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Purpose of Report 

1.1 This report, commissioned by The Helensburgh Partnership and Argyll 
and Bute Council, introduces a realistic masterplan solution for the 
development of Helensburgh Pier Head. It sets out a concept and broad 
design principles to guide redevelopment primarily by the private sector.  
Development of this site meets the objective, highlighted within the Argyll 
and Bute Local Plan, to integrate with and extend the town centre south. 

1.2 The Pierhead has over the years played its part in the history of 
Helensburgh. It was the historical arrival point to the Town for river traffic. 
Today the Pier is under utilised in this regard with only four passenger 
ferries docking each day. 

1.3 The former outdoor pool (Lido) attracted many thousands of visitors to 
the Town, many of whom travelled by paddle steamers from Glasgow. 
The open air pool was decommissioned in 1968 following storm damage. 
The current swimming pool is today considered an important part of 
the local community infrastructure that nevertheless requires significant 
improvement. 

1.4 Currently, the bulk of the site is utilised as a surface car park. Codona’s 
amusement park occupies a part of this car park area, to the rear of the 
swimming pool. With the exception of the swimming pool, these uses 
are not necessarily Pier Head specific, they could be located elsewhere. 
This is an important consideration, given that the Pier Head is the sole 
significant development site in Helensburgh Town Centre and is regarded 
by Argyll and Bute Council as a regionally important development site.

Understanding the Brief

1.5 The Helensburgh Partnership is charged with attracting private sector 
investment and facilitating the regeneration of Helensburgh. The 
Partnership seek a realistic masterplan for the Pier Head site that builds 

upon Helensburgh Town Centre’s role as a destination and gateway to the 
Lomond and Trossachs National Park.

1.6 Crucially the Masterplan must receive support and backing from the local 
authority, the local community, retailers and businesses. This objective has 
prompted extensive stakeholder and community engagement throughout 
the design process, in line with Scottish Government guidance.  

1.7 The aim of our commission is to deliver a masterplan that is capable of 
being adopted as supplementary planning guidance by Argyll and Bute 
Council. Through on-going discussions with the Council and Helensburgh 
Partnership, we have gone through a design process that is well 
documented and transparent, a requirement of SPG status. 

Structure of Report

1.8 This report has been prepared and divided into eight chapters which 
cover: 

Background  • 

The Place  • 

A Destination• 

Site Analysis• 

Building Consensus - Stakeholder Engagement • 

The Emerging Concepts and Scenarios• 

Community Engagement• 

Selecting a Preferred Option• 

Delivering the Redevelopment of the Pier Head• 

Supplementary Planning Guidance.• 

BACKGROUND .01

TURLEYASSOCIATES 1



 The Place

  .02

Baseline Studies

Townscape



6 TURLEYASSOCIATES

Figure 2.1 - Argyll and Bute Council Finalised Draft Local Plan extract
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Planning Context

2.1 In July 2008 the Reporter’s findings and recommendations on the Argyll 
and Bute Local Plan inquiry were published. With respect to the Pier Head 
site, the findings confirmed a clear relationship between the Pier Head  
and the future development of the Town Centre.  The report supported the 
Argyll and Bute Council proposal that the majority of the site lies within 
Area for Action 3/1 Waterfront. It effectively extended the Town Centre 
land use policy south, onto the Pier Head site. The Council up-held these 
findings on 6th November 2008. 

2.2 Support was also given to the commissioning of consultants to carry out 
a study to include a range of viable options as part of a masterplanning 
process. 

2.3 The Reporter’s findings were timeous. The revised policy position, identified 
a clear requirement to redevelop the site with a mixture of town centre 
uses. In short, a balance of retail, commercial, residential and recreational 
uses.  The findings also upheld the public inquiry ruling of 2001 - 02,  
confirming that the site was unsuitable for a retail supermarket. 

Retail

2.4 The Pier Head site has been the focus of a number of planning applications 
over the years. Perhaps most notably, a Tesco proposal to locate a 
supermarket on the site was refused at public inquiry (2001 -02). Amidst 
considerable public objection, the Inquiry, concluded that the Pier Head 
site was not suitable for such a development. Interestingly, the community 
reaction was not against the principle of retail development but rather the 
form and scale of the proposal.

2.5 The Helensburgh Partnership commissioned an independent retail study 
in 2007. The study identified considerable leakage of expenditure from the 
town. In response, it highlighted a need for up to 9000sqm of new retail 
space within the Town Centre. The Colliers report identified the need for a 
variety of different types of retail development. A mixed use development of 
the Pier Head was considered a likely approach to support this objective. 

Mix of Uses 

2.6 Historically, the Pier Head site has accommodated a mixture of recreational 
uses. In the early 20th century the site was a gateway to the town as 
people arrived by ferry to visit the “Lido” and the Esplanade. Today, the 
site still contains a mix of recreational uses including the swimming pool, 
skate board park and Codona’s amusement park. In recent years there 
have been planning applications submitted for a range of recreational 
uses which include a proposal by Hypostyle Architects for the erection of 
a discovery centre and leisure facility on the site.  

2.7 Crucially, the changing policy position in the Local Plan encourages, for 
the first time, development as an extension of Helensburgh Town Centre. 
Redevelopment will therefore include a mixture of retail, recreation and 
residential uses. 

Car Parking

2.8 The majority of the Pier Head site is currently occupied by an expanse 
of surface car and coach parking. Although the site can accommodate 
up to 426 spaces it is seldom used to capacity. The recent JMP study 
identified the maximum occupancy of the site as closer to 275 spaces. 
Redevelopment of the Pier Head site will require dedicated car parking to 
serve a mix of uses. It is difficult to see how the current level of visitor and 
commuter parking could be preserved. The majority of public car parking 
will require to be accommodated off-site.

THE PLACE .02
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Helensburgh Town Centre early 1900’s showing the original “lido”, a focus for days out, “doon the water”.
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Historical Development and Townscape 

2.9 Helensburgh is a truly unique town, very different to others that sit 
alongside the Clyde. Its history, its planned grid structure and its popularity 
as  a resort town during the 19th Century, all give it a special place in 
the memory of locals and visitors alike.  This chapter provides a brief 
overview of the historic growth of Helensburgh and the significance of the 
Pier Head as a cultural and historical icon within that process.

Historical Growth of Helensburgh 

2.10 Helensburgh, formerly known as ‘Millig’, developed from a small row of 
cottages, with villas behind, orientated towards the Clyde. Sir James 
Colquhoun acquired land in 1752 and ‘Millig’ developed as a prosperous 
garden town with broad avenues, a grid street plan and esplanade. 
Helensburgh was indeed named after Sir James’ wife, Lady Helen. By the 
early 1900s, Helensburgh had become a popular Victorian sea-side town, 
regularly frequented by Glasgow merchants, many of whom built grand 
villas overlooking the River Clyde. 

2.11 By 1812, Europe’s first commercially successful steam boat service, was 
introduced between Glasgow, Greenock and Helensburgh. Helensburgh 
and Craigendoran piers became major departure and arrival points as 
Glasgow merchants continued to enjoy Helensburgh as a destination and 
retreat from the City.  

2.12 The Town remained home to a mix of local industries that included 
weavers, coopers, herring curers, blacksmiths and local fishermen. Its 
population  in 1835 was close to 1400 people. The introduction of the 
railway terminus in the middle of the town in 1858 ensured that this 
popularity grew. Further north from the town centre the West Highland 
Railway line offered connections to Oban and Fort William. Both railway 
lines remain in use today.

2.13 The main educational area was originally Row (Rhu) where schooling 
was delivered via the local church.  The increase in population resulted in 
Grant Street School being built in 1851 with Hermiston School following 
in 1870.  

2.14 During the Second World War the Faslane Naval Base site was acquired 
by the Ministry of War and Transport. Soon after, the naval presence in 
the area intensified, a move prompted by heavy bombing of Greenock 
and Port Glasgow. By the middle of the 20th century the demand for 
naval housing had significantly increased and municipal development 
began on the site of the former Ardencaple Castle to the west.

2.15 Post war expansion marks the last major phase in the physical development 
of the Town. There have been a number of redevelopments, infill projects 
and occasional out of town developments, however in Helensburgh 
the conservation and preservation of the Town are considered of great 
importance.

 

THE PLACE .02
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Potential 

2.16 The Clyde Waterfront is a national Regeneration Priority as outlined 
in the Scottish Government publication “People and Place” National 
Regeneration Statement. From Glasgow City Centre, a series of places 
stretch west along the Clyde, among them Clydebank, Bowling, Greenock 
/ Port Glasgow and Dumbarton. Numerous regeneration projects are 
based in these areas, addressing the fundamental structural economic and 
social change that followed industrial decline in the 1950s and 1960s. 

2.17 Helensburgh shares much of the history and the phsyical interconnections 
with towns along the north and south banks of the River Clyde. What it 
does not share, is the economic and social profile. Helensburgh has for 
the most part an ageing and economically advantaged community. 

2.18 Change in use of the River Clyde and changing visitor patterns have had 
their impacts in Helensburgh. Limited industrial decline has ensured no 
large scale vacant sites. The physical structure of the town has been 
preserved, indeed a key difference between Helensburgh and other towns 
along the Clyde is its historic townscape and its unrivalled access to the 
Sea. 

‘People and Place’ - Scottish Government publication, 2006

TURLEYASSOCIATES6
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Townscape Analysis 

2.19 The core of the Town today is essentially as it was at the turn of the 20th 
century. The grid structure remains the predominant organising feature. A 
mix of traditional sandstone built villas and flats line its leafy avenues and 
create a residential environment that is among the very best in the West 
of Scotland. 

2.20 The core is surrounded by more recent developments of terraces, semi-
detached houses and flats to the east and west of the centre.  These 
follow a less rigid urban form but many of the streets continue with the 
basic orientation of the grid. 

Street Hierarchy and Character

2.21 Helensburgh developed its extensive urban grid on the gently sloping 
ground south of Cardross. The result is that the town centre is practical, 
legible and permeable for both pedestrians and car users. 

2.22 There is a very clear physical hierarchy with Sinclair Street, West Clyde 
Street and Clyde Street East being the primary routes through the 
town. Together these streets form the main shopping and commercial 
thoroughfares in the Town. Sinclair Street runs north-south and meets 
West Clyde Street and Clyde Street East at the north-eastern corner of 
the Pier Head site. This is one of a number of key junctions or nodes, 
within the town centre.

2.23 Secondary and tertiary streets continue to offer a range of uses, building 
types and densities. Within the street blocks themselves there are a 
series of lanes that further divide the urban blocks. In some cases, where 
redevelopment has preserved the original lanes, these present a tertiary 
level of movement. 

THE PLACE .02
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2.24 Streets within Helensburgh’s Grid are generally wide with generous 
pavements to both sides (photograph 2). Sinclair Street, West Princes 
Street and King Street in particular, offer active commercial ground floors 
with a range of residential or office space on the upper floors. The width 
of these streets allow for car parking to both sides (photograph 1) and 
two lanes of traffic with ample pavements. These streets are active with a 
variety of uses operating at various times during the day and night. 

2.25 West Clyde Street and Clyde Street East address the waterfront with a 
range of active frontages (photograph 4 and 5). These single-sided streets 
offer a variety of retail, restaurant and public houses on the ground floors. 
Generally flats or offices occupy upper floors. The building heights vary 
from two to four traditional storeys and the architectural styles and building 
quality is also varied.

2.26 The grid street structure of Helensburgh allows views towards the water 
throughout the town (photograph 1 and 2). The topography of the area 
allows distant views that are considered, by many local people, to be an 
important element of the town.

2.27 Residential streets within Helensburgh are prevalent on the outskirts 
of the Town Centre. Generally they offer more green space in the form 
of gassed verges and lines of street trees (photograph 3 and 6). As the 
distance from the town centre increases the streets begin to lose formal 
footpaths and the traffic lanes begin to narrow. These changes offer a very 
different character and encourage slower traffic movement. 

THE PLACE .02
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The Town Centre Experience

2.28 The grid structure, and the resultant street hierarchy and character, ensure 
that Helensburgh Town Centre offers a unique experience to locals and 
visitors alike. It is a very urban experience. The only local parallels exist in 
Glasgow City Centre and the City’s West End and Southside.  

 The town offers a range of retailers including Tesco, the Co-operative, 
Greggs, WH Smith and independent retailers including butchers, bakers, 
and numerous cafes and restaurants. The town also has numerous 
places of worship, a well used community facility at Victoria Halls, two 
local primary schools, a swimming pool, amusement park (seasonal) and 
a train station. All exist within a dense urban grain, along key streets and 
at key junctions.   
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Figure 2.4 - Esplanade design options prepared as part of the report “Reinventing West Bay Esplanade” April 2008.Esplanade at present

Figure 2.3 - Grid Hierarchy
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Public Open Space 

2.29 Complementing this dense urban structure are a series of formal public 
and open spaces. At key points these spaces frame cultural or community 
buildings, celebrate viewpoints or simply offer pleasent places to spend 
time.  

The Esplanade
2.30 The Esplanade is among the most notable public spaces in the Town. 

Well used by locals and visitors alike, particularly in summer months. It 
stretches between the Pier Head site and Kidston Park in the West. The 
Esplanade is a key component of Helensburgh as people, historically, 
have visited the town to “promenade”.  

3.31 From 2009, the Esplanade will undergo public realm and car parking 
improvements as part of the recently awarded Argyll and Bute Council 
capital funding. Initial design options were prepared in a report, Reinventing 
West Bay Esplanade” dated April 2008. 

Colquhoun Square
2.32 Colquhoun Square is a well maintained open space at the intersection of 

Colquhoun Street and Princes Street East. It plays a central role within 
the town centre as a place for people to meet, to shop, or to relax. The 
ground floors on the western side offer activity that adds vibrancy to this 
open space. 

2.33 At this moment, the dominant feature of the square is the road junction. 
As with the rest of the town centre the road width is generous with ample 
room for on street parking and two-way traffic. Improvements to Colquhoun 
Square and surrounding streets supported by Argyll and Bute Council 
capital funding, are scheduled to commence in 2009. These include street 
improvements to encourage a more pedestrian friendly space. 

