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MACKINTOSH-THOMSON MEWS + GOLDEN Z + AVENUES + 
FRASERS THE EQUAL OR BETTER THAN ST. CHRISTOPHER 
PLACE - MARYLEBONE LONDON

1980-2024 The Egyptian Halls, 84-100 Union Street, Glasgow
Productive, Problematic (and back to) Productive Scheme Delivery!!!
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THE EGYPTIAN HALLS PROJECT

https://youtu.be/fvrBfn7qRH4


Background/Introduction 

 
USP and USI did confirm they would respond to GCC’s recent comments Aug 2023 and particularly “Following the 
completion of the court action, we would be willing to have further discussions with Mr Souter and his 
Planning agent in Savills, but we would note that we are very keen as a city to progress with plans for this 
important building which are feasible and have a realistic chance of being delivered but So far discussions 
with Mr Souter have not produced this.” 
 
Now given GCC does not own the Egyptian Halls, given its co-owned by USP (Ground Floors) and USI (Upper 
Floors) and the core investors have unequivocal proof, independent proof of their combined 25 year + commitment. 
Both the co-owners have asked for GCC to outline any plans nascent or otherwise it has for this world renowned 
architectural masterpiece. Hence GCC now has for appraisal - Mackintosh-Thomson Mews + Golden Z + 
Avenues + Frasers = the equal of or better than St Christopher Place – Marylebone London 
https://youtu.be/fvrBfn7qRH4    
 
And therefore to assist this process this summary therefore is primarily about re-booting a story now a magnum 
opus that began in 1980 when the Upper Floors first became vacant to where we are now. However, like many 
classic films a remake is sometimes needed for new audiences. The report to come will set this out for those not 
about 25, 20, 15, 10, 5 years ago! It’s taken me nearly SIX months to piece together assisted by my fellow 
Directors, lawyers, architects, and journalists. So, one cannot possibly expect GCC 2023 to know fully what GCC 
Officers knew or did from 1998 onwards. Hence, it’s being revisited and updated. And of course it’s been covered 
comprehensively as per - http://www.egyptianhalls.co.uk/Extensive-Media-Coverage-1998-2023.pdf 
 
And I’m serious when I state many GCC Officers did their level best to get 1998- 2000 and 2010-2013 schemes 
approved and funded. They were not of course and a few ill judged, misformed decisions due to a lack of joined up 
thinking at the very top were made. And with hindsight USP should certainly have asked for more detailed 
explanations early 2000’s rather than rely on lawyers’ advice and GCC’s explanations at meetings and ongoing 
correspondence; http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf 
 
Now we all have what I define as the 3rd time lucky opportunity, which is Mackintosh-Thomson Mews. And which 
USP and USI are content that the professional team; Savills/TMP-WRD and Shepherds can provide the foundation 
for a feasible scheme probably via an initial Feasibility Study (which we’d believed was being greenlighted earlier 
this year). Not that there are not significant planning, engineering, design, and non-viability issues to reconcile also, 
which were so, so, so accurately defined by HES Feb 2020 Alexander “Greek” Thomson Symposium at the 
Lighthouse “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”. And which USP and USI have continued to do, and the evidence is below, and to borrow from Councillor 
Aitken the Egyptian Halls needs productive discussions PDQ. 
 
I can also confirm that any information GCC requires regarding USP or USI finances, income or investment is ready 
to hand on a P&C basis e.g. proof that Hoarding income 2008-2023 was circa £1.5M or £100k per year and not 
£70K per month, which would be an astonishing circa £16M over same period. And of course, the presence of the 
Scaffolding, which costs £50k per year, has seen Ground Floor Rents decline from circa £200k in 2008 to circa 
£53k in 2023 (all available on EQ Chartered Accountants produced spreadsheet). And for the record It’s all been 
used for scheme expenses and costs, again all can be 1M%, independently confirmed. 
 
And to repeat the NRS officers drafting responses cannot possibly have the background information/knowledge 
USP/USI has (and therefore neither can current Councillors/MSP’s media, heritage stakeholders) e.g., April/May 
2004 highly inaccurate, misleading briefings were provided by GCC DRS to the then Lord Provost and now near 20 
years later the consequences are still to be reconciled. So purely for the record we now have a skeletal summary of 
numerous, numerous discussions, correspondence, meetings, legals, planning approvals, development appraisals 
and activities from 1998 to 2023. And after 25 years one does begin to repeat, repeat, and repeat oneself so 
apologies in advance of attempts to detail  GCC, HS and USP’s and USI’s contribution and that can then be 
objectively assessed and agreed upon. Also further information relating to direct attempts to GCC 
Leaders/LP’s/Councillors, MSP, Scot Govt Ministers has also been provided. 
http://www.egyptianhalls.co.uk/EgyptianHallsSpineTimelineofCorrespondence.pdf 
 
And if only we had Councillor Aitken in the frame way back in 1998-2000 when this was created irrevocably given 
it’s approaching 20 years since then Lord Provost’s office was briefed as follows by GCC DRS   I’m sure this would 
not now be the situation we are in. So please skim through the following which reinforces further USP’s now 25-
year commitment (USI since 2008) to the project.  And note since GCC’s Feb 1998 CPO Amendment was 
predicted to delay the scheme “for only a few months”- is now 311 MONTHS AND COUNTING! USP and USI again 
the same as GCC just want to get on with “productive discussions” that lead to a “feasible” project that has a 
100% chance of being delivered! And now await GCC agreeing to meet to discuss/develop, which the sooner 
the better given the dual impact of increasing deterioration and inflationary driven cost increases.  
 

https://youtu.be/fvrBfn7qRH4
http://www.egyptianhalls.co.uk/Extensive-Media-Coverage-1998-2023.pdf
http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf
http://www.egyptianhalls.co.uk/EgyptianHallsSpineTimelineofCorrespondence.pdf


The Cultural, Architectural and Economic Growth importance of the Egyptian Halls 1872-2024 
(152 years) 
 
“The Egyptian Halls and the unique location, continue to give advantages, which are considerably greater than 
other potential city centre projects”. Steve Inch Director GCC DRS July 09 
 
“The Egyptian Halls in Union Street is considered by many to be the greatest architectural achievement of 
Alexander Greek Thomson and one of the finest buildings in the city”. (Glasgow City Council Report June 2010) 
 
“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”. GCC’s 
Economic Convenor Bailie Cameron July 2010 
 
“The development of a new city centre strategy will include a comprehensive and collaborative review and 
specifically a consideration of whether areas like Union Street, should in fact be completely reconfigured.” "We 
need to find the right sources of funding, and there are various routes." GCC’s Bailie Cameron - Evening Times 
June 2012 
 
Glasgow City Council leader Gordon Matheson “Glasgow is Scotland's cultural metropolis, a creative powerhouse 
which  boosts not only the city's standing both at home and abroad but is a key provider of jobs across the city."  
March 2011 

 
And we all acknowledge the preservation and return to commercial sustainability of Alexander “Greek” Thomson’s 
Egyptian Halls in Union Street, Glasgow has been a growing challenge for the last 43 years. In year 2000, 2005, 
2010 and 2013-2018  the schemes, which would have delivered, failed due to the absence of a public sector 
collaborative approach via Glasgow 
 

Mutual Objectives for 2024 onwards 
 

• 2023-2025 - A scheme has to be funded And the favourite is the Mackintosh - Thomson Mews 
concept to both allow the safe removal of the Scaffolding and kick start the wider regeneration of Union 
Street. It appears to be binary choice between Conserve + Regenerate or New Build + Regenerate.  

• 2023-2025 - GCC-HES and USP/USI to develop and maintain “productive discussions.” To achieve this 
they have to able to meet including what would be a new cultural quarter for the immediate area 
 

• 2015-2024+ There is a clear route to agree a deliverable scheme given the 100% co-ownership of USP 
and USI. Bolstered by the fact the various registered Standard Securities are held by the same investors 
who are the combined 100% shareholders in both USP and USI 
 

• 2024 - There is a significant advantage in the building be co-owned as it affords the opportunity to cross 
subsidise the known very significant Ground Floors deficit with the known significant Upper Floors surplus. 
if the Mackintosh-Thomson Mews concept becomes a reality would be additional projected achievable 
valuation uplifts at 5, 10, 15 years. 

 

• 2024 - If the Scaffolding can be removed without endangering public safety it would save £50k in 
Scaffold/Lights/Cleaning costs and pedestrian walkway safety lights. And double the Ground Floor Rental 
income, which would be allocated to fund a Mackintosh – Thomson Mews Feasibility Study. Therefore, a 
decision is required again given since 2010 TMP/Add Cons and now WRD state its should not be removed 
citing public safety and conservation reasons whilst GCC has provided to date no 
 

• 2024 - For USP to continue to fund indefinitely Scaffolding costs for an acknowledged non-viable project 
requires grant funding or the restoration of the Ad Hoarding planning subject to transparency on income 
and what it’s used for. 

 

What is the actual current structural state of the Egyptian Halls 
mindful the Upper Floors have been vacant since 1980 (44 years) 

 
WRD1 Survey -Dec 2019 concluded “the building was now in an unsafe condition and structurally unpredictable 
which has primarily been caused by the deterioration of the roof and the upper floors from continued water ingress 
over a prolonged period of time and there is a fundamental lack of robustness in the structure with the potential for 
a trigger event to cause a collapse which could have serious consequences with the risk to public safety and 
damage to surrounding buildings.” And WRD 2 reinforced this further. However, WRD 3 is soon to be presented to 
both GCC and HES and will therefore provide the latest actual structural opinion based founded upon expert 
assessment based on forensic, specialist testing.  



