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For further details regarding the Buckie Harbour Study
please contact: Mark Cross, Moray Council (01343
563285, mark.cross@moray.gov.uk), or Mandy
Holmes, HIE Moray (01542 837933,
m.holmes@hient.co.uk).

Melica and CogentSI would like to thank all those who
have contributed and been involved in the Buckie
Harbour Study.



1.

Introduction

The Moray Council and HIE Moray commissioned the
Buckie Harbour Consultancy Study as part of their
regeneration strategy to maximise levels of economic
activity at Buckie Harbour. A programme of renewal at
Buckie Harbour has the potential to re-invigorate
existing harbour activities and also presents
opportunities to diversify economic activity in the
town, secure a sustainable future for the community,
and assist in the continuing development of Buckie
and the Moray coast.

Method

The Buckie Harbour Study was carried out between
March and June 2006. It employed a multi-disciplinary
approach that combined analyses of the harbour’s
economy, maritime operations and qualities as a
place, with the views of stakeholders. The study
examined related literature and documentation and
involved detailed site surveys and investigations.
Particular emphasis was placed on consultation with
stakeholders, and numerous interviews, workshops
and face-to-face meetings were undertaken to involve
the many organisations, businesses, individuals and
groups concerned with the harbour’s future.

Analyses

Economic Analysis - Moray’s Economy has been
growing faster than the Scottish economy (2.8% p.a.
Gross Value Added) and has experienced a swing
away from the agriculture sector to manufacturing
and services. Buckie Harbour handles 75-100,000
tonnes of cargo p.a. much of it related to the food and
drink industries (e.g. barley and animal feed pellets),
however, existing trade through the harbour reflects
significant market penetration and future growth in
trade is therefore unlikely. Unemployment in Buckie is
relatively low and the area has been experiencing
labour shortages in certain industries. The latest
population projections predict a rise in Moray’s
population yet Buckie is failing to retain its young
people or attract young families to the area.

e Buckie harbour should seek to contribute to the
Moray economy by maintaining existing levels of
freight transport, and by strengthening and
broadening its economic base to include more
knowledge-intensive opportunities, especially for
younger people.

‘Buckie's harbour
remains one of the most
active and fascinating in
Scotland’

www.undiscoveredscotland.com
tourism website

Consultation with stakeholders
was a cornerstone of the study



Harbour Analysis - Buckie harbour is an important
commercial hub in the north east of Scotland and a
significant regional facility, the only one between
Inverness and Fraserburgh. The harbour is home to
successful manufacturing and boat repair businesses
and continues to operate as a fishing port. Vessel
sizes are restricted due to the design of the harbour,
but the harbour has good access, is open 24 hours a
day, and has appropriate security and health and
safety measures in place. The harbour’s 4 basins are
nevertheless under-utilised. Static revenue funding
has led to low levels of general maintenance although
recent capital investments have improved the
harbour’s infrastructure to good effect. Management
time is presently swallowed up with the day to day
running of the harbour, which is currently running at a
loss.

e Further investment in the harbour’s infrastructure
should continue, but reaching revenue balance
will require significant new streams of revenue
and may demand new forms of harbour
management.

Place Analysis - Buckie harbour is a modern working
harbour with a good communication network, sites
that function well, landmarks, pleasant views and
several buildings of historic and architectural value.
There are several locations within the harbour that
have discernable qualities (e.g. Marine Place, The
Nook, Station Park), but these are interspersed with
derelict sites, buildings of low value and physical
obstructions, which combine to create an poor first
impression. The harbour would benefit from a better
separation of uses, and strong new focal points need
to be newly and clearly identified on such a scale that
the predominant impression of the harbour becomes
positive rather than negative.

e Focusing further development and environmental
improvements at key nodes could give the
harbour a real sense of place and act as a catalyst
for wider improvements to the area. Realising the
harbour’s potential demands a strategic approach,
an active policy of site acquisition and
consolidation, and will require further detailed
analysis, investigations and consultations to
inform future development.

