
 

 

Bute • Helensburgh • Islay • Oban • Mull • Campbeltown • Iona • Dunoon • Tiree • Lochgilphead • Seil … 

 



 

1 

 
 

 

 
 
                                                                                                                                  

 
 

 
The focus of the Strategic Housing Investment Plan (SHIP) is affordable housing 
provision via new build, replacement, rehabilitation or re-modelling.  
 
 
 “Affordable housing” in this context refers to accommodation made available 

at a cost below full market value to meet an identified need and includes:  

 Social rented housing;  

 Subsidised low cost housing for sale (discounted, shared ownership or 
shared equity); 

 Low cost housing without subsidy (entry level housing for sale); and 

 Mid-market rental housing provided by social landlords.” 
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Argyll and Bute Council remains committed to working closely with the 
Scottish Government, local housing associations, and other key partners 
to increase the effective supply of affordable homes across the local 
authority area so that everyone can access a good quality home that is 
affordable and that meets their needs.  
 
 
The Strategic Housing Investment Plan (SHIP) is a key local authority 
document which identifies priority housing projects to support the delivery 
of both local and national strategic housing targets; as well as helping to 
increase the supply of housing across other tenures as appropriate. 

 
 
The Local Housing Strategy (LHS) 
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 Priorities of Argyll and Bute Council 2017 - 2022  

The current council administration continues until 2022, and is focused on 
creating and making the most of opportunities while continuing to deliver 
quality services. Like the communities we represent we are ambitious and we 
will always be accessible to our constituents and accountable to the people of 
Argyll and Bute. We are committed to making Argyll and Bute a great place to 
live, work and do business and we will work hard to deliver better core services 
and improved support for communities. Local residents know that all councils 
are facing difficult decisions. Where we can’t always provide, we’ll enable, 
support and work in partnership to achieve delivery. 

OUR VISION FOR ARGYLL AND BUTE COUNCIL 

A Council that grasps opportunities to transform how it delivers services, 
working in partnership with communities and other public and private sector 
organizations, with a “can do, will do” attitude, and a strong commitment to 
community power and to the delivery of first class local services: 

 An education service which enables all young people to achieve their 
potential; 

 Support for the local economy in partnership with local businesses 
 Homes for all, tackling poverty and building opportunity 
 Greener and cleaner communities  

A determination to ensure that our diverse geographic location with remote, 
rural and island communities is fully taken into account and supported in the 
distribution of any new funding 
  
With specific regard to Housing, the priority of “Homes for all, tackling fuel 
poverty and building opportunity” is directly related to, and supported by, 
the SHIP. Relevant actions includes:- 

 Work with partners and the Scottish Government to deliver new 
affordable homes across the Council area, and consider using the 
resources of pension funds or developer contributions whenever 
possible to increase numbers; 

 Use the council’s negotiating and initiating clout to secure lower priced 
energy for local people to address the issue of fuel poverty that has a 
significant impact locally; 

 Work with partners to provide advice, information and support at an 
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 Local Housing Strategy (LHS) 2021/22-2025/26  
 

   
 
 
 
 
 
 
 
             Underpinning this vision are four high level outcomes: 
 

 
 
 
 

  
 The SHIP continues to play a key role in promoting the overall LHS vision 

and



 

