a 4
bedroom detached house on offer at £415k to 1 bedroom maisonette at £68k)
plus various building plots for sale from £35k to £130k.

2.24

In terms of affordability, it is usually estimated that a reasonable mortgage
multiplier of around 4 times a household income would be sustainable. The
average and lower quartile prices outlined above would therefore require
average and lower quartile incomes of around £32k and £15k respectively.
The most recent income data available at this local area level (as summarised
in the following table) suggests that incomes in the area are generally lower
than the Argyll & Bute averages, and are well below the required levels to
sustain local house prices and consequently support the view that the private
12
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housing market in Tarbert & Skipness is beyond the reach of the majority of
inhabitants.
Table 2.16: Local Income Levels, 2015
2015
Mean
Median
Income
Income
TARBERT
£28,734
£23,424
A&B
£33,336
£26,488

Modal
Lower
Income
Quartile
£12,500
£13,340
£12,500
£14,670
Source: CACI Paycheck, 2015

2.25

The CACI income data also indicates that approximately 65% of households
in the Tarbert locality are in income bands below the £32k threshold required
to afford the average house price; and up to 30% of households are in income
bands below that required to afford even the lower quartile house price.

2.26

While the demand from in-migrants appears to push market prices up beyond
the means of local residents, it may also help to promote a degree of
community regeneration and population growth; however, a proportion of
these properties are likely to be purchased as second or holiday homes and
thus increase the level of ineffective stock and further reduce the options for
local households in need.

2.27

House Conditions
Information on local house conditions is very sparse at this level, particularly
in the private sector. From data provided to local authorities, under Scottish
Government license, it is possible to estimate for instance the approximate
proportion of dwellings within certain age bands. Almost half were constructed
between 1950-1983, while over a third predates this period, and over 23%
were pre-1919. Only around 15% are post 1992.

Table 2.17: Estimated Age of Properties
Property Age
Pre
1919195019841992Post
1919
49
83
91
2002
2002
% of Dwellings
23.4% 10.8% 48.6% 2.3%
9.8%
5.2%
Source: Home Analytics Scotland, V3.1 2015
2.28 Fuel Poverty - From the same data source it is estimated that approximately
48% of local households could be in fuel poverty. This is higher than the
national average. However, the community survey responses have indicated a
lower rate of fuel poverty at 32%. Table 2.18 below illustrates this finding.
Table 2.18: Fuel Poverty Response
Do you spend more than 10% of your income on heating this home?
Yes
46
31.94
No
70
48.61
Don't Know
28
19.44
Total
144
100.00
Source: Community Household Survey, 2016
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3.0

COMMUNITY SURVEY RESULTS

3.1

Profile of Respondents
In total, 148 households, relating to 263 individuals, responded to the survey
giving a response rate of 20%. The majority comprised one or two person
households (77%).
Figure 3.1: Number of people in household

Household size
2%

2%

2%

1
2

10%

3
45%

4
5
6

39%

(Base: all respondents=145)
3.2

The age profile of the respondents reflected an older and ageing population,
with over 40% aged over 65; and almost 20% of those being over 75.
Table 3.1: Age and Gender Breakdown
Q1 Please tell us how many people live at this address in each of the
following age bands, including yourself, all adults and children?
Total age
group
Males As % Females As % Persons As %
0-15
12 4.56
17 6.46
29 11.03
16-24
6 2.28
3 1.14
9
3.42
25-55
32 12.17
36 13.69
68 25.86
56-60
12 4.56
18 6.84
30 11.41
61-65
8 3.04
14 5.32
22
8.37
66-74
26 9.89
29 11.03
55 20.91
75+
20 7.60
30 11.41
50 19.01
Total
263 100.00

3.3

In terms of household composition, by far the largest proportion are single
pensioners (31%) while almost 22% are couples including at least one
pensioner. Single person households are more common in Tarbert and
Skipness at 16% than a family with dependent children who made up 13% of
responding households.
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Figure 3.2: Household Composition

Q2. Which of the following best describes
your household?
Single Person

3%
16%

couple

22%

12%

Family - (1 or more adults
with dependent children
Family (1 or more adults with
non-dependent children

13%
31%

Single Pensioner
Couple including at least 1
pensioner

3%

Other

(Base: all respondents=145)

3.4

Location of Respondents
Most of the respondents (87%) stated that they lived in Tarbert while 9% of
respondents live in Skipness. 4% stated that they lived in other areas
although still within the scope of the study area. 61 respondents stated where
they work: with the majority of people working in Tarbert (51%) and a quarter
of respondents claiming their main place of work to be in Lochgilphead. Only
7% stated Skipness as their place of work, while 16% of respondents work in
other surrounding areas such as Campbeltown and Kennocraig and
surprisingly even further afield places such as Glasgow.
Figure 3.3: Where people work/live
3.2

