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Executive Summary

Introduction

1 Bridlington is a very special seaside town. Although a popular place to live - as the steady growth
in the town’s population testifies – Bridlington’s heyday as a seaside resort is long past. The seaside will
always remain at the heart of Bridlington’s appeal and tourism will always be important to Bridlington,
but the seaside and tourism are no longer the mainstays of the local economy.

2 Bridlington’s communities have already achieved a great deal in response to these changes – but
much more is needed. Bridlington has the assets, and its communities have the enthusiasm and skills,
needed to transform the town’s fortunes. The challenge is to diversify and strengthen the town’s
economy - to give it new sources of wealth-creation, prosperity and jobs. The key to this challenge lies
in the Town Centre and playing to Bridlington’s strengths – as a distinctive, uniquely appealing, place
to live as well as visit. It is entirely possible to make Bridlington once again the jewel of East Yorkshire’s
coast.

3 The aim of the Town Centre Area Action Plan (Town Centre AAP) is to lay the foundations for
Bridlington’s transformation, drawing on:

the evidence on Bridlington’s economic capacity, special assets and distinguishing characteristics;

the community’s vision for Bridlington, as set out, first, by the Bridlington Town Charter and
Regeneration Strategy and, then, by the Issues and Options Report for the AAP;

the responses to the public consultations that have led up to this ‘Preferred Options’ Draft of the
AAP, which show clearly the changes Bridlington’s communities want in their Town Centre and
the benefits they wish the Town Centre to generate for the rest of Bridlington; and

the evidence on the ‘art of the possible’ in Bridlington – the capacity of the local economy, coupled
with the resources and appetite of the public sector, and the willingness of the public sector,
private sector and Bridlington’s communities to work together to deliver the development and
other changes needed to realise the common vision for Bridlington.

4 The Preferred Options (‘Pre-submission’) Draft of the Town Centre AAP sets out the Council’s
preferred course of action for the future planning of Bridlington Town Centre, and contains the proposals
for development projects and land use planning policies to encourage and direct sustainable change in
the Town Centre over the period to 2016. The Draft has been prepared following earlier consultations
on the Issues and Options Report for the AAP, and its forerunners – the Bridlington Town Charter
and Regeneration Strategy. Appendix 1 to the Preferred Options Draft provides a summary of the
consultations on these forerunners, and a separate Report of Consultation on the Issues and Options
Report is published alongside the Preferred Options Draft.

i
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5 The Preferred Options Draft of the Bridlington Town Centre AAP is a spatial plan which sets out
a deliverable strategy for the area’s regeneration which has been developed in consultation with
Bridlington’s communities and other stakeholders and is based on a clear, sound and robust evidence
base. It provides added value to the Council’s Local Development process by defining policy to implement
the regeneration strategy for the AAP area.

The Current Position

6 The analyses of Bridlington’s economy show that:

population growth is Bridlington’s biggest advantage, and continued growth is needed for a
prosperous future;

Bridlington has too few jobs to reduce unemployment levels to the borough average, and average
wages need to rise to meet the borough average;

more young and skilled people need to be attracted to live, work and remain in Bridlington;

more of those who live in and near Bridlington need to be able to meet more of their retail and
leisure needs in the Town Centre, and more of the businesses located in and near Bridlington
need to be able meet more of their supplier needs from local service businesses, particularly
service businesses in the Town Centre;

more businesses need to be created in the town and its existing businesses need to grow faster,
particularly businesses in the sectors of the local economy that have the potential to grow –
creative industries, retailing, hotels and catering, business and professional services;

more businesses in Bridlington Town Centre need to be able to make enough profits to allow
them to maintain and invest in the buildings they occupy – helping to preserve Bridlington’s
appealing historic fabric and making Bridlington a nicer place to be in, for residents as well as
visitors;

the impact of the ‘seasonal surge’ needs to be managed better, so that there is a better balance
between the income generated by the seasonal activity and the costs imposed by traffic congestion
and the effects on the Town Centre’s appeal of a ‘closed’ seafront for more than half the year;

traffic congestion, particularly within and leading to the Town Centre, imposes too high a cost on
Bridlington’s businesses and their customers, and as a consequence deters too many of Bridlington’s
residents and businesses from using the Town Centre often enough, and for enough services, to
maintain its prosperity, vitality and viability, all year round;

more of the tourism income needs to be generated by year round activities that appeal to wider
and higher spending markets;

ii
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Bridlington’s special assets – its Harbour, its built heritage, its seafront, the Gypsey Race, the
railway station – need to work harder for the town; and

the experience of using the Town Centre, for residents, businesses and visitors, needs to be better
and more in keeping with standards in the best of Bridlington’s competitors and comparators.
There needs to be less intrusion from traffic, more attractive public realm, more and easier access
into the Harbour, less incursion from the seasonal activity into the year-round, core business of
the Town Centre, there needs to be more, and more usable, green space and places to sit out,
and the seafront needs to work as an attractive part of the Town Centre all year round.

The Vision for the Town Centre

7 The Vision is:

Bridlington: a great place to live by the seaside. Visitors welcome!

8 The AAP puts forward five strategic objectives for realising the vision, building on the progress
already made in refurbishing the Spa and improving the offer of Bessingby Industrial Estate as part of
the Regeneration Strategy:

i. Reinvigorate the Town Centre and its year round offer so that it meets the needs and aspirations
of Bridlington’s existing and future residents and businesses - for shops, leisure, cafés and
restaurants, high quality housing and public space.

ii. Create a marina which includes the Harbour and integrates the Harbour and new marina with
the Town Centre core.

iii. Create a good quality, stylish new Town Centre residential offer that is attractive to a variety of
residential markets.

iv. Provide for a range of small business space to unlock demand and growth in the office sector.

v. Make the Town Centre easily accessible and comfortably usable all year round.

Achieving the Vision

9 To achieve the vision, the Town Centre AAP proposes three major projects:

Burlington Parade, the working name for a major retail- and housing-led development scheme,
that is sited so as to renew the area that lies between the railway station and the Harbour and is
designed to meet Bridlington’s needs over the plan period for additional prime shopping facilities,
places to eat and drink and for sustainable, well designed, high density housing;

iii
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the Marina, which is to embrace the Harbour and integrate it into the core of the Town Centre,
and both improve facilities for the Harbour’s existing users and capture the demand for sailing
berths on the East Yorkshire coast; and

the Town Centre Strategic Public Realm Framework, which is to enhance the Town Centre’s
visual appeal, improve the ease and comfort with which the Town Centre can be used and make
more of its very special assets to lift the heart and renew Bridlington’s image.

10 These projects are supported by a movement, access and parking strategy which will be delivered
principally by the Burlington Parade project. The movement and access strategy is designed to reduce
traffic congestion in the Town Centre and improve the pedestrian environment. The parking strategy
significantly increases the number of short stay parking provision serving the Town Centre, and improves
the location, safety and convenience of the parking.

11 The Council and Yorkshire Forward are committed to enabling the major projects, using their
powers and resources as necessary and justified to deliver these schemes and achieve the purposes for
them. The Council is committed to using its powers of compulsory purchase under the 2004 Planning
Act as a last resort to assemble the comprehensive site needed to deliver the Burlington Parade scheme
and to making a Transport & Works Act Order under the 1972 Transport Act to achieve the Marina.
The Council and Yorkshire Forward aim to work in partnership with local interests wherever possible.

Early Progress Recognised

12 Bridlington won Yorkshire’s White Rose Award for Tourism Destination of the Year in 2007. The
Award was given to Bridlington for two principal reasons: the Regeneration Strategy which is guiding
Bridlington’s renaissance; and the commitment by Bridlington’s communities, the Council and Yorkshire
Forward to delivering it. TheWhite Rose award marks the partners’ early, but still substantial, progress
in doing so - the refurbishment of the Spa, the improvements in small business space at Bessingby
Industrial Estate, the works to improve the public realm in the Town Centre and the plans for the
marina and major new development in the town centre. The award also welcomes the scope, ambition
and vision of the proposals still to come, including the town centre redevelopment project and the
marina.

13 The Town Centre AAP is a key step in making all of this - and the benefits for Bridlington’s
communities which follow - possible.

The AAP Preparation Process

14 The Preferred Options Draft of the Town Centre AAP is the second stage in the AAP’s preparation:
the Preferred Options (Pre-submission) Draft. The Preferred Options stage of the AAP follows the
Issues and Options Report for the AAP which was published and consulted upon in the summer of
2006. The Council has prepared a Report of Consultations on the comments received on the Issues
and Options report; this is published alongside this Draft of the AAP, and summarises each of the
comments received together with the Council’s response to each.

iv
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15 The third stage in the AAP’s preparation is the ‘Submission Draft’, which will be prepared following
the consultation on this draft. This final draft will take into account the comments received on the
Preferred Options stage, together with the findings of the Strategic Environmental Assessment and
Sustainability Appraisal of this draft as described below. What happens next is explained in paragraphs
37-39.

16 You will be invited, on publication of the Submission Draft, to make representations on its
soundness, and the Inspector will take these into account in his assessment. You may also request to
make your representations to the Examination itself. Paragraphs 34-36 explain the process in ‘What
Happens Next’.

The ‘Scaled Back’ AAP following Issues and Options Stage

17 The Council prepared the Issues and Options Report for the Bridlington area as a whole, and
therefore the area covered by the Report was considerably larger than that covered by the Town
Centre AAP the Council now proposes. The process of preparing local development documents under
the new planning system is a very new one. More recent evidence shows that the preferred approach
is to focus an AAP on the main areas of proposed change. The Council therefore decided to scale back
the scope of the AAP, and confine it to the area within Bridlington where new overarching, as well as
site specific, policies are needed to achieve the AAP’s principal purposes. These are the sustainable
regeneration of the Town Centre and the delivery of the major developments required to achieve it.

18 Therefore, the Preferred Options Draft of the AAP has been ‘scaled back’ to focus on the Town
Centre and the land area which immediately adjoins it. The Draft Town Centre AAP Proposals Map
shows this area.

19 The Council has taken into account, in preparing the Preferred Options Draft of the AAP, every
comment made during the public consultation on the Issues and Options report where comments relate
to the area covered by the scaled back AAP. The Council will take into account the comments made
on the issues and options relating solely to the areas that are now outside the AAP boundary when
preparing the relevant parts of the rest of the Council’s Local Development Framework (LDF) for the
East Riding. Paragraphs 29-30 below explain the process for the rest of the Council’s LDF.

Sustainability Appraisal and Appropriate Assessment

20 The Council is required to undertake, in tandem with each stage of the AAP’s preparation, a
Sustainability Appraisal of the plan’s proposals. The purpose of the Sustainability Appraisal (SA) is to
promote sustainable development through better integration of sustainability considerations in the
preparation and adoption of plans.

21 The SA must also satisfy the requirements of the ‘Strategic Environmental Assessment’, as set out
by European Union Directive 2001/42/EC. Both the SA and Strategic Environmental Assessment (SEA)
requirements can be met through a single appraisal process, and the Council is taking this approach in
respect of the Town Centre AAP.

22 The combined SA/SEA is an iterative process. The approach is designed to identify the likely
significant effects of the AAP and the extent to which the implementation of the plan will achieve the
social, environmental and economic objectives by which sustainable development can be defined.
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23 An Appropriate Assessment (AA) of the AAP is also required for any project or plan which has
the potential to result in adverse impacts upon a ‘European Site’. European sites are those areas
designated for their international nature conservation interests and in the UK include Special Areas of
Conservation (SACs), Special Protection Areas (SPAs) and Wetlands of International Importance
(Ramsar sites). To satisfy Article 6 (3) of the Habitat Regulations, an AA is a requirement for all local
development documents. In the UK, the AA is undertaken in conjunction with SA/SEA and the two
inform each other. However, the AA and SA/SEA are reported on separately and have distinguishable
outputs.

24 The Preferred Options Draft of the Town Centre AAP is accompanied by the separately published
SA Report which incorporates the SEA, together with a draft report of the AA.

25 You are also invited to comment on each of these documents as part of the consultation on the
Preferred Options Draft of the Town Centre AAP.

The Town Centre and Marina Supplementary Planning Documents

26 The Submission Draft of the Town Centre AAP will be supported by two Supplementary Planning
Documents:

the Town Centre SPD; and

the Marina SPD.

27 The target publication date for the Town Centre SPD is early 2008; the Marina SPD will be
published before the summer of 2008. You will have six weeks to comment on the first draft of each
of the SPDs. Both will then be amended in response to comments received during the consultation
period, and a second draft will be published for a further round of consultation in advance of the
Examination into the Town Centre AAP itself. The Council will produce final versions following the
Inspector’s report on the AAP, that will take into account both comments received on the second
drafts and any relevant points from the Inspector’s report.

28 Further SPDs to support the AAP may be prepared and published for consultation in due course.
The Council is already considering the option of preparing guidance for the Town Centre Seafront, and
welcomes comments on the need for and value of a supplementary document to provide more detailed
guidance on the changes sought by the proposed policies for this area.

The AAP and the Council’s Emerging Local Development Framework

29 The Bridlington Town Centre AAP is one of seven Development Plan Documents (DPDs) that
together will make up the Local Development Framework (LDF) for the East Riding. These include:

the Core Strategy DPD which will set out, at a broad level, the strategic policies that will guide
development and other land use changes in the borough as a whole over the period to 2021. The
Core Strategy will be prepared between Spring 2008 and Spring 2010, with a view to adoption in
mid-2011;
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the East Riding Policies DPD which will set out the planning policies to take forward the vision
and objectives of the Core Strategy, and will be prepared between Spring 2009 and Autumn 2011,
with a view to adoption in mid-2012;

the East Riding Development Sites DPD which will show all of the sites identified for development
in the borough over the period to 2021, and will follow a similar timetable for preparation,
consultation and adoption as the Policies DPD;

the Minerals and Waste DPDs which the Council will prepare jointly with Hull City Council early
2008 and late 2009, with a view to adoption a year later; and

the Proposals Map DPD which will provide the spatial dimension for the other DPDs and show
the site allocations on an Ordinance Survey base, and which will follow the follow the same
timetable for preparation, consultation and adoption as the Policies and Development Sites DPDs.

30 The Bridlington Town Centre AAP precedes the Council’s other SPDs because of the pressing
need to deliver the regeneration strategy, and to allow for the long lead-in times for site assembly and
the making and hearing of the compulsory purchase, Transport andWorks Act and other orders which
are likely to be required to deliver the major projects. Until the Core Strategy for the East Riding is
prepared and adopted, the Joint Structure Plan for Hull and the East Riding is acting as the core strategy
for the Town Centre AAP.

Joint Structure Plan Acts as Core Strategy

31 The Joint Structure Plan for Kingston upon Hull and the East Riding of Yorkshire (adopted June
2005) acts as the Core Strategy for the AAP pending the completion of the replacement Core Strategy
and its adoption. Government accepts this approach (PPS12, paragraph 2.9) where, as is the case in
Bridlington, there is an up to date policy base and the priority is the preparation of the AAP to progress
the pressing need for regeneration in Bridlington Town Centre.

The Policies Saved from the East Yorkshire Borough Wide Local Plan

32 Appendix 4 to the Preferred Options Draft Town Centre AAP provides a list of the policies that
are saved and still apply to the use and development of land in Bridlington, together with the saved
policies that the AAP proposes to replace with its new provisions.

The Evidence Base for the Preferred Options Draft AAP

33 The Town Centre AAP is supported by an evidence base which is separately published, and includes
the Bridlington Regeneration Strategy (June 2004, updated October 2007) as well as the Bridlington
Retail Study, a number of other studies carried out for the AAP and studies on borough wide matters
for the Council.

How to Comment on the Preferred Options Draft of the AAP

34 The period for commenting on the Preferred Options Draft of the Town Centre AAP and the
other documents which support it is between 29 October 2007 and 10 December 2007.
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35 If you would like to comment on this draft plan or any of the other documents which support it,
please make your comments on the enclosed Consultation Reply Form. Copies of this form are also
available on-line on the Council’s website, either to download and post to the Council or to complete
and submit on-line; please visit www.eastriding.gov.uk/planning/ldf. Alternatively, the forms may be
requested from the Council’s Customer Service Centres.

36 Copies of the Preferred Options Draft and the other documents are available on the Council’s
website using the link in paragraph 35, and a CD copy of the documents is available free from the
Council at the Customer Service Centre in the Town Hall in Bridlington, where a paper copy of the
Pre-submission Draft may also be purchased for £20. Paper copies of all the Preferred Options Draft
and the supporting documents are available for reading in the Council's Service Centres and libraries.

What Happens Next

37 All comments made on this Preferred Options Draft and its supporting documents will be taken
into account by the Council in preparing the final draft of the AAP – the Submission Draft. As the
Council has done in response to the comments on the Issues and Options Report, the Council will
publish a Report of Consultations on the Preferred Options Draft summarising each comment made
and the Council’s response to each. This Report will be published alongside the Submission Draft.

38 The Council anticipate that it will submit the final, Submission Draft, of the Town Centre AAP to
the Government Office for Yorkshire and the Humber in February 2008. Government Office, on behalf
of the Secretary of State, will then appoint an independent Inspector to hold a public Examination into
the plan and assess its soundness. You will be invited, on publication of the Submission Draft, to make
‘representations’ on the plan, and the Inspector will be obliged to take these into account in assessing
the plan’s soundness; you may also ask to make your representation in person at the Examination and
the Inspector may invite you to do so.

39 When the Examination has closed and the Inspector has all the information he (or she) needs, the
Inspector will determine the Plans soundness. The Inspector will write a report setting out his findings.
The Inspector may require changes to the Plan and if so, the Council must make these changes before
the Plan can be adopted. The Council anticipate receiving the Inspector’s report early in 2009; assuming
the Plan is sound, the Council anticipate adopting the Town Centre AAP later that spring.
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1 The Town Centre Area Action Plan

Introduction

1.1 The Preferred Options Draft of the Bridlington Town Centre Area Action Plan (Town Centre
AAP) sets out the Council’s strategy and preferred options for achieving the changes needed in the
Town Centre over the period to 2016.

1.2 The Town Centre AAP puts in place the policies needed to deliver the major developments that
together form the centrepiece of the Bridlington Regeneration Strategy. These are:

the retail-, housing- and small business space-led development that is to renew and develop the
area of the Town Centre that lies between the railway station and the Harbour. Burlington Parade
is the working name for the development;

Bridlington Marina which is to be created within and alongside the Harbour, and is to link to
Burlington Parade at Bridge Street where the connection between the two creates a new heart
for the Town Centre as part of the Strategic Public Realm Framework;

the Strategic Public Realm Framework for the Town Centre which is to improve its visual, add to
its network of public spaces, parks and gardens and integrate the new developments with the
established parts of the Town Centre; and

the Movement and Parking Strategy which is to ease movement around the centre, reduce the
impact of seasonal traffic and improve parking provision.

1.3 The aim of these major developments is the same: to make a significant contribution to addressing
the shortcomings in the performance of the Town Centre, all year round, in its ability to serve
competitively the needs of Bridlington’s residents and businesses and to drive the local economy, giving
Bridlington an enduring and prosperous future, including as a competitive visitor destination.

1.4 To ensure these major developments produce the full range of benefits intended, the Town
Centre AAP includes policies to guide change and development throughout the Town Centre.

The Strategy and Vision for Regenerating Bridlington

1.5 The primary purpose of the AAP is to provide a sustainable approach to development in Bridlington
to help achieve the overarching objective of the Bridlington Regeneration Strategy: recovering the
balance between the number of jobs available in Bridlington and the numbers wishing and available to
work in the town, with incomes in Bridlington in line with at least the regional average.

1.6 The evidence for the AAP shows that the greatest likelihood of achieving this objective lies in
improving the performance of Bridlington Town Centre - all year round. The Town Centre needs to
become the place of choice for the wide residential and business catchment it serves as a ‘principal
town’. The Town Centre needs more and a more diverse range of shops, particularly in the fashion
sector, and the shopping experience in the Town Centre needs to be more appealing. More and better

1
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specified offices are needed to accommodate many of the jobs the economy is capable of generating;
better premises are needed to encourage new businesses to start up and existing businesses to grow;
and more of Bridlington’s established firms need to be able to purchase more of their supporting services
locally.

1.7 Bridlington’s population also needs to grow, both to give the town a higher spending base and to
give local businesses greater choice in the labour market. More housing and a wider choice in and near
the Town Centre are needed to accommodate this growth in the most sustainable way.

1.8 Bridlington also has the great advantage, in its ability to achieve these aims, of an historic, but still
working, harbour which adjoins the Town Centre – and could become, to the great benefit of both,
part of its very core. Developers will take risks on waterfronts they will not elsewhere, and water is
Bridlington’s greatest asset. Bridlington is also well placed on Yorkshire’s popular east coast sailing
circuit, and the further work underway, commissioned by the Harbour Commissioners, the Council
and Yorkshire Forward, will establish the gap between the supply of sailing berths and the demand for
them.

1.9 There is, as a consequence, a singular chance to use the Harbour to develop a Marina – that will
continue to meet the needs of its present users while also accommodating the demand for sailing berths
- but that will at the same time create the conditions for the Town Centre’s transformation. The
inclusion within the Marina of the Harbour makes it feasible to attract, in the first instance in the Town
Centre development, a scale, mix and quality of development that otherwise would not be possible –
but which is essential to achieving the vision for Bridlington. At the same time, the Marina creates an
asset that will secure an enduring and prosperous future for the historic Harbour.

The Vision

1.10 The Bridlington Regeneration Strategy, with its route map to the transformation of Bridlington’s
fortunes as a place to live and invest as well as visit, has captured the imagination of Bridlington’s diverse
communities. The Strategy puts forward a vision which has united Bridlington’s diverse communities
around a common goal – which the AAP aims to deliver:

Bridlington: a great place to live by the seaside. Visitors welcome!

1.11 Like the Regeneration Strategy, the AAP recognises that physical development is only part of
the job of regenerating the Town Centre. Other kinds of interventions – including skills training, special
labour market initiatives, marketing, business development support, collaboration with Bridlington
College, and creative industries support – will continue alongside the physical development projects to
achieve the Strategy’s objectives. The Town Centre AAP therefore includes, as part of the delivery
strategy, linkages with these initiatives via the Bridlington Regeneration Partnership.

The Strategic Objectives to Achieve the Vision

1.12 The Town Centre AAP builds on the Bridlington Regeneration Strategy, prepared for the East
Riding of Yorkshire Council, the Bridlington Regeneration Partnership and Bridlington Town Team.
The Regeneration Strategy proposed eight strategic objectives. The AAP takes forward six of these,

2
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but combines the objective of integrating the Harbour with the Town Centre with the objective of
creating a regionally significant Marina. Proposed Policy (BridTC1) puts these objectives in a form
appropriate to the purposes of a Development Plan Document.

1.13 Of the other two objectives, one – updating the Spa – is nearing completion and the other –
updating Leisure World – is not strictly a land use planning matter, although the AAP lays the ground
for its redevelopment on its current site if that proves to be the favoured option.

1.14 Thus the AAP proposes six strategic objectives for achieving the vision, drawing on the
consultations on the Issues and Options Report, building on the work at the Spa, the improvements to
public realm underway in the Town Centre and the additions to small business space at Bessingby
Industrial Estate.

Objective 1. Reinvigorate the Town Centre’s year round ‘offer’ to meet the needs of its
residents and businesses – zoning the seasonal attractions, improving public realm, and
providing new and better shops, offices and office-type workspace, new year round leisure
facilities, new cafés and restaurants, new hotels and new housing choices.

1.15 The Town Centre needs to appeal all year round to the residents and businesses in Bridlington’s
catchment. Residents should be able – and want - to meet most of their shopping, entertainment,
cultural, leisure and other customer service needs in the Town Centre; and Bridlington’s businesses
should be able – and want - to meet the major share of their service needs from the Town Centre’s
businesses – banks, accountants, lawyers, stationers, IT support and so on – in the Town Centre.

1.16 The vast majority of new businesses in Bridlington and in the economy generally are in service
sector activities, and many businesses in these sectors occupy offices or office-type workspace. Provision
of this type of premises in the Town Centre is very limited, and much that exists is either of poor quality
or out of date with the efficiency requirements of contemporary business. The lack of attractive Town
Centre space, and for the start up sector the lack of incubator and grow on space in the office sector,
is a brake on entrepreneurialism and business growth in Bridlington.While space at Bessingby is beneficial,
the businesses located there are not ‘in situ’ customers for the Town Centre and do not contribute to
creating the critical mass needed for the Town Centre’s competitiveness.

1.17 A key plank of the Regeneration Strategy is solving the ‘Catch 22’ which bedevils office provision
in the Town Centre: there is no provision, because values are low; values are low because there is no
demand; there is no demand because there is no provision; and back again around the vicious circle.
Office and office-type development is feasible – in a mix of sizes and tenures, including for sale – as part
of a mixed use development which includes higher value, lower risk uses like shops and homes.

The Unique Advantages the Town Centre Should Offer as a Location

1.18 The Town Centre should offer very specific advantages for the types of activities which national
and regional policy direct to the Town Centre – shops, offices, leisure and entertainment, cultural
facilities and so on. These advantages result from the concentration of complementary and competing
activities, and are called ‘scale returns’. Scale returns, sometimes also called ‘agglomeration benefits’
both reduce businesses’ costs and benefit their customers, and arise when:

shops and other businesses are concentrated in space and therefore become customers for each
other, adding to overall trade levels in a local economy;

3
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complementary businesses can share customers, exchange knowledge, gain easy access to a choice
of suppliers and improve their appeal to the labour market; and

competing businesses are forced to innovate to maintain or increase their share of the market.

1.19 The consequence is that, together, these complementary and competing businesses create the
critical mass that is needed to attract users on the scale needed, all year round, if Bridlington Town
Centre is to be competitive. In turn, pressure is created on land and property as businesses expand in
response to opportunities for increased trade, or move in to the Town Centre to take advantage of
the opportunities. This pressure raises land values to the levels needed to make new development and
redevelopment feasible, so that property is maintained, the historic environment is protected and the
local economy’s needs for up to date and attractive property are met.

1.20 The evidence shows, however, that Bridlington Town Centre produces too few of these ‘scale
return’ advantages and therefore does not have the critical mass it needs. Too many of Bridlington’s
residents and businesses are deterred from using the Town Centre as often, and for as many purposes,
as is necessary to sustain the wide choice and mix of goods and services needed in the Town Centre
for it to be as competitive as it needs to be.

1.21 As a result, too few of the Town Centre’s businesses are prosperous enough to maintain their
properties, offer a sufficient choice of goods and services to attract enough customers and to keep up
to date with changing customer requirements. While Bridlington is fortunate to have many interesting
and appealing independent businesses, there is not enough ‘anchor’ activity in the Town Centre to pull
in the number of customers to enable all of the independent businesses to thrive.

1.22 One of the main reasons that too few from the catchment use the Town Centre often enough
is the effect on the Town Centre of the seasonal seaside activity. Part of this is the consequence of the
physical overlap between the shopping core and the seasonal activity on the seafront, with the Fun Fair
and arcades literally around the corner from some of the principal shops. Part is the effect of the
‘seasonal surge’ on the demand for parking, road space and pavement space, which makes it difficult
for local people to access the Town Centre and move around it comfortably. And part has to do with
the sheer competition for the Town Centre’s services in the seasonal months. The consequence,
however, is that residents and local businesses become habituated to using the Town Centre less
throughout the year.

1.23 The evidence also shows that the seasonal activity is, with the exception of the strong caravan
and holiday homes sector, increasingly day trip activity; day trippers have a high impact on the Town
Centre, but spend comparatively little per visitor.While the day trip market continues to growmarginally,
the day of the long seaside holiday is over, and Bridlington is not yet competitive in the higher value,
non-seasonal, short break market. The consequence is that Bridlington has not got enough staying
visitors, most particularly outside the summer season and its shoulders. While the day visitor spending
is welcome, the market imposes ‘costs’ that need to be reduced through better management of the
‘seasonal surge’; and Bridlington needs to do better in the overnight stay and year round visitor markets.

1.24 The evidence shows that the most successful route to improving Bridlington as a visitor destination
will be improving Bridlington’s appeal to its existing catchment – and most particularly the appeal of
the Town Centre to Bridlington’s residents and businesses. If the Town Centre becomes significantly

4

Bridlington AAP Preferred Options



more competitive in meeting the needs of its catchment, it will also become more appealing as a visitor
destination - giving Bridlington the greatest possible chance of capturing a valuable share of the still
growing year round short-break market.

1.25 But for this to happen, more and better facilities are needed in the Town Centre (shops, offices,
cafés and restaurants), improvements in the visual appeal of the Town Centre are needed, and the
impact of the seasonal activity on the core business of the Town Centre needs to be managed better.

Objective 2. Create a marina which includes the Harbour and integrates with the Town
Centre core.

1.26 At present, the Harbour is poorly integrated with the core of the town which it adjoins. As a
consequence this exceptional asset does not work as hard for the appeal and interest of the Town
Centre as it could. The Harbour is tidal, so much of the time is less visually attractive than it might be,
and many of the properties around it turn their back on the Harbour or are in poor condition, which
also drags on the area’s appeal. The Harbour has very considerable potential to aid the Town Centre’s
regeneration – both enhancing Bridlington as a place where people want to live, work and visit, and
improving the commercial prospects of the Harbour’s working activities.

1.27 Bridlington is exceptionally well-placed to capture a growing share of the demand for berths
from sailors and other pleasure craft owners. The opportunity to create a marina is provided in part
by the Harbour, where the investment in impoundment and improvements to the property on its
perimeter and its improved integration with the core of the Town Centre, adds very considerable value
to the Town Centre and its chances to regenerate.

Objective 3. Create a good quality, stylish new Town Centre residential offer that is
attractive to a variety of residential markets.

1.28 One of Bridlington’s great advantages is the town’s appeal as a place to live. Much of the pressure
for new housing development, however, is on the periphery of the town and on greenfield sites, where
new development may be less sustainable. Government policy now directs housing development to
previously developed land. Town Centre living is an increasingly attractive choice for many types of
households, and more choices are needed in Bridlington’s Town Centre – both from newly built high
density housing in keeping with a Town Centre location, and from the conversion of larger houses
which have been either in multi-occupation or in B&B or guest house use. The shrinkage of the seasonal
holiday market is reducing demand for the latter, and the aim of the Regeneration Strategy is to reduce
the need for the former. The proximity of the seaside is one of Bridlington’s biggest attractions, as is
the possibility with high density housing in the Town Centre of views over the sea and countryside.

1.29 There are several important reasons for aiming to increase the population in the Town Centre:

to increase the local customer base for the Town Centre’s shops and other businesses;

to attract more skilled, qualified and younger people into the local labour market, particularly the
parts of the labour market that are sought by the ‘knowledge-intensive’ parts of the local economy.
Many in this part of the labour force are attracted by a Town Centre lifestyle;

to ensure the whole of the Town Centre is active after shop and office hours, all year round;
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to provide the advantages of natural surveillance in order to improve safety in the Town Centre
and reduce the chances of anti-social behaviour; and

to improve the viability of mixed use development. Residential uses tend to be higher value and
lower risk for developers to deliver than other uses, most particularly offices. The inclusion of
residential property in a mix makes it feasible to deliver a wider range of uses than otherwise
would be possible in the Town Centre.

Objective 4. Make the Town Centre easily accessible and comfortably usable at all times
of the year.

1.30 The evidence shows that significant improvements are needed in the accessibility of the town
generally and the Town Centre particularly. A Park and Ride facility at South Shore is proposed with
the aim of making a significant contribution to diverting car trips from the Town Centre during the
season and on bank holidays; frequent and convenient bus and land train services into the Town Centre
are part of the package.

1.31 Improvements are also needed to the way traffic is directed around and through the Town
Centre and in parking provision, including improvements in the number of parking spaces in locations
that are convenient for the shops and the Town Centre’s other services.

1.32 Currently there is parking on almost every shopping street and loading takes place for many
Town Centre businesses during shopping hours. As a result, there a number of unfortunate consequences.
A lot of traffic is generated by drivers circulating around the centre in order to find a space in front of
the principal shop they propose to visit, adding to congestion in the Town Centre; the safety of the
shopping streets is compromised; and the quality of the environment is diminished for shoppers, visitors
and other pedestrians. The result is that many businesses attract fewer customers than they otherwise
might, and the competitiveness of the Town Centre as a whole suffers.

1.33 More and better located parking is needed in the Town Centre for year round, regular users
of the Town Centre, and there needs to be more ‘release valves’ to handle the seasonal surge. The
solutions are a mix of:

the removal of on-street parking on most shopping streets, coupled with more pedestrianised
and limited access areas, well-served by nearby car parks and bus stops;

the rationalisation of the short stay parking provision in the Town Centre to provide fewer, larger,
better-located and more convenient car parks, sited to capture traffic at the edge of a
pedestrian-dominated shopping core;

the provision of ‘variable message signing’ to alert drivers as to where the available parking spaces
in the Town Centre are located;

limited car access onto pedestrian streets after shop hours to encourage the use of the Town
Centre in the evenings;

making better provision for cyclists and pedestrians in the Town Centre;
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the diversion of seasonal, long stay, traffic to the Park and Ride, where visits to the town core are
encouraged, but by bus and land train; and

a traffic circulation pattern within the Town Centre that diverts trips around the core rather than
through it.

Objective 5. Create the enhanced and new public realm, public spaces and related public
infrastructure needed to create the conditions for regeneration and provide the capacity
to accommodate the growth in activity that will follow.

1.34 Realising a new future for Bridlington Town Centre necessitates that the public realm be updated,
design quality enhanced and the capacity increased:

the Town Centre Seafront area needs to attract users all year round, both to meet the leisure
and informal recreation needs of residents, old and young, and to support the development of a
more competitive, less seasonal tourism market. The landscape treatment of much of the Esplanade
is out of date, and Garrison Square is inhospitable, particularly out of season. The seafront is the
town’s greatest asset, and needs to be colonised by year round activities if the asset is to be used
to full advantage; the setting and capacity of the public realm provides the key to this;

the introduction of a much larger Town Centre residential population and the attraction of a
larger, year round visitor market requires much more informal open space in the Town Centre,
including open space that is sheltered and away from the seafront;

improvements and gains in the public realm are needed to encourage a healthier lifestyle by
providing space for informal recreation and sport and by making it more attractive and safer for
residents and users of the town centre to walk or cycle rather than use motorised transport;

the Town Centre lacks, but needs, clear gateways into the core area and a clear heart within it,
both to assist in legibility and to improve its appeal and usability for its different civic and tourism
purposes.

Objective 6. Raise design standards in the built environment, recover and protect the
TownCentre’s historic character, and deliver high quality contemporary buildings to raise
the spirits and leave the stamp of our century.

1.35 Too much of the Town Centre’s built fabric is despoiled by poor quality shop fronts, fascia and
ill-considered conversions; too few new buildings achieve the quality of design befitting Bridlington’s
importance. Thus design standards need to be given greater importance, and a greater emphasis is
needed on attracting investment in well-designed contemporary buildings to lift the heart.

1.36 Bridlington has a very appealing historic character, and retaining this distinctiveness will play a
strategic role in developing the town’s competitiveness. Recovering and protecting this character needs
to be elevated to strategic importance. The investment in the Spa will set a new standard, and will
provide a beacon to be emulated elsewhere as proposals for development and conversion come forward.
A number of the precious stock of listed buildings in the Town Centre are in settings – public realm,
neighbouring structures - that diminish their appeal, and these problems too need to be dealt with.
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The Enabling Objectives

1.37 The six strategic objectives are supported by 14 ‘enabling objectives’, each of which also needs
to be met if the AAP’s strategic aims are to be achieved. Eight of the enabling objectives relate to physical
changes required in the Town Centre, and the Town Centre AAP contains policy proposals to support
their delivery. The remaining six relate to the other kinds of initiatives – marketing, tourism, small
business development and local labour market – that are needed to maximise the benefits to Bridlington
of the development projects.

1.38 The 14 enabling objectives are:

i. Assemble the land needed to create the size and quality of development parcels that will attract
the needed risk investment in shopping, food and drink, leisure, housing and hotel development
in the Town Centre, well-related to the existing shopping core and to the Harbour and proposed
marina.

ii. Introduce a second concentration of retailing to function as the anchor needed to extend the
primary shopping core and create a functioning primary retail circuit to concentrate and direct
pedestrian flows, avoiding the seafront areas which are colonised by seasonal activity which sits
uncomfortably with the core business of the Town Centre.

iii. Unite the Spa to the Harbour and Town Centre core, so that the Spa becomes an integral and
functioning part of the core.

iv. Open the Gypsey Race to provide a spine and setting for development and an attractive pedestrian
link between the railway station and the Town Centre core, taking what steps are necessary to
ensure the water is maintained and is clean, safe and present throughout the year.

v. Provide, as part of the works to improve the town’s accessibility, a highways route that diverts
through traffic around, rather than through, the Town Centre.

vi. Protect the Harbour’s working operations – including, where justified on commercial grounds,
improvements in facilities for the commercial leisure craft and for the fishing activities.

vii. Improve signage to and within in the town, including to car parks and attractions in the town, to
Old Town and to Sewerby.

viii. Actively plan for and promote new hotel development in the Town Centre, with a priority for
hotel accommodation to support the Spa.

ix. Mount ‘brand’, image and marketing campaigns for Bridlington, beginning with the promotion of
the refurbished Spa and the proposals for the Town Centre development scheme and Marina, and
targeting the non-seasonal higher spending markets within as well as beyond the region.

x. Actively investigate the water sports market – what the demand might be for what kinds of facilities,
what competition there is, what kinds of income could be generated and what steps might be
taken to develop the potential and by whom.
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xi. Set up and operate, drawing on best practice elsewhere and working with Bridlington Chamber,
Visit Hull and East Riding (VHEY), Bridlington Rotary Club and the local press, a ‘tourism market
information’ campaign for Bridlington – building in the first instance on the marketing campaign
for the refurbished Spa and disseminating information on trends in tourism locally and in other
seaside towns to allow businesses to benchmark their performance, learn from their competitors
and take advantage of new opportunities.

xii. Promote, through training, marketing, special events, business support and information initiatives,
the delivery of a more diverse and higher quality - in every market segment – food and drink offer
in the Town Centre.

xiii. Set up a local contractor and employment initiative, supported by appropriate training schemes,
to ensure that the supplier opportunities and new jobs created by the development schemes
benefit local people.

xiv. Continue to work with Bridlington’s schools and the College to raise skill levels and enhance the
qualifications of the local labour market.

The AAP’s Principal Development Proposals

1.39 The principal proposals for achieving the AAP’s objectives are the Town Centre development
scheme, the Marina and the Strategic Public Realm Framework; each is described briefly below. Section
4 sets out the proposals for the strategic policies needed to support the delivery of these schemes, and
Section 5 sets out the proposals for the development-specific policies. Section 4 sets out the proposals
for delivering the major schemes and monitoring progress over the plan period.

The Town Centre Development Scheme (‘Burlington Parade’)

1.40 The Town Centre development scheme has the working name of ‘Burlington Parade’. Burlington
Parade is to deliver the major share of the new retail, leisure, office and housing uses needed in the
Town Centre over the plan period.

1.41 Burlington Parade is sited on the land that lies between the coach park and railway station and
the Harbour, and is configured so as both to bind the new retail units to the established shopping core
and to integrate the Harbour into the heart of the Town Centre.

1.42 The scheme is designed to meet the major share of the forecast demand for comparison and
convenience shopping, related leisure, high density ‘lifestyle’ housing, offices and office-type workspace
in Bridlington over the plan period. The development is laid out to create the needed, but missing,
primary retail circuit in the Town Centre, and meets the town’s aspirations for:

the integration of the Harbour into the Town Centre;

much-enhanced public realm, which include within the scheme, a new pedestrian walk and cycle
way spine linking the Harbour to the railway station alongside a re-opened Gypsey Race, with
newly landscaped embankments and water features along its length; a new ‘station plaza’ to provide
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a formal gateway into the extended Town Centre core; a new green public park within the scheme;
a new heart for the Town Centre at the conjunction of the scheme with the Harbour at Bridge
Street and Queen Street; and a new pedestrian entrance to the Harbour; and

putting in train the changes for recovering, in time, the year round use of the Town Centre Seafront
at Cliff Street, Prince Street and the Esplanade.

1.43 The scheme concentrates the new retail provision in the north part of the scheme to form a
new ‘anchor’ function. By working in partnership with the existing supermarket retailer and taking
advantage of the Council’s coach park site, it is possible to provide retail units of the size and
configuration needed to attract major multiple fashion traders into Bridlington, as well as to permit
modern, well-designed, supermarket trading. This new anchor sited in this way makes it possible to
create a new ‘primary retail circuit’ that connects the new provision to the established core and the
southern anchor at the Promenade, via Quay Road/Prospect Street/Manor Street to King Street and
Chapel Street. Key objectives are both to bind the established shopping core to the new scheme and
to strengthen the retail role of the already relatively strong Quay Road/Prospect Street/Manor Street.

1.44 A new, landscaped public plaza at the north of the scheme – around which are grouped the
principal entrance to the retail scheme and the railway - is to provide an appealing, well-designed,
gateway into the Town Centre. The existing railway car park is to be relocated to the south western
side of the station, with direct access into the station from its southern side, as well as from its current
entrance.

1.45 A second entrance into the valley of the Gypsey Race and the new public park is planned at
Prospect Street, where a new arcade of smaller shop units, offices and residential development will be
orientated so as to frame the Cenotaph and Christ Church on the opposite side of the street. At key
points along Quay Road/Prospect Street/Manor Street front, new large retail units are to be introduced,
replacing out-worn and poorly kempt structures and meeting other demand for large units in this area.

