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Lock 16 Development – Update 
  

Purpose  
  

This paper provides an update to Board members on the Lock 16 Development and captures 
the re-profiling of the project that has taken place since the October 2020 report. A short 
presentation will be provided to the Board on 17 June 2021. 
  
Priority  
  

Routine 
  
Background 

 
In October 2020 the Board approved: 

 

• The enhanced proposal which included the building of a dock and undertaking boat 
repair, Phase 2 of the Lock 16 Project including full project design and contract awards. 

• Acceptance of the grant offer made by RCGF and anticipated awards by other funders. 

• Allocation of Scottish Canals resources to progress the project. 

• The above on the basis that further updates and advice would follow on key decisions 
and risks including on workforce engagement around the decision to relocate offices. 

 
Key Issues 
 
Staff engagement 
Staff engagement has taken place, both by way of introduction of the proposal to move from 
Applecross with the staff at West Mains already familiar with the intended move. An initial 
survey has been carried out as to staff needs and views. In addition, EMT took the decision 
to approve the move to a blended working model in preparation for the move and to begin 
from any permissible return to office working, in line with Scottish Government guidance. 
 
The blended model is based on a general presumption for office-based staff of three days at 
home and two days in the office setting / on-site. Discussions with staff and unions to the 
relocation and to blended working has been positive and the People team will continue to 
engage with a small number of staff with specific identified needs or concerns.    
 

Briefing / design decisions  
A draft brief was prepared based on the Board report. A summary of progress and testing is 
set out below. 
 

1. The Design team were instructed to develop indicative layouts based on the draft 
brief to: 



 
o Inform the process of staff dialogue. 

o Provide a background to allow further testing of the brief within Scottish Canals. 

o Allow potential technical issues to be identified. 

o Identify any issues of fundamental conflict in the general layout intent. 

o Allow creation of a draft cost plan. 
 

2. An office Space Budget document was prepared and tested as follows: 
 

o Issued to all Heads of Service and Directors, gathering their feedback on space 
needs and types of working envisaged within their teams going forward.  

o The outcome of the EMT decision on blended working was then overlaid onto this 
document and an outcome works setting budget arrived at.  
 

3. Scottish futures Trust “New Frontiers for Smarter Working” reviewed and 
examined in terms of physical workspace but also behaviours and skills, leadership, 
HR policies, and the virtual workplace.  Within the physical workplace, our approach 
would be in the Aspiring / Innovative / Ambition categories, which includes working 
across public / private and third spaces to encourage further community regeneration, 
and for Scottish Canals staff means increased collaboration space and regular home 
working. It was concluded that the SFT study endorses Scottish Canals’ developing 
briefing and current approach.  

 
Our draft plans have been shared with SFT and Scottish Government Workforce 
Transformation teams to share learning and to promote Lock 16 as an exemplar post-
COVID design project. 

 
4. Following a review of the boat repair facility requirements and in particular H&S 

issues around process and contaminants resulting from same, decision taken to 
extract this proposed facility from the main building shell and instead locate in a 
standalone adjacent facility. A separate brief is being prepared for same, and funding 
will be sought to support this new facility.  

 
5. The space allocation within the building for boat repair will now be developed to 

respond to a perceived major opportunity around boat building and introduction of 
e.g. electric motors to support the canal network activity and development going 
forward.  This has been welcomed by Falkirk Council as a critical aspect of the ‘Centre 
for Excellence’ concept focusing the work on converting Scotland’s light craft fleet to 
net zero (materials/emissions) within the frame of a commercial business proposition. 

 
6. New Directors and Heads of Service have been inducted into the project and 

engaged in the decision-making process.  
 

7. Following a technical and cost review of energy performance targets, it was 
determined that EPC B rating was the baseline target, with any improvement from that 
being welcomed. This substantially improves on current F/G ratings of Applecross 
Street and West Mains. 

 
8. Initiatives around document storage require to be resourced to reach a sustainable 

proposition between archive material off site (NRS), required hard copy being retained, 
digitisation of all other material.  
 



 
9. Scottish Canals staff workshops ongoing regarding reception functionality, building 

management, and CCTV / interaction with user operation.  
 
Commercial / social enterprise cluster 
Work is ongoing with Falkirk Council and community groups to establish need and 
desire, both for interaction within the areas of the building currently comprising Phase 2, and 
within the Phase 3 anticipated development of the remaining building volume. Early needs 
documents are being developed (community-led) with input from capacity building third sector 
intermediaries. Scottish Canals staff are holding a number of internal workshops on the 
commercial proposition for the building and wider site during the summer with a view to 
supporting direct income generation and opportunities for non-Scottish Canals business to 
operate as part of the finished site. 
 
Wider development 

Falkirk Council (Chief Executive, Leader of the Council) have recognised in meetings the 
commitment by Scottish Canals to move its HQ and kick off an economic regeneration in an 
area of historic need. This has underpinned renewed thinking by the Council about the 
historic wider development ambitions for regenerating the Camelon/Tamfourhill area with 
housing development at the centre of planning. Lock 16 is likely to evolve from a standalone 
mini-destination into a gateway point to a new development with consequent opportunities 
over the next decade or so. 
 
