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Updated Background
Further to the October Jan 2017 Aide Memoire a fundamental review of all Scheme Options
apart from New Build was carried out by
•

The Morrison Partnership

•

Addison Conservation

•

Hardies Cost Consultants

•

J&E Shepherd Surveyors

•

Ewan Mackay Property

•

Vine Hotels

and was issued October 2017 and March 2018. This also provided updated Development
Appraisals for all SEVEN scheme options for a combined USP and USI project
These were uploaded onto
ADD WEB LINK FROM HOME PAGE IT SHOULD BE FOR THE SEVEN SCHEME
OPTIONS NOT MT MEWS!!
And marketed also by combination of Ewan Mackay Property and J&E Shepherd and as a
result a healthy clutch of enquires have been received and several serious enquiries from
what are leading UK and International Property Investment Companies have been
progressed to site visits, repeat visits, provision of plans, previous approvals and financial and
legal documentation assessment and appraisal.
However the continuing absence of any solution to the now updated massive Ground Floor
Deficit coalesces to become a currently unbridgeable negative risk profile summed up
perfectly and very recently by a leading Property Developer - “It is in my opinion sadly a
mess and I always feel that honesty is better than you spending time preparing
something for me when inevitably our answer is known from the start.”
That said at least three of the interested parties have requested to be kept updated of
developments as they occur. And it is hoped there can be progress over the next six-nine
months.

Derek J Souter - Director USP/USD/USI

Appendix A
2710-2017 Historic Marketing and Missed Opportunities Summary
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The Egyptian Halls

Historic and Current Marketing Causal Notes of Interest and
Missed Opportunities
1999-2017
Originally issued 25th January 2017
Updated 27th October 2017

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

27th October 2017- Update
Since the original issue late January 2017 progress towards securing a reconciliation to the
now 37 year Egyptian Halls problems remains painfully slow despite the issue in December of
TMP/Addison Conservation’s Parapet/Structural update. And now in October 2017 a
comprehensive set of scheme options have been issued to all relevant stakeholders for
discussion.
At the core of the project’s problems still remains funding given it was commercially non
viable as far back as 1998 and nearly 20 years the commercial non viability has increased
and increased and continues to increase and may well be as high as -£20M for some of the
submitted scheme options.
Despite this Marketing of the project potential continues via web/email/visual collateral/for
sale/JV signage. And USP and USI’s property agent Ewan Mackay Property has garnered
several enquiries with introductory meetings / discussions being held. None have progressed
beyond this due to the disclosure of the project’s indicative financial deficit, coupled with the
ZERO grant funding and the fact that now four successive Planning Approvals have all
foundered, therefore the absence of any solution, leads to currently unbridgeable negative
risk profile summed up perfectly and very recently by a leading Property Developer - “It is in

my opinion sadly a mess and I always feel that honesty is better than you spending
time preparing something for me when inevitably our answer is known from the start.”
And now to repeat Scheme Options for Discussion have recently been submitted and of these
six options perhaps only Option 6 has a positive Gross Development Value, which is in the
process of being assessed,
This Marketing update does not seek to blame anyone for the accelerating deterioration and
causal financial non-viability increase but simply sets out to inform any reader that over 18
years due to a long term integrated digital/print/visual collateral and effective campaign many,
many opportunities were unable to be realised due to combined financial, legal and grant
availability problems, which have to be reconciled if the Egyptian Halls is to preserved and
returned to long term commercial or public use sustainability.

For and on behalf of the Egyptian Halls Project

Derek J Souter
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The Egyptian Halls

Marketing and Notes of Interest/Missed Opportunities 1999-2017
25th January 2017

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

To be read in conjunction with Non Viability Aide Memoire 16/01/2017
2017
•

Mackintosh Thomson Mews Summary- Pages 1 -18

2016
•

Dec 2016 BNP Paribas Upper Floors Purchase Enquiry

•

Dec 2016 - General Hotel Enquiry

•

May 2016 - Moxy Hotels Enquiry

•

Jan 2016 - Ewan Mackay Property Market Commentary Jan 2016

•

SGM / Ewan Mackay Property JV-For Sale Collateral 2012-2016

2015 - SGM Market Commentary Update
2014 - Maven Capital Ground Floor Non Marketability Commentary/ Why Upper Floors
     can’t finance this Deficit
2013 - SGM Market Commentary
2011-2017 - Ongoing Activity - Ground Floor For Sale – Hotel already agreed
2010 - RGA agree Heads of Terms for 4 Star Hotel with Accor Hotels/Longrose Buccleuch
2008 - BPRA Fund Raising Prospectus
1999-2007
Earlier Activity
1999 - Chesterton Development Appraisal/ Marketing Brochure
2002 - Chesterton Positive Notes of Interest Letter
2003 - 2004 Chesterton sourced Notes of Interest
2004 - Chesterton Marketing Commentary Update
2006 - Donaldsons Marketing Commentary Update
2007 - Driver Jonas Executive Summary Commentary

2017

Mackintosh Thomson Mews Summary - Pages 1-18
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Mackintosh Thomson Mews
Regenerating Union and Mitchell Street by Creating
Connections; Cultural, Commercial and Leisure
Between Central Station and Buchanan Street

Linking and Reinforcing the Combined Architectural
Legacy of Glasgow’s Two Greatest Architects

Charles Rennie Mackintosh & Alexander “Greek” Thomson

Mackintosh Thomson Mews

Regenerating Union Street by Creating Connections; Cultural, Commercial and
Leisure between Central Station and Buchanan Street.
Introduction
Back in Year 2000 USP opened discussions with NCP regarding integrating the Egyptian Halls with their Mitchell Street Car Park but could not
progress due to title unavailability and causal grant funding issues. Again in 2009-2010 discussions also took place but again foundered due to
grant funding issues and the overall effects of the recession. However given the fact the Egyptian Halls is now wholly owned, controlled and
funded independently, the recent strategic infrastructure developments announced and the fact that 80+ NCP’s were recently sold so their
commercial/ residential property potential could be developed the opportunity to revisit this project’s potential is timeous- see attached historical
Support Documentation.
December 2016 Structural Review
The issue of this to both GCC and HES now sets the imperative for a scheme to be agreed, funded and implemented before the Egyptian Halls is
defined as being a Dangerous Building.
Mackintosh – Thomson Mews Rationale
Given we now know the options for the Egyptian Halls are
•

Restoration - now all but structurally undeliverable, has been unfundable since Year 2000 – has become increasingly more so as the
years have gone by.

•

Façade Retention - seems to be a deliverable option, needs some grant funding

•

New Build - another deliverable option, needs no grant funding.

It’s also been documented significantly that the Rennie Mackintosh Lighthouse Building is seriously underused and therefore financially
compromised due to its cul de sac like and out of the way location. Also the 36 year delay to reconcile the Egyptian Halls repairs issues has
certainly curtailed the now long overdue regeneration of Union Street and arguably this continually deteriorating building makes am increasingly
negative contribution to the urban realm. This project reconciles this.

Indicative Plans/Visuals
• Site Plan
• Location Overview Graphic
• Night time image of Egyptian Halls
• Indicative Courtyard Images
• Indicative Apart Hotel Images
• Light House Images
• Indicative Gourmet Food Market Images
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The potential to fuse together the
Egyptian Halls and a re-modernised
NCP would create Mackintosh-Thomson
Mews; a vibrant new commercial/retail
& leisure thoroughfare to the extremely
popular/lucrative Buchannan Street
from the hugely busy Union Street and
of course Central Station.
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Mackintosh-Thomson Mews - Egyptian Halls at Night

Mackintosh-Thomson Mews - Indicative Courtyard Development

Mackintosh-Thomson Mews - Indicative Apart Hotel Development

The Lighthouse, Glasgow

Mackintosh-Thomson Mews - Indicative Gourmet Food Market

What strategic frameworks and policies can be leveraged to assist delivery?
1. “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
2. Glasgow’s £1Billion City Plan is launched and beginning to take shape
3. Plans to create a direct rail link between Glasgow Airport and the city centre have been unveiled.
4. Brian Skinner then of Donaldsons Chartered Surveyors stated June 2006 (now MD BECAPITAL Group).
The inclusion of the NCP creates a destination scheme, which relies on nothing, if you can secure planning for the bigger scheme it defines
the pitch and will change shopping in Glasgow.
5. And these strategic causal investments now strengthen the case for Mackintosh- Thomson Mews given the proximity to Central Station is less
than 5M and via a pedestrian crossing- station entrance!
If achieved this would deliver well in excess of the stand alone Egyptian Halls acknowledged Project Benefits
• The preservation of world famous Egyptian Halls
• £20M+ Development begins much desired Union Street regeneration
• 114 - 154 + bedroom, circa 3 - 4 star hotel on the USI owned Upper Floors
• Bars/Restaurants on USP owned Ground Floor
• 200 jobs-30+ Modern Apprenticeships
• Deliver an EXTRA £300k-£350k Business Rates p.a.
• Meets GCC - Scot Govt’s Economic Growth, Tourism, Training and Cultural Preservation strategies.
6. Crucially Current Retail per sq. ft. on Union Street is £30.00 on Buchanan Street its £300.00. And sectoral commentary is now
accentuating “that Prime is becoming even more Prime!!” Ewan Mackay - Ewan Mackay Property December 2016. Further Gordon Street,
which is also a parallel thoroughfare some 20M away has headline Rents of £120.00 per sq. ft. Indicative again of the potential also the
massive advantage Mackintosh-Thomson Mews has it would be undercover and not susceptible to the vagaries of Glasgow weather!
Therefore capable of offering longer effective trading hours!
7. For comparison only the BAM constructed 110 Queen Street Building with 143,000 sq. ft. office space and 20,00 sqft Retail Leisure cost circa
£40M to develop and was then sold for circa £70M within 18 months.
http://www.propertyweek.com/news/bam-sells-glasgows-110-queen-street/5070567.article.

8. Therefore Mackintosh – Thomson Mews could become a potent mix of Hotel/Residential/Leisure creating a thoroughfare from Central Station
to Buchanan Street and back. And of course add significant, synergistic commercial benefits to the bottom of the City Centre! The once
Z shape has atrophied to become a “dumbbell” shape. This then adds commercial ballast and could become a trident shape to with the
transformative potential that integrating the Egyptian Halls with the conjoined NCP would deliver.
9. Joined up Government combined with effective Public- Private sector collaboration could deliver this project. And it would then become an
integral part of the CITY PLAN - Central District project as well. Given GCC have already instructed two firms to assess options
a) Commercial opportunities (MVRDV & Austin-Smith:Lord)
b) Residential opportunities (Savills)
Therefore why not include the following into any overall assessment project?
Mackintosh – Thomson Mews Recommended Feasibility Study
Review the various core documents including the 2008 Turley Associates report and consider if there is value in considering the integration
proposed. To achieve this there should be clear vision for the overall block at the outset, with each element critically appraised in terms of
contribution to achieving the overall objective. There are a number of elements, which have different potential uses, which would affect their
future viability and success. There are highly indicative plans already but these can be developed further given we already know the following
•

The Egyptian Halls can achieve - 134 Bed hotel plus 4 Ground Floor Restaurants?

•

What of the Courtyard? Could it become another Merchant Square/Princess Square? Could it become the home for the Glasgow Gourmet
Food Market?

•

Could the NCP site above Ground Floor become an Apart Hotel/Serviced Apartments/Offices or even Residential?

1.
2.
3.
4.
5.
6.
7.
8.
9.

Review all of the detail available on discussions and proposals to date.
Review general market demand, and comment specifically on current proposals.
Provide commentary on values, including marriage value with NCP.
Visual building inspection (including NCP), and commentary on current costs.
Review development appraisal, including grant funding.
Carry out independent planning review.
Consider designs to date.
Put forward options on proposals (mix, scale of uses), structures, and end values.
Provide a final report with an overall recommendation.

Costs
The selective consultant(s) would provide a detailed fee proposal and for guidance an indicative budget would be £15,000.00. If the Study were
positive then an overall master plan would be developed which would involve GCC, Scottish Government, heritage bodies and community
engagement stakeholders.

Design & Production www.djscm.com

Scope

Support Documentation
• Ewan Mackay Property/Retail/Leisure
Commentary January 2017

• Andrew Oswald Chartered Surveyor

Feb 2016 Development Appraisal Options

• Knight Frank April 2012 Union Street
“Decline” Commentary

• Turley Associates NCP - 2008 Egyptian
Halls Transformation Proposal

• Gourmet Food Market
• NCP Year 2000 Proposal

234 West George Street, Glasgow G4 2QF

Our Ref:
DDI:
Mobile:
E-mail:

Derek J Souter
Union Street Properties
26 Foundry Lane
DUNDEE
DD4 6AY

EM/fm
0141 226 1662
07917 834912
ewan@ewanmackay.com

10 January 2017

Dear Derek
Egyptian Halls, Union Street, Glasgow
Further to our various discussions and on the back of securing a hotel for the upper parts, we
would hope that a rental income of £180,000 per annum should be achievable based off an
initial yield of 10%.
You would definitely hope that in around eight years’ time yields would be a lot sharper and be
around 7%. This will depend on lease term and covenant of tenant.
I am hopeful we will secure a couple of good strong tenants, however there may be a couple of
independents with slightly weaker covenants and we may therefore need to consider a blended
yield.
Union Street is regarded as one of the busiest streets in Glasgow and is close to one of the
busiest rail stations in the country (outside London). Therefore, the potential to achieve a rent
roll of £180,000 per annum should be achievable and in line with what is being achieved in
other similar locations in Glasgow city centre.
Interest during 2016 was still there with several enquiries all of which were followed up,
discussed and agreed could be revisited once a funded scheme was in place. In November
2016 we fielded two strong enquiries for the Upper Floors Hotel option and these are in the
process of being followed up.
Also, we’re now exploring the transformative potential Mackintosh Thomson Mews would offer.

