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Historic Scotland’s Contribution to the now dire state of

Alexander “Greek” Thomson’s Egyptian Halls dating back to Year 2000.

It's argued constructively that Historic Scotland contributed pivotally and so, so unexpectedly to the creation of
the now acknowledged complex issues circa 2000-2001 by failing to take full cognisance of how important a
building the Egyptian Halls was before it derailed the approved and infinitely superior preservation scheme?
Especially when the following was known and is in fact detailed on the Buildings at Risk Register (see APP Al).

December 1990: External inspection reveals the building to be in poor condition, with the upper floors vacant for
over 10 years.

January 1991: A Repairs Notice is served. Glasgow District Council considers compulsory purchase.

August 1995: The Scotsman reports that consent has been granted for restoration. The building currently suffers
from weakened concrete floors and rotten windows and the external walls require stabilisation. Proposed works
include stone-cleaning, re-roofing, and rot eradication.

March 1996: A Compulsory Purchase Order is announced to the press.

1997: The Atrium Hotel Company expresses interest in developing the building. Feasibility studies are
undertaken.

23 March 1998: Press reports note that the owners of the upper 2 floors are contesting the Compulsory Purchase
Order, halting restoration plans.

11 July 2000: The Scotsman reports that a Dundee businessman, Mr Derek Souter, hopes to restore the building
and is awaiting news of grant aid applications to Historic Scotland and Scottish Enterprise.

7 September 2000: The Glaswegian reports that both Scottish Enterprise has withdrawn its offer of grant
aid and Historic Scotland has reduced its, the project is unlikely to proceed.

Let’s be unequivocal this was 22 years ago and without doubt even then was a “fairly dire” situation (see App
A2). Why did Historic Scotland then derail the brilliant Year 2000 scheme by reducing grant funding by 75% when
it was asked to increase it by 33% to fund a 100% Conservation Scheme compared to the significantly flawed
and destructive but was approved scheme. (see APP B) As a result HS became pivotal to creating the
environment for a minor CPO Amendment to cause originally a 12 year delay and now a 24 year delay and who
knows will the Egyptian Halls ever be preserved, or indeed will it be demolished as was noted in the MOS Sept
2000 (See APP C)

HS then attempt to obfuscate accounting for the consequences of this UNBELIEVABLY PERPLEXING
DECISION via the then HS /HES Case Manager Thanks for your email of 17" January 2011 to Scottish
Ministers regarding the Egyptian Halls Project. And as this is an ongoing grant issue, Historic Scotland | have
again been asked to reply_ “This is a commercial project being taken forward by a private owner and where there
is a projected return being delivered. The purchase decisions, advance knowledge of the repair implications and
the needs of future development proposals have been taken with the full knowledge of the company or individual
involved. Therefore the approach taken by Historic Scotland in respect of the Egyptian Halls proposals is entirely
consistent with our standard practice.+ And this is wholly misformed given the following key facts.

1) It has never been a commercial scheme; to suggest then and to still suggest ignores reality and fact.

2) The Year 2000 scheme to discharge the 1991 LBRN was predicated on a successful CPO. And then a
continuation of at least £1.39M of grant funding from three public sector bodies (GCC £150k, HS £990k,
GDA £250K awarded to the original scheme that was approved and was to remove and replace the
unique cast iron frame and floors (See APP B).

3) Note neither GCC or HS or combined had commissioned any independent structural review before
approving the removal of the cast iron frame circa 1997 application (see APP B).

4) So after USP and USD architects and structural engineer’s save the building and reconcile the legal
impasse that has held up the project for three years. GCC set a 30 month timescale once title was
conveyed to USD as per Dec 1999 CPO Agreement.

5) All that was needed was for the public sector to turn up with their funding. As the ground floor
consortium led by USP had in place circa £1.2M plus USP had agreed to fund the purchase of the
Upper Floors for £600k. So when HS reduced the grant the aforementioned was blown to smithereens
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And it then took circa 18 Months + to reconcile, which allowed GCC to somehow (and | agree this is a
mystery) to not disclose the CPO contract breach and that they could not convey the title; fudging this
by stating they’d had to change title conveyance from a GVD to a Notarial Instrument. If HS had not
reduced the grant, title would have been asked for within 3 months and GCC would not have had
the leeway to fudge.

So to be clear this unbelievably misformed decision (founded upon non -professional advice) was made
by HS deciding Union Street should have the same value as St Vincent Street and also ignoring expert
professional advice to the contrary before and after it made this decision (see APP D).