East Bay esplanade at present Colquhoun Square

Figure 2.5 - Greenspace and routes
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Parks 

2.34 Kidston Park, East End Park, East Bay Esplanade and Hermitage Park 
all offer a different type of public open space.  East Bay Esplanade on the 
waterfront is an area of open space located on the coast.   In comparison, 
Hermitage Park is located further north and is protected from prevailing 
winds by mature woodland. Together with the Esplanade and Colquhoun 
Square Helensburgh has approximately 4.7 hectares of open space, 
approximately eight football pitches.

Beyond the Town Centre

2.35 The town centre area offers the highest density with the majority of 
buildings offering flats above shops and office space. This results in active 
and busy streets. Within this area the building heights range from two to 
four storeys with some traditional sandstone tenements remaining. 

2.36 Other distinct areas within Helensburgh include: 

edge of town centre;• 

the Villas; and• 

Townhead / Blackhill Areas.• 

Edge of town centre

2.37 There is clear definition between the town centre and the remainder of the 
town. On leaving the town centre the accommodation changes from flats to 
terraces and gradually to detached houses.  Where the detached houses 
are most prevalent the use of stone walls and substantial hedgerows 
becomes a prominent feature with only a few houses providing the security 
of passive supervision of the street.  

Kidston Park Hermitage Park 

http://www.flickr.com/photos/ztephen/124738633/
sizes/o/

h t t p : / / w w w . f l i c k r . c o m / p h o t o s /
coylton28/2919749196/sizes/l/
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THE PLACE .02Key Points

2.40 From the historical review and townscape analysis the following points 
should be highlighted: 

The  historical importance of the grid structure;• 

The value of the town centre experience to visitors and local alike;• 

The key importance of streets within the town;• 

The density of activity and use;• 

The good movement and permeability through the town for • 
pedestrians 

Ease of access to and views of the waterfront;• 

The importance of accessible, well-overlooked open spaces; • 

The interconnection between public open spaces across the town; • 
and

The fundamental importance of the town’s relationship with the • 
water.  

TURLEYASSOCIATES 13

The Villas

2.38 The residential area directly north of the town centre encapsulates the 
common image of Helensburgh of the large Victorian villas overlooking the 
Clyde Estuary. Much of this low density residential area is often beyond 
what is considered a reasonable walking distance to the Town Centre.

Townhead / Blackhill Areas

2.39 On the western and north-eastern edges of the town there are more recent 
housing developments that have seen a move away from the regular street 
grid. These areas offer a range of house types and street characteristics 
typical of the period. The use of flats and terraced housing in these areas 
offer a dense development mix. These areas are considered to be out with 
a reasonable walking distance of the town centre. 
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Helensburgh Central Train Station HHFigure 3.1 - Ferry routes connecting Helensburgh to Gourock and Kilcreggan
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Getting There

3.1 Helensburgh lies some 30 kilometres from Glasgow City Centre and is 
well connected by bus and train to the City. By road, connections are less 
direct with journeys having to go through Dumbarton or via the A82 that 
follows Loch Lomondside. 

3.2 High density living and the permeable street structure within Helensburgh 
Town Centre, encourage pedestrian and cycle movement. The area is 
easy to move through and legible. It is also attractive and feels safe and 
secure.  There are however a lack of safe pedestrian crossing points, in 
particular along West Clyde Street making access to the Esplanade and 
the Pier Head site difficult during busy periods. Nevertheless, the 14,000 
residents of the town enjoy an environment where walking and cycling 
offer a genuine alternative to private car use. 

3.3 Helensburgh also serves a larger catchment area. Some 27,000 people 
occupy the hinterland around the town. Not only do these people drive to 
Helensburgh for shopping etc. but they also travel through the town by car, 
or park and commute into Glasgow or beyond. Helensburgh is therefore a 
gateway to the National Park and significant destination / conduit for this 
much larger population. 

3.4 Helensburgh has also retained a proportion of the day visitor market 
and is still regarded by many visitors from the Glasgow conurbation as 
an attractive day out. This interest is seasonal and much of it is on an 
organised basis making coach parking an important consideration. There 
is no longer the level of river borne transport that there was in the past.  

Public Transport Provision

3.5 The Helensburgh Town Centre Waterfront Study (Yellow Book, 2004) 
identifies that public transport provision in the town is currently of a very 

high standard in relation to the size of settlement. Public transport is 
provided by a number of modes, including rail, ferry and bus.  The Argyll 
and Bute Structure Plan (2002) recognises the importance of fostering 
better links with other Clydeside towns, and notes that this should be 
achieved by: 

3.6 ‘realising trans-Clyde rapid transit and allied ferry service potential in the 
Firth of Clyde with onward connection to Glasgow’ and by ‘stimulating 
and co-ordinating with economic investment, action programmes and 
development, as appropriate, in the town centres and waterfronts of the 
Clydeside towns.’  

Rail Services 

3.7 Helensburgh has 3 railway stations located within its urban area. 
Helensburgh Central is located in the vicinity of the town centre, 
Craigendoran is located to the east of the town, and Helensburgh Upper 
is located in the north of the town. The recently refurbished Helensburgh 
Central station is heavily used by commuters to Glasgow and provides 
frequent services, as well as acting as an interchange point for bus 
services. Helensburgh Upper is located on the West Highland Line and 
provides additional services to Glasgow and northwards to Oban and 
Mallaig.  

Bus Services 

3.8 There are currently six bus routes serving Helensburgh, with a half hourly 
service to Glasgow and services to other destinations.  There are a number 
of bus stops located within easy walking distance of the Pier Head site. 

Ferry Services

3.9 Helensburgh is linked to Kilcreggan and Gourock by ferries for foot 
passengers only. Ferries run four times a day in both directions Monday 
to Saturday and three times on a Sunday, and are integrated with other 
public transport modes.   

A DESTINATION .03
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Sinclair Street is a busy town centre street.

Wide streets throughout the town allow on-street parking to both sides.Traffic Management Study and Street Improvement Studies prepared by JMP. TrT faffific MManagementt StSt dudy andd StStre tet IImproveme tnt SSttudidies preparedd bby JJMPMP
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3.10 A new purpose built ferry for the Helensburgh–Kilcreggan-Gourock route 
was launched in April 2007, equipped with disabled facilities, hearing 
loops and real time journey information. This provides a more comfortable 
and faster crossing for both residents and commuters. 

3.11 The Inverclyde Local Plan 2002 has identified the Inverclyde Waterfront 
as a key area for renewal, and has set out a development vision for the 
area which seeks to; 

3.12 “Promote the strategic role and significance of the Waterfront for the 
future prosperity of Inverclyde, through a planning and development 
framework which will raise the area’s profile and…create a competitive 
place for investment and a place of choice for residents and visitors alike, 
while retaining and having regard to its nationally important maritime and 
industrial heritage.’ 

3.13 Inverclyde and Argyll and Bute Councils’ aspirations for their waterfront 
towns are clearly aligned. This alignment presents an opportunity to 
revitalise links between settlements on either side of the River Clyde. 
Realising opportunities for new, improved and faster ferry links across 
the River Clyde would restore the significant gateway role that the Pier 
Head site had in the recent past and add a further dimension to its 
redevelopment.   

Transportation Analysis

3.14 The Pier Head masterplan will sit within the context of a changing context 
for public transport and particularly for the private car user. A number of 
recent studies have assessed key transport issues relating to Helensburgh 
and their recommendations will have implication for the redevelopment of 
the Pier Head site. 

3.15 The following studies provided context for this masterplan;  

Helensburgh Traffic Management Study JMP (un-dated) • 

Helensburgh Town Centre Waterfront • (Yellow Book Consulting 
2004)

Argyll and Bute Transport Strategy (2007)• 

Argyll and Bute Finalised Draft Local Plan 2005• 

Inverclyde Local Plan 2002• 

Argyll and Bute Structure Plan 2002• 

3.16 A review of these reports identified the key issues for transportation in 
Helensburgh as:

Traffic Management - in particular the effective control of through • 
traffic in the town;

Parking Management - specifically the management of commuter • 
and retail traffic; and

Public transport provision:   • 

Traffic Management 

3.17 The Helensburgh Traffic Management Study (JMP) sets out a number 
of road options for traffic flow management, which cater for the needs of 
the town when new development / re-development takes places. These 
options are set out as follows:

Option 1 - Split through traffic to different routes•  - Traffic 
travelling through Helensburgh would be encouraged to use routes 
avoiding the town centre thus reducing the amount of traffic within 
the town centre. East to west through traffic and west to east through 

A DESTINATION .03
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Passengers waiting for the ferry from the Pier. 

TURLEYASSOCIATES18

The Pier Head site offers 426 car parking spaces. 

Potential to increase parking spaces at the Central Station car park.

Ferry approaching the Pier. 
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traffic will be split resulting in lower traffic volumes at key areas. This 
arrangement would provide the advantage of reduced traffic volume 
and speeds, and increased pedestrian crossing safety. 

Option 2 - Prevent traffic using selected main town centre roads•  
This option seeks to make it easier to provide a direct link between 
the waterfront and town centre. This option would have the added 
benefit of easing congestion in certain parts of the town centre. One 
potential pitfall of this option is that by banning traffic movement 
in the town centre, it would simply move traffic somewhere else 
causing problems there. 

Option 3 - Restrict use on existing roads•  - This option involves 
the implementation of measures to restrict the times and levels of 
access, which it is anticipated would nullify the problems associated 
with full pedestrianisation of streets. 

Option 4 - Traffic calm existing roads•  - No alteration to the network 
is proposed, merely traffic calming the existing layout. This would 
allow full and un-restricted access to be maintained. 

Parking Management Proposals 

3.18 Both the Helensburgh Traffic Management Study (JMP) and Helensburgh 
Town Centre Waterfront Study (Yellow Book Consulting, 2004), recognise 
that regeneration of the Town Centre and Pier Head will have a significant 
impact on existing parking arrangements. 

3.19 This would be most notable at the Pier Head where following 
redevelopment and the allocation of public spaces to specific uses, the 
surface car park will be lost for public use. Redevelopment will therefore 
have a knock-on affect by reducing the overall parking provision in the 
town. The Helensburgh Traffic Management Study sets out a range of 
parking management proposals to address the proposed shortfall, these 
include; 

Additional deck to be added to the Sinclair Street car park - This • 
is a council owned car park and as such is considered to be an 
attractive option. A preliminary study has shown that this could be 
accommodated however it recognises that some discussion with 
existing neighbours will be required. 

Park and Ride at Craigendoran - This option proposed the • 
construction of a Park and Ride site facility at Craigendoran. Four 
sites in Craigendoran have been proposed, all of which provide 
access to rail services and have the potential to accommodate the 
required 350 spaces. The proposed site is located to the west of 
Helensburgh, meaning that some traffic would have to pass through 
the town in order to access it.  

Additional deck to Co-op / Central Station car park- This option • 
offers similar benefits as option one, but also may be constrained by 
potential objections from neighbouring owners. 

Implications for the Pier Head Masterplan

3.20 The Pier Head site benefits from being centrally located close to a 
range of public transport links. This proximity to public transport and the 
excellent walking and cycling environments are important considerations 
for the masterplan as they offer future users of the site an opportunity to 
lead a healthier more sustainable lifestyle. from a technical point of view 
such access to public transport and alternative modes of travel will inform 
discussion on access to the site and the levels of car parking on site. 

3.21 Among the potential options shown in various transportation studies lies 
the possibility of shifting heavy through traffic away from West Clyde 
Street and the Esplanade. This option will create an opportunity to widen 
pavements on West Clyde Street and effectively shorten the distance 
between the Pier head and the Town Centre.  

A DESTINATION .03
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3.22 There is little doubt that redevelopment of the Pier Head in line with 
Local Plan Policy (as an extension of the Town Centre), will require the 
identification of an alternative parking strategy to be developed for the 
town.

A Place to Shop

3.23 Within Helensburgh, the core retail area comprises Colquhoun Square, 
Sinclair Street, Princes Street (Colquhoun Square), Clyde Street (between 
Sinclair Street and James Street). 10 The type of retail units found here 
tend to be ground floor traditional shops with small floorplates.  There are 
several national multiple retailers in the town including Boots the Chemist, 
WH Smith, Mackays and Greggs.  There are a number of local independent 
retailers including chemists, hairdressers, butchers, fishmongers and 
shoe shops.  Helensburgh is served by two supermarkets, Co-op and 
Tesco Extra, both located on Sinclair Street.   

3.24 A retail study undertaken in 2007 on behalf of The Helensburgh Partnership 
identified 248 retail units in the town. 11   The majority of these units were 
occupied by service uses such as restaurants, public houses and public 
services.   A previous retail review 12 had identified 83 retail businesses 
within Helensburgh and it is considered that this did not include service 
uses or small commercial uses such as estate agents, banks, building 
societies and small professional offices.  Leaving out service uses, the 
majority of retailers sell comparison goods with a smaller number of 
convenience retailers.

3.25 A household survey was also carried out as part of the study to review 
shopping destination of Helensburgh residents.  This found that most 
popular destinations for:

Non-food comparison shopping is Glasgow City Centre, followed by • 
Helensburgh, Braehead Shopping Centre and Clydebank Shopping 

Centre.  

Bulky goods comparision shopping is Dumbartons’ St James retail • 
park.

Food shopping  is the Co-op in Helensburgh followed closely by • 
Asda in Dumbarton.

3.26 There are currently three available retail units in Helensburgh being 
advertised.  Two of these are currently under offer.  The largest of these 
units is 2,215 sq ft and average size of units in Helensburgh is relatively 
small.  Multiple retailers generally require large modern units which are 
not available in the town.  There are currently a number of retailers with 
requirements for units within Helensburgh.  These include: 13

Argos• 

Peacocks• 

Specsavers   • 

Sainsbury’s Local• 

M&S Simply Food• 

New Look• 

Ethel Austin • 

Arcadia brands (Burtin/ Dorothy Perkins/ Evans/ Miss Selfridge/ • 
Outfit/ Topshop/ Top Man/ Wallis)

3.27 As indicated above, there is a requirement for further supermarket retail 
units in Helensburgh.  As discussed earlier, additional supermarket 
provision was the subject of a planning appeal in 2002 for the proposal of 
a new supermarket development at the Pierhead site which was refused 
by the Inquiry Reporter.  

