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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® February 2002 - GCC requests USP carry out LBRN Repairs
but USP does not have the Upper Floors titles due to CPO
Amendment. Also GCC were liable for all maintenance under

the CPO T&C's - so from 1996-2010.




Director Development & Regeneration
GlaSQOW Clty Council Rodger R McConnell Services
FRICS MBA Glasgow City Council

229 George Street

Glasgow G1 1QU

Phone 0141 287 8555

Fax 0141 287 B444

Our ref CON/MF/9/9
Your ref

Phone Direct 0141 287 8631  ask for M Fraser
Fax No 0141 287 9977
Date 22 February 2002
Mr D Souter

Union Street Properties Ltd

26 Foundry Lane

DUNDEE

DD4 6AY

Dear SirfMadam

BUILDINGS OF SPECIAL ARCHITECTURAL OR HISTORIC INTEREST, EGYPTIAN HALLS
84-100 UNION STREET, GLASGOW

You may be aware that there was a potentially fatal building collapse in the City Centre in
October 2001. Following on from this, the Council has been undertaking a series of inspections of
other derelict buildings in the City, which have fallen into a state of disrepair. In this regard, an
inspection of the upper floors of your building was carried out in November 2001.

You may also recall that this property was the subject of an ‘urgent works notice’ some six years
back. Basically, this involved works deemed essential in the short term for the ‘temporary
preservation’ of this listed building (please find a copy of the notice and schedule of works required
attached, for your information). This work was carried out by the Council in default of the owners
doing so.

From the recent inspection, which was carried out by this Council’'s Building Services Department,
it was reported that the structure and fabric of the building is deteriorating at an increasing rate.
Rainwater penetration was noted in isolated areas and there was evidence of this penetrating
through the upper floors. The most immediate issue noted at the time concerned defective glazing
and window frames to the third floor of the building (front elevation).

| can now inform you that in the interests of public safety, this work was carried out as a matter of
urgency on 12 February 2002, following on from a further inspection of the upper floors on
11 February 2002, when it was noted that further deterioration had occurred. The work to the
windows was instructed under the terms of the Building (Scotland) Act 1959 as amended,
Section 13(1)(b) refers. Accounts for this work will be issued to the responsible parties in due
course.

Returning to the package of ‘patch’ repairs carried out six years ago, mostly to the roof, it was
noted that they are beginning to fail causing considerable water ingress at the top floor level, which
is seeping down through the building. As a consequence, the general condition of the building
overall is much deteriorated and an immediate cause of concern. This situation will only worsen if
the full repairs package as per the terms of the extant Listed Building Repairs Notice, are not
effected before the onset of the next winter.

S:\POLICY\DEVELOP\H&D\WORDIMFRAIL225-K.doc
City Plan, Social & Economic Policies, Property Development, Planning Applications, Business Grants, Business Directory, New Deal Schemes,
SIP Projects, Flood Prevention, City-wide Markets, House Salek7Leasing of Commercial & Industrial Properties.



2
22 February 2002

Mr D Souter

Therefore, | am taking this opportunity to remind you that as owners/repairing lessees that the
condition of this building is both individually and collectively your responsibility. Any works
identified by the Council as being either in the immediate interests of protecting public safety
and/or for the urgent preservation of this listed building will firstly be brought to your attention to
action yourselves. Failure to do so will result in the Council taking action and raising accounts for
your payment as appropriate.

In conclusion, | would be grateful if you could acknowledge receipt of this letter and will be happy
to discuss any matters raised with you.

Yours faithfully

M.

M FRASER
Senior Planning Officer

cc  Mr G MacDiarmid, City Solicitor, Conveyancing/Council House Sales, Legal Services,
City Chambers

cc  Mr K Crookston, Building Services, 266 George Street

cc  Leigh Johnston, Historic Scotland, Longmore House, Salisbury Place, Edinburgh, EH9 1SH

cc Ms S Thorne, Case Manager, Grants Division, Historic Scotland, Longmore House,
Salisbury Place, Edinburgh, EH9 1SH

cc  Mr R McArthur, Divisional Manager, NorthWest and City Centre, Building Control and Public
Safety

S:\POLICY\DEVELOP\H&D\WORD\MFRA\L225-K.doc:
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® March 2002 - USP raises scheme development delays with
then First Minister McConnell.




5 March 2002

Jack McConnell

First Minister

The Office Of The First Minister
St. Andrews House

Regent Road

Edinburgh EH1 3DG

Dear First Minister
EGYPTIAN HALLS PROJECT, 92 UNION STREET, GLASGOW

Can | bring to your attention a Grade A listed building, in the heart of Glasgow City Centre
which has been the subject of much discussion and vaulted promises mainly from the
public sector over the past five years. This building has been in a state of steady neglect
for the past 15 years. It has now a final opportunity to be returned to Commercial
sustainability, whilst at the same time returning circa £200k in Business Rates.

The Private sector has been ready to invest around 65-70% of the project costs for the
past five years but project progress was hampered due to the aforementioned However
there is now a real window of opportunity for this project to come to fruition. It needs a true
Public/ Private Partnership initiative. It needs joined up government. It needs GCC, HS
and SE Glasgow to decide collectively if the required sum of £1.6M can be invested to
bridge the identified funding gap (see attached proposal). Bearing in mind it will be
returned per year in £200k tranches from the Business Rates the completed project would
yield. At present it yields ZERO!

USP Ltd the primary project driver has developed around twenty ‘Notes of Interest’ with
three very serious ‘Notes of Interest’ but can’t progress until a project specification is
agreed. Once agreed a realistic start/finish date is calculated, and an end user would
then be confirmed. These opportunities will not last indefinitely.

| asked for the three public funded bodies involved to meet with USP Ltd several times
during 2000, but for some reason or another this was never forthcoming. Can this
happen? Can it happen and also be constructive. | also note today the ‘favourable terms’
afforded to Ananova and TMmy to relocate to the Lighthouse which is no more than a
stone’s throw from the Egyptian Halls. USP Ltd has written to SE Glasgow requesting a
re- assessment. It would be positive to know if we are afforded an opportunity that both
divisional autonomy and collective responsibility can combine together.

