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1. Executive Summary
The Co Op in Aberfoyle are moving premises in Spring of 2021 and their current premises are to be sold.
The building is in a prime position on the Main St and offers a unique opportunity for residents in
Strathard and the surrounding communities to acquire a site which can be developed and repurposed in
line with identified local needs and support much needed regeneration of Aberfoyle Main St.
This development project will enable [org] to help their local community to deliver the following
outcomes, in line with the requirements of the Scottish Land Fund:
➢ ensure the current building is repurposed in line with identified local needs
➢ support much needed regeneration of Aberfoyle Main Street to the benefit of all residents and
businesses
➢ be structured such that it generates sufficient income to ensure the asset does not become a
burden and continues to be of benefit to the community going forward
➢ enable community ownership of the site which will be used to create opportunities for
sustainable growth within Aberfoyle and the wider Strathard region
➢ increase the economic, social and environmental resilience of the community as a whole.
The aim of this community purchase is to enable people in Strathard to have influence over the future
development of the environment they live in, providing an opportunity for sustainable and social growth
in line with the needs of the community. The Co Op building is perfectly placed and sized, making it an
ideal candidate for community ownership offering the optimum opportunity for a community venture to
deliver the effective management and the financial stewardship required to nurture the asset going
forward.
Extensive community consultation has taken place
to ensure a fully representative view of the
opinions of local people to identify what they feel
is needed in the community. This was shaped by
a process which included 200 survey responses.
This has been aligned and underpinned by local
and national policy drivers.
A summary of these needs are:

“I feel very strongly that there is a priority
that could be given to increasing economic
viability. We are increasingly attracting
visitors that come to walk or cycle and spend
nothing, there needs to be jobs and work for
locals, ways to increase visitor spend and
improve local prospects. Vital if you want
young people to stay living here.”
Survey response

•

Strathard is an important visitor
destination, reliant upon tourism to some
extent for employment.

•

Although not suffering from deprivation, it has a slightly older population than the Stirling and
Scottish average and is an inaccessible area, with limited public transport.

•

There is a significant lack of affordable housing in the area and a high demand for single bed units
in particular. This is resulting in a declining population, especially of young people.

•

As there is limited employment and housing for younger people, they move away from the area
and this distorts the perception that unemployment is not an issue in Aberfoyle.

•

There is a demand for affordable business premises, which could support the tourism market and
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therefore the local economy within Aberfoyle and the surrounding area.
An architectural assessment of the premises has been carried out and a report provided identifying the
constraints and opportunities for the development of the site and building. In summary, two thirds of the
site does not merit considerable investment due to its poor state of repair
The ambitions to begin with were to ensure that the community could create a building that would be
self-financing on all levels, to include retail and affordable housing units. However, the poor state of a
large part of the building and potential planning constraints around flooding and access, were identified
as a significant challenge to a potential development. The extremely high development costs and
uncertainty associated with gaining planning permission for affordable homes led to a belief that the risks
were considered too high to focus the business plan solely on this model.

There are options to take a phased approach to the development of the building and site, recognising the
challenges to the development of a community led organisation and project. The current business plan
therefore proposes options for this approach but concentrates in the first instance on purchasing the
building and making necessary repairs/refurbishment required to allow occupancy for pop up business
units and units for rent to other retailers. Building on this and looking at the other phases in slower time
acknowledging that one or more of the options could be skipped depending on the need and appetite
from the community going forward.
1

In order to maximise early benefits, it is intended that the project will adopt a phased approach
concentrating in the first instance on acquisition of the building. Changes will only be made initially to
enable productive occupancy. The business plan looks beyond this initial phase at what could be
achieved in the future but any changes will be subject to further community consultation to ensure the
investment continues to provide the benefits the community requires into the future.

1

All figures are estimates at this stage and capital costs are “stand alone costs” i.e. do not allow for monies spent on prior
development, with the exception of acquisition costs.
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Summary of capital costs:
1
buy and open
Capital incl purchase

£109,143

2
refurb good part only - pop up
and outside market area
£121,219

Summary of trading income and expenditure projections per annum:
1

2

buy and open

refurb good part only - pop up
and outside market area
£14,679
£2,936
£11,743

Income
Costs
Surplus/Loss

£7,934
£2,442
£5,492

Summary of cash flow years 1-5, based on option 1 only

Opening Balance
Total Income
Total Expenditure
Closing Balance

Year 1

Year 2

Year 3

Year 4

Year 5

£0
£147,810
£145,950
£1,860

£1,860
£7,934
£2,442
£7,352

£7,352
£7,934
£2,442
£12,845

£12,845
£7,934
£2,442
£18,337

£18,337
£7,934
£2,442
£23,829

The Community Council for the Strathard Region (SCC) and the Strathard Community Trust (SCT) have led
on facilitating the development of this business plan. An enthusiastic and committed team of local
residents have incorporated a new legal entity [org] to enable them to take this initiative forwards. They
are supported by the local community.
The business case has been structured to provide maximum flexibility on how the community can
develop the asset once it is in community ownership allowing the community greater control on how the
high street and their immediate environment develops in accordance with changing needs and emergent
opportunities and greater determination in regard to their own future.
The cautious approach suggested by the business case was purposeful to optimise opportunities for the
community to gain experience in its ability to own, manage and develop the asset and grow the
confidence needed to move the development to the next stage using the knowledge gained to maintain
financial viability throughout the phases

2. Introduction
2.1 Background
The Community Council for the Strathard Region (SCC) and the Strathard Community Trust (SCT)
responsible for Aberfoyle, Kinlochard, Stronachlachar and Inversnaid wards collaborated to investigate
the possibility of initiating a community purchase of the current Co Op site on Aberfoyle Main Street (the
Co Op).
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The current Co Op site is due to be sold when the Co Op moves across the road to larger premises in the
Spring of 2021. Both of the above organisations are tasked with representing the interests of all residents
within the wards. The groups are looking to secure Scottish Land Fund (SLF) funding to purchase the site
as part of a funding strategy to bring it into community ownership.
It is felt that there are few, if any properties available for the young people in Aberfoyle wishing to
establish independent living which results in them leaving Aberfoyle even when their clear preference is
to stay in the village and at the same time properties are not available to enable the older generation to
downsize. This results in them having to stay put in accommodation more suited to families when there
is a clear need for housing for this demographic group also.
There is also a strong sense within the community that it would be very negative to allow the Co Op site
to become vacant and sit as an empty property on the main street. Lack of employment in the area is a
key challenge and recent experiences with COVID 19 have encouraged a sense of the role of the locality in
our lives and generating and purchasing local products.
2.2 About the Location
Strathard is a rural region
centred in the Trossachs
which sits within the Loch
Lomond and Trossachs
National Park (LLTNP) and is
heavily dependent on tourism.
Even before the ravages of
COVID 19 the region needed
substantial investment in
infrastructure and services
both to maintain quality of life
for the residents and to attract
a larger year round tourist
footprint to aid sustainable
growth.
Aberfoyle is the largest
settlement within Strathard
but in common with many
rural areas the main street
suffers from lack of
investment due to the high
costs involved in business set
ups and maintenance.
Aberfoyle also suffers from a
lack of affordable housing
needed to sustain the ability
of young people to live and work in the area.
Loch Lomond & the Trossachs National Park2

2

https://www.lochlomond-trossachs.org/explore-by-map/
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2.3

About the Site
The current Co Op site holds a prime position on Aberfoyle Main
Street and is currently single story although there is the potential
to build up and create a second floor. Initially the Co Op was a
double height building in common with other premises on the
Main Street.
The Co Op are keen to sell the building to community bodies
where there is an appetite within the community. They are not
driven by the highest prices, as long as the community body can
match the market value of the building.
It is anticipated that they will be putting the property on the
market around July 2021.

2.4 About the [org]
The Community Council for the Strathard Region (SCC) and the Strathard Community Trust (SCT) have
facilitated this initiative on behalf of the community. [org] has been developed as an outcome of this
process, further details included in section 11.

3. Vision and Objectives
The overriding aim in initiating the community purchase of this site is to:
➢ ensure the current building is repurposed in line with identified local needs
➢ support much needed regeneration of Aberfoyle Main Street to the benefit of all residents and
businesses
➢ be structured such that it generates sufficient income to ensure the asset does not become a
burden and continues to be of benefit to the community going forward
➢ enable community ownership of the site which will be used to create opportunities for
sustainable growth within Aberfoyle and the wider Strathard region
➢ increase the economic, social and environmental resilience of the community as a whole.

4. Partnerships
[Org] has been set up following close partnership working between SCC and SCT. These
organisations have a history of working and with the following organisations.
•
•
•
•
•

Stirling Council
Loch Lomond and the Trossachs National Park
Rural Stirling Housing Association
Aberfoyle Memorial Hall Committee, Strathard Flooding and Resilience Group
Gartmore and Port of Menteith Community Councils

5. Community Needs Analysis and Challenges
This section summaries the needs and challenges faced by the community of Aberfoyle and wider area of
Strathard.
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5.1 Demographics, economy and employment
Strathard is the area in the Trossachs encompassing Aberfoyle, Kinlochard, Stronachlachar and
Inversnaid.
•
•
•

The 2011 Scottish census states that Strathard has a population of 1,382, a slight increase on
2001.
There was a slight increase in under 16’s and over 64’s with 16 -64’s seeing a slight decrease.
The percentage of older people is slightly higher than average.

Aberfoyle is the largest village in the Strathard ward, with a population of just over 1,000 (permanent
residents) recorded at the 2011 census. The economy of Aberfoyle is mainly based upon tourism and
small retail shops, with outdoor activities in the surrounding natural environment being a central focus
for visitors.
It is an attractive place to visit, offering a welcoming village surrounded by accessible woodlands and hills
for walking, cycling, watching wildlife and other outdoor activities. Loch Ard, and the Lake of Menteith on
its doorstep. The village sits in the Queen Elizabeth Forestry Park and has attracted tourists for many
years, with the Forestry Commission’s David Marshall Lodge, Go Ape zip-wire, a Visit Scotland Tourism
Office and the Aberfoyle Golf Course being well established and other supplementary services associated
with tourism – such as accommodation and bike supplies – developing around the area.
Kinlochard sits to the west of Aberfoyle 4.5 miles along the north side of Loch Ard. It is a small hamlet
with the Macdonald Forest Hills Hotel & Spa, and the Go Country Adventure/Watersports Centre.
Stronachlachar is 12 miles to the northwest of Aberfoyle, travelling past Loch Ard, Loch Chon and Loch
Arklet to the Steamer Pier at Loch Katrine, with a tea-room. Some of the houses around this rural area
used to be owned by Scottish Water when they had a base there.
Inversnaid is 15 miles to the northwest of Aberfoyle, beyond Loch Ard, Loch Chon and Loch Arklet,
situated on the eastern shore of Loch Lomond.
Each settlement has been examined separately when accessing the Scottish Index of Multiple Deprivation
(see appendix 1 for full details) but the results are almost identical for each of the four locations:
•
•
•

with income, employment and health in deciles 10, the least deprived 10% in Scotland
all rankings are in decile 7 or above showing that Strathard does not have any significant
deprivation
the ranking which in the lowest decile possible for all the areas is ‘Geographic access domain’,
indicating that the population within these settlements have access to fewer resources and/or
opportunities.

