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Thank you for taking the time to read ‘An Introduction to the Dunoon Project
& Outline Feasibility’.

It is important to note that the Feasibility Study, which forms the basis for this
document, was carried out on behalf of Dunoon Project Ltd and the British
Strategic Investment Fund (BSIF) by Equity Impact Partners Ltd. It is their
property and is commercially sensitive. However due to the level of
community interest and engagement we felt it important to provide the
community with an overview of the project, including the scope of the project
and how and where we see Dunoon, Cowal and the wider region benefiting
from the project.

Our overarching objective
To attract visitors, create employment and boost the wider local economy.
Our Vision
By 2030 Dunoon will be a thriving and caring community with high quality
employment and training plus business development opportunities linked to its
outstanding environment and its renewed appeal to outdoor enthusiasts of all
abilities. Dunoon is widely known and valued as a destination of first choice for
outdoor adventure on Glasgow’s doorstep.
Brendon Wallace

Digby Guy

Gavin Dick

For and on behalf of The Board, Dunoon Project Ltd
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1 THE DUNOON PROJECT
1.1

INTRODUCTION

The Dunoon Project was inspired several years ago by local businessman Brendon Wallace,
who has lived in the area for the last fifteen years. The Dunoon Project members in partnership
with their private sector partners conducted a feasibility study to assess the financial viability
of the project for the potential investors and to identify the economic impact for Dunoon and
the wider community.
The vision is for the Dunoon Community to acquire the Corlarach Forest under the Community
Empowerment Act 2015 and to enable investors to develop a world-class visitor and leisure
centre that attracts domestic and international visitors. A visitor centre and café will be situated
at the top of Kilbride Hill, above Dunoon, providing views over the Clyde. This will be
accessed from the town via a gondola (also known as a cable car), providing access to a range
of outdoor activities including mountain biking, cycling and walking that are suitable for all
ages and abilities; thereby creating a destination that can be enjoyed by all.
The primary objectives of the project are to:
•

Attract visitors (domestic and international) to the area

•

Create sustainable jobs

•

Provide business development opportunities

•

Provide opportunities for children and young people

•

Support the regeneration of Dunoon

•

Provide economic benefit to Cowal and the wider Firth of Clyde and Argyll and Bute
regions

Dunoon, and the surrounding area, is ideally placed to become a centre for mountain biking
and hiking, exploiting the trails that already exist, and other adventure activities suitable for
young and older visitors.
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To date the Dunoon Project team have engaged with the local and wider community through
community meetings, such as December 6th, 2018; via events, including the 2019 Cowal
Highland Games, (where Dunoon Project had a stand) and the Q&A with Greg Minnaar (World
Champion Mountain Biker) on September 28th 2019; by visiting local schools to introduce
them to the project; or by meeting with representatives of regional government and business
associations to brief them on the project and gather their support.
We will continue to actively engage and communicate with the local community, and all
stakeholders, to update them on the status of the project, seek their input and to provide an
opportunity for questions to be asked and answered. A programme of regular drop-in sessions
has been established for 2020 and meetings with key stakeholders continue. To keep yourself
updated on the status of the project and opportunities to engage, please attend the drop-ins and
visit the Dunoon Project website (www.thedunoonproject.org.uk) and our Facebook social
media channel @TheDunoonProject.
First and foremost, this is a community owned and led project. To that end the Dunoon Project
Limited (DPL) has been registered as a community-controlled body, as required under Part 5
of the Community Empowerment (Scotland) Act 2015, to acquire Corlarach Forest on behalf,
and for the benefit, of the Dunoon Community.
DPL has identified the British Strategic Investment Fund (BSIF) as an investment partner.
BSIF will lease the forest from Dunoon Project Limited, paying an annual rent to the
community body and will be responsible for both the development of the core facilities and the
management of the forest. Once the CATS application process is complete and the Community
has successfully acquired Corlarach Forest, the next phase of the Dunoon Project will be a
detailed planning phase. Further information and updates on this phase will be communicated
through the drop-ins, our website and social media channels, but will include the identification
of the gondola supplier, a source operator for the outdoor activity centre, as well as funding
partners, architects and designers.
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1.1.1 Direct and Indirect Socio-Economic Impact
The direct and in-direct economic and social impact of the project will benefit all key
stakeholder groups:
•

Local Community
o Providing a platform for economic regeneration, by investing in the town and
harnessing Dunoon’s history as tourist destination (reducing population decline
and attracting additional infrastructure development, such as housing)
o Generating jobs, either directly through the investment and development of
activities, or indirectly through tourism and activity related businesses
o Increase the visitor numbers (domestic and international) to the Argyll & Bute
region, benefiting the region as a whole.

•

Children and Young Adults
o For school leavers provide additional employment and increased skills
opportunities and ability to remain in home community
o Additional outdoor activities (MTB, zip-line, high-ropes park, walking &
hiking, etc.)
o Educational facilities (Woodlands skills course, environmental centre via the
Visitor Centre).