Current Housing Circumstances

Where people work

Where people live

The vast majority of respondents (over 77%) were home owners, while
around 11% were tenants of local housing associations and just over 8%
4%
rented privately. Only 3 of the responding households occupied
some form of
Tarbert
tied accommodation
and
none
said
they
lived
with
family/friends
or in some Tarbert
16%
9%
other form of occupancy.
Skipness

Skipness

Lochgilphead

Other

Figure 3: Tenure of Respondents
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3.5

Property Tenure
The predominant tenure of respondents is owner occupation, with 82 owning
their properties outright and a further 19 buying with a loan or a mortgage.
Given the high level of equity apparent, this suggests a significant proportion
of local households would have the wherewithal to purchase suitable solutions
to meet their changing needs as they might arise. 31 respondents rent from a
housing association, while only 11 respondents are renting from a private
landlord.
Figure 3.4: Property Tenure
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Property Tenure

(Base: respondents=146)
3.6

Nature of Let
Of the respondents who rent their property, 38 stated the nature of their
current let. 87% of these have long term tenancies, at over 6 months, while
8% are on a short term let of up to 6 months; although it can reasonably be
assumed that the short-term let will roll, or has rolled, into a month-by-month
tenancy. Only one respondent stated that they were in a seasonal let and one
stated that they had no formal agreement with their landlord, and would
therefore be deemed to be in housing need.
Table 3.2: Nature of Let
Long Term Let (6months +)
Short Term Let (Up to 6
months)
Seasonal Let
Temporary Accommodation
Other
Total respondents

16

Total Number
33

As %
86.84

3
1
0
1
38

7.89
2.63
0.00
2.63
100
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3.7

Property Type
In terms of property type, houses make up almost 80% of the stock occupied
by the respondents while the remaining 20% are flats.
Table 3.3: Type of Property
Property Type Number
House
111
Flat
34
Total
145

3.8

As %
76.55%
23.45%
100.00%

Size of Property
The responses indicate that 34% of the properties have 3 bedrooms which
make up the largest proportion of property size in the survey sample. This is
closely followed by 2 bedroom properties which make up 32%. Properties with
4 bedrooms make up 11%, while single bedroom properties make up only 7%.
The remaining 4% are properties with 5 or more bedrooms.
Figure 3.5: Size of Property
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3.9

Households Needing or Wanting Alternative Accommodation
12 households have indicated that they require alternative accommodation
which equates to 9% of the total respondents. The vast majority are
adequately housed and have indicated that they do not need to move. A
further 11% of respondents have stated that they would like to move..
Table 3.4: Like or Need to move
Like to move
16
Need to move
12
Don't need to move
98
Don't Know
15

17

11%
9%
70%
11%
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3.10

Considering the 9% who have indicated a need to move, the table below (3.5)
summarises their particular requirements. Not all respondents answered all of
the questions therefore some of the details are incomplete (highlighted in red).
Those needing to move have indicated their housing preferences, with all but
one respondent preferring a house to a flat. The preferred number of
bedrooms ranges from 2 to 4; with the majority looking to rent 2 bedroom
homes from a housing association. 8 out of the 9 respondents who stated
their preferred location want to reside in or around Tarbert while one
respondent stated that they would consider elsewhere in Argyll and Bute.

Table 3.5: Housing Need and Demand
Current
Tenure

Preferred
Preferred
Number
Property
of
type
bedrooms

Own Outright

House

2

Rent from H/A

House

3

Rent from H/A

Flat

2

House

2

Buy with
Loan/Mortgage
Rent from H/A
Rent from H/A
Private
Landlord
(Unfurnished)

House

4

House

2

Rent from H/A

House

3

Rent from H/A

House

4

3.11

Own
Outright
Social
rent
Social
rent

Location

Tarbert

No

Social
rent

Tarbert

Yes

Lodger

Within
community

No

Tarbert

Yes

Expected
Tenure

No
Yes

Rent from H/A
Own Outright
Private
Landlord
(Unfurnished)

Preferred
Tenure

On the
Home
Argyll
Waiting
List?

