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1. Introduction 

An Outline Business case is being prepared in line with the brief dated 12 February 2020. A key 

part of this is the consideration of different marina layout options with these assessed against 

the project outputs and Must have, Should have, Could have and Won’t have for now 

prioritisations as per PRINCE2. 

This short briefing paper summarises the options being considered and highlights the pros and 

cons of each.   

Regardless of option, the proposed location of the new marina will improve its visibility and 

connectivity with the town. An active waterfront is a key element presently missing in Stranraer 

and the new marina will bring a renewed focus to the shoreline in terms of people, movement 

and regeneration. It will also tie in sympathetically with other development (and planned 

developments) in Stranraer whilst also considering operational requirements.  

Additional detail can be discussed at Wednesday’s meeting.  

2. Market Review 

Since completing the FBC, there have been well documented changes in both the new boat sales 

and second hand (brokerage) boat sales markets. New boat sales are down dramatically (in 

volume terms) whilst, weaknesses in Sterling against the Euro prompted an exodus of brokerage 

stock to Euro prices (mainly Scandinavian) markets. Since, 2017 we are now starting to see some 

vacancy in the market however, the main Clyde-based marinas are still reporting high levels of 

occupancy.  

The current uncertainties cannot be ignored in the preparation of our review but the industry 

has weathered numerous recessions and fluctuations. The final design enables the phased 

delivery of the marina and in-time expansion opportunities beyond the current, projected 

number of berths on completion (c.160). Coupled with the existing marina capacity (70), this will 

give Stranraer Marina a capacity for around 230 berths. From our experience this is practical 

balance between market demand and operational efficiency which will see the delivery of a 

sustainable marina.  

3. Marina Layout Options Review  

3.1 Background 

Stranraer marina has been the subject of development proposals for a number of years however the 

Borderlands Growth Deal has injected new hope that the project can now be delivered.  

The previous options proposed in the 2015 Outline Business Case and the 2017 Full Business Case 

were ultimately focussed on the strong links to the East Pier reflecting the proposal in place from the 

preferred East Pier Developer. 

New proposals require that any new marina links more strongly with the existing marina, the town 

and the water sports community, but does not at this stage require formal links to the East Pier. The 

Stranraer Watersports Association is planning a new centre and consideration should be made of their 

requirements when considering the options for the new marina. 
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When considering the preferred options a brief for the Must Have’s, Should Have’s and Could Have’s 

and Won’t Have (for now) was issued with the contract documents and this has been considered when 

appraising the options for future development. (see appendix 9.1 Brief for Outline Business Case) 

3.2 Options appraisal and Marina Design 

The current marina has approximately 70 berths over two locations within the harbour. One area is 

predominantly set aside for commercial operators and there are 7 dedicated berths for visitors. The 

harbour also berths a number of larger commercial and fishing vessels against the Harbour wall. 

The Council has invested in marine leisure on an ongoing basis. The marina had a partial refit in 2012, 

a new services building was also completed in 2012 with a boatyard, and slipway being completed in 

2015 along with the installation of a new boat lift crane. 

The Council wish to continue to develop the marina operations to attract more visiting leisure craft 

and to encourage the regeneration of the waterfront and the town. 

Marina Development Options 

The development of the outline business case in 2015 considered a large number of options for the 

extension of the current marina and we have reviewed all of the options that were considered at that 

time. The options that were heavily biased towards the residential and commercial development of 

the East Pier have been dismissed as they did not connect as well with the town and required extensive 

offshore breakwaters and dredging rendering the projects extremely expensive to deliver. 

When looking a more viable options the following points were taken into consideration: 

 A potential for a total of circa 240 berths is considered the minimum berthing capacity for a 

marina to be self-sustaining. 

 Connectivity to the town and Agnew Park 

 A layout that would be easily managed and could be logically developed in phases 

 The provision of a fuel jetty 

 Easily navigable channels for leisure and commercial vessels 

 Accessibility to parking and marina facilities. 

 Dredging and wave protection considerations 

 The use and location of dredged material. The minimising of dredging whilst producing a 

viable marina 

 The exact mix of berthing was not key at this stage and will be fully developed through market 

demand assessment and consultation. 

