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Figure 1: View of Campbeltown from the south-west, the isle of Arran is just  

visible in the distance 
 
1. Introduction 
 
The purpose of this workshop is to allow delegates to work together on a live project.  
Through discussion we hope that you will share experience and lessons learnt and 
develop new ideas that can help you to address the particular problems of delivering 
BPT projects in today’s economic climate.   
 
Each group will be asked to develop their ideas into a recommended strategy for 
taking the project forward and your facilitator will present your solutions at the end of 
the workshop.  Ideas from all the groups will also be collated and circulated after the 
conference. 
 
The following scenario describes the category B listed Old Courthouse on Bolgam 
Street in Campbeltown, its history and the challenges facing the project to repair it 
and put it back into use.  Sarah MacKinnon from Strathclyde Building Preservation 
Trust will be on hand throughout the workshop to provide any more information you 
require and experts in various fields will also be on hand to offer advice. 
 
 
2. Context 
 
Campbeltown is mainland Britain’s most peripheral town, has a population of 
approximately 5,000 and is the principle town on the Kintyre peninsula.  
Architecturally, the town has a range of building styles dating from the early 18th 
century through to the early 2000’s.  The town has many fine buildings by significant 
architects and its remoteness has allowed it to escape major 20th century re-
development leaving the layout of the town centre very much as it was in the early 
1700’s.   
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Figure 2: Location of Campbeltown  
 
The town evolved around its bustling port and was to some extent a planned 
settlement but the natural harbour and shelter of Campbeltown Loch made 
settlement here inevitable.  Fishing, farming, forestry, general trade, whiskey, coal a 
strong connection with the Royal Navy and the siting of RAF Machrihanish near by 
have all contributed over the years to a strong economy.  Latterly however, with the 
demise of traditional industry the town has suffered considerably decline.  An aging 
population is the result of lack of opportunity for young people and while the town has 
a range of dynamic community groups the physical structure and economy have 
taken a battering over the latter part of the 20th century. 
 
Key facts in relation to the situation for the Old Courthouse include the following. 
 
Campbeltown  
 
�  Campbeltown has a weak economy with higher than average unemployment 

rates, areas of social deprivation and a less economically active proportion of the 
population compared with the rest of Argyll and Bute.  Overall the economy of 

Campbeltown 
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Argyll & Bute is less robust than that of Scotland as a whole with lower average 
wages, more seasonal work and higher levels of unemployment.  Opportunities 
for young people in education, training and employment are particularly limited. 

�  The main employers locally are agriculture and food production, forestry, tourism, 
the public sector and construction.  It is clear that the job market is vulnerable in 
the current economic climate. 

�  The building is in a Conservation Area that is covered by a THI and a 
Conservation Area Regeneration Scheme (similar to Heritage Economic 
Regeneration Scheme - promoting conservation led regeneration and part funded 
by Historic Scotland, Highlands & Islands Enterprise and the Local Authority).  
The building is identified in the Conservation Area Appraisal as being both highly 
significant and due to its condition, a negative influence on the Conservation 
Area. 

�  The building is in a town centre that is subject to a major regeneration effort 
including development of the marina, infrastructure upgrades to facilitate more 
use of the dock and public realm works alongside the area based conservation 
led schemes.   

�  The building is in the regeneration area, is a target in the CARS and THI (but see 
funding section below).  It is recognised as a key building in the town and the LA 
see a solution to its current state as a critical success factor in their current 
regeneration effort.   

�  The town has been in economic decline for some years, property prices are low, 
and unemployment is above the national average. 

�  There are a shortage of opportunities for young people, high rates of teenage 
pregnancy and problems with drug and alcohol abuse amongst young people. 

�  The Council’s Building Standards / Control Department are extremely concerned 
about the condition of the building complex and there are fears for public safety. 

 
Access & neighbouring properties  
 
�  The Old Courthouse stands at 5 Bolgam Street and comprises a series of 

structures ranged around a courtyard. 
�  Bolgam Street is a narrow one way street providing limited physical access. 
�  The complex provides support to neighbouring properties on 3 sides. 
�  The rear building in the complex has been incorporated into a building fronting 

onto a neighbouring street Longrow South. 
�  Access to a car park and the town’s public WC’s is immediately opposite the 

building frontage. 
�  Several of the neighbours are complaining of damage to their properties due to 

the condition of the complex. 
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18th / 19th century development 
 
20th century development 

 
Figure 3: Basic layout and immediate environs of Old Courthouse illustrating  

development around 5 Bolgam Street Adapted from a drawing by Gray Marshall & 
Associates 

 
 
