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Bridlington Town Centre Area Action Plan
Bridlington Harbour and Marina
Review of Phase 1 Development Proposal
Context
1.

This paper is one of five submitted by the East Riding of Yorkshire Council in
response to the Inspector’s provisional views on the inclusion of the Harbour Top
as part of the comprehensive Burlington Parade development scheme. The five
papers add to the evidence that is already before the Inspector. They should be
read together and with the earlier evidence.

2.

This paper (ED51) shows that it is technically feasible to accommodate the
Harbour Top development at the west end of the Harbour within a Phase 1
development to the benefit of the Harbour’s operations and finances.

3.

The other papers show:
i. an in-Harbour alternative to the AAP’s Burlington Parade and Marina
schemes would not meet the BHC’s operational or commercial objectives
(ED52);
ii. the viability of Burlington Parade and the benefits it will deliver for the
established shopping core are dependent on the development of the
Harbour Top (ED53);
iii. the Harbour Top and Marina developments will cause no substantial harm
to the significance of the heritage assets but will instead secure their
optimal viable use and deliver substantial public benefits (ED55); and
iv. the Harbour Top is an essential part of the AAP’s positive strategy for
meeting the Town Centre’s objectively assessed needs, and is justified,
effective and consistent with national policy (ED50).

Introduction
4.

I am Michael Kent, an Associate Director with LeighFisher, a specialist technical
management consultancy company owned by Jacobs Engineering Inc.

5.

I am qualified in Civil & Structural Engineering (BSc (Hons) UMIST, 1983) and a
Chartered Civil Engineer (MICE CEng).

6.

With over 28 years experience of the construction industry, I have practical
experience of heavy civil engineering construction. I worked for a major
contractor for 14 years on a wide variety of projects, responsible for project
planning, supervision and management. For the past 14 years I have worked for
an engineering consultancy and been responsible for the formulation,
justification, planning, procurement and implementation of major schemes.

7.

I have experience of project delivery through PPP/PFI, Design & Build,
Construction Management and Traditional contracts. I also have extensive risk
management experience, which includes undertaking risk based reviews of
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major projects, and have prepared lifecycle cost estimates for several major
schemes.
8.

I have provided advice at a senior level to several nationally important projects
such as Heathrow Express, Thameslink 2000 and the Royal Navy’s new Aircraft
Carrier programme.

9.

I have recent experience of harbour developments. Of particular relevance to
Bridlington is my experience of the Greystones Harbour scheme in County
Wicklow, Ireland, which I have advised on for 10 years. A €300M landmark
waterfront development, the Greystones project includes a new harbour (on the
site of a smaller existing harbour), coastal protection works, 240 berth yachting
marina, a residential and commercial development, high quality public realm, a
landscaped coastal park and community facilities. I undertook a detailed
feasibility and option study to identify a financially viable solution and managed
the procurement process. Following planning approval, construction work
commenced in January 2008 when I was appointed the Authority’s
Representative. This required the review of design proposals and method
statements, monitoring progress and certification of design and construction
works in accordance with the contract. The main marine construction works
were completed in November 2011.

Background
10. I was one of the Jacobs and LeighFisher team appointed in June 2011 by East
Riding of Yorkshire Council (ERoYC), in conjunction with Bridlington Harbour
Commissioners (BHC), to report on the viability of the proposed harbour and
marina development. This included an assessment of the impact of the
construction of the new development on the operation of the harbour, together
with the commercial impact on the harbour business. In addition, an assessment
of the long term viability of the proposed marina was required. A high level
assessment of the technical feasibility of the proposed scheme was also
required, together with a review of construction programme and phasing options.
11. Draft reports were provided to ERoYC and BHC. These reports remain
incomplete pending a formal response from BHC.
Additional Evidence
12. ERoYC requested additional evidence regarding the impact of the proposed
Harbour and Marina scheme on the harbour’s existing operations. In particular,
further information was required on the likely construction work and potential
impact on harbour operation and revenues associated with the development of
the “Harbour Top” area, a key component of the proposed first phase of the
harbour and marina project and Burlington Parade scheme.
13. In carrying out this assessment I have considered:
i. The draft Jacobs Technical Report (Sep 2011) and draft LeighFisher
Reports (B1692000/LF/R01 and B1692000/LF/R02) prepared for ERoYC
and BHC (ED29);
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ii. The evidence provided by BHC; and
iii. The detailed phasing and operational impacts of the proposed Phase 1.
14. My additional evidence is presented as follows:
i. A brief description of the proposed Phase 1 development, including the
Harbour Top area at the West end of the existing harbour.
ii. An assessment of the impact of the construction of Phase 1 on harbour
operations
iii. An assessment of the impact of the Phase 1 construction on harbour
finances
iv. A brief description of two Phase 1 design alternatives
v. A summary of the land ownership issues
vi. A summary of my findings
vii. A detailed report on the proposed Phase 1 / Harbour Top Development
supporting my evidence is provided as Appendix A.
Phase 1 Development
15. In order to assess the impact of undertaking a separate first phase on the
operation of the harbour, I considered the construction of an indicative Phase 1
development. This was based on an illustrative first phase of the harbour and
marina development, which could reasonably be undertaken as a standalone
Phase 1 development, including:


land reclamation works at the West End of the harbour; including the
relocation/replacement of existing operational facilities;



consolidation of the land holdings and reconfiguration of land uses on these
sites;



improvement works at the West End, including a new multi-storey car park,
hotel and retail development (the Harbour Top); and



upgrading of the tourist boat operating area to the east of the existing Crane
Wharf Jetty (if required to provide wave attenuation within the harbour).

