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1.

Purpose/Executive Summary

1.1

This report updates Members on the progress made on the delivery and further
development of the Victorian Market Action Plan (the Action Plan) agreed at the City of
Inverness Area Committee on 19 June 2017.

1.2

Since then;
• The Academy Street Entrance has been refurbished
• Marketing and Branding have been progressed
• The Refurbishment of the Market Hall and Fish Hall (The Project) has been
agreed.
The report also seeks approval for the establishment of the Victorian Market Manager as
a permanent post. The creation of the post of Victorian Market Manager was approved
on the basis of an initial 3-year contract by this Committee on 19 June 2017 funded by
the Inverness Common Good Fund (ICGF). Now that Members have agreed to progress
with the development of the Market, and for this to be managed by the Council on behalf
of the Common Good, Members are asked to agree to permanently establish the post of
Victorian Market Manager and for this to be funded from the ICGF.

1.3

An update is also given on the priorities identified.

1.4

The City of Inverness Area Committee agreed in November 2019 to approve the
refurbishment of the Market Hall and Fish Hall within the Victorian Market. The report
provides an update on the progress of the project, in light of the Covid impacts. Graham
and Sibbald have provided an updated Business Case (Appendix 1) reflecting the
implications of Covid.

2.
2.1

Recommendations
Members are asked to:
i.

note the progress in respect of the work agreed through the Action Plan since
the reports presented to Committee on 29 August and 21 November 2019.

ii.

Note the progress of the works for the Transformation of the Market Hall and
Fish Hall of the Victorian Market.

iii.

note that all practicable steps continue to be taken to maximise third party
funding opportunities. The allocation of £0.250m from the Town Centre Fund,
being added to the project budget.

iv.

Agree to the permanent establishment of the Victorian Market Manager post
as detailed in section 7 of this report to be funded from Inverness Common
Good Fund, noting that the post will then be subject to approval through the
Council’s recruitment policies and procedures.

v.

note that further reports will be made to the City of Inverness Area Committee
on progress.

3.

Implications

3.1

Resource
The Business Case presented to Committee in November 2019, provided the financial
rationale for re-developing the Victorian Market Hall and Fish Hall. Graham and Sibbald
have provided an updated Business Case (Appendix 1) reflecting the implications of
Covid and this continues to support the aims to redevelop the Halls. This will help ensure
that the ICGF has the best chance to produce a stable financial ‘Best Value’ return for
the principal benefit of the Residents of the former Burgh of Inverness.
Expenditure Profile – Market Hall/Fish Hall Refurbishment
The table below gives an updated expenditure profile for the Market/Fish Hall Redesign
Expenditure
Profile
Construction
Works
Professional
Fees
Total Costs
Town Centre
Fund
Net
ICGF
Funding

19/20
£
9,927

20/21
£
704,198

21/22
£
714,125

22/23
£
21,750

Total
£
1,450,000

146,388

23,231

23.230

10.150

203,000
1,653,000
(250,000)
1,403,000

The Town Centre Fund, supported by the Scottish Government, is making a contribution
of £250,000, as agreed by Members previously. This sum will offset the additional costs
of £153,000 expected to be incurred due to Covid-19. The increased costs are due to

the need for social distancing on site and increased costs of materials. The net result is
that the ICGF allocation now stands at £1,403,000.
As outlined at committee in November 2019, the rental income will be reduced during
the compensation (6 months), refurbishment (12 months) and letting period (6 months).
In total this is likely to be in region of 24 months and the equivalent of £223,087.
3.2

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.

3.3

Community (Equality, Poverty, Rural and Island)
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.
The project is in early stages and work will take place as part of the re-development with
the Inverness Access Panel, and other constituted and associated groups to ensure that
the re-development takes account of the needs and access requirements of equality
groups. This will inform the equality impact assessment that will be carried out to support
the Project.

3.4

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

3.5

Risk
Delivery of the Action Plan supported by the Business Case, continues to address risks,
which range from the need to detail management responsibilities, to being clear about
expectations on developing the tenancy mix and market brand. The Project remains set
to provide a long-term return for the ICGF and help improve the vibrancy of the City
Centre and preserve the reputation of the Council. The need to maintain the confidence
of the Tenants will be met by ensuring that Tenants are engaged at all stages.
The attached updated business Case (Appendix 1), concludes that the Project remains
viable and continues to provide potential for the Market to fulfil its role in the development
of a vibrant City Centre as envisaged by the City Vision and is in line with priorities of the
developing City Recovery Plan.
Tenant liaison will continue to be a key feature and the Victorian Market Manager, and
the City Area Manager will ensure that this process continues 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 and the Victorian Market
Stakeholder Group.
COVID risks – All reasonable actions are being undertaken to minimise the impacts of
Covid. The updated Business Case ensure that the project remains focussed on
maximising project benefits. The project programme is also being assessed to ensure
that Covid Guidelines are observed for the protection of the Public and the workforce,
with any impacts on project cost being closely monitored.

If the post of Victorian Market Manager is not made permanent, this is a risk to the
ongoing daily management and promotion of the Victorian Market and continued delivery
of the Action Plan.
3.6

Gaelic
There are no known Gaelic implications arising from this report.

4.

Introduction

4.1

The role of the Market within the City
The Market is held on the account of the ICGF and is managed by the Council on behalf
of the ICGF. The Council is under a duty to ensure that the ICGF assets are managed
efficiently and effectively to produce a Best Value rate of return. Council resources are
targeted on:
•
•
•
•

4.2

managing the Market with a focus on producing a Best Value rate of return;
managing the daily operation of the Market through the Victorian Market Manager
which includes provision of daily Facilities Management services and Marketing
and Promotion of the Market
ensuring that the fabric and structure of the Market is maintained and
managing the Market accounting for the impact of Covid-19

The market is an asset within the City of Inverness and 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.

4.3

The Market is seen as a good place to start a new business and many Tenants’ have
traded for a number of years 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.

5.

Actions to Date

5.1

The report presented to the Committee on 19 June 2017 agreed the Action Plan
(Appendix 2). The plan highlighted the need to build a Market fit for the 21st century that
meets the needs of the ICGF and of the Businesses who invest their future within in it.

5.2

The Market has improved its contribution to the economic vibrancy of the City whilst
looking to retain and produce a Best Value rate of return for the ICGF.

5.3

The Victorian Market Stakeholder Group has been involved in engagement on the
delivery of the Action Plan (Appendix 2) and development of The Project.
The VM Stakeholder Group is made up of:
• the Council;
• Market Businesses;
• adjacent businesses;
• Inverness Business Improvement District;
• Federation of Small Businesses; and
• Inverness Chamber of Commerce

5.4

Delivery against the original objectives of the Action Plan can be summarised as follows:

•
•
•
•
•

The Market as a Centre of Business – Our lettings policy has ensured that the
market contains/draws a broad range of businesses that complement each other
and increase footfall to the City Centre.
Wider Benefits to the City and the Highlands – The Market is being mapped
as a year-round destination for Tourists and Local Shoppers and is being
promoted to cruise line passengers and the like.
Physical Improvements – Access, Signage, Entrances, Opening Hours, and
Shop fronts have been reviewed, with a view to improving frontages and opening
units’ outwards where possible.
A Media partnership has been established to ensure the public are aware of
improvements being made.
Management and Events/Branding – dedicated management has delivered on
the Action Plan. Clear targets set within a timeframe are helping to generate a
consistent Brand for Marketing.