Are we in the Private sector asking for too much to achieve a helicopter perspective of a

project that has rumbled on for 15 years? A project which on solving the challenges within
the Private sector USP Ltd then found the Public sector turning problematic
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To get the project back on track USP Ltd has been very well served by the efforts of John
McAllion MSP, but to achieve the project goal | believe it requires the co-operation of the
Ministers responsible for SE Glasgow and Historic Scotland. USP Ltd and the other
private sector stakeholders are willing to invest £3.3M approx and it needs the public
sector, combined to invest £1.6M approx to take the project to the £4.9M required to
return it to long term commercial use and Business Rate yielding

Historic Scotland has now indicated it will make a recommendation to The Historic
Buildings Council for Scotland mid May 2002 to consider a £930k grant. To do so
confidently the obvious funding gap primarily caused by SE Glasgow’s rescindment of its
earlier positive decision needs to be re-assessed, to take full account of the economic and
funding factors not taken into account previously.

Can the Scottish Executive assist the delivery of the required grant funding, which was
promised to the private sector more than four years ago? If not, in 18 months the building
will require demolition and one of Glasgow’s finest buildings will be lost. Traffic chaos in
Union Street and the surrounding area will persist for at least a year. All down to the
missed opportunity currently on offer.

In summary

* There is an economic case,

* There is a commercial case

* There is an architectural preservation case.

All stack up - All make sense. Does it all make enough sense for the Public sector to work
with the Private sector in achieving these linked project objectives? A question USP Ltd

can ask but can’t answer?

Yours sincerely

Derek Souter BA (Hons) MBA
Director

see enc. Proposal and Marketing Brochure

cc W. Alexander; Minister, Lord Watson; Minister, J McAllion; MSP
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® May-June 2004 - GCC provides report to USP agrees USP has
every right to frustrations at (distinct lack of progress) but fails
to disclose CPO Amendment or contract breach, but asks for

a share of the profits.




Director Development & Regeneration
Rodger R McConnell Services

FIES MDA Glasgow City Council
- ; , - e 229 George Sireat
: L i Glasgow G1 1QU
Development & Regeneration Services g R
Fax: 0141 287 Bd44

Our Ref RM/IBL/ptice96620 Please contact
Your Ref: Patricia Thomson
Date : 25 May 2004 0141-287 6006
lan Easton
Lord Provost's Secretariat
City Chambers
Glasgow
G2 1DU
Dear lan

THE EGYPTIAN HALLS
UNION STREET PROPERTIES LIMITED

With reference fo yuur mﬂmurﬂndum dated 31 I"-'Iarch anctosmg a cnp;.r of the iatter m" 22 March from Union
Strﬂ&tP‘ d ! he 'tk g b

» There is a complex and lengthy history to the Council's involvement with Union Street Properties and its
predecessors in relation to securing the future of the Egyptian Halls. The upper floors of the building
have been vacant for over 10 years. The ground floor, now owned in its entirety by Union Street
Properties Limited, is occupied by retailers on a variety of lease agreements. With a view to taking the
project forward the Development and Regeneration Services (Property) Sub-Commitiee at a meeting on

22 January 2003 agreed firstly, the Council should pursue the acquisition of the upper storeys by means
of a Compulsory Purchase Order originally approved in 1996 and, secondly, to extend the Missives with
Union Street Developments Limited (an associated company of Union Street Properties Lid) in relation
to the onward disposal of the subjects to be compulscrily acquired.

s The building is 'A’' listed and is recognised as an important design by Alexander 'Greek’ Thomson,
With this in mind Historic Scotland and the City Council have agreed to offer substantial grant funding
towards the scheme proposed by Union Street, which they estimate to cost £3.28m. Historic Scotland
has agreed funding of £930,000 with the Council offering £150,000 from lhe Historic Building Repair
Grant Scheme. The balance of the funding is to be provided by a funding package assembled by Union
Street which includes substantial monetary contributions from two of the ground fioor retail tenants who
have obligations in their lease to contribute to the common repair of the building.

The works proposed by Union Street properties are designed lo address outstanding structural and
fabric repairs to the Egyptian Halls. As currently envisaged, if Union Street meet certain criteria in the
Missives they will then acquire the upper storeys and, with no direct linkage to the Council, be able to
dispose of the property, by sale or lease, for appropriate forms of development/use. Union Street are
still investigating appropriate future development and the mechanisms for this but currently intend fo
retain ownership and lease the upper storeys. Given the number of years which have passed since the
Council became invelved with predecessors of Union Street in trying to secure a future for the building
and the perceived shift in commercial and residential values in the City Centre it was felt appropriate to
raise with Union Street the potential of the Council participating in any uplift in the value of the upper
storeys.

As things stand Union Street have shown considerable energy in relation to making the project work.
However there are still important issues they must resolve before the project can go forward. Under the
Missives they are bound to satisfy the Council on several counts before title can be passed to them:-

ward0fow Plan Social & Economic Poficies. Properly Development Planning Applicavons; Business Granis. Business Directory, New Deal Schemes,
S|P Projects. Fiood Prevention, Gity-wide Markets. House Sales. Leaspgs of Commercial & Industrial Propertes.



(i) to exhibit satisfactory evidence of their funding package - this has been demonstrated to a certain
extent.

(i) to obtain tenders for the implementation of the works costing an estimated £3.28m - given the risk
Union Street would be exposed to in relation to the costs of tendering etc they wish to see all
relevant legal and financial issues resolved before taking this step.

The Compulsory Purchase Order process adopted by the Council in this case involves compensation
being determined before the Council can gain a satisfactory title for onward disposal. The Council can
either agree compensation by negetiation with the two parties having compensatable interests, or have
the compensation determined by the Lands Tribunal. Meither method has any absolutes in terms of
timescale and there is potential for significant delay in title being available for Union Street. At this
stage the details of how to resolve the various issues surrounding the parties possessing compensation
rights are being explored by my Department in association with the Chief Executive's Office. An added
cifficulty is that one of the parties has proved untraceable (professional searching agents were
employed but it is believed they are currently resident in China).

