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Main Street, Inveraray

Inveraray Project - Preliminary Master Plan

1.0  Introduction

This Preliminary Master Plan has been prepared by Urban Animation, acting for the Argyll Estates. The Estate wishes to 
consider the long term prospects for use of its land in and around Inveraray and has identi�ed a preferred strategy to guide 
the location and form of new development in and around the village. 

Inveraray was originally designed and constructed as a planned settlement and much of the historic urban form remains 
intact. However, the village has expanded signi�cantly and suburbanisation has undermined its fringes and setting. The 
design and layout of modern development has not always been of a high standard, or appropriate to its context. There is an 
opportunity to establish a fully considered long term framework for development in and around Inveraray and to put in place 
design guidance which can ensure that in future, expansion of the village achieves a lasting quality. 

Sustainable principles must also be central to new development, ensuring that Inveraray and Argyll have every opportunity 
to meet local needs through readily available resources and services. Taking a strategic, long term view of the future expan-
sion of Inveraray can ensure that short term development initiatives do not compromise the longer term needs of the village 
and Argyll as a whole. 
   
Work on the Master Plan study is being undertaken at this time to meet Argyll & Bute Council’s programme for preparation of 
its �rst Local Development Plan (LDP). The �rst stage in the LDP process is the publication of a Main Issues Report by the Coun-
cil (MIR). This Preliminary Master Plan has been submitted to the Council for consideration during preparation of the MIR. In 
following this course, Argyll Estates is seeking to in�uence the content of the MIR and ultimately the LDP.

In due course, the Council will publish the MIR for public consultation. Interested individuals, groups, businesses and public 
agencies will have the opportunity to comment on the MIR. The Council will then consider all representations and proceed 
with preparation of a Proposed LDP. As this process unfolds, work will continue to re�ne the Master Plan and adapt the 
proposals to take account of feedback received from the public, the Council and other relevant stakeholders.

Argyll Estates welcome feedback from all interested parties and comments will be fully considered as the Inveraray Project 
proposals continue to take shape. Project updates and the emerging Master Plan will be available to view online at 
www.urban-animation.com as the Project progresses.

For further information or to comment on the Inveraray Project contact :

Urban Animation
22 Westhall Gardens
Edinburgh
EH10 4JQ

t. 0131 477 0676
e. inveraray@urban-animation.com

www.urban-animation.com

PROJECT TEAM

Richard Heggie, Urban Animation (Planning and Urban Design)
Neil Sutherland, Neil Sutherland Architects (Architecture)
Gordon King, DMH Baird Lumsden (Commercial Property Consultancy)
Andrew Montgomery, Factor, Argyll Estates
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“Inveraray is without equal among small British towns in having achieved 
by deliberate planning just that balance of man and nature, function and 
ceremony, which is the essence of townscape”. 

McWilliam, Scottish Townscape, Collins 1975.

    

     2.0 Inveraray Past and Present

Inveraray has become a popular visitor destination, with the 
Castle, Inveraray Gaol, Maritime Heritage Museum, and 
Woollen Mill o�ering a range of experiences. The Loch Fyne 
Cairndow Oyster Bar is another popular attraction, located  a 
few miles north at the head of the Loch. Inveraray is also well 
established as a stopping point for bus tour parties.

There are a number of good quality hotels in the village and 
the popular Argyll Caravan Park lies approximately 2 miles to 
the south. The Scottish Youth Hostels Association also has 
accommodation in Inveraray. 

Inveraray has its share of successful clubs and groups. The 
Shinty Club were 2004 Scottish Champions and Inveraray 
and District Pipe Band were 2009 Grade 2 World Champions.

Inveraray Primary School is located at The Avenue, towards 
the centre of the village. Secondary pupils travel to Lochgilp-
head High School.

Statistics available from Argyll and Bute Council (2001 
Census) suggest Inveraray has a relatively young population, 
low home ownership and high employment levels, with 
people generally in good health. 

Inveraray is located on the western shore of Loch Fyne on the A83 Tarbet - Campbeltown road. It lies adjacent to Invera-
ray Castle, the ancestral seat of the Duke of Argyll. 

In 1744 the third Duke of Argyll decided to demolish the original castle and replace it with a large Georgian mansion, 
later added to with gothic Victorian extensions.  Prior to construction of the new Castle, Inveraray amounted to a 
surrounding collection of poor quality buildings, which were removed to improve the setting for new mansion. Various 
plans were drawn for a relocated village and this was constructed over the latter part of the 18th Century. Many of the 
original buildings remain, along with the planned pattern of streets and spaces and distinctive urban form. The village 
retains its striking relationship to Loch Fyne and Loch Shira.  

 The new village provided houses for estate workers, a hotel, churches, a blacksmith, a woollen mill and a pier to exploit 
herring �shing, which later played an important economic role. The Courthouse, bank and jail were added in the 19th 
Century, followed by All Saints Church in 1886 and the Bell Tower, constructed from 1923-1932. Inveraray played an 
important role in WWII, with approximately quarter of a million troops training in amphibious landing techniques on 
the shores of Loch Fyne.  

In the post War period, Inveraray expanded signi�cantly, with new 
development taking place adjacent to The Avenue, an important 
feature within the extensive Garden and Designed Landscape associ-
ated with the Castle and Estate. However, the character of the original 
planned village was protected, with important conservation work 
undertaken in the late 1950s and early 1960s. Work led by Ian Lindsay 
on behalf of the Burgh Council and the eleventh Duke resulted in the 
renovation of more than one hundred buildings,  previously gifted to 
the nation. 

Following a major �re at Inveraray Castle in 1975, restoration was 
ultimately undertaken by the twelfth Duke in the mid 1990's. Another 
round of conservation and upgrading works has recently been 
completed by the thirteenth and current Duke of Argyll. 

