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Executive Summary 

 

Dunoon 

 

The Dunoon project has a capital cost of £27.5m and will help improve the prospects of retail, 

leisure and hospitality businesses across the town.  New activities will move into the area with 

increased patronage and tourism spending.  Most of the literature reviewed suggests uplift in 

economic activity of up to 20% for developments like the Dunoon waterfront project.  Wider 

studies for the development of public realm show increases of up to 40%. 

 

Over 25 years the total socio-economic impact of the Dunoon waterfront project will be £57.1 

million over 25 years against a capital cost of £27.5 million.  This gives a positive Net Present 

Value (NPV) of £29.6 million. This is not surprising as Dunoon is an established centre for 

tourism with reasonable connectivity.   

 

The Dunoon project needs an improvement in tourism (3.6%) to provide a positive NPV which 

reflects the higher costs associated with the project.  As Dunoon suffers from deprivation it is 

reasonable to argue that social returns will be considerably higher than the market returns 

outlined above. 

 

Campbeltown 

 

The total capital cost for the development is £11.62 million and will provide a loch marina, a 

new road through the town centre and the preservation of historical and cultural buildings in 

the town centre.  Benefits from these developments are expected in terms of housing, tourism 

and retail growth or improvements. 

 

Over 25 years the total socio-economic impact is expected to be around £14.6 million against 

a capital cost of £11.62 million.  This gives a positive NPV of £2.8 million.  This is relatively 

low compared to the other proposed projects.  However, there is a potential to raise the 

impact, particularly with boat tourism from Northern Ireland.  Wider investment is needed to 

realise that potential fully.  The investment in Campbeltown could be the first steps towards 

this. 

 

The Campbeltown project needs an improvement in activity (4.9%) to provide a positive NPV. 

This reflects the relatively high costs associated with the project and the low baseline of 

activity in the town.  As Campbeltown suffers from some deprivation it is likely that the social 

returns will be higher than market levels outlined above. 

 

Helensburgh 

 

The total capital cost of the Helensburgh project is £7.66 million and will provide new and 

improved shared surfaces in the town centre, redevelop the esplanade and improve the 

facilities at Kidston Park.  The redevelopment of the town centre will favour pedestrians, 

create event space and street café areas.  
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The aim of the town centre development is to encourage people to spend money locally and 

to incentivise people to come into Helensburgh to use shops and cafés.  A retail study by 

Helensburgh Partnership suggests that 50% of food and 75% of non-food purchases are 

made out of town. 

 

Over 25 years the NPV of the Helensburgh project is likely to be around £72.4 million.  

Offsetting this against the total capital cost of £7.66 million suggests a positive NPV of £64.7 

million.  The Helensburgh project is low risk and even a marginal improvement in local 

spending (1.6%) will provide a positive NPV. 

 

This is not surprising as Helensburgh is a reasonably affluent town and is well connected with 

Glasgow. Because of the affluence of Helensburgh it is reasonable to argue that social returns 

will be close to the market returns outlined above. 

 

Oban 

 

The total capital cost of the Oban project is £19.63 million and will provide short stay marina 

facilities, improve the efficiency and safety of the waterfront area and develop the road 

network to the south of the town and open up the harbour for further development. 

 

The transit marina is a pontoon facility which will be situated right in the town centre.  It is 

expected to provide 60 to 80 short-stay berths for visiting boats.  The developments of the 

harbour include moving the life boat station, enhancing the fish berthing facilities and create a 

safer berthing for ferries.  

 

The development road is considered to be necessary to reduce congestion in the town centre 

of Oban and will be positioned to the east of the town itself.  This improved infrastructure in 

Oban will open up sites for residential, commercial and industrial developments. 

 

Over 25 years the Net Present Value (NPV) of the Oban infrastructure and waterfront project 

is likely to be around £106.4 million.   Comparing this against £19.63 million, which is the cost 

of the project, suggests that there is a positive NPV of around £86.8 million.   

 

The significant market returns from the Oban project are driven by the opening up of 

residential and commercial development opportunities.  The project is relatively low risk and 

even a marginal improvement in tourism (3.6%) will provide a positive NPV.  As Oban is an 

affluent area it is reasonable to argue that social returns will be close to the market returns 

outlined above. 

 

Rothesay 

 

Compared the other proposed projects the Rothesay project has a relatively lower cost than 

the majority and the total cost of the project is £6.3 million.  The project will refurbish and 

preserve the Rothesay Pavilion as a community building and address the tired appearance of 

the town centre.  
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The restoration of the Pavilion will secure the current fabric of the building and improve its 

physical appearance.  The regeneration initiative and scheme for Rothesay will improve the 

appearance of the town centre with structural repairs to historic building, which is expected to 

incentivise in-migration and new businesses and increase visitor number to the town. 

 

Over 25 years the total socio-economic impact of the Rothesay project is likely to be around 

£23.0 million.  After accounting for costs this gives a positive NPV of £16.7 million.  The 

project is relatively low risk with an uplift of 1.4% needed in order for the investment to have a 

positive NPV value.  As Rothesay suffers from deprivation it is reasonable to argue that social 

returns will be higher than the market returns outlined above. 

 

 

Summary 

 

The table below outlines the summary results of the projects. 

 

Overview of Net Present Value (NPV) Results 

 

 Dunoon Campbeltown Helensburgh Oban Rothesay 

Total Net Present 

Value (£m) 
£45.90 £14.36 £72.37 £106.41 £22.96 

Total Cost (£m) £27.50 £11.62 £7.66 £19.63 £6.30 

NPV against Total 

Cost (£m) 
£29.60 £2.74 £64.71 £86.78 £16.66 

Council Totals (£m) £10.00 £6.46 £7.46 £10.00 £2.40 

NPV against Town 

Totals (£m) 
£39.60 £7.90 £64.91 £96.41 £20.56 

Uplift needed to 

break even 
3.6% 4.8% 1.6% 2.7% 1.4% 

FTEs created 86 41 136 199 43 

Total jobs created 103 49 162 238 51 

Internal Rate of 

Return (IRR) 
14.3% 5.3% 19.2% 24.7% 18.0% 
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1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 
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2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 
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Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term.  Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 
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3. Dunoon Project 

3.1 Overview 

The Dunoon project has a capital cost of £27.5m and already has £5.3m secured through the 

council’s capital programme for work on the pier.  If the waterfront project does not go ahead, 

then costs of £11.2m will still be incurred as part of the status quo option to refurbish the 

existing pier and building. 

 

The summary OBC documents provided do not provide a clear estimate of the likely socio-

economic impact arising from the Dunoon waterfront project.  A good starting point in the 

measurement of any socio-economic benefits is a reasonable baseline. 

 

3.2 Baseline 

The Dunoon and Bute travel to work area (below) provides jobs for 2,053 employees (Annual 

Business Inquiry, 2006) in retail, tourism and leisure related businesses.  This includes 

Standard Industrial Classification (SIC) sectors 50, 52, 55 and 92.  Nearly half of all retail, 

leisure and tourism employees (918) are based in hotels (517), restaurants (185) or bars 

(156).  Around 200 further jobs are sustained in sports activities, nature based activities, 

museums and libraries. 

 

Map 1: Dunoon and Bute Travel to Work Area 

 
Crown Copyright ONS 
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The Travel to Work Area (TTWA) is an approximate self-contained labour market based on 

commuting to work patterns.  Around two thirds of those who live in the area also work there 

and at least two thirds of those who work in the area also live there. 

 

The median annual wage for all workers in Argyll and Bute is £17,897 (Annual Survey of 

Hours and Earnings, 2007).  Multiplying the number of retail, tourism and leisure related jobs 

by the median wage for all workers suggests total income of around £36.7 million.  

 

The latest Scottish Input-Output tables published by the Scottish Government suggests that 

income from employment is around 66% of Gross Value Added (GVA) in the hotels and 

restaurants sector and around 64% of GVA across the whole Scottish economy.  Applying this 

ratio to the estimate of total income suggests total GVA of £55.7 million. 

 

 

3.3 Socio-economic Impact 

Dunoon has the opportunity to capitalise on the town’s position as gateway to Loch Lomond 

and Trossachs National Park.  It envisions a striking waterfront development including a 

marina and with private participation supplying conference and holiday accommodation. 

 

Most of the literature reviewed suggests uplift in economic activity of up to 20% for 

developments like the Dunoon waterfront project, with wider studies for the development of 

public realm showing increases of up to 40%.  This is based on empirical evidence of new 

activities moving into the area, increased patronage and tourism spending. 

 

Taking a midpoint estimate of an uplift of 10% in economic activity suggests income will 

increase by around £5.6 million.  However, some of this increase is likely to be drawn from 

elsewhere in Argyll and Bute and the value of activities displaced needs to be accounted for.  

Assuming displacement of 50% from elsewhere in Argyll and Bute suggests an additional 

GVA of around £2.8 million. 

 

As mentioned earlier income accounts on average for 66% of GVA.  Multiplying the increase 

GVA with this share and dividing by average earning is Argyll and Bute indicates that 86 full-

time equivalent jobs or 103 jobs will be created as a result of investment.  These additional 

jobs will be created once investment has been made and the total additional economic activity 

has been achieved. 

 

The additional increase will accrue annually and should be discounted at a rate of 3.5% per 

annum according to HM Treasury Green Book guidelines.  Over 25 years the Net Present 

Value (NPV) of the Dunoon waterfront project is likely to be around £45.9 million. 

 

A reasonable treatment of the £11.2 million, needed for refurbishment if the waterfront project 

were not to go ahead, would be to include this as a benefit in ‘year zero’.  In other words 

offsetting the overall capital cost of £27.5 million at the beginning of the project.  

 

The total socio-economic impact of the Dunoon waterfront project will be £57.1 million over 25 

years against a capital cost of £27.5 million.  This gives a positive NPV of £29.6 million. 
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This type of analysis is useful in allowing sensitivity analysis to be undertaken.  An uplift of just 

5% reduces the NPV to £6.6 million and the waterfront project requires an uplift of 3.6% to 

achieve a net positive position.  

 

Page 14



 

 

 

 Page 13 

4. Campbeltown Project 

4.1 Overview 

The Campbeltown project consists of three development elements: 

 

• Develop its existing loch marina and position it for an improved market presence;  

• Improve and restore its heritage and conservation sites in the town centre and 

increase residential occupancy through the Townscape Heritage Initiative (THI) and 

Conservation Area Regeneration Scheme (CARS); and 

• Revitalise the strategic Kinloch Road area, providing commercial premises in a key 

location, substantially improving the town centre housing stock, and realigning the 

road which will run from the town entrance towards Campbeltown Loch, past the 

Aqualibrium leisure centre to the harbour and the ferry facilities. 

 

The total capital cost for the developments is £11.62 million, of which the cost to the Council is 

£6.46 million.   

 

The loch marina will be expanded and improved to accommodate around 100 extra berths, 

increasing its size from 40 to 145 berths.  The return on this investment will be dependent on 

growth of the tourist market for Campbeltown and the subsequent increase in tourism 

revenue.   

 

The THI will involve the preservation and enhancement of historical and cultural buildings in 

the town centre which are expected to increase the attraction of the town.  The investment will 

ensure that heritage and civic functions can be accommodated, and benefits are expected in 

terms of housing, tourism and retail growth or improvements.   

 

The Kinloch Road investment will provide sites for housing and business expansion through 

rationalisation of current residential and business premises.  It is expected to accommodate 

73 new housing units in the development area.   

 

 

4.2 Baseline 

The leisure, tourism and retail sectors across Campbeltown’s travel to work area (see map 

below) will be positively affected.  In 2006 751 people were employed in these sectors,
12
 

which represent 25% of the employment in the area.  401 people were in retail, 186 in 

accommodation providers, 93 in food and drink and 44 in sport related activities. In addition to 

these numbers, 14 people were working in industries relating to marine, transport and tour 

operators.   

                                                      
12
 Sourced from ONS using Standard Industrial Classification 50, 52, 55 and 92. 
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Map 2: Campbeltown Travel to Work area 

 

 

The median annual wage for all workers in Argyll and Bute is £17,897.
13
  Multiplying the 

number of retail, tourism and leisure related jobs by the median wage for all workers suggests 

total income of around £13.4 million.  

 

The latest Scottish Input-Output tables published by the Scottish Government suggests that 

income from employment is around 66% of Gross Value Added (GVA) in the hotels and 

restaurants sector and around 64% of GVA across the whole Scottish economy.  Applying this 

ratio to the estimate of total income suggests total baseline GVA of £20.4 million for the 

retail, tourism, leisure and marine industries. 

                                                      
13
 Annual Survey of Hours and Earnings, 2007 
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4.3 Socio-economic Impact 

A report by GOAD
14
 indicated that in October 2006 the proportion of vacant retail outlets in 

Campbeltown was higher than the UK average, both in terms of the number of units and 

floorspace.  In October 2006 14% of all retail outlets in Campbeltown were vacant, compared 

to a UK average of 11%.  However, it is suggested that many of these properties are not 

currently on the market despite being vacant.   

 

The town serves a relatively small population of the Kintyre peninsula and due to its remote 

location it is difficult to market itself to a wider catchment.  Given the projected fall in 

population of the area
15
, there is limited additional retail potential for the town based on 

residential population only. 

 

Building activity is minimal in the area compared to other areas in Argyll and Bute and the 

Argyll and Bute Local Housing Strategy 2004-2009 does not envisage the need for large 

numbers of new affordable houses in the area. 

 

The THI initiative to preserve and enhance historical and cultural buildings in the town centre 

would increase the town’s attraction to visitors.  Benefits of this scheme are expected to be 

mainly housing and retail-orientated.  Together with the Kinloch Road development the 

initiative is expected to attract and accommodate around 100 households.   

 

The average household size is 2.24 in Argyll and Bute
16
 and gross disposable income per 

person is £12,350
17
, which suggests a total household spend of £2.8 million for the housing 

development.  While the deadweight is expected to be large, the new housing in the town is a 

real prospect in attracting new blood.  Around 25% of the new units could potentially 

accommodate individuals from outside the area, while the majority (85%) will be for people 

already living in the Campbeltown travel to work area.  The additional income to the town 

as a result of housing is expected to be £0.7 million per annum. 

 

Along with the new Aqualibrium swimming pool and fitness room complex on the 

Campbeltown waterfront, the main outdoor leisure attractions are golf, walking, wildlife and 

sailing. The Kintyre Way walk opened in 2006 and allows walks over 86 miles around the 

area. The town has a variety of accommodation, a museum, heritage centre and the 

Springbank distillery.   

 

The development of the marina is expected to add to this stream of tourism coming into 

Campbeltown.  With berths increasing from 40 to 145 berths there will be additional spending 

in the town arising from more visitors, but there will also be additional income channelled into 

the area with new jobs associated with the marina and with income fees from boat owners.   

                                                      
14
 GOAD report for Campbeltown, October 2006 

15
 CogentSci, Campbeltown Dossier Working Papers, 2008 

16
 www.scrol.gov.uk – Census 2001 

17
 Based on £12,000 as gross disposable income in 2006 
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Marinas would generally aim to have a base of income guaranteed through permanent or 

seasonal berthing.  For a boat of average length (35 feet) the charge generally stands around 

£2,000 to £3,000 per year.  Normally a marina would expect to have around 75% of the 

permanent berths occupied by non-local boat owners coming in from surrounding areas.  

However, the remote location of Campbeltown makes the marina difficult to market for 

permanent and seasonal berths.   

 

The marina at Campbeltown may have to expect lower numbers of permanent berth holders 

as a result of its location and would therefore have a larger share of berths available for 

visiting boats.  These would on the other hand add more retail and leisure spend to the town 

compared to the permanent berths who will mainly be adding to the boat repair, maintenance 

and operational spend in Campbeltown.  Table 3.1 sets out the current and expected return to 

the marine investment and shows the estimated economic impact of a developed marina. 

 

Some of the estimated additional spending in Campbeltown will originate from the marina 

through increased number of visiting boats, and seasonal and permanent pontoon berthings.  

By assuming the same occupancy rates as present the spend increase by more than 

£0.5 million.  However, if the occupancy rate increases as a result of improved marina the 

economic activity will increase by just under £0.7 million.    

 

Table 1: Estimated Economic Impact of Marina Development 

 

  40 145 145 

Berths  (current) 
(assuming same 

occupancy) 

(25% increase in 

occupancy) 

Visiting boat nights 1,800 4,725 5,906 

Market share 6% 8% 10% 

Average spend - £125/boat £225,000 £590,625 £738,281 

Permanent 26 68 85 

Market Share 1% 1% 2% 

Average Spend - £3,000/boat £78,000 £204,750 £255,938 

Seasonal 9 24 30 

Market Share 2% 3% 4% 

Average Spend - £2,000/boat £18,000 £47,250 £59,063 

Total £321,000 £842,625 £1,053,281 

 

 

The Campbeltown project includes the option for a major realignment of Kinloch Road.  While 

this investment would release sites for development, it is expected that new businesses will 

simply relocate from other sites and most of the new activity will be displaced activity within 

the town.  This suggests that there will be few jobs created as a result of the Kinloch Road 

development.  
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Improvements in transport infrastructure can impact on economic activity in a number of ways, 

for example: 

 

• Impacts on inward investment; 

• Impacts on organisation of land use; 

• Opening up of sites; 

• Improving access to declining industrial areas; 

• Improving access to rural/more peripheral areas to maintain population; and 

• Improving access as a response to economic pressures.  

•  

There is strong evidence of road improvements opening up new sites for development, 

although the size and nature of the developments are dependent on the specific project and 

local economic circumstances.  The Kinloch Road project in Campbeltown is on a relatively 

small scale and is not designed to improve the connections to and from the town, but rather 

within the town itself.  It is also largely an aesthetic project to rejuvenate an area, but it is an 

important opportunity to realign the road network to also account for future development. 

 

An earlier study by DTZ on the impact of road infrastructure improvements
18
 showed there is 

little evidence that road improvement projects had a material impact on population, 

employment or unemployment.  The results for rural areas showed even weaker linkages and 

impacts. 

 

Kinloch Road is however expected to improve the character and appearance of the town by 

rationalising low grade commercial and residential properties.  One of the main objectives is to 

improve the confidence of this site which is perceived as unattractive, and generate interest 

for what could be an attractive and sought-after area.   

 

It is suggested that public sector funding is necessary for this change to take place.  We agree 

with this sentiment and believe that if it was left to the market it is unlikely that this investment 

will be realised.  Kinloch Road will improve access to the harbour and nearby parkland, 

increasing visitor number to the town and waterfront which will have a positive effect on local 

retail and tourism sectors as well as bringing about housing benefits.    

 

Investment in the three project elements outlined above will lead to an increase in economic 

activity in Campbeltown.  The greatest effect will be in retail and leisure related spend which 

relies heavily on visiting numbers to the town.  The literature reviewed suggests that the 

character and appearance of a town can have a major impact on spend in these two sectors.  

Particularly, restoration of historic buildings can rejuvenate an area.   

 

Based on earlier calculations the income uplift for Campbeltown is expected to be around 6%.  

This suggests that the annual income will increase by around £1.2 million, including the 

increased marina and boat related activities.  It is important to recognise that some of this 

activity will be displaced from other towns and areas within Argyll and Bute.  This will be most 

prevalent for the additional spend arising from the marina, as sailors are likely to switch 

between locations in Argyll and Bute.  A study carried out by McKenzie Wilson in 2006 

showed that Campbeltown was in sixth place in terms of the most visited place within the 

Clyde estuary, with 14% of survey respondents having visited the marina.   

 

                                                      
18
 DTZ, Economic Effects of Road Infrastructure Improvements, 2002 
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The report also suggested that the market for additional boat ownership in England is fairly 

static, while it shows a steady, but slow, increase in Scotland.  The market in Northern Ireland 

is growing and their visitor numbers to Scotland are increasing.  It is suggested that there will 

be an increased market demand which will enable a doubling of berths in the Clyde estuary by 

2015.   

 

Assuming a displacement of 30% from elsewhere in Argyll and Bute for retail, leisure and 

marine spend suggests an additional spend of £0.9 million.  This is the lowest level of 

displacement across all of the projects as the town is looking at funding to attract increased 

visitors from Northern Ireland. Although some displacement will occur, most activity will be 

additional to the area.   

 

As mentioned earlier income accounts for 66% of GVA.  Multiplying the additional economic 

activity (£0.9 million) with this share and dividing by the average Argyll & Bute salary suggests 

that 41 full-time equivalent jobs or 49 jobs will be created as a result of investment.  

These levels of jobs will be created once the total increase in activity has been realised.   

 

Using HM Treasury Green Book guidelines on Net Present Value, this level is discounted by 

3.5% per annum.  Over 25 years the NPV is likely to be around £14.6 million.  This gives 

a positive NPV of £2.8 million.  

 

A sensitivity analysis shows that if the economic activity in Campbeltown is raised by only 5%, 

the NPV is positive by £0.3 million.  Therefore the project investment must raise economic 

activity by 4.8% to achieve a net positive position.    

 

This required level is relatively high and much of the explanation for this lies in the high cost of 

the Kinloch Road investment.  Wider tourism and leisure infrastructure activity is also sparse 

which will limit benefits to Campbeltown.   There is a potential to raise the economic activity in 

the town, and wider investment may be needed to fully realise this potential fully. 

 

Additionally, Campbeltown stands out as improving the position for settlements across Argyll 

& Bute acting as a gateway between Scotland and Northern Ireland.  By bringing in additional 

income to the west coast of Scotland, Campbeltown will help secure income in other 

settlements across Argyll & Bute. 

 

 

 

Page 20



 

 

 

 Page 19 

5. Helensburgh Project 

5.1 Overview 

The total capital cost of the Helensburgh project is £7.66 million, and out of this the Council is 

expected to contribute with £7.46 million.  The project consists of three development 

elements: 

 

• New and improved shared surfaces in the Town Centre which enhance pedestrian 

movement and create improved space for commercial and leisure activities; 

• Redevelop the Esplanade, linking it to town centre improvements to create an 

environment suited both for leisure strolling and for much better access by customers 

to commercial premises; and 

• Improve the facilities at Kidston Park, with new café, new toilets, tourist information 

centre, improved play area and upgraded car park. 

 

Currently vehicle traffic dominates the streets of the centre, but the town centre project will 

develop a shared function operation. The redevelopment of the town centre will favour 

pedestrians, create event space and street café areas.  Part of this will also be a Park & Ride 

feasibility study to explore options for commuters to Glasgow not to park in the town centre. 

 

The aim of the town centre development is to encourage people to spend money locally and 

to incentivise people to come into Helensburgh to use shops and cafés.  This will benefit local 

people through better shopping environment, existing local traders through increased revenue 

and bring new business and investment to the town. 

 

A renewal of the esplanade walkway would further add to the rejuvenation of the town centre, 

creating new event space and public green space.  The development of the esplanade will 

include surfacing, planting, signage and the display of public art.  Kidston Park lies at the end 

of the esplanade, and this aged entertainment area will be improved.  These two project 

elements are expected to further enhance Helensburgh as a place for leisure and retail.   

 

 

5.2 Baseline 

In Dumbarton travel to work area (see map below) 7,197 people were employed in retail, 

leisure and tourism sectors in 2006.  Of these, 3,157 were in the retail sector and 2,870 in 

hospitality.  In Helensburgh (including central, east, west and north wards of the town) 1,248 

people were employed in the retail, leisure and tourism sectors.   

 

While the proposed development will take place in Helensburgh the impacts will are expected 

to be present in the Dumbarton travel to work area.  However, this area is not as self-

contained in terms of the labour market compared to Campbeltown and the Kintyre peninsula.  

Based on the employment numbers, the town currently represents 17% of the areas retail, 

leisure and tourism sectors.  This share however, could potentially increase following 

investment into the town centre.  It is reasonable to estimate that investment in Helensburgh 

will affect 25% of the activity base in the Dumbarton travel to work area.   
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Map 3: Dumbarton Travel to Work Area 

 

 

The total income is calculated by taking the 25% share of area activity and multiplying the 

number of retail, tourism and leisure related job with the median wage for all workers in Argyll 

and Bute.  This suggests a total income of around £32.2 million.    

 

As per Scottish Input-Output tables, published by the Scottish Government, income accounts 

for two thirds of the GVA in hotels and restaurant sector.  Applying this to the estimated total 

income implies that total GVA is £48.8 million.   

 

 

5.3 Socio-economic Impact 

The proposed developments in Helensburgh aim to improve the attraction of the town as a 

place to visit and to increase retail spend.  Helensburgh currently faces a substantial level of 

leakage to other towns, particularly Dumbarton.  However, it is worth pointing out that some of 

the current leakage is to Glasgow, and this may be more difficult to transfer back to 

Helensburgh due to people working in Glasgow or preferring larger retail markets.   
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A retail study by Helensburgh Partnership suggests that 50% of food and 75% of non-food 

purchases are made out of town.  Research also suggests that Helensburgh has much lower 

levels of retail floor space per head of population compared to other towns in Argyll and Bute, 

which can be explained by the high level of spending elsewhere.  Investment in the town 

centre is expected to reduce this leakage dramatically. 

 

Developments to the Colquhoun Square, surrounding streets, the Esplanade and the Kidston 

Park will substantially contribute to improving the appearance of the town.  This will 

particularly attract people coming into Helensburgh from neighbouring areas and towns.  With 

Glasgow city on the doorstep there is a major catchment area to be targeted for day visitors.  

Furthermore, visits from tourists may increase as Helensburgh are able to benefit from 

passing-through trade of Loch Lomond visitors and those travelling north and west.   

 

The literature reviewed suggests that the improvement of public realm can have a substantial 

impact on local revenues from retail.  Up to 40% increase in visitor numbers can be expected 

as a result of improvement to public spaces.  This increase does not directly translate to a 

similar increase in economic activity, however the impact on GVA is still substantial.  With 

Helensburgh being situated in a strategic location, close to urban centres and with a 

waterfront, the town can expect to increase the retail spend by around 15% as a result of 

more people using the local shops and increased visitor numbers.  This suggests that 

economic activity will increase by around £7.3 million. 

 

The reduction in leakage will affect the displacement of investment, with Dumbarton being 

particularly affected as Helensburgh residents shift their retail spend location.  However, it is 

reasonable to assume that the displacement from elsewhere in Argyll and Bute is lower, than 

for example Dunoon and Campbeltown, due to its location on the border of the Council and 

with a major urban city nearby.  Assuming displacement of 40% from elsewhere suggest an 

additional increase of around £4.4 million in economic activity.   

 

As stated earlier income in retail is on average 66% of total GVA.  Multiplying additional GVA 

with this share and dividing by the average salary in Argyll and Bute translates to 136 full-

time equivalent jobs or a total of 162 jobs being created.  These employment levels are 

expected once the developments are completed and the increase in economic activity is 

achieved.   

 

HM Treasury guidelines on Net Present Value (NPV) recommend that benefits which accrue 

annually should be discounted at a rate of 3.5% per year.  Over 25 years the NPV of the 

Helensburgh project is likely to be around £72.4 million.  Offsetting this against the total 

capital cost of £7.66 million suggests a positive NPV of £64.7 million.  

 

If the increase in economic activity was lower, at 5%, the NPV would be reduced to £16.5 

million, and a 1.6% uplift is required to achieve a net positive NPV.  
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6. Oban Project 

6.1 Overview 

The Oban project consists of three development elements: 

 

• A Development road will provide new routes to the south of the town and the 

harbour and will open up new areas for residential and commercial development; 

• The Dunbeg corridor will facilitate access to town centre services from an area of 

new residences close to hi-tech job opportunities; 

• Harbour ‘Areas for Action’ will improve the efficiency and safety of the waterfront 

area; and 

• A Transit Marina will provide short stay marina facilities in the centre of town. 

 

The Dunbeg corridor proposal is now with the West Highland Housing Association and no 

CHORD money will be required to fund this element of the project.  Therefore the corridor has 

not been considered in this review. 

 

The total capital cost of the Oban project is £19.63 million, of which the Council will contribute 

£10.0 million. 

 

The development road is considered to be necessary to reduce congestion in the town centre 

of Oban and will be positioned to the east of the town itself.  Furthermore, it will relieve the 

pressure from heavy traffic to and from the harbour going through the town.  This improved 

infrastructure in Oban will open up sites for residential, commercial and industrial 

developments. 

 

The developments of the harbour include moving the life boat station, enhancing the fish 

berthing facilities and create a safer berthing for CalMac ferries.  This will considerably 

improve the safety around the harbour area which now suffers from congestion. 

 

The transit marina is a pontoon facility which will be situated right in the town centre.  It is 

expected to provide 60 to 80 short-stay berths for visiting boats.  This facility will particularly 

benefit the seafront retail businesses, but benefits are expected to arise in the rest of Oban as 

well. The berths will lead to fewer boats anchoring to buoys in the ferry area, again helping to 

reduce the congestion and safety problems. 

 

 

6.2 Baseline 

The Oban travel to work area (see map below) provides jobs for 2,901 people in retail, tourism 

and leisure.  This includes 1,136 employees in retail, 1,567 in hospitality and 198 people in 

sports and culture.  In addition, there are 409 people employed in the fishing, marine and 

water transport sectors.  The travel to work area covers a large area around Oban, stretching 

as far as Loch Lomond and the Trossachs.  Despite this, Oban is a central hub of the area 

with the town providing more than 60% of total jobs in retail, tourism, and sports and culture.   
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The area is therefore considered as a relatively self-contained labour market.  Due to its size 

however it is reasonable to assume that Oban will affect around 80% of the economic activity 

in the entire travel to work area.   

 

Applying this share to the employment total and then multiplying by the average wage for 

workers in Argyll and Bute means that the total income is around £47.3 million.  

 

As in previous sections we apply the share of 66% to this level, as statistics from Scottish 

Government suggests that income accounts for this level of total the Gross Value Added 

(GVA).  Applying this ratio to the estimate of total income suggest total GVA of £71.7 million.   

 

Map 4: Oban Travel to Work Area 
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6.3 Socio-economic Impact 

Research has shown that improvements in transport infrastructure may have impacts on: 

 

• Inward investment; 

• Organisation of land use; 

• Opening up of sites; 

• Improving access to declining industrial areas; 

• Improving access to rural/more peripheral areas to maintain population; and 

• Improving access as a response to economic pressures.  

 

There is strong evidence of road improvements opening up new sites for development, 

although the size and nature of the developments are dependent on the specific project and 

local economic circumstances.  The DTZ review of unimproved routes also supported the 

view that road infrastructure investments have an impact on site development and property 

demand. 

 

The poor quality of road links was cited as an explanatory factor in accounting for lack of 

demand for sites and, indeed, inability to attract mobile investment.  There was also much 

clearer evidence that roads investment can have a substantial impact on the development of 

industrial and commercial sites and thus on the location of economic activity.   

 

A number of road infrastructure studies have considered the impact of the road improvement 

on location decisions in the vicinity of the project.  These studies report that the improvement 

in road infrastructure can have a positive impact on the perceptions of an area, particularly if 

the area is perceived as being remote and difficult to access and can enhance the 

attractiveness of the area for development.
19
 

 

In contrast, the DTZ study also showed that there was limited evidence of migration and 

labour market impacts as a result of road infrastructure improvements.   It is worth pointing out 

that Oban is the largest town in North Argyll, and plays a major part in the activity of mainland 

Argyll but also the island communities served by its ferries.  Transport routes converge to the 

town and in addition to the income that this brings to the town it is also a popular tourism 

destination and a centre for private investment.   

 

With a more balanced economy, with less dependency on tourism, there is prospect of growth 

in terms of migration and labour markets in Oban.  The town is situated on the banks of the 

bay and suffers from restrictions in development.  The development road to the east of Oban 

will not only relieve congestion in the town centre but also release sites for development.  The 

road can facilitate the building of commercial and industrial developments as well as 

approximately 600 houses.   

                                                      
19
 DTZ Pieda Consulting, Economic Impact of a Second Severn Crossing, 1992 
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The Dunbeg corridor development at the north of the town will provide the infrastructure for 

building up to 800 houses.  This together with the development opportunities to the east, as a 

result of the development road, will increase the housing supply substantially.  The Local 

Housing Strategy states that there is currently a severe shortage of suitable sites and 

infrastructure restrictions constraining further house and economic development.
20
 

 

While there is a high level of immigration to the area the demand is not expected to 

accommodate such a substantial rise in supply.  The main migration is due to retirement and 

lifestyle reasons, and so far the economic migration, similar to that experienced by Inverness 

for example, is limited.  In addition, both Argyll & Bute Council and GROS project that the 

population of the Argyll and Bute area will fall, and the Oban population which has slightly 

different demographic characteristics is expected to remain relatively static. 

 

Crucially though, it is suggested that without the development road, traffic will eventually 

gridlock the town and this will provide severe restrictions to further economic development of 

Oban and the wider communities.  Therefore we can assume that further residential 

development will be possible as a result of the development road, and the economic impacts 

of these developments will offset the cost of the infrastructure improvements. 

 

Assuming that the road will lead to 500 new houses built, the impact of these can be 

calculated using the same average household spending as in the Campbeltown section.  

However, with such a large increase in housing the development is expected to be phased.  In 

this case we will assume that 50 house are completed in the next 10 years.  With an average 

household spend of £27,664 the total gross disposable income arising from the developments 

is £172.9 million.   

 

Some of this spending will be accrued by individuals who simply move from a current property 

in Oban, seen as undesirable, to a new development.  Furthermore, some of this additional 

spend will be displaced from surrounding communities in Argyll and Bute.  With a 

displacement of 60% assumed the additional household spend as a result of the 

development road is £69.2 million over 25 years. 

 

Harbour Areas for Action will have an impact on the fishing community and may also improve 

the potential for leisure water activities to expand and increase in Oban.  The fishing industry 

currently employs around 200 people in Oban, and another 100 people employed in water 

related activities.  Furthermore, a possible transport interchange for trains, buses and ferries 

will provide additional jobs in the harbour in water transport related jobs but also retail.  An 

additional 100 jobs could arise as a result of harbour developments, of which 40% are 

displaced.  This will result in an additional £1.6 million in GVA being generated in the 

harbour.    

 

Transit marina will increase retail spend in the town centre, particularly at the seafront.  With 

around 60 to 80 berths, designated for visiting boats only, the transit marina can expect 

around 3,000 boat nights per year.  Assuming a daily spend of £150 per boat suggests the 

new marina will lead to an additional £450,000 being spent in the town on retail and leisure.   

 

                                                      
20
 Argyll and Bute Council. Local Housing Strategy 2004-2009, February 2005 
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There is currently no marina in Oban itself and some boats decide to anchor to buoys in the 

ferry area, which is very busy with CalMac ferries, fishing boats and other leisure boats and 

this is currently not an ideal situation.  Most boats visiting the town however, use the Oban 

marina on Isle of Kerrera.  They currently offer 94 berths and have a shuttle service available 

between the island and Oban town itself.   

 

With these two options for berthings Oban is not able to fully benefit from income generated 

by the sailing community.  A transit marina in the town would offer more accessible and safer 

facilities for visiting boats.  Oban is a popular town to visit and therefore the transit marina is 

expected to have high visitor numbers.   

 

Some of this activity may be displaced from the Isle of Kerrera, however with positive 

externalities arising from increasing visiting boats, the current marina would not suffer from a 

major decline in demand.  With minimal displacement and positive externalities arising, the 

town will benefit from an additional £450,000 spent on retail and leisure goods and 

services.  

 

The above estimations and qualifications suggest that Oban can expect an uplift of 15% in 

economic activity if the proposed investment goes ahead, and this suggests that income 

would increase by around £10.8 million.  Some of this increase will be displaced from other 

areas within Argyll and Bute, however the location of Oban mean that the town competes to a 

lesser extent with towns in the Clyde Estuary, it has strong tourism market already, it is a 

transport hub of the area and it has a healthy community.   

 

Assuming a displacement of 40% from elsewhere in Argyll and Bute suggests an additional 

increase of around £6.5 million.  Income represents 66% of the additional GVA.  Therefore, 

multiplying the additional activity with this share and dividing by the average salary in Argyll 

and Bute suggest that the increase in activity will create 199 full-time equivalent jobs or 

238 jobs in total.  These levels will be achieved once the investment has been made and the 

full impact and increase in activity is reached.   

 

The additional income (£6.5 million) increases annually and is discounted by 3.5% as per HM 

Treasury guidelines.  Over 25 years the Net Present Value (NPV) of the Oban 

infrastructure and waterfront project is likely to be around £106.4 million.   

 

Comparing this against £19.63 million, which is the cost of the project, suggests that there is 

a positive NPV of around £86.8 million.  A 5% uplift in activity leads to a positive NPV of 

£15.8 million, and the project needs to generate an uplift of 2.7% to achieve a net positive 

position. 

Page 28



 

 

 

 Page 27 

7. Rothesay Project 

7.1 Overview 

The Rothesay project consists of two development elements: 

 

• Preservation and refurbishment of the Rothesay Pavilion as a community building 

• A combined Townscape Heritage Initiative and Conservation Area Regeneration 

Scheme to address the tired appearance of the town centre 

 

The restoration of the Pavilion will secure the current fabric of the building and improve its 

physical appearance.  Other improvements include improved disabled access, development 

of a multi-use facility, and provide indoor activities.  The Pavilion will be open to private and 

public use, the wider community and is expected in generate an increased income as a result. 

 

The regeneration initiative and scheme for Rothesay will improve the appearance of the town 

centre with structural repairs to historic building, which is expected to incentivise in-migration 

and new businesses and increase visitor number to the town. 

 

Compared the other proposed projects the Rothesay project has a relatively lower cost than 

the majority and the total cost of the project is £6.3 million.  With additional funding being 

available and sought from elsewhere the cost to the Council is £2.4 million, which 

substantially lower than any of the other project.     

 

7.2 Baseline 

There are 2,053 people employed in the retail, tourism and leisure industry in the Dunoon and 

Bute travel to work area.  Retail provides jobs for 747 employees, accommodation and 

hospitality employs 1,029 people, and leisure, sports and culture 279 employees. 

 

Multiplying the total number of employees with the median wage in Argyll and Bute suggests 

that the total income is around £36.7 million.  As in earlier sections the income is likely to 

represent 66% of total GVA as per Scottish Input-Output tables published by the Scottish 

Government.  Applying this to the income suggests that the total GVA is likely to be around 

£55.7 million. 
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Map 5: Dunoon and Bute Travel to Work Area 

 
 

 

7.3 Socio-economic Impact 

As shown in the literature review the restoration of heritage sites can rejuvenate an area and 

make it unique.  Furthermore, cultural landmark buildings create distinction, enable 

community development and also provide tourist attractions.   Rothesay is a popular tourism 

and sailing destination, and with the proximity to Glasgow and on a popular sailing route the 

town has the potential to increase its visitor numbers further.   

 

Examples elsewhere in the UK show how cultural centres and landmark have contributed 

financially to towns and cities.  For example, the Tate Gallery in St Ives contributed £16 million 

to the local economy through tourism, the opening to the New Art Gallery in Walsall led to 

increased retail spend, and Dundee Contemporary Arts contributed to new jobs being created.  

The refurbishment of the Pavilion could have similar impacts on the town and the wider 

community of Bute Island. 
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The investment in Rothesay could lead to a 5% uplift in economic activity.  This suggests the 

income will increase by around £2.8 million.  Some of this increase will be drawn from other 

areas in the Argyll and Bute Council.  Assuming a displacement of 50% suggests that the 

additional income will be £1.4 million.   

 

Retail income represents on average 66% of total GVA.  The level of jobs created by the 

investment is calculated by multiplying the additional income with 66% and dividing by the 

average income in Argyll and Bute.  This suggests that 43 full-time equivalent jobs or 51 

jobs in total will be created as a result of investment in Rothesay.  These levels are 

expected to be achieved once the investment is made and the full impact and increase in 

activity is reached. 

 

Over 25 years the NPV of the Rothesay project is likely to be around £23.0 million, using 

a discount rate of 3.5% as advised by the HM Treasury.  This gives a positive NPV of £16.7 

million.  There needs to be an uplift of 1.4% in order for the investment to have a positive NPV 

value. 
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8. Summary 

8.1 Results 

The results suggest that investment into Oban provides the greatest level of return, with a 

positive NPV of £86.78 million against total costs and £96.41 million against town totals.  This 

is not surprising as Oban already has strong tourism and retail sectors and therefore an uplift 

to this baseline has greater economic impact than in other commercially smaller and more 

remote communities.  The potential scale of the Oban project is also significant. 

 

It has been proven that a relatively low investment in Helensburgh can have a considerable 

impact on its local economy.  As suggested, its proximity to Glasgow greatly benefits the 

town.  In terms of benefit-to-cost ratio three projects come out ahead of the others – 

Helensburgh, Oban and Rothesay.  When NPV is compared to Council totals the three towns 

have a similar level of benefit-to-cost ratio, around 10:1.   The investment in Rothesay 

presents, despite being a relatively small investment, good value for money. 

 

The table below provides an overview of the five town centre and waterfront project 

considered – Dunoon, Campbeltown, Helensburgh, Oban and Rothesay. 

 

Table 2: Overview of Net Present Value Analysis 

 

 Dunoon Campbeltown Helensburgh Oban Rothesay 

Total Net Present 

Value (£m) 
£45.90 £14.36 £72.37 £106.41 £22.96 

Total Cost (£m) £27.50 £11.62 £7.66 £19.63 £6.30 

NPV against Total 

Cost (£m) 
£29.60 £2.74 £64.71 £86.78 £16.66 

Council Totals (£m) £10.00 £6.46 £7.46 £10.00 £2.40 

NPV against Town 

Totals (£m) 
£39.60 £7.90 £64.91 £96.41 £20.56 

Uplift needed to 

break even 
3.6% 4.8% 1.6% 2.7% 1.4% 

FTEs created 86 41 136 199 43 

Total jobs created 103 49 162 238 51 

Internal Rate of 

Return (IRR) 
14.3% 5.3% 19.2% 24.7% 18.0% 
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The Net Present Value (NPV) shows the sum of all costs or benefits discounted over time.  

Costs or benefits arising further into the future will be discounted more heavily than those 

arising earlier on during the project.  Generally most costs arise early on in projects whilst 

benefits begin flow later on. 

 

The Internal Rate of Return (IRR) is the rate of discount needed to produce a NPV of zero.  A 

project with a high IRR is likely to be more commercially viable. 

 

The estimated impacts do not take into account the phased process of investment or benefits 

arising as a result.  The increase in economic activity is assumed to arise in year one and to 

remain at the same level during the following 25-year period.   

 

Oban is expected to benefit the most from of this methodology, with a major development 

road and land releases being planned.  However, in this case consideration has been taken to 

the phasing of the project when estimating the impact of investment in Oban.   

 

The above impacts provide an indication of expected impacts following investment and should 

be considered as estimations of likely outcomes.   

 

8.2 Context 

The CHORD projects cover towns of varying affluence.  Oban is reasonably wealthy whilst 

Campbeltown suffers from high levels of deprivation.  HM Treasury’s Green Book states that 

effects should outline the costs and benefits accrue to different groups in society and this 

might involve explicitly recognising distributional effects within a project's NPV. 

 

The impact of a project on a town’s well-being will vary according to prosperity, for more 

prosperous towns, the benefit derived from an additional development will decline.  HM 

Treasury’s Green Book states: 

 

 “Broadly, the empirical evidence suggests that as income is doubled, the 

marginal value of consumption to individuals is halved: the utility of a 

marginal pound is inversely proportional to the income of the recipient. In 

other words, an extra £1 of consumption received by someone earning 

£10,000 a year will be worth twice as much as when it is paid to a person 

earning £20,000 per annum.” 

 

The most reliable source of local income is the Scottish Index of Multiple Deprivation (SIMD).  

The table below shows the relative weights of income deprivation across the CHORD towns.  

Helensburgh is the least deprived area with the highest income levels compared to the other 

towns.  The most deprived of the towns is Dunoon. 

 

These weights have been considered together with the total NPV for each project to produce 

the weighted NPVs.  The table shows that the economic impact values change as a result.  

For example, the economic impact for the Dunoon project is estimated to be £88.15 million, 

which is higher than the Helensburgh project.  When the project costs are taken into account 

the estimated economic impacts of these two locations are relatively similar. 
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Table 3: Weighted Net Present Values 

 

 Dunoon Campbeltown Helensburgh Oban Rothesay 

Income index 192 152 100 106 167 

Total Net Present 

Value (£m) 
£45.90 £14.36 £72.37 £106.41 £22.96 

Weighted NPV 

(£m) 
£88.15 £21.88 £72.37 £112.73 £38.43 

Total Cost (£m) £27.50 £11.62 £7.66 £19.63 £6.30 

Weighted NPV 

against Total 

Cost  (£m) 

£60.65 £10.26 £64.71 £93.10 £32.13 

 

 

Displacement in this report has on been considered in terms of activity within Argyll and Bute.  

However, much of the activity arising as a result of investment is unlikely to be additional on a 

Scotland level.  It can be argued that the more remote communities will present the lowest 

cases of displacement, while those close to urban centres will displace activity from the 

surrounding regions and towns.   

 

The potential for investment in Campbeltown to draw additional income into the west coast of 

Scotland stands outs from the other projects.  Displacement will be low and markets in 

Northern Ireland will be better served along with markets in the east coast of Scotland seeking 

to sail to Northern Ireland. 

 

By bringing in additional income to the west coast of Scotland, Campbeltown will help secure 

income in other settlements across Argyll & Bute.  Although outside the consideration of this 

report, Campbeltown offers the most worthy case for Scottish or European funding.  The town 

would draw money and increased activity into the local area from further afield than any other 

area.   

 

In contrast, projects in towns situated closer to Glasgow, such as Helensburgh look attractive 

as they have more capacity to absorb benefits within the town.  But this will simply move high 

street spending from the centre of Glasgow to Helensburgh.  There is little to gain for the west 

coast of Scotland overall or other settlements across Argyll & Bute.  
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th
e
 p
o
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u
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ti
o
n
 o
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a
m
p
b
e
lt
o
w
n
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a
s
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s
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m
a
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d
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o
 b
e
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p
ro
x
im
a
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,1
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0
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o
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u
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n
 d
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d
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c
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n
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c
o
m
p
a
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b
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 p
o
p
u
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o
n
 i
n
 A
rg
y
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n
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u
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n
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g
h
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s
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1
 p
e
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c
e
n
t 
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c
ro
s
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 S
c
o
tl
a
n
d
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n
n
u
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o
p
u
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o
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s
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m
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u
g
g
e
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a
t 
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 p
o
p
u
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n
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a
m
p
b
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o
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n
 f
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e
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o
n
-y
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b
e
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e
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2
0
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n
d
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6
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x
c
e
p
t 
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b
e
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e
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0
0
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h
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a
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g
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t 
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c
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a
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e
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 d
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a
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In
 2
0
0
6
 t
h
e
 p
o
p
u
la
ti
o
n
 o
f 
C
a
m
p
b
e
lt
o
w
n
 w
a
s
 s
ig
n
if
ic
a
n
tl
y
 o
ld
e
r 
th
a
n
 A
rg
y
ll
 

a
n
d
 B
u
te
 a
n
d
 S
c
o
tl
a
n
d
 (
p
a
rt
ic
u
la
rl
y
 a
m
o
n
g
s
t 
fe
m
a
le
s
).
  
A
ro
u
n
d
 2
4
 p
e
r 

c
e
n
t 
o
f 
th
e
 C
a
m
p
b
e
lt
o
w
n
 p
o
p
u
la
ti
o
n
 w
a
s
 a
g
e
d
 o
v
e
r 
6
5
 i
n
 2
0
0
6
, 
c
o
m
p
a
re
d
 

to
 2
0
 p
e
r 
c
e
n
t 
fo
r 
A
rg
y
ll
 a
n
d
 B
u
te
 a
n
d
 1
6
 p
e
r 
c
e
n
t 
fo
r 
S
c
o
tl
a
n
d
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n
 

c
o
m
p
a
ri
s
o
n
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o
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h
e
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e
g
io
n
a
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a
n
d
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a
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o
n
a
l 
a
v
e
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g
e
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 t
h
e
 p
ro
p
o
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io
n
 o
f 
th
e
 

p
o
p
u
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ti
o
n
 w
h
ic
h
 i
s
 o
f 
w
o
rk
in
g
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g
e
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 c
o
n
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e
ra
b
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o
w
e
r,
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t 
5
7
 p
e
r 
c
e
n
t 

c
o
m
p
a
re
d
 t
o
 6
1
 p
e
r 
c
e
n
t 
a
n
d
 6
4
 p
e
r 
c
e
n
t 
re
s
p
e
c
ti
v
e
ly
. 

T
a
b
le
 2
 i
ll
u
s
tr
a
te
s
 t
h
e
 p
o
p
u
la
ti
o
n
 c
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p
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 c
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5
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5
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0
8
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9
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0
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1
.0

C
h
a
n
g
e
 i
n
 p
o
p
u
la
ti
o
n
 a
g
e
 s
tr
u
c
tu
r
e

C
a
m
p
b
e
lt
o
w
n

 

S
o
u
rc
e
: 
G
R
O
S
 S
m
a
ll
 A
re
a
 P
o
p
u
la
ti
o
n
 E
s
ti
m
a
te
s
 2
0
0
1
, 
2
0
0
6
 

O
v
e
ra
ll
 t
h
e
 p
o
p
u
la
ti
o
n
 o
f 
C
a
m
p
b
e
lt
o
w
n
 h
a
s
 a
g
e
d
 b
e
tw
e
e
n
 2
0
0
1
 a
n
d
 2
0
0
6
, 

w
it
h
 d
e
c
li
n
e
s
 i
n
 t
h
e
 n
u
m
b
e
rs
 i
n
 t
h
e
 y
o
u
n
g
e
r 
a
g
e
 g
ro
u
p
s
 a
n
d
 e
x
p
a
n
s
io
n
s
 i
n
 

th
e
 n
u
m
b
e
rs
 i
n
 o
ld
e
r 
a
g
e
 g
ro
u
p
s
. 
 T
h
e
re
 w
a
s
 a
 v
e
ry
 l
a
rg
e
 p
o
p
u
la
ti
o
n
 

d
e
c
li
n
e
 i
n
 C
a
m
p
b
e
lt
o
w
n
 i
n
 t
h
e
 y
o
u
n
g
e
s
t 
a
g
e
 g
ro
u
p
 (
0
-4
) 
b
e
tw
e
e
n
 2
0
0
1
 

a
n
d
 2
0
0
6
 o
f 
m
o
re
 t
h
a
n
 a
 q
u
a
rt
e
r.
  
B
y
 c
o
n
tr
a
s
t 
th
e
 p
ro
p
o
rt
io
n
 o
f 
th
e
 

p
o
p
u
la
ti
o
n
 a
g
e
d
 o
v
e
r 
8
5
 g
re
w
 b
y
 8
.2
 p
e
r 
c
e
n
t,
 t
h
is
 i
s
 l
a
rg
e
r 
th
a
n
 t
h
e
 

A
rg
y
ll
 a
n
d
 B
u
te
 a
v
e
ra
g
e
 (
0
.9
 p
e
r 
c
e
n
t)
 a
n
d
 S
c
o
tt
is
h
 a
v
e
ra
g
e
 (
7
.2
 p
e
r 

c
e
n
t)
. 
 I
t 
s
h
o
u
ld
 b
e
 n
o
te
d
 w
h
e
n
 c
o
n
s
id
e
ri
n
g
 t
h
e
 p
o
p
u
la
ti
o
n
 c
h
a
n
g
e
s
 i
n
 

C
a
m
p
b
e
lt
o
w
n
 t
h
a
t 
v
e
ry
 s
m
a
ll
 a
b
s
o
lu
te
 n
u
m
b
e
rs
 a
re
 c
o
n
s
id
e
re
d
. 

E
m

p
lo

y
m

e
n
t 

b
y
 s

e
c
to

r 

A
c
c
o
rd
in
g
 t
o
 t
h
e
 A
n
n
u
a
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B
u
s
in
e
s
s
 I
n
q
u
ir
y
, 
th
e
re
 w
e
re
 2
3
4
1
 e
m
p
lo
y
e
e
s
 

(e
x
c
lu
d
in
g
 s
e
lf
 e
m
p
lo
y
e
d
) 
in
 C
a
m
p
b
e
lt
o
w
n
 i
n
 2
0
0
6
. 
 F
ig
u
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 s
h
o
w
s
 t
h
e
 

d
is
tr
ib
u
ti
o
n
 o
f 
e
m
p
lo
y
e
e
s
 b
y
 b
ro
a
d
 s
e
c
to
r 
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 C
a
m
p
b
e
lt
o
w
n
 i
n
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0
0
6
 w
h
il
e
 

F
ig
u
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 s
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o
w
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h
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o
m
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m
p
lo
y
m
e
n
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d
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u
ti
o
n
 o
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A
rg
y
ll
 a
n
d
 B
u
te
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s
 a
 

w
h
o
le
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b
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b
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 c
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ri
n
g
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ra
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s
p
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 s
to
ra
g
e
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o
m
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u
n
ic
a
ti
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2
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 E
d
u
c
a
ti
o
n
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 H
e
a
lt
h
 a
n
d
 s
o
c
ia
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w
o
rk
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4
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 F
in
a
n
c
ia
l 
in
te
rm
e
d
ia
ti
o
n
, 

2
9
, 
1
%

 C
o
n
s
tr
u
c
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 W
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le
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 r
e
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ra
d
e
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re
p
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ir
 o
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v
e
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ic
le
s
, 

4
4
9
, 
1
8
%

 M
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n
u
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c
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n
g
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c
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p
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b
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n
d
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p
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n
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2
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%

 W
h
o
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a
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 r
e
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il
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ra
d
e
; 

re
p
a
ir
 o
f 
m
o
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v
e
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s
, 

4
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4
3
, 
1
2
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o
n
s
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u
c
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o
n
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8
, 
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 F
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R
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C
a
m
p
b
e
lt
o
w
n
’s
 r
o
le
 a
s
 a
 s
e
rv
ic
e
 c
e
n
tr
e
 f
o
r 
K
in
ty
re
 i
s
 r
e
fl
e
c
te
d
 i
n
 s
iz
a
b
le
 

le
v
e
ls
 o
f 
e
m
p
lo
y
m
e
n
t 
in
 b
o
th
 t
h
e
 p
ri
v
a
te
 a
n
d
 t
h
e
 p
u
b
li
c
 s
e
rv
ic
e
 s
e
c
to
rs
. 
 

T
h
e
 p
u
b
li
c
 s
e
c
to
r 
a
c
c
o
u
n
ts
 f
o
r 
4
3
 p
e
r 
c
e
n
t 
o
f 
e
m
p
lo
y
m
e
n
t 
in
 

C
a
m
p
b
e
lt
o
w
n
, 
c
o
m
p
a
re
d
 t
o
 3
7
 p
e
r 
c
e
n
t 
a
c
ro
s
s
 A
rg
y
ll
 a
n
d
 B
u
te
. 
 T
h
e
 

im
p
o
rt
a
n
c
e
 o
f 
C
a
m
p
b
e
lt
o
w
n
 a
s
 a
 r
e
ta
il
 c
e
n
tr
e
 i
s
 i
n
d
ic
a
te
d
 i
n
 t
h
e
 

p
ro
p
o
rt
io
n
 o
f 
e
m
p
lo
y
e
e
s
 w
o
rk
in
g
 i
n
 t
h
e
 w
h
o
le
s
a
le
 a
n
d
 r
e
ta
il
 i
n
d
u
s
tr
y
. 
 

S
o
m
e
 1
8
 p
e
r 
c
e
n
t 
o
f 
e
m
p
lo
y
e
e
s
 i
n
 C
a
m
p
b
e
lt
o
w
n
 w
o
rk
 i
n
 t
h
is
 s
e
c
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W
h
il
e
 t
h
e
 C
o
u
n
c
il
’s
 a
n
d
 c
o
g
e
n
ts
i’
s
 f
o
re
c
a
s
ts
 d
if
fe
r 
li
tt
le
 i
n
 t
o
ta
l,
 t
h
e
re
 a
re
 

d
if
fe
re
n
c
e
s
 i
n
 t
h
e
 f
o
re
c
a
s
t 
s
tr
u
c
tu
re
 o
f 
th
e
 p
o
p
u
la
ti
o
n
. 
 T
h
e
s
e
 a
ri
s
e
 

b
e
c
a
u
s
e
 t
h
e
 m
o
d
e
ls
 u
s
e
d
 f
o
r 
p
ro
je
c
ti
o
n
, 
w
h
il
e
 m
a
th
e
m
a
ti
c
a
ll
y
 v
e
ry
 s
im
il
a
r 

in
d
e
e
d
, 
d
if
fe
r 
s
li
g
h
tl
y
 i
n
 t
h
e
 w
a
y
 t
h
a
t 
m
ig
ra
ti
o
n
 a
s
s
u
m
p
ti
o
n
s
 a
re
 i
n
p
u
t 
a
n
d
 

a
re
 t
re
a
te
d
. 
 U
s
in
g
 a
 m
o
d
e
l 
P
o
p
g
ro
u
p
, 
th
e
 c
o
u
n
c
il
 m
a
d
e
 a
 s
in
g
le
 c
o
n
s
ta
n
t 

le
v
e
l  
n
e
t 
m
ig
ra
ti
o
n
 a
s
s
u
m
p
ti
o
n
 o
f 
2
4
1
 n
e
t 
in
 m
ig
ra
n
ts
 p
e
r 
y
e
a
r,
 a
n
d
 a
 

s
in
g
le
 f
ix
e
d
 a
s
s
u
m
p
ti
o
n
 a
b
o
u
t 
th
e
 a
g
e
 o
f 
th
e
s
e
 m
ig
ra
n
ts
. 
 U
s
in
g
 

D
R
E
A
M
®
p
e
o
p
le
, 
c
o
g
e
n
ts
i 
a
s
s
u
m
e
d
 c
o
n
s
ta
n
t 
ra
te
s
 o
f 
n
e
t 
m
ig
ra
ti
o
n
 f
o
r 
fi
v
e
 

d
if
fe
re
n
t 
a
g
e
 g
ro
u
p
s
, 
b
a
s
e
d
 o
n
 r
e
c
e
n
t 
e
x
p
e
ri
e
n
c
e
. 

T
h
e
 c
o
g
e
n
ts
i 
fo
re
c
a
s
t 
fe
a
tu
re
s
 o
u
t 
m
ig
ra
ti
o
n
 o
f 
y
o
u
n
g
 p
e
o
p
le
 (
fr
o
m
 1
6
 u
p
 

to
 3
3
) 
a
n
d
 i
n
 m
ig
ra
ti
o
n
 o
f 
a
ll
 o
th
e
r 
a
g
e
 g
ro
u
p
s
. 
 T
h
e
 c
o
n
s
e
q
u
e
n
c
e
 i
s
 a
 

s
li
g
h
tl
y
 m
o
re
 r
a
p
id
ly
 a
g
e
in
g
 p
o
p
u
la
ti
o
n
. 
 N
o
ta
b
ly
 t
h
e
 n
u
m
b
e
r 
o
f 
p
e
o
p
le
 o
f 

c
h
il
d
b
e
a
ri
n
g
 a
g
e
 i
s
 p
ro
je
c
te
d
 t
o
 f
a
ll
, 
s
o
 t
h
a
t 
b
y
 t
h
e
 l
a
te
r 
y
e
a
rs
 o
f 
th
e
 

p
ro
je
c
ti
o
n
 t
h
e
 n
u
m
b
e
r 
o
f 
b
ir
th
s
 i
s
 m
u
c
h
 l
o
w
e
r 
in
 t
h
e
 c
o
g
e
n
ts
i 
fo
re
c
a
s
t,
 

a
n
d
 t
h
is
 c
a
u
s
e
s
 t
h
e
 r
a
te
 o
f 
p
o
p
u
la
ti
o
n
 d
e
c
li
n
e
 t
o
 a
c
c
e
le
ra
te
. 

T
h
e
 d
if
fe
re
n
c
e
s
 b
e
tw
e
e
n
 t
h
e
 t
h
re
e
 p
ro
je
c
ti
o
n
s
 f
o
r 
A
rg
y
ll
 a
n
d
 B
u
te
 a
re
 n
o
t 

n
e
g
li
g
ib
le
, 
b
u
t 
th
e
 d
if
fe
re
n
c
e
s
 b
e
tw
e
e
n
 d
if
fe
re
n
t 
p
a
rt
s
 o
f 
A
rg
y
ll
 a
n
d
 B
u
te
 

a
re
 m
u
c
h
 l
a
rg
e
r.
  
T
h
e
s
e
 d
if
fe
re
n
c
e
s
 a
re
 p
ri
m
a
ri
ly
 t
h
e
 c
o
n
s
e
q
u
e
n
c
e
s
 o
f 

d
if
fe
re
n
t 
s
tr
u
c
tu
re
s
 a
n
d
 t
re
n
d
s
, 
a
n
d
 t
h
e
 d
if
fe
re
n
c
e
s
 b
e
tw
e
e
n
 a
re
a
s
 a
re
 

li
k
e
ly
 t
o
 r
e
m
a
in
 b
ro
a
d
ly
 t
h
e
 s
a
m
e
 w
h
ic
h
e
v
e
r 
m
o
d
e
l 
is
 u
s
e
d
. 

1
.2

 
C

a
m

p
b
e
lt
o
w

n
 d

e
m

o
g
ra

p
h
ic

s
 

C
a
m
p
b
e
lt
o
w
n
 (
d
e
fi
n
e
d
 a
s
 t
h
e
 s
e
v
e
n
 D
a
ta
 Z
o
n
e
s
 s
h
o
w
n
 i
n
 F
ig
u
re
 1
2
) 
h
a
d
 a
 

2
0
0
6
 p
o
p
u
la
ti
o
n
 o
f 
2
6
8
8
 f
e
m
a
le
s
 a
n
d
 2
4
2
0
 m
a
le
s
1
6
. 

   
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
6
 N

u
m

b
e
rs

 a
re

 q
u
o
te

d
 p

re
c
is

e
ly

 h
e
re

 b
e
c
a
u
s
e

 o
f 

th
e

ir
 u

s
e
 i
n

 l
a

te
r 

c
a
lc

u
la

ti
o

n
. 
 T

h
e

y
 s

h
o
u
ld

 
n
o
t 
b

e
 c

o
n
s
id

e
re

d
 r

e
lia

b
le

 m
o
re

 c
lo

s
e
ly

 t
h

a
n
 t

h
e
 n

e
a
re

s
t 
5
0
. 

 
2
2
 

F
ig
u
r
e
 1
2
 :
 M
a
p
 o
f 
C
a
m
p
b
e
lt
o
w
n
 

 

C
a
m
p
b
e
lt
o
w
n
 h
a
s
 a
 h
ig
h
e
r 
p
ro
p
o
rt
io
n
 o
f 
it
s
 p
o
p
u
la
ti
o
n
 a
g
e
d
 o
v
e
r 
6
0
 t
h
a
n
 

A
rg
y
ll
 a
n
d
 B
u
te
 a
s
 a
 w
h
o
le
, 
a
s
 s
h
o
w
n
 i
n
 F
ig
u
re
 1
3
. 
 I
n
 a
d
d
it
io
n
, 
th
e
 

d
e
fi
c
it
, 
c
o
m
p
a
re
d
 t
o
 S
c
o
tt
is
h
 n
a
ti
o
n
a
l 
fi
g
u
re
s
, 
in
 t
h
e
 n
u
m
b
e
r 
o
f 
p
e
o
p
le
 

a
g
e
d
 b
e
tw
e
e
n
 1
8
 a
n
d
 3
5
 i
s
 l
a
rg
e
r 
in
 C
a
m
p
b
e
lt
o
w
n
 t
h
a
n
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
 

a
s
 a
 w
h
o
le
. 
 I
n
 a
d
d
it
io
n
, 
th
is
 d
e
fi
c
it
 e
x
te
n
d
s
 i
n
to
 o
ld
e
r 
w
o
rk
in
g
 a
g
e
 g
ro
u
p
s
 

a
s
 f
a
r 
a
s
 5
0
 y
e
a
r 
o
ld
s
. 
 T
h
u
s
 C
a
m
p
b
e
lt
o
w
n
 a
lr
e
a
d
y
 h
a
s
 a
 s
m
a
ll
e
r-
th
a
n
-

n
o
rm
a
l 
p
ro
p
o
rt
io
n
 o
f 
it
s
 p
o
p
u
la
ti
o
n
 o
f 
w
o
rk
in
g
 a
g
e
. 

F
ig
u
r
e
 1
3
  
E
x
c
e
s
s
/
d
e
fi
c
it
 b
y
 a
g
e
 i
n
 C
a
m
p
b
e
lt
o
w
n
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2
3
 

F
ig
u
re
 1
5
 a
ls
o
 i
ll
u
s
tr
a
te
s
 t
h
e
 s
h
if
ts
 i
n
 b
ir
th
 a
n
d
 d
e
a
th
 r
a
te
s
 i
n
 

C
a
m
p
b
e
lt
o
w
n
, 
w
h
ic
h
 o
n
 t
h
e
 w
h
o
le
 m
ir
ro
r 
th
e
 n
a
ti
o
n
a
l 
e
x
p
e
ri
e
n
c
e
. 
 T
h
e
 

re
c
e
n
t 
a
g
e
 p
a
tt
e
rn
 o
f 
n
e
t 
m
ig
ra
ti
o
n
 t
o
 a
n
d
 f
ro
m
 C
a
m
p
b
e
lt
o
w
n
 i
s
 s
h
o
w
n
 i
n
 

F
ig
u
re
 1
4
: 

F
ig
u
r
e
 1
4
 
N
e
t 
m
ig
r
a
ti
o
n
 b
y
 a
g
e
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A
lt
h
o
u
g
h
 t
h
e
 n
u
m
b
e
rs
 a
re
 v
e
ry
 s
m
a
ll
, 
m
ig
ra
ti
o
n
 i
n
 C
a
m
p
b
e
lt
o
w
n
 f
o
ll
o
w
s
 a
 

s
im
il
a
r 
p
a
tt
e
rn
 t
o
 t
h
a
t 
o
f 
A
rg
y
ll
 a
n
d
 B
u
te
 a
s
 a
 w
h
o
le
. 
 I
n
 C
a
m
p
b
e
lt
o
w
n
, 

th
e
re
 i
s
 a
n
 o
u
t-
m
ig
ra
ti
o
n
 i
n
 t
h
e
 u
n
d
e
r 
3
2
 a
g
e
 g
ro
u
p
 w
h
ic
h
 r
e
s
u
lt
s
 i
n
 a
n
 

a
v
e
ra
g
e
 l
o
s
s
 o
f 
a
ro
u
n
d
 2
5
 p
e
o
p
le
 p
e
r 
y
e
a
r.
 O
v
e
r 
fi
v
e
 y
e
a
rs
 a
b
o
u
t 
2
0
 

p
e
o
p
le
 l
e
ft
 i
n
 t
h
e
ir
 l
a
te
 t
e
e
n
s
 b
u
t 
(i
n
 n
e
t 
te
rm
s
 a
t 
le
a
s
t)
 a
 q
u
a
rt
e
r 
‘c
a
m
e
 

b
a
c
k
 i
n
 t
h
e
ir
 e
a
rl
y
 t
w
e
n
ti
e
s
. 
  
In
 c
o
n
tr
a
s
t,
 i
n
 t
h
e
 o
v
e
r 
4
2
 a
g
e
 g
ro
u
p
, 
th
e
re
 

is
 i
n
-m
ig
ra
ti
o
n
 r
e
s
u
lt
in
g
 i
n
 a
 g
a
in
 o
f 
a
ro
u
n
d
 2
5
 p
e
o
p
le
 p
e
r 
y
e
a
r;
 h
e
n
c
e
 t
h
e
 

o
u
t-
m
ig
ra
ti
o
n
 o
f 
th
e
 y
o
u
n
g
e
r 
a
g
e
 g
ro
u
p
 i
s
 b
a
la
n
c
e
d
 b
y
 t
h
e
 i
n
-m
ig
ra
ti
o
n
 o
f 

th
e
 o
ld
e
r 
a
g
e
 g
ro
u
p
. 
 L
a
te
 c
a
re
e
r 
a
n
d
 r
e
ti
re
m
e
n
t-
o
ri
e
n
te
d
 m
ig
ra
ti
o
n
 i
s
, 

h
o
w
e
v
e
r,
 l
o
w
e
r 
th
a
n
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
 a
s
 a
 w
h
o
le
 –
 a
b
o
u
t 
h
a
lf
 t
h
e
 r
a
te
. 

In
 2
0
0
6
 t
h
e
re
 w
e
re
 a
ro
u
n
d
 5
0
 b
ir
th
s
 p
e
r 
y
e
a
r 
in
 C
a
m
p
b
e
lt
o
w
n
. 
 T
h
is
 i
s
 

lo
w
e
r 
th
a
n
 t
h
e
 d
e
a
th
 r
a
te
 f
o
r 
th
e
 t
o
w
n
 o
f 
a
ro
u
n
d
 7
0
 p
e
r 
y
e
a
r.
  
T
h
e
 b
ir
th
 

ra
te
 i
n
 C
a
m
p
b
e
lt
o
w
n
 i
s
 r
a
th
e
r 
lo
w
e
r 
th
a
n
 t
h
e
 A
rg
y
ll
 a
n
d
 B
u
te
 a
v
e
ra
g
e
, 

w
h
il
e
 t
h
e
 d
e
a
th
 r
a
te
 i
s
 s
li
g
h
tl
y
 h
ig
h
e
r 
(b
o
th
 n
o
rm
a
li
s
e
d
 f
o
r 
th
e
 a
g
e
 

s
tr
u
c
tu
re
 o
f 
th
e
 p
o
p
u
la
ti
o
n
. 

T
h
u
s
 t
h
e
 p
o
p
u
la
ti
o
n
 a
s
 a
 w
h
o
le
 i
s
 d
e
c
li
n
in
g
 a
n
n
u
a
ll
y
 b
y
 a
ro
u
n
d
 2
0
 p
e
o
p
le
, 

a
b
o
u
t 
0
.4
 p
e
r 
c
e
n
t,
 p
e
r 
y
e
a
r.
  
T
h
is
 c
o
m
p
a
re
s
 w
it
h
 a
n
 A
rg
y
ll
 a
n
d
 B
u
te
 

d
e
c
li
n
e
 o
f 
0
.3
 p
e
r 
c
e
n
t.
 

1
.3

 
P

ro
je

c
ti
o
n
s
 

T
h
e
 m
a
in
 c
o
m
p
o
n
e
n
ts
 o
f 
p
o
p
u
la
ti
o
n
 c
h
a
n
g
e
 h
a
v
e
 b
e
e
n
 p
ro
je
c
te
d
 i
n
 F
ig
u
re
 

1
5
. 

 
2
4
 

F
ig
u
r
e
 1
5
 
C
o
m
p
o
n
e
n
ts
 o
f 
c
h
a
n
g
e
 

C
o
m
p
o
n
e
n
ts
 o
f 
c
h
a
n
g
e

-8
0

-6
0

-4
0

-2
00

2
0

4
0

6
0

8
0

1
0
0

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

A
g
e

Net migration values

B
ir
th
s
 t
o
 m
id
 y
e
a
r

D
e
a
th
s
 t
o
 m
id
 y
e
a
r

N
e
t 
m
ig
ra
ti
o
n

F
ir
s
t 
a
tt
e
m
p
t

S
O
U
R
C
E
:

D
R
E
A
M
®
p
e
o
p
le

z
/m
o
d
e
ls
/d
e
m
o
g
/ 

c
&
s
p
ro
j

 

T
h
is
 c
h
a
rt
 s
h
o
w
s
 t
h
a
t 
n
o
 c
o
n
tr
o
v
e
rs
ia
l 
s
h
if
ts
 a
re
 i
n
c
lu
d
e
d
 i
n
 t
h
e
s
e
 

p
ro
je
c
ti
o
n
s
 f
o
r 
e
it
h
e
r 
b
ir
th
 r
a
te
s
 o
r 
d
e
a
th
 r
a
te
s
, 
b
u
t 
th
a
t 
n
e
t 
m
ig
ra
ti
o
n
 i
s
 

e
rr
a
ti
c
 f
ro
m
 y
e
a
r 
to
 y
e
a
r 
a
n
d
 s
o
 n
o
 g
re
a
t 
c
e
rt
a
in
ty
 c
a
n
 b
e
 c
la
im
e
d
 i
n
 

p
ro
je
c
ti
n
g
 i
t 
o
n
 t
h
e
 b
a
s
is
 o
f 
o
n
ly
 f
iv
e
 y
e
a
rs
 m
e
a
s
u
re
d
 e
x
p
e
ri
e
n
c
e
. 
 I
n
 

g
e
n
e
ra
l 
h
o
w
e
v
e
r,
 t
h
e
 n
u
m
b
e
r 
o
f 
d
e
a
th
s
 i
s
 e
x
p
e
c
te
d
 t
o
 r
e
m
a
in
 r
e
la
ti
v
e
ly
 

s
ta
b
le
 i
n
 t
h
e
 f
u
tu
re
, 
a
t 
a
ro
u
n
d
 7
0
 t
o
 8
0
 p
e
r 
y
e
a
r.
  
T
h
e
 n
u
m
b
e
r 
o
f 
b
ir
th
s
 i
s
 

e
x
p
e
c
te
d
 t
o
 d
e
c
re
a
s
e
 s
te
a
d
il
y
 y
e
a
r 
o
n
 y
e
a
r 
fr
o
m
 i
ts
 c
u
rr
e
n
t 
le
v
e
l 
o
f 
4
0
 t
o
 

n
e
a
re
r 
3
0
 b
y
 2
0
2
5
, 
d
u
e
 t
o
 a
 f
a
ll
 i
n
 t
h
e
 n
u
m
b
e
r 
o
f 
w
o
m
e
n
 o
f 
c
h
il
d
b
e
a
ri
n
g
 

a
g
e
. 

A
s
 s
h
o
w
n
 i
n
 F
ig
u
re
 1
6
, 
th
e
 p
o
p
u
la
ti
o
n
 o
f 
m
o
s
t 
s
e
c
ti
o
n
s
 o
f 
th
e
 c
o
m
m
u
n
it
y
 

a
re
 p
ro
je
c
te
d
 t
o
 f
a
ll
, 
w
it
h
 t
h
e
 g
re
a
te
s
t 
d
e
c
li
n
e
s
 i
n
 t
h
e
 s
tu
d
e
n
t 
a
g
e
 a
n
d
 

s
c
h
o
o
l 
a
g
e
 g
ro
u
p
s
 w
h
ic
h
 a
re
 e
x
p
e
c
te
d
 t
o
 r
o
u
g
h
ly
 h
a
lv
e
 i
n
 s
iz
e
 b
y
 2
0
2
5
. 
 

T
h
e
 w
o
rk
in
g
 a
g
e
 p
o
p
u
la
ti
o
n
 i
s
 p
ro
je
c
te
d
 t
o
 f
a
ll
 b
y
 a
 f
if
th
 o
v
e
r 
th
e
 s
a
m
e
 

p
e
ri
o
d
. 
 T
h
e
 n
u
m
b
e
r 
o
f 
re
ti
re
d
 p
e
o
p
le
 i
n
 C
a
m
p
b
e
lt
o
w
n
 i
s
 t
h
e
 o
n
ly
 s
e
c
ti
o
n
 

o
f 
th
e
 p
o
p
u
la
ti
o
n
 w
h
ic
h
 i
s
 e
x
p
e
c
te
d
 t
o
 g
ro
w
 i
n
 n
u
m
b
e
rs
. 
 H
o
w
e
v
e
r,
 d
u
e
 t
o
 

th
e
 l
o
w
e
r 
in
-m
ig
ra
ti
o
n
, 
th
is
 i
s
 t
o
 a
 l
e
s
s
e
r 
e
x
te
n
t 
th
a
n
 i
n
 t
h
e
 o
th
e
r 
C
H
O
R
D
 

to
w
n
s
. 
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2
5
 

F
ig
u
r
e
 1
6
 
T
r
e
n
d
s
 i
n
 a
g
e
 g
r
o
u
p
s
 

T
re
n
d
s
 i
n
 a
g
e
 g
ro
u
p
s

0
.0

0
.2

0
.4

0
.6

0
.8

1
.0

1
.2

2005
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2007

2008
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2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

Index, 2005 = 1.000

P
e
n
s
io
n
 a
g
e

T
o
ta
l 
p
o
p
n

W
o
rk
in
g
 a
g
e
 

S
tu
d
e
n
t 
a
g
e

S
c
h
o
o
l 
a
g
e

F
ir
s
t 
a
tt
e
m
p
t

S
O
U
R
C
E
: 
D
R
E
A
M
®
p
e
o
p
le

R
e
f:
p
2
2
2
/A
&
B
o
p
p
ro
/a
g
e
g
r

p
tr
n
d

 

F
ig
u
re
 1
7
 s
h
o
w
s
 h
o
w
 t
h
e
 p
o
p
u
la
ti
o
n
 d
is
tr
ib
u
ti
o
n
 o
f 
C
a
m
p
b
e
lt
o
w
n
 w
il
l 

c
h
a
n
g
e
 b
e
tw
e
e
n
 n
o
w
 (
y
e
ll
o
w
 l
in
e
) 
a
n
d
 2
0
5
0
 (
g
re
e
n
 l
in
e
).
  
It
 s
h
o
w
s
 t
h
a
t 
in
 

2
0
2
5
 (
il
lu
s
tr
a
te
d
 b
y
 t
h
e
 p
u
rp
le
 b
a
rs
) 
th
e
 r
e
ti
re
d
 p
o
p
u
la
ti
o
n
 i
s
 e
x
p
e
c
te
d
 t
o
 

in
c
re
a
s
e
 s
li
g
h
tl
y
 o
n
 c
u
rr
e
n
t 
le
v
e
ls
. 
 T
h
e
 u
n
d
e
r 
2
5
s
 p
o
p
u
la
ti
o
n
 i
s
 e
x
p
e
c
te
d
 

to
 s
e
e
 s
ig
n
if
ic
a
n
t 
d
e
c
li
n
e
s
 o
v
e
r 
th
e
 s
a
m
e
 p
e
ri
o
d
 a
s
 w
it
h
 t
h
e
 3
5
 t
o
 5
0
 a
g
e
 

g
ro
u
p
. 
 L
o
o
k
in
g
 f
u
rt
h
e
r 
in
to
 t
h
e
 f
u
tu
re
 t
h
e
 d
e
c
li
n
e
s
 i
n
 t
h
e
 y
o
u
n
g
e
r 

p
o
p
u
la
ti
o
n
 a
re
 e
x
p
e
c
te
d
 t
o
 c
o
n
ti
n
u
e
 b
u
t 
a
ls
o
 t
h
e
 r
e
ti
re
d
 p
o
p
u
la
ti
o
n
 i
s
 a
ls
o
 

e
x
p
e
c
te
d
 t
o
 d
e
c
li
n
e
 s
ig
n
if
ic
a
n
tl
y
 e
v
e
n
tu
a
ll
y
, 
e
x
c
e
p
t 
in
 t
h
e
 o
v
e
r 
8
0
 a
g
e
 

ra
n
g
e
. 

F
ig
u
r
e
 1
7
 
A
g
e
 d
is
tr
ib
u
ti
o
n
 

A
g
e
 d
is
tr
ib
u
ti
o
n

0

1
0

2
0

3
0

4
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5
0

6
0

7
0

8
0

9
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1
0
0
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92 
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98 
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2
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2
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2
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0
5

2
0
5
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F
ir
s
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a
tt
e
m
p
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SOURCE: DREAM®people    Ref: p222a&Bpoppro agedist2/

 

T
h
e
 r
a
ti
o
 o
f 
p
e
o
p
le
 p
a
s
t 
re
ti
re
m
e
n
t 
a
g
e
 (
ta
k
in
g
 c
u
rr
e
n
t 
c
o
n
v
e
n
ti
o
n
s
 o
f 
6
0
 

fo
r 
w
o
m
e
n
 a
n
d
 6
5
 f
o
r 
m
e
n
) 
to
 t
h
o
s
e
 a
g
e
d
 b
e
tw
e
e
n
 1
8
 a
n
d
 r
e
ti
re
m
e
n
t 
is
 

 
2
6
 

s
o
m
e
ti
m
e
s
 r
e
fe
rr
e
d
 t
o
 a
s
 a
 ‘
d
e
p
e
n
d
e
n
c
y
’ 
ra
ti
o
. 
 C
u
rr
e
n
tl
y
, 
th
is
 r
a
ti
o
 i
s
 

h
ig
h
e
r 
in
 C
a
m
p
b
e
lt
o
w
n
 t
h
a
n
 f
o
r 
A
rg
y
ll
 a
n
d
 B
u
te
 a
s
 a
 w
h
o
le
 a
t 
a
ro
u
n
d
 5
0
 

p
e
r 
c
e
n
t 
c
o
m
p
a
re
d
 t
o
 4
0
 p
e
r 
c
e
n
t 
fo
r 
A
rg
y
ll
 a
n
d
 B
u
te
. 
 T
h
is
 r
a
ti
o
 i
s
 

p
ro
je
c
te
d
 t
o
 i
n
c
re
a
s
e
 i
n
 C
a
m
p
b
e
lt
o
w
n
 t
o
 n
e
a
rl
y
 1
0
0
 p
e
r 
c
e
n
t 
b
y
 2
0
3
5
, 
a
 

s
im
il
a
r 
le
v
e
l 
a
s
 A
rg
y
ll
 a
n
d
 B
u
te
 a
s
 a
 w
h
o
le
. 

F
ig
u
r
e
 1
8
 
R
a
ti
o
n
 o
f 
p
e
o
p
le
 o
v
e
r
 p
e
n
s
io
n
 a
g
e
 t
o
 t
h
o
s
e
 a
g
e
d
 1
8
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It
 w
o
u
ld
 b
e
 h
a
rd
 t
o
 o
v
e
rs
ta
te
 t
h
e
 i
m
p
o
rt
a
n
c
e
 o
f 
th
is
 d
e
m
o
g
ra
p
h
ic
 t
re
n
d
 a
s
 

a
n
 i
s
s
u
e
 r
e
q
u
ir
in
g
 a
tt
e
n
ti
o
n
. 

T
o
 e
n
s
u
re
 t
h
e
s
e
 f
o
re
c
a
s
ts
 c
a
n
 b
e
 r
e
d
u
c
e
d
, 
o
r 
a
t 
le
a
s
t 
d
e
la
y
 t
h
e
 l
e
v
e
l 
o
f 

d
e
p
e
n
d
e
n
c
y
 A
rg
y
ll
 a
n
d
 B
u
te
 s
h
o
u
ld
 a
d
o
p
t 
p
o
li
c
ie
s
 t
o
 a
tt
ra
c
t 
m
o
re
 y
o
u
n
g
 

p
e
o
p
le
 t
o
 l
iv
e
 a
n
d
 w
o
rk
 i
n
 t
h
e
 C
a
m
p
b
e
lt
o
w
n
. 

 

Page 71



 
2
7
 

�
�
��
�

�
��
�
�
�
��
)
��
��
��
'�
��
�#
�
��
��
�
��
�


*�
+
�

��
�&
��
�
�
�
�

S
h
o
r
t 

d
e
s
c
r
ip

ti
o
n
, 
in

c
lu

d
in

g
 l
o
c
a
ti

o
n
 d

e
ta

il
s
 

K
in
lo
c
h
 R
d
 r
e
d
e
v
e
lo
p
m
e
n
t 
–
 a
 r
e
lo
c
a
ti
o
n
 a
n
d
 d
e
v
e
lo
p
m
e
n
t 
p
ro
je
c
t 

fo
r 
a
 p
ri
m
e
 s
it
e
 i
n
 t
h
e
 t
o
w
n
 c
u
rr
e
n
tl
y
 o
c
c
u
p
ie
d
 b
y
 l
ig
h
t 
in
d
u
s
tr
ia
l 

u
s
e
s
 

R
a
ti

o
n
a
le

 

W
h
a
t 
is
 t
h
e
 p
u
r
p
o
s
e
 o
f 
th
e
 p
r
o
je
c
t?
 

T
o
 d
e
li
v
e
r 
th
e
 L
o
c
a
l 
P
la
n
 ‘
A
re
a
 f
o
r 
A
c
ti
o
n
’ 
a
n
d
 p
u
rs
u
e
 t
h
e
 

o
p
p
o
rt
u
n
it
y
 i
d
e
n
ti
fi
e
d
 i
n
 t
h
e
 y
e
ll
o
w
b
o
o
k
 s
tu
d
y
 

W
h
a
t 
p
e
o
p
le
 o
r
 b
u
s
in
e
s
s
e
s
 w
il
l 
b
e
 a
b
le
 t
o
 r
e
c
e
iv
e
 b
e
n
e
fi
t 
fr
o
m
 t
h
is
 

p
r
o
je
c
t?
 

T
h
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 a
n
d
 b
u
s
in
e
s
s
e
s
 

W
h
a
t 
w
il
l 
b
e
 t
h
e
 n
a
tu
r
e
 o
f 
th
e
 b
e
n
e
fi
t?
 

T
h
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 s
h
o
u
ld
 s
e
e
 i
n
c
re
a
s
e
 o
n
 h
o
u
s
in
g
 o
n
 o
ff
e
r 
a
n
d
 

o
b
ta
in
 c
o
n
fi
d
e
n
c
e
 f
ro
m
 t
h
e
 r
e
d
e
v
e
lo
p
m
e
n
t 
o
f 
w
h
a
t 
is
 c
u
rr
e
n
tl
y
 a
n
 

u
n
a
tt
ra
c
ti
v
e
 s
it
e
. 
L
o
c
a
l 
b
u
s
in
e
s
s
e
s
 w
il
l 
b
e
 a
ff
o
rd
e
d
 p
ri
m
e
 

o
p
p
o
rt
u
n
it
ie
s
 n
o
t 
s
e
e
n
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 l
in
k
s
 b
e
in
g
 m
a
d
e
 

b
e
tw
e
e
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
, 
p
a
rk
 a
n
d
 w
a
te
rf
ro
n
t 

O
v
e
r
 w
h
a
t 
ti
m
e
 s
c
a
le
?
  
 

5
 –
 7
 y
e
a
rs
 d
e
p
e
n
d
in
g
 o
n
 a
v
a
il
a
b
le
 c
a
p
it
a
l 
in
v
e
s
tm
e
n
t 

H
o
w
 m
a
n
y
 a
r
e
 e
x
p
e
c
te
d
 t
o
 t
a
k
e
 u
p
 t
h
e
 o
p
p
o
r
tu
n
it
y
/
 b
e
 a
ff
e
c
te
d
/
, 

a
n
d
 t
o
 w
h
a
t 
e
x
te
n
t?
  

T
h
e
re
 a
re
 a
t 
le
a
s
t 
1
0
 b
u
s
in
e
s
s
e
s
 w
h
ic
h
 m
a
y
 h
a
v
e
 t
o
 r
e
lo
c
a
te
, 
b
u
t 

th
e
re
 m
a
y
 b
e
 s
im
il
a
r 
o
p
p
o
rt
u
n
it
ie
s
 a
v
a
il
a
b
le
 a
s
 a
 c
o
n
s
e
q
u
e
n
c
e
 o
f 

re
d
e
v
e
lo
p
m
e
n
t.
 T
h
e
re
 a
re
 a
ls
o
 2
0
 f
la
ts
 w
h
ic
h
 a
re
 l
ik
e
ly
 t
o
 b
e
 p
a
rt
 o
f 

th
e
 d
e
v
e
lo
p
m
e
n
t 

P
le
a
s
e
 p
r
o
v
id
e
 q
u
a
n
ti
ta
ti
v
e
 i
n
d
ic
a
to
r
s
 o
f 
th
e
 b
e
n
e
fi
ts
, 
b
o
th
 i
n
 

p
h
y
s
ic
a
l 
te
r
m
s
 (
n
o
 o
f 
c
li
e
n
ts
/
 v
is
it
o
r
s
/
 r
e
s
id
e
n
ts
 e
tc
 a
n
d
 i
f 

p
o
s
s
ib
le
 i
n
 £
s
 –
 e
g
 l
ik
e
ly
 c
a
p
it
a
l 
s
u
m
s
 r
e
a
li
s
e
d
, 
li
k
e
ly
 t
u
r
n
o
v
e
r
 o
f 

b
u
s
in
e
s
s
e
s
 a
c
c
o
m
m
o
d
a
te
d
)
 

T
h
is
 w
il
l 
b
e
c
o
m
e
 c
le
a
r 
o
v
e
r 
th
e
 c
o
m
in
g
 m
o
n
th
, 
b
u
t 
it
 i
s
 a
n
ti
c
ip
a
te
d
 

th
a
t 
it
 w
il
l 
a
tt
ra
c
t 
p
ri
v
a
te
 s
e
c
to
r 
in
te
re
s
t,
 A
C
H
A
 a
re
 c
u
rr
e
n
tl
y
 

in
te
re
s
te
d
 i
n
 a
c
ti
n
g
 a
s
 l
e
a
d
 d
e
v
e
lo
p
e
r.
 V
is
it
o
rs
 a
n
d
 r
e
s
id
e
n
ts
 w
il
l 

fi
n
d
 a
 l
o
t 
m
o
re
 a
tt
ra
c
ti
v
e
 a
re
a
, 
w
h
ic
h
 w
il
l 
c
o
m
p
le
m
e
n
t 
th
e
 

a
tt
ra
c
ti
v
e
n
e
s
s
 o
f 
it
s
 s
u
rr
o
u
n
d
in
g
s
. 
 

O
p
ti

o
n
s
 

A
r
e
 t
h
e
r
e
 o
th
e
r
 w
a
y
s
 t
h
e
s
e
 b
e
n
e
fi
ts
 c
o
u
ld
 b
e
 m
a
d
e
 a
v
a
il
a
b
le
?
 

O
n
ly
 i
f 
th
e
 p
ri
v
a
te
 s
e
c
to
r 
m
a
rk
e
t 
s
u
d
d
e
n
ly
 p
ic
k
e
d
 u
p
 w
h
ic
h
 d
o
e
s
 n
o
t 

a
p
p
e
a
r 
li
k
e
ly
 

A
r
e
 t
h
e
r
e
 o
th
e
r
 u
s
e
s
 f
o
r
 t
h
e
 s
p
e
c
if
ic
 r
e
s
o
u
r
c
e
s
 (
e
g
 p
a
r
ti
c
u
la
r
 

b
u
il
d
in
g
s
)
 t
h
a
t 
m
ig
h
t 
b
e
 c
o
n
s
id
e
r
e
d
?
  

 
2
8
 

U
n
li
k
e
ly
 a
s
 o
n
e
 o
f 
th
e
 b
u
s
in
e
s
s
e
s
 w
a
s
 r
e
c
e
n
tl
y
 o
n
 t
h
e
 m
a
rk
e
t 
fo
r 
2
 

y
e
a
rs
 w
it
h
o
u
t 
m
u
c
h
 i
n
te
re
s
t.
 I
t 
a
p
p
e
a
rs
 t
h
a
t 
th
e
 p
u
rc
h
a
s
e
r 
w
a
s
 

in
te
re
s
te
d
 s
p
e
c
u
la
ti
v
e
ly
 d
u
e
 t
o
 t
h
e
 p
o
te
n
ti
a
l 
fo
r 
p
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm
e
n
t 
in
 t
h
e
 a
re
a
  
 

W
h
a
t 
w
il
l 
h
a
p
p
e
n
 i
f 
n
o
th
in
g
 a
t 
a
ll
 i
s
 d
o
n
e
?
 

It
 w
il
l 
c
o
n
ti
n
u
e
 t
o
 a
c
t 
a
s
 b
li
g
h
t 
o
n
 t
h
e
 o
n
 t
h
e
 t
o
w
n
s
c
a
p
e
 a
n
d
 c
re
a
te
 

a
 b
a
rr
ie
r 
b
e
tw
e
e
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
, 
p
a
rk
 a
n
d
 w
a
te
rf
ro
n
t 

R
e
s
o
u
r
c
e
s
 

W
h
a
t 
s
p
e
c
if
ic
 f
ix
e
d
 a
s
s
e
ts
 w
il
l 
b
e
 u
s
e
d
?
 (
a
n
d
 w
h
o
 o
w
n
s
 t
h
e
m
?
)
 

C
o
u
n
c
il
 d
e
p
o
t 
p
lu
s
 v
a
ri
e
ty
 o
f 
p
ri
v
a
te
ly
 o
w
n
e
d
 p
re
m
is
e
s
 

W
h
a
t 
n
e
w
 a
s
s
e
ts
 m
u
s
t 
b
e
 p
u
r
c
h
a
s
e
d
 o
r
 o
th
e
r
w
is
e
 b
r
o
u
g
h
t 
in
to
 

u
s
e
?
 

A
p
p
ro
x
im
a
te
ly
 1
0
 b
u
s
in
e
s
s
e
s
 a
n
d
 2
0
 f
la
ts
 

W
h
a
t 
h
u
m
a
n
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

A
 p
ro
je
c
t 
m
a
n
a
g
e
r 
/ 
le
a
d
 p
lu
s
 i
n
p
u
t 
fr
o
m
 d
e
v
e
lo
p
m
e
n
t 
c
o
n
tr
o
l,
 

L
e
g
a
l,
 E
s
ta
te
s
 a
n
d
 A
m
e
n
it
y
 S
e
rv
ic
e
s
 

W
h
a
t 
o
n
g
o
in
g
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

P
o
te
n
ti
a
ll
y
 d
e
v
e
lo
p
m
e
n
t 
s
e
rv
ic
e
s
 f
o
r 
c
o
n
s
u
lt
a
n
c
y
 o
r 
£
1
0
0
k
 

w
a
te
rf
ro
n
t 
b
u
d
g
e
t 
fo
r 
fu
rt
h
e
r 
s
tu
d
ie
s
 s
u
c
h
 a
s
 g
ro
u
n
d
 c
o
n
d
it
io
n
s
 a
n
d
 

d
e
ta
il
e
d
 m
a
s
te
r 
p
la
n
n
in
g
. 
 

W
h
a
t 
c
a
p
it
a
l 
fu
n
d
s
 a
r
e
 r
e
q
u
ir
e
d
 f
r
o
m
 t
h
e
 C
o
u
n
c
il
 a
n
d
 o
th
e
r
s
?
 

Y
e
t 
to
 b
e
 d
e
fi
n
e
d
 (
s
e
e
 R
o
g
e
r 
T
y
m
 w
o
rk
 t
o
 b
e
 p
ro
v
id
e
d
) 
- 
p
o
te
n
ti
a
ll
y
 

£
2
m
 -
£
5
m
 d
e
p
e
n
d
in
g
 o
n
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
p
ti
o
n
 a
n
d
 g
ro
u
n
d
 

c
o
n
d
it
io
n
s
. 
  

W
h
a
t 
r
e
v
e
n
u
e
 i
m
p
li
c
a
ti
o
n
s
 f
o
ll
o
w
 f
o
r
 t
h
e
 c
o
u
n
c
il
 a
n
d
 o
th
e
r
s
 

(
p
le
a
s
e
 g
iv
e
 t
im
e
 p
r
o
fi
le
 i
f 
a
p
p
r
o
p
r
ia
te
 a
n
d
 d
is
ti
n
g
u
is
h
 m
a
in
 

r
e
c
e
ip
ts
 a
n
d
 e
x
p
e
n
d
it
u
r
e
s
: 
a
 n
e
t 
fi
g
u
r
e
 i
s
 n
o
t 
s
u
it
a
b
le
)
. 

?
?
 

A
d
d
it
io
n
a
l 
c
o
m
m
e
n
ts
/
n
o
te
s
 o
n
 c
o
n
ti
n
u
in
g
 v
ia
b
il
it
y
/
s
u
s
ta
in
a
b
il
it
y
. 

W
it
h
o
u
t 
th
e
 c
a
p
it
a
l 
re
s
o
u
rc
e
 t
h
e
 p
ro
je
c
t 
w
il
l 
u
n
li
k
e
ly
 t
o
 s
u
c
c
e
e
d
 a
t 
a
 

le
v
e
l 
w
h
ic
h
 w
il
l 
h
e
lp
 t
o
 r
e
d
re
s
s
 t
h
e
 d
e
e
p
 r
o
o
te
d
 p
ro
b
le
m
s
 f
a
c
in
g
 t
h
e
 

to
w
n
. 
T
h
e
 s
it
e
 h
a
s
 s
ig
n
if
ic
a
n
t 
d
e
v
e
lo
p
m
e
n
t 
p
o
te
n
ti
a
l 
a
n
d
 c
a
n
 b
e
 

v
e
ry
 a
tt
ra
c
ti
v
e
. 
T
h
e
 f
a
c
t 
th
a
t 
it
 h
a
s
n
’t
 d
e
v
e
lo
p
 i
n
d
ic
a
te
s
 a
 f
a
il
u
re
 i
n
 

th
e
 m
a
rk
e
t.
 T
h
e
re
fo
re
, 
s
ig
n
if
ic
a
n
t 
p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm
e
n
t 
w
il
l 
b
e
 

re
q
u
ir
e
d
 t
o
 m
a
k
e
 i
t 
w
o
rk
. 
 A
 g
re
a
t 
s
ta
rt
 h
a
s
 b
e
e
n
 m
a
d
e
 w
it
h
 

A
q
u
a
li
b
ri
u
m
 w
h
ic
h
 h
ig
h
li
g
h
ts
 t
h
e
 p
o
te
n
ti
a
l.
  

W
h
a
t 
c
o
m
m
it
m
e
n
ts
 h
a
v
e
 a
lr
e
a
d
y
 b
e
e
n
 m
a
d
e
 (
b
y
 t
h
e
 C
o
u
n
c
il
 o
r
 

o
th
e
r
 p
a
r
ti
e
s
)
 a
n
d
 t
o
 w
h
o
m
?
 

It
 i
s
 r
e
c
o
g
n
is
e
d
 b
y
 t
h
e
 t
o
w
n
 t
h
a
t 
th
e
 C
o
u
n
c
il
 i
s
 l
o
o
k
in
g
 t
o
 d
e
v
e
lo
p
 

th
e
 s
it
e
. 
T
h
is
 h
a
s
 b
e
e
n
 i
n
 t
h
e
 l
o
c
a
l 
p
re
s
s
 o
n
 a
t 
le
a
s
t 
tw
o
 o
c
c
a
s
io
n
s
. 
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2
9
 

I
s
 t
h
e
 C
o
u
n
c
il
’s
 c
o
r
p
o
r
a
te
 (
n
o
t 
in
d
iv
id
u
a
l)
 p
o
li
ti
c
a
l 
c
a
p
it
a
l 
li
k
e
ly
 t
o
 

b
e
 i
n
v
o
lv
e
d
 a
n
d
 h
o
w
?
 

A
s
 a
 C
P
O
 /
 d
e
v
e
lo
p
m
e
n
t 
o
f 
s
u
c
h
 a
 s
c
a
le
 i
s
 n
o
t 
a
 c
o
u
rs
e
 o
f 
a
c
ti
o
n
 

o
ft
e
n
 t
a
k
e
n
 b
y
 t
h
e
 C
o
u
n
c
il
, 
s
tr
o
n
g
 p
o
li
ti
c
a
l 
le
a
d
e
rs
h
ip
 w
il
l 
b
e
 

re
q
u
ir
e
d
 t
o
 d
e
li
v
e
r 
th
e
 p
ro
je
c
t 

T
im

in
g
 

P
le
a
s
e
 p
r
o
v
id
e
 a
n
 a
p
p
r
o
p
r
ia
te
 s
c
h
e
d
u
le
, 
in
c
lu
d
in
g
 b
o
th
 a
n
y
 

d
e
v
e
lo
p
m
e
n
t 
ti
m
e
 a
n
d
 t
h
e
 t
im
e
s
p
a
n
 o
v
e
r
 w
h
ic
h
 a
n
y
 f
a
c
il
it
y
 w
il
l 

o
p
e
r
a
te
 a
n
d
 o
v
e
r
 w
h
ic
h
 b
e
n
e
fi
ts
 w
il
l 
b
e
 d
e
li
v
e
r
e
d
. 

P
ro
g
ra
m
m
e
 t
o
 b
e
 a
tt
a
c
h
e
d
 

A
r
e
 t
h
e
r
e
 a
n
y
 e
x
te
r
n
a
l 
c
o
n
s
tr
a
in
ts
 o
n
 e
it
h
e
r
 c
o
m
m
e
n
c
e
m
e
n
t 
o
r
 

c
o
m
p
le
ti
o
n
 o
f 
th
e
 p
r
o
je
c
t?
 

A
 p
ro
p
e
r 
a
s
s
e
s
s
m
e
n
t 
n
e
e
d
s
 t
o
 b
e
 c
a
rr
ie
d
 o
u
t 
o
n
 t
h
e
 g
ro
u
n
d
 

c
o
n
d
it
io
n
s
. 
T
h
e
 c
o
m
p
le
x
it
y
 c
a
u
s
e
d
 b
y
 t
h
e
 d
if
fe
re
n
t 
o
w
n
e
rs
h
ip
s
 w
il
l 

b
e
 a
 b
a
rr
ie
r 
b
u
t 
w
it
h
 d
e
te
rm
in
a
ti
o
n
 t
h
e
y
 c
a
n
 b
e
 o
v
e
rc
o
m
e
. 
T
h
e
 C
P
O
 

le
g
is
la
ti
o
n
 s
u
p
p
o
rt
s
 t
h
e
 p
ro
p
o
s
a
ls
. 

S
tr

a
te

g
ic

 f
it

 a
n
d
 e

x
te

r
n
a
li
ti

e
s
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
im
p
a
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 s
ta
tu
to
r
y
 

o
b
li
g
a
ti
o
n
s
?
 

W
il
l 
h
e
lp
 t
o
 d
e
li
v
e
r 
H
o
u
s
in
g
 S
tr
a
te
g
y
 /
 h
o
u
s
in
g
 o
b
li
g
a
ti
o
n
s
  

W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 l
o
c
a
l 
p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

T
h
e
s
e
 a
re
 d
ri
v
in
g
 t
h
e
 p
ro
je
c
t:
 

A
re
a
 f
o
r 
A
c
ti
o
n
 (
A
F
A
) 
1
4
/2
 i
n
 n
e
w
 A
rg
y
ll
 a
n
d
 B
u
te
 L
o
c
a
l 
P
la
n
 s
ta
te
s
: 

T
o
 m
a
k
e
 e
ff
e
c
ti
v
e
 u
s
e
 o
f 
p
o
s
t 
a
n
d
 f
u
tu
re
 i
n
v
e
s
tm
e
n
t 
in
 K
in
lo
c
h
 P
a
rk
 

a
s
 p
a
rt
 o
f:
 

T
h
e
 r
e
g
e
n
e
ra
ti
o
n
 o
f 
fr
a
g
il
e
 c
o
m
m
u
n
it
ie
s
 i
n
 t
h
e
 K
in
ty
re
 P
e
n
in
s
u
la
 

a
n
d
 i
n
 s
u
p
p
o
rt
 o
f 
th
e
 S
tr
u
c
tu
re
 P
la
n
 R
E
C
 S
I 
3
 r
e
la
ti
n
g
 t
o
 t
h
e
 “
A
rg
y
ll
 

Is
le
s
 R
u
ra
l 
D
e
v
e
lo
p
m
e
n
t 
A
re
a
”.
  

T
h
e
 p
ro
m
o
ti
o
n
 o
f 
‘a
c
ti
o
n
 p
ro
g
ra
m
m
e
s
’ 
fo
r 
C
a
m
p
b
e
lt
o
w
n
 t
o
w
n
 c
e
n
tr
e
 

a
n
d
 w
a
te
rf
ro
n
t 
(s
e
e
 S
tr
u
c
tu
re
 P
la
n
 –
 S
c
h
e
d
u
le
 4
/5
a
) 
 

T
o
 c
o
n
s
id
e
r 
re
s
id
u
a
l 
is
s
u
e
s
 a
ri
s
in
g
 f
ro
m
 t
h
e
 s
w
im
m
in
g
 p
o
o
l 

re
d
e
v
e
lo
p
m
e
n
t 
p
ro
je
c
t.
 

T
o
 m
a
k
e
 m
o
re
 e
ff
e
c
ti
v
e
 u
s
e
 o
f 
K
in
lo
c
h
 P
a
rk
 r
e
c
re
a
ti
o
n
a
l 
a
n
d
 o
th
e
r 

u
s
e
s
, 
la
n
d
w
a
rd
 a
n
d
 s
e
a
w
a
rd
. 

T
o
 m
a
k
e
 m
o
re
 e
ff
e
c
ti
v
e
 u
s
e
 o
f 
s
u
rr
o
u
n
d
in
g
 r
o
a
d
 s
p
a
c
e
. 

 A
F
A
 1
4
/4
 

T
o
 m
a
k
e
 e
ff
e
c
ti
v
e
 u
s
e
 o
f 
th
is
 c
e
n
tr
a
l 
a
re
a
 o
f 
C
a
m
p
b
e
lt
o
w
n
 a
s
 p
a
rt
 

o
f:
 

 
3
0
 

(s
e
e
 S
tr
u
c
tu
re
 P
la
n
 n
o
te
d
 a
b
o
v
e
) 

T
o
 p
ro
m
o
te
 a
 r
e
lo
c
a
ti
o
n
 s
tr
a
te
g
y
 t
o
 a
d
d
re
s
s
 t
h
e
 p
o
o
r 
a
rr
a
n
g
e
m
e
n
t 

o
f 
la
n
d
 u
s
e
 a
n
d
 c
o
m
p
a
ti
b
il
it
y
 i
s
s
u
e
s
 w
it
h
in
 t
h
is
 a
re
a
 (
p
o
te
n
ti
a
l 
to
 

re
lo
c
a
te
 b
u
s
in
e
s
s
 a
n
d
 i
n
d
u
s
tr
y
 t
o
 a
lt
e
rn
a
ti
v
e
 p
la
n
 s
u
p
p
o
rt
e
d
 

lo
c
a
ti
o
n
s
).
 

T
o
 c
o
n
s
id
e
r 
a
p
p
ro
p
ri
a
te
 r
e
d
e
v
e
lo
p
m
e
n
t 
o
p
p
o
rt
u
n
it
ie
s
. 

T
o
 u
n
d
e
rt
a
k
e
 l
a
n
d
 a
s
s
e
m
b
ly
 a
n
d
 a
s
s
e
t 
m
a
n
a
g
e
m
e
n
t 
in
 a
s
s
o
c
ia
ti
o
n
 

w
it
h
 t
h
e
 a
b
o
v
e
. 

T
o
 c
o
n
s
id
e
r 
tr
a
ff
ic
 m
a
n
a
g
e
m
e
n
t 
a
n
d
 p
a
rk
in
g
 a
rr
a
n
g
e
m
e
n
t 
o
p
ti
o
n
s
. 

T
o
 c
o
n
s
id
e
r 
to
w
n
s
c
a
p
e
 e
n
h
a
n
c
e
m
e
n
t 
o
p
p
o
rt
u
n
it
ie
s
 (
p
a
rt
ic
u
la
rl
y
 o
n
 

K
in
lo
c
h
 R
o
a
d
 a
n
d
 L
o
n
g
ro
w
 f
ro
n
ta
g
e
s
) 

T
o
 c
o
n
s
id
e
r 
h
e
a
lt
h
 a
n
d
 s
a
fe
ty
 z
o
n
e
s
. 

 W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 s
tr
u
c
tu
r
e
 p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

S
e
e
 a
b
o
v
e
 

H
o
w
 w
o
u
ld
 y
o
u
 d
e
s
c
r
ib
e
 t
h
e
 f
it
 w
it
h
 t
h
e
 C
o
u
n
c
il
’s
 f
u
n
d
a
m
e
n
ta
l 

o
b
je
c
ti
v
e
s
 a
n
d
 i
ts
 C
o
r
p
o
r
a
te
 P
la
n
?
 

V
ib
ra
n
t 
c
o
m
m
u
n
it
ie
s
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 G
o
v
e
r
n
m
e
n
t’
s
 s
ta
te
d
 

o
b
je
c
ti
v
e
s
 o
f 
 

W
e
a
lt
h
ie
r
 a
n
d
 f
a
ir
e
r
/
 S
m
a
r
te
r
/
 S
a
fe
r
 a
n
d
 s
tr
o
n
g
e
r
/
 G
r
e
e
n
e
r
?
 

 H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 o
b
je
c
ti
v
e
s
 o
f 
o
th
e
r
s
 

(
in
d
iv
id
u
a
ls
 o
r
 o
r
g
a
n
is
a
ti
o
n
s
)
 a
n
d
 t
h
e
ir
 s
ta
te
d
 p
o
li
c
ie
s
 a
n
d
 

in
te
n
ti
o
n
s
?
 

A
C
H
A
, 
C
o
m
m
u
n
it
ie
s
 S
c
o
tl
a
n
d
 a
n
d
 H
IE
 h
a
v
e
 b
e
e
n
 k
e
y
 p
a
rt
n
e
rs
 f
ro
m
 

th
e
 b
e
g
in
n
in
g
 o
f 
th
e
 p
ro
je
c
t.
 A
C
H
A
 w
o
u
ld
 l
ik
e
 t
o
 c
o
n
s
id
e
r 
h
o
w
 t
h
e
y
 

c
a
n
 a
c
t 
a
s
 t
h
e
 l
e
a
d
 o
n
 d
e
v
e
lo
p
m
e
n
t 

H
o
w
 d
o
e
s
 t
h
is
 p
r
o
je
c
t 
in
te
r
a
c
t 
w
it
h
 o
th
e
r
 p
r
o
je
c
ts
 (
p
le
a
s
e
 i
n
d
ic
a
te
 

if
 t
h
o
s
e
 p
r
o
je
c
ts
 a
r
e
 a
ls
o
 p
a
r
t 
o
f 
th
e
 C
H
O
R
D
 p
r
o
je
c
t)
.?
 

T
h
is
 i
s
 a
 c
o
m
p
o
n
e
n
t 
p
a
rt
 o
f 
re
a
li
s
in
g
 t
h
e
 v
is
io
n
 s
e
t 
o
u
t 
in
 t
h
e
 

y
e
ll
o
w
b
o
o
k
 s
tu
d
y
. 
T
h
e
y
 a
re
 a
ll
 r
e
la
ti
v
e
ly
 s
m
a
ll
 p
ro
je
c
ts
 w
h
ic
h
 l
in
k
 

to
g
e
th
e
r 
to
 r
e
a
li
s
e
 t
h
e
 v
is
io
n
 a
n
d
 c
re
a
te
 a
 s
u
s
ta
in
a
b
le
, 
v
ib
ra
n
t 
p
la
c
e
 

w
h
ic
h
 b
u
il
d
s
 u
p
o
n
 i
ts
 i
n
h
e
re
n
t 
s
tr
e
n
g
th
s
 a
n
d
 a
s
s
e
ts
. 
 

C
o
u
ld
 t
h
e
 C
o
u
n
c
il
 h
a
v
e
 p
a
r
tn
e
r
s
 i
n
 t
h
is
 p
r
o
je
c
t 
a
n
d
 w
h
a
t 

c
o
m
m
it
m
e
n
t 
c
o
u
ld
 b
e
 e
x
p
e
c
te
d
 o
f 
th
e
m
?
 

Y
e
s
 –
 A
C
H
A
 a
re
 l
ik
e
ly
 t
o
 a
c
t 
a
s
 l
e
a
d
 a
n
d
 H
IE
 a
n
d
 C
o
m
m
u
n
it
y
 

S
c
o
tl
a
n
d
 h
a
v
e
 a
lr
e
a
d
y
 s
h
o
w
n
 t
h
e
ir
 s
u
p
p
o
rt
 b
y
 p
a
rt
 f
u
n
d
in
g
 t
h
e
 

c
u
rr
e
n
t 
s
tu
d
y
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1
 

M
a
n
a
g
e
m

e
n
t 

a
n
d
 m

o
n
it

o
r
in

g
 

W
h
a
t 
fo
r
m
a
l 
a
p
p
r
a
is
a
l 
s
te
p
s
 w
il
l 
b
e
 r
e
q
u
ir
e
d
, 
b
y
 w
h
o
m
 a
n
d
 w
h
e
n
?
 

T
h
e
 s
te
e
ri
n
g
 g
ro
u
p
 w
il
l 
n
e
e
d
 t
o
 b
e
 f
o
rm
a
li
s
e
d
 a
n
d
 a
g
re
e
 t
h
is
 

W
h
a
t 
p
r
o
c
e
d
u
r
e
s
 a
r
e
 r
e
q
u
ir
e
d
 t
o
 m
a
n
a
g
e
 t
h
e
 p
r
o
je
c
t?
 

F
o
rm
a
li
s
in
g
 t
h
e
 c
u
rr
e
n
t 
g
ro
u
p
 

W
h
o
 s
h
o
u
ld
 b
e
a
r
 w
h
a
t 
r
e
s
p
o
n
s
ib
il
it
ie
s
 a
n
d
 h
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 

a
n
s
w
e
r
a
b
le
?
 

D
u
e
 t
o
 t
h
e
 C
P
O
 p
o
w
e
rs
, 
th
e
 C
o
u
n
c
il
 w
il
l 
h
a
v
e
 t
o
 t
a
k
e
 a
 l
e
a
d
 r
o
le
 

u
n
ti
l 
th
e
 s
it
e
 i
s
 a
s
s
e
m
b
le
d
 

W
h
a
t 
a
r
e
 t
h
e
 m
a
in
 r
is
k
s
 t
o
 t
h
e
 p
r
o
je
c
t?
 

F
in
a
n
c
ia
l 
–
 w
it
h
o
u
t 
s
ig
n
if
ic
a
n
t 
in
v
e
s
tm
e
n
t,
 t
h
e
 n
e
c
e
s
s
a
ry
 p
ri
v
a
te
 

c
a
p
it
a
l 
is
 u
n
li
k
e
ly
 t
o
 m
a
te
ri
a
li
s
e
 

H
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 r
e
d
u
c
e
d
?
 

B
y
 a
 p
a
rt
n
e
rs
h
ip
 w
it
h
 A
C
H
A
 a
n
d
 p
ri
v
a
te
 d
e
v
e
lo
p
e
r 
a
t 
a
n
 e
a
rl
y
 s
ta
g
e
 

H
o
w
 s
h
o
u
ld
 t
h
e
 C
o
u
n
c
il
 m
o
n
it
o
r
 t
h
e
 p
r
o
g
r
e
s
s
 o
f 
th
e
 p
r
o
je
c
t?
  
W
h
a
t 

w
a
r
n
in
g
 c
a
n
 i
t 
r
e
c
e
iv
e
 i
f 
th
e
 p
r
o
je
c
t 
is
 g
o
in
g
 o
ff
-t
r
a
c
k
 a
n
d
 h
o
w
 w
il
l 

it
 t
a
k
e
 c
o
r
r
e
c
ti
v
e
 s
te
p
s
?
 

T
h
e
 s
te
e
ri
n
g
 g
ro
u
p
 s
h
o
u
ld
 b
e
 a
b
le
 t
o
 m
o
n
it
o
r 
e
ff
e
c
ti
v
e
ly
 

W
h
e
n
 w
il
l 
th
e
 C
o
u
n
c
il
 b
e
 a
b
le
 t
o
 w
it
h
d
r
a
w
 f
r
o
m
 t
h
e
 p
r
o
je
c
t 
a
n
d
 

le
a
v
e
 i
t 
to
 i
ts
 o
w
n
 d
e
v
ic
e
s
?
 

O
n
c
e
 t
h
e
 s
it
e
 i
s
 a
s
s
e
m
b
le
d
 a
n
d
 t
h
e
 d
e
v
e
lo
p
e
r 
is
 i
n
 p
la
c
e
 –
 a
lt
h
o
u
g
h
 

th
e
re
 w
il
l 
b
e
 s
o
m
e
 o
ff
ic
e
r 
s
u
p
p
o
rt
 r
e
q
u
ir
e
d
 u
n
ti
l 
it
 i
s
 c
o
m
p
le
te
d
. 

P
o
te
n
ti
a
ll
y
 5
-8
 y
e
a
rs
 a
w
a
y
 

W
h
e
n
 w
il
l 
th
e
 p
r
o
je
c
t 
te
r
m
in
a
te
?
 

O
n
c
e
 t
h
e
 s
it
e
 i
s
 f
u
ll
y
 o
c
c
u
p
ie
d
 

H
o
w
 a
n
d
 b
y
 w
h
a
t 
c
r
it
e
r
ia
 s
h
o
u
ld
 t
h
e
 p
r
o
je
c
t 
b
e
 e
v
a
lu
a
te
d
?
  
W
h
a
t 

a
r
e
 t
h
e
 r
ig
h
t 
ti
m
e
s
 f
o
r
 e
v
a
lu
a
ti
o
n
?
 

O
n
c
e
 t
h
e
 s
it
e
 i
s
 d
e
v
e
lo
p
e
d
, 
a
n
d
 o
n
 d
e
s
ig
n
 t
e
rm
s
, 
if
 i
t 
m
e
e
ts
 

to
w
n
s
c
a
p
e
 q
u
a
li
ty
 o
f 
th
e
 C
o
n
s
e
rv
a
ti
o
n
 a
re
a
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 

n
e
a
rb
y
 A
q
u
a
li
b
ri
u
m
. 
T
h
e
 c
o
m
m
e
rc
ia
l 
s
u
c
c
e
s
s
 o
f 
th
e
 d
e
v
e
lo
p
m
e
n
t 

w
il
l 
b
e
 c
ri
ti
c
a
l,
 i
.e
. 
w
il
l 
it
 a
tt
ra
c
t 
a
 p
ri
v
a
te
 s
e
c
to
r 
in
v
e
s
tm
e
n
t 
o
n
 a
 

s
c
a
le
 n
o
t 
c
u
rr
e
n
tl
y
 s
e
e
n
 i
n
 t
h
e
 t
o
w
n
. 
A
ls
o
 i
ts
 a
b
il
it
y
 t
o
 l
in
k
 t
h
e
 t
o
w
n
 

c
e
n
tr
e
, 
p
a
rk
 a
n
d
 w
a
te
rf
ro
n
t 
is
 v
it
a
l.
 F
in
a
ll
y
 d
o
e
s
 i
t 
in
s
ta
ll
 a
 

c
o
n
fi
d
e
n
c
e
 i
n
 t
h
e
 t
o
w
n
 a
n
d
 m
a
k
e
 i
t 
a
n
 a
tt
ra
c
ti
v
e
 p
la
c
e
 t
o
 l
iv
e
 a
n
d
 

w
o
rk
. 
T
h
e
 e
v
a
lu
a
ti
o
n
 s
h
o
u
ld
 b
e
 a
 c
o
n
ti
n
u
a
l 
p
ro
c
e
s
s
 b
y
 t
h
e
 s
te
e
ri
n
g
 

g
ro
u
p
. 
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S
h
o
rt

 d
e
s
c
ri
p
ti
o
n
, 
in

c
lu

d
in

g
 l
o
c
a
ti
o
n
 d

e
ta

ils
 

T
h
is
 p
ro
je
c
t 
s
e
e
k
s
 t
o
 b
u
il
d
 o
n
 t
h
e
 c
u
rr
e
n
t 
m
a
ri
n
a
 f
a
c
il
it
ie
s
 i
n
 

C
a
m
p
b
e
lt
o
w
n
, 
w
it
h
 b
e
rt
h
in
g
 f
o
r 
a
ro
u
n
d
 2
0
 v
e
s
s
e
ls
 t
o
 4
0
 a
n
d
 e
v
e
n
tu
a
ll
y
 o
n
 

to
 s
e
c
u
ri
n
g
 o
v
e
r 
1
0
0
 b
e
rt
h
s
. 
In
 a
d
d
it
io
n
, 
o
n
s
h
o
re
 f
a
c
il
it
ie
s
 c
o
u
ld
 b
e
 

im
p
ro
v
e
d
 a
s
 p
a
rt
 o
f 
th
e
 s
c
h
e
m
e
. 

R
a
ti
o
n
a
le

 

W
h
a
t 
is
 t
h
e
 p
u
r
p
o
s
e
 o
f 
th
e
 p
r
o
je
c
t?
  

R
e
g
e
n
e
ra
ti
o
n
 o
f 
C
a
m
p
b
e
lt
o
w
n
. 
S
p
e
c
if
ic
a
ll
y
 d
o
u
b
le
 t
h
e
 n
u
m
b
e
r 
o
f 
s
a
il
in
g
 

b
e
rt
h
s
 i
n
 t
h
e
 L
o
c
h
. 

W
h
a
t 
p
e
o
p
le
 o
r
 b
u
s
in
e
s
s
e
s
 w
il
l 
b
e
 a
b
le
 t
o
 r
e
c
e
iv
e
 b
e
n
e
fi
t 
fr
o
m
 t
h
is
 

p
r
o
je
c
t?
 

T
h
e
 t
o
w
n
’s
 t
o
u
ri
s
t 
a
n
d
 r
e
ta
il
 b
u
s
in
e
s
s
e
s
. 
It
 i
s
 e
s
ti
m
a
te
d
 t
h
a
t 
e
a
c
h
 s
a
il
o
r 

s
p
e
n
d
s
 £
4
0
 a
 n
ig
h
t 
w
h
e
n
 v
is
it
in
g
 a
 p
la
c
e
. 
T
h
e
 i
s
 l
ik
e
ly
 t
o
 b
e
 s
o
m
e
 l
o
n
g
 

te
rm
 b
e
rt
h
in
g
 w
h
ic
h
 w
il
l 
b
e
n
e
fi
t 
lo
c
a
l 
s
a
il
o
rs
 a
n
d
 d
e
p
e
n
d
in
g
 o
n
 t
h
e
 s
iz
e
 o
f 

s
c
h
e
m
e
 t
h
e
re
 i
s
 a
 s
ig
n
if
ic
a
n
t 
c
h
a
n
c
e
 t
h
a
t 
th
e
re
 w
il
l 
b
e
 c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
 

w
h
ic
h
 c
a
n
 h
a
v
e
 s
h
o
rt
 a
n
d
 l
o
n
g
  
te
rm
 b
e
n
e
fi
ts
 f
o
r 
th
e
 t
o
w
n
. 

W
h
a
t 
w
il
l 
b
e
 t
h
e
 n
a
tu
r
e
 o
f 
th
e
 b
e
n
e
fi
t?
 

In
c
re
a
s
e
d
 t
o
u
ri
s
t 
s
p
e
n
d
 i
n
 t
h
e
 a
re
a
. 
P
o
te
n
ti
a
ll
y
 s
o
c
ia
l 
b
e
n
e
fi
ts
 f
ro
m
 

in
c
re
a
s
e
d
 c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
. 
If
 t
h
e
re
 a
re
 r
e
la
te
d
 c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
 i
s
 

th
e
re
 t
h
e
 p
o
te
n
ti
a
l 
fo
r 
in
it
ia
ll
y
 a
n
 i
n
c
re
a
s
e
d
 q
u
a
li
ty
 o
f 
li
fe
 i
n
 t
h
e
 s
h
o
rt
 t
e
rm
 

b
u
t 
in
 t
h
e
 l
o
n
g
 t
e
rm
 t
h
e
re
 i
s
 t
h
e
 p
o
te
n
ti
a
l 
fo
r 
a
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 w
it
h
 t
h
e
 

s
k
il
ls
 t
o
 s
ta
rt
 t
h
e
ir
 o
w
n
 t
o
u
ri
s
t 
/ 
le
is
u
re
 r
e
la
te
d
 b
u
s
in
e
s
s
e
s
. 

O
v
e
r
 w
h
a
t 
ti
m
e
 s
c
a
le
?
  

It
 i
s
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
th
e
re
 w
il
l 
b
e
 a
 s
te
a
d
y
 g
ro
w
th
 i
n
 b
e
n
e
fi
ts
 o
v
e
r 
a
 1
0
 

y
e
a
r 
p
e
ri
o
d
. 

H
o
w
 m
a
n
y
 a
r
e
 e
x
p
e
c
te
d
 t
o
 t
a
k
e
 u
p
 t
h
e
 o
p
p
o
r
tu
n
it
y
/
 b
e
 a
ff
e
c
te
d
/
, 

a
n
d
 t
o
 w
h
a
t 
e
x
te
n
t?
 

T
h
e
re
 m
a
y
 b
e
 a
n
 i
n
c
re
a
s
e
 o
f 
5
0
0
 e
x
tr
a
 b
o
a
t 
n
ig
h
ts
 o
v
e
r 
a
 1
0
 y
e
a
r 
p
e
ri
o
d
 

P
le
a
s
e
 p
r
o
v
id
e
 q
u
a
n
ti
ta
ti
v
e
 i
n
d
ic
a
to
r
s
 o
f 
th
e
 b
e
n
e
fi
ts
, 
b
o
th
 i
n
 

p
h
y
s
ic
a
l 
te
r
m
s
 (
n
o
 o
f 
c
li
e
n
ts
/
 v
is
it
o
r
s
/
 r
e
s
id
e
n
ts
 e
tc
 a
n
d
 i
f 

p
o
s
s
ib
le
 i
n
 £
s
 –
 e
g
 l
ik
e
ly
 c
a
p
it
a
l 
s
u
m
s
 r
e
a
li
s
e
d
, 
li
k
e
ly
 t
u
r
n
o
v
e
r
 o
f 

b
u
s
in
e
s
s
e
s
 a
c
c
o
m
m
o
d
a
te
d
)
 

T
o
ta
l 
n
o
. 
2
,3
0
3
 b
o
a
t 
n
ig
h
ts
. 
£
3
9
,1
5
1
 i
n
c
o
m
e
. 
P
ro
je
c
te
d
 £
5
k
 p
ro
fi
t 

O
p
ti
o
n
s
 

A
r
e
 t
h
e
r
e
 o
th
e
r
 w
a
y
s
 t
h
e
s
e
 b
e
n
e
fi
ts
 c
o
u
ld
 b
e
 m
a
d
e
 a
v
a
il
a
b
le
?
 

P
o
te
n
ti
a
ll
y
 b
u
t 
th
is
 i
s
 a
 r
e
la
ti
v
e
ly
 s
m
a
ll
 s
c
h
e
m
e
 w
h
ic
h
 w
il
l 
b
e
c
o
m
e
 p
a
rt
 o
f 

a
 r
a
n
g
e
 o
f 
a
c
ti
v
it
ie
s
 w
h
ic
h
 h
e
lp
 t
o
 p
ro
v
id
e
 a
 b
ri
g
h
t 
fu
tu
re
 f
o
r 
th
e
 t
o
w
n
. 

A
r
e
 t
h
e
r
e
 o
th
e
r
 u
s
e
s
 f
o
r
 t
h
e
 s
p
e
c
if
ic
 r
e
s
o
u
r
c
e
s
 (
e
g
 p
a
r
ti
c
u
la
r
 

b
u
il
d
in
g
s
)
 t
h
a
t 
m
ig
h
t 
b
e
 c
o
n
s
id
e
r
e
d
?
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3
3
 

N
o
 

W
h
a
t 
w
il
l 
h
a
p
p
e
n
 i
f 
n
o
th
in
g
 a
t 
a
ll
 i
s
 d
o
n
e
?
 

A
 g
re
a
t 
o
p
p
o
rt
u
n
it
y
 i
n
 a
 b
u
rg
e
o
n
in
g
 m
a
rk
e
t 
w
il
l 
p
o
te
n
ti
a
ll
y
 b
e
 m
is
s
e
d
 

R
e
s
o
u
rc

e
s
 

W
h
a
t 
s
p
e
c
if
ic
 f
ix
e
d
 a
s
s
e
ts
 w
il
l 
b
e
 u
s
e
d
?
 (
a
n
d
 w
h
o
 o
w
n
s
 t
h
e
m
?
)
 

T
h
e
 C
o
u
n
c
il
’s
 i
n
n
e
r 
h
a
rb
o
u
r 

W
h
a
t 
n
e
w
 a
s
s
e
ts
 m
u
s
t 
b
e
 p
u
r
c
h
a
s
e
d
 o
r
 o
th
e
r
w
is
e
 b
r
o
u
g
h
t 
in
to
 

u
s
e
?
 

P
o
n
to
o
n
s
 a
n
d
 b
re
a
k
w
a
te
rs
 

W
h
a
t 
h
u
m
a
n
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

W
h
a
t 
o
n
g
o
in
g
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

P
o
te
n
ti
a
ll
y
 e
x
is
ti
n
g
 p
o
n
to
o
n
s
 

W
h
a
t 
c
a
p
it
a
l 
fu
n
d
s
 a
r
e
 r
e
q
u
ir
e
d
 f
r
o
m
 t
h
e
 C
o
u
n
c
il
 a
n
d
 o
th
e
r
s
?
 

A
p
p
ro
x
im
a
te
ly
 £
2
.6
m
 

W
h
a
t 
r
e
v
e
n
u
e
 i
m
p
li
c
a
ti
o
n
s
 f
o
ll
o
w
 f
o
r
 t
h
e
 c
o
u
n
c
il
 a
n
d
 o
th
e
r
s
 

(
p
le
a
s
e
 g
iv
e
 t
im
e
 p
r
o
fi
le
 i
f 
a
p
p
r
o
p
r
ia
te
 a
n
d
 d
is
ti
n
g
u
is
h
 m
a
in
 

r
e
c
e
ip
ts
 a
n
d
 e
x
p
e
n
d
it
u
r
e
s
: 
a
 n
e
t 
fi
g
u
r
e
 i
s
 n
o
t 
s
u
it
a
b
le
)
. 

D
e
p
e
n
d
e
n
t 
o
n
 o
w
n
e
rs
h
ip
 

A
d
d
it
io
n
a
l 
c
o
m
m
e
n
ts
/
n
o
te
s
 o
n
 c
o
n
ti
n
u
in
g
 v
ia
b
il
it
y
/
s
u
s
ta
in
a
b
il
it
y
. 

W
h
a
t 
c
o
m
m
it
m
e
n
ts
 h
a
v
e
 a
lr
e
a
d
y
 b
e
e
n
 m
a
d
e
 (
b
y
 t
h
e
 C
o
u
n
c
il
 o
r
 

o
th
e
r
 p
a
r
ti
e
s
)
 a
n
d
 t
o
 w
h
o
m
?
 

T
h
e
 C
o
u
n
c
il
 i
s
 c
o
m
m
it
te
d
 t
o
 s
p
e
n
d
in
g
 2
5
%
 o
f 
th
e
 f
u
ll
 f
e
a
s
ib
il
it
y
 s
tu
d
y
 w
it
h
 

th
e
 r
e
m
a
in
d
e
r 
to
 b
e
 f
u
n
d
e
d
 b
y
 t
h
e
 E
U
 

I
s
 t
h
e
 C
o
u
n
c
il
’s
 c
o
r
p
o
r
a
te
 (
n
o
t 
in
d
iv
id
u
a
l)
 p
o
li
ti
c
a
l 
c
a
p
it
a
l 
li
k
e
ly
 t
o
 

b
e
 i
n
v
o
lv
e
d
 a
n
d
 h
o
w
?
 

 T
im

in
g
 

P
le
a
s
e
 p
r
o
v
id
e
 a
n
 a
p
p
r
o
p
r
ia
te
 s
c
h
e
d
u
le
, 
in
c
lu
d
in
g
 b
o
th
 a
n
y
 

d
e
v
e
lo
p
m
e
n
t 
ti
m
e
 a
n
d
 t
h
e
 t
im
e
s
p
a
n
 o
v
e
r
 w
h
ic
h
 a
n
y
 f
a
c
il
it
y
 w
il
l 

o
p
e
r
a
te
 a
n
d
 o
v
e
r
 w
h
ic
h
 b
e
n
e
fi
ts
 w
il
l 
b
e
 d
e
li
v
e
r
e
d
. 

S
e
e
 S
c
o
tt
 W
il
s
o
n
 s
tu
d
y
 

A
r
e
 t
h
e
r
e
 a
n
y
 e
x
te
r
n
a
l 
c
o
n
s
tr
a
in
ts
 o
n
 e
it
h
e
r
 c
o
m
m
e
n
c
e
m
e
n
t 
o
r
 

c
o
m
p
le
ti
o
n
 o
f 
th
e
 p
r
o
je
c
t?
 

N
o
 

S
tr

a
te

g
ic

 f
it
 a

n
d
 e

x
te

rn
a
lit

ie
s
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
im
p
a
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 s
ta
tu
to
r
y
 

o
b
li
g
a
ti
o
n
s
?
 

W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 l
o
c
a
l 
p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

 
3
4
 

A
re
a
 f
o
r 
A
c
ti
o
n
 1
4
/1
, 
1
4
/2
 a
n
d
 1
4
/3
. 

W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 s
tr
u
c
tu
r
e
 p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

O
b
je
c
ti
v
e
 C
P
1
, 
T
o
u
r 
1
, 
a
n
d
 P
o
li
c
y
 L
P
 C
S
T
1
 

H
o
w
 w
o
u
ld
 y
o
u
 d
e
s
c
r
ib
e
 t
h
e
 f
it
 w
it
h
 t
h
e
 C
o
u
n
c
il
’s
 f
u
n
d
a
m
e
n
ta
l 

o
b
je
c
ti
v
e
s
 a
n
d
 i
ts
 C
o
r
p
o
r
a
te
 P
la
n
?
 

C
a
m
p
b
e
lt
o
w
n
 T
o
w
n
 C
e
n
tr
e
 P
ro
je
c
t 
o
b
je
c
ti
v
e
s
 a
re
 f
u
ll
y
 c
o
m
p
a
ti
b
le
 w
it
h
 

e
a
c
h
 o
f 
th
e
 s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
s
 o
f 
th
e
 C
o
u
n
c
il
 (
P
a
g
e
 1
0
) 
a
n
d
 i
n
 p
a
rt
ic
u
la
r 

s
it
s
 u
n
d
e
r 
th
e
 s
tr
a
te
g
ic
 d
e
li
v
e
ry
 e
le
m
e
n
t 
o
f 
T
o
w
n
 C
e
n
tr
e
 a
n
d
 W
a
te
rf
ro
n
t 

R
e
g
e
n
e
ra
ti
o
n
. 
T
h
e
re
 a
re
 a
ls
o
 s
p
e
c
if
ic
 t
ie
-i
n
s
 w
it
h
 t
h
e
 s
tr
a
te
g
ic
 d
e
li
v
e
ry
 

e
le
m
e
n
ts
 c
o
n
ta
in
e
d
 w
it
h
in
 t
h
e
 p
la
n
 w
it
h
 r
e
g
a
rd
 t
o
 S
tr
e
n
g
th
e
n
in
g
 E
x
is
ti
n
g
 

A
c
ti
v
it
y
 (
p
a
g
e
 2
2
) 
a
n
d
 N
e
w
 O
p
p
o
rt
u
n
it
ie
s
 (
P
a
g
e
 2
5
/5
6
) 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 G
o
v
e
r
n
m
e
n
t’
s
 s
ta
te
d
 

o
b
je
c
ti
v
e
s
 o
f 
 

W
e
a
lt
h
ie
r
 a
n
d
 f
a
ir
e
r
/
 S
m
a
r
te
r
/
 H
e
a
lt
h
ie
r
/
 S
a
fe
r
 a
n
d
 s
tr
o
n
g
e
r
/
 

G
r
e
e
n
e
r
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 o
b
je
c
ti
v
e
s
 o
f 
o
th
e
r
s
 

(
in
d
iv
id
u
a
ls
 o
r
 o
r
g
a
n
is
a
ti
o
n
s
)
 a
n
d
 t
h
e
ir
 s
ta
te
d
 p
o
li
c
ie
s
 a
n
d
 

in
te
n
ti
o
n
s
?
 

O
p
p
o
rt
u
n
it
ie
s
 t
o
 a
li
g
n
 w
it
h
 o
b
je
c
ti
v
e
s
 o
f 
H
IE
 a
n
d
 t
h
e
 C
ro
w
n
 E
s
ta
te
 

H
o
w
 d
o
e
s
 t
h
is
 p
r
o
je
c
t 
in
te
r
a
c
t 
w
it
h
 o
th
e
r
 p
r
o
je
c
ts
 (
p
le
a
s
e
 i
n
d
ic
a
te
 

if
 t
h
o
s
e
 p
r
o
je
c
ts
 a
r
e
 a
ls
o
 p
a
r
t 
o
f 
th
e
 C
H
O
R
D
 p
r
o
je
c
t)
.?
 

T
h
is
 i
s
 a
n
 e
le
m
e
n
t 
o
f 
e
c
o
n
o
m
ic
 a
c
ti
v
it
y
, 
s
p
e
c
if
ic
a
ll
y
 t
o
u
ri
s
m
, 
w
h
ic
h
 a
li
g
n
s
 

w
it
h
 t
h
e
 c
o
m
m
e
rc
ia
l 
a
s
p
e
c
ts
 o
f 
K
in
lo
c
h
 r
d
, 
a
n
d
 C
A
R
S
 /
 T
H
I 
to
 p
ro
v
id
e
 a
n
 

o
v
e
ra
ll
 p
a
c
k
a
g
e
 o
f 
p
la
c
e
 m
a
k
in
g
 

C
o
u
ld
 t
h
e
 C
o
u
n
c
il
 h
a
v
e
 p
a
r
tn
e
r
s
 i
n
 t
h
is
 p
r
o
je
c
t 
a
n
d
 w
h
a
t 

c
o
m
m
it
m
e
n
t 
c
o
u
ld
 b
e
 e
x
p
e
c
te
d
 o
f 
th
e
m
?
  

P
o
te
n
ti
a
ll
y
 H
IE
 a
n
d
 t
h
e
 C
ro
w
n
 E
s
ta
te
 a
n
d
 t
h
is
 c
o
u
ld
 b
e
 f
in
a
n
c
ia
l 

M
a
n
a
g
e
m

e
n
t 

a
n
d
 m

o
n
it
o
ri
n
g
 

W
h
a
t 
fo
r
m
a
l 
a
p
p
r
a
is
a
l 
s
te
p
s
 w
il
l 
b
e
 r
e
q
u
ir
e
d
, 
b
y
 w
h
o
m
 a
n
d
 w
h
e
n
?
 

T
h
e
 n
e
x
t 
s
ta
g
e
 w
il
l 
b
e
 f
u
ll
 f
e
a
s
ib
il
it
y
 s
tu
d
y
, 
w
h
ic
h
 i
s
 a
lr
e
a
d
y
 f
u
n
d
e
d
 

W
h
a
t 
p
r
o
c
e
d
u
r
e
s
 a
r
e
 r
e
q
u
ir
e
d
 t
o
 m
a
n
a
g
e
 t
h
e
 p
r
o
je
c
t?
 

C
o
n
ti
n
u
a
n
c
e
 o
f 
th
e
 p
ro
je
c
t 
g
ro
u
p
 

W
h
o
 s
h
o
u
ld
 b
e
a
r
 w
h
a
t 
r
e
s
p
o
n
s
ib
il
it
ie
s
 a
n
d
 h
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 

a
n
s
w
e
r
a
b
le
?
 

C
o
u
n
c
il
 c
o
n
ti
n
u
e
s
 w
it
h
 l
e
a
d
 r
o
le
 

W
h
a
t 
a
r
e
 t
h
e
 m
a
in
 r
is
k
s
 t
o
 t
h
e
 p
r
o
je
c
t?
 

L
a
c
k
 o
f 
re
s
o
u
rc
e
s
 

H
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 r
e
d
u
c
e
d
?
 

H
o
w
 s
h
o
u
ld
 t
h
e
 C
o
u
n
c
il
 m
o
n
it
o
r
 t
h
e
 p
r
o
g
r
e
s
s
 o
f 
th
e
 p
r
o
je
c
t?
  
W
h
a
t 

w
a
r
n
in
g
 c
a
n
 i
t 
r
e
c
e
iv
e
 i
f 
th
e
 p
r
o
je
c
t 
is
 g
o
in
g
 o
ff
-t
r
a
c
k
 a
n
d
 h
o
w
 w
il
l 

it
 t
a
k
e
 c
o
r
r
e
c
ti
v
e
 s
te
p
s
?
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3
5
 

T
h
ro
u
g
h
 K
in
ty
re
 I
n
it
ia
ti
v
e
 W
o
rk
in
g
 G
ro
u
p
 a
n
d
 a
re
a
 c
o
m
m
it
te
e
 p
ro
c
e
s
s
 

W
h
e
n
 w
il
l 
th
e
 C
o
u
n
c
il
 b
e
 a
b
le
 t
o
 w
it
h
d
r
a
w
 f
r
o
m
 t
h
e
 p
r
o
je
c
t 
a
n
d
 

le
a
v
e
 i
t 
to
 i
ts
 o
w
n
 d
e
v
ic
e
s
?
 

E
n
d
 o
f 
th
e
 c
o
n
s
tr
u
c
ti
o
n
 p
e
ri
o
d
, 
if
 d
e
c
is
io
n
 i
s
 f
o
r 
o
w
n
e
rs
h
ip
 w
it
h
 a
n
o
th
e
r 

b
o
d
y
 

W
h
e
n
 w
il
l 
th
e
 p
r
o
je
c
t 
te
r
m
in
a
te
?
 

S
e
e
 a
b
o
v
e
. 

H
o
w
 a
n
d
 b
y
 w
h
a
t 
c
r
it
e
r
ia
 s
h
o
u
ld
 t
h
e
 p
r
o
je
c
t 
b
e
 e
v
a
lu
a
te
d
?
  
W
h
a
t 

a
r
e
 t
h
e
 r
ig
h
t 
ti
m
e
s
 f
o
r
 e
v
a
lu
a
ti
o
n
?
 

H
o
w
 s
u
c
c
e
s
s
fu
l 
it
 i
s
 i
n
 t
e
rm
s
 o
f 
d
e
li
v
e
ri
n
g
 p
h
y
s
ic
a
l 
p
ro
je
c
t,
 a
n
d
 u
lt
im
a
te
ly
 

th
e
 s
u
c
c
e
s
s
 i
n
 a
tt
ra
c
ti
n
g
 n
e
w
 b
o
a
ts
. 
 

 1
.4

 
O

th
e
r 

le
is

u
re

 d
e
v
e
lo

p
m

e
n
ts

 

T
h
e
 m
a
ri
n
a
 i
s
 u
s
e
fu
ll
y
 s
e
e
n
 i
n
 t
h
e
 c
o
n
te
x
t 
o
f 
o
th
e
r 
le
is
u
re
 d
e
v
e
lo
p
m
e
n
ts
. 
 

T
h
e
 h
ig
h
e
s
t 
p
ro
fi
le
 o
f 
th
e
s
e
 i
s
 t
h
e
 M
a
c
h
ri
h
a
n
is
h
 D
u
n
e
s
 G
o
lf
 C
o
u
rs
e
 b
e
in
g
 

d
e
v
e
lo
p
e
d
 b
y
 B
ri
a
n
 K
e
a
ti
n
g
 a
n
d
 a
s
s
o
c
ia
te
s
. 
 G
o
lf
’s
 g
o
v
e
rn
in
g
 b
o
d
y
, 
th
e
 

R
o
y
a
l 
a
n
d
 A
n
c
ie
n
t,
 d
e
s
c
ri
b
e
s
 i
t 
a
s
 f
o
ll
o
w
s
 i
n
 a
n
 a
rt
ic
le
  
‘N
e
w
 n
a
tu
ra
l 
li
n
k
s
 

fo
r 
M
a
c
h
ri
h
a
n
is
h
’ 
(1
 M
a
rc
h
 2
0
0
6
) 
 

‘A
t 

M
a
c
h
ri

h
a

n
is

h
 o

n
 t

h
e
 A

rg
y
ll 

p
e
n

in
s
u

la
 i
n
 

w
e
s
t 
S

c
o
tl
a
n

d
, 
a

p
p
ro

v
a

l 
h

a
s
 b

e
e
n
 g

iv
e

n
 f
o
r 

th
e
 c

re
a
ti
o
n

 o
f 

a
 n

e
w

 l
in

k
s
 c

o
u
rs

e
 r

u
n
n

in
g
 

th
ro

u
g

h
 t
h

e
 c

o
a
s
ta

l 
d

u
n
e
s
. 

T
h
e
re

 a
re

 v
e
ry

 f
e
w

 n
a
tu

ra
l 
d
u
n
e

 s
it
e
s
 i
n
 t

h
e
 

w
o
rl
d
 w

h
e
re

 d
e
v
e

lo
p

m
e

n
t 
o

f 
a
n
y
 k

in
d
 i
s
 

p
e
rm

it
te

d
. 
T

h
e
s
e
 v

a
lu

a
b

le
 h

a
b

it
a
ts

 f
o
r 

c
o
a
s
ta

l 
p
ro

te
c
ti
o
n
 a

n
d

 s
p
e
c
ia

lis
e
d
 w

ild
lif

e
 

a
re

 p
ro

te
c
te

d
 b

y
 i
n
te

rn
a
ti
o

n
a
l 
a

g
re

e
m

e
n
ts

 
th

a
t 

p
re

v
e
n
t 

a
n
y
 c

h
a

n
g
e
 t

o
 t

h
e
ir
 u

s
e
. 

B
u
t 

a
t 

M
a
c
h
ri
h

a
n

is
h
, 
w

it
h
 t

h
e
 f

u
ll 

s
u
p
p
o
rt

 o
f 

S
c
o
tt
is

h
 N

a
tu

ra
l 
H

e
ri
ta

g
e

, 
a

 n
e
w

 l
in

k
s
 

d
e
v
e
lo

p
m

e
n
t 

h
a
s
 b

e
e
n
 g

iv
e

n
 t
h
e

 g
o
 a

h
e

a
d
 

o
n
 l
a
n
d

 d
e
s
ig

n
a
te

d
 a

s
 a

 S
it
e
 o

f 
S

p
e
c
ia

l 
S

c
ie

n
ti
fi
c
 I
n
te

re
s
t.
  

P
o
o
r 

q
u
a

lit
y
 g

ra
z
in

g
 a

n
d
 l
a

c
k
 o

f 
a
p
p
ro

p
ri
a
te

 
m

a
n
a

g
e

m
e
n
t 

to
 p

re
s
e
rv

e
 t
h

e
 d

u
n
e
s
 a

n
d
 i
ts

 
a
s
s
o
c
ia

te
d

 v
e
g
e
ta

ti
o
n
 p

e
rs

u
a
d
e

d
 S

c
o
tt
is

h
 

N
a
tu

ra
l 
H

e
ri

ta
g

e
 t
o

 a
p

p
ro

v
e
 t
h
e

 a
p

p
lic

a
ti
o
n
. 

S
te

v
e
 I
s
a

a
c
, 
A

s
s
is

ta
n
t 
D

ir
e

c
to

r 
- 

G
o
lf
 C

o
u
rs

e
 M

a
n
a

g
e

m
e
n
t 

a
t 
T

h
e
 R

&
A

, 
h
a
s
 v

is
it
e
d
 t
h

e
 s

it
e
. 

"T
h
is

 i
s
 a

n
 i
m

p
re

s
s
iv

e
 p

ro
je

c
t,
 a

 s
u
s
ta

in
a
b

le
 p

ro
p

o
s
a
l 
fo

r 
s
y
m

p
a
th

e
ti
c
 d

e
v
e
lo

p
m

e
n

t 
o
f 
th

e
 

s
it
e
,"

 h
e
 s

a
id

. 
"T

h
is

 i
s
 e

x
a
c
tl
y
 t
h
e
 t

y
p
e
 o

f 
d
e
v
e

lo
p
m

e
n
t 

w
e
 h

a
v
e

 b
e

e
n
 p

ro
m

o
ti
n

g
 t
h

ro
u
g
h
 t

h
e
 

w
o
rk

 o
f 
T

h
e

 R
&

A
 G

o
lf
 C

o
u
rs

e
 C

o
m

m
it
te

e
."

 

A
u
s
tr

a
lia

n
 e

n
tr

e
p
re

n
e
u
r,

 B
ri

a
n
 K

e
a
ti
n

g
, 
w

h
o
 i
s
 o

f 
Ir

is
h
-d

e
s
c
e
n
t,
 l
e
a

d
s
 t
h
e

 d
e
v
e

lo
p

m
e
n
t 

te
a

m
 

a
n
d
 g

o
lf
 c

o
u
rs

e
 a

rc
h

it
e
c
t 
D

a
v
id

 M
c
L

a
y
 K

id
d

 h
a
s
 b

e
e

n
 a

s
k
e
d
 t
o
 m

o
u

ld
 a

 n
a
tu

ra
l 
c
o
u
rs

e
 w

it
h
in

 
th

e
 e

x
is

ti
n

g
 l
a
n
d
s
c
a
p

e
. 

E
a
rt

h
w

o
rk

s
 w

ill
 b

e
 m

in
im

a
l,
 d

ra
in

a
g
e
 i
s
 u

n
n

e
c
e
s
s
a
ry

 a
n
d
 t

h
e
 

in
d

ig
e

n
o
u
s
 g

ra
s
s
e
s
 a

re
 t
h

o
s
e
 o

n
 w

h
ic

h
 g

o
lf
 o

ri
g
in

a
te

d
. 

 

“T
h
e
re

 a
re

 o
n
ly

 a
ro

u
n

d
 2

0
0

 t
ru

e
 l
in

k
s
 i
n
 t
h

e
 w

o
rl

d
,”

 c
o

m
m

e
n
te

d
 K

e
a
ti
n
g
, 

“a
n
d
 i
t 

is
 o

u
r 

 
3
6
 

in
te

n
ti
o
n
 t

o
 d

e
v
e
lo

p
 M

a
c
h
ri

h
a
n

is
h
 D

u
n
e
s
 i
n
 t
h

e
 s

p
ir

it
 o

f 
th

e
 g

o
lf
 p

io
n

e
e
rs

 a
n

d
 b

u
ild

 a
 c

o
u
rs

e
 

th
a
t 
re

m
in

d
s
 u

s
 o

f 
th

e
 w

a
y
 t

h
a
t 
g

o
lf
 b

e
g
a
n
.”

 C
o
u
rs

e
 d

e
v
e
lo

p
m

e
n

t 
is

 d
u
e
 t

o
 s

ta
rt

 t
h
is

 m
o
n
th

’.
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3
7
 

�
�
��
�

�
��
�
�
�
��
.
*�
��
��
'�
��
�#
�
��
��
�
��
�


*�
�
/
0�
�


�
�	
$
�
1
�

S
h
o
r
t 

d
e
s
c
r
ip

ti
o
n
, 
in

c
lu

d
in

g
 l
o
c
a
ti

o
n
 d

e
ta

il
s
 

W
e
 h
a
v
e
 t
w
o
 t
o
w
n
 c
e
n
tr
e
 h
e
ri
ta
g
e
-l
e
d
 r
e
g
e
n
e
ra
ti
o
n
 p
ro
je
c
ts
 r
u
n
n
in
g
 i
n
 

C
a
m
p
b
e
lt
o
w
n
 t
o
w
n
 c
e
n
tr
e
. 
O
n
e
 i
s
 p
a
rt
-f
u
n
d
e
d
 b
y
 H
is
to
ri
c
 S
c
o
tl
a
n
d
 a
n
d
 i
s
 

o
n
e
 o
f 
th
e
 f
ir
s
t 
o
f 
th
e
ir
 C
o
n
s
e
r
v
a
ti
o
n
 A
r
e
a
 R
e
g
e
n
e
r
a
ti
o
n
 S
c
h
e
m
e
s
 

(
C
A
R
S
)
. 
W
e
 a
re
 i
n
 t
h
e
 s
e
c
o
n
d
 y
e
a
r 
o
f 
th
e
 f
iv
e
-y
e
a
r 
p
ro
g
ra
m
m
e
 a
n
d
 w
e
 

h
a
v
e
 a
 P
ro
je
c
t 
O
ff
ic
e
r 
(J
a
m
e
s
 L
a
ff
e
rt
y
) 
in
 p
o
s
t 
in
 t
h
e
 t
o
w
n
. 
T
h
e
 o
th
e
r 

p
ro
je
c
t 
is
 a
 T
o
w
n
s
c
a
p
e
 H
e
r
it
a
g
e
 I
n
it
ia
ti
v
e
 (
T
H
I
)
 p
a
rt
-f
u
n
d
e
d
 b
y
 t
h
e
 

H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
. 
W
e
 h
a
v
e
 p
a
s
s
e
d
 S
ta
g
e
 1
 o
f 
th
e
 b
id
d
in
g
 p
ro
c
e
s
s
 

a
n
d
 a
re
 d
u
e
 t
o
 s
u
b
m
it
 S
ta
g
e
 2
 i
n
 O
c
to
b
e
r 
2
0
0
8
. 
B
o
th
 p
ro
je
c
ts
 a
re
 r
u
n
n
in
g
 

in
 t
a
n
d
e
m
. 
T
h
e
 e
n
te
rp
ri
s
e
 a
g
e
n
c
y
 i
s
 o
u
r 
o
th
e
r 
p
a
rt
n
e
r 
in
 b
o
th
 s
c
h
e
m
e
s
. 

R
a
ti

o
n
a
le

 

W
h
a
t 
is
 t
h
e
 p
u
r
p
o
s
e
 o
f 
th
e
 p
r
o
je
c
t?
 

K
e
y
 O
b
je
c
ti
v
e
s
: 

•
T
o
 p
re
s
e
rv
e
 a
n
d
 e
n
h
a
n
c
e
 t
h
e
 s
p
e
c
ia
l 
a
rc
h
it
e
c
tu
ra
l,
 h
is
to
ri
c
 a
n
d
 

c
u
lt
u
ra
l 
v
a
lu
e
 o
f 
C
a
m
p
b
e
lt
o
w
n
 t
o
w
n
 c
e
n
tr
e
 b
y
 p
re
v
e
n
ti
n
g
 f
u
rt
h
e
r 

d
e
c
a
y
 a
n
d
 r
e
p
a
ir
in
g
 t
h
e
 b
u
il
t 
fa
b
ri
c
 o
f 
th
e
 t
o
w
n
 c
e
n
tr
e
 

•
T
o
 h
e
lp
 t
o
 t
a
c
k
le
 C
a
m
p
b
e
lt
o
w
n
's
 s
o
c
io
-e
c
o
n
o
m
ic
 p
ro
b
le
m
s
 b
y
 

m
a
k
in
g
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
 m
o
re
 a
tt
ra
c
ti
v
e
 p
la
c
e
 t
o
 l
iv
e
 a
n
d
 w
o
rk
 i
n
 

a
n
d
 a
 p
la
c
e
 w
e
ll
 w
o
rt
h
 v
is
it
in
g
. 
 

•
T
o
 e
n
s
u
re
 t
h
a
t 
th
e
 d
e
m
a
n
d
 f
o
r 
g
ra
n
t-
a
id
e
d
 w
o
rk
 c
a
n
 b
e
 m
e
t 
lo
c
a
ll
y
 

a
n
d
 b
ri
n
g
 n
e
w
 s
k
il
ls
 i
n
to
 t
h
e
 a
re
a
, 
p
ro
v
id
in
g
 w
e
ll
-p
a
id
 a
n
d
 

re
w
a
rd
in
g
 j
o
b
s
. 
  

•
T
o
 s
u
p
p
o
rt
 p
a
ra
ll
e
l 
p
ro
je
c
ts
 a
im
e
d
 a
t 
ra
is
in
g
 l
o
c
a
l 
a
w
a
re
n
e
s
s
 o
f 
a
n
d
 

p
ri
d
e
 i
n
 t
h
e
 t
o
w
n
’s
 h
is
to
ri
c
 p
a
s
t,
 r
e
in
fo
rc
in
g
 a
 s
e
n
s
e
 o
f 
p
la
c
e
 a
n
d
 

s
h
a
ri
n
g
 t
h
is
 w
it
h
 a
n
 i
n
c
re
a
s
in
g
 n
u
m
b
e
r 
o
f 
v
is
it
o
rs
. 
 

K
e
y
 a
c
ti
v
it
ie
s
: 

•
n
e
w
 u
s
e
s
 f
o
r 
o
ld
 b
u
il
d
in
g
s
 (
5
 t
a
rg
e
ts
) 

•
re
p
a
ir
 g
ra
n
ts
 (
7
 t
a
rg
e
ts
 +
 3
 p
u
b
li
c
 b
u
il
d
in
g
s
 +
 g
e
n
e
ra
l 
g
ra
n
t 

s
c
h
e
m
e
) 
  
 

•
e
n
c
o
u
ra
g
in
g
 p
la
n
n
e
d
 m
a
in
te
n
a
n
c
e
  

•
s
h
o
p
fr
o
n
t 
re
p
a
ir
 s
c
h
e
m
e
  

•
 t
ra
d
it
io
n
a
l 
s
k
il
ls
 t
ra
in
in
g
 p
ro
g
ra
m
m
e
  
 

•
e
n
h
a
n
c
in
g
 s
tr
e
e
ts
, 
s
p
a
c
e
s
 &
 t
h
e
 w
a
te
rf
ro
n
t 

•
c
e
le
b
ra
ti
n
g
 l
o
c
a
l 
h
is
to
ry
 a
n
d
 s
e
n
s
e
 o
f 
p
la
c
e
 t
h
ro
u
g
h
 r
e
la
te
d
 a
rt
s
 a
n
d
 

o
th
e
r 
c
o
m
m
u
n
it
y
 p
ro
je
c
ts
  

W
h
a
t 
w
il
l 
b
e
 t
h
e
 n
a
tu
r
e
 o
f 
th
e
 b
e
n
e
fi
t?
 

•
A
n
 e
n
h
a
n
c
e
d
 b
u
il
t 
e
n
v
ir
o
n
m
e
n
t 

•
In
c
re
a
s
e
d
 s
e
n
s
e
 o
f 
lo
c
a
l 
id
e
n
ti
ty
 &
 p
ri
d
e
 o
f 
p
la
c
e
 

•
A
n
 e
n
h
a
n
c
e
d
 t
o
u
ri
s
m
 a
n
d
 r
e
ta
il
 o
ff
e
r 

•
Im
p
ro
v
e
d
 s
k
il
ls
 i
n
 c
o
n
s
tr
u
c
ti
o
n
 

•
M
o
re
 j
o
b
s
  
  

O
v
e
r
 w
h
a
t 
ti
m
e
 s
c
a
le
?
  
 

G
ra
n
t 
s
p
e
n
d
 u
p
 t
o
 2
0
1
4
 w
it
h
 s
u
s
ta
in
e
d
 r
e
s
u
lt
s
 b
e
y
o
n
d
 t
h
a
t.
 

 
3
8
 

H
o
w
 m
a
n
y
 a
r
e
 e
x
p
e
c
te
d
 t
o
 t
a
k
e
 u
p
 t
h
e
 o
p
p
o
r
tu
n
it
y
/
 b
e
 a
ff
e
c
te
d
/
, 

a
n
d
 t
o
 w
h
a
t 
e
x
te
n
t?
  

O
w
n
e
rs
 o
f 
1
5
 t
a
rg
e
t 
b
u
il
d
in
g
s
 p
lu
s
 l
o
ts
 m
o
re
 o
w
n
e
rs
 o
f 
b
u
il
d
in
g
s
 i
n
 t
h
e
 

to
w
n
 c
e
n
tr
e
 w
il
l 
d
ir
e
c
tl
y
 b
e
n
e
fi
t.
 T
h
e
 p
e
o
p
le
 o
f 
C
a
m
p
b
e
lt
o
w
n
 a
n
d
 K
in
ty
re
 

g
e
n
e
ra
ll
y
 w
il
l 
b
e
n
e
fi
t 
fr
o
m
 t
h
e
 e
ff
e
c
ts
 a
s
 w
il
l 
v
is
it
o
rs
 a
n
d
 p
e
o
p
le
 w
is
h
in
g
 t
o
 

in
v
e
s
t 
in
 t
h
e
 t
o
w
n
. 
 

P
le
a
s
e
 p
r
o
v
id
e
 q
u
a
n
ti
ta
ti
v
e
 i
n
d
ic
a
to
r
s
 o
f 
th
e
 b
e
n
e
fi
ts
, 
b
o
th
 i
n
 

p
h
y
s
ic
a
l 
te
r
m
s
 (
n
o
 o
f 
c
li
e
n
ts
/
 v
is
it
o
r
s
/
 r
e
s
id
e
n
ts
 e
tc
 a
n
d
 i
f 

p
o
s
s
ib
le
 i
n
 £
s
 –
 e
g
 l
ik
e
ly
 c
a
p
it
a
l 
s
u
m
s
 r
e
a
li
s
e
d
, 
li
k
e
ly
 t
u
r
n
o
v
e
r
 o
f 

b
u
s
in
e
s
s
e
s
 a
c
c
o
m
m
o
d
a
te
d
)
 

O
n
e
 s
u
c
h
 e
x
a
m
p
le
 i
s
 S
h
o
p
 f
ro
n
t 
g
ra
n
ts
 -
 U
s
in
g
 a
 l
im
it
e
d
 a
m
o
u
n
t 
o
f 

fu
n
d
in
g
 t
h
e
re
 i
s
 t
h
e
 p
o
te
n
ti
a
l 
fo
r 
a
 m
a
jo
r 
d
if
fe
re
n
c
e
 t
o
 b
e
 m
a
d
e
 t
o
 t
h
e
 

to
w
n
 c
e
n
tr
e
. 
C
u
rr
e
n
tl
y
 t
h
e
 l
o
c
a
l 
a
u
th
o
ri
ty
 a
re
a
 d
e
a
li
n
g
 w
it
h
 9
 e
n
q
u
ir
ie
s
, 
a
ll
 

o
f 
w
h
o
m
 a
re
 l
ik
e
ly
 t
o
 b
e
 o
ff
e
re
d
 g
ra
n
ts
. 
T
h
is
 l
e
v
e
l 
o
f 
d
e
m
a
n
d
 h
a
s
 b
e
e
n
 

g
e
n
e
ra
te
d
 w
it
h
o
u
t 
p
ro
a
c
ti
v
e
ly
 m
a
rk
e
ti
n
g
 t
h
e
 s
c
h
e
m
e
 d
o
o
r 
to
 d
o
o
r 
a
n
d
 

a
lr
e
a
d
y
 t
h
e
 a
v
a
il
a
b
le
 f
u
n
d
s
 a
re
 u
n
li
k
e
ly
 t
o
 m
e
e
t 
a
ll
 t
h
e
 d
e
m
a
n
d
s
. 
T
h
e
re
 i
s
 

a
ls
o
 d
e
m
a
n
d
 f
ro
m
 s
h
o
p
s
 o
u
t 
w
it
h
 t
h
e
 e
x
is
ti
n
g
 t
a
rg
e
t 
a
re
a
, 
s
u
c
h
 a
s
 a
lo
n
g
 

L
o
n
g
ro
w
, 
w
h
ic
h
 w
o
u
ld
 b
e
c
o
m
e
 e
li
g
ib
le
 f
o
r 
g
ra
n
t 
fu
n
d
in
g
 u
n
d
e
r 
th
e
 T
H
I.
 

O
p
ti

o
n
s
 

A
r
e
 t
h
e
r
e
 o
th
e
r
 w
a
y
s
 t
h
e
s
e
 b
e
n
e
fi
ts
 c
o
u
ld
 b
e
 m
a
d
e
 a
v
a
il
a
b
le
?
 

C
A
R
S
 &
 T
H
I 
u
s
e
 s
u
c
c
e
s
s
fu
l 
m
o
d
e
ls
 f
o
r 
a
re
a
-b
a
s
e
d
 r
e
g
e
n
e
ra
ti
o
n
. 
B
o
th
 a
re
 

o
n
 s
tr
e
a
m
. 
E
u
ro
p
e
a
n
 f
u
n
d
in
g
 (
In
te
rr
e
g
 4
) 
c
o
u
ld
 h
e
lp
 u
s
 h
e
re
 b
u
t 
th
e
 d
e
la
y
 

w
o
u
ld
 b
e
 v
e
ry
 g
re
a
t.
 W
e
 a
ls
o
 h
o
p
e
 t
o
 u
ti
li
s
e
 L
E
A
D
E
R
 f
u
n
d
in
g
, 
a
lt
h
o
u
g
h
 i
t 

a
p
p
e
a
rs
 t
h
a
t 
o
n
ly
 c
e
rt
a
in
 a
s
p
e
c
ts
 o
f 
th
e
 p
ro
je
c
t 
w
o
u
ld
 b
e
 e
li
g
ib
le
 f
o
r 
s
u
c
h
 

fi
n
d
in
g
 a
n
d
 a
 n
u
m
b
e
r 
o
f 
a
re
a
s
 h
a
v
e
 a
lr
e
a
d
y
 b
e
e
n
 r
u
le
d
 o
u
t 
a
t 
th
is
 s
ta
g
e
. 

A
lt
h
o
u
g
h
 a
 L
E
A
D
E
 a
p
p
li
c
a
ti
o
n
 i
s
 n
o
t 
y
e
t 
 r
e
a
d
y
 t
o
 b
e
 s
u
b
m
it
te
d
, 
a
 f
ir
s
t 

a
p
p
li
c
a
ti
o
n
 c
o
u
ld
 b
e
 m
a
d
e
 t
o
 t
h
e
 s
c
h
e
m
e
 f
o
r 
a
s
s
is
ta
n
c
e
 w
it
h
 s
e
t 
u
p
 c
o
s
ts
 

o
f 
a
 ‘
P
ro
je
c
t 
S
h
o
p
’ 
to
 p
ro
v
id
e
 a
 b
a
s
e
 t
o
 w
o
rk
 f
ro
m
, 
o
n
c
e
 a
 s
u
it
a
b
le
 b
u
il
d
in
g
 

w
a
s
 i
d
e
n
ti
fi
e
d
. 

A
r
e
 t
h
e
r
e
 o
th
e
r
 u
s
e
s
 f
o
r
 t
h
e
 s
p
e
c
if
ic
 r
e
s
o
u
r
c
e
s
 (
e
g
 p
a
r
ti
c
u
la
r
 

b
u
il
d
in
g
s
)
 t
h
a
t 
m
ig
h
t 
b
e
 c
o
n
s
id
e
r
e
d
?
  

Y
e
s
, 
w
e
 w
il
l 
b
e
 d
o
in
g
 O
p
ti
o
n
s
 A
p
p
ra
is
a
ls
 /
 F
e
a
s
ib
il
it
y
 S
tu
d
ie
s
 f
o
r 
th
e
 t
a
rg
e
t 

b
u
il
d
in
g
s
 t
o
 b
e
 b
ro
u
g
h
t 
b
a
c
k
 i
n
to
 u
s
e
 

W
h
a
t 
w
il
l 
h
a
p
p
e
n
 i
f 
n
o
th
in
g
 a
t 
a
ll
 i
s
 d
o
n
e
?
 

“N
o
th
in
g
” 
is
 n
o
t 
a
n
 o
p
ti
o
n
 a
s
 b
o
th
 s
c
h
e
m
e
s
 a
re
 o
n
 c
o
u
rs
e
. 
H
o
w
e
v
e
r,
 a
 

c
a
p
it
a
l 
in
je
c
ti
o
n
 a
t 
th
is
 s
ta
g
e
 w
il
l 
h
e
lp
 u
s
 t
o
 r
e
-p
ro
fi
le
 o
u
r 
p
a
rt
n
e
rs
h
ip
 

fu
n
d
in
g
 a
n
d
 w
il
l 
e
n
a
b
le
 a
 n
u
m
b
e
r 
o
f 
p
ri
o
ri
ty
 b
u
il
d
in
g
s
 t
o
 b
e
 t
a
c
k
le
d
. 

In
c
lu
d
in
g
: •
T
h
e
 T
o
w
n
 H
a
ll
 

•
T
h
e
 C
o
u
rt
 H
o
u
s
e
 i
n
 B
o
lg
a
m
 S
tr
e
e
t 
(a
lt
h
o
u
g
h
 t
h
e
re
 i
s
 s
o
m
e
 

c
o
n
c
e
rn
 a
t 
s
u
b
s
ta
n
ti
a
l 
fu
n
d
in
g
 b
e
in
g
 s
p
e
n
t 
o
n
 t
h
is
  
b
u
il
d
in
g
) 

•
1
3
-1
5
 K
ir
k
 S
tr
e
e
t 

•
5
0
-5
2
 M
a
in
 S
tr
e
e
t 
/ 
C
ro
s
s
 S
tr
e
e
t 

T
h
e
 l
a
tt
e
r 
tw
o
 s
it
e
s
 a
re
 r
e
s
id
e
n
ti
a
l 
p
ro
p
e
rt
ie
s
 a
n
d
 l
o
c
a
l 
d
e
v
e
lo
p
e
rs
 h
a
v
e
 

n
o
t 
ru
le
d
 o
u
t 
d
e
v
e
lo
p
in
g
 t
h
e
 s
it
e
s
. 
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R
e
s
o
u
r
c
e
s
 

W
h
a
t 
s
p
e
c
if
ic
 f
ix
e
d
 a
s
s
e
ts
 w
il
l 
b
e
 u
s
e
d
?
 (
a
n
d
 w
h
o
 o
w
n
s
 t
h
e
m
?
)
 

T
h
e
 C
o
u
n
c
il
 o
w
n
s
 t
h
e
 T
o
w
n
 H
a
ll
 a
n
d
 t
h
e
 B
u
rn
e
t 
B
u
il
d
in
g
 

W
h
a
t 
n
e
w
 a
s
s
e
ts
 m
u
s
t 
b
e
 p
u
r
c
h
a
s
e
d
 o
r
 o
th
e
r
w
is
e
 b
r
o
u
g
h
t 
in
to
 

u
s
e
?
 

W
e
 a
re
 l
ik
e
ly
 t
o
 h
a
v
e
 t
o
 p
u
rc
h
a
s
e
 t
h
e
 C
o
u
rt
 H
o
u
s
e
 (
th
ro
u
g
h
 a
 c
o
m
p
u
ls
o
ry
 

p
u
rc
h
a
s
e
 o
rd
e
r)
 

W
h
a
t 
h
u
m
a
n
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

T
h
e
 c
u
rr
e
n
t 
C
A
R
S
 P
ro
je
c
t 
O
ff
ic
e
r 
is
 e
m
p
lo
y
e
d
 p
a
rt
-t
im
e
 (
h
a
lf
).
 W
e
 

e
n
v
is
a
g
e
 e
x
te
n
d
in
g
 h
is
 p
o
s
t 
to
 a
 f
u
ll
 t
im
e
 o
n
e
 w
h
e
n
 w
e
 s
ta
rt
 t
h
e
 T
H
I 
(A
p
ri
l 

2
0
0
9
).
 T
h
e
 n
e
w
 C
o
n
s
e
rv
a
ti
o
n
 O
ff
ic
e
r 
w
il
l 
p
ro
je
c
t 
m
a
n
a
g
e
 t
h
e
 w
o
rk
. 

A
d
d
it
io
n
a
l 
h
e
lp
 i
s
 a
v
a
il
a
b
le
 t
h
ro
u
g
h
 t
h
e
 S
tr
a
th
c
ly
d
e
 B
u
il
d
in
g
 P
re
s
e
rv
a
ti
o
n
 

T
ru
s
t.
 S
e
e
 a
ls
o
 t
h
e
 P
ro
je
c
t 
M
a
n
a
g
e
m
e
n
t 
S
tr
u
c
tu
re
 (
b
e
lo
w
).
 

W
h
a
t 
o
n
g
o
in
g
 r
e
s
o
u
r
c
e
s
 w
il
l 
b
e
 u
s
e
d
?
 

B
o
th
 
s
c
h
e
m
e
s
 
u
s
u
a
ll
y
 
in
v
o
lv
e
 
a
n
 
in
te
rv
e
n
ti
o
n
 
ra
te
 
o
f 
5
0
%
 
b
y
 
th
e
 
m
a
jo
r 

fu
n
d
e
r 
w
it
h
 
th
e
 
lo
c
a
l 
a
u
th
o
ri
ty
 
d
e
v
e
lo
p
in
g
 
a
 
p
a
c
k
a
g
e
 
o
f 
p
a
rt
n
e
rs
h
ip
 

fu
n
d
in
g
. 
 

C
o
n
s
e
rv
a
ti
o
n
 A
re
a
 R
e
g
e
n
e
ra
ti
o
n
 S
c
h
e
m
e
 (
C
A
R
S
) 

H
is
to
ri
c
 S
c
o
tl
a
n
d
 
 

 
£
3
8
5
,0
0
0
 

A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
 
 

£
2
0
0
,0
0
0
 

H
IE
 A
I  

 
 

 
£
1
0
0
,0
0
0
 

S
h
o
rt
fa
ll
 

 
 

 
£
8
5
,0
0
0
 

T
o
w
n
s
c
a
p
e
 H
e
ri
ta
g
e
 I
n
it
ia
ti
v
e
 (
T
H
I)
 

H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
 

 
£
7
0
0
,0
0
0
 

C
A
R
S
 (
a
s
 a
b
o
v
e
) 
 

 
£
6
5
8
,0
0
0
 

S
h
o
rt
fa
ll
 

 
 

 
£
4
2
,0
0
0
 

W
e
 h
o
p
e
 t
o
 m
e
e
t 
th
e
 s
h
o
rt
fa
ll
(s
) 
w
it
h
 L
E
A
D
E
R
 f
u
n
d
in
g
 f
o
r 
s
p
e
c
if
ic
 

e
le
m
e
n
ts
 o
f 
th
e
 p
ro
je
c
t 
b
u
t 
h
a
v
e
 n
o
t 
b
e
e
n
 a
b
le
 t
o
 p
ro
c
e
e
d
 b
e
c
a
u
s
e
 o
f 
th
e
 

d
e
la
y
 i
n
 l
a
u
n
c
h
in
g
 t
h
e
 n
e
w
 L
E
A
D
E
R
. 
  

O
n
 t
h
e
 f
a
c
e
 o
f 
it
 w
e
 h
a
v
e
 a
n
 a
d
e
q
u
a
te
 f
u
n
d
in
g
 s
tr
e
a
m
 w
it
h
 o
n
ly
 m
in
o
r 

s
h
o
rt
fa
ll
s
. 
H
o
w
e
v
e
r,
 o
n
 c
lo
s
e
r 
in
s
p
e
c
ti
o
n
, 
it
 i
s
 a
p
p
a
re
n
t 
th
a
t 
th
e
 g
e
a
ri
n
g
 

le
v
e
l 
fo
r 
th
is
 £
1
.4
m
 p
ro
je
c
t 
w
it
h
 a
n
 i
n
v
e
s
tm
e
n
t 
o
f 
o
n
ly
 £
2
0
0
,0
0
0
 f
ro
m
 t
h
e
 

lo
c
a
l 
a
u
th
o
ri
ty
 i
s
 t
o
o
 g
o
o
d
 t
o
 b
e
 t
ru
e
. 
T
h
e
 d
if
fi
c
u
lt
y
 i
s
 t
h
a
t 
w
e
 w
il
l 
h
a
v
e
 

s
p
e
n
t 
a
 l
o
t 
o
f 
th
e
 C
A
R
S
 f
u
n
d
in
g
 b
e
fo
re
 t
h
e
 T
H
I 
c
o
m
e
s
 o
n
 s
tr
e
a
m
. 
If
 t
h
e
 

C
A
R
S
 i
s
 s
u
c
c
e
s
s
fu
l 
w
e
 w
il
l 
h
a
v
e
 v
e
ry
 l
it
tl
e
 m
a
tc
h
 f
u
n
d
in
g
 a
v
a
il
a
b
le
 f
o
r 
th
e
 

T
H
I 
b
y
 t
h
e
 t
im
e
 i
t 
c
o
m
e
s
 o
n
 s
tr
e
a
m
 i
n
 2
0
0
9
. 

B
o
th
 s
c
h
e
m
e
s
 a
re
 5
-y
e
a
r 
p
ro
je
c
ts
 m
a
d
e
 u
p
 o
f 
3
 y
e
a
rs
 o
f 
o
ff
e
r 
a
n
d
 s
p
e
n
d
 

p
lu
s
 2
 f
u
rt
h
e
r 
y
e
a
rs
 o
f 
s
p
e
n
d
. 
H
o
w
 t
h
e
 t
w
o
 s
c
h
e
m
e
s
 f
it
 t
o
g
e
th
e
r 
is
 a
s
 

fo
ll
o
w
s
: 

 
 

 
C
A
R
S
  

 
 

 
T
H
I
 

2
0
0
6
/7
 

 
D
e
v
e
lo
p
 

2
0
0
7
/8
 

 
Y
e
a
r 
1
 o
ff
e
r 
a
n
d
 s
p
e
n
d
 
 

B
id
 

 
4
0
 

2
0
0
8
/9
 

 
Y
e
a
r 
2
 o
ff
e
r 
a
n
d
 s
p
e
n
d
 
 

D
e
v
e
lo
p
 

2
0
0
9
/1
0
 

 
F
in
a
l 
y
e
a
r 
o
f 
o
ff
e
r 
&
 3
rd
 o
f 
s
p
e
n
d
 Y
e
a
r 
1
 o
ff
e
r 
a
n
d
 s
p
e
n
d
 

2
0
0
1
0
/1
1
 
 

4
th
 y
e
a
r 
o
f 
s
p
e
n
d
 
 

 
Y
e
a
r 
2
 o
ff
e
r 
a
n
d
 s
p
e
n
d

 
 

2
0
1
1
/1
2
 

 
la
s
t 
y
e
a
r 
o
f 
s
p
e
n
d
 
 

 
F
in
a
l 
y
e
a
r 
o
f 
o
ff
e
r 
&
 
3
rd
 o
f 

s
p
e
n
d
 

2
0
1
2
/1
3
 

 
 

 
 

 
 

4
th
 y
e
a
r 
o
f 
s
p
e
n
d
 

2
0
1
3
/1
4
 

 
 

 
 

 
 

la
s
t 
y
e
a
r 
o
f 
s
p
e
n
d
 

T
h
e
 a
b
o
v
e
 t
a
b
le
 s
h
o
w
s
 t
h
a
t 
w
e
 w
il
l 
b
e
 a
b
le
 t
o
 o
ff
e
r 
g
ra
n
t 
u
n
d
e
r 
b
o
th
 t
h
e
 

C
A
R
S
 a
n
d
 T
H
I 
fo
r 
o
n
ly
 o
n
e
 y
e
a
r 
(2
0
0
9
/1
0
).
  

 W
h
il
e
 w
e
 h
a
v
e
 a
s
k
e
d
 H
is
to
ri
c
 S
c
o
tl
a
n
d
 i
f 
th
e
y
 w
il
l 
p
ro
v
id
e
 f
u
rt
h
e
r 
fu
n
d
in
g
 

a
n
d
 e
x
te
n
d
 b
y
 o
n
e
 y
e
a
r 
th
e
 o
ff
e
r 
p
e
ri
o
d
 f
o
r 
th
e
 C
A
R
S
, 
th
e
y
 a
re
 u
n
a
b
le
 t
o
 

a
g
re
e
 t
o
 t
h
is
 a
t 
p
re
s
e
n
t 
a
t 
it
 w
il
l 
re
ly
 o
n
 t
h
e
re
 b
e
in
g
 a
d
e
q
u
a
te
 m
o
n
e
y
 

a
v
a
il
a
b
le
 t
o
 f
u
n
d
 a
 f
u
rt
h
e
r 
y
e
a
r 
w
h
e
n
 t
h
e
 t
im
e
 c
o
m
e
s
. 
 

W
h
il
e
 t
h
e
 p
a
c
k
a
g
e
 o
f 
fu
n
d
in
g
 s
h
o
w
n
 a
b
o
v
e
 h
a
s
 b
e
e
n
 a
d
e
q
u
a
te
 t
o
 s
e
c
u
re
 a
 

S
ta
g
e
 1
 p
a
s
s
 f
ro
m
 t
h
e
 H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
 (
p
lu
s
 £
2
5
,0
0
0
 t
o
 d
e
v
e
lo
p
 t
h
e
 

p
ro
je
c
t)
 t
h
e
y
 w
il
l 
n
e
e
d
 t
o
 s
e
e
 a
 m
u
c
h
 m
o
re
 c
lo
s
e
ly
 w
o
rk
e
d
 o
u
t 
p
a
c
k
a
g
e
 o
f 

m
a
tc
h
 f
u
n
d
in
g
 w
h
e
n
 w
e
 s
u
b
m
it
 t
h
e
 S
ta
g
e
 2
 A
c
ti
o
n
 P
la
n
 i
n
 O
c
to
b
e
r 
2
0
0
8
. 
 

In
 a
d
d
it
io
n
 t
o
 t
h
is
 p
ro
b
le
m
 w
it
h
 s
li
p
p
a
g
e
, 
th
e
re
 a
re
 a
 n
u
m
b
e
r 
o
f 
e
le
m
e
n
ts
 

in
 t
h
e
 p
ro
je
c
ts
 (
s
u
c
h
 a
s
 t
h
e
 T
o
w
n
 H
a
ll
 a
n
d
 t
h
e
 C
o
u
rt
 H
o
u
s
e
 i
n
 B
o
lg
a
m
 

S
tr
e
e
t)
 t
h
a
t 
w
il
l 
re
q
u
ir
e
 a
d
d
it
io
n
a
l 
c
a
p
it
a
l 
fu
n
d
in
g
 t
o
 e
n
a
b
le
 f
u
ll
 r
e
p
a
ir
, 
u
p
-

g
ra
d
in
g
 a
n
d
 r
e
-u
s
e
. 
W
h
il
e
 s
o
m
e
 o
f 
th
is
 m
ig
h
t 
b
e
 m
e
t 
fr
o
m
 p
ri
v
a
te
 

in
v
e
s
tm
e
n
t,
 w
e
 s
ti
ll
 n
e
e
d
 c
o
n
s
id
e
ra
b
le
 a
d
d
it
io
n
a
l 
fu
n
d
s
 i
f 
th
is
 r
e
g
e
n
e
ra
ti
o
n
 

p
ro
je
c
t 
is
 t
o
 h
a
v
e
 t
h
e
 s
u
c
c
e
s
s
 i
t 
d
e
s
e
rv
e
s
. 
 

In
 t
o
ta
l,
 w
e
 h
a
v
e
 e
s
ti
m
a
te
d
 t
h
a
t 
w
e
 h
a
v
e
 a
 s
h
o
rt
fa
ll
 o
f 
m
a
tc
h
 f
u
n
d
in
g
 t
o
 

d
o
 w
h
a
t 
w
e
 w
a
n
t 
to
 d
o
 u
n
d
e
r 
th
e
 T
H
I 
o
f 
£
8
0
8
,7
5
0
 p
lu
s
 t
h
e
 £
8
5
,0
0
0
 C
A
R
S
 

s
h
o
rt
fa
ll
. 

W
h
il
e
 a
 s
m
a
ll
 p
ro
p
o
rt
io
n
 o
f 
w
h
ic
h
 c
a
n
 p
o
s
s
ib
ly
 b
e
 m
e
t 
w
it
h
 t
h
e
 h
e
lp
 o
f 

L
E
A
D
E
R
, 
a
n
d
 t
h
e
 A
rt
s
 C
o
u
n
c
il
 m
a
y
 b
e
 a
b
le
 t
o
 h
e
lp
 f
u
n
d
 a
n
 a
rt
s
-r
e
la
te
d
 

p
ro
je
c
t 
fo
r 
th
e
 T
o
w
n
 H
a
ll
 o
r 
B
o
lg
a
m
 S
tr
e
e
t 
C
o
u
rt
 H
o
u
s
e
, 
th
e
 o
n
ly
 o
th
e
r 

p
o
te
n
ti
a
l 
s
o
u
rc
e
 o
f 
e
x
te
rn
a
l 
fu
n
d
in
g
 i
s
 I
n
te
rr
e
g
 I
V
. 
W
e
 d
o
 h
a
v
e
 s
o
m
e
 v
e
ry
 

g
o
o
d
 c
o
n
ta
c
ts
 w
it
h
 N
o
rt
h
e
rn
 I
re
la
n
d
 i
n
 C
a
m
p
b
e
lt
o
w
n
 a
n
d
 c
a
n
 f
in
d
 p
a
rt
n
e
rs
 

s
o
u
th
 o
f 
th
e
 b
o
rd
e
r 
a
n
d
 w
il
l 
u
s
e
 t
h
e
s
e
 a
s
 p
a
rt
 o
f 
o
u
r 
L
E
A
D
E
R
 b
id
s
. 
T
h
e
 

3
5
%
 L
E
A
D
E
R
 f
u
n
d
in
g
 f
o
r 
th
e
 ‘
S
h
o
p
 f
o
r 
b
a
s
e
’ 
p
ro
g
ra
m
m
e
 t
o
 h
e
lp
 w
it
h
 s
h
o
p
 

fo
n
t 
re
n
o
v
a
ti
o
n
 a
n
d
 s
e
t 
u
p
 c
o
s
ts
 o
f 
th
e
 s
c
h
e
m
e
 w
il
l 
b
e
 e
x
a
m
in
e
d
, 

h
o
w
e
v
e
r,
 t
h
e
s
e
 o
p
p
o
rt
u
n
it
ie
s
 h
a
v
e
 n
o
t 
y
e
t 
b
e
e
n
 f
u
ll
y
 e
x
p
lo
re
d
. 

