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This Development Framework for the Porthcawl Regeneration Area was
adopted as Supplementary Planning Guidance (SPG) to the Bridgend
Unitary Development Plan (UDP) by the Council at its Planning and
Development Committee held on the 2nd of December 2004.
As SPG the Development Framework does not form part of the UDP
itself, and while its proposals are consistent with the relevant UDP
policies, it does not possess full statutory status as conveyed by the
provisions of the Town and Country Planning Acts. However, its status
will be that of a ‘material consideration’ in the determination of planning
applications and appeals within the relevant area.
The SPG has been prepared in the proper manner, satisfying all of the
stipulated tests contained in national planning guidance. It will therefore
be afforded ‘substantial weight’ in future planning decisions of the Local
Planning Authority, the National Assembly, and Inquiry Inspectors.
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Section 1: Purpose and scope of the Document
1.1

Unique opportunities

1.1.1 CDN Planning has been commissioned by Bridgend County Borough Council to prepare a Development
Framework for the Regeneration Area identified in the Unitary Development Plan. The area is located at the heart
of Porthcawl. Halcrow (Marina, Highways, Landscape and Engineering issues) and Alder King (market conditions
and viability) have provided additional inputs.
1.1.2 The project team is convinced that the regeneration of the foreshore and former dockland environments
provides a unique and exciting opportunity for the community to create a vibrant new focus that will create social,
economic and environmental benefits for the town itself and the wider area. The scale of the regeneration site; its
southerly outlook; its expansive views of the Bristol Channel and English coast beyond; and its relationship with the
existing town create a set of local characteristics that are unique not only in the context of Welsh seaside towns but
within the UK itself. The redevelopment of the area provides an excellent opportunity for the town to realise its
tourism potential.
1.1.3 The development framework has had regard to earlier studies but has been pursued with an independent
perspective whilst seeking to resolve community aspirations, and technical and viability considerations. This report
follows from a number of officer/member meetings, technical assessments and community engagement exercises.
These have directly influenced the preferred development option that this report is concerned with presenting and
explaining.

1.2

The Role and Benefits of the development framework

1.2.1

The development framework seeks to:







1.2.4 The Development Framework sets out the basic principles which will define the regeneration of this area of
the town and which will be instrumental in achieving quality. Specifically, it is envisaged that it will act as
Supplementary Planning Guidance (SPG) and the “spring-board” for the preparation of more detailed master-plans
for the area. The report will be a material consideration in deciding those master-plans and future planning
applications. The report is intended to define the character for the development, rather than being a rigid blue-print
in terms of specific location of individual buildings and uses, albeit some uses such as the retail store are site
specific. Guidance is provided as to what would be generally acceptable within specific areas to guide future
investment and to reinforce the delivery of:






Accessibility for all;
Community safety;
Lasting quality;
Local distinctiveness and;
Sustainability.

1.2.5 In terms of the benefits and value to be derived from good urban regeneration and design, the Commission
for Architecture and the Built Environment (CABE) and the Department of the Environment Transport and the
Regions (DETR) (now the Office of the Deputy Prime Minister (ODPM)) identified these in a joint commission titled
‘The Value of Urban Design’ (2001). We refer to these as they can provide a basis for establishing the benefits that
could flow from the development framework for Porthcawl.
1.2.6 The analytical framework developed by CABE/ODPM, is based on a clear list of possible costs and values
for urban design (See Appendix 1). Investment in regeneration and enhanced public realm, as addressed through
this report, can, as suggested in the CABE/OPDM report, be grouped together with social and environmental
aspects, which then encompasses the notion of overarching sustainable value. This development framework has
been the subject of a sustainability appraisal, in order to assess the project teams’ objective of delivering
sustainable development.

Realise the potential of Porthcawl waterfront, centre and environs, as a focus for residents, visitors, shoppers
and workers;
Retain and reinforce the positive attributes of the area and enhance its attractiveness;
Provide a flexible framework for both public and private investment;
Establish a development framework that will assist in establishing a consensus for change;
Provide for the safe and easy movement of people and goods to and within the town by foot, cycle and motor
vehicles, while minimising the environmental impact of vehicular movements.