5.5

The Council continues to balance the need to provide a Market Value return for the ICGF
with the importance of the Market to the City as a footfall driver and a catalyst for the
rejuvenation of the Old Town of Inverness. This, and the importance of furthering the
objectives and establishing the Market as a property asset for the City led to the City
Committee agreeing in November 2019 to progress with the project to redevelop the
Victorian Market Hall and Fish Hall. The City Area Recovery Group have recognised the
importance of the Market Hall/Fish Hall redevelopment in supporting the recovery of the
City Centre.

5.6

Successful implementation of the Project would provide for focus on:
• further delivery against the Action Plan (Appendix 2);
• improving rental income to the ICGF;
• creation of a focal point by using the Market Hall area as a space to attract an
anchor Bar/Restaurant/ Cafe tenant; that will drive Footfall and create a
destination;
• managing the tenancy mix utilising the Tenancy Framework; and
• extending opening hours

5.7

The Project will create a modern open market with the capability of being able to have
later opening hours, this will involve the removal of all existing shop units, storage areas
and toilets including existing services and flooring. The area will be redeveloped with
new shop units and an open seating area. New public toilets will be installed; new storage
areas will also be installed along with a new office facility.

6.

Redeveloping the Market/Fish Halls – Current Position

6.1

The Contract
Pre Covid, the plan was to commence the works in July 2020. The current position is
that a preferred bidder is in place and the intention is to proceed to award the Contract
once the final Statutory Consents are in place. The final statutory consent, for Building
Warrant is expected shortly. Work will commence after a Project Programme has been
agreed with the successful Contractor. It is expected to take 12 to 15 months to complete
the work which is likely to start later in the Autumn.

6.2

Due to Covid-19 additional measures will be required, and these will result in additional
costs and the contract period extending, potentially, to 15 months.

6.3

The Market is a listed building and an elaborate structure dating from 1889 and has a
number of small units. The Project will be contained within the envelope of the existing
structure.

6.4

The Tenants
The agreed compensation arrangements for Market Hall and Fish Hall businesses will
be applied on the awarding of the contract for the Project. Council Officers remain in
close contact with businesses to ensure that they continue to offer one to one advice
and support, as well as being updated on progress.

6.5

As outlined at committee in November 2019, the rental income will be reduced during
the compensation (6 months), refurbishment (12 months) and letting period (6 months).
In total this is likely to be in region of 24 months and the equivalent of £223,087.

6.6

This figure is an indication of the maximum rental loss but due to Covid there would
likely be a reduction in rental income regardless due to the time taken to complete the
Project.

6.7

Following the approval to progress with the Project, of the 18 tenants affected
9 issued Notice to Quit
• 4 of which have relocated within the City Centre
• 2 changed their business model to a mobile operation
• 1 ceased trading
• 1 consolidated their business operations
• 1 retirement
Of the remaining 9 businesses
• 4 have relocated to new units within the Victorian Market
• 5 still operate within Market Hall and Fish Hall

6.8

Next Steps
As outlined in the business case agreed by this Committee in November 2019. the
Project will allow an opportunity to issue a more up to date lease and the introduction of
a Service Charge. It is anticipated this would help address the significant running costs
of the Market.

6.9

The Market already has a diverse range of businesses. The Business Plan as updated
highlights that an anchor tenant could be identified for the Bar/Café/Restaurant with
complimentary Class1 (Retail) and Class3 (Food and Drink) businesses could be
identified for the remaining Units in the Market Hall of Fish Hall. This could create the
all-weather covered destination within the Old Town.

7.

Victorian Market Manager Post

7.1

On 19 June 2017 Council approved the creation of the Victorian Market Manager post in
principle on the basis of an initial 3-year contract with the funding of that post being met
from the ICGF. Following the recruitment process the Victorian Market Manager
commenced in post on 21st November 2017. In doing so, the Council retained direct
management of the Market.

7.2

In November 2019, Members agreed to the redevelopment of the Market/Fish Halls.
Given this requirement, and the previous agreement for Council management of the
market it is proposed that the Victorian Market Manager Post is made a permanent

established post. The post will continue to have a role in promoting the market,
identifying and supporting tenants and maintaining and managing the existing market.
7.3

The reporting arrangements for the post currently sit within the Inverness City Area
Managers Team. The work of the Victorian Market Manager Post spans the areas of
work within the remit of the Inverness City Area Manager, so no change is proposed to
the management arrangements.

7.4

The Committee is being asked to agree to establish the post on a permanent basis and
thereby confirming that the appropriate budget will be available from the ICGF. This will
enable the application of Council policy and procedure to recruitment on a full time,
permanent basis.

8.

Conclusion

8.1

The updated Business Plan (Appendix 1) confirms that the delivery of the Project
remains on course to deliver the benefits identified within the original Action Plan
(Appendix 2), agreed by Committee in June 2017. The Project will ‘future – proof’ the
asset for the next 15 to 20 years and will deliver an important rental return for the ICGF.
It is anticipated that it will also act as an anchor point for the Old Town, improving footfall
in both the Market and in the Old Town. It is expected the Project will make the Market
more attractive to Families and young people and enhance the Market as Tourist
Destination.

Designation: Executive Chief Officer Infrastructure and Environment and the Inverness
City Area Manager
Date: 17 August 2020
Author: David Haas, City Area Manager
Kenneth Forbes, Property Manager, Estates
Jason Kelman, Principal Project Manager
Background Papers:
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1.00

Objective / Aim
The purpose of this report is to update the Business Case prepared by Graham +
Sibbald in November 2019, in support of the Proposed Redevelopment of the
Market Hall and Fish Hall within the Victorian Market Inverness. The focus of the
update is to consider the potential impact of Covid-19 on the Refurbishment
Proposal and Business Case.
To implement this exercise, we will review the economic impact generally of the
Covid-19 Pandemic and thereafter, reflect Government Guidance in relation to how
the Proposed Refurbishment will be impacted and provide an overview of potential
implications in the medium to longer term for the completed Victorian Market.
In relation to the Redevelopment Scheme proposed at the Victoria Market, we
would confirm that this overview applies to the two potential layouts for the
proposed development. The Anchor Tenant Scheme adopted in our original report
(see Appendix 1) and the “pot wash” Communal Scheme developed since the
original report (see Appendix 2).
There are differences between these proposed development schemes that will
impact upon the day to day operation, management of the Victorian Market and
also potentially have additional Covid issues depending on which scheme is
progressed.

2.00

Covid-19 Economic Overview
The UK economy contracted by a record 20.4% month on month in April as the
impact of the pandemic and resulting lockdown measures disrupted business
activity and spending. Encouragingly, there was an improvement in the May date
showing a 1.8% month on month increase in GDP (the second strongest increase on
record). June’s monthly figures will show a second rise in the economic growth
when released on 12th August as shops begin reopening. Survey data such as the
PMI are also improving, suggesting that we are past the trough. Nonetheless, the
UK will record its largest annual drop in GDP in modern history this year, followed
by its largest annual increase in 2021. The full impact of a recession in the labour
market will be visible when the Furlough Scheme ends in October. Some
forecasters predict the unemployment rate to hit double digits. Financial markets
are relatively stable. The FTSE 100 has recovered by 25% from its recent trough in
March, but remains some 15% below its pre-pandemic level. Sterling also remains
broadly stable, trading at around $1.25, while tenure gilts have fallen to 0.21%
down from 0.85% in January.
Against this background of economic uncertainty, the UK and Scottish
Governments are continuing to take unprecedented actions to support the general
economy and try and steer the country through this pandemic crisis.
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Date: 04/08/2020
Our Ref: JM/LT/INV-2020\07\0082

Page 3/61

3.00

Impact on Original Business Case Report

3.01

Occupier/Development Impact – General Market Conditions resulting from Covid19
With reference to the original Business Case Report attached as Appendix 1, the
vision and aims of project are clearly established. In relation to the Coronavirus
impact on the targeted uses as Class 1 Retail, Class 3 Leisure and also use of
Performance and Open Areas for community and cultural events, we would
comment as follows:

3.02

•

There is general uncertainty in the economy and an erosion of business
confidence. This is resulting in business closures and redundancies in the retail
and leisure sectors.