1.46 The housing and office uses frame the Gypsey Race and public park, with ground floor uses
spilling into the area in places, and with some frontages onto Hilderthorpe Road.

1.47 A key feature of the scheme is the new heart and focal point for the Town Centre at Bridge
Street and Queen Street, where traffic is removed during office and shop hours, with restricted access
out of hours. The new major space – the new town square - is to be animated by uses at ground floor
level that will spill onto the space, which will provide easy ramps and steps down into the Harbour.

1.48 To the immediate south of the new Town Square is the first phase of the Marina development
which will be delivered as an integral part of Burlington Parade. This part of the Burlington Parade site
is one of the principal attractions of the development opportunity, and is therefore critical to ensuring
that the rest of the development achieves the ambitions for use mix, development quality and public
realm. Thus the area is planned to ensure that, if need be, it can proceed in advance of the main
impoundment works and not interfere with them, while still ensuring that the Harbour is the major
asset for the Burlington Parade scheme that it needs to be.

1.49 The development on the southern side of Bridge Street is planned to provide a new decked
parking structure that takes advantage of, and is hidden by, the level changes, and replaces the existing
surface car parking. Above the deck will be flats, shops, hotel, cafés and restaurants overlooking the

10

Bridlington AAP Preferred Options



Harbour and exploiting the sea views. At ground floor (Harbour) level, the space will be occupied by
shops, restaurants and the like to help animate the area, subject to security and safety considerations
in respect of the Harbour and Marina’s operations. Existing commercial uses will be replaced or
compensated by the scheme.

1.50 The Harbour’s operational uses will be replaced with new facilities as the first phase, and in
anticipation, of Marina. The plan for re-jigging the operational uses is, at present, at draft level and is
still to be agreed as appropriate by the Commissioners, the Council and Yorkshire Forward, although
the draft plan replicates the Commissioners’ own proposals for this part of the Marina.

1.51 The Gypsey Race itself will be culverted under Bridge Street and then spill into the still tidal
parts of the Harbour and Marina. The new pedestrian access down to the Harbour from the new town
square provides an opportunity, with the ‘spill’ of the Race into the Harbour, for a major piece of public
art (through which the water might spill).

1.52 New landscape arrangements in the Spa environs will connect the Spa to the new town square
and Harbour.

The Marina

1.53 The Marina embraces the Harbour and the conjoined water spaces and new ‘made’ land will
provide new sailing berths, plus new and replacement facilities for the fishing and commercial boating
activities and, post 2016, further lifestyle housing and related leisure uses to take advantage of the
Marina setting. As part of a Marina and integrated into the Town Centre as proposed, the Harbour is
capable of making a uniquely valuable contribution to achieving the AAP’s objectives.

1.54 The Marina is conceived to:

protect the operational purposes of the Harbour, while also realising its exceptional potential to
contribute to the Town Centre’s regeneration;

provide a setting and development context needed if it is to be feasible to attract the type, scale
and quality risk investment needed to secure an enduring and prosperous future for the Town
Centre and the local economy it serves as the principal economic driver;

provide the needed impetus, commercial and economic justification for regenerating the perimeter
of the Harbour, securing development of a type and quality befitting the importance of the Harbour
to the Town Centre’s competitiveness and long term prosperity;

give the historic Harbour the resources – in new facilities for its existing and future users and in
associated development – needed to secure an enduring and prosperous future for this precious
asset, including protection for the listed piers;

capture the demand for new sailing berths, exploiting the exceptional appeal of Bridlington’s
location on the east coast sailing circuit; and

put in train the circumstances capable of making Bridlington a centre of regional importance as a
year round visitor destination and, in due course, a seaside exemplar of national standing.
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1.55 The Harbour Commissioners, Yorkshire Forward and the Council have agreed a maximum
footprint for the Marina which is shown in the Draft Town Centre AAP. The principal features of the
Marina are:

the delivery of a first phase at the western end of the Harbour which will integrate the Marina
and Harbour with the Town Centre as part of the Burlington Parade development, deliver a
substantial element of the car parking needed to service the Marina, and provide the space for
much of the income-generating activity associated with the Marina (including chandlery, food and
drink, speciality shopping etc);

the retention or re-provision of the operational facilities for the Harbour where changed is needed
or merited (e.g., Harbour offices, boat repair shed and hard standing, fisherman’s facilities, the
commercial boating facilities etc);

the provision of a mix of impounded and tidal water areas, meeting the needs of current users as
well as of the sailing and other pleasure boating users the Marina is designed to attract;

the provision of high quality public realm, together with security and safety provisions for the
operational parts of the Marina and Harbour;

retention and protection of the Harbour’s listed piers, including the ‘root’ of the south pier and
ramp to the beach from the south pier; and

a minimal take of beach at the southern side consistent with ensuring the Spa is well-related to
the Marina and its non-operational facilities.

1.56 The detailed proposals for the Marina will be set out in the proposed Marina Supplementary
Planning Document, the first draft of which will be published for consultation alongside the Submission
Draft of the AAP. The SPD will take on board the findings of several specialist studies commissioned
jointly by the Harbour Commissioners with Yorkshire Forward and the Council.

The Strategic Public Realm Framework

1.57 The Strategic Public Realm Framework comprises the changes and additions to the public realm
in the Town Centre that are needed to:

reinforce and make legible the new structure of the Town Centre that is created by the Town
Centre development scheme (Burlington Parade);

define the new retail circuit, helping to bind the new retain provision to the establishing shopping
core and to ensure that the new and the existing operate as an integrated whole;

integrate the Harbour into the Town Centre core;

put in place the setting needed to recover, over time, the Town Centre sea front for the core,
year round, business of the Town Centre;
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give the Town Centre a new and distinctive gateway;

lift the heart, give pleasure, cause delight – enriching and adding to what Bridlington already has
and which is distinctively its own.

1.58 The components of the Strategic Public Realm Framework are:

Station Plaza, which forms the new gateway to the Town Centre;

Town Square at Bridge Street which joins the Town Centre redevelopment scheme to the Harbour
(Marina) and established core;

the grand Harbour entrance from Bridge Street, which will step down to the Harbour along the
(artificially channeled) Gypsey Race;

Gypsey Race Park, which runs from the coach park site through to the Harbour under Bridge
Street;

Cenotaph Gardens, which relates to the Gypsey Race Park and involves the closure of Wellington
Street between the church and the cenotaph;

the Primary Retail Circuit – from the Promenades, along Chapel Street and King Street in the
established shopping core, and linking (from the core) to the Burlington Parade scheme along
Manor Street and then north along Prospect Street and Quay Road (the working name of the
section of the Retail Circuit that runs along Quay Road/Prospect Street/Manor Street is called,
for ease, ‘Burlington Pavement’);

Town Centre Esplanade, taking in Prince Street and Cliff Road as well as Garrison Square,
anticipating the potential for future redevelopment in this area that could, amongst other
development, include a ‘winter garden’; and

the northern Harbour perimeter, which will accommodate new development to take advantage
of the setting of the Harbour and Marina, and enhance the links with, and accessibility of, the
Harbour.

1.59 It is possible that the changes of use and new development sought by the AAP in the Prince
Street, Cliff Road and Esplanade area may occur more quickly than currently envisaged. Should this be
the case, it may become feasible to provide a new garden, bandstand or even a glassed-in winter garden
in this area.

The Town Centre Movement and Parking Strategy

1.60 The AAP’s access, movement and parking strategy proposes:

The rationalisation of the Town Centre parking provision into fewer, better located and designed
car parks, as well as an increase in parking numbers to meet the requirements generated by
additional development (in line with maximum standards set by the AAP);
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the provision of information (e.g., variable message signing) on the location of parking and the
availability of spaces in the Town Centre, in order to minimise traffic generated by drivers
attempting to find suitable parking;

a reduction in the area in which on-street parking is permitted in the primary shopping area, both
to reduce traffic circulating to find parking spaces in front of shops and to improve the environment
for pedestrians (and thereby to improve the trading environment for retailers);

the provision of secure cycle parking facilities located at convenient access points to the Town
Centre and its principal focus points; and

the provision of adequate road space for cyclists.

1.61 Hilderthorpe Road is to be widened slightly as part of the Burlington Parade scheme to provide
comfortable two-way movement and safe access into the development at key points, together with a
new junction at Station Road. Bridge Street and Queen Street are to be closed to traffic during shopping
and office hours, with restricted access at other times. Beck Hill will provide the principal cross town
route, and Springfield Avenue will be downgraded to give priority to pedestrian movement.

1.62 New bus and coach drop off facilities will be provided along Station Approach to relate to the
railway station and the Burlington Parade scheme, but bus stops will be retained next to the Promenade
as now.

1.63 Parking provision is very significantly enhanced, with major new public car parks at the Harbour,
on the coach park site and in the vicinity of the current Palace car park plus replacement provision
(with some gains in spaces) in the Beck Hill area.

1.64 Overall the scheme will provide a net gain of about 750 public car parking spaces for short stay
parking (4 or fewer hours) in the Town Centre, plus a new, largely traffic free cycle route alongside
the footpath beside the Gypsey Race.

Deliverability of the Town Centre AAP

1.65 Ensuring the deliverability of the Town Centre AAP is integral to the proposals. Considerations
of deliverability underpin both the specification of the schemes – their location, scale and mix of uses
and design quality - and the proposals for the planning policies to enable and direct their delivery.

1.66 The factors that bear on the deliverability of the AAP are grouped into the five categories of
consideration set out below; the discussion introduces the AAP’s approach in response to each. Sections
3, 4 and 5 of the AAP set out the details.

i. A realistic assessment of prospective investor and occupier demand

1.67 The work for the Bridlington Regeneration Strategy (updated in October 2007) shows that,
providing the right supply side conditions are in place (appropriate locations and sites, setting and
neighbouring uses), and the wider economic climate (growth, inflation, interest rates) are conducive, it
should be feasible to attract developer and occupier investment for the types and scale of retail, leisure,
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housing, office uses, to the quality sought, and to deliver this development in the period to 2016. Planning
for a realistic level of demand much increases the chances that the desired types, scale and quality of
development sought will be delivered.

ii. Siting the development to capture the demand, attract the needed risk investment and optimise
the benefits of the development

1.68 A key consideration of the AAP’s proposals is to site this ‘demand’ so as to produce the greatest
feasible returns in enhancing performance of the Town Centre as a whole. The aim is both to ensure
the scheme is sited to optimise the chances of getting the needed scale, types and quality of investment
from the private sector, and to ensure the scheme has a positive effect on the established shopping
core, the Harbour and the Spa and its environs.

1.69 Burlington Parade, the principal development scheme along with the Marina, proposed by the
AAP is thus sited very carefully to:

put in place the needed connections between the Burlington Parade development and the
established shopping core via the new Primary Retail Circuit, ensuring existing retailers have ready
access to the additional trade drawn to Bridlington by the new development;

create the conditions, in new property and operating environments, for improving the rate of
growth in the local small business sector;

create the conditions that will optimise the likelihood of securing the risk investment from the
private sector in the uses, on the scale and of the quality needed;

bring into beneficial use large areas of under-used and ineffectively used land and property in the
Town Centre;

remove and replace, or restore where appropriate, buildings that are ill kempt or unsightly and
drag on the performance of the Town Centre; and

integrate the Harbour into the Town Centre in ways that will much enhance the visual appeal of
the Harbour and its value as an asset for the Town Centre’s regeneration;

realise the asset value of the Gypsey Race to provide new public realm, cycle ways, walks and a
park, as well as a setting for new high quality development; and

shift the shopping core away from the seafront, both reducing the adverse effects of the seasonal
uses on the shopping core, and creating the conditions for changes of use along the Town Centre
Seafront to year round activities compatible with the core business of the Town Centre.

iii. Planning policies to minimise delivery risks and remove other deterrents to enhanced
performance

1.70 Appropriate planning policies are needed to:
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promote the AAP’s regeneration strategy, which is defined by its objectives and the development
proposals designed to achieve these objectives;

prevent development that would pose a risk to the delivery of these objectives;

address the other deterrents to Bridlington’s regeneration; and

direct the other changes needed to minimise the risk of adverse effects and to optimise the benefits.

Policy to promote the strategy

1.71 The AAP proposes to promote the strategy by setting out in policy:

the regeneration priorities within the Town Centre;

the strategic objectives of the strategy;

the considerations that will be taken into account in determining whether development proposals
meet the criteria for sustainability, design quality and accessibility;

the specification of and objectives for the principal developments proposed to deliver the strategy.

Policy to prevent development that poses a risk to the strategy

1.72 Risks to the strategy arise where development proposals prevent the objectives of the
regeneration strategy from being delivered. These risks arise principally where:

development outwith the target development areas in the Town Centre dilutes the developer or
occupier demand needed to enable the delivery of the regeneration strategy, making it infeasible
as a consequence to achieve in a timely fashion either the types, scale or quality of development
sought or the benefits sought from the development for the Town Centre as a whole; and

piecemeal development within the Burlington Parade comprehensive development site where this
development risks undermining the feasibility of the scheme, including the case in law for assembling
the site compulsorily, should it prove necessary.

1.73 The proposed policies of the AAP respond to these risks by elevating the objectives of the
regeneration strategy in planning policy, by setting out the requirement for a comprehensive approach
to the Burlington Parade development and by stating unequivocally in policy that development that
poses a risk to the delivery of the regeneration strategy for the Town Centre will not be permitted.

The requirement for a comprehensive approach to Burlington Parade
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1.74 A comprehensive approach to the Burlington Parade scheme is essential to ensure that its
objectives will be achievable. This is because the market appeal of the site and the willingness of the
development market to deliver the scheme to the high standard required and in a timely manner, will
depend on the selected developer’s ability to control all of the matters which might affect the scheme’s
feasibility and viability.

1.75 Risks arise to a comprehensive approach from:

non-conforming development within or on the edges of the site; and

development that might either ‘cherry pick’ from the uses upon which the Burlington Parade’s
viability depends, or ‘free-ride’ on the developer’s investment in the Burlington Parade, without
contributing to the development’s costs.

1.76 Thus a comprehensive approach is needed both to remove these risks and to ensure that:

the site is large enough to create the new environment and provide the controls the developer
will require in exchange for taking on the risks entailed in delivering the scheme;

the site is configured so as to allow for enough retail units of the right size and shape to attract
the target retail occupiers and together to perform the needed anchor function;

the developer is able to control the interface between the Burlington Parade development and
the Marina, so the development can be confident both that the Harbour does not impact adversely
on the scheme if, for unforeseen reasons, the Marina does not proceed when planned and that
the Marina, when it does proceed, is developed so as to advantage the Burlington Quays scheme;

the scheme will be capable of returning the maximum value to Bridlington’s communities, which
requires the developer to be able to deliver, with due financial returns:

the retail and related leisure elements needed to enable the Town Centre to meet,
competitively, the catchment’s shopping needs;
the offices and office-type workspace needed to unlock the development and growth
of Bridlington’s small business base; and
the major improvements needed to public realm in the area, including the creation
of the green spine and town centre park along Gypsey Race, giving the town a
substantial new amenity for the Town Centre’s users and residents.

the major interests in the site, including the Harbour Commissioners, the Lord Feoffees, Network
Rail and Tesco and other major interests, will only be willing to participate in the scheme if they
are confident that their interests will be protected and that the town as a whole will be better off
as a consequence of the development delivery – which in turn requires a comprehensive approach.

1.77 The AAP’s proposed policy for Burlington Parade, therefore, designates the maximum extent
of the Burlington Parade site, and requires a comprehensive approach to its development in line with
the objectives for the scheme that are set out in policy and consistent with the guidance on the delivery
of the policy as set out in the Town Centre SPD.
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The removal of the other deterrents to the regeneration of the Town Centre

1.78 Policy also needs to address the following factors, each of which impinges adversely on the Town
Centre’s competitiveness:

shortcomings in the quantity, location and convenience of car parking, coupled with a tradition of
on-street parking;

the ‘back door’ property around the perimeter of the Harbour which cuts it off from the Town
Centre core, and much of which is either unsightly or poorly maintained;

the adverse effects of the seasonal surge on the Town Centre;

the adverse effect on the competitiveness of the Town Centre as a whole of the physical
conjunction of the seasonal seaside activities with the year round core business of the Town
Centre;

the adverse effects of the ‘closed’ and shuttered Esplanade out of season (the arcades and Fun
Fair), most particularly as the seafront should be one of the Town Centre’s principal year round
assets; and

the lack of a civic heart to the Town Centre within its core.

1.79 The AAP includes amongst the regeneration objectives elevated by proposed policy the objectives
of uniting the Harbour to the Town Centre core, improving parking and movement and removing the
adverse effects of the seasonal surge on the Town Centre.

1.80 The proposed policy for Burlington Parade includes the first phase of the Marina which will
achieve the object of integrating the Harbour within the Town Centre, introduce the new civic heart
and make significant improvements in parking and movement; the proposed policy for the Strategic
Public Realm Framework specifies the areas to be improved and the purposes of the improvements.
The proposed policies for the Town Centre Seafront seek changes of use in this area to year round
activities suited to the core business of the Town Centre.

iv. Commitment by the Council and Yorkshire Forward to the delivery of the strategy

1.81 The public sector is justified in intervening in private markets where it is necessary to achieve
the outcomes sought by stated policy, where the intervention will not displace private sector activity
or distort competition, and where the intervention can be justified as proportionate and value for
money.

1.82 Intervention of this type is required in Bridlington to deliver the principal projects, and is
committed by the Council and Yorkshire Forward. The Council is willing to contribute the land it owns
to the schemes, carry out the advance work needed to ensure the feasibility and deliverability of the
projects, assemble land compulsorily if it proves necessary and to make the necessary orders to deliver
the Marina. Both the Council and Yorkshire Forward are also committed to contributing finance to the
projects up to the limits justified by Government’s public sector spending test.
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v. Support by Bridlington’s communities for the projects

1.83 The regeneration strategy is the product of very substantial consultation with Bridlington’s
residential and business communities and reflects fully their aspirations. Where views gathered in the
consultation exercises have diverged, the AAP has reconciled the conflicts by recourse to the evidence
– ensuring that the proposals put forward in the Preferred Options Draft are justified by the evidence.

1.84 The Council is working closely with Yorkshire Forward on the delivery of the Town Centre’s
major schemes, and is in the process of setting up the working relationships needed with the existing
landowners in the areas of major change promoted by the Town Centre AAP, including the Harbour
Commissioners, the Lord Feoffees and Tesco. Affected households and businesses are being consulted
separately in addition to the consultation on the Preferred Options Draft of the AAP and the supporting
Town Centre SPD.

1.85 Section 4 of the AAP sets out the details of the Burlington Parade scheme and the approach to
the Marina; Section 5 sets out the proposals for the AAP’s delivery and for managing and monitoring
progress over the plan period.
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2 The Evidence Base Summarised

Introduction

2.1 This section summarises the evidence base for the Town Centre AAP, which is set out in full in:

Bridlington Regeneration Strategy (2004, with the data inputs and relevant analyses updated in
August 2007), which includes assessments of the town’s economic capacity, the town’s tourism
sector and Bridlington’s likely future sources of wealth creation and job generation, together with
the implications of these assessments for property demand in the office and workspace sectors;

Bridlington Retail Study, prepared in 2006, which sets out the assessments of the capacity in
Bridlington to support additional retail development in the period to 2016;

East Riding Local Transport Plan 2, which includes and justifies a number of schemes designed to
enhance access to and movement around the Town Centre, including the Park and Ride at South
Shore, variable message signing for the car parks within the Town Centre, improved short stay
car parking and the removal of on-street parking in the shopping core, new pedestrianisation
schemes in the core and new cycle routes;

the East Riding Housing Market Assessment. The emerging RSS increased East Riding’s allocation
to 1,200 dwellings per annum over the plan period – partly in recognition of the need to support
the regeneration strategy for Bridlington Town Centre;

the Housing Land Position Statement and the Managed Release Interim Planning Guidance
Monitoring Scheme;

the transport assessment work for the Town Centre development scheme (Burlington Parade);
and

the detailed work on the Marina following the agreement between the Council, the Harbour
Commissioners and Yorkshire Forward on the broad principles for its maximum extent,
specification, design and operation, which will be published in full alongside the Submission Draft
of the AAP.

2.2 The evidence will continue to be added to as the work on the AAP progresses, most particularly
in respect of the Marina. The account below is a brief overview of the evidence base.

2.3 There are two key parts of the evidence base:
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i. the analyses of Bridlington’s needs for land and property in the Town Centre AAP area, drawing
both on the evidence of Bridlington’s past performance in delivering social, economic and
environmental wellbeing and on the evidence of its future prospects for doing so, taking into
account the requirement to conform to higher order policy for delivering sustainable communities;
and

ii. the projections of realisable demand for development land and property to meet Bridlington’s
needs – meaning, all factors considered, how much development in the principal land uses (housing,
offices, shops etc) Bridlington could expect to generate over the planning period to 2016, taking
into account the fact that most new development will be delivered by the private sector. The
private sector will only invest if it can achieve a financial return in line with its risk and in comparison
to competing investment opportunities.

2.4 Also critical is the relationship between the different parts of the evidence base – both:

to understand the inter-relationships between the different types of land use need (e.g., the
relationship between housing and employment); and

to understand the factors, and the relationships between them, that explain why the local economy
performs as it does, and particularly why it underperforms the potential that is suggested by
Bridlington’s size, economic structure and assets.

2.5 These relationships are set out in full in the Regeneration Strategy. The focus in this section is
on the individual components of the evidence base.

The Performance of Bridlington’s Economy

2.6 Bridlington’s economy is not dissimilar to that of many seaside towns – which, like Bridlington,
grew up initially because of their ports and as service centres for their rural hinterlands and then in the
19th and early 20th centuries as seaside resorts. Most seaside towns have struggled as their traditional
markets have shrunk, but many are finding new purposes to sustain them and the more successful are
now very competitive indeed. A common characteristic is their popularity as places to live and,
increasingly, to work. Tourism amongst the more successful accounts for a reducing share of activity,
and the more successful have increasingly diverse economic structures centred chiefly around the
success of the towns in meeting the needs of their residents and businesses.

2.7 Bridlington is the principal centre within the Bridlington and Driffield ‘travel to work area’ (TTWA)
which has a population of about 64,000 and supports some 19,400 employee jobs; 58% of the TTWA
population and about 51% of the employee jobs are in Bridlington (Bridlington’s share of jobs rises to
76% if the Carnaby area is included as part of Bridlington). More than 75% of the population works
within this travel to work area.

2.8 Population and employment grew by about 6% in Bridlington’s TTWA between 1991 and 2001.
Employment grew by 19% between 1991 and 2005, although more than half of this growth took place
before 1995.
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The Population

2.9 The proportion of Bridlington’s working age population that is active in the labour market (is in
or is seeking work) is very low at 70% (Census 2001), compared, for example, to the participation rate
at Scarborough of 77% and for East Riding as a whole, 77%. This compares to the typical average for
seaside towns which is significantly higher at closer to 80%.(i) Unemployment levels in Bridlington are
also high and persistently so (6.6% in February 2007 and 8.8% at the time of the Census(ii)).

2.10 Self-employment (insofar as people are accurate in responding to the Census) in Bridlington is
comparatively high at 16%, even compared to seaside towns where casual and seasonal work help raise
the averages. Of those in employment in Bridlington, just over two-thirds (68%) are in full time work,
again low even by seaside town standards.

2.11 While many factors contribute to the explanation for Bridlington’s underperformance on these
measures, the single most important factor is the sheer insufficiency of jobs in the local economy.
Other factors are the relatively low skill and education/qualification levels that characterise the local
labour market (40% had no qualifications at the Census date, compared to 31% with no qualifications
in Scarborough and 29% in the East Riding as a whole). Neither the age structure nor the incidence of
permanent illness and disability in Bridlington is out of step with other seaside towns, and therefore
are not explanatory factors.

2.12 Even allowing for the low rates of participation, Bridlington still has more people in the labour
market than it has jobs for them. Moreover, too many of Bridlington’s jobs are part-time jobs (32% of
all jobs recorded by the 2001 Census, compared to 28% in Scarborough and 26% in the East Riding as
a whole).

2.13 The occupation structure of Bridlington’s residents is also skewed towards the less skilled. Fewer
are in professional and managerial, associate professional and technical occupations (29% at the Census
date, compared to 38% in the East Riding as a whole), and very significantly more are in sales, customer
service, personal service and elementary occupations (43%, compared to 36% in the East Riding as a
whole).

Employment Change 1991-2005

2.14 Overall, employee employment in Bridlington grew by just 2% between 1991-2005, compared
to growth in the region as a whole of 17% over this period (and, for example, in Scarborough of 4%
and Whitby of 21%) The net gain in Bridlington’s jobs over this period (2005 is the latest date available)
mask some marked changes in the structure of the local economy. Jobs in primary and manufacturing
activity contracted sharply (a loss of some 400 jobs over this period) as did jobs in transport and
communications (a loss of 200 jobs).(iii)

i Bridlington is compared in the analyses for the Bridlington Regeneration Strategy to Folkstone, Lllandudno, Morecombe,
Scarborough, St Ives, Torquay, Weston-Super-Mare, Whitehave, Whitby, Whitley Bay and Whitstable.

ii February 2007: Job Seekers Allowance Claimants for the three wards which best make up the Bridlington settlement.
If the geographically very large East Wolds and Coast ward is added, the unemployment figure falls to 5.3%. The
comparable figure for Yorkshire and the Humber was 4.0% and for East Riding as a whole the unemployment level was
2.5%.

iii The data are published statistics (Office of National Statistics) from the Annual Business Inquiry for the years stated.
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2.15 These losses were more than offset by growth in a handful of service sectors, most particularly
in health, education and other public services (a gain of 700 jobs) but also in construction, ‘other services’
(a mix of personal, leisure, sport and recreation services), in distribution (principally jobs in supermarket
retailing) and in hotels and catering which together gained some 500 jobs. Job growth in all but
construction has been dominated by growth in part-time jobs.

2.16 Bridlington, however, and in contrast to trends regionally and nationally, lost jobs in business
services over this period (a loss of 300 jobs) – although business services (along with consumer services)
have been and remain the major drivers of job creation and wealth in the country.

2.17 More detailed evidence that compares Bridlington to a range of other seaside towns(iv) shows
Bridlington’s performance most starkly. The comparisons below show Bridlington’s significant
underperformance in these growing sectors – which are also the key sectors for any town or city
centre:

has just 73 retail jobs per 1,000 population (and the major share these jobs is accounted by
employment in supermarkets) – compared to 110 in Scarborough, 91 in Whitby and 161 in
Llandudno. Llandudno, however, is a major shopping centre for the whole of North Wales, and
Scarborough is one step higher in the shopping hierarchy than Bridlington;

Bridlington has 13 ‘other service’(v) jobs per 1,000 population – compared to 30 jobs per 1,000
population in Scarborough – the lowest share of any of the other seaside towns studied;

Bridlington has 23 business services jobs per 1,000 population compared to 56 in Scarborough
and, again, Bridlington has the lowest share of any of the other seaside towns studied; and

Bridlington has 31 hotel and catering jobs per 1,000 population, compared to 78 in Scarborough
and 79 in Whitby, althoughWhitstable (27), Whitley Bay (26), Morecombe and Heysham (25) and
Whitehaven (19) all had fewer even than Bridlington.

Bridlington’s Forecast Population Change and the Need for More Jobs

2.18 The single most important measures of local economic performance are those most closely
associated with wellbeing:

i. the balance between the number of people in a local labour market who are willing and able to
work and the numbers of jobs available for them; and

ii. the level of average incomes.

iv The comparison towns were Folkestone, Llandudno, Morecambe and Heysham, Scarborough, St Ives, Torquay, Whitby,
Whitley Bay and Whitstable; the comparisons are for 2005 using Annual Business Inquiry data.

v 'other services' covers a large number of diverse sector, but includes a wide range of personal services (e.g., hairdressing,
dry cleaning), leisure and sporting services, library services, media, theatre and so on. Overall, however, 'other services'
account for a relatively small share of jobs compared to the other service sectors.
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2.19 Bridlington underperforms on the first measure – its labour market balance – which helps to
explain why average incomes are below the averages in much of the rest of the sub-region.
Competitiveness – the gross value added per head of employed labour – is also very important, but
data at town level are not available. The three measures are closely related.

2.20 To calculate Bridlington’s future job needs, estimates are required first of the likely size of the
future labour market, and second the capacity of the local economy to create enough jobs to bring the
labour market into balance.

2.21 The projections of population change prepared for the East Riding as a whole and factored to
the Bridlington area indicate that between 2006 and 2016, Bridlington’s population will increase by a
further some 4,300 or so people. If the current proportion of working age (55 %) is the same in 2016
as it is now, the effect will be to increase the number of working age residents in Bridlington by 2,400.

2.22 The implications for Bridlington’s needs for jobs are:

if the current, very low, economic participation rate (70%) also still applies in 2016, the number
of economically active in Bridlington will rise by 1,700. Thus, even maintaining the currently poor
labour market balance (and the unacceptably high unemployment rate) necessitates the creation
of another 1,600 or so jobs by 2016;

reducing the unemployment rate by half to 3.0% (still higher than the national average) would add
a requirement for a further 500 jobs. Raising the participation rate to a more acceptable 75 % as
well would require a further 800 or so jobs;

thus, overall Bridlington needs at least 2,900 new jobs by 2016 to bring the labour market into
balance.

2.23 More jobs still would enable participation rates to rise further and unemployment levels also to
fall – helping to raise average household incomes to closer to the sub-regional average.

2.24 Achieving this is a correct goal for the Area Action Plan.

Bridlington’s Capacity to Create the Needed Jobs

2.25 To establish Bridlington’s capacity to create the new jobs it needs, forecasts of prospective
employment change have been prepared for two scenarios:

i. a base case (reflecting longer term growth trends); and

ii. a higher growth case (which reflects the stronger economic growth rates experienced in the
region over the past 4-5 years).
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2.26 These are derived from forecasts prepared for the RSS and RES by Yorkshire Futures using a
regional econometric model, and have had regard for the Council’s Employment Land Study.(vi)

2.27 These scenarios assume that there will be no constraints to achieving the forecast growth
imposed by the lack of appropriate development sites and property or infrastructure or operating
conditions (the only constraints assumed in the forecasting model relate to the size and character of
the labour market). This is a critical assumption as the forecasts are only a measure of the economy’s
capacity – what could happen if there were no constraints in terms of land, property and infrastructure.

2.28 The base case employment forecast also assumes no significant additional public sector investment
(no more than has been the case in the past in Bridlington). The scenarios are calculated by assuming
that Bridlington’s relationship to the performance of the East Riding as a whole continues into the future
(i.e., the ratio of employment growth, sector by sector, in Bridlington(vii) to the East Riding between
2002-2016 reflects the existing position).

2.29 The results of the forecasts show:

under the base case scenario, overall employment is forecast to grow in Bridlington by 12%, adding
2,230 net additional jobs over the 2002 total – in line with what is needed, on the assumptions
the evidence suggests, to bring the local labour market into balance;

under the high growth scenario, employment is forecast to increase, net, by over 15% over the
period between 2002 and 2016 – producing a net gain of about 2,875 jobs. This level would enable
participation and unemployment rates to come into line with the sub-regional averages.

Clearly, achieving even the base case forecast would require a step change in the town’s fortunes – but
this has happened in other seaside towns. St Ives and Weston-super-Mare in the South West achieved
this, and Whitstable in the South East did better yet. Nonetheless, the wider economic circumstances
of these very much more successful towns have been more conducive to economic growth.

2.30 The key point is that the focus of the AAP must be on job creation – and therefore on
interventions that will lead to job creation.

The Implications for the Need for Office Floorspace

2.31 The econometric forecasts alone (i.e., before the realities of the local property market are
factored in) suggest that, over the period to 2016, there will be a need for net gains in offices in the
town:

under the base case, the stock of floorspace needed to accommodate jobs in office-based activity
over the period to 2016 will rise by 6,526 sqm (c70,200 sq ft); and
under the high growth scenario, the requirement rises to a net gain in office stock of 7,900 sqm
(c 85,000 sq ft).

vi This study was prepared for the Council in 2007 and is available on the Council's website. The study does not deal
specifically with office demand in Bridlington. That work was done for the Bridlington Regeneration Strategy, which has
been updated to provide part of the evidence base for the Town Centre AAP.

vii Here, the area approximating to 'Bridlington' has been defined using data for the wards of Bridlington North, Bridlington
South, Central and Old Town and East Wolds & Coastal (to ensure that employment located at Carnaby to taken into
account).
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The Property Market

2.32 In practice, the new build / refurbishment requirement for additional offices typically will be
greater than the requirement for net gains in stock suggested by the employment forecasts. Further
additional property may be needed both to allow for churn (choice in the market, which requires a
certain level of vacancy), and to allow for the replacement or change of use of office accommodation
which is sub-optimal.

2.33 Bridlington has no office market as such, although the evidence shows that there is still a
requirement for offices – as the success of the Bessingby Business Centre testifies.

2.34 Nonetheless, apart from the ‘grow on’ space at the Bridlington Business Centre and the
refurbishment of the former Turner’s factory at Bessingby Industrial Estate which can be used for either
workshop or offices, there has been very little change in the stock or quality of offices in Bridlington.
There is still a notable lack of quality office accommodation, especially in the Town Centre.

2.35 Local agents attribute this to parking constraints and the quality of accommodation on offer.
Most office space is first floor premises – and will never meet the need for office space in the Town
Centre. The market does not want to use it for this purpose and it drags on the market’s willingness
to supply an alternative. The consequence is to place a supply-side break on the local economy’s ability
to realise growth which it could otherwise achieve.

2.36 Thus the lack of an attractive office ‘product’, together with the lack of appropriate operating
conditions (especially in the Town Centre) would appear to be one of the key factors in why Bridlington
has performed so much worse than other seaside towns, and very much worse than the rest of the
East Riding, in office-based activity.

Conclusions on the Demand for Land

2.37 Overall, the expectations for the performance of the economy, assuming the Regeneration
Strategy is delivered and taking into account of the local economy’s capacity to change and the
characteristics of the local property market, the evidence suggests the requirement for offices in over
the plan period will be:

some 2,000 – 4,000 sqm of office type floorspace, in a mix of provision targeted both at businesses
capable of operating efficiently from the Town Centre and at businesses requiring regular trips by
car to service their customers who would be better located out of the centre.

2.38 Higher order policy (national and regional) directs office uses to town centres, and this provision
is a core plank of Proposed Policy BridTC10.

Tourism

2.39 The main task of the evidence base in respect of tourism is to ensure that policy options that
are intended to support the tourism sector are properly informed. To be so, it is essential that options:

26

Bridlington AAP Preferred Options



take into account robust estimates of Bridlington’s future potential as a tourism destination, given
the evidence on structural change in Britain’s traditional seaside holiday market, the competition
elsewhere in Britain and abroad for this diminishing market, trends in tourism generally and
Bridlington’s potential for developing new tourism markets;

‘correct’, where this is feasible, the factors that impinge adversely on Bridlington’s ability to compete
effectively in its tourism markets (where these factors can be influenced by changes in the use and
development of land, property and other assets which relate to the land use planning system); and

take advantage of new opportunities for generating income and supporting employment in tourism
– opportunities that the evidence shows should help offset in Bridlington the income and job losses
from the town’s traditional, but shrinking, seaside holiday market.

2.40 The Council commissioned, as part of the work for the Bridlington Regeneration Strategy, a full
assessment of Bridlington’s recent performance as a tourism destination and its prospective future.

2.41 The study found that Bridlington supports (2002) just 580 employee jobs (full and part-time) in
tourism, equivalent to 5.8% of all employee jobs in the town (defined to exclude the Carnaby area, and
a smaller percentage still if the Carnaby area is included). Even if this figure is an under-estimate (because
of the high levels of self-employment, casual and seasonal employment in the sector), comparisons with
other seaside towns on exactly the same basis show that Bridlington’s share of job in tourism is close
to the bottom end for seaside towns.

The Future of Bridlington’s Tourism Sector

2.42 Considerable research has been done in recent years in an effort to find ways of enabling Britain’s
traditional coastal resorts to diversify their economies in response to the continued shrinkage in the
resorts’ core seaside holiday market. Numerous regeneration initiatives have also been mounted in
seaside towns around the country in an effort to prop up, reinvigorate or re-model the tourism offer
of these towns. The evidence, however, is discouraging. The more successful towns have reduced their
dependency on tourism altogether and capitalised instead both on the popularity of seaside towns as
places to live and as places where much more diverse and higher value-added economic structures can
be put in place.

2.43 The recommendations of the tourism work for Bridlington came to the same conclusion.
Bridlington is a popular place to live and has already made significant strides in diversifying the local
economy; improving Bridlington’s ability both to continue this diversification and to service the needs
of its catchment should also produce the dividends needed to improve its appeal as a tourism destination.
The greatest urgency is to improve Bridlington’s appeal as a place to live and to satisfy locally the choice
of jobs, shopping and leisure services that goes with a good quality of life. The evidence is compelling:
focusing on new tourism attractions first or alone will not work.

2.44 Bridlington also has other assets – including the Harbour and natural environment – which stand
to help offset income and job losses from the holiday market and to do so in tourism sectors which
have higher value-added and less adverse impact (i.e., more spending per visitor and a less damaging
surge in seasonal traffic).

2.45 The research suggests that a competitive Bridlington will need:
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2.46 a diverse economic base which goes with the grain of structural change in the wider economy.
Change requires suitable supply-side conditions (labour force, property offer, environment, access etc)
and an acceptance that traditional seaside tourism markets have shrunk and are continuing to shrink;

i. to maintain and boost its appeal as a place to live, particularly for those in work and those with
good disposable incomes;

ii. to reduce its dependency on the day trip seaside market. Although day trips are expected to
increase overall, spending per head is not. Thus the benefits of this activity need to be carefully
weighed against the costs – high levels of seasonal traffic and the impact on the ability of the Town
Centre to compete for its residential and business markets;

iii. to meet the needs – in the Town Centre - of its residents and businesses for shopping, other
consumer services and business services; that is capable of competing for the major share of the
spending available in the catchment, in particular the spending of the better off;

iv. to ensure that the Town Centre is able to develop a critical mass of complementary and competing
activity that meets the needs of its residential and business catchments, and that these services
are easy to access, including on foot, by cycle and by the mobility impaired, as well as by private
car and public transport;

v. to develop more a specialised seaside tourism offer in sectors that offer prospects for growth and
higher spending (including a wide range of water-based recreational and sporting activities, sailing
etc); and

vi. to develop Bridlington’s competitiveness in growing, year round, tourism sectors – most particularly
activity and special interest short breaks, certain conference sectors and pub sports (in both cases
capitalising on the Spa’s potentially greater competitiveness in these markets).

2.47 Bridlington’s accommodation sector needs to improve markedly. It is still dominated by B&B
and guest house provision, which is variable in quality and much which does not meet the expectations
of the growing sectors of the overnight visitor market. The scale of the provision deters investment in
more up to date hotels. The static caravan and holiday homes sector, however, is one of Bridlington’s
significant successes.

Shopping, Leisure and Hotels

2.48 The need for additional retail floorspace in Bridlington is (as it is in any town) calculated with
reference to:

the spending on retail goods in the catchment and the rate of forecast growth in this spending;

the projected growth in the catchment’s population;

the turnover capacity of existing shops (which includes the ability of existing retailers to compete
for added trade); and

the scope for ‘clawing back’ for Bridlington spending that is presently lost to competing centres.
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2.49 The calculation of this potential need provides the theoretical potential for Bridlington to support
further (or different) retail floorspace. The spending potential is theoretical because of the way retail
development is financed and delivered. Retail developers need to have opportunities to provide new
development and retailers themselves need to want to operate from the developments. The task of
the AAP is to ensure that it allocates development opportunities that can realistically be delivered.

2.50 Retail spending is divided between comparison goods (non-food goods which people buy less
frequently; these are called ‘comparison’ because these tend to be the items which people compare for
best price); and convenience goods (food and other day-to-day items like newspapers).

2.51 Spending patterns in Bridlington were established via a survey of a sample of households in the
catchment that was carried out in November 2005. The catchment is the area around Bridlington where
residents would be expected, because of distance and the scale of shopping floorspace, to use Bridlington
most frequently to meet their shopping needs. The extent of the catchment is defined by the proximity
of a competing centre at the same or higher position in the shopping hierarchy; at the outer extent of
the catchment, residents have a clear choice, based on distance, of which centre to use most frequently.

2.52 The more successful a town centre, the higher the proportion it attracts of the comparison
goods spending available within its catchment. Indeed, because shopping is a core town centre function,
the competitiveness of a town centre’s shopping offer is critical to its competitiveness in all other town
centre sectors (food and drink, leisure and entertainment, culture, other personal services and
office-based services).

Comparison (Non-Food) Retailing

2.53 The survey of shopping patterns in Bridlington’s catchment found that just 27% of the available
spending on non-food retail goods goes to Bridlington Town Centre. A further 15% goes to shops
outside the Town Centre and to other centres within the catchment. The Town Centre’s retention of
catchment non-food retail spending is much lower than is consistent with a successful, competitive
town centre.

2.54 Spending is lost principally to Scarborough, which takes 20% of the catchment’s spending, to
Hull which takes 16%, York which takes 10% and Beverley 4%.

2.55 Hull is the sub-regional centre, and its share of catchment spending is in line with expectation;
York’s share is more than it should be; and Scarborough’s is very considerably more. Beverley is 22
miles from Bridlington, and has less retail floorspace than Bridlington Town Centre, but is continually
improving, investing and expanding. Scarborough is 18 miles away, competes in Bridlington seaside
markets and is also investing heavily both in its retail offer and in diversifying its visitor markets. If
Bridlington were fully competitive, it would not lose trade on the scale it does to these competing
centres, and it will need to take very significant steps if it is not to lose still more trade to these centres
in the future.

