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Executive Summary 

In 2014 the Linlithgow Community Development Trust (LCDT) undertook a feasibility study for 

the potential development of indoor and outdoor sporting and community facilities at 

Kettilstoun Mains.  

 

This report presented the Trust with early concept proposals, demonstrating that the long term 

development of the site could provide a valuable asset for the community of Linlithgow. This 

Feasibility report is available from the Trust and should be read in conjunction with this report. 

The revised approach recommended in the report was for a two phased development of 

outdoor sports facilities, followed by a community hub building close to the canal.  

At the time of the feasibility the Council were working with West Lothian Leisure (WLL) to 

develop a 3G synthetic pitch, changing provision and car parking. This is now under way to 

be completed in 2016. 

 

The LCDT submitted a Stage 1 Asset Transfer application late 2014 and this was approved 

by West Lothian Council (WLC) in May 2015. 

 

To enable the LCDT to progress a Stage 2 application there is a requirement for a Business 

Plan to be produced. The Council required the following as part of this document: 

 

1. To develop a business plan for a closed road circuit, outdoor athletics facilities and 

a skate park as a phase 1 project with a management and funding proposals to 

operate as a sustainable standalone project  

 

2. To develop the concept for a community hub building with associated proof of 

demand, associated brief and indicative business and operational plan. 

 

The LCDT commissioned PMR Leisure in June 2015 to develop, in conjunction with 

themselves, the Business Plan based on the outputs above. 

PMR Leisure have been directed by the Trustôs Project Steering Group which is Chaired by 

Robin Priestly. The full Steering Group membership can be found in Appendix 1. 

 

Technical support has been provided by SAC Consulting and Bryan McAlister Architects. 

The process that has been undertaken over the last 6 months has included engaging with a 

wider representation of the community to ascertain further views on usage and demand for 

the new provision. This process has reaffirmed the commitment of existing stakeholders as 

well as identifying new organisations who have come forward looking to be involved in the 

development.  

One aspect of the project which the Council had wanted particular clarity on was the 

management solution on a 2 phased project approach.  

 

It is hoped that this document along with the Asset Transfer application provides the Council 

with the information to agree a formal Asset Transfer to the Trust. The Business Plan also 

provides the key information to support major funding applications. 
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1. Project Objectives  
 
The project has developed clearly defined objectives and outcomes it wants to achieve as a 
result of the development at Kettilstoun Mains. 
 
 

1. To develop a community owned community hub on the ground at Kettilstoun 
Mains currently under the ownership of WLC.  
 

2. To provide facilities enabling activities to take place that are currently 
unavailable in Linlithgow and are defined as gaps in provision by our 
community. 

 
3. To provide opportunities to increase volunteering and participation in active 

recreation, sport and social interaction within our community. 
 

4. To provide the sporting facilities and home for our growing local cycling, 
athletics, football and kayak clubs in partnership with others. 

 
 

The outcome indicators we are using to measure our value in developing this project and 
taking the Asset Transfer are as follows: 
 
 

1. The increased number of people regularly engaging in football, cycling, 
athletics, kayaking and skateboarding ï (Through initially building the facility 
the impact will be over a 1000 young people and adults per week taking part in 
sport more often than they currently do). 
 

2. We will enable more people in Linlithgow to meet up with friends a number of 
times per week due to the welcoming and open facilities (once the building is 
in place). 

 
3. We will increase volunteering opportunities for young people and adults in our 

community (100 new volunteers on the site from the outset). 
 

4. The increased club membership across the board to positively impact on the 
communities wellbeing. 
 

5. Increasing numbers participating in sport in the community to at least once a 
month. 

 
 

These indicators are shown in the Outcome Matrix on page 45 showing the projected 
community benefit value we estimate the project will offer through this Asset Transfer enabling 
the Council to release the land at zero value. 
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2. Shaping the Project  
 
Following on from the consultation undertaken in the first stage feasibility, the consultation 
process for this stage was clearly defined as the following:  
 
 

Phase 1 
 
To further develop the Stakeholder relationship, understand their capacity, drive and 
determination and ultimate ability of the clubs involved to drive forward the outdoor facilities.  
There was a requirement to undertake a wider regional consultation with the cycling market to 
enable the closed road circuit to sit within a regional as well as local usage context. 
 
For phase 1, detailed discussions were required regarding management, maintenance, 
programming and pricing along with the full technical feasibility for the outdoor facilities. 
Detailed financial planning was undertaken for this phase.  
 
 

Phase 2 
 
Wider community consultation was required to identify a clear group of Stakeholders who 
along with the sports facility Stakeholders had a clear need and demand for new fit for purpose 
accommodation to deliver their services in Linlithgow. 
 
This consultation process led to defining a particular group of Stakeholders who have now 
helped define the brief and developed some early sketches. The financial planning for phase 
2 at this stage has not been undertaken due to the delay in the design development process. 
However, the need and demand is contained in this section. 
 
 
Consultation and community stakeholders phase 1  
 
Building on the feasibility study the engagement for phase 1 included understanding the 
requirements for the clubs in detail and developing a renewed engagement over the skate 
park.  
 
The organisations involved in this phase were as follows: 
 

¶ West Lothian Council 

¶ Scottish Cycling  

¶ Scottish Athletics  

¶ Triathlon Scotland  

¶ West Lothian Clarion 

¶ Linlithgow Kayak Racing  

¶ Linlithgow Athletics 

¶ British Cycling 

¶ West Lothian Leisure  

¶ Young people form LYPP 

¶ Linlithgow Academy, Head Teacher and Pupil Council 

¶ Cycle and Triathlon clubs across Scotland 

¶ Closed Road Circuit operators in England 
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The phase 1 project was clearly defined in the feasibility study as developing a closed road 
circuit to support the development of West Lothian Clarion and the wider cycling development 
in the region along with a compact athletic facility and a skate park. 
 
Whilst there was great enthusiasm to develop this project from local and national sporting 
organisations the financial viability needed to be further developed and tested.  
 
 
Closed Road Circuit 
 
West Lothian Clarion were established 9 years ago and have seen considerable growth in 
members now reaching a membership of 280 cyclists. 200 of these are adults and 80 are 
youth members. The Club has a senior section and an overarching constitution which governs 
the whole Club. The youth section has its own Committee and coaches who develop and 
operate the weekly coaching programme. 
 