•

The resulting increase in property available to let or for sale will offer potential
new entrants to the market more choice. The supply of property will increase.

•

There will be less active new entrants to the market whilst the economy is
uncertain and business confidence is eroded.

•

There will be pressure to maintain historic and established levels of rental and
potentially longer void letting periods as a result of the property market
impact. Landlords will have to work to conclude lettings on a flexible basis
taking account of the “new” market norm.

•

The outcome of Covid-19 on the property market generally is not fully known.
We are dealing with unique times and the implications vary day to day, week
to week depending on clusters and outbreaks.

•

We have noticed a return to daily shopping, an increase in the reliance of local
convenience stores and local shopping has increased.

•

We believe that there will be an increase in start ups that are specific to
individual geographies and locations. Offering specialist services to local
populations.

Footfall Trends
Footfall figures have continued to improve in recent weeks, inline with the gradual
reopening of various sub-sectors. The reopening of all non-essential retail provided
the most pronounced overview increase in weekly footfall since the start of the
lockdown period, with springboard reporting a 40.3% week on week increase
across all UK retail destinations on average in the week up to 20 th June 2020.
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High Streets and shopping centres experienced a marked improvement to weekly
footfall following the widespread reopening of non-essential retailers, reports week
on week increase of 46.6% and 42.3% respectively. Meanwhile, retail parks had
already been benefitting from essential retail and as well as the earlier opening of
some homeware retailers, therefore recording a more gradual weekly increase of
24.6% in the week to 20th June 2020.
Footfall growth over the last month has been more subtle, with the week ending
4th July 2020 experiencing a 4.1% increase across the UK on average, compared to
the week prior. However, with the 7-day reporting period ending 4th July 2020, this
largely downplays the impact of both hospitality and hairdressers reopening in
England.
The lifting of lockdown restrictions on pubs, cafes, restaurants and hairdressers
helped to boost the weekend footfall.
In respect of the hospitality sector, the Chancellor confirmed VAT will be cut from
20% to 5% for the next 6 months to include food, accommodation and attractions.
This is in place as of immediate effect, ending on 12th January 2021. Mr Sunak
further announced the “Eat Out to Help Out” Scheme to encourage consumer
spending at restaurants, pubs and cafes. This scheme provides a discount of up to
50% (with a maximum discount of £10) and applies Monday to Wednesday. No
announcement has been made in relation to additional support to be provided to
the retail sector.
The Scottish Government had announced a further easing of lockdown restrictions
on 18th and 24th June 2020 with the initiation of Phase 2 of the Four Stage Plan.
The announcement of Phase 2, as of 29th June 2020, means that outdoor markets
were able to reopen, along with all non-essential shops of all sizes, if they have
outdoor entrance and exit points.
Outdoor businesses have also been able to reopen from 29th June 2020. Beer
gardens and outdoor restaurants were permitted to reopen from 6 th July 2020,
with pubs and restaurants allowed to use indoor areas from 15 th July 2020.
Indoor shopping centres, however, remained closed, with the exception for access
to essential shops including supermarkets and pharmacists.
Further guidance was provided on 2nd July 2020, with the First Minister
commenting that the 2 meter social distancing rule would be eased for some
premises as Scotland entered the next phase of recovery from 10th July 2020. Face
coverings also became mandatory in shops from this date.
The wider tourist industry in Scotland opening from 15 th July 2020 with pubs and
restaurants permitted to relax the social distancing rule, if plastic screens are in
place or better ventilation is installed. In addition to the reopening of shopping
centres from 15th July 2020, museums, libraries, galleries, cinemas and hairdressers
were also permitted to reopen, although few have.
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Whilst the Governments have been supportive in reopening on a staged basis
having had consideration to the research and implication of Covid-19, there are
concerns that the hospitality sector in particular, could face further lockdown
measures if there are continued spikes in Coronavirus resulting from bars,
restaurant and retail premises. This has been seen in Aberdeen recently.
In summary, we are dealing with uncertain times. The headlines and daily news is
dominated by the impact on the general economy and the larger cooperate chains
which have been fundamental to the High Streets and leisure sectors within the UK.
However, turning to the Inverness Victorian Market, we would comment that this is
a unique asset within the city of Inverness. The “pot wash” and Anchor Tenant
Schemes proposed for the redevelopment both represent attractive schemes
within a unique city centre asset. Sensitive redevelopment with targeted
marketing and a coordinated management regime, can make best use of this asset
and leverage economic benefit for the entire city centre of Inverness.
Undoubtedly, there will be more challenges required to secure tenants and
maintain a steady income flow from the asset, whilst there is pressure from
additional management fees to provide a Covid compliant asset.
In particular, we would point to the number of small specialist operators offering a
“local” service as being ideal tenants for a refurbished Victorian Market.
We believe that “new” operators will require flexibility and the Victorian Market as
refurbished has the potential to offer this. Flexibility on floor space, deal structure
in a unique environment remodelled asset.

4.00

Considerations on the Victorian Market Redevelopment
Resulting from Covid-19
The Scottish Government has detailed advice in relation to the operation of Class 1
Retail Units and Class 3 Licenced Leisure Premises, reflecting the pandemic and
wish to control spread within the community. Examples of this are as follows:
•

Physical Distancing - Signage and Marking
To provide clarity in relation acceptable distancing for ques etc.

•

Physical Distancing - Store Capacity
To comply with physical distancing, the capacity of stores operating on a
compliant basis need to be clear and established. Lifts should only be
used by people with disabilities and shopping centres should take
responsibility for regulating the number of customers in the centre and
communal areas.

•

Physical Distancing - Staff and Customer
If premises have more than one access point, a one way system should be
established. If possible, the arrival of staff should be staggered.
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•

Identification of High Risk Areas such as Pinch Points
For example, stairs or toilets should be established and a mechanism to
minimise risk incorporated.

•

Physical Distancing - Key Management
In relation to access to stores and internally for tills, clear key
management should be in place.

•

Physical Distancing - Adapting Services
Face to face services that cannot remain the 1-2 meter physical distancing
cannot be offered and should stop.

•

Hygiene
Customers should be encouraged to use contactless cash payment.
Customers should be encouraged to wash their hands by providing hand
sanitation.

•

Cleaning Regime
Work areas, staff rooms, canteens and equipment should be cleaned
frequently between uses. Set clear use and cleaning guidance for toilets
to ensure they are kept clean.

•

Customer Staff and Support
Provide written and verbal communication on latest guidelines to all staff
and customers. Provide active travel facilities to encourage staff and
customers to walk or cycle to premises, such as bike racks where possible.