However, we must not lose sight of the fact the building will not self-heal, that the Upper Floors have been vacant 
since 1980, and have the 1991 LBRN to discharge So WRD and TMP to create a feasible scheme have to focus on 
the overall structure not just the parapet and façade given the following known interrelated structural issues. 
 

• The floors are circa 33% of the required commercial strength and cannot be used/ walked upon safely.  

• The massive dead weight Parapet is balanced atop the structurally weak façade and is not tied to the 

structure.  

• A Scaffolding protective Crash Deck was designed/constructed as a safety feature should the parapet 

move forward  

• The roof requires to be replaced  

• The Rear Wall requires to be replaced  

• http://www.egyptianhalls.co.uk/Egyptian Halls Structural Survey Glossary Year 2000-2023.pdf 

 

Therefore, there is now the opportunity to assess the structural condition and the role of the Scaffolding and in 
parallel to develop Mackintosh- Thomson Mews, which then affords a significantly greater scale, scope, and 
platform to develop the required combined structural/architectural solutions HES is on record recommending. 
 

Some Incontrovertible Facts 1980-2024 
 

• GCC’s predicted “few months delay to approved scheme” to be caused by the Feb 1998 CPO 
Amendment is now 311 months or 104 times a “few months”; as perplexing as it could possibly be. 

• GCC states via its own Buildings at Risk Register September 2000 - 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. 

• In early 2003 it was however agreed with GCC via Savills that there would be a Joint Feasibility Study to 
assess Mackintosh- Thomson Mews, this was cancelled June 2023 for reasons as yet non disclosed. 

• August 2023 GCC made a public appeal for anyone with a creative business plan to get in touch yet GCC 
had on file Mackintosh-Thomson Mews concept from the actual owners of the Egyptian Halls. 

• In 2024 the LBRN discharge costs are circa £22M compared to 1998 when they were £3.5M. 

• There have been four approved but failed Planning Applications; 1996, 2000, 2005 and 2013 due to 
various legal issues and increasing non viability. 

• GCC were submitted requested detailed Structural Reports by WRD Dec 2019 i.e. The building is now in 
an unsafe condition and structurally unpredictable which has primarily been caused by the deterioration 
of the roof and the upper floors from continued water ingress over a prolonged period of time, and 
the fundamental lack of robustness in the structure with the potential for a trigger event to cause a collapse 
which could have serious consequences with the risk to public safety and damage to surrounding 
buildings. 

• GCC was also submitted an updated WRD report Sept 2021 and also Sept 2022 and as yet have not 
responded to these requests for discussions which would have led to agreement on the condition of the 
building. 

• USP has lobbied consistently for a CPO Review since 2002,and will lobby again in 2024 based on the 
evidence now collated. 

• Dec 1990 GCC Buildings at Risk Register states, External inspection reveals the building to be in poor 
condition, with the upper floors vacant for over 10 years (so vacant for 44 years). 

• Feb 1991 an LBRN is served and in August 1995: The building currently suffers from weakened 
concrete floors and rotten windows and the external walls require stabilisation. 

• And a CPO of Upper Floors was promoted 1996 supported by £1.335M of Grant Funding and £2.3M from 
Ground Floor Consortium, Upper Floor owners appeal to the Court of Session. 

• 1998-2000 USP purchase two Ground Floor units, then a third and reconciles the COS appeal. GCC’s 
own internal reports and parallel Committee reports report this 

• 1999 GCC signs a CPO Agreement with USD agreeing to convey the Upper Floors to it, GCC in fact 
immediately breaches this contract (but does not disclose this until July 2018 -19 years later - BIZARRE!) 

 
 

http://www.egyptianhalls.co.uk/Egyptian%20Halls%20Structural%20Survey%20Glossary%20Year%202000-2023.pdf


• GCC DRS state May 2004 to then Lord Provost “the circumstances surrounding the CPO process 
have now been explained to Union Street, as a follow up a meeting will be held with them, their 
solicitor, and the Council’s Solicitor to provisionally agree a way forward.  

 

• 2005 USP purchases the 4th and final Ground Floor unit and also purchases 50% of the Upper Floors pro-
indiviso title significantly deflating the then £2M claim for compensation by the Paratus (403) Ltd. 
 

• 2008 USP purchases the 50% balance of the Upper Floors title from Paratus (403) Ltd via a Lands 
Tribunal hearing, which valued this at £26k, massively below the £2M claimed. Costs were circa £150k. 

 

• 2008 - The Egyptian Halls has gone from 6 owners and 3 FRI tenants to co-ownership by the same 
Directors/investors who’d committed a very significant investment (GCC July 2010) affording for the 
first time the strategic framework to deliver an approved 100% Conservation scheme. 
 

• 1997-2010 No Scheme could be implemented due title conveyance issues: primarily GCC’s 1998 CPO 
Amendment (non-disclosed by GCC till 2014). USP again reconciles these legal problems. 

 

• By 2010 GCC and HS agreed the approved 100% Conservation Schemes were non-viable and could 
not proceed without external support. All on record and today now massively non-viable. 
 

• July 2010 GCC confirms to Scot Govt “productive discussions.” 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. 
 

• July 2010 GCC also confirms to Scot Govt “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.” 
 

• Aug 2011, 8001 citizens signed a Petition which everyone then believed the Egyptian Halls was to be 
preserved and returned to commercial sustainability. However top GCC Officers and Scot Govt  did not 
providing the promised funding that was known to be needed prior to application approval early 2013 
 

• Union Street decline from one of Glasgow’s primary Retail thoroughfares started mid 1990’s long before 
the Scaffolding was erected in 2008. And GCC were provided with expert commentary from Knight Frank 
April 2012 to complement them soon to be announced June 2012 City Centre strategy. 
 

• 2000 to 2019 USP’s professional team TMP/Add Con used radar, boreholes, probes, and stone analysis 
to help them understand the building. And since 2109 WRD/TMP have utilised GPR scans and core 
testing by expert specialist contractors. GCC have instructed none of the aforementioned. 
 

• 2018 GCC Legal disclose to GCC DRS there was a known Contract breach that had not been disclosed to 
USP and their advice is to STILL not disclose this. This was also not disclosed to GCC’s Lord Provost 
April/May 2004.  
 

• The original Ground Floor consortium never disclosed to USP ever the existence of the 1998 CPO 
Amendment, neither did the firms of lawyers (Bird Semple and then DLA) disclose this to USP’s lawyers or 
to USP when it became a member of the aforementioned consortium. 
 

• In parallel neither did GCC disclose the existence of the CPO Amendment before or after the Dec 1999 
CPO contract was signed and all the way up to USP reconciling the CPO in Jan 2010. And in fact did not 
disclose this until April 2014 and then July 2018 admitted there had been a historic contract breach. 
 

• USP’s lawyers did liaise with both GCC and the Consortium’s lawyers they did ask the former if there had 
been any changes to the CPO July 1999, but this was not responded to or followed up. 

 

• 2010-2023 The Egyptian Halls Conservation scheme options have become massively more challenging; 
structurally, design and end use all combine to create massive and increasing non viability. 
 

• April 2014 GCC Legal disclose existence of CPO Amendment to USP for 1st time and state even if this had 
been disclosed it would have made no difference. Note GCC does not admit to any contract breach! USP 
and its lawyers dispute this unequivocally and provide GCC with the new evidence it says it requires to 
conduct a review. GCC did not respond. 

 
 
 



• In 2016 GCC asked USP and USI to amend the legally binding Deed of Conditions, which contains the 
framework for apportioning Repairs given these had been fixed and were USP combined 68% and USI- 
Upper Floors 32%. However due to changes in Rateable values this could be amended to circa 54% and 
46% if the Rateable % were allowed to float. This was agreed as it would reduce the GF deficit.  
 

• In 2017 in a bid to get now imposed Water Rates despite it being a vacant Grade A building, USI appealed 
to GCC NDR, who assessed this. And then decided to ZERO rate the Upper Floors. Therefore the Ground 
Floor Properties are due 100% of all Repair costs e.g. 1991 LBRN.  
 

• April 2017 GCC had been provided significant new evidence 2015 and 2016 from Anderson Strathern but 
does not respond to this but instead claims there were advantages realised due to the CPO Amendment. 
By then scheme delays were 230 months as opposed to the few months predicted. 
 

• July 2018 GCC Legal inadvertently copies USP on an internal email, within which a contract breach is 
admitted but the advice is to not disclose this as it will only in effect make matters worse 
 

• 2017-2020 - Various scheme options presented to both GCC and HES then derailed by the pandemic. 
 

• The Ground Floor Properties now have a massive development deficit primarily caused by scheme delays 
1998-2010, which then rendered the 2000,2005 and 2013 schemes to be non-viable. 

 

• Since 2008 USI has owned the Upper Floor Property, which has a significant development deficit. 
 

• GCC has been offered since 2015 the option of a Joint Venture or to lease long term or purchase over a 
phased period the relevant property assets. This then facilitates the wider regeneration of Union Street 
 

• 2024 - The idea the Egyptian Halls is a commercial project is now untenable given GCC has removed the 
income stream that has funded the Scaffolding/ Maintenance/electricity for the scaffold and pedestrian 
walkway, needed to protect public safety. Since 1998 circa £750k+ has been spent on this by USP.  

Four Failed Planning Application Approvals 1997, 2000, 2005 and 2013- WHY? 