TURLEYASSOCIATES20
10 - Yellowbook ‘Helensburgh Town Centre and Waterfront’ report 2004
11 - Colliers CRE ‘Helensburgh Retail Study’ July 2007
12 - Scottish Executive Inquiry 2002, Yellowbook ‘Helensburgh Town Centre and Waterfront’ report

13 - Source: EGI and Colliers CRE ‘Helensburgh Retail Study’ July 2007
14 - Colliers CRE ‘Helensburgh Retail Study’ July 2007
15 - West Loch Lomond Area Tourist Accommodation Overview March 2005
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A Place to Visit 

3.28 A report by the Tourism Resources Company for Scottish Enterprise 
Dunbartonshire15  identified that creation of Loch Lomond and the 
Trossachs National Park was encouraging tourists to spend longer in 
the area.  This report reviewed tourist accommodation in the West Loch 
Lomond area 16.  It found that there are good levels of demand for hotel 
accommodation in Helensburgh from private sector contracts for Faslane 
Naval Base, other direct MOD and related demand.  

3.29 In terms of leisure tourism, overnight demand in Helensburgh is mainly 
from VFR (visiting family & relatives) and event-related, i.e. sailing club, 
Rhu Marina, etc. Existing hotel accommodation consists of a number of 
two star hotels, one three star hotel and guest houses. High quality hotel 
accommodation is required to be developed in the town to meet demand 
from both business and leisure users. 17

A Place to Work

3.30 The office market in Helensburgh is centred round Colquhoun Square and 
Colquhoun Street.   Other office locations span the town centre and include 
East Princes Street, West Princes Street, Sinclair Street, East Argyle 
Street, West Argyle Street and King Street. 18  Yellowbook’s ‘Helensburgh 
Town Centre and Waterfront’ 2004 study found that occupiers are mainly 
small professional firms such as solicitiors, financial advisors and estate 
agents.   Office accommodation is mainly found within ground floor retail 
type units and upper floors of buildings predominately used for other 
purposes (mostly residential) 19.  

3.31 Ryden’s 2006 ‘Helensburgh Business Land – Demand Study’ found that 
the existing offices in the town were mainly contained within retail type 
units and lacked purpose office space.  This report identified that there is a 
requirement for new small office accommodation within the town centre.

3.32 With Argyll and Bute Council’s plan to dispose of its offices at Blairvadach 
there is as an opportunity to provide a high quality headquarters building in 
the town and will allow the Council to consolidate its office accommodation 
and improve public access to council services. 20

3.33 There is currently only one office available in Helensburgh.  This traditional 
pre-1960s office at 17/19 East King Street is 1,101 sq ft in size with an 
asking rent of £13,000 per annum.

A Place to Live
3.34 House prices in Helensburgh have been above the Scottish average for 

the last three years for both new and second hand homes, although new 
build rates are low 21.  A study of Helensburgh housing for The Helensburgh 
Partnership identified a wide range of house types in the town 22.  These 
range from town centre apartments to large mansion houses.  It found that 
the percentage of semi-detached and terraced housing in Helensburgh is 
below the Scottish average.

3.35 This report also found that the development of apartments in the town 
centre would attract interest from existing residents looking to downsize 
from large houses and move closer to the town centre.

3.36 There has not been any significant new residential development in 
Helensburgh in recent years.  The type of housing developed has tended 
to be apartments and a number of larger houses with little development of 
smaller family homes 23.

A DESTINATION .03
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16 - West Loch Lomond area stretches from Balloch to Ardlui and includes the A82 corridor, Clyde Coast 
from Clydebank to Arrochar, Helensburgh and Dumbarton
17 - Yellowbook ‘Helensburgh Town Centre and Waterfront’ report September 2004 & Ryden ‘Helensburgh 
Business Land Demand Study’ August 2006
18 - Yellowbook ‘Helensburgh Town Centre and Waterfront’ report September 2004
19 - Ryden ‘Helensburgh Business Land Demand Study’ August 2006

20 - Yellowbook ‘Helensburgh Town Centre and Waterfront’ report September 2004
21 - Scottishhouseprice.com
22 - Helensburgh Housing Report August 2007
23 - Helensburgh Housing Report August 2007
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Modern office floorplates

High quality boutique hotels (One Devonshire Gardens, Glasgow)

Glasgow as a destination for non-food comparison goods

Medium density housing High density city / town centre living
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3.37 The most recent development is at Victoria Crescent to the north of the 
town centre. This comprises five 4-bedroom detached villas (priced at 
£595,000) and eight 2 and 3 bedroom apartments (priced at £275,000 
and £285,000).  

3.38 Planning consent has been approved by Argyll & Bute Council for 166 
residential units on the site of the old Hermitage Academy.  The new 
Hermitage Academy, built under a PPP scheme, is now operational and 
the old school is no longer in use.

A Destination?

3.39 In summary our analysis indicates significant untapped potential for retail, 
residential and leisure and tourism development. The drivers for these 
opportunities are firstly the significant current leakage of investment  from 
the town and its hinterland and secondly, the strength of the place as 
somewhere to shop, visit, live and work. 

3.40 Considering Helensburgh as a destination or place is important because 
we believe the town has something unique around its physical form and 
character that could play a key role in attracting investment. In short, the 
sophistication and exclusivity of the ‘brand’.

 There are a number of specific considerations for the masterplan:  

Retail stock in Helensburgh consists mainly of small traditional shop • 
units. There is a lack of large modern space required by multiple 

retailers.  

There is a current requirement for additional supermarket provision • 
in the town;

Popular retail destinations for Helensburgh residents include • 
Dumbarton for bulky goods and food shopping, and Glasgow City 
Centre for non-food comparison goods;

Development of a high quality (boutique) hotel in the town is required • 
to meet demand from business users and benefit from an increase 
in tourism;

Office accommodation in Helensburgh is mainly contained within • 
retail type units and lacks purpose built space.  

There is currently very little availability of office space in Helensburgh • 
and no evidence of recent transactions; 

It is suggested that a supply led approach which developed small • 
office suites / floorplates for lease or sale would draw out latent 
demand in and around Helensburgh;

There is little transactional evidence available for the property • 
markets in Helensburgh. Low development activity is considered 
one possible sign of market failure.  

House prices in Helensburgh have been above the Scottish average • 
for the last three years; and

There has been very little new residential development carried out in • 
the town in recent years.
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Helensburgh Today - Clyde Street and pier head site Helensburgh Today - views from the pier towards the town centre.

Early 1800s - First timber pier

Early 1900s - Public bathing area

Late 1800s Early 1900s - the “Lido”

Mid 1900s Mid 1900s Mid 1900s

24
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Historical growth of Helensburgh Pier

4.1 Helensburgh Pier has played a key role in the historic growth of the town. 
The site offers a tangible link to past events, people and aspects of their 
lives. The pier structure has undergone several phases of change, but it 
remains illustrative of the town’s 19th century role as a destination. 

4.2 The Pier played a key part in the story of the ‘Clyde Steamers’ and helped 
ensure that Helensburgh was one of the most important resort towns on 

Helensburgh Pier Head Development

Helensburgh  Development

1752 - ‘Millig’ was 
developed by Sir 
James Colquhoun 
as a prosperous 
garden town with 
broad avenues and 
a grid street plan 

1938 - During the 
Second World War  
the location of 
Faslane Naval 
Base caused 
heavy bombing in 
Greenock and Port 
Glasgow

Early 1900s - 
Helensburgh had 
become a popular 
victorian seaside 
town

1858 - 
Introduction 
of railway 
terminus in 
the middle of 
the town

1835 - 
Helensburgh’s 
population 
reaches 1400

Mid 1900s - 
Demand for 
naval housing 
resulting in the 
development 
of the former 
Ardencaple 
Castle

Late 1700s 
- ‘Millig’ was 
renamed 
‘Helens-
burgh after 
Sir James’ 
wife

1820s - First 
timber pier 
constructed  by 
Henry Bell to 
attract travellers to 
his in or hotel “The 
Baths”

1800

Early 1900s 
- Public 
bathing area 
created

Later 
1800s - 
Pier head 
structure 
formed

1812 - Europe’s 
first commer-
cially successful 
steam boat 
service from 
Glasgow to 
Helensburgh 
and Greenock

Later 1900s 
- Car park 
area created

200019001850

1860s - 
Shows simple 
straight pier 
structure

1750 1950

the Firth of Clyde. The construction of the Lido ensured that the Pier then 
developed significance as a communal area used for social events and 
activities. A number of annual or bi-annual events continue to take place 
on the site.  

4.3 The Pier also holds considerable engineering significance. The original 
structure was built by Henry Bell around 1820. Bell was associated with 
the design of the “Comet” steamer, which operated as Europe’s first 
successful steamboat service. 

25

Figure 4.1 - Helensburgh and Pier Head time lines
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Codona’s amusement park is a seasonal use on the Pier Head site. 

TURLEYASSOCIATES26

Skate park.

A large proportion of the site comprises car parking.

The ferry docking point.
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Helensburgh Pier Head Today

4.4 The Pier Head site currently offers a limited range of facilities, these 
include a swimming pool, car parking, amusement park, a small skate 
park, public toilets, a pier and a public house (currently closed). While 
these uses do attract some people to the site the predominant use is for 
car parking. 

4.5 The swimming pool still attracts a healthy number of users and is 
considered an important community facility. The Mariner public house that 
occupies the north eastern corner of the site is currently closed. 

4.6 The Pier Head site measuring 2.71 hectares and is primarily man-made 
taking the form of a large expanse of land that extends outwards into the 
Firth of Clyde. 

4.7 There are a number of existing land uses on the site including a swimming 
pool, amusement park (seasonal), a skate park, public house (closed), 
public conveniences, a large area of coach and car parking. Notably, 
the existing pier currently sees four passenger ferries docking daily from 
Gourock and Kilcreggan. 

4.8 The primary access into the site is via the Sinclair Street and West Clyde 
Street junction. This is a traffic signal junction where traffic from east and 
west along the coastline and traffic from the north converge. There is also 
an access point directly into the car park from the junction with West Clyde 
Street and Colqhoun Street. 

SITE ANALYSIS .04
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Figure 4.2 - Pier Head land uses



36 TURLEYASSOCIATESTURLEYASSOCIATES28

Northern edge of the site - addressing a retail street and main vehicular route through the 
town.

Western edge of the site - pier presents a wall to the coast. Access to the beach is from 
the Esplanade. 

Eastern edge of the site - sheltered bay and access to the beach.

Southern edge of the site - highly exposed and offering no access to the sea. 
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SITE ANALYSIS .04
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Site Edges

4.9 The edges of the Pier Head site present very different characters. The 
northern boundary of the site is formed by West Clyde Street. This street, 
within the town centre, is predominantly ground floor retail, restaurants 
and pubs with flats or office space on the floors above. The masterplan 
will be developed to respond to this active edge and to successfully extend 
the town centre across West Clyde Street towards the sea. 

 4.10 The eastern and southern edges present a rocky shore line created to 
disperse the power of the waves. The east edge forms a small bay in the 
more sheltered area over looked by flats and in direct line of sight on the 
approach from Sinclair Street providing a visual connection with the town 
centre. Along this edge there is a slip way to access the beach. 

4.11 The elongated pier projects along the western edge into the water and 
presents a tall stone wall to the coast. As with the bay to the east side, the 
pier also has a relationship with the town as can be seen in the historical 
photographs from Chapter Two. Colquhoun Street and Square benefit 
from direct views along the pier and beyond to Greenock on the southern 
bank. This relationship had been considered during the development 
of the masterplanning process. This edge also offers an opportunity to 
access the beach. 

NOR
TH

SOUT
H

WEST

EAST

Figure 4.3 - 3D representation of the Pier Head and its surroundings
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Movement 

4.12 The site is accessed from the north-east and north-west corners. Both 
offer vehicular access at these points but from the north-east this access 
is diverted along the front of the swimming pool. The full site is accessible 
by pedestrians however within the car par and around the edges of the 
site there is no formal footpath. 

4.13 The pier is accessible by pedestrians and cyclists and this is often used 
as an extension of the esplanade walk.

Views 

4.14 The site allows distant views in all directions. Views to the south and 
south-east offer views of Greenock and Port Glasgow. These are generally 
industrial views of the ship yards and docks along the coast. By contrast 
the views to the west and south-west are towards Gourock, Kilcreggan 
and Dunoon in the distance.  

4.15 As an exposed site, the Pier Head is highly visible from the places 
mentioned above. The distance to Greenock is over 5km so the visual 
impact of any development is considered to be negligible. The town centre 
and the hill on which Helensburgh sits also provides a backdrop ensuring 
that any development viewed from the south will not skyline. 

TURLEYASSOCIATES30

View to Gourock, Kilcreggan 
and Dunoon

View to Greenock and 
Port Glasgow

Figure 4.4 - Existing site access and circulation
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Site Levels

4.16 The site slopes gradually from West Clyde Street, south, towards the sea. 
This slope is further enhanced by a change in level and low retaining wall 
along the northern boundary. 

.04SITE ANALYSIS

A low retaining wall along the northern boundary accentuates the change in levels across 
the site. 

A small set of steps allows access from the pier to the car park area at the southern end 
of the site. 

TURLEYASSOCIATES 31
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Figure 4.5 - Sun path Figure 4.6 - Prevailing winds

Figure 4.7 - Eastern edge is sheltered Figure 4.8 - Views from the site
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Climate

Flooding 

4.17  The SEPA Flood Map confirms that the site, and much of West Clyde 
Street, is at risk of a 1 in 200 year flood.  A study commissioned by the 
Helensburgh Partnership and prepared by URS highlights the need to 
raise the level of the site in order to minimise this risk.

Winds

4.18 The site is exposed to south-westerly prevailing winds with little shelter 
on site. The eastern bay is the most sheltered part of the site with the pier 
and south edges being the most exposed to the climate. 

Sun Path

4.19 The site, projecting from the  north bank of the coast, benefits from a high 
level of day-lighting and minimal over-shadowing. Consideration has been 
given during the masterplanning process to the impact of over-shadowing 
as a result of a built solution on this site. 