These are examples of Government guidance that retailers and leisure operators
have to adopt to facilitate occupation of their premises and trade from them.
Within the timescales of the Proposed Redevelopment of the Victorian Arcade, and
bearing mind the unknown date for which a vaccination for Covid-19 will be
introduced, it would be prudent to consider that some or all of these guidelines will
require to be adopted to open the Redeveloped Victorian Market. On that basis,
consideration should be given to how occupiers can trade from the Proposed
Refurbished Scheme and practical considerations, such as management of toilets,
provision of services and access to the public and staff are considered.
We must also point out that the Covid-19 situation is unprecedented and that
whilst the Government Guidelines provide practical feedback and assistance on the
operation of retail and leisure properties, they are subject to change at rapid pace
to reflect the developments and implications of the pandemic, both locally and
nationally. It is therefore impossible at this stage to second guess the implications
on any property.
Again, we would emphasise that this asset could be an anchor/differentiator for
Inverness city centre presenting a “new” retail offer supporting the established
traditional retail offer.
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5.00

Inverness and the Highlands – Travel and Tourism
It has been clearly established that travel and tourism to Inverness and the
Highlands forms a key part of the economy of the region. Under the Business Case
Report, we had proposed that investment within the city centre on the
Redevelopment of the Victorian Arcade, would provide a unique asset that would
assist in the overall promotion of Inverness as a tourist destination. The Refurbish
Scheme in the mid to long term would enhance the following:
•
•
•
•
•

Unique covered offering to the city centre.
Focal point for the Old Town within Inverness city centre.
Create a new retail unit offer for retailers different to corporate style of
occupiers.
Encourage a market retail experience with a city centre.
Offer facilities for community leasing etc.

The Covid-19 Pandemic has had a significant impact on the tourist and hotel sector
with internal travel, subject to quarantine and bans depending upon the relative
exposure of Covid-19 within countries. Currently, the Scottish Government is
reviewing and creating air bridges to countries with acceptable levels of Covid-19.
These are under review continually, as recently shown by the change in guidance in
relation to people returning from Spain and France following a spike in the Covid19 rates.
Inverness and the practicalities and commerciality of the retail and leisure property
market, will be influenced by the success of the tourism sector. In this regard, we
believe that there will be demand from international tourist as and when travel has
been freed up and also new markets in the form of “staycationers”, bearing in mind
the complexities of foreign travel at present. Both of these sectors will continue to
use Inverness as a focal point for investigation into cultural routes, the geography
and environment of the Highlands and therefore, developing the Victorian Arcade
can accommodate and deliver a unique experience.
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6.00

Summary / Overview
Undoubtedly, Covid-19 has caused economic uncertainty and challenges for the
general business community within Inverness and the UK. There are challenges
resulting in operating and maintaining profitable businesses as a result of the
lockdown and general erosion of business confidence. The Scottish and UK
governments are providing guidance to operators to work safely, minimise risk
from clusters and outbreaks, whilst continuing to support and assist businesses
with a view to maintaining profitability and active and vibrant city centres.
Inverness is not unique to any other Scottish or UK city in that these challenges will
impact on some businesses. We believe that there will be new retail trends
resulting from Covid-19 and the implication on the traditional retail and leisure
sectors. These include the increase in local shopping, the potential increase in
start ups of specialised and bespoke natures looking for smaller local markets
within which to operate. We believe that these will help to improve the offer and
support the traditional corporate retail offer within Inverness city centre.
The Victorian Market is a unique asset. A sympathetic refurbishment creating a
unique retail experience in a covered environment will, we believe, create a
demand for new occupiers in a “different” environment. We believe the Anchor
Tenant Scheme and resultant new units will cater for new entrants to Inverness city
centre and offer something different to support the traditional High Street and
Eastgate Shopping Centre.
The Victorian Market is not immune from the impact of Covid-19 but we believe
the uniqueness, strength of Inverness and the Highlands as a tourist destination
and the market returning to balance in the mid to long term, protect it from the
economic uncertainty resulting from Covid-19. On that basis, we believe that it will
be successful despite the impact of the Covid-19 outbreak on the basis that it is
developed sympathetically, priced correctly and managed well to create a new
facility.

We trust this report is sufficient for your present purposes but should you require any further information,
please do not hesitate to contact this office.
Yours faithfully

John MacBean, BSc MRICS, Partner
RICS Registered Valuer
For and on behalf of Graham + Sibbald
john.macbean@g-s.co.uk
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Introduction and Background

This is the report of a Draft Action Plan for Inverness Market, built up from two
workshops held under the aegis of The Highland Council. The workshop sessions were
to explore with Stakeholders (on 7 November 2016 at Eden Court) and Traders (on 30
January 2017 at the Mercure Hotel) the next steps in the regeneration of the Victorian
Market.
There were 20 participants at the first session, drawn from the city centre stakeholder
group, and 25 participants at the second session, nearly all Market Traders.
The Highland Council engaged Kevin Murray Associates to facilitate and record the
discussions and report back with a draft action plan. Prior to the workshop, Kevin
Murray undertook interviews with traders in the Market on 1 November 2016. The
information gathered from the interviews served as the initial prompts for both of the
workshop discussions.

Outlets and frontages within Inverness Victorian Market
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Key Action Plan Headlines

The overall message from the workshops is that:
The Market needs to be guided by a coherent and comprehensive strategy that enables
it to reach the aspirations of the wider Inverness community, traders and other local
businesses, as:
- A valued and key asset within Inverness City Centre, that acts as a driver for
change, trade and investment;
- A recognised Victorian Market, with a well-defined identity in terms of its
physical appearance, core offer and atmosphere;
- A location of choice for high profile Highland Scottish brands;
- And a destination of choice for locals and visitors alike.
Direct operational management of the Market would be required to enact an Action
Plan that would help bring the Market to the above point.
To get the Market to the success threshold, some key moves are proposed, including:
- Developing a consistent approach to the appearance of the market, including
entrances and shopfronts;
- Creating flexible space within the market to accommodate different activities
and events that would complement and enhance the Market’s regular offer this could include adding facilities such as toilets to enable the wider variety of
activities and events;
- And have an active approach to attracting new occupants of the Market
whereby producers and brands that are deemed to be a good fit with the
Market’s aspirations are pursued.

Inside the main Victorian ‘arcade’ of the market
Kevin Murray Associates | Inverness Victorian Market
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The Action Plan Workshops

Kevin Murray of Kevin Murray Associates, an independent spatial planning consultancy,
with a specialism in community and stakeholder engagement, facilitated both
workshops in exactly the same format. The sessions consisted of
•
•
•
•

a mix of open discussion of issues
a presentation to stimulate thinking, including lessons from other markets
action plan prioritisation workshop, using prompts from earlier discussions
feedback.

The discussions focussed on current challenges, the future role and function of the
market and which parties could/should be responsible for action in the future.
To aid reflection and discussion, a presentation of examples and lessons from
elsewhere was given. The purpose of the presentation was to understand what other
places and markets were doing to drive their success (these presentation slides are
provided in Appendix A). The other markets looked at were: Argyll Arcade, Glasgow;
Glasgow Farmers’ Market (rotates between two locations); Merchant Square, Glasgow;
Cardiff Market; Cardiff Arcades; Borough Market, Southwark; Aberdeen International
Market; Bury Market, Lancashire; Grainger Market, Newcastle; Kirkgate City Market,
Leeds; and English Market, Cork.
To balance these examples of apparent ‘success’, an example of unsuccessful market
regeneration from the Aberdeen Indoor Market was also given as an example of
inappropriate change ultimately driving a market backwards, rather than into
beneficial progress.
The overall lessons from elsewhere included:
• Local produce is a key driver for many markets.
• Affordability of merchandise is critical to a regular user base.
• Attractive displays form an important part of the market experience for users.
• Events and festivities are important to draw people and convey a positive
atmosphere.
• Well serviced and promoted markets fare better for traders and customers
• Distinctive, authentic experience is important comparative advantage
• Good markets as used by locals and visitors alike.