Can I drill down further and confirm that FOUR planning applications failed due LBRN non-compliance, legal 

appeal, legal issues title non availability and increasingly since 2008 non viability as follows 

1) 1997- before USP £1.335M grant funding awarded for an approved scheme that sought to remove the 
cast iron frame and if so, could have caused the façade/parapet/ floors/rear wall to collapse (all on record). 
And the 1996 CPO then became the subject of a COS appeal. USP reconciled this mid 1999 
 

2) Feb 1998 GCC unilaterally implements a CPO Amendment to achieve immediate access as it believes the 
building is in danger of falling down (contrast that with GCC’s now diametrically opposed view 25 years 
later that there are no major structural issues). This Amendment is predicted to delay “the scheme by a 
few months”. Some 308 months later one can say with conviction this was not a well thought Amendment. 
 

Year 2000 Approved brilliant, 100% Conservation Scheme fails due to lack of joined up GOVT! 
 

Jan 2000;  USD-GCC sign CPO Agreement (which GCC immediately inadvertently breaches) and then brilliant, 
brilliant approved 100% Conservation Scheme stymied due to GDA and HS grant issues. And then GCC being 
unable to convey the Upper Floors title to USD. At this juncture we don’t know about the 1998 CPO Amendment as 
neither GCC nor the original Consortium USP joined disclosed the existence of this. And for the record USP’s 
lawyers asked the then consortium’s lawyers July 1999 “Have the missive been amended in any way, if so 
please let me have the details.” 1 single sentence requesting clarification that was not replied to, not followed up 
and in the parallel absence of GCC disclosing the CPO had been amended. The die was cast as of Dec 1999 and 
it’s one of my personal biggest regrets that I never pushed harder, faster more aggressively at this juncture and 
between Dec 1999 and the mid 2002 date the CPO was amended and then up to the 2005 version see further on 
even GCCs Lord Provost was being arguably/allegedly misbriefed due one still believes to no one in GCC then co-
ordinating all the relevant stakeholders. 

 
Also, Kenneth Gerber principal lawyer 1998-2017 detailed in a signed statement the following GCC’s Chief Solicitor 
(Mr Graham McDiarmid did apologise to Ken Gerber and that is also on record, and to date GCC has not 
responded apart from to deny it happened. USP asked  Mr McDiarmid is to reciprocate and provide a signed 
statement so both can be compared in parallel? There was no formal response from GCC apart from a blank denial 
and a refusal to discuss Mr Gerber’s statement. 
 
And skim these ringing endorsements by arguably Greek Thomson’s greatest champion ( Prof Gavin Stamp’s 
opinion) http://www.egyptianhalls.co.uk/What Caused The Brilliant Feasible Year 2000 Scheme To 
Founder.pdf  

http://www.egyptianhalls.co.uk/What%20Caused%20The%20Brilliant%20Feasible%20Year%202000%20Scheme%20To%20Founder.pdf
http://www.egyptianhalls.co.uk/What%20Caused%20The%20Brilliant%20Feasible%20Year%202000%20Scheme%20To%20Founder.pdf


Productive Discussions TMP/Add Cons and GCC-HS 1998-2000 
  

See Letters to GCC DRS and Historic Scotland 12th November 1998 and to John Addison - Structural Engineer 
16th January 1999 from Greek Thomson Society Founder and greatest champion the late Prof Gavin Stamp 
Productive Discussions USP/USD and GCC-HS 1998-2000 

 
“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 Com, Dec 1999 

  
Singular Endorsement of this brilliant 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 

  
A distinct lack of strategic understanding of how important this project was for both Heritage and the wider 
Regeneration of Union Street by GCC, HS, GDA, Scot Govt  

  

• So, what prevented this scheme from being delivered. Somehow GDA and Historic Scotland 
independently of GCC managed to derail this creative, architecturally brilliant, overwhelmingly feasible 
scheme http://www.egyptianhalls.co.uk/How A Barrier Was Created Inadvertently.pdf 
 

• The 2001 – Artery TV programme highlights unexpected grant funding problems due to GDA and HS-Scot 
Govt, which threatened Greek” Thomson’s astonishing architectural legacy. This was produced by the 
respected programme maker Murray Grigor, with contributions by experts and by me (no 
expert!) http://www.egyptianhalls.co.uk/page13.html  Why was this Golden Opportunity scorned? 
 

• This led to a systemic underassessment of the cultural and regenerational benefits that would have 
accrued. And all but zero cognisance of the issues that would accrue as a result of this scheme not being 
implemented 20 years ago.  So to repeat this brilliant and feasible project would have been delivered 20+ 
years ago if GDA and HS had not rescinded promised grant funding. To repeat USP had a deal with the 
former owners to sell and they’d have signed over the deeds for the £250K then agreed!!! It’s when they 
could not get the £250k it all started to go “pear shaped”. And at this juncture GCC’s then unknown, non-
disclosed Feb 1998 CPO Amendment was not relevant. And did not come to the fore until later. And then 
please read GCC’s “it will only delay your scheme by a few months” become 310+ months and MANY 
times the original £3M 

 

• So, by USP’s reckoning nothing was done/could be done between 1980 and Jan 2010, which is 30 
years!  leading GCC to then state ”The Council is now extremely concerned that this development may 
not proceed for a number of reasons including: 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” July 2010 GCC’s Bailie Cameron to Culture Minister Hyslop. 
 

2010 2013 another approved brilliant,100% Conservation Scheme fails due to lack of joined up GOVT! 
 

• See clutch of 2010 correspondence starting with an April request for an extraordinary intervention from 
Scot Govt, then various between MSP McNeil/ Culture Minister Hyslop and also MSP Robison (note 
Egyptian Halls  not believed to be as important as Abbotsford House- note also Piloti- Private Eye 
commentary on this. And then GCC’s Bailie Cameron’s remarkable July 2010 letter that just fell on deaf 
ear. For the record USP has provided GCC with updated Development Appraisals several times now and 
that to repeat was recognised by GCC continuously 2008-20018. 
 

• Given USP was told/informed 2011-2013  as follows numerous times from HS-Scot Govt “This is a 
commercial development being taken forward by a private owner and where there is a projected return 
being delivered and ownership retained. The purchase decisions, advance knowledge of the repair 
implications and the needs of future development proposals have been taken forward in full knowledge of 
the company or individual involved”. And both apparently oblivious to the fact HS-GDA had derailed the 
brilliant Year 2000 scheme, there was a proven LBRN discharge deficit since 1996, which had only 
increased, GCC’s CPO Amendment had by then caused a 12 year delay. Therefore the only other option 
was NEW BUILD. 

http://www.egyptianhalls.co.uk/How%20A%20Barrier%20Was%20Created%20Inadvertently.pdf
http://www.egyptianhalls.co.uk/page13.html


• So with the greatest of reluctance and after GCC-HS/Scot Govt had confirmed the Year 2000 scheme re-
approved in 2005 would not be funded USP applied for Demolition based on the premise TWO of the then 
FOUR SHEP Tests were met; a) non viability b) it would lead to the wider regeneration of Union Street. 
Both proven beyond any reasonable doubt especially as USP provided GCC with expert commentary from 
Knight Frank on the decline of Union Street as a in demand retail thoroughfare (April 2012). And this was 
13 years before Councillor Aitken stated similar in the Herald Aug 2023. 
 

• It was refused but USP was very minded to appeal and GCC Officers then persuaded USP to apply for a 
new approval stating the known deficit would be funded,  both TMP (Architects) and TPS(Planning) are on 
record stating this was an agreed prior to this application being submitted for eventual approval. 

 

• GCC decided very, very unexpectedly to then not deliver on its “promise” to fund the known prior to 
application funding via ex DRS Depute Director Tom Turley /Exec Director Richard Brown. Sept 2014 USP 
recommends on the back of GCC’s April 214 CPO Amendment disclosure that GCC replicates the 
"lessons learned" investigation of the George Square shambles (re-design project). It was conducted by 
officials from the departments of development and regeneration services, legal services, internal audit, and 
corporate governance. 

 

• And if the promised funding had been provided then the now 2023 “blight” would have been addressed 
via the approved 2013 150 Bed 4 start Upper Floors Hotel a decade ago!!! 

 

• November 2014 scheme Conservation structural engineer the hugely respected John Addison of Addison 
Conservation fuelled by massive frustration puts on the record an extremely hard-hitting treatise; 
“Moreover, it is nonsense to suggest that preventative medicine is still relevant. The building has always 
needed major work, as was once planned by the Council, and this has not gone away. We are therefore 
losing something unique almost all at once. As we wrestle with its aesthetics, are we not missing all the 
other things that are innovative about the place? Standing on the scaffolding with only an hour of 
background reading and then handing out suggestions is unprofessional and competent. There is no 
interim intervention available here which will satisfy the needs of the stone in a Category A Listed Building. 
We are at the end of that cantilever. 15 years ago, we concluded that the only answer to the holistic repair 
of the facade was through restorative techniques using specialist conservators and engineers. This is still 
the case, but the task is now much harder in some areas...but cynically it is now easier in other areas 
because so much replacement is obviously now involved. The other obvious conclusion is that the 
scaffolding must stay up to protect the public from the millions of potential sandstone missiles and for 
intelligent monitoring. I cannot repeat this enough. However, as I agreed with you as you left the site, time 
has all but run out and coordinated action is urgently needed. In my mind this means the Council and 
politicians facing up to their role In the loss of the building. It's not too late. 

 

• However, this was NINE YEARS AGO and GCC took little cognisance of this or the overall body of work 
by the architect and structural engineers it specified in conjunction with USP in the Conservation Bond. 