Ownership  
 
�  The café (rendered green on figure 4 above) is owned by a local business man 

with the business leased out. 
�  The ownership of the main building complex is not certain. 
�  It is registered to a local man who died approx 5 years ago. 
�  The two adult sons of the dead man deny ownership but show considerable 

interest in the possibility of grant funding to assist with refurbishment. 
�  The Council is considering its position with regard to CPO. 
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Figure 4: The layout of the Old Courthouse and its relationship with the Longrow  

South properties.  The ground floor plan of the main complex is 
marked in pink, with the extent of the café rendered in green Adapted 
from a drawing by Gray Marshall & Associates 

 
 
Planning position  
 
The Old Courthouse is category B listed and is situated in the Campbeltown 
Outstanding Conservation Area. 
 
In terms of planning use, the building is comparatively unconstrained.  It is listed, it is 
in a Conservation Area and these issues are more likely to limit re-use than any local 
plan issues.  As the building is in the town centre and opposite a car park, the 
indication is that it will be possible to relax parking requirements.   
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Funding opportunities  
 
Although identified as a target building in the CARS and THI, the likely cost of works 
required was too high for those schemes to bear and as such, no funding is available 
in either scheme for the project.  As part of a community planning partnership 
however, Argyll & Bute Council were able to secure a ring-fenced £230,000 of ERDF 
Priority 3 funding for repairing the building and bringing it back into economically 
beneficial use.  This funding is available until the end of 2013. 
 
Both Historic Scotland and the HLF have indicated that they would support free 
standing grant applications for a repair and re-use project, subject to the usual 
caveats and competition.   
 
 
3. Overview of history 
 
Recent research supports the view that the Old Courthouse complex dates from the 
early part of the 18th century, making it one of Campbeltown’s oldest surviving 
buildings.  Although its original use is unknown, it seems to have belonged to a 
mercantile family, possibly Flemish immigrants, who took on the feu (ground lease) in 
1738.  Whether the whole complex was built at one time or in a phased development, 
is not clear but by 1760 the site was occupied by a range of buildings virtually the 
same on plan as that standing today.  At that time, the Bolgam Street building / north 
range was of three storeys.   
 
The Old Courthouse was acquired by the Royal Burgh of Campbeltown in 1849 from 
the estate of the late Archibald Fleming (merchant of London).  The purchase was 
largely motivated by the piece of land which came with the buildings, which was ideal 
for the storage of ballast and dung.  The buildings at this time are referred to as the 
Front and Back Ark, the derivation of this name is unknown. 
 
It’s not clear what the condition of the buildings was at this time but by the early 
1850’s they are in a poor state and the Burgh consider knocking them down but 
instead, opt to convert them for use as a public hall.  It is believed that the conversion 
work included the replacement of the upper storey on the north range with an 
impressive, if rather institutional Victorian roof structure.  This is open to the first floor 
hall in this building.   
 
At about this time, a conflict arose between the Burgh Council and the local Sheriff 
over the use of the Town Hall and to resolve this, the complex at 5 Bolgam Street 
was pressed into use as the Sheriff Court and Police Office.  It remained in this use 
until a new, purpose built facility was opened in 1871.  From this time on, the building 
remained in public service, acting as the NAAFI in WWII and latterly as the Civil 
Defence Hall and rehearsal space for the town pipe band.   
 
The maps and sketch plans below are all orientated more or less with north and 
Bolgam Street at the top.  These illustrate the development of the area around the 
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Old Courthouse complex but also indicate that the basic footprint of the complex has 
altered little in 250 years. 
 

 
 
Figure 5: Excerpt from 1760 town plan by William Douglas, the Old Courthouse  

complex is show on Balgam Street and annotated with the name 
Fleem for Fleming (Duke of Argyll’s Archives) 

 
 
The three dots on the north range of the Courthouse complex indicate a three storey 
building, while the blue rendering shows that the building had a slate roof, those 
rendered in a buff colour are thatched.  It is evident that the centre of Campbeltown is 
already fairly extensively developed but not in particular the blank area to the north.  
This is the sea or more precisely Campbeltown Loch.   
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Figure 6: Map of 1841 by Waterston, contemporary with the purchase of  

5 Bolgam Street by the Royal Burgh of Campbeltown, 5 Belgam 
Streeti is annotated 29 (Duke of Argyll’s Archives) 

 
 
The ballast store and dung heap would have been situated on the land opposite the 
Old Courthouse.  By the time of the 1868 OS, this area has become a public garden 
and bowling green on the new esplanade. 
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Figure 7: Excerpt from 1868 Ordnance Survey of Campbeltown a composite  

plan of the Old Courthouse is visible, marked in red at the east end of 
Bolgam Street. 
 

