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EXECUTIVE SUMMARY
Linlithgow & Linlithgow Bridge Community Council (LLBCC) make this proposal to West Lothian
Council (WLC) following the comments made in LLBCC’s letter of 6th September 2017 which
responded to WLC’s consultation on the general planning guidance and urban design
framework for the proposed redevelopment of the Vennel and former Watergate area. This
document is the result of extensive discussion at the Linlithgow Planning Forum (a sub-group of
the Community Council but including representatives from Linlithgow Burgh Trust, Linlithgow
Community Development Trust, Transition Linlithgow and Linlithgow Business Association).
This document is informed by; Linlithgow: A Plan for the Future 2015 -30, a wide-ranging
consultation with Linlithgow residents and financial information collated from quantity
surveying and other organisations.
The principle driver of this proposal is the fact that Linlithgow is a unique historic conservation
town which needs to be protected and sensitively developed for the benefit of its 13,000
residents, West Lothian and for Scotland as a whole. This proposal responds to the ‘Special
Status’ of Linlithgow in the general planning guidance.
LLBCC recognises the importance of the Vennel’s position at the very heart of Linlithgow and
wishes to take a very proactive role in the Vennel’s redevelopment, indeed far more so than its
usual role on planning matters being consulted only ‘after the event’. This is wholly in line with
the Purpose of Community Councils is “set out in Section 51 (2) of the Local Government
(Scotland) Act 1973”[1].

[1]

‘’In addition to any other purpose which a community council may pursue, the general purpose of a community council
shall be to ascertain, co-ordinate and express to the local authorities for its area, and to public authorities, the views of the
community which it represents, in relation to matters for which those authorities are responsible, and to take such action in
the interests of that community as appears to it to be expedient and practicable’’
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This proposal recognises the tensions that exist within WLC with the requirement to maximise
the financial benefit of its assets for the good of the whole population of West Lothian on the
one hand and yet acknowledge the aspirations of individual communities on the other hand. To
maximise development return and yet sensitively develop as a responsible steward of a place of
significant historic importance.
This proposal is in two parts:
1. A brief historical background to the Vennel and Watergate area.
2. An analysis of the viability of options based upon three approaches:
a. A development reflecting the wishes of the community as surveyed during the
2017 consultation
b. A development focused solely on the tourism potential of the site including a
hotel.
c. A development which maximises the potential return from the site and ignores all
other factors.
Central to this proposal is the consideration of the block of 28 flats and business premises
adjacent to the Cross. This building is 50 years old and was probably designed with a design life
of 60 years. Its form of construction does not lend itself easily to repair and refurbishment. The
building will attract high maintenance costs between now and its final demolition. If the
building were to be included in the redevelopment the existing tenants could be offered new
accommodation in the proposed new buildings, keeping neighbours together and allowing a
phased move to new homes prior to the demolition of the existing flats. Not to take this
opportunity may result in the ultimate dispersal of residents across West Lothian when the flats
must be demolished in 10, 15 or 20 years time. The analysis therefore presents two options;
1. to retain the existing Cross flats
2. to include the site of the existing Cross flats within the development.
Options are compared based upon calculations of an annual return of each option (excluding
annual operating and maintenance costs). The options from highest to lowest returns are:
The “developer’s” 1st option. Demolish whole site including Cross flats and
build flats and shops. No social housing – a commuted sum in lieu. No
community facility.

£318,000.00pa

The “developer’s” 2nd option. Demolish site but retain existing car park and
Cross flats. No new social housing – a commuted sum in lieu. No community
facility.

£313,000.00pa

The community’s preferred option. Demolish whole site including Cross flats
and build flats (25% social housing), shops, tourist office & toilets, youth
facility, community facility and two deck car park.

£138,000.00pa

The community’s less preferred option retaining existing car park and Cross
flats, demolish remainder of the site and build flats (10% social housing),
shops, tourist office & toilets, youth facility, community facility.

£122,000.00pa
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Neither of the options including a hotel gave a positive return and the reasons for this need to
be investigated further.
The community’s preferred option is that recommended by this report. It is the option which
incorporates the wishes of the Linlithgow Community and gives a positive return on the
development. It therefore is the highest value option. A much higher return can be achieved if
the community requirements and social need are ignored. This is the lowest value option.
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Large scale Ordnance Survey map of the Vennel area as it was in 1856.