 

• 2013-2015 USP and USI form the EHBP Trust to allow application to HLF for up to a £5M grant to help 

discharge the 1991 LBRN and fund the approved Hotel scheme. GCC and HS who have offered 

previously £2.5M of grant funding are asked again to provide this. And instead meet with the HLF and 

confirm no grant funding would be offered for this proposed “feasible scheme”. So, the 2013 application 

approval for a 150-bedroom 4-star hotel just withered on the vine.  

 

• During 2016 USP continued to lobby for a CPO Review (March) and in a parallel continued via TMP/Add 

Conservation to produce expert Structural Reports and also provided GCC with detailed proof of USP’s 

attempts to collaborate and engage in “productive discussions”. 

 

• 2017 Despite GCC claiming (as remarkable as it was perplexing) in their 11/04/2017 letter that there were 

advantages to using the NI option rather than the GVD GCC has yet to state or prove an advantage 

gained (compare a few months delay with now 300+ months and quadrupling at least of scheme costs due 

to the impact of the 1998 CPO Amendment).  

 

• Further given GCC selected a GVD option at the outset why it then changed to an NI without any 

agreement with the then consortium also requires clarification. And the proof of the pudding is surely local 

Councils now cannot make such an Amendment without the written permission of the relevant Scottish 

Government Minister. Also, to reinforce this further ex Head of Legal for two Councils who has reviewed 

this at an outline level has also stated that a Notarial Instrument would never be used for a third-party 

transaction.   

 
 



2010-2013 Approved Scheme - how it failed due to a lack of strategic vision or “thinking outside the box” 
  
However, another fundamental has emerged given the GCC grant of £1M offered June 2010 was for a THREE 
storey extension (when a FOUR storey extension was vvv close to being viable).  Then GCC DRS would only 
approve a TWO storey extension, which reduced the development value by £3M+. This of course then made little 
commercial sense given GCC was already on record as follows 
  

• Jun 2010 GCC Econ Dev Report states There is therefore no prospect of the project proceeding without 
external funding support.” Non-viable 13 years+ ago! 

• July 2010 GCC confirms to Culture Minister USP has committed a very significant expenditure  

• July 2010 GCC confirms to Culture Minister the Council has been working with USP Properties, the 
owners of the magnificent grade A listed Egyptian Halls 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 for an appropriate productive use. 

• July 2010 GCC asks Culture Minister for an extra funding of £1.35M. By the time we had the hotel 
approval the funding required was then circa £3M+ and extra costs took this to circa £4M 

• Nov 2017- HES then states the following, which is 5, 6, 7 years too late as costs have sky rocketed and 
also due to changes in Rateable Values the Upper Floors now has to pay ZERO for the LBRN 
discharge; as bizarre as its perplexing. Option 3: is similar to option 2 but has a 4-storey roof 
extension. We previously advised against a roof extension of this height because we considered that 
the visual impact on Egyptian Halls would be significantly detrimental. A roof extension of this height 
also has wider townscape implications and Glasgow City Council would need to consider its impact on 
the character of the conservation area. However, we do note that this option appears to be the most 
financially viable of all the schemes presented. While we have not changed our view on the visual 
impact of a roof extension this height, we would consider such a proposal if it can be demonstrated that 
this is the least intrusive solution that’s financially viable. A justification for a 4-storey roof extension 
would need to demonstrate that a less interventionist scheme (including, for example, 3 storeys) 
wouldn’t be possible. And of course personifies about what happens if the scheme does not go ahead. 
In a nutshell what Councillor Aitken stated Aug 2023 then just developed “the dilapidated building is 
a barrier to the regeneration of Union Street. And “The Egyptian Halls has been the biggest 
barrier for us being able to do anything with Union Street,”  “It takes up so much of the space, 
it’s a blight on the street and it has been allowed to get into that condition. 

  
And when TIF was suggested way back to be assessed for integration into the hotel application somehow GCC 
DRS somehow decided not to utilise this despite to repeat stating the project was non-viable and needed external 
funding as above. And given it is now being assessed as a potential funding option for the Buchanan Galleries 
redevelopment it reinforces the innovative options that were just not taken forward. Therefore, the genesis of 
Councillor Aitken’s comments relating to being a blight etc are reinforced and are developing traction.  
 
We know GCC DRS had to balance other crucial planning issues; scale/size/skyline etc. However please just 
conjecture for a few minutes that a FOUR storey extension definitely or maybe even THREE storey option 
could have and should have preserved 100% of the Egyptian Halls unique cast iron frame, façade, parapet, 
floors, rear wall and also delivered a phenomenal street scape and also kick started then the wider 
regeneration of Union Street.  All of this a decade or more ago!!! 
  
One also conjectures what was then the decision-making process from GCC’s Director level Officers, Key 
Councillors and Convenors, Historic Scotland, Culture Ministers, and Finance Ministers that allowed this 
serendipitous development to atrophy and wither for another decade+? Especially given the 12-year development 
delay caused by GDA, HS and then GCC had derailed the absolutely brilliant Year 2000 scheme (all on file) This 
now means that it’s imperative this will be addressed and reconciled during 2024 given GCC’s latest on record 
opinion chimes with what USP and USI have tried to achieve since 1998 onwards 
  
“the dilapidated building is a barrier to the regeneration of Union Street. And “The Egyptian Halls has been 
the biggest barrier for us being able to do anything with Union Street,”  “It takes up so much of the space, 
it’s a blight on the street and it has been allowed to get into that condition” 
 
And today one can wonder at the vision that has facilitated the now approved Cambridge Street Aparthotel and 
again conjecture if this vision had been applied a decade ago then the game changing, multi regenerational 
scheme would have been implemented Plans to create a new 18-storey 'aparthotel' in Glasgow's city 
centre received unanimous approval by Glasgow City Council's planning committee in September of this 
year. Architecture studio HAUS Collective's designs, commissioned by PMI Developments and Peveril Securities, 
were described as poised to transform part of the city's skyline. The 161-unit aparthotel will replace the current 
unoccupied flat-roofed concrete building on the corner of Cambridge Street and Renfrew Street 
  
 

https://www.glasgowlive.co.uk/all-about/city-centre
https://www.glasgowlive.co.uk/all-about/city-centre
https://www.glasgowlive.co.uk/all-about/glasgow-city-council
https://www.glasgowlive.co.uk/all-about/glasgow-city-council


So, for 2024 USP and USI will be looking for the opportunity to  re-present/discuss the basis of the Creative 
Business Plan GCC was submitted Dec 2022 some NINE MONTHS before via Councillor Aitken GCC stated in the 
Herald Aug 2023  “Given Glasgow City Council was committed to its future and keen to work with anyone 
with “a creative business plan”. that we are very keen as a city to progress with plans for this important 
building which are feasible and have a realistic chance of being delivered” and this time discussions will 
produce this if all stakeholders collaborate effectively - USP/USI Jan 2024. 
 

“It’s a blight on the street (vacant 1980!), allowed to get into that condition” GCC Aug 2023 

Can I also focus again on this given the Upper Floors have been vacant since 1980 and there’s been FOUR 

approved Planning Applications that have failed. And one can read the attempts by GCC, Ground Floor Consortium 

via an LBRN and a CPO and then USP Dec 1999 onwards to reconcile this situation and here are a few GCC 

quotes which have prolonged this “blight” and reinforced the “condition” allowed to get into.  

 

Let’s start July 2019 with the following disclosed to USP by error “in December 1999 we entered into missives with 

Union Street Developments Ltd. Accordingly we were in breach of the missives entered into ( subject to a weak 

argument on error ). These missives contained the provision that GCC would obtain title using the GVD procedure. 

In fact, GCC had agreed with the consortium that they would use the Notice of Title / Notice to Treat procedure to 

obtain immediate entry (inaccurate the consortium lawyers stated GCC unilaterally imposed this in correspondence 

May 2015). This procedure had in fact been affected before we entered the 1999 missives. 

 
And of course the Year 2000 scheme like the 2013 project was so very close to delivery but also ultimately 
failed and let there be no doubt key GCC Officers and TMP/Add Cons and TPS Planning did work very hard and 
collaboratively to get the project to this stage including “Thomson streetscape and replica lampposts outside”, which 
would have been beautiful and effective too. And one can only conjecture what the impact would have been if the 
2013 project had been funded. 10 years of Business Rates now paid (circa £6M), 100’s of Jobs and of course the 
wider regeneration of Union Street would have been delivered Log to Deterioration Time Line 
http://www.egyptianhalls.co.uk/assets/files/Deterioration Timeline 1980-Oct 2022.pdf  
 
So to repeat GCC breached its 1999 contract with USP, which made no reference to the existence or legal 
irreversibility of the CPO Amendment? If it had not then the approved brilliant, feasible Year 2000 project would 
have been delivered by 2003 and there would now not be a “blight” 20 years later!! And it was then definitely 
a contract breach that was “weak on error”  But somehow was allowed to run and run and run and here we are 
today, heading to 2024 and beyond with a raft of contemporaneous, related problems to reconcile. 

 
And why GCC Legal were unaware of this or failed to factor this in should be assessed objectively. GCC Legal 
knew mid 2002 when it secured an amended CPO Agreement with USD (USP) that it had breached the Dec 1999 
Agreement. Note if there had been a disclosure of this contract breach then the project would have been 
delivered by now and the Egyptian Halls would now not be a “blight” on the street. 
 
