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Introduction 4

Rothesay has, for the last fifty years, undergone a gradual 
reduction in the quality of its built environment. The grand, 
four and five storey urban blocks have proved to be 
beyond economic repair and maintenance for many due 
to depressed economic circumstances, a high proportion 
of holiday apartments and a lack of factoring which, over 
time, has resulted in the very faded grandeur that is 
apparent today. 

Argyll and Bute Council have identified this as a matter for 
action, and instigated, through their Rothesay THI project, 
undertaken through the CHORD initiative, a number of 
projects to counter this trend. Shop-front repair schemes 
and the redevelopment of gap sites will play a significant 
role in this. Rothesay's built environment, developed from 
the late medieval period and subject to extensive 
additions through the Victorian era should be its great 
asset rather than a source of concern.

Two gaps sites have been identified as being of key 
importance to the regeneration of Rothesay town centre. 
They both front onto Guildford Square and form part of 
Rothesay's seafront. Their prominence and importance to 
the town has resulted in the commission of this Design 
Guide for Rothesay THI, to ensure any market led, grant 
supported, development is of an appropriately high 
standard to support the improvements to the town 
centre.

This Design Guide considers appropriate design 
strategies and approaches including; massing, form, 
materials, sustainability while highlighting the broader 
policy framework that any development will be 
undertaken within.

Reference should be made to the Options Appraisal 
document prepared by PDA on behalf of Rothesay THI for 
further information on site development and history.



THI aims
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_halt the process of neglect and decay

_promote the  planned maintenance of the 
built environment

_reintroduce factoring

_encourage the repair of buildings

_help to develop gap sites and high quality 
new buildings

_promote the town's unique identity 

_bring local people together to make a 
difference

_strengthen the skills base of local 
construction and industry

_ensure the repair and reinstatement of 
traditional shopfronts

THI aims 6



Policy Overview
_Introduction
_Planning 
_Historic Scotland
_Building Control
_Funding Considerations
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Introduction to Policy Framework

A key passage in 'Designing Places' reads as follows;

"DESIGNING PLACES OBSERVES THAT THE MOST 
SUCCESSFUL PLACES, THE ONES THAT 
FLOURISH SOCIALLY AND ECONOMICALLY, TEND 
TO HAVE CERTAIN QUALITIES IN COMMON:

_THEY HAVE A DISTINCT IDENTITY; 
_THEIR SPACES ARE SAFE AND PLEASANT; 
_THEY ARE EASY TO MOVE AROUND, ESPECIALLY 
ON FOOT; 
_VISITORS FEEL A SENSE OF WELCOME; 
_THEY ADAPT TO CHANGING CIRCUMSTANCES;
_ THEY ARE RESOURCE EFFICIENT."

This document and its key observations should be a 
touchstone for redevelopment in Scotland. The 
redevelopment of Guildford Square's gap sites offers 
the opportunity to vastly improve the quality of one of 
Rothesay's main public spaces, while improving 
resource efficiency, developing a sense of place, 
utilising the benefit of pedestrian access and raising 
the standard of welcome to the town. While this 
guide focuses on the two gaps sites opportunities to 
contribute to the improvement of Guildford Square 
and the surrounding blocks should be taken, 
particularly if greater contributions to the above 
principles can be demonstrated.

A particularly relevant area of policy to this guide is 
that of built heritage. 'Building our Legacy' proposes 
as its central thesis, 

"Providing an outstanding legacy of well-designed 
public buildings, better quality in new development 
and the creation of successful, sustainable places." 

Working within the built heritage of Rothesay 
highlights the importance of designing with the public 
realm in mind, and in particular the long-term 
presence of any development.

Again from Designing Places we quote,

"Our promotion of good architecture and design is 
not simply about having a concern for the quality of 
new-build developments whilst cherishing our built 
heritage. It is about having a concern for the 
development of Scotland’s built environment as 
whole – a continuum where past, present and future 
are carefully considered in their relation to each other 
to achieve the best possible outcome."

Understanding this statement is key to the 
development of a rich urban fabric that appreciates, 
but does not mirror the achievements of the past. An 
architectural pastiche approach would be considered 
a missed opportunity.