2.56 The retail study and the other evidence gathered for the Regeneration Strategy suggests that
the principal shortcomings (and the relationships between them) in Bridlington are:

i. the absence of the types (sizes, configuration, neighbouring uses and trading environment) of units
that are attractive to the key anchor multiple retailers, which is a function in turn of;
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ii. shortcomings in the shopping environment (not attractive enough to enough shoppers which
partly explains the absence of the unit sizes needed);

iii. the obstacles that are put in the way of the needed risk investment by the pattern and nature of
land ownerships (which make it difficult for a private developer to assemble a site that is in the
right location and is big enough);

iv. the absence of a clear retail circuit – a prime shopping route where pedestrian footfall is highest
as pedestrians move between shops on any one shopping trip.

Typically, a circuit will have ‘anchors’ (big footfall attractors) along its route which define
the circuit – enabling the shops between the anchor uses to benefit from access to the
high levels of footfall. The principal generators of footfall tend to be the larger multiple
traders – the fashion and variety stores which are the principal pulls for any shopping
centre.
The secondary streets in a shopping centre tend to lead off from the prime circuit, and
depend on the footfall generated by the primary pedestrian flow. In Bridlington, there is
no clear area of ‘prime’ nor are the anchor stores located so as to create this circuit;the
sheer extent of the area that is given to shop fronts, and the effect of this on dissipating
demand and diminishing any scope for critical mass, given in particularly the long, linear
and largely struggling streets of secondary shopping that lead out of the centre; and

v. the impact on the shopping core of seasonal trade, which appears to have two kinds of adverse
effect:

The surge in seasonal activity discourages the consistent use of the Town Centre by
residents of the catchment. They grow accustomed to using other centres during the
summer season to avoid the congestion, parking difficulties and so on, and then
continue to use the alternative centres out of season; and
The seaside activity – the arcades, the fun fair, the takeaway food activity and so on
– sits uncomfortably with the retail offer, in part because of the poor inter-mix and
in part because, especially out of season, the shopping streets are buffeted by the
seafront micro-climate.

2.57 These factors, independently and in relationship to each other, explain why retail rents have not
increased in Bridlington as they have in comparable centres elsewhere (with the sole exception of the
recent deals on the new Promenades units) and remain very low, as well as why yields (a measure of
risk) remain much higher (worse) than in similar-sized seaside resorts and, most tellingly, than in
Scarborough and Beverley.

Prospective Demand for Comparison Floorspace

2.58 The prospective demand (capacity) for additional comparison goods retail floorspace in the
Town Centre over the period to 2016 is in the order of 15,160 sqm (163,180 sq ft) net sales area,
which equates to about 21,660 sqm (233,100 sq ft) gross floor area. The demand figure assumes a
modest improvement on current retention levels for the established shops in the Town Centre (retention
means the share of spending in the catchment that is captured by shops the in Town Centre).
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2.59 This capacity, however, is theoretical unless steps are taken to create the kinds of conditions
that the retail market (developers, retailers) will be willing to respond to. These conditions include the
provision of new retail floorspace that is attractive to retailers not represented in the Town Centre
or existing retailers who wish to expand or relocate, as well as improvements to the shopping
environment for established retailers.

Prospective Demand for Convenience Floorspace

2.60 In the food and other convenience goods retail sector, the Bridlington catchment area retains
a much higher proportion (83%) of available expenditure because people will generally travel only
relatively short distances to shop and there is a wide choice in the catchment. Thus the need for
additional food retail floorspace in the Bridlington catchment is not as pressing as in the non-food sector.

2.61 The best estimate of the scope for additional convenience goods floorspace is around 1,250
sqm (13,500 sq ft) net sales area in the period to 2016 if developed in superstore format, which equates
to around 2,100 sqm (23,000 sq ft) gross. If developed in smaller supermarket format, the floorspace
capacity rises to around 2,300 sqm (24,500 sq ft) net, or around 3,800 sqm (40,900 sq ft) gross.

2.62 As with the non-food sector, the quantitative estimate of Bridlington’s capacity for additional
floorspace is only a guideline. The planning system should not protect existing traders from additional
competition – whether they are in the Town Centre or not. Instead the task of the planning system
is to promote the viability and vitality of the Town Centre as a whole – including protecting the Town
Centre from competition from outside the Town Centre.

Commercial Leisure Sector

2.63 Overall, spending on leisure in Bridlington’s catchment is projected (using local data and national
growth projections) to grow by 24% (a gain of £32.3m) in the period up to 2016. How this growth
might be expended locally depends very much on what opportunities the market supplies – thus current
spending patterns can only provide a guide to what might happen in future.

2.64 On current spending patterns in the catchment, almost two-thirds of this spending growth (some
£20m) will go to eating and drinking outside the home (restaurants, cafés and bars). The rest will go
to a wide mix of activities, with no single activity capturing any significant market growth (e.g., bingo
halls, casinos and cinemas).

2.65 Therefore, while the data suggest reasonable growth potential in the food and drink leisure
sector, there would appear to be less scope in entertainment-type leisure.

2.66 Nonetheless, the sector is dynamic, changing and operator-led. If an investor feels capable of
attracting customers by diverting spending from other facilities, the planning system does not prevent
additional development provided it meets other criteria for vital and viable town centres.

2.67 Based on experience elsewhere, it is reasonable to expect that Bridlington could support around
an additional 3,300 sqm (or so) of floorspace (gross) in these activities over the plan period. Techniques
for forecasting demand in the leisure sector are much less advanced that in the retail sector, so the
3,300 sqm is no more than a guideline.
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Hotels – Prospective Demand

2.68 Attracting good quality new hotels to Bridlington – in the full service as well as budget categories
– will require substantial improvements in broadening the market appeal of the town’s offer.

2.69 The Council’s aim in investing in the Spa is to stimulate demand for a better choice and standard
of accommodation by increasing the Spa’s competitiveness in markets which require overnight stays
(e.g., conferencing and events). The Council has recently studied the potential to attract a hotel into
Bridlington to support the investment in the Spa. The findings of this work suggest there should be
demand for the provision of at least one good quality budget operation. It will be much more difficult
for Bridlington to attract a new, good quality, full service hotel, but with the completion of the Spa, the
proposals for Burlington Parade and with a commitment to a Marina, it should be feasible. It is likely,
however, that the public sector will need be proactive in securing this investment, and will need to
ensure the hotel opportunity is actively encouraged as part of the delivery of either or both Burlington
Parade and the Marina.

2.70 Other aims of the Regeneration Strategy are very significantly to increase the level of business
activity in the Town Centre (most hotels need week-long and year-long business trade to sustain them)
and to encourage more diversification amongst the former housing stock that is currently given over
to guest houses and B&Bs.

2.71 While guest house and B&B accommodation served the needs of the seaside holiday market
well, this market has shrunk and significant parts of even the traditional holiday market want a more
predictable quality of offer and a more diverse choice (including self-catering flats and caravans and
hotels).

2.72 The Council commissioned a specialist study of the hotel market which concluded that there is
unlikely to be demand for a full service hotel of three or four stars, but that there should be demand
for at least one good quality budget hotel. The hotel market is complex and there may be opportunities
to induce hotel development as part of the Burlington Parade development, particularly in offering a
site overlooking the Harbour and Marina and well-connected to the Spa. The Burlington Parade scheme,
with its first phase of the Marina and the prospect of the further work to create the full Marina, very
significantly alters the market conditions for hotel development in the Town Centre.

2.73 The Council therefore propose to promote a good quality hotel as part of the Burlington Parade
scheme, and to use its powers and resources as necessary to lever this critical plank in the Town Centre
regeneration strategy.

Delivering Retail and Leisure Development

2.74 There are six broad types of condition that need to be met to capture Bridlington’s prospective
retail and related leisure spending and to create the competitive retail-led, mixed use Town Centre
‘offer’ Bridlington needs:

i. There needs to be a ‘retail circuit’ that concentrates and directs the major share of pedestrian
movements across as much of the shopping centre as possible.
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ii. There need to be sufficiently strong anchor stores to create the circuit – to draw the principal
shopper flows between anchors and across the frontages of the unit shops, both to ensure the
vitality and interest of the primary shopping streets and to provide the strength of shopper footfall
needed by the secondary streets that lead off the primary streets to thrive and offer the independent
shops that give any centre its distinctive appeal and individuality.

iii. There need to be sufficient numbers of retail units – of an appropriate unit size and configuration
– along the length of the retail circuit to attract in the multiple retail traders (chain stores) which
are critical to any centre’s ability to pull shoppers in.

iv. Any new development for shopping needs to ‘plug into’ the existing shopping core to ensure that
the existing shopping core can compete for the new footfall.

v. The shopping offer needs to be well integrated with other things to see and do – including
restaurants and pubs, shop front services (like estate agents, hairdressers) and the Town Centre’s
office areas and the services that support these (travel agents, printers, professional service
companies and so on).

vi. Increasingly Town Centre housing is an important part of the mix as are hotels, cultural activities
and other forms of entertainment – like recreation, cinema, theatre and so on.

Housing

2.75 The latest population projections(viii) for Bridlington forecast an increase in the town’s population
from about 37,400 in 2006 to 41,750 in 2016, a gain of about 4,350. At the average household size of
2.2 persons per household for Bridlington, this amounts to some 1,980 additional households.

2.76 Single person households are forecast to continue to increase, particularly in the older age
groups. These new projections have fed through to the housing requirement figures for the East Riding
set by the review of the Regional Spatial Strategy that is currently underway and has reached Panel
Report stage.

2.77 The JSP establishes a housing requirement of 1,050 p.a. up to 2016; 200 of these completions
should be in the Eastern sub area, with a particular focus on Bridlington as the only principal town in
the sub area, although the needs of Hornsea, Withernsea and the smaller settlements in the sub area
cannot be ignored.

2.78 Emerging RSS, however, proposes that the net additional housing requirement in East Riding
over the period to 2016 be raised to 1,200 dwellings p.a. This was the level of housing supported by
East Riding during the Examination in Public, subject to ensuring that the East Riding could accommodate
this addition in a sustainable manner. The increase from the JSP requirement was justified in part on
the basis that there may be a need for the gain to support the delivery of the Bridlington regeneration
strategy.

viii Estimated from the ONS 2004 based sub national population projections for the East Riding
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2.79 Since the Panel Report was published, more up-to-date household projections have been published
which suggest that the regional housing requirement will have to be increased. The Secretary of State’s
Proposed Changes to the RSS includes increased draft figures for the Region, albeit the draft figure for
the East Riding has remained practically the same.

2.80 The Council is currently, as part of the process of preparing its wider LDF, is preparing a housing
trajectory approach. Early results – subject to amendment as the Council progresses and completes
this work – indicates that there is likely to be a further (residual) requirement to 2016 for some 600
dwellings for the eastern sub-area, having taken account of sites with planning permission (at over 850
dwellings). Bridlington as a whole is likely to be apportioned up to 50% of this housing requirement,
amounting to some 300 dwellings.

2.81 Three hundred dwellings alone, however, would be insufficient for several compelling reasons
in respect of the requirements of the Bridlington regeneration strategy:

300 dwellings would be likely to accommodate about 460 economically active persons (at 70%
activity rate), which is not consistent with the estimated economic capacity of Bridlington to create
much-needed jobs over the 2016 period. The consequence would be to put a break on otherwise
achievable job growth and wealth creation or to increase levels of in-commuting. Neither
consequence is consistent with the objectives of the Regeneration Strategy nor the aims for
creating sustainable communities;

the evidence for the Bridlington Regeneration Strategy indicates there will be an additional 1,230
households in Bridlington over the period to 2016, which will require considerably more than 300
dwellings to be added to the existing housing stock. Bridlington’s population grew quite strongly
in a period when the local economy did not; achieving the stronger economic growth the town
requires to restore wellbeing will stimulate (needed) population growth and require more housing;
and

there is no significant level of vacancy within the town’s existing housing stock which might
otherwise allow flexibility in new housing provision, even allowing for substantial progress in
encouraging a change of use to family homes and apartments of the B&B, guest house and multiple
occupation stock in and surrounding the Town Centre.

2.82 Although housing completions in Bridlington particularly (and the eastern sub-region generally)
are running ahead of annual targets, there is a compelling case for excepting the rate of housing
development within the Town Centre AAP area, subject to monitoring supply to ensure supply does
not significantly outstrip demand:

there is a pressing need for the regeneration of the AAP area, and residential development is
fundamental to achieving this regeneration;

conversions and changes of use to self-contained housing are needed to much of the
outdated B&B and Guest House stock for which demand from visitors is falling as
the town’s tourism sector adjusts to structural change in its markets;
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the feasibility and viability of the Town Centre development scheme (Burlington
Parade) depends on the delivery of a substantial increment of housing (up to some
600 units), ensuring not only that the new parts of the Town Centre are active and
overlooked throughout the day and evening but also that the relatively high value,
low risk housing elements help to lever the lower value, higher risk elements (like
offices) and make it possible to secure contributions to much-needed public realm
and other ‘public goods’ (e.g., the proposal for a new community building and library
sited on the new Town Square);

a Town Centre ‘lifestyle’ offer is a key plank to retaining within (and attracting to)
the local labour market more young and skilled who are attracted by this type of
accommodation

the AAP area will remain a key focus of the tourism industry in the East Riding, and the housing
stock needs to reflect the demand for second homes and high quality holiday accommodation
from markets that cannot be satisfied by the caravan and chalet sector

2.83 The Burlington Parade scheme proposes up to 600 dwellings, and this figure is consistent with
the allocation for Bridlington, taking into account the nature of the target markets for the housing in
Burlington Parade, Bridlington’s role and in particular that of the Town Centre as a tourist destination,
and the number of extant housing consents in other parts of the town.

2.84 There is also a need to link the regeneration of the AAP area with a refreshed housing offer in
respect of housing type. Currently, the most common house type in Bridlington is semi-detached
property at around 32%; detached properties form some 23%. Both proportions are higher than the
regional average. Flats comprise about 21% of stock, and whilst higher than the regional average, well
under half are conversions rather than purpose-built. Semi-detached and detached properties have
seen prices more than double between 2001 and 2004. Increases in the prices of flats started slowly
in 2001 but more recently has seen good growth.

2.85 New, purpose-built flats and town houses, particularly in conjunction with improvements in the
‘lifestyle’ offered by the Town Centre, would appeal to both job-seekers and other single person
households who will continue to create strong demand for property in the plan period. Furthermore
the development industry is now well adapted to providing this type of property in rejuvenated Town
Centres. There is also potential for housing targeted at the retirement market – in new models attractive
to the increasingly affluent retired. The tourism sector also offers potential for investment, privately
let and second home properties.

2.86 At present, 17% of properties in Bridlington are private rented; this is twice the regional average,
but is consistent with a holiday resort where there is typically also a disproportionately high proportion
of state beneficiaries in privately rented property. Some 13% of stock is social rented, against 21%
regionally and 70% owner occupied, marginally below the regional average.

Affordable Housing

2.87 Policy on affordable housing in the East Riding is presently in flux, and Policy H5 of the East
Yorkshire Borough Wide Local Plan is not saved. New affordable housing policy will be formulated as
the Council prepares its Core Strategy and takes on board the findings of its recently completed Housing
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Market Assessment. In the meanwhile, the Council must fall back on the requirements of national policy
(PPS3), existing regional policy (RSS12, Policy H3), emerging regional Policy (RSS Panel Report, 2006,
in respect of Policy H3) and the Joint Structure Plan (Policy H6). Interim arrangements are being
considered currently, and the Town Centre AAP will need to take these on board when they are firmed
up in due course.

2.88 PPS3 defines affordable housing as social rented and intermediate housing that meets the needs
of eligible households, including availability at a cost low enough for them to afford, determined with
regard to local incomes and housing prices. Social rented housing is housing owned and managed by
local authorities and registered social landlord, where rent levels are determined through the national
rent regime. Intermediate affordable housing is housing at prices and rents which are above social
rented, but below market values, and can include low cost homes for sale and intermediate rent.

2.89 Affordable housing is financed both by registered social landlords and private developers (and
once again is set to be financed and built by local authorities). Affordable housing policy sets the threshold
at which developers are obliged to contribute to the local authority’s need for affordable housing.

2.90 PPS3 sets as a key objective of planning policy the creation of mixed communities, particularly
in terms of tenure, price and a mix of households, such as families with children, single person households
and older people. Local authorities are obliged to set a target for affordable housing locally, drawing
on the findings of their Strategic Housing Market Assessment. Affordable housing provision should meet
the needs of eligible households, including availability at a cost low enough for them to afford, with
regard to local incomes and local house prices. PPS3 sets a threshold for the provision of affordable
housing privately developed schemes of 15 or more dwellings, but states that local authorities can set
lower minimum thresholds where necessary and practicable.

2.91 RSS12 (2004), Policy H4, states that local targets for affordable housing provision should be set
by each district in consultation with housing authorities and other social and affordable housing providers.
Policy H4 sets a threshold for provision by private developers of schemes with 15 or more dwelling
units.

2.92 The Secretary of State’s proposed changes indicate (Policy H3) a requirement of 40% or more
for affordable housing in the East Riding, but neither provides a threshold for the application of the
requirement or a target number of dwellings, leaving this instead to be determined by the Council.

2.93 East Riding’s 2006 Housing Market and Needs Assessment indicates that there is an annual need
in Bridlington for 56 affordable units for the next five years (2007-2011) – which, over the five years
for which the need is estimated, amounts to 280 dwellings. Until the Council sets a threshold and total
target, it is not possible to set a requirement for the AAP area, within which only a share of Bridlington’s
housing allocation will be met.

2.94 National policy recognises that the affordable housing requirement can place, in some local
markets and in some circumstances, an onerous condition on private investment. The Council is allowed
to take this possibility into account in applying the requirement to specific developments.
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Public Realm

2.95 The evidence base for the provision of the proposed Strategic Public Realm Framework sits
within the Regeneration Strategy, and is, additionally, a response to the Bridlington Town Charter and
the aspirations of Bridlington’s communities as expressed by the Town Team.

2.96 The evidence shows – reflected in the views of the Town Team and responses to the Issues and
Options draft of the AAP – that Bridlington’s communities are very concerned that the public spaces
in the Town Centre in too many instances fall short of the standard wanted. The confirmation of these
views is reflected in property values (low) and trends (low rates of growth relative to comparable
towns) in the Town Centre where the local environment impacts on property values and the willingness
of property owners to invest in property improvements. The quality of the public realm also affects the
Town Centre’s competitiveness in its tourism markets and the behaviour of the Town Centre’s users
(e.g., in litter, graffiti and the like).

2.97 Other evidence shows that the Town Centre core is short on public space: there is no principal
civic space or town square, and there is little in the way of gardens or parks within or readily accessible
to the core for walking, informal recreation and so on. While the beach is a huge asset for sport and
recreation, it is not local green space and at present is not as well-related to the core business of the
Town Centre.

2.98 The public realm also affects the legibility of the Town Centre, the ease which it is used
(overcoming severance and the like) and the ways in which the different parts can work together
efficiently and competitively, creating a whole that is greater than the sum of its parts.

2.99 At present, the Harbour – a very important asset for Bridlington - is cut off from the core of
the Town Centre by perimeter of largely poorly kept property which diminishes the appeal of the
access routes into it; the seasonal seaside uses impact adversely on the shopping core and give a ‘closed’
and unfriendly aspect out of season (which is more than half of the shopping year), which very seriously
diminishes the value of the seafront to the year round business of the Town Centre; and other assets
– including the Town Centre Seafront, Gypsey Race, the Cenotaph, Christ Church and some of the
more beautiful heritage buildings – contribute less to the appeal and usability of the Town Centre than
they could and should.

2.100 The Strategic Public Realm Framework is conceived in response to each of these issues.

Movement

2.101 During the out of season period (roughly between October and Easter), Bridlington does not
suffer unduly from traffic congestion, and there are regular public transport services around the town
and from the peripheral housing estates into the Town Centre. Bridlington is also served by bus services
to other major settlements and by regular rail services to Hull and Scarborough.

2.102 During the season – from Easter through September, and particularly in July and August – traffic
congestion is commonplace in Bridlington. The Town Centre in particular suffers from high levels of
congestion.
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2.103 Residents and businesses also perceive serious problems with the availability of sufficient,
well-located short-stay parking; and traffic congestion is compounded by the extent of the on-street
shopping in the shopping core, as drivers circulate around the centre with the aim of parking in front
of the shops.

2.104 The Council commissioned a study of transport in Bridlington in 2004. Unsurprisingly it
highlighted that the seasonality of tourism in the town is a key factor affecting traffic and congestion on
routes in to and around Bridlington and within the Town Centre. The ‘seasonal surge’ in traffic volumes
arises from tourists and particularly day visitors. The same study also picked up the concerns on car
parking provision in the Town Centre. Such a situation has a significant effect upon how residents use
services and facilities within the town and has knock-on effects with delays to bus services which become
stuck in the traffic

2.105 In response to the study, a number of schemes designed to improve conditions have been
promoted through the Bridlington Integrated Transport Plan, and for which funding is being sought
through the East Riding’s 2006-2011 Local Transport Plan. The proposed schemes include a Park and
Ride scheme at South Beach, including a new access road and roundabout for which funding has been
approved. A bus service is proposed to serve the site regularly during the peak season in conjunction
with the land train. Other improvements are scheduled at key junctions around and serving the Town
Centre aimed at increasing highways capacity and reducing congestion.

2.106 The AAP’s proposals in response to the transport evidence are summarised briefly in Section
1 at paragraphs 1.59-1.63, and are set out in proposed policies in Section 4 (movement and parking –
Proposed Policies BridTC14 and BridTC15) and Section 5 (Proposed Policy BridTC17 - Burlington
Parade).

Local Transport Plan

2.107 The Local Transport Plan (LTP) sets the transport policy for the area for a period of five years.
It constitutes a bid document submitted to the Department for Transport to obtain funding for transport
projects and maintenance.

2.108 The second LTP prepared by East Riding of Yorkshire Council, to be implemented from 2006,
includes transport improvements for Bridlington described in the Bridlington Integrated Transport Plan.

The Impact of the Burlington Parade Proposals

2.109 A transport assessment was carried out as part of the work on the proposals for Burlington
Parade to determine the optimal siting of parking within the scheme and the arrangements for the
movement of traffic. These proposals are set out in the written justification in support of Proposed
Policies Brid TC14 (Movement and Access) and Proposed Policy BridTC15 (Parking).

Community Facilities

2.110 The Council undertook a review of community infrastructure in Bridlington over the winter
of 2005 /06. Many of the key points raised in that review do not directly relate to land use planning,
but instead deal with general health issues and the quality and distribution of services and facilities.
Community facilities include those amenities which are or could be available to the general public to
support and enhance day-to–day life. Those facilities recognised by the planning system include community
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centres, leisure facilities, health and educational establishments (schools and their playing fields) as well
as open space, playing fields and children’s play areas, amenity open space, allotments and cemeteries.
Beaches are not recognised by the planning system as a community facility – though in Bridlington’s
case clearly function as such and should be seen as such.

2.111 Many of the community facilities in Bridlington have dual roles in also helping to support the
tourist economy. For example, the Leisure World swimming pool is one of the major wet weather
tourist facilities for the town and in due course these facilities will be replaced. Sewerby Hall and Gardens
is a key community facility as well as an important tourism attraction.

2.112 The biggest gap and the most pressing need for community facilities in the Town Centre is for
a new, up to date, mixed media library on the one hand, and on the other, for space to accommodate
activities that young people – secondary school age particularly - can use out of school hours and in
the evenings.

2.113 The Town Centre AAP, in the Strategic Public Realm Framework, proposes very significant
improvements to public realm, including a new ‘walk’, cycle way and park along the Gypsey Race and
improvements along the Town Seafront. The Strategic Public Realm includes the creation of a new
‘heart’ for the Town Centre – a major civic space that is also emblematic of Bridlington – and proposes,
as part of the Burlington Parade scheme, the delivery of a new public building to accommodate activities
for young people and, should it prove feasible, also a contemporary mixed media library and space (to
replace the existing library).

2.114 Further provision, over and above that proposed, is inappropriate within the Town Centre,
where land is scarce and the aim must be to optimise the efficiency of land use increase development
densities in line with PPS6. Town centres play a unique and unsubstitutable role in any local economy,
and serve the diverse needs of a wide catchment. Each of these needs competes for land, and the vitality
and viability of the Town Centre as a whole is dependent on the compactness of the area, the density
and inter-mix of activity, and the arrangement of land uses to ensure maximum ‘inter-trading’ between
the various town centre uses.
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3 Preferred Options for the Strategic Town Centre
Policies

Introduction

3.1 This section of the Town Centre AAP sets out the preferred options and proposals for strategic
policies to guide development in the Town Centre, and covers:

i. the new Town Centre and primary shopping area boundaries for the Town Centre;

ii. sustainability in new development in the Town Centre;

iii. the design of the built form in the Town Centre;

iv. movement and parking;

v. the sequential approach to siting town centre uses together with an impact test to ensure the
vitality and viability of the Town Centre is protected; and

vi. shopping, housing, office and tourism development in the Town Centre.

3.2 New policy is needed on each of these matters to provide the overarching policy context for the
delivery of the major development proposals that will deliver the regeneration strategy, and to ensure
that other development in the Town Centre is consistent with the objectives of the strategy.

Comments on the Issues and Options Draft

3.3 Figure 3.1 sets out a short summary of the comments received on the parts of the Issues and
Options Draft of the AAP covered by this section of the Preferred Options Draft. A full account of the
comments received and the Council’s responses to them is provided in the separately published Report
of Consultation, in compliance with the East Riding’s Statement of Community Involvement.

Figure 3.1: Comments on the Strategic Issues and Options

You told the Council:

The overwhelming majority of you support the objectives that underpin the Bridlington
Regeneration Strategy.

The large majority of you support the vision for Bridlington with its renewed emphasis on
its competitiveness in meeting local needs; some would like more emphasis on tourism, while
others would like more emphasis on local needs and others counsel that there needs to be
a careful balance between the two.
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The overwhelming majority of you support the emphasis of the strategy on the Town Centre,
although some of you need reassurance that this emphasis will not be to the detriment of
other areas.

All of you support the objectives for regenerating the Town Centre. Some add cautions: that
a ‘clone town’ be avoided; that a greater emphasis is needed on parking; and that the provision
of sports facilities should feature in the objectives. Several did not like the proposition that
offices be included in the development mix, and that offices instead should be located outside
the Town Centre.

The large majority of you support the option of a Town Centre development scheme.
Comments included the need to protect established areas from adverse impacts; whether a
retail circuit was actually needed; whether integration with the Harbour is needed; whether
a ‘hub and spoke’ approach might be a better one than anchors with circuits; that sports
facilities should feature in the mix; and that a progressive rather than large scheme approach
would be better.

The overwhelming majority of you support the principle of a Marina, but views differ on the
nature and siting of the Marina.

All of you support the proposals for the better management of the ‘seasonal surge’, including
improvements to parking provision and access arrangements in the Town Centre, the provision
of a park and ride at South Shore and more facilities for cyclists.

The large majority of you support the objectives for the development of tourism in relation
to the Town Centre, although individual commentators wish to see more integration between
tourism proposals and proposals for transport and a more radical approach.

The overwhelming majority of you support the removal from policy of the protection for
the B&B and Guest House zone in the Town Centre in favour instead of encouraging housing,
particularly for families.

The large majority of you support the housing aims for the Town Centre, although some
stated they would not support a significant element of housing as part of marina, and others
wished reassurance that additional housing in the Town Centre not add to traffic congestion
or put further pressure on parking provision.

The majority of you support the proposals for improving Bridlington’s competitiveness as a
shopping destination, subject to ensuring Bridlington retains its special identity and parking
provision is adequate and that the existing shopping area is protected from any adverse effects
from new competition. Others comment that a more ‘progressive’ approach would be
appropriate, and that the retail circuit has already been extended with the Promenades.

The majority of you wish to retain the market on King Street, unless you can be convinced
that an alternative locations in the Town Centre will work as well or better.

The majority of you support the proposals for a greater emphasis on design of the built form,
together with policy and guidance to encourage better design.
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Options Rejected and Why

3.4 Having taken into account the evidence on the merits and disadvantages of the alternative options
for achieving Bridlington’s regeneration in a sustainable and timely manner, and taking into account the
comments on the Issues and Options Draft of the AAP, the Council rejected options which:

failed to elevate the Town Centre for town centre uses, including offices, in line with the evidence
on the unsubstitutable role of the Town Centre in driving the long term prosperity of Bridlington;

failed to address the evidence on the serious adverse impact of the seasonal uses on the Town
Centre’s core, year round, business;

did not acknowledge evidence on the obstacles to the market-led, ‘progressive’ regeneration of
the Town Centre and the fact, therefore, that regeneration on the scale needed is very unlikely
to take place within an acceptable timescale;

are counter to the evidence on the shortcomings in Bridlington’s competitiveness as a shopping
and tourist destination;

did not acknowledge that the evidence which shows that the first priority, in achieving a more
competitive tourism offer, must be the Town Centre’s regeneration – notwithstanding the
importance of tourism to the local economy;

did not acknowledge that that it is unlikely to happen on the scale or in a time scale necessary
to address the shortcomings in Bridlington’s economy and the well being sought and needed by
its residents.

3.5 The policy proposals set out in the Preferred Options Draft accept that more emphasis is needed
on access and parking issues in the Town Centre, and that policy needs to build in measures to ensure
that the established areas of the Town Centre are major beneficiaries of the new developments.
Proposed policy also takes into account that although there is wide support for the non-seasonal use
of the seafront, that more thought is needed on how this might achieved. Proposed policy therefore
focuses on encouraging change of use over time, together with monitoring of the transition. The Council
is keeping open the option of preparing detailed proposals for this area.

3.6 Appendix 2 'Statement of Options Rejected and Reasons' provides a detailed account of the
options rejected and the Council’s reasoning.

The Town Centre Boundary

3.7 The Draft Town Centre AAP Proposals Map shows the new boundary proposed for the Town
Centre. The boundary is an important one in planning policy – which directs all town centre uses to
sites within the boundary of a designated Town Centre. Government defines what is meant by town
centre uses in PPS6 (Town Centres), and include retailing, cultural and tourism uses, offices and leisure
(including hotels in the definition; increasingly, high density housing is an important element in most
Town Centre schemes, where Government also directs that most development contain a mix of uses.
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3.8 In Bridlington, this means that these town centre uses should be directed to the Town Centre,
and planning policy is required to allocate sites to meet identified needs. Where there is an identified
need, but there is no suitable site within the town centre, nor is there likely to be within a reasonable
timescale, policy states that the next preference is for an edge of centre site – although PPS6 requires
developers and businesses to be flexible in their trading formats to ensure that town centres are
protected.

3.9 Only when there is a need and, taking into account the scope for disaggregating the different parts
of a development proposal, it cannot be suitably sited within in a reasonable timescale in, or on the
edge of, the Town Centre, is an out of centre location acceptable. In such cases, there is a preference
for sites that can be connected to the Town Centre and served by a choice of means of transport.
Even then, a development may still not be acceptable if it will have an adverse effect on an existing
centre that cannot be mitigated or is not outweighed by the benefits of the development. This sequence
of preferences for locating Town Centre uses is called the ‘sequential approach’; the assessment of
impact is called an ‘impact test’. Both the approach and the test need to be put into policy for the Town
Centre by the AAP.

3.10 With these considerations in mind, and taking into account the objectives and proposals of the
AAP strategy, the Town Centre boundary shown in the Draft Town Centre AAP Proposals Map is
drawn so as to:

include within the Town Centre the whole of the site proposed for the Burlington Parade
development, including the first phase of the Marina development;

include the Town Hall and other civic uses around it;

include the Spa and its immediate environs within the Town Centre;

exclude the B&B and Guest House areas designated by the East Yorkshire Borough Wide Local
Plan, although they are within the AAP area (to allow the policy for these areas to be changed in
favour of a change of use to housing, including family housing); and

include the Town Centre Seafront up to and including the site of Leisure World.

3.11 Proposed Policy BridTC1, the regeneration strategy for Bridlington, applies to the whole of the
Town Centre AAP area as shown in the Draft Town Centre AAP Proposals Map. References to the
‘Town Centre’ in Proposed PolicyTC1 and in all other BridTC policies refers to that part of the AAP
area defined as the Town Centre as shown in the Draft Town Centre AAP Proposals Map.

The Primary Shopping Area

3.12 The AAP is also obliged by PPS6 to draw the boundary of the ‘primary shopping area’ which
PPS6 defines as the area where retail development is concentrated, generally comprising the primary
frontages together with those secondary areas that are within or contiguous to the primary frontage.
PPS6 directs retail uses first to the primary shopping area; ‘edge of centre’ for the purposes of retail
development is within 300 metres of this boundary. Beyond this is ‘out of centre’.
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3.13 The Draft Town Centre AAP Proposals Map shows the proposed boundary of the primary
shopping area, which has been carefully drawn to:

include the parts of the Burlington Parade scheme which are proposed for primary retailing;

include the shopping frontage on the east side of Prospect Street;

include the established shopping core and frontages onto Chapel Street, King Street, Queen Street
and Cross Street;

include the Promenade precinct and both sides of the Promenade to the south of Princess Terrace;

exclude North Street north of Chapel Street;

exclude the south side of Hilderthorpe Road;

exclude Cliff Street, Prince Street, Britannia Court and Garrison Street.

3.14 There are three main consequences of drawing the boundary as proposed:

i. Some of the long secondary shopping streets are excluded from the primary shopping area. The
aim in doing so is to remove one of the obstacles to the competitiveness of the shopping core:
the dilution of spending over too wide an area, both limiting the turnover potential in individual
stores helping to explain why too many properties are in poor condition, and generating additional
traffic levels because too little of the shopping offer is accessed easily by foot, including by the
mobility impaired.

The need instead - particularly to ensure the additions to the shopping offer work to the
advantage of the established core – is to consolidate and concentrate the primary offer by
increasing footfall and concentrating spending within it. This is an essential part of the
strategy to raise turnover levels in the (newly extended) shopping core and increase
property values within it to levels that make it feasible for owners to invest in their
properties, maintain them to high standards and keep pace with the rising expectations of
shoppers and other users of the Town Centre. The secondary streets, because of their
proximity to residential areas, can serve more local needs where the shopping uses are
retained and where not, change use over time to other commercial uses, shop front offices
and housing.

ii. The exclusion from the shopping core of the area closest to the seafront, with the object in time
of creating a greater distinction between the shopping core and the seafront. This area is already
experiencing problems, partly because of the impact of the seasonal surge and the ‘closed for
business’ effect of the neighbouring uses during much of the year - despite the presence of what
should be major ‘anchor’ retailers for the Town Centre. The problems are exacerbated by the
fact that the major multiple traders in the area are operating from premises that are too small
and are outmoded. The consequence is that Bridlington’s shoppers are under-served by these
retailers, to the disadvantage of the centre as a whole.
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It is anticipated that, with the new provision in Burlington Parade, these major retailers
will wish to relocate, freeing up their existing property for redevelopment and thereby
producing the opportunity for use that can take advantage of the exceptional position of
the area in relation to the Harbour and proposed Marina, Garrison Square and the seafront
for non-seasonal uses.

iii. The inclusion within the primary retail area of the current Tesco site – a proposal that is wholly
dependent on Tesco’s participation in the comprehensive development of the Burlington Parade
scheme in line with Proposed Policies BridTC1, BridTC2 and BridTC16. Thus the Tesco store
site is only included at the Preferred Options Draft stage on the basis that it will be redeveloped
as proposed by the Town Centre AAP for primary retailing, and the supermarket use will be
replaced elsewhere on the site, outwith the new primary shopping area.

If, for whatever reason, Tesco does not partner the Burlington Parade scheme in the ways
proposed and retains its store in this position, the Council will modify the proposed primary
shopping boundary in the Submission Draft to exclude the area currently occupied by the
Tesco supermarket.

Proposed Policy BridTC1: The Town Centre AAP Regeneration Strategy

3.15 Proposed Policy BridTC1 provides the overarching policy for the regeneration of the Bridlington
Town Centre AAP area, and states simply that development that contributes to achieving the objectives
of the regeneration strategy as set out in the AAP’s policies will be allowed, and that development that
poses a risk to the strategy will not.

3.16 Development will pose a risk where it:

displaces demand or activity from a priority regeneration area or proposal such that the objectives
for these are unlikely to be achieved during the plan period; or

uses land in a way that prevents, or makes it unlikely to be able to deliver within the plan period,
other development or changes of use sought by the Town Centre AAP.

Proposed Policy BridTC 1

The Town Centre Regeneration Strategy

1. The objectives of the Bridlington Regeneration Strategy within the Town Centre AAP area
are:

a. Significantly increase the year round ability of the Town Centre, as defined by
the Draft Town Centre AAP Proposals, to meet the needs, and compete for
the spending, of:

i. Bridlington’s residents, for town centre services, including shopping,
personal and professional services, leisure, culture, entertainment
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and recreation, through the provision of well-designed and
appropriately located retail, related leisure and other shop front
floorspace;

ii. Bridlington’s businesses, for business services, including through
the provision of small business floorspace in a mix of sizes and
tenures to stimulate the development and growth

iii. Overnight, non-seasonal, visitors in addition to its traditional
markets.

b. Create a marina, integrated with the Town Centre core and incorporating the
Harbour and well-linked to the Spa;

c. Create a good quality, stylish, new residential offer within the Town Centre
AAP area to:

i. enable the delivery of the town centre development scheme
(Proposed Policy BridTC17);

ii. increase the population of the Town Centre AAP area;
iii. secure the change of use to self-contained housing of housing in

multiple occupation and in use for B&B and Guest House
accommodation;

iv. increase spending levels in the Town Centre AAP area;
v. help retain and attract the skilled and qualified to improve the appeal

of Bridlington’s labour market;
vi. support the development of the local tourism economy;
vii. contribute to year round vitality and viability; and
viii. aid natural surveillance.

d. Make the Town Centre AAP area easily accessible and comfortably and safely
usable all year round;

e. Create the capacity in infrastructure and public realm to accommodate the
growth in activity within the Town Centre AAP area that will follow from its
regeneration, including the added use of the area by residents and businesses in
Bridlington’s catchment and by visitors.

f. Raise design standards in the built environment, protecting the town’s special
historic character, its listed buildings and the setting of them, and inserting high
quality new architecture that is sympathetic to the town’s character but leaves
the stamp of the 21st century.

2. Development within the AAP area, as defined by the Draft Town Centre AAP Proposals
Map, will be allowed where proposals:

a. contribute to achieving the objectives of the Bridlington Regeneration Strategy
as set out in the Town Centre AAP; and

b. comply with the other provisions of the Town Centre AAP and the relevant
parts of the Development Plan.
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3. Development that poses a risk to the strategy for the Town Centre’s regeneration as set
out in the Town Centre AAP will not be allowed.

Proposed Policy Brid TC2: The Regeneration Priorities

3.17 Proposed Policy BridTC2 sets out the regeneration priorities in the Town Centre; the extent
of each is shown in the Draft Town Centre AAP Proposals Map. The priorities are the principal schemes
that the evidence shows are of greatest, unsubstitutable, value in achieving the objectives of the Town
Centre regeneration strategy. Each of these projects is supported by Bridlington’s communities, including
the priority accorded them. The Council and Yorkshire Forward accord the projects the same priority
and are committed to their delivery.

Proposed Policy BridTC 2

The Regeneration Priorities

1. The regeneration priorities in the Town Centre AAP area are:

a. the comprehensive development of Burlington Parade scheme as set out in
Proposed Policy BridTC17;

b. the Marina as shown in the Draft Town Centre AAP Proposals Map and as set
out in Proposed Policy BridTC18;

c. the strategic Public Realm Framework as set out in Proposed Policy BridTC19;
and

d. the movement and parking proposals as set in Proposed Policies BridTC14 and
BridTC15.

2. Development that contributes to the delivery of these priorities in line with the policies for
them will be encouraged.

3. Development that poses a risk to the delivery of these priorities in line with the policies for
them will not be allowed.

Proposed Policy BridTC3: Sustainability

3.18 Although the 2004 Planning and Compulsory Purchase Act makes provision for environmental
sustainability as a planning consideration, Government has not yet brought in specific provisions. A
consultation draft supplement to PPS1 on planning and climate change was published in December 2006
and sets out a number of key planning objectives, including contributing to global sustainability, improving
energy efficiency and reducing carbon emissions, securing sustainable transport, securing resilience to
the effects of climate change and sustaining biodiversity.
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3.19 Yorkshire Forward is the Council’s principal public sector partner in the delivery of the strategy
for Bridlington, and Yorkshire Forward’s support is contingent on putting in place, and observing, the
highest practicable environmental sustainability standards in the AAP area. The Council, therefore,
proposes to include environmental sustainability as a detailed planning consideration.

3.20 The Council proposes that all applications proposing greater than 10 residential units or 250 sq
m gross of non-residential or mixed use floorspace to be accompanied by a completed sustainability
checklist. When completing the sustainability checklist, the guidance in the Town Centre SPD needs
to be taken into account.

3.21 The Council is conscious of the added costs of achieving high BREEAM and Code for Sustainable
Homes standards, and the impracticality of requiring development in the Town Centre to achieve very
good or better ratings when developers are not obliged to meet these standards everywhere.(ix)

Communities and Local Government, however, issued in July 2007 a consultation on proposals to make
the Code mandatory.