 All options require a limited extension of the existing marina breakwater to correct a defect 

in the original design that causes a larger than desirable waveform in certain wind directions 

and strengths 
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3.21 Option – 20/1 – additional 183 Berths 

The extension of the existing marina was considered as first option as it would appear to have 

immediate advantages: 

 Using a single point of access would be more cost effective  

 It would reduce an element of access walkway 

 It could be easier to manage and control access 

 It would access the current facilities and administration building 

 Does not encroach on the commercial vessel berths 

The disadvantages are: 

 The current marina has been developed for predominantly smaller craft and therefore a direct 

extension would be compromised and less adaptable to varying boat sizes 

 Being near to the entrance the extended marina would be more exposed and would require 

an a considerably extended breakwater, which could not be used for berthing and would raise 

costs considerably 

 It would require an extensive new dredged channel to be developed and maintained 

 It would be remote from the town, would not add the visitor appeal of the Stranraer 

Waterfront 

 Links less well with the town 

 

 

3.22 Option – 20/2 – additional 161 Berths 
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The second option is designed to link strongly to the southern breastworks and a causeway formed 

by reclamation using dredged material. 

The advantages of this proposal are: 

 It is highly visible and therefore adds positively to regeneration and tourism 

 It connects well with the town  

 Is sufficiently embedded in the inner harbour area to be well protected without major 

breakwater works 

 If dredged material is used in reclaimed land this layout attractively integrates with the 

resulting causeway 

 Potentially enhances future values of the East Pier, should future development take place 

 Does not encroach on the commercial activities 

 Can be phased in a number of ways, but all link well to the breastworks from the outset 

 Easy design to respond to a developing market 

 Long length of alongside berthing are very flexible for events 

The disadvantages are: 

 It is less well connected to the marina facilities  

 It is less well connected to Agnew Park 

 Requires extensive dredging in the shallowest areas 

 Less manoeuvring space that some other options 
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3.23 Option – 20/3 – additional 161 Berths 

The third option is designed to link well with the current operations, the breastworks and to be both 

adaptable and efficient in terms of dredging and wave protection. This design is also designed 

around enhancing the commercial operations and providing a practical fuelling point. 

The advantages of this proposal are: 

 Well located in terms of wave protection 

 Less Dredging required in the shallowest areas of the harbour  

 Provides a good option for fuel jetty and small commercial berthing  

 Good manoeuvring space for commercial vessels  

 Compact layout which still incorporates large craft berthing option 

 Easily phased and extended 

 Can provide easily accessible superyacht berthing 

 

The disadvantages are: 

 It does not link well to any causeway that is created by dredging 
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3.24 Option – 20/4 – additional 247 Berths 

 

The fourth option was an exercise to test whether a marina could provide early benefits for the town 

whilst still adding value to the East Pier in the future. By using a regular rectangular marina layout 

the berthing capacity is maximised  

The advantages of this proposal are: 

 Easy to create large capacity marina  

 Would ultimately support development at East Pier 

 Provides potential to bring larger vessels close to the South Breastworks 

The disadvantages are: 

 Disconnected from the main marina operation 

 Larger amount of dredging required 

 Phases less easily 

 Ultimately more exposed 

 Does not create a tourist focus 
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3.25 Preferred Option – for consultation 

Options 20/2 and 20/3 provide well connected marinas that will provide attractive and easy to phase 

and develop solutions. Whilst option 20/2 provides the most appealing solution in terms of visibility, 

connecting as it does with the entire waterfront and causeway, option 20/3 is more efficient, 

requires less dredging, shares a common channel and can support the commercial operation more 

effectively. 

In the future option 20/3 could, with additional dredging easily extend eastward, and connect to the 

East Pier.  

Option 20/3 can with the least dredge provide commercial vessel fuelling, superyacht berths, the 

highest level of protection whilst being highly visible and connecting well to the town current marina 

and future Watersports area. 

 

Option 20/3 is the option we recommend taking to consultation, with an option to also discuss 

option 20/2. 

Option 20/3 will be developed up to confirm the location of toilets and showers, final access point 

(likely to be in the south-west corner of the commercial quay), relationship to the causeway, links to 

the town and railway station and boatyard and support service. 

In refining the design the team will look at the final proposals for berth sizes based on market 

assessment), wave protection and consider management efficiency.     
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4. Technical 

The layout options presented reflect the range of possibilities appropriate for present conditions. 

The engineering and infrastructure required can all be developed from previous work on the earlier 

OBC and FBC. However, from an infrastructure perspective, there are considerations that affect the 

overall cost that could be refined.   

4.1 Land reclamation for car Parking 

The premise to date has been to provide as much parking as possible to serve berth holders, staff, 

customers and visitors to the marina. With its proximity to the town, there is a potential overlap 

with existing provision and a broader view of parking could reduce the cost of new provision.  

