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Executive Summary

This Retail Study is an update of the previous Retail Studies for Helensburgh undertaken in 2007 and 2011.
The Study follows the same format as the two past studies and provides an assessment of Helensburgh
as a retailing centre together with an update on capacity for further retail development in the medium to

longer term. It also provides an overview on current retail market conditions and potential
retailer/occupier requirements.

As a town centre site, in accordance with current and proposed Local Development Plans and approved
Masterplan, the site does not require a retail impact assessment. However,
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In terms of retail capacity this Retail Study has assumed that the shopping patterns relating to comparison
(non-food shopping) in the area have remained consistent to those of 2007 /2011 as there have been no
major changes in comparison shopping within the area. With regards to convenience (food) shopping,
the main change in retail provision is the opening of the (out of centre) Morrisons foodstore (formally
Waitrose) in 2020. This foodstore has significantly improved the convenience shopping facilities from
those assessed in 2007 and 2011. However, while Helensburgh food shopping provision has improved,
so too has the food retailing offer in
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convenience retailing within Helensburgh and retain a significant amount of expenditure, to
justify the provision of additional convenience floorspace of 2,150sgm net floorspace in 2016,
3,426sgm net floorspace in 2021 and 2,107sgm in 2026.

1.2.3 Following the conclusions and recommendations of the 2011 Retail Update, planning
permission for a supermarket at Cardross Road, Helensburgh, was granted by Argyll & Bute
Council in 2012. The store commenced trading in October 2013 and originally traded as a
Waitrose. In March 2020, Waitrose closed the supermarket. However, in December 2020 the
unit was re-opened, trading as a Morrisons supermarket and continues to trade in this format
to date.

1.3 Helensburgh Waterfront

1.3.1 The development of the Helensburgh Waterfront Site is a long-term key project for Argyll and
Bute Council and has involved the relocation and redevelopment of the Leisure Centre and
car park opening in September 2022. Following the construction of the Leisure Centre and
car park, the redevelopment of the former swimming pool is now the main focus for this town
centre site. While it is understood the remaining vacant site is proposed primarily for
commercial development, due to interest by Helensburgh Community Council and the local
community, a two-stage marketing process has been undertaken by Argyll and Bute Council
to ascertain the various commercial and no-commercial interests in the vacant site.

1.4  Planning Policy Framework

1.4.1 In order to provide some context for this updated Retail Study, it is
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1.5.4 This 2023 Retail Study Update provides the following:

l

Retail Capacity Assessments for the base year 2023 and forecasts for a 5- and 10-year
period e.g., 2023 - 2028 and 2023 - 2033 for both comparison and convenience
expenditure.

All values set at consistent 2021 price base.

Project populations for 2023, 2028 and 2033, which have been derived from the well
accepted source, Experian Retail Planner data for the specific catchment/study area.
Retail Expenditure estimates for the base year 2023 and for the design years 2028 and
2033. The expenditure data have been gained from Experian and specifically generated
Helensburgh catchment area. Expenditure growth rates have been gained from the
most up-to-date source Experian Retail Planner Briefing Note 20 (RPBN20) dated
February 2023.

Updated retail floorspace data for Helensburgh town centre from Experian Goad for the
base year 2023.

The most recent retail sales densities, provided by the Experian RPBN20 for the
calculation of the town centre turnover and the assessment of future retail floorspace.

1.5.5 A combination of sources has been used to assess the catchments likely shopping behaviour

and associated expenditure flows. The sources include, but are not limited to, the 2007
Household Survey, an Experian Location Analyst Grocery Report, 2023 specialist retail reports,
together with Colliers market knowledge and experience of retail markets.

12
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1 There is a higher than average representation of convenience and comparison retailers;
1 Astronger than average representation of financial, business and retail type services.
! The Town Centre records below average for the number of vacant units.