Social
rent

Social
rent

Within
community

Social
rent

Social
rent

Elsewhere
in Argyll
and Bute

Shared
ownership

Social
rent

Within
community

Yes

Social
rent
Social
rent

Social
rent
Social
rent

Tarbert

Yes

Tarbert

Yes

Yes

Table 3.6 overleaf indicates how respondents would best describe the number
of bedrooms in their current home. Out of 140 responses to this question, the
vast majority (83%) claimed that their home had the appropriate number of
bedrooms. Under-occupation amounted to 13% of the total; while only 5% of
respondents claimed their households to be over-crowded, which could
potentially trigger a housing need. Further investigation shows that of the 6
respondents who claimed to live in over-crowded accommodation, 2 would be
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deemed to have the adequate number of bedrooms based on their household
composition (according to official, standard measures), thus reflecting purely
aspirational preferences for larger properties. This leaves 4 households with a
potential unmet need due to overcrowding.
Table 3.6: Occupancy Rates – Overcrowding & Under-occupation
A
About the right number
116
83%
B
2 or more than needed
8
6%
C
1 too many
10
7%
D
2 or more fewer than needed
1
1%
E
1 fewer than needed
5
4%
Total
140
100%
3.12

The circumstances of these 4 respondents in an over-crowded household are
shown in the table below. Currently, 3 respondents rent from a housing
association while 1 rents privately. They have all indicated that they need to
move as opposed to wanting to move and are looking for larger properties
with 3 or 4 bedroom. They would all like to reside in Tarbert and rent from a
housing association.

Table 3.7: Over-crowded accommodation
Size of Household Current Property
Household Composition Beds Type

Current
Tenure

Settlement

Like/Need Property
Tenure
to move preference Preference

Rent from
H/A

Tarbert

Need to 3 bedroom
move
house

Social
Rent

Private rent
Tarbert
(unfurnished)

Need to 4 bedroom
move
house

Social
Rent

5

Family (2
adults, 3
children)

2

Flat

6

Family (2
adults, 4
Children)

4

House

2

Flat

Rent from
H/A

Tarbert

Need to 3 bedroom
move
house

Social
Rent

3

House

Rent from
H/A

Tarbert

Need to 4 bedroom
move
house

Social
Rent

Family
(Lone
parent, 2
children of
opposite
sex)
Family(2
adults, 4
children

3

6

3.13

There were 142 responses to the question asking if anyone living in the
current household would require separate accommodation in the next 2 to 5
years. 90% stated that there would be nobody requiring separate
accommodation while 6% stated that they would and the remaining
respondents don’t know. The number of respondents stating that they would
require separate accommodation equated to 9 people and their most likely
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housing composition and location they would expect to live in are illustrated in
the following tables.
Table 3.8: Future Intentions/Potential Moves
Is there anyone living in this household who would like to live in separate
accommodation if possible?
Number
As %
Yes
9
6.34
No
128
90.14
Don't Know
5
3.52
Total
142
100

Table 3.9: Composition and location of new household
Potential household Composition
Single person
5
Lone parent
0
Potential household - Location
A couple with no children
1
Tarbert
3
A couple with children
2
Skipness
0
An elderly person needing
Within Community
3
specialist accommodation
0
A person with a disability
Elsewhere in Argyll and Bute
0
needing specialist
Elsewhere in Scotland
1
accommodation
0
Elsewhere
0
Another type of household
0
Don't Know
2
Don’t know
1
3.14

Of the 9 potential new households, 5 of them will most likely be seeking single
person accommodation; and 2 households would require housing suitable for
a couple with children; while one household will be seeking accommodation
for a couple without children. In terms of location, 6 stated that they would be
seeking to live in Tarbert and the surrounding areas while one stated that they
would be looking elsewhere in Scotland. 2 respondents were unsure of their
locational preferences.

3.15

This provides one estimate of additional need for those with clear intentions of
seeking to be rehoused. Alternatively, this can be triangulated against trends
in local household formation based on recent moving history.

3.16

According to the survey, 13% of respondents reported that someone had left
their household in the last 5 years to form their own household; while 87%
stated that their household remained unchanged. Of 141 responses, 13%
reported that they also knew of someone who wanted to return to the area
having had to leave. It is unclear if lack of suitable accommodation was a key
factor in this decision, but if these recent trends were to continue, one could
assume something in the order of 18 new households could either form and
20
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remain locally, or be attracted back to the area. The following tables illustrate
these responses.
Table 3.10: Historic Moving Trends & Potential Returners
Q12. Has anyone left your
Q13. Do you know anyone who
household in the past 5 years to
has had to leave the area that
form a separate household?
might want to return?
Number
As %
Number
As %
Yes
19
13.10
Yes
18
12.77
No
126
86.90
No
123
87.23
Total
145
100.00
Total
141
100

