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EXECUTIVE SUMMARY
Dunadd residents have for centuries seen the Parish Church at Kilmartin as at the centre of their lives, individually
and as a community. When the Church of Scotland decided to sell this Grade B listed building, current residents in
Dunadd immediately saw an opportunity to redevelop the building and to place it again at the centre of our
community life.

Developing a Kilmartin Church has become available. In seeking to purchase and redevelop it, the community is grasping a rare
community hub opportunity. We are committing ourselves to working for positive, tangible, long-term improvements in the lives
of local residents. We are aware of inspiring examples of other communities who have successfully implemented
elements of this plan, and we want to follow their example: our ambition is to combine separate elements into a
multi-use facility that serves our community in a variety of ways.
We wish to purchase Kilmartin Church so that we can redevelop it as a vibrant community hub. Our community
has agreed this aim:
The Kilmartin Church building will be the focus of community activity in Dunadd. It will provide valued
services to young and old, both to residents and to visitors, and will also be a lasting symbol of the
community’s ambition and confidence.

Meeting needs We realise that we are embracing an ambitious and complex project, but we also believe that it can meet a real
need. The community of Dunadd face real challenges in accessing services that are commonplace in the rest of
the country. This has been recognised in the 2020 Scottish Index of Multiple Deprivation: in terms of accessing
services, Dunadd is in the most challenged 1% of communities in the whole of Scotland.

Serving the This project is not the private scheme of a few individuals: the whole community has been involved throughout in
community developing the vision and taking the decisions. Appendix 1 shows the process employed by Dunadd Community
Enterprise (DCE) to ensure that community needs are identified, considered, and met.
With thanks to DWS Associates Limited
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As a community, we plan that the new facility, staffed by DCE employees, would incorporate the following
elements:
• Community Shop A shop providing essential foodstuffs and groceries, a range of quality Argyll & Bute
produce, and a limited range of visitor gifts.
• Activity Space A space suitable for community use, including performing arts.
• Gallery A gallery to display and offer for sale the work of local artists, makers, and crafters.
• Genealogy & Learning Centre An area offering information about the social history and heritage of the
Dunadd communities.
• Enterprise Space Workspaces and meeting rooms, available for hire.
• Viewpoint A platform at the top of the church tower giving an unparalleled view of Kilmartin Glen.
In the light of the figures we have compiled, the advice we have received, the conversations we have had with
others who have engaged in similar projects, and the very real needs of our community, the Directors of DCE
believe that the case for buying the Kilmartin Church building is compelling. We believe that the project can
deliver significant tangible and social benefits, including these:
• Delivering the community’s vision We would use a locally iconic public building to deliver our Community
Action Plan.
• Providing services We would provide services valued by residents and visitors.
• Tackling inequalities We would tackle structural inequalities among the community of Dunadd by providing
access to a range of services, including lifeline convenience shopping.
• Fostering health and well-being We would address mental and physical health challenges, including social
isolation.
• Developing the community We would improve levels of community cohesion, confidence, and ambition.
• Promoting local produce We would promote the quality and range of food and drink produced in Argyll &
Bute.
• Supporting tourism We would support the vital tourism sector.
• Supporting entrepreneurs We would aim to facilitate entrepreneurial activity.
With thanks to DWS Associates Limited
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• Creating jobs We would create net 2.4 FTE (full-time equivalent) jobs in the local economy.
• Generating direct and indirect benefits We would expect to generate direct net annual benefits of £275K in
the coming decade: £142K of economic benefits, and £133K of social benefits, including reductions in
physical and mental health interventions. In addition to the benefits derived from the construction phase of
the redevelopment, the gains from improved economic and social outcomes are calculated to be worth up
to £3.1m to the economy in the coming decade.

Can you help us? Our research persuades us that this is a financially sound project that will benefit local residents and the wider
area. We believe that in time it will become self-financing.
In the early stages, we plan to fund our requirements for working capital by offering Community Shares, under
the guidance of Community Share Scotland.
Inevitably, though, we need help at the outset, to buy, repair, and adapt the Kilmartin Church building. The cost
of acquisition will be about £25K, we expect, and we estimate that the gross costs of redevelopment will be about
£800K. We need others to support us and to invest in our project.
As we continue to take the necessary steps in giving life to our vision, can you help the Dunadd community in our
aim to help ourselves, those around us, and those who visit this beautiful and historic area?

With thanks to DWS Associates Limited
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DUNADD
The community
Dunadd is entirely within the Argyll & Bute
Council area (Figure 1). It includes settlements
with the postcodes PA29 8 and PA33 1.
The area is rural, with several small
settlements, the main ones being Ford,
Kilmartin, and Kilmichael Glassary. The main
road, the A816, links Lochgilphead and Oban,
respectively 12 miles south and 30 miles north
of the central village of Kilmartin.
Regrettably, Dunadd has been in decline for a
long period, with fewer services and activities
available now than a decade ago. Services lost
due to closure have included the following:
Post office and shop
Village shop
Hotel
Restaurant
Village hall
Church hall

Kilmartin
Ford
Ford
Kilmartin
Kilmichael Glassary
Kilmartin

Figure 1 Location of Dunadd

(closed due to the retirement of the owners)

(sold as a building plot)

A resident in Ford who wishes to purchase a pint of milk must make a 25-mile round trip to Lochgilphead. The
lack of services is recognised in the 2020 Scottish Index of Multiple Deprivation (SIMD), with residents in Dunadd
being in the most challenged 1% of communities in the whole of Scotland in relation to access to services.
With thanks to DWS Associates Limited
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The population
Data from the 2020 SIMD shows that Dunadd has a population of around 957 people, split equally between men
and women, and living in around 480 households. Figure 2 illustrates the age profile of Dunadd in comparison
with Scotland and Argyll & Bute.
Census data shows that the population of Dunadd is relatively well educated and healthy. Even so, there are
challenges:
•
•
•
•
•

24% of people have no qualifications
10% of pensioners are living in poverty
5% of households lack central heating
8% of households have no car
16% of people have a limiting long-term illness.

Figure 2
Age profiles in Dunadd,
Argyll & Bute, and
Scotland
With thanks to DWS Associates Limited
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In March 2018 the National Records of Scotland (NRS)
published population projections for sub-national areas.
These projected that by 2026 there would be a decrease
in the total population of Argyll & Bute of 3.4%. In
addition, there would be:
• a decrease of 6.4% in the number and proportion
of 0–15-year-olds
• a decrease of 36.3% in the number and proportion
of 16–64-year-olds (the working-age population)
• an increase of 1.8% in the number and proportion
of 65–74-year-olds
• an increase of 30% in the number and proportion
of individuals aged 75 and over.
The Council’s sub-area projections in 2014 suggested
that during the period 2015–2025 the total population in
Oban, Lorn and the Isles would be likely to increase
overall, but that in other areas it would be likely to
decrease. The figures included a population change in
Mid-Argyll of –0.6%.

The economy
Research conducted by Highland & Islands Enterprise
showed that work in caring, leisure and sales
predominates in Mid-Argyll and Dunadd. Using the
Scottish Government’s definition of tourism, 13 local
authority areas (out of 32) have an equal or greater
With thanks to DWS Associates Limited
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concentration of tourism jobs than the Scottish national average. As shown in Figure 3, Argyll & Bute has the
highest dependence on the sector.
Tourism is vital to Dunadd. Kilmartin Museum records up to 30,000 visits annually, and it is estimated that
100,000 people visit Kilmartin Glen. It is estimated that these visitors add over £10m to the local economy.
Analysis of the visitors in 2019 identified that the vast majority (at least 90%) are leisure tourists. Here are some
of the reasons why individuals come to the area:
• Recreation tourism Beaches, bed-and-breakfast accommodation, mobile homes and campgrounds are
frequented by visitors who come primarily to relax.
• Adventure tourism Walking, cycle-touring, mountain-biking, sailing, and kayaking.
• Heritage and culture tourism Exploring the history of Argyll, including Kilmartin Glen, Tarbert and Skipness
Castles, and the Crinan Canal.
• Ecotourism Enjoying precious and fragile natural habitats while also conserving them. Sites local to Dunadd
include the nature reserves of Taynish and Mòine Mhór, the Marine Protected Area of Loch Fyne, and the
Argyll Beaver Centre.
• Faith tourism Iona and Keills, and the developing St Columba’s Trail.
• Backpacking tourism Budget travel and accommodation.

Covid-19 The collapse of the tourism sector due to the impact of Covid-19 is a huge threat to the economic and social wellbeing of the community. Rebooting the industry once restrictions begin to be lifted will be extremely challenging.
No matter what shape Scotland’s tourism recovery plan takes, the initial emphasis will be on domestic recovery –
the return of international markets is likely to be at the end of the recovery chain. The planned redevelopment of
the Kilmartin Church building could support this recovery by providing services to each of the identified groups.

With thanks to DWS Associates Limited
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THE COMMUNITY ACTION PLAN
A Community Benefit Fund has been established, linked to the Infinis A’Chruach windfarm. In 2015 the Dunadd,
West Loch Fyne and Lochgilphead Community Councils, in consultation with Foundation Scotland, considered
how this Fund could be used to support community-led activity that would improve these areas as places to live,
work, and visit.
A grant from the Scottish Government’s Community and Renewable Energy Scheme (CARES) was awarded to
assist with this work. The Community Councils appointed Community Enterprise to design and facilitate a wideranging consultation exercise. As many people as possible were included in the process, and the research was
extensive and highly participative. It was completed between December 2015 and March 2016.
As a result of this exercise, a Community Action Plan was established for each of the three areas. As finally
published, the Community Action Plan for our own area, Dunadd, included six themes:
•
•
•
•
•
•

Organisation
Tourism development
Enterprise development
Ownership of community assets and investing in existing groups
Activities for younger residents
Infrastructure.