•

Business Community
o Increase the number of domestic and international visitors, including day and
overnight visitors
o Investment in improving infrastructure (roads, transport)
o New business opportunities as a result of new activities and the increase in
visitor volume
o Local businesses involvement in the development and construction of the
various activities, and the promotion of local products and produce (i.e. food &
drink).

•

Regional Organisations
o Investment in region as a world-class visitor destination, creating new jobs,
increasing income levels and tackling inequalities
o An ambitious project, with the potential to scale, which has attracted inward
investment leveraging the region’s competitive advantage and natural capital
o A community owned and led project that utilises their physical assets on which
to build their resilience and deliver economic, environmental and social
outcomes that benefit the local and wider community
o Collaborative and shared-ownership investment in an area that has been
experiencing population decline.
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•

Local Government
o Demonstrated support from regional organisations (HIE), MSP and local
business community
o Support for tourism job growth, supporting the reversal in declining population
o Increase visitor numbers (domestic and international) which will benefit all
tourism related activities and spend in the region, supporting sustainable
employment
o Increased tax income for council
o For school leavers provide additional employment and increased skills
opportunities. Provide the ability to remain in home community
o It is the intent of the Project to use local businesses to support the development
and construction of the various activities, and to promote local product and
produce (i.e. food & drink).

•

National Government: Support for National Performance Outcomes (adapted for this
document)
o
o
o
o
o
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We live in empowered and resilient communities
We are healthy and active
We value, enjoy and protect our environment
We have a sustainable economy
We have thriving businesses with quality jobs.

1.2 DUNOON AS AN ACTIVITY & OUTDOOR TOURIST
DESTINATION
There is a compelling case for developing Dunoon, and the surrounding hills, into an activity
and outdoor tourism destination that delivers sustainable economic growth to the community,
Cowal and the Argyll and Bute region, by means of harnessing its location as a competitive
advantage; supporting economic development; and creating jobs, all whilst protecting its
natural assets.
Dunoon, as a tourist destination, owes its existence to steam power and the construction of a
pier, which resulted in Dunoon becoming a popular holiday destination in the Victorian era
and up until the late 1960’s. The Argyll Forest Park to the north of Dunoon was the first Forest
Park to be designated in the UK in 1935 and served to attract many people to enjoy the outdoors
from the Central Belt.
In 2002 Loch Lomond and The Trossachs National Park was designated with the Argyll Forest
Park area of Cowal included within its boundary. From the late 1990’s as the national park
was being designated work was progressed by the agencies on positioning Dunoon as the
marine gateway to the National Park and linked to the Council’s CHORD programme,
celebrating its unique coastal setting and the experience of accessing Cowal and the National
Park by boat.
CHORD was the councils capital investment programme which focused on key capital
investment in the council’s five main towns – Campbeltown, Helensburgh, Oban, Rothesay
and Dunoon. The investment for Dunoon considered the pier, possible marina and the Queens
Hall with the final project redeveloping the Queens Hall as an important community space and
venue for large scale events with ready access from the central belt. Other developments
include the redevelopment of the Burgh Hall.
More recently Tourism Argyll & The Isles 2020 (TAI2020) was launched in 2015 as the local
response to the national strategy ‘Tourism Scotland 2020’. This places a strong emphasis on
turning assets into experiences and in Argyll adventure tourism, events and festivals have been
prioritised together with Food and Drink.

AITC has been providing ongoing product

development support for these sectors across Argyll and for businesses in Cowal.
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Today, Dunoon and the surrounding area offers a few visitor attractions: Castle House
Museum; Kilmun Mausoleum; Kilmun Arboretum; Puck’s Glen; and the Benmore Botanic
Garden.
There is access to many outdoor pursuits, such as golf; walking; hiking; mountain biking;
fishing; sailing; wildlife spotting; running; and kayaking. Dunoon is also well known for
cultural events and festivals, such as the Cowal Highland Gathering; the CowalFest (Cowal
Walking and Arts Festival); and as a regular host of the Royal National Mòd. In addition,
Argyll and Bute has a growing reputation as a location for films, adverts and television
programmes.
In the past few years, tourism has experienced significant growth within the wider Argyll &
Bute region as evidenced by STEAM data held by the Council. This is linked to the strategic
marketing activity undertaken by the Argyll and the Isles Tourism Cooperative (AITC) which
was set up in 2012. AITC works
with agency partners and its local
members – Visit Cowal for the
Dunoon area – and undertakes
largely digital marketing and works
with the travel trade. They have
secured significant funding for
major

campaigns

repositioning
Scotland’s

the

aimed

at

region

as

Adventure

Coast,

promoting its accessibility and proximity to the central belt and appealing to a much younger
audience. They have delivered two successful strategic campaigns – Wild About Argyll and
Heart & Soul of Scotland which have benefitted Dunoon and Cowal. As evidenced by the
STEAM data these campaigns have