HISTORICAL BACKGROUND
The area now covered by The Vennel was, until the 1960s, occupied by traditional stone
buildings forming the frontages of the High Street and the west side of The Cross – see map
above. To the rear of the buildings, long riggs (or walled gardens) stretched towards Linlithgow
Loch. Narrow lanes known as the Vennel and Watergate provided connections between the
High Street and the Cross to the Vennel Green on the banks of the loch.
Facing the west side of the Cross was a short range of buildings including the Golden Cross
Tavern. On its frontage was a carved stone pediment, dated 1675, still preserved on the white
wall of the 1960s redevelopment and thought to bear the arms of James Craufurd, who, as the
Burgh Dean of Guild in the same year, had responsibility for settling trade disputes in the town.
In the third-floor attic room of this tavern, Robert Burns is said to have been elected to the
Masonic Lodge in 1787. When the building was being demolished in the 1960s, this room was
found to have a painted wooden ceiling, dating from around 1700, which had been covered by
a later plaster ceiling. Sections of the painted ceiling were removed and conserved, and were
on display in Annet House, Linlithgow’s museum, before its recent move to Tam Dalyell House.
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Old photograph of the Golden Cross Tavern on
the west side of The Cross, showing the stone
pediment in its previous position, above the lefthand ground floor window. Also evident in the
photograph is one of the trees bequeathed to
the town by John Whitten with, immediately to
the left of its trunk, the close which led to the
Watergate, an aptly-named lane leading to
Linlithgow Loch.

Demolitions for The Vennel scheme (and earlier proposals for road widening) razed important
buildings, such as the four-storey ‘Spanish Ambassador's House’, which was on the site of the
present newsagent's shop on the High Street just west of The Cross. Such houses, also including
a possible French Ambassador’s House, were town houses with fine ceilings and woodwork,
surviving from the days when Scottish monarchs held court in Linlithgow, particularly during the
reign of Mary, Queen of Scots. Number 176 High Street, approximately opposite Annet House,
had a ground-floor double arcade, probably a shop front of the 17th century. Also in this area
was the home of the Mitchell family which operated a tobacco business in Linlithgow from 1723
until 1825 when it moved to Glasgow. Stephen Mitchell, born in Linlithgow in 1789 and buried
in St Michael’s churchyard in 1874, made available, from the family fortune, the funds for the
establishment of the great reference library in Glasgow which bears his name.
The current proposal to redevelop parts of The Vennel represents a once in a lifetime
opportunity to re-create the original appearance of the west side of The Cross and some or all
of the original High Street frontage running westwards. At the very least redevelopment could
be in a style more akin to the traditional buildings of the surrounding ‘outstanding’ conservation
area. The Cross is a nationally-important public space and the quality of any new buildings
should reflect that.

6

West side of The Cross, prior to its demolition in the 1960s.

Cross Brae’ in the 1950s, looking west from in front of the County Buildings.

Number 176 High Street (on the right of the picture)
featured a blocked-up double arcade on the ground
floor.
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THE 1960s REDEVELOPMENT
Visitors to Linlithgow invariably comment on the architecture and form of the 1960s
redevelopment, which destroyed the old burgh layout for most of the length of the High Street
to the west of The Cross. In fact, this large and still-controversial scheme resulted in one of the
most significant losses of historic townscape in Scotland. The old High Street building line was
obliterated, the new blocks being set well back from the road.
The first part of the redevelopment, known as The Vennel, in remembrance of the original
narrow wynd, included a new frontage for the west side of The Cross. It was built between
1967 and 1969, and was designed by Rowand Anderson, Kininmonth and Paul. The complete
development provided 90 flats, a variety of shop units, a car park, a library, a health clinic and
public toilets.

An early architect’s drawing (circa 1960) of the Vennel redevelopment, then showing retention of the
old buildings nearest to The Cross.