Itis in the nature of these matters that delays can arise throughout the process and it should be
noted that the Council has shown ceonsiderable support and patience in its dealing with Union Street throughout.

| trust the foregoing observations are sufficient to the Lord Provost's requirements. | am, of course, willing to
meet with her to discuss the matter further. If the Lord Provost requires further information then | should be
pleased if you would contact Patricia Thomson, Members Liaison Officer, on 76006.

In line with Council protocel | am copying this memo to Councillor Alex Mosson (Ward 17 - Anderston) in whose
area the building lies.

Qﬁa?auz“_g-\.-(-/ﬁ

cc: Councillor Alex Mosson, Ward 17 - Anderson, Glasgow City Council, City Chambers, Glasgow
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FILE
NOTE

UNION STREET DEVELOPMENTS LTD
Note of Meeting at Glasgow City Council Offices on
27" May 2004

Present Iain Love - GCC Development Regeneration
John Telfer - GCC Property Valuation Division (deputising for Alan Jardine)
Lawrence Tough - Group Manager - Contracting and Maintenance
David Black - GCC Legal Department
Derek Souter - USD/USP
KSG - Kidstons & Co.

1. The Building

Mr Tough said that basically the Building is in reasonable condition, although there is
some corrosion to the wrought iron and steel and to parts of the roof slab. There are one or
two localised problems in the rear elevation, but these have been shored. Derek Souter
authorised Mr Tough to speak to the Morrison partnership to get costings and to sort out
works that are necessary to the roof. Costs spent by GCC to date incurred on work to the
building and on security are £21,000 of which two-thirds approximately relates to common
parts. Derek Souter said that the tenants would pay their part.

2. End User and Ideas

Tain Love said that GCC would like to participate in profit from the whole exercise; Derek
Souter explained that there had been delays, the withdrawal of GDA funding, the ground
floor consortium faced 60% cost increase and USP had invested 6 years in the project.
Therefore USP would need full recompense for the significant risks expended and
opportunity cost of capital invested before it could consider this. GCC also recognise the
present CPO agreement makes no provision for this.

The Council is sensitive regarding what the property could end up being used for,
especially in view of the fact that it is a prominent listed building.

Derek Souter explained that there is likely to be a 20 year lease granted to Colin
McDougall and Anna Ryder Richardson for a members only nightclub on top floor, studio
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waol



for graphics on the third floor, offices on the second floor, restaurant on the first floor and
a bar at No. 84 Union Street with a lift going up to the night club. It is possible that Nos.
96 and 100 might be included, and that No. 88 would be a coffee shop. If this does not go
ahead, then USP would fund development for offices in respect of the upper floors.

lain Love wants USP to undertake that no appeal would be lodged in respect of refusal (or
conditional grant) of planning permission. KSG indicated that this would be unfair and
over-restrictive, but it is acknowledged that certain offensive uses should be excluded and
KSG asked for a note of what these uses are. GCC are going to come up with some sort of
wording initially for a waiver of right to appeal, but they will consider USP's position
regarding having general allowing of various uses.

Funding

The tenant contributions are as follows:—
Birthdays Ltd £ 390,600
Superdrug £ 391,720

Derek Souter reported that USP is still negotiating with the two tenants regarding a
possible renunciation and that there is likely to be a meeting taking place within the next
ten days. The Council wants to see a fresh commitment from the two tenants in respect of
the scheme. Derek reported that there are two outstanding issues outstanding, namely the
amendments to the existing lease documentation and the request for rent abatement during
the works when the units require to be closed (2 months max or £23k combined). K5G is
to give to David Black a copy of Kidstons' covering letter to the tenants' solicitors giving
details of the concessions/amendments that are agreed to by USP. KSG is also to confirm
the amounts that the tenants are paying and our understanding of whatever points remain
outstanding.

GCC wants the actual issued planning permission consents referred to in the
documentation.

GCC are to look through the draft Deed of Conditions that Kidstons have issued — their
initial reaction is that it looks sensible and reasonable — and to revert to KSG. KSG
pointed out that the existing missives with the Council provide for a new Deed of
Conditions to be put in place.

Tendering

The tender document is presently being prepared, but it will cost £242,000 to go to tender
— There are six potential bidders for the construction work and five of these have
confirmed that they will be willing to lodge tenders.

CPO

David Black explained that a general vesting declaration is impossible because the Council

did an expedited procedure in order to obtain early physical entry to the property, and
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therefore it is essential that title is completed only by way of Notarial Instrument. For this
to happen, the matter of compensation needs to have been sorted out, and cannot run in
tandem. The Council got a tracing agent to try to find Man Fung Lung and eventually his
(alleged) brother was located and this person claims to be his attorney. A representative of
Man Fung Lung has been in contact with the Council and they will ask for formal
agreement to be indicated within two weeks, failing which they will ask the Lands
Tribunal to award compensation. Paratus has claimed compensation and there have been
various discussions and an offer of £5,000 has been made by the Council, but this has been
rejected. Hamish Munro is conducting the negotiations for Paratus, and there has been
some muttering by Paratus regarding the possibility of seeking judicial review. It was
noted at the meeting that Paratus had previously appealed to the Court of Session in
respect of procedural aspects of the CPO, but had dropped the appeal. It was agreed that
USP ( within next 7 days) will speak (at a meeting) with Mr Dyer of Paratus and will then
report back to the Council. The Council is happy to meet with Paratus but only to discuss
compensation and it will be surveyors who meet Paratus. The Council is not willing to let
the matter drift and will impose a deadline and, if agreement is not reached by that time,
will then put it to the Lands Tribunal.

David Black said that it is likely that the Lands Tribunal process will take four to six
months, but it was agreed by the Council that the tender process can move forward at the
same time as the Lands Tribunal so that the project will not be held up. (Derek Souter said
it will be some four or five months before work could commence anyway because of the
tender procedure). Derek Souter volunteered that the compensation bond would be
increased, within reason, if so required, and this was ve atefully noted by the Council.