The youth section operates from the Oracle car park on the outskirts of Linlithgow and also 
delivers coaching at Beecraigs Country Park and the grass at the Leisure Centre. Youth riders 
cannot race or train on the road and the car park at Oracle is the only option they have to train 
and develop their young cyclists. The youth section are severely restricted in their training 
provision and hold any races for their youngsters on the grass at the sport pitches at Kettilstoun 
Mains.  
 
Due to lack of facilities the Club cannot grow and yet they have a waiting list of over 79 
youngsters. One really challenging area the Club have to cope with is the lack of toilet facilities 
available at the Oracle car park which has severely constrained the development of girls 
cycling.  
 
Linlithgow has become a hub for cyclists and the senior section is strong with regular training 
sessions and participation in races. The Club is recognised as one of the best in Scotland, 
particularly considering its rapid growth over a short period of time.  
 
Scottish Cycling in 2014 developed a Facility Strategy and identified Linlithgow as a location 
for one of its proposed cycle hub facilities. Scottish Cycling, along with West Lothian Clarion, 
have shown their commitment to the potential development of a closed road circuit at 
Kettilstoun Mains by providing a financial contribution to this Business Plan. 
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Over recent months the Clarion have recognised the potential that the cycle circuit provides 
them as a Club and how they can take forward a rapid expansion of members in the youth 
section as a result of developing this facility.  
 
Looking at their potential use of the facility with the Club it is likely to be used far more by the 
youth section than the senior section as they will continue to use the road. On assessing 
demand for the adult market of cyclists within clubs it is quite difficult as you are asking them 
to come into a paid environment which they can currently achieve for free. There are currently 
no closed circuits in Scotland and therefore all benchmarking in respect of programming, 
usage and pricing has had to be obtained through consulting providers in England and also 
speaking to the Facilities Team at British Cycling. 
 
The Clarion see the opportunity to develop not only their youth section on 2 evenings a week 
and weekends but to also expand their ladies section and develop a training night for them 
along with the promotion of chain gangs for the adult members to enjoy on a regular basis. 
Out with the Clarion use there are 2 local West Lothian Triathlon Clubs and Triathlon Scotland 
Development Manager believes that the facility will become a regular training venue for both 
of these clubs.  
 
 

 
 
 
Survey 
 
In respect of other cycling and triathlon clubs using the facilities, Scottish Cycling Regional 
Development Officer embarked on a piece of research through a Survey Monkey to test the 
market place for closed road circuits in respect of the distance people would travel and how 
often they would use a closed road circuit.  
 
The results have positively surprised Scottish Cycling and reiterated their own strategic view 
for the demand of closed road circuits. From a survey which gained 713 responses, 99% 
stated they feel a closed road circuit is a good idea. From those facilities that are currently 
used, it is only Caird Park, Dundee that is open on a daily basis for club training, racing, coach 
sessions and drop in use. It is this variety of uses on a closed road circuit that riders are keen 
to have access to.  
 
On the question of travel 42% said they would travel up to 50 miles on a weekly basis to use 
a closed road circuit for a variety of sessions, from organised training through to club sessions 
and chain gang rides. A further 30% said they would travel up to a 100 miles for racing 
opportunities. These results back up previous research and knowledge Scottish Cycling have 
about the riders travelling to Ingliston and other existing venues which are used for cycling 
events. These however are not fit for purpose facilities.  
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One aspect of the survey which was very positive was the comments specifically made by the 
adult riders about their own use. It has been surprising to PMR that there was such a high 
requirement by adults for a closed road circuit on such a regular basis as this whole project 
has been led by the demand for the youth provision rather than the Senior members of the 
Club. 
 
With this base survey PMR and Scottish Cycling developed a further survey which was sent 
to all the South East Region triathlon and cycling clubs and members to gain some further 
detail on distance people would travel to Kettilstoun Mains. It asked what they would use it for 
and how much they would be prepared to pay.  
 
This survey was undertaken over a fortnight in November and there were 92 responses from 
this region. Within this there were 74% male and 24% female which reflects the gender split 
across most cycling clubs.  
 
The clubs that responded stretch from Stirling to Haddington, Stirling being 13 miles and 
Haddington being 32 miles. In the question how far people would travel on a regular basis to 
these facilities 76% said they would travel up to 20 miles with a further 5.3% saying they would 
travel up to 30 miles. With these results, this reflects the catchment of Linlithgow will certainly 
draw in riders from Edinburgh and up to Stirling.  
 
There are plans for a closed road circuit at Lochgelly High School, by Fife Council. On looking 
at drive times and the potential market the siting of the Linlithgow facility with people travelling 
up to 20 miles will not find itself competing with the Fife facility. The distance between the Fife 
facility and Linlithgow is 25 miles, however, the market for Linlithgow of Edinburgh and Stirling 
are 23 and 34 miles respectively to Lochgelly and also includes crossing the Bridge which is 
a barrier to many people.  We would estimate that these two large cycling conurbations would 
chose the shorter distance on a regular basis to travel to Linlithgow. 
 
The map below shows the variety of clubs who responded across the region and the likely 
market potential for riders to travel to Linlithgow. 
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In respect of what riders wanted to use a closed circuit for the results echoed the response of 
national survey in that the highest percentage response was 86% for training use closely 
followed by 74% for coached sessions. This clearly indicates that the clubs in the region wish 
to have regular access to the circuit.  
 
The question of price was asked of the respondents and of the 71 who replied to the question 
70% said they were prepared to pay £5 with a further 25% prepared to pay up to £10 per 
session.  
 
It is worth noting the positive statements that were made by respondents when completing the 
survey, again reflecting the need for a facility to serve not just locally in Linlithgow but much 
further afield. 
 

¶ It's really important for people, women and children in particular, to have 
somewhere traffic free to develop their cycling skills and confidence.  

¶ This looks like an ideal location for junior training and racing (multisport) which 
is otherwise problematic in the West Lothian area.  

¶ Any closed loop cycle facility would be fantastic!!  

¶ It would be a well-used resource, one I wish was here already for winter riding 

¶ "This would be great for winter training, teaching kids, introduction to racing. 

¶ there is nothing else like it, i feel it would be a great benefit" 

¶ The costings for the facility are crucial for regular use for youths and 
Disadvantaged individuals. We have used facilities where an individual cost 
that can be changed to a group charge once numbers reach a threshold and 
also a kind of "loyalty card system " for regular users.  