 

 
 

Figure 8: Modern OS extract illustrating general form of the complex 
The most notable change in the 20th century is the insertion of 
Longrow South to the south of the Old Courthouse.  Note the location 
of 10 Longrow South. 
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The key items to note in the layout of the Old Courthouse today, is that the Bolgam 
Street / northern range is only 2 storeys in height and that the ground floor of the 
south range has become a part of the café now located at 10 Longrow South.  The 
two ranges are linked by 2 storey wings with a grand stair access to the east range 
located in the courtyard.   
 
As the map evidence illustrates, the Old Courthouse complex retained its distinctive 
plan form but was gradually surrounded by newer development with Longrow South 
driven through the block to the south in 1908.  Longrow South is lined with tall, 
buildings which are shallow on plan.  These accommodate shops at ground floor with 
tenements above each having originally small courtyards to the north.  Those to 10 & 
12 Longrow South separated these properties from the south range of the Old 
Courthouse.  Gradually, these courtyards were roofed over to provide additional 
space for the shops and in the 1930’s, the Locarno Café at number 10 Longrow 
South spread into the ground floor of the south range of the Old Courthouse (see 
Figure 4 above).  As a result, when the Old Courthouse was sold in 1992 by the 
Burgh, it was split into two ownerships: the north range, side wings and upper floor of 
the south range in one but the ground floor of the south range now included in the 
ownership of 10 Longrow South.   
 

 
 

Ground Floor First Floor 
 

Figure 9: General layout of the Old Courthouse complex today © Grey Marshall &  
Associates 

 

 

Café at 12 
Longrow South 
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4. A tour of the building 
 

 
 
Figure 10: The north Bolgam Street elevation of the Old Courthouse © Gray  

Marshall Associates 
 
The photographs below use a model to illustrate the general form of the building.  
The model will be available for viewing at the workshop. 
 
 

  
 
View 1: From the north-west the building in the 
foreground is the Bolgam Street building 
 

 
View 2: From the south east adjoining property is 
marked on the flank wall of the model 
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View 3: From the west 
 

 
View 4: from the north-west 

 
Figure 11:  Views of a model of 5 Bolgam Street complex.   
 
 
 
5 Bolgam Street has four main elements arranged around a central courtyard1: 
 
�  The Bolgam Street Building or north range to the north (east) side of the 

courtyard 
�  The south range to the south (west) side of a courtyard,  
�  The east wing 
�  The west wing 
 
The total floor area of the building (excluding the ground floor of the South Range 
(which is currently in use as part of the café at 10 Longrow South - Gallery 10) is 
approx 250m2 of which 200m2 is within the two main buildings.   
 
Accommodation comprises: 
 
�  Bolgam Street building: 

o Ground floor: 3 rooms 
o First floor a single space or hall 

�  South range 
o First floor 2 main rooms, 2 WC’s and various store cupboards 

�  Side wings 
A series of small store rooms to ground floors, to upper floors: 

o East wing: a corridor running from north to south ranges. 
o West wing: flights of stairs rising from the main forestair and porch up 

to the north and south ranges (now very extensively decayed) 
 

                                                
1 NB there is a confusion with the listing description which describes the Bolgam Street 
building as the east range, south range as west range etc.   
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Figure 12: Montage illustrating the courtyard elevation of the Bolgam Street  

building 
 

 
 
Figure 13: Montage illustrating the courtyard elevation of the south range 
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Figure 14: Montage illustrating the courtyard elevation of the west wing 
 

 
 
Figure 15: Montage illustrating the courtyard elevation of the east wing 
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5. Condition of the complex 
 
The photographs above give a good indication of the condition of the building. In part 
it is in a perilous state and some dismantling and rebuilding will be needed in 
particular to the side wings.  As this scenario is written, urgent works under a Building 
Act notice are underway to remove dangerous slates and lose masonry.  This work is 
being undertaken under the supervision of the Argyll & Bute Council Conservation 
Officer. 
 
The shop at 12 Longrow South is empty and requires considerable repair and 
refurbishment.  The café at 10 Longrow South is in fair condition but the flat roof over 
the rear portion requires significant upgrading. 
 