16. LeighFisher report B1692000/LF/R3 (Appendix A) provides details of proposed
Phase 1 development, together with a detailed assessment of the construction
sequencing and operational and financial impacts.
17. By phasing the development, some commercial property receipts may be
realised before the overall scheme is completed. Consequently, this would
reduce the peak public funding requirement for the harbour and marina
development.
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Impact of Phase 1 Construction on Harbour Operations
18. Phase 1 construction works would include relocation of the Harbourmaster’s
Office, Vessel Maintenance Facility (VMF) and warehousing, closure of the
Lawrence Complex, demolition and site clearance works, land reclamation and
property development including new multi-storey car park.
19. To minimise disruption and maintain daily operations, Phase 1 would have to be
undertaken as a series of work stages, which would take a total of approximately
one year to complete:
 Stage 1: Enabling Works
 Stage 2: New Quay Construction and Land Reclamation
 Stage 3: Creation of a New Site Access for New Development
 Stage 4: Commercial Development
20. Traffic management measures would be implemented to mitigate the impact of
construction traffic on the harbour and the town centre. However, operational
access could be maintained throughout the construction to mitigate potential
disruption to the current operation of the harbour.
21. Based on my review, I believe the construction of the Phase 1 works is
technically feasible and can be delivered whilst maintaining harbour operations.
Financial Impact of Phase 1
22. Appendix 1 details the main financial impacts associated with Phase 1, which
would primarily affect revenues from car parking, harbour accommodation and
moorings.
Car Parking
23. The construction process would disrupt the current Harbour parking operation.
However, careful sequencing of the works, the proposed transfer of Council
owned car park area to BHC and the creation of temporary parking following
land reclamation would all ensure there was no overall loss of parking revenue
as a result of Phase 1. The completed Phase 1 development is estimated to
increase car park revenues by c. £95k per annum.
Harbour Accommodation
24. Office, VMF and warehousing facilities would all be relocated to temporary or
permanent facilities prior to undertaking demolition works. Lawrence Complex
tenants might need to be relocated to facilities in the town centre until new
facilities were made available and compensation to these tenants and BHC
could be considered as part of Council’s capital investment in Phase 1.
Revenue of c. £55k per annum will be lost on demolition of the Lawrence
Complex. Some of this revenue will be replaced through the provision of new
accommodation in the new development; a conservative allowance of £25k per
annum rental income is assumed for this.
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25. Current charges paid by the Harbour to the Council for lease of the fishermen’s
warehouses and the easement through the Council site for access to Clough
Hole would cease and represent a cost saving to BHC of c. £35k per annum.
26. An allowance for increased operating costs of £10k per annum is assumed, to
allow for unknown operational issues.
Harbour Moorings
27. I estimate that three existing rows of moorings will either be lost or need to be
relocated to accommodate the works and provide sufficient clearance to the
quayside for reflected waves. This will reduce mooring capacity by
approximately 34 smaller sized boats. Theoretically, this would lead to a
potential loss of mooring revenue, estimated at the equivalent of c. £12k per
annum, or a total of approximately £52k over the duration of the Phase 1
development. However, potentially there is sufficient water space elsewhere in
the harbour for these moorings to be relocated. My assessment allows for the
worst case scenario of a full loss of revenue from these moorings.
28. I understand BHC is currently developing a scheme that will provide 66 berths on
floating pontoons, to be located in the vicinity of the affected moorings but
outside the proposed Phase 1 works. This will require the loss of the three
affected rows of moorings in any case. Conservatively, this has not been
included in my assessment.
Overall Impact
29. During the construction of Phase 1, I estimate the impact on overall cash flow is
broadly neutral, with net reductions in revenue in some stages offset by net
increases in other stages, depending on revenue from temporary car parking.
30. If temporary parking revenues could not be realised, then I estimate cash flow
would be negative until completion of Phase 1. However, I estimate that once
the new development is completed, BHC would benefit from increased car
parking provision and revenue, as well as improved facilities.
31. The net overall financial impact of the Phase 1 construction process would
depend on the timing of the works, particularly the commercial development, but
I estimate the Phase 1 works should be beneficial overall to the Harbour
revenues by c. £88k per annum.
32. I understand that the Council proposes to reimburse BHC for net losses in
revenue due to the construction works, should they arise.
Design Alternatives
33. The report contained as Appendix A describes two alternative options to provide
additional Land Reclamation, if required, which I believe could be included in
Phase 1:
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Option 1 would infill part of the area bounded by the South Pier and the
vehicle ramp leading down to the beach. This could be constructed with
minimal disruption to the harbour operation, prior to the in-harbour land
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reclamation. This would have the additional benefit of providing increased
flood protection to the south west harbour area and the Spa.


Option 2 would extend the northern boundary of the proposed reclamation
area by 35-40m to the east, increasing the area of reclaimed land for
multipurpose use at the West End. This would reduce the area of water in
the harbour and would have to be accommodated by modified marina
pontoon layouts.

