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SUMMARY 
 
This report updates Members on the preparation and initial implementation of 
an Action Plan focussed on improving trading conditions for the Victorian 
Market (the Market) and the City centre. It details a proposal to prepare and 
offer a Tender to the open market. Specifically the report sets out the: 
 

• status of the Market within the City; 
• Terms of Reference used in structuring the Feasibility Study (the Study); 
• how the Market works; 
• how the utilisation of a third party operator could improve performance; 

and 
• the risks and the benefits. 

 
Members are invited to consider the terms of the Study and the report and then 
agree to instruct officers to prepare a Tender. 
 
 
1. Introduction 
 
1.1 The role of the Market within the City 
1.1.1 Asset of the Inverness Common Good Fund – The Market is held on 

the account of the Inverness Common Good Fund (the Fund) and is 
managed by the Council on behalf of the Fund. The Council is under a 
duty to ensure that Fund assets are managed efficiently and effectively 
to produce a Market Value rate of return. At present, Council resources 
are targeted on: 

 
• managing the tenancies so that they produce a Market Value 

rate of return; 
• managing the daily operation of the market through the provision 

of daily Facilities Management services; and 
• ensuring that the fabric and structure of the Market is 

maintained. This involves allocating significant sums for capital 
projects such as the recent renovation of the roof. 
 



1.1.2 An asset within the City of Inverness – The Market draws footfall into 
the City centre.  The mix of tenancies includes a wide range of 
businesses which fall into the following general categories: 

 
• varied Micro and small businesses, many of which are family – 

owned and have traded from the Market for generations; and 
• specialist businesses such those selling Jewellery, for which the 

Market is well known. 
 

1.1.3 The Market is seen as a good place to start a new business, because 
the rent is inclusive of all costs and lease terms are usually short, no 
more than five years long. Many Tenants’ have traded for longer 
periods through negotiating lease renewals at the end of each lease 
term. This gives an element of certainty. The location of the Market, 
within the City centre is recognised by the Inverness City Vision and 
the City Centre Development Brief. Members also approved the Fund’s 
Investment Strategy which recognises the importance of a vibrant City 
Centre and the investment needed to maintain the Funds’ property 
assets.   

 
1.2 Actions to date 

The report presented to the Committee on 2 June 2015 (CIA 35/15, 
taken in Private) set out an Action Plan which, if implemented would 
see the Market improve its contribution to the economic vibrancy of the 
City whilst generating a market value return for the Fund.  
 
Members agreed to the continued development of a contract for the 
management of the Victorian Market, which will include the preparation 
of a Business Case, and to note: 

 
i) the initial Feasibility Study attached relating to ideas for structural 

changes; and 
ii) that further reports will be made to the City of Inverness Area 

Committee on progress. 
 

This report focusses on developing the following target initiatives 
identified to Members at Committee on 2 June 2015, being: 

 
i) Marketing Plan – The Study confirms that this should be included 

within the Tender.  
 

ii) Facilities Management – The Study highlights the need to ensure 
that operational management arrangements are set up in the most 
effective manner in readiness for interest from the Private Sector.  

 
iii) Tenancy management – The Study confirms the need to ensure 

that the Tenants’ lease arrangements undergo a phased change to 
reflect the inclusion of a Service Charge. The aim is to provide a 



sustainable base for an on-going programme of investment for the 
long-term benefit of the Fund and the businesses within the Market. 

 
 The progress of the actions to improve the built environment is detailed 

in a separate report.  
 

The Study attached (Appendix1) details an opportunity to progress the 
rejuvenation of the Market as a Trading Centre for the City, through the 
letting of a Tender for the provision of Facilities Management, Tenancy 
Management and Marketing Services.  

 
1.3 If implemented, the proposals could see the transfer of the 

management of Tenancies and general maintenance, Marketing and 
Facilities of the Victorian Market from the Council, to a Private Sector 
Managing Agent. 

 
1.4 The Study sets out the: 
 

• present position of the Victorian Market as a property asset; 
• the Council’s vision for the Market as a centre piece to the City 

Centre Development Brief; 
• Vision -v- Reality; and 
• elements to be considered as part of the potential Tender. 

  
1.5 The Study (Para 2.4) sets out the challenges, officers are committed to 

ensuring that Members are engaged and that the tenants are kept 
informed of proposals and that appropriate support is given.  

 
2.       How the Market works 
 
2.1     Executive Summary 
 

The Study highlights the context of the Market as an asset for the 
Fund, the City and the potential of its development along with the risks. 

