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1. EXECUTIVE SUMMARY 

Following numerous years of gap analysis of community need which lead to the preparation of a Feasibility 

Study; involving extensive consultation with key stakeholders and the wider community; and subsequent 

numerous consultations following architectural plans; the North Uist Development Company has created a 

viable business model.  The building is key to this community-based business development due to its location 

within ½ mile of the primary Uist ferry port carrying c. 200,000 passengers per annum, located on the Hebridean 

Way, and as the only available property of suitability in this prime location of the Lochmaddy Bay Marine Area 

of Conservation with Lochmaddy seen as the capital of North Uist. 

Àrainneachd Àlainn Community Hub and School Bunkhouse aims to provide a focal point for the local community 

and visitors; acting as a welcoming gathering place, an innovative incubator for learning and enterprise and, an 

inspirational environmentally conscious heart of the Outer Hebrides to educate and conserve the unique local 

environment for generations into the future.  Àrainneachd Àlainn means beautiful environment in Gaelic, not 

only the natural environment, but the precious and fragile community environment our islands represent.  The 

overall businesss will provide multiple social, economic and cultural benefits to the residents of Lochmaddy and 

the North Uist community as a whole.  The business will bring land and a building, formerly used by the 

community but which are no longer used or accessible to them, back into community use and, will incorporate 

elements to delivery financial viability, providing an all-weather visitor attraction, whilst providing significant 

community benefit:   

1.  Environmental Centre – a new innovative facility showcasing the unique natural environment of the 
Uists and Barra, providing tourism information, a new visitor attraction and, acting as an educational 
engagement point highlighting the importance of conservation practices for future generations 
including as a base for #voluntourism and, incorporating a bouldering rock wall to encourage active 
outdoor lifestyles in the comfort of an indoor setting. 

2.   Community Environment – a multi-purpose community space is envisaged providing a community hub 
for all age groups, including shared space with other users to encourage full participation.  This is 
anticipated to be embedded across the development, but with space on the ground floor incorporating 
a gathering place, mini-library, tool library and, outdoor facilities. 

3.   Multi-Purpose Environment including a: 
1. Creative Environment - providing a relaxing welcoming space with the opportunity for crafters 
and artists to rent space for creative community initiatives, as well as for therapeutic services. 
2. Learning Environment – a North Uist community learning environment with rental space for 
education providers as well as cross-generational community-based learning. 
3. Incubator Hub – A mixed co-working space with rentable business space; alongside the 
learning environment; to spark ideas and encourage innovation for economic growth and 
entrepreneurial activities. 

4.  The Living Environment – The School Bunkhouse will be developed in the final phase to provide low 
cost accommodation near the primary ferry port.  It is envisaged this will be used by tourists, the local 
community catching the early ferries or arriving late (as bus transport is limited), people travelling for 
business, art students, relatives of the local community, and visitors to North Uist events.  It will include 
small self-contained rooms for longer stays for business/student use. 

 
The four components have been developed to meet community with support across stakeholders and the wider 

community.  There will be further consultation throughout development for inclusive grass roots decision 

making whilst enhancing the economic viability of the business.  The OHCPP Locality Plan for North Uist & 

Benbecula shows North Uist and Benbecula improved the least compared to other islands and Scottish areas 

and is the second most vulnerable area within the islands.  This business meets objectives of Scotland wide and 

local development plans by providing a new community and tourist facility, increasing skills, fostering 

employment, nurturing the community, providing community services to increase well-being and providing an 

educational engagement space on the unique environment for conservation and hence, quality of life.  
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2. BACKGROUND  

North Uist Development Company (NUDC) was set up in 2010 to promote the social, educational, 
cultural, economic and environmental wellbeing of the people in North Uist. NUDC’s main activities 
are developing community projects and managing and supporting a variety of local groups and 
projects including a 1.8MW wind farm, archaeology, woodlands and a local community centre. NUDC 
is supported by Highlands & Islands Enterprise through the Community Account Management 
programme and is able to employ one full-time Project Delivery Manager. 
 
The Company’s development plan (2018-2023) notes a number of prioritised projects to assist in 
delivering its aims and objectives. These have been shaped by earlier work and are designed to assist 
with achieving the aspirations of the community expressed in the response to regular consultation.  
The following are three key projects that the Company has identified as a priority moving forward: 
 
• North Uist Renewables Project;  
• North Uist Environmental Centre at Lochmaddy School  
• Promotion of Affordable Housing on North Uist 
 
The former Lochmaddy School was selected as the most appropriate building for the Environment 
Centre, Community Centre and Bunkhouse due to numerous aspects highlighted in the Building 
Options Appraisal.  NUDC has been the lead of numerous community consultations regarding the 
Lochmaddy Primary School and the Lochmaddy Hospital as part of the An Torc project for the past few 
years and, NUDC were previously considering the Lochmaddy Hospital site alongside the Lochmaddy 
School, but the Hospital project proved unviable and hence efforts have been focussed on the School.  
 
The former Lochmaddy School 
 
In 2013 a report by Comhairle nan Eilean Siar (CnES) identified the rationale behind closing the primary 
schools in Lochmaddy, Carinish and Paible: to provide a single larger primary school on the existing 
Paible site.  The report noted reducing need across the three sites, with all three schools working 
significantly under capacity.  As a result, in June 2016, Lochmaddy Primary School was closed along 
with Carinish and Paible, with all pupils moved to a new single school site at Sgoil Uibhist a’ Tuath.  
 
The Lochmaddy Primary School building as it stands was constructed in the 1970s, but the original 
building dates to the late 19th Century and comprises a one and a half storey detached building 
situated on a 0.36-acre site at the edge of Lochmaddy village.  The School site includes a playground 
area, rear elevated hard court and land to the sides with a small greenhouse. 
 
Since closure, the building has remained in ownership of CnES who are using the building for storage.  
The former Primary School is ideally located within half a mile of the Lochmaddy ferry terminal – the 
main port of entry for the Uists.  The twice daily ferry (most days) to Uig, Isle of Skye, operated by 
Calmac, carried in excess of 195,000 passengers in 2017.  A redevelopment of the terminal area is 
planned to be complete in time for the arrival of a new larger capacity ferry in coming years. 
 
In 2017, NUDC submitted an expression of interest seeking to purchase the School building as part of 
a Community Asset Transfer under the Community Empowerment (Scotland) Act 2015.  This was the 
only expression of interest relating to this facility and in September 2018, NUDC submitted a full Asset 
Transfer Request to the Comhairle.  A decision notice has been issued and the conditions met.  The 
following business model meets community needs and operation is expected immediately on 
acquisition of the property. 
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3. THE BUSINESS VISION 

 

Àrainneachd Àlainn – Our Island, Our Environment, Our future. 

Àrainneachd Àlainn Community Hub and School Bunkhouse aims to provide a focal point for the local 

community and visitors; acting as a welcoming gathering place, an innovative incubator for learning 

and enterprise and, an inspirational environmentally conscious heart of the Outer Hebrides to educate 

and conserve the unique local environment for generations into the future.  Àrainneachd Àlainn 

means beautiful environment in Gaelic, not only the natural environment, but the precious and fragile 

community environment our islands represent.  This new business within the former Lochmaddy 

Primary School will provide a much-valued facility in the capital of North Uist.   

3.1 Environment Centre 

Currently on the Uist, there are heritage-based centres such as the Kildonan museum and the Grimsay 

Boat Haven, and the art centre Taigh Chearsabhagh; but there are no facilities showcasing the unique 

natural environment on the Uists and Barra.  In fact, there’s no such facility in the Outer Hebrides.  

