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Report To: THE BOARD OF THE SCOTTISH FIRE AND RESCUE SERVICE  

Report No: B/BS/04-15 

Date: 26 MARCH 2015 

Report By: DEPUTY CHIEF OFFICER ALEX CLARK 

 

Subject: SCOTTISH FIRE AND RESCUE SERVICE HEADQUARTERS- 
OUTCOME OF OPTIONS APPRAISAL 

 

1 PURPOSE 

1.1 This report is presented to the board with a view to supporting the decision-making 

process around the establishment of a principal office location (headquarters) 

building for the Scottish Fire and Rescue Service. 

1.2 This is the second report to be considered by the board in relation to a headquarters 

building and it presents the board with the findings of the options appraisal that was 

carried out, as directed by the board, following its meeting on the 27 November 2014. 

 

2 RECOMMENDATIONS 

2.1 The board is invited to: 

a) Consider this report and the conclusions reached; 

b) Approve the site at Stirling Kildean, as the preferred option, following scrutiny 

of the Options appraisal carried out in accordance with Her Majesty’s 

Treasury, Green Book Guidance. 

 

3 BACKGROUND 

3.1 On the creation of the SFRS there were 8 recognised headquarters buildings across 

Scotland; one for each of the antecedent services.  These are located in Hamilton, 

Dumfries, Edinburgh, Maddiston, Thornton, Dundee, Aberdeen and Inverness.  All of 

the buildings currently contain staff working for either the service delivery area or in 

support of a recognised headquarters function. 
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3.2 The SFRS established an interim headquarters in Perth on its creation and has 

occupied a shared building in Whitefriars Crescent since then. 

3.3 The Strategic Intent proposals, considered by the board at its meeting in September 

2013 and again in January 2014, identified the need for the SFRS to establish a 

headquarters that would be fit-for-purpose and would form part of the infrastructure 

that would support an effective single fire and rescue service. This will benefit the 

service by creating a focal point for the organisation that will bring key staff together 

to develop strategy and ensure its effective implementation.  It will provide the 

service with a visible presence within Scotland and, through this visibility, help 

influence cultural change. 

3.4 This proposal was agreed by the board with additional direction that the location of a 

headquarters should fall within the triangular area bounded by the locations of 

Glasgow, Perth and Edinburgh.  This decision is aligned to the criteria established by 

Scottish Government (Appendix 1) whereby it is recognised that as an ‘other 

significant public body’ the SFRS should demonstrate its commitment to serving the 

whole of Scotland by maintaining a national footprint across the whole country. 

3.5 The guidance created by Scottish Government set out a range of policies and criteria 

that the service is required to comply with.  In particular, the Minister, who is required 

under the Police and Fire Reform (Scotland) Act 2012 to approve the location of the 

principal office accommodation of the SFRS, expects the SFRS board to take 

account of the specific criteria within Appendix 1. 

 

4 APPROACH 

4.1 In order to fully consider all views relating to the establishment of a headquarters 

building a twin track approach was adopted.  

4.2 SLT members were asked to identify their requirements, at all times embracing the 

ideology of a decentralised organisation.  These have been captured by the property 

function and are central to establishing the operational requirements for the building. 

4.3 A series of engagements were undertaken with board members in order to establish 

their thoughts on a headquarters building.  This took the form of detailed discussions 

with focus groups of board members where a series of discussion points led the 

conversation.  

4.4 The outcome of these discussions led to the development of the strategic case that 

was presented to the board at its meeting on the 27 November 2014, following which 

the board gave direction to carry out a full options appraisal, in accordance with HMT 

Green Book Guidance, on the following sites; 

 Stirling Fire Station 
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 Stirling Kildean Business Park 

 The Atrium, Perth 

 Perth Fire Station 

 Falkirk Gateway 

 

4.5 These locations were selected from a long list of options that was developed 

following an assessment of our existing estate, properties occupied by other local 

authorities and available land within the public sector.   

 

5 THE OPTIONS APPRAISAL 

5.1 In order to carry out the options appraisal the service engaged the services of 

KEPPIE to develop a site neutral design (previously circulated) that accommodated 

the requirements of the board, as identified within the report presented on the 27 

November 2014. 

5.2 The site neutral design was then assessed against each of the options to ensure that 

the space requirements and the SFRS requirements could be met. The approach of 

assuming a site neutral building provides a solid basis for an estimation of the capital 

costs and anticipated annual running costs which are required to be considered. 

5.3 Deloitte Real Estate (DRE) were commissioned to undertake the options appraisal 

(Appendix 2), which is a comprehensive assessment of the options available. This 

covering report summarises the key findings of the appraisal; the full options 

appraisal being the focus for scrutiny at the board meeting. 

5.4 The options appraisal comprises a summary of the selected sites, a monetary 

evaluation, a non-monetary evaluation, a risk assessment, procurement 

considerations, a conclusion and a recommendation.   

5.5 The monetary evaluation focuses on the construction (capital) and operational 

(revenue) costs, appraised over a 28 year evaluation period. 

5.6 The non-monetary evaluation outlines how well the five sites fit the requirements for 

the proposed SFRS HQ building. The selected sites have been scored in three main 

areas; Access, Building and Surrounding. All three areas comprise a number of 

different criteria relevant to the development of the new HQ. These criteria have been 

weighted to represent the importance of each area. 

5.7 The risk assessment describes and analyses the wide range of risks which are most 

likely to adversely impact on the delivery of the new HQ building. In addition to listing 

the prospective risks, a series of potential mitigating actions have also been 

identified. 
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5.8 In preparation for the ‘next steps’ a section on procurement route options are 

contained within the appraisal for consideration. 

 

6 CONCLUSIONS 

6.1 Monetary Evaluation  

6.1.1 Kildean Business Park and Falkirk Gateway are very similar in terms of location, 

availability and associated costs. The principal difference relates to infrastructure – 

while Falkirk’s road network and access points are already developed, the necessary 

infrastructure at Stirling Kildean is under construction and due to be delivered in the 

near future. This infrastructure includes site access roads and services connections. 

6.1.2 The monetary evaluation concludes that the Perth Atrium option is the cheapest 

option, with the Stirling Fire Station option being the most expensive (not including 

land costs). For the purpose of the options appraisal, however, the monetary 

differences between three of the five options are not sufficient to be a significant  

deciding factor in the choice of location. 

6.2 Non-monetary evaluation 

6.2.1 If only non-monetary values are considered the two Perth sites clearly lag behind the 

three other sites, with significant limitations which include footprint capability, visibility 

and deliverability. The Stirling fire station site would be a good fit for many reasons 

but access issues, the visibility from the castle and the close proximity to the 

residential estate present significant challenges which affect its overall assessment. 

6.2.2 The Stirling Kildean and the Falkirk Gateway sites both score very highly with the 

Kildean site scoring slightly higher than the Falkirk option. The Kildean site is the 

more secure choice with the on-going leisure based development and associated 

infrastructure proceeding within the business park creating a momentum. The Falkirk 

site, while having the benefit of the existing fire station on the adjacent site allowing 

synergies in the future, and existing infrastructure, does not currently generate the 

same development dynamics offered at Stirling. 

6.3 Overall Conclusion 

6.3.1 The final scores for the appraisal have been derived by dividing the monetary 

evaluation (sum of capital and land costs) by the number of points a given site has 

scored in the non-monetary evaluation. This provides a single figure, namely how 

much it would cost to ‘buy’ each point from the non-monetary evaluation. 

6.3.2 The non-monetary analysis attributes the highest score to the site at Kildean 

Business Park in Stirling. It is closely followed by Falkirk gateway, due to the 

similarities between the sites. Both locations are characterised by convenient access, 
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shortest travelling time for staff and visitors, large and flexible footprint and prominent 

location. 

6.3.3 The application of the methodology identifies Stirling Kildean as the top ranked 

option, with the Falkirk Gateway site following closely behind. There is a considerable 

gap between the Stirling Kildean and Stirling Fire Station site and an even greater 

difference between Stirling Kildean and the two Perth sites. 

 

7 RECOMMENDATION 

7.1 In line with the findings of the Options Appraisal, it is recommended that the site at 

Kildean Business Park, Stirling is the preferred location for the SFRS headquarters 

building. The location combines the key requirements and advantages of 

accessibility, presence, visibility, and flexibility of size and shape. Services are 

already available and the necessary infrastructure is being delivered within the next 

12-16 months as part of the Stirling Development Agency’s commitment to the 

location. 

 

8 CORE BRIEF 

8.1 The report presents to the SFRS Board the findings of the Options Appraisal, carried 

out in accordance with Her Majesty’s Treasury Green Book Guidance, and seeks 

agreement on the preferred option. Having evaluated the options from a monetary 

and non-monetary perspective, the report concludes that the site at Kildean Business 

Park, Stirling is the preferred option and this was the recommendation. 

 

 
ALEX CLARK 
Deputy Chief Officer 
 
26 March 2015 
 
 
(For further information, please contact DCO Alex Clark, SFRS HQ, 5 Whitefriars Crescent, 
Perth PH2 0PA) 
 



Appendix 1 

SCOTTISH FIRE AND RESCUE SERVICE HEADQUARTERS – CRITERIA 

 

1. Section 15 of Schedule 1A of the Police and Fire Reform (Scotland) Act 

2012 refers to the location of the principal office premises of the SFRS.  It 

states that: 

Any determination by SFRS as to the location of the principal office premises of 

its members or its Chief Officer is subject to the approval of the Scottish 

Ministers. 

This note sets out the criteria Ministers will apply in determining whether or not 

to grant their approval to the SFRS Headquarters location proposed by the SFRS 

Board.  In addition to this specific statutory requirement, there are a number of 

generic requirements on all public bodies which need to be taken into account, 

which are listed here for ease of reference. 

2. Ministers require the SFRS to follow the guidance contained within the SG 

Asset Management Policy and the Scottish Public Finance Manual (SPFM) - 

particularly the guidance around the acquisition of property. 

3. Ministers require the SFRS to comply with the duty of Best Value placed 

upon it as outlined in the Guidance for Accountable Officers. 

4.  Ministers require that appropriate use is made of existing Framework 

agreements to ensure that procurement of services, property, goods, 

including but not limited to, equipment and furnishings is undertaken in 

line with the expectations placed on public bodies.  The Scottish 

Procurement & Commercial Directorate can provide further advice on 

these issues. 

5. In terms of securing the proper use of public money, Ministers require the 

SFRS Board to approach the selection of an HQ location in the same 

manner as any other investment decision, with a clear assessment of 

costs and benefits carried out in line with HMT Green Book guidance. 

6. There will be a presumption in favour of the choice representing best 

value for money for the Scottish Government as a whole, providing that 

this meets the requirements of the organisation, unless clear reasons for 

an alternative are agreed by Ministers. 

7. In addition to compliance with the policies and criteria highlighted above, 

Ministers expect the SFRS Board to take account of the following specific 

criteria. 

http://www.scotland.gov.uk/About/Locations/location-policy/asset-management
http://www.scotland.gov.uk/About/Locations/location-policy/asset-management
http://www.scotland.gov.uk/Topics/Government/Finance/spfm/property
http://www.scotland.gov.uk/Publications/2011/03/22154607/0
https://www.gov.uk/government/publications/the-green-book-appraisal-and-evaluation-in-central-governent
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Establishing the Culture of the SFRS 

Ministers have set the SFRS Board the goal of building on the best of all eight of 

the predecessor fire and rescue services – while recognising that the new 

national SFRS will need to establish a culture and identity of its own.  As such, a 

building previously used as one of the HQs of the former eight services may 

send the wrong message and is unlikely to be an appropriate choice. 

Location 

Ministers have noted the decision around HQ location that was made by the 

SFRS Board on 26 September 2013.  The SFRS is a significant national body.  In 

determining its HQ location and solution, it should therefore demonstrate its 

commitment to serving the whole of Scotland and maintaining a significant 

national footprint across the whole country.  The SFRS Board should ensure its 

proposed HQ is readily accessible from all parts of the country, both to allow 

easy access for stakeholders from every part of Scotland, and to reduce 

unnecessary travel and expense for senior managers and other staff likely to be 

required to travel to the HQ on a regular basis. 

Smarter Working 

The SFRS should not seek to centralise all common functions in one HQ location.  

Instead, it should take a creative, innovative and imaginative approach to 

considering both the location and “purpose” of its HQ solution, as a significant 

part of maintaining its national footprint.  The SFRS Board should ensure that its 

HQ solution meets modern workplace design principles and makes efficient use 

of space.  The SG Smarter Workplaces Programme Team can provide further 

advice on these issues. 

