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Introduction 
 
 

Leslie Burgher Chartered Architect and Orkney Surveying Services were invited by the 
Congregation of Stenness and Orphir to consider options for the future of the church building in 
Orphir currently in use by them. 
 
We were asked to review the following options: 
 

· Option 1:  Demolish the church and have a purpose built replacement building on the 
same site.  

 
· Option 2:  Convert the old kirk into a worship space and accommodation.  
 
· Option 3:   Build a new building on the adjoining land next to the kirk and sell the kirk as 

a development opportunity possibly for conversion into flats.  
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1 Existing building 

1.1 History and Description 

1.1.1 History 
The Orphir Kirk was originally built as the Free Church in 1885 to designs by architect, C S S Johnston. 
It stands alongside the main road in Orphir Village, close to the community school. 

1.1.2 Exterior 
The church is rectangular with a hall to the West and a vestry off that to the South. A modern flat-
roofed extension contains a disabled toilet and To the East the main entrance is via a porch / stair 
tower which has a bellcote at the East gable. A steep pitched slate roof is capped with a ventilator 
which forms a pointed spire. The roof is slated without skews. 
 
The walls are of snecked Orkney stone. The western gables of the church and hall have been harled. 
The main windows to the church have round arched heads and there is a circular window in the peak 
of the east gable. 
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1.1.3 Interior 
The main entrance is into a two-storey porch with a timber stair and a stone-flagged floor. The porch 
contains a number of plaques and war memorials. 
 
The church and hall have open roofs with large timber trusses. The roof is lined with timber boarding. 
The external walls are lined with lath and plaster and a timber dado. The building has a timber 
suspended floor.  
 
The church has a timber balcony at the east end and features a large archway at the west end with a 
recess for the communion table lit from above by a skylight. There is a raised platform with a timber 
pulpit and a freestanding organ to the side. The church space and balcony have fixed timber pews 
and the balcony floor is raked.  
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1.2 Condition  

1.2.1 General 
The condition of the building is generally good. 

1.2.2 Condition Report 
A Condition report was carried out for Orkney Prebytery in 2016 and the present condition of the 
building appears generally to be in line with the description contained therein. 
 
The report identified no urgent works but included essential works of approximately £10,000, 
consisting principally of: 

· Minor maintenance to roofcoverings 
· External joinery repairs and window decoration 
· Repairs to internal plasterwork at areas of dampness and water ingress 
· Minor works to stonework 

 
The report identified works desirable works of approximately £24,000, consisting principally of: 

· Upgrading of windows 
· New heating system 

 
These works and the other more minor items identified would be included or addressed within any 
conversion under Option 2. 

1.2.3 Roof 
A major roof repair was carried out in the fairly recent past. This consisted principally of the renewal 
of the spire. It is reported that at that time there had been some concerns that the slate roof was 
nearing the end of its life, with prior regular loss of slates. On a roof of this type and age, it could be 
expected that slate nails would be suffering from corrosion or ‘nail sickness’. However, since the 
repair works, it appears that the roof has held up well. As it is impossible to investigate the condition 
of the roof without removing slates, it may be prudent to allow a provisional sum for investigation 
and repairs during the works. 
 

     
 

1.2.4 Other works 
Water ingress was reported at the junction between the Hall and the church. It is assumed that the 
gable was dry-dashed due to problems of this kind. An allowance should be made for investigating 
this area and perhaps replacing flashings in this area. 
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2 Planning, Infrastructure and Regulatory Issues 

2.1 Planning 

2.1.1 Local Plan 
The Orkney Local Development Plan Settlement Statements notes the following for Orphir 
Village  

 
Orphir Village 
GENERAL DESCRIPTION 
118 Orphir Village is the main settlement in Orphir. It originated as a small service centre with 
a church and post office in the nineteenth century, centred around the junction of the main 
road and the road to the Bu of Orphir. The settlement grew gradually, increasing in 
importance following the relocation of the school from Scorradale in the late twentieth 
century. 
119 Orphir Village is a residential and service centre serving the local area, with a primary 
school, a church, post office and pub. The settlement is built along the A964 main road from 
Kirkwall to Stromness (via Orphir), and has a regular bus service to Kirkwall and Houton. 
 