Many of the visitors to the Outer Hebrides visit specifically for the relatively unspoilt natural 

environment yet they cannot visit an attraction to learn more.  Similarly, the local communities are 

passionate about the natural environment; with which they have worked in harmony for generations 

through crofting and fishing; and the majority express their commitment to protect this environment 

including from potential damage from increasing visitors.  This centre will provide the opportunity for 

all those on the islands who live and work with the natural environment to showcase their passion to 

visitors and locals alike.  Scottish Natural Heritage (SNH), Royal Society for Protection of Birds – 

Scotland (RSPB), Comann na Mara, and most importantly the local community have all shown support 

for this development, with ‘Environmental Centre - Focus on Geology and Natural Environment’ 

ranking 1st in the online community survey as the preferred use of the former Lochmaddy Primary 

School from identified needs in the Feasibility Study.  Subsequent surveys have also seen overall 

support for the Environment Centre.  A separate survey with the children at North Uist Primary School 

as part of the Uist Wind project also highlighted the younger generations concerns over damage to 

the natural environment with a need to protect it. 

The environmental centre within Àrainneachd Àlainn aims to include the following: 

 Exhibitions and interactive geological displays emphasizing the distinctive and special nature 

of the geological foundations of Uist and Barra, how geology has shaped the islands, their 

landscape character, wildlife habitats and influenced human settlement. 

 Interactive displays on the marine environment, machair, peatland, coastal environment and 

wildlife incorporating displays from Comann na Mara, RSPB, SNH and the Hebridean Whale 

Trail (Figure 1).  This aims to include a video screen for an underwater camera to delight 

visitors and the local community.  The displays will highlight the Lochmaddy Bay European 

Marine Special Area of Conservation status.  As these will focus on the present day it will also 

include the crofting traditions and how both crofters and fisherman work to preserve the 

precious environment. 
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 A bouldering wall as a cross-generational paid activity to inspire outdoor engagement with 

the natural environment, as well as acting as an indoor all-weather activity, and aims to link 

with outdoor trails to encourage the multiple health and wellbeing benefits of outdoor 

physical activities. 

 Interactive displays on the future.  This provides the opportunity to include material from the 

numerous climate change related projects across the islands (such as the Uist Wind, Uist 

Energy in Motion, and Grow Your Own Community projects), and showcase the Comhairle nan 

Eilean Siar’s work with SNH on the potential impact climate change will have on the islands; 

as well as pollution-related displays such as marine plastics and endangered species present 

on the islands.  This will provide engagement space on how the community and visitors can 

work together to combat these issues to protect the precious environment and wildlife. 

 Engagement space for community projects, service providers and organisations to showcase 

how all can help reduce the human impact on the natural world.  Potential interested groups 

include Tighean Innse Gall (TIG) and Community Energy Scotland (CES) to engage with energy 

related issues with the community including fuel poverty. 

 Local information point to direct visitors to nearby attractions, trails, service information, 

facilities; as well as Island information such as how to drive on single track roads and how 

important it is to protect the environment whilst travelling the islands; acting as a focal point 

near the Calmac ferry point to aid the community ensuring visitors have all the necessary 

information before continuing their journey. 

 

Figure 1.  Examples of interactive displays at California Academy of Sciences & Witte Museum 
 

Local school visits and community visits will be guided through the environmental information with 

dedicated children’s interactive activities.  Income will be largely generated by donation, similar to 

that of the Grimsay Boat Haven, as entrance by donation has been shown to be more successful for 

small-scale attractions; however, there is potential for additional uses including use as an 

environmental meeting space to generate additional income and the bouldering wall will generate an 

income as a paid activity.  An electric charging point is also proposed to encourage sustainable 

lifestyles and provide an additional charging point for EVs. 

The building is envisaged to be developed alongside dark sky viewing points and to maximise views of 

the nearby natural environment, and will act as an educational resource for visitors and locals. 

3.2 Community Environment 

The Community Environment will act as a gathering place for the local community which has been 

identified as currently missing from the local community.  There is an evidenced need for a 
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community-based centre in Lochmaddy, to provide facilities for all ages; whilst also serving the greater 

needs of the Uists.  The ground floor of the Community Hub will act as the primary Community 

Environment, including an area for all users of the building to mix with the wider community users of 

Àrainneachd Àlainn to ensure a fully integrated community space.  This will connect with a 

multifunctional community space, as the Community Environment will be embedded throughout the 

development.  Any provisions will be in addition to what is currently provided in Lochmaddy by the 

Community Hall, hotel, restaurants and Taigh Chearsabhagh, all of which have been consulted 

throughout the last few years, leading to this development.  It is envisaged in the longer-term, the 

more profitable aspects of the development will help to fund charitable activities and services for the 

benefit the local community, including therapeutic and learning activities, improving the health and 

wellbeing of the North Uist residents. 

Children’s activities have been highlighted as a community need in the surveys, therefore the 

Community Environment will also include an outdoor community garden/activity area in the current 

tennis court area.  The remnants of a climbing wall on the outside of the school could also be 

renovated for younger children.  The Environment Centre incorporates a bouldering wall which will 

be suitable for children.  A number of children’s activities have been removed from the plans to ensure 

there is no displacement with the Lochmaddy Community Hall and Àrainneachd Àlainn will work 

closely with Claddach Kirkibost in their development of children’s activities, including the soft play 

zone which opened in 2019. 

3.3 Multi-Purpose Environment 

The existing footprint of the building incorporates existing offices, a lower floor larger room, a first-

floor open plan area and an upper mezzanine floor (Appendix A).  In the original business plan the 

upper floor consisted of a creative environment, and there remains evidence for a need for such; 

however, organisational change within Taigh Chearsabhagh means at the present time there has been 

a switch of focus within the organisation.  Additionally, a new very promising community need has 

emerged through more recent consultations and, through further conversations Highlands and Islands 

Enterprise as well as with enterprising younger people within the community: a co-working 

enterprising incubator hub.  This; as well as local organisations running out of space to accommodate 

community needs; and the current changes to the Claddach Kirkibost Centre and the difficulties they 

are having with the existing building to meet the new needs of the community; has highlighted the 

need to maintain flexibility within the business plan to accommodate changing needs for rentable 

usable community space.  Therefore, the learning environment, creative environment and, new 

incubator hub, have been combined into a Multi-Purpose Environment to accommodate changing 

needs and activities; where suitable community space is becoming increasingly harder find as North 

Uist develops.  This aims to contain: learning activities, business space, office provision, and flexible 

meeting rooms that are suitable both studios and for community activities. 

Phase 1 will review the success of the Multi-Purpose Environment including desk charges, meeting 

room charges, facilities and whether it meets the needs of its tenants.  The structure of the Multi-

Purpose Environment may need to be adapted dependent upon the results of the review. 

Learning Environment 

There is strong support for skills development and learning activities within the new community 

business.  As a business Àrainneachd Àlainn aims to pursue the potential of further community 

learning, through joint initiatives with Cothrom based in South Uist; and rentable teaching space will 

be incorporated to enable this, as well as further exploration of identified long-term benefits of 
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expansion of teaching space provision for Lews Castle College and their degree programs to foster 

education based economic growth for the local community.  Working closely with Taigh Chearsabhagh 

and their chair who works for UHI, a new MBA is expected to begin shortly and suitable space will be 

required as there is no more room within Taigh Chearsabhagh.   NUDC have also been working closely 

with the new Digital Skills Tutor who aims to carry out ‘pop-up’ events and courses for the community.  