 
The principal issues which need to be addressed within the Tender are 
highlighted as being the: 

 
• vision for the Market; 
• need to phase the implementation of any Service Charge; 
• possible impact of a Service charge on occupancy rates; 
• review of running costs; 
• roles of the Council and Agent; and 
• branding of the Market 

 
       

A phased approach is suggested which can be summarised as follows: 
 



• the first 3 years of the Management Agreement would be used for: 
o the implementation of a new longer lease; 
o introduction of the concept of a Service Charge; 
o the commencement of the Service Charge, which may 

involve Rents being ‘pegged’ to ease implementation for the 
Tenants’; 

o the review of operational costs; 
o the Council and the Agent would begin to scope the 

development and implementation of the Vision; 
o on-going branding of the Market; and 
o introduction of Start-up or Pop-up retail units. 

 
• during years 4 and 5, the focus would be on: 

o delivery of the Vision for the Market; 
o New Leases would be longer term with a Service Charge 

incorporated; 
o there would be a focus on improving income to the Fund by 

reducing Service Charge costs and generating higher rental 
income; 

o creation of a focal point by using the Market Hall area as a 
space to attract an anchor tenant; and 

o extending opening hours 
 

Stakeholder engagement will be essential. The stakeholders are: 
 

• the Council; 
• Market Traders; 
• adjacent businesses; 
• Inverness Business Improvement District; 
• Federation of Small Businesses; and 
• Inverness Chamber of Commerce 

 
Stakeholders will be consulted depending on the issues under 
consideration. 

 
3.      The Market as a Property Asset 
 
3.1  The Study confirms that, at present, the Fund appears to make a 

modest surplus; however, this does not take into account the capital 
investments made in project work. Examples include the Roof 
Replacement project, cost £0.966m in 2012, and the work planned to 
the Academy Street entrance. In consequence, once capital costs are 
accounted for, a loss is incurred. 

 
3.2   The Study confirms that tenants’ costs would rise significantly if a 

Service Charge was imposed now. Consequently, its introduction 
should be phased over a period of years. Phasing would allow Rent 
levels to take account of the Service Charge. This would be balanced 
against the need to recover the cost of maintenance/capital works.  



3.3 Currently, rental income does not provide a good rate of return once 
the cost of providing services such as Facilities Management and 
Capital Projects are taken into account.  

 
3.4 The Market also has a diverse range of businesses. The Study 

suggests that this range could be developed to attract specialist traders 
over the period of the Management Agreement. 

 
4.        Link to investing in physical improvements 
 
4.1 The Study suggests that during the term of the Management 

Agreement, the Fund will need to continue to invest. The focus should 
be on: 

 
• Market Entrances – apart from direct investment in making 

improvements, consideration should be given to improving the 
adjoining Streetscape. This fits in well with the proposal to improve 
the Academy Street Entrance. The proposals to improve buildings 
on Academy Street and the plans to improve Station Square and 
surrounding area are also important; and 

 
• the internal layout – walkways are narrow and floor space could be 

better utilised, particularly within the Market Hall. An evaluation of 
installing a mezzanine floor should also be considered. 

 
These changes would complement the development of businesses 
trading in the Market. 

     
5. Next Steps 
 
5.1 Stakeholder engagement - is ongoing with support being given to 

marketing and ensuring that the Market functions effectively. It will be 
important to maintain consistency through the period of change and the 
City Area Manager will lead on regular Stakeholder meetings to 
introduce proposals and listen to feedback. 

 
5.2 It is recommended that the City Area Manager proceeds as set out 

within this report keeping Stakeholders appraised. Other adjacent 
projects and integration with the City Centre Development Brief will be 
led through the Inverness City Task Force. Reports will be taken to the 
City of Inverness Area Committee detailing progress on the Action 
Plan.  

 
5.3 Proposals to improve the marketing of the Victorian Market and the 

development plans to improve entrances and the interior, continue to 
be the immediate priority.  

 
5.4 The Tender will be drafted based on the recommendations detailed 

within the Study and highlighted in this report. It will then be presented 



for offer on the open market. Once Tenders are returned, they will be 
evaluated and a recommendation made to the Committee. 

 
6. Project Management  
 
6.1 The Tender process will be led by the City Area Manager. This will 

involve regular progress reports being made to the City of Inverness 
Area Committee. Other Stakeholders, will be kept informed.  

 
7.       Implications 
 
7.1 Legal  

The Council will continue to meet all its legal obligations under the 
terms of any contracts agreed and processes will comply with the 
Councils Financial Regulations and Contract Standing Orders. The 
agreement of Council may be required for final approval of the 
acceptance of a Tender. This will be confirmed when returned Tenders 
are evaluated. 