34. Both of these options would create extra dry-side areas for harbour operational
and parking use, which would be of added benefit to the harbour.
35. These alternative options could be adopted if the detailed design of Phase 1
identified that there was a requirement for additional land area as part of the first
phase of the development.
36. Both of these options increase the visual impact of Phase 1 on the listed South
Pier and would only be worthwhile considering if shown to be necessary by
design development.
Land Ownership
37. Land ownership and assembly would need to be resolved prior to development.
The Phase 1 development spans sites currently owned by East Riding of
Yorkshire Council and Bridlington Harbour. Hence, it would be necessary to
create a single site for the proposed commercial development.
Conclusions
38. I consider that the proposed first phase of the harbour and marina development,
including the Harbour Top, could reasonably be undertaken as a practical and
deliverable standalone first phase.
39. The implementation of a separate first phase would provide some risk mitigation
for funders by reducing the peak funding requirement for the development and,
hence, improve the deliverability of the scheme.
40. I consider the staging of the works and the provision of alternative
accommodation provision, temporary car parking and traffic management could
mitigate short term disruption to the Harbour business due to the construction of
proposed first phase of the development.
41. I estimate that BHC revenues could benefit from the completion of the first phase
by c. £88k per annum.

Michael Kent BSc MICE CEng
Associate Director
LeighFisher Limited
20 April 2012
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BRIDLINGTON HARBOUR AND MARINA PROJECT
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East Riding of Yorkshire Council
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Introduction

1.1

The draft Bridlington Town Centre Area Action Plan (AAP) is a key
development plan document in the Local Development Framework (LDF) and it
sets out a development strategy for the town centre and harbour area. It was
formally submitted to the Secretary of State on 21 April 2011 and requires
public examination.

1.2

As part of the examination, East Riding of Yorkshire Council (ERoYC) has
been asked to provide additional evidence of the impact of the proposed
Marina scheme on the existing commercial operations of the harbour and the
work required to develop the “Harbour Top” area, a key component of the
harbour and marina project and Burlington Parade development.

1.3

This report summarises the proposed first phase “Harbour Top” development
within Bridlington Harbour and its impact on the existing harbour operation, and
is supplementary to the technical, outline business case and outline delivery
plan reports produced in December 2011.
Context

1.4

The rationale for the marina project and the regeneration of the Harbour Top is
set out in the AAP. The proposals are consistent with previous technical
studies and design work which led to an agreed Preferred Outline Layout and
the concept of phasing the associated construction process to minimise
disruption to existing harbour commercial operations.

1.5

The phasing of the works would be crucial to the success of any major
development at the harbour. Phasing would ensure that ongoing operation of
the harbour is protected while leaving scope for future growth and development
following the construction of the new facilities.
Overall, the land-side
reconfiguration aims to improve on the current arrangements so that existing
harbour users are compensated for the disruption associated with the major
construction works required for the development.

1.6

The proposed harbour and marina development, as set out in the AAP offers
significant benefits to the harbour and town. Due to the significant cost of
constructing a new breakwater, it would not be economically viable to construct
the new main pier to the south of the existing harbour and create a tidal basin
for commercial vessels, if there was not a commitment to develop the entire
scheme and create an impounded marina within the existing harbour.

1.7

However, within the existing harbour limits, some components could be
undertaken as a standalone first phase while maintaining existing harbour
operation and these are as follows:
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land reclamation works at the West End of the harbour, including the
relocation/replacement of existing operational facilities;



consolidation of the land holdings and reconfiguration of land uses on
these sites;



improvement works at the West End, including a new multi-storey car
park, hotel and retail development (the Harbour Top); and



upgrading of the tourist boat operating area to the east of the existing
Crane Wharf Jetty (if required to provide wave attenuation within the
harbour), the scope of which has yet to be determined in detail.
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1.8

By phasing the development, some commercial property receipts may be
realised before the overall scheme is completed. Consequently, this would
reduce the peak public funding requirement for the harbour and marina
development.

1.9

Such a first phase development must not adversely affect the ongoing viability
of the harbour, as it is likely to take several years for the remainder of the
scheme to be realised due to the scale of the project. This is due to significant
procurement timelines and the length of construction period required to deliver
such a major scheme.

1.10 This report considers the impact of undertaking an early standalone first phase
development on the operation of the harbour and shows that this can be
delivered to create a positive benefit to the harbour operation.
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Phase 1 Scope

2.1

The Harbour Top development and improvement works at West End would be
a key part of the new marina development, linking the harbour with the town
centre. It is envisaged that the Harbour Top works would form part of an early
phase of the marina development.

2.2

For the purposes of this assessment, an indicative Phase 1 development has
been considered, representing a practical and deliverable first phase that would
reclaim land at the west end of the harbour and create a new enlarged site at
quay level, allowing the construction of a new multi-storey car park and new
commercial development. The area affected by the proposed Phase 1 works is
illustrated in Figure 1.

Figure 1: Phase 1 Site Location

Town
Centre
Clough
Hole

West
End

Phase 1
Site

Crane
Wharf

North
Pier
South Pier

2.3

Phase 1 would require the following construction works, which would be
implemented in a series of stages to mitigate the potential disruption to the
operation of the harbour due to the construction works:
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Relocation of the Harbourmaster’s Office and VMF facilities (potentially
located on Council Land adjacent to Clough Hole);



Relocation of warehousing facilities, potentially including the use of
interim temporary storage using ISO containers;



Closure of the Lawrence Complex;



Reconfiguration of harbour car parking;



Demolition and site clearance works;



Construction of new retaining/quay wall and slipway;



Land reclamation to create a new site at quay level in the west end area; and



A new property development, including the construction of a new multistorey car park, hotel, retail and residential development by a commercial
developer (incorporating car parking and warehousing/commercial units
at quay level for the benefit of BHC).
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Phase 1 Works Sequence

3.1

The current harbour operation would be maintained throughout the
development works. Hence closure of the West End of the harbour to
undertake the Phase 1 works is not a possibility. Therefore, Phase 1 would
have to be constructed as a series of work stages, organised to minimise
disruption to harbour operations.