The latter is especially interesting given the current economic circumstances and overall state
of the retail sector at a national level.
2.2 Presence of Multiple Retailers

2.2.1 Both the 2007 Retail Study and 2011 Retail Update detailed the range of multiple retailers
present in Helensburgh town centre. This Retail Study updates the list of multiple retailers
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sector, with little movement in the presence of the food retailers that are in the centre;
notwithstanding the relocation of Farmfoods to a larger unit on East Clyde Street.

2.2.4 While there has been an overall loss of multiple retailers within the town centre, there has
been a number of new multiple occupants, which include Home Hardware (trading as
Wrights), Paper Kisses and the Card Factory.

2.3 Market Assessment

2.3.1 The retail landscape has changed considerably during the last decade due to shifting
consumer habits driven by the rise of internet shopping and accelerated more recently by the
global pandemic. Consequently, demand for retailers to acquire space in smaller towns such
as Helensburgh has been weakened considerably, with demand being very much focussed on
the major retail hubs of Glasgow and Edinburgh.
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3. Retail Need - Data Sources and Assumption

3.1 Objective

3.1.1 The main focus of this Retail Study is Helensburgh town centre, with the main objectives being:
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{1 Step3
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Aldi in Alexandria in circa 2015, along with an additional store in 2021. While it is
usually accepted that shoppers tend not to travel any distance for convenience
shopping, the rise in the popularity of the discount retailers (e.g., Aldi, Lidl) has had
a notable impact on shopping patterns. On this basis, given the lack of up-to-date
survey information, the retail flows used in this study are based on an assessment
of foodstores in Helensburgh and surrounding towns, together with grocery
analysis information, professional retail knowledge, experience and judgement
relating to food retailing.

Expenditure Inflow — The 2011 Retail Survey assumed that by 2016 Helensburgh will
increase its inflow expenditures for convenience and comparison goods to 10%
and 20% of survey area expenditure respectively. This was based on the
improvement works to the town centre and the CHORD (Campletown,
Helensburgh, Oban, Rothesay and Dunoon) regeneration projects e.g., Colquhoun
Square, Helensburgh. Given the development of the new Leisure Centre at the
Waterfront site, it is considered this facility will also attract a high proportion of
tourists / visitors into Helensburgh. On this basis, this Retail Study retains the
expenditure inflows into Helensburgh town centre identified in the previous 2011
Retail Study of 10% and 20% of survey area expenditure for convenience and
comparison goods respectively.

Existing Retail Floorspace Data - retail floorspace data for both convenience and
comparison goods has been obtained predominantly from an Experian GOAD
Category Report for Helensburgh together with on-site survey work. However,
reference has also been taken from the past 2007 and 2011 Helensburgh Retail
Studies, together with retail assessments produced to support past planning
applications for retail developments in Helensburgh.

Base Year - this Retail Study adopts the current year of 2023 as the base year.

Design Years - this Retail Study forecasts the retail need in two five-year intervals
from the base year, thus the Design Years are 2028 and 2033.

Future Growth in Consumer Retail Expenditure Per Head - as stated above the
Experian RPBN20 provides the latest UK expenditure forecasts. Following the
advice of Experian, this Retail Study adopts the comparison and convenience
growth in retail spend per head identified in Table 7 of RPBN20 excluding Special
Forms of Trading (SFT).

Special Forms of Trading - following on from the above point, it is normal practice in
the preparation of retail need studies to make deductions from the consumer retail
expenditure per
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4. Retall Audit & Market Assessment

4.1 Objectives
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expenditure
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4.3.11

4.3.12

4.3.13

introduces the inflow of expenditure, which as detailed in the above Section, is
assumed to be 20% for the base year of 2023 and the two design years 2028 and 2033.
Table 4 advises that (for both Scenario 1 and Scenario 2 the total comparison turnover
for Helensburgh town centre in 2023 is £32.96million.

Of particular interest is that Table 4 estimates that approximately £77million of the
catchment’'s comparison expenditure is spent outside the Helensburgh area. This in-
itself shows that there is a need to improve the range of comparison offer within
Helensburgh town centre.