 
7.2 Climate Change  

All contracts will be managed in a manner which meets the Council’s 
obligations in relation to climate change. 

  
7.3 Resources  
7.3.1 The costs of utilising a Managing Agent will be known on receipt of 

Tender Returns. Appendix 2 details the Revenue Budgets for the 
Market set for the last four Financial Years. Aside from this, £0.966M 
was spent on the roof renovation works. The Study has cost £3k. 

 
7.3.2 Prior to approval being sought from this Committee to the letting of a 

Facilities Management Agreement, a Business Case will be prepared 
drawn from the recommended Tender detailing the financial model 
being applied. This will ensure that the Fund produces a stable 
financial ‘Market Value’ return for the principal benefit of the Residents 
of the former Burgh of Inverness.  

 
7.4 Rural  

The proposals detailed in this report will potentially attract  private 
sector investment and promote job growth and help support the 
landward areas surrounding the City. 

 
7.5 Risks  
7.5.1 The Study sets out these in the section headed ‘Vision -v- Reality. The 

Tender should be prepared giving keen attention to the points 
highlighted in the Study. The risks identified, range from the need to 
detail management responsibilities, to being clear about expectations 
on developing the tenancy mix and Market Brand. Ensuring that the 
Tender is correctly prepared will also reduce the risk to income and the 
preserve the reputation of the Council. The need to maintain the 



confidence of the Tenants will be met by phasing in any changes, 
ensuring that Tenants are engaged and able to contribute their 
thoughts. 

 
7.5.2 The method of implementation will be crucial to maintaining the future 

viability of the Market and improving the return to the Fund. This 
process will include ensuring that advice and support is offered to 
Business Start-ups and Micro Businesses. It is planned to open 
discussions with Business Gateway on how best this could be 
achieved. 

 
7.5.3 Importantly, the Study concludes that Private Sector Management is a 

viable option and that so long as the transformation from Council to 
Private Sector is phased, there is potential for the Market to fulfil its role 
in the development of a vibrant City Centre as envisaged by the City 
Vison and City Centre Development Brief. 

 
7.5.4 Client liaison will be a key feature of the Management Agreement and 

the City Area Manager will ensure that this process is designed in 
consultation with relevant stakeholders to ensure that governance lines 
and responsibilities are clear to all parties and in particular, that change 
is managed effectively, with update reports to the City of Inverness 
Area Committee. This will include regular liaison with the Provost and 
Central Ward Members. 

 
7.6 Gaelic and Equality 
           There are no known Gaelic or equality implications arising from this   

report 
 
8. Conclusion 
 
8.1 The Study confirms that the appointment of a Managing Agent will 

allow for the benefits of private sector specialist facility management 
and promotion to complement the existing high standards of tenancy 
management provided by the Development and Infrastructure Service.  

  
8.2 Approval of the recommendations will give officers authority to draft a 

Tender. This will be achieved in compliance with the Councils Financial 
Regulations and Contract Standing Orders. Tenders will be received 
and evaluated by officers and then if appropriate, the Committee will be 
invited to approve the letting of the Contract. The recommendation will 
be supported by a Business Case which will detail any risk 
implications.  

 
 
 
 
 
 



RECOMMENDATION 
 
Members are invited to: 
 
i) note the report and the Feasibility Study attached, relating to the 

potential of Private Sector management of the Victorian Market 
(Appendix 1);  
 

ii) agree to instruct officers to draft and publish an Invitation to Tender for a 
contract for the management of the Victorian Market described within 
this report and the Feasibility Study, for a duration of five years, planned 
to commence on 1 April 2016; and 

 
iii) note that further reports will be made to the City of Inverness Area 

Committee on progress, with a Tender Report being prepared and 
presented to the City of Inverness Area Committee for approval as 
appropriate as soon as practicable in 2016. 