3.2

For the purpose of assessing the impact on the current harbour business, it is
assumed the Phase 1 works would be carried out in four main stages:

3.3



Stage 1: Enabling Works



Stage 2: New Quay Construction and Land Reclamation



Stage 3: Creation of a New Site Access



Stage 4: Commercial Development

Such works sequencing is representative of the methodology we would expect
to be adopted by an experienced civil engineering contractor.
Stage 1:

3.4

Enabling Works

It is envisaged that the enabling works required to clear the site to make it
ready for the main construction work would be focused on vacating the West
End area. This would include:
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a.

Preparation of Council owned site to the North of the Clough Hole area,
requiring a new retaining wall;

b.

Relocation of the Harbourmaster’s Office and VMF facility to new
buildings (which may be temporary of permanent);

c.

Transfer of control of a section of the Council car park site to the Harbour,
to provide additional Harbour parking and potentially revenue;

d.

Closure of the west end area and transfer parking to expanded Clough
Hole area (see c. above);

e.

Creation of a segregated access route to the South Pier, to maintain
operational access;

f.

Creation of access route to the Chicken Run, to maintain operational
access;

g.

Erection of perimeter barrier/fencing;

h.

Vacation of moorings adjacent to site and erection of perimeter
barrier/fencing; and

i.

Closure and demolition of the Lawrence Complex and old
harbourmasters office, to clear the West End area.
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Figure 2:

Stage 1: Enabling Works
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3.5

The main operational impact of the enabling works on harbour activities would
be:


Relocation of some operational facilities;



Loss of Lawrence Complex facility and associated income;



Potential access restrictions requiring active traffic management;



Restricted access to some warehouses;



Relocation and reconfiguration of harbour car parking (with no overall
loss of car parking capacity);



Loss of moorings for small craft and some cradles to provide sufficient
working space; and



The Council would lose most of its car park area and so might consider
passing control of the entire Council owned site to the harbour at this
point, to provide increased working space (to be agreed).

Stage 2:
3.6

3.7

d. Close West
End Car Park
& Relocate

New Quay and Land Reclamation

The second stage would involve the construction of a new quayside and land
reclamation works to create a new site at quay level, including:
j.

Construction of a new retaining wall / quayside structures; and

k.

Reclamation of land to quay level by importing fill to create a level site

At this stage additional harbour works may be required elsewhere in the
harbour to provide additional wave attenuation to counteract the introduction of
a vertical quay wall. The requirement for such works would be determined
through detailed design development of the scheme at later stage, as is normal
for a development of this nature.
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Figure 3:

Stage 2a: Land Reclamation
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3.8

Construction traffic could disrupt access to the harbour so traffic management
measures to mitigate any conflicts would have to be agreed with BHC and
implemented prior to starting work. Traffic management would need to take into
account the variable nature of likely construction traffic during the construction
period and wider planning and stakeholder implications. For example, the land
reclamation works will require additional vehicle movements through the town
centre to bring materials and equipment to the site. The timing of such
movements is a matter for the planning process.

3.9

On completion of the land reclamation, the newly created site would be
available as car parking / working space for the harbour, until the new
development is undertaken. This would require:
l.

Creation of a temporary working area and/or car park for the benefit of
the harbour, until the commercial development is ready to commence.
This would require temporary surfacing of the newly levelled site.

m. Removal of the site perimeter fencing/barriers, to allow full access to the
site.
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Figure 4:

Stage 2b: Temporary Parking/Working Area
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Stage 3:

Create New Site Access

3.10 A new access route will be required into the harbour area to serve the new
development. It is envisaged that this route would pass through the Clough
Hole area, but alternative routing may be considered as part of future design
development (the detailed consideration of alternatives would normally be
undertaken at the next stage of the development process). The proposed
access route would utilise the existing car park access road off South Cliff
Road, owned by the Council. This would be extended through the Clough Hole
site, passing through the current VMF building location and buildings to the rear
of the VMF, widening the existing access to Bridge Street.
3.11 To create the access route, the route for the access road would first have to be
cleared, involving:
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n.

Reorganisation of the Clough Hole car parking;

o.

Provision of a new VMF facility;

p.

Demolition of the old VMF building;

q.

Demolition of property on Bridge Street, to clear the access route
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Figure 5:

Stage 3a: Clear Access Route
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Once the route is prepared, the new access road would be constructed
along the route illustrated below.

Figure 6:

Stage 3b: Construct New Access Road

r.

20/04/12
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11 of 31

B1692000/LF/R3

Stage 4:

Commercial Development

3.12 The final stage of Phase 1 would involve the construction of the proposed
commercial development largely on the area of reclaimed land in the West
End. It is proposed this would include a new multi-storey car park set at
quayside level, with retail units and a hotel at street level, and residential units
above. The Stage 4 works are illustrated in three steps below.
s.

To facilitate the development, some or all of the existing fishermen’s
warehouse units would be re-located to temporary buildings/containers;

t.

A site perimeter fence would be installed to secure and make safe the
site; and

u.

The existing warehouse would then be demolished, to clear the
development footprint. The extent of demolition required would depend
on the design adopted for the commercial development.

Figure 7:

Stage 4a: Clear Site for Commercial Development
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v.