helped increase day and overnight domestic and

international visitor numbers and spend.
At a more local level, Visit Cowal have worked on local destination marketing including an
annual visitor map and digital activity, and participated in the Heart & Soul of Scotland
campaign led by AITC in 2018/19 which promoted the proximity of Argyll and the city of
Glasgow for twin breaks, which inspired a Rail & Sail campaign with Calmac Ferries and
Scotrail for the town and linked to a new gravel biking event in 2019 – The Dunoon Dirt Dash.
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Dunoon has had a Business Improvement District (PA23 BID Ltd, T/A Dunoon Presents
www.dunoonpresents.co.uk) since 2013 which was voted in for a second term by the local
businesses in 2018. This has adopted an event-led strategy to utilise the area’s natural assets
and has hosted national mountain biking events and other outdoor and cultural events drawing
new audiences to the town and gradually changing perceptions of the town. Dunoon Presents
works with local groups like the Cowal Mountain Bike Club and national events organiser ‘No
Fuss Events ‘to stage these events.
The Dunoon Project further supports, and is directly aligned with, these initiatives and the
wider national Tourism Strategy, Tourism Scotland 2020, ensuring our project receives the
support required.
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1.3 THE DUNOON PROJECT
The key objective behind this project is to turn Dunoon into a premier tourism destination;
attracting visitors and delivering direct economic benefit to the local and wider economy.
The project will be community owned and will create a positive cash flow, in order to promote
new, as well as secure existing, community benefits and seeking to regenerate the town and
wider area.
The intention is to create world class centres of excellence that will facilitate the enjoyment of
the great outdoors. The facilities will have national appeal and cater to all; from family groups
to outdoor enthusiasts, from the less fit to the disabled, from local people to visitors.
For the purposes of the feasibility study it was assumed that total year 1 visitors would equate
to 1.8% - 2.4% of current annual visitors to the Argyll & Bute region, and 3.8% - 5% in year
10, assuming no growth in the overall number of visitors to the region, as per Table 1 below.

Aygyll & Bute Tourism
Performance 2017

Visits
(000’s)

Spend
(£M)

Nights
(000’s)

Average
Spend
per Day

Average
Spend
per Visit

494

Average
Length
of Stay
(Nights)
3

International Tourism

154

54

£109

£351

National & Domestic
Overnight
National & Domestic
Day Visits

841

215

3112

4

£69

£256

5200

104.8

Table 1

1.3.1 Phase 1: Corlarach Forest Acquisition
The first phase is to acquire the Corlarach Forest above the town and down to Toward. The
new Community Empowerment Act 2015 gives the community the opportunity to buy
National Forest Land where they can provide increased public benefits. Not only does this
allow the Community to commence with the infrastructure development, but the proceeds of
the forestry activity will provide income that the town can put to good use towards worthwhile
local regeneration causes decided upon by the community.
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To acquire the forest requires submitting a Community Asset Transfer Request (CATS) to
Forestry and Land Scotland. The application will be submitted by the registered communitycontrolled body, by a target date of April 2020 on behalf of the local community. A large
proportion of the funds for the acquisition will be provided by the British Strategic Investment
Fund (BSIF), with whom the community body will enter a contract, detailing each parties’
rights and obligations. The balance will be sourced by the community applying for grant and
other funding.

Figure 1 The Corlarach Forest area

1.3.2 Phase 2a: The Gondola
Phase 2 will commence following the acquisition of the forest and will centre around the
construction of a gondola running from a base station to the top of the Kilbride Hill which is
the summit above West Bay and to the south east of the town. The gondola will provide the
backbone to the overall development of the area as a tourist centre.
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At the top of the hill, the landing station will accommodate, amongst other facilities; a cafe,
restaurant and bar designed to integrate with the environment and maximise outward views to
the Arrochar Alps, the Firth of Clyde towards Glasgow, Arran, Ayrshire and beyond.
In addition, it is our intent to provide a visitor education centre, informing visitors of the
ecology of the area and the importance of managing woodland for both the economy and the
environment. The education centre will also be available to local schools.
The exact location and alignment of the base and landing stations and form of the gondola will
be subject to detailed feasibility, planning and consultation.

1.3.3 Phase 2b: Outdoor Activities
In parallel with the gondola development, other leisure activities are envisaged to further
enhance the appeal of Dunoon as a destination, including a mountain biking centre; zip-line
centre; and alpine coaster.
•

Mountain Bike Park: The mountain bike (MTB) park will build on Cowal’s increasing
reputation for off-road/rough-ride and gravel biking trails. Dunoon Presents working
the Cowal Mountain Bike Club have hosted national level cycling events over the last
five years with ongoing commitments in 2020 and beyond. Dunoon Presents event
organisers, ‘No Fuss Events’ (based in Fort William) consider the location of Dunoon,
nestling under the Cowal hills, to have enormous potential for off road cyclists of all
abilities and trails of varying lengths and degree of difficulty will be developed. The
project team has been pro-active in identifying key individuals that can support the
development of the mountain bike park. This includes Greg Minnaar, a multiple
mountain biking world champion, who has visited Dunoon on a number of occasions
and has committed his support to the project and members of UCI, the controlling body
of world cycling, who have made introductions to individuals that can further support
the development of the project.