Stakeholder Analysis - The harbour’s stakeholders
can be broadly grouped into enterprise, governance
and community interests. There are four companies
(the Buckie Shipyard, Forsyths, Moray Seafoods and
Regency Oils) with considerable stakes in the future of
the harbour, and many smaller businesses that
depend on the area for their livelihood. There is a
positive mood of change amongst Buckie’s enterprises

High standards at the Buckie
Shipyard attract orders from
fishing vessels to luxury yachts
and lifeboats



and they want to engage themselves in the
improvement of the area. Governance interests (e.g.
HIE and Moray Council) have budgetary constraints
but recognise the need to put Buckie Harbour on the
map, perhaps through a flagship project. They want
to involve people in the harbour’s future and realise
new structures may be required to facilitate effective
co-operation. Considerable energy can be found in
community interests (heritage group, sailing
enthusiasts, Buckie Drifter campaigners). They see
potential lifeblood in a new marina, and have ideas
about increased cultural activity, collaborative tourism
marketing, and the active engagement of young
people. Many of the stakeholders see possibilities in
renewable energy.

e People want to create something to be proud of
and they want to be involved in the harbour’s
future. An inclusive approach to stakeholders
would allow enterprise, governance and
community interests to pull in parallel directions.

Marina Feasibility

Sales figures and forecasts show consistent growth in
the leisure sailing market, and waiting lists and
marina developments at other locations in the Moray
Firth provide an indication of more local market
demand. A marina at Buckie harbour would enjoy
competitive advantages over other ports in the Moray
Firth area due to the harbour’s 24 hour access, high
levels of safety and security, strategic geographical
location, and the range of support facilities already on
offer (e.g. chandlers and boat repair). A marina will
need to be separated from commercial traffic as much
as possible and basic ancillary facilities such as toilets,
showers and laundry facilities will need to be
provided. Creating an attractive environment for the
sailing community will mean and improving
connections with the town centre and introducing new
uses into the harbour area. Basin 2 could
accommodate a 60 berth marina and shows some
advantages over Basin 3 which could accommodate a
larger 81-berth marina. The direct financial returns
from a marina indicate that initial capital costs are
likely to be recouped within 3 to 5 years. In addition
to the direct financial benefits to harbour income, a
marina would also have spin-offs to the Buckie
economy, lead to increased property values, and not
least improve the image of the harbour.

e The development of a marina is an idea with
almost unanimous support and something widely
regarded as crucial for the positive development
of the harbour. Indications are that it would be a
success.
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Solsiden, Oslo — successful
conversion of a quayside

building similar to the Buckie
Fishmarket



5. Opportunities for Regeneration
and Renewal

Making the working harbour work - Through an
agreed programme of investments and improvements
it should be possible to develop existing harbour
activities and businesses and at the same time
introduce new activities into the harbour area to
further diversify its economy. This demands
investment in the harbour’s ageing infrastructure and
will involve the establishment of a marina. The former
fishmarket could provide accommodation for new
harbourmaster offices and a home for marina
facilities. A functioning harbour will also require
dedicated areas for fishing related activities, as well as
areas for on-shore boat storage.

Creating a diverse and sustainable harbour - A Sea transportation is a necessity
concerted focus on renewable energies would for heavy cargoes such as these
represent a shift in the community’s sourcing of pipe reels

energy and could result in significant income streams

for the harbour. Furthermore, it would promote Buckie

as a ‘sustainable community’ enhancing its appeal for

small businesses and families and perhaps triggering

wider re-development. Further investigations into

wind, wave and solar energy are required. New

businesses should be encouraged to locate to

refurbished premises along the harbour front and

larger single user gap sites. Their introduction to the

area would provide valuable rent returns and revenue

funding.

New residential development is essential to the
regeneration of the harbour, and will generate
significant capital receipts that can be re-invested into
improvements to the wider harbour area. New
residents would give the area a new lease of life,
revitalising ailing public realms and improving the
viability of harbour businesses. There is demand for
waterfront properties and harbour living should be
available to all. There are several sites around Buckie
Harbour that may be suitable for residential
development. The harbour should also be a place
where things happen and somewhere that people talk
about. It has a long history and stories worth telling.
The Buckie Drifter presents itself as a potential
location for cultural activities and turning the former
life boat shed into an RNLI shop could further
strengthen the harbour’s identity.

Increasing the strength of attraction — The
harbour has several assets that can be used to
strengthen its identity, improve its overall look and
give it a whole new character. The harbour’s sense of
place could be improved through new development
and landscaping and environmental improvements at



key nodes in the harbour area (e.g. Marine Place,
Harbour Gateways, Station Park), and by creating
new access routes to the shorefront the town could
open itself to the sea. Key nodes could be connected
and communications improved by re-establishing the
seafront promenade and by drawing cycling and
walking routes into the harbour area.