 
 

 
Designation:  Director of Development and Infrastructure and the  

   Inverness City Area Manager 

Date:   4 November 2015 

Author:  David Haas, Inverness City Area Manager,  

   Allan Maguire, Head of Property Partnerships 
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Client

Subjects

Date

ASSESSORS REF USE UNIT RV % of total Annual costs Apportionment Rent Total
06/08/006027/7 SHOP 1 MARKET ARCADE £12,500.00 5.33% £225,000.00 £11,988.49 £15,000.00 £26,988.49
06/08/006030/1 SHOP 2-4 MARKET ARCADE £14,150.00 6.03% £225,000.00 £13,570.97 £16,500.00 £30,070.97
06/08/006033/2 SHOP 3 MARKET ARCADE £6,400.00 2.73% £225,000.00 £6,138.11 £8,050.00 £14,188.11
06/08/006039/4 SHOP 5-7 MARKET ARCADE £10,500.00 4.48% £225,000.00 £10,070.33 £11,800.00 £21,870.33
06/08/006042/8 SHOP 6 MARKET ARCADE £5,900.00 2.51% £225,000.00 £5,658.57 £7,420.00 £13,078.57
06/08/006048/0 SHOP 8 MARKET ARCADE £5,750.00 2.45% £225,000.00 £5,514.71 £8,000.00 £13,514.71
06/08/006051/4 SHOP 9 MARKET ARCADE £5,700.00 2.43% £225,000.00 £5,466.75 £7,700.00 £13,166.75
06/08/006054/5 SHOP 10-12 MARKET ARCADE £10,000.00 4.26% £225,000.00 £9,590.79 £13,500.00 £23,090.79
06/08/006057/6 SHOP 11-13 MARKET ARCADE £9,750.00 4.16% £225,000.00 £9,351.02 £13,300.00 £22,651.02
06/08/006066/2 SHOP 14-16 MARKET ARCADE £11,000.00 4.69% £225,000.00 £10,549.87 £12,500.00 £23,049.87
06/08/006069/3 SHOP 15 MARKET ARCADE £10,000.00 4.26% £225,000.00 £9,590.79 £11,400.00 £20,990.79
06/08/006078/9 SHOP 18 MARKET ARCADE £8,750.00 3.73% £225,000.00 £8,391.94 £11,000.00 £19,391.94
06/08/147005/5 STANCE CHURCH STREET £225.00 0.10% £225,000.00 £215.79 £0.00 £215.79
06/08/148112/3 OFFICE MARKET HALL £1,100.00 0.47% £225,000.00 £1,054.99 £0.00 £1,054.99
06/08/148004/5 SHOP UNIT 1 £4,850.00 2.07% £225,000.00 £4,651.53 £6,650.00 £11,301.53
06/08/148040/9 SHOP UNIT 10 £2,550.00 1.09% £225,000.00 £2,445.65 £0.00 £2,445.65
06/08/148044/7 SHOP UNIT 11 £6,500.00 2.77% £225,000.00 £6,234.02 £0.00 £6,234.02
06/08/148052/6 SHOP UNIT 12A £8,500.00 3.62% £225,000.00 £8,152.17 £8,200.00 £16,352.17
06/08/148056/4 SHOP UNIT 12B £4,900.00 2.09% £225,000.00 £4,699.49 £6,000.00 £10,699.49
06/08/148060/5 SHOP UNIT 13 £7,750.00 3.30% £225,000.00 £7,432.86 £0.00 £7,432.86
06/08/148048/5 SHOP UNIT 13A £6,300.00 2.69% £225,000.00 £6,042.20 £9,750.00 £15,792.20
06/08/148064/3 SHOP UNIT 14 £6,200.00 2.64% £225,000.00 £5,946.29 £7,500.00 £13,446.29
06/08/148072/2 SHOP UNIT 16/22 £4,900.00 2.09% £225,000.00 £4,699.49 £10,500.00 £15,199.49
06/08/148073/9 SHOP UNIT 17 £2,475.00 1.05% £225,000.00 £2,373.72 £0.00 £2,373.72
06/08/148084/9 SHOP UNIT 19 £5,500.00 2.34% £225,000.00 £5,274.94 £6,750.00 £12,024.94
06/08/148008/3 SHOP UNIT 2 £4,300.00 1.83% £225,000.00 £4,124.04 £4,800.00 £8,924.04
06/08/148088/7 SHOP UNIT 20 £5,500.00 2.34% £225,000.00 £5,274.94 £5,700.00 £10,974.94
06/08/148092/8 SHOP UNIT 21 £2,900.00 1.24% £225,000.00 £2,781.33 £3,550.00 £6,331.33
06/08/148096/6 SHOP UNIT 21A £2,600.00 1.11% £225,000.00 £2,493.61 £3,600.00 £6,093.61
06/08/148104/4 SHOP UNIT 23 £3,500.00 1.49% £225,000.00 £3,356.78 £6,100.00 £9,456.78
06/08/148012/4 SHOP UNIT 3 £2,700.00 1.15% £225,000.00 £2,589.51 £4,200.00 £6,789.51
06/08/148016/2 SHOP UNIT 4 £5,300.00 2.26% £225,000.00 £5,083.12 £7,500.00 £12,583.12
06/08/148020/3 SHOP UNIT 6 £5,200.00 2.22% £225,000.00 £4,987.21 £8,500.00 £13,487.21
06/08/148024/1 SHOP UNIT 7 £3,750.00 1.60% £225,000.00 £3,596.55 £4,500.00 £8,096.55
06/08/148028/9 SHOP UNIT 7A £2,750.00 1.17% £225,000.00 £2,637.47 £4,200.00 £6,837.47
06/08/148032/0 SHOP UNIT 8 £4,000.00 1.71% £225,000.00 £3,836.32 £5,500.00 £9,336.32
06/08/148036/8 SHOP UNIT 9 £5,200.00 2.22% £225,000.00 £4,987.21 £8,800.00 £13,787.21
06/08/148068/1 SHOP UNITS 15 & 18 £14,750.00 6.29% £225,000.00 £14,146.42 £15,700.00 £29,846.42
06/08/148068/1 STORE UNIT 9 £0.00 0.00% £225,000.00 £0.00 £1,150.00 £1,150.00
06/08/148068/1 STORE UNIT 17A £0.00 0.00% £225,000.00 £0.00 £350.00 £350.00