The community also considered each theme separately, and voted and agreed upon specific elements of work.
The Community Action Plan is reproduced in Appendix 2.

Dunadd Community Enterprise
Having decided that we wanted to deliver the plan and secure the improvements, we recognised that we needed
a formal organisation to take the work forward. In October 2018 we formed a Trust, Dunadd Community
Enterprise (DCE), to ‘meet the needs and aspirations of the community and to make the most of the human,
With thanks to DWS Associates Limited
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physical and economic resources available’. The mission of DCE has been defined as to ‘achieve economic activity
which will deliver community benefit, within the Dunadd area’.
DCE is a member of the Development Trust Association of Scotland.

Identifying community needs
In 2016 there were many discussions among the local community. It became clear that we all wanted economic
and social conditions in Dunadd to improve. It was these shared aspirations that led us to form a Community
Action Plan.
The Plan is kept under review to be sure that it continues to reflect the wishes of the community. DCE Directors
provide updates on our website and Facebook pages; and since the Plan was published we have held two public
meetings, in addition to having many conversations with individual residents.
When the Church of Scotland announced its intention to sell the churches in the villages of Kilmartin, Ford and
Kilmichael Glassary, the community and DCE immediately saw the opportunity to advance several elements of
the Community Action Plan by acquiring the Kilmartin Church building, the largest of these properties. In
redeveloping the church building, we could:
•
•
•
•
•

support the regeneration and refurbishment of village centres
establish a community-owned shop
develop a community space
help to incubate small businesses
develop Dunadd’s strengths in art and music.

With thanks to DWS Associates Limited
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The community’s vision
As a community, Dunadd residents face real challenges. In addressing these, we propose to purchase the
Kilmartin Church building so that we can redevelop it as a community hub providing a range of services to
residents and visitors. The community agreed this aim:
The Kilmartin Church building will be the focus of community activity in Dunadd. It will provide valued
services to young and old, both to residents and to visitors, and will also be a lasting symbol of the
community’s ambition and confidence.
Acquiring the Kilmartin Church building could provide a crucial opportunity to make the Community Action Plan a
reality. Before recommending this step to DCE members, though, the Directors of DCE needed to be clear on two
points:
• that the project could be financially and operationally sustainable and
• that the project would not adversely affect services or activities currently provided in the area (by
commercial, community or social providers).

Appraising our options
We have already considered some alternative ways of realising the ambitions of the community, as summarised
in Table 1. We reached the following conclusions:
• If we wish to deliver the Community Shop and the community space, and also to incubate small businesses,
we need a building.
• In principle, a new building might cost less and be a simpler, more straightforward option; but in practice
challenges in securing land and planning permissions might delay development.
• Several buildings have been available which could be repurposed. Of these, Kilmartin Church is our
preferred option, for these reasons:

With thanks to DWS Associates Limited
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Support the regeneration and
refurbishment of village centres
Establish a community-owned
shop
Develop a community space
Support the incubation of small
businesses
Develop Dunadd’s strengths in art
and music

Is a building
required?

Is a purposebuilt building
available?

Is planning
permission
available for a
new build?

Could an
existing
building be
repurposed?

Is a potential
building
available in
Ford?

Is a potential
building
available in
Kilmartin?

Is a potential
building
available in
Kilmichael?

No

No

No

Yes

Yes

Yes

No

Yes

No

No

Yes

Yes

Yes

No

Yes

No

No

Yes

No

Yes

No

Yes

No

No

Yes

Yes

Yes

No

No

No

No

Yes

Yes

Yes

No

Table 1 Possible ways of realising the community’s ambitions
– In the Dunadd area, Kilmartin is a central location.
– Kilmartin already has parking facilities.
– The size of the Kilmartin Church building would allow us to incubate small businesses, and also to
develop local strengths in arts and music.
– Using the Kilmartin Church building would avert the risk that a Grade B listed building might become
derelict.

Redeveloping the Kilmartin Church building
The redevelopment of the Kilmartin Church building would of course be complex and challenging. Nevertheless,
we believe that this is the best way to sustainably deliver the various elements of the Community Action Plan.
Below we indicate how requirements of the Community Action Plan could be met in this way.

With thanks to DWS Associates Limited
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Supporting the regeneration and refurbishment of village centres
• The Kilmartin Church building has a high profile. Acquiring and transferring it to community ownership
would avert potential dereliction.
• The proposed refurbishment would be sympathetic to the character of the building and the area, and
recognises the sensitive nature of the asset.

Establishing a community-owned shop
• The Community Shop is at the heart of the plan to redevelop the Kilmartin Church building. This shop would
have great potential:
– In providing essential goods and services, the shop could be a lifeline for Dunadd residents.
– It could be an ambassador for high-quality food and drink produced in Argyll & Bute.
– By providing volunteering opportunities, the shop could help to address social isolation.
– It would offer an outlet for local arts, crafts, and non-food produce.

Developing a community space
• There are few community spaces in Dunadd. The only village hall is at Ford: improvements have recently
been made to the kitchen and toilets, but the building looks tired and would benefit from further
investment.
• When the Church of Scotland stopped using the churches at Ford, Kilmartin and Kilmichael Glassary, it
purchased another building, The Living Stones, a modern church building which had been used as a worship
space by a previous group. This space is used by community groups at other times, but there are limitations
on the activities that can be undertaken there, and there is little opportunity for expansion. Developing a
new, flexible, accessible community space, located in the heart of the Dunadd area, could promote
increased community engagement and a wider offering of activities.

With thanks to DWS Associates Limited
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Incubating small businesses
• The proposed design includes meeting rooms, which would be offered for hire on a short-, medium- or longterm basis. These rooms could be configured as offices, studios, or treatment rooms, or potentially even as
small gymnasia.

Developing Dunadd’s strengths in art and music
• The planned open space has been designed to be used as a community venue and to provide a space for
various activities. We envisage a varied programme of events, including both performing and visual arts. We
would expect to develop partnerships with existing providers, including Mid-Argyll Arts Organisation,
Templar Arts and Leisure Centre, and Craignish Village Hall.
• Exhibitions could be hosted in different areas of the building.

Assessing the project’s feasibility
We commissioned architects to show us how the Kilmartin Church building could be reconfigured. Our analysis of
these options is shown in Appendix 3. It soon became clear to us that Option 4 was the most successful: it would
make full use of the building and provide the flexible multi-user space desired by the local community. A
schematic of the proposed redevelopment is given in Appendix 4.
As Directors of DCE, we have maintained throughout an online consultation so that members of the community
were kept informed about our work and able to comment on our ideas and suggest their own. Early feedback has
shown overwhelming support (95%) for the proposed solution (Option 4), with residents committing to using the
Community Shop and expressing interest in buying Community Shares.

With thanks to DWS Associates Limited
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KILMARTIN CHURCH
Kilmartin Church is a grade B listed building in a conservation area, and is surrounded by a graveyard that is still in
use (Figure 4). The church enjoys a prominent location overlooking Kilmartin Glen, one of the most important
archaeological landscapes in Europe. The Glen includes hundreds of Neolithic sites which date back some 6,000
years.
This landscape, the ancient structures and the various artefacts are interpreted in the award-winning Kilmartin
Museum. The museum currently has around 30K visitors per annum. At present Kilmartin Museum is itself
progressing with a £7m redevelopment project, work that is planned to be completed within two years. In the
first years since its opening in 1997, the redevelopment of this significant attraction has led to a doubling of
visitor numbers. At the end of the two years, assuming that Covid-19 social-distancing restrictions are no longer
required, there is cause for optimism that the Museum might attract 50,000–70,000 visitors per annum to the
village of Kilmartin.
The current Kilmartin Church was built in 1834–1835
and stands on the site of earlier structures that may
have gone back to the time of St Columba and Iona.
The northern part of the churchyard includes graves,
a lapidarium, and mediaeval grave slabs dating back
to the 13th century. Inside the church are two stone
crosses that date back to 900 AD and 1200 AD.
The church itself occupies 228 m2 (19 m × 12 m),
with a 6m × 7m tower at the west end. The building
is constructed of coursed rubble, dressed in schist
ashlar and yellow sandstone.
The most recent survey of the property found that
the building was in fair condition; the primary issues
With thanks to DWS Associates Limited
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related to water coming in. A completed Condition Report outlined work needed within the coming twelve
months:
•
•
•
•
•

Pointing needs to be replaced.
Water damage should be repaired.
All rainwater downpipes must be checked for cracking and replaced as necessary.
The lead roofs need to be checked and repaired as necessary.
Cast-iron windows must be reglazed and refurbished.

The Church building has been bought by a benefactor of Kilmartin Museum, as part of an arrangement involving
the Glebe Field also. (The acquisition and use of the Glebe Field was a vital element in the redevelopment plans of
Kilmartin Museum.) More recently, a memorandum of understanding between the benefactor and DCE has been
signed which states that once DCE has produced a viable business plan and a funding package, the benefactor will
sell the Church to DCE for the original purchase price plus legal fees. This offer is limited to 4 years; at the end of
that time the memorandum will be reviewed. Naturally we are very grateful for the freedom this gives, and eager
to be able to accept this generous offer.

