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Executive Summary
This report reviews the potential market for a marina in Bridlington.  Since the 2001 Public
Inquiry into the Yorkshire Marina which concluded there was a gap in the market for
provision in this area, there has been ongoing investment in marina berths along the East
Coast. However, this appears to have had no real impact on waiting lists, with lists now
longer than they were in 2004 when the last national survey was carried out by the British
Marine Federation, despite the addition of at least 170 additional coastal berths between the
Tyne and Scarborough.

Despite a slight national decline in recent years in overall participation levels in most forms of
sailing, the marina sector remains relatively strong.  Although opinions on the overall
commercial health of the sector at the national level vary between observers, evidence from
our survey of East Coast marinas suggests that here there remains steady demand for
berths and that annual price rises at least at the rate of inflation are achievable. This is
certainly the case at the higher quality and larger marinas that service the ‘top end’ of the
market.

There is demonstrable and widespread support for a marina at Bridlington from both existing
and potential users, and a commitment by all interested parties to work together to ensure
that the overall redevelopment of Bridlington Harbour is planned and implemented in a way
that meets the needs and aspirations of each stakeholder group.  In particular, it is
acknowledged that provision for recreational users should not materially detract from facilities
catering for the commercial fishery and other commercial users such as pleasure cruisers
and angling charter boats.

From our assessment of recent trends in participation, existing and projected provision for
marina berths on the East Coast and current waiting lists and vacancies, we recommend that
a target of 320 berths is a robust projection for the Bridlington marina project, with an initial
investment in 250 berths, and the remaining 70 to be added in subsequent years as
demand increases.

A marina of this size would require a sizeable area of land for support services (around 2.8 to
3 ha) including offices, workshops, dry storage, car parking and visitor facilities.  The marina
would need to have 24-hour access and 24 hour security to make it attractive to potential
berth holders.

The general market justification for commencing with the initial provision of 250 berths in
impounded water is as follows:

• Whilst the market on the North East coast (i.e. above Teesmouth) appears to be fairly
well saturated, the market for berths from Whitby southwards appears to be much more
buoyant. This is confirmed by the presence of significant waiting lists in Whitby and
Scarborough, by the findings of previous British Marine Federation research and by the
feedback from a number of industry sources who indicate that the only factor currently
constraining the market in boat sales and participation in watersports on the Yorkshire
coast is the shortage of berths

• The main catchment area is estimated to contain more than 110,000 adults who already
participate in watersports from a total adult population of more than 4 million.  This
catchment is more than twice the size than that of Tyne and Wear for instance, which
appears to have reached capacity with around 680 berths on these two rivers. Provision
of 250 berths at Bridlington would raise the number on the Yorkshire Coast and River
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Humber to around 1,200 which is in proportion with the experience on Tyneside and
Wearside

The additional 70 berths would, it is anticipated, be filled within 5 years by new entrants to
the sport in the region whose current participation is stifled by a lack of facilities, and who
would be encouraged to take up sailing by the presence of a high quality marina in
Bridlington.

Benefits of the development of a marina at Bridlington harbour include:

• A more attractive, vibrant, high quality, high value waterside setting for residents and
visitors, which will develop Bridlington's competitiveness as a year round visitor
destination, improve the setting for the refurbished Spa and boost the town's appeal as a
place to live

• Increasing the popularity of Bridlington as a sailing destination on the east coast, thereby
expanding Bridlington's offer to new higher spend markets

• Enabling the harbour to better meet the needs of its existing users, including the
commercial boating operations, the Royal Yorkshire Yacht Club and the fishing industry

• Improving conditions and facilities for commercial leisure craft (existing and in the future)

• Enabling Bridlington to support high income generating events such as national and
international regattas

• Increasing the number of jobs within the local labour market and opportunities for
training. An initial estimate is that at least 28 FTE jobs will be supported by recreational
use alone of the marina

• Improving the financial performance of the harbour, ensuring that it will be viable over the
long term

• Demonstrating the commitment of the public sector to Bridlington's regeneration to
potential investors

• Improving the integration of the harbour into the core of the town centre, enhancing the
visual appeal of the town and enabling the harbour's contribution to the town centre's
regeneration.

The marina project supports the regeneration of town centre scheme, and vice versa.
Evidence suggests that if the harbour were to remain severed from the town centre, the
marina would be unable to contribute significantly to Bridlington's regeneration. By increasing
the attractiveness of the area around the marina for new business and tourism development
in the future, it will be feasible to attract a scale, mix and quality of development that
otherwise would not be possible
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1 Introduction

1.1 Purpose of this report

This report presents the findings of a research exercise designed to establish the probable
demand for a marina in Bridlington, East Yorkshire. The report was commissioned by
Yorkshire Forward (YF), working in partnership with the Bridlington Harbour Commissioners
(BHC) and the East Riding of Yorkshire Council (ERYC). The report has been prepared by
PLB Consulting Ltd, working in partnership with Faber Maunsell Aecom.

These three organisations are members of the wider Bridlington Regeneration Partnership
that brings together the public, private, community and voluntary sectors to secure the long-
term regeneration of Bridlington, based upon an agreed vision and strategy.  The marina
project is part of this agreed vision.

In December 2006 the key partners behind this initiative agreed initial conceptual design
proposals for the new marina and the redeveloped Bridlington harbour as a starting point for
discussion.  The December 2006 conceptual design proposals are presented in Appendix
One. It should be noted that these represent a starting point for the design process and
should not be taken to represent the final footprint or layout of the marina. The conceptual
design included the following elements:

• The development of a high quality waterfront environment surrounding the existing
harbour

• Provision of a new marina (number of berths and access arrangements to be agreed)

• Enhanced facilities for the existing commercial fishing fleet, charter boats and trip boats

• Close integration with the town centre and the Spa

• A maximum ‘footprint’ limiting the extent of the harbour

• Adequate areas for fish landing, fishing berths and other existing harbour uses

Following agreement of the conceptual design proposals for the harbour/ new marina,
Yorkshire Forward and its partners commissioned consultants to establish:

• The demand for a high quality marina in Bridlington

• The size of marina that could be supported

• The extent of any shore-side facilities required to support the harbour/ marina
development

A subsequent study may be commissioned to assess the financial implications of the above,
and to develop an Outline Business Plan that will move the project forward.

The findings reported here are based on a programme of consultations, desk research and
site visits to other marinas and harbours.  Appendix Two contains a list of consultees and
Appendix Three details the literature consulted during the preparation of this report.
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1.2 Report structure

This document is structured as follows:

• Section 2 provides a more detailed discussion on the background to the marina proposal,
establishing the regeneration context and also indicating the level of support for the
project to date

• Environmental and engineering issues that will affect the eventual size and operational
aspects of the marina are discussed in Section 3. This is very much an outline review at
this stage as a parallel study being undertaken by HR Wallingford is exploring current
understanding of these issues in more detail, through an audit and review of existing
studies on the harbour and its surroundings

• Section 4 reviews current boating activity at Bridlington Harbour

• Trends in participation in watersports in the UK, and projections for future activity, are
discussed in Section 5 along with a review of sailing around the North Sea basin

• Section 6 presents an overview of the UK marina industry

• An audit of existing marinas, moorings and provision for watersports on the East Coast of
England is provided in Section 7

• Factors determining the success of marina projects, together with a review of
Bridlington’s competitive advantage in this respect, are discussed in Section 8

• Section 9 pulls together the findings of the research carried out and uses it to prepare an
assessment of the likely demand for berths at a new marina in Bridlington, and of the
ancillary facilities that will be needed

• The likely impacts and benefits of the proposed developments are outlined in Section 10
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2 Project proposals

2.1 Background to the marina project

Although there has been a settlement and a harbour at Bridlington for many centuries, the
development of the modern town and resort commenced in the mid 19th century following the
opening of the railway from Hull. By the mid 20th century, Bridlington was a popular seaside
resort, attracting holidaymakers from Yorkshire and the East Midlands.

For almost 30 years, both private developers and public authorities have tried to develop a
marina at Bridlington as a means of uplifting the economy and image of the town. English
seaside tourism reduced significantly from the 1970's as the overseas package holiday
became more popular. Despite these changing holidaymaking patterns, Bridlington's
economic structure remains dominated by the tourism industry, which accounts for between
6% and 16% of jobs in the town, depending on the econometric model used1. However,
tourism employment tends to be low skill, low wage and seasonal, with many jobs being
offered only on a part time basis.  A key aspiration of all agencies involved in local economic
development in Bridlington is therefore to extend the tourism season so that more and better
quality jobs can be sustained in the town. This will be achieved through the enhancement of
the existing tourism product and the introduction of new facilities and services.

Marina developments in many locations around the UK coastline have demonstrated the
benefits they can deliver to local areas and it is anticipated that similar outcomes would be
achieved in Bridlington.  Research indicates that the UK Marina sector directly employs more
than 1,700 people and that for every direct job in the sector, a further 12 jobs are supported
in the local economy2. The presence of a marina also enhances the commercial appeal of
the surrounding area, and particularly residential properties. Some research indicates that
properties overlooking a marina can command a price premium of between 35% and 150%3.

At the same time as tourism to Bridlington has declined, employment opportunities in the
fishing industry, another formerly important sector, have also reduced as a result of
restructuring in the industry. In the two years from 1998 to 2000, the number of trawlers
based at Bridlington fell from 16 to 8, with a net reduction in employment of about 30 people.
The fishing industry now supports just under 100 full time equivalent (FTE) jobs in
Bridlington. Most of the 46 fishing boats kept at Bridlington now are inshore potters.

The reduction in traditional fishing was the largest fall at any port in the North East Sea
Fisheries District at that time. Although there has been a positive response to the decline by
increases in shell fishing - Bridlington is now the largest shellfish port in the country with
landings valued at some £4 million in 2006/07 - this remains a very competitive industry and
continued improvements to the facilities provided at Bridlington are necessary to retain the
remaining fleet.

Thus any development of leisure provision at the harbour must be progressed in harmony
with the existing and planned provision for the fishing fleet. Moreover, it must reflect that fact
that the harbour is a Port of Refuge – a statutory function and one that places certain
obligations on the Harbour Commissioners.

                                                  
1 Advice from East Riding of Yorkshire Council indicates that the RDA model gives a figure of 6% and
the Cambridge Model a figure of 16%
2 British Marine Federation (2007) Economic Benefits of Coastal Marinas of the UK and Channel
Islands
3 C McGhie (2003) ‘Yacht Spots’. Daily Telegraph 23/07/03
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The main reasons for the marina and harbour development project at Bridlington being
progressed are therefore:

• The opportunity to increase leisure use of the harbour, and thereby strengthen the town’s
profile as a tourism destination

• The potential that it brings to generate new employment opportunities locally, both
directly and indirectly

• The added value that the redevelopment of the harbour will bring to the wider
regeneration of the town centre

It must be noted, however, that the broad economic development objectives will only be
achieved if the marina project proceeds alongside the wide range of other investments
proposed for the town such as the redevelopment of the Spa, a major town centre
regeneration initiative and widespread urban realm improvements (see also Section 2.3).

The marina project is thus but one element of a much broader regeneration strategy for
Bridlington. A summary of this regeneration context is presented in Appendix Four.

2.2 Summary of current proposals

Various plans for a marina at Bridlington have been put forward over the years, culminating
with the ‘Yorkshire Marina’ project. The Yorkshire Marina formed part of ERYC Integrated
Development Plan (IDP) and was submitted to Government Office in June 2001,
subsequently gaining approval.

In 2000/01 applications for the following orders were submitted:

• The Yorkshire Marina (Bridlington) (Works) Order 2000

• The Bridlington Harbour Revision Order 2000

• The Yorkshire Marina (Bridlington) Harbour Empowerment Order 2000

• The Bridlington Harbour (Constitution) Revision Order 2002

Application for the Works Order was made under the Transport and Works Act (1992 as
amended) and applications for the other three Orders were made under the Harbours Act
1964.

Following a Public Inquiry, the scheme was rejected. The main grounds of objection to the
Works Order, cited in the Yorkshire Marina (Bridlington): Inspector's Report were that:

• The proposal is contrary to the relevant planning guidelines

• It is excessive in scale

• It is inappropriate in location

• It is defective in design

• It would not deliver the benefits claimed

• It would cause environmental damage

• It would adversely affect listed structures

• There is real doubt whether the development would be achieved, even if authorised
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There was, however, broad acceptance of the likely economic benefits of the marina
proposal. In a letter dated 7 August 2003, the then Secretary of State agreed with the
Inspector that the disbenefits of the scheme outweigh the benefits. However, he also
expressed the view that the Inspector's summary conclusions understated the environmental
disbenefits while overplaying the potential benefits.

In response to the Inspector’s Report and the Secretary of State's letter, the Harbour
Commissioners and their partners amended the conceptual masterplan for the marina to
reflect the main concerns raised at the Inquiry. There is a recognition that any new proposals
regarding a marina at Bridlington must address all the points made in the Secretary of State's
letter.

At the time that this study was commissioned, thinking with regard to a marina at Bridlington
Harbour included the provision of an area of impounded water for leisure craft, enhanced
land-side facilities for the existing commercial users (including the fishing fleet, trip boats and
charter boats) as well as for marina/ leisure users, enhanced retail, catering and tourist
accommodation provision, improvements to the public realm and the provision of residential
units (apartments and possibly some townhouses) in a landscaped marina village.
Pedestrian links with the town centre and the redeveloped Spa building will also be
enhanced.

Appendix One presents the initial conceptual layout of the proposed marina and
surroundings as agreed by the project partners in December 2006. As previously noted,
these represented initial thoughts only at this time, and should not be taken as an indication
of any future footprint or layout for the marina.

2.3 The regeneration context

As indicated in Section 2.1, the marina and the associated town centre development are
seen as key to the regeneration of Bridlington, with the potential to provide a significant boost
to the local economy. Without a major boost to the economy, the future for Bridlington is one
of slow decline. The original 2001 proposals for the marina were rejected for a number of
reasons, and any new development will need to address all of the reasons given by the
Inspector for the refusal in the 2001 Public Inquiry (see Section 2.2).

Another important lesson from the public inquiry into the rejected marina was that any new
marina development would need to be firmly rooted in the development of the town as a
whole. Much of the central area of the town is under-used, used sub-optimally or poorly
maintained. Overall, a strategy of making Bridlington a much nicer place to live will also
make Bridlington a nicer place to visit.

The overarching objective for regenerating Bridlington is to create the missing well-being:
creating enough jobs to bring the labour market into balance and raising incomes so that
they are in line with the regional average. The candidate projects for achieving the vision and
objectives of the Regeneration Strategy that are proposed in the 2004 report4 were:

1. A marina

2. Town Centre Redevelopment

3. Access and parking improvements

4. Public realm scheme
                                                  
4 Roger Tym & Partners (June 2004) A Strategy for Regenerating Bridlington
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5. Business space

6. Spa refurbishment

7. Leisure World refurbishment or replacement

8. A range of options targeted at the tourism sector (e.g. business support, marketing)

9. Public art (perhaps as part of the public realm scheme)

The marina development was central to both the 2004 Tourism Strategy5 and Regeneration
Strategy6 for Bridlington. A consultants study7 commissioned by the East Riding of Yorkshire
Council and the Bridlington Regeneration Partnership in the same year concluded that there
was a case for 500 berths at the Bridlington Marina.

When these projects were put to public consultation via an exhibition and questionnaire in
September 2004, a number of concerns were raised over the marina development, primarily
over the size of the scheme. By this stage the proposal was to reclaim 5 hectares for
development, as opposed to 14 hectares in the previous 2001 proposal. A number of those
who did not support the scheme said they would support a smaller (e.g. 300 berth) scheme.

The principle of a marina is now a key component of Bridlington's proposed Area Action
Plan, which aims to provide a sustainable approach to development in Bridlington, in order to
help achieve the overarching objective of the Bridlington Regeneration Strategy. The
purpose of this report is to assess what scale of marina development is appropriate.

2.4 Support for a marina in Bridlington

2.4.1 2004 Public consultation event

The Bridlington Regeneration Strategy Consultation Analysis Report8 outlines the results and
provides an abstract of the detailed feedback from the September 2004 public consultation
on the Bridlington Regeneration Strategy.

Questionnaires were circulated via the September edition of 'Regeneration News', Bridlington
Regeneration Partnership's monthly newsletter, and at exhibition events. The key exhibition
was at Leisure World in Bridlington between 23rd and 25th September 2004.

In the newsletter questionnaire, respondents were given one space to comment on all seven
of the proposed regeneration projects, whereas on the exhibition questionnaire respondents
were invited to comment on each of the projects. Some 422 newsletter and 488 exhibition
questionnaires were returned, over 900 in total. The results are summarised in Table 1.

The results suggest that more than three-quarters of all consultees welcomed the idea of a
500-berth marina alongside an improved harbour and fish quay. This represents a significant
level of support from the local population for the project.

Amongst newsletter questionnaire returns, 49 comments (64%) were in support of the marina
while 28 (36%) were against. Many of those who were against the development felt that the
marina scheme was too large, but that they would support a smaller one / improved harbour.

                                                  
5 Roger Tym & Partners with Geoff Broom Associates (July 2004) Bridlington Tourism Study
6 Roger Tym & Partners (June 2004) A Strategy for Regenerating Bridlington
7 Scott Wilson and KBR (2004) Bridlington Marina Feasibility Study Stage 1
8 East Riding of Yorkshire Council, Bridlington Regeneration Partnership (September 2004) Bridlington
Regeneration Strategy Consultation Analysis Report
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Again, therefore, there appears to be widespread local support for the marina proposals
amongst local people.

Table 1: Responses to 2004 public consultation exercise
Project Yes No More details /

N.A.
Transport - Improved Highways, Access
and Parking, including pedestrian
improvements

93.5% 0.8% 5.7%

Public Realm - Improvements and
enhancements in the Town Centre

92.0% 0.6% 7.4%

Spa Refurbishment 91.5% 3.2% 5.3%
Town Centre Redevelopment - along
Gypsy Race / Hilderthorpe Road - New
retail, housing, business property

89.6% 2.7% 7.7%

Marketing - Broadening our Marketing of
Bridlington's Best Points / New Projects

85.9% 2.8% 11.3%

Business Premises 79.3% 5.2% 15.5%
500 Berth Marina, improved Harbour
and Fish Quay

77.6% 15.0% 7.4%

Source: East Riding of Yorkshire Council, Bridlington Regeneration Partnership (September
2004) Bridlington Regeneration Strategy Consultation Analysis Report

Exhibition feedback showed that 255 people (85%) supported the proposed scheme and
future development and 46 people (around 15%) did not support the marina.  The greatest
concern was over costs, environmental issues, beach loss and the extent of land reclamation
required for the proposed scheme.

2.4.2 Declared support from existing users

A survey of 72 private berth holders at the harbour carried out in 2005 showed that:

• 64 (89%) generally support proposals to provide a marina and harbour improvements

• 58 (81%) would like a marina berth on a pontoon

• 51 (71%) would be prepared to pay “typical marina charges” for improved facilities

• 33 (46%) would like a marina berth on a pontoon with water or electricity

At the same time, a survey of 137 Belvedere Boat Compound users showed that:

• 125 (91%) generally supported proposals to provide a marina and harbour improvements

• 111 (81%) said that they would like to use the new marina facilities

• 61 (45%) said that they would like a marina berth on a pontoon

• 24 (18%) said that they would like a marina berth on a pontoon with water and electricity

In other words, there is widespread support for the marina proposals amongst Bridlington’s
sailing and boating fraternity.  The table below summarises the findings of the 2005 study
and confirms that there is likely to be strong demand for berths within the existing harbour
and boat compound users. However, there was less support amongst the commercial users
for increased harbour dues being levied, a factor that must be considered when preparing
the business case for the marina.
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Table 2: Support for the marina project from harbour users
General support expressed

for marina and harbour
improvements

Prepared to pay increased dues for
improved facilities

Yes No Total Yes No ? Total
Wetside:
Commercial
fishermen

8
(89%)

1
(11%)

9
(100%)

2
(22%)

6
(67%)

1
(11%)

9
(100%)

Dryside:
Commercial
fishermen and
fish merchants

6
(86%)

1
(14%)

7
(100%)

3
(43%)

3
(43%)

1
(14%)

7
(100%)

Wetside: Angling
& pleasure boat
trips

4
(100%

)

0
(0%)

4
(100%)

1
(25%)

3
(75%)

0
(0%)

4
(100%)

Dryside: Angling
& Pleasure boat
trips

5
(100%

)

0
(0%)

5
(100%)

2
(40%)

3
(60%)

0
(0%)

5
(100%)

Private berth
holders

64
(89%)

8
(11%)

72
(100%)

51
(71%)

13
(18%)

8
(11%)

72
(100%)

Sources: 2005 Harbour User Survey

2.5 Summary

This review of the background to the marina project has been provided in order to confirm its
importance to the regeneration of Bridlington and to illustrate the widespread support that
already exists for the project amongst both existing harbour users and local residents. This
provides a positive basis upon which to build up estimates of likely demand. First, however it
is important to understand the environmental and engineering factors that might influence
demand by restricting the size and nature of facilities that can be provided, levels of access
to the harbour and also access to good sailing grounds in Bridlington Bay and beyond. These
issues are explored in Section 3.
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3 Site-specific environmental parameters affecting the project

3.1 Introduction

This section of the report presents the existing baseline ecological, cultural heritage and
landscape conditions within Bridlington and the wider area.  These conditions are assessed
in relation to the proposed marina development, to identify any likely key environmental
effects or issues relating to the proposed marina development as set out as the conceptual
layout.

This assessment concentrates on ecology (and nature conservation), landscape and cultural
heritage, as these were the three environmental issues raised by the Inspector during the
public inquiry in 2001 and also highlighted by the Secretary of State in 2003 in his decision
regarding the 2001 inquiry.

3.2 Key data sources

3.2.1 Desk study

A desk-based study was carried out in order to identify key environmental issues.  The study
comprised a data collection and review exercise and was used to determine the extant
recorded knowledge of the ecological interest in the area of the proposed development site
and surrounding area.  The desk-based study concentrated on obtaining the following
information:

• details of statutory and non statutory designated sites within a 5km minimum radius of
the site

• records of protected, red data book and notable species in the area

• records of listed buildings

• cultural heritage sites

In order to assist the study, information was retrieved from the following organisations:

• National Biodiversity Network web-site (http://www.nbn.org.uk)

• Multi-Agency Geographic Information for the Countryside (MAGIC website)
(http://www.magic.gov.uk)

• Natural England’s nature on the map (www.natureonthemap.org.uk); and

• Joint Nature Conservation Committee (www.jncc.gov.uk)

The East Riding Local Biodiversity Action Plan (BAP) 1998 was reviewed as part of the desk
study. Any species or habitats within the BAP which have been recorded within Bridlington
and the surrounding area which are relevant to the proposed marina are highlighted as such.

3.2.2 Review of existing reports

There are two reports which have been reviewed for this environmental assessment which
are summarised below.  Information from these reports has been used to inform the existing
baseline conditions.  In June 2004 a Feasibility Study was prepared by Scott Wilson and
KBR which was undertaken in parallel with, and in support of, a wider study of issues
concerned with the regeneration of Bridlington.
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This wider study addresses the question of whether a marina is the appropriate ‘catalyst’ for
regeneration and economic growth and for this reason the Feasibility Study necessarily
assumes that the marina is a given requirement, and addresses the question of how best to
implement it.

Incorporated into Scott Wilson’s Feasibility report is an environmental assessment which
summarises the key environmental issues for each location and marina option which
includes archaeology and cultural heritage; landscape; and ecology and nature conservation
amongst its topics.  The purpose of this assessment was to guide option selection and to
provide information from which to assess the likelihood of a preferred option being accepted
at a new inquiry.

In August 2007 Atkins (on behalf of East Riding of Yorkshire Council) prepared a Joint
Scoping Report incorporating the Bridlington Area Action Plan and Supplementary Planning
Documents Sustainability Appraisal.  The Bridlington Area Action Plan (AAP) will form a
development plan document as part of the East Riding of Yorkshire Council’s Local
Development Framework.  Within Bridlington AAP there are three interlocking parts where
the success of each depends will be supported by the others:

• Town Centre Scheme

• Marina

• Spa

The AAP refers to a supplementary planning document (SPD) covering the layout of the
marina and will be prepared during early 2008, providing development guidance for the
marina project. The Sustainability Appraisal is primarily concerned with the effects arising
from the implementation of the Bridlington AAP and supplementary planning documents.

3.3 Existing environment

3.3.1 Ecology and nature conservation

3.3.1.1 Designated Sites of Conservation Interest

Statutory Sites Designated for Nature Conservation are:

• Flamborough Head Special Area of Conservation
This European protected site is approximately 700m east of the North Pier. Annex 1 (EC
Habitats Directive) habitats are a primary reason for the site selection including 1,170
reefs, 1,230 vegetated sea cliffs of the Atlantic and Baltic coasts, and 8,330 submerged
or partially submerged sea caves. The sublittoral and littoral reef habitats at Flamborough
are considered to be the most diverse in the UK, and there are larger numbers and a
wider range of cave habitats at Flamborough than any other chalk site in Britain.

• Flamborough Head SSSI (formally known as Speeton and Flamborough Coast SSSI) –
1,500m north east of the North Pier
This predominantly comprises the coastal cliffs with a variety of internationally important
geological features. The rock exposures support important breeding bird colonies, whilst
the cliff tops support interesting plant communities. Part of the site is managed as a
nature reserve by the Royal Society for the Protection of Birds (RSPB).