Given this GCC May-June 2004 it would appear GCC misled USP/Kidstons and also its Lord Provost who then 
misled both USP and also the then First Minister and we have on record correspondence as follows regarding 
alleged full disclosure of all CPO related facts as per GCC DRS quote of 27th April 2004 states "an appropriate 
and informative response will be sent to the Lord Provost”. Note no disclosure of contract breach if it had 
been the project would have been delivered by now and would now not be a “blight” and 20 years of 
regenerational benefits, job creation and business rates all would have instead accrued. 
 
And GCC DRS then stated 25th May 2004 “the circumstances surrounding the CPO process have now been 
explained to Union Street. as a follow up a meeting will be held with them, their solicitor and the Council’s 
Solicitor to provisionally agree a way forward. Note no disclosure of contract breach if it had been the 
project would have been delivered by now and would now not be a “blight” 
 
GCC also states “As things stand Union Street have shown considerable energy in making this project work (yet 
more prima facie evidence of productive discussions without doubt). However, there are still important issues  
they must resolve before the project can go forward (the brilliant, feasible Year 2000 project had been derailed by 
GDA, HS and now GCC so how was Union Street expected to reconcile the funding issues given the project was 
underpinned by £1.335M of combined GRANT funding). Under the missives they are bound to satisfy the Council 
on several counts before title can be passed to them” (19 years on this is as diversionary as its perplexing under 
the Dec 1999 Agreement GCC transferred to USD the Upper Floors title, it failed to do so because of a pre-existing 
CPO Amendment that meant GCC in fact breached the Dec 1999 contract immediately it was signed but somehow 
decided to not disclose this till July 2018-(UNBELIEVABLE). And here we have GCC two years on from the 
amended CPO 2nd Missives pontificating about Union Street having to satisfy GCC. Let’s be unequivocal GCC 
could not even sort the title transfer Union Street had to do this for GCC (confirmed by GCC stating USP had 
achieved this by “voluntary acquisition” as never got to grips with Paratus (403) Ltd former Upper Floors owner from 
2002 to 2008!!! 

http://www.egyptianhalls.co.uk/assets/files/Deterioration%20Timeline%201980-Oct%202022.pdf


There is also the pivotal meeting held 27th May 2004 (key GCC DRS Officers and Legal attended) lots of talk of 
collaboration but no disclosure of contract breach if it had been the project would have been delivered 19 years ago 
and would now not be a “blight” and years of regenerational benefits, job creation and business rates all would have 
instead accrued. The timescale for a Lands Tribunal title compensation hearing was estimated to be 4-6 months. 
This was now FOUR YEARS since GCC had agreed originally to convey the Upper Floors title to USD. And 75 
MONTHS on from GCC’s prediction its CPO Amendment would only  delay the scheme a few months  Again, how 
can there have ever been proper “productive discussions” given GCC’s systemic lack of disclosure of the existence 
of the 1998 CPO Amendment. 
 
Going forward post June 2004 GCC Lord Provost’s letter to USP, UPS continued attempt to reconcile the impact of 
the non-disclosed  CPO Amendment “GCC understands Mr Souter’s frustration” but GCC less and less 
understood why as the grant issues caused by GDA and HS faded away and the Officers who had caused the CPO 
malfunction retired or moved on.  See also Aug 2004 GCC Econ Dev Report- “It should be noted the Missives have 
been extended on a number of occasions since 27 February 2003 to preserve the status quo. This has been done 
on the basis of USD’ continuing  commitment to pursue the restoration project and the issues which have arisen in 
pursuing The compulsory acquisition processes. (due to the unplanned consequences of then non disclosed 1998 
CPO Amendment) 
 
March 2018 Scot on Sunday “These allegations in respect of misrepresentation  impropriety by the council are entirely 
refuted. The true position has been set out in detail on many occasions by the council”. And to repeat July 2019 GCC 
Legal then disclosed inadvertently the following “Accordingly we were in breach of the missives entered into ( 
subject to a weak argument on error). We could answer Soutar’s questions based on the above, but I would 
strongly advise against doing so.  To concede now that we were indeed in breach of the 1999 missives will 
just renew his conviction, he is right and will perpetuate further diatribes” and as stated then and stated now a 
weak on error contract breach could have been reconciled very easily circa 2000-2005. Therefore, opportunities to 
disclose and collaborate going forward were not realised. The DRS and Legal Officers advising Key Councillors, 
Leaders, Lord Provosts were the people who made missteps Hence why had the non-disclosure of the actual, true 
position. All involved we believe have left and we can now collaborate more effectively to reconcile this legacy 
issue.  

Given this known lack of response from GCC, for GCC to then announce via the media that somehow scheme 

delays are the result of NON “productive discussions” with Mr Souter requires reassessment based on the actual 
situation. And one should note the diametric change in GCC’s opinion of the structural condition as follow in 1997 
GCC approved a scheme that removed the cast iron frame because the then expert structural engineers 
recommended this as GCC allegedly believed the building could collapse. And by 2018 (21 years later) GCC then 
believed the following and a spokesman said a survey, carried out by the authority around 18 months ago, found 
"no danger of imminent collapse” in response to the following “the building could collapse due to a number 
of "trigger events", including the failure of floors slabs, columns, and beams.” 

So, can there be “non-productive discussions” given GCC and USP have not met since April 2019? And again, the 
following is further proof USP (and USI) attempting to develop and build productive discussions with GCC but was 
not reciprocated, which is now being placed on record for both subjective and objective assessment. 
 

• At the last meeting 30th April 2019 USP advised GCC it could not implement the Narro Report as it owed a 
Duty of Care to GCC, its client. USP was not Narro’s client and given what TMP/Add Cons had always 
advised conflicted significantly with what Narro Report only “suggested”.  

• USP would have to stay with the advice given to date (all on record) Note GCC had stated June 2016 “it 
recognised the knowledge of the building John Addison and George Morrison (TMP) had.” For the 
record TMP are the GCC and USP 2008 Conservation Burden specified architect, who are empowered to 
deliver a scheme to discharge the 1991 LBRN given TMP /Add Conservation have had Planning approval 
in  2000, 2005 and 2013 for similar schemes. 

• USP them committed to instruct an updated Structural report, which would include the forensic core testing 
and parapet/façade GPR scans than the Narro Report had recommended to be undertaken. And given the 
passing of long-term Conservation  John Addison March 2019 a new firm of Structural Engineers were 
appointed Will Rudd Davidson (WRD). Hence WRD 1, 2 and now WRD 3 

• WRD appointed July 2019, produced, and submitted WRD 1 Dec 2019; no formal response from GCC  

• WRD then produced WRD 2 and submitted that Sept 2021: no formal response from GCC yet. 

• GCC Building Control Dec 2021 asked if a scheme of Temporary Works could be scoped TMP/WRD 
developed and costed this at circa £5M and submitted Sept 2022 - no formal response from GCC yet. 

• GCC had also remarkably banned “Mr Souter” March 2019 after he made a formal complaint from 
contacting GCC Officers and Councillors for “being unreasonably persistent” So that surely affected the 
potential for any “productive discussions.” 



 
 
 
 

Key Statements that conflict Dec 1999-July 2018, now 25 years on 
GCC surely have to clarify? 
 
 
3rd July 2018 GCC 18 Years 8 Months on ADMITS A NON-DISCLOSED BREACH OF CONTRACT  
  

• The only point he has been that in December 1999 we entered into missives with Union Street 
Developments Ltd (not USP Ltd) (renewing the terms of the 1996 missives with the previous 
consortium).  
 

• “These missives contained the provision that GCC would obtain title using the GVD procedure. 
Accordingly, we were in breach of the missives entered into (subject to a weak argument on 
error).  
 
(Note carefully this is stated 252 months after GCC had unilaterally implemented a CPO 
Amendment Feb 1998 which GCC predicted would cause “few months delay to approved 
scheme.” Today the scheme delay is 25 YEARS or 104 TIMES a “few months” and the grant 
requirement is now £25M when in Dec 1999 it was £2.5M.) 
 

• “We could answer Soutar’s questions on the basis of the above, but I would strongly advise 
against doing so. To concede now that we were indeed in breach of the 1999 missives will just 
renew his conviction, he is right and will perpetuate further diatribes.  

Source: internal email from GCC Legal to GCC DRS copied by error to USP’s Derek Souter 

And compare with THREE EARLIER KEY STATEMENTS from GCC 
 

• 27th April 2004 GCC DRS correspondence states "an appropriate and informative response will be 
sent to the Lord Provost 

 

• 25th May 2004 GCC DRS correspondence to GCC Lord Provost “The circumstances surrounding 
the CPO process have now been explained to Union Street. as a follow up a meeting will be held 
with them, their solicitor and the Council’s Solicitor to provisionally agree a way forward.” 

 

• 10th March 2018 GCC stated in Scotland on Sunday “These allegations in respect of 
misrepresentation and impropriety by the council are entirely refuted. The true position has been 
set out in detail on many occasions by the council”. 
 

• Now if one reverts back to the July 2018 internal GCC email above.  Does failing to disclose a known 
contract breach from Dec 1999 onwards render these statements of (sic) an appropriate and 
informative response will be sent to the Lord Provost in 2004 when the admitted breach in 2018 
was much more “weak on error” and somehow claiming to “set out the true position” but don’t 
disclose the known existence of the Dec 1999 contract breach and numerous denials of any 
misrepresentation should surely be subject to objective assessment from GCC as untenable and also 
constitute a serious breach of corporate governance? 