BRINGING THE VISION TO LIFE
Methodology
The delivery of our community vision is based on the ‘Three approaches’ model described by The National
Lottery. This model emphasises specific aspects of each project that seeks to address inequalities in Scotland:
• People-led The project should involve the people being served in the development, design, and delivery of
the activity.
• Strengths-based The project should make the most of, and build upon, the skills and experiences of the
people and the assets in the community.
With thanks to DWS Associates Limited
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• Connected The project should be informed by a thorough understanding of what other people are already
doing locally – those involved should develop good working relationships, and the project should
complement and add value to any similar activities in the same area.

Dunadd Community Enterprise
Local consultation had allowed the Dunadd community to identify a shared vision for the area; Dunadd
Community Enterprise (DCE) was set up by the community to act on its behalf. When the Kilmartin Church
building became available, DCE recognised that it could meet the community’s requirements. As a formal body,
DCE is able to purchase the church on behalf of the community, and to redevelop it as a vibrant hub that
responds to the needs identified by local residents.

Membership and management
Members DCE currently has 121 members (16% of the Dunadd population).
The Board At its inaugural AGM (October 2018), members elected a Board of Directors. The Directors all live within the
Dunadd area; most work in jobs that serve the community, and they have excellent connections across a wide
range of groups and individuals.
Between them, the Directors have a variety of experience and skills (see Appendix 5). They are, or have been:
•
•
•
•
•
•
•

a senior manager of a youth and community service
a senior manager in early years education
a chair of another community enterprise
a lecturer in town and country planning
a human-resources paralegal
a countryside ranger, experienced in project management and delivery
a senior manager in local lifeline services.

With thanks to DWS Associates Limited
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DCE has a policy of ongoing recruitment to the Board: we wish to establish strong succession and to focus on
involving younger people.

Achievements
To demonstrate competence and to develop credibility among the community and other organisations, the
Directors agreed that at first DCE would undertake only small-scale projects. For example:
• We established a Book Swap project, which works to tackle social isolation within the community.
Supported initially by NHS funding, the project is now self-financing, is run by volunteers, and is sustainable.
• We supported volunteers in planting tubs, baskets and verges in local villages.
• We set up an anti-litter project.
• Working in partnership with a Kilmartin community Initiative, we provided signage for defibrillators.
This early strategy has proved successful: DCE is now recognised as a valued member of the community, and is
represented on the Dunadd Community Council, the Dunadd Landowners’ Forum, and the Community Transport
Group.
More recently, the opportunity to acquire the Kilmartin Church building changed our priorities and we refocused
our work. We secured funding to allow advisors to carry out research as the basis of considered
recommendations and community decisions. We have:
•
•
•
•
•

commissioned a survey of community shops on Scotland’s Atlantic coast
obtained a condition survey of the Kilmartin Church building
prepared redevelopment options
created and launched an online consultation process
published a standalone website to inform residents and other interested parties about progress on the
Kilmartin Church building project
• completed a Stage 1 Scottish Land Fund Application.

With thanks to DWS Associates Limited
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DCE is currently in the process of concluding another round of community consultation. Because of Covid-19, we
are using online tools to comply with social-distancing and shielding protocols.

Attracting support
DCE is a member of Development Trust Association Scotland (DTAS), and we have recently approached Highlands
& Islands Enterprise to ask what support might be available to assist us in developing both DCE and our own skills
in managing the organisation. As Directors, we are keen to increase our understanding and abilities in the
following areas:
•
•
•
•
•
•

strategic thinking
setting policy
decision-making
team-building
appraisal and review of Directors
recruitment of other Directors.

Benefiting from others’ expertise
As necessary, DCE has consulted advisers who could help us make well-informed decisions. Most recently our
research has included:
• a survey of community shops, which has given us insights into the strengths and weaknesses of the sector
• a building survey by architects, who have helped us visualise how we could use the Kilmartin Church building
to deliver elements of the Community Action Plan
• a feasibility study of the financial sustainability of operations using the Kilmartin Church building.

With thanks to DWS Associates Limited
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Engaging volunteers
To deliver the proposed programme of activities, DCE would need support from volunteers, and we have already
engaged with 40 people who have expressed interest in helping us. We estimate that the total value to the area
of the work of Directors and volunteers is currently about £50K per annum.
The planned redevelopment of the Kilmartin Church building would extend the range of volunteering
opportunities. This in itself would be an important contribution in combating isolation and associated physical
and mental health conditions. The planned operating model for the Church building would eventually require up
to 5 FTE volunteers per week, and that increase in activity would increase the net worth of volunteering activity
by about £150K per annum.

Securing finances
As a project delivery organisation, no projects are commenced until funding has been secured. All expenditure is
undertaken in line with agreed activities and objectives. Accounts logged with Companies House to 30 April 2019
show that the organisation is solvent and has positive reserves.

National and regional objectives
Our project could support several of the objectives stated by Scottish Government, Argyll & Bute Council, and
other public bodies. For example:
• The Scottish Government’s strategy to increase community ownership of assets, as facilitated by the
Community Empowerment (Scotland) Act.
• The Scottish Government’s Achieving a Sustainable Future: Regeneration Strategy, which is designed to
support disadvantaged rural and urban areas.
• The Scottish Government’s Tackling Child Poverty Delivery Plan, which supports the wider ambitions of this
strategy by providing access to local community-based activities.
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• VisitScotland’s The National Strategy: Tourism Scotland 2020, which highlights the need for an improved
visitor experience.
• Argyll & Bute Council’s Mid-Argyll, Kintyre, and the Islands Economic Development Plan 2016 to 2021, which
supports the regeneration of the main towns and surrounding areas.
• Argyll & Bute Council’s Rural Growth Deal, which aims to deliver community-led regeneration.
• Museums Galleries Scotland, whose strategic objectives include connecting people, places, and collections.

Key partners
We recognise that developing strong links with local partners is vital to the delivery of local social outcomes, as
well as to securing financial viability. Key partners are shown in Appendix 6.

THE PROJECT
The offering
Redevelopment of the Kilmartin Church building has been designed to offer services that both residents and
visitors would value. Table 2 shows how the facility could meet a variety of needs.

Respecting The building is surrounded by a graveyard, which has been important to the community over many generations.
the graveyard Everyone involved in this project recognises how vital it is that the graveyard be fully respected. This concern will
remain a prime factor when considering any activities that might be undertaken within the Church building.

Community Shop
In helping local groups to establish and operate community shops, the Plunkett Foundation is the recognised
leader. The Foundation’s report, Community Shops – a Better Form of Business, records that in 2018:
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Residents

Table 2
Meeting the needs of
residents and visitors

Community Shop
Activity Space
Gallery
Genealogy &
Learning Centre
Enterprise Space
Viewpoint

•
•
•
•
•
•

Visitors
Leisure

Adventure

Heritage

Ecotourism

Faith

Backpacking

Yes
Yes
Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes
Yes

Yes

Yes

Yes

Yes

Yes

Yes

There were 363 community shops operating in the UK, with 16 starting up that year.
The long-term survival rate of community shops is 94%.
Community shops average £153K turnover per annum.
Community shops costs between £26K to £50K to establish.
Electronic point-of-sale (EPOS) systems are extensively used to managed stock control and transactions.
Community share options are a recognised and effective means of raising capital and revenue for a new
venture.

The report highlighted that community shops offer a resilient form of business which can support the
regeneration of a local economy in these ways:
•
•
•
•
•

purchasing goods and services from local suppliers
creating employment opportunities
offering training opportunities for staff and volunteers
improving access to local services
encouraging collective investment via community shares in the local economy.

Most community shops offer much more than basic shopping: many offer a wide range of additional formal and
informal services. Examples include:
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•
•
•
•
•

access to wi-fi and digital portals
community boards and visitor information boards
collection of parcels, dry-cleaning, and prescriptions
full-time and outreach post office services
home delivery of purchases.

The Plunkett Foundation’s research found that almost all community shops stock a basic range of grocery and
household goods, and also fresh produce. Newspapers, stationery, over-the-counter medicines and baked goods
are also common staples. When the research was done, 93% of the shops were stocking and selling local food and
drink. These lines were identified as being an excellent way to engage the local community, and they provided
good levels of profitability. Further, the model has environmental as well as fiscal benefits as it can reduce food
miles and reconnect people with the source of their food.
DCE commissioned a report on the operation of four community shops located on the west Atlantic Coast. This
report identified several key lessons:
• Providing community transport, home delivery, and carry-to-the-car services all make the shop more
accessible to vulnerable residents.
• By focusing on promoting local suppliers and purchasing from them, the shop can offer an economic benefit
to the community while also reducing environmental impacts.
• It is important to ask the community what they would like the shop to stock.
• Even so, income from everyday sales of essentials to local residents is not sufficient to make a community
shop viable: the shop also needs to sell higher-value items (to residents, visitors, or both).
• To ensure that services can be consistently provided, the use of paid staff may avoid placing any strain on
relationships between friends and neighbours.
• To attract visitors, the shop needs to build good relationships with accommodation providers. It may be
helpful to provide a box of essential items to welcome visitors staying in self-catering accommodation.
• Although offering Community Shares is a significant undertaking, such shares engage the community.
• Invaluable guidance and expertise is available from the Plunkett Foundation and others.
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We plan that the Dunadd Community Shop would provide a range of essential groceries and household goods,
quality food and drink from Argyll & Bute providers, newspapers, and a limited range of affordable gifts. In line
with findings from the operators of other local stores, our model assumes that 30% of the residents of Dunadd
(that is, 225 people) would use the shop weekly, with an average spend each of £5 per week. We have further
assumed that 25% of visitors to Kilmartin Glen would visit the shop, with an average spend of £2 per visitor. In
that case, the first three years of trading would yield only a proportion of the maximum possible income. In the
first year of trading, for example, we calculate that turnover would be circa £76K, with the cost of sales being 78%
of turnover.
To provide services to residents who can find it difficult to travel to Lochgilphead or Oban, the store would
operate seven days per week. Operating hours have yet to be agreed, but we would wish the shop to be open
outside normal office and school hours – for example, it might open from early morning to early evening. During
the winter period, there might be an extended midday break.