Inveraray

Lochgilphead

10 miles

Jura

Islay

Mull Oban

Arran

Loch 
Lomond

Campbeltown

Inveraray in 1901

Main Street South, 
Inveraray



north

INVERARAY

LOCH FYNE

LOCH SHIRA

car park

primary school

church
main street

Inveraray gaol
church

�re station 
youth Hostel

police station

Inveraray Castle

golf course

3.

Inveraray Project - Preliminary Master Plan

Population and Households (at 2001 Census)

At the 2001 Census, Inveraray had a population of 1201 (50% male, 50% females), representing a 6.7% increase since the time 
of the 1991 Census. The age pro�le of Inveraray shows a slightly higher proportion of people of school leaving age than the 
Argyll and Bute average. Overall, Inveraray has a slightly younger population pro�le than average for the Council area. At 2001, 
Gaelic speakers made up nearly 6% of the population, an increase from 4% recorded in 1991.

The number of occupied households was 519, an increase of 4.2% since 1991. There were 268 second/holiday homes in the 
area, a large  increase of 288% since 1991. However, nearly 70% of these were caravans, re�ecting expansion of the Caravan 
Park. Second/holiday homes make up 33% of the total housing stock, triple the Argyll and Bute average of 11%, re�ecting the 
status of the village as a popular visitor destination. 
 
The proportion of households in owner occupation (49.1%) was much lower than the council average (64.5%). Council rented 
properties formed a quarter of all households, whilst private renting accounted for a �fth of households; both �gures are well 
above the Argyll and Bute council average.

Employment (at 2001 Census)

At 2001, the working age population of Inveraray was 888. Economically active people made up 73.1% of the working age 
population, far higher than the Argyll and Bute average of 65%. The rates of self-employment and part-time employment were 
similar to the Council averages. Full-time employment was above the Argyll and Bute average, at 42% compared to 38%. The 
proportion of the working age population who are retired (12%) was lower than the council average (16%). 
 
Health (at 2001 Census)

At 2001, the percentage of the population with a limiting long-term illness (17.8%) was much lower than the Council average 
(19.9%). Those reporting good or fair health (93%) made up a higher proportion of the population than in Argyll and Bute as a 
whole (91.2%). This may in part re�ect the younger age pro�le of Inveraray, compared to the Council area as a whole. 
 
Education (at 2001 Census)

The proportion of the working age population with school leaver quali�cations (28.5%) was higher than the Council average 
of 24.1%. However, the percentage of those with further or higher education quali�cations (34.4%) was much lower than the 
Argyll and Bute average (45.9%), meaning that 37.1% of all people of working age in Inveraray had no quali�cations.  

Bell Tower from Parish Church, Main Street, Inveraray 
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3.0 Settlement Analysis : Issues and Opportunities
 
The rich historic legacy at Inveraray is only part of the story of the village. It is also a living, growing settlement and like towns and 
villages across Scotland, the rate of expansion has increased over the modern era. This section explains how growth has spread 
around the planned village and highlights the constraints upon future expansion. It addresses the consequences of a piecemeal 
approach to land release. Finally, it identi�es an opportunity to take a bold approach to the future planning of the village, to 
secure protection of its existing qualities and create a modern development of lasting value.

EXTENT OF VILLAGE - INITIAL CONSTRUCTION PERIOD TO 1832

Construction of the original planned village took place primarily during the second half of the 18th Century.  The 
main village was set to the north of a linear group of buildings with the manse beyond, forming a coherent urban 
structure. The development has been contained within a neatly arranged pattern of streets and spaces, strongly 
related to Loch Fyne and Loch Shira.

EXTENT OF VILLAGE - 1900

Approximately 70 years later, the original village form is virtually intact. There has been limited in�ll development 
within the original village core and only minor addition of a few buildings in the linear part of the settlement. The 
most important new building is the All Saints Church at The Avenue.

EXTENT OF VILLAGE - 2010

The village has more than doubled in size since 1900.  Limited in�ll development at the original village is added 
to by expansion to the west, including the Bell Tower, primary school, industry/business uses, �lling station, retail, 
�re station, police station, youth hostel, sheltered housing, telephone exchange and a number of private houses.

Further south, large public housing developments, business/industry uses, hotels and private housing have 
extended the linear part of the original village and created a second signi�cant ‘backland’ area. The recently 
constructed car park at The Avenue bridges between the two main developed areas.

The original village form remains largely intact and its bold relationship to the Loch continues to present a unique 
photo opportunity to the many visitors.  In contrast, the backland areas provide a less satisfactory quality of urban 
planning and architecture. 

EXTENT OF VILLAGE - CURRENT LOCAL PLAN

Land allocated for development during the current Local Plan period (shown orange) allows for further expansion 
of Inveraray. The linear part of the village is rounded o� and new developments draw the two ‘backland’ area 
towards one another.  A third ‘backland’ area appears at the south. The primary school playing �eld is shown 
green, with the Local Plan settlement boundary in red. The allocated sites re�ect the limited growth options 
available to Inveraray.

north
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Inveraray more than doubled in size over the course of the 20th Century, with most of the expansion taking place in the 
second half of the Century. As growth continues during the 21st Century, there will be a need to identify new parcels of land 
for housing, employment uses, services and facilities. However, there are a number of constraints a�ecting the expansion of 
the settlement, including the designated Garden and Designed Landscape, and the Area of Panoramic Quality (Local Plan 
policy), both of which cover the entire area around Inveraray. 

Grounds of Inveraray Castle

The Castle is A Listed and its grounds provide a dramatic and attractive setting. Even small scale development in the grounds 
would be resisted strongly by planning policies and Historic Scotland, as it would undermine the setting of the Castle. The 
grounds also constitute the most complete and identi�able core of the designated Garden and Designed Landscape. 