 
There are of course significant files of chronological and contemporaneous correspondence to and from GCC to 
all key stakeholders to allow objective assessment. And legal and corporate governance experts could start with 

• Who knew about the Dec 1999 contract breach? 

• When did they know? And what action did they take  

• Why, still after 19 years was the legal advice to not disclose this to USP Ltd? 

• Was this non-disclosure also applied to GCC Directors, Councillors, MSP’s, Scot Govt/ HES  

• And surely there can be no doubt that the claim made July 2018 that the breach was weak on error 
should be viewed as being applicable Dec 1999 not after 19 years and now 25 years given the 
consequences; financial, conservation and regenerational delay? 



1998-2023 - 25 years of initially very collaborative and productive discussions tailing off to NO 
discussions productive or otherwise between GCC and USP (USI) since April 2019 

This has been very challenging to research and draft given the timescale, changes in personnel at GCC and 
HS/HES hence it’s detailed and sprawling but now on the record in 2024. GCC has again expressed an interest in 
acquiring the Egyptian Halls (owned separately by USP and USI) And based on the premise productive discussions 
are in the offing USP and USI have drafted a very straightforward proposal for GCC to assess. And if negotiated 
pragmatically by GCC then now agreed “blight” can be planned to be eradicated .  
 
And there could be scope for a phased purchase or a JV/FRI lease of both USP and USI’s property assets and also 
the transfer of the various standard securities held by the core investors. I surmise if we can build collective 
momentum GCC-Scot Govt could achieve this in principle within 9  months and have joint or 100% ownership 
within 12-15 months or earlier. Firstly, this is without any doubt whatsoever a hugely challenging legacy issue and 
more which has its genesis between 1996 to 1998 and 1998-2000 and it was described eloquently by HES 
February 2020 Alexander “Greek” Thomson Symposium at the Lighthouse “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”. And which USP and 
USI have continued to do, and the evidence is now re-submitted, and to borrow from GCC we know this needs 
productive discussions. 
 

Why has an important building been allowed to get to this state from 1980 onwards (44 years?) 
 
“the dilapidated building is a barrier to the regeneration of Union Street. And “The Egyptian Halls has been 
the biggest barrier for us being able to do anything with Union Street,”  “It takes up so much of the space, 
it’s a blight on the street and it has been allowed to get into that condition”. 

USP were not involved until 1998 and did not achieve ownership of the Upper Floors until 2010. So In a nutshell 
and to repeat this building has been vacant since 1980, had an LBRN served in 1991, then a CPO in 1996, had a 
legal appeal raised 1997, which USP reconciled Feb 1999. And the only reasons this project failed since Dec 1999 
are firstly HS and GDA all independently managed to derail this to repeat  this creative, architecturally brilliant, 
overwhelmingly feasible scheme. Then a legal misstep by GCC founded upon imperfect structural knowledge; 
primarily a unilateral CPO Amendment by GCC that GCC somehow forgot to disclose to USP from Dec 1999 until 
April 2014. This CPO malfunction caused a 13-year long delay (1997-2010) And as direct consequence created 
massive non viability (which both GCC and HS stated  in correspondence as far back as 2008 onwards) e.g June 
2010 GCC Econ Dev Report states “There is therefore no prospect of the project proceeding without external 
funding support.” Non-viability accepted by GCC-HS 13 years ago!!!!  

And therefore this is why there’s been Four Failed Planning Application Approvals 1997, 2000, 2005 and 2013. So, 
one would ask GCC NRS to outline to Councillor Aitken, USP and USI, Scot Govt, and all Heritage stakeholders 
why it believes the 1996 CPO did NOT achieve the objective that underpinned it given GCC has stated the CPO 
Amendment had advantages but never detailed these. USP and latterly USI have tried, tried, and tried some more 
to achieve this since 1998,  (which is soon to be 26 years) to achieve the preservation of this Grade A architectural 
masterpiece and its return to commercial sustainability And are on record as far back as June 2002 asking GCC to 
explain why the Upper Floors title was not conveyed as it was agreed to Dec 1999? 

And how can one have “productive discussions” 2010 onwards when the proven NON-viability stated by GCC 
and HS and also the separate ownership is then not factored into assessments by GCC, HS-HES, Scot Govt is 
anyone’s guess? For the record the original approved scheme that underpinned the 1996 CPO had £1.335M grant 
funding awarded to bridge the then calculated deficit. Now 26 years later the position that no grant funding would be 
awarded is untenable both morally and commercially. To repeat/inform for the first time the reasons this project 
failed since Dec 1999 are rooted in legal errors that caused a 13-year long delay (1997-2010).  

And as a direct consequence this then created massive non viability (which both GCC and HS stated  in 
correspondence as far back as 2008 onwards) e.g. June 2010 GCC Econ Dev Report states “There is therefore 
no prospect of the project proceeding without external funding support.”  Non-viable 13 years ago!  
So USP reinforces it is at loss to comprehend how it is expected to have productive discussions to progress 
any project that became massively non-viable due to missteps, errors, and non-disclosure by GDA,HS and GCC. 
And limited interest indeed from a clutch of Scot Govt Ministers and examples of refusals to meet and attempts to 
meet with Scottish Govt all on file. But we would note that we are very keen as a city to progress with plans 
for this important building which are feasible and have a realistic chance of being delivered.  
 
Also, to reinforce this the Year 2000 scheme was an absolute prescient example of a feasible and a brilliant, 
100% Conservation scheme that everyone believed was to be implemented ASAP as follows “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  (Gavin Stamp) 
Jan 2000 so what could go wrong????  http://www.egyptianhalls.co.uk/What Caused The Brilliant Feasible 
Year 2000 Scheme To Founder.pdf 
 
Aha HS and GDA independently managed to derail this to repeat this creative, architecturally brilliant, 
overwhelmingly feasible scheme, then GCC became pivotal http://www.egyptianhalls.co.uk/How A Barrier 
Was Created Inadvertently.pdf   
 
The 2001 - Artery TV programme highlights promised/envisaged grant funding problems due to GDA, HS-Scot Govt 
“Greek” Thomson’s astonishing architectural legacy, produced by the respected programme maker Murray Grigor. 
http://www.egyptianhalls.co.uk/page13.html  And then ask why was this Golden Opportunity scorned? 
 
Please skim GCC’s “it will only delay your scheme by a few months” become 300+ months and MANY times 
the original £3M cost? 24th Sept 2019 http://www.egyptianhalls.co.uk/assets/files/2409-2019 -GCC's Feb 1998 
CPO Amendment will cause a 300+ month delay-WHY!.pdf This would never have amounted to anything if GDA 
and HS had not rescinded grant funding. USP had a deal with the former owners and they’d have signed over the 
deeds for the £250k then agreed!!! It’s when they could not get the £250k it all started to go “pear shaped”. And 
HES have been asked yet again to clarify why they derailed the Year 2000 scheme 
http://www.egyptianhalls.co.uk/HES-Accountability-Appendices.pdf 
 

“So far discussions with Mr Souter (1998-2023) have not produced this” GCC Aug 2023 
 

For the record GCC has not met “Mr Souter” since April 2019. And of course GCC remarkably banned “Mr Souter” 
from contacting Councillors and Officers March 2019 for being “unreasonably persistent.” And GCC then strongly 
recommended communications to be primarily between Savills/WRD/TMP  and GCC-HES 
 
There have been  25 years of discussions, work, investment, commitment, which has been recognised on record by 
GCC and HS/HES the delays, delays and more delays have not been caused by USP or USI. MSP Robison has 
been lobbying for a resolution to this situation since 2010 and several MSP’s since well before then. For the record 
USP the bulk of this correspondence, emails, reports, development appraisals, structural reports, scheme costings 
all on file. USP has digitised selected correspondence as follows but can provide all files if asked? 
http://www.egyptianhalls.co.uk/EgyptianHallsSpineTimelineofCorrespondence.pdf  
 
And I’ve also listed just a few of the GCC Officers USP/ USI has dealt over the years Mike Fraser, Iain Love, Jim 
MacDonald, Alan Jardine, Kevin McCormack, John Telfer, Don Bennett, Graham McDairmid, Rodger McDonnell, 
Colin Tytler, Steve Inch, Jim Bury, Jim Patrick, Ruth Smith, Alastair MacDonald, Ken Clark, Susan Connolly, Shona 
Simpson, Forbes Barron, Gerry Gormal, Tom Turley, Richard Brown, Richard Rae, Richard Fisher, Stuart Willet, 
Raymond Barlow, Stephen Gibson, Carol Connolly (28). Plus, a good few I can’t recall of hand and of course 
various key Councillors/MP’s/MSP/s/ Scot Govt Ministers and Officers would take this to circa 100.  
 
It’s also incredibly perplexing to be continually told/advised that this is a commercial project, find a commercial 
solution, despite it being non-viable apart from New Build. The lack of “productive discussions” has seen GCC 
these past FIVE years look to rescind the permission for Ad Hoardings to appear that in fact fund the Scaffolding 
costs; See as follows an extract from an email Feb 26, 2016, to GCC DRS I explained again that if the Scaffolding 
could be removed USP and USI would save £40k in Scaffold/Lights/Cleaning costs. And, near treble the Ground 
Floor Rents, which are currently for the 4 units circa £55k by regearing each licence within 6 months to circa £140-
£150k. And for the record Back in 2009 Rents were circa £200k p.a. If there is no income to fund and upgrade the 
Scaffolding mid 2024 if it cannot be removed. Hence there is an immediate requirement for productive discussions!! 
Especially if the the Egyptian Halls has identified Public Safety Issues does it then become a Dangerous Building if 
the Scaffolding was to be removed before the 1991 LBRN was discharged effectively? And as earlier this requires 
detailed assessment ASAP!. 
 