• Flamborough Head and Bempton Cliffs Special Protection Area (SPA) - 5km north east
from the North Pier
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This SPA predominantly consists of sea cliffs and dry grassland. During the breeding
season the area regularly supports a population of kittiwake (Rissa tridactyla), which is
one of the qualifying features of the designation.

• Danes Dykes LNR – 3800m north east from the North Pier
No details available at this time for this inland site

There are a number of other protected sites further along the coast to the north of the works
including further Sites of Special Scientific Interest (SSSIs) and Local Nature Reserves
(LNRs) which would not be affected by the works as they have been designated for their
vegetation communities.

3.3.1.2 Non-Statutory Designated Sites

• Flamborough Headland Heritage Coast – 2,200m north east of the site
This is designated by the Countryside Commission. It is probably the finest line of chalk
cliffs in the country, home to our only mainland gannet (Morus bassanus) colony, and
exhibits rare geology, giving notable plant and wildlife.

• Flamborough Head and Bempton Cliffs Important Bird Area – 2,250m north east from
North Pier
No details are available at this time.

• UK Biodiversity Action Plan Habitat Action Plan for Mudflats
There are mudflats present within the harbour itself.

• Bempton Cliffs RSPB reserve – greater than 5km north east of the site
No details are available at this time.

3.3.1.3 Habitat

Mudflats, which are a priority habitat in the UK BAP, are present within the harbour although
with constant dredging their ecological value may be degraded from time to time as material
is removed.  Their condition is also referred to in the SEA prepared for the Area Action Plan.

Maritime cliff and slope habitat, which are a priority habitat in the UK BAP are present within
5km of the harbour. No other priority habitats are present within the harbour or its immediate
surroundings.  Detailed information regarding the general habitats surrounding the harbour is
unavailable at present; however, general habitat information is not required for this level of
reporting.  There is a small stream which flows across the north part of the south beach,
which may be one reason why there is a number of notable intertidal species at this location
(Pers comm.9).

3.3.1.4 Fauna

There are a large number of species records within the OS grid square TA16, some of which
are protected by legislation or included in the Local BAP.  However, only those species which
are relevant and could potentially be impacted by the proposed scheme have been included
in this report.

Intertidal species will be present within the mudflats in the harbour.  However, details of
these are unknown at present and are not required for this level of reporting.
                                                  
9 Personal communication from Nigel Pilkington 20/10/07
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A number of Amber List birds of Conservation Concern: 2002-2007 have been recorded
within the 10km grid square TA16, i.e. Black-legged Kittiwake (Rissa tridactyla) Northern
Fulmar (Fulmarus glacialis), European Shag (Phalacrocorax aristotelis), Northern Gannet
(Morus bassanus) Common Guillemot (Uria aalge), Atlantic Puffin  (Fratercula arctica) and
Razorbill (Alca torda). Purple sandpiper (Calidris maritime), which is also an Amber List
species, is known to inhabit the rocks adjacent to one of the piers (pers comm.10).

3.3.2 Cultural heritage

3.3.2.1 Listed North and South Piers at Bridlington harbour.

 The Historic Buildings Assessor categorised the historic interest as being:

• Their architectural appearance – the battered walls, the string course

• Their historical context - South Pier was constructed following the Bridlington Harbour Act

• Their technological interest – the North Pier, engineered by Goodrick, is probably the first
use of iron sheet piling. The South Pier was engineered by Walker and Burges, eminent
civil engineers

• The interest of the pier is considerably enhanced by the survival of original drawings and
documentation11

3.3.2.2 Scheduled Monuments

There are a number of scheduled monuments within and near to Bridlington, however none
of these will be affected by the proposed marina within the harbour and are therefore not
included in this report.  A data search for further listed buildings and archaeological sites
from the National Monuments Records could not be undertaken due to time constraints in
purchasing this data.

The potential for unrecorded archaeological remains is a factor and should be taken into
account in the plans for implementation of any works at the site.

3.3.3 Landscape character and amenity

The eastern coastal area of East Riding covers approximately 150km of coastline which has
a diversity of landscape features and includes two stretches of designated Heritage Coast.

3.3.3.1 Landscape Character

Bridlington lies within the Holderness area, with the Yorkshire Wolds adjacent to the north
and west of the town.  Holderness and Yorkshire Wolds are two of the five Countryside
Character Areas within East Riding, all of which are found in Countryside Character Volume
3: Yorkshire and the Humber 1998.  The main characteristics of Holderness are:

• Low lying, predominantly flat or gently, undulating plateau jutting into the North Sea and
dividing it from the Humber Estuary

• Glacial landscape of till deposits, gravels and alluvium over chalk, with many glacial
features such as drumlin mounds, hummocky terrain, moraine-like ridges and kettle holes

• Vernacular buildings of red brick and red pantile roofs with some older buildings,
especially churches, built in limestone

                                                  
10 Personal communication with Trevor Maulkin of the East Riding local RSPB group 22/10/07
11 Scott Wilson, KBR (July 2004) Bridlington Marina Feasibility Study Stage 1 Draft
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• High quality agricultural land used predominantly for large-scale arable cultivation and
intensive livestock farming

• Fields bounded by ditches in some areas especially in the floodplain of the river Hull, and
by hedges on higher ground

The main characteristics of the Yorkshire Wolds are:

• Prominent escarpment and foothills rising from the Vales of York and Pickering and
falling to the plain of Holderness

• Defined by the presence of the chalk but with small areas of Jurassic rocks along
western fringe

• Remnants of unimproved or semi-improved chalk grassland in steep sided dry valleys,
often defined by a hedge at the break of slope and sometimes showing signs of scrub
encroachment. Important archaeological remains with a particular concentration of
prehistoric earthworks including burial mounds

• A large-scale landscape of rounded, rolling hills, with big skies and long views from the
escarpment and plateaux, contrasting with more enclosed, sheltered valleys

• Fertile, chalky soils supporting mainly arable farming

• Pattern of large, regular fields crossed by drove ways and enclosure roads with wide
verges, resulting from late parliamentary enclosure

• A generally lightly settled landscape with predominantly brick – but sometimes chalk and
pantile – buildings, large scattered farmsteads on high ground, small villages in valleys,
and small market towns at the fringes

• High chalk cliffs where the outcrop reaches the coast at Flamborough Head

• Limited extent of woodland, mainly confined to steep slopes, escarpments and the hills
formed from Jurassic rocks

A Landscape Character Assessment (LCA) for the East Riding of Yorkshire Council (ERYC)
area was published by ERYC in November 2005. The Assessment identifies and describes
23 landscape character types within the East Riding and makes judgements about the
quality, value, sensitivity and capacity for new development in each landscape character
area identified.

The ERYC LCA includes a detailed analysis of the landscape and townscape surrounding
Bridlington. The quality of the surrounding landscape is generally good due to the variety of
landform and characteristics that make up the landscape context.

The area to the northwest of Bridlington has been assessed to be ordinary due to the impact
of human activity on the rural character of the landscape, and this area has some capacity
for development. The small area to the west of the town has been assessed to be of poor
quality due to the random nature of the development and the number of landscape detractors
within the area. This area has the capacity for redevelopment that would reinforce and
enhance the setting of both the Wolds, when viewed from Bridlington, and also the urban
edge when viewed from the Wolds12.

                                                  
12 Atkins (August 2007) Joint Scoping Report Bridlington Area Action Plan And Supplementary
Planning Documents Sustainability Appraisal. East Riding of Yorkshire Council
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3.3.3.2 Visual Amenity

Guest houses, residential houses and the Spa which are located on the sea front, will have
views of the north and south beaches and the expanse of the North Sea, Bridlington harbour
and to the north, towards Flamborough Head.

3.3.4 Consultation

The following organisations were contacted during October 2007 to gain further information
in terms of designations, policies, habitats and species etc and to obtain views on the key
environmental issues which they feel should be considered:

• English Heritage

• Environment Agency

• Flamborough Headland Heritage Coast- ER of YC

• Natural England

• RSPB

• Yorkshire Wildlife Trust

Contact was made firstly by telephone and then followed up by an email, but in some cases
telephone contact was not possible so consultation was initiated by e-mail.

Responses have not yet all been received, but feedback from initial telephone conversations
with a number of organisations has shown that they are keen to be involved in the
consultation process at this early stage. The Environment Agency (EA) responded on 24th

October  2007 via email and stated “the EA’s main concerns for such a development relate to
Flood Risk.  A FRA13 would be required for any proposal. There may also be some
associated ecology/ fisheries issues”. The Agency went on to state “If there are firmer plans
for the proposed location” it would “be glad to make site-specific comments”.

3.4 Key environmental issues

3.4.1 Ecology and nature conservation

3.4.1.1 Designated sites

The Flamborough Head Special Area of Conservation (SAC) is approximately 700m east of
the North Pier of Bridlington Harbour.  Although the Inspector of the 2001 Public Inquiry
agreed that there would be no threat to the (then candidate cSAC) SAC, information relating
to this decision has not been made available at this stage.  Therefore as a precaution it
would be recommended that an Appropriate Assessment (which refers to the process under
Article 6(3) and (4) of the Habitats Directive for plans/projects which are likely to have
significant effect on one or more European sites) should be assumed as being required.

3.4.1.2 Habitat

Any area of impounded water within the marina would reduce the area of mudflats that is
currently present within the harbour. This could mean the loss of an important habitat that is
a Biodiversity Action Plan priority habitat. Mudflats are highly productive areas which can
support predatory birds and fish in addition to intertidal species associated with mudflats,
although with regular dredging the mudflats within Bridlington Harbour are of modified rather
than natural condition.  There will also be some loss of littoral and sub littoral habitats, with

                                                  
13 Flood Risk Assessment
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subsequent impacts on the associated flora and fauna, and these habitats cannot be
replaced.

3.4.2 Cultural heritage

The December 2006 conceptual layout (Appendix 1) does not include reclamation adjacent
to the South Pier, which is a grade 2 listed structure and which cannot be replaced.
However, further information relating to the proposals will be required before an assessment
of the impacts on this listed building can be reliably determined.

3.4.3 Landscaping

The marina design would need to take into account the impact on the landscape character of
Bridlington and the surrounding areas, and the visual amenity from a number of aspects such
as the Spa, guest houses and residential dwellings.  It should be noted that the Bridlington
AAP states that the marina and the Spa projects are mutually supportive.

The marina development must also consider the townscape with regards to the scale of the
marina.

3.5 Possible other issues:

Other issues to consider include:

• Risk of flooding should be taken into account. The Environment Agency has
recommended a Flood Risk Assessment (FRA)

• The development and operation of the marina may have some effect on the activities of
sea anglers casting from the south pier, an impact that will need to be assessed

• If concrete is to be used in this development, it is recommended to maximise the use of
pre-cast elements to reduce the risk of pollution which could affect important designated
areas further along the coast and species associated with them

• Pollution from the vessels using the new harbour must be avoided through proper control
systems and management, in order to eliminate potential long term adverse impacts on
the surrounding area

• The marina must be carefully assessed in terms of its impact on the longshore sediment
drift. Bearing in mind the fact that the drift is predominantly southwards and that, to the
south is the Holderness coastline which is the fastest eroding in Europe14, adverse
impacts on the drift must be avoided

• Increased disturbance e.g. noise, would be detrimental to the bird populations and
marine populations

• There is a risk of pollution if the Gypsy Race outfall is impounded as part of the new
marina development

                                                  
14 http://www.eastriding.gov.uk/environment/sustainability/erosion.html
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4 Current maritime activity in Bridlington

4.1 Introduction

This section reviews current maritime activity in Bridlington in order to establish the baseline
for the demand projections.

4.2 Commercial activity

Altogether there are some 190 vessels kept in Bridlington harbour (2007 data) with private
leisure craft accounting for more than 60% of the total fleet.  Advice from the Harbour
Commissioners is that the number and type of vessels kept at Bridlington has changed very
little in recent years, particularly since the rapid decline of the commercial fishing fleet in the
late 1990s.  The most important catch landed at Bridlington nowadays is shellfish – advice
from the Bridlington & Flamborough Fisherman’s Association is that this sector is now worth
around £4 million to £4.5 million and that the port is the top shellfish port in the country, with
the capacity for additional growth if necessary.

Table 3: Vessels moored in Bridlington Harbour, 2007
Type n %
Private craft (yachts & cabin cruisers) 119 63%
Commercial fishing boats 45 24%
Angling boats 11 6%
Salmon boats 8 4%
Speedboats taking passengers 2 1%
Theme boats (e.g. 'Pirate ship') 2 1%
Yorkshire Belle (large passenger vessel) 1 1%
Harbour Dredger & Workboat 2 1%
Total 190 100%
Source: Bridlington Harbour Commissioners

The commercial fishing boats range in size quite considerably from relatively small craft that
can access the harbour at all states of the tide to larger boats who can only gain access for 2
hours or so either side of high tide. Access is obviously easier for them at neap tides when
water levels are higher for longer periods.  A questionnaire survey of commercial fishermen
carried out in 2005 confirmed that a majority would prefer to work from the tidal basin rather
than a locked basin, a fact that will influence the proposed marina design. Indeed, it is not
really appropriate or efficient for commercial fishermen to work out of locked basins.

Discussions with representatives of the commercial fishermen confirms their support for a
marina development that would allow day to day separation of commercial and leisure
activities within the harbour, whilst ensuring that economies of scale can be achieved where
necessary (e.g. cradles, chandlery etc).

The charter fishing boats based in Bridlington represent a small but important market,
although only three are understood to be viable businesses (down from 30 or so in 1990).
This decline is due entirely to the much-reduced catches made by sea anglers. As is
indicated in Section 8.2.2. there are nearly 45,000 people living within the main catchment
area who are regular participants in boat-based sea angling and added to this will be the
occasional participants drawn from Bridlington’s tourist population. Again, representatives of
this user group have expressed their support for the marina proposals and wish to ensure
that their own operations can continue un-inhibited by the leisure boating fraternity.
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4.3 Leisure activity

4.3.1 Harbour users

As indicated in Section 4.2, there are some 120 or so private craft moored in Bridlington
harbour. A consultation exercise carried out with harbour users in 2005 provides valuable
information on the activities and aspirations of owners of private craft moored at Bridlington.
The large majority of private boats are shorter than 8 metres and draw less than 1.5m.

Table 4: Details of vessel size, private craft in Bridlington Harbour, 2005
Length n (%) Beam n (%) Draft n(%)
0-2.95m 0 (0.0%) 0-1.95m 22 (30.6%) 0-0.5m 8 (11.1%)
3.0-5.95m 28 (38.9%) 2.0-2.45m 23 (31.9%) 0.5-0.95m 28 (38.9%)
6.0-7.95m 35 (48.6%) 2.5-2.95m 14 (19.4%) 1.00-1.45m 15 (20.8%)
8.0-9.95m 5 (6.9%) 3.0-3.45m 2 (2.8%) 1.5-1.95m 6 (8.3%)
10.0-11.95m 2 (2.8%) 3.5-3.95m 2 (2.8%) 2.0-2.45m 2 (2.8%)
12.0-15m 1 (1.4%) 4.0-4.45m 0 (0.0%) 2.5-2.95m 0 (0.0%)
Over 15m 0 (0.0%) Over 4.5m 1 (1.4%) Over 3.0m 0 (0.0%)
Unknown 1 (1.4%) Unknown 8 (11.1%) Unknown 13 (18.1%)
Total 72 (100%) 72 (100%) 72 (100%)

Source: Bridlington Harbour User Survey, 2005

Cruising (including day sailing), racing and fishing are all popular activities, with many boat
owners using their craft for more than one activity.

Table 5: Primary interest of private craft owners, Bridlington Harbour, 2005
Activity n %
Cruising/ day sailing 30 42%
Racing 26 36%
Fishing 25 35%
Other 3 4%
Total 84 100%

Source: Bridlington Harbour User Survey, 2005
N.B. Total adds up to more than 100% as 13 respondents gave more than one answer

The majority of boats kept at Bridlington leave the harbour at least twice a week (i.e. at least
8 exits per month. Very few are rarely used and most appear to be quite active.

Table 6: Harbour exits per month (average)
Number of exits n %
Nil 1 1%
1 1 1%
2 5 7%
3 1 1%
4 9 13%
5 5 7%
6 to 7 10 14%
8 to 9 17 24%
10+ 23 32%
Total 72 100%

Source: Bridlington Harbour User Survey, 2005
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Most of the private boats kept at Bridlington harbour can currently enter or leave at up to high
water +/- 3hours.  This factor is critical to the planning of the access arrangements to the
proposed marina since any reduction on this level of access is likely to deter some users
from continuing to keep their boats at Bridlington. It should be noted, however, that current
access is dictated partly by the distance between the mooring and the harbour mouth –
moorings further from the harbour mouth dry out more quickly and are hence less accessible
than those closer to the entrance. This issue will be addressed during discussions on
whether to use a lock or sill to create the impounded water body.

Table 7: State of Tide at which Vessel can enter or leave Harbour
Neaps Springs

Before High
water

After High
water

Before High
Water

After High
Water

All states 2 (2.8%) 2 (2.8%) 1 (1.4%) 1 (1.4%)
Up to 5.5 hrs 0 (0.0%) 0 (0.0%) 0 (0.0%) 0 (0.0%)
Up to 5.0 hrs 0 (0.0%) 0 (0.0%) 0 (0.0%) 0 (0.0%)
Up to 4.5 hrs 0 (0.0%) 0 (0.0%) 0 (0.0%) 0 (0.0%)
Up to 4.0 hrs 3 (4.2%) 3 (4.2%) 6 (8.3%) 6 (8.3%)
Up to 3.5 hrs 2 (2.8%) 1 (1.4%) 1 (1.4%) 1 (1.4%)
Up to 3.0 hrs 26 (36.1%) 27 (37.5%) 32 (44.4%) 30 (41.7%)
Up to 2.5 hrs 14 (19.4%) 14 (19.4%) 14 (19.4%) 14 (19.4%)
Up to 2.0 hrs 15 (20.8%) 15 (20.8%) 10 (13.9%) 12 (16.7%)
Up to 1.5 hrs 0 (0.0%) 0 (0.0%) 0 (0.0%) 0 (0.0%)
Up to 1.0 hrs 3 (4.2%) 3 (4.2%) 1 (1.4%) 1 (1.4%)
Up to 0.5 hrs 0 (0.0%) 0 (0.0%) 0 (0.0%) 0 (0.0%)
No response 7 (9.7%) 7 (9.7%) 7 (9.7%) 7 (9.7%)
Total 72 (100%) 72 (100%) 72 (100%) 72 (100%)

Source: Bridlington Harbour User Survey, 2005

A key aspiration of the leisure sailing audience at Bridlington is to be able to access the
harbour for as long a period as possible, since the sailing waters in Bridlington Bay represent
some of the best in the country and there would be competitive advantage in a facility that
maximises access either side of high water. Looking at the current proportion of boats able to
access at High Water +/- 3 hours, it would appear that this must be a minimum target to aim
for in terms of access to impounded water. Indeed, for the Bridlington facility to be
competitive with other locations on the East Coast, access times of at least High Water +/- 3
hours is essential.

4.3.2 Belvedere Compound Users

The Belvedere Boat Compound is located south of the harbour near the top of South Bay
and is used by dry sailors to store their dinghies and yachts.  Unsurprisingly, the majority of
boats are far smaller than those yachts moored in the harbour, with more than three-quarters
less than 6m in length.  Most also draw less water.
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Table 8: Details of vessel size, private craft at Belvedere Boat Compound, 2005
Length n (%) Beam n (%) Draft n (%)
0-2.95m 1 (0.7%) 0-1.95m 46 (33.6%) 0-0.45m 23 (16.8%)
3.0-5.95m 101 (73.7%) 2.0-2.45m 52 (38.0%) 0.5-0.95m 55 (40.2%)
6.0-7.95m 25 (18.3%) 2.5-2.95m 7 (5.1%) 1.00-1.45m 11 (8.0%)
8.0-9.95m 1 (0.7%) 3.0-3.45m 3 (2.2%) 1.5-1.95m 0
10.0-11.95m 1 (0.7%) 3.5-3.95m 0 2.0-2.45m 0
12.0-14.95m 0 4.0-4.45m 0 2.5-2.95m 0
15+ 0 Over 4.5m 0 Over 3.0m 0
Unknown 8 (5.9%) Unknown 29 (21.1%) Unknown 48 (35.0%)
Total 137 (100%) 137 (100%) 137 (100%)

Source: Belvedere Compound User Survey, 2005

Fishing and general pleasure use are the main interests of people keeping boats at the
Belvedere Compound. The survey did not pick up any owners who race their dinghies,
principally because this is organised from Blyth Park. Bridlington Bay is in fact relatively well
used for dinghy racing.  In 2004 the National Schools Sailing Association national
championships were held at Bridlington and they are due to return in 2009.

Table 9: Primary interest of private craft owners, Belvedere Boat Compound, 2005
Activity n %
Fishing 73 37%
Pleasure 68 35%
Other 36 18%
Cruising 10 5%
Jet Ski 8 4%
Racing 0 0%
Total 195 100%

Source: Belvedere Compound User Survey, 2005

Respondents were asked to indicate how often they used their boats – usage of dinghies
kept at Belvedere appears to be less frequent than for owners of larger craft kept in the
harbour.

Table 10: Number of exits per month, Belvedere Compound users
Number of exits n %
No answer 3 2%
1 11 8%
2 21 15%
3 30 22%
4 28 20%
5 3 2%
6 to 7 14 10%
8 to 9 10 7%
10+ 17 13%
Total 137 100%

Source: Belvedere Compound User Survey, 2005
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4.3.3 Royal Yorkshire Yacht Club (RYYC)

The RYYC has its headquarters in a converted hotel overlooking the harbour. It currently has
in excess of 600 members of whom 250 or so are active sailors.  The club has a strong
racing tradition although admits that recent years have seen a decline in the number of
events, participants and members because of the emergence of more attractive berths
elsewhere and the decline in standards of accommodation in Bridlington harbour compared
to other mooring facilities elsewhere in the UK.

Club representatives consulted during the preparation of this report argued strongly that the
development of a marina at Bridlington would be strongly supported by the RYYC and that it
would have a major beneficial impact on levels of sailing activity within Bridlington Bay,
attracting more keel boat sailors to the area for cruising and competition purposes.

4.4 Competitions and events

Local competition (i.e. participation in races and regattas) is dependent on the presence of
active sailing clubs and enthusiastic individuals as much as on the infrastructure available.
As indicated above, there is a small keel boat racing fraternity based in the harbour and
dinghy racing also takes place in the bay.

Bridlington has its own racing yacht design dating from 1898 – the Yorkshire One class – and
these continue to be raced in the Bay.  Recent years have seen a number of national and
regional championships for the following classes:

• Darts (catamarans) – national championships

• J24 – northern championships

• Scorpions – national championships, 60 boats

• Squibs – north east championships

All of the above are dry sailed at Bridlington.  The drying harbour creates problems for the
RYA and RYYC in seeking to attract major keelboat competitions to the harbour because
competitors want full water for their boats to minimise the time spent cleaning the hulls
before the race.

The Bay has the potential to accommodate considerably greater levels of yacht and dinghy-
racing providing the infrastructure is improved, as it is considered by many to be one of the
best sailing bays in the country as it is a large expanse of water, relatively flat with low tidal
flows15.

4.5 Maritime heritage

Bridlington’s maritime heritage is currently celebrated in a number of ways:

• At the Bridlington Harbour Heritage Museum (c6,000 visitors per annum)

• Via the interpretation of a number of objects and architectural/ engineering features
around the harbour

• Through a maritime trail brochure

                                                  
15 Bridlington Harbour Commissioners, Royal Yorkshire Yacht Club, Royal Yachting Association, East
Riding of Yorkshire Council (1997) Bridlington Harbour Regeneration Project
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• Through the work of the Bridlington Sailing Coble Preservation Society (recipients in
2004/05 of a £10,000 award from the Heritage Lottery Fund that covered the restoration
costs of a 1912 coble as well as outreach activities based at the Harbour Museum and
the creation of an archive on CD)

Although no market research data exists on levels of public engagement with these different
heritage assets, it is expected that including elements of heritage interpretation into the
overall marina and waterfront development project will increase its interest to audiences with
only a peripheral interest in sailing or other watersports.

4.6 Summary

This overview of activity in Bridlington harbour confirms the challenging circumstances faced
by the Harbour Commissioners and its partners in recent years.  The decline in the
commercial fishing fleet at the end of the last decade reduced employment and income
levels locally, and required the Harbour Commissioners, fishermen and associated suppliers
to re-invest in facilities more appropriate to the shellfish sector. Since then, Bridlington has
seen sustained growth in its commercial fishery and is now the largest shellfish port in the
UK.

In addition to this commercial activity, the port remains a formally recognised harbour of
refuge and continues to be used for this purpose as required by jack-up barges and other
supply vessels associated with the offshore oil and gas fields.

However, the relatively poor quality of moorings available to leisure craft compared to
purpose-built marinas elsewhere on the East Coast has led to a decline in levels of
recreational sailing at Bridlington.