In
 a
d
d
it
io
n
, 
a
d
d
in
g
 E
u
ro
p
e
a
n
 f
u
n
d
in
g
 t
o
 t
h
e
 p
o
t 
is
 l
ik
e
ly
 t
o
 v
e
ry
 

c
o
m
p
li
c
a
te
d
 a
n
d
 t
im
e
-c
o
n
s
u
m
in
g
 a
n
d
 w
e
 h
a
v
e
 n
o
 g
u
a
ra
n
te
e
 t
h
a
t 
th
is
 

p
ro
je
c
t 
is
 t
h
e
 b
e
s
t 
fi
t 
fo
r 
A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
’s
 I
n
te
rr
e
g
 I
V
 v
e
n
tu
re
. 

B
e
a
ri
n
g
 i
n
 m
in
d
 t
h
e
 C
o
u
n
c
il
’s
 l
im
it
e
d
 f
in
a
n
c
ia
l 
in
p
u
t 
s
o
 f
a
r 
o
f 
o
n
ly
 

£
2
0
0
,0
0
0
 o
v
e
r 
8
 y
e
a
rs
 f
o
r 
th
e
 C
A
R
S
 a
n
d
 T
H
I,
 t
h
e
 s
u
b
s
ta
n
ti
a
l 
s
o
c
io
-

e
c
o
n
o
m
ic
 n
e
e
d
 i
n
 C
a
m
p
b
e
lt
o
w
n
 a
n
d
 t
h
e
 g
re
a
t 
p
o
te
n
ti
a
l 
o
f 
th
e
 p
ro
je
c
t,
 a
 

c
a
p
it
a
l 
in
je
c
ti
o
n
 o
f 
£
8
0
0
,0
0
0
-£
1
m
 f
o
r 
th
e
 l
if
e
 o
f 
th
e
 T
H
I,
 w
o
u
ld
 s
e
c
u
re
 

c
e
rt
a
in
 s
u
c
c
e
s
s
 f
o
r 
th
is
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t 
re
g
e
n
e
ra
ti
o
n
 p
ro
je
c
t.
 

W
h
a
t 
c
a
p
it
a
l 
fu
n
d
s
 a
r
e
 r
e
q
u
ir
e
d
 f
r
o
m
 t
h
e
 C
o
u
n
c
il
 a
n
d
 o
th
e
r
s
?
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4
1
 

S
e
e
 “
F
u
n
d
in
g
 P
a
c
k
a
g
e
s
” 
(b
e
lo
w
) 

W
h
a
t 
r
e
v
e
n
u
e
 i
m
p
li
c
a
ti
o
n
s
 f
o
ll
o
w
 f
o
r
 t
h
e
 c
o
u
n
c
il
 a
n
d
 o
th
e
r
s
 

(
p
le
a
s
e
 g
iv
e
 t
im
e
 p
r
o
fi
le
 i
f 
a
p
p
r
o
p
r
ia
te
 a
n
d
 d
is
ti
n
g
u
is
h
 m
a
in
 

r
e
c
e
ip
ts
 a
n
d
 e
x
p
e
n
d
it
u
r
e
s
: 
a
 n
e
t 
fi
g
u
r
e
 i
s
 n
o
t 
s
u
it
a
b
le
)
. 

A
ll
 s
ta
ff
 a
n
d
 a
c
c
o
m
m
o
d
a
ti
o
n
 c
o
s
ts
 (
m
a
y
b
e
 r
e
n
ti
n
g
 o
r 
b
u
y
in
g
 a
n
d
 r
e
p
a
ir
in
g
 

a
 s
h
o
p
 o
f 
o
u
r 
o
w
n
),
 p
ri
n
ti
n
g
, 
p
u
b
li
c
it
y
, 
fi
n
a
n
c
ia
l 
a
d
m
in
is
tr
a
ti
o
n
 a
n
d
 o
th
e
r 

c
o
s
ts
 a
s
s
o
c
ia
te
d
 w
it
h
 m
a
n
a
g
in
g
 t
h
e
 s
c
h
e
m
e
 a
re
 b
e
in
g
 p
a
rt
ly
 m
e
t 
b
y
 A
&
B
C
 

a
n
d
 p
a
rt
ly
 b
y
 H
is
to
ri
c
 S
c
o
tl
a
n
d
 (
C
A
R
S
) 
o
r 
th
e
 H
L
F
 (
T
H
I)
. 

A
d
d
it
io
n
a
l 
c
o
m
m
e
n
ts
/
n
o
te
s
 o
n
 c
o
n
ti
n
u
in
g
 v
ia
b
il
it
y
/
s
u
s
ta
in
a
b
il
it
y
. 

A
s
 b
o
th
 t
h
e
 C
A
R
S
 a
n
d
 t
h
e
 T
H
I 
a
re
 t
ri
e
d
 a
n
d
 t
e
s
te
d
 m
o
d
e
ls
 t
h
e
s
e
 t
h
in
g
s
 

a
re
 b
u
il
t 
in
 t
o
 t
h
e
 p
ro
c
e
s
s
. 

W
h
a
t 
c
o
m
m
it
m
e
n
ts
 h
a
v
e
 a
lr
e
a
d
y
 b
e
e
n
 m
a
d
e
 (
b
y
 t
h
e
 C
o
u
n
c
il
 o
r
 

o
th
e
r
 p
a
r
ti
e
s
)
 a
n
d
 t
o
 w
h
o
m
?
 

T
h
e
 C
o
u
n
c
il
 i
s
 f
u
ll
y
 c
o
m
m
it
te
d
 t
o
 b
o
th
 s
c
h
e
m
e
s
. 

I
s
 t
h
e
 C
o
u
n
c
il
’s
 c
o
r
p
o
r
a
te
 (
n
o
t 
in
d
iv
id
u
a
l)
 p
o
li
ti
c
a
l 
c
a
p
it
a
l 
li
k
e
ly
 t
o
 

b
e
 i
n
v
o
lv
e
d
 a
n
d
 h
o
w
?
 

W
e
 h
a
v
e
 a
 p
ro
je
c
t 
s
u
p
p
o
rt
 g
ro
u
p
 (
le
d
 b
y
 A
rl
e
n
e
 C
u
ll
u
m
 t
h
e
 f
u
n
d
in
g
 

o
ff
ic
e
r)
 t
h
a
t 
w
il
l 
b
e
 u
s
e
d
 w
h
e
n
 r
e
q
u
ir
e
d
 

T
im

in
g
 

P
le
a
s
e
 p
r
o
v
id
e
 a
n
 a
p
p
r
o
p
r
ia
te
 s
c
h
e
d
u
le
, 
in
c
lu
d
in
g
 b
o
th
 a
n
y
 

d
e
v
e
lo
p
m
e
n
t 
ti
m
e
 a
n
d
 t
h
e
 t
im
e
 s
p
a
n
 o
v
e
r
 w
h
ic
h
 a
n
y
 f
a
c
il
it
y
 w
il
l 

o
p
e
r
a
te
 a
n
d
 o
v
e
r
 w
h
ic
h
 b
e
n
e
fi
ts
 w
il
l 
b
e
 d
e
li
v
e
r
e
d
. 

W
o
rk
 p
ro
g
ra
m
m
e
 w
il
l 
b
e
 a
v
a
il
a
b
le
 a
t 
th
e
 i
n
te
rv
ie
w
s
 

A
r
e
 t
h
e
r
e
 a
n
y
 e
x
te
r
n
a
l 
c
o
n
s
tr
a
in
ts
 o
n
 e
it
h
e
r
 c
o
m
m
e
n
c
e
m
e
n
t 
o
r
 

c
o
m
p
le
ti
o
n
 o
f 
th
e
 p
r
o
je
c
t?
 

R
is
k
 a
s
s
e
s
s
m
e
n
t 
w
il
l 
ta
k
e
 p
la
c
e
 t
h
ro
u
g
h
o
u
t 
th
e
 p
ro
c
e
s
s
. 
W
e
 h
a
v
e
 r
e
c
e
n
tl
y
 

o
v
e
rc
o
m
e
 o
n
e
 o
f 
o
u
r 
b
ig
g
e
s
t 
ri
s
k
s
 a
n
d
 a
re
 c
o
n
fi
d
e
n
t 
th
a
t 
p
ro
g
re
s
s
 c
a
n
 

n
o
w
 b
e
 m
a
d
e
 w
it
h
 c
o
n
fi
d
e
n
c
e
  
 

S
tr

a
te

g
ic

 f
it

 a
n
d
 e

x
te

r
n
a
li
ti

e
s
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
im
p
a
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 s
ta
tu
to
r
y
 

o
b
li
g
a
ti
o
n
s
?
 

H
ig
h
 l
e
v
e
l 
o
f 
c
o
m
m
u
n
it
y
 e
n
g
a
g
e
m
e
n
t 

P
re
s
e
rv
e
s
 a
n
d
 e
n
h
a
n
c
e
s
 t
h
e
 c
o
n
s
e
rv
a
ti
o
n
 a
re
a
 

W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 l
o
c
a
l 
p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

T
h
e
 l
o
c
a
l 
p
la
n
 c
o
m
m
it
s
 u
s
 t
o
 p
ro
d
u
c
in
g
 c
o
m
p
re
h
e
n
s
iv
e
 C
o
n
s
e
rv
a
ti
o
n
 A
re
a
 

A
p
p
ra
is
a
ls
 w
h
ic
h
 i
s
 p
a
rt
 o
f 
th
e
 T
H
I 
d
e
v
e
lo
p
m
e
n
t 

P
re
s
e
rv
e
s
 a
n
d
 e
n
h
a
n
c
e
s
 t
h
e
 c
o
n
s
e
rv
a
ti
o
n
 a
re
a
 

W
h
a
t 
a
r
e
 t
h
e
 r
e
le
v
a
n
t 
p
a
r
ts
 o
f 
th
e
 s
tr
u
c
tu
r
e
 p
la
n
 a
n
d
 h
o
w
 d
o
e
s
 t
h
e
 

p
r
o
je
c
t 
fi
t?
 

P
re
s
e
rv
e
s
 a
n
d
 e
n
h
a
n
c
e
s
 t
h
e
 c
o
n
s
e
rv
a
ti
o
n
 a
re
a
 

 
4
2
 

H
o
w
 w
o
u
ld
 y
o
u
 d
e
s
c
r
ib
e
 t
h
e
 f
it
 w
it
h
 t
h
e
 C
o
u
n
c
il
’s
 f
u
n
d
a
m
e
n
ta
l 

o
b
je
c
ti
v
e
s
 a
n
d
 i
ts
 C
o
r
p
o
r
a
te
 P
la
n
?
 

V
ib
ra
n
t 
c
o
m
m
u
n
it
ie
s
 

M
A
K
I 
A
re
a
 S
tr
a
te
g
y
 2
0
0
8
 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 G
o
v
e
r
n
m
e
n
t’
s
 s
ta
te
d
 

o
b
je
c
ti
v
e
s
 o
f 
 

W
e
a
lt
h
ie
r
 a
n
d
 f
a
ir
e
r
/
 S
m
a
r
te
r
/
 S
a
fe
r
 a
n
d
 s
tr
o
n
g
e
r
/
 G
r
e
e
n
e
r
?
 

V
e
ry
 w
e
ll
. 

H
o
w
 d
o
e
s
 t
h
e
 p
r
o
je
c
t 
a
li
g
n
 w
it
h
 t
h
e
 o
b
je
c
ti
v
e
s
 o
f 
o
th
e
r
s
 

(
in
d
iv
id
u
a
ls
 o
r
 o
r
g
a
n
is
a
ti
o
n
s
)
 a
n
d
 t
h
e
ir
 s
ta
te
d
 p
o
li
c
ie
s
 a
n
d
 

in
te
n
ti
o
n
s
?
 

P
e
rf
e
c
t 
fi
t 
w
it
h
 H
is
to
ri
c
 S
c
o
tl
a
n
d
 a
n
d
 t
h
e
 H
L
F
 

P
a
rt
n
e
rs
h
ip
 w
o
rk
in
g
 w
it
h
 H
IE
(A
I)
 –
 c
o
n
s
tr
u
c
ti
o
n
 s
k
il
ls
 a
n
d
 r
e
m
o
v
in
g
 

d
e
re
li
c
ti
o
n
 i
n
 t
o
w
n
 c
e
n
tr
e
. 

C
o
m
m
u
n
it
ie
s
 S
c
o
tl
a
n
d
, 
A
C
H
A
 &
 F
y
n
e
 H
o
m
e
s
 a
ll
 f
it
 w
e
ll
 o
n
 h
o
u
s
in
g
, 

fa
c
to
ri
n
g
 a
n
d
 m
a
in
te
n
a
n
c
e
. 

A
ls
o
, 
s
e
e
 b
o
d
ie
s
 i
n
v
o
lv
e
d
 i
n
 t
h
e
 M
a
n
a
g
e
m
e
n
t 
S
tr
u
c
tu
re
. 

H
o
w
 d
o
e
s
 t
h
is
 p
r
o
je
c
t 
in
te
r
a
c
t 
w
it
h
 o
th
e
r
 p
r
o
je
c
ts
 (
p
le
a
s
e
 i
n
d
ic
a
te
 

if
 t
h
o
s
e
 p
r
o
je
c
ts
 a
r
e
 a
ls
o
 p
a
r
t 
o
f 
th
e
 C
H
O
R
D
 p
r
o
je
c
t)
?
 

T
h
e
 p
ro
p
o
s
e
d
 T
H
I 
a
re
a
 i
s
 p
a
rt
 o
f 
th
e
 K
in
lo
c
h
 R
o
a
d
 A
F
A
. 
T
h
is
 e
x
p
a
n
d
s
 t
h
e
 

o
p
p
o
rt
u
n
it
ie
s
 a
v
a
il
a
b
le
 f
o
r 
a
c
ti
o
n
  

T
h
is
 t
o
w
n
 c
e
n
tr
e
 r
e
g
e
n
e
ra
ti
o
n
 p
ro
je
c
t 
is
 a
 c
o
m
p
o
n
e
n
t 
p
a
rt
 o
f 
re
a
li
s
in
g
 t
h
e
 

v
is
io
n
 s
e
t 
o
u
t 
in
 t
h
e
 y
e
ll
o
w
b
o
o
k
 s
tu
d
y
. 

M
a
n
a
g
e
m

e
n
t 

a
n
d
 m

o
n
it

o
r
in

g
 

W
h
a
t 
fo
r
m
a
l 
a
p
p
r
a
is
a
l 
s
te
p
s
 w
il
l 
b
e
 r
e
q
u
ir
e
d
, 
b
y
 w
h
o
m
 a
n
d
 w
h
e
n
?
 

S
e
e
 W
o
rk
 P
ro
g
ra
m
m
e
 (
to
 b
e
 a
v
a
il
a
b
le
 a
t 
th
e
 i
n
te
rv
ie
w
) 

W
h
a
t 
p
r
o
c
e
d
u
r
e
s
 a
r
e
 r
e
q
u
ir
e
d
 t
o
 m
a
n
a
g
e
 t
h
e
 p
r
o
je
c
t?
 

S
e
e
 W
o
rk
 P
ro
g
ra
m
m
e
 (
to
 b
e
 a
v
a
il
a
b
le
 a
t 
th
e
 i
n
te
rv
ie
w
) 

W
h
o
 s
h
o
u
ld
 b
e
a
r
 w
h
a
t 
r
e
s
p
o
n
s
ib
il
it
ie
s
 a
n
d
 h
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 

a
n
s
w
e
r
a
b
le
?
 

S
e
e
 M
a
n
a
g
e
m
e
n
t 
S
tr
u
c
tu
re
 d
ia
g
ra
m
 (
to
 b
e
 a
v
a
il
a
b
le
 a
t 
th
e
 i
n
te
rv
ie
w
) 

W
h
a
t 
a
r
e
 t
h
e
 m
a
in
 r
is
k
s
 t
o
 t
h
e
 p
r
o
je
c
t?
 

F
in
a
n
c
ia
l 
–
 w
e
 m
a
y
 n
o
t 
b
e
 a
b
le
 t
o
 f
in
d
 a
d
e
q
u
a
te
 m
a
tc
h
 f
u
n
d
in
g
 t
o
 m
a
k
e
 

th
e
 T
H
I 
A
c
ti
o
n
 P
la
n
 w
o
rk
a
b
le
 (
to
 b
e
 s
u
b
m
it
te
d
 O
c
to
b
e
r 
2
0
0
8
).
 S
e
e
 M
a
tc
h
 

F
u
n
d
in
g
 p
a
p
e
r 
b
e
lo
w
 

H
o
w
 s
h
o
u
ld
 t
h
e
y
 b
e
 r
e
d
u
c
e
d
?
 

B
y
 i
n
c
re
a
s
e
d
 c
a
p
it
a
l 
c
o
m
m
it
m
e
n
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
 

H
o
w
 s
h
o
u
ld
 t
h
e
 C
o
u
n
c
il
 m
o
n
it
o
r
 t
h
e
 p
r
o
g
r
e
s
s
 o
f 
th
e
 p
r
o
je
c
t?
  
W
h
a
t 

w
a
r
n
in
g
 c
a
n
 i
t 
r
e
c
e
iv
e
 i
f 
th
e
 p
r
o
je
c
t 
is
 g
o
in
g
 o
ff
-t
r
a
c
k
 a
n
d
 h
o
w
 w
il
l 

it
 t
a
k
e
 c
o
r
r
e
c
ti
v
e
 s
te
p
s
?
 

Q
u
a
rt
e
rl
y
 r
e
p
o
rt
s
 a
n
d
 a
n
n
u
a
l 
re
v
ie
w
s
 w
it
h
 m
a
in
 f
u
n
d
e
rs
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T
h
e
 s
te
e
ri
n
g
 g
ro
u
p
 w
il
l 
a
ls
o
 m
o
n
it
o
r 

W
h
e
n
 w
il
l 
th
e
 C
o
u
n
c
il
 b
e
 a
b
le
 t
o
 w
it
h
d
r
a
w
 f
r
o
m
 t
h
e
 p
r
o
je
c
t 
a
n
d
 

le
a
v
e
 i
t 
to
 i
ts
 o
w
n
 d
e
v
ic
e
s
?
 

W
e
 w
il
l 
b
e
 d
e
v
is
in
g
 a
n
 e
x
it
 s
tr
a
te
g
y
. 
S
o
m
e
 o
f 
th
e
 s
u
b
-g
ro
u
p
s
 m
a
y
 w
e
ll
 

c
o
n
ti
n
u
e
 a
n
d
 m
a
y
 r
e
q
u
ir
e
 s
o
m
e
 s
ta
ff
 r
e
s
o
u
rc
e
. 

W
h
e
n
 w
il
l 
th
e
 p
r
o
je
c
t 
te
r
m
in
a
te
?
 

2
0
1
4
 

H
o
w
 a
n
d
 b
y
 w
h
a
t 
c
r
it
e
r
ia
 s
h
o
u
ld
 t
h
e
 p
r
o
je
c
t 
b
e
 e
v
a
lu
a
te
d
?
  
W
h
a
t 

a
r
e
 t
h
e
 r
ig
h
t 
ti
m
e
s
 f
o
r
 e
v
a
lu
a
ti
o
n
?
 

H
is
to
ri
c
 S
c
o
tl
a
n
d
 h
a
s
 a
 l
is
t 
o
f 
c
ri
te
ri
a
 b
u
t 
th
is
 i
s
 l
ik
e
ly
 t
o
 b
e
 r
e
v
ie
w
e
d
. 

T
h
e
 H
L
F
 i
s
 e
n
g
a
g
e
d
 u
p
o
n
 a
 U
K
-w
id
e
 e
v
a
lu
a
ti
o
n
 o
f 
th
e
 f
ir
s
t 
1
0
 y
e
a
rs
 o
f 

T
H
Is
. 
T
h
e
 r
e
s
u
lt
s
 o
f 
th
is
 w
il
l 
b
e
 r
o
ll
e
d
 o
u
t 
to
 a
c
ti
v
e
 T
H
Is
. 
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A
ll
 o
f 
th
e
 p
ro
je
c
ts
 i
n
 t
h
e
 C
a
m
p
b
e
lt
o
w
n
 O
u
tl
in
e
 B
u
s
in
e
s
s
 C
a
s
e
s
 h
a
v
e
 b
e
e
n
 

c
o
n
s
id
e
re
d
 b
y
 t
h
e
 H
e
a
d
 o
f 
P
la
n
n
in
g
 a
t 
A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
, 
A
n
g
u
s
 

G
il
m
o
u
r 
w
h
o
 h
a
s
 c
o
n
fi
rm
e
d
 t
h
a
t 
th
e
re
 a
re
 n
o
 s
tr
a
te
g
ic
 d
e
v
e
lo
p
m
e
n
t 
p
la
n
 

o
r 
la
n
d
 u
s
e
 i
s
s
u
e
s
 w
h
ic
h
 w
o
u
ld
 r
e
p
re
s
e
n
t 
a
 f
u
n
d
a
m
e
n
ta
l 
c
o
n
s
tr
a
in
t 
o
n
 t
h
e
 

d
e
li
v
e
ry
 o
f 
th
e
 l
is
t 
o
f 
p
ro
je
c
ts
 a
s
s
o
c
ia
te
d
 w
it
h
 e
a
c
h
 o
f 
th
e
 O
u
tl
in
e
 B
u
s
in
e
s
s
 

C
a
s
e
s
. 
H
o
w
e
v
e
r 
in
d
iv
id
u
a
l 
p
ro
je
c
ts
 w
il
l 
h
a
v
e
 t
o
 b
e
 t
h
e
 s
u
b
je
c
t 
o
f 
p
la
n
n
in
g
 

a
p
p
li
c
a
ti
o
n
s
 w
h
ic
h
 w
il
l 
b
e
 s
u
b
je
c
t 
to
 t
h
e
 “
d
u
e
 p
la
n
n
in
g
 p
ro
c
e
s
s
” 
a
n
d
 w
il
l 

h
a
v
e
 t
o
 a
d
d
re
s
s
 a
ll
 m
a
te
ri
a
l 
p
la
n
n
in
g
 c
o
n
s
id
e
ra
ti
o
n
s
. 

A
r
g
y
ll
 a

n
d
 B

u
te

 S
tr

u
c
tu

r
e
 P

la
n
 2

0
0
2
 

T
h
e
 A
rg
y
ll
 a
n
d
 B
u
te
 S
tr
u
c
tu
re
 P
la
n
 2
0
0
2
 i
d
e
n
ti
fi
e
s
 a
s
 o
n
e
 o
f 
it
s
 s
e
v
e
n
 

s
tr
a
te
g
ic
 i
s
s
u
e
s
; 

“p
ro
m
o
ti
n
g
 r
e
g
e
n
e
ra
ti
o
n
 a
n
d
 e
c
o
n
o
m
ic
a
ll
y
 f
o
c
u
s
e
d
 i
n
it
ia
ti
v
e
s
 f
o
r 
th
e
 

w
e
s
t 
a
n
d
 t
h
e
 i
s
la
n
d
s
 a
n
d
 p
e
n
in
s
u
la
r 
a
re
a
s
 o
f 
A
rg
y
ll
 a
n
d
 B
u
te
, 

in
c
lu
d
in
g
 t
h
e
 K
in
ty
re
 p
e
n
in
s
u
la
s
 a
n
d
 C
a
m
p
b
e
lt
o
w
n
.”
 

“ 
e
x
p
lo
it
in
g
 t
h
e
 p
o
te
n
ti
a
l 
o
f 
th
e
 F
ir
th
 o
f 
C
ly
d
e
 t
o
 b
e
 t
h
e
 f
o
c
u
s
 f
o
r 

tr
a
n
s
-C

ly
d
e
 r
a
p
id
 t
ra
n
s
it
 o
p
p
o
rt
u
n
it
ie
s
” 

 In
 a
d
d
it
io
n
 S
c
h
e
d
u
le
 4
 o
f 
th
e
 S
tr
u
c
tu
re
 P
la
n
 l
is
ts
 t
h
e
 o
p
p
o
rt
u
n
it
y
 t
o
 

p
ro
m
o
te
 a
n
 a
c
ti
o
n
 p
ro
g
ra
m
m
e
 f
o
r;
 

“C
a
m
p
b
e
lt
o
w
n
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w

a
te
rf
ro
n
t:
 t
o
 i
n
c
lu
d
e
 c
o
n
s
id
e
ra
ti
o
n
 

o
f 
re
d
e
v
e
lo
p
m
e
n
t 
a
re
a
s
 a
n
d
 a
re
a
s
 t
o
 s
u
p
p
o
rt
 t
h
e
 e
x
p
a
n
s
io
n
 a
n
d
 

a
tt
ra
c
ti
o
n
 o
f 
C
a
m
p
b
e
lt
o
w
n
 f
o
r 
e
m
p
lo
y
m
e
n
t-
le
d
 i
n
v
e
s
tm

e
n
t.
  

D
ia
g
ra
m
 5
 o
f 
th
e
 S
tr
u
c
tu
re
 P
la
n
 s
e
ts
 o
u
t 
th
e
 o
b
je
c
ti
v
e
s
 f
o
r 
to
u
ri
s
m
 

in
fr
a
s
tr
u
c
tu
re
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
 a
n
d
 K
in
ty
re
 i
s
 w
it
h
in
 a
 T
o
u
ri
s
m
 

D
e
v
e
lo
p
m
e
n
t 
A
re
a
. 

A
ll
 o
f 
th
e
 p
ro
je
c
ts
 i
n
 t
h
e
 C
a
m
p
b
e
lt
o
w
n
 O
B
C
 a
re
 t
h
e
re
fo
re
 c
o
m
p
li
a
n
t 
w
it
h
 

th
e
 S
tr
u
c
tu
re
 P
la
n
. 

A
r
g
y
ll
 a

n
d
 B

u
te

 M
o
d
if

ie
d
 F

in
a
li
s
e
d
 D

r
a
ft

 L
o
c
a
l 
P

la
n
 J

u
n
e
 2

0
0
6
 

T
h
e
 A
rg
y
ll
 a
n
d
 B
u
te
 M
o
d
if
ie
d
 F
in
a
li
s
e
d
 D
ra
ft
 L
o
c
a
l 
P
la
n
 J
u
n
e
 2
0
0
6
 s
e
ts
 o
u
t 

P
o
li
c
y
 L
P
 E
N
V
 1
3
 (
a
) 
in
 r
e
la
ti
o
n
 t
o
 d
e
v
e
lo
p
m
e
n
t 
a
ff
e
c
ti
n
g
 l
is
te
d
 b
u
il
d
in
g
s
 

a
n
d
 t
h
e
ir
 s
e
tt
in
g
s
. 
 

P
o
li
c
y
 L
P
 T
R
A
N
 8
 o
n
 P
ie
rs
 a
n
d
 H
a
rb
o
u
rs
, 
e
n
c
o
u
ra
g
e
s
 d
e
v
e
lo
p
m
e
n
t 
w
it
h
in
 

h
a
rb
o
u
r 
a
re
a
s
 p
ro
v
id
e
d
 t
h
a
t 
s
u
c
h
 d
e
v
e
lo
p
m
e
n
t 
p
ro
m
o
te
s
 t
h
e
 r
e
te
n
ti
o
n
 o
f 

th
e
 h
a
rb
o
u
r 
fo
r 
c
o
m
m
e
rc
ia
l 
m
a
ri
n
e
 u
s
e
s
. 
T
h
e
 p
o
li
c
y
 a
ls
o
 s
u
p
p
o
rt
s
 t
h
e
 

e
n
h
a
n
c
e
m
e
n
t 
a
n
d
 u
p
g
ra
d
in
g
 o
f 
p
ie
rs
, 
la
n
d
in
g
 f
a
c
il
it
ie
s
 a
n
d
 o
th
e
r 
fa
c
il
it
ie
s
 

a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 f
is
h
in
g
 i
n
d
u
s
tr
y
. 
 

A
re
a
 f
o
r 
A
c
ti
o
n
 (
A
F
A
)1
4
/1
 C
a
m
p
b
e
lt
o
w
n
 H
a
rb
o
u
r 
s
e
ts
 o
u
t 
a
 r
a
n
g
e
 o
f 

a
c
ti
o
n
s
 r
e
q
u
ir
e
d
 t
o
 p
ro
m
o
te
 t
h
e
 h
a
rb
o
u
r 
a
re
a
 i
n
c
lu
d
in
g
 m
a
ri
n
a
 p
o
te
n
ti
a
l 

a
n
d
 t
o
 c
o
n
s
id
e
r 
th
e
 i
n
n
e
r 
h
a
rb
o
u
r/
m
a
ri
n
a
 p
o
te
n
ti
a
l 
o
f 
th
e
 i
n
n
e
r 
h
a
rb
o
u
r 

a
re
a
. 
 

M
e
a
n
w
h
il
e
 A
re
a
 f
o
r 
A
c
ti
o
n
 (
A
F
A
)1
4
/2
-1
4
/4
 a
re
 a
ls
o
 r
e
le
v
a
n
t 
to
 t
h
e
 

p
ro
je
c
ts
 b
e
in
g
 p
u
t 
fo
rw
a
rd
 u
n
d
e
r 
th
e
 C
H
O
R
D
 s
c
h
e
m
e
. 
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4
5
 

A
r
g
y
ll
 a

n
d
 B

u
te

 C
o
u
n
c
il
 C

o
r
p
o
r
a
te

 P
la

n
 2

0
0
7
-2

0
1
1
 a

n
d
 B

e
y
o
n
d
 

T
h
e
 C
o
rp
o
ra
te
 P
la
n
 s
e
ts
 o
u
t 
fi
v
e
 s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
s
 o
f 
E
n
v
ir
o
n
m
e
n
t,
 

S
o
c
ia
l 
C
h
a
n
g
e
, 
E
c
o
n
o
m
y
 a
n
d
 O
rg
a
n
is
a
ti
o
n
a
l 
D
e
v
e
lo
p
m
e
n
t.
 T
h
e
 C
h
o
rd
 

p
ro
je
c
ts
 c
o
n
tr
ib
u
te
 t
o
 t
h
e
 k
e
y
 o
b
je
c
ti
v
e
 o
f 
“C
re
a
ti
n
g
 a
n
 a
tt
ra
c
ti
v
e
, 
w
e
ll
 

c
o
n
n
e
c
te
d
 m
o
d
e
rn
 e
c
o
n
o
m
y
”,
 u
n
d
e
r 
th
e
 s
u
b
 t
o
p
ic
 o
f 
“R
e
ju
v
e
n
a
ti
o
n
 o
f 
th
e
 

m
a
in
 t
o
w
n
s
”.
  

T
h
e
 P
la
n
 s
p
e
c
if
ic
a
ll
y
 s
e
ts
 o
u
t 
th
e
 S
tr
a
te
g
ic
 D
e
li
v
e
ry
 T
o
p
ic
 o
f 
W
a
te
rf
ro
n
t 

a
n
d
 T
o
w
n
 C
e
n
tr
e
 R
e
g
e
n
e
ra
ti
o
n
 a
n
d
 o
u
tl
in
e
s
 t
h
e
 t
e
rm
s
 o
f 
th
e
 C
H
O
R
D
 

p
ro
je
c
t.
 

T
h
e
 p
ri
n
c
ip
le
 o
f 
to
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t 
p
ro
je
c
ts
 i
n
 C
a
m
p
b
e
lt
o
w
n
 a
re
 

th
e
re
fo
re
 s
u
p
p
o
rt
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
’s
 C
o
rp
o
ra
te
 P
la
n
. 

T
h
e
 E

c
o
n
o
m

ic
 S

tr
a
te

g
y
 f

o
r
 A

r
g
y
ll
 a

n
d
 t

h
e
 I

s
la

n
d
s
, 
2
0
0
5
 

T
h
e
 E
c
o
n
o
m
ic
 S
tr
a
te
g
y
 f
o
r 
A
rg
y
ll
 a
n
d
 t
h
e
 I
s
la
n
d
s
, 
p
u
b
li
s
h
e
d
 b
y
 t
h
e
 L
o
c
a
l 

E
c
o
n
o
m
ic
 F
o
ru
m
 i
n
 2
0
0
5
 i
d
e
n
ti
fi
e
s
 f
iv
e
 o
b
je
c
ti
v
e
s
: 
g
ro
w
in
g
 b
u
s
in
e
s
s
e
s
; 

m
a
k
in
g
 g
lo
b
a
l 
c
o
n
n
e
c
ti
o
n
s
; 
d
e
v
e
lo
p
in
g
 s
k
il
ls
; 
s
tr
e
n
g
th
e
n
in
g
 c
o
m
m
u
n
it
ie
s
; 

a
n
d
 m
a
k
in
g
 b
e
s
t 
u
s
e
 o
f 
th
e
 e
n
v
ir
o
n
m
e
n
t.
 

A
lt
h
o
u
g
h
 t
h
e
 p
u
b
li
c
a
ti
o
n
 o
f 
th
e
 S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t’
s
 E
c
o
n
o
m
ic
 S
tr
a
te
g
y
 

h
a
s
 m
e
a
n
t 
th
a
t 
th
is
 s
tr
a
te
g
y
 w
il
l 
n
e
e
d
 t
o
 b
e
 r
e
v
is
it
e
d
, 
it
 i
s
 t
h
e
 c
u
rr
e
n
t 

e
c
o
n
o
m
ic
 s
tr
a
te
g
y
 d
o
c
u
m
e
n
t 
fo
r 
th
e
 r
e
g
io
n
 a
n
d
 s
o
 i
ts
 p
ri
o
ri
ti
e
s
 s
ti
ll
 n
e
e
d
 

to
 b
e
 c
o
n
s
id
e
re
d
. 
 

E
a
c
h
 o
b
je
c
ti
v
e
 h
a
s
 a
 n
u
m
b
e
r 
o
f 
p
ri
o
ri
ti
e
s
. 
U
n
d
e
r 
th
e
 ‘
m
a
k
in
g
 g
lo
b
a
l 

c
o
n
n
e
c
ti
o
n
s
’ 
s
tr
a
te
g
ic
 a
im
 a
 s
p
e
c
if
ic
 p
ri
o
ri
ty
 i
s
 ‘
e
n
c
o
u
ra
g
in
g
 m
o
re
 p
e
o
p
le
 

…
 t
o
 l
iv
e
 a
n
d
 w
o
rk
 i
n
 A
rg
y
ll
 a
n
d
 t
h
e
 I
s
la
n
d
s
’.
 

T
h
e
 ‘
s
tr
e
n
g
th
e
n
in
g
 c
o
m
m
u
n
it
ie
s
’ 
p
ri
o
ri
ti
e
s
 i
n
c
lu
d
e
 a
 n
u
m
b
e
r 
o
f 
d
ir
e
c
tl
y
 

re
le
v
a
n
t 
p
ri
o
ri
ti
e
s
 f
o
r 
a
 n
u
m
b
e
r 
o
f 
th
e
 C
a
m
p
b
e
lt
o
w
n
 p
ro
je
c
ts
 s
u
c
h
 a
s
 

‘i
n
v
e
s
tm
e
n
t 
in
 c
o
m
m
u
n
it
y
 a
s
s
e
ts
 a
n
d
 s
e
rv
ic
e
s
 a
n
d
 c
u
lt
u
re
’ 
a
n
d
 

‘e
n
h
a
n
c
e
m
e
n
t 
o
f 
th
e
 q
u
a
li
ty
 o
f 
th
e
 e
n
v
ir
o
n
m
e
n
t 
a
n
d
 c
u
lt
u
re
’.
 T
h
e
 

re
g
e
n
e
ra
ti
o
n
 t
h
ro
u
g
h
 t
h
e
 T
H
I 
a
n
d
 C
A
R
S
 s
c
h
e
m
e
s
 c
o
u
ld
 b
e
 s
e
e
n
 a
s
 

c
o
n
tr
ib
u
ti
n
g
 t
o
 t
h
e
s
e
 o
b
je
c
ti
v
e
s
. 

T
h
e
 s
tr
a
te
g
y
 i
d
e
n
ti
fi
e
s
 a
 n
u
m
b
e
r 
o
f 
a
c
ti
o
n
 t
h
e
m
e
s
. 
O
n
e
, 
‘t
h
e
 e
c
o
n
o
m
ic
 

c
o
a
s
t’
 r
e
c
o
g
n
is
e
s
 t
h
e
 e
c
o
n
o
m
ic
 o
p
p
o
rt
u
n
it
ie
s
 t
o
 b
e
 g
a
in
e
d
 f
ro
m
 t
h
e
 

re
g
io
n
’s
 c
o
a
s
ts
 a
n
d
 l
o
c
h
s
. 
T
h
e
 p
ro
p
o
s
a
ls
 f
o
r 
C
a
m
p
b
e
lt
o
w
n
 m
a
ri
n
a
 w
o
u
ld
 

b
e
 c
o
n
s
is
te
n
t 
w
it
h
 t
h
is
 a
s
p
e
c
t.
  
 

In
 a
d
d
it
io
n
, 
s
e
c
u
ri
n
g
 o
f 
fu
n
d
in
g
 f
o
r 
th
e
 t
o
w
n
 c
o
u
ld
 i
m
p
ro
v
e
 c
o
m
m
u
n
it
y
 

c
o
n
fi
d
e
n
c
e
 i
n
 t
h
e
 f
u
tu
re
, 
w
h
ic
h
 c
u
rr
e
n
tl
y
 a
p
p
e
a
rs
 t
o
 b
e
 p
e
s
s
im
is
ti
c
. 
T
h
is
 

c
h
a
n
g
e
 i
n
 a
tt
it
u
d
e
 a
m
o
n
g
s
t 
th
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 w
o
u
ld
 c
o
n
tr
ib
u
te
 t
o
 t
h
e
 

‘d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 c
o
m
m
u
n
it
y
 s
tr
e
n
g
th
s
, 
le
a
d
e
rs
h
ip
 a
n
d
 c
o
n
fi
d
e
n
c
e
’ 

p
ri
o
ri
ty
. 

C
a
m
p
b
e
lt
o
w
n
 n
o
w
 f
a
ll
s
 i
n
to
 o
n
e
 o
f 
H
IE
’s
 p
ri
o
ri
ty
 ‘
fr
a
g
il
e
’ 
a
re
a
, 
th
e
 o
n
ly
 

o
n
e
 o
f 
th
e
 m
a
in
la
n
d
 C
H
O
R
D
 t
o
w
n
s
 t
o
 d
o
 s
o
. 

C
a
m

p
b
e
lt

o
w

n
 a

n
d
 K

in
ty

r
e
 S

tr
a
te

g
y
 2

0
0
5
 (

Y
e
ll
o
w

 B
o
o
k
)
 

T
h
is
 s
tr
a
te
g
y
 w
a
s
 d
e
v
e
lo
p
e
d
 a
s
 a
 r
e
g
e
n
e
ra
ti
o
n
 s
tr
a
te
g
y
 a
n
d
 a
c
ti
o
n
 p
la
n
 

fo
r 
C
a
m
p
b
e
lt
o
w
n
 a
s
 a
 w
h
o
le
. 
O
n
e
 o
f 
it
s
 k
e
y
 r
e
c
o
m
m
e
n
d
a
ti
o
n
s
 i
s
 f
o
r 
a
 

T
o
w
n
 C
e
n
tr
e
 M
a
s
te
rp
la
n
 i
n
c
lu
d
in
g
 t
h
e
 K
in
lo
c
h
 R
o
a
d
 a
re
a
 a
n
d
 r
e
fe
re
n
c
e
 i
s
 

a
ls
o
 m
a
d
e
 t
o
 t
h
e
 m
a
ri
n
a
 d
e
v
e
lo
p
m
e
n
t.
 

 
4
6
 

C
a
m

p
b
e
lt

o
w

n
 a

n
d
 K

in
ty

r
e
 A

c
ti

o
n
 P

la
n
 

T
h
e
 C
a
m
p
b
e
lt
o
w
n
 a
n
d
 K
in
ty
re
 A
c
ti
o
n
 P
la
n
 d
e
v
e
lo
p
e
d
 o
u
t 
o
f 
th
e
 S
tr
a
te
g
y
 

a
n
d
 h
a
s
 s
ix
 k
e
y
 C
o
u
n
c
il
 s
u
p
p
o
rt
e
d
 p
ro
je
c
ts
 f
ro
m
 w
h
ic
h
 t
h
e
 f
o
u
r 
p
ro
je
c
ts
 

p
ro
m
o
te
d
 b
y
 t
h
e
 P
ro
je
c
t 
B
o
a
rd
 h
a
v
e
 a
ri
s
e
n
. 
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N
a
ti

o
n
a
l 
P

la
n
n
in

g
 F

r
a
m

e
w

o
r
k
 

T
h
e
 f
ir
s
t 
N
a
ti
o
n
a
l 
P
la
n
n
in
g
 F
ra
m
e
w
o
rk
 (
N
P
F
) 
w
a
s
 p
u
b
li
s
h
e
d
 i
n
 A
p
ri
l 
2
0
0
4
. 

It
 s
e
t 
o
u
t 
a
 s
tr
a
te
g
y
 f
o
r 
S
c
o
tl
a
n
d
’s
 d
e
v
e
lo
p
m
e
n
t 
to
 2
0
2
5
, 
p
ro
v
id
in
g
 a
 

n
a
ti
o
n
a
l 
c
o
n
te
x
t 
fo
r 
d
e
v
e
lo
p
m
e
n
t 
p
la
n
s
 a
n
d
 p
la
n
n
in
g
 d
e
c
is
io
n
s
 a
n
d
 h
e
lp
e
d
 

to
 i
n
fo
rm
 t
h
e
 w
id
e
r 
p
ro
g
ra
m
m
e
s
 o
f 
g
o
v
e
rn
m
e
n
t,
 p
u
b
li
c
 a
g
e
n
c
ie
s
 a
n
d
 l
o
c
a
l 

a
u
th
o
ri
ti
e
s
. 

T
h
e
 s
e
c
o
n
d
 N
a
ti
o
n
a
l 
P
la
n
n
in
g
 F
ra
m
e
w
o
rk
 (
N
P
F
2
)1
7
 d
e
v
e
lo
p
s
 t
h
e
 f
ir
s
t 
a
n
d
 

d
e
s
c
ri
b
e
s
 S
c
o
tl
a
n
d
 a
s
 i
t 
is
 i
n
 2
0
0
8
, 
id
e
n
ti
fi
e
s
 k
e
y
 i
s
s
u
e
s
 a
n
d
 d
ri
v
e
rs
 o
f 

c
h
a
n
g
e
, 
s
e
ts
 o
u
t 
a
 v
is
io
n
 t
o
 2
0
3
0
, 
a
n
d
 i
d
e
n
ti
fi
e
s
 p
ri
o
ri
ti
e
s
 a
n
d
 

o
p
p
o
rt
u
n
it
ie
s
 f
o
r 
d
if
fe
re
n
t 
p
a
rt
s
 o
f 
th
e
 c
o
u
n
tr
y
 i
n
 s
p
a
ti
a
l 
p
e
rs
p
e
c
ti
v
e
s
. 
It
 

c
o
n
ta
in
s
 b
o
th
 t
h
e
m
a
ti
c
 a
n
d
 s
p
a
ti
a
l 
p
e
rs
p
e
c
ti
v
e
s
 a
n
d
 f
o
c
u
s
e
s
 s
tr
o
n
g
ly
 o
n
 

p
ri
o
ri
ti
e
s
 f
o
r 
th
e
 i
m
p
ro
v
e
m
e
n
t 
o
f 
in
fr
a
s
tr
u
c
tu
re
 t
o
 s
u
p
p
o
rt
 S
c
o
tl
a
n
d
’s
 l
o
n
g
-

te
rm
 d
e
v
e
lo
p
m
e
n
t.
 

It
 s
h
o
u
ld
 b
e
 b
o
rn
e
 i
n
 m
in
d
 t
h
a
t 
n
a
ti
o
n
a
l 
s
tr
a
te
g
ie
s
 b
y
 t
h
e
ir
 v
e
ry
 n
a
tu
re
 

in
v
a
ri
a
b
ly
 c
o
n
ta
in
 s
o
m
e
th
in
g
 f
o
r 
e
v
e
ry
o
n
e
. 
N
P
F
1
, 
fo
r 
e
x
a
m
p
le
, 
c
o
n
ta
in
s
 

s
o
m
e
 a
d
v
ic
e
 o
n
 e
c
o
n
o
m
ic
 d
e
v
e
lo
p
m
e
n
t 
w
h
ic
h
 i
s
 r
e
le
v
a
n
t 
to
 a
ll
 o
f 
th
e
 

C
H
O
R
D
 p
ro
je
c
ts
. 

A
s
 f
a
r 
a
s
 s
p
a
ti
a
l 
p
la
n
n
in
g
 i
s
 c
o
n
c
e
rn
e
d
, 
th
e
re
 a
re
 t
w
o
 m

a
in
 i
s
s
u
e
s
: 

•
e
n
s
u
ri
n
g
 t
h
a
t 
p
ri
o
ri
ti
e
s
 f
o
r 
e
c
o
n
o
m
ic
 d
e
v
e
lo
p
m
e
n
t 
a
re
 c
h
o
s
e
n
 i
n
 a
 

w
a
y
 w

h
ic
h
 t
a
k
e
s
 a
c
c
o
u
n
t 
o
f 
th
e
 l
o
c
a
ti
o
n
 o
f 
c
o
m
m
u
n
it
ie
s
 w

h
e
re
 t
h
e
 

n
e
e
d
 f
o
r 
re
g
e
n
e
ra
ti
o
n
 a
n
d
 r
e
n
e
w
a
l 
is
 m

o
s
t 
p
re
s
s
in
g
; 
a
n
d
 

•
o
n
c
e
 l
o
n
g
-t
e
rm

 c
o
m
m
it
m
e
n
ts
 t
o
 e
c
o
n
o
m
ic
 d
e
v
e
lo
p
m
e
n
t 
h
a
v
e
 b
e
e
n
 

m
a
d
e
, 
ti
m
e
ly
 i
n
v
e
s
tm

e
n
t 
is
 n
e
e
d
e
d
 t
o
 e
n
s
u
re
 t
h
a
t 
h
a
rd
 t
o
 r
e
a
c
h
 

g
ro
u
p
s
 i
n
 d
is
a
d
v
a
n
ta
g
e
d
 a
re
a
s
 a
re
 p
u
t 
in
 a
 p
o
s
it
io
n
 t
o
 b
e
n
e
fi
t 
fr
o
m
 

th
e
 j
o
b
s
 a
n
d
 o
p
p
o
rt
u
n
it
ie
s
 t
h
a
t 
w
il
l 
b
e
 c
re
a
te
d
. 

N
P
F
1
, 
p
.9
0
 

C
a
m
p
b
e
lt
o
w
n
 r
e
c
e
iv
e
s
 a
 s
p
e
c
if
ic
 m
e
n
ti
o
n
 i
n
 t
h
e
 N
P
F
s
 i
n
 r
e
la
ti
o
n
 t
o
 t
h
e
 

re
s
to
ra
ti
o
n
 o
f 
fe
rr
y
 s
e
rv
ic
e
s
 t
o
 B
a
ll
y
c
a
s
tl
e
 i
n
 N
o
rt
h
e
rn
 I
re
la
n
d
.1
8
 

R
e
fe
re
n
c
e
s
 t
o
 t
h
e
 w
id
e
r 
A
rg
y
ll
 a
n
d
 B
u
te
 a
re
a
 a
re
 r
e
la
ti
v
e
ly
 f
e
w
 a
n
d
 o
ft
e
n
 

p
re
s
e
n
te
d
 i
n
 t
h
e
 c
o
n
te
x
t 
o
f 
e
it
h
e
r 
th
e
 w
id
e
r 
H
ig
h
la
n
d
 a
re
a
 o
r 
th
e
 R
iv
e
r 

C
ly
d
e
 c
o
rr
id
o
r.
 T
h
e
re
 a
re
 n
e
v
e
rt
h
e
le
s
s
 s
e
v
e
ra
l 
a
s
p
e
c
ts
 o
f 
th
e
 N
P
F
 a
n
d
 

N
P
F
2
 t
h
a
t 
th
e
 C
h
o
rd
 p
ro
je
c
ts
 c
a
n
 d
ra
w
 o
n
. 
 

R
e
g
e
n
e
r
a
ti

o
n
 

T
h
e
 N
P
F
s
 a
re
 g
e
n
e
ra
ll
y
 p
o
s
it
iv
e
 a
b
o
u
t 
th
e
 e
c
o
n
o
m
ic
 c
o
n
d
it
io
n
s
 a
n
d
 g
ro
w
th
 

p
o
te
n
ti
a
l 
o
f 
th
e
 A
rg
y
ll
 a
n
d
 B
u
te
 a
re
a
 a
s
 a
 w
h
o
le
1
9
. 
B
o
th
 N
P
F
s
 e
m
p
h
a
s
is
e
 

th
a
t 
s
u
s
ta
in
a
b
le
 g
ro
w
th
 s
h
o
u
ld
 b
e
n
e
fi
t 
a
ll
 p
a
rt
s
 o
f 
S
c
o
tl
a
n
d
2
0
 a
n
d
 f
o
c
u
s
 

h
e
a
v
il
y
 o
n
 t
h
e
 r
o
le
 o
f 
c
o
m
m
u
n
it
y
 l
e
d
 r
e
g
e
n
e
ra
ti
o
n
. 
T
h
e
re
 a
re
 s
e
v
e
ra
l 

re
fe
re
n
c
e
s
 t
o
 s
o
c
ia
l 
c
a
p
it
a
l 
a
n
d
 c
o
m
m
u
n
it
y
 e
n
te
rp
ri
s
e
 a
n
d
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
7

h
tt
p
:/

/w
w

w
.s

c
o
tl
a
n

d
.g

o
v
.u

k
/R

e
s
o
u
rc

e
/D

o
c
/2

0
8

1
7
4

/0
0

5
5
2
1
0

.p
d
f

1
8
 N

P
F

1
 p

a
ra

s
 4

0
 &

 5
2
, 

N
P

F
2
 p

a
ra

s
 1

4
 &

 6
7
 

1
9
 N

P
F

1
 p

a
ra

s
 1

0
 &

 4
0
, 

N
P

F
2
 p

a
ra

 1
8
 

2
0
 N

P
F

2
 p

a
ra

s
 1

4
8
, 
1
5
0
 &

 1
5
8
 

 
4
8
 

e
m
p
o
w
e
rm
e
n
t.
2
1
  
C
o
n
n
e
c
ti
v
it
y
 a
n
d
 e
n
v
ir
o
n
m
e
n
ta
l 
q
u
a
li
ty
 a
re
 t
w
o
 o
f 
th
e
 

N
P
F
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1.6 Marina economics 

Table 10 Marina DCF and projections 
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Table 11 Pontoon Development 145 berth 

Income Growth Factor 2012 on 5%

Running Cost Growth Factor 2.50%

Period  Initial

Capital

Expenditure 

 Less Grant Funding  Gross Income  Running Costs  Interest Charges 

 Exit Value/

Capital

Receipts 

 Net Cash Flow

(IRR Calculation)

 Net Cash Flow

(NPV Calculation)

Comments

2009 Yr 0 1,130,220£          -£                       27,000£              21,770£              -£                1,124,990-£         1,124,990-£          

2010 Yr 1 1,315,080£          28,350£              22,314£              -£                1,309,044-£         1,309,044-£          

2011 Yr 2 29,768£              22,872£              -£                6,895£               6,895£                 

2012 Yr 3 31,256£              23,444£              -£                7,812£               7,812£                 

2013 Yr 4 32,819£              24,030£              -£                8,789£               8,789£                 

2014 Yr 5 34,460£              24,631£              -£                9,829£               9,829£                 

2015 Yr 6 36,183£              25,247£              -£                10,936£             10,936£               

2016 Yr 7 37,992£              25,878£              -£                12,114£             12,114£               

2017 Yr 8 39,891£              26,525£              -£                13,367£             13,367£               

2018 Yr 9 41,886£              27,188£              -£                14,698£             14,698£               

2019 Yr 10 43,980£              27,867£              -£                16,113£             16,113£               

2020 Yr 11 46,179£              28,564£              -£                17,615£             17,615£               

2021 Yr 12 48,488£              29,278£              -£                19,210£             19,210£               

2022 Yr 13 50,913£              30,010£              -£                20,902£             20,902£               

2023 Yr 14 53,458£              30,760£              -£                22,698£             22,698£               

2024 Yr 15 56,131£              31,529£              -£                24,602£             24,602£               

2025 Yr 16 58,938£              32,318£              -£                26,620£             26,620£               

2026 Yr 17 61,884£              33,126£              -£                28,759£             28,759£               

2027 Yr 18 64,979£              33,954£              -£                31,025£             31,025£               

2028 Yr 19 68,228£              34,803£              -£                33,425£             33,425£               

2029 Yr 20 71,639£              35,673£              -£                35,966£             35,966£               

2,445,300£         964,420£            591,780£            -£               -£           2,072,660-£        2,072,660-£         

IRR #DIV/0!

 NPV

(Discount Rate) 
3.50% 2,086,167-£     

NOTES

1. Based on Scott Wilson April 2008 report.

2. Assumes steady income growth per annum(see above)

3.Based on Scott Wilson Report.

4. Assumes that the facility is built in two phases Phase 2 first

5. It is assumed that the inner harbour work can be completed without delay.

Campbeltown

Pontoon Development (145 berth)

TOTAL
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Table 12 Kinloch Road Ex Areas 2 & 4 

Income Growth Factor 2012 on 2.00%

Running Cost Growth Factor 0.00%

Finance Costs 0.00%

Period  Initial

Capital

Expenditure 

 Less Grant/Other 

Funding 
 Gross Income  Running Costs  Interest Charges 

 Exit Value/

Capital

Receipts 

 Net Cash Flow

(IRR Calculation)

 Net Cash Flow

(NPV Calculation)

Comments

2009 Yr 0 4,030,000£          -£                4,030,000-£         4,030,000-£          

2010 Yr 1 4,155,595£          -£                       2,099,866£          -£                2,055,729-£         2,055,729-£          

2011 Yr 2 4,030,000£          -£                       2,099,866£          -£                    -£                1,930,134-£         1,930,134-£          

2012 Yr 3 1,100,000£          -£                       1,500,000£          -£                    -£                400,000£           400,000£             

2013 Yr 4 1,100,000£          -£                       639,000£            -£                    -£                461,000-£           461,000-£             

2014 Yr 5 1,600,000£          -£                       51,200£              -£                    -£                1,548,800-£         1,548,800-£          

2015 Yr 6 -£                    -£                       51,200£              -£                    -£                51,200£             51,200£               

2016 Yr 7 -£                    -£                       53,204£              -£                53,204£             53,204£               

2017 Yr 8 -£                       54,268£              -£                54,268£             54,268£               

2018 Yr 9 -£                       55,353£              -£                55,353£             55,353£               

2019 Yr 10 -£                       56,461£              -£                56,461£             56,461£               

2020 Yr 11 -£                       57,590£              -£                57,590£             57,590£               

2021 Yr 12 -£                       58,742£              -£                58,742£             58,742£               

2022 Yr 13 -£                       59,916£              -£                59,916£             59,916£               

2023 Yr 14 -£                       61,115£              -£                61,115£             61,115£               

2024 Yr 15 62,337£              -£                62,337£             62,337£               

2025 Yr 16 63,584£              -£                63,584£             63,584£               

2026 Yr 17 64,855£              -£                64,855£             64,855£               

2027 Yr 18 66,152£              -£                66,152£             66,152£               

2028 Yr 19 67,476£              -£                67,476£             67,476£               

2029 Yr 20 68,825£              -£                68,825£             68,825£               

16,015,595£       -£                      7,291,009£         -£                   -£               -£           8,724,586-£        8,724,586-£         

IRR #DIV/0!

 NPV

(Discount Rate) 
3.50% 8,297,579-£     

NOTES

1. Estimated Gross cost based on RTP/Colliers report £14.93mn (Ex Council Depot). Plus cost of new Road £500,000. 

2. Assume ACHA are compensated for loss of units estimated to be 6 at cost of £130,000 land value. Estimated only. Assumes other Council land available to ACHA 

3. Assumed ACHA development extends to 30 units. Land take extends to 21% so ACHA loose 6 units.

4. Finance costs are included in the RTP/Colliers report.

5. No provision has been made for site costs (ground or contamination issues).

6. Cost of moving Council Depot £1.1mn

7. Site Assembly Cost £4.155mn. Excludes the Council Depot.

8. Assumes rental growth as shown above.

9. It is assumed that no other Council funding available for road works.

10. Phase 2 is excluded and Phase 3 and 5 are brought forward.

Campbeltown

Kinloch Road (Ex Areas 2 & 4) 

TOTAL
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 c
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ra
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 c
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 p
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c
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c
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 m
a
k
e
 m

a
tr

ix
s
h
o

w
s
 i
n
d
u
s
tr

y
/p

ro
d
u

c
t 

c
o
rr

e
s
p
o
n

d
e
n
c
e

T
a

b
le

 4
 

h
o
u

s
e
h
o
ld

 c
o

n
su

m
p
ti
o
n

T
a

b
le

 5
 

c
o
lle

c
ti
v
e
 c
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c
c
u
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u
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v
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s
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b
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b
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e
 

c
o
n
s
tr
u
c
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o
n
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 m
a
in
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a
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a
b
le
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o
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o
w
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1
.8

.1
 
P

ro
d

u
c
ti

o
n

 

F
o
r 
s
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ti
s
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c
a
l 
p
u
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o
s
e
s
 E
u
ro
p
e
 i
s
 d
iv
id
e
d
 i
n
to
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ie
ra
rc
h
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f 
te
rr
it
o
ri
e
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 N
U
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S
0
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s
u
a
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y
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n
 E
U
 m
e
m
b
e
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 c
o
u
n
tr
y
, 
a
n
d
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U
T
S
1
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a
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r 
re
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o
n
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ti
tu
e
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tr
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e
g
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o
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le
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3
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 b
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e
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n
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. 
  

A
rg
y
ll
 a
n
d
 B
u
te
 c
o
n
s
is
ts
 o
f 
th
re
e
 N
U
T
S
4
 a
re
a
s
: 
 t
h
e
 m
a
in
la
n
d
 p
a
rt
 o
f 
th
e
 f
o
rm
e
r 

A
IE
 a
re
a
, 
th
e
 i
s
la
n
d
 p
a
rt
s
, 
a
n
d
 H
e
le
n
s
b
u
rg
h
 a
n
d
 L
o
m
o
n
d
. 
 T
h
e
s
e
 a
re
 p
a
rt
s
 o
f 

tw
o
 N
U
T
S
 3
 a
re
a
s
: 

Θ
U
K
M
4
3
 L
o
c
h
a
b
e
r,
 S
k
y
e
 a
n
d
 L
o
c
h
a
ls
h
 a
n
d
 A
rg
y
ll
 a
n
d
 t
h
e
 I
s
la
n
d
s
 

Θ
U
K
M
3
1
 E
a
s
t 
a
n
d
 W
e
s
t 
D
u
n
b
a
rt
o
n
s
h
ir
e
, 
H
e
le
n
s
b
u
rg
h
 a
n
d
 L
o
m
o
n
d
 

In
 t
h
e
 D
R
E
A
M
®
 m
o
d
e
l 
G
ro
s
s
 V
a
lu
e
 A
d
d
e
d
 t
o
 N
U
T
S
3
 f
o
r 
th
e
 w
h
o
le
 U
K
 l
e
v
e
l 
is
 

e
s
ti
m
a
te
d
 f
o
r 
1
2
3
 i
n
d
u
s
tr
ie
s
 b
y
 a
n
 i
te
ra
ti
v
e
 p
ro
c
e
s
s
 c
o
n
s
tr
a
in
in
g
 i
n
it
ia
l 

e
s
ti
m
a
te
s
 t
o
 R
e
g
io
n
a
l 
A
c
c
o
u
n
ts
 a
s
 p
u
b
li
s
h
e
d
 f
o
r 
N
U
T
S
1
, 
N
U
T
S
2
 a
n
d
 N
U
T
S
3
 

le
v
e
ls
, 
to
 t
h
e
 A
n
n
u
a
l 
B
u
s
in
e
s
s
 I
n
q
u
ir
y
 (
e
m
p
lo
y
m
e
n
t)
 a
t 
th
e
 4
-d
ig
it
 S
IC
 l
e
v
e
l,
 t
o
 

th
e
 A
n
n
u
a
l 
B
u
s
in
e
s
s
 I
n
q
u
ir
y
 (
fi
n
a
n
c
ia
l)
 a
t 
re
g
io
n
 b
y
 d
iv
is
io
n
 l
e
v
e
l 
a
n
d
 t
h
e
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6
1
 

N
a
ti
o
n
a
l 
A
c
c
o
u
n
ts
 (
S
u
p
p
ly
 a
n
d
 U
s
e
 t
a
b
le
s
).
  
A
d
d
it
io
n
a
l 
d
a
ta
 i
s
 b
ro
u
g
h
t 
to
 b
e
a
r 

in
 S
c
o
tl
a
n
d
, 
N
o
rt
h
e
rn
 I
re
la
n
d
3
8
 a
n
d
 t
h
e
 R
e
p
u
b
li
c
 o
f 
Ir
e
la
n
d
 s
o
 t
h
a
t 
th
e
re
 a
re
 

m
o
re
 t
h
a
n
 a
 d
o
z
e
n
 s
o
u
rc
e
s
. 
 T
h
e
 d
ia
g
ra
m
 o
n
 t
h
e
 f
o
ll
o
w
in
g
 p
a
g
e
 s
e
ts
 o
u
t 
th
e
 

it
e
ra
ti
v
e
 p
ro
c
e
s
s
. 

F
o
r 
th
e
 t
o
w
n
s
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
 w
e
 h
a
v
e
 t
h
e
n
 t
a
k
e
n
 t
h
e
 1
2
3
-i
n
d
u
s
tr
y
 

b
re
a
k
d
o
w
n
 o
f 
e
a
c
h
 N
U
T
S
3
 G
V
A
, 
a
n
d
 d
is
a
g
g
re
g
a
te
d
 i
t 
g
e
o
g
ra
p
h
ic
a
ll
y
 i
n
 l
in
e
 w
it
h
 

e
m
p
lo
y
m
e
n
t.
  
S
p
e
c
ia
l 
c
a
lc
u
la
ti
o
n
s
 a
re
 m
a
d
e
 f
o
r 
a
g
ri
c
u
lt
u
re
 (
e
m
p
lo
y
m
e
n
t 
d
a
ta
 i
s
 

p
a
tc
h
y
) 
a
n
d
 f
o
r 
h
o
u
s
in
g
 (
e
m
p
lo
y
m
e
n
t 
n
o
t 
a
n
 a
p
p
ro
p
ri
a
te
 b
a
s
is
 t
o
 s
p
li
t 
re
n
ts
 

a
n
d
 i
m
p
u
te
d
 r
e
n
ts
).
 

A
 s
im
il
a
r 
p
ro
c
e
d
u
re
 i
s
 f
o
ll
o
w
e
d
 f
o
r 
C
o
m
p
e
n
s
a
ti
o
n
 o
f 
E
m
p
lo
y
e
e
s
, 
a
ls
o
 m
a
k
in
g
 

u
s
e
 o
f 
lo
c
a
l 
d
a
ta
 f
ro
m
 t
h
e
 A
n
n
u
a
l 
S
u
rv
e
y
 o
f 
E
a
rn
in
g
s
 a
n
d
 H
o
u
rs
. 
 T
h
is
 h
a
s
 b
e
e
n
 

u
s
e
d
 t
o
 e
s
ti
m
a
te
 c
o
m
m
u
ti
n
g
 i
n
c
o
m
e
. 

T
h
e
 f
in
a
l 
e
s
ti
m
a
te
s
 a
re
 c
o
n
s
tr
a
in
e
d
 t
o
 t
h
e
 n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts
, 
S
U
T
S
, 
e
v
e
n
 

th
o
u
g
h
 t
h
e
 R
e
g
io
n
a
l 
A
c
c
o
u
n
ts
 m
a
y
 n
o
t 
e
x
a
c
tl
y
 m
a
tc
h
 d
u
e
 t
o
 d
a
ta
 t
im
in
g
 i
s
s
u
e
s
, 

a
n
d
 A
B
I 
fr
e
q
u
e
n
tl
y
 i
s
 s
ig
n
if
ic
a
n
tl
y
 d
if
fe
re
n
t.
  
T
h
e
 d
if
fe
re
n
c
e
s
 b
e
tw
e
e
n
 A
B
I 
a
n
d
 

N
a
ti
o
n
a
l 
a
n
d
 R
e
g
io
n
a
l 
A
c
c
o
u
n
ts
 a
ri
s
e
 b
e
c
a
u
s
e
 t
h
e
 A
B
I 
is
 o
n
ly
 o
n
e
 e
a
rl
y
 s
o
u
rc
e
 

fo
r 
n
a
ti
o
n
a
l 
a
c
c
o
u
n
ti
n
g
 d
a
ta
, 
d
o
e
s
 n
o
t 
h
a
v
e
 c
o
m
p
le
te
 c
o
v
e
ra
g
e
, 
a
n
d
 t
h
e
 l
a
te
r 

b
a
la
n
c
in
g
 a
n
d
 a
d
ju
s
tm
e
n
t 
s
ta
g
e
s
 t
a
k
e
 i
n
to
 c
o
n
s
id
e
ra
ti
o
n
 m
a
n
y
 o
th
e
r 
s
o
u
rc
e
s
. 
 

T
h
is
 i
s
 e
s
p
e
c
ia
ll
y
 i
m
p
o
rt
a
n
t 
in
 t
h
e
 h
o
s
p
it
a
li
ty
 i
n
d
u
s
tr
ie
s
 w
h
e
re
 n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts
 

e
s
ti
m
a
te
s
 o
f 
G
V
A
 a
re
 a
b
o
u
t 
£
7
b
n
 h
ig
h
e
r 
th
a
n
 A
B
I 
e
s
ti
m
a
te
s
. 
 T
y
p
e
 2
 m
u
lt
ip
li
e
rs
 

(s
e
e
 b
e
lo
w
) 
a
re
 p
a
rt
ic
u
la
rl
y
 a
ff
e
c
te
d
 b
e
c
a
u
s
e
 m
u
c
h
 o
f 
th
e
 a
d
d
it
io
n
a
l 
G
V
A
 i
s
 

a
ll
o
c
a
te
d
 t
o
 c
o
m
p
e
n
s
a
ti
o
n
 o
f 
th
e
 e
m
p
lo
y
e
d
 a
n
d
 s
e
lf
-e
m
p
lo
y
e
d
. 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

3
8
 F

o
r 

N
o
rt

h
e
rn

 I
re

la
n
d
 t

h
e
 C

e
n
s
u
s
 o

f 
E

m
p
lo

ym
e
n
t 
re

p
la

c
e
s
 A

B
I1

, 
in

te
rp

o
la

te
d
 b

e
tw

e
e
n
 c

e
n
s
u
s
 y

e
a
rs

 b
y
 t

h
e
 N

o
rt

h
e
rn

 I
re

la
n
d
 

L
a
b
o
u
r 

F
o
rc

e
 S

u
rv

e
y
. 
 T

h
e
 N

o
rt

h
e
rn

 I
re

la
n
d
 A

n
n
u
a
l 
B

u
s
in

e
s
s
 I

n
q
u
ir
y,

 t
h
e
 M

a
n
u
fa

c
tu

ri
n
g
 S

a
le

s
 a

n
d
 E

xp
o
rt

s
 S

u
rv

e
y
 a

n
d
 t

h
e
 

B
u
s
in

e
s
s
 I

n
s
u
ra

n
c
e
 S

u
rv

e
y
 a

re
 u

s
e
d
. 

 F
o
r 

S
c
o
tl
a
n
d
 u

s
e
 i
s
 m

a
d
e
 o

f 
th

e
 S

c
o
tt
is

h
 I

n
p
u
t 
O

u
tp

u
t 

T
a
b
le

s
 a

n
d
 S

c
o
tt
is

h
 A

n
n
u
a
l 

B
u
s
in

e
s
s
 S

ta
ti
s
ti
c
s
 d

o
w

n
 t

o
 L

o
c
a
l A

u
th

o
ri
ty

 l
e
v
e
l.
  
Ir

is
h
 e

s
ti
m

a
te

s
 a

re
 b

a
s
e
d
 o

n
 t

h
e
 R

e
p
u
b
lic

’s
 i
n
p
u
t 

o
u
tp

u
t 

ta
b
le

s
 a

n
d
 n

a
ti
o
n
a
l 

a
c
c
o
u
n
ts

, 
a
n
d
 r

e
 d

is
a
g
g
re

g
a
te

d
 o

n
ly

 t
o
 N

U
T

S
2
. 
 T

ra
d
e
 s

ta
ti
s
ti
c
s
 a

re
 c

o
n
s
tr

a
in

e
d
 t
o
 H

M
R

&
C

 n
a
ti
o
n
a
l 
e
s
ti
m

a
te

s
 t
h
ro

u
g
h
 t

h
e
 

n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts

 c
o
n
s
tr

a
in

ts
 b

u
t 
H

M
R

&
C

 r
e
g
io

n
a
l 
fi
g
u
re

s
 a

re
 u

s
e
d
 a

s
 a

 d
ia

g
n
o
s
ti
c
 t

o
o
l 
o
n
ly

. 

 
6
2
 

F
ig
u
r
e
 2
1
 
I
te
r
a
ti
o
n
 p
r
o
c
e
d
u
r
e
 f
o
r
 d
e
ta
il
e
d
 G
V
A
 e
s
ti
m
a
te
s
 

N
a

ti
o

n
a

l 

A
c
c
o
u

n
ts

U
K

 G
V

A
1
2
3
 i
n
d
u
st

ri
e
s

U
K

e
m

p
lo

y
m

e
n

t
5
1
5
 i
n
d
u
st

ri
e
s

U
K

 G
V

A
5
1
5
 i
n
d
u
st

ri
e
s

N
U

T
S

 3
e
m

p
lo

ym
e

n
t

5
1
5
 i
n
d
u
st

ri
e
sQ

C
: 

fi
lt
e
ri

n
g

 

a
n

d
 o

u
tl
ie

r

re
m

o
v
a

l

In
it
ia

l 

N
U

T
S

3

G
V

A
1
2
3
 i
n
d
u
st

ri
e
s

it
e
ra

te
 

to
 c

o
n

fo
rm

 t
o

R
e

g
io

n
a
l 
A

c
c
o

u
n

ts
 

(1
5

 i
te

ra
tio

n
s
)

R
e

g
io

n
a

l 
A

B
I

U
K

 A
B

I
4
-d

ig
it

it
e
ra

te
 

to
 c

o
n

fo
rm

 t
o

R
e
g
io

n
a
l 
A

B
I

(4
 i
te

ra
ti
o
n

s
 +

n
e

g
a

ti
v
e

s
 a

d
jm

t)

N
I 

A
B

I
S

c
o

tt
is

h
 

S
B

S

it
e
ra

te
 

to
 c

o
n

fo
rm

 t
o

R
e

g
io

n
a
l 
A

c
c
o
u
n
ts

 

(2
2
it
e
ra

ti
o

n
s
)

it
e
ra

te
 

to
 c

o
n

fo
rm

 t
o

S
B

S
 a

n
d

 N
I 

A
B

I

(5
 i
te

ra
ti
o
n

s
)

R
e

g
io

n
a

l 

A
c
c
o
u

n
ts

N
1
, 

N
2
, 
N

3

N
U

T
S

3

G
V

A

1
2

3
 i
n

d
u
s
tr

ie
s

D
is

c
lo

si
v
e
s

e
s
ti
m

a
ti
o

n

A
d

ju
s
t 

R
A

  
to

 w
o

rk
p
la

c
e

, 

s
in

g
le

 y
e

a
r,

 c
o

m
p

a
ti
b
le

 

w
it
h
 n

a
ti
o
n

a
l 
a

c
c
o
u

n
ts

D
R

E
A

M
®

D
E

T
A

IL
E

D
 R

E
G

IO
N

A
L
 

E
C

O
N

O
M

IC
 A

C
C

O
U

N
T

IN
G

 

M
O

D
E

L

 

A
b
o
u
t 
a
 d
o
z
e
n
 i
n
d
u
s
tr
ia
l 
s
u
b
m
o
d
e
ls
 a
re
 a
ls
o
 u
s
e
d
, 
in
 c
e
rt
a
in
 i
n
d
u
s
tr
ie
s
, 

n
o
rm
a
ll
y
 t
o
 i
d
e
n
ti
fy
 p
h
y
s
ic
a
l 
p
ro
d
u
c
ts
 a
n
d
 d
is
a
g
g
re
g
a
te
 a
c
ti
v
it
ie
s
. 
 T
h
e
 

in
d
u
s
tr
ie
s
 p
a
rt
ic
u
la
rl
y
 r
e
le
v
a
n
t 
to
 A
rg
y
ll
 a
n
d
 B
u
te
 i
n
c
lu
d
e
  

Θ
A
g
ri
c
u
lt
u
re
 b
y
 f
a
rm
 t
y
p
e
  

Θ
F
o
re
s
tr
y
 b
y
 c
o
u
n
tr
y
, 
a
c
ti
v
it
y
, 
m
a
tu
ri
ty
 a
n
d
 t
im
b
e
r 
ty
p
e
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6
3
 

Θ
F
is
h
in
g
 b
e
tw
e
e
n
 c
a
u
g
h
t 
(b
y
 s
p
e
c
ie
s
) 
a
n
d
 f
a
rm
e
d
 

Θ
E
n
e
rg
y
: 
m
u
lt
i 
in
d
u
s
tr
y
 m
u
lt
if
u
e
l 
s
u
b
 m
o
d
e
l 
in
c
lu
d
in
g
 g
e
n
e
ra
ti
n
g
 m
ix
, 

d
is
a
g
g
re
g
a
ti
o
n
 o
f 
o
il
 a
n
d
 g
a
s
 e
x
tr
a
c
ti
o
n
, 
re
fi
n
in
g
 p
ro
d
u
c
ts
 e
tc
 

Θ
F
o
o
d
 a
n
d
 d
ri
n
k
: 
a
d
d
it
io
n
a
l 
d
is
a
g
g
re
g
a
ti
o
n
 o
f 
p
ro
d
u
c
ti
o
n
 a
n
d
 c
o
n
s
u
m
p
ti
o
n
 

Θ
T
im
b
e
r,
 p
u
lp
, 
p
a
p
e
r 
e
tc
 b
y
 p
ro
d
u
c
t 
a
n
d
 p
ro
c
e
s
s
 

Θ
C
h
e
m
ic
a
ls
: 
s
o
m
e
 p
ro
d
u
c
ts
 i
d
e
n
ti
fi
e
s
 a
n
d
 s
o
m
e
 I
O
 s
e
c
to
rs
 d
is
a
g
g
re
g
a
te
d
 

to
 4
-d
ig
it
 S
IC
 

Θ
C
o
n
s
tr
u
c
ti
o
n
: 
b
y
 a
c
ti
v
it
y
/m
a
rk
e
t 

Θ
H
o
s
p
it
a
li
ty
 t
o
 4
-d
ig
it
 S
IC
 

Θ
E
d
u
c
a
ti
o
n
 b
y
 l
e
v
e
l 

D
e
p
e
n
d
in
g
 o
n
 t
h
e
 c
li
e
n
t 
b
a
s
e
 a
n
d
 t
h
e
 s
ta
b
il
it
y
 o
r 
o
th
e
rw
is
e
 o
f 
th
e
 i
n
d
u
s
tr
y
, 
n
o
t 

e
v
e
ry
 i
n
d
u
s
tr
ia
l 
s
u
b
m
o
d
e
l 
is
 u
s
e
d
 e
v
e
ry
 y
e
a
r 
a
t 
e
v
e
ry
 g
e
o
g
ra
p
h
ic
a
l 
le
v
e
l.
 

1
.8

.2
 
A

b
s

o
rp

ti
o

n
 

H
o
u
s
e
h
o
ld
s
’ 
c
o
n
s
u
m
p
ti
o
n
 i
s
 e
s
ti
m
a
te
d
 t
o
 N
U
T
S
1
 l
e
v
e
l 
b
y
 d
is
a
g
g
re
g
a
ti
n
g
 t
h
e
 

n
a
ti
o
n
a
l 
S
U
T
S
 t
a
b
le
 (
T
a
b
le
 4
) 
u
s
in
g
 t
h
e
 E
x
p
e
n
d
it
u
re
 a
n
d
 F
o
o
d
 S
u
rv
e
y
. 
 B
e
lo
w
 

N
U
T
S
1
 d
is
a
g
g
re
g
a
ti
o
n
 i
s
 m
o
d
e
ll
e
d
 b
a
s
e
d
 o
n
 h
o
u
s
e
h
o
ld
 d
is
p
o
s
a
b
le
 i
n
c
o
m
e
. 

N
P
IS
H
 c
o
n
s
u
m
p
ti
o
n
 (
N
o
n
-P
ro
fi
t 
In
s
ti
tu
ti
o
n
s
 S
e
rv
in
g
 H
o
u
s
e
h
o
ld
s
) 
is
 e
s
ti
m
a
te
d
 

u
s
in
g
 d
e
m
o
g
ra
p
h
ic
 a
n
d
 o
c
c
u
p
a
ti
o
n
a
l 
s
tr
u
c
tu
re
, 
w
e
ig
h
ti
n
g
 a
c
c
o
rd
in
g
 t
o
 t
h
e
 

p
o
p
u
la
ti
o
n
 i
n
 a
p
p
ro
p
ri
a
te
 a
g
e
 g
ro
u
p
s
, 
s
tu
d
e
n
t 
n
u
m
b
e
rs
 f
ro
m
 t
h
e
 C
e
n
s
u
s
 o
f 

P
o
p
u
la
ti
o
n
, 
a
n
d
 e
m
p
lo
y
m
e
n
t 
in
 h
ig
h
e
r 
a
n
d
 f
u
rt
h
e
r 
e
d
u
c
a
ti
o
n
 a
n
d
 m
e
m
b
e
rs
h
ip
 

o
rg
a
n
is
a
ti
o
n
s
. 

C
o
ll
e
c
ti
v
e
 c
o
n
s
u
m
p
ti
o
n
 i
s
 e
s
ti
m
a
te
d
 o
n
 a
 ‘
w
h
o
 b
e
n
e
fi
ts
’ 
b
a
s
is
 u
s
in
g
 t
h
e
 P
u
b
li
c
 

E
x
p
e
n
d
it
u
re
 S
ta
ti
s
ti
c
a
l 
A
n
a
ly
s
is
 (
P
E
S
A
) 
e
s
ti
m
a
te
s
 p
u
b
li
s
h
e
d
 b
y
 t
h
e
 T
re
a
s
u
ry
. 

R
e
g
io
n
a
l 
e
s
ti
m
a
te
s
 o
f 
fi
x
e
d
 c
a
p
it
a
l 
fo
rm
a
ti
o
n
 h
a
v
e
 n
o
t 
b
e
e
n
 a
v
a
il
a
b
le
 i
n
 t
h
e
 

R
e
g
io
n
a
l 
A
c
c
o
u
n
ts
 s
in
c
e
 2
0
0
0
. 
 A
ft
e
r 
th
a
t 
d
a
te
 N
U
T
S
1
 f
ig
u
re
s
 a
re
 b
a
s
e
d
 o
n
 

A
B
I2
 d
a
ta
 a
n
d
 h
o
u
s
in
g
 s
ta
ti
s
ti
c
s
, 
w
it
h
 g
e
o
g
ra
p
h
ic
a
l 
d
is
a
g
g
re
g
a
ti
o
n
 t
o
 N
U
T
S
3
 

b
a
s
e
d
 o
n
 t
u
rn
o
v
e
r 
a
n
d
 p
ro
fi
ts
. 
  

S
to
c
k
 c
h
a
n
g
e
s
 a
re
 a
ll
o
c
a
te
d
 b
a
s
e
d
 o
n
 w
e
ig
h
ts
 a
v
e
ra
g
in
g
 p
ro
d
u
c
ti
o
n
 a
n
d
 

a
b
s
o
rp
ti
o
n
. 

1
.8

.3
 
T

ra
d

e
 

D
R
E
A
M
®
tr
a
d
e
 i
s
 a
 c
o
m
p
le
te
 m
o
d
e
l 
o
f 
th
e
 i
n
te
rn
a
l 
a
n
d
 e
x
te
rn
a
l 
tr
a
d
e
 o
f 
G
re
a
t 

B
ri
ta
in
 a
n
d
 I
re
la
n
d
 f
o
r 
th
e
 1
2
3
 g
o
o
d
s
 a
n
d
 s
e
rv
ic
e
s
 o
f 
th
e
 U
n
it
e
d
 K
in
g
d
o
m
 I
O
 

c
la
s
s
if
ic
a
ti
o
n
. 
 I
t 
is
 b
a
s
e
d
 o
n
 p
ro
d
u
c
ti
o
n
 a
n
d
 a
b
s
o
rp
ti
o
n
 a
s
 o
u
tl
in
e
d
 a
b
o
v
e
, 

to
g
e
th
e
r 
w
it
h
 a
 D
R
E
A
M
®
 i
n
p
u
t 
o
u
tp
u
t 
m
o
d
e
l 
o
f 
th
e
 R
e
p
u
b
li
c
 o
f 
Ir
e
la
n
d
, 
in
 

w
h
ic
h
 p
ro
d
u
c
ti
o
n
 a
n
d
 a
b
s
o
rp
ti
o
n
 a
re
 i
n
fo
rm
a
ll
y
 d
is
a
g
g
re
g
a
te
d
 t
o
 t
h
e
 R
e
p
u
b
li
c
’s
 

e
ig
h
t 
N
U
T
S
2
 a
re
a
s
. 

T
h
e
 d
a
ta
 s
o
u
rc
e
s
 a
re
 n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts
 S
U
T
S
, 
N
o
rt
h
e
rn
 I
re
la
n
d
 M
a
n
u
fa
c
tu
re
rs
’ 

S
a
le
s
 a
n
d
 E
x
p
o
rt
 S
u
rv
e
y
, 
H
M
R
C
 r
e
g
io
n
a
l 
tr
a
d
e
 e
s
ti
m
a
te
s
, 
th
e
 S
c
o
tt
is
h
 I
n
p
u
t 

O
u
tp
u
t 
ta
b
le
s
, 
w
h
ic
h
 i
n
 t
u
rn
 a
re
 b
a
s
e
d
 o
n
 a
n
 u
n
p
u
b
li
s
h
e
d
 o
ri
g
in
 a
n
d
 d
e
s
ti
n
a
ti
o
n
 

s
u
rv
e
y
 b
y
 t
h
e
 S
c
o
tt
is
h
 E
x
e
c
u
ti
v
e
, 
th
e
 S
C
D
I 
s
u
rv
e
y
 o
f 
S
c
o
tt
is
h
 M
a
n
u
fa
c
tu
re
d
 

E
x
p
o
rt
s
, 
th
e
 S
c
o
tt
is
h
 G
lo
b
a
l 
C
o
n
n
e
c
ti
o
n
s
 S
u
rv
e
y
, 
R
e
p
u
b
li
c
 o
f 
Ir
e
la
n
d
 T
ra
d
e
 

S
ta
ti
s
ti
c
s
, 
a
n
d
 U
n
it
e
d
 N
a
ti
o
n
s
 C
o
m
tr
a
d
e
 C
o
m
m
o
d
it
y
 T
ra
d
e
 S
ta
ti
s
ti
c
s
. 

 
6
4
 

In
it
ia
l 
e
s
ti
m
a
te
s
 a
re
 p
re
p
a
re
d
 u
s
in
g
 t
h
e
 p
ro
d
u
c
ti
o
n
/a
b
s
o
rp
ti
o
n
 e
s
ti
m
a
te
s
 a
s
 

o
ri
g
in
-d
e
s
ti
n
a
ti
o
n
 v
a
lu
e
s
 i
n
 a
 ‘
g
ra
v
it
y
’ 
m
o
d
e
l.
  
In
 s
u
c
h
 a
 m
o
d
e
l 
th
e
 t
ra
d
e
 

b
e
tw
e
e
n
 t
w
o
 a
re
a
s
 i
s
 p
ro
p
o
rt
io
n
a
l 
to
 t
h
e
 t
o
ta
l 
fl
o
w
s
 f
ro
m
 t
h
e
 o
ri
g
in
, 
th
e
 t
o
ta
l 

fl
o
w
s
 t
o
 t
h
e
 d
e
s
ti
n
a
ti
o
n
, 
a
n
d
 i
n
v
e
rs
e
ly
 r
e
la
te
d
 t
o
 t
h
e
 d
is
ta
n
c
e
 b
e
tw
e
e
n
 t
h
e
m
. 
 

T
h
e
 i
m
p
o
rt
a
n
c
e
 o
f 
d
is
ta
n
c
e
 i
s
 s
u
m
m
a
ri
s
e
d
 i
n
 a
 ‘
fr
ic
ti
o
n
’ 
c
o
e
ff
ic
ie
n
t.
 

O
ri
g
in
 a
n
d
 d
e
s
ti
n
a
ti
o
n
 f
o
r 
e
a
c
h
 p
ro
d
u
c
t 
a
n
d
 t
e
rr
it
o
ry
 c
o
m
b
in
a
ti
o
n
 a
re
 b
a
s
e
d
 o
n
 

p
ro
d
u
c
ti
o
n
 a
n
d
 a
b
s
o
rp
ti
o
n
 a
b
o
v
e
. 

T
h
e
 f
ri
c
ti
o
n
 c
o
e
ff
ic
ie
n
t 
o
f 
th
e
 g
ra
v
it
y
 m
o
d
e
l 
fo
r 
e
a
c
h
 p
ro
d
u
c
t 
is
 p
ri
m
a
ri
ly
 b
a
s
e
d
 

o
n
 t
h
e
 o
n
ly
 o
ff
ic
ia
l 
in
te
rn
a
l 
tr
a
d
e
 s
ta
ti
s
ti
c
s
 f
o
r 
G
re
a
t 
B
ri
ta
in
, 
th
e
 S
c
o
tt
is
h
 

E
x
e
c
u
ti
v
e
 o
ri
g
in
s
 a
n
d
 d
e
s
ti
n
a
ti
o
n
s
 s
u
rv
e
y
 w
h
ic
h
 r
e
p
o
rt
s
 t
ra
d
e
 b
e
tw
e
e
n
 S
c
o
tl
a
n
d
 

a
n
d
 t
h
e
 o
th
e
r 
c
o
n
s
ti
tu
e
n
t 
c
o
u
n
tr
ie
s
. 
 W
h
e
re
 t
h
is
 i
s
 p
ro
b
le
m
a
ti
c
 (
fo
r 
e
x
a
m
p
le
 i
f 
a
 

S
c
o
tt
is
h
 t
ra
d
e
 f
lo
w
 a
s
 r
e
p
o
rt
e
d
 b
y
 t
h
e
 S
c
o
tt
is
h
 E
x
e
c
u
ti
v
e
 i
s
 g
re
a
te
r 
th
a
n
 a
 U
K
 

fl
o
w
 e
s
ti
m
a
te
d
 b
y
 O
N
S
) 
s
o
m
e
 c
o
e
ff
ic
ie
n
ts
 a
re
 i
m
p
o
s
e
d
 b
a
s
e
d
 o
n
 e
x
p
e
ri
e
n
c
e
 

e
ls
e
w
h
e
re
, 
n
o
ta
b
ly
 t
h
e
 C
a
n
a
d
ia
n
 i
n
te
rp
ro
v
in
c
ia
l 
in
p
u
t 
o
u
tp
u
t 
ta
b
le
s
 w
h
ic
h
 a
re
 

th
e
 m
o
s
t 
d
e
ta
il
e
d
 i
n
tr
a
-n
a
ti
o
n
a
l 
tr
a
d
e
 s
ta
ti
s
ti
c
s
 i
n
 t
h
e
 w
o
rl
d
. 
  

T
h
e
 d
is
ta
n
c
e
 p
a
ra
m
e
te
r 
o
f 
th
e
 t
ra
d
e
 m
o
d
e
l 
is
 b
a
s
e
d
 o
n
 r
o
a
d
 d
is
ta
n
c
e
s
 b
e
tw
e
e
n
 

N
U
T
S
3
 a
re
a
s
 (
N
U
T
S
4
 i
n
 S
c
o
tl
a
n
d
, 
N
U
T
S
2
 i
n
 t
h
e
 R
e
p
u
b
li
c
 o
f 
Ir
e
la
n
d
).
  

A
d
ju
s
tm
e
n
ts
 b
a
s
e
d
 o
n
 c
ro
s
s
in
g
 t
im
e
 a
n
d
 f
re
q
u
e
n
c
y
 a
re
 m
a
d
e
 f
o
r 
fe
rr
y
 r
o
u
te
s
. 
 

In
 t
h
e
 c
a
s
e
 o
f 
c
ro
s
s
in
g
s
 t
o
 N
o
rt
h
e
rn
 I
re
la
n
d
 t
h
e
 d
is
ta
n
c
e
 e
q
u
iv
a
le
n
t 
is
 a
n
 

e
m
p
ir
ic
a
l 
e
s
ti
m
a
te
 b
a
s
e
d
 o
n
 t
h
e
 N
IM
S
A
E
S
. 
 A
 ‘
n
a
ti
o
n
a
l 
b
o
rd
e
r’
 e
ff
e
c
t 
is
 

e
s
ti
m
a
te
d
 f
o
r 
th
e
 R
e
p
u
b
li
c
 o
f 
Ir
e
la
n
d
. 

T
h
e
 t
ra
d
e
 e
s
ti
m
a
te
s
 a
re
 t
h
e
n
 c
o
n
s
tr
a
in
e
d
 s
u
c
c
e
s
s
iv
e
ly
 t
o
 t
h
e
 v
a
ri
o
u
s
 s
o
u
rc
e
s
. 
 

T
h
e
 f
ir
s
t 
c
o
n
s
tr
a
in
ts
 a
p
p
li
e
d
 a
re
 b
a
s
e
d
 o
n
 t
h
e
 i
n
te
rn
a
ti
o
n
a
l 
tr
a
d
e
 d
a
ta
 a
n
d
 t
h
e
 

fi
n
a
l 
c
o
n
s
tr
a
in
ts
 a
p
p
li
e
d
 a
re
 t
h
e
 p
ro
d
u
c
ti
o
n
/a
b
s
o
rp
ti
o
n
 e
s
ti
m
a
te
s
 a
g
a
in
, 
to
 

e
n
s
u
re
 c
o
n
s
is
te
n
c
y
 w
it
h
 t
h
e
 n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts
. 
 T
h
e
 i
n
te
rm
e
d
ia
te
 d
a
ta
 s
o
u
rc
e
s
 

a
re
 s
o
m
e
ti
m
e
s
 i
n
 c
o
n
fl
ic
t 
(e
g
 I
ri
s
h
 e
x
p
o
rt
s
 t
o
 t
h
e
 U
K
 d
if
fe
r 
fr
o
m
 U
K
 i
m
p
o
rt
s
 

fr
o
m
 I
re
la
n
d
) 
s
o
 a
d
h
o
c
 a
d
ju
s
tm
e
n
t 
is
 s
o
m
e
ti
m
e
s
 n
e
e
d
e
d
. 

1
.9

 
D

R
E

A
M

®
p
e
o
p
le

 

E
v
e
ry
 y
e
a
r 
o
r 
tw
o
 t
h
e
 G
e
n
e
ra
l 
R
e
g
is
te
r 
O
ff
ic
e
 f
o
r 
S
c
o
tl
a
n
d
 p
ro
d
u
c
e
s
 a
 s
e
t 
o
f 

p
o
p
u
la
ti
o
n
 p
ro
je
c
ti
o
n
s
 f
o
r 
S
c
o
tl
a
n
d
 a
n
d
 f
o
r 
e
a
c
h
 C
o
u
n
c
il
 a
re
a
 w
it
h
in
 i
t.
  

H
o
w
e
v
e
r,
 a
s
 G
R
O
S
 i
ts
e
lf
 e
m
p
h
a
s
is
e
s
, 
th
e
 p
o
p
u
la
ti
o
n
 c
a
n
 e
v
o
lv
e
 a
c
c
o
rd
in
g
 t
o
 a
 

n
u
m
b
e
r 
o
f 
p
o
s
s
ib
le
 s
c
e
n
a
ri
o
s
, 
a
n
d
 t
h
e
 c
e
n
tr
a
l 
p
ro
je
c
ti
o
n
s
 a
re
 b
u
t 
o
n
e
 s
c
e
n
a
ri
o
, 

b
a
s
e
d
 o
n
 s
im
p
le
 a
s
s
u
m
p
ti
o
n
s
. 

D
R
E
A
M
®
p
e
o
p
le
 i
s
 a
 s
im
p
le
 m
o
d
e
l 
d
e
s
ig
n
e
d
 t
o
 r
e
le
a
s
e
 t
h
o
s
e
 r
e
s
p
o
n
s
ib
le
 f
o
r 

re
g
io
n
a
l 
a
n
d
 l
o
c
a
l 
p
la
n
n
in
g
 a
n
d
 p
o
li
c
y
 f
ro
m
 t
h
e
 c
o
n
fi
n
e
s
 o
f 
a
 s
in
g
le
 c
e
n
tr
a
ll
y
-

a
p
p
ro
v
e
d
 p
ro
je
c
ti
o
n
. 
 I
t 
a
ll
o
w
s
 t
h
e
m
 t
o
 p
ro
te
c
t 
th
e
m
s
e
lv
e
s
 f
ro
m
 s
u
d
d
e
n
 a
n
d
 

a
p
p
a
re
n
tl
y
 a
rb
it
ra
ry
 c
h
a
n
g
e
s
 i
n
 f
o
re
c
a
s
t 
n
u
m
b
e
rs
 a
n
d
 t
o
 e
x
p
lo
re
 t
h
e
 r
o
b
u
s
tn
e
s
s
 

o
f 
p
o
li
c
y
 a
lt
e
rn
a
ti
v
e
s
 t
o
 d
if
fe
re
n
t 
a
s
s
u
m
p
ti
o
n
s
 a
b
o
u
t 
th
e
 e
c
o
n
o
m
y
, 
s
o
c
ie
ty
 a
n
d
 

th
e
 e
n
v
ir
o
n
m
e
n
t.
  
 

M
a
k
in
g
 a
 d
e
m
o
g
ra
p
h
ic
 p
ro
je
c
ti
o
n
 i
n
v
o
lv
e
s
 m
a
k
in
g
 a
s
s
u
m
p
ti
o
n
s
 a
b
o
u
t 
h
o
w
 

p
e
o
p
le
 w
il
l 
b
e
h
a
v
e
 a
n
d
 h
o
w
 t
h
e
y
 w
il
l 
m
a
k
e
 m
a
jo
r 
li
fe
-f
o
rm
in
g
 d
e
c
is
io
n
s
. 
 I
n
 

m
o
s
t 
p
la
c
e
s
 D
R
E
A
M
®
p
e
o
p
le
 d
o
e
s
 t
h
is
 i
n
 a
 s
im
il
a
r 
w
a
y
 t
o
 t
h
e
 G
R
O
S
 m
o
d
e
ls
. 
 I
n
 

s
o
m
e
 p
la
c
e
s
 i
t 
is
 s
im
p
le
r 
th
a
n
 t
h
e
 G
R
O
S
 m
o
d
e
l,
 a
n
d
 i
n
 o
th
e
r 
c
a
s
e
s
 i
t 
is
 m
o
re
 

s
u
b
tl
e
: 
m
o
s
t 
im
p
o
rt
a
n
tl
y
 i
t 
c
a
n
 b
e
 c
o
n
tr
o
ll
e
d
 b
y
 t
h
e
 u
s
e
r.
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6
5
 

F
e
a
tu
r
e
 

G
R
O
S
 

D
R
E
A
M
®
p
e
o
p
le
 

S
c
o
p
e
 

S
e
p
a
ra
te
 f
o
r 
e
a
c
h
 g
e
n
d
e
r,
 a
g
e
s
 

0
-8
9
 p
lu
s
 ’
9
0
 a
n
d
 o
v
e
r’
. 
 

P
ro
je
c
ts
 a
h
e
a
d
 o
n
e
-y
e
a
r 
a
t 
a
 

ti
m
e
 f
ro
m
 a
 f
ix
e
d
 b
a
s
e
 o
f 
2
0
0
4
 

a
n
d
 t
e
rm
in
a
te
s
 2
0
2
7
. 

A
ll
 p
e
o
p
le
, 
a
g
e
s
 0
-9
9
 p
lu
s
 ‘
1
0
0
 

a
n
d
 o
v
e
r’
. 
 P
ro
je
c
ts
 a
h
e
a
d
 o
n
e
-

y
e
a
r 
a
t 
a
 t
im
e
 f
ro
m
 l
a
te
s
t 

a
v
a
il
a
b
le
 m
id
-y
e
a
r 
e
s
ti
m
a
te
 

a
n
d
 c
o
n
ti
n
u
e
s
 w
it
h
o
u
t 
li
m
it
. 

B
ir
th
s
 

S
c
o
tl
a
n
d
 l
e
v
e
l 
a
s
s
u
m
p
ti
o
n
 

a
d
ju
s
te
d
 t
o
 r
e
fl
e
c
t 
re
g
io
n
a
l 

d
if
fe
re
n
ti
a
ls
 i
n
 f
e
rt
il
it
y
 r
a
te
s
 

b
a
s
e
d
 o
n
 f
e
m
a
le
 p
o
p
u
la
ti
o
n
 

S
c
o
tl
a
n
d
 l
e
v
e
l 
a
s
s
u
m
p
ti
o
n
 

a
d
ju
s
te
d
 t
o
 r
e
fl
e
c
t 
re
g
io
n
a
l 

d
if
fe
re
n
ti
a
ls
 i
n
 f
e
rt
il
it
y
 r
a
te
 

b
a
s
e
d
 o
n
 t
o
ta
l 
p
o
p
u
la
ti
o
n
 

D
e
a
th
s
 

S
c
o
tl
a
n
d
-l
e
v
e
l 
a
s
s
u
m
p
ti
o
n
 

b
a
s
e
d
 o
n
 t
re
n
d
s
 i
n
 m
o
rt
a
li
ty
 

ra
te
s
 (
u
p
 t
o
 a
g
e
 8
9
),
 a
d
ju
s
te
d
 

b
y
 a
g
e
-s
p
e
c
if
ic
 m
o
rt
a
li
ty
 r
a
ti
o
 

fo
r 
th
e
 l
o
c
a
li
ty
 

S
c
o
tl
a
n
d
-l
e
v
e
l 
a
s
s
u
m
p
ti
o
n
 

b
a
s
e
d
 o
n
 t
re
n
d
s
 i
n
 m
o
rt
a
li
ty
 

ra
te
s
(u
p
 t
o
 a
g
e
 9
9
),
 a
d
ju
s
te
d
 

b
y
 a
g
e
-s
p
e
c
if
ic
 m
o
rt
a
li
ty
 r
a
ti
o
 

fo
r 
th
e
 l
o
c
a
li
ty
 

M
ig
ra
ti
o
n
 

to
ta
l 

S
in
g
le
 n
e
t 
n
u
m
b
e
r 
fr
o
m
 2
0
0
7
 t
o
 

2
0
2
7
 f
o
r 
e
a
c
h
 c
o
u
n
c
il
 a
re
a
 –
 

4
0
0
 f
o
r 
D
&
G
 

S
u
m
 o
f 
fi
v
e
 i
d
e
n
ti
fi
e
d
 f
lo
w
s
 a
s
 

in
d
ic
a
te
d
 b
e
lo
w
 

M
ig
ra
ti
o
n
 

b
y
 a
g
e
 

T
o
ta
l 
a
s
 a
b
o
v
e
 i
s
 d
iv
id
e
d
 u
p
 t
o
 

re
fl
e
c
t 
th
e
 r
e
c
e
n
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ra
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ra
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 m
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ra
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ra
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 b
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.
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 c
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4
.
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5
 c
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d
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ti
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n
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ra
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5
.
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 m
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ra
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n
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ra
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 b
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a
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 b
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c
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 d
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 c
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E
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®
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c
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 C
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D
 p
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 n
e
it
h
e
r 
th
e
 r
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 c
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 c
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c
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p
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 D
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 c
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a
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n
d
 H
e
rv
e
y
 G
ib
s
o
n
 a
n
d
 a
ll
 r
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c
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 C
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c
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 D
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 C
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c
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ra
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 C
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c
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b
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 D
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 C
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c
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 C
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c
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 C
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 C
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 C
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b
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c
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 C
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h
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h
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u
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u
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n
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b
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p
e
 H
e
ri
ta
g
e
 I
n
it
ia
ti
v
e
 (
M
a
y
 2
0
0
7
),
 S
u
p
p
o
rt
in
g
 

D
o
c
u
m
e
n
ts
 

•
C
h
e
tw
y
n
, 
D
a
v
e
, 
H
e
ri
ta
g
e
: 
 S
o
c
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c
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n
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v
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c
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 C
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c
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ra
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 C
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b
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 C
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 C
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 p
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 p
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c
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c
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b
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 C
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 C
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 C
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c
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p
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c
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 C
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b
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 C
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c
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c
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c
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b
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c
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 C
ly
d
e
 E
s
tu
a
ry
 –
 T
h
e
 P
o
te
n
ti
a
l 
fo
r 

F
u
tu
re
 D
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h
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c
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 c
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b
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p
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ra
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p
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ra
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b
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c
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c
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c
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b
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 C
o
u
n
c
il
 

•
S
c
o
tt
 W
il
s
o
n
 (
A
p
ri
l 
2
0
0
8
),
 C
a
m
p
b
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 D
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c
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c
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c
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c
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c
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ra
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c
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 C
o
p
y
ri
g
h
t 

•
S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t 
(2
0
0
7
),
 T
h
e
 S
c
o
tt
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c
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ra
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ra
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n
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Vice Chair of Mid Argyll, Kintyre and the Islands Area Committee  
Chair of Environment Policy and Performance Group 

Depute Spokesperson for Transportation and Infrastructure 
 

 

Councillor John Semple 
Ward 1: South Kintyre 
 
  Flat 5, Strathaird Place, Kirk Street, 

Campbeltown, PA28 6BL 
Tel: 01586 553765  

Email: john.semple@argyll-bute.gov.uk 
 

RPS  Our Ref: JS/KR/4112 
7 Clairmont Gardens   
GLASGOW  Your Ref: 
G3 7LW   
  Date: 22ND October 2008 
   

 
 
Dear Sirs 
 
As Chair of the Campbeltown Project Board I am delighted to put forward for consideration 
the finalised Outline Business Case for Campbeltown Town Centre / Waterfront Project 
which is seeking a capital investment of £6.46million from Argyll and Bute Council 
 
The Project Board, which comprises Ward 1 and 2 Councillors, Council officials and 
representatives from Campbeltown Community Council, ACHA, Scottish Government and 
HIE, are grateful for the support of the number of community and business interests who 
have participated in the discussion and drafting of the Outline Business Case. This 
community and stakeholder support for the projects proposed is an essential ingredient 
supporting its deliverability.  
 
The Project Board would like to make the following specific comments with regard to the 
Outline Business Case as presented by Cogent: 
 
- The Project Board fully supports the agreed Council scoring methodology which 

supports the identification of outcomes desired by the Council in pursuing the Waterfront 
/ Town Centre initiative. 

 
- That in considering the difference between the DTZ benefit figures and the Cogent 

benefit figures the Project Board noted that the methodology used by DTZ was very 
limited - a desk based exercise could not take into account the ‘on the ground’ picture of 
economic opportunities and deprivation in the area in the same way which the Cogent 
report had managed to do. It was felt strongly that in addition to the market return for 
investment the social return also had to be acknowledged and the DTZ methodology 
had not done this with regard to the Campbeltown analysis.  

 
- The Project Board believes that the DTZ 30% displacement figure for Argyll and Bute is 

high and that it does not fully recognise or add value to the fact that the OBC, in 
particular the marina project, would attract new investment and spend from markets 
outwith Argyll and Bute e.g. Northern Ireland, Ireland, England and East Scotland.  
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Vice Chair of Mid Argyll, Kintyre and the Islands Area Committee  
Chair of Environment Policy and Performance Group 

Depute Spokesperson for Transportation and Infrastructure 
 

 
Both DTZ and Cogent recognise the importance of Place in realising sustained economic 
development. There are a number of significant issues effecting, or likely to effect 
Campbeltown in the near future: 
  
1) the sale of the MOD base (potential loss of 20 jobs and contribution to depopulation of 
area),  
 
2) the potential closure of the Vestas manufacturing plant (potential loss of 92 jobs and 
contribution to depopulation of area) 
 
3) The outcome of the STAG appraisal for the Campbeltown / Ballycastle Ferry route (with 
potential linkages to Ayrshire) 
 
4) The Highlands and Islands Operating Plan 2008-2011 has identified the need for a 
Kintyre Action Plan as a “Transformational Project” under its Regional Competiveness 
heading. Its target will be the development and early implementation of an action plan to 
address the current economic challenges facing the Kintyre peninsula. This status has been 
given to only five areas in the HIE area and is the only one in Argyll and Bute. This means 
that of the towns in Argyll and Bute only Campbeltown will receive special attention and 
additional resourcing from HIE over the next few years  
 
Analysis from Cogent based on information available to date has confirmed no significant 
impact on the assumptions within the Outline Business Case – particularly as this Business 
Case focuses on opportunities.   
 
It is noted that these three issues are largely outwith the control of the Council, unlike the 
Outline Business Case which presents the Council with a direct opportunity to respond 
directly to the current critical economic issues faced within Campbeltown and South Kintyre. 
Support for the Outline Business Case is as equally important should these issues have 
positive outcomes as it will be if they have negative outcomes. Indeed the improvement of 
Campbeltown as a Place through this project is likely to have a significant impact on how 
these three issues can be affected to the benefit of the local community. 
 
The Project Board commends the Outline Business Case to the Council as a Waterfront / 
Town Centre project of substance which is focused, deliverable and presents a unique 
opportunity to attract growth into Campbeltown from hitherto untapped markets.  
 
 
Yours faithfully 
 
 
 
 
 
 
 
Cllr John Semple 
Chair, Campbeltown Project Board  
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Campbeltown’s position as the most ‘peripheral’ town in mainland Britain has made it hard to overcome personal and 
commercial poverty. Historically, the population of the town has been ageing very rapidly, and has been in danger of 

shrinking into itself as the number of people of childbearing age falls. This makes it hard to raise incomes and asset values 
and means that opportunities for growth area extremely precious. 

However, significant private sector investments are being undertaken and in other ways the town may be at a turning point.  
To be sure of making a transformational change we need to redouble efforts to make the town more attractive for people to 
visit and live in, to hold on to the major private sector employer, and to make specific investments to attract visitors and 

investors.  

What Campbeltown plans are three projects all straddling the public and private sector:  

� Revitalise the strategic Kinloch Road area, providing commercial premises in a key location, substantially 
improving the town centre housing stock, and realigning the road which will run from the town entrance towards 

Campbeltown Loch, past the Aqualibrium leisure centre to the harbour and the ferry facilities. 

� Develop its existing marina and position it for an improved market presence 

� Improve and restore its heritage and conservation sites in the town centre and increase residential 

occupancy 

 

 

(reprinted from Dossier for convenience) 
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Waterfronts and town centres in settlements across Argyll & Bute need investment to rejuvenate them as the main centres of 
economic activity within the region.  Argyll & Bute Council’s Corporate Plan identifies waterfront and town centre 

regeneration as a strategic priority. 

However, the work programme and required investment is huge and hence the Council wish to prioritise its limited 

regeneration resources in terms of officer time and capital spending on its five largest waterfront towns, namely 
Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.   

Each of these towns had an Initial Business Case produced for them, and at a meeting of the council on the 26th September 

2007 it was agreed to move each of these forward to an Outline Business Case (OBC) in order to equitably determine a 
priority for undertaking the work.  On 20th December 2007, Argyll & Bute Council’s Executive agreed to appoint external 

consultants to help with the preparation of the OBCs using a common format.   

Initially £3 mn of Council funding was identified to be spent on priority areas of action. However, as part of the budget 

setting process additional funding was identified, taking the funding to a total of £10 mn to be distributed as part of this 
process. 

This report is one of five OBCs produced and seeks to put the case for priority funding for Campbeltown. 

The information in the report includes an economic and social review of the economy of Campbeltown and a summary of 
each of the projects being proposed as part of the investment in the town centre and waterfront area.  

The Project Board originally selected four projects, but after consideration the three shown were chosen on the grounds that 
they are clearly defined, have been thoroughly researched, show measurable benefits, and partners have 
expressed enthusiasm for them.  

This summary information is supplemented with more detailed information contained within a pro-forma, each of which are 
attached as an appendix to the report.  The report also examines the interactions between the individual projects and also 

briefly considers projects or other activities which are ongoing within the town, but do not form part of the specific projects 
identified for funding. 

For each town’s proposals, a strategic fit with key strategies is identified, the economic case for undertaking the work is 

considered and the commercial case in terms of how the project could be put together is dealt with.  The financial case 
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considers how the council’s finances will be affected, in terms of both revenue and capital funding and finally the 
management case considers how the individual projects could actually be delivered. 

The next phase of this work will be to score each of the town’s proposals on an agreed scoring matrix using these OBC 
reports as the basis for consideration. 
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The unique geographic position of Campbeltown is of the utmost importance, especially now that the economic development 
agencies for Scotland are paying much less attention to regional issues and leaving the regeneration responsibility to 

Councils.  In anything less than a strictly literal sense, situated at the end of a long peninsula, Campbeltown is an island and 
has an island economy.  The six highlighted features are of the essence: 

Θ Peripherality 

Θ Harbour and connectivity 

Θ Declining population 

Θ Rampant market failure in labour and property markets, and gross imbalance of market power in goods markets 
(check out the local supermarket prices, quality and offer) 

Θ Sensitivity to specific challenging economic events and to branch plant syndrome 

Θ Opportunity offered via tourism – but this heightens connectivity issues 

Vestas wind turbines (and in due course Machrihanish Dunes Golf) lie just outside the town but are part of the town’s 
economy because they are part of its labour market 
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This project seeks to provide a mixed use scheme on a prominent site owned by West Highland Housing Association and 

Argyll and Bute Council between the waterfront and Campbeltown town centre. Kinloch Road itself runs from the harbour in 
Campbeltown past the new Aqualibrium leisure centre.  This plan includes a road realignment to create a new strategic 

approach to the town which creates an impressive vista of the waterfront. The realignment will also allow easier access to 
the harbour area for large lorries transporting wind turbine towers. 

The realignment emerged as part of the project walkabout and the CHORD project can claim a part in its acceptance by 

partners. 

A deal will need to be done with the Housing Association in connexion with the land, ideally a swap with some other site or 

part site: this is in our view not material to project selection. 

Roger Tym’s estimates for economic impact are based on traditional ‘job creation’ arithmetic, and we have adjusted this to 

provide estimates of Gross Value Added generated.   

�	��
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This project seeks to build on the current marina facilities in Campbeltown, with berthing for around 20 vessels to 40 and 
eventually on to securing over 100 berths. In addition, onshore facilities could be improved as part of the scheme. 

The owner of the Royal Hotel – who is planning to refurbish it to accommodate Machrihanish Dunes golfers – expressed his 
willingness to provide shower and changing facilities for yachties using the marina.  This seems to us an excellent solution – 

the Royal Hotel will obviously have their eye on the potential takings and the marina cost would be reduced below the Scott 
Wilson estimates. 
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These are two geographically overlapping, but not exactly coterminous, initiatives to improve the townscape and key 

properties in some of the most attractive parts of this ancient Scottish town.  The options are to increase the 
pedestrianisation so that attractive historic buildings are not obscured and to have a pro-active plan for development of 

housing above shops so that the centre of the town is re-populated. 

1.1 Economic development benefits of providing housing 

The demographic situation of the town is delicate.  Despite an expectation of declining population, new housing is required to 

cater for modern rates of household formation.  People are needed to come and work in the town, because in the long run a 
wide gap is opening up between the development of population and the expected population of working age.   

Thus building a house creates a space for someone to live, and that someone will always bring demand to the town and may, 

if they are of working age, increase the supply capacity of the town’s economy. 

A person moving to Argyll and Bute at the start of a full working life at average wage has expected earnings of 

approximately £400 000 and will create added value of £700 000 (both discounted at 3.5 per cent). 

However, most people do not move in at the start of their career, and in general the local economy is not in a position to 
provide a steady stream of early-career jobs.  When we break down migration by age we find net in-migration in 

Campbeltown starts in the mid-30s age group and continues at a steady rate into old age. 
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Campbeltown

So an appropriate assumption is required to cover 
the average in-migrant, at whom – whether directly or indirectly – housing provision is addressed.  For simplicity the ‘value’ 
to the economy of the person who occupies a housing space has been taken as that appropriate to 8 years working life.  This 

is based on the calulation that approximately half of net in migrants have no remaining working life, and the other half have 
between 32 and 0 years, say on average 16. 

Thus the value of the contribution of the adults accommodated in a new housing unit is 1.7*700*8/40 which rounds to 
£240 000. 

This leaves finally the question of how important is the provision of housing: we have made the assumption that in a position 

of housing shortage it is critical.   
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1.2 The economic value of £1 mn invested in improving the shopping area1

A key question in any public sector investment is ‘Is it additional or is it deadweight?’.  In other words, is this investment 
really making a difference, or is it just paying for something that would have occurred anyway?  

Often improvements made to shopping streets and even individual shop fronts will be additional, in the sense that they 
would not occur without public sector intervention (and in point of fact have not occurred despite ample opportunity).  In the 

case of improvements to individual shops in relatively low income areas this is because often the shops wouldn’t have done it 
anyway, either because they lack funds to do their own shop fronts, or (in the view of some civic societies and even town 
planners) they lack the motivation, taste and coordination to do it appropriately.   

In more general cases, the improvement is additional because it is a widely-shared public good, like sorting out the 
pavement or street lighting, which no individual or single company is likely to fund.   In both these cases the ‘additional’ 

improvements usually benefit local people and possibly attract tourists by providing a more pleasant or striking shopping 
experience.  This makes the shops more competitive, generating higher sales with greater added value and employment.  To 
a small degree it makes the town a better place to live. 

Even if the improvements are not ‘additional’ then the shopkeepers would in principle have done them anyway, but they and 
the local community of course still benefit directly at the expense of the wider community that is providing the funds.  If they 

are in a particularly disadvantaged situation this may be fair enough. 

We have estimated the additional value on the basis that it will yield the same return as an average investment in UK 
retailing. This is perhaps generous, as no public sector project is likely to be so well-focused on retail GVA as an investment 

by the retailer himself - but after a history of under-investment it should not grossly exaggerate the takings. 

1.2.1 Putting figures on this  

If a butcher invests £1 mn in sausage machines, and they produce a zillion sausages per year, and sausage materials cost so 
much a ton and sausages sell for so much, it is reasonably easy to work out the benefits arising from the investment 

(Perhaps if you don’t look too close, like counting the cost of the cholesterol induced heart attacks ... ...). 

                                       

1
 © COGENT STRATEGIES INTERNATIONAL LTD 2008 

But if a shopkeeper invests so much in new shelving to display goods better, or in new facades to attract people into his shop 
...   

Or if a Council invests so much to attract people to shop in a town centre…. 

As explained above, in the CHORD project we have valued town centre ambience projects aimed at predominantly shopping 
environments at the same yield rates that would apply to general retail investment. 

A workbook sets out retail and related value added and investment in the UK from 1992 to 2004.  The value-added average 
of £38.9 bn (at 1995 prices) can be compared with the national accounts estimate of capital employed in the distribution and 

hospitality industries of £220 bn (at 1995 prices) (2001 Blue Book).  

This would suggest that investing £1 mn in these industries yields on average £177 000 per year in additional value added.  
The capital employed figure is equivalent to nearly 18 years’ average capital investment, or to investment over the preceding 

20 years or so.  As a conservative measure we have discounted the benefits over 15 years at 3.5 per cent, in which case the 
present value of £177 000 is £1.93 mn (microsoft excel npv function).  

Thus the immediate benefit:cost ratio of investment aimed at retailing is almost 2:1.  This is excluding multipliers, and 
assuming all funding for the investment comes from the Council. 

Page 103



1.2.2 National accounts data 
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The Yellow Book report on Campbeltown is good and the vision is taken from that.  Unusually, we find this vision quite 
realistic 
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The THI and CARS schemes will cost £1.4 mn in total, of which £200 000 will be provided by the Council.  We have treated 

this as £700 000 leading to benefits for retailers, £400 000 for residential benefits and £300 000 for non-quantifiable 
‘heritage and existence value’ benefits. 

1.3 Benefits to the town’s retail offer 

Often improvements made to shopping streets and even individual shop fronts will be additional, in the sense that they 
would not occur without public sector intervention (and in point of fact have not occurred despite ample opportunity).  In the 

case of improvements to individual shops in relatively low income areas this is because often the shops wouldn’t have done it 
anyway, either because they lack funds to do their own shop fronts, or (in the view of some civic societies and even town 
planners) they lack the motivation, taste and coordination to do it appropriately.   

In more general cases, the improvement is additional because it is a widely-shared public good, like sorting out the 
pavement or street lighting, which no individual or single company is likely to fund.   In both these cases the ‘additional’ 

improvements usually benefit local people and possibly attract tourists by providing a more pleasant or striking shopping 
experience.  This makes the shops more competitive, generating higher sales with greater added value and employment.  To 
a small degree it makes the town a better place to live. 

Even if the improvements are not ‘additional’ then the shopkeepers would in principle have done them anyway, but they and 
the local community of course still benefit directly at the expense of the wider community that is providing the funds.  If they 

are in a particularly disadvantaged situation this may be fair enough. 

We have estimated the additional value on the basis that it will yield the same return as an average investment in UK 

retailing. This is perhaps generous, as no public sector project is likely to be so well-focused on retail GVA as an investment 
by the retailer himself - but after a history of under-investment it should not grossly exaggerate the takings. 

1.3.1 Putting figures on this  

If a butcher invests £1 mn in sausage machines, and they produce a zillion sausages per year, and sausage materials cost so 

much a ton and sausages sell for so much, it is reasonably easy to work out the benefits arising from the investment 
(Perhaps if you don’t look too close, like counting the cost of the cholesterol induced heart attacks ... ...). 

But if a shopkeeper invests so much in new shelving to display goods better, or in new facades to attract people into his shop 
...   

Or if a Council invests so much to attract people to shop in a town centre ... 

As explained above, in the CHORD project we have valued town centre ambience projects aimed at predominantly shopping 
environments at the same yield rates we would apply to general retail investment. 

A workbook sets out retail and related value added and investment in the UK from 1992 to 2004.  The value-added average 
of £38.9 bn (at 1995 prices) can be compared with the national accounts estimate of capital employed in the distribution and 
hospitality industries of £220 bn (at 1995 prices) (2001 Blue Book).  

This would suggest that investing £1 mn in these industries yields on average £177  000 per year in additional value added.  
We have used a factor of 0.18 in our calculations 

For the £700 000 identified as ‘retail-related’ this suggests an annual GVA benefit of £130 000 which, discounted (at the 
public sector rate) over 15 years, gives an npv of £1.5 mn  

1.4 Multipliers 

Cost benefit ratios are ‘before multipliers’.  Multipliers for Campbeltown could be quite high, because of the isolation.  It is 
quite difficult for expenditure to ‘leak’ from a local economy if there is nowhere for it to leak to. 

We have a capability to model this, but it’s beyond the scope and time allowance of the CHORD project.  We’d be happy to 

discuss with the council how to model the A&B economy and its parts! 
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Kinloch Road Redevelopment 

The Project Board hope to regenerate the Kinloch Road area by acquiring the third party interests and redeveloping the site 

for commercial and housing use.  To this end they commissioned a study (the Report) into the area by Roger Tym and 
Partners (RTP) and Messrs Colliers. As part of this study, the area in question has been appraised by an architect and the site 

tested2, with the outcome attached below. The outcome of this exercise has been accepted by the Board and as such its 
findings have been relied upon for the purpose of this report. However the Project Board have indicated that they wish to 
leave out at this stage the development of the community facility (area 4 on the plan (Figure 5)) and area 2, preferring to 

keep this land for future development once the project has progressed in the case of area 4. Area 2 is felt by the Board to be 
an area that might attract external funding in future and so has been excluded from the project at this stage. 

In addition to the above proposal, the Project Board have asked that the project is extended to include the costs of realigning 
Kinloch Road, so that it passes through land owned by Argyll Community Housing Association (ACHA), linking Kinloch Road 

and Longrow/Lochend Street.  

If areas 2 and 4 are excluded from the Report and the cost of constructing the realigned road across the site owned by 
ACHA, which has been estimated at very approximately £500,0003, the cost of compensating ACHA4 and the costs of 

relocating the Council depot which is estimated to be a minimum of £1,125,0005, the expected outturn is a cost of 
approximately £8.70 million, before these are discounted. 

                                       
2
 Reference email from RTP to Argyll & Bute Council (Andrew Robertson) 29 April 2008 (10:35). 

3
 Rough estimate provided by Argyll & Bute Council. Detailed design and costings need to be prepared. 

4
 This estimated to be £130,000, though further detailed work is required as ACHA have not planned there site in detail and so it is not certain how their site will be affected by the road. It is assumed 

that they will loose approximately 20% of their developable area. Following discussions with ACHA it is believed that they intend to develop 30 units on the site. ACHA consider that this level of 
compensation would be subject to other land being available elsewhere in Campbeltown. 

5
 Email Sandy Mactaggart 2 May 15:17 to Andrew Robertson 

If the additional costs above are included then discounted using Treasury Green Book criteria i.e. that interest is excluded 
and that the values should be discounted by 3.5% then the costs of the project capitalise at a Net Present Value(NPV)6 of 

negative £8.30 mn.  

THE Roger Tym study is certainly an adequate basis for prioritisation, and the project begins to address some of the difficult 
issues in attracting development to Campbeltown, that of providing work and workplaces within the community, and not at 

or beyond its periphery.  A good start has been made on a sequence of progressively more detailed business cases, and 
following inclusion in CHORD detailed discussions should be had with the various land owners and their tenants as to their 

view of the project.  They are understood to be broadly supportive. The project is susceptible to changes in the market. 

In addition to the above it should be noted that no attempt has been made to add value to the development in the context of 
interactions with the extension to the marina, but it should be noted that this might have a positive effect on the value 

placed on the parts of the site.  

It is considered that to deliver this project will require dedicated officer time and potentially the appointment of a town 

centre manager. 

                                       
6
 NPV – Compares the present value of future receipts from a proposed investment with future outgoings and if the value of receipts exceeds the outgoings the investment is deemed worthwhile. 
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Campbeltown Marina 

The Project Board aim to increase the berthing facility in Campbeltown Marina from approximately 40 berths to 145 berths, 

by extending (replacing) the existing facility and creating a new facility in the harbour area. This option is contained as 
Option 4 in the Scott Wilson report prepared in May 20087. The proposal includes the provision of berthing for some 79 boats 
to replace and enhance the existing facility and new berthing capacity for a further 66 boats in the existing harbour.  Both 

figures assume an average boat length of 10m. 

The current facilities, which are run by the Campbeltown Berthing Company, extend to approximately 100 metres of 

pontoons, which it is estimated are currently used for 1500 boat-nights per year, down from a peak of 1800. The facility is 
regarded as relatively unattractive as in high season, while the pontoon can be fully utilised, the use results in boats being 
tied up 4 deep along its length. This spoils the enjoyment of those visiting Campbeltown and is felt to be putting people off 

visiting the marina and/or staying thus reducing the income received from sailors both to the Berthing Company and to the 
town itself. 

The loch has and is suffering from frequent discharges from Scottish Water’s Waste treatment works and while these are 
expected to be resolved during the next two years, these discharges are felt to have damaged the reputation of the Loch for 
visiting sailors. It will be necessary looking forward to improve the facilities provided at the marina and also to improve the 

local water quality in order to enhance the reputation of Campbeltown as a sailing destination.  

It can be seen from the discounted cash flow contained in Working Paper 10 that an analysis of the project applying Treasury 

Green Book criteria i.e. ignoring interest and applying a discount rate of 3.5 per cent, shows a negative Net Present Value8 of 
approximately £2.1million. For the purpose of the model it has been assumed that approximately 145 berths are created, but 
that the rate of growth of income is restricted, but steady. It has been assumed that there will not be a significant increase 

in these numbers after an initial surge and as such growth of 5% has been assumed. It is felt that this may be achieved as a 
result of improved reputation, increased prices as facilities improve and as a reflection of the growth that is anticipated in 

sailing locally9. 

                                       
7
 Scott Wilson – Campbeltown Loch Development Options Appraisal Final Report May 2008. 

8
 NPV – Compares the present value of future receipts from a proposed investment with future outgoings and if the value of receipts exceeds the outgoings the investment is deemed worthwhile. 

9 McKenzie Wilson “Sailing on the Clyde Estuary 
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Growth has been limited to reflect the fact that currently users are forced to tie up 4 deep on occasions and creating greater 
capacity will initially only result in a spread of use and not an increase in users. 

It can be seen from the above modelling that the project is not self sustaining and will need public money to pump prime it 
to allow the project to move forward. Scott Wilson’s have identified possible sources of additional funding that have existed 
and been used in the past and section indicates what might be available currently. Of the likely funding opportunities 

identified it is possible, if a robust and detailed business case can be put to them that the Crown Estate might be persuaded 
to invest in the project.  

However, it is felt that the future management of the marina is crucial to its success and the ability to attract funding. It is 
felt that as part of any detailed business case a clear target market should be defined, the balance between permanent 
berthing and transit activity, and that a more aggressive marketing strategy could be adopted targeting a greater number of 

sailing events and cruise ships. It is felt that the financial performance of the marina could be enhanced with a more 
proactive approach, though this will require the other improvements identified above to be put in place.   

The management of the marina has been well set out in the Scott Wilson report and can be summarised as follows: 

• Maintain the Status Quo – Campbeltown Berthing Company 

• Council invest and manage through the Harbour Master 

• Management by a Community/business partnership (not for profit) 

• Private sector investor owned and managed 

It is felt that the preferred structure should be defined once a detailed business case is prepared.  For the purposes of the 
CHORD evaluation it has been assumed that the Council will have a half interest in the Marina, a commitment of £1.2 mn. 

It is noted that further studies are required to progress the detail of this proposal and that a commitment has been made by 

the Council to spend up to £54,096 on further studies for the town centre and the water front. 

It is also noted that repair work is required to the existing pier and as such should the council not proceed with this project 

expenditure will be required to the existing pier. It is not known at the time of writing what this cost will be10. 

                                       
10

 ABC are currently investigating this cost. 
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The Projects being put forward for CHORD can be categorised in 5 ways in terms of their effect on the Council’s finances, as 
shown in Figure 6.  
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Categorisation Description

A – Public sector 

investment (No 

Payback)

A straightforward public sector investment that is essential as part 

of the overall infrastructure/support to the project and where no 

related payback can be identified. Capital investment in this 

category will count against the £10m provided in the Council 

capital plan.

B – Public sector 

investment (With 

Payback)

Similar investment in public sector infrastructure as above but 

where the investment can be related to the release/development 

of a specific asset or other project and the effect is a full or partial 

payback of the initial investment. Where a full payback is 

achieved then this expenditure will not count against the £10m 

available in the capital plan. Any unfunded element of a partial 

payback will count against the £10m.

C – Business 

Opportunity 

(Requiring Pump 

Priming)

Some projects will be viable business opportunities on an ongoing 

basis but will require initial pump priming. Where the Council is to 

make the initial investment of pump priming then this will count 

against the £10m available in the capital plan.

D – Business 

Opportunity (Joint 

Venture)

Some projects will be viable business opportunities without any 

requirement for pump priming. However in some cases there may 

be a benefit from the project being delivered on a joint venture or 

partnership basis. Any investment by the Council should be off set 

by a return or payback in later years and as a result does not 

need to count against the £10m available in the capital plan. The 

nature of the joint venture or partnership will need to be assessed 

in the OBC eg develop and lease, develop and operate 

partnership.
E – Business 

Opportunity 

(Standalone)

Some projects will be viable business opportunities without any 

requirement for pump priming or partnership. There will be no 

role for the Council in the financing of these. These will not count 

against the £10m available in the capital plan.  
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At one end of the spectrum this involves projects which are fully funded by the Council with no direct pay back and at the 

other end, projects which are entirely business opportunities requiring no Council financial intervention.  There is a range of 
other scenarios in between these two financial situations. 

Sources of grant funding have been identified wherever possible. Many of the projects require greater definition of elements 

and outcomes in order for the grant opportunities to be explored in greater detail. In addition, many grant sources are 
currently in a state of transition and many programmes are not developed to a stage whereby the eligibility of the projects 

can be assessed in more detail.  However the most likely sources have been identified below with input from the Councils 
Funding Officer and European Manager.  

 

The Campbeltown projects all sit within the Categories as follows;  

 

1) Kinloch Road development including road realignment plus acquisition and redevelopment of the land.  

A – Public sector investment (No Payback) 

This project is costed at approximately £16 million and it is anticipated that it would be funded by the Council, Argyll 

Community Housing Association, Communities Scotland and Highlands and Islands Enterprise. There may be some element 
of private sector input but it is not anticipated that this will generate any significant returns to the Council. Elements of the 

redevelopment may attract ERDF from the Highlands and Islands Convergence Programme if it provides community or 
business facilities. 

 

2) Campbeltown Marina Development 

 

B  – Public sector investment (With Payback) 

 

It is anticipated that this project will involve up front investment by the Council with some element of payback. As stated 
under the Commercial Case, the project is not self sustaining and will need some public money to pump prime it to allow the 

project to move forward. Scott Wilson has explored options for the management of the facility which in turn relate to the 
funding approach to be undertaken. It is understood that no final decision has as yet been taken on the preferred way 
forward but that the project is likely to cost in the region of £2.5 million.   

Of the likely funding opportunities identified it is possible, if a robust and detailed business case can be put to them that the 
Crown Estate might be persuaded to invest in the project (see the Commercial case). 

There may be scope for the project to attract grant funding from a Transnational Project under Interreg or from Leader. The 
Interreg project will involve a significant amount of work as it needs transnational cooperation as a critical element of the 
project. A LEADER grant would be dependant on the scale of the project and the degree of community 

involvement/ownership. Further exploration is required into the Growing Community Assets element of the Big Lottery and 
there may be sources of funding from social investment banks depending on the management and ownership of the marina.  

3) Townscape Heritage Initiative and Conservation Area Regeneration Scheme  

This is a category A project requiring – Public sector investment with no anticipated Payback. They are partnership schemes 
where the principle external funders require match funding from local partners including the local authority and other 

stakeholders. European and LEADER funding can also be used to create the funding package.  

 

Both schemes usually involve an intervention rate of 50% by the major external, funder with the local authority developing a 
package of partnership funding. The basic current funding package is as follows: 

 

Conservation Area Regeneration Scheme (CARS) (All funding committed) 

Historic Scotland   £385,000 

Argyll and Bute Council  £200,000 

HIE AI     £100,000 
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Townscape Heritage Initiative (THI) 

Heritage Lottery Fund  £700,000 (+ £25,000 Development Project) 

CARS (as above)   £685,000 (+ £12,500 Development Project) 

The CARS schemes is entirely committed and in place and will not draw on the Council’s CHORD monies. The Strathclyde 
Building Preservation Trust is working with the CARS project and would also be involved with the THI. They are working with 

the third sector to take forward projects, undertaking options appraisals and identifying sources of funding including income 
generation opportunities thereby imbedding the projects more into the community.  

The THI scheme has received a Stage 1 pass which gives the opportunity to draw down £25,000 development money. 
October 2008 is the deadline for the Stage 2 monies. The CARS money is partly being used to match fund the THI but a 
wider funding package is required. Private sector funding is not considered possible at this stage. Future funding options 

include Leader, Scottish Arts Council and Interreg but an initial funding shortfall to match fund the THI adequately has been 
identified. The Heritage Lottery Fund will wish to see a closely worked out package of match funding in the Stage 2 Action 

Plan to be submitted in October 2008. The Council has invested £200,000 over 8 years to the CARS project but a much 
greater contribution to the funding package for THI is likely to be required by the HLF.  

The shortfall is considered to be £808,750 to £1million.   

Other potential funding sources are mentioned in more detail below.  

• Campbeltown may attract funding from Highlands and Islands Enterprise because of its current Fragile Area status.  

• ERDF – There appear to be few opportunities for funding for the townscape activities through this source, unless there 
was an identified outcome/end use relating to economic growth and built/cultural heritage. 

• Leader – may be able to provide support activities which contribute to the themes of Revitalization of Communities 

and Progressive Rural Economies. Leader supported projects must have a strong element of community involvement 
and cooperation between communities.  

• Interreg – This international cooperation programme can assist with large projects with a strategic impact and a 
Transnational cooperation element. For the Campbeltown projects to benefit they would require to be part of a larger 
bid encompassing a number of locations. Transnational projects take time to put together and require a number of 

very committed partners. There are a number of areas of cooperation under Interreg as listed below where applicable.  

• The Atlantic Area Cooperation Strategy (Interreg IV) has a category for conserving and promoting Atlantic cultural 
heritage of transnational interest.  

• . The Northern Periphery Programme (Interreg IV)has an objective relating to improving sustainable development in 
peripheral regions by strengthening urban-rural relations and enhancing regional heritage 

• The ERDF Objective 3 Interregional Cooperation Programme INTERREG IV C has a category under Priority 2 

Environment and Risk Prevention which has a sub theme of cultural heritage and Landscape.  

 

The suitability of these grants will require further assessment as the projects develop further. 
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We see no serious issues with this – except as we’ve pointed out that the economic development duties that the Government 
has now focused on the Council bring a special responsibility in the case of peripheral Campbeltown. 

 

�	��
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The Council should be aware that we have followed the view of the Council’s consulatants, Roger Tym, that of the 
commercial premises on Kinloch Road which are expected to accommodate 91 jobs, 37 will be additional (‘New to 

Campbeltown’).  This take up may be slow, but in the special circumstances of Campbeltown it is reasonable to say that 
advance provision is a prerequisite. 

We have discounted the risk that the sewage overspill problem will persist beyond three years. 
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The major benefits of Kinloch Road and the THI will be realised through increased turnover and employment  in the 
commercial, retail and hospitality sectors and through housing. The Council is recommended to set in place a system for 

monitoring this and the overall prosperity of Campbeltown .  Such a system could include a quarterly tally of accommodation 
spaces and occupancy, golf rounds, retail turnover, unemployment tracking, and monitoring of employment vacancies 

advertised in the local press and via JobCentres.  It could be summarised in an annual ‘health of the peninsula’ report, 
covering not only population and economic wellbeing but other aspects of Kintyre life. 

Monitoring the marina is important, and could usefully form part of a council-wide initiative, or of Council participation in a 

Clyde-and-Council initiative.  As a destination development initiative it could expect support from visitScotland. 

The idea of monitoring these fragile local economies so we can see if benefits are getting through, and have early warning if 

they are not, seems to us an important one.  We hope the Council will follow it up. 

�	��
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Evaluation Formula
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The diagram above summarises the evaluation formula that is to be applied to the projects in this dossier.  More detail is 
provided in the working papers to this dossier and in the CHORD project working paper ‘Assessing business cases’. 
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1. Campbeltown Economic Profile – cogentsi 

2. Campbeltown Property and Retail Market Review – Smiths Gore and cogentsi 

3. DREAM®people demographic analysis and projections for Campbeltown and Argyll and Bute - cogentsi 

4. Project Proforma –  Kinloch Road 

5. Project Proforma –  Campbeltown Loch Marina 

6. Project Proforma –  THI and CARS 

7. Conformity of Campbeltown CHORD proposals with Argyll and Bute Planning policies – Smiths Gore 

8. Conformity of Campbeltown CHORD proposals with Scottish Planning and Economic Strategies – Melica and cogentsi 

9. Economic appraisals including discounted costs and benefits 

10. Financial and commercial appraisals including discounted cash flows, 

11. Benefits register 

12. Draft risk register and risk potential assessment 

13. Draft and nominations for commissioner/stakeholder support, 

14. Arrangements for post-project evaluation and implementation review. 

15. References 

16. Consultees 
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� Trends in leisure tourism are among several factors that are helping to turn the economy in Campbeltown upwards 
after decades of decline.  Public sector investment must play its part in the renaissance 

� These three projects will build on and enhance the unique characteristics of Campbeltown as a place and sort out 
some of its main outstanding issues as a location for producing goods and services and as a communication node.  
They will enhance its position as the capital of Kintyre and can have a demonstrable effect in bringing forward new 

ferry links. 

� The harnessing together of moderate public sector investment and private sector developments, that both link the 

natural and built environments, will strengthen both and have a permanent positive impact on this special place, 
unique in the United Kingdom.  
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1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 
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2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 
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Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term. Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 
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3. Campbeltown Project 

3.1 Overview 

The Campbeltown project consists of three development elements: 

 

• Develop its existing loch marina and position it for an improved market presence;  

• Improve and restore its heritage and conservation sites in the town centre and 

increase residential occupancy through the Townscape Heritage Initiative (THI) and 

Conservation Area Regeneration Scheme (CARS); and 

• Revitalise the strategic Kinloch Road area, providing commercial premises in a key 

location, substantially improving the town centre housing stock, and realigning the 

road which will run from the town entrance towards Campbeltown Loch, past the 

Aqualibrium leisure centre to the harbour and the ferry facilities. 

 

The total capital cost for the developments is £11.62 million, of which the cost to the Council is 

£6.46 million.   

 

The loch marina will be expanded and improved to accommodate around 100 extra berths, 

increasing its size from 40 to 145 berths.  The return on this investment will be dependent on 

growth of the tourist market for Campbeltown and the subsequent increase in tourism 

revenue.   

 

The THI will involve the preservation and enhancement of historical and cultural buildings in 

the town centre which are expected to increase the attraction of the town.  The investment will 

ensure that heritage and civic functions can be accommodated, and benefits are expected in 

terms of housing, tourism and retail growth or improvements.   

 

The Kinloch Road investment will provide sites for housing and business expansion through 

rationalisation of current residential and business premises.  It is expected to accommodate 

73 new housing units in the development area.   

 

 

3.2 Baseline 

The leisure, tourism and retail sectors across Campbeltown’s travel to work area (see map 

below) will be positively affected.  In 2006 751 people were employed in these sectors,
12
 

which represent 25% of the employment in the area.  401 people were in retail, 186 in 

accommodation providers, 93 in food and drink and 44 in sport related activities. In addition to 

these numbers, 14 people were working in industries relating to marine, transport and tour 

operators.   

                                                      
12
 Sourced from ONS using Standard Industrial Classification 50, 52, 55 and 92. 
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Map 2: Campbeltown Travel to Work area 

 

 

The median annual wage for all workers in Argyll and Bute is £17,897.
13
  Multiplying the 

number of retail, tourism and leisure related jobs by the median wage for all workers suggests 

total income of around £13.4 million.  

 

The latest Scottish Input-Output tables published by the Scottish Government suggests that 

income from employment is around 66% of Gross Value Added (GVA) in the hotels and 

restaurants sector and around 64% of GVA across the whole Scottish economy.  Applying this 

ratio to the estimate of total income suggests total baseline GVA of £20.4 million for the 

retail, tourism, leisure and marine industries. 

                                                      
13
 Annual Survey of Hours and Earnings, 2007 
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3.3 Socio-economic Impact 

A report by GOAD
14
 indicated that in October 2006 the proportion of vacant retail outlets in 

Campbeltown was higher than the UK average, both in terms of the number of units and 

floorspace.  In October 2006 14% of all retail outlets in Campbeltown were vacant, compared 

to a UK average of 11%.  However, it is suggested that many of these properties are not 

currently on the market despite being vacant.   

 

The town serves a relatively small population of the Kintyre peninsula and due to its remote 

location it is difficult to market itself to a wider catchment.  Given the projected fall in 

population of the area
15
, there is limited additional retail potential for the town based on 

residential population only. 

 

Building activity is minimal in the area compared to other areas in Argyll and Bute and the 

Argyll and Bute Local Housing Strategy 2004-2009 does not envisage the need for large 

numbers of new affordable houses in the area. 

 

The THI initiative to preserve and enhance historical and cultural buildings in the town centre 

would increase the town’s attraction to visitors.  Benefits of this scheme are expected to be 

mainly housing and retail-orientated.  Together with the Kinloch Road development the 

initiative is expected to attract and accommodate around 100 households.   

 

The average household size is 2.24 in Argyll and Bute
16
 and gross disposable income per 

person is £12,350
17
, which suggests a total household spend of £2.8 million for the housing 

development.  While the deadweight is expected to be large, the new housing in the town is a 

real prospect in attracting new blood.  Around 25% of the new units could potentially 

accommodate individuals from outside the area, while the majority (85%) will be for people 

already living in the Campbeltown travel to work area.  The additional income to the town 

as a result of housing is expected to be £0.7 million per annum. 

 

Along with the new Aqualibrium swimming pool and fitness room complex on the 

Campbeltown waterfront, the main outdoor leisure attractions are golf, walking, wildlife and 

sailing. The Kintyre Way walk opened in 2006 and allows walks over 86 miles around the 

area. The town has a variety of accommodation, a museum, heritage centre and the 

Springbank distillery.   

 

The development of the marina is expected to add to this stream of tourism coming into 

Campbeltown.  With berths increasing from 40 to 145 berths there will be additional spending 

in the town arising from more visitors, but there will also be additional income channelled into 

the area with new jobs associated with the marina and with income fees from boat owners.   

 

Marinas would generally aim to have a base of income guaranteed through permanent or 

seasonal berthing.  For a boat of average length (35 feet) the charge generally stands around 

£2,000 to £3,000 per year.  Normally a marina would expect to have around 75% of the 

permanent berths occupied by non-local boat owners coming in from surrounding areas.  

                                                      
14
 GOAD report for Campbeltown, October 2006 

15
 CogentSci, Campbeltown Dossier Working Papers, 2008 

16
 www.scrol.gov.uk – Census 2001 

17
 Based on £12,000 as gross disposable income in 2006 
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However, the remote location of Campbeltown makes the marina difficult to market for 

permanent and seasonal berths.   

 

The marina at Campbeltown may have to expect lower numbers of permanent berth holders 

as a result of its location and would therefore have a larger share of berths available for 

visiting boats.  These would on the other hand add more retail and leisure spend to the town 

compared to the permanent berths who will mainly be adding to the boat repair, maintenance 

and operational spend in Campbeltown.  Table 3.1 sets out the current and expected return to 

the marine investment and shows the estimated economic impact of a developed marina. 

 

Some of the estimated additional spending in Campbeltown will originate from the marina 

through increased number of visiting boats, and seasonal and permanent pontoon berthings.  

By assuming the same occupancy rates as present the spend increase by more than 

£0.5 million.  However, if the occupancy rate increases as a result of improved marina the 

economic activity will increase by just under £0.7 million.    

 

Table 1: Estimated Economic Impact of Marina Development 

 

  40 145 145 

Berths  (current) 
(assuming same 

occupancy) 

(25% increase in 

occupancy) 

Visiting boat nights 1,800 4,725 5,906 

Market share 6% 8% 10% 

Average spend - £125/boat £225,000 £590,625 £738,281 

Permanent 26 68 85 

Market Share 1% 1% 2% 

Average Spend - £3,000/boat £78,000 £204,750 £255,938 

Seasonal 9 24 30 

Market Share 2% 3% 4% 

Average Spend - £2,000/boat £18,000 £47,250 £59,063 

Total £321,000 £842,625 £1,053,281 

 

 

The Campbeltown project includes the option for a major realignment of Kinloch Road.  While 

this investment would release sites for development, it is expected that new businesses will 

simply relocate from other sites and most of the new activity will be displaced activity within 

the town.  This suggests that there will be few jobs created as a result of the Kinloch Road 

development.  

 

Improvements in transport infrastructure can impact on economic activity in a number of ways, 

for example: 

 

• Impacts on inward investment; 

• Impacts on organisation of land use; 

• Opening up of sites; 

• Improving access to declining industrial areas; 

• Improving access to rural/more peripheral areas to maintain population; and 

• Improving access as a response to economic pressures.  
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There is strong evidence of road improvements opening up new sites for development, 

although the size and nature of the developments are dependent on the specific project and 

local economic circumstances.  The Kinloch Road project in Campbeltown is on a relatively 

small scale and is not designed to improve the connections to and from the town, but rather 

within the town itself.  It is also largely an aesthetic project to rejuvenate an area, but it is an 

important opportunity to realign the road network to also account for future development. 

 

An earlier study by DTZ on the impact of road infrastructure improvements
18
 showed there is 

little evidence that road improvement projects had a material impact on population, 

employment or unemployment.  The results for rural areas showed even weaker linkages and 

impacts. 

 

Kinloch Road is however expected to improve the character and appearance of the town by 

rationalising low grade commercial and residential properties.  One of the main objectives is to 

improve the confidence of this site which is perceived as unattractive, and generate interest 

for what could be an attractive and sought-after area.   

 

It is suggested that public sector funding is necessary for this change to take place.  We agree 

with this sentiment and believe that if it was left to the market it is unlikely that this investment 

will be realised.  Kinloch Road will improve access to the harbour and nearby parkland, 

increasing visitor number to the town and waterfront which will have a positive effect on local 

retail and tourism sectors as well as bringing about housing benefits.    

 

Investment in the three project elements outlined above will lead to an increase in economic 

activity in Campbeltown.  The greatest effect will be in retail and leisure related spend which 

relies heavily on visiting numbers to the town.  The literature reviewed suggests that the 

character and appearance of a town can have a major impact on spend in these two sectors.  

Particularly, restoration of historic buildings can rejuvenate an area.   

 

Based on earlier calculations the income uplift for Campbeltown is expected to be around 6%.  

This suggests that the annual income will increase by around £1.2 million, including the 

increased marina and boat related activities.  It is important to recognise that some of this 

activity will be displaced from other towns and areas within Argyll and Bute.  This will be most 

prevalent for the additional spend arising from the marina, as sailors are likely to switch 

between locations in Argyll and Bute.  A study carried out by McKenzie Wilson in 2006 

showed that Campbeltown was in sixth place in terms of the most visited place within the 

Clyde estuary, with 14% of survey respondents having visited the marina.   

 

The report also suggested that the market for additional boat ownership in England is fairly 

static, while it shows a steady, but slow, increase in Scotland.  The market in Northern Ireland 

is growing and their visitor numbers to Scotland are increasing.  It is suggested that there will 

be an increased market demand which will enable a doubling of berths in the Clyde estuary by 

2015.   

 

Assuming a displacement of 30% from elsewhere in Argyll and Bute for retail, leisure and 

marine spend suggests an additional increase of £0.9 million.  This is the lowest level of 

displacement across all of the projects as the town is looking at funding to attract increased 

                                                      
18
 DTZ, Economic Effects of Road Infrastructure Improvements, 2002 
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visitors from Northern Ireland. Although some displacement will occur, most activity will be 

additional to the area.   

 

Using HM Treasury Green Book guidelines on Net Present Value, this level is discounted by 

3.5% per annum.  Over 25 years the NPV is likely to be around £14.6 million.  This gives 

a positive NPV of £2.8 million.  

 

A sensitivity analysis shows that if the economic activity in Campbeltown is raised by only 5%, 

the NPV is positive by £0.3 million.  Therefore the project investment must raise economic 

activity by 4.9% to achieve a net positive position.    

 

This required level is relatively high and much of the explanation for this lies in the high cost of 

the Kinloch Road investment.  However, it is worth pointing out that the current activity base is 

also low in Campbeltown which results in modest impact levels.   There is a potential to raise 

the economic activity in the town, and wider investment is needed to realise that potential 

fully. 
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This document makes the clear business case for Argyll and Bute Council to invest in 
Dunoon’s waterfront. The Dunoon waterfront project is an exciting development with the 
potential of revitalising the Dunoon area. Dunoon should be the favoured project 
because:

oThe town envisions a striking waterfront development including a marina with eventual 
private participation supplying conference/ holiday accommodation. This will help to 
significantly revitalise the area.

oDunoon sits ideally placed as the marine gateway to the Loch Lomond and Trossachs 
National Park. This project carries major strategic importance.

oDunoon town’s population shows more signs of developing youthfulness and vigour 
than any other town in Argyll and Bute. Investment makes sense.

oThe existing pier is at the end of its useful life and will need a solution sooner rather 
than later. The status quo is not an option.

oDunoon has demonstrated that it is able to recover from adversity and seize 
opportunity. This project is the next important opportunity. 

DUNOON WATERFRONT PROJECT: “Big Ideas with a Big Payback”

P
a
g

e
 1

3
0



*C*H*O*R*D*
DEVELOPMENT INVESTMENT BY ARGYLL AND BUTE COUNCIL

3

Dunoon 

Waterfront project

Context and

Background

P
a
g
e
 1

3
1



*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLL AND BUTE COUNCIL

4

The background

o Argyll and Bute Council is planning to invest £10 m of new 
money in town centre and waterfront development.  Dunoon is 
one of five candidate towns for these funds. Dunoon’s 
strategic position on the Clyde estuary gives it strong 
transport connections to the central belt, and makes it the 
natural Marine Gateway to the National Park and all of the 
West Highlands as well as being a service centre to the 
National Park itself.

o Dunoon has aimed to produce an outline business plan which 
by tackling pressing problems in an imaginative fashion, 
opens the way to a visionary future.  It draws on existing 
financial provision, on funding previously set aside by the 
Council, and on prospective partner contributions.  The 
technical basis has been thoroughly scoped and costed by the 
Council’s own services and professional consultants.
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The town of Dunoon

Dunoon and Cowal have recovered from a shocking economic blow:  
now they are gathering their resources and preparing to step further 
ahead

o The main function of Dunoon’s economy is to provide public and private services for its 
residents and for people visiting Argyll and Bute and the Loch Lomond and the 
Trossachs National Park, as the town develops as the Marine Gateway to the National 
Park.

o From total Gross Value Added (GVA) of almost £60m generated in the town, 90 per 
cent comes from service industries and construction makes up 3/4 of the remaining 
10 per cent.

o By far the most dramatic event in Dunoon’s recent economic history was the closure of 
the US Naval base on the Holy Loch  in the early 1990s.  Dunoon has shown 
remarkable resilience in recovering from this blow. In today’s money, the GVA 
attributable to the Holy Loch US Navy Base would also be about £60m (based on 2000 
personnel).  Thus the loss of the base, in broad terms, was equivalent to losing half the 
town’s economy (assuming a total GVA of £120m) and the recovery to normality 
should be looked at in this light.

o In particular Dunoon has successfully attracted younger migrants than other towns and 
has built up its role as a tourism centre .  The town’s energy and imagination can drive 
it ahead, but it needs to garner resources from the Council and elsewhere.

o Dunoon’s pier and waterfront is no longer suitable for the 21st Century.  Retention of 
the pier in its present form will jeopardise the towns status as a major transport hub, 
and will incur substantial ongoing maintenance costs to the Council, therefore new 
development is required to facilitate economic growth.
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The crucial economic issues in Dunoon are …

o Developing Dunoon’s role as a destination and as 
the Marine Gateway to Scotland’s first National Park 
and to Argyll and the Isles

o Maintaining and developing connectivity and 
transport links 

o Demography – continuing to attract 
younger people to give the town 
its positive dynamic 

o Enhancing the competitiveness of the local 
service economy, public and private

o The provision of housing services and infrastructure 
to meet and encourage projected population growth

o Increasing visitor numbers to maximise the area’s 
potential in terms of more diverse tourist sectors 
such as marine leisure, conference, environmental 
and cultural markets.

Loch Lomond 
and the Trossachs
National Park

P
a
g

e
 1

3
4



*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLL AND BUTE COUNCIL

7

Keep the people balance improving …

o The Census showed Dunoon to have 
one of the highest rates of in-migration 
in the west of Scotland, and significantly 
higher than the Scottish average

o Post-census estimates show that 
although, like everywhere in Scotland 
without a long-established  university, 
Dunoon loses people in their late teens 
and early twenties, it gains them at all 
other stages of life, pre-retirement.  It is 
gaining young families.

o In comparison to other places, the town 
itself has not become a significant 
magnet for people of retirement age, 
and so in future is likely to have a 
younger age profile than many.

o On balance, and unusually in Argyll and 
Bute, Dunoon’s population is projected 
to grow and hence investment now is 
underpinned by a growing revenue base
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The local economy is a service and

visitor-oriented economy

o Most of the town’s economic activity is 
focused on serving people in Dunoon 
itself and in Cowal.  However there is 
significant provision for tourist 
services.  Dunoon itself attracts about 
£14m revenue from overnight tourists 
each year and a similar sum from day 
visitors.

o Retail, tourism and leisure provide 
2,053 related jobs in the Dunoon and 
Cowal area

o While overnight tourism through 
traditional outlets has been waning 
slowly, as elsewhere in Scotland, 
there have been new developments 
nearby, including marinas, speciality 
catering, activity and environmental 
tourism, and caravan holiday park 
accommodation 

o Growing events and festival provision 
including the world famous Cowal 
Highland Gathering, the biggest in the 
world

Benmore Gardens
<<insert better photographs>>

Dunoon  GVA £55 mn

Recreational services, 1.7

Public administration and defence, 

5.0

Letting of dwellings, 5.7

Social work activities, 5.3

Health and veterinary services, 1.0

Ancillary transport services, 1.0

Other land transport, 2.2

Construction, 4.0

Motor vehicle distribution and 

repair, automotive fuel retail, 1.0
Wholesale distribution, 0.8

Retail distribution, 7.2

Hotels, catering, pubs etc, 4.5

Fishing and fish farming, 0.2

Education, 2.4

Benmore Gardens
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DESTINATION DUNOON & COWAL: 
Marine Gateway to Scotland’s first National 

Park

‘ ’

ACCESS & RECREATION

National Park Core Path Plan 

The CowalWay (linked to 
Kintyre Way, Loch Long Way 
and West Loch Lomond Way) 

Ardentinny to Carrick Castle 

Path Restoration

Argyll Forest Park Visitor 

Infrastructure 

BUILT HERITAGE

The BenmoreFernery 
Restoration

Dunans Castle & Bridge 
Project

Blairmore Pier & Ticket Office

VISITOR FACILITIES & INTERPRETATION

The BenmoreHub

The AFP Interpretation Strategy

Arrochar Three Villages Community & Visitor 

Campus 

Ardgarten TIC & Forest Park Centre

MARINE ACCESS &

INTEGRATED TRANSPORT

Cowal Sea Lochs Marine Access 

Strategy (Arrochar Pontoons & 
Dolphin; LochgoilheadPontoons)

Argyll Forest Ferry Service 

PS Waverley Cruise Schedule

DUNOON WATERFRONT

REGENERATION

Dunoon Pier and Queen’s Hall 

(eventual) Redevelopment

Argyll Street Regeneration

CLANN Playscape Initiative 

TOURISM, EVENTS &
FESTIVALS 

Cowal Fest

The CowalGathering

ArtsFeast

COMMUNITY
EMPOWERMENT &

VOLUNTEERING 

NP Community Partnership, 

Area Network & Community 
Development Trust Project 
Activity (Graham’s Point, 

StrachurEcology Park, 
Lazaretto Point) 

NATURAL HERITAGE

Atlantic Oakwoods Initiative

Cowal Red Squirrel Group

Eagle Watch Ardgarten

Dunoon’s 

Gateway Role
in Context : 

Project Activity in and 

around Dunoon & Cowal P
a
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e
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The Waterfront Project: Synopsis

o This project covers the primary physical aspects 
of an improved Gateway to the National Park.  It 
includes the  removal of the timber pier, the 
provision of areas of reclaimed ground, a new 
pier to provide sheltered harbour for a short stay 
marina, and a replica of the Victorian pier building 
for retail and restaurant use and possibly for 
marina services.

o The harbour will be able to accommodate the 
equivalent of approximately 40 yachts plus other 
marine operations such as tours of the firth, 
Waverley cruises etc. 

o There are currently two feasibility studies under 
way to provide fast link services between Clyde 
settlements and Glasgow (Boat and Hovercraft).   
An easy-to-use town centre terminal would be 
crucial to Dunoon's benefiting from these.  The 
journey time would permit commuting and provide 
easy access to visitors to the central conurbation 
(3m population) bringing Dunoon into Glasgow 
City region.  This will build on the existing 
effective joint working with Inverclyde Council to 
promote and sustain integrated transport links for 
passengers and vehicles through the Gourock 
transport interchange.
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Successful Waterfront developments from elsewhere 

in the UK*

o Greenwich Peninsula in 

London-until 1997 it was 

considered unsuitable for 

sustainable mixed use 

development. Subsequent 

investment has acted as a 

catalyst for major regeneration

o Cardiff Bay-work of the Cardiff 

Bay Urban Development 

Corporation created net 

additionality to the local economy 

from new businesses and 

expansions.

o Clyde Waterfront Regeneration-

Visionary regeneration of the 

River Clyde corridor

*Numerous studies have shown the economic gains achieved by iconic waterfront projects
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Project in line with the strategic development 

framework (2006, Land Use Consultants)
- subscribed to by HIE*, LLTNP^ and A&B Council

o become more closely associated with the 
National Park
n Maritime and public transport gateway

n Service centre with wet weather facilities

n Welcoming point of orientation

o environmental improvements
n make most of waterfront and pier

n attractive, vibrant, contemporary town centre

o nine actions
1. change perceptions

2. enhance town centre

3. capitalise on special qualities of natural 
environment

4. develop higher quality accommodation sector

5. foster events and cultural heritage

6. encourage retail diversity

7. improve public transport

8. adequate water and sewage

9. extend triumvirate (A&BC,LLTNP,HIE) to 
partnership with business and community

LNER
DUNOON
POSTER
HERE

*Highlands and Islands Enterprise

^Loch Lomond and Trossachs National Park
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Vibrant and progressive Partnership 

Working

o Excellent relations are enjoyed 
with the National Park authority. 
They support Dunoon being the 
prestigious marine gateway to 
the Park

o Similar relations exist with HIE 
and along with the Council, all 3 
organisations are committed to 
supporting the project and its 
benefits

o Crown Estates and Historic 
Scotland are positively engaged 
in the process.

o Involvement with private sector 
partners will be confirmed at the 
Final Business Case stage.

Crown Estates

Historic Scotland
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Dunoon and the National Park Gateway

o Dunoon is designated as 

the marine gateway to 

Scotland’s first National 

Park

o It offers a significant 

alternative to the existing 

road gateway at Balloch 

(creating market diversity)

o Dunoon is also a natural 

service centre for the 

National Park

LNER
DUNOON
POSTER
HERE
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Coherence with other strategies

o In line with Scottish Government priorities, development of a safer 
stronger community with improved environment, community and social 
benefits. The marine gateway is in line with the Scottish Government’s 
agenda of tackling climate change through less cars on the road.

o Creation of an attractive well connected modern economy in accordance 
with the Council’s Strategic Objectives and in line with the Council’s 
corporate plan

o The proposal will provide the opportunity to maintain integrated transport 
links with Inverclyde, improving access to the area, in line with the 
Council's corporate Objective of removing barriers to travel

o The Development will provide the opportunity to develop marine leisure 
opportunities, in accordance with the Bute & Cowal Area Strategy

o The totality of the Waterfront Development will enhance and protect the 
social and economic vibrancy of Dunoon and Cowal

o The waterfront project enjoys the full support and backing of partner 
organisations including the National Park authority
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Pressing the Right Strategic Buttons

o This project yields essential strategic benefits
for the town, for the council, the wider Cowal area, 
the whole of Argyll and Bute and wider Scotland.

o Making a clear and public commitment now 
maximises the Council’s opportunity to secure 
partners, and thus to lever in funding which would 
not otherwise be available.

o Not making a commitment now would risk losing 
those partners and would still leave the Council 
committed to major spending on safety and essential 
maintenance grounds.

o This project also opens up the possibility for other 
strategic moves (such as the Queen’s Hall 
replacement, a new top quality hotel, and fast ferry 
services from Glasgow, Inverclyde and Ayrshire to 
Dunoon).

o It will thus lift the cap on Dunoon and Argyll and 
Bute’s future growth.

P
a
g
e
 1

4
5



*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLL AND BUTE COUNCIL

18

The Waterfront Project:

Existing Track Record

o Dunoon has already successfully begun 
its waterfront redevelopment with the 
completion, on time and on budget, of the 
new breakwater and linkspan.  This 
project started in 2002 and was 
completed in 2005 and levered in 
significant external funding to the £5.6M 
project, which was managed by the 
Council. 

Harmony Court
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Dunoon 

Waterfront 

Project

Economic 

Case for 

Investment
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Review by DTZ

o The prestigious, World class firm of DTZ have examined the 
wider socio-economic impact of the proposed development, 
and have analysed it in the context of other successful 
waterfront projects including Cardiff Bay, the Greenwich 
Peninsula in London and the Clyde Waterfront Regeneration 
Project in Glasgow.

o They have provided an assessment of the project based on 
quantitative and qualitative factors

o Their assessment builds on earlier work that calculated the 
Gross Value Added (GVA) of the marina development and the 
berthing and associated income that would accrue
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Other Benefits (non-monetised) from the Investment

o Visionary development with aspirations beyond commercial 
investment can create jobs, are important in business location 
decisions, help recruit and retain staff and can increase land 
and property prices in the surrounding area.

o Reprovisioning of the Victorian pier building  (historic building) 
can help to initiate the regeneration of the wider Dunoon and 
Cowal area.

o Safe, comfortable, accessible public realm attracts residents 
to an area and encourages greater use. 

o The development will be a spectacular feature for Dunoon and 
will have considerable benefits in creating well-being and 
confidence for the area.

o The development builds on Dunoon’s historic past as an 
iconic Clyde destination and creates an aesthetically pleasing 
and environmentally sound gateway to the town, surrounding 
area and the National Park.
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The economic (monetised) case for the Project

o The economic case for the waterfront development rests on the nature of the other 
investments it facilitates.  For example:

n The economic case for a short-stay marina (yacht haven) is particularly strong in view of the 
permanent moorings available at Rhu, Sandbank and Kip, and the threat of congestion in the 
upper Firth of Clyde.  When full, the proposed facilities will yield £1000 per night in mooring 
fees and several £’000s in visitor spending with other Dunoon businesses.  Based on
experience elsewhere in the Clyde estuary a main season (April to October) of at least 153 
nights can be expected with additional income off-season too.

n The wider socio-economic benefits are considerable and have been calculated over a 25 year 
period by DTZ.

n A conference hotel development on reclaimed land would bring inward investment of 
approximately £7m to the town, or more if the hoped-for 5-star quality could be achieved. In 
addition to revenue generated within the facility itself of about £2m per year (assumed to be 
necessary to attract the investor)  it might be expected to generate additional spending in the 
town of about £0.7m per year, or £0.2m GVA. 

n The proximity of Dunoon to both Glasgow and Prestwick airports gives the provision to 
substantially increase tourism potential through the provision of high quality facilities.

n The importance of improved connectivity is substantial.  Potential new connections to the 
Upper Clyde and Glasgow offer the prospect of substantially extending commuting as a source 
of income from its present position (probably a few £m per year) to potentially tens of millions.  
With modern work patterns and good electronic connectivity this will significantly encourage 
people to live in Dunoon. 
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Sustainable Economic Benefits 

o The unique selling point of this project is Dunoon’s geographic 
position on the Firth of Clyde, which is a prime sailing and marina 
development location capable of fulfilling identified need for such 
provision on the upper Clyde.

o The economic benefits are thus essentially long term and 
sustainable, achieved through making possible developments 
which could not otherwise be contemplated.  If the basic capital
commitment is made by the Council and matched by partners, 
the Project Board and Area Committee are willing to fund 
additional developments outside this project.

o The OBC will now look at the direct realisable benefits from the
waterfront development. Potential economic gains arising from 
the hotel development and improved ferry service are prudently 
not included although if realised, the economic gains from such 
developments will substantially boost the GVA calculated on 
subsequent pages.
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The monetised Economic Benefits of the Waterfront 

Investment

o DTZ’s work builds on 
earlier GVA calculations 
for marina income

o The total economic gross 
benefits in GVA terms is 
shown in the table

o The Waterfront 
development has the 
potential to bring 
significant economic 
benefits to the Dunoon 
and Cowal area

o These figures exclude 
the GVA coming from 
any future waterfront 
hotel development or 
enhanced ferry service.

Note: all figures are discounted to 2008 prices

£'m

Calculated economic benefits (GVA) of 40 marina berths 16.2

Calculated socio-economic benefits from 10% increase in economic activity 57.1

Total calculated GVA over a 25 year period 73.3

Calculated socio-economic benefits are 
based on an existing baseline GVA for the 
area of £55m
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The Costs of the Investment (Overall and the cost to 

CHORD)

o The capital cost of the waterfront project is £34.5m (at 2008 
base prices) to be incurred over a 4 year period.

o For the project to proceed, the full £10m from CHORD will 
require to be accessed.

o Funding of £5.3m is already secure through the Council’s 
capital programme for work on the pier

o If successful with CHORD, funding of £15.3m will be in place 
representing 44% of the overall capital costs.

o As the project moves to full business case stage, initial 
discussions that have already taken place with external 
parties will be concluded with a view to bridging the funding 
gap.

o Having 44% of the funding in place will create the confidence 
and desire for external parties to invest (both from the public 
and private sectors).
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The Quantified Net Economic Gain from the 

Investment

o Total economic benefits amount to £73.3m over 25 
years. £16.2m of these benefits come directly from the 
construction of the marina (marina berthing and 
associated income), the major benefits come from an 
increase in 10% (calculated by DTZ) of economic 
activity leading to wider socio-economic benefits over 
25 years of £57.1m.

o The total costs of the development amount to £34.5m 
and are deducted from the total economic benefits to 
arrive at net quantified economic gains.

o These benefits do not include the potential for 
additional GVA (unquantified) through future hotel and 
waterfront development once the initial phase is 
completed.

Net quantified economic gains over 25 
years amount to £38.8m.
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Potential External Funding

o The commercial case will be developed in detail with partner bodies 
at full business case stage. The need to mitigate planning risk and 
satisfy Historic Scotland requirements is recognised.  

o Highlands and Islands Enterprise recognise the role of Dunoon as
the marine gateway to the National Park and the Destination 
Dunoon & Cowal initiative as a locally significant project aligned to 
the National Tourism Framework for Change .

o The Crown Estate has a strong interest in waterside investments. It 
has a track record of acquiring and developing marine assets in 
Argyll and Bute and has set aside funds for Scottish coastal 
developments that can earn an adequate return: in addition to 
commercial factors the Crown pays attention to social, economic 
and environmental benefits of its investments.  Very positive 
discussions about the Waterfront Project have already taken place 
with the Crown Estate.

o Involvement with private sector investors will be confirmed when the 
project reaches full business case stage.
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Manageability and Deliverability

o It is not considered that this project in itself presents 
dramatic management challenges.  

o The management of joint ventures with partners is 
always a challenge and relationships will need to be 
established not just at the top and at working level 
but at several levels.  However, the Council has a 
first class track record in this type of partnership 
working.

o The process as developed so far by the project 
board confirms achievability.  Relationships are 
already established and the successful delivery of 
the breakwater and linkspan demonstrates a 
positive track record of successful project 
management.
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Risk

o There is a degree of technical risk in marine engineering, but consultancy 
studies have been undertaken to assist in the management of this.

o There are the normal risks of contract overrun on the development in terms 
of cost and time, but these are not thought exceptional and can be handled 
through normal contractual arrangements.

o Planning risks need to be overcome including ensuring Historic Scotland 
conditions are met.

o There is a risk in the securement of strategic partners (eg HIE, Crown Estate 
and Scottish Government) and this will be approached through 
endeavouring to accommodate their new strategies and stated objectives, 
and through continuing to develop relationships with the partnership bodies.  
Discussions are already well developed in this regard.

o There is the risk that other private sector partners will not invest. An action 
plan at the full Business Case stage will focus on securing their involvement.  

o There is a very high risk in doing nothing which could result in the pier 
closure, the loss of the Town Centre ferry service links and the loss of the 
Marine Access Gateway to the National Park, in addition to Council 
continuing to have substantial ongoing maintenance and repair costs for the 
structure.
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The folly of the do-nothing (Status Quo) option

There would be many serious consequences of 
doing nothing in response to this proposal.

o The Council’s revenue budget has to continue to meet the significant 
ongoing maintenance costs in keeping the pier functioning

o The Council would be obliged to either make safe the pier structure 
or remove the pier altogether. Removal of the pier would result in the 
loss of pier revenues, reduced numbers of visitors with resulting loss 
of their spending in the area.  There would potentially be loss of not 
just new but existing residents of the area if commuting was 
jeopardised in this way.  It would additionally see the cessation of the 
existing town centre ferry service  and the loss of the town centre as 
the Marine Gateway to the National Park with resulting significant 
impact on the National Park Area 

o The more realistic option would be for the council to make safe the 
structure.  The cheapest option would be to sheet pile and infill the 
current configuration, at an estimated cost of £11.2m, plus the cost 
of retaining buildings, but no economic return would be available 
from this expenditure. The costs of the status quo have been 
factored into DTZ’s economic assessment They are taken as a 
benefit in “year 0.”

o The ability of Dunoon and the wider area to continue its recovery and 
development would be capped.   

o Community support for taking this project forward would turn to 
community disillusion, and partner support for the Council to partner 
disillusion
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Summary of Benefits

o Continuing growth of Dunoon and Cowal’s population

o Increasing economically active population.

o Increasing visitor numbers and hence economic activity (10% 
increase in activity projected)

o Improved revenues for Dunoon and Cowal businesses

o The creation of a spectacular gateway to Dunoon and Cowal, the 
National Park and Argyll and the Isles

o The creation of an effective service centre for the National Park

o The creation of a better place to live improving the Quality of Life 
for residents and visitors

o Significant potential to attract further development on completion 
of the initial phase.
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Dunoon 

Waterfront 

Project

Current 

Initiatives and 

Future 

Developments
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Other Current Initiatives in Dunoon

o Three current initiatives are nearing 
completion/have been completed:
n One project developed in 

partnership with the community is 
the play area at the West Bay area 
south of the town centre. It provides 
a pleasant safe place for children in 
the surrounding Dunoon & Cowal 
Area.

n Another is the refurbishment by the 
council of the Riverside Toilets

n A third is a substantial private 
housing development in Harmony 
Court establishing a new residential 
prosperity in the town centre itself 
and associated car parking 
improvements.

o The public aspects of these have been 
completed from existing budgets and with 
extensive community involvement, and 
the private sector involvement 
demonstrates a willingness to invest.

Harmony Court

Harmony Court

West Bay Play Area
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Associated development– Argyll Street enhancement 

and traffic management

o This project has an important role 
linked to the waterfront development.  
Together the project visually and 
physically re-integrates the town’s 
focal point, the pierhead, with its 
commercial centre in Argyll Street, 
and limits the impact of traffic on 
continuity between the two

o Redevelopment of Argyll Street and 
the town centre (pedestrianisation ) –
by the provision of canopies (covered 
areas/footways) and some traffic 
management

o These projects would be funded from 
existing capital allocations and car 
parking income.

o Improved lighting will be installed in 
the East Bay promenade

Argyll Street-north view

Argyll Street-south view
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Associated Development-Waterfront Traffic 

Management

o Road re-configuration 

and traffic 

management at the 

new waterfront area, 

including demolition 

and replacement of 

the Careers Office 

building (funded from 

existing budget lines).
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In summary

o A number of projects will regenerate Dunoon Town Centre 

and Waterfront in a cohesive way.

n One public project and one significant private one are already 

under way. The play area community project is complete. 

n The Waterfront is the focus of this Business Case. If this 

major project is approved then town centre traffic 

management and improvement of the shopping environment 

can be financed from existing budget lines.

n The breakwater and linkspan, part of the waterfront, have 

already been completed: the remainder of the project will 

require partnership from Highlands and Islands Enterprise 

and the Crown Estates and possibly some Scottish 

Government (transport) funding subject to EU regulations.

P
a
g

e
 1

6
4



*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLL AND BUTE COUNCIL

37

Other Major Potential Future Development: 

Queens Hall and Hotel Development

o Following the land reclamation, which is 
seen as the catalyst to future 
development, on a joint basis with HIE 
and Crown Estates, a quantifiable 
assessment of building development 
potential will be made.  A brief will be 
developed for a potential 
hotel/conference centre providing fit for 
purpose facilities, including potential 
replacement of the existing Queens Hall.

o The design of the scheme is the outcome 
of an extensive consultation process and 
follows the community’s preferred options 

o The Waterfront project will emphasise 
Dunoon’s role as the only marine 
gateway to LLTNP and to Argyll and 
Bute.  It is designed to draw on the 
partnership of Highlands and Islands 
Enterprise and the Crown Estate, and to 
build on the work of Destination Dunoon 
and Cowal, and the Argyll Forest Park 
Landscape Partnership.

Above: View of Queens Hall from 
Dunoon Castle vantage point. Below is 
view from the waterfront
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REGENERATION

INCREASE IN

ECONOMIC ACTIVITY

INVESTMENT

Dunoon 

Waterfront 

Project

Why Invest in 

Dunoon?
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Dunoon Waterfront Project

“Big Ideas and a Big Payback”

o The purpose of the CHORD project initially is to develop iconic projects. Dunoon is 
clearly an iconic project of high strategic significance.

o It is about the ‘bigger picture’ and not just the “biggest bangs for the smallest bucks”
over the shortest timeframe. This project is a long-term vision for the future and 
transcends short-termism. It delivers the long term economic development impact that 
is at the heart of the Council’s aspirations.

o Dunoon has already demonstrated its ability to regenerate itself, to make good use of 
regeneration resources, and is well placed for future development.

o It is one of the few growth areas in Argyll and Bute. The need to continue this 
momentum and to keep bringing younger people and families into the region coincides 
with the take-off of the Loch Lomond and Trossachs National Park

o Investment will follow growth. Economic activity is expected to increase by at least 
10% following the completion of the waterfront project.

o The project represents best practice asset management. It creates a new asset in an 
area of increasing demand replacing an existing asset with major repair costs and one 
that is not ‘fit for purpose,’ which will relieve long term economic pressure on the 
Council.

o Commitment by the Council can lever in substantial financial contributions from 
partners and external organisations which would otherwise not be destined for Argyll 
and Bute

o The Waterfront project will transform Dunoon and Cowal and create an exciting, 
modern marine gateway to the National Park, Argyll and the Isles.
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 r
e
g
a
in
in
g
 i
ts
 d
e
s
ir
a
b
le
 r
e
s
id
e
n
ti
a
l 
s
ta
tu
s
. 
  

N
o
w
 i
s
 t
h
e
 t
im

e
 f
o
r 
p
u
b
li
c
 i
n
v
e
s
tm

e
n
t 
to
 g
a
th
e
r 
to
g
e
th
e
r 
th
is
 g
ro
w
th
 m

o
m
e
n
tu
m
 a
n
d
 t
o
 e
x
p
re
s
s
 t
h
e
 e
n
e
rg
y
 o
f 
th
e
 

C
o
m
m
u
n
it
y
, 
th
e
 C
o
u
n
c
il
, 
a
n
d
 i
ts
 p
a
rt
n
e
rs
. 
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W
a
te
rf
ro
n
ts
 a
n
d
 t
o
w
n
 c
e
n
tr
e
s
 i
n
 s
e
tt
le
m
e
n
ts
 a
c
ro
s
s
 A
rg
y
ll
 &
 B
u
te
 n
e
e
d
 i
n
v
e
s
tm

e
n
t 
to
 r
e
ju
v
e
n
a
te
 t
h
e
m
 a
s
 t
h
e
 m

a
in
 c
e
n
tr
e
s
 o
f 

e
c
o
n
o
m
ic
 a
c
ti
v
it
y
 w
it
h
in
 t
h
e
 r
e
g
io
n
. 
 A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 C
o
rp
o
ra
te
 P
la
n
 i
d
e
n
ti
fi
e
s
 w
a
te
rf
ro
n
t 
a
n
d
 t
o
w
n
 c
e
n
tr
e
 

re
g
e
n
e
ra
ti
o
n
 a
s
 a
 s
tr
a
te
g
ic
 p
ri
o
ri
ty
. 

H
o
w
e
v
e
r,
 t
h
e
 w
o
rk
 p
ro
g
ra
m
m
e
 a
n
d
 r
e
q
u
ir
e
d
 i
n
v
e
s
tm

e
n
t 
is
 h
u
g
e
 a
n
d
 h
e
n
c
e
 t
h
e
 C
o
u
n
c
il
 w
is
h
 t
o
 p
ri
o
ri
ti
s
e
 i
ts
 l
im

it
e
d
 

re
g
e
n
e
ra
ti
o
n
 r
e
s
o
u
rc
e
s
 i
n
 t
e
rm

s
 o
f 
o
ff
ic
e
r 
ti
m
e
 a
n
d
 c
a
p
it
a
l 
s
p
e
n
d
in
g
 o
n
 i
ts
 f
iv
e
 l
a
rg
e
s
t 
w
a
te
rf
ro
n
t 
to
w
n
s
, 
n
a
m
e
ly
 

C
a
m
p
b
e
lt
o
w
n
, 
H
e
le
n
s
b
u
rg
h
, 
O
b
a
n
, 
R
o
th
e
s
a
y
 a
n
d
 D
u
n
o
o
n
. 
  

E
a
c
h
 o
f 
th
e
s
e
 t
o
w
n
s
 h
a
d
 a
n
 I
n
it
ia
l 
B
u
s
in
e
s
s
 C
a
s
e
 p
ro
d
u
c
e
d
 f
o
r 
th
e
m
, 
a
n
d
 a
t 
a
 m

e
e
ti
n
g
 o
f 
th
e
 c
o
u
n
c
il
 o
n
 t
h
e
 2
6
th
 S
e
p
te
m
b
e
r 

2
0
0
7
 i
t 
w
a
s
 a
g
re
e
d
 t
o
 m

o
v
e
 e
a
c
h
 o
f 
th
e
s
e
 f
o
rw

a
rd
 t
o
 a
n
 O
u
tl
in
e
 B
u
s
in
e
s
s
 C
a
s
e
 (
O
B
C
) 
in
 o
rd
e
r 
to
 e
q
u
it
a
b
ly
 d
e
te
rm

in
e
 a
 

p
ri
o
ri
ty
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
. 
 O
n
 2
0
th
 D
e
c
e
m
b
e
r 
2
0
0
7
, 
A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 E
x
e
c
u
ti
v
e
 a
g
re
e
d
 t
o
 a
p
p
o
in
t 
e
x
te
rn
a
l 

c
o
n
s
u
lt
a
n
ts
 t
o
 h
e
lp
 w
it
h
 t
h
e
 p
re
p
a
ra
ti
o
n
 o
f 
th
e
 O
B
C
s
 u
s
in
g
 a
 c
o
m
m
o
n
 f
o
rm

a
t.
  
 

In
it
ia
ll
y
 £
3
 m

n
 o
f 
C
o
u
n
c
il
 f
u
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
 t
o
 b
e
 s
p
e
n
t 
o
n
 p
ri
o
ri
ty
 a
re
a
s
 o
f 
a
c
ti
o
n
. 
H
o
w
e
v
e
r,
 a
s
 p
a
rt
 o
f 
th
e
 b
u
d
g
e
t 

s
e
tt
in
g
 p
ro
c
e
s
s
 a
d
d
it
io
n
a
l 
fu
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
, 
ta
k
in
g
 t
h
e
 f
u
n
d
in
g
 t
o
 a
 t
o
ta
l 
o
f 
£
1
0
 m

n
 t
o
 b
e
 d
is
tr
ib
u
te
d
 a
s
 p
a
rt
 o
f 
th
is
 

p
ro
c
e
s
s
. 
 T
h
is
 r
e
p
o
rt
 i
s
 o
n
e
 o
f 
fi
v
e
 O
B
C
s
 p
ro
d
u
c
e
d
 a
n
d
 s
e
e
k
s
 t
o
 p
u
t 
th
e
 c
a
s
e
 f
o
r 
p
ri
o
ri
ty
 f
u
n
d
in
g
 f
o
r 
D
u
n
o
o
n
. 

T
h
e
 P
ro
je
c
t 
B
o
a
rd
 f
o
r 
D
u
n
o
o
n
 h
a
s
 i
d
e
n
ti
fi
e
d
 t
h
a
t 
a
 s
tr
e
a
m
 o
f 
d
e
v
e
lo
p
m
e
n
ts
 a
re
 u
n
d
e
r 
w
a
y
 i
n
 t
h
e
 t
o
w
n
, 
s
o
m
e
 w
h
o
ll
y
 p
ri
v
a
te
 

a
n
d
 s
o
m
e
 w
it
h
 p
u
b
li
c
 p
a
rt
ic
ip
a
ti
o
n
. 
 H
o
w
e
v
e
r 
a
t 
th
e
 c
e
n
tr
e
 o
f 
th
e
 t
o
w
n
 l
ie
s
 t
h
e
 P
ie
r 
H
e
a
d
 a
n
d
 w
a
te
rf
ro
n
t,
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
, 

a
n
d
 t
h
e
 p
re
s
e
n
tl
y
 v
e
ry
 u
n
s
a
ti
s
fa
c
to
ry
 l
in
k
 f
ro
m
 t
h
e
 p
ie
r 
to
 t
h
e
 m

a
in
 s
h
o
p
p
in
g
 s
tr
e
e
t,
 A
rg
y
ll
 S
tr
e
e
t.
  
T
h
e
 P
ie
r 
a
n
d
 Q
u
e
e
n
s
 H
a
ll
 

a
re
 t
im

e
-e
x
p
ir
e
d
 s
tr
u
c
tu
re
s
 w
it
h
 r
a
p
id
ly
 r
is
in
g
 m

a
in
te
n
a
n
c
e
 c
o
s
ts
. 
 T
h
e
 u
n
s
a
ti
s
fa
c
to
ry
 s
ta
te
 o
f 
th
is
 a
re
a
 i
s
 a
 b
lo
c
k
a
g
e
 t
o
 

d
e
v
e
lo
p
m
e
n
t.
 

T
h
e
 i
n
fo
rm

a
ti
o
n
 i
n
 t
h
e
 r
e
p
o
rt
 i
n
c
lu
d
e
s
 a
n
 e
c
o
n
o
m
ic
 a
n
d
 s
o
c
ia
l 
re
v
ie
w
 o
f 
th
e
 e
c
o
n
o
m
y
 o
f 
D
u
n
o
o
n
 a
n
d
 a
 s
u
m
m
a
ry
 o
f 
e
a
c
h
 o
f 

th
e
 p
ro
je
c
ts
 b
e
in
g
 p
ro
p
o
s
e
d
 a
s
 p
a
rt
 o
f 
th
e
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t 
a
re
a
. 
T
h
is
 s
u
m
m
a
ry
 i
n
fo
rm

a
ti
o
n
 i
s
 

s
u
p
p
le
m
e
n
te
d
 w
it
h
 m

o
re
 d
e
ta
il
e
d
 i
n
fo
rm

a
ti
o
n
 c
o
n
ta
in
e
d
 w
it
h
in
 a
 p
ro
-f
o
rm

a
, 
e
a
c
h
 o
f 
w
h
ic
h
 a
re
 a
tt
a
c
h
e
d
 a
s
 a
n
 a
p
p
e
n
d
ix
 t
o
 

th
e
 r
e
p
o
rt
. 
 T
h
e
 r
e
p
o
rt
 a
ls
o
 e
x
a
m
in
e
s
 t
h
e
 i
n
te
ra
c
ti
o
n
s
 b
e
tw

e
e
n
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 a
n
d
 a
ls
o
 b
ri
e
fl
y
 c
o
n
s
id
e
rs
 p
ro
je
c
ts
 o
r 

o
th
e
r 
a
c
ti
v
it
ie
s
 w
h
ic
h
 a
re
 o
n
g
o
in
g
 w
it
h
in
 t
h
e
 t
o
w
n
, 
b
u
t 
d
o
 n
o
t 
fo
rm

 p
a
rt
 o
f 
th
e
 s
p
e
c
if
ic
 p
ro
je
c
ts
 i
d
e
n
ti
fi
e
d
 f
o
r 
fu
n
d
in
g
. 