Telephone 0141 226 1662
www.ewanmackay.com
Registered in Scotland Office Number SCC836943

The proposed projections and pricing are in line with what I would advise. Please note that this
is not a valuation and our own view of the market from our experience of other projects across
the UK.
I hope this assists. Please don’t hesitate to give me a call if you would like to discuss this
further.
Kind regards.
Yours sincerely

EWAN MACKAY Bsc MRICS
Property Consultant
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Derek Souter
Director
Union Street Properties Ltd
26 Foundry Lane
Dundee
DD4 6AY

30 April 2012
Ref: AO/GMcW/313840/300401

Dear Derek
Egyptian Halls, 84-100 Union Street, Glasgow
Option Appraisal Report
Value Decline
I refer to my Option Appraisal Report of March 2012.
You have asked me to clarify the decline in value since you acquired your interest here, and to give
some very brief thoughts to the reasons for that.
We have been valuing property in Union Street for well over 20 years, which used to include holdings
by some of the UK’s major pension funds, but the character of the street has changed dramatically
over that period. It is now seen as very much a secondary retail location.
In my view, there are several reasons for this:








The focus of Glasgow retail activity has shifted to modern enclosed shopping malls, and in
particular, the St Enoch Centre, and Buchanan Galleries. This has resulted in a shift in the prime
pitch from the historic ‘Z’ of Sauchiehall Street / Buchanan Street / Argyle Street to a ‘dumbell’
centred around Buchanan Street with strong retailing close to the junction with Buchanan Street
and both Sauchiehall Street and Argyle Street. The fringes have however fallen away in value
due to increased floor space.
There has also been a substantial increase in out of town retail floor space serving Glasgow
suburbs, in particular, Braehead at Renfrew, Silverburn on Glasgow’s south side, and Glasgow
Fort to the east side.
There has been a shift in the office market westwards towards the larger floorplate developments
on Atlantic Quay and Bothwell Street. This has resulted in the upper floors in Union Street
becoming less and less valuable as they fail to meet modern requirements. This has added to a
dilapidated feel in the street.
As the street becomes more and more secondary, the perception of investors changes, and prices
as a function of rents, (i.e. yields) have gone up, as greater risk and less rental growth is
perceived resulting in lower capital values on falling rents.
The 2008 recession and its effect cannot be underestimated. There was a massive yield shift on
all types of commercial property, and a collapse in bank lending for the purchases of investments
which continues to fall. Indeed, our own records show that even in the past 6 months, the value of
secondary property has fallen by 15%. Since 2008, it is probably reasonable to say that
secondary property values have halved.

Knight Frank LLP 120 Bothwell Street Glasgow G2 7JS
T 0141 221 9191 F 0141 221 2328
www.knightfrank.com
Knight Frank LLP is a limited liability partnership registered in England with registered number OC305934.
Our registered office is 55 Baker Street London W1U 8AN where you may look at a list of members' names.



With particular regard to this property, not only have rental values on ground floors collapsed, but
there is a Listed Building Repair Notice attached to the property, which in real terms has increased
the costs year on year.

The overall combined effect of all these factors results show a significant fall in the capital value for the
property on Union Street. While it would be an extensive job to go back in time and look at detail on
the capital value, by way of illustration, we have set out below the movement in rental values in Union
Street since 1992, ignoring inflation.
Year
1992
1997
2002
2007
2012

Retail Rents – Ground Floors (expressed as £ per sq ft)
£70.00
£72.00
£60.00
£55.00
£35.00

I trust this gives some insight into the history of values in Union Street, but if you need any clarification
at all, please do not hesitate to contact me.
With best regards.
Yours sincerely

Andrew Oswald BSc FRICS ACIArb
Senior Partner, Scotland
andrew.oswald@knightfrank.com
D/L 0141 566 6024
M 07836260424

2016

Dec 2016 BNP Paribas Upper Floors Purchase Enquiry
Dec 2016 - General Hotel Enquiry
May 2016 - Moxy Hotels Enquiry
Jan 2016-Ewan Mackay Property Market Commentary Jan 2016
SGM / Ewan Mackay Property JV-For Sale Collateral 2012-2016
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From: nadir.khan‐juhoor@bnpparibas.com [mailto:nadir.khan‐
juhoor@bnpparibas.com]
Sent: 07 December 2016 17:01
To: Ewan Mackay
Subject: The Egyptian Halls, Glasgow
Hi mate, hope you’re well.
Re the above, are you still involved in this building?
If so, would your client sell the upper floors, retaining the
ground floor retail?
Look forward to hearing from you.
Kind regards
Nadir

[cid:image001.jpg@01D250AB.6A652950]
Nadir Khan‐Juhoor
Commercial Agency ‐ Scotland
Director

BNP Paribas Real Estate UK
20 Charlotte Square
Edinburgh EH2 4DF
Tel : +44 (0) 131 260 1118
Fax : +44 (0) 131 220 0001
Mob: +44 (0) 7798 882 293
realestate.bnpparibas.co.uk<http://www.realestate.bnpparibas.c
o.uk>

Ewan
Further to our chat earlier please pass to Michelle at PIP that we’re
interested, have a cracking site and will be back in early 2017. And in the
interim here’s a few indepedent quotes
“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
completelyreconfigured.” "We need to find the right sources of
funding, and there are various routes." GCC’s Bailie Cameron- Evening
Times June 2012

NCP INTEGRATION
Ultimately the inclusion of the NCP creates a destination scheme which relies on
nothing, "if you can secure planning for the bigger scheme it defines
the pitch and will change shopping in Glasgow". This could become a
potent mix of Hotel/Residential/Leisure creating a thoroughfare from
Central Station to Buchanan Street and back,

Derek

From: Ewan Mackay <ewan@ewanmackay.com>
Date: Friday, 2 December 2016 17:11
To: Derek Souter <derek@djscm.com>
Subject: Re: Ongoing Requirement ‐ Hotel (C1) Use
Thanks sorry just with a client chat on Monday
Have a great weekend
Cheers E
Sent from my iPhone
On 2 Dec 2016, at 16:55, Derek Souter <derek@djscm.com> wrote:
Ewan
Afternoon
I’m doing fine flitting both Derek (25) and Katy (22) tomorrow that said!!!
Indeed below is of interest and we’re two weeks away from TMP/Add Cons
issuing a report on façade/structure, which will say Also we're 2 weeks from
TMP
Recommending due increasing and accelerating deterioration that the only
options are

Façade Retention
New Build
Either or suits below and the wider marketplace.
Have a relaxing weekend.
Derek

From: Ewan Mackay <ewan@ewanmackay.com>
Date: Friday, 2 December 2016 15:15
To: Derek Souter <derek@djscm.com>
Subject: Fwd: Ongoing Requirement – Hotel (C1) Use
Hi Derek
I hope all is well.
Thought you would be interested to see this.
Thanks Ewan
Sent from my iPhone
Begin forwarded message:

From: "Michelle Mitchell (PIP)" <michelle@pipdistribution.co.uk>
To: "Ewan Mackay" <ewan@ewanmackay.com>
Subject: Ongoing Requirement – Hotel (C1) Use
Hi Ewan
Ongoing Requirement – Hotel (C1) Use
Bricks & Mortar Consulting have been retained for the following
requirements on behalf of a private
client;Location:AberdeenEdinburghGlasgowCardiffBirminghamBrighto
nBristolExeterLeedsLeicesterLiverpoolManchesterNewcastleNottingh
amOxfordPortsmouthSouthamptonLondon
Tenure: Freehold.
Size: 40,000 Sq Ft + or minimum of 100 rooms.
Price: Up to £10,000,000 (Ten Million Pounds).

Our client is looking for the following;1. Existing Hotels Sites.2.
Cleared sites suitable for C1 use.3. Existing buildings suitable for
conversion to C1 use.
We are happy to pay introductory fees to agents for off market
opportunities.
Please send initial details particulars to
Tom@bmconsulting.uk.com
www.bmconsulting.uk.com • 020 3409 9384

Sandy
Morning
Thanks for the details and just reinforces even more the quality of the
Egyptian Halls location, should we ever secure the funding required to
deliver the hotel and restaurant development.
Have a relaxing weekend
Derek

From: Sandy Cameron <sandy@sandy‐cameron.co.uk>
Date: Wednesday, 11 May 2016 10:53
To: Sandy Cameron <sandy@sandy‐cameron.co.uk>
Subject: Moxy Hotel Development ‐ Vastint Hospitality Site
Requirements
Dear All,
I act for Vastint Hospitality who have a mandate to develop Moxy
Hotels on behalf of Marriot International. I have recently acquired
sites in Aberdeen and Glasgow for Vastint Hospitality, and now have
pleasure in attaching their requirement list.
Please forward any appropriate opportunities to me and if you’re not
retained to act for the vendor introduction fees will be paid.
Regards
Sandy
Sandy G Cameron
BSc (Hons) MRICS
Director

46 Charlotte Square, Edinburgh, EH2 4HQ
T: 0131 220 5453 M: 07776 251 083
E: sandy@sandy‐cameron.co.uk
www.sandy‐cameron.co.uk
Nothing written referred to or repeated here is or may be taken for an offer or commitment.
Please note, this e‐mail (and any attachments) is confidential, if you have received this in error,
do not disclose or retain it but return it to us immediately. We virus scan and monitor all e‐mails
but are not responsible for any damage caused by a virus or any alteration of our e‐mail by a
third party after sending.

234 West George Street, Glasgow G4 2QF
Derek J Souter
Union Street Properties Ltd/Union Street
Investments Ltd
26 Foundry Lane
DUNDEE
DD4 6AY

Our Ref:
DDI:
Mobile:
E-mail:

EM/fm
0141 226 1662
07917 834912
ewan@ewanmackay.com

12 January 2016
By Email and Post: derek@djscm.com
Dear Derek
The Egyptian Halls Project, 84/100 Union Street, Glasgow
Further to our various discussions, I write outlining a brief summary of the current market and
my thoughts as a professional on the lettability of this building.
In its current format, the existing floorplate does not offer what a restauranteur or retailer would
ideally need. We would ideally require a minimum 3,000 sq ft on ground with 2,000-3,000 sq ft
either on basement or first floor. To secure the best tenants we would ideally like to offer an
occupier a modern layout of the building to fulfil the following requirements: •
•
•
•

A modern shop front with bi-folding doors
An open kitchen/dining format
Sufficient WC and disabled facilities
Modern M&E and ducting facilities

If however the project funding to discharge the long standing LBRN could not be realised and it
seems to be an irreconcilable issue, then if the building were to be demolished and rebuilt this
would offer greatly improved new, quality retail commerical space that can be let and act as a
key anchor to Union Street to assist with rejuvenating this part of the City Centre. We are
confident we can secure a number of established national brands as well as Scottish
Independent Restaurants. I can see this location evolving as a key destination within the City
Centre.
The building in its current form would struggle to do this and we have some major concerns in
convincing tenants to look at the demise. That said it is not unachievable but the Rents and
causal valuation would be significantly lower than a New Build.
We also need to consider that a hotel operator has had Heads of Terms in place since early
2010 and has expressed a wish to exercise this option if a new build can be approved.
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The potential inclusion and integration of the existing NCP car park would redefine the shopping
pitch in Glasgow City Centre.
In terms of restaurant rents, we are confident that between £20 and £30 psf can be achieved on
long term leases of 15-20 years, an operator is likely to spend up to £1 million on their fit out.
I have outlined a list of potential tenants that we think would seriously consider this location if a
new development was to be offered.
•
•
•
•
•

Piccolinos (Individual Restaurants http://www.individualrestaurants.com/piccolino/)
The Restaurant Group, Joes Kitchen (http://www.joeskitchen.co.uk/)
Caprise Holdings, The Ivy Group (http://www.the-ivy.co.uk/)
Big Easy (http://bigeasy.co.uk/#home)
Reds True Barbecue (http://truebarbecue.com/)

2015 For Sale/Joint Venture Summary
Given the owners are actively looking for a JV Partner or outright Sale, we’ve been marketing
this for the past 18-24 months via web, signage, direct contact, network of contacts. The
Egyptian Halls potential and location is very well known there have been no shortage of initial
enquires. However once the issues affecting and currently preventing scheme development
have been formally disclosed and the causal Development Appraisals assessed then serious
interest is harder to generate.
However during 2015 I attended 8 meetings with 4 different interested parties the last one as
recently as December 2015. The crux is the scale of the deficit, the uncertainty over funding and
the continuing acceleration of costs.
I would be delighted to give some more vision and explanation during the course of our next
meeting on these matters.
Kind regards
Yours sincerely

EWAN MACKAY Bsc MRICS
Property Consultant
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FOR SALE- Egyptian Halls, Union Street Glasgow- Ground Floor

Address
•

84,88,96 and 100 Union Street, Glasgow, G1, 3QW
OR

•

Or 84, back half of N0 88, 96 and 100 Union Street, Glasgow, G1, 3QW

Location
•

City centre on main bus route, opposite Central Station (Railway).

•

Secondary Retail pitch offering cost effective space.

•

Edge of city centre office core.

•

Surrounding retail occupiers include Somerfield, Greggs, Sally Hair & Beauty
and Poundland.

•

Nearby office buildings include Ca’doro Building, Grosvenor House and RWF
House

Description
•

Historic former department store, Grade A listed by Alexander Greek
Thomson

•

Ground and Basement floors

•

Sandstone walls, slated roof, framed internal structure requires refurb.