3.17

Reasons for needing to move.
The main reasons for households seeking alternative accommodation were:

Table 3.11: Reasons for moving (Respondents could select more than 1 option)
What are the main reasons why you would like OR need to move at present?
To live in specialist accommodation
1
Retirement
1
Other employment reasons
1
Children left home
1
Bigger home
3
Poor condition of housing
1
Harassment
1
Move closer to healthcare amenities
2
Better access to services
2
To find affordable housing
3
To find the size/type of property required
5
No jobs available locally
1
Addition to family
1
Smaller home
2
At risk of homelessness/ Insecurity of tenure (e.g. threat of eviction/
end of tenancy)
3
Poor transport/accessibility
1
Problems with neighbours
3
Heating Costs
1

3.18

The most common reason for households expressing a desire or need to
move was to find the right size and property type (5), with 3 households
indicating the need for a bigger house and 2 indicating the need for a smaller
home. Only 3 households stated that their tenancy was either insecure or that
there is a threat of eviction and that their risk of homelessness is high, which
would be considered clear justification for the provision of a new home within
the HNDA framework. 3 households expressed the need to find housing
which is affordable with 1 household citing heating costs as a reason for
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requiring alternative accommodation. 3 households reported problems with
neighbours and 1 household indicated harassment as a reason for moving.
For most moving reasons, the numbers affected are generally very low, and
most of these needs could be addressed without necessary recourse to a new
build solution; nevertheless a small-scale development would clearly benefit
the local community and facilitate movement within the local housing system.
3.19

Affordability
Affordability is one of the critical factors underpinning the assessment of
housing need and demand, and will also determine the viability of various
options for addressing that need. An understanding of local earnings and
incomes relative to market prices and rent levels is fundamental to a robust
and credible HNDA, and therefore the household survey sought valid and
detailed financial information. Inevitably, despite the absolute confidentiality of
the process, a number of respondents remain reluctant to provide this
information and consequently analysis is restricted. Nevertheless, a number
of respondents did provide valuable data for this purpose, and the
anonymised results are summarised here.

3.20

Table 3.12 shows the interest of respondents in owning and renting their
home, in relation to what each household can afford to pay. In terms of
respondents who are interested in owner occupation, 40% stated that they
could afford a mortgage of £60,000 or less; and a further 10% can afford up to
£75,000. 15% of respondents have a budget of £90,000 - £105,000, while
10% can afford up to £120,000. The remaining 20% can afford mortgages
upwards of £120,000, with half of those being able to afford a mortgage
beyond £180,000. This confirms the analysis of secondary data as outlined at
paragraphs 2.23-24 in the preceding section of this report. In general, and
particularly for those households most in need, the local housing market is not
affordable and opportunities for accessing home ownership are relatively
limited.

Table 3.12: Affordability of Owner Occupation and Rental
If you are interested in owner
If you are interested in renting,
occupation, please indicate the
please indicate the monthly rental
mortgage amount you can afford.
you would be able to afford.
Less than £60,000
8 40% Less than £250
2
9%
£60,000 – £75,000
2 10% £250 - £300
5
22%
£75,000- £90,000
1
5% £300 - £350
3
13%
£90,000 - £105,000
3 15% £350 - £400
8
35%
£105,000 - £120,000
2 10% £400 - £450
4
17%
£120,000 - £140,000
1
5% £450 - £500
1
4%
£140,000 - £160,000
1
5% £500 - £600
0
0
£160,000 - £180,000
0
0% £600 - £700
0
0
£180,000 or more
2 10% £700 or more
0
0
Total
20 100%
Total
23 100%
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3.21

For the respondents who are interested in renting, 35% are seeking
accommodation at not more than £400 per month. 22% stated that they
would be able to afford rent of between £250 and £300, while none of the
respondents would be able to afford rent over £500 a month. 2 respondents
stated that their affordability for rent would be less than £250 a month. Recent
research carried out by the Council on RSL lets suggest that between the two
main housing association providers in this area, average rental rates for a 3
bedroom property sit at £338.48 per month. This makes 3 bedroom properties
unaffordable to 31% of respondents. The Local Housing Allowance provides a
further benchmark of affordable private sector rents, and for the Broad Rental
Market Area of Argyll and Bute, the current rates are as follows.
Table 3.13: LHA Rate Argyll & Bute, 2015/2016
LHA Rate Argyll & Bute, 2015/2016
(£ per week)
Number of Bedrooms
Shared Room Rate
61.36
1 bedroom
84.23
2 bedroom
103.85
3 bedroom
120.29
4 or more bedroom
180

monthly equivalent
245.44
336.92
415.4
481.16
720

3.22

Assuming the LHA reflects local private rent levels, then the majority of survey
respondents for instance would not be able to sustain a 2 bedroom property
and none could afford a 3 bedroom property. While not conclusive, this is
certainly indicative of a general affordability issue within the local housing
system.