Woodland and Steep Ground

To the west of Inveraray, the land slopes more steeply and is densely wooded. This land also forms part of the designated 
Garden and Designed Landscape. It forms a scenic backdrop to the village, particularly when viewed from the northern 
approach to Inveraray, or across Loch Fyne.  

Area of Archaeological Signi�cance

The West of Scotland Archaeology Service (WoSAS) has con�rmed there are round cairns within this area, likely to date to 
the Bronze Age, roughly 2500 - 700 BC. Whilst they are not statutorily-designated scheduled monuments, the Non-Statutory 
Register suggests that they should be considered as potential scheduling candidates. WoSAS has con�rmed it would not 
support development in this area and there are also Local Plan policies which act against development in this location.   

Golf Course

The golf course is a well used facility, enjoyed by residents of Inveraray and its surroundings, as well as visitors to the area. It 
has provided a well de�ned edge to post War developments and is compatible with the Designed Landscape designation. 

Potential Growth Areas

There are two remaining areas of land where growth might proceed. The central area outlined in red sits between the two 
‘backland’ areas of Inveraray and includes two sites already allocated for housing use in the Local Plan. This area has the 
potential to provide sites for housing, services and facilities which are easily accessible to all existing residents. Much of this 
area lies within 400 metres of the village centre. Development in this location could be arranged to unite the two main parts 
of the village and form a coherent settlement pattern. Equally, development could be restricted to provide a formal separa-
tion between the two backland areas, by establishing a green bu�er. 

The southern area outlined in blue includes some land which is allocated for business and industry use in the Local Plan. 
However, this area is remote from the rest of the village and development here would stretch Inveraray to the south, along 
the shores of Loch Fyne. It would not maximise pedestrian accessibility to facilities and services provided in the village and 
is not well situated to provide sites for new non housing uses requiring a central location, which may be required as the 
settlement continues to expand. Much of this area is more than 1200 metres from the village centre. It may have develop-
ment potential in the longer term.

Accordingly, the central area is considered to o�er the greatest potential as a search area for future sites which can achieve 
a sustainable form and layout of development.

400 metres

1200 m
etre

s
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Central Expansion Area

Inveraray juxtaposes one of the �nest examples of an 18th Century Scottish planned village with a typical example of ine�ec-
tive post War town planning. 

The HISTORIC village has stood the test of time, adapting to social and economic change, albeit with important investment 
in building refurbishment over the years. The urban fabric has proven its resilience with streets and spaces people enjoy 
visiting and living in. In an era where ‘place making’ is high on the planning policy agenda, it is the legacy of settlements like 
Inveraray which are providing benchmarks.

However, the place making agenda has also been a response to MODERN Inveraray, where piecemeal growth has occurred 
away from the planned core, with no long term vision to guide expansion of the village. Poor maintenance of buildings and 
spaces is partly to blame, but the standard of architecture and planning has not delivered the quality of development Invera-
ray deserves. Some examples of backland Inveraray are shown on the left, challenging the common perception of the village. 

Inveraray now has two main developed areas, which are slowly expanding towards one another, as incremental develop-
ment continues. There is an opportunity to create a framework to manage this process more e�ectively, to the bene�t of the 
village as a whole.  

Separation or Integration?

The two main parts of the village have been converging as land has been slowly released for new development. This process 
is unlikely to cease, since development pressures will undoubtedly continue and there are few options for directing housing 
and other uses elsewhere in Inveraray. Planning for the eventuality of a fully integrated settlement should therefore proceed 
immediately.

It is important that any new development should not a�ect the original planned village either through visual impacts or 
operational considerations such as tra�c. All development proposals are subject to assessment of servicing and road capac-
ity and these technical matters will need addressed fully in due course. However, protecting the setting of the original 
planned village must be considered at this stage. The following section explores how the central area might be developed to 
achieve an appropriate relationship with the older parts of the village, whilst unifying the two main parts of Inveraray. 

Firstly, the proposed development area must be identi�ed.
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DepotDepot
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The post War developments were of a lower density 
than the original planned village and of a suburban 
form, therefore they consumed a greater amount of 
land. A somewhat higher density of development 
would allow e�cient use of land in future and 
produce an urban townscape more compatible with 
the original planned village. 

INVERARAY PROJECT SITE

An adequate amount of land needs to be made available to allow a clear 
development framework to be established. It is likely this will exceed immedi-
ate demands but should provide for a degree of �exibility in the delivery of 
housing and other uses. 

With a clear planning framework in place, a Design Code can be prepared, to 
guide the layout and form of the streets and buildings. This Code should 
re�ect the requirements published in Argyll & Bute Council’s award-winning 
Sustainable Design Guidance.

Inveraray has an established high demand for a�ordable housing and prelimi-
nary discussions with local housing associations indicate a strong interest in 
bringing forward new a�ordable housing as funding allows.

Market research also suggests there is demand for private housing in all 
sectors, including �ats, small houses and larger family housing. Market condi-
tions remain somewhat unpredictable at present but economic conditions 
appear to be improving. It is anticipated that demand for private housing will 
continue to strengthen in the short term.

Other uses which may require sites include an ambulance depot, health 
centre, business/retail space, leisure, visitor facilities/accommodation and 
landscaped open spaces.

The existing Local Plan site H-AL 9/1 amounts to approximately 1.6 hectares / 
3.95 acres. Local Plan site H-AL 9/2 amounts to approximately 1.3 hectares / 
3.2 acres. The area outlined in red, connecting these two sites, amounts to 
approximately 5.9 hectares / 14.6 acres.

Retaining the allocations for the existing Local Plan sites and adding this land 
would provide a clearly de�ned area which would be of su�cient scale to 
allow for long term, planned settlement expansion at Inveraray. The total site 
area would be approximately 8.8 hectares, 21.8 acres.