Value for Money 

Given that the SFRS has inherited a significant property estate, taking into 

account the comments on establishing the culture of the SFRS, the purchase or 

lease of an additional building – or construction on a new site – would need to 

clearly demonstrate value for money: and as such Ministers would expect SFRS 

to look first at options within its existing estate or drawing on the existing estate 

of the wider public sector. 

8. Ministers expect a full options appraisal and business case to be prepared 

for the proposed SFRS HQ, taking account of the criteria set out in this 

document.  The SFRS Board should ensure that the formal appraisal of all 

options considered is published on the SFRS website following the 

announcement of the final decision. 

Scottish Government 
October 2014 
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FK9 4TZ

FAO Ian Wolstenholme Esq

20 March 2015

Dear Sirs

Scottish Fire & Rescue Service

Green Book Option Appraisal & Feasibility Review - New Headquarters Site.

We refer to your instructions to prepare an Option Appraisal in accordance with the HM Treasury Green Book

guidance to establish the most appropriate option site for the establishment of a new National Head Quarters for the

Scottish Fire & Rescue Service (SFRS)

We are pleased to provide our report (“the report”). This report has been prepared for the sole purpose of assisting

and advising Hub East Central Scotland (Hubco) and the Scottish Fire and Rescue Services (SFRS) in accordance

with our engagement letter dated 20 January 2015.

This report is confidential to the addressees and prepared solely for the purpose(s) set out in our engagement letter.

You should not refer to or use our name or the report for any other purpose, disclose them or refer to them in any

prospectus or other document, or make them available or communicate them to any other party. No other party is

entitled to rely on our report for any purpose whatsoever and we accept no duty of care or liability to any party who is

shown or gains access to this report.

We draw your attention to the scope and basis of our work in Schedule Part 1 of our letter of appointment. We have

not commented on the terms of any transaction as this is outside our remit. As noted in our engagement letter, the

focus of the review is limited to the five selected option sites.

Yours sincerely

Deloitte LLP
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Executive Summary

Introduction

The consolidation of eight separate fire and rescue services into a single Scottish Fire and Rescue Service (SFRS)

which became operational in April 2013, presented the need for the establishment of a single national

Headquarters (HQ). Drawing the key staff into a single location is crucial for the efficient delivery of future services.

Furthermore, it would help to enhance the SFRS’s corporate image as they move further towards the

implementation of the objectives set in the Strategic Plan.

Through initial discussions with local authorities, eleven potential sites were identified for such purpose. These

sites were subsequently reviewed by the SFRS Board and the final selection of five preferred locations has been

approved. Deloitte Real Estate (DRE) have reviewed the selected sites to arrive at a recommendation for the

optimal location for the new HQ.

The main benefits of establishing a single Headquarters building include:

 Bringing key staff together;

 Creation of an improved working environment;

 Increased collaboration within the departments;

 Improvements to sustainability within the office estate; and

 The creation of Community Benefit.

Options and key findings

The final options are located within a triangle bounded by Edinburgh, Glasgow and Perth and comprise the

following sites:

 Stirling Fire Station and adjacent site;

 Stirling Kildean Business Park;

 Falkirk Gateway Business Park;

 Perth Fire Station site; and

 The Atrium Building, Glover Street, Perth.

As part of this Options Appraisal, DRE have visited the five sites. In summary our key findings are two-fold: firstly,

we do not consider either of the sites in Perth to cater for the design or the needs of the SFRS and secondly, the

sites at Stirling Kildean and Falkirk Gateway are both suitable for the Headquarters development. These sites are

separated by only minor differences in the final scoring.

We have discounted the two Perth options within this appraisal as neither site meets the criteria or requirements

set by the SFRS. The site at Perth fire station is irregular in shape and does not have the necessary flexibility to

accommodate the “site neutral design” with the required parking provision. Moreover, should the HQ be developed
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on the fire station site, it would be situated at the back of the existing fire station and therefore, lack visibility and

presence.

The Atrium building in Perth, being an existing office building, requires comprehensive refurbishment and

extension, to deliver the required accommodation. We understand that the property is owned by a private pension

fund and it is not clear, whether heritable interest in this building could be acquired at an appropriate price.

Being located on the edge of a residential area, Stirling fire station also lacks the necessary presence and is

unlikely to provide the enhancement of SFRS’s corporate image sought. In addition, considerable capital costs will

be required to adjust the road infrastructure to enable development of the HQ on the site.

Stirling Kildean and Falkirk Gateway are both clear sites that enjoy good visibility and easy access. In addition,

both are large enough to accommodate the site neutral design and the required parking. The main differences are

focused around the availability of amenities and the prospect of further development on adjacent development sites

in the locale.

Conclusion and recommendation

We arrived at the final conclusion and recommendations by considering the results of monetary and non-monetary

analysis carried out as part of this Options Appraisal. However, we have mainly focused on the outcomes of the

non-monetary matrix evaluation and considered the individual and final scorings in great detail.

Based on the results and our professional experience, our recommendation is that the site at Kildean Business

Park Stirling is the best suited location for the new SFRS Headquarters building. This particular location combines

the key requirements and advantages of accessibility, presence, visibility and flexibility of size & shape. Services

are already available and the necessary infrastructure is being delivered within the next 12-16 months as part of

the Stirling Development Agency’s commitment to the location. Moreover, the majority of support staff can access

the location within 40 minutes.
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1 Introduction

In January 2015, Deloitte Real Estate (DRE) was commissioned by Hub East Central Scotland (Hubco) on behalf

of the Scottish Fire and Rescue Services (SFRS) to develop an Options Appraisal around the location of a new

principal Headquarters (HQ) building for the Service. DRE have been working collaboratively with Hub East Central

Scotland and their other technical advisers together with key stakeholders, in order to produce this report which will

allow the SFRS executive to put forward a recommendation on the proposed location for the HQ building. The

report has been created in accordance with the requirements of the SFRS Board and by following HM Treasury

Green Book good practice guidance.

1.1 Project Background

The SFRS was established on 1 April 2013 through the consolidation of eight fire and rescue services previously

operating in Scotland. As a result, the newly created SFRS had regional head offices in eight different locations:

Hamilton, Dumfries, Edinburgh, Maddiston, Thornton, Dundee, Aberdeen and Inverness. Temporary headquarters

have been established at Whitefriars Crescent, Perth.

The SFRS Board considered The Strategic Intent proposals in 2013 and 2014 and recognised the need to

establish one Scottish headquarters location with the capacity to support the operations of SFRS. The HQ would

bring together key staff currently working in the service delivery and support services areas. The SFRS Board

agreed that the building should be a fit-for-purpose, modern facility located in a prominent and easily accessible

location. The future headquarters site should fall within the triangular location bounded by the locations of

Edinburgh, Glasgow and Perth.

1.2 Context & Purpose

The purpose of this report is to provide SFRS with a comprehensive options appraisal which supports the

transformation timetable with a recommended way forward. The options appraisal has been constructed to meet

the requirements outlined by the Board and to provide a quantitative and qualitative evaluation against the key

criteria. The scored options have been developed and refined during a series of stakeholder consultations and

workshops.

The report focuses on the five shortlisted sites, which have already been approved by the Board. Throughout this

project we have relied on information provided by Hubco and their external consultants, including site value reports

produced by Ryden and cost models created by Red Skye Consulting.

1.3 Report Structure

Our report has been drafted with the following structure:

 Summary of selected sites: provides details around the five selected sites.

 Monetary evaluation: based on the figures provided by Red Skye Consulting, the monetary valuation

focuses on the construction (capital) and operational (revenue) costs, (comprising both “standard”

development costs and site specific costs), appraised over a 28 year evaluation period. We have applied

an appropriate optimism bias using the Mott Macdonald’s calculator. With regard to land pricing we have

adopted the mid-point price suggested by Ryden in their various valuations. With regard to Stirling Kildean

and Falkirk Gateway we have assumed a site price of £500,000.
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 Non-monetary evaluation: detailed scoring and weightings information can be found in the appendix.

 Risk: outlines the major risks associated with the project and recommends appropriate mitigation

strategies.

 Procurement: provides our view of main procurement issues and risks and includes next steps proposals.

 Conclusion & recommendation: by combining the monetary, non-monetary and risk factors we arrive at

a single score for each of the sites. We also outline our findings from which we derive our

recommendations.
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2 Summary of selected sites

In the initial stages of the project, the SFRS identified eleven sites which could potentially accommodate a

proposed Headquarters building. Scoring each site against set criteria enabled the SFRS to arrive at a final list of

five possible locations.

The selected options are:

1. Stirling Fire Station and adjacent site;

2. Stirling Kildean Business Park;

3. Falkirk Gateway Business Park

4. Perth Fire Station site; and

5. The Atrium Building, Glover Street, Perth.

2.1 Stirling Fire Station

The site is owned by SFRS and the adjacent strip of

supplementary land which may be required to

accommodate the site neutral design, is owned by

Stirling Council. It is immediately adjacent to the

existing fire station and located in the Raploch area of

Stirling. The footprint of the combined sites is regular

in shape and large enough to accommodate the site

neutral design with the required number of parking

spaces. It is located in close proximity to residential

properties. The site is clearly visible from A84 and the

M9. Access is proposed to be created from the

existing roundabout. Alternatively, the site could be

accessed by way of a new junction on the A84. This

alternative access option is preferred by Stirling

Council.

2.2 Stirling Kildean Business Park

This site is owned by Stirling Development Agency – a

joint venture between Stirling Council and Valad Property

Group. Kildean Business Park is an embryo business

park situated immediately to the north of the Kildean

roundabout, which provides direct access to the M9, and

is directly opposite the already established Castle

Business Park. The proposed site is located at the

entrance to the park and SFRS’s initial request to locate

the HQ at the very front of the emerging park, cannot

now be accommodated due to services’ installations

running too close to the boundary and within the original,

now disused, roadway. An alternative “gateway” site,

slightly to the north of the entrance is now proposed.
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Access to the site is currently under construction. The site should be highly visible from the entrance and potentially

from the M9. However, there is no guarantee that buildings will not be erected at the entrance to the park which

would reduce visibility in the future. A restriction preventing development in this area could be incorporated in any

title restrictions agreed in the purchase documentation for the eventual site.

2.3 Falkirk Gateway

The site is owned by Falkirk Council and is located in an

area specified for employment and business uses by the

local masterplan (potential future business park location).

The site is directly adjacent to the Falkirk fire station and is

opposite Falkirk football stadium. The site has a generous

footprint and can accommodate the site neutral design

together with the required parking. The development plans

for the business park have stalled, due to recent economic

circumstances and it is likely to take several years, until the

park is complete although infrastructure and roads have

been installed to service future development. Access is off

the main arterial route to the east of Falkirk. Due to the

positioning of the site within the masterplan, the proposed

HQ would be easily visible. Falkirk has also been selected as one of the Tax Incremental Finance (TIF) projects in

Scotland and as a result, installation of the supporting infrastructure in the area will be funded by the programme.

Falkirk town centre is 3-5 minutes away by car.

2.4 Perth Fire Station

The site is already owned by the SFRS and comprises the

existing Perth fire station with existing training and office

accommodation, together with open storage at the rear of

the site. The site is close to the town centre and enjoys

considerable frontage to Long Causeway, albeit the existing

fire station is set back some 60m from the street. The

immediate surrounding area is populated with older

industrial buildings and depots, and to the east the site is

bounded by the main rail line from Perth to Inverness.

Three potential scenarios of redevelopment of the site were

explored as part of this process but only the most

economically favourable one was taken forward for

evaluation. The site is irregular shape, and therefore, the site neutral design footprint for the HQ building will

require a considerable readjustment to fit. Construction at the rear of the site could prove to be complicated and

unlikely to achieve an optimal outcome.

The visibility of this site is low and as indicated by Perth & Kinross Council, there are also possible issues with

access and traffic congestion in the area.



Final Draft 9

SFRS Headquarters Option Appraisal March 2015 9

2.5 The Atrium, Perth

The Atrium is an existing office building created within a

refurbished former warehouse building. The building does

not match the site neutral design or meet the spatial and

parking requirements set out by the SFRS Board. There is

insufficient onsite parking provision which is likely to be

reduced further, due to the need to extend the footprint of

the building to accommodate the spatial requirements of the

SFRS. In addition to the required extension, the building

would also need to be completely refurbished. Furthermore,

the site is unlikely to provide a suitable location for the

required Memorial space.

The heritable interest in this property is not guaranteed to

be available and currently, a leasehold only interest is being

offered. The visibility is good due to the city centre location, albeit the property does not enjoy a high degree of

presence.
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3 Monetary evaluation

3.1 Introduction

This section explains the estimated costs associated with:

 acquiring the site;

 constructing the HQ building; and

 running costs and lifecycle costs over a 28 year period.