7 
 

 
The SHIP sets out a clear and transparent framework for the prioritisation of 
projects to be delivered over the next five years. The Council aims to 
maintain an appropriate balance of housing provision across Argyll & Bute 
that reflects the affordable housing requirement identified in the latest 
HNDA, (and any subsequent local Housing Market Area or Community 
needs assessments) and also contributes 
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http://www.gov.scot/Topics/Statistics/About/Methodology/UrbanRuralClassification
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Buy; the percentage of social housing to total dwelling stock; and the ratio 
of local earnings to average or lower quartile house prices and private rents. 
While existing, evidenced need remains the primary concern, consideration 
will also be given to rural areas of potential economic development and/or 
population growth in liaison with Economic Development colleagues and the 
local business sector. In this context, the potential impact of the proposed 
Rural Growth Deal (RGD) 
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The need to sustain an increased new-build programme could arise under 
various scenarios: if economic decline and financial constraints lead to 
widespread unemployment and hardship with resultant loss of homes or 
tenancies, then there would be a requirement for the safety net of affordable 
social rented properties to increase; but on the other hand, if there is a 
behavioral shift in terms of more home-working, and in-migration to remoter, 
rural and island havens, then that would also entail a requirement for 
increased affordable housing supply. Current anecdotal evidence suggests 
that a property boom is occurring across the authority, even in areas such 
as Bute which have tended in recent years to be depressed markets with 
low demand and excessive turnover rates. This may just be an anomalous 
blip, following lockdown and the freezing of purchase and rental markets; 
however it will be important to monitor trends closely and review needs 
assessments and supply targets within the SHIP on a regular basis. 
 

 
 
 
 
 
It is important to identify, assess and respond to any risks or potential constraints 
that might impact on the overall programme or individual projects; and that 
effective measures are taken to mitigate these as far and as early as possible. 
The SHIP aims to provide assurance that, if funding is secured, any other 
constraints will be resolved by the time of estimated site start of the relevant 
project. The main risks or constraints that tend to apply to the SHIP programme 
include: 

 

 Development and Infrastructure constraints 

 Financial Assumptions 

 Planning issues 

 Legal procedural constraints; and  

 Effective land supply 
 

 
In addition, an ongoing, critical factor in the context of this authority is the 
capacity of the local construction sector and the constrained market for 
competitive tendering. 
 
The impact of the coronavirus will continue to exacerbate many of these risks 
and potentially introduce a set of new challenges: health and safety measures 
and distancing protocols will reduce contractor capacity onsite thus delaying 
developments; while supply chains, and travel, transport and accommodation 
constraints are likely to be affected and result in increased costs as well as 
further delays. The removal of most legal restrictions in August 2021 is welcome 
but may not lead to an improved environment for development immediately; and 
the implications of Covid are likely to remain a factor in policy planning and 
service delivery for some time to come.  
 

4) DELIVERING THE PROGRAMME: MITIGATING RISKS AND 

RESOLVING DEVELOPMENT CONTSRAINTS 
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The council and its partners are working continuously to minimize these risks 
and mitigate constraints as far as possible, for example:- 
 
Development Constraints (such as infrastructure issues: roads, utilities, 
ground condition problems/ abnormal costs) -  The core SHIP programme has 
always aimed 



 

14 
 

realistic assumptions on 
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Planning issues - Early discussions will continue to be prioritised with planning 
services (both Council & National Park) regarding road layouts/ car parking 
requirements, school catchment areas, and other possible issues. The provision 
of adequate footpaths adjacent to new developments, for instance, have been 
particular prominent issues in relation to a number of recent SHIP projects. All 
of the development sites included in the SHIP programme should be effective 
given that they will, in most cases, require to be already allocated for housing 
development in the relevant local development plans. Many of the sites identified 
in the SHIP are of relatively small capacity. The costs associated with 
progressing smaller sites in the more remote rural areas are likely to be higher 
if developed as standalone projects. However it is envisaged that, where SHIP 
sites form part of a larger allocation identified in the LDP, 
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As outlined in previous SHIPs, the preparation of this plan, as well as the 
planning and delivery of individual projects, remains a continuous, iterative 
corporate activity. Since 2019, close working relationships have been further 
enhanced and streamlined as the counci
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The Argyll & Bute Strategic Housing Forum, comprising a wide range of key 
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secure public funding and help to deliver practical housing solutions3. The 
council has engaged with local representatives on Mull, and community councils 
in North Lorn, for instance, to implement the new toolkit; and this is now available 
both proactively and on demand.  
 
 
Health and Social Care Partners 

   
 
Following the production of the joint Health, Care and Housing Needs 
Assessment in 2018, and the recommendations which were appraised by a wide 
range of cross-sectoral stakeholders at a dedicated workshop session and 
subsequently 
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and facilitating early interventions, particularly in relation to adaptations. One 
innovative outcome of this joint working was the delivery of a cross-sectoral 
training programme for partners, and this will also help to inform the SHIP 
process and promote greater engagement across the board. 
 