 
6. Summary of Options Appraisal Findings 
 
The options appraisal completed in the spring of 2010 considered a wide range of 
potential uses for the building and through a process of focussed consultation these 
were narrowed down to a short list of four options which were considered in more 
detail.  These were:  
 

1. use as a third sector hub 
2. use as a creative centre for visual and performing arts 
3. use by a single third sector organisation the Kintyre Youth Café  
4. use by a single commercial organisation 

 
Beyond this simple list, a range of options for inclusion or otherwise of linked 
properties in Longrow South were considered and detailed consideration was given 
to delivery mechanisms.  A variety of methods were used to gauge public opinion 
from generally available questionnaires to targeted meetings.  There was an almost 
unanimous view that the building should be saved if funds could be secured.  A third 
sector use that allowed the maximum public access was preferred to commercial 
uses or housing.  Arts, performing space, café and community meeting space were 
the uses viewed most favourably by the general public.   
 
The project cost for any of these uses is in the region of £1,000,000 including works 
to the properties at 10 and 12 Longrow South but not their acquisition.   
 
The DV has placed a nil valued the Old Courthouse with the end value of that 
property at approximately £250,000.  The two Longrow South shops have a 
combined value of approximately £75,000 - £100,000.   
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Option 1: Third sector hub  
 
Key issues: 
 

·  Requires development of business plan to identify end owner / key tenant / 
management vehicle. 

·  Requires development of business strategy and revenue funding plan to show 
viability in use. 

·  Requires development of funding strategy to identify sufficient funding to take 
the project forward. 

·  Could provide SBPT with a long term capital asset. 
·  Inclusion of the Longrow South properties increase project cost but improve 

potential viability. 
·  Lettibility of space is questionable in current market particularly with 

uncertainty about third sector funding. 
 
While interest has been expressed in this option and there is a demonstrable 
demand for this kind of accommodation in Campbeltown, there is a high risk that 
these issues will not be addressed.  There is no obvious owner / key tenant / 
management organisation waiting to work with SBPT to develop the project and as a 
result this option is unlikely to be progressed.   
 
This use ties in well with the requirements for the ERDF funding. 
 
Option 2: Creative hub  
 
Key issues: 
 

·  Requires development of business plan to identify end owner / key tenant / 
management vehicle. 

·  Requires development of business strategy and revenue funding plan to show 
viability in use. 

·  Requires development of funding strategy to identify sufficient funding to take 
the project forward. 

·  Could provide SBPT with a long term capital asset. 
·  Inclusion of the Longrow South properties increase project cost but improve 

potential viability. 
·  Lettibility of space is questionable in current market particularly with 

uncertainty about third sector funding. 
 
Interest in this option has been expressed and there is a possibility of finding a key 
tenant / manager for the project but it seems less likely that a new owner will be 
found for the building.  If no owner can be found, then SBPT would need to take on 
and retain ownership of the property.  While this may be acceptable under some 
circumstances, facilities such as this are notoriously risky and require a high degree 
of management which would not be possible for SBPT to take on for locational 
reasons.   
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To reduce risk to a minimum, the capacity of the end user to take on the building 
would need to be confirmed, ie an exit strategy would need to be in place. 
 
This option is worthy of further investigation, particularly if an organisation like 
WASPS were interested in taking the building on. 
 
This use ties in well with the requirements for the ERDF funding. 
 
Option 3: Single user - third sector  
 
Key issues: 
 
The Kintyre Youth Café is a young organisation providing a range of services to 
young people between education and employment.  They are supported by and have 
formed a collaboration with a number of other youth services in the area including the 
Young Carers and Argyll Drugs Advisory Service.  Their aim is to provide a café to 
give work experience to young people but also to create a facility where formal and 
informal training can take place, services can be provide in a neutral environment 
and a mix of ages can enjoy each others company without feeling threatened. 
 

·  The Youth Café are still developing their business model and working out how 
to provide long term viability for their project. 

·  Proposal is that SBPT retain ownership and lease the building to the Café 
providing SBPT with a long term capital asset. 

·  Inclusion of 10 Longrow South is critical to the end use increasing project 
costs but improving potential viability.  

·  Credibility of project is unproven. 
 
This is a risky option for SBPT to pursue unless the potential end Youth Café can 
demonstrate early their capacity to take the building on.   
 
There is an issue with the ERDF funding, in that this cannot be used to the benefit of 
a known end user.  But it should be possible to manage a bidding process that would 
allow interested third sector organisations to bid to take part in the project.  An 
assessment of the benefits to the overall regeneration aims for Campbeltown and the 
capacity of bidders to raise funds to invest in the project, could be used to provide an 
objective method of choosing a suitable end user.   
 
Option 4: Single user - commercial  
 
In many ways this appears to be the most favourable option.  It shows the lowest 
potential for deficit on funding and there is no need at this stage to prove the viability 
of the end use although funders may require confirmation that the end user’s 
operation is financially secure.   
 