5.2 Accessibility
As the indexes in appendix 1 show, Strathard is seen as an inaccessible area, with relatively poor public
transport to the nearest major town/city of Glasgow and Stirling.
5.3 Housing
There is a shortage of affordable housing for the people of Aberfoyle which as evidenced below. The
LLTNP sites in its report “Population and Housing Background Paper: May2017 -
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Aberfoyle experiences significant constraints to development which, unless overcome, are likely to
preclude housing opportunities becoming available over the longer term.3
The recently published new Housing Need & Demand Assessment (HNDA): 2019-20284 by Stirling Council
identifies need and demand in this area. It highlights very similar issues to ones that have appeared in
their previous HNDA:
•
•
•

an acute need for affordable housing
lack of smaller homes and family size homes
worsening picture on the declining population

Estimate of Future Additional Units Required 2019-2038
LLTNP highlights the position regarding housing in Aberfoyle as follows:
•
•
•
•
•

there is a need for housing in Aberfoyle
there are 25 applicants on the Stirling Council waiting list
the area has 40 council social rented properties & 47 housing assoc properties
the turnover is low at about 6 years
affordable housing last built in 2001

Evidence provided by Rural Stirling Housing Association advises there are currently 211 applicants on
their housing list for Aberfoyle, seeking the following mix of units:
Housing type
1bedroom
2 bedrooms
3 bedrooms
4 bedrooms

Rural Stirling Housing Association
107
57
34
13

See appendix 2 for details of the current Stirling Council Housing Stock.
5.4 Current Services, Amenities and Assets in Aberfoyle/Strathard
Strathard has a range of services and assets, including those summarised below. For a full review of the
services, amenities and assets in Strathard, please see appendix 1.
The map below highlights some of the amenities located on Aberfoyle main street. (Strathard’s amenities
are primarily based in Aberfoyle, as the largest village and ‘central point’). They include:

3

http://www.lochlomond-trossachs.org/wp-content/uploads/2016/07/Population-and-Housing-Background-PaperAdopted-Plan-Version-Final.pdf
4
https://stirling.gov.uk/media/11257/stirling-hnda-2019-final.pdf
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•
•
•

•

Memorial Hall – a community owned asset for community
users.
Aberfoyle & Buchlyvie Medical Centre – located 0.5 miles
outside Aberfoyle on the busy main road.
Aberfoyle Main street and retail shops - Aberfoyle has a
well-equipped Main Street (see photo, right), with a
range of outlets including:
o Co Op,
o Post Office,
o Butcher & deli, interiors/home shop, coffee
shops, gift shops, bike shop
o VisitScotland iCentre
Business Hub Strathard Hub is based in Aberfoyle’s Main Street, above the tourist centre.
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Coffee shop

Memorial Hall

Petrol station
and mechanic

Post Office
Wild Biking
Tours

Butcher & deli
Visit Scotland
iCentre

Aberfoyle Bike
Hire

The Forth Inn

New Co-op (under
construction)

Scottish Wool Centre
(closed)
Aberfoyle
Medical Centre

Existing Co-op

Tourism - Strathard is in the Trossachs and the Loch Lomond National Park, surrounded by vast areas of
natural beauty. Aberfoyle and Strathard has its own website aimed at tourists and visitors. Tourism in
Strathard is examined in more detail in appendix 1, but it is worth noting that the immediate area boasts:
o The Queen Elizabeth Forestry Park
o The Lodge Forest Visitor Centre
o Go Ape
o Walks / hikes
o Bike trails (including Gravelfoil)

Page 13 of 64

Aberfoyle Co Op Business Plan_FINAL VERSION.docx

o
o
o
o

Dounans Scottish Outdoor Education Centre
Go Country Adventure (waterpark, watersports, corporate activities etc)
Aberfoyle Golf Course
Hotels / accommodation, including Macdonald Forest Hills Resort, The Rob Roy Hotel,
The Forth Inn, The Lake of Mentieth Hotel, multiple self-catering and Airbnb options.

The strength of Aberfoyle/Strathard’s offering is primarily through the outstanding area it is in, rather
than ‘attractions. One of the current trends for tourists holidaying in Scotland is to access ‘wellness’ i.e.
areas where they can walk, hike and enjoy outdoor pursuits, which Strathard fits into extremely well.
In addition, it is noted that biking in and around Strathard is growing and developing quickly, and the area
was becoming much better known for this sport/recreation. Our research evidenced that it lacks bike
‘services’ such as bike washes, public showers, servicing points etc, and that this might be an obvious
sector that could be developed more.
5.5 Comparators
Comparative villages and small towns that are located rurally with a good range of natural and planned
tourism assets include Aviemore and Dornoch. By examining their marketing / growth strategies possible
learnings can be gained for Strathard. These details can be found in appendices 1 and 3.
5.6 Road Traffic Statistics
The road traffic statistics for the Main Street in Aberfoyle that the Co Op is located on, the A821 between
A81 and B829 are shown in appendix 1. These evidence the volumes of passing traffic in recent years.
5.7
•

Summary of needs and challenges
Strathard is an important visitor destination, reliant upon tourism to some extent for
employment.

•

Although not suffering from deprivation, it has a slightly older population than the Stirling and
Scottish average and is an inaccessible area, with limited public transport.

•

There is a significant lack of affordable housing in the area and a high demand for single bed units
in particular. This is resulting in a declining population, especially of young people.

•

As there is limited employment and housing for younger people, they move away from the area
and this distorts the perception that unemployment is not an issue in Aberfoyle.

•

There is a demand for affordable business premises, which could support the tourism market and
therefore the local economy within Aberfoyle and the surrounding area.

As with many rural areas and small villages, the Strathard ward must strive to maintain its services and
facilities and recognises within the series of Community Plans that have been developed and
implemented over the years, that Aberfoyle Co Op is a key location within the village centre that can act
as a catalyst for community development.
A community owned development of this site will enable the community to deliver both pop up and
serviced facilities for business/retail start-ups and growing organisations, and dependent on planning
approval, affordable small residential units for those people who otherwise could not live in the area.
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6. Community Consultation and Engagement
There is significant local community support for this project which is evidenced below. This has been
developed based on a series of steps to establish the needs and wants within the community and how
this informs the development of the Co Op site.
6.1

Previous Consultation and Engagement Steps

1. Preliminary Aberfoyle Community Life Plan (ACLP)
By ACLP Working Group for Strathard Framework Oct 2020
Over the course of three online workshops in October, the Working Group co-produced a
preliminary ACLP to inform the development of the Strathard Framework, a new plan for
development and land use change in the local area led by the Loch Lomond and The Trossachs
National Park. This identified the constraints and the framework e.g. local development
principles, needs, priorities and guidelines.

2. Draft Options For A Community Purchase Of The Aberfoyle Co Op
This document provided the outputs of an online workshop with the Aberfoyle Community Life
Plan Working Group, November 18th 2020 and a follow-up to develop draft options for an
Aberfoyle Co Op community purchase. Designed and facilitated by the Community Chartering
Network, participants were the Working Group assembled to enable development of an
Aberfoyle Community Life Plan (ACLP), and who represent a range of different ages, perspectives,
and geographical areas across the ward.
Those local needs and priorities which emerged from the first session and which were relevant to
a community-owned Co Op site informed the framework for this workshop. See appendix 4.1.

3. Survey of the Community
Building on the foundations of the earlier engagement detailed above, a survey was designed and
carried out for SCC and SCT by SKS during December 2020 / January 2021. This was to specifically
investigate the potential purchase of the Co Op building, to inform and develop the business plan
and if the purchase, development and management of the building/new building is deemed
feasible, it will assist in an SLF stage 2 application.
This survey, using Survey Monkey, received 199 respondents. This is an extremely high level of
engagement that created and showed strong interest surrounding this project within the
community.
o
o

o

o
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The survey was distributed by SKS via social media, shared in the
Gartmore News and emailed to contacts.
Hard copies of the survey were available to pick up and drop off in the
Aberfoyle Co Op, the Aberfoyle Post Office, Outlaw Home Shop, the
Gartmore Shop, the Buchlyvie Cost Cutter and the Buchlyvie Coffee Kiln.
On social media specifically, SKS’s Facebook post, which was the first
‘information post’ to tell people what this project involved, reached
1,454 people, 1,379 post clicks and 210 reactions comments and shares
(see screen shots in appendix 5).
58% of respondents live in Aberfoyle, 14% in Kinlochard, Stronachlachar
or Inversnaid, 9% from Port of Menteith,12% from Gartmore and 7%
from Buchlyvie.
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o
o

45% of respondents are aged 46 – 65, 28% aged 26 – 44, 18% aged 65+ and 9% aged 16 – 25.
The survey had 175 on-line responses and 24 hard copy responses.

The full results of the survey and its analysis are presented in appendix 5, but a summary of the
results is given below:
o

o

o

o

o

o

o

o

More housing, retail space, community space, activities for visitors/tourists, activities for
children and adults were the most popular results for what people think are needed in the
Strathard area.
Lots of ideas re ‘what', including:
− laundry
− gym
− gathering place for older people/carer respite
− low cost overnight accommodation
− local history info
− doggy day care
− craft units
− library
Over half the respondents thought the building/site should be used for retail units, with 47%
ticking the suggestion ‘arts & craft units’. A community space to hold meetings, clubs etc was
chosen by over a third, with additional health services by just under a third.
The survey indicated that the arts & crafts stalls/pop-up shops would be used by a quarter of
respondents weekly, and another quarter monthly. A community meeting space/club space
would be used a similar amount, but office space would never be used by over three-quarters
and child-care never used by 86%. A heritage centre/museum would be used once or twice a
year by almost half the respondents, and additional health services monthly by a quarter and
once or twice a year by almost 40%.
Spend in the options given was highest in the arts & crafts options (with over 25% spending
either £10-£25 or £25+) and additional health services (with 11% spending £25+ and 16%
between £10-£25).
24 respondents (or a business/organisation they are involved in) would be interested in
renting space in the Aberfoyle Co Op building/new building., with 38% on a daily basis, 37%
on a monthly basis and 8% on a weekly basis. Frequency of use was given as being quite high,
with 9 respondents saying they would rent it between 6 and 12 months a year. Daily cost
they’d expect to pay was between £10 - £30.
32 respondents would be interested in renting housing if it was located in the building/site
(or knew someone that would).
− 80 people (43%) felt housing was needed in the area
− 48 people (26%) felt the Co Op should be used for this purpose
Over a quarter of respondents would like to become more involved in this and other
community projects in Strathard (52 people), with 81% willing to help on an ad-hoc basis,
19% willing to join the board of SCC/SCT and 33% to become part of a small team to develop
the Co Op project. 33% would also be willing to volunteer with SCC/SCT.

4. Community Workshop
To follow-up this survey, engage further with the community and obtain feedback on the project
to date, SKS carried out a community workshop in the middle of March 2021. People who had
engaged on social media (requesting to be kept in touch) and those respondents to the survey
who asked for further communication were invited.
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SKS gave a presentation at the beginning of the hour-long workshop to up-date participants with
the options appraisal’s progress, which was followed by a group discussion. Feedback was
generally positive, with some participants speaking favourably about the ideas that were
presented. Concerns around displacing Strathard’s existing community assets and buildings were
addressed by SKS who explained that this will be avoided by carrying out relevant research and
analysis for the business planning process.
Both the previous community consultations and the survey and workshop completed for this business
plan by SKS, strongly signal that there is strong and enthusiastic community support for the Aberfoyle Co
Op to be purchased by the community.
The significant uses for the site identified by this consultation with the community are:
•

•

Retail and business units for start-up
and maturing businesses. These
could be from pop up style to fully
serviced facilities to independent
units.
Small, affordable housing units for
local people, especially young people
who are currently leaving the area.

“...an entrepreneurial space for local business
down stairs with a co-operative makers market
/ workshop in the other unit would provide a
unique Aberfoyle first experience and provide a
platform for local artisans. Entrepreneurial
space could be service based to enhance
community aspirations.”
Survey response

7. Strategic Fit
7.1

Local Policy

Stirling Council
The Council works closely with its Community Planning partners to deliver the Single Outcome
Agreement (SOA) for 2013 – 2023, which includes outcomes in health, economic prosperity and learning
new skills, all of which can be related to the re- development of the Co Op.
The proposed plans fit with the Stirling Council policy drivers outlined in The Stirling Plan (Local Outcome
Improvement Plan) which sets out the common vision and outcomes that Stirling CPP is working to
achieve. The Stirling Plan’s vision is for every community in the Council area to be places ‘where
everyone can thrive’.
The Annual Report provides an update on the Community Planning Partnerships progress to achieving the
outcomes in the Stirling Plan.
Loch Lomond & the Trossachs National Park
The re-development of the site addresses a number of the key priorities articulated in the Loch Lomond
and the Trossachs National Park (LLTNP) Partnership Plan 2018-23, including Growing Tourism Markets,
Visitor Management, Improving Towns & Villages, Built Heritage, Improved Resilience, Rural
Diversification, Infrastructure for Business Growth and supporting Capacity of Community Organisations,
Community-led Action and Partnership Working.
The proposed plans fit with the policy drivers of LLTNP in relation to housing as outlined in their
documents to address the projected declining and ageing population Innovative Ways to Deliver Housing
in the Park. It is further supported in their Housing Market Analysis.
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Recent relevant policy information is included in the document Population and Housing Background
Paper. This identifies Note 131. Aberfoyle experiences significant constraints to development which, unless overcome, are
likely to preclude housing opportunities becoming available over the longer term
7.2 National Policy
The project proposal fits well with the strategic context of Scottish Government addressing a number of
Scotland’s National Outcomes including ‘strong, resilient and supportive communities’ living in ‘welldesigned, sustainable places where we are able to access the amenities and services we need.’
In addition, Scotland’s Economic Strategy (March 2015) illustrates the Scottish Government’s support for
community projects such as the re-development of the Co Op for community and public sector use and
recognises the benefits that can be achieved by communities working proactively to take on assets.
Aberfoyle Co Op re-opening as a community facility directly adheres to the aims of the Inclusive Growth
priority within the Economic Strategy and also tackles inequality by delivering services and activities for
the community locally and from a central, easily accessed venue.
Scotland's Social Enterprise Strategy 2016-2026 –this development is a social enterprise that is moving
towards a more independent financial situation through earned income, increasing sustainability and the
potential for long term resilience. This adheres directly to the Social Enterprise Strategy, which promotes
organisations working towards income generation and sustainability. The Social Enterprise Scotland
Action Plan 2021-2024, reinforces these principles.
The Scottish Government Health Policy (2017) recognises that encouraging people to be more active
could help prevent and treat more than 20 chronic diseases, increase life expectancy and reduce pressure
on the NHS. This can be partially delivered through increased activities and volunteering opportunities
from the Co Op as a central base, and also as an opportunity to support health and well-being initiatives.
Scottish Federation of Housing Associations
The evidence for housing need is highlighted by Stacey Dingwall, Senior Policy Manager, Scottish
Federation of Housing Associations (SFHA):
“The Scottish Government has made real progress towards tackling housing need in Scotland, and it is
vital that this is maintained after the current parliament ends. Scotland needs 53,000 affordable homes,
including 37,100 social homes, to be delivered between 2021–26 in order to tackle existing and newly
arising need. Not only will this deliver much-needed homes, it will also drive economic growth, tackle
poverty, create jobs and reinvigorate communities – and this social and economic stimulus will be
required more than ever as we look to Scotland’s post-pandemic recovery.
https://www.sfha.co.uk/news/news-category/sfha-news/news-article/sfha-comments-on-latestquarterly-housing-statistics
In addition, the Scottish Federation of Housing Associations (SFHA), Shelter Scotland, and the Chartered
Institute of Housing (CIH) Scotland, released a new report into housing need in Scotland between 2021–
2026. The report finds that increasing affordable housing supply levels from the current target of 50,000
homes over five years to 53,000 will help to address existing, as well as newly arising, need from 2021.
https://www.sfha.co.uk/news/news-category/sfha-news/news-article/delivering-53000-affordablehomes-will-kick-start-scotlands-economic-recovery
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Scottish Government
The aim of the Scottish Government is to make sure that everyone in Scotland, no matter their financial
situation, has access to good quality housing. So we support social landlords to provide affordable
accommodation, allocated according to need. https://www.gov.scot/policies/social-housing/
The Social Renewal Advisory Board report: Jan 21 outlines the framework for housing within which this
project sits, reinforcing the essential of providing affordable housing for all who seek it.
See appendix 6 for further details.