The provision with option 20-3, the preferred option, is 171 spaces in the area of reclaimed land 

behind the causeway. The benefit of this area is connection to the East Pier, provision of new open 

space and an area for parking, but the overall cost of this element is significant and could be reduced 

if made smaller. Part of the current exercise is to consider the volume of material that is to be 

dredged to establish whether the full area of reclaimed land is needed, or whether alternative 

strategies can deal with the dredged material. 

4.2 Breakwaters 

All options require the attenuation of wave energy from Loch Ryan. The wave climate generated 

within the marine will differ between options because of the different dredged profiles and eave 

modelling will be required to consider the arrangement of specific measures. Previous modelling led 

to an extension of the existing rock revetment, an additional rock revetment to the north east of the 

existing, a wave wall across the top and a series of floating breakwaters parallel to, but independent 

of, the Ross Pier.  

The current breakwater provision is known to not fully protect the existing marina pontoons and the 

extension to the existing breakwater is primarily to deal with this to provide the acceptable wave 

climate. The layout of new attenuation measures can be refined with less expensive measures 

considered. These might include the introduction of shallows to the north, or more use of floating 

break waters. With such measures there may be compromises to operational life; inspection and 

maintenance requirements; seasonal availability and risk of exceeding preferred maximum wave 

heights which would all need to be explored.  

4.3 Flood levels 

The risk of coastal inundation is having a greater influence of the determination of building ground 

floor levels, or the incorporation in the design of measures to accommodate flooding. New buildings 

for the marina may need to be set higher than existing, even recent buildings. There can be a 

balance of risk and cost about how this is best achieved.  

4.4 On site renewable energy generation 

An extensive Ground Investigation will be required for the project and the opportunity exists to 

extend boreholes to a greater depth to allow the installation of ground source heat recovery 

systems. Initial enquires have been positive from a number of suppliers and this option could be 

explored alongside specification and procurement of the GI.  
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5. Budget Estimates 

The team previously provided budget estimates for the preferred Option 3B-2, and a development 

of this that created maximum benefit for future development of the East Pier. The 3B-2 cost could 

be used as the basis for the high level summaries with adjustments made to the relative scales of 

different components with an allowance for inflation taken from ONS statistics.  

The budget costs will be show current options to be less expensive than the previously considered 

scheme. 
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Source: EGi 

 

Political & Macro Economic Review 

Generally, the population of Dumfries and Galloway has remained constant at around 148,000 

between 1998 – 2018. On 30 June 2018, the population of Dumfries and Galloway was 148,790. This 

is a decrease of 0.3% from 149,200 (2017). This is slightly down on the ONS figures reported in the FBC 

which shows the population to be just under 150,000 (2017). Over the same period, the population of 

Scotland increased by 0.2% 

 

Figure XX: Dumfries and Galloway Population 1998-2018 

 

Source: National Record of Scotland  

 

Other 

While the outlook among British consumers sank following the vote to leave the European Union 

(declining by -0.9%in Q2-3 2016), there has been a stuttering recovery since then, with confidence 

growing by +0.2%between July 2016 and January 2017. Fears over Brexit dampened towards the end 

of 2016 with UK macro-economic data remaining strong throughout this period. However, instability 

and uncertainty returned in 2017 with a generally unstable political climate affecting public confidence 

including the conversation on Scottish Independence once again coming to the fore north of the 

border. The election in December 2019 saw the Conservatives gain a majority and with it a clearer 

mandate for leading the country. However, whilst some markets viewed this as a positive others 

showed concern for the Prime Ministers hard line on Brexit.  

Figure XX: UK Consider Confidence Trends (2017)  
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Source: British Marine (2017) and OECD 

  

The performance of the FTSE100 has tracked much of the political uncertainty outlined above but 

perhaps the biggest challenge facing the economy is the current COVID-19 pandemic. The FTSE has 

fallen from a high of 7,877 (22 May 2018) to 4,993 (23rd March 2020).  The FTSE recently concluded 

the second worst quarter performance in the history of the exchange and commentators are still 

unsure what the future will hold. Further commentary on the COVID-19 pandemic and possible effects 

are considered later in this report. 