The redevelopment layout introduced trees and greenery to the High Street and opened up
views to the loch. It proved to be popular with the architectural establishment receiving a
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Saltire Housing Award in 1969. Jacques & McKean described it as “extraordinarily ambitious in
trying to recapture the quality of a major burgh rather than the large shoemaking village it had
become”. At the time of the redevelopment public opinion was more reserved. Local historian
William F Hendrie observed, “To the horror of the townsfolk” were built “these three and four
storey monstrosities”. About twenty years ago, much-needed refurbishment of the flats was
carried out in two phases, the first, nearest to The Cross in due deference to the 1967 design,
and the rest, in partnership with Cruden Estates, to a more standard specification.

The west side of the Cross in 1994, just before refurbishment about 20 years ago.
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NEW URBAN DESIGN FRAMEWORK FOR THE
VENNEL AND FORMER WATERGATE
During the summer of 2017, West Lothian Council conducted a nine-week consultation on its
draft ‘Planning Guidance’ for the redevelopment of a part of the Vennel area comprising the
area between the flats adjacent to the loch and the High St; all buildings in the Vennel avenue
(library, toilets, youth club, offices and shops); the Vennel car park and the Vennel green. The
Linlithgow Planning Forum, conducted an exhaustive public consultation exercise undertaken in
two phases and supplemented by leaflet distribution at the Cross on two Saturday mornings, a
barbecue with Vennel residents and a door-to-door survey of Vennel residents. Phase 1 was an
online and paper-based initial survey of preferences for the site, administered by the
Community Council, which received 259 replies. These activities and responses informed phase
2 comprising, at the Low Port Centre on 29 August 2017, a public exhibition of development
ideas prepared by the Linlithgow Civic Trust and attended by about 150 visitors who completed
120 detailed questionnaires. The development ideas were not intended as a definite
development proposal, only as a stimulus to public response; however, they were supported by
89% of respondents.

Andrew Taylor of :That Studio, Architects of Linlithgow, kindly produced, free of charge, the ten
exhibition boards which formed the basis of the Civic Trust’s contribution to the consultation exercise.
He also produced three sketches, two of which are reproduced above, to give an idea of the form (not
the architectural design) that the redevelopment might take.
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Possible
Landscape and
Townscape
Framework
One of the plans
in the Vennel
Redevelopment
Exhibition,
produced to
stimulate public
comment and
debate. The
general
approach, as
shown on this
plan, is further
developed and
analysed in the
following
sections of this
report in order
to demonstrate
the viability of
various options,

In summary. the main findings from the public response were:
• It was felt that this is a rare opportunity to substantially improve the centre of Linlithgow.
• 95% wish to see a design in sympathy with Linlithgow’s traditional buildings in terms of built
form and building materials, and there is similar support for new/attractive links between
the High Street and the loch, making the area more attractive to tourists, upgrading the
quality of existing open space and preserving important views across the site.
• There is 90% support to extend the redevelopment area from the Council’s selected area
around the library/toilets to as far as the west side of The Cross.
• 81% support at least a quarter of the houses in any redevelopment scheme being socialrented and 91% would like to see housing for younger people such as first-time buyers.
Room sizes larger than the minimum standard are supported by 82%.
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• 83% want more car parking than at present, 92% want public toilets included in the scheme
and 88% would like existing shopkeepers to be given new shop units on site.
• There was lesser, but still substantial support for: housing for the elderly (60%), a small
hotel/restaurant overlooking Linlithgow Loch (67%), shop units for specialist/tourist-related
businesses (62%) and a ‘business centre’ or similar (61%).
• In both survey questionnaires, over 80% of respondents wanted the Linlithgow community
to be actively represented throughout the development of the project brief.
The members of the Planning Forum, in their individual responses to West Lothian Council,
stated that the 90% public support to extend the development area to include the flats and
shops at the west of The Cross should be recognised in the Council’s future plans. Including the
added area at this stage would give residents an obvious opportunity to move to new homes
within the site prior to the demolition of properties which are approaching their end of life.
This opportunity would not be available once the area currently identified by the Council has
been redeveloped.
It was also emphasised that the redevelopment of this nationally-important site should be
carefully considered and recognise the very strong wish of the Linlithgow community to actively
participate in all stages leading up to and including the formulation of a detailed Development
Brief and Masterplan for the redevelopment of The Vennel site and its extension towards The
Cross.
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VIABILITY ANALYSIS OF OPTIONS
As stated above, the proposed Vennel redevelopment offers an exciting opportunity to
revitalise the town centre through the provision of shops, flats and amenities for the local
community and visitors.
This proposal is based on the general planning guidance and urban design framework for the
Vennel and former Watergate redevelopment area, as defined in West Lothian Council’s public
consultation exercise and promoted in accordance with a report dated 3 April 2017 presented
to the Council’s Development and Transport Policy Development and Scrutiny Panel. This
proposal also takes account of the wider consultation carried out within the local community,
the results of which are summarised on the previous pages and which were conveyed to West
Lothian Council in correspondence from the Linlithgow & Linlithgow Bridge Community Council
and Linlithgow Civic Trust in September 2017.