•

Ground Floor and Basement retail space, NIA total 13,498 sq ft. Currently
occupied and trading

•

Upper Floor space suitable for office and hotel use. GIA 36,568 sq ft plus
potential extension of 30,000 sq ft (GIA). Owned by USI Ltd

@

Joint
Venture
For
Sale
The Egyptian Halls, 84-100 Union Street, Glasgow G1 3QW

@

Mixed Leisure and Hotel Project Planning Approved

Background

Ground Floor

Owned by USP Ltd and USI Ltd the Grade A

4 single Bar/ Restaurants or two double units or

Egyptian Halls is one of Glasgow’s acknowledged

a single “super” unit.

architectural masterpieces and was designed by
world-renowned architect Alexander “Greek”
Thomson and has been in use since 1874 as
a Theatre, Emporium, Offices, Studios and
General Retail. The Upper Floors has been
largely vacant for the past 30 years. And
the Ground Floor units have 4 short- term
tenants, plying their trade below the protective
scaffolding frame.
USP Ltd and USI Ltd are both funder free and
funder security free and co-own and control the

Upper Floor
114 bed four star hotel over 4 existing floors
with a 2 floor New Build Extension, which could
increase to 3 or 4 floors subject to Planning and
Listed Building Consent.

Floor Areas
Below are listed the indicative and relevant floor
areas, subject to confirmation.
sq.m*

sq.ft*

Basement

771

8,299

Ground Floor

682

7,341

Mezzanine Area

312

3,358

1st Floor

752

8,094

2nd Floor

752

8,094

3rd Floor

752

8,094

Attic

752

8,094

Proposed Level 5

650

6,997

Repairs Notice. Grant funding of £1.65M has

Proposed Level 6

650

6,997

been provisionally offered by Historic Scotland

Total

6073

65,348

overall building. This ownership structure allows
for 100% flexibility and which allows the mutual
shareholders of both companies to look for a
Joint Venture Partner or an outright Sale.

Current
Planning and Listed Building Consent was
granted January 2013. And funding efforts are
on going to deliver the approved scheme, which
also discharges the incumbent Listed Building

and a re-application for a £5M Grant from the
Heritage Lottery Fund is to be made early 2015.
Incremental grant funding from GCC and the
Scottish Government is also being sought.

Level

* Excluding existing stair, proposed fire-fighting
lift, proposed escape stairs, existing/proposed
light wells.

2015

SGM Market Commentary Update
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25 Blythswood Square, Glasgow, G2 4BL

Derek J Souter
Union Street Properties Ltd
26 Foundry Lane
DUNDEE
DD4 6AY

Our Ref:

EM/ab/2223

DDI:

0141 285 7942

Mobile:

07917 834912

E-mail:

ewan@sgmproperty.co.uk

13 January 2015
Dear Derek
Egyptian Halls, Union Street, Glasgow
Further to our various discussions and on the back of securing a hotel for the upper parts, we
would hope that a rental income of £180,000 per annum should be achievable based off an
initial yield of 10%.
You would definitely hope that in around eight years’ time yields would be a lot sharper and
would be around 7%. This will depend on lease term and covenant of tenant.
I am hopeful we will secure a couple of good strong tenants, however there may be a couple of
independents with slightly weaker covenants and we may therefore need to consider a blended
yield.
Union Street is regarded as one of the busiest streets in Glasgow and is close to one of the
busiest rail stations in the country (outside London). Therefore, the potential to achieve a rent
roll of £180,000 per annum should be achievable and in line with what is being achieved in
other similar locations in Glasgow city centre.
The proposed projections and pricing are in line with what I would advise. Please note that this
is not a valuation and SGM’s own view of the market from our experience of other projects
across the UK.

I hope this assists. Please don’t hesitate to give me a call if you would like to discuss this
further.
Kind regards.
Yours sincerely

EWAN MACKAY
Director – SGM Property Consultants

2014

Maven Capital Ground Floor Non Marketability
Commentary/Why Upper Floors can’t finance this Deficit
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From: Ramsay Duff <ramsay.duff@mavencp.com>
Date: Monday, 16 June 2014 11:31
To: Derek Souter <derek@djscm.com>
Subject: Egyptian Halls
Derek
I refer to our on-going discussions regarding the above and am pleased to reaffirm the views stated in my letter of
15th June 2012.
I remain of the view that the redevelopment of Egyptian Halls as a hotel would be commercially viable and that
utilising the benefits of BPRA would seem to be the best, if not only, way to make this financially viable, albeit additional funding sources would undoubtedly be required.
Furthermore, on the basis of the feasibility studies I have seen, it would not seem that the hotel project would be
able to cross-subsidise the ground floor deficit without the availability of additional funding beyond what could
reasonably be secured from equity providers, even with the benefits of BPRA, and bank debt funding.
I appreciate that the submission of a combined Ground and Upper Floor application may be the preferred option
for the HLF, GCC and Historic Scotland, however based on the Development Appraisals to date this would not
appear to be financially viable, furthermore the grant conditions could be an impediment to raising the funding required for the Hotel project. However, an HLF-based development of the ground floor HLF together with a
BPRA-based hotel redevelopment of the upper floors could be combined effectively to allow each to discharge its
respective share of the incumbent LBRN and ensure the Egyptian Halls is brought back to an appropriate standard,
after such a long period of neglect.
To raise the funding required within the 2014/15 tax year, I would anticipate it would be necessary to market the
investment by late-2014. Failing this the target would be the 2015/16 tax year, with a further year of deterioration
to be factored in.
For information, I have been involved in the following BPRA projects:
Project

Funds Raised

Timing

Project Completion

Indigo Hotel, Waterloo Street, Glasgow

£13 million

Tax Year 2009/10

Opened April 2011

Glasgow easyHotel, Hill Street, Glasgow

£6 million

Tax Year 2010/11

Opened May 2012

Travelodge Llandudno

£6 million

Tax Year 2012/13

Opening August 2014

Ibis Styles, Miller Street, Glasgow

£7 million

Tax Year 2013/14

Opening June 2015

I hope this is helpful and look forward to hearing how matters progress.
Kind regards
Ramsay
Ramsay Duff
Partner, Maven Capital Solutions LLP
Kintyre House, 205 West George Street, Glasgow, G2 2LW
Tel: 0141 206 0123 Mobile: 07768 123 362
ramsay.duff@mavencp.com
www.mavencp.com





th

17 June 2013
Potential Funding Sources for the Egyptian Halls Project
Based on the now working project launched by GCC as below
“5 Year Strategy to Boost City Centre Regeneration” will include a comprehensive and
collaborative review of city centre retail strategy and specifically a consideration of whether areas
like Union Street, should in fact be completely reconfigured.” there will be numerous
opportunities for Glasgow to capitalise on in coming years. “We need to find the right sources of
funding, and there are various routes.” Bailie Cameron GCC Econ Dev Convenor 25/06/2012
And if firstly the establishment of a Buildings Preservation Trust for the Ground Floor could, just could
unlock up to £5M of grant funding to complement the £1.65M Historic Scotland have earmarked
provisionally and this will then lead onto other sources being targeted detailed below, which the
Maryhill Burgh Trust accessed so successfully.
• Scottish Government City Growth Fund Phases 1 and 2 - £1.26M
• Big Lottery (Growing Community Assets) - £980,910
• The European Regional Development Fund (ERDF) - £1.327M
• Glasgow City Council Better Glasgow Fund – £1.02M
• Glasgow City Council Vacant and Derelict Land Fund - £675,000
• Scottish Government Town Centre Regeneration Fund - £1.8M
• Scottish Government Wider Role Fund - £764,000
• Strathclyde Pension Fund ????
• SPRUCE-JESSICA- European Union Funding ????

Derek Souter

25 Blythswood Square, Glasgow, G2 4BL

Derek J Souter
Union Street Properties Ltd
26 Foundry Lane
DUNDEE
DD4 6AY

Our Ref:

EM/ab/2223

DDI:

0141 285 7942

Mobile:

07917 834912

E-mail:

ewan@sgmproperty.co.uk

13 January 2015
Dear Derek
Egyptian Halls, Union Street, Glasgow
Further to our various discussions and on the back of securing a hotel for the upper parts, we
would hope that a rental income of £180,000 per annum should be achievable based off an
initial yield of 10%.
You would definitely hope that in around eight years’ time yields would be a lot sharper and
would be around 7%. This will depend on lease term and covenant of tenant.
I am hopeful we will secure a couple of good strong tenants, however there may be a couple of
independents with slightly weaker covenants and we may therefore need to consider a blended
yield.
Union Street is regarded as one of the busiest streets in Glasgow and is close to one of the
busiest rail stations in the country (outside London). Therefore, the potential to achieve a rent
roll of £180,000 per annum should be achievable and in line with what is being achieved in
other similar locations in Glasgow city centre.
The proposed projections and pricing are in line with what I would advise. Please note that this
is not a valuation and SGM’s own view of the market from our experience of other projects
across the UK.

I hope this assists. Please don’t hesitate to give me a call if you would like to discuss this
further.
Kind regards.
Yours sincerely

EWAN MACKAY
Director – SGM Property Consultants

2013

SGM Market Commentary
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25 Blythswood Square, Glasgow, G2 4BL

Derek J Souter
Union Street Properties Ltd
26 Foundry Lane
DUNDEE
DD4 6AY
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DDI:
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07917 834912

E-mail:

ewan@sgmproperty.co.uk

9 April 2013
Dear Derek
Egyptian Halls, Union Street, Glasgow
Further to our various discussions and on the back of securing a hotel for the upper parts, we
would hope that a rental income of £180,000 per annum should be achievable based off an
initial yield of 10%.
You would definitely hope that in around eight years’ time yields would be a lot sharper and
would be around 7%. This will depend on lease term and covenant of tenant.
I am hopeful we will secure a couple of good strong tenants, however there may be a couple of
independents with slightly weaker covenants and we may therefore need to consider a blended
yield.
Union Street is regarded as one of the busiest streets in Glasgow and is close to one of the
busiest rail stations in the country (outside London). Therefore, the potential to achieve a rent
roll of £180,000 per annum should be achievable and in line with what is being achieved in
other similar locations in Glasgow city centre.
The proposed projections and pricing are in line with what I would advise. Please note that this
is not a valuation and SGM’s own view of the market from our experience of other projects
across the UK. I have attached details of a similar project we are involved with in Harrogate.

I hope this assists. Please don’t hesitate to give me a call if you would like to discuss this
further.
Kind regards.
Yours sincerely

EWAN MACKAY
Director – SGM Property Consultants
Enc.

2011

Ground Floor For Sale – Hotel already agreed
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June 2011

2010

RGA agree Heads of Terms for 4 Star Hotel
with Accor Hotels/Longrose Buccleuch
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2008
BPRA Fund Raising Prospectus
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Egyptian Halls
A UNIQUE HOTEL,OFFICE, RETAIL & LEISURE OPPORTUNITIES

Alexander ‘Greek’
Thomson

Opportunities

Alexander Greek Thomson
was chief architect to the
Second City of the Empire
and drew his inspiration from
far off lands despite never
once leaving the country of
his birth.

“The Egyptian Halls and the location continue to give advantages
which are considerably greater than other potential projects
elsewhere in the city.”
The proposed preservation and return to commercial sustainability
after nearly 30 years neglect of this world renowned architectural
masterpiece will accentuate for the ultimate end users a significant
commercial opportunity long overdue. Once one of the city’s
primary trading thoroughfares it is now surely due the level of
infrastructural investment, this project being the beginning with more to be scheduled
there is no doubt, this will be the kick-start to this strategic regeneration.
Glasgow City Council and Historic Scotland have indicated they will give Planning and
Listed Building Consent to the options proposed, subject of course to all aspects being
reconciled accordingly.

From unique houses to
churches, villas to significant
commercial developments
such as the Egyptian Halls,
Thomson’s signature is
writ large around Glasgow.
Ornate pillars and intricate
design mean that a Thomson
property is more a work of
art and an attractive alwaysfunctional building.

Hotel / Retail / Leisure

Office /Retail / Leisure

Circa 61,000 sq.ft. of space over 8 floors
including basement areas. Options
include a 110+ Bedroom hotel on Upper
Floors, Retail and or Restaurant/Bars on
Ground Floors and Business Centre or
Gym in Basement area.

Almost 60,000 sq.ft. of space over 8
floors including basement areas. Options
include Grade A comparable space on the
Upper Floors, Retail and or Restaurant/
Bars on Ground Floors and Business
Centre or Gym in Basement areas.

Location

Throughout his working life
he showed that the design
of city buildings can rise
above both the boring and
mundane.

Subway Station

1.
2.
3.
4.
5.
6.
7.
8.

ACE European Group
WS Atkins
Scottish Enterprise
BT
AXA Insurance
BAE Systems
ScottishPower
Clydeport

9.
10.
11.
12.
13.
14.
15.
16.

Rail Station

Capgemini
Scottish Qualifications 		
Authority
Learning Teaching Scotland
Maersk
Lloyds TSB
Direct Line
BDO Stoy Hayward

Hotel

17.
18.
19.
20.
21.
22.
23.
24.

Parking

RBS
Glasgow City Council
Industry Dept. of Scotland
Esure
Direct Line
Clydesdale Bank
Weir Group
Shell

NCP Integration

Floor Areas

Level
Basement
Ground Floor
First Floor
Second Floor
Third Floor
Attic
Proposed level 5
Proposed level 6
Proposed level 7
Total

sq.m*
740
630
685
685
685
685
585
530
460
5,685

sq.ft*
7,965
6,781
7,373
7,373
7,373
7,373
6,297
5,705
4,951
61,191

Proposed Option #1 (Hotel / Leisure / Retail) - First Floor Plan

Egyptian Halls location, close to the pedestrianised Buchanan Street and
opposite the city’s Central Station, further enhances the potential of the site.
It’s in the heart of Glasgow’s city centre, providing tourists, shoppers and
commuters with ease of access and potential unrivalled choice.