The ability of the end user to invest in the project would also assist the funding of the 
project and working with a known commercial end user would allow a range of 
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delivery options to be considered and ensure that the end result is ideally suited to 
their requirements. 
 
There is an issue with the ERDF funding in that this cannot be used to the benefit of 
a known end user and with grant funding more generally in that the benefit to the 
commercial enterprise would need to be seen in the context of the wider benefit to 
the community.  It should be possible to manage a bidding process that would allow 
interested organisations to bid to take part in the project.  An assessment of the 
benefits to the overall regeneration aims for Campbeltown and the capacity of 
bidders to invest in the project, could be used to provide an objective method of 
choosing a suitable commercial partner / end user.  ERDF funding can be employed 
to the benefit of small to medium sized enterprises (SME’s) as defined by the 
European Commission2.  The identification of the end user as an SME may also be 
important in complying with State Aid rules. 
 
 
The following table provides a typical cost / funding calculation with SBPT retaining 
ownership. 
 
 
 
 

                                                
2 Recommendation 2003/361/EC adopted on 6 May 20003 and coming into force on 1 
January 2005. 
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Design Team inc QS 15% 114,180.00£            
SBPT overheads 7.5% 57,090.00£              
Further investigations etc 10,000.00£              
Statutory fees 4,000.00£                
Legal fees 4,000.00£                

TOTAL DEVELOPMENT COSTS 189,270.00£            

Professional fees inc above
SBPT inc above
Insurance 7,500.00£                
Legal fees 2,500.00£                
Interest on working capital loan 5,000.00£                
Inflation 1,500.00£                
Training 3,500.00£                
Promotion & marketing 1,000.00£                
Unrecoverable VAT say 3,500.00£                

TOTAL CONTRACT ON COSTS 24,500.00£              

Build costs 692,000.00£            
Contingency 10% 69,200.00£              

TOTAL CONSTRUCTION COSTS 761,200.00£            

Property acquisition costs 85,000.00£              

TOTAL PROJECT COSTS 1,059,970.00£         

HLF 300,000.00£            
ERDF (CPP) 235,800.00£            
Historic Scotland 250,000.00£            
SBPT investment* 200,000.00£            
Training grants (CARS THI) 3,500.00£                
Other grants 70,000.00£              

TOTAL FUNDING 1,059,300.00£         

Surplus/deficit 670.00-£                   

Development Phase

FUNDING

Acquistion of LS properties

COSTS

Contract Phase
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Figure 16: Typical cost/funding table for project including Longrow South  

Properties 
Notes on table: 
 
�  Grant levels from HLF and Historic Scotland have been calculated on the basis of 

outline discussions with them and do not represent an estimation of eligible costs. 
�  HLF & Historic Scotland have both indicated that in principle they would be 

prepared to fund any of the voluntary / third sector uses.  Funding for the single 
commercial user is likely to be more problematic. 

�   
 
 
7. Summary of position 
 
The Old Courthouse is in a perilous condition and its future survival is uncertain.  
Argyll & Bute Council are considering their position but there is a general recognition 
within the Council that they will have to take action to facilitate a project to preserve 
this building.  SBPT is keen to pursue a repair and re-use project and is optimistic 
that a fundable and viable project can be developed.   
 
The Trust is considering and continuing to investigate two options.  The most likely is 
for the Trust is to work with the Kintyre Youth Café to develop the end use and to 
bring together a funding package to cover the capital costs.  But partnership with the 
commercial user is another option although the high repair cost may prohibit their 
involvement if external funding cannot be found. 
 
 
8. Additional information: 
 
�  A copy of list description is available at: 

http://hsewsf.sedsh.gov.uk/hslive/hsstart?P_HBNUM=22915  
�  The Buildings at Risk entry can be viewed on the Scottish Civic Trust Buildings at 

Risk Register site at: http://www.buildingsatrisk.org.uk  
(http://www.buildingsatrisk.org.uk/BAR/detail.aspx?sctID=0909&NumImg=5&cate
gory=ALL&class=ALL&auth=Argyll and 
Bute&loc=ALL&con=ALL&cat=ALL&catlist=ALL&div=Mid Argyll, Kintyre and 
Islay&whs=Any&conser=Any&street=Bolgam 
Street&locality=Campbeltown&Page=1) 

�  Details of the Campbeltown Town Centre Regeneration Project can be viewed at: 
http://www.argyll-
bute.gov.uk/content/planning/regenerationprojects/ctownregenproject/  

�  A summary of the Old Courthouse Options Appraisal is available on our web-site 
at: www.sbpt.org.uk 

 