The Six Development Options Examined
This proposal presents six development options based on two development strategies and
three focusses.
The two development strategies are:
1. Complete redevelopment of the entire site including the Cross flats and the rebuilding of
a full two-deck car park.
2. Minimum redevelopment which excludes the redevelopment of the Cross flats and
includes only the minimum refurbishment of the existing car park.
The three focusses are:
A. A development which maximises the potential return from the site and ignores all other
factors.
B. A development focused solely on the tourism potential of the site including a hotel.
C. A development reflecting the wishes of the community as surveyed during the 2017
consultation.

The six options designated A1, A2, B1, B2, C1 and C2 are shown in the layout drawings in
Appendix 1. Irrespective of option, the proposed redevelopment is split into the following
sections:
Phase 1
a. Demolition of the existing library, offices and shops, the area used by LYPP, public
toilets and part or all the car park.
b. Construction or refurbishment of the car park together with flats, hotel and shops, as
appropriate to option see B1 to B4 and triangular building on the plan in Appendix 1.
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Phase 2 (depending on strategy)
a. Demolition of the existing Cross flats and retail space.
b. Construction of flats and shops in the building entitled B5.

Outline Financial Plan
The following pages describe in detail an outline financial plan for the development based
upon:
• Construction costs per square metre of similar developments in and around the
Edinburgh area.
• Flat sales based upon a survey of prices current in Linlithgow.
• Shop rental based on the Scottish Association of Assessors (SAA) website.
• Hotel rental based on the Scottish Association of Assessors (SAA) website entry for the
Premier Inn at South Queensferry
• Financing based upon a loan rate of 7% per annum for the construction period and 3%
for a 40-year loan for the post construction period.
All figures are current, and no account has been taken of inflation on the basis that income and
expenditure will be similarly affected by future inflationary trends. Further, no account has
been taken of potential legislative changes or changes in the loan interest rate.
This proposal is only intended to demonstrate the thinking of the Linlithgow Planning Forum
with respect to the Vennel redevelopment. The figures are indicative only for the purpose of
comparison of options. There is no intention to represent an accurate statement of cost. If
costing work is required, then appropriate professional advice must be sought. No whole life
costing study has been undertaken at this stage. Clearly this is necessary as the development
will attract maintenance and running costs which have not been accounted for.