In fact it then took until Jan 2010 to reconcile the title issues 144 months on from the CPO Amendment
and it was USP that achieved this, which GCC has acknowledged e.g. GCC July 2010. “As you may
know the Council has been working with USP Properties, the developer has committed very significant
expenditure on bringing the building into a single ownership, on preparing a range of technical and
conservation studies, and development appraisals for a variety of potential end uses.

HS Officers appeared to have also lacked the architectural knowledge to both appreciate understand
the unique structure instead of only appreciating the “facade”-(See APP C and E). Never forget both
GCC and HS approved in 1997 the removal of the unique cast iron frame.

In 2011 USP applied for Demolition citing non- collaboration (SHEP (i) and non-viability (SHEP iv) £8M
Dev Apps deficit (see APP F and APP G) remarkably GCC and HS disagreed with this due to deciding
the building was a single title when in fact it was then co-owned by USP (Ground Floor) and USI (Upper
Floors). And the building was in a sound structural state despite never carrying any surveys (see APP F)

USP would have won any appeal. And if USI would have succeeded with any separate application by
citing SHEP Test (iii) given the proven Ground Floor non viability was recognised by both GCC and HS
it meant USI could not develop the FOUR star hotel on the Upper Floors, which HS had encouraged
USI strongly to secure Heads of Terms for. But both USP and USI were then persuaded to apply for
Planning Approval that would see the then £8M deficit funded. Planning was approved early 2013 but
the promised public sector funding was not. And near a decade later the situation is increasingly dire.

Successive Culture Ministers have refused to carry out CPO Reviews since 2008 although there were
discussions and a meeting on this July 2017 attended by Dara Parsons, Louisa Humm, David Seers,

and Dr Andrew Burke but it was not instructed. Since then even more compelling evidence for a CPO
Review has been collated primarily from GCC and also HS reports, documents, and correspondence,
which can be accessed via http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf
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So again how HS can claim Jan 2011 USP/USD should have been aware of all the factors it claims it
should give HS was also unaware of the same significant and relevant factors?

The Egyptian Halls was never a commerical project given the problems started 1980 — 42 years ago.

And today the causal consequences continue to coalesce which renders HS’ statement Therefore the
approach taken by Historic Scotland in respect of the Egyptian Halls proposals is entirely consistent with
our standard practice was then and still is wholly misformed.

And has Egyptian Halls become or already is a Dangerous Building and is now to be raised for
immediate assessment by all stakeholders. To remedy this requires circa £25M+ is spent on Repairs
URGENTLY. Or if not then the only option is Demolition given public safety protection is paramount.

Skim http://www.egyptianhalls.co.uk/StructuralMovie.html which reinforces the Scaffolding in place since
mid 2008 cannot be removed until a full scheme of Repairs that discharge the 1991 LBRN and 2008
Deed of Conservation Burden is approved, funded and implemented. And this will take at least 3-4 years

The option for Temporary Repairs that could allow the Scaffolding to be removed would cost circa
£4.2M+ and will be with GCC shortly for assessment. And would have to be funded from the public
purse. Further the deterioration would continue and the financial deficit would continue to increase. GCC
would also have to indemnify the co-owners based on public safety legal advice received since 2014.

Further the Scaffolding that has been protecting public safety since 2008 requires to be replaced early
2023. Now if this circa £100k cannot be funded then the current scaffolding will have to be removed.
The potential then for the Egyptian Halls to be defined as a Dangerous Building could shortly become a
reality. And require immediately pre-applications for Demolition citing SHEP Test (ii)

Any application of SHEP Tests (i), (iii) and (iv) which it's believed unequivocally the benchmarks are met
is maybe be what is then required to finally Slice The Gordian Knot. And this would allow HES, Culture
Minister, Scottish Government, GCC and all the combined Heritage stakeholders to assess in detail


http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf
http://www.egyptianhalls.co.uk/StructuralMovie.html

Appendices accessible via

® Appendix A
Deterioration Timeline 1980-2022.

® Appendix B
Dec 1998 and Jan 1999 - Remarkable praise for the Year 2000 100% Conservation
scheme by Greek Thomson's greatest champion.

® Appendix C
Sept 2020 - MOS speculates the Egyptian Halls maybe have to be demolished.