USD, then USP signed in good faith CPO Agreements with GCC 2000, 2002 and 2005. GCC could never secure 
the Upper Floors titles due to the legal shenanigans of the former Upper Floor owners.  And in fact, it was USP that 
achieved this 2005-2008. And of course, GCC acknowledged as such in Jan  2010 correspondence. And again, for 
significant detail, log to http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf 
 
GCC also stated 11th March 2018 via Scotland on Sunday  "and it may be better – rather than returning to 
issues from the late 1990s – that the building owners join with us in a co-operative manner to ensure the 
preservation and regeneration of this historic building” but this been briefed effectively to the then GCC DRS 
team to allow this asked for process to be developed. And if this is never to happen what is then expected of the 
“building owners” So did this mean the co-owners have no option apart from "returning to issues from the late 

1990s?”  
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Councillor Aitken does state accurately Aug 2023 that the Egyptian Halls “it’s a blight on the street and it has 
been allowed to get into that condition” hence why USP applied for New Build 12 years earlier. USP to 
repeat has on file correspondence from 2002 onwards to at least FIFTY GCC DRS officers TWENTY GCC 
Councillors FIVE Culture Ministers, THREE Finance Ministers, TWO First Ministers more than FIFTEEN MSP’S/ 
MP’s all asking for a collaborative solution. USP’s attempts to develop productive discussions was primarily ONE 
WAY and has on file circa 4,000+ emails/letters to public sector stakeholders; GCC, HS-HES, Scot Govt, and 
heritage bodies.  
 

Please also skim the following - Why did the 1996 Egyptian Halls CPO fail? 16th Sept 2019 Briefing Document 
supplied to SPICe  http://www.egyptianhalls.co.uk/assets/files/1609- 2019 UPDATED Egyptian Halls Briefing 
Note.pdf 
 

History of Non-Viability Development http://www.egyptianhalls.co.uk/assets/files/0811-2018 The Egyptian 
Halls Non Viability Confirmation 1996-2018 .pdf 
 

Missed Opportunities  http://www.egyptianhalls.co.uk/assets/files/0511-2018 Historic Marketing and Missed 
Opportunities Summary 1996-2018.pdf 

The aforementioned when read contemporaneously support the premise that there’s been a systemic failure across 
the public sector stakeholders and surely worth an objective review by non-partisan stakeholders 

GCC and USP’s sometime collaborative sometime dysfunctional relationship 1998-2023  
 
Dec 1999 - GCC and USD become partners - “Union Street Developments Ltd (USD) had now purchased the 
interests of Portfolio Holdings and wished to enter into an agreement with the Council, 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 USD Ltd.” Dec 1999 
 
Mid 2000 - the GCC-USD partnership is defined by a conservation expert as follows “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 
 
June 2002 - Saved or Doomed “plea” sent to various stakeholders  J.McConnell, W.Alexander, Lord Watson, J 
McAllion, Suzanne Henderson (Scottish Executive) R. Culley, P Reilly (SE Glasgow) G.Munro, S Thorne (HS), M 
Fraser, J Patrick, C Gordon (GCC). Sets out the objectives, asks for “productive discussions”, does not get them, if 
the actual true position had been disclosed then the blight would have been reconciled 20+ years ago!! 
 
May 2004 - yep 19 years ago “GCC understands Mr Souter’s frustration” with the title conveyance problem 
predicted to delay any scheme for only a few months- by now it 75 months and counting 
 
May 2004 - yep near 20 years ago GCC states “As things stand Union Street have shown considerable 
energy in making this project work” (yet more prima facie evidence of “productive discussions” without doubt). 
 
June 2004 - GCC Econ Dec report Derek Souter has been the driving force behind the second consortium and on 
behalf 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 £250,000.  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 to proceed. Union Street Developments also brought 
about the withdrawal of the objection to the promulgation of the CPO by the upper. 

July 2009 - “I can confirm that the Council is keen to work with USP to develop an Option which is both fundable 
and deliverable taking account of the availability of both private and public funding” Steve Inch Exec Dir 
 
July 2010 - GCC states in correspondence to Culture Minister Hyslop praising USP, “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. 
 
August 2011 - the Herald and Times quotes unnamed “senior GCC officials.” With many within the authority 
seeing it as an attempt by the developer to force them into coming up with several million pounds. 
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April 2016 - “A significant area of concern for the Council is the continued use of the scaffolding to protect against 
falling masonry". The Council wishes to be very clear that the use of scaffolding for this purpose is not an 
acceptable solution. The risk of falling masonry stems solely from your failure to adequately maintain the Building 
and to address the long-term deterioration of the Building which you own.  
 
However to repeat GCC’s Buildings at Risk Register states, which pre-dates USP’s 2010 ownership by 30 years  
 

• December 1990: External inspection reveals the building to be in poor condition and have been 
vacant for 10 years 

• 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. 

https://www.buildingsatrisk.org.uk/search/keyword/Egyptian%20Halls,%20Glasgow/event_id/892661/buildin
g_name/egyptian-halls-84-100-union-street-glasgow 
 
Therefore, what GCC claims in untenable given the known state of the building long, long, long before USP’s 
involvement and during which GCC served the 1991 LBRN and promoted the 1996 CPO in conjunction with the 
then Ground Floor consortium. And by the time USP reconciles GCC’s CPO malfunction in 2010 the Upper Floors 
have been vacant for THIRTY years and GCC cannot confirm what if any Maintenance programme was in place 
1996-2010 when it was responsible for this as per the CPO obligations.  
And GCC raised this option The Council will seek to recover all expenses that it incurs in exercising any 
statutory powers so far as it is permitted to do so under the relevant legislation. It was pointed out again that 
any such claim for works done would rank behind the established registered Standard Security holders. A fact GCC 
DRS was unaware of that time and was very perturbed to be informed of such. 
 
April 2016 - GCC is referred back to March 2016 Anderson Strathern letter. And given GCC were responsible for 
all Maintenance as per the 1996 CPO GCC were asked to provide evidence of the maintenance it had carried out 
during the tenure of the CPO between 1996 and 2010. GCC can provide no information and also refuses to provide 
any information under various FOI requests. GCC were also reminded that the reference to “your architect” is 
misformed as TMP are also GCC’s architect as specified in the 2008 Conservation Burden.  
So GCC were in effect breaching their own agreement by failing to take full cognisance of expert advice from the 
experts they’d mutually specified in tandem with USP and USI.  Especially as by 2016 Upper Floors had been 
vacant for 36 YEARS, an LBRN had been served 1991 and a CPO promoted 1996, which malfunctioned and 
caused a 12-year delay. And now in 2016 the deterioration noted as far back as 1980  via GCC’s Building at Risk 
Register was then somehow now according to GCC caused by USP’s non activity and not GCC’s CPO malfunction. 
GCC’s lack of understanding of this unique structure, the visible absence of programmed Maintenance and 
cognisance of the actual structural decline 1980- 2010 (30 YEARS) and lack of grant funding made available to 
remedy the financial consequences of this 30-year period.    
 
Further GCC would then have also been liable for all structural consequences given they were discounting entirely 
the expert advice of the architect/ structural engineer they had specified to discharge the 1991 LBRN/approved 
scheme e.g. From 2000 to 2019 USP’s then professional team have used radar, boreholes, probes, and stone 
analysis to help them understand the building. And since 2109 WRD/TMP have utilised GPR scans and core testing 
by expert specialist contractors. GCC have instructed none of the aforementioned 
 
GCC also stated the Scaffolding should not be used to catch falling masonry, also ignoring the facts that by then 
the Upper Floors have been vacant for THIRTY SIX YEARS, that FOUR approved schemes had foundered due to 
non-viability.. And GCC agreed this was the case and made several approaches to the Scottish Govt for “external 
(funding) support” that the scaffolding was protecting public safety, and it was also supporting the dead weight 
parapet which is not tied to the building.  
 
GCC’s engineers appeared to comprehend this but various DRS officers then and still today cannot come to terms 
with the structural facts expressed within the following “The façade can’t stand without the support of the 
floors, walls and stairs - not today’s modern orthodoxy but it works.” 
http://www.egyptianhalls.co.uk/page17.html 
 
March 2018 - (S on S) GCC states that “that the building owners join with us in a co-operative manner to 
ensure the preservation and regeneration of this historic building”. However GCC Officers then did not follow 
suit and stated akin to “it was just a sound bite to keep the heritage groups and Councillors happy” 
 
June 2019 Sunday Times - A GCC senior (unnamed) source claims “USP is holding the Council to ransom” 
And GCC repeats it is considering the option to impose a Defective Notice and then step in and do works and re-
charge USP. It is pointed out again that any such claim for works done would rank behind the established 
registered Standard Security holders for both USP Ground Floor and USI Upper Floor assets. 
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Feb 2020 - by Historic Environment Scotland February 2020 Alexander “Greek” Thomson Symposium at the 
Lighthouse “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”. 
 
Sept 2022 - Dear MSP Robison, Thank you for your email regarding the Egyptian Halls building. Officers have 
been working with your constituent over an extended period of time to try and realise the shared ambition of 
bringing this building back into productive use.  In pursuit of this my understanding is that officers met recently with 
Mr Souter and requested information to allow them to review feasibility options. It is hoped that the outcome of this 
will allow progress to be made. Kind Regards Andrew Grant Partnerships Manager.  
 