•

Zip-Line: There will be several zip-line descents, a high-ropes park and an alpinecoaster. The star attraction envisaged, and subject to feasibility, will be a world-class
zip-line centre, within easy reach from the Kilbride Hill gondola station. A series of
zip-lines are envisaged offering dramatic descents through the woodland. The initial
feasibility study supports the inclusion of a zip-line centre and the project team have
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identified suitable specialist developers. The next step will be to arrange site appraisals
as p[art of the detailed planning phase.
•

Walks & Trails: A series of walking and cycling trails, catering to all ages and abilities,
will be developed to afford visitors the opportunity to take in the natural beauty and
nature of the area. It is envisaged that these will lead off from the Kilbride Hill visitor
centre through the surrounding hills and forest area.
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2 THE MARKET OPPORTUNITY
2.1 THE SCOTTISH TOURISM INDUSTRY
The tourism industry is a
cornerstone of the Scottish
economy and accounts for
approximately one in every
twelve jobs, and around five
percent

of

Economy’s

the
Gross

Scottish
Value

Added (GVA). In addition to
its role in the economies of
Scotland’s major cities, it
also makes a substantial
contribution to sustaining
employment and economic
activity in Scotland’s rural
communities.
A report published in 2018
by the Scottish Tourism
Alliance, on the economic
contribution

of

tourism,

Figure 2: Scottish Government Tourism Contribution Report

highlights that there are over
14,000 tourism registered businesses in Scotland, with 96% of these businesses having between
0-49 employees, accounting for 51% of employment in the sector. Large enterprises (250+
employees) account for only 1% of registered businesses and 34% of employment. Tourism
related enterprises are overrepresented relative to the national average in many rural areas, with
Argyll & Bute, and Highland, having the highest proportion of tourism businesses in Scotland.
In 2016 five local authority areas accounted for almost half of employment in the sustainable
tourism workforce. However, several local authority areas are more dependent on tourism
employment than the Scottish average, and in Argyll & Bute tourism represents 15% of total
employment.
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The tourism sector’s GDP has grown faster than the Scottish Economy in recent times.
Spending by tourists generated around £11 billion of economic activity in the wider Scottish
supply chain and contributed around £6 billion to Scottish GDP, which represents about 5% of
the total Scottish GDP. This analysis provides an indication of the impact on the wider
economy of an increase in expenditure by visitors to Scotland. Each additional £100 million of
spending by tourists is estimated to support around £65million of GDP in the wider economy.
Scottish tourism has made an important contribution to employment growth in recent years and
generates economic activity in many of Scotland’s rural areas.
Collaboration and partnerships are therefore essential to enabling Scotland to remain a wordclass tourism nation, with a reputation for a high quality, value for money and memorable
customer experience, delivered by skilled and passionate people.
The statement above embodies what the Dunoon Project is about – creating a ‘lighthouse’
destination for day trippers and holiday makers (domestic and international), to experience
the great outdoors in an outstanding setting, leveraging Argyll & The Isle’s positioning as
Scotland’s Adventure Coast on the edge of the city of Glasgow - optimising Argyll’s
significant experience in tourism and supporting the economic growth of the local
community and region.

2.2 THE ARGYLL & BUTE REGION
As identified and prioritised by the Argyll & Bute Economic Forum report published in 2016,
tourism has been identified as one of the key areas for employment growth. Tourism is Argyll’s
largest private sector employer, which continues to generate new jobs and attract capital
investment. The work undertaken by the Economic Forum’s partners is paying dividends, with
visitor numbers growing by 22% over a two-year period, ending December 2017, with 38%
growth at key attractions and seasonal growth for the period November to March up 35% in
2017.
Based on Visit Scotland’s Insight Department data, Argyll and the Isles 2017 tourism
performance has been summarised in Tables 2 and 3 below, for the area covering Argyll; Loch
Lomond; Stirling; and the Trossachs.