Not only will the rentable learning environment provide a space for expansion of current Lews Castle 

College and Taigh Chearsabhagh courses, it will also enable evening and day time classes exploring the 

wide range of skills across the islands, as well as providing independent learning space for free online 

courses through providers such as FutureLearn.  Additionally, the Learning Environment will become 

connected to the new Incubator hub.  By working alongside enterprising individuals in the co-working 

space, students and businesses will be able to spark ideas for innovation.  Additionally, it offers the 

opportunity of student placements, apprenticeships encouraging enterprise which in turn assists the 

development of the islands economy for long-term sustainability.  A partnership will be developed 

with the Claddach Kirkibost Centre as they have expressed interest in working with NUDC on other 

develops to meet their educational aims. 

Incubator Hub 

Through meetings with Highlands and Islands Enterprise, direct expressions of interest, and 

community consultation, there is a growing need for individuals who may currently work alone online 

to work together in a co-working space.  In a COVID-19 world, home-working is becoming common 

place, and the number of home-workers are likely to increase considerably in the ‘new normal’; which 

may also increase job opportunities as home-working becomes the norm.   

From the latest community consultation survey, 10 individuals expressed an interest renting a desk in 

such a space, with 67% of respondents showing support for such an environment.  There are also 

several individuals looking for an office base as their business develops and space becomes 

increasingly restrictive or no longer suitable for business provision.  One individual, believes if suitable 

space was available, funding could be found for researchers to be based on the island, rather than in 

mainland universities and, another expressed interest in something to similar to co-working areas in 

The Whisky Bond in Glasgow - https://www.thewhiskybond.co.uk/the-distillery/.  From the survey, up 

to £200/month has been suggested as a suitable rental.  The business hub has been removed from 

the Claddach Kirkibost Centre and the larger computer room has already been converted to a soft play 

centre; therefore, the Incubator would provide something which is currently no longer available.  With 

the increase in home workers there is also likely to be enough scope for more than one of these 

facilities to be developed across the islands. 

Creative Environment   

There’s wide interest in creative activities across the Uists, and specifically in the location near the arts 

centre of Taigh Chearsabhagh.  Taigh Chearsabhagh are currently providing art therapy services as 

part of a project and aim to continue to grow the provision of such.  There are some dedicated projects 

to provide support for some of these potential service users; however, these are primarily located in 

Balivanich or South Uist, and North Uist lacks a base of this kind.  There is a growing need across the 

Uists for various forms of therapy across the ages, including for those with mental health illnesses, 

people with alcohol or drug dependency, ageing conditions such as dementia and Alzheimers, people 

with learning disabilities or those in isolation who would benefit from group activities.  Additionally, 

Craigard have offered day care services for those with learning disabilities for a number of years; 

however, does not currently have ideal facilities for services and activities and, this development could 

provide space for activities.  Though rentable space exists in other buildings, none are private enough 

https://www.thewhiskybond.co.uk/the-distillery/
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to enable a quiet welcoming space for reflection, and NUDC is working with other organisations to 

ensure would be no displacement.  There are also numerous crafters and artists who live and work on 

the islands, and who visit the islands regularly, who have expressed interest in dedicated space to 

enable them to work on projects, and the interest in the arts is widespread driven by the local degree 

courses.  The Multi-Purpose Environment will incorporate sound proof rentable smaller meeting 

rooms to enable creative and therapeutic services and activities, whilst meeting a wide range of 

community needs.  The in-built lockers will also enable those running such activities to keep the 

equipment they require within the building, rather than having to transport it backwards and 

forwards.  

3.4 Living Environment 

The School Bunkhouse will be developed to provide low cost accommodation near the primary ferry 

port.  It is envisaged this will be used by tourists, the local community catching the early ferries or 

arriving late (as bus transport is limited), people travelling for business, students, field-trip students 

and researchers, relatives of the local community, and visitors to Taigh Chearsabhagh or North Uist 

events.  The Outdoor Centre closed, which was the only provider of low cost accommodation in the 

Lochmaddy area of North Uist, and is currently being converted into residential accommodation (see 

Building Options Appraisal).  Accommodation in Lochmaddy is only currently available at higher rates 

through B & Bs and hotels; therefore, this is a recognised gap in accommodation provision.  The 

nearest bunkhouse is 11 miles away, or a comfortable day’s walk on the Hebridean Way.  The 

bunkhouse will generate revenue to help support the development of community elements in the 

building. NUDC aims to develop two new community based businesses for the operation of 

Àrainneachd Àlainn: a charity and a community benefit society, with profits from the community 

benefit society meeting the aims of the charity.   

Visitors staying in the bunkhouse will add to the local economy by shopping and eating locally in 

nearby businesses.  The latest Outer Hebrides Tourism visitor survey (2017) highlights the average 

visitor spend of £344/visitor.  The Bunkhouse will also provide accommodation all year round when 

most accommodation providers are closed.  Many organisations and projects, including the new 

Scottish Islands Passport; and the Taigh Chearsabhagh winter season programme of activities, 

including an annual conference; are encouraging visitors out of the season and low-cost 

accommodation is crucial to extend the current tourism season. 

The Hebridean Way long-distance cycling route opened in 2016 and the walking route followed in 

2017. It is understood that infrastructure development along the route currently lags behind the 

requirement posed by increasing usage by both cyclists and walkers.  CNES has obtained funding from 

the Rural Tourism Infrastructure Fund to address some of these issues. However, increased bunkhouse 

accommodation provision along the route remains a pressing one (see Letters of Support). 

In addition to visitor accommodation, the School Bunkhouse will also incorporate self-contained 

rooms with kitchenettes and en-suites for short-long-term rental.  This has been identified as a gap, 

both through consultation with the community and by discussing the concept with businesses and 

Business Gateway.  There are students and business visitors who frequently need small self-contained 

apartments/studios, from a few weeks to a few months, and accommodation on the whole is very 

limited across the Uists.  This type of accommodation also offers the potential for people moving to 

the island for work or studies whilst they find a more permanent solution.  It also offers the potential 

for artist residencies, and would be charged according to the facilities provided 
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In Summary 

Àrainneachd Àlainn will be a treasured facility providing services and facilities across the community; 

whilst offering a new all year all weather visitor attraction, as a first base signpost from the primary 

ferry port encouraging visitors to travel to attractions and businesses whilst protecting the precious 

natural environment.  The overall project will provide a number of social, economic and cultural 

benefits to the residents of Lochmaddy and the North Uist community as a whole. The project will 

bring land and a building, formerly used by the community but which are no longer used or accessible 

to them, back into community use.  Àrainneachd Àlainn will be a welcoming environment for all to 

enjoy (see architects plans and report). 

Àrainneachd Àlainn meets the aims of the Scottish Government’s National Outcomes: providing 

employment opportunities and realising our full economic potential by increasing the local economy; 

increasing skills and education through the ‘Learning Environment’; creating increasing amenities and 

services by developing a new facility in the heart of North Uist; ensuring young people are a focus of 

the development encouraging full participation in the development; tackling inequalities through skills 

development, enriching the community and therapeutic services; value our natural environment and 

protect it for future generations by creating a new environment centre for education purposes for 

visitors and the community alike; reducing the global impact of consumption through environmental 

education and ensuring the development will include sustainable practices.  It also meets the OHCPP 

objectives, supporting primary drivers for quality of life including protecting the natural environment, 

encouraging social inclusion, a skilled workforce and increased recreation facilities (Figure 2).  The 

development follows enablers of increased infrastructure and technology, provision of education and 

training, community consultation throughout and through asset-based community development – all 

noted in the OHCPP Locality Plan for North Uist and Benbecula.  The Lochmaddy Primary School 

development is highlighted as a priority in the North Uist Development Company’s Development Plan 

2018-2023. 