Missives and Title

The Council wants to amend the existing missives between the Council and USD so that
the missives run in the name of USP, because USP owns the shops and the Council would
feel more comfortable having the contract with a company that has some assets. Title
would be conveyed to USP as well. (There is no reason why USD should not be the
developer and for USD (as opposed to USP) to enter into the building contract and
appointments).

KSG commented that it is essential that there is an absolute binding obligation on the
Council to convey the upper floors to USP without there being any item of conditionality.
KSG also asked for the irritancy (forfeiture) clause to be dropped on the basis that the
Council has other enforcement remedies, but the Council would probably want to retain
the forfeiture right, but to allow step-in rights to funders ete. The Council will consider the
aspects in respect of which it wants to vary the existing missives.

Meeting duration — 1 hour 55 mins.

KSG — 27/5/04
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The Rt Hon The Lord Provost of Glasgow
Councillor Liz Cameron MA

Cur Ref: LCNELS
3 June 2004 Plaase quote reference on reply

Mr Derek J Souter

Director

Union Street Properties Ltd
26 Foundry Lane

Dundee DD4 BAY

Dear Mr Souter
Union Street Property

| refer again to your letter of 22 March regartling the Egyptian Halls in Union Street. Having
approached the Director of Development & Regeneration Services the matter is obviously a very
complex situation and | attach a copy of his report to me.

While | am obviously concerned that a proper use is found for this property, | am reluctant to
become involved in what is a guite detailed and complex legal/property issue. | have copied this
letter back to the Director of Development & Regeneralion Services and indicated to him that | am
keen to see progress made.

Yours sincerely




7 June 2004 UNION STREET

PROPERTIES LTD
Regretered in Scotiand
Mo 186601

Councillor Liz Cameron MA 26 Foundry Lane
Lord Provost of Glasgow Dwgiﬁ
Glasgow City Council Tel: (01382) 451703
City Chambers ru-fmmi 456778
Glasgow
G2 10U

Dear Lord Provost
Egyptian Halls, Union Street, Glasgow

Firstly thank you for your response dated 3 June 2004, and your involvement sa far
and one would anticipate in the future given this project is very close to fruition.

With regard te Mr McConnell's letter dated 25 May 2004, there was a meeting on
27 May 2004 which USP Ltd believes has removed much of the uncertainty relating
to what USP Ltd has to deliver.

In essence the scheme progress now lies almost entirely with GCC to be able to
demonstrate that it can deliver the title and do this within a prescribed timescale,
which would then allow USP Ltd to proceed to tender, either with the title or with the
cast iron assurance that once cost certainty is secured the title will be conveyed to
USP Ltd. Any potential delay in being able to transfer the title could also lead to
significant cost increase for the envisaged scheme being incurred - something all
stakeholders will work together to mitigate | would envisage.

USP Ltd and its ground floor consortium members requires to be satisfied on these
issues prior to committing to a near £250k tender investment.

Yours sincerely

754

Derek J Souter
Director

cc Rodger McConnell (GCC)
lain Love (GCC)
Shelagh Thorne [Historic Scotland)
Ken Gerber (Kidstons)
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Mon, Jun 7, 2004 1:16 pm

Subject: LP's Letter 3rd June 2004

Date: Monday, June 7, 2004 1:11 pm

From: derek@djscm.com <derek@djscm.com>

To: "Love, lain" <lain.Love@drs.glasgow.gov.uk>

Cc: John Kerr <kerr-john@btconnect.com>, Duncan Souter <
souter@glamisok.fsnet.co.uk>

[ain

1, Received today Mr R.McConnells letter dated 25th May 2004 addressed to the LP,
which supercedes our subsequent meeting 27th May 2004. Is there any update on
the stated position as a result of the aforementioned meeting specifically;

+ The ability to allow USP to proceed to tender with title or once cost certainty is-
established it automatically passes to USP- in effect all challenges are
reconciled apart from cost certainty.

» Satisfying GCC that USP can deliver the project

2, USP will have an informal meeting with Paratus this week. It will assist
discussions if GCC could explain the background to why it has offered Paratus
£5,000 compensation as Paratus seem to be unaware of the valuation criteria used
for this exercise.

3, Can the missives now also be extended until say 21st August to leave the
holiday period clear of this requirement?

Derek Souter BA (Hons) MBA, MCIM
Director

Union Street Properties Ltd

26 Foundry Lane

Dundee DD4 6AY

01382-451702 (PH)
07850 081188 (MOBILE)

www.egyptianhalls.co.uk

Page 1 of 1
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® August 2004 - DLA confirms USP’s pivotal role and also
reinforces grant funding issues.




DLA 249 West George Street Glasgow G2 4RB DX 561481 Glasgow 16
T +44 (0) 141 305 5350 £ +44 (0) 141 204 1902 E bill ferrie@dla.com & www.dla.com

lain Love Y/R:
Director of Re gcncralmn & Development /R WOCFIM06332 /3345167
Glasgow City Council

229 George Streel
GLASGOW
24 February 2004

By Post and Fax

Dear Mr Love

EGYPTIAN HALLS CONSORTIUM
EGYPTIAN HALLS, 84/100 UNION STREET, GLASGOW

We have been asked by the consortium to provide you with some background information in
advance of your meeting with Derek and Duncan Souter on Wednesday 25 Februa
We have been acting on behalf of the consortium of owners and occupiers of property in the
LEgyptian Halls for more than 10 years.

e Lirst redevelopment scheme which was supported by o

eleventh hour by the lodging of an appeal in February 1998 by the owner of the upper floors
of the building against the promulgation of the CPO of the upper floors which was required
lo enable the redevelopment Lo proceed.