Modules of Construction Work
The following section describes defined modules of construction work – see Appendix 1.
Construction Module 1 – Demolition
For development strategy 1, the estimated cost of the phase 1 demolition which includes
grading the site to levels and excavation for the two-deck car park is £900,000. The estimated
cost of the phase 2 demolition, including grading the site levels is £600,000.
For development strategy 2, the estimated cost of the phase 1 demolition is £300,000.
The above sums include the estimated cost of terminating and capping off water, drainage,
electricity, gas, telecommunications and IT services.
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Construction Module 2 – Car Park
The current car park has 98 spaces on two levels.
In development strategy 1, the proposed new car park will be a two-storey car park with a plan
area of 72m x 31m. The capacity of the new car park will be:
• 6 spaces for coaches
• 10 spaces for motorhomes/vans
• 100 spaces for cars.
The estimated cost of the replacement car park is £2 million which accounts for additional
strengthening and bracing to the upper deck for coach parking and contiguous piling on two
sides. The anticipated rental value of the car park is £75,000 per annum. Should the
community elect to manage the car park it is anticipated that the total income from the car park
would be £150,000 per annum at £0.50 per hour (the current rate in Livingston).
In development strategy 2, the car park will remain largely as existing but with the demolition of
the western elevation. The construction work comprises the strengthening of the western
elevation and the re-surfacing of the existing top level. The lower level will be subsumed into
the service road and private parking, leaving approximately 70 spaces for cars or approximately
30 spaces for cars and 6 spaces for coaches. The estimated cost of the construction work is
£200,000.
Construction Module 3 - Landscaping & Surface Parking
The following allowances have been made for either strategy:
• £120,000 has been included for hard paving and planting.
• £50,000 for upgrading the car parking in front of the existing Vennel garden
• £100,000 for the service road between Block 1 and the 2-deck car park
Construction Module 4 - Shops
The ground floor of Blocks 1, 3, 4 and 5 will comprise shops in units of 35 to 50m2. In options
2A, 2B and 2C (the retention of the Cross flats), single storey shops take the place of Block4
which otherwise would block the view and light to the existing Cross flats. The cost is based
upon the provision of shell and core only, with shop front and fit out being the responsibility of
the tenant.
It is anticipated that a rental income of £300 per square metre can be achieved such that a 5
metre x 7 metre shop unit would rent for £10,500 per annum which would be competitive in
the context of Linlithgow High Street. The construction cost and total annual rental relating to
shop units for the six options are given in Table 1 below.
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Table 1 – Shops – estimated construction cost and anticipated annual rental income

Block 1
Block 3
Block 4
Block 5
Triangle Hse
Total
Construction
Cost
Rental income
at £300/m2 pa

Option 1A
m2
960
150
456
1380
440
3386

Option 1B
m2
N/a
150
456
1380
440
2426

Option 1C
m2
960
150
456
1380
N/a
2946

Option 2A
m2
960
150
456
N/a
440
2006

Option 2B
m2
N/a
150
456
N/a
440
1046

Option 2C
m2
960
150
456
N/a
N/a
1566

£4,232,500.00 £3,032,500.00 £3,682,500.00 £2,507,500.00 £1,307,500.00 £1,957,500.00
£1,015,800.00

£727,800.00

£883,800.00

£601,800.00

£313,800.00

£469,800.00

Construction Module 5 - Hotel
A hotel has been included as the major component of options 1B and 2B which focus on those
initiatives which facilitate the development of Linlithgow as an attractive and well served tourist
destination. Linlithgow has a huge wealth of historic townscape within a compact town centre,
well served by road, rail and canal. This fact figured highly in the recent community
consultation. There is a good opportunity within the proposed Vennel development for a
substantial hotel. For the purposes of this study, it is proposed that the hotel subsumes Blocks
1 & 2 and extends to form a main building of 30 metres x 30 metres with accommodation on six
floors. The ground floor could accommodate dining and café with reception on the first floor
(Piazza level). The upper floors and Block 1 would accommodate 54 double bedrooms, 12 x 1bedroom self-catering apartments and 6 x 2-bedroom self-catering apartments. The capital
cost of the hotel would be approximately £11,500,000. If the hotel is rented unequipped and
unfurnished to a hotel operator the rental income is estimated at £275,000 per annum.
Construction Module 6 – Housing
A total of 103 housing units are contained within blocks 1 to 5 and ‘triangle house’ as follows:
Table 2 – Dwelling types and numbers
Block