From 'Designing Places';

"Large or small scale redevelopments can draw 
inspiration from our past in the creation of our future 
surroundings and can provide 
points of reference and cultural continuity for 
communities which may be affected by significant 
change.

Searching for a sense of historic continuity will open 
up rather than close down opportunities for the 
retention of the cultural identity within villages, towns, 
cities and regions across Scotland."

Policy overview 8



A strong and sensitive understanding of the 
particular characteristics of a site must be developed 
before making decisions with long terms 
ramifications.

The historic development of the Montague Street 
plots on Guildford Square furnishes an 
understanding of how the current built environment 
was arrived at. The mid 19th century saw 
reclamation of land forward of Montague Street that 
was developed as an urban block, its subsequent 
demolition resulted in the formation of Guildford 
Square. Therefore, the frontage that once faced onto 
a simple street now provides the frontage to 
Guildford Square and makes up part of the town's 
seafront, raising the profile of the street and the 
expectation of developments on it.

Consultation to date with both Historic Scotland and 
Argyll and Bute Council's representatives confirms a 
strong presumption in favour of retaining all buildings  
in the area. Any proposal to demolish adjacent 
buildings must be clear, robust and in line with SHEP 
policies for consideration by statutory authorities.

Reference should be made to the Options Appraisal 
report which considers the impact of SHEP 
legislation in more detail.

Reference should be made to Scottish Planning 
Policy: Historic Environment, and particularly the 
case studies within, as guidance to developing an 
imaginative and appropriate response to the site. 
Wider precedents of the highest standards should 
be considered such as Herzog and De Meuron’s 
Caixa Forum in Madrid, a particularly strong example 
of working imaginatively with a valuable and 
challenging built heritage.

Archaeological development will form an important 
part of developing the site. WOSAS  (West of 
Scotland Archaeology Service) should be consulted 
in conjunction with the planning department to 
assess the site's importance and develop a strategy 
for undertaking any development on the sites in 
conformity with WOSAS's requirements. A WSI 
(Written Scheme of Investigation) is likely to be 
required to set out the permissible activities on site 
during construction and outline any archaeological 
works which will be required. It should be noted that 
the Montague Street site has been subject to a 
previous watching brief which did not reveal any 
cellerage, this may reduce WOSAS's requirements 
for the site.

It should be understood that the developments for 
Rothesay's gaps sites must rise to the demands and 
aspirations of Scotland's architectural and place-
making policies. These new contributions to the built 
environment must be of exception quality as they are 
to be nothing less than the built heritage of tomorrow.

Argyll and Bute Planning Department

Contact: Steven Gove

Argyll and Bute Built Heritage Conservation Area

Contact: Lynda Robertson

Argyll and Bute Building Control

Contact: Billy Dickson

Historic Scotland

Contact: Dara Parsons

Funding Considerations

Reference should be made to THI funding 
information.

Contact: Lorna Pearce
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Summary

_Reference must be made to key Policy Documents
_Aspiration must be for exceptional quality of 
architecture
_Additional strategic benefits should be assimilated 
where possible
_An architecture that demonstrates an understanding 
of the continuum of architectural development, past, 
present and future should be pursued
_A high quality architectural proposal is sought
_Clear communication with all statutory authorities will 
be essential to develop these complex sites
_Aspiration for the highest standards must be 
demonstrated

Policy overview 10



Site Information
_Site Description
_Drawings 
_Key Observations

Guildford Square Gap Sites’ Design Guide11

03



Site Description

15-19 Montague Street 

The site is highly visible on approach from the water 
and faces Rothesay main public square, as such it is  
a highly important site for Rothesay THI.

The building previously located on the site was 
demolished approximately 20 years ago. Propping 
has been constructed to support the existing, 
exposed gables with dense planting taking root 
throughout the gap site. Work is required to the 
gables to make them watertight and reduce their 
degradation over the coming years. Reference 
should be made to PDA's Options Appraisal report 
for further information.

The site's gross area is approximately 317m2, being 
approximately 24.5m long by 13m wide. It sits hard 
to the pavement at the front and is bounded by brick 
and stone walls to the other three sides.