Kevin Murray Associates | Inverness Victorian Market
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Some of the market venues shown and discussed as exemplars were, from top left, left to
right:
Row 1: Argyll Arcade, Glasgow; Glasgow Farmers’ Market
Row 2: English Market, Cork; Borough Market, Southwark
Row 3: International Market, Aberdeen; Bury Market, Lancashire
Row 4: Grainger Market, Newcastle; Kirkgate City Market, Leeds
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Plenary discussion summary

The plenary discussions in each workshop were based around the following questions:
1. What are the current issues and challenges for the Market?
2. What is the potential future role for the Market?
3. Who needs to be involved in taking Action?
The full note of the first discussion is in Appendix B: Plenary Discussion. The headline
points from the discussion were as follows.
1. What are the current challenges for the Market?
• Visibility and awareness of the Market is a challenge. People do not necessarily
know about the Market, nor is it immediately obvious when in the area.
• Access and identity. This challenge relates to the first, the current access
arrangements do not necessarily promote the internal market, and this also keys
into an issue over the identity of the Market. There is a question over whether it is a
Victorian Market, or is an indoor market that happens to be homed in a Victorianera structure. This is reflected in the reviews on Trip Advisor. 1
• Absence of a plan or strategy – the Market does not have a plan in place that directs
change in the Market, solidifies its identity.
• No active management – at the moment direct management extends to a custodian.
2. What is the potential future role for the Market?
• Consider how the space in the Market can be used more flexibly – this could include
reconfiguration of the Market Hall, adding toilet facilities, using space for
exhibitions, performance and farmers’ markets.
• Extended opening hours – this has been tried in the past, and seems to be an
Inverness City Centre issue generally, that extended hours have limited value return.
More needs to be known before decisions could be made around this.
• Events and other flexible use of the space must act as a complement to what is on
offer in the Market on a day-to-day basis. For the Market to survive there needs to a
regular customer base who will use the market outside events. Converting visitors
to events into regular customers is a good opportunity.
• The quality and identity of the Market – if the level of quality can be increased and
the Market given a firm identity there is a lot of potential.
3. Who needs to be involved in taking Action?
• The Highland Council – as the local authority with roles in planning, licensing, city
centre management, stewardship of the Common Good Fund and the Inverness City
Centre Development Brief.
• Business Improvement District – the Market is in the BID area, greater
understanding of the benefits of the relationship is needed.

1 Trip Advisor – Inverness Victorian Market: https://www.tripadvisor.co.uk/Attraction_Review-g186543-d7258640-

Reviews-Victorian_Market-Inverness_Scottish_Highlands_Scotland.html
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• Management role – direct management would bring a consistent approach to the
Market’s operation, and if there is a clear Vision and Strategy in place, implement
the strategy with a focus on maximising the asset of the Victorian Market. This role
would include marketing vacant units, with a brief to actively pursue tenancies that
would add to the quality, character and identity of the Market in line with a Market
Vision and Strategy.
• In addition to this, there needs to be collaborative action between actors in the City
Centre, to ensure that there is mutual benefit when decisions for change are made.
Improvement to the City Centre should benefit the Market and vice versa.
The plenary discussion in Workshop 1 was concluded with a brief exercise, analysing
pre-determined future scenarios for the Market. The two axes for the analysis were the
impact the scenario would have on footfall and spend, and the impact the scenario
would have on the Variety and mix on offer in the Market. The scenarios for this quick
analysis were driven by: arts and crafts; Victorian identity; extended opening hours;
more events and activities; a positive food and drink experience; and developing the
tourist destination role. (This material was presented at Workshop 2 , but not
developed in quite the same way due to time constraints).

Scenario discussion outcome for Stakeholders’ Workshop

Kevin Murray Associates | Inverness Victorian Market
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Workshop Feedback

The groups in both sessions used a card toolkit to help them discuss the future
priorities for change. The toolkit had been prepared based on the interviews with the
Market traders and research of other places. The toolkit aided the participants in their
discussion, but it did not limit them, as there was freedom to generate new ideas.

The workshop output material from Workshop 1

The discussion revealed that there were a few strategic questions that would need
some resolution:
How Victorian ought the Market to be? Is it the Victorian Market because that is the
era in which the building was constructed, or is it the Victorian Market because there is
something about the offer or the experience, or both that is Victorian?
Which issues are unique to the Victorian Market, and which are common across
Inverness City Centre?
Opening hours – extended hours only appear to work in isolated cases in Inverness,
although are more common elsewhere. Is there a dataset that can help explain this, or
a study that needs to be commissioned?
What is the standard for being in the Market? Is it being able to afford the rent, or does
there need to be a higher level selection process that focuses on quality and fit with an
overall Market strategy?
Raising the bar in terms of quality and identity across the Market – what is going to
guide this?

Group discussion at the first workshop.
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The following are the key headlines from the Stakeholders group feedback. The tables
in Appendix C: Stakeholders’ Workshop Tables are a transcript of the prioritisation
activity as shown at the top of the previous page.
Stakeholders’ Group A
• Get professional management in place to move things forward, relate this to a vision
for the Market.
• Determine the quality of the mix that you want to see in the Market – include
thinking about what you do not want.
• Think about the long-term fit – current traders will either fit with the long-term
vision or naturally migrate.
• Create flexibility of space.
• Get traders you want to see in the Market now through enticements and deals.
• The physical improvement projects can be clustered and a professional manager can
determine the order and priorities.
• Tie in and align with the Inverness City Centre Development Brief for external
elements such as improved city centre environment.
Stakeholders’ Group B
• Actively sourcing traders that fit with a renewed sense of quality and identity –
examples given of Anta and Connage Highland Dairy of Highland companies that are
known for their quality and Scottish identity.
• Improvement of shopfronts requires collective responsibility.
Stakeholders’ Group C
• For the traders to be responsive to change in the Market, there needs to be a
person responsible for coordinating any change or works.
• Consider some on street “pop and shop” type parking, where people can pay a quick
visit to the Market.
• New traders – have a strategy for who you want, and offer enticements.
• Get the overall product and offer of the Market right, consideration needs to be
given to an overview of the Market.