 

Figure 2.  Economy, People and Quality of Life themes and drivers. 
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3.5 Organisational Proficiency 

The North Uist Development Company (NUDC) was established in 2010, and since this time has been 

involved in numerous community projects, as well as supporting the development of local businesses.  

Such successful projects include the Udal project, the St Kilda Viewing Point, the Claddach Kirkibost 

Centre and Langass Woods.  The largest and most successful project NUDC has delivered through its 

Project Delivery Manager is Uist Wind: a £3.5 million 1.8MW community wind turbine project which 

is now fully operational and will generate more than £2 million for the local community over the 

lifetime of the project. 

NUDC is directed by seven members of the local community: Mustapha Hocine, Chair, who is actively 

involved in a number of community organisations, a crofter, and works within the Alcohol & Drugs 

Partnership for the Health Board; Dr Jean Archer, a retired geologist from the Geological Survey of 

Ireland (GSI), devising and organised geological exhibitions for the GSI and, since moving to North Uist 

ten years ago has given numerous public talks on the remarkable geological structure and landscape 

heritage of the Uists; Dr Peter Keiller, retired General Practitioner from the North Uist Medical 

Practice, crofter, Chair of Tagsa Uibhist a charity delivering care and support to our community 

especially the elderly and vulnerable and also involved with East Camp Trust and Uist Council of 

Voluntary Organisations; Catherine Macleod who has lived in North Uist for nearly 40 years and 

previously head teacher of Lochmaddy Primary School for 10 years; Kirsty Macleod, graduate from the 

University of Aberdeen in Gaelic language and Culture and owner of the business - the Kirkibost Craft 

Hub; and Pam and Stuart MacPherson, graduates of Liverpool College of Art, retired rocking horse 

makers and restorers of British and European rocking horses and related toys both of whom have 

considerable experience in property development.  This vast array of skills from earth sciences, 

property development, the Lochmaddy School and care provision across the islands creates an ideal 

mix of experience for the proposed business. 

NUDC are also fortunate to have one Project Delivery Manager, funded by Highlands and Islands 

Enterprise: Dr Ameena Camps, who has experience in project management and development, and 

was crucial for the delivery of the Uist Wind project which overcame more obstacles than Local Energy 

Scotland and the lenders had ever encountered before; including in the role of Communications 

Manager for the community share offer which raised £453,850. 

4. BUSINESS GOALS 

 To operate according to a viable and sustainable business model, free from grant dependency 

for revenue costs 

 To operate as a not-for profit to benefit the local community 

 To provide a community hub for the benefit of the sustainability of the island 

 To establish an environment centre to showcase the unique natural heritage, provide a visitor 

focal point in Lochmaddy and nurture future conservation 

 Operate a successful community-based bunkhouse to provide low-cost accommodation for 

events, courses and, business and tourist visitors  

 Provide a welcoming valued community hub in the heart of North Uist 

 Within the first year of business; Phase 1 will: 

o Generate enough income to cover the operational costs; whilst establishing NUDC’s 

office and partnerships with organisations and businesses. 
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o Employ a part-time project manager to ensure success in obtaining grant funding to 

re-develop the Lochmaddy School for Phase 2 

o Develop the business community’s relationship to embed the development in the 

North Uist community 

 Within 5-years: 

o Re-develop the former Lochmaddy School to provide an exciting space for all aspects 

of the business, including a modern bunkhouse 

o Generate an income to operate the full business venture and provide a contingency 

budget for long-term maintenance and improvements 

o Operate Àrainneachd Àlainn as a successful community-based business  

o Be widely marketed across OHT and Visit Scotland as a point of interest for the Outer 

Hebrides 

o Develop a wide network of organisations working in partnership 

o Local employment of 1.2FTE staff associated with the development 

5. MARKET RESEARCH 

The primary aim of this business is act as a focal point for the local community and visitors: a 

welcoming gathering place, an innovative incubator for learning and enterprise and, an inspirational 

environmentally conscious heart of the Outer Hebrides to educate and conserve the unique local 

environment for generations into the future.  The business will be used by the community, by those 

participating in the learning and creative environment facilities and services, by businesses and young 

entrepreneurs and, by visitors to the islands for various purposes including tourism.  There is no 

business similar to Àrainneachd Àlainn currently available on the Uists.   

The best example of a similar community development is that on Lewis: The Ravenspoint Centre 

(Figure 3) at Kersharder.  Ravenspoint is a successful community business highlighted as the gateway 

to South Lochs, Lewis: an area with a strong Gaelic culture, dramatic history, beautiful scenery, coastal 

villages, and rare wildlife.  Ravenspoint is a former school building, owned by Co-Chomunn na Pairc, 

one of the original community co-operatives established in the 1970s.  The centre has visitor 

attractions such as the Angus Macleod Archive and a local history museum.  There is also a small tea-

room for light meals and refreshments, a well-stocked community shop, and a 14-bed hostel. 

 

Figure 3.  Ravenspoint Centre Website 
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5.1 Tourism market 

The need for increased visitor attractions has been widely highlighted from visitor surveys (see letter 

of support from CNES Economic Development Officer).  The total number of visitors to the Outer 

Hebrides in 2017 was 218,965, comprising: leisure visitors – 68% (up from 54% in 2013), business/ 

work – 19%, visiting friends and relatives – 12% (Island visitor survey and tourism marketing funding 

2018).  From 2013 t0 2017, the overall value of the tourism economy has increased from £53.5m to 

£64.5m per-annum.  ‘Tourism Outer Hebrides 2020’ Strategy aims to grow this economy to £74 

million/annum by 2020.  The visitor survey showed 71% of visitors stated the ‘scenery and landscape’ 

as a reason they chose the Outer Hebrides with ‘Getting away from it all’ and ‘History and Culture’ 

also featuring prominently.  The average spend per capita of visitors was £309, up from £245 in 2013.  

For leisure visitors, average spend was higher at £344.   

The Calmac ferry statistics also show an increase in visitors to the islands, with an increase in 

passengers of 4.05% from 2016 to 2017, and an 18.5% growth in coach numbers on the Lochmaddy 

ferry route.  There is a prediction that by 2018 3000 cyclists will cycle the Hebridean way, 18,000 will 

cycle sections of this, and 500 people will walk the entire Hebridean way each year taking 14 days to 

complete.  The Hebridean Way is a nature-based activity, and through one route passes Lochmaddy 

onwards to Berneray. Lochmaddy is a comfortable day walk between (approximately 11 miles) 

Moorcroft bunkhouse (6 bed) and the new John’s bunkhouse on Berneray (8 bed; see letter of 

support).   

Though currently there remains some uncertainty over what will happen once the COVID-19 pandemic 

moves to the ‘new normal’, there has been considerable marketing of the Uists being the one of the 

only places in the world which haven’t had any COVID-19 cases, including on This Morning and in the 

Guardian as a destination to see once restrictions are lifted.  Additionally, there is envisaged to be 

fewer people travelling abroad for holidays, and as the majority of tourism in the Outer Hebrides is 

UK based; there is the potential the upward tourism trend will continue despite the pandemic, 

especially as people seek to retreat from the more heavily effected urban areas. 