BPRA Investment Opportunity
The Egyptian Halls 84-100 Union Street, Glasgow will provide a significant
investment opportuntity for BPRA structured activity.
The development will
qualify for Business
Premises Renovation
Allowance, which will
allow investors to
reclaim a significant
proportion of their
investment through
100% initial capital
allowances on qualifying conversion and
renovation costs.
An experienced project team has been
working on the redevelopment plans and
Planning permission and Listed Building
Consent is able to be achieved within the
specified period.
Given the Grade A listing and the fact this
one of the city’s most famous architectural
commercial buildings, significant

preservation works are required to both
preserve and return the Egyptian Halls to
commercial sustainability. Grant funding
has been applied for and once this is
formalised, we will be in a position to issue
a Investment Memorandum.

The potential to fuse together
the Egyptian Halls and a re
modernised NCP would create
a vibrant new retail & leisure
thoroughfare to and from the
extremely popular/lucrative
Buchannan Street.
This strategic project would
fundamentally challenge
existing commuter/shopper
traffic flow and allow it to be
co-ordinated to match the
needs of project stakeholders.
Glasgow would benefit from
this major infrastructural
project and it would also
improve significantly access
to and awareness of the The
Lighthouse, which is to a
degree a “Hidden Gem”.

For further information:
Union Street Developments
26 Foundry Lane, Dundee DD4 6AY
Telephone: 01382 451702
Contact: Derek Souter
email: derek@djscm.com

Information Memorandum
Alexander Greek Thomson was chief
architect to the Second City of the
Empire and drew his inspiration from
far off lands despite never once
leaving the country of his birth.
From unique houses to churches,
villas to significant commercial
developments such as the Egyptian
Halls, Thomson’s signature is writ
large around Glasgow. Ornate
pillars and intricate design mean
that a Thomson property is more
a work of art and an attractive
always-functional building.
Throughout his working life he
showed that the design of city
buildings can rise above both the
boring and mundane.
Thomson’s finest commercial
building was the Egyptian Halls.
Work started in March 1870 to
provide new commercial premises for
iron manufacturer James Robertson
but in true Thomson style the
completed work was far more than
a mundane commercial property.
A trade journal of the time
described the halls as ‘probably
the architect’s most successful
effort... we doubt if its equal for
originality and grandeur could be
found in any city’.

The content of this promotion has not been approved by an authorised
person within the meaning of the Financial Services and Markets Act 2000
(“FSMA”). Reliance on this promotion for the purposes of engaging in any
investment activity may expose an individual to a significant risk of losing
all of the property or other assets invested.

Important Notice

This document is issued by HM Corporate Solutions LLP (the “Promoter”). It is issued on a confidential basis to a limited number of persons
(each a “Prospective Investor”) for the sole purpose of providing information about a potential investment in Glasgow Indigo Hotel Limited
Partnership (the “Partnership”). This document should not be distributed, published or reproduced, in whole or in any part, nor should any of
its contents be communicated or disclosed by any Prospective Investor to any other person save as provided for in this Important Notice.
The Promoter is not an “authorised person” under FSMA. The Partnership is an unregulated collective investment scheme for the purposes
of FSMA. The communication of this document is restricted to persons entitled to receive it including, but not limited to, those entitled to
receive it in accordance with the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the “Financial Promotion
Order”) (“Relevant Persons”) and this document shall only be promoted to such persons.
Such categories of persons will include:
• sophisticated investors within the
meaning of Article 50 of the Financial
Promotion Order;
• investment professionals within the
meaning of Article 19(5) of the 		
Financial Promotion Order; or
• high net worth companies,
unincorporated associations etc which
meet the requirements of Article 49 of
the Financial Promotion Order.
The content of this document has not
been approved by the Promoter or any
“authorised person” for the purposes
of Section 21 of FSMA. Such approval
is, unless an exemption applies,
required by Section 21 of FSMA.

		

Egyptian Halls Hotel

This document is exempt from the
financial promotion restriction
contained in Section 21 of FSMA on the
communication of invitations or
inducements to participate in
unregulated schemes and engage in
investment activity on the grounds that
it is made, in part, to sophisticated
investors. The requirements that must
be met to be one of the listed categories of
Relevant Person are set
out in Section 10.
This document is directed only at
persons in the United Kingdom who
are Relevant Persons and must not be
distributed to, acted on or relied on by
any persons who are not Relevant
Persons. Transmission of this document
to any other person in the United

Kingdom is unauthorised and may
contravene Sections 21 and/or 238 of
FSMA. Persons other than the Promoter
distributing this document in, from or
into the United Kingdom must satisfy
themselves that it is lawful to do so. If you
are an authorised person this
document has been communicated to
you as a person falling within Article
19(5) of the Financial Promotion Order.
Any communication of this document
by you will be a financial promotion
and is only permitted if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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Union Street Properties

Information Memorandum
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Prospective Investors must rely on their
own examination of the risks involved
including the legal, taxation, financial
and other consequences of investing in
the Partnership. Prospective Investors
should not treat the contents of this
document as a recommendation or
advice on investing in the Partnership
nor advice relating to the risks involved
including legal, taxation, financial
or other matters and are advised to
consult their own professional advisers
concerning investing in the Partnership.
No representation or warranty is made
or assurance or undertaking given
that any statement, view, projection or
forecast is correct. Prospective Investors
must determine for themselves what
reliance (if any) they should place on
such statements, views, projections or
forecasts and the Promoter accepts no
responsibility in respect of them and
Prospective Investors waive, to the extent
permitted by law, any claims they may
have against the Promoter. Prospective
Investors are advised to conduct their
own due diligence, including the legal,
taxation and financial consequences,
merits and the risks involved in investing
in the Partnership.
This document does not constitute, and
may not be used for the purposes of, an
offer of investment in the Partnership or
an invitation to invest in the Partnership
by any person in any jurisdiction in
which such offer or invitation is not
authorised or in which the person
endeavouring to make such an offer or
invitation is not qualified to do so or

Egyptian Halls Hotel

to any person to whom it is unlawful
to make such an offer or invitation.
It is the responsibility of Prospective
Investors to satisfy themselves as to full
compliance with the relevant laws and
regulations of any territory in connection
with any application to invest in the
Partnership including obtaining any
requisite governmental or other consent
and adhering to any other formality
prescribed in such territory.
Interests in the Partnership have not
and will not be registered under the US
Securities Act of 1933, as amended (the
“Securities Act”) or approved by the US
Securities and Exchange Commission or
any other federal or state governmental
or self-regulatory agency. No government
or other agency has passed or will pass
opinion on the accuracy or adequacy of
this document. Any representation to the
contrary is a criminal offence. Except in
the case of a transaction which does not
violate US securities laws, it is prohibited
for the Promoter or any other person
to offer interests in the Partnership for
sale to any person for offering or re-sale,
directly or indirectly, in the United States
of America (including its territories and
possessions, any State of the United
States and the District of Columbia) or
to any US Person. US Persons will not
normally be permitted to participate in
the Partnership. For the purposes of
this paragraph, a “US Person” has the
meaning given to it in Regulation S
under the Securities Act.
Reliance on this document for the
purpose of engaging in any investment

activity may expose a Prospective
Investor to a significant risk of losing
all of the property or other assets
invested. The attention of Prospective
Investors is drawn to the fact that the
Partnership will be committing its funds
to investment in property and/or land
and such investment may be of an illiquid
nature and can be difficult to sell. Any
investment by a Prospective Investor in
the Partnership may be difficult to value
and is likely to involve an above average
level of risk. The value of property is
generally a matter of valuer’s opinion
rather than fact. The value of property
can go up as well as down. There is no
established market in this investment.
There is unlikely to be any available
public market for investments in such a
limited partnership and no such market
is expected to be available in the future.
Prospective Investors should review the
risk factors set out in Section 10.
Prospective Investors who wish to invest
in the Partnership will require to enter
into various legal agreements. Whilst the
Information Memorandum may make
references to these documents these
references do not purport to be complete
and each reference is subject to, and
qualified entirely by, the actual text of the
legal agreement in question.
Any person who is in any doubt about
investing in the Partnership should
consult an authorised person specialising
in advising on investments of the kind
described in the document.
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Key Parties

“Applicant”

A Prospective Investor who wishes to become an Investor

“BPRA”

Business Premises Renovation Allowance within Part 3A of the Capital 		
Allowances Act 2001

“CML” or “Chardon”

Chardon Management Limited

“CGT”

Capital Gains Tax

“CHGF”

Chardon Hotel Growth Fund Limited Partnership, a Limited Partnership 		
registered in Scotland with registered number SO57923

“Financial Promotion Order”

Section 3.11 of the Conduct of Business sourcebook of the FSA Handbook
and the FSMA (Financial Promotion) Order 2005

“FSA”

Financial Services Authority

“FSMA”

Financial Services and Markets Act 2000

“GIH” or “Partnership”

Glasgow Indigo Hotel Limited Partnership, a Limited Partnership 			
registered in Scotland with registration number SO57923

“GIHT”

Glasgow Indigo Hotel (Trading) Limited, a company to be registered in 		
Scotland

“Glasgow IFSD” or “IFSD”

The area designated as the Glasgow International Financial Services 		
District

“Hotel”

The Glasgow Indigo Hotel 		

“HDF GP” or “General Partner”

HDF General Partner Limited, a company registered in Scotland with 		
registered number SC289516

“HM Corporate Solution”, “HMCS”

HM Corporate Solutions LLP, a Limited Liability or “Promoter” Partnership 		
registered in Scotland with registered number SO300875

“HMPS”

HM Property Solutions LLP, a Limited Liability Partnership registered in 		
Scotland with registered number SO301253

“HMRC”

HM Revenue & Customs

“IHG”

InterContinental Hotels Limited

“Investor”, “Member” or “Partner”

A person who becomes a partner in GIH

“Management Agreement”

The Agreement between the Partnership and CML for the management of
the Hotel		

“Noble”

Noble Corporate Management Limited

“Operator Agreement”

The agreement between the Partnership and Noble as FSA Authorised 		
Operator of the Partnership

“Partnership Agreement”

The agreement among the Partners

“Property”

The property at 75 Waterloo Street, Glasgow, to be acquired by the 		
Partnership

“Prospective Investor”

A person considering making an investment in the Partnership

“Subscription Agreement”

The subscription agreement set out at section 14. of this information 		
memorandum

Egyptian Halls Hotel

Corporate Adviser And Promoter

Hm Corporate Solutions Llp
The Ca’d’oro
45 Gordon Street
Glasgow
G1 3pe
Ramsay Duff (0141 227 9331)

Hotel Operator

Chardon Management Limited
Victoria Chambers
142 West Nile Street
Glasgow
G1 2rq
Maurice Taylor (0141 333 0545)

Legal Adviser To The Promoter

• sophisticated investors within the
meaning of Article 50 of the Financial
Tax Adviser
Promotion
Order;
• investment professionals within the
meaning of Article 19(5) of the
Financial Promotion Order; or
• high net worth companies,
Property associations
Adviser etc
unincorporated
which meet the requirements of
Article 49 of the Financial Promotion
Order.
The content of this document has not
Partnership
Operator
been approved
by the Promoter
or any
“authorised person” for the purposes
of Section 21 of FSMA. Such approval
is, unless an exemption applies,
required by Section 21 of FSMA.
Partnership Administration

Harper Macleod Llp
The Ca’d’oro
45 Gordon Street
Glasgow
G1 3pe
(0141 221
8888)
This document is exempt fromDonnie
the MunroKingdom
is unauthorised
and may

financial promotion restriction
contravene Sections 21 and/or 238 of
Robertson
contained in Section 21 of FSMA
on the Craig
FSMA. Persons other than the Promoter
communication of invitations3orClairmont Gardens
distributing this document in, from or
inducements to participate inGlasgow
into the United Kingdom must satisfy
G3 7lw
unregulated schemes and engage
in
themselves that it is lawful to do so. If
John Fowlie
332
investment activity on the grounds
you are
that (0141
an1205)
authorised person this
it is made, in part, to sophisticated
document has been communicated to
Cb must
Richard Ellis
investors. The requirements that
youLimited
as a person falling within Article
Pacific House
be met to be one of the listed
19(5) of the Financial Promotion Order.
70 Wellington Street
categories of Relevant Person are set
Any communication of this document
Glasgow
out in Section 10.
by you will be a financial promotion
G2 6ua
and is only permitted if you identify
Virginia
Beckett (0141 204 7666)
This document is directed only
at
yourself as the issuer of the financial
persons in the United Kingdom who
promotion.
Any investment
Corporate
Management
Limited or
are Relevant Persons and mustNoble
not be
investment
activity
to which this
76 George
distributed to, acted on or relied
on by Street
document
relates
is
available only to
Edinburgh
any persons who are not Relevant
Relevant
Persons
and
will be engaged
Eh2 3bu
Persons. Transmission of this document
in
only
with
Relevant
Persons.
Kathleen Mcleay (0131 225 9677)
to any other person in the United
Springfords Corporate
Dundas House
Westfield Park
Eskbank
Midlothian
Eh22 3fb
Julie Leckie (0131 440 5000)
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Executive Summary
This Information Memorandum provides details of an investment opportunity
to participate in the redevelopment of an empty office block in central
Glasgow into an upmarket boutique branded hotel, to be managed by an
experienced hotel management company. The development will qualify for
Business Premises Renovation Allowance, which will allow investors to
reclaim a significant proportion of their investment through 100% initial
capital allowances on qualifying conversion and renovation costs. Bank
debt funding has been secured and planning consent approved.