Numbers 88 and 96 Union Street were acquired by Union Street Properties Limited in
September 1998, Union Street Properties subsequently acquired number 84 Union Street in
1999,

Derek Souter has been the driving force behind the second consortium which at that stage

comprised Union Street Properties, Birthdays and Superdrug (as tenants of numbers 88 and
96) and Co-operative Insurance as proprictors of number 100,

Union Street Properties on behall of the Consortium re-secured the grant funding from
Historic Scotland which had reduced the offer of grant for the scheme from £990.000 to
£250000. Union Street Properties negotiated the grant offered back up to £930 000 for the
revised scheme.

Union Street Developments also re-negotiated and entered into "Agency” missives with the
Council to allow the CPO of the upper floors (o proceed. Union Street Developments also
brought aboul the withdrawal of the objection to the promulgation of the CPO by the upper
floor proprietor of the building.

The consortium has also had to deal with the problem of the withdrawal of £245 000 of
funding which had previously been offered by Glasgow Development Agency bul was
subsequently withdrawn by Scottish Enterprise Glasgow.

In 2001 CIS sold number 100 10 Kirkern Limited and whilst representatives Trom this
company attended subsequent consortium meetings they contributed little to the progression
of the scheme which continued to be led by Union Street Properties.

[urT 3] mmmr:h I..IK. DLA Group offices UK switchboard

Pty g ahay sob d United Eingedom, Ausiria, Bolgeum, Bosnia- w44 (QWET00 111 111
fedeagn kawypers and a mﬂmmw Herzogovina, China, Creatia, Czech Republic,
mmuupmlwlwuh Doremauk, France, Gemmany, Hong Kong, DLA is an infornational lrw firm
Hursgaey, Ilndy, Nethorands, Morway. Russio, and part of the DLA Group,
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&Mmﬁd}hrwwhtﬂw A list of all offices is pvailable on wwew. dln.com
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Iain Love
Continuation 2
24 February 2004

In January of this year Union Street Properties purchased number 100 from Kirkern
Developments.

The consortium now comprises Union Street Properties/Union Street Developments and
their two tenants namely Birthdays and Superdrug.

If you require clarification on any point please do not hesitate to get in touch.

Yours faithfully

DLA
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® December 2009 - Very positive hotel feedback from
specialist consultants and references what a good idea
Mackintosh-Thomson Mews would be as well as the need
for collaboration.




Subject: RE: Egyptian Halls - Hotel Potential

Date: Wednesday, 2 December 2009 08:40

From: Max Gaunt <max.gaunt@rgaconsulting.co.uk>

To: Derek Souter <derek@djscm.com>

Cc: "Inch, Steve" <Steve.Inch@glasgow.gov.uk>, MacDonald Alistair <alistairmacdonald @glasgow.gov.uk>,
Shelagh Thorne <Shelagh.Thorne @scotland.gsi.gov.uk>, Martin Fairley <Martin.Fairley @scotland.gsi.gov.uk>,
George Morrison <edinburgh@themorrisonpartnership.co.uk>, Daniela Dobrescu-Parr <D.Dobrescu-
Parr@themorrisonpartnership.com>, Lee Duffy <Lee.Duffy@dunfermline.com>, "Mclntosh, Laura"
<Laura.Mclntosh@dlapiper.com>, Kerrs Dairy <kerr-john@btconnect.com>, Duncan Souter
<enquiries@bdmgt.co.uk>, Liam Maclean <liam.maclean@scottish.parliament.uk>,
<Pauline.McNeill.msp@scottish.parliament.uk>, Mags Nicholoson <ceacminister @scotland.gsi.gov.uk>, Kenneth
S Gerber <ken.gerber@andersonstrathern.co.uk>

Conversation: Egyptian Halls - Hotel Potential

Derek

Indeed thank you for the show round — and as conveyed to you | believe that this is an
excellent site for a hotel development and the building should layout well. In my opinion the
project itself will provide a substantial catalyst for the much needed regeneration of Union
Street.

| envisage a good quality, creative hotel with, perhaps independent food and beverage on
the ground floor. If a connection / courtyard / arcade can be created with the Lighthouse that
would be excellent.

In order to achieve optimum regeneration outcomes many parties will need to coordinate
their efforts — | hope that RGA will be party to this.

Regards Max

Richard Gerald Associates Ltd. http://www.rgaconsulting.co.uk/ Head Office: 7 Dean Bank Lane Edinburgh
EH3 5BS Tel: 0131 343 1115 Fax: 0131 343 2273. London Office: 45 Great Guildford Street London SE1 OES
Tel: 0207 981 9777

This email and any files transmitted with it are confidential and may be privileged. It is intended solely for the use
of the individual or the entity to whom it is addressed. If you are not the named addressee or have received this
in error, please contact the sender and delete the material immediately. Any unauthorised disclosure or copying
is strictly prohibited. Whilst RGA have taken reasonable precautions to minimise risk we cannot accept liability
for any damage you sustain as a result of software viruses.

Registered Office: Quartermile Two, Lister Square Edinburgh EH3 9GL Registered in Scotland Number : 96808

From: Derek Souter [mailto:derek@djscm.com]

Sent: 01 December 2009 17:25

To: R Max Gaunt

Cc: Inch, Steve; MacDonald Alistair; Shelagh Thorne; Martin Fairley; George Morrison; Daniela Dobrescu-Parr;
Lee Duffy; Mcintosh, Laura; Kerrs Dairy; Duncan Souter; Liam Maclean;
Pauline.McNeill. msp @scottish.parliament.uk; Mags Nicholoson; Kenneth S Gerber

Subject: Egyptian Halls - Hotel Potential

Max

Afternoon
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Thanks for “touring” the building today and you can now get cracking RGA’S feasibility study
early next week.

I’'m also away rest of the week so can you pen a few words based on your positive first
impressions of the Egyptian Halls and its potential for a Hotel development.

And perhaps what this could do for Union Street’s long overdue regeneration .