1.2.2 The development framework sets out a vision for the future of the eastern part of the town. It is not a
blueprint specifying exactly what form of development is required. It sets out, in general terms, what type of
development might be encouraged to realise the vision.
1.2.3 The development framework has a number of roles that include: creating the basis for a consensus for
positive change; to act as a promotional tool; and to ensure that development proposals, when submitted, broadly
accord with the overall vision and provide for high quality infrastructure and development. The importance of
quality development has been acknowledged by central government and the UDP as it promotes more sustainable
patterns of development; establishes or strengthens a sense of place and identity; can be a source of community
pride; adds value and will attract business and investment. Appendix 1 outlines our views on what actually
constitutes quality development. Most importantly this regeneration initiative has the potential to overturn the
“hiatus” that has existed for many years and will confirm Porthcawl as a place in which people will want to live, work
and spend their leisure time.
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1.2.7 The development framework will have beneficial impacts in terms of the visual and physical environment of
Porthcawl. There will also be economic spin-offs that can be attributed to good urban design which could be
directly relevant to the development framework. CABE/ODPM consider that such enhancements can lead to the
following:










Better returns on investments;
Placing sites above local competition;
Helping to deliver a more lettable area;
Reducing management, energy and security costs;
Contributing to a more content and productive environment for residents, workers and visitors;
Supporting the “vibrancy“ associated with mixed-use elements in developments;
Creating an urban regeneration and place marketing advantage;
Differentiating areas and raising civic pride; and
Increasing investment opportunities, raising confidence in developer opportunities and attracting other
investment.

1.2.8 Whilst the regeneration process can bring economic value, the ‘The Value of Urban Design’ also suggests
that such works can also add to community and environmental value by:









Creating well-connected, inclusive and accessible new places;
Delivering mixed-use environments with a broad range of facilities and amenities available to all;
Delivering development sensitive to its context;
Enhancing the sense of safety within the site and wider environs;
Return neglected or run down areas and amenities to beneficial public use;
Boosting civic pride through enhancing civic image;
Creating more energy-efficient and less-polluting development; and
Revitalising urban heritage.

1.2.9 As outlined above, the development framework can be utilised to inspire both physical and community
regeneration by creating confidence, thereby attracting further development and investment. The process of
regeneration at Porthcawl, being initiated through the development framework, can be used in public/private sector
promotional campaigns and will be seen by the market as giving an area a competitive and dynamic image.
1.2.10 The overall aspiration is to ensure that development respects the distinctive characteristics of the area and
maximises opportunities to create a quality place that accords with the vision the community is seeking. This is, in
our view, entirely compatible with a creating a competitive and economically viable development scheme.
1.2.11 The development framework builds on the broad land use and regeneration policies contained in the UDP.
It will therefore act as Supplementary Planning Guidance to the UDP policies. Development proposals will,
therefore, need to conform to the broad principles and content of the SPG.
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1.3

Next Stage – detailed master-plans

1.3.1 The Development Framework is intended to inform the next stages of the regeneration/development
process. This is the preparation of more detailed site-specific proposals, in the form of more detailed master-plans
for the specific areas illustrated in the framework. These will need to be submitted to and approved by the
Authority prior to the submission of full or reserved matter applications and have had regard to such matters as
coastal defence works, etc., which will require further investigations. Such master-plans will need to be detailed
enough to provide a clear, coherent and practical framework for the consideration of planning applications for the
individual parts of the site, developing on the broad concepts illustrated in the Development Framework.






1.3.2 The form and content of these more detailed master-plans will be as identified in the SPG but will generally
be at a scale of 1:1000/1:500 and include information on the following:













More detailed disposition of land uses;
Phasing arrangements;
Road/footpath/cycleway networks;
Landscape strategies;
Detailed location, layout and land use arrangements for the retail store/environs;
Public art proposals;
Lighting proposals;
Infrastructure works;
Affordable and market-entry housing;
Design and layout of the Marina;
Design concepts for each character area/environs (including streetscapes, building massing, architectural
approach, focal points, intermediary and landmark buildings, public spaces, materials); and
Sustainable design and construction (BRE EcoHomes).