There was a detailed report by Scottish Natural Heritage published in 2010 which focussed on nature-

based tourism in the Outer Hebrides, and this report highlighted the immense potential of increasing 

visitors to the Outer Hebrides through nature-based tourism.  Regarding the existing visitor centres, 

the report stated: ‘None have a strong focus on the outstanding nature-based assets of the Outer 

Hebrides’ (Taylor et al, 2010), and this still stands.  This report also said ‘The environment is the biggest 

single asset for the Outer Hebrides’ tourism industry and provides great opportunity to grow the 

tourism economy of the area.’  Additionally: ‘Accommodation should suit the natural environment but 

with modern bathrooms, drying facilities, books and CDs on local nature, and proprietors and staff 

who are knowledgeable about the islands’ nature and other assets – building the area’s reputation for 

innovative and welcoming provision: and the uniqueness of this business is to combine both elements 

to provide a full natural heritage resource for visitors using the bunkhouse.  This accommodation and 

environment centre combination also offers opportunities to assist in the expansion of the tourism 

season, creating an indoor all-weather attraction whilst marketing key nature-based assets on 

shoulder months.  Taylor et al (2010) said ‘The season can be extended through promoting the nature-

based tourism assets already identified that are more accessible during these shoulder months.’ 

The Outer Hebrides Community Planning Partnership Economic Strategy to 2020 identifies tourism 

development as a significant opportunity to create sustainable economic growth across the Outer 

Hebrides, and the Outer Hebrides Tourism 2020 aims to increase tourism revenue to £74 million/ 

annum.  The tourism economy has increased from £53.5m to £64.5m per-annum to 2017.  Scottish 
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tourism as a whole grew by 17% in 2017 and increasing all-weather attractions will help to enhance 

the Outer Hebrides as a destination.  The Vision for Outer Hebrides Tourism 2020 is ‘By 2020, the 

Outer Hebrides will be a destination of first choice for a world class experience on a unique and diverse 

chain of inter-connected islands on the edge of the Atlantic Ocean offering a vibrant activity, food, 

music, art, craft and Gaelic culture in an outstanding environmental setting and appealing to those 

who are seeking peace and tranquillity and those looking for active adventure with a taste for a 

different way of life’.   

Àrainneachd Àlainn will help to meet this vision by showcasing the environmental setting, providing 

key information for onward tourism, provide much needed low-cost tourism accommodation near the 

primary ferry port and on the Hebridean way, and linking to arts, craft and Gaelic through the learning 

environment and creative environment.  The ‘authentic’ environment will be enriched through a 

shared community space inviting visitors into the community, ideal for those looking for the 

‘authentic’ experience. 

Alison MacCorquodale, lead Officer on Tourism Development for Comhairle nan Eilean Siar, has 

expressed her support for the project, including the need for diverse accommodation along the 

Hebridean which is currently lacking in the Lochmaddy area (Figure 4).   

 

Figure 4.  Letter of support from CNES 
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5.2 Unique environment 

The Outer Hebrides Community Planning Partnership Single Outcome Agreement to 2023 states ‘Our 

natural and cultural heritage are amongst our greatest assets. They support a wide range of economic 

activities, and help to define the Outer Hebrides as an attractive place to live and work.  A well-

managed and well used environment helps to support and deliver outcomes for economy, employment, 

strong communities, education and health.  The quality of the natural environment in the Outer 

Hebrides is outstanding. The Outer Hebrides is an isolated, peaceful and unspoilt archipelago, with a 

wide variety of species and habitats in a relatively compact area. The diversity of the landscapes in the 

islands helps to define the character of the Outer Hebrides.  The importance of the environment of the 

Outer Hebrides extends beyond the land into the seas around the islands. Not only is the coastal 

landscape of the islands unique and beautiful in its variety, but also the coast and coastal waters are 

important for a range of species and habitats.’  13.1% of the Outer Hebrides is designated Sites of 

Special Scientific Interest, 31% Special Protection Areas and 116,600ha of National Scenic Areas 

(Figure 5).  Birds, Coast, Freshwater and Uplands are the most significant at the EU level; and Earth 

Sciences, Marine, and Wetlands at the national level.   

The Geology of the Outer Hebrides is dominated by Lewisian Gneiss - a complex of various kinds of    

metamorphic rocks up to 3 billion years and including the oldest rocks in the British Isles. Combined 

with the fact that 70% of the world’s machair (a very recent geological deposit) occurs in Uist these 

rocks - which are two-thirds the age of the earth itself and six times the age of most British rocks - 

offer the potential for a future geopark.   The distinctive and important nature of the geology of the 

Southern Isles is underscored by the fact that 70% of the nominated geological Sites of Special 

Scientific Interest (SSSIs)* in the Outer Hebrides – are located in Uist and Barra. 

 

Figure 5. Map highlighting designated protected sites across Uist & Barra 

The ecosystem across the Outer Hebrides is delicate, with rare species such as The Northern Colletes 

bee and the Hebridean Spotted Orchid, and such has been conserved through sustainable practices 
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by those living and working on the land and sea, who are passionate about their lands.  Increased 

visitor numbers to the Outer Hebrides are certainly encouraged from an economic development 

perspective, but there is recognised increasing concern across Scotland about the potential damage 

to environments which are of cause a reason why many tourists visit these areas.  Skye has asked to 

become a National Park to try and solve its increasing overcrowding problems (Press and Journal 6 

Aug 2018).  A study in Ireland recognised the increasing damage to sand dunes along a protected area 

of coast due to tourism and vehicle movements disturbing the habitats, recommended management 

options for visitors to protect the area (Kindermann & Gormally, 2010).  Loch Lomond & The Trossachs 

National Park announced in recent years wild camping would become more restrictive due to tourism 

damage.  Visitors may visit the Outer Hebrides for its natural heritage but do not necessarily 

understand the environment they are visiting and why their actions may have a detrimental impact.   

Additionally, climate change still remains a debated topic with denial an issue whilst pollution also 

increases, including marine plastics which is a rising issue on the International policy stage.  The 

Guardian reported in 2014 that machair lands are at risk from climate change.  This article discussed 

a UN report which singled out Scotland’s machair grasslands as one of the world’s habitats most at 

risk from climate change.  Significant areas across Uist are also vulnerable to flooding due to low lying 

lands which will increase with climate change.  Under the UKCP09 high emissions scenario for 2080, 

average peak river flows for the Outer Hebrides catchment may increase by 56% (OH Flood Risk 

Management Strategy).  The future environment due to anthropogenic impact will be important to 

include for wide potential benefit for the community and visitors alike, offering an engagement space 

for environmental issues.  The Norwegian Glacier Museum is an award-winning centre that highlights 

human-induced climate change and its impacts on the glacier environment (Figure 6). 

 

Figure 6.  Norwegian Glacier Museum 

The environment centre within Àrainneachd Àlainn not only provides tourism information and a new 

visitor attraction, but also offers the opportunity to engage with all to encourage conservation of these 

unique islands.  This meets OHCPP Single Outcome Agreement 6. The people of the Outer Hebrides 

derive maximum benefit from the natural and cultural resources of the area, whilst at the same time 

safeguarding those resources to benefit future generations. 

*Mendum, J.R., Barber, A.J., Butler, R.W.H., Flinn,D., Goodenough,K.M., Krabbendam, M., Park, R.G. and Stewart, A.D. (2009) 

Lewisian, Moine and Torridonian rocks of Scotland, Geological Conservation Review Series, No. 34, Joint Nature Conservation 

Committee, Peterborough, 722pp 
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5.3 Community market 

North Uist is defined as the area encompassing the islands of Berneray, North Uist and Grimsay, and 

Lochmaddy is the administrative centre for North Uist.  The population of North Uist has fallen 

significantly over the last 50 years and the population (2011 census) is 1619 of which 26.1% are aged 

65 and over, and 12.2% are aged under 16.  There is a significant level of social housing in North Uist, 

15% are socially rented.  For North Uist between 2001 and 2008 there was a decrease of 7.4% in the 

total number of children and an increase in the number of residents of pensionable – the highest in 

the Outer Hebrides.  Population projections for the Outer Hebrides show a 5.2% decrease to 2026, 

with the greatest decrease of population of 16.8% in the Uists and Barra.  This increasing population 

decline is one of the primary focus areas for development strategies.  The Outer Hebrides also has a 

weak economic base which is concentrated on a narrow range of sectors, with CNES being the largest 

employer at present though facing ongoing budget cuts.  The OHCPP predict a need for a minimum of 

1500 jobs for sustainable population to prevent the ongoing decline, with the reversal of population 

decline and retention of young people being the primary aim of local development plans. 