Other land to the west might have development potential in the longer term. 
However, unless a small part of this area is required to make necessary road 
connections, it is not likely to be required for expansion of Inveraray in the 
foreseeable future.    

7.
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4.0 Site Analysis

The Inveraray Project  site lies in the undeveloped central area of Inveraray. It is wholly owned by Argyll Estates. The site area 
amounts to approximately 8.8 hectares / 21.8 acres, although it is not envisaged that all this land would be developed.  As 
stated previously 2.9 hectares / 7.2 acres is currently allocated for Housing use in the Argyll & Bute Local Plan 2009. The 
remaining land amounting to 5.9 hectares / 14.6 acres is currently designated as ‘Countryside Around Settlement’. 

The site is bound to the west by a track, open �elds and woodland forming part of the original Designed Landscape. Hous-
ing at Barn Park lies to the south, with car parking and the primary school playing �eld to the east. The shinty club and  
industrial or business uses lie to the north.

The land slopes down generally from west to east, with a fall of between six and twelve metres. The track at the west of the 
site forms a natural boundary, as the land beyond is generally less steep. The gradient varies across the site and o�ers good 
potential for exploiting attractive views over Loch Fyne and achieving an interesting development form which responds 
positively to the land form. Since views are also available back into the site from across Loch Fyne, consideration must be 
given to the appearance of the development when viewed from a distance. Judicious use of tree planting might help to 
achieve development which is e�ectively set into the landscape.  

Access and Routes

Preliminary discussions have been held with the Council’s Transportation O�cers. Feedback suggests the local road 
network has su�cient capacity to accommodate a development on the Inveraray Project site, with road connections and 
upgrading of relevant junctions as necessary. The A83 is a trunk road, managed by Transport Scotland. Preliminary discus-
sions suggest there would be no signi�cant issue with the proposed development, assuming no new junctions are required 
with this route. Detailed tra�c studies may be required at a later date, including a Transport Assessment. There may be 
longer term potential to connect the A83 with the A819 through this site and land to the north west. 

Access to the site is available from Barn Park and the access road at the Police Station. The Estate also has an option to create 
a new access from the car park area at The Avenue, subject to con�rming an agreement with Argyll & Bute Council. 
 
Services

Initial contact with Scottish Water suggests there is adequate capacity in the existing water supply and foul drainage 
system to support a signi�cant amount of new development. Any additional capacity requirements can be addressed as 
the scheme progresses. Surface water capacity is restricted and on site management through SUDS measures will be 
required, with water discharged on a controlled basis to Loch Fyne. 

An overhead low voltage power supply follows the route of the watercourse running across the northern part of the site . 
The capacity of the local network to supply adequate power for the development requires further clari�cation, through 
liaison with SSE, taking into account any renewable energy solutions which can be integrated into the proposals. 

Education

Discussion with the Council’s Education Service suggests there is adequate capacity at the Inveraray Primary School to 
accommodate a signi�cant development. There is also substantial capacity at Lochgilphead High School, although this will 
be required to meet demand from a number of other settlements.

Archaeology

The West of Scotland Archaeology Service (WoSAS) has con�rmed no archaeological remains have been recorded on the 
site but suggest buried sub-surface deposits may exist.  The presence of the nearby cairns raises the potential for associated 
material to be present, including occupation sites used by the people who built them.  Elements associated with occupa-
tion, such as pits, post-holes, hearths etc, may survive below ground level.  A programme of archaeological evaluation is 
likely to be required in advance of any planning application being determined. However, this would not prevent inclusion 
of the site in the Local Development Plan.     

Ground Conditions

Site investigation works will be undertaken in due course, to con�rm the porosity and bearing capacity of the ground. 

Wildlife and Natural Heritage

There is a prominent wooded roundel occupying land beyond the south west corner of the site and mature woodland at The 
Avenue adjacent to the southern corner. A small watercourse runs north west to south east across the northern part of the site, 
to the boundary of the Primary School playing �eld, where it sinks. The site has few other signi�cant natural features.

There are no nature conservation policies protecting the site. There are no known issues with protected species which would 
prevent development taking place, although it is anticipated that species such as bats and deer will be prevalent in the area.

Whilst the site covers part of the designated Garden and Designed Landscape, there will be no physical impact upon any struc-
ture, feature or route. Clearly, the character of the designated area will change but the original qualities of the landscape in this 
area were lost some time ago. The wooded roundel would have been a striking landscape feature set in open countryside, but 
this changed with the construction of post War housing at Barn Park.  Equally, The Avenue was once a free standing route 
marked by rows of mature trees but has since become a fragmented mix of road, footpath and car parking areas, devoid of any 
trees in some parts.

Loss of character through previous actions should not justify further damage. However, the proposed development will not 
erode the structure and layout of the designated area, only change the character. The most valuable parts of the designated area 
will be protected, as will the setting of Inveraray. There may be scope to improve the character of part of The Avenue at the south 
of the site, possibly through adjustments to car parking. This can be explored during the preparation of detailed development 
proposals.