Step 3: Determine Whether the Existing Retail Economy is Trading at Equilibrium

At this stage of the assessment an important consideration is whether the existing
comparison goods retail economy of Helensburgh town centre is (broadly) trading at
equilibrium. If the amount of consumer retail expenditure flowing into the town centre
is high in relation to the available retail floorspace, the town centre is over-trading and
could accommodate additional retail floorspace. Conversely, if the expenditure flows
are low relative to available retail floorspace, then it is considered the town centre is
under-trading and would not be able to support additional retail provision.

If over trading is occurring in a centre, then it is commonly assumed that the turnover
in-excess of the equilibrium position is potentially available to support new shopping
provision (floorspace). If this occurs, then this element of expenditure should be added
to the estimated headroom expenditure identified from the future growth of the retail
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4.3.27

4.3.28

4.3.29

4.3.30

4.4

44.1

The last step of the retail capacity assessment is to convert the residual headroom
expenditures into retail floorspace requirements. As stated above, the average sales
densities used by this study for the two design years have been derived from RPBN20.

Under current conditions in 2023 base year, it is estimated that there is a current
surplus of comparison expenditure in Helensburgh town centre, with Table 5
estimating this to be approximately £4.63 million for both Scenario’s.

Under Scenario 1, where the market share remains constant into the design years, by
2028, as stated above, it is anticipated there will be a residual of £4.40million of
comparison expenditure. Applying the average sales densities for the design years,
Table 8 advises provides the justification for the provision of 917sgm net / 1,410sgm
gross of additional comparison retail floorspace in 2028. However, the situation
changes in 2033 (Table 11) where there is a deficit of comparison expenditure of
£0.26million, resulting in a small oversupply of comparison retail floorspace of 44sqm
net / 68sgm.

Under Scenario 2 the situation is different. As stated above, Scenario 2 assumes the
upward adjustment of market share through the clawback of comparison retail
expenditure. As a result, in 2028 Table 9 advises that there is potential for the town
centre to support 3,290sgm net / 5,061sqm gross of additional comparison retail
floorspace. Following on from this Table 12 confirms that in 2033 there is justification
for the provision of 2,037sgm net / 3,133sgm gross of additional comparison retail
floorspace in Helensburgh town centre.

Comparison Goods Needs Assessment - Summary

After the above assessment it can be concluded that there are sound reasons to plan
for a realistic upwards shift of Helensburgh market share over the medium term,
through the claw back of comparison expenditure. Scenario 2 is based on an uplift of
retained expenditure from approximately 25% to roughly 35% of available comparison
goods expenditure (a retention increase of 10%) for the whole of the catchment area,
which is considered realistic given the current budgetary constraints and resultant
change in shopping patterns stemming from the pandemic e.g., increased online
spending for comparison goods. The primary justification for the uplift is that if the
existing level of the town's retailer representation remains, the centre’'s market share
will continue decline as the turnover level will be maintained, despite an increase in the
level of comparison expenditure / retail spend. From the qualitative comparisons with
other surrounding centres, and the results of this retail capacity assessment, it is clear
that Helensburgh's current market share is modest. As illustrated by the above retail
assessment, the catchment area’s overall comparison retail expenditure is forecasted
to continue to grow in real terms over the next decade. If the identified expenditure
increase is not taken advantage of, in terms of the provision of new retail floorspace,
and the town centre is left to “stand still”, there is a real potential for Helensburgh town
centre to experience decline.
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45 Convenience Goods Needs Assessment

45.1 The retail need assessment for convenience goods floorspace follows the same
approach as that for comparison goods (see above Section) and uses the same two
Scenarios:

 Scenario 1 (the benchmark) and is based on the principle that the
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Step 6: Determine Level of Residual Headroom Expenditure at the Design Years

45.13 As stated in the previous paragraphs, the residual headroom expenditure takes
account of any retail commitments within the town centre (of which there are none)
and the identified over trading. The final adjusted residual expenditure totals
represent the quantitative need for additional retail floorspace in Helensburgh at the
forecast years. The adjusted residual headroom expenditures are then converted into
retail floorspace requirements by using the average sales density provided by the
Experian RPBN20 for convenience floorspace.