® Appendix D
GCC's own Buildings at Risk Register states 7th September 2000: The Glaswegian
reports that both Scottish Enterprise has withdrawn its offer of grant aid and
Historic Scotland has reduced its, the project is unlikely to proceed. So
unequivocal proof 24 years ago the public sector derailed the scheme!! And
crucially its implementation was dependent on awarded grant funding.

® Appendix E
Jan 2001 - HS's non expert valuation/rationale to reduce grant by 75% and not
increase it is completely discounted.

® Appendix F
Jan 2010 - HS state they can only grant fund towards the fagcade’s preservation;
failing completely to comprehend the architectural importance of the cast iron
frame and overall structure.

® Appendix G
Aug 2010 - HS confirm it has carried out no technical studies due to the 100%
project being non-viable.

® Appendix H
Feb 2011 - Expert Chartered Surveyor advice stating USP meets SHEP benchmark IV.



® Appendice A
Deterioration Timeline 1980-2022



Egyptian Halls Deterioration Timeline 1980-2020

The following details a chronological pattern of increasing and accelerating deterioration, which
has impacted upon the now completed WRD survey.

December 2019 - Existing building 100% preservation ergo Year 2000 approved scheme,
all but impossible to achieve due to approximately 85% of the structure will need to be
replaced and the fact the magnificent fagade is then not self supporting and it’s also
commercially non fundable.

And lets go back many, many years to 1998 to where it all began and where one single error 22
years ago relating to a unilaterally imposed, legally irreversible CPO Amendment, which was
founded upon inaccurate structural assessment has all but sealed the fate of the Grade A world
renowned Egyptian Halls.

December 1990: External inspection reveals the building to be in poor condition, with the upper
floors vacant for over 10 years. Developers have expressed an interest but the principal owner
lives in Hong Kong and does not wish to sell.

January 1991: A Repairs Notice is served. Glasgow District Council considers compulsory
purchase.

September 1995: Local planners report that the condition is deteriorating with extensive stone
repairs required. Repairs are subsequently undertaken following an Urgent Works Notice.

August 1995: The Scotsman reports consent has been granted for restoration. The building
currently suffers from weakened concrete floors and rotten windows and the external walls
require stabilisation.

March 1996: A Compulsory Purchase Order is announced to the press. (An integral part of this
agreement is GCC becoming liable for Maintenance as per CPO Terms and Conditions)

Extracts from GCC Buildings at Risk Register
Development Works Summary 1998 - 2010

The following are extracts from the presentation to GCC and HES in July 2014 by TMP/ADDISON
CONSERVATION. Which support the indications appeared to be that GCC had not been carrying
out planned or comprehensive Repairs and Maintenance works during the CPO process in 1996
to 2010.

1997 — Many of the then owners and tenants (Client Group) in the Building had a design team
appointed. They also had proposals to Repair the Building progressed, tenders obtained and a
contractor about to be appointed to undertake the repair works. Those clients and their architect
made the following statements to TMP.

1. The fagade was not tied to the rest of the building and could collapse into Union Street at any
time.

2. The concrete floors had been tested and the concrete was of such poor quality it was
incapable of carrying a load.

3. Historic Scotland and City of Glasgow Council had accepted those proposals including items 1
and 2 above. As a result substantial grant support was offered.



1999 — TMP in conjunction with John Addison (Structural Engineer) undertook detailed
inspections of the building and historical record sources. Detailed information and repair
proposals followed. TMP and John Addison then informed the various parties that:

a) The front elevation was tied to the rest of the building.

b) The lime concrete floor slabs were not load bearing slabs but had other purposes, and as such
the material was acceptable.

c) The building was not about to fall down, and that it could be repaired and saved.

1999 - TMP on behalf of the upper floor owners cleared the interior of the upper floors of all later
fit outs and rubbish:

a) The building interior was left clean with substantial areas of plaster remaining on the walls and
ceilings as sound finishes. The timber floors were also sound.

b) There was little evidence of water leaks through the roof.

c) Many of the windows were arranged in a semi — open position to allow necessary ventilation of
the building.

YEAR 2000: Mike Fraser at City of Glasgow Council sent a letter expressing concerns about the
condition of the building and the need for action.

2002 - 2008: At different times over that period TMP had steeplejacks remove items of loose
stone from the fagade to a place of safety inside the building.

2002 - 2009: On a few occasions during that period Historic Scotland, Building Control and the
Planning Department reluctantly visited the building with us. Building Control resisted going
through the building while declaring the building safe and sound.