This section compares the cost associated with the five sites and ranks each according to the total build cost. It

also outlines the running cost over 28 years as well as the estimated land costs for each site.

We have not included VAT, associated costs relating to land purchase including Stamp Duty Land Tax/ Land and

Buildings Transaction Tax (SDLT / LBTT) or professional fees (legal / surveying / planning). Annual running costs

do not include insurance or security costs.

Hubco appointed Keppie Design to create a “site neutral” model of a standard HQ building that fits all the

requirements specified by the SFRS. Based on the Red Skye cost model we have estimated the construction costs

of the standard building will be around £6.9 million. This model reflects the requirements specified by the SFRS.

As a result the building to be constructed would provide the required layout and cost would be the same

irrespective of the site on the basis that the selected site fits all SFRS requirements. We will be referring to this

standard building throughout the report. Site conditions may vary the site preparation costs but as yet these are

unquantified.

3.2 Monetary valuation approach

The monetary valuation of the five sites is based on costs provided by Red Skye Consulting. The valuation

comprises four elements:

 Site specific capital costs.

 Capital costs in year zero (year zero being 2015/16);

 Life cycle costs over 28 years;

 Revenue costs over 28 years; and

To appraise the options over a suitable period, a net present cost (NPC) model was created for each of the five

sites based on a 3.5% discount factor over 28 years. The key difference between the NPCs of the five options is

the site specific costs and land cost. The Atrium, Perth site has higher site specific costs but lower construction

costs by comparison with a new site neutral building. The Atrium building has been costed on the basis of

refurbishment of the existing building and construction of an extension to meet the spatial requirements. All life

cycle and revenue costs are assumed to be the same for the refurbished and extended Atrium building.

'The indicative construction cost attributable to the site neutral design concept prior to the application of Optimism

Bias (OB) is £6.7m. This figure is considered robust for a good quality fully comfort cooled office building. The extra

over site specific construction costs of the two highest scoring sites in the non-monetary element of the appraisal

are approx. £250k. As such the indicative construction costs for these sites prior to the application of OB are £6.9m

- £7.0m. Whilst there are clearly a range of risks that could increase these costs, SFRS and Hubco will in due

course develop a site specific design within and deliver to the budget that is set by the SFRS Board. At a practical

level budgetary consideration should be given to retaining a small contingency beyond the costs highlighted above.

The additional cost associated with the chosen OB is discussed below. Optimism Bias can be defined as the
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tendency for appraisers to be over-optimistic about key project parameters, such as overstating benefits and

understating timescales and costs. The Mott McDonald’s calculator for Standard Building projects has been used to

calculate OB and is included in Appendix 3. The rationale supporting our risk assessment is also included in

Appendix 3. For the Atrium, Perth we have assumed a 6.5% OB because it is an existing building with less

construction work expected. This compares to an OB of 10% for the other sites.

A provision for construction professional fees of 6% has been included. Hubco fees and construction preliminaries

costs have been included at 12%. The 12% includes the Hubco project management fee of 3.5%.

Contractors’ profit on the standard-building building costs has been assumed at a capped 3.3%.

3.3 Four elements of the monetary evaluation:

The overall costs associated with building the new HQ have been considered under four main elements (see

below). Given the similarity in cost across the majority of the locations, the monetary appraisal is not the primary

factor in the options appraisal.

Capital costs - site specific & land:

The site specific costs and land costs are the main costs that differ between the five options. They will, therefore,

be the key differentiation on which of the options would be most cost effective in purely monetary terms. The site

specific costs are, however, indicative allowances for budgetary comparison purposes at this time. Once a decision

on site selection is made, we understand a specific design response will be developed and more accurately costed.

All land transaction costs and tax implications are excluded.

The land cost is taken at the mid-range of the parameters provided by Ryden in their various valuation reports.

These costs are dependent on the outcome of final negotiations with the various landowners, and are displayed

separately in the summary. We believe there is room for negotiation on price relating to Stirling Kildean and Falkirk

Gateway and the outcome of discussions with the landowners should be considered in selecting a final preferred

option.

Capital costs for standard building:

Capital costs are based upon typical elemental costings for the site neutral office building and are indicative for

budget purposes. Based on the Red Skye cost model we estimated the capital costs for the standard building to be

in the order of £6.9 million. This figure is based on a square meter build price of £2,600/m2 which is considered

robust for a good quality, fully comfort cooled, office building and has been verified by our cost consultants in DRE.

Whilst, there are clearly a range of risks that could increase these costs, SFRS and Hubco will in due course

develop a site specific design within and deliver to the budget that is set by the SFRS Board. These costs occur in

year 0 and are the same for four out of five options. As the Atrium already exists as an office building, no capital

costs for the standard building have been applied but refurbishment costs and capital costs of the new extension to

the building are included.

Life cycle costs:

The life cycle costs are estimated costs that will require to be expended over the next 28 years to maintain the new

HQ building in a good condition. They are estimated at £750,000 allowing for an applied discount rate of 3.5%.

These costs do not differ between the five options given the standard building design but SFRS should be mindful

of the need to insure appropriate budget for lifecycle costs in their future estate planning.
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Revenue costs:

For revenue costs we took into consideration the main expenditure associated with running a building of this size

and purpose. The revenue costs over 28 years are estimated at £4.8 million again allowing for a discount rate of

3.5%. £4.8 million equates to an estimated annual running cost of £250,000 each year based on the size and

specification of the building proposed. The costs do not differ between the five sites.

The revenue costs comprise local authority rates based on an estimate provided by the SFRS and based on rates

applicable to similar sized buildings. Insurance, security and car parking costs are all excluded. Energy costs are

estimated to be £23,400 per annum with an increase of 1% each year above inflation, cleaning and maintenance &

repair are estimated to be £10,400 per annum and £44,200 per annum respectively and are assumed to be

constant over the next 28 years.

Cost summary:

Option Capital costs Land cost
Estimated

annual running
costs

Rank

Capital cost
savings on

least
favourable

option

1. Stirling Fire Station £7,751,000 £110,000 £250,000 5 0

2. Falkirk £7,160,000 £500,000 £250,000 3 591,378

3. Perth Fire Station £7,084,000 £0 £250,000 2 667,392

4. Stirling Kildean £7,162,000 £500,000 £250,000 4 588,800

5. Perth Atrium £5,926,000 £800,000 £250,000 1 1,825,237

 Stirling fire station has capital construction costs of £7,751,000 and land cost of £110,000. This option is the

most expensive option by around £600,000 over Falkirk and Stirling Kildean. The major site specific cost is the

estimated £593,000 relating to alterations to the adjacent roundabout required to create access to the site. All

other costs are generally in line with the costs associated with the other sites.

The majority of the land required for the site neutral building is already in the ownership of the SFRS. The

additional small area of land required to fit the site neutral building has an estimated cost of £110,000, although

detailed discussion will be required with Stirling Council.

 Falkirk Gateway has capital construction costs of £7,160,000 and the land cost estimate is £500,000. This

option is the second most expensive option and ranks alongside Stirling Kildean. Falkirk has a site specific cost

of £126,000 for flood prevention works and an allocation of £500,000 for acquisition of the site. The

development of a significant office building to “kick start” construction on this Council owned business park

zone may allow the Council some movement in site price to attract SFRS. The required infrastructure works for

flood prevention may be provided by the Council through the existing TIFF capabilities.

 Perth fire station has capital construction costs of £7,084,000 and the land cost is £0 as the land is already in

SFRS ownership. This option is ranked 2nd. The costs include an under-provision of £180,000 as due to site

restrictions the proposed HQ building will not match the specification achievable with the site neutral option

available at Falkirk and Stirling. These savings offset the £189,000 required to upgrade the access to the site of

the building within the SFRS ownership.

 Stirling Kildean has capital construction costs of £7,162,000 and the land cost is estimated at £500,000. The

land at Stirling Kildean is owned by Stirling Development Agency, a joint venture (JV) partnership between the

Council and Valad therefore, the opportunity for substantial price negotiation from the assumed £500,000 price

may be slightly weaker. During our discussions with Valad, the developer expressed an interest in a project

management (PM) role which may allow some flexibility in relation to price, based on potential for fee earning

through a PM role. On the other hand, Stirling Council may have a degree of influence over this matter. In

addition, Stirling Council are JV partners in Raploch URC and may consider the benefits of acquiring surplus

land from SFRS at the fire station to offset the land cost to SFRS at Kildean,
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 Perth Atrium is the least expensive with capital construction costs £5,926,000 and the building valuation by

Ryden suggests a price of £800,000 to acquire the property. This property will only be a partial new build and

will not meet the exact SFRS specification with regard to office floor space, memorial space and car parking.

As a result there is an under-provision included in our calculations for the reduced capital costs and

shortcomings. There is also a strong possibility of increased life cycle costs and running costs due to the age of

the original main building which have not been included. We have, however, included an OB of 6.5% to

account for the fact that this is an existing building.

3.4 Conclusion:

Kildean Business Park and Falkirk Gateway are very similar in terms of location, availability and associated costs.

The principal difference relates to infrastructure - while Falkirk’s road network and access points are already

developed, the necessary infrastructure at Stirling Kildean is under construction and due to be delivered in the near

future. This infrastructure includes site access roads and services connections. The work is underway to provide

service connections to the current restaurant development which is under construction and a proposed hotel

development on the adjacent site.

Falkirk and Stirling Kildean have a land cost estimated at £500,000 in each case, this cost could be significantly

lower given the strong negotiation position the SFRS will have with either council. This position may go some way

to further reduce the margin between these two sights which are already ranked second and third in this monetary

evaluation.

The capital cost of Stirling Fire station is £1,825,000 higher than the Perth Atrium site which is the cheapest option.

Not including land costs.

Overall, the approach of assuming a “site neutral” building provides a solid basis for an estimation of the capital

costs and the anticipated annual running costs which the SFRS require to consider. For the purpose of this options

appraisal, however, the monetary differences between three of the five options are not sufficient, to be a real

deciding factor in the choice of location.

We will incorporate the monetary scores into the final score matrix in the conclusion to this appraisal, but for the

remainder of this report we will focus on the non-monetary evaluation of the five sites and the potential risks which

we require to consider, in order to provide a solid basis for the choice between the five options.
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4 Non - Monetary evaluation

4.1 Introduction:

This section outlines how well the five sites fit the requirements for the proposed SFRS HQ building. The selected

sites have been scored in 3 main areas: “Access”, “Building” and “Surrounding”. All three areas comprise a number

of different criteria relevant to the development of the new HQ. The criteria were initially suggested by DRE and

subsequently discussed and agreed with the SFRS project team.

The three different areas have been attributed specific weightings out of 100, to represent the importance of each

area:

 Access 40

 Building 25

 Surrounding 35

 Total 100.

The “Access” and “Surrounding” scoring categories relate to the permanent benefits/disadvantages of operating

from specific site locations and are weighted accordingly with 40 out of 100 and 35 out of 100. The criteria

weighted the highest within “Access” & “Surrounding” are:

 Parking,

 Accessibility to current support staff & labour market within 40 minutes,

 Regenerative effect & future value of property and

 Visibility.

The “Building” column relates to the risks and challenges of construction in a specific location. This criterion will not

be relevant once occupation is achieved, thus we reduced the weighting in this category to 25 out of 100. The two

main sub-groups here are:

 Site Suitability and

 Deliverability by Spring 2017.

While the main areas have been designed to give a quick overview of the scoring for each of the sites, the

individual criteria provide a more detailed analysis. Similarly to the broader areas, each criterion is also weighted

out of 100.

The criteria are:

 Parking availability;

 Accessibility by public transport infrastructure;

 Existing Infrastructure;

 Accessibility to current support staff & labour market within 40 minutes;

 Disruption during construction;

 Site availability (freehold/ leasehold);

 Consistency with requirements for footprint and planning permission.;
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 Site suitability;

 Deliverability by Spring 2017;

 Amenities;

 Direct neighbourhood;

 Social value & Regenerative effect;

 Future value of property;

 Visibility.

A summary table of the scores is shown below. The more detailed table is in appendix 1 & 2.
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4.2 Detailed appraisal of scores

Falkirk Gateway:

The Falkirk site scores the second highest with 819 and is just marginally below the Stirling Kildean site. The main

advantages of locating the HQ in Falkirk are: the shortest average traveling time for employees and visitors,

sufficient parking availability, road infrastructure already in place and close proximity to the existing fire station.

62% of support staff and 57% of the labour marked live in a 40 minute isochrone (travel distance models are

included in Appendix 4).

The large undeveloped area gives enough space for 200 or more parking spaces. Falkirk football stadium is

located to the east side of the estate access road and has a considerable amount of underutilised parking provision

unless there is a football match underway. There is a possibility that SFRS might be able to utilize this facility if

required in connection with the community aspect of the HQ building, if agreement can be reached with the stadium

owners.