¶ I think a monthly rate should be considered  

¶ This facility would be a huge asset to the area. 

¶ Will the closed circuit be used for general cycling education of children, not just  
 in a sporting/racing context? Equally, some adults may wish to improve their  
 general cycling skills in a traffic-free environment. 

¶ I think this would be a fantastic facility and inspire many more youngsters to try 
Different sports. 

¶ This would provide a very safe environment for both youth and adults to train 
and race in. 

¶ Although this facility would be a journey out of Edinburgh for us, we frequently 
Make use of closed-road facilities for group ride training We would warmly 
welcome another facility as current facilities are in short supply and of mixed 
quality. 

 
 
Cycling Development Opportunities 
 
Whilst the survey and discussions with Scottish Cycling and Scottish Triathlon demonstrate 
the use for clubs across the region, there is also a huge potential to develop cycling for the 
non-cyclist. The challenge currently for those coming back to cycling for the first time or for 
youngsters wishing to explore the more competitive side of cycling, is they have nowhere safe 
and regular to go. The opportunity to provide development training sessions for this market is 
potentially quite considerable. Development programmes such as this run regularly at the 
closed road circuits in England where coaches are employed to develop beginner coaching 
sessions.  
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On discussing the closed road circuit opportunity with the Linlithgow Academy, Head Teacher, 
she expressed that she would be very interested in developing a close relationship with the 
Clarion and develop a School of Cycling. This would be a first in Scotland and Scottish Cycling 
are very supportive of working with the school and Clarion to bring this to reality once the track 
is developed. The school currently has a School of Rugby so understand how this operates 
between the club and the students. The school having elite cyclists within it already provides 
a natural step for them to take on a partnership with the project.   
 
One area of development that the circuit will become a major resource for will be developing 
and delivering the learn to cycle programmes for primary schools. The current programmes 
that primary schools undertake in West Lothian are: 
 
Level 1 - Ready Steady Bike aimed at P3-5 pupils teaching cycle skills and produced by 
Cycling Scotland. 
 
Level 2 - Scottish Cycle Training Scheme aimed at P6/7 which teaches on-road skills and 
is produced by Road Safety Scotland. 
 
Level 3 - Go by Cycle aimed at P7-S2 pupils teaching independent journeying and 
produced by Cycling Scotland. 
 
These programmes are in conjunction with the Active Schools Coordinators and the Safer 
Routes Officers of the Council. 
 

                                    
 
 
 



[Type here] 
 

LCDT  Kettilstoun Mains, Business Plan                                                                                                          11 
PMR Leisure 
December 2015 

Bikeability Scotland is a cycle training scheme designed to give children the skills and 
confidence they need both to cycle safely on the roads, and to encourage them to carry on 
cycling into adulthood. Currently the Low Port Centre regularly runs Cycle Ride Leader training 
courses. These courses are designed to enhance cycling confidence, and give individuals the 
skills they need to lead cycle rides within their workplace or community. A number of places 
on these courses are being funded for organisations participating in the Councilôs Smarter 
Choices Smarter Places programme in 2015/16. All these training programmes can be run 
from the circuit in the future. 
 
Schools in West Lothian regularly participate in national active travel promotions and events. 
In 2015, several schools took part in The Big Pedal. Some are participating in Living Streetôs 
Walk to School Travel Tracker programme, with Blackridge Primary School reaching a top ten 
position in the Scotland ñWalk of Fameò in May 2015. The year 2015 also saw West Lothianôs 
first Cycle Friendly School award at Springfield Primary School in Linlithgow. Several other 
schools are currently working towards the award. 
 
For the first time in 2015, West Lothian Council participated in Cycling Scotlandôs national 
campaign ñGive Everyone Cycle Spaceò. The campaign, which was funded by Transport 
Scotland and local authorities, asks people to give those on bikes, especially children and 
young people, enough space when overtaking - at least as much space as they would give a 
car. 
 
The closed road circuit provides a very good opportunity to increase para cycling and provide 
regular sessions for people with disabilities in a safe and controlled environment to develop 
the sport across West Lothian. Scotland has supported several Para Olympians through to 
success and it is with the opportunities of a circuit such as this which can offer budding young 
disabled athletes to come forward and try and see if this is the sport for them. As well as para 
cycling, it is hoped that the opportunities for wheelchair racing will be developed and that 
Linlithgow can become a potential regional facility for both sports. 
 
 

 
 

 
In working alongside, the Clarion there has been positive discussions about the opportunity to 
create a Cycling Development Officer post associated with the facility. The Clarion have come 
to recognise that the facility needs to be used at all times, and they as volunteers cannot take 
on that role to directly develop the sport out with the club development sessions. They would 
however, be very excited to be part of a partnership and help fund a position to ensure that 
the track is fully used and opportunities are offered to all. They have also taken the decision 
as a Club that they cannot take on the lead role of operating the new outdoor facilities. Whilst 
they recognise that the LCDT has an ambition to own and operate Kettilstoun Mains as a 
community organisation, they feel without a community hub building, this is not a possible 
option for them. They are recommending to the LCDT through the Steering Group that the 
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operational management is taken on through a service level agreement with WLL who have 
the management staff and capacity on site to manage the new facilities. 
 
It is suggested the Cycling Development Officer would be based at the Leisure Centre and 
potentially at the Academy. The role will be to develop the daytime programme for schools 
and community members from Linlithgow and across West Lothian, linking into existing cycling 
programmes in the primaries alongside supporting greater participation across secondary 
school youngsters. The indicative timetable on page 47 shows the type of activities we would 
suggest the Development Officer takes forward. Examples of job descriptions for similar type 
roles can be found in Appendix 8. 
 
A further opportunity that the circuit offers is a training facility for athletics. Scottish Athletics 
have fully supported the project and particularly the development of the compact facility to 
support Linlithgow Athletics Club. They see that the opportunity that the circuit offers is club 
training in a safe lit environment, as currently children are running in dark streets with parents 
on curbs helping them across the road. It also offers opportunities for time trials for youth 
athletic events. There is an opportunity to develop JogScotland further in Linlithgow along with 
buggy runs and ladies running groups. Scottish Athletics see that with the growth of closed 
road circuits there will be a positive impact in running in communities around them. 
 