8. Options Appraisal
The main aims for [org] through the purchase of the Co Op is to increase the economic, social and
environmental resilience of the community.
This Options Appraisal provides [org] with a clear analysis of the potential options for achieving this aim,
enabling informed decisions to be made by [org] regarding the route forward. The options are divided
into two sections:
•
•

Options for building use – what is the building economics and architectural viewpoint?
Assessment of Options combining building potential and community needs – what is the potential
to meet the aspirations of the community?

8.1 Options for building use
The needs / priorities / aspirations which the community decided were relevant to the development of
the Co Op, building on the community needs assessment, included initially in this process (in indicative
order of priority) were:
•
•
•
•

Social / affordable apartments (or housing) to support a “diverse mix” of housing.
Community business units (arts and crafts / retail / live and work).
A Space for Community Gathering and Youth Projects.
An Information Centre or Museum about local history and heritage.

Therefore the early stage of the process was to consider what each of these aspirations could look like
and provide an initial indication of any building constraints around these ideas. This is summarised
below:

Use
Housing

Aim
Affordable and suitable for
current/future residents e.g. younger
people who want to move back/in,
older residents who need to downsize
and want to stay in village
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Activity
Provision of up to 6 small
units in upper level pos
level 1 & 1/2

Building Constraints
Lower level - constraints on
daylight, doesn’t support
residential due to flooding
(Local Plan).
Upper level – flooding concern
for 24 hour utilisation (SEPA),
potentially adequate provision
available from Public Right of
Way.

Aberfoyle Co Op Business Plan_FINAL VERSION.docx

Diversifying
business
opportunities

Creating year round economic
opportunities

Artisan stalls to sell arts
and crafts

By and for the community

Studio space from
creatives to hire

With/without tourism facing element:
−

−
−

Pop-up
Expanding tourism in line with an
businesses/community use
“Aberfoyle” identity e.g. promoting
for commercial reasons
history/heritage
Hot desks/individual
People who enjoy walking, cycling
space….see Bus Hub
etc
Laundry / Parcel drop /
Short stayers
Therapy rooms

Operational considerations
included car parking etc. Car
Park opposite and space down
the side for bikes etc.
LLTNP want retail to replace
retail but this consideration is
ambiguous

Consider need for access with
lift for older/physically
impaired

Printing services- PO pos
does this and/or should be
in Business Hub
Childcare – pos in new
primary school
developments
Community Gym
Tourist accom e.g.
hostel/pods
Information
centre/museum about
local history and heritage
Other
Community
Places

For community to gather, plan,
socialise, have fun

Opportunities
To hang out / To socialise
for Young People
To learn/develop new skills

Having bedrooms will provide
similar challenges to providing
housing

Community café etc, this
would cause displacement
with other sites.
Youth projects / / Scouts
group etc
Soft Play and indoor area /
Creche

Millennium Hall already
provides some of these
facilities.

8.2 Building re-development options
The next stage involved a visual condition survey which was carried out on the Co Op by SHS Burridge
Architects. This was to provide an understanding of what building development options could be
considered feasible for the project, it included the following activities aligned with RIBA Stage 1:
•
•
•
•

carry out a visual inspection of the building, produce a visual condition survey and highlight areas
that may require further investigation
advise upon the requirement for other relevant surveys and hold discussions with SEPA, Planning
and LLTNP as required, to establish the viability of options
engage with a structural engineer, Will Rudd Davidson, to carry out some preliminary site and
desk top investigations
scope and sketch options for the building redevelopment to be considered and provide early
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costs
This found that the building would require investment to enable it to be fit for purpose to meet the
planned requirements of the community within this development. There are significant limitations on
use of the current structure. The Condition Survey Report is in appendix 7, and the Architects Report,
appendix 8.

Current layout.

Building Form
The existing single storey building is the result of three main building phases:
Phase A mid-20 century building to the western end
Phase B a centre section from 70s / 80s
Phase C 1996 extension to the eastern end
More recent modifications were made to the shop front in 2014.
Following an analysis of the report, the potential options for the building development are articulated
briefly below and then analysed against the following criteria in the tables provided:
•
•
•
•

Purchase & building costs
Deliverability
Fit for purpose
Placemaking & street character

The layout of each of the options referred to below is included in appendix 8.
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Building
Options

Model

Proposal

Comments

Purchase & building
costs

Deliverability

Fit for purpose

Placemaking &
street character

Building
Option 1A

Reuse of the
existing
building.

Part of the building
could be adapted for
future use as a
heated space and
part retained as per
the existing
unheated space.

The unheated space
would not however be a
long term proposal as
the condition of the
roof/structure does not
support that. If the single
storey building in its
entirety was to be
retained for long term
future use, some of the
roof will need
completely replacing.

Long term use of the
existing premises
requires significant
upgrade and repair
works to the entire
building or partial
demolition and partial
repair to retain part of
the building.

Complexities of
working with existing
building (+
unknowns), need to
meet statutory
requirements etc.

Potential building
uses compromised
by existing shell,
less flexible.

Compromised
solution which has
limited potential to
enhance the
streetscape.

Building
Option 1B

Adding an
additional floor
over part of the
existing
building.

A new upper level
could be added to
the west section of
the existing building
only.

See above.

Long term use of part
of the existing
premises requires
some upgrade and
repair works + new
upper level element +
demolition costs +
new build adjacent.

Potential building
uses compromised
by part existing
shell + less flexible.

Compromised
solution which has
limited potential to
enhance the
streetscape.

Building
Option 1C

Adding an
additional floor
over part of the
existing building
+ removing part
of the existing
building to
create an
external

A new upper level
could be added to
the west section of
the building
complying
with all statutory
requirements. Part of
the existing building
is demolished and an
external community

As noted in Will Rudd
Davidson’s report this
would be contingent on
further investigations.
The means of escape, if
residential was proposed
at the upper level, could
be routed to the NE
corner of the site on the
assumed public right of

Long term use of part
of the existing
premises requires
some upgrade and
repair works + new
upper level element +
demolition costs.
(least viable option in
terms of realising the
site's economic

Complexities of
working with existing
building (+
unknowns), need to
meet statutory
requirements etc.
Unnecessarily
complex to delivery
different elements.
Complexities of
working with existing
building (+
unknowns), need to
meet statutory
requirements etc.
Unnecessarily
complex to delivery
different elements.

Potential building
uses compromised
by part existing
shell + less flexible.

Compromised
solution which has
limited potential to
enhance the
streetscape +
undermines the
objectives of the
Local Plan regarding
Town Centres
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community
space.

space is created
adjacent to the
retained part of the
existing building.

Building
Option 2A

New build
ground floor.

Replacing the
existing building with
a new 1 storey
building - subject to
complying with all
statutory guidelines.

Most cost certainty as
not working in the
context of the existing
building + potential
better cost value as an
uncompromised build.

Least complex
development option,
but as others will
require all statutory
approvals.

Most fit for
purpose +
opportunity to
build in the
greatest flexibility.

Highest potential to
enhance the
streetscape.

Building
Option 2B

New build first
floor.

Replacing the
existing building with
a new 2 to 3 storey
building - subject to
complying with all
statutory guidelines.

As above

As above

As above

As above
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8.3 Assessment of Options combining building potential and community needs
The earlier developed options for the use of the building are articulated briefly below in each table and
explored in more detail with an analysis against the following criteria in the tables provided:
•
•
•
•
•
•
•

Level of community support
Expected social, economic and environmental outcomes
Estimated cost (capital and revenue)
Potential income streams
Issues / risks (see tables below)
Deliverability
Long term viability/sustainability

All costs included below are based upon the information contained in the Architects Report. These are
indicative only and based on requirements of RIBA Stage 1.
Social / affordable apartments (or housing) to support a “diverse mix” of housing

Community support

Strong community support, 80 people said it was needed in the Strathard area and 48
people said the Co Op should be used for this purpose.

Expected social, economic Strong social outcomes, there is real need socially to support people come too and
and environmental
remain in Aberfoyle.
outcomes
Encouraging people to live in Aberfoyle will support employment in the area,
boosting the economy.
Let by [org] to their agreed terms and conditions, to enable local people to secure
affordable housing.
Building Requirements

Demolition + rebuild, statutory requirements incl. related flooding concerns, less
flexibility for future adaption, strong fit with historic precedent (residential above
retail/business use) + streetscape.

Estimated cost (capital
and revenue)

High cost e.g. approx additional £1.4m capital costs.

Potential income
/expenditure

Sustainable.

Issues / risks

Planning Permission is not given and accommodation cannot be built.
Elements of the community not wanting social/affordable housing nearby.
Failure to let the properties.

Deliverability

Could take 3-5 years until occupancy.
Could partner with RHSA

Long term
viability/sustainability
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Community business units (arts and crafts / retail / live and work)

Community support

Strong community support, 67 people said retail space was needed in Strathard, 97
said the Co Op building should be used as retail units with 87 people saying the Co Op
should be used for arts & crafts pop up/studios.

Expected social, economic Strong social outcomes, there is real need socially to support people come too and
and environmental
remain in Aberfoyle through providing income generating/business growth
outcomes
opportunities for them.
Strong economic outcomes through supporting employment in the area, boosting the
economy.
Building Requirements

Initial opportunity to progress immediately as a pop up facility whilst seeking funding
+ approvals for long term development, future demolition + rebuild, statutory
requirements, good flexibility for future adaption, strong fit with historic precedent
(retail/business use) + streetscape.

Estimated cost (capital
and revenue)

More flexible capital costs. E.g. from £100k to £700k

Potential income
/expenditure

Aside from housing, the strongest potential income generating option circa up to
£40k pa potentially

Issues / risks

Failure to let the units, reducing income

Deliverability

Good, able to test with pop up units straight away in the community, and then build a
phased approach to the project by using the current premises with a minor upgrade
to enable it to be used for this option. This would lead into the main project phase of
new premises.
Would allow for testing of the model.

Long term
viability/sustainability

Good, provides flexibility ensuring optimal letting capacity.

A Space for Community Gathering and Youth Projects

Community support
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Expected social, economic Strong social outcomes, providing opportunities for the community to come
and environmental
together. However, there are already facilities in the community for this e.g. Village
outcomes
Hall and Business Hub.
Low economic outcomes as most people expect it to be very low cost/no cost to use
these facilities.
Building Requirements

Initial opportunity to progress immediately as a pop up facility whilst seeking
funding + approvals for long term development, future demolition + rebuild,
statutory requirements, good flexibility for future adaption.

Estimated cost (capital
and revenue)

More flexible capital costs. E.g. from £100k to £700k

Potential income
/expenditure

Low income expected, not sustainable.

Issues / risks

Failure to let the facilities, reducing income.

Deliverability

Good, able to test option straight away in the community, and then build a phased
approach to the project by using the current premises with a minor upgrade to
enable it to be used for this option. This would lead into the main project phase of
new premises.
Would allow for testing of the model.

Long term
viability/sustainability

Good, provides flexibility ensuring optimal letting capacity.

An Information Centre or Museum about local history and heritage

Community support

Strong community support, 65 people said it was needed in Aberfoyle and 44
people said the Co Op should be used for this purpose

Expected social, economic Low economic outcomes as most people expect it to be very low cost/no cost to use
and environmental
these facilities. However, it may encourage people to visit Aberfoyle and the
outcomes
surrounding areas, therefore generating income into the community.
Building Requirements

Initial opportunity to progress immediately as a pop up facility whilst seeking
funding + approvals for long term development, future demolition + rebuild,
statutory requirements, flexibility for future adaption.

Estimated cost (capital
and revenue)

More flexible capital costs. E.g. from £100k to £700k

Potential income
/expenditure

Low income expected, not sustainable.
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Issues / risks

May be dependent on grant funding and this may not be available.