The OHCPP Locality Plan for North Uist & Benbecula shows North Uist and Benbecula improved the 

least compared to other islands and Scottish areas and is the second most vulnerable area within the 

islands.  Figure 7 shows in North Uist & Benbecula, child poverty is predicted to increase significantly, 

as are emergency admissions in hospital, and early mortality, alongside a decreased population.  

Additionally, the Scottish Rural Policy Centre report ‘Rural Scotland in Focus’ showed inequalities in 

rural areas where the cost of food and goods is between 10-50% (50% in the Uists) higher and 

household goods 30-50% higher than urban areas.  With public transport noted as having a lot of room 

for improvement in the Locality Plan, residents primarily rely on vehicles where fuel is considerably 

more expensive than on the mainland.  There is an increasing cost of living UK wide, as noted in recent 

2018 newspaper reports, and this trend is predicted to increase post-Brexit; hence North Uist which 

is a recognised deprived rural area is only predicted to increase its deprivation in coming years unless 

there is significant development. 

 

Figure 7.  OHCPP North Uist Locality Plan projections of various community relevant problems. 
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Additionally, the Outer Hebrides has a significantly higher number of avoidable deaths, including 

suicide, when compared to Shetland and Orkney.  Shetland recorded 185/100,000 population in 2016, 

in comparison with 335/100,000 in the Western Isles.  Recent suicides in 2018 led to a campaign ‘Let’s 

Chalk about Mental Health’ in Lewis, kickstarted by young people.  In 2015, it emerged that the 

number of alcohol-related deaths on the Western Isles was the highest in decades and double the 

Scottish average.  Over 17 million people in the UK are living with either a mental health or long-term 

health condition, and the number is expected to double by 2030.   

Numerous benefits of art therapy are well recorded.  A study in Sweden on women having 

radiotherapy for breast cancer found art therapy can help to increase the ability to cope and improve 

quality of life and, a review in 2010 on art therapy for managing cancer symptoms found it helped 

improve feelings of distress, depression, tiredness, and general health (cancerresearchuk.org).  Art 

therapy is known to benefit many members of the community, particularly: those with mental health 

problems, those with learning difficulties, those on the autistic spectrum, those in the justice system, 

those with dementia and those with chronic illnesses (counselling-directory.org.uk).  In an ageing 

population such as that on Uist there is a predicted increase in ageing related conditions such as 

dementia.  Community wellbeing will be a key aspect of this development.  Taigh Chearsabhagh are 

looking at working in partnership with Tagsa Uibhist (also connected to North Uist Development 

Company through associated Directors) for integrated community wellbeing service incorporating 

services in the School re-development. 

The UK Government report ‘Digital Skills for the UK economy 2016’ highlighted there is a shortage of 

digital skills in the UK which is a major risk to business growth, innovation and broader societal 

development.  For the Outer Hebrides the digital sector offers many potential employment 

opportunities through the ability for remote working over the internet.  Community learning with 

digital skills enablement therefore not only provides the opportunity for increased innovation, 

improving wider communication but also potentially providing additional employment possibilities.  

Taigh Chearsabhagh has employed a digital skills tutor offering coding skills, designed to be accessible 

at different levels and equip people with skills for employment, and aims to use the School as a base 

for these community learning activities.  Additionally, a space for home-workers to work together and 

collaborate as part of encouraging digital businesses/home-workers has been identified as a need and 

there is an aim to enable the nurturing of this potential business growth sector to assist innovation 

and as a consequence, help combat the declining population. 

There have been several community consultations about the proposed development at the 

Lochmaddy Primary School, including that of the An Torc project which identified various community 

needs including a bunkhouse, environment centre and teaching space for the expansion of courses.  

An event was held at the Lochmaddy Community Hall in October 2017, displaying the ideas proposed 

during previous consultation.  Comments included: 

“An environment centre is so important to show the wonderful geology here on the Uists” 

“With the outdoor centre closing there’s no low-cost accommodation in Lochmaddy so a bunkhouse 

is a good idea” 

As part of the feasibility study, an online community survey and paper survey was distributed across 

the Uists.  This received 120 responses.  Of proposed options, the environment centre was ranked first 

in the order of preference, with good support for other proposed options.  Community support was 

also shown for children’s activities and community learning.  The community also requested a 
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community meeting space, space for the elderly and provision for children: these aspects have been 

incorporated into the plans through the ‘Community Environment’ 

An additional face-to-face survey was carried out in August 2018 alongside the Comann Na Mara AGM.  

Reasons noted for NUDC to proceed with the development included: 

“Should have somewhere to display the wonderful area we live in” 

“Educational for visitors and children” 

“We need to be aware of environmental problems” 

Further consultation events in 2019 took place to discuss the potential of a co-working space in the 

development and to engage with the community on the architect’s concept designs.  An online survey 

was also used to enable the community to engage with the designs.  Please see the Architect’s Report.  

Over 80% of the community responses were supportive, very supportive or neither supportive or 

unsupportive of the plans for the Environment Centre and the Multi-purpose environment, with over 

70% supportive of the bunkhouse.  Of additional options proposed, skills development ranked highest, 

therefore showing strong support for a learning environment.   

5.4 Incubator Hub 

In 2019 the TUC published results showing 374,000 more employees in the UK are working from home 

than 10 years ago, an increase of 27.7% in the number of homeworkers in the last decade.  However, 

ACAS showed in 2017 that as many as 20% of homeworkers can feel socially isolated.  Never before in 

the modern era have we seen as many homeworkers as we have seen in 2020.  Due to a global 

pandemic anyone who was able to work from home has been, balancing caring responsibilities with 

work.  It is envisaged many of those working at home during the pandemic will continue to do so, 

either for part of their working week or full the entire week.  Homeworking may become the ‘norm’ 

but many will still prefer an environment with social interaction, even if for just one day per week.  

This homeworking culture may create job opportunities for islanders that have not been previously 

possible.   

Business start-ups also frequently consist of individual people working in isolation who feel the need 

to bounce ideas off others whilst being in a dynamic environment.  It is often pivotal for the success 

of a start-up to be part of such an environment to spark innovation.  As a consequence, numerous co-

working spaces have emerged on mainland UK.  Some examples can be seen in Figure 8.  Many of 

these also encourage those renting space to offer advice, skills and mentoring to the next generation 

of entrepreneurs.  The Rookie Oven has the Academy to ‘give back our time and our experience to the 

next generation of talent to keep Scotland at the forefront of the global tech industry’.  Therefore, 

they become more than a co-working space, they become an incubator hub. 