Page 13

Aygyll & Bute Tourism
Performance 2017

Visits
(000’s)

Spend
(£M)

Nights
(000’s)

Average
Spend
per Day

Average
Spend
per Visit

494

Average
Length
of Stay
(Nights)
3

International Tourism

154

54

£109

£351

National & Domestic
Overnight
National & Domestic
Day Visits
Table 2

841

215

3112

4

£69

£256

5200

104.8

Table 3 below summarises visitors by origin, reason for visit and timing of visit. This indicates
that 98% of international visitors to the region are non-business related, while domestic nonbusiness visitors equate to 93% of domestic visitors, strongly supportive of the case for the
Dunoon Project.
International
Tourism

Domestic
Overnight

Reason for Visit

Timing of Visit

Country/Region of
Origin

84% Holiday
14% Friends &
Relatives
2% Business

48% July to September
36% April to June

67% Europe
19% North America

12% October to December
4% January to March

14% Rest of World

Reason for Visit

Timing of Visit

72% Holiday
21% Friends &
Relatives
7% Business

34% July to September
31% April to June

Country/Region of
Origin
54% Scotland
45% England

18% October to December
17% January to March

1% Wales

Table 3

Regional occupancy levels by accommodation type in 2017 are shown in Table 4 on the
following page.

From this it can be derived that while there is currently sufficient

accommodation during the off-peak season, there may be pressure during the peak season as
visitor numbers increase. The Dunoon Project will act as a key catalyst to addressing this and
provide support for the business case for further investment into the various accommodation
types.
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Table 4

The following information is also relevant, as it relates to the potential target market for the
Dunoon Project:
•

According to the Moffat Centre (https://www.moffatcentre.com/), there were 1,206,515
visits made in 2017 to the 35 attractions in Argyll and Bute.

•

Visitor numbers for comparable tourist and related attractions within Argyll and further
afield are:
o Inveraray Castle – 117,000 visitors in 2018 (Moffat Centre)
o Inveraray Jail – 52,000 visitors in 2018 (Moffat Centre)
o Iona Abbey – 64,000 visitors in 2018 (Moffat Centre)
o Mount Stuart – 43,000 visitors in 2018 (Moffat Centre)
o Oban Distillery – 63,000 visitors in 2018 (Moffat Centre)
o Ben Nevis Gondola – 154,000 visitors in 2016 (attraction website)
o ZipWorld – 394,000 visitors in 2017 (Visit Wales Visitor Attraction Statistics)
o Heights of Abraham – 250,000 visitors in 2018 (Heights of Abraham)
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•

The international visitor market accounts for 25% of visitors but spending by
international visitors’ accounts for 43% of total spend. The average spend per trip for
an international visitor is £712.50, while the average spend for a domestic visitor is
£256.41. (Visit Scotland Corporate Plan 2017 – 20).

•

The new visitor centre at Greenock Ocean Terminal is planned to open in
Spring/Summer 2020, with 150,000 cruise passengers expected to pass through it. This
is a target market for day trips and will need to be included in future marketing plans
for The Dunoon Project.

•

Western Ferries and Calmac Ferries, both of which dock in Dunoon, carry
approximately 1.6 million passengers per year, of which 30% are estimated to be
tourists. Anecdotal feedback suggests much of the car borne tourist traffic (Western
Ferries) is using the ferry to access the wider area rather than Dunoon itself; thereby
supporting the need to develop Dunoon into a tourism destination.

2.3 ARGYLL AND BUTE ECONOMIC FORUM REPORT (DEC 2017)
Referencing the December 2017 Economic Forum Report, the Argyll and the islands Tourism
Cooperative (AITC) is the principal marketing group for Argyll and Bute and represents, in the
region of, 1,000 business interests. In addition to various campaigns, the Explore Argyll
website (https://www.wildaboutargyll.co.uk/) saw unique visitors grow from 38,000 in 2015
to 95,000 in 2017.
One element of being an attractive regional destination is the range of services and activities
that are available and the ease with which a visitor can get inspiration and information.
The Dunoon Project should therefore not be viewed in isolation, but rather one component
of a comprehensive service offering within the wider Argyll & Bute region that allows
visitors and tourists to participate in an activity of their choice; be it sightseeing, walking,
relaxing, water-based or land-based adventure activities.

2.3.1 Barriers to Growth
The Economic Development Forum report identified several barriers to growth, which are also
pertinent to the Dunoon Project. A number of these were also raised at the Dunoon community
presentation of December 6th, 2018:
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•

Mobile Connectivity and Broadband Network – work is underway to expand this, and
funding is available. It will be essential that the attractions are visible and bookable
online to attract visitors in, but also for visitors to be ‘connected’ when in the area to
share experiences on social media and find in-destination information like ferry times
and opening hours. Examples would be online access to MTB; hiking and walking trail
maps, activity apps (zip-line, high ropes course); and also WiFi in all forms of
accommodation.

•

Roads & Parking – good road and parking access is necessary for any activity centre.
The investment in the Dunoon Project will require similar investment from the Scottish
Government in infrastructure, specifically parking, but improved road transport links
will have a positive benefit for Dunoon and wider Argyll and Bute tourist attractions.

•

Ferries – increased visitor and tourist volumes, as a result of the Dunoon Project, and
complementary activities, will require an increase in train/passenger ferry capacity.