Key Points

4.20 The key points to consider from the site analysis include:

responding to the different edges of the site, the town centre edge • 
and the sea edge;

creating a balance of land uses that reflect a town centre site;• 

maximising ease of movement through the site and towards the • 
sea;

maximising the views from the site; and• 

responding to the flooding / site levels issues.• 

4.21 These points will be discussed in more detail within Chapter Five. 
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Figure 5.1 - An example of some of the initial sketch designs
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BUILDING CONSENSUS - STAKEHOLDER CONSENSUS .05
5.1 From the outset of this project the masterplan team has sought to 

involve and engage local communities and other stakeholders. Such an 
approach is encouraged in the 2006 Planning etc. Scotland Act but it is 
also a tremendously valuable method of learning from an informed local 
resource about the place where they live.

5.2 The masterplan must be both visionary and deliverable. In particular the 
latter requires redevelopment to be both financially viable and capable of 
obtaining a planning consent. To do so, the masterplan must be influenced 
by local sentiment as well as informed by sound commercial practice.

5.3 A central objective of the commission is the pursuit of supplementary 
planning guidance status for the masterplan. We have worked closely 
with the client team, representatives from Argyll and Bute Council, key 
stakeholders and the wider community to progress towards this goal. This 
chapter outlines our stakeholder engagement process and its outcomes. 

Developing Themes

5.4 Our early research work and the involvement of the Helensburgh 
Partnership Board has aided the development of our vision. In developing 
this vision, specific consideration has been given to a number of earlier 
studies. A literary review of this work highlighted some key themes for the 
redevelopment of the Pier Head site, these included: 

The need for a public realm solution;• 

Potential for a gateway by water / road / rail;• 

Potential for a leisure and recreation hub;• 

The need to reflect tourism and heritage;• 

Education – a school on the shore;• 

Achieving a town centre feel and mix;• 

Potential for Council HQ / Business Commercial;• 

The Pier Head as a place to live;• 

Potential hotel use;• 

Community Focus;• 

Marina / Beach focus;• 

Delivering a sustainable development at the Pier Head; and• 

Removal of the pier.• 

Themes  and Scenarios

5.5 The pursuit of these themes led to the development of a series of  sketch 
scenarios. In total 24 separate sketch designs emerged. A working 
session, together with The Helensburgh Partnership and a representative 
from Argyll and Bute Council, saw a critique of each scenario based on a 
set of criteria identified through earlier studies and client feedback. This 
process is explained in more detail in Appendix Two. 

5.6 This process helped define a number of key questions that have played 
a central role in the development of the masterplan. These questions 
centred around the Three R’s: Retail, Residential and Recreation. Each 
of these issues were to become the focus of further discussion at the 
stakeholder event. 
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Stakeholder Engagement at the Victoria Halls, Helensburgh on 31st October 2008. 
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.05
Stakeholder Event

5.7 On the 31st October 2008, 36 local representatives took part in a half 
day workshop focussing on the proposed mixed use redevelopment of 
Helensburgh Pier Head. The aim of this event was two-fold, to generate 
discussion and to keep people informed of progress.

5.8 On the day there were a series of presentations from the consultant team 
which were used to stimulate group discussion. Attendees were seated in 
four groups where they each discussed the implications and opportunities 
relative to retail, recreational and residential development. Each group also 
had an opportunity to discuss the more general issue of place making.

5.9 The outcome of the event highlighted the following: 

There was a general consensus on the need for a mixed use • 
redevelopment of the site. There was no objection raised to the 
redevelopment of the site for a mix of town centre uses. 

There was broad agreement that redevelopment of this site was • 
critical to preserve and extend Helensburgh Town Centre and 
to meet some of the well known deficiencies in same. There was 
general recognition that modern, medium sized units are required 
to attract new retailers who do not presently have a presence in the 
town. Attracting a high quality, modern food retail store to the Pier 
Head was identified as a specific aspiration.

Consensus that the masterplan needs to maximise the relationship • 
between the site and the water.

Public access to the site together with free and safe movement through • 
the site were emphasised as key objectives of the masterplanning 
process although there was an acceptance that climate could impact 
on the form and nature of public spaces. 

There was consensus on the need to create a destination at the Pier • 
Head that would retain local people in the town, and draw others 
form the hinterland and further afield.  The balance of uses would 
encourage them to spend time there. Issues around the swimming 
pool dominated conversations at each table and clearly reflected 
the importance the issue holds for the community. The majority of 
people considered the Pier Head site to be the best position while 
understanding the need for a deliverable solution. There was only 
one objector to the possibility of relocating the swimming pool on an 
alternative town centre site. There was some discussion over the 
potential of the former Hermitage Academy site as an alternative, 
even although this is out with the town centre.  

Leisure uses were seen as particularly desirable however there was • 
an understanding of the need for the master plan to be deliverable.  

5.10 These findings have been documented in the Stakeholder Engagement 
Report December 2008 and should be read as part of this masterplan 
report. 

BUILDING CONSENSUS - STAKEHOLDER CONSENSUS

TURLEYASSOCIATES 37



 The
 Emerging Concepts
 and Scenarios

  .06



50 TURLEYASSOCIATESTURLEYASSOCIATES38

An example of some of the images used to encourage discussion 
during the event - ‘Saltdean Lido’
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http://www.bioregional-quintain.com/picture/middlehaven4.jpg

Riverside One - Middlehaven, Middlesbrough - waterfront regeneration

.06THE EMERGING CONCEPTS AND SCENARIOS

6.1 The information gathered from the stakeholder event was invaluable 
in the evolution of design ideas for the site. It highlighted important 
areas of community concern but it also provided a wealth of ideas and 
knowledgeable contributions. The event and further discussion identified 
a number of key themes that a successful masterplan would need to 
address: 

A mixed use development that responded to and benefitted the • 
existing town centre;

A solution that responds to the unique waterfront quality of the site;• 

Public access to the waterfront and ease of movement through the • 
site;

The desire to see the Pier Head emerge as a genuine destination; • 

Recreational space / leisure facility on the Pier Head site; and• 

An emphasis upon deliverability.• 

 

6.2 These themes were counterbalanced with the findings of our earlier site 
analysis and sketch designs. A number of working design sessions were 
arranged with the consultant team to produce development scenarios 
which responded, in a greater or lesser degree, to the themes. Four broad 
scenarios developed, these were: 

The Block;• 

The Arms;• 

The Diagonal; and • 

The Canal.• 
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Figure 6.1 - Scenario 1, oblique view Figure 6.2 - Scenario 1, plan view
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.06THE EMERGING CONCEPTS AND SCENARIOS

Scenario 1 - The Block

6.3 The first scenario responds to the need to secure a mixed use development 
that benefitted the existing town centre. Put simply this scenario showed 
an extension of the grid out onto the Pier Head site. It was developed from 
the existing grid street pattern and very simply expanded one town block 
onto the site. This affords an extensive area of open space and a free 
standing leisure facility to be positioned close to the southern edge of the 
site. 

6.4 When analysed against the criteria that emerged from the stakeholder 
session the following observations emerged: 

The block responds well to the town centre by replicating the town • 
centre block form and creating a double sided shopping street to 
West Clyde Street;

The block offers a potential active edge facing the waterfront • 
however this edge is some distance from the waterfront. Indeed 
when this space is considered against climate on the Pierhead site, 
it is questionable what value such an open space located at the 
water’s edge and open to the west wind provides; 

The land take required for this option allows movement across the • 
site however this movement is not framed in the way that movement 
through the town grid;

The development area has the potential to create a leisure • 
destination.
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6.5 Issues to consider:

The formation of a formal block that accurately reflects the footprint • 
of the existing blocks to the north would require an additional land 
take on the eastern edge of the site; and 

The shape creates ‘Left-over’ land on the western edge.• 

The development footprint is unlikely to create enough development • 
to deliver the pier head scheme. 

Open car park area visible from the esplanade. • 



54 TURLEYASSOCIATESTURLEYASSOCIATES42

Figure 6.3 - Scenario 2, oblique view Figure 6.4 - Scenario 2, plan view
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.06THE EMERGING CONCEPTS AND SCENARIOS

Scenario 2 - The Arms

6.6 The second scenario retains a strong relationship to the town but instead 
of sitting back from the water it reaches out to it.. Initially the arms were 
solid and offered very formal extensions to Sinclair Street and Colquhoun 
street. With a view to ensuring movement across the site the scenario 
evolved to become more permeable and usable. The arms developed 
into a series of smaller town blocks aside a central street connecting West 
Clyde Street to the sea.

6.7 When analysed against the criteria that emerged from the stakeholder 
session the following observations emerged:  

This scenario responds to the town centre by creating a double sided • 
retail street to West Clyde Street. It also proposes the continuation 
of Sinclair Street and Colquhoun Street to the waterfront; 

The arms directly respond to the waterfront and encourage active • 
streets extending to the water’s edge;

It affords a high level of permeability through the site as a result of • 
the smaller urban blocks; 

It allows a leisure facility to be incorporated into the urban block; • 
and

It allows public realm to be concentrated on the streets and the • 
extended esplanade walk. 

6.8 Issues to consider: 

Does not allow any additional public realm, square or event space;• 

Requires additional land take to the eastern edge;• 

Results in ‘left-over’ space to the western edge of the site; and • 

Is there sufficient retail demand to allow retail use to extend • 
successfully to the edge of the site?  
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Figure 6.5 - Scenario 3, oblique view Figure 6.6 - Scenario 3, plan view
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Scenario 3 - The Diagonal 

6.9 While the previous scenario succeeded in linking the town more effectively 
with the sea it presented a very significant development of the site with 
limited room for open space and / or surface car parking. All edges of the 
development were effectively treated the same although quite different in 
context. 

6.10 The diagonal is an attempt to recognise the importance and visibility of 
the western edge and realise the opportunity that the hidden nature of the 
eastern edge presents in accommodating car parking among other uses. 
A separate leisure facility was placed in this open ground as a stand alone 
building and the alignment of the diagonal was guided by a consideration 
of potential pedestrian movement through the site and the relationships 
between a number of marker buildings in the town. These include the 
Tourist Information building on the corner of West Clyde Street and 
Sinclair Street and the West Kirk in Colquhoun Square. By introducing a 
third vertical marker on the pier head site this creates a visual connection 
from the site back towards the town centre and a diagonal through the 
site. 

Similar to scenario two, this responds to the town centre via West • 
Clyde Street and through the visual connections discussed;

It also successfully responds to the waterfront by retaining a more • 
natural edge to the eastern bay which contrasts with the strong 
linear edge of the pier;

The diagonal allows good movement through the site and opens up • 
the eastern bay which could be developed for leisure facilities that 
encourage people to the water;

It creates a landmark building on the edge of the pier that will draw • 
people onto the site; and

Allows a free standing leisure facility and provides areas of open • 
space.
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Figure 6.7 - Scenario 4, oblique view Figure 6.8 - Scenario 4, plan view
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Scenario 4 - The Canal 

6.10 The fourth scenario reflects many of the considerations that emerged 
through the development of the previous models. It retains a strong 
physical edge to the west and the diagonal across the site; a separate 
platform for the leisure facility and a central street that runs up to meet 
West Clyde mid block. 

6.11 Instead of a street however, the aim is to create a central canal with public 
realm on both sides. This last scenario moves to directly bring the sea 
into the Town Centre. This vision sees the creation of a new canal basin 
with moorings allowing an increased area of waterfront development 
potential. 

6.12 When analysed against the criteria that emerged from the stakeholder 
session the following observations emerged:  

It creates a large area of waterfront land;• 

It allows the creation of public square addressing West Clyde Street • 
and formed by the canal; and

It introduces a water based leisure facility which has the potential to • 
attract more visitors to the area. 

6.13 Issues to consider include:

The additional land take required;• 

Engineering cost of the canal, its broader flood defence and sea • 
gates; and

Loss of the pier however any solution should allow docking • 
facilities. 

6.14 After discussion with Argyle and Bute Council, in December 2008, 
Helensburgh Partnership Board approved these four development 
scenarios, as the focus for wider community engagement, the next step in 
the masterplanning process. 
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Helensburgh Pier Head Masterplan
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 Questionnaire
Thank you for visiting the exhibition. The masterplanning process is at an early stage and 
we are here to keep you up to date with the progress. Please have a look at the exhibition 
and speak to us if you have any questions. 

We would like to hear your views so please fi ll out this questionnaire and place it in the box 
provided.

1. We have identifi ed the importance of streets in Helensburgh town centre. How important 
is the continuation of the grid / street structure onto the Pier Head site?
Please circle 

Not Very              Don’t Mind               Very Important

1.                             2.                           3.                       4.                       5.

2. What kind of recreational uses would you like to see on the site?

  Active streets (shops & cafes, etc at ground fl oor) 

  Extension of the esplanade

  Leisure facility

  Open space

  Canal (bringing the water into the town)

  Other 

..............................................................................................................................................................................

..............................................................................................................................................................................

3. The Pier Head site is adjacent to the town centre. The town centre varies in height from 
2 to 4 storeys. What height do you think the Pier Head site should be developed to? 

 1 - 2 storeys

  3 - 4 storeys

  5 + storeys

4. Do you think that a taller building / landmark would be appropriate on this site? 

  YES 

  NO 

If YES, where should it sit? 
.................................................................................................................................................
...............................................................................................................................................
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Not Very              Don t Mind         

1 2 3 41.                             2.                           3.                       4.       

2. What kind of rrecreational uses would you like to see on the site?

 Active streets (shops & cafes

 Extension of the espllanade

 Leisure facility

 Open space

 Canal (bringing the waater into 

Oth Other 

.........................................................................................................................................

........................................................................................................................................

3. The Pier Headd site is adjacent to the town centre. The town ccentre v
2 to 4 storeys. WWhat height do you think the Pier Head site shouuld be d

 1 - 2 storeys

 3 - 4 storeys

 5 + storeys

4. Do you think tthat a taller building / landmark would be approppriate on

 YES 

 NO 

If YES, where should it sit?
................................................................................................................
................................................................................................................

Helensburgh Library, 
West King Street, Helensburgh
Thursday 4th December, 4:00pm - 8:00pm

Victoria Halls,
Sinclair Street, Helensburgh 
Friday 5th December, 5:00pm - 9:00pm

West Kirk of Helensburgh 
Colquoun Square (church hall)
Saturday 6th December 9:30am - 12:30pmEX

H
IB

IT
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N

What is happening to the pier head site?
 