The negative points associated with this site are few and are mainly concerned with its current isolated situation.

There are no staff welfare amenities in the immediate area at the moment. The site is not close to the town centre

or train station and is in close proximity to a local authority housing estate which may be disturbed by the

construction of the new HQ building. However, we consider that the regenerative effect and increase in property

value through time should offset this.

Stirling Kildean:

The business park site in Stirling scores the highest of all sites with 848. It is similar to the Falkirk Gateway

business park site for the most part albeit the Falkirk business park infrastructure is already established.

Development at Kildean is expected to continue into the future and the development of the SFRS HQ building will

be a catalyst to further amenity provision which in turn will provide a better regenerative and land value score. The

Kildean infrastructure installation is in its early stages but a main consideration is the ongoing development of a

restaurant and future hotel development on the park.

Kildean has 59% of support staff and 54% of the labour marked living in a 40 minutes isochrone.

The visibility is potentially not as good as originally anticipated. The front site in the business park is not available

but visibility is still slightly higher than Falkirk due to the access from the Kildean roundabout and immediate

motorway access and visibility from the M9. In addition the location in the vicinity of Castle Business Park and

Forth Valley College improves the visibility of this location to the community. Travel distance by public transport

from the nine old HQ building locations is the shortest according to the SFRS analysis.

Perth, Long Causeway (fire station):

The Perth Long Causeway or fire station site scores 441 and is considerably below the top 2 by about 350 points.

The shortcomings of this site are numerous. The site footprint is long and narrow and it is extremely difficult to fit

the site neutral building and the required parking on the site. Perth is not as well connected as Falkirk and Stirling

in terms of transport and travel distance.

Only 12% of support staff live within an isochrones of 40 minutes.

Of greatest concern is that the new HQ building would be behind the existing fire station, with little visibility. In

addition the site is low lying and is situated between a large industrial site and the railway. The access to the site is

very narrow and a secondary access is considered essential. It is also anticipated that the existing traffic issues

would be exacerbated by the construction of the new HQ in this location.
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Two alternative building options have been considered for this site to achieve a better fit for the site neutral building

and also increase the visibility but those include very costly demolition or alteration to the current fire station or

wholesale relocation of the current fire station. As a result these options have been disregarded by the SFRS

during a progress meeting.

The site does however lies close proximity to the Perth city centre, with good amenities within walking distance.

Perth Atrium Building:

The Atrium building site scores the lowest of all sites with 438. It is close to the Perth fire station score and

considerably below the top 2 options by about 350 points. The site footprint does not fit the requirements set out by

SFRS in terms of accommodation and parking. Other aspects of the requirement which include a memorial space

would need to be located to the rear of the building and would be completely invisible to the public. The building

itself is a refurbished traditional bonded warehouse property and is unlikely to achieve a “state of the art” HQ

facility.

The current tenants of the building (Perth & Kinross Council) vacate the building at the end of 2016 which presents

a conflict with the SFRS target occupation date of March 2017

Only 13% of all support staff and 16% of the labour market live in a 40 minutes isochrone.

The location of the Atrium is a positive factor with many town centre amenities within short walking distance.

However, the regenerative effect is very low and the property availability is unclear due to third party ownership

The building is visible from the main arterial route into Perth centre from the motorway system albeit it is some

distance from the major traffic junction.

Stirling Fire Station Site:

The existing fire station site scores the 3rd highest with 712 with a considerable gap to the next two lower ranked

sites. The existing fire station is due for renovation but no addition costs for relocating the current fire station

requires to be considered in this exercise. The site, with little adjustment, fits the “neutral” footprint for both building

and parking and the site has a medium to high visibility score being, visible from the main arterial road and the M9

The HQ building will be very close to existing local authority housing.

57% of support staff and 51% of the labour market live in a 40 minutes isochrone.

The negative factors for this site are the reengineering of the roundabout or creating a new junction on the “ring

road” to create access to the site, with the associated costs and planning permissions. In addition a local authority

playground needs to be relocated to facilitate release of the necessary adjoining land and the site is very close to

an established residential area. Further, the site is located below Stirling Castle and this may present design and

finishes issues due to the interest of the Scottish Natural Heritage and their stipulations on the use of certain

building materials and design criteria, in certain areas of Stirling. The close proximity to the housing estate may

also present a problem during the construction. However the potential regenerative effect and social value would

be high. The likely effect on the asset value in this location compared to the alternative business park settings is

likely to be lower particularly if the URC successfully obtains consent to extend the residential development across

the adjacent land.

4.3 Sensitivity Analysis

The above analysis clearly indicates that the business park sites in Stirling and Falkirk are better suited to

accommodate the new SFRS Headquarters building than the sites in Perth. If we consider the top two sites (Stirling

Kildean and Falkirk Gateway), it is noticeable that both locations score very similarly. This is perhaps due to the

fact that Stirling Kildean and Falkirk Gateway are indeed, similar in terms of location, size and access. The non-

monetary analysis declares Stirling Kildean as the “winner” site, however, the difference between this site and

Falkirk Gateway is marginal.
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As the scores for both locations are so close, it is possible that minor re-adjustment of the points could “flip” the

result in favour of Falkirk. We would only need to increase Falkirk’s final weighted score by 10 points for it to take

the lead. Conversely, Stirling Kildean only has to lose 10 points to become the second option. If we consider an

error margin of 10% throughout all scorers with scores potentially going 5% upwards and 5% down only, the order

of the top two choices could change. However, the order of the 2 lowest ranked Perth sites would stay the same.

With this in mind, we believe that resultant scoring of Stirling Kildean and Falkirk Gateway as the top two sites

respectively will remain true even if some criteria were to change.

We envisaged for the non-monetary analysis and the individual scores associated with it, to be as accurate and as

objective as possible. We have discussed our rationale and apportioning of the scores with SFRS project team. We

believe that the scores presented in the non-monetary valuation are transparent and fair.

4.4 Conclusion of the non-monetary evaluation:

If we only consider non-monetary values for this options appraisal the two Perth sites clearly lag behind the 3 other

sites by a significant margin of around 200 to 350 points and with crucial flaws which include footprint capability,

visibility and deliverability. The Stirling fire station site would be a good fit for many reasons but access issues, the

visibility from the Castle and the close proximity to the residential estate present significant challenges which affect

its overall position in the table.

The Stirling Kildean and the Falkirk Gateway sites both score very highly with the Kildean site slightly ahead with

821 points. The Kildean site seems to be the more secure choice with the ongoing leisure based development and

associated infrastructure proceeding within the business park. However the Falkirk site while having the benefit of

the existing fire station on the adjacent site allowing synergies in the future, and existing infrastructure, does not

currently generate the same development dynamics offered at Stirling. Both sites at this time, offer the possibility of

future expansion.

Detailed explanation for the scores of each criterion for each site can be found in Appendix 2. The rationale behind

the weighting for each criterion is explained in detail in Appendix 1.
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5 Risk Assessment

5.1 Introduction

The following chapter describes and analyses the wide range of risks, which are most likely to adversely impact on

the delivery of the new HQ building for the SFRS. In addition to listing the prospective risks, we have also identified

a series of potential mitigating actions.

The risks described below are valid for each of the shortlisted options. The risks were derived from a number of

sources:

 conversations with the SFRS;

 meetings with local authorities (Falkirk, Stirling, Perth & Kinross);

 HM Treasury Green Book guidance

 DRE’s previous experience from working on similar projects.

The key risks have been identified as:

 Construction and project delay;

 Risk associated with the functionality aspect of the design;

 Risks related to procurement of site acquisition;

 Public perception; and

 Poor quality standard of new accommodation.

5.2 Key risks summary:

Construction and delay risk

In simple terms, this risk refers to the development not being completed on time, to budget and to specification.

The project is required to be completed by Spring 2017, in order to comply with the approved budget and target

completion date.

While the site neutral design has been planned not to exceed the agreed budget allocation, various details will

need to be modified once the final location has been confirmed. This could potentially cause price increase,

depending on the scope and complexity of adjustments which need to be made. Shape and flexibility of the chosen

site will determine the final corrections required.

Other risks in this section include changes in market conditions, which can lead to the increase in price of building

materials or labour provision. An OB factor of 10% has been included within the monetary analysis to help offset

the tendency to understate costs. As this is considered to be a “standard” build project with limited complexity of

innovation, the applied OB is not very high.
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Risk associated with the functionality aspect of the design

This risk is associated with the design and its potential incapacity to deliver the initially expected performance

standards. Currently, the design of the new HQ building has been produced on the basis of site neutral design

which has the capability to fit on each of the selected sites. However, due to the physical differences between the

sites, the design needs to be adapted to fit. The SFRS require this building to be highly efficient as it will provide

working space for c.120 of SFRS’s staff as well as conference and meeting facilities which are open for community

use. The design therefore, will need in due course to look at every aspect of access to and from the building.

Moreover, it ought to analyse users’ movement patterns to ensure that the premises can be freely used by both

staff and the public. Failure to complete the new HQ to the highest standards could have a detrimental impact on

SFRS’s reputation.

Procurement of site acquisition risk

This risk mainly refers to the potential prolonged and difficult negotiations with regard to the acquisition of the

preferred site. It is crucial that negotiations of the final acquisition terms, including developer contributions and

Section 75 contributions, are carried out quickly and effectively. The terms on which the chosen site’s title will be

transferred into SFRS’s ownership need to be clarified, together with the likely timescale for completion. In the case

of Stirling Kildean Business Park, additional negotiations might be necessary as Valad Property Group have

expressed their interest in becoming the site developer and such an appointment may impact on the site

contribution required. With regard to Atrium, Perth, it is not yet entirely clear whether the owner is willing to sell the

heritable interest in the property, or at what price.

In addition, both SFRS Board and Scottish Government timescales for final acquisition approval need to be

considered.

Public perception risk

This risk concerns public response with regard to the development of the new HQ. Due to budgetary cuts across

the majority of public sector expenditure, the general public might perceive the new building as unnecessary

spending of taxpayer’s money. This risk also relates to the potential impact that the new HQ may have on the

SFRS’s reputation if it is portrayed as extravagant.

However, the project will also deliver conference and meeting space which can be used by members of the public

and the new HQ will have the potential to stimulate wider investment and regeneration as it is likely to encourage

other businesses to locate in the area. The project aims to save money in the long term by transferring all office

staff into one building and creating the opportunity to dispose of surplus leased properties and/or out of date and

less efficient buildings.

Poor quality standard of new accommodation

This risk refers to the quality standards implemented into the newly developed national SFRS’s HQ for Scotland.

The building has been designed to accommodate c.120 staff and provide meeting spaces for a further 100 people.

The property will comprise an L-shaped three storey office building providing accommodation extending to

approximately 2,600 sq m. It is therefore important that the finalised output represents appropriate quality

standards so that negative impact on reputation/image is minimal. The building must represent value for money

and must be perceived as facilitating a flexible ways of working across the consolidated SFRS. In addition,

appropriate building materials and internal finishes need to be taken in to consideration to allow for suitable

aesthetic features and 28 years’ life cycle.
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Social value & regeneration effect risk

One of the objectives of developing the SFRS’s new HQ is to bring social value and wider regeneration effect to the

area. The social value and regeneration risk refers to a situation where a new HQ building has been developed,

however, the impact of regeneration and community benefit is considerably lower than initially expected.

It is possible that the new HQ building itself does not provide enough of an incentive for other businesses to attract

them to the area. This risk is accounting for this possibility.

We believe that this risk mainly applies to Falkirk Gateway site. At the moment, there is no development activity/

interest in this location and therefore, the national HQ might be a standalone development for a number of years. It

is difficult to speculate, whether this would be the case or not. Although the surrounding area can be incentivised

through the TIFF initiative, it is worth remembering that the site has been vacant for some time now and has not

enjoyed a high developer interest.
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5.3 Risk Assessment Profile

The table below profiles each of the risks against the identified options and details the associated likelihood and

impact ratings.

Table 5.1 Risks Profile and Scoring

Risk Likelihood Impact Risk Mitigation

Construction and

delay risk

Medium – there is a potential

that during development or fit

out, technical problems and

other delays may occur and/ or

market conditions may change.

Although high level and most

accurate up to date estimates

have been provided for each of

the shortlisted options, the

design ought to be adjusted

once the final site has been

chosen.

High – any increases in

development costs could

have a profound impact

on the viability of the

proposed accommodation

and could undermine the

value for money scenario.

Optimism Bias of 10% has been

applied to help mitigate the

construction risk. The percentage

applied reflects standard build

project.

The capital costs have been

produced by Red Skye Consulting

and are mainly based on industry

standard benchmarks.