Thus there are a number of points emerging that support the need for a careful examination
of prospects for the redevelopment of the harbour and creation of a marina in Bridlington:

• The fact that Bridlington Bay remains one of the UK’s best and safest areas for sailing
and that, despite the relatively modest facilities in Bridlington Harbour, it remains the
home port of choice for more than 100 yachts and motorboats

• Some 80% of leisure users with existing berths in the harbour, and a similar percentage
of Belvedere Compound users, have expressed an initial interest in taking a berth in a
new marina in Bridlington. Of these potential users, many would still require winter
storage space for their boats meaning that there will need to be secure, land-based
storage space close to the marina

• Demand for berths would come from sailors with varying interests – racing, cruising, day
sailing and fishing. Optimising access into any impounded water either side of high tide
will therefore be important to deliver the best possible sailing opportunity to berth holders

• The high quality sailing waters of Bridlington Bay have the potential to accommodate
considerably greater levels of yacht and dinghy-racing catering than is possible with the
current quality, scale and nature of berthing and associated facility and service provision.
Events of national and even international standard could be held in Bridlington if a new,
‘best in class’ marina is developed

• Finally, there is a need to incorporate any future investment in provision for the leisure
sector with the existing and anticipated needs of the commercial fishery based at
Bridlington as this is a small but important element of the local economy
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5 Sailing activity in the UK and on the North Sea coast

5.1 UK participation in watersports

5.1.1 Current participation figures

The 2006 Watersports & Leisure Participation Survey16 indicates that up to 3.7 million UK
adults took part in any watersports over the previous year.  Estimated participation levels
(adults only) are presented below. The percentage figures do not add up to 100% because
some participants engage in more than one watersport.  Key issues arising of relevance to
this assignment include:

• The relatively even split between participation in powered watersports/ boating activities
and sailing

• The greater propensity of participants to take part for leisure/ relaxation rather than
competitively

Table 11: Estimated participation rates in selected boating activities, 2006
Activity Number of participants 2006 %
Canoeing 1,066,000 31%
Motor boating/ cruising 573,000 16%
Angling from a boat 540,000 15%
Small sail boat activities 527,000 15%
Power boating 359,000 10%
Yacht cruising 327,000 9%
Using PWC 276,000 8%
Windsurfing 262,000 7%
Small sail boat racing 188,000 5%
Yacht racing 111,000 3%
Any boating activity 3,495,000 100%
Source: BMF, MCA, RNLI & RYA (2006) Watersports and Leisure Participation Survey 2006

5.1.2 Recent trends in participation

The 2006 participation study presents five-year trends for the various watersports surveyed.
The report includes the following findings:

• Annual participation rates in any form of boating activity fluctuates between 7% and just
over 8% of the UK adult population

• Almost all sailing activities declined in popularity in 2003, increased again in 2004
(perhaps because of the Athens Olympics?) but have struggled to retain this level of
activity since

• Participation in small sail boat activities has remained almost constant over the last five
years, although the trend for small sail boat racing is one of slow decline

• Yacht cruising and yacht racing have also experienced an overall decline in demand
since 2002

• Motor boating/ cruising is one of the few watersports to have seen some growth since
2002. More than 55% of this activity takes place at coastal locations, providing further

                                                  
16 BMF, MCA, RNLI & RYA (2006) Watersports and Leisure Participation Survey 2006
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support for proposals to provide enhanced facilities for this sector in Bridlington

• The decline in participation in both small sail boat racing and yacht racing is most marked
in the 16-34 age group

• Participation in both yacht cruising and yacht racing is, however, growing in the 35-54
age group. This is of importance given the aging population in the UK as it indicates that
there will be an increase in the overall size of the market most likely to participate in yacht
cruising in the UK, 93% of which activity takes place in coastal locations

• That same age group is also showing increased interest in motor boating/ cruising and
power boating (activities which can take place on either inland or coastal waters), again
providing comfort as the overall size of the potential market for activities that can be
accommodated at Bridlington Marina is likely to grow in the coming years.  However,
whether this potential market can be converted into regular participants will depend on a
range of factors such as the state of the economy (sailing is a high-cost recreational
activity compared to many others) and the level of resources invested by the industry in
sports development, marketing and infrastructure

5.1.3 Breakdown of participation by socio-economic group

A breakdown of participation rates by socio-economic group (see below) reveals that UK
residents in the higher socio-economic groups are more likely to engage in just about every
form of boating activity.  The importance of this will become clear as we review the socio-
economic breakdown of the main catchment area for a marina in Bridlington (Section 8).

Table 12: Breakdown of participation by socio-economic group
Activity AB C1 C2DE Total UK
Any boating activity 11.9% 9.2% 4.4% 7.3%
Small sail boat activities 2.1% 1.4% 0.5% 1.1%
Windsurfing 0.9% 0.1% 0.3% 0.5%
Using PWC 0.7% 0.8% 0.4% 0.6%
Motor boating/ cruising 2.2% 1.3% 0.7% 1.2%
Yacht cruising 1.3% 0.9% 0.3% 0.7%
Power boating 1.2% 0.9% 0.5% 0.7%
Small sail boat racing 0.7% 0.6% 0.2% 0.4%
Yacht racing 0.4% 0.4% 0.1% 0.2%
Angling from a boat 1.5% 1.4% 0.8% 1.1%

Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

5.1.4 Regional variations in participation

In terms of the regional propensity to take part in different watersports that can be carried out
at the coast, the 2006 Watersports Survey presents some guidance on participation patterns
across the different ITV regions. Unfortunately, figures for Yorkshire area are combined with
those for the North East and North West, and thus the data presented below is at best an
approximation of the regional picture.  The information demonstrates that participation in
almost every activity is lower than the national average, with the exception of windsurfing.
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Table 13: Regional variations in participation
Activity NW, NE, Yorkshire % All regions % NW etc as % of all
Any boating activity 5.73 7.25 72%
Small sail boat activities 0.91 1.14 80%
Windsurfing 0.9 0.84 107%
Using PWC 0.72 0.82 88%
Motor boating/ cruising 1.06 1.16 91%
Yacht cruising 0.57 0.75 76%
Power boating 0.47 0.8 59%
Small sail boat racing 0.44 0.56 79%
Yacht racing 0.25 0.37 68%
Angling from a boat 1.1 1.14 96%
Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

5.1.5 Frequency of participation in the previous 12 months

In terms of frequency of participation in the UK, it appears that those activities that require
the biggest outlay in terms of the costs of participation (powerboating, motorboating, yacht
racing) also have the highest percentage of participants taking part at least twice a month on
average. The slightly lower score for yacht cruising may relate to the fact that this table
measures ‘events’ rather than the duration of time spent, and thus does not discriminate
between single and multi-day outings.

Table 14: Frequency of participation in 12 months prior to interview
Activity (in UK) Never Once 2-5

times
6-12

times
13-25
times

25 +

Small sail boat activities 14.8% 31.1% 33.9% 13.6% 1.5% 5.1%
Windsurfing 24.0% 33.3% 25.3% 12.0% 1.5% 3.9%
Using PWC 56.1% 15.1% 13.1% 10.6% 3.2% 1.8%
Motor boating/ cruising 22.4% 38.2% 24.1% 4.8% 3.1% 7.4%
Yacht cruising 17.1% 47.7% 17.3% 8.4% 6.6% 2.9%
Power boating 27.9% 24.0% 19.3% 10.0% 9.5% 9.3%
Small sail boat racing 11.2% 28.0% 45.2% 11.7% 0.0% 3.9%
Yacht racing 12.4% 43.2% 31.0% 3.5% 2.9% 7.0%
Angling from a boat 15.4% 26.1% 27.8% 19.3% 5.0% 6.5%

Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

5.1.6 Location of activity

The table below indicates the relative propensity to carry out the main boating activities
under consideration at the coast. Unsurprisingly, 90% of yacht racing and cruising is carried
out at the coast, as is most windsurfing, PWC and powerboating.

Anecdotal evidence from some consultees suggests that increasing numbers of boat owners
are moving their boats from UK moorings to the Mediterranean, where they are guaranteed
better weather and sailing conditions for more of the year.  The rise of budget airlines to
destinations along the French, Spanish and Greek coasts have supported this activity.
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Table 15: Location of activities
Activity (in UK) Proportion of coastal events, 2006
Yacht racing 97.6%
Yacht cruising 92.8%
Windsurfing 81.5%
Using PWC 78.5%
Power boating 76.8%
Small sail boat racing 63.2%
Motor boating/ cruising 55.0%
Small sail boat activities 48.3%
Angling from a boat 39.2%
Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

5.1.7 Club membership

The 2006 BMF study found that around 25% to 30% of sailing participants belong to a club.
Only sub-aqua has a higher rate of membership amongst watersport participants. The survey
found that club members tend to be more active in their sport than non-members – in other
words, they participate more frequently. The governing body for sailing and powerboating in
the UK is the Royal Yachting Association (RYA).  The RYA currently has more than 1,500
affiliated clubs with an estimated cumulative membership of 400,000 to 500,000.  The
number of affiliated clubs has fallen slightly in recent years from its peak of more than 1,620
clubs ten years ago. However, there has been a steady increase in individual membership
from 64,000 in 1988 to almost 102,000, a rise of 60% in twenty years.  This significant
increase in RYA membership should not necessarily be taken as a reflection of a massive
growth in participation in sailing, but as an indication of the increasing formalisation of
engagement.

Table 16: RYA Membership and Affiliated Clubs, 1988 - 2007
Year Members Clubs
1988 63,927 1,487
1989 67,734 1,500
1990 65,410 1,485
1991 62,182 1,464
1992 64,637 1,487
1993 67,157 1,550
1994 70,678 1,605
1995 75,860 1,609
1996 76,391 1,623
1997 82,586 1,627
1998 83,494 1,540
1999 86,876 1,544
2000 86,807 1,592
2001 89,003 1,582
2002 94,018 1,559
2003 97,892 1,570
2004 99,179 1,559
2005 101,743 1,552
2006 101,810 1,551
2007 102,490 1,538

Source: RYA



Bridlington Marina Supply and Demand Study: Final Report
for Yorkshire Forward & Partners

5446/scw, hw
June 2008

27

5.1.8 The regional picture

Information provided by RYA on the regional breakdown of membership indicates that
Yorkshire and Humberside has 49 clubs affiliated to the RYA, or just over 4% of the total.

In terms of individual memberships, there are around 4,000 individual RYA members in
Yorkshire & Humberside which makes it one of the smaller regions (although it has more
individual members that the North East, Wales and the East Midlands). As indicated in
Section 4.3.3, the RYYC has around 600 members of whom 250 or so are active sailors.

Table 17: Number of clubs per RYA region
Region n %
Channel Islands  8 0.7%
East  171 14.3%
East Midlands  40 3.4%
North East  35 2.9%
Northern Ireland  34 2.9%
North West  82 6.9%
Scotland  138 11.6%
South East  93 7.8%
South  147 12.3%
South West  147 12.3%
Thames Valley  117 9.8%
Wales  81 6.8%
West Midlands  50 4.2%
Yorkshire and Humberside 49 4.1%
Total 1,192 100.0%

Source: RYA

Figure 1: Geographical distribution of individual RYA members, by region

Source: RYA
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5.2 Sailing activity in the North Sea basin

5.2.1 Introduction

Cruising off the Lincolnshire, Yorkshire, Durham and Northumberland coast is not as strongly
developed as in many other parts of the UK.  Indeed, the Environment Agency website does
not even mention it as a potential location, preferring to point people towards the Suffolk and
Essex estuaries, the harbours of Kent and Sussex, the Solent, Weymouth and Portland, the
Bristol Channel and North-west Wales17. The North Sea is a challenging sailing environment
– sea frets can reduce visibility at times in the summer and strong tides and rough seas can
make it uncomfortable for family and casual sailors.

Marketing initiatives such as Sail East Coast UK are, however, trying to reverse negative
perceptions of the coast as a sailing destination and there is some interest in the area’s
sailing product from overseas yachtsmen, particularly from the countries bordering the North
Sea.  Scarborough marina, for instance, is reported to have played host to around 100
overseas boats during the 2006 season compared to only 11 visiting Bridlington. Holland and
Germany are the main sources of overseas yachts visiting marinas on the East Coast, with
Danish and French boats also visiting but in smaller numbers.

5.2.2 Sailing provision around the North Sea

Figure 2 indicates the main marinas and harbours around the North Sea basin and confirms
that the East coast of England in particular is within relatively easy sailing distance from the
Low Countries in particular. Although the shortest route from the continent to the east coast
of England is to the ports and harbours of Essex and Suffolk, distances from Den Helder in
Holland to the North East coast marinas are relatively modest and manageable within 36
hours sailing or so.

Table 18: Distances between key North East marinas and Den Helder, Netherlands
(nautical miles)
Distance in
nautical
miles

Hartlepool North
Shields
(Royal
Quays)

Amble Eyemouth Den Helder

Hartlepool 0 25 (23) 48 (42) 87 (86) 235 (241)
North
Shields

25 (23) 0 23 (21)  62 (63) 251

Amble 48 (42) 23 (21) 0 39 (39) 263
Eyemouth 87 (86) 62 (63) 39 (39) 0 296
Den Helder 235 (241) 251 263 296 0

Source:  Sail East Coast UK
Figures in parentheses taken from Macmillan Reeds Nautical Almanac 2000

Appendix Five contains a more detailed review of distances between East Coast harbours
and key locations around the North Sea basin.  Key points arising from a review of
information for sailors considering sailing between the UK and northern Europe are as
follows:

• Crossings to the Skagerrak are most suited to boats from Humber or Tyne. This route

                                                  
17 www.environment-agency.gov.uk/subjects/recreation/654075/223305/?land=_e consulted 18th
October 2007
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avoids shipping lanes but boats must go through oil and gas fields, hence very accurate
navigation is needed

• Mandal & Kristiansand on south Norway coast are ports of refuge for boats crossing the
North Sea and heading for Norway or western Sweden

• It is more than 300 miles from England to Denmark/ north German coast – around 36 to
40 hours’ sailing

• Dutch, Danish and German coasts have few harbours of refuge, and often have shoals
offshore as well as busy shipping lanes.  Esbjerg is the only point of refuge on Danish
coast.

• Sheltered inland cruising in the Netherlands makes it one of the most attractive sailing
areas in Europe and the main target ports for yachts crossing from the UK (which tend to
start from the Rivers Crouch, Orwell, Blackwater) are:

o Breskens
o Vlissingen
o Roompotsluis
o Stellendam

o Scheveningen
o Ijmuiden
o Den Helder

5.2.3 Sailing participation in Northern Europe

A telephone survey of the national governing bodies for sailing in the countries bordering the
North Sea was undertaken in order to seek potentially useful data on likely demand for
visiting berths from these countries.  Unfortunately the quality of information collected by
them, and provided to us, was relatively sketchy but is presented below for guidance.

One point to note is that, because of the prevailing winds, sailing times between England and
the European north sea coast tend to be more predictable than when sailing in the opposite
direction (i.e. east to west). As a result of this, and because people tend to have deadlines at
the end of their holiday rather than the beginning, it is easier to come from Europe to Britain
for a sailing holiday than the other way round.

Belgium - Koninklijk Belgisch Yachting Verbond / Federation Royale Belge du
Yachting
• There are currently around 4,000 places in marinas in Belgium

• Sailing in Belgium is growing so fast that they do not have enough marinas. Some people
are on a waiting list for 2 or 3 years.

• There is one big difference between marinas in Belgium and the UK and that is price -
prices in the UK are least double those in Belgium

• The KBYV representative consulted estimates that a maximum of 30% of sailors go
abroad. Those who go to the UK mostly sail to the south - Dover, Ramsgate the South
West. The East Coast is not so popular. He sailed up the east coast to Scotland once
and found the sailing conditions “interesting”

• To summarise- everything is to do with price. That is why people stay on the Belgian
coast or go to France or the Netherlands – the UK is too expensive

Whilst the Belgian sailing market appears to be strong, it appears to be price sensitive
and unlikely to provide significant levels of business for marinas on England’s east
coast
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Denmark - Danish Sailing Association
• There are 61,000 members of the Danish Sailing Association, but not all Danish sailors

are members of their organisation

• The Association has no information on what percentage sail in the North Sea. People in
Denmark sail to different places e.g. North Sea, Baltic, Mediterranean

• The number of members has stayed the same for about the last 3-4 years

• There are 275 clubs in Denmark registered with the Association. All have a home
harbour or marina

• The number of marinas has stayed the same in recent years although some have been
modernised

From the above, it would appear that sailing in Denmark is in a period of stability,
rather than growth or decline. The majority of provision is inland and on the Baltic
approaches.

France - Federation Francaise de Voile
• Information on participation not available at the time of writing

• There are some 370 marinas and organised mooring areas along the coastline (240,000+
berths)18

• The waiting list for berths in France is 54,000

France is unlikely to be a major source of demand for visiting berths in a marina in
Bridlington as most sailing takes place on the Atlantic and Mediterranean coasts

Germany - Deutscher Segler Verband
• The Association has no information breaking down participation between inland and

coastal sailing. Coastal sailing tends to be on the Baltic rather than on the North Sea.

• Three or four years ago the sport saw some decline because of the economy but
participation has stabilised since then

• Data contained on the DSV website indicates that there are almost 190 sailing clubs in
the Länder and urban areas bordering the North Sea:

• Bremen area – 18 yacht clubs
• Hamburg area – 60 yacht clubs
• Schleswig Holstein – 110 yacht clubs (although some will be on the Baltic coast

rather than the North Sea)

There appears to be sufficient potential business from German sailors keeping boats
on the North Sea coast to justify marketing activity here

Netherlands - Koninklijk Nederlands Watersport Verbond
• The number of people who go sailing is more than 1 million. There are 280,000 sailing

and motor boats in the Netherlands. With an average of 3 or 4 people per boat, this gives
a national market of around one million people

• They have no statistics on the profile of sailors, nor any information on the number of
people who go sailing to England

                                                  
18 J-M Gaigne (2007) French Paradox. In Fore & Aft, September 2007 pp 48-49
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• It is perceived, however, to be a growing industry

Much of Holland’s sailing activity takes place inland, although with a growing market
the Netherlands should provide some business for East Coast marinas

Norway - Norwegian Sailing Federation
• They don't have any statistics for the number of people who go sailing or where, and

don't know such information would be held.

• The Royal Norwegian Yacht Club is one of the larger sailing clubs in the country, with
4,000 members

Geography dictates that any Norwegian boats crossing the North Sea are more likely
to land in Scotland or Northumberland as a first port of call

5.3 Summary

This overview of participation in sailing in the UK and around the North Sea Basin suggests
that it is a fairly mature market in terms of participation.  High costs of entry into the sport
preclude any rapid growth in the future and whilst there may be shifts in the type of
participation (e.g. from racing to cruising, shifts between classes of boats used, people
trading up from dinghies to keel boats etc) there is unlikely to be any major growth in the
sport in the future either in the UK or elsewhere.

However, this does not preclude the opportunity to provide a marina in Bridlington for a
number of reasons:

• There is considerable evidence of unmet demand for moorings on the East Coast of
England. The nature of the coastline means that these cannot be estuarine swinging
moorings and thus additional formal provision in harbours or marinas is essential (this
issue is explored in more detail in Section 7)

• Just as participants often shift from one form of sailing to another, they are not averse to
moving location if there is better sailing and ancillary provision somewhere else

• There is a small but important overseas market that can be exploited given appropriate
investment in both facilities and marketing

The following section reviews the recent performance of the UK marina sector and considers
those trends most likely to impact upon the Bridlington proposals so that a new marina there
can satisfy the key market segments likely to generate demand.
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6 The UK marina sector

6.1 Size and value of the sector

There are more than 230 coastal marinas in the UK and Channel Islands, together providing
around 49,000 marina berths19.  These berths are concentrated in the South East and South
West of England although the East of England, Scotland, Wales and the Channel Islands
also provide a significant share. Marina berths are estimated to account for around one-third
of the 150,000 coastal moorings logged around the UK coastline in 2003/420.  This figure of
150,000 represents a major increase over the 70,000 or so identified in the previous national
survey carried out in 1991 (although methodological problems suggest that figure was an
under-estimate).

Recently published research suggests that the UK marina sector directly employs over 1,700
people, supports the employment of 22,000 more people and has a value added of more
than £500 million per year to the British economy21.  The direct turnover of the sector is
around £113 million which excludes boat maintenance, boat sales and other related aspects
of the industry.  For every job in the core marina sector, a further 12 jobs are supported in
local economies.

This workforce of around 1,700 represents around 0.9% of the total UK workforce directly
employed in the traditional maritime sectors (199,000 in 2004/05)22 and 5.7% of the
workforce employed in the recreational boating industry as a whole23.  Of some concern to
the Department for Business, Enterprise and Regulatory Reform (formerly the DTI) is the
relatively poor competitiveness of the UK leisure boatbuilding sector, particularly at the
higher end of the market (i.e. luxury powerboats between 25 feet and 125 feet in length)24.

6.2 Distribution of marinas & coastal moorings

The table below draws from a number of published sources and indicates how moorings and
marina provision on the East Coast compares to the national picture.

Table 19: Distribution of coastal marinas and moorings
 UK Boston - Berwick East coast as % of UK
Moorings 89,164+ 2,467+ 2.8%
Marinas 236* 11 4.7%
Marina berths 49,000* 2,109 4.3%
Sources:
+ British Marine Federation (2004) Marinas & Moorings Audit 2003/4. Coastal Sectors
* British Marine Federation (2007) Economic Benefits of Coastal Marinas of the UK and
Channel Islands
  RYA (2007) Marina Guide. UK Coastal & Inland Waters

                                                  
19 British Marine Federation (2007) Economic Benefits of Coastal Marinas of the UK and Channel
Islands
20 British Marine Federation (2004) Marinas & Moorings Audit 2003/4. Coastal Sectors
21 British Marine Federation (2007) Economic Benefits of Coastal Marinas of the UK and Channel
Islands
22 ECOTEC Research & Consulting (2006) Employment trends in all sectors related to the sea or
using sea resources. Country Report: United Kingdom
23 GHK (2005) Economic Benefits of the UK Leisure Boating Industry
24 KPMG (2006) Sector Competitiveness Analysis of the UK Leisure Boatbuilding Industry
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6.3 Marina quality

The Yacht Harbour Association (YHA) has launched its Gold Anchor Award Scheme as a
tool for improving the quality of facilities and services available to boat owners. The level of
the awards ranges from 3 to 5 gold anchors. Any award is a sign of a quality marina, with the
number of anchors indicating the range and level of services available. The scheme is
voluntary, with independent inspections being carried out by YHA advisors. As of October
2007, more than 50 UK marinas and another 24 overseas marinas (many in Turkey and the
Far East, but at least two in the Low Countries) were registered with the scheme.

Table 20: Participation in YHA Gold Anchor Award Scheme, October 2007
Level Number of UK

marinas
Number of overseas

marinas
Total East coast

marinas
3 anchors 2 0 2 -
4 anchors 20 5 25 Hartlepool
5 anchors 31 19 50 Royal Quays

Source: www.yachtharboursassociation.com/GoldAnchors.asp consulted 18/10/07

An important issue arising from this particular area of investigation is the potential that
participation in the Gold Anchor Award scheme by a Bridlington Marina could have on
positioning the facility both in relation to the two regional marinas already taking part, but also
in relation to those such as Hull and Grimsby that do not. If the Gold Anchor Award Scheme
gains widespread credence amongst boat owners as a factor to consider when looking for a
berth, then participation in the scheme at a higher level award should provide some
competitive advantage.  It is recommended that the Bridlington facility should aim for at least
4 gold anchor standard.

No research appears to have been undertaken on the issue of displacement between
marinas, and whether the introduction of higher quality facilities in one marina causes boat
owners to relocate there from other, nearby locations.  However, anecdotal evidence from
our consultations with the RYCC, for instance, suggests that there is a ‘push’ effect with boat
owners moving away from locations where quality is perceived to be deteriorating. In the
case of the Bridlington project, it is likely that the provision of a high quality marina offering
immediate access to the sailing waters of Bridlington Bay would displace some existing berth
holders from Hull marina in particular.

6.4 Trends in UK marina provision

In both inland and coastal locations, marinas are almost always of interest to commercial
property developers and recent years have seen the development of a number of marina
villages around the UK.  In most instances, the commercial or housing development acts as
the enabling development to the marina, whilst the marina provides the ‘sense of place’ for
the development. Marina villages in the UK include Ocean Village Marina in Southampton
and Port Marine in Portishead, near Bristol. Key elements of a marina village include25:

• A yacht basin

• Dry-side facilities

• Shops

                                                  
25 Applied Technology & Management (undated) “Marina villages revive waterfronts”.
www.appliedtm.com/resources/newsletters.htm Consulted 18/10/07
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• Dining opportunities

• Attractive urban realm

• Apartments/ housing

An emerging issue in the UK is the relatively low propensity of berth-holders to buy
properties in marina villages, and the low propensity of marina village property owners to
own boats26.  This has particular implications for the proposed residential component at
Bridlington, as there is no guarantee that apartment owners will also want berths.
In terms of marina economics, some commentators suggest that the success of a marina
development in the UK bears little relationship to the quality of quantity of the berths, tidal
range (and hence access) or offshore sailing conditions, but to the presence of good shops,
bars and restaurants.  This brings with it the logistical challenge of making sure that boat
owners can access their moorings easily and quickly without disrupting the leisure and
residential activities going on around them.  If either party feels disturbed by the other, then
problems can arise that may compromise the long-term sustainability of the marina operation
in particular.

However, it is important to note that the marina location can have a major impact on property
prices – research carried out at Port Solent in 2003 found that prices of marina properties
were between 36% and 150% higher than similar, new developments inland27. Advice from
agents selling marina properties on the south coast is that they appeal more and more to
people who see them as the “millennium equivalent of a cottage by the sea”28.  One further
point to note is that marina-side housing effectively offers 24-hour security oversight of boats
moored in the facility, as residents keep an eye on what is happening literally ‘in their
backyard’.

A 2004 housing market assessment for the Tees Valley29 found that the marina housing in
Hartlepool represents one of the few opportunities for an ‘urban lifestyle’ in the region and
appealed to around 20% of people. Our research at Hartlepool Marina indicates that two
bedroom flats are currently on the market at asking prices of between £105,000 (ground
floor, 55 m2) and £120,000+ (ground floor, 65 m2).