Structural Engineering input has not been included 
as part of this design guide, reference should be 
made to the Options Appraisal report prepared by 
PDA for a summary of a recent structural inspection.

Site description 12



Site Description 

Watergate/Guildford Square Gap Site

This site is visible from the Montague Gap site, its 
prominence increases as one enters Guildford 
Square and moves south towards Montague Street. 

The building previously located on the site was 
Demolished during mid 2010 due to Health and 
Safety concerns.

The gables should be investigated by a Structural 
Engineer to advise on any temporary propping 
required. They should also be made watertight as 
soon as possible to protect the adjacent buildings.

The site sits hard to the pavement at the front and is  
bounded on the other three sides by existing two 
and three storey buildings.

Guildford Square Gap Sites’ Design Guide13



Drawings
Location Plan

Historic shore line 

Current shore line - ground reclaimed in 1839
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Elevations

South Elevation 
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Drawings
Elevations

West Elevation (Watergate)
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Architectural and Strategic Approach

15-19 Montague Street

It is understood that there are a number of 
approaches that would provide Rothesay with 
a much improved built environment and are 
therefore considered appropriate by this design 
guide.

Approach 01

The simplest response to the gap site is to 
complete the frontage of Montague Street at a 
similar scale to the adjacent buildings. Given 
economic considerations this may be the only 
viable solution and is therefore considered to 
be acceptable. It is therefore in line with the 
priorities of the THI.

Approach 02

An alternate approach would see access 
allowed to the rear of the site - within the block 
- through inclusion of a reduced 'gap' at 
ground floor level (or higher). This could allow 
redevelopment of the gap site and allow for 
later incorporation of currently derelict spaces 
and buildings within the block.

An alternate version of this option could involve 
development of a community garden including 
a seated area and carefully considered planting 
instead of the construction of a building.

Approach 03

The gap site would be redeveloped as part of a 
wider regeneration project that would include 
the linear gap site to the West side of 
Watergate and the old bakehouse within the 
block. This would bring back into use a 
building of some character within the block, 
provide a courtyard accessed from both 
Watergate and Guildford Square and 
strengthen the frontage to Watergate, thereby 
completing a very complex block.

For the purposes of this design guide 
Approach 01 will be expressly considered for 
the remainder of this Section - the principles 
remain consistent and should be understood 
as relating to all three approaches unless 
stated otherwise.

Viability will need to be demonstrated for any 
option taken under development.

Guildford Square Gap Sites’ Design Guide19

Permeability

The potential exists to increase the 
permeability of the block and link into existing 
buildings within



Architectural and Strategic Approach

Watergate/Guildford Square Gap Site

This site is particularly tight with the 
opportunity for amenity space being severely 
limited by the adjacent buildings.

It is, however, the simpler of the two sites with 
an obvious preference for a public function to 
the ground floor and private above.

Some consideration should be given to a 
raised deck at first floor level, this would result 
in an increased floor area for the ground floor 
property and increased light levels to the 
amenity space.

A RIAS conservation accredited architect 
should be part of the architectural team for any 
THI project.

The studies in this chapter are applicable for 
both gap sites unless stated otherwise.

Viability will need to be demonstrated for any 
option taken under development.

Architectural and Strategic Approach 20
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Form, Materials and Detailing

The form of any development should relate to 
the existing Rothesay context, as considered in 
Section 02 - Policy Overview. This should not 
be understood as a simplistic re-appropriation 
of adjacent roof profiles or window openings. A 
sophisticated re-interpretation of an urban infill 
within the grand Rothesay-Victorian context 
should be developed. The importance of these 
sites requires such an approach.

An understanding of exemplar precedents 
should be demonstrated, the best of local 
historical examples and contemporary national 
and international examples should be 
referenced.

Traditional materials of high quality should be 
used; stone and high quality reconstituted 
stone, carefully articulated with 5-6mm joints 
are recommended while render may be 
acceptable. Natural slate and metals such as 
copper or zinc are recommended for roofs; 
concrete tiles will not be acceptable in the 
conservation area context.

WIndow and door openings should be carefully 
considered, the vertical-horizontal composition 
of historical facades should be considered 
when developing elevational treatment. 
Reference should be made to the existing 
context, Rothesay has a rich and diverse series  
of elevational treatments and roof designs that 
contribute to the quality of its built 
environment. The precedent study, overleaf, 
expands on this.