Derek

Derek J Souter BA Hons, MBA, FCIM
Director

Union Street Investments Ltd

26 Foundry Lane, Dundee, DD4 6AY
Tel 01382 451 702

Mob 07850 08 11 88

Registered in Scotland: SC 353348
www.egyptianhalls.co.uk
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® March 2010 - USI sign Heads of Terms for a 150 bed 4 star
hotel with Accor Hotels/Longrosel on the Upper Floors -
what could go wrong now?
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® January 2010 - GCC confirms USP has secured title by “voluntary
acquisition and reconciled the 1996 CPO not GCC."




lan Drummond LLB Corporate Services
Executive Director Glasgow City Council
City Chambers
George Square
Glasgow G2 1DU
DX GW145
Legal Post: Corporate & Property Law: LP-4, Glasgow
10

Hand Deliveries to:
CITY COUNCIL Room 35, Ground Floor, 235 George Street

Anderson Strathern LLP
Solicitors

24 Blythswood Square
Glasgow

G2 4BG

Our Ref CPD3790/RMM/KH Your Ref KG/KG/UN10010.4/AZL
11 January 2010

Dear Sirs
THE EGYPTIAN HALLS

We Glasgow City Council, as successor to The City of Glasgow District Council, refer to The Egyptian
Halls, Union Street Compulsory Purchase Order 1996 made by The City of Glasgow District Council
on 29 March 1996, which was confirmed by the Secretary of State for Scotland on 23 May 1996,
relating to The Egyptian Halls, 84 to 100 Union Street, Glasgow ("the CPO").

We hereby confirm:-

(1) that we have not completed title to the property that was the subject of the CPO

(2) that we acknowledge and accept that Union Street Properties("USP") acquired title on a voluntary
basis to the whole subjects of the CPO by direct negotiation with and payment of agreed price to
the owners of said subjects, and have granted a deed of conservation burdens in our favour
registered against the title of the said subjects, and that USP completed title to said subjects, and
has onward conveyed the said subjects to Union Street Investments Ltd.

(3) that we will not take any steps to complete title or to otherwise exercise any powers or rights that
we may have under the CPO.

Yours faithfully

7
./"//_-L' . D ————

Robert M Murray
Senior Solicitor
For and on behalf of Glasgow City Council

Please address correspondence to Robert M Murray, Corporate and Property Law Section
Direct phone 0141 287 5822

Fax No: 0141 287 5662

E-mail : robert. murray@ced.glasgow.gov.uk

www.glasgow.gov.uk

3RMM557

Glasgow - Proud Host City of the 2014 Commonwealth Games
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Executive Director Development & Regeneration

Steve Inch Services
BSc(Hons) DipTRP Glasgow City Council
229 George Street
G11QU
" - Phone 0141 287 8555
GI’]SQOW Fax 0141 287 8444
C
Our ref SIVK
Your ref
Ask for Steve Inch
Phone Direct 0141 287 6000
Derek Souter Fax Direct 0141 287 6004
Union Street Investments Limited Email stove.inch
26 Foundry Lane @drs.glasgow.gov.uk
Dundee Date 27 January 2010
DD4 6AY
Dear Mr Souter

EGYPTIAN HALLS UNION STREET PROPOSED HOTEL DEVELOPMENT
| refer to our previous discussions and correspondence regarding the above.

As you know the Council currently faces a very difficult set of financial circumstances. | can confirm
however that subject to the balance of the funding for the refurbishment of the Egyptian Halls as a
hotel being in place | would be prepared to recommend that the Council contributes the final £1 million
required to complete the funding package. The release of funding would also be conditional on all of
the appropriate statutory consents being in place and the principal construction contracts being let.

1 trust this will provide sufficient information to respective hotel operators that the Council is supportive
of your proposals to bring this extremely important and indeed unique building back into a fitting
productive use.

Yours sincerely

STEVE INCH
EXECUTIVE DIRECTOR

Cc Alistair MacDonald
Mike Fraser
Ruth Smith

Building Control & Public Safety, Corporate Services, Economic & Social Initiatives, Housing Strategy & Investment. Planning Services,
Project Management & Design, Property Services, Transport & Environment

Glasgow City Council is an equal opportunities employer 44 SADireciornte\SINCHWord LETTERS 2010\Letter to Derek Souter 25.01.10.00¢



32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® July 2010 - GCC writes to Culture Minister seeking additional
funding due to proven non viability; refused! Private Eye's
Piloti also opines accordingly.




229 George Street
Glasgow G1 1QU
Phone 0141 287 8555
Fax 0141 287 8444

Our ref
Your ref
Ask for
Phone Direct 0141 287
Fiona Hislop MSP Fax Direct 0141 287
Minister for Culture and External Affairs Email
The Scottish Parliament @drs.glasgow.gov.uk
High Street
Edinburgh
EH99 1SP

Dear Minister

ALEXANDER "GREEK" THOMSON
THE EGYPTIAN HALLS DEVELOPMENT, UNION ST, GLASGOW

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 a variety of potential end uses.

We have now reached a very critical stage in these discussions whereby there is a clear, but very time
limited, opportunity to secure the development. The challenges to do so remain formidable, since :-

a) The hotel operator (Buccleugh Estates) has placed a time limit on their potential involvement,
of end July 2010, failing which they will reconsider whether they are able to remain committed
to the project;

b) The availability of Business Premises Renovation Allowance (BPRA), which will be one of the
principal funding sources for the project, is also time limited, and we are fast approaching the
position whereby it may be soon be too late to access it for the project;

c) The availability of the £1 million contribution from the Council is itself time limited, until March
2011, after which it will be reallocated to other projects;

d) Final Design and statutory consents have still to be secured

e) Taking account of all potential contributions, including the provisional allocation from Historic
Scotland, bank lending and developers contribution etc, there remains a funding gap of
approximately £1.35 million.

In effect therefore approximately £16.65 million out of the £18 million require to undertake the
development is either in place or accessible. If the funding gap cannot be closed much of this funding
will simply fall away, and the project will not proceed. More significantly however the fact that much of
the funding is time limited does mean that the prospect of an alternative funding package being
assembled for this future is unlikely, and | would suggest simply not possible.