Advice from a local property agent is that such apartments tend to be more expensive per
square metre than properties elsewhere in Hartlepool, although in the last couple of years
they have been very slow to shift, with the majority now being rented to tenants.  This
contrasts markedly with the situation at Hull marina where properties sell very quickly,
although again the buy-to-let market is strong here.  The recently developed Freedom Quays
saw 80% of the 51 properties sold within a short period of them being placed on the market.
It is not possible, on the basis of this straw poll, to identify exactly what will happen with any
marina-side properties that might be developed in Bridlington although evidence from the
North Bay residential development in Scarborough confirms that there remains a healthy
market for properties with sea views on parts of the Yorkshire Coast.

                                                  
26 C McGhie (2003) ‘Yacht Spots” Daily Telegraph 23/07/03
27 C McGhie (2003) ‘Yacht Spots” Daily Telegraph 23/07/03
28 C McGhie (2003) ‘Yacht Spots” Daily Telegraph 23/07/03
29 DCHR Ltd with Nathaniel Lichfield & Partners Ltd (2004) Tees Valley 2004 Housing Market
Assessment
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6.5 Issues facing the sector

A survey of marina managers up and down the East coast and discussions with other
industry sources has identified a number of key issues that are currently influencing the
demand for marina berths, or that may do so in the future. These include:

• Diesel derogation. The imposition of tax on ‘red diesel’ in 2008 is likely to have a
significant impact on boat ownership and usage as costs will rise. One marina manager
indicated that this year people have started buying smaller boats with engines that are
more fuel-efficient.  If this trend continues, then marinas may not find a demand for as
many long berths as they provide at present (this is in direct contradiction to the following
point and one which may cancel it out!). A further implication of this could be a shift back
from motor vessels to yachts, which need smaller engines for manoeuvring into and out
of harbours and moorings

• “Trading up”. Some marinas are beginning to see increased demand from larger boats
(i.e. 10m+). Whilst these are not the 30m+ super-yachts found in the Caribbean and
Mediterranean, any sustained increase in the number of larger boats purchased will need
to be reflected in an increase in the length of moorings provided. More than one marina
manager suggested that the average length they need to cater for is closer to 10m rather
than 8m as it was in the past

• The second hand boat market. A number of yacht brokers were consulted to ascertain
their views on what is happening in the second hand boat market.  The overall view is
that nationally it is slowing down in response to more difficult economic conditions, with
the ‘credit crunch’ of spring 2008 causing a slowdown in many consumer markets.  There
are a lot of high-powered motor cruisers on the market at present, a reflection of the
increasing costs of diesel and the anticipated further rise as a result of diesel derogation.
At the regional (Yorkshire) level, however, the view was expressed by more than one
respondent that the local market is being stifled by a lack of moorings in both coastal and
inland locations. One final point made was that the proportion of day sailboats being sold
is increasing. Again, this is seen as a response to the increasing costs of keeping a boat
and the increased flexibility that is offered by day sailing

• The state of the national economy. Boat ownership is a luxury that can only be
sustained when the economy is strong. Any downturn in the national economy will affect
demand for boats, sailing and hence for berths (see comment above)

• Climate change. Opinions are divided on the effect that this may have in the future.
Some commentators argue that with warmer summers, coastal sailing in the UK may
become more popular.  However, the associated change in sea levels may also have an
impact on the location and quality of coastal moorings, especially in tidal areas. Changes
in sea level may also affect the quality of sailing off the coast

• Planning legislation and the challenges faced in delivering new marina developments in
sensitive locations

• Environmental legislation and the ‘green’ agenda. Some respondents felt that the
marina and sailing sectors are lagging behind in this respect, and that there may soon be
a backlash against the industry unless it ‘cleans up its act’
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6.6 Waiting Lists

The most recent national review of waiting lists for berths and moorings in coastal locations30

identified a national shortfall of more than 10,000 of which 44% were for yachts, 35% for
motorboats and the remaining 21% unspecified.

In terms of the regional distribution, marinas and harbours on the stretch of coastline
between Boston and Scarborough reported 44 boats on waiting lists, whilst the stretch of
coast from Scarborough up to Berwick reported 169 boats waiting for moorings. This
combined total of 213 boats represented around 2% of the national total.  The largest volume
of waiting list activity was in Cornwall, Devon, the Solent and the North West (Merseyside
and surrounding area).  The BMF survey identified no vacancies anywhere on the East
Coast between Boston and Berwick at the time of survey.

As will be seen in Section 7, these 2004 figures represent a significant under-estimation of
the current level of waiting lists in the region.

It should be noted, however, that waiting lists are not a completely accurate level of latent
demand since some boat owners may have their names on several lists in the hope of
getting a berth in at least one location whilst others may already have a berth but may be
looking for a longer or shorter berth but in the same marina.

6.7 Projected demand for moorings

The 2004 BMF survey identified a national demand for an additional 12,212 moorings over
the next five years (i.e. the period till 2009).  This represents a 20% surplus over current
waiting lists which suggests a bullish attitude within the sector.  In regional terms the
coastline from Boston to Scarborough was predicted to require some 406 additional
moorings (45% of which were for yachts) whilst the stretch of coast north up to Berwick was
projected to need another 662 berths (62% for yachts).  This total of 1,068 additional berths
and moorings represented almost 9% of the national total suggesting that those responsible
for the supply side of the coastal boating industry were particularly optimistic at the time.

Since that research was published, at least 150 additional berths have been added in the
study area - 40 in Whitby in 2006, 60 in Scarborough in 2007 and a further 50 currently being
added at Royal Quays on the Tyne.  Even with this additional provision, this suggests that
there is a deficit of around 900 moorings on the East Coast between Boston and Berwick,
340 of which should cater for sailors on the coast to the south of Scarborough.

6.8 Growth prospects

The added value of the recreational boating sector to the UK economy was approximately
£700 million in 200331. Growth in the sector is reportedly constrained by a shortage of
marinas and moorings as this puts a brake on demand for leisure boats and related
services32. This can only be overcome, it is argued, by developers gaining a better
understanding of the economic contribution of the industry and making sure that planning
officers and others are provided with the information necessary for them to make an informed
judgement of costs and benefits of individual proposals.

                                                  
30 British Marine Federation (2004) Marinas & Moorings Audit 2003/4. Coastal Sectors
31 GHK (2005) Economic Benefits of the UK Leisure Boating Industry
32 ECOTEC Research & Consulting (2006) Employment trends in all sectors related to the sea or
using sea resources. Country Report: United Kingdom
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However, even if there is latent demand within the boating sector, it is not clear at present
whether this will turn around the financial fortunes of some marinas. In September 2007
financial analysts at Forbes.com published a report suggesting that “31% of UK marinas are
now in financial danger”33.  The report indicated that 10 marinas were “blatantly selling at a
loss to capture market share” and that the average pre-tax profit was just over 9%, with
average sales growing at 6.4%.  The findings were based on a survey of 130 marina
companies in the UK including Hartlepool Marina Ltd and Amble Marina Ltd.  Within the
timescale of this assignment it was not possible to secure a copy of the full report.

However, these findings do support the opinions of some of property sector commentators,
who argue that marinas are dependent very much on a strong economy and that the reality
of the industry is “struggle, endurance and occasional crash”34. Marinas generate much of
their income from mooring fees and there is a price sensitivity that can displace demand if
rates are raised too high.  The potential for generating income from other activities and
services (e.g. parking, boat storage, launching cradles, slipway charges, fuel supply,
chandlery) is generally limited.

Boats of the size that need to be kept in marinas and waterside property of the kind found in
marina villages are both luxury buys and hence susceptible to shifting economic
circumstances within the target market.  Moreover, the recent growth of budget flights from
the UK to many Mediterranean destinations means that it is often cheaper for a UK resident
to keep a yacht in a marina in the south of France, Spain or Greece and enjoy the better
sailing conditions for what can in fact be less investment.

Some commentators do however feel that the UK marina sector remains strong.  A report in
the September 2007 Yacht Harbour Association magazine ‘Fore and Aft” suggested that in
2006 the UK marina sector reached a record high both in terms of numbers sold and prices
achieved35.  Marinas are being seen by some investors as suitable, relatively low-risk
investments and preferable to the low yields received at present on many commercial
properties.

6.9 Summary

As long as the UK economy remains relatively strong there remain good prospects for growth
in the marina sector. Marinas are able to offer safety, good accessibility and the specialist
facilities and services required by sailors, and particularly by those who have limited leisure
time and wish to maximise the time onboard and sailing. For this market in particular,
marinas that offer, if not 24-hour access to water then at least several hours per day, have
considerable competitive advantage, as do marinas with high quality facilities and services.

Demand for marina berths in the UK remains healthy with the last national survey indicating
more than 200 boats seeking berths on the East coast between Boston and Scarborough, or
2% of the UK total. The same survey also identified a deficit of more than 1,000 moorings on
the East of England, 400 of which were needed on the coast between Scarborough and the
Wash. These additional berths would cater for potential participants currently unable to keep
a boat on this part of the East Coast, and also to cater for future growth in the watersports
sector.  It is, however, important to note that since that report was published in 2004 some

                                                  
33

www.forbes.com/businesswire/feeds/businesswire/2007/09/13/businesswire20070913005327r1.html
consulted 18/10/07
34 C McGhie (2003) ‘Yacht Spots” Daily Telegraph 23/07/03
35Crosthwaite, C (2007) Surge in Marina Activity. In Fore & Aft, September 2007, pp48-49
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110 new berths have been provided in Whitby and Scarborough. There is still, however, a
theoretical deficit of between 300 and 350 berths between Scarborough and the Wash.

The tourism and leisure potential of waterside developments is well known and marina
developments can stimulate benefits for land-based retail, catering and related activities.
The only downside is the reportedly fragile nature of some marina operations themselves,
particularly where they are reliant largely on income from mooring fees. Thus investigating
opportunities for facilitating development such as commercial and leisure facilities assume
even greater importance in the planning stage.

In the case of Bridlington in particular, the fact that a marina would be operated by the
harbour commissioners removes much of the commercial requirement for facilitating
development although the broader, economic regeneration agenda means that such facilities
will nonetheless be incorporated into any masterplan for the marina development. Indeed,
the redevelopment of the whole harbour area and the adjacent South Cliff Road between the
Spa and the town centre will deliver considerable benefit to the whole town.
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7 Marinas and other moorings on the East Coast of England

7.1 Audit of Provision

Figure 3 illustrates the location of the main marinas and other mooring locations on the East
Coast between Kings Lynn and Berwick-upon-Tweed.

In all there are 11 marinas plus Bridlington Harbour.  Of these, all bar one are coastal
although three (Grimsby, Hull and South Ferriby) are in the Humber Estuary. Between them
they provide around 3,000 berths. Around 20% (590) berths are accessible at all states of the
tide (60 in Scarborough’s inner harbour which was recently dredged to 3m, 300 at Royal
Quays on the Tyne and 230 at Sunderland).

Table 21: Marinas on the East Coast
Marina Number of

berths (listed
in RYA Marina

Guide)

Number of
berths (from
consultation)

Maximum
length (m)

Tidal access

Humber Cruising
Association,
Meridian Quay
Marina, Grimsby

200 180 20 HW +/- 2

South Ferriby
Marina

20 22 12 HW +/- 3

Brough Haven No data 70 12 HW +/- 3
Hull Marina 270 270 27.5 HW +/- 3
Bridlington Harbour 127 190 30 HW +/- 3
Scarborough
Marina 230

240  (60 in inner
harbour, 180 in
drying outer)

20
Inner harbour –
all states, Outer
harbour HW+/-3

Whitby Marina 193 240 14 HW +/- 2
Hartlepool Marina 500 500 60 HW +/- 5
Sunderland Marina 230 220 13 All states
Royal Quays
Marina

300

300 (350
including 50 new
wall berths from
December 2007)

40 All states

St Peters Marina 130 110 7.5m berths 37 HW +/- 4
Amble Marina 258 258 26 HW +/- 3.5
Naburn Leisure Ltd
– York Marina

500 500 15 Non tidal

Total 2,958 3,150 - -
Source: Royal Yachting Association (2007) Marina UK Coast & Inland Waters, PLB
Consulting

7.2 Facilities

Appendix Seven summarises the facilities available at the marinas on the east coast, based
on information provided in the RYA Marina Handbook 2007. Key issues arising of relevance
to this investigation are:

• Hull, St Peter’s, Whitby, Amble and Royal Quays are the best appointed marinas –
Bridlington will need to match or exceed the quality and range of provision at these
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competitors in order to tempt business from Hull in particular, and possibly also from
Whitby

• Most marinas, with the exception of Scarborough, St Peter’s and Bridlington Harbour,
have facilities for disabled people. This will have to be addressed at Bridlington under
DDA legislation

• Only the marinas on the Humber and Tyne have free storage ashore for annual berth
holders – addressing this issue at Bridlington would certainly give the marina competitive
advantage although a large amount of secure space is needed and this may not be
possible in Bridlington because of the surrounding land uses – existing and proposed

7.3 Charging

Prices charged per metre are a reflection of a number of factors including:

• Level of access to the marina at different states of the tide (see 7.1)

• Level of onshore facilities and services (see 7.2)

• Quality of overall provision (see 6.3)

Table 22: Annual cost per metre, East Coast Marinas, 2004 - 2007
 2004 2005 2006 2007

Grimsby £ 70.00 £ 70.00 £ 80.00 £ 80.00
South Ferriby £ 93.50 £ 93.50 £ 93.50 £ 93.50
Hull £ 134.00 £ 140.00 £ 140.00 £ 147.00
Whitby £ 119.55 £ 131.80 £ 132.80 £ 111.00
Hartlepool £ 166.00 £ 174.00 £ 188.00 £ 199.00
Sunderland £ 158.00 £ 163.00 £ 166.50 £ 180.50
North Shields £ 176.00 £ 176.70 £ 185.25 £ 205.00
Newcastle-upon-Tyne £ 152.75 £ 152.75 £ 152.75 £ 152.75
Northumberland £ 175.00 £ 180.00 £ 180.00 £ 205.00
Average £ 138.31 £ 142.42 £ 146.53 £ 152.64
% change - 3.0% 2.9% 4.2%

Source: Royal Yachting Association (2007) Marina UK Coast & Inland Waters, with additional
analysis by PLB Consulting Ltd

It is instructive to note that average mooring charges (as expressed in the annual cost per
metre) have been rising steadily between 3% and 4% per annum, in line with or slightly
ahead of inflation.  This is an indication of a sector that it certainly not stagnant in the region.
The figure overleaf illustrates the range in charges across the region’s marinas and confirms
that the higher the quality of provision and level of access, the higher the mooring fee that
can be charged.

It appears from this analysis that the better quality marinas in the region – Royal Quays,
Amble, Sunderland, Hartlepool and Hull are able to levy the highest charges and have also
been able to increase mooring fees year on year. This again supports the argument for
investment in a good quality facility at Bridlington, since the higher the quality of provision,
the higher the fees that can be charged and the greater the knock-on economic benefit both
to the Harbour Commissioners but also to the local economy.
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Figure 4: Mooring charges at East Coast marinas
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Source: Royal Yachting Association (2007) Marina UK Coast & Inland Waters, with additional
analysis by PLB Consulting Ltd

7.4 Overview of recent developments

Below we summarise recent developments across the North East marina sector and indicate
where future developments are planned:

• The Humber Cruising Association at Meridian Quay Marina, Grimsby has no plans at
present to increase the number of their berths. The operation is volunteer-run which
always puts a constraining factor on future development and investment. There are,
however, major proposals to regenerate the Fish Docks in Grimsby with commercial,
leisure and residential developments on the west side and the relocation of all
commercial fishery-related industries to the east side of the Fish Docks. The existing
marina is shown in its current location on all conceptual masterplan drawings although it
must be noted that these are long-term aspirations and are unlikely to happen within the
next few years

• Hull Marina has a Pontoon Redevelopment Plan. The plan, which is currently in its
embryonic stages, is to take out some of the 8m berths and put in longer berths. This will
result in an additional 10 berths. The plan is more about extending the existing berths to
accommodate 10m+ boats, rather than adding new berths. British Waterways Marinas
Ltd (BWML36) operates the site but does not own it. British Waterways are the official
tenants and BWML are currently in negotiations to take over the lease. They have also
had discussions with the local authority planning department who are in agreement in

                                                  
36 BWML was established in January 2004 and currently operates 18 marinas throughout the country providing
over 2,500 berths for all types of craft, including coastal berths at Hull and Glasson Basin Marina on the North
West coast. They have ambitious expansion plans over the next five years to triple the number of moorings
available. This will be achieved by expanding existing sites, through acquisition and the development of new
marinas. Source: http://www.bwml.co.uk/about Accessed 19/10/07
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principle, but BWML still need formal planning consent. The Council is currently
regenerating the area around the marina which was, until very recently, very separate
from the town. The marina operators, BWML, have publicly declared their readiness to
invest between £100,000 and £200,000 in the marina to improve services, moorings and
customer facilities37

• The current operators of South Ferriby Marina took over the site last December and are
keen to expand their operation. They have been talking to engineers, the water authority,
an architect and Yorkshire Forward about putting in an additional 50-70 berths

• Early in 2007 Scarborough Harbour saw the completion of a £2.8 million regeneration
project at Sandside that included the provision of 60 new permanent berths and visiting
berths in the inner harbour. The berths offer 3m water depth even at low tide and can
accommodate boats up to 12m in length. As such they improve the previous situation
where all berths dried out at low tide. Scarborough Borough Council has recently
commissioned engineering consultants to review how best to increase the quality of
berths within the outer harbour, now that the success of the new permanent berths has
been confirmed. The Draft Ports Strategy38 recently circulated for consultation by
Scarborough Borough Council indicates that whilst dredged depths may be appropriate in
the short term, in the longer term the Council may have to consider introducing
impounded basins in order for both Scarborough and Whitby to maintain their market
share. Advice from Yorkshire Forward is that it is unlikely that there will be any major
increase in the number of berths at Scarborough as a result of future developments and
that the emphasis will be on improving the quality of provision

• Whitby Harbour put in 60 new single berths in last year, plus additional space for visiting
boats. This project was part of the development of Whitby’s upper harbour area in a bid
to develop and diversify the economic, leisure and cultural offerings the town has to offer.
The scheme was funded by Scarborough Borough Council, Yorkshire Forward and the
European Regional Development Fund. The Council’s Draft Ports Strategy39 indicates an
intention to provide additional pontoon berths on the West Side of Upper Harbour some
time within the next five years although no additional information is forthcoming at
present

• At Hartlepool Marina there are plans for a major commercial, leisure and residential
development to the north of the current marina on the Victoria Dock site. These do not,
however, include any additional provision for watersports

• Sunderland Marina currently has no plans to increase the number of their berths.

• At St Peter's Marina there is no room for further expansion because of the way it was
designed

• Royal Quays Marina will have an additional 50 berths by December 2007, with an
eventual capacity of 450 to 500 berths. There is a proposed residential development next
to the Marina

7.5 Catchment areas

Marina managers were asked to indicate the main catchment areas for their facility.  These
are summarised below and represented graphically in Figure 5. It would appear that most
facilities draw their users from within around one to 1.5 hours drivetime and that there is a
clear distinction between the marinas serving the North East and those serving Yorkshire
                                                  
37 Coghlan, T (2006) BWML – time to account. Fore & Aft December 2006, pp46 - 49
38 Scarborough Borough Council (2007) Draft Ports Strategy 2007 Onwards
39 Scarborough Borough Council (2007) Draft Ports Strategy 2007 Onwards
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and the East Midlands.  On this basis, the Bridlington facility would be most likely to
penetrate the Yorkshire and East Midlands market rather than the North East of England
which appears to be at or close to capacity.

Table 23: Main catchment areas for East Coast marinas
Location Catchment area
Humber Cruising
Association Meridian
Quay (Grimsby)

Within 100 miles

South Ferriby North Lincolnshire, parts of Yorkshire, Nottingham, Goole
Brough Haven Around 100 mile radius
Hull Marina Visitors:- Up river (Ouse / Trent), N & S Yorks. Members from the

7 yacht clubs on the Humber. They rarely get people from coastal
marinas.
Berth holders: relatively local from the Yorkshire area. A few from
west and north of Yorkshire

Scarborough Marina Berth holders split 50:50 between locals and people travelling
from further afield. Main catchment is West and South Yorkshire
because of good road and rail links

Whitby Marina Leeds, York, this side of Dales is the main catchment area. Also
get people from Derbyshire and further afield

Hartlepool Marina From south of the River Tyne to South Yorkshire
Sunderland Marina Mostly from Sunderland and outlying areas, Durham, Darlington

and Seaham. A few from Yorkshire but not many
Royal Quays Marina,
North Shields

Principally Tyneside conurbation. Also from North
Nottinghamshire to Scottish border and East Pennines

St Peters Marina,
Newcastle-upon-Tyne

Tyne & Wear

Amble Around 50% from the immediate area, the rest from as far afield
as West Yorkshire and even some from the East Midlands

Source: PLB Consulting Ltd

7.6 Waiting lists

Marina managers were asked to indicate the length of their waiting list (if any).  At present
there are at least 140 people waiting for a mooring at marinas within the likely main
catchment area for the Bridlington marina (i.e. North, South and East Yorkshire plus the
hinterland to these areas).  It is also possible that some business could be secured from
people waiting for berths at Sunderland although one would also have to question why these
people have not taken up some of the vacant berths at Hartlepool (the fact that prices at
Hartlepool are around 10% higher may be part of the reason for this although this would
have to be confirmed through primary research with boat owners).

What is also likely is that business could be diverted from existing berth-holders in Hull and
possible South Ferriby because of the easier access to coastal sailing – at present people
mooring in marinas on the Humber who wish to go cruising in coastal waters face a long trip
through busy shipping lanes to the open sea.

Another point to note is that where there are waiting lists, quite a few people are waiting for
longer berths (10m to 12m+).  In planning the Bridlington marina, it is important to reflect this
trend for longer boats.
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The final point to note here is to re-iterate the fact that a waiting list on its own does not
represent a definitive indication of the exact level of latent demand for berths, but it does
provide some guidance on whether or not the sector is operating at or below capacity in a
particular area, and for a particular market segment.

Table 24: Waiting lists at East Coast marinas
 Location Is there a

waiting list?
If yes, how many
people are on the
waiting list?

Notes

Humber Cruising
Association, Meridian
Quay Marina,
Grimsby

No N/A No waiting list for visitors but
sometimes there are some
restrictions on members.

South Ferriby Marina No N/A -
Brough Haven Yes 5 Very low rate of turnover in

berths
Hull Marina No N/A There is a waiting list of 4 or

5 people who have boats
longer than 10m

Scarborough Marina Yes 100 Length of time on waiting list
depends on type of berth
sought – drying, wall,
pontoon etc.

Whitby Marina Yes 35 -
Hartlepool Marina No N/A -
Sunderland Marina Yes 25 Spread over all sizes. Most

are waiting for smaller berths
Royal Quays Marina,
North Shields

No N/A -

St Peters Marina,
Newcastle-upon-Tyne

No N/A There is a waiting list of 2 or
3 people who have boats in
excess of 15m

Amble Marina,
Northumberland

Information
not

forthcoming

N/A -

Source: PLB Consulting Ltd

A web-search for vacant berths at marinas on the east coast between King’s Lynn and
Berwick identified more than 50 vacant berths across the region, most of them at Hartlepool
Marina.  It is important to note that not all of the region’s marinas may have provided
information to the website in question, and thus this may in fact be an under-estimate of the
true current picture.  Of particular note, however, is the fact that 39, or more than 70%, of the
vacancies were for smaller vessels (i.e. 10m or less in length).

Table 25: Vacancies at East Coast marinas
Location Vacancies Comment
Amble Marina 9 annual berths 3 x 6m, 2 x 9m, 1 x 10m, 1 x 12m, 1x 15m
Hartlepool Marina 44 annual berths 6 x 8m, 25 x 10m, 8 x 14m, 3 x 18m, 2 x 30m
Sunderland Marina 4 annual berths 2 x 10m, 2 x 12m
Total vacancies listed 57 annual berths

Source: www.berthsearch.com Consulted 18th October 2007
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7.7 Other moorings on the East Coast

A comprehensive review of moorings on the East Coast, excluding the marinas and harbours
previously discussed, has been drawn from Reed’s Nautical Almanac. These locations are
illustrated in Figure 6 and summarised below in Table 26.

Table 26: East coast moorings (non-marina)
Harbour/ marina County Berths Access Notes
Blakeney Norfolk Quay only HW +/- 2 Most berths dry out
Wells next the
Sea

Norfolk Quay only HW +/- 1 Most berths dry out

King's Lynn Norfolk HW +/- 3 Commercial port. Yachts not
encouraged. Ely marina 24
miles upriver. Drying berths
upriver of docks at Friar's
Fleet

Boston Lincs 50  + some
visiting

Marina only accessible if
masts lowered. Otherwise,
some berths on quayside

Goole N Lincs 140 HW +/- 3
Filey Coble
Landing

N Yorkshire Mixture of fishing and leisure
use – dries out

Runswick Bay N Yorkshire Provides anchorage only at
high water – dries out.