Secure Site Perimeter

The area outside the development site would be made available to the
harbour for operational parking and to provide access to the South Pier
and Chicken Run jetty.

w. Once the site is clear, it would be available for a developer to undertake
the proposed car park, hotel, retail and residential scheme.
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Figure 8:

Stage 4b: Construct New Development
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v.

x.

The completion of the commercial development would provide new
warehousing facilities and space for a new chandlery. A section of the
new parking would be assigned for Harbour use.

y.

Once the new facilities were available, the temporary warehousing would
be removed and the areas made good.

Figure 9:

Stage 4c: Phase 1 Completion
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Phase 1 Alternative Design Options

4.1

In light of potential concerns regarding the provision of sufficient working and
access areas during and after the construction of Phase 1, alternative designs
increasing the scope of Phase 1 have been considered. Whilst the Phase 1
development could be progressed without these options, they may be
considered if it were necessary to mitigate detrimental effects on the operation
of the harbour due to a specific issue (such as lack of dryside space in key
areas) which becomes apparent through detailed design development.

4.2

There are two suggested options for additional land reclamation to provide
extra dry-side areas, which could be used to increase harbour operational,
parking and storage space following the first phase of any harbour
development. The additional dry-side areas would also help to retain the
support of harbour users until the new harbour is ready for occupation.
Option 1

4.3

Option 1 would undertake a modest amount of extra land reclamation to the
south of the harbour by infilling part of the area bounded by the South Pier and
the vehicle ramp which leads down to the beach. This is an area planned for
land reclamation within the main scheme and would require relatively little
additional works to bring to fruition. The extent of such reclamation would be
explored at the next stage of design development.

Figure 10: Option 1 Layout (Illustrative)
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4.4

This option would have the additional benefit of providing increased flood
protection to the south west corner of the harbour and Spa area.

4.5

It could also, perhaps, serve as a statement of future intent regarding
development of the new harbour, while at the same time softening the impact
of any future development

4.6

This option would increase the visual impact of Phase 1 on the listed South
Pier (but would be incorporated into the completed AAP scheme). Hence, the
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impact of this option on the listed piers would require consultation with English
Heritage, which would be undertaken in the context of the wider harbour and
marina scheme.
4.7

The additional reclaimed land could be used as operational space for fishing
etc. activities. This would have the benefit of providing an opportunity to
segregate working spaces from publicly accessed areas. Access over the
South Pier to the new site would be via the existing ramp at the West end of
the harbour.

4.8

To reduce disruption during the Phase 1 works, the additional reclaimed area
could be constructed first, before undertaking works in the West End area.
This would allow operational areas to be decanted onto the newly reclaimed
area, allowing unrestricted access to the South Pier and freeing up more space
for the Phase 1 construction activities.

Figure 11: Option 1 Visual Impact (Illustrative)

Option 2
4.9

Option 2 would increase the area of reclaimed land at the West End by
extending the northern boundary of the proposed reclamation area by around
35m to 40m to the east.

4.10 Although this option would reduce the area of water in the harbour and
ultimately require some modifications to the proposed marina pontoon layout, it
would provide approximately 1,500m2 of additional, multipurpose space at the
west end of the harbour for relatively little additional cost.
4.11 This option would increase the visual impact on the listed South Pier due to
Phase 1 (and within the completed AAP scheme). Hence, the impact of this
option on the listed piers would require consultation with English Heritage,
which would be undertaken in the context of the wider harbour and marina
scheme.
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Figure 12: Option 2 Layout (Illustrative)
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Figure 13: Option 2 Visual Impact (Illustrative)

Crane Wharf
4.12 The tourist boat area between the Crane Wharf Jetty and the North Pier could
also be upgraded within the existing harbour limits during Phase 1 to
incorporate wave absorption measures, subject to funding availability.
4.13 The technical need for each of these options would be tested at the next stage
of design development.
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5

Programme

5.1

Once planning, land ownership etc. issues have been resolved, it is estimated
that the Phase 1 civil engineering works would take approximately 12 months
to construct, sequenced as illustrated in the programme below.

Figure 14:

Indicative Phase 1 Civil Engineering Construction Programme

Activity

Month -4 -3

-2

-1

1

2

3

4

5

6

7

8

9 10 11 12 13 14 15 16

Procurement
Stage 1
Enabling Works & Site Clearance
Reconfigure Car Parking & Access
Relocate Moorings & Segregate Area
Relocate Harbour Office
Demolish Lawrence Complex
Stage 2
Construct Quay Wall
Land Reclamation
Stage 3
Relocate VMF
Demolition for New Site Access
Construct New Site Access
Stage 4
Install Temporary Warehouses
Demolish Old Warehouses
Start New Commercial Development

5.2

The construction of the new quay wall would be subject to tidal access, and
require permission to work outside normal hours. Once the new quayside is
completed, the remainder of the work could be constructed without restrictions
due to tidal access.

5.3

The timing of the new commercial development, including the proposed multistorey car park, would be dependent on the design adopted and market
conditions.
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6

Operational Impact

6.1

The construction of Phase 1 could disrupt the current operation of the harbour
and would require mitigation measures to minimise this disruption and maintain
operations. The operational impacts are summarised in Section 2 and
described in detail in Section 3. This section describes the main financial
impacts associated with Phase 1, which would primarily affect revenues from
car parking, harbour accommodation and moorings.
Car Parking

6.2

Car park charges are a major source of revenue for the Harbour. The
construction of Phase 1 would disrupt the current Harbour parking operation.
However, it is envisaged that the works could be sequenced to ensure there is
no overall loss of parking revenue during construction. For example, the land
reclamation works will result in the loss of 40 car parking spaces in the West
End area. It is proposed that control of roughly 50% of the existing Council car
park area will be transferred to the Harbour for car parking. This site would be
used to compensate BHC with parking lost from the West End during the land
reclamation works. Approximately 10 net additional spaces could be provided
to the Harbour through this arrangement.