3.23

Specialist Housing Demand
The survey asked households to consider any special needs for their
household and whether their current housing was meeting this need. Table
3.14 shows that 10 households have an unmet need for some form of
specialist provision. This mainly comprises accommodation on the ground
floor (4 households) while only 1 household had an unmet requirement for
wheelchair accessible housing.

Table 3.14: Specialist Housing Needs
Housing needs
Wheelchair Accessible housing

Households
6

Needs unmet
1

Sheltered Housing with support services
Other housing with support services provided
Adapted housing
Accommodation on ground floor
Residential Care
Other

4
2
5
10
0
0

1
2
2
4
0
0

3.24 The survey also sought to correlate unmet housing needs against people with
various health conditions and Table 3.15 shows how these responses were
23

Tarbert & Skipness Housing Needs Survey

recorded. 11 respondents stated that there were mobility or physical
disabilities within their household, and 2 of those stated that their housing
does not sufficiently meet the requirements of that condition. 2 households
also reported unmet need in respect of the occupant’s frailty due to old age. It
is important to note that respondents have provided multiple answers to these
questions, and therefore each unmet need does not equate to a new build
house. Of the respondents who did indicate an unmet special housing need,
further analysis shows that 4 of these are already included within Table 3.5 of
this report.
Table 3.15: Health Condition and Housing Needs
Health Condition
Households
Mental ill health
0
Mobility/Physical disabilities
11
Learning difficulties
1
Severe difficulties with sight
1
Severe difficulties with hearing
0
Dementia
1
Being frail due to old age
7
Long term illness
6
Drug/Alcohol dependency
0
Other
1
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Needs unmet
0
2
0
0
0
1
2
1
0
0
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4.0

COMMUNITY VIEWS – Housing in Tarbert & Skipness

4.1

The final section of the survey gave residents the opportunity to comment in
general on the need for further affordable housing options in the area. 42
respondents provided useful and varied comment, and the majority of these
supported additional affordable housing, particularly in the main settlement of
Tarbert. The majority of respondents expressing a view on the level of need in
Skipness tended to reflect the available data in suggesting that there is
currently no compelling evidence to support further development in the village
at this time.

4.2

Public Perception of Demand
Table 3.16 below shows how the respondents generally perceived the
demand for housing in their area – as opposed to identifying their own, actual
need. It should be noted that there were 134 valid responses to the question
and that while these provide valuable and indicative supporting data, these
are subjective and/or anecdotal perceptions rather than “robust and credible”
evidence within the terms of the HNDA guidance. There was popular support
for more housing for sale at low cost; housing for young people; and for social
rented housing. There was less, but still significant, support for housing for
older people and housing in the private rented sector. Respondents who
claimed that there was no demand or that there was already enough social
housing or housing for sale at low cost were in the vast minority. There were a
few respondents indicating that they were unsure of the demand in their area
and some suggesting other types of housing might be required, such as
housing for families.
Table 3.16: Demand for Housing Development
Do you think that there is a need for affordable housing to be developed
in the community?
Yes, housing for sale at low cost
71
Yes, housing for young people
72
Yes, social rented housing
71
Yes, quality private rented housing
30
Yes, housing for older people
51
No, already enough low cost houses
3
No, already enough social housing
2
No demand
7
Other
5

4.2
The most common themes among the responses were
The importance of providing suitable accommodation for families and young
people in particular.
High or unaffordable costs of buying and rental.
The negative impact of second/holiday homes on the local market and in
constraining access to effective stock.
The need for employment opportunities in addition to housing to sustain
community
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4.3

Despite a generally ageing population, there were only a couple of responses
that referred specifically to the potential future need for specialist
accommodation or support services locally. There was however more concern
with the condition of the existing housing stock, and related energy efficiency
or fuel poverty issues which are often considered to be critical issues
generally across Argyll and Bute.