FLOODING/WATER DRAINAGE 
120 The Burn of Swanbister flows through the centre of the village. There are numerous 
drainage channels within the settlement boundary. 
121 Early discussions with Scottish Water are recommended. 
 
DESIGN GUIDANCE 
122 Development in Orphir Village should ensure that the settlement retains its rural character 
by: 

· Having plot layouts and scales consistent with neighbouring properties. 
· Avoiding urban and suburban types of development for greenfield sites. 
· Repairing and retaining historic and landscape features such as stone boundary dykes. 
· Providing pedestrian access to local footpaths, public transport and services. 

 
https://www.gov.scot/binaries/content/documents/govscot/publications/factsheet/2018/06/orkney-council-planning-

authority-core-documents/documents/supplementary-guidance/settlement-statements/settlement-
statements/govscot%3Adocument/Settlement_Statements_Supplementary_Guidance.pdf 

2.1.2 Planning Advice 
An initial enquiry was made to OIC Planners to clarify their view on the three options and the 
following advice was received: 
 
“The church isn't designated, but is of course a historic building, featuring on the 1892 OS 
map, and a prominent and key building of the village. [We cannot] definitively rule out any 
option, but there would have to be an overriding reason of public interest to justify its 
demolition. And that wouldn't be supported by policy, as the default position. 
 
Options 2 and 3 would be acceptable in principle, as they would retain the fabric of the 
building, and the site is within the settlement boundary. 
 

Email: Jamie Macvie to L Burgher 

2.2 Roads 

2.2.1 Access 
Use can be made of the existing public roads for access under any of the options. 

2.2.2 Parking 
Use of the existing parking space with suitable adaptation should be adequate for any of the 
options. Some additional space will be needed for the new-build. 
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2.3 Services 

2.3.1 Sewerage:  

It is understood that There is limited capacity in the existing public sewer; however Scottish 
Water has initiated a Growth Project and will include all development in the Local 
Development Plan. Early consultation with Scottish Water will be required.  

2.3.2 Water:  
It is understood that water supply is adequate in the area. This will be confirmed in due course 
by application to Scottish Water in due course.  

2.3.3 Electricity: 

Electrical supplies are available. Costs of connection and any infrastructure upgrade will be 
confirmed by application to the relevant supplier in due course 

2.3.4 Telecoms: 
Telecom services are available. 

 

2.4 Building Regulations Issues 

2.4.1 General 
An initial verbal consultation has been carried out with Building Standards. 
 
Work to an existing building will allow some flexibility in meeting certain standards. In many 
cases the fact that provision is being improved will be satisfactory and there will be relaxation 
in meeting some current standards. Regulations relating to issues of safety such as, for 
example, means of escape and fire protection are less likely to be relaxed and it is obviously 
good practice to try to meet regulations but as long as the current position is not made worse, 
the test will generally be ‘as far as reasonably practicable’.   
 
Regulations relating to issues of safety such as, for example, means of escape and fire 
protection are less likely to be relaxed.  
 
A new-build will obviously need to meet all current standards. 
 

2.4.2 Flat 
The provision of a flat will be classified as a conversion and this area will be required to meet 
current standards as far as possible. However, the flat can be considered as residential 
accommodation within a non-domestic building and therefore does not require the full 
degree of acoustic and fire separation that would be required by a separate dwelling. 
 
Full wheelchair accessibility would not be required. It will therefore be a matter of policy for 
the Congregation to confirm that any limitation on use is acceptable, for example that 
alternative accommodation can be obtained for a visiting minister who is a wheelchair user.   
 