The pathway for cycling, like any other sport, needs to provide opportunities at grass roots 
level for children and adults, enabling them to continue on the participation pathway and even 
onto elite level. Currently Scotland is severely constrained by the lack of facilities. The young 
people of Scotland will not have the opportunity to become the next Chris Hoy unless there 
are more closed road circuits developed and more young people experience the thrill of road 
racing. 
 
Scottish Cycling see the development of closed road circuits in a similar vein to the 
development of synthetic pitches. The increased participation at grass roots football has 
increased hugely since the accessibility in most communities of an all-weather pitch. They feel 
that this same response would happen in cycling if these closed road circuits were developed 
in a network across Scotland. 
 
 
Benchmarking 
 
England now has 24 closed road circuits, of which 18 are 1km or more in length, the largest 
being 2.5km.  In the last 2 years 8 have opened as a result of the British Cycling Whole Sport 
Plan and its Facilities Strategy. Following this rational, and recognising that in England there 
is likely to be further development of facilities, Scotland certainly has the potential to sustain 
4-5 of these facilities in the future, spread across the geographic regions. The lessons from 
the British Cycling approach is that there has been rapid growth without consistent technical 
development of these circuits. As a result, British Cycling with the input from Scottish Cycling 
and the SAC has led to the development of new Guidance for those wishing to develop circuits 
in the future.  
 
Through research and consulting Development Officers from British Cycling and cycle track 
operators in England it is quite apparent that the demand is growing for these facilities and 
they are providing great opportunities for young riders to excel in the sport.  
 
Most sites operate with a timetable to enable clubs to have their own club sessions, 
development time for specific training and coaching for non-club members wishing to enhance 
their cycling skills along with a casual programme of pay and ride. Examples of English circuit 
timetables can be seen in Appendix 2. 
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The circuit at Linlithgow would likely accommodate up to 40 people maximum at any one time, 
in a casual pay and ride session, which can be monitored through the management system. 
However, larger groups of up to 60 people can be accommodated in a coaching session also 
in an event environment these numbers would be higher. It is clear to maximise the use of a 
track there is a requirement for a programme of booked use for different activities and events. 
There is a range of prices charged for these facilities but these often reflect the management 
system and facilities that are associated with them. The range of pricing is £3.00 to £5 per 
session for an adult (from 1 hour to 2.5 hours) and £1 to £3.00 for a child. Scottish Cycling 
through the survey tested price at the upper end and there was a surprising positive response 
to £5 per session. For the purpose of business modelling this has the price that has been 
used.  
 
The cycle tracks in England have grown in use over time and like any other facility they are 
most popular at peak times in the evenings and weekends. Most tracks have memberships to 
enable the management to allow flexibility in use for the regular riders. Due to health and 
safety, tracks have clear terms and conditions of use for experienced and non-experienced 
riders and an example of these can be seen in Appendix 3. Another aspect of the circuits in 
England is that they are used by inline skaters and roller skiing clubs.   
 
There is clearly an opportunity for the Linlithgow project and other circuits being developed in 
Scotland to have a consistency in quality and development which will help further the sport 
and use of these facilities. 
 
 
Compact Athletics Facility 
 
Linlithgow Athletics Club currently sit with a waiting list of over 50 young people wishing to join 
the Club, however, due to facility constraints they are unable to increase their capacity from 
the current 50 members. The current facilities at the Academy provide a base for development 
but the Club is severely lacking in specialist facilities. Similar to the Clarion, lack of quality 
facilities does not help when looking for coaches and volunteers to get involved with poor 
facilities on offer.  
 
The new compact facility developed by Scottish Athletics provides for a 100m straight (3m 
wide) alongside bespoke throws and jumps areas alongside it. One of the grass pitches will in 
the summer provide a 200m track. To have the complete package on one site with the backup 
of the indoor provision at the sports centre will enable the Club to take a huge leap forward 
and provide for them for the first time a home.  
 
The Club are quite nomadic in how they meet up and go for road runs and the ultimate 
provision of the community hub building will provide for them for the first time an indoor 
meeting place and a place to call home.  
 
Scottish Athletics are committed to working with them as this project progresses to enable 
them to provide training for coaches and ultimately hopefully employ a Club Together 
Coordinator for the project. 
 
 
Skate Park 
 
The young people of Linlithgow have for over 13 years led a campaign to bring a skate park 
to Linlithgow. Previously money had been raised towards the skate park but this was 
subsequently diverted to support LYPP when the young people felt the skate park was coming 
to fruition.  
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The LCDT from the outset have made it a mission to support the young people to bring this to 
fruition. Through consultation the LCDT gained the support from the young people in 2014 to 
locate the skate park within Kettilstoun Mains at the new development site. 
 
During this phase of developing the Business Plan PMR in association with John Norton, re 
engaged the young people through LYPP and asked them if they still had a desire to develop 
the skate park. The challenge was put to the young people of Linlithgow that if they desired a 
skate park they needed to prove through their own research that the demand was still amongst 
the young people. Without doubt there is a small group of extremely committed young people 
who have now taken on this opportunity as they feel that the skate park could be finally within 
their grasp.  
 
The skate park group is now reformed as an active group supported by the LYPP and this has 
been led by local teenager Gregor McAdam.  Over the last couple of months Gregor has 
undertaken consultation within the Academy and has been supported by the Head Teacher.  
 
He has developed and put on line through social media a petition to rally support for the facility. 
This has generated 194 likes on the new Face Book page and to date 113 people have signed 
up to the petition. There is a planned programme of weekend temporary skate structures for 
the New Year, which will help highlight the work of the young people and hopefully gain the 
support of the wider community for the facility.  
 
 

 
 
 
It has become clear through discussions in the town that the skate park is not only desired by 
the teenagers but also the younger children enjoy the scooter craze with huge amounts of 
primary school children using them as a mode of transport to school. Scooters along with 
BMX, skateboarding and inline skaters will all be accommodated in the potential skate park. 
In consulting the Pupil Council, they were fully behind the opportunity to have somewhere to 
go within Kettilstoun Mains as their own park environment that they did not have to pay for or 
take over play parks where young people should be participating. 
 
The young people recognise that a skate park can cost a considerably amount of money and 
a target of £75,000 - £100,000 would be a reasonable amount to achieve to gain an 
appropriate skate park environment for Linlithgow. 
 