The Housing OT and relevant HSCP officers will continue to participate in the 
SHIP Operational Group as well as the Strategic Housing Forum. In 2021, the 
council approved the recommendation that this post should become permanent, 
funded by Housing Services. Working closely with the Council’s LHS Team, the 
Housing OT had a key role in research and consultation with wheelchair users 
across Argyll and Bute, to help identify specific new build targets for wheelchair 
accommodation, which have been incorporated into this plan and take 
immediate effect in respect of the SHIP programme. In 2021, Council Housing 
Services also appointed a dedicated Mental Health/Addictions Housing 
Practitioner with a focus on supporting the delivery of the Rapid Re-housing 
Transition Plan, and further enhancing the strategic and operational links 
between housing, health and social care. 
 
 
HMNB Clyde / MOD engagement  
 
As reported in previous SHIPs, the Strategic Delivery and Development 

https://www.gov.uk/government/publications/national-security-strategy-and-strategic-defence-and-security-review-2015
https://www.gov.uk/government/publications/national-security-strategy-and-strategic-defence-and-security-review-2015
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local housing system to address the anticipated increased demand will be a 
priority for the SHIP over the next 5 – 10 years.  
 
In addition, the council has carried out a dedicated in-house study of the 
particular needs of veterans, and serving military personnel more widely i.e. 
beyond those based at or leaving Faslane; and the results have informed the 
new HNDA and LHS in 2021. This has involved engagement with local and 
national organizations such as Veterans Housing Scotl(sing)4( S)022 Tm
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RSLs/developers to maximise funding opportunities and utilise the available RPA 
as far as possible. This might for instance include increasing off-the-shelf / buy-
back acquisitions, land banking in areas of identified need or designated future 
economic growth spots. In relation to this approach, the Council will develop a 
strategic plan to ensure that identified housing need and demand is met through 
this process. While it is likely that there may still be some slippage in achieved 
expenditure and project completions as an ongoing result of Covid-19 this year, it 
is also possible that there will be opportunities to maximise and accelerate spend 
on pipeline projects dependent on the local and national situation and the progress 
of the government’s route map to recovery. 
 
b) The Council’s Contribution – The Strategic Housing Fund 
  
Resourcing the SHIP programme also requires a significant contribution from the 
Council’s Strategic Housing Fund (SHF). This Fund is primarily based on the 
revenue raised from reduced tax discounts on empty and second homes: where 
local authorities have used discretionary powers and reduced the empty and 
second homes tax discounts, the additional revenue must be used to support 
affordable housing delivery in their areas. In addition, since 2013 local authorities 
have had flexibility to remove the discount entirely and to apply a levy of up to 
100% on long-term empty properties. These revenues are not ring-fenced although 
their use to bring long-term empty properties back into use, or to support affordable 
housing provision, is encouraged by the Scottish Government.  
 
Since 2007, the SHF in Argyll and Bute has been used for the following eligible 
expenditure: 

 Expenditure incurred in relation to assets formally held on the Housing 
Revenue Account; 

 Expenditure relating to the acquisition of sites for the landbank; 

 Expenditure related to the delivery of the Empty Homes Initiative; 

 Payments to enhance infrastructure where this is restricting the 
development of affordable housing; and
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The balance 
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http://www.gov.scot/Topics/Statistics/About/Methodology/UrbanRuralClassification
http://www.gov.scot/Topics/Statistics/About/Methodology/UrbanRuralClassification


 

25 
 

Other Initiatives 
 
The council and strategic partners are also interested in exploring other potential 
funding sources, such as the Scottish Government’s Building Scotland Fund and 
the national Self-Build Loan Fund; as well as the wider Partnership Support for 
Regeneration scheme. Such initiatives could facilitate the delivery of the SHIP 
and/or alternative affordable housing provision in the future. 
 