An examination of constraints for the development of a marina, based upon detailed site investigations. As
explained in Section 2.4.1, we are confident that there is strong market demand for a small to medium-sized
marina in Porthcawl. In order to attract developers, the levels of costs for its development need to be clarified.
We therefore recommended that, despite detailed research of the literature already undertaken, there should
be site investigations into:
the structural stability of the harbour walls and their ability to hold impounded water; and
whether the material to be excavated from Salt Lake and dredged from the harbour may be contaminated.

Therefore, the Council has set aside monies to clarify the situation, so that developers will be able to consider
their development options with confidence.


A review of the coastal defences for Sandy Bay. Access to and along the rear of Sandy Bay is presently poor,
and this framework encourages the creation of a new attractive promenade, which would also enable access to
the beach for everyone. The promenade would also fulfil other functions: it would be the location for part of a
cycleway network; it would also function as a coastal defence, protecting the new development to the rear.
The design of the defence system would thus need to be both practical and attractive, reflecting the less urban
character towards the east. The review would examine design options, taking into account current information
on local coastal processes. While the relevant Shoreline Management Plan is due to be reviewed at public
expense, detailed designs for Sandy Bay's defences would depend on financial contributions from developers.

1.3.3 However, it is recognised that the vision has to be deliverable (that is, balanced with practicality), so that
the site-specific proposals outlined above can proceed in the knowledge that sound research has illustrated that
the vision is feasible. In this way, developers will be encouraged to invest in Porthcawl.
1.3.4

Bridgend County Borough Council has therefore agreed that the following approach should be undertaken:



Initially an outline planning application will be pursued by a consortium to be responsible for facilitating the
development of the entire area covered by this SPG. The outline planning application will be subject to a suite
of planning obligations through a comprehensive section 106 agreement, so that each land use will know, in
general terms, what car parking function they would be required to replace/ provide. It will be up to the
developer to justify, at the detailed planning stage, what level of parking is appropriate and how it should be set
out. In this way, detailed car parking studies will be undertaken at the cost of the developer. It will be the
responsibility of the consortium to manage what happens to the parking displaced from Hillsboro Place and
Salt Lake, within the terms of the outline consent.



In order to facilitate the above a Council-funded study will take place to identify elements of parking and
accessibility (to and within the development area) to be catered for in the outline planning consent and S106
agreement. This study will incorporate consideration of the potential use of the Boulevard de San Sebastian de
Loire (formerly the Portway)



A further Council-funded study will take place to identify the Scope of Potential Section 106 Agreements so
that public need and priority can be accurately assessed and inform the comprehensive section 106 agreement
in the outline planning application for the whole site.
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Section 2: The project in relation to relevant physical contexts, policy and
markets
2.1

The Site and Surroundings

External Influences

Context
2.1.1 The site, between the Harbour and Trecco Bay comprises a large area of land in a prominent seafront
position (shown in Figure 2.1). A variety of land uses currently occupy the site including the harbour, several car
parks, an area of open space/recreation facilities, a fun fair and a former municipal caravan park. However, much
of the area is currently run down and under-utilised and is allocated in the Unitary Development Plan as a ‘key
regeneration site’. It is indicated within the Unitary Development Plan that the site will be redeveloped with a mix of
uses including housing, leisure and retail.

2.1.3 Porthcawl is located within 5 miles of junction 37 of the M4 and is connected to it by the A4229. There are
no rail connections to Porthcawl. The town was once renowned for having the largest caravan park in Europe but,
although this status has been lost through the closing of the Sandy Bay municipal caravan site, the Trecco Bay
Holiday Park cements Porthcawl’s place as a strategically significant tourist destination in South Wales. Porthcawl
lies roughly half way between Wales’ two largest cities; Cardiff and Swansea, around 25 miles from both.
Strategically, Porthcawl sits in a key position within the maritime network in the Bristol Channel. It sits in an area
that would be ideal for the siting of marina facilities that would significantly ease navigation between Cardiff and
Swansea and the Welsh and English sides of the channel. Rest Bay, to the west of the study area, is seen as one
of the premier surfing beaches in South Wales and its beach has attained Blue Flag status.