The LCDT has allocated within the Kettilstoun Mains design an area for the skate park. This 
project could be taken as a standalone item and easily be added at any time within the phasing 
of the overall project. As an element of the overall project it is one that we suggest LCDT take 
to the community on a major fundraising campaign. Skateboard Scotland are the recognised 
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Governing Body which is a member organisation formed to support communities develop 
skate parks in response to local need. Moving forward Skateboard Scotland should be 
engaged to support the young people in this development.     
 
The skate park element is a free to use facility and therefore whilst needing to be insured and 
maintained will not bring in any income. PMR suggest that long term through having a 
community hub building for the young people to use after they have used the skate park will 
provide an opportunity to gain secondary spend from the user of the facility to support the long 
term maintenance of the park. 
 
A major source of support to groups such as the LCDT and the young people is the design 
and build companies who specialise in building skate parks.  
 
PMR have been in contact with Concreateôs Director Ian Young who had supported the 
community many years ago in their mission. His Scottish based company has developed many 
of the recent skate parks in Scotland and has provided some images below to illustrate the 
type of facility that could be provided for the Trust. The project below has been transposed 
onto the Master Plan drawing to give a sense of perspective inside the closed road circuit. 
This project in Dumfries had a budget of £75,000. The images below give a sense of size and 
scale, which could be expected for a skate park of this value. The benefit of a skate park is 
that it can be easily added to at any time when more funds become available. The site 
positioning within the circuit provides plenty of space for an extension.  
 
 

Glenluce Skate Park, Dumfries 
Budget £75,000 ï Area:340m² 
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3G Synthetic Pitch 
 

Linlithgow Rose Community FC has worked for many years trying to achieve a full size 
synthetic pitch for the community of Linlithgow. In 2014, WLC, sportscotland the SFA and 
WLL came together with Linlithgow Rose Community FC to develop an opportunity for the 
town.  WLC contributed £200,000, previously allocated  from a project at Listloaning Park in 
Linlithgow, to enable the project to attract external funding. 
 
Previously the Club had wanted the pitch to be on the LCDT allocated land but have been 
pragmatic and recognise that this opportunity cannot be turned down to achieve their ambition 
on land managed by WLL at the Leisure Centre. The partners have all brought together 
funding for a rugby size 3G pitch and 4 additional changing rooms on the site.  
 
This project is currently being constructed and should be ready for use by the Football Club in 
early 2016. Linlithgow Rose Community FC believe that the opportunity to achieve this facility 
through a priority use agreement with WLL is an ideal situation for them as a club. Even with 
their own Community Level Quality Mark and a very strong stable Committee they recognise 
that working with the Leisure Trust is a preferable option for them than taking on owning, 
operating and maintaining a facility. The Club will however for the first time have all their teams 
playing and training up at the Leisure Centre site and their biggest need going forward will 
now be to have an appropriate ñhomeò for the Club.  
 
As part of the LCDT the Club with their 550 young players and 200 volunteers feel that the 
ultimate goal for them is to achieve a community hub building to call home along with other 
sporting and non-sporting community groups in Linlithgow. 
 
The Club whilst very excited to have the pitch are concerned that their óparentsô will be 
challenged by the lack of social and café facilities that they can use as a group as the Leisure 
Centre does not have provision for this. It is these large numbers of players, parents and 
carers who will be major beneficiaries of the much needed community hub building.  
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Kayaking Racing 
 
The Linlithgow Kayak Racing Club have from the outset only had a role in the second phase 
of the project due to their main facility requirement being storage to enable them to have a 
home base at the canal.  
 
As a Club they continue to thrive with many younger people wishing to take part in kayaking 
whilst still having great achievements at the elite level, with many teenagers and younger 
adults performing for the Scottish Team. The Club elite kayakers along with other Scottish 
Team members undertake swim training in the winter at Linlithgow Leisure Centre. 
 
 

 
 
 
Their ideal scenario is to achieve a home base in the new community hub building, with canal 
level access for kayaks which will enable them to grow their Club substantially in a fit for 
purpose club environment.  
 
 
Phase 1 engagement outcome 
 
The demand for the closed road circuit is clearly demonstrated through this phase of work and 
the programming requirements of the different clubs who have come forward in both cycling 
and triathlon. As there are no closed road circuits in Scotland at present to enable any funder 
to benchmark against there is perhaps a óleap of faithô required by the LCDT, Scottish Cycling 
and everybody involved in the project, to be the first of these facilities in Scotland. However, 
in the continuing growth of the sport across the UK and seeing the rate of development of 
circuits in England it is óleap of faithô that is worth taking. 
 
Scottish Cycling have supported this project from the outset and believe it is a priority for the 
region to achieve this facility, based around a strong club and strong partnerships. They will 
continue to support the Clarion as the project develops. 
 
There has been an expectation by the LCDT that the Clarion would be able to have a more 
hands on involvement with managing the facilities, but in the later stages of the business 
planning it was recognised by the Club that they needed an external vehicle to help manage 
the new facility similar to the Football Club. This has brought clarity over the management and 
financial solutions for the facilities and this is further discussed later in the document.  
 
The support for the growth of the Athletics Club and their ability to develop and grow their 
youth section through the simple solution of a compact facility on site is without doubt a value 
for money solution which will bring about huge impacts for the town. With athletics and cycling 
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working together to utilise the new facilities for cycling and running on one site will being an 
added dimension and crossover of youngsters engaging in these clubs.   
 
The consultation has confirmed that there are with these local sports clubs over a 1000 young 
people and adults engaging in active sport with a host of volunteers who have no social home 
base. Whilst it may be appropriate to ensure that the outdoor facilities are achieved and are 
sustainable as a first phase, all the clubs recognise that without the community hub they 
cannot reach their fullest potential as strong clubs in their community. 
 
 
Consultation and community engagement phase 2 
 
From the earlier report it became quite clear that the building aspect of the project was not 
affordable as part of the first phase despite the recognition of the early need for provision to 
support all the clubs coming onto the site for the outdoor facilities. 
 
To enable the LCDT to clarify the actual building concept into an efficient design the second 
phase has concentrated on identifying key partner stakeholders and usage of the building, 
developed up a brief to satisfy this use and produce early sketch designs.  
 