INVERARAY 
PROJECT 

SITE

north
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a. Relationship to The Avenue

As stated, the layout and design of development adjacent to The Avenue at the east of the site requires careful consideration to 
achieve an appropriate solution. There may be scope to rearrange the parking area in conjunction with works to provide an access 
route into the site and perhaps to improve the spaces around The Avenue at this location.

b. Public Realm and Open Space

Inveraray is fortunate in having an excellent public realm within the original village and quality open space areas at Front street. 
There are good routes for walking which provide access to the surrounding countryside, woodland and Castle grounds. However, 
the quality and maintenance of spaces and routes at The Avenue, along the A819 and within the Barn Park housing area is less 
satisfactory. There is an opportunity to provide attractive, well located spaces and routes which can build upon the best aspects of 
the public realm and open space network at Inveraray. These features should be used carefully to help provide structure and form 
to the new layout of new development

c. Connections

Inveraray remains largely a linear settlement in terms of road routes, with spurs providing access to development areas. There is an 
opportunity to enhance connections beyond the main routes by creating a road route linking the two ‘backland’ areas of the settle-
ment. This route would connect to the main road network at Barn Park and the Police Station but could also provide a further 
connection at The Avenue car park. The cumulative bene�t of shortening local road trips could be signi�cant over a period of time 
in terms of energy use. In addition, footpaths would be provided with the new roads ensuring convenient access for pedestrians to 
local services.

These local footpaths could be supplemented by use of the track at the west of the site as a main recreational footpath and cycle 
route. Convenient connections could be provided to this route, which links to woodland walks further west, the golf course to the 
south and The Avenue, forming a loop for walkers. There is an opportunity to provide formal path routes as part of a structured 
layout, perhaps using tree avenues to re�ect the original character of the designated Garden and Designed Landscape. The track at 
the west of the site might be landscaped in this way.   
  

Built Heritage

There will be no direct impacts upon listed buildings or scheduled ancient monuments as a result of the development. The 
Inveraray Conservation Area extends to the south of the site at The Avenue, where it is intended to protect the character of 
this original route and the buildings it contains at the Newtown area. The Conservation Area includes the whole of the 
original planned village. Again , there will be no direct impact.

However, the setting of listed buildings and the Conservation Area also requires consideration. Firstly, it would be necessary 
to take care in the layout and design of developments at the eastern edge of the site to ensure that the character of The 
Avenue is protected and, ideally, enhanced.  

Secondly, the Listed Bell Tower is an extremely prominent building which can be seen from many parts of the village and 
beyond. Important views of the Bell Tower merit protection to ensure its setting is not compromised. There is unlikely to be 
a signi�cant impact upon distant views due to the height of the tower and the existing developments around it. The main 
local views of relevance to the site are from the car parking area at The Avenue. From the south, the open view across the 
car park and the Primary School playing �eld would not be compromised by the proposed development, although again, 
care would be required to ensure appropriate layout and design at the east of the site. From the northern entrance of The 
Avenue looking south, the development would barely be visible due to existing wooded areas around the Bell Tower, 
Church and Primary School.

The third consideration is the setting of the original planned village itself.  Whilst it is true that the original village remains 
largely intact, the character of its setting has changed signi�cantly, particularly in the post War period. Changes to parking 
and access at The Avenue, construction of the Primary School, the addition of numerous other buildings to the west and the 
expansion of housing at Barn Park have transformed the once open surroundings of the Garden and Designed Landscape 
into a thriving and expanding settlement. The original village is fairly detached from the Inveraray Project site. Heading 
north on The Avenue, it is not until passing the end of the Primary School and Cross Houses on the right that there is any 
sense of arrival in the original village area. The edge of the site is some 100 metres south of this point. Looking back south 
along The Avenue from the original village, the housing at Barn Park does not appear as a separate and distant develop-
ment but as part of Inveraray. This changes somewhat on reaching the middle of the main car parking area, where the sense 
of separation is greater. However, at this point, there is no strong connection with the original village in terms of setting. It 
can therefore be said that the proposed development will not compromise the setting of the original planned village.

Design and Layout : Issues and Opportunities

There is an opportunity with the introduction of the new Local Development Plan to set out a longer term vision for Invera-
ray. This could provide a framework for expansion of the village over a 15-20 year period and beyond. It could set a new 
standard for growth which is compatible with the excellence of the original planned village but o�ers a contemporary 
approach to planning, place making, urban form, landscape and building design.

The original planned village is a unique legacy made possible by a visionary approach to townscape and development in 
previous centuries. For many reasons, it is unlikely that the quality of buildings and materials achieved in the past will ever 
be matched on a large scale. However, the layout and form of Inveraray are just as important as the architecture. There is no 
need for another free standing new village, just a solution which integrates the original village and the two backland areas 
into a coherent whole. This could be achieved by establishing a master planned framework guiding the location and form 
of new development, routes and open spaces, accompanied by a ‘Design Code’ to guide building design. Argyll Estates are 
fully committed to this solution, which can protect and enhance the legacy created by previous generations.

Inspection and analysis of the site suggest a number of important matters to address through the layout and design of the 
proposals. In addition to technical requirements relating to access and servicing, these should be considered as KEY 
DESIGN DRIVERS :

View from site at The Avenue car park (1.) shows 
detachment of original village.

View to Bell Tower across school playing �eld (2.) 
will not be compromised by the proposals.

View back to Barn Park from primary school (3.) 
with the housing development reading as part of 

the village as a whole. 
 

1. 2.

3.
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e. Urban Form and Architecture

The development should provide a high quality layout and well designed buildings. The original planned village can provide 
a template for the form and design of the buildings and streets but it would not be appropriate to copy what was created 
over 200 years ago. The new development should be contemporary, meeting modern needs and standards, whilst respect-
ing its context and consolidating the distinctive style of townscape, streets, building design and materials in Inveraray. A 
design code should be adopted to ensure appropriate development form. More information on this matter is provided in 
the Development Proposals section.

f. Land Uses

The development will be led by housing use but there are also opportunities to provide business, commercial and perhaps 
some retail space to meet the needs of Inveraray. Other uses such as a hotel and other visitor facilities could also be accom-
modated at the site.  Development at the site should avoid undermining the village centre but there may be an opportunity 
to locate uses which cannot be accommodated at Main Street within the Inveraray Project site.