6.3

On completion of the land reclamation, it is envisaged that the newly created
site will be made available to the Harbour for use as car parking and working
space. It is estimated that at least 100 temporary additional spaces could be
provided to the Harbour through this arrangement. This arrangement would
continue until a developer was selected to deliver the proposed commercial
development.

6.4

Creation of the new site access requires relocation of the VMF on the Clough
Hole site. This would make use of adjacent Council land, but is also likely to
take up some space in the Clough Hole site currently used for car parking. Car
park capacity is estimated to reduce by approximately 30 spaces as a result.

6.5

During the construction of the commercial development, the temporary car
parking on the reclaimed site would have to be reduced by around 70 spaces
to approximately 30, located along the quayside, to clear the site for
development and provide space for temporary warehousing (which might
alternatively be provided on one of the existing Clough Hole areas).

6.6

On completion of Phase 1, it is proposed that a new 300 space multi-storey car
park would be created. It is envisaged that the new parking spaces would
allocated approximately as follows:

6.7



90 for Harbour Users (Harbour controlled)



60 for Hotel Guests (Hotel controlled)



150 for Public Use (Council controlled)

On completion of the development works, any sites occupied by temporary
facilities would be made available for the provision of an increased landside
working space or additional car parking. The affect on Harbour car park
capacity at each stage of the development is summarised below.
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Table 1: Bridlington Harbour Car Parking Spaces
West End Area

Clough Hole Area

Harbour
Land

Multistorey

Harbour
Site

Council
Site *

Total

Cum.
Change

Existing

40

-

63

-

103

-

Stage 1
Enabling Works

0

-

60

53

113

+10

Stage 2
Complete Land Reclamation

100

-

60

53

213

+110

Stage 3
Create Access

100

-

30

53

183

+80

Stage 4
a. Clear Site for Development
b. Construct Development
c. Completed Development

30
30
0

90

30
30
30

53
53
53

113
113
163

+10
+10
+60

Stage

* Excludes Council Controlled Car Parking

Harbour Accommodation
6.8

The proposed Phase 1 scope and sequencing aims to minimise this disruption
by re-locating office, VMF and warehousing facilities in either temporary or
permanent facilities prior to commencing demolition works in the affected
areas.

6.9

The Harbour currently leases the fishermen’s warehouses from the Council, as
they are located on Council land. The arrangement would cease if the site
were transferred to Harbour control. In addition, the current charge for the
easement through the Council site for access to Clough Hole would also cease.

6.10 Prior to commencing any work, the existing tenants located in the Lawrence
Complex would have to relocate elsewhere in the town until facilities were
made available in the new commercial development. Compensation to these
tenants and BHC would be considered by the Council as part of the capital
investment in the Phase 1 scheme.
Moorings
6.11 The land reclamation works will encroach on the existing moorings closest to
the West End. It is estimated that three existing rows of moorings will either be
lost or have to be relocated to accommodate the works and provide sufficient
clearance to the quayside to allow for reflected waves. This will reduce the
mooring capacity by approximately 34 smaller sized boats. While there is
sufficient water space elsewhere in the harbour for these moorings to be
potentially relocated, it is assumed the revenue from these moorings will be lost
for the purposes of this assessment.
6.12 The harbour is currently developing a scheme which will provide 66 berths
moored to floating pontoons, to be located in the vicinity of the affected
moorings. We recommend this scheme is configured to accommodate the
future land reclamation works.

20/04/12

19 of 31

B1692000/LF/R3

Access and Workspace Restrictions
6.13 Access to the South Pier and Chicken Run Jetty will have to be maintained
during the construction of Phase1. This will place restrictions on the sequence
of construction.
6.14 There would be some disruption to dry-side operating spaces. It is likely that
the overall dry side area available to the harbour could be maintained through
the transfer of the existing Council car park area to the Harbour.
6.15 During the initial land reclamation works it is anticipated that use of the existing
ramp from road level to the quayside would be maintained, to provide access to
the South Pier. Access to the Chicken Run Jetty would have to be provided
from the Clough Hole area.
Figure 15:

Phase 1 Access Routes

Maintain Access
to South Pier via
Existing Ramp during
Reclamation Works

Maintain Access
to Chicken Run
Via Clough Hole

6.16 Once the land reclamation works are completed, it is envisaged that access
could be provided along the new quayside to link the South Pier to the Clough
Hole area.
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Figure 16:

Phase 1 Access following Reclamation

Maintain Access
to Chicken Run

Maintain Access
to South Pier

6.17 During construction of the new property development, access via the existing
ramp is likely to be lost, unless the ramp is incorporated into the design.
Figure 17:

Phase 1 Access During Property Development

Ramp
Access
Lost?
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6.18 It is likely that access to the South Pier could be maintained via the newly
constructed quayside at this stage. Interim access arrangements would be
taken into consideration in the design of the new development.
Alternative Design Option 1
6.19 The alternative Option 1 would create an additional new working area
alongside the existing South Pier, away from the construction site. This would
improve dryside workspace available to fishermen and provide improved
access to the South Pier.
Figure 18:

Option 1 Access

Access to
Additional Area

6.20 Access from road level to quay level would still require the use of the existing
ramp until a new route has been created across the reclaimed quayside.
Alternative Design Option 2
6.21 The alternative Option 2 would enlarge the area of land reclaimed within the
existing harbour by extending the land reclamation within the harbour
eastward. This would provide a much larger quayside area for working space,
and provide more room for access across the quayside to the South Pier.
6.22 Both Options 1 and 2 would still be reliant on providing a route across the new
quayside to provide access to the South Pier if the existing main ramp were
taken out of use as a result of the new development.
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Figure 19:
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7

Financial Impact
Principal Items

7.1

7.2

The Phase 1 scheme would affect the revenue and expenditure of the following
items:


Car Parking
o West End
o Clough Hole



Property
o Lawrence Complex
o Warehousing
o Harbourmasters Office
o VMF



Moorings

It is understand that the Council proposes to reimburse BHC for net losses in
revenue due to the construction works, should they arise. Before this is taken
into consideration, Phase 1 is estimated to have the following financial impacts
on the Harbour operation:
Car Parking

7.3

The West End car park currently produces annual receipts of approximately
£40k for 40 spaces (average revenue per space is low due to permit holder
parking – annual parking permits for fishermen cost only £80/year), This
income could be lost if the spaces were not temporarily provided elsewhere. It
is proposed to relocate these spaces to Clough Hole.

7.4

The existing Council car park has around 100 spaces. Approximately 50% of
this site would be transferred to Harbour control. It is estimated that relocating
the Harbour’s West End 40 park spaces to this site plus the retention of some
existing parking will provide a net increase in Harbour parking of 10 spaces,
which would add approximately £15k1 net per annum to Harbour car park
revenues. (NB. The Council would lose car park revenue of approximately
£135k per annum excl. VAT. Revenue was £141k incl. VAT in 2009-10 and for
the first 9 months of 2010-11 revenue was £124k incl. VAT).

7.5

On completion of the Land Reclamation, a temporary car parking facility would
be created for the benefit of the Harbour. This would add approximately 100
parking spaces, adding approximately £150k per annum to Harbour car park
revenues.

7.6

The creation of the new site access for Stage 3 will reduce the number of car
park spaces at Clough Hole by around 30 spaces. This would reduce Harbour
car park revenues by approximately £45k per annum.

7.7

During the Stage 4 commercial development, temporary parking on the
reclamation site will be reduced by around 70 spaces. This would reduce
Harbour car park revenues from the temporary site by approximately £105k per
annum.

1

Typical revenue per car parking space is estimated to be £1,500 per annum excluding VAT
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7.8

On completion of the commercial development, it is envisaged that the Council
would allocate 90 spaces in the new multi-storey car park for the Harbour, to
enhance the harbour user parking provision. This would add approximately
£135k per annum to Harbour car park revenues. It is assumed that all
temporary parking would be lost at this stage reducing revenue by c. £45k.
(There is a possibility additional surface car parking could be provided, but this
is ignored for the purposes of this assessment).
Property

7.9

Initially, tenants will have to vacate the Lawrence Complex and BHC will lose
the annual rental receipts for the Lawrence Complex (currently approximately
£55k per annum) at the outset (the provision of alternative accommodation
and/or compensation to these tenants and BHC would be considered as part of
the Council’s capital investment in Phase 1).

7.10 The Council proposes to give up the charges levied on the Harbour for the
warehouse leases and car park access, currently approximately £35k per
annum.
7.11 New retail units for a Chandlery, Café etc will be provided alongside the new
car park development for the benefit of the Harbour. The annual rental receipts
from these units will offset some of the lost revenue from the Lawrence
Complex. It is assumed the new units will be sized to provide a revenue of
approximately £25k per annum.
7.12 It is assumed the warehousing income from the completed development will be
similar to the existing revenue of £19k per annum. During the construction of
the commercial development a large portion of these facilities will be closed or
demolished, so it is assumed current revenue would be temporarily lost. A
reduced rental income of, say, £5k per annum is assumed from the provision of
temporary warehousing.
7.13 It is assumed that the final configuration would provide at least as much
warehousing as at present, producing similar annual revenue.
7.14 It is assumed that the running costs for the new Harbourmaster’s office and
VMF would be similar to the existing facilities.
7.15 An allowance of £10k per annum is included for unforeseen items/additional
running costs.
Moorings
7.16 The loss of 34 berths would reduce the Harbour’s annual mooring revenue by
approximately £11,600 (£22.69/m2 x 6m x 2.5m (typical mooring) x 34 berths)2.
7.17 Potentially, there is sufficient water space elsewhere in the harbour for these
moorings to be relocated. A worst case scenario of a full loss of revenue from
these moorings has been assumed. BHC is currently developing a scheme
which will provide 66 berths on floating pontoons, to be located in the vicinity of
the affected moorings but outside the proposed Phase 1 works. This will
require the loss of these moorings in any case.