The development will be a conversion
and renovation of an empty office block
at 75 Waterloo Street in Glasgow city
centre within the “International Financial
Services” District. Conditional missives have
been entered into for the purchase of the
Property.
An experienced project team has been
working on the redevelopment plans.
Planning permission has been approved,
a main contractor selected and costs for a
fixed-price contract agreed. The Property is
to be redeveloped as a 96 bedroom “Indigo”
brand hotel with a restaurant, bar and
meeting facilities etc, incorporating a new
top floor.
The total project cost is approximately
£11,500,000 including the purchase of the
property construction costs, bank interest
and related fees etc. The Promoter has
secured from a major UK bank a loan facility
for £6,900,000 i.e. approximately 60% of
the total costs, therefore the anticipated
equity requirement is £4,600,000. The final
amount of bank debt ultimately available
may be greater or less than this.
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Glasgow City Council Planning Department
has advised that the planning application
previously submitted has been approved.
Certain costs incurred in or in connection
with the conversion and renovation will
qualify for BPRA. BPRA offers 100%
initial capital allowances for the qualifying
costs incurred on or in connection with
the conversion and renovation of an empty
commercial property within a qualifying area
which has been unused for more than 12
months for the purpose of taking it back
into commercial use, which includes use as
a hotel.
BPRA will allow appropriate investors to
reclaim a significant proportion of their
investment within a short period of time by
setting their share of a tax loss generated
by the capital allowances against their
income for tax purposes, thus reducing their
income tax liability. A loss arising from the
capital allowances may be set against an
investor’s taxable income of the tax year of
loss and / or of the following tax year.

A financial projection is contained at section
7. This shows the expected effect of BPRA
indicative returns for investors based on an
illustrative cash flow projection shown in the
Appendix.
An application made to InterContinental
Hotels Group for the hotel to be operated
under the “Indigo” Brand, a new up-market
boutique brand developed by IHG has been
approved. This will allow the Glasgow Indigo
to benefit from reservations from IHG’s
“Holidex” booking system, one of the best
such systems worldwide. There are currently
26 Indigo hotels in operation, mainly in
the USA and a further 56 in the pipeline
including 11 soon to open. The first UK
Indigo has recently opened in London.

Glasgow is a large business, conference
and leisure destination. There are already a
number of branded and unbranded hotels in
the city centre. However, the Promoter has
been advised by Glasgow City Marketing
Bureau that there is an under-provision of
quality hotel rooms in central Glasgow. This
is likely to be exacerbated by a number of
proposed hotel developments the Promoter
believes are being postponed and/or
cancelled due to the current economic
climate and by the demands of e.g. the
new 12,500 seat National Arena for
Scotland due to open on the Clydeside, the
Commonwealth Games and the Ryder Cup
in 2014. The Glasgow IFSD continues to be
a focus for the City’s development and has
little provision of hotels or quality dining.

• sophisticated investors within the

Themeaning
global economy
is currently
recession
of Article
50 of thein Financial
that it is widely expected will continue
Promotion Order;
through 2009. This has impacted on the
hotel
sector withprofessionals
reduced occupancy
• investment
withinlevel
the
andmeaning
rates. However,
the 19(5)
Promoter
believes
of Article
of the
thatFinancial
by the time
the Hotel Order;
is readyorto open
Promotion
later in 2010, the economy may be through
• high
worth
companies,
the
worstnet
of the
recession
and the trading
outlook
may be improved.
unincorporated
associations etc

meet the
requirements
of
Thewhich
development
of the
Glasgow Indigo
Article
49
of
the
Financial
Promotion
and its subsequent operation will be the
Order. of Chardon Management
responsibility
Limited under the Management Agreement.
CML is a long-established and very
The contentGlasgow-based
of this document
experienced
hotelhas not
been
approved
by
the
Promoter
or any
management company. CML currently
“authorised
person”
for
the
purposes
operates 15 hotels across the UK under
of Section
of FSMA.
Such
approval
various
hotel21
brands,
mainly
from
within the
IHG
portfolio
Holiday Inn
and Express
is, unless
an e.g.
exemption
applies,
by
Holidayby
Inn.Section 21 of FSMA.
required

Chardon has particular knowledge of the
Glasgow market having built and operated
successfully for some years the Holiday
Inn and Express by Holiday Inn at Glasgow
Theatreland. These hotels are consistently
among the top performers of their type.
CML is responsible for the hotel
development and operations of the Chardon
Hotel Growth Fund Limited Partnership, a
£30 million fund to develop a number of
branded, limited service hotels established
in 2006 by the Promoter, working with CML.
CHGF currently has two hotels in operation,
one further development at an early stage
and others in contemplation.
The overall direction of GIH will be the
responsibility of HDF General Partner
This document
is exempt
from
the
Limited,
which already
acts as
General
financial
promotion
restriction
Partner of CHGF and is therefore
contained ininSection
21 of FSMA
experienced
the management
of on the
investment
vehicles
this type and
communication
ofofinvitations
or working
with
CML.
inducements
to participate in

unregulated
schemes
engage
in
Investors
will be
partnersand
in GIH,
a Limited
investment
activity
on
the
grounds
Partnership incorporated in Scotland that
it is made,
part,
sophisticated
that
will own:in(1)
theto
Property
(i.e. be the
“PropCo”);
100% of thethat
share
investors. and
The(2)
requirements
must
capital
be metoftoGlasgow
be oneIndigo
of theHotel
listed(Trading)
Limited
which
undertake
the trading
categories
ofwill
Relevant
Person
are set
activity
of
the
Hotel
(i.e.
be
the
“OpCo”)
out in Section 10.
entering into the Management Agreement
with
This CML.
document is directed only at
persons inisthe
UnitedinKingdom
who
Investment
available
units of £100,000
are
Relevant
Persons
and
must
not
be
(net) being a unit of approximately
distributed
to,
acted
on
or
relied
on
by
£250,000 gross less bank debt of
any
persons
who
are
not
Relevant
£150,000. The target closing date for
investment
is Friday 14thofAugust
2009.
Persons. Transmission
this document
to any other person in the United

Based on projected costings, it is estimated
that of each unit, approximately £54,000
will be recoverable by way of tax reclaim
under BPRA for taxpayers suffering
income tax at the highest rate, currently
40%, resulting in a net equity investment
of £46,000 per unit being 18% of the total
gross value of each unit. Investors may wish
to utilise their allowance in the first instance
in tax year 2010/11 at the higher rate of
50% expected to be then in force.
The amount of tax recoverable may end
up being higher or lower once costs are
finalised and/or a higher level of bank debt
is available. It is expected that some of the
costs that do not qualify for 100% initial
allowance under BPRA will qualify for other
tax
allowance
such as capitaland
allowances
Kingdom
is unauthorised
may
on
qualifying Sections
plant and 21
machinery,
contravene
and/or but
238 of
no account has been taken of this in
FSMA. Persons other than the Promoter
calculating the potential tax benefits.

distributing this document in, from or
into the United Kingdom must satisfy
themselves that it is lawful to do so. If
you are an authorised person this
document has been communicated to
you as a person falling within Article
19(5) of the Financial Promotion Order.
Any communication of this document
by you will be a financial promotion
and is only permitted if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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Business Premises
Renovation Allowances
Under the rules of BPRA, the Hotel
requires to be held by the Partnership
for at least seven years from the date of
completion of the refurbishment and not
used for purposes other than qualifying
business purposes or there will be clawback of capital allowances. It is intended
that the Hotel will be marketed for sale
at an appropriate time thereafter. During
the period of ownership and operation,
trading profits generated after costs
including payments to CML under the
Management Agreement will be for the
benefit of investors through their interest
in GIHT. It is anticipated that surplus funds
will be principally utilised to pay down
debt, however surpluses thereafter will be
available for distribution to investors.

It is intended that, subject to prevailing
market conditions, the Hotel will be sold
shortly after the end of the 7-year holding
period. Based on the trading projections,
anticipated values at the time of disposal
and taking account of tax reclaimed and
the anticipated repayment of bank debt,
the projected return for investors would
be approximately 2.30 times the total
equity invested (i.e. before deducting tax
reclaimed) and 3.85 times the amount
of net equity (i.e. after deduction of tax
reclaimed). This is equivalent to an IRR of
20.7% over the life of GIH. These figures
are stated before tax, e.g. any tax on net
trading profits and CGT payable on any gain
arising from the disposal of the Hotel.

The following summary is intended only as
a general outline. More detailed information
is contained in section 7. The application
of BPRA can depend on an Investor’s
individual circumstances and Potential
Investors should seek their own advice if in
any doubt as to their own position.
Business Premises Renovation Allowances
(“BPRA”) were introduced on 11th
April 2007. For a five year period from
that date BPRA provide a 100% initial
capital allowance to property owners for
qualifying capital expenditure incurred
on or in connection with the conversion
or renovation of a qualifying commercial
property in a qualifying area that has been
for at leastinvestors
12 months.
•unused
sophisticated
within the

• acquiring the land;
• extensions to the building;
• the development of adjoining land; or

the Assisted
Areas
Order 2007;
• inhigh
net worth
companies,
unincorporated
associations
• have been unused for at least 12etc
months
whichcommencement
meet the requirements
of
before
of the conversion
Article
49 ofworks;
the Financial Promotion
or
renovation
Order.

been
approved
by the
any
• not have
been used
as Promoter
a dwelling;or
and
“authorised person” for the purposes
• be used or available and suitable for
of
Section 21 of FSMA. Such approval
letting for use as qualifying business
is,premises
unless an(including
exemption
applies,
use as a hotel) 		
required
by
Section
21
of
after the renovations have FSMA.
taken place.

This document is directed only at
persons in the United Kingdom who
are Relevant Persons and must not be
distributed to, acted on or relied on by
any persons who are not Relevant
Persons. Transmission of this document
to any other person in the United

meaning of Article 50 of the Financial
Promotion Order;
Qualification for BPRA

• be in a development area as defined

• have been last used for the purposes
of a trade, profession or vocation or as an
office;
The
content of this document has not

06

BPRA can be claimed on capital
expenditure incurred on or in connection
with the conversion or renovation of the
building. However, BPRA will only apply
to costs incurred in the 5 years until
April 2012 and does not apply to capital
expenditure incurred on:

This document is exempt from the
• plant and
machinery restriction
that does not
financial
promotion
become a fixture.
contained in Section 21 of FSMA on the
There has been little
BPRA-qualifying
communication
of invitations
or
investment so far
thereforeinthere is
inducements
to and
participate
little precedentschemes
for the level
expenditure
unregulated
andofengage
in
that will be treated as allowable by HMRC
investment activity on the grounds that
for BPRA. An estimate of qualifying
it
is made, in part, to sophisticated
expenditure has been made based on
investors.
The requirements
thatand
must
projected costs
for the conversion
be
met
to
be
one
of
the
listed
renovation.
categories of Relevant Person are set
out in Section 10.

•In order
investment
professionals
the
to qualify
for BPRA thewithin
building
(or
meaning
of
Article
19(5)
of
the
part of the building) must:
Financial Promotion Order; or

Egyptian Halls Hotel

The Property is located within a qualifying
area and the current owner of the Property
has confirmed that the Property has been
unused for more than 12 months, having
previously been in use as an office.

Use of Capital Allowances
The capital allowances available under
BPRA are triggered by incurring the
qualifying expenditure and should create a
property business loss for tax purposes. For
Investors who are individuals, such a loss
attributable to capital allowances may be
set off against an Investor’s total income
in the period of the loss, which is expected
to be the tax year 2009/10, and/or of the
following tax year. Any loss still not utilised
may be carried forward and used against
net rental income from the Property in
subsequent years until fully utilised. For
Investors which are UK companies, such a
loss may be set against other taxable profits
of the accounting
period and,and
to the
extent
Kingdom
is unauthorised
may
not so used, carried forward for offset
contravene Sections 21 and/or 238 of
against other taxable profits.

FSMA. Persons other than the Promoter
distributing this document in, from or
into
the United
Kingdom must satisfy
Claw-back
of Allowances
themselves that it is lawful to do so. If
The Property must be owned and not
you are an authorised person this
used or available for use otherwise than
document
has been communicated to
as qualifying business premises for at
you
as
a
person
Article
least seven years falling
from thewithin
time when
the
19(5)
of
the
Financial
Promotion
Order.
Property is available for use otherwise
there
Any
communication
ofofthis
will be
a claw-back of all
thedocument
capital
allowances
granted.
by
you willpreviously
be a financial
promotion
and is only permitted if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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Egyptian Halls Hotel
The Property has an interesting history,
originally dating back to 1892 when it was
built by Glasgow Corporation as the first
electric power station serving the city. It
was substantially altered and extended
upwards in the early 1930’s with the
addition of an art-deco/beaux-arts frontage.
In the mid-1990’s a major upgrading,
internal alterations and fabric repair were
undertaken by South of Scotland Electricity
Board.
The Property occupies a strategic corner
position at the junction of Waterloo Street
and Blythswood Street, prominently located
in the heart of Glasgow’s central business
district and within the IFSD.