Deliverability

Good, able to test option straight away in the community, and then build a phased
approach to the project by using the current premises with a minor upgrade to
enable it to be used for this option. This would lead into the main project phase of
new premises.
Would allow for testing of the model.

Long term
viability/sustainability

Good, provides flexibility.

Based on this analysis, the table below provides an assessment of which options “score” more highly and
would therefore be most appropriate to take forwards as a viable community project.

Score:
High
5
Medium 3
Low
1

Social / affordable
Community business
A Space for
apartments (or
An Information Centre
units (arts and crafts
Community
housing) to support
or Museum about local
/ retail / live and Gathering and Youth
a “diverse mix” of
history and heritage
work)
Projects
housing

Community support

3

5

3

1

Expected social,
economic and
environmental
outcomes

5

5

1

1

Building
Requirements

3

5

5

5

Estimated cost
(capital and revenue)

1

3

5

5

Potential income
/expenditure

5

5

1

1

Issues / risks

3

3

5

5

Deliverability

1

3

5

5

Long term
viability/sustainability

5

3

3

3
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The options appraisal above highlights that the use of the Co Op to be developed as a community facility
to house business units e.g., pop up/retail/business use outlets and residential, affordable housing, is the
preferable way forward. This combines both the community and policy needs aligned with the most
appropriate building economics and architectural potential.
A further, more detailed analysis was carried out, see appendix 9, to identify how best the project could
deliver these outcomes. This examined in detail, the implications of an extensive range of approaches
and looked at the viability of each.
From this conclusion, the range of further developed options to take forwards were identified and the
advantages and disadvantages of each considered. See appendix 9. These were:
Do Nothing – Decision not to move forward with the project.
Do Minimum 1 – Purchase the building making minimum repairs to bring current building up to
statutory requirements.
Do Minimum 2 – Refurbish the good part of the building creating pop up units and demolish the
part which only support warehousing or supermarket use creating a covered market type place.
Do Minimum 3 – Refurbish the good part of the building and rebuild the part of the building
which currently only supports warehousing or supermarket use.
Do Minimum 4 – Demolish the current building and rebuild a single floor building up to statutory
standard required to support a second floor at a later date.
Do Maximum – Demolish current building rebuilding with new ground floor plus 1 or 2 additional
floors to accommodate affordable housing.
Having reviewed the assessment, it was agreed to take forwards in further financial detail, each of:
Do Minimum 2 – Refurbish the good part of the building creating pop up units and demolish the
part which only support warehousing or supermarket use creating a covered market type place.
Do Minimum 4 – Demolish the current building and rebuild a single floor building up to statutory
standard required to support a second floor at a later date.
Do Maximum – Demolish current building rebuilding with new ground floor plus 1 or 2 additional
floors to accommodate affordable housing.
The financial analysis established the significant capital sums required to deliver the larger of these
options and whilst they proved to be financially sustainable, the timeline to achieve the aspirational
developments would be significant.
As a process of this decision making, it was agreed therefore that a phased options project approach to
the building development could be developed which would be a realistic approach to meeting the
potential aims and aspirations for the community. This is:
Phase 1 – Purchase the building, make relatively minor building works to allow it to be used for
pop up/retail/income generating uses. (Reference Building Option 1A).
Thereafter, consider progressing with 1 or several of the options below:
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Option 2 – Refurb/rebuild “good” area and demolish remainder, continue with pop up and let
retail and business units etc
Option 3 – Rebuild all ground floor for use as above. (Reference Building Option 2A).
Option 4 – Add housing on level 1. (Reference Building Option 2B).
Option 5 – Add housing on level 2. (Reference Building Option 2B).

This business plan focuses on the delivery of 1. and 2.

9. Benefits and Outcomes
Strathard is heavily dependent on tourism to support their economy and this is expected to grow as the
area is being increasingly marketed as an outdoor tourist destination. Community ownership of the old
Coop building, with its situation and size of the site, will:
•
•
•
•
•
•

offer a unique opportunity for residents in Strathard and its surrounding communities to establish
small entrepreneur businesses which will appeal to the visitor/tourist market
ensure that the cost of setting up small specialist businesses is affordable to all residents
with the existence of these businesses, act as a catalyst to widening the current consumer
footprint enhancing the prospects for existing businesses in Aberfoyle thereby increasing overall
resilience within the community
provide a unique opportunity to provide affordable units to attract local artisans and produce
providers onto the Main St which otherwise would be out of scope financially for them
therefore, encourage a larger consumer footprint on the Main street which will provide succour
to other businesses struggling to cope with increasing costs and a shrinking consumer footprint
address the recent limited regeneration in the Main St which is at risk post COVID 19 as the
increasing trend for online shopping is likely to exacerbate an already difficult trading position.
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The building is of the correct proportions to facilitate introduction of a multiuse facility structured such
that it generates sufficient income to ensure the asset does not become a burden and continues to be of
benefit to the community going forward. This a rare opportunity for Aberfoyle as land for new
development is severely restricted due to the flooding issues.
[Org] will therefore deliver the following outcomes:
➢ ensure the current building is repurposed in line with identified local needs
➢ support much needed regeneration of Aberfoyle Main Street to the benefit of all residents and
businesses
➢ be structured such that it generates sufficient income to ensure the asset does not become a
burden and continues to be of benefit to the community going forward
➢ enable community ownership of the site which will be used to create opportunities for
sustainable growth within Aberfoyle and the wider Strathard region
➢ increase the economic, social and environmental resilience of the community as a whole.
Thereby meeting the SLF criteria of:
1. Our community will achieve more sustainable economic, environmental and/or social
development through ownership of land and buildings.
2. Our community will have a stronger role in and control over our own development.
3. Our community own well-managed, financially sustainable land and buildings.

10. Project Delivery
The project, and the focus of this business plan, is to enable the community to acquire the Co Op site and
to develop it into a facility which provides opportunities for the community to:
•
•

Rent pop up space /conventional units for retail and business activity, thereafter,
There is an aspiration that in the future the community could further develop the premises to
include residential units for affordable housing for people within the community.

This business plan outlines the delivery of this initial phase whilst including further information in support
of the subsequent retail development and housing options to provide an outline of the capacity of the
potential of the project.
10.1 Refurbishment/Construction Phase
[Org] will remit a project working group with
membership drawn from [org], volunteers and
any other appropriate stakeholders and
advisors to manage the
refurbishment/construction phase of the
development. The working group will appoint
a professional construction project
management agent to support them in
delivering the following tasks during each
phase, as required:
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o
o
o
o
o
o
o
o
o
o
o
o
o
o

o
o
o

o

Secure the services of a professional project management construction agent.
Pre-planning and desktop cost evaluation
Securing funding
Liaise with planning and community on minor design changes if necessary
Tendering for contractors to undertake the work
Robust assessment of tenders
Appointment of contractors
Appointment of Clerk of Works and regular inspections of works as agreed
Oversee the implementation and satisfactory completion of the works
Monitor progress and costs and report any significant variations
Arrange for all necessary valuations and process certificates and invoices
Prepare grant drawdowns and provide to [org] for approval and submission
Instruct [org] to make payments to contractors, consultants & authorities
Liaise with architect and contractor to ensure that relevant authorities have made
necessary inspections, and all the necessary completion certificates are available for
handover
Advise [org] of programme, key dates, proposed site start and completion dates,
handover dates and any subsequent changes
Liaise with the Contractor and Clerk of Works on inspection of property for final list of
defects and issue to contractors
Liaise with [org] and the contractor, during defects liability period and up to the issue of
the certificate of completion of making good defects, to ensure that all defects are
addressed
Managing defects liability period with the contractor for 1 year

Although all of the above tasks will be operationally delegated to a professional construction project
management agent as required, the working group shall still be responsible as above; they shall simply be
using the professional expertise of the project management agent to undertake the operational duties.
10.2 Delivery Phase
The business of delivering the business/retail units involves the following tasks
o
o
o
o
o
o
o

Marketing of the facilities.
Application of allocation policy.
Administration of rental agreements
Administration of compliance with legal and regulatory requirements.
Financial administration of income from rent and other services.
Management of planned maintenance.
Responding to unplanned repair requirements.

In regard the residential housing element of the project, should this be undertaken at some stage, it is
envisaged that all of the above tasks may be undertaken by a professional letting agent working on behalf
of [org]. It should be noted that, although these tasks may be undertaken by an agent, the [org] will
retain legal responsibility and the risks associated with failure to comply with legal and regulatory
requirements. Letting agents in Scotland are required under the Housing (Scotland) Act 2014 to join the
Scottish Government's Register of Letting Agents and comply with a Letting Agent Code of Practice.
The construction phases, as required, will be managed by a working group set up by [org] with
operational support from a professional construction project management agent as necessary. The [org]
will draw on volunteer members with proven experience in managing construction projects.
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As the project develops the lettings may be undertaken by a professional letting agent working on behalf
of [org]. It should be noted that, although these tasks may be undertaken by an agent, the [org] will
retain legal responsibility and the risks associated with failure to comply with legal and regulatory
requirements.
The benefits of appointing a professional letting agent, rather than managing the delivery in-house are as
follows:
• Minimises the risk of failure to comply with legal ore regulatory requirements.
• Availability of existing expertise, policies and procedures.
• Potentially less costly than deploying Trust staff to undertake these roles.
10.3 Marketing Plan
Evidence from the market research carried out for these proposals shows that there is a high level of
interest in letting pop up/retail/business units and residential units from within the area, including
among people who make up the target market for the properties.
It is likely however that the new development will require some investment in the production of
marketing material. This may be as simple as online and hard copy brochures describing the key features
of the accommodation and the services available. This may be promoted through locally available
channels.
Marketing messages will address the key elements of:
•
•
•
•

Product – what service and facilities are offered and how it will meet individuals needs at
different stage in their requirement for business growth
Pricing – how the facilities are priced compared to other options and the income constraints
facing people locally
Place - where the facilities are
People – who is eligible for accommodation.

10.4 Regulatory and Legislative Compliance
The Landlord Role
The landlord role in Scotland is governed by a variety of legislation and associated statutory guidance.
10.5 Procurement strategy
Wherever practicable, all consultancy, construction works and maintenance/management services will be
procured in accordance with good tendering practice. Whilst seeking best value, it is anticipated that
local expertise and suppliers will be contracted, where possible, for the construction elements and for the
provision of maintenance and management services. The Procurement Journey5 website provides
guidance for public sector buyers who procure goods, services and care and support services. In most
cases, third sector organisations like [org] are likely to be expected to, insofar as reasonably possible,
comply with the principles which apply to the public sector when spending public funds.

11. Governance, Ownership and Management Structure
[Org] will be primarily responsible for the implementation and ongoing management of this project.

5

16 https://www.procurementjourney.scot/
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They have been supported in the development of the project to date by SCC and SDT , and a group of
residents are enthusiastically working towards developing the project. 10 people have committed to
being part of the project team and several meetings have been held to develop the project with them.
This organisation is of a suitable structure appropriate to the responsibilities and obligations of asset
ownership. It is community le and controlled and there is a clear link between the asset and the local
community.
11.1 Legal model
[Org] is a Community Benefits Society (CBS) which will provide a suitable legal entity to manage this
project by and for the community. It will have the added benefit of enabling the organisation to raise
funds in a range of approaches which broaden its sustainability potential.

12. Assessment of skills, experience and resources
To deliver this project the [org] will need to secure the necessary people to enable it to:
o
o
o
o
o
o
o
o
o
o
o

Raise and manage the funds required for the renovation/rebuild of the Co Op
Manage the capital renovation project effectively
Manage the facility effectively once opened
Employ and manage any facility staff and volunteers as required
Put all required facilities systems and procedures in place
Maintain an income stream that covers all running costs
Maintain the building structure in the long term
Identify and mitigate all risks associated with building ownership
Deliver social outcomes for the community
Be supported by the community to own and manage the Co Op on their behalf
Prioritise the opening and re-use of the Co Op for the benefit of the community within a
realistic timescale.

An analysis of the skills required for delivering this project and running it successfully highlights the
following requirements.
The team of people within [org] includes:
[brief name/cv/skills]
[Org] is currently recruiting further skills to support the project from within the community by [ ]

13. Volunteer and staff resources
13.1 Staffing profiles and employment strategy
The project will require the following resource and will employ local trades people wherever possible.
•
•
•

Cleaner for communal areas
Landscape gardener for maintenance of outdoor space
General handyman for smaller, less complex, planned maintenance and unplanned repairs
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The cleaner role and the landscape gardener role will require delivery at planned frequency and number
of hours, although the number of hours may vary seasonally. For the purposes of this business plan this
has been included in an overall running cost for the building at this stage.
The general handyman role is likely to be occasional and only required ad hoc. It is also likely to demand a
variety of skills and professional qualifications/registrations. This role may therefore be sourced as and
when required, from tradespersons in Aberfoyle.
Larger elements of planned maintenance and/or major repairs are excluded from this staffing profile.
These may require more formal procurement to achieve best value. If this is required, then the appointed
letting agent may be able to manage the procurement more efficiently and obtain more favourable
pricing than [org].
13.2 Volunteers
It is intended that the project is developed and run on a sustainable basis, ensuring that it does not
require volunteer input on a daily basis to provide the services.
[Org] will provide volunteer input to oversee and manage the project.