4.5.14 For Scenario 1, Tables 8 and 11 sets out the estimated the convenience goods residual
headroom expenditure for Helensburgh town centre at the forecast years of 2028 and
2033. Table 8 anticipates there will be a deficit headroom expenditure of £3million
within Helensburgh town centre in 2028 and Table 11 estimates a deficit of
£4.66million in 2033.

4.5.15 For Scenario 2, through the adjusted market share and expenditure clawback,
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5.2 Conclusion — Comparison Floorspace Need Assessment

5.2.1 For comparison floorspace under Scenario 1, with the current market share continuing
e.g., the significant leakage of expenditure out from the catchment area, the capacity
analysis identifies a small under supply of retail floorspace within the town centre
currently in 2023. However, if the current market share is maintained due to retail
growth the current over trading will be lost and result in an oversupply of retail
floorspace in 2028 and 2033.

5.2.2 The situation is very different under the terms of Scenario 2, where Helensburgh town
centre improves its market share from 25% to 35% and claws back a proportion of the
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5.4  Conclusion - Impact on Vitality & Viability
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APPENDIX 1

Helensburgh Catchment Area
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Helensburgh Studv Area
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APPENDIX 2
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Table 1 - Population Change by Zone

Table 1 - Catchment Population Change by Zone

Population Change %

2011 2023 2028 2033
Population Population Projected Projected

@ Projection  Population Population  20911-2023 2023 - 2033
@ @ @
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Table 4 — All Comparison Goods Expenditure Pattern and Centre Turnover Estimates in 2023 (Base Year)
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Table 5 - Estimated All Comparison Good Expenditure Patterns and Centre Turnover in 2023 (Base Year)

Table 5 -
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Table 8 -

HELENSBURGH TOWN CENTRE RETAIL STUDY UPDATE 2024

48






HELENSBURGH TOWN CENTRE RETAIL STUDY

50



Table 11- Comparison Goods Floorspace Need in Helensburgh in 2033

Table 11 - Comparison Goods Floorspace Need
Helensburgh Town Centre
2033

Headroom
Expenditure at
2033
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Retail Floorspace Need Assessment

Helensburgh Retail Study Update 2023

Scenario 2: Market Shares Adjusted Upwards

Household Sursiey EaiEisand ConstitueR: s, &G es

Sk
W FB,

A
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Table 2—- Catchment Area Total Available Expenditure on Comparison Goods by Zone

Table 2 — Catchment Area Total Available Expenditure on Comparison Goods by Zone

(Excluding Expenditure by Special Forms of Trading)

Total Expenditure per Zone (Em) @ Total Increase
2023 - 2033
£m
2028
1 21.30 21.98 23.34
2 8.22 8.24 8.80
3 10.58 11.31 13.13
4 10.64 10.86 11.59
5 12.76 13.35 14.29
6 21.85 22.48 23.79
7 19.33 20.00 21.28
|
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Table 5 - Estimated All Comparison Good Expenditure Patterns and Centre Turnover 2023 (Base Year)

Table 5 — Estimated All Comparison Good Expenditure Patterns and Centre Turnover
2023 (Base Year)
(Em)

Total Estimated Inflow  Total Comparison Comparison Average Sales Benchmark Benchmark Extent of Any

Expenditure Expenditure Goods Goods Floorspace Density (E/m? net) Average Sales Comparison Over/Under

Retail Supply: Where the Drawn from Turnover (m?net) Density (E/m?net)  Goods Turnover Trading (Em)
Money Is Spent Survey Area Potential (Em)
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Table 12 - Comparison Goods Floorspace Need in Helensburgh in 2033

Table 12 - Comparison Goods Floorspace Need
Helensburgh Town Centre
2033

Headroom Forecast Adjusted Adjustment Adjusted Assumed Estimated Estimated Retail

Expenditure at Turnover at Headroom for Over / Residual Average Sales Retail Floorspace Need
2033 2028 of Expenditure at Under Trading Headroom density at Floorspace in 2028 (M? gross)
Commitments 2028 after at Base Year Expenditure at 2033 (E/m? Need in 2028
commitments (Em) 2033 (m? net)
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APPENDIX 3