The Scottish Land Fund (SLF) 
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Developer Contributions 
 
Argyll and Bute falls within the purview of two planning authorities: while the 
council covers most of the mainland and islands, Loch Lomond & Trossachs 
National Park is the planning authority for parts of Cowal and Lomond. Both 
authorities have set out formal Affordable Housing Policies in their respective 
Local Development Plans. These policies outline mechanisms and options to 
secure developer contributions, where there is a demonstrated need for 
affordable housing.   
 
The council’s current policy was adopted in supplementary guidance to the LDP 
in March 2016, and requires that out with specified housing allocations and 
Potential Development Areas (PDAs) new private developments proposing 8 or 
more homes should deliver a minimum of 25% affordable housing units. Given 
the revised and re-enforced strategic vision of growth and repopulation for the 
whole of Argyll and Bute, it is likely that the affordable housing policy will be 
applied presumptively across all HMAs. 
 
Developer contributions can be delivered by a variety of means including social 
rented housing, mid-market rented housing, payment of commuted sums and 
also the building of houses/apartments designed to meet the needs of first time 
buyers (provided these are available at affordable levels as defined by the 
council’s HNDA and with reference to the relevant local housing market).   
 
The sequential mechanisms for securing Affordable Housing via the policy are 
applied in the following order:  

 on-site provision;  
 off-site provision;  
 commuted payment;  
 discounted low cost sale;  
 affordability by design without subsidy. 

To date, no commuted sums have been received and the preferred approach 
has been to engage with an RSL to deliver the affordable quota on site. 
 
The National Park policy follows a generally similar approach, with a requirement 
for 25%, 33% or 50% affordable provision on sites of 4 or more units depending 
on the location. Sites of up to 3 units in accessible rural areas may also have a 
policy requirement under certain circumstances. A formal policy for calculating 
commuted sums has been established but again, to date, little or no payments 
have been received. 
 
The delivery of unsubsidized affordable housing for purchase via the Affordable 
Housing Policy, but without Scottish Government funding, will normally target a 
different client group and requires close working between Housing Services and 
Planning colleagues to ensure these models are in fact affordable in accordance 
with the LHS and SHIP priorities. 
 
 
 



/housing/housing-strategies-consultations-and-research-0
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some wheelchair users who could benefit from suitable, specialist provision in 
the social rented sector may not apply due to lack of awareness or 
misperceptions regarding the suitability and availability of stock. This was 
identified as a key area for further research and analysis, and in 2019/20 an in-
house study was duly completed jointly by the council’s strategy team and the 
Housing OT.   A key finding of this study, collated with national research, is that 
wheelchair users and those who might benefit from wheelchair accommodation 
are not a homogenous group, and that for many a range of specialist models 
would be appropriate.                                                                                        
 
On that basis, while in situ solutions such as aids and adaptations or support 
services will have a crucial role to play, nevertheless, the SHIP will continue to 
require a target of 10% of the new build programme to provide some form of 
specialist provision (to include retirement housing, amenity housing, and other 
specially adapted properties); and within that, half (i.e. 5% of the total new 
builds) should be built to the fully wheelchair habitable standard as defined in 
the relevant section of the current HfVN standards guidance.  
The SHIP Officers Group and the Strategic Housing Forum approved this 
policy with immediate effect in 2020. RSL partners also continue to explore 
with HSCP partners requirements for extra care provision and replacement 
models for existing care homes which 
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As part of the comprehensive refresh of the Housing Need and Demand 
Assessment for Argyll and Bute, the council carried out a dedicated study to 
assess the accommodation and support needs of Gypsy/ Travellers in the 
area. This included an assessment of any “bricks and mortar” mainstream 
accommodation that may be required. The study has involved extensive 
primary engagement with Gypsy/Travellers and their representatives; and this 
work has informed the development of the latest LHS for Argyll and Bute. 
 