The Promoter has entered into conditional
missives for the purchase of the Property.
The Property, located at 75 Waterloo Street,
is a distinctive grade C listed building owned
and formerly occupied by Scottish Power
PLC, providing approximately 3,050 sq m
(32,830 sq ft) of accommodation arranged
over basement, ground and four upper
floors.
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Waterloo Street is one of Glasgow’s
principal thoroughfares leading directly
onto the M8 Motorway. The building is
situated immediately adjacent to a multi
storey car park, while nearby head offices
include Scottish Enterprise, Scottish
Power, Clydesdale Bank and other nearby
occupiers include Aon, HBOS, JP Morgan,
Morgan Stanley, RBS and Barclays Wealth.
It is well positioned for city centre retail,
leisure and public transport facilities with
easy access to main railway stations and
bus routes.

Project Team

Neilson Binnie–McKenzie

Conversion and Renovation Plan

Basement

A highly experienced project team has been
assembled to undertake the refurbishment,
the principal members are as follows.

NBM is a large Glasgow-based firm of
cost consultants and project managers
experienced across the UK working on
a variety of projects including significant
experience in the hotel sector.

The conversion and renovation will be
undertaken on the basis of a fixed-price
contract. The plan encompasses a complete
strip-out of the existing ground and upper
floors of the Property. The ground floor will
be refurbished as a reception, lobby, bar
and restaurant as shown below, with new
entrances as required.

Parts of the basement house a telecoms
switch operated by Cable & Wireless PLC
(formerly Thus PLC) and a small electricity
sub-station operated by Scottish Power
Distribution Limited. These parts of the
basement, which are separate and selfcontained, will not be acquired by GIH and
will be retained by the vendor.

Ica Architects
Ica is one of the UK’s leading hotel design
practices as well as being involved in urban
regeneration, commercial development,
residential, educational and retail etc. Ica
has undertaken projects across the UK
including dozens of hotels under many IHG
and other brands such as Hilton, Marriot and
Ramada. Ica will provide full architectural
and interior design services.
Bowmer & Kirkland
Derbyshire-based B&K is one of the
largest privately owned development and
construction businesses in the UK with
expertise across a variety of sector including
hotels. B&K are heavily involved in the
large construction works at the EuroCentral
Enterprise Zone in Lanarkshire.

Ica, B&K and NBM were the principal
members of the project team for the most
recent development by CHGF, the 78-room,
new build Express by Holiday Inn, Edinburgh
– Royal Mile, completed on time and on
budget.
CB Richard Ellis

The existing upper four floors will be
redeveloped utilising the existing windows
to provide approximately 20 bedrooms per
floor. A new top (5th) floor will be added to
provide additional bedrooms.

CBRE is one of the world’s largest property
consultancies. Through the Glasgow
office CBRE have provided a full property
consultancy service including advice on the
planning process and specialised advice in
relation to BPRA based on their significant
previous experience of Enterprise Zone
projects.
Planning
Glasgow City Council Planning Department
has advised that the planning application
previously submitted has been approved.
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Market
An application made to InterContinental
Hotels Group (“IHG”) for the hotel to be
operated under the “Indigo” Brand, a new
up-market boutique brand developed by
IHG has been approved. There are currently
26 Indigo hotels in operation, mainly in
the USA and a further 56 in the pipeline
including 11 soon to open. The first Indigo
in Europe has recently opened in London.
Boutique hotels are reported to often
outperform other hotel formats.
Indigo is a contemporary, design-led brand
that is intended to lend itself particularly
to refurbishments of existing buildings.
Indigo has brand hallmarks that include
an intriguing story for the properties
themselves – one that 75 Waterloo Street
can surely meet – fresh design and an
inviting guest experience.
Operating under an IHG brand will allow the
Hotel to benefit from reservations from the
IHG “Holidex” global reservations booking
system. Holidex is one of the leading such
systems in operation worldwide. Chardon’s
Holiday Inn and Express by Holiday Inn
hotels in Glasgow and elsewhere source a
significant proportion of their reservations
through Holidex.
The Hotel will incorporate a “La Bonne
Auberge” restaurant. This restaurant format
has been developed by Chardon and has
a strong and long-established reputation
particularly in Glasgow.
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The UK and global economy is currently
in recession and is it is widely expected
that this will continue through 2009 and
perhaps beyond. This has impacted on the
hotel sector in general although in Glasgow,
occupancy levels and rates are only
marginally below last year’s levels. However,
the Promoter believes that by the time the
fundraising has been completed, planning
permission granted, the redevelopment
completed and the Hotel is ready to open,
the economy may be through the worst of
the recession and the trading outlook may
be improved.

The Glasgow IFSD continues to be a focus
for the City’s development with several
large corporate head offices located there
including Scottish Enterprise, Scottish
Power, Clydesdale Bank and Clydeport with
other offices nearby such Aon, HBOS, JP
Morgan, Morgan Stanley, RBS and Barclays
Wealth. The Aurora, believed to boast the
highest office rentals in Glasgow, is within
the IFSD and the tallest building in the area,
the 11-storey, 200 ft Capella has recently
been topped-out. There are no hotels
currently within the actual IFSD area and
limited provision of quality dining.

Glasgow is a large business, conference
and leisure destination with the fourth
largest number of visits overall of UK cities
after London, Manchester and Edinburgh
and the third highest spend per visit.
Glasgow has recently been voted by Conde
Nast Traveller magazine as the UK’s second
best city break destination (after London)
and one of the world’s top ten cities for
visitors by Lonely Planet. This status is likely
to be enhanced by such additions as Land
Securities PLC’s £300 million expansion
to the Buchanan Galleries and the new
12,500-seat Norman Foster designed
National Arena for Scotland being built on
the Clydeside. Glasgow will also benefit
from the Commonwealth Games and Ryder
Cup, both in 2014.

Glasgow has a number of branded and
unbranded hotels in the city centre – three
5 star hotels with 618 rooms, thirteen 4
star (1,760 rooms) and thirty 3 star hotels
(2,512 rooms). However, Glasgow City
Marketing Bureau has advised the Promoter
that there is still an under-provision of
quality hotel rooms in central Glasgow,
particularly for conference and exhibition
business and that this is likely to be
exacerbated by a number of proposed hotel
developments being cancelled or postponed
due to the current economic climate.
An independent report indicates that as
recently as Q1 2009, trading performance
of Glasgow hotels has held up better than
any other hotel market in the UK

The Promoter believes that the combination
of the prominent location in Glasgow within
the IFSD, the attraction of the Indigo brand
with access to the Holidex reservation
system, and management by Chardon
should allow the Hotel to perform well in
hopefully improving economic conditions.
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Management
Limited Partnership Management – HDF
General Partner Limited
The overall operation of GIH will be
overseen by its general partner HDF GP
which will be responsible for the overall
management of the Fund in conjunction
with the hotel operator, and for reporting on
performance to Partners.
HDF GP already acts as general partner
to CHGF a £30 million limited partnership
fund established in 2005 by the Promoter,
working with CML, to develop a number
of branded limited service hotels. CHGF
currently has two hotels in operation, one
further development at an early stage and
others in contemplation.
HDF GP is therefore experienced in the
management of investment vehicles of this
type and is familiar with working with CML.
These factors may result in cost benefits
from the appointment of HDF GP as
general partner.
The Directors of HDF General Partner are:
Fraser Livingston (Chairman)
is a Fellow of the Royal Institution of
Chartered Surveyors. His career was
spent mainly at Webster & Co, Chartered
Surveyors, which ultimately became
NAI Gooch Webster where he became
Managing Director based in London and
latterly Executive Chairman of the UK firm
and is now a Non-executive Director of

Colliers CRE. Fraser is Chairman of the
University of Strathclyde Court, Chairman
of Cygnet Properties plc. and a Director of
Symphony Equity Investments Limited. He
is a past member of the board of Scottish
Enterprise Glasgow and of the Scottish
Rugby Union and has been involved in a
number of successful property investment
JV’s and similar vehicles.
Douglas Kearney
is a member of the Institute of Chartered
Accountants of Scotland and has over
20 years experience in private equity
investments. He worked for Charterhouse
Development Capital, and was a founding
director of Royal Bank Development Capital,
which became one of the leading private
equity firms in the UK. Douglas has been
involved in many successful companies
across a wide range of industries. He is
Financial Director of SovGem Limited,
Global Oceanic Carriers and All New Video
a director of Symphony Equity Investments
Limited and a non-executive Director of
Springfords Corporate.
Ramsay Duff
is a Partner and founder of HMCS. He
trained as a CA with Ernst & Young in
Glasgow and has spent most of his career
in corporate finance as well as working in
industry at Finance Director level. Prior to
establishing HMCS he was a vice president
of ING Barings’ UK Investment Banking

division in Edinburgh where he advised
a number of listed Scottish companies
such as Macdonald Hotels PLC, Belhaven
Brewers PLC and Clydeport PLC. HMCS
has successfully established a number of
investment funds/vehicles including CHGF
and the £25 million Symphony Equity
Investments Syndicate.
Hotel Operator – Chardon Management
Limited
The General Partner will contract with
CML for the project management of the
conversion and renovation of the Property
and for the subsequent operation of the
hotel under the terms of the Management
Agreement.
Chardon Management is an established
hotel management company with
experience of successfully developing and
managing branded hotels, both limited
and full service, in the UK and provides
a range of specialist related services in
sales and marketing, human resources and
training, hotel and restaurant operations and
financial management.

CML manages 15 hotels across the UK
from Perth to Brighton, mostly under ICH
brands, many of which are among the
top performing hotels in their classes
and are regular award winners.
The principal members of the CML
management team are:
Maurice Taylor (Chief Executive)
has been involved in the hotel and catering
industry for over 40 years. He started his
career with British Transport Hotels and was
then recruited by Thistle Hotels for whom
he worked in Glasgow and London. He then
established his own hotel business, which
he built to eight hotels before its acquisition
•by sophisticated
investors
the
Queens Moat Hotel
Group.within
Thereafter
of Article
50 ofofthe
Financial
he meaning
was involved
in a number
leisure
andPromotion
property developments
in the UK and
Order;
abroad before establishing the Chardon
•Group.
investment
professionals
within
the
Maurice holds
an honorary
Doctorate
meaning
of
Article
19(5)
of
the
at Strathclyde University School of Hotel
Order; or
andFinancial
Catering Promotion
Management.

• high net worth companies,
Robert Crook (Managing Director)
unincorporated associations etc
holds
an HCIMA
qualification
and has
which
meet the
requirements
of
worked
in
the
hospitality
industry
for over
Article 49 of the Financial Promotion
25 Order.
years. He trained with Embassy Hotels

before joining Crest Hotels then Holiday
Inn where he became Resident Manager
of thecontent
Holidayof
Innthis
at Heathrow,
The
documentGeneral
has not
Manger
of the Crowne
in Leeds
been
approved
by thePlaza
Promoter
orthen
any
Franchise Services
Manager
Holiday Inn
“authorised
person”
for thefor
purposes
responsible for 50 hotels in the UK, Ireland
of Section 21 of FSMA. Such approval
and BeNeLux. Robert joined Chardon in
is,
unless an exemption applies,
1999.

required by Section 21 of FSMA.
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David Chapman (Finance Director)
is a CA having qualified with Ernst & Young
in 1995. In 1996 he joined Queens Moat
Houses plc (“QMH”) where he successfully
undertook a variety of senior finance
roles, most of which involved driving and
managing change and delivering process
improvement. Latterly he was Finance
Director for the Dutch Division of QMH,
Bilderberg Hotels & Restaurants, with 22
hotels and turnover of 95m.
FSA Authorised Operator
Noble, who are authorised and regulated
by the FSA, will act as the FSA Authorised
Operator to the Partnership. They will be
This document
exempt
responsible
underisthe
terms from
of thethe
Operator
financial promotion
restriction
Agreement
for ensuring
that it complies
with
the relevant
FSMA21
requirements
and
is
contained
in Section
of FSMA on
the
operated
in accordance
with the Partnership
communication
of invitations
or
Agreement.
Thetooperator
is responsible
inducements
participate
in
for
maintaining
the
Partnership
Register,
unregulated schemes and engage
in
ensuring copies of periodic statements
investment activity on the grounds that
are retained and generally liaising with the
it is made, in part, to sophisticated
General Partner to ensure the Partnership
investors.
Theand
requirements
that must
is
established
eventually wound
up
be
met
to
be
one
of
the
listed
managed and operated in accordance with
categories of Relevant Person are set
FSMA.

out in Section 10.

This document is directed only at
persons in the United Kingdom who
are Relevant Persons and must not be
distributed to, acted on or relied on by
any persons who are not Relevant
Persons. Transmission of this document
to any other person in the United

Any complaints in relation to the Fund
may be addressed to:
The Head of Legal and of Risk
Noble Corporate Management Ltd
76 George Street
Edinburgh EH2 3BU
Investors may then subsequently make any
complaint in respect of the operator to the
Financial Ombudsman Service.
HDF GP will be entitled to terminate the
appointment of the FSA Operator on
12 months notice in writing and appoint
another operator as it thinks fit provided
that it is the General Partner’s responsibility
that
the Partnership
will, at alland
times,
have
Kingdom
is unauthorised
may
an operator authorised by the FSA to the
contravene Sections 21 and/or 238 of
extent required by the FSMA.

FSMA. Persons other than the Promoter
distributing this document in, from or
into the United Kingdom must satisfy
themselves that it is lawful to do so. If
you are an authorised person this
document has been communicated to
you as a person falling within Article
19(5) of the Financial Promotion Order.
Any communication of this document
by you will be a financial promotion
and is only permitted if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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Partnership Structure

The structure and operation of the Partnership is illustrated in the following diagram.