The LCDT has been confident in the need for a community hub to support the development of 
the outdoor facilities as they believe there was no point in developing facilities for cycling, 
athletics, football and kayaking if there is nowhere for the members to call home and meet 
after they have taken part in their sports. However, the LCDT knew that there are potentially 
other groups in the town who had a need for a regular home and previously the Reed Band 
had come forward as such an organisation. 
To gain any Asset Transfer the Council has required that the community hub building was 
further consulted on and early financial planning undertaken to give confidence that phase 2 
will go forward as a sustainable entity.  
 
The town of Linlithgow as reported in the feasibility study has a plethora of community 
buildings used by over 130 organisations and groups. However, a common complaint has 
been that there are very few that are fit for purpose or that are indeed open and available 
when people require to use them.  
 
The concept of the community hub was always to be a 7 day a week provision, providing for 
the sporting clubs, which is mainly in the evenings and weekends and for the community at 
large and tourists on the canal during the day. 
 
The key to any modern community hub building is only developing what is needed. It requires 
to be designed in a smart efficient way to reduce management and use energy reducing 
mechanisms wherever possible. 
 
Committed and regular use is what is required to enable this project to move forward. The 
approach taken on the community consultation was to identify community organisations who 
would see this as a regular base to deliver activities and potentially grow. This project was not 
brought about to displace organisations to the gain of the LCDT. This approach has led us to 
identify several key stakeholder organisations along with wider user groups. 
 
From the stage 1, the brief had been identified to provide: a good social café space designed 
to be attractive to visitors walking and cycling the canal as well as the regular club members 
or community; multi-functional space for up to 100 people; smaller meeting rooms for flexible 
use, for 4-5 people; office space for LCDT, changing rooms on the ground floor to serve cycling 
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and athletics along with adequate storage for the sporting stakeholders and community hub 
requirements. The full brief for the hub building can be found in Appendix 6. 
 
 
Potential Stakeholders 
 
Linlithgow Young People Project  
 
The consultation process identified that the LYPP are coming to the end of their current lease 
and within 2 years will be in need of new premises. Through talking to Pam Mellstrom, head 
of the project which has been in Linlithgow for 25 years, she was keen to explain how youth 
work has changed in the town and that she wanted to see a more integrated rather than a 
standalone project in its own building. The change in youth work provision and the way it is 
conducted has changed in recent years and their building is no longer fit for purpose.  
 
The young people of Linlithgow have no counselling service at the Academy and the youth 
project is the only resource for young people in the town. However, they recognise that there 
are those young people who may have anxiety or mental health issues that feel that LYPP is 
not the door for them to go through. Pamôs view is that the opportunity for a new venue in a 
more integrated environment will make it easier for young people to engage in seeking support 
without it being noticed by others. On discussing the hub project there seemed to be perfect 
synergy in developing a community environment which would have a café in it, meeting rooms 
and multi-purpose space, that the LYPP could in fact sit side by side.  
 
Young people in Linlithgow have nowhere to go at night unless they engage in formal sporting, 
music or uniformed organisations and those who do engage in these organisations on their 
night off are in the same position. The opportunity to have a café environment open each night 
which could be shared by the sports users as well as young people, with the added private 
space for youth work provides a more dynamic environment than their current facility.  
 
The LYPP would require an office space which they could share with LCDT and have identified 
they would wish to be fully involved as a stakeholder to call the new community hub the home 
of LYPP in the future. The LYPP Team would want to enter into a long term lease to give them 
security to enable them to grow the service in the future. Currently their rent is supported by 
WLC and grant funders. 
 
 
The Outdoor Sports Clubs 
 
Without doubt the provision at Kettilstoun Mains is not complete without providing a home for 
the outdoor sports, who by having fit for purpose outdoor facilities will be able to grow their 
clubs, in some cases, substantially. To understand the potential weekly usage by these clubs 
alone, you need to understand the timetable of use of the outdoor facilities. This programme 
can be seen in Section 5 in full, however the summary is as follows: 
 
Weekday use: 
 

¶ Football ï 150 players per weekday night 

¶ Cycling ï 60 riders per weekday night 

¶ Athletics ï 50 runners twice a week 

¶ Kayakers ï 30 paddlers 4 times per week 
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Weekend use: 
 

¶ Football ï 150 over a weekend 

¶ Cycling ï 100 regular plus events over the weekend 

¶ Kayakers ï 20 paddlers over the weekend 
 
Between the clubs there are over 1000 youth and adult members, who each week participate 
at least once in their sport with many 2-3 times. From the outset this provides a major through 
put through the social environment of the new hub. In addition to this through put is the parent 
and carers who transport many of these young people to the training and match environments 
who will look for dry and warm places to congregate. Whilst the Leisure Centre is on site it is 
not designed and therefore could not cope with the demand that could be generated from the 
participants coming off external pitches along with their supporters. 
 
To provide any of the clubôs new fit for purpose sporting facilities without the social home to 
enable their members to interact with others after training or matches would be not maximizing 
the potential growth for the clubs with having the new sports facilities.  
 
The usage of the building by the stakeholder clubs will be very much for the administration of 
the clubs through use of an office, use of a meeting room for ad hoc and Committee meetings 
and through the use of social space. The key user time for the clubs will be 6-10pm and 
weekends.  
 
 
Linlithgow Kayak Racing 
 
From the early feasibility work it was identified that the Kayak Club are constrained in their 
growth and development due to space for storage and easy access to the Canal.  
 
The Club is recognized as one of the top clubs in Scotland and yet does not have facilities to 
match. The involvement of the Kayakers drove the potential to look at the canal side location 
as for them the direct access from storage onto the canal was paramount. To enable the 
Kayakers to achieve their aim of having a home for parents particularly to wait in a dry area, 
a changing room for cold and or wet paddlers would be ideal. However, the most important 
driving factor in their involvement in the project, is direct access onto the Canal with the 
kayaks.  
 
 

 
 
 
The Club train 4 times a week and race at weekends, which would bring a busy group of 
people to the building most days of the week. Having the kayaks on site with the backup 
infrastructure of a home, will enable the Club to grow substantially and serve the growing 
number of younger children who wish to take up kayaking.  
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Scottish Canoeing fully recognize the work of the Club and support them in trying to achieve 
this home in the community hub.  
 