2002 - 2011: TMP over this period produced relevant reports (detailed earlier) on the building at
the request of both Building Control and in particular the Planning Department.

2004 - 2006: Glasgow Council did some temporary repairs to the flat roof. They shored up some
windows and closed the windows. Structural bracing was fixed to the rear wall.

Circa 2006: TMP noted the Council had closed the building with no through ventilation. Internal
conditions got very bad due to no cross ventilation and continuing water ingress. The result of
which was spreading rot, plaster falling off walls and ceilings, as well as timber floors rotting and
collapsing. Deflection in the roof structure was noted. Corrosion occurred in the iron frame.
Masonry walls, concrete floor slabs etc were saturated in several areas.

2002 - 2008: Water ingress was getting worse and on occasions reaching the basement. Large
areas of the building fabric became saturated.

Circa 2008: Union Street Properties achieved early resolution of the CPO to assist City of
Glasgow Council. Meanwhile Union Street Properties had internal rainwater pipes repaired and
blockages cleared. That greatly reduced the water ingress.

Jan 2010: GCC confirms USP has reconciled the CPO title transfer problems GCC’s CPO
Amendment had caused. However this had caused a very avoidable decade long delay during
which deterioration had increased significantly costs had trebled and all preservation schemes
had become commercially non viable according to both GCC and Historic Scotland.



Conservation/Preservation opinions and advice by TMP/Addison Cons.

2013 - 2014: Glasgow City Council applying extreme pressure to remove the scaffold. They
wanted to cover the fagade in netting. TMP and JA repeatedly advising that the scaffold should
not be removed. It would be detrimental to the building and create risks to the public. Reinforced
by a detailed technical report, submitted, to the Planning Dept explaining the issues and why the
scaffold had to stay on the building.

Circa 2016: The Planning Dept and Building Control decided to undertake a detailed inspection
of the fagade from the scaffold. GM accompanied them from TMP. At one of the intermediate
levels on the scaffold a small piece of masonry fell unexpectedly from an upper level and landed
beside Ms S. Connolly (Senior Planning Officer). Understandably it caused a real concern. These
events demonstrating that failures in various aspects of the masonry fagade will continue to be
random and likely without warning, until such time as the comprehensive, integrated scheme to
repair the fabric and develop new uses for the building are complete.

8 January 2019 - “Derek, | think it is reasonable to define the scaffolding as a key part of
significant and essential on going building works having particular reference to the fagade and
safety.’ Kind Regards- George Morrison-THE MORRISON PARTNERSHIP-Edinburgh.

August 2019 - WRD (new Structural Surveyors) opinion outlined earlier reinforces
comprehensively the long given but ignored expert advice and commentary provided by TMP/Add
Cons to GCC that the Scaffolding has both a structural role and also an even more important
safety role. Why GCC fails to take proper cognisance of this is worrying. Why GCC chooses to
found their internal opinions on non-expert advice is perhaps even more worrying.

Sept 2019 - given the WRD recommendation as follows “We would also note as per our previous
recommendations that the sides of the scaffolding at each end our closed up so the risk of any
falling stone at these ends is contained within the scaffolding. In addition we would also suggest
that the top scaffolding boards are enhanced to act as a crash deck in the event of any of the
larger stone parapet elements falling onto it “

Dec 2019 - the scaffolding platform has now been strengthened for combined structural and
public safety reasons based on following expert advice from now a second conservation
accredited expert structural engineer. And to repeat compare this with GCC’s non-expert
advice/recommendations/demands that with repairs to the fagade the scaffold can then be
removed safely and thereafter the floors and walls can be sorted!!

December - 2019 WRD Structural Survey now issued - Top Line Conclusions

» The Egyptian Halls is now structurally unpredictable.

* Progressive collapse a growing issue, hence a Protection Platform has been designed and
Installed as of 12" December.

» The floors have an average strength of 15% and now are recommended to not be walked
upon.

» The parapet is not tied to any part of the building and is perched on top of a fagade tied to
15% strength floors and potentially could fall onto street.

» There is by direct consequence a diminishing window of opportunity to achieve fagade
retention.

» If not achieved then Demolition is the only alternative.



® Appendice B

Dec 1998 and Jan 1999 - Remarkable praise for
the Year 2000 100% Conservation scheme by Greek
Thomson'’s greatest champion.
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The Egyptian Halls Year 2000 Approved and Brilliant 100% Conservation Scheme
What caused this to fail 21 years ago?
Please read overleaf these ringing endorsements by arguably Greek Thomson'’s greatest champion
1) Letter to GCC DRS 12" November 1998
2) Letter to Historic Scotland 12" November 1998
3) Letter to John Addison - Structural Engineer 16" January 1999.