The conservation area appraisal should be 
utilised to develop an understanding of the 
character of the area.

Precedents
The precedent images are not intended as design 
proposals, they are examples of particular approaches 
that demonstrate an imaginative and rich response to a 
particular, similar context.

Courtyard development in Glasgow

Gunpowder Mill by PTEa

Form, Materials and Detailing 22



   

Rothesay roofscape

Molendinar phase 1 Glasgow

Precedents cont'd

Berwick Workspace 
Malcolm Fraser Architects

Rothesay has a distinctive and extensive 
range of architectural ironwork and 
roofscape features. Decorative detailing and 
the more practical positioning of chimneys 
and chimney-breasts all contribute to the 
varied and outstanding skyline.

Guildford Square Gap Sites’ Design Guide23



 

The Caixa Forum (left) sits in a largely contrasting 
context to Guildford Square, it is found in the busy 
centre of Madrid. However, it does demonstrate the 
principles of respect for the existing context and an 
appreciation of existing materials and form while not 
being afraid to make a bold series of interventions.

Caixa Forum 
Herzog and De Meuron

Scottish Storytelling Centre
Malcolm Fraser Architects

Hotel Missoni
Allan Murray Architects

Merchiston Villa
Allan Murray Architects

3 King Street
Collective Architecture

Precedents cont'd

The Scottish Storytelling Centre and Hotel Missoni 
(both below left) both make use of traditional 
materials and sit at a sympathetic scale while 
reinterpreting traditional approaches to detailing, 
fenestration and material use.

Merchiston Villa and 3 King Street (below) both 
make use of contextual materials and colour with 
stone, copper and zinc to bold effect.

Courtyard elevation

Marchmont St Giles Church 
Parish Halls

Form, Materials and Detailing 24



Precedent

The precedent images are expressly not intended as  
design proposals, they are examples of particular 
approaches that demonstrate an imaginative and 
rich response to a particular, similar context.

716 Argyll Street - Collective Architecture 2010

Deep reveals give greater impact to the window 
configuration and strength to the elevation - of 
particular benefit in a context where the existing 
buildings are constructed with mass stone walls. 
Most contemporary buildings are constructed 
using cladding tied back to a frame - this results 
in shallow reveals and often a reduction in 
character. Increasing the depth of reveals has a 
corresponding effect on the cavity - this additional 
depth can be used to increase insulation levels, 
helping to comply with new, more stringent, 
building regulations.

Material detailing change at skyline.

Variation in material to window openings. 

Balustrades to full height windows. The 
proportion of windows with conservation areas 
would compromise contemporary safety 
standards governed by Building Regulations. One 
solution is to utilise a similar window proportion 
and comply with safety requirements through the 
installation of a large transparent 
balustrade.There are many different suitable 
materials, the exact design would be subject to 
the overall architecture of the proposal.

Form, Materials and Detailing - Example

Variation in opening strategy to lower area of 
elevation; this example depicts a re-interpretation 
of the traditional shopfront, retaining the 
horizontal emphasis, transparency and 
proportions while investigating different materials 
and detailing.

The material shown here, brick, is not appropriate 
to the Rothesay frontage, however in terms of 
solidity the aesthetic is similar to render, stone 
and reconstituted stone; materials that are more 
suited Guildford Square.

Guildford Square Gap Sites’ Design Guide25



Building use

The building use has been considered in the 
PDA Options Appraisal and is not subject to 
detailed investigation as part of this design 
guide. 

The basic principles are that public functions to 
be placed at ground floor level with string 
street frontages and private functions should 
be located above ground floor.

The viability of any project to be developed will 
need to be demonstrated through a Full 
Business Case to be considered for grant 
funding.

Parking Strategy

Given the size and location of the gap sites it 
will not be possible to provide dedicated 
parking. In line with national policy guidance 
and with an appreciation of the sustainability 
and health advantages of pedestrian transport 
around compact town and city centres there is 
now an understanding that some 
developments are able to function effectively 
without car parking. 