Floors

1 bedroom
flat

2 bedroom
flat

2 bedroom
maisonette

3 bedroom
maisonette

Block 1
Block 2
Block 3

4
4
4

12
8
4

6
8
2

11

1

Block 4
Block 5

4
3

6
8

2
5

6
11

Triangle
House

3

1

3

6

39

26

36

Totals

2

16

1

2

Indicative floor plans which form the basis of the costings are shown in Appendix 2.
Based on current prices, the average sale price for a 1-bedroom flat is estimated at £140,000
and a 2-bedroom property at £200,000. A 3-bedroom property in an advantageous position
should realise £275,000.
The extent that social housing is catered for within the development is the factor which most
impacts income. Option 1A, the focus which maximises income presumes no social housing
within the development and assumes that all housing will be sold. In option 1A the social
housing element will be covered by a commuted sum to be agreed.
Construction Module 7 – ‘Triangle House’ as a Community Building
It is proposed that Triangle House, constructed to allow a clear sight line from the High Street to
St Michael's Parish Church, will either be a shops and flats development (options, 1A, 2A, 1B
and 2B) or will accommodate those community and visitor facilities requested by a significant
majority of those responding to the public consultation (options 1C and 2C). The lowest level of
this building will be at the level of the existing Vennel garden and car park. In Options 1C and
2C, the lowest level of Block B3 and Triangle House will be joined and provide space for LYPP or
similar youth provision. The lowest level will also accommodate:
• A large hall/small 200 seat theatre of minimum dimensions 14m x 16m x 6m high (see
Appendix 4)
• Ancillary accommodation, offices, stage, changing rooms, general storage, group
storage, etc.
At High Street level, the community building will accommodate:
• The entrance foyer to the hall
• Tourist information office and public toilets
• Shops.
At first floor level will be meeting rooms and offices for rent. Second and third floor levels will
accommodate maisonettes for rent as holiday lets.
The construction cost of triangle house is estimated at £4.0million.
The potential rental income is estimated at £125,000 per annum, comprising:
• Shops £45,000 pa
• Flats £70,000 pa
• Sundry lets £10,000pa
Landscaping & Surface Parking
The following allowances have been made:
• £120,000 has been included for hard paving and planting
• £50,000 for upgrading the car parking in front of the existing Vennel garden
• £100,000 for the service road between Block 1 and the 2-deck car park.
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Fees and VAT
VAT is accounted for at 20% (0% on all work associated with new residential construction).
Allowance for fees other than design fees i.e. legal, planning, etc is £100,000 (Options 1A, 1B,
1C) or £50,000 (Options 2A, 2B, 2C).

Programme
Month 0
Months 1-6
Months 6-12
Months 13-14
Months 14-17
Months 17-24
Months 24-53
Month 36-39
Months 39-58
Months 48-66

Feasibility study
Pre-contract design and discussion with Planning
Planning process
Tender process
Demolition
Car park & service road
Blocks 1,2,3,4 & Landscaping
Demolition of Cross flats
Block 5
‘Triangle House’ (although this could occur at any point).

Financial Calculations for the Development Options
The financial calculations for the six options are tabulated below. For comparison purposes, all
options are compared based on an annual income basis. The six options are:
•

Option 1A - The “developer’s” 1st option. Demolish whole site including Cross flats and build
flats and shops. No social housing – a commuted sum in lieu. No community facility.

•

Option 1B – The “hotel” option. Demolish whole site including Cross flats and build hotel, flats
and shops. No social housing – a commuted sum in lieu. No community facility.

•

Option 1C - The community’s preferred option. Demolish whole site including Cross flats and
build flats (25% social housing), shops, tourist office & toilets, youth facility, community facility
and two deck car park.

•

Option 2A - The “developer’s” 2nd option. Demolish site but retain existing car park and Cross
flats. Build flats and shops. No new social housing – a commuted sum in lieu. No community
facility.

•

Option 2B – The “hotel” 2nd option. Demolish site but retain existing car park and Cross flats.
Build hotel, flats and shops. No social housing – a commuted sum in lieu. No community
facility.

•

Option 2C - The community’s less preferred option retaining existing car park and Cross flats,
demolish remainder of the site and build flats (10% social housing), shops, tourist office &
toilets, youth facility, community facility.
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Table 3 – Financial Calculations for Options 1A , 1B and 1C

Option 1A

Option 1B

Option 1C

£1,500,000.00
£2,000,000.00
£3,682,500.00
£2,530,000.00
£0.00
£12,501,000.00
£270,000.00
£2,248,350.00
£1,858,548.00
£593,775.00
£100,000.00
£2,850,634.60
£6,135,203.62
£36,270,011.22

£1,500,000.00
£2,000,000.00
£3,657,500.00
£0.00
£11,500,000.00
£10,161,000.00
£270,000.00
£2,908,850.00
£2,439,788.00
£1,219,925.00
£100,000.00
£5,119,212.60
£8,489,108.57
£49,365,384.17