F
o
r 
e
a
c
h
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
, 
a
 s
tr
a
te
g
ic
 f
it
 w
it
h
 k
e
y
 s
tr
a
te
g
ie
s
 i
s
 i
d
e
n
ti
fi
e
d
, 
th
e
 e
c
o
n
o
m
ic
 c
a
s
e
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
 i
s
 

c
o
n
s
id
e
re
d
 a
n
d
 t
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 i
n
 t
e
rm

s
 o
f 
h
o
w
 t
h
e
 p
ro
je
c
t 
c
o
u
ld
 b
e
 p
u
t 
to
g
e
th
e
r 
is
 d
e
a
lt
 w
it
h
. 
 T
h
e
 f
in
a
n
c
ia
l 
c
a
s
e
 

c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 c
o
u
n
c
il
’s
 f
in
a
n
c
e
s
 w
il
l 
b
e
 a
ff
e
c
te
d
, 
in
 t
e
rm

s
 o
f 
b
o
th
 r
e
v
e
n
u
e
 a
n
d
 c
a
p
it
a
l 
fu
n
d
in
g
 a
n
d
 f
in
a
ll
y
 t
h
e
 

m
a
n
a
g
e
m
e
n
t 
c
a
s
e
 c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 c
o
u
ld
 a
c
tu
a
ll
y
 b
e
 d
e
li
v
e
re
d
. 

T
h
e
 n
e
x
t 
p
h
a
s
e
 o
f 
th
is
 w
o
rk
 w
il
l 
b
e
 t
o
 s
c
o
re
 e
a
c
h
 o
f 
th
e
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
 o
n
 a
n
 a
g
re
e
d
 s
c
o
ri
n
g
 m

a
tr
ix
 u
s
in
g
 t
h
e
s
e
 O
B
C
 

re
p
o
rt
s
 a
s
 t
h
e
 b
a
s
is
 f
o
r 
c
o
n
s
id
e
ra
ti
o
n
. 
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T
h
e
 p
a
n
e
ls
 t
h
e
m
s
e
lv
e
s
 m

a
k
e
 i
m
p
o
rt
a
n
t 
p
o
in
ts
 a
b
o
u
t 
th
e
 t
o
w
n
, 
a
n
d
 t
h
e
 w
o
rk
in
g
 p
a
p
e
rs
 c
o
n
ta
in
 a
 r
u
n
d
o
w
n
 o
n
 i
ts
 e
c
o
n
o
m
y
 

a
n
d
 d
e
m
o
g
ra
p
h
y
, 
s
o
 t
h
e
s
e
 n
o
te
s
 a
re
 p
u
re
ly
 s
u
p
p
le
m
e
n
ta
ry
. 
 T
h
e
 c
h
a
rt
 b
e
lo
w
, 
p
re
s
e
n
ti
n
g
 t
h
e
 a
g
e
 o
f 
n
e
t 
in
-m

ig
ra
n
ts
 s
in
c
e
 

2
0
0
1
, 
u
n
d
e
rl
in
e
s
 a
 c
ri
ti
c
a
l 
d
y
n
a
m
ic
 i
n
 D
u
n
o
o
n
’s
 r
e
s
u
rg
e
n
c
e
: 

F
ig
u
r
e
 1
  
N
e
t 
m
ig
r
a
ti
o
n
 b
y
 a
g
e
 

�
�
�
�
��


�
�
��
�
�
�

�
��


�
�
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�
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�
�

�

�
�

�
�
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 �
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%%
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�
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�
�
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�
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�
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�
�
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�
�
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�
�

,
-
�
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�
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�
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D
u
n

o
o

n

 

E
a
c
h
 y
e
a
r 
D
u
n
o
o
n
 l
o
s
e
s
 (
o
n
 a
 n
e
t 
b
a
s
is
) 
a
b
o
u
t 
2
0
 p
e
o
p
le
 i
n
 t
h
e
ir
 l
a
te
 t
e
e
n
s
 a
n
d
 e
a
rl
y
 t
w
e
n
ti
e
s
, 
a
n
d
 i
t 
w
il
l 
n
e
e
d
 t
o
 a
d
d
re
s
s
 

is
s
u
e
s
 o
f 
fu
rt
h
e
r 
a
n
d
 h
ig
h
e
r 
e
d
u
c
a
ti
o
n
 t
o
 a
ff
e
c
t 
th
is
. 
 B
u
t 
th
is
 a
p
a
rt
, 
o
v
e
r 
th
e
 l
a
s
t 
s
ix
 y
e
a
rs
 i
t 
h
a
s
 g
a
in
e
d
 1
0
0
 p
e
o
p
le
 s
o
li
d
ly
. 
 

T
h
is
 h
a
s
 a
ff
e
c
te
d
 a
ll
 a
g
e
s
 f
ro
m
 0
 t
o
 6
0
, 
w
it
h
 p
e
rh
a
p
s
 a
 p
a
rt
ic
u
la
r 
e
m
p
h
a
s
is
 o
n
 y
o
u
n
g
 f
a
m
il
ie
s
 m

o
v
in
g
 i
n
, 
s
h
o
w
n
 b
y
 t
h
e
 s
te
e
p
 

s
lo
p
e
 o
f 
th
e
 g
ra
p
h
 f
ro
m
 6
-1
1
 a
n
d
 f
ro
m
 3
0
 t
o
 3
8
. 

Page 176



 
7
 

�
	
�
�
��
�
��
�
��
��
��
��
� 
��
�	
!
��
	
��
��
�!
�	
��
"
�
��
�#
	
!$
��%

�&
�
��
��
�
��
�
���
��
$�'

	
�(

�
�
!
�'
�
�
��
�
�
�

A
s
 t
h
e
 g
ra
p
h
 a
b
o
v
e
 s
h
o
w
s
, 
D
u
n
o
o
n
 e
x
p
e
ri
e
n
c
e
s
 i
n
-m

ig
ra
ti
o
n
 o
f 
y
o
u
n
g
 f
a
m
il
ie
s
. 
 C
o
m
m
u
n
it
y
 i
n
v
o
lv
e
m
e
n
t 
in
 t
h
e
 p
la
y
 f
a
c
il
it
y
 

h
a
s
 b
e
e
n
 s
u
b
s
ta
n
ti
a
l.
 

T
h
e
 H
a
rm

o
n
y
 H
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
t 
is
 i
n
te
re
s
ti
n
g
 b
e
c
a
u
s
e
 i
t 
is
 b
e
in
g
 u
n
d
e
rt
a
k
e
n
 b
y
 a
n
 o
u
t-
o
f-
to
w
n
 d
e
v
e
lo
p
e
r,
 a
n
d
 w
e
 

u
n
d
e
rs
ta
n
d
 i
t 
is
 t
o
 a
im

e
d
 m

o
re
 u
p
-m

a
rk
e
t 
th
a
n
 i
s
 c
o
n
v
e
n
ti
o
n
a
l 
in
 D
u
n
o
o
n
. 
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T
h
e
 P
ro
je
c
t 
B
o
a
rd
 p
ro
p
o
s
e
 t
o
 r
e
d
e
v
e
lo
p
 t
h
e
 w
a
te
rf
ro
n
t 
c
re
a
ti
n
g
 a
 n
e
w
 e
x
c
it
in
g
, 
v
ib
ra
n
t 
a
n
d
 a
tt
ra
c
ti
v
e
 w
a
te
r 
fr
o
n
t 
fo
r 
th
e
 

to
w
n
. 
T
h
e
 p
ro
je
c
t 
in
c
lu
d
e
s
: 

 

•
T
h
e
 r
e
c
la
m
a
ti
o
n
 o
f 
a
p
p
ro
x
im

a
te
ly
 1
.2
1
h
a
 (
3
 a
c
re
s
) 
fr
o
m
 t
h
e
 s
e
a
. 

•
T
h
e
 c
re
a
ti
o
n
 o
f 
a
 n
e
w
 p
ie
r 
a
n
d
 h
a
rb
o
u
r,
 c
a
p
a
b
le
 o
f 
a
c
c
o
m
m
o
d
a
ti
n
g
 a
 t
ra
n
s
it
 m

a
ri
n
a
, 
th
o
u
g
h
 t
h
e
 e
s
ta
b
li
s
h
m
e
n
t 
o
f 
th
e
 

m
a
ri
n
a
 i
s
 n
o
t 
p
a
rt
 o
f 
th
is
 p
ro
je
c
t.
 

•
T
h
e
 r
e
p
la
c
e
m
e
n
t 
o
f 
th
e
 e
x
is
ti
n
g
 
li
s
te
d
 P
ie
r 
a
n
d
 P
ie
r 
b
u
il
d
in
g
 w

h
ic
h
 c
u
rr
e
n
tl
y
 r
e
p
re
s
e
n
ts
 a
 s
ig
n
if
ic
a
n
t 
li
a
b
il
it
y
 t
o
 t
h
e
 

C
o
u
n
c
il
. 
T
h
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 i
s
 e
x
p
e
c
te
d
 t
o
 b
e
 u
s
e
d
 f
o
r 
a
 n
e
w
 r
e
s
ta
u
ra
n
t 
a
n
d
 r
e
ta
il
 o
u
tl
e
ts
. 

•
T
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
n
e
w
 s
tr
u
c
tu
re
 t
o
 r
e
p
la
c
e
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
 w
h
ic
h
 i
s
 i
n
 n
e
e
d
 o
f 
m
a
jo
r 
re
n
o
v
a
ti
o
n
. 

•
T
h
e
 p
ro
je
c
t 
w
il
l 
c
re
a
te
 l
a
n
d
 a
v
a
il
a
b
le
 f
o
r 
fu
tu
re
 w
a
te
rf
ro
n
t 
d
e
v
e
lo
p
m
e
n
t,
 p
a
rt
ic
u
la
rl
y
 a
 p
o
s
s
ib
le
 5
 s
ta
r 
h
o
te
l.
  

 T
h
e
 P
ro
je
c
t 
B
o
a
rd
 h
a
v
e
 c
o
m
m
is
s
io
n
e
d
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
1
 t
o
 c
o
s
t 
th
e
 n
e
w
 b
u
il
d
in
g
s
, 
p
a
rt
ic
u
la
rl
y
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
 a
n
d
 t
h
e
 

n
e
w
 P
ie
r 
b
u
il
d
in
g
, 
w
h
il
e
 A
rg
y
ll
 a
n
d
 B
u
te
’s
 i
n
 h
o
u
s
e
 e
n
g
in
e
e
ri
n
g
 d
e
p
a
rt
m
e
n
t 
h
a
v
e
 p
ro
v
id
e
d
 c
o
s
ti
n
g
s
 f
o
r 
th
e
 n
e
w
 h
a
rb
o
u
r 
a
n
d
 

la
n
d
 r
e
c
la
m
a
ti
o
n
. 

 It
 h
a
s
 b
e
e
n
 e
s
ti
m
a
te
d
 b
y
 t
h
e
 C
o
u
n
c
il
 t
h
a
t 
th
e
 l
a
n
d
 r
e
c
la
m
a
ti
o
n
 a
n
d
 h
a
rb
o
u
r 
p
ro
je
c
t 
w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 
£
2
7
.5
m
il
li
o
n
 a
n
d
 

w
il
l 
ta
k
e
 a
p
p
ro
x
im

a
te
ly
 4
 y
e
a
rs
 t
o
 c
o
m
p
le
te
. 
In
 o
rd
e
r 
to
 a
c
h
ie
v
e
 t
h
e
 p
ro
je
c
t 
it
 w
il
l 
b
e
 n
e
c
e
s
s
a
ry
 t
o
 s
e
c
u
re
 t
h
e
 a
p
p
ro
p
ri
a
te
 

ri
g
h
ts
 f
ro
m
 t
h
e
 C
ro
w
n
 E
s
ta
te
, 
w
h
ic
h
 i
t 
is
 a
s
s
u
m
e
d
 c
a
n
 b
e
 a
c
h
ie
v
e
d
 a
t 
a
 n
o
m
in
a
l 
re
n
ta
l 
c
h
a
rg
e
. 

 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
2
 e
s
ti
m
a
te
d
 t
h
a
t 
th
e
 c
o
s
t 
o
f 
th
e
 r
e
p
la
c
e
m
e
n
t 
p
ie
r 
b
u
il
d
in
g
 w
h
ic
h
 i
s
 p
ro
p
o
s
e
d
 w
o
u
ld
 b
e
 i
n
 t
h
e
 r
e
g
io
n
 o
f 

£
3
.4
m
il
li
o
n
. 
T
h
is
 b
u
il
d
in
g
 i
s
 e
x
p
e
c
te
d
 t
o
 h
a
v
e
 a
 g
ro
s
s
 i
n
te
rn
a
l 
fl
o
o
r 
a
re
a
 o
f 
a
p
p
ro
x
im

a
te
ly
 5
2
8
m
²
 (
5
,7
9
1
ft
²
).
 F
o
r 
th
e
 p
u
rp
o
s
e
 

o
f 
th
is
 e
x
e
rc
is
e
 i
t 
h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
h
a
t 
th
e
 b
u
il
d
in
g
 w
il
l 
ta
k
e
 t
w
o
 y
e
a
rs
 t
o
 b
u
il
d
 f
ro
m
 t
h
e
 c
o
m
p
le
ti
o
n
 o
f 
th
e
 r
e
c
la
m
a
ti
o
n
 

p
ro
je
c
t.
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
 T

u
rn

e
r 

a
n
d
 T

o
w

n
s
e
n
d
 1

7
 M

a
rc

h
 2

0
0
8
 

2
 T

u
rn

e
r 

a
n
d
 T

o
w

n
s
e
n
d
 1

7
 M

a
rc

h
 2

0
0
8
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9
 

 It
 i
s
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
th
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 w
il
l 
b
e
 u
s
e
d
 a
s
 a
 r
e
s
ta
u
ra
n
t3
 a
n
d
 f
o
r 
re
ta
il
 o
u
tl
e
ts
. 
It
 h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 f
o
r 
th
e
 

p
u
rp
o
s
e
 o
f 
th
is
 e
x
e
rc
is
e
 t
h
a
t 
th
e
 b
u
il
d
in
g
 i
s
 f
u
ll
y
 l
e
t 
in
 e
q
u
a
l 
p
a
rt
s
 f
o
r 
th
e
s
e
 u
s
e
s
, 
a
n
d
 t
h
a
t 
g
ro
s
s
 r
e
n
ta
l 
in
c
o
m
e
 o
f 

a
p
p
ro
x
im

a
te
ly
 £
7
1
,0
0
0
4
 p
e
r 
a
n
n
u
m
 i
s
 p
ro
d
u
c
e
d
. 

In
 a
d
d
it
io
n
 t
o
 t
h
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 t
h
e
 r
e
c
la
m
a
ti
o
n
 w
il
l 
c
re
a
te
 a
p
p
ro
x
im

a
te
ly
 0
.8
0
h
a
 (
1
.9
0
 a
c
re
s
) 
w
h
ic
h
 t
h
e
 P
ro
je
c
t 
B
o
a
rd
 

a
n
ti
c
ip
a
te
 w
il
l 
p
ro
v
id
e
 t
h
e
 s
it
e
 f
o
r 
a
 m

o
d
e
rn
 r
e
p
la
c
e
m
e
n
t 
o
f 
th
e
 Q
u
e
e
n
s
 H
a
ll
 b
u
il
d
in
g
. 
T
h
e
 P
ro
je
c
t 
B
o
a
rd
 h
a
v
e
 p
ro
p
o
s
e
d
 t
h
a
t 

o
f 
th
e
 o
p
ti
o
n
s
 c
o
s
te
d
 b
y
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
, 
O
p
ti
o
n
 3
c
 s
h
o
u
ld
 b
e
 t
a
k
e
n
 f
o
rw

a
rd
 d
u
e
 t
o
 t
h
e
 e
n
h
a
n
c
e
d
 c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
 

it
 w
il
l 
p
ro
v
id
e
5
. 
It
 h
a
s
 b
e
e
n
 e
s
ti
m
a
te
d
 t
h
a
t 
th
is
 n
e
w
 b
u
il
d
in
g
 w
il
l 
c
o
s
t 
a
p
p
ro
x
im

a
te
ly
 £
1
3
.4
3
m
il
li
o
n
. 
H
o
w
e
v
e
r,
 i
t 
s
h
o
u
ld
 b
e
 

n
o
te
d
 t
h
a
t 
th
is
 b
u
il
d
in
g
 d
o
e
s
 r
e
q
u
ir
e
 c
o
m
p
le
te
 r
e
fu
rb
is
h
m
e
n
t 
w
h
ic
h
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
 e
s
ti
m
a
te
 w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 

£
6
.9
m
il
li
o
n
. 
It
 s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
 h
a
v
e
 a
ls
o
 i
n
d
ic
a
te
d
 t
h
a
t 
d
o
 n
o
th
in
g
 b
u
t 
e
s
s
e
n
ti
a
l 
re
p
a
ir
s
 t
o
 t
h
e
 

Q
u
e
e
n
s
 H
a
ll
 w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 
£
2
.4
m
il
li
o
n
. 
T
h
e
 P
ro
je
c
t 
B
o
a
rd
 c
o
n
s
id
e
r 
th
a
t 
th
is
 l
e
v
e
l 
o
f 
c
o
s
t 
w
o
u
ld
 s
im

p
ly
 d
e
fe
r 
a
 

p
ro
b
le
m
. 
 

T
h
e
 p
ro
je
c
t 
is
 v
is
io
n
a
ry
 a
n
d
 w
o
u
ld
 r
e
p
re
s
e
n
t 
a
 s
ig
n
if
ic
a
n
t 
in
v
e
s
tm

e
n
t 
in
 t
h
e
 f
u
tu
re
 o
f 
D
u
n
o
o
n
 b
y
 t
h
e
 C
o
u
n
c
il
. 
It
 i
s
 u
n
d
e
rs
to
o
d
 

fr
o
m
 t
h
e
 I
n
it
ia
l 
B
u
s
in
e
s
s
 c
a
s
e
 p
re
p
a
re
d
 b
y
 t
h
e
 C
o
u
n
c
il
 a
n
d
 P
ro
je
c
t 
B
o
a
rd
 t
h
a
t 
th
e
 C
o
u
n
c
il
 h
a
v
e
 a
lr
e
a
d
y
 e
a
rm

a
rk
e
d
 £
4
.5
m
n
 o
f 

C
o
u
n
c
il
 f
u
n
d
s
 f
o
r 
th
is
 p
ro
je
c
t.
 I
t 
is
 f
e
lt
 t
h
a
t 
if
 a
d
d
it
io
n
a
l 
fu
n
d
s
 w
e
re
 i
d
e
n
ti
fi
e
d
 t
h
ro
u
g
h
 t
h
e
 C
H
O
R
D
 p
ro
c
e
s
s
 t
o
 t
h
e
 t
u
n
e
 o
f 

£
1
0
m
n
, 
fu
rt
h
e
r 
fu
n
d
s
 m

ig
h
t 
b
e
 f
o
rt
h
c
o
m
in
g
 f
ro
m
 H
IE
, 
 T
h
e
 C
ro
w
n
 E
s
ta
te
 a
n
d
 r
e
d
ir
e
c
te
d
 f
u
n
d
s
 w
it
h
in
 t
h
e
 C
o
u
n
c
il
’s
 e
x
is
ti
n
g
 

b
u
d
g
e
t 
c
o
m
m
it
m
e
n
ts
 w
it
h
in
 t
h
e
 C
o
w
a
l 
p
e
n
in
s
u
la
r 
(e
.g
. 
R
o
a
d
s
 b
u
d
g
e
t)

6
. 
In
 t
h
e
 c
a
s
e
 o
f 
th
e
 C
ro
w
n
 E
s
ta
te
 i
t 
is
 n
o
te
d
 f
ro
m
 

n
o
te
s
 o
f 
m
e
e
ti
n
g
s
 w
it
h
 t
h
e
 C
ro
w
n
 E
s
ta
te
 a
n
d
 t
h
e
 C
o
u
n
c
il
 t
h
a
t 
th
e
 C
ro
w
n
 E
s
ta
te
 w
o
u
ld
 w
a
n
t 
to
 s
e
e
 a
 r
o
b
u
s
t 
b
u
s
in
e
s
s
 c
a
s
e
 

b
e
fo
re
 i
t 
w
o
u
ld
 i
n
v
e
s
t7
. 

It
 i
s
 p
ro
p
o
s
e
d
 t
h
a
t 
th
e
 Q
u
e
e
n
s
 H
a
ll
 s
it
e
 w
o
u
ld
 b
e
 r
e
le
a
s
e
d
 f
o
r 
re
s
id
e
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
t.
 N
o
 i
n
fo
rm

a
ti
o
n
 i
s
 c
u
rr
e
n
tl
y
 a
v
a
il
a
b
le
 

a
s
 t
o
 w
h
a
t 
th
e
 s
it
e
 c
a
p
a
c
it
y
 i
s
, 
b
u
t 
it
 h
a
s
 b
e
e
n
 s
u
g
g
e
s
te
d
 b
y
 t
h
e
 c
o
u
n
c
il
 t
h
a
t 
a
 f
o
u
r 
s
to
re
y
 f
la
tt
e
d
 d
e
v
e
lo
p
m
e
n
t 
w
o
u
ld
 b
e
 

c
o
n
s
id
e
re
d
8
. 
It
 h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
h
a
t 
th
e
 s
it
e
 w
o
u
ld
 r
e
le
a
s
e
 a
p
p
ro
x
im

a
te
ly
 5
7
 f
la
ts
 t
o
 t
h
e
 m

a
rk
e
t 
a
n
d
 g
e
n
e
ra
te
 a
 p
o
s
s
ib
le
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

3
 T

h
e
 P

ro
je

c
t 
B

o
a
rd

’s
 p

re
fe

re
n
c
e
 w

o
u
ld

 b
e
 f

o
r 

to
p
 g

ra
d
e
 f
is

h
 r

e
s
ta

u
ra

n
t 

4
 A

s
s
u
m

e
s
 a

n
 a

v
e
ra

g
e
 r

e
n
t 

o
f 

£
1
2
.5

0
/f

t²
 

5
 A

B
C

 D
u
n
o
o
n
 W

a
te

rf
ro

n
t 

O
u
tl
in

e
 B

u
s
in

e
s
s
 C

a
s
e
 M

a
rc

h
 2

0
0
8
 

6
 P

ro
je

c
t 
B

o
a
rd

 e
s
ti
m

a
te

 £
7
7
0
,0

0
0
 m

ig
h
t 

b
e
 a

v
a
ila

b
le

 i
n
 a

 4
 y

e
a
r 

p
e
ri
o
d
. 

T
h
is

 h
a
s
 b

e
e
n
 p

ro
v
id

e
d
 i
n
 t

h
e
 c

o
m

m
e
rc

ia
l 
a
n
a
ly

s
is

 

7
 R

e
fe

re
n
c
e
 D

 K
e
lly

 n
o
te

 7
 M

a
rc

h
 2

0
0
8
/M

e
e
ti
n
g
 2

0
F

e
b
ru

a
ry

 2
0
0
8
 

8
 T

e
le

c
o
n
 w

it
h
 K

e
v
in

 W
ill

ia
m

s
. 
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1
0
 

s
it
e
 v
a
lu
e
 o
f 
£
1
.4
m
il
li
o
n
. 
T
h
e
 s
a
le
s
 v
a
lu
e
 e
x
p
e
c
te
d
 i
s
 a
s
s
u
m
e
d
 t
o
 b
e
 a
h
e
a
d
 o
f 
th
e
 m

a
rk
e
t 
ra
te
 s
u
g
g
e
s
te
d
 b
y
 G
ra
h
a
m
 +
 

S
ib
b
a
ld

9
 i
n
 v
ie
w
 o
f 
th
e
 l
o
c
a
ti
o
n
 o
f 
th
e
 d
e
v
e
lo
p
m
e
n
t.
 

H
a
v
in
g
 t
a
k
e
n
 t
h
e
 a
b
o
v
e
 i
n
to
 a
c
c
o
u
n
t 
a
n
d
 a
p
p
ly
in
g
 t
h
e
 T
re
a
s
u
ry
 G
re
e
n
 B
o
o
k
 c
ri
te
ri
a
 (
a
 d
is
c
o
u
n
t 
ra
te
 o
f 
3
.5
%
) 
th
e
 c
o
s
ts
 o
f 

th
e
 p
ro
je
c
t 
in
 p
re
s
e
n
t 
v
a
lu
e
 t
e
rm

s
 a
re
 s
o
m
e
 £
3
2
m
il
li
o
n
. 
It
 s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
a
t 
th
is
 s
ta
g
e
 n
o
 p
a
y
m
e
n
t 
h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 

to
 t
h
e
 C
ro
w
n
 E
s
ta
te
. 

It
 w
il
l 
a
ls
o
 b
e
 n
e
c
e
s
s
a
ry
 f
o
r 
th
e
 a
p
p
ro
p
ri
a
te
 r
ig
h
ts
 t
o
 b
e
 s
e
c
u
re
d
 f
ro
m
 t
h
e
 C
ro
w
n
 E
s
ta
te
, 
w
h
o
 o
w
n
 t
h
e
 s
e
a
 b
e
d
 o
n
 w
h
ic
h
 t
h
e
 

p
ro
je
c
t 
w
il
l 
b
e
 b
a
s
e
d
. 
F
o
ll
o
w
in
g
 d
is
c
u
s
s
io
n
s
 w
it
h
 t
h
e
 C
ro
w
n
 E
s
ta
te
 i
t 
is
 f
e
lt
 l
ik
e
ly
 t
h
a
t 
th
e
y
 w
il
l 
g
ra
n
t 
th
e
 n
e
c
e
s
s
a
ry
 r
ig
h
ts
 f
o
r 

th
e
 r
e
c
la
m
a
ti
o
n
 a
t 
re
la
ti
v
e
ly
 n
o
m
in
a
l 
c
o
s
t.
 H
o
w
e
v
e
r,
 i
t 
is
 u
n
d
e
rs
to
o
d
 t
h
a
t 
w
h
il
e
 t
h
e
 C
ro
w
n
 E
s
ta
te
 w
il
l 
c
o
n
s
id
e
r 
in
v
e
s
tm

e
n
t 
in
 

m
a
ri
n
e
 p
ro
je
c
ts
 p
o
s
it
iv
e
ly
, 
it
 w
il
l 
o
n
ly
 d
o
 s
o
 w
h
e
re
 a
n
 a
p
p
ro
p
ri
a
te
 b
u
s
in
e
s
s
 c
a
s
e
 i
s
 m

a
d
e
1
0
 a
n
d
 a
s
 s
u
c
h
 w
il
l 
lo
o
k
 f
o
r 
a
 

c
o
m
m
e
rc
ia
l 
re
tu
rn
 o
n
 i
ts
 i
n
v
e
s
tm

e
n
t.
 T
h
a
t 
s
a
id
 T
h
e
 C
ro
w
n
 E
s
ta
te
 a
re
 t
h
o
u
g
h
t 
to
 h
a
v
e
 s
o
m
e
 f
le
x
ib
il
it
y
 a
s
 t
o
 t
h
e
 l
e
v
e
l 
o
f 
re
tu
rn
 

th
e
y
 m

a
y
 s
e
e
k
. 
 

C
le
a
rl
y
 a
 d
e
ta
il
e
d
 b
u
s
in
e
s
s
 c
a
s
e
 w
il
l 
b
e
 r
e
q
u
ir
e
d
 i
n
 t
h
e
 f
u
tu
re
 t
o
 e
n
s
u
re
 t
h
a
t 
a
 m

a
rk
e
t 
e
x
is
ts
 f
o
r 
th
e
 u
s
e
s
 p
ro
p
o
s
e
d
 i
n
 t
h
e
 n
e
w
 

P
ie
r 
b
u
il
d
in
g
. 
H
o
w
e
v
e
r,
 i
t 
is
 c
o
n
s
id
e
re
d
 t
h
a
t 
if
 t
h
e
 p
ro
je
c
t 
w
e
re
 t
o
 p
ro
c
e
e
d
 t
h
e
 d
e
m
a
n
d
 f
o
r 
th
e
 p
ro
p
o
s
e
d
 u
s
e
s
 w
o
u
ld
 b
e
 

g
re
a
tl
y
 e
n
h
a
n
c
e
d
. 

In
 o
rd
e
r 
to
 a
c
h
ie
v
e
 t
h
e
 p
ro
je
c
t 
it
 i
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
is
 c
o
u
ld
 e
it
h
e
r 
b
e
 d
e
li
v
e
re
d
 t
h
ro
u
g
h
 t
h
e
 C
o
u
n
c
il
’s
 e
x
is
ti
n
g
 r
e
s
o
u
rc
e
s
 o
r 

b
y
 a
p
p
o
in
tm

e
n
t 
o
f 
a
 p
ro
je
c
t 
m
a
n
a
g
e
m
e
n
t 
c
o
m
p
a
n
y
 r
e
p
o
rt
in
g
 t
o
 t
h
e
 C
o
u
n
c
il
. 
It
 i
s
 f
e
lt
 t
h
a
t 
in
 t
e
rm

s
 o
f 
a
v
a
il
a
b
le
 r
e
s
o
u
rc
e
 i
t 
is
 

p
ro
b
a
b
ly
 b
e
s
t 
d
e
li
v
e
re
d
 t
h
ro
u
g
h
 a
n
 e
x
te
rn
a
l 
b
o
d
y
 w
o
rk
in
g
 t
o
 t
h
e
 c
o
u
n
c
il
’s
 i
n
 h
o
u
s
e
 t
e
a
m
. 

 1
.1

 
M

a
ri
n
a
 d

e
v
e
lo

p
m

e
n
t 

 

A
d
d
in
g
 t
o
 m

a
ri
n
a
 c
a
p
a
c
it
y
, 
o
r 
c
re
a
ti
n
g
 n
e
w
 c
a
p
a
c
it
y
, 
m
e
a
n
s
 t
h
a
t 
s
a
il
o
rs
 b
e
n
e
fi
t 
th
ro
u
g
h
 a
 w
id
e
r 
c
h
o
ic
e
 a
n
d
 g
re
a
te
r 
to
ta
l 

s
u
p
p
ly
 o
f 
b
e
rt
h
in
g
 p
la
c
e
s
. 
 S
a
il
in
g
 a
s
 a
 w
h
o
le
 m

a
y
 b
e
n
e
fi
t 
if
 v
e
s
s
e
ls
 f
in
d
 i
t 
e
a
s
ie
r 
to
 f
in
d
 a
 s
a
fe
 b
e
rt
h
 w
h
e
n
 t
h
e
y
 w
a
n
t 
to
. 
 

O
th
e
rs
 b
e
n
e
fi
t 
th
ro
u
g
h
 t
h
e
 v
is
u
a
l 
im

p
a
c
t 
o
f 
th
e
 m

a
ri
n
a
, 
w
h
ic
h
 m

o
s
t 
p
e
o
p
le
 f
in
d
 a
tt
ra
c
ti
v
e
, 
a
n
d
 t
h
ro
u
g
h
 s
p
e
n
d
in
g
 b
y
 s
a
il
o
rs
 i
n
 

lo
c
a
l 
s
h
o
p
s
, 
re
s
ta
u
ra
n
ts
, 
 a
c
c
o
m
m
o
d
a
ti
o
n
, 
b
o
a
ty
a
rd
s
 a
n
d
 s
a
il
in
g
 e
q
u
ip
m
e
n
t 
s
u
p
p
li
e
rs
, 
e
tc
. 
  
O
th
e
r 
w
a
te
r 
u
s
e
rs
 (
fi
s
h
e
rm

e
n
, 

fe
rr
y
 o
p
e
ra
to
rs
, 
th
e
 N
a
v
y
 a
n
d
 c
a
rg
o
 v
e
s
s
e
ls
),
 m

a
y
 b
e
n
e
fi
t 
if
 t
h
e
 m

a
ri
n
a
 i
s
 w
e
ll
-s
it
e
d
 a
n
d
 y
a
c
h
ts
 a
re
 t
id
ie
d
 a
w
a
y
 w
h
e
re
 t
h
e
y
 

d
o
 n
o
t 
in
te
rf
e
re
 w
it
h
 o
p
e
ra
ti
o
n
s
).
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

9
 G

ra
h
a
m

+
S

ib
b
a
ld

 V
a
lu

a
ti
o
n
 R

e
p
o
rt

 1
5
 A

p
ri
l 
2
0
0
8
. 

1
0
 R

e
fe

re
n
c
e
 D

 K
e
lly

 n
o
te

 7
 M

a
rc

h
 2

0
0
8
/M

e
e
ti
n
g
 2

0
F

e
b
ru

a
ry

 2
0
0
8
. 
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1
1
 

 

O
v
e
rn
ig
h
t 
b
e
rt
h
s
 (
‘y
a
c
h
t 
h
a
v
e
n
s
’)
 s
u
c
h
 a
s
 a
re
 p
ro
p
o
s
e
d
, 
p
ro
b
a
b
ly
 b
ri
n
g
 t
h
e
 m

o
s
t 
fi
n
a
n
c
ia
l 
b
e
n
e
fi
t 
fo
r 
‘o
rd
in
a
ry
’ 
lo
c
a
l 
tr
a
d
e
rs
, 

a
lt
h
o
u
g
h
 t
h
e
 ‘
s
p
e
n
d
 p
e
r 
n
ig
h
t’
 e
s
ti
m
a
te
s
 a
re
 v
e
ry
 c
ru
d
e
 (
s
e
e
 b
o
x
).
  
(L
o
n
g
 t
e
rm

 b
e
rt
h
s
, 
s
u
c
h
 a
s
 t
h
o
s
e
 a
t 
S
a
n
d
b
a
n
k
, 
a
re
 b
e
tt
e
r 

fo
r 
th
e
 s
p
e
c
if
ic
a
ll
y
 m

a
ri
n
e
 s
u
p
p
li
e
rs
, 
a
n
d
 m

a
y
 a
tt
ra
c
t 
p
e
o
p
le
 t
o
 t
h
e
 t
o
w
n
 o
r 
to
 C
o
w
a
ll
 t
o
 s
ta
y
 a
t 
w
e
e
k
e
n
d
s
, 
o
r 
e
v
e
n
 t
o
 l
iv
e
 o
r 

a
c
q
u
ir
e
 a
 h
o
li
d
a
y
 h
o
m
e
. 
 S
c
o
tl
a
n
d
’s
 b
ig
g
e
s
t 
m
a
ri
n
a
, 
a
c
ro
s
s
 t
h
e
 C
ly
d
e
 a
t 
In
v
e
rk
ip
, 
n
o
w
 i
n
c
lu
d
e
s
 e
x
p
e
n
s
iv
e
 a
n
d
 q
u
it
e
 l
u
x
u
ri
o
u
s
 

fl
a
ts
 a
n
d
 i
n
 M

o
ra
y
 t
h
e
 L
o
s
s
ie
m
o
u
th
 m

a
ri
n
a
 h
a
s
 s
im

il
a
rl
y
 a
tt
ra
c
te
d
 a
ff
lu
e
n
t 
h
o
u
s
in
g
. 

 

S
P
E
N
D
 P
E
R
 N
I
G
H
T
/
 Y
E
A
R
 E
S
T
I
M
A
T
E
S
 F
O
R
 

S
A
I
L
I
N
G
 E
N
T
H
U
S
I
A
S
T
S
 

T
h
e
re
 i
s
 o
n
e
 b
o
a
t 
fo
r 
e
v
e
ry
 1
1
 p
e
o
p
le
 i
n
 B
ri
ta
in
 a
n
d
 m

o
s
t 
b
o
a
ti
n
g
 e
n
th
u
s
ia
s
ts
 

a
g
re
e
 w
it
h
 t
h
e
 o
ld
 j
o
k
e
 a
b
o
u
t 
s
a
il
in
g
 b
e
in
g
 a
k
in
 t
o
 ‘
s
ta
n
d
in
g
 u
n
d
e
r 
a
 f
re
e
z
in
g
 

s
h
o
w
e
r 
te
a
ri
n
g
 u
p
 £
5
0
 n
o
te
s
’.
  
H
o
w
e
v
e
r,
 t
h
e
re
 a
re
n
’t
 a
n
y
 v
e
ry
 g
o
o
d
 

e
s
ti
m
a
te
s
 o
f 
h
o
w
 m

a
n
y
 n
o
te
s
 y
a
c
h
ti
e
s
 a
n
d
 o
th
e
r 
m
a
ri
n
a
 u
s
e
rs
 i
n
 S
c
o
tl
a
n
d
 

a
c
tu
a
ll
y
 t
e
a
r 
u
p
. 
  

T
h
e
 o
n
e
 t
h
a
t 
is
 m

o
s
t 
c
u
rr
e
n
t 
is
 b
a
s
e
d
 o
n
 a
 f
a
ir
ly
 g
o
o
d
 e
s
ti
m
a
te
 o
f 
to
ta
l 
U
K
 

s
p
e
n
d
in
g
, 
m
a
d
e
 b
y
 A
rk
e
n
fo
rd
 o
f 
G
u
il
d
fo
rd
 f
o
r 
th
e
 B
ri
ti
s
h
 M

a
ri
n
e
 F
e
d
e
ra
ti
o
n
, 

w
h
o
 a
re
 t
h
e
 m

a
in
 m

a
rk
e
t 
re
s
e
a
rc
h
e
rs
 f
o
r 
m
a
ri
n
e
 s
p
o
rt
s
. 
 T
h
a
t 
w
a
s
 a
 g
o
o
d
 

e
s
ti
m
a
te
 b
e
c
a
u
s
e
 i
t 
s
o
u
g
h
t 
to
 r
e
c
o
n
c
il
e
 d
a
ta
 f
ro
m
 p
e
o
p
le
 o
n
 w
h
a
t 
th
e
y
 s
p
e
n
d
 

w
it
h
 e
s
ti
m
a
te
s
 o
f 
w
h
a
t 
b
u
s
in
e
s
s
 r
e
c
e
iv
e
. 
 H
o
w
e
v
e
r,
 i
t 
p
u
t 
th
e
 S
c
o
tt
is
h
 p
o
rt
io
n
 

v
e
ry
 l
o
w
, 
b
e
c
a
u
s
e
 t
h
e
 t
u
rn
o
v
e
r 
o
f 
S
c
o
tt
is
h
 c
h
a
n
d
le
rs
, 
e
tc
, 
w
a
s
 o
n
ly
 a
b
o
u
t 
4
 

p
e
r 
c
e
n
t 
o
f 
th
e
 U
K
 t
o
ta
l 
a
n
d
 t
h
e
 n
u
m
b
e
r 
o
f 
b
e
rt
h
s
 r
o
u
g
h
ly
 c
o
rr
o
b
o
ra
te
d
 t
h
is
. 
  

M
o
re
o
v
e
r,
 w
h
a
t 
is
 u
s
u
a
ll
y
 q
u
o
te
d
 i
s
 a
 f
ig
u
re
 f
ro
m
 M

c
K
e
n
z
ie
 W

il
s
o
n
. 
 M

a
k
in
g
 a
 

s
p
e
c
ia
l 
e
s
ti
m
a
te
 f
o
r 
S
c
o
tl
a
n
d
, 
M
c
K
e
n
z
ie
 W

il
s
o
n
  
s
im

p
ly
  
s
tr
u
c
k
 a
n
 a
v
e
ra
g
e
 

b
e
tw

e
e
n
 t
h
is
 4
 p
e
r 
c
e
n
t 
o
f 
th
e
 U
K
 t
o
ta
l 
a
b
o
v
e
  
a
n
d
 1
4
 p
e
r 
c
e
n
t,
 w
h
ic
h
 i
s
 t
h
e
 

S
c
o
tt
is
h
 s
h
a
re
 o
f 
to
ta
l 
U
K
 d
o
m
e
s
ti
c
 t
o
u
ri
s
m
. 
 H
o
w
e
v
e
r 
th
e
 1
4
 p
e
rc
e
n
t 
is
 

p
ri
m
a
ri
ly
 a
b
o
u
t 
tr
a
in
-,
 c
a
r-
 a
n
d
 p
la
n
e
-b
o
rn
e
 v
is
it
o
rs
, 
a
n
d
 i
t’
s
 p
la
in
ly
 t
h
e
 b
u
z
z
 

o
f 
th
e
 c
it
ie
s
 a
n
d
 t
h
e
 b
e
a
u
ty
 o
f 
th
e
 c
o
u
n
tr
y
s
id
e
 t
h
a
t 
a
tt
ra
c
t 
m
o
s
t 
o
f 
th
e
m
. 

In
 S
w
e
d
e
n
 l
o
ts
 o
f 
p
e
o
p
le
 o
w
n
  
b
o
a
ts
, 
o
n
e
 b
o
a
t 
fo
r 
e
v
e
ry
 6
 p
e
o
p
le
, 
(p
u
rc
h
a
s
e
 

a
n
d
 b
e
rt
h
in
g
 a
re
 s
ig
n
if
ic
a
n
tl
y
 c
h
e
a
p
e
r 
th
e
re
) 
a
n
d
 t
h
e
 n
a
ti
o
n
a
l 
S
ta
ti
s
ti
c
a
l 

O
ff
ic
e
 p
u
ts
 s
p
e
n
d
 p
e
r 
d
a
y
 a
t 
–
 b
u
t 
th
a
t’
s
 f
o
r 
th
e
 e
n
ti
re
 s
e
a
s
o
n
, 
s
o
 a
m
o
u
n
ts
 t
o
 

a
b
o
u
t 
£
 X
X
X
X
 p
e
r 
b
e
rt
h
 p
e
r 
y
e
a
r.
 

In
 t
h
e
 U
n
it
e
d
 S
ta
te
s
 l
e
is
u
re
 b
o
a
ti
n
g
 i
s
 m

u
c
h
 m

o
re
 d
e
v
e
lo
p
e
d
 t
h
a
n
 h
e
re
 –
 

b
o
a
t 
o
w
n
e
rs
h
ip
 i
s
 a
b
o
u
t 
fo
u
r 
ti
m
e
s
 t
h
e
 U
K
 l
e
v
e
l,
 a
lt
h
o
u
g
h
 p
e
o
p
le
  
c
a
n
 l
iv
e
 

m
u
c
h
 f
u
rt
h
e
r 
fr
o
m
 t
h
e
 c
o
a
s
t.
  
S
p
e
n
d
 i
s
 a
b
o
u
t 
£
x
x
x
x
 p
e
r 
b
e
rt
h
 p
e
r 
y
e
a
r.
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T
h
is
 i
s
 n
o
w
 m

e
re
ly
 o
n
e
 o
f 
s
e
v
e
ra
l 
p
o
s
s
ib
le
 d
e
v
e
lo
p
m
e
n
ts
 t
h
a
t 
c
o
u
ld
 b
e
 c
a
ta
ly
s
e
d
 b
y
 t
h
e
 W

a
te
rf
ro
n
t 
P
ro
je
c
t.
 

S
e
v
e
ra
l 
fe
a
s
ib
il
it
y
 s
tu
d
ie
s
 h
a
v
e
 b
e
e
n
 d
o
n
e
, 
m
o
s
t 
le
a
d
in
g
 t
o
 s
im

il
a
r 
li
fe
-c
y
c
le
 c
o
s
t 
o
f 
£
1
.5
 m

n
 /
y
r.
  
 

W
e
 h
a
d
 w
o
rk
e
d
 u
p
 c
o
m
m
e
rc
ia
l 
c
a
s
e
s
, 
b
u
t 
th
e
s
e
 a
re
 n
o
 l
o
n
g
e
r 
re
le
v
a
n
t 
a
s
 i
t 
is
 n
o
t 
in
 t
h
e
 C
H
O
R
D
 p
ro
je
c
t.
 

T
h
e
 l
a
n
d
, 
if
 s
o
ld
, 
w
o
u
ld
 y
ie
ld
 a
b
o
u
t 
£
1
.2
 m

n
 f
o
r 
h
o
u
s
in
g
 (
2
4
 p
lo
ts
) 
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T

h
e
 e

c
o
n
o
m

ic
 v

a
lu

e
 o

f 
£
1
 m

n
 i
n
v
e
s
te

d
 i
n
 i
m

p
ro

v
in

g
 a

 s
h
o
p
p
in

g
 a

re
a

1
1

O
ft
e
n
 i
m
p
ro
v
e
m
e
n
ts
 m

a
d
e
 t
o
 s
h
o
p
p
in
g
 s
tr
e
e
ts
 a
n
d
 e
v
e
n
 i
n
d
iv
id
u
a
l 
s
h
o
p
 f
ro
n
ts
 w
il
l 
b
e
 a
d
d
it
io
n
a
l,
 i
n
 t
h
e
 s
e
n
s
e
 t
h
a
t 
th
e
y
 

w
o
u
ld
 n
o
t 
o
c
c
u
r 
w
it
h
o
u
t 
p
u
b
li
c
 s
e
c
to
r 
in
te
rv
e
n
ti
o
n
 (
a
n
d
 i
n
 p
o
in
t 
o
f 
fa
c
t 
h
a
v
e
 n
o
t 
o
c
c
u
rr
e
d
 d
e
s
p
it
e
 a
m
p
le
 o
p
p
o
rt
u
n
it
y
).
  
In
 t
h
e
 

c
a
s
e
 o
f 
im

p
ro
v
e
m
e
n
ts
 t
o
 i
n
d
iv
id
u
a
l 
s
h
o
p
s
 i
n
 r
e
la
ti
v
e
ly
 l
o
w
 i
n
c
o
m
e
 a
re
a
s
 t
h
is
 i
s
 b
e
c
a
u
s
e
 o
ft
e
n
 t
h
e
 s
h
o
p
s
 w
o
u
ld
n
’t
 h
a
v
e
 d
o
n
e
 i
t 

a
n
y
w
a
y
, 
e
it
h
e
r 
b
e
c
a
u
s
e
 t
h
e
y
 l
a
c
k
 f
u
n
d
s
 t
o
 d
o
 t
h
e
ir
 o
w
n
 s
h
o
p
 f
ro
n
ts
, 
o
r 
(i
n
 t
h
e
 v
ie
w
 o
f 
s
o
m
e
 c
iv
ic
 s
o
c
ie
ti
e
s
 a
n
d
 e
v
e
n
 t
o
w
n
 

p
la
n
n
e
rs
) 
th
e
y
 l
a
c
k
 t
h
e
 m

o
ti
v
a
ti
o
n
, 
ta
s
te
 a
n
d
 c
o
o
rd
in
a
ti
o
n
 t
o
 d
o
 i
t 
a
p
p
ro
p
ri
a
te
ly
. 
  

In
 m

o
re
 g
e
n
e
ra
l 
c
a
s
e
s
, 
th
e
 i
m
p
ro
v
e
m
e
n
t 
is
 a
d
d
it
io
n
a
l 
b
e
c
a
u
s
e
 i
t 
is
 a
 w
id
e
ly
-s
h
a
re
d
 p
u
b
li
c
 g
o
o
d
, 
li
k
e
 s
o
rt
in
g
 o
u
t 
th
e
 

p
a
v
e
m
e
n
t 
o
r 
s
tr
e
e
t 
li
g
h
ti
n
g
, 
w
h
ic
h
 n
o
 i
n
d
iv
id
u
a
l 
o
r 
s
in
g
le
 c
o
m
p
a
n
y
 i
s
 l
ik
e
ly
 t
o
 f
u
n
d
. 
  
In
 b
o
th
 t
h
e
s
e
 c
a
s
e
s
 t
h
e
 ‘
a
d
d
it
io
n
a
l’
 

im
p
ro
v
e
m
e
n
ts
 u
s
u
a
ll
y
 b
e
n
e
fi
t 
lo
c
a
l 
p
e
o
p
le
 a
n
d
 p
o
s
s
ib
ly
 a
tt
ra
c
t 
to
u
ri
s
ts
 b
y
 p
ro
v
id
in
g
 a
 m

o
re
 p
le
a
s
a
n
t 
o
r 
s
tr
ik
in
g
 s
h
o
p
p
in
g
 

e
x
p
e
ri
e
n
c
e
. 
 T
h
is
 m

a
k
e
s
 t
h
e
 s
h
o
p
s
 m

o
re
 c
o
m
p
e
ti
ti
v
e
, 
g
e
n
e
ra
ti
n
g
 h
ig
h
e
r 
s
a
le
s
 w
it
h
 g
re
a
te
r 
a
d
d
e
d
 v
a
lu
e
 a
n
d
 e
m
p
lo
y
m
e
n
t.
  
T
o
 

a
 s
m
a
ll
 d
e
g
re
e
 i
t 
m
a
k
e
s
 t
h
e
 t
o
w
n
 a
 b
e
tt
e
r 
p
la
c
e
 t
o
 l
iv
e
. 

E
v
e
n
 i
f 
th
e
 i
m
p
ro
v
e
m
e
n
ts
 a
re
 n
o
t 
‘a
d
d
it
io
n
a
l’
 t
h
e
n
 t
h
e
 s
h
o
p
k
e
e
p
e
rs
 w
o
u
ld
 i
n
 p
ri
n
c
ip
le
 h
a
v
e
 d
o
n
e
 t
h
e
m
 a
n
y
w
a
y
, 
b
u
t 
th
e
y
 a
n
d
 

th
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 o
f 
c
o
u
rs
e
 s
ti
ll
 b
e
n
e
fi
t 
d
ir
e
c
tl
y
 a
t 
th
e
 e
x
p
e
n
s
e
 o
f 
th
e
 w
id
e
r 
c
o
m
m
u
n
it
y
 t
h
a
t 
is
 p
ro
v
id
in
g
 t
h
e
 f
u
n
d
s
. 
 I
f 
th
e
y
 

a
re
 i
n
 a
 p
a
rt
ic
u
la
rl
y
 d
is
a
d
v
a
n
ta
g
e
d
 s
it
u
a
ti
o
n
 t
h
is
 m

a
y
 b
e
 f
a
ir
 e
n
o
u
g
h
. 

W
e
 h
a
v
e
 e
s
ti
m
a
te
d
 t
h
e
 a
d
d
it
io
n
a
l 
v
a
lu
e
 o
n
 t
h
e
 b
a
s
is
 t
h
a
t 
it
 w
il
l 
y
ie
ld
 t
h
e
 s
a
m
e
 r
e
tu
rn
 a
s
 a
n
 a
v
e
ra
g
e
 i
n
v
e
s
tm

e
n
t 
in
 U
K
 

re
ta
il
in
g
. 
T
h
is
 i
s
 p
e
rh
a
p
s
 g
e
n
e
ro
u
s
, 
a
s
 n
o
 p
u
b
li
c
 s
e
c
to
r 
p
ro
je
c
t 
is
 l
ik
e
ly
 t
o
 b
e
 s
o
 w
e
ll
-f
o
c
u
s
e
d
 o
n
 r
e
ta
il
 G
V
A
 a
s
  
a
n
 i
n
v
e
s
tm

e
n
t 

b
y
 t
h
e
 r
e
ta
il
e
r 
h
im

s
e
lf
 -
 b
u
t 
a
ft
e
r 
a
 h
is
to
ry
 o
f 
u
n
d
e
r-
in
v
e
s
tm

e
n
t 
it
 s
h
o
u
ld
 n
o
t 
g
ro
s
s
ly
 e
x
a
g
g
e
ra
te
 t
h
e
 t
a
k
in
g
s
. 

1
.3

 
P

u
tt
in

g
 f
ig

u
re

s
 o

n
 t
h
is

  

If
 a
 b
u
tc
h
e
r 
in
v
e
s
ts
 £
1
 m

n
 i
n
 s
a
u
s
a
g
e
 m

a
c
h
in
e
s
, 
a
n
d
 t
h
e
y
 p
ro
d
u
c
e
 a
 z
il
li
o
n
 s
a
u
s
a
g
e
s
 p
e
r 
y
e
a
r,
 a
n
d
 s
a
u
s
a
g
e
 m

a
te
ri
a
ls
 c
o
s
t 
s
o
 

m
u
c
h
 a
 t
o
n
 a
n
d
 s
a
u
s
a
g
e
s
 s
e
ll
 f
o
r 
s
o
 m

u
c
h
, 
it
 i
s
 r
e
a
s
o
n
a
b
ly
 e
a
s
y
 t
o
 w
o
rk
 o
u
t 
th
e
 b
e
n
e
fi
ts
 a
ri
s
in
g
 f
ro
m
 t
h
e
 i
n
v
e
s
tm

e
n
t 

(P
e
rh
a
p
s
 i
f 
y
o
u
 d
o
n
’t
 l
o
o
k
 t
o
o
 c
lo
s
e
, 
li
k
e
 c
o
u
n
ti
n
g
 t
h
e
 c
o
s
t 
o
f 
th
e
 c
h
o
le
s
te
ro
l 
in
d
u
c
e
d
 h
e
a
rt
 a
tt
a
c
k
s
 .
..
 .
..
).
 

B
u
t 
if
 a
 s
h
o
p
k
e
e
p
e
r 
in
v
e
s
ts
 s
o
 m

u
c
h
 i
n
 n
e
w
 s
h
e
lv
in
g
 t
o
 d
is
p
la
y
 g
o
o
d
s
 b
e
tt
e
r,
 o
r 
in
 n
e
w
 f
a
c
a
d
e
s
 t
o
 a
tt
ra
c
t 
p
e
o
p
le
 i
n
to
 h
is
 s
h
o
p
 

..
. 
  

O
r 
if
 a
 C
o
u
n
c
il
 i
n
v
e
s
ts
 s
o
 m

u
c
h
 t
o
 a
tt
ra
c
t 
p
e
o
p
le
 t
o
 s
h
o
p
 i
n
 a
 t
o
w
n
 c
e
n
tr
e
 .
..
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
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 C
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1
4
 

A
s
 e
x
p
la
in
e
d
 a
b
o
v
e
, 
in
 t
h
e
 C
H
O
R
D
 p
ro
je
c
t 
w
e
 h
a
v
e
 v
a
lu
e
d
 t
o
w
n
 c
e
n
tr
e
 a
m
b
ie
n
c
e
 p
ro
je
c
ts
 a
im

e
d
 a
t 
p
re
d
o
m
in
a
n
tl
y
 s
h
o
p
p
in
g
 

e
n
v
ir
o
n
m
e
n
ts
 a
t 
th
e
 s
a
m
e
 y
ie
ld
 r
a
te
s
 w
e
 w
o
u
ld
 a
p
p
ly
 t
o
 g
e
n
e
ra
l 
re
ta
il
 i
n
v
e
s
tm

e
n
t.
 

A
 w
o
rk
b
o
o
k
 s
e
ts
 o
u
t 
re
ta
il
 a
n
d
 r
e
la
te
d
 v
a
lu
e
 a
d
d
e
d
 a
n
d
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 U
K
 f
ro
m
 1
9
9
2
 t
o
 2
0
0
4
. 
 T
h
e
 v
a
lu
e
-a
d
d
e
d
 a
v
e
ra
g
e
 

o
f 
£
3
8
.9
 b
n
 (
a
t 
1
9
9
5
 p
ri
c
e
s
) 
c
a
n
 b
e
 c
o
m
p
a
re
d
 w
it
h
 t
h
e
 n
a
ti
o
n
a
l 
a
c
c
o
u
n
ts
 e
s
ti
m
a
te
 o
f 
c
a
p
it
a
l 
e
m
p
lo
y
e
d
 i
n
 t
h
e
 d
is
tr
ib
u
ti
o
n
 a
n
d
 

h
o
s
p
it
a
li
ty
 i
n
d
u
s
tr
ie
s
 o
f 
£
2
2
0
 b
n
 (
a
t 
1
9
9
5
 p
ri
c
e
s
) 
(2
0
0
1
 B
lu
e
 B
o
o
k
).
  

T
h
is
 w
o
u
ld
 s
u
g
g
e
s
t 
th
a
t 
in
v
e
s
ti
n
g
 £
1
 m

n
 i
n
 t
h
e
s
e
 i
n
d
u
s
tr
ie
s
 y
ie
ld
s
 o
n
 a
v
e
ra
g
e
 £
1
7
7
 0
0
0
 p
e
r 
y
e
a
r 
in
 a
d
d
it
io
n
a
l 
v
a
lu
e
 a
d
d
e
d
. 
 

W
e
 h
a
v
e
 u
s
e
d
 a
 f
a
c
to
r 
o
f 
0
.1
8
 i
n
 o
u
r 
c
a
lc
u
la
ti
o
n
s
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1
7
 

�
	
�
�
��
�
.
��
�
��
��
�
�
��
��
�
�
(
��
��
	
��
�

M
a
ri
n
a
: 
 A
t 
p
re
s
e
n
t 
ra
te
s
 o
f 
£
1
.7
5
 p
e
r 
m
e
tr
e
, 
c
a
p
a
c
it
y
 r
e
v
e
n
u
e
 w
il
l 
b
e
 £
7
0
0
 p
e
r 
n
ig
h
t.
  
N
o
rm

a
l 
o
c
c
u
p
a
n
c
y
 i
s
 4
0
-6
0
 n
ig
h
ts
 p
e
r 

b
e
rt
h
 p
e
r 
y
e
a
r,
 y
ie
ld
in
g
 s
a
y
 £
3
5
 0
0
0
, 
to
 b
e
 s
e
t 
a
g
a
in
s
t 
o
p
e
ra
ti
n
g
 c
o
s
ts
 o
f 
£
2
5
 0
0
0
. 
 T
h
e
 n
e
t 
re
v
e
n
u
e
 s
tr
e
a
m
 h
a
s
 a
 n
e
t 

p
re
s
e
n
t 
v
a
lu
e
 o
f 
£
2
5
0
 0
0
0
 a
t 
3
.5
 p
e
r 
c
e
n
t 
o
v
e
r 
a
 3
0
-y
e
a
r 
li
fe
. 
 T
h
e
 G
V
A
 s
tr
e
a
m
 h
a
s
 a
 n
e
t 
p
re
s
e
n
t 
v
a
lu
e
 o
f 
£
5
3
0
 0
0
0
. 

V
is
it
o
rs
: 
C
a
lm

a
c
 t
y
p
ic
a
ll
y
 c
a
rr
y
 6
0
0
 0
0
0
 p
a
s
s
e
n
g
e
rs
 p
e
r 
y
e
a
r 
a
n
d
 1
0
0
 0
0
0
 c
a
rs
 (
W
e
s
te
rn
 F
e
rr
ie
s
 a
t 
H
u
n
te
r’
s
 P
o
in
t 
1
1
0
0
 0
0
0
 

p
a
s
s
e
n
g
e
rs
 a
n
d
 5
0
0
 0
0
0
 c
a
rs
).
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2
0
 

W
a
te

rf
ro

n
t 
D

e
v
e
lo

p
m

e
n
t 

T
h
e
 P
ro
je
c
t 
B
o
a
rd
 p
ro
p
o
s
e
 t
o
 r
e
d
e
v
e
lo
p
 t
h
e
 w
a
te
rf
ro
n
t 
c
re
a
ti
n
g
 a
 n
e
w
 e
x
c
it
in
g
, 
v
ib
ra
n
t 
a
n
d
 a
tt
ra
c
ti
v
e
 w
a
te
r 
fr
o
n
t 
fo
r 
th
e
 

to
w
n
. 
T
h
e
 p
ro
je
c
t 
in
c
lu
d
e
s
: 

•
T
h
e
 r
e
c
la
m
a
ti
o
n
 o
f 
a
p
p
ro
x
im

a
te
ly
 1
.2
1
h
a
 (
3
 a
c
re
s
) 
fr
o
m
 t
h
e
 s
e
a
. 

•
T
h
e
 c
re
a
ti
o
n
 o
f 
a
 n
e
w
 p
ie
r 
a
n
d
 h
a
rb
o
u
r,
 c
a
p
a
b
le
 o
f 
a
c
c
o
m
m
o
d
a
ti
n
g
 a
 t
ra
n
s
it
 m

a
ri
n
a
, 
th
o
u
g
h
 t
h
e
 e
s
ta
b
li
s
h
m
e
n
t 
o
f 
th
e
 

m
a
ri
n
a
 i
s
 n
o
t 
p
a
rt
 o
f 
th
is
 p
ro
je
c
t.
 

•
T
h
e
 r
e
p
la
c
e
m
e
n
t 
o
f 
th
e
 e
x
is
ti
n
g
 
li
s
te
d
 P
ie
r 
a
n
d
 P
ie
r 
b
u
il
d
in
g
 w

h
ic
h
 c
u
rr
e
n
tl
y
 r
e
p
re
s
e
n
ts
 a
 s
ig
n
if
ic
a
n
t 
li
a
b
il
it
y
 t
o
 t
h
e
 

C
o
u
n
c
il
. 
T
h
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 i
s
 e
x
p
e
c
te
d
 t
o
 b
e
 u
s
e
d
 f
o
r 
a
 n
e
w
 r
e
s
ta
u
ra
n
t 
a
n
d
 r
e
ta
il
 o
u
tl
e
ts
. 

•
T
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
n
e
w
 s
tr
u
c
tu
re
 t
o
 r
e
p
la
c
e
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
 w
h
ic
h
 i
s
 i
n
 n
e
e
d
 o
f 
m
a
jo
r 
re
n
o
v
a
ti
o
n
. 

•
T
h
e
 p
ro
je
c
t 
w
il
l 
c
re
a
te
 l
a
n
d
 a
v
a
il
a
b
le
 f
o
r 
fu
tu
re
 w
a
te
rf
ro
n
t 
d
e
v
e
lo
p
m
e
n
t,
 p
a
rt
ic
u
la
rl
y
 a
 p
o
s
s
ib
le
 5
 s
ta
r 
h
o
te
l.
  

T
h
e
 P
ro
je
c
t 
B
o
a
rd
 h
a
v
e
 c
o
m
m
is
s
io
n
e
d
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
1
2
 t
o
 c
o
s
t 
th
e
 n
e
w
 b
u
il
d
in
g
s
, 
p
a
rt
ic
u
la
rl
y
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
 a
n
d
 t
h
e
 

n
e
w
 P
ie
r 
b
u
il
d
in
g
, 
w
h
il
e
 A
rg
y
ll
 a
n
d
 B
u
te
’s
 i
n
 h
o
u
s
e
 e
n
g
in
e
e
ri
n
g
 d
e
p
a
rt
m
e
n
t 
h
a
v
e
 p
ro
v
id
e
d
 c
o
s
ti
n
g
s
 f
o
r 
th
e
 n
e
w
 h
a
rb
o
u
r 
a
n
d
 

la
n
d
 r
e
c
la
m
a
ti
o
n
. 

It
 h
a
s
 b
e
e
n
 e
s
ti
m
a
te
d
 b
y
 t
h
e
 C
o
u
n
c
il
 t
h
a
t 
th
e
 l
a
n
d
 r
e
c
la
m
a
ti
o
n
 a
n
d
 h
a
rb
o
u
r 
p
ro
je
c
t 
w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 
£
2
7
.5
m
il
li
o
n
 a
n
d
 

w
il
l 
ta
k
e
 a
p
p
ro
x
im

a
te
ly
 4
 y
e
a
rs
 t
o
 c
o
m
p
le
te
. 
In
 o
rd
e
r 
to
 a
c
h
ie
v
e
 t
h
e
 p
ro
je
c
t 
it
 w
il
l 
b
e
 n
e
c
e
s
s
a
ry
 t
o
 s
e
c
u
re
 t
h
e
 a
p
p
ro
p
ri
a
te
 

ri
g
h
ts
 f
ro
m
 t
h
e
 C
ro
w
n
 E
s
ta
te
, 
w
h
ic
h
 i
t 
is
 a
s
s
u
m
e
d
 c
a
n
 b
e
 a
c
h
ie
v
e
d
 a
t 
a
 n
o
m
in
a
l 
re
n
ta
l 
c
h
a
rg
e
. 

T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
1
3
 e
s
ti
m
a
te
d
 t
h
a
t 
th
e
 c
o
s
t 
o
f 
th
e
 r
e
p
la
c
e
m
e
n
t 
p
ie
r 
b
u
il
d
in
g
 w
h
ic
h
 i
s
 p
ro
p
o
s
e
d
 w
o
u
ld
 b
e
 i
n
 t
h
e
 r
e
g
io
n
 o
f 

£
3
.4
m
il
li
o
n
. 
T
h
is
 b
u
il
d
in
g
 i
s
 e
x
p
e
c
te
d
 t
o
 h
a
v
e
 a
 g
ro
s
s
 i
n
te
rn
a
l 
fl
o
o
r 
a
re
a
 o
f 
a
p
p
ro
x
im

a
te
ly
 5
2
8
m
²
 (
5
,7
9
1
ft
²
).
 F
o
r 
th
e
 p
u
rp
o
s
e
 

o
f 
th
is
 e
x
e
rc
is
e
 i
t 
h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
h
a
t 
th
e
 b
u
il
d
in
g
 w
il
l 
ta
k
e
 t
w
o
 y
e
a
rs
 t
o
 b
u
il
d
 f
ro
m
 t
h
e
 c
o
m
p
le
ti
o
n
 o
f 
th
e
 r
e
c
la
m
a
ti
o
n
 

p
ro
je
c
t.
 

It
 i
s
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
th
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 w
il
l 
b
e
 u
s
e
d
 a
s
 a
 r
e
s
ta
u
ra
n
t1

4
 a
n
d
 f
o
r 
re
ta
il
 o
u
tl
e
ts
. 
It
 h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 f
o
r 
th
e
 

p
u
rp
o
s
e
 o
f 
th
is
 e
x
e
rc
is
e
 t
h
a
t 
th
e
 b
u
il
d
in
g
 i
s
 f
u
ll
y
 l
e
t 
in
 e
q
u
a
l 
p
a
rt
s
 f
o
r 
th
e
s
e
 u
s
e
s
, 
a
n
d
 t
h
a
t 
g
ro
s
s
 r
e
n
ta
l 
in
c
o
m
e
 o
f 

a
p
p
ro
x
im

a
te
ly
 £
7
1
,0
0
0
1
5
 p
e
r 
a
n
n
u
m
 i
s
 p
ro
d
u
c
e
d
. 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
2
 T

u
rn

e
r 

a
n
d
 T

o
w

n
s
e
n
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a
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1
3
 T

u
rn

e
r 

a
n
d
 T

o
w

n
s
e
n
d
 1

7
 M

a
rc

h
 2

0
0
8
 

1
4
 T

h
e
 P

ro
je

c
t 
B

o
a
rd

’s
 p

re
fe

re
n
c
e
 w

o
u
ld

 b
e
 f

o
r 

to
p
 g

ra
d
e
 f
is

h
 r

e
s
ta

u
ra

n
t 

1
5
 A

s
s
u
m

e
s
 a

n
 a

v
e
ra

g
e
 r

e
n
t 

o
f 

£
1
2
.5

0
/f

t²
 

Page 190



 
2
1
 

In
 a
d
d
it
io
n
 t
o
 t
h
e
 n
e
w
 P
ie
r 
b
u
il
d
in
g
 t
h
e
 r
e
c
la
m
a
ti
o
n
 w
il
l 
c
re
a
te
 a
p
p
ro
x
im

a
te
ly
 0
.8
0
h
a
 (
1
.9
0
 a
c
re
s
) 
w
h
ic
h
 t
h
e
 P
ro
je
c
t 
B
o
a
rd
 

a
n
ti
c
ip
a
te
 w
il
l 
p
ro
v
id
e
 t
h
e
 s
it
e
 f
o
r 
a
 m

o
d
e
rn
 r
e
p
la
c
e
m
e
n
t 
o
f 
th
e
 Q
u
e
e
n
s
 H
a
ll
 b
u
il
d
in
g
. 
T
h
e
 P
ro
je
c
t 
B
o
a
rd
 h
a
v
e
 p
ro
p
o
s
e
d
 t
h
a
t 

o
f 
th
e
 o
p
ti
o
n
s
 c
o
s
te
d
 b
y
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
, 
O
p
ti
o
n
 3
c
 s
h
o
u
ld
 b
e
 t
a
k
e
n
 f
o
rw

a
rd
 d
u
e
 t
o
 t
h
e
 e
n
h
a
n
c
e
d
 c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
 

it
 w
il
l 
p
ro
v
id
e
1
6
. 
It
 h
a
s
 b
e
e
n
 e
s
ti
m
a
te
d
 t
h
a
t 
th
is
 n
e
w
 b
u
il
d
in
g
 w
il
l 
c
o
s
t 
a
p
p
ro
x
im

a
te
ly
 £
1
3
.4
3
m
il
li
o
n
. 
H
o
w
e
v
e
r,
 i
t 
s
h
o
u
ld
 b
e
 

n
o
te
d
 t
h
a
t 
th
is
 b
u
il
d
in
g
 d
o
e
s
 r
e
q
u
ir
e
 c
o
m
p
le
te
 r
e
fu
rb
is
h
m
e
n
t 
w
h
ic
h
 T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
 e
s
ti
m
a
te
 w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 

£
6
.9
m
il
li
o
n
. 
It
 s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
T
u
rn
e
r 
a
n
d
 T
o
w
n
s
e
n
d
 h
a
v
e
 a
ls
o
 i
n
d
ic
a
te
d
 t
h
a
t 
d
o
 n
o
th
in
g
 b
u
t 
e
s
s
e
n
ti
a
l 
re
p
a
ir
s
 t
o
 t
h
e
 

Q
u
e
e
n
s
 H
a
ll
 w
il
l 
c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 
£
2
.4
m
il
li
o
n
. 
T
h
e
 P
ro
je
c
t 
B
o
a
rd
 c
o
n
s
id
e
r 
th
a
t 
th
is
 l
e
v
e
l 
o
f 
c
o
s
t 
w
o
u
ld
 s
im

p
ly
 d
e
fe
r 
a
 

p
ro
b
le
m
. 
 

T
h
e
 p
ro
je
c
t 
is
 v
is
io
n
a
ry
 a
n
d
 w
o
u
ld
 r
e
p
re
s
e
n
t 
a
 s
ig
n
if
ic
a
n
t 
in
v
e
s
tm

e
n
t 
in
 t
h
e
 f
u
tu
re
 o
f 
D
u
n
o
o
n
 b
y
 t
h
e
 C
o
u
n
c
il
. 
It
 i
s
 u
n
d
e
rs
to
o
d
 

fr
o
m
 t
h
e
 I
n
it
ia
l 
B
u
s
in
e
s
s
 c
a
s
e
 p
re
p
a
re
d
 b
y
 t
h
e
 C
o
u
n
c
il
 a
n
d
 P
ro
je
c
t 
B
o
a
rd
 t
h
a
t 
th
e
 C
o
u
n
c
il
 h
a
v
e
 a
lr
e
a
d
y
 e
a
rm

a
rk
e
d
 £
4
.5
m
n
 o
f 

C
o
u
n
c
il
 f
u
n
d
s
 f
o
r 
th
is
 p
ro
je
c
t.
 I
t 
is
 f
e
lt
 t
h
a
t 
if
 a
d
d
it
io
n
a
l 
fu
n
d
s
 w
e
re
 i
d
e
n
ti
fi
e
d
 t
h
ro
u
g
h
 t
h
e
 C
H
O
R
D
 p
ro
c
e
s
s
 t
o
 t
h
e
 t
u
n
e
 o
f 

£
1
0
m
n
, 
fu
rt
h
e
r 
fu
n
d
s
 m

ig
h
t 
b
e
 f
o
rt
h
c
o
m
in
g
 f
ro
m
 H
IE
, 
 T
h
e
 C
ro
w
n
 E
s
ta
te
 a
n
d
 r
e
d
ir
e
c
te
d
 f
u
n
d
s
 w
it
h
in
 t
h
e
 C
o
u
n
c
il
’s
 e
x
is
ti
n
g
 

b
u
d
g
e
t 
c
o
m
m
it
m
e
n
ts
 w
it
h
in
 t
h
e
 C
o
w
a
l 
p
e
n
in
s
u
la
r 
(e
.g
. 
R
o
a
d
s
 b
u
d
g
e
t)

1
7
. 
T
h
o
u
g
h
 i
n
 t
h
e
 c
a
s
e
 o
f 
th
e
 C
ro
w
n
 E
s
ta
te
 i
t 
is
 n
o
te
d
 

fr
o
m
 n
o
te
s
 o
f 
m
e
e
ti
n
g
s
 w
it
h
 t
h
e
 C
ro
w
n
 E
s
ta
te
 a
n
d
 t
h
e
 C
o
u
n
c
il
 t
h
a
t 
th
e
 C
ro
w
n
 E
s
ta
te
 w
o
u
ld
 w
a
n
t 
to
 s
e
e
 a
 r
o
b
u
s
t 
b
u
s
in
e
s
s
 

c
a
s
e
 b
e
fo
re
 i
t 
w
o
u
ld
 i
n
v
e
s
t1

8
. 

It
 i
s
 p
ro
p
o
s
e
d
 t
h
a
t 
th
e
 Q
u
e
e
n
s
 H
a
ll
 s
it
e
 w
o
u
ld
 b
e
 r
e
le
a
s
e
d
 f
o
r 
re
s
id
e
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
t.
 N
o
 i
n
fo
rm

a
ti
o
n
 i
s
 c
u
rr
e
n
tl
y
 a
v
a
il
a
b
le
 

a
s
 t
o
 w
h
a
t 
th
e
 s
it
e
 c
a
p
a
c
it
y
 i
s
, 
b
u
t 
it
 h
a
s
 b
e
e
n
 s
u
g
g
e
s
te
d
 b
y
 t
h
e
 c
o
u
n
c
il
 t
h
a
t 
a
 f
o
u
r 
s
to
re
y
 f
la
tt
e
d
 d
e
v
e
lo
p
m
e
n
t 
w
o
u
ld
 b
e
 

c
o
n
s
id
e
re
d
1
9
. 
It
 h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
h
a
t 
th
e
 s
it
e
 w
o
u
ld
 r
e
le
a
s
e
 a
p
p
ro
x
im

a
te
ly
 5
7
 f
la
ts
 t
o
 t
h
e
 m

a
rk
e
t 
a
n
d
 g
e
n
e
ra
te
 a
 p
o
s
s
ib
le
 

s
it
e
 v
a
lu
e
 o
f 
£
1
.4
m
il
li
o
n
. 
T
h
e
 s
a
le
s
 v
a
lu
e
 e
x
p
e
c
te
d
 i
s
 a
s
s
u
m
e
d
 t
o
 b
e
 a
h
e
a
d
 o
f 
th
e
 m

a
rk
e
t 
ra
te
 s
u
g
g
e
s
te
d
 b
y
 G
ra
h
a
m
 +
 

S
ib
b
a
ld

2
0
 i
n
 v
ie
w
 o
f 
th
e
 l
o
c
a
ti
o
n
 o
f 
th
e
 d
e
v
e
lo
p
m
e
n
t.
 

H
a
v
in
g
 t
a
k
e
n
 t
h
e
 a
b
o
v
e
 i
n
to
 a
c
c
o
u
n
t 
a
n
d
 a
p
p
ly
in
g
 t
h
e
 T
re
a
s
u
ry
 G
re
e
n
 B
o
o
k
 c
ri
te
ri
a
 i
.e
. 
n
o
 i
n
te
re
s
t 
is
 t
a
k
e
n
 i
n
to
 a
c
c
o
u
n
t 
a
n
d
 

a
 d
is
c
o
u
n
t 
ra
te
 o
f 
3
.5
%
 t
h
e
 p
ro
je
c
t 
s
h
o
w
s
 a
 n
e
g
a
ti
v
e
 n
e
t 
p
re
s
e
n
t 
v
a
lu
e
 (
N
P
V
)2

1
 o
f 
s
o
m
e
 £
3
2
m
il
li
o
n
. 
W
o
rk
in
g
 P
a
p
e
r 
1
3
 o
f 
th
is
 

re
p
o
rt
 i
n
c
lu
d
e
s
 a
 d
is
c
o
u
n
te
d
 c
a
s
h
 f
lo
w
 s
h
o
w
in
g
 t
h
is
 s
c
e
n
a
ri
o
 a
n
d
 t
h
e
 a
s
s
u
m
p
ti
o
n
s
 b
e
h
in
d
 i
t.
 I
t 
s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
a
t 
th
is
 

s
ta
g
e
 n
o
 p
a
y
m
e
n
t 
h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
o
 t
h
e
 C
ro
w
n
 E
s
ta
te
. 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
6
 A

B
C

 D
u
n
o
o
n
 W

a
te

rf
ro

n
t 

O
u
tl
in

e
 B

u
s
in

e
s
s
 C

a
s
e
 M

a
rc

h
 2

0
0
8
 

1
7
 P

ro
je

c
t 
B

o
a
rd

 e
s
ti
m

a
te

 £
7
7
0
,0

0
0
 m

ig
h
t 

b
e
 a

v
a
ila

b
le

 i
n
 a

 4
 y

e
a
r 

p
e
ri
o
d
. 

T
h
is

 h
a
s
 b

e
e
n
 p

ro
v
id

e
d
 i
n
 t

h
e
 c

o
m

m
e
rc

ia
l 
a
n
a
ly

s
is

 

1
8
 R

e
fe

re
n
c
e
 D

 K
e
lly

 n
o
te

 7
 M

a
rc

h
 2

0
0
8
/M

e
e
ti
n
g
 2

0
F

e
b
ru

a
ry

 2
0
0
8
 

1
9
 T

e
le

c
o
n
 w

it
h
 K

e
v
in

 W
ill

ia
m

s
. 

2
0
 G

ra
h
a
m

+
S

ib
b
a
ld

 V
a
lu

a
ti
o
n
 R

e
p
o
rt

 1
5
 A

p
ri
l 
2
0
0
8
. 

2
1
 N

P
V

 –
 C

o
m

p
a
re

s
 t
h
e
 p

re
s
e
n
t 

v
a
lu

e
 o

f 
fu

tu
re

 r
e
c
e
ip

ts
 f
ro

m
 a

 p
ro

p
o
s
e
d
 i
n
v
e
s
tm

e
n
t 

w
it
h
 f
u
tu

re
 o

u
tg

o
in

g
s
 a

n
d
 i
f 
th

e
 v

a
lu

e
 o

f 
re

c
e
ip

ts
 e

xc
e
e
d
s
 t

h
e
 o

u
tg

o
in

g
s
 t
h
e
 i
n
v
e
s
tm

e
n
t 

is
 d

e
e
m

e
d
 w

o
rt

h
w

h
ile

. 
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2
2
 

It
 w
il
l 
a
ls
o
 b
e
 n
e
c
e
s
s
a
ry
 f
o
r 
th
e
 a
p
p
ro
p
ri
a
te
 r
ig
h
ts
 t
o
 b
e
 s
e
c
u
re
d
 f
ro
m
 t
h
e
 C
ro
w
n
 E
s
ta
te
, 
w
h
o
 o
w
n
 t
h
e
 s
e
a
 b
e
d
 o
n
 w
h
ic
h
 t
h
e
 

p
ro
je
c
t 
w
il
l 
b
e
 b
a
s
e
d
. 
F
o
ll
o
w
in
g
 d
is
c
u
s
s
io
n
s
 w
it
h
 t
h
e
 C
ro
w
n
 E
s
ta
te
 i
t 
is
 f
e
lt
 l
ik
e
ly
 t
h
a
t 
th
e
y
 w
il
l 
g
ra
n
t 
th
e
 n
e
c
e
s
s
a
ry
 r
ig
h
ts
 f
o
r 

th
e
 r
e
c
la
m
a
ti
o
n
 a
t 
re
la
ti
v
e
ly
 n
o
m
in
a
l 
c
o
s
t.
 H
o
w
e
v
e
r,
 i
t 
is
 u
n
d
e
rs
to
o
d
 t
h
a
t 
w
h
il
e
 t
h
e
 C
ro
w
n
 E
s
ta
te
 w
il
l 
c
o
n
s
id
e
r 
in
v
e
s
tm

e
n
t 
in
 

m
a
ri
n
e
 p
ro
je
c
ts
 p
o
s
it
iv
e
ly
, 
it
 w
il
l 
o
n
ly
 d
o
 s
o
 w
h
e
re
 a
n
 a
p
p
ro
p
ri
a
te
 b
u
s
in
e
s
s
 c
a
s
e
 i
s
 m

a
d
e
2
2
 a
n
d
 a
s
 s
u
c
h
 w
il
l 
lo
o
k
 f
o
r 
a
 

c
o
m
m
e
rc
ia
l 
re
tu
rn
 o
n
 i
ts
 i
n
v
e
s
tm

e
n
t.
 T
h
a
t 
s
a
id
 T
h
e
 C
ro
w
n
 E
s
ta
te
 a
re
 t
h
o
u
g
h
t 
to
 h
a
v
e
 s
o
m
e
 f
le
x
ib
il
it
y
 a
s
 t
o
 t
h
e
 l
e
v
e
l 
o
f 
re
tu
rn
 

th
e
y
 m

a
y
 s
e
e
k
. 
 

C
le
a
rl
y
 a
 d
e
ta
il
e
d
 b
u
s
in
e
s
s
 c
a
s
e
 w
il
l 
b
e
 r
e
q
u
ir
e
d
 i
n
 t
h
e
 f
u
tu
re
 t
o
 e
n
s
u
re
 t
h
a
t 
a
 m

a
rk
e
t 
e
x
is
ts
 f
o
r 
th
e
 u
s
e
s
 p
ro
p
o
s
e
d
 i
n
 t
h
e
 n
e
w
 

P
ie
r 
b
u
il
d
in
g
. 
H
o
w
e
v
e
r,
 i
t 
is
 c
o
n
s
id
e
re
d
 t
h
a
t 
if
 t
h
e
 p
ro
je
c
t 
w
e
re
 t
o
 p
ro
c
e
e
d
 t
h
e
 d
e
m
a
n
d
 f
o
r 
th
e
 p
ro
p
o
s
e
d
 u
s
e
s
 w
o
u
ld
 b
e
 

g
re
a
tl
y
 e
n
h
a
n
c
e
d
. 

In
 o
rd
e
r 
to
 a
c
h
ie
v
e
 t
h
e
 p
ro
je
c
t 
it
 i
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
is
 c
o
u
ld
 e
it
h
e
r 
b
e
 d
e
li
v
e
re
d
 t
h
ro
u
g
h
 t
h
e
 C
o
u
n
c
il
’s
 e
x
is
ti
n
g
 r
e
s
o
u
rc
e
s
 o
r 

b
y
 a
p
p
o
in
tm

e
n
t 
o
f 
a
 p
ro
je
c
t 
m
a
n
a
g
e
m
e
n
t 
c
o
m
p
a
n
y
 r
e
p
o
rt
in
g
 t
o
 t
h
e
 C
o
u
n
c
il
. 
It
 i
s
 f
e
lt
 t
h
a
t 
in
 t
e
rm

s
 o
f 
a
v
a
il
a
b
le
 r
e
s
o
u
rc
e
 i
t 
is
 

p
ro
b
a
b
ly
 b
e
s
t 
d
e
li
v
e
re
d
 t
h
ro
u
g
h
 a
n
 e
x
te
rn
a
l 
b
o
d
y
 w
o
rk
in
g
 t
o
 t
h
e
 c
o
u
n
c
il
’s
 i
n
 h
o
u
s
e
 t
e
a
m
. 
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n
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 K
e
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 n
o
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0
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e
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T
h
e
 P
ro
je
c
ts
 b
e
in
g
 p
u
t 
fo
rw

a
rd
 f
o
r 
C
H
O
R
D
 c
a
n
 b
e
 c
a
te
g
o
ri
s
e
d
 i
n
 5
 w
a
y
s
 i
n
 t
e
rm

s
 o
f 
th
e
ir
 e
ff
e
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 f
in
a
n
c
e
s
, 
a
s
 

s
h
o
w
n
 i
n
 F
ig
u
re
 2
. 
 

F
ig
u
r
e
 2
 

C
a
te
g
o
r
is
a
ti
o
n
 o
f 
p
r
o
je
c
ts
 b
a
s
e
d
 o
n
 e
ff
e
c
t 
o
n
 c
o
u
n
c
il
 f
u
n
d
in
g
 

C
a
te
g
o
ri
s
a
ti
o
n

D
e
s
c
ri
p
ti
o
n

A
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(N

o
 

P
a
y
b
a
c
k
)

A
 s
tr
a
ig
h
tf
o
rw

a
rd
 p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t 
th
a
t 
is
 e
s
s
e
n
ti
a
l 
a
s
 p
a
rt
 

o
f 
th
e
 o
v
e
ra
ll
 i
n
fr
a
s
tr
u
c
tu
re
/s
u
p
p
o
rt
 t
o
 t
h
e
 p
ro
je
c
t 
a
n
d
 w
h
e
re
 n
o
 

re
la
te
d
 p
a
y
b
a
c
k
 c
a
n
 b
e
 i
d
e
n
ti
fi
e
d
. 
C
a
p
it
a
l 
in
v
e
s
tm

e
n
t 
in
 t
h
is
 

c
a
te
g
o
ry
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 p
ro
v
id
e
d
 i
n
 t
h
e
 C
o
u
n
c
il
 

c
a
p
it
a
l 
p
la
n
.

B
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(W

it
h
 

P
a
y
b
a
c
k
)

S
im

il
a
r 
in
v
e
s
tm

e
n
t 
in
 p
u
b
li
c
 s
e
c
to
r 
in
fr
a
s
tr
u
c
tu
re
 a
s
 a
b
o
v
e
 b
u
t 

w
h
e
re
 t
h
e
 i
n
v
e
s
tm

e
n
t 
c
a
n
 b
e
 r
e
la
te
d
 t
o
 t
h
e
 r
e
le
a
s
e
/d
e
v
e
lo
p
m
e
n
t 

o
f 
a
 s
p
e
c
if
ic
 a
s
s
e
t 
o
r 
o
th
e
r 
p
ro
je
c
t 
a
n
d
 t
h
e
 e
ff
e
c
t 
is
 a
 f
u
ll
 o
r 
p
a
rt
ia
l 

p
a
y
b
a
c
k
 o
f 
th
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t.
 W

h
e
re
 a
 f
u
ll
 p
a
y
b
a
c
k
 i
s
 

a
c
h
ie
v
e
d
 t
h
e
n
 t
h
is
 e
x
p
e
n
d
it
u
re
 w
il
l 
n
o
t 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 

a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
A
n
y
 u
n
fu
n
d
e
d
 e
le
m
e
n
t 
o
f 
a
 p
a
rt
ia
l 

p
a
y
b
a
c
k
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
.

C
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(R
e
q
u
ir
in
g
 P
u
m
p
 

P
ri
m
in
g
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 o
n
 a
n
 o
n
g
o
in
g
 

b
a
s
is
 b
u
t 
w
il
l 
re
q
u
ir
e
 i
n
it
ia
l 
p
u
m
p
 p
ri
m
in
g
. 
W
h
e
re
 t
h
e
 C
o
u
n
c
il
 i
s
 t
o
 

m
a
k
e
 t
h
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t 
o
f 
p
u
m
p
 p
ri
m
in
g
 t
h
e
n
 t
h
is
 w
il
l 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

D
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 (
Jo
in
t 

V
e
n
tu
re
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
. 
H
o
w
e
v
e
r 
in
 s
o
m
e
 c
a
s
e
s
 t
h
e
re
 m

a
y
 

b
e
 a
 b
e
n
e
fi
t 
fr
o
m
 t
h
e
 p
ro
je
c
t 
b
e
in
g
 d
e
li
v
e
re
d
 o
n
 a
 j
o
in
t 
v
e
n
tu
re
 o
r 

p
a
rt
n
e
rs
h
ip
 b
a
s
is
. 
A
n
y
 i
n
v
e
s
tm

e
n
t 
b
y
 t
h
e
 C
o
u
n
c
il
 s
h
o
u
ld
 b
e
 o
ff
 s
e
t 

b
y
 a
 r
e
tu
rn
 o
r 
p
a
y
b
a
c
k
 i
n
 l
a
te
r 
y
e
a
rs
 a
n
d
 a
s
 a
 r
e
s
u
lt
 d
o
e
s
 n
o
t 

n
e
e
d
 t
o
 c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
T
h
e
 

n
a
tu
re
 o
f 
th
e
 j
o
in
t 
v
e
n
tu
re
 o
r 
p
a
rt
n
e
rs
h
ip
 w
il
l 
n
e
e
d
 t
o
 b
e
 a
s
s
e
s
s
e
d
 

in
 t
h
e
 O
B
C
 e
g
 d
e
v
e
lo
p
 a
n
d
 l
e
a
s
e
, 
d
e
v
e
lo
p
 a
n
d
 o
p
e
ra
te
 

p
a
rt
n
e
rs
h
ip
.

E
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(S
ta
n
d
a
lo
n
e
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
 o
r 
p
a
rt
n
e
rs
h
ip
. 
T
h
e
re
 w
il
l 
b
e
 n
o
 

ro
le
 f
o
r 
th
e
 C
o
u
n
c
il
 i
n
 t
h
e
 f
in
a
n
c
in
g
 o
f 
th
e
s
e
. 
T
h
e
s
e
 w
il
l 
n
o
t 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.
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2
4
 

A
t 
o
n
e
 e
n
d
 o
f 
th
e
 s
p
e
c
tr
u
m
 t
h
is
 i
n
v
o
lv
e
s
 p
ro
je
c
ts
 w
h
ic
h
 a
re
 f
u
ll
y
 f
u
n
d
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
 w
it
h
 n
o
 d
ir
e
c
t 
p
a
y
 b
a
c
k
 a
n
d
 a
t 
th
e
 

o
th
e
r 
e
n
d
, 
p
ro
je
c
ts
 w
h
ic
h
 a
re
 e
n
ti
re
ly
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 r
e
q
u
ir
in
g
 n
o
 C
o
u
n
c
il
 f
in
a
n
c
ia
l 
in
te
rv
e
n
ti
o
n
. 
 T
h
e
re
 i
s
 a
 r
a
n
g
e
 o
f 

o
th
e
r 
s
c
e
n
a
ri
o
s
 i
n
 b
e
tw

e
e
n
 t
h
e
s
e
 t
w
o
 f
in
a
n
c
ia
l 
s
it
u
a
ti
o
n
s
. 

S
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 w
h
e
re
v
e
r 
p
o
s
s
ib
le
. 
M
a
n
y
 o
f 
th
e
 p
ro
je
c
ts
 r
e
q
u
ir
e
 g
re
a
te
r 
d
e
fi
n
it
io
n
 o
f 
e
le
m
e
n
ts
 

a
n
d
 o
u
tc
o
m
e
s
 i
n
 o
rd
e
r 
fo
r 
th
e
 g
ra
n
t 
o
p
p
o
rt
u
n
it
ie
s
 t
o
 b
e
 e
x
p
lo
re
d
 i
n
 g
re
a
te
r 
d
e
ta
il
. 
In
 a
d
d
it
io
n
, 
m
a
n
y
 g
ra
n
t 
s
o
u
rc
e
s
 a
re
 

c
u
rr
e
n
tl
y
 i
n
 a
 s
ta
te
 o
f 
tr
a
n
s
it
io
n
 a
n
d
 m

a
n
y
 p
ro
g
ra
m
m
e
s
 a
re
 n
o
t 
d
e
v
e
lo
p
e
d
 t
o
 a
 s
ta
g
e
 w
h
e
re
b
y
 t
h
e
 e
li
g
ib
il
it
y
 o
f 
th
e
 p
ro
je
c
ts
 

c
a
n
 b
e
 a
s
s
e
s
s
e
d
 i
n
 m

o
re
 d
e
ta
il
. 
 H
o
w
e
v
e
r 
th
e
 m

o
s
t 
li
k
e
ly
 s
o
u
rc
e
s
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 b
e
lo
w
 w
it
h
 i
n
p
u
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
s
 

F
u
n
d
in
g
 O
ff
ic
e
r 
a
n
d
 E
u
ro
p
e
a
n
 M

a
n
a
g
e
r.
  

T
h
e
 D
u
n
o
o
n
 p
ro
je
c
ts
 a
ll
 s
it
 w
it
h
in
 t
h
e
 C
a
te
g
o
ri
e
s
 a
s
 f
o
ll
o
w
s
; 
 

1
)

P
la
y
 F
a
c
il
it
y
 a
t 
W
e
s
t 
B
a
y
  

T
h
is
 p
ro
je
c
t 
s
it
s
 w
it
h
in
 c
a
te
g
o
ry
 A
 –
 P
u
b
li
c
 S
e
c
to
r 
In
v
e
s
tm

e
n
t.
 I
t 
is
 c
o
s
te
d
 a
t 
£
1
8
0
,0
0
0
 w
it
h
 £
1
0
0
,0
0
0
 b
e
in
g
 a
n
ti
c
ip
a
te
d
 f
ro
m
 

lo
tt
e
ry
 f
u
n
d
s
 a
n
d
 £
2
0
,0
0
0
 r
a
is
e
d
 b
y
 t
h
e
 c
o
m
m
u
n
it
y
 g
ro
u
p
 c
o
n
c
e
rn
e
d
 w
it
h
 a
 £
5
0
,0
0
0
 f
u
n
d
in
g
 g
a
p
 w
h
ic
h
 c
o
u
ld
 b
e
 d
ra
w
n
 f
ro
m
  

th
e
 C
o
u
n
c
il
’s
 c
a
p
it
a
l 
b
o
rr
o
w
in
g
 f
o
r 
th
e
 C
H
O
R
D
 p
ro
je
c
t.
 T
h
e
 L
e
a
d
e
r 
p
ro
g
ra
m
m
e
 m

a
y
 b
e
 a
b
le
 t
o
 a
s
s
is
t 
w
it
h
 e
le
m
e
n
ts
 o
f 
th
e
 

p
ro
je
c
t 
w
h
ic
h
 a
re
 n
o
t 
d
ir
e
c
tl
y
 r
e
la
te
d
 t
o
 p
la
y
 e
q
u
ip
m
e
n
t 
s
u
c
h
 a
s
 l
a
n
d
s
c
a
p
in
g
 a
n
d
 g
ro
u
n
d
 p
re
p
a
ra
ti
o
n
. 
T
h
is
 g
ra
n
t 
p
ro
v
id
e
s
 

5
0
%
 f
u
n
d
in
g
 f
o
r 
th
e
 e
li
g
ib
le
 e
le
m
e
n
ts
 o
f 
p
ro
je
c
ts
 r
e
la
te
d
 t
o
 R
e
v
it
a
li
s
in
g
 C
o
m
m
u
n
it
ie
s
 a
n
d
 P
ro
g
re
s
s
iv
e
 R
u
ra
l 
E
c
o
n
o
m
ie
s
. 
S
u
c
h
 

p
ro
je
c
ts
 m

u
s
t 
h
a
v
e
 a
 s
tr
o
n
g
 c
o
m
m
u
n
it
y
 e
le
m
e
n
t 
to
 t
h
e
m
 b
u
t 
th
e
 C
o
u
n
c
il
 i
s
 a
n
 e
li
g
ib
le
 a
p
p
li
c
a
n
t.
 T
h
e
re
 a
re
 a
ls
o
 a
 r
a
n
g
e
 o
f 

T
ru
s
ts
 t
o
 w
h
ic
h
 a
p
p
li
c
a
ti
o
n
s
 c
o
u
ld
 b
e
 m

a
d
e
 f
o
r 
s
m
a
ll
 a
m
o
u
n
ts
 o
f 
fu
n
d
in
g
. 
 

2
)

W
a
te
rf
ro
n
t 
D
e
v
e
lo
p
m
e
n
t 
(O

p
ti
o
n
 
4
) 
in
c
lu
d
in
g
 
th
e
 
d
e
m
o
li
ti
o
n
 
a
n
d
 
re
b
u
il
d
in
g
 
o
f 
th
e
 
V
ic
to
ri
a
n
 
p
ie
r 
b
u
il
d
in
g
 
a
n
d
 
la
n
d
 

re
c
la
m
a
ti
o
n
. 
 

T
h
e
 s
e
c
ti
o
n
 o
n
 t
h
e
 C
o
m
m
e
rc
ia
l 
c
a
s
e
 i
n
 t
h
is
 r
e
p
o
rt
 s
h
o
w
s
 t
h
a
t 
th
is
 p
ro
je
c
t 
w
il
l 
c
o
s
t 
a
p
p
ro
x
im

a
te
ly
 £
2
9
.4
 m

il
li
o
n
. 
 

W
h
il
e
 t
h
e
re
 i
s
 a
n
 a
s
p
ir
a
ti
o
n
 t
h
a
t 
th
is
 p
ro
je
c
t 
w
o
u
ld
 a
tt
ra
c
t 
a
 c
o
m
m
e
rc
ia
l 
e
le
m
e
n
t,
 t
h
e
 a
s
s
e
s
s
m
e
n
t 
o
f 
th
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 

in
d
ic
a
te
s
 t
h
a
t 
m
o
s
t 
o
f 
th
e
 f
u
n
d
in
g
 w
il
l 
b
e
 r
e
q
u
ir
e
d
 f
ro
m
 p
u
b
li
c
 f
u
n
d
in
g
 s
o
u
rc
e
s
. 
T
h
is
 p
ro
je
c
t 
th
e
re
fo
re
 s
it
s
 l
a
rg
e
ly
 w
it
h
in
 

C
a
te
g
o
ry
 A
. 
T
h
e
 p
o
te
n
ti
a
l 
s
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 a
re
; 
 

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 i
s
 c
u
rr
e
n
tl
y
 r
e
d
e
fi
n
in
g
 i
ts
 p
ri
o
ri
ti
e
s
 i
n
 t
h
e
 l
ig
h
t 
o
f 
th
e
 r
e
c
e
n
t 
re
o
rg
a
n
is
a
ti
o
n
 o
f 
th
e
 E
n
te
rp
ri
s
e
 

N
e
tw

o
rk
. 
T
h
e
y
 h
a
v
e
 i
n
d
ic
a
te
d
 t
h
a
t 
th
e
y
 s
e
e
 t
h
e
 p
ro
je
c
ts
 i
n
 D
u
n
o
o
n
 a
s
 p
o
te
n
ti
a
ll
y
 c
o
m
in
g
 u
n
d
e
r 
th
e
ir
 p
ri
o
ri
ty
 o
f 

“T
ra
n
s
fo
rm

a
ti
o
n
a
l 
P
ro
je
c
ts
”.
 T
h
e
y
 a
re
 w
il
li
n
g
 t
o
 l
o
o
k
 a
t 
p
o
s
s
ib
le
 f
u
n
d
in
g
 s
u
b
je
c
t 
to
 a
 b
u
s
in
e
s
s
 c
a
s
e
 b
e
in
g
 p
re
s
e
n
te
d
. 
 

H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
  

•
H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
 G
ra
n
ts
  

–
 f
o
r 
p
ie
r 
a
n
d
 p
ie
r 
b
u
il
d
in
g
s
 i
f 
th
e
y
 a
re
 r
e
ta
in
e
d
. 
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2
5
 

•
T
o
w
n
s
c
a
p
e
 H
e
ri
ta
g
e
 I
n
it
ia
ti
v
e
  

–
 f
o
r 
th
e
 t
o
w
n
 c
e
n
tr
e
 a
re
a
, 
m
a
in
 s
h
o
p
p
in
g
 s
tr
e
e
t 
 a
n
d
 p
u
b
li
c
 r
e
a
lm

 r
e
s
to
ra
ti
o
n
. 
T
h
is
 

c
a
n
 b
e
 u
p
 t
o
 5
0
%
 o
f 
th
e
 f
u
n
d
in
g
 p
a
c
k
a
g
e
 a
n
d
 s
u
p
p
o
rt
 c
a
n
 r
a
n
g
e
 f
ro
m
 £
2
5
0
,0
0
0
 t
o
 £
2
 m

il
li
o
n
. 

•
P
a
rk
s
 f
o
r 
P
e
o
p
le
  

–
 
T
h
is
 
c
o
u
ld
 
b
e
 
a
 
s
o
u
rc
e
 
s
h
o
u
ld
 
p
a
rt
 
o
f 
th
e
 
w
a
te
rf
ro
n
t 
re
s
to
re
 
th
e
 
a
re
a
 
to
 
it
s
 
o
ri
g
in
a
l 
V
ic
to
ri
a
n
 

fo
rm

. 
T
h
is
 s
o
u
rc
e
 c
a
n
 f
u
n
d
 u
p
 t
o
 7
5
%
 o
f 
th
e
 p
a
c
k
a
g
e
 a
n
d
 g
ra
n
ts
 r
a
n
g
e
 f
ro
m
 £
2
5
0
,0
0
0
 t
o
 £
5
 m

il
li
o
n
. 

•
L
iv
in
g
 
L
a
n
d
m
a
rk
s
 
(c
u
rr
e
n
tl
y
 
s
u
s
p
e
n
d
e
d
) 
–
 
T
h
e
 
p
re
v
io
u
s
 
b
id
 
fo
r 
L
iv
in
g
 
L
a
n
d
m
a
rk
s
 
fo
r 
a
 
s
u
b
s
ta
n
ti
a
l 
a
re
a
 
o
f 
th
e
 

w
a
te
rf
ro
n
t 
c
o
n
ta
in
in
g
 e
le
m
e
n
ts
 o
f 
th
e
 c
u
rr
e
n
t 
p
ro
p
o
s
e
d
 s
c
h
e
m
e
 w

a
s
 u
n
s
u
c
c
e
s
s
fu
l.
 T
h
e
re
 m

a
y
 b
e
 f
u
tu
re
 r
o
u
n
d
s
 o
f 
th
is
 

g
ra
n
t 
b
u
t 
th
is
 i
s
 u
n
c
o
n
fi
rm

e
d
 a
s
 y
e
t.
  

•
P
e
o
p
le
’s
 M

il
li
o
n
s
 –
 T
h
is
 s
o
u
rc
e
 h
a
s
 a
 £
8
0
,0
0
0
 m

a
x
im

u
m
 p
ro
v
id
in
g
 f
u
n
d
in
g
 f
o
r 
p
ro
je
c
ts
 t
h
a
t 
m
a
k
e
 l
o
c
a
l 
c
o
m
m
u
n
it
ie
s
 a
 

b
e
tt
e
r 
p
la
c
e
 t
o
 l
iv
e
 i
n
c
lu
d
in
g
 b
u
il
d
in
g
s
, 
a
m
e
n
it
ie
s
, 
p
u
b
li
c
 a
n
d
 g
re
e
n
 s
p
a
c
e
s
 a
n
d
 t
h
e
 n
a
tu
ra
l 
e
n
v
ir
o
n
m
e
n
t 
a
n
d
 p
ro
je
c
ts
 

th
a
t 
h
e
lp
 p
e
o
p
le
 u
s
e
 a
n
d
 e
n
jo
y
 t
h
e
ir
 n
a
tu
ra
l 
e
n
v
ir
o
n
m
e
n
ts
. 
M
a
tc
h
 f
u
n
d
in
g
 i
s
 n
o
t 
re
q
u
ir
e
d
. 
P
ro
je
c
ts
 a
re
 v
o
te
d
 f
o
r 
b
y
 

te
le
v
is
io
n
 v
ie
w
e
rs
. 
 

H
is
to
ri
c
 S
c
o
tl
a
n
d
  

•
H
is
to
ri
c
 S
c
o
tl
a
n
d
 B
u
il
d
in
g
 R
e
p
a
ir
s
 S
c
h
e
m
e
 –
 i
f 
th
e
 p
ie
r 
b
u
il
d
in
g
s
 w

e
re
 r
e
ta
in
e
d
 t
h
e
y
 c
o
u
ld
 b
e
 e
li
g
ib
le
 f
o
r 
th
is
 s
o
u
rc
e
. 

T
h
e
 m

a
x
im

u
m
 g
ra
n
t 
a
w
a
rd
e
d
 i
s
 u
s
u
a
ll
y
 £
5
0
0
,0
0
0
 a
n
d
 m

u
s
t 
b
e
 m

a
tc
h
 f
u
n
d
e
d
. 
. 
 

•
C
o
n
s
e
rv
a
ti
o
n
 A
re
a
 R
e
g
e
n
e
ra
ti
o
n
 S
c
h
e
m
e
 –
 T
h
is
 i
s
 a
 p
o
s
s
ib
il
it
y
 f
o
r 
th
e
 t
o
w
n
 c
e
n
tr
e
 o
n
ly
 a
n
d
 H

is
to
ri
c
 S
c
o
tl
a
n
d
 i
s
 k
e
e
n
 

to
 s
e
e
 D
u
n
o
o
n
 c
o
m
in
g
 f
o
rw

a
rd
 f
o
r 
th
is
. 
 T
h
is
 s
c
h
e
m
e
 i
s
 i
n
te
n
d
e
d
 t
o
 m

a
tc
h
 w
it
h
 t
h
e
 H
L
F
 T
o
w
n
s
c
a
p
e
 H
e
ri
ta
g
e
 I
n
it
ia
ti
v
e
. 

V
is
itS
co
tla
n
d
 /
 F
o
re
st
ry
 C
o
m
m
is
s
io
n
 /
 N
a
tio
n
a
l P
a
rk
 /
 S
N
H
 a
n
d
 o
th
e
r 
lo
ca
l p
a
rt
n
e
rs
 

In
 d
is
c
u
s
s
io
n
s
 r
e
g
a
rd
in
g
 t
h
e
 L
iv
in
g
 L
a
n
d
m
a
rk
s
 b
id
 f
o
r 
D
u
n
o
o
n
 M

a
ri
n
e
 G
a
te
w
a
y
 a
ll
 o
f 
th
e
 a
b
o
v
e
 p
a
rt
n
e
rs
 a
g
re
e
d
 t
o
 i
n
p
u
t 

fu
n
d
in
g
 a
t 
a
p
p
ro
p
ri
a
te
 s
ta
g
e
s
. 
It
 m

a
y
 b
e
 w
o
rt
h
 r
e
-v
is
it
in
g
 t
h
e
 c
o
n
c
e
p
t 
o
f 
g
ra
n
t 
fu
n
d
in
g
 w
it
h
 t
h
e
m
. 
 

E
u
r
o
p
e
a
n
 

•
E
R
D
F
 -
 c
o
u
ld
 p
o
te
n
ti
a
ll
y
 a
s
s
is
t 
w
it
h
 t
h
e
 V
ic
to
ri
a
n
 B
u
il
d
in
g
 i
f 
it
 h
a
d
 a
n
 e
n
d
 u
s
e
 p
o
s
s
ib
ly
 i
n
v
o
lv
in
g
 t
h
e
 i
n
te
rp
re
ta
ti
o
n
 o
f 

th
e
 n
a
tu
ra
l 
a
n
d
 c
u
lt
u
ra
l 
h
e
ri
ta
g
e
, 
w
h
ic
h
 c
o
u
ld
 b
e
 d
e
m
o
n
s
tr
a
te
d
 t
o
 b
e
 s
u
s
ta
in
a
b
le
 c
o
m
m
e
rc
ia
ll
y
 a
n
d
 c
o
n
tr
ib
u
te
 t
o
 a
n
 

in
c
re
a
s
e
 i
n
 v
is
it
o
r 
n
u
m
b
e
rs
. 
A
 r
e
s
ta
u
ra
n
t 
o
n
 i
ts
 o
w
n
 w

o
u
ld
 n
o
t 
b
e
 s
u
ff
ic
ie
n
t.
 A
n
y
 i
n
c
o
m
e
 g
e
n
e
ra
te
d
 b
y
 t
h
e
 b
u
s
in
e
s
s
 

w
o
u
ld
 h
a
v
e
 t
o
 b
e
 o
ff
s
e
t 
a
g
a
in
s
t 
th
e
 g
ra
n
t.
  

•
L
e
a
d
e
r 
–
 m

a
y
 b
e
 a
b
le
 t
o
 a
s
s
is
t 
a
c
ti
v
it
ie
s
 c
o
n
tr
ib
u
ti
n
g
 t
o
 t
h
e
 t
h
e
m
e
s
 o
f 
R
e
v
it
a
li
z
a
ti
o
n
 o
f 
C
o
m
m
u
n
it
ie
s
 a
n
d
 P
ro
g
re
s
s
iv
e
 

R
u
ra
l 
E
c
o
n
o
m
ie
s
. 
L
e
a
d
e
r 
s
u
p
p
o
rt
e
d
 p
ro
je
c
ts
 m

u
s
t 
h
a
v
e
 a
 s
tr
o
n
g
 e
le
m
e
n
t 
o
f 
c
o
m
m
u
n
it
y
 i
n
v
o
lv
e
m
e
n
t 
a
n
d
 c
o
o
p
e
ra
ti
o
n
 

b
e
tw

e
e
n
 c
o
m
m
u
n
it
ie
s
. 
T
h
e
 s
c
a
le
 o
f 
th
e
 w
a
te
rf
ro
n
t 
p
ro
je
c
t 
m
a
y
 b
e
 t
o
o
 l
a
rg
e
 f
o
r 
L
e
a
d
e
r.
  

•
In
te
rr
e
g
 
–
 
T
h
is
 
in
te
rn
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 
p
ro
g
ra
m
m
e
 
c
a
n
 
a
s
s
is
t 
w
it
h
 
la
rg
e
 
p
ro
je
c
ts
 
w
it
h
 
a
 
s
tr
a
te
g
ic
 
im

p
a
c
t 
a
n
d
 
a
 

tr
a
n
s
n
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 e
le
m
e
n
t,
 b
u
t 
d
o
e
s
 n
o
t 
c
o
n
tr
ib
u
te
 i
n
 p
ri
n
c
ip
le
 t
o
 i
n
fr
a
s
tr
u
c
tu
re
. 
F
o
r 
th
e
 D

u
n
o
o
n
 p
ro
je
c
ts
 t
o
 

b
e
n
e
fi
t 
th
e
y
 w

o
u
ld
 r
e
q
u
ir
e
 t
o
 b
e
 p
a
rt
 o
f 
a
 l
a
rg
e
r 
b
id
 e
n
c
o
m
p
a
s
s
in
g
 a
 n
u
m
b
e
r 
o
f 
lo
c
a
ti
o
n
s
. 
T
ra
n
s
n
a
ti
o
n
a
l 
p
ro
je
c
ts
 t
a
k
e
 

ti
m
e
 t
o
 p
u
t 
to
g
e
th
e
r 
a
n
d
 r
e
q
u
ir
e
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 c
o
m
m
it
te
d
 p
a
rt
n
e
rs
. 
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•
T
h
e
 A
tl
a
n
ti
c
 A
re
a
 C
o
o
p
e
ra
ti
o
n
 S
tr
a
te
g
y
 h
a
s
 a
n
 o
b
je
c
ti
v
e
 r
e
la
te
d
 t
o
 t
h
e
 p
ro
m
o
ti
o
n
 o
f 
in
te
ro
p
e
ra
b
il
it
y
 a
n
d
 c
o
n
ti
n
u
it
y
 o
f 

e
x
is
ti
n
g
 t
ra
n
s
p
o
rt
 n
e
tw

o
rk
s
 a
n
d
 s
e
a
/r
o
a
d
/r
a
il
/a
ir
 i
n
te
rm

o
d
a
li
ty
 a
n
d
 a
n
o
th
e
r 
o
b
je
c
ti
v
e
 f
o
r 
th
e
 p
ro
m
o
ti
o
n
 o
f 
s
h
o
rt
 s
e
a
 

s
h
ip
p
in
g
 a
n
d
 c
o
o
p
e
ra
ti
o
n
 b
e
tw

e
e
n
 p
o
rt
s
. 
 

 3
)

D
e
v
e
lo
p
m
e
n
t 
a
t 
th
e
 Q
u
e
e
n
’s
 H
a
ll
 S
it
e
  

T
h
is
 p
ro
je
c
t 
is
 a
 s
tr
a
ig
h
t 
s
a
le
 a
n
d
 t
h
e
re
fo
re
 f
it
s
 w
it
h
in
 C
a
te
g
o
ry
 E
 –
 B
u
s
in
e
s
s
 O
p
p
o
rt
u
n
it
y
. 
It
 i
s
 c
o
n
s
id
e
re
d
 u
n
d
e
r 
th
e
 

C
o
m
m
e
rc
ia
l 
C
a
s
e
. 
G
ra
n
t 
a
s
s
is
ta
n
c
e
 i
s
 n
o
t 
re
q
u
ir
e
d
. 
 

4
)

A
rg
y
ll
 S
tr
e
e
t 
E
n
h
a
n
c
e
m
e
n
t 
in
c
lu
d
in
g
 t
ra
ff
ic
 m

a
n
a
g
e
m
e
n
t 
 

T
h
is
 p
ro
je
c
t 
s
it
s
 w
it
h
in
 c
a
te
g
o
ry
 A
 –
 P
u
b
li
c
 S
e
c
to
r 
In
v
e
s
tm

e
n
t 
a
s
 i
t 
d
o
e
s
 n
o
t 
h
a
v
e
 a
 c
o
m
m
e
rc
ia
l 
e
le
m
e
n
t.
  

T
h
e
re
 a
re
 f
e
w
 p
o
te
n
ti
a
l 
g
ra
n
t 
s
o
u
rc
e
s
 f
o
r 
th
is
 p
ro
je
c
t.
 A
s
 a
 g
e
n
e
ra
l 
p
o
in
t,
 g
ra
n
t 
fu
n
d
in
g
 p
a
c
k
a
g
e
s
 d
e
p
e
n
d
 o
n
 w
h
o
 t
h
e
 

a
p
p
li
c
a
n
t 
is
. 
F
o
r 
s
ta
n
d
 a
lo
n
e
 b
u
il
d
in
g
s
 t
h
e
re
 a
re
 m

o
re
 o
p
p
o
rt
u
n
it
ie
s
 t
o
 a
tt
ra
c
t 
fu
n
d
in
g
 f
ro
m
 e
x
te
rn
a
l 
s
o
u
rc
e
s
 i
f 
a
 t
h
ir
d
 s
e
c
to
r 

o
rg
a
n
is
a
ti
o
n
 a
p
p
li
e
s
. 
  

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
r
p
r
is
e
 

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 i
s
 c
u
rr
e
n
tl
y
 r
e
d
e
fi
n
in
g
 i
ts
 p
ri
o
ri
ti
e
s
 i
n
 t
h
e
 l
ig
h
t 
o
f 
th
e
 r
e
c
e
n
t 
re
o
rg
a
n
is
a
ti
o
n
 o
f 
th
e
 E
n
te
rp
ri
s
e
 

N
e
tw

o
rk
. 
T
h
e
y
 h
a
v
e
 i
n
d
ic
a
te
d
 t
h
a
t 
th
e
y
 s
e
e
 t
h
e
 p
ro
je
c
ts
 i
n
 D
u
n
o
o
n
 a
s
 p
o
te
n
ti
a
ll
y
 c
o
m
in
g
 u
n
d
e
r 
th
e
ir
 p
ri
o
ri
ty
 o
f 

“T
ra
n
s
fo
rm

a
ti
o
n
a
l 
P
ro
je
c
ts
”.
 T
h
e
y
 a
re
 w
il
li
n
g
 t
o
 l
o
o
k
 a
t 
p
o
s
s
ib
le
 f
u
n
d
in
g
 s
u
b
je
c
t 
to
 a
 b
u
s
in
e
s
s
 c
a
s
e
 b
e
in
g
 p
re
s
e
n
te
d
. 
T
h
e
re
 

m
a
y
 b
e
 s
c
o
p
e
 t
o
 e
x
p
lo
re
 f
u
n
d
in
g
 f
o
r 
th
e
 t
ra
ff
ic
 m

a
n
a
g
e
m
e
n
t 
e
le
m
e
n
t 
u
n
d
e
r 
th
e
 b
a
n
n
e
r 
o
f 
th
e
 w
id
e
r 
p
ro
je
c
ts
. 
 

5
)

C
o
n
s
tr
u
c
ti
o
n
 o
f 
“i
c
o
n
ic
” 
b
u
il
d
in
g
 o
n
 r
e
c
la
im

e
d
 w
a
te
rf
ro
n
t 

T
h
is
 p
ro
je
c
t 
h
a
s
 b
e
e
n
 a
s
s
e
s
s
e
d
 u
n
d
e
r 
th
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
. 
D
e
p
e
n
d
in
g
 o
n
 t
h
e
 c
h
o
ic
e
 o
f 
o
p
ti
o
n
 t
o
 b
e
 f
o
ll
o
w
e
d
 f
ro
m
 t
h
e
 T
u
rn
e
r 

a
n
d
 T
o
w
n
s
e
n
d
 R
e
p
o
rt
 o
f 
1
7
 M

a
rc
h
 2
0
0
8
, 
th
e
 p
ro
je
c
t 
c
a
p
it
a
l 
c
o
s
ts
 r
a
n
g
e
s
 f
ro
m
 £
2
.3
 m

il
li
o
n
 t
o
 £
1
7
.6
 m

il
li
o
n
. 
W
h
il
e
 a
 

c
o
m
m
e
rc
ia
l 
e
le
m
e
n
t 
c
o
u
ld
 b
e
 e
x
p
lo
re
d
 i
t 
is
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
m
u
c
h
 o
f 
th
e
 f
u
n
d
in
g
 w
il
l 
h
a
v
e
 t
o
 c
o
m
e
 f
ro
m
 p
u
b
li
c
 s
o
u
rc
e
s
. 
It
 i
s
 

th
e
re
fo
re
 l
a
rg
e
ly
 i
n
 C
a
te
g
o
ry
 A
 –
 P
u
b
li
c
 S
e
c
to
r 
In
v
e
s
tm

e
n
t 
w
it
h
 a
 p
o
te
n
ti
a
l 
e
le
m
e
n
t 
o
f 
p
a
y
b
a
c
k
 u
n
d
e
r 
C
a
te
g
o
ry
 B
 f
ro
m
 t
h
e
 

h
o
te
l 
e
le
m
e
n
t 
if
 t
h
is
 i
s
 f
e
a
s
ib
le
. 
 

S
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 f
o
r 
th
e
 p
ro
je
c
t 
a
re
 l
is
te
d
 b
e
lo
w
. 
 

S
c
o
tt
is
h
 A
r
ts
 C
o
u
n
c
il
 (
S
A
C
)
  

•
C
a
p
it
a
l 
P
ro
g
ra
m
m
e
 –
 i
f 
th
e
 i
c
o
n
ic
 b
u
il
d
in
g
 h
a
s
 a
 m

a
jo
r 
a
rt
s
 c
o
n
te
n
t 
it
 m

a
y
 b
e
 e
li
g
ib
le
 f
o
r 
£
2
5
0
,0
0
0
 a
t 
th
e
 m

o
m
e
n
t 
b
u
t 

m
a
y
 t
h
is
 m

a
y
 i
n
c
re
a
s
e
 u
n
d
e
r 
th
e
 n
e
w
 b
o
d
y
 -
 C
re
a
ti
v
e
 S
c
o
tl
a
n
d
 w
h
ic
h
 i
s
 a
 m

e
rg
e
r 
o
f 
S
A
C
 a
n
d
 S
c
o
tt
is
h
 S
c
re
e
n
. 

•
P
u
b
li
c
 A
rt
 –
 f
o
r 
p
ro
m
e
n
a
d
e
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S
p
o
r
ts
c
o
tl
a
n
d
 

B
u
il
d
in
g
 f
o
r 
S
p
o
rt
 –
 m

a
y
 a
ll
o
w
 f
u
n
d
in
g
 o
f 
u
p
 t
o
 5
0
%
 i
f 
th
e
 i
c
o
n
ic
 b
u
il
d
in
g
 h
a
s
 a
 m

a
jo
r 
s
p
o
rt
s
 c
o
n
te
n
t.
  

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
r
p
r
is
e
 

A
s
 s
ta
te
d
 a
b
o
v
e
, 
H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 i
s
 c
u
rr
e
n
tl
y
 r
e
d
e
fi
n
in
g
 i
ts
 p
ri
o
ri
ti
e
s
 i
n
 t
h
e
 l
ig
h
t 
o
f 
th
e
 r
e
c
e
n
t 
re
o
rg
a
n
is
a
ti
o
n
 

o
f 
th
e
 E
n
te
rp
ri
s
e
 N
e
tw

o
rk
. 
T
h
e
y
 h
a
v
e
 i
n
d
ic
a
te
d
 t
h
a
t 
th
e
y
 s
e
e
 t
h
e
 p
ro
je
c
ts
 i
n
 D
u
n
o
o
n
 a
s
 p
o
te
n
ti
a
ll
y
 c
o
m
in
g
 u
n
d
e
r 
th
e
ir
 

p
ri
o
ri
ty
 o
f 
“T
ra
n
s
fo
rm

a
ti
o
n
a
l 
P
ro
je
c
ts
”.
 T
h
e
y
 a
re
 w
il
li
n
g
 t
o
 l
o
o
k
 a
t 
p
o
s
s
ib
le
 f
u
n
d
in
g
 s
u
b
je
c
t 
to
 a
 b
u
s
in
e
s
s
 c
a
s
e
 b
e
in
g
 

p
re
s
e
n
te
d
. 

V
is
it
S
c
o
tl
a
n
d
 +
 F
o
re
s
tr
y
 C
o
m
m
is
s
io
n
 +
 N
a
ti
o
n
a
l 
P
a
rk
 +
 S
N
H
 a
n
d
 o
th
e
r 
lo
c
a
l 
p
a
rt
n
e
rs
 

In
 d
is
c
u
s
s
io
n
s
 r
e
g
a
rd
in
g
 t
h
e
 L
iv
in
g
 L
a
n
d
m
a
rk
s
 b
id
 f
o
r 
D
u
n
o
o
n
 M

a
ri
n
e
 G
a
te
w
a
y
 a
ll
 o
f 
th
e
 a
b
o
v
e
 p
a
rt
n
e
rs
 a
g
re
e
d
 t
o
 i
n
p
u
t 

fu
n
d
in
g
 a
t 
a
p
p
ro
p
ri
a
te
 s
ta
g
e
. 
It
 m

a
y
 b
e
 w
o
rt
h
 r
e
v
is
it
in
g
 t
h
e
ir
 c
o
m
m
it
m
e
n
t 
to
 d
o
in
g
 s
o
 i
n
 t
h
e
 l
ig
h
t 
o
f 
th
is
 p
ro
je
c
t.
  

F
u
n
d
in
g
 F
r
o
m
 T
r
u
s
ts
 

R
o
b
e
rt
s
o
n
 T
ru
s
t 
- 
C
o
n
tr
ib
u
te
d
 t
o
 f
u
n
d
in
g
 o
f 
A
q
u
a
li
b
ri
u
m
 a
n
d
 m

a
y
 c
o
n
s
id
e
r 
th
e
 i
c
o
n
ic
 b
u
il
d
in
g
 

F
o
u
n
d
a
ti
o
n
 f
o
r 
S
p
o
rt
s
 a
n
d
 t
h
e
 A
rt
s
 –
 i
f 
th
e
 p
ro
je
c
t 
is
 a
rt
s
 o
r 
s
p
o
rt
s
 r
e
la
te
d
. 

F
u
n
d
in
g
 f
r
o
m
 I
n
d
iv
id
u
a
l 
D
o
n
o
r
s
 

It
 m

a
y
 b
e
 p
o
s
s
ib
le
 t
o
 s
o
u
rc
e
 f
u
n
d
in
g
 f
ro
m
 i
n
d
iv
id
u
a
l 
d
o
n
o
rs
 f
o
r 
th
e
 I
c
o
n
ic
 B
u
il
d
in
g
. 
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T
h
e
 r
is
k
s
 o
f 
p
a
rt
n
e
r 
s
e
a
rc
h
 a
re
 s
ig
n
if
ic
a
n
t.
 V
is
it
S
c
o
tl
a
n
d
, 
 F
o
re
s
tr
y
 C
o
m
m
is
s
io
n
, 
L
o
c
h
 L
o
m
o
n
d
 a
n
d
 T
h
e
 T
ro
s
s
a
c
h
s
 N
a
ti
o
n
a
l 

P
a
rk
 A
u
th
o
ri
ty
 a
n
d
 S
c
o
tt
is
h
 N
a
tu
ra
l 
H
e
ri
ta
g
e
  
a
g
re
e
d
 t
o
 i
n
p
u
t 
fu
n
d
in
g
 t
o
 t
h
e
 M

a
ri
n
e
 G
a
te
w
a
y
 b
id
 a
t 
a
p
p
ro
p
ri
a
te
 s
ta
g
e
. 
It
 m

a
y
 

b
e
 w
o
rt
h
 r
e
v
is
it
in
g
 t
h
e
ir
 c
o
m
m
it
m
e
n
t 
to
 d
o
in
g
 s
o
 i
n
 t
h
e
 l
ig
h
t 
o
f 
th
is
 p
ro
je
c
t.
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T
h
e
 m

e
a
s
u
ra
b
le
 b
e
n
e
fi
ts
 w
o
u
ld
 c
o
m
e
 o
u
t 
in
 t
e
rm

s
 o
f 
v
is
it
o
rs
, 
o
f 
p
e
o
p
le
 m

o
v
in
g
 i
n
 t
o
 D
u
n
o
o
n
, 
a
n
d
 o
f 
tu
rn
o
v
e
r 
o
f 
lo
c
a
l 
s
h
o
p
s
 

e
tc
. 
 W

h
a
t 
th
e
 p
ro
je
c
t 
is
 d
o
in
g
 i
s
 o
p
e
n
in
g
 t
h
e
 d
o
o
r 
s
o
 t
h
a
t 
th
e
s
e
 b
e
n
e
fi
ts
 c
a
n
 c
o
n
ti
n
u
e
 a
n
d
 a
c
c
e
le
ra
te
, 
ra
th
e
r 
th
a
n
 b
e
 l
im

it
e
d
 

b
y
 l
a
c
k
 o
f 
p
h
y
s
ic
a
l 
c
a
p
a
c
it
y
 a
n
d
 b
a
d
 i
m
p
re
s
s
io
n
s
. 

W
e
 s
u
g
g
e
s
t 
th
a
t 
th
e
 C
o
u
n
c
il
 t
ri
e
s
 t
o
 m

e
a
s
u
re
 t
h
e
s
e
 t
h
in
g
s
 o
n
 a
 r
e
g
u
la
r 
b
a
s
is
 –
 t
h
a
t 
w
o
u
ld
 b
e
 u
s
e
fu
l 
fo
r 
a
 n
u
m
b
e
r 
o
f 
p
u
rp
o
s
e
s
 

a
n
d
 c
a
n
 n
o
w
 b
e
 d
o
n
e
 a
t 
a
 l
o
c
a
l 
le
v
e
l.
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 Ju
s
t 
a
 r
e
m
in
d
e
r 
th
a
t 
th
e
 N
E
W
 n
o
t 
th
e
 o
ld
 w
e
ig
h
ti
n
g
 

fo
rm

u
la
 a
p
p
li
e
s
. 
 I
t 
m
a
k
e
s
 a
 l
o
t 
o
f 
d
if
fe
re
n
c
e
 b
e
c
a
u
s
e
 i
t 

tr
ie
s
 t
o
 f
o
c
u
s
 o
n
 w
h
a
t 
re
s
id
e
n
ts
 a
n
d
 b
u
s
in
e
s
s
e
s
 w
il
l 
g
a
in
, 

a
n
d
 i
t 
is
 l
e
s
s
 t
ie
d
 t
o
 p
a
s
t 
p
o
li
c
ie
s
, 
s
o
m
e
 o
f 
w
h
ic
h
 a
re
 n
o
w
 

d
u
s
ty
 o
r 
e
v
e
n
 s
u
p
e
rs
e
d
e
d
. 
 I
n
 t
h
e
 c
a
s
e
 o
f 
D
u
n
o
o
n
 s
o
m
e
 o
f 

th
e
 p
ro
je
c
ts
 t
h
a
t 
w
il
l 
b
e
 f
a
c
il
it
a
te
d
 w
il
l 
h
a
v
e
 a
tt
ra
c
ti
v
e
 

B
e
n
e
fi
t:
 c
o
s
t 
ra
ti
o
s
. 
 T
h
e
 m

a
ri
n
a
 c
e
rt
a
in
ly
, 
b
e
c
a
u
s
e
 o
f 
th
e
 

s
p
e
n
d
in
g
 b
ro
u
g
h
t 
in
to
 t
h
e
 t
o
w
n
, 
w
il
l 
y
ie
ld
 b
e
n
e
fi
ts
 (
N
P
V
 o
f 

G
V
A
 o
v
e
r 
3
0
 y
e
a
rs
) 
o
f 
a
b
o
u
t 
£
1
.6
m
n
, 
s
o
 t
h
is
 n
e
e
d
s
 t
o
 b
e
 

c
o
m
p
a
re
d
 w
it
h
 i
ts
 c
a
p
it
a
l 
c
o
s
t.
  
F
o
r 
th
e
 Q
u
e
e
n
s
 H
a
ll
 t
h
e
 

ra
ti
o
 w
o
u
ld
 b
e
 1
.2
: 
1
, 
b
a
s
e
d
 o
n
 t
h
e
 l
if
e
 c
y
c
le
 c
o
s
ts
 s
h
o
w
n
 

o
n
 P
8
. 

W
e
 h
a
v
e
 a
s
k
e
d
 H
IE
 i
f 
th
e
y
 h
a
v
e
 a
 m

e
th
o
d
 f
o
r 
v
a
lu
in
g
 

c
o
m
m
u
n
it
y
 f
a
c
il
it
ie
s
 s
u
c
h
 a
s
 t
h
e
 Q
u
e
e
n
s
 H
a
ll
 (
th
e
y
 s
u
p
p
o
rt
 

m
a
n
y
 o
n
 a
 s
m
a
ll
e
r 
s
c
a
le
 i
n
 f
ra
g
il
e
 c
o
m
m
u
n
it
ie
s
) 
b
u
t 
th
e
y
 

d
o
 n
o
t,
 a
n
d
 w
e
 h
a
v
e
 a
ls
o
 a
s
k
e
d
 t
h
e
 D
ir
e
c
to
r 
fo
r 
th
e
 S
o
c
ia
l 

E
c
o
n
o
m
y
 i
n
 t
h
e
 S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t.
 

A
t 
th
e
 p
o
in
t 
w
h
e
re
 t
h
e
 h
o
u
s
in
g
 m

a
rk
e
t 
s
ta
rt
s
 t
o
 b
e
c
o
m
e
 

ti
g
h
t 
in
 D
u
n
o
o
n
, 
th
e
n
 r
e
s
id
e
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
ts
 h
a
v
e
 t
h
e
 a
d
v
a
n
ta
g
e
 t
h
a
t 
m
o
re
 w
o
rk
e
rs
 c
a
n
 b
e
 a
c
c
o
m
m
o
d
a
te
d
: 
th
e
 y
o
u
n
g
e
r 

th
e
 p
e
rs
o
n
 m

o
v
in
g
 i
n
, 
th
e
 m

o
re
 t
h
is
 i
s
 a
 g
e
n
u
in
e
 s
o
c
ia
l 
b
e
n
e
fi
t 
b
e
c
a
u
s
e
 t
h
e
 l
o
n
g
e
r 
w
o
rk
in
g
 l
if
e
 t
h
e
y
 h
a
v
e
 l
e
ft
 i
n
 t
h
e
m
. 
 I
n
 t
h
e
 

c
a
s
e
 o
f 
D
u
n
o
o
n
 t
h
e
 ‘
a
v
e
ra
g
e
 n
e
t 
in
-m

ig
ra
n
t’
 i
s
 q
u
it
e
 y
o
u
n
g
 (
b
y
 c
o
m
p
a
ri
s
o
n
 w
it
h
 m

a
n
y
 o
th
e
r 
p
la
c
e
s
),
 a
b
o
u
t 
4
0
. 
 T
h
is
 m

e
a
n
s
 

h
e
/s
h
e
 s
ti
ll
 h
a
s
 2
0
-2
5
 w
o
rk
in
g
 y
e
a
rs
 l
e
ft
 i
n
 t
h
e
m
 s
o
 i
s
 a
 v
a
lu
a
b
le
 a
d
d
it
io
n
 t
o
 t
h
e
 p
o
p
u
la
ti
o
n
. 
 T
h
e
 h
o
u
s
e
 t
h
a
t 
lu
re
s
 h
im

/h
e
r 
is
 

th
u
s
 a
 b
e
n
e
fi
t 
to
 t
h
e
 w
h
o
le
 c
o
m
m
u
n
it
y
. 
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E
v
a
lu
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ti
o
n
 F
o
rm

u
la

*

RISKS

Q
U
A
N
T
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I
E
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I
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B
E
N
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I
T
S
+

O
T
H
E
R

B
E
N
E
F
I
T
S

N
E
T
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O
S
T
 T
O

C
H
O
R
D

R
E
S
O
U
R
C
E
S

O
T
H
E
R

P
U
B
L
IC

S
E
C
T
O
R

C
O
S
T
S

U
n
-

a
v
o
id
a
b
le

c
o
s
t 
o
f

d
o
-n
o
th
in
g

o
p
ti
o
n

C
h
a
rg
e
d

to
 o
th
e
r

A
&
B

C
o
u
n
c
il

a
c
c
o
u
n
ts

O
T
H
E
R

P
R
IV
A
T
E

S
E
C
T
O
R

C
O
S
T
S

A
R
G
Y
L
L

&
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U
T
E

P
R
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A
T
E

S
E
C
T
O
R

C
O
S
T
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W

o
rk

in
g
 P

a
p
e
rs

 

1
.

D
u
n
o
o
n
 E
c
o
n
o
m
ic
 P
ro
fi
le
 –
 c
o
g
e
n
ts
i 

2
.

D
u
n
o
o
n
 P
ro
p
e
rt
y
 a
n
d
 R
e
ta
il
 M

a
rk
e
t 
R
e
v
ie
w
 –
 S
m
it
h
s
 G
o
re
 a
n
d
 c
o
g
e
n
ts
i 

3
.

D
R
E
A
M
®
p
e
o
p
le
 d
e
m
o
g
ra
p
h
ic
 a
n
a
ly
s
is
 a
n
d
 p
ro
je
c
ti
o
n
s
 f
o
r 
D
u
n
o
o
n
, 
a
n
d
 A
rg
y
ll
 a
n
d
 B
u
te
 -
 c
o
g
e
n
ts
i 

4
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
  
P
la
y
 f
a
c
il
it
y
 a
t 
W
e
s
t 
B
a
y
 

5
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
  
W
a
te
rf
ro
n
t 
d
e
v
e
lo
p
m
e
n
t 

6
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
  
D
e
v
e
lo
p
m
e
n
t 
o
f 
Q
u
e
e
n
s
 H
a
ll
  
s
it
e
 

7
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
  
A
rg
y
ll
 S
tr
e
e
t 
e
n
h
a
n
c
e
m
e
n
t 

8
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 T
ra
ff
ic
 m

a
n
a
g
e
m
e
n
t 
s
c
h
e
m
e
  

9
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 C
o
n
s
tr
u
c
ti
o
n
 o
f 
ic
o
n
ic
 b
u
il
d
in
g
 

1
0
.

C
o
n
fo
rm

it
y
 o
f 
D
u
n
o
o
n
 C
H
O
R
D
 p
ro
p
o
s
a
ls
 w
it
h
 A
rg
y
ll
 a
n
d
 B
u
te
 P
la
n
n
in
g
 p
o
li
c
ie
s
 –
 S
m
it
h
s
 G
o
re
 

1
1
.

C
o
n
fo
rm

it
y
 o
f 
D
u
n
o
o
n
 C
H
O
R
D
 p
ro
p
o
s
a
ls
 w
it
h
 S
c
o
tt
is
h
 P
la
n
n
in
g
 a
n
d
 E
c
o
n
o
m
ic
 S
tr
a
te
g
ie
s
 –
 M

e
li
c
a
 a
n
d
 c
o
g
e
n
ts
i 

1
2
.

E
c
o
n
o
m
ic
 a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
o
s
ts
 a
n
d
 b
e
n
e
fi
ts
 

1
3
.

F
in
a
n
c
ia
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
a
s
h
 f
lo
w
s
, 

1
4
.

B
e
n
e
fi
ts
 r
e
g
is
te
r 

1
5
.

D
ra
ft
 r
is
k
 r
e
g
is
te
r 
a
n
d
 r
is
k
 p
o
te
n
ti
a
l 
a
s
s
e
s
s
m
e
n
t 

1
6
.

D
ra
ft
 a
n
d
 n
o
m
in
a
ti
o
n
s
 f
o
r 
c
o
m
m
is
s
io
n
e
r/
s
ta
k
e
h
o
ld
e
r 
s
u
p
p
o
rt
, 

1
7
.

A
rr
a
n
g
e
m
e
n
ts
 f
o
r 
p
o
s
t-
p
ro
je
c
t 
e
v
a
lu
a
ti
o
n
 a
n
d
 i
m
p
le
m
e
n
ta
ti
o
n
 r
e
v
ie
w
. 

1
8
.

R
e
fe
re
n
c
e
s
 

1
9
.

C
o
n
s
u
lt
e
e
s
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3
3
 

1
.5

 
D

o
c
u
m

e
n
ts

 r
e
fe

rr
e
d
 t

o
 

4
p
s
 (
2
0
0
4
),
 T
h
e
 O
u
tl
in
e
 B
u
s
in
e
s
s
 C
a
s
e
 -
 p
ro
je
c
t 
a
n
d
 p
ro
c
u
re
m
e
n
t 
s
u
p
p
o
rt
 f
o
r 
lo
c
a
l 
a
u
th
o
ri
ti
e
s
 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
2
0
0
7
),
 A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
 C
o
rp
o
ra
te
 P
la
n
 2
0
0
7
-2
0
1
1
 a
n
d
 b
e
y
o
n
d
 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
2
0
0
7
),
 I
n
it
ia
l 
B
u
s
in
e
s
s
 C
a
s
e
 –
 D
u
n
o
o
n
 T
o
w
n
 C
e
n
tr
e
 a
n
d
 W

a
te
rf
ro
n
t 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
Ju
n
e
 2
0
0
6
),
 A
rg
y
ll
 a
n
d
 B
u
te
 M
o
d
if
ie
d
 F
in
a
li
s
e
d
 D
ra
ft
 L
o
c
a
l 
P
la
n
 W

ri
tt
e
n
 S
ta
te
m
e
n
t 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
M
a
rc
h
 2
0
0
8
),
 C
o
s
t 
A
n
a
ly
s
is
 &
 O
p
ti
o
n
s
 A
p
p
ra
is
a
l 
fo
r 
Q
u
e
e
n
s
 H
a
ll
 &
 V
ic
to
ri
a
 P
ie
r 
B
u
il
d
in
g
s
 

R
e
p
la
c
e
m
e
n
t 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
M
a
y
 2
0
0
5
),
 A
rg
y
ll
 a
n
d
 B
u
te
 F
in
a
li
s
e
d
 D
ra
ft
 L
o
c
a
l 
P
la
n
 P
ro
p
o
s
a
l 
M
a
p
s
 –
 B
u
te
 a
n
d
 C
o
w
a
l 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
N
o
v
e
m
b
e
r 
2
0
0
2
),
 A
rg
y
ll
 a
n
d
 B
u
te
 S
tr
u
c
tu
re
 P
la
n
 2
0
0
2
 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
N
o
v
e
m
b
e
r 
2
0
0
7
),
 A
rg
y
ll
 &
 B
u
te
 D
a
ta
 S
e
t 

A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 (
S
e
p
te
m
b
e
r 
2
0
0
6
),
 W

o
rk
in
g
 w
it
h
 A
rg
y
ll
 a
n
d
 B
u
te
’s
 b
u
il
t 
h
e
ri
ta
g
e
, 
S
u
s
ta
in
a
b
le
 D
e
s
ig
n
 G
u
id
a
n
c
e
 3
 

A
rg
y
ll
 a
n
d
 I
s
la
n
d
s
 L
o
c
a
l 
E
c
o
n
o
m
ic
 F
o
ru
m
, 
A
n
 E
c
o
n
o
m
ic
 S
tr
a
te
g
y
 f
o
r 
A
rg
y
ll
 a
n
d
 t
h
e
 I
s
la
n
d
s
 

A
rg
y
ll
 F
o
re
s
t 
P
a
rk
 L
a
n
d
s
c
a
p
e
 P
a
rt
n
e
rs
h
ip
  
“S
c
o
tl
a
n
d
’s
 F
o
re
s
t 
G
a
rd
e
n
” 
 C
o
n
te
x
tu
a
l 
S
ta
te
m
e
n
t 
&
 E
x
e
c
u
ti
v
e
 S
u
m
m
a
ry
 M
a
rc
h
 

2
0
0
8
 

C
h
e
tw

y
n
, 
D
a
v
e
, 
H
e
ri
ta
g
e
: 
 S
o
c
ia
l,
 e
c
o
n
o
m
ic
 &
 E
n
v
ir
o
n
m
e
n
ta
l 
B
e
n
e
fi
ts
, 
R
T
P
I,
 P
la
n
n
in
g
 A
id
, 
IH
B
C
 

D
e
a
rl
e
 &
 H
e
n
d
e
rs
o
n
 (
2
0
0
4
),
 S
to
c
k
 C
o
n
d
it
io
n
a
l 
S
u
rv
e
y
 2
0
0
4
 f
o
r 
Q
u
e
e
n
s
 H
a
ll
, 
A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 

D
e
a
rl
e
 &
 H
e
n
d
e
rs
o
n
 (
2
0
0
5
),
 S
to
c
k
 C
o
n
d
it
io
n
 S
u
rv
e
y
 2
0
0
5
 f
o
r 
D
u
n
o
o
n
 P
ie
r,
 A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 

E
d
w
a
rd
s
, 
S
te
v
e
n
 F
 (
1
9
8
7
) 
A
n
 I
n
tr
o
d
u
c
ti
o
n
 t
o
 C
o
a
s
ta
l 
Z
o
n
e
 E
c
o
n
o
m
ic
s
 T
a
y
lo
r 
a
n
d
 F
ra
n
c
is
 

E
n
g
li
s
h
 H
e
ri
ta
g
e
 (
2
0
0
7
) 
R
e
g
e
n
e
ra
ti
o
n
 i
n
 H
is
to
ri
c
 C
o
a
s
ta
l 
T
o
w
n
s
 

F
la
n
a
g
a
n
, 
Jo
e
, 
P
a
u
l 
N
ic
h
o
ll
s
, 
P
u
b
li
c
 S
e
c
to
r 
B
u
s
in
e
s
s
 C
a
s
e
s
 u
s
in
g
 t
h
e
 F
iv
e
 C
a
s
e
 M
o
d
e
l:
 a
 T
o
o
lk
it
, 
C
ro
w
n
 C
o
p
y
ri
g
h
t 

F
o
rs
y
th
, 
R
e
n
e
e
 (
1
9
8
3
),
 M
e
m
o
ri
e
s
 o
f 
D
u
n
o
o
n
 a
n
d
 C
o
w
a
l,
 A
rg
y
ll
 R
e
p
ro
d
u
c
ti
o
n
s
 L
td
 

G
a
re
th
 H
o
s
k
in
s
 A
rc
h
it
e
c
ts
 (
S
e
p
te
m
b
e
r 
2
0
0
3
),
 Q
u
e
e
n
’s
 H
a
ll
 D
u
n
o
o
n
 D
e
v
e
lo
p
m
e
n
t 
S
tu
d
y
, 
A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
 

H
ig
h
la
n
d
s
 &
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 (
D
e
c
e
m
b
e
r 
2
0
0
7
),
 D
u
n
o
o
n
 S
e
tt
le
m
e
n
t 
–
 E
c
o
n
o
m
ic
 O
v
e
rv
ie
w
 

H
ig
h
la
n
d
s
 &
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 (
O
c
to
b
e
r 
2
0
0
5
),
 A
 S
m
a
rt
, 
S
u
c
c
e
s
s
fu
l 
H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
, 
H
ig
h
la
n
d
s
 &
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
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3
4
 

H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 (
2
0
0
8
) 
O
p
e
ra
ti
n
g
 P
la
n
 2
0
0
8
-1
1
 

H
M
 T
re
a
s
u
ry
 (
1
9
9
7
),
 A
p
p
ra
is
a
l 
a
n
d
 E
v
a
lu
a
ti
o
n
 i
n
 C
e
n
tr
a
l 
G
o
v
e
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1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 

Page 210



 

 

 

 Page 3 

2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 
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Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term. Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 
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3. Dunoon Project 

3.1 Overview 

The Dunoon project has a capital cost of £27.5m and already has £5.3m secured through the 

council’s capital programme for work on the pier.  If the waterfront project does not go ahead, 

then costs of £11.2m will still be incurred as part of the status quo option to refurbish the 

existing pier and building. 

 

The summary OBC documents provided do not provide a clear estimate of the likely socio-

economic impact arising from the Dunoon waterfront project.  A good starting point in the 

measurement of any socio-economic benefits is a reasonable baseline. 

 

3.2 Baseline 

The Dunoon and Bute travel to work area (below) provides jobs for 2,053 employees (Annual 

Business Inquiry, 2006) in retail, tourism and leisure related businesses.  This includes 

Standard Industrial Classification (SIC) sectors 50, 52, 55 and 92.  Nearly half of all retail, 

leisure and tourism employees (918) are based in hotels (517), restaurants (185) or bars 

(156).  Around 200 further jobs are sustained in sports activities, nature based activities, 

museums and libraries. 

 

Map 1: Dunoon and Bute Travel to Work Area 

 
Crown Copyright ONS 
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The Travel to Work Area (TTWA) is an approximate self-contained labour market based on 

commuting to work patterns.  Around two thirds of those who live in the area also work there 

and at least two thirds of those who work in the area also live there. 

 

The median annual wage for all workers in Argyll and Bute is £17,897 (Annual Survey of 

Hours and Earnings, 2007).  Multiplying the number of retail, tourism and leisure related jobs 

by the median wage for all workers suggests total income of around £36.7 million.  

 

The latest Scottish Input-Output tables published by the Scottish Government suggests that 

income from employment is around 66% of Gross Value Added (GVA) in the hotels and 

restaurants sector and around 64% of GVA across the whole Scottish economy.  Applying this 

ratio to the estimate of total income suggests total GVA of £55.7 million. 

 

 

3.3 Socio-economic Impact 

Dunoon has the opportunity to capitalise on the town’s position as gateway to Loch Lomond 

and Trossachs National Park.  It envisions a striking waterfront development including a 

marina and with private participation supplying conference and holiday accommodation. 

 

Most of the literature reviewed suggests uplift in economic activity of up to 20% for 

developments like the Dunoon waterfront project, with wider studies for the development of 

public realm showing increases of up to 40%.  This is based on empirical evidence of new 

activities moving into the area, increased patronage and tourism spending. 

 

Taking a midpoint estimate of an uplift of 10% in economic activity suggests income will 

increase by around £5.6 million.  However, some of this increase is likely to be drawn from 

elsewhere in Argyll and Bute and the value of activities displaced needs to be accounted for.  

Assuming displacement of 50% from elsewhere in Argyll and Bute suggests an additional 

increase of around £2.8 million. 

 

The additional increase will accrue annually and should be discounted at a rate of 3.5% per 

annum according to HM Treasury Green Book guidelines.  Over 25 years the Net Present 

Value (NPV) of the Dunoon waterfront project is likely to be around £45.9 million. 

 

A reasonable treatment of the £11.2 million, needed for refurbishment if the waterfront project 

were not to go ahead, would be to include this as a benefit in ‘year zero’.  In other words 

offsetting the overall capital cost of £27.5 million at the beginning of the project.  

 

The total socio-economic impact of the Dunoon waterfront project will be £57.1 million over 25 

years against a capital cost of £27.5 million.  This gives a positive NPV of £29.6 million. 

 

This type of analysis is useful in allowing sensitivity analysis to be undertaken.  An uplift of just 

5% reduces the NPV to £6.6 million and the waterfront project requires an uplift of 3.6% to 

achieve a net positive position.  
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About Dunoon 

Dunoon, with a population of 8000 residents, is the main centre of 

population on the Cowal peninsula.  Its main access is over the Firth of 
Clyde to Inverclyde and is the only CHORD town to have a commercial 

ferry service, Western Ferries, in addition to the state owned Calmac 
services.  Dunoon is a Victorian seaside resort where tourism is still an 
important contributor to the economy.  However, the main employing 

sector in the economy these days is the public sector. 

This section provides a snapshot of the current economic conditions in 

Dunoon.  It considers a number of economic variables including population 
distribution, employment by sector, business size and unemployment. 

Figure 1 is a map of the area considered in this section. 

Figure 1 : Map of Dunoon settlement 
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Population distribution 

Table 1 shows the population change in Dunoon between 2001 and 2006 

and compares it with the respective changes in Argyll and Bute and 
Scotland as a whole. 

Table 1 : Population change 2001-2006 

Population change 2001-2006

Area 2001 2006

Change 

2001-2006

% Change 

2001-2006

Dunoon 8,106 8,012 -94 -1.2%

Argyll & Bute 91,300 91,390 90 0.1%

Scotland 5,064,200 5,116,900 52,700 1.0%  

Source: GROS, Small Area Population Estimates, 2001 to 2008 

In 2006, the population of Dunoon was estimated to be just over 8,000. 
Between 2001 and 2006, the population of the town decreased slightly (by 

1.2 per cent) compared to a stable population in Argyll and Bute and a 1 
per cent increase at the Scottish level.  Annual population estimates 

suggest that the population of Dunoon fell markedly between 2001 and 
2002 (a 1.3 per cent population decline) but then increased year on year 
between 2002 and 2005.  This period of increasing population was then 

followed by a decline between 2005 and 2006. 

Figure 2, below shows the age and gender structure of the population of 

Dunoon and compares it with the populations of Argyll and Bute and 
Scotland as a whole. 
 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

100 75 50 25 25 50 75 100

0

5

10

15

20

25

30

35

40

45

50

55

60

65

70

75

80

85

90+

Bars show Dumfries & 

Galloway population  

Lines show Scottish 

population pro rata

Source:  

General 

Register Office 

for Scotland, 

© Crown 

copyright 

2007

R
e

f 
 Z

/P
ro

je
c
ts

/P
2

2
2

/S
u

b
R

e
g

T
re

e
2

.x
ls

/D
u

n
o

o
n
S

m
a

lle
rT

re
e

Gender and age distribution in 

Dunoon 2006

females males

Bars show actual numbers in 

each age bracket for Dunoon. 

Red  lines show Argyll & Bute 

population pro rata. Blue lines 

show Scottish population pro 

rata.

Absolute population numbers - Dunoon

Figure 2 Gender and age distribution in Dunoon 2006 

Page 222



 
7 

It shows a slightly higher proportion of the population of Dunoon is over 
65 compared to both Argyll and Bute and Scotland as a whole (particularly 

amongst women).  Some 22 per cent of Dunoon’s population is over 65 
compared to 20 for Argyll and Bute and 16 per cent for Scotland.    also 

illustrates that there is a lower proportion of people aged between 20 and 
44 in Dunoon compared to the comparison areas. Only 27 per cent of 
Dunoon’s population is in this age group compared to 29 per cent for 

Argyll and Bute and 34 per cent for Scotland as a whole. 

Table 2 illustrates the population change in Dunoon in specific age groups 

and compares them with the changes at Argyll and Bute and Scottish 
levels. 

Table 2 : Change in population age structure 

Age 

Group

Argyll and 

Bute Scotland

2001 2006

Change 

2001-06

% Change 

2001-06

% Change 

2001-06

% Change 

2001-2006

0-4 424 343 -81 -19.1 -12.2 -2.8

5-19 1494 1475 -19 -1.3 -2.5 -3.2

20-44 2301 2188 -113 -4.9 -7.2 -2.1

45-64 2133 2208 75 3.5 7.3 7.8

65-84 1521 1561 40 2.6 8.7 3.4

85+ 233 237 4 1.7 0.9 7.2

Total 8,106 8,012 -94 -1.2 0.1 1.0

Change in population age structure

Dunoon

 

 Source: GROS small area population estimates 2001, 2006 

Overall Dunoon’s population has aged between 2001 and 2006, as it has 
done in Argyll and Bute and Scotland as a whole.  The numbers in each of 

the younger age groups (under 45 years) have declined while those in the 
over 45 year age groups have all increased in Dunoon as they have in 

both Argyll and Bute and Scotland.  However the percentage changes 
have been smaller in Dunoon than elsewhere, suggesting the town has 
lost fewer families but gained fewer retired or early retired residents.  The 

two exceptions are the very youngest members of the community (under 
5’s), whose numbers have fallen faster in Dunoon than elsewhere in Argyll 

and Bute, and the very oldest (over 85’s) whose numbers have risen 
faster in Dunoon than elsewhere in the region.  

Employment by sector 

According to the Annual Business Inquiry, there were 3 578 employees 
(excluding self employed) in Dunoon in 2006. Figure 3 shows the 
distribution of employees by broad sector in Dunoon, in 2006 and Figure 4 

shows the same distribution for Argyll and Bute as a whole. 
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Figure 3 : Distribution of employees in employment in Dunoon 
2006 
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Figure 4 : Distribution of employees in employment in Argyll and 

Bute 2006 

Argyll and Bute employment 2006
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Dunoon’s employment market is dominated by the public administration 

and defence sector, which accounts for 42 per cent of all jobs in the area 
– more than twice the size of that across Argyll and Bute. 

The only other sectors of any size in Dunoon, hotels and catering, 

wholesale and retail which each employ around 1 in 9 of local residents 
are of a comparable size to elsewhere in the region. 

Dunoon has a lower share of employees in the real estate; renting and 
business activities sector than the region as a whole with 4 per cent of 
total employees compared to 12 per cent region wide. 
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The rate of self employment in Dunoon in 2001 (Census) was 7.8 per 
cent, lower than the Argyll and Bute average of 11.5 per cent but above 

the Scottish average of 6.6 per cent 

Business size 

The Annual Business Inquiry provides information on the number of data 

units located in an area.  The number of data units in an area can act as a 
good indication as to the number of work places operating in an area 

employing staff.  Data units do not correspond directly to the number of 
work places in an area as self employment is not taken into consideration. 

In 2006 there were 289 data units in Dunoon employing staff.  Figure 5 

shows the break down of data units by business size in Dunoon, Argyll and 
Bute and Scotland.   

Figure 5 : Distribution of business units by company size 2006 
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As in other areas the smallest units, with fewer than 5 staff dominate. 
However with 58 per cent of all business units employing between 1 and 4 
employees Dunoon has a considerably lower proportion than both Argyll 

and Bute and Scotland, which are 67 per cent and 63 per cent 
respectively.  In contrast, the proportion of total business units in Dunoon 

employing between 5 and 10 employees is considerably higher than the 
comparison regions, accounting for 25 per cent of all data units compared 
to Argyll and Bute’s 18 per cent and Scotland’s 17 per cent. 

Unemployment 

In March 2008 there were 197 JSA claimants in Dunoon.  At this time the 
unemployment rate in Dunoon was 4.3 per cent which is almost double 

the levels in Argyll and Bute and Scotland (2.2 per cent and 2.3 per cent 
respectively). 

Figure 6 illustrates the unemployment rates from March 2005 to March 
2008 in Dunoon, Argyll and Bute as a whole and Scotland. 

Page 225



 
10 

Figure 6 : Unemployment rates March 2005 to March 2008 
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It shows that over the three years to March 2008 the unemployment rate 

in Dunoon has been consistently above the Argyll and Bute and Scottish 
averages.  The level of unemployment in Dunoon ranged between 3.6 per 
cent in October 2005 to 5.1 per cent in April 2006 and overall had a mean 

value of 4.1 per cent, significantly higher than the regional and national 
levels of 2.2 per cent and 2.5 per cent respectively. 

A summary of the changes in long-term unemployment (claiming 
unemployment benefits for six months or more) over the three year 
period are given in Table 3. 

Table 3 : Long-term unemployment March 2005-March2008 

Date

Argyll and 

Bute Scotland

No. unemployed 

long term

% of total 

unemployed

% of total 

unemployed

% of total 

unemployed

March 2005 70 36.8 35.7 30.0

March 2006 70 31.1 32.9 30.2

March 2007 60 30.0 33.5 31.2

March 2008 65 33.3 29.2 25.9

Long-term unemployment March 2005-March 2008

Dunoon

 

Source: ONS claimant count 

In March 2008 there were 65 claimants unemployed long-term 

(unemployed for six months or more) accounting for one third of all 
claimants.  This is a higher proportion than at regional and national levels 

(29 per cent and 26 per cent respectively).  In addition, the decrease in 
long term unemployment rates in Dunoon was only 7 per cent during this 
period, this compares to decreases of 33 per cent and 30 per cent for 

Argyll and Bute and Scotland respectively.  This suggests that Dunoon not 
only had a higher level of unemployment than the Argyll and Bute average 

but has a slightly greater problem of long term unemployment. 

Page 226



 
11 

���������	������������������������	������	��� 	�����

��!��"�

Town centre retail offering 

A recent study1 indicates that in October 2006 there were a total of 134 
retail outlets in Dunoon with a combined floor space of 180,300 square 

feet. 

The number of vacant retail outlets in an area can act as a good indicator 
as to the success of a local economy.  As illustrated in Figure 7 the 

percentage of vacant retail outlets in Dunoon is below the UK average 
with only 10.5 per cent of all outlets vacant compared to 11.2 at UK level.  

However, the percentage of vacant retail floorspace in Dunoon is higher 
than the UK average with (11.4 per cent compared to 9.4) indicating that 
Dunoon has  more medium and larger shops vacant than elsewhere. 

Figure 7 : Retail vacancy rates 
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Figure 8 shows how the occupied retail units in Dunoon are split into three 

different categories, comparison (non-food retailers), convenience (food 
retailers) and services (such as banks). 

Figure 8 and Figure 9 show that the proportion of convenience retail units 
in Dunoon is 6 per cent lower than at the UK level.  Service outlets, such 
as banks and hairdressers account for 30 per cent of total retail floor 

space, compared to less than a quarter nationally. 

                                       

1
 GOAD report for Dunoon, October 2006 
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Figure 8 : Number of occupied retail units in Dunoon 
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Figure 9 : Number of occupied retail units in the UK 

Number of occupied retail units in the UK

Convenience

19%

Comparison

57%

Service 

24%

Figures exclude vacant units and are 

correct as at March 2007

Source: Goad Centre Report

Ref:Z/P218/GoadRetailData.xls/NumofUnitsUK

 

 

There are a number of small retail properties available at present in the 
town (see Table 4) but, typically, there are few transactions2: 

 

                                       
2
  Scottish Property Network records only 49 commercial property transactions of 53,423 ft

2
 in the whole of Argyll and 

Bute in 2007 (for the following property types:  industrial, office, retail, land, leisure, serviced office and business 
units)
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Table 4 Current retail property for rental 

Description / location Property type Freehold or 
leasehold 

Asking 
price 

Kirn Post Office, 13 Marine 

Parade 

Retail, @ 750 ft2 Freehold £35,000 

35 Queen Street Retail, mini market, 474 ft2 Freehold £50,000 

(£105 per 

ft2) 

Oakfield Place, Sandbank Retail, grocer, small, size 

unknown 

Freehold £95,000 

Town centre Retail, 600 ft2 Leasehold £120 per 

week 

£6,240 pa 

(£10 per ft2) 

14 Ferry Brae Retail, single fronted shop or 

office, @ 300 ft2 

Leasehold £3,600 pa 

(£12 per ft2) 

Two more retail units, one small and one large, are going to be marketed 
for sale later in the year. 

Business and industry allocations 

There are currently two areas of business and industry land classified 

within the Dunoon area – 8.34 hectares in the Upper Sandbank area and 
6.0 hectares in the High Road area of Sandbank. 

Demand for retail space and vacant space 

Demand for retail property is reported as strong with few units available, 
due to its close proximity to Glasgow and good transport links.  There is 

increased demand for shops now compared to four or five years ago, 
when there were seven retail properties unoccupied in the town. 

Recent retail deals 

Stewart Property leased six small (300 square feet) retail units in 2007 for 
£3,000 – 3,500 each (£10-12 per square feet). 

Only one industrial transaction could be found, which is the site of the 
former ceramics works, under offer at £350-380,000 (£18-21 per square 
foot, for 18,000 square foot).  There is also a small 424 square foot 

industrial unit at the Sandbank Business Park available to lease for five 
years for £2,000 per annum (equivalent to £5 per square foot). 

Leisure activity 

There is a busy leisure market in Dunoon, which has been called 
Scotland’s best kept secret.  It is also an important port to the National 

Park. 
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The leisure market appears to be the most active property market in the 
town, with a number of hotels, guest houses and public houses for sale, 

as shown in Table 5. 

Table 5 Hotels currently for sale 

Description / location Property type Asking price 

Rosscain Hotel, Kirn Hotel, 11 bedrooms £450,000 

St Ives Hotel, West Bay Hotel, 7 bedrooms £375,000 

Enmore Hotel, 111 Marine Parade, Kirn Hotel, 10 bedrooms £675,000 

Craigan Hotel and tea room, 85 Argyll 

Street 

Hotel and tea room, 6 bedrooms and 35 

covers 

£230,000 

The 6 bedroom Cot House Hotel at Sandbank was recently sold by Bruce 
and Co at just under the £395 000 asking price.  Bruce and Co report a 

keen demand to buy lifestyle businesses, like hotels and bed-and-
breakfasts.  There is also a public house to lease, the Holy Loch Inn on 
Springfield Place at an annual rent of £65 000. 

The main attractions in the area are: 

• Three golf courses 

• Marina 
• Leisure centres 
• Cinema 

• Indoor and outdoor bowling 
• Many pubs, restaurants, hotels of all sizes and bed-and-breakfast 

accommodation 

A new build 18,041 square foot leisure development of a marina, 
restaurant, shops and offices at Holy Loch Marina at Sandbank was 

granted planning permission in February 2007.  The estimated project 
cost is £3 million. 

There are no community facilities and recreation allocations in the 
Modified Finalised Draft Local Plan. 

Planning permission was granted in 2004 and 2005 for the formation of 

breakwater, car parking area and modifications and erection of a pier 
building to road at Dunoon Pier, on the Pier Esplanade. 

Office market 

The office market is mainly traditional offices, often upper floors above 
retail units, although there are some large modern offices at the Dunoon 

Business Centre and the Sandbanks Business Centre. 

There are very few offices available to lease or buy in the town (although 

there may be other informal transactions).  An illustration of this is that 
only one of the local estate agents, Remax, had any office property 

available to buy or lease at present (see Table 6).  One agent reported 
having only one office for sale in the past five years. 
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Table 6 Offices available to rent 

Description / location Property type Freehold or 
leasehold 

Asking 
price 

Dunoon Business Centre Office, three available, 

modern, 200ft2, including 

service and rates 

Leasehold £5,200 pa 

(£26 per ft2) 

Typical office rents are between £15-30 per square foot. 

Although there are a number of retail businesses for sale or lease in the 

town, the Council policy is not to allow change of use to offices. 

Planning permission was granted in January 2008 for change of use / 

conversion of a boat shed into modern offices at Holy Loch Marina.  This 
would create 10,764 square feet of new office space and is due to be 
completed at the end of 2008. 

The Council has offices on 13 sites in the town, totalling 50,549 square 
feet, which are a mixture of traditional, modern and temporary / porta-

cabin style offices. 

The residential market 

Dunoon is the main town and service centre of the Cowal peninsular.  In 

2001, the town had a population of 8 251 and the population of the area 
is expected to grow slightly between 2007 and 2012, as shown in Table 7. 

Table 7 Projected population of Dunoon 

Projected 
population 
and 
households 
to 20123 

2002 

Population 

2002 

Households 

2007 

Population 

2007 

Households 

2012 

Population 

2012 

Households 

Cowal 

planning area 

13,395 6,157 13,545 6,432 13,719 6,719 

Argyll and 

Bute planning 

area 

87,882 37,758 86,839 38,567 85,567 39,227 

The Council estimated a requirement for 35 new owner occupied houses, 
no new private rented sector houses and about 40 social rented houses 

per annum, but the main demand is for houses for older people and 
families in the right locations. 

House prices in Dunoon are below the national average for Scotland but 
rose rapidly in 2007, as shown in Table 8. 

                                       
3
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006.
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Table 8 Average house prices 

Average 
house prices 
(£)4 

2005 2006 2007 % change 

2005 to 2006 

% change 

2006 to 2007 

Dunoon £94,579 £94,099 £117,325 -1% 25% 

Scotland £117,179 £129,575 £144,807 11% 12% 

The number of houses sold in Dunoon has stayed relatively constant 

between 2005 and 2007, although there was a considerable jump in 2006, 
as shown in Table 9. 

Table 9 House sales volumes 

House sales 
volumes5 

2005 2006 2007 % change 

2005 to 2006 

% change 

2006 to 2007 

 206 288 208 40% -28% 

Scotland 125,523 133,174 136,106 6% 2% 

Local agents report that the residential market remains active in 2008, 
with plenty of buyers and sellers and transactions.  Asking prices are not 
reported to have dropped but the premium over asking price that was 

being achieved in 2007 is now lower (at 10-15 per cent compared to 30 
per cent in 2007). 

Residential developments 

There are a small number of small plots available for residential 
development.  Some have been sold recently so there is demand for them 

but the fact that planning permission has lapsed on others indicates that 
the demand might not be significant. 

A development of eight flats, six houses and a nursing home at 229 
Alexandra Parade was granted planning permission in December 2006 for 
completion in 2008. 

Residential applications. 

Table 10 shows that the Local Plan has made allocations for 171 new build 

houses in the area. 

Table 10 Housing allocations in Dunoon 

Housing allocations – Cowal6 

Location Use Number of 
units 

Affordability 
minimum % 

                                       
4
  Registers of Scotland; data for April 2005 to April 2008.  Data is not available for Campbeltown from HBOS / 

Halifax.

5
  Registers of Scotland; data for April 2005 to April 2008

6
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006.  Allocations are sites proposed by this local plan 

for specified development purposes which can be expected to be commenced or delivered within the plan period 
without having to overcome significant obstacles to the development. 
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Dunoon – Ardenslate Road Housing 13 0% 

Dunoon – Pilot Street Housing 13 25% 

Dunoon – Gordon Street Housing 60 25% 

Dunoon – Kilbride North Quarry Housing 21 0% 

Dunoon - Kilbride North Quarry Housing 19 0% 

Dunoon –Bullwood Housing 21 0% 

TOTAL  137  

Furthermore, Table 11 indicates the potential development sites for 

housing in the area. 

Table 11 Areas of housing potential 

Housing potential development areas – Cowal7 

Location Use Density Affordability 
minimum % 

Dunoon – Ardfillayne Housing Medium / low 0% 

Dunoon – Glenmorag Housing Medium / low 0% 

Dunoon – Glenmorag Housing Medium / low 0% 

Dunoon – Glenmorag Housing Medium / low 0% 

Dunoon – Dunloskin Housing Medium 0% 

Dunoon – Dunloskin Housing Low 0% 

Areas for action identified in the Local Plan 

Areas for action are areas which, subject to resource availability during 
the plan period, will be the focus for partnership or community action.  For 

the Dunoon area these are Dunoon town centre / waterfront / West Bay 
area which is classified as of strategic importance and Argyll Street / 
Hamilton Street / Victoria Road, which is identified as of local importance 

in terms of development and environmental enhancement. 

 

 

                                       
7
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006.  Allocations are sites proposed by this local plan 

for specified development purposes which can be expected to be commenced or delivered within the plan period 
without having to overcome significant obstacles to the development. 
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Population trends 

Considerable attention has been paid to the trends in population, because 
most CHORD projects aim to make Argyll and Bute a more attractive place 

to live and work, and thus to bend such trends. 

Chris Carr, the Council’s Research and Information Officer, produced the 

Council’s own projections in August 2007, based on midyear estimates 
made by the General Register Office (GROS) for mid 2005.  This showed 
the regional population declining slowly from 91 350 to 87 550 in 2024.  It 

was broken down into five areas, but not to the level of the towns which 
are the subject of the CHORD studies. 

The consultants, cogentsi, have used their own model, DREAM®people, to 
generate town projections based on 2006 mid year estimates from GROS.  
In order to calibrate these projections they allowed the model to project 

for the whole of Argyll and Bute.  The end result, a total population of 
87 375 in 2024 is virtually identical to the A&B Council projections.   

GROS itself prepared a projection published in January, based on rather 
higher birth rates and lower death rates, and substantially higher 

retention of young people.  This resulted in a higher and more stable 
population, but eventually in a decline at an accelerating rate. 

Figure 10 Population projections 
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While the Council’s and cogentsi’s forecasts differ little in total, there are 
differences in the forecast structure of the population.  These arise 

because the models used for projection, while mathematically very similar 
indeed, differ slightly in the way that migration assumptions are input and 
are treated.  Using a model Popgroup, the council made a single constant 

level net migration assumption of 241 net in migrants per year, and a 
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single fixed assumption about the age of these migrants.  Using 
DREAM®people, cogentsi assumed constant percentage rates of net 

migration for five different age groups, based on recent experience. 

The cogentsi forecast for the whole of Argyll and Bute features out 

migration of young people (from 16 up to 33) and in migration of all other 
age groups.  The consequence is a slightly more rapidly ageing 
population.  Notably the number of people of childbearing age is projected 

to fall, so that by the later years of the projection the number of births is 
much lower in the cogentsi forecast, and this causes the rate of population 

decline to accelerate. 

The differences between the three projections for Argyll and Bute are not 
negligible, but the differences between different parts of Argyll and Bute 

are much larger.  These differences are primarily the consequences of 
different structures and trends, and the differences between areas are 

likely to remain broadly the same whichever model is used. 

Dunoon demographics 

Dunoon town (defined as the eleven Data Zones shown in Figure 11 ) had 

a 2006 population of 4142 females and 3870 males8, making a total of 
8012. 

Figure 11 : Map of Dunoon 

 

Dunoon has a proportionately older population than Argyll and Bute as a 

whole, with some 3 per cent more people aged over 65.  As Figure 12 
shows, Dunoon’s population structure is similar to Argyll and Bute as a 

                                       
8
 Numbers are quoted precisely here because of their use in later calculation.  They should 

not be considered reliable more closely than the nearest 50. 

Page 235



 
20 

whole with a deficiency in 20 to 40 year olds compared to the Scottish 
averages and a surplus of retired people, particularly amongst the very 

oldest groups of over 70. 

Figure 12 Excess/deficit by age 
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This pattern has been created by shifts in birth and death rates, where 
Dunoon has broadly mirrored the national experience, and by the ages of 
people moving to and from Dunoon.  The recent age pattern of net 

migration to and from Dunoon is as shown in Figure 13. 

Figure 13 Net migration 
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Unlike many of the other CHORD towns, Dunoon has seen extensive in-

migration in recent years.  In general Dunoon experiences in-migration in 
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every age group, most notably in the 27-54 age group suggesting the 
town is seen as an attractive place to live for people of working age.  The 

only significant out-migration is in the 16-24 age group; this migration is 
consistent with regional trends and is most likely caused by young people 

moving for higher and further education.   

As a result of Dunoon’s high in-migration levels the area gains on average 
around 85 people per year.   

Births are currently running at around 70 per year.  This is little over 
halve of the death rate which is currently running at around 130 per year. 

Thus the population as a whole is increasing annually by about 25 people, 
about 0.3 per cent, per year.  This is in contrast to at Argyll and Bute level 
which saw a decline of 0.3 per cent. 

Projections 

The main components of population change are projected in Figure 14: 

Figure 14  Components of change 
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It can be seen that continuing trends, but no controversial shifts, are 
included for either birth rates or death rates.    In general however, the 

death rate is expected to decline slightly due to the tendency for people to 
live longer.  In addition the birth rate is projected to remain stable at a 

much lower rate.   

Net migration is erratic from year to year and so no great certainty can be 
claimed. 

Translating this into the effect on the individual age groups, shows that 
there will be a notable increase in the working age population (see Figure 

15).  This is an encouraging sign for Dunoon’s local economy.  By contrast 
there is a projected slight decline in the student age and school age 
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populations.  The group with the biggest projected increases are the 
retired population, this is due to both an ageing population and inward 

migration. 

Figure 15 Trends in age groups 
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Figure 16 projects how these trends translate into the age distribution of 
Dunoon’s population between now and 2050.  It shows a move towards a 

larger population but in particular shows an increase in the working age 
population (particularly in the 29-38 age group) up to 2025.  This is 

shown by the difference between the yellow line and the purple bars.  
Moving further into the future the chart indicates that the population age 
distribution will be broadly similar to the current distribution but with a 

higher proportion of people aged over 50 and fewer young people aged 
under 20. 

Figure 16 Age distribution 
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The ratio of people past retirement age (taking current conventions) to 
those aged between 18 and retirement is sometimes referred to as a 

‘dependency’ ratio.  Currently, Dunoon’s rates of 40 per cent, this ratio 
are very similar to that of Argyll and Bute as a whole (see Figure 17).  

However, whereas the Argyll and Bute dependency ratio is projected to 
increase to almost 100 per cent by 2050, the equivalent figure for Dunoon 
is little over 50 per cent. 

Figure 17 Ratio of people over pension age to those aged 18 
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The demographic trend in Dunoon is markedly different from the other 

CHORD towns in that it is attracting people of working age.  However, to 
avoid suffering from an ageing population further into the future Dunoon 
should adopt policies to attract more young people. 
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Short description, including location details 

This project is to develop a play area at the West Bay area south of the 
town centre. It seeks to provide a pleasant safe place for children in the 

surrounding housing areas. 

Rationale 

What is the purpose of the project?  

To provide a safe and secure play area for children 

What people or businesses will be able to receive benefit from this 

project? 
Children of all ages 

What will be the nature of the benefit?   

An area for safe play 

Over what time scale?  Long term benefits 

How many are expected to take up the opportunity/ be affected/, 
and to what extent? 

Primary and Nursery aged children in Dunoon and Hinterland number 600. 

Secondary school aged children are approximately 1,000.  

Please provide quantitative indicators of the benefits, both in 

physical terms (no of clients/ visitors/ residents etc and if 
possible in £s – eg likely capital sums realised, likely turnover of 
businesses accommodated 

Options 

Are there other ways these benefits could be made available? 

Alternative site possible, but this has been identified as suitable 

Are there other uses for the specific resources (eg particular 
buildings) that might be considered? 

Could be used as a general park area.   

What will happen if nothing at all is done?  

Children of Dunoon would continue to have a lack of play facilities. 

Resources 

What specific fixed assets will be used? (and who owns them?) 

Land owned by Argyll and Bute Council 

What new assets must be purchased or otherwise brought into 

use?   

Play equipment. 

What human resources will be used?   

Construction of site only 
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What ongoing resources will be used? 

Minimal maintenance 

What capital funds are required from the Council and others?  

 

What revenue implications follow for the council and others 
(please give time profile if appropriate and distinguish main 
receipts and expenditures: a net figure is not suitable).   

Minimal 

Additional comments/notes on continuing viability/sustainability. 

What commitments have already been made (by the Council or 
other parties) and to whom?  

Is the Council’s corporate (not individual) political capital likely to 

be involved and how? 

Timing 

Please provide an appropriate schedule, including both any 
development time and the timespan over which any facility will 
operate and over which benefits will be delivered.  

Are there any external constraints on either commencement or 
completion of the project? 

None as far as we are aware 

Strategic fit and externalities 

How does the project impact on the Council’s statutory 
obligations?  

N/A.  

What are the relevant parts of the local plan and how does the 
project fit? 

What are the relevant parts of the structure plan and how does the 
project fit? 

How would you describe the fit with the Council’s fundamental 

objectives and its Corporate Plan? 

How does the project align with the Government’s stated 

objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ 
Greener? 

Healthier – opportunities for outdoor play encourages healthier young 
people 

How does the project align with the objectives of others 
(individuals or organisations) and their stated policies and 
intentions?  . 

How does this project interact with other projects (please indicate 
if those projects are also part of the CHORD project)?   
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Could the Council have partners in this project and what 
commitment could be expected of them?   

Management and monitoring 

What formal appraisal steps will be required, by whom and when?      

What procedures are required to manage the project?     

Who should bear what responsibilities and how should they be 
answerable?   

What are the main risks to the project?   

How should they be reduced? 

How should the Council monitor the progress of the project?  What 
warning can it receive if the project is going off-track and how will 
it take corrective steps?  

Through the Project Board and the Council’s Capital Monitoring 
procedures. 

When will the Council be able to withdraw from the project and 
leave it to its own devices? 

It is intended that the Council will always be operator/manager of the 

facility 

When will the project terminate? 

On completion of work. 

How and by what criteria should the project be evaluated?  What 

are the right times for evaluation?  

The take up/use of the site 
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Short description, including location details 

Location: Dunoon Waterfront in the area between the New Breakwater 
pier and the Coal Pier. 

Description: Removal of the timber pier and the provision of areas of 
reclaimed ground and a new pier to provide sheltered harbour for a short 

stay marina.  The harbour as shown is capable of accommodating the 
equivalent of approximately 40 yachts (minimum) of length 30 to 40 feet 
plus other marine operations such as tours of the firth, Waverley cruises 

etc.   

Rationale 

What is the purpose of the project? To provide a fitting marine 
gateway to Dunoon and the National Park and to provide opportunities for 
new development at the waterfront. 

What people or businesses will be able to receive benefit from this 
project? General Dunoon community use, and also from the wider Firth 

of Clyde area for yachting.  Dunoon traders. 

What will be the nature of the benefit?  Pleasure from the ambience 

of a 21st century waterfront, leisure users can experience the benefits of 
the firth from the yachting facility, traders will benefit by increased 
custom.  The waterfront will be the marine gateway to Dunoon, the 

National Park and the rest of Argyll 

Over what time scale?  Long term – greater than 60 years. 

How many are expected to take up the opportunity/ be affected/, 
and to what extent? Taking into account that this element is just the 
marina and reclaimed land and not any of the buildings that will be 

subsequently constructed, the benefit will be to the yachting fraternity 
(which could be 100+), to those who come for the waterfront experience 

(again perhaps 100+), and the Dunoon traders (shops, restaurants, 
accommodation providers etc. which could number 200+) and these could 
be realised on a daily basis.  

Please provide quantitative indicators of the benefits, both in 
physical terms (no of clients/ visitors/ residents etc and if 

possible in £s – eg likely capital sums realised, likely turnover of 
businesses accommodated)  See above.  No information available at 
this time on financial sums. 

Options 

Are there other ways these benefits could be made available? 

Other options for the waterfront have been considered and rejected 
following public consultation. These are shown on the Options leaflet 
handed out on 11 March.  Options 3 and 4 are very similar and were the 

most popular choice from respondents to the public consultation.  Option 
4 just won out as the most popular singular choice. 
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Are there other uses for the specific resources (eg particular 
buildings) that might be considered?  Any marine opportunities could 

be incorporated, for example, creation of a slipway.   

What will happen if nothing at all is done?  The existing pier will 

continue to decay, leading eventually to closure on safety grounds, and 
subsequent removal for both safety and aesthetic reasons. 

Resources 

What specific fixed assets will be used? (and who owns them?) 
The existing Council owned pier will be removed. The ground that it 

stands on is leased from the Crown Estates – The crown will also own the 
ground that the development will take place upon. 

What new assets must be purchased or otherwise brought into 

use?  A new harbour wall to protect the marina.  New areas of ground for 
reclamation. 

What human resources will be used?  Assuming a 70 week contract 
with 30 people and allowing for project initiation and design equates to 
approximately 15,000 person days 

What ongoing resources will be used? Harbour/marina management 
estimated at 1 person/day and maintenance estimated at 5 days annually. 

What capital funds are required from the Council and others? £26m 

What revenue implications follow for the council and others 

(please give time profile if appropriate and distinguish main 
receipts and expenditures: a net figure is not suitable).  Revenue to 
fund capital borrowing and ongoing resource requirement (£50,000 equal 

split Council/non Council) for the management and future maintenance of 
the pier and marina.   

Additional comments/notes on continuing viability/sustainability. 

What commitments have already been made (by the Council or 
other parties) and to whom? Council has already committed 

expenditure in consultations with public and initial scheme preparation 
over last 3 years. 

Is the Council’s corporate (not individual) political capital likely to 
be involved and how? 

Timing 

Please provide an appropriate schedule, including both any 
development time and the timespan over which any facility will 

operate and over which benefits will be delivered.  Development 
time after detailed design is authorised to proceed is estimated at 18 
months leading to construction phase which if demolition, pier 

construction and land reclamation are undertaken in one contract is 
estimated at 18 months.  Benefits will start to be experienced after the 

project is in use.  There is no specific limit on the length of the operating 
period but the nominal design life of the pier structure will be 60 years. 

Are there any external constraints on either commencement or 

completion of the project?  The project cannot commence until the 
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existing side loading ferry service ceases to use the existing pier and 
vehicle access way.   

Strategic fit and externalities 

How does the project impact on the Council’s statutory 

obligations?  There are no statutory obligations to develop the 
waterfront.  Subject to the provision of suitable vessels, a ferry service 
could be operated from the new breakwater pier at present if required.  

What are the relevant parts of the local plan and how does the 
project fit? 

 The waterfront area is identified in the Modified Finalised Draft Local Plan 
as an Area for Action (AFA 2/1) The AFA is identified as being of strategic 
importance with the nature of the action set out as follows: 

“To pursue an area for action in the Dunoon town centre and waterfront 
area which will support 

- regeneration and investment in Dunoon and Cowal (in accordance with 
Structure Plan Policy PROP SI 3 and the identification of this part of Cowal 
as a “tourism Development Area”). 

- the potential for expanding water related tourist activity in the area. 
To realise opportunities for marine/ferry infrastructure provision and 

effective asset management 
To realise opportunities and resolve options for 

development/redevelopment and relocation. 
To promote town centre/waterfront enhancement schemes. 
To resolve access/traffic management options in support of the above”.  

What are the relevant parts of the structure plan and how does the 
project fit? 

Structure Plan Policy PROP SI 3 states: 

“The Argyll and Bute Local Plan shall include provision for: 

A) Housing and employment related development land provision at 

appropriate locations in…..the Sandbank-Dunoon-Toward corridor and for 
appropriate forms and scales of tourism –related development in the 

countryside; taking advantage of the investment attraction of these areas, 
including outward demand associated  with the Glasgow conurbation and 
the Loch Lomond and Trossachs National Park. 

B) Action programmes to stimulate investment and enhancements in the 
Rothesay and Dunoon town centres and Waterfronts.” 

How would you describe the fit with the Council’s fundamental 
objectives and its Corporate Plan? 

The council’s Corporate Plan identifies waterfront and town centre 

regeneration as strategic under its “Vibrant Communities” theme. 

How does the project align with the Government’s stated 

objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ 
Greener? 
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Greater opportunity for Dunoon community to be involved in sailing 
activity 

How does the project align with the objectives of others 
(individuals or organisations) and their stated policies and 

intentions?  Project has been developed so far within the umbrella of the 
National Park steering group which sees Dunoon as a destination in its 
own right as well as the marine gateway to the park. 

How does this project interact with other projects (please indicate 
if those projects are also part of the CHORD project)?  The project 

fits with others in the area, namely, the realignment of the A815 road at 
the waterfront, and it creates the opportunity for the replicated pier 
building and iconic waterfront building to be constructed. 

Could the Council have partners in this project and what 
commitment could be expected of them?  The Crown Estate is keen to 

be involved in the project and subject to suitable terms could be able to 
commit both financially and in kind by way of for example land. 

Management and monitoring 

What formal appraisal steps will be required, by whom and when?      

What procedures are required to manage the project?    Project 

Board has already been set up.  Project monitored through Council’s 
Capital Monitoring system.  Civils will be managed/designed/procured by 

Council’s Roads Design section. 

Who should bear what responsibilities and how should they be 
answerable?   

What are the main risks to the project?   