3.22 The Council encourages developers to achieve high BREEAM and Code for Sustainability Homes,
and requires them of development that has any public sector support, as is the case with Burlington
Parade and the Marina.

3.23 Although the Strategic Public Realm Framework is not strictly development, the Council requires
that materials in the public realm minimise the use of non-renewable energy both in their construction
and that schemes themselves make a minimal call on non-renewable energy. Design and planting schemes
need also to comply with sustainability principles, with planting adding to local biodiversity and habitat.

3.24 Until government issues a directive requiring specific sustainability standards or the Secretary
of State in the proposed changes to the Regional Spatial Strategy sets specific requirements, the Council
proposes to apply Proposed Policy BridTC3 to development in the Town Centre.

Proposed Policy BridTC 3

Sustainability

1. Major development in the Town Centre, defined as housing schemes of 10 dwellings or more
and 250 sqm or more of other development and complying with Proposed Policy BridTC1,
is required to achieve a minimum of 10% of the energy supply from on-site, renewable sources
and/or a decentralised renewable or low-carbon energy supply.

2. Major development in the Town Centre complying with Proposed Policy BridTC1, BridTC17
and Brid TC18, is required to achieve BREEAM ‘Very good’ or Code for Sustainable Homes
‘Level 3’.

ix BREEAM is the standard set by the Building Research Establishment's Environmental Assessment Method. The code for
Sustainable Homes is more recent, and like the BREEAM standard, is accompanied by an assessment that awards points.
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3. Direct contributions to the delivery of the Strategic Public Realm Framework are required
to be consistent with the sustainability guidance in the Town Centre SPD.

4. Development complying with Proposed Policy BridTC1 will be allowed where proposals
make an acceptable contribution to environmental sustainability as assessed against the
following:

a. layout, building orientation, landscaping and use of landform that minimise energy
consumption;

b. siting, massing density and mix of development to minimise energy consumption;
c. use of sustainable building materials and construction methods;
d. water consumption and proposals to increase its capture and recycling;
e. sustainable urban drainage systems and techniques;
f. flood resilience;
g. sustainable design to support the adaptation and re-use of buildings and prolong

their use;
h. access by pedestrian, cycle and public transport routes;
i. low and no carbon travel plans;
j. approach to preventing, recovering and recycling waste close to the source,

both during construction and operation;
k. contributions to biodiversity, including site surveys for designated and protected

habitats and species; and
l. approach to design to respect and complement the historic environment.

Proposed Policy BridTC4: Design in the Built Environment

3.25 The Joint Structure Plan, the higher order policy that acts as the Core Strategy for the Town
Centre AAP, includes provisions for raising design quality in the JSP area, and local policy is needed to
deliver these provisions for the Town Centre. Very recently, Government has also made provision for
the measures anticipated by the 2004 Planning Act, and now requires that development proposals be
accompanied by formal design statements.

3.26 The Council proposes therefore to put in place policy on design in the Town Centre and set
out the criteria by which the design aspects of development proposals in the AAP area will be assessed.
The Council also proposes to acknowledge, in its general design policies in its borough-wide LDF, the
particular importance of design in the East Riding’s town centres.

3.27 The Council aims to ensure that development and change improve the built environment in the
Town Centre by:

requiring new development to contribute to improving the quality of the built environment;

seeking the enhancement and refurbishment, and removing the worst aspects, of the built
environment;

protecting and conserving the best aspects of the built environment, including buildings and
structures of architectural or historic interest and their settings;
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ensuring development conforms to the criteria set out guidance issued by the Communities and
Local Government (CLG) and the Centre for the Built Environment (CABE) and to the provisions
of the Joint Structure Plan (JSP Policy SP1) for protecting and enhancing the character and
distinctiveness of settlements to create a ‘sense of place’, building on the Town Centre’s natural
and built assets;

promoting the distinctive character of the Town Centre, whilst equipping it to service the needs
of a more retail, office, leisure and tourism offer in the Town Centre;

by emphasising the importance of the Town Centre plays in Bridlington’s image, civic pride and
community life;

promoting the role of the public realm, including the provision of creative lighting schemes where
proposals include or are adjacent to landmark buildings and special public spaces; and

encouraging responses to important views and vistas to create a pattern of local landmarks to
make the Town Centre more appealing and easier to understand and use.

Listed Buildings in the AAP Area

3.28 The Draft Town Centre AAP Proposals Map indicates the several listed buildings within the
AAP area. In addition to the general aim, set out in Proposed Policy BridTC1, to protect and enhance
the special historic character of the AAP area, several Proposed Policies aim to enhance the settings
of these listed buildings:

Proposed Policy BridTC14 (Access and Movement) proposes the closure of Wellington Road
between the listed Christ Church and the Cenotaph, to create ‘Cenotaph Gardens’ as a setting
for the church;

Proposed Policy BridTC15 (Parking) proposes the removal of parking along the two sides of
Wellington Road adjoining the three listed buildings on Wellington Road to improve, with the
introduction of Cenotaph Gardens, the setting of these buildings;

Proposed Policy BridTC17 (Burlington Parade) proposes opening up a new vista from Hilderthorpe
Road across the ‘Gypsey valley’ and the new ‘Burlington Pavement’ to the listed Christ Church
and the (new) ‘Cenotaph Gardens’;

Proposed Policy BridTC18 (Marina) requires that the listed south and north piers be protected
from the works to create the Marina;

Proposed Policy BridTC19 (Strategic Public Realm Framework) improves, through new public
realm works:

the creation of the new Station Plaza to provide a fit setting for the listed railway
station building;
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the creation of the new Town Square at Bridge Street/Queen Street to improve the
setting of ten of the listed buildings that will overlook the new Square, where the
investment (and other investment in the regeneration of the Town Centre) should
improve conditions for the building’s owners and occupiers and encourage needed
investment in their fabric; and

the investment in the Town Centre Seafront will improve the setting of the listed
buildings along Prince Street and the Esplanade.

Contemporary Architecture

3.29 The AAP area is lacking, with a few exceptions (the court building at the Town Hall is one),
good examples of contemporary, well-designed buildings. The regeneration strategy produces an
opportunity to create such buildings, and leave a legacy of our century that future generations will wish
to preserve, just as we are concerned to protect the best buildings from the 18th and 19th centuries.

3.30 While good quality design is a requirement of all development in the AAP area, there are
opportunities in the proposals for buildings of exceptional quality, including:

onto the new Town Square at Bridge Street/Queen Street, including the proposals as part of the
Burlington Parade development (Proposed Policy BridTC17) for a new public building to house,
should it prove feasible, a new, up-to-date mixed media library and facilities to accommodate
young people’s activities;

at the new Station Plaza, to help ‘hold’ the new space and complement the listed railway station
building;

on the Town Centre Seafront, perhaps as part of a comprehensive approach to improving the
area at Garrison Square/Prince Street/Cliff Street and the Harbour’s northern perimeter.

Proposed Policy BridTC 4

Design in the Built Environment

1. High standards of design will be sought for all development in the Town Centre.
2. The design of development must be acceptable in terms of:

a. its relationship to adjacent or surrounding buildings and public realm in terms
of use, siting, layout, urban grain and structure, scale, density, height, massing,
rhythm and proportion, or other important building, townscape and detail, as
appropriate;

b. its relationship to existing natural and built features, strategic and local landmarks,
vistas and panoramic views that contribute to amenity and character or the
interest of the proposed development;

c. the impact on the amenity of adjoining and nearby occupiers;
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d. the building details;
e. appearance, materials, roof form and profile;
f. parking and servicing;
g. access, including disabled access;
h. environmental sustainability in line with the provisions of Proposed Policy

BridTC3;
i. safety and environment for road users, pedestrians and cyclists;
j. security of the environment;
k. boundary treatment;
l. public realm, in line with the provisions of Proposed Policy BridTC19;
m. the external lighting of buildings, streets and public realm;
n. the sense of place created if there is no adjacent or surrounding built form;
o. the treatment of corner, gateway and landmark sites; and
p. consistency with the guidance in the Town Centre SPD.

3. The degree of importance of these components and the appropriateness of their use will
depend upon the sensitivity of:

a. the proposal in relation to its context; and
b. the nature and character of the local environment.

Proposed Policy BridTC5: Development Briefs

3.31 Government, in line with the provisions of the 2004 Act, requires that a design and access
statement must accompany all planning applications for outline and full consent, except by private
householders and for changes of use. The requirements for the statements are set out in DCLG Circular
01/2006, and CABE published guidance (June 2006) on how to prepare the statements and what they
should cover. Local policy therefore is not needed to set out this requirement.

3.32 The purpose of design and access statements is to explain and justify the proposals that are set
out in a planning application, and show how the proposed development will be accessible to the mobility,
sight and hearing impaired. The level of detail required in the statements will depend on the scale and
complexity of the application.

3.33 For development proposals within the Bridlington Town Centre AAP area, design and access
statements should show how the provisions of Proposed Policy BridTC4 have been taken into account
by the proposals. The statements provide an important means of ensuring local communities and other
stakeholders can engage in the planning process.

3.34 The Council proposes additionally, as set out in Proposed Policy BridTC5, to require a
Development Brief for major schemes in the AAP area, involving 10 or more dwellings and 250 sqm
or more of other development, and for important or complex sites or sites in sensitive areas (e.g., the
seafront). The obligation for preparing a Development Briefs lies with proposing developers. Development
Briefs are a key tool for ensuring that land is used optimally and the best standards of design, access
and environmental sustainability are achieved.
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3.35 Development Briefs should set out in detail the design and sustainability guidance to which the
major schemes are to respond at planning application stage, dealing in full with the matters set out in
Proposed Policies BridTC3 and BridTC4.

3.36 The Council reasons that sustainability requires good design at every level – from the siting,
design and construction of buildings to their location, helping to ensure that developments contribute
to Bridlington’s distinctive character, add to the appeal and interest of the built and natural environment,
fit comfortably in their context, are accessible by a choice of means of transport, minimise the call on
natural resources and contribute to Government’s targets for reducing carbon emissions.

3.37 While these principles apply everywhere, the Council reasons that Bridlington Town Centre
AAP area is a special case. The AAP area is small, comparatively compact and plays a key part in driving
the fortunes of the local economy. The special character, visual appeal and environment has a very great
effect on the competitiveness of the Town Centre, but on the competitiveness of Bridlington as a whole
and the catchment it serves as a Principal Town. Every single site, building and public space within the
AAP area has an effect on the design integrity, character, appeal and function of the whole. The
requirement for a Development Brief is a key tool for ensuring that the strategy for Bridlington’s
regeneration is delivered and the high standards of design, access and environmental sustainability sought
are achieved. Within the small area covered by the AAP, it is critical to the whole that each part
contributes optimally.

3.38 Where a Development Brief is required, its scope and content should be agreed with the Council
in advance of the planning application. The Council’s reason is that agreement will ensure the efficient
consideration of development proposals, increase developer certainty, reduce the time required to
consider development proposals, and increase the likelihood of consent. Where a Development Brief
is required, it should be consulted upon with the local community and agreed with officers in advance
of a planning application with the Council. The Council’s reason is that it will want to see evidence that
the public’s views have been taken into account.

3.39 The Council emphasises that Development Briefs are distinct from the competition brief that
the Council will prepare as part of the developer procurement process for the Burlington Parade scheme
– or for any other development project in the Town Centre which is procured by design competition.
Bidding developers for Burlington Parade will be required, as part of the submission process, to prepare
a first draft of a development brief for Burlington Parade and the quality of this brief, as well as the
proposals which it supports, will form part of the selection criteria. The preferred developer, once
selected, will then be required to consult formally on, and agree with the planning authority, the final
version of the brief in advance of submitting an outline or full planning application.

Proposed Policy BridTC 5

Development Briefs

1. A Development Brief for a site or area will be required if:

a. it is of significant size, defined as 10 or more dwellings or 250 sqm or more of
other development, or it involves significant or full development of a building,
buildings or site within the AAP area;
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b. the local surroundings or settings are environmentally important;
c. there are complex constraints; or
d. the saved policies of the Borough Wide Local Plan or a Local Development

Document require specific interpretation.

2. A Development Brief should contain, as appropriate, appraisals of:

a. context;
b. physical characteristics;
c. community needs;
d. constraints and opportunities;
e. land uses and options for development;
f. design, following ‘By Design’ guidance and other relevant design, built or natural

environment policies;
g. environmental sustainability; and
h. the contribution to the regeneration strategy as set out in the Town Centre

AAP.

3. Development Brief should be consistent with the provisions of the SPDs in support of the
Town Centre AAP.

4. A Development Brief can be prepared by a landowner, developer or the Council.
5. A Development Brief should be the subject of public consultation and formally reported upon

in the planning application. Responsibility for consultation and its analysis will be with the
author of the Brief.

6. Proposals for development that is subject to a Development Brief should demonstrate how
the development conforms to the provisions of the brief.

Proposed Policy BridTC6: Detailed Planning Considerations

3.40 Proposed Policy BridTC6 sets out the detailed planning considerations that the Council will take
into account in determining planning applications in the AAP area.

Proposed Policy BridTC 6

Detailed Planning Considerations

Detailed planning considerations Development complying with BridTC1 will be allowed if its
detailed planning considerations are acceptable. Detailed planning considerations include:

a. impact on the built and natural environment;
b. contribution to environmental sustainability in line with the provisions of BridTC3;
c. effect on the Town Centre and the strategy for its regeneration as set out in the policies of

the Town Centre AAP;
d. impact on the amenity of neighbouring uses;
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e. design, in line with the provisions of BridTC4 and BridTC5;
f. access, including access by mobility, sight and hearing impaired, in line with the provisions of

BridTC5;
g. traffic generation, road safety parking and servicing in line with the provisions of Proposed

Policies BridTC14 and BridTC15;
h. danger to health or life;
i. risk of pollution, including air quality, noise and light;
j. flood risk; and
k. consistency with the guidance set out in the Town Centre SPD.

Proposed Policy BridTC7: Mixed Use Development

3.41 A mix of uses across the whole of the Town Centre is essential to its functionality, efficiency,
appeal and vitality. One of the principal advantages of a Town Centre location is the ease and efficiency
with which businesses are able to inter-trade and share customers. Shoppers, for example, need to be
able to relax in cafés and restaurants; office-based businesses need to be able to procure support
services and office workers to shop and spend leisure time; tourists and evening visitors need to be
able to window shop and so on.

3.42 The greater the inter-trading and customer-sharing between businesses, the greater the level
of economic and the greater the share that is retained within the Town Centre – helping to create
more jobs, attract more activity and raise property values to levels where renewal investment is viable
and attractive. A mix of uses throughout the Town Centre is the only means of stimulating the
inter-trading that a compact centre uniquely makes possible.

3.43 The Town Centre as a whole also needs the life and natural surveillance that is only possible
with a significant residential population, inter-mixed with the other uses.

3.44 The Council wishes to encourage mixed use development throughout the Town Centre. Of
particular importance is ensuring that public streets and spaces are active, all year round, including out
of shop and office hours where residential amenity can be protected.

3.45 The Council also recognises that the year round demand for café, restaurant, pub and related
leisure and tourism uses in the Town Centre is finite, and therefore that it is essential that facilities
catering for this activity be concentrated where the provision will work to the greatest advantage of
the Town Centre as a whole. Thus the Council’s priority is animating, with ground floor leisure activity
that is open year round, in the most important of the Town Centre’s public spaces, new and existing.
These are:

the new heart of the Town Centre to be delivered by the Burlington Parade scheme at Bridge
Street and Queen Street;

Prince Street, Cliff Street, Garrison Square, Britannia Court, the northern Harbour perimeter and
Garrison Square;

the Town Centre Seafront;
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the future Marina Plaza; and

within Burlington Parade scheme and along the Gypsey Race where residential amenity can be
protected.

Proposed Policy BridTC 7

Mixed Use Development

A range and mix of land uses within the Town Centre will be encouraged where proposals are in
accord with the relevant provisions of the Town Centre AAP and the other parts of the
Development Plan.

Proposed Policy BridTC8: Tourism

3.46 Tourism is an important part of Bridlington’s economy, and the Town Centre, with the Spa,
Harbour, Leisure World, beaches and concentration of hotels and other overnight accommodation,
shops, cafés, restaurants and other leisure activities, plays a key part in the town’s competitiveness as
a tourism destination. The evidence shows that it is essential to the town’s future prosperity that
Bridlington diversify its market appeal and very significantly improve its share of non-seasonal visitor
markets, including acting as a base for visits to the whole of the Yorkshire wolds and coast. The Town
Centre will play an even more important role in enabling Bridlington to achieve this diversification and
attract higher spending markets all year round.

3.47 Policy is needed to promote investment in tourism uses where they contribute to these aims,
and direct this activity to locations where it will work to the greatest advantage of the Town Centre
as a whole.

3.48 Proposed Policy BridTC9 acknowledges the importance to the development of the tourism
sector of supporting facilities – including cafés and restaurants, other entertainment facilities like cinemas,
leisure centres, hotels and shops.

Proposed Policy BridTC 8

Tourism

a. Development to provide tourism attractions will be allowed where proposals:a) contribute
to, or pose no risk to, the strategy for Burlington Parade (BridTC17), the Marina (BridTC18)
and the Town Centre Seafront (BridTC20);

b. contribute appropriately to the Strategic Public Realm in the Town Centre as set out in
Proposed Policy BridTC16 and BridTC19; and

c. comply with the other relevant policies of the Town Centre AAP and Development Plan.
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Proposed Policy BridTC9: Shopping, Leisure and Hotel Development

3.49 The Town Centre has been losing trade to competing centres, and it is essential to its overall
regeneration both that it recovers this lost trade and attracts in future a higher share of catchment
spending. To do so, the Town Centre needs a larger and more diverse shopping offer, and in particular
better representation in the fashion sector. While the Town Centre has a wide range of independent
retailers, it is deficient in representation from multiple traders, particularly in shop units of the size and
configuration that such retailers need to offer a wide range of their goods and to operate efficiently.
This deficiency means that the Town Centre is short of the kinds of ‘anchor’ traders needed to pull in
the number and frequency of shopping visits to maintain the prosperity of the independent traders.

3.50 Other shortcomings that need to be tackled to improve the Town Centre’s competitiveness as
a shopping centre are:

the visual appeal and environment of the shopping area, including deficiencies in pedestrian amenity
and safety;

the absence of a strong primary retail circuit to direct and concentrate pedestrian flows, allowing
secondary streets access to these primary flows so that these streets too prosper;

the sheer extent of the shopping area, which extends over a wide area, the vast proportion of
which is secondary or tertiary and dilutes spending; and

the adverse impact of the seasonal seafront uses in the eastern area of the core.

3.51 The evidence on the capacity of the Town Centre to accommodate further retail development
indicates a need over the plan period for the following gains in shopping floorspace in the Town Centre:

i. around 1,250 sqm (net sales area) of additional convenience floorspace if developed in superstore
format, which equates to around 2,100 sqm gross. If developed in smaller supermarket format,
the floorspace capacity rises to around 2,300 sqm (24,500 sq ft) net, or around 3,800 sqm (40,900
sq ft) gross; and

ii. around 15,160 sqm (163,180 sq ft) net sales area of additional comparison floorspace, which
equates to about 21,660 sqm (233,100 sq ft) gross floor area.

3.52 This provision needs to be planned for and located so as to produce the greatest returns possible
in the enhanced competitiveness of the Town Centre. The Town Centre AAP’s proposed objectives
for shopping provision are:

accommodating the need for additional retail development over the plan period in ways that will:

create new ‘anchor’ for the Town Centre;
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result in the creation of a primary retail circuit that will connect the new provision
with the established core; and

provide units of a size and configuration as part of the anchor capable of attracting
greater multiple representation to the Town Centre, particular from fashion and
variety store operators;

concentrate footfall along this new primary circuit to so as to create the conditions needed both
to:

attract new high quality investment by retailers; and

encourage improvements in their premises by existing businesses;

protect the new primary retail circuit from development for other uses which are inconsistent
with the aims for it;

shift the primary shopping core away from the seafront as shown in the Town Centre AAP
Proposals Map;

provide the Town Centre with a ‘window shopping’ offer to support a more appealing and diverse
evening economy;

improve the pedestrian environment in the Primary Shopping Area, including:

widening the pavement along Quay Road, Prospect Street and Manor Street;

remove on-street parking from the shopping core, save for disabled provision;

remove traffic during shopping hours from Bridge Street and Queen Street, and give
pedestrian priority to traffic in other streets;

environmental improvements, including the delivery of the parts of the proposed
Strategic Public Realm Framework that lie within the shopping core;

improve short stay parking provision serving the Primary Shopping Area, including the number of
conveniently located parking spaces in attractive and safe, high quality car parks; and

reduce the extent of the secondary shopping areas within the Town Centre.

Leisure and Hotel Uses

3.53 The evidence on spending patterns in Bridlington, together with experience elsewhere in the
relationship between shopping and leisure provision, that it should be possible to support an additional
3,300 sqm or so additional floorspace in food and drink and related leisure activities. Much of this
demand will need to be directed to the Burlington Parade scheme to ensure the new spaces can be
animated with ground floor uses, and at the destination appeal of the development.
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3.54 The Council’s work on the hotel sector suggest that there should be demand for a limited service
hotel connected to the opportunities produced by Burlington Parade and the Marina, and in part in
response to the markets generated by the refurbished Spa. The chances of attracting a full service hotel
are more limited, although it remains the Council’s objective. The Council will be proactive in promoting
the opportunity and encouraging such investment as part of Marina and/or Burlington Parade.

3.55 The first preference for the location of new hotel development is the Burlington Parade and/or
the Marina, depending on timing of the prospective market demand. A key object is to support the Spa
with nearby hotel facilities. While the Council would not wish to discourage the genuine prospects of
a good quality large hotel elsewhere in the Town Centre, the Council also recognises that demand in
the sector is finite and fragile. Therefore, the Council would require evidence that hotel development
elsewhere would not put at risk the chances of securing hotel investment well-related to the Spa.

3.56 It is also critical to Bridlington’s appeal as a visitor destination that the Town Centre attract
more and higher quality investment in hotels, places to eat and drink, shops and new visitor attractions,
and that the Town Centre’s splendid seafront is open for business all year round. The refurbished Spa,
together with the proposals for Burlington Parade and the Marina, give the Town Centre the basis of
achieving this year round appeal.

Proposed Policy BridTC 9

Shopping, Leisure and Hotel Development

1. Shopping development in the Town Centre will be allowed within the Primary Shopping Area
as designated by the Draft Town Centre AAP Proposals Map and where proposals:

a. contribute to the objectives for shopping as set out in the Town Centre AAP;
b. contribute to, or pose no risk to, the creation and function of the Primary Retail

Circuit as designated by the Draft Town Centre AAPProposals Map;
c. contribute appropriately to the Strategic Public Realm Framework in the Town

Centre as set out in Proposed Policy BridTC16 and BridTC19; and
d. comply with the other relevant provisions of the Town Centre AAP and

Development Plan.

2. Leisure and hotel development in the Town Centre as shown in the Draft Town Centre
AAP Proposals Map will be allowed where proposals:

a. comply with the provisions of Proposed Policy BridTC1 and the strategies for
Burlington Parade (Proposed Policy BridTC17), the Marina (Proposed Policy
BridTC18) and the Town Centre Seafront (Proposed Policy BridTC20);

b. comply with the provisions of the sequential approach and, as appropriate,
satisfies the impact test set out in Proposed Policy BridTC10;

c. help to animate the active parts of the Strategic Public Realm Framework;
d. contribute appropriately to the Strategic Public Realm in the Town Centre as

set out in Proposed Policy BridTC16 and BridTC19; and
e. comply with the other relevant provisions of the Town Centre AAP.
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3. Shopping, leisure and hotel development will not be allowed where proposals pose a risk to:

a. the creation and function of the Primary Retail Circuit;
b. the delivery of the other objectives for the Primary Shopping Area as set out in

the Town Centre AAP; or
c. the delivery of the strategy for the Town Centre’s regeneration as set out in

the policies of the Town Centre AAP.

4. The Council will use conditions or planning obligations as appropriate to control shopping,
leisure and hotel development in the Town Centre AAP area where justified to:

a. reduce the risk that otherwise permissible development will have adverse impacts
on the amenity of Town Centre residents and on established and planned uses;
and

b. prevent, without further planning consent, changes of use allowed by the General
Permitted Development Order.

Proposed Policy BridTC10: the Siting of Town Centre Uses

3.57 Local policy is also needed to put in place a sequential approach within Bridlington for the location
of shopping and other town centre uses, ensuring that the sequential approach supports the delivery
of:

the regeneration strategy for the Town Centre as set out in the AAP;

the strategies for animating the new and existing public spaces as provided for by Proposed Policy
BridTC19, including within Burlington Parade; and

the expansion of non-seasonal leisure uses in the seafront area of the Town Centre in line with
Proposed Policy BridTC20.

3.58 The Council also proposes to use planning obligations on consented development for such uses
outwith the AAP area to prevent, without further planning consent, a change or intensification of use
otherwise allowed by the General Permitted Development Order. The Council is aware that the general
preference in government guidance is to use conditions to constrain development in such cases. The
Council’s preference, given the fragility of the economy in Bridlington and the Town Centre regeneration
purposes of the AAP, is to use planning obligations because they are legally binding contracts, and create
certainty for the investment market that is not possible via planning conditions.
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Proposed Policy BridTC 10

The siting of Town Centre Uses

1. A sequential approach in favour of the Town Centre, defined as shown in the Draft Town
Centre AAP Proposals Map, is required to the siting of development for shopping and other
town centre uses as defined by PPS6 (paragraph 1.8) where:

a. the development is likely to serve a wide catchment, or to depend for viability
on access to a wide catchment; or

b. will generate significant trips; or
c. is on a major scale in the Bridlington context, defined as development of 250

sqm or more. 2.

2. Major shopping development should be located in the Town Centre’s Primary Shopping Area
and comply with the provisions of Proposed Policy BridTC9.

3. Major shopping proposals will only be allowed in other locations than the Primary Shopping
Area where:

a. there is a demonstrated need for the development;
b. there is no suitable site within the Primary Shopping Area likely to be available

within a reasonable timescale;
c. the development can be accommodated without risk either to the strategy for

the Primary Shopping Area or for the regeneration of the Town Centre as set
out in the Town Centre AAP;

d. in the following sequence:

i. on the edge of the Town Centre and well related to the Primary
Shopping Area

ii. elsewhere in the Town Centre

4. A proposal for a town centre use outside the Town Centre will only be allowed where it is
demonstrated by the applicant that:

a. it cannot be accommodated in the Town Centre;
b. it is well-related to existing Town Centre provision;
c. it will not diminish future investment in the Town Centre;
d. it will not harm the vitality and viability of the Town Centre or any other

established centre;
e. it will not put at risk the strategy for the Town Centre’s regeneration as set out

in the Town Centre AAP; and
f. it is capable of being served by a choice of means of transport.
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5. Developers and operators will be required, in adopting the required sequential approach, to
be flexible about the format, design and scale of proposed developments.

6. The Council will use planning obligations to control development for Town Centre uses
permitted outside the sequentially preferred areas to prevent, without further planning
consent, intensification of a use, the range of goods sold and/or changes of use permitted by
the General Permitted Development Order.

Proposed Policy BridTC11: Offices

3.59 Offices are directed by higher order policy to the Town Centre, where the businesses located
within them can benefit from ready access to the labour market and local business service suppliers,
and where the businesses and their employees create additional customers for the Town Centre.

3.60 Because of the fragility of Bridlington’s office sector, and the very limited scale of prospective
demand from developers and occupying businesses, it is critical that this scarce resource is directed
not just to the Town Centre, but in particular to Burlington Parade where it forms part of the target
use mix.

3.61 The objectives for office development in the Town Centre are:

to provide up to date premises for Bridlington’s existing businesses, helping to improve business
efficiency and therefore the prospects for growth;

to stimulate growth and survival in the new small business sector;

to create much-needed jobs and wealth creation; and

add to the mix of uses in the Burlington Parade scheme, ensuring that the scheme creates a genuine
extension to the Town Centre in its use mix as well as in the way it is laid and connects to the
established parts of the Town Centre.

3.62 Proposed Policy BridTC11 directs office development to the Town Centre, with a preference
for Burlington Parade, and puts in place an impact test to prevent office development elsewhere that
could pose a risk to the strategy for regenerating the Town Centre.

Proposed Policy BridTC 11

Offices

1. Development for business, financial and professional services in the Town Centre will be
encouraged in line with the strategy for regenerating the Town Centre as set out in Proposed
Policy BridTC1.
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2. Office development in the Town Centre will be directed in the first instance to Burlington
Parade in line with the objectives of the Town Centre AAP for offices and the strategy for
the development of Burlington Parade as set out in Proposed Policy BridTC17.

3. Office development in the Town Centre will be allowed where proposals:

a. contribute to, or pose no risk to, the strategy for the Town Centre and
Burlington Parade;

b. comply with the provisions of the other relevant policies of the Town Centre
AAP; and

c. contribute appropriately to the strategic public realm as provided by Proposed
Policies BridTC16 and BridTC19.

4. Office development outside the Town Centre will only be allowed where the proposing
developer can demonstrate that the scheme will not diminish investment in the Town Centre,
or pose a risk to the strategies either for the Town Centre or for Burlington Parade.

Proposed Policy BridTC12: Housing

3.63 One of the principal objectives of the Bridlington regeneration strategy is to increase the
population in the Town Centre in ways that will contribute sustainably to its regeneration. The specific
objectives for housing in the Town Centre are to:

increase housing choice in Bridlington, including through the provision of sustainable, high quality,
well-designed ‘lifestyle’ Town Centre housing to take advantage of the growing demand for high
density Town Centre and seaside living;

attract into and retain within Bridlington more of the young, skilled and qualified to whom a high
quality Town Centre lifestyle tends to appeal, helping to address imbalances in the local labour
market and contribute to raising average skill levels in Bridlington’s labour pool;

deliver an urban lifestyle option for the small, but important, segments of the empty nester and
family markets which prefer to live in the Town Centre;

help make it feasible to deliver the mix, scale and quality of transformational development sought
at Burlington Parade, where the demand for housing and the relatively high values achievable make
it possible to achieve a quality of development and use mix (particularly offices) than otherwise
would be possible;

take advantage of the exceptional position of the Town Centre, with the possibilities of offering
sea views for many residents as well as ready access to the Town Centre core, seafront and
beaches;

reduce the proportion of houses in the AAP area that are in multiple occupation (residential
accommodation that is not self-contained), and encourage where possible the conversion of such
buildings for good quality, self-contained, housing accommodation;
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avoid future concentrations of houses in multiple occupation, in favour instead of stable, socially
mixed neighbourhoods;

provide for activity throughout the Town Centre around the clock and all days of the week,
contributing both to the vitality and viability of the whole of the Town Centre and providing the
natural surveillance needed to help suppress crime and other anti-social behaviour;

create the conditions that will make it feasible to convert many of the under-performing bed and
breakfast and guest houses back to housing uses, particularly for families;

increase the in situ spending base for the Town Centre, all year round; and

ensure that housing is sited, designed, insulated and specified so as to protect residential amenity,
ensuring that a lively evening economy does not prejudice the development of a diverse social
mix and household type in the Town Centre.

3.64 The target for the Burlington Parade scheme is an additional 500-600 dwellings over the plan
period. In line with Proposed Policy BridTC2, the Council’s priority is to direct demand for high density
flatted accommodation to Burlington Parade. After Burlington Parade, the other priorities for housing
development – new build and conversions – are the Town Centre Seafront in line with Proposed Policy
BridTC20, houses currently in use for B&B and Guest House provision and houses currently in multiple
occupation.

3.65 The Council will monitor housing completions in Bridlington to ensure there is an appropriate
balance between demand and supply and in line with the Council’s housing allocation for Bridlington.
The Council’s priority is housing provision in the Town Centre in line with Proposed Policy BridTC12.

Affordable Housing

3.66 The Council is in the process of preparing the borough-wide policy on affordable housing to
take into account the findings of the very recently completed East Riding Housing Market and Needs
Assessment and the Secretary of State’s proposed changes to the draft Regional Spatial Strategy. The
affordable housing requirement for Bridlington will need to comply, unless there are compelling reasons
for departure. The Council’s housing needs study suggests a need in Bridlington for 56 affordable
dwellings per year over the next five years (to 2012), but the work is not yet complete to set an
appropriate borough-wide policy.

3.67 Therefore, Proposed Policy BridTC12 is not explicit in terms of the affordable housing
requirement, but states that the requirement will be exercised in line with current policy. Proposed
Policy BridTC16, which sets out the proposals for Section 106 obligations upon development in the
Town Centre, takes the same approach. Developers whose housing proposals fall within borough policy
on affordable housing will be required to enter into a S106 obligation for the provision of the required
element of affordable housing.
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Proposed Policy BridTC 12

Housing

1. Housing development in the Town Centre will be allowed where:

a. proposals contribute to, or pose no risk to achieving the objectives for housing
in the Town Centre as set out in Proposed Policy BridTC1;

b. the amenity of residents will not be compromised by established, planned or
proposed leisure uses, most particularly evening economy uses;

c. proposals will not conflict with established, planned or proposed uses; d)
proposals are well, distinctively and sustainably designed in line with Proposed
Policies BridTC3 and BridTC4;

d. proposals contribute appropriately to the Strategic Public Realm Framework as
set out in Proposed Policies BridTC16 and BridTC19;

e. proposals comply with the other relevant policies of the Town Centre AAP.

2. Major housing developments, in line with up to date Council policy, will be required to
contribute to Bridlington’s affordable housing requirement.

3. The priorities for siting high density, high quality housing development are as follows, in the
sequence shown:

a. Burlington Parade in line with Proposed Policy BridTC17;
b. the Town Centre Seafront in line with Proposed Policy BridTC20;
c. conversions from houses in multiple occupation without self-contained

accommodation; and
d. conversions from houses in use as B&B and Guest House provision.

4. Change of use to self-contained housing, particularly for single families, of dwellings and other
buildings in B&B, Guest House and multiply occupied accommodation will be encouraged.

5. Major housing schemes, defined as schemes of 10 or more units, that could pose a risk to
the strategy either for regenerating the Town Centre or for Burlington Parade as set out in
Proposed Policy BridTC17 will not be allowed.

Proposed Policy BridTC13: The Evening Economy

3.68 The objectives for the development of a competitive, diverse and widely appealing evening
economy in the Town Centre (as defined by the Draft Town Centre AAP Proposals Map) are:

the provision of a diverse range of evening economy activities, of high quality at every level of the
offer, with a preponderance of activities that operate all year round and cater for residential as
well as visitor markets;

an evening economy that attracts all of the Town Centre’s users, regardless of age or lifestyle, all
year round;
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to provide the quality and choice of restaurants, bars and cafés and entertainment needed to
attract higher spending customers into the Town Centre;

to encourage shop-owners to provide for window shopping outside of opening hours, with shutters
and other security arrangements conducive to this;

to support the development of further non-seasonal, tourism, entertainment and cultural facilities
in the Town Centre;

to ensure that the Town Centre is safe throughout the evenings and appealing to use for all the
Town Centre’s user markets; and

to ensure public car parks and access routes to them are well lit and safe.

3.69 The Council is particularly concerned to ensure that, over time, areas in the Town Centre which
have a strong seasonal market are not ‘closed’ out of season, as to ensure that during the season no
part of the Town Centre becomes a ‘no go’ area for many of the Town Centre’s residents, in part by
ensuring that there is sufficient surveillance from other activities (including residents of the Town
Centre).

Proposed Policy BridTC 13

The evening economy in the Town Centre

1. Development for culture, entertainment and other evening leisure uses as defined by the
Use Classes Order (currently within Use Classes A3, A4, C1, C2, D1 and D2) will be allowed
in the Town Centre as defined by the Draft Town Centre AAP Proposals Map where
proposals:

a. contribute to or pose no risk to the strategy for the Town Centre as set out
in the Town Centre AAP:

b. contribute to or pose no risk to the strategy for the Town Centre as set out
in the Town Centre AAP;

c. comply with the sequential preferences for the location of Town Centre uses
as set out in Proposed Policy BridTC10;

d. contribute appropriately to the Strategic Public Realm Framework as set out in
Proposed Policies BridTC16 and BridTC19; and

e. comply with the other relevant policies of the Town Centre AAP and
Development Plan.

2. The Council will use conditions or planning obligations as appropriate where justified:
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a. to reduce the risk that otherwise permissible development will have adverse
impacts on the amenity of Town Centre residents and on established and planned
uses; and

b. to prevent, without further planning consent, changes of use allowed by the
General Permitted Development Order.

Proposed Policy BridTC14: Access and Movement

3.70 A number of changes are needed to the way traffic circulates within the Town Centre to support
the strategy for its regeneration, together with changes and improvements in parking provision.

3.71 The objectives are:

reduce traffic congestion in the Town Centre;

divert traffic not destined for the Town Centre around it rather than through it;

improve the pedestrian environment in the retail core, and therefore to give more space to
pedestrians and less to traffic;

rationalise the Town Centre parking provision into fewer, better located and designed car parks,
as well as an increase in parking numbers to meet the requirements generated by additional
development (in line with maximum standards set by the AAP);

the provision of information (e.g., variable message signing) on the location of parking and the
availability of spaces, in order to minimise traffic generated by drivers attempting to find suitable
parking;

a reduction in the area in which on-street parking is permitted in the primary shopping area, both
to reduce traffic circulating to find parking spaces in front of shops and to improve the environment
for pedestrians (and thereby to improve the trading environment for retailers);

encourage cycling through the provision of appropriate facilities for cyclists in the form of on-street
cycle lanes and off-street cycle tracks, and secure cycle parking facilities at key destinations and
individual facilities/businesses; and

encourage walking through the provision of safe, attractive and fully accessible walking routes
through the Town Centre to link key destinations and provide a recreational resource in their
own right.

3.72 The changes proposed in the Town Centre to achieve these objectives are set out below.

i. A Park and Ride at South Cliff is proposed, to be supported by frequent and attractive bus
services; during the summer season and spring and autumn bank holidays, frequent Land Train
services into the Town Centre will also be provided. The aim is to divert to the Park and Ride
traffic that is destined for the Town Centre but requires parking for more than two hours. The
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Council has won, through its Local Transport Plan 2 bid, government funding both for the Park
and Ride and for the infrastructure to support the Park and Ride – including improvements to the
junctions of the A614 at Carnaby (to Moor Lane) and at Manor Lane with the A165. The Council
propose to price the Park and Ride to encourage its use, and to price long stay parking in the
Town Centre accordingly.

ii. To simplify signage of the route around the TownCentre, the Council proposes to request
a reclassification and renumbering of the roads to show the whole route as A165. Changes are
needed in order to separate, before it gets close into the Town Centre, the traffic that is destined
for the Town Centre from traffic that is destined for points north or south of the Town Centre.
The proposals are as follows:

Traffic that originates from the south and west on the A614, but is destined for points
south of the Town Centre, will be kept on the A614 until Moor Lane and then signed
to the A165 (rather than signed to the section of the A165 that follows Bessingby
Road and Hilderthorpe Road into the Town Centre and then continues on to the
A165 along Kingsgate).

Traffic originating from the north of Bridlington Town Centre on the A165 and
destined to points south of the Town Centre will be signed off the A165 and onto
the A614 instead at the Bessingby Road junction. This traffic will then be signed back
onto the A165 at the junction of the A614 with Moor Lane (where the trip can
continue to the north along the A165 but away from the Town Centre, or further
to the south along the A165).

Traffic originating from the south on the A165 and destined to points north of the
Town Centre will be signed to leave the A165 at Moor Lane and then north on the
A614 to continue the journey north, only re-joining the A165 once north of the
Town Centre (on the Flamborough Road).

The consequence of these signage changes will be to relieve Bessingby and Hilderthorpe
Road of traffic that results from the convergence on these roads of the A614 and A165
traffic, where this traffic is not destined for the Town Centre, but instead to the beaches,
caravan parks, settlements and so on that are located along the A165, but to the south of
the Town Centre. There is no need for this traffic to come into the Town Centre, and
removing it from the Town Centre will have a beneficial effect on relieving congestion in
the Town Centre.

iii. A range of highways, parking and related works are needed to ensure that the Burlington
Parade development is successful commercially and brings the intended benefits to the shopping
core as a whole. The aims of the works are: to make the new development accessible; to improve
rather than aggravate traffic congestion in the town centre (something that is critical to the success
of the development as well as the town); and to deliver the needed improvements in the sufficiency,
quality and convenience of car parking in the town centre core. The proposed works are:
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the widening of Hilderthorpe Road on the east side between Station Road and Bridge
Street;

improvements to the junction of Hilderthorpe Road and Station Road to improve its
efficiency and increase capacity;

the introduction of a principal access point into the Burlington Parade development
at the junction of Hilderthorpe Road and Savage Road;

changes to parking provision and access for the railway station;

downgrading Springfield Avenue and straightening and upgrading Beck Hill;

widening the pedestrian pavement on the west side of Quay Road/Prospect
Street/Manor Street and removing on street parking along the street during shopping
hours;

closing Bridge Street to traffic during shop hours; and

very substantially increasing car parking, both rationalising provision into fewer, better
located and better sited car parks and ensuring that the car parks are visually appealing
and safe to use.

iv. Variable message signing is needed to inform prospective shoppers and visitors as to
where available spaces are located and how many spaces are left at any point in the day. This –
linked to the new provision in the Burlington Parade scheme and to major existing car parks (e.g.,
Moorfield Car Park) - will be introduced along the approach roads into Bridlington Town Centre.
As set out in point ii) above, the signage will be sited closer into the Town Centre (after the point
at which non-Town Centre traffic is diverted onto, or kept onto, the A614, and away from the
A165 route into the Town Centre at Bessingby Road/Hilderthorpe Road.

v. At present, the substantial levels of on-street parking in the shopping core, coupled
with the lack of restrictions on the loading and other service times for the commercial businesses
in the core, creates unnecessary traffic congestion and harms the attractiveness of the core.