£1,500,000.00
£2,000,000.00
£3,682,500.00
£4,000,000.00
£0.00
£12,501,000.00
£270,000.00
£2,395,350.00
£1,987,908.00
£696,675.00
£100,000.00
£2,526,486.60
£5,705,465.95
£37,365,385.55

£18,410,000.00
£17,860,011.22

£10,335,000.00
£39,030,384.17

£12,070,000.00
£25,295,385.55

3.00%
40
£17,860,011.22
£772,666.55

3.00%
40
£39,030,384.17
£1,688,547.23

3.00%
40
£25,295,385.55
£1,094,338.53

-£1,688,547.23
£877,800.00
£75,000.00
£275,000.00

-£1,094,338.53
£948,600.00
£75,000.00

Construction Cost
6
Demolition
Car Park
Shops
Triangle house
Hotel
Housing
Landscaping & Parking
Risk & contingency 10%
Pre-contract fees
Post contract fees
Fees except design fees
VAT
Finance
Total
Sales income
House sales
To be financed
Loan Account
Interest rate
Loan period years
To be financed
Annual loan payment

Annual Profit/Loss account
Annual loan payment
-£772,666.55
Shop rental income
£1,015,800.00
Car park income
£75,000.00
Hotel income
Triangle House income
Social housing rental income

Total annual profit

£318,133.45
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£125,000.00
£84,000.00

-£460,747.23

£138,261.47

Table 4 – Financial Calculations for Options 2A, 2B and 2C

Option 2A

Option 2B

Option 2C

Construction Cost
Demolition
Car Park
Shops
Triangle house
Hotel
Housing
Landscaping & Parking
Risk & contingency 10%
Pre-contract fees
Post contract fees
Fees except design fees
VAT
Finance
Total

£300,000.00
£200,000.00
£2,507,500.00
£0.00
£0.00
£10,701,000.00
£270,000.00
£1,397,850.00
£1,206,108.00
£208,425.00
£50,000.00
£1,116,652.47
£3,693,440.27
£21,650,975.75

£300,000.00
£200,000.00
£1,932,500.00

£300,000.00
£200,000.00
£1,957,500.00
£4,000,000.00

£11,500,000.00
£6,381,000.00
£270,000.00
£2,058,350.00
£1,787,348.00
£973,175.00
£50,000.00
£3,390,835.83
£2,724,897.05
£31,568,105.88

£8,721,000.00
£270,000.00
£1,544,850.00
£1,335,468.00
£449,925.00
£100,000.00
£1,817,201.77
£4,056,971.12
£24,752,915.89

£13,815,000.00
£7,835,975.75

£10,335,000.00
£21,233,105.88

£10,475,000.00
£14,277,915.89

3.00%
40
£7,835,975.75
£339,002.94

3.00%
40
£21,233,105.88
£918,594.65

3.00%
40
£14,277,915.89
£617,696.59

-£918,594.65
£463,800.00
£50,000.00
£275,000.00

-£617,696.59
£534,600.00
£50,000.00

Sales income
House sales
To be financed
Loan Account
Interest rate
Loan period years
To be financed
Annual loan payment

Annual Profit/Loss account
Annual loan payment
-£339,002.94
Shop rental income
£601,800.00
Car park income
£50,000.00
Hotel income
Triangle House income
Social housing rental income

Total annual profit

£312,797.06
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£125,000.00
£30,000.00