Staithes N Yorkshire Drying harbour
Seaham Dock Durham HW -2 to

HW + 1
North dock dries. South Dock
entry through gates HW -2 to
HW + 1

Cullercoats Tyne & Wear Drying harbour
Blyth Northumberland 75 pontoon,

20 fore & aft
24h Home port of Royal

Northumberland Yacht Club
Newbiggen Northumberland 4m deep anchorage at high

tide
Boulmer Haven Northumberland Mainly drying moorings on

sand
Craster Northumberland Drying harbour
Newton Haven &
Beadnell

Northumberland Beadnell is a private harbour

North Sunderland
(Seahouses)

Northumberland Mainly fishing vessels

Farne Island Northumberland National Nature Reserve.
Good weather anchorages
only

Holy Island Northumberland Some anchorages, some
drying berths

Berwick-upon-
Tweed

Northumberland HW +/- 4 Yachts lie in Tweed Dock

Source: Reeds Nautical Almanac
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A key point to note is the scarcity of non-marina moorings on the coast between King’s Lynn
and the mouth of the Tyne – Boston and King’s Lynn are not particularly ‘user-friendly’ and
The Wash does not offer good sailing in any case.  Goole is someway up the Humber and
thus suffers from the same problems as Hull and South Ferriby.  Both Filey and Runswick
Bay are used by small fishing cobles and dinghies. Finally, Seaham Dock is only accessible
for three hours around high tide, thus reducing its usefulness to leisure sailors in particular.

7.8 Marina Development Proposals elsewhere in the North of England

As well as the developments planned at marinas on the East Coast and summarised in
Section 7.4, there are a number of other developments planned in the north of England. With
the exception of the minor works at Naburn, all of the enhanced marina provision is proposed
for the west coast where it is less likely to compete with Bridlington.  Barrow-in-Furness is
geographically remote from the larger centres of population of the North West, as is
Harrington Harbour.

Table 27: Proposed marina and harbour developments in the north of England
Location Proposals
Barrow-in-Furness,
Cumbria

• 400 berth marina in Buccleuch Dock (first phase is 150 berths)
• Clubhouse
• Additional berths on the Barrow Island side of Ramsden Dock
• Servicing facilities, including winter storage
• New access to Walney Channel by overland boat lift,

providing 24 hour access
• Barrow watersports centre
• Nature reserve (nearby)
• Cruise terminal (nearby)
• Construction commencing 2008, completion 2009
• Marina Village (£120million) including 650 residential units,

retail, leisure. Village due for completion 2013
Harrington Harbour,
Cumbria

• Proposals for a 200 berth marina40 to be developed in three
phases:

o Phase 1 (2008) – 86 moorings on pontoon in inner
harbour

o Phase 2 (2012) – 58 berths in outer harbour
o Phase 3 (2017) – 56 additional berths in outer

harbour
• Clubhouse and all required shore-based facilities to be

provided
• 1.2 ha of residential development to support marina

development
• Commercial development also proposed

Naburn Marina, York
(inland)

• Planning permission approved February 2007 for new shower
& toilet block

• Planning permission approved January 2007 for refurbishment
of workshops

Whitehaven Marina,
Cumbria

• Bulwark Quay is programmed for refurbishment – provision of
more hardstanding to improve onshore facilities for marina
berth holders and other harbour users

Source: PLB Consulting Ltd research

                                                  
40 Halcrow (2006) Harrington Marina Regeneration Study. Business and Economic Assessment
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7.9 Summary

This review of berth provision along the East Coast of England has confirmed the following
points:

• There are some 2,650 berths for leisure craft at marinas and harbours stretching from the
Humber to the North Northumberland coast (this excludes the 500 inland berths at
Naburn)

• These marinas average 220 berths each although this figure is dragged down because of
the very small number of berths at South Ferriby. Excluding South Ferriby gives an
average of 240 berths per location

• Only Scarborough (Inner Harbour), Sunderland and Royal Quays are accessible 24
hours per day. Most of the others are accessible at HW +/- 3 or 4 hours although
Hartlepool is accessible at most states of the tide

• Most of the existing marinas are well appointed in terms of services and two (Hartlepool
and Royal Quays) participate in the YHA Gold Anchor Award Scheme

• Mooring charges across the region have been increasing at around the rate of inflation
over the last four years, indicating an industry that is relatively healthy to say the least.
Within the main study area, those larger and better quality facilities have been able to
sustain year-on-year increases in charge

• There are plans to add 50 more berths at Royal Quays by December 2007. A further 120
berths have been added at Whitby and Scarborough in the last 12 months. South Ferriby
is considering putting in an additional 50 to 70 berths at its location on the Humber.
Again, this is an indication of unsatisfied demand – advice from local yacht brokers is that
the lack of berths is stifling boat sales in the region

• There are at least 180 boats on waiting lists for berths in marinas on the East Coast at
present, a figure fairly similar to that found in the BMF 2004 survey. The majority of these
are waiting for berths on the Yorkshire coast from the River Esk southwards. Given that
there have been at least 120 new berths added in the region since that time, this
suggests that there remains a steady demand for berths in the region.  Whilst this figure
of 180 is not a definitive indicator of the scale of latent demand, it does indicate that there
are some local, structural issues in the sector that need to be resolved through the
provision of additional moorings of appropriate lengths

• Away from the formal marina and harbour sector, there are few moorings on the coast
either to the north or south of Bridlington that would satisfy demand, particularly for keel
boats intending to sail in Bridlington Bay

• It would appear from the assessment of waiting lists and vacancies that the North East
sub-region (Tyneside, Wearside, Teesside) is close to saturation as there is only a
relatively short waiting list at one marina (Sunderland) and nearly 50 vacancies. In some
cases, owners are waiting for a berth of the correct size for their boat or of a type more
suited to their needs (e.g. wall, pontoon, serviced, fore & aft). In the meantime, they still
keep their boat in the marina in question.  This is not the case on the North and East
Yorkshire coast, however, where there are no vacancies and long waiting lists

• The major new marina proposals in the North are for sites on the Cumbrian coast at
Barrow-in-Furness and Harrington Harbour. These two projects will deliver an additional
600 berths once complete. It is unlikely that these will secure major business from
existing and prospective boat owners in the Bridlington catchment area because of their
locations on the West Cumbrian coast
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Taking all of the above into account, it would appear that there remain good prospects for a
marina development in Bridlington.  At the 2001 Public Inquiry, the Inspector appeared to
accept the market case for a marina in Bridlington even though concerns were expressed at
the scale of the original proposals.  Since that time, there has been a 5% increase in the
number of berths in the area, with little overall impact on local waiting lists despite a slight but
steady decline in overall participation in sailing in the UK (Section 5.1.2). This suggests that
prospects for a Bridlington marina remain strong although the scale of the facility, and the
composition of the market to be catered for, remains to be confirmed.

Section 8 presents our recommendations for the number of berths to be provided in the
proposed Bridlington marina and the ancillary services and facilities that will be required.
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8 Projected demand for a marina in Bridlington

8.1 What makes a successful marina?

8.1.1 Introduction

Experience has shown that a successful marina development must meet a range of criteria,
which are:
 
• High quality facilities

• Location next to good sailing water

• Sufficient levels of market demand

• Good access to the location from the main catchment area

• High levels of security

• Appropriate level of infrastructure for permanent and visiting berth users

• Availability of appropriate services

• Well resourced marketing activity that targets appropriate segments

• Space for future development
 
A summary of the main points to consider is presented below.

8.1.2 Quality

As indicated in section 6.3, the Yacht Harbour Association is actively developing a quality
standard for marinas that indicates the level and quality of facilities available.  Evidence is
that the higher the quality, the greater the demand for berths at a location and the higher the
mooring fees that can be charged.

8.1.3 Location

The location to seaward must be within easy reach of reasonably safe and popular navigable
waters and cruising grounds. It is beneficial if there are other sailing destinations within 10-30
miles to visit.  The land location should be within a destination that attracts annual berth
holders, visiting boats and landside visitors and tourists. 

8.1.4 Market Demand

There must be sufficient market demand to keep a high percentage of the marina berths
occupied for the full year. The marina will therefore be within 2 to 3 hours easy driving time of
a large population which contains sufficient numbers of people with the disposable incomes
and interest to sustain boating, boat ownership and hence the demand for berths in the
marina.

8.1.5 Access

Landside road access must be easy, as the occasional boat transport will require heavy lorry
access to and from boatyards. Moreover, if the marina is to become a venue for competition
there must be relatively good road access for the competitors who will trail their dinghies and
keelboats to the venue.

More importantly the access from the outside water space needs to be easy in any weather
conditions and as near to 24 hours a day as possible. Sufficient car parking within the marina
complex, for berth holders and visitors, is part of the access requirement.
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8.1.6 Security

The marina will offer secure shelter from the tide, wind and flood no matter what the wind
direction and windspeed.  Also, berth holders require the landside surveillance of their boats
to be 24 hours a day and for pontoon access to be restricted to berth holders and marina
staff only.

8.1.7 Infrastructure

The operational success of the marina will depend on the required infrastructure being in
place and in the right positions to allow maximum services to be supplied to clients, thereby
keeping the business activities on site and reducing leakage to enterprises outside the
marina complex.  Where the harbour accommodates both commercial and leisure users,
there must be sufficient provision for both sectors.

8.1.8 Services Supplied

A commercial marina will seek to develop as many revenue streams as possible through the
supply of ancillary services, since it increases business risk if the operator seeks to build a
business case on the takings from annual berth holders’ contracts and visiting boats alone. 

8.1.9 Marketing

All leisure facilities need good marketing to attract both regular users and one-off visitors.
Involvement in quality assurance schemes offers the opportunity to promote oneself to a
broad audience, as does participation in joint marketing initiatives e.g. Sail East Coast UK.

8.1.10 Space for future development

As a marina becomes more popular, it can develop as a “honey pot” destination for water
sport practitioners, local residence, local visitors and tourists, drawing in greater numbers
year on year. At the planning stages it is essential to ensure that there is sufficient space
available onsite or nearby to accommodate any future developments.

8.2 Bridlington’s competitive advantage

8.2.1 Location

Bridlington Bay is held by many sailors to be one of the best sailing venues in England,
particularly for racing.  It is sheltered from the prevailing westerly winds, protected from the
north by Flamborough Head whilst the Smithwick Sands to the east protects the immediate
sailing waters offshore from the worst of the seas. The Bay has relatively flat water and low
tidal flows. The proposals for developing a Millennium Harbour at Bridlington prepared by the
Harbour Commissioners in partnership with the RYA, RYYC and East Riding Council
concluded that:

“Bridlington Bay is a very large expanse of water and is greatly under-used41”.

In terms of the land location, Bridlington continues to attract both tourists and day visitors in
large numbers and the proposed enhancement of the town centre along with the
redevelopment of the Spa will further strengthen its appeal as a destination.

8.2.2 Demand indicators

The 1997 documentation supporting the original harbour regeneration and marina proposals
indicated that the population catchment within an hour’s drive time of Bridlington at that time

                                                  
41 Bridlington Harbour Commissioners, Royal Yorkshire Yacht Club, Royal Yachting Association, East
Riding of Yorkshire Council (1997) Bridlington Harbour Regeneration Project
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was 745,000, with around 6.96 million people living within a two hour drive time. That two-
hour drive time extended as far north as Gateshead on the Tyne, as far west as Oldham,
almost as far as Nottingham to the south-west and to Kings Lynn to the south. Our review of
the catchment areas of the existing marinas on the East Coast and of their current vacancies
and waiting lists has led us to revise that catchment area so that it includes the local authority
districts identified in the table below. Figure 5 (between pages 48 & 49) indicates the
projected main catchment area for a Bridlington marina.

Table 28: Population catchment (by socio-economic group)
All People aged
16 and over in
Households

AB C1 C2DELocal authority

Count Count % Count % Count %

North Yorkshire
Scarborough 84,299 13,907 16% 25,018 30% 45,374 54%
Ryedale 40,512 7,626 19% 11,587 29% 21,299 53%
Hambleton 66,298 17,551 26% 19,574 30% 29,173 44%
Harrogate 117,336 32,864 28% 37,637 32% 46,835 40%
City of York 143,281 33,412 23% 42,350 30% 67,519 47%
Selby 59,689 13,466 23% 16,856 28% 29,367 49%
Total 511,415 118,826 23% 153,022 30% 239,567 47%
Humberside
East Riding of
Yorkshire

247,968 55,435 22% 72,897 29% 119,636 48%

Kingston upon Hull 187,300 21,885 12% 41,947 22% 123,468 66%
Total 435,268 77,320 18% 114,844 26% 243,104 56%
South Yorkshire
Doncaster 222,750 34,447 15% 55,744 25% 132,559 60%
Barnsley 171,623 24,258 14% 39,864 23% 107,501 63%
Rotherham 193,810 30,834 16% 47,026 24% 115,950 60%
Sheffield 406,307 78,003 19% 106,822 26% 221,482 55%
Total 994,490 167,542 17% 249,456 25% 577,492 58%
West Yorkshire
Leeds 562,332 116,677 21% 162,966 29% 282,689 50%

Wakefield 246,421 40,873 17% 60,288 24% 145,260 59%
Bradford 350,994 64,052 18% 97,946 28% 188,996 54%
Calderdale 149,957 30,516 20% 42,125 28% 77,316 52%
Kirklees 299,224 60,256 20% 81,413 27% 157,555 53%
Total 1,608,928 312,374 19% 444,738 28% 851,816 53%
Nottinghamshire

Bassetlaw 83,552 15,458 19% 20,719 25% 47,375 57%
Mansfield 77,052 11,312 15% 19,463 25% 46,277 60%
Newark and
Sherwood

83,525 16,511 20% 23,042 28% 43,972 53%

Ashfield 87,493 11,788 13% 21,916 25% 53,789 61%
Gedling 89,591 19,448 22% 27,917 31% 42,226 47%
Nottingham 205,227 32,159 16% 53,957 26% 119,111 58%
Total 626,440 106,676 17% 167,014 27% 352,750 56%
Total 4,176,541 782,738 19% 1,129,074 27% 2,264,729 54%
Source: National Statistics
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In the main catchment area for Bridlington that is not already fairly well covered by other
marinas (i.e. the north-east of England), there are approximately 4.2 million adults. Taking
the average national participation rates in key watersports for each socio-economic grouping
(Table 29) and applying these percentages to the population data gives an approximate
market of potential adult watersports participants of just under 300,000 (Table 30).

Table 29: Breakdown of participation by socio-economic group
Activity AB C1 C2DE Total UK
Any boating activity 11.9% 9.2% 4.4% 7.3%
Small sail boat activities 2.1% 1.4% 0.5% 1.1%
Windsurfing 0.9% 0.1% 0.3% 0.5%
Using PWC 0.7% 0.8% 0.4% 0.6%
Motor boating/ cruising 2.2% 1.3% 0.7% 1.2%
Yacht cruising 1.3% 0.9% 0.3% 0.7%
Power boating 1.2% 0.9% 0.5% 0.7%
Small sail boat racing 0.7% 0.6% 0.2% 0.4%
Yacht racing 0.4% 0.4% 0.1% 0.2%
Angling from a boat 1.5% 1.4% 0.8% 1.1%

Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

Table 30: Total number participating in catchment area based on breakdown of
participation by socio-economic group
Activity AB C1 C2DE Total
Any boating activity 93,146 103,875 99,648 296,669
Small sail boat activities 16,437 15,807 11,324 43,568
Windsurfing 7,045 1,129 6,794 14,968
Using PWC 5,479 9,033 9,059 23,571
Motor boating/ cruising 17,220 14,678 15,853 47,751
Yacht cruising 10,176 10,162 6,794 27,131
Power boating 9,393 10,162 11,324 30,878
Small sail boat racing 5,479 6,774 4,529 16,783
Yacht racing 3,131 4,516 2,265 9,912
Angling from a boat 11,741 15,807 18,118 45,666

Source: PLB Consulting based on National Statistics population data and participation rates
for boating activities in the Watersports and Leisure Participation survey (see tables above)

However, as indicated in Section 5.1.4, individuals in the region are on the whole less likely
to take part in most watersports than the national average.  This in part will be dictated by the
lack of provision, particularly of protected inland waters.  Thus it is necessary to refine the
projection of participation presented in Table 30 by factoring in this regional variation (Table
31).

Finally, it is essential to distinguish between coastal and inland activity.  Again, using the
recent BMF et al survey findings to calibrate this data (Table 32) gives a final estimate of
likely levels of participation in a range of watersports by people living within the main
catchment area for the proposed Bridlington Marina (Table 33).
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Table 31: Regional variations in participation
Activity Total potential

audience (n)
NW etc as % of
UK participation

rate42

n multiplied by
participation rate

for region
Any boating activity 296,669 72% 213,602
Small sail boat activities 43,568 80% 34,854
Windsurfing 14,968 107% 16,016
Using PWC 23,571 88% 20,742
Motor boating/ cruising 47,751 91% 43,453
Yacht cruising 27,131 76% 20,620
Power boating 30,878 59% 18,218
Small sail boat racing 16,783 79% 13,259
Yacht racing 9,912 68% 6,740
Angling from a boat 45,666 96% 43,839
Source: PLB Consulting Ltd

Table 32: Location of activities
Activity (in UK) Proportion of coastal events, 2006
Small sail boat racing 63.2%
Windsurfing 81.5%
Using PWC 78.5%
Motor boating/ cruising 55.0%
Yacht cruising 92.8%
Power boating 76.8%
Small sail boat activities 48.3%
Yacht racing 97.6%
Angling from a boat 39.2%
Source: BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006

Table 33: Predicted participation in different watersports in coastal locations
Activity (in UK) n multiplied by

participation rate
for region

Proportion of
coastal events, 2006

n multiplied by
proportion of

coastal events
Small sail boat activities 34,854 48.30% 16,834
Windsurfing 16,016 81.50% 13,053
Using PWC 20,742 78.50% 16,282
Motor boating/ cruising 43,453 55.00% 23,899
Yacht cruising 20,620 92.80% 19,135
Power boating 18,218 76.80% 13,991
Small sail boat racing 13,259 63.20% 8,380
Yacht racing 6,740 97.60% 6,578
Angling from a boat 43,839 39.20% 17,185
Total 217,741 - 135,339
Source: PLB Consulting Ltd

The above analysis suggests that within the main catchment area there are some 23,900

                                                  
42 See Table 13 and accompanying text for an explanation of this calibration factor



Bridlington Marina Supply and Demand Study: Final Report
for Yorkshire Forward & Partners

5446/scw, hw
June 2008

56

adults with a regular interest in motorboating/ cruising in coastal locations, 19,000 with an
interest in yacht cruising, 17,000 in small boat activities, a similar number interested in
angling from a boat and almost 15,000 participating in competitive yacht or dinghy racing.  In
all, the catchment area appears to contain around 135,000 adult participants in watersports
in coastal locations.  This will include an element of double counting, as some people will
take part in more than one activity.  A review of participation statistics published by BMF43

suggests that around 20% of watersports participants engage in more than one type of
activity. This would reduce the overall adult participant population in the region to around
110,000 adults.

Added to this number must be the children and youth participants (i.e. aged 15 and under)
who take part in cadet races or with outdoor adventure/ uniformed groups.

What this analysis cannot do is indicate the direct number of boats that will be used by these
participants. However, it does indicate that there is a sizeable demand for watersports within
the catchment area and as the supply-side assessment presented in Section 7 confirms,
there is already unsatisfied demand for berths for keelboats in all coastal locations covered
by the Bridlington catchment.

8.2.3 Access

8.2.3.1 Access to the location

Bridlington is around one hour’s drive from the UK motorway network, and within one and
one-half hours of three regional airports – Robin Hood, Humberside and Leeds.  The rail
station is on a branchline offering regular services to Hull and Scarborough.

8.2.3.2 Access to the moorings

In terms of access to the outside waterspace, the review of options for creating impounded
water within the marina presented in Section 9.3 suggests that the most appropriate strategy
for providing access into and out of the marina will be a lock that creates a permanent body
of impounded water on a half-tide basis. This should enable access at High Water +/-, 3
hours at least, which is on a par with the main competition in the area (see Section 7.1).
However, the additional advantage that Bridlington has is that boats leaving the harbour
immediately enter the sailing waters of the bay, whereas boats berthed in Hull, South Ferriby
and Grimsby all have to negotiate the busy commercial shipping lanes of the Humber before
reaching open sailing waters (of course, this is less of an issue for those boats moored on
the Humber whose owners wish mainly to cruise the river).

8.2.3.3 Access to sailing waters

Another area where Bridlington has competitive advantage over some of its neighbours is
that it is accessible in northerly wind conditions because of the protection afforded by
Flamborough Head.  Whitby is difficult and dangerous to enter during northerlies (as the river
mouth faces north itself) and both Scarborough and Hartlepool are also exposed to northerly
winds. However, during easterlies and southerlies it is more difficult to sail into Bridlington
although this is also the case at the other harbours on the Yorkshire coast.

8.2.4 Security

The drying berths, particularly the yacht cradles, provide problems for boat owners because
of the occasional damage caused by boats banging against the supports, particularly during
tidal surges.  The impounded water in the marina would provide more shelter for all leisure

                                                  
43 BMF, MCA, RNLI, RYA (2006) Watersports and Leisure Participation Survey 2006
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craft moored at Bridlington, increasing its attractiveness to potential berth holders (and
particularly to owners of more valuable boats such as the historic Yorkshire One yachts).
The disposition of the drying berths in the harbour means that all vessels can potentially be
boarded by anyone for whatever reason. A new marina at Bridlington would need to continue
to provide 24-hour security for the berths, increasing their perceived value to potential
berthholders particularly since access onto the pontoons would be restricted to berth holders
and marina staff only.

8.2.5 Infrastructure

Bridlington’s long tradition of sailing and commercial fishing means that most of the
necessary marine industry infrastructure already exists.  The provision of a cradle that can
accommodate the commercial craft means that all but the largest leisure craft could also be
serviced. Moreover, the town’s profile as a tourist destination means that the ancillary
infrastructure required (hotels, large car parks for events etc) also exists already although
further development and enhancement of these facilities will improve the product offer
considerably, strengthening the appeal of the marina development.

8.2.6 Services

As indicated in Section 8.2.5, most of the infrastructure expected at a marina already exist in
Bridlington, although not necessarily of the quality expected by many potential berth holders.
The masterplanning exercise for the new marina would ensure that these were still provided
and accessible to marina users as well as other markets.  During the detailed planning
process it would be necessary to decide how many and which services the Harbour
Commissioners would seek to manage in-house and which would be more efficiently
delivered by other partners.  Two further issues that need to be addressed are the availability
of parking space close to the marina and the need to ensure better access to the fish quay
for wagons loading the shellfish catch.

8.2.7 Marketing

The high profile of this development would immediately generate considerable market
awareness amongst key target audiences. Once operational, participation in joint marketing
initiatives with other sailing destinations on the East Coast would help to generate business
for visitors’ berths whilst advertising in the main journals such as Yachting Monthly and Yacht
World as well as the RYA Annual Marina Guide and ‘Fore and Aft’ (the magazine of the
Yacht Harbour Association) would raise awareness amongst potential berth holders. Advice
from other marina operators is that word of mouth is also important, particularly for visiting
yachtsmen.  Evidence from across the leisure industry confirms the importance of delivering
a consistently high quality service if positive word of mouth is to be encouraged.

8.2.8 Space for development

One of the constraints faced by St Peter’s, one of the region’s earliest marinas, was that it
allowed no room for expansion.  The docks at Hartlepool and Grimsby are both subject to
major masterplanning exercises at present which may result in some additional space for
maritime activities if required.  Scarborough has no additional land for development close to
the marina because of its proximity to Sandside and the main tourist facilities. Whitby has
some developable space in the immediate area although landownership makes any major
expansion of that marina a problem.

Therefore it is essential, when planning a detailed layout for Bridlington Marina, that sufficient
space is allowed for any expansion of land-side facilities should the number of berths be
increased above the initial investment. The guidelines on facility provision presented later
should be taken on board by the scheme architects and planners at the appropriate stage.
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Some multi-use space (e.g. summer car-parking, winter dry-store space) may be
appropriate.
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9 Projected demand for berths at Bridlington marina

9.1 Number of berths

9.1.1 Statement

From our assessment of recent trends in participation, existing and projected provision for
marina berths on the East Coast and current waiting lists and vacancies, we recommend that
a target of 320 berths is a robust projection for the Bridlington marina project, with an initial
investment in 250 berths, with the remaining 70 to be added in subsequent years as
demand increases.

9.1.2 Demand from known sources

The general market justification for commencing with the provision of 250 berths in
impounded water is as follows:

• Whilst the market on the North East coast (i.e. above Teesmouth) appears to be fairly
well saturated, the market for berths from Whitby southwards appears to be much more
buoyant. This is confirmed by the presence of significant waiting lists in Whitby and
Scarborough, by the findings of previous BMF research and by the feedback from a
number of industry sources who indicate that the main factor currently constraining the
market in boat sales and participation in watersports on the Yorkshire coast is the
shortage of berths

• The main catchment area is estimated to contain more than 110,000 adults who already
participate in watersports from a total adult population of more than 4 million.  This
catchment is more than twice that of Tyne and Wear for instance, which appears to have
reached capacity with around 680 berths on these two rivers. Provision of 250 berths at
Bridlington would raise the number on the Yorkshire Coast and River Humber to around
1,200 which is in proportion with the experience on Tyneside and Wearside

In terms of specific market demand issues:

• Some 80% of existing harbour users with private leisure craft who responded to the 2005
Bridlington Harbour User Survey reported that they would take a pontoon berth at the
marina. This is equivalent to around 95 boats, based on current user levels

• Advice from industry sources is that between 25% and 30% of people currently keeping
their boats at Hull would be likely to move their boats to Bridlington to be much closer to
the sailing grounds of Bridlington Bay and the East Coast. This would displace around 70
to 80 boats from Hull to Bridlington

• There is a strong likelihood that many of the people waiting for berths at Scarborough
and Whitby would, at least in the short term, take berths at Bridlington.  There are
currently at least 155 boats on waiting lists at these two locations. Given that the main
catchment areas for these two locations overlap with the Bridlington catchment, it is likely
that the Bridlington facility could achieve a 50% penetration into this market, which could
deliver another 75 boats.