The result is that no one user of the core is adequately served: businesses are denied the
additional trade that research shows follows from the pedestrianisation of primary shopping
streets and the enhancements which follow for the shopping environment; other road
users in the town centre are compromised by the additional traffic congestion created by
drivers looking for on-street spaces; and shoppers and visitors are under-served by poor
environmental conditions and a much less attractive environment than is possible in the
Town Centre.

Therefore, the Council proposes:

69

Bridlington AAP Preferred Options



to remove on-street parking (except for disabled provision) in the shopping core
where it is harmful to the efficient movement of traffic and the pedestrian environment
and where parking needs can be met more efficiently elsewhere;

to restrict loading and other servicing hours in the shopping core to the hours before
shops open in the morning, and the hours after shops are closed;

to allow restricted vehicle access after shopping and office hours in the shopping core
where the egress of traffic will benefit the adjoining businesses and assist with security.

These changes will be implemented once the Strategic Public Realm Framework is
implemented (Proposed Policy BridTC19). Existing loading bays on pedestrian and restricted
access streets will be re-designed to become part of the pedestrian landscape. Shopkeepers
and other affected businesses will be notified of the timetable for implementing the changes
at the appropriate time.

vi. More investment is needed in the town centre to encourage cycle use, and additions to
the existing cycle network in the Town Centre are proposed as follows, with the aim of filling in
missing links and add to the routes;

a cycle way alongside the re-opened Gypsey Race through Burlington Parade;

a cycle way alongside Quay Road/Prospect Street/Manor Street, and from Manor
Street through the new Town Square at Bridge Street and onto Chapel Street/Cliff
Street and Queen Street;

a cycle link across the Burlington Parade development, from Station Approach, across
the new Station Plaza to Hilderthorpe Road

Figure 3.2 Proposed Changes to Directional BridlingtonFigure 3.1 Current Directional Signage to Bridlington

70

Bridlington AAP Preferred Options



3.73 The principal changes will be delivered through the Burlington Parade scheme where they adjoin
or lie within the scheme, and in conjunction with the Council’s proposed improvements to public realm
in the Town Centre in line with the Strategic Public Realm Framework (Proposed Policy BridTC19).
Proposed Policy BridTC14 sets out the policy proposals for access and movement; and Proposed Policy
BridTC15 sets out the policy proposals for parking in the Town Centre.

3.74 Several of the proposed changes – the proposals to remove on-street parking, save for disabled
provision, during shopping and office hours and the restrictions on loading - fall outside the development
control planning system and will require Traffic Regulation Orders. The Council will prepare these
Orders and consult upon them during the AAP's preparation period.

Proposed Policy BridTC 14

Access and Movement

1. Changes to access and movement in the Town Centre will be permitted to enable the delivery
of the AAP’s proposals and achieve the objectives for improving access to, and movement,
within the Town Centre:

a. reducing traffic congestion in the Town Centre;
b. improving car parking provision in the Town Centre;
c. improving the pedestrian environment and facilities, including the ease and safety

of the use of the Town Centre for the mobility impaired; and
d. encouraging walking, cycling and the use of public transport as alternatives to

the car.

2. The schemes to be delivered within the Town Centre AAP area over the Plan period include:

a. the widening of Hilderthorpe Road on its northern and eastern sides between
Station Road and Bridge Street;

b. improvements to the junction of Hilderthorpe Road with Station Road;
c. the creation of a new, principal, access into the Burlington Parade development

at the junction of Hilderthorpe Road with Savage Road;
d. the widening of the pedestrian pavement along the west side of Quay

Road/Prospect Street/Manor Street between Station Approach and Bridge Street;
e. alterations to car parking, vehicle and pedestrian access to the railway station:

i. the relocation of the railway station parking to provide a new station
car park, sited along the southern boundary of the railway station,
accessed from a new, secondary, junction for the Burlington Parade
development at Hilderthorpe Road, as shown in the Draft Town
Centre AAP Proposals Map;

ii. the creation of a new, landscaped, Station Plaza, in line with the
provisions of Proposed Policy Brid TC19, to provide a principal
new public space and gateway from the railway station to the Town
Centre and the Burlington Parade development;
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iii. the provision, within the Station Plaza, of a taxi rank and passenger
drop-off and pick up point;

iv. the provision, along Station Approach, of a new bus and coach
pick-up and drop off facility, well-located to the railway station, the
Burlington Parade development and the shopping core;

f. the provision of new cycle routes as shown in the Draft Town Centre AAP
Proposals Map:

i. along Station Approach and through the Station Plaza to
Hilderthorpe Road;

ii. along Quay Road from the level crossing and Prospect Street/Manor
Street;

iii. along the Gypsey Race within the Burlington Parade development;

g. the downgrading of Springfield Avenue to give pedestrians priority, in keeping
with the new role of Springfield Avenue as a principal pedestrian link between
key parts of the Burlington Parade development, as shown in the Draft Town
Centre AAP Proposals Map; and

h. the straightening and widening of Beck Hill to provide the principal north-south
link across the Burlington Parade development between Hilderthorpe Road and
Prospect Street/Manor Street;

i. the closure of Wellington Road between the Cenotaph and Christ Church, in
line with the provisions of Proposed Policy BridTC19.3.

3.75 Other policy controlling access and movement in the Town Centre AAP area is set out in the
Saved Policies of the adopted Local Plan, the Joint Structure Plan, the Regional Transport Strategy (which
forms part of the RSS) and national policy.

Figure 3.3 Proposed Access Arrangements in the Town Centre Routes
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Proposed Policy BridTC15: Parking

3.76 As explained in the discussion at paragraphs 3.70 and 3.71, significant changes are needed to
short stay parking arrangements in the Town Centre AAP area. These changes are necessitated by the
need both to meet the parking requirements of the Burlington Parade development and to respond to
widely expressed concerns as to the adequacy of car parking provision in the Town Centre (including
in response to the various consultations on the Bridlington Regeneration Strategy and more formally
in response to the Issues and Options Draft of the AAP).

3.77 In total, the Town Centre AAP proposes in the order of 750-775 additional short-stay public
spaces, counting the additional spaces to be contributed by the supermarket element of the scheme
(and which will also be public short stay provision). These additional spaces are the net gain to the
Town Centre in short-stay car parking spaces, after allowing for (subtracting from the total provision)
both the replacement of the existing parking spaces that lie within the Burlington Parade development
site (e.g., at Palace Car Park and the two Beck Hill car parks) and for the proposed removal of much
of the short stay parking that is presently provided for on-street in the shopping core (a loss of about
50-75 non-disabled spaces in total).

3.78 The additional and replacement short-stay parking provision will be in new, gold standard,
Disability Discrimination Act compliant, decked car parks to be constructed as part of the delivery of
the Burlington Parade scheme. About 5% of the total parking provision will be reserved for disabled
use.

3.79 The proposed locations for the new and replacement parking are set out below. The numbers
of spaces shown for each location are, at this stage, ‘orders of magnitude’ estimates rather than precise
numbers. The precise numbers will be settled through the procurement of the Burlington Parade
scheme:

railway station (parallel to the south side of the station): 47 spaces plus taxi rank, all of which are
reserved for the railway station;
Coach Park site: c 720
Hilderthorpe North (west of Springfield Avenue): c 345 spaces
Palace vicinity (east of Springfield Avenue in a new decked structure): c 320 spaces
East of Beck Hill vicinity: c 70 spaces
Bridge Street/Marina: c 175 spaces.

3.80 The Council will review the pricing of car parks in the Town Centre so as to encourage the use
of the Park and Ride (and discourage parking for long stays in the Town Centre). The Council’s aim is
to set car park charges for short stay spaces in the Town Centre so as to discourage parking for more
than four hours, and encourage the use of the Town Centre after shop and office hours.

3.81 To ensure that no adverse effects on the strategy for the Town Centre arise from developments
also providing short stay public spaces, the Council propose to require all short stay car parks within
the Town Centre AAP area, or intended to serve the AAP area, to be priced and managed in line with
Council policy. The Council also proposes to review the pricing policy of the Moorfield car park to
ensure that its use is consistent with the aim of inducing those needing long stay parking in the Town
Centre to use the Park and Ride instead.
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3.82 Proposed Policy Brid TC15 provides for these changes.

3.83 The Council also recognises that it may be necessary to re-consider the restricted parking
scheme within the Town Centre AAP area. At present, parking for up to two hours with no return is
allowed during shopping hours, on most streets outside the Primary Shopping Area in the Town Centre
AAP area. This provision also adds to traffic congestion as many visitors circulate the streets to find a
space. It may, with the Park and Ride, be more appropriate to institute a residents parking scheme
instead, with the possibility of special provision for guest house and B&B operators. Should the Council
decide to re-consider the restricted parking scheme, it will consult separately on alternative proposals.

Figure 3.4 Proposed New and Replacement Public Car Parks

Proposed Policy BridTC 15

Parking in the Town Centre

1. Sufficient high quality short-stay parking spaces to serve the Town Centre, Primary Shopping
Area and the Burlington Parade scheme are to be provided to meet the needs of shoppers,
visitors’ and other users of the Town Centre. The target is a total provision of 1,600
designated short stay public car park spaces (gross) within Town Centre AAP area. The
locations for the new car parks are:

a. railway station
b. coach park site
c. Hilderthorpe Road area west
d. Hilderthorpe Road area east
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e. Beck Hill vicinity
f. Marina phase one, south of Bridge Street (within Burlington Parade)

2. Short stay car parking, save for disabled provision, is to be removed from the shopping streets
in the Primary Shopping Area as shown in the Draft Town Centre AAP Proposals Map:

a. both sides of Quay Road/Prospect Street/Manor Street between Station
Approach and Bridge Street;

b. both sides of Hilderthorpe Road between Station Road and Bridge Street;
c. Wellington Road, between the Cenotaph site and Prospect Street;
d. Bridge Street;
e. Queen Street;
f. Promenade south of Princess Street;
g. Cliff Street;
h. South Road/South Cliff Road up to Windsor Crescent

3. l will apply the maximum parking standards set out in the Regional Transport Strategy (RSS)
to development in the Town Centre AAP area.

4. The Council will use planning obligations to require new developments that provide short
stay parking for public use within the AAP area to price and manage the public provision in
line with Council policy for short stay parking

Proposed Policy BridTC16: S106 Obligations on Development in the Town
Centre AAP Area

3.84 The Town Centre will need to be able to accommodate the additional activity that will be
generated by the delivery of the AAP, and the impact of the AAP on the added use of the Town Centre,
following its regeneration, by residents and businesses within Bridlington’s catchment and by visitors.

3.85 While the Council is able to utilise the Local Transport Plan funds awarded the Council to
finance the works needed to provide the increased capacity in the highways infrastructure, it has no
similar source of funds for achieving the added capacity needed in the Town Centre’s public realm,
including the additional public space needed for informal recreation and adults’ and children’s play space
in the AAP area.

3.86 The Council therefore proposes, in line with the provisions of ODPM Circular 05/05 (see Annex
B of the Circular, paragraphs B21-23 and B33-35), to put in place a standardised S106 charge to accrue
a pooled fund to help finance the public realm works in the Town Centre needed to offset the cumulative
impacts of the development that will regenerate the Town Centre. Section 5 of the Preferred Options
Draft of the AAP, at paragraphs 5.29-5.35, explains what a S106 obligation is and the controls over their
use imposed by government in Circular 05/05.

3.87 The Council’s aim, in standardising the basis of calculating the Public Realm Charge, is to reduce
the time involved in negotiating S106 obligations and to improve the market’s certainty as to what will
be required. The Council proposes to use the accumulated fund to help finance the costs of providing
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the additional and improved capacity needed in public realm and related pedestrian facilities in the Town
Centre to accommodate this additional activity. The additional capacity will be delivered through the
proposed Strategic Public Realm Framework (Proposed Policy BridTC19) which forms an integral part
of the strategy for the Town Centre’s regeneration.

3.88 The Council proposes to apply this standardised S106 charge to all significant new development
(including changes of use) within in the AAP area, defined as housing schemes of 10 or more units and
250 sqm of other development.

3.89 Proposed Policy BridTC16, solely for development within the AAP area, will substitute for the
Council’s requirements set out in saved policy R3, and where applicable R2, for the provision of outdoor
playing space and children’s play space. Both requirements are met, for development within the AAP
area, by Proposed Policy 19 (Strategic Public Realm Framework) which includes these provisions in line
with the fact that the AAP area covers principally the Town Centre and in recognition of the AAP’s
adjacency to the beach.

3.90 The fairest and most transparent means of assessing the level of impact and therefore the charge
to be levied is to relate the charge to the use and scale of the proposed development - on the basis
that use and scale relate most directly to activity levels and therefore to the extent of mitigation or
compensation required.

3.91 Proposed Policy BridTC16 sets out the types and scale of development to which the S106 scheme
will apply. The Council, in setting the scale of the proposed charge, is wholly mindful of the comparatively
low commercial development values in Bridlington. The Council wishes therefore to ensure that the
new S106 scheme does not disadvantage the proper function of the land market, but also to ensure
that Town Centre is capable of playing its full part in raising levels of activity and demand in Bridlington.

3.92 Thus the level of proposed standardised charges is calculated so as to represent no more than
10% of typical land values in each Use Class – a level at which research carried out for the ODPM
suggests would not impinge adversely on the operation of the land market.(x) For this reason, the pooled
funds will not be sufficient to finance the whole of the capacity in new and improved public realm and
related pedestrian infrastructure proposed and needed to enable the Town Centre’s regeneration.
Other contributions will come from direct provision financed by the Council and Yorkshire Forward,
and some elements of the works will be provided directly by developers in the Town Centre (most
particularly through the development of Burlington Parade).

3.93 No specific S106 charge is proposed for contributions to the highways works. Instead,
development outwith the two major projects – Burlington Parade (Proposed Policy BridTC17) and the
Marina (Proposed Policy BridTC18) – requiring the mitigation of traffic effects to be acceptable, will
need to finance, and where appropriate deliver, the needed works on their own account.

x Reforming Planning Charges: the Use of Standard Charges, ODPM, November 2004. The reference is to the parts of
the research that consider the scale of charges. S106 levies of any kind tend to reduce what a developer is willing to
pay for the development opportunity, because construction costs and the developer's return tend to be fixed. It is
essential that S106 costs do not exceed levels that will deter property owners from putting land and buildings forward
for development. Developers who purchase land or buildings in advance of securing a planning consent (rather than
taking an option conditional on planning consent) take a major risk in this respect. This is one of the reasons in situations
where land assembly is especially costly and risky for the private sector, that the planning authority and Yorkshire
Forward are encouraged by government to take a more positive approach to using their compulsory powers to assemble
land.
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3.94 Appendix 5 to the Preferred Options Draft of the Town Centre AAP sets out the schedule of
the costs of each element of the Strategic Public Realm Framework, together with the proposed charge
applicable per square metre of each type of development likely to come forward in the Town Centre
AAP area.

3.95 The Council will consider extending, in due course, the requirement for this standardised charge
to cover all qualifying development within Bridlington. If the Council decides to propose to extend
BridTC16 to cover development in the whole of the Bridlington area, it will consult on these proposals
at the appropriate time as part of the appropriate Development Plan Document. Qualifying development
outwith the Town Centre AAP would be likely to include all significant housing, retail, leisure and office
development in the Bridlington settlement. The justification for extending the charge to the rest of the
settlement of Bridlington and its catchment, should the Council take this approach, would be that
Bridlington Town Centre (as the Town Centre of a Principal Town):

i. should be the principal centre for meeting most retail and leisure needs of the town’s catchment,
and therefore that growth outwith the Town Centre AAP area would increase the pressures upon
it (and therefore the S106 charge would be needed to contribute to the costs of the additional
capacity in public realm and related infrastructure needed to accommodate the cumulative effects
of this growth); and

ii. that significant office and retail development outwith the Town Centre would displace activity
from the Town Centre which ought be located within it (and therefore the S106 charge would
be needed to help compensate for the displacement effects).

3.96 The BridTC16 S106 charge is in addition to other S106 obligations the Council may be justified
in requiring, including for affordable housing. For housing development within the Bridlington Town
Centre AAP area, the Brid TC16 S106 charge will replace the requirement to contribute to outdoor
play space.

3.97 The Council, in levying the charge provided for by Proposed Policy BridTC16, will take into
account these other charges and will consider each case on its merits. Direct contributions to the
Strategic Public Realm Framework by development schemes, including Burlington Parade (Proposed
Policy BridTC17) and the Marina (Proposed Policy BridTC18), will count towards or, if appropriate,
remove the requirement to contribute to costs under Proposed Policy BridTC16.

Proposed Policy BridTC 16

S106 Charge to Finance Capacity in the Town Centre Public Realm

1. The Council will use planning obligations to mitigate the cumulative effects on the Town
Centre of new development within the area of the Town Centre AAP.

2. The Council will pool the contributions to help finance and maintain the improvements and
additions to the public realm and related pedestrian infrastructure to create in the Town
Centre the additional capacity needed to accommodate the regeneration of the Town Centre
as proposed by the Town Centre AAP. This additional capacity is detailed in the Strategic
Public Realm strategy set out in the Town Centre AAP and in Proposed Policy BridTC19.
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3. The S106 obligation will apply to all major developments and changes of use within the Town
Centre, with major defined as development or change of use for 10 or more residential units
and 250 sq. m or more of other development.

4. The contributions required will be calculated according to land use and size of development
as set out in the Council’s annually published monitoring report on the Bridlington Town
Centre AAP.

5. The Council will require payment of the charge on the grant of full planning consent of the
development to which it applies.
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4 Preferred Options for the Major Projects

Introduction

4.1 This section of the Town Centre AAP sets out the proposed policies for the major developments
in the town:

4.2 Burlington Parade: the retail- and housing-led mixed use redevelopment of the area of the Town
Centre that lies between the coach park and railway station and the Harbour, and delivers the first
phase of the new Marina;

the Marina: which includes the impoundment of the Harbour, delivers improved and new facilities
for the Harbour’s existing users and provides up to 500 sailing berths, plus made land to connect
the Harbour to the refurbished Spa and allow for future residential development to help finance
the costs of the Marina; and

the Strategic Public Realm Framework which provides the additional capacity in public realm and
related facilities to accommodate the regeneration of the Town Centre as proposed by the Town
Centre AAP.

4.3 This section also includes a policy, designed to support the regeneration of the Town Centre and
achieve the objective of reclaiming the Town Centre Seafront for year round use, covering development
and change of use on the Town Centre Seafront and the area at Prince Street and Cliff Street.

Comments on the Issues and Options Draft

4.4 Figure 4.1 sets out a short summary of the comments received on the parts of the Issues and
Options Draft of the AAP covered by this section of the Preferred Options Draft of the AAP. A full
account of the comments received and the Council’s response to them is provided in the separately
published Report of Consultations.

Figure 4.1 Comments on the Issues and Options Draft in respect of the Town Centre
Development Scheme, Marina and Public Realm

You told the Council:

You support by a large majority the proposal for a major redevelopment scheme within the
Town Centre. Others support the proposal provided their concerns are addressed: impact
on small retailers; impact on the established shopping core and businesses within it; the
prevention of a ‘clone town’; the provision of improvements to access and parking for the
whole Town Centre; retailer demand in fact exists; and local identity is not lost.

You support by a large majority the proposal for more pedestrianisation in the Town Centre.
The principal concern expressed is that the pedestrianised areas are not deserted after
shopping hours.
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You support without any dissent the proposals for a Strategic Public Realm Framework for
the Town Centre.

The majority supports the opening of the Gypsey Race, although others expressed concerns,
and need to be persuaded that the project will not create problems of flooding, antisocial
behaviour and health and safety.

The large majority supports the idea of a new heart for the Town Centre, subject to ensuring
it is located ‘naturally’ and has enough activity to give it life. Other comments included the
view that King Street already serves this function, and that a ‘square’ is not a suitable approach
to giving the town a heart.

You support, by an overwhelming majority, a change of use to year round activity for town
centre uses along the Town Centre Seafront; only one respondent proposed the retention
of the existing seasonal uses as they currently are; and one suggested that the Fun Fair be
kept open year round.

You support, by an overwhelming majority, the proposals for a marina, although there are
different views as to ‘what marina’ (including whether or not the Harbour needs to be part
of a marina) should be supported. Some respondents wish to be reassured on a number of
points whatever marina is ultimately promoted: that demand for sailing berths and the value
to Bridlington of sailing activity not be over-estimated; that wildlife, ecology and the beach
be protected; that the Harbour’s listed structures and special character not be harmed; and
that flood risk be taken fully into account. Objectors felt that investment in highways capacity
to relieve congestion and in parking would be more beneficial to the town than a marina

Some of you support the Harbour Commissioners’ marina proposals in preference to what
are seen as the Council’s (although no diagram for a marina was included in the Issues and
Options report). The Harbour Commissioners themselves commented that that a
‘compromise’ proposal that takes full account of the operational requirements of the Harbour
would be acceptable.

The large majority of you support the proposition that the integration of the Harbour with
the Town Centre is critical to its regeneration. Comments from those who did not support
the proposition expressed concerns: that the different character of the two be respected
and maintained; that the town’s character not be harmed; that the markets for the two would
be different and therefore would be uncomfortable in juxtaposition; and that good management
would be needed to protect the Harbour’s operational activities. Others commented that
the Harbour is already integrated; separation is only perceived by outsiders; further integration
should be with the agreement of the Harbour Commissioners; and that both could be
regenerated without integration.

An overwhelming majority of you support the proposals for changing the way the Town
Centre Seafront is used so that it will have year round appeal, although individual
commentators thought development that might harm the Fun Fair should be prevented and
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that the existing land uses should be retained. Suggestions include specialist and themed areas
along the seafront, the year-round operation of the Fun Fair, more shelter and enclosure,
and continental style cafés and restaurants.

The large majority of you support the idea of aWinter Garden on the Town Centre Seafront,
but others like the idea but are not convinced that the seafront is the right location.

Options Rejected and Why

4.5 Having taken into account the evidence on the merits and disadvantages of the alternative options
for achieving Bridlington’s regeneration in a sustainable and timely manner, and taking into account the
comments on the Issues and Options Draft of the Town Centre AAP, the Council reject options which:

discounted the underperformance of the Town Centre as a shopping centre as a key target of the
regeneration effort;

promoted instead an incremental change – as the evidence shows this to be implausible (if it were
possible, it would be happening);

discounted the importance to the Town Centre – both in affecting its current performance as a
Town Centre for its catchment and as a tourist destination - of the Harbour;

promoted options for a Marina sited to the north of the Town Centre core, as this approach
could neither resolve the adverse impact of the current Harbour on the performance of the Town
Centre nor take advantage of the Harbour asset in developing its potential;

discounted the importance of significant improvements in the public realm to the regeneration of
the Town Centre.

4.6 Appendix 2 sets out a detailed account of the options rejected and the Council’s reasoning.

4.7 The policy proposals for the Town Centre redevelopment scheme accept that care is needed to
ensure that the established shopping core is a principal beneficiary and that the character of the Town
Centre is protected. Policy also needs to ensure that the Marina protects the interests of the Harbour’s
users, that its special features are not lost, and that its impact on the beach, water systems, wildlife and
ecology are acceptable – and indisputably outweighed by the benefits generated. Policy seeking changes
of use along the seafront need to be carefully managed to ensure the area becomes the year round
asset for the whole of the Town Centre – the objective of policy.

Proposed Policy BridTC17: Burlington Parade

4.8 The Burlington Parade scheme is proposed with the aim of achieving a number of the AAP’s
strategic and enabling objectives (see Section 1, paragraphs 1.12-1.38, and Proposed Policy BridTC1).
These include both correcting a number of the principal causes of the Town Centre’s underperformance
and putting in place the scale and types of new development needed for its transformation and in a

81

Bridlington AAP Preferred Options



location which will advantage the whole of the Town Centre. Detailed guidance on the design of the
scheme and its delivery are set out in the Town Centre SPD. The delivery proposals are set out in
Section 5.

The Burlington Parade Site and its Assembly

4.9 The site of Burlington Parade is shown in the Draft Town Centre AAP Proposals Map. The site
shown is the maximum extent of the development and constitutes an ‘area of search’ for the
comprehensive development site to be assembled. Although most of the properties within the area of
search are likely to lie within the comprehensive development site, a limited number of properties
within the area of search are likely to be omitted (e.g., some on the east side of Springfield Avenue
most on Manor Street and many on the west side of Quay Road and Prospect Street and most on the
south side of Bridge Street). The Town Centre SPD sets out the details.

Figure 4.1 Burlington Parade - Proposed Town Centre Development Scheme

4.10 The decisions as to which properties are to be included or excluded rest on a number of factors
in combination:

the need to assemble a site that will, commercially, be of the size and shape needed to make
feasible development for the types and of the quality and on the scale that the evidence shows
is essential to Bridlington’s regeneration;

the need to bring into beneficial use, in line with the current property and parking needs of the
local economy, large areas of under-used, poorly used and ineffectively used land and property;
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the evidence which shows that, in the absence of the intervention proposed, the regeneration of
Bridlington is unlikely to be achievable and, as a consequence, wellbeing in the town is likely to
deteriorate still further; and

the outcome of the public consultation on the Preferred Options Draft AAP together with the
continuing work on the details of the development proposals.

4.11 Once the Council has determined the precise site that will need to be assembled to achieve the
objectives for Burlington Parade and the Marina, and has formally committed to make both the necessary
compulsory purchase and Transport & Works Act orders, the individual interests within the area of
will be notified formally and each will be fully consulted and fair compensation arranged, in line with
the provisions of the compulsory purchase legislation. Meanwhile, discussions are in the process of
being progressed with the principal property owners within the area of search, including the Harbour
Commissioners; Network Rail; Lord Feoffees; Tesco; BT; the Post Office; and the British Legion.

4.12 The Council and Yorkshire Forward are fully conscious of the impact on affected owners and
occupiers of the proposals for Burlington Parade, and are committed to ensure that the adverse effects
are minimised for each of the affected interests. The compulsory purchase legislation is framed to
protect the interests of affected individuals and conform to Britain’s obligations under the Human Rights
Act. Thus the action will be fair while also permitting the very purposes for which the legislation has
been enacted: to deliver beneficial development that is needed and compelling in the public interest,
but which otherwise would not be possible. These circumstances obtain in Bridlington Town Centre:
without Burlington Parade and the Marina, it will not be possible to recover economic, social and
environmental wellbeing in Bridlington, now or long into the future. Section 5 sets out the anticipated
timetable for the CPO action should, as is fully expected, the Council determined to make the CPO.

The Defining Features of Burlington Parade

4.13 The Burlington Parade development has the defining features described below. These seven key
features are inter-dependent and mutually reinforcing; they work together - both to make the
development feasible and to put in place the conditions that will lead, with the Marina, to the regeneration
of the Town Centre. The key features are:

i. The delivery of the major share of forecast demand in the Town Centre over the period to 2016
in the retail, leisure and hotel, small office and high quality, high density lifestyle housing;

ii. The siting of this development within the area of search so as to:

create a genuine extension of the Town Centre, together with the mix and quality
of uses – shopping, leisure, hotel, offices and workspace, housing and major public
realm - that is consistent with a Town Centre extension;

extend the centre in ways that will make up for gaps in the Town Centre’s offer, and
therefore its capability for driving the economy of its catchment. The gaps to be filled
include good quality, well-specified, new offices and workspace targeted; retail units
of the size and configuration needed to attract anchor multiple traders to the town
centre; the quality of premises and operating conditions needed to diversify and
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enhance the appeal of the Town Centre’s year round leisure offer, including cafés,
bars, restaurants and a hotel; and a more diverse choice of housing, including
aspirational lifestyle housing, to capitalise on the Town Centre’s special assets and
add to the local labour market;

provide a retail anchor function, concentrated in the fashion sector, that will create
for the Town Centre the needed but missing Primary Retail Circuit. The Circuit
connects the established Promenade precinct to Burlington Parade along the
established primary shopping streets – Chapel Street, King Street, Manor
Street/Prospect Street/Quay Road, and making up the Town Centre’s shortcomings
in the comparison sector and particularly in fashion retailing;

deliver the first phase of the Marina, ensuring that the developer is able to access to
develop some of the best land in the Town Centre

make up for the shortcomings in the number of car parking spaces and their
arrangement in the town centre, helping to improve the appeal of the Town Centre
to its users while also helping to reduce traffic congestion;

take advantage of a large area of under-used and ineffectively used land and property,
all of which detracts from the appeal of the Town Centre and its ability to attract
needed renewal investment;

take advantage of the Gypsey Race to create a waterside environment for the
development and to add to the public green space within in the Town Centre, adding
to the capacity needed for its regeneration; and

help shift the Primary Retail Area away from the seafront, both to enable the shopping
core more competitively to play its year round role, and to help create the conditions
for changing use, over time, along the Town Centre Seafront to less seasonal uses
(and thereby returning the Town Centre Seafront to the Town Centre). At present,
the seasonal activities impact badly on the core shopping function of the Town Centre:
the area, out of season, is ‘closed’ and unappealing; many shops, particularly in this
area, become heavily dependent on seasonal trade which militates against their appeal
and prosperity out of season; residents are put off from using the Town Centre as
often as is needed to maintain its competitiveness; and the management of the Town
Centre, in an out of season, becomes more difficult than need be; and

to create a much-needed, but missing, ‘heart’ for the Town Centre – a major civic
space which defines, and is emblematic of, the very centre of Bridlington – and to
animate this space with at least one major new public building (the proposal is a for
a new library and contemporary mixed media centre, that also includes rooms for
community use and can accommodate activities for the town’s young people).
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iii. The delivery of the first phase of the Marina, through the construction, on the perimeter of the
Harbour at Bridge Street, of a mix of retail, leisure, hotel and housing uses, together with works
to update and improve parts of the Harbour’s operational facilities (Proposed Policy Brid TC18).
Paragraphs 4.16-4.19 below explain this further.

iv. The delivery of the new access routes to improve flows north and south through the Town Centre
(Proposed PolicyTC14).

v. The delivery of the major share of the public short stay car parking required both to meet the
public parking needs of the development and improve the quality, convenience and number of
spaces serving the established shopping core (Proposed Policy BridTC15).

vi. The delivery of the major share of the Strategic Public Realm Framework proposed in the Town
Centre:

Station Plaza;

Gypsey Race Park, together with the avenue, cycle route and walk along its length
through the centre of the site;

Burlington Pavement – the section of the Primary Retail Circuit that runs along Quay
Road/Prospect Street/Manor Street;

Gypsey Courts, the south to north desire line, vista and pedestrian route that provides
a link and vista from Hilderthorpe Road across the ‘Gypsey valley’ to Christ Church
and the new Cenotaph Gardens;

Town Square; and

Harbour entrance and Harbour Plaza.

vii. A comprehensive approach to the development of the whole of the site, consistent with Proposed
Policy BridTC17 and the guidance set out in the Town Centre SPD. A comprehensive approach
to the site and the development of it is needed for a number of compelling reasons:

to create a site that is large enough, suitably configured and located so as to make it
feasible to attract the risk investment in the types, quality and scale needed to achieve
the AAP’s regeneration objectives. Developers (and the occupiers they need to
attract) will take much greater risks on large sites over which they have control than
they will in other circumstances. Thus the large site and a comprehensive approach
to it makes it possible to deliver transformational change which otherwise would be
infeasible in Bridlington – and as a result to achieve the gains sought in Bridlington’s
wealth-generating capability and prosperity;

85

Bridlington AAP Preferred Options



to ensure that the site will be capable, as a whole, of delivering much-needed public
realm, parking and access improvements in the town centre, with the scale of
development and the comprehensive approach to it both making it feasible to deliver
these improve and comprehensive of development justifying the needed to achieve
the objectives that the development is conceived to achieve, while also being sand
to be able to support this development with appropriate access, parking and public
realm.

to remove the market failures that deter the investment needed to restore
Bridlington’s competitiveness and improve local economic, social and environmental
well being. A comprehensive approach makes it possible to remove these market
failures:

to prevent ‘cherry-picking’ by piecemeal developers whose aim is to
maximise the value of their own schemes, but without regard for the
consequences for the rest of the site. Cherry-picking allows piecemeal
development to take an undue share of the highest value, least risk
elements of scheme, making it less likely to be able to deliver the lower
value, higher risk uses which are also essential to the use mix. Where
land is not in a single ownership, it is virtually impossible to prevent
cherry picking of this sort. The risks of cherry-picking are also a
substantial deterrent to developers, most particularly in relatively weak
development markets (like Bridlington’s);

to prevent ‘free-riding’ by piecemeal developers who stand to gain from
the wider development but who would not, if excepted from it, either
have to accept the development risks of the major project, or contribute
to the costs of its delivery. The consequence of ‘free-riding’ is to deter
the scale, types and quality of risk investment needed across the site as
a whole to deliver the transformational change that is otherwise possible.
The greater the risk of such free-riding, the greater the deterrent to the
private development market. The consequence would be to diminish
the types, scale and quality of development that otherwise could be
achieved through a comprehensive approach; and

to remove, and prevent in future, ‘adverse externalities’ – the bad effects
on neighbouring development of non-conforming uses or poorly designed
schemes - that can arise from a piecemeal approach. Adverse externalities
diminish the market’s willingness to take the investment risks needed
for transformational change, including through the impact of these ‘bad
neighbours’ on the value of adjoining properties;

to ensure that the scheme, in all its elements, is deliverable. It is only through the
public sector’s control of all of the land within the scheme that the Council and its
partners can be confident either of solving the causal problems for the Town Centre’s
underperformance, or of creating a development with sufficient critical mass to attract
the needed private sector investment;
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to ensure the timely delivery of the whole of the development, where single ownership
and the development agreement with the contracting party makes this feasible.
Otherwise, the achievement of the objectives for the site is subject to a great deal
of uncertainty, the effect of which is vastly to increase the private sector’s risks. The
consequence in turn would be to increase the returns required by the investors to
levels which are unachievable (and therefore needed development would not be
delivered), or to induce developers to cut their costs and thus to damage quality;

to ensure that the public sector can intervene to support the development without
contravening state aid or other public sector rules. The public sector is able to sell
land that it owns or acquires at ‘market value’ – a price which, as will be the case for
Burlington Parade, reflects the costs imposed by achieving its ‘proper planning’ as set
out in adopted planning policy. This mechanism enables the public sector to achieve
types and a quality of regenerating development that otherwise would not be feasible
– but this is only possible through a comprehensive approach. Furthermore, through
this comprehensive approach, the public sector is in a much stronger position to
lever contributions from the private sector to the costs of the ‘public goods’ the
development is capable of delivering, including high quality public realm, new public
parking and so on.

The Target Use Mix and Quanta

4.14 The target mix and scale of development within the Burlington Parade site is:

up to 31,200 sq m gross of new (net additional) and replacement retail floorspace, of which the
major share is to be in the comparison sector, with a bias towards fashion in the multiple sector;

some 6,400 sq m gross of new (net additional) and replacement leisure floorspace, including cafés,
bars and restaurants;

a new, good quality, hotel;

some 3,400 sq m gross office-type workspace units, targeted on new small businesses on easy-in,
easy-out terms;

some 2,900 sq m gross small office space in a mix of sizes and tenures including freehold purchase;
and

not less than 500, nor more than 600, housing units, well and sustainably designed, sustainable, in
mix of high density apartments, penthouses and town houses.

4.15 Also proposed is an important new public building for the town – a high quality, contemporary
building to house a community centre that is to include space for accommodating activities for young
people, particularly of secondary school age, outside school hours, in the evenings and on weekends.
If it proves feasible, the building will also house a new, up-to-date, mixed media library for Bridlington.
The Council is assessing, as part of a separate study, how best to specify, finance and procure this
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element of the Burlington Parade scheme. It may be that the selected developer for the Burlington
Parade scheme (Section 5 explains the procurement process) will be asked to provide the building to
the Council’s specification, with the Council providing all or part of the facility’s costs.

The First Phase of the Marina

4.16 Burlington Parade will deliver the first phase of the Marina.(xi)This is necessary for several reasons:

i. The Harbour is the Town Centre’s single greatest asset (after the town’s position on the sea).
Although the Harbour fulfills its statutory duties to its users, it is significantly under-exploited as
a resource for the town’s regeneration. Indeed, at present, the Harbour is largely cut off from the
Town Centre; has no real functional role in the Town Centre’s core business (beyond the largely
seasonal commercial boating activities); and much of the development on the Harbour’s perimeter
is less prepossessing than it might be given the splendour of its setting. Thus work is needed to
develop the Harbour as an integral part of the Town Centre: as a setting for development; as a
place to enjoy for Bridlington’s residents and for visitors; and as a source of income and employment
for the town, over and above that needed to acquit the Harbour’s statutory responsibility.

ii. Developers will take risks in delivering a scale and quality of development on a waterfront that
they simply will not elsewhere. Because the principal inducement to high quality development for
town centre uses in Bridlington is its waterfront, it is essential to include part of the Marina in the
Burlington Parade scheme. Otherwise, there are two unacceptable risks, given the ambitions for
a high quality scheme delivered by an equally high quality developer:

The risk to the developer of the Burlington Parade scheme that arises if the Marina
includes the development block between the Burlington Parade scheme (if the
Burlington Parade scheme ‘stopped’ on the north side of Bridge Street). The part of
the development that lies between Bridge Street and the Harbour is the single most
appealing development plot within the site. If it is outside the control of the Burlington
Parade developer, it will seriously compromise the Council’s and Yorkshire Forward’s
ability to deliver the types, mix, scale and quality of development proposed for
Burlington Parade.

The inclusion of this first phase of the Marina (with the southern most element of
Burlington Parade) clears up a significant proportion of the ‘disconnect’ between the
Town Centre proper and the Harbour, including a significant share of the less appealing
property. The consequence is to remove two of the significant deterrents to
development in the Town Centre: the separateness of the Harbour and the quality
and condition of the development around its perimeter.

The delivery of the first phase of the Marina will give the market the needed confidence
that the Marina will indeed be built, and that the Harbour therefore will contribute
positively to the regeneration and function of the Town Centre as a whole.

xi The public sector will, working with the Harbour Commissioners, procure and deliver the works to the operational
parts of the Harbour and provide the development platform for this part of the Burlington Parade scheme (which form
part of the comprehensive development site for the Burlington Parade development).
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iii. The scale of the Marina development is such that its timing is less certain. Delivery of the first
phase of the Marina as part of Burlington Parade scheme overcomes the risks associated with any
uncertainty.

4.17 The first phase of the Marina, in providing upgraded and replacement facilities for the operations
of the Harbour, eliminates some of the principal concerns of the Commissioners. The development
mix also provides the means of replacing the income to the harbour lost through the redevelopment
of the Commissioners existing property, helping to improve the finances of the Harbour and contributing
to its long term future.

4.18 The Council, Yorkshire Forward and the Harbour Commissioners will only consent to the first
phase of the Marina as part of the Burlington Parade development on terms, and these are in the process
of being specified and agreed. Terms are likely to include, from the Council’s and Yorkshire Forward’s
side, an undertaking from the Commissioners that the delivery of the first phase of the Marina will be
just that; from the Harbour Commissioners side, they will require an undertaking that the operational
facilities will be replaced to an agreed specification and to a timetable that will minimise the disruption
to the Harbour, particularly in the summer season.

4.19 A Transport & Works Act order may be needed to deliver the first phase of the Marina, and
the expectation if so is that the order will be made at the same time as the CPO is made to assemble
the comprehensive development site. If it is not practicable to make a single order for the whole Marina
at the time the CPO is made for Burlington Parade, a second Transport & Works Act order would
need to be made to deliver the remainder of the Marina. Section 5 on the proposals for the monitoring
and delivery of the Town Centre AAP explains further.

Figure 4.2 Proposed Pedestrian Route Hierachy in the Town Centre
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Job Creation at Burlington Parade and the Contribution to the Local Labour Market
Balance

4.20 Burlington Parade will create, gross, a total of some 1,930 additional jobs for Bridlington, of
which some 15% will be in new and expanding office-based businesses and the remainder, in the spectrum
of the sector’s occupations, in retailing, hotels and catering. The net gain in jobs through the development
will lead to further job creation in the local economy, both through the spending by the new employees
of their wages in Bridlington and the procurement by the new and expanding businesses of their services
and supplies from other businesses in the town.

4.21 The effect of this job gain will be to bring the local labour market much closer to balance, taking
into account the capacity of the local economy and the need and demand for the types and scale of
development proposed, the deliverability of the developments under local market conditions, and the
expectations for population growth in the town. The concept of labour market balance, together with
current circumstances in Bridlington, is discussed in Section 2 at paragraph 2.27.

4.22 The aim is to generate enough employment in the town to meet local needs while also:

raising, to borough wide averages, both average incomes in Bridlington and the proportion of
working age whole are active in the labour market; and

reducing to the borough average the local unemployment level, recognising the need for ‘easy
entry’ jobs as well as opportunities for increasing the local skills base and the rates of small firm
creation, survival and growth.

4.23 Proposed Policy BridTC17 puts the proposed objectives for the development of Burlington
Parade into policy, requires a comprehensive approach to the site and prevents development that would
put the strategy for the scheme at risk. Proposed Policy BridTC18 sets out similar policy provisions
for the Marina.