The contract for undertaking the

works should include suitable

penalties or fixed price

arrangements for transferring

price risk to the contractor.

Risk associated

with the

functionality

aspect of the

design

Low – although both external

and internal design of the

building has been developed

following extensive

consultations with SFRS,

possibility exists that once

completed, the HQ it will not be

as functional as originally

anticipated.

The aspect which might prove

most difficult is the creation of

two separate entrances and the

uninterrupted flow of staff and

visitors at any one time.

High – lower than

expected functionality

within the building would

have a negative impact on

both SFRS’s operations

but also on their public

image.

It is crucial that before SFR Board

members give final approval, the

team should revisit the design

proposal, especially with regard to

access and final stage additions

required to adapt the footprint to

the chosen site. The design

should be especially looked at

from the perspective of the

building being operated at its

maximum capacity.

Site acquisition

procurement

Medium – this is essentially the

risk related to acquiring interest

in a preferred site. The initial

conversations with Local

Authorities indicated that they

are all in favour of

accommodating the new HQ on

their respective sites. However,

High – the ability to

acquire heritable interest

in the preferred site is

fundamental to the

successful delivery of the

project. Assuming the life

cycle of c.25 years, the

SFRS require to become

It is recommended that SFRS

carry out a second round of

conversations with landowners,

especially in relation to the two

sites which scored the highest

number of points in the analysis. It

is essential to determine (prior to

final Board’s approval and
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Risk Likelihood Impact Risk Mitigation

a couple of shortlisted options

are less straightforward and

would require more detailed

negotiations with the owners.

owners of the site and

subsequently owners of

the developed building.

recommendation) that the

preferred site offers the best

location and can be acquired

without exposing SFRS to

additional risks or lengthy

negotiations.

Other issues which have to be

clarified prior to acquisition

process are: price per acre,

provision of site infrastructure

services, legal fees, decision

timescales and required

approvals.

Public perception

risk

Low – SFRS taking forward a

project for new accommodation

for its staff may be viewed by

the media/ general public as an

extravagance, particularly where

the key services may be facing

budgetary costs.

It is worth highlighting that this

risk is considered to be low in

general, given the urgent need

to establish one national HQ

location.

Medium / Low – if the

project indeed is criticised

by the public or media, the

comments would have an

impact on SFRS’s image,

however, we anticipate

this would only be a short-

term situation.

A key mitigating action would be a

proactive promotion of the HQ

building and focusing on the wide

community benefits it will bring.

SFRS should promote the

provision of meeting and

conference facilities which will be

available for public use. The more

general regeneration effect should

also be discussed.

Limited quality

standard of new

accommodation

Medium – creating improved,

attractive and flexible working

environment is crucial for

employees’ wellbeing and

productivity. It also represents

the investment made by SFRS

into their workforce.

It would be counterproductive to

develop a brand new HQ but fail

to ensure that the highest

standards are being met. This

might prove to be more difficult

where refurbishment option is

being concerned due to physical

constraints.

Medium – the impact

would mainly involve

reputational damage and

potentially financial liability

if anybody sustained an

injury.

It is important to make sure that

the design and material chosen

for the building are of high quality

but efficient at the same time. It is

desired to achieve a balance

between and create a modern

building which is not perceived as

too extravagant.

Social value &

regenerative

effect risk

Medium/ High – the likelihood

is highest for the Falkirk

Gateway site due to lack of

growth and expansion in the

Medium/ High –

development of the public

sector office building in a

location, which does not

This risk could be mitigated by

selecting the Stirling Kildean site

over Falkirk Gateway. Kildean

Business Park is already under
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Risk Likelihood Impact Risk Mitigation

immediate locality.

It would be disappointing to

develop a modern high-

specification public body office

building, if there is little benefit

for the local area.

enhance and/ or benefit

the wider area and

community, might be

perceived as a wrong

thing to do. It certainly

would not benefit SFRS’s

corporate image.

way and SFRS’s decision to

locate in the area would further

reinforce the park’s position. What

is more, a higher number of

investors and developers are

likely to choose this location

instead of Falkirk.

5.4 Conclusion

Overall the risk analysis section presents a wide range of risks drawn from a variety of sources utilising our

previous experience and drawing on our knowledge of the key issues facing office relocation issues.

Six key risks for the project have been outlined and the associated actions to mitigate these, described. Four out of

six risks have been recognised as potentially having a high impact on the project. At the same time, none of the

described risks have been identified as having a high likelihood of occurring.

Table 5.2 Risks summary and options most affected

Risk Likelihood Impact Options most affected

Construction and delay risk Medium High Kildean, Falkirk, Atrium,

Stirling fire station,

Perth Fire station

Risk associated with the

functionality aspect of the

design

Low High Atrium, Perth fire station

Procurement of site

acquisition risk

Medium High Kildean, Falkirk, Atrium,

Stirling fire station

Public perception risk Low Medium/ Low Kildean, Falkirk, Stirling

fire station

Limited quality standards of

new accommodation

Medium Medium Atrium, Perth fire station

Social value & regenerative

effect risk

Medium/High Medium/High Falkirk

The above table summarises the key risks and assesses which of the selected options are most likely to be

affected by each identified risk. The analysis suggests that the Atrium building in Perth and Falkirk Gateway
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present the highest risk as they are likely to be affected by four out of six key risks. Stirling Kildean and Stirling fire

station could be affected by three out of the six risks, i.e. the Stirling Kildean site carries less risk than Falkirk. Perth

fire station is portrayed as the option with least risk primarily because it is already owned by the SFRS and

therefore there is no risk to site acquisition. Moreover, it is less likely to be affected by public perception risk as it

would be developed on SFRS’s land and would be obscured by the already existing fire station. It is therefore less

likely to be portrayed as extravagant.

Although the Perth fire station seems to be least affected, the non-monetary analysis suggests that it does not

present the optimum location choice for the SFRS and cannot achieve all the HQ requirements.
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6 Procurement

6.1 Introduction

The SFRS Board will be presented with this report and the recommendations of the Management Team at SFRS

as to the preferred site option approval. Once the site has been approved by the Board on 27 March 2015, SFRS

can initiate the procurement process in order to secure the selected site. This process may (if appropriate) involve

a continuing dialogue with more than one land owner in order to keep several options ‘open’.

Initial discussions should be held at a high level between SFRS and the landowner, particularly where this will

involve local authorities. However, negotiation over land price may be better handled between SFRS professional

advisers and appropriate Council officers in order to ensure a market led transaction. On the basis of the vested

interest of Scottish Government on both sides of this negotiation, a pragmatic approach from all participants is

anticipated.

With regard to the Atrium site the owner is not a public sector body and this property is to be progressed, SFRS are

recommended to engage a suitable third party negotiator to procure the site.

We estimate that the full procurement route for each of the sites, including preferred site acquisition, choice of a

suitable contractor and securing the necessary planning and building permissions, could be concluded within a

year from the Board’s approval date. We, therefore, expect that works could begin on site assuming there are no

nonstandard delays during the procurement process.

6.2 Site Acquisition

We anticipate that the site acquisition process can be finalised within a period of 8-12 weeks. The exact timescales

will vary, depending on which site has been ultimately selected; however, we do not forecast significant differences.

Site acquisition is independent of selecting contractor services and therefore, both processes can be carried out

simultaneously.

It is necessary for SFRS to appoint a commercial property agent and a solicitor (this may involve Scottish

Government Central Legal Office). They will be responsible for providing detailed professional and legal advice to

ensure that the preferred site is acquired promptly and that it represents value for money. SFRS will need to enter

into negotiations with the land owner, which is most likely going be a local authority either acting on their own

(Falkirk) or as part of a JV company (SDA / Raploch URC).

The conversations which DRE held with selected site owners have already uncovered a number of potential issues,

which are most likely to be raised during negotiations. These include but are not limited to:

 price to be paid by SFRS and

 infrastructure contributions / developer contributions in terms of Section 75 works / planning gain .

We anticipate that negotiations are likely to be resolved promptly and effectively as each local authority is keen to

facilitate the availability of land for the new HQ.
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6.3 Contractor Selection

The EU Procurement Directives established detailed procedural rules which must be observed when awarding

Works, Supplies and Services contracts and are intended to promote fair and open competition and a single

European market. The Directives apply to contracts above certain financial threshold values, in this case we

understand the threshold to be £4.3M, As a result, this project would require to follow the procurement

methodology detailed in the Directives. This can be a high time cost process.

There are a number of different types of procurement routes available for clients to select. As procurement is

essentially a series of considered risks, the selection of the optimal method can be difficult. A project’s ability to be

completed on time, on budget and to a high quality, is dependent on an array of influences such as topography,

ground conditions, finance or labour availability.

Some examples of procurement methods include:

 Traditional contracting;

 Design and Build;

 Prime Contracting; and

 Hubco - Design and Build contracting.

Traditional contracting separates the design and construction elements. The design is commissioned and

produced separately from the contractors input and is priced by the clients quantity surveying team The

construction element can be procured either in the form of a “fixed price lump-sum” contract, where the contractor

takes on the risk on building for an agreed price given all the information, or a contract based on elemental rates

applied to the actual construction work carried out and measured on completion. Perhaps its greatest strength is its

simplicity – the designer is responsible for design and contractor for execution. The responsibility for co-ordination

of subcontract arrangements lies with the contractor. Subsequently, each party knows where they stand. On the

other hand, this method can cause a number of disputes as the contractor has little or no say in design and

allocation of risk. This is a contracting method which is by design, time consuming albeit it minimises risk due to

changes in design. It is considered unlikely that SFRS could achieve their target delivery date using this method.

With a Design and Build method, the project is specified to a performance level and the contractor is required to

design the building to meet (at least in part) the specification agreed. In theory, this is supposed to allow for greater

communication between contractor and client. The risk primarily lies with the contractor to achieve performance.

The client can hire consultants to cover other parts of the design and these consultants can be novated to the

contractor to help achieve the clients’ requirements. The major disadvantage is the potential lack of dialogue

between contractor and client over the end product and cost. Too many changes to the design can have a major

impact on cost. While the cost certainty is achieved at an early stage, the client is likely to lose control over quality

and specification. The increased risk of disputes is likely to increase risk and unnecessarily prolong the

procurement period. This method is quicker than the traditional contracting method but still has disadvantages on

time frame and build rates.

Prime Contracting is essentially an extension of the Design and Build method. The prime contractor is expected

to have a well-established supply chain and will project manage the entire project. The contractor is paid all actual

costs as well as an element of profit in respect of measured work and design staff. The main risk lies with staff and

supply chain. It is unlikely that this option would be an acceptable route to procuring this building.

Through the Hubco Design and Build procurement option, Hubco would deliver the building under a Scottish

Government approved Hub Design & Build Development Agreement. This is a two stage process where SFRS, in

dialogue with Hubco select a contractor and design team from an approved list of service providers with agreed

procurement rates. This route will avoid the need to follow EU procurement Directives and as a result reduce the

time frame for the project.
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The project can therefore proceed on a full design & build basis with all associated risk transfer with the contractor

appointing the chosen (nominated) design team to develop the design in consultation with SFRS and Hubco.

This procurement route can be developed during the time frame for production of the full business case for the

chosen option.

As Hubco have extensive experience of being involved in similar projects on behalf of other public sector bodies, it

might be beneficial for SFRS to follow their procurement procedures. Hubco operates a policy of providing full

procurement and project management advice for a fixed fee of 3.5%, which has been approved by the Scottish

Government. This approach gives SFRS the certainty that the price will not exceed the allocated budget. Because

of Hubco’s close relationship to the public sector services, the company is also committed to deliver a range of

Community Benefit. It is anticipated that the procurement route can be completed within a 49 week period and the

construction within a 52-56 week period.

While a variety of procurement methods might be acceptable to SFRS (and the Board), the remaining time left for

delivery of the project, significantly reduces the choice of procurement routes. In this regard, it is possible that

Hubco’s route could be the only optimal choice in terms of transfer of risk, certainty of finance and ability to deliver

on time.

6.4 Planning

The procurement plan presented by Hubco also includes securing the detailed planning permission and obtaining

the necessary building warrants, road construction consents etc. associated with development. The Local

Authorities have expressed their willingness to assist with the detailed design of the development, in order to avoid

a refusal decision. Where business park locations are involved, councils want to ensure that bespoke high standard

design solutions are adopted.