The Helensburgh Partnership is currently preparing 
a masterplan for the future development of the 
pier head site. The site is to be developed as a 
town centre site, in line with the Argyll and Bute 
Council local plan allocation. 

Turley Associates have been commissioned to 
develop, with our client, a masterplan for this 
town centre site. We are hosting a community 
consultation exhibition so that we can share our 
initial ideas for the regeneration of the site. 

In order to assist in the preparation of the 
masterplan proposals, we would like to know your 
thoughts and ideas about how the site could look 
in the future. 

Please come along to any of the events listed 
below to see the exhibition, talk to us and give us 
your thoughts on the future of this key site. 

Helensburgh Pier Head 
Masterplan - 
community consultation

WAVE

Community engagement event held on the 4th, 5th and 6th December 2008 in the Victoria Halls and the West Kirk Church hall. 
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COMMUNITY ENGAGEMENT .07
7.1 Helensburgh Partnership and Argyll and Bute Council are committed to 

delivering a development of outstanding quality on the Pier Head site. 
Both organisations have consistently emphasised the need to involve a 
wide spectrum of local people in the masterplan process and take into 
account their views in the delivery of a masterplan for the Pier Head site.  

7.2 The consultancy team understood that the Helensburgh community had 
been consulted on a number of occasions in relation to the pier head 
and other sites within the town centre. Being aware of this we were keen 
to make our engagement process as valuable and as interactive as 
possible. With the support of the client group we arranged a three day 
event held in the Victoria Halls and the West Kirk on the 4th, 5th and 6th 
December 2008. The event was heavily advertised with personal invites 
sent to stakeholders, newspaper articles, a radio interview and posters 
being distributed throughout the town. 

7.3 The result of this advertising was that close to 300 people attended the 
event over the three days. The majority taking the time to complete the 
feedback sheets available. There were numerous healthy discussions 
between the consultant team and client group members and the local 
community. These discussions were not only interesting but they offered 
a better understanding of what is important to many local people. The full 
findings can be seen in the Community Engagement report. 

7.4 The key findings were: 

A general consensus that the waterfront should be accessible by • 
all;

Positive discussion on the idea of some kind of landmark or • 
destination created on the Pier Head site; 

Considerable positive discussion on the need for modern retail space • 

to be provided within the town centre. There was some concern 
expressed from local retailers as to the potential impact on the town 
centre. While there were many people who expressed interest at the 
potential to attract a high quality retailer to the area. The discussion 
tended to focus on food retail; 

Leisure and recreational uses, in particular the swimming pool, on • 
the site were considered by most to be very important. In general, 
people suggested that if the pool could not be provided on the Pier 
Head then it should be provided on an alternative town centre site;

In relation to recreational uses there was some discussion on the • 
future of Codona’s amusement park. There was a mixed view on 
whether or not the amusement park was seen as a positive aspect 
of the town centre. Some of the younger attendees suggested that 
it should remain while there were others who felt that it was not 
appropriate for a town centre location;

There was a general acceptance that residential development would • 
form part of the proposed mixed use scheme; 

It was made clear that coach and car parking was an important • 
aspect to most people;

There was concern over climate change and potential impacts of • 
flooding;

Some people raised concern over the potential need to increase the • 
land take of the site. While, in contrast there were a small number 
who felt that the landform should be vastly increased in order to see 
the full potential of the site; and 

Most visitors agreed with the principles of viability and delivery. • 

7.5 This event was invaluable as it became clear to the consultant team that 
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.07COMMUNITY ENGAGEMENT

there were some strong feelings in response to a number of the scenarios 
presented.  Scenario One The Block  generally received a neutral 
response from most people. Scenario Two received the most negative 
response in general from the attendees with many people commenting 
on the over-development of the site, the loss of parking and public open 
space particularly for the Faslane Fair and the annual bon fire event. 

7.6 In contrast Scenarios Three and Four received the most interest and 
some very positive feedback. Many people responded well to the idea of 
the diagonal and in particular the relationship between a series of marker 
buildings. While people seemed to like the balance of open space that 
was shown and the potential of a landmark building. 

7.7 There were those who were more attracted to the idea of a water based 
leisure facility shown on Scenario Four with many people becoming 
interested in the introduction of the canal and potential for a water street 
through the site.  

7.8 There were however concerns expressed that affected all of the scenarios 
and these related to car parking, flooding and the level of recreational uses 
on the site. Some people felt that Scenario Four would only exacerbate 
an already complicated flooding issue.  All of the information gleaned 
from the events have been recorded and forms part of the Community 
Engagement report. 

Summary

7.9 In generally the engagement event was considered a success by the client 
and consultant team. The responses over the three days encouraged  a 
focus on the following priority themes: 

An extension of the town centre; • 

Movement through the site and to the waterfront; • 

Modern retail facilities that will complement / respond to the existing • 
town centre; and

The need for a recreational facility (swimming pool) on the Pier Head • 
site or relocated within the town centre.
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Figure 8.1 - The Preferred Option for redevelopment of the Pier Head site
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SELECTING A PREFERRED OPTION .08
The Preferred Option

8.1 The selection of a preferred option has emerged from listening to 
stakeholder and community views on the masterplan and where possible 
incorporating their ideas for the redevelopment of the site. Our brief has 
always been to produce a deliverable design. The choice therefore, is 
formed through the coming together of what we have learned, our own 
design process and by considerations over development viability. 

8.2 It was very clear from the brief, the stakeholder feedback and the community 
engagement that people want to see a “wow” factor in the redevelopment 
of the Pier Head site. Options 3 and 4 were the only scenarios presented 
where local people responded with genuine excitement and passion. 

8.3 The design approaches to options 3 and 4 respond to the town, reflect 
the importance of sea front location and deliver on the need for public 
access and movement across the site. However, both also meet another 
fundamental community consideration. The desire to see the swimming 
pool re-sited and redeveloped on the Pier Head site. Bar this similarity, 
both possess an entirely different set of costs and levels of ambition. Both 
represent real challenges to delivery. 

8.4 To recap, Option 1 (the block) was considered by most visitors to the 
community event as an overly simplistic and quite ordinary approach to 
the site. Most visitors recognised the concept of reflecting the grid in any 
future masterplan, however few were excited by the manner in which this 
had been shown. 

 8.5 The advantage from a delivery perspective, and particularly a costs, was 
that development was held toward the north of the site. This area is less 
problematic to develop than the area nearer the sea. The block forms a 

relatively tight footprint and would still retain a large area of land for open 
space / car parking. 

8.6 Option 2 was far less popular from a community perspective. Visitors 
were concerned over the lack of open space and the sheer amount of 
development. Conversely this very significant amount of development 
would likely produce a development value capable of delivering this option 
and paying for many of the elements identified throughout the engagement 
process. 

8.7 During the engagement process and particularly the community 
engagement process, all of the options came under scrutiny on two 
particular areas, coastal flooding and car parking. 

8.8 Much of the site sits at approximately 4.25m and fronts directly onto on 
the Firth of Clyde. The Firth is not exposed to the same levels of coastal 
flooding and storm surges that are experienced further west in Argyle and 
Bute, or further south on the Ayrshire coast, however storms do happen 
and flooding does occur. 

8.9 SEPA’s 1:200 year flood event map clearly shows that Helensburgh and 
the Pier Head site lie within an area of major risk, and members of the local 
community expressed concern over the potential impact of flooding on 
site. There was a particular nervousness over the ability of the undercroft 
car parking to deal with serious coastal flooding. Development will require 
the finished site level to rise to 5m AOD.  

8.10 The amount of parking on the site is also contentious. There are currently 
426 spaces on the Pier Head site and few opportunities to relocate all of 
these through redevelopment. The accommodation of existing car parking 
numbers has been a constant source of discussion within the design 
team. Redevelopment will require a significant proportion of the existing 
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Figure 8.2 - The Diagonal with the swimming pool in the foreground and hotel beyond.
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The Pierhead in its heyday. c.1950. 
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car parking numbers to be relocated off site.  

8.11 Given the proposal is to redevelop the Pier Head and that redevelopment 
of whatever form will bring with it a requirement for parking of its own, it is 
impossible to assume that more than a fraction of the current provision will 
remain post development. The preferred option has to resolve this conflict 
and does so by suggesting alternative parking accommodation across the 
town.  

8.12 Our masterplanning brief rightly identifies the Pier Head as an outstanding 
development site. Our client, The Helensburgh Partnership, rightly expect 
a series of requirements to be accommodated in any final masterplan. 
However, it is important to recognise that the many popular items in the 
brief all come at a cost. It is the role of this document to discern those that 
can be accommodated and those that cannot and present a reasoned 
argument for our balanced decision. 

8.13 In coming to a recommendation on a preferred option we decided to revisit 
a number of the central messages that emerged from the brief and the 
engagement process.  

Destination / Place

8.14 The masterplan brief was very clear that the preferred solution would be 
capable of putting Helensburgh back on the map as a destination in its 
own right. Helensburgh was and remains, a popular day visit destination 
for inhabitants of the Glasgow region, particularly those living to the west 
and north of the City. 

8.15 As important, is the need to attract residents of the town’s immediate 
hinterland. Currently a significant proportion of those living in the vicinity 
of the town, continue to do their main shopping in Dumbarton or Glasgow. 
While this may always be the case, given the draw of these two shopping 
centres, the Pier Head site represents the only serious opportunity to 
address leakage of retail expenditure.  

8.16 Wherever they come from, we should not lose sight of the potential of the 
day visitor market. Many day visitors come to Helensburgh every year. 
The numbers are low when compared with St Andrews or Stirling but 
certainly on a par when compared with other locations along the Clyde 
Coast. 

8.17 What seems to separate Helensburgh from the others is that people 
visiting the town rarely seem to spend all day there. Only occasionally do 
visitors eat in local restaurants, rarely do visitors do their main shopping 
locally and only on extremely rare occasions do they stay overnight. 
Helensburgh undoubtedly attracts visitors but it cannot seem to hold onto 
them. 

8.18 This observation is already having a cumulative impact. As visitors spend 
less and less time in the town, they will begin to question the value of 
Helensburgh as a day visitor destination at all. As a result they may stop 
making a journey to Helensburgh.  

8.19 Given the almost complete lack of alternative development sites in 
the town, redevelopment of the Pier Head is imperative in responding 
ambitiously to this challenge. Similarly, redevelopment cannot take a 
simple or unambitious form.  The redeveloped  Pier Head must have a 
mix of uses upon the site that people will be attracted to but also a mix that 
will retain these people into the late afternoon and early evening. . 
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Newcastle, Co. Down, Northern Ireland.

Recreation - cafe culture.

Bringing activity to the waterfront.
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8.20 This fact was recognised and reflected in the findings of the Yellowbook 
study (2004). Argyll and Bute Council have also enshrined the concept of 
mixed use in the current planning policy for the site. 

 ‘Waterfront as a Priority Potential Development Area (PDA 3/2) suitable 
for a mixture of uses including tourism, retail, business, recreation and 
housing’. 

8.21 The need to provide a mixture of uses on the site was also reflected in the 
Helensburgh Partnership masterplan brief and in our ongoing dialogue with 
our client. Indeed the Partnership spelt out the need to consider solutions 
that blended a mix of retail, residential and recreational development 
on the site. These 3 R’s went on to form the basis of our stakeholder 
engagement session and achieving a deliverable mix of these uses has 
lain at the heart of the options process.

8.22 In this context, and while the objective of providing a destination on the 
Pier Head is central, its form, scale and degree have been developed as 
an extension to the Town Centre, not a cold modern retail park. It should 
be noted that there is a strong undercurrent of community support for the 
concept of extending the town centre in this traditional way. 

8.23 The concept of extending the town centre not only informs the shape of 
redevelopment on the Pier Head, it also reflects the need to use new 
investment to regenerate the existing town. Helensburgh already has 
much to see and do. There are a variety of cafes, bars and restaurants to 
enjoy and spend time in. The last few years have however seen a gradual 
downturn in the retail area and an increase in local people doing their main 
shopping in other retail centres. It is vitally important that redevelopment 
is considered a vehicle to breath life into the existing town. Conversely the 
scale of redevelopment must be balanced with a need to coexist rather 
than damage the existing retail and commercial provision. 

8.24 The approach that we have focussed upon enlivens West Clyde Street 
and forms traditional street corners where it is crossed by Sinclair Street 
and Colquhoun Street respectively.    

A Preferred Option:

 8.25 The preferred option for the redevelopment of the Pier Head site has 
emerged from this process. It represents a coming together of a design 
process, the result of significant community and stakeholder engagement 
and, it reflects the considerations that any future developer is likely to 
reflect in redeveloping the site. 

8.26 Several options were exposed to a high level development appraisal that 
mapped out likely costs of redevelopment weighed against the potential 
value of development on the site. It should be stressed that this process 
was 

8.27 Our choice of preferred option should be considered in conjunction with 
the next chapter which focuses exclusively on delivering the project. 
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Figure 8.3 - The Preferred Option for redevelopment of the Pier Head site from the Clyde.  
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Figure 8.4 - The new Central Street and public space with views south to the swimming pool and the River. 
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The majority of retail floor space in the town centre is considered too 
small to meet the needs of modern retailers. 

It is considered that a mix of retail with flats above would be appropriate for the Pier Head site. 

A single use food retail store is not considered an appropriate use on the Pier Head site.
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Retail 

8.28 The Colliers “Helensburgh Retail Study” report of July 2007 identifies a 
serious shortfall in available retail space in Helensburgh and particularly a 
shortfall in retail floor plates that meet the needs of modern retailers. The 
report went on to identify a significant requirement for retail floorspace 
and went to the lengths of suggesting figures for different types of retail 
floor space and identifying potential retailers that may be interested in 
coming to the town. 

8.29 Importantly the Colliers study does not specifically mention the Pier Head 
and therefore there should be no automatic assumption that all of this 
floorspace will be centred on its redevelopment. Conversely, the Pier 
Head is the only major development site in the town centre. It is certainly 
the only site that is clear at this minute in time. 