14. Operational issues, risks and opportunities
In the short term, the [org] Board are responsible for addressing the following areas:
o
o
o
o
o
o
o
o
o
o
o

Managing the areas of the building leased by customers
Maintaining income streams to cover lease and running costs
Out of hours staffing / volunteers
Checking all relevant policies and procedures are in place
Ensuring multi-use of the leased space is managed carefully and effectively
Maintaining and developing new activities
Maintaining and developing partnerships for project development
Applying for relevant grants
Organising activities and events as required
Employing and managing a part-time administrator / bookings officer
Overall income and expenditure from the project and cash flow projections

[Org] will be a Living Wage Friendly Funder i.e. we will pay our staff the UK Living Wage, should they
employ staff in the future.
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14.1 Risk Analysis

Risk
Likelihood
Procurement and Construction Phase
Capital cost
High
estimates are
incorrect.

Impact

Owner of Risk

[org] require to raise
additional funds,
project is delayed or
not delivered at all.

[org]

Lack of capacity to
deliver project.

Low

Project is delayed or
not delivered at all.

[org]

Site specific issues.

Medium

Funding
requirements
increase.

Medium

Construction costs
increase.
Project is delayed
while additional
funding is sourced.

[org] / Construction
company.
[org]
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Mitigation
The costs applied in this business plan will be
replaced by costs determined following confirmation
of further design, architectural input to stage 2/ 3 / 4
and appropriate analysis and reporting from a
quantity surveyor.
[org] Ensure that sufficient funds are realised to
employ external expertise where required and
initiate an intensive recruitment drive to ensure
volunteers with the correct skills join the [org].
Ensure comprehensive site tests are undertaken prior
to initiating any development phase.
The board will maintain weekly review of actual
against planned spend to ensure early identification
of risk of overspend occurring. Construction project
managers will be instructed to advise their client at
the earliest possible stage if, for any reason, they
anticipate costs exceeding budget.
If an overspend is unavoidable the board will, in the
first instance, seek to reduce costs of other elements
in order to maintain the overall project budget. If this
is not possible, the board will seek alternative grant
or loan funding to make up the balance
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Risk
Failure to secure
necessary capital
funding

Likelihood
Medium

Impact
Project is delayed or
not delivered at all.

Owner of Risk
[org]

Delay in construction
timescale.

Medium

Consequent delay in
availability of
accommodation.

[org]

Project does not
generate all planned
income and does not
deliver all the
anticipated benefits.

[org]

Initiation and Operation
Lack of tenants for
Low
rental properties.
(Housing options)
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Mitigation
The project has been developed from a long-term
community interest in provision of this nature. It is
also being proposed for development in a prudent
and phased manner.
The proposed development in phase 1 is relatively
small scale and may be regarded as the smallest
possible worthwhile development, i.e. the capital
costs for a smaller development may not be much
lower than for a development of this scale.
Also any smaller development may not deliver the
planned outcomes for community sustainability,
health, economic development and housing.
The primary mitigating action that may be taken if
the necessary capital funding is not secured in the
short term is to continue to seek funding in future
years.
Construction is a complex process. The construction
elements of the project will be managed by a
professional construction project management
agent.
Market research has identified demand in Aberfoyle
for rental properties of this type.
A marketing plan will be implemented to ensure that
potential tenants are aware of and attracted to the
properties.

Aberfoyle Co Op Business Plan_FINAL VERSION.docx

Risk
Failure to comply
with legal
responsibilities as a
landlord.

Likelihood
Low

Impact
[org] at risk of
enforcement action
by the appropriate
authorities, or to
court action by
tenants.

Owner of Risk
[org]

Insufficient trading
income

Low

[org] is at risk of a
net ongoing financial
loss.

[org]
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Mitigation
This will be mitigated by working in partnership
with a professional provider of support services.
They will undertake the duties of the landlord, thus
removing the potential burden on [org] (or other
organisation) of developing the required
capacity/systems for registration and management
of tenancies.
This will also give tenants, and prospective tenants,
greater comfort that their tenancy will be
professionally managed.
Assessment of trading income against operating
costs shows trading income is greater than
operating costs from the first year. This will be
closely monitored to ensure figures are realised and
if shortfall is foreseen action taken to increase
realisation of revenue. A marketing strategy will be
developed to suit all phases of development and
initiated well ahead of commencement of each
phase.
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15. Financial Summary
Costs and income are provided for each of the options with the focus on delivering 1. and 2. within the
context of this business plan.
15.1 Estimated Capital and Revenue summary
The table below provides a summary of the initial anticipated financial information for each option of the
project. Each option is shown as a “stand alone” model i.e. If it was developed independent of the
preceding phases with the exception of the acquisition cost which is included in 1. only.

1

2

£109,143

refurb good part
only - pop up and
outside market
area
£121,219

£7,934
£2,442
£5,942

£14,679
£2,936
£11,743

buy and open

Capital Costs
Annual Revenue
Income
Costs
Surplus/Loss

3

4

5

retail only,
ground floor

retail ground
floor/1st floor
residential

retail ground
floor/1st & 2nd
floor residential

£643,675

£1,339,349

£1,970,469

£39,672
£7,934
£31,738

£62,416
£12,483
£49,933

£80,253
£16,051
£64,202

15.2 Estimated Capital costs summary
1

2

£60,000

refurb good part
only - pop up and
outside market
area
£0

£0

buy and open
COSTS
Acquisition
Housing Construction
Costs - FLOOR 1
Housing Construction
Costs - FLOOR 2
Retail Area
Construction Costs
External Works
Professional Fees
Total

3

4

5

retail only,
ground floor

retail ground
floor/1st floor
residential

retail ground
floor/1st & 2nd
floor residential

£0

£0

£0

£0

£0

£658,560

£658,560

£0

£0

£0

£0

£548,800

£42,733
£2,137
£4,273
£109,143

£105,408
£5,270
£10,541
£121,219

£559,717
£27,986
£55,972
£643,675

£506,092
£58,233
£116,465
£1,339,349

£506,092
£85,673
£171,345
£1,970,469

Cost Assumptions
•

The scope of Architectural input to date is as defined in the Client brief for the Study which
includes certain tasks to RIBA Stage 1.
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•
•
•

Acquisition cost is based on an estimate of £60k, at this stage, no formal valuation has been
carried out and this is based on a benchmark analysis of similar premises.
The unit sizes for housing units are from the City of Edinburgh Planning guidance, Edinburgh
Design Guidance6.
Construction costs are for the building only (i.e. no external works), and are inclusive of
preliminaries, and contractor's overheads and profit set at 7.5%. Costs are Jan 2021 figures
sourced from https://costmodelling.com/building-costs . See appendix 10, and are building costs
only (i.e.. no external works) and are inclusive of preliminaries and contractor’s overhead and
profit set at 7.5%. Construction costs exclude fees and disbursements.

Note - These figures are offered in good faith with sources noted as we are not cost consultants and
therefore do not have quantity surveying expertise.
•

Construction cost per square metre rate has been selected based on the phasing stage of the
project
o 1 – 15% “shell only” cost to reflect minor works for the building to allow it to open e.g.
disabled access.
o 2 – “shell only” cost, allowing for a possible refurbishment at 75% of this rate and
demolition costs of the remainder of the building. There is always a risk with working
with existing buildings that you discover something requiring unanticipated expenditure,
refer Section 4 appendix 7, which recommends several further investigations are carried
out and allowance will be required for this. Depending on the nature of any external
structures on the external community space certain permissions may be required from
Stirling Council Planning Department.
o 3 – “high” cost to allow for the potential to build a further floor above in the future.
There will be various requirements to be allowed for incl structure, drainage, services,
possibly fire protection etc.
o 4 & 5 – “low cost” and “shell and fit” out only for the retail floor. The rate applied for
housing has been the 3-5 storey band as there will be an uplift to account for the housing
being located on the upper floors.

15.3 Estimated Annual Income and Expenditure
1

2

3

4

5

buy and open

refurb good part
only - pop up and
outside market
area

retail only,
ground floor

retail ground
floor/1st floor
residential

retail ground
floor/1st & 2nd
floor residential

Income
Residential Housing
- Floor 1
- Floor 2
Residential Service
Charge
Retail Units
6

£0

£0

£0

£20,944

£20,944

£0

£0

£0

£0

£16,037

£0
£7,934

£0
£14,679

£0
£39,672

£1,800
£39,672

£3,600
£39,672

See p87 of planning document https://www.dropbox.com/s/5jq42t83z6rqfuh/EDG_Jan_2020a.pdf?dl=0
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Total Income

£7,934

£14,679

£39,672

£62,416

£80,253

Costs
Management Fee etc
Total Costs

£2,442
£2,442

£2,936
£2,936

£7,934
£7,934

£12,483
£12,483

£16,051
£16,051

Surplus/Loss

£5,492

£11,743

£31,738

£49,933

£64,202

Cost Assumptions
•
•
•

•
•

Residential income is based on industry rates, see appendix 11
Retail income is based on fees drawn from local benchmark data, see appendix 12
The level of retail income is based on:
o 1 – 37% i.e. approx third of the floor area being available, with a lower offer in terms of
facilities and therefore a 20% figure is used to reflect this
o 2 – 37% i.e. approx third of the floor area being available
o 3/4/5 – 100% i.e. full floor area being available
Occupancy levels for all facilities is based on 80% to allow for void periods
Management fees are based on 20% of income, the industry norm is 15%, the higher figure is
used to allow for contingencies. Additional sums are included for marketing, accountancy fees
etc.

15.4 Start Up Costs
Year 1
COSTS
Project Manager
Legal Fees
Accountancy fees
Marketing costs e.g. website, etc
Fit out
IT installation
Insurance
Total

£31,200
£500
£500
£1,000
£20,000
£1,000
£500
£54,700

£200/day /3 days week
Set up organisation
New org
Promotion
Interior décor
estimate
estimate

Business Rates
There are no costs for business rates as it is assumed that either a small business exemption or
discretionary charitable exemption will apply.
Housing Phases
A detailed outline of the potential delivery of the housing phases including income, fees, funding,
management and delivery is included in appendix 11.
15.5 Cash Flow
Cash flow forecast based on 1. and 2. is as below, see appendix 13 for details.
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OPENING BALANCE

Total Year
1
£0

INCOME
SLF
Community Fundraising
Rental
Other funds
Total Income

118129
5457
3967
20257
£147,810

EXPENDITURE
Land Acquisition
Professional fees
Project Manager
Legal fees - set up [org]
Accountancy fees
Marketing costs e.g. website, etc
Fit out - basic
IT installation
Insurance
Cleaning
Maintenance fees etc
Total Expenditure
Closing Balance

60000
4273
31200
500
500
1000
44870
1000
500
1512
595
£145,950
£1,860

Year 2

Year 3

Year 4

Year 5

£1,860

£7,352

£12,845

£18,337

7934

7934

7934

7934

£7,934

£7,934

£7,934

£7,934

400
100

400
100

400
100

400
100

500
252
1190
£2,442
£7,352

500
252
1190
£2,442
£12,845

500
252
1190
£2,442
£18,337

500
252
1190
£2,442
£23,829

16. Funding Strategy

1

2

buy and open

Capital Requirement
Funding Source

£89,143

- Scottish Land Fund acquisition (95%)

£61,060

- Scottish Land Fund site & ext. works
- Community
-other grants
Total

£24,870
£4,457
-£1,243
£89,143
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refurb good
part only - pop
up and outside
market area
£121,219 £89k is £109k less £20k refit costs
95% Purchase plus professional fees
£0 - see below
H&S costs, security fencing etc plus
£0 ext. works costs
£121,219
£121,219
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Revenue Requirement -Start Up costs
Funding Source

£54,700

- Scottish Land Fund
-other grants
Total

£32,200
£22,500
£54,700

£0
Project mgr, legal and accountancy
£0 fees
£0
£0
INCLUDES Professional fees - for
design team: Landscape Architect,
Engineer, Quantity Surveyor,
Principle Designer, Architect
Legal fees (excluding those
associated with acquisition)
Statutory Consent Fees - planning
and building warrant

Scottish Land Fund
This is likely to be the primary source of funding for Community acquisition of the Co Op. The funding will
include:
•
•
•
•
•

Acquisition cost at 95%
Urgent health and safety and security repairs e.g. fitting of alarm to protect asset, possibly
rewiring if it's dangerous
Project co ordinator – to drive the project through acquisition and beyond
Professional fees e.g. architect / QS to progress with RIBA stages, planning permission etc.
Legal fees and possibly vendor legal costs

Additional Funding required for:
•
•

Further repairs required
Renovation of the building/fit out

Regeneration Capital Grants Fund
The Scottish Government Regeneration Capital Grants Fund supports locally developed place-based
regeneration projects that involve local communities, helping to support and create jobs and build
sustainable communities. There is no maximum award. The last stage two round distributed more than
£11m, and the range of funds awarded was £35,000 to £1.1m. Previous rounds have offered larger sums.
The average sum awarded in the last round was £458,000.
Details on a call for First Stage applications for projects that can start in 2022-2023 is expected to be
announced in March 2021.
Despite being focused on regeneration, it is not uncommon for awards to be made for projects based in
locations where the Scottish Index of Multiple Deprivation does not report higher levels of deprivation.
Therefore, there is a reasonable potential for a Strathard based project to successfully apply
The fund prefers to support projects that are ‘ready to go’, i.e. have planning permission and a full
funding package in place.
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Applications have to be made by the local authority through a two stage process which normally involves
a stage 1 application in June 2020. Applicants that are invited to stage 2 then make a fuller application
around October for a decision in January the following year.
The National Lottery Community Fund - Grants for Community Led activity
This funding aims to support communities to improve the places in which they live and the wellbeing of
those most in need. It will fund organisations to deliver work that achieves the following outcomes:
•
•

Everyone in the community has the opportunity to influence and get involved in community-led
activity.
People in the community are better connected and work together to improve their well-being.