Engagement with main external stakeholders 
High level meetings have taken place with both Falkirk Council and Glasgow City Council to 
communicate the following: 
 

• Falkirk Council - The economic regeneration benefits of Scottish Canals move to 
Falkirk, of which they are very supportive. 

 

• Glasgow City Council – The relocation of Scottish Canals to Falkirk being part of a 
larger master planning piece around Applecross, and the intent that Scottish Canals 
vacation of the existing buildings, allied to the work done at the Claypits and 
surrounding area over the last 5 years, creates development opportunities both at 
Applecross Warf, (owned by Scottish Canals), with knock on benefits to the 
surrounding area. There is a strong possibility of securing development funding for a 
new Applecross Masterplan to redevelop the Canal House, Smiddy and Operations 
Garages into a viable mixed-use space with revenue generating potential. 

 
Financial Summary   
 
The commercial case cost model has been retained as the budget for the Phase 2 works and 
planning and assumptions so far continue to support the baseline revenue projections in the 
agreed funding model. 
  
Total Investment Zone Capital ask is £4.4m of which c.£4m has been profiled against projects, 
while the Scottish Canals GIA commitment going forward is £2.9m, all of which is from the 
22/23 grant allowance. A separate paper for the June Board sets out how the GIA element 
has moved from 2021/22 into 2022/23 to allow time for design choices and effective cost 
control. 
 

  



 
Programme 

 
The Phase 2 programme presented at the last Board was built around the need to secure 
RCGF funding draw down by Falkirk Council last financial year. This has now been achieved. 
The work described around the staff engagement, internal and external stakeholder 
engagement and changing working practices and models with Scottish Canals has 
necessarily and effectively been developed over the last months, however pushing the 
construction programme back. We are reporting the following headlines: 
  

• Design Team re-engaged on updated brief – w/c 7/06/21. 

• Phase 2 construction works December 2021 – January 2023. 

• Fit-out works Jan 2023- March 2023. 

• West Mains relocation to Lock 16 – March 2023. 

• Applecross relocation to Lock 16 – April 2023. 
  
Corporate Implications  
  

• Strategic Priorities: The reprofiling identified above supports and endorses the strategic 
priorities previously reported, indeed we are adding a further stream of activity in the boat 
build activity and extending the reach of the economic improvement by means of the 
standalone boat repair yard. The boat repair and build facility will go to the heart of our 
net zero ambitions along with reclaiming a derelict building and improving its energy 
efficiency to at least a B rating. 

 

• Risk/Risk Appetite: This proposal remains compliant with our risk appetite, and while the 
extended programme creates some risk in spend profile, it also provides longer lead in 
times to e.g. Applecross estates strategy. As regards the risks to relations with Glasgow 
City Council, provided we deliver on our stated intent re master planning we believe this 
risk can be mitigated.   

 

Risk around confirmation of Invest Zone funding are being mitigated, we hope to achieve 
confirmation of that funding by Sept 2021, i.e. prior to recommencement of site works. 
Risk around spend of RCGF monies with 2021/22 are being considered and will be 
mitigated as much as possible via investigation of programme and early spend 
opportunities.  

 

• Legal: The work continues to require a stream of contracts over the two years of the 
project.  
 

• Financial: This proposal costs £2.9m of new capital, all of which is pushed into the 
2022/23 budget. This provides opportunities within this financial year and will require to 
be managed going into 2022/23. The assumption in the previous financial model that a 
further £250k can be found from a further third-party funding source, has now been 
replaced with an increased ask from the Investment Zone funding. The works are within 
the managed resources approved by the Board. 

 

• Human Resources: As noted above, works have been ongoing both with staff and 
through examination of external documentation and with an outcome 74 work settings 
being included within the revised brief.  

 

• Fair Work First: No change to the previous report. 

  



 
• Communication: Messaging to all staff and partners ongoing and appears to be positive 

to date and will managed and maintained.  
 

• Community & Third Sector: Works with third sectot ongoing, including discussions with 
Re-Union (now Go Forth & Go Clyde) and further social enterprises, including around 
Falkirk Council’s estate rationalisation.  

 

• Commercial: Remaining to be investigated is the potential commercial use of the 
remainder one third of the building. In addition, the wider site (some of which is owned 
by Scottish Canals) has potential and would be able to benefit from (yet to be explored) 
Growth Deal funding and potentially Vacant and Derelict Land Funding. This includes 
renovation of the Union Inn and Stables buildings and waterfront. 

 

• Asset: At the end of phase two we will be in possession of a fitted out operational base 
with community use, and further third sector / commercial potential.  

 
Proposals for would release Applecross headquarters for lease to the market / potential 
for it to be redeveloped with the Canal Side site at the entry point to the Claypits will be 
developed via the masterplan.  

 
Conclusions and Recommendations  
  

A series of slides will augment the notes above. The Board is invited to: 
 

• Note the contents of the paper and the evolving design choices in-line with the Board 
directions and decisions taken in October 2020; 
 

• Note the amended cashflow profile of Scottish Canals’ funds. 
 

• Note that further updates and advice will follow as the project proceeds.  
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