£234,600.00 100.00% £225,000.00 £275,670.00 £500,670.00

NO OF SHOP UNITS 35 £6,702.86

Annual Costs Stated Annual Costs of £225,000 represent the average yearly spend over the last 5 years
Apportionment The Apportionment of costs is a notional apportionment based upon the % of rateable value relative to the total
Rent Rent stated is annual rental received at present by Highland Council
Total Total sum represents the amended rental that would be due were Highland Council to seek repayment of all common costs as per a rateable value apportionment

Oct-15

Highland Council

Victorian Market
Acadamy Street
Inverness
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06/08/006027/7 SHOP 1 MARKET ARCADE £12,500.00 5.33% £225,000.00 £11,988.49 £15,000.00 £26,988.49
06/08/006030/1 SHOP 2-4 MARKET ARCADE £14,150.00 6.03% £225,000.00 £13,570.97 £16,500.00 £30,070.97
06/08/006033/2 SHOP 3 MARKET ARCADE £6,400.00 2.73% £225,000.00 £6,138.11 £8,050.00 £14,188.11
06/08/006039/4 SHOP 5-7 MARKET ARCADE £10,500.00 4.48% £225,000.00 £10,070.33 £11,800.00 £21,870.33
06/08/006042/8 SHOP 6 MARKET ARCADE £5,900.00 2.51% £225,000.00 £5,658.57 £7,420.00 £13,078.57
06/08/006048/0 SHOP 8 MARKET ARCADE £5,750.00 2.45% £225,000.00 £5,514.71 £8,000.00 £13,514.71
06/08/006051/4 SHOP 9 MARKET ARCADE £5,700.00 2.43% £225,000.00 £5,466.75 £7,700.00 £13,166.75
06/08/006054/5 SHOP 10-12 MARKET ARCADE £10,000.00 4.26% £225,000.00 £9,590.79 £13,500.00 £23,090.79
06/08/006057/6 SHOP 11-13 MARKET ARCADE £9,750.00 4.16% £225,000.00 £9,351.02 £13,300.00 £22,651.02
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06/08/148008/3 SHOP UNIT 2 £4,300.00 1.83% £225,000.00 £4,124.04 £4,800.00 £8,924.04
06/08/148088/7 SHOP UNIT 20 £5,500.00 2.34% £225,000.00 £5,274.94 £5,700.00 £10,974.94
06/08/148092/8 SHOP UNIT 21 £2,900.00 1.24% £225,000.00 £2,781.33 £3,550.00 £6,331.33
06/08/148096/6 SHOP UNIT 21A £2,600.00 1.11% £225,000.00 £2,493.61 £3,600.00 £6,093.61
06/08/148104/4 SHOP UNIT 23 £3,500.00 1.49% £225,000.00 £3,356.78 £6,100.00 £9,456.78
06/08/148012/4 SHOP UNIT 3 £2,700.00 1.15% £225,000.00 £2,589.51 £4,200.00 £6,789.51
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Rent Rent stated is annual rental received at present by Highland Council
Total Total sum represents the amended rental that would be due were Highland Council to seek repayment of all common costs as per a rateable value apportionment

Oct-15

Highland Council

Victorian Market
Acadamy Street
Inverness
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