And then the following

EVIDENCE OF EFFECTIVE COLLABORATION THEREAFTER BETWEEN GCC AND USD/USP

“Union Street Developments Ltd (USD) had now purchased the interests of Portfolio Holdings in the building and
wished to enter into an agreement with the Council, thus becoming the Council’s new partner; and completion of
the CPO and transfer of the property to USD would result in a single ownership being achieved for the ground
and upper floors of the building, which would allow the objection to the CPO to be dropped, clearing the way for
the repair of the building to proceed.

“After consideration, the sub-committee authorised the Director of Protective Services to enter into an agency
agreement with Union Street Developments Ltd. DRS Prop Sub Committee, December 1999

ENDORSEMENT OF THE SUPERIOR SCHEME BY GREEK THOMSON’S GREATEST CHAMPION

“The Council did the right thing and started compulsory purchase proceedings against the delinquent owners of
the upper floors. “Now after legal wrangles majority ownership has been acquired by Dundee Developer Derek
Souter, who has commissioned an admirable conservation report from good architects and structural
engineers. “The resulting proposals for a conservative restoration of the whole structure, including the
remarkable iron framed interior, has won backing from Historic Scotland.” Private Eye, Piloti (Professor
Gavin Stamp) Jan 2000

FURTHER EVIDENCE OF EFFECTIVE COLLABORATION BETWEEN GCC AND USD/USP

As you may know the Council has been working with USP Properties, the owners of the magnificent grade A
listed Egyptian Halls building in Union Street Glasgow for many years in order to help them bring the building
into a single ownership and, having achieved this, to bring forward suitable proposals for the refurbishment of the
building for an appropriate productive use. “A considerable amount of correspondence and many meetings, over
a prolonged period of time, have already taken place between the developer and his agents, the City Council and
Historic Scotland, - and the developer has committed very significant expenditure on bringing the building
into a single ownership, on preparing a range of technical and conservation studies, and in completing both option
and development appraisals for potential end uses. GCC’s Bailie Cameron to Minister Hyslop July 2010

HOW TO SLICE THE GORDIAN KNOT

“There are some complex issues around Egyptian Halls. Solving those issues will need some creative
solutions. It needs creative approaches to design and engineering, but also creative approaches to funding. It
also needs a commitment from all involved to continue to discuss and test a wide range of options”
Dara Parsons HES Feb 2020

“USP and US| offer GCC and HES private and confidential, without liability discussions to ensure the Egyptian
Halls are preserved and returned to long-term commercial sustainability — at the least cost to the public purse
while delivering for the long-term investors a commensurate agreed return. 2020 (in effect mid 1998 onwards)

And then conjecture why this brilliant scheme was not implemented 20+ years ago? What caused scheme
costs to skyrocket, deterioration to accelerate and what caused defeat to be snatched from the jaws of
victory? Starting with the fact the 1996 CPO failed due to a GCC error of judgement late 1997/early 1998
which predates all of the aforementioned.

The Egyptian Halls Building Preservation Trust
26 Foundry Lane Dundee DD4 6AY
Telephone: (01382) 451702 Fax: (01382) 456778
Email: derek@djscm.com
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Rodger McConnell
Director

Physical and Economic Regeneration
Glasgow City Council
20, Trongate, G1 5EY

EGYPTIAN HALLS, UNION STREET

We are very glad to learn that the legal impasse which prevented the planned
restoration of Egyptian Halls earlier this year is now likely to be resolved. Our
understanding is that, having bought out Mr Dyer, Mr Derek Soutar of Dundee now
owns 84% of the building and is in a position to proceed with the necessary work.

I have read the reports by Peter Stephen & Partners and by the Morrisen
Partnership, architects, both dated October 29th, 1998, and am lmpressed by thclr
cautious and resectfu] attltude tn Thomson's bulldm e appla

Indeed there were

aSpects of the earhcr pmposals for the rchablht.mun of Egyptlan Halls - particularly
regarding strengthening the iron structure and stone-cleaning - with which we were
not at all happy but which we supported if the only altemnative was to be the loss of
Thomson's extraordinary commercial masterpiece. We are therefore glad to find that,
in the present proposals, the rear circular staircase is now to be retained and that the
purpose of the so-called 'concrete’ infill on each floor is now properly understood.