If it were intended at a future date to let the flat separately, then these are issues that would 
need to be considered. 

2.4.3 Insulation 
It has been assumed that a major internal refurbishment will be used as an opportunity to 
bring the existing building up to as close to current standards as reasonably practicable. While 
this will inevitably result in the loss of original fabric, the building is not listed and there is an 
over-riding need to reduce running costs and to contribute to a reduction in energy loss and 
emissions consistent with wider stewardship considerations. 

  



Leslie Burgher  Chartered Architect   9 

3 Design Brief 
The following provision was requested for both existing and new build options: 
 

• Worship space for 80, also flexible for other uses during the week. 
• Small Hall for meetings of 12-18 with moveable partition to open into main space 
• Vestry - twice as big as present 
• Accessible toilet plus 2 more, including baby change 
• Small well-equipped kitchen 
• Accommodation for visiting staff to be entrance hall, living area with kitchen, two 

bedrooms, bathroom 
• External space for parking and for outside activities to suit both the Church and Flat 
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4 Options 

4.1 Introduction to Options 
In evaluating the three options it has been necessary to produce outline designs to examine 
the opportunities and limitations of each and to quantify the building work required to carry 
out each so that budget costs can be derived. 
 
These are not completed designs. The finished project should be developed with full 
consultation and a dialogue between the Congregation and their design team. Completely 
different decisions may be made about layout, organisation and appearance, but these will 
not change the magnitude of the work required and therefore the costs.   

4.2 Option 1 - Demolish and new-build 
A proposed new build plan is required for Option 3. Because the more limited site area in the 
option places limitations on layout, that option has been designed in detail to suit that 
situation but costs will be broadly the same. 
 
As the difference between new-build costs and the cost of building restoration is likely to be 
due to the size of the building the plans reflect a fairly tight interpretation of the brief. The 
new-build is assumed to be of timber frame construction externally faced with blockwork and 
with a concrete tile roof to reflect current typical domestic construction in Orkney. The design 
has been made deliberately fairly traditional and modest to keep costs down. However it is 
assumed that in order to give the building some character and to avoid the sanctuary space 
being too oppressive, this area will have a raised ceiling and a steel frame structure. A feature 
window in the gable has been indicated. In choosing the appearance of a new-build, the 
Congregation may wish to pursue a more innovative and modern design. Planners may 
require a slate roof to be in keeping with the existing building.   
 
Heating will be by means of air-source heat pump with underfloor heating. 
 
This option will require Planning Consent for demolition and as noted above, it has been 
indicated by Orkney Islands Council that this would not be forthcoming. Since the cost of the 
new-build will be similar to Option 3, there will be additional costs for demolition and no 
income from sale of the existing building, Option 1 is considered to be the least practical 
Option. 

  



Leslie Burgher  Chartered Architect  
 11 

4.3 Option 2 - Refurbish existing building 
Retaining the existing building maintains the history of the site and the collective memory of 
the Congregation. The existing building has character and a presence in the village which will 
be harder to create in a new building. The existing structure of the building exists and the cost 
of conversion will be less per square metre than a new building. However, conversion of the 
existing building imposes some limitations on layout and design and overall the volume is 
probably larger than is needed. Maintenance costs may be higher and ongoing maintenance 
of a larger building may be more expensive, although high quality stonework materials may 
be longer lasting. There is some uncertainty over the condition of the roof. 
 
The proposal for refurbishing the existing building is one of three presented to the 
Congregation at the meeting in January 2022 and this was the preferred version.  
 
In this option the new flat is proposed upstairs, in broadly the location of the existing gallery. 
This maximises the interconnection of the usable public space at ground floor level. The 
existing stairwell would become a protected zone providing access to the flat as well as 
secondary access and fire escape from the church. 
 
A new entrance is proposed through the existing vestry which would provide access to the 
existing hall and church. These would be linked by forming an opening with movable screen 
in the existing archway to the west of the sanctuary. This would allow for larger services. 
 