1) The existing ferry service;   

2) Unforeseen ground conditions;  

3) Affordability;  

4) Permission to demolish a listed building;  

5) The setting of the remaining listed buildings in the area; 

6) Unforeseen construction restrictions;   

7) Completion of outline design work re the configuration of the 
harbour; 

How should they be reduced? 

1) Continued discussions with the Scottish Government to secure a 
ferry service to the new breakwater; 

2) Undertake ground investigation work early in the design phase; 

3) Be realistic with the estimated costs/benefits and appraise the 
project properly using the business case framework within the 

Council;  

4) Undertake a Conservation Management Plan – this is about to be 

procured; 
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5) Leading from 4); 

6) Early discussions with the planning officers; ensure that the phasing 

of the works does not add an unacceptable cost; 

7) Hydraulic studies are already underway to ensure that the most 

appropriate configuration is chosen. 

How should the Council monitor the progress of the project?  What 
warning can it receive if the project is going off-track and how will 

it take corrective steps?  Through the Project Board and the Council’s 
Capital Monitoring procedures and using Prince2 project management 

techniques. 

When will the Council be able to withdraw from the project and 
leave it to its own devices?  It is intended that the Council will always 

be operator/manager of the pier and therefore have a long term role with 
the facility.  It is anticipated that a private operator will take on the 

management/operation of the marina.   

When will the project terminate? As indicated above the construction 
phase could be completed within 3 years depending on how the works are 

phased.  The operation and management of the pier is seen as an ongoing 
matter. 

How and by what criteria should the project be evaluated?  What 
are the right times for evaluation?  

The take up/use of the marina.  This could be done on an annual basis 
initially. 

The numbers of visitors to Dunoon attracted by the new facility. 
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Short description, including location details 

This is the demolition of the existing Queens Hall and replacement with 
residential properties on the site.   

Rationale 

What is the purpose of the project? 

It would aim to provide a new multi purpose municipal building which can 
accommodate cultural festivals, the Royal National MOD, host conference 
events of up to 800 delegates, host major concerts of up to 100 people, 

while catering for community life in its provision of facility for clubs, 
organisations and societies and offering safe and secure leisure facilities 

for the Under 12, teenage children and young adults. 

What people or businesses will be able to receive benefit from this 
project? 

PB 

What will be the nature of the benefit 

PB 

Over what time scale? 

PB 

How many are expected to take up the opportunity/ be affected/, 
and to what extent? 

Further details required from Leisure Services on customers - PB 

Please provide quantitative indicators of the benefits, both in 

physical terms (no of clients/ visitors/ residents etc and if 
possible in £s – eg likely capital sums realised, likely turnover of 
businesses accommodated) 

Further details required from Leisure Services on customers - PB 

Options 

Are there other ways these benefits could be made available? 

There is a requirement to undertake an Options Appraisal of new 
construction options versus Do Nothing and Refurbishment options when 

costs are available 

Are there other uses for the specific resources (eg particular 

buildings) that might be considered?  

PB 

What will happen if nothing at all is done? 

As per Project Brief – 30 year revenue costs 
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Resources 

What specific fixed assets will be used? (and who owns them?) 

PB 

What new assets must be purchased or otherwise brought into 

use? 

PB 

What human resources will be used? 

Project will require a Project Team to be set up.  Project Manager will 
require to be appointed to take whole project from inception to delivery. 

An indicative timetable for new construction of a project of this size is 
given below (based on BC approval date of 1 Sep 08). 

 

What ongoing resources will be used? 

Internal Project Manager – Full Time.  External Project Manager and 
Consultants at 15% project construction fee. 

What capital funds are required from the Council and others? 

To be confirmed by Turner & Townsend wc 17 March 08 

What revenue implications follow for the council and others 
(please give time profile if appropriate and distinguish main 
receipts and expenditures: a net figure is not suitable). 

TBC as above 

Additional comments/notes on continuing viability/sustainability. 

The Business Model for the future operation of the Queen’s Hall 
replacement follow that of the existing Queens Hall.  It would not be 

possible at this stage to develop any other business model and plan and 
therefore operating costs should be related to existing structures, 
turnover and customer numbers. 

What commitments have already been made (by the Council or 
other parties) and to whom? 

Page 249



 
34 

 

Is the Council’s corporate (not individual) political capital likely to 

be involved and how? 

Timing 

Please provide an appropriate schedule, including both any 
development time and the timespan over which any facility will 
operate and over which benefits will be delivered. 

As above for development. 

Expectation is new building will have a 50 year life. 

Are there any external constraints on either commencement or 
completion of the project? 

The development of the proposed new site is critical.  The timescale for 

the development of the proposed new building is linked directly to this 
component of the overall project. 

Strategic fit and externalities 

How does the project impact on the Council’s statutory 
obligations? 

There is no direct impact other than Option 3 which will include the 
provision of the Customer Services Centre which may be able to support 

some of the Counci’ls statutory obligations. 

What are the relevant parts of the local plan and how does the 

project fit? 

PB 

What are the relevant parts of the structure plan and how does the 

project fit? 

PB 

How would you describe the fit with the Council’s fundamental 
objectives and its Corporate Plan? 
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How does the project align with the Government’s stated 
objectives of  

Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ 
Greener? 

As above and as per Project Brief on BREEAM rating of Very Good for a 
new building. 

 

How does the project align with the objectives of others 
(individuals or organisations) and their stated policies and 

intentions? 

As above and as per Project Brief which is based upon community partner 

and user requirements. 

How does this project interact with other projects (please indicate 
if those projects are also part of the CHORD project).? 

Could the Council have partners in this project and what commitment 
could be expected of them? 

Could have a partner in the Bistro, or could have a Private Operator which 
would have to be market tested. 

Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

Internal Project Manager – Full Time.  External Project Manager and 

Consultants at 15% project construction fee. 
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What procedures are required to manage the project? 

Internal Project Manager – Full Time.  External Project Manager and 

Consultants at 15% project construction fee. 

Who should bear what responsibilities and how should they be 

answerable? 

What are the main risks to the project? 

Affordability: 

Capital construction costs 

Future operating costs of running new facility against limited community 

spend on Leisure 

Deliverability: 

Queens Hall Site – disposal 

New site ground conditions and timing 

How should they be reduced? 

More detailed investigation 

How should the Council monitor the progress of the project?  What 
warning can it receive if the project is going off-track and how will 

it take corrective steps? 

Project Board, Project Management, Risk Register etc etc 

When will the Council be able to withdraw from the project and 
leave it to its own devices? 

The Council will not withdraw from its interests in this project 

When will the project terminate? 

As above – 50 years 

How and by what criteria should the project be evaluated?  What 
are the right times for evaluation? 

Options Appraisal will be required of the: 

Do Nothing 

Refurbishment 

Replacement Options 

This Options Appraisal can be undertaken at OBC stage on the basis of the 

information held at this point (March 2008) and using the cost information 
produced by Turner & Townsend. 

The Options Appraisal Criteria and Weighting can be set the Council’s 

Consultants, or Facility Serves can provide a template used in previous 
projects. 

 

C:\Do cuments and Settings\bill\Local Settings\Temporary Internet Files\OLK5\Outline Business 

Plan.doc 
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Short description, including location details 

Redevelopment of Argyll Street and the town centre – by the provision of 

canopies (covered areas/footways) and some traffic management 

Rationale 

What is the purpose of the project? 

To increase the trade in the shops by making it more attractive shopping 
area during wet weather, improve the ambience of the area. 

What people or businesses will be able to receive benefit from this 

project? 

Shop owners and other businesses in the town centre and the shoppers 

and visitors 

What will be the nature of the benefit 

To protect shoppers from wet weather and give an improved experience 

See Attached Notes regarding issues with these proposals 

Over what time scale?   

Long term over 40 years 

How many are expected to take up the opportunity/ be affected/, 
and to what extent? 

 There are 90 businesses in this section of Argyll street  of which 58 are 
shops 

Please provide quantitative indicators of the benefits, both in 
physical terms (no of clients/ visitors/ residents etc and if 
possible in £s – eg likely capital sums realised, likely turnover of 

businesses accommodated) 

Options 

Are there other ways these benefits could be made available? 

Unlikely 

Are there other uses for the specific resources (eg particular 

buildings) that might be considered? 

Not applicable 

What will happen if nothing at all is done? 

Dunoon retailers are likely to incur greater leakage to other settlements, 
particular in Inverclyde. 
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Resources 

What specific fixed assets will be used? (and who owns them?) 

Argyll Street public road and footway 

What new assets must be purchased or otherwise brought into 
use? 

Canopies and new lighting will be required. The CCTV cameras on the 
street would need to be reconfigured 

What human resources will be used? 

Depends on extent of works 

What ongoing resources will be used? 

Again depends on Extent of Works 

What capital funds are required from the Council and others? 

What revenue implications follow for the council and others 
(please give time profile if appropriate and distinguish main 
receipts and expenditures: a net figure is not suitable). 

Revenue to fund capital borrowing and ongoing resource requirement  

Additional comments/notes on continuing viability/sustainability. 

What commitments have already been made (by the Council or 
other parties) and to whom? 

None as far as we are aware 

Is the Council’s corporate (not individual) political capital likely to 
be involved and how? 

Timing 

Please provide an appropriate schedule, including both any 
development time and the timespan over which any facility will 

operate and over which benefits will be delivered. 

Are there any external constraints on either commencement or 
completion of the project? 

The agreement of the business owners and the residents in the flats above 
the shops would require to be made.  

Strategic fit and externalities 

How does the project impact on the Council’s statutory 
obligations? 

What are the relevant parts of the local plan and how does the 
project fit? 

The waterfront area is identified in the Modified Finalised Draft Local Plan 

as an Area for Action (AFA 2/1) The AFA is identified as being of strategic 
importance with the nature of the action set out as follows: 
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“To pursue an area for action in the Dunoon town centre and waterfront 
area which will support - regeneration and investment in Dunoon and 

Cowal (in accordance with Structure Plan Policy PROP SI 3 and the 
identification of this part of Cowal as a “tourism Development Area”). 

• To realise opportunities and resolve options for 
development/redevelopment and relocation 

• To promote town centre/waterfront enhancement schemes. 

• To resolve access/traffic management options in support of the above”.  

What are the relevant parts of the structure plan and how does the 

project fit? 

Structure Plan Policy PROP SI 3 states: 

“The Argyll and Bute Local Plan shall include provision for: 

A) Housing and employment related development land provision at 
appropriate locations in…..the Sandbank-Dunoon-Toward corridor and for 

appropriate forms and scales of tourism –related development in the 
countryside; taking advantage of the investment attraction of these areas, 
including outward demand associated  with the Glasgow conurbation and 

the Loch Lomond and Trossachs National Park. 

B) Action programmes to stimulate investment and enhancements in the 

Rothesay and Dunoon town centres and Waterfronts.” 

How would you describe the fit with the Council’s fundamental 

objectives and its Corporate Plan? 

The council’s Corporate Plan identifies waterfront and town centre 
regeneration as strategic under its “Vibrant Communities” theme. 

How does the project align with the Government’s stated 
objectives of  Wealthier and fairer/ Smarter/ Healthier/ Safer and 

stronger/ Greener? 

Wealthier and fairer – the development of vibrant town centres is in line 
with the objectives of creating a wealthier and fairer Scotland. 

How does the project align with the objectives of others 
(individuals or organisations) and their stated policies and 

intentions? 

How does this project interact with other projects (please indicate 
if those projects are also part of the CHORD project)? 

This project interacts closely with the proposals for the waterfront. 

Could the Council have partners in this project and what 

commitment could be expected of them? 

Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

 

What procedures are required to manage the project? 
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Who should bear what responsibilities and how should they be 
answerable? 

 

What are the main risks to the project? 

Residents need to be consulted 

Shop owners need to be consulted 

Police consulted on CCTV cameras 

How should they be reduced? 

How should the Council monitor the progress of the project?  What 

warning can it receive if the project is going off-track and how will 
it take corrective steps? 

When will the Council be able to withdraw from the project and 

leave it to its own devices? 

When will the project terminate? 

How and by what criteria should the project be evaluated?  What 
are the right times for evaluation? 
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Short description, including location details 

Road re configuration and traffic management at the new waterfront area 
(includes demolition of Careers Office and replacement of this building). 

Rationale 

What is the purpose of the project? 

To improve the frontage of the Queen’s Hall Site for redevelopment and 
amenity area at the Waterfront 

What people or businesses will be able to receive benefit from this 

project? 

Possible increase in development value of the Queen’s Hall site to Council 

and improvement to amenity area at waterfront for public 

What will be the nature of the benefit? 

Possible increased monetary value of the Queens Hall site and 

attractiveness of waterfront area. 

Over what time scale?   

Long term benefits will be enjoyed – assume 60 years. 

How many are expected to take up the opportunity/ be affected/, 

and to what extent? 

All road users along Dunoon waterfront 

Please provide quantitative indicators of the benefits, both in 

physical terms (no of clients/ visitors/ residents etc and if 
possible in £s – eg likely capital sums realised, likely turnover of 

businesses accommodated) 

No information available 

Options 

Are there other ways these benefits could be made available? 

This option was determined after public consultation but realigning road 

through the existing mustering area (original line of Alexandra Parade) is 
another option (see Option 3 in Options leaflet). Option 3 does not remove 
the Careers office, and has a simpler road layout saving a considerable 

amount of money. 

Are there other uses for the specific resources (eg particular 

buildings) that might be considered? 

Where ever the road is alighted 

What will happen if nothing at all is done? 

Does not stop related developments being progressed however Queen’s 
Hall frontage is greatly reduced and development value maybe affected. 

Page 257



 
42 

Resources 

What specific fixed assets will be used? (and who owns them?) 

The Road, Footway and Street  Lighting are already owned by Argyll & 
Bute Council but some of this road deviates onto land owned by Crown 

Estate 

What new assets must be purchased or otherwise brought into 
use? 

Land owned by Crown Estates must be purchased/ or leased/or by 
agreement 

What human resources will be used? 

Assuming a 20week contract with 15 people and allowing for project 
initiation and design equates approx. to 4500 person days 

What ongoing resources will be used? 

Labour to maintain the works estimated at 5 days annually 

What capital funds are required from the Council and others?  

£2million 

What revenue implications follow for the council and others 

(please give time profile if appropriate and distinguish main 
receipts and expenditures: a net figure is not suitable)? 

Revenue to fund capital borrowing and ongoing resource requirement 

Additional comments/notes on continuing viability/sustainability. 

What commitments have already been made (by the Council or 
other parties) and to whom? 

Council has already committed expenditure in consultations with public 

and initial scheme preparation over last 3 years 

Is the Council’s corporate (not individual) political capital likely to 

be involved and how? 

Timing 

Please provide an appropriate schedule, including both any 

development time and the timespan over which any facility will 
operate and over which benefits will be delivered. 

The time to find or construct new premises for the Careers Office may 
take only a few months or say allow around two years in worst case. 
During this time the road realignment design work and permissions etc 

could be completed. When the Careers Office is available for demolition 
the road realignment work could be completed in around 4 months.  

Benefits will start to be experienced after the project is in use.  There is 
no limit on the length of the operating period but the nominal design life 
of the road will be 20 to 40 years. 

Are there any external constraints on either commencement or 
completion of the project? 
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The project cannot commence until the existing sideloading ferry service 
ceases to use the existing pier, vehicle access way and marshalling area.   

Strategic fit and externalities 

How does the project impact on the Council’s statutory 

obligations? 

There are no obligations to develop the project. 

What are the relevant parts of the local plan and how does the 

project fit? 

The waterfront area is identified in the Modified Finalised Draft Local Plan 

as an Area for Action (AFA 2/1) The AFA is identified as being of strategic 
importance with the nature of the action set out as follows: 

“To pursue an area for action in the Dunoon town centre and waterfront 

area which will support 
- regeneration and investment in Dunoon and Cowal (in accordance with 

Structure Plan Policy PROP SI 3 and the identification of this part of Cowal 
as a “tourism Development Area”). 
- the potential for expanding water related tourist activity in the area. 

To realise opportunities for marine/ferry infrastructure provision and 
effective asset management 

To realise opportunities and resolve options for 
development/redevelopment and relocation. 

To promote town centre/waterfront enhancement schemes. 
To resolve access/traffic management options in support of the above”.  

What are the relevant parts of the structure plan and how does the project 

fit? 

Structure Plan Policy PROP SI 3 states: 

“The Argyll and Bute Local Plan shall include provision for: 

A) Housing and employment related development land provision at 
appropriate locations in…..the Sandbank-Dunoon-Toward corridor and for 

appropriate forms and scales of tourism –related development in the 
countryside; taking advantage of the investment attraction of these areas, 

including outward demand associated  with the Glasgow conurbation and 
the Loch Lomond and Trossachs National Park. 

B) Action programmes to stimulate investment and enhancements in the 

Rothesay and Dunoon town centres and Waterfronts.” 

How would you describe the fit with the Council’s fundamental 

objectives and its Corporate Plan? 

The council’s Corporate Plan identifies waterfront and town centre 
regeneration as strategic under its “Vibrant Communities” theme. 

How does the project align with the Government’s stated 
objectives of  

Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ 
Greener? 
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How does the project align with the objectives of others 
(individuals or organisations) and their stated policies and 

intentions? 

How does this project interact with other projects (please indicate 

if those projects are also part of the CHORD project)? 

Could the Council have partners in this project and what 
commitment could be expected of them? 

Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

What procedures are required to manage the project? 

Who should bear what responsibilities and how should they be 
answerable? 

What are the main risks to the project? 

Lack of finance and existing use of Pier by Ferry service prevents 

Waterfront development progressing 

How should they be reduced? 

Examine ways of reducing costs and see Waterfront Pro Forma sheets for 

potential ways of reducing risks 

How should the Council monitor the progress of the project?  What 

warning can it receive if the project is going off-track and how will 
it take corrective steps? 

When will the Council be able to withdraw from the project and 
leave it to its own devices?  

To some extent when the project is constructed but maintenance 

responsibility will remain 

When will the project terminate? 

When works constructed 

How and by what criteria should the project be evaluated?  What 
are the right times for evaluation? 
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All of the projects in the Dunoon Outline Business Cases have been 
considered by the Head of Planning at Argyll & Bute Council, Angus 
Gilmour, who has confirmed that there are no strategic development plan 

or land use issues which would represent a fundamental constraint on the 
delivery of the list of projects associated with each of the Outline Business 

Cases.  However, individual projects will have to be the subject of 
planning applications which will be subject to the “due planning process” 
and will have to address all material planning considerations. 

Argyll and Bute Structure Plan 2002 

The Argyll and Bute Structure Plan 2002 identifies two of its seven 

strategic issues; 

”exploiting the potential of the Firth of Clyde to be the focus for 

trans-Clyde rapid transit opportunities”  

“Pursuing regeneration strategies for Bute and Cowal focused on 
Rothesay and Dunoon.” 

The Plan also contains the recommendation REC SI 1 that the potential for 
rapid transit in the Clyde and specifically; 

“stimulating and coordinating with economic investment, action 
programmes and development, as appropriate, in the town centres 

and waterfronts of the Clyde-side towns” 

Proposal PROP SI 3 requires the Local Plan to include  

“Action programmes to stimulate investment and enhancements in 

the Rothesay and Dunoon town centres and waterfronts.”  

All of the projects in the Dunoon OBC are therefore compliant with the 

Argyll and Bute Structure Plan.  

Argyll and Bute Modified Finalised Draft Local Plan June 2006 

The Argyll and Bute Modified Finalised Draft Local Plan June 2006 sets out 
Policies LP ENV 13 (a) and (b) in relation to development affecting listed 
buildings and their settings. This policy will be relevant in the 

consideration of the proposals for the existing pier and pier building 
particularly if demolition and rebuilding is considered. It sets out the 

criteria to be satisfied before permission is given to demolish.  

Policy LP TRAN 8 on Piers and Harbours, encourages development within 
harbour areas provided that such development promotes the retention of 

the harbour for commercial marine uses. The policy also supports the 
enhancement and upgrading of piers, landing facilities and other facilities 

associated with the fishing industry. 

 

The Areas For Action arising out of the Plan include Dunoon Town 

Centre/Waterfront/West Bay and promotes a range of actions all of which 
support the projects put forward for the Outline Business Case.   
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Argyll and Bute Council Corporate Plan 2007-2011 and Beyond 

The Corporate Plan sets out five strategic objectives of Environment, 
Social Change, Economy and Organisational Development. The Chord 
projects contribute to the key objective of “Creating an attractive, well 

connected modern economy”, under the sub topic of “Rejuvenation of the 
main towns”.  

The Plan specifically sets out the Strategic Delivery Topic of Waterfront 
and Town Centre Regeneration and outlines the terms of the CHORD 
project. 

The Corporate Plan also contains under the Strategic Delivery Topic of 
Transport – Improving Access to the area; 

“Investigation and selection of preferred options following STAG appraisal 
for key priorities from the Argyll and Bute transport strategy, in particular: 

Interchange facilities for ferries and public transport at the Dunoon and 

Oban transport hubs.” 

The principle of town centre and waterfront projects in Dunoon is 

therefore supported by the Council’s Corporate Plan.  

An Economic Strategy for Argyll and the Islands 

The Economic Strategy for Argyll and the Islands, published by the Local 
Economic Forum in 2005 identifies five objectives: growing businesses; 
making global connections; developing skills; strengthening communities; 

and making best use of the environment. 

Each objective has a number of priorities. Under the ‘making global 

connections’ strategic aim a specific priority is ‘encouraging more people 
…  to live and work in Argyll and the Islands’ whilst the ‘strengthening 
communities’ priorities include a number of directly relevant priorities for 

a number of the Dunoon projects such as ‘investment in community 
assets and services and culture’ and ‘enhancement of the quality of the 

environment and culture’. The redevelopment of the Queens Hall or the 
reconstruction of a new facility on the waterfront could contribute to these 
objectives. 

The strategy identifies a number of action themes. One, ‘the economic 
coast’ recognises the economic opportunities to be gained from the 

region’s coasts and lochs. The proposals for Dunoon marina would fit well 
into this. Another of the actions singles out Loch Lomond and the 

Trossachs as ‘a long term project of immense significance. Consequently, 
any aspects of the Dunoon which support the aim of developing the town 
as the maritime gateway to the national park would be consistent with 

this theme. 

 

Loch Lomond and the Trossachs National Park Plan 2007-2012 

The Loch Lomond and the Trossachs National Park Plan 2007-2012 

highlights Dunoon as being a Primary Gateway Corridor to the National 
Park and as being a Major Gateway Community and a Key Tourist Service 
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Centre. It also highlights Dunoon as being a Strategic Transport 
Interchange hub for the National Park.  

Dunoon and National Park Gateway Strategic Development 
Framework and Action Plan August 2006 (Land Use Consultants et 
al) 

This document sets out a series of actions designed to maximise the 
opportunities caused by the recently designated Loch Lomond and the 
Trossachs National Park. This document highlights the need for major 

investment to the Queen’s Hall and the pier. The key actions include; 

• Enhance Dunoon town centre  

• Make it easy to access the area by public transport, from Central 
Scotland and the rest of the National Park  

The report supports the projects put forward for the Dunoon OBC in 

principle however it does also set out alternatives to those projects. For 
example, the report states on page 54, Paragraph 4.62 that; 

“Dunoon Pier is in very poor condition, requiring investment to maintain 
its fabric and function” 

“We believe that considerable investment in the structure and buildings 

are justifiable, given that the alternative of losing the pier would be 
extremely detrimental.” 

The report goes on to set out reasons why the restoration of the pier is 
desirable in terms of rebuilding civic pride and business confidence in 
investing in the area. Paragraph 4.64 sets out possible new uses for a 

restored pier and buildings. The report does not consider other options 
such as demolition and replacement in a different location or rebuilding in 

a different location.  

The report also considers the Queens Hall and states in paragraph 4.67; 

“the Queen’s Hall requires  major investment to improve its general 

condition, functionality and aesthetic composition” 

It states in paragraph 4.68 that; 

“recent studies undertaken by Gareth Hoskins Architects and Jura 
Consulting (2003) suggest that the hall is repairable and could be 
refurbished for about £5m. Discussions during the preparation of the 

Living Landmarks bid, considered whether the Hall should be demolished 
and replaced it with an iconic new building on the waterside. The cost of 

demolition roughly balances out the value of the site, so there is little 
economic gain from this route. Although the hall is dated and worn, it still 

has facilities and space that would be hard to replicate in an affordable 
new build.” 

The report goes on to consider new ways of using the Queen’s Hall and 

ways of refurbishing it.  

The report discusses Argyll Street and recommends full pedestrianisation 

together with a new design for the public realm (Page 61).  
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• The stated preference of the Dunoon Project Board in relation to the 
Victorian Pier and building is at variance with the detailed 

recommendations of this report which supports retention and 
refurbishment of the pier and building.  

• The report’s recommendations are in line with one of the options for 
the Queen’s Hall currently under consideration relating to 
refurbishment.  

• The report recommends pedestrianisation of Argyll Street. It is 
assumed that the Traffic Management Project will address different 

approaches to enhancing Argyll Street including consideration of the 
pedestrianisation recommendation set out in the Land Use 
Consultant’s report.   

It is recognised that projects evolve as they go forward and the 
information in the report may now be dated. However the assessment of 

the commercial case for the projects appears to support the findings of 
the Land Use Consultant’s Report in relation to the option to refurbish the 
Queens Hall.  
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National Planning Framework 

The first National Planning Framework (NPF) was published in April 2004. 
It sets out a strategy for Scotland’s development to 2025, providing a 
national context for development plans and planning decisions and helped 

to inform the wider programmes of government, public agencies and local 
authorities. 

The second National Planning Framework (NPF2)9 develops the first and 
describes Scotland as it is in 2008, identifies key issues and drivers of 
change, sets out a vision to 2030, and identifies priorities and 

opportunities for different parts of the country in spatial perspectives. It 
contains both thematic and spatial perspectives and focuses strongly on 

priorities for the improvement of infrastructure to support Scotland’s long-
term development. 

It should be borne in mind that national strategies by their very nature 

invariably contain something for everyone. NPF1, for example, contains 
some advice on economic development which is relevant to all of the 

CHORD projects. 

As far as spatial planning is concerned, there are two main issues: 

• ensuring that priorities for economic development are chosen in a 
way which takes account of the location of communities where the 
need for regeneration and renewal is most pressing; and 

• once long-term commitments to economic development have been 
made, timely investment is needed to ensure that hard to reach 

groups in disadvantaged areas are put in a position to benefit from 
the jobs and opportunities that will be created. 

NPF1, p.90 

Dunoon does not specifically receive a mention in the NPSs. Indeed, 
references to the wider Argyll and Bute area are relatively few and often 

presented in the context of either the wider Highland area or the River 
Clyde corridor. There are nevertheless several aspects of the NPF and 
NPF2 that are of relevance in evaluating the strategic fit of the Chord 

projects.  

Regeneration 

The NPFs are generally positive about the economic conditions and growth 
potential of the Argyll and Bute area as a whole10. Both NPFs emphasise 
that sustainable growth should benefit all parts of Scotland11 and focus 

                                       
9

http://www.scotland.gov.uk/Resource/Doc/208174/0055210.pdf
10

 NPF1 paras 10 & 40, NPF2 para 18 

11
 NPF2 paras 148, 150 & 158 
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heavily on the role of community led regeneration. There are several 
references to social capital and community enterprise and 

empowerment.12  Connectivity and environmental quality are two of the 
NPFs other watchwords, and attention is drawn to the need to co-ordinate 

infrastructure improvements with other economic investments.13 

When the first NPF was written, area regeneration was delivered through 
32 Social Inclusion Partnerships, one of them covering Argyll and Bute. 

NPF2 instead presents Urban Regeneration Companies (URCs) as the 
effective agents of change, although none are yet identified in the A&B 

area14. NPF2 also points out that the Highlands and Islands are to receive 
EU Convergence funding whereas the Lowland and Upland parts of 
Scotland are covered by EU Competitiveness and Employment funding. 

Dunoon falls under the latter, along with Campbeltown., Oban and 
Rothesay15. Dunoon also lies within the Northern Periphery co-operation 

zone.16   

Transport & infrastructure 

Both NPF1 and NPF2 place great emphasis on improving connectivity, 

recognising that improvements in transport infrastructure are needed to 
support economic activity and “unlock the potential of priority areas for 

regeneration such as the Clyde corridor”17 Both NPFs make commitments 
to improving road, rail and sea links across the country and beyond.18 

NPF2’s Map:15 Strategic Transport Corridors identifies a strategic route to 
“Inverclyde and the islands”, a notable addition given that NPF1 only 
identified a route from Stirling to Oban. 

The physical barrier of sea crossings is recognised as a challenge and both 
NPFs note the vital importance of ferry services both for sustaining 

communities, particularly remote communities, and in the promotion of 
tourism. NPF 1 is generally positive to ferry improvements, although NPF2 
goes further still stating that there is likely to be scope for further ferry 

and hovercraft services for firth crossings and on coastal routes.19 Options 
being considered for new fast craft routes in the Clyde have usually 

included calls at Dunoon. A review of lifeline ferry services is also 
promised.20 

 

                                       
12

 NPF1 para 177, NPF2 para 147 

13
 NPF1 para 88 & 177,  NPF2 paras 105 & 158 

14
 NPF1 para 70, NPF2 para 148 

15
 NPF2 para.110 

16
 NPF2 Map 12, NPF2 para 112 

17
 NPF1 para 100, NPF2 para 115

18
 NPF1 para 101, NPF2 para 192 

19
 NPF1 para 175, NPF2 para 121  

20
 NPF2 para 62 
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Quality environments, tourism and heritage regeneration 

The NPFs make frequent reference to the role that environmental quality, 

built heritage and cultural life can play in providing a focus for 
regeneration, as resources that can support economic and social 

development, and in helping to create strong, positive community 
identities21  The NPFs also acknowledge the contribution that tourism and 
leisure activities make to the economy, noting tourism’s symbiotic 

relationship to the conservation and promotion of the historic environment 
as well as freshwater and marine environments.22  

Both NPFs consequently call for the sustainable management of 
environmental resources23 and Scotland’s two national parks are lifted up 
as good examples of areas where environmental quality is being put to 

good effect.24  The Clyde’s rich maritime heritage and the outstanding 
environmental assets of the Firth of Clyde and the Loch Lomond and the 

Trossachs National Park are singled out as the basis for a growing tourism 
and leisure economy in areas to the west of Glasgow.25  

Coastal areas and energy 

The potential impact of sea level rises on communities and business in 
coastal areas is also highlighted and caution urged in the siting of new 

development.26 

The Clyde Corridor Spatial Perspective 

NPF1 identifies the Clyde corridor as a strategic economic development 
zone where co-ordinated action is required in the national interest27. This 
commitment is re-affirmed in NPF2 with renewed concentration on the 

strategic growth potential of the Clyde Waterfront and Clyde Gateway28 
and the identification of the Clyde corridor as a national strategic 

regeneration priority29 Government support is being given to a number of 
Urban Regeneration Companies along the Clyde Corridor, and significant 
regeneration activity in the form of housing and waterfront developments 

is taking place in Greenock and Port Glasgow under the auspices of 
Riverside Inverclyde Urban Regeneration Company.30 

The Clyde Corridor regeneration area is primarily centred on the Glasgow 
conurbation, and spreads east as well as west. However, the economic 
ripples of activities in the Clyde Corridor will undoubtedly be felt further 

                                       
21

 NPF1 paras 67 & 93, NPF2 paras 18, 79, 160 & 248 

22
 NPF1 paras 40, 109 & 164, NPF2 para 21  

23
 NPF1 paras 11, 56 & 106,  NPF2 paras 79 & 146 

24
 NPF2 para 160 

25
 NPF1 para 158, NPF2 para 258 

26
 NPF2 para 87, NPF2 para 242 

27
 NPF1 paras 107 & 151 

28
 NPF2 para 155 

29
 NPF2 para 103 

30
 NPF2 paras 104 & 257
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along the Clyde estuary, and more so in Dunoon than amongst the other 
Chord towns bar Helensburgh. 

Chord projects 

NPF support for Dunoon’s case relate primarily to the more general 

recommendations regarding environmental quality, preservation of the 
historic environment and tourism development. Dunoon can also take 
support from the positive statements regarding the Loch Lomond and 

Trossachs National Park and the wider initiatives in the Clyde Corridor, 
which it may be in a better position to tap into than, for example, 

Campbeltown, Oban or to a lesser extent Rothesay. However, this 
depends very much on how the individual projects develop to harness 
these potential linkages, through, for example a gateway visitor facility for 

the National Park. 
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The GVA  estimates and demographic projections relied on in the report are 
from two sources: 

Θ DREAM®snapshot is used to provide detailed information on output, 
GVA, earnings, employment and most other economic variables 

Θ DREAM®people is used for demographic projections 

The aim of the DREAM® family of products is to provide for regional and local 
economies the economic information usually analysed only at national level.  

DREAM® snapshot is the nucleus of the system and for most users provides 
by far the most detailed picture they have ever have seen of the local 

economy, fully consistent with all valid summary views that are available.  
DREAM® is constructed following the European standard ESA95 and the UN 
convention SNA93.  It is fully consistent with the UK national accounts and 

official regional data from ONS and the Scottish Government, and each 
DREAM® model is consistent and comparable with the model for every other 

region and locality. 

The basic DREAM®model is not like other economic models, which normally 
are used for forecasting,  

DREAM®snapshot  

In principle, DREAM® takes in all the nationally-published economic data on 
Argyll and Bute, harmonises it and removes inconsistencies and obvious 

errors, and adds in considerably more detail. 

Except for employee totals, the nationally published data is limited: regional 

accounts data on GVA for the areas which best approximate Argyll and Bute 
consists of only a 3-way sectoral split (agriculture including forestry and 
fishing/ production/ other).  A 16-sector breakdown of costs and revenues is 

published by the Scottish Government in Scottish Business Statistics, but 
unfortunately this does not cover the whole economy and is not consistent 

with the national accounts.  DREAM® makes the necessary adjustments to 
achieve consistency and combines these with national data at a fine industry 
level.  The resulting model is a detailed picture of the regional economy 

based on 123 products/ industries specified to cover the entire economy and 
including: 

Θ Sourcing by geography of each product used locally 

Θ Markets – by industry and by geography – for each local product 

Θ Accounts for each industry, including cash flows, profit and loss and 

annual investment. 

Θ Linkages within and between local industries 

Θ Flows of income within the community 

Θ Employment by industry, gender, hours and occupation, including 

self-employment 
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Θ Spending by local people and businesses, product-by-product 

Θ Economic performance measures against national averages and other 

areas 

Θ Market shares, productivity, competitiveness, balance of trade 

Primary data is held in a set of 9 tables which reflect the layout of the Supply 
and Use tables in the UK national accounts: 

Figure 18 Tables in DREAM®Argyll and Bute 

Table 1 summary
and components of output and GVA

Table 3int
intermediate demand
(business to business sales)

Table 3fd
final demand

Table 2

supply and
margins

Table 8 make matrix
shows industry/product 

correspondence

Table 4 
household consumption

Table 5 
collective consumption

Table 6 
accumulation (investment)

Table 7 
incomes and
institutional

sectors Table 9 
employment and

self-employment

TRADE

importsexports

 

The construction of the main variables is as follows: 

Production 

For statistical purposes Europe is divided into a hierarchy of territories.  
NUTS0 is usually an EU member  country, and NUTS1 a major region or 

constituent country (eg Scotland, Wales, Bavaria), with NUTS2, 3 and 4 being 
finer and finer subdivisions.   

Argyll and Bute consists of three NUTS4 areas:  the mainland part of the 
former AIE area, the island parts, and Helensburgh and Lomond.  These are 
parts of two NUTS 3 areas: 

Θ UKM43 Lochaber, Skye and Lochalsh and Argyll and the Islands 

Θ UKM31 East and West Dunbartonshire, Helensburgh and Lomond 

In the DREAM® model Gross Value Added to NUTS3 for the whole UK level is 
estimated for 123 industries by an iterative process constraining initial 
estimates to Regional Accounts as published for NUTS1, NUTS2 and NUTS3 

levels, to the Annual Business Inquiry (employment) at the 4-digit SIC level, 
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to the Annual Business Inquiry (financial) at region by division level and the 
National Accounts (Supply and Use tables).  Additional data is brought to 

bear in Scotland, Northern Ireland31 and the Republic of Ireland so that there 
are more than a dozen sources.  The diagram on the following page sets out 

the iterative process. 

For the towns in Argyll and Bute we have then taken the 123-industry 
breakdown of each NUTS3 GVA, and disaggregated it geographically in line 

with employment.  Special calculations are made for agriculture (employment 
data is patchy) and for housing (employment not an appropriate basis to split 

rents and imputed rents). 

A similar procedure is followed for Compensation of Employees, also making 
use of local data from the Annual Survey of Earnings and Hours.  This has 

been used to estimate commuting income. 

The final estimates are constrained to the national accounts, SUTS, even 

though the Regional Accounts may not exactly match due to data timing 
issues, and ABI frequently is significantly different.  The differences between 
ABI and National and Regional Accounts arise because the ABI is only one 

early source for national accounting data, does not have complete coverage, 
and the later balancing and adjustment stages take into consideration many 

other sources.  This is especially important in the hospitality industries where 
national accounts estimates of GVA are about £7bn higher than ABI 

estimates.  Type 2 multipliers (see below) are particularly affected because 
much of the additional GVA is allocated to compensation of the employed and 
self-employed. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                       
31

 For Northern Ireland the Census of Employment replaces ABI1, interpolated between census years by the Northern 
Ireland Labour Force Survey.  The Northern Ireland Annual Business Inquiry, the Manufacturing Sales and Exports Survey 
and the Business Insurance Survey are used.  For Scotland use is made of the Scottish Input Output Tables and Scottish 
Annual Business Statistics down to Local Authority level.  Irish estimates are based on the Republic’s input output tables 
and national accounts, and re disaggregated only to NUTS2.  Trade statistics are constrained to HMR&C national 
estimates through the national accounts constraints but HMR&C regional figures are used as a diagnostic tool only. 
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Figure 19 Iteration procedure for detailed GVA estimates 

National 

Accounts

UK GVA
123 industriesUK

employment
515 industries

UK GVA
515 industries

NUTS 3
employment

515 industries

QC: filtering 

and outlier

removal

Initial 
NUTS3

GVA
123 industries iterate 

to conform to

Regional Accounts 

(15 iterations)

Regional 

ABI

UK ABI
4-digit

iterate 

to conform to

Regional ABI

(4 iterations +
negatives adjmt)

NI ABI
Scottish 

SBS

iterate 

to conform to
Regional Accounts 

(22iterations)

iterate 

to conform to

SBS and NI ABI
(5 iterations)

Regional 

Accounts
N1, N2, N3

NUTS3
GVA

123 industries

Disclosives
estimation

Adjust RA  to workplace, 

single year, compatible 
with national accounts

DREAM®
DETAILED REGIONAL 

ECONOMIC ACCOUNTING 

MODEL

 

About a dozen industrial submodels are also used, in certain industries, 
normally to identify physical products and disaggregate activities.  The 

industries particularly relevant to Argyll and Bute include  

Θ Agriculture by farm type  

Θ Forestry by country, activity, maturity and timber type 
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Θ Fishing between caught (by species) and farmed 

Θ Energy: multi industry multifuel sub model including generating mix, 

disaggregation of oil and gas extraction, refining products etc 

Θ Food and drink: additional disaggregation of production and 

consumption 

Θ Timber, pulp, paper etc by product and process 

Θ Chemicals: some products identifies and some IO sectors 

disaggregated to 4-digit SIC 

Θ Construction: by activity/market 

Θ Hospitality to 4-digit SIC 

Θ Education by level 

Depending on the client base and the stability or otherwise of the industry, 

not every industrial submodel is used every year at every geographical level. 

Absorption 

Households’ consumption is estimated to NUTS1 level by disaggregating the 
national SUTS table (Table 4) using the Expenditure and Food Survey.  Below 

NUTS1 disaggregation is modelled based on household disposable income. 

NPISH consumption (Non-Profit Institutions Serving Households) is estimated 
using demographic and occupational structure, weighting according to the 

population in appropriate age groups, student numbers from the Census of 
Population, and employment in higher and further education and membership 

organisations. 

Collective consumption is estimated on a ‘who benefits’ basis using the Public 
Expenditure Statistical Analysis (PESA) estimates published by the Treasury. 

Regional estimates of fixed capital formation have not been available in the 
Regional Accounts since 2000.  After that date NUTS1 figures are based on 

ABI2 data and housing statistics, with geographical disaggregation to NUTS3 
based on turnover and profits.   

Stock changes are allocated based on weights averaging production and 
absorption. 

Trade 

DREAM®trade is a complete model of the internal and external trade of Great 
Britain and Ireland for the 123 goods and services of the United Kingdom IO 

classification.  It is based on production and absorption as outlined above, 
together with a DREAM® input output model of the Republic of Ireland, in 

which production and absorption are informally disaggregated to the 
Republic’s eight NUTS2 areas. 

The data sources are national accounts SUTS, Northern Ireland 

Manufacturers’ Sales and Export Survey, HMRC regional trade estimates, the 
Scottish Input Output tables, which in turn are based on an unpublished 

origin and destination survey by the Scottish Executive, the SCDI survey of 
Scottish Manufactured Exports, the Scottish Global Connections Survey, 
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Republic of Ireland Trade Statistics, and United Nations Comtrade Commodity 
Trade Statistics. 

Initial estimates are prepared using the production/absorption estimates as 
origin-destination values in a ‘gravity’ model.  In such a model the trade 

between two areas is proportional to the total flows from the origin, the total 
flows to the destination, and inversely related to the distance between them.  
The importance of distance is summarised in a ‘friction’ coefficient. 

Origin and destination for each product and territory combination are based 
on production and absorption above. 

The friction coefficient of the gravity model for each product is primarily 
based on the only official internal trade statistics for Great Britain, the 
Scottish Executive origins and destinations survey which reports trade 

between Scotland and the other constituent countries.  Where this is 
problematic (for example if a Scottish trade flow as reported by the Scottish 

Executive is greater than a UK flow estimated by ONS) some coefficients are 
imposed based on experience elsewhere, notably the Canadian interprovincial 
input output tables which are the most detailed intra-national trade statistics 

in the world.   

The distance parameter of the trade model is based on road distances 

between NUTS3 areas (NUTS4 in Scotland, NUTS2 in the Republic of Ireland).  
Adjustments based on crossing time and frequency are made for ferry routes.  

In the case of crossings to Northern Ireland the distance equivalent is an 
empirical estimate based on the NIMSAES.  A ‘national border’ effect is 
estimated for the Republic of Ireland. 

The trade estimates are then constrained successively to the various sources.  
The first constraints applied are based on the international trade data and the 

final constraints applied are the production/absorption estimates again, to 
ensure consistency with the national accounts.  The intermediate data 
sources are sometimes in conflict (eg Irish exports to the UK differ from UK 

imports from Ireland) so adhoc adjustment is sometimes needed. 

DREAM®people 

Every year or two the General Register Office for Scotland produces a set of 

population projections for Scotland and for each Council area within it.  
However, as GROS itself emphasises, the population can evolve according to 

a number of possible scenarios, and the central projections are but one 
scenario, based on simple assumptions. 

DREAM®people is a simple model designed to release those responsible for 

regional and local planning and policy from the confines of a single centrally-
approved projection.  It allows them to protect themselves from sudden and 

apparently arbitrary changes in forecast numbers and to explore the 
robustness of policy alternatives to different assumptions about the economy, 
society and the environment.   

Making a demographic projection involves making assumptions about how 
people will behave and how they will make major life-forming decisions.  In 

most places DREAM®people does this in a similar way to the GROS models.  
In some places it is simpler than the GROS model, and in other cases it is 
more subtle: most importantly it can be controlled by the user. 
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Feature GROS DREAM®people 

Scope Separate for each gender, ages 

0-89 plus ’90 and over’.  

Projects ahead one-year at a 

time from a fixed base of 2004 

and terminates 2027. 

All people, ages 0-99 plus ‘100 

and over’.  Projects ahead one-

year at a time from latest 

available mid-year estimate 

and continues without limit. 

Births Scotland level assumption 

adjusted to reflect regional 

differentials in fertility rates 

based on female population 

Scotland level assumption 

adjusted to reflect regional 

differentials in fertility rate 

based on total population 

Deaths Scotland-level assumption 

based on trends in mortality 

rates (up to age 89), adjusted 

by age-specific mortality ratio 

for the locality 

Scotland-level assumption 

based on trends in mortality 

rates(up to age 99), adjusted 

by age-specific mortality ratio 

for the locality 

Migration 

total 

Single net number from 2007 to 

2027 for each council area – 

400 for D&G 

Sum of five identified flows as 

indicated below 

Migration 

by age 

Total as above is divided up to 

reflect the recent age 

composition of net flows. 

1. Bellwether migration of 

21-33 olds at rates 

based on labour market 

2. Prime working migration 

of 34-49 year olds at 

rates based on labour 

market and housing 

3. 50-67 ‘end career’ 

migration at rates based 

on housing markets 

4. 0-15 child migration 

based on prime 

migration and local 

family size 

5. Student age migration 

at rates based on age 

participation index. 

DREAM®people as a whole has been used for Argyll and Bute and a special 

version based on datazones for the towns. 

Note: although cogentsi has used its DREAM® models on a grace-and-favour 

basis for the CHORD project, neither the results nor the models form part of 
any contract between cogentsi and Argyll and Bute Council.  Raw data may 
be Crown copyright where indicated but all information and intellectual 

property contained in the DREAM® models that is not Crown copyright is the 
property of Cogent Strategies International Ltd and Hervey Gibson and all 

rights are reserved. 
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THE HELENSBURGH OUTLINE BUSINESS CASE 

 

Chairman’s Introduction 

As Argyll & Bute’s largest town, servicing one third of the population of the total 

Council area, I am in no doubt that the proposed investment of £7.46mn in 

Helensburgh will deliver both a significant and immediate positive impact on 

communities in Argyll & Bute.    

Developments to Colquhoun Square and surrounding streets, the Esplanade and 

Kidston Park will substantially contribute to improving the appearance of the town.  

This will attract people coming into Helensburgh from neighbouring areas and towns.  

With the City of Glasgow and the Loch Lomond and the Trossachs National Park on 

the doorstep there are major catchment areas to be targeted for day visitors.  

Increased visitor numbers, in turn, will attract investor interest in Helensburgh.    

Helensburgh’s OBC is deliverable, affordable, and low risk.   The attached 

documents support this statement.   As a result the economic outcomes calculated 

to flow from the project will happen if the investment is made.  Every one of 

Helensburgh’s project elements can be delivered within the four year timescale set 

by the Council (see Notes pages 16, 17 and 18).   They are not dependent on 

attracting funding from other sources in what are difficult financial times.  Nor will 

they result in increased revenue demands on the Council.  In fact, they will reduce 

the Council’s current revenue costs.  Moreover there are no ownership issues which 

traditionally take much longer to resolve than initially anticipated (see Executive 

Summary).  

People’s perception of Helensburgh is that it is an affluent town which doesn’t 

require investment.  The reality is very different.  For example, local retailers receive 

only around one third of the available local spending.  Local hospitality industries are 

half the size you would expect in a Scottish town of 14,000 people (see Dossier slides 

6 and 20).   

An independent report by Colliers CRE found that Helensburgh is leaking 50% of its 

food expenditure and 74% of its non-food expenditure to other local authority areas.   

In 2007 this equated to £70mn and if no action is taken the figure will continue to rise.  

The proposed project elements are exactly the type of action that needs to be 

taken to ensure Argyll & Bute addresses this trend and begins to re-capture this 

expenditure.  By doing so, it will see each year additional increases of around £1.2 - 

£4.4mn in economic activity based on Cogent SI and DTZ’s respective economic 

appraisals.   This represents a positive Net Present Value (NPV) of around £14mn - 

£64.7mn, with benefit: cost ratios of around 2.5:1 to 9:1.  Re-capturing lost 

expenditure is much easier to address than trying to attract new expenditure. 

Especially in the case of Helensburgh where the market is still present rather than 

creating new markets and expenditure.    
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I truly believe supporting Helensburgh’s OBC is the right thing for the wider economic 

prosperity of Argyll & Bute.  To stand back and allow Argyll & Bute’s largest town to 

continue to decline is surely not an option.   

The Helensburgh Partnership has been operating for approximately two years.  

During that time independent research has been used to develop the project 

elements in consultation with the local community (see Dossier slides 21, 23).  The 

projects have been costed and programmed.  We are ready to go and are simply 

waiting for the green light.    

 

Bill Brackenridge 

Chairman 

The Helensburgh Partnership 
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Helensburgh is Argyll and Bute’s largest town, with a population of around 14,000 
(GROS 2006).  Situated on the northern shores of the Firth of Clyde at the mouth 
of the Gareloch it is the major residential and commercial centre for the Lomond 
area.  Previously located in Dunbartonshire until local government reorganisation 
in 1996, Helensburgh still has strong connections to the major conurbations to its 
east. 

Historically a summer residence for the well-to-do, and seaside town for day 
trippers, the town now combines a close relationship with HM Naval Base Clyde, 
with housing commuters to Glasgow in an upscale dormitory.   

This section provides a snapshot of the current economic conditions in 
Helensburgh and Lomond.  It considers a number of economic variables including 
population distribution, employment by sector, business size and unemployment. 

Figure 1 is a map of the area considered in this section. 

Figure 1 : Map of Helensburgh and Lomond settlement 

 

����	����
�

Table 1 shows the population change in Helensburgh and Lomond between 2001 
and 2006 and compares it with the respective changes in Argyll and Bute and 
Scotland as a whole. 

Page 301



 
8 

Table 1 : Population change 2001-2006 

Population change 2001-2006

Area 2001 2006

Change 

2001-2006

% Change 

2001-2006

Helensburgh and 

Lomond 25,054 23,839 -1,215 -4.8%

Argyll & Bute 91,300 91,390 90 0.1%

Scotland 5,064,200 5,116,900 52,700 1.0%  

Source: GROS, Small Area Population Estimates, 2001 to 2006 

In 2006, the population of Helensburgh and Lomond was estimated to be 
approximately 23,840.  Between 2001 and 2006, the population decreased by 4.8 
per cent, which was in contrast to the trends at the Argyll and Bute and Scottish 
levels where the population increased by 0.1 per cent and 1.0 per cent 
respectively.  Annual population estimates suggest that the population of 
Helensburgh and Lomond decreased year-on-year between 2001 and 2004.  The 
population then increased between 2004 and 2005, but this increase was followed 
by a dramatic decrease of 7.2 per cent between 2005 and 2006.  These dramatic 
fluctuations in population are influenced by the number of staff at the military 
base. 
 
Figure 2, below shows the age and gender structure of the Helensburgh and 
Lomond population and compares it with the populations of Argyll and Bute and 
Scotland as a whole. 

Figure 2 : Gender and age distribution in Helensburgh and Lomond 2006 
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It shows there is a proportionately higher number of young men in the 18 to 27 
age range in Helensburgh and Lomond compared to Argyll and Bute and Scotland 
as a whole.  This dramatic difference in the male population is largely due to the 
HM Naval Base Clyde, located in Lomond.  By contrast Helensburgh and Lomond 
has slightly fewer young women in the 24 to 32 age range than elsewhere in 
Argyll and Bute. 

Table 2 illustrates the population change in Helensburgh and Lomond in specific 
age groups and compares them with the changes at Argyll and Bute and Scottish 
levels. 

Table 2 : Change in population age structure 

Age 

Group

Argyll and 

Bute Scotland

2001 2006

Change 

2001-06

% Change 

2001-06

% Change 

2001-06

% Change 

2001-2006

0-4 1,406 1,284 -122 -8.7 -12.2 -2.8

5-19 5,165 4,803 -362 -7.0 -2.5 -3.2

20-44 5,714 4,758 -956 -16.7 -7.2 -2.1

45-64 5,758 5,972 214 3.7 7.3 7.8

65-84 4,021 4,439 418 10.4 8.7 3.4

85+ 626 659 33 5.3 0.9 7.2

Total 22,690 21,915 -775 -3.4 0.1 1.0

Change in population age structure

Helensburgh and Lomond

 

Source: GROS small area population estimates 2001, 2006 

Helensburgh and Lomond experienced a considerable ageing in its population 
during this period.  The largest population change in Helensburgh and Lomond 
occurred in the 20-44 age range which saw a decline of 16.7 per cent.  This 
decline is significantly greater than that experienced at Argyll and Bute and 
Scottish levels, which saw decreases of 7.2 per cent and 2.1 per cent 
respectively.  Similarly the falls for the under 19 years olds was much greater in 
Helensburgh than elsewhere in Scotland. 

All groups over aged 45 showed population increases.  The largest increase in 
population, in Helensburgh and Lomond, during this period was in the 65-84 age 
range (10.4 per cent increase).  This increase is greater than that experienced by 
Argyll and Bute as a whole (8.7 per cent) and Scotland (3.4 per cent).  This 
change in the population distribution suggests a need for there is a need for an 
adaptation of the town centre with a greater demand for retail and leisure 
activities best suited to an older client groups such as convenience retailing and 
restaurants 

���	����
��

According to the Annual Business Inquiry, there were 10,368 employees 
(excluding self employed) in Helensburgh and Lomond in 2006.  Figure 3 shows 
the distribution of employees by broad sector in Helensburgh and Lomond, in 
2006 and Figure 4 shows the employment distribution of Argyll and Bute as a 
whole. 
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Figure 3 : Distribution of employees in employment in Helensburgh 2006 

Helensburgh and Lomond employment 2006
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Figure 4 : Distribution of employees in employment in Argyll and Bute 

2006 

Argyll and Bute employment 2006

 Hotels and catering, 4682, 

12%

 Education, 3039, 8%

 Health and social work, 

5246, 14%

 Transport storage and 

communication, 1575, 4%

 Agriculture; hunting; 

forestry & fishing, 1057, 3%

 Public administration and 

defence, 6696, 17%

 Real estate; renting and 

business activities, 4657, 

12%

 Other*, 1977, 5%

 Mining & quarrying, 405, 

1%

 Electricity; gas and water 

supply, 200, 1%

 Manufacturing, 1462, 4%

 Wholesale & retail trade; 

repair of motor vehicles, 

4643, 12%

 Construction, 2388, 6%

 Financial intermediation, 

303, 1%

101110
2

38330

Source: ONS and DREAM®

Z:/Projects/P222/CHORDDATAUN

ITSWORKING.xls/Argyll&ButePie

 

Figure 3 illustrates that employment in Helensburgh and Lomond is dominated by 
two main sectors, namely public administration and defence (27 per cent) and 
real estate, renting and business activities (21 per cent).  These sectors account 
for almost half of all total employment in Helensburgh and Lomond. 

The level of self employment, at 7.3 per cent in Helensburgh, is marginally higher 
than the Scottish level of 6.6 per cent but considerably lower than the Argyll and 
Bute average of 11.5 per cent (2001 Census).  This reflects the  
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The Annual Business Inquiry provides information on the number of data units 
located in an area.  The number of data units in an area can act as a good 
indication as to the number of work places operating in an area employing staff.  
Data units do not correspond directly to the number of work places in an area as 
self employment is not taken into consideration. 

In 2006 there were 830 data units in Helensburgh and Lomond employing staff.  
Figure 5 shows the break down of data units by business size in Helensburgh and 
Lomond, Argyll and Bute and Scotland.  As is found in all areas the vast majority 
of units fall into the smallest employee category of less than 5 staff. 

Figure 5 : Distribution of business units by company size 2006 
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In 2006, 68.6 per cent of all the total business units in Helensburgh and Lomond 
employed between 1 and 4 employees.  This is a slightly figure is higher than 
both the regional and Scottish averages (67.2 per cent and 63.3 per cent 
respectively).  The number of medium sized businesses (employing between 5 
and 24 staff) is proportionately lower in Helensburgh and Lomond than in the 
comparison areas, accounting for 23.1 per cent of total business units compared 
to 26.0 per cent for Argyll and Bute as a whole and 27.5 per cent for Scotland.  
There is a slightly bigger proportion of larger units (with 25 or more staff) in 
Helensburgh and Lomond than elsewhere in Argyll and Bute. 

�
���	����
�� �

In March 2008 there were 269 JSA claimants in Helensburgh and Lomond.  At this 
time the unemployment rate in Helensburgh was 1.6 per cent, a significantly 
lower level than for both Argyll and Bute and Scotland (2.2 per cent and 2.3 per 
cent respectively). 

Figure 6 illustrates the unemployment rates from March 2005 to March 2008 in 
Helensburgh and Lomond, Argyll and Bute as a whole and Scotland indicating 
that the unemployment levels in Helensburgh and Lomond has been consistently 
below those of the comparison areas 
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Figure 6 : Unemployment rates March 2005 to March 2008 
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It is worth noting however that the actual town of Helensburgh has an 
unemployment rate close to the Argyll and Bute average and that it is very low 
unemployment in the Lomond hinterland which pulls down the average for the 
area. 

As is the case in Argyll and Bute and Scotland, the level of unemployment in 
Helensburgh and Lomond has declined in recent years, decreasing from 2.0 per 
cent in March 2005 to 1.6 per cent in March 2008. 

A summary of the changes in long-term unemployment (claiming unemployment 
benefits for six months or more) over the three year period are given in Table 3. 

Table 3 : Long-term unemployment March 2005-March 2008 

Date

Argyll and 

Bute Scotland

No. unemployed 

long term

% of total 

unemployed

% of total 

unemployed

% of total 

unemployed

March 2005 115 33.3 35.7 30.0

March 2006 115 31.5 32.9 30.2

March 2007 100 29.9 33.5 31.2

March 2008 70 25.9 29.2 25.9

Long-term unemployment March 2005-March 2008

Helensburgh and Lomond

 

Source: ONS claimant count 

In March 2008 there were 70 claimants unemployed long-term in Helensburgh 
and Lomond accounting for 25.9 per cent of all claimants.  This is a lower 
proportion than for Argyll and Bute as a whole (29.2 per cent).  The long-term 
unemployment rate in Helensburgh and Lomond fell by 39 per cent during this 
time period; this value is greater than the decline in Argyll and Bute as a whole 
(33 per cent decline) and greater than the decline experienced at Scottish level 
(30 per cent decline).   
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Town centre retail offering 

A recent report Colliers CRE1 for Helensburgh Partnership identified 264 retail 
units: 

 

Type of retail unit Number of 
units 

% of total 
units 

National 
average2 

Average unit 
size (ft2) 

Convenience 23 9% 7% 2,695 

Comparison 83 31% 32% 1,653 

Service 116 44% 43% 1,926 

Vacant3 21 8% 9% 882 

Other 21 8% 9% - 

TOTAL 264 100% 100%  

 

The proportions of different types of retail units and their sizes are similar to 
many towns in the UK.  The proportion of vacant units in a town can be used 
when assessing the vitality and viability of a town centre; Helensburgh’s rate of 
8% is below the national average and so does not raise any concerns.  Colliers 
CRE also assessed the attractiveness of Helensburgh’s retail units; 18 (76%) of 
the 23 vacant units were rated as unattractive or poor quality, which is not 
conducive to attracting new tenants. 

Figure 7 shows how the occupied retail units in Helensburgh are split into three 
different types: comparison (mainly non-food, such as clothes, shoes, electrical 
goods etc); convenience (mainly food and drink retailers plus newsagents and 
retailers of non-durable household products) and services (such as banks). 

Figure 7 shows that the proportion of convenience retail units in Helensburgh is 
significantly lower than for the UK as a whole (12 per cent compared to 19 per 
cent).  In addition a much larger proportion of the retail units in Helensburgh are 
used for services, more than one third.   

                                       

1
  Colliers CRE.  Helensburgh Retail Study, for the Helensburgh Partnership.  July 2007.

2
  Source:  Experian GOAD

3
  Vacant units as at 14 June 2007, including units currently being refurbished
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Figure 7 : Number of occupied retail units in Helensburgh 

Number of occupied retail units in Helensburgh

Convenience

12%

Comparison

53%

Service 

35%

Figures exclude vacant units and are 

correct as at March 2007

Source: Goad Centre Report

Ref:Z/P218/GoadRetailData.xls/NumofUnitsHelensbu

rgh

 

Figure 8 : Number of occupied retail units in the UK 

Number of occupied retail units in the UK

Convenience

19%

Comparison

57%

Service 

24%

Figures exclude vacant units and are 

correct as at March 2007

Source: Goad Centre Report

Ref:Z/P218/GoadRetailData.xls/NumofUnitsUK

 

The main retail streets are Sinclair Street and West Princes Street, with others 
such as East Clyde Street, East Princes Street, James Street, West Clyde Street 
having some retailing.  The Co-op food store is the largest store in the town (24 
000 square feet) and there are also Tesco Metro and Tesco Express stores.  The 
closest large supermarket is in Dumbarton. 
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There is a wide range of multiple retailers in the town4; in comparison to similar 
towns, Helensburgh is in demand from national multiple retailers. 

There are a number of national retailers requirements which can not be satisfied 
at present as there are not suitable sized units, such as Argos, Peacocks, New 
Look, M&S, Sainsbury’s Local, Ethel Austin and the Arcadia Brands (Burton / 
Dorothy Perkins / Evans / Miss Selfridge / Outfit / Topshop / Top man / Wallis)5. 

There are a large number of small, independent retailers in the town.  Trading 
conditions for them are not known. 

Demand for retail space and vacant space 

Currently Helensburgh and Lomond leak 50 per cent of its food expenditure and 
75 per cent of its non-food expenditure, confirming there is a need for additional 
retail space. 

There is considerable demand for retail space in the town – for large units for 
multiple retailers and also for small units.  In April 2008, there are only three 
retail units available to rent in Helensburgh according to the Scottish Property 
Network; two are small units (760 and 803 ft2) and one larger (2,215 ft2) at £8-
20 per ft26.In July 2007 the Colliers study reported 21 units vacant. 

Figure 9 indicates that the retail vacancy levels in Helensburgh are below that of 
the UK as a whole with 7.0 per cent of outlets and 6.2 per cent of their floorspace 
being vacant, again supporting the idea that Helensburgh town centre has scope 
to expand its retail offering if additional floor space could be brought on stream. 

Figure 9 : Retail vacancy rates 
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4
  Multiple retailers at July 2007 included:  Abbey National, Aga Shop, Arnold Clark, Bar Buddha, Blacks, Bookworms, Boots, 

Cancer Research, Clinton Cards, Clydesdale Bank, Co-Op, Cost Cutter, Edward Jones, Farmfoods, Greggs, Haddows, Happit, 
HBOS, Johnsons, Lloyds TSB, M&Co, Moshulu, Moss Pharmacy, Natural Choice, News Plus, Oddbins, Oxfam, Partners Hair, 
PDSA, RBS, RS McColl, Semi-Chem, Tesco, Thompson, Thorntons, Timpson, Victoria Wine, WHSmith, William Hill, Woolworths

5
  Identified by Colliers CRE. 

6
  Scottish Property Network, searched 4 April 2008.
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Retail planning applications and inquiries 

There are no major development commitments or proposals in Helensburgh7.  
Outline planning permission was granted for an extension to the Co-Op in 2003 
but was never implemented.  The former Co-op premises on West Princes Street 
have been refurbished and all four units are expected to be let for chemist, 
restaurant, and professional service uses.  There are some major retail 
development proposals in Dumbarton, which have the potential to draw trade 
from Helensburgh, as does the continued improvement of Glasgow City Centre, 
which is the top of the retail hierarchy in the area. 

There are no allocations for more shops (use class 1) in the Local Plan8.  
However, Helensburgh Town Centre and Waterfront has been identified in the 
Local Plan as an Area for Action.  The nature of the action anticipated includes “To 
consider retail opportunities and constraints (including retail capacity study)”. 

Recent retail deals 

Rents for prime locations in Helensburgh, such as Sinclair Street and prime 
locations, are £30-35 per ft2, falling to £25 per ft2 in secondary locations, such as 
West and East Princes Street. 

The level of rent that retailers are willing to pay is an indicator of the perceived 
strength of a town centre.  Helensburgh compares favourably with Dumbarton, 
Fort William, Galashiels, Kirkintilloch and Wishaw. 

Recent retail units let include a 624 ft2 traditional shop unit on East Princes Street 
and 608 ft2 traditional shop unit on West King Street9. 

Future need for retail space 

Colliers CRE analysed the retail capacity of the town from 2007 to 2015 based on 
two scenarios.  The first scenario, used as a technical benchmark position, 
assumed that Helensburgh retains its existing share of available retail 
expenditure compared to its competitors.  The second scenario assumed that 
Helensburgh could increase its share of expenditure to 50 per cent of comparison 
good spending and 80 per cent of convenience spending; under this scenario, an 
additional 60,300 ft2 of comparison good space and 16,000-27,000 ft2 of 
convenience good space is required, which equates to a small supermarket. 

The report’s authors state that ‘the future retail offer and direction of the town is 
considered to be at a ‘crossroads’ at present”, and that its future can be 
determined by the Council and other interested parties.  They also state that a 
“stand still” is not an option for Helensburgh as it would continue to leak trade. 

Leisure activity 

Helensburgh is well serviced by a mix of cafes, pubs, restaurants and 
accommodation10.  These include some national multiples, such as Bar Buddha.  
There is a limited range of accommodation for the size of the town with a handful 

                                       
7
  Assessment made in July 2007 by Colliers CRE.

8
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 

9
  Scottish Property Network records 15 undated deals at an average rent of £17 per ft

2
 on 12,939 ft

2
 of retail space, with an 

average size of 863 ft
2
.

10
  Yellow Book.  Helensburgh Town Centre and Waterfront September 2004.
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of hotels and a number of small bed and breakfasts.  The Yellow Book report 
noted that, with some exceptions, the food and drink offer was poor and 
outdated. 

The main leisure attractions in the town are: 

• Charles Rennie Mackintosh’s Hill House (Colquhoun Street) 
• Hermitage Park for tennis, bowling and skateboarding (Sinclair Street) 
• The Henry Bell Monument (West Clyde Street) 
• Waverley Paddle Steamer 
• Helensburgh Swimming Pool (West Clyde Street) 
• Helensburgh Sailing Club 
• Gardens in and around Helensburgh are open to the public, such as 

Geilston Garden, Cardross 
• Various golf, tennis, bowling and other sports clubs 

No leisure investment of note has taken place for many years and there have not 
been any major leisure planning applications. 

The former cinema (John Street) has been redeveloped into a restaurant and bar 
with a proposal to develop a new cinema, but the status of this project is 
unknown.  An amusement park at was granted permission on West Clyde Street 
in 2001-2003. 

Three sites are allocated for community or leisure uses in the Local Plan: 

 

Table 4 Community facilities and recreation allocations 

Community facilities and recreation allocations – Helensburgh and Lomond11 

Location Use Area (ha) 

Red Burn New Hermitage Academy plus sports provision; this site 
will retain its greenbelt designation if this is not built 

5.8 

Rear of Victoria Halls Community centre 0.1 

Kirkmichael Community facility 0.44 

The Helensburgh Partnership commissioned a study by Creevy LLH into the 
market for Leisure and Hotels in the Helensburgh area.  This report concluded 
that there is extensive private food and beverage provision but limited national 
operators.  The existing provision appears to be below what they would have 
anticipated for a town the size of Helensburgh.  There are also no branded hotel 
operators, the largest existing operators being the Commodore Hotel (43 
bedrooms) and the Rosslea Hall Hotel (28 bedrooms).  There is high quality hotel 
accommodation at Loch Lomond. 

Creevy LLH considers that market demand exists for up to 20,000 sq ft (1,858 sq 
m) of additional branded food and beverage operations but only within new 
space.  A number of specific operators have requirements for Helensburgh 
including Costa, Di Maggio’s, Subway, Laurel Pub Company, Spirit Group, Burger 
King, Frankie & Benny’s and Gondola (Ask, Zizzi, Pizza Express). 

                                       
11

  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 
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The report also indicates that there could be demand for a boutique hotel 
together with a budget hotel in or on the edge of town. 

Office market 

The office market is centred around Colquhoun Street and Colquhoun Square; 
other offices are on East Princes Street, West Princes Street, Sinclair Street, East 
Argyle Street, West Argyle Street and King Street.  The offices are mostly 
occupied by professional firms.  Many have ground floor retail frontage with office 
suites above.  The majority are traditional buildings rather than modern offices. 

The Council has eight offices in the town, at Blairvadach House, John Street, East 
King Street, West King Street, West Princes Street, Sinclair Street, Lomond Street 
and East Clyde Street, totalling 39,870 ft2.  There is a proposal to consolidate all 
the Council’s operations into a single new building in the town centre, releasing 
the other offices it owns. 

There are no recent office sales recorded for the town in the Scottish Property 
Network and very few grants of new leases12.  This is not to say that none have 
occurred as like many sources, the SPN does not give the complete picture.  An 
undated lease of an office on East King Street was for 1,101 ft2 at £12 per ft2.  
Most offices appear to offer small amounts of space in traditional office premises 
(1,902 ft2 from Scottish Property Network archive search (3 transactions)).  This 
corroborates Ryden’s view that supply of offices is low, sometimes zero, and that 
demand can’t be met due to lack of suitable office space13. 

There is one site allocated for business use in the Local Plan which is at 
Craigendoran, which is at the edge of town, which totals 3.5 hectares net14. 

The residential market 

The Helensburgh housing market is active and values have been rising over 
recent years.  Average house prices (see Table 5) are well above the national 
average, and rose by more than average in 2007.  These figures must, however, 
be treated with a degree of caution as a number of very high house prices distort 
the overall figures.   

Table 5 Average house prices 

Average 
house prices 
(£)15 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Helensburgh £154,259 £156,010 £179,788 1% 15% 

Scotland £117,179 £129,575 £144,807 11% 12% 

The number of houses sold in Helensburgh fell 8 per cent in 2007, compared to a 
rise of 2 per cent in Scotland, but it is still around 2005 levels. 

                                       
12

  Scottish Property Network; searched 4 April 2008.

13
  Yellow Book.  Helensburgh Town Centre and Waterfront September 2004. 

14
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 

15
  Registers of Scotland; data for April 2005 to April 2008.
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Table 6 House sales volumes 

House sales 
volumes16 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Helensburgh 467 479 442 3% -8% 

Scotland 125,523 133,174 136,106 6% 2% 

Data from HBOS suggests greater increases in Helensburgh house prices than the 
Registers of Scotland data, but reinforces their upwards trend: 

Table 7 Average house sales 

Average 
house prices 
(£)17 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Helensburgh £165,116 £190,005 £206,886 15% 9% 

There is pressure on the housing supply of Helensburgh as the increase in 
housing stock of 2% between 1991 and 2001 has not matched the 3% growth in 
household formation.  Average house prices in the town are the highest in Argyll 
and Bute, fuelled by in-migrants who see the area as attractive to live in.  The 
Council has identified a requirement for 30-40 new private houses and 50 new 
social rented units to be built annually between 2004 and 200918.  However, 
there is very little land available for housing, particularly affordable housing.  The 
Council has recognised that it needs to develop a realistic affordable housing 
policy. 

No significant planning applications have been submitted for housing in 
Helensburgh in recent years.  There was an application to erect eight houses at 
Empress Drive in 2005. 

There was an unused Local Plan allocation of land for housing of 386 units in 
August 2001, and 309 units at August 2002.  The Council has assumed, through 
the Local Plan, that this land will meet much of the demand for new housing in 
Helensburgh and Lomond to 2007: 

 

Table 8 Housing allocations 

Housing allocations – Helensburgh and Lomond19 

Location Use Number of 
units 

Affordability 
minimum % 

Clyner / Rosneath - Silverhills Housing 10 25% 

Garelochhead – Station Road Housing 24 0% 

Garelochhead – Smithfield Housing 8 25% 

                                       
16

  Registers of Scotland; data for April 2005 to April 2008

17
  Halifax Bank of Scotland (HBOS), post town’s average house prices, downloaded 4 April 2008.

18
  Argyll and Bute Council.  Local Housing Strategy 2004-2009.  February 2005. 

19
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 
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Garelochhead – Feorlin Breck Housing 14 100% 

Helensburgh – Kirkmichael Housing 30 100% 

Helensburgh – The Hermitage (but may revert to school 
and sport field use) 

Housing 160 25% 

Kilcreggan – Meikle Aiden North Housing 4 0% 

Rhu – Aros Road Housing 30 25% 

Shandon - Blairvadach Housing 28 0% 

    

TOTAL  308  

Areas for action identified in the Local Plan 

Areas for action are areas which, subject to resource availability during the plan 
period, will be the focus for partnership or community action.  For Helensburgh 
and Lomond they are: 

Table 9 Areas for actions 

Areas for action – Helensburgh and Lomond 

Helensburgh – waterfront; strategic; regenerate and enhancement. 

Helensburgh - town centre; strategic; regenerate and enhancement. 

Helensburgh – Rosneath Bay; strategic; regenerate and improving accessibility. 

Helensburgh – Craigendoran; local; recreation/tourist development. 

Helensburgh Reservoirs; local; enhancement/redevelopment of redundant reservoirs. 

The Areas for Action for Helensburgh Waterfront and Helensburgh Town Centre 
list a number of target actions.  These include considering opportunities for 
waterfront enhancement and the relationship of this area with “people movement 
plans” for the waterfront and considering retail opportunities and constraints 
(including retail capacity), townscape enhancement opportunities and traffic 
management, parking and access arrangements for the town centre. 
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Considerable attention has been paid to the trends in population, because most 
CHORD projects aim to make Argyll and Bute a more attractive place to live and 
work, and thus to bend such trends. 

Chris Carr, the Council’s Research and Information Officer, produced the Council’s 
own projections in August 2007, based on midyear estimates made by the 
General Register Office (GROS) for mid 2005.  This showed the regional 
population declining slowly from 91 350 to 87 550 in 2024.  It was broken down 
into five areas, but not to the level of the towns which are the subject of the 
CHORD studies. 

The consultants, cogentsi, have used their own model, DREAM®people, to 
generate town projections based on 2006 mid year estimates from GROS.  In 
order to calibrate these projections they allowed the model to project for the 
whole of Argyll and Bute.  The end result, a total population of 87 375 in 2024 is 
virtually identical to the A&B Council projections.   

GROS itself prepared a projection published in January, based on rather higher 
birth rates and lower death rates, and substantially higher retention of young 
people.  This resulted in a higher and more stable population, but eventually in a 
decline at an accelerating rate. 

Figure 10 Population projections 
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While the Council’s and cogentsi’s forecasts differ little in total, there are 
differences in the forecast structure of the population.  These arise because the 
models used for projection, while mathematically very similar indeed, differ 
slightly in the way that migration assumptions are input and are treated.  Using a 
model Popgroup, the council made a single constant level net migration 
assumption of 241 net in migrants per year, and a single fixed assumption about 
the age of these migrants.  Using DREAM®people, cogentsi assumed constant 
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percentage rates of net migration for five different age groups, based on recent 
experience. 

The cogentsi forecast for the whole of Argyll and Bute features out migration of 
young people (from 16 up to 33) and in migration of all other age groups.  The 
consequence is a slightly more rapidly ageing population.  Notably the number of 
people of childbearing age is projected to fall, so that by the later years of the 
projection the number of births is much lower in the cogentsi forecast, and this 
causes the rate of population decline to accelerate. 

The differences between the three projections for Argyll and Bute are not 
negligible, but the differences between different parts of Argyll and Bute are 
much larger.  These differences are primarily the consequences of different 
structures and trends, and the differences between areas are likely to remain 
broadly the same whichever model is used. 

��	�
������������������

Helensburgh town (defined as the twenty Data Zones shown in Figure 11, 
numbered S01000762-784) had a 2006 population of 7199 females and 6772 
males20, a total of 13971. 

 

Figure 11 : Map of Helensburgh 

 

                                       
20

 Numbers are quoted precisely here because of their use in later calculation.  They should not be 
considered reliable more closely than the nearest 50. 
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Helensburgh has slightly more people aged under 45 and slightly fewer aged over 
60 than Argyll and Bute as a whole but generally the Helensburgh population 
distribution is similar to the Argyll and Bute average (see Figure 12). 

Figure 12 Comparative population structure 
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This pattern has been created by shifts in birth and death rates, where 
Helensburgh has broadly mirrored the national experience, and by the ages of 
people moving to and from Helensburgh.  The recent age pattern of net migration 
to and from Helensburgh is as follows: 

Figure 13 Migration by age 
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There has been significant out-migration in the population of Helensburgh aged 
under 52.  The largest migration occurs within the 16 to 25 age group which lost 
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around 80 people on average each year between 2002 and 2006.  The migration 
in this age group can partly be accounted to young people leaving to pursue 
higher and further education.  However there is also net out-migration of adults 
up to their early fifties, and young children with them.  All in all Helensburgh 
suffers a net loss of about 150 people under 52 per year. 

In contrast, there is consistent in-migration in the over 52 age group.  This 
migration is largely in the retired community with an average of 35 people aged 
over 65 moving to the area each year. 

Consequently net out-migration has averaged about 105 per year, adding up all 
age groups. 

Births are currently running at around 160 per year.  This is lower than the death 
rate which is currently running at around 180 per year. 

Thus the population as a whole is declining annually by about 120 people, about 
0.9 per cent, per year.  This compares with an Argyll and Bute decline of 0.3 per 
cent. 

���������
��

The main components of population change are projected in Figure 14: 

Figure 14 Components of population change 
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It can be seen that continuing trends, but no controversial shifts, are included for 
either birth rates or death rates.  In general however, the number of deaths is 
expected to stay reasonably constant, because while the number of old people is 
increasing there is a tendency to survive longer.  The number of births is 
projected to almost halve between 2002 and 2025.   

However net migration is erratic from year to year and so no great certainty can 
be claimed. 
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Translating this into the effect on the individual age groups, as shown in Figure 
15, shows that there will be a significant decline in the working age, student age 
and school age populations, which are expected to half in size by 2051.  A major 
factor in this decline is the level of outward migration of people of child bearing 
age in Helensburgh.  In contrast, the retired population is likely to increase, both 
due to an ageing population and because of the inward migration of older age 
groups. 

Figure 15 Future age group trends 

Trends in age groups

0.0

0.2

0.4

0.6

0.8

1.0

1.2

1.4

1.6

2
0
0
5

2
0
0
7

2
0
0
9

2
0
1
1

2
0
1
3

2
0
1
5

2
0
1
7

2
0
1
9

2
0
2
1

2
0
2
3

2
0
2
5

2
0
2
7

2
0
2
9

2
0
3
1

2
0
3
3

2
0
3
5

2
0
3
7

2
0
3
9

2
0
4
1

2
0
4
3

2
0
4
5

2
0
4
7

2
0
4
9

In
d
e
x
, 
2
0
0
5
 =
 1
.0
0
0

Pension age

Total popn

Working age 

Student age

School age

First attempt

SOURCE: DREAM®people

Ref:p222/helenspro/agegr

ptrend2

 

Page 319



 
26 

Figure 16 projects how the age distribution of Helensburgh’s population will 
change between now and 2050.  It shows a move towards an older population, 
with fewer people of working age and a larger retired population.  This is shown 
by the difference between the yellow line and the purple bars.  It emphasises that 
the population decline is concentrated amongst the young.  In addition, if the 
trend continues further into the future (illustrated by the green line) there will be 
a larger deficit between the size of the working age population and the retired 
community. 

Figure 16 Age distribution 
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The ratio of people past retirement age (taking current conventions) to those 
aged between 18 and retirement is sometimes referred to as a ‘dependency’ 
ratio.  Currently, at less than 40 per cent, this ratio is lower in Helensburgh than 
for Argyll and Bute as a whole.  However it is set to rise to more than 100 per 
cent by 2036 to give Helensburgh a dependency ratio slightly above the Argyll 
and Bute average.  

 

 

 

 

 

 

 

 

 

 

 

 

Page 320



 
27 

Figure 17 Elderly dependency ratios 
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It would be hard to overstate the importance of this demographic trend as an 
issue requiring attention. 

To ensure these forecasts can be reduced, or at least delay the level of 
dependency Argyll and Bute should adopt policies to attract more young people to 
live and work in the Helensburgh. 
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This project involves the development of a comprehensive traffic management 
scheme centred on Colquhoun Square within Helensburgh town centre, as well as 
Sinclair Street, West Clyde Street, Colquhoun Street and West Princes Street.  
This project is based on the findings of a study by JMP Consulting in 2007 which 
sets out the various objectives and scope of the work.  Specifically the project 
seeks to provide a shared vehicle and pedestrian surface within parts of the core 
shopping area, such as West Princes Street, to improve the quality of the 
shopping experience for pedestrians.  It will also create public space for events, 
such as markets, theatrical and other performances and festivals. 

Through the creation of wider footpaths cafes and restaurants will be able to 
provide seating outside, thereby encouraging the development of a café culture. 

The shared space model will help remove some of the barriers to crossing the 
busy roads within the town centre and, through suitable signage on the approach, 
reduce the traffic through the town centre and recommend alternative through 
routes.  The project also incorporates an improved parking regime including pay 
on-street parking, as well as improved cycling facilities.  It could help to address 
parking provision lost due to the development of the pier site. 

Associated with the overall traffic management of the town is a proposal to 
examine the feasibility of a park and ride scheme for Helensburgh.  Currently 
around 100 spaces on the upper floor of a two storey building on a site next to 
Helensburgh Central Station, are occupied by the cars of people who merely catch 
the train to Glasgow during the day.  The project proposes an Options appraisal 
of a park and ride scheme on derelict land at Craigendoran on the eastern 
outskirts of the town which would encourage people to catch the train there, 
thereby freeing up town centre parking spaces. 

Rationale 

What is the purpose of the project?  

The JMP study identified a number of specific objectives: 

1) To encourage appropriate land use and achieve a good balance between 
the needs of the various users and residents of Helensburgh. 

2) To improve parking management within the town. 

3) To improve the pedestrian environment within the core shopping area. 

4) Improve linkages between the waterfront and town centre. 

5) Improve cycling facilities within Helensburgh.   

6) Improve public transport provision and integration. 

7) Reduce unnecessary through traffic through the town centre while 
encouraging shoppers and tourists to stop. 

What people or businesses will be able to receive benefit from this 
project?  

1) Local shopkeepers 

2) Café/restaurant owners 
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3) Local residents and community groups 

4) Day visitors and tourists 

5) Commuters 

What will be the nature of the benefit? 

1) Shop keepers – less emphasis on traffic makes town centre shopping more 
attractive, hence increasing customer footfall. 

2) Cafe and restaurant owners – a more pleasant environment resulting in the 
development of a pavement café culture within Helensburgh, both during 
the day (shoppers and browsers) and into the evening (diners)  

3) Local residents and community groups – the project includes the 
development of a number of performance spaces within the town centre 
which may be used for a variety of uses, e.g.  farmers markets. 

4) Day visitors and tourists– the opportunity to visit a more attractive, lively 
and safe town centre environment. 

5) Commuters – The study to consider options for the park and ride facilities 
raises the prospects of future travel improvements for commuters. 

In addition the local authority is expected to benefit from reduced expenditure on 
roads maintenance in the town centre.  Current maintenance costs of £28 000 
are predicted to fall to £8 000, producing a benefit in terms of a saving in 
revenue expenditure of £178 000. 

Over what time scale? 

It is envisaged that the work will be carried out over a time scale from the second 
quarter of 2008 to the third quarter of 2012. 

However, there is the possibility to reduce this timescale, to around two years, if 
the necessary funding is in place.  This could have the effect of reducing costs 
and reducing the period of disruption to local residents and shop keepers, as well 
as developing the benefits more quickly. 

How many are expected to take up the opportunity/ be affected/, and to 

what extent? 

Café /restaurant owners - 60 per cent to 80 per cent of café, restaurant and bar 
owners have indicated that they will take up the opportunity to have seating on 
the widened pavements.  In other areas where such a development has taken 
place the operators have benefited from increased revenues. 

Local shop keepers – Once the work is completed it is expected that all shops 
within the town centre will benefit from increased footfall, particularly those in the 
project area.  During the development phase some shops will experience 
disruption although contractors will be expected to work closely with the trade to 
minimise this. 

Please provide quantitative indicators of the benefits, both in physical 
terms (no of clients/ visitors/ residents etc and if possible in £s – eg 
likely capital sums realised, likely turnover of businesses 

accommodated) 

The JMP report suggests physical infrastructure benefits as follows: 

• Breakout black top to pavements covering 8520 square metres 
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• Concrete block paving covering 25, 129 square metres, 

• Alterations to kerbs of 2770 metres; plus 

• Drainage and signage both for traffic signalling and for other works. 

In a more general sense the potential beneficiaries of such a development can be 
detailed as: 

The number of retail businesses in the town is 264 (source Colliers) 

Local residents total 13,971 (2006) with a total of 25,852 including Lomond 

Visitor numbers: Visitors nights: 96,767.  Visiting Friends and Relatives: 94,281 
and day trips: 162,744  (see SWQ report for £ benefits) 

Options 

Are there other ways these benefits could be made available?  

This project is a public realm works with limited or no opportunities for direct 
revenue generation which would be attractive to a private company.  It is unlikely 
that these benefits would be provided through other means, for example as part 
of a private development, since the works proposed cover the whole town centre 
and hence any work in a particular block would be limited to that area. 

There are limited revenue flows from these works relating to parking charges, 
which could help pay for some elements of the work. 

Are there other uses for the specific resources (eg particular buildings) 
that might be considered? 

This is not particularly applicable to this project as no buildings are involved and 
the existing roadways and pavement areas would be maintained. 

What will happen if nothing at all is done? 

Current indications are that Helensburgh experiences a substantial leakage of 
retail spend to other towns, particularly Dumbarton.  The retail study for 
Helensburgh Partnership suggests a total of 50 per cent of food and 75 per cent 
of non food purchases are made outside the town, equivalent to £70 mn per 
annum.  This would be likely to continue in the future without action to improve 
the townscape.  Currently the town centre contains a mix of chain stores and 
some independent shops, a number of which are trading successfully, but many 
which look as if they are struggling to survive.  Goad statistics suggest that 
Helensburgh has a much lower level of retail floor space per head of population 
than other towns in Argyll and Bute, suggesting that if leakage could be reduce 
then there is scope for the local population to support an expanded retail floor 
space. 

Resources 

What specific fixed assets will be used? (and who owns them?)  

The main areas of the proposed scheme are all within existing road boundaries.  
As such Argyll & Bute Council would be able to carry out proposed works without 
any issues over ownership.  However, for maximum downstream economic 
benefits from the work there are a number of land ownership issues which would 
need to be addressed in the fullness of time for the development of the town, but 
they would not have any direct impact on the initial advancement of this scheme. 
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A number of the key sites are owned outright by Argyll and Bute Council of the 
local authority have a stake in the ownership and hence would have an influential 
role in future development of them.   

It is predicted that Traffic Management proposals will in fact help accelerate 
addressing the ownership areas as investors will be attracted to area and enter 
into dialogue with owners whose current use/business is inappropriate for a town 
centre location. 

What new assets must be purchased or otherwise brought into use?  

The scheme simply uses existing assets, in terms of road infrastructure etc, and 
new additional assets would therefore not be required. 

What human resources will be used?  

No particular human resources would be used other than in the construction 
phase. 

What ongoing resources will be used?  

There will be some ongoing maintenance, although it is envisaged that this will be 
lower than the current expenditure of £25,800 per annum spent on Helensburgh 
town centre road works as detailed in the JMP report.  This will drop to £8,000 
per annum, saving £17,800 per annum over the first ten years. 

What capital funds are required from the Council and others?  

The share use project costs are detailed as follows: 

The site works including block paving, work to pavement, kerbing, traffic islands 
and signage total £2.4 million. 

Inclusions of other contingencies and professional fees take the total cost to 
£3.26 million. 

It is not envisaged that any of these funds could be obtained from alternative 
sources. 

The feasibility study for the park and ride scheme is projected to cost £50 000. 

What revenue implications follow for the council and others (please give 

time profile if appropriate and distinguish main receipts and 
expenditures: a net figure is not suitable).   

The JMP report identifies maintenance costs for road works within the town centre 
averaging £25 800 per annum.  It is likely that this cost will drop in the future as 
a result of higher quality materials being used in the development to around £8 
000 per annum.  Over a ten year period this will create savings of around £129 
000.  It is also envisaged that there will be additional costs to maintain parking 
control within the town.  This could be covered by the increased revenue to the 
Council that the parking control system will bring, in a worst case scenario.  
There is every possibility it could become a revenue positive scheme.   

Additional comments/notes on continuing viability/sustainability.   

There are likely to be limited ongoing costs in terms of routine maintenance only.  
However these are likely to be much lower than the current maintenance 
expenditure of £25 800 per annum and could result in savings of £178,000 in ten 
years. 
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What commitments have already been made (by the Council or other 

parties) and to whom?  

None to date. 

Is the Council’s corporate (not individual) political capital likely to be 

involved and how? 

It is always involved. 

Timing 

Please provide an appropriate schedule, including both any development 

time and the timespan over which any facility will operate and over 
which benefits will be delivered.   

The JMP report sets out the timescale of the work starting with the appointment 
of consultants in the second quarter of 2008, with the design work being 
completed by the end of 2008.  Planning permission would be sought and 
preparations made for the traffic order in early 2009 with the esplanade work, as 
detailed under a separate project, being completed before the works for the 
traffic management.  The parking implementation would take place in the second 
quarter of 2010 with traffic management being completed in the third quarter of 
2010 under phase 1, the third quarter of 2011 under phase 2 and the third 
quarter of 2012 under phase 3. 

However, there is scope for reducing to time for completion to around 2 years in 
total if the necessary funding is in place from the outset. 

Are there any external constraints on either commencement or 
completion of the project?  

None. 

Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations?  

The proposals fit with Argyll and Bute Transport Strategy.  Action I 0.3 states an 
objective to ‘improve traffic management throughout the network’. 

What are the relevant parts of the local plan and how does the project 
fit?  

Based on modified finalised draft local plan, June 2006: 

Local Plan2.3 … “large population increases projected, particularly for the 
Helensburgh and Lomond Planning Area.”, hence there is scope for expanding the 
size and success of the shopping centre. 

“2.18 - Capitalising on the investment and development advantages, in particular 
tourism offered by the Helensburgh area and its gateway potential with the Loch 
Lomond & The Trossachs National Park consistent with the special planning 
circumstances that apply to this area.”   

“3 Economic proposals – To undertake a town centre and waterfront strategy and 
action plan to assist in the regeneration of Helensburgh” 

What are the relevant parts of the structure plan and how does the 
project fit?  

From Argyll and Bute Structure Plan 2002: 
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2.16 Strategic issues 5: “Pursue an action programme for regenerating and 
enhancing the Helensburgh town centre and waterfront areas” 

How would you describe the fit with the Council’s fundamental objectives 
and its Corporate Plan?  

Environment: the scheme would propose to provide a more pleasing town centre 
environment with less emphasis on traffic and more on individual people. 

Economy:  the scheme would seek to boost the economic performance of 
Helensburgh town centre through increased flows of shoppers to the area and the 
opportunities for events to take place within the town.  The corporate plan 
includes a specific reference to the development of pavement café culture, which 
would be a central objective of this project. 

How does the project align with the Government’s stated objectives of 
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener?  

Wealthier and fairer – it would be part of a project to encourage economic 
development within the town centre  

Smarter – N/A 

Healthier – By encouraging walking with in the town centre and cycle friendly 
transport the scheme could help to improve the health of the local population.   

Safer and stronger – The project would seek to reduce the danger from traffic 
and pedestrian accidents within the town.  In addition, by increasing the usage of 
the town centre at all times of the day and particularly in the evening s could help 
to reduce vandalism. 

Greener – Encouraging cycling rather than car use and reducing the number of 
cars travelling outside the town to access shopping facilities can help to reduce 
emissions.  Greater use of the train may also help. 

How does the project align with the objectives of others (individuals or 

organisations) and their stated policies and intentions?  

It is part of a scheme by the Scottish Government and Argyll & Bute Council to 
promote town centre regeneration.  The project is also backed by a range of 
interested in parties in Helensburgh who see it as an important element of the 
town centre regeneration. 

How does this project interact with other projects (please indicate if 
those projects are also part of the CHORD project? 

All projects as proposed by the Helensburgh bid have a degree of integration.  
This project seeks to complement the development of the esplanade and in turn 
Kidston Park development.  In addition, the proposed development of a park and 
ride facility to the east of the town around Craigendoran will help to free up 
parking provision currently used by commuters around the station/Co-op, thereby 
improving parking provision for town centre shoppers. 

Could the Council have partners in this project and what commitment 
could be expected of them? 

Given the nature of the project, it is unlikely that there would be commercial 
partners interested since it is not specifically linked to a development gain 
situation.  Instead the project is seen as a facilitation of future development 
within the town centre and as a pre-requisite to this. 
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It is hoped that Strathclyde Partnership for transport would be a partner in the 
park and ride feasibility study and initial discussions have been very positive with 
further meetings proposed. 

Management and monitoring 

What formal appraisal steps will be required, by whom and when?  

The final scheme will require to be signed off by Helensburgh Partnership Board 
and Argyll & Bute Council i.e.  Final Business Case. 

What procedures are required to manage the project?  

There are two specific requirements for the project to proceed.  Firstly, planning 
permission will need to be sought for the proposed changes and secondly a traffic 
regulation order would need to be sought.  These are detailed in the pre-
development programme of the works. 

In terms of ensuring the project is delivered on time and to budget a number of 
procedures would be put in place: 

• Monthly client/contractor meetings to review progress of works and costs 
etc. 

• Joint client meetings with Helensburgh Partnership and Argyll and Bute 
Council to discuss progress.   

Who should bear what responsibilities and how should they be 
answerable?  

All responsibility for the implementation of this project is likely to ultimately lie 
within Argyll & Bute Council, although of course the successful contractors would 
be responsible for the delivery of the elements under their control. 

Argyll and Bute Council rather than Helensburgh Partnership are likely to be client 
to contract as they area able to recover VAT 

What are the main risks to the project?  

There are substantial elements of this project which are innovative in a Scottish 
context, although similar shared surface schemes have been implemented in the 
Netherlands and parts of the UK and so there is a track record of successful 
implementation elsewhere.   

Extensive consultations has been carried out with the community and others, 
such as retailers, to ensure contentment with the proposals.   

Despite efforts to reduce risks in a number of ways through a detailed 
preparation phase, there are a number of risks which are unavoidable, but are 
envisaged to be low.   

There are a number of road alternations that are required to allow the scheme to 
proceed and hence they will require the promotion of a traffic regulation order.  
The scheme has been developed to ensure that as many of these items are seen 
as necessary and hence the statutory public consultation phase is envisaged to be 
relatively uncontroversial.   

Secondly, if planning permission for the proposed changes was rejected.  Again, 
extensive public consultation before the planning application and refinement of 
the proposals seeks to minimise this risk.  There should be little or no planning 
risk   
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The highest risk is seen to be the resolution of the parking control issues, for 
example, introduction of parking charges which may be unfavoured by the local 
community.  However, a significant time has been allocated to allow for full 
consultation on this aspect.   

Another risk is the cost related to service diversions, however extensive work has 
been undertaken to ensure a fairly high degree of certainty over these costs 
which have been incorporated into the overall project costs.  Any minor service 
diversions which are necessary have been incorporated into the final prepared 
costs. 

To mitigate against the risks of cost overruns a healthy contingency allowance 
has been made with the £3.26 mn budget. 

How should they be reduced?  

See above. 

How should the Council monitor the progress of the project?  What 

warning can it receive if the project is going off-track and how will it 
take corrective steps?  

There is a detailed programme of activities for the works which the council will be 
able to monitor progress against and identify any slippage. 

During the development monthly client/contractor meetings will be held to review 
progress of works and costs etc as well as joint client meetings with Helensburgh 
Partnership and Argyll and Bute Council to discuss progress.   

When will the Council be able to withdraw from the project and leave it 
to its own devices? 

Given the nature of the work the council with not be in a position to withdraw 
from the project, but will have an ongoing commitment to maintain the town 
centre streetscape. 

When will the project terminate?  

The project is projected to be complete in the third quarter of 2012 when the final 
phase 3 of the traffic management work will be carried out. 

How and by what criteria should the project be evaluated?  What are the 
right times for evaluation? 

The aim of the project is to help stimulate private sector interest in the town 
centre and as such it is unlikely to see immediate benefits.  An appropriate 
timescale for evaluation of this project would be five years after completion of the 
work with a review of the size and vibrancy of the retailing and restaurant/café 
offering within Helensburgh and an update of the studies carried out which 
identified retail leakage from the town. 
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Short description, including location details 

The Westbay Esplanade project covers an area from Clyde Square in the east to 
Kidston Park in the west and incorporates Bell Square, Buchanan Gardens, Baird 
Square and Kerr Square.  It incorporates Clyde Street, and the current grassed 
area between Clyde Street and the shore front. 

The project is a public realm improvement scheme as detailed in a report for the 
Helensburgh Partnership by Keppie in April 2008.  The project will provide a 
range of facilities including an events / performance place, a children’s play area, 
landscaped gardens and an informal grassed area.  A year round tourist 
information centre and café will also be incorporated. 

This project is closely linked with the traffic management and streetscape 
project detailed above. 

Rationale 

What is the purpose of the project? 

The purpose of the project is to signal that the regeneration of Helensburgh has 
started.  Helensburgh and its esplanade are inseparable.  In many ways the 
condition of the esplanade reflects the condition of the town.  The esplanade is 
currently tired and outdated.  It is the first place that visitors to the town 
experience.  For local residents, the esplanade is a special place.  Upgrading it 
will have an important effect on community morale and will go a long way to 
removing historical tensions between the Council and the community of 
Helensburgh. 

What people or businesses will be able to receive benefit from this 
project? 

Helensburgh has an estimated population in 2007 of some 15,000 with a 
catchment population in excess of 26,000.  Potentially all of these people would 
experience the benefits of an upgraded esplanade and waterfront.  Below are a 
list of key beneficiaries: 

(1) Shops and restaurants on Clyde Street 

(2) Local shoppers 

(3) The local community 

(4) Visitors / tourists 

What will be the nature of the benefit? 

(1)Shops and restaurants / cafes on Clyde Street – these businesses will receive 
direct benefits in terms of improved pedestrian facilities outside their premises 
and opportunities to use this space for on street tables or displays.  In addition, it 
is envisaged that shopper footfall would be increased to the esplanade area 
following the works. 

(2) Shoppers – the greater focus on the needs of walkers as against motorists 
makes for a more pleasant shopping experience and would complement the work 
being undertaken within the town centre shared use scheme. 
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(3) and (4) The local community and visitors – local residents and visitors alike 
will benefit from a more attractive leisure area along the esplanade as well as the 
various events area. 

The project therefore provides a mix of social, environmental and economic 
benefits.  The social benefits will be achieved by providing an area which is 
attractive for events and activities and will help to lift the morale of the town 
through an improved external perception.  Environmental benefits will be 
achieved via an enhanced environment in terms of landscaped areas while 
economic benefits will be obtained through improved footfall of visitors and local 
shoppers. 

Over what timescale? 

The Keppie report provides a breakdown of the timetable for the works, with 
detailed design work taking place during the remainder of 2008, the physical 
infrastructure work starting in June 2009 and completion by June 2010. 

The benefit should be immediate in terms of town morale (social) with local 
people seeking something happening on the ground.  The benefits to the external 
perception of Helensburgh should be achieved soon after the works are 
completed while the economic benefits would come soon after. 

Please provide quantitative indicators of the benefits, both in physical 

terms (no of clients/ visitors/ residents etc and if possible in £s – eg 
likely capital sums realised, likely turnover of businesses 

accommodated) 

In a general sense the potential beneficiaries of such a development can be 
detailed as: 

• The number of retail businesses in the town is 264 (source Colliers) 

• Local residents total 13,971 (2006) with a total of 25,852 including 
Lomond 

• Visitor numbers: Visitors nights: 96,767.  Visiting Friends and Relatives: 
94,281 and day trips: 162,744  (see SWQ report for £ benefits) 

Options 

Are there others ways these benefits could be made available? 

There are no obvious ways that this scale of benefit can be achieved in 
Helensburgh at this point in time through alternative means as the public realm 
nature of the work cannot be linked with a private development. 

Are there other uses for the specific resources (e.g.  particular buildings) 

that might be considered?  

The esplanade site is a prominent part of Helensburgh waterfront.  Given the 
dimensions of the site, alternative uses other than a public realm type 
development are limited.   

What will happen if nothing is done? 

Although Helensburgh is a highly sought after location close to major centres of 
population, its accessibility means that its town centre needs to compete with 
other neighbouring towns for trade.  The development of the esplanade is a key 
element of making Helensburgh into a ‘want to visit’ destination and if this is not 
achieved then the risk is that Helensburgh’s decline will continue and probably 
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accelerate.  Given the already considerable decrease in the population of 
Helensburgh and Lomond between 2001 and 2006 (4.8 per cent) then without 
town centre and waterfront regeneration there is the risk that the decline of the 
area would exacerbate any future population decline.   

Resources 

What specific fixed assets will be used and who owns them? 

The fixed assets used will be the promenade and adjoining land of the Westbay 
Esplanade.  This is owned by Argyll and Bute Council. 

What new assets must be purchased or otherwise brought into use? 

There are no new assets that must be purchased or otherwise brought into use.  
The improvement scheme will need to incorporate and work around a pumping 
station owned by Scottish Water. 

What human resources will be used? 

None other than the labour required to carry out the refurbishment work. 

What ongoing resources will be used? 

There will be an ongoing requirement to maintain the grounds. 

What capital funds are required from the Council and others? 

The capital funding required from the Council is £2.5 million for buildings, hard 
and soft landscaping, signage, lighting and paving.  Inclusions of other 
contingencies and professional fees take the total cost to £3.35 million.  Efforts 
will be made to secure match funding from various sources.  Specific sources are 
likely to include Heritage Lottery Fund and the Big Lottery. 

What revenue implications follow for the council and others (please give 

time profile if appropriate and distinguish main receipts and 
expenditures: a net figure is not suitable). 

No additional revenue implications envisaged.  Current maintenance costs are 
predicted to reduce from £12 350 to £3 750 per annum due to design solutions 
and the selection of suitable durable materials.. 

Additional comments/notes on continuing viability/sustainability. 

It is envisaged that ongoing costs will be relatively small – as detailed above 
annual maintenance costs are projected to be £3 750.  This equates to cost 
savings over 15 years of £129 000. 

What commitments have already been made (by the Council or other 

parties) and to whom? 

None as far as we are aware. 

Is the Council’s corporate (not individual) political capital likely to be 
involved and how? 

No 

Timing 

Please provide an appropriate schedule, including both any development 

time and timespan over which any facility will operate and over which 
benefits will be delivered? 
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The programme in the Keppie report indicates a public consultation during May 
2008 followed by a period of design work between May 2008 and the end of the 
calendar year.  The planning permission would be submitted in December 2008, 
with approval envisaged by June 2008, with work starting in June 2009 and 
finished a year later. 

Are there any external constrains on either commencement or 

completion of the project? 

There are no obvious constraints apart from the usual statutory consents. 

Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations? 

N/A 

What are the relevant parts of the local plan and how does the project 
fit? 

Based on modified finalised draft local plan, June 2006: 

Local Plan 2.3 … “large population increases projected, particularly for the 
Helensburgh and Lomond Planning Area.”, hence there is scope for expanding the 
size and success of the shopping centre. 

“2.18 - Capitalising on the investment and development advantages, in particular 
tourism offered by the Helensburgh area and its gateway potential with the Loch 
Lomond & The Trossachs National Park consistent with the special planning 
circumstances that apply to this area.”   

“3 Economic proposals – To undertake a town centre and waterfront strategy and 
action plan to assist in the regeneration of Helensburgh” 

What are the relevant parts of the structure plan and how does the 
project fit? 

From Argyll and Bute Structure Plan 2002: 

2.16 Strategic issues 5: “Pursue an action programme for regenerating and 
enhancing the Helensburgh town centre and waterfront areas” 

How would you describe the fit with the Council’s fundamental objectives 
and its Corporate Plan? 

Environment: the scheme would propose to enhance the physical environment of 
the waterfront area of the town.   

Economy:  the scheme would seek to boost the economic performance of the 
areas around Clyde Street and provide an enhanced linkage between the sea and 
Helensburgh town centre.  In addition, the corporate plan makes specific 
reference to pavement café culture which the esplanade development would 
complement. 

How does the project align with the Government’s stated objectives of  

Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener? 

Wealthier and fairer – this project seeks to encourage economic development 
within the town centre and waterfront area 

Smarter – N/A 

Healthier – N/A  
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Safer and stronger – The project would seek to reduce the danger from traffic 
and pedestrian accidents within the waterfront area 

Greener – The project seeks to encourage walking along the esplanade area. 

How does the project align with the objectives of others (individuals or 

organisations) and their stated policies and intentions? 

The project is backed by a range of interested in parties in Helensburgh who see 
it as an important element of the town centre and waterfront regeneration. 

How does this project interact with other projects (please indicate if 
those projects are also part of the CHORD project).? 

All projects as proposed by the Helensburgh bid have a degree of integration.  
This project seeks to complement the development of Kidston Park development 
in particular as well as providing an attractive link between the seafront and 
Helensburgh town centre. 

The rejuvenation works to the esplanade will be linked to traffic management 
improvements in the town centre and waterfront.  In particular, the carriageway 
on West Clyde Street will be reduced to a single lane and made one way.  The 
pavement outside the shops will be widened giving shops, cafes and restaurants 
the opportunity to use the space for displays, outside dining etc.   

There is also scope to link to a future route that connects both east and west 
bays and to future improvements on the Pier Head and in the Town Centre. 

Could the Council have partners in this project and what commitment 

could be expected of them? 

Given the nature of the project, it is unlikely that there would be commercial 
partners interested since it is not specifically linked to a development gain 
situation.  Instead the project is seen as a facilitation of future development 
within the town centre and waterfront and as a pre-requisite to this. 

Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

The final scheme will require to be signed off by Helensburgh Partnership Board 
and Argyll & Bute Council i.e.  Final Business Case. 

What procedures are required to manage the project?  

There are two specific requirements for the project to proceed.  Firstly, planning 
permission will need to be sought for the proposed changes and secondly a traffic 
regulation order would need to be sought.  These are detailed in the pre-
development programme of the works. 

In terms of ensuring the project is delivered on time and to budget a number of 
procedures would be put in place: 

• Monthly client/contractor meetings to review progress of works and costs 
etc. 

• Joint client meetings with Helensburgh Partnership and Argyll and Bute 
Council to discuss progress.   

Who should bear what responsibilities and how should they be 
answerable? 
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All responsibility for the implementation of this project is likely to ultimately lie 
within Argyll & Bute council, although of course the successful contractors would 
be responsible for the delivery of the elements under their control. 

What are the main risks to the project? 

Delays or problems in finding a suitable site for to relocate of the Scottish Water 
pumping shed .  If relocation not possible then consultants have stated the 
pumping station could be creatively integrated within the proposed scheme. 

Any additional works which may be necessary to the quay walls, although local 
authority officers state that the walls are currently structurally sound. 

How should they be reduced? 

The relocation of the pumping shed is desirable but not necessary for the work to 
progress. 

A full survey of the quay walls at an early stage would confirm the current belief 
that the structures are sound. 

How should the Council monitor the progress of the project?  What 
warning can it receive if the project is going off-track and how will it 

take corrective steps? 

A detailed programme of activities for the works will be drawn un which the 
council will be able to monitor progress against and identify any slippage. 

When will the Council be able to withdraw from the project and leave it 
to its own devices? 

Given the nature of the work the council with not be in a position to withdraw 
from the project, but will have an ongoing commitment to public realm along the 
seafront. 

When will the project terminate? 

The project is projected to be complete in June 2010. 

How and by what criteria should the project be evaluated?  What are the 
right times? 

The project may bring immediate benefits in terms of additional use of the 
esplanade areas by strollers etc.  A survey of businesses to examine the effect on 
their turn over after the implementation of the improvements could be used to 
evaluation the project. 
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Short description, including location details 

Kidston Park is located at the far west end of Helensburgh’s Esplanade about a 
mile and a half from Sinclair Street.  Jenkins and Marr, the architects who are 
advising the Council, describe Kidston Park as the “bookend” to the Town Centre 
and Waterfront improvements in Helensburgh. 

The project involves the redevelopment of the existing building to provide a café, 
local information centre and new toilets.  There is also scope to make provision 
for a small scale event/exhibition space.  The proposals also incorporate public 
realm works to the Park itself including the car park, kerbs, lighting and a new 
roof for the bandstand. 

Rationale 

What is the purpose of the project? 

The Kidston Park works are in many ways an extension to the Esplanade Public 
Realm Improvements.  The Park and its buildings are tired and outdated and the 
upgrading works will have an important effect on the morale of residents as well 
as offer an additional attraction for visitors to Helensburgh. 

What people or businesses will be able to receive benefit from this 

project? 

Helensburgh has an estimated population in 2007 of some 15,000 with a 
catchment population in excess of 26,000.  Potentially all of these people will 
experience the benefits of an upgraded Kidston Park.  Below are the key 
beneficiaries: 

(1) The local community 
(2) Visitors/tourists 

What will be the nature of the benefit? 

The local community and visitors will benefit from a more attractive leisure area 
at the east end of the esplanade as well as from the new facilities of a café, 
children’s’ play area and a small exhibition space. 

The project therefore provides a mix of social, environmental and economic 
benefits.  The social benefits will be achieved by providing an area which is 
attractive for leisure activities and will help lift the morale of the town.  The works 
will signal that the rejuvenation of Helensburgh has commenced.  Environmental 
benefits will be achieved as a result of an enhanced environment in terms of a 
replacement building and landscaped areas.  Economic benefits will be obtained 
through improved footfall of residents and visitors and the use of the café facility. 

Over what time scale?   

Jenkins and Marr believe that detailed design can take place during 2008 with a 
lottery bid submitted by the end of September.  The improvement works can 
commence by May 2009 and be completed by the end of 2009. 

The benefit should be immediate in terms of town morale (social) with local 
people seeing something happening on the ground.  The benefits to the external 
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perception of Helensburgh should be achieved soon after the works are 
completed while the economic benefits would come soon after. 

Please provide quantitative indicators of the benefits, both in physical 
terms (no of clients/ visitors/ residents etc and if possible in £s – eg likely 
capital sums realised, likely turnover of businesses accommodated) 

In a general sense the potential beneficiaries of such a development can be 
detailed as: 

• The number of retail businesses in the town is 264 (source Colliers) 

• Local residents total 13,971 (2006) with a total of 25,852 including 
Lomond 

• Visitor numbers: Visitors nights: 96,767.  Visiting Friends and Relatives: 
94,281 and day trips: 162,744  (see SWQ report for £ benefits) 

Options 

Are there other ways these benefits could be made available? 

There are no obvious ways that this benefit can be achieved in Helensburgh at 
this point in time through alternative means as the public realm nature of the 
work cannot be tied into a private sector development.  Council funding of the 
order of £180k-£190k has already been set aside for Kidston Park and an 
application will be made for lottery funds. 

Are there other uses for the specific resources (eg particular buildings) 
that might be considered? 

The specific resources can always be put to other uses.  For example, 
Helensburgh needs other community facilities such as a new community hall and 
a new swimming pool.  However, when there are limited capital funds available, it 
comes down to level of impact.  For the amount of money required to improve 
Kidston Park (£800,000), little could be achieved elsewhere by alternative use of 
funds. 

What will happen if nothing at all is done? 

The development of Kidston park is a key element of improving the esplanade 
and making Helensburgh attractive for residents and visitors.  Kidston Park is 
already in a poor condition.  If nothing is done then it will continue to deteriorate 
and contribute to Helensburgh’s decline. 

Resources 

What specific fixed assets will be used? (and who owns them?) 

The fixed assets used will be the park and the existing building.  This is owned by 
Argyll and Bute Council.  There is an area of land comprising the route of the old 
road which is owned by a third party.   
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What new assets must be purchased or otherwise brought into use? 

There are no new assets that must be purchased or otherwise brought into use.  
The location of the existing building will need to be moved to ensure it is 
redeveloped on land owned by the Council. 

What human resources will be used? 

None other than the labour required to carry out the refurbishment work. 

What ongoing resources will be used? 

There will be an ongoing requirement to maintain the grounds. 

What capital funds are required from the Council and others? 

Exiting Council funds of some £200 000 are already in the budget.  A further 
£800 000 of capital funding is required from the Council and efforts will be made 
to secure match funding from the lottery and other sources. 

What revenue implications follow for the council and others (please give 
time profile if appropriate and distinguish main receipts and 

expenditures: a net figure is not suitable). 

There will be ongoing revenue costs of running the toilets and park facility – 
amounts to be determined. 

Additional comments/notes on continuing viability/sustainability. 

The current toilet facility at Kidston Park needs to be upgraded to meet the 
expectations of the public. 

What commitments have already been made (by the Council or other 
parties) and to whom? 

None as far as we are aware. 

Is the Council’s corporate (not individual) political capital likely to be 

involved and how? 

No 

Timing 

Please provide an appropriate schedule, including both any development 
time and the timespan over which any facility will operate and over which 
benefits will be delivered. 

To date the local authority has delayed submitting applications for external 
funding until the resolution of the ownership issues.  However as detailed 
above it is expected that this could be addressed by moving the site of the 
current toilet building to allow the development to take place as soon as 
funding is available. 

Are there any external constraints on either commencement or 
completion of the project? 

The council is currently seeking to resolve an outstanding ownership matter over 
a piece of land within the park owned by a third party.   
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Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations? 

N/A 

What are the relevant parts of the local plan and how does the project 
fit? 

Based on modified finalised draft local plan, June 2006: 

“2.18 - Capitalising on the investment and development advantages, in particular 
tourism offered by the Helensburgh area and its gateway potential with the Loch 
Lomond & The Trossachs National Park consistent with the special planning 
circumstances that apply to this area.”   

“3 Economic proposals – To undertake a town centre and waterfront strategy and 
action plan to assist in the regeneration of Helensburgh” 

What are the relevant parts of the structure plan and how does the 

project fit? 

From Argyll and Bute Structure Plan 2002: 

2.16 Strategic issues 5: “Pursue an action programme for regenerating and 
enhancing the Helensburgh town centre and waterfront areas” 

How would you describe the fit with the Council’s fundamental objectives 

and its Corporate Plan? 

Environment: the scheme would propose to enhance the physical environment of 
the waterfront area of the town.   

How does the project align with the Government’s stated objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener? 

Greener – The project seeks to encourage outside exercise and activity within the 
park and the esplanade area. 

How does the project align with the objectives of others (individuals or 

organisations) and their stated policies and intentions? 

The project is seen as a complementary element of the esplanade development 
promoted by the Helensburgh Partnership 

How does this project interact with other projects (please indicate if 
those projects are also part of the CHORD project).? 

All projects as proposed by the Helensburgh bid have a degree of integration.  
This project seeks to complement the development of the esplanade area in 
particular by providing a focal point to the eastern end 

Could the Council have partners in this project and what commitment 

could be expected of them? 

It is proposed that funding will be sought from Heritage Lottery Fund. 

Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

The final scheme will require to be signed off by Argyll & Bute Council. 

What procedures are required to manage the project?  
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Planning permission will need to be sought for any new toilet or café facility.   

In terms of ensure the project is delivered on time and to budget a number of 
procedures would be put in place including regular client/contractor meetings to 
review progress of works and costs etc. 

Who should bear what responsibilities and how should they be 
answerable? 

All responsibility for the implementation of this project is likely to ultimately lie 
within Argyll & Bute council, although of course the successful contractors would 
be responsible for the delivery of the elements under their control. 

What are the main risks to the project? 

If the dispute over ownership of land is not resolved it could place restrictions on 
how the site is developed. 

Any changes to views over the site, due to, for example the construction of 
buildings would be likely to be raised by local residents during the planning 
process. 

How should they be reduced? 

Ownership – the council is seeking to resolve the ownership issue. 

Objections from neighbours - To reduce the changes of objections being raised it 
is proposed that the new building is at the same level on the skyline as the 
current toilet block. 

How should the Council monitor the progress of the project?  What 

warning can it receive if the project is going off-track and how will it 
take corrective steps? 

A detailed programme of activities for the works will be drawn up which the 
council will be able to monitor progress against and identify any slippage. 

When will the Council be able to withdraw from the project and leave it 

to its own devices? 

Given the nature of the work the council with not be in a position to withdraw 
from the project, but will have an ongoing commitment to public realm within the 
park. 

When will the project terminate? 

To be determined. 

How and by what criteria should the project be evaluated?  What are the 

right times? 

Usage of the site could be measured before and after development. 
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All of the projects in the Helensburgh Outline Business Cases have been 
considered by the Head of Planning at Argyll and Bute Council, Angus Gilmour 
who has confirmed that there are no strategic development plan or land use 
issues which would represent a fundamental constraint on the delivery of the list 
of projects associated with each of the Outline Business Cases.  However 
individual projects will have to be the subject of planning applications which will 
be subject to the “due planning process” and will have to address all material 
planning considerations. 
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The Argyll and Bute Structure Plan 2002 identifies two of its seven strategic 
issues; 

”exploiting the potential of the Firth of Clyde to be the focus for trans-

Clyde rapid transit opportunities”  

“planning for the special edge of conurbation circumstances of the 
Helensburgh Area.” 

Prop SI 4 requires the Local Plan to make provision for  

“Pursuing an action programme for regenerating and enhancing the 

Helensburgh town centre and waterfront areas.   

All of the projects in the Helensburgh OBC are therefore compliant with the 
Structure Plan. 

�����������2
���(�����������������������1����� ����:
���&995�

The Argyll and Bute Modified Finalised Draft Local Plan June 2006 contains 
an Area For Action (AFA) 3/1 for Helensburgh town centre and waterfront AFA. 

AFA 3/4 Helensburgh Craigendoran sets out actions to be taken in support of 
recreation/tourist development potential including opportunities for rail linkage.  
It does not specifically address the scope for a park and ride facility in this 
location but the Planning Policy Manager has clarified that in principle the Park 
and Ride proposal would be compatible with the aims of the AFA.   

All of the projects in the Helensburgh OBC are therefore broadly compliant with 
the Local Plan.   

�����������2
�����
��������������� ����&997;&9!!�����2������

The Corporate Plan sets out five strategic objectives of Environment, Social 
Change, Economy and Organisational Development.  The Chord projects 
contribute to the key objective of “Creating an attractive, well connected modern 
economy”, under the sub topic of “Rejuvenation of the main towns”.   

Helensburgh is also specifically mentioned under the Strategic Delivery topic of 
Transport – improving access to the area, as “transport functions associated with 
the regeneration of the Helensburgh Waterfront.   

The principle of town centre and waterfront projects in Helensburgh is therefore 
supported by the Council’s Corporate Plan.   
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The Loch Lomond and the Trossachs National Park Plan 2007-2012 highlights 
Helensburgh as being a Strategic Transport Interchange Hub for the National 
Park.  Under Policy TR2 Improving the Transport Network, item (f) seeks to 
provide and facilitate opportunities for water transport on the sea lochs to access 
the park.  Helensburgh is also highlighted as a Key Tourist Service Centre.   
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This report undertaken in 2004 provides a strategy to “justify public sector 
investment” and “stimulate the private sector” in Helensburgh.  The projects put 
forward for the Helensburgh Waterfront and Town Centre are drawn from this 
strategy. 
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Wealthier and Fairer  

The proposals will increase Helensburgh's place competitiveness by creating an 
environment which will improve businesses, investors, the community’s and 
visitors’ confidence in the area.  This will be achieved through both the traffic 
management and esplanade proposals by creating a quality environment, for 
example, space for events and for food and beverage outlets to improve their 
offering.  As a result, turnover will increase as residents and visitors will be 
attracted to the area and encouraged to stay longer.  Increased footfall will 
encourage investors, which will help address the current leakage of food and non 
food sales which in 2007 equates to £70 million in lost expenditure.  In addition, 
potential private sector investment of circa £85million is expected to flow 
downstream from the OBC investment. 

Helensburgh is regarded as an n affluent area but it does have pockets of 
deprivation i.e.  Kirkmichael and Churchill that will not only benefit from the 
improved town centre and waterfront environment but from the creation of jobs 
and training opportunities that the proposed investment will bring. 

Smarter  

Helensburgh Partnership will engage with the Skills Development Scotland’s 
Construction Skills Team to ensure that all capital work tender packages include 
opportunities for local people to be given access to training opportunities in, for 
example, mason pavior, general building operatives etc. 

Safer and Stronger  

The creation of more pedestrian space and reduced crossing areas will enhance 
road safety in the town.  The proposals will also encourage people to stay longer 
in the town, which has shown to improve public safety.  In essence the proposals 
will help the community to flourish, becoming stronger, safer places to live, 
offering improved opportunities for investment due to the better quality of life on 
offer. 

Greener  

Helensburgh has a rich natural and built environment within a scenic setting that 
is currently not being fully enjoyed or exploited due to a lack of investment, poor 
traffic management, access arrangements and a tired esplanade.  The proposals 
will create events and open recreational space, improved traffic management and 
access arrangements that will address these problems and create the right 
environment for people, visitors and businesses to flourish. 
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Given the current transitional arrangements with the Enterprise network strategic 
guidance is being drawn from the Government’s Economic Strategy.   
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The first National Planning Framework (NPF) was published in April 2004.  It set 
out a strategy for Scotland’s development to 2025, providing a national context 
for development plans and planning decisions and helped to inform the wider 
programmes of government, public agencies and local authorities. 

The second National Planning Framework (NPF2)21 develops the first and 
describes Scotland as it is in 2008, identifies key issues and drivers of change, 
sets out a vision to 2030, and identifies priorities and opportunities for different 
parts of the country in spatial perspectives.  It contains both thematic and spatial 
perspectives and focuses strongly on priorities for the improvement of 
infrastructure to support Scotland’s long-term development. 

It should be borne in mind that national strategies by their very nature invariably 
contain something for everyone.  NPF1, for example, contains some advice on 
economic development which is relevant to all of the CHORD projects. 

As far as spatial planning is concerned, there are two main issues: 

• ensuring that priorities for economic development are chosen in a way 

which takes account of the location of communities where the need for 
regeneration and renewal is most pressing; and 

• once long-term commitments to economic development have been made, 

timely investment is needed to ensure that hard to reach groups in 
disadvantaged areas are put in a position to benefit from the jobs and 

opportunities that will be created. 

NPF1, p.90 

Helensburgh does not specifically receive a mention in the NPFs.  Indeed, 
references to the wider Argyll and Bute area are relatively few and often 
presented in the context of either the wider Highland area or the River Clyde 
corridor.  There are nevertheless several aspects of the NPF and NPF2 that are of 
relevance in evaluating the strategic fit of the Chord projects. 

Regeneration 

The NPFs are generally positive about the economic conditions and growth 
potential of the Argyll and Bute area as a whole22.  Both NPFs emphasise that 
sustainable growth should benefit all parts of Scotland23 and focus heavily on the 
role of community led regeneration.  There are several references to social capital 
and community enterprise and empowerment.24  Connectivity and environmental 
quality are two of the NPFs other watchwords, and attention is drawn to the need 
to co-ordinate infrastructure improvements with other economic investments.25 

When the first NPF was written, area regeneration was delivered through 32 
Social Inclusion Partnerships, one of them covering Argyll and Bute.  NPF2 
instead presents Urban Regeneration Companies (URCs) as the effective agents 
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22
 NPF1 paras 10 & 40, NPF2 para 18 

23
 NPF2 paras 148, 150 & 158 

24
 NPF1 para 177, NPF2 para 147 

25
 NPF1 para 88 & 177,  NPF2 paras 105 & 158 
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of change, although none are yet identified in the A&B area26.  NPF2 also points 
out that the Highlands and Islands are to receive EU Convergence funding 
whereas the Lowland and Upland parts of Scotland are covered by EU 
Competitiveness and Employment funding.  Helensburgh falls under the latter 
(the only one of the five Chord towns to do so) and is also eligible for funding 
under the Northern Periphery programme to support cross-border co-operation 
with the Republic of Ireland.27   

Transport & infrastructure 

Both NPF1 and NPF2 place great emphasis on improving connectivity, recognising 
that improvements in transport infrastructure are needed to support economic 
activity and “unlock the potential of priority areas for regeneration such as the 
Clyde corridor”28 Both NPFs make commitments to improving road, rail and sea 
links across the country and beyond.29 There are also references to improving 
connections in and across city regions in order to achieve economic benefits30, 
perhaps of greatest relevance to the park and ride scheme proposed for 
Helensburgh’s. 

Quality environments, tourism and heritage regeneration 

The NPFs make frequent reference to the role that environmental quality, built 
heritage and cultural life can play in providing a focus for regeneration, as 
resources that can support economic and social development, and in helping to 
create strong, positive community identities31  The NPFs also acknowledge the 
contribution that tourism and leisure activities make to the economy, noting 
tourism’s symbiotic relationship to the conservation and promotion of the historic 
environment as well as freshwater and marine environments.32  

Both NPFs consequently call for the sustainable management of environmental 
resources33 and Scotland’s two national parks are lifted up as good examples of 
areas where environmental quality is being put to good effect.34  The Clyde’s rich 
maritime heritage and the outstanding environmental assets of the Firth of Clyde 
and the Loch Lomond and the Trossachs National Park are singled out as the 
basis for a growing tourism and leisure economy in areas to the west of 
Glasgow.35  

Coastal areas and energy 

The role of coastal areas is further expanded on in relation to renewable energy.  
The strategy map in NPF2 draws attention to the untapped potential for marine 
energy development on the West Coast.  References are made to the key role of 
wind and marine power technology and locations for turbine fabrication are also 

                                       
26

 NPF1 para 70, NPF2 para 148 

27
 NPF2 Map 12, NPF2 para 112 

28
 NPF1 para 100, NPF2 para 115

29
 NPF1 para 101, NPF2 para 192 

30
 NPF1 paras 103 & 105, NPF2 paras 153 & 154 

31
 NPF1 paras 67 & 93, NPF2 paras 18, 79, 160 & 248 

32
 NPF1 paras 40, 109 & 164, NPF2 para 21  

33
 NPF1 paras 11, 56 & 106,  NPF2 paras 79 & 146 

34
 NPF2 para 160 

35
 NPF1 para 158, NPF2 para 258 

Page 345



 
52 

mentioned.36 The need for accompanying grid connections is highlighted and 
Argyll and Bute is identified as an area where the transmission system needs to 
be strengthened.37 NPF2’s Map18: Transmission system reinforcements includes 
grid improvements west of Glasgow towards Helensburgh. 

The potential impact of sea level rises on communities and business in coastal 
areas is also highlighted and caution urged in the siting of new development.38 

The Clyde Corridor Spatial Perspective 

NPF1 identifies the Clyde corridor as a strategic economic development zone 
where co-ordinated action is required in the national interest39.  This commitment 
is re-affirmed in NPF2 with renewed concentration on the strategic growth 
potential of the Clyde Waterfront and Clyde Gateway40 and the identification of 
the Clyde corridor as a national strategic regeneration priority41 Government 
support is being given to a number of Urban Regeneration Companies along the 
Clyde Corridor, and significant regeneration activity in the form of housing and 
waterfront developments is taking place in Greenock and Port Glasgow under the 
auspices of Riverside Inverclyde Urban Regeneration Company.42 

The Clyde Corridor regeneration area is primarily centred on the Glasgow 
conurbation, and spreads east as well as west.  Helensburgh lies on the 
regeneration area’s western fringes. 

Synergies with the CHORD projects 

NPF support for Helensburgh’s case relate primarily to the more general 
recommendations regarding environmental quality, preservation of the historic 
environment and tourism development, as well as positive statements regarding 
the Loch Lomond and Trossachs National Park and the Firth of Clyde.  They also 
have better prospects when it comes to creating synergies with wider initiatives 
in the Clyde Corridor.   

The project within Helensburgh which fits best with the objectives of the NPF is 
the park and ride feasibility study element of the traffic management proposal.  
The proposed STAG approach is consistent with NPF aims to improve connectivity 
across city regions.  To a lesser extent the development of the Esplanade, which 
will lead to improvements in Helensburgh’s environmental quality and improve 
the tourist experience of the Firth of Clyde, has synergies with the NPF 
objectives. 

 

                                       
36

 NPF1 para 173,  NPF2 paras 162 & 187  

37
 NPF1 para 139 

38
 NPF2 para 87, NPF2 para 242 

39
 NPF1 paras 107 & 151 

40
 NPF2 para 155 

41
 NPF2 para 103 

42
 NPF2 paras 104 & 257
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Evaluation Formula

*

R
I
S
K
S

QUANTIFIED
ECONOMIC
BENEFITS +

OTHER
BENEFITS

NET COST TO
CHORD

RESOURCES

OTHER
PUBLIC
SECTOR
COSTS

Un-
avoidable
cost of

do-nothing
option

Charged
to other
A&B

Council
accounts

OTHER
PRIVATE
SECTOR
COSTS

ARGYLL
& BUTE
PRIVATE
SECTOR
COSTS

M
A
N
A
G
E
A
B
I
L
I
T
Y

*

 

The economic appraisals in Helensburgh have been based on the assumption that 
the return to the community of the improvements planned will be similar to the 
average return on distribution and hospitality investment in the UK. 

Discounted at public sector discount rates, this yields an immediate Benefit: cost 
ratio of just over 2:1 

As noted elsewhere, expert opinion was that if, as expected, the developments 
trigger private investment, that investment could amount to as much as £25mn, 
which would approximately correct the shortfall over the past 10-15 years. 

For fair comparison with other towns, we have taken a conservative view this 
induced investment would be 33 per cent additional.  In our judgement this is 
compatible with additionality judgements normally made in Scottish public sector 
evaluations. 

Local multipliers are low, because of the high leakage which the project seeks to 
address.  A value of 1.1 Type I and 1.21 Types I and II has been taken. 

The overall economic benefit is based on the improved supply quality.  Most of 
the tourism benefits are assumed to come from the Esplanade and Kidston Park 
developments rather than the town centre, but other than drawing visitors to the 
town  Kidston Park is assumed to have a lower impact on retailing because of its 
distance form the commercial centre. 

The economic benefits are uprated by 12/15 per cent for the town centre and 
esplanade projects and 25 per cent for Kidston Park, to allow for non market 
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factors.  These are mainly based on heritage, aesthetics and civic pride, and in 
the case of the esplanade and Kidstone Park, health and well being benefits.  For 
Kidstone Park an allowance is also made for benefits for children. 

The projects are expected to reduce future maintenance costs significantly, and 
the partnership suggests the following estimates: 

Helensburgh's OBC -  Deductible Costs

Deductible Costs Kidston Park Esplanade City Centre

Total Project Cost £1mn Total Project Cost £3.35mn Total Project Cost £3.31mn

Category 1 -costs which 

would have been 

incurred by the Council

Toilets - Maintenace cost, 2k per 

annum x 15 years = £30,000.  

Landscape Maintenance 

£10,000 per annum x 15 years = 

£150,000

Maintenance £12,350 per annum - 

£3,750 revised maintenance cost 

following scheme = saving of 

£8,600 x 15 years = £129,000

Maintenance cost £25,800 per 

annum - £8,000 revised 

maintenance cost following scheme 

= saving of 17,800 x 15 years = 

£267,000 

Category 2 Private sector 

costs incurred 0 0 0

Category 3 costs 

incurred by others 0 0 0

Category 4 Grants £0 £0 0

Category 5 Council 

committed funds from 

resources other than 

Chord budget £200 000 0 0

Total deductible costs £380 000 £129 000 £267 000  

$��#���������������

The Partnership’s various consultants have raised the possibility of a very 
significant accelerator or ‘kick start’ effect.  We understand their view of the retail 
investment which might be induced is £25 mn, and as a consequence of this a 
further £55mn of housing and related investment.   

This level of retail investment, if realised, ought to be enough to increase by a 
quarter the size of Helensburgh’s retail sector, and the housing would be 
sufficient to accommodate 1300 people or a 9 per cent population increase.   

While the essence of the Helensburgh case is that it is tangible, can be quickly 
implemented and will benefit the town’s existing residential and business 
community, leading to a solid increase in GVA.  Nevertheless it is a measure of 
confidence in the town that such large magnitudes for induced investment can be 
contemplated.  The partnership’s own physical assessment is that the space for 
such expansions does exist, and its view is that a firm commitment by the public 
sector will be needed to obtain these attractive benefits. 
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The projects seeking support do not themselves have a commercial element.  A 
judgmental appraisal of the commercial viability of possible induced investment 
was made by Colliers CHE and JMP. 
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Most of the benefits will be realised in terms of increased retail turnover, margins 
and value added. 

There is at present no mechanism for measuring either the baseline or progress, 
and we would strongly recommend that one is established, perhaps as a ‘town 
monitor’.  A separate proposal will be put to the Council 
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The risks assessed are considered very slight.  The works required are well within 
the proven capability of the Council.  There is of course a significant risk that the 
induced investment which is hoped for will not materialise, but the project has a 
positive cost benefit ratio before that. 

Page 351



 
58 

���������	�����'��(�	���	� ������	���������������������8�

��	����� �����������

The Helensburgh Partnership is in our view an admirable vehicle for 
demonstrating stakeholder support.  It does not, of course, obviate the need for 
open public consultation and we suggest a Charrette mechanism (open workshop) 
mechanism for drawing up the plans . 
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Our monitoring proposals under the benefits register should be included in this.  
We recommend also a review on completion of the works, and again 6 months, 
one year and three years afterwards. 

Page 353



 
60 

���������	�����0��!����������

 

• Argyll & Bute Council (November 2002), Argyll and Bute Structure 
Plan 2002 

• Argyll & Bute Council (May 2005), Argyll and Bute Finalised Draft 
Local Plan Proposal Maps – Helensburgh and Lomond 

• Argyll & Bute Council (June 2006), Argyll and Bute Modified 
Finalised Draft Local Plan Written Statement 

• Argyll & Bute Council (September 2006), Working with Argyll and 
Bute’s built heritage, Sustainable Design Guidance 3 

• Argyll & Bute Council (2007), Argyll and Bute Council Corporate 
Plan 2007-2011 and beyond 

• Argyll & Bute Council (2007), Initial Business Case – Helensburgh 
Town Centre and Waterfront 

• Argyll & Bute Council (November 2007), Argyll & Bute Data Set 

• Argyll and Islands Local Economic Forum, An Economic Strategy for 
Argyll and the Islands 

• Chetwyn, Dave, Heritage:  Social, economic & Benefits, RTPI, 
Planning Aid, IHBC 

• Cogent Strategies International Limited (February 2008), 
Helensburgh Settlement – Economic Overview 

• Colliers RE(July 2007), Helensburgh Retail Study, The Helensburgh 
Partnership 

• Creevy LLH (February 2008), Helensburgh Hotel & Leisure 
Assessment, The Helensburgh Partnership, Argyll & Bute Council 

• Experian (2007), GOAD Centre Report - Helensburgh 

• Flanagan, Joe, Paul Nicholls, Public Sector Business Cases using the 
Five Case Model: a Toolkit, Crown Copyright 

• 4ps (2004), The Outline Business Case - project and procurement 
support for local authorities 

• Helensburgh Heritage Trust (2002),  200 years of Helensburgh 
1802-2002, Argyll Publishing 

• Helensburgh Vision Steering Group, Helensburgh:  Be Better – Be 
Excellent 

• Henderson N (August 2007), Helensburgh Housing Report 

• Heritage Lottery Fund (January 1999), Townscape Heritage 
Initiative 

• HM Treasury (1997), Appraisal and Evaluation in Central 
Government – The Green Book, Crown Copyright 
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• JMP Consulting, Helensburgh:  Transforming the Town Centre – A 
Traffic Management and Street Improvement Scheme, The 
Helensburgh Partnership, Argyll & Bute Council 

• JMP Consulting (December 2007), Helensburgh Traffic Management 
Study, The Helensburgh Partnership, Argyll & Bute Council 

• Keppie Consulting (April 2008), Reinventing West Bay Esplanade, 
Transforming Helensburgh for the 21st Century: Public Realm 

Improvements Outline Business Case, The Helensburgh Partnership 

• Nicolson Maps, Helensburgh Cardross Rhu Street Guide 

• Northern Periphery Programme 2007-2013, Operational Programme 
– European Territorial Cooperation Objective 

• Scottish Borders Council, Scottish Small Towns Report (2007-
2013), Scottish Borders Council, COSLA, South of Scotland Alliance 

• Scottish Executive (2004), A Smart Successful Scotland, Crown 
Copyright 

• Scottish Executive (2004), National Planning Framework for 
Scotland, Crown Copyright 

• Scottish Executive (2006), National Planning Framework for 
Scotland Monitoring Report, Crown Copyright 

• Special EU Programmes Body, Interreg IV Operational Programme 

• The Helensburgh Partnership (April 2008), Investment in 
Helensburgh 

• The Scottish Government (2007), The Scottish Government 
Economic Strategy 

• Visit Scotland (2008), Argyll, the Isles, Loch Lomond, Stirling and 
the Trossachs Area & Accommodation Guide 2008 

• Yellow Book (September 2004), Helensburgh Town Centre and 
Waterfront, Argyll & Bute Council, Scottish Enterprise 
Dunbartonshire 
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The following individuals were consulted during the development of the 
OBC for Helensburgh: 

• Bill Brackenridge (Chairman), Independent 

• Andy Law (Project Director), Director of Operations, Argyll and Bute 
Council 

• Derek Anderson (Project Manager), Chief Executive of the Helensburgh 
Partnership 

• Nigel Millar, Chair of Helensburgh Community Council 

• Alan Dundas, Chair of Helensburgh and Lomond Chamber of 
Commerce 

• David Campbell, Past President of Helensburgh Retailers Association 

• Councillor James Robb, Chair of the Helensburgh and Lomond Area 
Committee 

• Councillor Ellen Morton 

• Councillor Gary Mulvaney 

• Councillor Vivien Dance 

• Helen Ford, Helensburgh Partnership 

• Paul Smith, WSI Globalnet 

• Ian Stewart, Stewarts of Helensburgh 

• Michael Curley, The Buffet Shop 

• Ken Aitken, JMP Consulting  

• Ian Alexander, Gleeds 

• Laura-Jo Mellan, Keppie Design 

• Iain Welsh, Argyll and Bute Council 

• Compton McGill, Helensburgh Toyota 

• Bryan Wilson, Glennier Estates 

• Robert Kay, Commodore Hotel 

• Anne and John Urquhart, Lomond and Clyde Tourist Association 

• Michael Thornley, MAST Architects re Glenarn Gardens 

• Mike Edwards, Walker Group 

• Robert Prow, Helensburgh Honda 

• Jane Connor Fowler, Argyll & Bute Council 

• Arlene Cullum, Argyll & Bute Council 

• Ewan McPherson, ARDP Project Officer 

• Angus Gilmour, Argyll & Bute Council 

• Fergus Murray, Argyll & Bute Council 
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• Paul Smith, Chamber of Commerce 

• Paul Docherty, Palisade Properties 

• Bruce West, Argyll & Bute Council 
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h
e
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n
s
b
u
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h
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o
w
n
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c
o
n
o
m
y
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s
 c
u
rr
e
n
tl
y
 b
a
s
e
d
 m

o
re
 t
h
a
n
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0
 p
e
r 
c
e
n
t 
o
n
 s
e
rv
ic
e
s
 f
o
r 
lo
c
a
l 
p
e
o
p
le
, 
a
n
d
 t
h
e
 p
ro
p
o
s
a
l 

w
il
l 
y
ie
ld
 b
e
n
e
fi
ts
 b
y
 b
u
il
d
in
g
 o
n
 t
h
is
 s
tr
e
n
g
th
. 
 C
u
rr
e
n
tl
y
 v
a
lu
e
 a
d
d
e
d
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 r
e
ta
il
 s
e
c
to
r 
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 a
b
o
u
t 
£
1
5
 m

n
 

p
e
r 
a
n
n
u
m
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a
n
d
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n
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o
s
p
it
a
li
ty
 i
n
d
u
s
tr
ie
s
 a
b
o
u
t 
£
5
m
n
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 T
h
e
 f
ir
s
t 
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 o
n
ly
 a
b
o
u
t 
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o
 t
h
ir
d
s
 o
f 
w
h
a
t 
w
o
u
ld
 b
e
 e
x
p
e
c
te
d
 a
s
 

‘t
o
w
n
 c
e
n
tr
e
’ 
fa
c
il
it
ie
s
 f
o
r 
a
 c
a
tc
h
m
e
n
t 
p
o
p
u
la
ti
o
n
 t
h
e
 s
iz
e
 o
f 
H
e
le
n
s
b
u
rg

h
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n
d
 L
o
m
o
n
d
, 
in
 t
h
e
 g
e
o
g
ra
p
h
ic
 p
o
s
it
io
n
 i
t 

o
c
c
u
p
ie
s
. 
 T
h
e
 l
a
tt
e
r 
is
 j
u
s
t 
o
v
e
r 
h
a
lf
. 
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o
w
e
v
e
r,
 t
h
e
re
 i
s
 n
o
 l
a
c
k
 o
f 
lo
c
a
l 
s
p
e
n
d
in
g
 p
o
w
e
r 
- 
th
e
 h
o
u
s
e
h
o
ld
s
 o
f 

H
e
le
n
s
b
u
rg

h
 d
o
 h
a
v
e
 t
h
e
 m

o
n
e
y
, 
b
u
t 
th
e
y
 s
p
e
n
d
 m

o
s
t 
o
f 
it
 i
n
 D

u
m
b
a
rt
o
n
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fo
r 
fo
o
d
 a
n
d
 ‘
c
o
n
v
e
n
ie
n
c
e
 g
o
o
d
s
’)
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n
d
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n
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la
s
g
o
w
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n
d
 i
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 r
e
ta
il
 s
a
te
ll
it
e
s
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fo
r 
‘c
o
m
p
a
ri
s
o
n
 g
o
o
d
s
’)
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h
e
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 p
ro
je
c
t 
e
le
m
e
n
ts
 w

il
l 
e
n
c
o
u
ra
g
e
 m

o
n
e
y
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a
rn

e
d
 b
y
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e
s
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e
n
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rg

y
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n
d
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u
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 t
o
 b
e
 s
p
e
n
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y
ll
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n
d
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u
te
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h
e
y
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l 
m
a
k
e
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c
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v
e
 p
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c
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n
d
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a
n
d
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u
il
d
 o
n
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n
e
 o
f 
th
e
 d
e
m
o
g
ra
p
h
ic
 s
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e
n
g
th
s
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h
ic
h
 

H
e
le
n
s
b
u
rg
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a
s
 d
e
m
o
n
s
tr
a
te
d
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n
 t
h
e
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a
s
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–
 t
h
e
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b
il
it
y
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o
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tt
ra
c
t 
a
n
d
 e
d
u
c
a
te
 c
h
il
d
re
n
 a
n
d
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o
u
n
g
 p
e
o
p
le
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e
y
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o
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o
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e
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 r
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c
o
v
e
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n
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e
le
n
s
b
u
rg
h
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is
to
ri
c
 p
o
s
it
io
n
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s
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ri
m
e
 d
e
s
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n
a
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o
n
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o
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v
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it
o
rs
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n
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u
s
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n
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h
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h
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v
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it
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h
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 r
e
g
io
n
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rg
y
ll
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te
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n
c
il
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o
rp

o
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te
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n
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s
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a
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ro
n
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d
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w
n
 

c
e
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tr
e
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e
g
e
n
e
ra
ti
o
n
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s
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 s
tr
a
te
g
ic
 p
ri
o
ri
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H
o
w
e
v
e
r,
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h
e
 w

o
rk
 p
ro
g
ra
m
m
e
 a
n
d
 r
e
q
u
ir
e
d
 i
n
v
e
s
tm

e
n
t 
is
 h
u
g
e
 a
n
d
 h
e
n
c
e
 t
h
e
 c
o
u
n
c
il
 w

is
h
 t
o
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ri
o
ri
ti
s
e
 i
ts
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im

it
e
d
 

re
g
e
n
e
ra
ti
o
n
 r
e
s
o
u
rc
e
s
 i
n
 t
e
rm

s
 o
f 
o
ff
ic
e
r 
ti
m
e
 a
n
d
 c
a
p
it
a
l 
s
p
e
n
d
in
g
 o
n
 i
ts
 f
iv
e
 l
a
rg

e
s
t 
w
a
te
rf
ro
n
t 
to
w
n
s
, 
n
a
m
e
ly
 

C
a
m
p
b
e
lt
o
w
n
, 
H
e
le
n
s
b
u
rg

h
, 
O
b
a
n
, 
R
o
th
e
s
a
y
 a
n
d
 D

u
n
o
o
n
. 
  

E
a
c
h
 o
f 
th
e
s
e
 t
o
w
n
s
 h
a
d
 a
n
 I
n
it
ia
l 
B
u
s
in
e
s
s
 C

a
s
e
 p
ro
d
u
c
e
d
 f
o
r 
th
e
m
, 
a
n
d
 a
t 
a
 m

e
e
ti
n
g
 o
f 
th
e
 c
o
u
n
c
il
 o
n
 t
h
e
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S
e
p
te
m
b
e
r 
2
0
0
7
 i
t 
w
a
s
 a
g
re
e
d
 t
o
 m

o
v
e
 e
a
c
h
 o
f 
th
e
s
e
 f
o
rw

a
rd

 t
o
 a
n
 O

u
tl
in
e
 B
u
s
in
e
s
s
 C

a
s
e
 (
O
B
C
) 
in
 o
rd

e
r 
to
 e
q
u
it
a
b
ly
 

d
e
te
rm

in
e
 a
 p
ri
o
ri
ty
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w

o
rk
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 O

n
 2
0
 D

e
c
e
m
b
e
r 
2
0
0
7
, 
A
rg

y
ll
 &

 B
u
te
 C

o
u
n
c
il
’s
 E
x
e
c
u
ti
v
e
 a
g
re
e
d
 t
o
 

a
p
p
o
in
t 
e
x
te
rn

a
l 
c
o
n
s
u
lt
a
n
ts
 t
o
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e
lp
 w

it
h
 t
h
e
 p
re
p
a
ra
ti
o
n
 o
f 
th
e
 O

B
C
s
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s
in
g
 a
 c
o
m
m
o
n
 f
o
rm

a
t.
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y
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3
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n
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f 
C
o
u
n
c
il
 f
u
n
d
in
g
 w

a
s
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d
e
n
ti
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e
d
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o
 b
e
 s
p
e
n
t 
o
n
 p
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o
ri
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a
s
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a
c
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o
n
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o
w
e
v
e
r,
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s
 p
a
rt
 o
f 
th
e
 b
u
d
g
e
t 

s
e
tt
in
g
 p
ro
c
e
s
s
 a
d
d
it
io
n
a
l 
fu
n
d
in
g
 w

a
s
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d
e
n
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fi
e
d
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k
in
g
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h
e
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u
n
d
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g
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o
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o
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l 
o
f 
£
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0
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n
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o
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e
 d
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u
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d
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s
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f 
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c
e
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s
. 
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e
p
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rt
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n
e
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f 
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v
e
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B
C
s
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ro
d
u
c
e
d
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n
d
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e
e
k
s
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o
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u
t 
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e
 c
a
s
e
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o
r 
p
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o
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u
n
d
in
g
 f
o
r 
H
e
le
n
s
b
u
rg
h
. 

T
h
e
 i
n
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rm

a
ti
o
n
 i
n
 t
h
e
 r
e
p
o
rt
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n
c
lu
d
e
s
 a
n
 e
c
o
n
o
m
ic
 a
n
d
 s
o
c
ia
l 
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v
ie
w
 o
f 
th
e
 e
c
o
n
o
m
y
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f 
H
e
le
n
s
b
u
rg

h
 a
n
d
 a
 s
u
m
m
a
ry
 o
f 

e
a
c
h
 o
f 
th
e
 p
ro
p
o
s
a
ls
 b
e
in
g
 p
u
t 
fo
rw

a
rd

 a
s
 p
a
rt
 o
f 
th
e
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w

a
te
rf
ro
n
t 
a
re
a
. 
 T
h
is
 

s
u
m
m
a
ry
 i
n
fo
rm

a
ti
o
n
 i
s
 s
u
p
p
le
m
e
n
te
d
 w

it
h
 m

o
re
 d
e
ta
il
e
d
 i
n
fo
rm

a
ti
o
n
 c
o
n
ta
in
e
d
 w

it
h
in
 a
 p
ro
-f
o
rm

a
, 
e
a
c
h
 o
f 
w
h
ic
h
 i
s
 

a
tt
a
c
h
e
d
 a
s
 a
 w

o
rk
in
g
 p
a
p
e
r 
to
 t
h
e
 r
e
p
o
rt
. 
 T
h
e
 r
e
p
o
rt
 a
ls
o
 e
x
a
m
in
e
s
 t
h
e
 i
n
te
ra
c
ti
o
n
s
 b
e
tw

e
e
n
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
p
o
s
a
ls
 

a
n
d
 a
ls
o
 b
ri
e
fl
y
 c
o
n
s
id
e
rs
 p
ro
p
o
s
a
ls
 o
r 
o
th
e
r 
a
c
ti
v
it
ie
s
 w

h
ic
h
 a
re
 o
n
g
o
in
g
 w

it
h
in
 t
h
e
 t
o
w
n
, 
b
u
t 
d
o
 n
o
t 
fo
rm

 p
a
rt
 o
f 
th
e
 

s
p
e
c
if
ic
 p
ro
je
c
ts
 i
d
e
n
ti
fi
e
d
 f
o
r 
fu
n
d
in
g
. 

F
o
r 
e
a
c
h
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
, 
a
 s
tr
a
te
g
ic
 f
it
 w

it
h
 k
e
y
 s
tr
a
te
g
ie
s
 i
s
 i
d
e
n
ti
fi
e
d
, 
th
e
 e
c
o
n
o
m
ic
 c
a
s
e
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w

o
rk
 

is
 c
o
n
s
id
e
re
d
 a
n
d
 t
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 i
n
 t
e
rm

s
 o
f 
h
o
w
 t
h
e
 p
ro
p
o
s
a
l 
c
o
u
ld
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e
 p
u
t 
to
g
e
th
e
r 
is
 d
e
a
lt
 w

it
h
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 T
h
e
 f
in
a
n
c
ia
l 

c
a
s
e
 c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 c
o
u
n
c
il
’s
 f
in
a
n
c
e
s
 w

il
l 
b
e
 a
ff
e
c
te
d
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e
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o
th
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e
v
e
n
u
e
 a
n
d
 c
a
p
it
a
l 
fu
n
d
in
g
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n
d
 f
in
a
ll
y
 t
h
e
 

m
a
n
a
g
e
m
e
n
t 
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a
s
e
 c
o
n
s
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e
rs
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o
w
 t
h
e
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n
d
iv
id
u
a
l 
p
ro
p
o
s
a
ls
 c
o
u
ld
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c
tu
a
ll
y
 b
e
 d
e
li
v
e
re
d
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T
h
e
 n
e
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p
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a
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 o
f 
th
is
 w

o
rk
 w

il
l 
b
e
 t
o
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o
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h
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 p
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 b
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p
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w
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o
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g
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e
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n
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r
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y
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u
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m
a
in
ly
 f
r
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m
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la
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L
a
te
r
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if
e
 a
n
d
 a
ff
lu
e
n
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in
c
o
m
e
r
s
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w
h
o
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e
n
 b
r
in
g
 r
e
ti
r
e
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e
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c
o
m
e
 

�
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u
b
m
a
r
in
e
r
s
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n
d
 o
th
e
r
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a
v
a
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r
e
la
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d
 p
e
r
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o
n
n
e
l 

�
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o
n
g
 t
e
r
m
 r
e
s
id
e
n
ts
 w
h
o
 c
h
o
o
s
e
 H
e
le
n
s
b
u
r
g
h
 a
n
d
 A
r
g
y
ll
 a
n
d
 B
u
te
 f
o
r
 i
ts
 q
u
a
li
ty
 o
f 
li
fe
 

H
e
le
n
s
b
u
rg

h
 t
o
w
n
’s
 e
c
o
n
o
m
y
 o
p
e
ra
te
s
 a
lm

o
s
t 
e
x
c
lu
s
iv
e
ly
 t
o
 p
ro

v
id
e
 p
u
b
li
c
 a
n
d
 p
ri
v
a
te
 s
e
rv
ic
e
s
 f
o
r 
th
e
s
e
 r
e
s
id
e
n
ts
 a
n
d
 

fo
r 
o
th
e
r 
p
e
o
p
le
 w

h
o
 l
iv
e
 i
n
 L
o
m
o
n
d
 –
 H

e
le
n
s
b
u
rg

h
’s
 h
in
te
rl
a
n
d
. 
T
h
e
 p
o
p
u
la
ti
o
n
 o
f 
H
e
le
n
s
b
u
rg

h
 a
n
d
 L
o
m
o
n
d
 i
n
 2
0
0
7
 

w
a
s
 2
6
,0
0
0
, 
a
b
o
u
t 
o
n
e
 t
h
ir
d
 o
f 
th
e
 t
o
ta
l 
p
o
p
u
la
ti
o
n
 o
f 
A
rg

y
ll
 &

 B
u
te
. 
 H

e
le
n
s
b
u
rg

h
 i
s
 w

e
ll
 l
o
c
a
te
d
 i
n
 r
e
la
ti
o
n
 t
o
 t
h
e
 

G
la
s
g
o
w
 c
o
n
u
rb

a
ti
o
n
 a
n
d
 h
a
s
 e
x
c
e
ll
e
n
t 
tr
a
n
s
p
o
rt
a
ti
o
n
 l
in
k
s
 t
o
 t
h
a
t 
c
it
y
. 
  

F
ro
m
 t
o
ta
l 
G
ro
s
s
 V
a
lu
e
 A
d
d
e
d
 (
G
V
A
) 
o
f 
£
1
0
4
 m

n
 g
e
n
e
ra
te
d
 i
n
 t
h
e
 t
o
w
n
, 
8
8
 p
e
r 
c
e
n
t 
c
o
m
e
s
 f
ro
m
 s
e
rv
ic
e
 i
n
d
u
s
tr
ie
s
 a
n
d
 

c
o
n
s
tr
u
c
ti
o
n
 m

a
k
e
s
 u
p
 1
1
½
 o
f 
th
e
 r
e
m
a
in
in
g
 1
2
 p
e
r 
c
e
n
t.
 

E
x
c
e
p
t 
fo
r 
s
c
h
o
o
li
n
g
 H

e
le
n
s
b
u
rg

h
 d
o
e
s
n
’t
 a
c
h
ie
v
e
 a
s
 h
ig
h
 a
 m

a
rk
e
t 
p
e
n
e
tr
a
ti
o
n
 a
s
 i
t 
s
h
o
u
ld
, 
e
v
e
n
 f
o
r 
lo
c
a
l 
s
e
rv
ic
e
s
 –
 

lo
c
a
l 
re
ta
il
e
rs
 c
a
p
tu
re
 a
b
o
u
t 
o
n
e
 t
h
ir
d
 o
f 
th
e
 a
v
a
il
a
b
le
 l
o
c
a
l 
s
p
e
n
d
in
g
 (
tw

o
-t
h
ir
d
s
 t
o
 t
h
re
e
 q
u
a
rt
e
rs
 w

o
u
ld
 b
e
 t
h
e
 n
o
rm

),
 

lo
c
a
l 
h
o
s
p
it
a
li
ty
 i
n
d
u
s
tr
ie
s
 a
re
 h
a
lf
 t
h
e
 s
iz
e
 e
x
p
e
c
te
d
 i
n
 a
 S
c
o
tt
is
h
 t
o
w
n
 o
f 
1
4
0
0
0
 p
e
o
p
le
. 

D
e
s
p
it
e
 t
h
is
 p
ic
tu
re
 o
f 
a
 s
e
c
to
r 
th
a
t 
c
o
u
ld
 a
n
d
 s
h
o
u
ld
 b
e
 q
u
a
n
ti
ta
ti
v
e
ly
 m

u
c
h
 s
tr
o
n
g
e
r,
 i
t 
is
 c
o
n
s
id
e
re
d
 t
h
a
t 

H
e
le
n
s
b
u
rg

h
 p
ro
v
id
e
s
 a
 w

id
e
 r
a
n
g
e
 o
f 
lo
c
a
l 
s
e
rv
ic
e
s
 w

it
h
 m

u
c
h
 q
u
a
li
ta
ti
v
e
 s
u
c
c
e
s
s
. 
 W

h
il
e
 t
h
e
 l
o
c
a
l 
re
ta
il
 p
ic
tu
re
 i
s
 

c
e
rt
a
in
ly
 c
a
p
a
b
le
 o
f 
s
u
b
s
ta
n
ti
a
l 
e
x
p
a
n
s
io
n
, 
th
e
 e
x
is
ti
n
g
 t
a
k
e
-u

p
 o
f 
s
h
o
p
 p
re
m
is
e
s
 c
o
m
p
a
re
s
 w

e
ll
 w

it
h
 t
h
e
 n
a
ti
o
n
a
l 

a
v
e
ra
g
e
 a
n
d
 t
h
e
re
 a
re
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 s
u
c
c
e
s
s
fu
l 
n
ic
h
e
 r
e
ta
il
e
rs
. 
 I
t 
is
 a
c
k
n
o
w
le
d
g
e
d
 t
h
a
t 
w
o
rk
 a
ls
o
 n
e
e
d
s
 t
o
 b
e
 d
o
n
e
 

in
 t
h
e
 l
o
c
a
l 
h
o
s
p
it
a
li
ty
 i
n
d
u
s
tr
y
 t
o
 b
ri
n
g
 i
t 
m
o
re
 i
n
to
 l
in
e
 w

it
h
 s
im

il
a
r 
to
w
n
s
 i
n
 S
c
o
tl
a
n
d
. 
 T
h
e
 w

o
rk
 d
o
n
e
 b
y
 t
h
e
 p
re
v
io
u
s
 

S
c
o
tt
is
h
 E
n
te
rp

ri
s
e
 D

u
n
b
a
rt
o
n
s
h
ir
e
 a
n
d
 t
h
e
 L
o
c
h
 L
o
m
o
n
d
 &

 t
h
e
 T
ro
s
s
a
c
h
s
 N

a
ti
o
n
a
l 
P
a
rk
 i
n
 i
ts
 ‘
D
e
s
ti
n
a
ti
o
n
 L
o
c
h
 

L
o
m
o
n
d
’ 
s
tr
a
te
g
y
 p
o
in
ts
 t
o
w
a
rd

s
 t
h
e
 i
m
p
o
rt
a
n
c
e
 o
f 
s
u
c
h
 d
e
v
e
lo
p
m
e
n
ts
 i
n
 t
h
e
 H

e
le
n
s
b
u
rg

h
 a
re
a
. 
T
h
e
 C

o
u
n
c
il
 c
o
n
s
id
e
rs
 

th
e
 t
o
w
n
’s
 p
re
s
e
n
c
e
 i
n
 l
o
c
a
l 
g
o
v
e
rn

m
e
n
t 
a
s
 s
u
b
s
ta
n
ti
a
l 
a
n
d
 i
n
 s
o
m
e
 a
s
p
e
c
ts
 s
tr
a
te
g
ic
, 
th
e
 d
e
-c
e
n
tr
a
li
s
e
d
 s
e
rv
ic
e
s
 a
n
d
 

a
re
a
 c
o
m
m
it
te
e
 f
o
r 
H
e
le
n
s
b
u
rg

h
 &

 L
o
m
o
n
d
 b
e
in
g
 o
p
e
ra
te
d
 i
n
 t
h
e
 a
re
a
, 
a
s
 w

e
ll
 a
s
 t
h
e
 h
e
a
d
q
u
a
rt
e
rs
 f
u
n
c
ti
o
n
 f
o
r 
IC

T
 

s
u
p
p
o
rt
 f
o
r 
a
ll
 o
f 
A
rg

y
ll
 &

 B
u
te
. 

L
o
m
o
n
d
 h
o
u
s
e
s
 H

M
 N

a
v
a
l 
B
a
s
e
 C

ly
d
e
, 
w
h
ic
h
 m

a
k
e
s
 m

a
s
s
iv
e
 ‘
e
x
p
o
rt
s
’ 
o
f 
d
e
fe
n
c
e
 s
e
rv
ic
e
s
 a
n
d
 h
a
s
 G

V
A
, 
a
c
c
o
rd

in
g
 t
o
 

n
a
ti
o
n
a
l 
a
c
c
o
u
n
ti
n
g
 c
o
n
v
e
n
ti
o
n
s
, 
o
f 
a
b
o
u
t 
£
2
5
0
m
n
. 
T
h
e
 B
a
s
e
 a
ls
o
 a
tt
ra
c
ts
 m

a
n
y
 f
o
re
ig
n
 a
n
d
 U

K
 v
is
it
o
rs
 t
o
 t
h
e
 a
re
a
 

th
ro
u
g
h
 t
e
m
p
o
ra
ry
 w

o
rk
 a
n
d
 n
a
v
a
l 
e
x
e
rc
is
e
s
, 
th
e
s
e
 v
is
it
o
rs
 h
a
v
in
g
 t
h
e
 p
o
te
n
ti
a
l 
to
 r
e
tu
rn

 /
 s
ta
y
 o
n
 a
 p
e
rm

a
n
e
n
t 
b
a
s
is
. 
 

L
o
m
o
n
d
 a
ls
o
 h
a
s
 s
u
b
s
ta
n
ti
a
l,
 i
n
te
rn

a
ti
o
n
a
ll
y
 r
e
n
o
w
n
e
d
 –
 a
n
d
 i
n
 s
o
m
e
 c
a
s
e
s
 v
e
ry
 h
ig
h
 v
a
lu
e
 a
n
d
 i
n
 s
o
m
e
 c
a
s
e
s
 v
e
ry
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in
fl
u
e
n
ti
a
l-
to
u
ri
s
m

1
 a
n
d
 s
o
m
e
 o
th
e
r 
in
d
u
s
tr
ie
s
, 
a
n
d
 s
e
rv
e
s
 a
s
 a
 t
o
u
ri
s
m
 g
a
te
w
a
y
 t
o
 t
h
e
 N

a
ti
o
n
a
l 
P
a
rk
 a
n
d
 t
o
 A

rg
y
ll
 a
n
d
 

B
u
te
. 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
 F

ro
m

 t
h
e
 L

o
c
h
 L

o
m

o
n
d
 G

o
lf
 C

lu
b
 t

o
 t

h
e
 Y

o
u
th

 H
o
s
te

l 
to

 t
h
e

 s
e
a
p

la
n

e
s
, 
fo

r 
e
x
a
m

p
le
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In
 C

o
g
e
n
ts
i’
s
 v
ie
w
, 
th
e
 k
e
y
 l
o
n
g
 t
e
rm

 e
c
o
n
o
m
ic
 i
s
s
u
e
s
 i
n
 H

e
le
n
s
b
u
rg

h
 a
re
 t
h
e
 c
o
m
p
e
ti
ti
v
e
n
e
s
s
 o
f 
th
e
 l
o
c
a
l 
s
e
rv
ic
e
 

e
c
o
n
o
m
y
, 
d
e
m
o
g
ra
p
h
y
 –
 a
tt
ra
c
ti
n
g
 e
n
o
u
g
h
 y
o
u
n
g
 p
e
o
p
le
 t
o
 k
e
e
p
 t
h
e
 t
o
w
n
 f
u
n
c
ti
o
n
in
g
, 
e
n
h
a
n
c
in
g
 t
h
e
 v
is
it
o
r 

e
x
p
e
ri
e
n
c
e
 a
n
d
 r
e
ta
in
in
g
 t
h
e
 N

a
v
a
l 
B
a
s
e
. 

�
�


�	
�
��

	�
�
��
�


��
�
��

�
��


��

A
 c
o
m
m
is
s
io
n
e
d
 s
tu
d
y
 (
C
o
ll
ie
rs
) 
o
f 
th
e
 r
e
ta
il
 m

a
rk
e
t 
in
 H

e
le
n
s
b
u
rg

h
 i
d
e
n
ti
fi
e
d
 a
 n
u
m
b
e
r 
o
f 
k
e
y
 m

e
s
s
a
g
e
s
 a
b
o
u
t 
th
e
 

to
w
n
’s
 s
h
o
p
p
in
g
, 
a
n
d
 w

e
re
 i
n
 c
lo
s
e
 a
g
re
e
m
e
n
t 
w
it
h
 t
h
e
 e
c
o
n
o
m
ic
 m

o
d
e
l,
 D

R
E
A
M
®
, 
o
n
 w

h
ic
h
 t
h
e
 p
ie
 c
h
a
rt
s
 i
n
 P
a
n
e
l 
5
 

w
e
re
 d
ra
w
n
 a
n
d
 w

h
ic
h
 u
n
d
e
rl
ie
s
 t
h
e
 e
c
o
n
o
m
ic
 a
s
s
e
s
s
m
e
n
ts
 u
s
e
d
 t
h
ro
u
g
h
o
u
t 
th
e
 C

H
O
R
D
 p
ro
p
o
s
a
ls
. 

•
T
h
e
 v
a
c
a
n
t 
s
h
o
p
s
 i
n
 H

e
le
n
s
b
u
rg

h
 a
re
 t
o
o
 s
m
a
ll
 a
n
d
 o
f 
s
u
c
h
 i
n
fe
ri
o
r 
q
u
a
li
ty
 t
h
a
t 
th
e
y
 a
re
 u
n
a
tt
ra
c
ti
v
e
 t
o
 m

u
lt
ip
le
 

re
ta
il
e
rs
. 

•
T
h
e
 h
o
u
se

h
o
ld
 s
u
rv
e
y
 c
a
rr
ie
d
 o
u
t 
a
s
 p
a
rt
 o
f 
th
e
 s
tu
d
y
 i
n
d
ic
a
te
d
 t
h
a
t 
H
e
le
n
s
b
u
rg

h
 i
s
 l
e
a
k
in
g
 5
0
%

 o
f 
it
s
 

c
o
n
v
e
n
ie
n
c
e
 (
fo
o
d
) 
e
x
p
e
n
d
it
u
re
 a
n
d
 7
4
%

 o
f 
it
s
 c
o
m
p
a
ri
s
o
n
 (
n
o
n
-f
o
o
d
) 
e
x
p
e
n
d
it
u
re
. 
 I
n
 2
0
0
7
, 
th
is
 e
q
u
a
te
d
 t
o
 

£
7
0
 m

il
li
o
n
. 
 L
e
a
k
a
g
e
 w

il
l 
c
o
n
ti
n
u
e
 t
o
 r
is
e
 i
f 
a
c
ti
o
n
 i
s
 n
o
t 
ta
k
e
n
 t
o
 r
e
v
e
rs
e
 t
h
e
 t
re
n
d
 

•
T
h
e
 r
e
p
o
rt
 r
e
co

m
m
e
n
d
e
d
 t
h
a
t 
n
o
t 
o
n
ly
 s
h
o
u
ld
 n
e
w
 r
e
ta
il
 s
p
a
c
e
 b
e
 b
u
il
t 
o
f 
th
e
 o
rd

e
r 
o
f 
7
6
,5
0
0
 s
q
 f
t 
(7

,1
0
0
 s
q
 m

) 
b
u
t 
th
a
t 
a
 t
o
w
n
s
c
a
p
e
 i
m
p
ro
v
e
m
e
n
t 
s
c
h
e
m
e
 b
e
 d
ra
w
n
 u
p
 a
n
d
 i
m
p
le
m
e
n
te
d
. 
 T
h
is
 s
h
o
u
ld
 i
n
c
lu
d
e
 i
m
p
ro
v
e
m
e
n
ts
 t
o
 

tr
a
ff
ic
 m

a
n
a
g
e
m
e
n
t 
a
n
d
 p
u
b
li
c
 r
e
a
lm

 a
s
 w

e
ll
 a
s
 a
 s
h
o
p
 f
ro
n
t 
im

p
ro

v
e
m
e
n
t 
s
c
h
e
m
e
. 

•
T
h
e
 r
e
p
o
rt
 c
a
rr
ie
d
 o
u
t 
re
s
e
a
rc
h
 i
n
to
 r
e
ta
il
e
rs
’ 
re
q
u
ir
e
m
e
n
ts
 f
o
r 
s
p
a
c
e
 a
n
d
 a
 n
u
m
b
e
r 
o
f 
m
u
lt
ip
le
s
 h
a
d
 a
n
 

o
u
ts
ta
n
d
in
g
 r
e
q
u
ir
e
m
e
n
t 
fo
r 
H
e
le
n
s
b
u
rg

h
. 
 H

o
w
e
v
e
r,
 t
h
e
 m

u
lt
ip
le
 r
e
ta
il
e
rs
 a
re
 v
e
ry
 s
p
e
c
if
ic
 a
b
o
u
t 
th
e
ir
 s
p
a
c
e
 

re
q
u
ir
e
m
e
n
ts
. 
 T
h
e
y
 w

a
n
t 
n
e
w
 s
h
o
p
s
 o
f 
th
e
 r
ig
h
t 
s
iz
e
 a
n
d
 i
n
 t
h
e
 r
ig
h
t 
lo
c
a
ti
o
n
. 
 H

e
le
n
s
b
u
rg

h
 h
a
s
 n
o
 s
p
a
c
e
 a
t 

p
re
s
e
n
t 
to
 m

a
tc
h
 t
h
e
se

 r
e
q
u
ir
e
m
e
n
ts
. 

A
 c
o
m
m
is
s
io
n
e
d
 s
tu
d
y
 (
C
re
e
v
y
) 
in
to
 t
h
e
 m

a
rk
e
t 
fo
r 
le
is
u
re
 a
n
d
 h
o
te
ls
 i
n
 t
h
e
 H

e
le
n
s
b
u
rg

h
 a
re
a
 h
ig
h
li
g
h
te
d
 t
h
e
 f
o
ll
o
w
in
g
 

p
o
in
ts
, 
w
h
ic
h
 a
g
a
in
 a
re
 i
n
 c
o
n
c
o
rd

a
n
c
e
 w

it
h
 t
h
e
 D

R
E
A
M
®
 e
co

n
o
m
ic
 m

o
d
e
l.
 

•
T
h
e
re
 i
s
 e
x
te
n
s
iv
e
 p
ri
v
a
te
 f
o
o
d
 a
n
d
 b
e
v
e
ra
g
e
 p
ro
v
is
io
n
 b
u
t 
li
m
it
e
d
 n
a
ti
o
n
a
l 
o
p
e
ra
to
rs
 

•
T
h
e
 e
x
is
ti
n
g
 p
ro
v
is
io
n
 i
s
 b
e
lo
w
 w

h
a
t 
s
h
o
u
ld
 b
e
 a
n
ti
c
ip
a
te
d
 f
o
r 
a
 t
o
w
n
 t
h
e
 s
iz
e
 o
f 
H
e
le
n
s
b
u
rg

h
 

•
T
h
e
re
 a
re
 n
o
 b
ra
n
d
e
d
 h
o
te
l 
o
p
e
ra
to
rs
, 
th
e
 l
a
rg

e
s
t 
e
x
is
ti
n
g
 o
p
e
ra
to
rs
 b
e
in
g
 t
h
e
 C

o
m
m
o
d
o
re
 (
4
3
 b
e
d
ro
o
m
s
) 
a
n
d
 

th
e
 R

o
s
s
le
a
 H

a
ll
 H

o
te
l 
(2

8
 b
e
d
ro
o
m
s
).
  
T
h
e
re
 i
s
 h
ig
h
 q
u
a
li
ty
 h
o
te
l 
a
c
c
o
m
m
o
d
a
ti
o
n
 a
t 
L
o
c
h
 L
o
m
o
n
d
. 
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1
0
 

•
T
h
e
 r
e
p
o
rt
 i
n
d
ic
a
te
s
 p
o
te
n
ti
a
l 
d
e
m
a
n
d
 f
o
r 
u
p
 t
o
 2
0
,0
0
0
 s
q
 f
t 
(1

,9
0
0
 s
q
 m

) 
o
f 
a
d
d
it
io
n
a
l 
b
ra
n
d
e
d
 f
o
o
d
 a
n
d
 

b
e
v
e
ra
g
e
 o
p
e
ra
ti
o
n
s
 b
u
t 
o
n
ly
 w

it
h
in
 n
e
w
 s
p
a
c
e
. 
  

•
A
 n
u
m
b
e
r 
o
f 
s
p
e
c
if
ic
 o
p
e
ra
to
rs
 h
a
v
e
 r
e
q
u
ir
e
m
e
n
ts
 f
o
r 
H
e
le
n
s
b
u
rg

h
 

•
T
h
e
 r
e
p
o
rt
 i
n
d
ic
a
te
s
 t
h
a
t 
th
e
re
 c
o
u
ld
 b
e
 d
e
m
a
n
d
 f
o
r 
a
 b
o
u
ti
q
u
e
 h
o
te
l 
a
n
d
 p
e
rh

a
p
s
 a
 b
u
d
g
e
t 
h
o
te
l 
in
 o
r 
o
n
 t
h
e
 

e
d
g
e
 o
f 
to
w
n
. 

T
h
e
 o
ff
ic
e
 m

a
rk
e
t 
is
 c
e
n
tr
e
d
 a
ro
u
n
d
 C

o
lq
u
h
o
u
n
 S
tr
e
e
t 
a
n
d
 C

o
lq
u
h
o
u
n
 S
q
u
a
re
. 
 O

th
e
r 
o
ff
ic
e
s
 a
re
 s
p
re
a
d
 t
h
ro

u
g
h
o
u
t 
th
e
 

c
e
n
tr
a
l 
c
o
re
. 
 O

ff
ic
e
s
 i
n
 H

e
le
n
s
b
u
rg

h
 a
re
 m

o
s
tl
y
 o
c
c
u
p
ie
d
 b
y
 p
ro
fe
s
s
io
n
a
l 
fi
rm

s
 a
n
d
 m

a
n
y
 h
a
v
e
 r
e
ta
il
 f
ro
n
ta
g
e
s
 w

it
h
 

o
ff
ic
e
s
 a
b
o
v
e
. 
 T
h
e
 m

a
jo
ri
ty
 a
re
 i
n
 t
ra
d
it
io
n
a
l 
b
u
il
d
in
g
s
. 

H
is
to
ri
c
a
ll
y
, 
H
e
le
n
s
b
u
rg

h
 h
a
s
 h
a
d
 a
n
 a
c
ti
v
e
 r
e
s
id
e
n
ti
a
l 
m
a
rk
e
t 
w
it
h
 p
ri
c
e
s
 r
is
in
g
 d
u
ri
n
g
 t
h
e
 r
e
c
e
n
t 
b
o
o
m
. 
 T
h
e
re
 h
a
s
 

b
e
e
n
 p
re
s
s
u
re
 o
n
 t
h
e
 h
o
u
s
in
g
 s
u
p
p
ly
 s
in
c
e
 t
h
e
 i
n
c
re
a
s
e
 i
n
 h
o
u
s
in
g
 s
to
c
k
 o
f 
2
%

 b
e
tw

e
e
n
 1
9
9
1
 a
n
d
 2
0
0
1
 h
a
s
 n
o
t 

m
a
tc
h
e
d
 t
h
e
 3
%

 g
ro
w
th
 i
n
 h
o
u
s
e
h
o
ld
 f
o
rm

a
ti
o
n
. 
 T
h
e
re
 a
re
 a
ls
o
 s
o
m
e
 g
a
p
s
 i
n
 t
h
e
 p
ro

v
is
io
n
 o
f 
c
e
rt
a
in
 t
y
p
e
s
 o
f 
h
o
u
s
e
s
. 

A
 r
e
c
e
n
t 
re
p
o
rt
 (
H
e
n
d
e
rs
o
n
) 
n
o
te
d
 t
h
a
t 
H
e
le
n
s
b
u
rg

h
 h
a
d
 a
 s
ig
n
if
ic
a
n
tl
y
 l
o
w
e
r 
n
u
m
b
e
r 
o
f 
s
e
m
i-
d
e
ta
c
h
e
d
 a
n
d
 t
e
rr
a
c
e
d
 

h
o
m
e
s
 t
h
a
n
 t
h
e
 a
v
e
ra
g
e
 f
o
r 
S
c
o
tl
a
n
d
. 
 T
h
e
 f
ig
u
re
s
 w

e
re
 1
6
.8
%

 a
g
a
in
s
t 
a
 S
c
o
tt
is
h
 a
v
e
ra
g
e
 o
f 
2
3
.5
%

 f
o
r 
se

m
i-
d
e
ta
c
h
e
d
 

a
n
d
 1
3
.2
%

 a
g
a
in
s
t 
a
 S

c
o
tt
is
h
 a
v
e
ra
g
e
 o
f 
2
0
.3
%

 f
o
r 
te
rr
a
c
e
d
. 
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F
ig
u
re
 1
 a
n
d
 2
 a
b
o
v
e
 s
h
o
w
 t
h
e
 d
if
fe
re
n
c
e
 b
e
tw

e
e
n
 t
h
e
 l
o
c
a
l 
a
g
e
 s
tr
u
c
tu
re
 a
n
d
 t
h
e
 S
c
o
tt
is
h
 n
o
rm

. 
 D

e
m
o
g
ra
p
h
ic
a
ll
y
, 

th
e
 t
o
w
n
 c
o
n
ta
in
s
 a
 s
ig
n
if
ic
a
n
t 
n
u
m
b
e
r 
o
f 
fa
m
il
ie
s
, 
h
a
s
 m

o
re
 p
e
o
p
le
 i
n
 c
o
u
p
le
s
, 
e
s
p
e
c
ia
ll
y
 m

a
rr
ie
d
, 
a
n
d
 f
a
r 
fe
w
e
r 
s
in
g
le
 

p
e
o
p
le
 t
h
a
n
 i
s
 t
h
e
 n
o
rm

 a
c
ro
s
s
 S
c
o
tl
a
n
d
. 
 T
h
a
n
k
s
 m

a
in
ly
 t
o
 t
h
e
 b
a
s
e
, 
b
u
t 
a
ls
o
 t
o
 r
e
s
id
e
n
ti
a
l 
fe
a
tu
re
s
, 
it
 i
s
 r
e
la
ti
v
e
ly
 

y
o
u
n
g
. 
 L
o
m
o
n
d
, 
in
 c
o
n
tr
a
s
t,
 h
a
s
 a
 l
a
rg

e
 ‘
e
x
c
e
s
s
’ 
o
f 
y
o
u
n
g
 a
n
d
 y
o
u
n
g
-m

id
d
le
-a

g
e
d
 m

e
n
 (
1
3
0
0
 m

o
re
 t
h
a
n
 t
y
p
ic
a
l)
, 
a
t 

le
a
s
t 
a
s
 f
a
r 
a
s
 t
h
e
 C

e
n
s
u
s
 p
ro
to
c
o
ls
 a
re
 c
o
n
c
e
rn

e
d
, 
a
lt
h
o
u
g
h
 m

a
n
y
 a
re
 i
n
 t
h
e
 B
a
s
e
 a
n
d
 a
 s
ig
n
if
ic
a
n
t 
n
u
m
b
e
r 
a
t 
s
e
a
. 

T
h
e
 p
o
p
u
la
ti
o
n
 d
if
fe
re
n
ti
a
ls
 s
h
o
w
n
 i
n
 P
a
n
e
l 
8
 h
a
v
e
 b
u
il
t 
u
p
 t
h
ro
u
g
h
 m

ig
ra
ti
o
n
, 
ra
th
e
r 
th
a
n
 a
n
y
 s
p
e
c
ia
l 
fe
a
tu
re
s
 o
r 

tr
e
n
d
s
 i
n
 b
ir
th
 a
n
d
 d
e
a
th
 r
a
te
s
. 
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It
 i
s
 d
if
fi
c
u
lt
 t
o
 k
n
o
w
 h
o
w
 m

u
c
h
 m

ig
ra
ti
o
n
 f
ig
u
re
s
 a
re
 a
 c
o
n
s
e
q
u
e
n
c
e
 o
f 
s
h
if
ts
 i
n
 n
a
v
a
l 
d
e
p
lo
y
m
e
n
t,
 b
u
t 
in
 r
e
c
e
n
t 
y
e
a
rs
 

th
e
re
 h
a
s
 b
e
e
n
 s
u
b
s
ta
n
ti
a
l 
n
e
t 
o
u
t-
m
ig
ra
ti
o
n
 f
ro
m
 H

e
le
n
s
b
u
rg

h
, 
a
b
o
u
t 
1
5
0
 p
e
o
p
le
 p
e
r 
y
e
a
r 
a
g
e
d
 1
5
 t
o
 5
0
 (
2
½
 p
e
r 
c
e
n
t 

o
f 
th
e
 a
g
e
 g
ro
u
p
 p
e
r 
y
e
a
r)
, 
a
lt
h
o
u
g
h
 t
h
e
re
 w

a
s
 a
 n
e
t 
in
fl
o
w
 i
n
 2
0
0
6
. 
 T
h
e
re
 i
s
 a
 n
e
t 
in
fl
o
w
 o
f 
o
ld
e
r 
p
e
o
p
le
 (
a
b
o
u
t 
4
0
 

o
v
e
r 
5
5
-y

e
a
r-
o
ld
s
),
 b
u
t 
(a

t 
0
.3
 p
e
r 
c
e
n
t 
o
f 
th
e
 t
o
ta
l 
p
o
p
u
la
ti
o
n
 p
e
r 
y
e
a
r)
 i
t 
is
 n
o
 l
a
rg

e
r 
th
a
n
 e
ls
e
w
h
e
re
 i
n
 A
rg

y
ll
 a
n
d
 

B
u
te
. 
 T
h
is
 i
s
 n
o
 d
o
u
b
t 
b
e
c
a
u
s
e
 h
o
u
s
e
 p
ri
c
e
s
 i
n
 H

e
le
n
s
b
u
rg

h
 a
re
, 
o
n
 a
 t
o
w
n
 b
a
s
is
, 
o
n
 a
v
e
ra
g
e
 t
h
e
 h
ig
h
e
s
t 
in
 t
h
e
 W

e
s
t 

o
f 
S
c
o
tl
a
n
d
, 
a
n
d
 s
e
c
o
n
d
 o
n
ly
 t
o
 E
d
in
b
u
rg

h
. 
 O

p
p
o
rt
u
n
it
ie
s
 f
o
r 
p
e
o
p
le
 f
ro
m
 t
h
e
 c
it
y
 o
f 
G
la
s
g
o
w
 a
n
d
 i
ts
 a
ff
lu
e
n
t 
s
u
b
u
rb

s
 

to
 m

a
k
e
 h
ig
h
-e

q
u
it
y
 p
u
rc
h
a
s
e
s
 a
re
 s
li
g
h
t,
 b
e
c
a
u
s
e
 H

e
le
n
s
b
u
rg

h
 a
lr
e
a
d
y
 h
o
u
s
e
s
 s
o
m
e
 o
f 
th
e
 m

o
s
t 
a
ff
lu
e
n
t 

s
u
b
u
rb

a
n
it
e
s
. 
 H

o
w
e
v
e
r,
 a
v
e
ra
g
e
 h
o
u
s
e
 p
ri
c
e
s
 m

u
s
t 
b
e
 t
re
a
te
d
 w

it
h
 a
 d
e
g
re
e
 o
f 
c
a
u
ti
o
n
 a
s
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 h
ig
h
 v
a
lu
e
 

h
o
u
s
e
s
 c
a
n
 d
is
to
rt
 t
h
e
 a
v
e
ra
g
e
 f
ig
u
re
. 
 A
 c
lo
s
e
r 
e
x
a
m
in
a
ti
o
n
 o
f 
th
e
 l
o
c
a
l 
h
o
u
s
in
g
 m

a
rk
e
t 
in
d
ic
a
te
s
 t
h
a
t 
th
e
re
 a
re
 

n
o
ti
c
e
a
b
le
 d
if
fe
re
n
c
e
s
 i
n
 t
h
e
 s
p
re
a
d
 o
f 
h
o
u
s
e
 t
y
p
e
s
 c
o
m
p
a
re
d
 w

it
h
 o
th
e
r 
p
a
rt
s
 o
f 
th
e
 c
o
u
n
tr
y
. 
 I
n
 p
a
rt
ic
u
la
r,
 

H
e
le
n
s
b
u
rg

h
 h
a
s
 a
 s
ig
n
if
ic
a
n
tl
y
 l
o
w
e
r 
n
u
m
b
e
r 
o
f 
s
e
m
i-
d
e
ta
c
h
e
d
 a
n
d
 t
e
rr
a
c
e
d
 h
o
m
e
s
 t
h
a
n
 t
h
e
 a
v
e
ra
g
e
 f
o
r 
S
c
o
tl
a
n
d
 (
s
e
e
 

H
e
n
d
e
rs
o
n
 r
e
p
o
rt
 b
e
lo
w
).
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S
tu

d
e
n
t 
a
g
e

S
c
h
o
o
l 
a
g
e

F
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T
h
e
 c
o
n
se

q
u
e
n
ce

 i
f 
m
ig
ra
ti
o
n
 w

it
h
 t
h
e
 r
e
c
e
n
t 
a
g
e
 s
tr
u
c
tu
re
 w

e
re
 t
o
 c
o
n
ti
n
u
e
 w

o
u
ld
 b
e
 t
h
a
t 
th
e
 p
o
p
u
la
ti
o
n
 o
f 

H
e
le
n
s
b
u
rg

h
 w

o
u
ld
 f
a
ll
 b
y
 a
b
o
u
t 
1
 p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r.
  