Any requirement for new leisure or sports facilities might be addressed through the provision of land within the proposed 
development. The Council is currently undertaking an audit of sports pitches and facilities and this may provide useful data 
on the availability, quality and use of existing provision. 

Property market research has been commissioned and this suggests that despite the downturn in the UK property industry 
in the last two years, the Inveraray market has fared reasonably well.  This is partly because of the proximity to Glasgow and 
the attractions of the surrounding area, but also due to lack of supply.  It nevertheless also suggests a resilience in the market 
and a desire to live, and presumably work, in the Inveraray area. One of the objectives of the Master Plan will be to build on 
this desire and to foster a more active property market by progressively improving the quality of the built environment in 
the town, and by making opportunities available for well designed, a�ordable, serviced employment generating space, 
perhaps to include home/work units, essential local service sites such as pharmacies, medical care, nursing homes, and 
dentistry.

g. Site Edges and Outlook

It is important that the development should achieve an e�ective relationship with its surroundings and setting, including 
Loch Fyne. Detailed layout and building design will need to consider opportunities to relate the development strongly to 
adjacent countryside, housing at Barn Park and the visitor arrival point at The Avenue car park. Views in and out of the site 
should also be carefully considered to avoid any visual impacts, whilst exploiting attractive views. As stated, tree planting 
within and around the development might make a positive contribution in this respect. 

It may be necessary to provide a bu�er between new development and the existing business and industrial uses to the 
north, which are unsightly and may accommodate uses which could cause nuisance to adjacent residents.

i. Sustainable Development and Energy Use

The importance of the principles contained in the Council’s Sustainable Design Guidance has already been noted. The 
layout, design and construction of the development will be arranged to maximise sustainability. 

There is a speci�c opportunity to promote renewable energy use through the provision of a biomass heating system, possi-
bly serving the Inveraray Primary School. A�ordable housing will form an important part of the development proposals and 
the housing associations have been strong supporters of district heating systems. Other housing and commercial uses 
throughout the scheme could also be supplied from this system. Further work is required to con�rm the viability of biomass 
heating system, particularly in establishing the required energy outputs and the availability of a satisfactory woodchip 
supply chain.

The layout of the development should maximise the use of passive solar gain and respond to the prevailing wind direction 
through the orientation of buildings and spaces.

Site Boundary

Retain as Countryside

Woodland

Village Core

Road/Junction adjustments

Possible Edge Improvements

Important Views
 
Future Road Connection?

Potential for Solar Gain

bell 
tower

th
e 

av
en

ue

th
e 

av
en

ue

A819

A8
3

A
83

m
ai

n 
st

re
et

front street

primary 
school

possibility of 
connecting A819 and 

A83 in long term?  

school 
playing �eld

barn park

police 
station

SITE ANALYSIS PLAN

north

Inveraray Project - Preliminary Master Plan



11.

Inveraray Project - Preliminary Master Plan

5.0 Development Proposals

This section of the Preliminary Master Plan sets out indicative development proposals for the Inveraray Project site. At this stage, 
the proposals are intended only as a guide to :

 - The form and layout the development might take;
 - The kind of uses it might include, such as housing, and commercial uses; 
 - The layout of open spaces and access to the countryside;
 - How new development might integrate with the existing village;
 - How road access can be achieved;
 - How convenient pedestrian access can be provided within the development and to its surroundings;
 - How much development might take place and over what period.

Consultation with the local community and other interested parties will be undertaken by the Council’s Planning Department 
following publication of the Main Issues Report (MIR). Assuming the proposals are included in the MIR, this process will provide 
important feedback which can help to shape the proposals. Additional work will also be undertaken by the master planning 
team, including local consultation sessions the local community, following on from a brie�ng to the Community Council in early 
May 2010. The proposals will be adapted in response to the �ndings of these processes. 

Main Elements of the Layout

There are a number of aspects of the layout which give it a distinct form suited to the site and its surroundings :

 - Road access from three points, integrating the disparate parts of the village;
 - A tree lined avenue at the west of the site, building upon the original form of The Avenue and Designed Landscape;  
 - A tree lined spine road, aligned to the grid established by the original planned village and Designed Landscape;
 - Realigned car parking and open space, to achieve a partial reinstatement of The Avenue;
 - Land uses which will support Main Street and Front Street as the primary commercial, retail and visitor centre;
 - Sites for potential hotel and commercial developments meeting future needs of residents and visitors;
 - Housing opportunities in all market sectors, including a�ordable accommodation;
 - Buildings aligned to the established grid, exploiting views across Loch Fyne and maximising solar gain;
 - An accessible layout of streets and paths, compatible with the pattern found in Inveraray;
 - Building design and materials which acknowledge the historic context at Inveraray but are of their own time.

Land Uses

It is envisaged that the main land use will be housing. A minimum of 25% of all housing will be provided by housing associations 
for a�ordable rent, shared-equity ownership or sale below market rates to qualifying purchasers. Any identi�ed need for 
sheltered or supported housing can also be met through partnerships with the housing associations. Preliminary discussions 
indicate those active at Inveraray have a strong interest in delivering a�ordable housing solutions at the Inveraray Project site.

A full range of market housing is also proposed and this should include smaller �ats, small houses, larger family housing and 
properties to suit elderly occupants. Commercial research to establish market demand is ongoing, although comparative 
examples are not common at Inveraray and its immediate surroundings, since the market is of a limited scale. 

Di�erent types and size of housing should be spread throughout the development to create a mixed community, with a�ord-
able housing indistinguishable from market housing. The site should be capable of accommodating in the region of 150-200 
houses, to be constructed in numerous small phases over a 10-15 year period. 

Locations for commercial developments and possibly a hotel have been identi�ed. These locations could provide larger purpose 
built commercial, business, leisure or community buildings which cannot be accommodated elsewhere in Inveraray. These sites 
are centrally located to ensure maximum accessibility on foot. Development of this type should be compatible in scale with the 
generally residential character of the development and should not undermine the village centre.