6.5 Approvals

The proposed timescales for taking the preferred site forward assumes that once Ministerial approval to proceed is

obtained in April 2015, the Hubco supply chain selection process will take place and the appointed team will

commence design and pricing work. The Hub new project process contains two clear stage gates at which all

parties must confirm their willingness and ability to proceed to the next stage of development. It is proposed that an

SFRS Green Book 5 Case Model business case is produced to coincide with the first of these stage gates and all

necessary SFRS and Ministerial approvals obtained. Thereafter, the project will proceed into delivery within the

agreed Business Case parameters.
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Table 6.1 Proposed timeline

No

ID

Task Name Time

1 Site Acquisition April 2015 – June 2015

2 Pre-construction April 2015 – March 2016

3 Pre-construction: New project request/ selection April 2015 – June 2015

4 Pre-construction: Stage 1 & planning July 2015 – September 2015

5 Pre-construction: Stage 2 (surveys, design, cost) September 2015 – January 2016

6 Pre-construction: Finalization January 2016 – March 2016

7 Construction March/April 2016 – April/May 2017

8 Fit out April/May 2017

9 SFRS move in May 2017
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7 Conclusion

This report has looked at five selected sites and evaluated them using both monetary and non-monetary criteria. In

addition, the potential risks and best procurement options have been discussed.

We have calculated the final scores by dividing the Monetary Evaluation (sum of capital and land costs) by the

number of points a given site has scored in the Non-Monetary Evaluation. This provides us with a single final

indicator, namely how much it would cost to “buy” each point from the non-monetary evaluation.

7.1 Final scoring

Stirling Kildean remains the top ranked option with a score of £9,133. For each point in the non-monetary

evaluation, Falkirk Gateway is closely behind the Kildean site with a final score of £9,353. Both sites are ahead of

the other three options with a difference of £1,500 for Stirling fire station and £5,000 for the sites located in Perth.

Monetary evaluation ranking:

Option Capital costs Land cost Total capital cost Rank

Perth Atrium 5,926,448 800,000 £6,726,448 1

Perth Fire Station 7,084,294 0 £7,084,294 2

Falkirk 7,160,308 500,000 £7,660,308 3

Stirling Kildean 7,162,886 500,000 £7,662,886 4

Stirling Fire Station 7,751,686 110,000 £7,861,686 5

Non-monetary evaluation ranking:

Option Total score Rank

Stirling Kildean 848 1

Falkirk 819 2

Stirling Fire Station 712 3

Perth Fire Station 441 4

Perth Atrium 438 5

Final ranking:

Options
Capital costs +

Land cost
Non-monetary

score
Cost per non-monetary

point
Final
Rank

Stirling Kildean £7,662,886 848 £9,133 1

Falkirk £7,660,308 819 £9,353 2

Stirling Fire Station £7,861,686 712 £11,042 3

Perth Atrium £6,726,448 438 £15,357 4

Perth Fire Station £7,084,294 441 £16,064 5
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7.2 Concluding comments

We have assessed the selected sites using the monetary and non-monetary criteria. We have based the monetary

analysis on the calculations and opinions of value provided by external consultants. Although, this Options

Appraisal considers both monetary and non-monetary evaluation, we have mainly based our conclusions on the

non-financial criteria in accordance with the scope of our work.

Not surprisingly, the monetary and non-monetary evaluations present two different results. Because of the detailed

specification required by the SFRS, the location of the new Headquarters building simply cannot be based purely

on the financial analysis. The monetary analysis favours the Atrium building in Perth, whereas the non-monetary

evaluation gives it the lowest score. The main reason for this is the fact that the Atrium is an existing building and

therefore, the construction costs associated with it are much lower than with the new-build options.

The non-monetary analysis attributes the highest score to the site at Kildean Business Park in Stirling. It is closely

followed by Falkirk Gateway, due to the close similarities between the sites. Both locations are characterised by

convenient access, shortest travelling time for staff and visitors, large and flexible footprint and prominent situation.

On the other hand, Perth fire station and the Atrium building do not have the capacity to accommodate the site

neutral design together with parking. Stirling fire station is not as prominent and presents access issues which

could prove costly to resolve.

Our final score presented in this section looks at the combined monetary and non-monetary analysis. We have

arrived at a single figure/ indicator by dividing capital and land costs by the non-monetary result. The outcomes of

this last test reinforces the previous findings and places the Kildean Business Park at the top, yet again closely

followed by Falkirk Gateway. There is a considerable gap between the Stirling Kildean and Stirling Fire Station

sites and even greater difference between Kildean and the two Perth sites.

We have also identified a number of potential risks, associated with this project and suggest possible mitigating

actions. We have looked at the two main aspects of risk, namely the likelihood of occurrence and the volume of

impact. While four out of six risks have been recognised as having a potentially high impact, none of them have a

high likelihood of happening. The Falkirk site has a medium to high risk of being a standalone building in an

undeveloped business park which means the regenerative effect and social value would be significantly lower than

anticipated. It very much depends on how the area is going to develop. The Stirling Kildean site already has activity

in its immediate surroundings thus it does not have this particular risk. This is one of the factors that sets these two

sites apart.

7.3 Recommendation

The combined findings of this Options Appraisal suggest that the new SFRS Headquarters building should be

located on the Kildean Business Park site.

Although Kildean Business Park has been identified as “prone” to three out of six major, it still presents a safe

option to pursue. The risks identified in Section 5 of this report are standard risks and should be considered as part

of any development project. It is therefore appropriate to conclude that the site at Kildean carries no greater than a

normal degree of risk and it can be considered as having fewer risks than Falkirk which is “prone” to four out of six

major risks.

This location has been assessed as providing optimum benefits and being capable of providing a building matching

the SFRS’s exacting requirements. The future business park will provide a robust environment for the consolidated

SFRS Headquarters facility going forward, and will provide an working environment that is fit for purpose over the

anticipated 28 years evaluation period.

Based on the results and our professional experience, our recommendation is that the site at Kildean Business

Park Stirling is the best suited location for the new SFRS Headquarters building. This particular location combines

the key requirements and advantages of accessibility, presence, visibility and flexibility of size & shape. Services

are already available and the necessary infrastructure is being delivered within the next 12-16 months as part of
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the Stirling Development Agency’s commitment to the location. Moreover, the majority of support staff can access

the location within 40 minutes.

The estimated cost of Stirling Kildean of £7,662,000 is based on a site start in Quarter 1 2015 (1Q15 - BCIS TPI

257). If the construction of the HQ building commences in April 2016, it is estimated that the costs of construction

on this site would be £8,077,000. This estimated cost is based on 2Q2016 – BCIS TPI 272.

The land cost has not been inflated.
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Appendix 1: Weightings Explained
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Access

Criteria Weighting Explanation

Access 40

Parking availability 9

Weighting: We assumed that parking is a very important criterion because

many future employees will travel by car to their new work place. Also

ample visitor parking is required to give the building an overall feeling of

welcome. We weighted 9 out of 100.

Scoring: We assumed a 10/10 parking availability of the maximum spaces

allowed by the Scottish Planning Policy SPP 17 Transport and Planning

and additional “spill over” parking facilities nearby.

Accessibility by

public transport

infrastructure

6

Weighting: We assumed that accessibility by public transport is important

but we recognised that not as many employees as guests will travel by

public transport weighting it a bit lower than parking availability.

Scoring: The SFRS has provided us with an analysis how long it takes

from the main SFRS buildings to travel to the potential new HQ location.

We scored the best option 10/10 and then progressively deducted points

from the others for length of travel time.

Existing

Infrastructure
5

Weighting: We considered enabling infrastructure around the new site an

important criterion because it will add to the overall attractiveness of the

new building and enhance the basic functionalities of the building. We

weighted it 5 out of 100.

Scoring: We considered several factors and deducted points if any of these

criteria was not met:

− Good roads to entrance 

− Easy access to parking lot 

− No congestion to and from work at busy hours 

Accessibility to

current support

staff & labour

market within 40

minutes

20

Weighting: We assumed that travel time to the new location is the most

important criterion because it should function as a centre point for all of the

new SFRS services and help build its identity, therefore it should be easily

accessible from everywhere in the country. Also travel time for employees

should be as short as possible to make the new location an attractive work

place. We weighted it 20 out of 100.

Scoring: The SFRS provided us with an analysis of the percentage of

support staff and labour market living out with a 40 minute isochrones of

each of the 5 locations. We gave the top scoring location 10/10 and

deducted points for the other locations.
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Building

Criteria Weighting Explanation

Building 25

Disruption during

construction
1

Weighting: We weighted this criterion very low. We believe it is not essential

for the final decision on best location. However, we did want to highlight that

there are some potential issues in several locations.

Scoring: We assumed no disruption to the community around the building is

a 10/10. We deducted points for close proximity to residential area and

extra for demolition.

Site availability

(freehold/

leasehold)

3

Weighting: We weighted site availability as medium. While it is an important

criterion, 4 out of the 5 sites are Heritable and only the Perth Atrium site is

leasehold.

Scoring: We deducted points from the Perth Atrium site because of the

leasehold interest which we consider not to be ideal.

Consistency with

requirements for

footprint and

planning

permission & Site

suitability

7 & 7

Weighting: We considered both criteria medium to high importance. It is

essential to have the right fit and the right building and to consider all the

risks & policies associated with building at a specific location.

Scoring: We deducted points for complications with planning policy and

poor footprint fit. We also deducted points for risks associated with the site,

e.g. flood risk and contamination risk.

Deliverability until

march 2017
7

Weighting: We considered this medium to high importance The timeline is

already tight and any extra delays caused by the site itself, e.g. date of

entry at the Atrium building, would most likely mean the move in date of

March 2017 would need to be pushed back.

Scoring: We considered factors that could delay the building of the new HQ,

including construction complications as well as temporary replacement fire

station sites etc.



Final Draft 37

SFRS Headquarters Option Appraisal March 2015 37

Surrounding

Criteria Weighting Explanation

Surrounding 35

Amenities 7

Weighting: It is important that there are local amenities available, both for

the staff working in the new HQ and also for visitors. Of particular

importance is public perception of a single large isolated building. The

amenity of the location also ties in with the neighbourhood regenerative

effect and future land value.

Scoring: We took into consideration the visual aspects of the area around

each site and we scored all sites according to the availability of shops/

restaurants/ pubs nearby as well as the look, feel and history of the

immediate neighbourhood. We also considered prospective additions to the

amenities in the near future or in the distant future, but scoring those (like

Falkirk) lower for the potential time frame for such amenities to develop.

Direct

Neighbourhood:
3

Weighting: Weighted lower because the most important factors about the

surroundings are covered in the Amenities criteria. This criterion is purely

about the current immediate neighbourhood and its look and feel.

Scoring: We considered a, a fully developed modern business park or a city

centre location as 10/10. We deducted points off all sites as none of the

sites have the “ideal neighbourhood”.

Social value &

Regenerative effect

10

Weighting: We believe the regenerative effect is an important criterion and

which can be used to justify the potential costs of developing the new HQ.

The social value refers to the potential positive impact on the surrounding

area and the increased Community Benefit.

Scoring: We have used zero as a starting point for a site with no potential

regenerative effects and no social value improvement. We added further

points where potential opportunities for increases in infrastructure and

amenities exist.

Future value of

property
5

Weighting: We considered this as an important factor in the long term. By

carrying out development there is an increase in asset value which is

protected. However, the location is a crucial factor in determining the level

of value created – the more compatible the location, the higher the value of

the end product is likely to be. For instance, a business park location will

arguably provide a greater return/value than a development adjacent to a

residential estate or located in an industrial area (Perth).

Scoring: The ideal scenario would be the provision of a cleared serviced

site to SFRS at nil cost and thereafter a fully developed business park is

created in the immediate locale. Stirling has the potential to achieve this

scenario. There is, however, a risk that this might not be achieved through

market circumstances thus we make deductions against this risk. With

regard to Falkirk, we deduced points on the basis of a higher risk that the

development of the business park does not progress and the other sites

would therefore not benefit from the construction of the SFRS HQ.
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Criteria Weighting Explanation

Surrounding 35

Visibility 12

Weighting: Visibility is one of the SFRS’s key requirements and therefore,

has been weighted heavily. The visibility also refers to prominence of the

future HQ building. As a result, Perth Atrium and Perth fire station have not

scored highly as neither would be capable to deliver the desired outcome.

Scoring: We considered how visible the building is for people driving by and

from what distance the building can be seen. We allotted points for visibility

from the main roads and what is the proximity of each site to town centre,

adjacent business parks or other office development.
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Appendix 2: Explanation of Scoring
Criteria by Site
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Falkirk

Criteria Score Explanation of the score

Access:

Parking availability 10/10

Ideal parking situation - large site with good infrastructure; large car

park at the football stadium on the other site of the road that is

dedicated “overspill” parking. Additionally fire station next door that

could potentially also provide “overspill” parking.

Accessibility by public

transport infrastructure 8/10

2 hours 26 minutes average travel time from main SFRS building

locations.

2 points deducted because of slightly longer average travel time than

Kildean Stirling

Existing Infrastructure 8/10

Part of the road network in place, requires to be continued into the

site. Possible problems with congestion during rush out because of

busy main arterial road giving access to the building.