T
h
e
 w

o
rk
in
g
 a
g
e
 p
o
p
u
la
ti
o
n
 w

o
u
ld
 f
a
ll
 s
li
g
h
tl
y
 f
a
s
te
r,
 a
n
d
 t
h
e
re
 

w
o
u
ld
 b
e
 1
½
 p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r 
in
c
re
a
s
e
 i
n
 t
h
e
 n
u
m
b
e
r 
o
f 
p
e
o
p
le
 o
f 
re
ti
re
m
e
n
t 
a
g
e
, 
a
n
d
 a
 2
 p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r 
d
ro
p
 i
n
 

th
e
 n
u
m
b
e
r 
o
f 
c
h
il
d
re
n
 a
n
d
 y
o
u
n
g
 p
e
o
p
le
. 
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A
 s
tr
a
te
g
y
 d
o
c
u
m
e
n
t 
c
o
m
m
is
s
io
n
e
d
 f
o
r 
H
e
le
n
s
b
u
rg

h
 (
Y
e
ll
o
w
 B
o
o
k
),
 i
d
e
n
ti
fi
e
d
 t
h
re
e
 c
ro

s
s
-c
u
tt
in
g
 t
h
e
m
e
s
 f
o
r 

H
e
le
n
s
b
u
rg

h
 t
o
w
n
 c
e
n
tr
e
 –
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 p
u
b
li
c
 r
e
a
lm

, 
tr
a
ff
ic
 m

a
n
a
g
e
m
e
n
t/
p
a
rk
in
g
 a
n
d
 m

a
n
a
g
e
m
e
n
t,
 p
ro
m
o
ti
o
n
 

a
n
d
 a
n
im

a
ti
o
n
. 
 T
h
is
 p
ro
p
o
s
a
l 
s
e
e
k
s
 t
o
 a
d
d
re
s
s
 a
ll
 o
f 
th
e
s
e
 i
s
s
u
e
s
. 

A
 T
ra
ff
ic
 M

a
n
a
g
e
m
e
n
t 
S
tu
d
y
 c
a
rr
ie
d
 o
u
t 
in
 2
0
0
7
 b
y
 J
M
P
 a
d
d
re
s
s
e
d
 a
 n
u
m
b
e
r 
o
f 
p
ro
b
le
m
s
 a
n
d
 i
s
s
u
e
s
 r
e
la
ti
n
g
 t
o
 t
ra
ff
ic
 

a
n
d
 t
ra
n
s
p
o
rt
a
ti
o
n
 w

it
h
in
 H

e
le
n
s
b
u
rg

h
. 
 T
h
e
s
e
 i
n
c
lu
d
e
d
 

•
A
 c
o
n
g
e
s
te
d
 t
o
w
n
s
c
a
p
e
 o
b
s
tr
u
c
te
d
 w

it
h
 p
a
rk
in
g
 

•
F
o
o
tw

a
y
s
 d
e
s
c
ri
b
e
d
 a
s
 b
e
in
g
 t
o
o
 n
a
rr
o
w
 

•
A
 t
o
w
n
 c
e
n
tr
e
 d
o
m
in
a
te
d
 b
y
 v
e
h
ic
le
s
 a
c
ti
n
g
 a
s
 a
 b
a
rr
ie
r 
to
 p
e
d
e
s
tr
ia
n
s
 

•
C
o
lq
u
h
o
u
n
 S
q
u
a
re
 a
s
 a
n
 a
re
a
 w

it
h
 p
o
te
n
ti
a
l 
fo
r 
u
s
e
 f
o
r 
p
u
b
li
c
 e
v
e
n
ts
 

•
T
h
e
 P
ie
r 
H
e
a
d
 a
s
 a
n
 a
re
a
 r
e
m
o
te
 f
ro
m
 t
h
e
 r
e
s
t 
o
f 
th
e
 t
o
w
n
 c
e
n
tr
e
 d
e
s
p
it
e
 i
ts
 i
m
m
e
d
ia
te
 p
ro
x
im

it
y
 

E
le
m
e
n
t 
1
 i
s
 d
e
s
ig
n
e
d
 t
o
 t
a
c
k
le
 t
h
e
s
e
 p
ro
b
le
m
s
 w

h
il
s
t 
im

p
le
m
e
n
ti
n
g
 t
h
e
 t
h
re
e
 c
ro
s
s
-c
u
tt
in
g
 t
h
e
m
e
s
. 

T
h
e
 s
h
a
re
d
 u
s
e
 e
le
m
e
n
t 
o
f 
th
is
 p
ro
p
o
s
a
l 
s
e
e
k
s
 t
o
 t
a
k
e
 t
h
e
 m

a
in
 s
tr
e
e
ts
 o
f 
H
e
le
n
s
b
u
rg

h
, 
o
th
e
r 
th
a
n
 t
h
e
 E
s
p
la
n
a
d
e
, 
a
n
d
 

to
 d
e
v
e
lo
p
 t
h
e
m
 s
o
 t
h
a
t 
w
h
il
e
 f
o
rm

a
ll
y
 t
h
e
y
 a
re
 s
u
it
a
b
le
 f
o
r 
u
s
e
 b
y
 b
o
th
 c
a
rs
 a
n
d
 p
e
d
e
s
tr
ia
n
s
, 
p
re
fe
re
n
c
e
 i
s
 g
iv
e
n
 t
o
 

p
e
d
e
s
tr
ia
n
s
. 
 T
h
is
 s
h
a
re
d
 u
s
e
 h
a
s
 b
e
e
n
 u
s
e
d
 i
n
 t
h
e
 N

e
th
e
rl
a
n
d
s
 w

it
h
 g
o
o
d
 r
e
s
u
lt
s
. 
 I
t 
is
 n
o
t 
a
 p
e
d
e
s
tr
ia
n
is
a
ti
o
n
 s
c
h
e
m
e
. 

T
h
e
 P
ro
p
o
s
a
l 
in
v
o
lv
e
s
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
a
 c
o
m
p
re
h
e
n
s
iv
e
 t
ra
ff
ic
 m

a
n
a
g
e
m
e
n
t 
s
c
h
e
m
e
 i
n
 t
h
e
 c
e
n
tr
a
l 
a
re
a
 b
o
u
n
d
e
d
 b
y
 

S
in
c
la
ir
 S
tr
e
e
t,
 C

o
lq
u
h
o
u
n
 S
tr
e
e
t 
a
n
d
 W

e
s
t 
P
ri
n
c
e
s
 S
tr
e
e
t.
  
It
 a
ls
o
 i
n
c
o
rp

o
ra
te
s
 C

o
lq
u
h
o
u
n
 S
q
u
a
re
. 
 T
h
is
 p
ro

p
o
s
a
l 
is
 

b
a
s
e
d
 o
n
 t
h
e
 f
in
d
in
g
s
 o
f 
a
 f
u
rt
h
e
r 
s
tu
d
y
 b
y
 J
M
P
 C

o
n
s
u
lt
in
g
 i
n
 2
0
0
8
 w

h
ic
h
 s
e
ts
 o
u
t 
th
e
 v
a
ri
o
u
s
 o
b
je
c
ti
v
e
s
 a
n
d
 s
c
o
p
e
 o
f 

th
e
 w

o
rk
. 

It
 w

il
l 
re
m
o
v
e
 s
o
m
e
 o
f 
th
e
 b
a
rr
ie
rs
 t
o
 c
ro
s
s
in
g
 t
h
e
 b
u
s
y
 r
o
a
d
s
 w

it
h
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
, 
th
ro
u
g
h
 s
u
it
a
b
le
 s
ig
n
a
g
e
 o
n
 

th
e
 a
p
p
ro
a
c
h
, 
re
d
u
c
e
 t
h
e
 t
ra
ff
ic
 t
h
ro
u
g
h
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 r
e
co

m
m
e
n
d
 a
lt
e
rn

a
ti
v
e
 t
h
ro
u
g
h
 r
o
u
te
s
. 
 T
h
e
 p
ro
p
o
s
a
l 

a
ls
o
 i
n
c
o
rp

o
ra
te
s
 a
n
 i
m
p
ro
v
e
d
 e
n
fo
rc
e
m
e
n
t 
o
f 
p
a
rk
in
g
 r
e
g
u
la
ti
o
n
s
 i
n
c
lu
d
in
g
 p
a
y
 o
n
-s
tr
e
e
t 
p
a
rk
in
g
, 
a
s
 w

e
ll
 a
s
 i
m
p
ro
v
e
d
 

c
y
c
li
n
g
 f
a
c
il
it
ie
s
. 
 

A
s
s
o
c
ia
te
d
 w

it
h
 t
h
e
 o
v
e
ra
ll
 t
ra
ff
ic
 m

a
n
a
g
e
m
e
n
t 
o
f 
th
e
 t
o
w
n
 i
s
 a
 p
ro
p
o
s
a
l 
to
 e
x
a
m
in
e
 t
h
e
 f
e
a
s
ib
il
it
y
 o
f 
a
 ‘
P
a
rk
 a
n
d
 R

id
e
’ 

s
c
h
e
m
e
 f
o
r 
H
e
le
n
s
b
u
rg

h
. 
 C

u
rr
e
n
tl
y
 a
ro
u
n
d
 1
0
0
 s
p
a
c
e
s
 o
n
 t
h
e
 u
p
p
e
r 
fl
o
o
r 
o
f 
a
 t
w
o
 s
to
re
y
 b
u
il
d
in
g
, 
n
e
x
t 
to
 H

e
le
n
s
b
u
rg

h
 

C
e
n
tr
a
l 
S
ta
ti
o
n
, 
a
re
 o
c
c
u
p
ie
d
 b
y
 t
h
e
 c
a
rs
 o
f 
p
e
o
p
le
 w

h
o
 m

e
re
ly
 c
a
tc
h
 t
h
e
 t
ra
in
 t
o
 G

la
s
g
o
w
 d
u
ri
n
g
 t
h
e
 d
a
y
. 
 T
h
e
 

p
ro
p
o
s
a
l 
re
c
o
m
m
e
n
d
s
 a
n
 o
p
ti
o
n
s
 a
p
p
ra
is
a
l 
fo
r 
a
 p
a
rk
 a
n
d
 r
id
e
 s
c
h
e
m
e
 w

h
ic
h
 w

o
u
ld
 b
e
 d
e
s
ig
n
e
d
 t
o
 r
e
m
o
v
e
 a
 l
a
rg

e
 

e
le
m
e
n
t 
o
f 
c
o
m
m
u
te
r 
p
a
rk
in
g
 f
ro
m
 t
h
e
 t
o
w
n
 c
e
n
tr
e
, 
th
e
re
b
y
 f
re
e
in
g
 u
p
 p
a
rk
in
g
 s
p
a
c
e
s
 f
o
r 
u
s
e
 b
y
 s
h
o
p
p
e
rs
 a
n
d
 o
th
e
rs
. 
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T
h
e
 c
o
s
t 
o
f 
th
e
 s
h
a
re
d
 u
s
e
 s
c
h
e
m
e
 i
s
 £
3
.2
6
 m

il
li
o
n
, 
w
it
h
 t
h
e
 f
e
a
s
ib
il
it
y
 s
tu
d
y
 f
o
r 
th
e
 p
a
rk
 a
n
d
 r
id
e
 s
c
h
e
m
e
 p
ro
je
c
te
d
 t
o
 

c
o
s
t 
£
5
0
0
0
0
, 
ta
k
in
g
 t
h
e
 t
o
ta
l 
c
o
s
t 
o
f 
th
e
 s
c
h
e
m
e
 t
o
 £
3
.3
1
 m

n
. 
S
tr
a
th
c
ly
d
e
 P
a
rt
n
e
rs
h
ip
 f
o
r 
T
ra
n
s
p
o
rt
 h
a
s
 i
n
d
ic
a
te
d
 t
h
a
t 

it
 i
s
 i
n
te
re
s
te
d
 i
n
 c
o
n
tr
ib
u
ti
n
g
 t
o
 t
h
e
 c
o
s
t 
o
f 
th
e
 s
tu
d
y
. 

It
 i
s
 e
n
v
is
a
g
e
d
 t
h
a
t 
th
e
 w

o
rk
 w

il
l 
b
e
 c
a
rr
ie
d
 o
u
t 
o
v
e
r 
a
 t
im

e
 s
c
a
le
 f
ro
m
 t
h
e
 s
e
c
o
n
d
 q
u
a
rt
e
r 
o
f 
2
0
0
8
 t
o
 t
h
e
 t
h
ir
d
 q
u
a
rt
e
r 

o
f 
2
0
1
1
. 
 H

o
w
e
v
e
r,
 t
h
e
re
 i
s
 t
h
e
 p
o
s
s
ib
il
it
y
 t
o
 r
e
d
u
c
e
 t
h
is
 t
im

e
s
c
a
le
 t
o
 a
ro
u
n
d
 t
w
o
 y
e
a
rs
 i
f 
th
e
 n
e
c
e
s
s
a
ry
 f
u
n
d
in
g
 i
s
 

a
v
a
il
a
b
le
. 
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T
h
e
 Y
e
ll
o
w
 b
o
o
k
 R

e
p
o
rt
 i
d
e
n
ti
fi
e
d
 a
 n
u
m
b
e
r 
o
f 
s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
s
 f
o
r 
H
e
le
n
s
b
u
rg

h
, 
o
n
e
 o
f 
w
h
ic
h
 i
s
 t
o
 r
e
v
it
a
li
s
e
 t
h
e
 

w
a
te
rf
ro
n
t 
a
s
 S
c
o
tl
a
n
d
’s
 f
in
e
s
t 
u
rb

a
n
 p
ro
m
e
n
a
d
e
 a
n
d
 a
n
 i
n
te
g
ra
l 
p
a
rt
 o
f 
th
e
 H

e
le
n
s
b
u
rg

h
 e
x
p
e
ri
e
n
c
e
 f
o
r 
re
s
id
e
n
ts
 a
n
d
 

v
is
it
o
rs
. 
 U

n
d
e
r 
th
e
 s
e
c
ti
o
n
 o
n
 R

e
g
e
n
e
ra
ti
o
n
 O

p
p
o
rt
u
n
it
ie
s
, 
th
e
 R

e
p
o
rt
 i
d
e
n
ti
fi
e
d
 t
h
a
t 
th
e
 w

a
te
rf
ro
n
t 
s
h
o
u
ld
 c
o
n
ti
n
u
e
 t
o
 

b
e
 o
p
e
n
 s
p
a
c
e
 a
lt
h
o
u
g
h
 i
t 
c
o
u
ld
 a
c
c
o
m
m
o
d
a
te
 s
m
a
ll
 p
a
v
il
io
n
s
 o
r 
s
im

il
a
r 
s
tr
u
c
tu
re
s
. 
 I
n
 p
a
rt
ic
u
la
r,
 Y
e
ll
o
w
 b
o
o
k
 

re
c
o
m
m
e
n
d
e
d
 t
h
a
t 
th
e
 w

a
te
rf
ro
n
t 
s
h
o
u
ld
 c
o
n
ti
n
u
e
 t
o
 b
e
 a
n
 o
u
td
o
o
r 
e
x
p
e
ri
e
n
c
e
 a
n
d
 t
h
e
 q
u
a
li
ty
 o
f 
th
e
 w

a
te
rf
ro
n
t 

e
x
p
e
ri
e
n
c
e
 w

e
s
t 
o
f 
th
e
 p
ie
r 
h
e
a
d
 s
h
o
u
ld
 b
e
 i
m
p
ro
v
e
d
. 

T
h
e
 r
e
p
o
rt
 i
d
e
n
ti
fi
e
d
 a
s
 a
 p
ri
o
ri
ty
 p
ro
p
o
s
a
l 
th
e
 l
o
n
g
-t
e
rm

 e
n
h
a
n
c
e
m
e
n
t 
o
f 
W
e
s
t 
B
a
y
 P
ro
m
e
n
a
d
e
 i
n
c
lu
d
in
g
 t
h
e
 p
ro
v
is
io
n
 

o
f 
a
 s
tr
in
g
 o
f 
“e

v
e
n
t 
p
o
in
ts
” 
a
lo
n
g
 t
h
e
 s
h
o
re
. 

E
le
m
e
n
t 
2
 s
e
e
k
s
 t
o
 i
m
p
le
m
e
n
t 
th
is
 s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
. 

T
h
e
 W

e
s
t 
B
a
y
 E
s
p
la
n
a
d
e
 p
ro
p
o
s
a
l 
c
o
v
e
rs
 a
n
 a
re
a
 f
ro
m
 C

o
lq
u
h
o
u
n
 S
tr
e
e
t 
to
 W

il
li
a
m
 S
tr
e
e
t.
  
It
 i
n
c
o
rp

o
ra
te
s
 C

ly
d
e
 

S
tr
e
e
t,
 a
n
d
 t
h
e
 c
u
rr
e
n
t 
g
ra
s
s
e
d
 a
re
a
 b
e
tw

e
e
n
 C

ly
d
e
 S
tr
e
e
t 
a
n
d
 t
h
e
 s
h
o
re
 f
ro
n
t.
 

T
h
e
 p
ro
p
o
s
a
l 
is
 a
 T
o
w
n
 C

e
n
tr
e
 i
m
p
ro
v
e
m
e
n
t 
s
c
h
e
m
e
 a
s
 d
e
ta
il
e
d
 i
n
 a
 r
e
p
o
rt
 f
o
r 
th
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 b
y
 K

e
p
p
ie
 

in
 A
p
ri
l 
2
0
0
8
. 

T
h
e
 E
s
p
la
n
a
d
e
 a
n
d
 t
h
e
 g
re
e
n
s
w
a
rd

 w
o
u
ld
 b
e
 r
e
d
e
s
ig
n
e
d
 b
y
 l
a
n
d
s
c
a
p
e
 a
rc
h
it
e
c
ts
 t
o
 p
ro
v
id
e
 a
 m

o
re
 e
x
c
it
in
g
 e
x
p
e
ri
e
n
c
e
 

a
n
d
 t
o
 r
e
p
la
c
e
 s
o
m
e
 o
f 
th
e
 i
n
a
d
e
q
u
a
te
 m

a
te
ri
a
ls
 w

h
ic
h
 p
a
s
t 
m
e
n
d
-a

n
d
-m

a
k
e
-d

o
 d
e
v
e
lo
p
m
e
n
ts
 h
a
v
e
 i
m
p
o
s
e
d
. 
 T
h
e
 

p
ro
p
o
s
a
l 
w
il
l 
p
ro
v
id
e
 a
 r
a
n
g
e
 o
f 
fa
c
il
it
ie
s
 i
n
c
lu
d
in
g
 a
n
 e
v
e
n
ts
 /
 p
e
rf
o
rm

a
n
c
e
 p
la
c
e
, 
a
 c
h
il
d
re
n
’s
 p
la
y
 a
re
a
, 
la
n
d
s
c
a
p
e
d
 

g
a
rd

e
n
s
 a
n
d
 a
n
 i
n
fo
rm

a
l 
g
ra
s
s
e
d
 a
re
a
. 
 A
 y
e
a
r 
ro
u
n
d
 t
o
u
ri
s
t 
in
fo
rm

a
ti
o
n
 c
e
n
tr
e
 a
n
d
 c
a
fé
 w

il
l 
a
ls
o
 b
e
 i
n
c
o
rp

o
ra
te
d
. 
  

T
h
e
 c
o
s
t 
o
f 
th
is
 p
ro
p
o
s
a
l 
is
 £
3
.3
5
 m

n
 a
n
d
 e
ff
o
rt
s
 w

il
l 
b
e
 m

a
d
e
 t
o
 s
e
c
u
re
 m

a
tc
h
 f
u
n
d
in
g
 f
ro
m
 v
a
ri
o
u
s
 s
o
u
rc
e
s
, 
s
u
c
h
 a
s
 

lo
tt
e
ry
. 

T
h
e
 d
e
s
ig
n
 w

o
rk
 c
o
u
ld
 s
ta
rt
 i
n
 S
u
m
m
e
r 
2
0
0
8
 a
n
d
 b
e
 c
o
m
p
le
te
d
 b
y
 t
h
e
 e
n
d
 o
f 
th
e
 c
a
le
n
d
a
r 
y
e
a
r.
  
T
h
e
 p
la
n
n
in
g
 

p
e
rm

is
s
io
n
 w

o
u
ld
 b
e
 s
u
b
m
it
te
d
 i
n
 D

e
c
e
m
b
e
r 
2
0
0
8
, 
w
it
h
 a
p
p
ro
v
a
l 
e
n
v
is
a
g
e
d
 b
y
 M

a
y
 2
0
0
9
, 
w
it
h
 w

o
rk
 s
ta
rt
in
g
 i
n
 J
u
n
e
 

2
0
0
9
 a
n
d
 f
in
is
h
e
d
 i
n
 J
u
n
e
 2
0
1
0
. 
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T
h
e
 Y
e
ll
o
w
 b
o
o
k
 R

e
p
o
rt
 e
s
ta
b
li
s
h
e
d
 a
 s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
 o
f 
re
v
it
a
li
s
in
g
 t
h
e
 w

a
te
rf
ro
n
t 
a
s
 S
c
o
tl
a
n
d
’s
 f
in
e
s
t 
u
rb

a
n
 

p
ro
m
e
n
a
d
e
 a
n
d
 a
n
 i
n
te
g
ra
l 
p
a
rt
 o
f 
th
e
 H

e
le
n
s
b
u
rg

h
 e
x
p
e
ri
e
n
c
e
 f
o
r 
re
s
id
e
n
ts
 a
n
d
 v
is
it
o
rs
. 
 U

n
d
e
r 
p
ri
o
ri
ty
 p
ro

p
o
s
a
ls
 f
o
r 

th
e
 w

a
te
rf
ro
n
t,
 t
h
e
 R

e
p
o
rt
 i
d
e
n
ti
fi
e
d
 u
p
g
ra
d
in
g
 K

id
s
to
n
 P
a
rk
 a
s
 a
 d
e
s
ti
n
a
ti
o
n
 p
o
in
t 
a
n
d
 a
 p
la
c
e
 f
o
r 
re
c
re
a
ti
o
n
. 

E
le
m
e
n
t 
3
 s
e
e
k
s
 t
o
 i
m
p
le
m
e
n
t 
th
is
 p
ri
o
ri
ty
 p
ro
p
o
s
a
l.
 

K
id
s
to
n
 P
a
rk
 i
s
 l
o
c
a
te
d
 a
t 
th
e
 f
a
r 
w
e
s
t 
e
n
d
 o
f 
H
e
le
n
s
b
u
rg

h
’s
 E
s
p
la
n
a
d
e
 a
b
o
u
t 
a
 m

il
e
 a
n
d
 a
 h
a
lf
 f
ro
m
 S

in
c
la
ir
 S
tr
e
e
t.
  

Je
n
k
in
s
 a
n
d
 M

a
rr
, 
th
e
 a
rc
h
it
e
c
ts
 w

h
o
 a
re
 a
d
v
is
in
g
 t
h
e
 C

o
u
n
c
il
, 
d
e
s
c
ri
b
e
 K

id
s
to
n
 P
a
rk
 a
s
 t
h
e
 ‘
b
o
o
k
e
n
d
’ 
to
 t
h
e
 T
o
w
n
 

C
e
n
tr
e
 a
n
d
 W

a
te
rf
ro
n
t 
im

p
ro
v
e
m
e
n
ts
 i
n
 H

e
le
n
s
b
u
rg

h
. 

T
h
e
 p
ro
p
o
s
a
l 
in
v
o
lv
e
s
 t
h
e
 r
e
d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 e
x
is
ti
n
g
 b
u
il
d
in
g
 t
o
 p
ro
v
id
e
 a
 c
a
fé
, 
lo
c
a
l 
in
fo
rm

a
ti
o
n
 c
e
n
tr
e
 a
n
d
 n
e
w
 

to
il
e
ts
. 
 T
h
e
 c
a
fé
 w

o
u
ld
 b
e
 r
u
n
 o
n
 a
 f
ra
n
c
h
is
e
d
 b
a
s
is
. 
 T
h
e
re
 i
s
 a
ls
o
 s
c
o
p
e
 t
o
 m

a
k
e
 p
ro
v
is
io
n
 f
o
r 
a
 s
m
a
ll
 s
c
a
le
 

e
v
e
n
t/
e
x
h
ib
it
io
n
 s
p
a
c
e
. 
 T
h
e
 p
ro
p
o
s
a
ls
 a
ls
o
 i
n
c
o
rp

o
ra
te
 p
u
b
li
c
 r
e
a
lm

 w
o
rk
s
 t
o
 t
h
e
 P
a
rk
 i
ts
e
lf
 i
n
c
lu
d
in
g
 t
h
e
 c
a
r 
p
a
rk
, 

k
e
rb

s
, 
li
g
h
ti
n
g
 a
n
d
 a
 n
e
w
 r
o
o
f 
fo
r 
th
e
 b
a
n
d
s
ta
n
d
. 

T
h
e
 c
o
s
t 
o
f 
th
is
 p
ro
p
o
s
a
l 
is
 a
ro
u
n
d
 £
1
 m

n
. 
 E
x
it
in
g
 C

o
u
n
c
il
 f
u
n
d
s
 o
f 
s
o
m
e
 £
2
0
0
 0
0
0
 a
re
 a
lr
e
a
d
y
 i
n
 t
h
e
 b
u
d
g
e
t 
le
a
v
in
g
 a
 

b
a
la
n
c
e
 o
f 
£
8
0
0
 0
0
0
 w

h
ic
h
 w

o
u
ld
 b
e
 s
o
u
g
h
t 
fr
o
m
 C

o
u
n
c
il
 c
a
p
it
a
l 
fu
n
d
in
g
 a
n
d
 p
o
te
n
ti
a
l 
o
th
e
r 
s
o
u
rc
e
s
, 
s
u
c
h
 a
s
 l
o
tt
e
ry
. 

It
 i
s
 e
n
v
is
a
g
e
d
 t
h
a
t 
th
a
t 
th
e
 d
e
ta
il
e
d
 d
e
s
ig
n
 w

o
u
ld
 t
a
k
e
 p
la
c
e
 d
u
ri
n
g
 2
0
0
8
 w

it
h
 a
 l
o
tt
e
ry
 b
id
 s
u
b
m
it
te
d
 b
y
 t
h
e
 e
n
d
 o
f 

S
e
p
te
m
b
e
r 
2
0
0
8
. 
 T
h
e
 i
m
p
ro
v
e
m
e
n
t 
w
o
rk
s
 w

o
u
ld
 c
o
m
m
e
n
c
e
 b
y
 M

a
y
 2
0
0
9
 a
n
d
 b
e
 c
o
m
p
le
te
d
 b
y
 D

e
c
e
m
b
e
r 
2
0
0
9
. 
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T
h
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 i
s
 n
o
t 
c
u
rr
e
n
tl
y
 a
 l
e
g
a
l 
e
n
ti
ty
 a
lt
h
o
u
g
h
 i
t 
d
o
e
s
 o
p
e
ra
te
 u
n
d
e
r 
it
s
 o
w
n
  
S
ta
n
d
in
g
 O

rd
e
rs
. 
 

P
ro
c
u
re
m
e
n
t 
a
n
d
 a
ll
 f
in
a
n
c
ia
l 
m
a
tt
e
rs
 a
re
 t
o
 d
a
te
 h
a
n
d
le
d
 t
h
ro
u
g
h
 t
h
e
 C

o
u
n
c
il
 w

h
ic
h
 h
o
ld
s
 t
h
e
 P
a
rt
n
e
rs
h
ip
’s
 f
u
n
d
s
. 
 T
h
e
 

e
x
is
te
n
c
e
 a
n
d
 o
p
e
ra
ti
o
n
 o
f 
th
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 i
s
 a
 k
e
y
 a
s
s
e
t 
in
 t
h
e
 d
e
li
v
e
ry
 p
ro
c
e
s
s
. 
 I
t 
h
a
s
 a
 B
o
a
rd

, 
w
it
h
 a
n
 

in
d
e
p
e
n
d
e
n
t 
C
h
a
ir
, 
w
h
ic
h
 i
n
c
lu
d
e
s
 r
e
p
re
s
e
n
ta
ti
o
n
 f
ro
m
 A
rg

y
ll
 &

 B
u
te
 C

o
u
n
c
il
 a
s
 w

e
ll
 a
s
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 g
ro
u
p
s
. 
 T
h
e
 

P
a
rt
n
e
rs
h
ip
 h
a
s
 a
n
 o
ff
ic
e
 i
n
 H

e
le
n
s
b
u
rg

h
 a
n
d
 h
a
s
 b
e
e
n
 f
u
ll
y
 o
p
e
ra
ti
o
n
a
l 
s
in
c
e
 t
h
e
 b
e
g
in
n
in
g
 o
f 
2
0
0
7
. 
It
 c
u
rr
e
n
tl
y
 

e
m
p
lo
y
s
 a
n
 E
x
e
c
u
ti
v
e
 D

ir
e
c
to
r 
a
n
d
 a
 P
T
 A
d
m
in
is
tr
a
to
r.
  
T
h
e
 l
e
g
a
l 
s
ta
tu
s
, 
h
u
m
a
n
 r
e
s
o
u
rc
e
s
 a
n
d
 o
p
e
ra
ti
o
n
 a
rr
a
n
g
e
m
e
n
ts
 

o
f 
th
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 w

il
l 
b
e
 r
e
v
ie
w
e
d
 b
y
 t
h
e
 B
o
a
rd

 i
n
 c
o
n
s
u
lt
a
ti
o
n
 w

it
h
 t
h
e
 C

o
u
n
c
il
 f
o
ll
o
w
in
g
 t
h
e
 o
u
tc
o
m
e
 o
f 

th
e
 O

B
C
 b
id
 p
ro
c
e
s
s
. 
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T
h
e
 s
tr
a
te
g
ic
 c
a
s
e
 f
o
r 
th
e
 H

e
le
n
s
b
u
rg

h
 P
ro

p
o
s
a
ls
 i
s
 m

a
d
e
 q
u
it
e
 c
le
a
rl
y
 i
n
 t
h
e
 Y
e
ll
o
w
 b
o
o
k
 R

e
p
o
rt
. 
 A
ll
 t
h
re
e
 o
f 
th
e
 

e
le
m
e
n
ts
 h
a
v
e
 b
e
e
n
 h
ig
h
li
g
h
te
d
 i
n
 t
h
a
t 
re
p
o
rt
 a
s
 b
e
in
g
 o
f 
s
tr
a
te
g
ic
 i
m
p
o
rt
a
n
c
e
 t
o
 t
h
e
 f
u
tu
re
 r
e
g
e
n
e
ra
ti
o
n
 a
n
d
 

re
v
it
a
li
s
a
ti
o
n
 o
f 
H
e
le
n
s
b
u
rg

h
. 
  

E
le
m
e
n
t 
1
 s
e
e
k
s
 t
o
 a
d
d
re
s
s
 t
h
e
 t
h
re
e
 c
ro
ss
-c
u
tt
in
g
 t
h
e
m
e
s
 i
d
e
n
ti
fi
e
d
 f
o
r 
th
e
 t
o
w
n
 c
e
n
tr
e
. 

E
le
m
e
n
t 
2
 s
e
e
k
s
 t
o
 m

e
e
t 
th
e
 s
tr
a
te
g
ic
 o
b
je
c
ti
v
e
 o
f 
re
v
it
a
li
s
in
g
 t
h
e
 w

a
te
rf
ro
n
t 
a
s
 S
c
o
tl
a
n
d
’s
 f
in
e
s
t 
u
rb
a
n
 p
ro
m
e
n
a
d
e
. 

E
le
m
e
n
t 
3
 i
s
 i
d
e
n
ti
fi
e
d
 a
s
 a
 p
ri
o
ri
ty
 p
ro
p
o
s
a
l 
fo
r 
th
e
 w

a
te
rf
ro
n
t.
 

T
h
e
 m

o
d
e
rn

 d
a
y
 s
tr
u
c
tu
re
 a
n
d
 f
u
n
c
ti
o
n
s
 o
f 
th
e
 t
o
w
n
 m

e
a
n
 t
h
a
t 
a
 v
e
ry
 l
a
rg

e
 p
ro
p
o
rt
io
n
 o
f 
th
e
 w

o
rk
fo
rc
e
 a
re
 e
m
p
lo
y
e
d
 

in
 t
h
e
 p
u
b
li
c
 s
e
rv
ic
e
, 
a
lm

o
s
t 
h
a
lf
 t
h
e
 w

o
rk
in
g
 p
o
p
u
la
ti
o
n
, 
a
n
d
 a
lm

o
s
t 
d
o
u
b
le
 t
h
e
 p
ro
p
o
rt
io
n
 f
o
u
n
d
 i
n
 m

o
s
t 
o
th
e
r 
to
w
n
s
. 
 

T
h
e
re
 i
s
 r
e
la
ti
v
e
ly
 l
it
tl
e
 p
ri
v
a
te
 e
m
p
lo
y
m
e
n
t 
in
 H

e
le
n
s
b
u
rg

h
 i
ts
e
lf
 a
n
d
 i
ts
 e
n
v
ir
o
n
s
. 
 F
in
a
n
c
e
 a
n
d
 b
u
s
in
e
s
s
 s
e
rv
ic
e
s
 a
re
 

s
tr
o
n
g
ly
 r
e
p
re
s
e
n
te
d
 a
s
 e
m
p
lo
y
e
rs
 o
f 
p
e
o
p
le
 t
h
a
t 
li
v
e
 i
n
 H

e
le
n
s
b
u
rg

h
, 
b
u
t 
m
a
n
y
 w

o
rk
e
rs
 i
n
 t
h
e
s
e
 i
n
d
u
s
tr
ie
s
 c
o
m
m
u
te
. 

P
ri
v
a
te
 s
e
c
to
r 
s
e
rv
ic
e
s
 l
o
c
a
te
d
 i
n
 t
h
e
 t
o
w
n
 a
re
 n
o
t 
la
rg

e
. 
 H

e
le
n
s
b
u
rg

h
 h
a
s
 r
e
la
ti
v
e
ly
 l
it
tl
e
 i
n
 t
h
e
 w

a
y
 o
f 
h
o
s
p
it
a
li
ty
 

in
d
u
s
tr
ie
s
, 
(l
e
s
s
 t
h
a
n
 f
iv
e
 p
e
r 
c
e
n
t 
o
f 
e
m
p
lo
y
m
e
n
t 
a
g
a
in
s
t 
a
lm

o
s
t 
1
2
 p
e
r 
c
e
n
t 
in
 o
th
e
r 
A
rg

y
ll
 a
n
d
 B
u
te
 t
o
w
n
s
) 
a
n
d
 o
n
ly
 

a
b
o
u
t 
tw

o
 t
h
ir
d
s
 t
h
e
 r
e
ta
il
in
g
, 
in
 t
e
rm

s
 o
f 
fl
o
o
rs
p
a
c
e
 p
e
r 
h
e
a
d
 o
f 
c
a
tc
h
m
e
n
t 
p
o
p
u
la
ti
o
n
, 
th
a
t 
o
th
e
r 
to
w
n
s
 h
a
v
e
. 
 A
b
o
u
t 

o
n
e
 t
h
ir
d
 o
f 
re
ta
il
 s
p
e
n
d
in
g
 b
y
 H

e
le
n
s
b
u
rg

h
 p
e
o
p
le
 t
a
k
e
s
 p
la
c
e
 i
n
 t
h
e
 t
o
w
n
. 
 M

a
n
u
fa
c
tu
ri
n
g
 a
n
d
 c
o
n
s
tr
u
c
ti
o
n
 a
re
 b
o
th
 

v
e
ry
 s
m
a
ll
 i
n
d
u
s
tr
ie
s
 c
o
m
p
a
re
d
 w

it
h
 o
th
e
r 
to
w
n
s
, 
a
n
d
 p
ro
d
u
c
ti
o
n
 i
n
d
u
s
tr
ie
s
 g
e
n
e
ra
ll
y
 a
re
 a
b
o
u
t 
tw

o
 t
h
ir
d
s
 t
h
e
 

p
ro
p
o
rt
io
n
 f
o
u
n
d
 e
ls
e
w
h
e
re
. 

D
e
m
o
g
ra
p
h
ic
a
ll
y
, 
th
e
 t
o
w
n
 c
o
n
ta
in
s
 a
 s
ig
n
if
ic
a
n
t 
n
u
m
b
e
r 
o
f 
fa
m
il
ie
s
, 
h
a
s
 m

o
re
 p
e
o
p
le
 i
n
 c
o
u
p
le
s
, 
e
s
p
e
c
ia
ll
y
 m

a
rr
ie
d
, 

a
n
d
 f
a
r 
fe
w
e
r 
s
in
g
le
 p
e
o
p
le
 t
h
a
n
 i
s
 t
h
e
 n
o
rm

 a
c
ro
s
s
 S
c
o
tl
a
n
d
. 
 T
h
a
n
k
s
 m

a
in
ly
 t
o
 t
h
e
 b
a
s
e
, 
b
u
t 
a
ls
o
 t
o
 r
e
s
id
e
n
ti
a
l 

fe
a
tu
re
s
 i
t 
is
 r
e
la
ti
v
e
ly
 y
o
u
n
g
. 
 I
t 
is
 d
if
fi
c
u
lt
 t
o
 k
n
o
w
 h
o
w
 m

u
c
h
 m

ig
ra
ti
o
n
 f
ig
u
re
s
 a
re
 a
 c
o
n
s
e
q
u
e
n
ce

 o
f 
s
h
if
ts
 i
n
 n
a
v
a
l 

d
e
p
lo
y
m
e
n
t,
 b
u
t 
in
 r
e
c
e
n
t 
y
e
a
rs
 t
h
e
re
 h
a
s
 b
e
e
n
 s
u
b
s
ta
n
ti
a
l 
n
e
t 
o
u
t-
m
ig
ra
ti
o
n
 f
ro
m
 H

e
le
n
s
b
u
rg

h
, 
a
b
o
u
t 
1
5
0
 p
e
o
p
le
 p
e
r 

y
e
a
r 
a
g
e
d
 1
5
 t
o
 5
0
, 
p
a
rt
ly
 o
ff
s
e
t 
b
y
 a
 n
e
t 
in
fl
o
w
 o
f 
o
ld
e
r 
p
e
o
p
le
 (
a
b
o
u
t 
4
0
 o
v
e
r 
5
5
-y

e
a
r-
o
ld
s
).
  
 

T
h
e
 c
o
n
se

q
u
e
n
ce

 i
f 
m
ig
ra
ti
o
n
 w

it
h
 t
h
is
 a
g
e
 s
tr
u
c
tu
re
 w

e
re
 t
o
 c
o
n
ti
n
u
e
 w

o
u
ld
 b
e
 t
h
a
t 
th
e
 p
o
p
u
la
ti
o
n
 o
f 
H
e
le
n
s
b
u
rg

h
 

w
o
u
ld
 f
a
ll
 b
y
 a
b
o
u
t 
1
 p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r.
  
T
h
e
 w

o
rk
in
g
 a
g
e
 p
o
p
u
la
ti
o
n
 w

o
u
ld
 f
a
ll
 s
li
g
h
tl
y
 f
a
s
te
r,
 a
n
d
 t
h
e
re
 w

o
u
ld
 b
e
 1
½
 

p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r 
in
c
re
a
s
e
 i
n
 t
h
e
 n
u
m
b
e
r 
o
f 
p
e
o
p
le
 o
f 
re
ti
re
m
e
n
t 
a
g
e
, 
a
n
d
 a
 2
 p
e
r 
c
e
n
t 
p
e
r 
y
e
a
r 
d
ro
p
 i
n
 t
h
e
 n
u
m
b
e
r 
o
f 

c
h
il
d
re
n
 a
n
d
 y
o
u
n
g
 p
e
o
p
le
. 
  

A
n
 i
n
c
re
a
s
e
 i
n
 t
h
e
 n
a
v
a
l 
e
s
ta
b
li
s
h
m
e
n
t 
c
a
n
n
o
t 
b
e
 e
x
p
e
c
te
d
. 
 T
h
e
 m

a
in
 w

a
y
s
, 
th
e
re
fo
re
, 
in
 w

h
ic
h
 t
h
e
 t
o
w
n
 i
s
 s
e
e
k
in
g
 t
o
 

b
e
n
e
fi
t 
fr
o
m
 d
e
v
e
lo
p
m
e
n
t 
fu
n
d
in
g
 a
re
 i
n
 m

a
k
in
g
 i
t 
a
 m

o
re
 a
tt
ra
c
ti
v
e
 p
la
c
e
 t
o
 l
iv
e
 a
n
d
 i
n
 s
ti
m
u
la
ti
n
g
 t
h
e
 c
o
m
m
e
rc
ia
l 

c
e
n
tr
e
. 
 O

f 
m
o
re
 t
h
a
n
 £
4
0
 m

n
 t
h
a
t 
L
o
m
o
n
d
 r
e
s
id
e
n
ts
 p
a
y
 i
n
 r
e
ta
il
 m

a
rg

in
s
 e
a
c
h
 y
e
a
r,
 l
e
s
s
 t
h
a
n
 h
a
lf
 i
s
 r
e
ta
in
e
d
 i
n
 

L
o
m
o
n
d
, 
w
it
h
 t
h
e
 r
e
m
a
in
d
e
r 
b
e
in
g
 s
u
p
p
li
e
d
 f
ro
m
 G

la
s
g
o
w
 a
n
d
 i
ts
 s
u
b
u
rb

s
 f
o
r 
c
o
m
p
a
ri
s
o
n
 s
h
o
p
p
in
g
, 
a
n
d
 W

e
s
t 

D
u
n
b
a
rt
o
n
s
h
ir
e
 f
o
r 
s
o
m
e
 d
a
il
y
 n
e
e
d
s
. 
 I
n
 a
d
d
it
io
n
, 
th
e
 t
o
w
n
 w

il
l 
m
a
k
e
 i
ts
e
lf
 m

o
re
 a
tt
ra
c
ti
v
e
 t
o
 v
is
it
o
rs
, 
b
o
th
 f
o
r 
th
e
ir
 

o
w
n
 s
a
k
e
 a
n
d
 t
o
 ‘
a
d
v
e
rt
is
e
 i
ts
 w

a
re
s
’ 
a
s
 a
 p
la
c
e
 t
o
 l
iv
e
. 
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T
h
e
 p
ro
je
c
t 
e
le
m
e
n
ts
 w

il
l 
m
a
k
e
 H

e
le
n
s
b
u
rg

h
 m

u
c
h
 m

o
re
 a
tt
ra
c
ti
v
e
 a
n
d
 t
h
is
 w

il
l 
b
e
 o
b
v
io
u
s
 t
o
 a
ll
. 
 W

h
e
n
 i
t 
c
o
m
e
s
 t
o
 

q
u
a
n
ti
fy
in
g
 t
h
is
 i
n
 t
e
rm

s
 o
f 
m
o
n
e
y
, 
th
is
 w

il
l 
b
e
 m

o
s
t 
o
b
v
io
u
s
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 r
e
ta
il
 a
n
d
 h
o
s
p
it
a
li
ty
 s
e
c
to
r.
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O
ft
e
n
 i
m
p
ro
v
e
m
e
n
ts
 m

a
d
e
 t
o
 s
h
o
p
p
in
g
 s
tr
e
e
ts
 a
n
d
 e
v
e
n
 i
n
d
iv
id
u
a
l 
s
h
o
p
 f
ro
n
ts
 w

il
l 
b
e
 a
d
d
it
io
n
a
l,
 i
n
 t
h
e
 s
e
n
s
e
 t
h
a
t 
th
e
y
 

w
o
u
ld
 n
o
t 
o
c
c
u
r 
(o

r 
h
a
v
e
 n
o
t 
o
c
c
u
rr
e
d
) 
w
it
h
o
u
t 
p
u
b
li
c
 s
e
c
to
r 
in
te
rv
e
n
ti
o
n
. 
 I
n
 t
h
e
 c
a
s
e
 o
f 
im

p
ro
v
e
m
e
n
ts
 t
o
 i
n
d
iv
id
u
a
l 

s
h
o
p
s
 t
h
is
 i
s
 b
e
c
a
u
s
e
 o
ft
e
n
 t
h
e
 s
h
o
p
s
 w

o
u
ld
n
’t
 h
a
v
e
 d
o
n
e
 i
t 
a
n
y
w
a
y
, 
e
it
h
e
r 
b
e
c
a
u
s
e
 t
h
e
y
 l
a
c
k
 f
u
n
d
s
 t
o
 d
o
 t
h
e
ir
 o
w
n
 

s
h
o
p
 f
ro
n
ts
, 
o
r 
(i
n
 t
h
e
 v
ie
w
 o
f 
s
o
m
e
 t
o
w
n
 p
la
n
n
e
rs
) 
th
e
y
 l
a
c
k
 t
h
e
 m

o
ti
v
a
ti
o
n
, 
ta
s
te
 a
n
d
 c
o
o
rd

in
a
ti
o
n
 t
o
 d
o
 i
t 

a
p
p
ro
p
ri
a
te
ly
. 
  

In
 m

o
re
 g
e
n
e
ra
l 
c
a
s
e
s
, 
th
e
 i
m
p
ro
v
e
m
e
n
t 
is
 a
d
d
it
io
n
a
l 
b
e
c
a
u
s
e
 i
t 
is
 a
 w

id
e
ly
-s
h
a
re
d
 p
u
b
li
c
 g
o
o
d
, 
li
k
e
 s
o
rt
in
g
 o
u
t 
th
e
 

p
a
v
e
m
e
n
t 
o
r 
s
tr
e
e
t 
li
g
h
ti
n
g
, 
w
h
ic
h
 n
o
 i
n
d
iv
id
u
a
l 
o
r 
s
in
g
le
 c
o
m
p
a
n
y
 i
s
 l
ik
e
ly
 t
o
 f
u
n
d
. 
  
In

 b
o
th
 t
h
e
s
e
 c
a
s
e
s
 t
h
e
 

‘a
d
d
it
io
n
a
l’
 i
m
p
ro
v
e
m
e
n
ts
 u
s
u
a
ll
y
 b
e
n
e
fi
t 
lo
c
a
l 
p
e
o
p
le
 a
n
d
 p
o
s
s
ib
ly
 a
tt
ra
c
t 
to
u
ri
s
ts
 b
y
 p
ro
v
id
in
g
 a
 m

o
re
 p
le
a
s
a
n
t 
o
r 

s
tr
ik
in
g
 s
h
o
p
p
in
g
 e
x
p
e
ri
e
n
c
e
. 
 T
h
is
 m

a
k
e
s
 t
h
e
 s
h
o
p
s
 m

o
re
 c
o
m
p
e
ti
ti
v
e
, 
g
e
n
e
ra
ti
n
g
 h
ig
h
e
r 
s
a
le
s
 w

it
h
 g
re
a
te
r 
a
d
d
e
d
 

v
a
lu
e
 a
n
d
 e
m
p
lo
y
m
e
n
t.
  
T
o
 a
 s
m
a
ll
 d
e
g
re
e
 i
t 
m
a
k
e
s
 t
h
e
 t
o
w
n
 a
 b
e
tt
e
r 
p
la
c
e
 t
o
 l
iv
e
. 

E
v
e
n
 i
f 
th
e
 i
m
p
ro
v
e
m
e
n
ts
 a
re
 n
o
t 
‘a
d
d
it
io
n
a
l’
 t
h
e
n
 t
h
e
 s
h
o
p
k
e
e
p
e
rs
 w

o
u
ld
 i
n
 p
ri
n
c
ip
le
 h
a
v
e
 d
o
n
e
 t
h
e
m
 a
n
y
w
a
y
, 
b
u
t 

th
e
y
 a
n
d
 t
h
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 o
f 
c
o
u
rs
e
 s
ti
ll
 b
e
n
e
fi
t 
d
ir
e
c
tl
y
 a
t 
th
e
 e
x
p
e
n
s
e
 o
f 
th
e
 w

id
e
r 
c
o
m
m
u
n
it
y
 t
h
a
t 
is
 p
ro
v
id
in
g
 

th
e
 f
u
n
d
s
. 
 I
f 
th
e
y
 a
re
 i
n
 a
 p
a
rt
ic
u
la
rl
y
 d
is
a
d
v
a
n
ta
g
e
d
 s
it
u
a
ti
o
n
 t
h
is
 m

a
y
 b
e
 f
a
ir
 e
n
o
u
g
h
. 

W
e
 h
a
v
e
 e
s
ti
m
a
te
d
 t
h
e
 a
d
d
it
io
n
a
l 
v
a
lu
e
 o
n
 t
h
e
 b
a
s
is
 t
h
a
t 
it
 w

il
l 
y
ie
ld
 t
h
e
 s
a
m
e
 r
e
tu
rn

 a
s
 a
n
 a
v
e
ra
g
e
 i
n
v
e
s
tm

e
n
t 
in
 U

K
 

re
ta
il
in
g
. 
T
h
is
 i
s
 p
e
rh

a
p
s
 g
e
n
e
ro
u
s
, 
a
s
 n
o
 p
u
b
li
c
 s
e
c
to
r 
p
ro
p
o
s
a
l 
is
 l
ik
e
ly
 t
o
 b
e
 w

e
ll
-f
o
c
u
s
e
d
 o
n
 r
e
ta
il
 G

V
A
 a
s
 a
n
 

in
v
e
s
tm

e
n
t 
b
y
 t
h
e
 r
e
ta
il
e
r 
h
im

s
e
lf
 b
u
t 
a
ft
e
r 
a
 h
is
to
ry
 o
f 
u
n
d
e
r 
in
v
e
s
tm

e
n
t,
 t
h
e
 a
d
d
it
io
n
a
l 
v
a
lu
e
 w

il
l 
n
o
t 
g
ro
s
s
ly
 

e
x
a
g
g
e
ra
te
 t
h
e
 t
a
k
in
g
s
. 
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A
ll
 t
h
re
e
 e
le
m
e
n
ts
 h
a
v
e
 a
 h
ig
h
 d
e
g
re
e
 o
f 
in
te
g
ra
ti
o
n
 a
n
d
 i
n
te
rd

e
p
e
n
d
e
n
c
e
. 
 E
a
c
h
 e
le
m
e
n
t 
h
a
s
 b
e
e
n
 d
e
v
e
lo
p
e
d
 t
o
 b
e
 

c
o
m
p
le
m
e
n
ta
ry
 t
o
 t
h
e
 o
v
e
ra
ll
 o
b
je
c
ti
v
e
 o
f 
in
c
re
a
s
in
g
 f
o
o
tf
a
ll
 a
n
d
 t
h
e
re
fo
re
 r
e
ta
il
, 
le
is
u
re
 a
n
d
 t
o
u
ri
s
m
 e
x
p
e
n
d
it
u
re
 

w
it
h
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w

a
te
rf
ro
n
t.
  
T
h
e
 e
le
m
e
n
ts
 c
a
n
 b
e
 c
o
m
p
le
te
d
 i
n
d
iv
id
u
a
ll
y
 b
u
t 
m
a
x
im

u
m
 b
e
n
e
fi
ts
 w

il
l 
b
e
 

a
c
h
ie
v
e
d
 b
y
 i
f 
a
ll
 t
h
re
e
 a
re
 c
o
m
p
le
te
d
. 

T
h
e
 e
co

n
o
m
ic
 c
a
s
e
 h
a
s
 b
e
e
n
 c
o
n
s
tr
u
c
te
d
 p
ri
m
a
ri
ly
 i
n
 t
e
rm

s
 o
f 
th
e
 b
e
n
e
fi
t 
to
 l
o
c
a
l 
re
ta
il
e
rs
 f
ro
m
 i
n
v
e
s
tm

e
n
t.
 

U
n
fo
rt
u
n
a
te
ly
, 
th
e
re
 a
re
 n
o
 r
e
li
a
b
le
 f
ig
u
re
s
 o
n
 i
n
v
e
s
tm

e
n
t 
b
y
 i
n
d
u
s
tr
y
 b
e
lo
w
 U

K
 l
e
v
e
l.
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If
 i
t 
b
e
h
a
v
e
d
 l
ik
e
 U

K
 r
e
ta
il
in
g
 o
n
 a
v
e
ra
g
e
, 
th
e
 H

e
le
n
s
b
u
rg

h
 r
e
ta
il
 s
e
c
to
r 
w
o
u
ld
 h
a
v
e
 b
e
e
n
 i
n
v
e
s
ti
n
g
 a
b
o
u
t 
£
1
.5
 m

n
 p
e
r 

y
e
a
r 
in
 n
o
n
-l
a
n
d
 n
e
t 
c
a
p
it
a
l 
s
p
e
n
d
in
g
 o
v
e
r 
re
c
e
n
t 
y
e
a
rs
. 
  

T
h
e
 a
c
tu
a
l 
fi
g
u
re
 i
s
 l
ik
e
ly
 t
o
 h
a
v
e
 b
e
e
n
 m

u
c
h
 l
e
s
s
 t
h
a
n
 t
h
is
, 
a
s
 t
h
e
re
 a
re
 l
im

it
e
d
 v
is
ib
le
 s
ig
n
s
 o
f 
s
u
b
s
ta
n
ti
a
l 

d
e
v
e
lo
p
m
e
n
t 
o
r 
re
fu
rb

is
h
m
e
n
t.
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�
O
n
 a
v
e
ra
g
e
, 
£
1
m
n
 o
f 
re
ta
il
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 U

K
 w

il
l 
e
v
e
n
tu
a
ll
y
 f
a
c
il
it
a
te
 a
b
o
u
t 
£
1
8
0
 0
0
0
 a
n
n
u
a
l 
v
a
lu
e
 a
d
d
e
d
. 
  

�
T
h
e
 C

H
O
R
D
 p
ro
p
o
s
a
ls
 f
ro
m
 H

e
le
n
s
b
u
rg

h
, 
if
 e
q
u
a
ll
y
 p
ro
d
u
c
ti
v
e
 f
o
r 
th
e
 r
e
ta
il
 s
e
c
to
r,
 w

il
l 
g
e
n
e
ra
te
 a
b
o
u
t 
£
1
.2
 m

n
 o
f 

a
d
d
it
io
n
a
l 
v
a
lu
e
 a
d
d
e
d
. 

�
T
h
a
t 
a
m
o
u
n
ts
 t
o
 a
 6
 p
e
r 
c
e
n
t 
in
c
re
a
s
e
 i
n
 r
e
ta
il
 a
n
d
 h
o
s
p
it
a
li
ty
 G

V
A
 (
w
h
ic
h
 c
u
rr
e
n
tl
y
 t
o
ta
ls
 £
2
0
 m

n
 –
 s
e
e
 G

V
A
 c
h
a
rt
 

p
a
n
e
l 
5
) 
 

�
If
 t
h
e
 i
m
p
ro
v
e
m
e
n
ts
 d
ra
w
 i
n
 n
e
w
 r
e
ta
il
e
rs
, 
a
s
 w

e
ll
 a
s
 n
e
w
 c
u
s
to
m
e
rs
 f
o
r 
e
x
is
ti
n
g
 r
e
ta
il
e
rs
 a
n
d
 t
h
e
ir
 s
u
c
c
e
s
so

rs
, 
th
e
re
 

w
o
u
ld
 b
e
 a
n
 e
n
h
a
n
c
e
d
 o
r 
‘a
c
c
e
le
ra
to
r’
 e
ff
e
c
t.
 

�
T
h
e
 b
e
n
e
fi
t:
 c
o
s
t 
ra
ti
o
 (
d
is
c
o
u
n
te
d
 a
t 
3
.5
 p
e
r 
c
e
n
t 
re
a
l 
o
v
e
r 
1
5
 y
e
a
rs
) 
w
o
u
ld
 b
e
 s
li
g
h
tl
y
 g
re
a
te
r 
th
a
n
 2
. 
T
h
is
 f
ig
u
re
 w

il
l 

in
c
re
a
s
e
 d
u
e
 t
o
 m

u
lt
ip
li
e
r 
e
ff
e
c
ts
, 
a
lt
h
o
u
g
h
 w

it
h
in
 A
rg

y
ll
 &

 B
u
te
 t
h
o
s
e
 w

il
l 
b
e
 l
im

it
e
d
 t
o
 1
0
%

, 
th
u
s
 g
iv
in
g
 a
n
 o
v
e
ra
ll
 

b
e
n
e
fi
t:
 c
o
s
t 
ra
ti
o
 o
f 
2
.5
:1

 

T
h
e
 r
a
n
g
e
 o
f 
d
e
v
e
lo
p
m
e
n
t 
p
ro
p
o
s
a
ls
 r
e
fe
rr
e
d
 t
o
 e
a
rl
ie
r 
w
il
l 
g
e
n
e
ra
te
 n
e
w
 e
c
o
n
o
m
ic
 d
e
v
e
lo
p
m
e
n
t 
a
c
ti
v
it
y
 a
s
 a
 d
ir
e
c
t 

c
o
n
s
e
q
u
e
n
c
e
 o
f 
th
e
ir
 d
e
li
v
e
ry
. 

T
h
e
 e
co

n
o
m
ic
 a
c
ti
v
it
y
 w

il
l 
b
e
 g
e
n
e
ra
te
d
 f
ro

m
 a
 n
u
m
b
e
r 
o
f 
s
o
u
rc
e
s
. 

•
D
ir
e
c
t 
c
o
n
s
tr
u
c
ti
o
n
 e
m
p
lo
y
m
e
n
t 
a
n
d
 G

V
A
 g
e
n
e
ra
te
d
 t
h
ro
u
g
h
 t
h
e
 l
a
n
d
 a
n
d
 b
u
il
d
in
g
 w

o
rk
s
 

•
In

d
ir
e
c
t 
e
m
p
lo
y
m
e
n
t 
a
n
d
 G

V
A
 g
e
n
e
ra
te
d
 t
h
ro
u
g
h
 t
h
e
 h
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
t 
a
c
ti
v
it
y
 

•
D
ir
e
c
t 
e
m
p
lo
y
m
e
n
t 
a
n
d
 G

V
A
 g
e
n
e
ra
te
d
 t
h
ro
u
g
h
 t
h
e
 p
ro
v
is
io
n
 o
f 
n
e
w
 r
e
ta
il
, 
fo
o
d
/b

e
v
e
ra
g
e
/h

o
te
l 
a
n
d
 b
u
s
in
e
s
s
 

a
c
c
o
m
m
o
d
a
ti
o
n
 

•
D
ir
e
c
t 
a
n
d
 i
n
d
u
c
e
d
 e
m
p
lo
y
m
e
n
t 
a
n
d
 G

V
A
 t
h
ro
u
g
h
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 l
e
is
u
re
 a
n
d
 t
o
u
ri
s
t 
fa
c
il
it
ie
s
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M
o
s
t 
im

p
o
rt
a
n
tl
y
, 
th
e
 B
o
a
rd

 b
e
li
e
v
e
s
 t
h
a
t 
a
n
 i
n
v
e
s
tm

e
n
t 
o
n
 t
h
is
 s
c
a
le
 h
a
s
 t
h
e
 p
o
te
n
ti
a
l 
to
 b
re
a
k
 t
h
e
 c
y
c
le
 o
f 
d
e
c
li
n
e
. 
 

T
h
e
 p
ro
p
o
s
a
ls
 a
re
 e
s
se

n
ti
a
l 
to
 e
n
c
o
u
ra
g
e
 d
e
v
e
lo
p
m
e
n
t 
b
y
 t
h
e
 p
ri
v
a
te
 s
e
c
to
r 
a
n
d
 t
o
 k
ic
k
-s
ta
rt
 t
h
e
 e
n
ti
re
 r
e
g
e
n
e
ra
ti
o
n
 

p
ro
c
e
s
s
. 
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In
 f
a
c
t,
 m

a
rk
e
t 
s
tu
d
ie
s
 c
o
m
m
is
s
io
n
e
d
 b
y
 t
h
e
 B
o
a
rd

 a
n
d
 c
a
rr
ie
d
 o
u
t 
b
y
 e
x
p
e
rt
s
 o
f 
n
a
ti
o
n
a
l 
s
ta
n
d
in
g
 i
n
d
ic
a
te
 t
h
a
t 
th
e
re
 

is
 p
o
te
n
ti
a
l 
fo
r 
u
p
 t
o
 9
,0
0
0
 s
q
 m

 (
9
7
,0
0
0
 s
q
 f
t)
 o
f 
n
e
w
 r
e
ta
il
 a
n
d
 l
e
is
u
re
 s
p
a
c
e
 w

it
h
 a
 t
o
ta
l 
in
v
e
s
tm

e
n
t 
a
m
o
u
n
t 
o
f 
th
e
 

o
rd

e
r 
o
f 
£
2
5
 m

il
li
o
n
. 
 T
h
is
 i
s
 a
 h
ig
h
 l
e
v
e
l 
e
s
ti
m
a
te
 b
a
s
e
d
 o
n
 g
u
id
a
n
c
e
 f
ro
m
 t
h
e
 2
0
0
7
 s
tu
d
ie
s
 b
y
 C

o
ll
ie
rs
 a
n
d
 C

re
e
v
y
. 

S
tu
d
ie
s
 i
n
to
 m

a
rk
e
t 
d
e
m
a
n
d
 h
a
v
e
 i
d
e
n
ti
fi
e
d
 t
h
e
 n
e
e
d
 f
o
r 
th
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
m
o
d
e
rn

 s
p
a
c
e
 f
o
r 
o
c
c
u
p
a
ti
o
n
 b
y
 a
 r
a
n
g
e
 

o
f 
b
u
s
in
e
s
s
e
s
. 
 T
h
e
 s
p
a
c
e
 n
e
e
d
s
 i
d
e
n
ti
fi
e
d
 a
m
o
u
n
te
d
 t
o
 a
 r
e
p
re
s
e
n
ta
ti
v
e
 p
ri
v
a
te
 s
e
c
to
r 
fi
g
u
re
 o
f:
 

•
S
u
p
e
rm

a
rk
e
t 
–
 u
p
 t
o
 2
,5
0
0
 s
q
 m

 (
2
7
,0
0
0
 s
q
 f
t)
 

•
N
o
n
-f
o
o
d
 S
h
o
p
p
in
g
 –
 u
p
 t
o
 5
,6
0
0
 s
q
 m

 (
6
0
,0
0
0
 s
q
 f
t)
 

•
F
o
o
d
 a
n
d
 b
e
v
e
ra
g
e
 s
p
a
c
e
 –
 u
p
 t
o
 1
,8
6
0
 s
q
 m

 (
2
0
,0
0
0
 s
q
 f
t)
 

•
U
p
 t
o
 2
 n
e
w
 h
o
te
ls
 

•
O
ff
ic
e
s
 (
to
w
n
 c
e
n
tr
e
 a
n
d
 C

la
s
s
 4
) 

•
N
e
w
 c
a
r 
s
h
o
w
ro
o
m
s
 

•
C
o
u
n
c
il
 s
p
a
c
e
 n
e
e
d
s
 –
 n
e
w
 o
ff
ic
e
s
 a
n
d
 n
e
w
 d
e
p
o
t.
 

R
e
s
e
a
rc
h
 b
y
 t
h
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 i
n
d
ic
a
te
s
 t
h
a
t 
th
e
re
 a
re
 s
it
e
s
 b
o
th
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 o
n
 t
h
e
 p
e
ri
p
h
e
ry
 

th
a
t 
c
a
n
 m

e
e
t 
a
ll
 t
h
e
s
e
 s
p
a
c
e
 r
e
q
u
ir
e
m
e
n
ts
. 
 A

ll
 o
f 
th
e
s
e
 s
it
e
s
 a
re
 l
ik
e
ly
 t
o
 b
e
 d
e
v
e
lo
p
e
d
 u
s
in
g
 p
ri
v
a
te
 s
e
c
to
r 
fu
n
d
s
. 
 

T
h
e
 s
it
e
s
 o
n
 t
h
e
 e
d
g
e
 o
f 
to
w
n
 a
re
 n
e
c
e
s
s
a
ry
 t
o
 e
n
a
b
le
 e
x
is
ti
n
g
 o
w
n
e
rs
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 t
o
 r
e
lo
c
a
te
 a
n
d
 m

a
k
e
 t
h
e
ir
 

c
u
rr
e
n
tl
y
 u
n
s
u
it
a
b
le
 p
re
m
is
e
s
 a
v
a
il
a
b
le
 f
o
r 
re
d
e
v
e
lo
p
m
e
n
t.
  
T
h
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 h
a
s
 a
ls
o
 b
e
e
n
 i
n
 c
o
n
ta
c
t 
w
it
h
 

e
a
c
h
 o
f 
th
e
 o
w
n
e
rs
 t
o
 e
s
ta
b
li
s
h
 t
h
e
 s
ta
tu
s
 o
f 
th
e
 s
it
e
s
. 

It
 i
s
 o
f 
p
a
rt
ic
u
la
r 
n
o
te
 t
h
a
t 
a
ll
 o
f 
th
e
 i
d
e
n
ti
fi
e
d
 o
w
n
e
rs
 o
f 
e
x
is
ti
n
g
 b
u
s
in
e
s
s
e
s
 w

o
u
ld
 c
o
n
s
id
e
r 
m
a
k
in
g
 t
h
e
ir
 s
it
e
s
 a
v
a
il
a
b
le
 

fo
r 
re
d
e
v
e
lo
p
m
e
n
t,
 s
u
b
je
c
t 
to
 s
u
it
a
b
le
 s
it
e
s
 b
e
in
g
 a
v
a
il
a
b
le
 (
p
re
fe
ra
b
ly
 i
n
 H

e
le
n
s
b
u
rg

h
) 
to
 r
e
lo
c
a
te
 t
h
e
ir
 b
u
s
in
e
s
s
 a
n
d
 

s
u
b
je
c
t 
to
 t
h
e
 r
ig
h
t 
fi
n
a
n
c
ia
l 
d
e
a
l.
 

It
 i
s
 a
ls
o
 w

o
rt
h
y
 o
f 
n
o
te
 t
h
a
t 
a
 l
a
rg

e
 n
u
m
b
e
r 
o
f 
th
e
 k
e
y
 d
e
v
e
lo
p
m
e
n
t 
s
it
e
s
 a
re
 o
w
n
e
d
 i
n
 f
u
ll
 o
r 
in
 p
a
rt
 b
y
 t
h
e
 C

o
u
n
c
il
. 
  

T
h
is
 i
n
c
lu
d
e
s
 t
h
e
 P
ie
r 
H
e
a
d
 s
it
e
, 
th
e
 s
in
g
le
 m

o
s
t 
im

p
o
rt
a
n
t 
d
e
v
e
lo
p
m
e
n
t 
o
p
p
o
rt
u
n
it
y
 i
n
 H

e
le
n
s
b
u
rg

h
. 
 T
h
e
 h
ig
h
 l
e
v
e
l 
o
f 

la
n
d
 o
w
n
e
rs
h
ip
 b
y
 t
h
e
 C

o
u
n
c
il
 a
n
d
 t
h
e
 p
o
s
it
iv
e
 f
e
e
d
b
a
c
k
 f
ro
m
 d
e
v
e
lo
p
e
rs
 a
n
d
 e
x
is
ti
n
g
 b
u
s
in
e
s
s
 o
w
n
e
rs
 c
le
a
rl
y
 r
e
d
u
c
e
s
 

th
e
 r
is
k
s
 t
o
 t
h
e
 c
o
m
m
u
n
it
y
 a
s
 p
ri
v
a
te
 s
e
c
to
r-
le
d
 d
e
v
e
lo
p
m
e
n
ts
 p
ro

c
e
e
d
. 
 

T
h
e
 P
a
rt
n
e
rs
h
ip
’s
 c
o
n
s
u
lt
a
n
t 
a
ls
o
 t
o
o
k
 t
h
e
 v
ie
w
 t
h
a
t 
a
d
d
it
io
n
a
l 
h
o
u
s
in
g
 a
n
d
 c
o
m
m
e
rc
ia
l 
in
v
e
s
tm

e
n
t 
m
ig
h
t 
b
e
 i
n
d
u
c
e
d
, 

c
o
n
c
e
iv
a
b
ly
 a
s
 m

u
c
h
 a
s
 £
5
5
 m

n
 w

o
rt
h
. 
 T
h
is
 w

o
u
ld
 a
c
c
o
m
m
o
d
a
te
 a
n
 i
n
c
re
a
s
e
 o
f 
m
o
re
 t
h
a
n
 9
 p
e
r 
c
e
n
t 
in
 H

e
le
n
s
b
u
rg

h
’s
 

p
o
p
u
la
ti
o
n
, 
w
it
h
 h
u
g
e
 s
tr
a
te
g
ic
 r
a
m
if
ic
a
ti
o
n
s
 f
o
r 
th
e
 t
o
w
n
 a
n
d
 f
o
r 
th
e
 C

o
u
n
c
il
. 

It
 i
s
 e
v
id
e
n
t 
th
a
t 
th
e
 £
7
.7
 m

n
 i
n
v
e
s
tm

e
n
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
 c
o
u
ld
 p
o
te
n
ti
a
ll
y
 b
ri
n
g
 f
o
rt
h
 s
e
v
e
ra
l 
ti
m
e
s
 t
h
a
t 
a
m
o
u
n
t 
in
 

p
ri
v
a
te
 i
n
v
e
s
tm

e
n
t 
c
a
p
it
a
l.
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T
h
e
 ‘
d
o
 n
o
th
in
g
 o
p
ti
o
n
’ 
w
o
u
ld
 r
is
k
 c
o
n
ti
n
u
in
g
 d
e
c
li
n
e
 a
n
d
 l
a
c
k
 o
f 
in
v
e
s
tm

e
n
t 
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
. 
 T
h
e
re
 i
s
 c
le
a
rl
y
 a
n
 

e
c
o
n
o
m
ic
 c
a
s
e
 f
o
r 
p
u
b
li
c
 i
n
v
e
s
tm

e
n
t 
to
 c
o
u
n
te
r 
fu
rt
h
e
r 
d
e
c
li
n
e
. 
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T
h
e
re
 a
re
 n
o
 s
ig
n
if
ic
a
n
t 
c
o
m
m
e
rc
ia
l 
d
e
a
ls
 n
e
c
e
s
s
a
ry
 t
o
 a
c
h
ie
v
e
 t
h
e
 d
ir
e
c
t 
b
e
n
e
fi
ts
 c
la
im

e
d
 f
o
r 
th
e
 H

e
le
n
s
b
u
rg

h
 O

B
C
. 
 

C
o
m
m
e
rc
ia
l 
d
e
a
ls
 w

il
l 
fo
ll
o
w
, 
b
u
t 
th
e
y
 w

il
l 
b
e
 p
a
rt
 o
f 
th
e
 v
e
ry
 s
u
b
s
ta
n
ti
a
l 
a
c
c
e
le
ra
to
r 
o
r 
k
ic
k
-s
ta
rt
 e
ff
e
c
t.
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T
h
e
 P
ro
p
o
s
a
ls
 b
e
in
g
 p
u
t 
fo
rw

a
rd

 f
o
r 
C
H
O
R
D
 c
a
n
 b
e
 c
a
te
g
o
ri
s
e
d
 i
n
 5
 w

a
y
s
 i
n
 t
e
rm

s
 o
f 
th
e
ir
 e
ff
e
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 

fi
n
a
n
c
e
s
, 
a
s
 s
h
o
w
n
 i
n
 F
ig
u
re
 6
. 
  

F
ig
u
r
e
 6
 

C
a
te
g
o
r
is
a
ti
o
n
 o
f 
p
r
o
p
o
s
a
ls
 b
a
s
e
d
 o
n
 e
ff
e
c
t 
o
n
 c
o
u
n
c
il
 f
u
n
d
in
g
 

C
a
te
g
o
ri
s
a
ti
o
n

D
e
s
c
ri
p
ti
o
n

A
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(N

o
 

P
a
y
b
a
c
k
)

A
 s
tr
a
ig
h
tf
o
rw

a
rd
 p
u
b
lic
 s
e
ct
o
r 
in
v
e
st
m
e
n
t 
th
a
t 
is
 e
ss
e
n
ti
a
l 
a
s
 p
a
rt
 

o
f 
th
e
 o
v
e
ra
ll 
in
fr
a
s
tr
u
ct
u
re
/s
u
p
p
o
rt
 t
o
 t
h
e
 p
ro
je
c
t 
a
n
d
 w

h
e
re
 n
o
 

re
la
te
d
 p
a
y
b
a
ck

 c
a
n
 b
e
 i
d
e
n
ti
fi
e
d
. 
C
a
p
it
a
l 
in
v
e
s
tm

e
n
t 
in
 t
h
is
 

c
a
te
g
o
ry
 w

il
l 
co

u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 p
ro
v
id
e
d
 i
n
 t
h
e
 C
o
u
n
c
il 

c
a
p
it
a
l 
p
la
n
.

B
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(W

it
h
 

P
a
y
b
a
c
k
)

S
im

il
a
r 
in
v
e
st
m
e
n
t 
in
 p
u
b
lic
 s
e
c
to
r 
in
fr
a
s
tr
u
ct
u
re
 a
s
 a
b
o
v
e
 b
u
t 

w
h
e
re
 t
h
e
 i
n
v
e
s
tm

e
n
t 
ca

n
 b
e
 r
e
la
te
d
 t
o
 t
h
e
 r
e
le
a
s
e
/d

e
v
e
lo
p
m
e
n
t 

o
f 
a
 s
p
e
c
if
ic
 a
s
se

t 
o
r 
o
th
e
r 
p
ro
je
c
t 
a
n
d
 t
h
e
 e
ff
e
ct
 i
s
 a
 f
u
ll
 o
r 
p
a
rt
ia
l 

p
a
y
b
a
c
k
 o
f 
th
e
 i
n
it
ia
l 
in
v
e
st
m
e
n
t.
 W

h
e
re
 a
 f
u
ll 
p
a
y
b
a
c
k
 i
s
 

a
c
h
ie
v
e
d
 t
h
e
n
 t
h
is
 e
x
p
e
n
d
it
u
re
 w

il
l 
n
o
t 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 

a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
A
n
y
 u
n
fu
n
d
e
d
 e
le
m
e
n
t 
o
f 
a
 p
a
rt
ia
l 

p
a
y
b
a
c
k
 w

il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
.

C
 –
 B
u
si
n
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(R
e
q
u
ir
in
g
 P
u
m
p
 

P
ri
m
in
g
)

S
o
m
e
 p
ro
je
c
ts
 w

il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
ss
 o
p
p
o
rt
u
n
it
ie
s
 o
n
 a
n
 o
n
g
o
in
g
 

b
a
si
s
 b
u
t 
w
il
l 
re
q
u
ir
e
 i
n
it
ia
l 
p
u
m
p
 p
ri
m
in
g
. 
W
h
e
re
 t
h
e
 C

o
u
n
ci
l 
is
 t
o
 

m
a
k
e
 t
h
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t 
o
f 
p
u
m
p
 p
ri
m
in
g
 t
h
e
n
 t
h
is
 w

il
l 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
ila

b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

D
 –
 B
u
si
n
e
s
s
 

O
p
p
o
rt
u
n
it
y
 (
Jo

in
t 

V
e
n
tu
re
)

S
o
m
e
 p
ro
je
c
ts
 w

il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
ss
 o
p
p
o
rt
u
n
it
ie
s
 w

it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
. 
H
o
w
e
v
e
r 
in
 s
o
m
e
 c
a
s
e
s
 t
h
e
re
 m

a
y
 

b
e
 a
 b
e
n
e
fi
t 
fr
o
m
 t
h
e
 p
ro
je
c
t 
b
e
in
g
 d
e
liv

e
re
d
 o
n
 a
 j
o
in
t 
v
e
n
tu
re
 o
r 

p
a
rt
n
e
rs
h
ip
 b
a
si
s
. 
A
n
y
 i
n
v
e
s
tm

e
n
t 
b
y
 t
h
e
 C
o
u
n
c
il 
s
h
o
u
ld
 b
e
 o
ff
 s
e
t 

b
y
 a
 r
e
tu
rn

 o
r 
p
a
y
b
a
c
k
 i
n
 l
a
te
r 
y
e
a
rs
 a
n
d
 a
s 
a
 r
e
s
u
lt
 d
o
e
s
 n
o
t 

n
e
e
d
 t
o
 c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
T
h
e
 

n
a
tu
re
 o
f 
th
e
 j
o
in
t 
v
e
n
tu
re
 o
r 
p
a
rt
n
e
rs
h
ip
 w

il
l 
n
e
e
d
 t
o
 b
e
 a
ss
e
s
se

d
 

in
 t
h
e
 O

B
C
 e
g
 d
e
v
e
lo
p
 a
n
d
 l
e
a
se

, 
d
e
v
e
lo
p
 a
n
d
 o
p
e
ra
te
 

p
a
rt
n
e
rs
h
ip
.

E
 –
 B
u
s
in
e
ss
 

O
p
p
o
rt
u
n
it
y
 

(S
ta
n
d
a
lo
n
e
)

S
o
m
e
 p
ro
je
c
ts
 w

il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
ss
 o
p
p
o
rt
u
n
it
ie
s
 w

it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
 o
r 
p
a
rt
n
e
rs
h
ip
. 
T
h
e
re
 w

il
l 
b
e
 n
o
 

ro
le
 f
o
r 
th
e
 C
o
u
n
c
il 
in
 t
h
e
 f
in
a
n
c
in
g
 o
f 
th
e
s
e
. 
T
h
e
se

 w
il
l 
n
o
t 
co

u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
ila

b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.
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A
t 
o
n
e
 e
n
d
 o
f 
th
e
 s
p
e
c
tr
u
m
 t
h
is
 i
n
v
o
lv
e
s
 p
ro

p
o
s
a
ls
 w

h
ic
h
 a
re
 f
u
ll
y
 f
u
n
d
e
d
 b
y
 t
h
e
 C

o
u
n
c
il
 w

it
h
 n
o
 d
ir
e
c
t 
p
a
y
 b
a
c
k
 a
n
d
 a
t 
th
e
 

o
th
e
r 
e
n
d
, 
p
ro
p
o
s
a
ls
 w

h
ic
h
 a
re
 e
n
ti
re
ly
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 r
e
q
u
ir
in
g
 n
o
 C

o
u
n
c
il
 f
in
a
n
c
ia
l 
in
te
rv
e
n
ti
o
n
. 
 T
h
e
re
 i
s
 a
 r
a
n
g
e
 o
f 

o
th
e
r 
s
c
e
n
a
ri
o
s
 i
n
 b
e
tw

e
e
n
 t
h
e
s
e
 t
w
o
 f
in
a
n
c
ia
l 
s
it
u
a
ti
o
n
s
. 
  

T
h
u
s
 s
u
b
je
c
t 
to
 t
h
e
 s
a
le
 a
n
d
 g
ra
n
t 
in
p
u
t 
d
e
s
c
ri
b
e
d
 b
e
lo
w
, 
it
 i
s
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
th
e
 H

e
le
n
s
b
u
rg

h
 p
ro
p
o
s
a
ls
 w

o
u
ld
 b
e
 f
u
n
d
e
d
 

a
lm

o
s
t 
e
n
ti
re
ly
 b
y
 t
h
e
 C

o
u
n
c
il
. 
 P
re
d
o
m
in
a
te
ly
, 
b
u
t 
n
o
t 
e
n
ti
re
ly
, 
th
e
 H

e
le
n
s
b
u
rg

h
 p
ro
p
o
s
a
ls
 l
is
te
d
 b
e
lo
w
 t
h
e
re
fo
re
 a
ll
 s
it
 

w
it
h
in
 C

a
te
g
o
ry
 A
 a
s
 f
o
ll
o
w
s
; 
 

1
) 
T
o
w
n
 C

e
n
tr
e
  

2
) 
W
a
te
rf
ro
n
t 

3
) 
K
id
s
to
n
 P
a
rk
 

T
h
e
re
 w

il
l 
b
e
 s
o
m
e
 r
e
v
e
n
u
e
 c
o
n
s
e
q
u
e
n
c
e
s
 t
h
a
t 
c
o
u
ld
 m

o
v
e
 t
h
e
m
 t
o
 C

a
te
g
o
ry
 B
 o
r 
C
. 

P
re
v
io
u
s
ly
 a
 c
o
n
tr
ib
u
ti
o
n
 f
ro
m
 S
c
o
tt
is
h
 E
n
te
rp

ri
s
e
 D

u
n
b
a
rt
o
n
s
h
ir
e
 w

o
u
ld
 h
a
v
e
 b
e
e
n
 e
x
p
e
c
te
d
 b
u
t 
th
e
 c
h
a
n
g
e
s
 i
n
 S
c
o
tt
is
h
 

E
n
te
rp

ri
s
e
 n
a
ti
o
n
a
ll
y
 m

e
a
n
 t
h
a
t 
lo
c
a
l 
re
g
e
n
e
ra
ti
o
n
 p
ro
p
o
s
a
ls
 s
u
c
h
 t
h
e
 p
ro
p
o
s
a
ls
 r
e
c
o
m
m
e
n
d
e
d
 f
o
r 
H
e
le
n
s
b
u
rg

h
 w

o
u
ld
 b
e
 

fu
n
d
e
d
 b
y
 t
h
e
 C

o
u
n
c
il
. 
 S
c
o
tt
is
h
 E
n
te
rp

ri
s
e
 a
re
 c
u
rr
e
n
tl
y
 a
g
re
e
in
g
 w

it
h
 C

O
S
L
A
 h
o
w
 t
h
e
ir
 f
in
a
n
c
e
 f
o
r 
s
u
c
h
 p
ro
p
o
s
a
ls
 w

il
l 
b
e
 

d
is
tr
ib
u
te
d
 t
o
 t
h
e
 C

o
u
n
c
il
. 
  

�
��
�
��
��
�
�
��
�
�

S
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 w

h
e
re
v
e
r 
p
o
s
s
ib
le
. 
 M

a
n
y
 o
f 
th
e
 p
ro
p
o
s
a
ls
 r
e
q
u
ir
e
 g
re
a
te
r 
d
e
fi
n
it
io
n
 o
f 

e
le
m
e
n
ts
 a
n
d
 o
u
tc
o
m
e
s
 i
n
 o
rd

e
r 
fo
r 
th
e
 g
ra
n
t 
o
p
p
o
rt
u
n
it
ie
s
 t
o
 b
e
 e
x
p
lo
re
d
 i
n
 g
re
a
te
r 
d
e
ta
il
. 
 I
n
 a
d
d
it
io
n
, 
m
a
n
y
 g
ra
n
t 
s
o
u
rc
e
s
 

a
re
 c
u
rr
e
n
tl
y
 i
n
 a
 s
ta
te
 o
f 
tr
a
n
s
it
io
n
 a
n
d
 m

a
n
y
 p
ro
g
ra
m
m
e
s
 a
re
 n
o
t 
d
e
v
e
lo
p
e
d
 t
o
 a
 s
ta
g
e
 w

h
e
re
b
y
 t
h
e
 e
li
g
ib
il
it
y
 o
f 
th
e
 

p
ro
p
o
s
a
ls
 c
a
n
 b
e
 a
s
s
e
s
s
e
d
 i
n
 m

o
re
 d
e
ta
il
. 
 H

o
w
e
v
e
r 
th
e
 m

o
s
t 
li
k
e
ly
 s
o
u
rc
e
s
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 b
e
lo
w
 w

it
h
 i
n
p
u
t 
fr
o
m
 t
h
e
 

C
o
u
n
c
il
s
 F
u
n
d
in
g
 O

ff
ic
e
r 
a
n
d
 E
u
ro
p
e
a
n
 M

a
n
a
g
e
r.
  
 

T
h
e
re
 m

a
y
 a
ls
o
 b
e
 a
d
d
it
io
n
a
l 
s
o
u
rc
e
s
 o
f 
fu
n
d
in
g
 f
ro
m
: 

U
K
 s
o
u
r
c
e
s
 

•
H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
  

•
T
o
w
n
s
c
a
p
e
 
H
e
ri
ta
g
e
 
In

it
ia
ti
v
e
 
–
 
fo
r 
to
w
n
 
c
e
n
tr
e
 
a
re
a
 
a
n
d
 
p
u
b
li
c
 
re
a
lm

 
re
s
to
ra
ti
o
n
 
if
 
th
e
re
 
is
 
a
 
C
o
n
s
e
rv
a
ti
o
n
 
A
re
a
 

d
e
s
ig
n
a
ti
o
n
. 
 T
h
is
 i
s
 n
o
t 
c
u
rr
e
n
tl
y
 t
h
e
 c
a
s
e
 i
n
 H

e
le
n
s
b
u
rg

h
. 
  

•
P
a
rk
s
 f
o
r 
P
e
o
p
le
 –

 f
o
r 
p
a
rt
 o

f 
w
a
te
rf
ro
n
t 
th
a
t 
re
s
to
re
s
 t
h
e
 a

re
a
 t
o
 i
ts
 o

ri
g
in
a
l 
V
ic
to
ri
a
n
 f
o
rm

. 
 T

h
is
 c
o
u
ld
 c
o
v
e
r 
th
e
 

p
ro
m
e
n
a
d
e
 a
n
d
 K

id
s
to
n
 P
a
rk
 s
h
o
u
ld
 t
h
e
y
 i
n
c
o
rp

o
ra
te
 a
n
 e
le
m
e
n
t 
o
f 
re
s
to
ra
ti
o
n
 o
f 
th
e
 V

ic
to
ri
a
n
 f
o
rm

 f
o
r 
e
x
a
m
p
le
 t
h
e
 

b
a
n
d
s
ta
n
d
 a
t 
K
id
s
to
n
 P
a
rk
. 
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•
C
re
a
ti
v
e
 S

c
o
tl
a
n
d
 (
S
c
o
tt
is
h
 A

rt
s
 C

o
u
n
c
il
) 
- 
P
u
b
li
c
 A

rt
 S

c
h
e
m
e
 –

 T
h
is
 e

le
m
e
n
t 
m
a
y
 p

ro
v
id
e
 f
u
n
d
in
g
 f
o
r 
a
n
y
 p

u
b
li
c
 a

rt
 

e
le
m
e
n
ts
 o
n
 t
h
e
 p
ro
m
e
n
a
d
e
. 

E
u
r
o
p
e
a
n
 F
u
n
d
in
g
  

•
H
e
le
n
s
b
u
rg

h
 i
s
 w

it
h
in
 t
h
e
 L
o
w
la
n
d
 a
n
d
 U

p
la
n
d
 P
ro
g
ra
m
m
e
 S
c
o
tl
a
n
d
 (
L
U
P
S
) 
w
h
ic
h
 i
n
c
lu
d
e
s
 b
o
th
 E
R
D
F
 a
n
d
 E
S
F
 

fu
n
d
in
g
. 
 T
h
e
re
 d
o
 n
o
t 
a
p
p
e
a
r 
to
 b
e
 a
n
y
 e
li
g
ib
le
 c
o
s
ts
 f
o
r 
th
e
 H

e
le
n
s
b
u
rg

h
 p
ro
p
o
s
a
ls
 w

it
h
in
 t
h
is
 s
o
u
rc
e
. 
  

•
In

te
rr
e
g
 
–
 
H
e
le
n
s
b
u
rg

h
 
is
 
a
ls
o
 
e
li
g
ib
le
 
fo
r 

th
e
 
IN

T
E
R
R
E
G
 
C
ro
s
s
 
B
o
rd

e
r 

P
ro
g
ra
m
m
e
 
w
it
h
 
Ir
e
la
n
d
 
a
n
d
 N

o
rt
h
 
W
e
s
t 

E
u
ro
p
e
. 
 
T
h
is
 
in
te
rn

a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 
p
ro
g
ra
m
m
e
 
c
a
n
 
a
s
s
is
t 
w
it
h
 
la
rg

e
 
p
ro
p
o
s
a
ls
 
w
it
h
 
a
 
s
tr
a
te
g
ic
 
im

p
a
c
t 
a
n
d
 
a
 

tr
a
n
s
n
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 
e
le
m
e
n
t,
 
b
u
t 

d
o
e
s
 
n
o
t 

c
o
n
tr
ib
u
te
 
in
 
p
ri
n
c
ip
le
 
to
 
in
fr
a
s
tr
u
c
tu
re
. 

 
F
o
r 

th
e
 
H
e
le
n
s
b
u
rg

h
 

p
ro
p
o
s
a
ls
 t
o
 b

e
n
e
fi
t 
th
e
y
 w

o
u
ld
 r
e
q
u
ir
e
 t
o
 b

e
 p

a
rt
 o

f 
a
 l
a
rg

e
r 
b
id
 e

n
c
o
m
p
a
s
s
in
g
 a

 n
u
m
b
e
r 
o
f 
lo
c
a
ti
o
n
s
. 
 O

n
e
 o

f 
th
e
 

o
b
je
c
ti
v
e
s
 o

f 
th
is
 p

ro
g
ra
m
m
e
 r
e
la
te
s
 t
o
 t
h
e
 p

ro
m
o
ti
o
n
 o

f 
tr
a
n
sn

a
ti
o
n
a
l 
a
c
ti
o
n
s
 t
h
a
t 
w
il
l 
e
n
h
a
n
c
e
 t
h
e
 e

c
o
n
o
m
ic
 a

n
d
 

s
o
c
ia
l 
p
e
rf
o
rm

a
n
c
e
 o
f 
c
it
ie
s
, 
to
w
n
s
 a
n
d
 r
u
ra
l 
a
re
a
s
, 
in
c
lu
d
in
g
 t
h
e
 e
c
o
n
o
m
ic
 p
o
te
n
ti
a
l 
o
f 
lo
c
a
l 
a
n
d
 r
e
g
io
n
a
l 
a
s
s
e
ts
. 
 T
h
is
 

s
o
u
rc
e
 o
f 
fu
n
d
in
g
 m

a
y
 b

e
 w

o
rt
h
 e
x
p
lo
ri
n
g
 w

it
h
 t
h
e
 c
a
v
e
a
t 
th
a
t 
tr
a
n
s
n
a
ti
o
n
a
l 
p
ro
p
o
s
a
ls
 t
a
k
e
 t
im

e
 t
o
 p

u
t 
to
g
e
th
e
r 
a
n
d
 

re
q
u
ir
e
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 c
o
m
m
it
te
d
 t
ra
n
s
n
a
ti
o
n
a
l 
p
a
rt
n
e
rs
. 
  

•
T
h
e
 A

tl
a
n
ti
c
 A

re
a
 C

o
o
p
e
ra
ti
o
n
 S

tr
a
te
g
y
 h

a
s
 a
n
 o
b
je
c
ti
v
e
 r
e
la
te
d
 t
o
 t
h
e
 p

ro
m
o
ti
o
n
 o
f 
in
te
ro
p
e
ra
b
il
it
y
 a
n
d
 c
o
n
ti
n
u
it
y
 o
f 

e
x
is
ti
n
g
 t
ra
n
s
p
o
rt
 n

e
tw

o
rk
s
 a

n
d
 s
e
a
/r
o
a
d
/r
a
il
/a

ir
 i
n
te
rm

o
d
a
li
ty
 a

n
d
 a

n
o
th
e
r 
o
b
je
c
ti
v
e
 f
o
r 
th
e
 p

ro
m
o
ti
o
n
 o

f 
s
h
o
rt
 s
e
a
 

s
h
ip
p
in
g
 a
n
d
 c
o
o
p
e
ra
ti
o
n
 b
e
tw

e
e
n
 p
o
rt
s
. 

•
L
E
A
D
E
R
 -
 a
c
ti
v
it
ie
s
 i
n
 H

e
le
n
s
b
u
rg

h
 w

o
u
ld
 b
e
 e
li
g
ib
le
 f
o
r 
th
e
 L
e
a
d
e
r 
p
ro
g
ra
m
m
e
, 
b
u
t 
o
n
ly
 i
f 
th
e
 b
e
n
e
fi
t 
c
o
u
ld
 b
e
 s
h
o
w
n
 

to
 a
c
c
ru

e
 t
o
 t
h
e
 w

id
e
r 
a
re
a
, 
fo
r 
e
x
a
m
p
le
 a
 p
ro
p
o
s
a
l 
o
ff
ic
e
r 
d
e
a
li
n
g
 w

it
h
 w

id
e
r 
L
o
m
o
n
d
 r
e
la
te
d
 a
c
ti
v
it
ie
s
. 
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T
h
e
 e
x
is
te
n
c
e
 a
n
d
 o
p
e
ra
ti
o
n
 o
f 
th
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 i
s
 a
 k
e
y
 a
s
s
e
t 
in
 t
h
e
 d
e
li
v
e
ry
 p
ro
c
e
s
s
. 
 I
t 
h
a
s
 a
 B
o
a
rd

, 
w
it
h
 a
n
 

in
d
e
p
e
n
d
e
n
t 
C
h
a
ir
, 
w
h
ic
h
 i
n
c
lu
d
e
s
 r
e
p
re
s
e
n
ta
ti
o
n
 f
ro
m
 A
rg

y
ll
 &

 B
u
te
 C

o
u
n
c
il
 a
s
 w

e
ll
 a
s
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 g
ro
u
p
s
. 
 T
h
e
 

P
a
rt
n
e
rs
h
ip
 h
a
s
 a
n
 o
ff
ic
e
 i
n
 H

e
le
n
s
b
u
rg

h
 a
n
d
 h
a
s
 b
e
e
n
 f
u
ll
y
 o
p
e
ra
ti
o
n
a
l 
s
in
c
e
 t
h
e
 b
e
g
in
n
in
g
 o
f 
2
0
0
7
. 
 I
t 
c
u
rr
e
n
tl
y
 e
m
p
lo
y
s
 a
n
 

E
x
e
c
u
ti
v
e
 D

ir
e
c
to
r 
a
n
d
 a
 P
T
 A
d
m
in
is
tr
a
to
r.
  
T
h
e
 l
e
g
a
l 
s
ta
tu
s
, 
h
u
m
a
n
 r
e
s
o
u
rc
e
s
 a
n
d
 o
p
e
ra
ti
n
g
 a
rr
a
n
g
e
m
e
n
ts
 o
f 
th
e
 

H
e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 w

il
l 
b
e
 r
e
v
ie
w
e
d
 b
y
 t
h
e
 B
o
a
rd

 i
n
 c
o
n
s
u
lt
a
ti
o
n
 w

it
h
 t
h
e
 C

o
u
n
c
il
 f
o
ll
o
w
in
g
 t
h
e
 o
u
tc
o
m
e
 o
f 
th
e
 O

B
C
 b
id
 

p
ro
c
e
s
s
. 
  

T
h
e
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 i
s
 n
o
t 
c
u
rr
e
n
tl
y
 a
 l
e
g
a
l 
e
n
ti
ty
 a
lt
h
o
u
g
h
 i
t 
d
o
e
s
 o
p
e
ra
te
 u
n
d
e
r 
it
s
 o
w
n
 S
ta
n
d
in
g
 O

rd
e
rs
. 
 

P
ro
c
u
re
m
e
n
t 
a
n
d
 a
ll
 f
in
a
n
c
ia
l 
m
a
tt
e
rs
 a
re
 t
o
 d
a
te
 h
a
n
d
le
d
 t
h
ro
u
g
h
 t
h
e
 C

o
u
n
c
il
 w

h
ic
h
 h
o
ld
s
 t
h
e
 P
a
rt
n
e
rs
h
ip
’s
 f
u
n
d
s
. 
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E
v
a
lu
a
ti
o
n
 F
o
rm

u
la

*

RISKS

Q
U
A
N
T
I
F
I
E
D

E
C
O
N
O
M
I
C

B
E
N
E
F
I
T
S
+

O
T
H
E
R

B
E
N
E
F
I
T
S

N
E
T
 C
O
S
T
 T
O

C
H
O
R
D

R
E
S
O
U
R
C
E
S

O
T
H
E
R

P
U
B
L
IC

S
E
C
T
O
R

C
O
S
T
S

U
n
-

a
v
o
id
a
b
le

co
s
t 
o
f

d
o
-n

o
th
in
g

o
p
ti
o
n

C
h
a
rg

e
d

to
 o
th
e
r

A
&
B

C
o
u
n
c
il

a
cc
o
u
n
ts

O
T
H
E
R

P
R
IV

A
T
E

S
E
C
T
O
R

C
O
S
T
S

A
R
G
Y
L
L

&
 B
U
T
E

P
R
IV

A
T
E

S
E
C
T
O
R

C
O
S
T
S

MANAGEABILITY

*

 

T
h
e
 d
ia
g
ra
m
 a
b
o
v
e
 s
u
m
m
a
ri
s
e
s
 t
h
e
 e
v
a
lu
a
ti
o
n
 f
o
rm

u
la
 t
h
a
t 
is
 t
o
 b
e
 a
p
p
li
e
d
 t
o
 t
h
e
 p
ro

je
c
ts
 i
n
 t
h
is
 d
o
s
s
ie
r.
  
M
o
re
 d
e
ta
il
 i
s
 

p
ro
v
id
e
d
 i
n
 t
h
e
 w

o
rk
in
g
 p
a
p
e
rs
 t
o
 t
h
is
 d
o
s
s
ie
r 
a
n
d
 i
n
 t
h
e
 C

H
O
R
D
 p
ro
je
c
t 
w
o
rk
in
g
 p
a
p
e
r 
‘A
s
s
e
s
s
in
g
 b
u
s
in
e
s
s
 c
a
s
e
s
’.
 

O
n
e
 o
f 
th
e
 b
e
n
e
fi
ts
 i
s
 a
n
 e
x
p
e
c
te
d
 r
e
d
u
c
ti
o
n
 i
n
 m

a
in
te
n
a
n
c
e
 c
o
s
ts
 i
n
 e
a
c
h
 o
f 
th
e
 t
h
re
e
 r
e
g
e
n
e
ra
ti
o
n
 a
re
a
s
, 
w
h
il
e
 m

a
in
ta
in
in
g
 

th
e
 h
ig
h
e
s
t 
s
ta
n
d
a
rd

 o
f 
p
u
b
li
c
 r
e
a
lm

. 
 T
h
is
 i
s
 o
u
tl
in
e
d
 i
n
 t
h
e
 w

o
rk
in
g
 p
a
p
e
rs
, 
a
n
d
 s
ig
n
if
ic
a
n
tl
y
 r
e
d
u
c
e
s
 t
h
e
 n
e
t 
c
o
s
t 
to
 t
h
e
 

C
o
u
n
c
il
. 
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1
.
H
e
le
n
s
b
u
rg

h
 E
c
o
n
o
m
ic
 P
ro
fi
le
 –
 c
o
g
e
n
ts
i 

2
.
H
e
le
n
s
b
u
rg

h
 P
ro
p
e
rt
y
 M

a
rk
e
t 
R
e
v
ie
w
 –
 S
m
it
h
s
 G

o
re
 

3
.
D
R
E
A
M
®
p
e
o
p
le
 d
e
m
o
g
ra
p
h
ic
 a
n
a
ly
s
is
 a
n
d
 p
ro
je
c
ti
o
n
s
 f
o
r 
H
e
le
n
s
b
u
rg

h
, 
L
o
m
o
n
d
 a
n
d
 A

rg
y
ll
 a
n
d
 B
u
te
 -
 c
o
g
e
n
ts
i 

4
.
P
ro
p
o
s
a
l 
P
ro
fo
rm

a
 –
 T
o
w
n
 C

e
n
tr
e
 &

 P
a
rk
’n
’G
o
 –
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 

5
.
P
ro
p
o
s
a
l 
P
ro
fo
rm

a
 –
 E
s
p
la
n
a
d
e
 –
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 

6
.
P
ro
p
o
s
a
l 
P
ro
fo
rm

a
 –
 K

id
s
to
n
 P
a
rk
 –
 H

e
le
n
s
b
u
rg

h
 P
a
rt
n
e
rs
h
ip
 

7
.
C
o
n
fo
rm

it
y
 o
f 
H
e
le
n
s
b
u
rg

h
 C

H
O
R
D
 p
ro
p
o
s
a
ls
 w

it
h
 A
rg

y
ll
 a
n
d
 B
u
te
 P
la
n
n
in
g
 p
o
li
c
ie
s
 –
 S

m
it
h
s
 G

o
re
 

8
.
C
o
n
fo
rm

it
y
 o
f 
H
e
le
n
s
b
u
rg

h
 C

H
O
R
D
 p
ro
p
o
s
a
ls
 w

it
h
 S
c
o
tt
is
h
 P
la
n
n
in
g
 a
n
d
 E
c
o
n
o
m
ic
 S
tr
a
te
g
ie
s
 –
 M

e
li
c
a
 a
n
d
 

c
o
g
e
n
ts
i 

9
.
E
c
o
n
o
m
ic
 a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
o
s
ts
 a
n
d
 b
e
n
e
fi
ts
 

1
0
.F
in
a
n
c
ia
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
a
s
h
 f
lo
w
s
, 

1
1
.B

e
n
e
fi
ts
 r
e
g
is
te
r 

1
2
.D

ra
ft
 r
is
k
 r
e
g
is
te
r 
a
n
d
 r
is
k
 p
o
te
n
ti
a
l 
a
s
s
e
s
s
m
e
n
t 

1
3
.D

ra
ft
 a
n
d
 n
o
m
in
a
ti
o
n
s
 f
o
r 
c
o
m
m
is
s
io
n
e
r/
s
ta
k
e
h
o
ld
e
r 
s
u
p
p
o
rt
, 

1
4
.A

rr
a
n
g
e
m
e
n
ts
 f
o
r 
p
o
st
-p

ro
p
o
s
a
l 
e
v
a
lu
a
ti
o
n
 a
n
d
 i
m
p
le
m
e
n
ta
ti
o
n
 r
e
v
ie
w
. 

1
5
.R

e
fe
re
n
ce

s
 

1
6
.C

o
n
s
u
lt
e
e
s
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�
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1
.
A
rg

y
ll
 &

 B
u
te
 S
tr
u
c
tu
re
 P
la
n
 

2
.
A
rg

y
ll
 &

 B
u
te
 F
in
a
li
s
e
d
 D

ra
ft
 L
o
c
a
l 
P
la
n
 M

a
p
s
 

3
.
A
rg

y
ll
 &

 B
u
te
 M

o
d
if
ie
d
 D

ra
ft
 L
o
c
a
l 
P
la
n
 W

ri
tt
e
n
 S
ta
te
m
e
n
t 

4
.
W
o
rk
in
g
 w

it
h
 A
rg

y
ll
 &

 B
u
te
’s
 B
u
il
t 
H
e
ri
ta
g
e
 

5
.
A
rg

y
ll
 &

 B
u
te
 C

o
u
n
c
il
 C

o
rp

o
ra
te
 P
a
n
 2
0
0
7
-2

0
1
1
 a
n
d
 b
e
y
o
n
d
 

6
.
In

it
ia
l 
B
u
s
in
e
s
s
 C

a
s
e
 –
 H

e
le
n
s
b
u
rg

h
 T
o
w
n
 C

e
n
tr
e
 a
n
d
 W

a
te
rf
ro
n
t 

7
.
A
rg

y
ll
 &

 B
u
te
 D

a
ta
 S
e
t 

8
.
A
n
 E
c
o
n
o
m
ic
 S
tr
a
te
g
y
 f
o
r 
A
rg

y
ll
 a
d
 t
h
e
 I
s
la
n
d
s
 

9
.
H
e
ri
ta
g
e
: 
S
o
c
ia
l,
 E
c
o
n
o
m
ic
 a
n
d
 E
n
v
ir
o
n
m
e
n
ta
l 
B
e
n
e
fi
ts
 

1
0
.H

e
le
n
s
b
u
rg

h
 R

e
ta
il
 S
tu
d
y
 

1
1
.H

e
le
n
s
b
u
rg

h
 H

o
te
l 
&
 L
e
is
u
re
 A
s
s
e
s
s
m
e
n
t 

1
2
.G

O
A
D
 T
o
w
n
 C

e
n
tr
e
 R
e
p
o
rt
 -
 H

e
le
n
s
b
u
rg

h
 

1
3
.P
u
b
li
c
 S
e
c
to
r 
B
u
s
in
e
s
s
 C

a
s
e
s
 U

s
in
g
 t
h
e
 F
iv
e
 C

a
s
e
 M

o
d
e
l:
 a
 T
o
o
lk
it
 

1
4
.T
h
e
 O

u
tl
in
e
 B
u
s
in
e
s
s
 C

a
s
e
 –
 P
ro
je
c
t 
a
n
d
 P
ro
c
u
re
m
e
n
t 
S
u
p
p
o
rt
 f
o
r 
L
o
c
a
l 
A
u
th
o
ri
ti
e
s
 

1
5
.2
0
0
 y
e
a
rs
 o
f 
H
e
le
n
s
b
u
rg

h
 1
8
0
2
-2

0
0
2
 

1
6
.H

e
le
n
s
b
u
rg

h
: 
B
e
 B
e
tt
e
r,
 B
e
 E
x
c
e
ll
e
n
t 

1
7
.H

e
le
n
s
b
u
rg

h
 H

o
u
s
in
g
 R

e
p
o
rt
 

1
8
.T
o
w
n
s
c
a
p
e
 H

e
ri
ta
g
e
 I
n
it
ia
ti
v
e
 

1
9
.A

p
p
ra
is
a
l 
a
n
d
 E
v
a
lu
a
ti
o
n
 i
n
 C

e
n
tr
a
l 
G
o
v
e
rn

m
e
n
t 
–
 T
h
e
 G

re
e
n
 B
o
o
k
 

2
0
.H

e
le
n
s
b
u
rg

h
: 
 T
ra
n
s
fo
rm

in
g
 t
h
e
 T
o
w
n
 C

e
n
tr
e
 

2
1
.H

e
le
n
s
b
u
rg

h
 T
ra
ff
ic
 M

a
n
a
g
e
m
e
n
t 
S
tu
d
y
 

2
2
.R

e
in
v
e
n
ti
n
g
 W

e
s
t 
B
a
y
 E
s
p
la
n
a
d
e
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3
5
 

2
3
.H

e
le
n
s
b
u
rg

h
 S
tr
e
e
t 
G
u
id
e
 

2
4
.O

p
e
ra
ti
o
n
a
l 
P
ro
g
ra
m
m
e
 –
 E
u
ro
p
e
a
n
 T
e
rr
it
o
ri
a
l 
C
o
o
p
e
ra
ti
o
n
 O

b
je
c
ti
v
e
 

2
5
.S

c
o
tt
is
h
 S
m
a
ll
 T
o
w
n
s
 R

e
p
o
rt
 2
0
0
7
-2

0
1
3
) 

2
6
.A

 S
m
a
rt
 S
u
c
c
e
s
s
fu
l 
S
c
o
tl
a
n
d
 

2
7
.N

a
ti
o
n
a
l 
P
la
n
n
in
g
 F
ra
m
e
w
o
rk
 f
o
r 
S
c
o
tl
a
n
d
 

2
8
.N

a
ti
o
n
a
l 
P
la
n
n
in
g
 F
ra
m
e
w
o
rk
 f
o
r 
S
c
o
tl
a
n
d
 M

o
n
it
o
ri
n
g
 R

e
p
o
rt
 

2
9
.I
n
te
rr
e
g
 I
V
 O

p
e
ra
ti
o
n
a
l 
P
ro
g
ra
m
m
e
 

3
0
.I
n
v
e
s
tm

e
n
t 
in
 H

e
le
n
s
b
u
rg

h
 

3
1
.T
h
e
 S
co

tt
is
h
 G

o
v
e
rn

m
e
n
t 
E
c
o
n
o
m
ic
 S
tr
a
te
g
y
 

3
2
.V

is
it
S
c
o
tl
a
n
d
 A
c
c
o
m
m
o
d
a
ti
o
n
 G

u
id
e
 

3
3
.H

e
le
n
s
b
u
rg

h
 T
o
w
n
 C

e
n
tr
e
 a
n
d
 W

a
te
rf
ro
n
t 
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T
h
e
 w

o
rd

in
g
 o
f 
th
e
 p
a
n
e
l 
is
 r
e
p
ro
d
u
c
e
d
 h
e
re
 f
o
r 
c
o
n
v
e
n
ie
n
c
e
: 

�
H
e
le
n
s
b
u
rg
h
 i
s
 a
b
le
 t
o
 s
e
iz
e
 t
h
e
 m
o
m
e
n
t,
 i
n
 t
h
a
t 
it
s
 p
ro
p
o
s
a
l 
h
a
s
 b
e
e
n
 f
o
c
u
s
e
d
 s
o
 t
h
a
t 
w
h
a
t 
is
 b
e
in
g
 s
o
u
g
h
t 
c
a
n
 b
e
 

d
e
li
v
e
re
d
, 
a
n
d
 d
e
li
v
e
re
d
 q
u
ic
k
ly
. 
 I
t 
is
 n
o
t 
c
o
n
ti
n
g
e
n
t 
o
n
 e
la
b
o
ra
ti
n
g
 d
if
fi
c
u
lt
 t
e
c
h
n
ic
a
l 
p
ro
p
o
s
a
ls
 o
r 
s
e
c
u
ri
n
g
 a
g
re
e
m
e
n
t 

fr
o
m
 p
a
rt
n
e
rs
 w
h
o
s
e
 d
e
c
is
io
n
-t
a
k
in
g
 m
a
y
 b
e
 t
o
rt
u
o
u
s
. 
 W
h
e
re
 c
o
n
s
e
n
s
u
s
 a
n
d
 a
g
re
e
m
e
n
t 
is
 n
e
c
e
s
s
a
ry
 i
t 
h
a
s
 a
lr
e
a
d
y
 

b
e
e
n
 e
s
ta
b
li
s
h
e
d
. 
 I
n
 t
e
rm

s
 o
f 
re
a
li
s
ti
c
 r
e
g
e
n
e
ra
ti
o
n
 t
im
e
s
c
a
le
s
, 
w
h
a
t 
H
e
le
n
s
b
u
rg
h
 i
s
 o
ff
e
ri
n
g
 A
rg
y
ll
 a
n
d
 B
u
te
 i
s
 t
h
e
 

a
b
il
it
y
 t
o
 a
c
t 
to
d
a
y
 a
n
d
 r
e
a
p
 b
e
n
e
fi
ts
 t
o
m
o
rr
o
w
, 
ra
th
e
r 
th
a
n
 n
e
x
t 
w
e
e
k
 o
r 
n
e
x
t 
m
o
n
th
. 
  
A
d
d
it
io
n
a
l 
a
m
b
it
io
u
s
 

d
e
v
e
lo
p
m
e
n
ts
, 
in
c
lu
d
in
g
 n
e
w
 s
h
o
p
p
in
g
, 
fo
o
d
 a
n
d
 b
e
v
e
ra
g
e
 s
p
a
c
e
, 
c
a
n
 b
e
 f
o
re
s
e
e
n
 a
n
d
 a
re
 c
o
n
fi
d
e
n
tl
y
 p
re
d
ic
te
d
, 
b
u
t 

th
e
 c
a
s
e
 s
ta
n
d
s
 u
p
 a
s
 i
t 
is
 n
o
w
. 

�
T
h
e
 e
c
o
n
o
m
ic
 c
a
s
e
 i
s
 b
u
il
t 
a
ro
u
n
d
 r
e
d
u
c
in
g
 t
h
e
 a
m
o
u
n
t 
o
f 
‘l
e
a
k
a
g
e
’ 
fr
o
m
 t
h
e
 l
o
c
a
l 
e
c
o
n
o
m
y
 –
 c
u
rr
e
n
tl
y
 a
b
o
u
t 
tw
o
 

th
ir
d
s
 o
f 
re
ta
il
 s
p
e
n
d
in
g
 b
y
 H
e
le
n
s
b
u
rg
h
 p
e
o
p
le
 i
s
 d
ir
e
c
te
d
 o
u
ts
id
e
 t
h
e
 t
o
w
n
. 
 W
it
h
 c
o
m
m
e
rc
ia
l 
re
a
li
s
m
 w
e
 h
a
v
e
 

d
is
c
o
u
n
te
d
 s
o
m
e
w
h
a
t 
th
e
 p
ro
je
c
ti
o
n
s
 o
f 
H
e
le
n
s
b
u
rg
h
’s
 p
ro
fe
s
s
io
n
a
l 
a
d
v
is
o
rs
. 
 N
e
v
e
rt
h
e
le
s
s
 w
e
 t
h
in
k
 t
h
e
 C
o
u
n
c
il
 c
a
n
 

p
ru
d
e
n
tl
y
 e
x
p
e
c
t 
it
s
 i
n
v
e
s
tm
e
n
t 
o
f 
£
7
.7
m
n
 t
o
 y
ie
ld
 a
 6
 p
e
r 
c
e
n
t 
in
c
re
a
s
e
 i
n
 a
n
n
u
a
l 
re
ta
il
 a
n
d
 h
o
s
p
it
a
li
ty
 G
V
A
. 
 T
h
is
 

m
e
a
n
s
 c
lo
s
e
 t
o
 £
1
4
m
n
 i
n
 a
d
d
it
io
n
a
l 
v
a
lu
e
 a
d
d
e
d
, 
a
 m
e
a
s
u
ra
b
le
 b
e
n
e
fi
t 
c
o
s
t 
ra
ti
o
 o
f 
2
.5
 t
o
 1
. 
(i
n
c
lu
d
in
g
 m
u
lt
ip
li
e
r 

e
ff
e
c
ts
) 
  

�
M
o
s
t 
o
f 
th
is
 w
il
l 
c
o
m
e
 f
ro
m
 e
n
h
a
n
c
in
g
 t
h
e
 b
u
il
t 
e
n
v
ir
o
n
m
e
n
t,
 b
y
 t
h
e
 i
n
n
o
v
a
ti
v
e
 p
ro
p
o
s
a
ls
 f
o
r 
s
h
a
ri
n
g
 s
tr
e
e
t 
s
u
rf
a
c
e
s
 

b
e
tw
e
e
n
 p
e
d
e
s
tr
ia
n
s
 a
n
d
 v
e
h
ic
le
s
 o
p
e
ra
te
d
 i
n
 a
 s
tr
e
e
ts
c
a
p
e
 d
e
s
ig
n
e
d
 f
o
r 
s
a
fe
ty
, 
a
n
d
 b
y
 m
a
k
in
g
 r
o
o
m
 f
o
r 
s
h
o
p
p
e
rs
 t
o
 

b
ri
n
g
 t
h
e
ir
 v
e
h
ic
le
s
 i
n
to
 t
h
e
 t
o
w
n
, 
ra
th
e
r 
th
a
n
 f
il
li
n
g
 p
ri
m
e
 p
a
rk
in
g
 s
p
a
c
e
 w
it
h
 c
o
m
m
u
te
rs
 v
e
h
ic
le
s
 w
h
ic
h
 a
re
 e
m
p
ty
 a
ll
 

d
a
y
. 
 

�
In
fo
rm

a
ti
o
n
 f
ro
m
 p
ro
fe
s
s
io
n
a
l 
s
tu
d
ie
s
 i
n
d
ic
a
te
 t
h
a
t 
th
e
 £
7
.7
 m
n
 i
n
v
e
s
te
d
 b
y
 t
h
e
 C
o
u
n
c
il
 c
o
u
ld
 t
ri
g
g
e
r 
£
2
5
 m
n
 p
ri
v
a
te
 

s
e
c
to
r 
re
ta
il
 a
n
d
 h
o
s
p
it
a
li
ty
 i
n
v
e
s
tm

e
n
ts
 a
n
d
 £
5
5
 m
n
 r
e
s
id
e
n
ti
a
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
d
e
v
e
lo
p
m
e
n
ts
 

�
T
h
e
s
e
 p
ro
p
o
s
a
ls
 w
il
l 
e
n
c
o
u
ra
g
e
 m
o
n
e
y
 e
a
rn
e
d
 b
y
 A
rg
y
ll
 a
n
d
 B
u
te
 r
e
s
id
e
n
ts
 t
o
 b
e
 s
p
e
n
t 
in
 A
rg
y
ll
 a
n
d
 B
u
te
. 
 T
h
e
y
 w
il
l 

g
iv
e
 a
 v
e
ry
 a
tt
ra
c
ti
v
e
 e
c
o
n
o
m
ic
 r
e
tu
rn
 a
n
d
 m
a
k
e
 i
t 
a
 m
o
re
 a
tt
ra
c
ti
v
e
 p
la
c
e
 t
o
 l
iv
e
, 
a
n
d
 b
u
il
d
 o
n
 o
n
e
 o
f 
th
e
 

d
e
m
o
g
ra
p
h
ic
 s
tr
e
n
g
th
s
 w
h
ic
h
 H
e
le
n
s
b
u
rg
h
 h
a
s
 d
e
m
o
n
s
tr
a
te
d
 –
 t
h
e
 a
b
il
it
y
 t
o
 a
tt
ra
c
t 
a
n
d
 e
d
u
c
a
te
 c
h
il
d
re
n
 a
n
d
 y
o
u
n
g
 

p
e
o
p
le
. 
 A
n
d
 i
f 
th
e
 C
o
u
n
c
il
 s
h
o
w
s
 i
ts
 c
o
n
fi
d
e
n
c
e
 i
n
 H
e
le
n
s
b
u
rg
h
, 
th
a
t 
c
a
n
 t
ri
g
g
e
r 
p
ri
v
a
te
 i
n
v
e
s
tm
e
n
t 
m
o
re
 r
e
a
d
il
y
 h
e
re
 

th
a
n
 a
n
y
w
h
e
re
 e
ls
e
. 
 T
h
a
t 
p
ri
v
a
te
 i
n
v
e
s
tm

e
n
t 
w
o
u
ld
 e
x
c
e
e
d
 b
y
 m
u
lt
ip
le
s
 t
h
e
 p
u
b
li
c
 i
n
v
e
s
tm
e
n
t 
s
o
u
g
h
t 
n
o
w
. 
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1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 

Page 426



 

 

 

 Page 3 

2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 

Page 427



 

 

 

 Page 4 

Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term.  Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 
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3. Helensburgh Project 

3.1 Overview 

The total capital cost of the Helensburgh project is £7.66 million, and out of this the Council is 

expected to contribute with £7.46 million.  The project consists of three development 

elements: 

 

• New and improved shared surfaces in the Town Centre which enhance pedestrian 

movement and create improved space for commercial and leisure activities; 

• Redevelop the Esplanade, linking it to town centre improvements to create an 

environment suited both for leisure strolling and for much better access by customers 

to commercial premises; and 

• Improve the facilities at Kidston Park, with new café, new toilets, tourist information 

centre, improved play area and upgraded car park. 

 

Currently vehicle traffic dominates the streets of the centre, but the town centre project will 

develop a shared function operation. The redevelopment of the town centre will favour 

pedestrians, create event space and street café areas.  Part of this will also be a Park & Ride 

feasibility study to explore options for commuters to Glasgow not to park in the town centre. 

 

The aim of the town centre development is to encourage people to spend money locally and 

to incentivise people to come into Helensburgh to use shops and cafés.  This will benefit local 

people through better shopping environment, existing local traders through increased revenue 

and bring new business and investment to the town. 

 

A renewal of the esplanade walkway would further add to the rejuvenation of the town centre, 

creating new event space and public green space.  The development of the esplanade will 

include surfacing, planting, signage and the display of public art.  Kidston Park lies at the end 

of the esplanade, and this aged entertainment area will be improved.  These two project 

elements are expected to further enhance Helensburgh as a place for leisure and retail.   

 

 

3.2 Baseline 

In Dumbarton travel to work area (see map below) 7,197 people were employed in retail, 

leisure and tourism sectors in 2006.  Of these, 3,157 were in the retail sector and 2,870 in 

hospitality.  In Helensburgh (including central, east, west and north wards of the town) 1,248 

people were employed in the retail, leisure and tourism sectors.   

 

While the proposed development will take place in Helensburgh the impacts will are expected 

to be present in the Dumbarton travel to work area.  However, this area is not as self-

contained in terms of the labour market compared to Campbeltown and the Kintyre peninsula.  

Based on the employment numbers, the town currently represents 17% of the areas retail, 

leisure and tourism sectors.  This share however, could potentially increase following 

investment into the town centre.  It is reasonable to estimate that investment in Helensburgh 

will affect 25% of the activity base in the Dumbarton travel to work area.   
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Map 3: Dumbarton Travel to Work Area 

 

 

The total income is calculated by taking the 25% share of area activity and multiplying the 

number of retail, tourism and leisure related job with the median wage for all workers in Argyll 

and Bute.  This suggests a total income of around £32.2 million.    

 

As per Scottish Input-Output tables, published by the Scottish Government, income accounts 

for two thirds of the GVA in hotels and restaurant sector.  Applying this to the estimated total 

income implies that total GVA is £48.8 million.   

 

 

3.3 Socio-economic Impact 

The proposed developments in Helensburgh aim to improve the attraction of the town as a 

place to visit and to increase retail spend.  Helensburgh currently faces a substantial level of 

leakage to other towns, particularly Dumbarton.  However, it is worth pointing out that some of 

the current leakage is to Glasgow, and this may be more difficult to transfer back to 

Helensburgh due to people working in Glasgow or preferring larger retail markets.   
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A retail study by Helensburgh Partnership suggests that 50% of food and 75% of non-food 

purchases are made out of town.  Research also suggests that Helensburgh has much lower 

levels of retail floor space per head of population compared to other towns in Argyll and Bute, 

which can be explained by the high level of spending elsewhere.  Investment in the town 

centre is expected to reduce this leakage dramatically. 

 

Developments to the Colquhoun Square, surrounding streets, the Esplanade and the Kidston 

Park will substantially contribute to improving the appearance of the town.  This will 

particularly attract people coming into Helensburgh from neighbouring areas and towns.  With 

Glasgow city on the doorstep there is a major catchment area to be targeted for day visitors.  

Furthermore, visits from tourists may increase as Helensburgh are able to benefit from 

passing-through trade of Loch Lomond visitors and those travelling north and west.   

 

The literature reviewed suggests that the improvement of public realm can have a substantial 

impact on local revenues from retail.  Up to 40% increase in visitor numbers can be expected 

as a result of improvement to public spaces.  This increase does not directly translate to a 

similar increase in economic activity, however the impact on GVA is still substantial.  With 

Helensburgh being situated in a strategic location, close to urban centres and with a 

waterfront, the town can expect to increase the retail spend by around 15% as a result of 

more people using the local shops and increased visitor numbers.  This suggests that 

economic activity will increase by around £7.3 million. 

 

The reduction in leakage will affect the displacement of investment, with Dumbarton being 

particularly affected as Helensburgh residents shift their retail spend location.  However, it is 

reasonable to assume that the displacement from elsewhere in Argyll and Bute is lower, than 

for example Dunoon and Campbeltown, due to its location on the border of the Council and 

with a major urban city nearby.  Assuming displacement of 40% from elsewhere suggest an 

additional increase of around £4.4 million in economic activity.   

 

As stated earlier income in retail is on average 66% of total GVA.  Multiplying additional GVA 

with this share and dividing by the average salary in Argyll and Bute translates to 136 full-

time equivalent jobs or a total of 162 jobs being created.  These employment levels are 

expected once the developments are completed and the increase in economic activity is 

achieved.   

 

HM Treasury guidelines on Net Present Value (NPV) recommend that benefits which accrue 

annually should be discounted at a rate of 3.5% per year.  Over 25 years the NPV of the 

Helensburgh project is likely to be around £72.4 million.  Offsetting this against the total 

capital cost of £7.66 million suggests a positive NPV of £64.7 million.  

 

If the increase in economic activity was lower, at 5%, the NPV would be reduced to £16.5 

million, and a 1.6% uplift is required to achieve a net positive NPV.  
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Evan Williams 

Director 

RPS 

7 Claremont Gardens 

Glasgow 

G3 7LW                                                                                                                                         

29 October 2008 

 

Dear Evan 

Helensburgh’s OBC 

As Chair of The Helensburgh Partnership/Project Board it gives me immense pleasure 

to put forward Helensburgh’s OBC for scoring.   

As you will see from my Introduction, I believe Helensburgh has made a robust and 

deliverable economic case for investment, the benefits of which will have a 

significant and immediate positive impact on communities across Argyll & Bute. 

I am also pleased to be able to advise you that Helensburgh’s economic case has 

since been further enhanced by the recent Reporter’s Recommendations on the 

Draft Local Plan, which supports the position of the Partnership and Argyll & Bute 

Council in the development of many of the key development sites identified by the 

Partnership but more specifically the Pier Head site and Colgrain Business Park site.     

The deliverability of both of these sites is, however, dependent on raising private 

sector interest and confidence in Helensburgh.    

This can only be achieved by making Helensburgh a more attractive place to live, 

visit and invest in.  Helensburgh’s OBC projects are aimed at doing exactly that.  As 

the reports clearly show, the project elements will help re-capture lost retail 

expenditure and attract additional day visitors, both in turn will attract investors. 

If Helensburgh OBC’s is awarded the necessary funds of £7.46mn then you can be 

assured that the projects will be successfully delivered within the Council’s four year 

time frame and the expected economic outcomes will begin to flow more readily 

from here than anywhere else in Argyll & Bute. 

Yours sincerely 

 

 

Bill Brackenridge 

Chairman 

The Helensburgh Partnership 
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1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 
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2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 
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Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term. Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 
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3. Oban Project 

3.1 Overview 

The Oban project consists of three development elements: 

 

• A Development road will provide new routes to the south of the town and the 

harbour and will open up new areas for residential and commercial development; 

• The Dunbeg corridor will facilitate access to town centre services from an area of 

new residences close to hi-tech job opportunities; 

• Harbour ‘Areas for Action’ will improve the efficiency and safety of the waterfront 

area; and 

• A Transit Marina will provide short stay marina facilities in the centre of town. 

 

The Dunbeg corridor proposal is now with the West Highland Housing Association and no 

CHORD money will be required to fund this element of the project.  Therefore the corridor has 

not been considered in this review. 

 

The total capital cost of the Oban project is £19.63 million, of which the Council will contribute 

£10.0 million. 

 

The development road is considered to be necessary to reduce congestion in the town centre 

of Oban and will be positioned to the east of the town itself.  Furthermore, it will relieve the 

pressure from heavy traffic to and from the harbour going through the town.  This improved 

infrastructure in Oban will open up sites for residential, commercial and industrial 

developments. 

 

The developments of the harbour include moving the life boat station, enhancing the fish 

berthing facilities and create a safer berthing for CalMac ferries.  This will considerably 

improve the safety around the harbour area which now suffers from congestion. 

 

The transit marina is a pontoon facility which will be situated right in the town centre.  It is 

expected to provide 60 to 80 short-stay berths for visiting boats.  This facility will particularly 

benefit the seafront retail businesses, but benefits are expected to arise in the rest of Oban as 

well. The berths will lead to fewer boats anchoring to buoys in the ferry area, again helping to 

reduce the congestion and safety problems. 

 

 

3.2 Baseline 

The Oban travel to work area (see map below) provides jobs for 2,901 people in retail, tourism 

and leisure.  This includes 1,136 employees in retail, 1,567 in hospitality and 198 people in 

sports and culture.  In addition, there are 409 people employed in the fishing, marine and 

water transport sectors.  The travel to work area covers a large area around Oban, stretching 

as far as Loch Lomond and the Trossachs.  Despite this, Oban is a central hub of the area 

with the town providing more than 60% of total jobs in retail, tourism, and sports and culture.   
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The area is therefore considered as a relatively self-contained labour market.  Due to its size 

however it is reasonable to assume that Oban will affect around 80% of the economic activity 

in the entire travel to work area.   

 

Applying this share to the employment total and then multiplying by the average wage for 

workers in Argyll and Bute means that the total income is around £47.3 million.  

 

As in previous sections we apply the share of 66% to this level, as statistics from Scottish 

Government suggests that income accounts for this level of total the Gross Value Added 

(GVA).  Applying this ratio to the estimate of total income suggest total GVA of £71.7 million.   

 

Map 4: Oban Travel to Work Area 
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3.3 Socio-economic Impact 

Research has shown that improvements in transport infrastructure may have impacts on: 

 

• Inward investment; 

• Organisation of land use; 

• Opening up of sites; 

• Improving access to declining industrial areas; 

• Improving access to rural/more peripheral areas to maintain population; and 

• Improving access as a response to economic pressures.  

 

There is strong evidence of road improvements opening up new sites for development, 

although the size and nature of the developments are dependent on the specific project and 

local economic circumstances. The DTZ review of unimproved routes also supported the view 

that road infrastructure investments have an impact on site development and property 

demand. 

 

The poor quality of road links was cited as an explanatory factor in accounting for lack of 

demand for sites and, indeed, inability to attract mobile investment.  There was also much 

clearer evidence that roads investment can have a substantial impact on the development of 

industrial and commercial sites and thus on the location of economic activity.   

 

A number of road infrastructure studies have considered the impact of the road improvement 

on location decisions in the vicinity of the project.  These studies report that the improvement 

in road infrastructure can have a positive impact on the perceptions of an area, particularly if 

the area is perceived as being remote and difficult to access and can enhance the 

attractiveness of the area for development.
12
 

 

In contrast, the DTZ study also showed that there was limited evidence of migration and 

labour market impacts as a result of road infrastructure improvements.   It is worth pointing out 

that Oban is the largest town in North Argyll, and plays a major part in the activity of mainland 

Argyll but also the island communities served by its ferries.  Transport routes converge to the 

town and in addition to the income that this brings to the town it is also a popular tourism 

destination and a centre for private investment.   

 

With a more balanced economy, with less dependency on tourism, there is prospect of growth 

in terms of migration and labour markets in Oban.  The town is situated on the banks of the 

bay and suffers from restrictions in development.  The development road to the east of Oban 

will not only relieve congestion in the town centre but also release sites for development.  The 

road can facilitate the building of commercial and industrial developments as well as 

approximately 600 houses.   

                                                      
12
 DTZ Pieda Consulting, Economic Impact of a Second Severn Crossing, 1992 
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The Dunbeg corridor development at the north of the town will provide the infrastructure for 

building up to 800 houses.  This together with the development opportunities to the east, as a 

result of the development road, will increase the housing supply substantially.  The Local 

Housing Strategy states that there is currently a severe shortage of suitable sites and 

infrastructure restrictions constraining further house and economic development.
13
 

 

While there is a high level of immigration to the area the demand is not expected to 

accommodate such a substantial rise in supply.  The main migration is due to retirement and 

lifestyle reasons, and so far the economic migration, similar to that experienced by Inverness 

for example, is limited.  In addition, both Argyll & Bute Council and GROS project that the 

population of the Argyll and Bute area will fall, and the Oban population which has slightly 

different demographic characteristics is expected to remain relatively static. 

 

Crucially though, it is suggested that without the development road, traffic will eventually 

gridlock the town and this will provide severe restrictions to further economic development of 

Oban and the wider communities.  Therefore we can assume that further residential 

development will be possible as a result of the development road, and the economic impacts 

of these developments will offset the cost of the infrastructure improvements. 

 

Assuming that the road will lead to 500 new houses built, the impact of these can be 

calculated using the same average household spending as in the Campbeltown section.  

However, with such a large increase in housing the development is expected to be phased.  In 

this case we will assume that 50 house are completed in the next 10 years.  With an average 

household spend of £27,664 the total gross disposable income arising from the developments 

is £172.9 million.   

 

Some of this spending will be accrued by individuals who simply move from a current property 

in Oban, seen as undesirable, to a new development.  Furthermore, some of this additional 

spend will be displaced from surrounding communities in Argyll and Bute.  With a 

displacement of 60% assumed the additional household spend as a result of the 

development road is £69.2 million over 25 years. 

 

Harbour Areas for Action will have an impact on the fishing community and may also improve 

the potential for leisure water activities to expand and increase in Oban.  The fishing industry 

currently employs around 200 people in Oban, and another 100 people employed in water 

related activities.  Furthermore, a possible transport interchange for trains, buses and ferries 

will provide additional jobs in the harbour in water transport related jobs but also retail.  An 

additional 100 jobs could arise as a result of harbour developments, of which 40% are 

displaced.  This will result in an additional £1.6 million in GVA being generated in the 

harbour.    

 

Transit marina will increase retail spend in the town centre, particularly at the seafront.  With 

around 60 to 80 berths, designated for visiting boats only, the transit marina can expect 

around 3,000 boat nights per year.  Assuming a daily spend of £150 per boat suggests the 

new marina will lead to an additional £450,000 being spent in the town on retail and leisure.   

 

                                                      
13
 Argyll and Bute Council. Local Housing Strategy 2004-2009, February 2005 
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There is currently no marina in Oban itself and some boats decide to anchor to buoys in the 

ferry area, which is very busy with CalMac ferries, fishing boats and other leisure boats and 

this is currently not an ideal situation.  Most boats visiting the town however, use the Oban 

marina on Isle of Kerrera.  They currently offer 94 berths and have a shuttle service available 

between the island and Oban town itself.   

 

With these two options for berthings Oban is not able to fully benefit from income generated 

by the sailing community.  A transit marina in the town would offer more accessible and safer 

facilities for visiting boats.  Oban is a popular town to visit and therefore the transit marina is 

expected to have high visitor numbers.   

 

Some of this activity may be displaced from the Isle of Kerrera, however with positive 

externalities arising from increasing visiting boats, the current marina would not suffer from a 

major decline in demand.  With minimal displacement and positive externalities arising, the 

town will benefit from an additional £450,000 spent on retail and leisure goods and 

services.  

 

The above estimations and qualifications suggest that Oban can expect an uplift of 15% in 

economic activity if the proposed investment goes ahead, and this suggests that income 

would increase by around £10.8 million.  Some of this increase will be displaced from other 

areas within Argyll and Bute, however the location of Oban mean that the town competes to a 

lesser extent with towns in the Clyde Estuary, it has strong tourism market already, it is a 

transport hub of the area and it has a healthy community.   

 

Assuming a displacement of 40% from elsewhere in Argyll and Bute suggests an additional 

increase of around £6.5 million.  The additional income increases annually and is discounted 

by 3.5% as per HM Treasury guidelines.  Over 25 years the Net Present Value (NPV) of the 

Oban infrastructure and waterfront project is likely to be around £106.4 million.   

 

Comparing this against £19.63 million, which is the cost of the project, suggests that there is 

a positive NPV of around £86.8 million.  A 5% uplift in activity leads to a positive NPV of 

£15.8 million, and the project needs to generate an uplift of 2.7% to achieve a net positive 

position. 
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Working Paper 1 - Oban Economic Profile 

1.1 About Oban 

Oban is probably the largest retail centre of any of the five CHORD towns, serving not 
only the town itself and its rural hinterland, but also a large number of island 
communities served by ferries from Oban.  The town is one of the main hubs for the 

Calmac network and has passenger throughput of 700,000 passengers per annum.  
The town centre is relatively bustling and traffic congestion is a problem.  The town 

has a large supermarket and other retail offerings and within the economy the main 
sectors of employment are tourism and transport and logistics.  There is a push for 
Oban to develop as “the Inverness of the West Highlands” . 

Figure 1 is a map of the area considered in this section. 

Figure 1 : Map of Oban settlement 

 

 

1.2 Population distribution 

In 2006 the population of Oban was approximately 8,078.  Table 1 shows the 

population change in Oban between 2001 and 2006 and compares it with the 
respective changes in Argyll and Bute and Scotland as a whole.  The figures indicate 
that, like Argyll and Bute as a whole the Oban population has been stable over recent 

years. 
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Table 1: Population change 2001 - 2006 

Population Change 2001-2006

Area 2001 2006

Change 

2001-2006

% Change 

2001-2006

Oban 8,100 8,078 -22 -0.3%

Argyll & Bute 91,300 91,390 90 0.1%

Scotland 5,064,200 5,116,900 52,700 1.0%  

   Source: GROS, Small Area Population Estimates, 2001 to 2006 

Figure 2, below shows the age and gender structure of the Oban population and 

compares it with the populations of Argyll and Bute and Scotland as a whole. 

Figure 2 : Gender and age distribution in Oban 2006 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

It illustrates that the population of Oban is much younger than for the rest of Argyll 

and Bute and broadly in line with the population distribution in Scotland.  In Oban 
only 21 per cent of the population is aged over 60 compared with 27 per cent for 

Argyll and Bute and 22 per cent for Scotland. The other most notable difference 
between Oban’s population and that of Argyll and Bute is that the proportion of the 
female population in Oban aged between 18 and 35 is considerably higher (22 per 

cent compared to 15 per cent.)   

Table 2 illustrates the population change in Oban in specific age groups and compares 

them with the changes at Argyll and Bute and Scottish levels.  
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Table 2: Change in population age structure of Oban 2001 - 2006 

Age 

Group

Argyll and 

Bute Scotland

2001 2006

Change 

2001-06

% Change 

2001-06

% Change 

2001-06

% Change 

2001-2006

0-4 479 391 -88 -18.4 -12.2 -2.8

5-19 1,592 1,529 -63 -4.0 -2.5 -3.2

20-44 2,891 2,784 -107 -3.7 -7.2 -2.1

45-64 1,905 2,099 194 10.2 7.3 7.8

65-84 1,069 1,129 60 5.6 8.7 3.4

85+ 164 146 -18 -11.0 0.9 7.2

Total 8,100 8,078 -22 -0.3 0.1 1.0

Table 2 Change in population age structure

Oban

Source: GROS 
Small Area Population Estimates 2001, 200 

In many respects the changes in the population distribution in Oban mirror the Argyll 

and Bute averages.  Overall there was a decline in the numbers in the younger age 
groups and an increase in the older age groups.  However, it is worth noting that in 
the working age population (20-64) has actually enjoyed a healthy rise overall, much 

closer to the Scottish average than the Argyll and Bute figures. 

1.3 Employment by sector 

According to the Annual Business Inquiry, there were 4 599 employees in Oban in 

2006.  Figure 3 shows the distribution of employees by broad sector in Oban in 2006 
and Figure shows the employment distribution of Argyll and Bute as a whole. 

Figure 3 : Distribution of employees in employment in Oban 2006 

Oban employment 2006
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Figure 4 : Distribution of employees in employment in Argyll and Bute 2006 

Argyll and Bute employment 2006
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The figures illustrate the important function Oban plays as a retail, tourism and 

transport centre, with almost 50 per cent of all people employed in one of these 
areas.  This compares to little over a quarter in the rest of Argyll and Bute. 

In comparison to Argyll and Bute, Oban is under represented in all public sector 

activities which only account for 26 per cent of total employees.  In contrast, in Argyll 
and Bute 39 per cent of the working population are employed in these sectors. 

Oban is also home to a number of small scale businesses involved in heavy industry 
and workshop activities, particularly relating to the fishing industry.  

Within Oban 9.7 per cent of the population in 2001 was self employed.  Although this 

is below the average for Argyll and Bute as a whole (at 11.5 per cent) it is higher than 
any of the other CHORD towns.  This is probably a reflection of the importance of the 

tourism sector locally. 

1.4 Business size 

The Annual Business Inquiry provides information on the number of data units located 

in an area.  The number of data units in an area can act as a good indication as to the 
number of work places operating in an area employing staff.  Data units do not 
correspond directly to the number of work places in an area as self employment is not 

taken into consideration. 

In 2006 there were 506 data units in Oban employing staff.  Figure 5 shows the break 

down of data units by business size in Oban, Argyll and Bute and Scotland. 
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Figure 5 : Distribution of business units by company size, 2006 
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Figure 5 shows that Oban that although more than 50 per cent of business units 
employ fewer than 5 staff, this is significantly lower than in Argyll and Bute and 

Scotland as a whole.  By contrast, Oban has a greater proportion of businesses with 5 
to 10 employees (25.7 per cent) than the comparison areas (17.7 per cent for Argyll 

and Bute and 17.1 per cent for Scotland). 

The proportion of larger businesses employing 11 or more employees in Oban is 
broadly in line with Scottish levels but is greater than at Argyll and Bute level. 

1.5 Unemployment 

In March 2008, there were 109 JSA claimants in Oban.  At this time the 
unemployment rate in Oban was 2.0 per cent, a slightly lower level than for both 

Argyll and Bute and Scotland (2.2 per cent and 2.3 per cent respectively). 

Figure 6 illustrates the unemployment rate from March 2005 to March 2008 of Oban, 

Argyll and Bute as a whole and Scotland. 
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Figure 6 : Unemployment rates March 2005 to March 2008 
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It indicates the high level of seasonality in Oban’s employment market, further 
illustrating the importance of the tourism industry in Oban’s local economy.  Other 

than in winter months the unemployment levels in Oban are generally below those of 
Argyll and Bute and Scotland. 

As in Argyll and Bute and Scotland, the unemployment levels in Oban showed a 

general downtrend over the past 3 years; decreasing from 2.6 per cent in March 2005 
to 2.0 per cent in March 2008. 

A summary of the changes in long-term unemployment (claiming unemployment 
benefits for six months or more) over the period March 2005 to March 2008 is given in 
Table 3. 

Table 3: Long-term unemployment March 2005-March 2008 

Date

Argyll and 

Bute Scotland

No. unemployed 

long term

% of total 

unemployed

% of total 

unemployed

% of total 

unemployed

March 2005 40 29.6 35.7 30.0

March 2006 30 19.4 32.9 30.2

March 2007 40 25.0 33.5 31.2

March 2008 35 31.8 29.2 25.9

Long-term unemployment March 2005-March 2008

Oban

 

Source: ONS JSA Claimant Count 

In March 2008 there were 35 claimants unemployed long-term accounting for 31.8 
per cent of all claimants.  This was a slightly higher proportion than for Argyll and 
Bute and Scotland (29.2 per cent and 25.9 per cent respectively).  Unlike the 

comparison areas, the proportion of long term claimants increased in Oban during this 
time period, however this increase is based on very small absolute numbers. 

 

 

Page 460



 

 
11 

Working Paper 2 - Rothesay Property and Retail Market Review 

A recent report1 indicates that in October 2007 there were a total of 185 retail outlets 

in Oban with a combined floorspace of 295, 800 square feet. 

The number of vacant retail outlets in an area can act as a good indicator as to the 

success of a local economy.  As illustrated in Figure 7 the percentage of vacant retail 
outlets in Oban is below the UK average with 9.9 per cent compared to 11.2.  The 
proportion of vacant floorspace in Oban is broadly in line with the UK average with 9.7 

per cent vacant floor space compared to 9.4 per cent. 

Figure 7 : Retail vacancy rates 
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Figure 8 shows how the occupied retail units in Oban are split into three different 
categories, comparison (non-food retailers), convenience (food retailers) and services 

(such as banks). 

The figures illustrate that there are a higher proportion of service and retailers in 
Oban, with 31 per cent of all retail outlets compared to just 24 per cent at UK level.  

In contrast the proportion of convenience retailers is considerably smaller in Oban 
compared to the UK as a whole (12 per cent compared to 19 per cent respectively). 

                                       

1
 Goad report for Oban, October 2007 
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Figure 8 : Number of occupied retail units in Oban 

Number of occupied retail units in Oban
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Figure 9 : Number of occupied retail units in the UK 

Number of occupied retail units in the UK
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Retail businesses 

The Scottish Property Network database has details of 875 businesses and business 

occupiers in Oban, which employ approximately 6 711 people2. 

The town’s core retail area is George Street and the network of small roads off it. 

Oban is served by a number of supermarkets, including Tesco on Lochside Street, 

Farmfoods Freezer Centres on Dunollie Rd, Aldi and Lidl on Lochavullin Drive, and Co-
Op Foodstores on Soroba Road.  There is also a small Spar on Soroba Road. 

                                       
2
  Scottish Property Network, searched on 4 April 2008. 
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There a several national multiple retailers, including Boots the Chemists, W H Smith, 
Millets, Thorntons, Superdrug, Woolworths, Ottakars, Blockbuster, Specsavers, 
Edinburgh Woollen Mill, Victoria Wine, and Clinton Cards.  There are also a number of 

national charities, such as Oxfam and Cancer Research. 

There are a large number of local independent retailers, including butchers, 

fishmongers, bookshops, hairdressers, gifts, chemists, toys, clothes, shoes and luxury 
foods. 

Demand for retail space and vacant space 

Only three requirements for retail space have been identified3, two of which are 
general for all types of property throughout Scotland and one is for a retail business 

for 600 - 3 000 square feet. 

There are currently nine retail properties available in Oban, eight to lease and one / 
two to buy, with 38 503 square feet available.  Three of the properties are on North 

Pier and four on Shore Street.  Rents on offer range from £18 - 29 per square feet.  
Prime rents in Oban are estimated to be £40 per square feet in Oban4. 

Retail planning applications and inquiries 

There are few retail planning applications in Oban.  Significant applications in the 
recent past include the 32 000 square feet retail warehouse for Booker Belmont 

Wholesale (known as Booker Cash and Carry) at Glenshellach Business Park, which 
was approved in 2001; the Tesco supermarket on Lochside Street, approved in 1996; 

and, the Star Brae Properties application for three shops and nine flats on Stevenson 
Street, which was approved in 2001 and subsequently completed. 

There are no allocations for more shops (use class 1) in the Local Plan5. 

Recent retail deals 

Four recent leasehold transactions have been identified, which leased 7 319 square 

feet of space at an average annual rent of £14 per square foot6. 

There have been around sixteen sales of retail properties since April 2005, covering 

31 000 square feet of space at an average price of £293 per square foot (range £88- 
£1 286) for traditional shop units. 

Leisure activity 

Oban appears well served in terms of leisure activities.  There is an active tourist 

information centre and attractive website, which advertises activities including golf, 
bike hire, wildlife and fishing trips, sealife adventures, sea kayaking, the community-

owned Atlantis leisure centre, The Beach Health and Fitness Club and amusement 
arcades.  There is also a wide selection of restaurants, cafes and bars. 

There has been no recent leisure investment or planning applications of note in recent 
years.  The former Harbour Bowl Ten Pin Bowling Alley was sold in October 2007 and 
closed.  There are five leisure properties for sale in Oban in April 2008, including two 

                                       
3
  Scottish Property Network, searched on 4 April 2008. 

4
  Colliers CRE.  Helensburgh Retail Study, for the Helensburgh Partnership.  July 2007. 

5
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 

6
  Scottish property Network.  A further 15 undated leasehold transactions in Oban have been analysed, which covered 34,697 ft

2
 with 

an annual average rent of £12 ft
2
. 
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hotels, two guest houses / B&Bs and a restaurant. There are no allocations or 
potential development areas for leisure facilities (use class 11) in the Local Plan7. 

Office market 

The Oban office market is focused on the southern end of the town, around Albany 
Street, Argyll Square, George Street, Stevenson Street and Glengallan Road, around 
Glenshellach Business Park.  Other office locations include Crannog Lane, Croft 

Avenue, and Dunollie Road. 

Most of the office space is in traditional buildings with little modern space.  They are 

predominantly occupied by service industries, such as accountants and solicitors as 
well as some new service occupiers.  There is a large unoccupied office in Glenshellach 
Business Park, which was built by Highlands and Islands Enterprise for a call centre. 

The Council has four office complexes around Oban, totalling 24 186 square feet.  
There has been at least one proposal to relocate the Council’s occupation onto one 

site, on Albany Road, but it has not been followed up. 

Supply of offices is very low in Oban at present, with only two offices available to 
lease and none to buy; they are both on Glengallan Road and one is a small 

traditional office of 130 square feet for £1 500 per annum (£11 per square feet) and 
the other a modern office of 6 539 square foot for £56 000 per annum (£9 per square 

foot) within the Glenshellach Business Park. 

The most recent transactions are the leases of two small modern offices on Glengallan 
Road at £12 per square foot; the typical range of office rents is £8-14 per square foot. 

Historically, there are few offices for sale in the town. 

There are five sites allocated for business use in the Local Plan all of which are on 

Glenshellach Business Park in Glengallon Road, which totals 8.5 hectares8. 

The residential market 

Population projections 

Oban is the second largest town in Argyll and Bute9 and is the main town in the Oban, 
Lorn and the Isles administrative area.  The administrative area’s population has 
grown from 18 700 in 1999 to 19 100 in 2002, to 19 600 in 2007 and is forecast to be 

20 000 in 2012, an increase of 400 people or 2 per cent from 2007 levels.  Oban is 
viewed by the Council as ‘the gateway to the isles’ and a focal point for economic 

growth, which will grow by the opening up of one or two development corridors along 
the A82 and the railway leading to Connel. 

Market activity 

House prices in Oban have risen faster than in Scotland as a whole and the average 
price of a house is now slightly above the national average, as shown in Table 4. 

                                       
7
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 

8
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 

9
  Census 2001.  Oban was the third largest settlement in Argyll and Bute with 8,120 residents in 2001, after Helensburgh (14,626) and 

Dunoon (8,251). 
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Table 4 Average house prices 

Average 
house prices 
(£)10 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Oban £105 402 £121 495 £145 565 15% 20% 

Scotland £117 179 £129 575 £144 807 11% 12% 

The number of houses sold in Oban fell 25 per cent in 2007, compared to a rise of 2 
per cent in Scotland, but it is still above 2005 levels. 

Table 5 House sales volumes 

House sales 
volumes11 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Oban 200 245 183 23% -25% 

Scotland 125 523 133 174 136 106 6% 2% 

Local agents report that although there is a greater supply of houses for sale in 2008, 
more sales are falling through and vendors’ price expectations are unrealistic.  It is 

too early to know what effect this will have on prices. 

There is a high level of immigration to the area for retirement and lifestyle reasons, 
which has greatly increased demand for and prices of houses at the upper end of the 

market, which has had a knock-on effect on affordable social housing.  There is 
considerable demand for social rented housing, with low turnover of tenants and 12-

20 applicants per let; there is also significant under-supply of housing for temporary 
and move-on accommodation.  A significant number of new homes will be needed to 
meet this demand. 

Residential developments 

No recent residential developments could be found; this finding is reinforced by the 

Local Housing Strategy which states that there is a severe shortage of suitable sites 
and infrastructure restrictions constraining further house and economic 
development12. 

The Council’s Local Plan proposed to allocate land for an estimated 796 houses for 
2003-2007, of which a minimum of 198 are expected to be affordable.  It is 

anticipated that a similar level of provision will be made for the period 2007 to 2014, 
and a number of sites have been identified and allocated in the Local Plan (see Table 
6).  Therefore a number of residential developments can be expected in the next few 

years. 

Table 6 Housing allocations in Oban 

Housing allocations in 
Oban13 

Number of units % of affordable housing 

Glengallon 1 100 0% 

                                       
10

  Registers of Scotland; data for April 2005 to April 2008.  Data is not available for Oban from HBOS / Halifax. 
11

  Registers of Scotland; data for April 2005 to April 2008 
12

  Argyll and Bute Council.  Local Housing Strategy 2004-2009.  February 2005.  Pages 106 and 111. 
13

  Argyll and Bute Council.  Modified Finalised Draft Local Plan.  Written Statement.  June 2006. 
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Glenshellach Road 1 40 0% 

Glenshellach Road 2 23 0% 

Glengallon 2 75 100% 

Glengallon 3 30 100% 

There is a proposal for a 850 house development between Oban and Dunbeg, between 
the local housing association West Highland Housing and a developer.  An application 
may be lodged later in 2008 and the development will contain a significant proportion 

of affordable housing. 
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Working Paper 3 - DREAM®people demographic analysis and 

projections for Oban and Argyll and Bute 

Population trends 

Considerable attention has been paid to the trends in population, because most 
CHORD projects aim to make Argyll and Bute a more attractive place to live and work, 

and thus to bend such trends. 

Chris Carr, the Council’s Research and Information Officer, produced the Council’s own 
projections in August 2007, based on midyear estimates made by the General 

Register Office (GROS) for mid 2005.  This showed the regional population declining 
slowly from 91 350 to 87 550 in 2024.  It was broken down into five areas, but not to 

the level of the towns which are the subject of the CHORD studies. 

The consultants, cogentsi, have used their own model, DREAM®people, to generate 
town projections based on 2006 mid year estimates from GROS.  In order to calibrate 

these projections they allowed the model to project for the whole of Argyll and Bute.  
The end result, a total population of 87 375 in 2024 is virtually identical to the A&B 

Council projections.   

GROS itself prepared a projection published in January, based on rather higher birth 
rates and lower death rates, and substantially higher retention of young people.  This 

resulted in a higher and more stable population, but eventually in a decline at an 
accelerating rate. 

Figure 10 Population projection 

Population projections - Argyll and Bute Council Area
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While the Council’s and cogentsi’s forecasts differ little in total, there are differences in 
the forecast structure of the population.  These arise because the models used for 

projection, while mathematically very similar indeed, differ slightly in the way that 
migration assumptions are input and are treated.  Using a model Popgroup, the 

council made a single constant level net migration assumption of 241 net in migrants 
per year, and a single fixed assumption about the age of these migrants.  Using 
DREAM®people, cogentsi assumed constant rates of net migration for five different 

age groups, based on recent experience. 
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The cogentsi forecast features out migration of young people (from 16 up to 33) and 
in migration of all other age groups.  The consequence is a slightly more rapidly 
ageing population.  Notably the number of people of childbearing age is projected to 

fall, so that by the later years of the projection the number of births is much lower in 
the cogentsi forecast, and this causes the rate of population decline to accelerate. 

 

The differences between the three projections for Argyll and Bute are not negligible, 
but the differences between different parts of Argyll and Bute are much larger.  These 

differences are primarily the consequences of different structures and trends, and the 
differences between areas are likely to remain broadly the same whichever model is 

used. 

Oban demographics 

Oban town (defined as the eleven DataZones shown in Figure 11) had a 2006 

population of 4169 females and 3909 males14. 

Figure 11 Map of Oban 

 

Oban has a proportionately younger population than Argyll and Bute, particularly 
amongst females.  As Figure 12 shows Oban’s population structure is considerably 

different from Argyll and Bute’s, particularly in the 16-30 age group which has a 
smaller deficit compared to the national averages than elsewhere in Argyll and Bute.  

In addition the proportion of the population aged over 60 is much more inline with 
Scottish averages, meanwhile the under representation of the 20 to 40 year old 
population which is a feature of much of the rest of Argyll and Bute is less important 

in Oban. 

                                       
14

 Numbers are quoted precisely here because of their use in later calculation.  They should not be 
considered reliable more closely than the nearest 50. 
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Figure 12 Excess/deficit by age 

Excess/  deficit by age in Oban
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This pattern has been created by shifts in birth and death rates and by the ages of 
people moving to and from Oban.  The recent age pattern of net migration to and 

from Oban is shown in Figure 13. 

Figure 13 Net migration by age 
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Overall net migration figures are small in Oban.  The most significant out-migration in 

Oban is seen in the 16-18 age group which results in an average loss of 18 people 
annually.  In general few of Oban’s young population leave the area which may be 

attributed to the relative abundance of jobs locally in the tourist industry compared 
with other towns within Argyll and Bute.  There is also a fairly substantial inward 
migration in Oban, particularly in the 19-48 age group which results in a gain of 

around 20 people per annum. 

Page 469



 

 
20 

The number of births and deaths are both around 75 per year.  Consequently the 
population of Oban is relatively stable. 

Projections 

The main components of population change are projected in Figure 14. 

Figure 14 Components of change 
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It can be seen that no controversial shifts are included for either birth rates or death 
rates.  In general however the death rate will increase slightly while the birth rate is 
expected to decrease slightly. 

Translating this into the effect on individual age groups indicates that there will be 
declines of around 40 per cent in both the student age and school age groups.  By 

contrast the retired population is set to increase by more than 40 per cent by 2050. 
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Figure 15 Trends in age groups 
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Figure 16 projects how these trends translate into the age distribution of Oban’s 
population between now and 2050.  This chart illustrates a marked move towards an 

older population with fewer younger and working age people.  Between 2005 and 
2025 the numbers, particularly in all age groups under 50, will fall while all those 

above 50 will rise.  This is shown by the difference between the yellow line and the 
purple bars.  Further into the future (2050), this trend is set to continue with a 
declining population of young and working age people but an increase in the retired 

population. 

Figure 16 Age distribution 
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The ratio of people past retirement age (taking current conventions) to those aged 

between 18 and retirement is sometimes referred to as a ‘dependency’ ratio.  Oban’s 
ratio is currently below the Argyll and Bute average of 40 per cent and close to 30 per 
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cent.  The projected figures, in Figure 17 illustrate that this ratio is expected to 
increase to 80 per cent in Oban by 2050 whilst this is a substantial rise in the Oban 
dependency ratio rates are expected to stay considerably below the average for Argyll 

and Bute. 

Figure 17 Ratio of people over pension age to those aged 18 
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In summary, the demographic trend in Oban is markedly different from the some of 
the other CHORD towns as it is attracting people of working age.  However, the Argyll 
and Bute council should adopt suitable policies to ensure that further into the future it 

does not suffer from an ageing population. 
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Working Paper 4 - Project Proforma: Development road 

Short description, including location details 

At present there is only one route through Oban from North to South. The main 
services (Schools, Supermarkets, Hospital and ferries) are located at the South of the 

town. The structure plan proposes and additional 600 dwellings at the North end of 
the town. Traffic modelling of Oban has indicated that the generated traffic from this 
will lead to grid lock within the town. The Development Road was to provide an 

alternative route from North to South thus avoiding gridlock and reducing traffic flows 
through the centre of Oban 

Two routes were examined. One from Pennyfuir to Soroba Road South of the High 
School and one from Connel to Soroba Road 

Rationale 

What is the purpose of the project?  

To avoid gridlock in the town centre and allow future development around Oban 

What people or businesses will be able to receive benefit from this project?  

All people travelling through Oban 

What will be the nature of the benefit?  

The ability to get across Oban without gridlock and in a reasonably predictable time. 
Without the Development Road it would be necessary to consider restricting 

development around Oban 

Over what time scale?   

Oban is likely to become grid locked within 10 years even without the additional 
developments 

How many are expected to take up the opportunity/ be affected/, and to 

what extent?  

All users in and around Oban 

Please provide quantitative indicators of the benefits, both in physical terms 
(no of clients/ visitors/ residents etc and if possible in £s – eg likely capital 
sums realised, likely turnover of businesses accommodated)  

STAG indicated a saving in journey times of 1,400,000hrs annually 

Options 

Are there other ways these benefits could be made available?  

No 

Are there other uses for the specific resources (eg particular buildings) that 

might be considered?  

Additional public transport but the level of visitors and people from the surrounding 

area all use transport based on the car 

What will happen if nothing at all is done?  

Oban will gridlock if development is allowed to continue 
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Resources 

What specific fixed assets will be used? (and who owns them?)  

Land will have to be acquired 

What new assets must be purchased or otherwise brought into use?  

The road must be constructed 

What human resources will be used?  

30 people for a year for the construction. Design costs, planning etc are estimated to 
cost nearly £1,000,000 

What ongoing resources will be used?  

Construction materials and funds 

What capital funds are required from the Council and others?  

£15,000,000 

What revenue implications follow for the council and others (please give time 

profile if appropriate and distinguish main receipts and expenditures: a net 
figure is not suitable).  

Revenue implications are cost of loan support charges then ongoing maintenance of 
the road 

Additional comments/notes on continuing viability/sustainability.  

None 

What commitments have already been made (by the Council or other parties) 

and to whom?  

None 

Is the Council’s corporate (not individual) political capital likely to be 
involved and how?  

Without the development road there is a clear lack of connection between it structure 

plan aspirations and the provision of the necessary infrastructure 

Timing 

Please provide an appropriate schedule, including both any development 
time and the timespan over which any facility will operate and over which 
benefits will be delivered.  

Design and land acquisition 3 years. Construction 1 year. Overlay every 20 years. 
Benefits from road opening and increasing as developments increase 

Are there any external constraints on either commencement or completion of 
the project?  

Timescales are dependent on availability of external funding 

Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations?  

None 

What are the relevant parts of the local plan and how does the project fit?  

Project is required to allow developments proposed in local plan 
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What are the relevant parts of the structure plan and how does the project 
fit?  

Project is required to allow developments proposed in structure plan 

How would you describe the fit with the Council’s fundamental objectives 
and its Corporate Plan?  

Essential 

How does the project align with the Government’s stated objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener?  

STAG has assessed this 

How does the project align with the objectives of others (individuals or 

organisations) and their stated policies and intentions?  

It aligns with the objectives of developers 

How does this project interact with other projects (please indicate if those 

projects are also part of the CHORD project).?   

Oban Town Centre Development – without the development road traffic will prevent 

any significant improvements  to Oban 

Could the Council have partners in this project and what commitment could 
be expected of them?  

A planning levy on new development should be considered to fund the road 

Management and monitoring 

What formal appraisal steps will be required, by whom and when?  

STAG appraisal 

What procedures are required to manage the project?  

Prince 2 

Who should bear what responsibilities and how should they be answerable?  

Project Board. Answerable to the Council 

What are the main risks to the project?  

Availability of funding – cost increases – unforeseen design issues eg ground 
conditions. Obtaining planning 

How should they be reduced?  

Planning issues by early consultation with statutory consultees – unforeseen by full 
ground investigation – funding issues by a realistic allowance for inflation etc 

(Treasury currently adds 40% to final estimates prior to construction) 

How should the Council monitor the progress of the project?   

What warning can it receive if the project is going off-track and how will it take 

corrective steps? Project Board will establish monitoring of the design and 
construction period and initiate any required corrective actions 

When will the Council be able to withdraw from the project and leave it to its 
own devices?  

The project will be deemed complete one year after substantial completion of the 

construction. Thereafter the Council will have to maintain the road 
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When will the project terminate?  

After issue of the maintenance certificate and settlement of claims 

How and by what criteria should the project be evaluated?  What are the 

right times for evaluation?  

Monitoring of traffic flows/growth on an annual basis 
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Working Paper 5 - Project Proforma: Dunbeg corridor development 

1.6 Rationale 

What is the purpose of the project?  

Development of a new 800 mixed tenure housing settlement which builds upon 
existing Dunbeg community. There will also be a major community facility which will 

benefit not only the immediate area but also the wider Oban and Lorne area. There is 
also an allocation for a business site within the area. 

This site is to be masterplanned and will include major new road junctions to the A85.  

Further to this HIE are planning a new science park, which will hope to build on the 
success of the incubator units of the adjacent SAMS. This is only one of two HIE 

transformational projects in the Argyll and Bute area   

Argyll College have plans to expand their facilities in the town. 

  

What people or businesses will be able to receive benefit from this project? 

All those within in the Dunbeg, Oban and Lorne area, struggling to get 

accommodation. Similarly those outside the area who are looking to move in. Those 
who will use the community facilities. 

The business within the SAMS site who are out growing the incubator units will benefit 
from the Science Park. Those who are hopefully attracted by the cluster will also 

hopefully benefit. Plus the area from highly qualified, well paid professionals who are 
attracted to live and work in the area.  

What will be the nature of the benefit 

Social and economic 

 

Over what time scale?  

15-20 years from housing / community 

Science Park – phase 1 within 2 years. Phase 2 potentially 5-10 years 

 

How many are expected to take up the opportunity/ be affected/, and to what extent? 

Up to 800 new houses 

 There is one business very keen to move into the business park within the next year 

 

Please provide quantitative indicators of the benefits, both in physical terms (no of 
clients/ visitors/ residents etc and if possible in £s – eg likely capital sums realised, 

likely turnover of businesses accommodated) 

 

1.7 Options 

Are there other ways these benefits could be made available? 

Without the Dunbeg development road, it is very unlikely that the scale of housing 
and community facilities could be achieved.  
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There is no other location in Argyll for a marine life sciences centre 

Are there other uses for the specific resources (eg particular buildings) that might be 
considered 

Currently it is all fields 

 

What will happen if nothing at all is done? 

The difficulty some people will have in the property market will continue. Oban won’t 
be able to grow to its potential. 

A great opportunity in a highly specialised and growing market will potentially be 
missed as if this isn’t built the businesses could go elsewhere. A key market in the 

Scottish Government Economic Strategy 

 

1.8 Resources 

What specific fixed assets will be used? (and who owns them?) 

The land is currently owned by an agent / developer 

 

What new assets must be purchased or otherwise brought into use? 

West Highland Rural Solutions on behalf of West Highland Housing Association need to 

purchase the land for housing etc, similarly HIE need the site for the science park 

 

What human resources will be used? 

Officer time to help bring partners together. Plus planning officers for development 
management considerations 

What ongoing resources will be used? 

 

What capital funds are required from the Council and others? 

None 

 

What revenue implications follow for the council and others (please give time profile if 
appropriate and distinguish main receipts and expenditures: a net figure is not 
suitable). 

To service the new properties for bins, roads etc. Also, the scale of new housing will 
have implications for schools, social work etc 

 

Additional comments/notes on continuing viability/sustainability. 

Having West Highland Rural Solutions act as the lead on the development is a positive 
development for the area. It is hoped that they will act in a manner which brings 
wider community / social benefit that may not have occurred if a private developer 

was involved.  
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What commitments have already been made (by the Council or other parties) and to 
whom? 

Council is committed to supporting the masterplan and has agreed to give up some 

land, although there are some issues with regards to ownership 

 

Is the Council’s corporate (not individual) political capital likely to be involved and 
how? 

Yes, it is supportive for the scale of development through the local plan and is keen to 

see such prodigious job opportunities be brought to the area 

1.9 Timing 

Please provide an appropriate schedule, including both any development time and the 

timespan over which any facility will operate and over which benefits will be delivered. 

Not available at present 

 

Are there any external constraints on either commencement or completion of the 
project? 

Obtaining land ownership and getting partnership working together on infrastructure. 
Scottish Water has confirmed that they can service the site. 

 

1.10 Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations? 

What are the relevant parts of the local plan and how does the project fit? 

What are the relevant parts of the structure plan and how does the project fit? 

How would you describe the fit with the Council’s fundamental objectives and its 

Corporate Plan? 

How does the project align with the Government’s stated objectives of  

Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener 

How does the project align with the objectives of others (individuals or organisations) 
and their stated policies and intentions? 

 

How does this project interact with other projects (please indicate if those projects are 

also part of the CHORD project).? 

 

Could the Council have partners in this project and what commitment could be 

expected of them?  

The partners are leading on the project 

1.11 Management and monitoring 

What formal appraisal steps will be required, by whom and when? 

 

What procedures are required to manage the project? 
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Who should bear what responsibilities and how should they be answerable? 

 

What are the main risks to the project? 

WHRS being unable to complete their land deal and HIE not developing on time and 

planning has a significant role to play in this. Also the different partners not working 
together.  

 

How should they be reduced? 

Close partnership working. 

 

How should the Council monitor the progress of the project?  What warning can it 
receive if the project is going off-track and how will it take corrective steps? 

Through the planning process. Does it tie with local plan / masterplan 

 

When will the Council be able to withdraw from the project and leave it to its own 
devices? 

End of the construction period,  

When will the project terminate? 

See above. 

How and by what criteria should the project be evaluated?  What are the right times 
for evaluation? 

Has a successful new settlement been created? Does it link in well with existing 
Dunbeg? Is the whole area developed in a timely manner? Has the science park been 
a success and moved on to phase 2 to create a cluster? 

.  
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Working Paper 6 – Project Proforma:  Areas for action 

Short description, including location details 

This project seeks to reconfigure the harbour area of Oban to provide a facility which 
better meets the needs of all users.  Four Areas for Action are identified by Argyll & 

Bute Council covering this area.  They are:   

AFA 5/1 - Oban South Pier and Railway 

AFA 5/2 - George St and North pier 

AFA 5/3 - Esplanade 

AFA 5/4 - Oban Bay 

The specific proposals for this project include the moving of the lifeboat station from 
its current location at the South Pier, the development of enhanced fishing berthing 

facilities at the South Pier area, including infill of the lifeboat station area and the 
STAG appraisal for the transport hub which would include a movement of the Oban 
Railway Station to a building adjoining the Calmac ferry terminal with a covered 

walkway between the two facilities. 

Rationale 

What is the purpose of the project?  

The purpose of the project is to provide a more effective operation of the harbour and 
surrounding area through segregated use by various users.  This would include the 

concentration of leisure craft in the Oban harbour area as part of a Oban harbour 
marina, the use of the railway pier by Calmac would continue as it currently is, fishing 

facilities would be concentrated in the South pier area beside the existing ice house 
facilities but would include removal of the fishing berthing on the harbour pier which 
would become difficult under proposed marina development. 

What people or businesses will be able to receive benefit from this project?  

Main beneficiaries will be as follows: 

1) Leisure craft would have dedicated facilities 

2) Fishermen who would have facilities which are expanded but concentrated in a 
particular part of the harbour as well as opportunity for shore side development 

appropriate to the fishing industry. 

3) Calmac – they would benefit from having safer berthing away from existing 

fishing boats and leisure craft. 

4) Lifeboat station which would have a new purpose built facility. 

What will be the nature of the benefit? 

 

Over what time scale? 

 

How many are expected to take up the opportunity/ be affected/, and to 
what extent? 

Leisure craft - the proposal from Oban Bay Marine sets out usage figures for a marina 
facility.   
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Fishermen - currently number around 15 boats and an estimated 200 people who are 
employed in the fishing industry in Oban 

Transport interchange - users are estimated to number 700,000. 

Please provide quantitative indicators of the benefits, both in physical terms 
(no of clients/ visitors/ residents etc and if possible in £s – eg likely capital 

sums realised, likely turnover of businesses accommodated) 

Options 

Are there other ways these benefits could be made available?  

Individual users of the harbour could be accommodated in various ways, however the 
risk without a comprehensive strategy is that individual users benefit to the detriment 

of other users.   

Are there other uses for the specific resources (eg particular buildings) that 
might be considered? 

The facilities are currently used and any redevelopment may free up some facilities for 
development, eg retailing or accommodating particular sectors such as leisure craft or 

the fishing industry 

 What will happen if nothing at all is done? 

Current users are concerned about the incompatibility of the various uses.  There are 

safety issues over leisure craft crossing in front of ferries within the harbour and the 
fisherman are currently unhappy with their facilities, claiming little room at the railway 

pier and inadequate facilities at the south pier.  These fishermen could therefore 
choose to use another harbour risking direct employment in the fishing industry and 

ancillary staff onshore.   

Resources 

What specific fixed assets will be used? (and who owns them?)  

There are a number of owners of facilities.  Calmac own the railway pier and parts of 
the south pier. 

What new assets must be purchased or otherwise brought into use?  

It is likely only limited new assets would need to be purchased.  One particular aspect 
is the need to relocate the lifeboat station into new facilities from their existing base 

and there would also need to be a new transport interchange built to replace the 
current railway station. 

 

What human resources will be used?  

 

What ongoing resources will be used?  

 

What capital funds are required from the Council and others?  

The fishermen’s proposals for south pier have an estimated cost of £1.4 million. 

The relocation of the lifeboat station is estimated to cost in the region of £1 million, 

including full fitting out of the facility. 

The marina development is detailed in a separate project. 

Page 482



 

 
33 

The transport interchange is as yet un-costed, but would form part of the STAG 
appraisal. 

 

What revenue implications follow for the council and others (please give time 
profile if appropriate and distinguish main receipts and expenditures: a net 

figure is not suitable).  

There will be ongoing maintenance of various facilities, with revenue being generated 
from the users of the facilities. 

Additional comments/notes on continuing viability/sustainability.  

 

What commitments have already been made (by the Council or other parties) 
and to whom?  

To date no specific commitments have been made.  The proposals for the south pier 

appear to have the backing of the fishing industry.  The proposals for the marina 
development are being developed in consultation with the local authority.  The 

transport interchange is an important project to enable Oban to continue to be seen 
as the Gateway to the Isles and is supported by Calmac. 

Is the Council’s corporate (not individual) political capital likely to be 

involved and how? 

Timing 

Please provide an appropriate schedule, including both any development 
time and the timespan over which any facility will operate and over which 

benefits will be delivered.  

This project would be delivered over a number of years and would have to be carefully 
timetabled to ensure users had ongoing access to the facilities they require.  For 

example, it would need to be the case that Calmac could continue to operate ferry 
services throughout the period, that fishermen have a facility to berth and store their 

fish and other equipment and that the lifeboat would be able to continue. 

 

Are there any external constraints on either commencement or completion of 

the project?  

 

How does the project impact on the Council’s statutory obligations?  

It doesn’t? 

 

What are the relevant parts of the local plan and how does the project fit?  

 

What are the relevant parts of the structure plan and how does the project 
fit?  

 

How would you describe the fit with the Council’s fundamental objectives 
and its Corporate Plan?  
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Environment:  Under council strategic objectives, environmental priorities include the 
protection of the area.  As part of this plan, it would be envisaged that work would be 
done to ensure environmental protection of the asset which is Oban harbour. 

Economic:  The council’s priority is to create an attractive, well connected and modern 
economy.  This project would help to address all three aspects.  The well connected 

aspects would be delivered through the ongoing successful operation of the ferry 
services and includes the development of leisure opportunities within the town as well 
as continuing Oban’s position as a major tourism access point for the West Highlands.  

The project also provides the opportunity to develop other industries linked to tourism 
and also maintain the existing fishing industry. 

How does the project align with the Government’s stated objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener?  

Wealthier and fairer – this project would support the development of the economy of 

Oban by making use of its natural assets. 

Smarter –  

Healthier –  

Safer and stronger – this project would help to ensure continued safe operation by the 
various users within the harbour facility. 

Greener – this project would help to support water based tourism which is seen to 
have a lower carbon footprint than aeroplane based holidays. 

How does the project align with the objectives of others (individuals or 
organisations) and their stated policies and intentions?  

Fishermen are very keen to obtain an adequate and quality facility for berthing and 
maintenance etc.   

Calmac are keen to see Oban as a key hub within their network.   

Oban Bay Marine, the organisation proposing a marina in the Oban harbour area, are 
keen to see development and segregation of various users of the harbour. 

How does this project interact with other projects (please indicate if those 
projects are also part of the CHORD project? 

It is closely linked to the Oban bay marina project and is seen as a pre-requisite for 

that project to have the backing of the various harbour users. 

Could the Council have partners in this project and what commitment could 

be expected of them? 

It is envisaged that the transport interchange could be funding by Strathclyde 
Partnership for Transport.  There may be opportunities to access funding through HIE.  

The fishermen indicate that they pay, on an ongoing basis, harbour dues to maintain 
facilities and it may be possible for the RNLI to access funds for the upgrading of their 

facility. 

 Management and monitoring 

What formal appraisal steps will be required, by whom and when?  

This project is likely to form part of the Masterplanning process for Oban waterfront 
and town centre and this process will allow for all the necessary monitoring to take 

place. 

What procedures are required to manage the project?  
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Who should bear what responsibilities and how should they be answerable?  

 

What are the main risks to the project?  

The main risks are that the various players are unable to agree the necessary 
elements to allow the project to move forward.  For example,  fishermen feeling that 

the proposals for them at south pier would be inadequate to meet their needs, RNLI 
being unable to find an alternative suitable location for their lifeboat facilities or 
Calmac raising concerns over any additional traffic within the harbour area. 

How should they be reduced?  

It would be important for any proposals being developed that all interested parties 

were able to agree a Masterplan which would meet their needs and in the necessary 
timescale. 

How should the Council monitor the progress of the project?  What warning 

can it receive if the project is going off-track and how will it take corrective 
steps?  

The council should be a key player within the development itself of the Harbour User 
Committee. 

When will the Council be able to withdraw from the project and leave it to its 

own devices? 

If a Oban harbour management vehicle was set up, then the council would be able to 

pass over responsibility for the day-to-day management of the harbour to that body, 
however it is likely that the council would continue to have considerable ownership 

within the area of land and buildings. 

When will the project terminate?  

The project would be completed when each of the individual users had been relocated 

into their new facilities. 

How and by what criteria should the project be evaluated?  What are the 

right times for evaluation? 

Criteria for project evaluation could include: 

- All the users who were previously in the harbour facility:  are they all happily 

accommodated within new facilities in the harbour? 

- Fishermen: has there been an increase in fishing catches and/or number of 

fishing boats using the facility? 

- Transport Hub: has there been an increase in the number of passengers linking 
between ferry and public transport?  

- Oban Bay Marina Development: evaluated under a separate programme but 
could include whether the development actually happens and can be maintained 

on an ongoing basis.  
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Working Paper 7 – Project Proforma:  Oban harbour marina 

development 

Summary 

Arising from increasing concerns in the recent downturn of tourist numbers and, 
aware of increasing concerns throughout the community regarding the lack of facilities 

available, members from local interest and user groups around Oban Bay and the 
Sound of Kerrera formed a steering group.  Opportunities available to community-

based initiatives were subsequently explored and Oban Bay Marine was formed. 

Greatly improved facilities for the marine industry are necessary because both local 
and visiting owners cite the lack of available facilities as the largest constraint to 

growth and development.  Most visiting yachts bypass Oban altogether. 

The directors of Oban Bay Marine are proposing to install a pontoon facility to provide 
berthing in the heart of Oban Bay for visiting and local marine users, which will be 
financially self-sustaining and provide a catalyst for the reversal of the downturn in 

the economy of Oban.  

The pontoons will provide alongside berthing for visiting pleasure boats, and will also 

allow visiting yachts and power boats to stop off overnight in Oban, to change crew, 
to stock up with supplies and to make repairs, in addition to experiencing the wealth 

of visitor attractions, shops and restaurants in the town of Oban and beyond. 

The proposed pontoon structure will be modular and can, at anytime, be relocated to 
a different location in Oban Bay or removed altogether.  There is minimal shore-side 

infrastructure associated with the development. 

Oban Bay Marine 

The Company 

Oban Bay Marine (OBM) is a not-for-profit distribution social enterprise company, 
incorporated June 2007, formed with the aim of improving facilities for boat owners 

and users in and around Oban on the West Coast of Scotland. 

OBM is managed by a board of 8 directors representing stakeholders, boat users and 
representatives of the local business community. 

Full membership is open to any individual or corporate body.  Membership as of March 

2008 stands at 121 members.  Membership application forms are available on the 
website www.obanbaymarine.org.uk 

A project manager – Morag Brown – has been employed. 

Morag has 6 years experience working with Tobermory Harbour Association and has 

successfully delivered projects to the combined value of £1.5 million, the most recent 
being the £1.3 million Tobermory harbour development project, comprising harbour 
building and pontoon extension.  Prior to this Morag worked for 6 years in the 

construction industry and has a BSc in Geography, specialising in Marine Science. 

OBM Objectives 
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OBM is committed to community enterprise and an ongoing programme to provide 
facilities for all. 

The stated objectives of the company can be summarised as follows: 

“to promote and develop improvements within Oban Bay, which will provide facilities 
for local and visiting pleasure and commercial vessels up to 24 metres.” 

The Location 

IronsideFarrar Oban Action Plan commissioned by Argyll and Bute Council and 

published May 2006 states that:  

Oban forms the gateway to the Western Isles, is a major growth centre within Argyll 
and Bute  and has a key role to play in generating new economic activity in the 

Western Highlands and Islands. 

Oban as a port and harbour was founded in 1713 developing slowly with the Customs 
House in 1765 and a Post Office in 1767.  Infrastructure has always constrained its 

growth with road access limiting its potential as a harbour and fishing station until 
1812 when the road to Lochgilphead was completed.  In 1821 a metalled road 
connected Oban to the wider Scottish road network.  Oban Bay, never a sheltered 

harbour, offered a protected bay and a good quality anchorage in a strategic location.  

Ownership of berths and landing facilities in Oban Bay is shared between a number of 
bodies including 

• Argyll and Bute Council North Pier; Oban times Slip and Port Beag 

• Caledonian MacBrayne Railway Pier and South Pier 

• Northern Lighthouse Board NLB Pier 

• RNLI    Afloat berth 

• Network Rail   Hinterland at Railway Pier 

The North Pier, Railway Pier, South Pier and NLB Pier have individual pier limits within 
which the Pier Owner has jurisdiction over the movement of vessels.  There has been 

much criticism of harbour management and co-ordination of access to piers. 

The Project 

The project is to provide pontoon berthing in the heart of Oban Bay for visiting and 
local marine users, which will be financially self-sustaining and provide a catalyst for 

the reversal of the recent downturn in the economy of Oban.  

It is proposed that a 60 – 80 berth pontoon system will provide alongside berthing 
and a step ashore facilities for visiting and local boats. 

These proposed facilities:  

- would act as a catalyst for the regeneration of the local economy  

- enable existing operators to grow their businesses 
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- would offer facilities to encourage new business 

- would be attractive to visitors 

- would be of great benefit to local boat users  

- and give Argyll and Bute Council a unique opportunity to capitalise on Oban's 
exceptional marine location in the heart of the West Coast with its 

longstanding maritime heritage. 

Impacts 

Economic Impacts 

The related shore spend from visiting yachts and other marine leisure developments, 
wildlife watching boat trips etc, is well proven and documented.  

Tobermory, Isle of Mull, is very well known on the west coast for its achievements and 
community development.  Their pontoon system has 40 berths and over 6,000 visiting 
boats and 15 cruise liners  visited Tobermory last year.  The associated shore spend 

from this has been calculated at over £1 million.  

Mackenzie Wilson consultants have produced two recent reports estimating a shore 
spend of between £125 and £150 per boat per night. 

A 60 berth pontoon system could comfortably attract approximately 8,000 visiting 

boats to Oban with an associated spend of £1.2 million dissipating throughout the 
whole community.  The service provision is high in Oban and it is assumed that the 

spend level will reflect this. 

From observing other communities, with already existing facilities, it can also be 
assumed that other marine leisure industries will grow creating sustainable 
employment for instance; wildlife watching tours, dive charter opportunities.  In 

addition there will be support for the shore based marine service providers, sail 
makers, marine engineers, chandlers etc. 

It can also be assumed that there will be an associated growth in non marine tourism 

due to the facility, many visitors will choose a town with a dynamic harbour over one 
without.  These visitors may choose to extend their stay  to take a day trip on a boat 

seal watching, for instance. 

Social Impacts 

The proposed facility will give the harbour a focal point.  Both locals and visitors will 
be able to access the pontoons.  The local population will  significantly enhance their 
ability to access the water and conversely the visitors will significantly enhance their 

ability to access the town. 

The plans include an area for local dinghies and small boats.  The proposal put 
forward is to provide a facility that disadvantages no-one, “facilities for all”.  Existing 

harbour users will benefit from enhanced facilities and sheltered berthing will be 
provided from the floating breakwater. 
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The retaining of the existing berths on the railway pier for the fishing fleet is seen as 
an integral part of the plan, as is the maintaining of the traditional “drying out” area 
adjacent to the North Pier where access will continue to be  available. 

The beach area will also be maintained and cleaned providing an enhanced amenity 

area for both local and visiting families. 

It is envisaged that the pontoon facility will become the focus of much of the activity 
in the harbour and create a catalyst for the ongoing development of the community of 

Oban and its relationship with the sea. 

Enviromental Impact 

The proposed pontoons are of a modular construction, being held in location by chain 
and anchor mooring system.  To provide shelter floating breakwaters, concrete 

attenuators, are to be installed along the exposed outer edge.  These large concrete 
units act to calm waves approaching the berthing area.  The attenuators are held in 

place by a heavy duty chain and anchor mooring system. 

The structure will be accessed from one or more access gangways from the adjacent 
piers. 

The  impact on the marine environment will be small.  No structure is permanent 
other than the access points from the shore.  The pontoons and concrete attenuators 

can be re-located at any future point, should an enhanced development be considered 
for Oban Bay.   