Group discussion and feedback at the stakeholders’ workshop

Kevin Murray Associates | Inverness Victorian Market
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Traders’ session feedback

The following headlines are the top priorities drawn from the Traders’ Workshop
Groups, also illustrated above.
Traders’ Group A
• Cleaner environment – including good toilets for public
• Lighting and heating (paint to match)
• Improve external entrances and signing
• Improve crossing and paving surface
• Local history
• A new balance of car parking
• Addressing challenge of vehicle access
• Better signing within
• Sunday opening (as) normal opening hours
Traders’ Group B
• Improve crossing and paving surface – Academy Street
• More Market Traders (selective mix – address leases)
• Addressing the challenge of vehicle access
• Creative curation of mix of shops
• Better signing
• Improve shopfronts and fascia signs
• Improve external entrances and signing
• Public toilets
Traders’ Group C
• Parking – short (15 mins) and longer (3 hours – free)
• Parking restrictions addressed in the immediate surrounding areas (long term
bays and drop-off zones)
• Get rid of anti-social behaviour – as it makes shopping in Inverness unpleasant
and an embarrassing experience
• Knock down centre of back of Market and have ‘pop-up’ event space – eg street
food, local produce, food and drink, arts and crafts, activities, events

Kevin Murray Associates | Inverness Victorian Market
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A combined overview from both sessions indicates:
Lead actions
• Create flexible space – back of Market Hall, for events, cafe and activities
• Adding toilet facilities
• Improve entrances
• Improve Academy Street crossing
• Flexible parking and servicing
• Lighting and signing
• Curating better mix of shops – letting policy to bring footfall
• Shopfront, fascias and colour scheme – especially at back
• Exploit Victorian heritage
• Extended opening hours – flexible approach
• More events/promotions - grow overall market/customer base.
• Strengthen quality and identity of Market
• Clear, agreed plan of action
• Manager for marketing and events
Support action
• Grow City Centre residential
• Strategic and tactical marketing
• Cleaner City Centre environment
• Quality wifi
• Build trust and consensus – new levels of energy
• Business Improvement District – develop important relationship
• Management reporting function role – keep people informed
• Collaborative mentality between different actors in City Centre
• Public art?
Raised in the Traders’ session but not in Stakeholders’:
• Heating
• Opening times (Sunday)
• Local history / Museum exhibits/ Digital history trail
• Ensure model train is working
• Quality of wifi
• Councillors to visit and promote the Market
• Anti –social behaviour
Raised in the Stakeholders’ session but not in Traders’:
• New water feature
• Start-up units
Tension over Public Art
• Whether to include was debated in both, with no firm consensus

Kevin Murray Associates | Inverness Victorian Market
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Draft Action Plan

Market oversight
Project
Victorian
Market Vision
and Strategy
Market
Projects and
Events
Management

Description
An agreed Vision and Strategic 5 year plan that
guides the future development of the Market,
with buy-in from Market Traders and
Stakeholders, built on a solid understanding of
the current and future/desired customer base.
An accepted and efficient method of actively
managing the Market – events and
improvements - in a way that brings maximum
benefit to the Market and City Centre.

Physical Improvements
Project
Description
Improve ShopDevelop a consistent approach to shops fronts
fronts and
and fascia signing to raise the quality and
fascia signing
enhance the sense of identity. Individuality can
be retained by creating a palate that can be
used to create individual approaches

Lighting

A positive approach to lighting to improve
accessibility, safety, create atmosphere
(particularly for thematic/festive use) and
create potential for evening use.
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Steps to deliver
- Work with stakeholders and
traders to agree a Vision and
Strategy

Responsibility

- An agreed approach to
management of the Market
- Develop management model
- Appointment of
management

THC,
Traders

Phase 1

A Market Vision and Strategy will help steer
the way in which the Market is managed, and
the implementation of the strategy can only
take place with resourced management.

Steps to deliver
- Develop Market identity and
approach to shop-fronts and
fascia.
- Build ownership with traders
- Develop funding programme
- Roll out programme

Responsibility

Phase

Project links
An outcome of an overall Market Vision and
Strategy.

- Develop a consistent
approach to lighting

The Highland
Council (THC),
Traders and
Stakeholders

Market
management,
THC,
Common Good
Fund,
Other Funders –
Highlands &
Islands Enterprise
(HIE), Big Lottery,
etc.
Market
Management
THC
Common Good
Fund
Other funders.

Phase
Phase 0

Phase 3

Phase 2

Project links
Many action points are predicated on overall
guidance being provided by a Market Vision
and Strategy.

An outcome of an overall Market Vision and
Strategy.
External lighting linked to city centre
regeneration projects.
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Project
Improve
external
entrances and
signing

Description
Improve entrances to enhance visibility and
legibility of the Market and create an external
understanding of the offer and experience
inside. Include consideration of the number of
entrances

Steps to deliver
- Develop a new approach to
the external entrances

Create new
activity space

Remove units in the main Market Hall to create
a new open space that can be used flexibly for
“outside” seating for cafes, exhibitions, events,
markets etc.

Design and costing work.
Feasibility of future uses,
activities.

Marketing and Operation
Project
Description
Activities and
Programming of events at the Market
events

Strategic and
tactical
marketing

Create more messages and reasons to visit the
Market, for different user groups.

Kevin Murray Associates | Inverness Victorian Market

Steps to deliver
- Space for delivering events
- Booking and management of
events

- Level of marketing attached
to a decision on the moment
that the Market is ready to
deliver on any campaign

Responsibility

Market
Management,
THC – Planning
and City Centre
Management,
Common Good
Fund,
Other funders.
New Market
Manager

Responsibility
Market
Management,
Traders,
Inverness
Business
Improvement
District (BID),
THC
Market
Management
Traders
BID

Phase
Phase 2

Project links
An outcome of an overall Market Vision and
Strategy.

Phase 3

Linked to Shopfronts/Fascia and colour
scheme, Events and Activities and Strategic
and Tactical Marketing activity.

Phase

Project links
Activities and events need to be consistent
with a Market Vision and Strategy.
Space needs to be created or assigned in the
Market for activities and events.

Phase 2 - 4

Phase 2 - 4

An outcome of an overall Market Vision and
Strategy.
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Environment and Identity
Project
Description
Public Art
Visual additions in and around the Victorian
Market to provide colour, interest and identity
(eg history).
Lighting
Exploit
Victorian
Heritage and
Identity

As per Physical Improvements project.
An approach to the Market that makes more of
the Victorian Heritage of the Market – rather
than as a covered retail area.

Cleaner
Environment

A regular clean-up approach to the Victorian
Market and surrounding area.

Steps to deliver
- Identify strategic
opportunities
- Develop proposals to attract
funding.

-

-

Toilets and
facilities

Create a water
feature

Add toilets and associated (eg babycare)
facilities to the Market to enhance the
experience for users, and increase the
possibilities for Market use (food and drink,
longer events etc.)
Water can act as a focal point in space –
reinstate or replicate Victorian-era fountain that
adds to the identity of the place.
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-

Programme of physical
improvements that move the
Market in this direction.
Programme of events and
activities that move the
Market in this direction
Identify a combination of
user-led clean-up and
council/service provider
sanitation.
Develop an approach to bin
storage and collection that
enhances the amenity of the
area.
Identify space for
reconfiguration

Research previous fountain
location, condition and
cost of repair.

Responsibility
Market
Management
THC

Phase

Project links

Phase 2 - 4

Phase 2

Market
Management
Traders

Phase 2 - 4

An outcome of an overall Market Vision and
Strategy.

Market
Management
THC
Traders
BID

Phase 2

Requires a joined up approach with THC on
sanitation.

Market
management
Common Good
Fund

Phase 3

Market
Management
Common Good
Fund
THC
Other funders

Phase 4

Connects with creating new space in the
Market Hall, and the purpose and proposed
use of this space.
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Market Mix
Project
Creative
curation of mix
of shops

Description
Through active management of lets, build a
carefully curated balance of shop types and
specialisms, to maximise the overall
attractiveness and footfall for all.

More Market
Traders

Closely connected to the curation of mix – this
is about creating the right balance to uses to
drive the Market’s user base.

Start-up Units

Identify units that could be used for short-term
units at lower rents to enable start-up
businesses.

Access and Signage
Project
Description
Better signing
Increase the visibility of the Market in the City
Centre, and navigation of the Market internally.