Activity Space
When Dunadd residents developed our Community Action Plan, it became clear that we needed a new
community space. Community spaces may be the only places where residents can meet to enjoy activities
together, and may thereby provide vital and diverse support that improves people’s quality of life, particularly for
those who find it hard to travel to more distant venues.
Due to our commitment of respecting the graves we will not be allowing any activities that will have people
drinking alcohol.
Although Dunadd already has a village hall and a church hall, both have limitations. The community identified
that an additional, complementary space was required, and that it should be configured to meet both current and
future needs. Providing this new space, designed by and for the community, might be one catalyst in increasing
community engagement. The following design elements are currently being considered:
• Main hall – space for group activities and performances.
• Storage – for equipment.
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• Toilets.
• Kitchen.

Mid-week activities The new space aims to support improvements in mental health, fitness, and the well-being of the community: we
– daytime would provide an increased range of activities. Given the demographic profile of the community and the
projected trends, we expect that many of the users would be older residents. In a review of activities undertaken
in similar venues and communities, we identified the following as popular activities:
•
•
•
•
•
•
•
•

yoga, meditation, and tai-chi
dance and exercise
University of the Third Age
creative writing and crafts
music tuition and composition
language tuition
social heritage
developing practical and IT skills.

Mid-week activities In the evening, the facility could host cultural performances or be let to interest-led organisations. The 19th Argyll
– evening Scout Group has Scout and Explorer units based in Lochgilphead and is interested in opening satellite Beaver and
Cub units. The Mid-Argyll Pipe Band is interested in using the new facility as its de facto base for tuition, practice,
and performance. Successful groups such as these could be valuable long-term users of our facility.

Weekend activities The design of the Activity Space and the character of the building, together with the natural setting, provide an
inviting and inspiring space which could support a range of events. Examples include:
• Family celebrations and memorials, including birthday parties, weddings and handfastings, naming
ceremonies, and memorials. Two added attractions are the possibility of erecting a marquee on the nearby
village green, and the availability of varied local accommodation.
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• Pop-up retro café and shops.
• Lunch and tea dances.
• Keep-fit and exercise classes.

Creative and arts The strength and depth of this sector was identified in research conducted by Creative, Heritage and Arts Argyll
activities (CHARTS). There are already multiple providers in Mid-Argyll, and at least fifteen venues – evidence of the level of
demand from both residents and visitors. The Kilmartin Church building would need to create a differentiated
offering that complemented the existing provision, but our review does indicate gaps in the market. In particular,
the Kilmartin Church building could host daytime live performances such as these:
•
•
•
•
•

Jazz, folk, and traditional music.
Comedy and open-microphone events.
Poetry and book readings.
Themed events, including classic-film viewings.
Workshops.

Summer schools We believe that bookings for the Activity Space would be strongest in term time. To attract bookings during
school holidays, DCE intends to develop partnerships with further and higher education institutes and with local
providers who could run short, week-long courses such as summer schools. These events could be built around
the strengths of the area, and could include horticulture, genealogy, creative writing, visual arts, natural history,
photography, foraging, and cookery.

Genealogy & Many residents and visitors have indicated that they would like to understand the events that shaped the local
Learning Centre communities in the Dunadd area. In addition, research has shown that the creation of compelling content can
encourage the local community to appreciate itself, fostering increased levels of confidence and ambition. The
Genealogy & Learning Centre would allow us to share such content with visitors, and we think this could allow
residents to share their experiences with visitors, encouraging interaction and mutual understanding. With this in
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Figure 5 Dunadd in earlier times
mind, we plan to create multimedia exhibitions focused on the social history, industrial history, natural history,
and geology of Dunadd. Examples of some historic photographs are shown in Figure 5.
We also intend to develop a digital archive for those interested in understanding their family and clan history.

Kilmartin Crosses and grave slabs
Kilmartin Church is home to two outstanding examples of early carved Celtic crosses, and to a world-class
collection of grave slabs dating back to 900 AD. Historic Environment Scotland, who own the crosses, worked
closely with the Church of Scotland so that these culturally significant pieces can be displayed: we trust that this
relationship would be continued with us.

Using the Enterprise Space and Gallery
When we compiled the Community Action Plan, local residents expressed a wish to support the incubation of
small businesses. Argyll & Bute has a high percentage of self-employed workers, in a range of industries. As noted
in various reports, it can be difficult for new-start businesses to find the space they need when they are still
growing and developing.
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Enterprise Space We plan to offer a suite of rooms in the Kilmartin Church building which could be used as meeting rooms or, for
example, as flexible workspaces for remote workers, small-business owners and staff, or freelancers. The
Enterprise Space would provide desks in an open-plan area and in offices. Services provided would include wi-fi,
meeting rooms, audio-visual conferencing facilities, printing, and, if required, mentoring.
During the Covid-19 pandemic, working at home has become more commonplace. Even when social distancing
has been relaxed, it is likely that from now on there will greater flexibility about where and how staff work. This
provides an important opportunity: in areas such as Dunadd users can access good-quality digital communication
in an outstanding natural environment.
DCE will be an anchor tenant in this area, using the facilities as a base for its own development staff and as a
drop-in centre for DCE members and other residents.

Creative The culture, heritage and arts sector in Argyll & Bute is important to the area’s identity, character, and appeal.
workshops Research conducted in 2014 estimated that in Argyll & Bute some 850–950 people work in this sector, with
significant numbers of volunteers also engaged. The economic impact was valued at £90m per annum. By now
these numbers are likely to have increased.
Local makers and crafters have expressed their desire to secure affordable commercial space to allow microenterprises so that they could move on from being home-based. Crafters commented that shared commercial
space also enhances collaboration, creativity, and levels of ambition. The Enterprise Space could accommodate
artists’ studios and workshops, and with work areas available to hire on a short-, medium- or long-term basis the
key benefit to such clients would be flexibility of tenure and lower costs. DCE is currently working to secure a
lease on a former holiday-rental property so that we can develop and test this model.

Viewpoint
The top of the church tower offers a splendid view of Kilmartin Glen. The Glen is beautiful as a landscape; it is also
highly significant because of its remarkable archaeology, which includes standing stones, stone circles, and rock
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art. The many artefacts are recorded and explained in the Kilmartin Museum, and the tower affords a unique
opportunity to see this history in the context of the landscape.

Marketing
Strategy
An effective marketing strategy is essential in communicating effectively with potential users and in successfully
promoting the services we offer in the redeveloped Kilmartin Church building. Table 3 shows steps that would be
taken in the early life of the project; we would also review our strategy regularly and adjust it if necessary.

Table 3
Steps to be taken in
developing the
project

Launch year

Growth

Consolidation

Agree marketing objectives and
branding
Develop and launch a website and social
media pages (using Facebook and
Instagram)
Build and improve a customer database
to create a network of supporters,
including individuals, corporate and
civic groups
Promote public awareness through highprofile stories in the local press, a press
presence at DCE events, and DCE
representation at other events
Carry out a launch event or series of
events

Refine search-engine optimisation for
the website
Build brand awareness
Establish early demand
Extend the number and range of
customers, and develop the database
Maintain public awareness and a high
profile in the local press
Use targeted digital advertising
(including Google and Facebook)
Offer promotions and a delivery service

Review marketing and sales targets for
all activities
Review all customer feedback and
reviews on social media platforms
(including TripAdvisor)
Publish quarterly newsletters and blogs,
and post on social media
Conduct customer satisfaction surveys
and event evaluations
Periodically, offer seasonal events and
promotions
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Communication
DCE uses both the internet and social media channels to publish information and to promote its activities. The
DCE webpage is the primary means of disseminating information: it provides details of the objectives,
governance, and projects of DCE, and is available to engage residents and members of DCE in consultations. To
augment this, a dedicated webpage has been established for the Kilmartin Church building, to keep residents and
interested parties informed of progress. DCE has an active Facebook page, and posts updates on associated sites.
In the future DCE plans to use multiple social media channels (such as Facebook and Instagram) to promote the
offering, to build awareness, and to create an audience for the Kilmartin Church project. We would invest in
digital promotion, search-engine optimisation, and paid-for Facebook advertising. Our investments would aim to
raise awareness of the new facility in its early life and to build interest and a loyal community of followers. In
addition, and provided that we could do so safely, DCE would hope to offer tours of the facility during the
development and building phases.
Traditional print media would also be an important part of the marketing and communications plan, particularly
in keeping residents informed. We would distribute regular press releases and continue to publish a newsletter.