Careful consideration has been shown in the proposed layout of the pontoon berths 

with regard to their visual impact.  At low water the pontoons will have very little 
impact to the views of the Bay from George Street, the majority of the boats will not 

be seen over the existing sea wall.  At high water the boats will be more visible 
however, the layout has taken account of this and views will be maintained between 
the berthing boats.  In many communities pontoon facilities are seen to significantly 

enhance the visual impact of the harbour and attract a great many visitors and locals 
to view the boats and watch the associated sailing activity. 

The noise level sometimes associated in larger marinas from the clanking of masts 

and rigging is not  perceived to be a problem in this instance.  The boat density is not 
great enough and the vehicle traffic along George Street will mask any other sounds. 

Modern boats have holding tanks for waste water and it will be a berthing requirement 

that these tanks are not discharged at the pontoon.  Toilet and shower facilities are 
also provided by Argyll and Bute Council on the North Pier. 

Project Description 

Methodology, Costs, Timescale and Plans 

Methodology 

The proposal for a 60-80 berth pontoon facility at Oban Bay requires three distinct 
items of work.  These are: - 

• Dredging of foreshore to provide sufficient depth in the proposed berthing area. 
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• Installation of concrete floating attenuators along the exposed outer edge.  These 
large concrete units act to calm waves approaching the berthing area, and can also 
be used in reasonable weather for berthing alongside by fishing vessels, cruise 

boats etc. 

The attenuators are held in place by a heavy-duty chain and anchor mooring system. 

• Installation of the pontoons themselves in the dredged area.  The pontoons will be 
held in place by chain and anchor mooring system, and will be provided with one 
or more access gangways from the adjacent pier(s). 

Before finalising the layout and making a realistic estimate of cost for the project, two 
items of preliminary investigation are essential. 

• Wave Study 

Floating attenuators are very effective in providing sheltered water where the wave 
climate is within certain parameters.  Preliminary examination of the surrounding area 

has led to optimism that the climate at Oban Bay will be appropriate.  However, it is 
essential that a higher degree of certainty is confirmed, and, to this end, a desktop 

study of the wave climate was commissioned.  

The report has been received and confirms that attenuators are effective at reducing 
the wave climate in this location.  The design of the pontoon and specification of the 

attenuators have been altered to take account of the study findings.  

• Seabed Investigation 

The dredge quantity is approximately 20,000 cubic metres.  Initial trial pits dug on the 
beach at low water have given rise to some optimism that the material to be dredged 

does not consist of rock, rather sand and grit.  Information from Calmac, who have 
recently dredged an adjacent area, whilst carrying out the installation of the second 
Linkspan, supports this.  

If this proves to be so and all the material is soft, it is likely that a small-scale plough 
dredger will be capable of completing the work at relatively modest cost, and with 

minimal environmental impact. 

More surveys are being programmed to determine the nature of the seabed. 

Once the layout of the scheme is agreed, it will be necessary to secure consents, as 

follows: - 

• Planning consent – to ensure local residents and Council Consultees have a chance 

to assess the impact of the scheme visually, and on amenity, parking, road 
congestion etc. 

• Marine Lab licence – to ensure marine environmental matters are properly 

considered – consultees include SNH, SEPA, Crown Estate, fishing interests etc.  
• Transport Division consent (Section 34 of Coast Protection Act) – to ensure 

navigation matters are properly considered – Consultees include Northern 
Lighthouse Board, local Harbour Authorities, Cal-Mac, local Yachting Associations, 
and Coastguard etc. 

• Crown Estate consents and lease, as sea bed owners. 
• Dredge dumping licence – to ensure dredge uprisings are properly disposed of to a 

designated site – this licence will be necessary if the dredge cannot be handled by 
displacement (i.e. by plough dredger).   

 

Preliminary Estimate of Cost 
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Site Investigation (wave study, seabed survey)   £   13,000 

Obtaining Consents       £   10,000 

Engineering Fees       £   85,000 

Dredging        £ 120,000 

Armouring Dredged Slopes      £ 100,000 

Shore Works        £   40,000 

Outfall Diversion        £ 100,000 

Pontoon Spine Units       £ 225,000 

Moorings to Pontoons      £ 100,000 

Finger Piers        £   90,000 

Deck Furniture (bollard, ladders etc)    £   10,000 

Attenuators        £ 275,000 

Moorings to Attenuators      £ 250,000 

Bridges        £   65,000 

Services        £   45,000 

Fuel Supply and Outlet      £   30,000 

Contract Management      £   15,000 

Site Supervision       £   40,000 

     

Estimated Total Project Cost      £1,613,000 

See Appendix 2 for income and operating cost projections 

Timescale 

The development is seen to be well supported by the community and as such would 
like to be seen to deliver for the community as soon as achievably possible. 

As a result the following milestones have been set : -  

2008 

February – April Survey work undertaken 

April – May  Consolidation of surveys, drawing and costings produced 

June   Planning process underway and other consents sought 

October  Funding secured 

November  Pontoon order placed 

Spring 2009 Pontoon installed 
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Public sector funding is seen as essential to this project for the capital infrastructure 
and as such the availability of funding will have the biggest impact on the project 
delivery.  

Indicative Plans 

Survey work is ongoing to determine a location for the proposed facility.  However, 
the directors of OBM do have a prefered location.  The project engineers Wallace 
Stone produced a plan three years ago showing a pontoon development located 

between the North Pier and Railway Pier.  It is these plans that OBM wish to adapt 
and it is in this location that it is hoped a facility can be located.  It is thought that the 

survey work  will support this location.  The pontoons will conect to the shore by an 
access bridge connected to the existing stone steps on the railway pier.  This pier is 
owned by Caledononian Maritime Assets Ltd, they have been approached and are in 

agreement with the proposals. 

The drawing and photo montage below gives an indication of the proposed layout. 

Strategic fit and externalities 

This project complies with and is incorporated within the Corporate, Structure and 
Local plans of Argyll and Bute Council. 

Corporate Plan 

The Corporate Plan refers to, on page 17, waterfront and town centre regeneration.  
“All the waterfronts and town centres in Argyll and Bute need investment to rejuvinate 
them as the main centre of economic activity.”  The successful delivery of this project 

will enable the council to rejuvinate and add value to the waterfront of Oban whilst 
providing a facility that is sustainable, deliverable and high impact. 

Structure Plan 

The Structure Plan refers to Prop S1 2 – Oban Investment and Expansion Potential 

A)4 “an action programme to fulfil the potential of Oban Bay and the town centre, 
harbour and water areas for marine berthing, moorings and for commercial 

development allied to the various harbour, ferry and fishing interests.” 

Section 8 Objective TOUR 1 – Tourism refers to the  latent potential throughout the 
whole of Argyll and Bute for consolidation and expansion of water related tourist 
activity.  Oban is shown as an area with water related tourist development potential.  

OBM’s proposlas are to release that potential and deliver a much needed, sustainable 
project. 

Local Plan   

The Local Plan Policy LP TRAN 8 Piers and Harbours states that “development within 

harbour areas is to be encouraged provided that such development promotes the 
retention of the harbour for commercial marine related uses….. The further 

development of existing piers, harbours and marinas for marine leisure and 
recreational puroses will be supported…” 
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This project has specifically been designed to provide a facility not only for visiting 
boats but also local commercial users up to 24m in length.  The facility will not 
obstruct existing berthing spaces on either the railway pier or north pier and the 

design has accommodated the access to the traditional drying out area adjacent to 
the north pier used by commercial boat users for boat maintenance.  The pontoon will 

also offer sheltered berthing to the smaller fishing vessels and provide berthing for 
local small boat owners. 

Areas for Action AFA 5/1, 5/2, 5/3, 5/4 highlight Oban waterfront as strategic: town 
centre/ waterfront/ harbour development and management. 

Government’s Economic Strategy 

The project also aligns itself with the Government’s strategic objectives within the 
economic strategy of wealthier and fairer / smarter / healthier / safer and stronger / 
greener 

Wealthier and Fairer  

The proposals primary purpose aligns with the Government Economic  Strategy 
objective of a wealthier and fairer Scotland. The primary  objective of the project is to 
enhance and increase the tourism product  in Oban and the surrounding area, and 

increase the economic activity in  the key tourism sector. This contributes to the 
strategic priority of  cohesion: regional equity, by allowing the area to contribute to 

and  benefit from the economic growth of Scotland. 

Healthier 
Through its links with sailing the project will also contribute towards  the objective of 

a healthier Scotland by ensuring improved and safer infrastructure for water-based 
sports and learning. The vast majority of such activity uses natural elements such as 
wind and sea in a way which does not deplete the resource and therefore fits with the 

objective of a greener Scotland. 

These make the proposal an excellent example of a model of sustainable, 
environmentally aware, economic growth. 

Risk Management 

Principal Risks   

The management of risk is a central issue in the planning and managament of this 
project, particularly as Oban Bay Marine is a relatively new social enterprise with no 

existing asset base.  The directors have assessed the risk profile of the project as it 
will impact on the business and conclude that forseeable risk can be controlled within 
acceptable limits. 

The following table describes identified risks and indicates the likely impact on the 
business and the mitigating action that would be taken. 

In this analysis, high impact risk represents a serious threat to the financial stability of 
the organisation.  Medium risk can be sustained utilising OBM resources for the time 
necessary to initiate a recovery plan.  Low impact risk can be managed by the 

application of timely measures. 

The Project Manager will use the risk analysis to focus particular attention on those 

aspects of the project that pose threat to the OBM business.  The material risks are 
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those associated with the implementation phase of the project and in particular, 
contractor performance.  Care will be taken in the formulation of contractual terms to 
maximise the protection afforded to OBM.  Where adequate protection cannot be 

secured by this means, consideration will be given to taking insurance cover.  In 
addition the Project Manager will utilise the expertise of the engineers and draw 

support from the directors. 

Page 494



 Type of Risk 

Impact on 

OBM OBM Response 

    

Strategic borrowing cannot be secured low directors do not sanction project 

 supplementary grant funding cannot be secured low directors do not sanction project 

 revenue does not support borrowing repayments medium review charging strategy, explore alternative reve

 visitor numbers fall below budgeted level medium enhance profile through advertising 

    

Programme OBM cannot obtain the necessary consents to sanction project low delay project start, review design criteria 

 OBM cannot deliver the project within the agreed timescale medium examine alternatives to meet schedule 

 The engineer fails to meet brief provided medium delay project start, review competence 

 OBM cannot deliver the entire project high examine available alternatives 

    

Project Survey results lead to increased cost due to increased specification medium project finances re-evaluated 

 Dredging area increases medium project finances re-evaluated 

 breakwater specification is altered medium project finances re-evaluated 

 tendered prices exceed project estimates medium delay project start, review tender list 

 project progress falls short of criteria required for bank support medium consider recovery plan 

 Contractor(s) becomes bankrupt  high develop options for replacing contractor 
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 Contractor(s) cause delays to the project  high initiate a project recovery plan 

 Contractor(s) do not comply with health & safety legislation high apply contractual conditions 

 Contractor(s) encounter unforeseen site conditions medium Initiate design options review 

 Cost of development exceeds budgeted costs high initiate a project review with funding bodies 

    

Operational project completion is delayed and severely compromises first year of operation medium initiate a review of possible options 

 

SWOT Analysis 

Strengths           Weaknesses 

 

Oban the destination          Already established competition 

Part of expanding chain of west coast marine facilities    Site requires protection  

Rapidly expanding market         Restricted market 

 

 

 

Opportunities           Threats 

 

Opens up a new destination for sailors       Economic downturn affecting the market 

Taps into already existing infrastructure       Existing commercial traffic within harbour  

Achieve sustainability          Weather affecting sea conditions 
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Consultation 

Community Consultation 

On the 18th Januray 2008 an extremely well attended community 

consultation meeting took place in the Argyllshire Gathering Halls.  Over 
300 members of the public were presented with the project proposals.  

The audience was given the chance to put forward their aspirations for 
Oban Bay and this information was consolidated by Jim Mather MSP, who 

also chaired the meeting. 

Following on from this the public were given the opportunity to discuss the 
proposals through the web-site www.obanbaymarine.org.uk. 

The results of all consultation carried out to date are available on the web-
site. 

The project is receiving significant press coverage both locally, in 
newspapers and on radio, and in the national sailing magazines. 

Many websites are carrying updates on the project and links to the OBM 

website, which is well maintained and constantly updated. 

All consultation is extremely positive and can thus far be divided into 3 

parts 

1. the initial questionnaire circulated with the invitation to 
attend the community consultation meeting. 

2. comments from the floor from the 300 plus who attended 
the meeting itself, noted by Jim Mather MSP, currently 

available to view and download from the OBM website. 
3. responses by e-mail sent through the OBM website 

following the meeting. 

Public feedback has been extremely positive with 77% of those who 
responded in support of the project and no negative comments received. 

See appendix 1 for the full report from the community consultation.  

Stakeholder Consultation 

The directors and Project Manager have had numerous meetings with key 

stakeholders.  Meetings to give a project overview and present indicative 
plans have been held with Argyll and Bute Council, Calmac Ferries Ltd, 

Caledonian Maritime Assets Ltd, The Crown Estate and Oban Port Users. 

All feedback has been extremely positive with key considerations being 
incorporated in the proposed design as a result. 

Considerations regarding ferry movements have been included as have  
berthing requirements for the North Pier. 

Shore access has been carefully considered with a result that the principal 
connecting walkway be accessed by the steps at the Railway Pier, seen as 
the transport hub of Oban, adjacent to railway, buses, taxi rank and ferry 

terminal. 

Calmac and Argyll and Bute Council have supplied the results of survey 

work carried out around both the railway and north piers, which has been 
most welcomingly received. 
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Statutory Consultation 

Wallace Stone Engineers have undertaken much of the statutory 

consultation work to date. 

Discussions regarding the project design, methodology of installation and 

dredging proposals have been held with Scottish Natural Heritage, the 
Marine Laboratory in Aberdeen, Scottish Government Ports and Harbour 
Division and The Crown Estate. 

The Marine Lab have advised that no dredging licence is required for this 
dredge. 

SNH have also confirmed that they have no concerns regarding the 
proposed dredge. 

Project Funding 

This facility once installed will be economically viable.  Borrowing can be 
serviced from income after running costs, maintenance, staffing and 

insurance are taken into account  – see appendix 2 for full operating 
income and costs. 

 

Projected revenue  

year 1 75% occupancy figures 

 

Sailing season    boat nights 

April      10 

May      20 

June      30 

July      31 

August     31 

September     25 

October     15 

 

Projected income year 1  

162 nights x 58 berths = 9396 x 75% = 7047 boats 

7047 boats @ £21 = £147,987 

 

Projected operating costs: 

Pontoon maintenance      £10,000 

Annual Inspection     £  1,000 

Utilities       £  6,000 

Staffing costs      £30,000 

Insurance        £10,000 
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Ancillary items      £  5,000 

Overheads       £  6,000 

        ----------- 

        £68,000 

 

The requirement for both the breakwater and the necessity to dredge 
means that the capital costs are relatively high.  Oban Bay Marine is not 

yet trading as a social enterprise and has no asset base at present to offer 
as security.  As a result OBM are looking towards the public sector for a 

precentage of grant funding for the capital infrastructure.  Indicative 
calculations, based on the revenue from similar facilities, indicate that a 
funding package in the region of 40% capital costs (£640,000) would be 

required – see Appendix 3 for borrowing calculations.   No funding will be 
required for ongoing operating costs. 

All funding streams are being actively pursued to enable this project to go 
ahead. 

In January 2008 the business community of Oban showed its support for 

the project and collectively pledged £80,000 to employ the project 
manager and assist with engineering costs to realise this project. 

HIE Argyll and the Islands have offered funding towards the initial survey 
work / site investigations.  An application for match funding was made to 
the Oban Common Good Fund, for which a decision has not yet been 

received. 

All funding opportunities are being actively sought and explored. 
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Appendix 1...facilities for all...  

 

1.12  

 COMMUNITY CONSULTATION - February 2008 

The Board of OBM are delighted to note from preliminary results of the 
responses to the community consultation meeting held in Oban on 18th 
January 2008, that overall levels of support continue to be high - 

bolstered by further insight of the aspirations of the community at large 
for even more ambitious plans for Oban Bay, and tempered with not 

unexpected notes of caution on planning details. 

Consultation thus far can be divided into 3 parts 

1. the initial questionnaire circulated with the invitation to attend the 

community consultation meeting   

2. comments from the floor from the 300 plus who attended the meeting 

itself, noted by Jim Mather MSP and projected onto a screen, and 
currently available to view and download from the Oban Bay Marine 
website  

3. responses by email sent through the Oban Bay Marine website following 
the meeting 

 
These results have been collated into the following short interim report. 
The Final Draft of this report will form an important part of the information 

gathering exercise towards the detailed planning process, including 
funding applications. 

 

 COMMUNITY CONSULTATION - February 2008 

page 2 

initial questionnaire circulated before meeting 18th January 2008 
We asked 3 questions from which the following results are drawn. 

 
 SUMMARY 

What are your aspirations for the Oban Bay and Sound of Kerrera 
area? 
88% - ask for better facilities for local and visiting boats in Oban Bay 

53% - feel project will bring economic benefit to Oban / regenerate the 
town 

37% - say Oban is superb location with access to quality cruising, sailing, 
training, diving etc waters 
What do you consider to be the main obstacles in achieving these? 

57% - cite lack of Council will and local vision; apathy; and no 
understanding of the needs of sailing community 

52% - point to poor management of existing piers, lack of a Harbour 
Authority, commercial congestion and Calmac 
48% - list lack of present basic infrastructure - launching, step ashore or 

ancillary services 
33% - advise caution on planning details, to consider - 
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location/shelter/wind/weather/costs/funding 
Do you have any ideas for overcoming these obstacles? 

57% - say seek community approval to back this project, and keep the 
pressure on 

30% - say provide better launching and recovery; marine ancillary 
services; and better parking  

 

 COMMUNITY CONSULTATION - February 2008 

email responses received following community consultation 

meeting 18th January 2008 

No framework for response was outlined at the meeting, and comments 
received touched on a much wider range of topics than the previous short 

questionnaire, most likely encouraged by Jim Mather's list of bullet points 
brought up at the meeting. 

The following analysis of the responses is subdivided to show results 

drawn from those stating they are - or in some cases have been - marine 
business/leisure users, and those others who declare non-marine interest 
including local businesses. 

 
SUMMARY 

all  marine nonmarine 

%  % % 

 support for project   

77% 
stated overall support for project; no negative comments 

received 
63% 78% 

4% would like to help / join committee / etc 5%  

 aspirations   

32% 
welcome this as long overdue facility / talking for 25 
years 

32% 33% 

29% 
want to re-establish / develop Oban as premier sailing / 
watersports tourism centre 

37% 11% 

11% 
bid to promote Oban as 'location' / sailing capital/ 

'identity' like Fort William 
16%  

7% 
want to retain/promote Oban's position as 'Gateway to 

the Isles' 
5% 11% 
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 be more ambitious   

57% 
believe wider plans to include breakwaters to address 
perceived shelter issues are needed 

63% 44% 

46% say project is not ambitious enough 53% 33% 

39% 
say develop staged plans for whole harbour,  2 - 5 - 10 
year plans 

43% 33% 

32% build out to the  'Scrat' 37% 22% 

25% would like to see infilling of some bay areas 26% 22% 

18% would like to attract the benefit from cruise liners tourism 16% 22% 

7% 
want contact with national celebrations - Homecoming 
2009; Commonwealth Games etc 

5% 11% 

 economy   

39% 
say this will support local existing businesses/and existing 
leisure users 

53% 11% 

25% say this project must allow for further expansion 37%  

25% 
recognise the need to work with local 
services/facility/attractions providers 

26% 22% 

21% 
say this will develop new marine business/will 
encourage/motivate new leisure visitors 

26% 11% 

21% 
feel we should establish closer involvement with Council / 
Government 

26% 11% 

14% mention the need to attract funding for larger project 16% 11% 

7% say yachting brings spending power 11%  

 planning issues   

50% advise caution in choosing a location 58% 33% 

29% 
emphasize care in planning for exposure to storms, wind, 

weather, tide 
42%  

21% 
advise careful planning for robustness of pontoon and/or 

other structures 
32%  

21% 
urge us to draw on past experience of local mariners/ 

fishermen/ commercial users/ 
32%  
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18% 
draw attention to space required for bigger 
boats/manoeuvring/safety in inner harbour area 

26%  

14% would like more information about proposed survey work 11% 22% 

14% 
say use best/new/efficient environmental technology for 
this project / talk to SAMS 

21%  

11% 
advise caution in comparing Oban to Tobermory citing 
physical differences 

16%  

7% would like a completed plan/design to comment on 11%  

7% 
urge us to engage with community/ consultation / 
stakeholder representation 

11%  

7% ask us to learn from local experience - Atlantis etc 5% 11% 

 Oban as a port   

21% 
state the need to set up harbour authority or trust / 
define Oban's port status 

26% 11% 

21% point to the need to improve road and rail infrastructure 26% 11% 

11% point out the need for a safe launching slip in Oban 11% 11% 

7% mention the building of a causeway to Kerrera 5% 11% 

4% 
think Oban could develop as commercial / cargo / oil / 
multipurpose harbour 

  

4% see a projected increase in sea borne traffic 5%  

  fishermen's issues   

18% 
draw attention to berthing issues / congestion / being 
'pushed out' / feel threatened 

26%  

14% say this project must co-exist with fishing boats 16% 11% 

11% state the importance of fishing to economy in Oban 16%  

11% 
support from non fishermen - fishermen need something 

positive in Oban 
11% 11% 

 management issues   

39% 
need for shore facilities, fuel, showers, services, taxis, 
parking/park and ride 

47% 22% 
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36% 
stating support for pontoon etc at Sailing Club / 
Dungallan 

37% 33% 

18% feel the need to preserve Oban's natural beauty 26%  

11% 
say waste/ pollution / noise/ clinking masts must not 
detract from Oban's beauty 

16%  

11% 
state this should be a short term project; re-locate 
pontoons following building of breakwater 

16%  

7% 
state the pontoons should be for summer use/winter 

removal  
11%  

7% feel usage should be short stay / 3 nights / day berthing   

7% ask about maintenance costs and down time 5% 11% 

7% 
want to see better promotion of plans / more stakeholder 
consultation 

11%  

4% mention security for the pontoons 5%  

4% 
would like to discuss the use of the pontoons for local 
ferry services 

5%  
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Appendix 2 

Oban Projections 

     

provision for: 

58 dedicated berths 

16 small boat berths 

12 rafted berths 

charge estimated @ £2.25 / metre / 24 hours vat inclusive 

average boat estimated @  11metres 

average boat income £24.75/day = £21 (net of vat) 

charging rate based upon comparisons from all Clyde, Ayrshire coast and 
Argyll marinas.  (figures available on request.)   

 

projected revenue: 

 

year 1 75% occupancy figures 

 

Sailing season    boat nights 

April      10 

May      20 

June      30 

July      31 

August      31 

September     25 

October     15 

 

Projected income year 1  

162 nights x 58 berths = 9396 x 75% = 7047 boats 

7047 boats @ £21 = £147,987 

 

year 2 85% occupancy figures 

 

Sailing season    boat nights 

April      10 

May      20 

June      30 
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July      31 

August      31 

September     25 

October     15 

 

Projected income year 2  

162 nights x 58 berths = 9396 x 85% = 7987 boats 

7987 boats @ £21 = £167,727 

 

year 3 95% occupancy figures 

Sailing season    boat nights 

April      10 

May      20 

June      30 

July      31 

August      31 

September     25 

October     15 

Projected income year 3  

162 nights x 58 berths = 9396 x 95% = 8926 boats 

8926 boats @ £21 = £187,446 

supplementary income available from: 

12 rafted berths: 

Caution should be used when using rafted berths with income projections.  

Yacht owners do not like rafting.  It is recommended that any income 
generated through rafting is kept as a contingency. 

Small boat berths: 

Again income generated from these berths is not included in the 
projections.  These berths are for the community of Oban to access and 

re-establish their links with the sea.  Although in keeping with similar 
facilities in other communities revenue is returned on these berths.  

Commercial boat operators: 

Operators using the facility on a regular basis to embark/disembark 
passengers should be charged to use the facility.  It is assumed that a 

dedicated berth is set aside for this.  No charter boat should be allowed to 
berth there overnight, but the skipper can remain on board to move off as 

required.   To operate this berth successfully it has to be assumed that the 
charter boat fleet in Oban can cooperate and self manage the berth, 
otherwise it can cause management problems.  Commercial boat 
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operators can be charged approx £300 per annum to operate from 
pontoon on a daily basis dependent on vessel size.  An increase in charter 

boat operators providing a wide range of trips, wildlife watching, dive 
charters etc is very good for the economy of Oban and will hopefully help 

increase tourist numbers. 

Cruise liners: 

A lucrative source of income and a growing market.  This form of 

holidaying is on the increase and the UK is one of the fastest growing 
markets, it is a relatively environmentally friendly form of tourism and one 

that reduces the pressure on existing infrastructure.  Average cruise liner 
has 700 passengers aboard and will pay about £500 to use the pontoon to 
disembark and embark passengers from their liberty boats.  Other factors 

may influence cruise liners visiting Oban such as anchoring availability.  It 
will take a few years for this revenue stream to be established as cruise 

itineraries are put together approx 2 years in advance.  Once established 
Oban could comfortably look to 10 – 15 vessels per year, however, this 
income will probably come on stream year 3 or 4. 

Fuel: 

Fuel is an extremely useful service to provide, especially regarding the 

difficulties of accessing fuel in Oban.   This should be given careful 
consideration as the provision of fuel is tricky and capital costs are high.  

It is possible that fuel facility be installed in year 2 or 3.  

Advertising: 

It has been suggested that advertising be incorporated on the pontoon 

and an income stream can definitely be generated from here in year 1.   

Electricity and Water: 

In nearly every marina or pontoon facility on the west coats electricity and 
water are provided in the berthing cost.  Where this is not the case the 
berthing price is significantly lower.  For example Tarbert charge for 

electricity by token and charge £1.98/metre to raft alongside.  They are 
also the only pontoon facility known showing a decline in visitor numbers, 

8% in 2007, they also raft their vessels on the pontoon. 

Marinas also provide showers and toilets which are included in their 
berthing prices. 

Budget operating costs: 

Pontoons require little on-going maintenance and a 20 year lifespan can 

be assumed.  However, it is common practise not to depreciate the asset 
over its lifespan but to allow for a programme of ongoing maintenance 
and replacement thus ensuring the pontoon is always fit for use.  All 

pontoon components are modular and are therefore easily replaced as are 
mooring chains and shackles.  

The pontoon will also need to be inspected annually for insurance 
purposes.  All moorings and chains will need an annual inspection 
certificate.  

Electricity and water need to be included for. 
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Insurance costs are a based on discussion with insurance broker and 
based on the asset value and turnover.  The figure also includes for public 

and employers liability. 

Staffing costs are seasonal with only a few hours required weekly in 

winter to 6 hours per day in summer.  This will result in 1.5 staff to 
manage the facility.  Creative solutions can be found to reduce this cost 
such as combining the pontoon manager’s role with the pier master 

employed on the North Pier.  This would involve discussions with A&BC 
and should therefore not be included from year 1. 

Ancillary costs this includes everything from replacing electricity bollards, 
to paint, signage, pressure washing, health and safety equipment, VHF 
radios.  This is very much a budget/contingency figure. 

Marketing – through experience it has been found that the best form of 
marketing pontoon facilities is word of mouth.  The project will also 

feature in all sailing magazines and is a significant enough project to 
expect coverage in the national papers.  This should generate enough 
visitor numbers without having to spend heavily on a marketing 

campaign.    

OBM overheads include accounting and legal fees, business rates and 

admin costs 

Pontoon maintenance      £10,000 

Annual Inspection      £  1,000 

Utilities       £  6,000 

Staffing costs       £30,000 

Insurance        £10,000 

Ancillary items      £  5,000 

Overheads       £  6,000 

        ----------- 

        £68,000 
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Appendix 3 

Borrowing over 25 years at 6.25% has been assumed.  Options indicating 

several intervention rates have been modelled through.  The project does 
not require core funding. 

Total project costs 
 £                   
1,600,000.00  

public funding sourced (% intervention)  

option 1 0% 
 £                                   
-    

option 2 25% 
 £                      
400,000.00  

option 3 40% 
 £                      

640,000.00  

option 4 50% 
 £                      

800,000.00  

option 5 60% 
 £                      
960,000.00  

option 6 75% 
 £                   
1,200,000.00  

  

Borrowing  

option 1 
 £                   
1,600,000.00  

monthly repayments 25yrs @ 6.25% 
 £                        

10,679.00  

annual repayments 
 £                      

128,148.00  

  

option 2 
 £                   

1,200,000.00  

monthly repayments 25yrs @ 6.25% 
 £                          

8,010.00  

annual repayments 
 £                        
96,120.00  
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option 3 
 £                      

960,000.00  

monthly repayments 25yrs @ 6.25% 
 £                          

6,407.00  

annual repayments 
 £                        
76,884.00  

  

option 4 
 £                      

800,000.00  

monthly repayments 25yrs @ 6.25% 
 £                          
5,340.00  

annual repayments 
 £                        
64,080.00  

  

option 5 
 £                      
640,000.00  

monthly repayments 25yrs @ 6.25% 
 £                          
4,272.00  

annual repayments 
 £                        
51,264.00  

  

option 6 
 £                      
400,000.00  

monthly repayments 25yrs @ 6.25% 
 £                          
2,670.00  

annual repayments 
 £                        
32,040.00  

  

  

turnover  
 £                 

148,000.00  

costs 
 £                   
68,000.00  
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projected profit to service borrowing 
 £                   
80,000.00  

  

 

 

Morag Brown, Project Manager, Oban Bay Marine 

 Beadoun House, Tobermory, Isle of Mull, PA75 6QA 

Tel: 01688 302876     Mobile: 07766 233788  

E-mail: obanbaymarine@googlemail.com 
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Working Paper 8: Conformity of Oban CHORD proposals 

with Argyll & Bute planning policies 

All of the projects in the CHORD Outline Business Cases have been looked 
at by the Head of Planning at Argyll and Bute Council, Angus Gilmour who 

has confirmed that there are no strategic development plan or land use 
issues which would represent a fundamental constraint on the delivery of 
the list of projects associated with each of the Outline Business Cases. 

Many of the projects will have to be the subject of individual planning 
applications which will have to be subject to the “due planning process” 

and will have to address all material planning considerations. 

The one exception is the Oban Development Road which has been 
objected to in the course of the Local Plan process. The reporter’s  view on 

these objections and the Council’s position subsequent to that report 
being made available in June 2008 will clarify whether the Oban 

Development Road will be contained in the new Local Plan.  

It is therefore assumed that all of the projects with the caveat on the 
Oban development road have “in principle” support subject to the detailed 

planning process.  

Argyll and Bute Structure Plan 2002 

The Argyll and Bute Structure Plan 2002 identifies as one of its seven 

strategic issues; 

“planning for the expansion of Oban along its trunk road corridor 

beyond its containing landform” 

The Structure Plan highlights the continuing economic momentum of the 
North area of Argyll focused on Oban and the strategic transport-related 

opportunities associated with its location and its road, rail, ferry and air 
service infrastructure. It highlights the need to expand beyond its 

containing landform.  

The Structure Plan contains the Proposal PROP SI 2 Oban Investment and 
Expansion Potential which supports the expansion of the town along the 

trunk road, development opportunities at Dunstaffnage, a development 
road fulfilling relief road functions, and an action programme for Oban Bay 

and town centre.  

All of the projects in the Oban OBC are therefore compliant with the 
Structure Plan. 

Argyll and Bute Modified Finalised Draft Local Plan June 2006 

Policy LP TRAN 8 on Piers and Harbours, encourages development within 
harbour areas provided that such development promotes the retention of 

the harbour for commercial marine uses. The policy also supports the 
enhancement and upgrading of piers, landing facilities and other facilities 

associated with the fishing industry.  

There are 4 Areas For Action (AFAs) 5/1, 5/2, effecting the waterfront and 
town centre in Oban. These are contained in the projects within the 

Outline Business Case for Oban.  
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Argyll and Bute Council Corporate Plan 2007-2011 and Beyond 

The Corporate Plan sets out five strategic objectives of Environment, 

Social Change, Economy and Organisational Development. The Chord 
projects contribute to the key objective of “Creating an attractive, well 
connected modern economy”, under the sub topic of “Rejuvenation of the 

main towns”.  

The Plan specifically sets out the Strategic Delivery Topic of Waterfront 

and Town Centre Regeneration and outlines the terms of the CHORD 
project. 

Under the strategic objective of the Economy, the Strategic Delivery Topic 

of Transport – improving access to the area, its states; 

Investigation and selection of preferred options following STAG appraisal 

for key priorities from the Argyll and Bute Transport Strategy, in 
particular: 

• A85 Oban Development Road and associated demand management 

measures. 

• A816 Lochgilphead-Oban Road 

• Interchange facilities for ferries and public transport at the Dunoon 
and Oban transport hubs 

The principle of town centre and waterfront projects in Oban is therefore 

supported by the Council’s Corporate Plan with specific support for the 
Oban Development Road and the transport interchange facilities.  

An Economic Strategy for Argyll and the Islands 

The Economic Strategy for Argyll and the Islands, published by the Local 
Economic Forum in 2005 identifies five objectives: growing businesses; 

making global connections; developing skills; strengthening communities; 
and making best use of the environment. 

Each objective has a number of priorities. Under the ‘making global 

connections’ strategic aim a specific priority is ‘encouraging more people 
… to live and work in Argyll and the Islands’. 

The strategy makes a number of upbeat references to Oban, including the 
value of the airport to meeting the objective of action theme 1, ‘critical 
infrastructure – transport’. Meanwhile, action theme 2, ‘the economic 

coast’ profiles the European Centre for Marine Biotechnology at 
Dunstaffnage and notes that ‘particularly important will be the planning 

dimension and the development of housing, education and leisure 
facilities, along with the creation of the Oban airport’ in support of the 

development. This provides support to two of Oban’s projects - the 
Dunstaffnage road development and the Oban development road. In 
addition, the two projects relating to developments in the harbour area 

are in line with other aspects of ‘the economic coast’ action theme relating 
to recognition of the economic opportunities to be gained from the 

region’s coasts and lochs.  
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Oban Action Plan 2006 – Ironside Farrar 

This document was prepared to implement the proposals for Oban 

contained in the emerging Argyll and Bute Local Plan by setting out a 
development programme and making recommendations on the approach 
to funding and delivery. The projects selected by the Project Board for 

Oban are largely in line with the recommendations of this strategy. The 
priority projects recommended by the Action Plan include; 

• Securing the essential roads access infrastructure to facilitate site 
development 

• Developing the feasibility and STAG Appraisal for the Oban 

Development Road 

• Progress Development Masterplans for strategic housing land with 

landowners 

• Develop an integrated masterplan for North Pier 

• Promote better integration of public transport services 

• Facilitate investment in private sector marina and related 
developments  

• Development of the appeal and attractiveness of the town centre to 
both residents and visitors 

Developing opportunities around Oban Bay 
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Working Paper 9 - Conformity of Oban CHORD proposals 

with Scottish Planning and Economic Strategies 

 

The first National Planning Framework (NPF) was published in April 2004. 

It sets out a strategy for Scotland’s development to 2025, providing a 
national context for development plans and planning decisions and helped 
to inform the wider programmes of government, public agencies and local 

authorities. 

The second National Planning Framework (NPF2)15 develops the first and 

describes Scotland as it is in 2008, identifies key issues and drivers of 
change, sets out a vision to 2030, and identifies priorities and 
opportunities for different parts of the country in spatial perspectives. It 

contains both thematic and spatial perspectives and focuses strongly on 
priorities for the improvement of infrastructure to support Scotland’s long-

term development. 

It should be borne in mind that national strategies by their very nature 
invariably contain something for everyone. NPF1, for example, contains 

some advice on economic development which is relevant to all of the 
CHORD projects. 

As far as spatial planning is concerned, there are two main issues: 

• ensuring that priorities for economic development are chosen in a 
way which takes account of the location of communities where the 

need for regeneration and renewal is most pressing; and 

• once long-term commitments to economic development have been 

made, timely investment is needed to ensure that hard to reach 
groups in disadvantaged areas are put in a position to benefit from 
the jobs and opportunities that will be created. 

NPF1, p.90 

16 References to the wider Argyll and Bute area are relatively few and 

often presented in the context of either the wider Highland area or the 
River Clyde corridor. Oban, however, receives a specific mention in the 

NPFs as an important regional hub and service centre and there are 
several aspects of the NPF and NPF2 that the Chord projects can draw on.  

Regeneration 

The NPFs are generally positive about the economic conditions and growth 
potential of the Argyll and Bute area as a whole17. Both NPFs emphasise 

that sustainable growth should benefit all parts of Scotland18 and focus 
heavily on the role of community led regeneration. There are several 
references to social capital and community enterprise and 

                                       
15

 http://www.scotland.gov.uk/Resource/Doc/208174/0055210.pdf 
16

 NPF2 para 62 

17
 NPF1 paras 10 & 40, NPF2 para 18 

18
 NPF2 paras 148, 150 & 158 
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empowerment.19  Connectivity and environmental quality are two of the 
NPFs other watchwords, and attention is drawn to the need to co-ordinate 

infrastructure improvements with other economic investments.20 

When the first NPF was written, area regeneration was delivered through 

32 Social Inclusion Partnerships, one of them covering Argyll and Bute. 
NPF2 instead presents Urban Regeneration Companies (URCs) as the 
effective agents of change, although none are yet identified in the A&B 

area21. NPF2 also points out that the Highlands and Islands are to receive 
EU Convergence funding whereas the Lowland and Upland parts of 

Scotland are covered by EU Competitiveness and Employment funding. 
Oban, along with Campbeltown, Rothesay and Dunoon falls under the 
former and also lies within the Northern Periphery co-operation zone 

making projects eligible for funding to support cross-border co-operation 
with the Republic of Ireland.22   

Transport & infrastructure 

Both NPF1 and NPF2 place great emphasis on improving connectivity, 
recognising that improvements in transport infrastructure are needed to 

support economic activity23 and make commitments to improving road, 
rail and sea links across the country and beyond.24 NPF2’s Map:15 

Strategic Transport Corridors identifies a strategic route to “Oban, Fort 
William and the Western Isles” a notable addition given that NPF1 only 

identified a route from Stirling to Oban.  

The physical barrier of sea crossings is recognised as a challenge and both 
NPFs note the vital importance of ferry services both for sustaining 

communities, particularly remote communities, and in the promotion of 
tourism. NPF 1 is generally positive to ferry improvements, although NPF2 

goes further still stating that there is likely to be scope for further ferry 
and hovercraft services for firth crossings and on coastal routes.25 

Both NPFs state that “Ports make a vital contribution to the economy”26. A 

commitment to freight, and not least sea freight, is made apparent in 
Government incentives such as the Freight Facilities Grant and 

Waterborne Freight Grants.27 and the importance of the port of Oban is 
also acknowledged. 

Quality environments, tourism and heritage regeneration 

The NPFs make frequent reference to the role that environmental quality, 
built heritage and cultural life can play in providing a focus for 

                                       
19

 NPF1 para 177, NPF2 para 147 

20
 NPF1 para 88 & 177,  NPF2 paras 105 & 158 

21
 NPF1 para 70, NPF2 para 148 

22
 NPF2 Map 12, NPF2 para 112 

23
 NPF1 para 100, NPF2 para 115 

24
 NPF1 para 101, NPF2 para 192 

25
 NPF1 para 175, NPF2 para 121  

26
 NPF1 para 49, NPF2 para 62 

27
 NPF2 para 223 
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regeneration, as resources that can support economic and social 
development, and in helping to create strong, positive community 

identities28  The NPFs also acknowledge the contribution that tourism and 
leisure activities make to the economy, noting tourism’s symbiotic 

relationship to the conservation and promotion of the historic environment 
as well as freshwater and marine environments.29  

Both NPFs consequently call for the sustainable management of 

environmental resources30. 

Coastal areas and energy 

The role of coastal areas is further expanded on in relation to renewable 
energy. The strategy map in NPF2 draws attention to the untapped 
potential for marine energy development on the West Coast. References 

are made to the key role of wind and marine power technology and 
locations for turbine fabrication are also mentioned.31 The need for 

accompanying grid connections is highlighted and Argyll and Bute is 
identified as an area where the transmission system needs to be 
strengthened.32  

The potential impact of sea level rises on communities and business in 
coastal areas is also highlighted and caution urged in the siting of new 

development.33 

Synergies with Chord projects 

A number of Oban’s Chord projects dovetail particular well with NPF1&2s 
focus on infrastructure improvements, something at the very core of 
NPF2.  

Whilst all of the Chord projects have the potential to convey benefits on 
their particular communities, a national dimension is difficult to find in 

every instance.  Together three of Oban’s projects - the construction of 
the development road, the reorganisation of the harbour area including 
new berthing for fishermen and lifeboats and the development of a marina 

in Oban Bay - have the potential to make a marked improvement to 
freight and other ferry services operating out of the harbour, and also 

improve the area as a tourist destination. This is consistent with the 
town’s role as a regional hub and service centre and the benefits would 
also be enjoyed by other coastline and island communities. 

 

                                       
28

 NPF1 paras 67 & 93, NPF2 paras 18, 79, 160 & 248 

29
 NPF1 paras 40, 109 & 164, NPF2 para 21  

30
 NPF1 paras 11, 56 & 106,  NPF2 paras 79 & 146 

31
 NPF1 para 173,  NPF2 paras 162 & 187  

32
 NPF1 para 139 

33
 NPF2 para 87, NPF2 para 242 
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Working Paper 10 - Economic appraisals including 

discounted costs and benefits 

*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLLAND BUTE COUNCIL

Evaluation Formula

*

R
I
S
K
S

QUANTIFIED
ECONOMIC
BENEFITS +

OTHER
BENEFITS

NET COST TO
CHORD

RESOURCES

OTHER
PUBLIC
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Un-
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cost of

do-nothing
option

Charged
to other

A&B
Council
accounts

OTHER
PRIVATE
SECTOR
COSTS

ARGYLL
& BUTE
PRIVATE
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M
A
N
A
G
E
A
B
I
L
I
T
Y

*

 

Current projections are for little poulation change in O ban, and there is at 
least prima facie evidence that this evedences a town with potential to 

grow, but unable to do so because it is subject to constaraints.  The 
migration pattern, as has been noted, shows a highly unusual influx of 

pople in their early twenties, indicating a fundamental attractiveness and 
vitality for pople near the start of their working and family life.  At the 
other end of the age spectrum Oban does not, despite its poularity asd a 

holiday destination amongst older peole, attract them as in-migrants (in 
net terms), and this again is evidence that the town has come up against 

limits of capactity.    
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DCF 3.5%

1 18000 25200

2 18000 25200

3 18000 25200

4 18000 25200

5 18000 25200

6 18000 25200

7 18000 25200

8 18000 25200

9 18000 25200

10 18000 25200

11 18000 25200

12 18000 25200

13 18000 25200

14 18000 25200

15 18000 25200

16 18000 25200

17 18000 25200

18 18000 25200

19 18000 25200

20 18000 25200

21 18000 25200

22 18000 25200

23 0 0

Significant net adult in-migration to Oban starts at age 21 when people have 41 years of working life left 24 0 0

and finishes at age 58 when they have 4 left 25 0 0

26 0 0

This means the average working age migrant has 23 years left 27 0 0

28 0 0

Discounted earnings over this period (based on 18000 per year is 273000 29 0 0

Discounted GVA is 382000 30 0 0

All of the CHORD settlements will experience increasing dependency ratios as their older population rises and their working population shrinks.  

Therefore the benefit to the wider community of facilitating housing provision under CHORD rests on it being used to accommodate essential 

workers.

We have prepared a ready reckoner takes the net migration profile for a settlement and works out how many years of working life, an 'average net 

in migrant' will have,   A conservative view is then taken of the GVA that the inhabitants of a new dwelling will generate.

Cumulative net migration by age
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Interpretation

In age ranges where the curve 

slopes upwards ( /  ) there is net IN 

migration

In those where it slopes downwards 

( \  ) there is net OUT migration

The steeper the curve, the higher 

the rate.

Where there is a corner in the 

curve the rate of migration 

changes.  Where there is a peak or 

a valley the direction of migration 

changes.

Ref:...pro/cummig

Oban

 

 

With Oban’s migration patterns, the value to the community of providing a 
home for an essential worker is £382 000, more than anywhere else in 

Argyll and Bute.  Of course the developments are not 100 per cent critical 
for every worker they house, but one view would be that if the constraints 

are truly binding then all capacity benefits of development should be 
attributed to CHORD.  In outline calculations we attributed 40 per cent 
‘additionality’ and still obtained benefit:CHORD cost ratios of the order of 

10. 

 

This figure is approximately doubled in the case of the marina, essentially 
because of the excpected private aprticipation and of the substantial 
overspill to town buisnesses. 

Pending further delineation through the masterplan a lower, but still 
respectable ratio of 4:1 is obtained for the harbour AFAs.
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Working Paper 11 - Financial and commercial appraisals include discounted cash flows 

Table 7 Pontoon Development 60 berth 

Income Growth Factor 2012 on 3%

Running Cost Growth Factor 3%

Period  Initial
Capital

Expenditure 
 Less Grant Funding  Gross Income  Running Costs  Interest Charges 

 Exit Value/
Capital

Receipts 

 Net Cash Flow
(IRR Calculation)

 Net Cash Flow
(NPV Calculation)

Comments

2009 Yr 0 1,613,000£          -£                       147,987£            68,000£              -£                1,533,013-£         1,533,013-£           

2010 Yr 1 -£                       167,727£            70,040£              -£                97,687£             97,687£               

2011 Yr 2 187,446£            72,141£              -£                115,305£           115,305£             

2012 Yr 3 193,069£            74,305£              -£                118,764£           118,764£             

2013 Yr 4 198,861£            76,535£              -£                122,327£           122,327£             

2014 Yr 5 204,827£            78,831£              -£                125,997£           125,997£             

2015 Yr 6 210,972£            81,196£              -£                129,777£           129,777£             

2016 Yr 7 217,301£            83,631£              -£                133,670£           133,670£             

2017 Yr 8 223,820£            86,140£              -£                137,680£           137,680£             

2018 Yr 9 230,535£            88,725£              -£                141,810£           141,810£             

2019 Yr 10 237,451£            91,386£              -£                146,065£           146,065£             

2020 Yr 11 244,575£            94,128£              -£                150,447£           150,447£             

2021 Yr 12 251,912£            96,952£              -£                154,960£           154,960£             

2022 Yr 13 259,469£            99,860£              -£                159,609£           159,609£             

2023 Yr 14 267,253£            102,856£            -£                164,397£           164,397£             

2024 Yr 15 275,271£            105,942£            -£                169,329£           169,329£             

2025 Yr 16 283,529£            109,120£            -£                174,409£           174,409£             

2026 Yr 17 292,035£            112,394£            -£                179,641£           179,641£             

2027 Yr 18 300,796£            115,765£            -£                185,030£           185,030£             

2028 Yr 19 309,820£            119,238£            -£                190,581£           190,581£             

2029 Yr 20 319,114£            122,816£            -£                196,299£           196,299£             

1,613,000£         5,023,771£         1,950,001£         -£               -£           1,460,769£        1,460,769£         

IRR 7%

 NPV

(Discount Rate) 
3.5% 502,383£        

NOTES

1. Based on Oban Bay Marine Pro forma March 2008. 3. Year 3 income assumes 95% occupancy.

2. Assumes steady income growth per annum (see above) 4. TCE fund the pontoons by taking an equity stake? Assume TCE purchase the pontoon?

5. No interest is shown following Treasurey greenbook procedure

Oban

Pontoon Development (60 berth)

TOTAL
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2
0
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Table 8 Pontoon Development 60 berth 

Income Growth Factor 2012 on 3%

Running Cost Growth Factor 3%

Period  Initial
Capital

Expenditure 
 Less Grant Funding  Gross Income  Running Costs  Interest Charges 

 Exit Value/
Capital

Receipts 

 Net Cash Flow
(IRR Calculation)

 Net Cash Flow
(NPV Calculation)

Comments

2009 Yr 0 2,400,000£          147,987£            68,000£              -£                2,320,013-£         2,320,013-£           

2010 Yr 1 1,613,000£          -£                       167,727£            70,040£              -£                1,515,313-£         1,515,313-£          

2011 Yr 2 187,446£            72,141£              -£                115,305£           115,305£             

2012 Yr 3 193,069£            74,305£              -£                118,764£           118,764£             

2013 Yr 4 198,861£            76,535£              -£                122,327£           122,327£             

2014 Yr 5 204,827£            78,831£              -£                125,997£           125,997£             

2015 Yr 6 210,972£            81,196£              -£                129,777£           129,777£             

2016 Yr 7 217,301£            83,631£              -£                133,670£           133,670£             

2017 Yr 8 223,820£            86,140£              -£                137,680£           137,680£             

2018 Yr 9 230,535£            88,725£              -£                141,810£           141,810£             

2019 Yr 10 237,451£            91,386£              -£                146,065£           146,065£             

2020 Yr 11 244,575£            94,128£              -£                150,447£           150,447£             

2021 Yr 12 251,912£            96,952£              -£                154,960£           154,960£             

2022 Yr 13 259,469£            99,860£              -£                159,609£           159,609£             

2023 Yr 14 267,253£            102,856£            -£                164,397£           164,397£             

2024 Yr 15 275,271£            105,942£            -£                169,329£           169,329£             

2025 Yr 16 283,529£            109,120£            -£                174,409£           174,409£             

2026 Yr 17 292,035£            112,394£            -£                179,641£           179,641£             

2027 Yr 18 300,796£            115,765£            -£                185,030£           185,030£             

2028 Yr 19 309,820£            119,238£            -£                190,581£           190,581£             

2029 Yr 20 319,114£            122,816£            -£                196,299£           196,299£             

4,013,000£         5,023,771£         1,950,001£         -£               -£           939,231-£           939,231-£            

IRR -2%

 NPV

(Discount Rate) 
3.5% 1,763,756-£     

NOTES

1. Based on Oban Bay Marine Pro forma March 2008. 4. TCE fund the pontoons by taking an equity stake? Assume TCE purchase the pontoon?

2. Assumes steady income growth per annum (see above) 5. No interest is shown following Treasurey greenbook procedure

3. Year 3 income assumes 95% occupancy.

Oban

Pontoon Development (60 berth)

TOTAL

 

P
a
g
e
 5

2
1
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Table 9 Pontoon Development 60 berth Commercial 

Income Growth Factor 2012 on 3%

Running Cost Growth Factor 3%

Period  Initial
Capital

Expenditure 
 Less Grant Funding  Gross Income  Running Costs 

 Interest 
Charges/Rent 

 Exit Value/
Capital

Receipts 

 Net Cash Flow
(IRR Calculation)

 Net Cash Flow
(NPV Calculation)

Comments

2009 Yr 0 1,613,000£          147,987£            68,000£              77,000£           1,610,013-£         1,610,013-£           

2010 Yr 1 167,727£            70,040£              77,000£           20,687£             20,687£               

2011 Yr 2 187,446£            72,141£              77,000£           38,305£             38,305£               

2012 Yr 3 193,069£            74,305£              77,000£           41,764£             41,764£               

2013 Yr 4 198,861£            76,535£              77,000£           45,327£             45,327£               

2014 Yr 5 204,827£            78,831£              77,000£           48,997£             48,997£               

2015 Yr 6 210,972£            81,196£              77,000£           52,777£             52,777£               

2016 Yr 7 217,301£            83,631£              77,000£           56,670£             56,670£               

2017 Yr 8 223,820£            86,140£              77,000£           60,680£             60,680£               

2018 Yr 9 230,535£            88,725£              77,000£           64,810£             64,810£               

2019 Yr 10 237,451£            91,386£              77,000£           69,065£             69,065£               

2020 Yr 11 244,575£            94,128£              77,000£           73,447£             73,447£               

2021 Yr 12 251,912£            96,952£              77,000£           77,960£             77,960£               

2022 Yr 13 259,469£            99,860£              77,000£           82,609£             82,609£               

2023 Yr 14 267,253£            102,856£            77,000£           87,397£             87,397£               

2024 Yr 15 275,271£            105,942£            77,000£           92,329£             92,329£               

2025 Yr 16 283,529£            109,120£            77,000£           97,409£             97,409£               

2026 Yr 17 292,035£            112,394£            77,000£           102,641£           102,641£             

2027 Yr 18 300,796£            115,765£            77,000£           108,030£           108,030£             

2028 Yr 19 309,820£            119,238£            77,000£           113,581£           113,581£             

2029 Yr 20 319,114£            122,816£            77,000£           119,299£           119,299£             

1,613,000£         5,023,771£         1,950,001£         1,617,000£      -£           156,231-£           156,231-£             

IRR -1%

 NPV

(Discount Rate) 
6.25% 842,333-£        

NOTES

1. Based on Oban Bay Marine Pro forma March 2008. 3. Year 3 income assumes 95% occupancy. 6. Assumes in put from Council source of £640,000 and interest is payable on the balance at 7% per annum.

2. Assumes steady income growth per annum (see above) 4. TCE fund the pontoons by taking an equity stake 7. Assumes interest rates remain static for the period modelled.

5. No interest is shown following Treasurey greenbook procedure

Oban

Pontoon Development (60 berth) Commercial

TOTAL

P
a
g

e
 5

2
2
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Working Paper 12 - Benefits register 

Many of the benefits will be realised in terms of continued population 
growth and a more diversified and stronger economy, together with 

increased retail turnover, margins and value added, and a better 
competitive basis for Oban and Island businesses. 

There is at present no mechanism for measuring either the baseline or 
progress, and we would strongly recommend that one is established, 
perhaps as a ‘town monitor’.  A separate proposal will be put to the 

Council 

1.13 Postscript: Oban dynamism 

A number of projects demonstrate the dynamism of the Oban economy, and 

while not drawing directly on CHORD monies they involve many of the same 

economic actors and demonstrate the synergy in both directions with CHORD 

projects. 

 

1.13.1 Oban marina (Kerrera) 

Project 7 is the continued private sector expansion of Oban Marina.  Based on 

the island of Kerrera is a coastal marina, a ten minute ferry journey from Oban 

town centre.  Its primary business is marina-based with 44% of turnover 

created from berthing and hard standing fees.  Repair and maintenance work 

on boats accounts for a further 32% with the remainder coming from bar, 

chandlery, diesel and shower facilities 

 

Customers are a mixture of both international and UK tourist sailing the West 

Coast of Scotland and local people using Oban Marina as a base for sailing 

further afield.  Both types of customer make use of the repair and 

maintenance facilities on offer. 

 

In 2006/7 the UK’s leisure boating industry enjoyed an annual increase in 

turnover of 6.5% from the previous year with Scotland accounting for the 

largest growth at 11%. 

 

In 2007/8 Oban Marina invested £250,000 in the purchase of a 50 ton Wise 

Hoist and specialist storage cradles from the USA and also a new Blythe 

Catamaran ferry 

 

The next 4 years will see an investment of £1.4m, growing the marina element 

of the business from currently 96 slips to 205, providing a slipway and car 

parking on the mainland for their guests, creating more work sheds to improve 

facilities for repair and undercover storage and building a new clubhouse, 

chandlery and office building 
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The marina expansion will have a direct impact on the number of visitors to 

Oban and the surrounding areas, spending money in the local restaurants, 

supermarkets, shops and bars.  The improved workshop will create a steady 

stream of repair work for local businesses such as marine services, electrics 

and sails who have the potential to base their entire operation from Oban 

Marina.  This in turn will help to underpin the economics of the  

 

1.13.2 Project 6 Corran Halls 

 

A project to replace the Corran Halls will be brought forward in due course. 

 

1.13.3 Project 8 Sea Plane 

A float plane service to Glasgow is now established, and is consolidating 

Oban’s role as local centre for the islands.  Currently landing is via Kerrera, 

but the hope is to extend the service and provide more direct access. 

 

1.13.4 Project 9 Cruise Ships 

Oban Bay marina will provide a much more direct and convenient way for 

Cruise passengers to be tendered off. 

 

1.13.5 Project 10  ‘Raising the Bar ‘of all facilities and 
standards within the town of Oban’  

 

A public/private sector quality improvement initiative. 

 

1.13.6 Additional evidence 

Transport benefits 

The Highlands & Islands Transport Partnership (HITRANS) :  recently the 

approved Scottish Government Regional Transport Strategy includes within 

their key projects, the upgrade of the A82 trunk road, (and as a priority, Tarbet 

– Fort William section), the main artery to the West Highlands and Islands.  

The economic impact to the West Highlands and Islands.  A consultants 

(Tribal HCH) economic appraisal identifies additional impact (2010 – 2039) as 

high as £474 m (discounted) and increased employment of 550 

 

Oban and surrounding area will benefit greatly from this improvement and the 

need for the Oban Development Road* will intensify 
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*Scottish Government Inquiry reporter Hugh Begg recently stated – ‘The 

Argyll & Bute Local Plan has recognised the need both for the expansion of 

Oban and for a development road to enable such expansion to take place 

without merely increasing the level of congestion in and around the town’. 

 

Project 2 – Dunbeg corridor development 

 

Planning permission is being sought for the establishment of a 6.5 acre 

marine science park next to the Scottish Association for Marine Science 

(SAMS) laboratory at Dunstaffnage near Oban 

 

The intention is to develop premises for the expansion of existing marine 

science businesses and to attract new ones into the area 

 

Phase one development including site servicing, infrastructure provision and 

high quality advance building to meet the needs of high growth businesses is 

expected to be complete during 2009/10.  Future phases will see a completed 

development housing 12 businesses and some 250 employees by 2018. 

 

There are also plans to develop a wider campus at Dunstaffnage, 

incorporating SAMS, Argyll College and businesses to support skills, 

innovation and enterprise development.  SAMS provides the research 

capacity essential to UHI Millennium Institute achieving full university status. 

 

SAMS also accommodates the European Centre for Marine Biotechnology 

including the provision of business incubator space, housing a number of 

small but high profile life science companies.  Both Aquapharm and GlycoMar 

have grown rapidly over the past few years and have created 25 new High-

value jobs in Oban. 

 

The laboratory participates in worldwide policy-making through research and 

data collected from the Arctic to the Tropics, contributing to the global 

understanding of our marine environments and climate change. 

 

Current research projects include investigating the potential for marine 

biofuels and a new way to monitor changes in upper ocean temperatures of 

the North Atlantic between Scotland and Iceland. 
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Working Paper 13 - Draft risk register and risk potential 

assessment 

Both the Development Road and the harbour AFA proposals are composed 
of several interactive elements, with a need for excellent public 

consultation, so both have management risks and there are risks during 
the construction period.  However all the projects are of a nature that the 
Council has encountered before, in Oban or elsewhere, and risks are not 

deemed unisexual or excessive. 
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Working Paper 14 - Draft nominations for 

commissioner/stakeholder support 

The project board itself combines a variety of important interests, and 
important public and quasi-public agencies such as HIE and the UHI 

project are involved.  Oban’s role as a transport hub is crucial and brings 
the wider responsibilities of the Scottish Government into relief, both 
through Transport Scotland and otherwise.  AS well as being represented 

on the Project Board the Oban business community is supportive of the 
development road and has specifically formed a body to promote the 

marina development. 

The strategic importance of Oban for the islands would support specific 
involvement of island representatives, formal and informal, in these 

developments. 
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Working Paper 15 - Arrangements for post-project 

evaluation and implementation review 

Our monitoring proposals under the benefits register should be included in 
this.  We recommend also a review on completion of the works, and again 

6 months, one year and three years afterwards. 
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Working Paper 16: DREAM® Detailed Regional Economic 

Accounting Model and DREAM®people demographic 

projections 

The GVA  estimates and demographic projections relied on in the report 
are from two sources: 

Θ DREAM®snapshot is used to provide detailed information on 

output, GVA, earnings, employment and most other economic 
variables 

Θ DREAM®people is used for demographic projections 

The aim of the DREAM® family of products is to provide for regional and 
local economies the economic information usually analysed only at 

national level.  DREAM® snapshot is the nucleus of the system and for 
most users provides by far the most detailed picture they have ever have 

seen of the local economy, fully consistent with all valid summary views 
that are available.  DREAM® is constructed following the European 

standard ESA95 and the UN convention SNA93.  It is fully consistent with 
the UK national accounts and official regional data from ONS and the 
Scottish Government, and each DREAM® model is consistent and 

comparable with the model for every other region and locality. 

The basic DREAM®model is not like other economic models, which 

normally are used for forecasting,  

DREAM®snapshot  

In principle, DREAM® takes in all the nationally-published economic data 

on Argyll and Bute, harmonises it and removes inconsistencies and 
obvious errors, and adds in considerably more detail. 

Except for employee totals, the nationally published data is limited: 

regional accounts data on GVA for the areas which best approximate 
Argyll and Bute consists of only a 3-way sectoral split (agriculture 

including forestry and fishing/ production/ other).  A 16-sector breakdown 
of costs and revenues is published by the Scottish Government in Scottish 
Business Statistics, but unfortunately this does not cover the whole 

economy and is not consistent with the national accounts.  DREAM® 
makes the necessary adjustments to achieve consistency and combines 

these with national data at a fine industry level.  The resulting model is a 
detailed picture of the regional economy based on 123 products/ 
industries specified to cover the entire economy and including: 

Θ Sourcing by geography of each product used locally 

Θ Markets – by industry and by geography – for each local product 

Θ Accounts for each industry, including cash flows, profit and loss and 
annual investment. 

Θ Linkages within and between local industries 

Θ Flows of income within the community 
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Θ Employment by industry, gender, hours and occupation, including 
self-employment 

Θ Spending by local people and businesses, product-by-product 

Θ Economic performance measures against national averages and 

other areas 

Θ Market shares, productivity, competitiveness, balance of trade 

Primary data is held in a set of 9 tables which reflect the layout of the 

Supply and Use tables in the UK national accounts: 

Figure 18 Tables in DREAM®Argyll and Bute 

Table 1 summary
and components of output and GVA

Table 3int

intermediate demand
(business to business sales)

Table 3fd

final demand

Table 2

supply and

margins

Table 8 make matrix
shows industry/product 

correspondence

Table 4 
household consumption

Table 5 
collective consumption

Table 6 
accumulation (investment)

Table 7 
incomes and

institutional

sectors Table 9 
employment and

self-employment

TRADE

importsexports

The construction of the main variables is as follows: 

Production 

For statistical purposes Europe is divided into a hierarchy of territories.  
NUTS0 is usually an EU member  country, and NUTS1 a major region or 

constituent country (eg Scotland, Wales, Bavaria), with NUTS2, 3 and 4 
being finer and finer subdivisions.   

Argyll and Bute consists of three NUTS4 areas:  the mainland part of the 

former AIE area, the island parts, and Helensburgh and Lomond.  These 
are parts of two NUTS 3 areas: 

Θ UKM43 Lochaber, Skye and Lochalsh and Argyll and the Islands 

Θ UKM31 East and West Dunbartonshire, Helensburgh and Lomond 

In the DREAM® model Gross Value Added to NUTS3 for the whole UK 

level is estimated for 123 industries by an iterative process constraining 
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initial estimates to Regional Accounts as published for NUTS1, NUTS2 and 
NUTS3 levels, to the Annual Business Inquiry (employment) at the 4-digit 

SIC level, to the Annual Business Inquiry (financial) at region by division 
level and the National Accounts (Supply and Use tables).  Additional data 

is brought to bear in Scotland, Northern Ireland34 and the Republic of 
Ireland so that there are more than a dozen sources.  The diagram on the 
following page sets out the iterative process. 

For the towns in Argyll and Bute we have then taken the 123-industry 
breakdown of each NUTS3 GVA, and disaggregated it geographically in 

line with employment.  Special calculations are made for agriculture 
(employment data is patchy) and for housing (employment not an 
appropriate basis to split rents and imputed rents). 

A similar procedure is followed for Compensation of Employees, also 
making use of local data from the Annual Survey of Earnings and Hours.  

This has been used to estimate commuting income. 

The final estimates are constrained to the national accounts, SUTS, even 
though the Regional Accounts may not exactly match due to data timing 

issues, and ABI frequently is significantly different.  The differences 
between ABI and National and Regional Accounts arise because the ABI is 

only one early source for national accounting data, does not have 
complete coverage, and the later balancing and adjustment stages take 

into consideration many other sources.  This is especially important in the 
hospitality industries where national accounts estimates of GVA are about 
£7bn higher than ABI estimates.  Type 2 multipliers (see below) are 

particularly affected because much of the additional GVA is allocated to 
compensation of the employed and self-employed. 

 

 

 

 

 

 

 

 

 

 

 

 

                                       
34

 For Northern Ireland the Census of Employment replaces ABI1, interpolated between census years by the Northern 
Ireland Labour Force Survey.  The Northern Ireland Annual Business Inquiry, the Manufacturing Sales and Exports 
Survey and the Business Insurance Survey are used.  For Scotland use is made of the Scottish Input Output Tables 
and Scottish Annual Business Statistics down to Local Authority level.  Irish estimates are based on the Republic’s 
input output tables and national accounts, and re disaggregated only to NUTS2.  Trade statistics are constrained to 
HMR&C national estimates through the national accounts constraints but HMR&C regional figures are used as a 
diagnostic tool only. 
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Figure 19 Iteration procedure for detailed GVA estimates 

National 

Accounts

UK GVA
123 industriesUK

employment
515 industries

UK GVA
515 industries

NUTS 3
employment

515 industries

QC: filtering 

and outlier

removal

Initial 

NUTS3

GVA
123 industries iterate 

to conform to

Regional Accounts 

(15 iterations)

Regional 

ABI

UK ABI
4-digit

iterate 

to conform to

Regional ABI

(4 iterations +

negatives adjmt)

NI ABI

Scottish 

SBS

iterate 

to conform to

Regional Accounts 

(22iterations)

iterate 

to conform to

SBS and NI ABI

(5 iterations)

Regional 

Accounts
N1, N2, N3

NUTS3

GVA

123 industries

Disclosives

estimation

Adjust RA  to workplace, 

single year, compatible 

with national accounts

DREAM®
DETAILED REGIONAL 

ECONOMIC ACCOUNTING 

MODEL

 

About a dozen industrial submodels are also used, in certain industries, 
normally to identify physical products and disaggregate activities.  The 

industries particularly relevant to Argyll and Bute include  

Θ Agriculture by farm type  

Θ Forestry by country, activity, maturity and timber type 
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Θ Fishing between caught (by species) and farmed 

Θ Energy: multi industry multifuel sub model including generating 

mix, disaggregation of oil and gas extraction, refining products etc 

Θ Food and drink: additional disaggregation of production and 

consumption 

Θ Timber, pulp, paper etc by product and process 

Θ Chemicals: some products identifies and some IO sectors 

disaggregated to 4-digit SIC 

Θ Construction: by activity/market 

Θ Hospitality to 4-digit SIC 

Θ Education by level 

Depending on the client base and the stability or otherwise of the 

industry, not every industrial submodel is used every year at every 
geographical level. 

Absorption 

Households’ consumption is estimated to NUTS1 level by disaggregating 

the national SUTS table (Table 4) using the Expenditure and Food Survey.  
Below NUTS1 disaggregation is modelled based on household disposable 
income. 

NPISH consumption (Non-Profit Institutions Serving Households) is 
estimated using demographic and occupational structure, weighting 

according to the population in appropriate age groups, student numbers 
from the Census of Population, and employment in higher and further 
education and membership organisations. 

Collective consumption is estimated on a ‘who benefits’ basis using the 
Public Expenditure Statistical Analysis (PESA) estimates published by the 

Treasury. 

Regional estimates of fixed capital formation have not been available in 

the Regional Accounts since 2000.  After that date NUTS1 figures are 
based on ABI2 data and housing statistics, with geographical 
disaggregation to NUTS3 based on turnover and profits.   

Stock changes are allocated based on weights averaging production and 
absorption. 

Trade 

DREAM®trade is a complete model of the internal and external trade of 

Great Britain and Ireland for the 123 goods and services of the United 
Kingdom IO classification.  It is based on production and absorption as 
outlined above, together with a DREAM® input output model of the 

Republic of Ireland, in which production and absorption are informally 
disaggregated to the Republic’s eight NUTS2 areas. 

The data sources are national accounts SUTS, Northern Ireland 
Manufacturers’ Sales and Export Survey, HMRC regional trade estimates, 
the Scottish Input Output tables, which in turn are based on an 

Page 533



 

 
84 

unpublished origin and destination survey by the Scottish Executive, the 
SCDI survey of Scottish Manufactured Exports, the Scottish Global 

Connections Survey, Republic of Ireland Trade Statistics, and United 
Nations Comtrade Commodity Trade Statistics. 

Initial estimates are prepared using the production/absorption estimates 
as origin-destination values in a ‘gravity’ model.  In such a model the 
trade between two areas is proportional to the total flows from the origin, 

the total flows to the destination, and inversely related to the distance 
between them.  The importance of distance is summarised in a ‘friction’ 

coefficient. 

Origin and destination for each product and territory combination are 
based on production and absorption above. 

The friction coefficient of the gravity model for each product is primarily 
based on the only official internal trade statistics for Great Britain, the 

Scottish Executive origins and destinations survey which reports trade 
between Scotland and the other constituent countries.  Where this is 
problematic (for example if a Scottish trade flow as reported by the 

Scottish Executive is greater than a UK flow estimated by ONS) some 
coefficients are imposed based on experience elsewhere, notably the 

Canadian interprovincial input output tables which are the most detailed 
intra-national trade statistics in the world.   

The distance parameter of the trade model is based on road distances 
between NUTS3 areas (NUTS4 in Scotland, NUTS2 in the Republic of 
Ireland).  Adjustments based on crossing time and frequency are made for 

ferry routes.  In the case of crossings to Northern Ireland the distance 
equivalent is an empirical estimate based on the NIMSAES.  A ‘national 

border’ effect is estimated for the Republic of Ireland. 

The trade estimates are then constrained successively to the various 
sources.  The first constraints applied are based on the international trade 

data and the final constraints applied are the production/absorption 
estimates again, to ensure consistency with the national accounts.  The 

intermediate data sources are sometimes in conflict (eg Irish exports to 
the UK differ from UK imports from Ireland) so adhoc adjustment is 
sometimes needed. 

DREAM®people 

Every year or two the General Register Office for Scotland produces a set 
of population projections for Scotland and for each Council area within it.  

However, as GROS itself emphasises, the population can evolve according 
to a number of possible scenarios, and the central projections are but one 

scenario, based on simple assumptions. 

DREAM®people is a simple model designed to release those responsible 
for regional and local planning and policy from the confines of a single 

centrally-approved projection.  It allows them to protect themselves from 
sudden and apparently arbitrary changes in forecast numbers and to 

explore the robustness of policy alternatives to different assumptions 
about the economy, society and the environment.   
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Making a demographic projection involves making assumptions about how 
people will behave and how they will make major life-forming decisions.  

In most places DREAM®people does this in a similar way to the GROS 
models.  In some places it is simpler than the GROS model, and in other 

cases it is more subtle: most importantly it can be controlled by the user. 

Feature GROS DREAM®people 

Scope Separate for each gender, ages 

0-89 plus ’90 and over’.  

Projects ahead one-year at a 

time from a fixed base of 2004 

and terminates 2027. 

All people, ages 0-99 plus ‘100 

and over’.  Projects ahead one-

year at a time from latest 

available mid-year estimate 

and continues without limit. 

Births Scotland level assumption 

adjusted to reflect regional 

differentials in fertility rates 

based on female population 

Scotland level assumption 

adjusted to reflect regional 

differentials in fertility rate 

based on total population 

Deaths Scotland-level assumption 

based on trends in mortality 

rates (up to age 89), adjusted 

by age-specific mortality ratio 

for the locality 

Scotland-level assumption 

based on trends in mortality 

rates(up to age 99), adjusted 

by age-specific mortality ratio 

for the locality 

Migration 

total 

Single net number from 2007 to 

2027 for each council area – 

400 for D&G 

Sum of five identified flows as 

indicated below 

Migration 

by age 

Total as above is divided up to 

reflect the recent age 

composition of net flows. 

1. Bellwether migration of 

21-33 olds at rates 

based on labour market 

2. Prime working migration 

of 34-49 year olds at 

rates based on labour 

market and housing 

3. 50-67 ‘end career’ 

migration at rates based 

on housing markets 

4. 0-15 child migration 

based on prime 

migration and local 

family size 

5. Student age migration 

at rates based on age 

participation index. 

DREAM®people as a whole has been used for Argyll and Bute and a 

special version based on datazones for the towns. 

Note: although cogentsi has used its DREAM® models on a grace-and-

favour basis for the CHORD project, neither the results nor the models 
form part of any contract between cogentsi and Argyll and Bute Council.  
Raw data may be Crown copyright where indicated but all information and 
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intellectual property contained in the DREAM® models that is not Crown 
copyright is the property of Cogent Strategies International Ltd and 

Hervey Gibson and all rights are reserved. 
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s
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
. 
  

It
 t
h
u
s
 o
ff
e
rs
 p
ro
s
p
e
ct
s
 o
f 
g
ro
w
th
 w
h
ic
h
 w
il
l 
b
e
n
e
fi
t 
th
e
 w
h
o
le
 r
e
g
io
n
. 
 M
u
c
h
 o
f 
th
is
 g
ro
w
th
 w
il
l 
b
e
 s
e
lf
-g
e
n
e
ra
ti
n
g
 –
 i
n
d
e
e
d
, 

o
n
e
 o
f 
th
e
 p
ro
je
c
ts
 o
ri
g
in
a
ll
y
 i
n
c
lu
d
e
d
 i
n
 t
h
e
 O
b
a
n
 C
H
O
R
D
 d
o
s
s
ie
r 
w
a
s
 f
o
u
n
d
, 
a
ft
e
r 
e
x
a
m
in
a
ti
o
n
, 
to
 b
e
 c
a
p
a
b
le
 o
f 
g
o
in
g
 

a
h
e
a
d
 w
it
h
 o
n
ly
 t
e
m
p
o
ra
ry
 f
u
n
d
in
g
 f
ro
m
 t
h
e
 C
o
u
n
c
il
 –
 i
e
 w
it
h
 n
o
 n
e
e
d
 t
o
 c
a
ll
 o
n
 C
H
O
R
D
 r
e
s
o
u
rc
e
s
 

H
o
w
e
v
e
r 
O
b
a
n
 i
s
 c
o
n
s
tr
a
in
e
d
, 
a
n
d
 a
s
 t
h
e
 c
o
n
s
tr
a
in
ts
 b
in
d
 t
ig
h
te
r 
a
n
d
 t
ig
h
te
r 
th
e
ir
 c
o
s
ts
 w
il
l 
in
c
re
a
s
e
. 
 P
u
b
li
c
 f
u
n
d
s
 a
re
 

n
e
e
d
e
d
 t
o
 o
p
e
n
 u
p
 o
p
p
o
rt
u
n
it
ie
s
 f
o
r 
d
e
v
e
lo
p
m
e
n
t 
a
n
d
 r
e
li
e
v
e
 c
o
n
g
e
s
ti
o
n
 t
h
ro
u
g
h
 t
h
e
 ‘
D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
’ 
p
ro
je
c
t 
o
n
 t
h
e
 

e
a
s
te
rn
 p
e
ri
m
e
te
r 
o
f 
th
e
 t
o
w
n
 c
e
n
tr
e
, 
a
n
d
 t
o
 r
e
o
rg
a
n
is
e
 t
h
e
 h
a
rb
o
u
r 
c
o
m
p
le
x
 s
o
 t
h
a
t 
it
 w
o
rk
s
 e
ff
ic
ie
n
tl
y
. 
 I
n
 a
d
d
it
io
n
 s
o
m
e
 

p
u
b
li
c
 f
u
n
d
in
g
 i
s
 a
p
p
ro
p
ri
a
te
 f
o
r 
a
 y
a
c
h
t 
h
a
v
e
n
 m

a
k
in
g
 u
s
e
 o
f 
p
a
rt
 o
f 
th
e
 h
a
rb
o
u
r 
a
re
a
. 
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W
a
te
rf
ro
n
ts
 a
n
d
 t
o
w
n
 c
e
n
tr
e
s
 i
n
 s
e
tt
le
m
e
n
ts
 a
c
ro
s
s
 A
rg
y
ll
 &
 B
u
te
 n
e
e
d
 i
n
v
e
s
tm

e
n
t 
to
 r
e
ju
v
e
n
a
te
 t
h
e
m
 a
s 
th
e
 m

a
in
 c
e
n
tr
e
s
 o
f 

e
c
o
n
o
m
ic
 a
c
ti
v
it
y
 w
it
h
in
 t
h
e
 r
e
g
io
n
. 
 A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 C
o
rp
o
ra
te
 P
la
n
 i
d
e
n
ti
fi
e
s
 w
a
te
rf
ro
n
t 
a
n
d
 t
o
w
n
 c
e
n
tr
e
 

re
g
e
n
e
ra
ti
o
n
 a
s
 a
 s
tr
a
te
g
ic
 p
ri
o
ri
ty
. 

H
o
w
e
v
e
r,
 t
h
e
 w
o
rk
 p
ro
g
ra
m
m
e
 a
n
d
 r
e
q
u
ir
e
d
 i
n
v
e
s
tm

e
n
t 
is
 h
u
g
e
 a
n
d
 h
e
n
c
e
 t
h
e
 C
o
u
n
c
il
 w
is
h
 t
o
 p
ri
o
ri
ti
s
e
 i
ts
 l
im
it
e
d
 

re
g
e
n
e
ra
ti
o
n
 r
e
s
o
u
rc
e
s
 i
n
 t
e
rm

s
 o
f 
o
ff
ic
e
r 
ti
m
e
 a
n
d
 c
a
p
it
a
l 
s
p
e
n
d
in
g
 o
n
 i
ts
 f
iv
e
 l
a
rg
e
s
t 
w
a
te
rf
ro
n
t 
to
w
n
s
, 
n
a
m
e
ly
 

C
a
m
p
b
e
lt
o
w
n
, 
H
e
le
n
s
b
u
rg
h
, 
O
b
a
n
, 
R
o
th
e
s
a
y
 a
n
d
 D
u
n
o
o
n
. 
  

E
a
c
h
 o
f 
th
e
s
e
 t
o
w
n
s
 h
a
d
 a
n
 I
n
it
ia
l 
B
u
s
in
e
s
s
 C
a
s
e
 p
ro
d
u
c
e
d
 f
o
r 
th
e
m
, 
a
n
d
 a
t 
a
 m

e
e
ti
n
g
 o
f 
th
e
 c
o
u
n
c
il
 o
n
 t
h
e
 2
6
th
 S
e
p
te
m
b
e
r 

2
0
0
7
 i
t 
w
a
s
 a
g
re
e
d
 t
o
 m

o
v
e
 e
a
c
h
 o
f 
th
e
s
e
 f
o
rw
a
rd
 t
o
 a
n
 O
u
tl
in
e
 B
u
s
in
e
s
s
 C
a
s
e
 (
O
B
C
) 
in
 o
rd
e
r 
to
 e
q
u
it
a
b
ly
 d
e
te
rm

in
e
 a
 

p
ri
o
ri
ty
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
. 
 O
n
 2
0
th
 D
e
c
e
m
b
e
r 
2
0
0
7
, 
A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 E
x
e
c
u
ti
v
e
 a
g
re
e
d
 t
o
 a
p
p
o
in
t 
e
x
te
rn
a
l 

c
o
n
s
u
lt
a
n
ts
 t
o
 h
e
lp
 w
it
h
 t
h
e
 p
re
p
a
ra
ti
o
n
 o
f 
th
e
 O
B
C
s
 u
s
in
g
 a
 c
o
m
m
o
n
 f
o
rm

a
t.
  
 

In
it
ia
ll
y
 £
3
 m

n
 o
f 
C
o
u
n
c
il
 f
u
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
 t
o
 b
e
 s
p
e
n
t 
o
n
 p
ri
o
ri
ty
 a
re
a
s
 o
f 
a
c
ti
o
n
. 
H
o
w
e
v
e
r,
 a
s
 p
a
rt
 o
f 
th
e
 b
u
d
g
e
t 

s
e
tt
in
g
 p
ro
c
e
s
s
 a
d
d
it
io
n
a
l 
fu
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
, 
ta
k
in
g
 t
h
e
 f
u
n
d
in
g
 t
o
 a
 t
o
ta
l 
o
f 
£
1
0
 m

n
 t
o
 b
e
 d
is
tr
ib
u
te
d
 a
s
 p
a
rt
 o
f 
th
is
 

p
ro
c
e
s
s
. 

T
h
is
 r
e
p
o
rt
 i
s
 o
n
e
 o
f 
fi
v
e
 O
B
C
s
 p
ro
d
u
c
e
d
 a
n
d
 s
e
e
k
s
 t
o
 p
u
t 
th
e
 c
a
s
e
 f
o
r 
p
ri
o
ri
ty
 f
u
n
d
in
g
 f
o
r 
O
b
a
n
. 

T
h
e
 i
n
fo
rm

a
ti
o
n
 i
n
 t
h
e
 r
e
p
o
rt
 i
n
c
lu
d
e
s
 a
n
 e
c
o
n
o
m
ic
 a
n
d
 s
o
c
ia
l 
re
v
ie
w
 o
f 
th
e
 e
c
o
n
o
m
y
 o
f 
O
b
a
n
 a
n
d
 a
 s
u
m
m
a
ry
 o
f 
e
a
c
h
 o
f 
th
e
 

p
ro
je
c
ts
 b
e
in
g
 p
ro
p
o
s
e
d
 a
s
 p
a
rt
 o
f 
th
e
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t 
a
re
a
. 
T
h
is
 s
u
m
m
a
ry
 i
n
fo
rm

a
ti
o
n
 i
s
 

s
u
p
p
le
m
e
n
te
d
 w
it
h
 m

o
re
 d
e
ta
il
e
d
 i
n
fo
rm

a
ti
o
n
 c
o
n
ta
in
e
d
 w
it
h
in
 a
 p
ro
-f
o
rm

a
, 
e
a
c
h
 o
f 
w
h
ic
h
 a
re
 a
tt
a
c
h
e
d
 a
s
 a
n
 a
p
p
e
n
d
ix
 t
o
 

th
e
 r
e
p
o
rt
. 
 T
h
e
 r
e
p
o
rt
 a
ls
o
 e
x
a
m
in
e
s
 t
h
e
 i
n
te
ra
c
ti
o
n
s
 b
e
tw
e
e
n
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 a
n
d
 a
ls
o
 b
ri
e
fl
y
 c
o
n
s
id
e
rs
 p
ro
je
c
ts
 o
r 

o
th
e
r 
a
c
ti
v
it
ie
s
 w
h
ic
h
 a
re
 o
n
g
o
in
g
 w
it
h
in
 t
h
e
 t
o
w
n
, 
b
u
t 
d
o
 n
o
t 
fo
rm

 p
a
rt
 o
f 
th
e
 s
p
e
c
if
ic
 p
ro
je
c
ts
 i
d
e
n
ti
fi
e
d
 f
o
r 
fu
n
d
in
g
. 

F
o
r 
e
a
c
h
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
, 
a
 s
tr
a
te
g
ic
 f
it
 w
it
h
 k
e
y
 s
tr
a
te
g
ie
s
 i
s
 i
d
e
n
ti
fi
e
d
, 
th
e
 e
c
o
n
o
m
ic
 c
a
s
e
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
 i
s
 

c
o
n
s
id
e
re
d
 a
n
d
 t
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 i
n
 t
e
rm

s
 o
f 
h
o
w
 t
h
e
 p
ro
je
c
t 
c
o
u
ld
 b
e
 p
u
t 
to
g
e
th
e
r 
is
 d
e
a
lt
 w
it
h
. 
 T
h
e
 f
in
a
n
c
ia
l 
c
a
s
e
 

c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 c
o
u
n
c
il
’s
 f
in
a
n
c
e
s
 w
il
l 
b
e
 a
ff
e
c
te
d
, 
in
 t
e
rm

s
 o
f 
b
o
th
 r
e
v
e
n
u
e
 a
n
d
 c
a
p
it
a
l 
fu
n
d
in
g
 a
n
d
 f
in
a
ll
y
 t
h
e
 

m
a
n
a
g
e
m
e
n
t 
c
a
s
e
 c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 c
o
u
ld
 a
c
tu
a
ll
y
 b
e
 d
e
li
v
e
re
d
. 

T
h
e
 n
e
x
t 
p
h
a
s
e
 o
f 
th
is
 w
o
rk
 w
il
l 
b
e
 t
o
 s
c
o
re
 e
a
c
h
 o
f 
th
e
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
 o
n
 a
n
 a
g
re
e
d
 s
c
o
ri
n
g
 m

a
tr
ix
 u
s
in
g
 t
h
e
s
e
 O
B
C
 

re
p
o
rt
s
 a
s
 t
h
e
 b
a
s
is
 f
o
r 
c
o
n
s
id
e
ra
ti
o
n
. 
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T
h
e
 c
ru
c
ia
l 
e
c
o
n
o
m
ic
 i
s
s
u
e
s
 i
n
 O
b
a
n
 a
re
  

  
1
) 
M
a
n
a
g
in
g
 t
h
e
 g
ro
w
th
 o
f 
th
e
 t
o
w
n
 

  
2
) 
M
a
in
ta
in
in
g
 i
ts
 s
ta
tu
s
 a
s
 ‘
th
e
 g
a
te
w
a
y
 t
o
 t
h
e
 I
s
le
s
’ 
 

  
3
) 
D
iv
e
rs
if
y
in
g
 t
h
e
 e
c
o
n
o
m
y
 a
w
a
y
 f
ro
m
 a
 d
e
p
e
n
d
e
n
cy
 o
n
 t
o
u
ri
s
m
 

 O
b
a
n
 i
s
 a
 b
u
s
tl
in
g
 t
o
w
n
 w
h
ic
h
 i
s
 a
 m

a
jo
r 
tr
a
n
s
it
 p
o
in
t 
fo
r 
th
e
 i
s
la
n
d
s
 o
f 
n
o
rt
h
 A
rg
y
ll
. 
T
h
e
 C
a
l 
M
a
c
 f
e
rr
y
 s
e
rv
ic
e
 a
tt
ra
c
ts
 7
0
0
 

0
0
0
 p
a
s
s
e
n
g
e
rs
 t
o
 t
h
e
 t
o
w
n
 e
a
c
h
 y
e
a
r,
 6
0
0
 0
0
0
 o
f 
w
h
o
m
 a
re
 t
ra
v
e
ll
in
g
 t
o
 t
h
e
 I
s
le
 o
f 
M
u
ll
. 

T
h
e
 t
o
w
n
 h
a
s
 d
e
v
e
lo
p
e
d
 o
n
 t
h
e
 b
a
n
k
s
 o
f 
O
b
a
n
 B
a
y
 a
n
d
 s
u
ff
e
rs
 f
ro
m
 r
e
s
tr
ic
ti
o
n
s
 i
n
 d
e
v
e
lo
p
m
e
n
t.
 T
h
e
s
e
 r
e
st
ri
c
ti
o
n
s
 o
c
c
u
r 

b
o
th
 o
n
 l
a
n
d
, 
w
h
e
re
 h
o
u
s
in
g
 a
n
d
 o
th
e
r 
d
e
v
e
lo
p
m
e
n
t 
is
 r
e
s
tr
ic
te
d
 b
y
 i
n
fr
a
s
tr
u
c
tu
re
 l
im
it
a
ti
o
n
s
 a
n
d
 o
n
 t
h
e
 w
a
te
r,
 w
h
e
re
 t
h
e
 

v
a
ri
o
u
s
 u
s
e
rs
 o
f 
th
e
 h
a
rb
o
u
r 
n
e
e
d
 t
o
 b
e
 a
c
co
m
m
o
d
a
te
d
 i
n
 a
 r
e
la
ti
v
e
ly
 s
m
a
ll
 a
re
a
. 

T
h
e
 t
o
w
n
 i
s
 c
u
rr
e
n
tl
y
 e
x
p
e
ri
e
n
c
in
g
 c
o
n
g
e
s
ti
o
n
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
, 
p
a
rt
ic
u
la
rl
y
 d
u
ri
n
g
 t
h
e
 s
u
m
m
e
r 
a
n
d
 a
t 
p
e
a
k
 f
e
rr
y
 t
im
e
s
. 
 

A
lt
h
o
u
g
h
 a
 p
ro
b
le
m
, 
it
 i
s
 a
 n
ic
e
 p
ro
b
le
m
 t
o
 h
a
v
e
 i
n
 m

a
n
y
 r
e
s
p
e
c
ts
, 
in
 c
o
m
p
a
ri
s
o
n
 w
it
h
 m

a
n
y
 o
th
e
r 
ru
ra
l 
m
a
rk
e
t 
to
w
n
s
 w
h
ic
h
 

a
re
 b
e
c
o
m
in
g
 q
u
ie
t.
 

A
lt
h
o
u
g
h
 t
h
e
 t
o
w
n
 h
a
s
 s
o
m
e
 m

a
n
u
fa
c
tu
ri
n
g
 a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 f
is
h
in
g
 i
n
d
u
s
tr
y
, 
it
 i
s
 e
s
s
e
n
ti
a
ll
y
 a
 s
e
rv
ic
e
 t
o
w
n
. 
 A
n
e
c
d
o
ta
l 

e
v
id
e
n
c
e
 f
ro
m
 t
ra
d
e
rs
 s
u
g
g
e
s
ts
 t
h
a
t 
th
e
 t
o
w
n
 h
a
s
 s
u
ff
e
re
d
 a
 s
e
ri
e
s
 o
f 
p
o
o
r 
to
u
ri
s
m
 s
e
a
s
o
n
s
, 
a
 p
ro
b
le
m
 f
o
r 
a
 t
o
w
n
 w
h
ic
h
 

re
li
e
s
 s
o
 h
e
a
v
il
y
 o
n
 t
h
e
 i
n
d
u
s
tr
y
. 

T
h
e
 t
o
w
n
 i
s
 d
is
ta
n
t 
fr
o
m
 o
th
e
r 
m
a
jo
r 
c
e
n
tr
e
s
 o
f 
p
o
p
u
la
ti
o
n
, 
a
n
d
 h
e
n
c
e
 n
e
e
d
s
 t
o
 r
e
ly
 o
n
 l
o
c
a
l 
e
m
p
lo
y
m
e
n
t 
o
p
p
o
rt
u
n
it
ie
s
 f
o
r 

it
s
 e
c
o
n
o
m
ic
 s
u
rv
iv
a
l.
 

O
b
a
n
 i
s
 t
h
e
 m

a
in
 g
a
te
w
a
y
 t
o
 a
 n
u
m
b
e
r 
o
f 
o
ff
s
h
o
re
 I
sl
a
n
d
s
, 
n
o
t 
le
a
s
t 
M
u
ll
. 
 F
o
ll
o
w
in
g
 d
if
fi
c
u
lt
 y
e
a
rs
 f
o
r 
m
a
n
y
 o
f 
th
e
 I
s
la
n
d
s
, 

re
s
p
o
n
s
e
s
 f
ro
m
 l
o
c
a
l 
p
e
o
p
le
 s
u
g
g
e
s
t 
th
a
t 
m
a
n
y
 o
f 
th
e
 m

o
re
 a
c
c
e
s
s
ib
le
 i
s
la
n
d
s
 a
re
 e
n
jo
y
in
g
 s
o
m
e
w
h
a
t 
o
f 
a
 r
e
v
iv
a
l.
 O
b
a
n
 i
s
 

w
e
ll
 p
la
c
e
d
 t
o
 c
a
p
it
a
li
s
e
 o
n
 t
h
is
. 
 

Page 546



�
	
�

�
��
�

��
�

��
 �

��
��

�!
��

�
"
�
��

#
$

�
�

��
��

	
�

�

T
h
is
 p
ro
p
o
s
a
l 
is
 t
o
 b
u
il
d
 a
 r
in
g
 r
o
a
d
 a
ll
o
w
in
g
 t
ra
ff
ic
 t
o
 a
c
c
e
s
s
 t
h
e
 s
o
u
th
 o
f 
O
b
a
n
 t
o
w
n
 c
e
n
tr
e
, 
a
n
d
 p
a
rt
ic
u
la
rl
y
 t
h
e
 h
a
rb
o
u
r,
 

w
it
h
o
u
t 
g
o
in
g
 t
h
ro
u
g
h
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 p
ro
p
e
r.
  
It
 w
o
u
ld
 a
ll
o
w
 e
a
s
ie
r 
a
c
c
e
s
s
 t
o
 T
e
sc
o
’s
 a
n
d
 t
o
 t
h
e
 C
a
lm
a
c
 f
e
rr
y
 t
e
rm

in
a
l,
 a
n
d
 

p
re
v
e
n
t 
th
e
 n
e
e
d
 f
o
r 
h
e
a
v
y
 f
re
ig
h
t 
tr
a
ff
ic
 t
o
 g
o
 p
a
s
t 
th
e
 s
h
o
p
s
 i
n
 t
h
e
 m

a
in
 s
tr
e
e
t.
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D
u
n
b
e
g
 i
s
 a
n
 e
s
ta
te
 t
o
 b
e
 d
e
v
e
lo
p
e
d
 w
it
h
 8
0
0
 a
d
d
it
io
n
a
l 
h
o
u
s
e
s
, 
5
0
 p
e
r 
c
e
n
t 
o
f 
w
h
ic
h
 a
re
 a
n
ti
c
ip
a
te
d
 t
o
 b
e
 a
ff
o
rd
a
b
le
, 
to
 t
h
e
 

n
o
rt
h
 o
f 
O
b
a
n
 i
n
 t
h
e
 D
u
n
s
ta
ff
n
a
g
e
 d
ir
e
c
ti
o
n
. 
 T
h
e
 l
a
n
d
 h
a
s
 b
e
e
n
 a
c
q
u
ir
e
d
 f
ro
m
 t
h
e
 l
a
n
d
lo
rd
 a
n
d
 t
h
is
 e
x
p
e
n
d
it
u
re
 i
s
 t
o
 

fa
c
il
it
a
te
 i
ts
 s
e
rv
ic
e
s
 a
n
d
 a
c
c
e
s
s
. 
 T
h
e
 h
o
u
si
n
g
 w
o
u
ld
 b
e
 p
a
rt
ic
u
la
rl
y
 a
p
p
ro
p
ri
a
te
 f
o
r 
w
o
rk
e
rs
 a
t 
th
e
 D
u
n
s
ta
ff
n
a
g
e
 m

a
ri
n
e
 

re
s
e
a
rc
h
 c
e
n
tr
e
. 
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T
h
is
 p
ro
p
o
s
a
l,
 f
o
r 
w
h
ic
h
 M
a
s
te
rp
la
n
s
 p
ro
p
o
s
a
ls
 a
re
 c
u
rr
e
n
tl
y
 b
e
in
g
 c
o
n
s
id
e
re
d
 i
s
 f
o
r 
a
 g
e
n
e
ra
l 
re
-d
e
s
ig
n
 o
f 
th
e
 h
a
rb
o
u
r 
a
re
a
 

w
h
ic
h
 w
o
u
ld
 i
n
v
o
lv
e
 f
il
li
n
g
 i
n
 a
 s
m
a
ll
 g
a
p
 i
n
 t
h
e
 s
e
a
 w
a
ll
, 
re
lo
c
a
ti
n
g
 t
h
e
 l
if
e
b
o
a
t 
s
ta
ti
o
n
 o
n
to
 t
h
a
t 
s
o
 t
h
a
t 
th
e
 e
x
is
ti
n
g
 b
e
rt
h
in
g
 

fo
r 
th
e
 l
if
e
b
o
a
t 
s
ta
ti
o
n
 c
a
n
 b
e
 u
s
e
d
 f
o
r 
fi
s
h
, 
a
n
d
 r
e
m
o
v
in
g
 f
is
h
 f
ro
m
 t
h
e
 o
p
e
ra
ti
n
g
 a
re
a
 o
f 
th
e
 m

a
in
 h
a
rb
o
u
r.
  
T
h
is
 w
o
u
ld
 

s
im
p
li
fy
 t
h
e
 o
p
e
ra
ti
o
n
s
 o
f 
th
e
 C
a
lm
a
c
 f
e
rr
ie
s
 a
n
d
 t
h
u
s
 O
b
a
n
’s
 r
o
le
 a
s
 t
h
e
 m

a
in
 e
m
b
a
rk
a
ti
o
n
 p
o
in
t 
o
n
 t
h
e
 w
a
te
ry
 r
o
a
d
 t
o
 t
h
e
 

Is
le
s
. 
 I
n
 a
d
d
it
io
n
 t
h
e
 r
a
il
/f
e
rr
y
 i
n
te
rc
h
a
n
g
e
 w
o
u
ld
 b
e
 a
d
ju
s
te
d
 t
o
 e
a
s
e
 d
ir
e
c
t 
tr
a
n
s
fe
r 
fo
r 
p
a
s
s
e
n
g
e
rs
. 

T
h
e
re
 i
s
 s
o
m
e
 d
if
fi
c
u
lt
y
 m

e
a
s
u
ri
n
g
 t
h
e
 e
c
o
n
o
m
ic
 i
m
p
a
c
t 
o
f 
th
e
s
e
 p
ro
p
o
s
a
ls
, 
b
e
c
a
u
s
e
 t
h
e
 m

e
a
s
u
re
m
e
n
t 
o
f 
m
a
ri
n
e
 a
s
p
e
c
ts
 o
f 

th
e
 O
b
a
n
 e
c
o
n
o
m
y
 i
s
 d
if
fi
c
u
lt
. 
  

T
h
e
 i
m
p
o
rt
a
n
c
e
 o
f 
s
e
lf
 e
m
p
lo
y
m
e
n
t 
m
a
k
e
s
 i
t 
d
if
fi
c
u
lt
 t
o
 a
ll
o
c
a
te
 f
is
h
in
g
 G
V
A
 a
c
ro
s
s
 l
o
c
a
li
ti
e
s
. 
 A
n
n
u
a
l 
G
V
A
 f
ro
m
 f
is
h
in
g
 a
t 

O
b
a
n
 i
s
 e
s
ti
m
a
te
d
 a
t 
o
n
ly
 £
1
.2
 m

n
. 

G
V
A
 f
ro
m
 h
a
rb
o
u
r 
o
p
e
ra
ti
o
n
s
 (
a
c
ti
v
it
ie
s
 i
n
 s
u
p
p
o
rt
 o
f 
w
a
te
r 
tr
a
n
s
p
o
rt
) 
is
 r
e
p
o
rt
e
d
 a
s
 a
b
o
u
t 
£
4
 m

n
. 
 T
h
is
 f
ig
u
re
 p
ro
b
a
b
ly
 

in
c
lu
d
e
s
 t
h
e
 L
ig
h
th
o
u
s
e
 o
p
e
ra
ti
o
n
s
. 

C
a
lm
a
c
 i
s
 b
y
 f
a
r 
th
e
 m

o
s
t 
v
is
ib
ly
 a
c
ti
v
e
, 
b
u
t 
a
d
d
s
 l
it
tl
e
 o
r 
n
o
th
in
g
 t
o
 l
o
c
a
l 
G
V
A
. 
 T
h
e
 c
o
m
p
a
n
y
 r
e
p
o
rt
s
 i
ts
 o
ff
s
h
o
re
 s
ta
ff
 a
s
 

e
m
p
lo
y
e
d
 i
n
 G
u
e
rn
s
e
y
 a
n
d
 i
ts
 o
n
s
h
o
re
 s
ta
ff
 i
n
 G
o
u
ro
c
k
, 
a
n
d
 t
h
is
 h
a
s
 h
a
d
 a
 v
e
ry
 d
is
ru
p
ti
v
e
 e
ff
e
c
t 
o
n
 t
h
e
 r
e
g
io
n
a
l 
a
c
c
o
u
n
ts
. 

H
o
w
e
v
e
r,
 v
a
lu
e
 a
d
d
e
d
 f
ro
m
 t
h
e
 m

a
ri
n
e
 o
p
e
ra
ti
o
n
s
 o
f 
C
a
lm
a
c
, 
e
v
e
n
 i
f 
p
ro
p
e
rl
y
 a
c
c
o
u
n
te
d
 f
o
r,
 w
o
u
ld
 b
e
 l
o
w
: 
 t
h
e
 c
o
m
p
a
n
y
 

h
a
s
 c
o
s
ts
 o
f 
a
p
p
ro
x
im
a
te
ly
 £
5
0
 m

n
 p
e
r 
a
n
n
u
m
, 
w
h
ic
h
 i
s
 c
o
v
e
re
d
 £
2
0
 m

n
 b
y
 r
e
v
e
n
u
e
s
 a
n
d
 £
3
0
 m

n
 b
y
 s
u
b
s
id
ie
s
. 
 A
b
o
u
t 
1
3
 

p
e
r 
c
e
n
t 
o
f 
it
s
 p
a
s
s
e
n
g
e
r 
fo
o
tf
a
ll
 a
n
d
 2
0
 p
e
r 
c
e
n
t 
o
f 
it
s
 s
u
b
s
id
ie
s
 a
re
 a
tt
ri
b
u
te
d
 t
o
 O
b
a
n
. 
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T
h
is
 p
ro
p
o
s
a
l,
 w
h
ic
h
 a
lr
e
a
d
y
 h
a
s
 a
 c
o
m
m
e
rc
ia
l 
a
d
v
o
c
a
te
 i
n
 t
h
e
 f
o
rm

 o
f 
a
 l
o
c
a
l 
c
o
m
m
it
te
e
, 
is
 t
o
 d
e
v
e
lo
p
 t
h
e
 i
n
s
h
o
re
 c
e
n
tr
e
 o
f 

O
b
a
n
 h
a
rb
o
u
r 
a
s
 a
 s
h
o
rt
 s
ta
y
 y
a
c
h
t 
m
a
ri
n
a
. 
 T
h
e
re
 w
o
u
ld
 b
e
 a
 p
o
n
to
o
n
 f
o
r 
s
h
o
rt
-s
ta
y
 b
o
a
ts
 a
n
d
 a
 f
lo
a
ti
n
g
 b
re
a
k
w
a
te
r 
to
 

p
ro
te
c
t 
it
. 
 T
h
e
 b
e
n
e
fi
ts
 w
o
u
ld
 b
e
 t
o
 s
e
a
fr
o
n
t 
b
u
s
in
e
s
s
e
s
 a
n
d
 t
o
 t
h
e
 a
s
p
e
c
t 
fr
o
m
 t
h
e
 h
a
rb
o
u
r 
w
a
ll
, 
w
it
h
 t
h
e
 a
d
v
a
n
ta
g
e
 t
o
 

C
a
lm
a
c
, 
th
e
 f
e
rr
y
 o
p
e
ra
to
rs
, 
th
a
t 
th
e
re
 w
o
u
ld
 b
e
 l
e
s
s
 a
n
c
h
o
ri
n
g
 t
o
 b
u
o
y
s
 i
n
 t
h
e
 a
re
a
 w
h
e
re
 t
h
e
ir
 f
e
rr
ie
s
 a
re
 o
p
e
ra
ti
n
g
. 
 T
h
e
 

p
ro
p
o
s
a
l 
a
s
 i
t 
s
ta
n
d
s
 w
o
u
ld
 c
u
t 
a
c
ro
s
s
 t
h
e
 i
n
te
re
s
ts
 o
f 
fi
s
h
e
rm

e
n
, 
b
u
t 
th
e
s
e
 w
o
u
ld
 h
a
v
e
 b
e
e
n
 c
a
te
re
d
 f
o
r 
b
y
 P
ro
je
c
t 
3
 a
b
o
v
e
. 
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O
b
a
n
 i
s
 a
 k
e
y
 c
o
m
m
u
n
ic
a
ti
o
n
 n
o
d
e
 f
o
r 
th
e
 i
s
la
n
d
s
 a
n
d
 W

e
s
t 
o
f 
S
co
tl
a
n
d
, 
a
n
d
 i
s
 s
u
c
c
e
e
d
in
g
 b
y
 i
ts
 o
w
n
 e
ff
o
rt
s
 i
n
 t
h
e
 m

a
rk
e
t 

e
c
o
n
o
m
y
. 
 O
n
e
 o
f 
A
rg
y
ll
 a
n
d
 B
u
te
’s
 m

a
jo
r 
to
w
n
s
 w
it
h
 a
 s
ta
b
le
 p
o
p
u
la
ti
o
n
 a
n
d
 t
h
e
 p
o
s
s
ib
il
it
y
 o
f 
s
ig
n
if
ic
a
n
t 
g
ro
w
th
, 
it
 h
a
s
 t
h
e
 

m
o
s
t 
b
a
la
n
c
e
d
 d
e
m
o
g
ra
p
h
ic
 p
ro
fi
le
 i
n
 t
h
e
 r
e
g
io
n
. 
 H
o
w
e
v
e
r 
it
 i
s
 c
o
m
in
g
 u
p
 a
g
a
in
s
t 
c
a
p
a
c
it
y
 l
im
it
a
ti
o
n
s
 b
e
c
a
u
s
e
 o
f 
it
s
 o
v
e
r-

c
o
n
g
e
s
te
d
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 s
o
m
e
 l
a
b
o
u
r 
s
h
o
rt
a
g
e
s
. 
  

In
v
e
s
tm

e
n
t 
in
 O
b
a
n
 b
y
 t
h
e
 C
o
u
n
c
il
 w
il
l 
re
s
o
lv
e
 c
o
n
g
e
s
ti
o
n
 b
y
 r
e
d
ir
e
c
ti
n
g
 a
c
c
e
s
s
, 
th
u
s
 f
a
c
il
it
a
ti
n
g
 h
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
ts
 

w
h
ic
h
 w
il
l 
h
e
lp
 t
o
 a
d
d
re
s
s
 t
h
e
 l
a
b
o
u
r 
is
s
u
e
s
. 
 I
t 
w
il
l 
im
p
ro
v
e
 O
b
a
n
’s
 f
u
n
c
ti
o
n
in
g
 a
s
 a
 t
ra
n
s
p
o
rt
 h
u
b
, 
g
e
n
e
ra
ti
n
g
 w
e
a
lt
h
 i
n
 b
o
th
 

a
 s
e
a
w
a
rd
 a
n
d
 l
a
n
d
w
a
rd
 d
ir
e
c
ti
o
n
. 
 T
h
e
 o
p
p
o
rt
u
n
it
y
 t
o
 r
e
o
rg
a
n
is
e
 t
h
e
 h
a
rb
o
u
r 
a
n
d
 s
u
rr
o
u
n
d
in
g
 l
a
n
d
 a
ls
o
 p
re
s
e
n
ts
 a
 

p
o
s
s
ib
il
it
y
 t
o
 e
n
h
a
n
c
e
 A
rg
y
ll
 a
n
d
 B
u
te
’s
 t
o
u
ri
s
m
 o
ff
e
ri
n
g
 s
ig
n
if
ic
a
n
tl
y
, 
th
ro
u
g
h
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
a
 y
a
c
h
t 
h
a
v
e
n
 a
n
d
 i
n
 o
th
e
r 

w
a
y
s
. 
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P
ri
m
a
ri
ly
 t
h
e
 b
e
n
e
fi
ts
 f
o
r 
th
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
, 
a
n
d
 f
o
r 
th
e
 D
u
n
b
e
g
 p
ro
je
c
t 
if
 i
t 
re
q
u
ir
e
d
 f
u
n
d
in
g
, 
a
re
 b
u
il
t 
a
ro
u
n
d
 t
h
e
 

e
c
o
n
o
m
ic
 b
e
n
e
fi
ts
 f
ro
m
 e
x
tr
a
 h
o
u
s
in
g
, 
to
 b
e
 p
ro
v
id
e
d
 f
o
r 
a
n
 e
s
s
e
n
ti
a
l 
in
c
re
a
s
e
 i
n
 O
b
a
n
’s
 w
o
rk
in
g
 p
o
p
u
la
ti
o
n
. 

T
h
e
 m

a
in
 i
m
p
a
c
t 
o
f 
a
d
d
it
io
n
a
l 
h
o
u
s
in
g
 i
s
 t
o
 a
ll
o
w
 t
h
e
 p
o
p
u
la
ti
o
n
 t
o
 g
ro
w
 a
n
d
, 
b
y
 i
n
c
re
a
s
in
g
 t
h
e
 s
u
p
p
ly
 a
n
d
 t
h
u
s
 h
e
lp
in
g
 t
o
 

k
e
e
p
 d
o
w
n
 p
ri
c
e
s
, 
to
 r
e
d
u
c
e
 c
o
s
ts
 a
n
d
 c
a
p
it
a
l 
v
a
lu
e
s
 f
o
r 
re
s
id
e
n
ts
 a
n
d
 i
n
-m

ig
ra
n
ts
. 
 S
o
m
e
ti
m
e
s
 n
e
w
 h
o
u
s
in
g
 r
e
p
la
c
e
s
, 

d
ir
e
c
tl
y
 o
r 
in
d
ir
e
c
tl
y
, 
h
o
u
s
in
g
 w
h
ic
h
 f
a
ll
s
 b
e
lo
w
 t
h
e
 s
ta
n
d
a
rd
s
 p
e
o
p
le
 n
o
w
a
d
a
y
s
 e
x
p
e
c
t 
a
n
d
 s
o
 p
ro
v
id
e
s
 a
 r
e
a
l 
e
c
o
n
o
m
ic
 

b
e
n
e
fi
t 
to
 i
ts
 r
e
s
id
e
n
ts
 a
n
d
 m

a
k
e
s
 f
o
r 
a
 f
a
ir
e
r 
a
s
 w
e
ll
 a
s
 a
 w
e
a
lt
h
ie
r 
s
o
c
ie
ty
..
 

O
u
r 
g
e
n
e
ra
l 
v
ie
w
 o
f 
A
&
B
 p
o
p
u
la
ti
o
n
 i
s
 t
h
a
t 
it
 i
s
 s
e
t 
to
 .
d
e
c
li
n
e
, 
a
n
d
 t
h
a
t 
th
e
 a
g
e
 d
is
tr
ib
u
ti
o
n
 i
s
 l
ik
e
ly
 t
o
 g
o
 r
e
a
ll
y
 b
a
d
 i
n
 t
h
e
 

lo
n
g
e
r 
te
rm

. 
 T
h
e
 d
ri
v
in
g
 t
re
n
d
s
 a
re
 p
e
o
p
le
 a
t 
o
r 
n
e
a
ri
n
g
 r
e
ti
re
m
e
n
t 
m
o
v
in
g
 i
n
, 
a
n
d
 y
o
u
n
g
 p
e
o
p
le
 m

o
v
in
g
 o
u
t 
fo
r 
fu
rt
h
e
r 
o
r 

h
ig
h
e
r 
e
d
u
c
a
ti
o
n
, 
o
r 
to
 f
in
d
 w
o
rk
, 
o
r 
s
im
p
ly
 f
ro
m
 i
tc
h
y
 f
e
e
t.
  
In
 t
h
e
 m

id
d
le
 t
h
e
 e
m
p
lo
y
m
e
n
t 
p
ro
s
p
e
c
ts
 a
n
d
 h
o
u
s
in
g
 c
o
s
ts
 

in
fl
u
e
n
c
e
 a
n
 a
re
a
’s
 a
b
il
it
y
 t
o
 a
tt
ra
c
t 
p
e
o
p
le
 a
t 
th
e
 s
ta
rt
 o
f 
th
e
ir
 c
a
re
e
rs
 a
n
d
 t
h
o
s
e
 o
f 
p
ri
m
e
 w
o
rk
in
g
 a
g
e
. 
 M
o
s
t 
o
f 
A
rg
y
ll
 a
n
d
 

B
u
te
 f
in
d
s
 t
h
is
 d
if
fi
c
u
lt
. 

F
ig
u
r
e
 1
 

A
&
B
 p
o
p
u
la
ti
o
n
 t
r
e
n
d
s
 

�
�
�
��
��
�
�
��
�
��
��


�
�
��
��


�
��
�
�
�
��
�
�
�
��


��
��
�

�
��
�
 
!
"
#"
$
%
$

$

�
$
�$
$
$

"
$
�$
$
$

&
$
�$
$
$

'
$
�$
$
$

%
$
�$
$
$

(
$
�$
$
$

)
$
�$
$
$

!
$
�$
$
$

 
$
�$
$
$

�
$
$
�$
$
$

� !"

� !!

�  '

"$$$

"$$(

"$�"

"$�!

"$"'

"$&$

"$&(

"$'"

"$'!

$
#'

(
#�
%

�
(
#"
$

"
�
#&
&

&
'
#'
 

%
$
#(
%

(
(
#!
$

!
�
#!
 

 
$
*

�
��
��
��
��
	


�
��
��
�
��
�
�
�
��

�
�
��

+


�
�
�
,�
�

	
�
��
,�
-
�
�
�
�
��

.
�
�
��
��
�
�
��
��
�
��


�

+
�

��
�
�
�

/


��
��
�

�
�,

�

�
�
�
��
�0
��
�
��
��
��
�
�
�
�

.
�
�1
/
"
"
"
1�
2
�
�


�
�



1�
�
�
�
�
 
!
"
�"
$
%
$

  

H
o
w
e
v
e
r,
 C
H
A
R
T
S
 L
IK
E
 T
H
E
S
E
 V
A
R
Y
 S
IG
N
IF
IC
A
N
T
L
Y
 F
O
R
 T
H
E
 D
IF
F
E
R
E
N
T
 R
E
G
IO
N
S
 O
F
 A
R
G
Y
L
L
 A
N
D
 B
U
T
E
, 
a
n
d
 O
b
a
n
 i
s
 

s
ig
n
if
ic
a
n
tl
y
 d
if
fe
re
n
t,
 s
o
 t
h
e
 r
e
a
d
e
r 
is
 r
e
fe
rr
e
d
 t
o
 P
a
n
e
l 
5
 a
n
d
 W

o
rk
in
g
 P
a
p
e
rs
 1
 a
n
d
 3
. 
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F
ig
u
r
e
 2
 O
b
a
n
 t
r
e
n
d
s
 b
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o
p
u
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o
n
 g
r
o
u
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n
d
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n
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g
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P
e
n
s
io
n
 a
g
e

T
o
ta
l 
p
o
p
n

W
o
rk
in
g
 a
g
e
 

S
tu
d
e
n
t 
a
g
e

S
c
h
o
o
l 
a
g
e

F
ir
s
t 
a
tt
e
m
p
t

S
O
U
R
C
E
: 
D
R
E
A
M
®
p
e
o
p
le

R
e
f:
p
2
2
2
/A
&
B
o
p
p
ro
/a
g
e
g
r

p
tr
n
d

 

T
h
e
 p
ro
je
c
te
d
 s
te
e
p
 d
e
c
li
n
e
 i
n
 O
b
a
n
’s
 w
o
rk
in
g
 p
o
p
u
la
ti
o
n
 i
s
 i
m
p
o
rt
a
n
t 
b
e
c
a
u
s
e
, 
u
n
li
k
e
 o
th
e
r 
C
H
O
R
D
 t
o
w
n
s
, 
O
b
a
n
 d
o
e
s
 n
o
t 

s
im
p
ly
 p
ro
v
id
e
 f
o
r 
it
s
 o
w
n
 n
e
e
d
s
 a
n
d
 i
ts
 i
m
m
e
d
ia
te
 h
in
te
rl
a
n
d
. 

T
h
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 w
il
l 
a
ls
o
 p
ro
v
id
e
 a
c
c
e
s
s
 t
o
 i
n
d
u
s
tr
ia
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
p
re
m
is
e
s
, 
fo
r 
w
h
ic
h
 A
d
d
it
o
n
a
l 
b
e
n
e
fi
ts
 c
o
u
ld
 b
e
 

a
d
d
u
c
e
d
. 

T
h
e
 e
co
n
o
m
ic
 c
a
s
e
 f
o
r 
th
e
 m

a
ri
n
a
 i
s
 t
h
a
t,
 f
o
r 
p
a
ti
e
n
t 
m
o
n
e
y
 (
ie
 a
t 
T
re
a
s
u
ry
 d
is
c
o
u
n
t 
ra
te
s
) 
it
 i
s
 m

o
re
 t
h
a
n
 s
e
lf
-f
in
a
n
c
in
g
 (
o
n
 

C
o
g
e
n
t’
s
 c
a
lc
u
la
ti
o
n
s
 t
h
e
 r
e
a
l 
IR
R
 i
s
 a
b
o
u
t 
6
.5
 p
e
r 
c
e
n
t)
, 
a
n
d
 t
h
a
t 
th
e
re
 a
re
 l
a
rg
e
 e
x
te
rn
a
li
ti
e
s
 i
n
 t
h
a
t 
v
is
it
in
g
 y
a
c
h
ts
m
e
n
 w
il
l 

s
p
e
n
d
 a
n
 e
s
ti
m
a
te
d
 £
0
.5
 m

n
 p
e
r 
y
e
a
r 
in
 t
h
e
 t
o
w
n
. 
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P
r
o
je
c
t 
1
: 
C
o
n
s
tr
u
c
ti
o
n
 o
f 
th
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
  

T
h
e
 C
o
u
n
c
il
 h
a
v
e
 i
d
e
n
ti
fi
e
d
 w
it
h
in
 t
h
e
ir
 e
m
e
rg
in
g
 L
o
c
a
l 
P
la
n
 a
 c
o
rr
id
o
r 
o
f 
p
ro
te
c
ti
o
n
 t
o
 f
a
c
il
it
a
te
 t
h
e
 c
o
n
s
tr
u
c
ti
o
n
 o
f 
a
 

D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 (
D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 A
c
ti
o
n
 A
re
a
s
 (
D
R
A
))
. 
It
 i
s
 i
n
te
n
d
e
d
 t
h
a
t 
th
is
 r
o
a
d
 w
il
l 
o
p
e
n
 u
p
 l
a
n
d
 f
o
r 
fu
rt
h
e
r 

h
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
t 
to
 t
h
e
 e
a
s
t 
o
f 
O
b
a
n
 t
o
 h
e
lp
 m

e
e
t 
fu
tu
re
 n
e
e
d
s
 a
n
d
 w
il
l 
e
a
s
e
 c
o
n
g
e
s
ti
o
n
 i
n
 t
h
e
 t
o
w
n
 o
f 
O
b
a
n
. 
It
 i
s
 a
ls
o
 

u
n
d
e
rs
to
o
d
 t
h
a
t 
a
 D
ra
ft
 S
T
A
G
1
 r
e
p
o
rt
 h
a
s
 b
e
e
n
 c
o
m
p
le
te
d
 a
n
d
 t
h
a
t 
th
is
 s
h
o
w
s
 t
h
a
t 
th
e
 r
o
a
d
 o
n
c
e
 c
o
n
s
tr
u
c
te
d
 w
il
l 
h
a
v
e
 

s
ig
n
if
ic
a
n
t 
b
e
n
e
fi
ts
 f
o
r 
th
e
 t
o
w
n
. 

It
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
th
e
 C
o
u
n
c
il
 h
a
v
e
 n
o
t 
c
a
rr
ie
d
 o
u
t 
a
 d
e
ta
il
e
d
 c
o
s
ti
n
g
 e
x
e
rc
is
e
, 
b
u
t 
th
a
t 
p
re
li
m
in
a
ry
 e
s
ti
m
a
te
s
2
 a
n
d
 t
h
e
 

d
ra
ft
 S
T
A
G
 r
e
p
o
rt
 s
u
g
g
e
s
t 
a
 b
u
d
g
e
t 
c
o
s
t 
o
f 
£
1
5
.0
m
il
li
o
n
. 
It
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
th
e
re
 i
s
 c
u
rr
e
n
tl
y
 n
o
 f
u
n
d
in
g
 a
v
a
il
a
b
le
, 

E
u
ro
p
e
a
n
 o
r 
o
th
e
rw
is
e
, 
b
u
t 
th
a
t 
if
 t
h
e
 C
o
u
n
c
il
 w
e
re
 t
o
 p
ro
v
id
e
 s
o
m
e
 f
u
n
d
in
g
 t
o
 p
u
m
p
 p
ri
m
e
 t
h
e
 p
ro
je
c
t 
fu
n
d
in
g
 w
o
u
ld
 

p
ro
b
a
b
ly
 b
e
 m

a
d
e
 a
v
a
il
a
b
le
 f
ro
m
 T
ra
n
s
p
o
rt
 S
c
o
tl
a
n
d
 a
n
d
 H
it
ra
n
s
. 
In
 a
d
d
it
io
n
 t
o
 t
h
is
 i
t 
is
 t
h
o
u
g
h
t 
th
a
t 
s
o
m
e
 p
ri
v
a
te
 s
e
c
to
r 

fu
n
d
in
g
 c
o
u
ld
 b
e
 m

a
d
e
 a
v
a
il
a
b
le
 f
ro
m
 d
e
v
e
lo
p
m
e
n
ts
 r
e
le
a
s
e
d
 a
s
 a
 r
e
s
u
lt
 o
f 
th
e
 r
o
a
d
. 

It
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
th
e
 r
o
a
d
 w
il
l 
re
le
a
s
e
 s
o
m
e
 3
8
.6
6
 h
e
c
ta
re
s
 (
9
5
.5
3
 a
c
re
s
) 
fo
r 
re
s
id
e
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
t,
 w
h
ic
h
 a
t 
a
 d
e
n
s
it
y
 

o
f 
1
5
u
n
it
s
 p
e
r 
h
e
c
ta
re
 w
il
l 
e
q
u
a
te
 t
o
 5
8
0
 h
o
u
s
e
s3
 o
f 
w
h
ic
h
, 
a
s
 m

a
tt
e
rs
 s
ta
n
d
, 
a
 m

in
im
u
m
 o
f 
5
8
 w
il
l 
b
e
 a
ff
o
rd
a
b
le
. 
It
 i
s
 f
e
lt
 

th
a
t 
th
e
 d
e
n
s
it
y
 p
ro
p
o
s
e
d
 i
s
 l
o
w
, 
b
u
t 
it
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
a
t 
th
is
 s
ta
g
e
 n
o
 s
it
e
 t
e
s
ti
n
g
 h
a
s
 b
e
e
n
 c
a
rr
ie
d
 o
u
t.
 I
t 
is
 a
ls
o
 n
o
te
d
 

th
a
t 
th
e
 t
o
p
o
g
ra
p
h
y
 i
s
 p
o
te
n
ti
a
ll
y
 c
h
a
ll
e
n
g
in
g
 i
n
 p
a
rt
s
 a
n
d
 n
o
 d
ia
lo
g
u
e
 h
a
s
 b
e
e
n
 h
a
d
 w
it
h
 t
h
e
 a
ff
e
c
te
d
 l
a
n
d
o
w
n
e
rs
. 
T
h
e
re
 i
s
 a
 

v
ie
w
 t
h
a
t 
th
e
 g
ro
u
n
d
 c
o
n
d
it
io
n
s
 a
n
d
 t
o
p
o
g
ra
p
h
y
 m

a
y
 r
e
s
u
lt
 i
n
 a
 r
e
d
u
c
ti
o
n
 i
n
 t
h
e
 d
e
v
e
lo
p
a
b
le
 a
re
a
 a
n
d
 t
h
e
 n
u
m
b
e
r 
o
f 
u
n
it
s
 

re
le
a
s
e
d
. 

S
c
o
tt
is
h
 W

a
te
r4
 h
a
v
e
 i
n
d
ic
a
te
d
 t
h
a
t 
th
e
re
 s
h
o
u
ld
 b
e
 a
d
e
q
u
a
te
 p
ro
v
is
io
n
 o
f 
w
a
te
r 
s
u
p
p
ly
 a
n
d
 c
a
p
a
c
it
y
 a
t 
th
e
 s
e
w
e
ra
g
e
 

tr
e
a
tm

e
n
t 
p
la
n
t,
 b
u
t 
th
a
t 
th
e
y
 m

a
y
 h
a
v
e
 c
a
p
a
c
it
y
 i
s
s
u
e
s
 i
n
 t
h
e
 s
u
p
p
ly
 n
e
tw
o
rk
. 
H
o
w
e
v
e
r,
 t
h
e
y
 d
o
 n
o
t 
e
x
p
e
c
t 
th
is
 t
o
 b
e
 a
 

c
o
n
s
tr
a
in
t 
o
n
 t
h
e
 p
ro
je
c
t,
 t
h
o
u
g
h
 i
t 
is
 n
o
te
d
 t
h
a
t 
a
s
 t
h
e
 s
it
e
 i
s
 h
ig
h
e
r 
th
a
n
 m

o
s
t 
o
f 
th
e
 e
x
is
ti
n
g
 i
n
fr
a
s
tr
u
c
tu
re
 i
n
 t
h
e
 t
o
w
n
 

th
e
re
 m

a
y
b
e
 a
 n
e
e
d
 f
o
r 
a
d
d
it
io
n
a
l 
in
fr
a
s
tr
u
c
tu
re
, 
s
u
c
h
 a
s
 p
u
m
p
in
g
 s
ta
ti
o
n
. 

    
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
O

b
a
n
 T

ra
n
s
p
o
rt

a
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o
n
 I
s
s
u
e
s
: 
S

T
A

G
 A

p
p
ra

is
a
l 
D

ra
ft
 D

e
c
e
m

b
e
r 

2
0
0
7
  

2
 P

ro
je

c
t 

p
ro

-f
o
rm

a
 

3
 E

m
a
il 

fr
o
m

 A
d
ri
a
n
 J

a
c
k
s
o
n
-S

ta
rk

 2
9
 A

p
ri
l 
2
0
0
8
 

4
 R

e
fe

re
n
c
e
 d

is
c
u
s
s
io

n
 w

it
h
 K

e
v
in

 O
’H

a
re

 A
p
ri
l 
2
0
0
8
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  It
 i
s
 f
e
lt
 t
h
a
t 
a
n
 o
p
ti
o
n
 o
p
e
n
 t
o
 t
h
e
 C
o
u
n
c
il
 t
o
 a
u
g
m
e
n
t 
th
e
 f
u
n
d
in
g
 a
v
a
il
a
b
le
 f
o
r 
th
e
 r
o
a
d
 w
o
u
ld
 b
e
 t
h
ro
u
g
h
 d
e
v
e
lo
p
m
e
n
t 

c
o
n
tr
ib
u
ti
o
n
s
 f
ro
m
 r
e
s
id
e
n
ti
a
l 
re
le
a
s
e
s
 t
h
a
t 
w
il
l 
b
e
n
e
fi
t 
fr
o
m
 t
h
e
 r
o
a
d
. 
F
o
ll
o
w
in
g
 a
 r
e
v
ie
w
 o
f 
p
la
n
n
in
g
 p
o
li
c
ie
s
 i
t 
is
 c
le
a
r 
th
a
t 

th
e
re
 i
s
 n
o
 f
o
rm

a
l 
s
ti
p
u
la
ti
o
n
, 
e
it
h
e
r 
in
 t
h
e
 c
u
rr
e
n
t 
o
r 
e
m
e
rg
in
g
 l
o
c
a
l 
p
la
n
, 
a
s
 t
o
 t
h
e
 l
e
v
e
l 
o
f 
c
o
n
tr
ib
u
ti
o
n
 t
o
 t
h
e
 c
o
s
t 
o
f 

c
o
n
s
tr
u
c
ti
o
n
 o
f 
th
e
 r
o
a
d
 t
h
a
t 
d
e
v
e
lo
p
e
rs
 w
il
l 
b
e
 r
e
q
u
ir
e
d
 t
o
 m

a
k
e
 f
ro
m
 a
s
s
o
c
ia
te
d
 d
e
v
e
lo
p
m
e
n
t 
o
r 
in
d
e
e
d
 o
th
e
r 
d
e
v
e
lo
p
m
e
n
t 

w
it
h
in
 t
h
e
 O
b
a
n
 a
re
a
. 

H
o
w
e
v
e
r,
 i
t 
is
 f
e
lt
 u
n
li
k
e
ly
 t
h
a
t 
th
e
 d
e
v
e
lo
p
m
e
n
t 
w
il
l 
b
e
 a
b
le
 t
o
 f
u
n
d
 t
h
e
 w
h
o
le
 c
o
s
t 
o
f 
th
e
 r
o
a
d
 a
s
 t
h
e
 t
o
ta
l 
c
o
s
t 
e
q
u
a
te
s
 t
o
 

a
p
p
ro
x
im
a
te
ly
 £
3
8
7
,0
0
0
/h
a
 o
f 
la
n
d
 r
e
le
a
s
e
d
. 
W
h
il
e
 t
h
e
re
 h
a
v
e
 b
e
e
n
 f
e
w
 l
a
n
d
 s
a
le
s
 o
f 
th
is
 t
y
p
e
 o
f 
d
e
v
e
lo
p
m
e
n
t 
re
c
e
n
tl
y
 i
t 
is
 

c
o
n
s
id
e
re
d
 t
h
a
t 
th
is
 l
e
v
e
l 
o
f 
c
o
n
tr
ib
u
ti
o
n
 i
s
 u
n
s
u
s
ta
in
a
b
le
 a
n
d
 a
s
 s
u
c
h
 t
h
e
 l
a
n
d
 w
o
u
ld
 b
e
 u
n
li
k
e
ly
 t
o
 b
e
 r
e
le
a
s
e
d
 t
o
 t
h
e
 

m
a
rk
e
t.
 

It
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
a
n
 e
s
ti
m
a
te
 w
a
s
 m

a
d
e
 a
s
 t
o
 t
h
e
 a
m
o
u
n
t 
o
f 
c
o
n
tr
ib
u
ti
o
n
 t
h
a
t 
c
o
u
ld
 b
e
 e
x
p
e
c
te
d
 f
ro
m
 a
 d
e
v
e
lo
p
m
e
n
t 
s
it
e
 

in
 t
h
e
 O
b
a
n
 A
c
ti
o
n
 P
la
n
5
, 
w
h
ic
h
 e
s
ti
m
a
te
 s
u
g
g
e
s
te
d
 t
h
a
t 
a
 s
u
m
 o
f 
£
1
1
 5
0
0
 p
e
r 
re
s
id
e
n
ti
a
l 
u
n
it
 m

ig
h
t 
b
e
 a
c
h
ie
v
a
b
le
. 
A
s
 s
ta
te
d
 

in
 t
h
e
 A
c
ti
o
n
 P
la
n
 t
h
is
 l
e
v
e
l 
o
f 
c
o
n
tr
ib
u
ti
o
n
 i
s
 v
e
ry
 m

u
c
h
 d
e
p
e
n
d
e
n
t 
o
n
 t
h
e
 e
c
o
n
o
m
ic
s
 o
f 
e
a
c
h
 s
it
e
, 
a
n
d
 i
s
 p
a
rt
ic
u
la
rl
y
 

s
u
s
c
e
p
ti
b
le
 t
o
 t
h
e
 m

a
rk
e
t 
a
t 
th
e
 t
im
e
. 
It
 i
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 C
o
u
n
c
il
 s
h
o
u
ld
 l
o
o
k
 a
t 
e
s
ta
b
li
s
h
in
g
 s
u
p
p
le
m
e
n
ta
ry
 p
la
n
n
in
g
 

p
o
li
c
y
 t
o
 s
e
c
u
re
 f
u
n
d
in
g
 f
ro
m
 d
e
v
e
lo
p
m
e
n
t 
w
h
ic
h
 w
o
u
ld
 c
o
n
tr
ib
u
te
 t
o
 t
h
e
 c
o
s
t 
o
f 
th
e
 r
o
a
d
. 
 

In
 v
ie
w
 o
f 
th
e
 c
u
rr
e
n
t 
tu
rm

o
il
 i
n
 t
h
e
 f
in
a
n
c
ia
l 
m
a
rk
e
ts
 a
n
d
 t
h
e
 h
o
u
s
in
g
 m

a
rk
e
ts
, 
a
n
d
 h
a
v
in
g
 r
e
g
a
rd
 t
o
 t
h
e
 n
e
e
d
 t
o
 f
u
n
d
 o
th
e
r 

lo
c
a
l 
s
e
rv
ic
e
s
6
 o
u
t 
o
f 
a
n
y
 d
e
v
e
lo
p
m
e
n
t,
 i
t 
is
 f
e
lt
 t
h
a
t 
ra
te
 o
f 
c
o
n
tr
ib
u
ti
o
n
 i
d
e
n
ti
fi
e
d
 i
n
 t
h
e
 A
c
ti
o
n
 P
la
n
 m

a
y
 n
o
t 
b
e
 d
e
li
v
e
ra
b
le
. 

It
 i
s
 r
e
c
o
m
m
e
n
d
e
d
 t
h
a
t 
th
e
 C
o
u
n
c
il
 r
e
v
ie
w
 t
h
e
 l
ik
e
ly
 r
e
q
u
ir
e
m
e
n
ts
 f
o
r 
fu
n
d
in
g
 a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
a
n
d
 c
a
rr
y
 o
u
t 

a
n
 a
n
a
ly
s
is
 o
f 
th
e
 l
ik
e
ly
 d
e
v
e
lo
p
m
e
n
t 
re
tu
rn
s
 f
ro
m
 t
h
e
 s
it
e
 a
n
d
 e
s
ti
m
a
te
 a
 f
ig
u
re
 t
h
a
t 
c
a
n
 r
e
a
s
o
n
a
b
ly
 b
e
 c
h
a
rg
e
d
 b
y
 w
a
y
 o
f 

c
o
n
tr
ib
u
ti
o
n
 t
o
 t
h
e
 r
o
a
d
 a
s
 p
a
rt
 o
f 
th
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
a
 d
e
ta
il
e
d
 b
u
s
in
e
s
s
 c
a
s
e
. 

T
h
e
 q
u
e
s
ti
o
n
 o
f 
w
h
e
th
e
r 
th
e
 a
ff
o
rd
a
b
le
 h
o
u
s
in
g
 e
le
m
e
n
t 
o
f 
a
n
y
 d
e
v
e
lo
p
m
e
n
t 
s
h
o
u
ld
 b
e
 s
im
il
a
rl
y
 b
u
rd
e
n
e
d
 s
h
o
u
ld
 a
ls
o
 b
e
 

c
o
n
s
id
e
re
d
 i
n
 m

o
re
 d
e
ta
il
. 

It
 i
s
 a
ls
o
 f
o
r 
c
o
n
s
id
e
ra
ti
o
n
 t
h
a
t 
th
e
 c
o
s
t 
o
f 
th
e
 r
o
a
d
 s
h
o
u
ld
 b
e
 s
p
re
a
d
 m

o
re
 w
id
e
ly
 a
s
 i
t 
a
p
p
e
a
rs
 i
t 
w
il
l 
b
e
n
e
fi
t 
th
e
 w
id
e
r 
O
b
a
n
 

a
re
a
. 
C
o
n
s
id
e
ra
ti
o
n
 s
h
o
u
ld
 b
e
 g
iv
e
n
 a
s
 t
o
 w
h
e
th
e
r 
th
e
 D
u
n
b
e
g
 c
o
rr
id
o
r 
d
e
v
e
lo
p
m
e
n
t 
s
h
o
u
ld
 b
e
 a
s
k
e
d
 t
o
 c
o
n
tr
ib
u
te
, 
th
o
u
g
h
 i
f 

th
e
 h
ig
h
 l
e
v
e
ls
 o
f 
a
ff
o
rd
a
b
le
 h
o
u
s
in
g
 p
ro
p
o
s
e
d
 a
t 
D
u
n
b
e
g
 a
re
 m

a
in
ta
in
e
d
 t
h
ro
u
g
h
 t
h
e
 p
la
n
n
in
g
 p
ro
c
e
s
s
, 
th
e
n
 i
t 
m
a
y
 b
e
 f
e
lt
 

th
a
t 
th
a
t 
d
e
v
e
lo
p
m
e
n
t 
s
h
o
u
ld
 n
o
t 
b
e
 b
u
rd
e
n
e
d
 w
it
h
 t
h
is
 a
d
d
it
io
n
a
l 
c
o
n
tr
ib
u
ti
o
n
. 
H
o
w
e
v
e
r,
 i
f 
th
e
 l
e
v
e
ls
 o
f 
p
ro
p
o
s
e
d
 a
ff
o
rd
a
b
le
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c
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 D
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c
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 G

 H
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e
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B
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9
 M

a
y
 c

o
n
fi
rm

 t
h
a
t 

n
o
 d

e
ta

ile
d
 a

n
a
ly

s
is

 o
f 
o
th

e
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s
e
rv

ic
e
 r

e
q
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ir
e
m

e
n
ts

 h
a
s
 b

e
e
n
 m

a
d
e
 a

t 
th

e
 t
im

e
 o

f 
w

ri
ti
n
g
. 
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is
 s
u
s
ta
in
e
d
 t
h
e
n
 i
t 
w
o
u
ld
 s
e
e
m
 t
h
a
t 
th
e
 a
ff
o
rd
a
b
le
 h
o
u
s
in
g
 p
ro
p
o
s
e
d
 i
n
 r
e
la
ti
o
n
 t
o
 t
h
e
 P
D
A
s
 a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 r
o
a
d
 

c
o
rr
id
o
r 
c
o
u
ld
 b
e
 r
e
d
u
c
e
d
/r
e
m
o
v
e
d
 p
o
te
n
ti
a
ll
y
 p
ro
v
id
in
g
 a
 g
re
a
te
r 
c
o
n
tr
ib
u
ti
o
n
 t
o
 t
h
e
 c
o
s
t 
o
f 
th
e
 r
o
a
d
. 

It
 i
s
 p
o
s
s
ib
le
 t
h
a
t 
w
it
h
 t
h
e
 l
e
v
e
l 
o
f 
e
x
p
a
n
s
io
n
 o
f 
th
e
 t
o
w
n
 t
h
a
t 
w
il
l 
re
s
u
lt
 f
ro
m
 t
h
e
 D
u
n
b
e
g
 d
e
v
e
lo
p
m
e
n
t 
a
n
d
 t
h
e
 D
e
v
e
lo
p
m
e
n
t 

R
o
a
d
 t
h
a
t 
o
th
e
r 
v
a
lu
a
b
le
 u
s
e
s
 o
f 
th
e
 l
a
n
d
 r
e
le
a
s
e
d
 f
o
r 
d
e
v
e
lo
p
m
e
n
t 
m
a
y
 c
o
m
e
 f
o
rw
a
rd
, 
fo
r 
e
x
a
m
p
le
 a
 f
u
rt
h
e
r 
s
u
p
e
rm

a
rk
e
t 

s
it
e
. 
T
h
is
 h
a
s
 n
o
t 
b
e
e
n
 f
a
c
to
re
d
 i
n
to
 t
h
e
 m

o
d
e
ll
in
g
 i
n
c
lu
d
e
d
 i
n
 t
h
is
 r
e
p
o
rt
. 

A
tt
a
c
h
e
d
 i
n
 W

o
rk
in
g
 P
a
p
e
r 
1
1
 i
s
 a
 c
a
s
h
 f
lo
w
 f
o
re
c
a
s
t 
fo
r 
th
e
 r
o
a
d
 b
a
s
e
d
 o
n
 t
h
e
 i
n
fo
rm

a
ti
o
n
 p
ro
v
id
e
d
 t
o
 d
a
te

7
. 
It
 h
a
s
 b
e
e
n
 

a
s
s
u
m
e
d
 i
n
 t
h
is
 f
o
re
c
a
s
t 
th
a
t 
s
o
m
e
 £
3
.0
m
il
li
o
n
 c
a
n
 b
e
 r
e
c
o
v
e
re
d
 t
h
ro
u
g
h
 f
u
n
d
in
g
 f
ro
m
 t
h
e
 r
e
s
id
e
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
t 

p
ro
p
o
s
e
d
. 
T
h
is
 i
s
 b
a
s
e
d
 o
n
 a
s
s
u
m
p
ti
o
n
 t
h
a
t 
th
e
 l
e
v
e
l 
o
f 
d
e
v
e
lo
p
m
e
n
t 
p
ro
p
o
s
e
d
 w
il
l 
b
e
 a
b
le
 t
o
 f
u
n
d
 £
5
,2
0
0
 p
e
r 
u
n
it
. 
F
u
rt
h
e
r 

fu
n
d
s
 m

a
y
 b
e
 d
e
li
v
e
re
d
 f
ro
m
 o
th
e
r 
p
ro
je
c
ts
 b
u
t 
th
is
 w
il
l 
re
q
u
ir
e
 f
u
rt
h
e
r 
m
o
re
 d
e
ta
il
e
d
 w
o
rk
. 

T
h
e
 P
ro
je
c
t 
B
o
a
rd
 c
o
n
s
id
e
r 
th
a
t 
if
 t
h
e
 C
o
u
n
c
il
 c
a
n
 p
u
m
p
 p
ri
m
e
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
ro
a
d
 t
o
 t
h
e
 t
u
n
e
 o
f 
£
6
.0
m
n
 t
h
e
n
 t
h
e
y
 w
o
u
ld
 

e
x
p
e
c
t 
th
e
 C
o
u
n
c
il
 t
o
 b
e
 a
b
le
 t
o
 r
a
is
e
 t
h
e
 b
a
la
n
c
in
g
 f
u
n
d
s
 n
e
c
e
s
sa
ry
 t
o
 c
o
m
p
le
te
 t
h
e
 p
ro
je
c
t 
e
it
h
e
r 
d
ir
e
c
tl
y
 f
ro
m
 T
ra
n
s
p
o
rt
 

S
c
o
tl
a
n
d
 o
r 
th
ro
u
g
h
 t
h
e
 r
e
g
io
n
a
l 
tr
a
n
s
p
o
rt
 p
a
rt
n
e
rs
h
ip
, 
H
it
ra
n
s
, 
a
n
d
 d
e
v
e
lo
p
e
rs
 o
f 
th
e
 P
D
A
s
. 

H
o
w
e
v
e
r,
 i
f 
a
n
y
 f
u
n
d
in
g
 i
s
 t
o
 b
e
 d
e
li
v
e
re
d
 i
t 
is
 l
ik
e
ly
 t
h
a
t 
th
e
 C
o
u
n
c
il
 w
il
l 
h
a
v
e
 t
o
 t
a
k
e
 t
h
e
 l
e
a
d
 o
n
 t
h
e
 p
ro
je
c
t 
b
y
 c
o
m
m
it
ti
n
g
 

fu
n
d
s
 a
n
d
 t
h
e
n
 p
u
rs
u
in
g
 o
th
e
r 
fu
n
d
in
g
 p
a
rt
ie
s
. 
In
 a
d
d
it
io
n
 t
o
 t
h
is
 i
t 
w
il
l 
h
a
v
e
 t
o
 c
o
n
d
it
io
n
 p
la
n
n
in
g
 c
o
n
s
e
n
ts
, 
u
s
in
g
 l
e
g
a
l 

a
g
re
e
m
e
n
t,
 t
o
 e
n
s
u
re
 r
e
c
o
v
e
ry
 o
f 
a
n
y
 m

o
n
ie
s
 t
h
a
t 
m
ig
h
t 
b
e
 a
v
a
il
a
b
le
 f
ro
m
 d
e
v
e
lo
p
e
rs
. 

In
 c
o
n
c
lu
s
io
n
 t
h
e
 P
ro
je
c
t 
B
o
a
rd
 a
re
 s
e
e
k
in
g
 a
 c
o
m
m
it
m
e
n
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
 t
h
ro
u
g
h
 t
h
e
 C
H
O
R
D
 p
ro
je
c
t 
o
f 
£
6
.0
m
n
 t
o
 t
h
e
 

O
b
a
n
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
. 

P
r
o
je
c
t 
2
: 
D
u
n
b
e
g
 R
o
a
d
 C
o
r
r
id
o
r
 

W
e
s
t 
H
ig
h
la
n
d
 H
o
u
s
in
g
 A
s
s
o
c
ia
ti
o
n
 (
W
H
H
A
) 
a
re
 w
o
rk
in
g
 w
it
h
 H
IE
 i
n
 p
ro
m
o
ti
n
g
 a
 m

ix
e
d
 u
s
e
 d
e
v
e
lo
p
m
e
n
t 
w
h
ic
h
 w
il
l 
in
c
lu
d
e
 

b
e
tw
e
e
n
 8
0
0
 a
n
d
 9
0
0
 r
e
s
id
e
n
ti
a
l 
u
n
it
s
, 
s
p
o
rt
s
 f
a
c
il
it
ie
s
, 
e
m
p
lo
y
m
e
n
t 
u
s
e
s
, 
p
a
v
il
io
n
 c
a
fé
, 
fa
m
il
y
 p
u
b
 a
n
d
 e
m
p
lo
y
m
e
n
t 
u
s
e
s
 

a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 S
A
M
S
 s
it
e
. 
A
ll
 o
f 
w
h
ic
h
 u
s
e
s
 a
re
 b
ro
a
d
ly
 c
o
m
p
li
a
n
t 
w
it
h
 t
h
e
 l
o
c
a
l 
p
la
n
. 
W
H
H
A
 e
x
p
e
c
t 
to
 d
e
li
v
e
r 
a
 h
ig
h
 

p
ro
p
o
rt
io
n
 o
f 
a
ff
o
rd
a
b
le
 h
o
u
s
in
g
 (
5
0
 p
e
r 
c
e
n
t)
 w
it
h
 t
h
e
ir
 s
is
te
r 
c
o
m
p
a
n
y
 t
a
k
in
g
 o
n
 t
h
e
 r
o
le
 o
f 
le
a
d
 d
e
v
e
lo
p
e
r 
fo
r 
th
e
 o
p
e
n
 

m
a
rk
e
t 
u
n
it
s
. 

T
h
e
 s
it
e
 r
e
q
u
ir
e
s
 t
h
e
 c
o
n
s
tr
u
c
ti
o
n
 o
f 
a
n
 i
n
te
rn
a
l 
s
p
in
e
 r
o
a
d
, 
th
e
 e
x
p
e
c
te
d
 r
o
u
te
 o
f 
w
h
ic
h
 l
in
k
s
 f
ro
m
 t
h
e
 A
8
5
 s
o
u
th
 o
f 
D
u
n
b
e
g
 

to
 t
h
e
 A
8
5
/J
a
n
e
 R
o
a
d
 j
u
n
c
ti
o
n
. 
P
a
rt
 o
f 
th
is
 r
o
a
d
 l
in
e
 w
h
ic
h
 w
a
s
 t
h
o
u
g
h
t 
to
 h
a
v
e
 b
e
e
n
 o
w
n
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
, 
is
 i
n
 f
a
c
t 
s
u
b
je
c
t 

to
 t
h
ir
d
 p
a
rt
y
 i
n
te
re
s
ts
, 
w
h
ic
h
 i
n
te
re
s
ts
 a
re
 k
n
o
w
n
 t
o
 A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
’s
 l
e
g
a
l 
te
a
m
 a
s
 t
h
e
 “
a
m
e
n
it
y
 a
re
a
s
”8
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 c
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£
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m

ill
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lu

d
e
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c
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c
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te
d
 w
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a
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 p
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c
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 S
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 K
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p
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It
 i
s
 u
n
d
e
rs
to
o
d
 f
o
ll
o
w
in
g
 d
is
c
u
s
s
io
n
s
 w
it
h
 W

H
H
A
 t
h
a
t 
th
e
s
e
 i
n
te
re
s
t 
a
re
 n
o
t 
fu
n
d
a
m
e
n
ta
l 
to
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
a
n
d
 d
o
 n
o
t 

re
p
re
s
e
n
t 
a
 c
o
n
s
tr
a
in
t 
o
n
 t
h
e
 d
e
v
e
lo
p
m
e
n
t.
 I
n
 a
d
d
it
io
n
 t
o
 w
h
ic
h
 t
h
e
 C
o
u
n
c
il
 b
e
li
e
v
e
s
 t
h
a
t 
if
 t
h
e
 m

a
tt
e
r 
c
a
n
n
o
t 
b
e
 r
e
s
o
lv
e
d
 b
y
 

n
e
g
o
ti
a
ti
o
n
 t
h
e
n
 t
h
e
 C
o
u
n
c
il
 w
il
l 
b
e
 a
b
le
 t
o
 d
o
 s
o
 b
y
 u
s
in
g
 i
ts
 c
o
m
p
u
ls
o
ry
 p
u
rc
h
a
s
e
 p
o
w
e
rs
. 
N
o
 d
e
ta
il
e
d
 d
is
c
u
s
s
io
n
s
 w
o
u
ld
 

a
p
p
e
a
r 
to
 h
a
v
e
 b
e
e
n
 h
a
d
 w
it
h
 t
h
e
 t
h
ir
d
 p
a
rt
ie
s
, 
b
u
t 
C
o
u
n
c
il
 e
s
ti
m
a
te
s
 a
re
 t
h
a
t 
e
a
c
h
 i
n
te
re
s
t 
m
a
y
b
e
 r
e
s
o
lv
e
d
 o
n
 p
a
y
m
e
n
t 
o
f 

£
1
0
,0
0
0
. 
It
 i
s
 n
o
t 
k
n
o
w
n
 h
o
w
 m

a
n
y
 i
n
te
re
s
ts
 t
h
e
re
 a
re
. 
 

It
 i
s
 u
n
d
e
rs
to
o
d
 t
h
a
t 
W
H
H
A
 h
a
v
e
 u
n
d
e
rw
ri
tt
e
n
 t
h
e
 c
o
s
t 
o
f 
s
e
c
u
ri
n
g
 t
h
e
 a
c
c
e
s
s
 r
ig
h
ts
 a
n
d
 a
n
y
 C
P
O
 a
c
ti
o
n
 r
e
q
u
ir
e
d
, 
b
u
t 
th
a
t 
in
 

a
n
y
 e
v
e
n
t 
th
e
y
 d
o
 n
o
t 
c
o
n
s
id
e
r 
th
is
 i
s
s
u
e
 w
il
l 
im
p
a
c
t 
o
n
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
a
s
 t
h
e
 r
o
a
d
 l
in
k
 i
s
 n
o
t 
e
s
s
e
n
ti
a
l 
to
 t
h
e
 p
ro
je
c
t9
. 

W
H
H
A
 h
a
v
e
 s
u
g
g
e
s
te
d
 t
h
a
t 
if
 t
h
is
 p
a
rt
 o
f 
th
e
 r
o
a
d
 w
e
re
 n
o
t 
c
o
n
s
tr
u
c
te
d
 t
h
e
y
 m

ig
h
t 
h
a
v
e
 t
o
 r
e
d
u
c
e
 t
h
e
 s
c
a
le
 o
f 
th
e
 p
ro
je
c
t 

b
y
 2
0
 t
o
 4
0
 u
n
it
s
. 
 

A
t 
th
e
 t
im
e
 o
f 
w
ri
ti
n
g
 t
h
is
 r
e
p
o
rt
 W

H
H
A
 h
a
v
e
 n
o
t 
c
a
rr
ie
d
 o
u
t 
a
n
y
 d
e
ta
il
e
d
 s
it
e
 i
n
v
e
s
ti
g
a
ti
o
n
s
, 
b
u
t 
e
x
p
e
c
t 
to
 c
o
m
m
e
n
c
e
 m

a
s
te
r 

p
la
n
n
in
g
 w
o
rk
 i
m
m
in
e
n
tl
y
, 
w
it
h
 s
u
b
m
is
s
io
n
 o
f 
a
n
 o
u
tl
in
e
 p
la
n
n
in
g
 a
p
p
li
c
a
ti
o
n
 f
o
ll
o
w
in
g
 t
h
e
re
a
ft
e
r 
(A
u
g
u
s
t 
’0
8
) 
W
H
H
A
 h
o
p
e
 t
o
 

s
ta
rt
 i
n
fr
a
s
tr
u
c
tu
re
 w
o
rk
s
 o
n
 s
it
e
 i
n
 a
p
p
ro
x
im
a
te
ly
 J
u
ly
 2
0
0
9
. 
T
h
e
y
 e
x
p
e
c
t 
th
e
 w
h
o
le
 p
ro
je
c
t 
to
 t
a
k
e
 a
p
p
ro
x
im
a
te
ly
 1
0
 y
e
a
rs
, 

w
h
ic
h
 i
s
 o
u
ts
id
e
 t
h
e
 s
c
o
p
e
 o
f 
th
e
 C
o
u
n
c
il
’s
 t
im
e
ta
b
le
 a
s
 f
a
r 
th
e
 C
H
O
R
D
 p
ro
je
c
t 
is
 c
o
n
c
e
rn
e
d
. 
 

W
H
H
A
 c
o
n
s
id
e
r,
 b
a
s
e
d
 o
n
 t
h
e
ir
 o
w
n
 a
p
p
ra
is
a
l 
w
o
rk
, 
th
a
t 
th
is
 p
ro
je
c
t 
w
il
l 
s
ta
n
d
 o
n
 i
ts
 o
w
n
 f
e
e
t 
fi
n
a
n
c
ia
ll
y
 w
it
h
 a
s
s
is
ta
n
c
e
 

fr
o
m
 g
o
v
e
rn
m
e
n
t 
fr
o
m
 H
o
u
s
in
g
 A
s
s
o
c
ia
ti
o
n
 G
ra
n
t,
 H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 a
n
d
 t
h
e
 C
o
u
n
c
il
’s
 S
tr
a
te
g
ic
 L
a
n
d
 F
u
n
d
. 

H
o
w
e
v
e
r 
a
t 
th
is
 s
ta
g
e
 i
t 
is
 n
o
t 
k
n
o
w
n
 w
h
a
t 
le
v
e
l 
o
f 
fu
n
d
in
g
 t
h
a
t 
m
ig
h
t 
re
q
u
ir
e
, 
th
o
u
g
h
 W

H
H
A
 a
p
p
e
a
r 
c
o
n
te
n
t 
th
a
t 
th
is
 w
il
l 
b
e
 

a
t 
“n
o
rm

a
l”
 l
e
v
e
ls
 f
o
r 
th
is
 t
y
p
e
 o
f 
p
ro
je
c
t.
 

It
 i
s
 c
o
n
s
id
e
re
d
, 
b
a
s
e
d
 o
n
 c
o
m
m
e
n
ts
 m

a
d
e
 b
y
 W

e
s
t 
H
ig
h
la
n
d
 H
o
u
s
in
g
 A
s
s
o
c
ia
ti
o
n
, 
th
a
t 
th
is
 p
ro
je
c
t 
w
il
l 
s
ta
n
d
 a
lo
n
e
 

fi
n
a
n
c
ia
ll
y
 a
n
d
 s
h
o
u
ld
 n
o
t 
re
q
u
ir
e
 a
n
y
 f
u
n
d
in
g
 f
ro
m
 t
h
e
 C
h
o
rd
 p
ro
je
c
t.
  

P
r
o
je
c
t 
3
: 
A
r
e
a
s
 F
o
r
 A
c
ti
o
n
 

T
h
e
 A
re
a
s
 f
o
r 
A
c
ti
o
n
 b
ro
a
d
ly
 c
o
n
s
id
e
r 
th
e
 u
s
e
 o
f 
th
e
 b
a
y
 i
ts
e
lf
 a
s
 a
 m

a
ri
n
a
 a
n
d
 t
h
e
 i
m
p
a
c
t 
o
n
 t
h
e
 o
th
e
r 
b
a
y
 u
s
e
rs
, 
b
e
in
g
 t
h
e
 

fi
s
h
e
rm

e
n
, 
th
e
 R
N
L
I 
a
n
d
 C
a
lm
a
c
. 
In
 a
d
d
it
io
n
 t
o
 w
h
ic
h
 t
h
e
y
 c
o
n
s
id
e
r 
th
e
 w
a
te
rf
ro
n
t 
a
t 
O
b
a
n
 a
n
d
 t
h
e
 i
m
p
ro
v
e
m
e
n
t 
o
f 
th
e
 

tr
a
n
s
p
o
rt
 l
in
k
s
 t
o
 a
n
d
 c
o
n
n
e
c
ti
o
n
s
 w
it
h
in
 t
h
e
 t
o
w
n
. 
 T
h
e
 o
u
tc
o
m
e
 o
f 
th
e
 S
T
A
G
 a
p
p
ra
is
a
l 
is
 n
o
t 
y
e
t 
k
n
o
w
n
, 
a
n
d
 s
o
 t
h
e
 i
m
p
a
c
t 

o
f 
th
e
 p
ro
p
o
s
e
d
 t
ra
n
s
p
o
rt
 h
u
b
 i
s
 n
o
t 
c
le
a
r 
a
t 
th
e
 t
im
e
 o
f 
w
ri
ti
n
g
. 
H
o
w
e
v
e
r,
 t
h
e
 P
ro
je
c
t 
B
o
a
rd
/C
o
u
n
c
il
 h
a
v
e
 c
o
m
m
it
te
d
 f
u
rt
h
e
r 

fu
n
d
s
 t
o
 t
h
e
 c
o
m
p
le
ti
o
n
 o
f 
a
 m

a
s
te
r 
p
la
n
n
in
g
 e
x
e
rc
is
e
 t
o
 d
e
v
e
lo
p
 a
n
d
 e
n
h
a
n
c
e
 t
h
e
 w
a
te
rf
ro
n
t 
a
n
d
 i
n
fr
a
st
ru
c
tu
re
 o
f 
th
e
 t
o
w
n
. 
 

W
it
h
o
u
t 
th
e
 a
b
o
v
e
 i
n
fo
rm

a
ti
o
n
 i
t 
is
 d
if
fi
c
u
lt
 t
o
 b
e
 p
re
c
is
e
 a
b
o
u
t 
th
e
 i
m
p
a
c
t 
o
f 
th
is
 p
ro
p
o
s
a
l 
in
 c
o
m
m
e
rc
ia
l 
te
rm

s
. 
H
o
w
e
v
e
r,
 

th
e
 i
m
p
ro
v
e
m
e
n
t 
a
n
d
 i
n
te
g
ra
ti
o
n
 o
f 
th
e
 u
s
e
 o
f 
th
e
 e
x
is
ti
n
g
 t
ra
n
s
p
o
rt
 s
e
rv
ic
e
s
 w
il
l 
e
n
h
a
n
c
e
 t
h
e
 e
a
s
e
 w
it
h
 w
h
ic
h
 p
e
o
p
le
 c
a
n
 

u
s
e
 O
b
a
n
 a
n
d
 t
h
e
 i
s
la
n
d
s
 i
t 
s
e
rv
e
s
. 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

9
 T

e
le

c
o
n
 w

it
h
 W

H
H

A
 1

 M
a
y
 2

0
0
8
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It
 i
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 d
e
li
v
e
ry
 o
f 
th
is
 p
ro
je
c
t 
w
il
l 
re
q
u
ir
e
 c
lo
s
e
 c
o
o
p
e
ra
ti
o
n
 w
it
h
 t
h
e
 O
b
a
n
 H
a
rb
o
u
r 
U
s
e
rs
 G
ro
u
p
, 
o
r 
s
u
c
h
 

o
th
e
r 
m
a
n
a
g
e
m
e
n
t 
b
o
d
y
 t
h
a
t 
is
 p
u
t 
in
 p
la
c
e
 f
o
r 
th
e
 h
a
rb
o
u
r,
  
w
h
o
 c
a
n
 d
ri
v
e
 t
h
e
 p
ro
je
ct
 f
o
rw
a
rd
 a
n
d
 c
o
o
rd
in
a
te
 t
h
e
 

in
te
re
s
te
d
 p
a
rt
ie
s
. 
It
 i
s
 p
o
s
s
ib
le
 t
h
a
t 
th
e
 C
o
u
n
c
il
 c
o
u
ld
 d
ri
v
e
 t
h
e
 p
ro
je
c
t,
 b
u
t 
it
 w
o
u
ld
 h
a
v
e
 t
o
 d
e
d
ic
a
te
 a
p
p
ro
p
ri
a
te
 a
n
d
 

in
te
re
s
te
d
 r
e
s
o
u
rc
e
 t
o
 t
h
e
 p
ro
je
c
t.
 

P
r
o
je
c
t 
4
: 
O
b
a
n
 h
a
r
b
o
u
r
 Y
a
c
h
t 
M
a
r
in
a
 D
e
v
e
lo
p
m
e
n
t 

T
h
e
 p
ro
p
o
s
a
l 
is
 t
o
 d
e
v
e
lo
p
 a
n
 i
n
s
h
o
re
, 
tr
a
n
s
it
 m

a
ri
n
a
 (
y
a
c
h
t 
h
a
v
e
n
) 
w
it
h
 c
a
p
a
c
it
y
 f
o
r 
6
0
 –
 8
0
 b
e
rt
h
s
 b
a
s
e
d
 o
n
 a
 p
o
n
to
o
n
 

s
y
s
te
m
. 
T
h
e
 p
ro
je
c
t 
c
u
rr
e
n
tl
y
 i
s
 r
e
in
fo
rc
e
d
 b
y
 t
h
e
 p
re
s
e
n
c
e
 o
f 
a
 c
o
m
m
e
rc
ia
l 
a
d
v
o
c
a
te
, 
O
b
a
n
 B
a
y
 M
a
ri
n
e
 (
O
B
M
).
 O
B
M
 i
s
 a
 

n
o
t-
fo
r-
p
ro
fi
t 
s
o
c
ia
l 
e
n
te
rp
ri
s
e
 c
o
m
p
a
n
y
, 
in
c
o
rp
o
ra
te
d
 i
n
 J
u
n
e
 2
0
0
7
 w
it
h
 t
h
e
 a
im
 o
f 
im
p
ro
v
in
g
 t
h
e
 f
a
c
il
it
ie
s
 f
o
r 
b
o
a
t 
o
w
n
e
rs
 i
n
 

a
n
d
 a
ro
u
n
d
 O
b
a
n
1
0
. 
 

N
o
t 
w
it
h
s
ta
n
d
in
g
 t
h
e
 p
re
s
e
n
c
e
 o
f 
th
e
 O
B
M
 f
o
r 
th
e
 p
u
rp
o
s
e
s
 o
f 
th
e
 C
H
O
R
D
 p
ro
je
c
t,
 t
h
is
 p
ro
p
o
s
a
l 
h
a
s
 b
e
e
n
 l
o
o
k
e
d
 a
t 
e
n
ti
re
ly
 

a
s
 i
f 
it
 w
a
s
 b
e
in
g
 p
ro
m
o
te
d
 b
y
 A
rg
y
ll
 a
n
d
 B
u
te
 C
o
u
n
c
il
 a
n
d
 i
n
 i
s
o
la
ti
o
n
 o
f 
th
e
 o
th
e
r 
p
ro
p
o
s
a
ls
 f
o
r 
O
b
a
n
. 
H
o
w
e
v
e
r,
 t
h
e
 p
ro
-

fo
rm

a
 i
n
fo
rm

a
ti
o
n
 p
ro
v
id
e
d
 b
y
 O
B
M
 h
a
s
 b
e
e
n
 u
s
e
d
 a
s
 t
h
e
 b
a
s
e
 f
in
a
n
c
ia
l 
in
fo
rm

a
ti
o
n
 f
o
r 
th
e
 p
ro
je
c
t.
 I
t 
s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 

w
h
il
e
 O
B
M
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 m

a
ri
n
a
 a
s
 t
h
e
y
 p
ro
p
o
s
e
d
 i
t 
c
o
u
ld
 b
e
 i
n
s
ta
ll
e
d
 w
it
h
o
u
t 
a
ff
e
c
ti
n
g
 o
th
e
r 
u
s
e
rs
 o
f 
th
e
 b
a
y
, 
s
u
c
h
 a
s
 

fi
s
h
e
rm

e
n
 a
n
d
 C
a
lm
a
c
 d
id
 n
o
t 
s
h
a
re
 t
h
is
 v
ie
w
. 
H
o
w
e
v
e
r,
 n
o
n
e
 o
f 
th
e
 p
o
te
n
ti
a
ll
y
 a
ff
e
c
te
d
 o
rg
a
n
is
a
ti
o
n
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 

p
ro
b
le
m
s
 i
d
e
n
ti
fi
e
d
 w
e
re
 i
n
s
u
rm

o
u
n
ta
b
le
 a
n
d
 a
 r
e
a
li
g
n
m
e
n
t 
o
f 
u
s
e
rs
 w
it
h
in
 t
h
e
 h
a
rb
o
u
r,
 a
s
 p
ro
p
o
s
e
d
 b
y
 t
h
e
 A
re
a
s
 f
o
r 
A
c
ti
o
n
 

p
ro
je
c
t.
 

In
 g
e
n
e
ra
l 
th
e
 p
ro
je
c
t 
is
 a
n
ti
c
ip
a
te
d
 t
o
 c
o
s
t 
a
p
p
ro
x
im
a
te
ly
 £
1
, 
6
1
3
,0
0
0
 t
o
 e
s
ta
b
li
s
h
 a
n
d
 t
o
 g
e
n
e
ra
te
 f
ir
s
t 
y
e
a
r 
re
v
e
n
u
e
s
 o
f 

£
1
4
7
,9
8
7
, 
b
a
s
e
d
 o
n
 7
5
 p
e
r 
c
e
n
t 
o
c
c
u
p
a
n
c
y
. 
T
h
e
 r
e
v
e
n
u
e
 f
ig
u
re
s
 a
re
 e
x
p
e
c
te
d
 t
o
 r
is
e
 t
o
 £
1
8
7
,4
4
6
 i
n
 y
e
a
r 
3
, 
b
a
s
e
d
 9
5
 p
e
r 

c
e
n
t 
o
c
c
u
p
a
n
c
y
, 
th
o
u
g
h
 b
o
th
 o
c
c
u
p
a
n
c
y
 r
a
te
s
 a
s
s
u
m
e
 5
8
 b
e
rt
h
s
 a
re
 c
re
a
te
d
. 
W
h
il
e
 t
h
e
 o
c
c
u
p
a
n
c
y
 r
a
te
s
 l
o
o
k
 p
o
s
it
iv
e
 i
t 

s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
th
e
s
e
 r
a
te
s
 i
g
n
o
re
 i
n
c
o
m
e
 g
e
n
e
ra
te
d
 f
ro
m
 r
a
ft
e
d
 b
o
a
ts
, 
o
f 
w
h
ic
h
 1
2
 r
a
ft
e
d
 b
e
rt
h
s
 w
il
l 
b
e
 c
re
a
te
d
. 
 

T
h
e
 f
ig
u
re
s
 i
d
e
n
ti
fi
e
d
 a
b
o
v
e
 h
a
v
e
 b
e
e
n
 i
n
c
o
rp
o
ra
te
d
 i
n
to
 a
 c
a
s
h
 f
lo
w
 u
s
in
g
 T
re
a
s
u
ry
 G
re
e
n
 B
o
o
k
 p
ri
n
c
ip
le
s
 i
.e
. 
ig
n
o
ri
n
g
 

in
te
re
s
t 
a
n
d
 u
s
in
g
 a
 d
is
c
o
u
n
t 
ra
te
 o
f 
3
.5
 p
e
r 
c
e
n
t 
it
 c
a
n
 b
e
 s
e
e
n
 t
h
a
t 
th
e
 p
ro
je
c
t 
g
e
n
e
ra
te
s
 a
 p
o
s
it
iv
e
 N
e
t 
P
re
s
e
n
t 
V
a
lu
e
1
1
 o
f 

a
p
p
ro
x
im
a
te
ly
 £
5
0
0
,0
0
0
 w
it
h
 a
n
 I
n
te
rn
a
l 
R
a
te
 o
f 
R
e
tu
rn

1
2
 o
f 
7
 p
e
r 
c
e
n
t 
(s
e
e
 W

o
rk
in
g
 P
a
p
e
r 
1
1
).
 T
h
is
 w
o
u
ld
 s
u
g
g
e
s
t 
th
a
t 
th
e
 

p
ro
je
c
t 
w
a
s
 c
a
p
a
b
le
 o
f 
s
ta
n
d
in
g
 a
lo
n
e
 i
n
 c
o
m
m
e
rc
ia
l 
te
rm

s
, 
re
q
u
ir
in
g
 l
it
tl
e
 o
r 
n
o
 p
u
b
li
c
 s
u
p
p
o
rt
. 
It
 s
h
o
u
ld
 b
e
 n
o
te
d
 t
h
a
t 
fo
r 

th
is
 a
n
a
ly
s
is
 w
e
 h
a
v
e
 a
s
s
u
m
e
d
 a
 3
 p
e
r 
c
e
n
t 
y
e
a
r 
o
n
 y
e
a
r 
g
ro
w
th
 i
n
 a
n
n
u
a
l 
in
c
o
m
e
. 
If
 t
h
is
 i
s
 n
o
t 
a
s
s
u
m
e
d
 t
h
e
n
 t
h
e
 N
P
V
 d
ro
p
s
 

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
   

1
0
 A

s
 p

ro
p
o
s
e
d
 i
n
 t
h
e
 O

b
a
n
 A

c
ti
o
n
 P

la
n
 M

a
y
 2

0
0
6
. 

1
1
 N

P
V

 –
 C

o
m

p
a
re

s
 t
h
e
 p

re
s
e
n
t 

v
a
lu

e
 o

f 
fu

tu
re

 r
e
c
e
ip

ts
 f
ro

m
 a

 p
ro

p
o
s
e
d
 i
n
v
e
s
tm

e
n
t 

w
it
h
 f
u
tu

re
 o

u
tg

o
in

g
s
 a

n
d
  
if
 t

h
e
 v

a
lu

e
 o

f 
re

c
e
ip

ts
 e

xc
e
e
d
s
 t

h
e
 o

u
tg

o
in

g
s
 t
h
e
 i
n
v
e
s
tm

e
n
t 

is
 d

e
e
m

e
d
 w

o
rt

h
w

h
ile

. 

1
2
 I

R
R

 –
 R

a
te

 a
t 

w
h
ic

h
 a

ll 
fu

tu
re

 r
e
c
e
ip

ts
 a

n
d
 p

a
ym

e
n
ts

 a
re

 d
is

c
o
u
n
te

d
 a

t 
w

h
ic

h
 t
h
e
y
 e

q
u
a
l 
e
a
c
h
 o

th
e
r.

 T
h
is

 s
h
o
w

s
 t

h
e
 a

c
tu

a
l 
ra

te
 o

f 
re

tu
rn

 o
n
 t

h
e
 c

a
p
it
a
l 
in

v
e
s
te

d
 i
n
 t

h
e
 s

c
h
e
m

e
. 
A

t 
th

is
 r

a
te

 t
h
e
 

N
P

V
 w

ill
 e

q
u
a
l 
z
e
ro

. 
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to
 a
p
p
ro
x
im
a
te
ly
 n
e
g
a
ti
v
e
 £
1
7
5
,0
0
0
 a
n
d
 c
le
a
rl
y
 w
o
u
ld
 r
e
q
u
ir
e
 p
u
b
li
c
 s
u
p
p
o
rt
 o
r 
o
u
ts
id
e
 i
n
te
rv
e
n
ti
o
n
 t
o
 m

a
k
e
 t
h
e
 p
ro
je
c
t 

c
o
m
m
e
rc
ia
ll
y
 a
tt
ra
c
ti
v
e
. 
 

H
o
w
e
v
e
r,
 i
t 
is
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 p
ro
je
c
t 
s
h
o
u
ld
 b
e
 c
o
n
s
id
e
re
d
 f
ro
m
 a
 m

o
re
 c
o
m
m
e
rc
ia
l 
 p
e
rs
p
e
c
ti
v
e
 (
s
e
e
 W

o
rk
in
g
 P
a
p
e
r 
1
1
) 

a
n
d
 s
o
 f
u
rt
h
e
r 
m
o
d
e
ll
in
g
 h
a
s
 b
e
e
n
 d
o
n
e
 i
n
 w
h
ic
h
 i
t 
c
a
n
 b
e
 s
e
e
n
 t
h
a
t 
w
it
h
o
u
t 
in
te
rv
e
n
ti
o
n
 t
h
e
 p
ro
je
c
t 
p
ro
d
u
ce
s
 a
 n
e
g
a
ti
v
e
 

N
P
V
 o
f 
a
p
p
ro
x
im
a
te
ly
 £
8
4
2
,0
0
0
. 
T
h
is
 a
s
s
u
m
e
s
 t
h
a
t 
th
e
 f
u
ll
 c
o
s
t 
o
f 
th
e
 m

a
ri
n
a
 p
ro
p
o
s
a
l 
w
e
re
 m

e
t 
b
y
 t
h
ir
d
 p
a
rt
y
 f
u
n
d
in
g
 a
n
d
 

a
 c
o
m
m
e
rc
ia
l 
re
tu
rn
 w
a
s
 p
a
y
a
b
le
 o
n
 t
h
a
t 
fu
n
d
in
g
. 
It
 i
s
 f
e
lt
 t
h
a
t 
e
x
te
rn
a
l 
fu
n
d
in
g
 w
il
l 
b
e
 a
c
h
ie
v
e
d
 e
it
h
e
r 
th
ro
u
g
h
 t
h
e
 C
ro
w
n
 

E
s
ta
te
, 
w
h
o
 a
re
 u
n
d
e
rs
to
o
d
 t
o
 b
e
 p
re
p
a
re
d
 t
o
 i
n
v
e
s
t 
in
 s
u
c
h
 p
ro
je
c
ts
, 
p
ro
v
id
in
g
 a
 r
o
b
u
s
t 
b
u
s
in
e
s
s
 c
a
s
e
 c
a
n
 b
e
 m

a
d
e
, 
o
r 
b
a
n
k
 

fu
n
d
in
g
, 
b
u
t 
th
a
t 
in
 o
rd
e
r 
to
 m

a
k
e
 t
h
e
 p
ro
je
c
t 
w
o
rk
 s
o
m
e
 C
o
u
n
c
il
 p
u
m
p
 p
ri
m
in
g
 i
s
 r
e
q
u
ir
e
d
. 

H
o
w
e
v
e
r,
 i
t 
is
 f
e
lt
 t
h
a
t 
in
 o
rd
e
r 
to
 p
ro
g
re
s
s
 t
h
e
 p
ro
je
c
t 
s
a
ti
s
fa
c
to
ri
ly
 i
t 
w
il
l 
b
e
 n
e
c
e
s
s
a
ry
 t
o
 d
e
a
l 
w
it
h
 i
s
s
u
e
s
 o
f 
o
p
e
ra
ti
o
n
 o
f 

th
e
 H
a
rb
o
u
r 
a
n
d
 p
a
rt
ic
u
la
rl
y
 f
ro
m
 t
h
e
 f
is
h
e
rm

e
n
’s
 a
n
d
 R
N
L
I 
p
o
in
ts
 o
f 
v
ie
w
. 
In
 d
e
a
li
n
g
 w
it
h
 t
h
e
 f
is
h
e
rm

e
n
 t
h
e
 l
o
c
a
ti
o
n
 o
f 
th
e
 

R
N
L
I 
w
il
l 
h
a
v
e
 t
o
 b
e
 r
e
v
ie
w
e
d
. 
A
n
y
 p
ro
p
o
s
a
l 
to
 t
a
k
e
 t
h
e
 m

a
ri
n
a
 f
o
rw
a
rd
 i
n
 i
s
o
la
ti
o
n
 o
f 
th
e
s
e
 t
w
o
 i
s
s
u
e
s
 w
il
l 
n
e
e
d
 t
o
 b
e
 

c
a
re
fu
ll
y
 s
c
ru
ti
n
is
e
d
 t
o
 e
n
s
u
re
 t
h
a
t 
th
e
y
 a
re
 n
o
t 
s
ig
n
if
ic
a
n
tl
y
 d
is
a
d
v
a
n
ta
g
e
d
 b
y
 t
h
e
 m

a
ri
n
a
 p
ro
p
o
s
a
l.
 A
t 
th
e
 t
im
e
 o
f 
w
ri
ti
n
g
 

th
is
 r
e
p
o
rt
 i
t 
is
 u
n
d
e
rs
to
o
d
 t
h
a
t 
th
e
 c
o
s
t 
o
f 
m
o
v
in
g
 b
o
th
 t
h
e
s
e
 p
a
rt
ie
s
 w
o
u
ld
 b
e
 i
n
 t
h
e
 o
rd
e
r 
o
f 
£
2
.4
m
n
. 
If
 t
h
is
 c
o
s
t 
is
 a
d
d
e
d
 

to
 t
h
e
 b
a
s
e
 t
ra
n
s
it
 m

a
ri
n
a
 p
ro
je
c
t 
th
e
n
 t
h
e
 p
ro
je
c
t 
d
e
li
v
e
rs
 a
 n
e
g
a
ti
v
e
 N
P
V
 o
f 
a
p
p
ro
x
im
a
te
ly
 £
1
.7
m
il
li
o
n
 (
S
e
e
 W

o
rk
in
g
 P
a
p
e
r 

1
1
).
 

In
 s
u
m
m
a
ry
 i
t 
is
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 p
ro
p
o
s
a
l,
 i
n
c
lu
d
in
g
 r
e
lo
c
a
ti
n
g
 t
h
e
 f
is
h
e
rm

e
n
 a
n
d
 t
h
e
 R
N
L
I,
 w
il
l 
re
q
u
ir
e
 s
o
m
e
 p
u
b
li
c
 

in
te
rv
e
n
ti
o
n
 i
n
 o
rd
e
r 
to
 p
u
m
p
 p
ri
m
e
 t
h
e
 p
ro
je
c
t.
 I
t 
is
 f
e
lt
 a
t 
th
is
 s
ta
g
e
 t
h
a
t 
th
is
 f
u
n
d
in
g
 w
il
l 
n
o
t 
b
e
 r
e
c
o
v
e
re
d
 b
u
t 
th
a
t 
a
s
 a
n
d
 

w
h
e
n
 a
 p
la
n
n
in
g
 a
p
p
li
c
a
ti
o
n
 i
s
 b
ro
u
g
h
t 
fo
rw
a
rd
 a
 r
o
b
u
s
t 
b
u
s
in
e
s
s
 m

o
d
e
l 
s
h
o
u
ld
 b
e
 r
e
v
ie
w
e
d
 a
n
d
 a
n
 a
s
s
e
s
s
m
e
n
t 
m
a
d
e
 a
t 
th
a
t 

ti
m
e
 a
s
 t
o
 w
h
e
th
e
r 
a
 r
e
tu
rn
 c
a
n
 b
e
 g
e
n
e
ra
te
d
. 

It
 i
s
 f
e
lt
 t
h
a
t 
th
e
 C
H
O
R
D
 p
ro
je
c
t 
s
h
o
u
ld
 w
o
rk
 c
lo
s
e
ly
 w
it
h
 t
h
e
 O
b
a
n
 B
a
y
 M
a
s
te
r 
p
la
n
n
in
g
 e
x
e
rc
is
e
 w
h
ic
h
 i
s
 d
u
e
 t
o
 b
e
 

c
o
m
m
is
s
io
n
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
 i
n
 t
h
e
 n
e
a
r 
fu
tu
re
. 
 

T
h
e
 p
ro
je
c
t 
a
n
d
 i
ts
 m

a
n
a
g
e
m
e
n
t 
s
tr
u
c
tu
re
 w
il
l 
to
 s
o
m
e
 e
x
te
n
t 
b
e
 d
e
te
rm

in
e
d
 b
y
 w
h
o
e
v
e
r 
s
u
b
m
it
s
 a
 p
la
n
n
in
g
 a
p
p
li
c
a
ti
o
n
 f
o
r 

th
e
 p
ro
je
c
t 
a
n
d
 a
ls
o
 i
s
 a
b
le
 t
o
 s
e
c
u
re
 a
p
p
ro
p
ri
a
te
 c
o
n
s
e
n
ts
 f
ro
m
 t
h
e
 C
ro
w
n
 E
s
ta
te
. 
H
o
w
e
v
e
r,
 i
n
 t
h
e
 c
o
n
te
x
t 
o
f 
th
e
 c
u
rr
e
n
t 

p
ro
p
o
s
a
l 
it
 i
s
 c
o
n
s
id
e
re
d
 t
h
a
t 
th
e
 p
ro
je
c
t 
c
o
u
ld
 b
e
 d
e
li
v
e
re
d
 b
y
 O
B
M
 w
h
o
 a
re
 e
s
ta
b
li
s
h
e
d
 a
n
d
 a
p
p
e
a
r 
to
 h
a
v
e
 t
h
e
 d
ri
v
e
 

n
e
c
e
s
s
a
ry
 t
o
 t
a
k
e
 t
h
e
 p
ro
je
c
t 
fo
rw
a
rd
. 
T
h
a
t 
s
a
id
 t
h
e
 w
id
e
r 
H
a
rb
o
u
r 
M
a
n
a
g
e
m
e
n
t 
s
h
o
u
ld
 a
ls
o
 b
e
 t
a
k
e
n
 i
n
to
 a
c
c
o
u
n
t 
a
n
d
 a
n
 

a
p
p
ro
p
ri
a
te
 m

a
n
a
g
e
m
e
n
t 
b
o
d
y
 p
u
t 
in
 p
la
c
e
. 
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T
h
e
 P
ro
je
c
ts
 b
e
in
g
 p
u
t 
fo
rw
a
rd
 f
o
r 
C
H
O
R
D
 c
a
n
 b
e
 c
a
te
g
o
ri
s
e
d
 i
n
 5
 w
a
y
s
 i
n
 t
e
rm

s
 o
f 
th
e
ir
 e
ff
e
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 f
in
a
n
c
e
s
, 
a
s
 

s
h
o
w
n
 i
n
 F
ig
u
re
 3
. 
 

F
ig
u
r
e
 3
 

C
a
te
g
o
r
is
a
ti
o
n
 o
f 
p
r
o
je
c
ts
 b
a
s
e
d
 o
n
 e
ff
e
c
t 
o
n
 c
o
u
n
c
il
 f
u
n
d
in
g
 

C
a
te
g
o
ri
s
a
ti
o
n

D
e
s
c
ri
p
ti
o
n

A
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(N
o
 

P
a
y
b
a
c
k
)

A
 s
tr
a
ig
h
tf
o
rw
a
rd
 p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t 
th
a
t 
is
 e
s
s
e
n
ti
a
l 
a
s
 p
a
rt
 

o
f 
th
e
 o
v
e
ra
ll
 i
n
fr
a
s
tr
u
c
tu
re
/s
u
p
p
o
rt
 t
o
 t
h
e
 p
ro
je
ct
 a
n
d
 w
h
e
re
 n
o
 

re
la
te
d
 p
a
y
b
a
c
k
 c
a
n
 b
e
 i
d
e
n
ti
fi
e
d
. 
C
a
p
it
a
l 
in
v
e
s
tm

e
n
t 
in
 t
h
is
 

c
a
te
g
o
ry
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 p
ro
v
id
e
d
 i
n
 t
h
e
 C
o
u
n
c
il
 

c
a
p
it
a
l 
p
la
n
.

B
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(W

it
h
 

P
a
y
b
a
c
k
)

S
im
il
a
r 
in
v
e
s
tm

e
n
t 
in
 p
u
b
li
c
 s
e
c
to
r 
in
fr
a
s
tr
u
c
tu
re
 a
s
 a
b
o
v
e
 b
u
t 

w
h
e
re
 t
h
e
 i
n
v
e
s
tm

e
n
t 
c
a
n
 b
e
 r
e
la
te
d
 t
o
 t
h
e
 r
e
le
a
s
e
/d
e
v
e
lo
p
m
e
n
t 

o
f 
a
 s
p
e
c
if
ic
 a
s
s
e
t 
o
r 
o
th
e
r 
p
ro
je
c
t 
a
n
d
 t
h
e
 e
ff
e
c
t 
is
 a
 f
u
ll
 o
r 
p
a
rt
ia
l 

p
a
y
b
a
c
k
 o
f 
th
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t.
 W

h
e
re
 a
 f
u
ll
 p
a
y
b
a
c
k
 i
s
 

a
c
h
ie
v
e
d
 t
h
e
n
 t
h
is
 e
x
p
e
n
d
it
u
re
 w
il
l 
n
o
t 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 

a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
A
n
y
 u
n
fu
n
d
e
d
 e
le
m
e
n
t 
o
f 
a
 p
a
rt
ia
l 

p
a
y
b
a
c
k
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
.