The fund is looking for project that are people-led, connected, and strengths-based. Find out more about
these three approaches on the National Lottery website.
National Lottery Community Fund - Awards for All Scotland
Small grant applications for project development within communities, including requests for capital and
revenue funding, £300 to £10,000.
The Robertson Trust Who and what we fund | The Robertson Trust
Currently, funding is aimed at constituted community groups and registered charities who are working
to alleviate poverty and trauma in Scotland, and who have an annual income of under £2 million.
They provide funding for organisations and initiatives that address:
•
•
•

Financial wellbeing: tackling the financial and material effects of poverty on people and
communities
Emotional wellbeing and relationships: ensuring people have emotional wellbeing, and
confidence and strength in their relationships with others
Educational and work pathways: equipping people for the future by supporting learning and skill

Garfield Weston Foundation - Major Grants: Distributes £30million per annum across a variety of
priorities. The Foundation awards grants for Capital, Project and Revenue costs. This fund may be used to
support part of the balance of development costs not available through the Rural Housing Fund. It may
also support the costs of refurbishment and equipment in the common space, and the revenue costs of
management staffing if the National Lottery Community Led Activity Fund is not appropriate.
The Foundation supports a broad range of organisations and activities that share a commitment to
making a positive impact to the lives of the communities in which they work, and that are driven by a
desire to achieve excellence. They make grants across the UK to organisations in the following categories:
Arts; Education; Youth; Health; Community; Environment; Religion and Welfare. Up to £100k. Rolling
programmes. Need match in place.
Community Ownership Fund
The UK government has launched a new £150 million Community Ownership Fund to help ensure that
communities across England, Scotland, Wales and Northern Ireland can support and continue benefiting
from the local facilities, community assets and amenities most important to them.
From summer 2021 community groups will be able to bid for up to £250,000 matched-funding to help
them buy or take over local community assets at risk of being lost, to run as community-owned
businesses. In exceptional cases, up to £1 million matched-funding will be available to help establish a
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community-owned sports club or help buy a sports grounds at risk of being lost without community
intervention.
https://www.gov.uk/government/publications/community-ownership-fund/community-ownership-fund
Rural Housing Fund
• the main fund to help get homes built, convert business buildings into homes or make existing
empty homes ready to rent or sell
• a smaller fund to help plan the building project, called the 'feasibility fund'
Climate Change grants – upgrading buildings/well insulated affordable housing
Landfill Grants e.g. Viridor, EBScotland, Suez (small approx £20k)
Local Windfarms etc Foundation Scotland
Small Grant Funders – A range of other Trusts and Foundations will also be worth applying to for specific
capital equipment on a case by case basis.]
Community Fundraising
Community Shares
Loan Funding:
Building Scotland Fund
The three year Building Scotland Fund (BSF) was announced in the Draft Budget 2018 to 2019 and is the
precursor to the Scottish National Investment Bank.
It will invest £150 million over financial years 2019 to 2021. Loans and equity investments are made at
commercial rates or in compliance with EU state aid regulations.
To date, BSF has agreed investments of £100 million to housing across all tenures, regeneration, industrial
and commercial property projects:
https://www.gov.scot/policies/economic-growth/building-scotland-fund/
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17. Activity Plan
Action
Stage 2 application to SLF
Submitted
Notification of SLF decision
Other funding applications
Purchase property
Detailed design proposals
Planning permissions

May

Jun

Jul

Aug

2021
Sept

Oct

Commissioning of tendering and
project management support.
Tendering and commissioning of
building professionals
Construction
Recruitment of staff/contractors
Marketing of provision
Preparation for tenants
Formal opening/Tenants take up
residency
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Nov

Dec

Jan

Feb

2022
Mar

Apr

18. Appendices
18.1 Appendix 1 – Community Needs Analysis
See attached document.
18.2 Appendix 2 - Stirling Council Housing Stock
This is as follows:

18.3 Appendix 3 – Comparators
Examples - https://www.visitmanchester.com/food-and-drink/altrincham-market-house-p340841
18.4 Appendix 4 – Community Engagement
4.1 - Draft Options For A Community Purchase Of The Aberfoyle Co Op see attached
18.5 Appendix 5 – Community Consultation – Survey and Social Media
See attached document.
18.6 Appendix 6 - Strategic Fit
Local
Aberfoyle is situated within Loch Lomond and the Trossachs National Park (LLTNP). The LLTNP
Partnership Plan 2018-23 has a long term vision of: ‘We want the national park to be an
internationally-renowned landscape where:
• nature, heritage, land and water are valued, managed and enhanced to provide multiple
benefits for people and nature
• There is a high quality, authentic experience for people from all backgrounds. There are
many opportunities to enjoy recreation activities and appreciate the area’s outstanding
natural and cultural heritage within an internationally renowned landscape.
• businesses and communities thrive and people live and work sustainably in a high quality
environment.’
The re-development of the Co Op addresses a number of the key priorities articulated in the plan.
Specific LLTNP Outcomes that the project addresses:
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Outcome 7: Visitor Economy - The Park’s visitor economy is thriving with more businesses and
organisations working together to create a world-class destination.
• Priority 7.1: Growing Tourism Markets
• Priority 7.2: Connectivity
Outcome 8: Visitor Management - The most popular parts of the National Park which experience
pressures are managed to ensure that the quality of environment, visitor experience and community
life are protected and enhanced.
• Priority 8.1: Visitor Management
Outcome 10: Placemaking - The National Park’s towns, villages and countryside are enhanced with
investment in the built and historic environment, public spaces and infrastructure.
• Priority 10.1: Improving Towns & Villages Priority
• 10.3: Improved Resilience
Outcome 11: Sustainable Growth - The rural economy has been strengthened through sustainable
business growth and diversification.
• Priority 11.1: Low Carbon Economy
• Priority 11.2: Rural Diversification
• Priority 11.3: Infrastructure for Business Growth
Outcome 13: Community Empowerment - The Park’s communities are supported to influence and
deliver actions that improve their quality of life and place.
• Priority 13.1: Supporting Capacity of Community Organisations
• Priority 13.2: Supporting Community-led Action
• Priority 13.3: Supporting Partnership Working
LLTNP Proposed Local Development Plan 2017 – 2022 articulates how development can make the
National Park a great place to ‘Live, Invest, Visit and Experience’ and also supports communities,
visitors and local economies, whilst ensuring the ongoing conservation and enjoyment of the area’s
outstanding environment.
The proposed re-development of the Co Op to increase community access and improve the visitor
experience whilst generating local income and sustainability of the building therefore adheres
directly to the LLTNP vision.
Stirling Council works closely with its Community Planning partners to deliver the Single Outcome
Agreement (SOA) for 2013 – 2023, which includes outcomes in health, economic prosperity and
learning new skills, all of which can be related to the re- development of the Co Op.
National
The project proposal fits well with the strategic context of Scottish Government addressing a
number of Scotland’s National Outcomes directly:
• We live longer, healthier lives.
• We value and enjoy our built and natural environment and protect it and enhance it for
future generations.
• We have strong, resilient and supportive communities where people take responsibility for
their own actions and how they affect others.
• We live in well-designed, sustainable places where we are able to access the amenities and
services we need.
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Scotland’s Economic Strategy (March 2015) illustrates the Scottish Government’s support for
community projects such as the re-development the Co Op for community and public sector use and
recognises the benefits that can be achieved by communities working proactively to take on assets.
The Co Op re-opening as a community facility directly adheres to the aims of the Inclusive Growth
priority within the Economic Strategy and also tackles inequality by delivering services and activities
for the community locally and from a central, easily accessed venue.
Community Land Scotland clearly articulates the rationale for communities purchasing assets on its
website, as do several pre-purchase communities that are striving for similar outcomes to [org]. It
shows that community ownership enables a sense of belonging and develops the cohesive nature of
a community.
The Scottish Government Health Policy (2017) recognises that encouraging people to be more
active could help prevent and treat more than 20 chronic diseases, increase life expectancy and
reduce pressure on the NHS. This can be partially delivered through increased activities and
volunteering opportunities from the Co Op as a central base
Scotland's Social Enterprise Strategy 2016-2026 and the recently published Scottish Government
Social Enterprise Action Plan2021-24 – [org] is a social enterprise that is moving towards a more
independent financial situation through earned income, increasing sustainability and the potential
for long term resilience. This adheres directly to the Social Enterprise Strategy, which promotes
organisations working towards income generation and sustainability.
Loch Lomond & The Trossachs National Park Population and Housing Background Paper7 identifies
the following which [org] will be addressing:
“The local development plan is a major tool for enabling the delivery of the vision and outcomes
identified in the National Park Partnership Plan (NPPP) and ultimately the National Park aims. The
NPPP identifies the following challenges:• Projected ageing and declining population without migration of younger people
and families. There is a need to provide a wider range of housing, training and high quality
employment.
• Declining public funding sources and challenging external economic climate mean
that there are potential l difficulties in realising affordable housing objectives over the next
few years.”
Stirling Housing Needs Demand Assessment 2019-20388 highlights the challenges in Aberfoyle
around housing for local people:
“58. Prospective first time buyers looking to buy in the National Park are also reported to be
hampered by the limited supply of smaller one and two bedroom properties within the housing
stock. Although smaller properties tend to be resold more frequently, the numbers of these units
becoming available for sale each year is reported to be very modest, especially in the years since
2008.”

7

http://www.lochlomond-trossachs.org/wp-content/uploads/2016/07/Population-and-HousingBackground-Paper-Adopted-Plan-Version-Final.pdf
8