In March 2020 the Scottish Government announced the allocation of a one-off 
short-term funding initiative in support of the national Gypsy/Travelers Action 
Plan which was launched in 2019. ACHA were awarded £108,726, to be 
administered by the Council, for improvements to the local Gypsy/Travelers 
sites, beyond the minimum standards. A range of positive options are being 
explored jointly with local site tenants and the ultimate aim is to deliver 
immediate benefits and improve the quality of life for these residents. A further 
bid has been prepared jointly be ACHA and the council in 2021 for additional 
resources which the Scottish Government has made available for this purpose. 
 
 
 
 
 
 
Promoting energy efficiency and tackling fuel poverty remain strategic priorities 
for the LHS and key commitments for the council; and maximizing opportunities 
for sustainability in development remains a key principle underpinning the SHIP. 
As with all public bodies, this Council is also required to meet its statutory duties 
arising from the Climate Change (Scotland) Act 2009, and the LHS and SHIP 
have been developed to ensure that the provision of new affordable housing 
complies with the Act; and that all housing activities and outputs should 
contribute to the overarching net zero targets and principles.  
 
The Council requires affordable housing developments, as far as possible, to 
have a low environmental impact and to contribute to the LHS objectives of 
addressing fuel poverty and to ensure at least minimum standards of 
sustainability as required under Scottish Building Standards Agency 
regulations.  This remains a key assessment criterion for any project seeking 
public subsidy from the Scottish Government or the Council. 
   
There are significant challenges in delivering higher quality, energy efficient 
developments in an authority such as Argyll & Bute -  for instance,  a significant 
proportion of the area’s rural properties are not connected to the gas grid and 
many rely on costly oil heating – all of which impact on costs and on the ability 
to achieve sustainability targets. Nevertheless, local RSL partners continue to 
embrace sustainability principles which promote local material sourcing, 
recycling, insulation standards, and renewable energy, as far as possible within 

8) ENERGY EFFICIENCY & FUEL POVERTY  

Developers are encouraged to deliver the “Greener Standard”               
as default in all new developments; and the current SHIP indicates 
that 100% of the proposed programme will deliver to this standard. 
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the current financial climate. It is expected that all SHIP partners will continue 
to follow these principles to the best of their abilities despite the resourcing 
constraints under which they are currently operating. In particular, all new build 
RSL stock will be required to address the national Energy Efficiency Standard 
for Social Housing (EESH). Specific projects in the current SHIP include an 
innovative PassivHaus scheme at Garelochhead by ACHA, working with 
developers, Stewart & Shields 

 
Sustainable Design 
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 Rapid Rehousing Transition Plans could be seen as an integral part of 
the SHIPs, and should be annually reviewed as part of the SHIP 
process 
 

 The Scottish Government and Scottish Housing Regulator should 
improve data collection from local authorities or housing associations 
on completions and lettings relative to housing need. 

 
With this in mind, Argyll and Bute Council continues to liaise with RSL partners 
and other key stakeholders to develop and implement the RRTP; and will aim 
to ensure that homelessness remains a critical factor in the SHIP process. This 
includes: homelessness as one criterion for assessing need, prioritising 
projects, and awarding grants from the Strategic Housing Fund. SHIP projects 
are expected to contribute directly or indirectly to alleviating homelessness 
across Argyll and Bute (for example, as a result of direct allocations or via 
consequential lets to existing properties freed up on transfer of occupants to 
new build properties). The performance of developing landlords in respect of 
the proportion of allocations to homeless households and time taken to 
rehouse these clients will continue to be material considerations in SHIP 
programming decisions and resource allocation moving forward. 
 
In support of this RRTP the Council received £95,000 core funding from the 
Scottish Government in September 2019. In addition £30,000 was carried 

ts hlia
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The current year, 2021/22, is covered by the Strategic Local Programme 
Agreement (SLPA) between the council, the Scottish Government, and the 
developing RSLs, and the previous SHIP (approved in 2020); while this new 
SHIP will commence from 2022/23.  The programme is subject to ongoing 
change as either barriers to progress or windfall opportunities arise. 
Consequently, the following tables simply summarise all proposals at the time of 
writing (August 2021), including those projects which were expected to complete 
in 2021/22 and for which funding has already been drawn down. It should be 
noted that the status of many future projects, particularly in the later years, 
remains provisional and purely indicative at this stage; some may not proceed, 
or complete, within the timescale.  However there is also scope for additional 
proposals to be brought forward or included in the programme.  
 