Engaging with harbour users — Three key groups
emerged as essential for injecting life into the
harbour: local businesses, young people, and visitors.
Businesses whose livelihoods are tied to the harbour
should have more of a say in how it is run, locations
and activities should be appealing and accessible to
young people, and the perceptions and first
impressions of visitors also need to be changed. It is
important that all of these groups are fully engaged in
any programme of regeneration and the progression
of the harbour masterplan and action plan.

Putting Buckie Harbour on the map — Buckie
represents a black pearl in a string of pearls along the
Moray Coast - different in character, but in its own
way even more interesting and valuable than
neighbouring locations. Buckie and other coastal
communities would benefit from collaborative
marketing of the Moray Coastline. Flagship projects
are another way of raising the profile of the town, and
a Marine Science Centre has been suggested as one
possibility. New forms of governance also have the
potential to raise the profile of the town.

Dedicating Time, Staff and Money — Buckie
harbour faces a collection of mutually-reinforcing
problems which need to be addressed by a concerted
set of solutions. A small dedicated and resourced
team will be necessary to kick start and co-ordinate
any process of renewal. A review of harbour
management and explorations into the transfer of
ownership may point to alternative management
solutions in the longer term. Careful programming and
phasing will be required to optimise funding streams.

Conclusions

Buckie Harbour has endured a process of decline.
Falling harbour income has meant that non-essential
maintenance and environmental amelioration have
been squeezed out of the budget, to the detriment of
the built environment. Previous attempts at renewal
have often petered out, but the underlying prospects
for the harbour’s businesses are adequate. Some
successful investments have been made and there
remain many positive aspects to the harbour.

Buckie Harbour now faces
decisions about its future
direction



Marinas are a fast-growing leisure market and
indications are that a Marina at Buckie Harbour would
be a success. At a more fundamental level, further
new income sources are required to replace reduced
fishing income and turn the harbour into a going
concern. Strengthening the existing economic base
and broadening it to include more knowledge-
intensive opportunities especially for younger people,
would contribute to the town’s prosperity and help to
maintain the upward dynamic of population trends.
The people and businesses of Buckie want to be
involved in the harbour’s future.

Key Recommendations

e Three major new sources of harbour income
should be explored: a marina, renewable energy,
and housing development.

e The aim should be to have the Marina operating
for the 2007 season.

e Shoreline or offshore wind and possibly wave
energy developments should be energetically
pursued.

e The process of housing development and design
should be started, to capitalise on the marina and
reinvigorate other aspects of the harbour area.

e Various industrial readjustments for existing and
new businesses should be taken forward,
involving some physical rationalisation within and
outwith the harbour area.

e The physical improvement of the harbour area
should be progressed through landscaping and
environmental improvements at key nodes, and
the creation of new and connecting access routes.

e If the three economic ways ahead are taken then
social and cultural development is also required.

e A dedicated and resourced harbour renewal team
should be established. Under-resourcing in terms
of management or finance will probably lead to
failure.

e Those responsible for shaping the way ahead
must adopt an inclusive approach to stakeholders,
as it will be necessary for enterprise, community
and the formal organs of society to pull together if
progress is to be achieved. This may mean new
and exciting forms of governance

What would it take to make
Buckie Harbour a Green
Harbour?



8.

Action Plan

The full report includes an action plan that draws together the key elements of
change connected to the regeneration of Buckie harbour in terms of people,
places and processes. It also suggests responsible actors who could take an initial
lead in the pursuing these actions as well as the various partners they could co-
operate with. Listed below are a selection of the priority actions that emerged
from the study. There is energy to be harnessed in Buckie harbour and 2007
could be the year when the image of Buckie Harbour is changed completely.

1.

2.

10.

11.

12.

13.

14.

15.

Identify Key Stakeholders and
develop an engagement strategy
Confirm Council ownership of the
harbour

Establish a 'Start Now' Harbour
Regeneration group to take forward a
programme of regeneration

Install Marina Pontoons and establish
basic ancillary facilities

Carry out general harbour
maintenance

Prepare a detailed and costed
development programme of
environmental and access
improvements

Prepare a detailed and costed
programme for the continued
investment and upgrading of harbour
facilities

Prepare a detailed and costed
development programme for the
redevelopment of the harbour area
Carry out flood risk assessment on
coastal sites less than 5m above sea
level

Undertake contaminated land
investigations on key sites

Carry out a detailed survey of
buildings of architectural and
historical value.