https://stirling.gov.uk/media/11257/stirling-hnda-2019-final.pdf
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18.7 Appendix 7 – Condition Survey Report
See attached.
18.8 Appendix 8 – Strathard Co Op Building Appraisal
See attached.
18.9 Appendix 9 – Options Pros & Cons
A further detailed appraisal of the options available to deliver the project was carried out. The range
of further developed options to take forwards were identified and the advantages and
disadvantages of each considered. These were:
Do Nothing – Decision not to move forward with the project.
Do Minimum 1 – Purchase the building making minimum repairs to bring current building up
to statutory requirements.
Do Minimum 2 – Refurbish the good part of the building creating pop up units and demolish
the part which only support warehousing or supermarket use creating a covered market
type place.
Do Minimum 3 – Refurbish the good part of the building and rebuild the part of the building
which currently only supports warehousing or supermarket use.
Do Minimum 4 – Demolish the current building and rebuild a single floor building up to
statutory standard required to support a second floor at a later date.
Do Maximum – Demolish current building rebuilding with new ground floor plus 1 or 2
additional floors to accommodate affordable housing.
Having reviewed the assessment, it was agreed to take forwards in further financial detail each of:
Do Minimum 2 – Refurbish the good part of the building creating pop up units and demolish
the part which only support warehousing or supermarket use creating a covered market
type place.
Do Minimum 4 – Demolish the current building and rebuild a single floor building up to
statutory standard required to support a second floor at a later date.
Do Maximum – Demolish current building rebuilding with new ground floor plus 1 or 2
additional floors to accommodate affordable housing.
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The financial analysis established the significant capital sums required to deliver the larger of these
options and whilst they proved to be financially sustainable, the timeline to achieve the aspirational
developments would be significant.
As a process of this decision making, it was agreed therefore that a phased project approach to the
building development could be developed which could be an approach to meeting the potential
aims and aspirations for the community. This would be:
Phase 1 – Purchase the building, make relatively minor building works to allow it to be used for
pop up/retail/income generating uses
Phase 2 (Year One approx) – Refurb/rebuild “good” area and demolish remainder, continue with
pop up etc
Phase 3 (Year Two approx) – Rebuild all ground floor
Phase 4 (Year three/Four approx) – Add housing on level 1.
Phase 5 (Year five onwards) – Add housing on level 2
Whilst the above suggested phasing provides an incremental route over a period of years for the
community to gradually develop their use of the site whilst generating funding for each stage, there
are various building economic and architectural considerations which would not support that
approach as follows;
Phase 1 - ideal short-term solution - use the existing building on a temporary basis whilst the
design of the new building is prepared, statutory consents achieved (for all stages of the
complete project) and a contractor appointed to begin demolitions and construction of
Phase 3 or Phase 3-5 incl. Some repairs /adaptions may be needed to the building depending
on Phase 1 timescale - to be determined at the next stage.
Phase 2 - not recommended - difficult to justify on building economics grounds to demolish
only part of the building + upgrade part, only for short term use. Also, potentially disruptive
to tenants (+ associated income stream) as may impact the viable use of the building for
periods of time. Also, a proposed long-term solution of retaining part of the existing building
and building part new is not recommended on architectural/streetscape grounds / may not
be supported by the planning department as not meeting the objectives of the Local Plan for
town centres.
Phase 3 - ideal long-term solution is new build - phasing of it is possible but burdened with
additional technical, economic, planning + architectural implications - the construction of
the ground floor would have to be designed to technically allow for the later addition of
upper storeys - i.e. taking consideration of building structure and services, fire safety +
access provision etc. Also, as a standalone structure the single storey building would require
enhancements to its design + therefore with a cost premium i.e. the first-floor slab to be
upgraded to a roof specification etc. Planning and building control would need to be
consulted - it would be likely that full planning consent, building warrant + detail design for
the complete (phases 3-5) project would be required at this stage (incurring relevant
professional fees for the phases 3-5 contract value). The preferred architectural /
streetscape solution for the site is not to replace the Co Op building with another single
storey unit but to build a development in keeping with the scale of the neighbouring
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buildings - if the intention was not to build stages 4/5 provision for this within the planning
consent would be needed
Phase 4 - as Phase 3 - phasing is certainly possible but will cause some disturbance to ground
floor tenants working below a construction project - compensation may be required in
reduced rental charges. Additional contractor + professional team costs associated with
splitting the works into 2 contracts.
Phase 5 - not recommended - as notes for phase 4 + disruption to residential tenants on
level 1 resulting in further reduced income. Preferred that the attic floor is built at the same
time as the 1st floor accommodation.
An additional exploration of the pros and cons of each option was considered below:
Do Nothing – Decision not to move forward with the project.
PROS
Removes the risk that there is insufficient support within the community to undertake the
project through to successful conclusion.
CONS
Could result in the property remaining empty for a considerable period of time in a key Main
St location reducing opportunities to increase the consumer footfall, negatively impacting on
existing businesses and losing the ability to create opportunities for increasing resilience in
the community.
Future development of the property would be out with the control of the community which
could result in development unsympathetic to local needs.
Do Minimum 1 – Purchase the building making minimum repairs to bring current building up to
statutory requirements.
PROS
Least financial commitment making it easier to procure the development funding required
after initial purchase.
Quickest route to market as much less build time will be required to prepare the site for first
use.
CONS
This solution will not support the aim of creating affordable housing on a second floor which
was one of the highest needs identified during the community engagement process.
Likely to result in high repair and maintenance costs in the future.
Substantial element of the building will be severely restricted for future uses of the building
due to the inadequate state of a large part of the building.
Unlikely to realise sufficient revenue income to support the building going forward and could
result in constant fund raising requirements to maintain the building.
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This option will be heavily dependent on volunteer time as it is unlikely to generate
sufficient funds to employ even a part time manager.
Do Minimum 2 – Refurbish the good part of the building creating pop up units and demolish the
part which only support warehousing or supermarket use creating a covered market type place.
PROS
Reduced development costs and complexity.
Relatively quick route to market.
Retains the option of rebuilding at a later date.
Less management overheads.
Gives the community more time to understand what type of enterprise will bring maximum
community benefit.
CONS
Will incur demolition costs as well as refurbishment costs.
No guarantee that the original building can be incorporated into a new build at a later date.
Could be more difficult to meet Stirling Council’s requirements for ensuring that a retail unit
and marketplace will blend in and enhance the street scape of the Main Street.
Will be more difficult to generate revenue from the marketplace element.
Likely to be heavily dependent on volunteer input to manage the building as income
generated unlikely to meet costs of even a part time manager.
There will be a cost requirement to bring the undemolished building up to statutory
standards which although it is the most stable part of the building it is the oldest and there
could be hidden costs not evident until the substandard element is demolished.
Future repair and maintenance requirements for the older building may incur increasing
costs over time.
Does not support the Local Plan requirement for Town Centres and is an architecturally
compromised solution for the site
Is not a viable temporary solution in building economics terms
Do Minimum 3 – Refurbish the good part of the building and rebuild the part of the building which
currently only supports warehousing or supermarket use.
PROS
Will future proof the building.
The stable part of the building could be converted into pop up units while the new build part
is undertaken allowing early trading to generate some funds and create opportunities for
the community.
Offers the opportunity for greater revenue income as the rebuilt section could be used for
any purpose and therefore easier to utilize or let.
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Will support creation of a second floor at a later date when/if planning permission is
achieved to create affordable housing on the top floor.
While there will still be a requirement to find development funding it is likely to be less than
that required for full demolishment and rebuild.
CONS
Will incur demolition costs as well as new build costs.
Could be more difficult to meet Stirling Council’s requirements for ensuring that a mixture of
new build/old build can blend in and enhance the street scape of the Main Street.
There will be a cost requirement to bring the undemolished building up to statutory
standards which although it is the most stable part of the building it is the oldest and there
could be hidden costs not evident until the substandard element is demolished.
New build works may prevent early utilization of the remaining part of the building due to
health and safety concerns.
The finished building will still have an element much older than the new build part which
could incur higher repair and maintenance costs in the future.
Could be more difficult to meet Stirling Council’s requirements for ensuring that a mixture of
new build/old build can blend in and enhance the street scape of the Main Street.
Is an architecturally compromised solution for the site and not recommended
Is not a viable temporary solution in building economics terms
Do Minimum 4 – Demolish the current building and rebuild a single floor building up to statutory
standard required to support a second floor at a later date.
PROS
Creates a building which will support full use of the ground floor from the outset while
ensuring the ability to create second/third floors if the requirements for planning permission
for affordable housing can be met.
Ability to create a building which has aesthetic value and can blend in with the street scape.
Will offer opportunities to the community to become more self sufficient and resilient.
Will enhance the Main Street and increase consumer footprint which will also improve
opportunities for other businesses on the Main Street.
CONS
Likely to require substantial development funding.
Will take longer to initiate losing the opportunity of testing the market with early
implementation of pop us units.
May be difficult to let the remaining units reducing potential revenue income required to
maintain the building going forward.
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Most of the other community generated uses other than for pop up units are unlikely to pay
their way so could involve continue fund raising efforts to keep the building up to standard.
Will require professional project management and a robust governing body to oversee
currently not within the SCC/SCT project team.
Has potential technical, economic, planning + architectural implications - the construction of
the single story 'ground floor' would have to be designed to technically allow for the later
addition of upper storeys - i.e. taking consideration of building structure and services, fire
safety + access provision etc. Also, as a standalone structure the single storey building would
require enhancements to its design + therefore with a cost premium i.e. the first-floor slab
to be upgraded to a roof specification etc. Planning and building control would need to be
consulted - it would be likely that full planning consent, building warrant + detail design for
the complete project would be required at this stage (incurring relevant professional fees for
the complete building contract value). The preferred architectural / streetscape solution for
the site would not be to replace the Co Op building with another single storey unit but to
build a development in keeping with the scale of the neighbouring buildings.
Do Maximum – Demolish current building rebuilding with new ground floor plus 1 or 2 additional
floors to accommodate affordable housing.
PROS
Provides maximum opportunity for revenue income future proofing the longevity of the
building without the need for future fund raising.
Will deliver the most desired outcomes as identified in the community engagement exercise.
Offers the maximum opportunity for increasing wellbeing and resilience within the
community.
Help to alleviate the chronic housing shortages for younger and older residents within the
community.
Offers best opportunity of improving the street scape of the Main Street.
Will provide greatest flexibility in what the ground floor can be used for as there is less need
to assume only revenue generating options can be considered.
Could offer a short-term opportunity to introduce pop up units while development funding
is being sought for the new build.
CONS
It is the highest risk option.
Requires a huge amount of development funding which is likely to take some time and be
much harder to achieve.
Introducing pop-up units in the short term while funding is being sought for the build is likely
to incur a cost to meet minimum regulatory standards and to create the units in the existing
space. These pop-up units are likely to be confined the older part of the building due to the
substandard heating and lighting elements of the main part of the building reducing
capacity.
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No guarantee at this stage in the project that planning permission for provision of affordable
housing will be given and this is unlikely to be known before this element of the project
completes.
If planning permission is not granted, we could be left with 1 or 2 floors we have no
requirement for.
Will require professional project management and a robust Governing body to oversee
currently not available within the SCC/SCT project team.
18.10 Appendix 10 – Construction Cost Estimates
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18.11 Appendix 11 – Aberfoyle Housing Co Op Option
Capital Funding
Notes to the Potential Funding Sources
Scottish Land Fund Stage 2
The Scottish Land Fund supports communities to become more resilient and sustainable through the
ownership and management of land and buildings. Up to £1 million per application is available.
Eligible capital costs are the percentage of the value of assets and buildings as determined by an
independent open market valuation and reasonable professional, title mapping and legal fees.
The average grant size in the first three years of the Scottish Land Fund was under £140,000;
typically grants range from £15,000 to £650,000. The Land Fund can support up to 95% of eligible
project costs, however the panel look more favourably on applications where there is a greater
contribution from other sources, reducing the proportion requested of the Land Fund.
The Scottish Land Fund may also fund a small revenue element to help deliver the outcomes of the
project. It will not fund costs to develop, restore or refurbish the land or buildings once acquired,
other than the initial Health and Safety work.
The status of the fund in 2021/22 and subsequent years is not presently known. It is anticipated that
greater clarity will be available following the installation of a new Scottish government after the May
2021 Scottish Parliamentary elections.
Rural Housing Fund
The Rural Housing Fund supports, amongst other things, the costs of changing buildings into homes.
To be eligible for funding from the Rural Housing fund must:
•
•
•
•
•
•

plan homes which are affordable (can be for rent or sale.)
have a building site or buildings chosen in a rural area of Scotland
show that there's a need for affordable housing in the area
have council support for the homes
plan to work with the community
be able to provide long-term affordable housing

NB: The Rural Housing Fund cannot be used to support acquisition costs if other Scottish
Government funding, e.g. Scottish Land Fund, has been applied to this purpose. Therefore any
balance of acquisition costs not covered by the Scottish Land Fund will need to be sourced from
elsewhere.
The Rural Housing fund is available in two parts
• the main fund to help get homes built, convert business buildings into homes or make
existing empty homes ready to rent or sell
• a smaller fund to help plan the building project, called the 'feasibility fund'
Initial application to the fund is through an expression of interest available here https://www.mygov.scot/rural-housing-fund/how-to-apply/.
The status of the fund following the conclusion of the 2021 financial year is at present unclear. A
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island-communities/ - reports that funding has been extended beyond March 2021, but there
appears to be no further detail available.
Garfield Weston Foundation
Distributes £30million per annum across a variety of priorities. The Foundation awards grants for
Capital, Project and Revenue costs. This fund may be used to support part of the balance of
development costs not available through the Rural Housing Fund. It may also support the costs of
refurbishment and equipment in the common space, and the revenue costs of management staffing
if the National Lottery Community Led Activity Fund is not appropriate.
Loan Funding
On present income / expenditure projections, the enterprise is cash positive from year 1. This should
offer comfort to a lender that the business can afford the repayments. In the event that it is not
possible to raise sufficient capital funds through other sources, loan funding should therefore be
achievable.
There are a number of loan funders which specialise in doing business with social enterprises. The
relative merits of these specialists against the open commercial loan sector may be appraised at the
time of seeking loan funding.
On present income /expenditure projections, the business could bear a loan of up to £150,000 over
10 years without entering a negative cash position in any financial year.
Loan sum
Interest rate
£150,000
4.5%
Total repayable over 10 years
Interest element

Monthly payment
£1,554

Annual repayment
£18,648
£186,480
£36,480

A substantial cash reserve may be generated from the contingency sum set aside for unplanned
repairs. Using this contingency fund, it may be possible to reduce the interest element of the
repayment through an offset system - in which funds held in a bank account offset the capital sum
owed - thus reducing the sum on which interest is payable. We have not incorporated this into our
income and expenditure calculations as the availability of such an arrangement is dependent on the
loan market.
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Generated Income against operating costs forecast – Housing
Inflation

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
Totals

2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
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23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47

Income

%

Rental

3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3

£36,981
£37,720
£38,475
£39,244
£40,029
£40,830
£41,646
£42,479
£43,329
£44,195
£45,079
£45,981
£46,901
£47,839
£48,795
£49,771
£50,767
£51,782
£52,818
£53,874
£54,951
£56,050
£57,171
£58,315
£59,481
£1,184,504

Service
Charge
£2,880
£2,966
£3,055
£3,147
£3,241
£3,339
£3,439
£3,542
£3,648
£3,758
£3,870
£3,987
£4,106
£4,229
£4,356
£4,487
£4,622
£4,760
£4,903
£5,050
£5,202
£5,358
£5,518
£5,684
£5,854
£105,003

Total
Income
£39,861
£40,687
£41,530
£42,391
£43,271
£44,168
£45,085
£46,021
£46,977
£47,953
£48,950
£49,967
£51,007
£52,068
£53,152
£54,258
£55,388
£56,542
£57,721
£58,924
£60,153
£61,408
£62,690
£63,999
£65,336
£1,289,507