Figure 2.1.1 – Aerial view of regeneration area
Figure 2.1.3 – Wider context
Socio Economic Context
2.1.2 According to details taken from the last census, Porthcawl has a population of approximately 16,000 and a
much higher proportion of the population is over 60 than the average within the Bridgend County Borough Council
administrative area.

2.1.4 The situation with regard to services and ground conditions have been investigated by the consultancy
group and our findings on these matters are detailed in Appendix 2 and Appendix 3 to this report.

Porthcawl has a lower unemployment rate and a significantly higher proportion of its populace possess degree
level or higher qualifications than the average within the Bridgend County Borough Council area. Although
Porthcawl seems to display indicators of prosperity well above the average within the Council area, the ward within
which the study area sits, “Porthcawl East Central”, is far less prosperous than Porthcawl as a whole, with higher
levels of unemployment, lower levels of formal education and lower levels of owner occupation.
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2.2

Planning Policy Context

2.2.1 This section of the report provides an overview of the relevant national and local planning policy and
guidance with regard to the redevelopment of the study area, and the strategy which will form part of local planning
policy as Supplementary Planning Guidance (SPG).

2.2.10 As the redevelopment of the study area will undoubtedly represent a major development and impact on the
surrounding area, the issue of planning obligations must be addressed. Such obligations or agreements are
used for a number of reasons, viz:
Overcoming obstacles which may otherwise prevent planning permission from being granted;
Providing contributions from developers may be used to offset negative consequences of development; and
Securing benefits which will make development more sustainable.

National Planning Policy





2.2.2 The document Planning Policy Wales (published by the Welsh Assembly Government (WAG)),
establishes that the planning system regulates the development and use of land in the public interest. In order to
achieve this objective, it states that the system should “…reconcile the needs of development and conservation,
securing economy, efficiency and amenity in the use of land, and protecting natural resources and the historic
environment, thereby contributing to sustainable development”.

2.2.11 With the development of a whole range of land uses within the site, the impact of each one must be closely
examined to assess whether or not such agreements will be necessary. Appendix 4 of this document provides a
more detailed explanation of the role of such agreements as well as a list of possible contributions or benefits to be
provided through the redevelopment.

2.2.3 It is this advice that has been at the centre of the consultancy team’s ethos. The regeneration of the study
area has the potential to make a valuable contribution to all of the areas identified above, particularly in terms of the
areas of tourism, conservation, housing and the re-use of previously developed land, promoting true sustainable
development.
2.2.4 National planning policy recognises that tourism development can be the catalyst for the regeneration of
urban areas. This includes the expansion of facilities and attractions available on an all-year-round basis and the
provision of a choice of accommodation. Both these objectives can be achieved in Porthcawl.
2.2.5 With a portion of the site designated as a Conservation Area, the contents of chapter 6 of Planning Policy
Wales must be referred to, and the relevant provisions of Welsh Office Circular 61/96. It should be recognised that
while the elements of a conservation area must be preserved, opportunities for enhancing those elements must
also be recognised. It is noteworthy that within the Conservation Area there are a number of Listed Buildings, all of
which are in the ownership of Bridgend County Borough Council. Paragraph 6.1.2 of PPW states that “Local
Planning Authorities have an important role in securing the conservation of the historic environment while ensuring
that it accommodates and remains responsive to present day needs”.
2.2.6 Like many other areas in South Wales, Porthcawl is coming under increasing pressure in terms of housing
demand. While this demand must be recognised, so too must be the objectives for housing developments
contained in Planning Policy Wales:







Mixed-tenure communities;
Accessible to public transport;
Mixed-use development;
Attractive and usable open space;
Greater quality of design; and
Most efficient use of land.