Undertake detailed investigations into
the opportunities for renewables on,
in and around the north pier and
nearby coastline

Enter into discussions with
developers and housing associations
regarding the delivery of housing
within the harbour area

Enter into discussions with
community groups to explore
opportunities for re-opening the
Buckie Drifter as a cultural resource
Investigate and pursue future
funding streams for regeneration
programme
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17.
18.
19.
20.
21.

22.

23.

24.

25.

26.

27.

28.

29.
30.

31.

32.

33.

34.

35.

36.

. Consult on and adopt the harbour
masterplan

Acquire sites necessary for the
realisation of the masterplan

Carry out access improvements
Develop Tourist Routes

Undertake review of harbour
management/ explore transfer of
ownership/ community buyout
Review security and access
arrangements

Prepare development and design
briefs for key sites

Prepare supplementary guidance on:
SUDS, water quality, energy
efficiency and micro-renewables
Enter into discussions with RNLI
regarding the creation of a
shop/exhibition space in the former
RNLI boatshed

Undertake demonstration quayside
projects in new mixed use zones
Replace the Shearwater

Establish HIE Moray as the main
centre for advice for harbour
businesses

Increase annual harbour
maintenance budget

Convert the former fishmarket
Move weigh-bridge and
harbourmaster’s office

Allocate dedicated areas for fishing
related facilities

Undertake improvements to the
Buckie Shipyard (Improve slips,
install piers, new covered facilities)
Undertake environmental
improvements.

Enter into discussions with potential
single users for larger gap sites (e.g.
Marine Science Centre)

Develop network for collaborative
marketing of coastal communities
/marinas along the moray firth coast
Develop programme to establish
Buckie Harbour as a 'Green Harbour’



0.

Masterplan

The attached masterplan, and the accompanying text below, indicates how the
various regeneration options discussed above might be manifested on the ground. It
is presented as a tool for future development discussions and as a framework for the
physical planning of the harbour area. The full report also includes a Future
Development Map indicating more ambitious proposals that might be realised in the
longer term.

1.

10.

11.

Baron Street Housing — 30 new
seafront flats with parking and
gardens to the rear.

Marine Science Centre — A flagship
educational establishment housed in a
low-lying landmark building facing out
to the sea. Useable roof space and
covered parking to its rear.

Seafront Promenade — Linking the
harbour to the coastline beyond. A
place to take a stroll and also the final
leg of the Speyside way.

Marine Place — Buckie Harbour’s
focal point. A meeting place with
restaurants, cafes and a new RNLI
shop and interpretation centre.

Commercial Pier — A decorated iron
fence and gates indicate that you are
now in Buckie Harbour.

Commercial Harbour — Goods are
weighed here before being loaded onto
incoming and outgoing vessels.

Buckie Marina — The safest 60 (or
141) berths on the Moray Coast.

Fishing Basin (Possible Marina
Expansion) — Home to 100 registered
fishing vessels.

Fishing Pier — Dedicated space for
the landing of catches.

Buckie Shipyard —New covered
sheds at the Buckie Shipyard provide a
first class repair facility for both
commercial and leisure craft.

Jones’ Point — Low density
residential development with sea-
views and a refurbished boat yard.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.
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The Buckie Drifter Centre — A new
cultural centre for the town. Home to
exhibitions, events, film screenings and
more.

Nets Area — An important element of
the harbour’s new fishing area. A place
where Buckie’s fishermen can store and
repair their nets.

Forsyths — The heart of the harbour’s
industry and a good neighbour
development.

Parking and Boat Storage — Summer
parking, boat over-wintering, secure
equipment storage for the marina as well
as a recycling centre.

Leading Light Walk — A new avenue
running from the Marina to the Town.

Mixed Use Area — Converted quayside
buildings and new infill development
provide a variety of business premises as
well as living spaces.

Harbour Housing — 120 new harbour
flats providing both luxury and
affordable living.

Station Park — A secure play area
overlooked by nearby flats.

Harbour Steps — Architectural and
design features clearly indicate that
these steps lead to somewhere
interesting.

Cluny Square — The gateway between
the town’s centre and its harbour. Re-

landscaping and greening could make it
even more welcoming to visitors.

Bowling Club — A tranquil green space
and well used recreational facility.

Marina Centre — The harbourmaster’s
offices, a boat club, marina facilities and
services all housed under one roof
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