This gives an indicative initial demand of around 240 to 250 boats that could take berths in a
new Bridlington Marina in the years immediately after opening. There is however no
guarantee that these berths would be occupied into the longer term by the same boats/ boat
owners as most marinas appear to experience a certain level of ‘churn’, with some berth-
holders moving on to new locations over time.
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It is important to note that this figure excludes any new business that would be stimulated by
the creation of the facility itself, as this is more difficult to quantify.  In other words, this initial
demand for around 250 berths comes from known potential sources of business only.
Demand from new potential markets is explored in Section 9.1.3, below.

There will also be a need for visitors’ berths at the marina, particularly if it is to be promoted
as the first point of call for people traversing the North Sea from Holland and Germany, and
for boats sailing up from Lowestoft on the Suffolk Coast (around 9 hours sailing from
Bridlington).  Whilst our initial market research indicates that this is likely to provide only a
modest level of demand (in 2007 Scarborough received around 100 or so overseas-
registered boats) it is nonetheless important to provide visiting berths and promote their
availability.

Convention appears to be to have around 5% of berths as visitors’ berths, which would mean
10 to 12 visitor’s berths for a 250 berth marina. However, it is more cost-efficient to use
vacant berths for visiting berths (either berths that have not been let or that are temporarily
empty whilst the tenant boat is cruising elsewhere) and thus no additional berths are
recommended at this point.

9.1.3 Demand generated from other sources of business

If 250 berths can satisfy current latent demand from known markets, there is still a need to
plan for growth to accommodate other sources of business. We recommend the provision of
a further 60 to 70 berths to be developed in a second phase of development. This figure is
proposed for the following reasons:

• Recent years have seen little growth in overall participation in sailing, and the current
economic climate is likely to put a brake on any major growth in the boat owning sector
for the next few years, given the high costs of entry into the sport and the high costs of
fuel which is reported to be beginning to have an impact on demand for larger motor
cruisers in particular

• Nonetheless, some new demand could still be expected once residents within the main
catchment area (see Figure 5) see the opportunity offered by a regenerated Bridlington.
Sports development initiatives based at the new marina and its high profile within the
sailing sector generally may well stimulate new entrants into the sport from the main
catchment area. As indicated in Section 8.2, it is estimated that there are some 135,000
existing or potential participants in coastal watersports within the main catchment area for
Bridlington Marina and a ‘best in class’ marina with all necessary facilities could certainly
encourage new participants. Such growth is however likely to be modest, as one must
assume that those most likely to be converted to take part in the sport already do so.

We have not been able to identify any published studies that identify the impact that the
development of a new marina has on encouraging new entrants to the sport. Discussions
with representatives of the major marinas on the North East coast of England revealed a
range of opinions regarding this issue. Whilst all acknowledged that the presence of their
facility had stimulated some take up of sailing in the area, and had also increased
opportunities for local people to own boats and keep them locally, opinions on the actual
increase in levels of business directly created by the presence of the new marina varied
considerably.

The general view was that a demonstration effect develops over time, with new boat
owners gradually emerging in the years following marina development but nonetheless
other factors, such as the health of the economy in general and the local market for
second-hand boats in particular, are also important. Assuming a healthy economy, it was
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suggested by one marina operator that over a five to ten year period up to 20 or 25% of
the berths could be filled by new entrants to the sport.  A representative of a smaller
North East marina felt that this was an optimistic figure, although that facility draws on a
much smaller core catchment area than the first one mentioned.

For the purposes of this demand projection, we propose a figure of around 50 to 60
additional berths needed to accommodate new entrants to yachting or motor cruising.
This is equivalent to 20% to 25% of the estimated core demand (see Section 9.1.2).

Experience from elsewhere is that this demand would emerge over time and would be
dependent on a healthy economy (as indicated in Section 6.5, boat ownership is a luxury
that can only be sustained when the economy is strong), the long term price of diesel
(which appears to be increasing to levels previously unheard of and which particularly
affects demand for larger motor cruisers) and the comparative attractiveness of dry
sailing (again, this is reported to be on the increase as costs of boat ownership rise and
because of the greater flexibility offered).

Part of this latent demand could come from Belvedere Compound users.  The Belvedere
Compound is where RYYC members keep sailing dinghies.  A high percentage (81%) of
Compound users responding to the 2005 User Survey indicated an interest in taking a
berth in the marina. However, the specification that this group desired was lower than
that requested by existing harbour users (a far lower percentage wanted berths with
water and electricity, for instance) and more than one-third would not use the berth year-
round.  More research is required with these users to ascertain how many are already on
waiting lists for Scarborough or Whitby, for instance. For the purposes of this demand
projection, it is assumed that all demand from this group will be covered either by the
estimated demand from people on waiting lists for other marinas, or from the anticipated
latent demand that will be met by the provision of 50 to 60 additional berths at Bridlington
to accommodate new owners of yachts and motor cruisers.

• Some consultees have also suggested that a Bridlington marina could attract some
business away from busy and comparatively expensive North Wales marinas such as
Conwy, Pwllheli, Holyhead, particularly if the mooring rates are competitive (Conwy is
currently £325/m and Pwllheli £281, compared to £160 at Scarborough and £180 at
Hartlepool for instance). This would provide additional business from markets outside the
main catchment area that has not so far been allowed for in the assessment. However,
with rising fuel costs affecting people’s propensity to travel long distances, perceived
savings in berthing costs could be outweighed by personal travel costs

• Finally, the marina could also attract existing inland waterway users (particularly
motorboats) who might wish to transfer their activity to coastal waters. There are currently
500 motorcruisers moored at Naburn on the Ouse, for example, and it is possible that
some boat owners may wish to relocate to Bridlington to sample coastal cruising. Again,
more research is required on the propensity of inland waterway users to relocate to
coastal locations before a confirmed prediction of demand from this source can be
provided

In practical terms, it would be prudent to ensure that the detailed design for the marina
includes provision for these additional berths from the outset, and that all major engineering
works necessary to provide the berths are carried out during the initial construction stage.
Installing pilings and pontoons can be undertaken at a later date.
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In summary:

• A target final capacity of around 320 berths would be sufficient to accommodate existing
demand as well as catering for additional demand stimulated by the project

• A figure of 320 berths would make the marina the second largest coastal marina in the
region behind Hartlepool, thus positioning it as a major sailing centre for the region

• With an estimated spend by sailors of £925 per head per annum44, and assuming that
each berth supports three users, then the overall spending each year in the local
economy associated with a 320 berth marina would be in the region of £888,000, which
is sufficient to support around 28 FTE jobs, based on an employment multiplier of
£32,000 per FTE. At this level the marina begins to contribute significant benefit to the
local economy

• The level of onshore facilities required to accommodate a marina of this size will also
enable it to accommodate national championships and other major events, again
supporting the town’s economic regeneration and helping to reposition it as a tourism
destination

9.2 Disposition of berths (size)

In terms of the length of berths to be provided, an analysis of vessels currently kept at
Bridlington Harbour and existing provision at other marinas in the region suggests the
percentage split presented in Table 35 would be a starting point for detailed planning. Table
36 presents an alternative potential disposition that reflects recent trends towards the
purchase of longer boats (see also Section 6.5).  The minimum water depth to accommodate
15m yachts is 2.9m.

Table 34: Details of vessels at Bridlington Harbour
Length No. Beam No. Draft No.
0-2.95m 0 (0.0%) 0-1.95m 22 (30.6%) 0-0.5m 8 (11.1%)
3.0-5.95m 28 (38.9%) 2.0-2.45m 23 (31.9%) 0.5-0.95m 28 (38.9%)
6.0-7.95m 35 (48.6%) 2.5-2.95m 14 (19.4%) 1.00-1.45m 15 (20.8%)
8.0-9.95m 5 (6.9%) 3.0-3.45m 2 (2.8%) 1.5-1.95m 6 (8.3%)
10.0-11.95m 2 (2.8%) 3.5-3.95m 2 (2.8%) 2.0-2.45m 2 (2.8%)
12.0-15m 1 (1.4%) 4.0-4.45m 0 (0.0%) 2.5-2.95m 0 (0.0%)
Over 15m 0 (0.0%) Over 4.5m 1 (1.4%) Over 3.0m 0 (0.0%)
Unknown 1 (1.4%) Unknown 8 (11.1%) Unknown 13 (18.1%)
Total 72 (100%) 72 (100%) 72 (100%)

Source: 2005 Harbour User Survey

Table 35: Indicative sizes of berths to be provided based on current berth holders
Size of berth % 250 berths 320 berths
8m 35% 88 112
10m 35% 88 112
12m 25% 62 80
13m+ 5% 12 16
Total berths 100% 250 320
Source: PLB Consulting Ltd

                                                  
44 Land Use Consultants (2006) Review of Marine & Coastal Recreation F05AA608
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Table 36: Indicative sizes of berths to be provided based on increased number of
larger boats
Size of berth % 250 berths 320 berths
8m 43% 108 138
10m 32% 80 102
12m 17% 42 54
13m+ 8% 20 26
Total berths 100% 250 320
Source: PLB Consulting Ltd

9.3 Operational issues

9.3.1 Introduction

As discussed in Section 8.1 of this report, the success of any marina development is
dependant on a number of variables, which are:

• Location

• Market Demand

• Access

• Security

• Infrastructure

• Services Supplied

• Marketing

• Space for future development

This section considers the relevant operational aspects of the marina in particular services,
layout, access from the sea and security.  Other issues were explored in more detail in
Section 8.1.

Ideally, access by boat into the harbour from the sea should be easy in any weather
conditions, as near 24 hours a day as possible, and at least as good as competitor facilities.
Yacht marinas are commonly designed to accommodate vessels with a draft in the region of
2 to 2.5 metres, accepting that this will be adequate for all but the most deep drafted vessels.
Many vessels, particularly motor cruisers, will draw less than this.

The marina should offer secure shelter from tides, winds and waves, irrespective of the wind
direction and for wind and wave occurrences up to a 1 in 50 year occurrence.  Security of
craft when moored is a major issue in yacht harbours, both to avoid vandalism and to ensure
that use of the moorings is properly managed (e.g. to manage the payment of dues).  Berth
holders will require the landside surveillance of their boats to be 24 hours a day and for
pontoon access to be restricted to berth holders and marina staff only.  The feasibility of
managing the marina so that it is secure is very much a function of its layout. Security of craft
when moored is best achieved by:

• limiting the points of pedestrian access to the moorings to a single location,

• having the access point secure, e.g. requiring swipe cards so that only those with
permission can access the moorings

• locating the access point close to and easily visible from the marina office.
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9.3.2 Access – existing and potential

9.3.2.1 Existing Harbour

In the current situation the harbour dries at low water and craft take the bottom.  The
Admiralty Chart No.1882 shows ruling depths in the region of 0.2 metres above Chart Datum.

Tidal heights are shown as:
Level in metres CD

Mean High Water Spring Tides +6.1
Mean High Water Neap Tides +4.7
Mean sea level +3.35
Mean Low Water Neap Tides +2.3
Mean Low Water Spring Tides +1.1

Sailing instructions contained in Macmillan Reeds Nautical Almanac and the Cruising
Association Handbook advise that access is restricted to three hours before and after high
water for craft drawing 2.7 metres.  This is consistent with conversations with the Harbour
Surveyor to the Bridlington Harbour Commissioners, who has also advised that, during the
Bridlington Regatta (which takes place over neap tides), vessels drawing around 1.2m have
full tidal access into and out of the harbour.

In addition to the above factors, i.e. bed level and water level in the harbour entrance, wave
conditions in the entrance can further restrict access to and from the harbour in times of
strong south easterlies.

Outside the harbour the entrance is constrained somewhat by the sand bank known as the
Canch (sometimes also referred to as the Harbour Bar).  The Canch is formed by the
deposition of sand carried southwards along the face of the North Pier by the predominantly
southwards longshore drift.

9.3.2.2 Potential access for an impounded harbour

Access between the marina moorings and the open sea is considered in two steps:

1. between the tidal harbour and the sea

2. between the impounded basin and the tidal harbour

Between the tidal harbour and the sea.
It would arguably be possible to construct the new harbour entrance channel to give a ruling
depth which would allow full tide access on all tides for boats drawing up to 2.5m.  The bed
level in the channel would need to be dredged to below 2.5 m below CD.   However, doing so
would expose the entrance to the risk of sedimentation that could subsequently reintroduce
navigational constraints.  The report ‘Bridlington Harbour Half Tide Basin, Sept 2006’ (HR
Rep Ex 5266) considered, among other aspects, sedimentation in the entrance to a similar
scheme and deduced that “ultimately, the Canch will reform in approximately the same
location off the tip of the extended breakwater…”.  In time, the new entrance could become
prone to the same access restrictions as are currently experienced.

The sediment transport at the harbour entrance is wave driven and wave induced sediment
transport is highly susceptible to the effect of isolated severe storms.  In other words, a single
storm can have a major impact on sediment transport.  Therefore, in our view, until a specific
investigation proves that the time for those constraints (i.e. the Canch and shallow depths in
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the entrance) to re-establish is long, it would be prudent to assume that the access through
the new harbour entrance will be subject to the same constraints as apply at present.  With
mean sea level at +3.35m, a draft of 2.5m, underkeel clearance of 0.4 metres, and a ruling
depth in the entrance of 0.2m above CD, this means that the deeper drafted vessels would
be restricted to a minimum of half tide access.  Shallower vessels would have greater
access.

The above text considers access through the entrance in normal times.  A further issue to be
considered carefully in producing a marina that is attractive and therefore successful is its
success in functioning as a harbour of refuge.  At times of storm, shallow drafted vessels
may well return to harbour even though they may not want to enter the impounded area.
Design of the marina should therefore consider provision of berths in the tidal area that can
be used in emergency. There may also be a need to provide waiting pontoons and/ or a
holding area.

Between the impounded basin and the tidal harbour
Water retaining structures will need to be built across the entrance to the impounded basins
to retain the impounded water.  On the assumption that the water is retained at around half
tide level (say +3.35m), the structure would be selected from a number of types including the
following:

• Half tide sill - simply a weir with its crest at the half tide level.  Boats cannot enter or
leave the impounded area until they can sail over the top.  In the case of a craft drawing
more than 2m this would mean that its access would be much less than three hours
before and after high water.  There would be some tides when there was no access at all.

• Half tide gate - a half tide sill with a horizontally hinged flap (perhaps 20 metres long)
along part of its length.  On a rising tide the gate drops as soon as the water on the
outside reaches the impounded water level and immediate access into and out of the
marina is provided.  These forms of gates are widely used and operate reliably and
automatically, e.g. in St Helier and on a number of marinas in Brittany.  Access of three
hours before and after high water could be provided for all vessels, which would match
the restrictions in the entrance for vessels drawing 2.5m, but the restriction would also
apply to shallower vessels, which currently have greater access (as mentioned by the
Bridlington Harbour Surveyor – see above).  The cost increase of a half tide gate over
that of a sill could be of the order of £400,000.

• Lock – this involves the construction of two sets of gates (perhaps mitre gates as in
canals, or sector gates as at Sovereign Yacht Harbour, Eastbourne, and Chichester
yacht basin).  This gives the facility for locking in and out of the basin even when the
water outside the basin is lower than that in the impounded basin.  However, in view of
the fact that the entrance itself would limit access to ‘half tide’ for the deeper drafted
vessels, the additional expense of a locking system, likely to be of the order of £2million,
over a half tide gate, needs careful consideration.  The additional expense arises not only
in construction, but also in maintenance (of a more complex system) and operation (in
requiring manpower to operate the gates). A lock is very useful for facilities hosting
regattas for dry sailing, when there may be 30 or 40 boats being trailed to the location but
then seeking access to the water within a relatively short period of time

In summary, with a half tide gate, access to and from the marina would be achievable for at
least three to four hours either side of high water. This would give the marina the same level
of access as its main competitors on the east coast.  Once open, access to and from the
impounded basin across the half-tide gate is relatively unrestricted.  Access through the
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gateway is controlled with traffic lights.  The particular significance of this discussion, in
considering the demand for a marina at Bridlington, is that half tide access allows the marina
to be competitive with many of the potential competitor facilities, who have similar access
restrictions.  However, it is important to note that until it is open, no-one can get in or out of
the impounded water body.

The benefit of a lock is that it gives access to the impounded water at all states of the tide to
the extent that the outer harbour allows.  Thus boats can be locked in and out of the
impounded water even when the water in the outer basin is at a lower level than the inner
harbour.  This obviously increases the level of competitive advantage over other marinas in
the region.

9.4 Indicative layouts

9.4.1 December 2006 Conceptual Layout

The conceptual layout prepared in December 2006 (Appendix 1) shows the marina divided
between two impounded basins, one between the Chicken Run Jetty and the northern
boundary of the harbour, and the other between the existing South Pier and a new South
Promenade.  The fact that these are impounded, as opposed to deepening the harbour
basin, will give a smaller amount of tidal flow into and out of the harbour, and thus less
sedimentation than if the basin was deepened.  Sediment is brought into the harbour in
suspension on the flood tide, and this is then deposited over high water. Less flow into the
harbour will therefore reduce sedimentation.  Avoiding dredging will also reduce the need for
the existing harbour walls to be protected against undermining.

However, the layout, with the berths split between two impounded basins, is challenging and
potentially difficult from an operational point of view because:

• The resultant basins are rather confined, limiting efficient use of space for pontoon
moorings.  The capacity of the two basins as currently indicated is likely to be around 180
craft (lower than the projected demand of 250 – 320 berths)

• Access to the moorings will be divided between the two basins, making management and
control difficult

• The need to have certain facilities (e.g. toilets) within easy walking distance of the berths,
may require a degree of duplication

The achievement of all the criteria discussed in section 9.3.1 above is not paramount.
Nonetheless they all serve to increase the attractiveness of the marina, contribute to making
it the marina of choice, and thus increase demand.  The ‘split site’ would appear to hinder the
achievement of these criteria.  Moreover, it is important to ensure the layout allows
commercial fishing operations and leisure use to operate in harmony, acknowledging that the
presence of both markets in the harbour will in fact increase the potential for economies of
scale in service provision, resulting in better provision for both.

With these points in mind some initial thoughts have been put down regarding alternative
layouts and provision of moorings.

9.4.2 Planning for alternative layouts

Having considered the conceptual layout, alternative water layouts have been considered
with a view to overcoming some of the problems identified in Section 9.3.3 above.  The
criteria for producing the layouts have been:
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• Conventional pontoon layouts, i.e. main walkway pontoons and finger pontoons, with the
spacing as per the Australian Standard ‘Guidelines for design of Yacht marinas’

• Where possible, a single pontoon basin with a single point of pedestrian access to an
adequate area of adjacent land (of the order of two-thirds of the water area) where
parking and marina services can be located

• Where possible, preservation of the area between the Crane Wharf Jetty and the root of
the North Pier for use by pleasure craft.

• Preservation of an area of the harbour for use by the fishing fleet similar to that provided
at present (i.e. mooring and manoeuvring area, fish quay and ready access to the
harbour entrance)

• The listed North and South Piers to remain clear of any reclaimed land

• Sufficient water to enable the harbour to fulfil its role as a port of refuge

9.4.3 Base case development opportunity

As a baseline against which to compare the alternative layouts we have also considered how
the current harbour might be modified to accommodate permanently floating berths for
yachts and motor boats (see Sketch 01).  No additional land reclamation has been
considered, merely the introduction of a weir to provide an impounded water area for the
pontoon berths.  The existing drying berths at the western end of the harbour would remain.
It must be stressed that this layout is provided only as an indication of what could be
achieved with limited investment inside the existing harbour. In particular, it would need
careful consideration of the need for additional facilities and car parking. Moreover, it offers
nothing in terms of improving facilities for the commercial fleet.  Nonetheless it can be seen
that on this basis a total of around 80 pontoon berths, depending on berth size, could be
provided in the northern half of the existing harbour. As this represents an approximation of
the number of existing harbour users who have indicated an interest in a pontoon berth, it
represents an interesting starting point for discussion of the opportunities available.

A summary of the strengths and weaknesses of this layout is presented below.

Strengths Weaknesses
• Cheapest option in terms of capital

costs

• Provides both pontoon berths and
drying berths

• Location of impounded water up against
Harbour Road creates attractive
environment for holidaymakers/ day
trippers

• Partially separates leisure from
commercial users

• Allows pleasure boats to continue
operating from North Pier

• Number of pontoon berths (80) much
lower than number needed to meet
predicted demand

• Need for operational land alongside
marina could reduce amount of public
parking space on BHC land

• Berths overlooked by Harbour Road,
requiring installation of security fencing
that may be visually intrusive

• Does not address need of fishing fleet
for better access and storage facilities
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9.4.4 Alternative A

Having established that the original conceptual layout (Appendix 1) accommodates in the
vicinity of 180 berths and that the existing harbour could accommodate some eighty berths
without major work other than a weir, we have investigated the number of berths that could
be located in the existing harbour, if the commercial fishing activity was to be relocated.  We
assumed that the Chicken Run Jetty could be removed and the fishing facilities relocated in a
new harbour basin to the south (see Sketch 02), protected by a new South Pier 100m to the
south of the existing South Pier and parallel to it.  An amount of land (some 0.7 ha) would be
reclaimed at the western end of the existing harbour.  A further 2.5ha could be reclaimed at
the western end of the new basin. A water retaining wall and lock would be constructed
replacing the Crane Wharf Jetty and extending across to the South Pier.  The pleasure boat
operational berths between the Crane Wharf jetty and the North Pier would remain.  Again,
this is a very preliminary layout, for discussion purposes only but it does show in principle
that:

• In such an arrangement the existing harbour could accommodate some 215 pontoon
moorings, depending on berth size

• All the moorings would be in a single basin, with a single point of access to land.  This
access would be close to the current town centre and its facilities

• The proposed harbour and extension would be well within the agreed ‘footprint’

• There could still be a significant area that is outside the impounded area, that would allow
the harbour still to function as a harbour of refuge in times of storm

The location of the fishing facilities, i.e. whether they would remain on the South Pier or
move to the new South Pier, would need to be agreed.  Strengths and weaknesses of this
layout are summarised below.

Strengths Weaknesses
• Location of impounded water up against

Harbour Road creates attractive
environment for holidaymakers/ day
trippers

• Separates leisure from commercial
users

• Allows pleasure boats to continue
operating from North Pier

• Creation of reclaimed land in front of
Rags hotel provides operational land for
winter storage, repairs etc

• Reclaimed land immediately to north
east of Spa provides space for
residential, leisure or commercial
development

• Larger water area available inside
harbour for port of refuge purpose

• Still does not provide sufficient berths in
impounded water to meet all predicted
demand (around 215 berths possible of
varying sizes)

• More expensive as new south pier and
land reclamation needed, along with
new lock

• 50% of the South Pier will need to be
waterproofed

• As drawn, impinges on outer wall of
existing South Pier which is a listed
structure
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9.4.5 Alternative B

In Alternative B (Sketch 03), the water retaining wall of Alternative A would be relocated to
be across the entrance to the existing harbour.  In turn this would require the relocation of the
pleasure berths that are currently between the Crane Wharf Jetty and the North Pier, and the
removal of the Crane Wharf Jetty.  This would provide approximately 30 additional berths,
i.e. a total of 245 which is close to the initial target of 250 identified in Section 9.1.
Unfortunately, however, this would reduce the amount of tidal harbour available for use for
refuge in times of storm, and this will need further discussion.

Strengths Weaknesses
• Location of impounded water up against

Harbour Road creates attractive
environment for holidaymakers/ day
trippers

• Separates leisure from commercial
users

• Creation of reclaimed land in front of
Rags hotel provides operational land for
winter storage, repairs etc

• Reclaimed land immediately to north
east of Spa provides space for
residential, leisure or commercial
development

• Larger water area available inside
harbour for port of refuge purpose

• Southern end can be designed to link in
with Spa redevelopment

• Still does not provide sufficient berths in
impounded water to meet all predicted
demand (245 berths possible)

• More expensive as new south pier and
land reclamation needed, along with
new lock

• North Pier will require waterproofing, as
will 50% of South Pier

• As drawn, impinges on outer wall of
existing South Pier which is a listed
structure

• Pleasure boats will have to move to new
location on outside of existing South
Pier, or operate out of impounded water
through new lock

• Perceived reduction in trade for
pleasure boats

9.4.6 Alternative C

Alternative C (Sketch 04) provides 250 berths in a lock-controlled basin close to the town
centre, with a further 65 to 70 berths in impounded water behind a half-tide gate at the head
of the new south pier.