C
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(R
e
q
u
ir
in
g
 P
u
m
p
 

P
ri
m
in
g
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s 
o
n
 a
n
 o
n
g
o
in
g
 

b
a
s
is
 b
u
t 
w
il
l 
re
q
u
ir
e
 i
n
it
ia
l 
p
u
m
p
 p
ri
m
in
g
. 
W
h
e
re
 t
h
e
 C
o
u
n
c
il
 i
s
 t
o
 

m
a
k
e
 t
h
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t 
o
f 
p
u
m
p
 p
ri
m
in
g
 t
h
e
n
 t
h
is
 w
il
l 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

D
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 (
Jo
in
t 

V
e
n
tu
re
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s 
w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
. 
H
o
w
e
v
e
r 
in
 s
o
m
e
 c
a
s
e
s
 t
h
e
re
 m

a
y
 

b
e
 a
 b
e
n
e
fi
t 
fr
o
m
 t
h
e
 p
ro
je
c
t 
b
e
in
g
 d
e
li
v
e
re
d
 o
n
 a
 j
o
in
t 
v
e
n
tu
re
 o
r 

p
a
rt
n
e
rs
h
ip
 b
a
s
is
. 
A
n
y
 i
n
v
e
s
tm

e
n
t 
b
y
 t
h
e
 C
o
u
n
c
il
 s
h
o
u
ld
 b
e
 o
ff
 s
e
t 

b
y
 a
 r
e
tu
rn
 o
r 
p
a
y
b
a
c
k
 i
n
 l
a
te
r 
y
e
a
rs
 a
n
d
 a
s
 a
 r
e
s
u
lt
 d
o
e
s
 n
o
t 

n
e
e
d
 t
o
 c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
T
h
e
 

n
a
tu
re
 o
f 
th
e
 j
o
in
t 
v
e
n
tu
re
 o
r 
p
a
rt
n
e
rs
h
ip
 w
il
l 
n
e
e
d
 t
o
 b
e
 a
s
s
e
s
s
e
d
 

in
 t
h
e
 O
B
C
 e
g
 d
e
v
e
lo
p
 a
n
d
 l
e
a
s
e
, 
d
e
v
e
lo
p
 a
n
d
 o
p
e
ra
te
 

p
a
rt
n
e
rs
h
ip
.

E
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(S
ta
n
d
a
lo
n
e
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s 
w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
 o
r 
p
a
rt
n
e
rs
h
ip
. 
T
h
e
re
 w
il
l 
b
e
 n
o
 

ro
le
 f
o
r 
th
e
 C
o
u
n
c
il
 i
n
 t
h
e
 f
in
a
n
c
in
g
 o
f 
th
e
s
e
. 
T
h
e
s
e
 w
il
l 
n
o
t 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

 

A
t 
o
n
e
 e
n
d
 o
f 
th
e
 s
p
e
c
tr
u
m
 t
h
is
 i
n
v
o
lv
e
s
 p
ro
je
c
ts
 w
h
ic
h
 a
re
 f
u
ll
y
 f
u
n
d
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
 w
it
h
 n
o
 d
ir
e
c
t 
p
a
y
 b
a
c
k
 a
n
d
 a
t 
th
e
 

o
th
e
r 
e
n
d
, 
p
ro
je
c
ts
 w
h
ic
h
 a
re
 e
n
ti
re
ly
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 r
e
q
u
ir
in
g
 n
o
 C
o
u
n
c
il
 f
in
a
n
c
ia
l 
in
te
rv
e
n
ti
o
n
. 
 T
h
e
re
 i
s
 a
 r
a
n
g
e
 o
f 

o
th
e
r 
s
c
e
n
a
ri
o
s
 i
n
 b
e
tw
e
e
n
 t
h
e
s
e
 t
w
o
 f
in
a
n
c
ia
l 
s
it
u
a
ti
o
n
s
. 

S
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 w
h
e
re
v
e
r 
p
o
s
s
ib
le
. 
M
a
n
y
 o
f 
th
e
 p
ro
je
c
ts
 r
e
q
u
ir
e
 g
re
a
te
r 
d
e
fi
n
it
io
n
 o
f 
e
le
m
e
n
ts
 

a
n
d
 o
u
tc
o
m
e
s
 i
n
 o
rd
e
r 
fo
r 
th
e
 g
ra
n
t 
o
p
p
o
rt
u
n
it
ie
s
 t
o
 b
e
 e
x
p
lo
re
d
 i
n
 g
re
a
te
r 
d
e
ta
il
. 
In
 a
d
d
it
io
n
, 
m
a
n
y
 g
ra
n
t 
s
o
u
rc
e
s
 a
re
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c
u
rr
e
n
tl
y
 i
n
 a
 s
ta
te
 o
f 
tr
a
n
s
it
io
n
 a
n
d
 m

a
n
y
 p
ro
g
ra
m
m
e
s
 a
re
 n
o
t 
d
e
v
e
lo
p
e
d
 t
o
 a
 s
ta
g
e
 w
h
e
re
b
y
 t
h
e
 e
li
g
ib
il
it
y
 o
f 
th
e
 p
ro
je
c
ts
 

c
a
n
 b
e
 a
s
s
e
s
se
d
 i
n
 m

o
re
 d
e
ta
il
. 
 H
o
w
e
v
e
r 
th
e
 m

o
s
t 
li
k
e
ly
 s
o
u
rc
e
s
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 b
e
lo
w
 w
it
h
 i
n
p
u
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
s
 

F
u
n
d
in
g
 O
ff
ic
e
r 
a
n
d
 E
u
ro
p
e
a
n
 M
a
n
a
g
e
r.
  

 In
 O
b
a
n
 t
h
e
 p
ro
je
c
ts
 f
a
ll
 i
n
to
 t
h
e
 c
a
te
g
o
ri
e
s
 a
s
 s
e
t 
o
u
t 
b
e
lo
w
. 

1
)
C
o
n
s
tr
u
c
ti
o
n
 o
f 
th
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 

T
h
is
 p
ro
je
c
t 
is
 e
x
p
e
c
te
d
 t
o
 c
o
s
t 
in
 t
h
e
 r
e
g
io
n
 o
f 
£
1
5
 m

il
li
o
n
. 
It
 i
s
 e
x
p
e
c
te
d
 t
o
 b
e
 l
a
rg
e
ly
 f
u
n
d
e
d
 f
ro
m
 p
u
b
li
c
 f
u
n
d
s
 

(C
a
te
g
o
ri
e
s
 A
 a
n
d
 B
) 
w
it
h
 s
o
m
e
 e
le
m
e
n
t 
o
f 
d
e
v
e
lo
p
e
r 
c
o
n
tr
ib
u
ti
o
n
s
 r
e
la
te
d
 t
o
 p
la
n
n
in
g
 a
p
p
ro
v
a
ls
 f
o
r 
d
e
v
e
lo
p
m
e
n
t 
in
 a
n
d
 

a
ro
u
n
d
 O
b
a
n
. 
T
h
e
 p
u
b
li
c
 f
u
n
d
in
g
 w
il
l 
b
e
 l
a
rg
e
ly
 r
e
li
a
n
t 
o
n
 t
h
e
 C
o
u
n
c
il
 w
it
h
 p
o
te
n
ti
a
l 
fu
n
d
in
g
 f
ro
m
 H
it
ra
n
s
 i
f 
T
ra
n
s
p
o
rt
 

S
c
o
tl
a
n
d
 a
g
re
e
 t
o
 p
ro
v
id
e
 f
u
n
d
in
g
 t
o
 t
h
e
 r
e
g
io
n
a
l 
tr
a
n
s
p
o
rt
 a
g
e
n
c
ie
s
 f
o
r 
p
ro
je
c
ts
 o
f 
th
is
 n
a
tu
re
. 
T
h
e
re
 a
re
 n
o
 o
th
e
r 

s
ig
n
if
ic
a
n
t 
s
o
u
rc
e
s
 o
f 
fu
n
d
in
g
 f
o
r 
th
is
 p
ro
je
ct
. 
H
o
w
e
v
e
r 
it
 i
s
 r
e
g
a
rd
e
d
 a
s
 c
ri
ti
c
a
l 
to
 t
h
e
 f
u
tu
re
 d
e
v
e
lo
p
m
e
n
t 
o
f 
O
b
a
n
 a
n
d
 i
s
 

e
x
p
e
c
te
d
 t
o
 r
e
le
a
s
e
 s
ig
n
if
ic
a
n
t 
a
re
a
s
 o
f 
la
n
d
 f
o
r 
d
e
v
e
lo
p
m
e
n
t.
  

2
)
D
u
n
b
e
g
 C
o
rr
id
o
r 
D
e
v
e
lo
p
m
e
n
t 

T
h
is
 p
ro
je
c
t 
is
 e
x
p
e
c
te
d
 t
o
 b
e
 l
a
rg
e
ly
 s
e
lf
 f
u
n
d
in
g
 t
h
ro
u
g
h
 t
h
e
 v
a
ri
o
u
s
 d
e
v
e
lo
p
e
rs
 a
n
d
 t
h
e
 i
n
v
o
lv
e
m
e
n
t 
o
f 
H
ig
h
la
n
d
s
 a
n
d
 

Is
la
n
d
s
 E
n
te
rp
ri
s
e
. 
It
 s
it
s
 l
a
rg
e
ly
 w
it
h
in
 c
a
te
g
o
ry
 E
 a
s
 a
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
y
. 
  

3
)
A
re
a
s
 f
o
r 
A
c
ti
o
n
 (
m
o
v
in
g
 t
h
e
 l
if
e
b
o
a
t 
S
ta
ti
o
n
/e
n
h
a
n
c
e
d
 f
is
h
 b
e
rt
h
in
g
 f
a
c
il
it
ie
s
 a
t 
S
o
u
th
 P
ie
r/
S
T
A
P
 f
o
r 
tr
a
n
s
p
o
rt
 h
u
b
) 

T
h
e
se
 p
ro
je
c
ts
 a
re
 e
x
p
e
c
te
d
 t
o
 b
e
 l
a
rg
e
ly
 c
a
te
g
o
ry
 A
 i
n
v
o
lv
in
g
 p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t 
w
it
h
 n
o
 d
ir
e
c
t 
p
a
y
b
a
c
k
. 
G
ra
n
ts
 

w
il
l 
b
e
 r
e
q
u
ir
e
d
 t
o
 f
a
c
il
it
a
te
 t
h
e
 M
a
ri
n
a
 p
ro
je
c
t 
(s
e
e
 b
e
lo
w
),
 t
h
e
 r
e
lo
c
a
ti
o
n
 o
f 
th
e
 f
is
h
e
rm

e
n
 t
o
 t
h
e
 p
ie
r 
c
u
rr
e
n
tl
y
 o
c
c
u
p
ie
d
 

b
y
 t
h
e
 L
if
e
b
o
a
t 
a
n
d
 t
h
e
 r
e
lo
c
a
ti
o
n
 o
f 
th
e
 l
if
e
b
o
a
t 
to
 a
 s
u
it
a
b
le
 l
o
c
a
ti
o
n
. 
T
h
e
 i
n
te
r 
n
o
d
a
l 
tr
a
n
s
p
o
rt
 h
u
b
 h
a
s
 n
o
t 
a
s
 y
e
t 
h
a
d
 

it
s
 S
T
A
G
 a
p
p
ra
is
a
l 
th
e
re
fo
re
 t
h
e
 f
in
a
n
c
ia
l 
re
q
u
ir
e
m
e
n
ts
 a
n
d
 c
o
m
m
e
rc
ia
l 
e
le
m
e
n
ts
 a
re
 s
ti
ll
 t
o
 b
e
 d
e
te
rm

in
e
d
. 
T
h
e
re
 m

a
y
 b
e
 

a
 s
o
u
rc
e
 o
f 
fu
n
d
in
g
 t
h
ro
u
g
h
 E
R
D
F
 f
o
r 
s
m
a
ll
-s
c
a
le
 l
o
c
a
l 
p
o
rt
 d
e
v
e
lo
p
m
e
n
t 
s
u
p
p
o
rt
 r
e
la
ti
n
g
 t
o
 i
n
te
rm

o
d
a
l 
tr
a
n
s
p
o
rt
 a
n
d
 t
o
 

tr
a
n
s
p
o
rt
 f
o
r 
a
c
c
e
s
s
 f
o
r 
e
x
a
m
p
le
 f
e
rr
ie
s
. 

T
h
e
 m

o
re
 d
e
ta
il
e
d
 r
e
q
u
ir
e
m
e
n
ts
 o
f 
th
e
 A
re
a
s
 f
o
r 
A
c
ti
o
n
 a
re
 t
o
 b
e
 d
e
te
rm

in
e
d
 t
h
ro
u
g
h
 t
h
e
 O
b
a
n
 B
a
y
 a
n
d
 T
o
w
n
 C
e
n
tr
e
 

M
a
s
te
rp
la
n
. 
 

T
h
e
 E
u
ro
p
e
a
n
 F
is
h
e
ri
e
s
 F
u
n
d
 2
0
0
7
-1
3
 m

a
y
 p
ro
v
id
e
 r
e
s
tr
ic
te
d
 s
u
p
p
o
rt
 f
o
r 
p
o
rt
 d
e
v
e
lo
p
m
e
n
ts
 d
ir
e
c
tl
y
 r
e
la
te
d
 t
o
 t
h
e
 f
is
h
in
g
 

in
d
u
s
tr
y
 T
h
e
re
 m

a
y
 t
h
e
re
fo
re
 b
e
 s
u
p
p
o
rt
 f
o
r 
s
o
m
e
 o
f 
th
e
 e
le
m
e
n
ts
 o
f 
th
e
 p
ro
je
c
ts
 t
o
 b
e
 d
ra
w
n
 f
ro
m
 t
h
e
 A
F
A
s
 i
n
 O
b
a
n
. 

T
h
e
 f
u
n
d
in
g
 p
ro
g
ra
m
m
e
 f
o
r 
fi
s
h
e
ri
e
s
 s
u
p
p
o
rt
 i
s
 s
ti
ll
 t
o
 b
e
 a
p
p
ro
v
e
d
. 
In
te
rv
e
n
ti
o
n
 r
a
te
s
 a
re
 u
s
u
a
ll
y
 5
0
%
. 
 

4
)
O
b
a
n
 H
a
rb
o
u
r 
M
a
ri
n
a
 D
e
v
e
lo
p
m
e
n
t 

T
h
is
 p
ro
je
c
t 
is
 c
o
n
s
id
e
re
d
 t
o
 b
e
 c
a
te
g
o
ry
 C
, 
a
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
y
 r
e
q
u
ir
in
g
 s
o
m
e
 p
u
m
p
 p
ri
m
in
g
. 
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T
h
is
 p
ro
je
c
t 
is
 e
x
p
e
c
te
d
 t
o
 c
o
s
t 
a
p
p
ro
x
im
a
te
ly
 £
1
.6
 m

il
li
o
n
. 
A
 c
o
m
m
e
rc
ia
l 
o
p
e
ra
to
r 
O
b
a
n
 B
a
y
 M
a
ri
n
e
 (
O
B
M
) 
(a
 n
o
t-
fo
r-

p
ro
fi
t 
s
o
c
ia
l 
e
n
te
rp
ri
s
e
 c
o
m
p
a
n
y
) 
is
 c
u
rr
e
n
tl
y
 p
ro
m
o
ti
n
g
 a
 m

a
ri
n
a
 i
n
 t
h
is
 l
o
c
a
ti
o
n
. 
U
n
d
e
r 
th
e
ir
 c
a
lc
u
la
ti
o
n
s
, 
a
 p
u
b
li
c
 s
e
c
to
r 

c
o
n
tr
ib
u
ti
o
n
 o
f 
4
0
%
 (
£
6
4
0
,0
0
0
) 
is
 r
e
q
u
ir
e
d
 t
o
 p
ro
v
id
e
 a
 l
e
v
e
l 
o
f 
s
e
c
u
ri
ty
 a
g
a
in
s
t 
w
h
ic
h
 t
o
 s
o
u
rc
e
 b
o
rr
o
w
in
g
. 
It
 i
s
 f
e
lt
 t
h
a
t 

e
x
te
rn
a
l 
fu
n
d
in
g
 w
il
l 
b
e
 a
c
h
ie
v
e
d
 e
it
h
e
r 
th
ro
u
g
h
 t
h
e
 C
ro
w
n
 E
s
ta
te
, 
w
h
o
 a
re
 u
n
d
e
rs
to
o
d
 t
o
 b
e
 p
re
p
a
re
d
 t
o
 i
n
v
e
s
t 
in
 s
u
c
h
 

p
ro
je
c
ts
, 
p
ro
v
id
in
g
 a
 r
o
b
u
s
t 
b
u
s
in
e
s
s
 c
a
s
e
 c
a
n
 b
e
 m

a
d
e
, 
o
r 
b
a
n
k
 f
u
n
d
in
g
. 
(S
e
e
 C
o
m
m
e
rc
ia
l 
c
a
s
e
).
 O
th
e
r 
s
o
u
rc
e
s
 o
f 
g
ra
n
t 

fu
n
d
in
g
 m

a
y
 i
n
c
lu
d
e
 L
e
a
d
e
r 
a
n
d
 t
h
e
 B
ig
 L
o
tt
e
ry
 u
n
d
e
r 
th
e
 h
e
a
d
in
g
 o
f 
“g
ro
w
in
g
 c
o
m
m
u
n
it
y
 a
s
s
e
ts
”.
 T
h
is
 m

a
y
 r
e
q
u
ir
e
 

s
o
m
e
 e
le
m
e
n
t 
o
f 
o
w
n
e
rs
h
ip
 o
f 
th
e
 a
s
s
e
t 
b
y
 t
h
e
 c
o
m
m
u
n
it
y
. 
O
b
a
n
 B
a
y
 M
a
ri
n
e
 h
a
s
 a
ls
o
 a
p
p
li
e
d
 t
o
 t
h
e
 O
b
a
n
 C
o
m
m
o
n
 G
o
o
d
 

fu
n
d
 a
n
d
 n
o
 d
e
c
is
io
n
 h
a
s
 a
s
 y
e
t 
b
e
e
n
 g
iv
e
n
. 
H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 m

a
y
 b
e
 a
p
p
ro
a
c
h
e
d
 f
o
r 
fu
n
d
in
g
. 
 

T
h
e
 S
R
D
P
 p
ro
g
ra
m
m
e
 w
il
l 
a
s
s
is
t 
c
o
m
m
u
n
it
y
 g
ro
u
p
s
 w
it
h
 a
 v
a
ri
e
ty
 o
f 
p
ro
je
c
ts
. 
T
h
e
 i
n
it
ia
l 
v
ie
w
 o
f 
th
e
 p
ro
je
c
t 
o
ff
ic
e
r 
w
a
s
 

th
a
t 
o
n
ly
 p
ro
je
c
ts
 a
b
o
v
e
 t
h
e
 h
ig
h
 w
a
te
r 
m
a
rk
 w
il
l 
a
tt
ra
c
t 
S
R
D
P
 f
u
n
d
in
g
 b
u
t 
th
is
 c
o
u
ld
 b
e
 t
e
s
te
d
 w
it
h
 a
n
 a
p
p
li
c
a
ti
o
n
. 
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E
s
ta
b
li
s
h
in
g
 t
h
e
s
e
 p
ro
je
c
ts
 w
il
l 
b
e
 i
n
te
n
s
iv
e
 o
f 
m
a
n
a
g
e
m
e
n
t 
c
o
m
m
it
m
e
n
t 
b
y
 t
h
e
 C
o
u
n
c
il
. 
 T
h
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 r
e
q
u
ir
e
s
 

fu
rt
h
e
r 
c
o
n
s
u
lt
a
ti
o
n
s
, 
a
n
d
 t
h
e
 h
a
rb
o
u
r 
A
F
A
s 
n
e
e
d
 t
o
 b
e
 s
e
le
c
te
d
 a
n
d
 m

a
n
a
g
e
d
 i
n
 a
n
 a
re
a
 w
h
e
re
 t
h
e
re
 a
re
 a
 n
u
m
b
e
r 
o
f 

p
o
w
e
rf
u
l 
a
n
d
 s
o
p
h
is
ti
c
a
te
d
 i
n
te
re
s
ts
. 
 A
 n
e
w
 g
o
v
e
rn
a
n
c
e
 s
y
s
te
m
 f
o
r 
th
e
 h
a
rb
o
u
r 
m
a
y
 n
e
e
d
 t
o
 b
e
 e
s
ta
b
li
sh
e
d
, 
b
u
t 
it
 i
s
 

p
o
s
s
ib
le
 t
h
a
t 
th
is
 w
o
u
ld
 r
e
q
u
ir
e
 t
h
e
 w
il
l 
o
f 
M
in
is
te
rs
 i
f 
it
 i
s
 t
o
 g
a
th
e
r 
s
u
ff
ic
ie
n
t 
m
o
m
e
n
tu
m
, 
a
n
d
 t
h
e
 i
n
v
o
lv
e
m
e
n
t 
o
f 
C
ro
w
n
 

E
s
ta
te
s
 c
o
u
ld
 i
n
d
ic
a
te
 W

e
s
tm

in
s
te
r 
in
v
o
lv
e
m
e
n
t.
  
G
e
tt
in
g
 t
h
e
 b
e
s
t 
c
o
m
m
e
rc
ia
l 
d
e
a
l 
fo
r 
th
e
 M
a
ri
n
a
 w
il
l 
a
ls
o
 b
e
 a
 d
e
m
a
n
d
in
g
 

m
a
n
a
g
e
m
e
n
t 
ta
s
k
. 

H
o
w
e
v
e
r 
b
y
 l
if
ti
n
g
 t
h
e
 e
c
o
n
o
m
ic
 a
n
d
 e
n
v
ir
o
n
m
e
n
ta
l 
c
a
p
a
c
it
y
 o
f 
O
b
a
n
 t
h
e
 p
ro
je
c
ts
 w
il
l 
e
a
s
e
 f
u
tu
re
 m

a
n
a
g
e
m
e
n
t 
ta
s
k
s
. 
 I
n
 

p
a
rt
ic
u
la
r 
w
h
a
t 
c
o
u
ld
 d
e
v
e
lo
p
 a
s
 s
e
ri
o
u
s
 i
s
s
u
e
s
 o
f 
tr
a
ff
ic
 m

a
n
a
g
e
m
e
n
t 
w
il
l 
re
d
u
c
e
, 
a
n
d
 t
h
e
 l
o
n
g
 t
e
rm

 b
a
la
n
c
e
 o
f 
p
o
p
u
la
ti
o
n
 

w
il
l 
b
e
 b
e
tt
e
r,
 s
im
p
li
fy
in
g
 t
h
e
 i
s
s
u
e
s
 b
o
th
 o
f 
m
a
n
a
g
in
g
 s
c
h
o
o
l 
p
o
p
u
la
ti
o
n
s
 a
t 
o
n
e
 e
n
d
 a
n
d
 e
ld
e
rl
y
 c
a
re
 a
t 
th
e
 o
th
e
r.
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T
h
e
re
 a
re
 p
o
li
ti
c
a
l 
a
n
d
 t
o
p
o
g
ra
p
h
ic
a
l 
ri
s
k
s
 a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
, 
a
n
d
 t
h
e
re
 i
s
 a
 r
is
k
 t
h
a
t 
a
g
re
e
m
e
n
t 
m
a
y
 b
e
 

h
a
rd
 t
o
 r
e
a
c
h
 f
o
r 
a
ll
 p
a
rt
ie
s
 c
o
n
c
e
rn
e
d
 w
it
h
 t
h
e
 h
a
rb
o
u
r.
 

B
e
y
o
n
d
 t
h
e
s
e
 w
e
 d
is
c
e
rn
 n
o
 u
n
u
s
u
a
l 
ri
s
k
s
. 
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#
#

�	
�

	
��

F
ig
u
r
e
 4
 

C
H
O
R
D
 e
v
a
lu
a
ti
o
n
 f
o
r
m
u
la
 

�
�
�
�
�
�
�
�
�
�
�

�
�
�
�
	
�


�
�
�
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�
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�
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�

�
��
�
��
�
�
�
	
	
�
�
�
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�

�
��
�
�
�
�
�	

E
v
a
lu
a
ti
o
n
 F
o
rm

u
la

*

RISKS

Q
U
A
N
T
I
F
I
E
D

E
C
O
N
O
M
I
C

B
E
N
E
F
I
T
S
+

O
T
H
E
R

B
E
N
E
F
I
T
S

N
E
T
 C
O
S
T
 T
O

C
H
O
R
D

R
E
S
O
U
R
C
E
S

O
T
H
E
R

P
U
B
L
IC

S
E
C
T
O
R

C
O
S
T
S

U
n
-

a
v
o
id
a
b
le

c
o
s
t 
o
f

d
o
-n
o
th
in
g

o
p
ti
o
n

C
h
a
rg
e
d

to
 o
th
e
r

A
&
B

C
o
u
n
c
il

a
c
c
o
u
n
ts

O
T
H
E
R

P
R
IV
A
T
E

S
E
C
T
O
R

C
O
S
T
S

A
R
G
Y
L
L

&
 B
U
T
E

P
R
IV
A
T
E

S
E
C
T
O
R

C
O
S
T
S

MANAGEABILITY

*

 

 T
h
e
 d
ia
g
ra
m
 a
b
o
v
e
 s
u
m
m
a
ri
s
e
s
 t
h
e
 e
v
a
lu
a
ti
o
n
 f
o
rm

u
la
 t
h
a
t 
is
 t
o
 b
e
 a
p
p
li
e
d
 t
o
 t
h
e
 p
ro
je
c
ts
 i
n
 t
h
is
 d
o
s
s
ie
r.
  
M
o
re
 d
e
ta
il
 i
s
 

p
ro
v
id
e
d
 i
n
 t
h
e
 w
o
rk
in
g
 p
a
p
e
rs
 t
o
 t
h
is
 d
o
s
s
ie
r 
a
n
d
 i
n
 t
h
e
 C
H
O
R
D
 p
ro
je
c
t 
w
o
rk
in
g
 p
a
p
e
r 
‘A
s
s
e
s
s
in
g
 b
u
s
in
e
s
s
 c
a
s
e
s
’.
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#

�	
�

�
�
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�

 W
o
rk

in
g
 P

a
p
e
rs

 

1
.

O
b
a
n
 E
c
o
n
o
m
ic
 P
ro
fi
le
 –
 c
o
g
e
n
ts
i 

2
.

O
b
a
n
 P
ro
p
e
rt
y
 a
n
d
 R
e
ta
il
 M
a
rk
e
t 
R
e
v
ie
w
 –
 S
m
it
h
s
 G
o
re
 a
n
d
 c
o
g
e
n
ts
i 

3
.

D
R
E
A
M
®
p
e
o
p
le
 d
e
m
o
g
ra
p
h
ic
 a
n
a
ly
s
is
 a
n
d
 p
ro
je
c
ti
o
n
s
 f
o
r 
O
b
a
n
 a
n
d
 A
rg
y
ll
 a
n
d
 B
u
te
 -
 c
o
g
e
n
ts
i 

4
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 D
e
v
e
lo
p
m
e
n
t 
ro
a
d
  
 

5
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 D
u
n
b
e
g
 c
o
rr
id
o
r 
d
e
v
e
lo
p
m
e
n
t 

6
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 A
re
a
s
 f
o
r 
a
c
ti
o
n
 

7
.

P
ro
je
c
t 
P
ro
fo
rm

a
 –
 O
b
a
n
 h
a
rb
o
u
r 
m
a
ri
n
a
 d
e
v
e
lo
p
m
e
n
t 

8
.

O
b
a
n
 C
H
O
R
D
 p
ro
p
o
s
a
ls
 w
it
h
 A
rg
y
ll
 a
n
d
 B
u
te
 P
la
n
n
in
g
 p
o
li
c
ie
s
 –
 S
m
it
h
s
 G
o
re
 

9
.

C
o
n
fo
rm

it
y
 o
f 
O
b
a
n
 C
H
O
R
D
 p
ro
p
o
s
a
ls
 w
it
h
 S
c
o
tt
is
h
 P
la
n
n
in
g
 a
n
d
 E
c
o
n
o
m
ic
 S
tr
a
te
g
ie
s
 –
 M
e
li
c
a
 a
n
d
 c
o
g
e
n
ts
i 

1
0
.

E
c
o
n
o
m
ic
 a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
o
s
ts
 a
n
d
 b
e
n
e
fi
ts
 

1
1
.

F
in
a
n
c
ia
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
a
p
p
ra
is
a
ls
 i
n
c
lu
d
in
g
 d
is
c
o
u
n
te
d
 c
a
s
h
 f
lo
w
s
 

1
2
.

B
e
n
e
fi
ts
 r
e
g
is
te
r 

1
3
.

D
ra
ft
 r
is
k
 r
e
g
is
te
r 
a
n
d
 r
is
k
 p
o
te
n
ti
a
l 
a
s
s
e
s
s
m
e
n
t 

1
4
.

D
ra
ft
 a
n
d
 n
o
m
in
a
ti
o
n
s
 f
o
r 
c
o
m
m
is
s
io
n
e
r/
s
ta
k
e
h
o
ld
e
r 
s
u
p
p
o
rt
 

1
5
.

A
rr
a
n
g
e
m
e
n
ts
 f
o
r 
p
o
st
-p
ro
je
c
t 
e
v
a
lu
a
ti
o
n
 a
n
d
 i
m
p
le
m
e
n
ta
ti
o
n
 r
e
v
ie
w
. 

1
6
.

L
is
t 
o
f 
re
fe
re
n
c
e
s
 

1
7
.

L
is
t 
o
f 
c
o
n
s
u
lt
e
e
s
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S
e
e
 t
h
e
 s
li
d
e
. 

T
h
is
 p
a
n
e
l 
s
e
rv
e
s
 t
o
 e
m
p
h
a
s
is
e
 t
h
e
 p
o
in
t 
th
a
t 
O
b
a
n
, 
m
o
re
 t
h
a
n
 a
n
y
 o
f 
th
e
 C
H
O
R
D
 t
o
w
n
s
, 
c
a
n
 b
e
 a
 d
ri
v
e
r 
fo
r 
d
e
v
e
lo
p
m
e
n
t 

a
c
ro
s
s
 a
 l
a
rg
e
 p
a
rt
 o
f 
A
rg
y
ll
 a
n
d
 B
u
te
 –
 I
F
 i
t 
is
 n
o
t 
c
o
n
s
tr
a
in
e
d
 f
ro
m
 s
o
 b
e
in
g
. 
 T
h
e
s
e
 p
ro
je
c
ts
 w
il
l 
li
ft
 t
h
e
 c
o
n
s
tr
a
in
ts
. 
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L
 A
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D
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 C
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U
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C
I
L

1

T
h
e
 O

b
a
n
 D

o
s
s
ie

r
T
h
is
 d
o
s
s
ie
r 
s
e
ts
 o
u
t 
a
n
 o
u
tl
in
e
 b
u
s
in
e
s
s
 c
a
s
e
 f
o
r 
A
rg
y
ll 
a
n
d
 B
u
te
 C
o
u
n
c
il 
to
 i
n
v
e
s
t 
in
 O
b
a
n
’s
 t
o
w
n
 c
e
n
tr
e
 

a
n
d
 w
a
te
rf
ro
n
t.
  
T
h
e
 d
o
s
s
ie
r 
c
o
n
s
is
ts
 o
f 
th
re
e
 p
a
rt
s
:

n
T
w
e
n
ty
 f
iv
e
 p
a
n
e
ls
 o
u
tl
in
in
g
 t
h
e
 b
u
s
in
e
s
s
 c
a
s
e

n
A
 s
e
t 
o
f 
n
o
te
s
 o
n
 t
h
e
 p
a
n
e
ls
 e
x
p
a
n
d
in
g
 t
h
e
 d
is
c
u
s
s
io
n
 a
n
d
 p
ro
v
id
in
g
 a
d
d
it
io
n
a
l 
e
v
id
e
n
c
e

n
A
 n
u
m
b
e
r 
o
f 
w
o
rk
in
g
 p
a
p
e
rs
 (
lis
te
d
 o
n
 P
a
n
e
l 
2
4
) 
w
h
ic
h
 h
a
v
e
 c
o
n
tr
ib
u
te
d
 t
o
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 

c
a
s
e

O
b
a
n
 i
s
 a
 k
e
y
 c
o
m
m
u
n
ic
a
ti
o
n
 n
o
d
e
 f
o
r 
th
e
 i
s
la
n
d
s
 a
n
d
 t
h
e
 W
e
s
t 
H
ig
h
la
n
d
s
, 
a
n
d
 i
s
 s
u
c
c
e
e
d
in
g
 b
y
 i
ts
 o
w
n
 

e
ff
o
rt
s
 i
n
 t
h
e
 m
a
rk
e
t 
e
c
o
n
o
m
y
. 
 O
n
e
 o
f 
A
rg
y
ll 
a
n
d
 B
u
te
’s
 m
a
jo
r 
to
w
n
s
 w
it
h
 a
 s
ta
b
le
 p
o
p
u
la
ti
o
n
 a
n
d
 t
h
e
 

p
o
s
s
ib
ili
ty
 o
f 
s
ig
n
if
ic
a
n
t 
g
ro
w
th
, 
it
 h
a
s
 t
h
e
 m
o
s
t 
b
a
la
n
c
e
d
 d
e
m
o
g
ra
p
h
ic
 p
ro
fi
le
 i
n
 t
h
e
 r
e
g
io
n
. 
 H
o
w
e
v
e
r 
it
 i
s
 

c
o
m
in
g
 u
p
 a
g
a
in
s
t 
c
a
p
a
c
it
y
 l
im
it
a
ti
o
n
s
 b
e
c
a
u
s
e
 o
f 
it
s
 o
v
e
r-
c
o
n
g
e
s
te
d
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 s
o
m
e
 l
a
b
o
u
r 

s
h
o
rt
a
g
e
s
. 
 I
n
v
e
s
tm
e
n
t 
in
 O
b
a
n
 b
y
 t
h
e
 C
o
u
n
c
il 
w
ill
 r
e
s
o
lv
e
 c
o
n
g
e
s
ti
o
n
 b
y
 r
e
d
ir
e
c
ti
n
g
 a
c
c
e
s
s
, 
th
u
s
 

fa
c
ili
ta
ti
n
g
 h
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
ts
 w
h
ic
h
 w
ill
 h
e
lp
 t
o
 a
d
d
re
s
s
 t
h
e
la
b
o
u
r 
is
s
u
e
s
. 
 I
t 
w
ill
 e
n
h
a
n
c
e
 O
b
a
n
’s
 

fu
n
c
ti
o
n
in
g
 a
s
 a
 t
ra
n
s
p
o
rt
 h
u
b
, 
g
e
n
e
ra
ti
n
g
 w
e
a
lt
h
 i
n
  
b
o
th
 a
 s
e
a
w
a
rd
 a
n
d
 l
a
n
d
w
a
rd
 d
ir
e
c
ti
o
n
. 
 T
h
e
 

o
p
p
o
rt
u
n
it
y
 t
o
 r
e
o
rg
a
n
is
e
 t
h
e
 h
a
rb
o
u
r 
a
n
d
 s
u
rr
o
u
n
d
in
g
 l
a
n
d
 a
ls
o
 o
ff
e
rs
 a
 p
o
s
s
ib
ili
ty
 t
o
 e
n
h
a
n
c
e
 A
rg
y
ll 
a
n
d
 

B
u
te
’s
 t
o
u
ri
s
m
 o
ff
e
ri
n
g
 s
ig
n
if
ic
a
n
tl
y
.
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Y
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 C
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L

2

T
h
e
 b
a
c
k
g
ro
u
n
d

o
A
rg
y
ll 
a
n
d
 B
u
te
 C
o
u
n
c
il 
is
 p
la
n
n
in
g
 t
o
 i
n
v
e
s
t 
£
1
0
 m
 i
n
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 

w
a
te
rf
ro
n
t 
d
e
v
e
lo
p
m
e
n
t.
  
O
b
a
n
 i
s
 o
n
e
 o
f 
fi
v
e
 c
a
n
d
id
a
te
 t
o
w
n
s
 f
o
r
th
e
s
e
 

fu
n
d
s
.

o
O
b
a
n
 h
a
s
 a
 c
ru
c
ia
l 
ro
le
 i
n
 A
rg
y
ll 
a
n
d
 B
u
te
, 
w
it
h
 t
h
e
 l
a
rg
e
s
t 
to
w
n
 e
c
o
n
o
m
y
 

a
n
d
 a
c
ti
n
g
 a
s
 a
 p
iv
o
ta
l 
tr
a
n
s
p
o
rt
 n
o
d
e
 a
n
d
 s
e
rv
ic
e
 c
e
n
tr
e
 n
o
t 
ju
s
t 
fo
r 
A
rg
y
ll,
 

b
u
t 
fo
r 
th
e
 H
e
b
ri
d
e
s
.

o
O
b
a
n
 i
s
 s
tr
u
g
g
lin
g
 t
o
 m
a
in
ta
in
 i
ts
 g
ro
w
th
 b
e
c
a
u
s
e
 t
h
e
 c
a
p
a
c
it
y
 o
f,
 a
n
d
 

a
c
c
e
s
s
 t
o
, 
it
s
 t
o
w
n
 c
e
n
tr
e
 i
s
 l
im
it
e
d
 

o
T
h
e
 p
ro
je
c
t 
b
o
a
rd
 h
a
s
 a
s
s
e
m
b
le
d
 f
o
u
r 
p
ro
je
c
ts
 d
e
s
ig
n
e
d
 t
o
 l
if
t 
th
e
 c
a
p
a
c
it
y
 

c
o
n
s
tr
a
in
t 
a
n
d
 e
n
h
a
n
c
e
 O
b
a
n
’s
 a
b
ili
ty
 t
o
 g
ro
w
.

n
T
h
e
 d
e
v
e
lo
p
m
e
n
t 
ro
a
d
, 
w
h
ic
h
 w
ill
 p
ro
v
id
e
 n
e
w
 r
o
u
te
s
 t
o
 t
h
e
 s
o
u
th
 o
f 
th
e
 t
o
w
n
 

a
n
d
 o
p
e
n
 u
p
 n
e
w
 a
re
a
s
 f
o
r 
re
s
id
e
n
ti
a
l 
a
n
d
 c
o
m
m
e
rc
ia
l 
d
e
v
e
lo
p
m
e
n
t

n
T
h
e
 D
u
n
b
e
g
 c
o
rr
id
o
r
to
 f
a
c
ili
ta
te
 a
c
c
e
s
s
 t
o
 t
o
w
n
 c
e
n
tr
e
 s
e
rv
ic
e
s
 f
ro
m
 a
n
 a
re
a
 

o
f 
n
e
w
 r
e
s
id
e
n
c
e
s
 c
lo
s
e
 t
o
 h
i-
te
c
h
 j
o
b
 o
p
p
o
rt
u
n
it
ie
s

n
W
a
te
rf
ro
n
t 
‘a
re
a
s
 f
o
r 
a
c
ti
o
n
’
to
 i
m
p
ro
v
e
 t
h
e
 e
ff
ic
ie
n
c
y
 o
f 
th
e
 h
a
rb
o
u
r 
a
re
a
 i
ts
e
lf

n
O
b
a
n
 B
a
y
 y
a
c
h
t 
h
a
v
e
n
to
 p
ro
v
id
e
 s
h
o
rt
 s
ta
y
 m
a
ri
n
a
 f
a
c
ili
ti
e
s
 r
ig
h
t 
in
 t
h
e
 c
e
n
tr
e
 

o
f 
to
w
n
 t
o
 c
o
m
p
le
m
e
n
t 
th
e
 e
x
is
ti
n
g
 m
a
ri
n
a
 c
o
m
p
le
x
 o
n
 K
e
rr
e
ra
, 
w
h
ic
h
 h
a
s
 

re
c
e
n
tl
y
 b
e
e
n
 g
iv
e
n
 a
p
p
ro
v
a
l 
to
 i
n
c
re
a
s
e
 t
h
e
 p
o
n
to
o
n
 p
ro
v
is
io
n
 t
o
 2
0
5
.
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 C
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3

T
h
e
 t
o
w
n
 o
f 
O
b
a
n

o
O
b
a
n
 i
s
 t
h
e
 m
o
s
t 
n
o
rt
h
e
rl
y
 o
f 
m
a
in
la
n
d
 t
o
w
n
s
 i
n
 A
rg
y
ll 
a
n
d
 B
u
te
 

a
n
d
 i
s
 i
n
 a
 s
p
e
c
ta
c
u
la
r 
s
e
tt
in
g
 w
it
h
in
 O
b
a
n
 B
a
y
. 
It
 i
s
 t
h
e
 s
e
rv
ic
e
 

c
e
n
tr
e
 f
o
r 
a
 l
a
rg
e
 r
u
ra
l 
h
in
te
rl
a
n
d
, 
b
o
th
 o
n
 t
h
e
 m
a
in
la
n
d
 a
n
d
 f
o
r 

th
e
 i
s
la
n
d
 c
o
m
m
u
n
it
ie
s
 o
f 
th
e
 H
e
b
ri
d
e
s
. 
O
b
a
n
 a
s
 a
 c
o
m
m
u
n
it
y
 

d
is
ti
n
c
ti
v
e
ly
 c
o
m
p
ri
s
e
s
:

n
A
 p
o
p
u
la
ti
o
n
 d
is
tr
ib
u
ti
o
n
 w
h
ic
h
 i
s
 m
u
c
h
 c
lo
s
e
r 
to
 t
h
e
 

S
c
o
tt
is
h
 a
v
e
ra
g
e
 t
h
a
n
 e
ls
e
w
h
e
re
 i
n
 A
rg
y
ll
 a
n
d
 B
u
te
, 

w
it
h
 m
o
re
 1
5
 t
o
 3
5
 y
e
a
r 
o
ld
s
 a
n
d
 a
 s
m
a
ll
e
r 
p
ro
p
o
rt
io
n
 

o
f 
th
e
 p
o
p
u
la
ti
o
n
 o
f 
re
ti
re
d
 a
g
e
.

n
L
e
s
s
 o
u
t 
m
ig
ra
ti
o
n
 o
f 
y
o
u
n
g
 p
e
o
p
le
 

n
A
 s
tr
o
n
g
 r
e
p
re
s
e
n
ta
ti
o
n
 o
f 
y
o
u
n
g
 f
a
m
il
ie
s

T
h
e
 O
b
a
n
 e
c
o
n
o
m
y
 i
s
 s
tr
o
n
g
ly
 s
k
e
w
e
d
 t
o
w
a
rd
s
 s
e
rv
ic
in
g
 t
h
e
 n
e
e
d
s
 o
f 

b
o
th
 v
is
it
o
rs
 a
n
d
 l
o
c
a
l 
re
s
id
e
n
ts
, 
w
it
h
 r
e
ta
ili
n
g
, 
w
h
o
le
s
a
lin
g
 a
n
d
 

to
u
ri
s
m
 r
e
la
te
d
 a
c
ti
v
it
ie
s
 a
c
c
o
u
n
ti
n
g
 f
o
r 
5
0
 p
e
r 
c
e
n
t 
o
f 
a
ll 

e
m
p
lo
y
m
e
n
t.
 T
h
e
 p
u
b
lic
 s
e
c
to
r 
is
 a
 s
m
a
lle
r 
e
m
p
lo
y
e
r 
th
a
n
 

e
ls
e
w
h
e
re
, 
a
s
 i
s
 m
a
n
u
fa
c
tu
ri
n
g
. 
N
e
v
e
rt
h
e
le
s
s
 p
u
b
lic
 s
e
rv
ic
e
s
 a
re

im
p
o
rt
a
n
t,
 w
it
h
 O
b
a
n
 t
h
e
 a
re
a
 c
e
n
tr
e
 f
o
r 
P
ri
m
a
ry
 a
n
d
 S
e
c
o
n
d
a
ry
 

e
d
u
c
a
ti
o
n
, 
a
n
d
 f
o
r 
s
o
c
ia
l 
a
n
d
 h
e
a
lt
h
 c
a
re
. 
 L
e
is
u
re
 s
e
rv
ic
e
s
 a
re

im
p
o
rt
a
n
t 
a
n
d
 b
e
c
o
m
in
g
 m
o
re
 s
o
. 
 C
o
n
s
e
q
u
e
n
tl
y
 u
n
e
m
p
lo
y
m
e
n
t 

fo
llo
w
s
 a
 m
u
c
h
 m
o
re
 s
e
a
s
o
n
a
l 
p
a
tt
e
rn
.

O
b
a
n
 i
s
 a
n
 i
m
p
o
rt
a
n
t 
g
a
te
w
a
y
 t
o
 m
u
c
h
 o
f 
th
e
 W
e
s
t 
H
ig
h
la
n
d
s
 a
n
d
 

Is
la
n
d
s
. 
T
h
e
 t
o
w
n
 h
a
s
 a
 b
u
s
y
 r
a
il 
c
o
n
n
e
c
ti
o
n
 t
o
 G
la
s
g
o
w
, 
a
s
 w
e
ll

a
s
 t
h
e
 m
a
in
 t
ru
n
k
 r
o
a
d
 c
o
n
n
e
c
ti
o
n
 v
ia
 t
h
e
 A
8
5
 /
 A
8
2
 w
h
ic
h
 i
s
 w
e
ll 

s
e
rv
e
d
 b
y
 b
u
s
 c
o
n
n
e
c
ti
o
n
s
. 
T
h
e
re
 i
s
 g
ro
w
in
g
 p
a
s
s
e
n
g
e
r 
tr
a
ff
ic
 o
n

b
o
th
 r
a
il 
a
n
d
 b
u
s
 r
o
u
te
s
. 
P
ro
g
ra
m
m
e
d
 i
m
p
ro
v
e
m
e
n
ts
 t
o
 t
h
e
 A
8
2
 

tr
u
n
k
 r
o
a
d
 w
ill
 g
e
n
e
ra
te
 5
0
0
 j
o
b
s
 a
n
d
 £
4
5
0
m
 t
o
 t
h
e
 e
c
o
n
o
m
y
 o
f 

th
e
 W
e
s
t 
H
ig
h
la
n
d
s
 &
 I
s
la
n
d
s
  
O
b
a
n
 h
a
s
  
o
n
e
 o
f 
o
n
ly
 t
w
o
 

m
a
in
la
n
d
 a
ir
p
o
rt
s
 i
n
 A
rg
y
ll 
(n
o
w
 o
p
e
ra
ti
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 f
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 m
a
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 f
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n
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 C
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ra
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 p
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 b
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 m
a
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 l
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 p
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 b
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 t
h
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 c
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c
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c
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 r
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c
e
d
 a
 

n
u
m
b
e
r 
o
f 
d
if
fi
c
u
lt
 y
e
a
rs
 a
n
d
 h
e
n
c
e
 t
h
e
 t
o
w
n
 

n
e
e
d
s
 t
o
 d
iv
e
rs
if
y
. 
It
 h
a
s
 s
o
m
e
 k
e
y
 a
s
s
e
ts
 

w
h
ic
h
 a
llo
w
 i
t 
to
 p
la
y
 a
 s
tr
o
n
g
 r
o
le
 o
n
 b
e
h
a
lf
 

o
f 
A
rg
y
ll 
a
n
d
 B
u
te
 i
n
 S
c
o
tl
a
n
d
’s
 t
e
c
h
n
o
lo
g
y
 

a
n
d
 i
n
n
o
v
a
ti
o
n
 s
y
s
te
m
s
 

Page 572



*
C
*
H
*
O
*
R
*
D
*

D
E
V
E
L
O
P
M
E
N
T
 I
N
V
E
S
T
M
E
N
T
 I
N
 T
O
W
N
 C
E
N
T
R
E
S
 A
N
D
 W
A
T
E
R
F
R
O
N
T
S
 B
Y
 A
R
G
Y
L
L
A
N
D
 B
U
T
E
 C
O
U
N
C
I
L

5

T
h
e
 p
e
o
p
le
 b
a
la
n
c
e O
b
a
n
 h
a
s
 s
o
 f
a
r 
b
e
e
n
 a
b
le
 t
o
 r
e
ta
in
 i
ts
 w
o
rk
in
g
 a
g
e
 p
o
p
u
la
ti
o
n
. 

H
o
w
e
v
e
r,
 p
ro
je
c
ti
o
n
s
 s
u
g
g
e
s
t 
th
a
t 
if
 r
e
c
e
n
t 
tr
e
n
d
s
 a
re
 a
llo
w
e
d
 t
o
 

c
o
n
ti
n
u
e
 t
h
e
 g
ro
w
th
 i
n
 t
h
e
 p
o
p
u
la
ti
o
n
 w
ill
 b
e
 r
e
s
tr
ic
te
d
 t
o
 t
h
o
s
e
 w
h
o
 

a
re
 r
e
ti
re
d
 w
it
h
 a
ll 
o
th
e
r 
g
ro
u
p
s
 d
e
c
lin
in
g
 i
n
 n
u
m
b
e
rs
.

L
ik
e
 o
th
e
r 
to
w
n
s
, 
O
b
a
n
 d
o
e
s
 s
u
ff
e
r 
a
n
 e
x
o
d
u
s
 o
f 
y
o
u
n
g
 p
e
o
p
le
 t
o
 

c
o
lle
g
e
. 
 H
o
w
e
v
e
r,
 a
n
d
 u
n
u
s
u
a
lly
, 
th
e
 n
e
t 
o
u
tf
lo
w
 i
s
 f
o
llo
w
e
d
 b
y
a
n
 

in
fl
u
x
 o
f 
p
e
o
p
le
 i
n
 t
h
e
ir
 e
a
rl
y
 t
w
e
n
ti
e
s
. 
In
d
e
e
d
 i
n
 n
e
t 
te
rm
s
 t
h
e
 

m
ig
ra
ti
o
n
 t
o
 a
n
d
 f
ro
m
 O
b
a
n
 i
s
 m
u
c
h
 s
m
a
lle
r 
a
c
ro
s
s
 a
ll 
a
g
e
 g
ro
u
p
s

th
a
n
 e
ls
e
w
h
e
re
, 
a
 s
ig
n
 o
f 
a
 r
e
a
s
o
n
a
b
ly
 b
a
la
n
c
e
d
 a
n
d
 f
u
n
d
a
m
e
n
ta
lly
 

p
ro
d
u
c
ti
v
e
 e
c
o
n
o
m
y
.

N
e
t 
m
ig
ra
ti
o
n
 b
y 
a
ge

-1
5

-1
0-505

1
0

1
5

0

4

8

12

16

20

24

28

32

36

40

44

48

52

56

60

64

68

72

76

80

84

88

92

96
A
g
e

Net migration values

a
ve
ra
ge
 2
0
0
2
-

2
0
0
6

O
b
a
n

So
u
rc
e
 :
  G
e
n
e
ra
l R
e
gi
st
e
r 
O
ff
ic
e
 f
o
r 
Sc
o
tl
a
n
d
 

R
e
f 
p
o
p
/p
2
2
2
/o
b
a
n
p
ro
/a
ve
m
ig
ch
t

T
re
n
d
s
 i
n
 a
g
e
 g
ro
u
p
s

0
.0

0
.2

0
.4

0
.6

0
.8

1
.0

1
.2

1
.4

1
.6

1
.8

2
.0

2005

2007

2009

2011

2013

2015

2017

2019

2021

2023

2025

2027

2029

2031

2033

2035

2037

2039

2041

2043

2045

2047

2049

Index, 2005 = 1.000

P
e
n
s
io
n
 a
g
e

T
o
ta
l 
p
o
p
n

W
o
rk
in
g
 a
g
e
 

S
tu
d
e
n
t 
a
g
e

S
c
h
o
o
l 
a
g
e

F
ir
s
t 
a
tt
e
m
p
t

S
O
U
R
C
E
: 
D
R
E
A
M
®
p
e
o
p
le

R
e
f:
p
2
2
2
/h
e
le
n
s
p
ro
/a
g
e
g
r

p
tr
e
n
d
2

C
u
m
u
la
ti
ve
 n
e
t 
m
ig
ra
ti
o
n
 b
y 
a
ge

-3
0

-2
5

-2
0

-1
5

-1
0-505

0

4

8

12

16

20

24

28

32

36

40

44

48

52

56

60

64

68

72

76

80

84

88

92

96

a
g
e

C
u
m
u
la
ti
ve
 m
ig
ra
ti
o
n

In
te
rp
re
ta
ti
o
n

In
 a
ge
 r
a
n
ge
s 
w
h
e
re
 t
h
e
 

cu
rv
e
 s
lo
p
es
 u
p
w
a
rd
s 
( 
/ 
) 

th
er
e
 is
 n
e
t 
IN
 m
ig
ra
ti
o
n

In
 t
h
o
se
 w
h
er
e 
it
 s
lo
p
e
s 

d
o
w
n
w
a
rd
s 
( 
\ 
) 
th
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W
h
o
le
sa
le
 d
is
tr
ib
u
ti
o
n
, 
4
.9

R
e
ta
il 
d
is
tr
ib
u
ti
o
n
, 
1
4
.3

H
o
te
ls
, 
ca
te
ri
n
g,
 p
u
b
s 
e
tc
, 
1
1
.1

Fi
sh
in
g 
a
n
d
 f
is
h
 f
ar
m
in
g,
 1
.9

E
d
u
ca
ti
o
n
, 
5
.4

N
O
T
E
: 
A
c
tu
a
l 
tr
a
n
s
p
o
rt
 j
o
b
s
 a
n
d
 

G
V
A
 g
e
n
e
ra
te
d
 i
n
 O
b
a
n
 w
il
l 
b
e
 

m
o
re
 t
h
a
n
 s
h
o
w
n
 b
e
c
a
u
s
e
 m

o
s
t 
o
f 

C
a
lm
a
c
’s
 1
1
6
0
 e
m
p
lo
y
e
e
s
 a
re
 

fo
r
m
a
ll
y
e
m
p
lo
y
e
d
 i
n
 G
u
e
rn
s
e
y
 

(s
e
a
g
o
in
g
) 
a
n
d
 G
o
u
ro
c
k
 (
la
n
d
 

b
a
s
e
d
).
  
O
b
a
n
 i
s
 C
a
lm
a
c
’s
 b
ig
g
e
s
t 

o
p
e
ra
ti
o
n
a
l 
b
a
s
e
.
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 C
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7

P
ro
je
c
t 
1
 –
D
e
v
e
lo
p
m
e
n
t 
R
o
a
d

o
It
 i
s
 d
if
fi
c
u
lt
 t
o
 o
v
e
re
m
p
h
a
s
is
e
 t
h
e
 

tr
a
n
s
fo
rm
a
ti
o
n
a
l 
e
ff
e
c
t 
th
e
 D
e
v
e
lo
p
m
e
n
t 

R
o
a
d
 p
ro
je
c
t 
w
ill
 h
a
v
e
 o
n
 O
b
a
n
.

o
A
t 
p
re
s
e
n
t 
th
e
re
 i
s
 o
n
ly
 o
n
e
 r
o
u
te
 t
h
ro
u
g
h
 

O
b
a
n
 f
ro
m
 N
o
rt
h
 t
o
 S
o
u
th
. 
T
h
e
 m
a
in
 

s
e
rv
ic
e
s
 (
S
c
h
o
o
ls
, 
S
u
p
e
rm
a
rk
e
ts
, 

H
o
s
p
it
a
l 
a
n
d
 f
e
rr
ie
s
) 
a
re
 l
o
c
a
te
d
 a
t 
th
e
 

S
o
u
th
 o
f 
th
e
 t
o
w
n
. 
T
h
e
 s
tr
u
c
tu
re
 p
la
n
 

p
ro
p
o
s
e
s
 a
n
 a
d
d
it
io
n
a
l 
6
0
0
 d
w
e
lli
n
g
s
 a
t 

th
e
 N
o
rt
h
 e
n
d
 o
f 
th
e
 t
o
w
n
, 
fu
rt
h
e
r 
a
d
d
in
g
 

to
 t
ra
ff
ic
 c
o
n
g
e
s
ti
o
n
.

o
T
h
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 t
o
 t
h
e
 e
a
s
t 
o
f 
th
e
 

to
w
n
 w
ill
 n
o
t 
o
n
ly
 p
ro
v
id
e
 a
c
c
e
s
s
 t
o
 t
h
e
s
e
 

e
s
s
e
n
ti
a
l 
s
e
rv
ic
e
s
 b
u
t 
w
ill
 a
ls
o
 p
ro
v
id
e
 

o
p
p
o
rt
u
n
it
ie
s
 f
o
r 
d
e
v
e
lo
p
m
e
n
t 
o
f 
la
n
d
 t
o
 

th
e
 e
a
s
t 
o
f 
th
e
 t
o
w
n
, 
lif
ti
n
g
 a
 c
o
n
s
tr
a
in
t 
o
n
 

e
c
o
n
o
m
ic
 c
a
p
a
c
it
y
, 
h
e
lp
in
g
 t
o
 r
e
lie
v
e
 

c
o
n
g
e
s
ti
o
n
 i
n
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 

re
m
o
v
in
g
 i
n
a
p
p
ro
p
ri
a
te
 v
e
h
ic
le
s
.

o
It
 w
ill
 t
h
u
s
 a
ls
o
 i
n
te
g
ra
te
 t
h
e
 s
o
u
th
e
rn
 

p
a
rt
 o
f 
th
e
 t
o
w
n
 i
n
 t
h
e
 i
m
p
ro
v
in
g
 n
a
ti
o
n
a
l 

ro
a
d
 n
e
tw
o
rk
 o
f 
th
e
 A
8
2
/A
8
5

E
x
is
ti
n
g
 

tr
a
n
s
p
o
rt

fa
c
il
it
ie
s
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8

o
In
 a
d
d
it
io
n
 t
o
 i
ts
 b
e
n
e
fi
c
ia
l 
e
ff
e
c
t 
o
n
 

th
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t,
 t
h
e
 

D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 w
ill
 f
a
c
ili
ta
te
 t
h
e
 

b
u
ild
in
g
 o
f 
a
lm
o
s
t 
6
0
0
 h
o
u
s
e
s
, 

to
g
e
th
e
r 
w
it
h
 c
o
m
m
e
rc
ia
l 
a
n
d
 

in
d
u
s
tr
ia
l 
d
e
v
e
lo
p
m
e
n
ts

o
T
h
e
 d
ra
ft
 S
T
A
G
 a
p
p
ra
is
a
l 
s
u
g
g
e
s
ts
 a
 

b
u
d
g
e
t 
c
o
s
t 
o
f 
£
1
5
m
 f
o
r 
th
e
 r
o
a
d
. 
 

M
u
c
h
 o
f 
th
e
 f
u
n
d
in
g
 f
o
r 
th
e
 

d
e
v
e
lo
p
m
e
n
t 
ro
a
d
 w
ill
 b
e
 d
ra
w
n
 f
ro
m
 

S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t/
 T
ra
n
s
p
o
rt
 

S
c
o
tl
a
n
d
 a
n
d
 H
iT
ra
n
s
 s
o
u
rc
e
s
 b
u
t 
a
 

s
ig
n
if
ic
a
n
t 
c
o
n
tr
ib
u
ti
o
n
 f
ro
m
 t
h
e
 

C
o
u
n
c
il 
w
ill
 b
e
 r
e
q
u
ir
e
d
. 
 T
h
e
 C
o
u
n
c
il 

w
il
l
a
ls
o
 b
e
 a
b
le
 t
o
 d
ra
w
 o
n
 

s
u
b
s
ta
n
ti
a
l 
d
e
v
e
lo
p
m
e
n
t 
c
o
n
tr
ib
u
ti
o
n
s
 

fr
o
m
 d
e
v
e
lo
p
e
rs
 t
o
 m
e
e
t 
a
 m
a
jo
r 
p
a
rt
 

o
f 
th
e
 c
o
s
t.

o
T
h
e
 C
H
O
R
D
 p
ro
je
c
t 
is
 a
s
k
e
d
 t
o
 

c
o
m
m
it
 £
6
m
 t
o
 t
h
e
 r
o
a
d
.

T
h
e
 p
re
fe
rr
e
d

ro
u
te
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 C
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9

P
ro
je
c
t 
2
 –
D
u
n
b
e
g
 c
o
rr
id
o
r 
d
e
v
e
lo
p
m
e
n
t

o
T
h
is
 p
ro
je
c
t 
s
e
e
k
s
 t
o
 d
e
v
e
lo
p
 t
h
e
 

in
fr
a
s
tr
u
c
tu
re
 n
e
c
e
s
s
a
ry
 t
o
 c
o
n
s
tr
u
c
t 
u
p
 t
o
 a
 

fu
rt
h
e
r 
8
0
0
 h
o
u
s
e
s
 o
n
 l
a
n
d
 t
o
 t
h
e
 n
o
rt
h
 o
f 

O
b
a
n
 n
e
a
r 
th
e
 r
e
s
e
a
rc
h
 a
n
d
 a
d
m
in
is
tr
a
ti
v
e
 

c
e
n
tr
e
 o
f 
S
c
o
tt
is
h
 A
s
s
o
c
ia
ti
o
n
 f
o
r 
M
a
ri
n
e
 

S
c
ie
n
c
e
. 
 (
S
A
M
S
)

o
S
A
M
S
 i
s
 a
 c
ru
c
ia
l 
e
le
m
e
n
t 
in
 o
n
e
 o
f 
th
e
 

d
is
ti
n
c
ti
v
e
 a
s
p
e
c
ts
 o
f 
th
e
 S
c
o
tt
is
h
 i
n
n
o
v
a
ti
o
n
 

s
y
s
te
m
. 
 I
t 
b
u
ild
s
  
o
n
 a
 l
o
n
g
s
ta
n
d
in
g
 r
e
s
e
a
rc
h
 

fa
c
ili
ty
 a
t 
D
u
n
s
ta
ff
n
a
g
e
, 
o
ri
g
in
a
lly
 G
la
s
g
o
w
 

U
n
iv
e
rs
it
y
 b
u
t 
n
o
w
 U
H
I,
 a
n
d
 i
t 
is
 a
p
p
ro
p
ri
a
te
ly
 

s
it
u
a
te
d
 i
n
 t
h
e
 l
o
c
a
l 
a
u
th
o
ri
ty
 a
re
a
 w
it
h
 t
h
e
 

lo
n
g
e
s
t 
c
o
a
s
tl
in
e
.

A
b
o
v
e
: 
D
u
n
b
e
g
 c
o
rr
id
o
r 
d
e
v
e
lo
p
m
e
n
t 
p
la
n
s

L
e
ft
: 
S
c
o
tt
is
h
 A
s
s
o
c
ia
ti
o
n
 f
o
r 
M
a
ri
n
e
 S
c
ie
n
c
e
 

fa
c
il
it
y
 a
t 
D
u
n
b
e
g
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 C
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1
0

o
In
 a
d
d
it
io
n
 t
o
 S
A
M
S
 a
n
d
 t
h
e
 r
e
c
e
n
tl
y
 a
p
p
ro
v
e
d
 S
c
ie
n
c
e
 P
a
rk
 t
h
e
 a
re
a
 h
o
u
s
e
s
 t
h
e
 

A
rg
y
ll 
C
o
lle
g
e
 c
a
m
p
u
s
. 
 L
e
is
u
re
 f
a
c
ili
ti
e
s
 a
re
 t
o
 b
e
 e
n
h
a
n
c
e
d
 b
y
th
e
 S
a
u
lm
o
re
 1
8
-h
o
le
 

g
o
lf
 c
o
u
rs
e
, 
a
n
 a
d
d
it
io
n
a
l 
h
o
te
l 
a
n
d
 f
u
rt
h
e
r 
m
a
ri
n
a
 i
n
v
e
s
tm
e
n
t.
 T
h
is
 i
s
 i
n
 a
d
d
it
io
n
 t
o
 t
h
e
 

e
x
is
ti
n
g
 3
0
0
 b
e
rt
h
 D
u
n
s
ta
ff
n
a
g
e
 M
a
ri
n
a
 d
e
v
e
lo
p
m
e
n
t.
 A
 5
7
 h
o
u
s
e
 p
ri
v
a
te
 h
o
u
s
in
g
 

e
s
ta
te
 i
s
 a
ls
o
 p
ro
p
o
s
e
d
 f
o
r 
S
a
u
lm
o
re
. 

o
T
h
e
 D
u
n
b
e
g
 s
it
e
 i
ts
e
lf
 i
s
 l
a
rg
e
ly
 o
w
n
e
d
 b
y
 t
h
e
 W
e
s
t 
H
ig
h
la
n
d
 H
o
u
s
in
g
 A
s
s
o
c
ia
ti
o
n
 

(W
H
H
A
).
 I
s
s
u
e
s
 o
f 
a
c
c
e
s
s
 m
a
y
 r
e
q
u
ir
e
 t
h
e
 C
o
u
n
c
il 
to
 a
s
s
is
t 
in
 l
a
n
d
 a
c
q
u
is
it
io
n
 i
n
 o
rd
e
r 

to
 f
u
rt
h
e
r 
th
e
 C
o
u
n
c
il’
s
 o
b
je
c
ti
v
e
s
 a
n
d
 c
o
m
m
u
n
it
y
 i
n
te
re
s
ts
. 
 

o
In
 t
h
e
 c
o
u
rs
e
 o
f 
th
e
 C
H
O
R
D
 p
ro
je
c
t 
it
 h
a
s
 t
ra
n
s
p
ir
e
d
 t
h
a
t 
a
lt
h
o
u
g
h
 t
h
e
re
 w
ill
 b
e
 s
o
m
e
 

s
h
o
rt
 t
e
rm
 f
u
n
d
in
g
 r
e
q
u
ir
e
d
, 
th
e
 C
o
u
n
c
il’
s
 c
o
s
ts
 w
ill
 b
e
 u
n
d
e
rw
ri
tt
e
n
 b
y
 W
H
H
A
 a
n
d

th
e
re
 w
ill
 b
e
 n
o
lo
n
g
 t
e
rm
 c
a
ll 
o
n
 C
H
O
R
D
 m
o
n
e
y
 f
ro
m
 t
h
is
 p
ro
je
c
t.
  

o
T
h
e
 d
e
v
e
lo
p
m
e
n
ts
 w
ill
 c
o
m
p
le
m
e
n
t 
th
e
 e
x
p
a
n
s
io
n
 o
f 
O
b
a
n
 A
ir
p
o
rt
.

o
T
h
e
 d
e
v
e
lo
p
m
e
n
t 
p
la
in
ly
 i
llu
s
tr
a
te
s
 t
h
e
 d
y
n
a
m
ic
s
 o
f 
th
e
 t
o
w
n
 a
n
d
w
ill
 p
u
t 
s
u
b
s
ta
n
ti
a
l 

e
x
tr
a
 p
re
s
s
u
re
 o
n
 t
h
e
 T
o
w
n
 C
e
n
tr
e
 a
n
d
 u
n
d
e
rs
c
o
re
s
 t
h
e
 n
e
e
d
 t
o
 i
m
p
le
m
e
n
t 
th
e
 o
th
e
r 

C
H
O
R
D
 p
ro
je
c
ts
. 
 C
o
m
p
le
ti
o
n
 o
f 
th
e
 o
th
e
r 
C
H
O
R
D
 p
ro
je
c
ts
 w
ill
 h
e
lp
 t
o
 f
a
c
ili
ta
te
 t
h
e
 

D
u
n
b
e
g
 p
ro
je
c
t,
 e
n
a
b
lin
g
 t
h
e
 e
x
p
a
n
s
io
n
 a
n
d
 d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 t
o
w
n
 t
o
 c
o
n
ti
n
u
e
.
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1
1

P
ro
je
c
t 
3
 –
A
re
a
s
 f
o
r 
A
c
ti
o
n

T
h
is
 p
ro
je
c
t 
s
e
e
k
s
 t
o
 r
e
c
o
n
fi
g
u
re
 t
h
e
 h
a
rb
o
u
r 

a
re
a
 o
f 
O
b
a
n
 t
o
 p
ro
v
id
e
 a
 f
a
c
ili
ti
e
s
 w
h
ic
h
 

b
e
tt
e
r 
m
e
e
t 
th
e
 n
e
e
d
s
 o
f 
a
ll 
u
s
e
rs
.

T
h
e
 s
p
e
c
if
ic
 p
ro
p
o
s
a
ls
 f
o
r 
th
is
 p
ro
je
c
t 
in
c
lu
d
e
:

o
M
o
v
in
g
 o
f 
th
e
 l
if
e
b
o
a
t 
s
ta
ti
o
n
 f
ro
m
 i
ts
 

c
u
rr
e
n
t 
lo
c
a
ti
o
n
 a
t 
th
e
 S
o
u
th
 P
ie
r

o
T
h
e
 e
n
h
a
n
c
e
m
e
n
t 
o
f 
fi
s
h
in
g
 b
e
rt
h
in
g
 

fa
c
ili
ti
e
s
 a
t 
th
e
 S
o
u
th
 P
ie
r 
a
re
a
 t
o
 

im
p
ro
v
e
 l
a
n
d
in
g
 c
a
p
a
c
it
y
 f
o
r 
th
e
 

d
e
v
e
lo
p
m
e
n
t 
o
f 
th
e
 f
is
h
in
g
 f
le
e
t

o
A
n
 a
p
p
ra
is
a
l 
fo
r 
th
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
a
 

n
e
w
 t
ra
n
s
p
o
rt
 i
n
te
rc
h
a
n
g
e
 f
o
r 
tr
a
in
s
, 

b
u
s
e
s
 a
n
d
 f
e
rr
ie
s
, 
a
d
ja
c
e
n
t 
to
 a
n
d
 

in
c
o
rp
o
ra
ti
n
g
 t
h
e
 e
x
is
ti
n
g
 f
e
rr
y
 t
e
rm
in
a
l

T
h
e
 C
o
u
n
c
il 
h
a
s
 u
n
d
e
rt
a
k
e
n
 a
 m
a
s
te
rp
la
n
 t
o
 

b
ri
n
g
 o
u
t 
th
e
 b
e
n
e
fi
ts
 o
f 
th
e
s
e
 p
ro
je
c
ts
. 

T
h
is
 i
s
 a
n
ti
c
ip
a
te
d
 t
o
 c
o
s
t 
n
o
 m
o
re
 t
h
a
n
 

£
3
m
 o
f 
C
H
O
R
D
 f
u
n
d
s
. 
In
 a
d
d
it
io
n
, 
a
 

S
T
A
G
 a
p
p
ra
is
a
l 
o
f 
a
c
c
e
s
s
 o
p
ti
o
n
s
 t
o
 

L
is
m
o
re
 i
s
 u
n
d
e
rw
a
y
.

R
ig
h
t:
 M
ix
e
d
 u
s
e
 o
f 

O
b
a
n
 h
a
rb
o
u
r

L
e
ft
: 
V
ie
w
 f
ro
m
 s
o
u
th
 

p
ie
r 
lo
o
k
in
g
 t
o
w
a
rd
s
 

ra
il
w
a
y
 a
n
d
 n
o
rt
h
 p
ie
rs

R
ig
h
t:
 S
it
e
 f
o
r 
n
e
w
 

tr
a
n
s
p
o
rt
 i
n
te
rc
h
a
n
g
e
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1
2

P
ro
je
c
t 
4
 –
O
b
a
n
 H
a
rb
o
u
r 
Y
a
c
h
t 
H
a
v
e
n
 D
e
v
e
lo
p
m
e
n
t

o
T
h
is
 p
ro
je
c
t 
w
ill
 p
ro
v
id
e
 a
 p
o
n
to
o
n
 f
a
c
ili
ty
 

w
it
h
in
 O
b
a
n
 b
a
y
  
to
 p
ro
v
id
e
 b
e
rt
h
in
g
 i
n
 t
h
e
 

h
e
a
rt
 o
f 
O
b
a
n
 t
o
w
n
 c
e
n
tr
e
.

o
T
h
e
 p
o
n
to
o
n
s
 w
ill
 p
ro
v
id
e
 b
e
rt
h
in
g
 f
o
r 
6
0
 t
o
 

8
0
 v
e
s
s
e
ls
 a
n
d
 w
ill
 b
e
 d
e
s
ig
n
e
d
 f
o
r 
s
h
o
rt
 

s
ta
y
s
. 
 T
h
is
 m
a
x
im
is
e
s
 t
h
e
 b
e
n
e
fi
t 
to
 

b
u
s
in
e
s
s
 i
n
 t
h
e
 t
o
w
n
 f
ro
m
 s
u
p
p
ly
in
g
 ‘
to
u
ri
s
t’

y
a
c
h
ts
 p
e
o
p
le
, 
a
n
d
 m
e
a
n
s
 t
h
e
re
 i
s
 a
  

m
in
im
u
m
 o
f 
la
n
d
w
a
rd
 i
n
fr
a
s
tr
u
c
tu
re
 

a
s
s
o
c
ia
te
d
 w
it
h
 t
h
e
 d
e
v
e
lo
p
m
e
n
t.

o
T
h
e
 p
la
n
s
 s
h
o
w
n
 a
n
d
 t
h
e
 c
a
lc
u
la
ti
o
n
s
 i
n
 t
h
e
 

n
o
te
s
 a
n
d
 w
o
rk
in
g
 p
a
p
e
rs
 a
re
 c
o
m
p
a
ti
b
le
 

w
it
h
  
p
la
n
s
 d
e
v
e
lo
p
e
d
 b
y
 O
b
a
n
 B
a
y
 M
a
ri
n
e
, 

a
 c
o
n
s
o
rt
iu
m
 o
f 
lo
c
a
l 
b
u
s
in
e
s
s
 p
e
o
p
le
. 

o
C
a
lM
a
c
 a
re
 c
o
n
te
n
t 
th
a
t 
th
e
 y
a
c
h
t 
h
a
v
e
n
 w
ill
 

h
e
lp
 t
o
 r
e
s
o
lv
e
 m
a
ri
n
e
 t
ra
ff
ic
 c
o
n
fl
ic
ts
 i
n
 t
h
e
 

b
a
y
 r
a
th
e
r 
th
a
n
 e
x
a
c
e
rb
a
te
 t
h
e
m
. 
 W
it
h
 t
h
e
 

A
re
a
s
 f
o
r 
A
c
ti
o
n
 p
ro
p
o
s
a
ls
 i
n
 p
la
c
e
 i
t 
is
 

e
x
p
e
c
te
d
 t
h
a
t 
o
th
e
r 
h
a
rb
o
u
r 
u
s
e
rs
 w
o
u
ld
 

le
n
d
 t
h
e
ir
 s
u
p
p
o
rt
.

A
b
o
v
e
 a
n
d
 b
e
lo
w
: 
O
b
a
n
 B
a
y
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1
3

o
A
s
 w
e
ll 
a
s
 s
e
rv
in
g
 v
is
it
in
g
 

s
a
ilo
rs
, 
a
 y
a
c
h
t 
h
a
v
e
n
  

w
o
u
ld
 p
ro
v
id
e
 a
 t
o
w
n
 

c
e
n
tr
e
 f
o
c
u
s
 f
o
r 
c
h
a
rt
e
r 

c
o
m
p
a
n
ie
s
 a
n
d
 o
th
e
r 

lo
c
a
l 
b
u
s
in
e
s
s
e
s
.

o
B
a
s
e
d
 o
n
 c
a
s
h
 f
lo
w
 

c
a
lc
u
la
ti
o
n
s
 b
y
 t
h
e
 

C
o
u
n
c
il’
s
 C
H
O
R
D
 

c
o
n
s
u
lt
a
n
ts
 (
n
o
t 
th
e
 

p
ro
m
o
te
rs
’,
 a
lt
h
o
u
g
h
 t
h
e
y
 

h
a
v
e
 d
e
v
e
lo
p
e
d
 t
h
e
ir
 

in
te
rn
a
l 
b
u
s
in
e
s
s
 c
a
s
e
) 
it
 

is
 l
ik
e
ly
 t
h
a
t 
s
o
m
e
 p
u
b
lic
 

m
o
n
e
y
 w
ill
 b
e
 r
e
q
u
ir
e
d
 t
o
 

c
o
v
e
r 
a
 p
o
rt
io
n
 o
f 
th
e
 c
o
s
t 

o
f 
th
e
 p
ro
je
c
t.
  
A
 

fr
a
n
c
h
is
e
 o
r 
te
n
d
e
ri
n
g
 

m
e
c
h
a
n
is
m
 c
o
u
ld
 b
e
 

e
s
ta
b
lis
h
e
d
 a
n
d
 £
1
m
 f
ro
m
 

th
e
 C
H
O
R
D
 f
u
n
d
 w
o
u
ld
 

b
e
 a
n
 a
p
p
ro
p
ri
a
te
 

a
llo
c
a
ti
o
n
.

©
O
b
a
n
 B
a
y
 M
a
ri
n
e

A
b
o
v
e
: 
A
n
 a
rt
is
t’
s
 i
m
p
re
s
s
io
n
 o
f 
th
e
 h
a
rb
o
u
r 
w
it
h
 

m
a
ri
n
a
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1
4

T
h
e
 s
tr
a
te
g
ic
 c
a
s
e

o
O
b
a
n
 i
s
 t
h
e
 a
re
a
 o
f 
th
e
 A
rg
y
ll 
a
n
d
 B
u
te
 e
c
o
n
o
m
y
 t
h
a
t 
is
 m
o
s
t 

in
 t
o
u
c
h
 w
it
h
 t
h
e
 w
id
e
r 
m
a
rk
e
t 
e
c
o
n
o
m
y
, 
a
n
d
 i
t 
m
a
k
e
s
 a
 

s
u
b
s
ta
n
ti
a
l 
c
o
n
tr
ib
u
ti
o
n
 t
o
 t
h
e
 r
e
g
io
n
 e
a
rn
in
g
 i
ts
 w
a
y
 i
n
 t
h
e
 

w
o
rl
d
.

o
It
 i
s
 a
ls
o
 t
h
e
 m
a
in
 t
ra
n
s
p
o
rt
 n
o
d
e
 f
o
r 
lif
e
lin
e
 s
e
rv
ic
e
s
 e
s
s
e
n
ti
a
l 

to
 i
s
la
n
d
 c
o
m
m
u
n
it
ie
s
.

o
O
b
a
n
 i
s
 c
u
rr
e
n
tl
y
 c
a
p
a
c
it
y
-c
o
n
s
tr
a
in
e
d
 a
n
d
 i
ts
 b
u
s
in
e
s
s
 

p
o
te
n
ti
a
l 
is
 r
e
s
tr
ic
te
d
 b
e
c
a
u
s
e
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 h
a
rb
o
u
r 

a
re
a
 s
u
ff
e
r 
fr
o
m
 s
e
v
e
re
 c
o
n
g
e
s
ti
o
n
. 
 T
h
e
 l
im
it
e
d
 c
a
p
a
c
it
y
 o
f 

a
n
d
 a
w
k
w
a
rd
 a
c
c
e
s
s
 t
o
 t
h
e
 t
o
w
n
 i
s
 a
ls
o
 a
 c
o
n
s
tr
a
in
t 
u
p
o
n
 

n
e
w
 h
o
u
s
in
g
 d
e
v
e
lo
p
m
e
n
t 
w
h
ic
h
 O
b
a
n
 n
e
e
d
s
 i
f 
it
 i
s
 t
o
 k
e
e
p
 i
ts
 

w
o
rk
fo
rc
e
 g
ro
w
in
g
.

o
T
h
e
s
e
 s
tr
o
n
g
ly
 i
n
te
rl
in
k
e
d
 p
ro
je
c
ts
 w
ill
 b
o
th
 e
a
s
e
 t
h
e
 p
re
s
s
u
re
 

o
n
 a
n
d
 i
n
c
re
a
s
e
 t
h
e
 c
a
p
a
c
it
y
 o
f 
th
e
 t
o
w
n
 a
n
d
 t
h
e
 w
a
te
rf
ro
n
t.
  

A
lt
h
o
u
g
h
 t
h
e
 C
o
u
n
c
il 
c
o
n
tr
ib
u
ti
o
n
 i
s
 s
u
b
s
ta
n
ti
a
l 
it
 w
ill
 b
e
 a
b
le

to
 l
e
v
e
r 
in
 f
u
n
d
s
 f
ro
m
 t
h
e
 S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t 
a
n
d
 p
ri
v
a
te
 

d
e
v
e
lo
p
e
rs
, 
y
ie
ld
in
g
 v
e
ry
 a
tt
ra
c
ti
v
e
 c
o
s
t-
b
e
n
e
fi
t 
ra
ti
o
s
.

Page 582



*
C
*
H
*
O
*
R
*
D
*

D
E
V
E
L
O
P
M
E
N
T
 I
N
V
E
S
T
M
E
N
T
 I
N
 T
O
W
N
 C
E
N
T
R
E
S
 A
N
D
 W
A
T
E
R
F
R
O
N
T
S
 B
Y
 A
R
G
Y
L
L
A
N
D
 B
U
T
E
 C
O
U
N
C
I
L

1
5

T
h
e
 e
c
o
n
o
m
ic
 c
a
s
e

o
T
h
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 a
n
d
 D
u
n
b
e
g
 

C
o
rr
id
o
r 
m
u
s
t 
b
e
 s
e
e
n
 a
s
 c
ru
c
ia
l 
e
le
m
e
n
ts
 

in
 t
h
e
 f
u
tu
re
 g
ro
w
th
 o
f 
th
e
 t
o
w
n
, 
w
h
ic
h
 i
ts
e
lf
 

is
 w
o
rt
h
 m
a
n
y
 m
ill
io
n
s
 o
f 
p
o
u
n
d
s
. 
 W
it
h
 

O
b
a
n
’s
 m
ig
ra
ti
o
n
 p
a
tt
e
rn
s
, 
th
e
 v
a
lu
e
to
 t
h
e
 

re
s
t 
o
f 
th
e
 c
o
m
m
u
n
it
y
 o
f 
p
ro
v
id
in
g
 a
 h
o
m
e
 

fo
r 
a
n
 e
s
s
e
n
ti
a
l 
w
o
rk
e
r 
is
 £
3
8
2
 0
0
0
, 
m
o
re
 

th
a
n
 a
n
y
w
h
e
re
 e
ls
e
 i
n
 A
rg
y
ll 
a
n
d
 B
u
te
. 
 O
f 

c
o
u
rs
e
 t
h
e
 d
e
v
e
lo
p
m
e
n
ts
 a
re
 n
o
t 
1
0
0
 p
e
r 

c
e
n
t 
c
ri
ti
c
a
l 
fo
r 
e
v
e
ry
 w
o
rk
e
r 
th
e
y
 h
o
u
s
e
, 
b
u
t 

it
 i
s
 e
a
s
y
 t
o
 s
e
e
 t
h
a
t 
o
n
 r
e
a
s
o
n
a
b
le
 

a
s
s
u
m
p
ti
o
n
s
 B
e
n
e
fi
t:
  
c
o
s
t 
ra
ti
o
s
  
g
o
 i
n
to
 

d
o
u
b
le
 f
ig
u
re
s
.

o
B
e
n
e
fi
t:
 c
o
s
t 
ra
ti
o
s
 a
re
 l
ik
e
ly
 t
o
 b
e
 m
o
re
 

m
o
d
e
s
t 
b
u
t 
s
ti
ll 
s
ig
n
if
ic
a
n
t 
fo
r 
th
e
 ‘
A
F
A
’

d
e
v
e
lo
p
m
e
n
ts
 a
t 
th
e
 H
a
rb
o
u
r.
  
S
o
m
e
 o
f 

th
e
s
e
 w
ill
 h
a
v
e
 t
h
e
 c
h
a
ra
c
te
r 
o
f 
a
 

c
o
m
m
e
rc
ia
l 
in
v
e
s
tm
e
n
t 
w
h
e
re
 t
h
e
 r
a
ti
o
 i
s
 

ty
p
ic
a
lly
 b
e
tw
e
e
n
 2
 a
n
d
 3
 (
b
e
fo
re
 

m
u
lt
ip
lie
rs
).
  
A
s
 t
h
e
 A
F
A
s
 g
o
 t
o
 t
h
e
 

m
a
s
te
rp
la
n
n
in
g
 s
ta
g
e
 a
 k
e
y
 i
s
s
u
e
 i
s
 t
h
e
 

a
b
ili
ty
 t
o
 l
e
v
e
r 
in
 i
n
v
e
s
tm
e
n
t 
fr
o
m
 e
ls
e
w
h
e
re
.

A
b
o
v
e
: 
T
o
u
ri
s
ts
 

e
n
jo
y
in
g
 O
b
a
n
.

R
ig
h
t:
 B
o
a
t 
tr
ip
s
 f
ro
m
 

O
b
a
n
 h
a
rb
o
u
r.

T
o
u
ri
s
m
 b
ri
n
g
s
 m

a
n
y
 

e
c
o
n
o
m
ic
 b
e
n
e
fi
ts
 t
o
 

O
b
a
n
. 
T
h
e
 C
H
O
R
D
 

p
ro
je
c
ts
 s
e
e
k
 t
o
 

d
e
v
e
lo
p
 t
h
is
.
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1
6

o
M
a
ri
n
e
 a
n
d
 m
a
ri
n
a
 e
c
o
n
o
m
ic
s
 a
re
 f
a
v
o
u
ra
b
le
 i
n
 O
b
a
n
 b
e
c
a
u
s
e
 

o
c
c
u
p
a
n
c
y
 i
s
 e
x
p
e
c
te
d
 t
o
 b
e
 h
ig
h
, 
a
n
d
 b
e
c
a
u
s
e
 c
o
s
ts
 a
re
 l
im
it
e
d
 

th
ro
u
g
h
 a
 g
re
a
t 
d
e
a
l 
o
f 
th
e
 i
n
fr
a
s
tr
u
c
tu
re
 b
e
in
g
 i
n
 p
la
c
e
. 
 

o
T
h
e
 C
o
u
n
c
il’
s
 i
n
te
n
t 
w
ill
 b
e
 t
o
 a
rr
a
n
g
e
 a
 c
o
m
m
e
rc
ia
l 
s
it
u
a
ti
o
n
, 
th
ro
u
g
h
 

te
n
d
e
ri
n
g
 o
r 
o
th
e
rw
is
e
, 
w
h
e
re
b
y
 t
h
e
 y
a
c
h
ti
n
g
 l
e
is
u
re
 f
a
c
ili
ty
 i
s

c
o
n
s
tr
u
c
te
d
 w
it
h
 a
 m
in
im
u
m
 o
f 
p
u
b
lic
 f
u
n
d
in
g
. 
 

o
F
ro
m
 t
h
e
 c
o
m
m
u
n
it
y
’s
 v
ie
w
p
o
in
t 
(i
n
c
lu
d
in
g
 v
e
ry
 l
e
g
it
im
a
te
ly
 t
h
e
 

b
u
s
in
e
s
s
 c
o
m
m
u
n
it
y
) 
th
e
 b
e
n
e
fi
t 
lie
s
 l
a
rg
e
ly
 i
n
 t
h
e
 a
d
d
it
io
n
a
l 
s
p
e
n
d
in
g
 o
f 

v
is
it
in
g
 y
a
c
h
ts
p
e
o
p
le
, 
o
v
e
r 
a
n
d
 a
b
o
v
e
 t
h
e
ir
 m
o
o
ri
n
g
 f
e
e
s
. 
 T
h
is
 i
s
 l
ik
e
ly
 

to
 b
e
 o
f 
th
e
 o
rd
e
r 
o
f 
s
e
v
e
ra
l 
£
0
0
0
 p
e
r 
n
ig
h
t 
th
ro
u
g
h
 t
h
e
 s
e
a
s
o
n
, 
p
e
rh
a
p
s
 

a
m
o
u
n
ti
n
g
 t
o
 £
0
.5
m
 p
e
r 
y
e
a
r 
in
 t
h
e
 e
a
rl
y
 y
e
a
rs
, 
a
n
d
 g
ro
w
in
g
.

o
T
h
e
 y
a
c
h
t 
h
a
v
e
n
 c
a
n
 h
e
lp
 t
o
 s
e
rv
ic
e
 t
h
e
 s
e
a
p
la
n
e
 a
c
ti
v
it
y
 w
h
ic
h
 h
a
s
 

re
c
e
n
tl
y
 i
n
c
re
a
s
e
d
. 
 

o
C
ru
is
e
 s
h
ip
s
 w
ill
 a
ls
o
 b
e
n
e
fi
t 
fr
o
m
 i
m
p
ro
v
e
d
 p
a
s
s
e
n
g
e
r 
tr
a
n
s
fe
r 

c
a
p
a
b
ili
ty
.

o
T
h
e
 f
is
h
in
g
 p
ro
p
o
s
a
ls
 (
s
e
e
 w
a
te
rf
ro
n
t 
A
F
A
s
) 
a
re
 i
n
te
g
ra
te
d
 w
it
h
 t
h
e
 

y
a
c
h
t 
h
a
v
e
n
 d
e
v
e
lo
p
m
e
n
t
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1
7

T
h
e
 d
o
-n
o
th
in
g
 o
p
ti
o
n
s

o
In
 g
e
n
e
ra
l 
th
e
 d
o
 n
o
th
in
g
 o
p
ti
o
n
s
 w
o
u
ld
 l
e
a
d
 t
o
 

w
o
rs
e
n
in
g
 c
o
n
g
e
s
ti
o
n
 i
n
 O
b
a
n
’s
 t
ra
n
s
p
o
rt
 s
y
s
te
m
 

a
n
d
 u
lt
im
a
te
ly
 b
ri
n
g
 t
h
e
 h
e
a
rt
 o
f 
th
e
 t
o
w
n
 t
o
 t
h
e
 

p
o
in
t 
o
f 
fa
ilu
re
. 
 

o
T
o
g
e
th
e
r 
th
e
 p
ro
je
c
ts
 p
ro
p
o
s
e
d
 w
ill
 p
e
rm
it
 t
h
e
 

b
u
ild
in
g
 o
f 
1
4
0
0
 h
o
m
e
s
, 
in
c
re
a
s
in
g
 O
b
a
n
's
 

e
c
o
n
o
m
ic
 c
a
p
a
c
it
y
 b
y
 a
b
o
u
t 
a
 q
u
a
rt
e
r.
  
T
o
 d
o
 

n
o
th
in
g
 o
n
 t
h
e
 D
u
n
b
e
g
 C
o
rr
id
o
r 
a
n
d
 D
e
v
e
lo
p
m
e
n
t 

R
o
a
d
 p
ro
je
c
ts
 w
o
u
ld
 s
ig
n
if
ic
a
n
tl
y
 r
e
d
u
c
e
 t
h
e
 

to
w
n
’s
 c
a
p
a
c
it
y
 a
n
d
 c
o
u
ld
 a
lm
o
s
t 
e
lim
in
a
te
 

O
b
a
n
’s
 a
b
ili
ty
 t
o
 c
o
n
tr
ib
u
te
 t
o
 g
re
a
te
r 
p
ro
s
p
e
ri
ty
 i
n
 

S
c
o
tl
a
n
d
 i
n
 g
e
n
e
ra
l,
 a
n
d
 A
rg
y
ll 
in
 p
a
rt
ic
u
la
r,
 o
v
e
r 

th
e
 n
e
x
t 
d
e
c
a
d
e
. 
 

o
T
o
 d
o
 n
o
th
in
g
 o
n
 t
h
e
 A
F
A
s
 w
o
u
ld
 b
e
 a
 m
a
jo
r 
b
lo
w
 

to
 e
ff
ic
ie
n
c
y
 a
n
d
 w
o
u
ld
 a
ls
o
 p
re
v
e
n
t 
p
u
b
lic
 

in
v
e
s
tm
e
n
ts
 w
h
ic
h
 h
a
v
e
 a
lr
e
a
d
y
 b
e
e
n
 m
a
d
e
 

(s
u
c
h
 a
s
 t
h
e
 F
e
rr
y
 T
e
rm
in
a
l 
a
n
d
 s
e
c
o
n
d
 l
in
k
s
p
a
n
) 

a
c
h
ie
v
in
g
 t
h
e
ir
 p
o
te
n
ti
a
l 
re
tu
rn
.

o
T
o
 d
o
 n
o
th
in
g
 o
n
 t
h
e
 y
a
c
h
t 
h
a
v
e
n
 w
o
u
ld
 b
e
 t
o
 

tu
rn
 O
b
a
n
's
 b
a
c
k
 o
n
 a
 g
ro
w
in
g
 g
re
e
n
 t
o
u
ri
s
m
 

o
p
p
o
rt
u
n
it
y
 a
n
d
 t
o
 l
o
s
e
 a
 s
ig
n
if
ic
a
n
t 
c
o
n
tr
ib
u
ti
o
n
 

to
 t
o
u
ri
s
t 
a
m
b
ie
n
c
e
 a
n
d
 i
n
c
o
m
e
.

R
e
a
li
s
in
g
 t
h
e
 p
o
te
n
ti
a
l 
o
f 
O
b
a
n
’s
 

tr
a
n
s
p
o
rt
 i
n
v
e
s
tm

e
n
.

A
b
o
v
e
: 
P
a
s
s
e
n
g
e
rs
 f
o
r 
M
u
ll
 f
e
rr
y
.

B
e
lo
w
: 
B
u
s
 a
n
d
 t
a
x
i 
ra
n
k
s
 o
n
 q
u
a
y
s
id
e
.
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R
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 C
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1
8

T
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e

o
T
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 f
o
r 
th
e
 r
o
a
d
 

p
ro
je
c
ts
 h
in
g
e
s
 o
n
 d
e
v
e
lo
p
m
e
n
t 
g
a
in
. 
It
 

a
ls
o
 d
e
p
e
n
d
s
 o
n
 t
h
e
 C
o
u
n
c
il’
s
 a
b
ili
ty
 t
o
 

le
v
y
 p
re
m
ia
 f
o
r 
th
e
 r
ig
h
t 
to
 c
o
n
s
tr
u
c
t 

h
o
u
s
in
g
 i
n
 p
a
rt
ic
u
la
r 
w
h
ic
h
 w
ill
 m
a
k
e
 u
s
e
 

o
f 
th
e
 f
a
c
ili
ti
e
s
 t
o
 b
e
 p
ro
v
id
e
d
. 

o
A
 f
u
ll 
c
o
m
m
e
rc
ia
l 
c
a
s
e
 f
o
r 
th
e
 A
F
A
s
 m
u
s
t 

a
w
a
it
 t
h
e
 r
e
s
o
lu
ti
o
n
 o
f 
th
e
 m
a
s
te
rp
la
n
s
 

c
u
rr
e
n
tl
y
 o
u
t 
to
 t
e
n
d
e
r 
b
u
t 
w
e
 a
re
 

c
o
n
fi
d
e
n
t 
th
a
t 
s
ig
n
if
ic
a
n
t 
in
p
u
ts
 w
ill
 b
e
 

a
v
a
ila
b
le
 p
ro
v
id
e
d
th
e
 d
e
v
e
lo
p
m
e
n
t 
ro
a
d
 

p
ro
je
c
t 
g
o
e
s
 a
h
e
a
d
.

o
S
o
m
e
 s
o
rt
 o
f 
te
n
d
e
ri
n
g
 m
e
c
h
a
n
is
m
 f
o
r 

th
e
 y
a
c
h
t 
h
a
v
e
n
 i
s
 t
h
e
 b
e
s
t 
w
a
y
 t
o
 

d
is
c
o
v
e
r 
th
e
 b
e
s
t 
c
o
m
m
e
rc
ia
l 
c
a
s
e
 

a
v
a
ila
b
le
, 
w
h
ile
 a
ls
o
 m
a
in
ta
in
in
g
 a
n
 o
p
e
n
 

a
n
d
 f
a
ir
 a
p
p
ro
a
c
h
 t
o
 t
h
e
 e
n
tr
e
p
re
n
e
u
ri
a
l 

in
te
re
s
ts
 w
h
o
 h
a
v
e
 b
e
e
n
 w
o
rk
in
g
 u
p
 t
h
e
 

p
ro
p
o
s
a
l 
to
 t
h
e
 p
o
in
t 
w
h
e
re
 t
h
e
re
 i
s
 a
 

v
ia
b
le
 i
d
e
a

A
b
o
v
e
: 
A
rt
is
ts
 i
m
p
re
s
s
io
n
 o
f 
n
e
w
 Q
u
a
y
s
id
e
 

d
e
v
e
lo
p
m
e
n
t.

T
h
e
 ‘
W
h
it
e
 B
u
il
d
in
g
’
h
a
s
 b
e
e
n
 a
c
q
u
ir
e
d
 b
y
 t
h
e
 

M
c
k
e
v
e
r 
G
ro
u
p
 w
h
o
 p
la
n
 t
o
 i
n
v
e
s
t 
£
3
 m

n
 a
s
 p
a
rt
 

o
f 
th
e
 u
p
g
ra
d
e
 o
f 
th
e
 n
e
ig
h
b
o
u
ri
n
g
 C
o
lu
m
b
a
 

H
o
te
l,
 w
h
ic
h
 c
o
v
e
rs
 B
e
d
ro
o
m
s
, 
th
e
 b
a
r,
 

c
o
n
fe
re
n
c
e
 a
n
d
 f
u
n
c
ti
o
n
 s
u
it
e
 a
n
d
 r
e
s
ta
u
ra
n
t.
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1
9

T
h
e
 f
in
a
n
c
ia
l 
c
a
s
e

T
h
e
 f
in
a
n
c
ia
l 
c
a
s
e
 e
s
s
e
n
ti
a
lly
 f
o
llo
w
s
 f
ro
m
 t
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
.

T
h
e
 t
w
o
 h
o
u
s
in
g
-r
e
la
te
d
 d
e
v
e
lo
p
m
e
n
ts
 b
o
th
 r
e
q
u
ir
e
 f
in
a
n
c
e
 f
ro
m
 t
h
e
 

C
o
u
n
c
il 
to
 p
a
rt
ia
lly
 c
o
v
e
r 
d
e
v
e
lo
p
m
e
n
t 
p
re
m
ia
 w
h
ic
h
 i
n
 d
u
e
 

c
o
u
rs
e
 w
ill
 b
e
 r
e
c
o
v
e
re
d
 f
ro
m
 d
e
v
e
lo
p
e
rs
. 
 I
n
 t
h
e
 c
a
s
e
 o
f 
th
e
 

D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 t
h
e
 d
e
la
y
 b
e
fo
re
 r
e
c
o
v
e
ry
 c
o
u
ld
 b
e
 l
o
n
g
, 
a
n
d
 

s
o
 t
h
e
 p
ro
je
c
t 
re
p
re
s
e
n
ts
 a
 m
e
d
iu
m
-t
e
rm
 c
o
m
m
it
m
e
n
t 
b
y
 t
h
e
 

C
o
u
n
c
il 
o
f 
a
n
 e
s
ti
m
a
te
d
 £
6
m
.

.C
o
u
n
c
il 
in
v
e
s
tm
e
n
t 
in
 t
h
e
 y
a
c
h
t 
h
a
v
e
n
 s
h
o
u
ld
 b
e
 o
n
 a
n
 e
q
u
it
y
 o
r

p
re
fe
rr
e
d
 –
c
re
d
it
o
r 
b
a
s
is
, 
a
n
d
 a
n
 o
rd
e
r 
o
f 
m
a
g
n
it
u
d
e
 e
s
ti
m
a
te
 o
f 

£
1
m
 i
s
 n
o
t 
u
n
re
a
s
o
n
a
b
le
. 
 O
th
e
r 
e
q
u
it
y
 p
a
rt
n
e
rs
 a
re
 l
ik
e
ly
 t
o
 b
e
 

fo
rt
h
c
o
m
in
g
 a
n
d
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
.

T
h
e
 c
o
m
m
it
m
e
n
t 
in
 p
u
rs
u
it
 o
f 
th
e
 A
F
A
s
 i
s
 p
u
t 
a
t 
£
3
-4
m
. 
F
is
h
in
g
 f
le
e
t 

e
x
p
a
n
s
io
n
 a
t 
s
o
u
th
 p
ie
r 
(P
o
rt
 B
e
a
g
) 
w
ill
 c
o
s
t 
a
ro
u
n
d
 £
1
.5
m
 a
n
d
 

w
ill
 r
e
q
u
ir
e
 p
a
rt
n
e
rs
h
ip
 w
o
rk
in
g
 b
e
tw
e
e
n
 t
h
e
 C
o
u
n
c
il,
 C
M
A
L
, 

C
a
lM
a
c
, 
F
is
h
e
rm
a
n
’s
 A
s
s
o
c
ia
ti
o
n
, 
R
N
L
I,
 N
L
S
 a
n
d
 N
e
tw
o
rk
 R
a
il.
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 C
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2
0

T
h
e
 m
a
n
a
g
e
m
e
n
t 
c
a
s
e

o
th
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d
 i
n
 p
a
rt
ic
u
la
r 

re
q
u
ir
e
s
 s
ig
n
if
ic
a
n
t 
fu
rt
h
e
r 
p
ro
c
e
s
s
 f
ro
m
 a
 

p
la
n
n
in
g
 v
ie
w
p
o
in
t.
  
T
h
is
 n
e
e
d
s
 t
o
 b
e
 

c
o
m
m
e
n
c
e
d
 w
it
h
 i
m
m
e
d
ia
te
 e
ff
e
c
t.
 T
h
e
 

d
e
v
e
lo
p
m
e
n
t 
o
f 
O
b
a
n
 i
s
 b
e
in
g
 s
tr
a
n
g
le
d
 b
y
 

th
e
 p
o
o
r 
ro
a
d
 a
c
c
e
s
s
 i
n
to
 a
n
d
 o
u
t 
o
f 
th
e
 

to
w
n
 a
n
d
 t
h
is
 m
u
s
t 
b
e
 t
a
c
k
le
d
 a
s
 a
 p
ri
o
ri
ty
 

fo
r 
th
e
 C
o
u
n
c
il.
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 C
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Y
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 C
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2
1

R
is
k
 R
e
g
is
te
r

o
T
h
e
 C
o
u
n
c
il 
w
ill
 b
e
 r
e
q
u
ir
e
d
 t
o
 b
o
rr
o
w
 a
g
a
in
s
t 

fu
tu
re
 d
e
v
e
lo
p
m
e
n
t 
c
o
n
tr
ib
u
ti
o
n
s
 t
o
 a
s
s
is
t 
in
 t
h
e
 

fi
n
a
n
c
in
g
 o
f 
th
e
 D
e
v
e
lo
p
m
e
n
t 
R
o
a
d

o
T
h
e
re
 c
o
u
ld
 b
e
 t
h
e
 n
o
rm
a
l 
ri
s
k
s
 o
f 
ti
m
e
 a
n
d
 

c
o
n
s
tr
u
c
ti
o
n
 c
o
s
t 
o
v
e
rr
u
n
 o
n
 a
ll 
p
ro
je
c
ts
. 
 

C
o
n
ti
n
g
e
n
c
ie
s
 h
a
v
e
 b
e
e
n
 i
n
c
lu
d
e
d
 t
o
 c
o
v
e
r 
th
e
s
e
.

o
B
id
s
 t
o
 b
u
ild
 a
n
d
 o
p
e
ra
te
 t
h
e
 y
a
c
h
t 
h
a
v
e
n
 m
a
y
 

n
o
t 
in
d
ic
a
te
 s
u
ff
ic
ie
n
t 
p
ri
v
a
te
 i
n
p
u
t,
 i
n
 w
h
ic
h
 c
a
s
e
 

it
 c
o
u
ld
 b
e
 s
h
e
lv
e
d
.
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2
2

B
e
n
e
fi
ts
 R
e
g
is
te
r

n
B
e
n
e
fi
ts
 w
ill
 b
e
 a
c
h
ie
v
e
d
 t
h
ro
u
g
h
 m
a
k
in
g
 O
b
a
n
 a
 m
o
re
 a
tt
ra
c
ti
v
e
 p
la
c
e
 t
o
 l
iv
e
, 

v
is
it
 a
n
d
 i
n
v
e
s
t 
in
 a
n
d
 a
 m
o
re
 p
ro
d
u
c
ti
v
e
 p
a
rt
 o
f 
th
e
 S
c
o
tt
is
h
 e
c
o
n
o
m
y
.

n
T
h
e
 m
a
jo
r 
b
e
n
e
fi
ts
 w
ill
 b
e
 r
e
a
lis
e
d
 t
h
ro
u
g
h
 

o
d
e
v
e
lo
p
in
g
 p
o
p
u
la
ti
o
n
 g
ro
w
th
 w
h
ile
 m
a
in
ta
in
in
g
 d
e
m
o
g
ra
p
h
ic
 b
a
la
n
c
e

o
in
c
re
a
s
e
d
 t
u
rn
o
v
e
r 
a
n
d
 e
m
p
lo
y
m
e
n
t 
 i
n
 t
h
e
 r
e
ta
il,
 h
o
s
p
it
a
lit
y
 a
n
d
 t
ra
n
s
p
o
rt
 s
e
c
to
rs
 

o
im
p
ro
v
e
d
 t
ra
ff
ic
 t
h
ro
u
g
h
p
u
t 
in
 t
e
rm
s
 o
f 
b
o
th
 n
u
m
b
e
rs
 a
n
d
 t
ra
n
s
it
ti
m
e
s

o
im
p
ro
v
e
m
e
n
ts
 i
n
 t
h
e
 s
c
o
p
e
 a
n
d
 s
c
a
le
 o
f 
e
d
u
c
a
ti
o
n

o
im
p
ro
v
e
d
 c
o
n
n
e
c
ti
v
it
y
 s
e
rv
in
g
 v
is
it
o
rs
, 
re
s
id
e
n
ts
 a
n
d
 i
s
la
n
d
 r
e
s
id
e
n
ts

O
u
tl
in
e
 q
u
a
n
ti
ta
ti
v
e
 e
s
ti
m
a
te
s
 i
n
d
ic
a
te
 f
a
v
o
u
ra
b
le
 t
o
 v
e
ry
 f
a
v
o
u
ra
b
le
 B
e
n
e
fi
t:
 C
o
s
t 

ra
ti
o
s
 (
s
e
e
 n
e
x
t 
s
lid
e
)

n
W
h
ile
 i
t 
h
a
s
 s
o
m
e
 o
f 
th
e
 e
le
m
e
n
ts
, 
th
e
 C
o
u
n
c
il 
is
 r
e
c
o
m
m
e
n
d
e
d
 t
o
s
e
t 
in
 p
la
c
e
 a
 

s
im
p
le
 i
n
te
g
ra
te
d
 s
y
s
te
m
 f
o
r 
m
o
n
it
o
ri
n
g
 t
h
e
s
e
 t
h
in
g
s
. 
 S
u
c
h
 a
 s
y
s
te
m
 c
o
u
ld
 

in
c
lu
d
e
 a
n
n
u
a
l 
d
e
m
o
g
ra
p
h
ic
 s
n
a
p
s
h
o
ts
, 
a
 q
u
a
rt
e
rl
y
 t
a
lly
 o
f 
re
ta
il 
tu
rn
o
v
e
r,
 

m
o
n
th
ly
 t
ra
ff
ic
 a
n
d
 v
is
it
o
r 
c
o
u
n
ts
, 
a
n
d
 m
o
n
it
o
ri
n
g
 o
f 
e
m
p
lo
y
m
e
n
t
v
a
c
a
n
c
ie
s
 

a
d
v
e
rt
is
e
d
 i
n
 t
h
e
 l
o
c
a
l 
p
re
s
s
 a
n
d
 v
ia
 J
o
b
C
e
n
tr
e
s
.

n
T
h
e
 p
ro
p
o
s
a
ls
 b
y
  
n
o
 m
e
a
n
s
 e
x
h
a
u
s
t 
th
e
 i
d
e
a
s
 f
o
r 
th
is
 t
h
ri
v
in
g
 t
o
w
n
. 
 T
o
 m
a
in
ta
in
 

O
b
a
n
 a
s
 t
h
e
 e
c
o
n
o
m
ic
 e
n
g
in
e
 o
f 
A
rg
y
ll 
a
n
d
 B
u
te
 a
 s
u
c
c
e
s
s
io
n
 o
f 
d
e
v
e
lo
p
m
e
n
ts
 

w
ill
 c
o
m
e
 f
o
rw
a
rd
 –
th
e
 C
o
rr
a
n
 h
a
lls
, 
S
e
a
 P
la
n
e
 a
n
d
 C
ru
is
e
 S
h
ip
s
 d
e
v
e
lo
p
m
e
n
ts
, 

T
o
w
n
 Q
u
a
lit
y
 I
n
it
ia
ti
v
e
 ,
 f
u
rt
h
e
r 
S
A
M
S
 d
e
v
e
lo
p
m
e
n
ts
 …
…
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2
3

A
 b
a
la
n
c
e
d
 a
p
p
ra
is
a
l

o
T
h
e
 b
e
n
e
fi
t 
to
 t
h
e
 O
b
a
n
 e
c
o
n
o
m
y
 o
f 
b
e
in
g
 a
b
le
 

to
 h
o
u
s
e
 h
u
n
d
re
d
s
 o
f 
k
e
y
 w
o
rk
e
rs
 i
s
 v
e
ry
 

s
u
b
s
ta
n
ti
a
l.
  
In
 d
u
e
 c
o
u
rs
e
 t
h
e
 p
e
o
p
le
 h
o
u
s
e
d
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 Page 1 

1. Introduction 

DTZ was commissioned by Argyll & Bute Council to carry out a brief, independent review of 

the outline business case (OBC) for five town centre and waterfront projects including 

Campbeltown, Helensburgh, Oban, Rothesay and Dunoon.  The business cases are being 

prepared and will be scored once each of the business cases are approved by each project 

board. 

 

The Council has made a sum of money of £10m available through its capital program, but it 

will only be available to one of the five waterfront projects being considered.  These all come 

under the moniker of “CHORD”.  Elements across the proposed projects include: 

 

• Campbeltown; 

o Kinloch Road - Area Regeneration; 

o Marina Development; 

o Townscape Heritage Initiative; 

• Helensburgh; 

o Town Centre - Streetscape Works; 

o Esplanade Refurbishment; 

o Kidston Park Refurbishment; 

• Oban; 

o Development Road -Major Land Release and Traffic Problem Resolution; 

o Harbour Areas for Action – Masterplanning; 

o Yacht Haven (Transit Marina); 

• Rothesay; 

o Pavilion - Category A Listed Building Refurbishment; 

o Townscape Heritage Initiative; and 

• Dunoon; 

o Waterfront - Major Project. 

 

This report provides a brief summary of the likely wider socio-economic impacts of the 

projects, with potential quantitative benefits outlined where possible.  A Net Present Value 

(NPV) analysis method, which allows the comparison of benefits and return of investment 

against the cost of each project, has been used.   

 

Each project is distinct and the evidence base has been tailored to the individual 

characteristics of the project.  We have used data, where it was available, and empirical 

evidence and literature reviews to establish the direction and likely magnitude of impacts.  We 

have also provided examples of cases where similar infrastructure development has led to 

wider socio-economic benefits. 
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2. Expected Socio-Economic Benefits and Impacts 

2.1 Summary of Evidence 

An impact database funded by the Scottish Government brings together a range of literature 

that analyses and defines the potential economic, social and environmental impact indicators, 

focusing on good quality development.  The majority of the research focuses on large scale 

projects in mainly urban areas.  However, the literature shows some of the likely benefits 

relevant to the town centre and waterfront projects.  

 

Investment in smaller and more rural town is likely to lead to wider community benefits as 

areas are rejuvenated and become more attractive.  However, these community 

improvements are often hard to identify and measure.  Larger developments on the other 

hand often demonstrate outcomes and impacts over a larger population which are therefore 

easier to observe. 

 

The most important difference between the projects mentioned on the reference cases and 

our calculations is scale.  This has been fully accounted for by looking at parts of the local 

economies which may be affected by the CHORD projects.  Additionally, we have taken into 

account our own knowledge of market across Argyll& Bute and the documents supporting the 

business cases. 

 

 

2.1.1 Vision and Appearance 

Visionary development with aspirations beyond commercial investment can create jobs, be 

important in business location decisions, help recruit and retain staff, and can increase land or 

property prices in surrounding areas.  Furthermore, restoration of historic buildings/sites is 

likely to initiate regeneration of a wider area providing employment and opportunities 

for volunteering.  The restoration can help to promote local community cohesion and revive 

civic pride through providing facilities for local communities. 

 

For example, the restoration of national heritage sites has been a major contributor to the 

regeneration of the Jewellery Quarter in Birmingham. It helped to sustain and create jobs in 

the local community and converted a once derelict area into a thriving centre for the 

manufacture and retail of jewellery, with 6,000 people employed by 1,500 businesses
1
. 

 

Developments with aesthetic appeal and a high-quality of design, which allow for exterior 

view, fresh air, sunlight, spaciousness, use of colour and visual art, can increase property and 

land values.  They are also important in business location decisions, and are likely to increase 

rental income and the marketability of property.  Vandell and Lane
2
 found evidence of a 

positive correlation between development design quality and market rents.  The better the 

quality of design, the higher the marketability of properties within both the building and 

the area.  

                                                      
1
 English Heritage (2005) Regeneration and the Historic Environment - Heritage as a catalyst for better social 
and economic regeneration, English Heritage 
2
 Vandell & Lane (1989) in Macmillan, S. (2003) Designing Better Buildings - Quality and Value In The Built 
Environment, Spon Press 
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2.1.2 Context 

The context of developments, particularly where they have natural views or are near to green 

spaces, trees and water features, can increase rental value of commercial and retail property 

and enhances worker satisfaction and retention, particularly where the context is near to high 

quality mixed-use public space.  It is also likely to increase residential property prices, 

particularly where the green spaces include parks and playgrounds.  

 

Research by Luttik
3
 into residential properties in the towns of Emmen, Appledoorn and Leiden 

in the Netherlands, has shown that a garden bordering water can increase the price of a 

house by 11 per cent, while a view of water or having a lake nearby can boost the price 

by 10 per cent, and 7 per cent respectively.   

 

A view of a park raised house prices by 8 per cent, and having a park nearby by 6 per cent. 

This contrasts with a view of an apartment block, which can reduce the price by 7 per cent. 

 

Similar study by Peiser and Schwann in Dallas, USA, showed that many residents felt that the 

public green spaces near their property was a major factor for living in a particular area.  Sixty 

per cent of the residents believed that the value of their homes was at least 15 per cent 

higher because of the proximity of green spaces to their properties.  

 

A study has shown that Canary Wharf’s Jubilee Park in London has been instrumental in 

turning perceptions of the area into a location actively sought out by corporate employers and 

office workers.
4
  The park has been designed to conceal the station and retail mall beneath, 

and to allow workers from the nearby office buildings to look down into the park.  

 

The park has also become a destination place for local workers, visitors and residents, 

increasing the park’s usage from 2,000 to 20,000. The area also stays open until 1am, 

allowing people to enjoy the local bars and restaurants. At roughly £55 per square foot, the 

cost of creating the park can be offset with the increased interest of companies wanting to 

relocate to Canary Wharf, such as legal practices, Allen & Overy and Clifford Chance. 

 

 

2.1.3 Character 

Areas with sense of place, character and identity are likely to be valued more highly by 

potential house-buyers.  Additionally, prestige and image are important factors for occupiers, 

particularly those with clients visiting their offices.  

 

Occupiers at Castle Wharf (Nottingham), Brindleyplace (Birmingham), and Barbirolli Square 

(Manchester), rated their developments highly and were proud to invite clients to their offices, 

and believed that the environment around the building contributed to the image clients had of 

the company.
5
  In addition to commercial benefits for the developments mentioned, the 

areas have experienced an expansion of the retail sector and leisure industry. 

 

                                                      
3
 Luttik, J (2000) The value of trees, water and open spaces as reflected by house prices in the Netherlands, 
Landscape and Urban Planning, Vol. 48, pp161-167 
4
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees? 
5
 Bartlett School of Planning commissioned by CABE and DETR (2001) The Value of Urban Design, CABE, pp 68 
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Restoration of heritage sites can rejuvenate an area and make a place unique.  Cultural 

landmark buildings create distinction, which enhances the culture of an area.  It also provides 

a tourist attraction which can create jobs through additional tourism spend and can increase 

land and residential property prices in the surrounding area. 

 

The towns of St Ives and Walsall both demonstrated economic benefits after landmark cultural 

buildings were opened in the community.
6
  Similarly, within the first two years of opening, the 

Tate Gallery in St Ives contributed £16 million to the local economy through tourism.  In the 

first few months of the opening of the New Art Gallery in Walsall, the local Boots store 

reported that their daily sales increased by £4,000. 

 

 

2.1.4 Quality of Public Realm 

Safe, comfortable, accessible public realm attracts residents to an area and encourages 

greater use, which can lead to greater social cohesion, while lack of public space reduces the 

opportunity for this.  Financially, quality public realm can raise property prices and 

increase retail spend.  Restoration of public spaces can stimulate rejuvenation of adjacent 

sites and attracts new residents to move to an area.  Furthermore, public spaces for events 

can help to increase usage of public space and rejuvenate an area. 

 

It has also been shown that retailers benefit from the proximity of green spaces, due to 

the public spaces attracting around 40 per cent more people into the area.
7
  Quality and 

secure public space, including pedestrianisation and street furniture increases use and 

associated retail spend. The city centre of Coventry was developed with improved 

pedestrianisation, a new civic square, clearer signage, better placement of street furniture and 

introduction of CCTV schemes.  As a result the number of visitors to the town centre 

increased by 25 per cent on Saturdays. 

 

 

2.2 Economic Impact and Benefit Benchmarks 

2.2.1 Dundee Contemporary Arts 

Dundee Contemporary Arts (DCA) is the result of a competition by the City of Dundee Council 

in 1996.  The vision for the building was to have all activities – galleries, cinemas, print 

workshops, shop and research facilities – around a central social space and café. The DCA 

café and foyer sit at the internal corner of the L-shaped building, and is therefore at the centre 

of the building.  

 

                                                      
6
 Worpole, K. (2000) Design, economy and the architectural imagination, London: RIBA Future Studies and 
Jenkinson, P. (2000) Regeneration: can culture carry the can? RSA Journal (2000); in CABE (2002) The Value 
of Good Design – How buildings and spaces create economic and social value, CABE, pp 6 
7
 DoE and The Association of Town Centre Management (1997) Managing Urban Spaces in Town Centres –Good 
Practice Guide, London, HMSO 
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Three years after its opening in March 1999 an economic impact of DCA on the local 

community of Dundee and Tayside was carried out.
8
 The study revealed that visitor numbers 

had exceeded 300,000 in each of its first three financial years. Of these, Tayside residents 

represented approximately 60% of all exhibition visitors in 2001/02.  

 

The shop had a turnover of £72,000 in 2001/02, of which crafts accounted for almost 40%.  

Several local craft producers benefit from supplying the shop, which helped to promote their 

work. Community and education work is a significant part of DCA’s activity.  The café had a 

turnover of £120,000 in 2001/02.  

 

DCA can also be attributed to creating 258 jobs in the Tayside area, whether through direct 

employment or business development.  Finally, the distinctiveness of DCA has grown through 

the architect’s vision in making the building part of the city as a whole. The use of windows 

allowed both light to come into the building and allow visitors to look out onto Dundee. 

 

 

2.2.2 Queen Square, Bristol 

Queen Square in Bristol shows how the restoration of a public space can have an economic 

impact on its surrounding area. Completed in 1727, the Square represented the affluence of 

the merchants and the city of Bristol. In 1936, city planners decided to build a dual 

carriageway, known as Redcliffe Way, diagonally from one corner of the square to the other 

as part of a new inner relief road. By 1990, around one third of the office space was vacant, 

and the Queen Square was in bad condition.  

 

Today, supported by a regeneration grant by the English Heritage, the square has been 

restored to its 19th Century former character, as a quiet and restful place. Access to the 

square, seating and lighting were improved and a comprehensive 10-year maintenance 

regime introduced.  A programme of varied events was developed to promote the square as a 

major civic space.  

 

As a result the area facing onto the square has become popular with residents and 

businesses, and property prices are 16% over identical properties located elsewhere in 

Bristol
9
. 

 

 

2.2.3 Greenwich 

The Greenwich Peninsula is located at the northern limit of the London Borough of 

Greenwich.  Until 1997 the Peninsula was regarded by many as an unsuitable environment for 

sustainable, mixed-use development.  The strategic foundations for the development of the 

Peninsula site were laid much earlier by the decision to route the Jubilee Line Extension (JLE) 

across the Peninsula and selection for a JLE station site, and the launch of the Greenwich 

Millennium Project in the early 1990s. 

 

                                                      
8
 Westbrook, Steve, (2003) Economic Impact Evaluation of Dundee Contemporary Arts, DCA; and 
www.edinburgharchitecture.co.uk 
9
 FPD Savilles, Michael Evamy, SQW Consultants (2005) Does Money Grow on Trees?, pp 26-31 
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The Peninsula developments in Greenwich appear to have acted as a catalyst for 

comprehensive regeneration in Greenwich and throughout the Thames Gateway.
10
  Residents 

and businesses are generally positive about the improved public profile given to Greenwich as 

a result of the developments and due to the potential employment effects over the longer 

term. Any concerns that are raised by residents and businesses refer to the effects the 

developments have on traffic congestion, air and noise pollution.  

 

 

2.2.4 Cardiff Bay 

A study by Francis and Thomas into the Cardiff Bay Urban Development Corporation 

initiatives examines the vacancy chains in Cardiff Bay.
11
  The study focuses on businesses 

and their location movements in Cardiff Bay.  The vacancy chain approach provided an insight 

into the degree of additionality and displacement generated by CBDC activity. Results show 

that a significant proportion of the total chains represented net additionality to the local 

economy.  New businesses and expansions contributed most to this effect.  

 

Displacement represents a smaller proportion of the vacancy chains, and the vast majority of 

chains represented displacement through a change of use, which is at worst neutral for the 

Cardiff economy.  The negative displacement occurred through vacancies or demolition, and 

this result is not surprising given the large amount of relocation and subsequent 

redevelopment that occurred in Cardiff Bay. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

                                                      
10
 Greenwich Peninsula Developments: base-line study and interim evaluation  

DETR, London, 2000  
11
 ‘Evaluating Property-led Initiatives in Urban Regeneration: Tracing Vacancy Chains in Cardiff Bay’ in Local 

Economy, Vol. 21, No. 1, pp 49-64, February 2006 

Page 602



 

 

 

 Page 7 

3. Rothesay Project 

3.1 Overview 

The Rothesay project consists of two development elements: 

 

• Preservation and refurbishment of the Rothesay Pavilion as a community building 

• A combined Townscape Heritage Initiative and Conservation Area Regeneration 

Scheme to address the tired appearance of the town centre 

 

The restoration of the Pavilion will secure the current fabric of the building and improve its 

physical appearance.  Other improvements include improved disabled access, development 

of a multi-use facility, and provide indoor activities.  The Pavilion will be open to private and 

public use, the wider community and is expected in generate an increased income as a result. 

 

The regeneration initiative and scheme for Rothesay will improve the appearance of the town 

centre with structural repairs to historic building, which is expected to incentivise in-migration 

and new businesses and increase visitor number to the town. 

 

Compared the other proposed projects the Rothesay project has a relatively lower cost than 

the majority and the total cost of the project is £6.3 million.  With additional funding being 

available and sought from elsewhere the cost to the Council is £2.4 million, which 

substantially lower than any of the other project.     

 

3.2 Baseline 

There are 2,053 people employed in the retail, tourism and leisure industry in the Dunoon and 

Bute travel to work area.  Retail provides jobs for 747 employees, accommodation and 

hospitality employs 1,029 people, and leisure, sports and culture 279 employees. 

 

Multiplying the total number of employees with the median wage in Argyll and Bute suggests 

that the total income is around £36.7 million.  As in earlier sections the income is likely to 

represent 66% of total GVA as per Scottish Input-Output tables published by the Scottish 

Government.  Applying this to the income suggests that the total GVA is likely to be around 

£55.7 million. 
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Map 5: Dunoon and Bute Travel to Work Area 

 
 

 

3.3 Socio-economic Impact 

As shown in the literature review the restoration of heritage sites can rejuvenate an area and 

make it unique.  Furthermore, cultural landmark buildings create distinction, enable 

community development and also provide tourist attractions.   Rothesay is a popular tourism 

and sailing destination, and with the proximity to Glasgow and on a popular sailing route the 

town has the potential to increase its visitor numbers further.   

 

Examples elsewhere in the UK show how cultural centres and landmark have contributed 

economically to towns and cities.  For example the Tate Gallery in St Ives contributed £16 

million to the local economy through tourism, the opening to the New Art Gallery in Walsall led 

to increased retail spend and Dundee Contemporary Arts contributed to new jobs being 

created.  The refurbishment of the Pavilion could have similar impacts on the town and the 

wider community of Bute Island. 
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The investment in Rothesay could lead to a 5% uplift in economic activity.  This suggests the 

income will increase by around £2.8 million.  Some of this increase will be drawn from other 

areas in the Argyll and Bute Council.  Assuming a displacement of 50% suggests that the 

additional income will be £1.4 million.  Over 25 years the NPV of the Rothesay project is 

likely to be around £23.0 million, using a discount rate of 3.5%.  This gives a positive NPV 

of £16.7 million.  There needs to be an uplift of 1.4% in order for the investment to have a 

positive NPV value. 
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Fri, 13 June 
2008

*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLLAND BUTE COUNCIL

The Rothesay Dossier

Working papers

These working papers were produced in order to 
create the Rothesay Dossier.  Although they 
illustrate the method they may not be exactly 
compatible with the Dossier itself
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Working Paper 1 - Rothesay Economic Profile 

With a population of less than 5 000, Rothesay is the smallest of the CHORD 
towns.  It is the largest town on the island of Bute and is the only island 
community being considered as part of this study. 

Rothesay grew up as a Victorian seaside resort and today tourism is still an 
important factor for the economy. However the economy has now diversified and 
there are a number of small scale manufacturers in and around the town.  The 
town is also the main service centre for the rest of Island of Bute and includes 
small industrial estates and a new secondary and primary school complex. 

This section considers a number of economic variables relating to Rothesay 
including population distribution, employment by sector, business size and 
unemployment. 

Figure 1 is a map of the area considered in this section. 

Figure 1 : Map of Rothesay settlement 

 

Population distribution 

Table 1 shows the population change in Rothesay between 2001 and 2006 and 
compares it with the respective changes in Argyll and Bute and Scotland as a 
whole. 
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Table 1 : Population change 2001-2006 

Population change 2001-2006

Area 2001 2006

Change 

2001-2006

% Change 

2001-2006

Rothesay 5,108 4,897 -211 -4.1%

Argyll & Bute 91,300 91,390 90 0.1%

Scotland 5,064,200 5,116,900 52,700 1.0%  

   Source: GROS, Small Area Population Estimates, 2001 to 2006 

In 2006, the population of Rothesay was estimated to be just under 4,900.  
Between 2001 and 2006 the population of Rothesay decreased by 4.1 per cent.  
This population decline is in contrast to regional and Scottish levels which saw 
increases of 0.1 per cent and 1.0 per cent respectively.  Annual population 
estimates suggest that the population of Rothesay grew between 2001 and 2002 
but fell year-on-year between 2002 and 2006.  This trend paints a worrying 
picture for Rothesay. 
 
Figure 2, below shows the age and gender structure of the Rothesay population 
and compares it with the populations of Argyll and Bute and Scotland as a whole. 

Figure 2 : Gender and age distribution in Rothesay 2006 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

It illustrates that the population of 
Rothesay is considerably older than the Argyll and Bute and Scottish averages 
with 24 per cent of its population over 65 compared to 20 per cent and 16 per 
cent for Argyll and Bute and Scotland respectively.  In Rothesay only 25 per cent 
of the population is aged between 20 and 44; in contrast to Argyll and Bute and 
Scottish averages where this age bracket accounts for 29 per cent and 34 per 
cent of the respective populations. 
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Table 2 illustrates the population change in Rothesay in specific age groups and 
compares them with the changes at Argyll and Bute and Scottish levels. 

Table 2 : Change in population age structure 

Age 

Group

Argyll and 

Bute Scotland

2001 2006

Change 

2001-06

% Change 

2001-06

% Change 

2001-06

% Change 

2001-2006

0-4 206 190 -16 -7.8 -12.2 -2.8

5-19 955 876 -79 -8.3 -2.5 -3.2

20-44 1422 1220 -202 -14.2 -7.2 -2.1

45-64 1343 1446 103 7.7 7.3 7.8

65-84 1030 1012 -18 -1.7 8.7 3.4

85+ 152 153 1 0.7 0.9 7.2

Total 5,108 4,897 -211 -4.1 0.1 1.0

Change in population age structure

Rothesay

 

Source: GROS small area population estimates 2001, 2006 

It shows a considerable fall in the population of under 20’s, with around 8 per 
cent fewer in 2006 compared to 2001.  Between 2001 and 2006 the largest 
population changes in Rothesay occurred in the 20 to 44 age bracket which saw a 
decline of 14.2 per cent.  Argyll and Bute and Scotland as a whole also saw 
declines in their populations in this age bracket but to a much lesser extent (7.2 
per cent and 2.1 per cent respectively). 

The largest population increase in Rothesay was in the 45 to 64 age group which 
saw an increase of 7.7 per cent, inline with the increases at Argyll and Bute and 
Scottish levels.  However in contrast to the other areas Rothesay also 
experienced a decline in its retired population, perhaps indicating that people 
choose to leave the island as they become older and are in need of care. 

Employment by sector 

According to the Annual Business Inquiry, there were 1,843 employees (excluding 
self employed) in Rothesay in 2006.  Figure 3 shows the distribution of 
employees by broad sector in the town in 2006 and Figure 4 shows the 
employment distribution of Argyll and Bute as a whole. 

Figure 3 : Rothesay employment 2006 

Rothesay employment 2006
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Figure 4 : Argyll and Bute employment 2006 

Argyll and Bute employment 2006
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Figure 3 illustrates that no one sector dominates the employment market in 
Rothesay.  This is in contrast to some of the other CHORD towns.  The largest 
employing sector in Rothesay is service activities which account for one in five of 
all jobs locally compared to Argyll and Bute as a whole where only one in eight of 
the working population is employed in this sector.  Other sectors which are more 
important in Rothesay compared to Argyll and Bute include manufacturing (9 per 
cent compared to 4 per cent) and education (10 per cent compared to 8 per 
cent).  Overall, however, the public sector accounts for a much lower proportion 
of jobs locally compared to the rest of the local authority area. In total public 
administration, education, health and social work account for 29 per cent of local 
employment, ten percentage points lower than the average for Argyll and Bute. 

The level of self employment in Rothesay, at 8.7 per cent in the 2001 Census is 
greater than the Scottish average of 6.6 per cent but less than the Argyll and 
Bute average of 11.5 per cent. 

Business size 

The Annual Business Inquiry provides information on the number of data units 
located in an area.  The number of data units in an area can act as a good 
indication as to the number of work places operating in an area employing staff.  
Data units do not correspond directly to the number of work places in an area as 
self employment is not taken into consideration. 

In 2006 there were 200 data units in Rothesay employing staff.  Figure 5 shows 
the break down of data units by business size in Rothesay, Argyll and Bute and 
Scotland. 
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Figure 5 : Distribution of business units by company size 2006 

0

10

20

30

40

50

60

70

1-4 employees 5-10 employees 11-24 employees 25 or more

employees

Company Sizeband

P
r
o
p
o
r
ti
o
n
 o
f 
T
o
ta
l 
U
n
it
s
 (
%
)

Rothesay

Argyll and Bute

Scotland

Source: ABI

Z:/Projects/P222/CHORDD

ATAUNITSWORKING/Data

UnitsCharts

 

As is the case elsewhere, most business units have fewer than 5 staff, with 
around 60 per cent of all units in Rothesay falling into this category.  However 
this proportion is slightly lower than both the Argyll and Bute and Scottish 
averages.  By contrast , the proportion of businesses employing 5 to 24 
employees, at more than a third,  is higher in Rothesay than the comparison 
areas. However there are fewer large business units in Rothesay i.e. those 
employing at least 25 staff. 

Unemployment  

In March 2008 there were 115 JSA claimants in Rothesay.  At this time the 
unemployment rate in Rothesay was 3.0 per cent which is a higher level than for 
both Argyll and Bute and Scotland (2.2 per cent and 2.3 per cent respectively).   

Figure 6 illustrates the unemployment rates from March 2005 to March 2008 in 
Rothesay, Argyll and Bute as a whole and Scotland. 
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Figure 6 : Unemployment rates March 2005 to March 2008 
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Figure 6 indicates that the unemployment rate in Rothesay was generally above 
that of the comparison areas during this time period.  Rothesay has a distinctive 
seasonal pattern to its unemployment with highest levels in the January to March 
period and lowest during the summer months, reflecting the importance of 
tourism to the economy. 

A summary of the changes in long-term unemployment (claiming unemployment 
benefits for six months or more) over the three year period are given in Table 3. 

Table 3 :  Long-term unemployment March 2005-March 2008 

Date

Argyll and 

Bute Scotland

No. unemployed 

long term

% of total 

unemployed

% of total 

unemployed

% of total 

unemployed

March 2005 40 32.0 35.7 30.0

March 2006 50 35.7 32.9 30.2

March 2007 25 22.7 33.5 31.2

March 2008 25 21.7 29.2 25.9

Long-term unemployment March 2005-March 2008

Rothesay

 

Source: ONS claimant count 

This shows that in March 2008 there were 25 people unemployed long-term in 
Rothesay.  Since 2005 there has been a dramatic decrease in the level of long-
term unemployment in Rothesay, decreasing from 32.0 per cent in March 2005 to 
21.7 per cent in March 2008.  It should be noted however that this decrease was 
based on small absolute values.  This decrease was at a higher rate in Rothesay 
than Argyll and Bute and Scotland which saw declines of 6.5 per cent and 4.1 per 
cent respectively. 
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Working Paper 2 - Rothesay Property and Retail Market Review 

 

Demand for retail space and vacant space 

Local agents report good demand for retail properties in the town; and they note 
that it has increased over the past five years due to retirement and commuter 
demand from the mainland. 

There are seven small retail units on the market (see Table 4), with most 
available for purchase, and three are under offer at or near the asking price. 

Typical retail rents are between £7-10 per ft2 and freeholds selling for between 
£61-281 per square foot.  Prices appear to be very dependent on location, with 
prime locations on Victoria Street, Argyle Street, East Princes Street and 
Montague Street and near the ferry terminal commanding the highest values. 

Table 4 Properties currently on the market 

Description / location Property type Year Freehold or 
leasehold 

Size (ft2) Asking 
price 

Price 
per ft2 

47 Victoria Street Shop 2008 Freehold 658 £60,000 £91 

1 Watergate Post Office 2008 Freehold 570 £160,000 £281 

33 Galloway Gate Ex Post Office; shop 2008 Freehold 475 £29,000 £61 

18 Castle Street Shop and office use 2008 Freehold 296 £25,000 £84 

46 Marine Road, 

Port Bannatyne 

Post Office 2008 Freehold 458 £65,000 £144 

Port Bannatyne 26 cover café, shop 2008 Freehold Unknown £95,000 - 

68 Montague Street Traditional shop unit 2008 Leasehold 395 £3,900 £10 

Recent retail deals 

Table 5 details recent retail lets in Rothesay. 

Table 5 Recent rental deals 

Description / location Property type Year Freehold or 
leasehold 

Size (ft2) Asking 
price 

Price 
per ft2 

East Princes Street Shop 2007 Freehold Unknown £68,000 - 

Argyle Street Laundrette 2007 Freehold Unknown £68,000 - 

7 Victoria Street Tea room 2006 Freehold 452 £95,000 £210 

East Princes Street Shop 2007 Leasehold 625 £5,200 £8 

West Princes Street Showroom 2005 Leasehold 450 £3,120 £7 
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Business and industry allocations 

Currently the only business and industrial allocation in Rothesay is 0.5 hectares in 
Union Street for business, general industrial storage or distribution usage. 

Leisure activity 

There are a number of bars and hotels for sale in the town (see Table 6).  They 
are all freehold sales and often with the existing business being sold as a going 
concern.  As for Rothesay, specialist leisure business agents report keen demand 
for lifestyle businesses in the area. 

Table 6 Bars and restaurants currently for sale 

Description / location Asking price 

8 bedroom bed-and-breakfast with three self-contained units and owners apartment, 
Battery Place 

£470,000 

Galatea Bar, 8 Castle Street, @ 1,500 ft2, Sold February 2007 £160,000 

Roseland Lodge Park, lodges, 50 year lease, four sold to date Over £90,000 

Ardyne, three star 10 bedroom hotel, 30 covers with development potential £395,000 

Brandane Bar, 25 High Street, public house £85,000 

Ivybank, B Listed villa, bed-and -breakfast £430,000 

58 Ladeside Street, former hall and community centre, 1,238 ft2 £120,000 

Rothesay appears well served in terms of leisure activities and trades on its 
outdoors activities, historic sites and peacefulness.  The main attractions in the 
area are: 

• Rothesay Castle 
• Mount Stuart Castle and Gardens 
• St Blane’s Chapel 
• Bute Museum 
• Ascog Hall Fernery & Gardens 
• Walking, golf, sailing, fishing, kayaking, horseback riding and diving 
• Port Bannatyne marina 
• Unspoiled countryside and sheltered bays 

Leisure planning allocations 

Currently there is the allocation of community facilities and recreational facilities 
at the new school campus covering an area of 6.84 hectares. 

Office market 

The office market is mainly traditional offices, on street level and above retail 
units, occupied by professional service businesses. 

The market is very small with few premises available.  Local agents report that 
most transactions are of freeholds rather than leaseholds.  Although there is little 
office property available, few businesses are reported to struggle to find space. 

Page 618



 
13 

Supply and uptake of offices 

Only two recent transactions for offices could be found (see Table 7) and one of 
these was not publicly marketed. 

Table 7 Recent office rentals 

Description / 
location 

Property type Year Freehold or 
leasehold 

Asking price 

7 Castle Street Traditional office, four rooms, 
ex-bank, 846 ft2 

2008 Leasehold £4,000 pa 

(£5 per ft2) 

5 King Street Tradition office, small, off-
market sale 

2007 Freehold £60,000 

Council offices 

The Council has offices on six sites in the town, totalling 32,293 ft2. 

The residential market 

Population projections 

Rothesay is the only substantial town on the Isle of Bute.  80 per cent of island’s 
population live there and all key services are located in the town.  The population 
of the area is expected to fall slightly between 2007 and 2012 while the number 
of households increases, as shown in Table 8: 

Table 8 Population projections 

Projected 
population 
and 
households 
to 20121 

2002 

Population 

2002 

Households 

2007 

Population 

2007 

Households 

2012 

Population 

2012 

Households 

Bute planning 
area 

7,225 3,606 7,206 3,741 7,155 3,888 

Argyll and 
Bute planning 
area 

87,882 37,758 86,839 38,567 85,567 39,227 

The Bute Housing Market Survey estimated a requirement for 40 new houses 
between 2004 and 2009 to meet local needs, with the majority being affordable 
and most being 2-3 bedroom family houses.  In 2004, the Council recognised that 
there was a need to ‘re-profile’ the social rented housing that is available and 
build 30 general letting units and 30 units for the elderly between 2004 and 
2009. 

Market activity 

Average house prices have risen sharply in Rothesay and more quickly than in 
Scotland as a whole between 2005 and 2007, but they still remain below the 
Scottish average, as shown in Table 9. 

                                       

1
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006. 
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Table 9 Average house prices in Rothesay 

Average 
house prices 
(£)2 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Rothesay £77,309 £94,137 £111,423 22% 11% 

Scotland £117,179 £129,575 £144,807 11% 12% 

The number of houses sold in Rothesay has increased slightly since 2005 (see 
Table 10) and there is no indication from local agents that sales have fallen in the 
first quarter of 2008. 

Table 10 House sales volumes 

House sales 
volumes3 

2005 2006 2007 % change 
2005 to 2006 

% change 
2006 to 2007 

Rothesay 109 137 142 26% 4% 

Scotland 125,523 133,174 136,106 6% 2% 

Local agents report that the residential market remains active in 2008, with 
plenty of buyers and sellers and transactions.  Asking prices are not reported to 
have dropped but the premium over asking price that was being achieved in 2007 
is now lower (at 10-15 per cent compared to 30 per cent in 2007). 

Residential developments 

Planning permissions granted for residential developments include the Rothesay 
Academy site on Academy Road in 2005. 

Residential applications. 

The Local Plan has made allocations for 56 new build houses in Rothesay, as 
detailed in Table 11. 

Table 11 Housing allocations 

Housing allocations – Bute4 

Location Use Number of 
units 

Affordability 
minimum % 

Rothesay – Barone Road Housing 16 25% 

Rothesay – Craigmore Housing 40 0% 

TOTAL  56  

                                       
2
  Registers of Scotland; data for April 2005 to April 2008.  Data is not available for Campbeltown from HBOS / Halifax. 
3
  Registers of Scotland; data for April 2005 to April 2008 
4
  Argyll and Bute.  Modified Finalised Draft Local Plan.  June 2006.  Allocations are sites proposed by this local plan for specified 
development purposes which can be expected to be commenced or delivered within the plan period without having to overcome 
significant obstacles to the development. 
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Meanwhile Westland Road in Rothesay has been identified as a potential site for 
medium density housing with no requirement for a proportion of affordable 
houses. 

Areas for action identified in the Local Plan 

Areas for action are areas which, subject to resource availability during the plan 
period, will be the focus for partnership or community action.  For Rothesay they 
are Barone Road / High Street where there is scope for local; development and 
environmental enhancement and Rothesay town centre / waterfront which is 
identified as an area for strategic town centre  / harbour development and 
management  

 

Page 621



 
16 

Working Paper 3 - DREAM®people demographic analysis and 

projections for Rothesay and Argyll and Bute 

Population trends 

Considerable attention has been paid to the trends in population, because most 
CHORD projects aim to make Argyll and Bute a more attractive place to live and 
work, and thus to bend such trends. 

Chris Carr, the Council’s Statistician, produced the Council’s own projections in 
August 2007, based on midyear estimates made by the General Register Office 
(GROS) for mid 2005.  This showed the regional population declining slowly from 
91 350 to 87 550 in 2024.  It was broken down into five areas, but not to the 
level of the towns which are the subject of the CHORD studies. 

The consultants, cogentsi, have used their own model, DREAM®people, to 
generate town projections based on 2006 mid year estimates from GROS.  In 
order to calibrate these projections they allowed the model to project for the 
whole of Argyll and Bute.  The end result, a total population of 87 375 in 2024 is 
virtually identical to the A&B Council projections.   

GROS itself prepared a projection published in January, based on rather higher 
birth rates and lower death rates, and substantially higher retention of young 
people.  This resulted in a higher and more stable population, but eventually in a 
decline at an accelerating rate. 

Figure 7 Population projections 

Population projections - Argyll and Bute Council Area

84 000

85 000

86 000

87 000

88 000

89 000

90 000

91 000

92 000

2
0
0
1

2
0
0
3

2
0
0
5

2
0
0
7

2
0
0
9

2
0
1
1

2
0
1
3

2
0
1
5

2
0
1
7

2
0
1
9

2
0
2
1

2
0
2
3

A&B Council Aug
2007 using Popgroup

cogentsi using

DREAM®people, first
attempt May 2008

GROS, 2006-based

Source: see key

Ref P222/  from CC/

summ scenario 3 revisd

chart 2

 

While the Council’s and cogentsi’s forecasts differ little in total, there are 
differences in the forecast structure of the population.  These arise because the 
models used for projection, while mathematically very similar indeed, differ 
slightly in the way that migration assumptions are input and are treated.  Using a 
model Popgroup, the council made a single constant level net migration 
assumption of 241 net in migrants per year, and a single fixed assumption about 
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the age of these migrants.  Using DREAM®people, cogentsi assumed constant 
rates of net migration for five different age groups, based on recent experience. 

The cogentsi forecast features out migration of young people (from 16 up to 33) 
and in migration of all other age groups.  The consequence is a slightly more 
rapidly ageing population.  Notably the number of people of childbearing age is 
projected to fall, so that by the later years of the projection the number of births 
is much lower in the cogentsi forecast, and this causes the rate of population 
decline to accelerate. 

The differences between the three projections for Argyll and Bute are not 
negligible, but the differences between different parts of Argyll and Bute are 
much larger.  These differences are primarily the consequences of different 
structures and trends, and the differences between areas are likely to remain 
broadly the same whichever model is used. 

Rothesay demographics 

Rothesay town (defined as the nine DataZones shown on the map, numbered 
S01000727-735) had a 2006 population of 3004 females and 2722 males5. 

Figure 8  Map of Rothesay 

 

Rothesay has fewer people aged less than 45 and more aged over 60 than Argyll 
and Bute as a whole – in effect the difference between Argyll and Bute population 
structure and the Scottish norm is exhibited twice as strongly in Rothesay. 

                                       
5
 Numbers are quoted precisely here because of their use in later calculation.  They should not be 
considered reliable more closely than the nearest 50. 
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Figure 9 Excess/deficit by age 

Excess/  deficit by age (Rothesay wider area)
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This pattern has been created by shifts in birth and death rates, where Rothesay 
has broadly mirrored the national experience, and by the ages of people moving 
to and from Rothesay.  It is normally the latter, the age pattern, direction and 
magnitude of migration, which most clearly differentiates one place from another.  
The recent age pattern of net migration to and from Rothesay is as follows: 

Figure 10  Net migration by age 
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Unlike Argyll and Bute, which only attracts people on a net basis over the age of 
36, Rothesay starts to become a significant net attractor of adults from the age of 
26.  In recent years about 40 people per year aged 26-70 have moved in, and 
they have brought about a dozen young (largely pre-school) children with them.  
However out-migration in the late teens is at the rate of a third of the relevant 
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population per year (against only a fifth across the A&B population as a whole).  
Consequently more than twenty young people are lost.   

Looking at the adult migrants more closely, we find that as well as bringing in 
people at a steady rate of a bout a dozen pr year aged from their mid 20s to their 
early fifties, Rothesay is a major attractor of ‘end-career’ migrants.  About 30 
people per year aged 53-70 have arrived recently.  Some five people over 
seventy leave on average each year on a net basis. 

Consequently net in-migration has averaged about 15 per year, adding up all age 
groups. 

Births, currently running just over 40 per year, are at a slightly lower rate than in 
the region as a whole, and deaths, 85-90 per year, are at the average Scottish 
rate (A&B is slightly lower than the Scottish rate). 

Thus the population as a whole is declining annually by slightly fewer than 30 
people, about 0.5 per cent, per year.  This compares with an Argyll and Bute 
decline of 0.3 per cent. 

Projections 

The main components of population change are projected as follows: 

Figure 11  Components of change 
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It can be seen that no controversial shifts are included for either birth rates or 
death rates, but that net migration is erratic from year to year and so no great 
certainty can be claimed. 

The consequence of the projected changes is an increase in the retired population 
of almost 2 per cent per year, but a decline in all other components, especially of 
the number of children.  This declines to about two thirds its present level, 
primarily because of the fall in the number of people of childbearing age, which in 
turn is mainly due to out-migration by people at the end of their teens. 
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Figure 12 Trends in age groups 

Trends in age groups
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The result is an age distribution with more older people, and many fewer of 
working age.  This is the difference between the yellow line and the purple bars in 
the chart below.  If the projection is continued even further into the future the 
position becomes extreme (the green line), suggesting very radical social and 
economic changes are needed in the next fifty years. 

Figure 13 Age distribution 

Age distribution
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The ratio of people past retirement age (taking current conventions) to those 
aged between 18 and retirement is sometimes referred to as a ‘dependency’ 
ratio.  Compared with just over 40 per cent in Argyll and Bute this rate already 
exceeds 50 per cent in Rothesay, and is set to rise to more than 100 per cent: 
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Figure 14  Ratio of people over pension age to those aged 18 
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It would be hard to overstate the importance of this demographic trend as an 
issue requiring attention.   

Forecasts of this nature are prepared for the express purpose of stimulating the 
action that can prove them wrong.  Argyll and Bute should devise and adopt 
policies which will reduce and delay the level of dependency shown above, by 
attracting young people to live and work in Rothesay. 
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Working Paper 4 - Project Description: Rothesay Pavilion 

Short description, including location details 

Address – Argyle Street, Rothesay, PA20 0AU 

Listing information: Category changed from ‘B’ to ‘A’ in April 2005 “in recognition 
of this building being one of the most significant pleasure buildings of the style in 
the country, surviving in remarkably intact condition”6. Includes house at rear 
and boundary wall. 

The Pavilion was designed by the Ayrshire architect James Carrick and 
constructed in 1938; the result of a competition won in 1936. It is in the 
International Modernist style, asymmetrical and using both modern and novel 
construction techniques and materials.  

When it was built it became, and remains to this day, a key building in the town. 
It is in daily use and is a “vital hub of social and leisure activity in the town”7. 

The Pavilion is an iconic building in Rothesay and on the West Coast of Scotland. 
It is of national importance, the only surviving building of its kind in Scotland. 
Indeed there is only one other such building in Britain, the DeLaWarr Pavilion in 
Bexhill, Sussex and one on the continent. It is therefore also internationally 
significant.  The DeLaWarr building’s recent restoration qualified it as RIBA 
building of the year in South East England. 

It has given visitors to Rothesay a thrill of excitement for 70 years as they see it 
hove into view from the deck of the steamer of more modern vessel as they enter 
‘Sweet Rothesay Bay’. 

It is the only remaining building in Rothesay to be largely unchanged since the 
war despite most other structures visible from the shore having changed to a 
greater or lesser extent. As a result it is uniquely loved by Rothesay residents and 
visitors alike.  

The Pavilion ‘remains intact despite recent redecoration’ (RCAHMS) but is ‘in need 
of substantial conservation and upgrading work to ensure its long term survival’ 
(Edinburgh Consultancy). 

Rationale 

What is the purpose of the project? 

The project will need to : 

• Secure the fabric of the building and improve the physical appearance. 

• Improve disabled access and provision. 

• Retain and build on the requirement for flexible spaces and develop the 
Pavilion as a simultaneous multi-use venue. 

• Retain and extend the community and public sector use. 

• Reconnect with users and markets across Scotland and farther afield 
expanding community, private and public sector and corporate use. 

                                       
6
 RCAMHS CANMORE 

7 The Edinburgh Consultancy 2003 
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• Retain and enhance the flexibility of the spaces within the Pavilion, a key 
feature in ensuring its continued suitability as a venue and relevance 
today. 

• Indoor wet weather activities for both residents and visitors 

• Improve toilets 

• Increase the income of the Pavilion whilst keeping charges appropriate to 
the market and sustainable. 

• Secure the building’s sustainability well into the 21st Century. 

The Pavilion can and should contribute to ‘Triple Bottom Line’ regeneration for 
Rothesay. It can and should deliver Social, Economic and Environmental benefits. 

The Pavilion, designed for a pre world war 2 market has demonstrated itself to be 
remarkably flexible for 70 years. The project needs to retain and to build on this 
praiseworthy foundation to create a venue and spaces customers and audiences 
of today and tomorrow. 

What people or businesses will be able to receive benefit from this 
project? 

Broadly speaking residents and visitors will be able to benefit from improvements 
to the Pavilion market offering. A wider range of people should also be able to 
access the information which will be generated about the Pavilion through the 
production of literature and virtual materials accessible through the internet. 

The existing community use should be retained and extended. Please see the 
Edinburgh Consultancy, ‘Development and Business Plan’ for details of current 
community use. 

Already a popular wedding venue with locals there is significant scope to extend 
this and to make the Pavilion a sought after venue for Rights of Passage events 
for people from across Scotland and perhaps farther afield. 

The Public Sector use should continue and may in fact grow if proposals to 
rationalise and to relocate other public services and personnel to the Pavilion go 
ahead. 

National public sector bodies have been major users of the Pavilion in the past. 
With the right facilities there is no reason for this not to be reversed. 

The Pavilion is and should remain sufficiently flexible to accommodate the private 
sector. There are opportunities for restaurant, cafe, retail and commercial arts 
outlets. 

Jobs will be created in the construction period; skills developed and new skills 
learned through training. As the offering at the Pavilion expands further jobs 
could be created. 

A Community Local History project and an active arts programme enhancing and 
supporting the physical regeneration of the Pavilion will help to raise local 
awareness, understanding, involvement and commitment reinforcing a ‘sense of 
place’ and helping to engender pride in the Pavilion, the town and the island. 

What will be the nature of the benefit? 

Ensuring the Pavilion Project has Triple Bottom Line outcomes will be important to 
ensure the regeneration is broad based and entirely positive. 
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Social Benefits 

To the community due to the continuation and enhancement of the spaces for 
hire and the social networking facilities such as cafe, bar, restaurant etc. 

Improved access for the disabled 

Spaces and events suitable for young people, teenagers, who have limited 
opportunities at present. 

Employment opportunities for builders / craftspeople to work on the pavilion. 

Socialisation and health improvements through involvement in the arts. 

Economic Benefits 

Increased income at the Pavilion 

The Pavilion enhancement should increase visit numbers. This will provide 
opportunities for commercial operators on Bute to provide products for these 
visitors. 

Currently many visitors come for the day. Due to current and planned projects on 
Bute it should be possible to market Rothesay and Bute as a destination requiring 
a longer stay, with a number of attractions, including:. 

 Pavilion 

 Mount Stuart 

 Rothesay Castle – On which Historic Scotland have spent significant sums 
in the past few years. 

 Museum 

 Winter Gardens / Visitor Centre 

 West Island Way 

 New pier / harbour / marina developments 

 Landscape Partnership Scheme – Stage 2 submitted Jan 31 2008, decision 
expected by July 31 2008. 

Rothesay THI – Early stage 

Rothesay toilets 

Fernery 

Etc 

Local contracts for work on the pavilion should feed into the local economy. 

Environmental Benefits 

Improvements to the physical appearance of the Pavilion will improve the 
appearance of the Rothesay Waterfront . 

The Pavilion will need to address ‘Green issues’ in any redevelopment in lighting, 
waste, heating etc. 

Over what time scale?   

Currently Planning Stage: Expected September 2008 

Development Stage: October 2008 – September 2009 
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Project Delivery: October 2009 – September 2012 (3 Year Project), September 
2015 (5 Year Project) 

Ongoing developments should continue after the formal close of the project 
delivery. 

How many are expected to take up the opportunity/ be affected/, and to 
what extent? 

Current users – Please see Edinburgh Consultancy report for a qualitative 
assessment of current users. There are some statistics but more work needs to 
be done to quantify the current user profile. 

How would users be affected? 

Despite obvious eventual improvements the actual works will cause some 
disruption to existing users. Many consider that there is no alternative venue and 
are concerned that the club may fold if it has to cease operating for a 
considerable period of time.  

An impact assessment will be needed for this and customer care extended to 
assist these groups as they will need to be safeguarded as customers for the 
future. 

Opportunities? 

Local construction and specialist build/ decoration  businesses. 

Other local businesses which can expand as a result of increased visitor numbers. 

Rationalisation of public sector services through relocation to the Pavilion. 

Opportunities for stand-alone businesses / joint ventures etc to locate at the 
Pavilion. 

Local food producers to supply any food outlets. 

Local art / craft producers to produce for the visitor market 

Opportunity for a larger, high quality, local hotel to accommodate the attendees 
of large events e.g. weddings, conferences etc. 

Reinstate a ‘spa’ facility. 

Please provide quantitative indicators of the benefits, both in physical 
terms (no of clients/ visitors/ residents etc and if possible in £s – eg 
likely capital sums realised, likely turnover of businesses 

accommodated) 

The Pavilion currently entertains 50 000 to 60 000 visitors per annum. The Winter 
Gardens increased footfall to around 170 000 per annum following its 
regeneration. 250 000 per annum for the Pavilion is not unrealistic. 

Beneficiaries from PPG Application 

• Families with pre-school children = 150 

• Older people = 1350 

• Ethnic Minorities = 20 

• People living in rural areas = 2200 

• People living in urban areas = 5000 

• People on low incomes or unemployed = 500 

Page 631



 
26 

• People with disabilities = 300 

• Tourists = 1000+ 

• Volunteers = ? 

• Young People = 1100 

Maintenance costs, currently high, should reduce in the first 5 to 10 years of the 
life of a regenerated Pavilion. 

Staff costs will increase. There will be more bookings and more events and 
therefore more time required to administer them.  

Charges will need to be considered, sustainably low for small local community use 
and high enough to attract high value customers to use the venue from farther 
afield.  

Heating/ power costs should be reduced on environmental grounds as well as 
good management, although there could be a payback period for any new plant 
installation. 

Income from stand alone / J/V commercial outlets. 

Options 

Are there other ways these benefits could be made available? 

Were it a straightforward market opportunity it is likely a private sector investor 
would have approached the Council and offered to buy the building for 
development.  

Were there any other more suitable venues in Rothesay the users would have 
already voted with their feet and moved their clubs and societies away. There is 
qualitative evidence in the Edinburgh Consultants report that some societies have 
already gone down this route for functions for which the Pavilion is sadly no 
longer suitable. 

The improvement of the Pavilion and its preservation as a key building for 
Rothesay and for Scotland would be difficult to achieve in  any other way located 
as it is outwith a major urban area with a local market on the doorstep. 
Regeneration must be through a partnership approach. This arguably gives a 
greater range of benefits but is more complex. 

It might be possible for the Pavilion to be taken from Council ownership and put 
into a Trust. If this would ensure higher levels of community involvement and if 
the Trust could access other funding, closed to Public Sector bodies, this might be 
a way forward. This should be investigated along with assessing other possible 
delivery models. 

It will be important to look at other facilities across Rothesay and to ensure that 
any enhanced provision fills gaps and enhances existing provision and does not 
create duplication. 

European funding through Interreg 4 could be an important part of the 
regeneration plans. 

Are there other uses for the specific resources (eg particular buildings) 

that might be considered? 

Yes, this is part of the solution. The Pavilion has survived, as well as it has, 
through finding new uses across the 70 years of its history. It does not provide 
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the same mix of events in 2008 that it did in 1938. The strength of the Pavilion is 
its flexibility to accommodate new uses. It is this on which we must build to 
develop the more and new uses for the Pavilion, to meet the needs of the market, 
over the next 70 years. 

What will happen if nothing at all is done? 

The building will become increasingly patched and unsightly at a cosmetic level. 
At a structural level the building will become increasingly unsound. As the needs 
of the market for the Pavilion continue to change the building will become ever 
more unsuitable for purpose, existing users will cease what they do or find 
alternatives and they will move away.  

It is entirely possible that the Pavilion could eventually become dangerous and 
derelict; another gap site for Rothesay. Postponed for as long as possible the 
building would face eventual demolition and clearance of the site, perhaps for 
housing. 

Resources 

What specific fixed assets will be used? (and who owns them?) 

The specific asset is the Pavilion which is owned by Argyll & Bute Council. 

What new assets must be purchased or otherwise brought into use? 

None. 

What human resources will be used? 

Local people 

• Building contractors, craftspeople, decorators, sound specialists, IT 
providers 

• Hospitality providers. 

• Volunteers for research and educational and training outreach 
opportunities. 

• Buteshire Natural History Society 

• Council staff and the staff of any partners 

Experts 

• Consultants, surveyors, architects, historians, conservators, etc. 

Photographers, writers, IT experts etc. 

What ongoing resources will be used? 

Money, both capital and revenue 

Human Capital 

Volunteers 

Hard work enthusiasm, good will. 

What capital funds are required from the Council and others? 

The project value is currently estimated at £4-5 Million. 

HLF Grant, if approved, is expected to be in the region of £950k. 
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The Council expects to be a funding partner to the project although the amount of 
that is yet to be identified. 

The project appears in the Capital Programme in future years. 

What revenue implications follow for the council and others (please give 

time profile if appropriate and distinguish main receipts and 
expenditures: a net figure is not suitable). 

Staff and accommodation costs, also additional work such as publicity etc. 

Additional comments/notes on continuing viability/sustainability. 

The regeneration of the Pavilion is a key part of the ongoing regeneration 
aspirations for Rothesay. It ties closely with the proposed Rothesay THI. It is 
unlikely that the Pavilion will reach its full potential without further regeneration 
of Rothesay. Rothesay similarly loses a key asset and foundations stone for the 
next phase of regeneration if the Pavilion is lost. 

The Pavilion is the only venue of its size and flexibility on the island. Without it 
certain larger events will stop and small community groups will cease as they 
have no-where suitable to meet. The loss of the major events would be a 
significant economic ‘hit’ for the island and the loss of the community activities 
will have a negative social impact. 

Rothesay has made significant strides forward in recent years.  

The Winter Gardens has been restored and now houses a cinema, restaurant and 
‘Visit Scotland’. Once threatened with demolition it is now a tourist attraction and 
asset for locals. 

Rothesay Castle has had significant investment by Historic Scotland which has 
enhanced it as a visitor destination. 

The pier / harbour and marina works, whilst not complete, will be completed and 
will be a significant asset to the island. 

Cal Mac has made major investments in the transport infrastructure in the 
provision of two purpose built ferries. 

Fyne Homes, until recently the sole housing association on Bute has delivered 
some fine housing for Bute. Fyne Homes work has been responsible for turning 
around some of the eyesores of Rothesay whilst creating well designed, energy 
efficient, achievable and sustainable housing for all sectors of the community. 
They also do not shy away from using great design and have added significantly 
to the regeneration of Rothesay. This will continue. Fyne Homes is also a partner 
in the Rothesay THI project. 

Many private sector operators have also upgraded their market offering. 

Other projects are also in the pipeline. 

We have been successful in the Stage 2 Submission of the Discover Bute 
Landscape Partnership Scheme Project. 

The Rothesay THI project is being developed. 

The possibility of creating a bunk house for Bute is also being explored as a 
parallel project to the LPS. 

What commitments have already been made (by the Council or other 

parties) and to whom? 
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The Pavilion is included in the Council’s Capital Plan for future years. 

Is the Council’s corporate (not individual) political capital likely to be 
involved and how? 

Corporate Capital – Equity, debt, human, other. Capital and revenue funding will 
be required. 

Political – Advantage, or accumulation of favours or influence, that give it’s holder 
political sway. The Council will gain political capital through regeneration work. 

Timing 

Please provide an appropriate schedule, including both any development time and 
the timespan over which any facility will operate and over which benefits will be 
delivered. 

Timing of project – see 1.2 

Timespan for benefits 

The benefits of regenerating the Pavilion will become apparent as soon as the 
building returns to use. A ‘Pavilion fit for use’ will deliver increases in use. This 
will develop over time and should set clear 10 year targets following project 
completion over which growth and development can be measured. The HLF will 
require monitoring over this time period, which is in line with capital investment 
monitoring or this magnitude elsewhere. 

However we should expect to see ongoing development and benefits over a 
considerably longer time period. If opportunities can be improved for young 
people and economic development driven forward fewer will need to leave the 
island and we will then need to look at development and change across a 
generation. 

Young people too, able to participate in a wider range of events at a regenerated 
Pavilion, may well make different and arguably improved life choices. This too will 
only become evident much farther down the line. 

For these things to be realised the Pavilion needs to fit within the wider 
regeneration agenda, linked to the THI and key to the waterfront. 

Are there any external constraints on either commencement or 
completion of the project? 

The availability of funding 

Strategic fit and externalities 

How would you describe the fit with the Council’s fundamental objectives 
and its Corporate Plan? 

The waterfront / Pavilion Project meshes well with the Council’s fundamental 
objectives and Corporate Plan.  

One of the areas where the regeneration of the Pavilion could assist in achieving 
Council objectives is through the rationalisation of assets. Moving Council staff 
and services into appropriate areas within the Pavilion could reduce ongoing 
revenue costs significantly. Asset management is a key objective for the Council 
and dividends could be very tangible if this is addressed through Community 
Planning and involves partners. 
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Major strides forward in ‘Organisational Development and Business Change and 
Improvement’ objectives could also be driven through the development of shared 
and integrated services with partners based at the Pavilion.  

Developing the economy is an important Argyll & Bute Council objective. As 
discussed the Pavilion can be a key focus for this in Rothesay. There will be 
opportunities for standalone and for joint venture businesses in hospitality, 
tourism and the arts to locate at the Pavilion.  

Good asset management and the provision of shared services should mean that 
facilities like high speed broadband will be available at the Pavilion. This could 
make it a suitable hub for a small business centre where sole traders, 
partnerships and small limited companies who do not need, or cannot afford full 
time business premises can for a small charge access business facilities and 
perhaps advice. In Iceland facilities like this are provided for business people on 
holiday who need to keep in touch. The Bute farmers are in the main not IT 
literate, access to services, including training and support could improve 
agricultural business practice and enhance profit. 

Improved and lower cost ferry services, delivery mechanisms for objectives to 
make improvements for remote and island communities, would help deliver more 
tourists and users of a regenerated Pavilion. 

The Council objective to focus on jobs and careers for young people could be in 
part delivered by programmes which could be delivered at the Pavilion. Young 
people studying tourism and event and venue management could use the Pavilion 
for their placements as part of their SVQs. 

What are the relevant parts of the structure plan and how does the 

project fit? 

The strategic Issues and Investment include: 

iv) pursuing regeneration strategies for Bute and Cowal focussed on Rothesay 
and Dunoon. And 

vii) promoting regeneration and economically focussed initiatives for the west and 
the islands... 

iii) prioritises exploiting the potential of the Firth of Clyde to be the focus for 
trans-Clyde rapid transport opportunities. The current pier / harbour marina 
regeneration project on Bute will ensure that Bute can capitalise on any further 
improvements to marine transport on the Clyde. This would link any proposed 
developments at Dunoon with those at Rothesay thus linking two CHORD 
projects. 

The overall aims of the Structure Plan accommodate the project in two areas: 

• Promote ‘sustainable development’ within short- and long-term economic, 
social AND environmental perspectives. 

• Promote the safeguarding and the enhancement of the natural and historic 
environment and the maintenance of biodiversity within Argyll & Bute. 

Three of the four Social and Economic objectives – SI 1, are pertinent to the 
project: 

• To improve economic competitiveness and the relatively poor economic 
performance of Argyll & Bute. 
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• To enhance the economic and social prospects of the geographically 
diverse local communities in Argyll & Bute 

• To treat the rich natural and historic environment of Argyll & Bute as a not 
fully realised economic asset which, if safeguarded and enhanced, can 
stimulate further investment and increased economic activity. 

Again three out of four Environmental objectives – SI 2, would in some part be 
delivered through the project: 

• To safeguard the diverse and high quality natural and built heritage 
resources... 

• To reinforce the strength of protection given to the European and national 
statutorily protected ........built heritage sites.... (Conservation Area). 

• To enhance and invest in the quality of the natural and built environment 
and to engage development more effectively with this enhancement 
process. 

STRAT SI 1, concerns Sustainable Development. The project complies with this 
strategic requirement in that it: 

• Maximises the opportunity for local community benefit; 

• Conserves the natural and built environment ..... 

Specifically appropriate are: 

Strategic Issue 3, REC SI 1 – Trans- Clyde Ferry and Rapid Transport 
Potential.  

Strategic Issue 4, PROP SI 3 – Regeneration and encouragement of 
investment for Bute and Rothesay.... 

PROP SET 2 – Retailing and Town Centres 

Objective TOUR 1 

What are the relevant parts of the local plan and how does the project 

fit? 

The aims and objectives of the Structure Plan are repeated in the Local Plan. 

The Local Plan contains the most recent ‘Conservation Area Character Appraisal / 
Key Environmental Features (KEF) Survey’ for Rothesay. Rothesay Pavilion and 
it’s cafe are listed specifically as ‘focal features’.  

How does the project impact on the Council’s statutory obligations? 

The building is Grade ‘A’ listed and is in a state of disrepair. 

How does the project align with the Government’s stated objectives of  
Wealthier and fairer/ Smarter/ Healthier/ Safer and stronger/ Greener? 

Wealthier and fairer 

Enable businesses and people to increase their wealth and more people to share 
fairly in that wealth.  

Improved facility, new businesses – wealth creation 

Smarter 

Expand opportunities for Scots to succeed from nurture through to life-long 
learning, ensuring higher and more widely shared achievements. 
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Training opportunities, learning marketable skills 

 Healthier 

Help people to sustain and improve their health, especially in disadvantaged 
communities, ensuring better, local and faster access to healthcare 

Better environment, more opportunities, improved sports facilities, good 
food outlets – improved physical and mental health 

 Safer and stronger 

Help local communities to flourish, becoming stronger, safer places to live, 
offering improved opportunities and a better quality of life. 

More employment, improved environment, reduced crime 

 Greener 

Improve Scotland’s natural and built environment and the sustainable use and 
enjoyment of it. 

Buildings more fuel efficient, sustainable build 

How does the project align with the objectives of others (individuals or 
organisations) and their stated policies and intentions? 

PARTNER OBJECTIVES 

Historic Scotland's mission is "to safeguard the Nation's built heritage and 
promote its understanding and enjoyment". 

The work of the organisation is guided by the following objectives: 

• To protect and conserve Scotland's built heritage;  
• To encourage public appreciation and enjoyment of Scotland's built 

heritage;  
• To play an active role in the development and success of social, economic 

and environmental policies; and  
• To be effective and efficient in its work. 

This is achieved through: 

• Conservation and maintenance of properties in care;  
• Advice and grants to assist with conservation and management of ancient 

monuments;  
• Encouraging archaeological surveys and excavation at those sites 

threatened by natural forces or development where preservation is not 
possible;  

• Taking properties into State care 

Importantly, it also includes buildings erected before 1919 (see Note 4). Although 
the majority of older buildings are not listed, most provide flexible and often 
spacious domestic and office accommodation. A huge investment of money, 
energy and materials went into these buildings – it would be poor stewardship of 
this inheritance to neglect it. 
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The sense of place and the strong cultural identity we get from the historic 
environment plays a large part in the maintenance and regeneration of 
communities and in promoting a positive image of Scotland across the world. 

We believe that the historic environment should be valued as an asset, rather 
than thought of as a barrier to development. It reinforces the identity of 
communities, and can add value provided that value is recognised at the outset 
and it becomes an integral part of any development or regeneration project. 

The protection of the historic environment is not about preventing change. 

The Scottish Civic Trust 

Aims 

The Scottish Civic Trust was founded in 1967 with the purpose of providing 
leadership and focus in the protection, enhancement and development of 
Scotland's built environment.  

In furtherance of this purpose, the Trust seeks to: protect and enhance 
Scotland's historic environments; promote positive redevelopment; promote 
quality planning and public involvement; and promote awareness and concern for 
our built environment.  
The Trust achieves these aims by: 

• Promoting initiatives which inform and educate people on environmental 
issues; 

• Contributing positively on planning matters; 
Encouraging the highest quality in new architecture and public space; 

• Supporting the conservation and re-use of historic buildings; and 
Working to improve Scotland's town centres and landscapes. 

In all aspects of this work, the Trust focuses its efforts in three key strategic 
areas. These are: 

• Involving people - The Trust will work to encourage more people to get 
involved in promoting, protecting and enhancing their local built 
environment. 

• Promoting respect and understanding - The Trust will build in its excellent 
track record of promoting the wider understanding and appreciation of 
Scotland's built environment. 

• Pursuing technical excellence - The Trust will strengthen its capacity to 
provide professional support and advice on improving, protecting and 
developing Scotland's built environment. 

The Prince’s Regeneration Trust 

The projects enable under-used or redundant buildings to perform a new 
function, unlocking a regeneration of the wider community. The Trust works with 
building owners, community groups, developers, local authorities and other public 
bodies to establish an appropriate economic and sustainable new use for listed 
heritage buildings. We apply a complete end-to-end approach to projects using 
developer-led solutions.  
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Prince Charles’ Objectives: 

• To persuading businesses to become involved in long-term, sustainable 
partnerships  

• To focus on the built environment 
• To work with the young people in the town, to help them into business, to 

give them a sense of self-worth and self-confidence.  

• For the School for Traditional Arts to work closely with the faith and 
education communities.  

• For In Kind Direct, (Prince’s Trust Charity) to re-distribute new goods 
donated by some of Britain’s best-known manufacturers and retailers to 
voluntary organizations, to work closely with local charities. 

• The Foundation for the Built Environment and the Regeneration Trust 
should work in partnership with local bodies and other partners in the 
physical regeneration of the town.  

The Business in the Community should plug business, at both a national and local 
level, into every aspect of revitalization. 
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Working Paper 5 - Project Proforma: THI and CARS 

Short description, including location details 

Rothesay is the only town on the Isle of Bute. In 2006 it had a population of 
4,897 a 4.1% decline from 2001. This was in contrast to the trend across the 
Highlands and Islands where population rose by 1.8%. 

Again compared with the Highlands and Islands Rothesay has a higher than 
average percentage of population between age 65 and 84 and a lower proportion 
of population aged 20 to 44. What is also striking and of concern is that the 
percentage decline in the population aged 20 to 44 in 2006 was a massive 14.2% 
over 2001. 

In October 2007 the unemployment rate in Rothesay was 3.45. This is 
considerably higher than the rate for the Highlands and Islands which was 1.6%.
  

Since the 1950s the Isle of Bute and the town of Rothesay experienced the most 
severe and consistent economic decline and depopulation anywhere in the 
Highlands and Islands of Scotland.  

The economy is based on farming and tourism both are seasonal and face difficult 
challenges. 

Permanent and full-time employment opportunities are below average in number 
and therefore many have to travel or move to the mainland for work. 

Things have improved in recent years from the dire situation some 15 to 20 years 
ago but the long term economic decline is still visible in the decayed and decaying 
physical fabric of the town. Fyne Homes has taken down some derelict buildings 
and replaced them with sensitively designed yet modern houses and commercial 
units fit for purpose. This has had a positive impact in the town but there are still 
many sites, in fact more since the unsuccessful THI bid of 2003, which are gap 
sites already or set to become so due to their dereliction. 

What does this do: 

• It is a visual and ever present reminder of economic decline and a 
disincentive to new businesses and new capital from new people. 

• It is a drain on the business confidence of existing businesses and a 
disincentive to further investment in them. 

This is the situation in one of Europe’s largest and most outstanding Conservation 
Areas! 

The new Rothesay THI project therefore seeks to focus on a core of central 
Rothesay, the waterfront and the immediate hinterland.  

This is the area bounded by Guildford Square, Bishop Street, Castle Street and 
the High Street. It includes:  

• The regeneration of Guildford Square 

• Improvements on High Street 

• Regeneration of the Watergate Block 

• Improvement of West Prince’s Street 
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• Improvements to tenements 

• Regeneration of St James’ Church 

• Regeneration of the Rothesay Town Hall and County Buildings (Sheriff 
Court / Council Chambers) 

Rationale 

What is the purpose of the project? 

To make structural repairs to targeted historic buildings within the Conservation 
area of Rothesay associated with the waterfront. 

To reinstate the architectural features of these buildings to conserve the special 
and unique character of Rothesay. 

To put these buildings to sustainable and in some cases new uses. 

To design and construct new buildings for key gap sites. These will suit the 
character of the area but be fit for 21st Century purposes. 

This structural regeneration is part of a wider regeneration agenda. The project 
will be looking to commercial uses for some properties to improve the Rothesay/ 
Bute economy.  

The improved attractiveness of the waterfront should also assist with economic 
regeneration through an enhanced tourism offering. This should encourage 
entrepreneurs to take advantage of increased visitor numbers and to expand and 
to create new businesses on the back of this. 

During the physical regeneration and beyond jobs will be created and new skills 
learned and developed.  

The Rothesay THI links closely with the proposals to regenerate the Pavilion, an 
iconic Rothesay waterfront building and with the Discover Bute Landscape 
Partnership Scheme seeking to restore, conserve and improve access to the rural 
Bute landscape. 

The history of Rothesay will be celebrated and pride in Rothesay rekindled. 
Community involvement in local history and the arts should help to develop a real 
‘sense of place’.  

What people or businesses will be able to receive benefit from this 
project? 

Residents will have an improved living and working environment. This in turn 
should increase civic pride in the town and increase public confidence. 

Business confidence should improve too enabling existing and new businesses to 
grow and to flourish in the town. 

Visitors will once again see Rothesay as a Victorian seaside town of great beauty 
but come ashore and experience a town meeting the needs of 21st Century 
residents and visitors. 

This expected increase in visitor numbers and business activity should fuel 
economic growth and create opportunities for residents to remain on Bute. 

What will be the nature of the benefit? 

Triple Bottom Line planning outcomes will be social, economic and environmental. 
Much has been said above about economic benefits but there should also be 
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social benefits of living and working in an improved environment. Health and 
wellbeing, including mental health, could all improve. 

Environmental improvements will be made to the town but also the regeneration 
itself can utilise sustainable materials and limit energy use. 

Over what time scale?   

The THI Stage 1 must be submitted to the HLF by November 30th 2008 with a 
decision then expected in April 2009. Success will then lead to a 12 month 
Development Phase until April 2010. A successful Stage 2 application should 
mean project delivery, of a 5 year project, from 2011 to 2016. 

How many are expected to take up the opportunity/ be affected/, and to 
what extent? 

Grant aid to individual property owners to regenerate their property 

Involvement of community groups 

Contracts for local construction firms, enhancing employment opportunities in 
building and heritage construction. 

Training opportunities 

Expansion in the hospitality sector during construction and after through visitor 
number expansion. 

Improved tourism and retail offer. 

Consultation and feasibility studies will need to be carried out to identify, assess 
and quantify benefits. 

Please provide quantitative indicators of the benefits, both in physical 
terms (no of clients/ visitors/ residents etc and if possible in £s – eg 
likely capital sums realised, likely turnover of businesses 

accommodated) 

Data to be generated through feasibility studies and consultation. 

Options 

Are there other ways these benefits could be made available? 

As individual projects by private operators, the Council and/ or others in some 
combination, perhaps as a specifically created Trust. The fact that this has not 
occurred to date indicates this route is unlikely. Even were two or three buildings 
to be regenerated in this way there would be no co-ordination between them and 
no critical mass of development to make a real difference. Without the waterfront 
/ THI there will not be sufficient catalyst to deliver real change. 

European, Interreg 4, funding could provide another route to regeneration. 

Are there other uses for the specific resources (eg particular buildings) 

that might be considered? 

An essential part of the process will be to do a full options appraisal for each 
location followed by feasibility studies with regard to those options. There are 
already proposals on the table for certain sites which have yet to be tested such 
as an Arts Centre, a town centre bunkhouse, improved housing and improved 
commercial units. 

What will happen if nothing at all is done? 
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One or two sites will no doubt improve but in parallel a number of others, known 
to be at risk, will deteriorate further. It is likely that the number of ‘gap sites’ will 
increase. 

Resources 

What specific fixed assets will be used? (and who owns them?) 

Guildford Square ‘gap site’ 

High Street 

Watergate Block 

West Prince’s Street 

Key  tenements 

St James’ Church 

Rothesay Town Hall and County Buildings (Sheriff Court / Council Chambers)  

What new assets must be purchased or otherwise brought into use? 

There is a known requirement for one CPO, there will be others too. 

What human resources will be used? 

Without a Bute Development Officer to take this on some local staff resource will 
be required during Stage 1. A newly appointed Conservation Officer could Project 
Manage the Stage 1 with this support. However a Project Officer will be required 
from the Development Stage onwards.  

In addition to the team of experts and contractors delivering the project on the 
ground there will be trainees, volunteers and school children involved in the 
project to meet HLF requirements. 

 

What ongoing resources will be used? 

Money and human capital input 

What capital funds are required from the Council and others? 

Capital - Approximately £1 Million from the Council and partners. This would 
‘match’ an expected £700k from the HLF. 

Revenue – Full-time Project Officer for 6 years plus administrative support and 
recharged on costs. 

What revenue implications follow for the council and others (please give 

time profile if appropriate and distinguish main receipts and 
expenditures: a net figure is not suitable). 

Any staff and accommodation costs. Also costs for ancillaries such as publicity 
etc. 

Additional comments/notes on continuing viability/sustainability. 

Each building regenerated through the THI will be required to have an ongoing 
Management Plan, including where appropriate Factoring Arrangements. 

What commitments have already been made (by the Council or other 
parties) and to whom? 
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None. 

Is the Council’s corporate (not individual) political capital likely to be 
involved and how? 

Corporate Capital – Equity, debt, human, other.  

As a partner and funder. 

Political – Advantage, or accumulation of favours or influence, that give it’s holder 
political sway.  

To be gained where the money is spent and lost where it is not spent. 

Timing 

Please provide an appropriate schedule, including both any development 
time and the timespan over which any facility will operate and over 

which benefits will be delivered.  

The THI Stage 1 must be submitted to the HLF by November 30th 2008 with a 
decision then expected in April 2009. Success will then lead to a 12 month 
Development Phase until April 2010. A successful Stage 2 application should 
mean project delivery, of a 5 year project, from 2011 to 2016. 

Benefits will commence when each building within the THI is regenerated  and 
continue well into the 21st Century. These will be social, economic and 
environmental benefits. Some will be quantifiable, measured from the 
performance outcomes set in the project, other will be more qualitative and 
deliverable over the same if not a longer period of time. 

Are there any external constraints on either commencement or 
completion of the project? 

Finance 

Building ownership issues. 

 

Strategic fit and externalities 

How does the project impact on the Council’s statutory obligations?  

There will be community consultation 

The project will improve the Conservation Area 

How would you describe the fit with the Council’s fundamental objectives 

and its Corporate Plan? 

The waterfront / THI project fits within the Council’s fundamental objectives. The 
following aspirations in particular are relevant: 

Proposed improvements to housing within the THI area should ensure that 
economic growth is not hindered by a lack of housing. It should also assist with 
the provision of suitable housing that young people can afford to limit the 
emigration from Rothesay due to insufficient and inappropriate housing. 

Within the objectives for organisational development, business change and 
improvement is an objective to develop the third sector. The THI initiative could 
provide an impetus for this on Bute. The Corporate Plan notes that ‘social 
enterprises in particular are an important contributor to revitalisation of 
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communities and support local service delivery. Regeneration in the target area 
would involve the main provider of social enterprise support, Bute Community 
Links. Aspirations here are slow to be realised due to fragmentation, duplication 
and limited partnership working. Some initiatives, planned for some years, could 
be assisted by the provision of appropriate facilities and improved partnership 
working which could be achieved through the waterfront THI. In particular 
community transport provision could be rationalised and improved and shop 
mobility provided. There are other opportunities for social enterprise in Rothesay 
located in the THI area. 

A clear objective is the rejuvenation of the main towns, this includes Rothesay. 
The Plan seeks expansion in private business activity to reduce dependence on 
the public sector. This is a focus for the THI. One possible partnership project 
which could deliver wide benefits for Rothesay would be improved food retailing 
outlets in the THI area. This would also make it possible for new Bute food 
initiatives, which themselves tie into the Corporate Plan, to become more easily 
available to the public. 

Tourism is identified in the Corporate Plan as a key industry for Argyll & Bute. 
Tourism and its expansion and rejuvenation are key objectives for Rothesay. A 
regenerated ‘Victorian’ waterfront for Rothesay would improve the tourism 
offering.  

As in island community the objectives in the Corporate Plan with regard to 
remote and island communities relate to Rothesay. Whilst transport has improved 
in recent years through the investment of Calmac in new boats and in the 
ongoing investment of the Council in the pier / harbour and marina developments 
there is still more to do. Fast frequent services to the central belt and to other 
locations in Argyll would help and in this way the Rothesay project clearly links 
with the fast ferries project. Reduced prices, through RET or another scheme 
would also assist with the economic regeneration on Rothesay. The fares are high 
and are a disincentive to travel and enterprise. 

The Corporate Plan also focuses on the need for rewarding work with the 
potential for further development for, young people especially, to halt the drift to 
the central belt. The waterfront THI project would assist with this. During the 
project delivery phase there will be construction, heritage and decorating work 
with opportunities for volunteers and for training placements. The regeneration 
should deliver economic benefits which will include jobs. 

What are the relevant parts of the structure plan and how does the 

project fit?  

The strategic Issues and Investment include: 

iv) pursuing regeneration strategies for Bute and Cowal focussed on Rothesay 
and Dunoon. And 

vii) promoting regeneration and economically focussed initiatives for the west and 
the islands... 

iii) prioritises exploiting the potential of the Firth of Clyde to be the focus for 
trans-Clyde rapid transport opportunities. The current pier / harbour marina 
regeneration project on Bute will ensure that Bute can capitalise on any further 
improvements to marine transport on the Clyde. This would link any proposed 
developments at Dunoon with those at Rothesay thus linking two CHORD 
projects. 

Page 646



 
41 

The overall aims of the Structure Plan accommodate the project in two areas: 

• Promote ‘sustainable development’ within short- and long-term economic, 
social AND environmental perspectives. 

• Promote the safeguarding and the enhancement of the natural and historic 
environment and the maintenance of biodiversity within Argyll & Bute. 

Three of the four Social and Economic objectives – SI 1, are pertinent to the 
project: 

• To improve economic competitiveness and the relatively poor economic 
performance of Argyll & Bute. 