In order to maintain limited liability,
Limited Partners may not participate in
the management of the business of the
Partnership but will be entitled to vote on
certain issues such as any extension to the
term of the partnership.
Participations in the Partnership
Investors are invited to participate in the
Partnership in one or more units, each
of £100,000 (net) being approximately
£250,000 (gross) less £150,000 of
non-recourse bank debt. Each £1,000
of capital in the Partnership will comprise
a Capital Contribution of £1 and a Loan
Commitment of £999. There is no limit
to the number of units an Investor may
subscribe for. If the subscription is over• sophisticated
investors
within
subscribed,
Investors
may have
their the
meaning
of
Article
50
of
the
Financial
investment scaled down or declined.

Promotion Order;

Term of the Partnership

• investment professionals within the

The Property will be owned by the
Partnership and will be let under a lease
to a company wholly-owned by the
Partnership, Glasgow Indigo Hotel (Trading)
Limited, which will be responsible for the
operation of the Hotel in terms of the
Management Agreement with CML.
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The General Partner will have overall
responsibility for the administration of
the Partnership, including reporting to
investors. Robertson Craig will have
responsibility for all tax-related matters
including liaising with HMRC and issuing
tax certificates to investors. It is envisaged

that the preparation of the annual report
and accounts for the Partnership, which are
likely to constitute periodic statements for
the purposes of FSMA, will be undertaken
by Springfords, Springfords carry out a
similar role for CHGF and several other
similar investment funds.

The term of the Fund will be up to ten years
meaning
ofconversion
Article 19(5)
the
to allow
for the
andofrenovation
Financial
Promotion
Order;
orperiod
period and the subsequent holding
of
years
required
under the BPRA
• seven
high net
worth
companies,
regulations after which it is expected that
unincorporated associations etc
the Hotel will be sold and distributions to
which meet the requirements of
Investors will follow. At the end of the tenArticle
Financial
year
period,49
if, of
in the
the view
of thePromotion
General
Order.
Partner,
further time is required to dispose
of the Hotel, the General Partner may seek
an extension. This will require the approval
The content of this document has not
of 75% of Partners by amount invested in
been approved
by Limited
the Promoter
or any
accordance
with the
Partnership
“authorised
person”
for
the
purposes
Agreement and will be binding on all
of Section 21 of FSMA. Such approval
Partners.

is, unless an exemption applies,
required by Section 21 of FSMA.

Bank Debt Facility
A debt facility to finance the purchase of
the Property, the conversion and renovation
and subsequent holding and operation of
the Hotel has been agreed with a major
UK bank. The facility is expected to be
approximately £6,900,000 (subject to final
costs etc) being approximately 60% of total
costs. It is likely that interest rate hedging
will be carried out.
It may be possible, subject to prevailing
market conditions, to re-finance the bank
debt facility with a view to returning some
capital to investors and further reducing the
net capital.
Income from the Hotel

This document
is exempt
from
theto
Rental
income from
letting the
Hotel
financial
promotion
restriction
GIHT after costs and tax will be utilised
contained
in Section
21 of
FSMA
on cash
the
primarily
to pay
down debt.
Any
surplus
communication
invitations
or to be
after
repaying debtofwill
be available
distributed
to Investors
who willinbe subject
inducements
to participate
to
income tax at
their marginal
rate of tax
unregulated
schemes
and engage
in
on
their shares
of the on
netthe
rental
profits of
investment
activity
grounds
that
the
arising
from rents receivable
it isPartnership
made, in part,
to sophisticated
from GIHT.
investors. The requirements that must
be met to be one of the listed
categories of Relevant Person are set
out in Section 10.
This document is directed only at
persons in the United Kingdom who
are Relevant Persons and must not be
distributed to, acted on or relied on by
any persons who are not Relevant
Persons. Transmission of this document
to any other person in the United

Priority of Distribution

Kingdom is unauthorised and may

The priority of distributions from the Fund
contravene Sections 21 and/or 238 of
over the life of the Partnership will be as
FSMA. Persons other than the Promoter
follows:

distributing this document in, from or
1. Bank
debt principal/
interest
into
the United
Kingdom
must satisfy
themselves
that it isfee
lawful to do so. If
2. General Partner’s
you
are an authorised person this
3. Hotel Management fee
document has been communicated to
4. Other
partnership
operational
costs
you
as a person
falling
within Article
19(5)
of thedistributions
Financial Promotion
5. Income
to Partners Order.
Any communication of this document
6. Promoter’s profit share
by you will be a financial promotion
7. Final
distribution
to Partners
and
is only
permitted
if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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Financial Projections

Returns		

An illustrative financial projection is set out in the Appendix. Please note that this projection has not been independently audited and
potential investors should rely on their own independent advice before making any investment.

Based on the above illustrative financial
projections, anticipated returns for investors
are as follows:

Based on this projection, on the projected build costs and anticipated value on disposal after a seven-year holding period, illustrative returns
for investors are as follows.

Multiple of original equity

					
Total		
Per Unit
%
			

Net equity multiple

Purchase price of Property

£ 3,200,000			

Total renovation costs

£ 8,300,000			

BPRA-qualifying (est’d)
Total project cost

£ 6,250,000

(75% of costs)		

£ 11,500,000		

£250,000

100%

				
Bank funding
Equity required

£ (6,900,000)

(£11.5m @ 60%)

£(150,000)

60 %

£ 4,600,000		

£ 100,000

40 %

Less BPRA tax relief

£ (2,500,000)

(£6.25m @ 40%)

£ (54,348)

(22)%

Net equity investment

£ 2,100,000

(45% of equity)

£ 45,652

18 %

				
Disposal					
Sale proceeds (say)			

£ 12,310,000		

Net debt outstanding			

£ (4,230,000)		

Net proceeds				
			
£ 175,652
Add tax relief claimed			
£ 54,348

04

£ 8,080,000

£ 2,500,000

(as above)

Total return				
			
£ 230,000

£ 10,580,000

Egyptian Halls Hotel

2.30x

3.85x

(£10.58m / £4.6m)

(£8.08m / £2.1m)

Over the life of the Fund, total projected
returns including funds available for
repayment of debt and/or distribution to
members, equate to a projected IRR of
• sophisticated investors within the
20.7%. These figures are stated before any
Articleof50
the Financial
taxmeaning
on tradingof
income
theofHotel
or CGT
Promotion
Order;
payable on gains arising from the disposal
of
Hotel.
• the
investment
professionals within the

meaning of Article 19(5) of the
Financial Promotion Order; or
BPRA

• high
worthallowances
companies,
The
levelnet
of capital
available
unincorporated
associations
under
BPRA is estimated
as aboveetc
to be
which meet
the requirements
of of
approximately
£6,250,000,
being 75%
theArticle
project 49
costs
excluding
the purchase
of the
Financial
Promotion
price
of the Property. The costs of the new
Order.
top floor are specifically excluded under the
BPRA regulations. The above calculations
The content
of this document
assume
that Investors
will reduce has
theirnot
been approved
by at
the
Promoter
or of
any
income
tax liabilities
the
higher rate
40%
currentlyperson”
in force,for
although
investors
“authorised
the purposes
may
elect to21
utilise
the allowances
in the
of Section
of FSMA.
Such approval
next
tax year
the 50% higher
rate then
is, unless
an at
exemption
applies,
in force.
required by Section 21 of FSMA.

The amount of tax recoverable under BPRA
may increase or decrease when all of the
costs are finalised. It is anticipated that
costs not eligible for BPRA may qualify for
other capital allowances such as on plant
and machinery – no account has been taken
of this in the above calculations. Similarly,
if a higher level of debt is available, this will
reduce the amount of equity required and
increase the overall tax efficiency
The principal assumptions underlying the
projection are set out in the Appendix.

This document is exempt from the
financial promotion restriction
contained in Section 21 of FSMA on the
communication of invitations or
inducements to participate in
unregulated schemes and engage in
investment activity on the grounds that
it is made, in part, to sophisticated
investors. The requirements that must
be met to be one of the listed
categories of Relevant Person are set
out in Section 10.
This document is directed only at
persons in the United Kingdom who
are Relevant Persons and must not be
distributed to, acted on or relied on by
any persons who are not Relevant
Persons. Transmission of this document
to any other person in the United

Kingdom is unauthorised and may
contravene Sections 21 and/or 238 of
FSMA. Persons other than the Promoter
distributing this document in, from or
into the United Kingdom must satisfy
themselves that it is lawful to do so. If
you are an authorised person this
document has been communicated to
you as a person falling within Article
19(5) of the Financial Promotion Order.
Any communication of this document
by you will be a financial promotion
and is only permitted if you identify
yourself as the issuer of the financial
promotion. Any investment or
investment activity to which this
document relates is available only to
Relevant Persons and will be engaged
in only with Relevant Persons.
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1999 - Chesterton Development Appraisal/ Marketing Brochure
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Unique Retail, Office & Leisure Opportunities
www.eg yptianhalls.co.uk

ALEXANDER ‘GREEK’ THOMSON 1817-1875
ARCHITECT OF THE EGYPTIAN HALLS

Egyptian Halls

Alexander ‘Greek’ Thomson’s uniquely

His finest commercial building is undoubtedly the Egyptian Halls, started

distinctive style and design can be found in over

in March 1870, it became much, much more than a normal commercial

40 of his buildings in Glasgow. In recent years

property. It was poetically described at the time as ‘probably Thomson’s

Glasgow City Council has been renovating a

most successful effort … we doubt if its equal for originality and

select few back to their former glories.

grandeur could be found in any city in the Empire’. Its combined use

Notable examples of Thomson’s work include

as a shopping emporium, art gallery and concert hall was at least a

Great Western Terrace and the world renowned

century ahead of its time. The opportunity now exists to restore the

Greek Thomson Church on St. Vincent Street.

Egyptian Halls to close to its original splendour and commercial use!

Great Western Terrace

Egyptian Halls in 1874

Grecian Buildings

EGYPTIAN HALLS, GLASGOW
Development Opportunities in Glasgow City Centre*
Location

Retail

Leisure

The subjects are located on Union Street, which forms
a popular retail pitch within the City Centre. Multiple
retailers represented include JJB Sports, HMV, Boots
and Blacks in addition to various leisure and food uses.

With just over 2.8 million sq ft of retail floorspace, Glasgow
is the largest provincial shopping centre in the UK and
second only to London's West End in terms of retail offer.

The leisure market in Glasgow has been particularly buoyant
over the past few years, attracting multiple theme bars and
restaurants including All Bar one, Slug & Lettuce, Ha Ha’s
and Wetherspoons. Additionally, the local entrepreneurs
have continued to be innovative with nightclub venues
such as Arta and The Corinthian.

The location benefits from close proximity to Glasgow
Central Station and is also the main bus route through
the city centre, ensuring high pedestrian flow.

The city boasts a particularly large number of national
multiples, which includes duplicate representation by
many operators, and has an established reputation as
the leading fashion centre amongst both mass market
and up-market specialist retailers.

Description

The upper floors would particularly suit a leisure or club
use and are well located to benefit from the nearby business
sector trade.

Offices
The subjects are arranged over ground, basement
and four upper floors. A breakdown of the
accommodation is provided on the enclosed schedule.
Our clients are flexible in terms of developing the
property. The ground and basement accommodation
is capable of being split to suit large or medium
space users.
*subject to planning

Legal Expenses
Glasgow City centre is a popular location with the service
and call centre sectors, which has created healthy activity
in the office market. Important service sector employers
within Glasgow include the Royal Bank of Scotland, Abbey
National, BT Scotland and National Australia Bank.
Firms who have opened call centres in the past year
include WorldCom, NFU Mutual, Scottish Amicable and
THUS who have joined established companies such as
Direct Line, Cable & Wireless and Atlantic Telecom.

All parties involved in any transaction shall be responsible
for their own legal costs.
For further information please contact
Karen Malarkey at Chesterton on 0141 221 2897
or log onto www.egyptianhalls.co.uk
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For fur ther details please contact Karen Malarkey at Chester ton, Glasgow
0141 221 2897; email glas-agency@chester ton.co.uk
www.eg yptianhalls.co.uk

26 Foundry Lane
Dundee DD4 6AY
Tel: 01382 451 702
Fax: 01382 456 778
derek@djscm.com

Selling Agents
and Advisors

48 St. Vincent Street
Glasgow G2 5TS
Tel: 0141 221 2897
Fax: 0141 221 1949
glas-agency@chester ton.co.uk

“Proper ty Misdescription Act 1991. These par ticulars are provided only as a general outline of the proper ty referred to.
Applicants should make their own enquiries and inspection of the proper ty to satisfy themselves as to the accuracy or otherwise of the information g iven”

www.djscm.com

Developers
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2002 - Chesterton Positive Notes of Interest Letter
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Our Ref:

KM/1802

Derek Souter Esq
Union Street Properties
26 Foundry Lane
Dundee
DD4 6AY

18 June 2002

Dear Derek
Egyptian Halls, Union Street, Glasgow
I refer to our ongoing marketing of the above premises. As you are aware, we have a
significant amount of interest in leasing or purchasing this property from various
sources. These range from private individuals to property companies to occupiers.
Numerous uses have been suggested for the property, for example hotels, residential
accommodation, leisure uses and offices.
Due to the uncertainty surrounding the start date of the project, it has been extremely
difficult for us to progress any of the interests. I am positive that if we were in a
position to move forward with the refurbishment programme we would be able to
secure an occupier/purchaser.
Yours sincerely

KAREN MALARKEY BSc MRICS
Associate Director

11th Nov 2003
Fao Derek Souter
Union Street Properties Ltd
As per discussions please find enclosed my valuation. As discussed the closer the
scheme gets to on site status and then development the greater the valuation of the
Upper Floors. As well as the sums being spent on the ground floor units being reflected
in an increased value in line with the investment being made.
CURRENT OPEN MARKET VALUES BASED ON DISCOUNT
84 Union Street

Discount 12% - Rent £42k x 8.5 = £357,000

88 Union Street

Discount 9%- Rent £66k x 11,11 = £733,000

92 Union Street

£300,000 Vacant Possession

96 Union Street

Discount 8% - Rent £70,750 x 12.5 = £884,375

100 Union Street

Discount 11.5% - Rent £53k x 8.7 = £461,100

Total

£2,735,475

Any queries please call/email?