SUSTAINABILITY
Financial
The model in Appendix 7 shows the profit and loss and cashflow projections for the Kilmartin Church building in
the coming decade. The profit and loss calculations demonstrate that to ensure viability we need a multi-use,
multi-income space.
The models have been developed following consultation with operators of similar facilities, including community
shops, arts venues and community halls; we have also carried out our own desk research, including analysis of
accounts posted at Companies House and published reports and papers.
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The projections assume that Year 1 would achieve 70% of potential revenues; Year 2 would achieve 80%; and
Year 3 would achieve 90%. We expect that 100% of potential revenues could be achieved from Year 4 onwards.
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Figure 6 summarises income and expenditure. The losses in Year 5 and Year 10 represent planned maintenance
costs to address expected levels of wear and tear. Note that none of our projections have so far allowed for VAT
because as yet DCE is not VAT-registered, though it is likely that this would change during the development.

Figure 6
Projected finances
(over 10 years)
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Income
Figure 7 shows the proportions of likely trading income projected to come from various sources. The most
significant elements are the Community Shop and hire of the Activity Space, including for summer schools.
Together, these three sources represent about 85% of projected income.

Figure 7
Projected trading
income (by source)

With thanks to DWS Associates Limited

ACQUIRING AND REDEVELOPING THE KILMARTIN CHURCH BUILDING · 38

Community Shop Income and cost models were established using reports from the Plunkett Foundation, and discussions with the
operators of the Lido (South Cowal Community Trust), Port Appin, Ardfern, Tayvallich, Glenbarr and Carradale
Stores.
Given the population of Dunadd (750 residents) and the projected visitor numbers (12,500 – 25% of the minimum
expected visitor numbers to Kilmartin when the museum redevelopment has been completed, planned for 2022),
we expect that income in the first years of trading would be about £75K, rising to about £130K within a decade.
Gross margins of 22% have been assumed, in line with the findings in the Plunkett Foundation reports and the
results achieved in other stores. Table 4 shows the projected increase in revenues.
Year
1
£76.0K

2
£88.4K

3
£101.3K

4
£114.6K

5
£116.7K

6
£118.8K

7
£120.9K

8
£123.2K

9
£125.5K

10
£127.8K

Table 4 Projected increase in revenues (over 10 years)

Activity Space hire We expect that the Activity Space would be available for hire for 61 hours per week. We project that utilisation
would start at 28% in the first year and increase to 69% over ten years. We have aligned our hire rates per hour
with those of other providers in and around Mid-Argyll, and assumed a modest increase in rates each year, in line
with inflation. Table 5 shows the projected rise in revenues over ten years.
Year
1
£7.1K

2
£9.7K

3
£14.3K

4
£19.8K

5
£19.9K

6
£20.2K

7
£21.7K

8
£25.8K

9
£27.6K

10
£29.5K

Table 5 Projected earnings from the Activity Space (over 10 years)

Summer schools Over the past 40 years there has been growing interest in learning in later life. Many further and higher education
establishments present short courses, either online or face-to-face, as a core part of their offering. Short summer
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courses may have particular benefits for those who attend – as well as learning about a topic or improving a skill,
they may form new friendships and explore new places.
Outside of term time, there would be the opportunity in the redeveloped Kilmartin Church building to offer short
courses on a variety of topics. These courses could be offered at about £200–£250 per week (excluding
accommodation), with 10 participants per course and 6 courses per annum. Once established, this could secure
£12K–£13K per annum. We estimate that tutors and delivery would cost 95% of income. Potential providers
include the University of the Highlands and Islands, ARTMap, and the Heart of Argyll Wildlife Association. Table 6
shows the projected increase in revenues.
Years
1
£8.4K

2
£9.7K

3
£11.1K

4
£12.4K

5
£12.5K

6
£12.6K

7
£12.8K

8
£12.9K

9
£12.9K

10
£13.1K

Table 6 Projected increase in revenues (over 10 years)

Costs
Staff DCE would be a ‘Living wage’ employer, aiming to employ 1.75 FTE staff. Roles would be split between
Operations (running day-to-day activities, and recruiting and leading the volunteer team) and Development
(marketing and promoting the facility, identifying and organising the summer school programme, establishing a
programme of arts and creative events, and building robust relationships with key partners, funders and
investors).
We have estimated the costs of employment, including employers’ costs:
• Development Manager: £30.9K per annum
• Operations Manager: £23.2K per annum.
In line with inflation projections, we expect that costs would increase at 2.5% per annum.
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Overheads To validate our cost estimates we approached the operators of several community and village halls. Figure 8
summarises the projected overheads, estimated at £33K in Year 1. Energy, insurance, marketing, and IT and
communications together equate to 70% of gross expenditure.

Figure 8
Projected overheads
(as proportions of
total expenditure)
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Energy At 24% of total costs, energy costs are the most significant expenditure. In considering these costs, we have used
data provided by Resource Efficient Scotland (RES), validated in discussion with operators of similarly-sized
properties and by reviewing published accounts. The current design envisages the installation of a ground-source
heat-pump bore hole and underfloor heating. All lighting will be energy-efficient, and the building will be
insulated.
Costs could be further reduced by installing solar panels on the flat roof sections of the church and by using fans
to move heat from roof spaces to ground level. These improvements could reduce energy bills by about 20–25%.
The works could be funded by an interest-free loan from RES or by application to Scottish Landfill Funds.

Insurance The cost of rebuilding work on Kilmartin Church is estimated at £1.5m, and the costs of insurance (18% of gross
costs) reflect this. DCE would seek competitive quotes to minimise this cost.

Marketing We are concerned that the marketing budget (under 5% of revenues) is under-resourced. Rather than using
traditional hard-copy advertising, we plan to use volunteer skills and resources to develop compelling online
content, and we would invest in PR and targeted digital communications and engagements to maximise our
marketing impact.

IT and These costs cover the provision of providing broadband services for the entire building, to be used by staff and
communications visitors; and also the provision of technical support.

Third-party funding
We would seek third-party funding to support activities using the Kilmartin Church building. For example, we
would approach The National Lottery community-led fund, philanthropic trusts, and the A’Chruach windfarm
community fund.

Development At its core, the Kilmartin Church project aims to improve the well-being of all residents of Dunadd, and
particularly those in greatest need. We wish to ensure, not just now but also in the future, that everyone in the
community can influence the direction of the project. We therefore need to invest in skilled staff who can:
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• develop a programme of engaging activities that ensures the facility is fully used
• gather feedback and capture data so that we could swiftly make required improvements
• encourage residents to volunteer and undertake training – as well as reducing the operating costs and
possibly increasing the profit, involving volunteers would allow them to share valuable skills and expertise
and potentially to increase their chances of employment, and some might also benefit from this positive
contribution to mental health
• establish a wide range of partnerships to increase inclusivity and breadth of delivery
• market our offering to residents and visitors.

Heritage In the past, Historic Environment Scotland (HES) provided some support to the Church of Scotland to allow the
public to view the Kilmartin Crosses. We have approached HES, hoping to secure funding for two purposes:
• To improve the presentation of the Crosses.
• To help us prepare and stage a rolling programme of temporary exhibitions focused on the social history of
the local community.

Cashflow and working capital
The financial model shows that to purchase inventory and to fund early costs in the early years, the Kilmartin
Church building project would require about £35K of working capital.
To raise this equity we are considering offering Community Shares. This method of funding was employed by the
community groups who purchased the Lido in South Cowal and Port Appin Stores, and after discussions with
those groups we are confident that we could raise the necessary funds in that way. In offering Community Shares
we would stress that purchasing them should be seen as a social investment in the future of the community,
enabling much-needed services to be provided for the benefit of the wider community – not as means of realising
a monetary value.
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We would need to establish a new Community Benefit organisation. We are currently exploring the extent to
which Dunadd residents would be likely to invest in such a scheme and also to become involved in the setting up
and governance of the scheme.
Table 7 summarises our financial projections.

EBITDA
Working capital
Opening balance
Closing balance

1
(£17,131)
£35,000
£35,000
£17,869

2
(£9,842)

3
(£786)

4
£9,236

£17,869
£8,027

£8,027
£7,241

£7,241
£16,477

Year
5
(£966)
£16,477
£15,511

6
£6,753

7
£6,660

8
£9,402

9
£9,835

10
(£5,192)

£15,511
£22,264

£22,264
£28,925

£28,925
£38,327

£38,327
£48,162

£48,162
£42,970

Table 7 Projected finances (over 10 years)
Note: EBITDA (earnings before interest, taxes, depreciation, and amortization) is an indication of overall profitability

Operations
Before we started operating, we would develop a full set of basic organisational policies and procedures, and
ensure that these had been approved. Policies would cover the following topics, and others as necessary:
• Core work Human resources (e.g. sickness, appraisal, complaints, and dismissal); staffing; remuneration and
benefits; volunteer policy; recruitment policy; health and safety; lone working; data protection; equal
opportunities; expenses; travel and subsistence.
• Community Shop Stock and stocktaking; procedures for opening and closing; payment terms; pricing and
discounts; returns and exchanges; special orders; loss, damage, and theft; housekeeping; customer service
practices; health and safety (e.g. accident procedures); environmental health (e.g. safe food-handling).
• Activity Space Booking and payment procedures; fire procedures; cleaning procedures; health and safety.