8.30 This reality was reflected in Argyll and Bute Council’s decision to extend 
the Town Centre Policy area onto the Pier Head in 2008. This move 
effectively zoned the Pier head as a site capable of accommodating a 
mixture of uses including significant food and non food retail use. 

8.31 It should be noted that an application by Safeway in 2005 was refused at 
Public Inquiry amid very significant community objection. This history also 
prompted a similarly negative community reaction to the revised Local 
Plan designations and the policy change was only confirmed following the 
Reporter’s recommendations to modifications.

8.32 With the policy position established there has been significant discussion 
with local people on the form of retail. The preferred option reflects their 
view that retail in itself is acceptable on the site but that the site should not 
be dominated by a large single user that turns its back on the town. Instead 

we have sought to accommodate retail and commercial development 
among broader ground floor accommodation. 

8.33 There are included in the masterplan a number of larger retail units 
(800sqm to 1200sqm) and one unit measuring up to 1600sqm. The latter 
would be ideal for a quality food retail store and is located at what we 
consider the prime retail site at the corner of Sinclair Street and West 
Clyde Street. 

8.34 In addition there is a significant amount of flexible ground floor use 
that could be used for non-food retail, and / or other commercial uses. 
Ideally a significant proportion of this space will accommodate smaller 
commercial units including bars, cafes and bistros. These uses would be 
encouraged to spill out to the street outside and create a pleasant and 
active environment. 

8.35 Servicing for the retail units will in most cases, be taken directly from the 
street. Parking for the retail units will also be accommodated on street 
and is likely to reflect the current approach to retail parking throughout the 
town centre. An additional parking area is located of the south of the site 
nearer the water. 

8.36 It should be noted that the flexible ground floor accommodation if it were to 
see a significant level of take up for non food retail use, is a considerable 
retail addition to a town the size of Helensburgh. Retail, food and non 
food, will therefore be central to the successful delivery of redevelopment 
on the site. 
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Helensburgh currently has an abundance of large villas 
and one and two bedroom flats.

Development of the Pier Head site offers an opportunity to introduce a range of high end apartments into the town 
centre. 
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Residential

8.37 The Helensburgh Housing Report commissioned by Helensburgh 
Partnership in 2007 suggested that the town’s housing market was not 
out of step with the broader Scottish market but that there were some 
interesting differences. There is for example, an abundance of large 
villas and smaller one bedroom flats in the town. This fact was confirmed 
throughout the engagement process where several participants readily 
identified with this theme. 

8.38 Many visitors to the three day event had brought up their families in these 
outstanding properties but now found it difficult to find a suitable quality 
and size of accommodation, that would allow them to move on within the 
town. 

8.39 The Housing study reflects this finding and points to an over-supply at the 
high end of market and also of one bedroom flats in the town centre. There 
is far less mid range housing within the town, for example terraces make 
up only 13.15% of the Town’s housing supply as opposed to a Scottish 
average of 20.25%. In addition many of the mid range properties that do 
exist are in parts of the town that would be less attractive to those looking 
to down-size. 

8.40 The report goes on to suggest that while the Pier Head site is not appopriate 
for terraces and semi-detached properties it would be attractive for high 
end apartments. Such a housing type would also be attractive to many of 
those looking to down-size and stay in the town, particularly if the absence 
of private garden ground was mediated by an outstanding quality of public 
realm and open views of the sea. 

8.41 As part of this masterplan study Ryden also carried out a baseline 

analysis of the Helensburgh Housing market and confirmed many of the 
earlier findings. Ryden confirmed that there is a lack of mid range housing 
and suggested that town centre apartments would be of interest to those 
looking to down-size. 

8.42 Ryden also stressed that house prices in Helensburgh are well above the 
Scottish average and that there has been little residential development in 
the town in recent years. 

8.43 It was within this context that we developed a masterplan focussed on 
flatted development. There may be some scope for social and affordable 
housing in this mix but it is expected that the predominant upper floor use 
be exclusive and high end apartments that maximise the stunning views 
of the surrounding seascape and landscape to the south, east and west 
and the views back into the town and down onto West Clyde Street to the 
north.  

8.44 The preferred option shows some 138 apartments ranging in size between 
80 and 100 sqm. These apartments are double aspect and the blocks 
remain open at the southern end to maximise views out to the sea. The 
wind direction on the Pier Head site may limit the open aspect to some 
extent but it is anticipated that through a combination of planting and 
detailed design this aspect can be accommodated.   

8.45 We have made use of the fact that the site level will require to be raised 
to accommodate extensive undercroft private car parking. Parking levels 
are unlikely to rise above 100% however the central location of the town 
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The Pier Head site could accommodate a new leisure facility.

A bustling cafe culture could be an attractive recreational addition to 
the town centre. 

St. David’s Hotel, Cardiff Bay.
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and its proximity to the train station would allow this figure to work for most 
people. Limited parking levels also promote a level of public transport 
use, walking and cycling that is more in keeping with broader Scottish 
Government policy. 

Recreation

8.46 Both the stakeholder and broader community engagement processes 
highlighted an underlying desire to see recreational use forming a major 
part of any redevelopment. The engagement process did however highlight 
a general view that the swimming pool and / or other recreational facilities 
would be of more practical use (particularly to the younger population) 
than straightforward open space provision.

8.47 The design team had already considered that while we wanted to attract 
people to the site, and encourage them to move around freely, that overly 
large areas of open space may not be suitable. In particular, there was a 
concern over the suitability of formal public space on this very exposed 
edge. 

8.48 The predominant view emerging from local people was that the current 
swimming pool should be demolished and redeveloped elsewhere on the 
site. There was however a realisation that this move may affect viability 
of the overall project and most attendees accepted that the swimming 
pool could move to another site within the town centre if the broader 
redevelopment of the Pier Head was compromised.  

8.49  Nor was our consideration of recreational use on the site confined to 
public uses. We feel strongly that a café culture and high quality outdoor  
environment are also important with regard to personal leisure time. Jones 
Lang Lasalle in their Helensburgh Tourism and Leisure assessment of 
February 2008 specifically mention the Pier Head site. They suggest 
that there is significant merit in the redevelopment of the Pier Head for 
commercial food and beverage plus a small boutique style modern hotel. 

8.50 The preferred option embraces this café culture and shows a small 
boutique hotel sitting out on the Old Pier and benefitting from outstanding 
views west to Rhu and the hills beyond. 

Place

8.51 So what does all this mean for the place that will be Helensburgh Pier 
Head?

8.52 In summary we propose a thriving mixed use district that naturally extends 
the town out to the water. Colquhoun and Sinclair Street are directly 
extended onto the Pier head site. In addition there will be a central street 
running between the two. All will frame open views out to the water.  

8.53 Fundamental to this approach is the delivery of a mix of uses onto the site. 
A series of destinations that will draw and hold locals and visitors onto the 
site and into the town centre. 
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Figure 8.5 - The Preferred Option for redevelopment of the Pier Head site extends the town out to the sea. 
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Public Realm

8.54 The following are the main areas of public realm within the Pier Head 
masterplan site. Due to the exposed nature of the Pier Head itself, public 
open space where people might congregate is limited to the northern part 
of the site adjacent to West Clyde Street. Other public open space is 
more transient in nature and is focused around the edges of the site as 
generous footpaths.

Public Square adjoining West Clyde street and public realm running 1. 
south along the Central Street.

Public space at the Colquhoun Street / West Clyde Street junction 2. 
reflecting the Esplanade proposals.   

Public footpaths / Sea Walk encircling the Pier Head.3. 

Flexible Public realm / parking areas for key events.4. 

Major public realm and public art opportunities on the pier itself.  5. 

Hard landscaped area adjacent to the hotel, partially for use by the 6. 
public as well as patrons of the hotel.

Landscape

8.55 Areas of soft landscaping on the site will be minimal given the exposed 
nature of the Pier Head, however, they will include:

Planting adjacent to the edge of the undercroft parking areas (used 7. 
for both parking and servicing the commercial units). 

Tree planting along the street edges as well as within the parking 8. 
areas. The trees will be arranged in a linear fashion that will help to 
guide and frame views within the site. The tree cover and any other 
landscape elements offer the opportunity to provide protection against 
the prevailing winds. Trees and planters can be removed to open up 
these areas during larger public events.

Landscaped areas above the underground parking / undercroft areas 9. 
within the centre of the development blocks.
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Figure 8.3 - Access and Circulation Figure 8.5 - Surface Parking and underground parking footprints
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Access and Circulation

8.56 There will be one main access point to the redeveloped Pier Head site. The 
Sinclair Street / West Clyde junction will be upgraded as a new signalised 
junction. The nature of this junction is dependent on the implementation 
of proposals identified as part of the CHORD project. Namely, that West 
Clyde Street be restricted to a one way street at this point. If West Clyde 
Street remains in its current format then it is likely that a roundabout would 
be required to service development of this scale.  

8.57 Two emergency access points are also planned at the existing junction 
at Colquhoun Street / West Clyde Street and where the proposed central 
street meets West Clyde Street. Access will be taken off West Clyde 
Street and through ‘traffic calmed’ public spaces in emergencies but will 
be generally discouraged at most times.

8.58 The proposed block form development on the Pier Head seeks to reflect 
the form and resultant permeability of the Helensburgh grid. Clearly shown 
opposite are extensions to the exiting Sinclair Street and Colquhoun 
Street across West Clyde Street and along the site’s eastern and western 
edges respectively. Proposed is a new central street leading from West 
Clyde Street to the ‘diagonal’ which effectively connects three site edges. 
There is also a proposed street which cuts through the western blocks, 
connecting the extended Colquhoun Street to the central street and also 
providing access to the underground  / undercroft parking and ground 
floor servicing.

8.59 Pedestrian access and circulation has also been considered resulting in a 
street layout that allows easy access into, through and around the entire 
site.

Parking

8.60 There are to be 267 surface car parking spaces spread across the Pier 
Head site with additional parking requirements met by a combination of 
both undercroft and potentially parking facilities.

Undercroft parking

8.61 The situation with undercroft parking is quite different to that of underground. 
Here, only the inside footprint of the block can accommodate the parking, 
not the area underneath the blocks themselves. The result of this is that 
only block 3 can be used for parking while the undercroft area in blocks 1 
and 2 would be taken up by servicing for the ground floor units.

Underground parking

8.62 Should underground car parking be used on the site (cost allowing), the 
whole footprint of the development blocks can be used to accommodate 
car parking spaces and their servicing. One level of underground parking 
woould provide the following:
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Footprint (sq.m) parking spaces
Block 1 3,382 approx. 160
Block 2 3,757 approx. 180
Block 3 2,856 approx. 140
Total 9,995 approx. 480

Internal Footprint (sq.m) parking spaces
Block 1 1,358 N/A
Block 2 1,855 N/A
Block 3 1,142 approx. 75
Total 4,355 approx. 75
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Photographs of the Pier Head site highlight some of the issues that require to be resolved prior to development. 
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DELIVERING THE REDEVELOPMENT OF THE PIER HEAD .09
9.1 Working closely with Helensburgh Partnership and Argyll and Bute 

Council, the design team has generated a significant number of options 
for the redevelopment of the Pier Head site. The preferred option shows a 
coming together of the design and engagement process, in the context of  
considerations re: viability and ultimate deliverability of these ideas. 

9.2 The team was commissioned by The Helensburgh Partnership to prepare 
a “deliverable masterplan” for the Pier Head site. Our client was also 
keen to involve local people directly in this master planning process. The 
design approach has over time accommodated these community views 
and ideas, but it has also been modified and has evolved, in the light of 
commercial considerations. The latter have been particularly difficult to 
predict given the current condition of the property market. 

9.3 What has emerged from this iterative process, is a stronger and much 
more resilient concept for the redevelopment of the site. It is a concept that 
addresses the need to extend the town centre south and a development 
that still feels part of the Town Centre. The layout responds to the sea and 
encourages movement onto and through the site.   

9.4 During the design process there have been a number of notable areas 
that have consistently been the focus of discussion among the team. In 
taking the Pier Head masterplan forward toward delivery, these issues will 
require to be resolved, this chapter highlights these areas and consider 
the implications that their resolution may have upon the final shape and 
form of the masterplan.    

 

The Costs of redeveloping the Pier Head

9.5 Helensburgh Pier Head extends some 180 metres into the Firth of Clyde. 
It sits on made ground, most of it formed during the early 1900’s.

Abnormal Costs - the Pier Head Site

9.6 As with any coastal development there are numerous challenges that 
need to be faced with regards to existing or new structures within the 
water. With this particular case and due to the early stages of the process 
the information that is currently available is high level. All costs, therefore 
should be considered as high level estimates only. 

9.7 Helensburgh Pier Head has a number of abnormal conditions that require 
to be rectified prior to development. These include the site up-fill and flood 
defences which have been estimated by URS costing approximately £2m.  
In addition, there is the matter of site acquisiton which is estimated to be 
in the region of £840,00 for the Mariner’s public house,  as per the sales 
literature for the property. 

9.8 The demolition of the buildings and site clearance has been estimated 
to cost in the region of £100,000, an approximation reached through 
discussions with our client. 

9.9 Perhaps, the most difficult area to assess in terms of costs is the restoration 
of the pier itself. It is understood that this is a specialist area and as such 
there are no figures in place at the time of writing. 

9.10  Other abnormals include services infrastructure, introduction of new road 
junctions at an approximate cost of £80,000 (Colin Buchanan), surface 
and under-croft car parking that could extend to over £1.5m. And finally, 
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an estimated cost for public realm works that could extend well beyond a 
very conservative prediction of  £500,000. 

Off-Site Abnormals

9.11 Consideration should also be given to potential off-site abnormals that 
may arise. These include the estimated cost of site acquisition for an off-
site car park.  The estimated cost for the replacement car park is around 
£500,000 (Appendix Three). Needless to say, any development that goes 
into the sea is impossible to cost at this stage.

Ground Floor Uses 

9.12 The preferred option shows a significant level of retail and flexible ground 
floor accommodation – 5548sqm. In the high level appraisals that we have 
carried out to support the selection of a preferred option, these ground 
floor uses played an important role in determining the viability of one 
option against the other. Turley Associates were asked to use the figures 
included within the Colliers study as the basis for calculating demand. 