Convenience Retail Floorspace
Need Assessment
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Table 1 - Population Change by Zone

Table 1 - Catchment Population Change by Zone

2011 2023 2028 2033 Population Change %
Population Population Projected Projected

(@) Projection | Population | Population | 2011 - 2023
@ @ @
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Table 2 — Total Available Expenditure on Convenience Goods by Zone

Table 2 — Total Available Expenditure on Convenience Goods by Zone
(Excluding Expenditure by Special Forms of Trading)

Total Expenditure per Zone (Em) @ Total Increase
2023 - 2033
£m
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Table 4 - Estimated Convenience Goods Expenditure Pattern and Centre Turnover in 2023

Table 4 - Estimated Convenience Goods Expenditure Pattern and Centre Turnover
2023 (Base Year)
(Em)

Total Estimated Total
Retail Supply: Where the Money Is Catch Area @ Expenditure Inflow Turnover
Spent Drawn from Expenditure
Survey Area
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Table 6 - Convenience Goods Expenditure Pattern and Centre Turnover Estimates in 2028

Table 6 - Convenience Goods Expenditure Pattern and Centre Turnover Estimates

2028
(Em)

Retail Supply: Where the Money Is Catchment Area @
Spent

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5

Within Catchment Area
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Zone 6

Zone 7

Total
Expenditure
Drawn from
Survey Area

A

Estimated Inflow
Expenditure

B ®

Total
Turnover
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Table 7 - Calculation of Potential Convenience Goods Headroom Expenditure in 2028

Table 7 - Calculation of Potential Convenience Goods Headroom Expenditure
Helensburgh Town Centre
2028
(Em)

Centre 2023 Turnover (Base 2028 Turnover Turnover Allocation for Residual Turnover Headroom Expenditure
Year) Potential Existing Retailing 2023- Potential at 2033 at 2033
2028

A © D)
@

Within Catchment Area
Helensburgh Town centre

Notes
(1) From Table 5.
2) From Table 6.
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Table 11 — Quantit: space Need in 2033

Table 11 - Quant oorspace Need

Headroom

Adjustment for Assumed
Expenditure at

Over/Under Re:dual gl Estimated Estimated
. Headroom .
Tradingat the Density at 203 ol ol
r r
Base Year (Em) (E Per Sgm oorspace oorspace

Net) Need(Sgm Need(Sgm
Net) Gross)

—
@) (©)

Forecast

T t
2033 Before urnovers

Retail Retail
2033 of

Commitments :
Commitments
(Em)

(Em)

Expenditure at
2033(Em)

Within Catchment Area
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Table 1 — Catchment Area Population

Table 1 - Catchment Area Population

2011 2023

Population  Population
@ Projection

(@)

1 Cove 6,742 5,074

2 Arrochar
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Population Change %

2011 - 2023 2023 - 2033

-1,668

-366
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Table 7 — Estimated Adjusted Convenience Goods Centre Market Share by Zone in 2028

Table 7 - All Convenience Goods Expenditure Pattern and Centre Turnover Estimates
2028
(Em)

Total Estimated Total
Retail Supply: Where the Money Is Catchment Area @ Expenditure Inflow Turnover
Spent Drawn from Expenditure
Survey Area

B

Within Catchment Area
Helensburgh Town Centre 9.25 3.38 4.47 4.26 4.88 8.18 7.68 42.10 421 46.31
All other locations / centres 4.63 1.69 2.24 2.13 2.44 4.09 3.84 21.06
Sub-Total 13.88 5.07 6.71 6.39 7.32 12.27 11.52 63.16
Outside Catchment Area
Sub-Total 1,54 0.57 0.74 0.71 0.82 1.37 1.28 7.03
ota 4 64 4 0 8.14 64 80 0.19
Notes
1)
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Table 10 -
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Table 12 - Convenience Goods Floorspace Need in Helensburgh Town Centre in 2033

Table 12-
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