• To enhance the economic and social prospects of the geographically 
diverse local communities in Argyll & Bute 

• To treat the rich natural and historic environment of Argyll & Bute as a not 
fully realised economic asset which, if safeguarded and enhanced, can 
stimulate further investment and increased economic activity. 

Again three out of four Environmental objectives – SI 2, would in some part be 
delivered through the project: 

• To safeguard the diverse and high quality natural and built heritage 
resources... 

• To reinforce the strength of protection given to the European and national 
statutorily protected ........built heritage sites.... (Conservation Area). 

• To enhance and invest in the quality of the natural and built environment 
and to engage development more effectively with this enhancement 
process. 

STRAT SI 1, concerns Sustainable Development. The project complies with this 
strategic requirement in that it: 

• Maximises the opportunity for local community benefit; 

• Makes efficient use of vacant and/or derelict brown-field land  

• Conserves the natural and built environment ..... 

Specifically appropriate are: 

Strategic Issue 3, REC SI 1 – Trans- Clyde Ferry and Rapid Transport 
Potential.  

Strategic Issue 4, PROP SI 3 – Regeneration and encouragement of 
investment for Bute and Rothesay.... 

PROP SET 2 – Retailing and town centre 

Objective TOUR 1 

 

What are the relevant parts of the local plan and how does the project 
fit?  

The aims and objectives of the Structure Plan are repeated in the Local Plan. 

The Local Plan contains the most recent ‘Conservation Area Character Appraisal / 
Key Environmental Features (KEF) Survey’ for Rothesay.  
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The appraisal notes the ‘Urban tenemental scale and style of development within 
the Conservation Area Commercial Core’, the target area for the Rothesay THI, 
and says of it; ‘there is potential to accommodate large scale development of up 
to 4/5 storeys in height reflective of the traditional tenemental urban form’. 

The appraisal also notes ‘Enhancement Opportunities’: 

 Derelict sites – opportunities within Conservation Area core. 

 Building Fabric Improvement. 

How does the project align with the Government’s stated objectives of  
Wealthier and fairer 

Enable businesses and people to increase their wealth and more people to share 
fairly in that wealth.  

Improved property, new businesses – wealth creation 

New and social housing - fairer 

 Smarter 

Expand opportunities for Scots to succeed from nurture through to life-long 
learning, ensuring higher and more widely shared achievements. 

Training opportunities, learning marketable skills 

 Healthier 

Help people to sustain and improve their health, especially in disadvantaged 
communities, ensuring better, local and faster access to healthcare 

Better environment, more opportunities – improved physical and mental 
health 

 Safer and stronger 

Help local communities to flourish, becoming stronger, safer places to live, 
offering improved opportunities and a better quality of life. 

More employment, improved environment, reduced crime 

 Greener 

Improve Scotland’s natural and built environment and the sustainable use and 
enjoyment of it. 

Buildings more fuel efficient, sustainable build 

 

How does the project align with the objectives of others (individuals or 
organisations) and their stated policies and intentions? 

Historic Scotland's mission is "to safeguard the Nation's built heritage and 
promote its understanding and enjoyment". 

The work of the organisation is guided by the following objectives: 

• To protect and conserve Scotland's built heritage;  
• To encourage public appreciation and enjoyment of Scotland's built 

heritage;  
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• To play an active role in the development and success of social, economic 
and environmental policies; and  

• To be effective and efficient in its work. 

This is achieved through: 

• Conservation and maintenance of properties in care;  
• Advice and grants to assist with conservation and management of ancient 

monuments;  
• Encouraging archaeological surveys and excavation at those sites 

threatened by natural forces or development where preservation is not 
possible;  

• Taking properties into State care 

Importantly, it also includes buildings erected before 1919 (see Note 4). Although 
the majority of older buildings are not listed, most provide flexible and often 
spacious domestic and office accommodation. A huge investment of money, 
energy and materials went into these buildings – it would be poor stewardship of 
this inheritance to neglect it. 

The sense of place and the strong cultural identity we get from the historic 
environment plays a large part in the maintenance and regeneration of 
communities and in promoting a positive image of Scotland across the world. 

We believe that the historic environment should be valued as an asset, rather 
than thought of as a barrier to development. It reinforces the identity of 
communities, and can add value provided that value is recognised at the outset 
and it becomes an integral part of any development or regeneration project. 

The protection of the historic environment is not about preventing change. 

The Scottish Civic Trust 

The Scottish Civic Trust was founded in 1967 with the purpose of providing 
leadership and focus in the protection, enhancement and development of 
Scotland's built environment.  

In furtherance of this purpose, the Trust seeks to: protect and enhance 
Scotland's historic environments; promote positive redevelopment; promote 
quality planning and public involvement; and promote awareness and concern for 
our built environment.  
The Trust achieves these aims by: 

• Promoting initiatives which inform and educate people on environmental 
issues; 

• Contributing positively on planning matters; 

• Encouraging the highest quality in new architecture and public space; 

• Supporting the conservation and re-use of historic buildings; and 

• Working to improve Scotland's town centres and landscapes. 

In all aspects of this work, the Trust focuses its efforts in three key strategic 
areas. These are: 
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• Involving people - The Trust will work to encourage more people to get 
involved in promoting, protecting and enhancing their local built 
environment. 

• Promoting respect and understanding - The Trust will build in its excellent 
track record of promoting the wider understanding and appreciation of 
Scotland's built environment. 

• Pursuing technical excellence - The Trust will strengthen its capacity to 
provide professional support and advice on improving, protecting and 
developing Scotland's built environment. 

The Prince’s Regeneration Trust 

The projects enable under-used or redundant buildings to perform a new 
function, unlocking a regeneration of the wider community. The Trust works with 
building owners, community groups, developers, local authorities and other public 
bodies to establish an appropriate economic and sustainable new use for listed 
heritage buildings. We apply a complete end-to-end approach to projects using 
developer-led solutions.  

Prince Charles’ Objectives: 

• To persuading businesses to become involved in long-term, sustainable 
partnerships  

• To focus on the built environment 

• To work with the young people in the town, to help them into business, to 
give them a sense of self-worth and self-confidence.  

• For the School for Traditional Arts to work closely with the faith and 
education communities.  

• For In Kind Direct, (Prince’s Trust Charity) to re-distribute new goods 
donated by some of Britain’s best-known manufacturers and retailers to 
voluntary organizations, to work closely with local charities. 

• The Foundation for the Built Environment and the Regeneration Trust 
should work in partnership with local bodies and other partners in the 
physical regeneration of the town.  

The Business in the Community should plug business, at both a national and local 
level, into every aspect of  revitalization. 

How does this project interact with other projects (please indicate if 
those projects are also part of the CHORD project)? 

The regeneration of the Pavilion is a key part of the ongoing regeneration 
aspirations for Rothesay. It ties closely with the proposed Rothesay THI. It is 
unlikely that the Pavilion will reach its full potential without further regeneration 
of Rothesay. Rothesay similarly loses a key asset and foundations stone for the 
next phase of regeneration through the THI if the Pavilion is lost. 

The Discover Bute Landscape Partnership Scheme Stage 2 has been 
submitted to the HLF for consideration. We expect to hear the outcome by the 
end of July 2008. The LPS is concerned with rural Bute. The aims are to secure 
and to reinstate key landscape features on Bute such as hedges, dry stone dykes 
and archaeological sites. It aims to improve physical and intellectual / virtual 
access to the landscape. There is also provision for training schemes, volunteer 
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activities and educational outreach to help people to become involved in and to 
reconnect with the land.  

Rothesay is the main gateway to rural Bute and whilst great improvements have 
been made to Rothesay without further and ongoing regeneration the maximum 
benefit to Bute of the LPS will not be secured. Targeted improvements n Rothesay 
will help enormously to attract visitors to Bute, to get them to stay for more than 
a day  and to get them to return. 

Similarly the ongoing works to the pier /harbour / marina complex is 
synergistic with the Pavilion project in the same way that it is with the THI. It 
also locks in any benefits accruing from the LPS. 

The possibility of developing a bunkhouse for Bute is also under active 
consideration. There is currently no low priced accommodation of this type on the 
island. This was brought to the attention of the LPS project through the Audience 
Development Consultation, hence the desire to pursue it as a parallel project. It 
could be located within the THI area and would give a new use to a problem 
building whilst extending the accommodation envelope at both ends. It also sits 
well with the Pavilion project as it gives more beds and a greater range of choice 
for attendees to Pavilion functions. 

Could the Council have partners in this project and what commitment 

could be expected of them? 

Yes, most certainly, this project will need partners. 

For some the commitment could be financial, for others expertise and support. 
Other partners might have a facilitation role or provide volunteers for project 
areas. 

The Community will be a key partner. 

Funders will have their own monitoring and appraisal process to which this 
project must conform. The HLF in particular has a rigorous and comprehensive 
set of monitoring and evaluation requirements which must be adhered to by 
grantees. The HLF will also appoint a monitor for the project. 

Management and Monitoring 

What procedures are required to manage the project? 

The project will have a management process the details of yet have yet to be 
determined. There are many models which can be adopted. 

It is common to appoint a Steering Group of partners, funders and non-funders 
and other stakeholders. This has obvious benefits but attendance can reduce if 
attendees have limited input and control and a poorly attended steering group 
can diminish an otherwise successful project. 

Where there are a large number of potential Steering Group members it can be 
appropriate to make this into stakeholder group invited to a two way 
communication event on an annual or bi-annual basis. 

A (smaller) steering, management or supervisory group of funders and other key 
partners should be set up to manage the strategic delivery and to smooth the 
project path.  
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Beneath that will be the project officer and a small team of those experts, team 
leaders and volunteers delivering the project on a day to day basis. This group 
will meet frequently, at least monthly. 

In this instance it is expected that Council policies such as Health and Safety, 
Procurement, Data Protection, Equalities etc will be used. 

Who should bear what responsibilities and how should they be 

answerable? 

See above 

 

What are the main risks to the project? 

It will be important to develop a Risk Register with the partners. This should 
identify risks, rate and rank them. It should also seek ways to minimise and to 
manage the risks and to communicate and to share those risks with all partners 
and operational staff. 

Obvious risks are: 

• Funding cannot be secured 

• A funding partner subsequently drops out 

• Unresolved ownership issues 

• Unexpected hyper-inflation 

• Serious underestimates of costs 

• Breaches of Health and Safety 

• Loss of key project personnel 

• Building owner drops out of project 

• Project components overrun 

How should they be reduced? 

See above 

How should the Council monitor the progress of the project?  What 
warning can it receive if the project is going off-track and how will it 

take corrective steps? 

Set agreed key outcomes 

Agree milestones 

Set reporting mechanism and frequency 

Manage risk 

When will the Council be able to withdraw from the project and leave it 
to its own devices? 

The Council will retain Powers and Statutory Responsibilities in the town. 

When will the project terminate? 

The spending period will end in 2015 or 2016 but the delivery of expansion and 
benefits will continue. The HLF will expect development to be monitored for 10 
years. 
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How and by what criteria should the project be evaluated?  What are the 

right times for evaluation? 

Quantitative 

A set of quantifiable project outcomes will need to be agreed with funders. 
Success against these outcomes can then be measured. Again these will be 
social, economic and environmental – Triple Bottom Line outcomes. 

Qualitative 

Some ‘soft’ themes should also be captured such as improved quality of life, 
improvements for socialisation, improved health, improved choices for young 
people, retention of young people on Bute. Again these will be social, economic 
and environmental – Triple Bottom Line outcomes. These can be tested by 
interview/ survey. 

Typically the HLF will appoint an external consultant to write a final evaluation 
report as the expenditure stage of the project ends and expect the project 
partners to make provision for an evaluation report to be created after 10 years. 

The Council will use the Treasury Green Book assessment structure for evaluation 
at the end of the project spend period. 

Project Categorisation 

Until there are further specifics, including financials, it is not possible to do any 
detailed analysis. However it is likely that the THI will be a combination of: 

A – Public sector investment (No Payback) 

C – Business opportunity (Requiring Pump Priming) 

D – Business Opportunity (Joint Venture) – with Fyne Homes 

E – Business Opportunity (Standalone) 
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Working Paper 6: Conformity of Rothesay CHORD proposals 

with Argyll & Bute planning policies 

 

Both projects in the Rothesay Outline Business Cases have been considered by 
the Head of Planning at Argyll and Bute Council, Angus Gilmour who has 
confirmed that there are no strategic development plan or land use issues which 
would represent a fundamental constraint on the delivery of the projects 
associated with each of the Outline Business Cases. However individual projects 
will have to be the subject of planning applications which will be subject to the 
“due planning process” and will have to address all material planning 
considerations. 

Argyll and Bute Structure Plan 2002 

The Argyll and Bute Structure Plan 2002 identifies two of its seven strategic 
issues; 

”exploiting the potential of the Firth of Clyde to be the focus for trans-
Clyde rapid transit opportunities”  

“Pursuing regeneration strategies for Bute and Cowal focused on Rothesay 

and Dunoon.” 

The Plan also contains the recommendation REC SI 1 that the potential for rapid 
transit in the Clyde and specifically; 

“stimulating and coordinating with economic investment, action 
programmes and development, as appropriate, in the town centres and 

waterfronts of the Clyde-side towns.” 

Proposal PROP SI 3 requires the Local Plan to include  

“Action programmes to stimulate investment and enhancements in the 
Rothesay and Dunoon town centres and waterfronts.”  

All of the projects in the Rothesay OBC are therefore compliant with the Argyll 
and Bute Structure Plan.  

Argyll and Bute Modified Finalised Draft Local Plan June 2006 

The Argyll and Bute Modified Finalised Draft Local Plan June 2006 sets out Policies 
LP ENV 13 (a) in relation to development affecting listed buildings and their 
settings.  

Policy LP TRAN 8 on Piers and Harbours, encourages development within harbour 
areas provided that such development promotes the retention of the harbour for 
commercial marine uses. The policy also supports the enhancement and 
upgrading of piers, landing facilities and other facilities associated with the fishing 
industry.  

Area For Action 1/4 affects Rothesay – Barone Road and High Street includes 
action in support of stimulating investment and enhancement in Rothesay town 
centre and waterfront areas.  
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Argyll and Bute Council Corporate Plan 2007-2011 and Beyond 

The Corporate Plan sets out five strategic objectives of Environment, Social 
Change, Economy and Organisational Development. The Chord projects 
contribute to the key objective of “Creating an attractive, well connected modern 
economy”, under the sub topic of “Rejuvenation of the main towns”.  

The Plan specifically sets out the Strategic Delivery Topic of Waterfront and town 
centre Regeneration and outlines the terms of the CHORD project. 

The principle of town centre and waterfront projects in Rothesay is therefore 
supported by the Council’s Corporate Plan.  

An Economic Strategy for Argyll and the Islands 

This document was produced by the Argyll and the Islands Local Economic 
Forum. The strategy is based on the Smart Successful Scotland national economic 
strategy which has now been overtaken by The Scottish Government’s Economic 
Strategy. No local economic strategy has been prepared for the Argyll and the 
Islands area setting out the new priorities.  
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Working Paper 7 - Conformity of Rothesay CHORD proposals 

with Scottish Planning and Economic Strategies 

National Planning Framework 

The first National Planning Framework (NPF) was published in April 2004. It set 
out a strategy for Scotland’s development to 2025, providing a national context 
for development plans and planning decisions and helped to inform the wider 
programmes of government, public agencies and local authorities. 

The second National Planning Framework (NPF2)8 develops the first and describes 
Scotland as it is in 2008, identifies key issues and drivers of change, sets out a 
vision to 2030, and identifies priorities and opportunities for different parts of the 
country in spatial perspectives. It contains both thematic and spatial perspectives 
and focuses strongly on priorities for the improvement of infrastructure to 
support Scotland’s long-term development. 

It should be borne in mind that national strategies by their very nature invariably 
contain something for everyone. NPF1, for example, contains some advice on 
economic development which is relevant to all of the CHORD projects. 

As far as spatial planning is concerned, there are two main issues: 

• ensuring that priorities for economic development are chosen in a way 
which takes account of the location of communities where the need for 

regeneration and renewal is most pressing; and 

• once long-term commitments to economic development have been made, 
timely investment is needed to ensure that hard to reach groups in 

disadvantaged areas are put in a position to benefit from the jobs and 
opportunities that will be created. 

NPF1, p.90 

Rothesay does not specifically receive a mention in the NPFs. Indeed, references 
to the wider Argyll and Bute area are relatively few and often presented in the 
context of either the wider Highland area or the River Clyde corridor. There are 
nevertheless several aspects of the NPF and NPF2 that are of relevance in 
evaluating the strategic fit of the Chord projects. 

Regeneration 

The NPFs are generally positive about the economic conditions and growth 
potential of the Argyll and Bute area as a whole9. Both NPFs emphasise that 
sustainable growth should benefit all parts of Scotland10 and focus heavily on the 
role of community led regeneration. There are several references to social capital 
and community enterprise and empowerment.11  Connectivity and environmental 
quality are two of the NPFs other watchwords, and attention is drawn to the need 
to co-ordinate infrastructure improvements with other economic investments.12 

                                       
8
 http://www.scotland.gov.uk/Resource/Doc/208174/0055210.pdf 

9
 NPF1 paras 10 & 40, NPF2 para 18 

10
 NPF2 paras 148, 150 & 158 

11
 NPF1 para 177, NPF2 para 147 

12
 NPF1 para 88 & 177,  NPF2 paras 105 & 158 
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When the first NPF was written, area regeneration was delivered through 32 
Social Inclusion Partnerships, one of them covering Argyll and Bute. NPF2 instead 
presents Urban Regeneration Companies (URCs) as the effective agents of 
change, although none are yet identified in the A&B area13. NPF2 also points out 
that the Highlands and Islands are to receive EU Convergence funding whereas 
the Lowland and Upland parts of Scotland are covered by EU Competitiveness and 
Employment funding. Rothesay falls under the latter, along with Campbeltown., 
Oban and Dunoon14. Rothesay is also located within HIE fragile areas15 and also 
lies within the Northern Periphery co-operation zone making it eligible for funding 
to support cross-border co-operation with the Republic of Ireland.16   

Transport & infrastructure 

Both NPF1 and NPF2 place great emphasis on improving connectivity, recognising 
that improvements in transport infrastructure are needed to support economic 
activity and “unlock the potential of priority areas for regeneration such as the 
Clyde corridor”17 Both NPFs make commitments to improving road, rail and sea 
links across the country and beyond.18 NPF2’s Map:15 Strategic Transport 

Corridors identifies a strategic route to “Inverclyde and the islands”, a notable 
addition given that NPF1 only identified a route from Stirling to Oban.  

The physical barrier of sea crossings is recognised as a challenge and both NPFs 
note the vital importance of ferry services both for sustaining communities, 
particularly remote communities, and in the promotion of tourism. NPF 1 is 
generally positive to ferry improvements, although NPF2 goes further still stating 
that there is likely to be scope for further ferry and hovercraft services for firth 
crossings and on coastal routes.19 Some of the options being considered for new 
fast craft routes in the Clyde have included  calls at Rothesay. A review of lifeline 
ferry services is also promised.20 

Quality environments, tourism and heritage regeneration 

The NPFs make frequent reference to the role that environmental quality, built 
heritage and cultural life can play in providing a focus for regeneration, as 
resources that can support economic and social development, and in helping to 
create strong, positive community identities21  The NPFs also acknowledge the 
contribution that tourism and leisure activities make to the economy, noting 
tourism’s symbiotic relationship to the conservation and promotion of the historic 
environment as well as freshwater and marine environments.22. This aspect of the 
NPF is of particular relevance to the Rothesay bid.  

                                       
13
 NPF1 para 70, NPF2 para 148 

14
 NPF2 para.110 

15
 NPF2 Map 9; Community Regeneration Priorities 

16
 NPF2 Map 12, NPF2 para 112 

17
 NPF1 para 100, NPF2 para 115 

18
 NPF1 para 101, NPF2 para 192 

19
 NPF1 para 175, NPF2 para 121  

20
 NPF2 para 62 

21
 NPF1 paras 67 & 93, NPF2 paras 18, 79, 160 & 248 

22
 NPF1 paras 40, 109 & 164, NPF2 para 21  
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Both NPFs consequently call for the sustainable management of environmental 
resources23.The Clyde’s rich maritime heritage and the outstanding environmental 
assets of the Firth is singled out as the basis for a growing tourism and leisure 
economy in areas to the west of Glasgow.24  

Coastal areas and energy 

The potential impact of sea level rises on communities and business in coastal 
areas is  highlighted and caution urged in the siting of new development.25 

The Clyde Corridor Spatial Perspective 

NPF1 identifies the Clyde corridor as a strategic economic development zone 
where co-ordinated action is required in the national interest26. This commitment 
is re-affirmed in NPF2 with renewed concentration on the strategic growth 
potential of the Clyde Waterfront and Clyde Gateway27 and the identification of 
the Clyde corridor as a national strategic regeneration priority28 Government 
support is being given to a number of Urban Regeneration Companies along the 
Clyde Corridor, and significant regeneration activity in the form of housing and 
waterfront developments is taking place in Greenock and Port Glasgow under the 
auspices of Riverside Inverclyde Urban Regeneration Company.29 

The Clyde Corridor regeneration area is primarily centred on the Glasgow 
conurbation, and spreads east as well as west. However, the economic ripples of 
activities in the Clyde Corridor will undoubtedly be felt further along the Clyde 
estuary including Rothesay.  

Chord projects 

NPF support for Rothesay’s case relate primarily to the more general 
recommendations regarding environmental quality, preservation of the historic 
environment and tourism development as well as positive statements regarding 
the Firth of Clyde. They also have prospects when it comes to creating synergies 
with wider initiatives in the Clyde Corridor.  

Whilst all of the Chord projects have the potential to convey benefits on their 
particular communities, a national dimension is difficult to find in every instance. 
These two Rothesay projects are consistent with national goals for heritage led 
regeneration and have the potential to improve the tourist experience of the Firth 
of Clyde. 

 

 

                                       
23
 NPF1 paras 11, 56 & 106,  NPF2 paras 79 & 146 

24
 NPF1 para 158, NPF2 para 258 

25
 NPF2 para 87, NPF2 para 242 

26
 NPF1 paras 107 & 151 

27
 NPF2 para 155 

28
 NPF2 para 103 

29
 NPF2 paras 104 & 257 

Page 658



 
53 

Working Paper 8 - Economic appraisals including discounted 

costs and benefits 

*C*H*O*R*D*
DEVELOPMENT INVESTMENT IN TOWN CENTRES AND WATERFRONTS BY ARGYLLAND BUTE COUNCIL

Evaluation Formula
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1.1 Rothesay Pavilion  

Valuing the Pavilion has been one of the thorniest and most economically 
interesting aspects of the study.  It appears that nobody has done anything quite 
like it before, anywhere in the world. 

Although suggestions were made that it could perhaps be valued at its insurance 
value or rebuilding  cost, these would not be very helpful for the present project: 
they are essentially costs, not values, and since we are in essence setting out to 
rebuild it they would yield a Benefit: Cost ratio of around one.   

The point is that we value the Pavilion at much more than its cost, and the 
question is, how much?  As Tohmo points out, debate about support for the arts 
and culture tends to be about whether they should be supported, not which parts, 
and how much, and when?  Debate about heritage support is mainly about 
natural heritage, and where nit touches the built environment it is usually at least 
centuries old. 

There is no doubt that the appropriate method is Contingent Valuation, and most 
of the arguments (and implementation advice) that Arrow and Solow gave in their 
‘Marine Commission’ review of the Exxon Valdez incident apply. 

It is also true that although there are hundreds, possibly thousands of contingent 
valuations carried out for the environment, there are only a few dozen for culture, 
heritage and the arts.  English heritage found 33 heritage ones, Noonan (2002) 
found only 57 on the arts and culture. 

The only one we could find of a modern building was of a museum in central 
Finland – and as well as valuing the Aalvo Aalto structure, the local populace 
were also evaluating the collection and the operation of the museum. 
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What we do know is that the refurbishment at Bexhill, of Britain’s only other Art 
Deco Pavilion, cost £10 mn and appears to have drawn praise from everybody.  
From this we can deduce that the political/ architectural/ arts policy consensus 
would value that building considerably higher than £10mn. 

We think ours is about half the size of DLWP Bexhill, it was the second, not the 
first and (whether fairly or not) was not executed by such famous architects.   

We also know that to build something similar (replace the Queens Hall Dunoon) 
would cost around £13 mn, with no guarantee of architectural quality and 
aesthetic durability. 

Therefore, in the absence of a study, a value approaching  £10mn would seem to 
represent a conservative approach, and we have taken £8 mn.  This is what 
would be called an existence or bequest value. 

We think that whatever the outcome of the CHORD exercise, Historic Scotland 
(and maybe Creative Scotland and HLF) should be urged to conduct a contingent 
valuation survey. 

1.2 Visitor Attraction 

The DeLaWarr Pavilion claims 500 000 visitors per year, a figure which would put 
it in the top ten most visited attractions if it were in Scotland.  Bute has about 
400 000 overnight stays by tourists per year, and probably about the same 
number of day visitors.  Total tourism revenues are in excess of £45 mn per year 
from which about £15 mn value added is derived. 

Although Bexhill is in the populous South East, it is still two hours from London: 
Wemyss Bay is less than two hours from Edinburgh. 

In view of the striking success of DeLaWarr, and the recent success of the 
Midland Hotel in Morecambe – another stylish 30s building - it would seem 
plausible that a properly promoted Pavilion might boost Bute tourism figures by 
as much as ten per cent, which would yield annual tourism revenues of £4.5 mn, 
and GVA of £1.5 mn.  The latter figure capitalises over 20 years at £20.6 mn.   

This is ambitious, and would imply a commitment from the town’s tourist folk and 
citizens to encouraging most visitors to Bute to go to the Pavilion at least once 
during their stay.  But such a commitment does not seem unrealistic, and neither 
does a good response to it. 

1.3 Overall Pavilion Value 

The valuation of the Pavilion is inevitably a question of human judgement – of its 
architectural uniqueness and pleasing aesthetics in an abstract sense, or of its 
ability, if refurbished and promoted, to attract visitors.  The first alone would 
seem to amount to at least twice the cost of refurbishing it, and the second could 
amount to several times, and would be spread fairly evenly through the Bute 
economy.  And the ‘existence value’ and the ‘use value’ are not mutually 
exclusive. 

1.4 THI 

Estimates have been made of the economic value of the THI based on it directly 
housing 4 households and facilitating (with only 10 per cent additionality and no 
specific use of funds) the housing of a further 30.  The return on the balance (the 
great majority) of the THI funds has been assessed as in other towns, on the 
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townscape investment yielding the same returns as it would have earned had the 
same sum been devoted to retail investment. 

1.5 Multipliers 

Bute is an island, and its fairly self-contained economy will encourage funds to 
circulate.  Multipliers will therefore be higher than mainland communities of 
similar size.  Estimates of 1.2 have been taken for each. A more precise estimate 
could be made through a modelling exercise, but that is beyond the s cope of this 
project. 

1.6 Non-quantified benefits 

These are estimated to be quite significant, and the economic benefits have been 
uprated by one third for the pavilion and 30 per cent for the THI. 

These are mainly based on heritage, aesthetics and civic pride,. and in the case 
of the Pavilion an allowance for its use by children and community groups. 

1.7 Scoring assessments 

The following are outlines of how the three projects might be ‘scored’, although it 
is emphasised that scoring judgments are the prerogative of the scoring 
consultants. 

The exceptionally high score for the THI is because of the large proportion of 
partner funding as the scheme is envisaged. 

PROJECT OVERALL APPRAISAL 5.54

Costs (al l sums expressed as capi tal  amounts discounted to 2008, 
and in 2008 prices.  Most amounts are approximate)

RISKS (scale 0 negl igible to 5 very substantial  and decisive) Manageability (marks out of 10) 6.85

TOTAL cost of project 5

Physical  risks - building phase 4 Simi lar things done previously 6

Unavoidable cost to council  of doing nothing 0.93559 Physical  risks - operation 1 Simi lar things done wel l previously 5

Financial  costs to the Council  'CHORD account' 2.1 Financial risks 2

Other council  costs already committed Commercial risks 1  Improved transport links .

Financial  costs to rest of publ ic sector 1.5 Management risks 1 Investment in a high qual ity public realm .. 10

Other unrequi ted costs to the Argyll  and Bute Community Dynamic visitor offer – 10

Costs borne by others outside A&B 0.5 Overall risk rating  (1.00= no risk, 0.10= very risky) 0.82 Clear target markets ... 8

Economic diversification … 7

New coastal  leisure activities … 10

Quantified economic benefits The surrounding natural environment … 9

SUPPLY DEMAND High quali ty development ... 10

Leadership … 9

Labour Additional exports furth of Scotland (exc tourism) Strategic direction ... reinventing, diversifying, masterplanning, visioning, guiding . 9

New housing uni ts di rectly suppl ied (100% addi tional) Additional Scottish sales (exc tourism)

Expected addi tion to working population
Non-monetised economic benefits and other benefits (scale 0 
negl igible to 5 very substantial  and decisive)

Capi tal value of GVA to reti rement Additional spending - 'current population' and retail ing,etc

Additional spending - additional population Chi ld-related, ‘market based’ criteria hard to apply 3.5

New housing uni ts faci li tated Shared communi ty facil ities, esp disadvantaged groups 5

Expected addi tion to working population Berthing fees Civic Presence of  Counci l, engagement of citizens in civic society 5

Capi tal value of GVA to reti rement Capital  value of associated visitor spend Heritage 5

Degree of faci li tation/addi tional ity Cul ture 5

Addi tional  capi tal  value of GVA to retirement Additional tourism - retail  and hospital ity 61.829 Aesthetics 5

Additional tourism - other Environment 5

Capital Other sustainabil ity 4

Investment in buildings in course of project Additional final  demand (= sum a-h) 61.829 Heal th and wel lbeing 2

Capi tal value of GVA product over asset li fe 8.000 Diversity and tolerance 1

Type 1 multipl ier wi thin A&B 1.20 Ethics and rel igion 1

Induced productive (non housing) investment Type 2 multipl ier wi thin A&B 1.20 Spiri tual

Capi tal value of GVA over asset l ife GVA content % 0.33

Degree of faci li tation/addi tional ity Assessment of non-monetised benefits in relation to quanti fied economic benefi ts   (ratio)

Addi tional  capi tal  value of GVA over asset l ife

TOTAL DEMAND SIDE   = i*j*k*l 29.381 TOTAL BENEFITS 20.70
Technology/ innovation/ improved quality & 

competitiveness/ reductions in costs
Use of currently projected un- and under-employed economic capaci ty

Capi tal value of GVA over asset l ife

Degree of faci li tation/addi tional ity

Addi tional  capi tal  value of GVA over asset l ife

TOTAL SUPPLY SIDE   @ GVA level = A+B+C+D+E 8.000 ESTIMATED QUANTIFIED BENEFITS 15.336

Rothesay Pavilion

 

Page 661



 
56 

PROJECT OVERALL APPRAISAL 11.08

Costs (al l sums expressed as capi tal  amounts discounted to 2008, 
and in 2008 prices.  Most amounts are approximate)

RISKS (scale 0 negl igible to 5 very substantial  and decisive) Manageability (marks out of 10) 7.30

TOTAL cost of project 1.3

Physical  risks - building phase 1 Simi lar things done previously 8

Unavoidable cost to council  of doing nothing Physical  risks - operation Simi lar things done wel l previously 6

Financial  costs to the Council  'CHORD account' 0.3 Financial risks 1

Other council  costs already committed Commercial risks 2  Improved transport links . 5

Financial  costs to rest of publ ic sector 1 Management risks 1 Investment in a high qual ity public realm .. 9

Other unrequi ted costs to the Argyll  and Bute Community Dynamic visitor offer – 9

Costs borne by others outside A&B Overall risk rating  (1.00= no risk, 0.10= very risky) 0.90 Clear target markets ... 8

Economic diversification … 5

New coastal  leisure activities … 6

Quantified economic benefits The surrounding natural environment … 7

SUPPLY DEMAND High quali ty development ... 9

Leadership … 8

Labour Additional exports furth of Scotland (exc tourism) Strategic direction ... reinventing, diversifying, masterplanning, visioning, guiding . 10

New housing uni ts di rectly suppl ied (100% addi tional) 4 Additional Scottish sales (exc tourism)

Expected addi tion to working population 4
Non-monetised economic benefits and other benefits (scale 0 
negl igible to 5 very substantial  and decisive)

Capi tal value of GVA to reti rement 1.328 Additional spending - 'current population' and retail ing,etc

Additional spending - additional population Chi ld-related, ‘market based’ criteria hard to apply 2

New housing uni ts faci li tated 30 Shared communi ty facil ities, esp disadvantaged groups 4

Expected addi tion to working population 30 Berthing fees Civic Presence of  Counci l, engagement of citizens in civic society 4

Capi tal value of GVA to reti rement 0.332 Capital  value of associated visitor spend Heritage 5

Degree of faci li tation/addi tional ity 10% Culture

Addi tional  capi tal  value of GVA to retirement 0.606 Additional tourism - retail  and hospital ity Aesthetics 5

Additional tourism - other Environment 5

Capital Other sustainabil ity 4

Investment in buildings in course of project 0.98 Additional final  demand (= sum a-h) Heal th and wel lbeing 1

Capi tal value of GVA product over asset li fe 1.997 Diversity and tolerance

Type 1 multipl ier wi thin A&B Ethics and rel igion

Induced productive (non housing) investment Type 2 multipl ier wi thin A&B Spiri tual

Capi tal value of GVA over asset l ife GVA content %

Degree of faci li tation/addi tional ity 100% Assessment of non-monetised benefits in relation to quanti fied economic benefi ts   (ratio)

Addi tional  capi tal  value of GVA over asset l ife

TOTAL DEMAND SIDE   = i*j*k*l TOTAL BENEFITS 5.06
Technology/ innovation/ improved quality & 

competitiveness/ reductions in costs
Use of currently projected un- and under-employed economic capaci ty

Capi tal value of GVA over asset l ife

Degree of faci li tation/addi tional ity

Addi tional  capi tal  value of GVA over asset l ife

TOTAL SUPPLY SIDE   @ GVA level = A+B+C+D+E 3.931 ESTIMATED QUANTIFIED BENEFITS 3.900

Rothesay THI 
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Working Paper 9 - Financial and commercial appraisals include 

discounted cash flows 

Both the THI and the Pavilion projects have been costed to the point that their 
viability is assured, and professional estimates for the Pavilion have recently been 
updated.  Further detailing will be required for the final business case. 
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Working Paper 10 - Benefits register 

It should be possible to measure the benefits from this project.  In all the towns 
we are suggesting the Council sets out to do this, and to measure the economic 
health of the region on a regular basis..  In Rothesay there is an initial difficulty, 
because the town is so small the baseline is difficult to measure – it fall off the 
scale of some of the normal measuring surveys and so on. This is not an 
insuperable problem. 
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Working Paper 11 - Draft risk register and risk potential 

assessment 

We think that the risk of finding it difficult to renovate the Pavilion cannot be 
ignored.  Beyond that the risks are normal and manageable – see notes and the 
panel itself. 
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Working Paper 12 - Draft nominations for 

commissioner/stakeholder support 

The continuation of the Project Board and its widening to include other interests 
from Rothesay, from the rest of Bute, and from the wider community would be 
justified.  Links with the creative community at Glasgow, Scottish and UK level 
would be very sensible – for example Gareth Hoskins, a leading Glasgow 
architect, designed the Architecture Gallery at the Victoria and Albert Museum, 
and included in it a model of the DeLaWarr Pavilion.  In the case of the Pavilion it 
should be possible to mount an effective campaign.  There is a lot of press 
coverage, and no shortage of journalists who could be persuaded to spend a 
weekend in A&B.  Some kind of partnership with Bridget McConnell’s Glasgow 
cultural organisation is a possibility, and offers the chance in future of, for 
example, rotating exhibits from MOMA or the Kelvingrove though the Pavilion.  
How about installing a dinosaur for the winter? 
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Working Paper 13 - Arrangements for post-project evaluation 

and implementation review 

Our monitoring proposals under the benefits register should be included in this.  
We recommend also a review on completion of the works, and again 6 months, 
one year and three years afterwards. 
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Working Paper 14: DREAM® Detailed Regional Economic 

Accounting Model and DREAM®people demographic 

projections 

The GVA  estimates and demographic projections relied on in the report 
are from two sources: 

Θ DREAM®snapshot is used to provide detailed information on 
output, GVA, earnings, employment and most other economic 
variables 

Θ DREAM®people is used for demographic projections 

The aim of the DREAM® family of products is to provide for regional and 
local economies the economic information usually analysed only at 
national level.  DREAM® snapshot is the nucleus of the system and for 
most users provides by far the most detailed picture they have ever have 
seen of the local economy, fully consistent with all valid summary views 
that are available.  DREAM® is constructed following the European 
standard ESA95 and the UN convention SNA93.  It is fully consistent with 
the UK national accounts and official regional data from ONS and the 
Scottish Government, and each DREAM® model is consistent and 
comparable with the model for every other region and locality. 

The basic DREAM®model is not like other economic models, which 
normally are used for forecasting,  

DREAM®snapshot  

In principle, DREAM® takes in all the nationally-published economic data 
on Argyll and Bute, harmonises it and removes inconsistencies and 
obvious errors, and adds in considerably more detail. 

Except for employee totals, the nationally published data is limited: 
regional accounts data on GVA for the areas which best approximate 
Argyll and Bute consists of only a 3-way sectoral split (agriculture 
including forestry and fishing/ production/ other).  A 16-sector breakdown 
of costs and revenues is published by the Scottish Government in Scottish 
Business Statistics, but unfortunately this does not cover the whole 
economy and is not consistent with the national accounts.  DREAM® 
makes the necessary adjustments to achieve consistency and combines 
these with national data at a fine industry level.  The resulting model is a 
detailed picture of the regional economy based on 123 products/ 
industries specified to cover the entire economy and including: 

Θ Sourcing by geography of each product used locally 

Θ Markets – by industry and by geography – for each local product 

Θ Accounts for each industry, including cash flows, profit and loss and 
annual investment. 

Θ Linkages within and between local industries 

Θ Flows of income within the community 
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Θ Employment by industry, gender, hours and occupation, including 
self-employment 

Θ Spending by local people and businesses, product-by-product 

Θ Economic performance measures against national averages and 
other areas 

Θ Market shares, productivity, competitiveness, balance of trade 

Primary data is held in a set of 9 tables which reflect the layout of the 
Supply and Use tables in the UK national accounts: 

Figure 15 Tables in DREAM®Argyll and Bute 

Table 1 summary
and components of output and GVA

Table 3int

intermediate demand
(business to business sales)

Table 3fd

final demand

Table 2

supply and

margins

Table 8 make matrix
shows industry/product 

correspondence

Table 4 
household consumption

Table 5 
collective consumption

Table 6 
accumulation (investment)

Table 7 
incomes and

institutional

sectors Table 9 
employment and

self-employment

TRADE

importsexports

The construction of the main variables is as follows: 

Production 

For statistical purposes Europe is divided into a hierarchy of territories.  
NUTS0 is usually an EU member  country, and NUTS1 a major region or 
constituent country (eg Scotland, Wales, Bavaria), with NUTS2, 3 and 4 
being finer and finer subdivisions.   

Argyll and Bute consists of three NUTS4 areas:  the mainland part of the 
former AIE area, the island parts, and Helensburgh and Lomond.  These 
are parts of two NUTS 3 areas: 

Θ UKM43 Lochaber, Skye and Lochalsh and Argyll and the Islands 

Θ UKM31 East and West Dunbartonshire, Helensburgh and Lomond 

In the DREAM® model Gross Value Added to NUTS3 for the whole UK 
level is estimated for 123 industries by an iterative process constraining 

Page 669



 
64 

initial estimates to Regional Accounts as published for NUTS1, NUTS2 and 
NUTS3 levels, to the Annual Business Inquiry (employment) at the 4-digit 
SIC level, to the Annual Business Inquiry (financial) at region by division 
level and the National Accounts (Supply and Use tables).  Additional data 
is brought to bear in Scotland, Northern Ireland30 and the Republic of 
Ireland so that there are more than a dozen sources.  The diagram on the 
following page sets out the iterative process. 

For the towns in Argyll and Bute we have then taken the 123-industry 
breakdown of each NUTS3 GVA, and disaggregated it geographically in 
line with employment.  Special calculations are made for agriculture 
(employment data is patchy) and for housing (employment not an 
appropriate basis to split rents and imputed rents). 

A similar procedure is followed for Compensation of Employees, also 
making use of local data from the Annual Survey of Earnings and Hours.  
This has been used to estimate commuting income. 

The final estimates are constrained to the national accounts, SUTS, even 
though the Regional Accounts may not exactly match due to data timing 
issues, and ABI frequently is significantly different.  The differences 
between ABI and National and Regional Accounts arise because the ABI is 
only one early source for national accounting data, does not have 
complete coverage, and the later balancing and adjustment stages take 
into consideration many other sources.  This is especially important in the 
hospitality industries where national accounts estimates of GVA are about 
£7bn higher than ABI estimates.  Type 2 multipliers (see below) are 
particularly affected because much of the additional GVA is allocated to 
compensation of the employed and self-employed. 

 

 

 

 

 

 

 

 

 

 

 

 

                                       
30
 For Northern Ireland the Census of Employment replaces ABI1, interpolated between census years by the Northern 

Ireland Labour Force Survey.  The Northern Ireland Annual Business Inquiry, the Manufacturing Sales and Exports 
Survey and the Business Insurance Survey are used.  For Scotland use is made of the Scottish Input Output Tables 
and Scottish Annual Business Statistics down to Local Authority level.  Irish estimates are based on the Republic’s 
input output tables and national accounts, and re disaggregated only to NUTS2.  Trade statistics are constrained to 
HMR&C national estimates through the national accounts constraints but HMR&C regional figures are used as a 
diagnostic tool only. 
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Figure 16 Iteration procedure for detailed GVA estimates 
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About a dozen industrial submodels are also used, in certain industries, 
normally to identify physical products and disaggregate activities.  The 
industries particularly relevant to Argyll and Bute include  

Θ Agriculture by farm type  

Θ Forestry by country, activity, maturity and timber type 

Θ Fishing between caught (by species) and farmed 

Θ Energy: multi industry multifuel sub model including generating 
mix, disaggregation of oil and gas extraction, refining products etc 

Θ Food and drink: additional disaggregation of production and 
consumption 

Θ Timber, pulp, paper etc by product and process 

Θ Chemicals: some products identifies and some IO sectors 
disaggregated to 4-digit SIC 

Θ Construction: by activity/market 

Θ Hospitality to 4-digit SIC 

Θ Education by level 

Depending on the client base and the stability or otherwise of the 
industry, not every industrial submodel is used every year at every 
geographical level. 

Absorption 

Households’ consumption is estimated to NUTS1 level by disaggregating 
the national SUTS table (Table 4) using the Expenditure and Food Survey.  
Below NUTS1 disaggregation is modelled based on household disposable 
income. 

NPISH consumption (Non-Profit Institutions Serving Households) is 
estimated using demographic and occupational structure, weighting 
according to the population in appropriate age groups, student numbers 
from the Census of Population, and employment in higher and further 
education and membership organisations. 

Collective consumption is estimated on a ‘who benefits’ basis using the 
Public Expenditure Statistical Analysis (PESA) estimates published by the 
Treasury. 

Regional estimates of fixed capital formation have not been available in 
the Regional Accounts since 2000.  After that date NUTS1 figures are 
based on ABI2 data and housing statistics, with geographical 
disaggregation to NUTS3 based on turnover and profits.   

Stock changes are allocated based on weights averaging production and 
absorption. 

Trade 

DREAM®trade is a complete model of the internal and external trade of 
Great Britain and Ireland for the 123 goods and services of the United 
Kingdom IO classification.  It is based on production and absorption as 
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outlined above, together with a DREAM® input output model of the 
Republic of Ireland, in which production and absorption are informally 
disaggregated to the Republic’s eight NUTS2 areas. 

The data sources are national accounts SUTS, Northern Ireland 
Manufacturers’ Sales and Export Survey, HMRC regional trade estimates, 
the Scottish Input Output tables, which in turn are based on an 
unpublished origin and destination survey by the Scottish Executive, the 
SCDI survey of Scottish Manufactured Exports, the Scottish Global 
Connections Survey, Republic of Ireland Trade Statistics, and United 
Nations Comtrade Commodity Trade Statistics. 

Initial estimates are prepared using the production/absorption estimates 
as origin-destination values in a ‘gravity’ model.  In such a model the 
trade between two areas is proportional to the total flows from the origin, 
the total flows to the destination, and inversely related to the distance 
between them.  The importance of distance is summarised in a ‘friction’ 
coefficient. 

Origin and destination for each product and territory combination are 
based on production and absorption above. 

The friction coefficient of the gravity model for each product is primarily 
based on the only official internal trade statistics for Great Britain, the 
Scottish Executive origins and destinations survey which reports trade 
between Scotland and the other constituent countries.  Where this is 
problematic (for example if a Scottish trade flow as reported by the 
Scottish Executive is greater than a UK flow estimated by ONS) some 
coefficients are imposed based on experience elsewhere, notably the 
Canadian interprovincial input output tables which are the most detailed 
intra-national trade statistics in the world.   

The distance parameter of the trade model is based on road distances 
between NUTS3 areas (NUTS4 in Scotland, NUTS2 in the Republic of 
Ireland).  Adjustments based on crossing time and frequency are made for 
ferry routes.  In the case of crossings to Northern Ireland the distance 
equivalent is an empirical estimate based on the NIMSAES.  A ‘national 
border’ effect is estimated for the Republic of Ireland. 

The trade estimates are then constrained successively to the various 
sources.  The first constraints applied are based on the international trade 
data and the final constraints applied are the production/absorption 
estimates again, to ensure consistency with the national accounts.  The 
intermediate data sources are sometimes in conflict (eg Irish exports to 
the UK differ from UK imports from Ireland) so adhoc adjustment is 
sometimes needed. 

DREAM®people 

Every year or two the General Register Office for Scotland produces a set 
of population projections for Scotland and for each Council area within it.  
However, as GROS itself emphasises, the population can evolve according 
to a number of possible scenarios, and the central projections are but one 
scenario, based on simple assumptions. 
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DREAM®people is a simple model designed to release those responsible 
for regional and local planning and policy from the confines of a single 
centrally-approved projection.  It allows them to protect themselves from 
sudden and apparently arbitrary changes in forecast numbers and to 
explore the robustness of policy alternatives to different assumptions 
about the economy, society and the environment.   

Making a demographic projection involves making assumptions about how 
people will behave and how they will make major life-forming decisions.  
In most places DREAM®people does this in a similar way to the GROS 
models.  In some places it is simpler than the GROS model, and in other 
cases it is more subtle: most importantly it can be controlled by the user. 

Feature GROS DREAM®people 

Scope Separate for each gender, ages 
0-89 plus ’90 and over’.  
Projects ahead one-year at a 
time from a fixed base of 2004 
and terminates 2027. 

All people, ages 0-99 plus ‘100 
and over’.  Projects ahead one-
year at a time from latest 
available mid-year estimate 
and continues without limit. 

Births Scotland level assumption 
adjusted to reflect regional 
differentials in fertility rates 
based on female population 

Scotland level assumption 
adjusted to reflect regional 
differentials in fertility rate 
based on total population 

Deaths Scotland-level assumption 
based on trends in mortality 
rates (up to age 89), adjusted 
by age-specific mortality ratio 
for the locality 

Scotland-level assumption 
based on trends in mortality 
rates(up to age 99), adjusted 
by age-specific mortality ratio 
for the locality 

Migration 
total 

Single net number from 2007 to 
2027 for each council area – 
400 for D&G 

Sum of five identified flows as 
indicated below 

Migration 
by age 

Total as above is divided up to 
reflect the recent age 
composition of net flows. 

1. Bellwether migration of 
21-33 olds at rates 
based on labour market 

2. Prime working migration 
of 34-49 year olds at 
rates based on labour 
market and housing 

3. 50-67 ‘end career’ 
migration at rates based 
on housing markets 

4. 0-15 child migration 
based on prime 
migration and local 
family size 

5. Student age migration 
at rates based on age 
participation index. 
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DREAM®people as a whole has been used for Argyll and Bute and a 
special version based on datazones for the towns. 

Note: although cogentsi has used its DREAM® models on a grace-and-
favour basis for the CHORD project, neither the results nor the models 
form part of any contract between cogentsi and Argyll and Bute Council.  
Raw data may be Crown copyright where indicated but all information and 
intellectual property contained in the DREAM® models that is not Crown 
copyright is the property of Cogent Strategies International Ltd and 
Hervey Gibson and all rights are reserved. 
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E-mail: len.scoullar@argyll-bute.gov.uk 

Councillor Len Scoullar JP 

Ward 20 : Bute South 

 

 62 Mountstuart Road, Rothesay 
Isle of Bute PA20 9LD 

Tel/Fax: 01700 504466 
Mobile: 07747 812296 

 
   

RPS Our Ref: LS/KR/4113 
7 Clairmont Gardens   
Glasgow Your Ref:  
G3 7LW   
 Date: 22ND October 2008 
 

Dear Sirs 

 

As Chair of the Rothesay Project Board I am delighted to put forward for consideration the 
finalised Outline Business Case for the Rothesay Town Centre / Waterfront Projects for 
which we are seeking a capital investment of £2.4million from Argyll and Bute Council. 
 
The Project Board would like to make the following specific additional comments to 
supplement the Outline Business Case work carried out by Cogent and by DTZ:- 
 

• With regard to the Pavilion Project, a Planning Day, organised by The Princes 
Regeneration Trust, was held on 28 August 2008. This has moved the project forward 
significantly and the PRT’s stated view is that they would be optimistic about 
attracting funding from statutory, lottery and foundation sources. A copy letter dated 3 
September 2008 from the PRT is attached herewith for information. The full report is 
available if required for the purposes of scoring the OBC. 

• The refurbished Pavilion would provide an attractive opportunity to franchise out the 
café to provide a quality café bar open to the public. A conservative estimate of the 
rental income that could be realised from such a franchise would be £12,500 per 
annum. 

• The redesign of the Pavilion will reflect the Council’s aspirations within its Carbon 
Management plan to reduce carbon emissions by 20% and commit to renewable and 
sustainable energy use. 

 
The Project Board commends the Rothesay Outline Business Case to the Council. It 
comprises two Waterfront / Town Centre projects that are affordable, focused, and 
deliverable. These projects present a unique opportunity to give significant added value to 
the most important heritage asset owned by the Council as well as the heart of the Council’s 
most important Outstanding Conservation area. These heritage based projects will bring 
proven and demonstrable economic benefits to the Isle of Bute. 
 
 
 
Yours faithfully 
 
 
 
 
Councillor Len Scoullar 
Chair, Rothesay Project Board  
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a
l 
o
f 
s
e
a
s
id
e
 t
o
w
n
s
 w
h
ic
h
 i
s
 n
o
w
 b
e
g
in
n
in
g
, 
a
n
d
 w
h
ic
h
 r
e
fl
e
c
ts
 t
h
e
 c
o
m
b
in
e
d
 

p
re
s
s
u
re
s
 a
n
d
 o
p
p
o
rt
u
n
it
ie
s
 o
f 
e
n
v
ir
o
n
m
e
n
ta
l 
s
u
s
ta
in
a
b
il
it
y
 a
n
d
 m

o
re
 e
x
p
e
n
s
iv
e
 t
ra
n
s
p
o
rt
 w
it
h
 i
n
c
re
a
s
e
d
 l
e
is
u
re
. 

R
o
th
e
s
a
y
 s
ti
ll
 a
tt
ra
c
ts
 a
b
o
u
t 
£
4
5
 m

n
 o
f 
v
is
it
o
r 
s
p
e
n
d
in
g
 p
e
r 
y
e
a
r,
 a
n
d
 a
b
o
u
t 
a
 t
h
ir
d
 o
f 
th
e
 t
o
w
n
’s
 e
c
o
n
o
m
y
 d
ir
e
c
tl
y
 s
e
rv
e
s
 

to
u
ri
s
ts
: 
p
ro
b
a
b
ly
 a
b
o
u
t 
a
 h
a
lf
 o
n
c
e
 m

u
lt
ip
li
e
rs
 a
re
 a
c
c
o
u
n
te
d
 f
o
r.
 

H
is
to
ri
c
a
ll
y
, 
e
c
o
n
o
m
ic
 c
ir
c
u
m
s
ta
n
c
e
s
 h
a
v
e
 f
o
rc
e
d
 t
h
e
 t
o
w
n
 t
o
 w
in
d
 d
o
w
n
, 
a
n
d
 i
t 
h
a
s
 l
o
s
t 
p
e
o
p
le
, 
s
h
o
p
s
, 
a
n
d
 i
s
 i
n
 d
a
n
g
e
r 
o
f 

lo
s
in
g
 o
n
e
 o
f 
S
c
o
tl
a
n
d
’s
 m

o
d
e
rn
 a
rc
h
it
e
c
tu
ra
l 
g
e
m
s
: 
th
e
 R
o
th
e
s
a
y
 P
a
v
il
io
n
. 
 T
h
e
 t
o
w
n
 c
e
n
tr
e
 i
s
 i
n
 d
a
n
g
e
r 
o
f 
c
ru
m
b
li
n
g
, 
a
n
d
 

th
e
 P
a
v
il
io
n
 w
it
h
 i
t.
  
A
s
 o
w
n
e
r 
a
n
d
 a
s
 l
o
c
a
l 
a
u
th
o
ri
ty
, 
th
e
 C
o
u
n
c
il
 i
s
 l
e
g
a
ll
y
 r
e
q
u
ir
e
d
 t
o
 m

a
in
ta
in
 t
h
e
 P
a
v
il
io
n
. 
 A
s
 

re
p
re
s
e
n
ta
ti
v
e
 o
f 
th
e
 c
o
m
m
u
n
it
y
, 
it
 h
a
s
 a
 d
u
ty
 a
n
d
 a
 m

is
s
io
n
 t
o
 r
e
v
it
a
li
s
e
 t
h
e
 t
o
w
n
 c
e
n
tr
e
. 

T
h
e
s
e
 t
w
o
 p
ro
je
c
ts
 –
 r
e
s
to
ra
ti
o
n
 o
f 
th
e
 P
a
v
il
io
n
 a
n
d
 a
 T
o
w
n
 C
e
n
tr
e
 h
e
ri
ta
g
e
 i
n
it
ia
ti
v
e
 a
re
 t
h
e
 o
n
ly
 e
le
m
e
n
ts
 o
f 
th
e
 p
ro
p
o
s
a
ls
. 

T
h
e
s
e
 p
ro
je
c
ts
 w
il
l 
a
tt
ra
c
t 
s
u
b
s
ta
n
ti
a
l 
s
u
p
p
o
rt
 a
n
d
 i
n
te
re
s
t 
fr
o
m
 t
h
e
 h
e
ri
ta
g
e
 c
o
m
m
u
n
it
y
 a
n
d
 f
ro
m
 t
h
e
 S
c
o
tt
is
h
 G
o
v
e
rn
m
e
n
t.
  

S
o
m
e
 o
f 
th
is
 s
u
p
p
o
rt
 w
il
l 
b
e
 e
x
p
re
s
s
e
d
 f
in
a
n
c
ia
ll
y
: 
th
a
t 
m
e
a
n
s
 t
h
a
t 
th
e
 R
o
th
e
s
a
y
 p
ro
je
c
ts
 s
h
o
w
 v
e
ry
 h
ig
h
 b
e
n
e
fi
t/
c
o
s
t 
ra
ti
o
s
 

a
n
d
 a
ls
o
 t
h
a
t 
th
e
y
 b
y
 n
o
 m

e
a
n
s
 e
x
h
a
u
s
t 
th
e
 C
H
O
R
D
 f
u
n
d
in
g
, 
le
a
v
in
g
 s
e
v
e
ra
l 
£
 m

il
li
o
n
 t
o
 c
o
n
tr
ib
u
te
 t
o
 o
th
e
r 
to
w
n
s
. 
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P
a
n
el
 2
:  
T
h
e 
b
a
ck
g
ro
u
n
d
 

W
a
te
rf
ro
n
ts
 a
n
d
 t
o
w
n
 c
e
n
tr
e
s
 i
n
 s
e
tt
le
m
e
n
ts
 a
c
ro
s
s
 A
rg
y
ll
 &
 B
u
te
 n
e
e
d
 i
n
v
e
s
tm

e
n
t 
to
 r
e
ju
v
e
n
a
te
 t
h
e
m
 a
s
 t
h
e
 m

a
in
 c
e
n
tr
e
s
 o
f 

e
c
o
n
o
m
ic
 a
c
ti
v
it
y
 w
it
h
in
 t
h
e
 r
e
g
io
n
. 
 A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 C
o
rp
o
ra
te
 P
la
n
 i
d
e
n
ti
fi
e
s
 w
a
te
rf
ro
n
t 
a
n
d
 t
o
w
n
 c
e
n
tr
e
 

re
g
e
n
e
ra
ti
o
n
 a
s
 a
 s
tr
a
te
g
ic
 p
ri
o
ri
ty
. 

H
o
w
e
v
e
r,
 t
h
e
 w
o
rk
 p
ro
g
ra
m
m
e
 a
n
d
 r
e
q
u
ir
e
d
 i
n
v
e
s
tm

e
n
t 
is
 h
u
g
e
 a
n
d
 h
e
n
c
e
 t
h
e
 C
o
u
n
c
il
 w
is
h
 t
o
 p
ri
o
ri
ti
s
e
 i
ts
 l
im

it
e
d
 

re
g
e
n
e
ra
ti
o
n
 r
e
s
o
u
rc
e
s
 i
n
 t
e
rm

s
 o
f 
o
ff
ic
e
r 
ti
m
e
 a
n
d
 c
a
p
it
a
l 
s
p
e
n
d
in
g
 o
n
 i
ts
 f
iv
e
 l
a
rg
e
s
t 
w
a
te
rf
ro
n
t 
to
w
n
s
, 
n
a
m
e
ly
 

C
a
m
p
b
e
lt
o
w
n
, 
H
e
le
n
s
b
u
rg
h
, 
O
b
a
n
, 
R
o
th
e
s
a
y
 a
n
d
 D
u
n
o
o
n
. 
  

E
a
c
h
 o
f 
th
e
s
e
 t
o
w
n
s
 h
a
d
 a
n
 I
n
it
ia
l 
B
u
s
in
e
s
s
 C
a
s
e
 p
ro
d
u
c
e
d
 f
o
r 
th
e
m
, 
a
n
d
 a
t 
a
 m

e
e
ti
n
g
 o
f 
th
e
 c
o
u
n
c
il
 o
n
 t
h
e
 2
6
th
 S
e
p
te
m
b
e
r 

2
0
0
7
 i
t 
w
a
s
 a
g
re
e
d
 t
o
 m

o
v
e
 e
a
c
h
 o
f 
th
e
s
e
 f
o
rw

a
rd
 t
o
 a
n
 O
u
tl
in
e
 B
u
s
in
e
s
s
 C
a
s
e
 (
O
B
C
) 
in
 o
rd
e
r 
to
 e
q
u
it
a
b
ly
 d
e
te
rm

in
e
 a
 

p
ri
o
ri
ty
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
. 
 O
n
 2
0
th
 D
e
c
e
m
b
e
r 
2
0
0
7
, 
A
rg
y
ll
 &
 B
u
te
 C
o
u
n
c
il
’s
 E
x
e
c
u
ti
v
e
 a
g
re
e
d
 t
o
 a
p
p
o
in
t 
e
x
te
rn
a
l 

c
o
n
s
u
lt
a
n
ts
 t
o
 h
e
lp
 w
it
h
 t
h
e
 p
re
p
a
ra
ti
o
n
 o
f 
th
e
 O
B
C
s
 u
s
in
g
 a
 c
o
m
m
o
n
 f
o
rm

a
t.
  
 

In
it
ia
ll
y
 £
3
 m

n
 o
f 
C
o
u
n
c
il
 f
u
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
 t
o
 b
e
 s
p
e
n
t 
o
n
 p
ri
o
ri
ty
 a
re
a
s
 o
f 
a
c
ti
o
n
. 
H
o
w
e
v
e
r,
 a
s
 p
a
rt
 o
f 
th
e
 b
u
d
g
e
t 

s
e
tt
in
g
 p
ro
c
e
s
s
 a
d
d
it
io
n
a
l 
fu
n
d
in
g
 w
a
s
 i
d
e
n
ti
fi
e
d
, 
ta
k
in
g
 t
h
e
 f
u
n
d
in
g
 t
o
 a
 t
o
ta
l 
o
f 
£
1
0
 m

n
 t
o
 b
e
 d
is
tr
ib
u
te
d
 a
s
 p
a
rt
 o
f 
th
is
 

p
ro
c
e
s
s
. 

T
h
is
 r
e
p
o
rt
 i
s
 o
n
e
 o
f 
fi
v
e
 O
B
C
s
 p
ro
d
u
c
e
d
 a
n
d
 s
e
e
k
s
 t
o
 p
u
t 
th
e
 c
a
s
e
 f
o
r 
p
ri
o
ri
ty
 f
u
n
d
in
g
 f
o
r 
R
o
th
e
s
a
y
. 

T
h
e
 i
n
fo
rm

a
ti
o
n
 i
n
 t
h
e
 r
e
p
o
rt
 i
n
c
lu
d
e
s
 a
n
 e
c
o
n
o
m
ic
 a
n
d
 s
o
c
ia
l 
re
v
ie
w
 o
f 
th
e
 e
c
o
n
o
m
y
 o
f 
R
o
th
e
s
a
y
 a
n
d
 a
 s
u
m
m
a
ry
 o
f 
e
a
c
h
 o
f 

th
e
 p
ro
je
c
ts
 b
e
in
g
 p
ro
p
o
s
e
d
 a
s
 p
a
rt
 o
f 
th
e
 i
n
v
e
s
tm

e
n
t 
in
 t
h
e
 t
o
w
n
 c
e
n
tr
e
 a
n
d
 w
a
te
rf
ro
n
t 
a
re
a
. 
T
h
is
 s
u
m
m
a
ry
 i
n
fo
rm

a
ti
o
n
 i
s
 

s
u
p
p
le
m
e
n
te
d
 w
it
h
 m

o
re
 d
e
ta
il
e
d
 i
n
fo
rm

a
ti
o
n
 c
o
n
ta
in
e
d
 w
it
h
in
 a
 p
ro
-f
o
rm

a
, 
e
a
c
h
 o
f 
w
h
ic
h
 a
re
 a
tt
a
c
h
e
d
 a
s
 a
n
 a
p
p
e
n
d
ix
 t
o
 

th
e
 r
e
p
o
rt
. 
 T
h
e
 r
e
p
o
rt
 a
ls
o
 e
x
a
m
in
e
s
 t
h
e
 i
n
te
ra
c
ti
o
n
s
 b
e
tw

e
e
n
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 a
n
d
 a
ls
o
 b
ri
e
fl
y
 c
o
n
s
id
e
rs
 p
ro
je
c
ts
 o
r 

o
th
e
r 
a
c
ti
v
it
ie
s
 w
h
ic
h
 a
re
 o
n
g
o
in
g
 w
it
h
in
 t
h
e
 t
o
w
n
, 
b
u
t 
d
o
 n
o
t 
fo
rm

 p
a
rt
 o
f 
th
e
 s
p
e
c
if
ic
 p
ro
je
c
ts
 i
d
e
n
ti
fi
e
d
 f
o
r 
fu
n
d
in
g
. 

T
h
e
 P
ro
je
c
t 
B
o
a
rd
 s
e
n
s
ib
ly
 c
h
o
s
e
 t
o
 f
o
c
u
s
 o
n
 t
w
o
 P
ro
je
c
ts
 t
h
a
t 
b
y
 n
o
 m
e
a
n
s
 b
r
e
a
k
 t
h
e
 b
a
n
k
, 
th
a
t 
m
a
k
e
 a
 s
u
b
s
ta
n
ti
a
l 

d
if
fe
r
e
n
c
e
 t
o
 t
h
e
 p
u
b
li
c
 f
a
c
e
 o
f 
A
r
g
y
ll
 a
n
d
 B
u
te
, 
th
a
t 
h
e
lp
 t
h
e
 C
o
u
n
c
il
 f
u
lf
il
 i
ts
 s
ta
tu
to
r
y
 o
b
li
g
a
ti
o
n
s
, 
a
n
d
 a
re
 

a
b
s
o
lu
te
ly
 i
d
e
a
l 
fo
r 
a
c
q
u
ir
in
g
 e
n
th
u
s
ia
s
ti
c
 p
a
r
tn
e
r
s
. 

F
o
r 
e
a
c
h
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
, 
a
 s
tr
a
te
g
ic
 f
it
 w
it
h
 k
e
y
 s
tr
a
te
g
ie
s
 i
s
 i
d
e
n
ti
fi
e
d
, 
th
e
 e
c
o
n
o
m
ic
 c
a
s
e
 f
o
r 
u
n
d
e
rt
a
k
in
g
 t
h
e
 w
o
rk
 i
s
 

c
o
n
s
id
e
re
d
 a
n
d
 t
h
e
 c
o
m
m
e
rc
ia
l 
c
a
s
e
 i
n
 t
e
rm

s
 o
f 
h
o
w
 t
h
e
 p
ro
je
c
t 
c
o
u
ld
 b
e
 p
u
t 
to
g
e
th
e
r 
is
 d
e
a
lt
 w
it
h
. 
 T
h
e
 f
in
a
n
c
ia
l 
c
a
s
e
 

c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 c
o
u
n
c
il
’s
 f
in
a
n
c
e
s
 w
il
l 
b
e
 a
ff
e
c
te
d
, 
in
 t
e
rm

s
 o
f 
b
o
th
 r
e
v
e
n
u
e
 a
n
d
 c
a
p
it
a
l 
fu
n
d
in
g
 a
n
d
 f
in
a
ll
y
 t
h
e
 

m
a
n
a
g
e
m
e
n
t 
c
a
s
e
 c
o
n
s
id
e
rs
 h
o
w
 t
h
e
 i
n
d
iv
id
u
a
l 
p
ro
je
c
ts
 c
o
u
ld
 a
c
tu
a
ll
y
 b
e
 d
e
li
v
e
re
d
. 

T
h
e
 n
e
x
t 
p
h
a
s
e
 o
f 
th
is
 w
o
rk
 w
il
l 
b
e
 t
o
 s
c
o
re
 e
a
c
h
 o
f 
th
e
 t
o
w
n
’s
 p
ro
p
o
s
a
ls
 o
n
 a
n
 a
g
re
e
d
 s
c
o
ri
n
g
 m

a
tr
ix
 u
s
in
g
 t
h
e
s
e
 O
B
C
 

re
p
o
rt
s
 a
s
 t
h
e
 b
a
s
is
 f
o
r 
c
o
n
s
id
e
ra
ti
o
n
. 
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P
a
n
el
 3
-6
:  
R
o
th
es
a
y
 

T
h
e
 v
is
u
a
l 
im

p
re
s
s
io
n
 i
s
 a
 m

u
lt
it
u
d
e
 o
f 
v
o
id
s
 a
n
d
 g
a
p
 s
it
e
s
 a
n
d
 o
n
 a
n
 e
a
rl
y
 s
p
ri
n
g
 m

o
rn
in
g
 u
p
 a
lo
n
g
 t
h
e
 f
ro
n
t 
a
n
d
 b
a
c
k
 a
lo
n
g
 

th
e
 h
ig
h
 s
tr
e
e
t 
a
n
d
 i
n
 c
o
n
n
e
c
ti
n
g
 a
ll
e
y
s
  
I 
re
c
k
o
n
e
d
 a
b
o
u
t 
3
0
-4
0
 p
e
r 
c
e
n
t 
w
e
re
 u
n
o
c
c
u
p
ie
d
 a
n
d
 a
n
o
th
e
r 
2
0
-3
0
 p
e
r 
c
e
n
t 

u
n
d
e
r-
o
c
c
u
p
ie
d
 (
m
a
rg
in
a
l 
b
u
s
in
e
s
s
e
s
, 
c
h
a
ri
ti
e
s
, 
w
e
lf
a
re
 o
rg
a
n
is
a
ti
o
n
s
, 
p
u
b
li
c
 b
o
d
ie
s
 e
tc
).
 T
h
is
 i
s
 i
m
p
re
s
s
io
n
is
ti
c
, 
n
o
t 

s
c
ie
n
ti
fi
c
. 

C
h
a
n
g
e
 o
f 
u
s
e
 t
o
 r
e
s
id
e
n
ti
a
l 
is
 p
a
rt
 o
f 
th
e
 a
n
s
w
e
r,
 b
u
t 
o
n
ly
 p
a
rt
 a
s
 d
e
m
a
n
d
 f
o
r 
re
s
id
e
n
ti
a
l 
is
 n
o
t 
v
e
r
y
 h
ig
h
. 
 P
re
s
e
rv
in
g
 

c
h
a
ra
c
te
r 
is
 v
e
ry
 i
m
p
o
rt
a
n
t 
a
n
d
 w
e
 w
e
re
 a
la
rm

e
d
 t
o
 h
e
a
r 
o
f 
s
o
m
e
 o
f 
th
e
 p
e
rm

is
s
io
n
s
 t
h
a
t 
lo
c
a
l 
re
s
id
e
n
ts
 b
e
li
e
v
e
d
 h
a
d
 b
e
e
n
 

g
ra
n
te
d
. 

T
ra
d
it
io
n
a
ll
y
 R
o
th
e
s
a
y
 h
a
s
 b
e
e
n
 a
 h
o
li
d
a
y
 h
o
m
e
 c
e
n
tr
e
 f
o
r 
G
la
s
w
e
g
ia
n
s
 a
n
d
 t
h
is
 s
e
e
m
s
 a
 u
s
e
fu
l 
li
n
e
 t
o
 f
o
ll
o
w
, 
b
u
t 
it
 w
o
u
ld
 

n
e
e
d
 m

a
rk
e
t 
p
o
s
it
io
n
in
g
 a
n
d
 w
o
u
ld
 b
e
 q
u
it
e
 r
is
k
y
 a
s
 a
 p
ri
v
a
te
 s
e
c
to
r 
in
v
e
s
tm

e
n
t.
  
It
 w
o
u
ld
 n
e
e
d
 t
o
 a
c
q
u
ir
e
 a
n
 a
ir
 o
f 

‘f
a
s
h
io
n
a
b
il
it
y
’.
  
I 
d
o
n
’t
 k
n
o
w
 w
h
e
th
e
r 
im

p
ro
v
e
d
 m

a
ri
n
a
 c
a
p
a
c
it
y
 w
o
u
ld
 h
e
lp
 –
 a
 s
m
a
ll
 f
la
t 
is
 q
u
it
e
 a
 u
s
e
fu
l 
a
d
ju
n
c
t 
to
 y
o
u
r 

w
in
te
r 
m
o
o
ri
n
g
, 
p
a
rt
ic
u
la
rl
y
 w
h
e
n
 y
o
u
r 
b
o
a
t 
is
 a
w
a
y
 c
ru
is
in
g
 o
r 
o
u
t 
o
f 
th
e
 w
a
te
r.
  
T
h
is
 i
d
e
a
 i
s
 o
b
v
io
u
s
ly
 m

a
k
in
g
 a
 l
o
t 
o
f 

m
o
n
e
y
 f
o
r 
s
o
m
e
o
n
e
 a
t 
K
ip
, 
o
v
e
r 
th
e
 w
a
te
r 
fr
o
m
 R
o
th
e
s
a
y
. 
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P
a
n
el
 7
-9
: 
P
ro
je
ct
 1
 –
 R
o
th
es
a
y
 P
a
v
il
io
n
 

T
h
e
 P
a
v
il
io
n
 i
s
 a
 f
in
e
 a
rt
 d
e
c
o
 b
u
il
d
in
g
, 
li
s
te
d
 C
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s
s
 A
, 
w
h
ic
h
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s
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ri
o
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n
g
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e
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u
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e
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e
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a
te
ri
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ls
 u
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e
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0
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e
a
rs
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g
o
 a
re
 f
a
il
in
g
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a
n
d
 b
e
c
a
u
s
e
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a
in
te
n
a
n
c
e
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x
p
e
n
d
it
u
re
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s
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o
t 
b
e
e
n
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u
ff
ic
ie
n
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T
h
e
 p
ro
je
c
t 
a
im

s
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: 

•
 
S
e
c
u
re
 t
h
e
 f
a
b
ri
c
 o
f 
th
e
 b
u
il
d
in
g
 a
n
d
 i
m
p
ro
v
e
 t
h
e
 p
h
y
s
ic
a
l 
a
p
p
e
a
ra
n
c
e
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•
 
Im

p
ro
v
e
 d
is
a
b
le
d
 a
c
c
e
s
s
 a
n
d
 p
ro
v
is
io
n
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•
 
R
e
ta
in
 a
n
d
 b
u
il
d
 o
n
 t
h
e
 r
e
q
u
ir
e
m
e
n
t 
fo
r 
fl
e
x
ib
le
 s
p
a
c
e
s
 a
n
d
 d
e
v
e
lo
p
 t
h
e
 P
a
v
il
io
n
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n
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u
s
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u
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u
s
e
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u
e
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•
 
R
e
ta
in
 a
n
d
 e
x
te
n
d
 t
h
e
 c
o
m
m
u
n
it
y
 a
n
d
 p
u
b
li
c
 s
e
c
to
r 
u
s
e
. 

•
 
R
e
c
o
n
n
e
c
t 
w
it
h
 u
s
e
rs
 a
n
d
 m

a
rk
e
ts
 a
c
ro
s
s
 S
c
o
tl
a
n
d
 a
n
d
 f
a
rt
h
e
r 
a
fi
e
ld
 e
x
p
a
n
d
in
g
 c
o
m
m
u
n
it
y
, 
p
ri
v
a
te
 a
n
d
 p
u
b
li
c
 s
e
c
to
r 

a
n
d
 c
o
rp
o
ra
te
 u
s
e
. 

•
 
R
e
ta
in
 a
n
d
 e
n
h
a
n
c
e
 t
h
e
 f
le
x
ib
il
it
y
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f 
th
e
 s
p
a
c
e
s
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it
h
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 t
h
e
 P
a
v
il
io
n
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a
 k
e
y
 f
e
a
tu
re
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n
 e
n
s
u
ri
n
g
 i
ts
 c
o
n
ti
n
u
e
d
 s
u
it
a
b
il
it
y
 

a
s
 a
 v
e
n
u
e
 a
n
d
 r
e
le
v
a
n
c
e
 t
o
d
a
y
. 

•
 
In
d
o
o
r 
w
e
t 
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e
a
th
e
r 
a
c
ti
v
it
ie
s
 f
o
r 
b
o
th
 r
e
s
id
e
n
ts
 a
n
d
 v
is
it
o
rs
 

•
 
Im

p
ro
v
e
 t
o
il
e
ts
 

•
 
In
c
re
a
s
e
 t
h
e
 i
n
c
o
m
e
 o
f 
th
e
 P
a
v
il
io
n
 w
h
il
s
t 
k
e
e
p
in
g
 c
h
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rg
e
s
 a
p
p
ro
p
ri
a
te
 t
o
 t
h
e
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rk
e
t 
a
n
d
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u
s
ta
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b
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•
 
S
e
c
u
re
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h
e
 b
u
il
d
in
g
’s
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u
s
ta
in
a
b
il
it
y
 w
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ll
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 t
h
e
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1
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t  
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e
n
tu
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T
h
e
 p
ro
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c
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is
 p
ro
je
c
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d
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 c
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s
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h
e
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e
g
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n
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£
4
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o
 £
5
 m

n
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 W
e
 h
a
v
e
 p
u
t 
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o
rd
s
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n
 t
h
e
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o
u
n
c
il
’s
 m

o
u
th
 a
b
o
u
t 
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ro
m
o
ti
n
g
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h
e
 P
a
v
il
io
n
 a
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e
n
u
e
. 
 T
h
e
 t
e
a
m
 w
e
re
 v
e
ry
 f
e
d
 u
p
 t
o
 m

is
s
 t
h
e
 

(T
ra
d
) 
Ja
z
z
 f
e
s
ti
v
a
l 
th
is
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e
a
r 
b
e
c
a
u
s
e
 w
e
 w
e
re
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ri
ti
n
g
 t
h
e
s
e
 B
u
s
in
e
s
s
 C
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s
e
s
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b
u
t 
th
e
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ro
w
th
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ie
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o
lk
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o
p
 a
n
d
 o
th
e
r 

fe
s
ti
v
a
ls
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s
 a
n
 i
m
p
o
rt
a
n
t 
le
is
u
re
 p
h
e
n
o
m
e
n
o
n
 t
h
a
t 
R
o
th
e
s
a
y
 c
a
n
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e
n
e
fi
t 
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o
m
 a
n
d
 o
n
e
 t
h
a
t 
w
o
u
ld
 h
e
lp
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o
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n
ti
c
e
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o
u
n
g
 

d
e
m
o
g
ra
p
h
ic
 t
o
 t
h
e
 i
s
la
n
d
 (
T
ra
d
 i
s
, 
u
n
fo
rt
u
n
a
te
ly
, 
a
 b
it
 e
ld
e
rl
y
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S
a
tu
rd
a
y
 n
ig
h
t 
c
o
n
c
e
rt
s
 w
it
h
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 b
u
il
t 
in
 s
h
o
rt
 b
re
a
k
 w
o
u
ld
 b
e
 

a
tt
ra
c
ti
v
e
 t
o
 a
u
d
ie
n
c
e
s
, 
a
n
d
 a
rt
is
te
s
 w
o
u
ld
 e
n
jo
y
 a
rr
iv
in
g
 b
y
 h
e
li
c
o
p
te
r 
o
r 
s
e
a
p
la
n
e
. 
 M

ig
h
t 
n
e
e
d
 t
o
 u
p
 t
h
e
 b
u
il
d
in
g
 e
s
ti
m
a
te
s
 

a
 l
it
tl
e
 t
o
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o
p
e
 w
it
h
 c
h
a
ll
e
n
g
in
g
 s
o
u
n
d
 a
n
d
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id
e
o
. 
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o
s
s
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il
it
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ig
h
t 
b
e
 S
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o
tt
is
h
 S
c
re
e
n
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n
d
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th
ir
ti
e
s
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u
a
rt
e
r’
 f
o
r 
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 p
u
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o
s
e
s
–
 B
u
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 H
o
u
s
e
 w
o
u
ld
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c
o
u
n
tr
y
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o
u
s
e
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e
n
u
e
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n
d
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h
e
 a
v
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il
a
b
il
it
y
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o
p
e
n
 c
o
u
n
tr
y
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e
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o
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ti
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e
 t
o
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e
rs
. 
 T
h
e
 p
o
in
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is
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h
a
t 
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 i
s
 a
 n
e
a
r-

e
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o
u
g
h
-u
n
iq
u
e
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e
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d
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h
e
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 b
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 c
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T
h
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 P
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h
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n
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h
e
 D
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a
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n
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x
h
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r 
H
a
s
ti
n
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s
. 
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h
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 D
e
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n
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n
t 
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d
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e
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e
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 c
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 f
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h
e
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u
a
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n
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e
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 c
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 d
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e
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e
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e
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d
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 p
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c
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 c
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b
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T
h
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s
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ra
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n
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a
s
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u
s
t 
w
o
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h
e
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o
u
th
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a
s
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o
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E
n
g
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n
d
 a
w
a
rd
 f
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h
e
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o
y
a
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s
ti
tu
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s
h
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h
it
e
c
ts
: 
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a
v
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w
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W
e
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 d
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g
h
te

d
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 D
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 b
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c
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n
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A
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 l
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c
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o
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h
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u
g
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o
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h
e
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a
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n
a
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A

w
a
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s
, 
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 b

e
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n
n
o
u
n
c
e
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u
n
e
 2

0
0
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A
la
n
 H
a
y
d
o
n
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d
ir
e
c
to
r 
o
f 
th
e
 D
e
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a
 W
a
rr
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a
v
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o
n
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a
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“W
e
 a
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 a
b
s
o
lu
te
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 d
e
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h
te
d
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th
e
 r
e
c
o
g
n
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n
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h
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 a
w
a
rd
 b
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n
g
s
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h
e
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a
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k
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e
v
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p
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h
e
 D
e
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a
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a
v
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o
n
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 c
e
n
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e
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o
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o
d
e
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a
n
d
 c
o
n
te
m
p
o
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 a
rt
 w
h
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t 
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in
g
 i
ts
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n
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u
e
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h
it
e
c
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l 
q
u
a
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s
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a
s
 b
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e
n
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 c
o
m
p
le
x
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n
e
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T
h
e
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x
p
e
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e
 o
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J
o
h
n
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c
A
s
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n
 +
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a
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n
e
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a
n
d
 t
h
e
ir
 a
tt
e
n
ti
o
n
 t
o
 d
e
ta
il 
h
a
s
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e
e
n
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ru
c
ia
l 
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h
e
 d
e
s
ig
n
 a
n
d
 b
u
ild
 p
ro
c
e
s
s
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O
v
e
r 
h
a
lf
 a
 m
ill
io
n
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it
s
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a
c
h
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e
a
r 
a
n
d
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n
 a
rt
is
ti
c
 p
ro
g
ra
m
m
e
 

th
a
t 
re
fl
e
c
ts
 t
h
e
 b
u
ild
in
g
’s
 w
o
rl
d
 c
la
s
s
 s
ta
tu
s
 i
s
 c
le
a
r 
te
s
ti
m
o
n
y
 t
o
 t
h
e
 s
u
c
c
e
s
s
 o
f 
th
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 r
e
d
e
v
e
lo
p
m
e
n
t.
 T
h
e
 P
a
v
ili
o
n
 i
s
 a
n
 i
n
te
g
ra
l 
p
a
rt
 o
f 
th
e
 

lo
c
a
l 
c
o
m
m
u
n
it
y
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n
d
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 c
a
ta
ly
s
t 
fo
r 
th
e
 r
e
g
e
n
e
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ti
o
n
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f 
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e
g
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n
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T
h
e
 D
L
W
P
 p
ro
je
c
t 
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 f
u
n
d
e
d
 b
y
 A
rt
s
 C
o
u
n
c
il 
E
n
g
la
n
d
 a
n
d
 H
e
ri
ta
g
e
 L
o
tt
e
ry
 w
it
h
 i
n
c
re
a
s
in
g
 n
u
m
b
e
rs
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f 
T
ru
s
ts
, 
F
o
u
n
d
a
ti
o
n
s
, 
in
d
iv
id
u
a
ls
 a
n
d
 b
u
s
in
e
s
s
e
s
 m
a
k
in
g
 s
ig
n
if
ic
a
n
t 

c
o
n
tr
ib
u
ti
o
n
s
. 
 D
L
W
P
 r
e
c
e
iv
e
s
 r
e
v
e
n
u
e
 f
u
n
d
in
g
 f
ro
m
 a
 u
n
iq
u
e
 p
a
rt
n
e
rs
h
ip
 o
f 
A
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s
 C
o
u
n
c
il 
E
n
g
la
n
d
 a
n
d
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o
th
e
r 
D
is
tr
ic
t 
C
o
u
n
c
il.
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h
e
 f
u
ll 
s
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f 
th
e
 D
e
 L
a
 W
a
rr
 P
a
v
ili
o
n
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s
 d
e
s
c
ri
b
e
d
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n
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 M
o
d
e
rn
is
t 
M
a
s
te
rp
ie
c
e
 b
y
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lis
ta
ir
 F
a
ir
le
y
, 
a
v
a
ila
b
le
 t
h
ro
u
g
h
 t
h
e
 P
a
v
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o
n
’s
  
s
h
o
p
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1
4
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2
9
1
1
1
 o
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e
m
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b
o
x
o
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e
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d
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o
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o
th
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g
-o
p
ti
o
n
 

C
u
rr
e
n
tl
y
 t
h
e
 C
o
u
n
c
il
 i
s
 s
p
e
n
d
in
g
 m

o
re
 t
h
a
n
 £
5
0
 0
0
0
 p
e
r 
y
e
a
r 
o
n
 a
 l
e
v
e
l 
o
f 
m
a
in
te
n
a
n
c
e
 w
h
ic
h
 i
s
 s
e
e
in
g
 a
 s
te
a
d
y
 

d
e
g
ra
d
a
ti
o
n
 o
f 
th
e
 p
ro
p
e
rt
y
, 
a
n
d
 e
x
p
e
c
te
d
 t
o
 l
e
a
d
 e
v
e
n
tu
a
ll
y
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o
 c
lo
s
u
re
 o
n
 h
e
a
lt
h
 a
n
d
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a
fe
ty
 g
ro
u
n
d
s
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a
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io
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 c
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c
ti
o
n
s
 

Y
e
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M
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2
0
0
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e
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M
a
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h
 

2
0
0
6

Y
e
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to
 

3
1
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M
a
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2
0
0
7
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re
ca
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to
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1
st
 

M
a
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h
 

2
0
0
8

B
u
d
g
e
t 
to
 

3
1
st
 

M
a
rc
h
 

2
0
0
9

M
a
n
p
o
w
e
r 
C
o
st
s

1
1
4
 9
4
9

1
1
9
 5
6
1

1
2
9
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6
4

1
1
7
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0
0

1
2
5
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4
4

P
ro
p
e
rt
y 
C
o
st
s

5
1
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4
7

5
3
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8
0

4
4
 8
6
3

4
7
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0
0

5
5
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2
3

Su
p
p
lie
s 
a
n
d
 S
e
rv
ic
e
s

4
0
 6
8
6

4
3
 9
2
9

4
9
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0
3

4
8
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0
0

5
4
 5
4
7

T
ra
n
sp
o
rt
 c
o
st
s

1
 2
0
2

5
4
5

4
1
7

5
0
0

1
 4
5
8

P
ri
va
te
 C
o
n
tr
a
ct
o
rs

7
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1
9

1
0
 8
9
8

1
4
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7
7

1
3
 0
0
0

1
2
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0
0
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co
m
e

-1
0
1
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2
5

-1
0
2
 4
6
7

-1
1
6
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4
7

-1
1
6
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0
0
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1
4
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5
4

N
e
t 
E
xp
e
n
d
it
u
re

1
1
3
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7
8

1
2
5
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4
6

1
2
1
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7
7

1
0
9
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0
0

1
3
4
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1
8

So
u
rc
e
: 
A
&
B
 C
o
u
n
ci
l  
 R
e
f:
 P
2
2
2
 C
H
O
R
D
/R
o
th
e
sa
y/
P
a
ve
co
n

R
o
th
e
sa
y
 P
a
v
il
io
n
 -
 I
n
co
m
e
 a
n
d
 E
x
p
e
n
d
it
u
re
 R
e
su
lt
s 

 

It
 h
a
s
 b
e
e
n
 a
s
s
u
m
e
d
 t
h
a
t 
a
 l
o
w
e
r 
b
o
u
n
d
 o
n
 t
h
e
 c
o
s
t 
o
f 
th
e
 s
ta
tu
s
 q
u
o
 i
s
 t
h
e
 p
re
s
e
n
t 
v
a
lu
e
 o
f 
p
ro
p
e
rt
y
 c
o
s
ts
, 
b
u
t 
w
it
h
 t
h
e
s
e
 

e
x
p
e
c
te
d
 t
o
 i
n
c
re
a
s
e
 i
n
 r
e
a
l 
te
rm

s
 f
ro
m
 £
5
5
 4
2
3
 a
t 
2
 p
e
r 
c
e
n
t 
p
e
r 
a
n
n
u
m
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 T
h
e
 c
a
p
it
a
l 
v
a
lu
e
 o
f 
th
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 d
is
c
o
u
n
te
d
 o
v
e
r 
2
0
 y
e
a
rs
 

is
 £
9
3
6
 0
0
0
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P
a
n
el
 1
0
-1
2
:  
P
ro
je
ct
 2
 –
 T
H
I 
a
n
d
 C
A
R
S
 

R
o
th
e
s
a
y
 t
o
w
n
 c
e
n
tr
e
 i
s
 a
 s
a
d
 p
la
c
e
 w
it
h
 m

a
n
y
 p
le
a
s
a
n
t 
a
n
d
 a
 f
e
w
 e
x
c
e
p
ti
o
n
a
l 
b
u
il
d
in
g
s
 s
u
rr
o
u
n
d
in
g
 a
n
 i
m
p
o
rt
a
n
t 
a
n
c
ie
n
t 

m
o
n
u
m
e
n
t,
 t
h
e
 c
a
s
tl
e
. 
 T
h
e
re
 h
a
s
 b
e
e
n
 c
o
n
s
id
e
ra
b
le
 d
il
a
p
id
a
ti
o
n
 t
o
 t
h
e
 e
x
te
n
t 
o
f 
d
a
n
g
e
ro
u
s
 b
u
il
d
in
g
 c
o
ll
a
p
s
e
s
 a
n
d
 t
h
e
re
 a
re
 

m
a
n
y
 v
a
c
a
n
t 
s
it
e
s
 a
n
d
 s
h
o
p
s
. 
 A
b
o
u
t 
a
 t
h
ir
d
 o
f 
th
e
 r
e
ta
il
 c
a
p
a
c
it
y
 o
f 
th
e
 t
o
w
n
 i
s
 c
u
rr
e
n
tl
y
 v
o
id
, 
a
n
d
 t
h
e
re
 a
re
 g
a
p
 s
it
e
s
 e
v
e
n
 

in
 t
h
e
 (
n
e
w
ly
) 
n
a
rr
o
w
ly
 d
e
fi
n
e
d
 c
o
re
 c
o
m
m
e
rc
ia
l 
a
re
a
. 
  

T
h
e
 n
e
w
 R
o
th
e
s
a
y
 T
H
I 
p
ro
je
c
t 
th
e
re
fo
re
 s
e
e
k
s
 t
o
 f
o
c
u
s
 o
n
 a
 c
o
re
 o
f 
c
e
n
tr
a
l 
R
o
th
e
s
a
y
, 
th
e
 w
a
te
rf
ro
n
t 
a
n
d
 t
h
e
 i
m
m
e
d
ia
te
 

h
in
te
rl
a
n
d
. 
 

T
h
is
 i
s
 t
h
e
 a
re
a
 b
o
u
n
d
e
d
 b
y
 G
u
il
d
fo
rd
 S
q
u
a
re
, 
B
is
h
o
p
 S
tr
e
e
t,
 C
a
s
tl
e
 S
tr
e
e
t 
a
n
d
 t
h
e
 H
ig
h
 S
tr
e
e
t.
 I
t 
in
c
lu
d
e
s
: 
 

•
 
T
h
e
 r
e
g
e
n
e
ra
ti
o
n
 o
f 
G
u
il
d
fo
rd
 S
q
u
a
re
 

•
 
Im

p
ro
v
e
m
e
n
ts
 o
n
 H
ig
h
 S
tr
e
e
t 

•
 
R
e
g
e
n
e
ra
ti
o
n
 o
f 
th
e
 W

a
te
rg
a
te
 B
lo
c
k
 

•
 
Im

p
ro
v
e
m
e
n
t 
o
f 
W
e
s
t 
P
ri
n
c
e
’s
 S
tr
e
e
t 

•
 
Im

p
ro
v
e
m
e
n
ts
 t
o
 t
e
n
e
m
e
n
ts
 

•
 
R
e
g
e
n
e
ra
ti
o
n
 o
f 
S
t 
Ja
m
e
s
’ 
C
h
u
rc
h
 

•
 
R
e
g
e
n
e
ra
ti
o
n
 o
f 
th
e
 R
o
th
e
s
a
y
 T
o
w
n
 H
a
ll
 a
n
d
 C
o
u
n
ty
 B
u
il
d
in
g
s
 (
S
h
e
ri
ff
 C
o
u
rt
 /
 C
o
u
n
c
il
 C
h
a
m
b
e
rs
) 

T
h
e
s
e
 a
re
 t
w
o
 g
e
o
g
ra
p
h
ic
a
ll
y
 o
v
e
rl
a
p
p
in
g
, 
b
u
t 
n
o
t 
e
x
a
c
tl
y
 c
o
te
rm

in
o
u
s
, 
in
it
ia
ti
v
e
s
 t
o
 i
m
p
ro
v
e
 t
h
e
 t
o
w
n
s
c
a
p
e
 a
n
d
 k
e
y
 

p
ro
p
e
rt
ie
s
 i
n
 s
o
m
e
 o
f 
th
e
 m

o
s
t 
a
tt
ra
c
ti
v
e
 p
a
rt
s
 o
f 
th
is
 a
n
c
ie
n
t 
S
c
o
tt
is
h
 t
o
w
n
. 
 T
h
e
 o
p
ti
o
n
s
 a
re
 t
o
 i
n
c
re
a
s
e
 t
h
e
 

p
e
d
e
s
tr
ia
n
is
a
ti
o
n
 s
o
 t
h
a
t 
a
tt
ra
c
ti
v
e
 h
is
to
ri
c
 b
u
il
d
in
g
s
 a
re
 n
o
t 
o
b
s
c
u
re
d
 a
n
d
 t
o
 h
a
v
e
 a
 p
ro
-a
c
ti
v
e
 p
la
n
 f
o
r 
d
e
v
e
lo
p
m
e
n
t 
o
f 

h
o
u
s
in
g
 a
b
o
v
e
 s
h
o
p
s
 s
o
 t
h
a
t 
th
e
 c
e
n
tr
e
 o
f 
th
e
 t
o
w
n
 i
s
 r
e
-p
o
p
u
la
te
d
. 

1
.2
 
E
c
o
n
o
m
ic
 d
e
v
e
lo
p
m
e
n
t 
b
e
n
e
fi
ts
 o
f 
p
ro
v
id
in
g
 h
o
u
s
in
g
 

T
h
e
 d
e
m
o
g
ra
p
h
ic
 s
it
u
a
ti
o
n
 o
f 
th
e
 t
o
w
n
 i
s
 d
e
li
c
a
te
. 
 D
e
s
p
it
e
 a
n
 e
x
p
e
c
ta
ti
o
n
 o
f 
d
e
c
li
n
in
g
 p
o
p
u
la
ti
o
n
, 
n
e
w
 h
o
u
s
in
g
 i
s
 r
e
q
u
ir
e
d
 t
o
 

c
a
te
r 
fo
r 
m
o
d
e
rn
 r
a
te
s
 o
f 
h
o
u
s
e
h
o
ld
 f
o
rm

a
ti
o
n
. 
 P
e
o
p
le
 a
re
 n
e
e
d
e
d
 t
o
 c
o
m
e
 a
n
d
 w
o
rk
 i
n
 t
h
e
 t
o
w
n
, 
b
e
c
a
u
s
e
 i
n
 t
h
e
 l
o
n
g
 r
u
n
 a
 

w
id
e
 g
a
p
 i
s
 o
p
e
n
in
g
 u
p
 b
e
tw

e
e
n
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
o
f 
p
o
p
u
la
ti
o
n
 a
n
d
 t
h
e
 e
x
p
e
c
te
d
 p
o
p
u
la
ti
o
n
 o
f 
w
o
rk
in
g
 a
g
e
. 
  

T
h
u
s
 b
u
il
d
in
g
 a
 h
o
u
s
e
 c
re
a
te
s
 a
 s
p
a
c
e
 f
o
r 
s
o
m
e
o
n
e
 t
o
 l
iv
e
, 
a
n
d
 t
h
a
t 
s
o
m
e
o
n
e
 w
il
l 
a
lw
a
y
s
 b
ri
n
g
 d
e
m
a
n
d
 t
o
 t
h
e
 t
o
w
n
 a
n
d
 m

a
y
, 

if
 t
h
e
y
 a
re
 o
f 
w
o
rk
in
g
 a
g
e
, 
in
c
re
a
s
e
 t
h
e
 s
u
p
p
ly
 c
a
p
a
c
it
y
 o
f 
th
e
 t
o
w
n
’s
 e
c
o
n
o
m
y
. 

A
 p
e
rs
o
n
 m

o
v
in
g
 t
o
 A
rg
y
ll
 a
n
d
 B
u
te
 a
t 
th
e
 s
ta
rt
 o
f 
a
 f
u
ll
 w
o
rk
in
g
 l
if
e
 a
t 
a
v
e
ra
g
e
 w
a
g
e
 h
a
s
 e
x
p
e
c
te
d
 e
a
rn
in
g
s
 o
f 

a
p
p
ro
x
im

a
te
ly
 £
4
0
0
 0
0
0
 a
n
d
 w
il
l 
c
re
a
te
 a
d
d
e
d
 v
a
lu
e
 o
f 
£
7
0
0
 0
0
0
 (
b
o
th
 d
is
c
o
u
n
te
d
 a
t 
3
.5
 p
e
r 
c
e
n
t)
. 

H
o
w
e
v
e
r,
 m

o
s
t 
p
e
o
p
le
 d
o
 n
o
t 
m
o
v
e
 i
n
 a
t 
th
e
 s
ta
rt
 o
f 
th
e
ir
 c
a
re
e
r,
 a
n
d
 i
n
 g
e
n
e
ra
l 
th
e
 l
o
c
a
l 
e
c
o
n
o
m
y
 i
s
 n
o
t 
in
 a
 p
o
s
it
io
n
 t
o
 

p
ro
v
id
e
 a
 s
te
a
d
y
 s
tr
e
a
m
 o
f 
e
a
rl
y
-c
a
re
e
r 
jo
b
s
. 
 W

h
e
n
 w
e
 b
re
a
k
 d
o
w
n
 m

ig
ra
ti
o
n
 b
y
 a
g
e
 w
e
 f
in
d
 n
e
t 
in
-m

ig
ra
ti
o
n
 i
n
 R
o
th
e
s
a
y
 

s
ta
rt
s
 i
n
 t
h
e
 m

id
-3
0
s
 a
g
e
 g
ro
u
p
 a
n
d
 c
o
n
ti
n
u
e
s
 a
t 
a
 s
te
a
d
y
 r
a
te
 i
n
to
 o
ld
 a
g
e
. 
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F
ig
u
r
e
 1
 C
u
m
u
la
ti
v
e
 n
e
t 
m
ig
r
a
ti
o
n
 b
y
 a
g
e
 

C
u
m
u
la
ti
ve
 n
e
t 
m
ig
ra
ti
o
n
 b
y 
a
g
e

-2
5

-2
0

-1
5

-1
0-505

1
0

1
5

2
0

2
5

0

4

8

12

16

20

24

28

32

36

40

44

48

52

56

60

64

68

72

76

80

84

88

92

96

a
g
e

C
u
m
u
la
ti
ve
 m
ig
ra
ti
o
n

In
te
rp
re
ta
ti
o
n

In
 a
ge
 r
a
n
ge
s 
w
h
e
re
 t
h
e
 

cu
rv
e
 s
lo
p
e
s 
u
p
w
ar
d
s 
( 
/ 
) 

th
e
re
 is
 n
e
t 
IN
 m
ig
ra
ti
o
n

In
 t
h
o
se
 w
h
e
re
 it
 s
lo
p
e
s 

d
o
w
n
w
a
rd
s 
( 
\ 
) 
th
e
re
 is
 n
e
t 

O
U
T
 m
ig
ra
ti
o
n

T
h
e
 s
te
e
p
e
r 
th
e
 c
u
rv
e
, 
th
e
 

h
ig
h
e
r 
th
e
 r
at
e
.

W
h
e
re
 t
h
e
re
 is
 a
 c
o
rn
e
r 
in
 

th
e
 c
u
rv
e
 t
h
e
 r
at
e
 o
f 

m
ig
ra
ti
o
n
 c
h
a
n
ge
s.
  W

h
e
re
 

th
e
re
 is
 a
 p
e
a
k 
o
r 
a
 v
al
le
y 

th
e
 d
ir
e
ct
io
n
 o
f 
m
ig
ra
ti
o
n
 

ch
an
ge
s.

R
e
f:
..
.p
ro
/c
u
m
m
ig

R
o
th
e
s
a
y

 

S
o
 a
n
 a
p
p
ro
p
ri
a
te
 a
s
s
u
m
p
ti
o
n
 i
s
 r
e
q
u
ir
e
d
 t
o
 c
o
v
e
r 
th
e
 a
v
e
ra
g
e
 i
n
-m

ig
ra
n
t,
 a
t 
w
h
o
m
 –
 w
h
e
th
e
r 
d
ir
e
c
tl
y
 o
r 
in
d
ir
e
c
tl
y
 –
 

h
o
u
s
in
g
 p
ro
v
is
io
n
 i
s
 a
d
d
re
s
s
e
d
. 
 F
o
r 
s
im

p
li
c
it
y
 t
h
e
 ‘
v
a
lu
e
’ 
to
 t
h
e
 e
c
o
n
o
m
y
 o
f 
th
e
 p
e
rs
o
n
 w
h
o
 o
c
c
u
p
ie
s
 a
 h
o
u
s
in
g
 s
p
a
c
e
 h
a
s
 

b
e
e
n
 t
a
k
e
n
 a
s
 t
h
a
t 
a
p
p
ro
p
ri
a
te
 t
o
 1
6
 y
e
a
rs
 w
o
rk
in
g
 l
if
e
. 
 T
h
is
 i
s
 b
a
s
e
d
 o
n
 t
h
e
 c
a
lu
la
ti
o
n
 t
h
a
t 
n
e
t 
in
 m

ig
ra
n
ts
 h
a
v
e
 3
5
 a
n
d
 0
 

y
e
a
rs
, 
s
a
y
 o
n
 a
v
e
ra
g
e
 1
6
. 

T
h
u
s
 t
h
e
 v
a
lu
e
 o
f 
th
e
 c
o
n
tr
ib
u
ti
o
n
 o
f 
th
e
 a
d
u
lt
s
 a
c
c
o
m
m
o
d
a
te
d
 i
n
 a
 n
e
w
 h
o
u
s
in
g
 u
n
it
 i
s
 1
.7
*
7
0
0
*
1
6
/4
0
 w
h
ic
h
 r
o
u
n
d
s
 t
o
 

£
4
8
0
 0
0
0
. 

T
h
is
 l
e
a
v
e
s
 f
in
a
ll
y
 t
h
e
 q
u
e
s
ti
o
n
 o
f 
h
o
w
 i
m
p
o
rt
a
n
t 
is
 t
h
e
 p
ro
v
is
io
n
 o
f 
h
o
u
s
in
g
: 
w
e
 c
o
u
ld
 m

a
k
e
 t
h
e
 a
s
s
u
m
p
ti
o
n
 t
h
a
t 
in
 a
 

p
o
s
it
io
n
 o
f 
h
o
u
s
in
g
 s
h
o
rt
a
g
e
 i
t 
is
 c
ri
ti
c
a
l:
 b
u
t 
in
 t
h
e
 c
a
s
e
 o
f 
R
o
th
e
s
a
y
, 
w
h
il
s
t 
th
e
re
 a
re
 q
u
a
li
ty
 a
n
d
 m

ix
 i
s
s
u
e
s
 t
h
e
re
 i
s
 n
o
t 

re
a
ll
y
 a
 c
a
p
a
c
it
y
 i
s
s
u
e
. 
 A
rb
it
ra
ri
ly
 w
e
 s
u
g
g
e
s
t 
£
2
4
0
 0
0
0
 a
s
 a
 s
u
it
a
b
le
 c
o
m
p
ro
m
is
e
 f
ig
u
re
. 
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1
.3
 
T
h
e
 e
c
o
n
o
m
ic
 v
a
lu
e
 o
f 
£
1
 m
n
 i
n
v
e
s
te
d
 i
n
 i
m
p
ro
v
in
g
 t
h
e
 s
h
o
p
p
in
g
 a
re
a
1
 

A
 k
e
y
 q
u
e
s
ti
o
n
 i
n
 a
n
y
 p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t 
is
 ‘
Is
 i
t 
a
d
d
it
io
n
a
l 
o
r 
is
 i
t 
d
e
a
d
w
e
ig
h
t?
’.
  
In
 o
th
e
r 
w
o
rd
s
, 
is
 t
h
is
 i
n
v
e
s
tm

e
n
t 

re
a
ll
y
 m

a
k
in
g
 a
 d
if
fe
re
n
c
e
, 
o
r 
is
 i
t 
ju
s
t 
p
a
y
in
g
 f
o
r 
s
o
m
e
th
in
g
 t
h
a
t 
w
o
u
ld
 h
a
v
e
 o
c
c
u
rr
e
d
 a
n
y
w
a
y
?
  

O
ft
e
n
 i
m
p
ro
v
e
m
e
n
ts
 m

a
d
e
 t
o
 s
h
o
p
p
in
g
 s
tr
e
e
ts
 a
n
d
 e
v
e
n
 i
n
d
iv
id
u
a
l 
s
h
o
p
 f
ro
n
ts
 w
il
l 
b
e
 a
d
d
it
io
n
a
l,
 i
n
 t
h
e
 s
e
n
s
e
 t
h
a
t 
th
e
y
 

w
o
u
ld
 n
o
t 
o
c
c
u
r 
w
it
h
o
u
t 
p
u
b
li
c
 s
e
c
to
r 
in
te
rv
e
n
ti
o
n
 (
a
n
d
 i
n
 p
o
in
t 
o
f 
fa
c
t 
h
a
v
e
 n
o
t 
o
c
c
u
rr
e
d
 d
e
s
p
it
e
 a
m
p
le
 o
p
p
o
rt
u
n
it
y
).
  
In
 t
h
e
 

c
a
s
e
 o
f 
im

p
ro
v
e
m
e
n
ts
 t
o
 i
n
d
iv
id
u
a
l 
s
h
o
p
s
 i
n
 r
e
la
ti
v
e
ly
 l
o
w
 i
n
c
o
m
e
 a
re
a
s
 t
h
is
 i
s
 b
e
c
a
u
s
e
 o
ft
e
n
 t
h
e
 s
h
o
p
s
 w
o
u
ld
n
’t
 h
a
v
e
 d
o
n
e
 i
t 

a
n
y
w
a
y
, 
e
it
h
e
r 
b
e
c
a
u
s
e
 t
h
e
y
 l
a
c
k
 f
u
n
d
s
 t
o
 d
o
 t
h
e
ir
 o
w
n
 s
h
o
p
 f
ro
n
ts
, 
o
r 
(i
n
 t
h
e
 v
ie
w
 o
f 
s
o
m
e
 c
iv
ic
 s
o
c
ie
ti
e
s
 a
n
d
 e
v
e
n
 t
o
w
n
 

p
la
n
n
e
rs
) 
th
e
y
 l
a
c
k
 t
h
e
 m

o
ti
v
a
ti
o
n
, 
ta
s
te
 a
n
d
 c
o
o
rd
in
a
ti
o
n
 t
o
 d
o
 i
t 
a
p
p
ro
p
ri
a
te
ly
. 
  

In
 m

o
re
 g
e
n
e
ra
l 
c
a
s
e
s
, 
th
e
 i
m
p
ro
v
e
m
e
n
t 
is
 a
d
d
it
io
n
a
l 
b
e
c
a
u
s
e
 i
t 
is
 a
 w
id
e
ly
-s
h
a
re
d
 p
u
b
li
c
 g
o
o
d
, 
li
k
e
 s
o
rt
in
g
 o
u
t 
th
e
 

p
a
v
e
m
e
n
t 
o
r 
s
tr
e
e
t 
li
g
h
ti
n
g
, 
w
h
ic
h
 n
o
 i
n
d
iv
id
u
a
l 
o
r 
s
in
g
le
 c
o
m
p
a
n
y
 i
s
 l
ik
e
ly
 t
o
 f
u
n
d
. 
  
In
 b
o
th
 t
h
e
s
e
 c
a
s
e
s
 t
h
e
 ‘
a
d
d
it
io
n
a
l’
 

im
p
ro
v
e
m
e
n
ts
 u
s
u
a
ll
y
 b
e
n
e
fi
t 
lo
c
a
l 
p
e
o
p
le
 a
n
d
 p
o
s
s
ib
ly
 a
tt
ra
c
t 
to
u
ri
s
ts
 b
y
 p
ro
v
id
in
g
 a
 m

o
re
 p
le
a
s
a
n
t 
o
r 
s
tr
ik
in
g
 s
h
o
p
p
in
g
 

e
x
p
e
ri
e
n
c
e
. 
 T
h
is
 m

a
k
e
s
 t
h
e
 s
h
o
p
s
 m

o
re
 c
o
m
p
e
ti
ti
v
e
, 
g
e
n
e
ra
ti
n
g
 h
ig
h
e
r 
s
a
le
s
 w
it
h
 g
re
a
te
r 
a
d
d
e
d
 v
a
lu
e
 a
n
d
 e
m
p
lo
y
m
e
n
t.
  
T
o
 

a
 s
m
a
ll
 d
e
g
re
e
 i
t 
m
a
k
e
s
 t
h
e
 t
o
w
n
 a
 b
e
tt
e
r 
p
la
c
e
 t
o
 l
iv
e
. 

E
v
e
n
 i
f 
th
e
 i
m
p
ro
v
e
m
e
n
ts
 a
re
 n
o
t 
‘a
d
d
it
io
n
a
l’
 t
h
e
n
 t
h
e
 s
h
o
p
k
e
e
p
e
rs
 w
o
u
ld
 i
n
 p
ri
n
c
ip
le
 h
a
v
e
 d
o
n
e
 t
h
e
m
 a
n
y
w
a
y
, 
b
u
t 
th
e
y
 a
n
d
 

th
e
 l
o
c
a
l 
c
o
m
m
u
n
it
y
 o
f 
c
o
u
rs
e
 s
ti
ll
 b
e
n
e
fi
t 
d
ir
e
c
tl
y
 a
t 
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p
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ra
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m
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 m
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n
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u
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ry
 9
1
)

4
4
4
5
2

4
5
6
3
4

4
9
1
8
4

5
1
1
4
4

5
4
1
8
4

5
6
9
1
8

6
0
6
8
7

6
5
0
0
2

6
8
3
9
2

7
1
0
8
3

7
3
2
9
1

7
5
7
1
1

7
8
5
5
9

6
1
0
9
5

T
o
ta
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d
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at
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T
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ta
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p
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ym
e
n
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co
st
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ti
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n
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u
n
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 p
ro
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a
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p
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O
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a
n
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N
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R
e
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  P
2
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2
/r
e
ta
il 
e
tc
 in
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st
m
e
n
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xl
s
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P
a
n
el
 1
3
:  
T
h
e 
st
ra
te
g
ic
 c
a
se
 

T
h
e
 s
li
d
e
s
 m

a
k
e
 t
h
e
 p
o
in
t:
 t
h
e
 P
a
v
il
io
n
 i
s
 a
 u
n
iq
u
e
 s
h
o
p
 w
in
d
o
w
, 
a
n
 i
m
p
o
rt
a
n
t 
a
s
s
e
t,
 a
n
d
 a
 s
ta
tu
to
ry
 o
b
li
g
a
ti
o
n
. 
 T
h
e
 t
o
w
n
 

c
e
n
tr
e
 i
s
 i
n
 d
ir
e
 n
e
e
d
 o
f 
a
 b
ru
s
h
 u
p
, 
a
ft
e
r 
w
h
ic
h
 i
t 
c
a
n
 a
g
a
in
 b
e
 a
 v
e
ry
 p
le
a
s
a
n
t 
p
la
c
e
 t
o
 l
iv
e
 a
n
d
 v
is
it
. 
 B
o
th
 p
ro
je
c
ts
 a
re
 v
e
ry
 

g
o
o
d
 w
a
y
s
 f
o
r 
th
e
 C
o
u
n
c
il
 t
o
 m

a
k
e
 f
ri
e
n
d
s
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P
a
n
el
 1
4
-1
6
:  
T
h
e 
ec
o
n
o
m
ic
 c
a
se
 

V
a
lu
in
g
 h
is
to
ri
c
 b
u
il
d
in
g
s
 i
s
 s
o
m
e
th
in
g
 t
h
a
t 
e
c
o
n
o
m
is
ts
 w
il
l 
te
ll
 y
o
u
 w
e
 k
n
o
w
 h
o
w
 t
o
 d
o
: 
th
e
re
 a
re
 v
a
ri
o
u
s
 t
e
c
h
n
iq
u
e
s
 t
h
a
t 

e
c
o
n
o
m
is
ts
 u
s
e
 t
o
 p
la
c
e
 a
 m

o
n
e
ta
ry
 v
a
lu
e
 o
n
 a
s
s
e
ts
 s
u
c
h
 a
s
 t
h
e
 h
is
to
ri
c
 e
n
v
ir
o
n
m
e
n
t,
 w
h
ic
h
 a
re
 n
o
t 
tr
a
d
e
d
 i
n
 a
 m

a
rk
e
t 
a
n
d
 

th
e
re
fo
re
 d
o
n
't
 h
a
v
e
 a
 m

a
rk
e
t 
p
ri
c
e
. 
 S
o
m
e
ti
m
e
s
 w
e
 c
a
n
 d
e
d
u
c
e
 w
h
a
t 
v
a
lu
e
 p
e
o
p
le
 p
la
c
e
 o
n
 a
n
 a
s
s
e
t 
b
y
 o
b
s
e
rv
in
g
 h
o
w
 t
h
e
y
 

b
e
h
a
v
e
 t
o
w
a
rd
s
 i
t 
(e
g
, 
d
o
 t
h
e
y
 v
is
it
 i
t)
 b
u
t,
 i
f 
th
a
t 
is
 n
o
t 
a
p
p
ro
p
ri
a
te
, 
e
s
s
e
n
ti
a
ll
y
 t
h
e
 m

e
th
o
d
 f
a
v
o
u
re
d
 i
s
 t
o
 a
s
k
 p
e
o
p
le
 h
o
w
 

m
u
c
h
 t
h
e
y
 a
re
 w
il
li
n
g
 t
o
 p
a
y
 t
o
 p
re
s
e
rv
e
 s
u
c
h
 a
n
d
 s
u
c
h
..
. 

S
u
rp
ri
s
in
g
ly
, 
a
lt
h
o
u
g
h
 t
h
e
 f
ir
s
t 
a
p
p
li
c
a
ti
o
n
 o
f 
th
is
 ‘
c
o
n
ti
n
g
e
n
t 
v
a
lu
a
ti
o
n
’ 
m
e
th
o
d
 w
a
s
 f
o
r 
a
n
 h
is
to
ri
c
 h
o
u
s
e
 i
n
 A
m
e
ri
c
a
 i
t 
h
a
s
 

h
a
rd
ly
 b
e
e
n
 u
s
e
d
 f
o
r 
th
is
 p
u
rp
o
s
e
 i
n
 p
la
c
e
s
 a
t 
a
ll
 a
k
in
 t
o
 A
rg
y
ll
 a
n
d
 B
u
te
. 
 E
n
v
ir
o
n
m
e
n
ta
li
s
ts
 h
a
v
e
 l
a
tc
h
e
d
 o
n
 t
o
 i
t 
(w

e
 h
a
v
e
 

u
s
e
d
 i
t 
to
 l
o
o
k
 a
t 
th
e
 v
a
lu
e
 o
f 
n
a
tu
re
 r
e
s
e
rv
e
s
 h
tt
p
:/
/w

w
w
.s
c
o
tl
a
n
d
.g
o
v
.u
k
/P
u
b
li
c
a
ti
o
n
s
/2
0
0
4
/0
6
/1
9
4
2
6
/3
8
1
0
9
 a
n
d
 t
h
e
 

im
p
a
c
t 
o
f 
w
in
d
 f
a
rm

s
 o
n
 t
o
u
ri
s
m
 h
tt
p
:/
/w

w
w
.s
c
o
tl
a
n
d
.g
o
v
.u
k
/P
u
b
li
c
a
ti
o
n
s
/2
0
0
8
/0
3
/0
7
1
1
3
5
5
4
/0
 )
 ,
 a
n
d
 t
h
e
re
 h
a
v
e
 b
e
e
n
 

s
o
m
e
 u
rb
a
n
 a
re
a
 s
tu
d
ie
s
, 
b
u
t 
g
e
n
e
ra
ll
y
 n
o
t 
ic
o
n
ic
 b
u
il
d
in
g
s
. 

A
ft
e
r 
a
n
 e
x
te
n
s
iv
e
 s
e
a
rc
h
, 
a
n
d
 c
o
n
s
u
lt
in
g
 s
e
n
io
r 
p
e
o
p
le
 i
n
 U
K
 o
rg
a
n
is
a
ti
o
n
s
 a
n
d
 e
m
in
e
n
t 
e
c
o
n
o
m
is
ts
 a
ro
u
n
d
 t
h
e
 w
o
rl
d
, 
th
e
 

m
o
s
t 
c
o
m
p
re
h
e
n
s
iv
e
 a
p
p
li
e
d
 r
e
p
o
rt
 w
e
 f
o
u
n
d
 w
a
s
 t
h
e
 o
u
tc
o
m
e
 o
f 
a
 p
ro
je
c
t 
le
d
 b
y
 E
n
g
li
s
h
 H
e
ri
ta
g
e
, 
a
n
d
 a
ls
o
 s
u
p
p
o
rt
e
d
 b
y
 

H
e
ri
ta
g
e
 L
o
tt
e
ry
 F
u
n
d
 a
n
d
 t
w
o
 U
K
 g
o
v
e
rn
m
e
n
t 
d
e
p
a
rt
m
e
n
ts
 -
 t
h
e
 D
e
p
a
rt
m
e
n
t 
fo
r 
C
u
lt
u
re
, 
M
e
d
ia
 a
n
d
 S
p
o
rt
 a
n
d
 t
h
e
 

D
e
p
a
rt
m
e
n
t 
fo
r 
T
ra
n
s
p
o
rt
. 
 A
s
 H
L
F
 p
u
t 
it
 :
  
‘I
t 
w
a
s
 c
o
m
m
is
s
io
n
e
d
 b
e
c
a
u
s
e
 a
ll
 t
h
e
s
e
 o
rg
a
n
is
a
ti
o
n
s
 r
e
c
o
g
n
is
e
d
 t
h
a
t 
n
o
 i
n
-d
e
p
th
 

re
v
ie
w
 o
f 
e
n
v
ir
o
n
m
e
n
ta
l 
e
c
o
n
o
m
ic
 v
a
lu
a
ti
o
n
 s
tu
d
ie
s
 c
o
n
c
e
rn
e
d
 w
it
h
 t
h
e
 b
u
il
t 
h
is
to
ri
c
 e
n
v
ir
o
n
m
e
n
t 
h
a
d
 e
v
e
r 
b
e
e
n
 c
a
rr
ie
d
 o
u
t 

b
e
fo
re
.’
  
 

T
h
e
 r
e
p
o
rt
 c
la
im

s
 t
o
 r
e
v
ie
w
 a
ll
 t
h
e
 s
tu
d
ie
s
 t
h
a
t 
h
a
v
e
 b
e
e
n
 u
n
d
e
rt
a
k
e
n
 b
y
 e
n
v
ir
o
n
m
e
n
ta
l 
e
c
o
n
o
m
is
ts
, 
lo
o
k
in
g
 a
t 
h
o
w
 m

u
c
h
 

p
e
o
p
le
 v
a
lu
e
 t
h
e
 h
is
to
ri
c
 e
n
v
ir
o
n
m
e
n
t.
 I
t 
fo
u
n
d
 (
b
y
 2
0
0
5
) 
o
n
ly
 3
3
 s
tu
d
ie
s
 a
c
ro
s
s
 t
h
e
 e
n
ti
re
 w
o
rl
d
, 
a
n
d
 i
t 
p
ro
v
id
e
s
 d
e
ta
il
e
d
 

re
v
ie
w
s
 o
f 
2
6
 s
tu
d
ie
s
 c
a
rr
ie
d
 o
u
t 
b
y
 e
c
o
n
o
m
is
ts
 w
o
rk
in
g
 i
n
 t
h
e
 U
K
, 
U
S
, 
It
a
ly
, 
S
p
a
in
, 
M
e
x
ic
o
, 
C
a
n
a
d
a
, 
M
o
ro
c
c
o
, 
P
e
ru
, 

S
w
it
z
e
rl
a
n
d
, 
B
u
lg
a
ri
a
, 
N
o
rw

a
y
 a
n
d
 C
ro
a
ti
a
. 
A
ll
 t
h
e
 s
tu
d
ie
s
 a
re
 c
o
n
c
e
rn
e
d
 w
it
h
 b
u
il
t 
h
e
ri
ta
g
e
, 
in
c
lu
d
in
g
 c
a
th
e
d
ra
ls
, 

to
w
n
s
c
a
p
e
s
, 
h
is
to
ri
c
 b
u
il
d
in
g
s
 a
n
d
 h
o
u
s
e
s
, 
m
e
d
ie
v
a
l 
to
w
e
rs
, 
m
o
n
u
m
e
n
ts
, 
p
u
b
li
c
 s
q
u
a
re
s
, 
c
a
n
a
ls
, 
s
h
ip
w
re
c
k
s
 a
n
d
 

a
rc
h
a
e
o
lo
g
ic
a
l 
s
it
e
s
. 
 

H
o
w
e
v
e
r,
 t
h
e
 s
tu
d
y
 w
a
rn
s
 t
h
a
t 
th
e
 c
o
v
e
ra
g
e
 i
s
 l
im

it
e
d
 t
o
 a
 h
a
n
d
fu
l 
o
f 
a
s
s
e
ts
 t
h
a
t 
a
re
 d
is
ti
n
c
t 
fr
o
m
 e
a
c
h
 o
th
e
r.
  
Y
o
u
 c
a
n
n
o
t 

g
e
n
e
ra
li
s
e
 f
ro
m
 o
n
e
 s
tu
d
y
 t
o
 a
n
o
th
e
r.
  
It
 i
s
 v
e
ry
 d
if
fi
c
u
lt
 t
o
 t
ra
n
s
fe
r 
v
a
lu
e
s
 o
f 
h
e
ri
ta
g
e
 a
s
s
e
ts
 f
ro
m
 o
n
e
 c
ir
c
u
m
s
ta
n
c
e
 t
o
 

a
n
o
th
e
r 
–
 i
n
d
e
e
d
 i
t 
p
la
c
e
s
 s
o
 m

a
n
y
 h
u
rd
le
s
 a
n
d
 c
ri
te
ri
a
 i
n
 t
h
e
 w
a
y
 o
f 
tr
a
n
s
fe
rr
in
g
 v
a
lu
e
s
 t
h
a
t 
w
e
 w
o
u
ld
 s
a
y
 t
h
a
t 
th
e
y
 e
x
c
lu
d
e
  

R
o
th
e
s
a
y
 P
a
v
il
io
n
. 
 A
n
d
 t
h
e
 r
e
p
o
rt
 e
m
p
h
a
s
is
e
s
 t
h
a
t 
m
o
re
 r
e
c
e
n
t 
h
e
ri
ta
g
e
 i
s
 p
a
rt
ic
u
la
rl
y
 p
o
o
rl
y
 c
o
v
e
re
d
 b
y
 e
x
is
ti
n
g
 s
tu
d
ie
s
 -
 

m
o
s
t 
s
tu
d
ie
s
 a
re
 a
b
o
u
t 
b
u
il
d
in
g
s
 t
h
a
t 
a
re
 v
e
ry
 o
ld
, 
a
n
d
 q
u
it
e
 o
ft
e
n
 o
f 
re
li
g
io
u
s
 s
ig
n
if
ic
a
n
c
e
. 

E
v
e
n
 i
f 
s
o
m
e
o
n
e
 h
a
d
 v
a
lu
e
d
 t
h
e
 n
e
a
re
s
t 
b
u
il
d
in
g
 e
q
u
iv
a
le
n
t,
 D
e
L
a
W
a
rr
 P
a
v
il
io
n
 i
n
 B
e
x
h
il
l 
(w

h
ic
h
 t
h
e
y
 h
a
v
e
n
’t
),
 o
n
e
 w
o
u
ld
 

h
a
v
e
 t
o
 s
a
y
 t
h
a
t 
R
o
th
e
s
a
y
 i
s
 s
m
a
ll
e
r,
 i
n
 a
 l
e
s
s
 p
o
p
u
lo
u
s
 a
re
a
, 
h
a
rd
e
r 
to
 a
c
c
e
s
s
, 
a
 ‘
s
e
c
o
n
d
’ 
n
o
t 
a
 f
ir
s
t 
..
. 
 

W
h
a
t 
w
e
 d
o
 k
n
o
w
 i
s
 t
h
a
t 
th
e
re
 i
s
 a
 s
tr
o
n
g
 c
o
n
s
e
n
s
u
s
 t
h
a
t 
th
e
 (
a
p
p
ro
x
im

a
te
) 
£
1
0
 m

n
 s
p
e
n
t 
o
n
 r
e
s
to
ri
n
g
 a
n
d
 d
e
v
e
lo
p
in
g
 t
h
e
 

D
L
W
P
 w
a
s
 w
e
ll
 w
o
rt
h
w
h
il
e
, 
a
n
d
 s
o
 w
e
 c
a
n
 i
n
fe
r 
th
a
t 
th
e
 P
a
v
il
io
n
 w
a
s
 w
o
rt
h
 m

o
re
 t
h
a
n
 t
h
is
. 
  

W
e
 t
h
in
k
 t
h
is
 i
s
 a
n
 i
n
te
re
s
ti
n
g
 a
re
a
 o
f 
re
s
e
a
rc
h
, 
b
u
t 
th
a
t 
is
n
’t
 v
e
ry
 h
e
lp
fu
l 
to
 t
h
is
 p
ro
je
c
t.
  
In
 t
h
e
 a
b
s
e
n
c
e
 o
f 
a
 s
tu
d
y
, 
o
u
r 

g
u
e
s
s
 w
o
u
ld
 b
e
 a
 w
il
li
n
g
n
e
s
s
-t
o
 p
a
y
 v
a
lu
e
 o
f 
a
 f
e
w
 m

il
li
o
n
 f
o
r 
th
e
 p
a
v
il
io
n
: 
b
u
t 
it
’s
 l
it
tl
e
 m

o
re
 t
h
a
n
 a
 g
u
e
s
s
..
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T
h
e
 l
e
v
e
ra
g
e
 i
s
 s
o
 g
o
o
d
 o
n
 t
h
e
 T
H
I 
th
a
t 
it
 w
o
u
ld
 b
e
 s
e
ri
o
u
s
ly
 r
e
m
is
s
 o
f 
th
e
 C
o
u
n
c
il
 t
o
 g
iv
e
 u
p
 t
h
e
 o
p
p
o
rt
u
n
it
y
 t
o
 b
ri
n
g
 i
n
 

th
e
s
e
 p
a
rt
n
e
rs
. 
 I
t 
s
h
o
u
ld
 b
e
 a
n
 o
p
e
n
-a
n
d
-s
h
u
t 
c
a
s
e
 e
v
e
n
 i
f 
th
e
 C
H
O
R
D
 m

o
n
e
y
 w
a
s
n
’t
 a
v
a
il
a
b
le
 a
n
d
 i
t 
h
a
d
 t
o
 b
e
 f
u
n
d
e
d
 o
u
t 

o
f 
re
v
e
n
u
e
. 
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P
a
n
el
 1
7
:  
T
h
e 
co
m
m
er
ci
a
l 
ca
se
 

It
 i
s
 a
n
ti
c
ip
a
te
d
 t
h
a
t 
th
e
re
 w
il
l 
b
e
 n
o
 c
o
m
m
e
rc
ia
l 
e
le
m
e
n
ts
 e
s
s
e
n
ti
a
l 
to
 t
h
e
 r
e
fu
rb
is
h
m
e
n
t 
o
f 
th
e
 P
a
v
il
io
n
: 
h
o
w
e
v
e
r 
o
n
e
 c
o
u
ld
 

g
o
 h
u
n
ti
n
g
 f
o
r 
a
 s
p
o
n
s
o
r 
(T
h
e
 R
o
ll
s
 R
o
y
c
e
 P
a
v
il
io
n
 R
o
th
e
s
a
y
?
  
T
h
e
 I
rn
 B
ru
 P
a
v
il
io
n
?
).
  

T
h
e
re
 m

a
y
 b
e
 c
o
m
m
e
rc
ia
l 
e
le
m
e
n
ts
 t
o
 t
h
e
 T
H
I 
p
ro
je
c
t.
 T
h
e
s
e
 w
il
l 
n
e
e
d
 t
o
 b
e
 a
d
d
re
s
s
e
d
 i
n
 a
 f
in
a
l 
b
u
s
in
e
s
s
 c
a
s
e
, 
b
u
t 
b
y
 a
n
d
 

la
rg
e
 t
h
e
y
 a
re
 r
o
u
ti
n
e
 ‘
p
ro
p
e
rt
y
 t
ra
d
in
g
’ 
ty
p
e
 m

a
tt
e
rs
 w
it
h
 C
P
O
s
 p
ro
b
a
b
ly
 f
e
a
tu
ri
n
g
. 
 S
o
m
e
 o
f 
th
e
 g
a
p
 s
it
e
s
 a
re
, 
w
it
h
 

n
e
ig
h
b
o
u
ri
n
g
 n
e
a
r-
d
e
re
li
c
t 
p
ro
p
e
rt
ie
s
, 
b
ig
 e
n
o
u
g
h
 t
o
 i
n
te
re
s
t 
d
e
v
e
lo
p
e
rs
 b
u
t 
th
e
 s
m
a
ll
 p
o
p
u
la
ti
o
n
 d
o
e
s
n
’t
 h
e
lp
. 
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P
a
n
el
 1
8
 –
 T
h
e 
fi
n
a
n
ci
a
l 
ca
se
 

T
h
e
 P
ro
je
c
ts
 b
e
in
g
 p
u
t 
fo
rw

a
rd
 f
o
r 
C
H
O
R
D
 c
a
n
 b
e
 c
a
te
g
o
ri
s
e
d
 i
n
 5
 w
a
y
s
 i
n
 t
e
rm

s
 o
f 
th
e
ir
 e
ff
e
c
t 
o
n
 t
h
e
 C
o
u
n
c
il
’s
 f
in
a
n
c
e
s
, 
a
s
 

s
h
o
w
n
 i
n
 F
ig
u
re
 3
. 
 

F
ig
u
r
e
 3
 

C
a
te
g
o
r
is
a
ti
o
n
 o
f 
p
r
o
je
c
ts
 b
a
s
e
d
 o
n
 e
ff
e
c
t 
o
n
 c
o
u
n
c
il
 f
u
n
d
in
g
 

C
a
te
g
o
ri
s
a
ti
o
n

D
e
s
c
ri
p
ti
o
n

A
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(N

o
 

P
a
y
b
a
c
k
)

A
 s
tr
a
ig
h
tf
o
rw

a
rd
 p
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t 
th
a
t 
is
 e
s
s
e
n
ti
a
l 
a
s
 p
a
rt
 

o
f 
th
e
 o
v
e
ra
ll
 i
n
fr
a
s
tr
u
c
tu
re
/s
u
p
p
o
rt
 t
o
 t
h
e
 p
ro
je
c
t 
a
n
d
 w
h
e
re
 n
o
 

re
la
te
d
 p
a
y
b
a
c
k
 c
a
n
 b
e
 i
d
e
n
ti
fi
e
d
. 
C
a
p
it
a
l 
in
v
e
s
tm

e
n
t 
in
 t
h
is
 

c
a
te
g
o
ry
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 p
ro
v
id
e
d
 i
n
 t
h
e
 C
o
u
n
c
il
 

c
a
p
it
a
l 
p
la
n
.

B
 –
 P
u
b
li
c
 s
e
c
to
r 

in
v
e
s
tm

e
n
t 
(W

it
h
 

P
a
y
b
a
c
k
)

S
im

il
a
r 
in
v
e
s
tm

e
n
t 
in
 p
u
b
li
c
 s
e
c
to
r 
in
fr
a
s
tr
u
c
tu
re
 a
s
 a
b
o
v
e
 b
u
t 

w
h
e
re
 t
h
e
 i
n
v
e
s
tm

e
n
t 
c
a
n
 b
e
 r
e
la
te
d
 t
o
 t
h
e
 r
e
le
a
s
e
/d
e
v
e
lo
p
m
e
n
t 

o
f 
a
 s
p
e
c
if
ic
 a
s
s
e
t 
o
r 
o
th
e
r 
p
ro
je
c
t 
a
n
d
 t
h
e
 e
ff
e
c
t 
is
 a
 f
u
ll
 o
r 
p
a
rt
ia
l 

p
a
y
b
a
c
k
 o
f 
th
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t.
 W

h
e
re
 a
 f
u
ll
 p
a
y
b
a
c
k
 i
s
 

a
c
h
ie
v
e
d
 t
h
e
n
 t
h
is
 e
x
p
e
n
d
it
u
re
 w
il
l 
n
o
t 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 

a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
A
n
y
 u
n
fu
n
d
e
d
 e
le
m
e
n
t 
o
f 
a
 p
a
rt
ia
l 

p
a
y
b
a
c
k
 w
il
l 
c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
.

C
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(R
e
q
u
ir
in
g
 P
u
m
p
 

P
ri
m
in
g
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 o
n
 a
n
 o
n
g
o
in
g
 

b
a
s
is
 b
u
t 
w
il
l 
re
q
u
ir
e
 i
n
it
ia
l 
p
u
m
p
 p
ri
m
in
g
. 
W
h
e
re
 t
h
e
 C
o
u
n
c
il
 i
s
 t
o
 

m
a
k
e
 t
h
e
 i
n
it
ia
l 
in
v
e
s
tm

e
n
t 
o
f 
p
u
m
p
 p
ri
m
in
g
 t
h
e
n
 t
h
is
 w
il
l 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

D
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 (
Jo
in
t 

V
e
n
tu
re
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
. 
H
o
w
e
v
e
r 
in
 s
o
m
e
 c
a
s
e
s
 t
h
e
re
 m

a
y
 

b
e
 a
 b
e
n
e
fi
t 
fr
o
m
 t
h
e
 p
ro
je
c
t 
b
e
in
g
 d
e
li
v
e
re
d
 o
n
 a
 j
o
in
t 
v
e
n
tu
re
 o
r 

p
a
rt
n
e
rs
h
ip
 b
a
s
is
. 
A
n
y
 i
n
v
e
s
tm

e
n
t 
b
y
 t
h
e
 C
o
u
n
c
il
 s
h
o
u
ld
 b
e
 o
ff
 s
e
t 

b
y
 a
 r
e
tu
rn
 o
r 
p
a
y
b
a
c
k
 i
n
 l
a
te
r 
y
e
a
rs
 a
n
d
 a
s
 a
 r
e
s
u
lt
 d
o
e
s
 n
o
t 

n
e
e
d
 t
o
 c
o
u
n
t 
a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
. 
T
h
e
 

n
a
tu
re
 o
f 
th
e
 j
o
in
t 
v
e
n
tu
re
 o
r 
p
a
rt
n
e
rs
h
ip
 w
il
l 
n
e
e
d
 t
o
 b
e
 a
s
s
e
s
s
e
d
 

in
 t
h
e
 O
B
C
 e
g
 d
e
v
e
lo
p
 a
n
d
 l
e
a
s
e
, 
d
e
v
e
lo
p
 a
n
d
 o
p
e
ra
te
 

p
a
rt
n
e
rs
h
ip
.

E
 –
 B
u
s
in
e
s
s
 

O
p
p
o
rt
u
n
it
y
 

(S
ta
n
d
a
lo
n
e
)

S
o
m
e
 p
ro
je
c
ts
 w
il
l 
b
e
 v
ia
b
le
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 w
it
h
o
u
t 
a
n
y
 

re
q
u
ir
e
m
e
n
t 
fo
r 
p
u
m
p
 p
ri
m
in
g
 o
r 
p
a
rt
n
e
rs
h
ip
. 
T
h
e
re
 w
il
l 
b
e
 n
o
 

ro
le
 f
o
r 
th
e
 C
o
u
n
c
il
 i
n
 t
h
e
 f
in
a
n
c
in
g
 o
f 
th
e
s
e
. 
T
h
e
s
e
 w
il
l 
n
o
t 
c
o
u
n
t 

a
g
a
in
s
t 
th
e
 £
1
0
m
 a
v
a
il
a
b
le
 i
n
 t
h
e
 c
a
p
it
a
l 
p
la
n
.

 

A
t 
o
n
e
 e
n
d
 o
f 
th
e
 s
p
e
c
tr
u
m
 t
h
is
 i
n
v
o
lv
e
s
 p
ro
je
c
ts
 w
h
ic
h
 a
re
 f
u
ll
y
 f
u
n
d
e
d
 b
y
 t
h
e
 C
o
u
n
c
il
 w
it
h
 n
o
 d
ir
e
c
t 
p
a
y
 b
a
c
k
 a
n
d
 a
t 
th
e
 

o
th
e
r 
e
n
d
, 
p
ro
je
c
ts
 w
h
ic
h
 a
re
 e
n
ti
re
ly
 b
u
s
in
e
s
s
 o
p
p
o
rt
u
n
it
ie
s
 r
e
q
u
ir
in
g
 n
o
 C
o
u
n
c
il
 f
in
a
n
c
ia
l 
in
te
rv
e
n
ti
o
n
. 
 T
h
e
re
 i
s
 a
 r
a
n
g
e
 o
f 

o
th
e
r 
s
c
e
n
a
ri
o
s
 i
n
 b
e
tw

e
e
n
 t
h
e
s
e
 t
w
o
 f
in
a
n
c
ia
l 
s
it
u
a
ti
o
n
s
. 
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S
o
u
rc
e
s
 o
f 
g
ra
n
t 
fu
n
d
in
g
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 w
h
e
re
v
e
r 
p
o
s
s
ib
le
. 
M
a
n
y
 o
f 
th
e
 p
ro
je
c
ts
 r
e
q
u
ir
e
 g
re
a
te
r 
d
e
fi
n
it
io
n
 o
f 
e
le
m
e
n
ts
 

a
n
d
 o
u
tc
o
m
e
s
 i
n
 o
rd
e
r 
fo
r 
th
e
 g
ra
n
t 
o
p
p
o
rt
u
n
it
ie
s
 t
o
 b
e
 e
x
p
lo
re
d
 i
n
 g
re
a
te
r 
d
e
ta
il
. 
In
 a
d
d
it
io
n
, 
m
a
n
y
 g
ra
n
t 
s
o
u
rc
e
s
 a
re
 

c
u
rr
e
n
tl
y
 i
n
 a
 s
ta
te
 o
f 
tr
a
n
s
it
io
n
 a
n
d
 m

a
n
y
 p
ro
g
ra
m
m
e
s
 a
re
 n
o
t 
d
e
v
e
lo
p
e
d
 t
o
 a
 s
ta
g
e
 w
h
e
re
b
y
 t
h
e
 e
li
g
ib
il
it
y
 o
f 
th
e
 p
ro
je
c
ts
 

c
a
n
 b
e
 a
s
s
e
s
s
e
d
 i
n
 m

o
re
 d
e
ta
il
. 
 H
o
w
e
v
e
r 
th
e
 m

o
s
t 
li
k
e
ly
 s
o
u
rc
e
s
 h
a
v
e
 b
e
e
n
 i
d
e
n
ti
fi
e
d
 b
e
lo
w
 w
it
h
 i
n
p
u
t 
fr
o
m
 t
h
e
 C
o
u
n
c
il
s
 

F
u
n
d
in
g
 O
ff
ic
e
r 
a
n
d
 E
u
ro
p
e
a
n
 M

a
n
a
g
e
r.
  

T
h
e
 P
a
v
il
io
n
 r
e
d
e
v
e
lo
p
m
e
n
t 
is
 l
ik
e
ly
 t
o
 f
a
ll
 u
n
d
e
r 
c
a
te
g
o
ry
 A
 –
 P
u
b
li
c
 s
e
c
to
r 
in
v
e
s
tm

e
n
t.
 T
h
e
 n
a
tu
re
 o
f 
th
e
 b
u
il
d
in
g
 i
s
 t
h
a
t 

it
 i
s
 u
n
li
k
e
ly
 t
h
a
t 
a
 c
o
m
m
e
rc
ia
l 
d
e
v
e
lo
p
e
r 
w
o
u
ld
 b
e
 i
n
te
re
s
te
d
 i
n
 r
e
fu
rb
is
h
in
g
 t
h
e
 f
a
c
il
it
y
. 
H
o
w
e
v
e
r,
 i
f 
it
 w
a
s
 r
e
fu
rb
is
h
e
d
 t
h
e
n
 

th
e
 p
u
b
li
c
 s
e
c
to
r 
w
o
u
ld
 b
e
 a
b
le
 t
o
 e
x
p
e
c
t 
in
c
re
a
s
e
d
 i
n
c
o
m
e
 t
h
ro
u
g
h
 i
n
c
re
a
s
e
d
 u
s
a
g
e
. 
In
c
re
a
s
e
d
 i
n
c
o
m
e
 i
s
 u
n
li
k
e
ly
 t
o
 c
o
v
e
r 

re
p
a
y
m
e
n
t 
o
f 
c
a
p
it
a
l 
c
o
s
ts
. 
T
h
e
 p
ro
je
c
t 
is
 p
ro
je
c
te
d
 t
o
 c
o
s
t 
£
4
-5
 m

il
li
o
n
. 
T
h
e
 P
ri
n
c
e
s
 T
ru
s
t 
is
 i
n
v
o
lv
e
d
 i
n
 t
h
e
 P
a
v
il
io
n
 p
ro
je
c
t 

a
n
d
 i
s
 h
ig
h
ly
 s
u
p
p
o
rt
iv
e
 o
f 
th
e
 w
o
rk
 b
e
in
g
 t
a
k
e
n
 f
o
rw

a
rd
 h
e
re
. 
T
h
e
 i
n
v
o
lv
e
m
e
n
t 
o
f 
th
is
 o
rg
a
n
is
a
ti
o
n
 i
s
 r
e
c
o
g
n
is
e
d
 a
s
 a
 m

a
rk
 

o
f 
e
x
c
e
ll
e
n
c
e
 i
n
 a
 p
ro
je
c
t 
a
n
d
 c
a
n
 a
s
s
is
t 
in
 a
c
h
ie
v
in
g
 g
ra
n
t 
fu
n
d
in
g
. 
G
ra
n
t 
fu
n
d
in
g
 m

a
y
 b
e
 a
v
a
il
a
b
le
 f
ro
m
 t
h
e
 f
o
ll
o
w
in
g
 

s
o
u
rc
e
s
; 

•
 
H
is
to
ri
c
 S
c
o
tl
a
n
d
’s
 B
u
il
d
in
g
 R
e
p
a
ir
 G
ra
n
ts
 S
c
h
e
m
e
 f
o
r 
b
u
il
d
in
g
s
 o
f 
“o
u
ts
ta
n
d
in
g
 a
rc
h
it
e
c
tu
ra
l 
o
r 
h
is
to
ri
c
 i
n
te
re
s
t”
. 

G
ra
n
ts
 a
re
 n
o
 m

o
re
 t
h
a
n
 £
5
0
,0
0
0
 a
n
d
 l
o
c
a
l 
a
u
th
o
ri
ti
e
s
 a
re
 o
n
ly
 e
li
g
ib
le
 u
p
 t
o
 4
0
 p
e
r 
c
e
n
t.
 A
 v
e
ry
 s
p
e
c
ia
l 
c
a
s
e
 w
o
u
ld
 

n
e
e
d
 t
o
 b
e
 m

a
d
e
 f
o
r 
th
e
 P
a
v
il
io
n
 a
rg
u
in
g
 f
o
r 
a
 h
ig
h
e
r 
th
a
n
 n
o
rm

a
l 
le
v
e
l 
o
f 
g
ra
n
t 
b
a
s
e
d
 o
n
 i
ts
 p
a
rt
ic
u
la
r 
h
e
ri
ta
g
e
 a
n
d
 

th
e
 c
o
s
t 
o
f 
s
p
e
c
ia
li
s
t 
re
p
a
ir
s
. 
 

•
 
A
 H
L
F
 g
ra
n
t 
o
f 
£
9
5
0
,0
0
0
 h
a
s
 b
e
e
n
 m

e
n
ti
o
n
e
d
 i
n
 t
h
e
 P
ro
 f
o
rm

a
 f
o
r 
th
is
 p
ro
je
c
t 
th
ro
u
g
h
 t
h
e
 H
L
F
 H
e
ri
ta
g
e
 G
ra
n
ts
. 
T
h
e
 

H
L
F
 i
s
 a
lr
e
a
d
y
 m

a
k
in
g
 a
 b
ig
 i
n
v
e
s
tm

e
n
t 
in
 B
u
te
 t
h
ro
u
g
h
 t
h
e
 L
a
n
d
s
c
a
p
e
 H
e
ri
ta
g
e
 P
a
rt
n
e
rs
h
ip
 P
ro
g
ra
m
m
e
. 
A
d
d
it
io
n
a
l 

in
v
e
s
tm

e
n
t 
in
 t
h
e
 P
a
v
il
io
n
 w
o
u
ld
 t
h
e
re
fo
re
 r
e
q
u
ir
e
 a
 d
e
m
o
n
s
tr
a
ti
o
n
 o
f 
a
d
d
e
d
 v
a
lu
e
. 
  

•
 
S
c
o
tt
is
h
 A
rt
s
 C
o
u
n
c
il
 (
S
A
C
) 
h
a
s
 a
 C
a
p
it
a
l 
P
ro
g
ra
m
m
e
 a
n
d
 a
 p
ro
g
ra
m
m
e
 f
o
r 
p
u
b
li
c
 a
rt
 –
 i
f 
th
e
 P
a
v
il
io
n
 b
u
il
d
in
g
 h
a
s
 a
 

m
a
jo
r 
a
rt
s
 c
o
n
te
n
t 
it
 m

a
y
 b
e
 e
li
g
ib
le
 f
o
r 
£
2
5
0
,0
0
0
 a
t 
th
e
 m

o
m
e
n
t 
b
u
t 
th
is
 m

a
y
 i
n
c
re
a
s
e
 u
n
d
e
r 
th
e
 n
e
w
 b
o
d
y
 -
 C
re
a
ti
v
e
 

S
c
o
tl
a
n
d
 w
h
ic
h
 i
s
 a
 m

e
rg
e
r 
o
f 
S
A
C
 a
n
d
 S
c
o
tt
is
h
 S
c
re
e
n
. 

•
 
S
p
o
rt
S
c
o
tl
a
n
d
 -
 B
u
il
d
in
g
 f
o
r 
S
p
o
rt
 –
 m

a
y
 a
ll
o
w
 f
u
n
d
in
g
 o
f 
u
p
 t
o
 5
0
 p
e
r 
c
e
n
t 
if
 t
h
e
 b
u
il
d
in
g
 h
a
s
 a
 m

a
jo
r 
s
p
o
rt
s
 c
o
n
te
n
t.
  

•
 
F
u
n
d
in
g
 F
ro
m
 T
ru
s
ts
 -
 R
o
b
e
rt
s
o
n
 T
ru
s
t 
- 
C
o
n
tr
ib
u
te
d
 t
o
 f
u
n
d
in
g
 o
f 
A
q
u
a
li
b
ri
u
m
 a
n
d
 m

a
y
 b
e
 w
o
rt
h
 a
p
p
ro
a
c
h
in
g
 

re
g
a
rd
in
g
 t
h
e
 P
a
v
il
io
n
 

•
 
F
o
u
n
d
a
ti
o
n
 f
o
r 
S
p
o
rt
s
 a
n
d
 t
h
e
 A
rt
s
 –
 i
f 
th
e
 p
ro
je
c
t 
is
 a
rt
s
 o
r 
s
p
o
rt
s
 r
e
la
te
d
. 

•
 
F
u
n
d
in
g
 f
ro
m
 I
n
d
iv
id
u
a
l 
D
o
n
o
rs
 -
 I
t 
m
a
y
 b
e
 p
o
s
s
ib
le
 t
o
 s
o
u
rc
e
 f
u
n
d
in
g
 f
ro
m
 i
n
d
iv
id
u
a
l 
d
o
n
o
rs
 f
o
r 
th
e
 P
a
v
il
io
n
. 

•
 
R
o
th
e
s
a
y
 m

a
y
 a
tt
ra
c
t 
fu
n
d
in
g
 f
ro
m
 H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 b
e
c
a
u
s
e
 o
f 
it
s
 F
ra
g
il
e
 A
re
a
 s
ta
tu
s
. 
 

•
 
E
R
D
F
 -
 c
o
u
ld
 p
o
te
n
ti
a
ll
y
 a
s
s
is
t 
w
it
h
 t
h
e
 b
u
il
d
in
g
 i
f 
it
 h
a
d
 a
n
 e
n
d
 u
s
e
 p
o
s
s
ib
ly
 i
n
v
o
lv
in
g
 t
h
e
 i
n
te
rp
re
ta
ti
o
n
 o
f 
th
e
 n
a
tu
ra
l 

a
n
d
 c
u
lt
u
ra
l 
h
e
ri
ta
g
e
, 
w
h
ic
h
 c
o
u
ld
 b
e
 d
e
m
o
n
s
tr
a
te
d
 t
o
 b
e
 s
u
s
ta
in
a
b
le
 c
o
m
m
e
rc
ia
ll
y
 a
n
d
 c
o
n
tr
ib
u
te
 t
o
 a
n
 i
n
c
re
a
s
e
 i
n
 

v
is
it
o
r 
n
u
m
b
e
rs
. 
A
 r
e
s
ta
u
ra
n
t 
o
n
 i
ts
 o
w
n
 w
o
u
ld
 n
o
t 
b
e
 s
u
ff
ic
ie
n
t.
 A
n
y
 i
n
c
o
m
e
 g
e
n
e
ra
te
d
 b
y
 t
h
e
 b
u
s
in
e
s
s
 w
o
u
ld
 h
a
v
e
 t
o
 

b
e
 o
ff
s
e
t 
a
g
a
in
s
t 
th
e
 g
ra
n
t.
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•
 
L
e
a
d
e
r 
–
 m

a
y
 b
e
 a
b
le
 t
o
 a
s
s
is
t 
a
c
ti
v
it
ie
s
 w
h
ic
h
 c
o
n
tr
ib
u
te
 t
o
 t
h
e
 t
h
e
m
e
s
 o
f 
R
e
v
it
a
li
z
a
ti
o
n
 o
f 
C
o
m
m
u
n
it
ie
s
 a
n
d
 

P
ro
g
re
s
s
iv
e
 R
u
ra
l 
E
c
o
n
o
m
ie
s
. 
L
e
a
d
e
r 
s
u
p
p
o
rt
e
d
 p
ro
je
c
ts
 m

u
s
t 
h
a
v
e
 a
 s
tr
o
n
g
 e
le
m
e
n
t 
o
f 
c
o
m
m
u
n
it
y
 i
n
v
o
lv
e
m
e
n
t 
a
n
d
 

c
o
o
p
e
ra
ti
o
n
 b
e
tw

e
e
n
 c
o
m
m
u
n
it
ie
s
. 
 

 
•
 
In
te
rr
e
g
 –
 T
h
is
 i
n
te
rn
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 p
ro
g
ra
m
m
e
 c
a
n
 a
s
s
is
t 
w
it
h
 l
a
rg
e
 p
ro
je
c
ts
 w
it
h
 a
 s
tr
a
te
g
ic
 i
m
p
a
c
t 
a
n
d
 a
 

T
ra
n
s
n
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 e
le
m
e
n
t.
 F
o
r 
th
e
 R
o
th
e
s
a
y
 p
ro
je
c
ts
 t
o
 b
e
n
e
fi
t 
th
e
y
 w
o
u
ld
 r
e
q
u
ir
e
 t
o
 b
e
 p
a
rt
 o
f 
a
 l
a
rg
e
r 
b
id
 

e
n
c
o
m
p
a
s
s
in
g
 a
 n
u
m
b
e
r 
o
f 
lo
c
a
ti
o
n
s
. 
T
ra
n
s
n
a
ti
o
n
a
l 
p
ro
je
c
ts
 t
a
k
e
 t
im

e
 t
o
 p
u
t 
to
g
e
th
e
r 
a
n
d
 r
e
q
u
ir
e
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 

c
o
m
m
it
te
d
 p
a
rt
n
e
rs
. 
 

 
•
 
T
h
e
 A
tl
a
n
ti
c
 A
re
a
 C
o
o
p
e
ra
ti
o
n
 S
tr
a
te
g
y
 h
a
s
 a
 c
a
te
g
o
ry
 f
o
r 
c
o
n
s
e
rv
in
g
 a
n
d
 p
ro
m
o
ti
n
g
 A
tl
a
n
ti
c
 c
u
lt
u
ra
l 
h
e
ri
ta
g
e
 o
f 

tr
a
n
s
n
a
ti
o
n
a
l 
in
te
re
s
t.
  

 T
h
e
 s
u
it
a
b
il
it
y
 o
f 
th
e
s
e
 g
ra
n
ts
 w
il
l 
re
q
u
ir
e
 f
u
rt
h
e
r 
a
s
s
e
s
s
m
e
n
t 
a
s
 t
h
e
 p
ro
je
c
ts
 d
e
v
e
lo
p
 f
u
rt
h
e
r.
  
 T
h
e
 e
n
h
a
n
c
e
d
 P
a
v
il
io
n
 w
il
l 

o
ff
e
r 
a
d
d
it
io
n
a
l 
o
p
p
o
rt
u
n
it
ie
s
 –
 f
o
r 
e
x
a
m
p
le
 t
h
e
 C
a
fe
 f
ra
n
c
h
is
e
 h
a
s
 b
e
e
n
 e
s
ti
m
a
te
d
 t
o
 y
ie
ld
 a
 p
o
te
n
ti
a
l 
£
1
2
 5
0
0
 a
n
n
u
a
l 

in
c
o
m
e
 t
o
 t
h
e
 C
o
u
n
c
il
, 
c
a
p
it
a
li
s
in
g
 a
t 
£
0
.1
2
 m

n
, 
w
h
ic
h
 c
a
n
 b
e
 d
e
d
u
c
te
d
 f
ro
m
 t
h
e
 c
o
u
n
c
il
 c
o
n
tr
ib
u
ti
o
n
. 

T
h
e
 T
o
w
n
s
c
a
p
e
 H
e
r
it
a
g
e
 I
n
it
ia
ti
v
e
 i
s
 l
ik
e
ly
 t
o
 f
a
ll
 u
n
d
e
r 
a
 r
a
n
g
e
 o
f 
th
e
 c
a
te
g
o
ri
e
s
. 
P
a
rt
 o
f 
th
e
 p
ro
je
c
t 
w
o
u
ld
 i
n
c
lu
d
e
 w
o
rk
 

o
n
 t
h
e
 p
u
b
li
c
 r
e
a
lm

, 
w
it
h
 n
o
 d
ir
e
c
t 
p
a
y
b
a
c
k
 (
i.
e
. 
C
a
te
g
o
ry
 A
),
 w
h
il
e
 o
th
e
r 
e
le
m
e
n
ts
 w
o
u
ld
 i
n
c
lu
d
e
 r
e
fu
rb
is
h
m
e
n
t 
o
r 

c
o
n
s
tr
u
c
ti
o
n
 o
f 
b
u
il
d
in
g
s
 w
h
ic
h
 w
o
u
ld
 n
e
e
d
 a
s
s
is
ta
n
c
e
 f
ro
m
 t
h
e
 p
u
b
li
c
 p
u
rs
e
 t
o
 v
a
ry
in
g
 d
e
g
re
e
s
 t
o
 m

a
k
e
 t
h
e
m
 v
ia
b
le
 w
it
h
 t
h
e
 

a
im

 o
f 
a
c
h
ie
v
in
g
 a
n
 e
n
d
 u
s
e
 w
h
ic
h
 w
o
u
ld
 a
tt
ra
c
t 
s
o
m
e
 r
e
tu
rn
. 

(S
e
e
 C
o
m
m
e
rc
ia
l 
C
a
s
e
 )
 

 T
h
e
 p
o
s
s
ib
le
 g
ra
n
t 
o
p
p
o
rt
u
n
it
ie
s
 f
o
r 
th
e
s
e
 p
ro
je
c
ts
 a
re
 l
is
te
d
 b
e
lo
w
; 

•
 
H
is
to
ri
c
 S
c
o
tl
a
n
d
’s
 B
u
il
d
in
g
 R
e
p
a
ir
 G
ra
n
ts
 S
c
h
e
m
e
 f
o
r 
b
u
il
d
in
g
s
 o
f 
“o
u
ts
ta
n
d
in
g
 a
rc
h
it
e
c
tu
ra
l 
o
r 
h
is
to
ri
c
 i
n
te
re
s
t”
. 

G
ra
n
ts
 a
re
 n
o
 m

o
re
 t
h
a
n
 £
5
0
,0
0
0
 a
n
d
 l
o
c
a
l 
a
u
th
o
ri
ti
e
s
 a
re
 o
n
ly
 e
li
g
ib
le
 u
p
 t
o
 4
0
 p
e
r 
c
e
n
t.
  

•
 
H
is
to
ri
c
 S
c
o
tl
a
n
d
 a
re
 k
e
e
n
 t
o
 s
e
e
 c
o
m
b
in
e
d
 T
o
w
n
s
c
a
p
e
 H
e
ri
ta
g
e
 I
n
it
ia
ti
v
e
 (
T
H
I)
 (
H
e
ri
ta
g
e
 L
o
tt
e
ry
) 
a
n
d
 C
o
n
s
e
rv
a
ti
o
n
 

A
re
a
 R
e
g
e
n
e
ra
ti
o
n
 S
c
h
e
m
e
 (
C
A
R
S
) 
(H

is
to
ri
c
 S
c
o
tl
a
n
d
) 
p
ro
je
c
ts
 g
o
in
g
 f
o
rw

a
rd
 a
n
d
 m

a
y
 f
a
v
o
u
r 
th
is
 a
p
p
ro
a
c
h
 i
n
 

R
o
th
e
s
a
y
. 
A
 C
o
n
s
e
rv
a
ti
o
n
 A
re
a
 A
p
p
ra
is
a
l 
a
n
d
 m

a
n
a
g
e
m
e
n
t 
p
la
n
 m

u
s
t 
b
e
 i
n
 p
la
c
e
 b
e
fo
re
 a
 T
H
I 
b
id
 i
s
 m

a
d
e
. 
B
o
th
 T
H
I 

a
n
d
 C
A
R
S
 s
c
h
e
m
e
s
 i
n
v
o
lv
e
 a
n
 i
n
te
rv
e
n
ti
o
n
 r
a
te
 o
f 
5
0
 p
e
r 
c
e
n
t.
  

•
 
R
o
th
e
s
a
y
 m

a
y
 a
tt
ra
c
t 
fu
n
d
in
g
 f
ro
m
 H
ig
h
la
n
d
s
 a
n
d
 I
s
la
n
d
s
 E
n
te
rp
ri
s
e
 b
e
c
a
u
s
e
 o
f 
it
s
 c
u
rr
e
n
t 
F
ra
g
il
e
 A
re
a
 s
ta
tu
s
. 
 

•
 
E
R
D
F
 –
 T
h
e
re
 a
p
p
e
a
r 
to
 b
e
 f
e
w
 o
p
p
o
rt
u
n
it
ie
s
 f
o
r 
fu
n
d
in
g
 f
o
r 
th
e
 t
o
w
n
s
c
a
p
e
 a
c
ti
v
it
ie
s
 t
h
ro
u
g
h
 t
h
is
 s
o
u
rc
e
, 
u
n
le
s
s
 t
h
e
re
 

w
a
s
 a
n
 i
d
e
n
ti
fi
e
d
 o
u
tc
o
m
e
/e
n
d
 u
s
e
 r
e
la
ti
n
g
 t
o
 e
c
o
n
o
m
ic
 g
ro
w
th
 a
n
d
 b
u
il
t/
c
u
lt
u
ra
l 
h
e
ri
ta
g
e
. 

•
 
L
e
a
d
e
r 
–
 m

a
y
 b
e
 a
b
le
 t
o
 p
ro
v
id
e
 s
u
p
p
o
rt
 a
c
ti
v
it
ie
s
 w
h
ic
h
 c
o
n
tr
ib
u
te
 t
o
 t
h
e
 t
h
e
m
e
s
 o
f 
R
e
v
it
a
li
z
a
ti
o
n
 o
f 
C
o
m
m
u
n
it
ie
s
 

a
n
d
 P
ro
g
re
s
s
iv
e
 R
u
ra
l 
E
c
o
n
o
m
ie
s
. 
L
e
a
d
e
r 
s
u
p
p
o
rt
e
d
 p
ro
je
c
ts
 m

u
s
t 
h
a
v
e
 a
 s
tr
o
n
g
 e
le
m
e
n
t 
o
f 
c
o
m
m
u
n
it
y
 i
n
v
o
lv
e
m
e
n
t 

a
n
d
 c
o
o
p
e
ra
ti
o
n
 b
e
tw

e
e
n
 c
o
m
m
u
n
it
ie
s
. 
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•
 
In
te
rr
e
g
 –
 T
h
is
 i
n
te
rn
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 p
ro
g
ra
m
m
e
 c
a
n
 a
s
s
is
t 
w
it
h
 l
a
rg
e
 p
ro
je
c
ts
 w
it
h
 a
 s
tr
a
te
g
ic
 i
m
p
a
c
t 
a
n
d
 a
 

T
ra
n
s
n
a
ti
o
n
a
l 
c
o
o
p
e
ra
ti
o
n
 e
le
m
e
n
t.
 F
o
r 
th
e
 R
o
th
e
s
a
y
 p
ro
je
c
ts
 t
o
 b
e
n
e
fi
t 
th
e
y
 w
o
u
ld
 r
e
q
u
ir
e
 t
o
 b
e
 p
a
rt
 o
f 
a
 l
a
rg
e
r 
b
id
 

e
n
c
o
m
p
a
s
s
in
g
 a
 n
u
m
b
e
r 
o
f 
lo
c
a
ti
o
n
s
. 
T
ra
n
s
n
a
ti
o
n
a
l 
p
ro
je
c
ts
 t
a
k
e
 t
im

e
 t
o
 p
u
t 
to
g
e
th
e
r 
a
n
d
 r
e
q
u
ir
e
 a
 n
u
m
b
e
r 
o
f 
v
e
ry
 

c
o
m
m
it
te
d
 p
a
rt
n
e
rs
. 
T
h
e
re
 a
re
 a
 n
u
m
b
e
r 
o
f 
a
re
a
s
 o
f 
c
o
o
p
e
ra
ti
o
n
 u
n
d
e
r 
In
te
rr
e
g
 a
s
 l
is
te
d
 b
e
lo
w
 w
h
e
re
 a
p
p
li
c
a
b
le
. 
 

 

•
 
T
h
e
 A
tl
a
n
ti
c
 A
re
a
 C
o
o
p
e
ra
ti
o
n
 S
tr
a
te
g
y
 (
In
te
rr
e
g
 I
V
) 
h
a
s
 a
 c
a
te
g
o
ry
 f
o
r 
c
o
n
s
e
rv
in
g
 a
n
d
 p
ro
m
o
ti
n
g
 A
tl
a
n
ti
c
 c
u
lt
u
ra
l 

h
e
ri
ta
g
e
 o
f 
tr
a
n
s
n
a
ti
o
n
a
l 
in
te
re
s
t.
  

. 
 

•
 
T
h
e
 N
o
rt
h
e
rn
 P
e
ri
p
h
e
ry
 P
ro
g
ra
m
m
e
 (
In
te
rr
e
g
 I
V
)h
a
s
 a
n
 o
b
je
c
ti
v
e
 r
e
la
ti
n
g
 t
o
 i
m
p
ro
v
in
g
 s
u
s
ta
in
a
b
le
 d
e
v
e
lo
p
m
e
n
t 
in
 

p
e
ri
p
h
e
ra
l 
re
g
io
n
s
 b
y
 s
tr
e
n
g
th
e
n
in
g
 u
rb
a
n
-r
u
ra
l 
re
la
ti
o
n
s
 a
n
d
 e
n
h
a
n
c
in
g
 r
e
g
io
n
a
l 
h
e
ri
ta
g
e
 

 
•
 
T
h
e
 E
R
D
F
 O
b
je
c
ti
v
e
 3
 I
n
te
rr
e
g
io
n
a
l 
C
o
o
p
e
ra
ti
o
n
 P
ro
g
ra
m
m
e
 I
N
T
E
R
R
E
G
 I
V
 C
 h
a
s
 a
 c
a
te
g
o
ry
 u
n
d
e
r 
P
ri
o
ri
ty
 2
 

E
n
v
ir
o
n
m
e
n
t 
a
n
d
 R
is
k
 P
re
v
e
n
ti
o
n
 w
h
ic
h
 h
a
s
 a
 s
u
b
 t
h
e
m
e
 o
f 
c
u
lt
u
ra
l 
h
e
ri
ta
g
e
 a
n
d
 L
a
n
d
s
c
a
p
e
. 
 

 T
h
e
 s
u
it
a
b
il
it
y
 o
f 
th
e
s
e
 g
ra
n
ts
 w
il
l 
re
q
u
ir
e
 f
u
rt
h
e
r 
a
s
s
e
s
s
m
e
n
t 
a
s
 t
h
e
 p
ro
je
c
ts
 d
e
v
e
lo
p
 f
u
rt
h
e
r.
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P
a
n
el
 1
9
:  
T
h
e 
m
a
n
a
g
em

en
t 
ca
se
 

T
h
e
 p
ro
je
c
ts
 t
h
e
m
s
e
lv
e
s
 w
il
l 
re
q
u
ir
e
 c
o
n
s
e
rv
a
ti
o
n
-s
e
n
s
it
iv
e
 m

a
n
a
g
e
m
e
n
t.
  
O
u
r 
p
ro
fe
s
s
io
n
a
l 
v
ie
w
 i
s
 t
h
a
t 
th
e
 P
a
v
il
io
n
 c
o
u
ld
 

b
e
n
e
fi
t 
fr
o
m
 h
ig
h
ly
 p
ro
a
c
ti
v
e
 m

a
rk
e
ti
n
g
: 
a
 m

a
rk
e
ti
n
g
 p
la
n
 w
o
u
ld
 n
e
e
d
 t
o
 b
e
 d
ra
w
n
 u
p
, 
a
n
d
 c
o
u
ld
 b
e
 p
a
rt
 o
f 
a
 h
ig
h
ly
 a
c
ti
v
e
 

d
e
s
ti
n
a
ti
o
n
 d
e
v
e
lo
p
m
e
n
t 
s
tr
a
te
g
y
 f
o
r 
B
u
te
. 
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P
a
n
el
 2
2
:  
R
is
k
 r
eg

is
te
r 

A
ll
 d
e
v
e
lo
p
m
e
n
ts
 h
a
v
e
 s
o
m
e
 d
e
g
re
e
 o
f 
ri
s
k
. 
T
h
is
 r
is
k
 r
e
g
is
te
r 
s
e
e
k
s
 t
o
 i
d
e
n
ti
fy
 t
h
e
 n
a
tu
re
 o
f 
th
e
 k
e
y
 r
is
k
s
 a
n
d
 t
h
e
 p
ro
c
e
d
u
re
s
 

w
h
ic
h
 c
o
u
ld
 b
e
 p
u
t 
in
 p
la
c
e
 t
o
 r
e
d
u
c
e
 t
h
e
ir
 l
ik
e
li
h
o
o
d
 o
f 
o
c
c
u
rr
in
g
 a
n
d
 t
h
e
 i
m
p
a
c
t 
if
 t
h
e
y
 d
o
 o
c
c
u
r.
 

 P
r
o
je
c
t 
to
 w
h
ic
h
 

r
is
k
 r
e
la
te
s
 

N
a
tu
r
e
 o
f 
th
e
 r
is
k
 

R
is
k
 r
a
ti
n
g
 
A
c
ti
o
n
s
 t
o
 m
it
ig
a
te
 t
h
e
 i
m
p
a
c
t 
o
f 
th
e
 r
is
k
 

P
a
v
il
io
n
 

N
e
c
e
s
s
a
ry
 r
e
p
a
ir
 w
o
rk
 m

o
re
 

e
x
te
n
s
iv
e
 t
h
a
n
 o
ri
g
in
a
ll
y
 

e
n
v
is
a
g
e
d
, 
le
a
d
in
g
 t
o
 c
o
s
t 
a
n
d
 /
 o
r 

ti
m
e
 o
v
e
rr
u
n
s
. 

H
ig
h
 

M
in
im

is
e
 f
in
a
n
c
ia
l 
ri
s
k
 t
o
 t
h
e
 C
o
u
n
c
il
 t
h
ro
u
g
h
 

c
a
re
fu
l 
w
o
rd
in
g
 o
f 
th
e
 r
e
s
to
ra
ti
o
n
 c
o
n
tr
a
c
t 
w
h
ic
h
 

d
o
e
s
 n
o
t 
le
a
v
e
 a
ll
 t
h
e
 r
is
k
s
 w
it
h
 t
h
e
 C
o
u
n
c
il
 e
.g
. 

fi
n
a
n
c
ia
l 
p
e
n
a
lt
ie
s
 i
n
 p
la
c
e
 f
o
r 
la
te
 c
o
m
p
le
ti
o
n
. 

E
n
s
u
re
 a
 c
o
n
ti
n
g
e
n
c
y
 f
u
n
d
 i
s
 i
n
 p
la
c
e
 f
o
r 

u
n
e
x
p
e
c
te
d
 w
o
rk
s
. 
 

P
a
v
il
io
n
 

U
n
a
b
le
 t
o
 g
e
t 
s
p
e
c
ia
li
s
t 
b
u
il
d
in
g
 

p
e
rs
o
n
n
e
l 
n
e
c
e
s
s
a
ry
 t
o
 u
n
d
e
rt
a
k
e
 

th
e
 w
o
rk
. 

M
e
d
iu
m
 

L
ia
is
e
 w
it
h
 D
e
L
a
W
a
rr
 P
a
v
il
io
n
 s
ta
ff
 a
n
d
 k
e
y
 

a
g
e
n
c
ie
s
, 
s
u
c
h
 a
s
 H
is
to
ri
c
 S
c
o
tl
a
n
d
, 
to
 i
d
e
n
ti
fy
 

p
o
te
n
ti
a
l 
b
id
d
e
rs
. 
 

P
a
v
il
io
n
 

E
x
is
ti
n
g
 c
o
m
m
u
n
it
y
 u
s
e
rs
 o
f 
th
e
 

P
a
v
il
io
n
 u
n
a
b
le
 t
o
 f
in
d
 a
lt
e
rn
a
ti
v
e
 

p
re
m
is
e
s
 d
u
ri
n
g
 t
h
e
 r
e
fu
rb
is
h
m
e
n
t,
 

le
a
d
in
g
 t
o
 t
h
e
m
 c
lo
s
in
g
. 
  

M
e
d
iu
m
 

C
o
n
s
u
lt
 w
it
h
 c
o
m
m
u
n
it
y
 g
ro
u
p
s
 a
t 
a
n
 e
a
rl
y
 s
ta
g
e
 

to
 i
d
e
n
ti
fy
 t
h
e
ir
 r
e
q
u
ir
e
m
e
n
ts
 a
n
d
 i
d
e
n
ti
fy
 

a
p
p
ro
p
ri
a
te
 a
lt
e
rn
a
ti
v
e
 a
c
c
o
m
m
o
d
a
ti
o
n
 t
o
 a
ll
o
w
 

th
e
m
 t
o
 c
o
n
ti
n
u
e
 t
o
 o
p
e
ra
te
. 
 

P
a
v
il
io
n
 

A
c
c
o
m
m
o
d
a
ti
o
n
 b
e
c
o
m
e
s
 

u
n
s
u
it
a
b
le
 f
o
r 
e
x
is
ti
n
g
 u
s
e
rs
 o
n
c
e
 

re
fu
rb
is
h
m
e
n
t 
c
o
m
p
le
te
. 

M
e
d
iu
m
 

W
o
rk
 w
it
h
 l
ik
e
ly
 a
ff
e
c
te
d
 g
ro
u
p
s
 t
o
 i
d
e
n
ti
fy
 n
e
w
, 

p
e
rm

a
n
e
n
t 
h
o
m
e
s
 f
o
r 
th
e
ir
 a
c
ti
v
it
ie
s
. 
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 P
r
o
je
c
t 
to
 w
h
ic
h
 r
is
k
 

r
e
la
te
s
 

N
a
tu
r
e
 o
f 
th
e
 r
is
k
 

R
is
k
 r
a
ti
n
g
 
A
c
ti
o
n
s
 t
o
 m
it
ig
a
te
 t
h
e
 i
m
p
a
c
t 
o
f 
th
e
 r
is
k
 

T
o
w
n
 C
e
n
tr
e
 T
H
I 
/ 

C
A
R
S
 s
c
h
e
m
e
s
 

M
a
tc
h
 f
u
n
d
in
g
 c
a
n
n
o
t 
b
e
 s
e
c
u
re
d
 

o
r 
fu
n
d
in
g
 p
a
rt
n
e
rs
 p
u
ll
 o
u
t 
o
f 

th
e
 p
ro
je
c
t.
 

H
ig
h
 

W
o
rk
 c
lo
s
e
ly
 d
u
ri
n
g
 t
h
e
 d
e
v
e
lo
p
m
e
n
t 
p
h
a
s
e
 o
f 

th
e
 p
ro
je
c
t 
w
it
h
 p
o
te
n
ti
a
l 
k
e
y
 f
u
n
d
e
rs
 t
o
 

u
n
d
e
rs
ta
n
d
 t
h
e
ir
 c
ri
te
ri
a
 a
n
d
 h
e
n
c
e
 m

a
x
im

is
e
 t
h
e
 

c
h
a
n
c
e
 o
f 
a
 s
u
c
c
e
s
s
fu
l 
b
id
. 

S
e
e
k
 a
n
d
 m

a
in
ta
in
 t
h
e
 b
a
c
k
in
g
 o
f 
g
ro
u
p
s
 w
it
h
 

in
fl
u
e
n
c
e
 o
v
e
r 
fu
n
d
in
g
 d
e
c
is
io
n
s
, 
s
u
c
h
 a
s
 P
ri
n
c
e
’s
 

R
e
g
e
n
e
ra
ti
o
n
 T
ru
s
t.
 

T
o
w
n
 C
e
n
tr
e
 T
H
I 
/ 

C
A
R
S
 s
c
h
e
m
e
s
 

In
fl
a
ti
o
n
a
ry
 p
re
s
s
u
re
s
 i
n
 b
u
il
d
in
g
 

a
n
d
 r
e
s
to
ra
ti
o
n
 c
o
s
ts
 r
e
d
u
c
e
s
 t
h
e
 

v
a
lu
e
 o
f 
th
e
 f
u
n
d
in
g
 p
o
t,
 h
e
n
c
e
 

re
d
u
c
e
s
 t
h
e
 s
c
o
p
e
 o
f 
w
o
rk
 

p
o
s
s
ib
le
. 

H
ig
h
 

T
a
k
e
 p
ro
fe
s
s
io
n
a
l 
a
d
v
ic
e
 o
n
 l
ik
e
ly
 b
u
il
d
in
g
 c
o
s
ts
 

o
v
e
r 
th
e
 n
e
x
t 
fe
w
 y
e
a
rs
 a
n
d
 b
u
il
d
 i
n
 a
 

c
o
n
ti
n
g
e
n
c
y
 t
o
 c
o
v
e
r 
s
o
m
e
 o
v
e
r 
ru
n
s
 i
n
 c
o
s
ts
. 
 

P
ri
o
ri
ti
s
e
 p
ro
je
c
ts
 s
o
 t
h
a
t 
if
 w
o
rk
s
 c
o
s
t 
m
o
re
 t
h
a
n
 

p
re
d
ic
te
d
 t
h
e
n
 t
h
e
re
 a
re
 l
o
w
e
r 
p
ri
o
ri
ty
 p
ro
je
c
ts
 

w
h
ic
h
 c
a
n
 b
e
 r
e
m
o
v
e
d
 f
ro
m
 t
h
e
 s
c
h
e
m
e
 w
h
il
s
t 

s
ti
ll
 m

a
in
ta
in
in
g
 a
 c
o
h
e
re
n
t 
p
a
c
k
a
g
e
. 

T
o
w
n
 C
e
n
tr
e
 T
H
I 
/ 

C
A
R
S
 s
c
h
e
m
e
s
 

O
w
n
e
rs
h
ip
 u
n
c
e
rt
a
in
ty
 a
n
d
 

d
is
p
u
te
s
 d
e
la
y
s
 p
ro
g
re
s
s
 o
f 

im
p
le
m
e
n
ti
n
g
 p
ro
je
c
t 

H
ig
h
 

Id
e
n
ti
fy
 p
ro
p
e
rt
ie
s
 w
it
h
 p
o
te
n
ti
a
l 
o
w
n
e
rs
h
ip
 

is
s
u
e
s
. 
D
e
te
rm

in
e
 i
f 
li
k
e
ly
 t
h
a
t 
th
e
s
e
 i
s
s
u
e
s
 c
a
n
 

b
e
 r
e
s
o
lv
e
d
 o
r 
w
h
e
th
e
r 
it
 m

a
y
 b
e
 n
e
c
e
s
s
a
ry
 t
o
 

a
d
ju
s
t 
th
e
 s
c
h
e
m
e
 a
t 
th
e
 o
u
ts
e
t 
to
 r
e
m
o
v
e
 t
h
e
s
e
 

b
u
il
d
in
g
s
 f
ro
m
 t
h
e
 s
c
h
e
m
e
. 

T
o
w
n
 C
e
n
tr
e
 T
H
I 
/ 

C
A
R
S
 s
c
h
e
m
e
s
 

D
is
ru
p
ti
o
n
 t
o
 t
o
w
n
 c
e
n
tr
e
 t
ra
d
e
rs
 

d
u
ri
n
g
 t
h
e
 d
e
v
e
lo
p
m
e
n
ts
, 
le
a
d
in
g
 

to
 l
o
s
s
 o
f 
tr
a
d
e
 

M
e
d
iu
m
 

W
o
rk
 w
it
h
 l
o
c
a
l 
tr
a
d
e
rs
 a
n
d
 b
u
s
in
e
s
s
 g
ro
u
p
s
 t
o
 

e
n
s
u
re
 t
h
e
 i
m
p
a
c
t 
o
f 
a
n
y
 d
is
ru
p
ti
o
n
s
 i
s
 

m
in
im

is
e
d
. 
 

T
o
w
n
 C
e
n
tr
e
 T
H
I 
/ 

C
A
R
S
 s
c
h
e
m
e
s
 

L
a
c
k
 o
f 
d
e
m
a
n
d
 f
o
r 
n
e
w
ly
 

re
n
o
v
a
te
d
 p
re
m
is
e
s
 a
c
q
u
ir
e
d
 b
y
 

th
e
 C
o
u
n
c
il
 a
s
 p
a
rt
 o
f 
th
e
 

s
c
h
e
m
e
. 

M
e
d
iu
m
 

E
n
s
u
re
 w
id
e
s
p
re
a
d
 p
ro
m
o
ti
o
n
 o
f 
th
e
 n
e
w
 

o
p
p
o
rt
u
n
it
ie
s
 a
v
a
il
a
b
le
 i
n
 R
o
th
e
s
a
y
 a
s
 a
 r
e
s
u
lt
 o
f 

th
e
 s
c
h
e
m
e
s
 t
o
 r
a
is
e
 i
n
te
re
s
t 
in
 t
h
e
 p
ro
p
e
rt
ie
s
 

a
m
o
n
g
s
t 
p
o
te
n
ti
a
l 
p
u
rc
h
a
s
e
rs
. 

L
ia
is
e
 w
it
h
 e
s
ta
te
 a
g
e
n
ts
 t
o
 u
n
d
e
rs
ta
n
d
 t
h
e
 

d
e
m
a
n
d
s
 w
it
h
in
 t
h
e
 l
o
c
a
l 
c
o
m
m
e
rc
ia
l 
p
ro
p
e
rt
y
 

m
a
rk
e
t.
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P
a
n
el
 2
3
: B

en
ef
it
s 
re
g
is
te
r 

T
h
e
 i
d
e
a
 o
f 
m
o
n
it
o
ri
n
g
 t
h
e
s
e
 f
ra
g
il
e
 l
o
c
a
l 
e
c
o
n
o
m
ie
s
 s
o
 w
e
 c
a
n
 s
e
e
 i
f 
b
e
n
e
fi
ts
 a
re
 g
e
tt
in
g
 t
h
ro
u
g
h
, 
a
n
d
 h
a
v
e
 e
a
rl
y
 w
a
rn
in
g
 i
f 

th
e
y
 a
re
 n
o
t,
 s
e
e
m
s
 t
o
 u
s
 a
n
 i
m
p
o
rt
a
n
t 
o
n
e
. 
 W

e
 h
o
p
e
 t
h
e
 C
o
u
n
c
il
 w
il
l 
fo
ll
o
w
 i
t 
u
p
. 
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P
a
n
el
 2
4
:  
A
 b
a
la
n
ce
d
 a
p
p
ra
is
a
l 

*
C
*
H
*
O
*
R
*
D
*

D
E
V
E
L
O
P
M
E
N
T
 I
N
V
E
S
T
M
E
N
T
 I
N
 T
O
W
N
 C
E
N
T
R
E
S
 A
N
D
 W
A
T
E
R
F
R
O
N
T
S
 B
Y
 A
R
G
Y
L
L
A
N
D
 B
U
T
E
 C
O
U
N
C
I
L

E
v
a
lu
a
ti
o
n
 F
o
rm

u
la

*

RISKS

Q
U
A
N
T
I
F
I
E
D

E
C
O
N
O
M
I
C

B
E
N
E
F
I
T
S
+

O
T
H
E
R

B
E
N
E
F
I
T
S

N
E
T
 C
O
S
T
 T
O

C
H
O
R
D

R
E
S
O
U
R
C
E
S

O
T
H
E
R

P
U
B
L
IC

S
E
C
T
O
R

C
O
S
T
S

U
n
-

a
v
o
id
a
b
le

c
o
s
t 
o
f

d
o
-n
o
th
in
g

o
p
ti
o
n

C
h
a
rg
e
d

to
 o
th
e
r

A
&
B

C
o
u
n
c
il

a
c
c
o
u
n
ts

O
T
H
E
R

P
R
IV
A
T
E

S
E
C
T
O
R

C
O
S
T
S

A
R
G
Y
L
L

&
 B
U
T
E

P
R
IV
A
T
E

S
E
C
T
O
R

C
O
S
T
S

MANAGEABILITY
*

 

T
h
e
 d
ia
g
ra
m
 a
b
o
v
e
 s
u
m
m
a
ri
s
e
s
 t
h
e
 e
v
a
lu
a
ti
o
n
 f
o
rm

u
la
 t
h
a
t 
is
 t
o
 b
e
 a
p
p
li
e
d
 t
o
 t
h
e
 p
ro
je
c
ts
 i
n
 t
h
is
 d
o
s
s
ie
r.
  
M
o
re
 d
e
ta
il
 i
s
 

p
ro
v
id
e
d
 i
n
 t
h
e
 w
o
rk
in
g
 p
a
p
e
rs
 t
o
 t
h
is
 d
o
s
s
ie
r 
a
n
d
 i
n
 t
h
e
 C
H
O
R
D
 p
ro
je
c
t 
w
o
rk
in
g
 p
a
p
e
r 
‘A
s
s
e
s
s
in
g
 b
u
s
in
e
s
s
 c
a
s
e
s
’.
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P
a
n
el
 2
5
:  
B
a
ck

u
p
 a
n
d
 b
o
il
er
p
la
te
 

 1
. 

R
o
th
e
s
a
y
 E
c
o
n
o
m
ic
 P
ro
fi
le
 –
 c
o
g
e
n
ts
i 

2
. 

R
o
th
e
s
a
y
 P
ro
p
e
rt
y
 a
n
d
 R
e
ta
il
 M

a
rk
e
t 
R
e
v
ie
w
 –
 S
m
it
h
s
 G
o
re
 a
n
d
 c
o
g
e
n
ts
i 

3
. 

D
R
E
A
M
®
p
e
o
p
le
 d
e
m
o
g
ra
p
h
ic
 a
n
a
ly
s
is
 a
n
d
 p
ro
je
c
ti
o
n
s
 f
o
r 
R
o
th
e
s
a
y
 a
n
d
 A
rg
y
ll
 a
n
d
 B
u
te
 -
 c
o
g
e
n
ts
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