9.13 In total, the preferred option shows some 7,148sqm of ground floor space. 
Some 1,600sqm of this space is given over specifically to food retail, and 
the remaining 5,548sqm is described as flexible ground floor space. A 
proportion of the latter will go for non food retail and some will be used for 
leisure, office and community use. 

9.14 This last category is expected to accommodate a mix of uses including 
commercial Class 3 uses, office and business accommodation and 
potentially some community uses. It may however be used as expansion 
space for retail if the market were to support this level of demand. The 
figures identified in the preferred option go some way to meeting the 

potential outlined in the Colliers report. However as part of the masterplan 
process Ryden’s questioned the degree of retail capacity that was 
identified in this previous study, the flexible ground floor space identified in 
the masterplan affords a capacity for more or less retail as market demand 
fluctuates.     

9.15 Ultimately the developer will determine the final form and extent of ground 
floor use. What is important that the masterplan agrees the parameters for 
the balance of these uses, builds in flexibility from a land use perspective, 
and sets out how the ground floor properties engage with the public 
realm.  

 The Swimming Pool

9.16 Throughout our engagement process the desire to see a new swimming 
pool on the Pier Head site remained a consistent message from local 
people. Interestingly, most people visiting the three day event accepted 
that an alternative solution may have to be found if the costs of the pool 
compromised the overall project. 

9.17 All the master plan options that were put before the local community 
showed the existing pool site redeveloped. There is little doubt that the 
pool is coming to the end of its useful life and that the current site close 
to West Clyde Street is attractive for other, potentially more commercially 
valuable, uses. The question is whether moving the pool within the site 
creates enough of a draw / destination than the opportunity cost lost 
through it being located on development land is matched. 

9.18 The masterplan has been progressed to achieve an extension of the town 
centre, we have strived to create a balance between retail, residential and 
recreational development. 
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9.19 Only Scenario 2 showed the pool developed off-site, instead showing a 
complete redevelopment of all land. Caveated on some uncertainty over 
costs, this approach would likely result in a positive result at appraisal. 
However there is no guarantee that this approach would be acceptable to 
the local community or for that matter Argyll and Bute Council as planning 
authority. Achieving a balance between retail, residential and recreational 
use has remained a central aim of The Helensburgh Partnership

9.20 Furthermore, the removal of the pool from the development site could 
result in greater demand for other on-site recreational facilities e.g. open 
space. There is no guarantee that with the Pool gone, the land it occupies 
could automatically be developed for commercial return. In addition the 
relocation of the pool will require to be funded at an anticipated cost of 
c.£6m. It is questionable whether this could be met from the development 
value generally and it is certainly questionable whether or not paying for 
the pool to move off site makes much sense, unless the potential pool 
location could be intensively developed. 

9.21 In some ways the inclusion of the pool while unquestionably incurring 
a greater cost upon redevelopment, does go some way to delivering a 
destination at the Pier Head site. It will attract and be used by local people 
and while it may not be of a scale to attract visitors from far and wide, as 
part of a broader redeveloped Pier Head, it will be a significant addition to 
the town’s offer. 

 Public sector Funding

9.22 The inclusion of the pool in the broader redevelopment may point to a 
delivery model where the public sector plays a greater role. The original 
development brief expected the masterplan to not only be deliverable, but 
be deliverable without public funding. 

9.23 We are not aware of any project on this scale and of this importance to an 
existing town that has not benefitted from a significant proportion of public 
funding. It is not unreasonable to suggest that a significant proportion of the 
costs of the pool relocation are met by the public purse. Nor is it impractical 
to consider that a proportion of the significant and indeterminable costs of 
sea protection, repair to the pier and other infrastructure are also met by 
public funding. 

9.24 Argyll and Bute Council is an authority whos funds are committed across 
a physically extensive area and there are already pressing regeneration 
properties included within their capital programme. Helensburgh has 
already benefitted from a very significant contribution of capital funds from 
the Council. In addition Helensburgh does not have the type of socio- 
economic profile that naturally attracts central government regeneration 
funding.  

9.25 In this context the pool does represent a level of public funding that could 
be brought to bear. As well as local authority funding a case could perhaps 
be made for additional SportsScotland funding. 

9.26 The inclusion of the pool in the redevelopment package may significantly 
facilitate redevelopment of the site overall.  Block 2 on all options (Sinclair 
Street / West Clyde Street) could be developed with relative ease in 
normal market conditions. Block 1 (the existing pool site) will most likely 
be the next desirable phase with development then moving deeper into 
the site (toward the sea).

9.27 The site indicated for the pool and associated car parking would likely 
involve a contribution to sea defence along the eastern / south eastern 
edge of the Pier Head, a significant proportion of the overall site fill required 
and a significant contribution to the construction of the diagonal road and 
associated services. 
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9.28 Agreement on the pool will mean guaranteed and significant public sector 
investment in the Pier Head site at a time when the market is struggling to 
deliver. Deliverability and the need for progress were emphasised as key 
objectives for the masterplan by all members of Helensburgh Partnership 
Board. It is unlikely that we will see significant progress on this site within 
the next 3 - 5 years without some public investment.   

9.29 Agreement on the pool will provide certainty for the potential developers 
of Block 2 but more importantly it will put in place a third and significant 
phase of development prior to building out of Block 3 and the Hotel. As 
a result it may significantly raise visitor numbers, demand and potentially 
value, at this key stage in the project.

 Car Parking

9.30 The preferred option shows some 342 parking spaces on the site, 267 of 
these are surface spaces with the remainder accommodated under-croft. 
This represents a slight shortfall in the numbers required. Furthermore, it 
is essential that a proportion of the undercroft spaces are dedicated for 
residential use. This shortfall is a deliberate approach. The more parking 
the less public open space. 

9.31 The engagement exercise identified parking as a major issue on site. 
There was a general concern over the loss of significant amounts of public 
parking on the site. The masterplan has however had to adopt quite a 
hard line in this regard. 

9.32 The Pier Head is currently a car park which at the moment is perhaps 
its only valuable contribution to the town apart from accommodating Mr 

Codona’s amusement park. 

9.33 It is neither practical nor commercially viable to attempt to accommodate 
the number of visitors spaces on the site. Indeed redevelopment for 
1600sqm of retail, 5548sqm of flexible ground floor, 138 residential units 
and the hotel and swimming pool shown in the preferred option will bring 
with it a requirement for between 350 - 500 spaces. To ensure a deliverable 
solution on the Pier Head site it is vital that the parking requirements of 
these uses take precedence locally. 

9.34 It is also a requirement that any parking solution, on or off-site should meet 
Argyll and Bute Council’s minimum standards. The higher end parking 
requirements mentioned are in line with Scottish Planning Policy 7. 

9.35 There is therefore, a necessity to consider parking solutions more broadly 
across the town that can accommodate displacement from the Pier head 
site. There is currently a parking study underway by JMP to establish the 
level of parknig provision required within the town centre. In advance of 
this information our team has considered the cost implications of providing 
350 P&R spaces at Craigendorran, with a suggested figure of £469,000 (+ 
/ - 10%). This figure is based on the actual cost to create a space per car 
and does not include the cost associated with servicing, lighting, ticketing 
and other infrastructure costs. Nor does it include a cost for the purchase 
of the land. As a result and for the purposes of the overall costings we 
have retained the suggested figure of £1.2m. 
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The Hotel

9.36 Jones Lang Lasalle in their Helensburgh Tourism and Leisure Assessment 
of February 2008 specifically mention the Pier Head site and suggest that 
there is the potential for a small boutique style modern hotel. The preferred 
option shows the hotel extending to 2,375sqm over two and a half storeys 
sitting upon the Pier itself as the key arrival point into the town from the 
sea. The hotel would accommodate some 30 rooms.  

The Amusement Park

9.37 One of the longest serving uses on site is the amusement park run by the 
Codona family. The park has been in operation on the Pier Head site for 
the last 20 years since Mr Codona (snr) established the business in 1987. 
His son Douglas Codona now runs the park and is keen to play his part in 
the regeneration of the Pier Head. 

9.38 The preferred option shows several areas of public realm that could 
accommodate some of the rides featured in the amusement park. It is 
fair to say that the amusement park (as it currently stands) may not be an 
ideal use directly outside people’s homes and next to cafes and shops. 
However this very much depends on the form of machinery and indeed, the 
standard of maintenance and care applied. If Mr Codona was to continue 
to invest in his operation such that it could meet the requirements of its 
new setting, there may be merit in an element that would further enliven 
the street scene. 

9.39 Taking all of this into account, it may be better for the amusement park to be 
considered as a central element of the broader esplanade improvements 
and located close to, but not on, the Pier Head. One potential site is 
indicated in fig x. Ultimately it will be the decision of the developer of 
the site as to whether the current park can be accommodated in the 
redevelopment. 
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Delivery in the current market

9.40 2008 – 9 has thus far been an incredibly volatile time for the development 
industry. While the position is continually changing over recent months a 
number of factors are evident. 

 Lenders will not lend • 

 Borrowers cannot borrow • 

 Builders cannot build • 

 Buyers cannot buy • 

9.41 Its not over yet and the pressures on redevelopment will get more intense 
in coming months. However the market has not collapsed. Like any 
organism under attack it is identifying new and innovative ways of working 
and effectively surviving. This is an important consideration with regard to 
deliverability. Bluntly, even high level appraisals at this particular time are 
very open to challenge as values are very difficult to predict. 

9.42 For this reason Helensburgh Partnership have asked the team to reflect 
2007 figures and values in our high level appraisal alongside the present 
day analysis that Ryden’s have provided to the project. Redevelopment 

of the Pier Head site is unlikely to commence until 2010 at the earliest, 
indeed it is likely that the significant weight of development will not be 
underway until 2012 – 2013. It is entirely possible that by this time values 
will have recovered significantly. 

9.43 In addition, it is impossible to predict accurately at this moment in time 
the likely impact of the project and its momentum, against values that 
reflect 2007 market condition in an existing town centre. If redevelopment 
can genuinely add a new destination to Helensburgh’s already significant 
visitor offer it is possible that values will rise significantly. 

9.44 The preferred option shows some 1,600sqm of retail floorspace, 5,548sqm 
of flexible ground floor space, a new pool and a new hotel. All will add 
significantly to the town and will inevitably have an impact on broader 
commercial values. 

9.45 Part of the offer is a 1600 sqm food retail outlet, intended for a high quality 
retailer. It is difficult at this stage to predict whether obvious community 
enthusiasm for this element will be reflected in use and ultimately, in 
sales. It is certainly impossible to predict whether such an anchor would 
attract people to shop in the town and spend in other shops, both new and 
existing. All of these intangibles will determine value.  

9.46 From our evidence to date a number of development projects have been 
most affected by the market condition:

Private sector-led residential developments, particularly where • 
financially weak developers in place who have over stretched 
themselves. 

National housebuilders mothballing sites or putting on hold for an • 
uncertain period. 
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Over development with volume apartment schemes. • 

Residential-led regeneration schemes located in less prosperous • 
locations and where schemes are more marginal. This could result 
in development opportunities being delayed or permanently lost 
reinforcing a cycle of decline in the areas hardest hit.     

Projects where early sales in private housing are required to cross • 
subsidise affordable housing and community infrastructure. 

9.47 Interestingly Helensburgh Pierhead does not sit comfortably with any of 
these descriptions. Conversely, the following projects have been least 
affected by the market change. 

Financially strong developers who take long term views of • 
development and where Councils take an equity stake. 

Schemes where contracts are in place and most on site work • 
complete prior to the credit crunch will continue. 

Schemes led by organisations such as RSL’s and regeneration • 
partnerships that secured long term finance deals at fixed price pre-
credit crunch rates will be able to run developments over the short-
medium term using this funding.     

Projects which have not suffered as a result of large number of • 
apartments and instead offering mainstream family housing. 

Publicly financed projects such as schools, health facilities, leisure • 
complexes and infrastructure. 

 

9.48 While there is a distance to go before any clarity will emerge on the 
preferred delivery model for the site, it is true that Argyll and Bute Council 

will be a key player in the redevelopment of the site. The Council not only 
have an interest in the land they also own the swimming pool and will be 
required to identify a level of public funding for its future. 

9.49 Helensburgh Partnership will also play a central role in project delivery 
and they have already been successful in securing a significant proportion 
of capital funding for the town. Indeed the level of public investment in the 
waterfront generally, some £6.66 million will undoubtedly raise the profile 
of the town and the possibility that the Pier head site can be redeveloped 
in line with the ambitions of the local community.

Ambition: The Canal

9.50 The Helensburgh Partnership Board has consistently recognised that 
there is a real difficulty in assessing worth in the current depressed 
market.  Bearing in mind that the Pier Head scheme is a medium to long 
term project it was the Board who suggested that we use the figures in the 
Colliers, JLL and Henderson reports even although these were completed 
during 2007 and 2008.  

9.51 The Board expressed the view that the Pier Head Site is so important 
to Helensburgh that the objective should be to take a long term view on 
implementation of the redevelopment.  While there is a determination 
to see the site redeveloped, there is an acceptance that delivery must 
reflect a wider market recovery. Fundamentally, the Board does not wish 
to devise an implementation strategy for a depressed market that will not 
do justice to the site in the longer term. 

9.52 This stance, alongside earlier considerations on the level of public 
funding perhaps encourage a greater emphasis upon local regeneration, 
and highlight the potential linkage with the broader regeneration of the 
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River Clyde. The importance of Helensburgh as a destination along 
a regenerated River corridor would call for an even more ambitious 
masterplan solution. 

9.53 The reality is that normal mixed use commercial projects are stalling 
across the country – even if pure retail is progressing. Considering 
(and marketing) Helensburgh Pier Head as a significant (and nationally 
important) regeneration project may attract public funds for more than the 
swimming pool and importantly may attract funds from out with Argyll and 
Bute. 

9.54 There is already significant public funding proposed for the Esplanade and 
Town Centre improvements (in the region of £6m) and there may never 
have been a better opportunity to consider the broader regeneration of the 
waterfront.  

9.55 If the Partnership Board were to choose this route it would open up the 
possibility of attracting additional funds for some of the bid ideas that 
emerged form the engagement process, for example a Maritime Centre. 

9.56 It is the consultants view that only this approach could begin to justify the 
most radical of the master plan options placed before the local community. 
Namely, the option showing the canal basin, sea gate and harbour. 