All operational land and facilities for the fishing fleet would be accommodated at the south-
eastern end of the reclaimed land inland of the new south pier.  A café or restaurant could be
provided on the site of the existing fish quay and next to the berths for the various pleasure
craft that operate out of Bridlington.
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Strengths Weaknesses
• Disruption minimised during

construction because outer harbour can
be built first

• Allows range of berths to be provided
(up to 280 in inner harbour and 60+ in
outer harbour depending on berth size

• Location of impounded water up against
Harbour Road creates attractive
environment for holidaymakers/ day
trippers

• Separates leisure from commercial
users

• South pier can be developed for leisure
purposes, with possible destination
restaurant or café on current site of fish
quay

• New fish quay created, along with
separate access

• Reclaimed land immediately to north
east of Spa provides space for
residential, leisure or commercial
development

• Larger water area available inside
harbour for port of refuge purpose

• Expensive as new south pier and land
reclamation needed, along with new lock
and second impounding tidal gate or sill

• Winter storage/ operational land is
further away from majority of berths than
under Alternative B

• Commercial operators (pleasure boats
and angling boats) still operating from a
location further away from the town
centre than at present

• North Pier requires waterproofing

• Reclaimed land impinges on South Pier

9.4.7 Alternative D

Following a presentation on 29th May 2008 in Bridlington, at which representatives of all three
partners in this project considered the various alternative strategies for creating impounded
water for the marina, a fourth alternative layout was drawn up. This is presented in Sketch
05. The key differences between this and previous versions are as follows:

• The lock providing access to the main body of impounded water is moved further west to
Crane Wharf Jetty, allowing the pleasure boats and angling boats to continue to operate
from this location

• In order to provide sufficient mooring space within the main body of water, there is a
reduction in the amount of land reclaimed at the western end of the site

• There is less land reclaimed at the southern end of the site, on the basis that there is less
need for commercial development on this site now that proposals for regenerating the
town centre are more advanced, and because some operational land normally required
for marina operations (especially car parking and winter storage) can be provided either
as part of the wider town centre regeneration project (car parking) or in an alternative,
secure location on the outskirts of town (winter storage)

It must be stressed that this is the latest iteration of what will be a continuing design process,
which must be informed by engineering and other inputs as well as by the outcomes of this
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market design study.  The layout indicated in Sketch 05 is based on a consensus secured
from those representatives of all three partner organisations who were present at the
meeting on 29th May and who contributed to the discussion but, at the time of writing, has not
been formally adopted by any one of them.

Strengths and weaknesses of this layout are as follows:

Strengths Weaknesses
• Disruption minimised during

construction because outer harbour can
be built first

• Location of impounded water up against
Harbour Road creates attractive
environment for holidaymakers/ day
trippers

• Separates leisure from commercial
users, whilst allowing pleasure boats to
continue to operate from Crane Wharf
Jetty

• Creation of reclaimed land in front of
and to south of Rags hotel provides
operational land for winter storage,
repairs etc

• Reclaimed land immediately to north
east of Spa provides space for
residential, leisure or commercial
development if still required

• Larger area of retained water behind sill
increases capacity for additional
moorings (including cheaper swinging
moorings if required)

• Larger area of retained water behind sill
also allows for use of this water area for
watersports until additional pontoons
installed

• Larger water area available inside
harbour for port of refuge purpose

• Southern end can be designed to link in
with Spa redevelopment

• Less environmental damage to South
Pier

• No waterproofing needed of North Pier

• May not be able to provide sufficient
berths in main body of impounded water
to meet initial predicted demand of 250
berths

• More expensive as new south pier and
land reclamation needed, along with
new lock

• Less reclaimed land means less scope
for enabling development
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9.5 Dry-side facilities and services

As indicated in the introduction to Section 9.3, in order to attract users and service their
requirements, a review of relevant documentation45 46 suggests that there will be a need for a
wide range of supporting facilities and services. Normal space planning standards for
marinas use a ratio of 2:3 dry side:water area. In other words, the amount of dry land needed
to accommodate ancillary facilities and services would be 2/3 of the water area. This will
obviously not need to be the case in Bridlington as we are not dealing with a Greenfield site,
and many of the required facilities already exist either at the harbour or within the nearby
town centre although not necessarily currently of the quality needed to attract yacht owners.

Facilities to be provided will include:

• Car parking spaces – marina planning guidelines are for 0.75 spaces per berth,
equivalent to 188 car parking spaces for the 250 berth marina and 240 spaces for the
320 berth site. Of these, a number will need to be allocated for disabled drivers. The total
land take for this scale of parking would be between 0.45ha and 0.5 ha (assuming
surface car parking only).  In addition, there will be a need for one parking space for each
employee working at the marina. The car parking area may be used for dry storage out of
season, and thus must be relatively close to the boat hoist which, it is proposed, will be
relocated to the new fishing harbour

• Dry storage facilities. This space can be used for dry sailors at any time of the year
(including competition and event participants) and for winter berths

• Pontoons with electricity and water provided. Water outlets within 20m of every berth.
Whether every berth requires its own power outlet is a decision for the marina operator.
Pontoons must only be accessible to berth holders and marina employees

• Toilet and shower block (at least 8 x male and 8 x female toilets, plus 6 urinals. 6 male
and 6 female showers – could be integrated with the marina office building

• Pump-out and chemical disposal facility, along with solid waste disposal provision

• Fire fighting services – hose reels no more than 30m apart

• Fuel storage tanks and reticulation system for petrol, diesel, LPG

• Boat launching ramp

• Trailer rigging, derigging and queuing area (will need to be close to the car park)

• Hardstand area for boat repair and maintenance (can be shared with fishing fleet)

• Workshop and secure storage for tools, equipment, materials (can be shared with fishing
fleet)

• Straddle carrier, crane or hoist (size governed by size of largest boats to be lifted into or
out of the water). A hoist already exists at Clough Hole and there is no reason for this not
to be relocated as it is large enough to lift all makes and sizes of leisure craft that could
be expected to berth in Bridlington

• Marina administration office (possibly to be shared with the Harbour Commissioners’
office)

                                                  
45 Yacht Harbour Association Ltd (2007) A Code of Practice for the Design, Construction and
Operation of Coastal and Inland Marinas and Yacht Harbours
46 Standards Australia (2001) Australian Standard. Guidelines for Design of Marinas
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• VHF (already available)

• Public telephone

• 24 hour onsite security presence

To guide future planning activities at this time, a minimum allocation of 0.5 ha operational
land is a suitable target for the marina operation. This excludes any allowance for car parking
(at least 0.5 ha required for up to 240 spaces) and for the land-based operations of the
commercial fishing fleet (which currently benefits from the land at Clough Hole and the units
below the council-owned car park to the south of Clough Hole.

9.6 Additional facilities and services that might be provided

In addition to the essential dryside facilities listed in Section 9.3, other facilities and services
that are usually required by marina users include:

• Chandlery (currently available at the harbour although new location required as the
existing site is within the development area)

• Café/ restaurant/ bar (already available at the harbour although new location required as
the existing site is within the development area, with more in the nearby town centre).
Town centre facilities will need to be upgraded to attract marina users in order to
maximise local economic benefit

• Food shop/ mini-market (available within the town centre)

• Clubhouse/ club room (RYYC has its club house opposite the marina site and would
expect to play an important role in welcoming visiting sailors)

• Launderette (available within the town centre)

• Sailing school (see Section 9.6)

• Boat hire/ charter office (could include accommodation for the existing charter boat
operators)

• Retail outlets (already available within the town centre although it is recognised that a
wider and improved offer is required)

• Boat valet service office and support facilities (this is an opportunity for a new SME start-
up business or for an existing business at another marina in the region to expand)

• Sailmaking/ canopy repair office and work area (this is an opportunity for a new SME
start-up business or for an existing business at another marina in the region to expand)

• WiFi access

As indicated in Section 6.3, if Bridlington Marina is to position itself as one of the foremost
berthing facilities on the East Coast then it needs to participate in the YHA Gold Anchor
Award Scheme and seek the highest award (5 anchors).

9.7 Other investment opportunities

Evidence from other marina developments in the UK confirm the potential for a range of
other investment opportunities including:

• Hotel accommodation

• Residential development

• Office space
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• Leisure retailing

• Bars and restaurants

All of the above will be used to a greater or lesser extent by berthholders, visiting sailors and
other marina users as well as service providers based at the marina.

A key objective of this marina project is to support the wider regeneration of Bridlington as a
place to live, work and visit.  The Area Action Plan will ensure that these facilities are
developed in locations that benefit both the marina operation and the town centre.

9.8 Sports development opportunities

An aspiration of all partners is to use the creation of a marina in Bridlington to increase local
levels of participation in watersports.  The RYYC has cadet members and has a tradition of
nurturing racing talent, and any initiatives in Bridlington should build on this base.

Opportunities exist through the RYA’s OnBoard initiative to increase levels of junior sailing
activity in the area.  OnBoard is designed to help sailing and windsurfing clubs and centres to
teach more children to sail, and to keep them involved in sailing.  The initiative provides clubs
with the opportunity to work with a local school or youth organisation and with volunteers,
developing a programme that increases levels of sailing locally.

Another RYA initiative that can be developed at Bridlington marina, again in partnership with
the RYYC, is RYA Sailability, a scheme that promotes and encourages boating activities for
disabled people of all ages.

The final sports development opportunity that the RYA could help develop in Bridlington
Marina is the Volvo Champion Club. This scheme recognises those clubs with a commitment
to youth sailing and racing coaching, and requires sailing clubs to develop structured junior
and youth racing programmes. Given the importance of Bridlington Bay as a racing venue,
such an initiative would certainly help to raise the area’s profile still further and allow the
marina to attract young competitive sailors from across the region.

As well as the sailing opportunities associated with the development, there is also the
opportunity to introduce recreational flat water canoeing on the impounded water body,
possibly as part of the Sailability project.

Finally, it is important to encourage the growth of diving/ sub-aqua.  The coast of Yorkshire is
rich in wreck diving opportunities with at least one dive boat operating out of Bridlington at
present.  A high profile marina development can provide an opportunity to market diving
opportunities off the East Yorkshire coast, particularly if there are opportunities for dive
training within the impounded water and if onshore facilities such as a dive centre with air
bottle recharging facilities are provided.

Any sports development initiatives associated with the development of the marina should
consider the impacts that new activity would have on existing operations at the Belvedere
Compound and Blyth Park, as well as the opportunities to link in with North Yorkshire’s
RAWW (Rock-Air-Wheels-Water) strategy for developing adventure and extreme sports
across that county.  That strategy includes proposals to enhance provision for, and marketing
of, surfing and surf canoeing at Cayton Bay and represents an opportunity to strengthen the
profile of this stretch of coast as a destination for watersports enthusiasts.
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9.9 Proposed phasing of investment

The proposed phasing of investment in the key capital works is presented below.

Table 38: Proposed phasing of investment
Area of investment Year

0
Year

1
Year

2
Year

3
Year

4
Year

5

Creation of impounded water and
dryside infrastructure

X

Installation of pilings for 320 berths X

Installation of first 250 berths X

Development of shore-side facilities X X

Addition of additional 70 berths X

Source: PLB Consulting Ltd

A key issue to consider is the effect that the construction activity will have on existing users,
and care will have to be taken to ensure that the recreational market in particular is not
displaced away from Bridlington to other locations on a permanent basis.
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10 Likely benefits and impacts

10.1 Benefits

A review of documentation relating to the regeneration of Bridlington (see Appendix 4 - The
Regeneration Context) suggests that the benefits of the development of a marina at
Bridlington harbour includes:

• A more attractive, vibrant, high quality, high value waterside setting for residents and
visitors, which will develop Bridlington's competitiveness as a year round visitor
destination, improve the setting for the refurbished Spa and boost the town's appeal as a
place to live

• Increasing the popularity of Bridlington as a sailing destination on the east coast, thereby
expanding Bridlington's offer to new higher spend markets

• Meeting the growing unmet demand for sailing berths on the north east coast

• Exploiting the appeal of Bridlington's location on the east coast sailing circuit, due to the
sheltered position of the Harbour and its close proximity to deep water

• Enabling the harbour to better meet the needs of its existing users, including the
commercial boating operations, the Royal Yorkshire Yacht Club and the fishing industry

• Improving conditions and facilities for commercial leisure craft (existing and in the future)

• Enabling Bridlington to support high income generating events such as regattas

• Increasing the number of jobs within the local labour market and opportunities for
training. An initial estimate is that at least 28 FTE jobs will be supported by recreational
use alone of the marina

• Improving the financial performance of the harbour, ensuring that it will be viable over the
long term

• Demonstrating the commitment of the public sector to Bridlington's regeneration to
potential investors

• Improving the integration of the harbour into the core of the town centre, enhancing the
visual appeal of the town and enabling the harbour's contribution to the town centre's
regeneration. The marina project supports the regeneration of town centre scheme, and
vice versa. Evidence suggests that if the harbour were to remain severed from the town
centre, the marina would be unable to contribute significantly to Bridlington's
regeneration. By increasing the attractiveness of the area around the marina for new
business and tourism development in the future, it will be feasible to attract a scale, mix
and quality of development that otherwise would not be possible

10.2 Impacts

The main environmental impacts associated with the marina development are likely to be as
follows:

• Loss of some or all of the mudflats within the harbour, including loss of habitat and
disturbance to intertidal species

• Some loss of littoral and sub-littoral habitat, with subsequent impact on associated flora
and fauna

• Potential alteration to longshore sediment drift
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• Possible pollution risk if the Gypsy Race outfall is impounded as part of the marina
project

• Changes to sedimentation patterns within the harbour

• Increased disturbance to bird and marine populations

• Potential indirect impacts to the Flamborough Head SAC. This is a precautionary point at
this stage and will be clarified on receipt of information from the relevant environmental
organisations (see Section 3.1.4)

• Additions to the South Pier, a listed structure

• Changes to the setting of the North and South piers – both listed structures

• Changes to the townscape and visual amenity in this part of Bridlington, although this
may be a positive impact depending on the quality of design and landscaping
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Consultees

Name Organisation
Dave Eldred, Skipper Amaka Rose (Charter Boat)
Carl Brunton Amble Marina
Andrew Homes Boatshed.com (Yorkshire franchise holder)
Gary Hodgson, Vice Chairman Bridlington & Flamborough Fishermans Association
Chris Smith, Town Clerk Bridlington Town Council
Mrs J Whelan BW Marinas Ltd, Hull (Yachtbrokers)

Danish Sailing Association
Frau Schneider Deutscher Segier Verband
Tony Pockley Director, Independent Shellfisheries Association
Leanne Stockdale, Coastal Officer East Riding of Yorkshire Council
Rebecca Rayner English Heritage
Sam Kipling Environment Agency

Federation Francaise de Voile
Halifax Estate Agents, Hull

Sarah Broker, General Manager Hull Marina
John Pinchbeck, Treasurer Humber Cruising Association, Meridian Quay, Grimsby
Keith Anderson Humber Cruising Association, Meridian Quay, Grimsby
Geoff Stephenson Humber Yawl Club (Brough Haven)

Koninklijk Nederlands Watersport Verbond (Holland)
Koninkljik Belgisch Yachting Verbond (Belgium)

Mike Bill Maritime and Coastguard Agency (MCA), MRCC
Humber

Robbie Fisher, Marine Protection
Officer

Natural England

Norwegian Sailing Federation
Andrew Yates, Chairman Quay Marinas
Peter Firth, Skipper Rachel K (Charter Boat)

Riverside Properties, Hull (Estate Agents)
Dave Stanford, Operations
Manager

RNLI

Sue Campbell, Sales Agent Ron Greig Surveyors & Estate Agents, Hartlepool
Royal Norwegian Yacht Club

Matthew Simms, Marina Manager Royal Quays Marina
Peter Crooks, Regional Chairman Royal Yachting Association
Suzie Blair, Development Officer Royal Yachting Association
David Armstrong, Commodore Royal Yorkshire Yacht Club
Richard Dunk, Former Commodore Royal Yorkshire Yacht Club
Trevor Maulkin RSPB
Keith Clarkson RSPB
John Riby, Head of Engineering &
Procurement Services

Scarborough Borough Council

Martin Willis, Harbourmaster Scarborough Harbour
Patrick Ferguson South Ferriby Marina
Brian Hunt St Peter's Marina
Palmer Cockerill, Skipper Striker (Charter Boat)
Ian Rowan, Marina Supervisor Sunderland Marina
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Sue Lambert, Administrator The Yacht Harbour Association
Lesley Dale Whitby Marina
Helen Kirk Yorkshire Wildlife Trust
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1 The Regeneration Context

1.1 Introduction

The following sections highlight key points from each the documents supplied by the client
team, beginning with the rejection of the 2001 Marina proposal.

1.1 Summary of documents

1.1.1 Yorkshire Marina (Bridlington): Inspector's Report (2003)

In 2000/01 applications for the following orders were submitted:

• The Yorkshire Marina (Bridlington) (Works) Order 2000
• The Bridlington Harbour Revision Order 2000
• The Yorkshire Marina (Bridlington) Harbour Empowerment Order 2000
• The Bridlington Harbour (Constitution) Revision Order 2002

Application for the Works Order was made under the Transport and Works Act (1992 as
amended) and applications for the other three Orders were made under the Harbours Act
1964.

At the commencement of the inquiries, there were 287 objections outstanding to the Works
Order or to the Council's Orders generally, and two representations concerning them. There
were 433 expressions of support for the Works Order or for the Council's Orders generally,
plus a petition in support containing 2,069 signatures.

The main grounds of objection to the Works Order were that:

• The proposal is contrary to the relevant planning guidelines
• It is excessive in scale
• It is inappropriate in location
• It is defective in design
• It would not deliver the benefits claimed
• It would cause environmental damage
• It would adversely affect listed structures
• There is real doubt whether the development would be achieved, even if authorised

Background to the site and its surroundings
The harbour at Bridlington has grown up around a small south facing indent in the coastline,
where the Gypsey Race, a small stream, discharges into the sea. A sandy bar, known as the
Canch, forms close to the entrance to the harbour, due in part to the effect of the Gypsey
Race, and the entrance is periodically dredged.

The harbour is protected by the North Pier on its eastern side and the South Pier on its
southern side. Vessels berth against the inner face of the South Pier, on moorings within the
harbour, or in the case of fin keeled yachts, in wooden cradles approachable at half tide.

The mean spring tide range at the harbour mouth is 5 metres. The mean neap tide range is
2.4 metres. At high water mean spring tides, there are approximately 6.1 metres of water at
the harbour mouth, and at mean neap high tides approximately 4.7 metres of water.
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Much of the harbour dries during spring tides, when there is often less than 1 metre of water
at the harbour mouth at low water. At mean low water neap tides, there are a little over 2
metres of water at the harbour mouth.

The case for the council's orders - The need for change in Bridlington
Although there has been a settlement and a harbour at Bridlington for many centuries, the
development of the modern town and resort commenced in the mid 19th century, following
the opening of the railway from Hull. By the mid 20th century, Bridlington was a popular
seaside resort, attracting holiday makers from Yorkshire and the East Midlands.

English seaside tourism reduced significantly from the 1970's as the overseas package
holiday became more popular. Nevertheless, Bridlington's economic structure is dominated
by the tourism industry, which accounts for 34.8% of the jobs in the town. However, tourism
employment is often low skill, low wage and seasonal, with many jobs being offered only on
a part time basis.

At the same time, employment opportunities in the fishing industry have reduced. The fishing
industry now supports just under 100 full time equivalent jobs in Bridlington. The reduction in
traditional fishing was the largest fall at any port in the North East Sea Fisheries District.
Although there has been a positive response to the decline by increases in shell fishing, this
is a very competitive industry, and improvements to the facilities provided at Bridlington are
necessary to retain the remaining fleet.

In January 2001, unemployment in Bridlington was more than double the national level.
Vocational skills are lower than the national average and the cost to the public purse of
alleviating the socio-economic problems of Bridlington is substantial.

The plan for a marina and associated development
For almost 30 years, both private developers and public authorities have tried to develop a
marina at Bridlington as a means of uplifting the economy and image of the town.

Research demonstrates that there is an unmet market demand for a new marina. Sailing
opportunities on the east coast generally, and on the Yorkshire coast particularly, are limited.

1.1.1 Proposed Bridlington Marina and Harbour (Letter dated 7 August 2003)

In this letter, the Secretary of State (SofS) gave his decision concerning the marina proposal
of 2001. Key points are as follows:

• Overall, the SofS agrees with the Inspector that the disbenefits of the scheme outweigh
the benefits. However, he takes the view that the Inspector's summary conclusions
understate the environmental disbenefits while overplaying the potential benefits.

• Adverse impacts include loss of a very important stretch of beach, destruction of
ecological features and adverse visual impacts, damage to listed structures

• The SofS accepts that the proposed marina and landside development scheme has the
potential to significantly boost the local economy
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1.1.1 Bridlington Regeneration Partnership (September 2003) An Integrated
Development Plan for Bridlington: Yorkshire and The Humber Objective 2
Programme 2000-2006

The Vision adopted by the Bridlington Regeneration Partnership in 1996 and re-endorsed in
the review of the strategy in 2001, is of Bridlington as:

"An attractive, welcoming, safe and prosperous town which provides a range of employment
opportunities from a diverse economy, involves its community and maximises its maritime
and coastal heritage to attract business investors and to satisfy its visitors."

The rejected Yorkshire Marina Development was central to the Bridlington Integrated
Development Plan (IDP). It was designed to achieve a step change by broadening the
appeal of the resort and promoting new economic opportunities. Unemployment and overall
levels of deprivation in Bridlington are significantly above the East Riding average. Research
by Sheffield Hallam University showed that Bridlington has one of the highest rates of in-
migration by people who do not seek work. Without a major boost from a scheme such as
the Marina, the future for Bridlington was one of slow decline.

Nevertheless, on the recommendations of the Inspector, the Secretary of State for Transport
rejected the proposed Marina development on the basis that the scale of the developable
land created by the outline design for the Marina would, in the ten years it was estimated to
develop, have a detrimental effect on the town's existing business base and that the impact
on the natural and built environment would be too great. As a result of the decision to reject
the Marina development, it was necessary to reconfigure the IDP. Emphasis was moved to
improving what Bridlington already has, but with the knowledge that a step change was still
required. The IDP includes new feasibility work to advance the concept of a Marina
development that retains regional significance but which meets the Secretary of State's
reservations.

The main actions to deliver the IDP are presented in packages. These are:

• IDP Delivery Vehicle - a series of feasibility, development and study work to inform the
other packages

• East Coast Tourism and Visitor Strategy - includes the refurbishment of The Spa
• Bridlington Urban Renaissance - urban realm improvements and grants
• Specialist Business Space and Support - integrated range of premises and support
• Marine and Coastal Asset Development - establish the viability of a revised Marina

development
• Partnership Approaches Package - includes important of an IDP Manager

The Vision Statements:

1. To establish a workforce in Bridlington which has the skills and confidence to seize the
employment opportunities created by a marina and other major capital investments

1. To grow existing businesses and industries and to broaden the economic base and
increase levels of entrepreneurship

1. To create a town which, through its buildings and public spaces is unique and welcoming
and maximises use of its maritime and coastal heritage and its attractive old town

1. To enable all residents of Bridlington to benefit from the opportunities created by capital
investments, and to play an increased role in the regeneration process for the town
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1.1.1 Politics International (May 2004) Bridlington Marina: Assessment of Secretary
of State's Decision

At the end of March 2004, Politics International (PI) was asked by the East Riding of
Yorkshire Council (ERYC) to make an assessment of aspects of the reasoning that led to the
SoS's decision to refuse the Council's proposals for a marina development in Bridlington.
There were two aspects to the matters considered by PI: firstly, the policy and technical
rationale for the decision and, secondly, the underlying politics of the situation.

The report highlights how the Bridlington Regeneration Partnership has, since the mid 1990s,
sought to reverse Bridlington's decline with a key focus being to invest to shore up and
provide new opportunities for tourism in the town.
The idea of developing a marina at Bridlington has been around for nearly 30 years, and is
seen by proponents as the most effective way of making a step change in the town's
prospects. The Council-sponsored proposal for an integrated development included,

• 500 berth marina
• reclamation of 14.7 hectares of land for residential, commercial, leisure and retail

development
• refurbishment of Bridlington Spa
• facilities for modern commercial fishing
• development of a hotel

During the period when the Council's marina proposal was under active consideration there
were several important and public policy documents that PI considered relevant to this case:

• The appointment in May 2002 of Alistair Darling MP as Secretary of State for Transport,
bringing a new emphasis on cautious and incremental approaches in the wake of what
were perceived as too many high-profile failures of grand projects

• Publication in February 2003 of the "Sustainable Communities Plan" by the Deputy Prime
Minister, heralding a new direction in government thinking on regeneration

• A wider move, following EU-inspired court action against the government, towards
placing a greater emphasis on environmental consideration in all aspects of marine and
maritime policy

The report concluded that government insiders and others close to the decision making
process felt that:

• New investment in Bridlington is important
• Development that utilises the area's favourable location in terms of marine leisure and

tourism makes sense
• The plans were 'ambitious' and 'unconventional', with the scale of the plans to develop on

reclaimed land being quite unprecedented. Concern was expressed as to whether this
scale of development was 'realistically deliverable'

• Benefits were 'notional' and 'aspirational', outweighed by the disbenefits which were 'real'
and 'quantifiable'

• Government has increasingly put the marine and associated environment ahead of
commercial and other interests

• A redefined scheme could still win support, but it must demonstrate deliverability /
credibility
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1.1.1 Roger Tym & Partners (June 2004) A Strategy for Regenerating Bridlington

This report sets out a strategy for Bridlington's renaissance, highlighting the need for the
town to develop "new purposes, new ways of making money and new means of creating
jobs". The strategy acknowledges that the town is capable of all these things, but that the
market cannot deliver them without help.