The kitchen, vestry/meeting room would be located in the lower ceilinged area below the flat. 
The existing toilet would be retained and augmented.  
 
A lowered ceiling would be formed at the level of the lower truss members to reduce the 
heated volume by more than 20% in the sanctuary and by approximately 33% in the hall. This 
will still allow for ceiling heights in excess of 2.4m in the flat and the rooms below it. 
 
It is anticipated that walls will be fully stripped back and new internal linings provided to 
bring insulation up to current standards. A new concrete floor will be laid with underfloor 
heating. 
 

 
 

  



Leslie Burgher  Chartered Architect  
 12 

4.4 Option 3 – New build and sell existing building 
There is space within the land in ownership of the Congregation to construct a new building 
which meets the brief as described at Option 1 above. 
 
The cost of new build will likely be higher for the same floor area than a renovation, but the 
built volume can be more tightly controlled. There will be additional site costs but the disposal 
of the existing building will raise some funds. The building is located within the Orphir Village 
settlement and located on an existing bus route and therefore is likely to be favoured for 
redevelopment.  In recent times the sale of church buildings in Orkney has proved difficult 
and the sums raised have been relatively low. The sale of the building will mean that the 
Congregation will lose control of the use of it and this could prove detrimental to the overall 
site in future. The existing wooded area will need to be built upon.  
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5 Costs 
In all options the sale of the manse and land in Stenness can be assumed as a contribution to 
the project costs. These have been valued at £275,000 and £50,000 respectively. 
 
In Option 3 the valuation of the existing Church has been put at £75,000, although there is 
considerable uncertainty in this valuation and it is noted that similar properties have proven 
hard to sell in Orkney. It should be noted that anyone seeking to purchase the building will be 
faced with similar costs to Option 2 to bring it up to current standards or convert it for 
housing use. 
 
Building costs are conventionally stated without VAT as each organisation has its own VAT 
rules and requirements and VAT rules change from time to time. This should be investigated 
with specialist advice from an accountant or VAT specialist. All figures are quoted without 
VAT. 
 
As is conventional, additions have been made as a percentage for: 
· Preliminaries: (10%)Contractors’ costs for site management, overheads, etc 
· Contingencies: (10%) An allowance for unforeseen costs such as hidden defects in 

existing buildings, site conditions etc. 
· Fees: (15%) Professional fees (Architect, Quantity Surveyor, Structural Engineer, Services 

Engineer, Fees payable to Planning and Building Standards Authority (OIC) 
 
In deciding on a project budget an allowance may also need to be made for inflation if it is 
expected to take more than a year or so to raise funds. Construction costs have been 
particularly volatile in the last few years. 
 
Costs can only become firm once a fully designed building project has been approved by the 
relevant authorities and priced by a Contractor. 
 
The costs for the three options, as assessed by Orkney Surveying Services, are as follows: 

5.1 Option 1: 
The costs for Option 1 are essentially the same as for Option 3, but without the benefit of 
income from the sale of the building and the additional costs of demolition. This will make it 
far and away the most expensive option. As demolition costs are hard to quantify and It has 
been indicated that Planning Consent would not be granted, no further analysis has been 
carried out.  

5.2 Option 2: 
Construction Cost: £375,000 (incl prelims, contingencies and fees; ex VAT) 
Floor Area: 275 m2 

Cost/m2: £1363.80 

5.3 Option 3: 
Construction Cost: £393,000 (incl prelims, contingencies and fees; ex VAT) 
Floor Area: 210 m2 
Cost/m2: £1871.30 
 
The cost has been based on a concrete tiled roof. If the roofcovering was to be slate, either by 
preference of the Congregation or requirement by the Planning Authority the cost would be 
approximately £25,000 more. 
 