A new balance
of car parking

Identify areas where the City Centre parking
regime can provide some flexibility to benefit
the Market and other City Centre businesses –
e.g. use of loading bays on weekends for popand-shop parking. Issues this would seek to
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Steps to deliver
- Develop a strategy
- Identify traders that would
add value to the Market
- Create a rolling programme
of attracting new Market
traders as lets open up.
- Review manner in which
leases operate to help
engender better mix and
footfall
- Identify space in the Market
- Promote through channels to
attract start-up businesses
(Business Gateway, Inverness
College UHI etc.)

Responsibility

Market
Management
Traders

Phase
Phase 3

Market
Management

Phase 1 and
ongoing

Market
Management

Phase 2

Steps to deliver
- Develop consistent way
finding approach for external
and internal uses.

Responsibility

Phase

- Work with the current City
Centre parking regime.

Market
Management
THC

THC – City Centre
Management
Market
Management

Phase 2

Phase 2 - ongoing

Project links
The curation would be guided by the Market
Vision and Strategy.

Project links
Connected to Inverness City Centre
Development Brief.
The specific approach would be an outcome
of a Market Vision and Strategy.
Connected to Inverness City Centre
Development Brief and the overall strategic
approach to parking and access.
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Project
Improve
crossing and
paving surface
Addressing
challenge of
vehicle access

address include:
- Out of town competition
- Access to shops and services
- Disabled provision
Description
Upgrade crossings and surfaces at Market
entrances to enhance access by making it:
Visually clearer; Safer; More attractive.
Need to manage the role of vehicle access to
address:
- Access for servicing
- Short-term parking
- Tour coach drop-off
- Access by foot, bicycle etc.

External/Supporting Projects
Project
Description
More City
An increased population in the City Centre
Centre
would increase the immediate customer base
Residential
for the Victorian Market.
Improve City
Ensure any interventions support and enhance
Centre quality
wider community and environmental objectives
of life and
such as health, noise and disturbance, air
environment.
quality, environment and streetscape, public
spaces, community safety and waste.
Improvements to the City Centre or Market
should be mutually beneficial.
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Steps to deliver
Connect with other planned
improvements in the City
Centre, to ensure that Market
benefits.
Connect with City Centre
access strategy.

Responsibility

Phase 3

Project links
Connected to Inverness City Centre
Development Brief.

THC

Phase 2 - ongoing

Connected to Inverness City Centre
Development Brief.

Steps to deliver
Support from the Market for
the City Centre Development
Plan
Support from the Market for
the City Centre Development
Plan

Responsibility

Phase

Project links
Connected to the Inverness City Centre
Development Brief.

THC
Sustrans

Phase

--

--

Connected to Inverness City Centre
Development Brief.
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7

Project

Draft Action Plan Phasing

Victorian Market Vision and Strategy

Phase 0

Phase 1

Phase 2

Phase 3

Phase 4

Market Management
Cleaner Environment
Better signing
Lighting
Improve external entrances and signing
Start up Units
A new balance of car parking
Addressing challenge of vehicle access
Activities and events
Strategic and tactical marketing
Public Art
Exploit Victorian Heritage and Identity
Improve shop-fronts and fascia signing
Toilets and facilities
Create new activity space
Creative curation of mix of shops
Improve crossing and paving surface
Create a new water feature
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8

Implementing the Action Plan

The roles involved
In formulating the actions and activity of the Inverness Market regeneration
strategy, as generated from the two workshops, the need to lead and/or undertake a
range of key functions has been identified. These functions include:
•

Information gathering and dissemination – about the Market, and other
contextual things in City Centre.

•

Generating and implementing an agreed Action Plan

•

Costing and leading specific Market improvement projects (eg shopfronts,
lighting, etc)

•

Devising and promoting events that bring extra footfall (eg Victorian themed
events)

•

Devising a mix strategy for the Market – that informs lettings and events

•

Advocacy among traders, and in other groups such as Council, BID, local
media etc

•

A range of other events, activities, research and promotions, as appropriate
(eg quarterly seasonal events, links with media and tour companies)

Without the guaranteed undertaking of these functions, the opportunity to effect
positive change for the Market, its traders and customers, and importantly the
Common Good Fund for whose benefit it is also run, will simply not be possible.
Employment and reporting
Inverness Market - Projects and Activities Manager
The proposal that has been generated below is a hybrid, developed after further
consultation with key players. The function combines an internal facing element,
with external facing business, promotional, media and organisational dimensions.
We have considered a wholly external post – eg in a consultancy or specialist
agency, but this would produce confused/detached loyalties that were not Marketprioritised.
We have also considered an internal Council Officer appointment, but again that
produces another set of loyalties, and in all probability a lack of the commercial
‘market-facing’ culture that is required.
Kevin Murray Associates | Inverness Victorian Market
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The above diagram illustrates some of the key relationships around a Market Manager
So we are recommending a specialist Market Manager (full time), which is more
focused on marketing, events and transformational projects. The aim is to increase
footfall (initially) and then economic spend (over time).
Contract

Full time (initially 3 years) – 35 hours per week

Appointment skills

Someone with a combination of promotion, events, and
project management experience. Good interpersonal skills.
Retail or business background beneficial

Reporting lines

(1) to Market Stakeholder group
(2) to Highland Council ( Common Good Fund), via City of
Inverness Area Committee and Inverness City Area Manager

Salary

To be confirmed
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Economic argument
Evidence indicates that all markets go through struggles as the demography,
shopping culture and community aspirations change.
There is currently a definite need to bring general footfall levels up, alongside
aggregate spend levels. There is also a huge potential for the Market to place a
stronger, more distinctive role in the City’s wider offer.
By investing in the Post of Market Manager, to work with the traders – it should be
possible to raise the number of overall visits and average spend. If the individual
were to be effective, their role could grow, based on performance.
The most crucial thing is finding the right person to make a difference for all. The
Stakeholder Group and Traders Representative could be involved in that selection
process.

Visualisation of reorganised market with new events/activities space created in main hall area
through removal of some central outlet structures
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9

Proposed Next Steps

Following the workshops and the production of this draft Action Plan report, the
following next steps are proposed:
1. Circulate and discuss this Report among the Stakeholder Group for
confirmation and endorsement (DONE)
2. Meet with Market Traders to discuss the ideas set out in the Action Plan
(DONE)
3. Report to the City of Inverness Area Committee
4. Assuming endorsement, undertake actions within the Inverness Market
Action Plan, as shown below, including appointment of Projects and
Activities Manager.