2

This revenue may be made up by the planned new pontoons, but to make a conservative
assessment this future revenue is ignored
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Financial Impact of Each Stage
7.18 The estimated financial impact on the Harbour’s annual revenues is
summarised in Table 2 below:
Table 2: Changes to Annual Harbour Revenues (£) due to Phase 1 Development
Stage 1

Stage 2

Stage 3

Stage 4

Phase 1
Complete

£k

£k

£k

£k

£k

(40)

(40)

55
-

55
150
-

(40)
(45)
55
150
-

(40)
(45)
55
45
-

(40)
(45)
55
135

35
(55)
(10)

35
(55)
(10)

35
(55)
(10)

35
(55)
(20)
5
(10)

35
(55)
25
(10)

(12)

(12)

(12)

(12)

(12)

Balance

(27)

123

78

(42)

88

Balance excl. Temp. Car Park

(27)

(27)

(72)

(87)

88

Item

Car Parking
West End
Clough Hole
Additional Clough Hole site
Temp Reclaimed site / Quayside *
Multi-storey
Accommodation
Cancel Council Car Park Charges
Lawrence Complex rent
Warehouse revenue
Temporary warehouse revenue
New Chandlery / Café revenue
Allowance for Other Costs
Moorings
Lost moorings

* Excluded from Main Cost Modelling

7.19 As the duration of each stage is unknown at present, the above figures are
expressed as equivalents to per annum values. The financial impact would
depend on the actual length of each stage. The impact of each stage can be
estimated by multiplying the above values by the duration of each stage in
years. On completion of Phase 1, the Harbour could increase its revenue by c.
£88k per annum (ignoring potential additional quayside parking).
7.20 In addition to the above, there would be some one off effects due to the
construction activities. However, measures would be taken to ensure that the
financially important elements such as the hoist could still operate.
7.21 During the construction of Phase 1, the impact on overall cash flow is broadly
neutral, with net reductions in revenue in some stages offset by net increases
in other stages, assuming revenue from temporary car parking could be
realised. If temporary parking revenues could not be realised then cash flow
would be negative until completion of Phase 1. The net financial impact of the
construction process would depend on the timing of the works, particularly the
commercial development but the Phase 1 works are potentially beneficial
overall to the Harbour finances.
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8

Land Ownership

8.1

The proposed Phase 1 development spans sites currently owned by East
Riding of Yorkshire Council and BHC. The figure below shows land ownership
for the harbour site.

Figure 20:

8.2

Current Land Ownership (Indicative)

The current operational land areas used by BHC comprises:
(a)

freehold land, owned by BHC

(b)

land and premises leased from the Council (i.e. fishermans units), and

(c)

legal arrangements in respect of Rights of Access across Council land to
part of the BHC estate (Clough Hole).

8.3

It would be necessary to create a single site for the proposed commercial
development, preferably under the ownership of the Council as promoter of the
AAP.

8.4

The creation of the required development site for Phase 1 might be facilitated
through a land swap, with the Harbour gaining ownership of some of the
Council owned land either side of Clough Hole in exchange for an area of the
reclaimed site at the West End. Such a land swap would be configured to
ensure the Harbour would have at least as much land as at present. To
achieve this, ownership of some of the reclaimed land would remain with the
Harbour.

8.5

The diagram below shows the proposed development footprint overlaid on to
the current land ownership boundary, to illustrate the plots affected.
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Figure 21:

Illustrative Development Footprint on Current Land Ownership

Site Access
Route

*Development
Plot

*Extent of development to be agreed with BHC

ERoY Council Land

BHC Land

Land Swap Option
8.6

A land swap is proposed between Bridlington Harbour and the Council, to
assemble the plots required to allow the first phase of the development to be
undertaken. This would exchange the Council owned land in the Clough Hole
area for a development site within the West End area currently owned by the
Harbour. The aim of the land swap would be to not reduce the current land
area held by Bridlington Harbour. This arrangement would transfer ownership
of the car park/warehouse site to Bridlington Harbour and negate the need for
an easement for site access.

8.7

In order to create a new access from Bridge Street, an existing building
(containing retail units) would have to be demolished. In addition, ownership of
the building adjacent to the Clough Hole car park (occupied by Bridlington
Trawlers Ltd) may also be required to deliver Phase 1. ERoYC would
compulsorily purchase these properties if necessary to complete the land
assembly required to deliver Phase 1.

8.8

The proposed land ownership changes for Phase 1 are illustrated below. The
exact areas required would be determined following technical development
work during the next stage of the development process.
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Figure 22:

ERoY Council

20/04/12

Phase 1 Land Assembly (Indicative)
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9

Conclusions

9.1

The proposed first phase of the harbour and marina development, including the
Harbour Top, could reasonably be undertaken as a practical and deliverable
standalone first phase.

9.2

The proposed first phase of the development would include alternative
accommodation provision, temporary car parking and traffic management,
which could mitigate the short term disruption to the Harbour business.

9.3

Alternative design options are available to provide additional land areas during
Phase 1. These options increase the visual impact of Phase 1 on the listed
South Pier and would only be considered if shown to be necessary by detailed
design development.

9.4

From Stage 1 to Stage 4b the impact of the Phase 1 development on overall
harbour cash flow is broadly neutral, with net reductions in some stages offset
by net increases in other stages.

9.5

The total financial impact of the construction process would depend on the
timing of the works, particularly the commercial development. At the end of
Stage 3, when the reclamation and access works are complete and there might
be a delay prior to commencing the commercial development, the net impact
on Harbour revenues is estimated to be positive by c. £78k per annum,
provided temporary car parking is implemented.

9.6

In any case, during Phase 1 the financial risk to the harbour appears low, as
ERoYC proposes to reimburse BHC for any net losses in revenue due to
disruption from the construction works, should they arise.

9.7

In Phase 1 ERoYC would also lose control of their harbour car park, together
with the associated revenue, to the benefit of the harbour.

9.8

On completion of Phase 1, after Stage 4c, the Harbour could potentially
increase its revenue by c. £88k per annum.

9.9

Overall, the Harbour would appear to benefit from the Phase 1 works in the
long term.

20/04/12

30 of 31

B1692000/LF/R3