Stephen Bibby
International Property Consultants
48 St Vincent Street
Glasgow G2 5TS
Telephone 0141 221 2897
Fax 0141 221 1949
E-Mail: stepehn.bibby@chesterton.co.uk
DX GW372 Glasgow
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2003 - 2004 Chesterton sourced Notes of Interest
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CHESTERTON SOURCED– NOTES OF INTEREST –
EGYPTIAN HALLS/ UPPER FLOORS- UPDATED 11TH NOV 2003

Mr McMillan
Address C/o Chesterton
Telephone
NOTE: For use as a budget hotel.

Mr Rafiq
Address C/o Chesterton
Telephone
NOTE: Interested in purchasing Upper Floors and Ground Floor units (all four of them).

Bo Concept
Address C/o Chesterton
Telephone
NOTE: Scandanavian furniture over two floors- maybe one also one ground floor unit.

Robert Horne
Address C/o Chesterton
Telephone
NOTE: Amusements Complex- Lease or Purchase
Mr Starbuck
Address C/o Chesterton
Telephone
NOTE: Interested in 10,000 sq.ft for a charity use.

Pilton
Address C/o Chesterton
Telephone
NOTE: To purchase for conversion to residential.

Ryden & Co
Address
Telephone
NOTE: Interested in leasing one/ two floors

Clifton Hotel- Mr Alam
Address C/o Chesterton
Telephone
NOTE: Interested in leasing Upper Floors with Option to purchase

SUMMARY
Since the launch of the Marketing activity several strong leads have emerged to follow up.
I strongly believe that once we gain control of the whole building we will have an end user
confirmed well before the refurbishment scheme is completed.

ORIGINAL NOTES OF INTEREST – EGYPTIAN HALLS
(UPDATED FEB 2003)

National Car Parks Ltd
8th Floor Bridgewater House
58-60 Whitworth Street
Manchester
M1 6LT
Contact:
Stephen Litherland, Regional Manager
Telephone: 0161 236 2332
OR
21 Brynston Street
London
W1A 4NH
Contact:
John Theophilus, Property Director
Telephone: 0171 499 67050 ?
NOTE: Potentially want the whole building to develop a combined car park/retail facility.

Corderoy Project Services Ltd
Hamilton House
3 Claremont Terrace
Glasgow
G3 7XR
Contact:
Colin Wright FRICS, Director
Telephone: 0141 333 9453
NOTE: Want the whole building for a client. End use not disclosed.

Waterman Gore
NOTE: Want the whole building for a client who markets serviced office accommodation.

Mace
NOTE: Want the whole building for a client who markets serviced office accommodation.
Lease or Purchase

Jew Street Properties
11 Jew Street
Brighton
BN1 1VT
Contact:
Mr D R Way
Telephone:
NOTE: Straight Purchase -Want the whole building/end use not disclosed

Macdonald Hotels
Whiteside House
Whiteside Industrial Estate
Bathgate
West Lothian
EH48 2RX
Contact:
Telephone:

Donald Macdonald, Chief Executive
01506 815200

NOTE: Outline interest in a hotel for the Upper Floors and perhaps part of the ground
floor (2 units)

Las Vegas Leisure
229-235 Argyll Street
Glasgow
Telephone: 0141 226 9992
NOTE: Straight Purchase (or comparable lease with option to purchase) Want the Upper
Floors as a boutique hotel.

Colin Macdougall

Contact:
Mr Colin MacDougall
Address
3 Park Gardens, Glasgow
Telephone: 07977 939 366
NOTE

Wants to lease/purchase Upper Floors and 84 and / or 88 Union Streetsaid he’ll out bid the competition to get the property

Georgica Plc
Address
C/o Chesterton
Contact
Telephone
NOTE: For use as a Amusement complex

Scotia Land
Contact
Address
Telephone

Adrian Pocock
180 West Nile Street- Glasgow
07970 237 246

NOTE: Wants to purchase Upper Floors- indictative price £1.5M- £1,7M

CHESTERTON SOURCED– NOTES OF INTEREST –
EGYPTIAN HALLS/ UPPER FLOORS- UPDATED APRIL 30TH 2004
EXEC SUMMARY

Over the past 9 months of Marketing activity several strong leads have emerged
to follow up. Since USP gained outright control of the whole building interest has
began to quicken as “word of mouth” about impending site start spreads Our
objective is to have an end user confirmed before the refurbishment scheme is
completed- some 23/24 months from now.
First Leisure
Address
Telephone
NOTE: Leisure Development- also interested in all Ground Floor units

Colin MacDougall- Leisure Developer
Address
Telephone
NOTE: Interested in purchasing Upper Floors and Ground Floor units (all four of them). In
partnership with Scottish Brewers or Belhaven

SCOTIA DEVELOPMENTS- ADRIAN POCOCK
Address
Telephone
NOTE: Looked to purchase Upper Floors only for £1.75M- Now want JV for whole building
inc Ground Floor units. Enviablt track record in development of “innovative” or is that
“difficult” buildings.
National Car Parks Ltd
8th Floor Bridgewater House
58-60 Whitworth Street
Manchester

M1 6LT
Contact:
Stephen Litherland, Regional Manager
Telephone: 0161 236 2332
Contact:
John Theophilus, Property Director
Telephone: 0171 499 67050 ?
NOTE: Potentially want the whole building to develop a combined car park/retail facility.
THE METAPHORICAL MOTHERLODE IF IT DEVELOPED
Robert Horne
Address
Telephone
NOTE: Amusements Complex- Lease or Purchase
Mr Starbuck
Address
Telephone
NOTE: Interested in 10,000 sq.ft for a charity use.
Pilton
Address
Telephone
NOTE: To purchase for conversion to residential.

Ryden & Co
Address
Telephone
NOTE: Interested in leasing one/ two floors

Clifton Hotel- Mr Alam
Address
Telephone
NOTE: Interested in leasing Upper Floors with Option to purchase

Corderoy Project Services Ltd
Hamilton House
3 Claremont Terrace
Glasgow
G3 7XR
Contact:
Colin Wright FRICS, Director
Telephone: 0141 333 9453
NOTE: Want the whole building for a client. End use not disclosed.

Waterman Gore
NOTE: Want the whole building for a client who markets serviced office accommodation.

Mace
NOTE: Want the whole building for a client who markets serviced office accommodation.
Lease or Purchase

Jew Street Properties
11 Jew Street
Brighton
BN1 1VT
Contact:
Mr D R Way
Telephone:
NOTE: Straight Purchase -Want the whole building/end use not disclosed

Macdonald Hotels
Whiteside House
Whiteside Industrial Estate
Bathgate
West Lothian
EH48 2RX
Contact:
Telephone:

Donald Macdonald, Chief Executive
01506 815200

NOTE: Outline interest in a hotel for the Upper Floors and perhaps part of the ground
floor (2 units)

Las Vegas Leisure
229-235 Argyll Street
Glasgow
Telephone: 0141 226 9992
NOTE: Straight Purchase (or comparable lease with option to purchase) Want the Upper
Floors as a boutique hotel.

Bish Smeir
Fernlea Quarry
Isle of Arran
KA27 HJB
Contact:
Mr Bish (supplied by George Morrison on 27 August 2001.
Telephone: 07957 596176
NOTE

Want mix of Nursery/ crèches/ studios

Georgica Plc
Address
Contact
Telephone
NOTE: For use as a Amusement complex

Mr Lee
Address
Telephone
NOTE: Interested in First Floor space for Chinese restaurant.

Mr Alam
Address
Telephone
NOTE: Use not confirmed.
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Our Ref

SB/PF/6102402

D Souter Esq
Union Street Properties
26 Foundry Lane
DUNDEE

Donaldsons LLP
90 St Vincent Street
Glasgow
G2 5UQ
Telephone
+44 (0)141 221 2871
Facsimile
+44 (0)141 221 1099
Direct Line
+44 (0)141 225 2678
sinclair.browne@donaldsons.co.uk
www.donaldsons.co.uk

DD4 6AY
24 October 2006

Dear Derek
GLASGOW: 84/100 UNION STREET
Further to our ongoing discussions in connection with the proposed refurbishment of the above property, I now take
this opportunity in setting out below some updated commentary on the Glasgow office market and letting prospects
for the proposed redevelopment.
Glasgow Office Market
As you will be aware, the Glasgow office market is currently experiencing a period of unprecedented demand both
from occupiers and developers/investors. As a result, the supply of modern open plan office accommodation in the
city centre has steadily been reduced over the last 2 years. Take up for the first 6 months of this year was in excess of
300,000 sq ft, ahead of last year’s figure for the same period and is on schedule to exceed the 611,000 sq ft taken up
last year. Notable recent transactions include Burness Solicitors taking approximately 20,000 sq ft on the top floor of
the Aurora, HBoS selecting 110 St Vincent Street for their new corporate headquarters. This 94,000 sq ft Grade A
office building is scheduled for completion in May next year. Other transactions include Moneyquest taking
approximately 15,500 sq ft at 123 St Vincent Street and Associated Newspapers leasing 10,500 sq ft at Clydesdale
Bank Exchange. On the periphery of the city centre, Atkins Limited and Ace Insurance Services leased between them
the entire 80,000 sq ft at 200 Broomielaw at a rental in the order of £21.50 per sq ft.
Our records show that there will be approximately 280,000 sq ft of new space completed next year, although as
mentioned above, 94,000 sq ft of this has already been pre‐let to HBoS. With this restriction in supply, it is likely there
will continue to be an upward pressure on rents for prime and good quality secondary space. The restriction in the
supply of new accommodation coming on to the market is set to continue during 2008 and onward into 2009. I have
attached for your benefit a schedule of scheme’s where planning consent exists for new developments.
Letting Prospects
We have previously provided detailed comments upon the specification for the completed development and suffice to
say we have assumed for the purposes of this report that the space would be finished in accordance with these
suggestions. Union Street is not a recognised office location, although it does enjoy excellent access to all forms of
public transport facilities. However, provided the space is finished to the standard envisaged and open plan space can
be created at discounted rentals, then we believe that the space could be of interest to cost conscious occupiers,
looking for affordable quality space in the city centre. A drawback with the space is the lack of on site car parking.
From my involvement with the Ca’d’oro Building, situated on the corner of Gordon Street and Union Street (a short
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distance from your property), where there was no car parking and this did prove to be an impediment as regards
marketability. One way round this, is to lease car parking spaces in the adjacent Mitchell Street multi‐storey car park,
with the office accommodation.
In addition, occupiers may also look for a degree of flexibility in relation to lease length. This manifests itself by break
options being incorporated either at 3 or 5 years. This will enable an occupier to take into account future
expansion/contraction of their business.
Summary
In conclusion, we believe that providing office accommodation finished to the standards previously outlined, then we
believe that the accommodation could attract interest from prospective occupiers. The main benefits with the space
are its central location, close proximity to public transport facilities and the ability to offer flexible open plan space.
I trust that these initial thoughts are of assistance to you, and if you require anything further, then please do not
hesitate to contact me.
Yours sincerely

SINCLAIR BROWNE MRICS
PARTNER
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Executive Summary
Address
•

84 – 100 Union Street, Glasgow

Location
•

City centre on main bus route, opposite Central Station.

•

Secondary Retail pitch offering cost effective space.

•

Edge of city centre office core.

•

Surrounding retail occupiers include Somerfield, Greggs, Sally Hair & Beauty
and Poundland.

•

Nearby office buildings include Ca’doro Building, Grosvenor House and RWF
House

Description
•

Historic former department store, Grade A listed.

•

Basement, Ground and four upper floors

•

Sandstone walls, slated roof, framed internal structure requires refurb.

•

Ground Floor and Basement retail space, NIA total 13,498 sq ft. Currently
occupied and trading

•

Upper Floor space in stripped out shell condition, suitable for office use. GIA
36,568 sq ft

Current Tenancies
•

Two short term and two medium term retail tenancies.

•

Current Gross Income £214,750

Occupational Demand
•

Fair demand for competitively priced retail space; relocations from more
prime positions

•

Demand traditionally restricted by poor quality buildings in the street

•

Currently fairly good demand for good secondary office space

•

Limited space on market with vacant possession

Investor/Developer Demand
•

Shortage of good refurbishment prospects on market.

•

Developers bidding very competitively for all types of projects.

•

Likely to be very keen demand from developers for completed shell.

•

Very good investor demand;
commencement of project.

Valuations

would

include

a

pre-sale

following

Current Market Value
•

Current retail tenants in place, upper floors vacant £2,700,000

Projected Market Value on completion (Shell),
•

Ground Floor two units let, two units vacant, £3,500,000

•

Upper floors vacant £3,600,000

Projected Market Value on Completion (Fitted out)
•

Ground Floor fully let £4,000,000

•

Upper floors fully let £6,800,000

Projected Market Rental Value on completion
•

Retail £ 265,300

•

Offices (Fitted out) £450,345

Date of Valuation
•

30 January 2007

Union Street Properties Ltd
& Union Street Investments Ltd
26 Foundry Lane, Dundee DD4 6AY
Telephone: (01382) 451702
Email: derek@djscm.com