Glasgow — Proud Host City of the 2014 Commonwealth Games
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The Council is now extremely concerned that this development may not proceed for a number of
reasons including:

a)

b)

c)

d)

The likelihood that the failure to fill the current funding gap will almost certainly mean the
prospect of securing the development in the foreseeable future would be lost;

The building is one of Glasgow’s most important grade A listed buildings and is of real
international significance. There is no doubt that it is a master piece of Victorian design and
construction — unfortunately now showing clear signs of accelerating deterioration;

The proposed development is clearly in line with national economic and tourism strategy and,
in addition to providing accommodation towards the acknowledged hotel bed space shortage
in the City, will contribute employment (160 jobs) and additional non domestic rate
(approximately £350,000 per annum); and

The development is a critical part of our developing strategy for the refurbishment/upgrading
of Union Street.

| am writing therefore to request that the Government take account of all of the above factors and
agree either through itself, or the appropriate Government funded agencies (i.e Historic Scotland,
Scottish Enterprise), to provide the additional £1.35 million needed to allow this vitally important
project to proceed.

| would be happy to meet with you to discuss this further if that would be helpful

Yours sincerely

Bailie Liz Cameron
Spokesperson on Regeneration and the Economy,

Macintosh HD:Users:dereksouter:Desktop:Letter to Fiona Hislop 05.07.10.doc



Private Eye : September 2010

KOOKS and CORNERS

& GYPTIAN Halls in Union Street, Glasgow, Furthermore he has ted highly quahﬁed
xﬂ is one of the most astonishing buildings  and reputable m

«in a city full of great architecture (see engineer is Addnson (who has been

Eyes 947, 950 & 1011). commissioned by Historic Scotland on other
Built in 1870-72 as a sort of department store- ~ projects). And the architects, the Morrison Partner-
cum-exhibition gallery, it was designed by ship, have a design for restoration and

Alexander “Greek” Thomson, one of the two conversion into a hotel which not only retains all
original architects of international stature for whose  the existing historic fabric but is entirely reversible.
works Glasgow is celebrated (the other being St Mr Souter would seem to have been transparent
Charles Rennie Mackintosh). in his financial affairs and has been prepared to allow

The interior is a most unusual structure of cast ~ Union Street Investments to cross-subsidise the
and wrought iron and concrete; and the exterior restoration of the ground-floor shops which are
facade a brilliant composition of Greek and early ~ addled with inherited listed building repair notice
Classical elements which creates an effect of Old ~ costs. He argues that the money needed from central

Testament grandeur. Thomson was now will soon be paid
responsible for other inventive com- through rates and the
mercial buildings in  Glasgow, regeneration of Union Street.

mostly now demolished; Egyptian Even Glasgow city council,
Halls, his exotic commercial mas- A | whose treatment of historic

terpiece, miraculously survives - ! buildings over the years has
just.

Neil Baxter, secretary of the
Royal Incorporation of Architects

in Scotland, described it as “a
building of the first importance, not

L]

-

3 g, S scarcely been edifying, agrees.
g - Recognising its economic and

| :l l‘k | tourism importance, it has offered
)i IE | | £1m towards the project, and the
“ Ii economic  convenor,  Baillie
simply in Glasgow or Scotland but (amcron. has stated that Egyptian
in European terms”. It is listed at Halls “is one of Glasgow's most

the highest grade, “A". Yet this .m . important grade A listed buildings
urban architectural wonder is now and is of real international
seriously threatened with destruc- ™ significance. There is no doubt that
tion largely because of the blink- it is a masterpiece of V:ctonan
ered bureaucratic obmmvm

......-d | design and construction”., The
of Historic Scodmd. the Seomsh ‘;g council has implored the Scottish
government's

agency. | | government to cover the remaining
Thanks to former ownership by

shortfall of £1.35m on the £18m
a Chinese restaurateur, Egyptian project,
Halls has been in a sorry state for

Yet Historic Scotland and the
three decades. It has long lost the exotic cast-iron = Scottish government’s Fiona Hyslop, minister for
lamp standards that stood outside; the central ~culture and external affairs, remain

doorcase has gone and the shop-fronts are ~and insist the refurbishment is “unviable™. Tbey
inappropriate. Today the roof leaks, the interior is ~ have also now the developer to take a
sodden, the iron is corroding and the stonework strictly commercial view of the project, which has
crumbling. The upper floors have long been empty;  ruled out the cross-subsidy and greatly increased
and now the tenants of the ground-floor shops have the financial shortfall. 1 note that the Heritage

departed. ttery Fund in Scotland has recently offered a
But there is a developer, Derek Souter, who, for tof£485mtodevel the tourism potential of
the last decade, has wanted to restore the buildi ir Walter Scott’s home, Abbotsford, although that

and make it into an hotel. This makes commercia famwshlstonchowensnotmdangaofmolggse
sense and would help revitalise Union Street. What explains this my omds it just the ish
Historic Scotland, however, has been disinclined  prejudice of Edinburgh-
to engage seriously with Mr Souter and is now Unless there is real progress vmhtheBgyruan
only prepared to offer a maximum £1.5m towards Halls scheme soon the hotel
external stonework repairs — which suggests the  out. The grant offer from Glasgow ci tyeouncnlwill
quango does not understand the intimate dynamic  also soon expire, as will the availability of the Busi-
relationship between the masonry front and the ness Premises Renovation Allowance. The oppor-
iron-framed interior. tunity of having the hotel ready in time for the
Historic Scotland has questioned whether this Commonwealth Games will also be missed. If the
Dundee developer's companies are “the right  hotel scheme fails, demolition of Thomson’s decayed
mpletobedehvenngmxspmject" Yet Mr Souter mastaplecemaymenbelbeonlyopuon 1s this what
hung on in for more than a decade and battled Scotland wants? And is the Scottish
buy out the other interests in the building at a Nmonal?anywh:chnmﬂol prepared to
oostofiSSm.UmonSmetPropenmnowowns acquiesce in the destruction of one of the very
all the four ground-floor shops and Union Street  greatest works of architecture in Scotland?
Investments has all the upper floors. ‘Piloti’
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32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® Summer 2011 - USP and Friends of the Egyptian Halls secure
8000+ signature petition to Save the Egyptian Halls, it's
delivered to GCC and Culture Minister the latter refuses to
meet USP/USI.