With thanks to DWS Associates Limited

ACQUIRING AND REDEVELOPING THE KILMARTIN CHURCH BUILDING · 44

PROJECT COSTS AND FUNDING
Property acquisition and redevelopment
In order to acquire and redevelop the Kilmartin Church building we will need grant funding, both for the initial
capital purchase and for development and marketing costs in the project’s early stages.
Our funding strategy is to purchase the property using capital from three sources:
• an award from the Scottish Land Fund (SLF)
• an award from the A’Chruach Community Fund to match the SLF award
• our own DCE funds, generated by issuing Community Shares.
We believe that together these would provide sufficient cashflow during the early life of the project.
Table 8 summarises the costs of acquisition and the early life of the project, and our preferred funding sources.
Costs

SLF

Windfarm Community
Fund

Acquisition and legal
Legal and fiscal
Project manager
Development officer
Marketing
Total

£25,000
£3,200
£35,000
£31,000
£5,000
£99,200

£18,750
£2,400
£26,250
£23,250
£3,750
£74,400

£6,250
£800
£8,750
£7,750
£1,250
£24,800

Working capital

£35,000

Table 8 Costs of acquisition and preferred funding sources
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Costs of redevelopment and funding
The projected costs of redevelopment are shown in Table 9.
They have been provided quantity surveyors CRGP
Surveyors Ltd, who were instructed by our architect,
Shaona Cameron. Bearing in mind the age and construction
of the property, we have agreed significant allowances to
accommodate any additional work that may be needed.
To fund this project we clearly need to engage with a range
of funders, and naturally we will need to accommodate
what we do to match their published strategic aims and
objectives. Table 10 lists the potential funders we have
identified. We have already approached some of them and
begun to discuss our project.

Remediation
External
Internal
Subtotal

£
£
£

64,000
25,000
89,000

Reconfiguration
Construction and fit out
Lift
Decoration
Utilities
Safety
Heating
Subtotal

£
£
£
£
£
£
£

134,075
35,000
21,485
85,280
7,500
65,010
348,350

Fit out
Community shop
Wifi, AV and telecoms
Activity and performance space
Subtotal

£
£
£
£

25,000
12,000
15,000
52,000

Total

£

489,350

Preliminaries @25%

£

122,300

VAT @20%

£

122,300

Contingency @7.5%

£

55,100

Estimate

£

789,100

Table 9 Projected costs of construction
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Remediation
Project costs
Allowances including preliminaries and
contingency
Totals
Dunadd Community Enterprise (in kind –
Director and volunteer time)
Architectural Heritage Fund
Heritage Lottery Fund
Resource Efficient Scotland (loan)
Tudor Trust
Robertson Trust
Historic Environment Scotland
Esmé Fairbairn Foundation
Garfield Weston Foundation
Trusthouse Charitable Foundation
Kilfinnan Trust
Noble Trust
Craignish Trust
Argyll & Bute Council
Landfill funds (VIRIDOR, FCC, SUEZ)
Windfarm Community Fund
Totals
% of projected costs

Reconfiguration

Fit out

ln kind
contribution

Total

£
£

89,000
54,513

£
£

348,350
213,365

£
£

52,000
31,850

£

80,000

£
£

569,350
299,728

£

143,513

£

561,715

£

83,850

£

80,000

£

869,078

£

80,000

£

80,000

80,000

£
£
£
£
£
£
£
£
£
£
£
£
£
£
£
£

300,000
300,000
65,010
25,000
10,000
8,000
15,000
12,000
50,000
5,000
5,000
5,000
10,000
105,000
12,600
1,007,610

£

143,513

£
£
£
£
£
£

£

£

156,488
300,000
65,010
25,000
£

10,000

£

12,000

£
£
£

5,000
5,000
5,000

£

55,000

£

92,000

8,000
15,000

50,000

193,513
135%

£
£
£
£

10,000
50,000
12,600
642,098
114%

Table 10 Potential sources of funding
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Phasing
Given the complexity of the project, it might be appropriate to carry out development work in phases: this would
allow a break in activity so that we could ensure that the building was stable and dry before continuing. A phased
activity plan would be developed in conjunction with our Project Manager and advisors.

Phase 1 The first phase would have these priorities:
• Stabilising the building and taking remedial action.
• Installing low-energy systems.
• Drying out the building.
The cost of this work is estimated at around £400K, including contingencies and on-costs.

Phase 2 The second phase would include these elements:
• Constructing and fitting out the Community Shop.
• Constructing and fitting out the Activity Space.
• Constructing and fitting out the first-floor mezzanine (the Genealogy & Learning Centre) and the secondfloor mezzanine (the Enterprise Space).
• Providing access to the viewpoint.
The cost of this work too is estimated at around £400K, including contingencies and on-costs.

MANAGEMENT AND MITIGATION OF RISK
At each level of project planning we are careful to identify risks so that we can manage and mitigate them and
respond appropriately to the challenges we encounter. The latest risk analysis is shown in Appendix 8.
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ECONOMIC AND SOCIAL BENEFITS TO THE COMMUNITY
Economic benefits
Displacement
The proposed development includes a Community Shop, an Activity Space, a Gallery, a Genealogy & Learning
Centre, an Enterprise Space, and a Viewpoint. There is no comparable offering in the area, so at a local level
displacement is considered to be low (20%). At regional and national levels, displacement is considered negligible
due to the scale and location of the project.

Direct employment
DCE plans to recruit staff at the level of 1.75 FTE (37.5 hours per week). We estimate that if we pay the
Government’s ‘living wage’, in 2022 this would cost £25.7K per annum.
The economic benefits derived from the creation of employment are at three levels: direct, indirect, and induced.
In addition, the gross value added (GVA) can be estimated as an indication of the value of goods and services
purchased in an area, industry, sector or project as a result of an FTE, product, or service. Table 11 summarises
the gross and net impacts of recruiting staff to support the operation of our redevelopment of the Kilmartin
Church building.
Employment impacts

Table 11
Projected
employment figures

FTE

Earnings

GVA

Direct
Direct, indirect, and induced

1.75
1.90

£45,037
£48,897

£80,485
£87,383

Net (assuming 20% displacement)
Direct
Direct, indirect, and induced

1.40
1.52

£36,029
£39,117

£64,388
£69,906
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Tourism
Data published in February 2019 by Argyll & Bute Council stated that tourism is Argyll & Bute’s most important
private-sector activity. The report identified that the direct benefit of the sector to the economy was £341.6m
(£122 per visitor); and that 2.8m visitors stayed in local accommodation, supporting 4,173 related jobs.
We can use this information to quantify the impacts of the tourism sector in Dunadd. Data from Kilmartin
Museum indicates that about 100,000 visitors come to the area each year. Analysis of accommodation providers
in Dunadd shows that about 120 beds are available. Occupancy data are provided by VisitScotland: these show
58% occupancy in a full year (in Mid-Argyll, Kintyre, and the Islands). VisitScotland estimates that 25,334 of those
who visit the area use our accommodation. (The balance represents day visitors.) Using the contribution of £122
per person (for an overnight visitor) derived from the Argyll & Bute data, we estimate that the annual benefit to
the Dunadd area is around £3.1m, and that this supports about 40 FTE jobs.
If we assume as a result of the redeveloped Kilmartin Church building a modest growth of 2.5% additional visitors
extending their stay, using local services, or visiting local attractions, our project would yield a net benefit to the
local community of about £78K per annum, supporting 1 FTE additional role in the tourism sector.

Overall economic benefits
Overall, the project would be expected to deliver real benefits to the local economy, as shown in Table 12.
Employment
Economic activity

Overall
2.4 FTE
£142K

Kilmartin Church building
1.4 FTE
£64K

Table 12 Projected benefits to the local economy
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Social benefits
Research conducted by Action with Communities in Rural England identified the less tangible benefits that result
from activity that takes place at community buildings. In summary, their research concluded that the activities
undertaken were of particular benefit to the health and well-being of older people. The expectation is that in the
future the proportion of older residents in Dunadd will increase, so we believe that there is a clear rationale for
extending the range and availability of services available to mitigate increased demands on health and social care
services.
The 2017 Scottish health survey stated that 17% of adults in Scotland exhibited signs of a possible psychiatric
disorder. Further analysis highlighted that adults living in the most deprived areas were more likely to suffer from
a psychiatric disorder than those living in the least deprived areas. However, and despite the lack of access to
services, it is assumed that Dunadd has a low level of deprivation, with around 7% of the adult population having
a psychiatric disorder.
New Economy delivers policy, strategy and research for Greater Manchester’s economic growth and prosperity,
and provides regular analysis to underpin decisions about strategic direction. It has published metrics that allow
determination of the benefits of positive interventions across a range of social fields. Studies have shown a clear
link between increased access to services and community engagement and improvements to physical and mental
health. Calculations of benefits to the wider economy are based on their research.
Although it is difficult to quantify definitively the fiscal benefits that accrue from social engagement, Table 13
summarises the estimated net benefits to local residents who would be able to utilise the services in the
redeveloped Kilmartin Church building.