9.57 The canal idea received the most positive reaction from the Board, the 
project team and the local community and other stakeholders. It was 
however by far the most ambitious scenario. 

9.58 The costs of introducing the canal into the site are compounded by the 
fact that the canal itself will not work without a significant sea defence and 
area of controlled water between it and the sea. In short a harbour. As a 

result the significant costs of delivering this option are made much higher 
by what would be major infrastructure works. These works would have 
to be carried out some distance from the shore and would require the 
construction of a new sea wall, sea gates and potentially other defences. 
There is simply not the information available at this moment in time to offer 
any certainty on the costs of these elements and very detailed investigation 
would be required to detail these costs. Given this uncertainty on costs 
and despite considerable support it is difficult to identify this option as the 
preferred approach. 

Summary

9.59 Using the floor space proposed in the preferred option as the basis for a 
high level development appraisal and taking the 2007 Colliers and Jones 
Lang La Salle reports as the basis for calculations, it seems likely that 
redevelopment on this scale could at worst achieve a break even figure 
and at best result in a small return in terms of land value.   

9.60 The figures referred to are very high level. The statement in 9.59 
presumes that there would be significant take up of the retail floorspace 
and that a significant proportion of the flexible ground floor space woudl 
go for non food retail. If take up of this space was more popular amongst 
office or community uses it could significantly change the calculations. In 
addition, uncertainties exist in the detail of development costs for the site 
and the 2007 figures themselves date from a time when the market was 
at its height. The Ryden analysis was less certain on the levels of retail 
demand. 

9.61 The Helensburgh Partnership Board has consistently recognised that 
there is a real difficulty in assessing worth in the current depressed 
market.  Bearing in mind that the Pier Head scheme is a medium to long 
term project, the Board suggested that the figures in the Colliers, JLL and 
Henderson reports be used. 
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Supplementary Planning Guidance

10.1 Ownership on Helensburgh Pier Head is divided among a number of 
interests, both public and private. Ambitious ideas for the regeneration 
of the town are underway but it is likely that many elements of the 
regeneration programme will be private sector led. In this instance, 
residential and retail / commercial development will create opportunities 
to cross-subsidise essential infrastructure, community facilities and public 
realm improvements.

10.2 The Pier Head Masterplan has been developed with the understanding 
that the private sector will deliver development on the site. While there will 
be public involvement in the project,  the development industry will heavily 
influence the scale, form and pace of development.

10.3 Helensburgh Partnership and Argyll and Bute Council therefore seek 
a Masterplan capable of being adopted as supplementary planning 
guidance by Argyll and Bute Council as planning authority. In doing so 
they have charged the masterplan team with considering the deliverability 
of the proposals as a central aspect of the approach. 

 10.4 Through on-going discussions with the Council and our client, the design 
process has sought to balance deliverability with  strong community and 
stakeholder views. This report documents that process and the evolution of 
the ideas. It is  open and transparent, and reflect the significant importance 
we have placed on listening to local people throughout the process. 

Design Principles

10.5 The Preferred option is shaped by a number of fundamental design 
principles, namely;

The extension of Sinclair Street and Colquhoun Street onto the • 
site; 

The creation of a central north south street  equidistant between • 
Sinclair Street and Colquhoun Street

Using these streets as a guide, the development of a number of • 
arms of development running from West Clyde Street south toward 
the Clyde.

Each arm rising in scale as it nears its southern end, terminating in • 
a significant  frontage looking out toward the water;   

The creation of a further ‘Diagonal’ street running between the • 
Church Square and the ‘Pier Hotel’. 

Creation of a public footpath (integrated with surrounding public • 
realm) around the outside edge of the development.  

The avoidance of heavily engineered roads in the development • 
instead favouring creation of  shared surfaces throughout. 

Development of a series of small public spaces at key points within • 
the street network;   
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Residential

Food retail

Ground floor flexible

Swimming pool

Boutique hotel

Servicing area

Undercroft car parking

Figure 10.1 - Ground floor land use

Figure 10.2 - Upper floor land use

Figure 10.a (above) & 10.b (below) - Land use
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Land Uses

Larger retail ground floor uses to be concentrated on Sinclair Street • 
and West Clyde Street frontage; 

Supermarket (1600sqm) to be located at corner of West Clyde Street • 
and Sinclair Street;

Smaller commercial uses located along Colquhoun Street and • 
internal north South Street

Consideration given to Cafes, Restaurants and Bars located on the • 
ground floor of each arm at its southern point. Public space at these 
points should be capable of accommodating spill out space. 

Flexible ground floor space should consist of Class 3 uses, smaller • 
retail footplates, and / or office / community uses. 

Boutique Hotel to be accommodated on the Pier itself.  • 

Building Height

 Figure 10a&b illustrates the anticipated building heights across the • 
redevelopment site. 

Building Heights along West Clyde Street to be limited to a maximum • 
of four storey along 30% of length of frontage. Remainder of frontage 
Height to take cognisance of variation in heights on north side of the 
street. 

Building Height of four storey at junction of Sinclair Street and West • 
Clyde Street.

Hotel Building limited to 2.5 / 3 storeys on Pier (addition architectural • 
features may rise above this level). 

Building heights of the arms to rise as the buildings move south. • 

Building Massing 

Building mass, or shape, should reflect the traditions of Helensburgh • 
Town Centre where the tenement block predominates. 

With the exception of the swimming pool and retail store, large • 
footplates should be avoided.   

Roof structure is expected to be non traditional, mono pitch or flat • 
roof.   

Orientation of the buildings should be to the street flats on the upper • 
floors should be accessed directly from the street.  

Building Design

Building design is not prescribed but should avoid pastiche of older • 
architectural styles. 

Swimming Pool (GR to amend)• 

Pier Hotel (GR to amend)• 

Residential Block (GR to amend)• 

Retail Use.... • 
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Material and surfacing - ‘Revitalising the Esplanade’ Keppies, April 2008
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Materials

 A palette of materials is outlined below - all samples to be approved

Main walling

polymer, wet dash render or dry dash render - white, off white or • 
cream

natural blond sandstone or high quality reconstituted stone (colour • 
to reflect context).

limited use of facing brick may be appropriate in certain locations• 

Roofing

slate• 

high quality artificial slate• 

plain concrete tiles in certain locations• 

Windows and external doors

timber• 

External timber

stained, painted white, cream or approved colour (includes windows • 
and doors)

Public Realm and Public Art

High quality street materials to be used throughout to reflect material • 
choice currently being finalised for Colquhoun Sq. and Esplanade 
(see extract opposite from ‘reinventing west bay esplanade’, Keppies 
April 2008);
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Lighting 

x.x In order that the Pier Head site is well used both during the day and at night, 
appropriate light should be provided that ensures a safe and pleasant 
environment for its users. Lighting should be used to attract pedestrians 
to the area and encourage social interaction. As well as use along routes 
and within spaces, lighting should be used to illuminate design features, 
public art and buildings as appropriate.

Vehicle Movement and Circulation

x.x to be completed

Car Parking

x.x to be completed

Landscaping

x.x There will be minimal landscaping within the redeveloped Pier Head site, 
limited to the edges of the undercroft area, at the access points, and also 
on the roof of the undercroft areas. 

x.x Planting adjacent to the undercroft access should include:

xx• 

xx• 

xx• 

x.x Planting on the roof of the undercroft area should include:

x• 

x• 

x• 
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 Market Analysis (August 2008)

 This section provides a series of short property market summary to inform 
the masterplanning process being explored for the redevelopment of 
Helensburgh Pier Head. It covers the following key issues; 

Economic context;• 

Retail & leisure context;• 

Office market;• 

Residential market; and• 

Summary.• 

Economic Context

 The current wider economic situation provides a context within which new 
development opportunities can be considered. Forecast UK economic 
growth (GDP) averaged 1.7% for 2008 and forecasts suggest 1.5% for 
20091 .  This forecast is below the long run average and reflects concerns 
about the ongoing impacts of the current credit crisis.

 GDP forecasts for Scotland are slightly more positive than the wider UK 
figures at 1.9% for 2008 and 1.7% for 20092.  Other Scottish forecast are 
more pessimistic, 1.5% for 20083, involving employment declines in three 
key private services sectors – Financial Services, Distribution (which 
includes retailing) and Hotel & Restaurants.

 As a result of the current financial markets, forecasters have revised 
downwards their expectations for economic growth in 2008 and 2009. The 

credit crunch is a severe and rapid tightening in the availability and terms 
of lending.  Banks are re-building their capital bases following substantial 
losses linked to sub-prime housing debt in the USA.   These conditions 
are expected to continue for the remainder of 2008 and into 20094.

 The credit crunch is having a number of specific impacts upon the property 
market:

The residential sector is experiencing a major downturn.  House • 
purchasers are constrained by fewer and more onerous mortgages.  
Developers are affected by this reduced purchaser demand and 
also the financial markets moving against them.  Some sites remain 
active and some developers are still purchasing land, however 
there are also abortive land deals, developers seeking to dispose of 
land and sites being mothballed.  Schemes are also being revised 
to include a wider range of houses to combat over-supply of two-
bedroom flats in some locations.

Reduced development densities conspire with tight debt funding • 
and higher interest costs, increased construction costs, lower prices 
and slower sales to drive down residential land values.  Consultation 
with Ryden Property agents has identified that these sales have 
fallen by between 10 – 30% since their peak in 2007, however this 
will vary significantly between sites, and the market continues to be 
very uncertain.

To date, house price falls have been orderly.  A year-on-year fall • 
of -6.3%5  across the UK is small in comparison, for example, with 
the 115% rise in Glasgow house prices between 2000 and 20066.   
Aside from May 2008, monthly falls have typically been less than 
-1%.   Forecasters anticipate further house price falls in the UK7, as 
tight lending conditions remain in place.  Stabilising influences on 
house prices may include developers cutting back on new supply, 

1 - Forecasts for the UK Economy: A Comparison of Independent
2 - Forecasts, HM Treasury, May 2008.
3 - Fraser of Allander Institute, June 2008.
4 -  Scottish Item Club: Economic Prospects – Summer 2008

5 - In the range 1.5 – 2.0% growth for Scotland in 2008 and 1.6 – 2.0% in 2009 source: Nationwide, June 2008
6 - source: HBOS
7 - although all negative for 2008, these range greatly from -1.9% to -15% depending upon source
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vendors postponing marketing and less stretched affordability in 
Scotland compared with other parts of the UK.

In the commercial sector – comprising retail and leisure, office • 
and industrial property – capital values have dropped significantly.  
Growth of 52% between 2002-07 reversed to -17% 2007-088.  This 
rapid shift has created a market stand-off, with few forced sellers 
and potential purchasers uncertain whether the market has reached 
its floor.  Forecasters anticipate that values will fall by a total of -10% 
during 2008 then a further -1% in 20099.    

There are now also concerns about occupier demand for commercial • 
property, as consumers and businesses face tighter credit conditions.   
This raises the spectre of a “double-dip” in the market as both 
investor sentiment and occupier intentions turn negative. To date in 
the Central Scotland property market there is no strong evidence of 
this as:

demand for retail premises has gradually weakened;   i. 
 and

demand for office premises is reduced, but the market   ii. 
 is still active

 The credit crunch is not the only factor driving these markets.  Each has 
its particular sector dynamics; for example lease breaks and expiries are 
underpinning activity in the office market, while shoppers face rising costs 
of living as well as tighter credit conditions.

Retail & Leisure Market

 The West of Scotland retail market is dominated by Glasgow where Zone 
A rents have reached £255 per sq ft.  The retail hierarchy continues to 
stretch with Glasgow’s dominance being confirmed by Silverburn Shopping 
Centre which opened towards the end of 2007 providing an additional 
93,000 sq m of space.  The anchor tenants within this development are 
Marks and Spencer, Debenhams and Next.  Other development in and 
around Glasgow includes:

The St Enoch Shopping Centre in the City Centre is currently being • 
refurbished to provide in excess of 92,900 sq m of floorspace when 
completed in 2009.

Buchanan Galleries plans to extend its retail space to 120,700 sq m • 
(more than double its existing size) by 2011.

A planning application has been submitted to expand the Glasgow • 
Fort shopping centre at Easterhouse with Marks and Spencer signed 
up dependant on planning permission.

Office Market

 The office market in the West of Scotland comprises three principal 
elements, namely Glasgow city centre / immediate periphery, out of town 
business parks and town centres.

City Centre / Periphery

 Although large scale letting activity has eroded Glasgow’s Grade A and 
Top B city centre office stock, demand has cooled significantly since the 

8 - source: Investment Property Databank (using data for May each year) 
9 - Investment Property Forum Consensus of Independent Forecasters (June 2008)TURLEYASSOCIATES 87
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beginning of 2008 as a result of the current economic situation.  Prime 
headline rents have risen however from £248 to £296 per sq m over the 
last two years reflecting increasing demand and the current lack of stock.

 Market activity has been from both the public and private sectors.  The 
latter in particular is a reflection of the relative continuing strength of the 
financial services economy and the resultant expansion of some of the 
larger companies represented in Glasgow e.g. Ace Insurance, Morgan 
Stanley, JP Morgan and Barclays Bank.

 On the periphery of the city centre demand has also cooled, although 
certain schemes including Skypark and Citypark, have both enjoyed 
periods of sustained occupational demand with resultant rental growth.

Out of Town

 The out of town business park market around Glasgow has in recent years 
seen more development activity to the east rather than the west of the city.  
The Kingston Bridge is often identified as the boundary for a company’s 
search for accommodation, driven in many instances by a company’s staff 
geographic profile.

 The speculative office development over the past five years undertaken to 
the east of the city has been principally in Lanarkshire, where one driver 
has been the tax advantages provided by former Enterprise Zone sites.  
Speculative development west of Glasgow has been significantly more 
limited.

 One of the strongest performing office sectors over the last two years has 
been small pavilions (465 sq m and below) for which pre-sales and pre-
lets have been frequent. This is in contrast to the relevant lack of demand 
from larger occupiers.

In summary:

Forecasts for economic growth have been revised downwards due • 
to the credit crunch; and

The credit crunch has resulted in a major downturn in the residential • 
property market and lead to a decrease in capital values across the 
commercial property market.
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