The design of the co-working space frequently adapts to an unused open space, such as an old 

warehouse, and facilities differ but with basic amenities such as good quality broadband WiFi, coffee 

and basic kitchen facilities, meeting room space and a desk space for a defined number of hours per 

week.  The rental price also often includes a phone number, address usage for mail and sometimes 

additional perks such as shared server drives for collaborative working.  The costs vary from 

£48/month to around £300/month which may include a guaranteed desk, locker and key access.  The 

community consultation highlighted local community homeworkers/entrepreneurs may be willing to 

pay £200/month for such a facility, and pre-pandemic meetings had been established with Agile City 

for potential collaboration on a more ‘rural’ model.  Given this is an emerging and increasing need 

throughout the UK, the Incubator Hub within this development has considerable potential for testing 
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the use of space and whether rural based individuals using a co-working space have different needs 

to those in more urban areas.  The business space has been designed with the key purposes in mind: 

enterprise and innovation (see InternalPlansPhase1&Phase2_FINAL.pdf), with the flexibility to adapt 

with emerging needs.  Phase 1 will provide more basic furnishings but similar mainland sites also 

appear to start with a similar situation but the key is to provide a dynamic nurturing environment. 

 

  

Figure 8.  Rookie Oven (Top Left, Collabor8te (Bottom Left), Glasgow Collective (Top Right), The Whisky Bond, Glasgow 
(Bottom Right) 

 

5.5 Key Customers of Àrainneachd Àlainn Community Hub and The School Bunkhouse 

 Community members, all age groups, all sexes. 

 Community members with therapeutic needs, all age groups, all sexes. 

 Creative professionals 

 Students attending courses on the Uists. 

 Visitors on business requiring low cost accommodation and facilities. 

 Businesses, young entrepreneurs and independent home-workers 

 Tourist walking or cycling the Hebridean Way: Active, all ages, all sexes. 

 Environmental tourists: 18-65 

 Back-packers: 18-65, predominantly 18-40 

 Higher income tourists looking for new indoor activities 

 Outdoor enthusiasts: all ages. 

 Lower budget accommodation seekers including island residents catching early ferries. 

 Tourist operators requiring an indoor space for arranged activities 

Visit Scotland have also created a visitor segmentation model for market trends.  This identifies 

customer profiles who visit Scotland, and those relevant to the Outer Hebrides are: 

 Adventure Seekers – want an active holiday where they can enjoy both outdoor and cultural 

activities.  They will venture off the beaten track and will be engaged by trying new things and 

pushing their limits and experiences.  They are affluent, 32% will have children at home, 68% 
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will work full time, 8% will be students and only 2% retired.  They want breathtaking scenery 

and landscape, lots of new and interesting things to discover and a great range of outdoor 

activities.  11% will stay in hostels. 

 Curious Travellers – like to live life to the full and enjoy travelling as a hobby.  They have an 

overwhelming desire to explore new destinations and discover new things.  A holiday will 

broaden their minds, educate and revitalise them.  25% will have children at home and 18% 

will be retired.  Affluent.  They want new and interesting things to discover, breathtaking 

scenery and landscape and fascinating history and culture. 

 Engaged Sightseers – a love of holidays drives Engaged Sightseers to plan numerous breaks in 

a year.  They enjoy general sightseeing and touring, taking in historical places as well as 

scenery and nature.  They relish engaging with friendly locals and seeking out an authentic 

experience.  More of this bracket will be retired – 37%.  Below average affluency.  Again, these 

will like breathtaking scenery and landscape, fascinating history and culture, new and 

interesting things to discover.  Less stay in hostels but are more likely to wish to engage with 

the community in a community centre. 

 Natural Advocates – are passionate about Scotland as it offers everything they want from a 

holiday; breathtaking scenery, a connection with nature and the chance to get away from it 

all.  A holiday in Scotland will really help them to unwind, recharge and enjoy quiet time.  Dog 

friendly facilities appreciated.  27% will have children, 26% grandchildren and 18% will be 

retired.  Majority 34-54.  Mid affluency.  Unspoilt nature is key. 

A large number of these groups enjoy camping, therefore, pod-type accommodation or camping 

facilities could be considered as a future extension of the development alongside trail activities to 

encourage outdoor enthusiasts.  All four of these customer groups are envisaged to engage with a 

development such as Àrainneachd Àlainn to engage with the community, use internet facilities, 

engage with visitor information, learn about the unique natural environment and how to ensure it 

remains unspoilt or to stay in the living environment.  This development will provide a vast amount of 

facilities and services for the community and the visitor in a key location. 

 

6. SWOT Analysis 

SWOT analysis has been undertaken to assess the Strengths, Weaknesses, Opportunities, and Threats.  

There is now the additional threat of the potential impact of COVID-19, both to the business model 

with the potential of requirements of social distancing or additional protection measures such as 

temperature checks.  However, given the situation with COVID-19 is changing weekly, the impact of 

this will not be possible any time soon, and could be another year or so before any potential impact 

can be properly assessed. 

Figure 9 tabulates the SWOT analysis which will be updated on a regular basis with the changing 

market for business income.  There are numerous strengths including being the only environment 

centre in the Outer Hebrides, strong support from other businesses, and the only low cost 

accommodation option within 11 miles of the area.  Weaknesses such as commitment for rental 

income will be the focus of continuing development activity, with the business plan reviewed at 

various stages during the operation and construction.  Some of the threats, such as Brexit, remain 

uncertain, and any risk will be managed carefully to ensure this is minimised.  A brief risk assessment 
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is provided in Section 8 of this Business Plan.  A full risk assessment will also be undertaken once the 

Project Manager is in place to begin Phase 1. 

 

Figure 9.  SWOT analysis of Àrainneachd Àlainn Community Hub and The School Bunkhouse. 

 

7. PROFIT AND LOSS FORECAST 

Phase 1: Year 1 of the business is proposed to operate using the existing building with basic 

redecoration and furnishings and staffing primarily provided by NUDC.  The rental income for offices 

are based on NUDC’s current rent at Claddach Kirkibost Centre and that of community teaching space 

has been advised by Business Gateway.   The rental of co-working space is based on the average online 

survey amount of £80/month rather than the upper limit from suggestions.  Maintenance costs and 

insurance/licenses have been reduced as a proportion of the building would not be useable and the 

bunkhouse would not be developed at this stage.  As there are current exhibition materials available 

for the Environment Centre, a basic interpretation space could be provided before full re-

development.  The bouldering wall is assumed to be in place towards the end of Phase 1, at an average 

of £5 per person. 

Expenditure   

Staff Cost (wages) – Cleaning for 2 days/week £2,080.00 

Energy Costs (Existing Building) £6,000.00 

Insurances and Licenses  £1,000.00 

IT Telephone Internet Etc.  £1,200.00 

Maintenance / Cleaning Materials £1,000.00 

  £11,280.00 

Income   

Rental of Co-working space (3 tenants) £2,880.00 



22 | P a g e  
 

Rental of Office Space (NUDC) £1,470.00 

Office Pro Rate Electricity (3.5%) £210.00 

Rental of Business Space on Ground Floor £1,470.00 

Business Space Pro Rate Electricity (3.5%) £210.00 

Donations – Interpretation Space for Environment Centre £2,000.00 

Teaching Space £2,400.00 

Ad-hoc rental of space for community services £1200.00 

Bouldering wall income £150.00 

  £11,990.00 

    

Profit / Loss +£710.00 

Operating Margin 6.3% 

 

Phase 2 & Phase 3: Phase 2 & Phase 3 involves the same business model as Phase 1, however 

construction will take place at the same time as operation to re-develop the existing building according 

to the designs of the architect.  Phase 2 will be run from 2021 to 2023, and Phase 3 will be 2023-2025.  

It is estimated running costs increase by 10%, with cleaning increased to 3 days/week and, there are 

an increased number of tenants in the co-working space, increasing to 8 tenants, but with some 

disruption so the monthly rental maintained at the same rate of £80/month.  A slight increase in the 

pro-rata electricity cost to office/business space is applied in proportion to the running costs.  Visitors 

to the Environment Centre are estimated to increase by 50%.  A further commitment from course 

providers is envisaged in Year 3, and the bouldering wall is estimated to increase in user numbers by 

300%. 