4.4

All comments have been considered and the views have been taken on
board. The following selection highlights the main concerns and key issues:

Q.22. Do you have any additional comments you wish to make about housing
need and demand in your community?
Yes, there is no point building new homes if the current housing stock is not
maintained. As there is a considerable amount of homes in poor state of repair and
breaches people's tenancy rights.
Housing badly needed in Tarbert as shortage of housing but no more flats. Really
need to build houses with 2-3 bedrooms. Tarbert has a shortage of houses as it’s full
of flats. There are a lot of young families including myself that would like to stay in the
village but a lack of housing is making a lot of them move away. This village will end
up a retirement place if all young families have to move away to get adequate
housing!
Poor time for survey given Council redundancies. People are not sure of whether they
will be able to stay in their local community and demand/supply is therefore likely to
change. There is a definite need for low cost social housing in Tarbert especially with
gardens and level access
The area needs affordable housing. Would not be in favour of building more
expensive homes or holiday homes.
Would query and am sceptical about building regulations when laws appear to allow
caravans and oversized sheds to pop up (willy nilly) in gardens!!!
Urgent need for affordable housing in Skipness
All hinges on employment i.e. fishing for one.
I've had school friends leave Tarbert for Lochgilphead for better housing needs which
is wrong. We also have school friends with a family of 3 children with another on the
way who are currently living in a 2 bedroom flat. That speaks volumes for the need for
more 3 bed properties in the village.
Unsure whether young families would really want to come and live in Skipness due to
the lack of work in the area but the community would benefit from having young
families join it. There may be older members of the community who might wish to
move into more appropriate housing.
Tarbert needs more 3/4 bedroom properties for families. Far too many living in flats
with inadequate rooms and garden areas. The village needs more affordable homes
to keep families in the community.
In the Tarbert area there is the need for 3 bedroom houses for young families.
Heating is the big problem. I know plenty of people who live in houses with solid fuel
heating. It’s not very good for any number of reasons. However those houses are
difficult to heat with other systems. They really need new properly designed housing.
Need a new settlement/village if more people wish to live in vicinity. Tarbert needs
protecting.
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Me and my family moved to Tarbert 2 years ago, we have a big family and was
shocked when filling out my housing form that the council (sic) do not have any 4
bedroom houses/flats. Why is this? My children are very much settled and happy
here. You really need bigger houses for bigger families. You need to accommodate
for families. Tarbert is a great place to bring your children up but if you don't build
bigger houses families won't move to this area and playgroups and other activities
outwith the school will suffer. Is that really fair?
The number of holiday homes, even in the road (Pier Road) I live is really
unacceptable. Only occupied for 6 weeks of the year. Young locals cannot afford to
buy houses, hence the holiday homes.
As well as housing, a healthy community requires industry/employment
Shortage of 3 bedroom flats to buy or rent
The village will not be sustainable in the long term if housing can't be provided for new
families.
We need more housing in Tarbert but it is very difficult to find the sites. The land
allocated in the Local Plan is very difficult to access and service. More housing in
Skipness would be great but local opposition could still be high.
It is important to encourage young families to the area
Provision of mains water would greatly improve households in the Skipness/Claonaig
area
People who live in tied houses are often forced to move to Campbeltown when they
retire.
I do not believe there is any demand for affordable housing within the Skipness
community. There are already 4 unoccupied flats which were built as affordable
housing. Anyone looking for affordable housing would presumably be at the lower end
of the income scale in which case it is unlikely they would have the means to finance
a commuting lifestyle which would be inevitable for anyone in work. There is no work
available in the immediate vicinity of Skipness. Similarly any families with children
would need to travel to take them to social activities which would further drain family
finances. The sad fact is that Skipness is a retirement village with many holiday
homes and it is naive to think it will ever be anything else.
As far as I am aware, there is no demand in Skipness
New rentable housing stock required as too much old and useless currently.
There isn't any space in my area to build new homes.
New houses required and renovation of currently empty houses.
It is mostly elderly and disabled people who live in the community and a few of them
are wheelchair bound and the houses they are living in have 2 or more steps going up
to their only door to access their home. Therefore we need more houses with better
access for disabled residents.
It is absolutely necessary for the economy to grow. My employer cannot find staff in
the area so any staff we need, have to live in accommodation which is full and we
can't attract new staff. Housing in Tarbert is in short supply. On average it takes 1
year to find accommodation. Most of the homes on the market are too expensive for
local salaries and few properties come on the market. When they do after generations
in the same family, they often need a lot of work - more cost. Rents are quite high and
people are limited where they can live because of poor public transport. If you have a
car as I do it means you can travel further but the cost of a vehicle means I can't
afford so much rent. This is a 'catch 22'. My working hours/shifts necessitate a need
for a car even though I live and work on a bus route (which I have no use of). I want to
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change job but then I need to rethink my housing needs.
Also, some new build to give scope for incoming additions to the community - possible
new skills or business opportunities.
Would welcome affordable new homes for purchase and/or rent to ensure future
wellbeing of the community.
Tarbert has a lack of 3 bedroom accommodation, more is definitely required.
3 bedroom housing needed. Family homes.
Skipness is an old estate village. The existing housing stock is predominantly very old
cottages which are unsuitable for modern living. When houses do come on the market
they go for holiday homes. They are unaffordable on local earnings for families. Not
enough effort is made to market Skipness, Tarbert and Argyll as a place where
families could make a life style change, but housing would have to be available and
the trend for small communities to be full of holiday homes used on an occasional
basis reversed.
Affordable homes required for families but also for people who would like to part-buy.
Tarbert is in serious need of more 3 bedroom houses. There are so many families
with more than one child that are desperate for these houses but there is a severe
lack of them due to many houses having been sold or occupied by single
people/couples who don't use three bedrooms but won't move into smaller properties.
Living in Tarbert doesn't give families the opportunity to have a 3 bedroom house as
there are none , and when our councillors try to get more of these built we are told
that there is no 'need' for more 3 bedroom houses. There are many families squashed
into small two bedroom flats because they don't meet the criteria of being in 'need'.
They may not be classed as in need but anyone with 2 children of opposite sex
sharing a room at any age is a struggle with 2 sets of furniture, clothing, toys etc in an
averaged sized room ; not to mention the lack of space/time the children have to
themselves. Lack of three bedroom houses in Tarbert is affecting our village and is
only going to get worse as there are so many families that have to wait years until
they qualify as 'needing' a house this size and even then they may be waiting years
for one to become available. I would like to see more 3 bedroom homes built as soon
as possible. There'd be a long list of people desperate to rent these.
Tarbert is in need of 3/4 bedroom houses, especially 4 bedroom houses as there is
currently none in Tarbert
When I first moved to the area I struggled to rent decent, private accommodation. The
property I rented at first was damp and had a serious effect on my health. I also knew
friends in a similar situation particularly with families who live in fuel poverty. We were
lucky were able to buy our own home but have spent years renovating it and expect to
continue to do so for years to come. Not everyone has the skills or money to do this.
Decent housing of all types is desperately needed in Tarbert.
Need more 4 bedroom accommodation.
There is not much work available locally.
Argyll and Bute Council were requested to find tenants for this property before we
took it but were unable to offer any suggestions. Too isolated and remote from any
meaningful job prospects. Work is needed rather than housing.
There is a shortage of job opportunities and so when housing becomes vacant they
are acquired as 2nd homes for wealthy premiums.
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5