Expenditure
Maintenance
£6,000
£6,180
£6,365
£6,556
£6,753
£6,956
£7,164
£7,379
£7,601
£7,829
£8,063
£8,305
£8,555
£8,811
£9,076
£9,348
£9,628
£9,917
£10,215
£10,521
£10,837
£11,162
£11,497
£11,842
£12,197
£218,756

Loan
£18,648
£18,648
£18,648
£18,648
£18,648
£18,648
£18,648
£18,648
£18,648
£18,648

£186,480

Insurance
£1,000
£1,030
£1,061
£1,093
£1,126
£1,159
£1,194
£1,230
£1,267
£1,305
£1,344
£1,384
£1,426
£1,469
£1,513
£1,558
£1,605
£1,653
£1,702
£1,754
£1,806
£1,860
£1,916
£1,974
£2,033
£36,459

Management
£5,188
£4,826
£4,917
£5,009
£5,103
£5,200
£5,298
£5,398
£5,499
£5,603
£5,710
£5,818
£5,928
£6,041
£6,155
£6,273
£6,392
£6,514
£6,638
£6,765
£6,894
£7,026
£7,161
£7,298
£7,438
£150,090
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Total
Voids
£3,000
£3,090
£3,183
£3,278
£3,377
£3,478
£3,582
£3,690
£3,800
£3,914
£4,032
£4,153
£4,277
£4,406
£4,538
£4,674
£4,814
£4,959
£5,107
£5,261
£5,418
£5,581
£5,748
£5,921
£6,098
£109,378

Contingency
£6,000
£6,180
£6,365
£6,556
£6,753
£6,956
£7,164
£7,379
£7,601
£7,829
£8,063
£8,305
£8,555
£8,811
£9,076
£9,348
£9,628
£9,917
£10,215
£10,521
£10,837
£11,162
£11,497
£11,842
£12,197
£218,756

Council
Tax
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0

Expenditure
£39,836
£39,954
£40,539
£41,141
£41,760
£42,396
£43,050
£43,723
£44,416
£45,128
£27,212
£27,965
£28,740
£29,537
£30,357
£31,200
£32,067
£32,959
£33,877
£34,821
£35,792
£36,791
£37,818
£38,875
£39,962
£919,919

Surplus /
Deficit
£25
£732
£991
£1,250
£1,511
£1,772
£2,035
£2,298
£2,561
£2,825
£21,738
£22,002
£22,266
£22,531
£22,795
£23,058
£23,321
£23,583
£23,844
£24,103
£24,361
£24,617
£24,872
£25,124
£25,373
£369,588

Notes to the generated income against operating costs
As the table above shows, the housing element of the proposed development generates a cash
surplus from year 1 of operation and continues to produce an increasing surplus in all following
years.
At the end of year 10, when the loan repayment period ends, the total surplus income generated is
£16,000. The annual net income then increases as there are no more loan repayments being
deducted from the net.
Inflation
Inflation has been applied at a compound rate of 3% a year for all costs.
Rental and service charge increases have been applied at 2% per annum. The Rural Housing Fund
demands that rental increases are capped at the Consumer Price Index rate of inflation plus 1%. The
average Consumer Price Index rate of inflation between 2010-2019 was 2.1%.
Rental income
Rental income has been calculated at an 80% occupancy level for 6 one bedroom properties and 6
studio / small one bedroom properties. If occupancy levels vary, then rental income will vary in line
with the occupancy levels. The Local Housing Allowance rates do not specify a rate for studio
dwelling. As an alternative, we have used the rate set for a one bedroom shared home.
A substantial proportion of the capital funding for the project is expected to be met through grants
from the Scottish Land Fund and the Rural Housing Fund. The project must therefore comply with
the demands of these funders as well as those of the relevant legislation and regulations.
The primary aim of the Rural Housing Fund is to increase the long-term availability of affordable
residential housing of all tenures in rural Scotland. The Scottish Land Fund can consider the purchase
of land or buildings to provide affordable housing for rent. This means that, in order to comply with
the requirements of the proposed funders, the rental sum should be affordable.
What is ‘Affordable’ Housing?
The Affordable Housing Supply Programme forms part of the Scottish Government’s More Homes
Scotland approach, which aims to increase and accelerate the supply of homes across all tenures.
Affordable housing is contested and frequently misunderstood term. The official definition comes
from Scottish Planning Policy1 which defines affordable housing as;
“housing of a reasonable quality that is affordable to people on modest incomes…
affordable housing may be in the form of social rented accommodation, mid-market
rented accommodation, shared ownership, shared equity, discounted low cost housing for
sale including plots for self-build, and low-cost housing without subsidy.”
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The sum chargeable for rent is based on the local housing allowance level. The table below shows
the Local Housing Allowance9 rates for the the Forth Valley Broad Rental Market Area for 2019 –
2020. These are the rates which have been applied in the rental income calculation.
Broad Rental Market Area
Forth Valley

1 Bedroom
Shared

1 Bedroom

£64.25

2 Bedrooms

£83.91

£103.56

3 Bedrooms

£126.58

4 Bedrooms

£181.80

Service charges
Service charges are based on a sum of £25 per property per month. This covers the maintenance and
access costs for the internal and external non-housing space. This is an additional levy on the
householders for services over and above the rent of their dwelling.
Maintenance
This covers the anticipated costs of planned maintenance of the buildings and grounds. The costs of
legally required inspections, e.g. gas boiler, electrics, etc are included in this sum.
Mortgage
The mortgage cost relates to the repayment of the loan element of the capital funding package.
Calculations show that at present commercial rates of interest, a loan sum of around £150,000
would be repayable within 10 years whilst maintaining a cash positive position from year 1.
Insurance
Relates to the cost of insuring the buildings.
Letting Agent Fees
Based on 12% of the rental income achieved, plus an estimated flat fee each year for set-up costs of
new tenants.
Voids
Relates to the cost of preparing a property for re-letting following vacation by a tenant.
Contingency
Based on a simple base cost of £500 per property. This money should be set aside exclusively for this
purpose. Interest may be accruable on this, but as this is likely to be a small sum at present interest
rates, this has not been considered for this business plan. Alternatively, the funds may be held in an
account to offset the interest payable on any loan.
Council Tax
Is rated at £0 as it is anticipated that during void periods the landlord would apply for and obtain
council tax relief for an unoccupied and unfurnished property.

9

https://www.gov.scot/publications/local-housing-allowance-rates-2019-2020/
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Appendix I – 6 x 2 Bedroom Income / Costs Model
NB: No loan costs have been applied to this calculation.
Inflation
%
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

2021/22
2022/23
2023/24
2024/25
2025/26
2026/27
2027/28
2028/29
2029/30
2030/31
2031/32
2032/33
2033/34
3034/35
3035/36
2036/37
2037/38
2038/39
2039/40
2040/41
2041/42
2042/43
2043/44
2044/45
2045/46
Totals
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3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3
3

Income
Service
Rental
Charge
£25,848
£1,440
£26,365
£1,469
£26,892
£1,498
£27,430
£1,528
£27,979
£1,559
£28,538
£1,590
£29,109
£1,622
£29,691
£1,654
£30,285
£1,687
£30,891
£1,721
£31,509
£1,755
£32,139
£1,790
£32,782
£1,826
£33,437
£1,863
£34,106
£1,900
£34,788
£1,938
£35,484
£1,977
£36,193
£2,016
£36,917
£2,057
£37,656
£2,098
£38,409
£2,140
£39,177
£2,183
£39,960
£2,226
£40,760
£2,271
£41,575
£2,316
£628,280
£46,124

Total
Income
£27,288
£27,834
£28,390
£28,958
£29,537
£30,128
£30,731
£31,345
£31,972
£32,612
£33,264
£33,929
£34,608
£35,300
£36,006
£36,726
£37,461
£38,210
£38,974
£39,753
£40,549
£41,360
£42,187
£43,030
£43,891
£874,043

Expenditure
Maintenance
£4,000
£4,120
£4,244
£4,371
£4,502
£4,637
£4,776
£4,919
£5,067
£5,219
£5,376
£5,537
£5,703
£5,874
£6,050
£6,232
£6,419
£6,611
£6,810
£7,014
£7,224
£7,441
£7,664
£7,894
£8,131
£145,837

Mortgage

Insurance

Management

£0

£1,000
£1,030
£1,061
£1,093
£1,126
£1,159
£1,194
£1,230
£1,267
£1,305
£1,344
£1,384
£1,426
£1,469
£1,513
£1,558
£1,605
£1,653
£1,702
£1,754
£1,806
£1,860
£1,916
£1,974
£2,033
£36,459

£2,818
£2,430
£2,494
£2,560
£2,627
£2,697
£2,769
£2,843
£2,920
£2,998
£3,079
£3,162
£3,248
£3,337
£3,428
£3,522
£3,618
£3,718
£3,820
£3,926
£4,035
£4,147
£4,262
£4,381
£4,504
£83,344
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Total
Voids
£2,000
£2,060
£2,122
£2,185
£2,251
£2,319
£2,388
£2,460
£2,534
£2,610
£2,688
£2,768
£2,852
£2,937
£3,025
£3,116
£3,209
£3,306
£3,405
£3,507
£3,612
£3,721
£3,832
£3,947
£4,066
£72,919

Contingency
£3,000
£3,090
£3,183
£3,278
£3,377
£3,478
£3,582
£3,690
£3,800
£3,914
£4,032
£4,153
£4,277
£4,406
£4,538
£4,674
£4,814
£4,959
£5,107
£5,261
£5,418
£5,581
£5,748
£5,921
£6,098
£109,378

Council
Tax
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0
£0

Expenditure

Surplus /
Deficit

£12,818
£12,730
£13,104
£13,487
£13,883
£14,290
£14,709
£15,142
£15,588
£16,046
£16,519
£17,004
£17,506
£18,023
£18,554
£19,102
£19,665
£20,247
£20,844
£21,462
£22,095
£22,750
£23,422
£24,117
£24,832
£447,938

£14,470
£15,104
£15,287
£15,471
£15,655
£15,838
£16,022
£16,204
£16,384
£16,565
£16,745
£16,925
£17,101
£17,277
£17,452
£17,624
£17,795
£17,963
£18,130
£18,292
£18,453
£18,610
£18,764
£18,914
£19,059
£426,105

18.12 Appendix 12 – Retail Income benchmarks
https://reallamedia.freetls.fastly.net/uploads/listing/documents/original/19523_Rainbows_End_Partics.pdf?15410762
24
https://www.eyco.co.uk/cogmedia/property/66/66705/CG_Station_Buildings_Main_Street_Aberfoyle_brochure_2017_06_20_08_27
_34.pdf

Area
Crieff
Dunblane
Helensburgh
Milton of Campsie
Helensburgh
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£/sq ft
14.9
14.24
13.72
13.19
9.84

size sq
ft
302
401
1372

size sq
m
45
37.26
55

£pa
£/sqm
3900
6900 153.3333
5500
7800 141.8182
13500

Aberfoyle Co Op Business Plan_FINAL VERSION.docx

18.13 Appendix 13 - Cash Flow
Year 1

OPENING BALANCE
INCOME
SLF
Community Fundraising
Rental
Other funds
Total Income

Aug-21

Sep-21

0

-2600

-6200

Nov-21

Dec-21

114786

52713

Jan-22
34157

Feb-22

Mar-22

Apr-22

May-22

15600

13310

11020

8730

Jun-22
6440

Jul-22

0

£2,600

Closing Balance

-£2,600

2600

0

2600
500
500

123586

20257
20257

2600

60000
4273
2600

2600

14957

1000
14957

0

0

2600

661

661

661

661

661

661

661

661

661

661

661

661

2600

2600

2600

2600

2600

2600

252
99
£2,951

252
99
£2,951

252
99
£2,951

252
99
£2,951

252
99
£2,951

£11,020

£8,730

£6,440

£4,150

£1,860

14957
1000

500

£2,600

£82,330

£18,557

£18,557

252
99
£2,951

-£6,200 £114,786

£52,713

£34,157

£15,600

£13,310

£3,600
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Total Year
1

4150

118129
5457

EXPENDITURE
Land Acquisition
Professional fees
Project Manager
Legal fees - set up [org]
Accountancy fees
Marketing costs e.g. website, etc
Fit out - basic
IT installation
Insurance
Cleaning
Maintenance fees etc
Total Expenditure
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Oct-21

118129
5457
3967
20257
£147,810

60000
4273
31200
500
500
1000
44870
1000
500
1512
595
£145,950

Years 2-5

OPENING BALANCE
INCOME
SLF
Community
Fundraising
Rental
Other funds
Total Income

Year 2

Year 3

Year 4

Year 5

£1,860

£7,352

£12,845

£18,337

7934

7934

7934

7934

£7,934

£7,934

£7,934

£7,934

400

400

400

400

EXPENDITURE
Land Acquisition
Professional fees
Project Manager
Legal fees - set up
[org]
Accountancy fees
Marketing costs e.g.
website, etc
Fit out - basic
IT installation
Insurance
Cleaning
Maintenance fees etc
Total Expenditure

100

100

100

100

500
252
1190
£2,442

500
252
1190
£2,442

500
252
1190
£2,442

500
252
1190
£2,442

Closing Balance

£7,352

£12,845

£18,337

£23,829
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