2.2.7 The study area in Porthcawl has the potential of achieving the majority of these objectives and
representing a truly sustainable example of development.
2.2.8 One of the key assets of the regeneration site in terms of achieving sustainable development is the fact
that it has been previously developed or is brownfield land. One of the Governments’ key objectives is that
previously developed land should be used in preference to greenfield sites. The regeneration of the study area
provides an opportunity to reduce pressure on the development of additional greenfield sites, particularly in relation
to residential development. However, to accord with national planning policy, this opportunity must not override
other sustainability objectives.
2.2.9 In support of Planning Policy Wales, a number of Technical Advice Notes (TANs) have been published by
WAG to provide further guidance with regard to specific planning topics. Of particular relevance to the
regeneration of the study area is TAN 12 - Design, which provides generic guidance for all aspects of the
regeneration strategy. This document recognises that design is not simply about all elements of the built and
natural environment, but also concerns the way in which areas function and the connections between people and
places. This generic advice will play an important role in delivering a sustainable regeneration strategy.
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Bridgend Unitary Development Plan

H 1(58) – Housing Development

2.2.12 While national planning guidance can provide a general overview with regard to certain development
areas, it is left to local planning policy to provide additional detail and clarity in relation to specific sites.

2.2.19 The site has been designated to accommodate 800 new housing units, which the policy states will form
part of a comprehensive development brief for an area of mixed development. The Policy quite rightly does not
stipulate the size or tenure type of each unit, which is a matter to be resolved on a site by site basis.

2.2.13 The Bridgend Unitary Development Plan is at an advanced stage of preparation, with adoption targeted for
Spring 2005. At the time of writing, it has passed beyond its Deposit stage and Public Inquiry, the Inspector’s
Report has been received, and the Council has published consequential Proposed Modifications to the Plan. As a
result of comments received on those Modifications, it is anticipated that Further Modifications will be published
shortly by the Council. Notwithstanding this, the Proposed Modifications to the UDP shows no less than 7 policies
directly affect the study area, although many more generic policies will also have an impact on the regeneration of
the study area. The individual content of each of the seven policies referred to, as impacting on the study area’s
regeneration and its presence in the proposed Option, are now discussed.
REG 3(2) – Key Regeneration Sites
2.2.14 This is obviously the primary policy directly affecting the study area. Its role is to facilitate the
redevelopment of identified key sites which offer opportunities for comprehensive schemes which will enhance the
environment and economy of the County Borough, both creating jobs and attracting visitors. In order to achieve
these goals, a regeneration strategy which is seen as deliverable and competent by both the public and private
sectors must be prepared. The ‘bottom up’ approach adopted by the appointed team preparing the associated
Development Brief is ensuring that this will be the case.
2.2.15 In terms of the Porthcawl Regeneration Area, the policy sees a mix of uses being established on the site,
including tourism/leisure/entertainment/commercial uses as well as residential development. The location and area
covered by such uses will be defined by the Development Brief.

2.2.20 Paragraphs 4.4.8 – 4.4.10 of the UDP place great emphasis on the Council’s objective for maximising the
reuse of previously developed, or under-used land within the urban areas of the main settlements of the County
Borough for residential development, which is, of course, in line with the National Assembly for Wales’ own
sustainability objectives. In addition to this support, it has been agreed by the Council that, due to the large areas
of previously developed land within the site, the original figure of 300 units should be revised to 800 units.
2.2.21 It is in view of this joint support that the proposals presented to Council within this document include
additional accommodation units (300 in number), which could be used for either residential or tourism-let purposes.
The re-use of such large areas of brownfield land help achieve the Council’s sustainability goals while at the same
time contributing to its accommodation demand for both residential and tourism units.
T18 – Park and Ride Facility Serving Porthcawl
2.2.22 The Council recognise the need to promote the diversion of car-borne journeys to and from Porthcawl onto
buses. As part of this, the redevelopment of the regeneration area will need to consider the potential of
accommodating a bus-based park and ride facility within it or at least in close proximity. This will form a key
‘integrated’ transportation proposal within the Development Brief.
TM7 – Tourism & Leisure Attractions in Porthcawl

EV15 – Development in the Coastal Zone

2.2.23 This Policy encourages development which will support and further enhance the development of Porthcawl
to continually be the County Borough’s primary and major tourist resort. It is a key objective that the regeneration
of the study area makes a major contribution to this role.