This letter is to record our support for the repair and stabilisation proposals
made by Peter Stephen & Partners and the Morrison Partnership and to cxpress the
hope that, if they are adopted by the building's majority owner, they will receive the

necessary consents and support so that work can proceed as soon as possible.

Gavin Stamp
Chairman
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12th December, 1998

John R. Hume
Chief Inspector
Historic Scotland

.ongmore House, Salisbury Place
Edinburgh EH9 1SH

EGYPTIAN HALLS, UNION STREET, GLASGOW

We are glad to learn that the legal impasse which prevented the planned
restoration of Egyptian Halls carlier this year is now likely o be resolved. Our
understanding is that, having bought out Mr Dyer, Mr Derek Soutar of Dundee now
owns 84% of the building and is in a position to proceed with the necessary work

the reports X !
Partnership, architects, both dated October 29th, 1998 and am 1mpressed by thr:ir
cautious and respectﬁ.l[ attltude to'l homson s bu1 ldmg Indccd ' .

regarding strengtrhening the iron structure and stone-cleaning - with which we were
not at all happy but which we supported if the only alternative was to be the loss of
‘Thomson's masterpiece. We are therefore glad to find that, in the present proposals,
the rear circular staircase is now to be retained and that the purpose of the so-called
‘concrete’ infill on each floor 1s now properly understood.

This letter is to record our support for the repair and stabilisation proposals
made by Peter Stephen & Partners and the Morrison Partnership and to express the
hope that, if they are adopted by the building's majority owner, they will receive the
nccessary consents and support 50 that work can proceed as soon as possible.

Gavin Stamp
Chainman

doo3
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THE ALEXANDER THOMSON SOCIETY

1 Moray Place, Strathbungo, Glasgow G41 2AQ
Telephone 041 423 3747

*=CEIVED

i JAN 1998

16th January, 1999

John D. Addison
Peter Stephen & Partners, Consulting Engineers
15, Annandale Street
Ldinburgh EH7 4AW
// 4 A
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EGYPTIAN HALLS

r
.

Thank you for your letter of January 14th. [ enclose copies of the letters I sent
to the Council and to Historic Scotland a month ago.

And thank you for the reference to the Glasgow Herald article about the
Gordon Street fire. [ had forgotten that it was cited in Graham Law’s article, but that
must have sent me off to the Mitchell Library to find it.

Yes, do please keep me informed about developments with this project. The
book of the Thomson Exhibition goes to press at the beginning of February, and it
would be nice 1o say in the List of Works that the restoration of Egyptian Halls is
about to proceed.

doog

Founded in 199] o0 protect and promote the work of the Scotdsh architect Alexander ‘Creek’ Thomson {(1817-1875)

Patrons Professor Andor Gomme, Professor Andrew MacMillan
Registered as a society for charitable purposes SC02144%



® Appendice C

Sept 2020 - MOS speculates the Egyptian Halls maybe
have to be demolished.
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Our Ref: DJM/LD/GP3735/2303002

Historic Scotland
Langmore House
Salisbury Place
Edinburgh

EH9 1SH

FAO Ms Shelagh Thorne

23 March 2001

Dear Sirs

EGYPTIAN HALLS
UNION STREET, GLASGOW

International Property Consultants

48 St Vincent Street
Glasgow G2 5TS

Telephone 0141 221 2897
Fax 0141 221 1949
E-Mail: david.murdoch@chesterton.co.uk

DX GW372 Glasgow

Your letter of 15 March 2001 to Mr Souter of Union Street Properties has been referred to
me. | believe you have forwarded a copy of my report to the District Valuer and note that his
opinions differ from mine, although | do not appear to have any details on his approach.

While | would not be unduly surprised or concerned to find that there were small differences
of opinion in yields or rents, as valuation is of course a matter of opinion, | do consider there
is a fairly major funding shortfall on the refurbishment of the upper floors. To illustrate this, |
attach a brief analysis which shows the shortfall in achieving what | understand is the
minimum scheme which you would support, namely Scheme B (referred to in my report)
namely creating a fully refurbished shell on the upper floors, ready for fitting out.

| will be pleased to discuss this with either yourself or the District Valuer and look forward to

hearing further in order that the way ahead can be determined.