Further details of the programme and individual projects are outlined in 
the electronic reports recorded on the Scottish Government’s Housing and 
Regeneration Programme (HARP) system. 
 
 

TABLE 2 SHIP Projects – Completions/Anticipated Completions in 2021/22 

Project address Developer Units 
Anticipated 

Completion Date 

Garelochhead (Passivhaus model) ACHA 10 June 2021 

Milknowe, Kintyre ACHA 1 July 2021 

Cairndow FYNE Homes 6 May 2021 

Kirk Road, Dunbeg WHHA 4 May 2021 

Dunbeg Phase 3 (partial handover)  LINK 118 March 2022 

Imereval, Islay, Phase 3 WHHA 8 Oct. 2021 

Tarbert Phase 2 ACHA 4 March  2022 

Jura WHHA 10 Jan. 2022 

Argyll & Bute 2021/22 Total Completions (est.) 161 March 2022 
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

11) THE REVISED PROGRAMME  
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TABLE 3: SHIP Core Programme - Potential Completions by March 2027 

Project address Developer Units 
Anticipated 
Completion1 

Dunbeg Phase 3 (final handover) LINK 182 June 22 

Keills, Islay ACHA 4 Feb. 2022 
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If this programme is successfully delivered in full within the planning period (plus 
completions in 2021/22), it could provide over 1100 new affordable homes 
across Argyll and Bute by March 2027. Over 38% of these would be in rural 
mainland, island and/or fragile communities; around 45% in the key strategic 
settlements of Oban and Dunbeg; 15% in Helensburgh; with just over 2% in the 
other main towns of Dunoon and Lochgilphead.  
 
There is an expectation that the majority of these units will be built to allow for 
future adaptation to meet changing needs over time; and in addition 
approximately 10% (i.e. 95 units, if above 
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TABLE 4: COMMUNITY-LED HOUSING PROJECTS 

HMA PROJECT/COMMUNITY UNITS Est. DATE 

Mull & Iona Ulva Ferry 4  Completed 2021 

Mull & Iona Ulva 6 Nov. 2021 

Mull & Iona Pennyghael 1 of95



 

39 
 

intended to review and update this Health Inequality Assessment in light of the 
comprehensive revision of the LHS and this SHIP. We will also continue to 
monitor and assess the impact of the SHIP and the LHS in terms of equalities 
and human rights, health inequalities, child rights, poverty and wellbeing, and 
in line with the principles of the Fairer Scotland Duty. Any relevant findings 
from such assessments will be reflected in the SHIP and future updates of the 
LHS and other associated plans, policies and strategies. 
 

Child Poverty and Housing – In line with the Child Poverty (Scotland) Act 
2017, the council produces an annual Argyll & Bute Child Poverty Action Plan 
report which sets out progress against the four statutory, income-based targets (all 
after housing costs), to be achieved by 2030, which are in summary:  
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by association it’s ancillary component, the SHIP) does not require a full SEA. 
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SHIP DEVELOPMENTS ACROSS ARGYLL & BUTE: 

Projects in the Core Programme 
 

 

 

 

 

ARGYLL & BUTE STRATEGIC HOUSING INVESTMENT PLAN 
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2022/23 – 2026/27 

 

THIS DOCUMENT IS 

AVAILABLE ON THE COUNCIL WEBSITE AT: 

 

https://www.argyll-bute.gov.uk/housing/housing-strategies-consultations-and-
research-0 

 

This document can also be made available in other formats on request. 

 

Contact: 

LHS Team 

Argyll & Bute Council 

Dolphin Hall 

Manse Avenue 

Dunoon 

Argyll & Bute Council PA23 8DQ 

 

Telephone:  

01369 708 679  

01631 700 058  

Email:  

allan.brandie@argyll-bute.gov.uk  
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