If Option 3 were enlarged to the same floor area as Option 2 the comparable cost would be 
around £515,000  
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6 SWOT Analysis 
 

6.1 Option 1 
 
Strengths 

· Provides ‘Clean sheet’ 
· New building can be minimum volume 

thereby reducing capital and running 
costs 

· Retains maximum free site area allowing 
for future or supporting development 

 
 

Weaknesses 
· Removes history and character of 

building 
· High Costs of Demolition 
· Most expensive of all three options 

 
 

Opportunities 
· Space for renewable energy options 

Threats 
· Will not be supported by Planning 

Authority 
 

6.2 Option 2 
 
Strengths 

· Retains some character and history of 
existing building 

· Retains some free site area allowing for 
future or supporting development 

· More space 
· Quality of existing materials – stone and 

slate 
· Lowest cost option 

 

Weaknesses 
· Additional costs of traditional building 
· Some compromises will be imposed on 

size layout etc 

Opportunities 
· Acceptable to Planning Authority 
· Space for renewable energy options 

 
 

Threats 
· Ongoing need for/cost of repairs 

 

6.3 Option 3 
 
Strengths 

· New building can be minimum volume 
thereby reducing capital and running 
costs 

 
 

Weaknesses 
· Loss of history and character 
· More congestion to site leading to loss 

of garden area 
· Building has less space 
· Less durable modern materials 

 
Opportunities 

· Likely to be acceptable to Planning 
Authority 

· Sale of existing building offsets higher 
costs 

Threats 
· Low value of existing building 
· Difficulty in selling existing building 
· Loss of control over existing building 
· Planning Authority may place limitations 

on building design 
· Higher costs 
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7 Cost Breakdowns  



1429A EXISTING BUILDING Orphir Church

1429A Existing Building, Orphir Church Total

Element Title £ p
1 Substructure 27,525.00
2B Upper Floors 4,500.00
2C Roof 12,250.00
2D Stairs 35,000.00
2E External Walls 37,050.00
2F Windows & External Doors 32,350.00
2G Internal Walls and Partitions 19,000.00
2H Internal Doors 13,800.00
3A Wall Finishes 8,500.00
3B Floor Finishes 4,000.00
3C Ceiling Finishes 6,750.00
5A Sanitary Installations 6,450.00
5C Disposal Installations 2,350.00
5D Water Installations 15,000.00
5F Space Heating 20,000.00
5H Electrical Installations 15,000.00
6A Site Works 10,000.00
6B Drainage 0.00
6C External Services 0.00

Sub-Total: 269,525.00
10% Prelims: 26,952.50

Sub-Total: 296,477.50
10% Contingencies: 29,647.75

Sub-Total: 326,125.25
15% Fees: 48,918.79

TOTAL: 375,044.04

Floor Area (m2) = 275

Rate/m2= 1,363.80



1429B PROPOSED NEW BUILD Orphir Church

1429B Proposed New Build, Orphir Church Total

Element Title £ p
1 Substructure 35,350.00
2A Frame 7,500.00
2C Roof 18,210.00
2E External Walls 32,250.00
2F Windows & External Doors 20,200.00
2G Internal Walls and Partitions 14,250.00
2H Internal Doors 10,775.00
3A Wall Finishes 4,750.00
3B Floor Finishes 3,600.00
3C Ceiling Finishes 11,875.00
5A Sanitary Installations 5,750.00
5C Disposal Installations 2,100.00
5D Water Installations 15,000.00
5F Space Heating 20,000.00
5H Electrical Installations 15,000.00
6A Site Works 42,300.00
6B Drainage 6,000.00
6C External Services 17,500.00

Sub-Total: 282,410.00
10% Prelims: 28,241.00

Sub-Total: 310,651.00
10% Contingencies: 31,065.10

Sub-Total: 341,716.10
15% Fees: 51,257.42

TOTAL: 392,973.52

Floor Area (m2) = 210

Rate/m2= 1,871.30
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