Yours faithfully

DAVID J MURDOCH, FRICS
Director Of Professional Services




Derek

They are comparing apples and pears [ witness to this is the struggle which
the owners of other upper floor space have in this location eg 78/82 Union
St.currently at £6 - £7per sq ft compared to prime rents over £20psf]. It is top
grade space that is performing well. The Union St space will never be top
grade on account of

[a] the lines of columns breaking up the floor space

[b] the deep configuration with consequent limited natural light

[c] the long narrow entrance and winding stair which are restricted compared
to modern standards

[d] this will be a refurb not a demolition and rebuild - nb even a demolition and
rebuild behind the facade cannot be justified - witness the discounted rents on
Ca' dora(Union St] and Wellington House[Wellington St]

[e] Union Street is not a popular office location.

[f] the completed investment on the upper floors will have a limited demand in
the market as growth prospects will always be restricted by [a] - [e] above.
We are only forming offices because there is no other viable use of all of the
space. You will recollect my earlier suggestion that we simply secure the
upper floors wind and watertight and quietly forget about them...looks as
though this will be the best way unless grants are forthcoming which would
allow a proper scheme.Without grant assistance for the full shortfall there can
be no commercial justification for proceeding. With the upper floors wind and
watertight., you will be able to put the retail tenants on a proper footing
[largely at their own expense!!].

David






Subject: £20M REGENERATION PROJECT STYMIED AND IS DEMOLITION NOW THE
UNTHINKABLE ALTERNATIVE FOR THE EGYPTIAN HALLS?

Date: Wednesday, 19 May 2010 15:23

From: Derek Souter <derek@djscm.com>

To: Stephen Pollock

<CabinetSecretaryforFinanceandsustainablegrowth @scotland.gsi.gov.uk>, Mags
Nicholoson <ceacminister@scotland.gsi.gov.uk>

Cc: "Fiona.Murray @scotland.gsi.gov.uk" <Fiona.Murray @scotland.gsi.gov.uk>,
"Anya.Lawrence @scottish.parliament.uk" <Anya.Lawrence @scottish.parliament.uk>, "Inch,
Steve" <Steve.Inch@glasgow.gov.uk>, Martin Fairley <Martin.Fairley @scotland.gsi.gov.uk>,
Pauline McNeil <Pauline.McNeill. msp @scottish.parliament.uk>, Jim Murphy
<JIMMURPHYMP @parliament.uk>, Kerrs Dairy <kerr-john@btconnect.com>, Duncan
Souter <enquiries@bdmgt.co.uk>, Liam Maclean <liam.maclean@scottish.parliament.uk>,
George Morrison <edinburgh@themorrisonpartnership.co.uk>, Ramsay Duff
<ramsay.duff@hmcorporatesolutions.co.uk>, Garin Davies <garin@longrose.co.uk>
Conversation: £20M REGENERATION PROJECT STYMIED AND IS DEMOLITION NOW
THE UNTHINKABLE ALTERNATIVE FOR THE EGYPTIAN HALLS?

Stephen
Afternoon

Further to receipt of the letter Ref: 2010/0012074, can you also pass this
onto Morag Ogilvie.

1, The reply with regret does personify perfectly the lack of joined up
government experienced in relation to this project for the past decade or
SO.

2, HS can support the project but can only grant towards the exterior of
the building. However the internals, which are structurally linked to the
facade

also need significant structural “support” due to near 30 years of
Dereliction. For absolute clarification it took till 2008 to secure
ownership, which could seek to

deliver this project. And | can only surmise this letter was drafted before
anyone in the Scottish Government watched the following link: http:/
www.egyptianhalls.co.uk/ehalls.mov

“In short the outer walls are good for nothing
without the inside bits. Not today’s orthodoxy — but

with care and understanding it works.”

This encapsulates the challenge because from memory HS can’t
grant towards the interior, which it would if it could and the iconic
facade is both unique and irreplaceable.



However spending £2.67M on the exterior is a waste of public
funds, given the symbiotic links as personified by the gymnast/
weightlifters/anchor illustrative analogy.

And is not so typical of this project that the architectural genius of

Thomson's Design is now potentially about to sound it’s death
knell!!

Perhaps just perhaps there is a Regeneration fund, a Contingency
fund, any kind of fund, which sees the balance of £2.3M granted in
time to avoid the onset of irreversible

Progressive collapse and the likelihood that hard pressed, run
down Union Street has to be closed or just 1 lane open for 18-24
months. And probably to coincide with the 2014 Games.

So all in all save the conditional £2.67M for other
competing projects or invest another £2.3M and get
this back over 4 years from Business Rates!