There will be a number of opportunities for smaller commercial and business uses within the areas where housing is proposed 
as the primary use. These uses should be capable of locating in a typical residential area without causing local residents nuisance 
through noise, odours or visual intrusion. Appropriate uses might include small o�ce spaces, businesses which can be operated 
from domestic scale properties such a dentist, chiropractor, hairdresser, architect, accountant etc. Provision for these uses should 
be controlled to ensure the village centre remains the main location for commercial uses. 

Research will be undertaken to establish market interest in a possible hotel development and clarify the size and type of property 
which may be viable. The hotel might be best located at the east of the development, overlooking Loch Fyne, with direct access to 
main routes and within a short walk of the village centre. Opportunities can also be provided for any appropriate heritage or visitor 
attractions which cannot be accommodated in the village centre. 

Allotments

Allotments are proposed as a useful community resource, located to act as a green bu�er between the less attractive edge of the 
village and new housing. There are a number of successful community-managed allotment groups and these examples could be 
adapted to suit local circumstances.  

Biomass Heating

Further research is required to prove the viability of a potential biomass heating system to supply the Inveraray Primary School, a�ord-
able housing development and other uses within the development. Argyll Estates has extensive timber resources which might 
provide a reliable wood chip supply. 

Open Space and Public Realm

There are three signi�cant open spaces proposed as part of the development :

 - A tree lined path and associated spaces at the west of the site;
 - A tree lined road route and footpath running uphill through the centre of the development;
 - A reinstated open space at The Avenue, provided in conjunction with changes to the road and parking layout.
 
Detailed design work will be required to examine how parking and access at the The Avenue might be rearranged. There is an oppor-
tunity to provide good sites for commercial developments to supplement the village centre and enhance the visitor experience at 
Inveraray. It is hoped that reinstatement of a stretch of The Avenue to its former glory might also be possible in conjunction with these 
works.  

Within the site, other small open spaces are proposed in conjunction with main footpath routes through the development. These 
spaces could have di�ering character depending on adjacent uses but in all cases must be more than just land left over after develop-
ment. They may provide appropriate locations for informal play, sites for formal play equipment to meet Council standards, small 
pockets of tree planting or seating areas with views.

Routes

A convenient pattern of pedestrian routes is proposed and many of these could also be used by cyclists. The two main paths would 
follow the tree lined avenues at the west of the site and the main central road route, which might end at a small informal car park for 
walkers, with a new route leading to woodland paths further to the west. These routes would consolidate and improve access to the 
countryside and woodlands surrounding Inveraray, encouraging enjoyment of the designated Garden and Designed Landscape.

There will be vehicular access points at The Avenue, Barn Park and the Police Station, connecting to form an integrated road layout 
which might help take some tra�c away from the A83. It is possible that a direct vehicular connection might be appropriate between 
the A83 and A819 at some point in the future. This could divert through tra�c away from the village centre, where there are some 
issues with junction design and heavy vehicles. The layout makes provision for this connection to be made at an appropriate time.

The pattern of roads generally proposes straight routes rather than informal curves, which would be characteristic of a suburban 
layout form. The layout minimises the need for pedestrians to cross main road routes. Design of roads will aim to avoid highly 
engineered solutions which might dominate the layout, aiming for solutions which are appropriate to local character and consistent 
with the Scottish Government’s ‘Designing Streets’ publication. 

Orientation

The orientation of buildings and streets responds in varying degrees to the established grid, the availability of views to Loch Fyne and 
the opportunity for passive solar gain.  Views down the slopes to the Loch help to connect the development and its users to the 
striking landscape setting.  
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a. Relationship to The Avenue

As stated, the layout and design of development adjacent to The Avenue at the east of the site requires careful consideration to 
achieve an appropriate solution. There may be scope to rearrange the parking area in conjunction with works to provide an access 
route into the site and perhaps to improve the spaces around The Avenue at this location.

b. Public Realm and Open Space

Inveraray is fortunate in having an excellent public realm within the original village and quality open space areas at Front street. 
There are good routes for walking which provide access to the surrounding countryside, woodland and Castle grounds. However, 
the quality and maintenance of spaces and routes at The Avenue, along the A819 and within the Barn Park housing area is less 
satisfactory. There is an opportunity to provide attractive, well located spaces and routes which can build upon the best aspects of 
the public realm and open space network at Inveraray. These features should be used carefully to help provide structure and form 
to the new layout of new development

c. Connections

Inveraray remains largely a linear settlement in terms of road routes, with spurs providing access to development areas. There is an 
opportunity to enhance connections beyond the main routes by creating a road route linking the two ‘backland’ areas of the settle-
ment. This route would connect to the main road network at Barn Park and the Police Station but could also provide a further 
connection at The Avenue car park. The cumulative bene�t of shortening local road trips could be signi�cant over a period of time 
in terms of energy use. In addition, footpaths would be provided with the new roads ensuring convenient access for pedestrians to 
local services.

These local footpaths could be supplemented by use of the track at the west of the site as a main recreational footpath and cycle 
route. Convenient connections could be provided to this route, which links to woodland walks further west, the golf course to the 
south and The Avenue, forming a loop for walkers. There is an opportunity to provide formal path routes as part of a structured 
layout, perhaps using tree avenues to re�ect the original character of the designated Garden and Designed Landscape. The track at 
the west of the site might be landscaped in this way.   
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1. Front Street, Inveraray : Terraced group of village 
centre buildings with view out to Loch Fyne. Simple 
traditional building form with gabled slate roofs, 
white walls, symmetrical  and repetitive window 
pattern, black painted window surrounds.
 