-£129,794.65

£121,903.41

Commentary on Results
Under strategy 1, the complete redevelopment of the entire site including the Cross flats and
the rebuilding of a 2-deck car park, the results demonstrate:
• With an income of £318,000 per annum option 1A is the most profitable. This could be
considered “the developer’s option” since it is basically a shops and housing
development where all the housing is for sale. It presumes the demolition of the Cross
flats and the construction of a new enlarged car park. It takes no account of the rehousing of the tenants in the Cross flats nor the cost of compulsory purchase of the Cross
flats already sold. It does not include any form of community facility.
• Option 1B is focused on the inclusion of a hotel. Construction costs are based on £1,500
per square metre for a shell and core provision, that is all structure and services are in
place including lifts but no fittings or furnishings. The rental income is based upon the
valuation of the Premier Inn in South Queensferry. The project fails because there are
fewer housing sales to offset the costs of car park, service road and landscaping
infrastructure. If the hotel were to be built at the very end of the programme, costs
could be reduced through lower construction financing.
• Option 1C is the ‘Community’ option that includes features requested during the public
consultation in 2017. It provides 28 social housing units to replace the Cross flats. It
presumes the compulsory purchase of the Cross flats already sold but does not include
for this cost. It includes the construction of a new enlarged car park. It also includes
“triangle house” which will accommodate for example space for LYPP or similar youth
space, a community hall or 200 seat theatre (see Appendix 4), a tourist information office
with public toilets, two small shops and several 2-bedroom maisonettes as holiday lets.
With a return of £138,000 per annum, option 1C is not as profitable as the “developer’s
option” (option 1A).
For Strategy 2:
• Option 2A is another “developer’s option” but excludes the replacement of the Cross
flats and provides a single deck car park somewhat smaller than at present. It does
however give an attractive return of £313,000 per annum.
• Option 2B is the hotel option but excludes the replacement of the Cross flats and
provides a single deck car park somewhat smaller than at present. Because of the
shorter construction programme of the strategy 2 options, financing is less expensive,
but the option still fails as a viable project.
• Option 2C is the ‘Community’ option as 1C above but excludes the replacement of the
Cross flats and provides a single deck car park somewhat smaller than at present. It does
include “triangle house” community building as 1C. This option includes 10 social
housing units. It gives an return of £122,000 per annum.
In summary, the most financially attractive options are option 1A or 2A, the developer’s
options. The options 1C and 2C allow for a significant community-run facility that contains
features requested during the public consultation. Options 1C and 2C are profitable but less so
than 1A or 2A. The hotel option does not work financially mainly because of the reduction of
housing for sale and shops which better offset the cost of the infrastructure provision.
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Final Thoughts
It is worth considering that every £1 spent on construction attracts an on-cost of approximately
£0.60 for fees, VAT, finance, risk and contingency.
If the Vennel development is undertaken by WLC, Community Development Trust or similar
organisation which is registered for VAT (advice would need to be sought on whether this is
possible) then the VAT could, in some circumstances, be reclaimed, thus reducing the
remainder of the capital cost significantly.
A social housing grant of say 60% would also reduce the capital cost significantly.
Another possibility is that grant funding may be available towards the community or cultural
components of the ‘Triangle House’, thus making the whole proposition even more viable.

3 August 2018
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Appendix 1 – Layout Drawings of the Six Options

Option 1A– Maximise Income
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Option 1B – Tourism Focus

Hotel
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Option 1C – Community Focus
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Option 2A– Maximise Income

Car park as
existing with
minor
refurbishment

Flats & Shops
as existing
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Option 2B– Tourism Focus

Hotel

Car park as
existing with
minor
refurbishment

Flats & Shops
as existing
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Option 2C– Community Focus

Car park as
existing with
minor
refurbishment

Flats & Shops
as existing
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Appendix 2 – Flat Plans

Corridor
Service Duct

Bath

Kitchen

Dining Area

Cupboard
Wardrobe

Bedroom
Lounge

Flat 1 - 63m2
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Corridor
Kitchen

Service Duct

Cupboard

Bathroom

En Suite

Dining

Lounge

Bedroom

Bedroom

Flat 2 end - 120m2
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Corridor
Service Duct

Kitchen

Bathroom

Cupboard

Wardrobe

Dining

Bedroom

Bedroom

Lounge

Flat 2 centre - 108m2
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Kitchen
Service Duct below

Dining Area

Lounge

Maisonette - 72m2

lower floor
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Dormer
Dormer

Staircase
void

Bedroom

Bath

Bedroom

Dormer

Maisonette upper floor
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Appendix 3 – Section across Proposed Development

Maisonette
Holiday maisonettes

Flats

Offices/meeting rooms

Flats

Hall

Vennel garden level

2 deck car park
Garages

Shops

Shops

Piazza - High St level

Top deck at current car
park top level

Service Road

Appendix 4 – Illustrative Small Theatre Layout
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