3, Given Scottish Enterprise have already said NO to any funding, why
I'm being asked to contact them yet again?

4, Given Scottish Enterprise have also stated to me they have no
"Regeneration brief", why am | being asked to contact them again?

5, And can the Scottish Government please explain why this project
does not qualify for the Scottish Property Fund? NOT SOMEONE FROM
SCOTTISH ENTERPRISE MAY | ADD

6, Further, polite platitudes in relation to "/ wish you every success in
what is clearly a high profile project for Glasgow" does not assist the
preservation of the building- "an alleged architectural masterpiece".

Nor does it take cognisance of the failure of Government since 1981 to
save this building. And surely it’s also a high profile project for Scotland,
some would argue much more important to the country’s built heritage
than

the recent Abbotsford House announcement.

7, We will have a final attempt at trying to regenerate this “alleged
masterpiece”. And can | ask does USP and USI need a Lord Sanderson
& Abbotsford House to get to meet a Scottish Minister, to get Historic
Scotland funding to get Scottish Enterprise funding, to achieve strategic



Scottish Government Funding; a total of £2.5M on a £10M scheme?.
We’re looking for £5M on a £20M scheme!!!

8, And in a straight economic costs/benefits comparison The Abbotsford
House scheme of course does not have the Job Creation nor the Rates
accrual potential- given no Rates are paid,

nor the overall £20M Regeneration potential of The Egyptian Halls.
However the architectural heritage appears to have carried an influential
“weighting”? Which does make me wonder why

for this project and not for the Egyptian Halls?

9, | am also copying in the other relevant political stakeholders to alert
them and one hopes galvanise enough effort to secure a rigorous
appraisal of this unique project, which to date has been routinely ignored
and even

shown a lack of “Respect”. Perhaps it can still be saved? If not another
winter looms- the building’s decline accelerates, potential issues for
neighbouring buildings begin to manifest, spending cuts will be deeper
next financial year and the £2.67M conditional grants will be put to other
projects and the 136 bed hotel won’t be developed. Then pragmatic
demolition can be agreed and a £25M development can be
implemented.

The only losers would then be Glasgow’s and Scotland’s architectural
heritage and Glasgow’s economic recovery via the non- contribution
tragically unrealised from a reenergized Union Street.

10, Do we really need to apply to demolish the Egyptian Halls to get
anywhere? And what does this say about Scotland as an allegedly
mature country focused on achieving economic recovery based on
sustainable regeneration of existing assets.

11, The 2014 Games are deemed to be a showcase to the world at
large, yet a major location could well be a) scaffolded still b) a cleared
site. All in all not an ideal

metaphor for prosperity/modernity/growth.

In summary USP and USI only want mature joined up government
decision making based on recognition of the near 30 years it’s taken to
arrive and the current and predicted economic situation

And not to be bounced from pillar to post from Government Ministers
and officials who don’t know or won'’t allow themselves to be fully briefed



in the first instance. Since 1998 we’ve had plenty
of the latter and appear to be still experiencing it.

Myself and scheme architect George Morrison are also available at short
notice should someone from the Scottish Government deign to afford a
window of opportunity to discuss how and if

The Scottish Government and it’s directly co-ordinated agencies can
deliver the cohesive strategy required.

Derek J Souter BA Hons, MBA, FCIM

Director

Union Street Investments Ltd and Union Street Properties Ltd
26 Foundry Lane, Dundee, DD4 6AY

Tel 01382 451 702

Mob 07850 08 11 88

www.egyptianhalls.co.uk






From: Martin.Fairley@scotland.gsi.gov.uk [mailto:Martin.Fairley@scotland.gsi.gov.uk]
Sent: 03 August 2010 08:15

To: Fiona Donaldson

Subject: FW: 98-104: Egyptian Halls, 84-100 Union Street, Glasgow

George

Thank you for your email and I note your comments on the submission of technical detail and
your perception that there has been a lack of progress during your recent dealings with
Historic Scotland.

It is extremely unusual for the Investment & Projects team or myself to become so closely
involved with a project, where initially no grant application had been received or latterly
where the application has not yet been accepted into our system for processing.

Despite this, my team and myself have has expended considerable time and effort in recent
years in seeking to take forward a solution for the Egyptian Halls, through meetings,
discussions and correspondence and I have always committed the team to providing the
necessary advice and guidance on the various proposals. Recently, this has also included
significant amounts of correspondence and briefing in 