One of the most important lessons from the public inquiry into the rejected marina
development was that any future proposal for a marina would need to be part of, and justified
by, a wider strategy for the town, rooted in a fully evidenced understanding of Bridlington's
needs and potential. Another important lesson was the need to work in partnership with the
town's vested interests.
This study was commissioned alongside other, separately contracted, studies which are
reviewed in the following sections. These reports were:

• A Marina Feasibility Study (Scott Wilson)
• Bridlington Tourism Study (Roger Tym & Partners with Geoff Broom Associates)
• A Business Premises Study (Drivers Jonas)
• Bridlington Spa Feasibility & Market Appraisal Study (Pan-Leisure)
• Leisure World Feasibility & Market Appraisal Study (Pan-Leisure)
• Transport Study (WSP)

A 'step change' in Bridlington's fortunes is required as the town under-performs: there are
high and persistent levels of unemployment, average incomes are low, in large parts of the
central area property is under-used, used sub-optimally or poorly maintained, the town centre
fails to capture a significant share of the leisure and shopping spending of its residents; and
the profitability of much of the local tourism industry is too marginal to permit needed renewal
investment.

The focus is on major capital projects to deliver change, rather than 'soft interventions' such
as training and business development. The redevelopment of the harbour and creation of a
marina could therefore provide one of the major steps needed to achieve the regeneration of
the town.

This report examines the reasons for the refusal of the Marina development, noting that the
Inspector did not question that the marina, together with the development of the land in
conjunction with it (which included the refurbishment of the Spa and the development of a
100 bedroom three-starred hotel to support it), could produce the economic benefits claimed
for it. However, the Inspector also noted that the major share of the economic benefits would
arise from the development proposals on the 14 hectares of land to be created alongside the
Marina. The basic principle is that the benefits a marina generates will need to be very
substantially greater than the costs.

The Regeneration Strategy puts forward the following vision:

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

This vision puts the emphasis on a growing market, for the town: those who live and work
and run businesses in Bridlington and should look to it to meet all but their higher order
shopping, leisure and cultural needs. Making Bridlington a much nicer place to live will also
make Bridlington a nicer place to visit. The evidence shows that this is the easiest, least risk
way of improving the value of tourism to the economy.
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The overarching objective for regenerating Bridlington is to create the missing well-being:
creating enough jobs to bring the labour market into balance and raising incomes so that
they are in line with the regional average.

The candidate projects for achieving the vision and objectives of the Regeneration Strategy
that are proposed in the report were:
1. Marina
1. Redevelopment within the town centre
1. Access and parking improvements
1. Public realm scheme
1. Business space
1. Spa refurbishment
1. Leisure World refurbishment
1. A range of options targeted at the tourism sector (e.g. business support, marketing)
1. Public art (perhaps as part of the public realm scheme)

The Marina Feasibility Study (produced by Scott Wilson in conjunction with the Regeneration
Strategy) concluded that that there is sufficient demand for a 500 berth marina. As a result, a
key proposal in the Regeneration Strategy is for the development of a 500 berth marina,
impounding with a single lock both the marina and the harbour.

1.1.1 Scott Wilson KBR (July 2004) Bridlington Marina Feasibility Study Stage 1

This report presents the findings of the Stage 1 Feasibility Study for a proposed Marina at
Bridlington. It was undertaken in parallel with, and in support of, a wider study of issues
concerned with the regeneration of Bridlington led by Roger Tym & Partners. The study
assumes that the marina is a given requirement, and addresses the question of how best to
implement it.

A review was undertaken of the reasons for the rejection of the 2001 proposal at the planning
inquiry. The key issues were:

• Proposals to abut the South Pier on its south side within the reclamation works were not
acceptable. New alternatives are required for dealing with the listed piers that will satisfy
an inquiry

• The large beach area that would be lost to reclamation was not acceptable. New
proposals are required that will not take up so much of the beach, or evidence required
that the beach is not used as much as was believed

• Development proposals were not adequately detailed. Integration of development
proposals with the marina wet side is required, with details and landscape / architectural
treatment shown

From the review of the various design reports and proposals the following additional negative
issue was identified which was not brought up in any detail at the inquiry:

• The proposal would leave the existing harbour without a future - no commercial fishing,
few moorings and only summer commercial boat trips. This would tend to worsen the
economic situation of the harbour

A review was also undertaken of the facilities of the existing harbour. The main issues were:

• The mud berths in the harbour are unattractive to visitors and to many boat owners
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• The commercial fishing operation is currently successful and employs a significant
number of people, but is jeopardised by lack of space for access, and storage

• The public interest/tourism attraction of the harbour is under-utilised due to lack of formal
display arrangements

• There is a safety problem with current harbour operations on the South Pier, which is
being damaged by operation of heavy goods vehicles

• Some of the harbour structures are in a poor state of repair
• The harbour commissioners are responsible for the financial aspects of the harbour and

may not have the resources to undertake substantial development
• The existing harbour cannot accommodate both a new marina and an enhanced fishing

facility, unless the marina is very small in scale
• The existing harbour cannot be upgraded in terms of tidal access without an extension
• It is concluded that the Regeneration Master Plan should incorporate an upgrade of the

fishing facilities. This will require a study and agreement with Bridlington Harbour
Commissioners (BHC)

Scott Wilson estimated prospective demand for moorings, concluding that there is a case for
500 berths. Demand is a combination of:

• Demand arising from existing users of the harbour (about 50 berths)
• Boats relocating to the proposed marina as a direct result of its more convenient location

(about 70 berths)
• Boat owners attracted to the proposed marina by a combination of the good boating

conditions, range of support facilities and the high standard of management (around 120
berths)

• Forecast growth in demand for berths arising in the wider region (up to 380 berths to
2008 and considerably more after this date)

• Visiting cruisers, which would increase with the addition of marina facilities at Bridlington
• Latent demand - including the opportunity with a marina to run more events

1.1.1 Roger Tym & Partners with Geoff Broom Associates (July 2004) Bridlington
Tourism Study

The Tourism Study was prepared to provide specialist input into the wider Regeneration
Strategy.

Bridlington received an estimated 310,000 staying visitors in 2002, almost all of whom were
from the UK and most of the trips were holiday trips. In addition to the staying visitors,
Bridlington received 2.1 million tourism day visits from home. Only 746 jobs (35%) were in
the 'core' accommodation and attraction sectors. Bridlington has about half as many jobs
supported by tourism as the neighbouring resort of Scarborough. Like many other UK
seaside resorts, Bridlington typically attracts a less affluent older market or families with
children, making repeat visits in the peak summer season.

Bridlington and its immediate surroundings has a variety of attractions covering heritage
(Sewerby Hall, Bayle Museum), general entertainment (the North Promenade Fairground,
Leisure World) and natural attractions (Flamborough Head Heritage Coast and the RSPB
reserve at Bempton). In addition to informal activities for visitors at the resort (walking,
cycling etc.), activities include golf, bowls, sub-aqua diving, angling and boating. Events form
an important role for tourism and Bridlington hosts a considerable number of events, many of
which are at Bridlington Spa or Sewerby Hall.

The main elements of the built environment are the North and South Promenades, the
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Harbour area, Town Centre and Old Town.

The working harbour area provides a focus of year-round activity, with 127 drying berths
accessible three hours either side of high water, and has a limited range of supporting
facilities. The harbour is the departure point for a number of leisure boat and angling trips,
and also accommodates the Beside the Seaside Museum, and the Bridlington Harbour
Museum.

Investment of around £2 million (1998-2001) recently saw the reclamation and development
of the Clough Hole area at the North West corner of the harbour, along with environmental
refurbishment of the northern harbour side embankment, creating viewing and seating areas
for this busy area overlooking the harbour.  The northern part of the harbour area extends to
the Esplanade, which accommodates bars, cafes, the Forum Leisure Complex (cinema, 10
pin bowling, etc.), the adjacent North Promenade Funfair, many amusement arcades, and
leads  towards Leisureworld. This area provides a concentration of facilities for the summer
visitor to Bridlington, although the presentation is mixed and the seasonal nature of business
gives a poor out-of-season environment.

Uncertainties about the future of tourism at the resort are the result of the decline in the main
markets serving Bridlington (i.e. long holidays) and its limited success in attracting tourism
growth markets. Key issues facing the town in tourism terms include its poor presentation, its
peripheral location, the dominance of relatively low value self-catering accommodation, the
lack of a retail or catering range to adequately meet visitor demand and the lack of any
obvious connection between the Old Town and the promenades / harbour.

The Tourism Study concludes that tourism development in Bridlington needs to be
accompanied by a wider regeneration process in order to increase the prosperity of residents
and stimulate the necessary private sector investment. The character of Bridlington and its
high quality natural marine and countryside environments will provide a foundation for
developing tourism.

Although the first proposals were unsuccessful, public meetings and consultations show
clearly that there is clearly a desire to pursue a revised marina development, to include the
existing harbour and create additional berths to the south. The development will also create
additional land, with the potential to use this to:

• Provide better facilities for the working fishing fleet
• Develop land for marine industry suppliers
• Develop land for other purposes, such as a new hotel, an outdoor performance space for

the Spa, watersports facilities, retail, catering, new attraction space etc.

Bridlington harbour currently has 127 moorings, of which 58 are leisure moorings and 69
used by the fishing fleet. The proposed marina development will generate a specific set of
impacts from:

• Maintenance and upkeep of boats in the marina
• Day spending by owners and crew
• Spending by overnight visiting boats
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The marina is seen as the catalyst for a set of physical changes needed to uplift the town’s
profile as a destination, enabling the local authority and its partners to attract new audiences
to Bridlington. Importantly, the marina will enable a new conference hotel development and
space for new retail and eating out. It is important to understand the market conditions that
will guide the harbour development, and to prepare a robust assessment of the business
case for investing public sums in the regeneration proposals at the harbour.

1.1.1 Drivers Jonas (2004) Business Premises Study

The Integrated Development Plan (IDP) for Bridlington produced in September 2003 contains
proposals for the development and refurbishment of premises in the Bridlington area. The
purpose of this study is to confirm the suitability / fit of the IDP business premises proposals
with regard to the market and other conditions.

Bridlington's location impacts on business performance and demand as follows:

• A coastal town with "half a catchment" area
• Some 45 miles from the M62 on a single carriageway
• A journey time of about an hour
• Not on the route to another town / city - no through or passing trade

Business space substantially serves a local market.

Property market values in Bridlington (rent and capital value) are low - a symptom of low
demand.

1.1.1 Pan-Leisure Consulting Ltd (July 2004) Bridlington Spa Feasibility and Market
Appraisal Study

Pan-Leisure Consulting (supported by Drivers Jonas and FaulknerBrowns) were
commissioned to undertake a feasibility and market appraisal for Bridlington Spa, in order to
contribute to the wider regeneration strategy co-ordinated by Roger Tym & Partners.

Bridlington Spa is located to the south of Bridlington town centre on South Marine Drive. The
site occupies a prominent position on the seafront, close to the harbour. The Spa, along with
the redeveloped marina, are seen as key to the regeneration success of Bridlington.

Seven possible development scenarios were considered as part of the evaluation.

• Option 1 Do nothing
• Option 2 Minor refurbishment
• Option 3 Minor refurbishment “Plus”
• Option 4 Re-use of existing space
• Option 5 Major refurbishment and extension of existing building
• Option 6 New build (same site)
• Option 7 Sale

Option 4 was selected as the preferred option.

The research and consultation process that informed this plan confirmed the importance of
the Spa as a feature within Bridlington - The “landmark” status conferred on the building is
important not only to the resident community but as a “statement” of ambition by the town
which fits well with the development plans for the town centre and marina.
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1.1.1 East Riding Yorkshire Council, Pan-Leisure Consulting Ltd (July 2004) Leisure
World Feasibility and Market Appraisal Study

Pan-Leisure Consulting (supported by Drivers Jonas and FaulknerBrowns) were
commissioned to undertake a feasibility and market appraisal for Leisure World, in order to
contribute to the wider regeneration strategy co-ordinated by Roger Tym & Partners.

Leisure World occupies a prominent position on the seafront within Bridlington town centre
with good access to the site through the main town. Both Bridlington Spa and Leisure World
are anticipated to play important roles in the regeneration of Bridlington.

The general market analysis conducted as part of this study concluded that the importance of
tourism to the local and regional economy as part of a mixed economy is clearly illustrated,
but that the implementation of continuous improvements to both tourism product and
services is crucial if Bridlington is to maintain market share in the coming years.

1.1.1 WSP (October 2004) Bridlington Integrated Development Plan Transport Study
Final Report

WSP was commissioned in December 2003 to carry out a transport study of Bridlington to
provide input to the development of the Bridlington Integrated Development Plan (IDP).

WSP identified six main objectives for transport improvements in Bridlington. These
objectives aimed to address the obstacles to the town’s economic recovery and long term
prosperity imposed by access constraints and the impact of the ‘seasonal’ surge’ are central
parts of the Regeneration Strategy. The objectives are set out below:

1. To improve the town centre environment and promote sustainable transport modes
1. To manage the seasonal surge in traffic
1. To remove through traffic from the town centre
1. To improve links between the town centre and the rest of town
1. Reduce time spent on the highway network
1. To improve the standard of car parking provision

1.1.1 Sea Fish Industry Authority (September 2004) The Bridlington Shellfishery - A
Sustainable Future

The overall aim of this report is to recommend steps that can be taken to help generate
business in the Bridlington fish industry. At the time the report was written, there was an
active fleet of 30 vessels fishing from the port of Bridlington, 60% of which were under ten
metres in length.

Stakeholders consulted during this study believed transport links to Bridlington to be poor,
although Bridlington is on the rail network and about an hour's drive to the M62. Most of
those interviewed regarded the basic infrastructure and onshore facilities at the port to be
very poor, and inadequate for purpose (although some improvements have been made since
this report was written, including increased chilled holding and storage facilities at the end of
the south pier).

The report concludes that the proposed marina development would have a huge impact on
the fishing industry. There is disagreement amongst fishermen as to whether it is an
opportunity, with the development possibly providing a much-needed impetus to improve
local onshore infrastructure, or a threat to their space and prominence on the harbour.
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The report suggests that it is clear that the existing harbour cannot accommodate a new
marina and the current fishing fleet. While the marina development may result in improved
facilities and greater links between tourism and fishing, there is also potential for conflict
between the two sectors. The report therefore recommends that the local fishing industry be
fully involved in developing any future proposal regarding a marina development.

1.1.1 Yorkshire Forward (2005) Bridlington Urban Renaissance Town Charter

The Charter consists of two parts - the Vision and the Framework.

The Vision
The urban renaissance of Bridlington is focused on contributing to the transformation of the
town from a traditional seaside summer resort, into a more sustainable town, a destination
which appeals to a broader profile of people wanting to live, work, invest in, visit and revisit
the town.

The urban renaissance vision is the same as that put forward in the Regeneration Strategy,
i.e.:

"Bridlington; a nice place to live by the Seaside - Visitors Welcome"

The Framework
The framework is based on three overarching principles:

• Strengthening the identity of the Town Centre
• Improving the quality of the town offer - its townscape, landscape, environment, heritage,

and cultural assets and resources for locals and visitors, and
• Making connections to key areas, resources and facilities to enable access, exploration

and appreciation of the town's qualities

The framework proposes that the Town Centre should be the focus of Bridlington's social
and economic viability. Reuniting the Town Centre to the sea through reorganization of public
space, and built form along the harbour front, rationalization of vehicle circulation and re-
construction around along the Gypsey Race watercourse will integrate the Station Area with
the Town Centre, and anchor the town to its waterfront, harbour and any proposed Marina to
celebrate the value of the Town Centre's coastal location.

Key to improving the quality of the town offer is waterfront development. The report states
that a Marina style development would offer significant potential for the greater regeneration
of Bridlington, providing additional jobs, training for jobs, additional homes and businesses,
recreation, leisure and retail, renewed confidence and investment in Bridlington and an
improved seaside quality of environment. A Marina should be integrated with the Town
Centre and the harbour to create a contiguous waterside development through a variety of
built form, integration of leisure boating with development in the form of articulated water
edges (quays), and through provision of public space along the waterfront, Above all, the
Marina should be for the use and enjoyment of the residents and visitors of Bridlington.

The report also sets out a set of principles within which the proposed Marina should be
developed.
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1.1.1 East Riding of Yorkshire Council (July 2005) Provisional Second Local
Transport Plan 2006-2011

The Bridlington Integrated Transport Plan represents a key element of a wider Regeneration
Strategy for Bridlington. The Executive Summary highlights some of the key transport
problems facing Bridlington:
Transport issues play a large part in many of the problems that Bridlington currently
experiences and has a large part to play in unlocking the potential for the regeneration in the
town. The seasonal increase in visitors during the peak season, weekends and school
holidays, results in up to a 60% increase in traffic, which stifles the functionality of the town.
This has an effect on the commercial function of the town centre and the operation of
businesses as well as making it less attractive for local residents to use the town.

As part of the IDP development process, the study team identified six main objectives for
transport improvements in Bridlington. These objectives aimed to address the obstacles to
the town's economic recovery and long term prosperity imposed by the access constraints
and the impact of the 'seasonal surge' are central parts of the Regeneration Strategy. The
objectives are:

• To improve the Town Centre environment and promote sustainable transport modes
• Manage the seasonal surge in traffic
• Remove traffic from the Town Centre
• To improve links between the Town Centre and the rest of Town
• Reduce time spent on the highway network
• Improve the standard of car parking provision

1.1.1 Atkins on behalf of East Riding of Yorkshire Council (February 2006)
Bridlington Area Action Plan - Retail and Leisure Study. Summary of Interim
Findings

This report contains an assessment of:

• Comparison retail sector
• Convenience retail sector
• Commercial leisure sector
• Other retail issues

The assessment of current patterns of comparison (non-food) and convenience (food)
spending was based on a comprehensive telephone survey of 1,000 households resident in
six zones encompassing the overall catchment area (OCA) for Bridlington.

1.1.1 East Riding of Yorkshire Council (July 2006) East Riding of Yorkshire Local
Development Framework - Bridlington Area Action Plan Issues and Options
Consultation Report

This report is the first step in the formal process of preparing the Bridlington Area Action Plan
(AAP). The Bridlington AAP will be one of the statutory development plan documents that will
make up the East Riding Local Development Framework (LDF) under the Planning &
Compulsory Purchase Act 2004.

The task of the Bridlington AAP is to put in place the planning policies that are needed to:

• Deliver the Regeneration Strategy for Bridlington
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• Meet Bridlington's other land and development needs
• Ensure that all development in Bridlington achieves the highest feasible standards of

design and sustainability

The Bridlington AAP will be a new style 'spatial plan'. The requirements for a spatial plan are
set by the Planning and Compulsory Purchase Act 2004. As such it will:
• Set the economic, social and environmental objectives for change in Bridlington over the

period to 2016 where these relate to the use and development of land
• Set out the policies for the use and development of land to satisfy these objectives
• Set the criteria for judging whether proposals for development meet the objectives and

comply with policy

One of the main purposes of the Area Action Plan is to put in place the policies needed to
achieve the objectives set by Bridlington's Regeneration Strategy and help deliver the
aspirations of the Town Charter.

Taking into account recent trends in tourism as well as Bridlington's strengths in the market
suggest that the town's prospects in tourism rest on:

• Developing the strengths in the conference, exhibition and events markets (the rationale
for the Spa refurbishment and for the marina)

• Exploiting Bridlington's heritage interests and assets (including the Old Town, Sewerby
Hall and the Harbour)

• Attracting the scale and quality of hotel accommodation needed to support the growth in
the conference, exhibition and events markets

• Growing and developing the water sports and events offer (part of the rational for the
marina) and

• Accommodating the core seaside day visitor markets in particular in ways that assist, and
do not impinge adversely on, the town's ability to work well for its established residential
and business communities

The AAP's strategic issues and options are:

1. The Vision for Bridlington - the preferred option is that proposed in the Council's
Regeneration Strategy, i.e. Bridlington: a great place to live by the seaside! Visitors welcome!

2. The Regeneration of Bridlington Town Centre - the preferred option is an integrated
package of development and improvement schemes in the town centre. This includes
a major retail- and lifestyle housing-led redevelopment scheme and a regenerated Harbour
area including a new marina.

3. The Role of the Harbour - The Scott Wilson report showed that the Harbour has significant
potential as part of a larger marina scheme, and therefore that the Harbour should be part of
any marina proposal. There is substantial unmet demand within the Bridlington sailing
catchment for marina berths - and the sheltered position of the Harbour and its proximity to
deep water gives it very substantial advantages for capturing this demand.

The Council's preferred option, given the evidence and the objectives that follow from it, is
impounding the Harbour as part of a larger marina scheme coupled with sensitive
development and redevelopment to enhance the Harbour and improve connections with the
town centre.
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4. Tourism in Bridlington - The Council's preferred option is an integrated package of
improvements, new developments and changes in policy as follows: A new marina combined
with the impoundment of the Harbour - to improve the facilities for the Harbour's users
(commercial boat trip operators, the fishing industry, Yacht Club and existing berth holders),
to accommodate the demand for further berths (up to 500 in total, aimed particularly at
sailing boats), to meet the land side needs of the Harbour and marina including the possibility
of land for a hotel linked to the Spa

1.1.1 East Riding of Yorkshire Council, Yorkshire Forward (March 2007, modified
June 07 to reflect comments received) Regenerating Bridlington: The Town
Centre Scheme STRICTLY CONFIDENTIAL

This report sets out the information required by the Council and Yorkshire Forward to decide
whether, and on what basis, to commit to proceeding with the preparation of the town centre
scheme for procurement and delivery. The report assumes the Marina will be delivered and
that the physical ' join' between the two schemes will be fixed - even if the two schemes
proceed on different timetables.

1.1.1 Roger Tym & Partners, West 8 (July 2007) Bridlington Town Centre
Supplementary Planning Document Working Draft

This Supplementary Planning Document sets out the detailed guidance to support the
delivery of the Bridlington Town Centre Area Action Plan, and provides supplementary
guidance on the design and delivery of the Marina.

The SPD covers a number of areas, including:

• the design analysis of the built environment in the Town Centre which provides the
rationale for the detailed guidance set out in the SPD and the design justification for the
siting of the town centre scheme and Marina footprint

• guidance on the design of the Marina
• guidance on the delivery of development in the Town Centre

The AAP recognises that there are some sensitivities in respect of the Harbour's listed
structures and the affected areas of beach.

1.1.1 East Riding of Yorkshire Council (August 2007) Joint Scoping Report East
Riding of Yorkshire Council: Bridlington Area Action Plan and Supplementary
Planning Documents Sustainability Appraisal

This document is the Joint Scoping Report for the combined Sustainability Appraisal (SA)
and Strategic Environmental Assessment (SEA) of the Bridlington Area Action Plan (AAP)
and the accompanying Supplementary Planning Documents (SPDs) being developed by
East Riding of Yorkshire Council (ERYC). It documents both the nature of the proposed
issues to be considered, and the methodology to be applied, in the SA/SEA, and how these
have been derived. Its purpose is to inform the statutory consultation bodies and other
appropriate consultees of the proposed scope, to enable them to provide comments prior to
its finalisation and application in the subsequent assessment.
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1.1.2 Roger Tym & Partners (September 2007) Bridlington Town Centre Area Action
Plan Pre-submission Draft

This Pre-submission Draft report sets out the Council's strategy and preferred options for
achieving the changes needed in the Town Centre over the period to 2016.

The major projects are:

1. The retail and housing-led Town Centre development scheme - 'Burlington Parade' - to
renew and develop the area that lies between the railway station and the Harbour.
Burlington Parade connects with the Harbour at its Bridge Street entrance to create a
new ' heart' for the Town Centre. The southern end of Burlington Parade, on the Harbour
side of the scheme, will deliver the first phase of the new Marina, providing car parking,
retailing, hotel and housing.

2. The Marina, which is to impound the Harbour and integrate it into the core of the Town
Centre, improving its value to the Town Centre as a whole, improving facilities for the
Harbour's existing users and capturing the demand for sailing berths on the East
Yorkshire coast.

3. The Town Centre Strategic Public Realm Framework, which is to enhance the Town
Centre's visual appeal

These projects are supported by a movement, access and parking strategy which will be
delivered principally by the Burlington Parade project.

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.

Water is Bridlington's greatest asset, and the historic, working harbour is a major advantage.
Its proximity to the Town Centre has the potential to benefit both. The impoundment of the
Harbour to create the Marina 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 Town Centre AAP proposes seven strategic objectives to realise the vision for
Bridlington (i.e. Bridlington: a great place to live by the seaside. Visitors welcome!):

1. Reinvigorate the Town Centre's year round 'offer' to meet the needs of its residents and
businesses

2. Integrate the Harbour with a revitalised Town Centre
3. Create a marina which includes the Harbour and integrates with the Town Centre core
4. Create a good quality, stylish new Town Centre residential offer that is attractive to a

variety of residential markets
5. Provide for a range of small business space to unlock demand in the office sector
6. Update the Spa to capture growth potential in non-seasonal entertainment and

conference markets
7. Make the Town Centre easily accessible and comfortably usable at all times of the year
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Appendix Five: Distances across the North Sea between key UK and northern 
European harbours

Port/ harbour Berwick -upon-
Tweed

Hartlepool Grimsby Kings Lynn

Esbjerg 356 340 324 330
Sylt (List) 361 331 318 333
Brunsbuettel 408 367 342 343
Helgoland 355 312 291 292
Bremerhaven 395 352 332 344
Willhelmshaven 385 342 325 336
Delfzijl 355 302 288 283
Den Helder 310 241 187 184
Ijmuiden 315 243 182 183
Schveningen 320 247 185 183
Roompotsluis 342 266 199 197
Vlissingen 341 265 198 195
Zeebrugge 337 261 190 187
Oostende 340 264 191 188
Nieuwport 347 271 201 198
Dunkerque 364 288 198 195
Source: Reeds Nautical Almanac
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Bridlington Marina Supply and DemandMain Yachting Centres around the North Sea
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