DETERMINING THE NEED FOR NEW BUILD HOUSING IN TARBERT &
SKIPNESS

5.1

Policy Context - It is essential to establish a robust evidence base of housing
need if public investment in the form of government grant and/or council
funding is being sought for new affordable homes. The Scottish Government
published revised guidance in 2014 which significantly changed the
methodology and definitions for conducting a “robust and credible” housing
need and demand assessment (HNDA). Within this revised framework, key
factors that will determine the requirement for subsidised affordable new build
housing include: demographic and economic trends and affordability in the
private market; and a focus on particular forms of housing need such as
homelessness and those threatened with homelessness; households living in
temporary accommodation or with insecurity of tenure; and overcrowding.
Future need is also considered, in terms of the rate of newly-forming
households and levels of in-migrants on an annual basis who could not afford
market solutions.

5.2

Households Needing or Wanting Alternative Accommodation
Overall, the vast majority of residents in Tarbert & Skipness appear to be
satisfactorily housed at present. The Community Needs survey identified only
around 12 households who required alternative accommodation and a further
16 who potentially might like to move. This equates to circa 20% of the total
respondents (and less than 4% of all households in the area). Given the
scope of the survey and the promotion at local level encouraging responses, it
is assumed that non-responses indicate no need. In addition, a further 6
potential households would like to move over the next 2-5 years and remain in
the area. All of the identified need is located within the Tarbert settlement –
there was no robust evidence of unmet need in Skipness itself.

5.3

Social Housing Requirement – Only half of households in current need (6 of
12) according to the survey would specifically prefer social renting. Excluding
three of these survey respondents who are also already registered on the RSL
waiting list, there are around 9 further local residents on the HOMEArgyll list in
the core categories of housing need (i.e. homeless or threatened with
homelessness; in temporary accommodation or in other forms of insecure
tenancy; or overcrowded – allowing for double counting across the categories
of need). The proportion of RSL homes within the total stock for the area is
only slightly lower than average and turnover is relatively healthy therefore it is
likely that much of the wider need will be addressed from within the existing
stock over the five year planning period of the next Local Housing Strategy.
Discounting households that could meet their need via in situ solutions to their
current home (e.g. through repairs, extensions, income maximisation and cost
reduction measures among many others – see paragraph 2.20), then the
overall requirement for additional RSL units is estimated to be around 12-18.