Proposed Policy BridTC 17

Burlington Parade (the Town Centre Development Scheme)

1. The objectives for the development of the Burlington Parade site as shown on the Draft
Town Centre AAP Proposals Map are to:

a. achieve a comprehensive approach to the Burlington Parade site in order to
deliver, within the period of the Town Centre AAP, the target use mix and
quanta and meeting the high design and sustainability standards sought by the
Town Centre AAP;

b. meet the need for additional comparison shopping floorspace in Bridlington over
the period to 2016, siting this provision so as to create the anchor function
needed to define the new Primary Retail Circuit as shown in the Draft Town
Centre AAP Proposals Map;
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c. meet the need for additional convenience shopping floorspace, siting this
provision so as to contribute to achieving the comprehensive delivery of the
Burlington Parade and all of the objectives for it;

d. meet the needs for small office-type workspace in a mix of sizes to support the
development and growth of new small businesses in Bridlington;

e. the needs for small offices in Bridlington in a mix of sizes and tenures, including
freehold, to support the growth and vitality of the town’s small business sector;

f. provide high quality well-designed, sustainable, housing units in a mix of unit
sizes, dwelling types and tenures, sited and designed to take advantage of the
natural assets of the site and its location;

g. provide a mix of supporting leisure, food and drink uses sited so as to animate
the principal public spaces and protect the amenity of new and existing residents;

h. provide a good quality hotel, well-sited in relationship to the Spa and Harbour;

i. deliver the first phase of the Marina, ensuring that the development protects or
satisfactorily replaces the operational functions of the Trust Harbour;

j. provide not fewer than 1,600 new and replacement short stay public car parking
spaces, sited so as to meet the needs of the whole of the Primary Retail Area
as shown in the Draft Town Centre AAP Proposals Map and designed to a high
standard, and in line with the provisions of Proposed Policy BridTC15;

k. provide an important new public building to house community activities targeted
in particular on young people of secondary school age and, if it proves feasible,
a multi-media public library for Bridlington, sited to help animate the new Town
Square at Bridge Street / Queen Street;

l. provide the parts of the Strategic Public Realm Framework that lie within the
comprehensive Burlington Parade site in line with the provisions of Proposed
Policy BridTC19 and in a manner consistent with the guidance set out in the
Town Centre SPD:

i. Station Plaza;

ii. Gypsey Race along its length within the Burlington Parade site,
including Gypsey Race Park, the pedestrian and cycle route along
it’s the Race, and the exit of the Race into the Harbour;

iii. Gypsey Courts, the south-north pedestrian link between
Hilderthorpe Road and the new Cenotaph Gardens;
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iv. the Primary Retail Circuit along Burlington Pavement (Quay
Road/Prospect Street/Manor Street), including the widening of the
footway;

v. the pedestrian precinct within the site and centred on Christ
Church and the new Cenotaph Garden opposite;

vi. Town Square at Bridge Street and Queen Street;

vii. Grand entrance to the Harbour; and

viii. Harbour Plaza, with appropriate protection for the Harbour’s
operations.

2. Development will be allowed which delivers, or contributes to the delivery of, the
comprehensive regeneration of the Burlington Parade scheme in line with the objectives for
it, where:

a. detailed planning considerations are acceptable as set out in Proposed Policy
BridTC6;

b. the design, access and development brief statements are acceptable as set out
in Proposed Policy Brid TC5;

c. proposals are consistent with the provisions of the Town Centre SPD;

d. the provisions of Proposed Policy BridTC16 in respect of S106 obligations are
met; and

e. proposals satisfy the requirements of other relevant policy as set out in the
Town Centre AAP, the saved policies of the East Yorkshire BoroughWide Local
Plan and other local Development Plan Documents.

3. Development which poses a risk to the delivery of the objectives for the comprehensive
development of the Burlington Parade scheme will not be permitted.

4. The Council use exercise its rights and its powers, including its compulsory purchase powers,
as necessary to achieve the comprehensive redevelopment of the site in line with the objectives
for Burlington Parade.
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Proposed Policy BridTC18: The Marina

4.24 The Draft Town Centre AAP Proposals Map shows the maximum extent of the Marina agreed
between the Harbour Commissioners, the Council and Yorkshire Forward. The evidence marshaled
to date for the Marina demonstrates the case for it on regeneration grounds and demand for additional
berths. The AAP makes policy provision for the Marina and the objectives it is conceived to achieve;
the Council will prepare and consult upon a Marina SPD in 2008 which will set out the details of the
Marina’s specification, layout, extent and procurement.

4.25 More detailed evidence is needed for the SPD, including the impact of the Marina on the
micro-environment, the demand for berths and the ‘business case’ – the balance between operating
revenues and costs and capital costs. This work is underway and will be completed in the spring of
2008.

4.26 When it is complete, the Marina partners will decide and set out in the Marina SPD:

the areas to remain tidal, to be impounded and part-impounded, together with the number (one
or two) and location of lock gates;

the layout of the operational uses, including the remaining details of the operational aspects of
the first phase of the Marina to be delivered by the Burlington Parade scheme;

the number of sailing berths and their optimal layout;

the potential for developing other water sports in Bridlington and the provision of training in them;

the potential for the development and growth of Bridlington’s fishing trade;

the detailed approach to protecting the listed piers and their setting;

the extent and location of the landfill to be created, together with its uses, both operational and
providing for development that will contribute to the AAP’s aims for Bridlington’s regeneration
and renaissance;

the details of the details of the Marina’s operation, including the operating and management
responsibilities for the continuation of the Trust Port, operating costs and income, and the
justification for the public expenditure on the capital costs of the project; and

the details of how the Marina will be procured, including the timing of the enabling and delivery
works.

4.27 All of this work takes into account the lessons learned by the partners from the Inspector’s
report and the Secretary of State’s decision (August 2003) on the marina proposals which were the
subject of the inquiry held between October 2001 and October2002. These lessons, briefly, are as
follows, acknowledging that the Inspector and Secretary of State accepted the need to regenerate
Bridlington and the aptness in this context of the marina:
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i. the case for ‘made land’ as part of the Marina works to accommodate non-operational uses (e.g.,
housing, leisure, hotel etc) should be justified in respect of the deliverability of the development.
Deliverability is taken as the appetite of the private sector to develop the purposes for which the
land is made; and.

ii. the benefits arising from the delivery of the Marina should outweigh the costs to the environment.

4.28 The AAP, in promoting the Marina, sets the proposals firmly in the context of the need for, and
the evidence on how best to achieve, the town’s regeneration. This evidence shows that the Town
Centre must be the principal focus of investment, and that the Harbour has a key role to play in resolving
the market failures and other shortcomings which explain the Town Centre’s underperformance and
in turn that of the wider local economy.

4.29 For this reason, the AAP accommodates the major share of the development that is needed to
meet Bridlington’s shopping, office, leisure and ‘lifestyle’ housing needs over the plan period on under-used
and ineffectively used brownfield land within the Town Centre. It is the partners’ commitment to the
Marina, however, that makes the delivery of Burlington Parade, and the ambitions for the types, scale
and quality of development sought, feasible. Thus, the regeneration benefits attributable to Burlington
Parade are also benefits attributable to the Marina.

4.30 The Marina will also generate a range of further benefits for Bridlington that could not be realised,
sustainably on the same scale or within the same time period, in any other way. The Marina:

provides the impetus and wherewithal for conjoining the Harbour and the Town Centre, ensuring
that the Town Centre’s greatest asset is a functional part of it, with the development of each
complementing and adding value to the competitiveness of the other;

creates the types and quality fixed capital assets needed to securing the long term future of the
Trust Port, ensuring that it will have the income needed to maintain facilities for its users and play
a fuller part in the town’s life;

will put in place the facilities needed to protect the fishing industry and permit it to grow in line
with the ambitions and prospects of the local fleet and its owners;

attracts on a significant scale additional visitors and spending to Bridlington, and help in doing so
not just to raise the value of local tourism but to extend its season. The Marina will do this both
directly in respect of its operational activities in letting berths and accommodating visiting sailors,
and indirectly in very significantly adding to the town’s appeal as a visitor destination – attracting
more visitors, over more of the year and keeping existing visitors to Bridlington staying longer
and spending more;

adds to the marketability of the Spa as an entertainment venue for touring acts, as a host of pub
sporting events and as a conference destination;
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adding to the marketability of both Bridlington and the Yorkshire coast, encouraging more visitors
to the region as a whole;

changing Bridlington’s image, bringing the town up to date in the image it projects, both externally
to the visitor and investment markets it needs to appeal and within Bridlington itself, amongst the
communities who want an enhanced quality of life, a more appealing Town Centre and more and
better choices of jobs, services and things to do and see.

4.31 Proposed Policy BridTC18 sets out the proposed policy for the Marina.

Proposed Policy BridTC 18

Bridlington Marina

1. The objectives for the development of Bridlington Marina, the maximum extent of which is
shown in the Draft Town Centre AAP Proposals Map, are:

a. the regeneration of the Harbour as part of the Marina;

b. the provision of sailing and other pleasure craft berths in line with assessed
demand;

c. the provision of the additional ancillary facilities as required to support the
efficient and competitive operation of the Marina;

d. the integration of the regenerated Harbour and the Marina with the Town
Centre core at Bridge Street, Queen Street and Garrison Square, in line with
Proposed Policy BridTC17;

e. the integration of the Marina with the Spa, ensuring an appropriate context and
setting for the Spa;

f. the protection, enhancement or replacement as appropriate of the operational
facilities of the Harbour in line with the Trust Port’s statutory duties;

g. the protection of the listed piers in line with the provisions of PPG15 and other
current government guidance;

h. the provision of public access to the non-operational parts of the Harbour and
Marina consistent with safety and the security of the Harbour and Marina
operations;

i. the provision and development of made land for housing and commercial activities
in line with the objectives and other provisions of the Town Centre AAP for
the regeneration of Bridlington.
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2. Development for the Marina and regeneration of the Harbour will be allowed where it meets
the objectives and satisfies the other provisions of the Town Centre AAP and is consistent
with the guidance set out in the Town Centre and Marina Supplementary Planning Documents.

3. Development for housing and commercial uses on the Marina will be required to contribute
to the costs of the Strategic Public Realm Framework as provided for by Proposed Policy
BridTC16.

4. Development which poses a risk to the strategy for the Marina will not be allowed.

5. The Council will use its powers and exercise its rights to secure the necessary orders for
the delivery of the Marina and to achieve the objectives for it.

Proposed Policy BridTC19: Public Realm and the Strategic Public Realm
Framework

4.32 Proposed Policy Brid TC19 sets out the objectives for public realm in the Town Centre and the
provisions for the Strategic Public Realm Framework. Detailed guidance on the design of the public
realm and each of the elements of the Framework is set out in the SPD. The Framework plays a critical
role in the regeneration strategy for the Town Centre, both in creating the quality of environment
needed to support a much more competitive and appealing place, and in providing the capacity in public
spaces, routes and walks needed to accommodate the additional activity that will be generated by the
delivery of the AAP.

Figure 4.3 Proposed Strategic Public Realm Framework
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4.33 This additional capacity is created through the gains in public space provision, adding to the
community facilities and other amenities needed to support the increased requirements for informal
recreation space and a healthy lifestyle for Town Centre users and residents; through improvements
to pedestrian safety and amenity in the Town Centre; through the enhancements to the legibility of the
Town Centre, so that each part of it is able to play, year round, its full and intended part in the economic
and civic life of the Town Centre; through enhancements to the special historic character of the Town
Centre; and, through the additional planting schemes and trees, gains in the biodiversity of the Town
Centre and offsets to carbon emissions.

4.34 Major parts of the Strategic Public Framework will be delivered by the Burlington Parade scheme,
as provided for by Proposed Policy BridTC17. Other contributions to its costs will be levied via the
proposed standardised S106 charge provided for by Proposed Policy BridTC16. The Council will deliver
the Framework over time, both forward financing the works with support from Yorkshire Forward
and expending the pooled fund as it is built up. Direct contributions will be required as appropriate
where developments adjoin or overlay parts of the Framework. As explained in Section 3, paragraph
3.100, direct contributions will be taken into account in calculating the S106 charge levy due from
relevant schemes.

Proposed Policy BridTC 19

Public Realm in the Town Centre and the Strategic Public Realm Framework

1. Public realm in the Town Centre AAP area should contribute to meeting the following
objectives:

a. create the capacity in public spaces – in parks, gardens, plazas, squares, footways,
walks and promenades, lighting, street furniture, planting and signage – needed
to accommodate the additional activity generated by the delivery of the
regeneration strategy for Bridlington and the provisions of the Town Centre
AAP;

b. the provision of a coherent structure of well-designed and cohesive public realm
throughout the Town Centre AAP area to:

i. define the new structure of the extended Town Centre core area;

ii. connect and bind the new areas to the established core;

iii. provide orientation points and breathing spaces in the urban fabric;

iv. overcome areas of severance caused by traffic, topography and
visual obstacles to cohesion and legibility;

v. reinforce and help to define the new functions of the different parts
of the Town Centre
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vi. define the hierarchy of pedestrian, cycle and highways routes into
and through the core;

vii. reinforce the Town Centre’s special character areas and landmarks;

viii. mark the Town Centre’s gateways

ix. connect the existing and new public spaces, articulating their
different purposes;

x. provide for full accessibility throughout the AAP area, including by
the mobility impaired; and

xi. meet the additional needs for open space and children’s play areas
that will be generated by the growth in the population of the AAP
area.

c. make up for gaps and deficiencies in the public realm in the Town Centre,
including the provision of greenspace sheltered from the sea, the lack of a
principal civic space in the Town Centre core and the year round use of the
Town Centre seafront;

d. planting to increase habitat and biodiversity to encourage wild fowl, insects and
other fauna;

e. protect, provide and celebrate key views, vistas and vantage points, including of
key buildings and landscape; and

f. provide, in the design of the public realm and planting schemes, to minimise the
need for adjoining buildings to consume non-renewable resources and to optimise
the potential for carbon offsetting.

2. The Strategic Public Realm Framework is shown in the Draft Town Centre AAP Proposals
Map, and comprises:

a. Station Plaza, which forms the new gateway to the Town Centre;

b. Town Square at Bridge Street and Queen street;

c. the pedestrian entrance to the Harbour from Bridge Street, which will step
down to the Harbour along the ‘Gypsey Race’;

d. New Harbour Plaza;

e. Gypsey Race Park, Avenue and Walk, which runs from the coach park site
through to the Harbour under Bridge Street;
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f. the Gypsey Court vista and pedestrian line;

g. Cenotaph Gardens, which relates to the Gypsey Race Park and involves the
closure of Wellington Street between Christ Church and the Cenotaph;

h. the Primary Retail Circuit – from Quay Road/Prospect Street/Manor Street to
Chapel Street and King Street and along Rope Walk in the Promenade; and

i. the Town Centre Seafront, taking in Prince Street and Cliff Road, the northern
Harbour perimeter, Garrison Square and the Esplanade up to Leisure World.

3. Development affecting or affected by the Strategic Public Realm Framework will be allowed
where it:

a. delivers directly the parts of the Strategic Public Realm Framework which they
adjoin or within which parts of the Strategic Public Realm Framework lie;

b. contributes appropriately to the costs of the Strategic Public Realm Framework
in line with the provisions of Proposed Policy BridTC16;

c. satisfies the other relevant provisions of the Town Centre AAP and the
Development Plan; and

d. is consistent with the guidance set out in the Town Centre SPD.

4. Development adjoining parts of the Strategic Public Realm Framework will be permitted
where proposals contribute to, or pose no risk to, the delivery of the Framework and comply
with the other provisions of the Town Centre AAP.

Proposed Policy BridTC20: The Town Centre Seafront

4.35 One of the key aims of the regeneration strategy is to recover the year round use of the Town
Centre Seafront – including the northern perimeter of the Harbour, the Prince Street and Cliff Street
areas, Garrison Square and the Esplanade up to Leisure World.

4.36 The Council fully recognises that the arcades, Fun Fair and other seasonal rides form part of
the town’s seaside attraction, but wish to encourage leaseholders and operators in this area to consider
the potential for year round activity instead. While the seaside will always be emblematic of Bridlington’s
tourism appeal, there is a pressing need for Bridlington to raise its game, improve the quality of its offer,
diversify its market appeal and extend the season.
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4.37 The first steps, alongside the work to improve the competitiveness of the Town Centre in its
core markets, are to return the Town Centre Seafront to year round use – recovering the special
historic character of the area, restoring the better historic buildings and inserting new, well-designed,
contemporary buildings, and accommodating in them the kinds of uses that will ensure the area is active
and appealing all year round, not just for visitors but for people who live and work in Bridlington.

4.38 Proposed Policy BridTC20 aims to lay the ground for achieving these first steps:

encouraging businesses in the seafront area, existing and new, to respond to the opportunities to
attract year-round custom and a more demanding clientele – beginning with those already living
in Bridlington; and

attracting the types and quality of new investment for which there is considerable potential – in
restaurants and cafés, leisure activities, tourism attractions, good quality housing, hotels and public
buildings – and that is needed to attract more people to use, live on and visit the seafront
throughout the year.

4.39 There is the same pressing need for new, non-seasonal and higher quality development on the
northern perimeter of the Harbour. At present, the view from the Harbour is to the backs of the
buildings that face Queen Street and Prince Street, leaving an ill kempt land strip between the backs of
the buildings and the pedestrian ramps down to the Harbour.

4.40 The consequence is that the exceptional setting over the Harbour remains unrealised, and the
appeal of the Harbour is diminished by the ‘backyard’ appearance of the development that overlooks
it on its northern side.

4.41 The northern perimeter of the Harbour is also covered by Proposed Policy BridTC20 with the
objective of encouraging redevelopment on the land strip to the rear of the existing properties – to
provide for uses which will take advantage of the views over the Harbour and Marina, including housing
and active uses at ground floor level.

4.42 Access into the Harbour from the Town Centre core at the northern perimeter is also a critical
consideration, and from this perspective the current treatment works well. However, with new
development to overlook the area, these ramps will need to be reconsidered.

4.43 Development on the northern perimeter of the Harbour, therefore, requires a comprehensive
approach that takes into account the need to retain access from this area into the Harbour, including
by the mobility impaired.

The Future of the Arcade Area

4.44 It may prove feasible in time to concentrate the seasonal seaside activity elsewhere than the
Town Centre Seafront to create an alternative critical mass and visitor destination. An essential
requirement should this option prove feasible would be good links to the Town Centre, including by
bus and land train, and marketed strongly as part of Bridlington’s attractions.
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4.45 One option may be to develop a critical mass of this type of activity, linked additionally to water
sports, in the South Cliff area near or adjoining the Park and Ride site. This area already has a
concentration of popular caravan parks and other holiday accommodation schemes, whose owners are
ambitious to develop their offer and extend their seasons. There is also the golf course, and the Royal
Yorkshire Yacht Club is developing its training and other activities in the area. The Council will consult
on this option in due course in conjunction with its site allocation Local Development Document.

4.46 Meanwhile, policy is needed to achieve a better balance between the seasonal use of the Seafront
area and the need to use the Town Centre’s best assets all year round in achieving the aims for
Bridlington’s regeneration. The delivery of Burlington Parade will shift the main business of the Town
Centre to the west, and it is essential that the Seafront benefit from the change. The area is already
down at heel in large parts, and positive efforts, such as those further to north at Crescent Gardens,
are needed to ensure the opportunities created by the delivery of Burlington Parade are seized to
advantage.

The Aims of Policy for the Town Centre Seafront

4.47 Thus policy is needed to:

help manage the impact of the new development on the Town Centre Seafront;

anticipate the opportunities that will arise from the Harbour’s regeneration and the Marina; and

to guide the change of use and new development that will be needed in this exceptionally important
and prominent part of the Town Centre.

4.48 The landscape scheme for Garrison Square is outdated, but the area will take on a new
importance, with new opportunities, as the proposals for the Harbour and Marina take shape and are
delivered. The public realm along the Esplanade is also dated, and it too is out of step with the notion
of the year round use of this area.

4.49 Opportunities will also arise for redevelopment. The Marks & Spencer andWoolworth operations,
for example, may wish to relocate to the new Burlington Parade development, where it will be possible
for them to trade from larger stores – benefiting the traders as well as their customers. The retailers’
expectations for the type of unit and quality of trading environment can be met at Burlington Parade,
and customers will benefit from a better shopping environment and the greater range of goods and
services the retailers will be able to offer. Other smaller traders may wish to move as well. It has to
be acknowledged that the likelihood of retaining prime retail operations in this area is low. The difficulties
of trading from the area are clear, and current conditions in the area illustrate the extent of the problems
very well. These problems will become more acute with the shift of the retail core to the west, and
thus need to be managed to advantage instead.

4.50 Thus the Council makes two proposals:
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first, to encourage and support, through policy and investment in public realm changes of use and
new development in this area to return it to non-seasonal and a wider mix of activities, including
hotel use, housing and year round leisure activities, cafés, restaurants and the like, that takes
advantage of the exceptional position over the sea and Harbour; and

second, as the delivery of the Town Centre AAP progresses, to keep under review the option of
intervening more forcibly in the area, if the market proves unable to respond positively to changes
in the Town Centre and if a comprehensive masterplan approach proves necessary.

4.51 The Town Centre SPD will set out one comprehensive option for responding to the changes
and opportunities in the area and which is consistent, on design grounds, with the historic fabric of the
area and its particular – and exceptionally appealing - historic character. The SPD shows an approach
to redevelopment which creates a mix of residential, hotel and ground floor leisure uses, centred on
a new ‘winter garden’ in the Garrison Square area – which has the working name of the ‘Bridlington
Diamond – coupled with new development on the northern Harbour perimeter.

4.52 The concept for the winter garden is a glassed-in, atrium style garden which could be opened
up in clement weather, with room for a bandstand. At the moment, the winter garden is no more than
an idea. The Council, however, welcomes your views.

Leisure World

4.53 Leisure World is an important community facility as well as a rainy day activity for visitors. The
site occupied by LeisureWorld is less than optimal, given that it sits on valuable seafront with exceptional
views that the closed box (its present design) takes little advantage of.

4.54 The Council is considering the options for Leisure World. Although the swimming pool is very
popular, it will become uneconomic, in the not too distant future, to maintain to health and safety
standards. The Council anticipates having to replace the swimming pool, but also recognises that on-site
redevelopment, if it meant closing the pool for a lengthy period, would not be welcomed by Bridlington’s
communities. Part of the Leisure World activities – the Three Bs – are already being replaced by the
Spa’s facilities and are therefore already redundant; other facilities, like the sports hall, do not need not
be co-located with the swimming pool and fitness centre and could also be replaced elsewhere.

4.55 The Council’s options for the replacement of a swimming pool are:

redevelopment on the current site, remodeling the building and using the car park to replace the
swimming pool on the land side while the existing pool remains open, then redeveloping the pool
site for a mix of residential and leisure uses to take advantage of the exceptionally attractive
seafront position;

a new facility on the edge of the Town Centre, either to the north or to the south of the Town
Centre, where the Council owns sites that might suit;

a new facility at South Shore near the new Park and Ride and Land Train, and near where the
Royal Yacht Club has its training facilities.
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4.56 Proposed Policy BridTC20 provides the policy platform necessary both for enabling the first of
these options should this prove the more optimal solution, as well for the redevelopment of the site,
if relocation is optimal, for uses which meet the objectives for the Town Centre seafront.

4.57 Proposed Policy BridTC20 sets out the policies for development and change in the Town Centre
seafront area.

Proposed Policy BridTC 20

The Town Centre Seafront

1. The objectives for the development of the Town Centre Seafront as defined by the Draft
Town Centre AAP Proposals Map are:

a. development, redevelopment and change of use to year round uses to take
advantage of the exceptional position overlooking the sea, beach and northern
perimeter of the Harbour;

b. the siting of active uses at ground floor level and overlooking the Esplanade and
Harbour to help animate the area all year round;

c. the delivery of the Strategic Public Realm Framework for the Town Centre
Seafront in line with Proposed Policy BridTC19 and the guidance set out in the
Town Centre SPD;

d. the provision of a winter garden or similar public use, including a high quality
contemporary architectural gesture, should such a scheme prove feasible;

e. new development, restoration and conversion and changes of use, preserving
the best of the good quality historic architecture, and creating new, contemporary
buildings which take advantage of the exceptional position of the area;

f. provision of high quality public realm which achieves the objectives for public
realm set out in Proposed Policy BridTC19 and is consistent with the guidance
in the Town Centre SPD; and

g. high standards of design in keeping with the exceptional importance of the area.

2. Development and change of use is encouraged for a mix of uses consistent with the objectives
for the area, including:

a. year round tourism and leisure activities in Use Classes A3, A4 and A5 (food
and drink), C1 (hotels), D2 (assembly and leisure);
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b. housing, where design and development specification can mitigate the impacts
of lively uses in the area and maintain residential amenity; and

c. other uses which contribute to the objectives for the area or pose no risk to
their delivery.

3. Development will be allowed where it contributes to, or poses no risk to, achieving the
objectives for the Town Centre Seafront and complies with the other relevant provisions of
the Town Centre AAP and the Development Plan.
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5 Delivery and Monitoring

Introduction

5.1 This section of the Preferred Options Draft of the Town Centre AAP sets out the Council’s
proposals for monitoring progress towards delivering the Town Centre AAP and ensuring it achieves
the benefits for Bridlington intended by the Town Centre regeneration strategy.

5.2 Monitoring progress towards achieving the aims of policy is one of the principal features of the
new Local Development Framework system under the 2004 Planning and Compulsory Purchase Act.
The onus on delivery is particularly strong for the Area Action Plan, as one of the principal purposes
of an AAP under the new system is to guide the delivery of significant change in areas where the need
for regeneration is pressing.

5.3 This section covers:

the principles of the Council’s Annual Monitoring Report, which will be the document that will
set out progress towards the delivery of the Town Centre AAP;

the principal powers the Council will exercise to ensure that Town Centre AAP’s principal projects
will be delivered;

the resources the Council and its partners will marshal to ensure that the projects are deliverable;
and

the proposals for monitoring the Town Centre AAP, including the core indicators – which will
be the same as those the Council already use in its Annual Monitoring Report in respect of its
other planning policies – and the ‘local context indicators’ which are those particular to the AAP
and the outcomes for Bridlington sought from its delivery.

The Council’s Annual Monitoring Report

5.4 The Council is required in its Annual Monitoring Report to:

assess the extent to which policies in the AAP (and all other Local Development Documents) are
being implemented;

explain, where policies are not being implemented, why and what steps are being taken either to
ensure either that policy is implemented or to amend or replace policies;

identify the significant effects of implementing policies and whether the effects are as intended;
and

set out whether policies are to be amended or replaced.
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5.5 The approach reflects the concept of ‘plan, monitor and manage’, whereby local Development
Plan Documents are continually reviewed to ensure both that they remain up to date with other policy
and local circumstances and are effective in delivering the aims set for sustainable development and
local wellbeing.

5.6 The Annual Monitoring Report also provides a mechanism for ensuring that the monitoring
framework itself is apt – in its scope, in the indicators used and in its emphases.

5.7 The Council published its first two Annual Monitoring Reports under the new Act in 2005 and
2006 (The East Riding of Yorkshire Annual Monitoring Report 2005 and 2006). Progress towards
delivering the Bridlington Town Centre AAP will be monitored as part of this annual exercise, and it
is therefore important that the monitoring indicators for the AAP are consistent with those for the
rest of the Council’s Local Development Framework.

The Council’s Principal Powers to Ensure Delivery

5.8 The Council will make use of its powers in securing the delivery of the AAP’s principal proposals:

i. the power under the Town and Country Planning Act 1990, as amended by the Planning and
Compulsory Purchase Act 2004, to acquire land compulsorily where the Council think the purpose
for which the land is required is likely to contribute to achieving the promotion or improvement
of the economic, social or environmental wellbeing of the area;

ii. the power to make an order under the Transport &Works Act 1992 to interfere with navigational
rights;

iii. the power under the Planning and Compulsory Purchase Act 2004 to require developers into
legally binding agreements (S106 agreements) in order to make permissible development that
otherwise would be unacceptable; and

iv. the power to dispose of land it owns (outwith a CPO action) at less than best consideration under
S123 of the Local Government Act 1972.

5.9 The discussion below sets out the principles of each of these powers and the conditions that
must be met in Bridlington for the Council to exercise them.

Compulsory Purchase Powers

5.10 ODPMCircular 06/2004 sets out Government’s most recent guidance on (amongst other things)
the exercise by local authorities of their powers to acquire land compulsorily. These powers are given
by S226 of the 1990 Planning Act, as amended by S99 of the Planning and Compulsory Purchase Act
2004.

5.11 Compulsory purchase powers are intended to provide local authorities with a positive tool to
assemble land where this is necessary to implement their proposals in Local Development Documents
and Community Strategies and to assemble land for regeneration and other schemes – subject to the
local authority satisfying the Secretary of State that:
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a compelling case can be made in the public interest such that the CPO justifies overriding the
rights of those with an interest in the affected land;

the local authority ‘thinks’ the land is required to promote or improve the economic, social or
environmental wellbeing of its area (the Local Government Act 2000 places obligations upon local
authorities to promote the economic, social and environmental wellbeing of their area); and

the scheme for which the land is required is likely to be deliverable and will be so within a
reasonable time scale.

5.12 The Government wishes to relax the traditionally cautious approach to compulsory purchase
adopted by many local authorities by encouraging more proactive intervention to improve the quality
of life of those living, working or otherwise involved in the community life of their area.

5.13 The Circular also states that any programme of land assembly needs to be set within a clear
strategic framework, and that this framework is important to justify an authority’s use of its powers.
This framework needs to be founded on an appropriate evidence base that has been fully consulted
upon, including with those whose property is directly affected.

5.14 In order to exercise its powers, the Council must satisfy the Secretary of State in respect of a
number of tests:

i. The land to be acquired is ‘needed’.

Need is taken to mean there is a policy basis for promoting the uses for the land to be
acquired. This has tended to mean not only that the proposals are ‘development plan led’,
but also have planning consent. Although the Circular emphasises that there may be good
reasons that a planning consent is not in place at the point the Order is made or even
examined, the test remains that planning consent must be likely (i.e., that there would be
no reasonable basis for withholding planning consent and there would be no other
impediment to the delivery of the proposals for which the order land is required.

ii. The resources are in place to deliver the purposes for which the order land is required.

‘Resources’ is taken to mean that:

a developer is in place, committed to and able to deliver the purposes for which the
land is required (and if not, there needs to be evidence that a committed developer
is likely to be in place);

the scheme is independently financially viable; or

if not independently financially viable, or certainty cannot be established until the
order is confirmed, that there are mechanisms and resources committed and in place
to make up any shortfall;
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iii. The purposes for which the Order land is required will be delivered in a timely fashion (in line
with the need compulsorily to acquire the land at the point the order is made).

iv. The use of the Order is proportionate to the benefits to be gained in the public interest.

v. The purposes for which the Order land is required would be unlikely to be achieved by alternative
means.

vi. The Order is made as an action of the last resort – in that attempts to acquire the required land
by negotiation on reasonable terms have been exhausted.

5.15 The Council anticipate having to exercise its CPO powers under the Planning Act in order to
assemble a site that is large enough, is suitably configured and has the characteristics needed to achieve
the objectives set for the Burlington Parade scheme (Proposed Policy BridTC17).

5.16 The Council aims to acquire all of the needed land by negotiation and will use its powers only
as a last resort. Negotiations are already underway with the major landowners and other interests
within the ‘area of search’ for the Burlington Parade scheme. But government guidance also recognises
that the commitment to making a CPO is often necessary to ensure that properties can be acquired in
a timely fashion and on reasonable terms.

5.17 The Council is working with Yorkshire Forward to assemble the site for Burlington Parade, and
Yorkshire Forward is contributing resources to ensure acquisitions can be made in advance of the
Order where possible on reasonable terms.

5.18 The Council anticipate that it will make a decision on whether to progress a compulsory purchase
order around the time that the soundness of the AAP will be tested by an independent Inspector. The
Council is taking legal advice. Those directly affected will be consulted throughout, including as part of
the process of consulting on the AAP.

Transport and Works Orders

5.19 An order made under the Transport and Works Act 1992 (the TWA) is the usual way for
securing permission to interfere with rights of navigation – and would be needed for consent to impound
the Harbour and create a marina. An order made under the TWA can also include the grant to acquire
land compulsorily, amend other legislation (like the statute for the port), the closure of roads and
footpaths and powers to make bylaws (e.g., for the operation of the Harbour and a marina in conjunction).

5.20 TWA order does not, however, grant planning permission although an authority applying for
the order can ask the Secretary of State (SoS) for outline planning permission for development if the
SoS grants the order. Outline planning permission can also be sought from the planning authority.

5.21 If listed building consent is also needed (as it would be for works affecting the listed piers of the
Harbour), this consent needs to be applied for at the same time.

5.22 The general principal is that the SoS will want to consider any related consents at the same time
as the TWA order to make sure the whole process is co-ordinated.
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5.23 If the Council were to apply for a TWA order, it would be obliged to publish the fact in local
newspapers, post notices on the site and along the route of any other works – and notify directly all
owners and occupiers of property affected by the order. Those who wish to object to all or part of
the proposal or to make other representations in support of the proposal will then have six weeks in
which to do so.

5.24 Objectors then have the right to have their objections heard before an inspector appointed by
the SoS.

5.25 If an application has no objectors, then the SoS can make a decision without holding an inquiry.
If there are objections, the SoS has 28 days during which to decide to make a decision on the basis of
written representations, or to hold an inquiry, or if the issues are not complex and not too many people
are involved, a hearing (which is more informal than an inquiry).

5.26 Although there are variations in the time it takes to process and decide a TWA order, the typical
timescales are as follows:

with no objections, a decision is usually made three months after the objection period;

if objections are withdrawn, three months after the last objection is withdrawn;

if objections are dealt with by written representations, four months after the exchange of
representations;

if a hearing has been held, four months after the SoS receives the Inspector’s report on the hearing;
and

if a public inquiry is held, six months after the SoS receives the Inspector’s report.

5.27 The Council’s aim is to agree with the Harbour Commissioners the approach to the Harbour
and marina, and both parties are working together in the expectation that this agreement will be possible.

5.28 The Council’s preference is to make the Transport & Works Order at the same time it makes
the CPO for the Burlington Parade site, but if this is not possible the Transport & Works Act Order
will follow the CPO.

Planning Obligations – Section 106 (ODPM Circular 05/2005)

5.29 Government is in the process of reviewing its policy on the use of planning obligations (which
are provided for under Section 106 of the Planning Act). Planning obligations are legally binding private
agreements, usually negotiated in the context of planning applications, between planning authorities and
developers. A planning obligation can be entered into by means of a unilateral undertaking by a developer
as well as by agreement between a developer and a planning authority.
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5.30 Because national policy is still in flux, Government has not yet brought into force the relevant
section for planning obligations under the new Planning Act. Government sets out its current guidance
in ODPMCircular 05/2005, which is intended meanwhile to provide clarification on the use of obligations.
Government’s aim is to reduce the time and uncertainties for developers and local planning authorities
in negotiating them.

5.31 The purpose of a planning obligation is to make acceptable a development that would otherwise
not be in planning terms (i.e., to conform policy) by:

prescribing the nature of a development (e.g., to require that a proportion of a housing scheme
be affordable, or to deliver other requirements of policy as set out in a Local Development
Document);

requiring compensation (e.g., loss of open space or public car parking); and/or

mitigate a development’s impact (e.g., by increasing highways capacity or making provision for
public transport to divert trips).

5.32 The Circular requires that planning obligations, in order to be lawful, to pass all of the following
tests:

relevant to planning (i.e., relevant to planning policy);

necessary to make the development acceptable in planning terms;

directly related to the proposed development;

fairly related in scale and kind to the proposed development; and

reasonable in all other respects.

5.33 The Circular advises local authorities to include as much information as possible in their
Development Plan Documents on their intended use of S106 agreements. Developers should be able
to predict as accurately as possible the likely contributions they will be asked to make and therefore
to anticipate the financial implications for their projects.

5.34 Planning authorities are also able to create a system of planning charges under current legislation
where the cumulative effect of a number of developments causes the need for additional infrastructure.

5.35 The provisions of S106 provide the planning authority with an important tool in helping to deliver
planning policy. The Council proposes to make use of this tool in putting in place in the Town Centre
AAP a standardised charge to create a fund to help finance the Strategic Public Realm Framework in
Bridlington. The Framework is needed to create the capacity necessary to accommodate the cumulative
effects on the Town Centre of the development that will delivery the AAP’s regeneration strategy.

110

Bridlington AAP Preferred Options



5.36 The Council is obliged in doing so to set out in advance its proposals for S106 agreements, and
the basis on which the provisions will used and to what end. It is important the developers understand,
so that they can anticipate and plan for the costs of any S106 obligations that may be required.

5.37 The written justification for Proposed Policy BridTC16 does this; Appendix 5 to the Town
Centre AAP sets out the schedule of works for the Strategic Public Realm Framework and the proposed
level of S106 charge on each type of development in the Town Centre.

Disposal of Land at Less than Best Consideration

5.38 The Council is able, under the Local Government Act 1972: General Disposal Consent (England)
2003, to dispose of any interest in land the Council holds under the terms of the Local Government
Act 1972 which it considers will help it to secure the promotion or improvement of economic, social
or environmental well-being of its area for less than the best consideration reasonably obtainable’. The
Council can do this without the consent of the Secretary of State where the undervalue does not exceed
£2 million, and with the SoS’s consent where the undervalue is greater. Government has relaxed the
‘best consideration’ requirement for precisely the same reason that it is encouraging local authorities
to be more proactive in using their compulsory purchase powers: to achieve needed regeneration and
other development to deliver ‘wellbeing’ in instances where the needed development would not
otherwise occur or deliver the nature and scale of benefits needed.

5.39 It is possible that the Council will need to exercise its rights to dispose at less than best
consideration in respect of the land it owns within the ‘area of search’ for the Burlington Parade scheme.
The work on the feasibility of the development that has been carried out for the AAP shows that the
costs of this development are likely to exceed the scheme’s value, taking into account the costs of the
public realm, common infrastructure (works to the highways and to create the public parking) and the
need to produce for the risk-taking private sector investors a financial return commensurate with the
development risks. One of the means of covering the gap between costs and values is by the Council’s
disposal of its assets at a price that recognises the costs of achieving the objectives for the development.
However, when disposing of any land at an undervalue, the Council is aware of its need to fulfill its
fiduciary duty in a way that is accountable to local people.

The Resources to Ensure Delivery

East Riding of Yorkshire Council and Yorkshire Forward

5.40 The Council and Yorkshire Forward also propose to contribute financially to the delivery of the
AAP, including contributions to the costs of the forward acquisition of properties that lie within the
‘area of search’ for the Burlington Parade scheme, contributions to the cost of the Strategic Public
Realm Framework and the capital costs of the Marina (where not financed by other means, including
enabling development). The Council is also expending considerable resources in staff time and expertise
in enabling the delivery of the projects.

5.41 Bridlington is very fortunate to be one of Yorkshire Forward’s Renaissance Towns. Bridlington
benefits both from the direct contribution to the financial costs of the proposals, from the expertise
which Yorkshire Forward brings, supplementing that of the Council, to the conception and specification
of the projects and their delivery and from the support given to Bridlington’s Town Team.
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5.42 As the delivery strategies for the Burlington Parade and Marina schemes are completed, the
Council and Yorkshire Forward will complete the detailed collaboration agreements needed to set out
the commitments – financial and the use of the Council’s powers – each formally will make to the
delivery of the AAP. Government will need to be confident, in deciding whether to grant the compulsory
purchase and Transport & Works orders, that any public sector resources needed to bridge the gap
between the projects’ costs and their commercial viability will be forthcoming.

Bridlington’s Town Team

5.43 As part of the Renaissance Towns initiative, Bridlington has a Town Team which, amongst other
things, is working hard to promote and help deliver the Bridlington Regeneration Strategy. The Town
Team, in respect of the AAP, acts as an important sounding board for proposals in advance of the wide
public consultation exercises which informed the preparation of the Town Charter and Bridlington
Regeneration Strategy, and which are part of the AAP’s preparation process.

The Procurement of the Developer for Burlington Parade

5.44 The Council and Yorkshire Forward anticipate mounting an international development competition
to secure a developer (or development consortium) to deliver the Burlington Parade scheme. The
Council will follow best practice in mounting the competition; the requirements upon the selected
developer will be set out in a competition development brief that will conform to the policies of the
Town Centre AAP and Development Plan and be consistent with the guidance in the two SPDs proposed
to support the AAP. The Council will require the short-listed developers to participate in a public
exhibition to allow the public to comment on the proposals and state their preferences.

5.45 The Council and Yorkshire Forward anticipate holding the development competition in the
second half of 2008, with the aim of having the selected developer under conditional contract in 2009.
The timescale, however, may extend beyond these dates.

The Procurement of the Marina

5.46 The Marina will be a public sector project, and contractors will be procured once a design is
agreed between the partners, and the Transport & Works Act and other necessary orders are made
and granted.

Bridlington Regeneration Partnership: Capturing the AAP’s Benefits

5.47 The Bridlington Regeneration Partnership will help identify and oversee the initiatives and other
actions that will be needed to ensure that the full benefits of the AAP flow to Bridlington’s communities
and contribute fully to achieving the objectives of the East Riding’s Community Plan (Our East Riding).
In particular, the Bridlington Regeneration Partnership will consider:
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mounting a dedicated design revue panel for Bridlington, the purpose of which would be to ensure
that major schemes are subject to a formal design review by expert urban designers and architects,
and that the views of the panel are taken into account by the planning authority in determining
planning applications in the AAP area;

mounting a local labour initiative to ensure that local people both are equipped with the skills to
take the jobs that will be created by the Burlington Parade scheme and Marina development, and
that these jobs will be offered to local people, from site planning and construction through operation
on completion.