1 point deducted because there is restricted access to the site and 1

point for the risk of congestion.

Accessibility to current support

staff & labour market within 40

minutes
10/10

Falkirk scores 10/10 because it has the highest % of support staff

and the highest % of population living in a 40 minutes isochrones

around it.

Building:

Disruption during construction 9/10
Deducted 1 point for minor disruptions to the nearby housing estates

to the west.

Site availability (freehold/

leasehold) 10/10 Heritable

Consistency with requirements

for footprint and planning

permission.
7/10

Fits in with policy for the area and has extra land available. The

Council is comfortable with having a 3 story high building.

Relationship to existing /proposed masterplan may have to be

considered. Deducted 3 points for potential flood risk.

Site suitability 10/10
Large flexible site, can freely choose where the building should sit;

close to major roads network

Deliverability by Spring 2017 9/10

Cleared site ready for construction however additional anti-flooding

measures may be required that could delay planning and building

timeframe.

Deducted 1 point for risk of additional flooding measures taking a

longer than expected.

Surrounding:

Amenities 3/10

No shops around. 20 minute walk to town centre but potential new

shops are outlined in the masterplan for the area in question of the

new HQ.

We have deducted 7 points but we considered the proposed

business park for the site a positive mitigating factor.



Final Draft 42

SFRS Headquarters Option Appraisal March 2015 42

Falkirk

Criteria Score Explanation of the score

Direct neighbourhood 6/10

Football Stadium and fire station are adjacent. Housing estate

bordering Business Park to the west. Future business park location in

the future.

Deducted 4 points because the new building would stand in isolation

within this business park

Social value & Regenerative

effect 8/10

The social value and regenerative effect of developing the HQ in this

location is potentially very high as currently there are no amenities

nearby. The housing estates located nearby seem to be in need of

such amenities. It is likely that the HQ would attract new amenities for

this area.

Deducted 2 points for the risk of not achieving a major regenerative

effect and the site staying isolated on its own.

Future value of property 7/10

On the basis that the business park outlined in the masterplan

proceeds this should lead to an increase in future value. Without the

business park the rate of improvement in land value will be less.

Deducted 3 points for uncertainty of business park development

Visibility 6/10

Medium: Located within potential business park next to football

stadium. Restricted visibility from M9. Good road network.

Deducted 4 points because there are no current amenities visibility is

solely reliant on drive by and football stadium visitors

Total weighted score 819 Rank B



Final Draft 43

SFRS Headquarters Option Appraisal March 2015 43

Perth Long Causeway

Criteria Score Explanation of the score

Access:

Parking availability 6/10

Not possible to accommodate all 120 parking spaces, provision for

reduced parking included in monetary valuation.

Deducted 4 points for the narrow parking lot access and the fewer

available parking spaces in comparison to the other sites.

Accessibility by public

transport infrastructure 8/10

2 hours 25 minutes average travel time from main SFRS building

locations makes it about 20 minutes longer traveling time then

Stirling Kildean.

Existing Infrastructure 4/10

Access from main road but very narrow and secondary access

required. Planning Gain charge of £11psm for any increase in GIA

on new build. Traffic issues along Long Causeway and Feus Road

under consideration.

We deducted 4 points for the very narrow access road and a further

2 points for the likely congestion this would cause in the

surrounding area.

Accessibility to current support

staff & labour market within 40

minutes
3/10

Only has 12% of support staff and 16% of the labour market in a 40

minutes isochrones making it the lowest scoring site

Building:

Disruption during construction 8/10
Deducted 2 points for the disruption to the fire station that is in place

already.

Site availability (freehold/

leasehold) 10/10 Heritable

Consistency with requirements

for footprint and planning

permission.
2/10

Fits in with policy for the area. Shape of the site would cause build-

ability issues. Low to medium to contamination risk.

Deducted 8 points to account for the complicated building process

behind the fire station on a fragmented site with a very narrow

access.

Site suitability 5/10

Long, narrow site, difficult to fit generic HQ plan; would require

rearrangement of current layout including existing access and

parking. Adjoining site available which may contribute to ease of

development.

Deliverability by Spring 2017 7/10

Complicated narrow fragmented site will most likely cause delays in

building the new HQ.

We deducted 3 points to account for the risk of having likely delays in

the building because of the complex site layout.
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Perth Long Causeway

Criteria Score Explanation of the score

Surrounding:

Amenities 8/10

Shopping located within a short walking distance. We deducted 2

points as there are no amenities in the immediate surrounding area

that would benefit the HQ building.

Direct neighbourhood 7/10

Immediate surrounding area comprises industrial and workshop type

units; Site bounded on east by main rail line. Site situated close to the

city centre and retail park.

Deducted 3 points because the immediate surrounding is industrial in

nature.

Social value & Regenerative

effect 4/10

The development would provide a degree of social value to the

surrounding shops and businesses but very little regenerative effect.

We deducted 5 points because the area is already fully developed

and a new HQ building would most likely not start any major

regenerative efforts.

We deducted 1 point for the fact that the social value is hard to

predict in this area.

Future value of property 2/10

Unlikely to create a significant increase in value since the site in

owned by the SFRS already.

We deducted 8 points because the site will not have any increase in

value. With the existing fire station fronting the site it would be very

difficult to sell on the office building in a back lying location.

Visibility 1/10

Very low: Potentially hidden behind existing fire station, on a low

lying site surrounded by poor quality industrial properties. The new

building would not have the same presence or offer the same level of

quality as the "standard building".

We awarded 1 point because a building should still be visible from

the access road.

Total weighted score 441 Rank D
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Perth Atrium Building

Criteria Score Location

Access:

Parking availability 4/10

Only 75 spaces available with no possibility to extend. No guest

parking. No other parking in the near vicinity. Likely reduction in

parking if building extended.

We deducted 4 points for the lack is parking spaces 1 point for the

lack of increase in parking spaces in the future and 1 point for having

no optional parking around and a narrow access to the parking area.

Accessibility by public

transport infrastructure 9/10
2 hours 12 minutes average travel time from main SFRS building

locations. Slightly longer average travel time than to Kildean.

Existing Infrastructure 8/10

Existing site with good infrastructure present.

Deducted 2 points for possible problems with congestion because the

site is in the town centre and the narrow, shared entrance. The

parking accommodation is insufficient.

Accessibility to current support

staff & labour market within 40

minutes
3/10

Has 13% of support staff and 16% of the labour market in a 40

minutes isochrone.

Deducted 7 points because the percentages are significantly lower

than in Stirling and Falkirk.

Building:

Disruption during construction 8/10
Deducted 2 points because of minor disruptions to neighbouring

buildings and close proximity to town centre.

Site availability (freehold/

leasehold) 4/10

Currently leasehold: future availability to be clarified. Not clear if it is

for sale and at what price.

Deducted 6 points for risks and uncertainty surrounding the

ownership, price and availability.

Consistency with requirements

for footprint and planning

permission.
2/10

Footprint of the site is too small. Building is dated, being a converted

traditional storage building. The fabric is in need of complete overhaul

both internally and externally. The building, even if refurbished, is still

unlikely to produce a "state of the art" SFRS HQ. Consistent with

planning as it is currently in use as an office building. Has PPP for

residential conversion.

We allocated 2 points because it is currently an office building.

Site suitability 2/10

Small footprint, no room to grow beyond the boundaries of the current

layout. Even with an extension barely delivers the minimum

requirements. No room for memorial space for example.

We allocated 2 points because there is minimal parking in place

already and with major refurbishment and extension it could

theoretically fit the minimum requirements for the office space.
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Perth Atrium Building

Criteria Score Location

Deliverability by Spring 2017 2/10

Existing site with few constraints and straightforward extension

proposal but P and K Council lease this building until the end of 2016

which would make it very close to the march 2017 move in date.

We deducted 8 points because we consider the risk that the March

2017 deadline cannot be met as very high.

Surrounding:

Amenities 9/10

Shops within a short walking distance and close to the town centre.

We deducted 1 point because the site is not actually in the town

centre itself which would be considered an ideal location.

Direct neighbourhood 8/10
Urban surrounding, close to city centre. Leisure pool/sports centre

opposite with associated parking.

Social value & Regenerative

effect 2/10

The site is near the city centre so the social value and the

regenerative effect is very low.

Deducted 5 points for lack of regenerative value. Deducted a further

3 points because the social value is limited. It might provide a few

new jobs in the area.

Future value of property 5/10

Unlikely to have a big increase in value because of the dated Atrium

building however acquiring the land should provide a solid investment

because it is close to the city centre.

Deducted 5 points for the building standing on the land.

Visibility 7/10

Good visibility from arterial road system in central Perth however the

building itself is not a state of the art office / HQ building therefor we

deducted 3 points.

Total weighted score 438 Rank E
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Stirling Fire Station

Criteria Score Location

Access:

Parking availability 10/10

Large site possible to accommodate parking provision (please refer

to the Scottish Planning Policy SPP 17 Transport and Planning

Maximum Parking Standards for more details)

Accessibility by public

transport infrastructure 9/10

2 hours 17 minutes average travel time from main SFRS building

locations

1 point deducted because slightly longer average travel time than

Kildean

Existing Infrastructure 2/10

Roundabout requires to be adjusted to form access into site. There is

a substantial risk that the adjusting the roundabout will bring a less

than ideal compromise on the entrance and access situation. The

Council may oppose such alterations

We deducted 6 points for the fact that there is very little existing

useable infrastructure and an extra 2 points for the risks involved with

the roundabout alteration.

Accessibility to current support

staff & labour market within 40

minutes
8/10

Has 57% of support staff and 51% of the labour market in a 40

minutes isochrone.

2 points deducted because of slightly lower percentage than Falkirk

on both categories.

Building:

Disruption during construction 5/10

Due to close proximity of residential dwellings, the construction could

cause substantial disruption for local residents. Building fabric to be

discussed with planning due to close proximity of Stirling Castle.

Roundabout needs to be adjusted to provide access which would

cause major disruption for the local traffic.

We deducted 3 points for the roundabout disruptions and 2 points for

disruptions cause to the houses.

Site availability (freehold/

leasehold) 10/10 Heritable

Consistency with requirements

for footprint and planning

permission.
4/10

Footprint is more than sufficient but the neighbouring site outlined in

development plan as a "green corridor". The site is in close proximity

to a proposed housing development. Playground needs to be re-

provisioned. Requires special permission for material and layout

because of visibility from nearby castle (Scottish National Heritage

requirements)

Deducted 1 point for re-provisioning of playground. 2 points for

special permission and materials. 3 to account for the complications
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Stirling Fire Station

Criteria Score Location

arising from the fact that site is in a green corridor.

Site suitability 7/10

Large site but bound by roads, existing housing and fire station.

Adjacent site in third party ownership required for access; too close to

residential properties.

We deducted 3 points because of the very close proximity to the

housing estate.

Deliverability by Spring 2017 6/10

The works on the roundabout to provide an access will take addition

time compared to all the other sites that have direct access already.

There is a risk that these works will delay the deliverability by Spring

2017.

Deducted 4 points for the risk of having no access to the site at all to

start the construction for a long time because of the roundabout.

Surrounding:

Amenities 5/10

Shops located short distance away within the Raploch estate.

We deducted 5 points because there are a minimal number of local

shops and restaurants close by. Also access to the shops is directly

through the housing estate.

Direct neighbourhood 5/10

Raploch housing estate nearby which is partly regenerated but still

cannot be considered a positive factor. Site in shadow of Stirling

Castle which brings many extra design requirements with it.

We deducted 5 points for the close proximity to the Raploch housing

estate.

Social value & Regenerative

effect 10/10

This site would potentially benefit the most from a new HQ building

because it would assist the ongoing regenerative effects of the

Raploch housing estate.

Future value of property 4/10

Depending on the regeneration progress of the Raploch housing

estate it could be low to medium increase in value. Most of the site is

already owned by the SFRS. The addition of a new HQ building

adjacent to the existing fire station would provide very little extra

future value.

We deducted 2 points for the fact that the site is already owned by

the SFRS and building an HQ on it (in close proximity to the housing

estate) is unlikely to have any financial benefit in the future. We

deducted a further 4 points because the site itself ii unlikely to be as

valuable as a site in a business park or city centre location.

Visibility 7/10

Medium to high: Visible from the main arterial road and M9 (at a

distance) however obscured by current fire station and housing

estate
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Stirling Fire Station

Criteria Score Location

We deducted 3 points because the HQ would be completely

obscured by the housing estate just a few meters away on 1 site.

Total weighted score 713 Rank C
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Stirling Kildean

Criteria Score Location

Access:

Parking availability 9/10

Possible to accommodate the majority of the required parking

spaces. However further detailed discussion with developer/planning

authority required.