5.4

The Council’s strategic objectives include the aim of ensuring that an
adequate supply of accommodation for the changing needs of the ageing
population will be available in the future; and also the aim of supporting and
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proactively driving population growth and economic regeneration through the
provision of sufficient, good quality affordable housing. With this in mind, the
Council has made a commitment to support future development in Tarbert
within the current Strategic Housing Investment Plan (SHIP). It is important to
note that the HNDA provides a robust evidence base; but does not
necessarily reflect the actual housing that will be delivered. This is based on
a policy decision using the HNDA to inform actual Housing Supply Targets,
but these are also determined by a number of additional factors including,
crucially, available resources (finance and land supply), infrastructure and
planning constraints, the capacity of the local construction sector, and also
wider strategic objectives.
5.5

Therefore, it is proposed that a target for new build social rented housing of 612 units could be delivered within available resources over the lifetime of the
current SHIP. The primary requirement is for mainstream accommodation to
retain and attract young persons. Therefore the focus should be primarily on 1
and 2 bedroom properties for general needs but built to Varying Needs
Standards to allow for future adaptation or use as specialist accommodation
as appropriate. While a proportion of the community have expressed a strong
perception and subjective, anecdotal supposition regarding the need for larger
properties, this is not entirely borne out by the evidence (i.e. demographic
profile and trends; waiting list composition etc) nevertheless a proportion of
any new build provision should cater for larger families with 3 or 4 bedrooms
(approximately one third or one quarter, depending on the total units to be
delivered).

5.6

Owner Occupation – Only a couple of the survey respondents in actual
housing need expressed interest in either outright home ownership or some
form of low cost ownership. More widely, there would be potential interest in
this option from around 10 households. While some of the historic support and
key sources of financial aid for options such as self-build have been
withdrawn in recent years, there are potential new mechanisms emerging for
shared equity and shared ownership as well as Mid Market Rent, and the
council is currently exploring these, in recognition that this could prove a
significant housing solution, if viable, in the rural communities of Argyll and
Bute. Very few survey respondents expressed interest in home ownership
through purchase on the open market; possibly a reflection of the significant
affordability issues in the area and a realistic assessment of local market
conditions. Given these affordability issues, with even the (very few)
properties available for sale at the lower quartile end of the market being
beyond the scope of a significant proportion of local residents, some form of
subsidized low cost ownership would be required, but again there was limited
appetite for this option among the survey respondents, possibly due to lack of
awareness of these mechanisms. This could include the promotion of national
schemes such as Rent to Buy; Help To Buy; or Open Market Shared Equity. A
provisional target of around 10 new affordable homes for low cost ownership
is therefore suggested over the next five years to address existing local
demand. These new homes should be provided primarily at the lower quartile
end of the market. The main requirement is likely to be for 2 bedroom
properties with a small number of larger, family sized properties to enhance
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the mix of units within the local system and to encourage movement within the
existing stock.

6.0

CONCLUSION

6.1

This study does not pre-empt the full HNDA process which the Council is
legally required to carry out, but it does provide detailed evidence which will
be used to inform that final assessment of need for the area. The findings of
this Household Survey also suggest potential strategic responses that should
be considered by the Council and its partners, as well as the local community.

6.2

The evidence indicates a relatively small but genuine backlog of unmet need
in the area, and it is clear that some additional accommodation provided at
affordable prices or rent levels could play a key role in promoting population
growth and sustaining economic regeneration, though, critically, this would
have to operate in tandem with real and sustainable employment
opportunities. A small-scale development of mainstream social rented
properties could address the current and latent need from young residents
and newly-forming families.

6.3

The main focus of future strategic interventions, therefore, is likely to be on
 maximising the use of existing stock (bringing vacant properties back
into use for social or private rent or as affordable ownership options);
 repairing, maintaining and improving existing poor condition properties
across all tenures with targeted advice and assistance ;
 tackling fuel poverty (improving energy efficiency and income
maximisation);
 supporting affordable, low-cost home-ownership options (by exploring
and promoting self-build mechanisms; and raising awareness of
alternative “intermediate” tenures). This will involve working with the
community and local developers and landowners and also making
effective, innovative use of mechanisms such as the council’s
Affordable Housing Policy; and
 delivering a small-scale development for social rent via the SHIP
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