 

Figure XX: FTSE 100 5-year Performance 

 

Source: London Stock Exchange (2020) 
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The location of the marina, remote from the main Clyde cruising areas means that despite a waiting 

list it will be difficult to initially charge premium rates. The current headline annual charge of £177.60 

per metre including VAT (up from £103/m in 2016 – increase of 72%) which reflects a charge for only 

the simplest of facilities, is not sustainable in terms of maintaining a viable project when considerable 

investment is required to expand the marina and waterfront. It will, therefore, be necessary to 

increase charges over time. Despite a large increase in headline pricing, the current price puts 

Stranraer at the bottom of the charging league of Clyde Marinas and even below marinas in the north 

of England and West Coast of Scotland which have far less facilities.  

The Council have been very progressive in developing not only a modern marina services building, 

small yard and slipway but also installing a modern boat lift and boat transporter facility - a first in the 

area and a modern solution to the traditional hoist and pier. This investment, well in excess of £1m, 

in marine support and services has meant that the current marina, although small is well served by 

basic facilities and in a good position to move forward. The boatlift has allowed the quayside to remain 

available to commercial fishing boats when not in use, which would not be the case with a travel hoist 

and pier. Further investment in the restoration of the West Pier and investments in Agnew Park 

(including the new Boat House) have made the area around the marina extremely attractive. 

There is a strong case for the current modernised marina to increase its charges to reflect the Council’s 

investment, however there may be reluctance to do this in order to maintain a full marina and 

continue regular support from visiting boaters. 

An expanded marina, will provide enhanced services and support and be able to sustain increasing 

charges. The most significant changes, recent and proposed, are: 

Current Investment: 

• Offices and toilets 

• 30 tonne Lifting Crane, Cradle Mover, Heavy Duty Cradles and Service Pontoon 

• Secure boatyard for approximately 24 boats 

• Leisure and Events Slipway 

New facilities - as the marina expands; 

• Sea wall improvements and safer berthing 

• Fuel Jetty (Petrol and Diesel) 

• Modern heavy-duty pontoons 

• Larger marina operational team – leading to increased service and hours 

• Marina more convenient for the town 

• Improved facilities coming on stream as the marina and waterfront develops 

• Events will make the marina more interesting and enjoyable 

• Larger marina will increase sailing community and should support yacht club activities, social 

and community involvement  

When considering at what level the marina charges can be set the pricing levels of competitive marinas 

should be considered. Whilst in the ideal scenario pricing would be set only by the necessity to gain a 

financial return it is necessary to understand that to draw boats to berth in Stranraer the marina will 

have to offer competitive value for money and will necessarily need to remain cheaper than the main 

Marinas on the Clyde. 
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measures are in places for the management of COVID-19 and increasing outlay the UK Government, 
businesses and individuals have to make to get through it.  
 
On a more positive note, once the country is on the other side of the pandemic there is likely to be a 
‘bounce’ in leisure activities. With the general population being confined for a protracted period and 
during the main boating season some forecasters are anticipating a spike in interest and participation 
in readily available, domestic leisure activities. Those who have access to boats, are able to extend 
time off and can afford to participate are predicted to make up for lost time. This may yield a renewed 
interest in boating and higher utilisation later in 2020 or once people become aware of the outcomes 
of managing the pandemic.  
 
In the future, we may see a dip in marina pricing and market sentiment similar to the profile seen in 
the 2008/9 (onwards) recession countering the bullish predictions of British Marine in 2017 for 
increasing marina pricing.  
 

 
 
Another factor to consider in the layout, services and facilities is the type of user that will be 
visiting Stranraer Marina. According to British Marine statistics around 7.5% (2017) of the UK 
population partake in some form of water sports. This can range from water skiing to yacht 
racing with the numbers participating in each sport affecting the type, size and number of 
facilities required.   
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The development of Stranraer Marina comes at a time when plans are being developed to 
build a facility for Stranraer Watersports. The marina caters to Yacht Cruising and Power / 
Motor boating and whilst these are core elements in participation they make up a relatively 
small number of the population who enjoy water sports activities. Activities such as small boat 
sailing, canoeing and rowing make up a larger segment and it is these areas which are most 
likely to grow over the coming years. That is not to say that participation in sailing and motor 
boating will diminish (British Marine are forecasting a small increase over 5 years) more that, 
the ease of access to some water sports means that these are better positioned to benefit 
from the interests of the next generation. Many people who participate in yacht and 
motorboating also list their interest and participation in many other forms of water sports. 
Stranraer is uniquely positioned at the present time, in that it could lead the development of 
a water sports destination which genuinely caters for the majority of mainstream water 
sports. The success of the water sports facility will be a function of the marina and vice versa, 
with the marina set to benefit in years to come from a local catchment of motivated and 
interested participants who usually retain their interest in boating until very late on in life (if 
given the facilities and ability to participate).  
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