Rothesay Town Centre is a compact place, 
served with good transport links around the 
Island and to the mainland, in particular 
Glasgow with an hourly boat and train service 
operating through Wemyss Bay. 

All of the town's key services are located with 
a five minute walk from both gap sites. The 
need for car parking is therefore not 
considered to be necessary by this design 
guide for the successful redevelopment of the 
sites. 

Detailed negotiation with Argyll and Bute 
Planning and Roads Departments will be 
required to fully resolve this matter as it will be 
in part dependent on use. 

Excerpt from ABC Local Plan

Building Use / Car Parking Strategy 26



Purpose of community consultation

Targeted and efficient community consultation is 
required to ensure that views are appropriately 
heard and ideas disseminated.  The following may 
wish to be consulted in the development of new 
proposals:

• Prospective users of the new building.  
Residents and local people.

• Community groups.  Voluntary organisations
• Event organisers and festival committees.  
• Pupils at local primary and secondary 

schools.  Students from local colleges.  Head 
teachers and teaching staff.  Pre-school, 
nursery groups.

• Local businesses, possible lessees.  Those 
involved in promoting tourism in the area.

• Local councillors and MSPs.  The community 
council.  Policy makers.

Community Consultation Strategy

The Scottish Executive encourages community 
consultation as early as possible in the design 
process.  This should happen as soon as the team 
is appointed.  PAN81 provides further guidance on 
how this could be carried out.

Why consult ?  What is the value of community 
consultation at this site?

The site is positioned in the heart of Rothesay’s 
historic centre and it is the desire of many to see 
that this  developed sensitively.  However, the site is  
also strategically positioned to contribute positively 
to sustainable community growth.  Sustainable 
placemaking is creating the right conditions to allow 
a community to grow and flourish.

An overarching principle of Government policy is to 
promote sustainable development which is defined 
as “development that meets the needs of the 
present without compromising the ability of future 
generations to meet their own needs.” (Bruntland 
1987)

Graphical representation of results

Guildford Square Gap Sites’ Design Guide27



Selected event images

Step 1- Concept development
• Arrange for the design team and steering group 

to visit the site.  This is a useful exercise in 
determining initial reactions to the brief and 
early ideas in taking this forward.  

• Plan the first workshop.  Set out aims and 
objectives.  Consider the use of photographs, 
maps and props to allow “real-time” 
development of the ideas.

Stage 2- Early proposals 
• Develop the early proposals based on the 

feedback from the workshop. 
• Generate visual aids to communicate the 

proposals, for example: computer generated 
imagery, animations or Artist’s impressions.

Stage 3- Public consultation street workshop or open 
day
• Choose a location.  This could be somewhere 

convenient to the target community or within 
the boundary of the site.

• Choose an appropriate timescale: for example 
a Saturday morning to catch a broad range of 
age groups.

• Obtain permissions as necessary to stage the 
street workshop. 

• Advertise the street workshop with postcards in 
shop windows, notices in news papers and 
posters. Consider setting up a web site as a 
platform for feedback after the workshop. 

• Host the street workshop with the Steering 
Group and Client in attendance. Invite the 
Planning Officers and councillors to attend also.  
Record the event with questionnaires, feedback 
forms and photos.

• Carry out a Post-workshop appraisal which 
summarises the findings from the discussions, 
questionnaires and the web site consultation

Stage 4- Detailed proposals 
• Develop detailed proposals based on the 
 findings from the workshop

Stage 5- Final consultation and planning 
• Present the finalised proposals in the form of a 
travelling exhibition consisting of the  following:
An A1 board with a site layout and elevations

• A finalised card board model 
• Arrange for the exhibition to be displayed in 

the local library for one week and then to 
the schools, community halls or shopping 
areas. 

• Submit the Planning application one month 
 later.

Sustainability Strategy 28



Sustainability Strategy

With the recent changes (October 2010) to the 
Scottish Building regulations Scotland now has 
some of the most stringent insulation and CO2 
emission standards in Europe, including 
Scandinavia. As the projects within the gaps 
sites will be new builds they will be governed by 
these requirements. 