Optimism bias
It has been shown that globally, in both the public and private sectors, there is a demonstrable systematic
tendency for projects to be overly optimistic. That optimism may occur, for example, in failing to reflect fully the
chances of cost underestimation or time overruns; or by including over-generous projections of demand.
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Based on the population of Dunadd: 750 residents (637 adults, 113 young
people)

Likely benefit
from the new facility

Individuals

Mental health
Average cost of service provision for people suffering from mental health
disorders, per person per year, excluding dementia (all ages, including
children, adolescents and adults) – fiscal and economic costs
(It is considered that some 7.2% of the population may have a mental
health issue)
GP visits
GP cost per hour, General Medical Services activity
(UK average: 6 consultations per annum at £154 per hour – a 12-minute
consultation costs about £30)
Prescriptions
Costs of prescription drugs

50% of potential patients are
less likely to need to access
mental health services

27

25% of residents are less likely
to go to the GP (only 50% of
the average)

187

£90
(for
3 consultations)

£16,830

25% of residents are less likely
to go to the GP (only 50% of
the average)

187

£135
(£45 per
consultation)

£25,245

Estimated annual benefit

Cost of
intervention
per resident
£4,000

Gross
benefit
£108,000

£150,075

Table 13 Projected benefits to residents
To redress this tendency, adjustments need to be made. Starting from the initial unadjusted estimates for each
option, these adjustments should have the effects of increasing the estimates of costs, decreasing the projections
of benefits, and extending the timescales over which the costs and benefits are assumed to accrue.
Guidance from HMRC states that outsourcing projects attract optimism bias in the range +0% to +41%. If so, the
net economic and social benefits that could accrue from our Kilmartin Church building project may be expected
to be in the range £120K–£292K per annum.
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APPENDICES
Appendix 1 Consultation process
1 Identify service gaps in the community

►

2 Consider options on how to address these identified gaps

►

3 Consult the community about potential options

►

4 Work with residents and partners to design services and activities
►

5 Clarify the facilities required and appraise options

►

6 Check with the community to get their thoughts on proposals

►

7 Develop plans for facilities and activities

►

8 Identify the outputs and outcomes that can be achieved

►

9 Develop a robust project plan to deliver plans
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Appendix 2 Dunadd Community Action Plan
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Appendix 3 Analysis of options
Scores

Positive
impact on
community
confidence

1

2

3

4

5

Weighting
Options
Two-storey with an open/exhibition/meeting space,
a shop, multi-purpose pods/units/rooms that can
be rented out short- or long-term to produce an
income. The open meeting space keeps the height
of the Church.
Two-storey with an open/exhibition/meeting space,
a shop, multi-purpose pods/units/rooms that can
be rented out short- or long-term to produce an
income. The stairs to the second floor are more
prominent at the front of the building, and there
is more space on the second floor.
Two-storey with an open/exhibition/meeting space,
a shop, with holiday lets rooms that can be rented
out short-term to produce an income. The stairs
are at the rear of the main hall, and there is the
same space as Option 2 on the second floor.
Its three storeys give an opportunity for community
events, a shop, as well as other spaces that can be
rented out on short-term or long-term bases.
Do nothing.

Good
3

2

Bad
0

1

Totals

Advances
the aims
and
objectives
of DCE
10%

No adverse
displacement
on existing
businesses or
services
15%

Operationally
sustainable
over a
10-year
period
15%

Financially
sustainable
over a
10-year
period
15%

Costs of
refurbishment

15%

Supports
activities
included in
Community
Plan
15%

1

2

2

3

1

1

1

1.40

2

2

2

2

1

1

1

1.25

2

3

2

2

2

2

1

1.70

3

3

3

2

3

2

1

1.95

0

0

0

3

0

0

0

0.45
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Appendix 4 Schematic of the preferred redevelopment option
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Appendix 5 DCE Directors: summary of skills and experience
David Bracken (chairman)
David’s early career began in outdoor youth education. Subsequently he was promoted to Area Manager of
Surrey Youth Service, and later to Deputy Head of Kingston-upon-Thames Youth Service. In this post he led the
service over an eight-year period from a ‘poor’ OFSTED rating to being one of the top six in the UK.
Since moving to Argyll in 2010 as joint owner of the Old Manse Guest House in Kilmartin, David has been heavily
involved in community activities. He has chaired Dunadd Community Enterprise since its launch.
In his spare time David is both a talented wood carver and the drummer in a local rock band.

Chris Carr
Chris has worked in the private, public and voluntary sectors. Her previous employment has included lecturing in
Town and Country Planning, working as a university researcher (both in town planning and in human geography),
and working as a data analyst for a private-sector organisation. For the last 15 years she has worked in local
government, with roles in research, performance, and business-improvement activities. Her qualifications include
a PhD in Geography (University of Birmingham) and a Postgraduate Certificate in Business Administration (OU).
She is a Certified Paralegal in Employment Law, and a Qualified Assessor for the European Foundation for Quality
Management.
Chris has also done voluntary work for community organisations, and residential volunteering for the RSPB. She
enjoys crafts, notably knitting and spinning, and also creative writing. (Anyone want to publish a novel?)

Steve Carter (vice-chairman)
Steve Carter studied Zoology with Environmental Biology at London University. After a successful career as a
biology teacher, including working as a senior manager in three schools, Steve moved with his family to
Benbecula, where he established a photography business. While on the island he taught on a new practical
course on Crofting, and wrote a Level 6 SQA course on ‘Local Food Production’. He was a founder and chairman of
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an environmental group called Sustainable Uist. The project was funded by the Climate Challenge Fund, and
carried out a range of projects focused on horticulture, home energy efficiency, renewable energy, and transport.
Steve has extensive experience of leading international expeditions, and has led groups in Greenland,
Spitzbergen, Scandinavia, and Borneo.

Gary Linstead
Gary’s many interests include nature, people and communities, meeting engineering needs, and creative arts. In
pursuing these passions over the years he has developed good and diverse communication and practical skills.
After holding posts in the construction, oil and gas and power-generation industries, and – not at all oddly – in
theatre arts, for the past 15 years Gary has worked as a Countryside Ranger.
In industry he worked offshore in instrumentation construction and commissioning, was a commissioning
engineer for the MOD, and helped with instrumentation for the Hunterston Power Station.
In the theatre he worked on Community Development (Borderline Theatre), toured a production in Scotland
(Dario Fo’s Trumpets & Raspberries), developed an amateur theatre company (Stagecoach Theatre), and worked
with the Theatre of The Absurd (Langside College Theatre Studies).
As a Countryside Ranger, Gary has helped to establish community groups caring for parks and green spaces,
worked with schools on conservation tasks, developed an 11-mile circular walk route for the Ramblers, and given
various presentations, videos and talks.
By way of leisure, Gary helped Rainbow Rovers to deliver a Hackney Cab taxi across the Sahara Desert to the
Saharawi refugees, taking relief aid for each of four camps; and on his return he published his diary in the form of
newspaper articles. He also rode to Malta on a motorcycle, and later around Europe and all corners of Scotland.

Allan McLean
[Biographical details to come.]
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Di Roberts (secretary)
Di has extensive experience of working at a senior level in local government. As Deputy Head of the Early Years
and Childcare Service in Surrey County Council she had a team of 150 staff, managed a £50m budget, and
provided support services to 10,000 childcare practitioners and 1000 group providers. In this role she managed
teams’ focus on communications, research, family information, and performance management.
Di’s extensive project management experience enabled her to lead work in setting up and managing community
IT Learning Centres. These were located in disparate locations, with one mobile centre housed on a bus. To
inform planning and delivery of services, she led and supported seven groups representing different types of
social service users. She is a previous Chair of the National Association of Family Information Services.
Since moving to Argyll with David, Di has become involved in numerous projects. As a Director she helped to set
up the Heart of Argyll Wildlife Centre; she was a member of the A’Chruach Community Benefit Fund awarding
panel; she was an independent assessor for Foundation Scotland for funding applications from windfarm funds
across Scotland; and for three years she has been a Community Councillor.
Outside of this varied work she is also a talented craftswoman with a passion for textiles, and looks after a
beautiful and productive garden.
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Appendix 6 Key partners
Organisation
The Plunkett Foundation
Development Trust Association
Scotland
Community Share Scotland
Scottish Land Fund
Dunadd Community Council
Local accommodation providers
Food from Argyll
Heart of Argyll Tourism Alliance
Creative, Heritage and Arts Argyll
ARTMap Argyll
MAAA
Craignish Community Hall
Kilmartin Museum
Museums & Galleries Scotland

Contribution
Support and information on the operation of a Community Shop, and guidance on the
formation of a community benefit society
Providing information and support to DCE, as well as access to learning from the wider
network of Development Trusts
Providing support in organising the Community Share offer
Providing advice and support on the acquisition of property
Co-operating to promote ongoing developments and joint working on key initiatives
Promoting the facility and signposting guests
Supporting development of the local produce selection
Collaborating with other tourism organisations in promoting the area and individual
attractions
Fostering collaborative working with other Culture Heritage and Arts providers
Organising exhibitions and workshops
Collaborating on performance arts activities
Collaborating on performance arts activities
Sharing learning from their own redevelopment experiences
Providing advice and guidance on multimedia presentations of heritage information

With thanks to DWS Associates Limited

ACQUIRING AND REDEVELOPING THE KILMARTIN CHURCH BUILDING · 60

Appendix 7 Profit and loss and cashflow projections
Income
Community Shop
Activity Space hire
Summer school
Learning space
Pop-up events
Creative/arts events
Enterprise Space
Gift Aid