•

Accommodation – as per the earlier occupancy level (Table 4) an analysis of increased
demand and available capacity will need to be completed in the detailed planning phase
of this project.

•

Conservation and Environmental Impact – Cowal and Dunoon is an area of outstanding
beauty. The investment in the Dunoon Project will need to consider and mitigate any
potential environmental impacts, and both the local council and Scottish Natural
Heritage will be engaged for input.

2.4 THE POLICY CONTEXT
The Dunoon Project will require support from several bodies and groups. They will want
evidence that our detailed planning phase has considered public policy in terms of tourism;
rural development; sustainability; planning; transportation; sport; recreation; and public health.
To that end the project team is in contact with the following bodies:
•

Highlands & Islands Enterprise

•

Argyll and Bute Council

•

Scottish Government (specifically Tourism, Economic Development and Rural Affairs)

•

Forestry and Land Scotland (relevant authority for CATS application)
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The vision and objectives of the Dunoon Project are consistent with, and will make a positive
contribution to, the local and national policies.
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3 THE DUNOON PROJECT
3.1 SCOPE OF OUTDOOR ACTIVITY CENTRE
The core of the Dunoon Project is a gondola that will provide access to the summit of Kilbride
Hill and a visitor centre/café/restaurant. The development of a gondola and visitor centre will
deliver jobs and additional income to the Dunoon community.
Additionally, long-term and sustainable economic development that satisfies the needs of all
stakeholders will be achieved through the development of a multi-activity outdoor centre. This
centre will appeal to a wide range of visitor and tourist groups, including day visitors and those
on holiday.
The core development and activities are summarised below:
Project

Business / Activity

Description

Gondola

To transport visitors to Dunoon to summit of

Phase
1

Kilbride Hill. To access complementary
activities. The ‘Ben Nevis’ and ‘Heights of
Abraham’ projects are examples of similar
developments.
2a

Visitor

Centre

Restaurant

/

Café

/ The ‘hub’ of the centre and activities provided.
It will cater for alternative visitor segments,
offering local food and drink. The design will
take advantage of location and views and use
local materials and resources where possible.

2a

Mountain Biking Trails & The gondola will provide access to existing
Park

trails managed and maintained by Cowal
Mountain Bike Club. Development of an MTB
Park, with trails suitable for all skill levels /
abilities. Year-round access, with bike shop.
Venue for local, national and international
events. Coaching and development centre.
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2a

Walking and Hiking

The gondola will provide access to existing
walking and hiking trails. We will also work
with stakeholders to develop existing trails.

2a

Sightseeing

The view from the summit of Kilbride Hill
provides striking views over the Firth of Clyde
and surrounding area. The gondola will provide
easy access, and visitors will be able to walk
back down, or return via gondola. Access to a
café / restaurant.

2b

Zip-Line / High Ropes Park

Courses suitable for different children and
adults will be installed. A detailed site analysis
will be conducted to identify appropriate site,
using the gondola to access, incorporated into
the same land used for mountain biking and
hiking/walking trails. ‘Zip World’, ‘Go-Ape’,
‘Tree Top Trek Windemere’ and ‘Tree Zone
Loch Lomond’ are examples of such centres.

2b

Alpine Coaster

Run on fixed rail, with options for rider
controls. Access can be via the gondola. A
detailed site analysis is required to identify
appropriate site.

Table 5

Examples of additional activities that could be considered in the future include:
Visitor Accommodation

Accommodation

for

those

on

mountain

biking,

hiking/walking or adventure holidays is a potential option.
Options need to be investigated in more detail – cabin,
glamping, tree camping. A feasible location will need to be
identified.
Woodland Skills Course

To utilize and encourage engagement with the forest. Preschool and school programs. Utilize visitor centre if it
provides space and facilities.

Table 6
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Examples of other complementary activities include paragliding; dirt boarding; mountain
karting; climbing; hill running; paintball; and orienteering. All such complementary activities
will be accessed through the gondola.
These activities, coupled with existing heritage locations, cultural events and water-based
activities provided in proximity to Dunoon, will create a compelling location for those
seeking an activity or adventure-based holiday, as well as for those wishing to explore the
history and natural beauty of Dunoon and the Cowal Peninsula.

3.2 THE BACKBONE: THE GONDOLA (PHASE 1)
The success of Project Dunoon is dependent upon providing easy access to the top of Kilbride
Hill, and while a decision has been taken to install a gondola, alternatives were also considered:
•

A chairlift – ideally suited for a shorter location. This would not provide the same
viewing experience during the summit ascent and no protection from the elements.

•

Ski Tow – these drag individual or pairs of users across the ground. Ideal for shorter
distances. An innovative Scottish system called Pro-Tow has been developed to allow
traditional systems to be adapted to use with mountain bikes, although a certain level
of skill is required. This would however limit the accessibility to Kilbride Hill.

•

Funicular Railway – carriages that run on a fixed track. High purchase, installation and
operating costs.