Illustration of new approach and crossing on Academy Street

Kevin Murray Associates
May 2017 (version 2.2)

Kevin Murray Associates | Inverness Victorian Market

22

Appendix A: Market Examples

Kevin Murray Associates | Inverness Victorian Market

23

Kevin Murray Associates | Inverness Victorian Market

24

Kevin Murray Associates | Inverness Victorian Market

25

Kevin Murray Associates | Inverness Victorian Market

26

Appendix B: Plenary Discussion
1. What are the current challenges for the Market?
- poor visibility and a lack of awareness
- Signage of the Market and Area
- Identity of the Market – how Victorian is it at the moment, and how Victorian is it
meant to be? At the moment it has a confused identity. The Victorian theme may
be about evoking the atmosphere and experience of the era rather than
attempting to replicate what a Victorian Market would have been.
- Tenant mix – at the moment is there is not a policy or plan to keep the right mix of
Tenants in the Market, to create the right level of quality and head in the right
direction?
- Management – active management that deals with marketing empty units
(including pursuing potential Tenants who fit with the plan for the Market), deal
with the presentation of the Market outwardly, a quality of mix.
- The Market has potential for more unique businesses
- Advertising vacant units – use an agent to do this, and even actively pursue
desired tenants.
- Develop and implement a 5-year strategic plan. The plan tells you where the
Market wants to be and how to get there.
- Know the plan and vision for the Market.
- Inverness City Centre and Market have similar/common challenges – therefore
there is a need for both to make progress.
- Parking is not an easy situation to deal with – what are the needs? Particularly for
the Highland catchment. Is there a need for pop and shop parking?
- User demographics are a challenge – currently older people primarily use the
Market, how can the Market attract the younger generations to begin using it?
2. What is the potential future role for the Market?
- Licensing – evenings or seasonal allowance?
- Opening hours – is there demand? Particular seasons? The Eastgate Shopping
Centre will only do late opening on Thursdays (and the run up to Christmas)
because experimenting has shown that there is not anything to gain through
extended opening hours. Isolated cases do work, but on the whole it doesn’t
seem to be something that works in Inverness.
o Need to understand why this is the case? Is it the City’s catchment?
Competition from retail parks? Tourism?
o Is a change to hours rather than extension possible? 10-6?
o Is it a case of culture?
o Transport issues?
o What are other comparators in Scotland?
- Use of the space – this could be used for special events, shows etc to increase
awareness, footfall etc.
- Hospitality opportunities – a restaurant as an attraction, drawing custom in for
other hours of the day.
- Facilities – toilets.
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-

-

-

There need to be reasons to stop – so that the Market is not just seen as a short
cut.
Get a better trader mix
Market hall reconfiguration
o Remove central units
o Heat, atmosphere, cleanliness
o A nucleus within the Market
Events as a complement – events alone don’t bring a core, consistent group of
users that will be needed to sustain and grow the Market.
o There would need to be information on the one-off customers and
consider what would bring them back to the Market?
Create the flexibility to use the space in different ways: Exhibitions; Appropriate
busker; performances, encourage the relocation of the Farmers’ Market – or an
alternative to the Market; Food demonstrations – experiential events
Theme periods – Christmas, Easter, Spring, Autumn – use these seasons to create
a special atmosphere in the Market
Made in Scotland – there is a distinctiveness that could be brought to the Market
for visitors and locals if the emphasis is on quality Scottish and Highland produced
goods.

3. Who needs to be involved in taking Action?
- Council in the management of the Market – including the involvement of the
Traders.
- A management role – deal with bookings, events, etc. There needs to be a
consistent approach and a focus on generating footfall and business for the
Market.
- BID relationship with the Market – the Market is in the District, although all
Traders are under the financial contribution threshold.
- Find the City Centre symbiosis – identify and demonstrate the wider City Centre
benefits of Market regeneration and City Centre regeneration.
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Appendix C: Workshop Tables

Stakeholders’ Group A
4+years

Don’t – these issues to be dealt
within wider City Centre
regeneration
Cleaner Environment
Improve City Centre quality of life
and environment

Could

Should

Must

Public art

More City Centre residential

Close off 1 entrance
A new balance of car parking

0-3 years

Exploit Victorian Heritage &
identity

Addressing challenge of vehicle
access
improve external entrances and
signing, improve crossing and
paving surface, lighting, better
signing, toilet facilities, improve
shopfronts and fascia signing
More Market Traders
Creative curating of mix of shops
Create new activity space
Strategic and tactical marking &
Activities and events
Management – professional
management including liaison.
Vision for the Market including a
letting policy
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Stakeholders’ Group B
4+years

Don’t

0-3 years

Could
Improve City Centre quality of life
and environment
Victorian W/C. Sell 1d for 50p/£1?

Should
More City Centre residential

Must

More City Centre residential – HC
Planning

Lighting

Appointment of manager to deal
with marketing/events, letting,
supervision of maintenance.

Creative curation of mix of shops
– plus an operations policy.
Traders and market management.
Activities and events – traders and
market management
Cleaner environments.

Better signing

Improve crossing and paving
surface – City Deal

Strategic and tactical marketing

Create new activity space –
Traders and THC
Fountain (Forbes)

Exploit Victorian heritage and
identity – Traders and THC
More market traders –
management
Collection point pick up.

Clear centre Market Hall
Improve external entrances and
signing – HC Planning.

Improve shop fronts and fascia
signing – traders and THC
A new balance of car parking
Addressing challenge of vehicle
access
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Stakeholders’ Group C
4+years
0-3
years

Don’t

Could
Strategic and tactical marketing –
we need the product so that people
are not disappointed. – THC and
Traders
Create new activity space –
Inverness Common Good Fund
Public art – new memorabilia and
photographs - THC
A balance of car parking – on the
street - THC
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Should

Must

Addressing the challenge of vehicle access –
THC
Improve crossing and paving surface - THC

Creative curation of mix of shops – ICGF,
Traders

Better signing - THC
More market traders – THC to promote. More
Scottish themed local produce.

Lighting – THC, ICGF
Improve City Centre environment and
quality of life – THC

Exploit Victorian Heritage and identity – THC,
ICGF, Traders.

Improve shopfronts and fascia signing –
Traders
Improve external entrances and signing –
THC and Traders
More City Centre residential – including
students – UHI, THC
Cleaner environment – Traders and THC
Activities and events – cross selling events
with Eastgate Centre – Traders and
designated event and retailer person, BID
and ICGF
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Traders’ Group A
Must Do

Should Do

Could Do

Cleaner Environment (Availability of
good toilets for public)

Create new activity space

Improve City Centre quality of life and
environment

Lighting/Heating (Paint back to match
front: internally)

Activities and events
Improve shopfronts and fascia signing

Improve external entrances and signing

Exploit Victorian Heritage and identity

Improve crossing and paving surface

Creative curation of mix of shops

Local History

Public Art

Don’t Do

Strategic and tactical marketing
More Market Traders
More City Centre residential

A new balance of car parking
Addressing challenge of vehicle access
Better signing
Sunday opening normal opening hours
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Traders’ Group B
Must Do

Should Do

Could Do

Don’t Do

Improve crossing and paving surface
(Academy Street crossing)

Strategic and tactical marketing

Activities and events

Public art

Create new activity space (circus!!)

More City Centre residential

A new balance of car parking

Lighting

More Market Traders (selective mix!!
Leases??)
Addressing challenge of vehicle access

Cleaner environment

Creative curation of mix of shops

Exploit Victorian Heritage and identity

Better signing

Quality of WIFI

Improve shop fronts and fascia sign
Improve external entrances and signing
Public toilets
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Traders’ Group C
Must Do

Should Do

Could Do

Don’t Do

Parking – 15 min parking

Councillors should visit Market

Parking – free for 3 hours

Committee for “Old Town” area i.e.
Church Street/Queensgate/Union Street
up to High Museum (pieces in storage)

Get rid of smoked glass on Academy
Street

Public art other priorities before wasting
money

Stipulate diversity of Traders

No agency employees / cost to ICGF is
£100,000 over seven years

Parking restrictions addressed in the
immediate surrounding area (i.e. longer
time in waiting bays / drop off zones)

Ensure the train works

Get rid of anti-social behaviour.
Shopping in Inverness is unpleasant.
Embarrassing.
Knock down centre of back market and
have “pop up” event i.e. street food,
local produce, food + drink, arts + craft,
activities, events
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