Aug 2023 - The Egyptian Halls has been the biggest barrier for us being able to do anything with Union 
Street,” “It takes up so much of the space, it’s a blight on the street and it has been allowed to get into that 
condition.” We would be willing to have further discussions with Mr Souter and his Planning agent in 
Savills, but we would note that we are very keen as a city to progress with plans for this important building 
which are feasible and have a realistic chance of being delivered but so far discussions with Mr Souter 
have not produced this.” 
 
Aug 2023-Nov 2023 - Meanwhile during the three-month hiatus where GCC decided it could not meet with USP 
and or USI costs have risen by circa £250K. And GCC still has not produced any expert evidence supported by 
forensic analysis that the Scaffolding can be removed without causing Public Safety issues, Note GCC Feb 2016 
claimed this could be achieved but when asked could not provide any expert advice, evidence of commentary. 
Further the GCC specified scheme architect TMP continues to reinforce the long-held position that the scaffolding 
cannot be removed. TMP and also that of Addison Conservation analysis, studies, and reports GCC has on file 
both reflect and reinforce this (again refer to extensive Glossary of Studies/Reports detailed further on. 
 
Sept 2023 - Despite more than a decade of expert advice from GCC specified architect TMP and partnering 
structural engineers supported by specialist, expert testing that the Scaffolding cannot be removed until the 1991 
LBRN is discharged. GCC still vehemently discount this and wish to find upon a desktop survey which did not carry 
out any specialist testing. 
 
1998-2023 AND BEYOND - “USP and USI 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.  
 

25 Years of Structural Surveys- Reports, Planning Applications Detailed Breakdown  
 
Body of Reports/ Surveys/Commentary Chronology 2000-2018 - Addison Conservation-TMP 
 
Please log to http://www.egyptianhalls.co.uk/Egyptian Halls Structural Survey Glossary Year 2000-2023.pdf 
 

• Year 2000 - Approved Scheme 

• Year 2005 - Year Scheme planning approval extended 

• 2009 - Structural Review-End Uses Assessment - requested by GCC 

• 2009 - Conservation Plan- requested by GC 

• 2009 - A Do or Die Review 

• 2010 - TMP/Add Cons report, “Water the Engine of Decay. 

• 2011-2013 - Full Planning and Listed Building Consent Application and Approval,  

• 2014 - Joint GCC/TMP/Addison Conservation Updated Building Review- requested by GCC 

• 2014 - Scale and Complexity of the Conservation Works required 

• 2015 - Joint Structural Survey GCC-TMP/Add Conservation 

• 2015-2016 - Structural – Parapet Review requested by GCC 

• 2016 - Several Structural/Scaffolding/Urgent Repairs assessment reports – requested by GCC 

• 2017-2018 - SEVEN Scheme Options requested by, developed, and presented to GCC/HES 

• 2018 - Additional structural assessment linked to Scheme Options - requested by GCC   

http://www.egyptianhalls.co.uk/Egyptian%20Halls%20Structural%20Survey%20Glossary%20Year%202000-2023.pdf


Body of Reports/ Surveys/Commentary Chronology 2019-2023 - WRD/TMP/Savills 
 

• Dec 2019 WRD 1 Covering Letter  
 

• Dec 2019 WRD 1 Structural Survey- available on request 
 

• Sept 2021 WRD 2 Covering Letter 
 

• Sept 2021 WRD 2 Structural Survey- available on request 
 

• Sept 2022 TMP/WRD Temporary Works Approach/Costings 
 

• 2023 WRD Structural Survey- available on request once presented to GCC and HES 
 

• LBRN Discharge Visual Aide Memoire http://www.egyptianhalls.co.uk/E-Halls LBRN Repairs Aide 
Memoire-June2023.pdf 

 

• Temporary Works Costs/ Safety Factors http://www.egyptianhalls.co.uk/Temporary-Repairs-
Documents.pdf 

 

• How This Unique Structure has Worked for 150 Years. “The façade can’t stand without the support of the 
floors, walls and stairs http://www.egyptianhalls.co.uk/page17.html 

 

• Deterioration TimeLine http://www.egyptianhalls.co.uk/assets/files/Deterioration Timeline 1980-Oct 
2022.pdf 

 

• http://www.egyptianhalls.co.uk/Temporary-Repairs-Documents.pdf 
 
And then compare with GCC’s sole Structural Report  
 

• April 2018 - David Narro Structural Survey - Visual inspection/desktop research - no forensic testing or 
GPR Scans 

 
Given the aforementioned, given TMP are specified by both GCC and USP as the scheme delivery architect in the 
2008 Conservation Burden and given TMP, Addison Conservation and now WRD have stated and stated and 
continue to state that the Scaffolding cannot be removed without endangering public safety unless the 1991 LBRN 
or equivalent is discharged to the satisfaction of the Director of Planning. GCC still continues to believe the 
Scaffolding can be removed safely. Despite no expert recommendation this can be achieved  

Regarding further/ future discussions can I unequivocally state that USP and USI are mustard keen to progress with 
plans for this important building based upon the actual structural condition and the actual grant funding requirement 
which would prime the development of a feasible project, which therefore has a realistic chance of being delivered. 
However, it needs the genuine multi-agency approach many continue to recommend including HES USP and USI 
also understand the financial pressures GCC and wider Scottish Govt budgets are under. There is a process to 
work through and USP and USI are open to working collaboratively to achieve this. 

Derek J Souter BA Hons, MBA, FCIM 
 

 
 
Director USD Ltd, USI Ltd and USP Ltd 
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DOWNLOADS/APPENDICES - 25 Years of interactions Structural Studies, Planning 
Applications, Development Schemes, Meetings, Discussions, Correspondence etc 

 

THE FINAL OPPORTUNITY? 

• Year 2000-2024 https://youtu.be/fvrBfn7qRH4 - Mackintosh-Thomson Mews + Golden Z + Avenues + 
Frasers = the equal of or better than St Christopher Place - Marylebone London 

STRUCTURAL 

• 2000-2003 Structural Reports and Planning Applications (see detailed breakdown below) 
http://www.egyptianhalls.co.uk/Egyptian Halls Structural Survey Glossary Year 2000-2023.pdf 

• How This Unique Structure has Worked for 150 Years. “The façade can’t stand without the support of 
the floors, walls and stairs” - http://www.egyptianhalls.co.uk/page17.html 

• Deterioration TimeLine 
http://www.egyptianhalls.co.uk/assets/files/Deterioration Timeline 1980-Oct 2022.pdf 

• LBRN Discharge Visual Aide Memoire  
http://www.egyptianhalls.co.uk/E-Halls LBRN Repairs Aide Memoire-June2023.pdf 

• Egyptian Halls Potential (UNLIKELY!!) Progressive Collapse Scenario 
http://www.egyptianhalls.co.uk/StructuralMovie.html 

• Temporary Works Costs/ Safety Factors  
http://www.egyptianhalls.co.uk/Temporary-Repairs-Documents.pdf 

• How the Scaffolding has been funded 2008-2023 Ad Hoarding 
http://www.egyptianhalls.co.uk/EgyptianHalls_HoardingPresentation.pdf 

LEGAL AND PLANNING PROGRESS, MISSTEPS AND ERRORS BY GCC, HS, GDA , SCOT GOVT. 

• Egyptian Halls Slicing the Gordian Knot (Direct Download) 
http://www.egyptianhalls.co.uk/SlicingTheGordianKnot.pdf 

• Why did the 1996 Egyptian Halls CPO fail? 16th Sept 2019 Briefing Document supplied to SPICe  
http://www.egyptianhalls.co.uk/assets/files/1609- 2019 UPDATED Egyptian Halls Briefing Note.pdf 

• Why has GCC’s it will only delay your scheme by a few months” become 311+ months and MANY times 
the original £3M cost? 24th Sept 2019 http://www.egyptianhalls.co.uk/assets/files/2409-2019 -GCC's Feb 
1998 CPO Amendment will cause a 300+ month delay-WHY!.pdf 

• How a Barrier to Regeneration was created inadvertently! http://www.egyptianhalls.co.uk/How A Barrier 
Was Created Inadvertently.pdf 

• HES Request for Accountability - http://www.egyptianhalls.co.uk/HES-Accountability-Appendices.pdf 

MISSED  OPPORTUNITIES 2000-2023 BY GDA, HS, GCC , SCOT GOVT 

• Save The Egyptian Halls Petition - http://www.egyptianhalls.co.uk/assets/files/E-HALLS 8000+ PETITiON 
SUMMARY 2011.pdf 

• History of Non-Viability Development - http://www.egyptianhalls.co.uk/assets/files/0811-2018 The 
Egyptian Halls Non Viability Confirmation 1996-2018 .pdf 

• Missed Opportunities - http://www.egyptianhalls.co.uk/assets/files/0511-2018 Historic Marketing and 
Missed Opportunities Summary 1996-2018.pdf 

• Lobbying Docs for GCC-HS/HES -Scot Govt - http://www.egyptianhalls.co.uk/assets/files/Lobbying-
DocumentssubmittedtoGCC-HSHESandScottishGovernment.pdf 

• What caused this brilliant scheme to founder - http://www.egyptianhalls.co.uk/What Caused The Brilliant 
Feasible Year 2000 Scheme To Founder.pdf 

THE TALE OF THE TAPE – MEDIA COVERAGE  

• Extensive Media Coverage 1998-2023 - http://www.egyptianhalls.co.uk/Extensive-Media-Coverage-1998-
2023.pdf 
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