For the purposes of this project, the above-mentioned options have been discounted from
further evaluation, as the gondola:
•

Provides the uplift capacity required

•

Is suitable for multiple user groups

•

Can be used to descend

•

Is adaptable to transport equipment for different user groups (bikes)

•

A pleasant experience for travelers

•

Is not limited by winter weather
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3.3 THE VISITOR CENTRE - INCLUDING RESTAURANT & CAFÉ
(PHASE 2A)
The state-of-the art visitor centre is viewed as the hub for the Dunoon Outdoor Activity Centre.
The objectives of the feasibility study were to:
•

Identify high-level costs to build and operate

•

Design a centre appropriate for community and visitor/tourist use

•

Consider a range of revenue generating services

•

Identify what actions and data are required to complete a detailed business case.

3.3.1 Market Analysis
The visitor centre will require multi-functional capability in order to meet the needs of a diverse
range of visitors and the following services are being considered:
•

Catering facility that supports a café and restaurant

•

Retail integrated with catering

•

Meetings and events space

•

Educational use

•

Community usage

•

Indoor and outdoor play zone

•

Toilet and baby-changing facilities

There are various visitor categories that the visitor centre will need to cater for, from
sightseeing day visitors, to families and those attending events. In the detailed planning phase,
post forest acquisition, a visitor model will be built that considers alternative visitor volumes
to support visitor centre design, capacity and staffing models.

3.4 THE MOUNTAIN BIKE PARK (PHASE 2B)
Cowal and Dunoon, through the support provided by Dunoon Presents and the efforts of the
Cowal Mountain Bike Club (http://www.cowalmbc.co.uk/), has built its reputation as a
mountain biking destination and has hosted Scottish Enduro series and Scottish SXC events.
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Currently the bike club offers:
•

Recreational Rides

•

Group Rides

•

Leadership/Coaching

•

Social Ride Days Away, and

•

Manages trail maintenance

The club is open to adults; children (8 and over); novice riders; proficient riders; and advanced
riders. This provides the ideal platform for the development of a bike park.

A number of points are pertinent to the Dunoon Project:
•

In 2009 it was reported that an
estimated 1.3 million MTB trips
were being taken in Scotland
annually.

Although

no

comparable statistic has been
published since 2009, the total
number of MTB trips has
without doubt risen.
•

Mountain biking is estimated to
contribute £149m directly to the
Scottish economy per annum,
supporting nearly 4,500 jobs
(Developing Mountain Biking
in Scotland, 2016-18).

•

Mountain bikers spend 466,000
nights away from home in
Scotland each year (average 3.8
nights); spending an average of
£355 per trip (Visit Scotland, 2017)

•

Each year more than 152,000 holidaymakers in Scotland incorporate a day or more
cycling into their holiday.
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Figure 3: Existing Mountain Biking Facilities

•

Figure 3 indicates, as per 2017, the distribution of purpose-built mountain bike facilities
in Scotland. These have been sub-divided into Large Facilities (those with over 10km
of purpose-built trails) and Small Facilities (those with less than 10km of purpose-built
trails).

•

As shown in Figure 3, the main dedicated MTB facilities are located around the Borders
and the Highlands. There have been developments at locations such as Falkirk and the
Trossachs and the development of urban bike parks, such as Cathkin Braes in Glasgow.

•

Argyll & Bute does not appear in a Google search of Scotland Mountain Bike Centres.
A search of mountain biking in Argyll & Bute returns certain locations (Oban, but not
Dunoon). The Visit Scotland – Mountain Biking in Scotland web page
(https://www.visitscotland.com/see-do/active/mountain-biking/) and associated links
do not identify Cowal and Dunoon as a location, and neither does Forestry and Land
Scotland (https://forestryandland.gov.uk/activities/mountain-biking). The Trailforks
website does include Dunoon trails (https://www.trailforks.com/region/dunoon14678/)

•

In 2016 the publication Mountain Biker Rider published an article with the headline
‘Dunoon

-

the

best

Scottish

trail

centre

you

have

never

heard

of’

(https://www.mbr.co.uk/videos/news/dunoon-best-scottish-trail-centre-youve-neverheard)
Developing Mountain Biking in Scotland (DMBinS), part of Scottish Cycling, is responsible
for the delivery of the national strategic framework for mountain biking in Scotland. DMBinS,
whose project provides a strategic approach to facility development, supports the delivery of
key projects and helps maximise the potential of mountain biking in Scotland.
On February 1st, 2019 a meeting was held with Developing Mountain Biking Scotland to
investigate the opportunity to develop Cowal and Dunoon as an MTB destination, at which it
was agreed that we would update DMBinS on the progress of our project. DMBinS current
vision includes the development of:
o Two premier destinations – Fort William and Tweed Valley
o Four further priority destinations – Dumfries and Galloway, Comrie/Highland
Perthshire, Cairngorms and North of Scotland
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o Two emerging destinations – Glasgow and Loch Lomond (Trossachs National
Park) and Aberdeenshire.
The wider Dunoon Project, and a bike park, supports the mission and planned outcomes of
their strategy, including ‘Developing the rural economy and promoting inclusive growth’ and
‘Supporting sustainable economic growth by providing job opportunities in and around the
MTB sector’.