5.48 The Council, working with the partnership, will in the period prior to the procurement of the
preferred developer for Burlington Parade will also work up and consult upon the ideas for the new
public building to be sited on the new Town Square. The aim is to ensure this new facility is viable and
meets genuine needs for young people to have things to do outside school hours and in the evening,
and that other community interests also have a resource for accommodating activities.

Monitoring the Bridlington Town Centre AAP

Monitoring Principles

5.49 Good monitoring practice follows an ‘objectives-targets-indicators’ approach – where the
objectives guide the selection and measurement of meaningful targets and indicators of progress towards
meeting the targets. The monitoring and evaluation of progress provide part of the feedback needed
to establish whether policies are effective or require amendment.

5.50 Two types of targets for the AAP are needed:

i. policy targets which are linked to the output indicators for measuring the implementation of
proposed policies; and

ii. Sustainability Appraisal targets, linked to the SA’s indicators for measuring the significant effects
of implementing policies and which are developed as part of the Sustainability Appraisal process
(and relate principally to the SA’s conclusions as to the likely or possible significant effects of the
policies).

5.51 This section of the AAP deals with the former. Once the SA process is complete, the SA targets
and indicators will be brought into the monitoring framework for the final, Submission Draft, of the
AAP.

The Proposed Monitoring Approach

5.52 The Council proposes to monitor the AAP against the AAP’s major projects (Proposed Policies
BridTC17-20) and the principal purposes of the AAP, and to monitor the supporting proposals in terms
of the objectives for them. Carrying out the monitoring in this way is possible because the AAP is
designed to deliver a specific set of projects, which are assisted by a number of enabling objectives
which are set out in Proposed Policies BridTC2-16. The overarching objectives are set out in Proposed
Policy BridTC1. Proposed Policies BridTC2-20 constitute a package of proposals which is designed to
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deliver BridTC1: it is the delivery of all these that will deliver the AAP’s share of the Bridlington
Regeneration Strategy (that is, that part of the Strategy that relates to the sustainable use and
development of land, with the object principally of improving economic outcomes in Bridlington).

Monitoring Against the Town Centre AAP Policy Objectives

5.53 Table 10.1 sets out the proposed monitoring framework for assessing progress towards achieving
the AAP’s policy objectives. The framework follows these principles:

the output targets are all for 2016 and, together, amount to the delivery of the regeneration
strategy – the types, mix and scale of development sought in the locations proposed, together
with the supporting infrastructure needed in highways works and public realm;

the output indictors are the various steps in the progression of events required to deliver the
output targets – ranging from pre-application discussions and land assembly to the completion
and occupation of buildings and the ‘population’ of the public realm; and

the outcomes sought are the effects of delivering the strategy in job creation, better-performing
property markets and market recognition that are the purpose of the strategy.

5.54 Table 10.1 includes explicit assessment of the qualitative considerations of design quality, ‘sense
of place’ and so on.

5.55 Table 10.1, however, excludes explicit assessment of the effect of the regeneration of the Town
Centre on the overall performance of Bridlington’s economy – as this outcome is subsumed under the
appraisal of the AAP’s progress under the Sustainability Appraisal objectives.

5.56 In broad terms, the AAP policy monitoring framework (Table 10.1) comprises:

i. Output targets:

the types and quanta of development sought by location specific policies;

the delivery of proposed public realm and related infrastructure elements;

the build up of the pooled fund under Proposed Policy BridTC16 to help finance the
proposals for the Strategic Public Realm Framework set out in Proposed Policy
BridTC19

ii. Output indicators:

Burlington Parade:

developer procured;

development agreement in place, conditional then unconditional;
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land assembly: forward acquisitions; agreements with principal interests; any CPO
made and confirmed; property acquired

Traffic Regulation Orders made and confirmed (alongside any CPO);

collaboration agreement in place between Council and Yorkshire Forward

financing strategy – public and private – in place and agreed

planning process (agreement by the planning authority to the selected developer’s
Development Brief, design brief and access statement, outline planning application,
full planning application, any S106 obligation agreed);

construction process (development starts, completions);

usage of the developments (letting, sales), public realm and infrastructure (pedestrian
numbers etc);

car parks delivered; and

public realm delivered.

Marina:

collaboration agreement between delivery partners complete;

Phase 1 delivered as part of Burlington Parade

funding agreement complete

Transport & Works Act Order made and confirmed (securing outline consent)

listed building consent; and

detailed planning applications

Highways and Movement:

Works implemented (roads stopped up; parking restrictions in place)

changes in peak period traffic flows in the Town Centre; and

changes in pedestrian casualties.

Strategic Public Realm Framework:
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Elements within Burlington Parade delivered; and

Town Centre Seafront elements delivered.

iii. Outcome indicators for the AAP area:

jobs created (monitored via super output level for the Town Centre wards and for
Bridlington as a whole);

resident numbers (monitored via mid-term population estimates for Bridlington);

changes in residential and commercial property values (annual assessment based on
transactions; telephone survey of leading local agents);

changes of use (monitored through planning application and annual ‘survey’ to
non-seasonal uses on the Town Centre Seafront)

retention in comparison goods retail spending (to be assessed via an update of the
retail study in 2013, following the opening of the first phase of the retail development);

changes in vacancy levels on key secondary retail streets (as recorded by GOAD as
part of the retail study to be carried out in 2013);

public recognition of the ‘sense of place’, design quality, successfully preserved
character and so on as appropriate in Burlington Parade (to be picked by the Council’s
best value survey, with a Bridlington sample, in 2013).

Monitoring Against the Sustainability Appraisal Objectives

5.57 The Joint Scoping report representing the first stage of the Sustainability Appraisal / Strategic
Environmental Assessment in currently under consultation and this section will follow.

Timetable for Achieving Outputs and Outcomes

5.58 While the Council will resist any artificial or infeasible delivery deadlines for the phasing
development, it sets itself the following broad timetable for achieving the target development quanta
in the Burlington Parade (Proposed Policy BridTC17) scheme:

Burlington Parade

retail floorspace: first two phases of retail trading by 2012, to include Marina Phase 1 and anchor
uses; final phase by 2014

office and workspace development: first phase built and let by 2013; final phase by 2016

ancillary leisure: first phase by 2012; complete by 2016
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residential: annual average rate of completions of at least 80 per year from 2012;

Gypsey Race Park, avenue and courts by 2012;

Burlington Pavement by 2012;

Town Square begun by 2012, completed by 2016;

Marina Phase 1 by 2012, including car parks, retail and residential;

Car parking to serve anchor uses by 2012;

new public building on Town Square by 2016.

Strategic Public Realm Framework

5.59 Town Centre Seafront, from 2008, complete by 2016.

Highways Works and Car Parks

from 2010, complete by 2012

Road closures and parking restrictions, from 2012, complete by 2016.

Managing the Town Centre AAP’s Delivery Risks

5.60 It is good practice in an Area Action Plan where the focus is on the delivery of major development
proposals to identify the principal delivery risks and put in place strategies for managing these risks.
The Council will prepare such a risk assessment for the Submission Draft of the Town Centre AAP.

5.61 The Council will prepare such a risk assessment for the Submission Draft of the Town Centre
AAP.
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Table 10.1Monitoring Framework: Bridlington Regeneration Strategy Policy Objectives,
Targets, Output Indicators and Outcomes

Outcome SoughtOutput IndicatorsOutput Targets –
2010-2016

Relevant
Policies

Objective for the
period to 2016

Town Centre
specific AAP
Objectives

1.i 31,200 sq m retail
floorspace (15,000 by
end 2012; remainder
by 2016):

BridTC
1-9

BridTC
17-19

Bridlington
competitive as
year round retail
destination

Development
Brief complete
and agreed with
partners and
planning
authority;

1. Comprehensive
development
of Burlington
Parade.

1.ii 6,400 sq m leisure
floorspace (2,400 by
end 2012; remainder
by 2016);

1,600 gross new
jobs;

development
competition
completed

genuine
extension of the
Town Centre1.iii new hotel (by

2016) developer
procured; a functioning

Primary Retail
Circuit

1.iv 3,400 sq m
office-type workspace
(1,700 by 2013;
remainder by 2016);

development
agreement in
place, conditional
then
unconditional;

(increased
footfall on the
circuit)

1.v 2,900 sq m small
office space (1,000 by
2012; remainder by
2016);

increased
resident
numbers in line

land assembly
completed

1.vi 500-600 housing
units (average
complete rate of at
least 80 units per year
from 2012).

with housing
completion
trajectory for the
AAP area;

planning process
(agreement to
the
Development
Brief, design brief rents and

property values
at levels to make

1.vii first phase of the
Marina (by 2012)

and access
statement,
outline planning
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Table 10.1Monitoring Framework: Bridlington Regeneration Strategy Policy Objectives,
Targets, Output Indicators and Outcomes

application, full
planning
application, S106
obligation
agreed);

1.viii developer under
conditional contract in
2008

1.ix CPO made by
end 2008, confirmed
by mid-2009

investment and
replacement
feasible

Harbour
improvements in
place for Phase 1
of the Marina

construction
process
(development
starts,
completions);

1.x development
preliminaries and
planning in 2009/2010

1.xi construction of
first phase 2010/2012,
with first phase of

usage of the
developments
(letting, sales),

retail, office, public realm and
residential in 2012,
along with principal
parts of public realm

infrastructure
(pedestrian
numbers etc);

1.xii conditional
contracts in place
between funding

pedestrian
counts on
Primary Retail
Circuitpartners and with

principal property
interests by end 2008. car parks

delivered; and

public realm
delivered.

2.i widening of
Hilderthorpe Road

BridTC
1-2

increase in retail
rents on primary
retail circuit

works
implemented
(roads stopped
up; parking
restrictions in
place)

2. Improved
access to, and
movement,
within the
Town Centre

2.ii improvements to
the junction of
Hilderthorpe Road
with Station Road;

BridTC
14

BridTC
15

traffic diverted
around Town
Centre

changes in peak
period traffic
flows in the
Town Centre;
and

2.iii creation of a new
access into Burlington
Parade
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Table 10.1Monitoring Framework: Bridlington Regeneration Strategy Policy Objectives,
Targets, Output Indicators and Outcomes

2.iv widening
pavement along the
west side of Quay
Road/Prospect
Street/Manor Street

BridTC
19

reductions in
pedestrian
casualties.

increased
pedestrian
footfall in target
pedestrian
streets

2.iv alterations to car
parking, vehicle and
pedestrian access to
railway station:

increased
numbers of
cyclists

2.v new station car
park

2.v new, landscaped
Station Plaza,

reduced Town
Centre traffic
congestion

2.vii taxi rank and
passenger drop-off and
pick up point within
the Station Plaza;

improved car
parking signage

2.viii new bus and
coach pick-up and
drop off facility

2.ix new cycle routes

2.x downgrading of
Springfield Street to
give pedestrians
priority

2.xi straightening and
widening of Beck Hill

2.xii closure of
Wellington Road
between the Cenotaph
and Christ Church

2.xiii park and ride at
South Shore
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Table 10.1Monitoring Framework: Bridlington Regeneration Strategy Policy Objectives,
Targets, Output Indicators and Outcomes

3.i 1,600 short stay
car parking spaces.

BridTC
1-2

reduction in
shortage of
Town centre
parking

planning
conditions /
planning
obligations in
respect of
relevant
development.

3. Improved
Town Centre
parking.

3.ii Traffic Regulation
Orders

BridTC
15

increased use of
Town Centre

4.i delivery of each
component of the
strategic public realm
framework

BridTC
1-2

BridTC
19

delivery of each
scheme

inclusion of
delivery
proposals within
Development
Briefs

4. Deliver
Strategic
Public Realm
Framework. usage of each

scheme
4.ii pooled S106 fund
to create capacity
contributing significant
share of costs

BridTC
16

public realm
framework
acknowledged
part of ‘sense of
place’ in town
centre

detailed designs
agreed

S.106 obligations
as per BridTC16
agreed

4.iii commitment to
contribute to public
realm costs from
Yorkshire Forward finance agreed

for publicly
delivered
schemes

contractors
employed for
publicly delivered
schemes

5.i agreed design and
layout

BridTC
18

Marina in placecollaboration
agreements

5. Marina

enhanced
facilities for trust
port users in
place

5.ii completed
engineering studies

5.iii detailed
environmental impact
assessment

relevant orders

planning process

finance in place

procurement
documents
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Table 10.1Monitoring Framework: Bridlington Regeneration Strategy Policy Objectives,
Targets, Output Indicators and Outcomes

5.iv Transport &
Works Act Order and
supporting orders
made

5.v orders confirmed,
outline consent
granted

5.vi listed building
consent

5.v procurement
process

6.i delivery of the
Strategic Public Realm
Framework elements
for the area

BridTC
20

Well maintained
properties in
attractive public
realm

appearance of
the public realm

6. Town Centre
Seafront

property values

6.ii Acceleration in
changes of use to
non-seasonal activity

planning
applications for
conversion,
restoration and
new
development

Increased activity
levels out of the
season

6.iii Investments in
property

6.iv Increased demand
for property in the
area evidenced by
transactions

Uplift in
property values

new
development on
the northern
perimeter of the
Harbour

Intensification of
use of buildings
in the area, all
year round

Increase in
properties open
for business all
year round

7.i fund in place with
regular contributions

BridTC
16

7. S106 agreements
in place for
contributions

S106 Pooled
Fund

7.ii contributions to
the funding of the
Strategic Public Realm
Framework
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Appendix 1 Report of Consultation on the Bridlington
Regeneration Strategy

Summary of Findings

1 East Riding of Yorkshire Council and Yorkshire Forward, including through the Town Charter
process, have carried out a great deal of public consultation, all with the aim of learning from residents’,
businesses’ and visitors' experience of Bridlington and their views on its prospects: what they like and
do not like and why; what kind of future they feel Bridlington should have; and what they believe needs
to be done to achieve this better future. We have been briefed on all of this, and have listened carefully.

2 The consultancy team for the Regeneration Strategy also took part in an ‘open forum’ at Leisure
World in February 2004 designed to give people a chance to speak to the different consultancy teams;
some 350 attended and gave their views on a wide range of issues.

3 Very briefly, this is what has been learned through the huge number of comments people have made
in the last three to four years:

What is wanted by Bridlington’s communities:

more and better jobs, including jobs attractive enough to retain young people

a more diverse economic base, in particular less dependence on seasonal tourism

much better control of the seasonal effect of crowds, road congestion, parking
shortages, noise, seaside ‘tat’ and sometimes anti-social behaviour

a much better quality town centre – prettier, cleaner, more and better shops, nicer
public spaces to relax and gather

more and better located parking

more things for young people to do

better performing schools, especially at secondary level

better connections between the town centre and Old Town

better facilities for the fishing industry (especially wanted by the fisherman)

preservation of Bridlington’s character and identity

better hotels.

What is liked (and needs to be preserved or made more of):

the natural assets – the seaside and access to / views of it

1
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Bridlington’s heritage – its good old buildings, the harbour, the Old Town, Sewerby
Hall

Bridlington’s character.

4 At the open forum event, the issues that generated the most interest and debate were road access,
traffic congestion and parking sufficiency – problems that were very seriously affected by what we call
the ‘seasonal surge.’ A survey of businesses in Bridlington found that even office-based businesses avoid
operating from the town centre because of access and parking problems; these are perceived as being
so bad during the season as to deter them from the town centre all year round.

5 The next greatest concern was the desire for improvements to the town centre, with people critical
of what they see as a limited range and poor quality of shops, a lack of choice of cafes and restaurants,
concerns with litter and cleanliness, antic-social behaviour and the general view that there is a lot of
derelict land and poorly maintained buildings for the size of the town centre.

6 There was general enthusiasm for the refurbishment of the Spa to enable it to be used more fully,
and many voiced the need for more activities for younger people. Many also commented on the need
for all weather facilities for the town – but new, modern facilities rather than the out-dated provision
that Leisure World represents.

7 It was overwhelmingly clear that people, regardless of their concerns, like living in Bridlington. Many
want change, but want it for the better. The more cautious are concerned that change could produce
a worse place and destroy the town’s historic character and traditional seaside ambience. The vast
majority in favour of change simply want to see it happen!

Big Ideas

8 In September 2003 the Free Press invited people to put forward their ‘big ideas’ for improving
Bridlington and, in the same month, the East Riding Mail held a public meeting at the Spa. The Bridlington
Protection Group has also produced a booklet entitled Bridlington – Some Ideas for Development.
The combined output of these processes resulted in ERYC’s Big Ideas for Regeneration which was the
subject of debate in January 2004. The Big Ideas for Regeneration produced the findings summarised in
Table 2.1 below.

9 Most of the ‘big ideas’ sprang from the assumption that Bridlington’s prosperity rests on a more
diverse tourism offer – an assumption the evidence partly refutes, although there is no doubt that part
of the answer to improving Bridlington’s competitiveness does lie in a more competitive tourism product.

10 As a footnote to the ‘ideas’ for improving Bridlington’s performance, the Council stresses that
these ideas have merit only insofar as they have the potential to be cost-effective (will lead to the
outcomes sought and offer value for money) and are deliverable (i.e., are technically feasible, are ‘needed’
or there is demand for them, are financially viable and can attract the necessary risk investment). Most,
sadly, could not meet these criteria.
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Table 2.1: the Public’s Big Ideas for Regeneration in Bridlington

Big Leisure Facilities IdeasBig Tourism Ideas

Better recreational and entertainmentRevised marina
New pier Theme Park / Disney or Legoland style e.g.

at WilsthorpeRevamp Spa/Leisure
World Eden Project Style Development
Conference Centre Boating lake and park

Move fun fairHMS Bounty
Tourist Centre e.g. Danes
Dyke

Weather protected area at sea front
Cinema
Holiday Village / Centre Parks style

Big Youth IdeasBig Sport Ideas

skateboard/wheelie centreSurfing beach
All-weather sport/leisure Mountain bike centre/Danes Dyke

Children’s play park, southsideSports stadium
Skating rink
Ski slope
Sand sports
Jet ski centre
Lido
Improved
harbour/half-tide cill small
marina

Big Transport IdeasBig Buildings/Development
Ideas

Park and Ride/people moverRestore sea front gardens
Improve/develop Sewerby
e.g. arboretum, zoo

Multi-storey car park
Pedestrianise town centre

New hotel Regional Airport, Grindale
Museum/visitor centre
(naval, maritime, fishing)

Ferry port, WilsthorpeBetter road/rail links
Transport interchange

Better shops e.g.
Freeport, multinationals,
markets

Travel centreRail/road freight handling,
Carnaby

Retail park e.g. Carnaby

Other Big IdeasBig Business Ideas

Fish/shellfish processing centreSeamanship Centre
Aquaculture in Bay Urban Renaissance draft charter proposals

e.g. Gypsey Race and South Forest
Visitor centre
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Consultation Events

11 Table 2.2 sets out the consultation events held to inform the preparation of the Regeneration
Strategy and Town Charter

Table 2.2 Consultation Events in Bridlington to inform the Regeneration Strategy and
Town Charter

Notes on ConsultationDate consultedConsultees

Event held at Bridlington Leisure World.
Visited by approx. 350 people. Feedback on27th & 28th Feb

2004
Public Exhibition

ideas for the future of Bridlington which were
fed into the study process.

Visited by 200 people. Roving community
exhibition on Regeneration Strategy.

September
2004Public Exhibition

Event held at Bridlington Leisure World.
Visited by approx. 1100 people.

24th & 25th Sept
2004

Public Exhibition Questionnaires were included in Newsletter
and circulated at exhibition, with 850
responses showing over 80% support for
Regeneration Strategy projects.

Monthly newsletter on regeneration / Urban
Renaissance process and proposals, actively

Monthly since
April 2004

Local Community and
Residents of IDP Area

inviting feedback via e-mail, letter, phone.
Limited response, but predominantly
supportive. This was sent to approx. 24,500
households and covers every domestic
address in the IDP area.

Support for the Strategy Study approach, and
development of projects recommended

Quarterly
Progress
Meetings

GOYH
through that work through liaison with
European Secretariat Team

Have endorsed both the Urban Renaissance
Town Charter and the Bridlington
Regeneration Strategy

Monthly Board
Meetings

Bridlington
Regeneration
Partnership

Support to continue with Bridlington
Regeneration Strategy Review after SoS

14 Oct 0328
July 04 11 Oct
0426 Oct 04

East Riding of Yorkshire
Council – Cabinet

decision against Marina.Support for
recommendations of Regeneration Strategy
Study, to proceed to public
consultation.Acceptance of feedback from
public consultation on Regeneration Strategy
Projects, showing widespread public
support.Support for Transport Study to
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Notes on ConsultationDate consultedConsultees

proceed to prepare transport funding bid for
LTP2

Chairman of Bridlington PACT Board is on
Regeneration Partnership Board, and provides

Through
PartnershipBridlington LDEP PACT

Board two-way feedback. Majority support fromBoard
meetings PACT Board for Strategy projects, particularly

Spa Refurbishment that is within PACT area.

General support for strategy projects,
particularly keen to see transport

Regular
Briefings for
Councillors

Bridlington Town
Council

improvements progressed to pave the way
for other Renaissance projects. Partnership
approach has developed to enable joint
funding with Town Council on small “early
win” urban realm improvements

Town team bus tour – Jan 2003 - to highlight
areas of concern and value.Key Issues

Initial
Consultation toBridlington Town Team

Workshop – Jan 2003 – held to review the

develop Town
Charter

issues and opportunities highlighted on the
bus tour prior to setting up workshop focus
groups for the following public planning
day.Public Planning Day – held at Spa Royal
Hall on Saturday 15th Feb 2003 to capture
needs and aspirations of the broader
community. Approx 175 local people attended
contributing towards creation of
Charter. School Consultation – Specific
Workshops with local schools in April 2003.
Bridlington and Headlands Schools took part.

Town Charter was “signed off” in February
2005. Town Team have made positiveMonthly

MeetingsBridlington Town Team contribution to steering early urban realm
projects, which are being developed based on
principles/aspirations set out in Town Charter

Bridlington Renaissance Programme was
included through the investment planning

Investment
Planning andHumber Forum

process in the Summer 2004 HEDIP. This

Project by
Project Basis

submission is in respect of seeking a
programme level approval to access that
funding. Individual projects are being
submitted on PSF’s to the Renaissance Panel
Action Group, and where appropriate also
to the Business SMG. All have been endorsed
to date.
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Notes on ConsultationDate consultedConsultees

Support for the Strategy study approach, and
development of projects recommended
through that work.

July 2004 and
July 2005

LSP Greater Prosperity
Action Group

Support for the Strategy study approach, and
development of projects recommended
through that work.

June 2005
ERYC Greater
ProsperityOverview and
Scrutiny Committee

Support for the Strategy study approach, and
development of projects recommended
through that work.

January 2005BridlingtonCivic Society

Support for the Strategy study approach, and
development of projects recommended
through that work.

Bi-monthly
meetings

Bridlington Chamber of
Trade

Support for the Strategy study approach, and
development of projects recommended
through that work.

Monthly
meetings

Old Town Revival
Association

Sarah is supportive of the project and is
confident that it fits with the priorities

Ongoing
Sarah Pearson, Head of
Humber, Yorkshire
Forward

outlined in the Humber Sub-regional
Investment Plan and Bridlington IDP
Programme
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Appendix 2 Statement ofOptions Rejected and Reasons

Introduction

1 This Appendix sets out the detailed reasoning for the options not taken forward by the
Pre-submission Draft of the AAP.

2 Save where noted in the discussion below were alternative options to those in the Issues and Report
put forward by those who submitted comments at the Issues and Options stage.

The Vision

3 The alternative options to the vision that provides the strategic direction for the Town Centre AAP
were:

i. a vision that places greater emphasis on tourism as a key source of future wealth generation and
well being; and

ii. a vision which suggests that Bridlington should stay as it is.

4 A vision which places more emphasis on tourism was rejected for a range of compelling reasons:

If Bridlington were to succeed principally as a tourism destination it would have both to bring in
sufficient visitor income to offset the continued contraction of the town’s core seaside holiday
market and to redress the town’s very substantial shortcomings in wellbeing, including in particular:

low average incomes; and

too few jobs (sufficient jobs to raise economic activity levels to the regional average
and reduce unemployment).

Current tourism markets are reliant on high volume, low spend, seasonal day trips. Without
substantial changes in the appeal of the town centre, it will be impossible for Bridlington to develop
a significant share of the growth sectors in tourism, or to secure the returns sought from the
public sector’s investment in the Spa.

The Town Centre is already failing to meet the needs of its residents and catchment for goods,
services and jobs, although if it becomes competitive in doing so, the Town Centre will also be
more attractive to its visitor markets and have a much greater chance of attracting higher spending,
less seasonal visitors.

The priority over the plan period, therefore, is to improve the appeal of the town centre by, in
the first instance, enabling it to be more competitive in capturing the spending of residents and
businesses in its catchment.
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5 A vision which focuses on keeping Bridlington as it is was rejected for the simple reason that all of
the evidence shows that substantial change is needed if economic and social wellbeing is to be delivered
and more fairly distributed.

The Regeneration of the Town Centre

6 The alternative options to a major redevelopment scheme within the town centre put forward
were:

i. the identification of smaller piecemeal schemes to be brought forward as the market is willing to
take them up; and

ii. investment in the public realm and parking only, in order to improve the conditions needed to
attract regeneration investment.

7 Small scale piecemeal investment as alternative was rejected because the evidence shows this
approach would be incapable of addressing the major changes needed to improve the Town Centre’s
competitiveness. Most particularly, this approach could not:

provide a sufficient number of well-located sites for the established core of an appropriate size
and configuration needed to satisfy the requirements of the multiple retailers the town needs to
attract if it is to become a competitive shopping destination;

address the problems which follow from the lack of a functioning primary retail circuit;

address the problems which follow from the conjunction of the seasonal seafront activities with
the core business of the Town Centre;

would not create the conditions needed to bring forward the lower value, higher risk uses also
needed for the Town Centre’s regeneration (in particular, workspace and offices), which will rely
on cross-subsidy from higher value, lower risk uses (retail and high density housing); and

if the private sector is to be induced to invest in development in the uses, on the scale and of the
quality required for the Town Centre’s regeneration, a large scale opportunity is a necessary
condition.

8 A public realm and parking improvement approach on its own was rejected because it could not
address the insufficiency and inadequacy of sites for new development, nor deal with the other obstacles
to the Town Centre’s competitiveness. Instead, public realm and parking improvements need to be
part of the solution which produces a large scale development opportunity capable of dealing with the
major obstacles to competitiveness, capturing the major share of forecast demand for high density
housing, shopping and small business office space and taking advantage of of the significant potential of
the Town Centre’s built and natural assets.
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The Role of the Harbour

9 The alternative options to the Council’s preference to impound (create a permanent water level
within) the Harbour as part of a marina were:

i. an impoundment and improvement scheme for the Harbour only and involving no or minimal
development of the land area and property around the Harbour;

ii. redevelopment and impoundment, but solely within the envelope of the existing Harbour.

10 An improvement scheme that entailed no or very little redevelopment was rejected because:

it would fail to resolve the problems caused for the Town Centre’s competitiveness by the ‘down
at heel’ appearance of much of the property on the Harbour’s perimeter, particularly on its
northern side; and

it would leave the Harbour as a poorly integrated asset for the Town Centre, depriving it in the
effort to secure its regeneration of the substantial benefits which, uniquely, could follow from
significant improvement and integration; and

it would deny the potential sources of capital and income which could follow for the Harbour
through thoughtful development, helping to ensure an enduring future for the trust port.

11 A scheme for the Harbour that excludes the potential of a marina was rejected because it would
fail to realise Bridlington’s substantial potential as a leisure destination for sailing and pleasure boaters,
including over a much longer season than the traditional seaside market offers. Only a marina would
create the step change needed in Bridlington’s appeal, and thus contribute so substantially to its long
term future as a tourism destination. With a marina, there is the potential for Bridlington to develop
markets of regional significance.

Tourism

12 The alternative options for tourism were as follows, together with the reasons for rejecting them:

i. Leaving the Harbour as it is – and simply encouraging the Commissioners to bring facilities for
users up to standard.

13 The disadvantages of this approach would be very substantial in the adverse consequences for the
regeneration of the Town Centre as a whole (lack of integration, adverse effects of poor quality
development on the Harbour perimeter, the visual impact when the tide is out etc). Additionally:

there is very limited scope in this option for improving facilities for the otherwise
thriving shellfish industry, diminishing another sector which offers growth potential
in the town;
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the Commissioners themselves have greater ambitions for the Harbour, but require
additional sources of funds and income to be able to achieve them;

the Commissioners Harbour would remain

ii. No marina – but impounding the Harbour only to accommodate prospective demand for additional
berths from the boating community within the Harbour’s capacity to do so after improving facilities
for existing users.

The serious disadvantage of this approach is that it adds no further land to support the
needs of these new users (parking, boatyard, chandlery – and any other development such
as a hotel) – and thus would very substantially constrain the appeal of a new marina to the
very target markets which justify the investment in the marina in the first place.

This more modest approach would also not have the same valuable effect on the town
centre development market - although it would be a considerably more beneficial option
than leaving the Harbour in its current state.

iii. Continuing to protect the town centre promenade for seaside tourism activity (and preventing
change of use away from funfair, arcade etc type uses).

This option was rejected because it would perpetuate the problems already caused by this
approach:

the adverse visual and footfall impact on the shopping core of the ‘closed for business’ seafront
during two-thirds the year;

the deterrent effects of the seasonal activity on the willingness of residents and businesses to use
the Town Centre during the season; and

the high levels of traffic generated by the seasonal activities and the lack of highways and public
realm capacity to accommodate both the Town Centre’s core users and the visitors during the
season.

This option also fails to recognise the continuing structural changes in the seaside market,
where the growing proportion of the shrinking income ‘cake’ is earned from day trippers.
The day trip market, though valuable for Bridlington (and needs to be retained), also costs
the town a great deal. The challenge is to keep the market, while also growing other
markets. But at present the seasonal day trip market is catered for at the expense of these
other markets.

iv. Continuing to protect the designated guest house and B&B area from changes of use.
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This approach was rejected because it would continue to protect a type of accommodation
offer from the kind of competition that is needed to drive up quality and innovation in the
sector. The large provision of space drags on the town’s ability to attract hotel investment
and the seasonality of the offer diminishes the vitality of this part of central Bridlington out
of the season.

Increased competition is more likely to encourage the better businesses to improve the
quality and appeal of their offer, and encouraging others to seek alternative uses for their
properties (including conversion to pure residential, for families and for apartments).

Office-based Employment

14 The alternative options for locating office development (meeting the prospective demand, if the
right premises in the right locations are made available, of up to 4,000 sqm of floorspace over the period
to 2016) were:

i. The provision of offices in one or more out-of-town locations.

This approach was rejected because providing for offices out of town would be at odds
with national policy which directs offices to city and town centres in the first instance.
Because an office market does not as such exist in Bridlington, it is essential to provide
the market with the confidence that an investment risk in the town centre will not be
undermined by inappropriate competition from development out of town that has the
same target market.

Moreover, encouraging office development out of the centre would deprive the town
centre of valuable economic activity and opportunities for inter-trading. Whilst an out of
town location might have more convenient access by car it would not have the advantage
of public transport access and thus would be inaccessible to many individuals as well as
being less environmentally sustainable. It is also unlikely to make use of a previously
developed (or brownfield) site.

ii. Promoting office development generally in Bridlington town centre.

This option was rejected in favour of directing office demand to the town centre
development scheme (Burlington Parade) because of the limited demand for offices in the
Town Centre and the fragility of the market. If development for offices is included as part
of the major scheme, the mix of uses (including offices) helps to ensure a genuine extension
of the town centre and allows for the higher value, lower risk parts of the development
to cross-finance the office and office-type workspace elements, making a scale and quality
of development feasible that otherwise would not be.
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Housing Provision

15 The alternative options to the Council’s preferences for removing the protection for B&B and
Guest Houses in the central area, and for including high quality, high density housing as a major part of
the town centre development scheme (Burlington Parade) were as follows, together with the reasons
for rejecting them:

i. Retain the protection for guest house and bed and breakfast accommodation in the town centre.

This option was rejected because the markets for this accommodation have shrunk and
are continuing to do so – exacerbating the problems already caused for the vitality and
appeal of the central parts of Bridlington caused by the concentrations of this
accommodation and the seasonality of its markets and the condition of the buildings
occupied by the less competitive of the B&B and Guest House businesses.

Encouraging conversion for permanent residential accommodation ensures an enduring
use for these buildings and a lively, year round community in and near to the town centre.

ii. Discourage or limit residential provision as part of the proposed town centre redevelopment
scheme and / or the proposed marina.

This option was rejected for a range of reasons:

one of Bridlington’s great successes is its popularity as a place to live, and attracting
more residents to the Town Centre is a core plank of the strategy for its regeneration
– helping to add to the appeal of the local labour market and adding to the spending,
year round, needed to support shops and other services;

the need to ensure the whole of the central area is active all year round, adding to
vitality and viability as well as to security and safety;

housing development as part of the development mix raises overall development
values, making it feasible to secure significant contributions to public realm
improvements as well as to cross finance lower value, higher risk uses like offices;
and

one of Bridlington’s great assets is the seaside and the Harbour – residential
accommodation which offers views and easy access will add hugely to Bridlington’s
appeal as a place to live;

Bridlington must remain an important tourism destination, and holiday lets and second
homes are essential to attracting the for sectors of the visitor market which will not
take advantage of the caravan or chalet offer.
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Shopping and Leisure Uses

16 The alternative options to the Council’s preferences were as follows, together with the reasons
for rejecting them:

i. Major redevelopment but in a different location than proposed by the Council.

This option was rejected for the simple reason is that no other location offered the same
advantages of scale, configuration, the extent of under-use or ineffective use and the
opportunities for connection with the established core and creating the needed, but missing,
retail circuit. (No alternatives were put forward by those commenting on the Issues and
Options stage of the AAP).

ii. Keep the long secondary shopping streets as designated shopping areas.

The preference for removing the shopping designation draws on the evidence of the
importance to competitiveness of creating concentration and critical mass in the retail
sector, whilst still adding the floorspace needed to meet need. The long straggling streets
dissipate spending over a wide area, making it difficult for any single part of the centre to
prosper and thrive; the spread of shopping over a wide area encourages additional traffic
generation adding to the congestion on the highways in and out of the town centre along
these routes; and, because of the businesses occupying these premises are struggling, many
properties are poorly maintained giving the a ‘down-at-heel’ appearance to the key gateways
into the town centre; and change is needed to deal with the large areas of under-use,
including on upper floors.

Instead the aim must be to encourage redevelopment for housing and other commercial
uses which are not dependent on footfall for vitality.

iii. Keep the seasonal seaside offer as it is within the Town Centre and retain the physical conjunction
with the shopping core.

This option was rejected because it fails to acknowledge either the significant adverse
effects of the conjunction of the two on the year round competitiveness of the Town
Centre or the pressing need to manage the likely impact on the area of the delivery of the
town centre redevelopment scheme (Burlington Parade).

Transport and Movement

17 The alternative options to the Council’s preferences that were rejected together with the reasons
for doing so are:

No park and ride at South Beach – and accepting that congestion is simply one of the perils of a
seaside holiday town.
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This was rejected on the basis that community is deeply concerned to reduce congestion
levels on the roads leading to the Town Centre and to ease movement within it, particularly
during the season but also all year round. A park and ride approach is proven in its efficacy
in addressing such problems.

No further pedestrianisation in the town centre so that shoppers and visitors can continue to
park outside shops.

This option was rejected on the basis of:

the evidence that shows that pedestrianisation and high quality pedestrian
environments lead to increased spending on the benefiting streets, where these streets
are part of a clear retail circuit (the delivery of which is one of the key planks of the
AAP); and

the effects on traffic congestion within the town centre of vehicles driving around
with the aim of finding a parking space in front of favoured shops.

No effort to improve and centralise car parking in the town centre.

This option was rejected in response to the desire of local residents and businesses for
major improvements in the sufficiency and quality of car parking in the Town Centre. The
evidence shows that the greatest benefits follow for a town centre where parking provision
is concentrated in comparatively few locations, well-sited for the shops and other services
in the town centre – an approach that reduces traffic circulation in its own right, a benefit
which is further enhanced with the provision of variable message signing for the car parks
(a proposal which the Council also intends to implement).
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Appendix 3 Conformity of the Preferred Options Draft
of the Bridlington Town Centre AAP with National,
Regional, Sub-regional and Community Plan Policy

Introduction

1 Appendix 1 summarises the relevant provisions of the policies with which the Preferred Options
Draft of the Town Centre AAP must comply if it is to meet the requirements for soundness of
Development Plan Documents. The Town Centre AAP must:

be consistent with national planning policy and be in general conformity with the Regional Spatial
Strategy;

be coherent and consistent within and between the Council’s other Development Plan Documents
(which requires, until the Council has prepared its other DPDs, that the AAP be coherent and
consistent with the Joint Structure Plan and, where saved policies are not to be replaced by the
AAP, with the saved policies of the East Yorkshire Borough Wide Local Plan.

2 The discussion below sets out, following the summary of each relevant policy and strategy, the ways
in which the AAP satisfies these requirements.

National Policy

3 The review of national policy focuses on the key policies and circulars relevant to the Bridlington
AAP, but there is a much larger body of law and guidance that the AAP will have to conform to. The
Council’s website (www.eastriding.gov.uk) provides further information.(xii)

Planning Policy Statement 1: Delivering Sustainable Development

4 Planning Policy Statement (PPS)1 sets out Government’s overarching planning policies for delivering
sustainable development, all of which must be taken into account by Local Development Documents.
PPS1 identifies a number of key principles:

the integration of environmental, economic and social objectives, ensuring that these aims can be
achieved together over time.

the inclusion of policies to reduce energy use and emissions and to take climate change into
account in the location and design of development;

the promotion of high quality design to improve the character and quality of communities;

xii A full list of nationla planning policy can be found in Table 2.1 of the Local Development Framework Sustainability
Appraisal; Strategic Environmental Assessment Scoping Report that is available on the Council's website
(www.eastridin.gov.uk).
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the inclusion of comprehensive policies on access, including the location of development; and

community involvement in drawing up the vision, strategy and plan.

5 The Preferred Options Draft of the AAP responds to these principles as follows:

it integrates economic, social and environmental objectives in response to the evidence base which
shows in particular, the need to improve local economic outcomes through the enhancements in
housing choice, the number and choice of jobs, local environmental quality and to the
competitiveness of the town centre, including its ability to meet the needs of Bridlington’s catchment
both for:

town centre goods and services; and

jobs in the spectrum of activities, including tourism, which are suited to a town centre
location. Related aims include;

it sets, in Proposed Policy TC3, new standards of environmental sustainability for major schemes
in the AAP area (10% on-site renewable energy or connection to off-site renewable energy source,
and the standard set by either BREAAM very good or Code for Sustainable Homes Level 3), and
sets out a series of sustainability criteria to be applied in assessing all planning applications;

it sets, in Proposed Policy TC4, new standards of design quality for all development in the AAP
area. Proposed Policy TC5 requires that major development schemes prepare a development
brief to be agreed with the local planning authority and consulted upon with the public in advance
of the submission of a planning application;

it makes comprehensive provision, in Proposed Policies BridTC14-20, for new development,
changes and improvements to access, parking, pedestrian safety and public realm, which is designed
to achieve the integrated economic, social and environmental objectives set by the Preferred
Options Draft Town Centre AAP; and

it has involved the community from the outset in drawing up the vision, strategy and proposals
to deliver the vision, from the consultation on the Bridlington Regeneration Strategy and Town
Charter through the Issues and Options stage of the Town Centre AAP.

Planning Policy Statement 3: Housing

6 PPS3 seeks to promote a step change in housing supply, following the Barker Review’s
recommendations. It indicates that there should be a greater understanding of sub-regional housing
markets.

7 The Government’s objectives are stated as ensuring that a wide choice of house types is available;
delivering a better balance between housing demand and supply; and to creating sustainable, inclusive
and mixed communities in accessible locations. The strong policy preference for brownfield over
greenfield sites remains.
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8 PPS3 requires that regional spatial strategies identify the broad strategic locations for future new
housing, whilst local development documents are to identify specific housing sites. There is an emphasis
on deliverability: thus plans should always include at least 5 years’ supply of housing (from the date of
plan adoption). Such ‘deliverable’ sites should be available, suitable, and achievable. A further 5 years’
supply of ‘developable’ sites should be identified (years 6 to 10) and where possible for years 11 to 15
also (if not possible, broad locations for future growth should be indicated). To minimise the identification
of sites that might not actually deliver housing, local planning authorities cannot include ‘windfall’ sites
within their first 10 years’ housing supply unless there is robust local evidence as to why specific sites
cannot be identified.

9 Plans should set out residential density policies for plan areas and set targets for affordable housing
provision where justified.

10 The Pre-submission Draft of the AAP responds to PPS3 by adding to housing choice in Bridlington
in helping to meet its housing allocation as a principal town in the JSP area, in line with RSS (including
the Secretary of State’s Proposed Changes). The housing proposals meet prospective need in locations
within the AAP area which are optimal for achieving the wider economic, social and environmental
objectives of the plan, and in contributing to the objectives of the strategy for regenerating Bridlington.

Planning Policy Guidance 4: Industry

11 Until recently, the main document providing central Government guidance on employment land
was PPG4, which states that development plan policies should provide for choice, flexibility and
competition. Local planning authorities are directed to ensure that there is sufficient land available
which is readily capable of development and well served by infrastructure. They should also ensure
that there is a variety of sites available to meet differing needs.