We deducted 1 point because of lack of possible overspill parking

opportunities (e.g. unlike Falkirk)

Accessibility by public

transport infrastructure 10/10
2 hours 07 minutes average travel time from main SFRS building

locations – shortest travel time from the main SFRS locations.

Existing Infrastructure 7/10

Access from main road formed. Assumption that business park

infrastructure can be connected.

Deducted 3 points because the infrastructure is currently being

developed but not in fully in place as opposed to Falkirk which has

most of the infrastructure in place.

Accessibility to current support

staff & labour market within 40

minutes
9/10

Has 59% of support staff and 54% of the labour market in a 40

minutes isochrone.

We deducted 1 point because the percentage of population is slightly

lower than in Falkirk.

Building:

Disruption during construction 10/10 No disruptions because it is a large construction site.

Site availability (freehold/

leasehold) 10/10 Heritable

Consistency with requirements

for footprint and planning

permission.
8/10

Future business park site means all sites should be consistent with

planning policy: 3 storeys high is not an issue. Site footprint can be

accommodated on all possible plots within the park..

We deducted 2 points because it is not certain which sites will be

made available and how much space is will be allocated to

accommodate the parking requirement.

Site suitability 8/10

Large development plots available, all possible plots within the

business park should accommodate the footprint/site neutral design

The exact location within the business park will affect the visibility

score. A “gateway” plot at the front of the park directly fronting Drip

Road is unlikely to accommodate the footprint due to service

infrastructure.

We deducted 2 points for the risk of uncertainty over exact location.

Deliverability by March 2017 10/10

Clear site with no constraints
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Stirling Kildean

Criteria Score Location

Surrounding:

Amenities 10/10
Pub and restaurants exist/to be built in the Business Park.

Supermarket close by. Castle Business Park close by.

Direct neighbourhood 8/10

Business Park location. Housing regeneration area close by. Close

to Castle Business Park.

We deducted 2 points because currently and into the immediate

future the park will be under construction.

Social value & Regenerative

effect 7/10

The social value is limited for this site as it is with in a future business

park. The regenerative effect is high as the HQ building would help

kick-start the business park.

We deducted 3 points because of the small impact on social value.

Future value of property 9/10

Depending on the development of the business park the increase in

future value should be sustained, Even if the business park is

delayed the value of the land should increase significantly due to the

amenities immediately adjacent and the proximity to Castle Business

Park.

We deduced 1 point for the risk of the business park not taking shape

timeously.

Visibility 7/10

Potentially is quite high if it is located towards the front of the

business park. The gateway plot of land is not available. We

deducted three points for visibility because of the locational risk.

Total weighted score 848 Rank A
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Appendix 3: Optimism Bias
Explanation
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Optimism Bias

We used the Mot Macdonald’s calculator to calculate our optimism bias of 10%. This section outlines the criteria

and mitigation scores we used to arrive at the 10%.

Procurement

Construction contract will be a Scottish Government approved standard form HUB DBDA contract. Contractor will

be appointed by week 6 0f 49 week programme and will have full design and build responsibilities.

Completion of Contract Structure: Not applicable

Late Contractor Involvement in Design: Mitigated to 70% because of the involvement of HUB. We assumed that

HUB will choose the best option of the list of approved contractors and this will minimize the delays caused by the

contractor.

Poor Contractor Capabilities: Similar to above 80% mitigation because of the involvement of HUB. We assume that

HUB as sufficient expertise to choose a contractor that has the correct capabilities to deliver this building.

Government Guidelines: Not applicable

Dispute & Claims Occurred: 50% mitigated because of the extensive planning and selection of the contractor that

went before hand. However it is expected to still have some dispute and claims.

Information Management: Non applicable

Other: Not applicable

Project Specific

Design Complexity: 0% offset because the building and its purpose and layout is quite specific and it is to be

expected to have so complications down the line.

Degree of Innovation: Not applicable

Environmental Impact: Not applicable

Other: Not applicable

Client Specification

Inadequacy of the Business Case: There has been a short list process and input from advisors of several parties.

However there has not been an independent full business case conducted. There is a risk that the costs have been

underestimated, 40% mitigation.

Large No. of Stakeholders: There are several stakeholders included but the risk of poor flow of information is very

low due to the very comprehensive reports written and distributed by the advisors involved in the project. 90%

mitigation.

Funding Availability: There is a risk that the project will cost more money than 6.9 million however the extra funding

needed should not present a financial risk. 100% mitigation.

Project Management Team: Not applicable
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Poor Project Intelligence: There is a risk that hidden costs have been missed because there was no proper

business case. However most of the risk has been mitigated by the involvement of experts throughout the project.

60% mitigation.

Other: Not applicable

Environment

Public Relations: There is a risk that the building of a new headquarter will need a PR effort to explain why this

building is needed. 0% mitigation.

Site Characteristics: There are several site specific issues which are outlined in this report. However most of the

issues are already costed by expert so we feel the risk is 80% mitigated.

Permits / Consents / Approvals: Not applicable

Other: Not applicable

External Influences

Political: Needs ministers approval

Economic: Not applicable

Legislation / Regulations: The close involvement of the councils offsets most of the risk here. 90% mitigation.

Technology: Not applicable

Other: Not applicable
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Appendix 4: Travel Time Analysis
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Current HQ Proposed Site Legs
Depart
Time

Arrival
Time

Travel
Time

(hh:mm)

Mode of
Transport

Hamilton HQ
Atrium
Building Perth 6 17:17 20:01 02:44

Walk,
Coach,
Bus

Edinburgh HQ
Atrium
Building Perth 7 17:49 19:34 01:45

Walk,
Rail, Bus

Stirling HQ
Atrium
Building Perth 3 17:09 18:18 01:09

Walk,
Rail, Bus

Thornton HQ
Atrium
Building Perth 5 17:09 19:00 01:51

Walk,
Rail, Bus

Falkirk HQ
Atrium
Building Perth 7 17:09 19:35 02:26

Walk,
Rail, Bus

Dumfries HQ
Atrium
Building Perth 5 17:07 21:06 03:59

Walk,
Rail, Bus

Aberdeen HQ
Atrium
Building Perth 7 17:23 19:51 02:28

Walk,
Rail, Bus

Inverness HQ
Atrium
Building Perth 5 17:49 20:19 02:30

Walk,
Rail, Bus

Dundee HQ
Atrium
Building Perth 3 17:11 18:15 01:04 Walk, Bus

Average travel distance to
Atrium Perth 02:12:53

Hamilton HQ
Falkirk Fire
Station 7 17:00 19:06 02:06

Walk,
Rail, Bus

Edinburgh HQ
Falkirk Fire
Station 7 17:15 18:41 01:26

Walk,
Rail, Bus

Stirling HQ
Falkirk Fire
Station 7 17:51 19:08 01:17

Walk,
Rail, Bus

Thornton HQ
Falkirk Fire
Station 6 17:00 19:27 02:27

Walk,
Rail, Bus

Falkirk HQ
Falkirk Fire
Station 3 17:14 17:41 00:27 Walk, Bus

Dumfries HQ
Falkirk Fire
Station 8 17:00 20:21 03:21

Walk,
Rail, Bus

Aberdeen HQ
Falkirk Fire
Station 8 17:07 21:12 04:05

Walk,
Rail, Bus

Inverness HQ
Falkirk Fire
Station 7 17:07 21:14 04:07

Walk,
Rail, Bus

Dundee HQ
Falkirk Fire
Station 8 17:07 19:53 02:46

Walk,
Bus, Rail

Average travel distance to
Falkirk fire station 02:26:53

Hamilton HQ
Kildean,
Stirling 7 17:05 19:06 02:01

Walk,
Rail, Bus

Edinburgh HQ
Kildean,
Stirling 7 17:21 18:49 01:28

Walk,
Rail, Bus

Stirling HQ
Kildean,
Stirling 3 17:05 17:17 00:12 Walk, Bus

Thornton HQ
Kildean,
Stirling 8 17:05 19:28 02:23

Walk,
Rail, Bus

Falkirk HQ
Kildean,
Stirling 7 17:21 18:34 01:13

Walk,
Rail, Bus

Dumfries HQ
Kildean,
Stirling 5 18:05 21:06 03:01

Walk,
Rail, Bus

Aberdeen HQ
Kildean,
Stirling 7 17:43 21:12 03:29

Walk,
Rail, Bus

Inverness HQ
Kildean,
Stirling 5 17:05 20:19 03:14

Walk,
Rail, Bus

Dundee HQ
Kildean,
Stirling 7 17:05 19:10 02:05

Walk,
Bus,
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Coach

Average travel distance to
Kildean Stirling 02:07:20

Hamilton HQ
Perth Fire
Station 4 17:07 20:01 02:54

Walk,
Bus,
Coach

Edinburgh HQ
Perth Fire
Station 6 18:12 21:00 02:48

Walk,
Bus,
Coach

Stirling HQ
Perth Fire
Station 3 17:07 18:18 01:11

Walk,
Rail, Bus

Thornton HQ
Perth Fire
Station 5 17:07 19:00 01:53

Walk,
Rail, Bus

Falkirk HQ
Perth Fire
Station 7 17:07 19:35 02:28

Walk,
Rail, Bus

Dumfries HQ
Perth Fire
Station 5 17:07 21:06 03:59

Walk,
Rail, Bus

Aberdeen HQ
Perth Fire
Station 5 17:18 19:51 02:33

Walk,
Rail, Bus

Inverness HQ
Perth Fire
Station 5 17:28 20:25 02:57

Walk,
Rail, Bus

Dundee HQ
Perth Fire
Station 3 17:06 18:15 01:09 Walk, Bus

Average travel distance to
Atrium Perth 02:25:47

Hamilton HQ
Stirling Fire
Station 7 17:09 19:33 02:24

Walk,
Rail, Bus

Edinburgh HQ
Stirling Fire
Station 7 17:09 18:49 01:40

Walk,
Rail, Bus

Thornton HQ
Stirling Fire
Station 9 17:09 19:47 02:38

Walk,
Bus,
Coach

Falkirk HQ
Stirling Fire
Station 7 17:09 18:34 01:25

Walk,
Rail, Bus

Dumfries HQ
Stirling Fire
Station 5 17:55 21:06 03:11

Walk,
Rail, Bus

Aberdeen HQ
Stirling Fire
Station 7 17:39 21:12 03:33

Walk,
Rail, Bus

Inverness HQ
Stirling Fire
Station 6 17:39 21:14 03:35

Walk,
Rail, Bus

Dundee HQ
Stirling Fire
Station 7 17:09 19:23 02:14

Walk,
Bus, Rail

Average travel distance to
Stirling fire station 2:35
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Appendix 5: Non-Monetary
Evaluation - Complete Matrix



Final Draft 66

SFRS Headquarters Option Appraisal March 2015 66



Final Draft 67

SFRS Headquarters Option Appraisal March 2015 67

Access Scoring

Building Scoring
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Surrounding Scoring & total
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Appendix 6: Site cost calculations &
Red Skye cost model
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Site cost calculation by site:

Falkirk:
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Perth Atrium
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Perth Fire Station
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Stirling Kildean Business park
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Stirling Fire Station site
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Red Skye cost model



Final Draft 77

SFRS Headquarters Option Appraisal March 2015 77



Final Draft 78

SFRS Headquarters Option Appraisal March 2015 78



Final Draft 79

SFRS Headquarters Option Appraisal March 2015 79

Appendix 7: Next Steps



Final Draft 80

SFRS Headquarters Option Appraisal March 2015 80



Final Draft 81

SFRS Headquarters Option Appraisal March 2015 81

Next steps
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Other than as stated below, this document is confidential and prepared solely for your information and that of other

beneficiaries of our advice listed in our engagement letter. Therefore you should not, refer to or use our name or

this document for any other purpose, disclose them or refer to them in any prospectus or other document, or make

them available or communicate them to any other party. If this document contains details of an arrangement that

could result in a tax or National Insurance saving, no such conditions of confidentiality apply to the details of that

arrangement (for example, for the purpose of discussion with tax authorities). In any event, no other party is

entitled to rely on our document for any purpose whatsoever and thus we accept no liability to any other party who

is shown or gains access to this document.

Deloitte LLP is a limited liability partnership registered in England and Wales with registered number OC303675

and its registered office at 2 New Street Square, London EC4A 3BZ, United Kingdom.

Deloitte LLP is the United Kingdom member firm of Deloitte Touche Tohmatsu Limited (“DTTL”), a UK private

company limited by guarantee, whose member firms are legally separate and independent entities.

Please see www.deloitte.co.uk/about for a detailed description of the legal structure of DTTL and its member firms
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