3.4.1 Types of MTB Users
MTB trails are graded and are split between those for cross-country single-track trails and
those for extreme trails and forest roads. Typically, there are four grades:
•

Green – Easy

•

Blue – Moderate

•

Red – Difficult

•

Black – Severe

The Dunoon Project will cater for mountain bikers of all abilities in five key market
segments:
1. Family /Leisure – the largest segment, looking for safe, traffic-free, off-road cycling.
Related services such as cafes, toilets, play parks, etc. are important. Green and blue
graded trails.
2. MTB Enthusiast – a large segment of users. Interested in MTB for fitness, using
accessible and easy to navigate trails. Café, toilets and bike hire are important. Blue
and red graded trails.
3. Trail Rider – the core mountain biker segment. Red or black graded trails. Equally keen
on natural trails and can navigate in remote terrain.
4. Competitive Rider / Racer – competes in organised races. General riding is geared
towards training and a variety of trails and terrain.
5. Downhiller / Freerider – the smallest segment of riders, riding specifically-built trails
with features of high technical difficulty.
The target segments for this project will need to be defined; however, it is assumed that the
core segments will be (2) and (3), that access via the gondola to trails will support group (1)
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and that trail development will result in Dunoon being awarded local and national races (4). To
remain competitive will require the on-going development of trails and facilities, in a
sustainable and managed manner, in order to continue to attract riders to return to the
destination.

3.4.2 Defining Vision, Scope and Objectives
Given the potential that an MTB park provides for job creation and economic impact, the
mechanism for how best to proceed is being considered by the project team. The topics that the
project team are currently addressing include:
•

The goals for the bike park
o To create employment
o To generate economic impact (income/revenue for the local community)
o To bring visitors to Dunoon
o To cater for a range of abilities
o To offer a year-round sporting venue
o To promote appreciation for the outdoors

•

What will be the location of the bike park and what area, in hectares, will be available?

•

To develop Cowal and Dunoon as one of the top MTB destinations in Scotland and the
UK, will require a business plan that considers income generation to fund trail
development, the infrastructure to maintain them, as well continuous development.

•

A bike park accessed via the gondola creates opportunities for riders of all abilities, as
well as providing a different experience and access to other gravity-based activities.
The gondola provides the potential to attract a larger user base.

•

Examples of bike parks include:
o Bike Park Wales (www.bikeparkwales.com)
o Revolution Bike park (www.revolutiionbikepark.co.uk)
o Woody’s Bike Park (www.instagram.com/woodysbikepark)
o Glentress Forest (http://www.glentressforest.com/)
o Bike Park Cornwall (www.bikeparkcornwall.com) – at the feasibility stage
o North East Trail Centre Organisation (https://www.gravitatenortheast.com/) –
at the feasibility stage.
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3.5 ACTIVITY PARK:345 EWDCXC BVGH ZIP-LINE / HIGH ROPES /
ALPINE COASTER ACTIVITIES (PHASE 2B)
Central to the vison of the Dunoon Outdoor Activity Centre is (1) providing a range of activities
targeted at visitors by age group and (2) developing businesses that create employment and
have an economic benefit for the local community.
An activity park that includes a combination of zip-lines, a high ropes course and alpine coaster,
will attract tourists, visitors and locals of all ages, and is also ideal for corporate events, school
outings, group events (exploiting the visitor centre). Such centres have become increasingly
popular, as it is outdoors, fun and challenging. In Scotland there are several locations offering
these activities:
•

Laggan Outdoor, Castle Douglas, Dumfries and Galloway

•

Aviemore ZipPark, Kincraig, Invernessshire

•

Go Ape, Aberfoyle, Stirlingshire

•

Go Ape, Glentress Forest, Peebleshire

•

Action Glen, Crieff, Perthshire

•

Go Ape, Crathes, Perthshire

•

TreeZone, Rothiemurchus, Aviemore

•

TreeZone, Balloch, West Dunbartonshire

There are differences between the above, either in courses or activities provided; target market;
complexity/difficulty of courses; duration to complete courses; and access to courses. It is
expected that the number of centres will continue to grow and will become a competitive
market in which to operate and differentiate.

3.5.1 Factors to be Considered
The following actions will be undertaken during the detailed planning phase:
•

A site visit by experienced developers in order to identify the appropriate location for
the activity park and key points of differentiation

•

The property must provide adequate space for initial development (and for expansion).

•

Adequate space to accommodate visitors and employees, including parking,
welcome/outfitting centre.
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