There is also the parallel EcoHomes (and 
EcoOffice etc) process that takes a broader 
view of sustainability. This is not being enforced 
by Argyll and Bute Council at this point however 
we recommend that any prospective developer 
is required to achieve an EcoHomes 'Very 
Good' rating for any development in the gaps 
sites.

Nonetheless there are a variety of methods of 
achieving these standards and careful 
consideration should be given to a number of 
key issues;
_Insulation standards, airtightness, thermal 
mass, condensation and ventilation - a coherent 
strategy should be developed to maximise the 
gains to efficiency and the occupants, any non-
standard systems must be carefully considered 
with the end users in mind. Holistic systems 
such as Passivhaus should be considered as a 
robust method of ensuring efficiency and 
environmental quality is achieved.
_Building form and orientation - careful design 
of basic elements such as window positions, 
the extent of external envelope and material 
colour and mass all have an impact on a 
building's environmental performance. These 
changes can be made a little or no cost and 
present an alternative paradigm to the need for 
a simply contextual design.
_Embodied energy and toxicity - Materials 
which have low embodied energy are to be 
preferred unless there is a strong counter 
argument (longevity of concrete for example). 
The toxicity of materials should also be 
considered with materials displaying lower 
toxicity being preferred. The Green Guide to 
Specification can assist designers in suitable 
material specification.
_On site generation - This is unlikely to be 
particularly appropriate in this location however 
Biomass or District heating systems could be 
incorporated depending on the scale of the 
development.
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Sustainability Strategy

Broader principles

_Local employment and apprentices - The 
sustainability of any community depends on the 
skills and opportunities of its citizens. Assisting local 
employment through using local contractors (either 
main or sub-contractor) and specifying local 
materials where possible should be undertaken.
_Traditional skills such as stonemasonry and slating 
are encouraged.
_Local and sustainable sourcing of materials 
including reclaiming and recycling should be a 
priority. This is to include consideration of low 
embodied energy and carbon sequestration within 
materials, toxicity of materials and methods of 
construction that minimise waste.
_Waste reduction through the careful specification 
of materials and design is required. 
_A site waste management plan, developed 
between the client, architect and contractor is 
required.
_Green roofs and diverse planting schemes are 
encouraged in order to encourage biodiversity and 
contribute to surface water management.
_Grey water use and water use reduction should be 
a priority for new developments in order to minimise 
their impact and reliance on water infrastructure 
(see SUDS below). 
_The principles of Sustainable Urban Drainage 
Systems (SUDS) should be adhered to. This should 
include reference to exemplar models such as the 
'Six Candidate SItes' project for SEPA which, as 
well as promoting best practice in managing water 
management, aims to contribute to the built 
environment through the use of water in public 
space.

The development of a sustainability strategy should 
be based on a whole life cost analysis rather than 
capital costs only. Reference should be made to 
Planning Greener Heritage Projects, published by 
the Heritage Lottery Fund.

Any proposed scheme must have a clear and 
robust environmental strategy demonstrated.
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Summary

Section 01

_Rothesay's built environment has degraded 
over the last 50 years largely due to neglect as 
a result of economic change,
_Argyll and Bute Council have decided to 
intervene through CHORD/Rothesay THI.

Section 02

_Key policy should be referred to in order to 
develop an exemplar response to the context,
_This Design Guide will encourage and enforce 
such a response,
_An architecture that demonstrates an 
understanding of the continuum of architectural 
development, past, present and future should 
be pursued,
_Conservation Area Appraisal should be 
referenced.

Section 03

_Both gap sites have come from building 
demolition as a result of safety concerns due to 
neglect of buildings,
_Montague Street gap site is particularly high 
profile and offers an opportunity to change the 
face of Rothesay for all arriving at Guildford 
Square,
_Remedial works should be undertaken quickly 
to minimise ongoing damage to existing 
adjacent buildings.

Section 04

_A number of strategies are suitable,
_Sympathetic mass and scale should be 
combined with an innovative approach to 
material detailing,
_Pastiche is not encouraged, reinterpretation of 
historic pattens and approaches is promoted,
_Zero parking is recommended but must be 
agreed with ABC Planning and Road's 
departments,
_A strong community consultation strategy is 
required,
_Careful consideration of sustainability in its 
broadest terms and evidence of an 
environmental strategy is required.
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