&y

SAVE THE
EGYPTIAN HALLS
PETITION

Facebook - 4,125
On Line Petition- 2,022
Street Petition - 1,471

Misc Emails - 391

Total = 8,009

M G

] RIS | RETAIL =
P : "E l‘ 013

3) HE muw 7

C-ﬁnsj:m
.J’, é



32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® March 2013 - Planning for 150 bed 4 star hotel approved; only
issue is funding; what could go wrong!




Tuesday, August 22, 2023 at 13:55:57 British Summer Time

Subject: 4 STAR HOTEL PLANNING AND LISTED BUILDING CONSENT APPROVED!
Date: Monday, 4 March 2013 at 15:07:07 Greenwich Mean Time

From: Derek Souter

To: undisclosed-recipients:;

Attachments: ehalls_approved-hotel.jpg, Igo_stamp.jpg, dek_signature.jpg

Problems viewing this e-mail? Click here

Egyptian Halls Project Update

4 STAR HOTEL PLANNING AND LISTED BUILDING
CONSENT APPROVED!

The project has just been awarded crucial Listed Building Consent and there is another
hugely positive development, which will be a boost to funding reconciliation discussions. The
Upper Floors owners, USI Ltd have just announced that hotel operator Longrose Buccleuch
and franchisor Accor Hotels have revised their plans for the hotel and now believe the
site/location and the significantly improved urban realm plans can deliver a successful 4
STAR M Gallery option on Union Street. (http://www.mgallery.com)

The one only remaining obstacle to implementation of this major City Centre Regeneration
project is funding from both private and public sector stakeholders being agreed. Discussions
are on going and it is hoped will reach a conclusion within the next two months. If so then
this now “shovel ready” project move to pre tender status, which would be excellent news for
the beleaguared Construction sector
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TPS Planning’s Richard Heggie said: “This is evidence that GCC’s new and embryonic City
Centre strategy is beginning to work effectively. All stakeholders agree that the USP Ground
Floor deficit is a challenge but all believe we can unlock the funding sources at the least
possible cost to the public purse. Since there will be sizeable Regeneration/Job
Creation/Business Rates which will accrue as a result of this £20M+ investment.”
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TMP’s George Morrison said: “This is excellent news for the preservation of ‘Greek’
Thomson’s Egyptian Halls. As it’s now accepted the rear wall has to be replaced, this scheme

is without doubt the last opportunity to preserve this architectural masterpiece, which has
by and large being empty for the last 33 years!”

For update log onto: www.egyptianhalls.co.uk

v

JECT Ee% - =

w% -E

3 THEEGIPTIAN

(Cummum SOOTLAND

\\\\\\\\\

Derek J Souter

P 20f2
53 age 2 0



32 Years of evident collaboration, some missteps and unfulfilled opportunities;
a vvv brief timeline

® May 2013 - Planning Consultant details that deficit funding was
discussed and promised pre-application; another brilliant
opportunity was allowed to atrophy!




From: Richard Heggie <richardh@tpsplanning.co.uk>

Date: Thursday, 9 May 2013 13:09

To: Derek Souter <derek@djscm.com>, Fiona Donaldson <f.donaldson@themorrisonpartnership.com>
Cc: Susan Connelly <Susan.Connelly@glasgow.gov.uk>, Kevin McCormack
<kevin.mccormack@drs.glasgow.gov.uk>, Ross Martin <rossm@tpsplanning.co.uk>

Subject: RE: GCC's promises to "Unlock the Sources of Funding"

Derek

There's no doubt whatsoever that putting in place a scheme with planning and listed building consent
was seen as a crucial step in opening up funding discussions. All parties agreed on this, as without a
shovel ready scheme there could be no firm commitment from the likes of Historic Scotland.

From GCC point of view, they were also unable to firm anything up without these consents - and it
was obviously necessary to detach the statutory requirement for the consents from any detailed
discussion on funding, to avoid compromising the integrity of the planning decision. GCC were quite
clear on that point.

However, the principle of GCC support not only for pursuit of a planning solution, but also for a
delivery package involving them as funding partners, was established long ago. Everyone accepts this
development will not happen without a positive input from GCC, including assistance with funding.

There would have been no point in submitting planning and listed building applications if we did not
have reassurance from the Council that they would play the role they had stated. If they are now
unwilling to step up to the plate, then there is only one conclusion to be drawn - with an undeliverable
planning permission, the building is exposed to a greatly inflated risk of demolition, since its retention
will have been fully tested and will have failed. Historic Scotland and GCC will have no option but to
approve demolition. So, it can be said that in this scenario, the grant of planning and listed building
consents has brought the Egyptian Halls very much closer to a pile of rubble than it has ever been in
the past.

I do not feel that this is a result any of us want, or should settle for. It is encumbent upon us all to
make this regeneration project and its potential spin-offs a reality. Failure would send out all the
wrong signals and be an abdication of GCC's civic and cultural responsibilities. Whilst they are not the
only agency with a responsibility here, they are undoubtedly the key public participant in this process.
Glasgow has lost enough of its heritage - this project should be seen as an opportunity to create an
iconic new focus for Union Street and secure Glasgow's reputation as a centre of design and culture.

Finally, I understood that the distinct role of the two separate owners of the building had long been
clarified to GCC satisfaction. If we are back to a point where that matter is being held up as an
insurmountable issue, then presumably GCC and HS have satisfied themselves that a multi-million
pound headache and a hole in the ground is preferable to a partnership approach which minimises
their financial commitment and risk, whilst delivering a high-quality project which already has planning
approval and prospective tenants in place?

I do hope you are able to achieve progress soon but in the event that you need to revisit the process
for demolition of the building then let me know and I'll regretfully advise on the way forward.

Regards
Richard

Richard Heggie
Director

TPS Planning

CBC House, 24 Canning Street,
Edinburgh, EH3 8EG.

T 0131272 2775 F 0131 272 2800
http://www.tpsplanning.co.uk
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