Expenditure   
Staff Cost (wages) – Cleaning 3 days/week & P/T staff 
member 

£7,432.00 

Energy Costs (Existing Building) £6,600.00 

Insurances and Licenses  £1,100.00 

IT Telephone Internet Etc.  £1,320.00 

Maintenance / Cleaning Materials £1,100.00 

  £17,552.00 

Income   

Rental of Co-working space (8 tenants) £7,680.00 

Rental of Office Space (NUDC) £1,470.00 

Office Pro Rate Electricity (3.5%) £231.00 

Rental of Business Space on Ground Floor £1,470.00 

Business Space Pro Rate Electricity (3.5%) £231.00 

Donations – Interpretation Space for Environment Centre £3,000.00 

Teaching Space £2,880.00 

Ad-hoc rental of space for community services £1200.00 

Bouldering wall income £600.00 

  £18,762.00 
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Profit / Loss +£1210.00 

Operating Margin 6.9% 

 

The Profit/Loss forecast does not include any costs for community activities, as these will need to be 

self-funded or grant dependent for Phase 1-3.  Once the business moves to Phase 4, charitable aspects 

of the development for community activities will be able to be partially funded through The School 

Bunkhouse Profits. 

Phase 4: Following the full re-development the following is envisaged for 2025 onwards.  Staff costs 

differ from the original feasibility study, reduced to 1.2FTE as a minimum with salary of £14/hour.  The 

annual average occupancy of the bunkhouse is 33%, considering maximum of 71% occupancy in peak 

season (this has been reduced from estimation in feasibility study; March 25% April 25% May 60% 

June 71% July 71% August 71% September 50% October 25%, closed winter months).  Though 

estimated to be closed in winter months, should Taigh Chearsabhagh’s winter season development 

be successful, it is likely there will be some revenue through the winter months.  The co-working space 

rental is estimated to increase to £100/month now fully re-developed. 

The potential income from an artist in residence programme has been removed for this initial profit 

and loss but this concept could be developed further at a later stage in the business development.  

The environment centre is currently proposed to operate on the basis of donations and this income is 

predicted to increase through increased footfall through advanced marketing.  Additional staffing 

could also be provided through ScotGrad placements and local apprenticeships once established.  

Income is expected to increase once the development becomes fully established as a successful 

Community hub and bunkhouse in North Uist.  The current plans include a community share offer 

specifically for the Bunkhouse element of the community business.  Therefore, the business plan will 

need to separate this element of the business to determine the overall profits of the Bunkhouse and 

the rate of return to investors.  There is also potential additional income from gift sales relating to the 

Environment Centre as well as events and outdoor space, which isn’t factored into the current profit 

and loss forecast. 

A percentage of profits will need to be ring fenced for long-term maintenance and upgrades. 

Expenditure   

Staff Cost (wages) £36,691.20 

Energy Costs (Existing Building) £8,000.00 

Energy Costs (Bunkhouse) £7,000.00 

Insurances and Licenses  £1,600.00 

IT Telephone Internet Etc.  £1,584.00 

Linens and Bunkhouse Expenditure £1,800.00 

Maintenance / Cleaning Materials £1,440.00 

  £58,115.20 

Income   

Bunkhouse £42,042.00 

Rental of Co-working space (10 tenants) £12,000.00 

Rental of Office Space (NUDC) £1,764.00 

Office Pro Rate Electricity (3.5%) £280.00 

Rental of Business Space  £1,764.00 
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Business Pro Rate Electricity (3.5%) £280.00 

Meeting Space £1,200.00 

Donations – Interpretation Space for Environment Centre £5,000.00 

Teaching Space £3,100.00 

Ad-hoc rental of space for community services £1,800.00 

Bouldering wall income £750.00 

  £69,980.00 

    

Profit / Loss +£11,864.80 

Operating Margin 20% 

 

8. RISK MANAGEMENT 

8.1 Identified Risks: 

1. Asset Transfer process problematic. 

2. Difficulties obtaining development funding.  

3. Rental revenue from partnerships not forthcoming due to funding problems or lack of service 

users. 

4. Delays or problems during construction and development phase. 

5. North Uist Development Company capacity difficulties. 

6. North Uist Development Company Board dissolution. 

7. Reduction in visitor numbers to the Outer Hebrides. 

8. Staffing difficulties post-development. 

9. Unforeseen difficulties with partnering organisations’ boards or associated developments. 

8.2 Risk Management: 

1. Consulted widely with Scottish Land Fund, DTS Scotland and CNES to ensure NUDC has the 

information necessary. 

2. The feasibility study has identified various potential funders.  NUDC are approaching funders 

to broach interest in the development funding, and currently conversations have been 

positive.  Phase 1 of the operation of the business model requires very little funding and 

primarily in-kind contributions; therefore, should funding be difficult to obtain a simpler 

business model can proceed for a longer period of time. 

3. NUDC are working with potential partners to develop an MoU initially, working towards a 

commitment for longer-term rental for these areas of the building. 

4. NUDC seeks funding for a project manager in SLF Stage 2 as part of the development costs to 

kick start the operation and acquisition of funding for Phase 2. 

5. NUDC is working closely with partners who are offering their support to assist with any 

potential future capacity issues.  Additionally. several board members are actively involved in 

supporting this development. 

6. NUDC has detailed articles of association which highlights what processes will be put in place 

should such an event occur. 

7. Projections support the vision that visitor numbers are expected to continue increasing, in 

accordance with Scottish tourism.  The potential impact of COVID-19 is currently unknown 
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and NUDC will monitor the situation closely and work closely with OH Tourism to support their 

aims to increase the tourism economy. 

8. The current profit and loss forecast only includes 1.2FTE staffing for the development, which 

minimises risk.  NUDC will advertise widely, work with services supporting the currently 

unemployed and communicate widely to minimise staff employment risk. 

9. NUDC are communicating regularly with potential partners, encouraging two-way 

communication and knowledge transfer.  This will continue to ensure any problems with 

organisations which may impact the development can be identified early and strategies put 

in place to mitigate any risk. 

 

9. CONTACT DETAILS 

 
In reference to this Scoping Business Plan, or the proposed development with working title 
‘Àrainneachd Àlainn’, please contact: 
 
Dr Ameena P. Camps 
Project Delivery Manger 
North Uist Development Company 
Claddach Kirkibost Centre 
North Uist 
HS6 5EP 
Email: ameena@isleofnorthuist.com 
Tel: 07729832686 (currently working remotely due to COVID-19 restrictions) 
 
Alternatively, you can visit the North Uist Development Company website at www.isleofnorthuist.com  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:ameena@isleofnorthuist.com
http://www.isleofnorthuist.com/
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10. APPENDIX 

Appendix A.  Proposed Phase 1 makes use of the building in its current form, and the following labels 
the use of the various parts of the building (see InternalPlansPhase1&Phase2.pdf for internal sketches 
of use of space).  The Living Environment will be an extension to the current build.   
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Appendix B.  3 concept designs for the re-development of the School.  The preferred option from the 
online survey and overall was Option 1; however, there were elements of Option 3 people preferred.  
It is possible to combine some elements and remove some more expensive design elements to reduce 
the budget to that of the cheaper option.  The Architect’s report includes variances on these designs 
based on consultation feedback.  A cost saving exercise will be undertaken to reduce costs. 
 

 
 
Option 1: £987,500. 

 

Option 2: £1,056,700. 
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Option 3.  £1,119,100. 