 
Reed Band 
 
The Reed Band in Linlithgow has over 100 Members in 3 ensembles and currently rehearse 
2 days a week at the Academy and the Longcroft Hall with storage in a third location. They 
have over the years moved to various locations throughout the town and have also at times 
looked to build their own facilities. Jonathan Molloy, President of the Reed Band is on the 
Board of the LCDT and has expressed their interest as a stakeholder from the outset along 
with the sports clubs.  As well as practice rooms they do have a large storage requirement, 
which was always recognised as a potential challenge in developing these facilities for them. 
  

 
 
 

The Reed Band requirements consist a main rehearsal space (i.e community room) of 
approximately 13m x 12m, a smaller accessible room for smaller numbers to practice (i.e a 
meeting room), four small practice rooms 3m x 3m and substantial storage space.  
 
The Reed Band are consistent in their desire to come to the hub building as a stakeholder and 
recognise the cost implications, potentially of being involved but feel it will be the long term 
permanence to their Band. Whilst this requirement is quite substantial in terms of space, the 
Band feel that there is some flexibility in their requirements and are happy to share space i.e 
use an office as a small space in an evening rather than a singular small rehearsal space.  
 
 
Linlithgow Academy 

 
On consulting Linlithgow Academy Head Teacher, Karen Jarvis it was clear there was a good 
opportunity to work in partnership to provide a range of indoor and outdoor additional provision 
for the school to become involved with. There was however, an initial nervousness regarding 
competition for the schoolôs lets and how that might affect her budget.  
 
The school however recognize that there was a need for themselves to have extra provision 
for curriculum use and that off-site teaching is part of the Curriculum for Excellence and that 
she would like to work in partnership with the LCDT. She is keen to keep fully involved with 
the project and see how the use of the outdoor facilities and community hub building could 
develop as the designs evolve. The current brief provided enough flexibility for use by the 
school. 
 
 



[Type here] 
 

LCDT  Kettilstoun Mains, Business Plan                                                                                                          22 
PMR Leisure 
December 2015 

                
 
 
To get a wider perspective on the use of the community hub in a more informal setting the 
Pupil Council invited PMR to a meeting. The Pupil Council covers S1-S6 and they were very 
interested in hearing about the potential new facilities on offer. All years had common ground 
on the issue of nowhere to go after school unless you were involved in a formal club. Several 
of them left Linlithgow on a regular basis each week to take part in their chosen activities, as 
they were not on offer in the town. The number one ask by the Pupil Council was to provide a 
café style environment similar to Costa, Starbucks or Café Nero which they would use on a 
daily basis and very much saw it as an intergenerational environment which they are used to 
in these types of coffee shops. They were not requesting a space to call their own within the 
building.  
 
Linlithgow currently does not have a coffee shop that is open after 5pm except for one night a 
week St Johnôs has a coffee shop open until 9 p.m. The young people were very interested in 
getting involved with the LCDT itself and 2 of the pupils have offered to go to a meeting with 
the potential to join the Board. Previous pupils of the school have been Board members and 
the role has become vacant due to moving onto University.  
 
The Pupils following the meeting took it upon themselves to consult with their fellow year 
groups and produced ideas for the building itself, in respect of the types of spaces they would 
like to see along with comments on how they would like to be involved and ideas to be 
considered as the project progresses.  
 
 
Spaces required: 
 

¶ Café/ restaurant to buy food  

¶ Games rooms - Snooker tables, table tennis, table football tables possibility of 
paying to use these 

¶ Stage or area for local pop bands to perform  

¶ Outdoor or indoor cinema room (a projector screen for a movie night once a week 

¶ Study or quiet rooms like an internet café 

¶ Possible counselling/support centre area 

¶ Free Wifi in building 
 
Ideas the young people would like considered: 

 

¶ It is important there is an involvement with the Linlithgow Young Peoples Project 
so as to get their experience with the young people of Linlithgow and so this 
development does not to detract from the work they already do.  
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¶ Open after school until late at night so it provides a place for young people to go 
at night.  

¶ Possible ability to use Young Scot card for entrance/discounted food 

¶ Possible age restrictions on entrance to the building, at certain times (above age 
12 for example)   

¶ We think this building would require someone to work there to provide support for 
young people and to ensure everyone's safety.  As well as to prevent damage of 
building.  

¶ We think it would be nice if it had the feel and amenities of a University Student 
Union.  

¶ Possible shuttlebus to facilities from around Linlithgow to Kettilstoun or better 
transport links 

 
 

Other interested users 
 
Throughout the last year different organisations have come forward to the LCDT looking for 
potential space in any new facility. To try and un pick the anecdotal comments and requests 
and engage the community feeling about the new facility PMR undertook a short email survey 
asking over 150 organisations if they had any interest in using new facilities. Those that 
showed interest were invited to a meeting where they could discuss their requirements.  
 
It was the view of the LCDT and PMR that holding broad community based meetings to 
ascertain direct usage was not beneficial to the business plan. The reason for this is that whilst 
a meeting with a broad community audience would help inform and to some degree gain 
opinion, it does not allow the detail to be drilled into in such a large forum.  
 
Meetings such as this do gauge opinion in a general sense i.e do the community think it is a 
good idea? But this project has already passed this and it is the direct usage at this stage that 
the LCDT are trying to establish to enable a sustainable financial plan to be developed.  
 
The survey enabled a group of specific organisations to come forward in a focus group 
environment to discuss their needs for facilities on a regular weekly basis.  
 
The challenge for this project at this time is that the building is being developed as stage 2 
and groups are seeing this as a future project rather than ónowô. This is difficult for them in 
terms of planning their future requirements for their organisations. However, the following 
organisations from Linlithgow have come forward and are keen to be involved in the weekly 
programme to hire facilities to enable them to develop and grow their existing organisations. 
 

 
St Johnôs Church 
 
PMR met with David Todd, Community Outreach Pastor and Lorna McIntosh, Youth Worker 
from St Johnôs Church who explained they currently provided services across Linlithgow in 4 
community based venues ï 183 High Street, the Church, the housing complex and the 
Lounge. The main service on a Sunday for over 250 people is held at Linlithgow Academy.  
 