2. Argyll Hotel, Front Street Inveraray : Similar form 
and �nishes, with upper windows set at eaves. A 
landmark building in the original planned  village. 

3. Main Street, Inveraray : Variation in building height 
reduces formality. Vertical emphasis to windows 
with typically simple and symmetrical arrangement. 
Buildings front up against footpath. Terraces provide 
well de�ned enclosure to the street and draw views 
towards the church at the centre of the village.

4. Main Street South, Inveraray : Another example of 
simple, well proportioned architecture, with slate 
roof, white walls, black painted window and door 
surrounds, positioned adjacent to footpath.

5. Cross Houses, Inveraray :  A terraced group of 
cottage style houses with dormer windows and 
unusual swept eaves not found elsewhere in Invera-
ray. Appropriate materials and �nishes place the 
buildings comfortably in the Inveraray context. 
Informal lane provides compact private space, 
allows access to The Avenue and is an example of 
‘soft’ engineering of roads and footpaths.

6. The Avenue, Inveraray : New housing with design 
controlled by a brief agreed with the Council 
Planning Department. Design and materials gener-
ally in context with traditional examples but build-
ings are set some distance apart and well back from 
the road, re�ecting a suburban character, albeit at 
the edge of the village.

Delivery

It is anticiapted that construction of the developments set out in the proposals might take approximately 15-20 years to 
complete. A phasing plan will be developed in due course. Although all the land may not be required for development in the 
short term, it is important to establish the long term framework at the outset. E�ective planning for road connections and main 
services can also bene�t from this strategic approach. 

Design Code

A Design Code will be developed for the Inveraray Project development as a practical means of implementing the Master Plan 
and guiding detailed design of streets, spaces and buildings.  The code will guide the various builders, developers and agencies 
involved in implementing the Master Plan proposals.

The Design Code will provide guidance on the following key elements of building and streetscape design:

 - Plot size, area and shape;
 - Building footprint on the site (including size of footprint relative to the scale of the plot);
 - Positioning of the footprint on the plot and the location of the building line;
 - Positioning of garages and other ancillary buildings on the plot;
 - Height of buildings – number of storeys, especially in relation to street width;
 - Building form, eg. terraces and detached buildings;
 - Width of streets, pavements and verges;
 - Positioning and design of car parking;
 - Treatment of boundaries;
 - Range of building and surface materials;
 - Roof pitch;
 - Internal and external provision for re-cycling;
 - Planting species;
 - Garden space;
 - Window proportion and arrangement of glazing to maximise solar aspect.

The Code will not seek to impose strict controls on design but will set out guidelines which will apply throughout the develop-
ment. It is anticipated that the Design Code will be formally approved in any planning permission in principle for the entire site.

As previously stated, it would not be appropriate to merely copy historical styles which are evident in the original planned 
village. However, the characteristic architecture found in the village was derived from the local and regional vernacular and is 
well preserved. Buildings are typically well proportioned and there is a discernible palette of traditional materials and �nishes.  
Inveraray’s unique character should be consolidated in the design of the scheme.

Good examples of design and form are widely available in and around Inveraray and some are shown opposite. These should be 
used as a basis for a contemporary approach to design which can produce buildings which are appropriate to their context yet 
of their own time.

Good design can help to protect the distinctive qualities of Inveraray and will enable the development to contribute towards the  
legacy provided by the original planned village. There will be exciting opportunity for architects working on the scheme to 
devise appropriate design solutions within the local context, the terms of the Design Code and the Council’s Sustainable Design 
Guidance. 

1.

2.

3.

4.

5.

6.
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6.0  Next Steps 

This Preliminary Master Plan is just the �rst step in the allocation of land for development at the Inveraray Project site. It 
is intended that the Council will include the proposal as a development option in its Main Issues Report. The Master Plan 
proposals will then be adjusted and shaped in response to consultation with the local community and other stakehold-
ers, undertaken by both the Council and Argyll Estates. Ultimately, it is hoped the entire site will be allocated for a phased 
development in the forthcoming Argyll and Bute Local Development Plan, due for adoption in 2013. Key dates are set out 
in the Council’s Development Plan Scheme, which is available online at www.argyll-bute.gov.uk.

Argyll Estates has arranged a brie�ng session with the Inveraray Community Council in May 2010 and this will be followed 
shortly after by public consultation sessions. These activities will provide an opportunity to explain the thinking behind 
the Preliminary Master Plan and gather views on how the proposals might be shaped in greater detail. However, 
comments can be submitted at any time by emailing inveraray@urban-animation.com.  

Discussions will continue with potential development partners, including Housing Associations, commercial developers 
and any public agencies requiring sites in Inveraray. In the short term, Argyll Estates is bringing forward planning applica-
tions for housing on sites at the south of Inveraray and at Furnace. 

As the major landowner at Inveraray, Argyll Estates wishes to play a more active role in facilitating future development at 
the village. Inveraray is a popular place to live or to visit. There is an opportunity to enhance the unique qualities of the 
village to meet the needs of residents and visitors alike. 

As something of a stepping stone to mid-Argyll and the Kintyre peninsula, Inveraray is well placed to spread wider 
bene�ts which may arise from a successful development. As the Project gathers momentum, every e�ort will be made to 
work with private and public partners to maximise the potential bene�ts for Inveraray and Argyll and Bute as a whole.

Adopting a long term vision for the village can deliver planned growth and prevent further erosion of what is widely 
regarded as the ‘jewel in the crown’ of Scotland’s historic planned villages. It is hoped the Inveraray Project will be seen 
widely as a rare opportunity to enrich this historic legacy by creating a contemporary development of lasting quality.

Inveraray Castle with the historic planned village, Inveraray 
Project site and recent village expansion area beyond - 
a rare opportunity to enrich a unique legacy. 