Cost of sales
Community Shop – cost of sales
Summer school
Creative activity

Gross margin

Third-party funding
Heritage
Development

76,000
7,140
8,400
8,762
2,520
2,016
840
1,753
107,431
33%

88,428
9,696
9,696
10,265
2,909
2,362
984
2,053
126,392
29%

101,285
14,322
11,017
11,836
3,272
2,723
1,135
2,367
147,959
25%

114,587
19,782
12,364
13,480
3,636
3,101
1,292
2,696
170,938
22%

116,678
19,980
12,487
13,817
3,636
3,179
1,325
2,763
173,865
21%

118,813
20,179
12,612
14,163
3,636
3,258
1,358
2,833
176,852
21%

120,994
21,655
12,738
14,517
3,636
3,340
1,392
2,903
181,175
21%

123,221
25,731
12,866
14,880
3,636
3,423
1,426
2,976
188,160
20%

125,497
27,613
12,994
15,252
3,636
3,509
1,462
3,050
193,013
20%

127,821
29,530
13,124
15,633
3,636
3,597
1,499
3,127
197,966
20%

59,280
7,980
5,040
72,300

68,974
11,514
1,417
81,905

79,003
11,629
1,634
92,266

89,378
11,745
1,861
102,984

91,009
11,863
1,907
104,779

92,674
11,982
1,955
106,611

94,375
12,101
2,004
108,481

96,113
12,222
2,054
110,389

97,887
12,345
2,105
112,337

99,700
12,468
2,158
114,326

35,131
32.7%

44,487
35.2%

55,693
37.6%

67,954
39.8%

69,086
39.7%

70,241
39.7%

72,694
40.1%

77,771
41.3%

80,676
41.8%

83,639
42.2%

5,000
30,882
35,882

5,000
31,191
36,191

5,000
31,503
36,503

5,000
31,818
36,818

5,000
32,136
37,136

5,000
32,458
37,458

5,000
32,782
37,782

5,000
33,110
38,110

5,000
33,441
38,441

5,000
33,776
38,776
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Overheads
Staff costs: development
Staff costs: operations
Rates
Water
lnsurance (estimate)
Heat & light (data from Resource
Efficient Scotland)
Repairs & maintenance
Lift maintenance
Post, stationery & telecoms
IT maintenance
Travel
Training
Marketing
Professional fees (consultants,
architects, etc. – assumed funded)
Audit & accountancy fees
Governance costs
Contlngency

EBITDA

Cashflow
Community share option
Opening balance
Closing balance

30,882
23,162
500
500
6,000
8,000

31,191
23,393
525
525
6,150
8,684

31,503
23,627
551
551
6,304
9,426

31,818
23,864
579
579
6,461
10,232

32,136
24,102
608
608
6,623
11,107

32,458
24,343
638
638
6,788
12,057

32,782
24,587
670
670
6,958
13,088

33,110
24,833
704
704
7,132
14,207

33,441
25,081
739
739
7,310
15,422

33,776
25,332
776
776
7,493
16,740

1,000
1,000
3,000
1,000
500
500
5,000
0

1,500
1,000
3,075
1,050
513
513
5,125
0

2,000
1,000
3,152
1,103
525
525
5,253
0

2,500
1,000
3,231
1,158
538
538
5,384
0

12,000
1,000
3,311
1,216
552
552
5,519
0

3,500
1,000
3,394
1,276
566
566
5,657
0

4,000
1,000
3,479
1,340
580
580
5,798
0

4,200
1,000
3,566
1,407
594
594
5,943
0

4,410
1,000
3,655
1,477
609
609
6,092
0

20,000
1,000
3,747
1,551
624
624
6,244
0

3,000
1,000
3,100
88,144

3,000
1,010
3,267
90,520

3,000
1,020
3,441
92,982

3,000
1,030
3,623
95,536

3,000
1,041
3,814
107,188

3,000
1,051
4,013
100,946

3,000
1,062
4,222
103,816

3,000
1,072
4,412
106,478

3,000
1,083
4,615
109,282

3,000
1,094
4,830
127,607

(17,131)
–15.9%

(9,842)
–7.8%

(786)
– 0.5%

9,236
–5.4%

(966)
–0.6%

6,753
3.8%

6,660
3.7%

9,402
5.0%

9,835
5.1%

(5,192)
–2.6%

35,000
35,000
17,869

17,869
8,027

8,027
7,241

7,241
16,477

16,477
15,511

15,511
22,264

22,264
28,925

28,925
38,327

38,327
48,162

48,162
42,970

With thanks to DWS Associates Limited

ACQUIRING AND REDEVELOPING THE KILMARTIN CHURCH BUILDING · 62

Appendix 8 Project risk assessment and mitigation
Severity

1
Low impact on the viability and sustainability of the project

5
Project is not viable or sustainable and could impact on the future
viability of Dunadd Community Enterprise

1
Low probability

5
Certain to occur

Likelihood

Risk
Risk

1–10
Low priority for action

11–18
Attention required – timescale to be agreed

19–25
Clear and present danger – priority for action
– dedicated resources provided

Date added

Added
by

Effect

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Mitigation and action

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

26/05/2020

DWS

Delay

4

3

12

3

2

6

Directors

Failure of planning
application

23/04/2020

DB

Project fails

5

1

5

5

1

5

Architect
Directors

HES think that the
intervention of
two floors is
inappropriate and

8/5/2020

DB

Project fails

5

2

10

Timescale, scope of
work and levels of
service documented
and agreed in
advance of any work
Potential for penalty
clauses to be added
to any contract and
final payment
retention as standard
Ongoing discussions
with ABC Planning,
Historic Environment
Scotland, and
property neighbours
Ongoing negotiation
with HES to agree
mutually acceptable
layouts

5

1

5

Initial
contact by
architect

Purchase and
refurbishment
Contractors do not
have the capacity
to deliver the
required levels of
performance
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Risk

the location of
the Crosses is not
acceptable to
them
Costs of the
proposed threefloor layout is too
expensive

Date added

Added
by

Effect

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Mitigation and action

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Responsible

Follow-up by
Directors

26/05/2020

DWS

Project outcomes
are
compromised

4

2

8

Ongoing property
maintenance
costs are
unsustainable

22/04/20

DWS

Project is
unsustainable

5

3

15

Reduced funding
opportunities

22/04/20

DWS

Projects do not
proceed, and
benefits are lost

5

3

15

Value engineering
exercise to be
completed to
minimise costs, and
robust calculation of
social and economic
outputs ascertained
Professional advice
sought on condition
of building with
partners Architectural
Heritage Fund and
Historic Environment
Scotland
Continue to review
position on a regular
basis and update
register as
appropriate
Estimated costs of
purchase and
refurbishment
estimated at £1m
including VAT
Funding model to be
established and
reviewed
Ongoing liaison with
potential funders;
ensure strong project
offering aligned to
the strategic
objectives of funders
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2

1

2

Architect/QS

5

2

10

Architect

5

2

10

Directors
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Risk

Date added

Added
by

Failure to secure
full funding
package

22/04/20

DWS

Disruption during
renovation phase

22/04/20

Difficulty in
establishing the
Community Share
company, such as
failure to attract
people to run the
Board
Failure to recruit
suitably qualified
and experienced
technical staff

Operations
Extended
shutdown of
operations due to
national
emergency

Effect

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Mitigation and action

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

If funding cannot
be secured, the
project to
purchase and
refit the Church
could be
abandoned

5

3

15

5

2

10

Directors

DWS

Extended closure
of Kilmartin
Church

5

3

15

5

1

5

Directors

12/05/20

DJB

Reduced funding;
unable to show
community buyin

4

3

12

4

2

8

Project
Manager

26/05/2020

DWS

Project cannot
proceed

5

3

15

Scope of project is
reduced
Individual elements of
the project to be
prioritised to
maximise net benefit
to community
Project Manager to be
recruited
Robust project
planning, monitoring
and control to be
employed to identify
and alleviate issues
Investigation of
alternative methods
of raising working
capital to be
investigated –
potentially loan
funding/individual
donations/legacy
Restructuring and
limiting of roles to
ensure potential
candidates can
complete identified
activities

3

2

6

Project
Board

18/05/20

DWS

No income

5

2

10

Reserves policy to be
established
Investigation of
business interruption
insurance
Utilisation of available
emergency schemes

3

2

6

Treasurer
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Responsible
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Risk

Date added

Added
by

Effect

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Mitigation and action

Responsible

Severity
(1–5)

Likelihood
(1–5)

Risk
(Severity
x Risk)

Potential 2nd round
Community Share
Option scheme and
identify potential
sources of revenue
funding
Develop recruitment
strategy and
compelling job offers
– ensure salary
packages are
competitive
Develop family-friendly
policies

5

3

15

Directors

5

1

5

Project
Board

Ongoing recruitment
drive
Potential Directors to
be identified and
approached to be
seconded onto Board
Focus on securing
younger members

4

2

8

Directors

to bridge funding
gaps
Insufficient
ongoing working
capital available

22/04/20

DWS

Project fails

5

4

20

Failure to recruit
suitable staff

22/04/20

DWS

Delivery time on
initiatives is
extended

3

2

6

22/04/20

DWS

Limited capability
to manage
complex
projects

4

3

12

Other
Board capacity and
succession
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