St Johnôs Church has served Linlithgow for many years and has the youngest congregation in 
the town, their weekly service is very family orientated. The Church is proud of their direct 
activity with young people and they link very closely with Pam Mellstrom at LYPP. In respect 
of requirements they are always looking for new venues to provide their community work 
across the spectrum from parentôs groups through to the elderly. 
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They are very keen to become involved with the LCDT and use space on a regular basis, as 
they are looking to expand new avenues of support work for the community. They feel there 
is a demand for provision of support on aspects such as debt management, employability and 
training. Their requirements may vary from larger or smaller rooms for different types of 
delivery. They are looking in the future to deliver their services with a more dynamic way, 
through using a multi-site approach linked up through video to enable them to broaden their 
community involvement. Use of the community hub on a Sunday morning could be such a 
venue they could utilise.  
 
One aspect of their work that they believe this provision will greatly enhance is contact with 
young people. They are similar in their views to Pam Mellstrom in that there is little activity for 
young people in the evenings and a facility which is open and welcoming every night of the 
week would serve to address this.  
An area of major interest that comes from the young people is music. Linlithgow has previously 
produced several talented youngsters in all music genre and this continues to grow with many 
different bands evolving, but often do not have access to recording equipment, particularly in 
the evenings to help them promote their work and develop their talent further. They suggested 
that there was recording equipment available in storage which they could access and bring to 
any new building if there was appropriate accommodation for it to be based.  
 
St Johnôs runs 2 social groups for the youngsters on a Tuesday and Wednesday. On a Friday 
they operate the Union Café which is the only café open in Linlithgow in the evening. Many 
young people, not just those involved in the Church, enjoy this social evening.   
 
The Team at the Church wish to continue to work with LCDT as the project evolves.  
 
 
Table Tennis 
 
The Linlithgow Table Tennis Cub was represented by its Chairman, Alan Scott. They are a 
small club who currently operate out of Longcroft Hall, but are restricted by space to enable 
them to grow. The Club are very interested in being involved at the community hub to enable 
them to grow and expand their current club nights, to enable more youngsters to get involved 
in the sport. 
 
Table Tennis is a growing sport and one not previously available in Linlithgow but with now 
qualified coaches in the Club there is an opportunity for them to grow and offer the sport to 
more youngsters. As an affiliate to Table Tennis Scotland they know they will gain support in 
looking at an additional venue and trying to grow the Club. 
 
 
Linlithgow Players 
 
The Linlithgow Players are a dramatic society and have 20 people who rehearse twice a week 
for 2.5 hours at the Low Port Centre for 52 weeks of the year. As a permanent regular user at 
Low Port they often get very frustrated that they canôt always guarantee the space will be 
available. They would be keen to look at an arrangement with the LCDT to gain a more 
permanent guaranteed facility too use every week.  
 
They are very keen to continue to work with the LCDT to ensure they achieve a potential good 
quality venue and hope to attract more people to become involved in the Players. 
 
 
Pilates and Ballet 
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As part of this wider consultation for potential regular users, instructors who currently operate 
in Linlithgow in both Pilates and Ballet contacted us. They both operate out of non-fit for 
purpose facilities and expressed a keenness to have regular classes in the facility. They both 
recognise that we are not designing a dance studio, but it is likely that the main multi-function 
room would have the appropriate floor to cope with a variety of activities including dance, baby 
gym and adult exercise etc. The key for bringing in this type of quiet exercise is appropriate 
adjustable lighting and controllable heating.  
 

        
 
 
Other opportunities for the community hub 
 
A key element that has arisen in much of the consultations is the location of the community 
hub on the canal. With the new Sustrans path from the canal onto the site it has served as a 
new gateway using a safe route from the town centre.  
 
The LCDT and all the major stakeholders are fully committed to this location for the building 
as they believe it brings a much wider perspective to the site and what it can offer. Its 
positioning on the canal on the Millennium Link offers the opportunity to park your car at the 
hub and walk or cycle to the Falkirk Wheel.  
 
The Kettilstoun Mains site also sits on the John Muir Way and the hub could provide a good 
stop off point for walkers attempting part or all of the route.  
 
The location provides an opportunity to be a focus for linking walking and cycling routes across 
Linlithgow and further afield. Currently in the Draft Active Travel Plan for West Lothian has the 
following projects are included in our Community Links Programme for Linlithgow 2014 to 
2016: 

¶ Linlithgow Academy & Sports Centre Links to Union Canal Towpath. 

¶ Golf Course Road & Braehead Park Links to Union Canal Linlithgow. 

¶ Bikeability, cycle training and Give Everyone Cycle Space 
 
These projects compliment and support the ultimate development of a hub which can be 
accessed via safe routes from all locations in Linlithgow and further afield. 
 
The opportunities exist to further develop links with Sustrans and Scottish Canals as the 
project evolves. The location of the building on the Canal provides an opportunity to market to 
a wider tourism as well as a community market as it will act as a major route off the canal into 
Linlithgow by cycle or walking. The opportunity to market through Visit Scotland and other 
tourism media will add another opportunity to maximise financial potential. 
 
The map on the following page shows the core paths network and the national cycle route. 



Core Path Network and National Cycle Route in relation to Kettilstoun Mains 
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Phase 2 engagement outcome 
 
Whilst the stakeholders recognise the hub building will be in the second phase it is without 
doubt an essential part to achieving the long term aims of the LCDT. Not providing a home for 
the clubs, an alternative location for LYPP and other stakeholders, along with a social 
environment for the young people of Linlithgow would still leave a major gap in provision in 
the town. This would ultimately impact on the potential growth and sustainability of these 
organisations. 
 
It is clear that the Leisure Centre as it stands with its new fitness centre and synthetic pitch is 
bringing more people to the site to take part in physical activity and sport, but there is no 
capacity to take up the social interaction which sits alongside particularly team and club 
structures.  
 
All those consulted recognise that the building needs to be cost effective and spaces need to 
be multi-use. There is a major requirement for storage for the whole site, for cycles, athletic 
equipment, kayaks and Reed Band equipment. To enable the social as well as functional uses 
of the building to be achieved, the design brief has evolved to be efficient and cost effective 
to ensure the deliverability of the overall project. 
 
The diagram below brings together phase 1 and phase 2 as a whole development, recognising 
the impact that once fully developed it can have on the community physical and social 
infrastructure in Linlithgow. 
 
 
 
 



Impact of a Kettilstoun Mains Community Hub 
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