12 The Preferred Options Draft of the AAP allocates prospective office demand to the town centre
in line with PPS6. Prospective demand is calculated using the method set out in (then) ODPM guidance
(2004).

Planning Policy Statement 6 (Planning for Town Centres)

13 The relevant national policy context, insofar as it relates to town centres and the location of new
retail and leisure developments, is set, in the main, by PPS6 (March 2006) which replaces PPG6 and
subsequent Parliamentary answers.(xiii) PPS6 confirms that Government’s key objective for town centres
remains to promote their vitality and viability – to be achieved by planning, monitoring and managing
at both the regional and local planning levels. The key emphases of PPS6 are:

a requirement for a much more proactive, plan-led, approach to planning for town centres through
regional and local planning;

xiii See footnote 1 on page 1 of PPS6. PPS6 also replaces the Government's Responses to the select committees of July
1997 and May 2000.
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much more emphasis on the need to develop a network and hierarchy of centres at both the
regional and local levels; and

a much greater involvement on the part of the public sector in the management and implementation
of changes in town centres and in the monitoring of their vitality and viability.

14 The key considerations to apply in selecting sites for development remain similar to those identified
in PPG6 and subsequent ministerial statements (a sequential approach in favour of established centres
with development related in kind and scale to the role of the centre and its position in the settlement
hierarchy). Planning authorities are directed to consider setting indicative upper limits for the scale of
floorspace for retail, leisure and other main town centre uses likely to be permissible in different types
of centres. Strong emphasis continues to be given to the sequential approach; if there is a need for
larger stores, and they cannot be accommodated within the existing primary shopping area, they are
to be directed to edge-of-centre locations.

15 In selecting sites for development, PPS6 also requires LPAs to assess the ‘need’ for the development,
taking account of both quantitative and qualitative considerations; assess the impact of development on
existing centres; and ensure that locations are accessible.

16 The evidence based for the Preferred Options Draft of the Town Centre AAP estimates the need
for the principal town centre uses (as defined by PPS6) over the period to 2016, and allocates land
within a newly defined town centre boundary to accommodate these needs. Proposed Policy BridTC9
puts in place policy for shopping, leisure and hotel development in the AAP area, and Proposed Policy
BridTC10 puts in place a sequential approach that is distinctive to local requirements and compliant
with the provisions of PPS6

Regional Policy

Regional Spatial Strategy for Yorkshire & the Humber

17 The Regional Spatial Strategy (RSS) is part of the East Riding’s statutory development plan (along
with the LDF). The most relevant provisions of the adopted RSS are:

Policy P1 directs development to existing built up areas. It supports, in acknowledging the changing
nature of tourism, the development of a more diverse economic base for the region’s coastal
towns;

Policy E1 acknowledges that town and city centres have a very specific, unsubstitutable, economic
role, and will continue to be the region’s main focus for shopping, cultural, social, leisure and
business services.

RSS also states that existing centres will be the focus of improvements to the environment, and
of upgrades to their attractiveness and accessibility, particularly in the regeneration priority areas
(Bridlington is a ‘second priority’ regeneration area – the Dearne Valley is first – under RSS policy
S2).

Policy SOC3 focuses major retail and leisure development in the region’s main centres, and resists
out of centre development;
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Policy E4 directs development for pure offices to town and city centres; and

Policy E6 encourages the development of tourism in an integrated and sustainable way, including
effective management of visitor flows and greater use of alternative to the car.

18 The RSS is under review and will cover the period to 2021. The Panel’s Report on the examination
of the draft RSS was published in March 2007; and the Secretary of State’s Proposed Changes were
published in September 2007. Draft RSS incorporates the Regional Transport Plan and the priorities
and land use implications of the Regional Economic Strategy.

19 Draft RSS aims to help deliver the region’s vision – a world class and international region, where
the economic, environmental and social well being of the region and its people advances rapidly and
sustainably – by (amongst other things):

reversing the long term trend of population and investment dispersal away from the region’s cities
and major towns;

transforming cities and major towns to make them attractive places in which people want to live,
work and invest;

diversifying urban and rural economies to help deliver a better performing and more competitive
economy; and

focusing development and investment in ways that better connect excluded communities to
opportunity and supports areas requiring regeneration.

20 The Panel Report and SoS’s proposed changes designate Bridlington a ‘principal town’ (with the
same purposes as the JSP). Policy C1, as proposed for change by the SoS, states that most development
in the Coast sub-area will be focused on Scarborough ‘with development at Bridlington in line with it
role as a Principal Town. Policy approaches to the sub-area are to focus on strengthening and diversifying
local economies, utlising and strengthening unique natural and manmade assets and responding positiviely
to peripherality.

21 The AAP’s proposals do all of these things, and respond in detail to the evidence on Bridlington’s
needs and to the community’s preferences for changes to meet these needs where these preferences
are compliant with higher order planning policiy, consistent with the evidence base and are deliverable
by the private sector where risk investment is needed to achieve the changes.

22 RSS allocates to the East Riding a 1,150 (net) dwellings per annum over the whole of the RSS plan
period; JSP policy allocates to the eastern sub-area 200 (net) dwellings per annum; as the only Principal
Town in the sub-area, the major share of this requirement is allocated to Bridlington. RSS acknowledges
the existence of out-moded housing stock in Bridlington and the need to deal with this in local policy.
The AAP proposes new housing within the Town Centre area, with a priority for the proposed town
centre redevelopment scheme (Burlington Parade) and the seafront, and encourages changes of use in
the other parts of the AAP area to self-contained housing from B&B, guest houses and houses in multiple
occupation. .
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Regional Economic Strategy

23 The Regional Economic Strategy (RES) sets the strategy for improving the economic performance
and competitiveness of Yorkshire and Humber between 2006 and 2015. To this extent, where the
AAP conforms with the RSS (which should comply the RES), it is also compliant with the RES in planning
terms.

24 However, because Yorkshire Forward is a key investment partner for the Council in Bridlington,
it merits noting the emphases of the RES. These are best illustrated by its six strategic aims, all of which
have particular relevance for Bridlington and in particular the Bridlington Regeneration Strategy. These
six are:

i. to grow the region’s businesses, because higher levels of enterprise are so important;

ii. more competitive businesses, encouraging innovation and investment to make indigenous businesses
more productive;

iii. skilled people with talents that employers value and which offer due reward;

iv. connecting people to good jobs; to increase employment levels;

v. enhanced transport, infrastructure and the environment to support a strong economy; and

vi. stronger cities, towns and rural communities – to ensure they are attractive places to live, work
and invest.

25 The RES’s priority actions include investment in target clusters; support facilities for enterprise;
visitor and environmental assets to strengthen tourism; and restoring civic pride and economic dynamism
through the Renaissance programme (Bridlington is one of the towns in the Renaissance programme).

26 RES notes (paragraph 3.157) that renaissance in Bridlington should include redevelopment of a
major mixed use centre with a ‘retail circuit’ linked to the Harbour; the refurbishment of the Spa,
development of the potential of sailing and water sports, and delivery of support measures to ensure
local capacity to deliver the Renaissance initiative.

27 The AAP responds fully to these proposals. The whole of the AAP is focused on creating a
competitive town centre that will both meet local needs and set the conditions for improved
competitiveness in year round tourism markets. The specific provisions of proposed policy are as
follows:

Proposed Policy BridTC17 (Burlington Parade) includes provision for the creation of the needed
but missing Primary Retail Circuit and for the provision of offices and other small business space;

Proposed Policy BridTC18 provides for the Marina;
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Proposed Policy BridTC19 provides for major improvements to the public realm within the Town
Centre and on the seafront; and

Proposed Policy BridTC20 provides for, and encourages, upgrading of the Town Centre seafront
and change of use to year round activities, including housing, hotel and leisure, focusing active uses
to ground floor level along the street frontages in the seafront policy area.

Regional Housing Strategy

28 The Regional Housing Strategy (RHS) for the period 2005 – 2021 incorporates sub-regional plans,
reflecting a move towards sub-regional investment programming. RHS is focused around three principal
themes:

creating better places - by responding to the diversity of markets and improving neighbourhood
infrastructure and facilities;

delivering better homes, choice and opportunity - by delivering the choice and opportunity for all
the region’s people to meet their housing aspirations; and

ensuring fair access to quality housing - by being sure the requirements and preferences of all
parts of communities are met by sensitive and appropriate housing solutions.

29 The RHS locates Bridlington within the Humber sub-regional area, within a housing sub-market
that incorporates the coastal towns of Withernsea and Hornsea, and sets the following strategic housing
priorities for the area:

urban regeneration to help sustain ailing neighbourhoods and communities;

the provision of new affordable housing to rent and to buy, especially in market towns and
sustainable rural areas;

meeting decent homes standards and tackling fuel poverty; and

the provision of specialist housing and appropriate support services for older people and other
vulnerable groups.

30 The Humber sub-regional plan states that economic regeneration is the most fundamental
requirement for the sub-region, without which other regeneration initiatives will be difficult to sustain,
and emphasises the important contribution to be made by housing.

31 The AAP proposals are compliant with the RSS. Although completions in the eastern sub-area are
running ahead of allocations, there is a strong case in favour of the regeneration of Bridlington town
centre AAP area where housing must play a key role. A full explanation is set out in the written
justification for Proposed Policies BridTC12 (housing in the AAP area) and BridTC17 (Burlington
Parade).
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Sub-regional Policy

The Joint Structure Plan for Hull and the East Riding

32 Until it is replaced by the Core Strategy, the JSP acts as Core Strategy for the AAP. PPS12 (paragraph
2.9) allows an AAP to precede a Core Strategy where the priority in a Local Development Scheme –
as is the case in this instance – is the preparation of the AAP.

33 The emphases and policies of the JSP’s strategic policies (over and above Bridlington’s designation
as a principal town)(xiv) that are of direct relevance to the options for addressing local regeneration and
development needs are briefly summarised below.

34 Revised RSS12 will need to consider, when it is adopted (probably in spring 2008) any JSP it
supersedes, and therefore which policies are left to be superseded by the East Riding’s LDF policies.
The Regional Assembly will need to submit a list of JSP policies it wishes to save beyond June 2008 to
Government Office by December 2007. The Submission Draft of the AAP will need to take the proposals
and GO’s decisions into account, but meanwhile the assumption is that the JSP is saved and acts as
Core Strategy for the AAP.

The JSP’s General Strategy

35 The JSP’s strategic policies of greatest relevance to the Bridlington AAP are:

i. The designation of Bridlington as a ‘principal town’, with Driffield and Hornsea, also in the eastern
sub-region, classified below Bridlington in the hierarchy as ‘towns’.

As a principal town, Bridlington is designated as a principal focus for housing, public
transport, employment, shopping, cultural and community facilities for significant parts of
the JSP area, supporting the sub-regional role of Hull and its hinterland, Development and
regeneration are to support and enhance the principal town role.

ii. The emphasis in policy on development that brings previously developed land and buildings back
into use; contributes to a balanced mix of land uses; is accessible by means other than private car
particularly if it generates significant trips; and brings wider economic, social and environmental
benefits for the local community.

iii. The provisions, at JSP Policy DS7, for the use of S106 obligations and agreements (see paragraphs
2.28-2.34), which require development to provide, or contribute towards, the facilities,
infrastructure, environmental improvements that are directly related to and necessary for a
development to proceed.

Policies on Housing and Employment

36 The JSP housing policies of greatest relevance to the Bridlington AAP are:

xiv See JSP Section 1, paragraph 1.42; and Section 2, paragraphs 2.5-2.7
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the requirement for a ‘sequential approach’, starting with brownfield (previously developed) land
first, then infill land, and only then for Bridlington, extensions to the built up area (Policy H3);

the support for high density housing where there is good access to public transport and other
services and facilities (Policy H5);

the requirement to provide for a mix of types and tenures to meet needs of local communities
(Policy H6); and

the provision for principal town centres to provide office, shopping, and other commercial and
public service uses commensurate with their function and size (Policy EC1).

Transport

37 The JSP promotes, protects and provides for the enhancement of the sub-region’s transport
infrastructure and encourages greater use of public transport and more cycling and walking. The JSP
states that:

strategic public transport corridors (including Bridlington/Hull) should be promoted and
opportunities for improvement taken, including provision of park and ride services, to increase
public transport use (Policy T5);

strategic public transport interchanges (including Bridlington) should be promoted and improved
(Policy T6); and

walking and cycling should be encouraged by protecting, improving and extending safe networks
(Policy T7).

‘Sense of Place’

38 The JSP provides the framework in the sub-region for the elevation of good design as a key criterion
in assessing development proposals. The JSP requires that:

the character and distinctiveness of settlements and their settings will be protected and enhanced,
with special consideration for historic street patterns, skylines and vies, open areas in settlements,
important edges and settings (Policy SP1);

the health and vitality of strategic centres (including Bridlington) should be maintained and
strengthened, including through addressing the issues that face the worst-performing centres,
improvements to the range of shops, services and facilities and improving environmental quality
and public spaces (Policy SP2); and

development proposals should achieve a high standard of design that respects local character and
distinctiveness, integrates well physically and visually, uses sustainable construction methods and
materials and that is easy to access, encourages a vibrant mix of uses and facilitates walking, cycling
and the use of public transport (Policy SP3).
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Natural and Built Environmental Assets

39 The JSP policies on natural and built assets most relevant to the AAP state that:

development should protect biodiversity (Policy ENV1);

the setting character and appearance of strategically important buildings, features and areas of
historic of architectural interest should be protected and there appropriate enhanced, and local
development documents should identify such assets of local importance (Policy ENV6); and

archaeological remains that are nationally important will be preserved, and local development
documents should identify sites of local significance (Policy ENV7).

40 The Preferred Options Draft of the Town Centre AAP complies fully with, and contributes
significantly to implementing, the policies of the JSP. It:

i. focuses development to meet the needs of Bridlington and its catchment to the town centre,
where these needs are met by goods, services and job in town centre uses as defined by PPS6. In
doing so, the APP reinforces and enhances Bridlington’s role as a principal town;

ii. contributes to achieving the aims for the eastern sub-area, including the diversification of the local
economy (in particular creating substantial numbers – some 1,900 in Burlington Parade alone - of
non-seasonal jobs), regenerating its physical fabric, preserving its sense of place and special historic
character, making the most of its natural, built and historic assets, and, in enhancing access to and
movement around the town, contributes to alleviating peripherality;

iii. it directs development to previously developed land, including making use of a large area of
under-used and ineffectively used land within the heart of the town centre (Burlington Parade);

iv. it makes provision in policy for the elevation of design in the built environment and for the delivery
of a cohesive scheme of public realm works to provide new spaces and improve legibility and
visual appeal of the AAP area;

v. it makes provision for the protection of important historic buildings (the listed piers of the Harbour)
and brings the historic Harbour into beneficial use, not just for its statutory trust port purposes,
but for the regeneration of the town centre as a whole;

vi. it makes provision for the protection, in the creation of the marina, of important habitat, with
policy seeking a balance between the protection of natural assets and the achievement of the
regeneration purposes of the AAP; and

vii. it makes provision for archaeological investigation in the historic Harbour area and for the
appropriate protection of findings of interest.
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Yorkshire & the Humber Cultural Strategy

41 The Cultural Strategy (2001 – 2010) is based on the notion that culture is a key driver of the
modern economy, and takes the view that, as the region’s industrial base restructures, culture needs
to be brought to the heart of decision-making, framed around clear and shared objectives.

42 The Cultural Strategy identifies five priorities to focus actions within the region, as follows:

continuity in development - this can be delivered through supporting business growth, training
and professional development, education and life long learning, and the encouragement and support
of volunteers;

opportunity - particularly opportunity of access, awareness, cultural facilities, design, distribution,
excellence and influence;

social and economic change – culture can provide the catalyst for a range of social and economic
benefits, for example; access to education, economic and environmental regeneration, health
improvement, innovation and creativity, personal development, reducing crime and disorder, and
social inclusion and regeneration;

sustainability - not just effective protection of the environment and prudent use of natural resources,
but also maintenance of high and stable levels of economic growth and employment, and social
progress which recognises the needs of everyone; and

understanding - better knowledge about the needs and aspirations of the people in the region, of
the priorities of visitors and tourists and the impact of initiatives is necessary to support policy
development.

43 The Preferred Options Draft of the Town Centre AAP supports the Spa, in providing for the step
change in the appeal of the town centre needed to enable a full return on the public sector’s £18.25m
investment in the spa as a cultural, conference and entertainment facility. Proposed Policy BridTC17
(Burlington Parade) includes provision for the siting of a new public building to housing community
facilities (which will include cultural activities) and, if it proves feasible, a new up to date mixed media
library for Bridlington. The delivery strategy includes a proposal to require the provision of the facility
as part of the development competition for the Burlington Parade development, with the feasibility
work done by the Bridlington Regeneration Partnership working with the Town Team.

Local Policy – the East Riding Community Plan (‘Our East Riding’)

44 The Community Plan (2006 – 2016), was produced by the East Riding Local Strategic Partnership
(LSP) and will be monitored on an annual basis. It subsumes a number of other strategies that deal with
its concerns, including for old and young people, community cohesion and security and safety as explained
in the discussion which follows.

45 Our East Riding sets out the key concerns of local stakeholders with associated priority outcomes
for the Plan’s ten year period, dealing with challenges at global (e.g., climate change), national (e.g.,
health, managing waste) and local (demographic change, housing, regeneration, health etc) levels.
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46 Our East Riding sets as its priorities the priorities of its communities, from children through older
people:

local shops that meet local needs;

doctors surgeries and facilities to encourage exercise to help residents stay healthy;

security and safety, with local police forces that help people to feel safe, increased police visibility,
improved street lighting, better facilities to keep young people occupied, the protection of property
through security measures, and improving the pedestrian environment and measures to reduce
safety risks caused by traffic;

public transport for people to access services;

local schools to support children;

enhancing community spirit through improving local facilities and amenities, including village halls
and sports centres, and by increasing the number of community social events to encourage mixing;

improving the environment, including the better management of waste;

reducing inequalities through access to service and proactive regeneration and improvements in
quality of life, particularly in local deprived areas;

support for the Local Development Framework, including –

directing most development to the East Riding’s larger settlements where services
and facilities are accessible by public transport

making best use of land in the built up areas

increase the availability of affordable housing

planning for the services needed by a growing population

encouraging improved public transport services.

47 The Community Plan sets out a wide range of priority outcomes to be reached by 2016. A number
of these have particular relevance to the AAP’s purposes:

people’s decisions shape their communities;

the environment is well planned and designed;

a stronger local economy with improved employment prospects;
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residents participate in affordable recreational and cultural opportunities across the East Riding
as part of a healthy lifestyle; and

public places in the East Riding are safe, encouraging shared use and enjoyment.

48 Our East Riding’s key priorities for Bridlington are:

Bridlington’s regeneration, and reducing hotspots of deprivation (which include the central wards
of Bridlington);

the delivery of the Safter Communities programme;

the delivery of the Local Transport Plan proposals for Bridlington to reduce traffic congestion and
improve access to and movement around the town;

for young people in Bridlington -

to highlight awareness and tackle issues of substance misuse;

highlight awareness and tackle issues of anti-social behaviour and criminal

damage involving children and young

to provide information and raise awareness regarding sexual health issues

to encourage and promote inclusive holiday activities/after school activities, (leisure,
recreation, sports)

promote access to post-16 educational opportunities.

49 The Preferred Options Draft of the Town Centre AAP responds fully to the aims and priorities
of the Community Plan. The AAP’s principal purpose is the regeneration of the Town Centre in order
to improve the town’s ability to meet its residents’ needs for goods, services, increased housing choice,
jobs leisure and recreation, making use of previously developed land and the Town Centre’s special
assets to do so.

50 The AAP’s proposals incorporate:

improvements to parking and public transport facilities, including a new bus station location near
to the railway station;

improvements to pedestrian safety and the environment;

substantial increases in housing provision, adding to local choice in a location which allows for
very easy access on foot to the Town Centre’s services;
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the creation of a new public building to provide for things to do for the community and young
people in particular in the heart of the town centre which, if it proves feasible, will also include a
new public library;

adds to the public amenities of the Town Centre, including new public spaces; and

development for shops, leisure and small businesses that will create some 1,900 much-needed
jobs for Bridlington, easily accessible to the residents of the most deprived areas which cluster in
and around the Town Centre.

51 Proposed Policies make provision for new environmental sustainability standards, high standards
for design in the built environment, accessibility including for the mobility impaired and for the protection
and enhancement of the Town Centre’s historic environment.

52 The AAP is supported by the Bridlington Regeneration Partnership that will help to mount and
oversee other initiatives aimed at ensuring the job creation benefits of the scheme can be and are
captured for local people. The AAP inTown Centre SPD will provide design guidance which, amongst
other things, will put in place requirements to design for security, both in the layout of development
and in the specification of the public realm.
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Appendix 4 Saved Policies from the East Yorkshire
Borough Wide Local Plan and the Proposals for
Replacement Policies for the Town Centre AAP Area

Saved and Replacement Policies for the Bridlington TownCentre Area AAP
Area

1 The Council is ‘saving’ a number of policies from the East Yorkshire Borough Wide Local Plan until
the adoption of the Local Development Documents that will make up the East Riding Local Development
Framework. The Council is obliged to save policies in order to ensure there is a sound basis for the
determination of planning applications and appeals in the borough in the interim period.

2 The Bridlington Town Centre AAP, once adopted, will replace some but not all of these saved
policies.

3 Part A below lists the saved policies from the Bridlington section of the East Yorkshire Borough
Wide Local Plan that will be replaced by the Town Centre AAP.

4 Part B below lists those saved policies that will continue to apply to planning decisions in Bridlington
Town Centre until replaced by other Local Development Documents in the Council’s Local Development
Framework.

5 Part C below lists the relevant saved policies that apply to land exclusively outside the Bridlington
Town Centre AAP boundary, and so have not been considered for replacement by the Town Centre
AAP.

6 The list in the Table is not a complete list of the saved policies that the Council will take into account
in making planning decisions in Bridlington Town Centre. A full account of the Council’s saved policies
is available on the Council’s website www.eastriding.gov.uk/planning/ldf.

Part A. Saved Policies in the East Yorkshire BoroughWide Local Plan that will be Replaced
by the Bridlington Town Centre AAP

BridlingtonTownCentreAAP: PreferredOptionsDraft
East Yorkshire
Borough Wide
Local Plan

Reasoning for Replacement
Proposed
Replacement
Policy

Saved
Policy

BridTC8 brings local policy into line with PPS6
which directs tourism uses to defined town
centres, and requires development for tourism in

BridTC8

Tourism
Development

within
Development

Limits

T1
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BridlingtonTownCentreAAP: PreferredOptionsDraft
East Yorkshire
Borough Wide
Local Plan

the Town Centre to contribute to, or pose no
risk to, the strategy for the Town Centre as set
out in the Town Centre AAP.

The Town Centre AAP redefines, in the Draft
Town Centre AAP Proposals Map, the boundaries
both of the Town Centre and within it the primary

BridTC9
Defined

Shopping Area
S1

shopping area: to take into account changes since
the East Yorkshire Borough Wide Local Plan was
prepared and adopted; to provide a sound policy
basis for the proposed Burlington Pavement
(BridTC17) development; and to contract the area
for shopping to improve the density of footfall,
create a more compact shopping area and enhance
the competitiveness of the Town Centre as a
shopping centre. The further parts of the
previously defined town centre area and the long
secondary shopping streets are performing poorly
as locations for town centre uses as defined by
PPS6; there are many vacancies; many properties
are in very poor condition for the lack of sufficient
custom to allow occupying businesses to maintain
their properties to an appropriate standard; and
the extent of the previously defined town centre
and the shopping area within it militates against
the concentration needed for critical mass in the
Town Centre and therefore its competitiveness.
BridTC9 encourages change of use to other,
non-retail, uses outwith the Primary Shopping
Area, and to non town centre uses as defined by
PPS6 for the area that will not be outwith the
defined boundary of the Town Centre.

S2 is inconsistent with PPS6 which states that out
of centre provision should only be considered in
the context of a sequential approach in favour of
established centres and a flexible approach by
proposing developers to the trading format.

BridTC9
and Brid
TC10

Out of Centre
Retail

Development
S2

PPS6 does not distinguish between business types
in retailing policy; retail policies for the AAP area
are covered by BridTC9 and 10; BridTC20
encourages non-seasonal, year round trading in
the Town Centre Seafront area.

BridTC9,10,20
Tourism
Based

Retailing
S8
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BridlingtonTownCentreAAP: PreferredOptionsDraft
East Yorkshire
Borough Wide
Local Plan

Within the AAP area, the requirement is the
delivery of the Strategic Public Realm Framework
(BridTC20) which will create the additional

BridTC16;
Brid TC19

Sport and
Recreation

Development

R1,
R2
and
R3

capacity in public realm and urban greenspace
and needed within the Town Centre to support the

increased residential population arising from the
Amenity

Open Space in
Residential

Development

development proposed. BridTC16 requires major
development, defined as housing schemes of 10
units or more or 250 sqm of other development,
to contribute to the costs of creating this
additional capacity as provided for by BridTC19

Brid The public car parking requirements
specifically for development in the Town Centre
and needed to achieve the objectives of the

BridTC15Car ParkingTM7 Regeneration Strategy put forward by the AAP
are set out in Proposed Policy BridTC15. RSS
standards will apply for developments not
providing public car parking.

BridTC12 replaces Brid11, and resists conversions
to multiple occupation within the AAP area where
this development does not contribute to, or poses

BridTC12

Conversions
to Multiple
Occupied
Property

Brid11
a risk to, the achievement of the objectives for
the regeneration of the Town Centre in line with
the AAP’s proposals.

The Town Centre AAP redefines in the Draft
Town Centre AAP Proposals Map the area
allocated as Town Centre Seafront, and BridTC20

BridTC20

Tourism
Development
on the Sea

Front

Brid15

encourages changes of use in this area to
non-seasonal activities. The evidence shows that
the seasonality of the area, which leaves it ‘closed’
out of season, impinges adversely on the year
round competitiveness of the Town Centre.
Additionally, the physical juxtaposition of the
shopping core and the seasonal seafront impinges
adversely on the year round competitiveness of
the Town Centre as a shopping destination. With
the development of the Burlington Parade scheme
(BridTC17), the shopping core will shift to the
west, and new policy is needed to manage the
transition.
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BridlingtonTownCentreAAP: PreferredOptionsDraft
East Yorkshire
Borough Wide
Local Plan

BridTC18 proposes the development of a Marina
which includes the Harbour within its boundary
and sets the objectives for the development of the
Harbour and Marina area.

BridTC18The HarbourBrid16

BridTC9 allows hotel development in the AAP
area where it contributes, or poses no risk, to the
strategy for the Town Centre. BridTC10 directs

BridTC9
and

BridTC10

Hotel
Development

Brid19

hotel development to the Burlington Parade
scheme (BridTC17), the Marina (BridTC18) and
the Town Centre seafront (BridTC20). The
replacement policies recognise that the hotel
market is fragile, and demand from investors is
finite. Thus it is essential that this scarce resource
be directed to sites that make an optimal
contribution to the strategy for regenerating the
Town Centre in line with the AAP’s proposals.

The AAP removes the protection for holiday
accommodation, and BridTC12 encourages the
change of use from B&B and Guest Houses in the

BridTC12
Protection of

Holiday
Accommodation

Brid20

AAP area to self-contained housing
accommodation, particularly for family housing.
Concentrations of B&B and Guest Houses militate
against the year round vitality and viability of the
town centre area as a whole. In addition, structural
changes in the seaside tourism market have
reduced the demand for existing provision, making
it difficult for many B&B and Guest House
providers to maintain their properties to the
standard needed to contribute positively to the
appeal of the AAP area.

The Primary Shopping Area is redefined by the
Draft Town Centre AAP Proposals Map and retail
development serving a more than local catchment

BridTC9
New Retail
Development

Brid22

is directed to it. Hilderthorpe Road between
Springfield Avenue and South Cliff Road (south
side) is brought within the Primary Shopping Area.
BridTC19 prevents new retail development within
the AAP area outwith the Primary Shopping Area
where it is contrary to the proposals for
regenerating the Town Centre in line with the
AAP’s strategy.
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BridlingtonTownCentreAAP: PreferredOptionsDraft
East Yorkshire
Borough Wide
Local Plan

BridTC20 redefines the area which the Local Plan
defines as suitable for arcade use. The new area
is called the Town Centre Seafront. BridTC20

BridTC20
Amusement
Arcades

Brid24
seeks within the Town Centre Seafront changes
of use away from arcades and other seasonal uses,
in favour of new development and changes of use
that reclaim the Town Centre Seafront for year
round use, including for hotel and residential use,
restaurants, cafés and tourism uses.

BridTC11 directs offices to the Town Centre as
defined by the Draft Town Centre AAP Proposals
Map, and Brid TC17 directs office development in

BridTC9,
BridTC10

and
BridTC11

Office Uses in
TownCentres

Brid26 the first instance to the Burlington Parade scheme
(BridTC17). BridTC9 and BridTC10 replace
references to office development in the Primary
Shopping Area.

BridTC15 requires that privately provided car
parking for public use in the AAP area be priced
and managed in line with Council policy and be
acceptable in all other respects.

BridTC15
New Car
Parking
Provision

Brid31

BridTC17 sets out the proposals for Burlington
Parade, which includes within the allocated ‘area
of search’ for the comprehensive development

BridTC15
and

BridTC17

Palace Car
Park

Brid32
site the Palace Car Park. BridTC15 sets out the
provisions within the AAP area for public short
stay car parking (4 or fewer hours).

Part B. Relevant saved policies in the East Yorkshire Borough Wide Local Plan that will
not be replaced by policies in the Bridlington Town Centre AAP and therefore will apply
to land within the boundary of the Town Centre AAP

Will continue to apply; safeguards specially
protected wildlife species.

Species
Protection

EN11

Safeguards the investigation and protection
of archaeological interest; the area on the
Harbour perimeter could be of
archaeological interest.

ArchaeologyEN13

Safeguards landscape features which make
a positive contribution to the environment,
which may apply to parts of the Town
Centre AAP area.

Landscape
Features

EN14
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Will continue to apply; safeguards specially
protected wildlife species.

Species
Protection

EN11

Requires protection measures where flood
risk is present.

Flood RiskEN17

Prevents risk of pollution to ground water
resources.

Ground Water
Protection

EN18

Protects listed buildings and their setting.Listed BuildingsEN20

Controls the visual appearance of
advertisements.

AdvertisementsEN21

Permits renewable energy infrastructure
where it does not harm material interests.

Renewable
Energy

EN25

Controls proposals for telecommunications
development.

TelecommunicationsEN26

Controls the conversion of buildings for
residential use.

Conversions to
Residential Use

H7

Permits residential uses where there is not
conflict with established uses.

Residential Uses
Above

Commercial
Premises

H8

Controls development for care homes
Residential Care

Homes
H9

Controls small scale development on
unallocated sites

Small Scale
Development
on Unallocated

Sites

EC3

Controls such development; the AAP
applies the additional test that development
must contribute to, or not pose a risk to,
the strategy for the AAP area.

Re-use/Adaptation
of Buildings for
Employment

Use

EC4

Controls development for the storage and
use of hazardous substances

Hazardous
Installations

EC5

Controls open storageOpen StorageEC6

Controls development for tourism
accommodation. The AAP applies the
additional test that development must
contribute to, or not pose a risk to, the
strategy for the AAP area.

Tourist
Accommodation

T2
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Will continue to apply; safeguards specially
protected wildlife species.

Species
Protection

EN11

Provides for conditions on the occupation
of tourist accommodation.

Occupancy
Conditions on

Tourist
Accommodation

T4

Prevents non-retail uses where the uses
would harm the primarily retail function of
the defined shopping area.

Non Retail UsesS6

Prevents development for eating places
where such use would be detrimental to
the purposes of the shopping area or where
it would harm the amenity of residents.

Eating PlacesS7

Controls the loss of recreational open
space.

Loss of
Recreational
Open Space

R4

Permits provision for all weather sports
facilities where it meets the needs of the
proposed development.

All Weather
Sports Provision

R5

Policies control the effects of development
on access, highways and the need for public
transport.

Access,
Development in
Relation to the

TM3 through
TM6

Transport
System,
Highway

Construction
and Access to
Development

Controls the effect of development on
public rights of way.

Public Rights of
Way

TM8

Controls development for hot food shops.Hot Food ShopsBrid25

C. Relevant saved policies in the East Yorkshire Borough Wide Local Plan that apply
exclusively to land outside the Bridlington Town Centre AAP Boundary (and so have not
been considered for replacement by the Town Centre AAP)

Bridlington
Policies

Borough
Wide
Policies

BRID1EN2

BRID2EN3
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Bridlington
Policies

Borough
Wide
Policies

BRID4EN4

BRID5EN5

BRID7EN6

BRID8EN8

BRID9EN9

BRID10EN15

BRID12EN19

BRID13EN22

BRID14EN23

BRID17EN24

BRID18H4

BRID21H6

BRID27H10

BRID28H11

BRID30EC2

S4

S5

T3

TM2

TM9

TM10

CZ4

CZ8
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Appendix 5 Schedule of Strategic Public Realm Costs
and the Standardised S106 Charge

Introduction

1 Appendix 5 sets out the indicative specification and estimated costs of the Strategic Public Realm
Framework (Proposed Policy BridTC19), together with the schedule of proposed charges and the
reasoning which underpins them (Proposed Policy BridTC16). The rational for the standardised charge
is set out in Section 3 of the Preferred Options Draft of the Town Centre AAP at paragraph 3.84-3.97.

2 The S106 obligation is necessitated by the cumulative effects of the development sought by the
Town Centre AAP. Additional capacity is needed in the public realm and related infrastructure in the
Town Centre to accommodate the activity that will be generated by the delivery of the regenerating
development and the consequent increase in the use of the Town Centre by residents and businesses
in Bridlington's catchment and by the visitors to the town.

3 The purposes for setting standardised charge to help finance the additional capacity needed in the
public realm and related infrastructures are to:

reduce the time involved in negotiating S106 agreements and therefore increase the speed with
which otherwise permissible development can be given consent;

increase developers' certainty as to what the Council will require by way of S106 obligations to
ensure major developments are permissible in the Town Centre;

provide a fair and transparent basis for securing funds to help finance, and as appropriate help
fund the maintenance of, the needed public realm and related infrastructure in the Town Centre.

Indicative Specification and Estimated Costs of the Strategic Public Realm
Framework

4 The indicative specification of the Strategic Public Realm works was provided by West 8 for the
East Riding Council, and the cost estimates were provided by Faithful & Gould (September 2007). The
specification is indicative, but shows the Council's preferences drawing on the design work for the
Council and Yorkshire Forward and reflecting consultations with Bridlington's Town Team.

5 Table A5.1 summarises the costs, and Table A5.2 sets out the indicative specification and cost
breakdown.
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Table A5.1 Cost Summary of the Strategic Public Realm Framework (September 2007)

Cost
(£000s)

Strategic Public Realm
Framework

326.701. Station Plaza

923.242. Town Square at Bridge
Street/Queen Street

298.593. New Harbour Entrance

134.834. New Harbour Plaza

2,340.875. Gypsey Race Park, Avenue and
Walk

201.396. Gypsey Vista

37.357. Cenotaph Gardens

1,523.298. Primary Retail Circuit

2,137.299. Town Centre Seafront

7,923.55Sub-total

1,788.53Contingency @ 15%

9,112.08Total (excluding) Town Centre
Seafront)

Table A5.2 Strategic Public Realm Specification and Cost Schedule (September 2007)

Total GBPDescription

1. STATION PLAZA

£143,100.00High quality granite pavement

£7,938.00
Wide stone edge as seating
element

£30,000.00Trees: semi mature tree species

£31,640.00Granite kerbstones

£81,150.00Concrete setts, street

£10,375.00
Elevated areas inside seating
elements for tree planting

£18,000.00
Lighting: high quality, high budget
lighting features
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Total GBPDescription

£4,500.00
Lighting station entry: Brid street
lighting

£326,703.00Sub total

2. TOWN SQUARE

£45,000.00Trees: semi mature tree species

£248,040.00High quality granite pavement

£226,195.00Yorkstone setts, pavement

£19,000.00Stairs: granite

£270,000.00Bridge: vehicle

£100.000.00
Street furniture and seating (with
twice the normal budget)

£15,000.00Lighting: high quality

£923,235.00Sub total

3. GRAND HARBOUR
ENTRANCE

£75,000.00Sculptural water fountain, feature

£40,200.00Water surface

£14,000.00
Masonry all, wateredge, granite
capstones

£6,045.00
Retaining wall, along the stairs,
feature

£100,000.00
Underground waterpipes, Gypsey
Race

£19,000.00Stairs: granite

£1,500.00Lighting: Brid Habour lighting

£42,845.00Yorkstone setts, pavement

£298,590.00Sub total

4. NEW HARBOUR PLAZA

£27,455..00Yorkstone setts, pavement

£35,000.00
Underground waterpipes, Gypsey
Race

£52,320.00Cobble stone paving, granite

39

Bridlington AAP Preferred Options



Total GBPDescription

£15,050.00Concrete setts, street

£2,000.00
Seating: bespoke wooden (with
metal)

£3,000.00Lighting: Brid Harbour Lighting

£134,825.00Sub total

5 GYPSEY RACE AVENUE,
PARK ANDWATER

£81,393.00Landscaped areas, grass

£132,000.00Bridges pedestrian

£100,000.00Bridge vehicle

£345,000.00Trees: semi mature tree species

£2,830.00Soft landscape edge Gypsey Race

£718,390.00
Yorkstone setts for pavements
and granite kerbstones

£564,310.00

Water surface, retaining wall,
masonry walls (water edge) with
granite capstones

£45,300.00
Street lighting: current lighting
restored and possible resituated

£12,000.00
Seating: bespoke wooden (with
metal)

£25,000.00Sculptural water fountain, feature

£25,750.00Cobble stone bottom for water
feature

£5,450.00Concrete setts, street

£20,790.00High quality granite pavement

£10,000.00Pump to keep water circulating

£10,000.00
Landscaped water edges, partly
modified from the current flow

£5,660.00Landscaped wateredge

£40,000.00Childrens play area

£190,000.00
Land works: shifted on site, or
taken away

£7,000.00Stairs: granite
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Total GBPDescription

£2,340,873.00Sub total

5. GYPSEY VISTA

£75,870.00High quality granite pavement

£17,500.00Granite stairs

£108,015.00Yorkstone setts, pavement

£201,385.00Sub total

7. CENOTAPH GARDENS

£7,345.00

Landscaped areas, grass: existing
green, refreshed and refigured
(larger)

£20,000.00Cenotaph renovated

£10,000.00Pavement renovated

Incl.
Trees: maintaining existing around
cenotaph

£37,345.00Sub total

8. PRIMARY RETAIL
CIRCUIT

£5,759..00Landscaped areas, grass

£33,700.00Granite setts, paving

£191,250.00Concrete setts (black), street

£846,355.00Yorkstone Setts, pavement

£85,750.00Granite kerbstones

£205,000.00Trees: semi mature tree species

£12,180.00Granite setts, paving alignment

£10,000.00
Seating: bespoke wooden (with
metal)

£20,800.00Lighting: high quality street lighting

£2,500.00Stainless steel cycle racks

£110,000.00
Landworks: shifted on site, or
taken away

£1,523,294.00Sub total
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Total GBPDescription

9. TOWN CENTRE
SEAFRONT

£322,600.00Concrete setts, street

£1,048,705.00Yorkshire setts

£82,670.00Granite kerbstones

£112,000.00Granite setts, Garrison Square

£40,360.00Updated Crescent Green

£62,500.00Trees: semi mature tree species

£386,650.00Paved areas updated to Brid
standard (brick pattern)

£50,000.00Stairs renovated in case needed

£8,800.00Flowerbeds and grass updated to
Brid standard

£11,000.00Seating:bespoke wooden (with
metal)

£12,000.00Lighting: high quality street lighting

£2,137,285.00Sub total

The Standard Charge

6 The standard charge is calculated on the basis of a contribution per square metre of the gross floor
area of the 'eligible' development, with the aim of not exceeding, but being broadly equivalent to, 10%
of the average land values in Bridlington for each of the Use Classes to which the S106 charge applies
(Proposed Policy Brid TC16).

7 The Council appreciates that the Government has not yet settled its policy on S106 charges to help
capture more of the uplift in land values created by planning permissions to help finance the infrastructure
needed to accommodate growth. Government may decide that development at local level should also
contribute to the costs of infrastructure of sub-regional or regional importance. But Government's
general approach is likely to be that S106 charges at a local level should have regard for the costs of
required infrastructure taking into account local land values.

8 Once Government issues its guidance, the Council will adjust as necessary its proposals.

9 Until such time, the Council propose the charges per square metre, by Use Class, set out in Table
A5.3.
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Table A5.3 Proposed Standard Charge (Proposed Policy BridTC16)

Contribution
per Sq M
(applies to
total gross
floor area)

Threshold for
Eligibility

Development -
Use Class

£15 sqm250 sqmGrade A Offices

£10 sqm250 sqmSecondary
Offices and A2

£50 sqm250 sqmPrime Retail
Comparison

£100 sqm250 sqmPrime Retail
Convenience

£25 sqm250 sqmSecondary Retail
Comparison

£50 sqm250 sqmSecondary Retail
Convenience

£15 sqm250 sqmLeisure - A3, A4,
D1, D2

£25 sqmSchemes of 10
or more
dwellings

Residential

£15 sqm250 sqmOther
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