2.2.16 The ‘coastal zone’ is defined as the area of coast between the estuaries of the River Kenfig and River
Ogmore, including the developed areas of Porthcawl. The policy in question identifies a number of criteria to which
proposals must satisfy. They have been designed to ensure that future development has a balanced regard to
conservation of the built and natural environment; impact on fluvial and tidal flooding; the character of surrounding
areas; together with the proposals locational need. These criteria and the supporting policies have contributed to
establishing a balanced proposed option in social, environmental, as well as economic terms.

2.2.24 It is recognised that, if the above is to be achieved, ‘diversity’ must be a key aim. The Development
Framework presents the option of diversifying and expanding on the present stock of tourism accommodation. The
proposals give the option of developing both serviced and self-catered units which are not presently in great supply
within the town.

EV37 – Development on Land Adjacent to Conservation Areas
EV38 – Development within Conservation Areas
EV40 – Highways in Conservation Areas
2.2.17 A portion of the regeneration site is designated as a Conservation Area, namely the area to the south of
Salt Lake. This forms part of the much larger Porthcawl Conservation Area which, in the immediate vicinity of the
site, is made up of development along the Esplanade.
2.2.18 Policies EV37, EV38 and EV40 and their supporting policies outline a number of issues to be considered in
relation to development proposals within these designations. At this point in time the development framework
outlines the broad urban form and land uses for this new area in Porthcawl. The importance of the conservation
area has been acknowledged in the development framework and the concept as detailed will, in our view,
materially enhance it. When the more detailed master plans are prepared for the different areas of the
regeneration site, the potential impact on the Porthcawl Conservation Area will then be able to be explored in
further detail.

2.2.25 The Framework also promotes diversification in terms of tourism attractions and facilities. The marina
provides a new and interesting focal point; the expansion of Griffin Park enhances the already prized facilities; and
the opportunities available within the designated mixed-use areas provide scope for the enhancement of ‘sea-side
resort’ attractions.
R8(5) – Key Retail Re-Development Sites
2.2.26 The Council is promoting the re-use of part of the western portion of the study area for large scale
convenience retailing. It is envisaged that this will complement the improvement of John Street and help integrate
the regeneration area with the existing town centre.
2.2.27 The Development Framework proposes that this development be positioned at the end of Dock Street.
This will not only provide additional retail facilities for the people of Porthcawl, but will also encourage users of the
unit from elsewhere to venture into the town centre, thus fulfilling the objectives of the UDP Policy.
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Other policy guidance
2.2.28 The Welsh Assembly Government has recently promoted the development of watersports in Wales through
its initiative "Come catch the wave - in Wales". Launching the new strategy, Andrew Davies, Minister for Economic
Development and Transport, said "The development of a vibrant marine industry in Wales will support economic
and community regeneration, and provide significant opportunities for investment and business growth. The
Assembly Government recognises the importance of adopting an integrated approach to the marketing and
development of the product, and we are acting to ensure we maximise the benefits available from this growth." He
added "Few destinations can match Wales' natural assets and the launch of Catching the Wave, builds on the
work already underway to support this area, and provides a structured and integrated approach to developing one
of our most important natural assets, and positioning Wales as a premier water sports destination."
2.2.29 Philip Evans, chairman of the Wales Tourist Board commented: “The Watersports industry in Wales is a
growing and very competitive industry. It is an ambition of mine to see the fantastic coastline of Wales bustling with
activity, the coastal villages and towns of Wales hosting events, races and treating visitors to a spectacular Welsh
experience. I really want Wales to be perceived as a destination with huge business potential resulting in it being
developed as one of the finest watersports resorts in Europe…We envisage plans to provide a ‘necklace of safe
havens’ along the coast, developing a sustainable product that protects the environment and nurtures the local
communities, whilst benefiting the wider Welsh economy. Sailing; motorboat cruising; kite boarding; canoe
cruising; kayaking: all have seen tremendous growth in recent years. And Wales is a perfect destination for these
and many more…Currently, the water sports industry generates £160 million for the Welsh economy. With
strategic investment – in berths, moorings, yacht stations, marinas, improved information provision, improved
facilities and increased marketing – it has the potential to generate at least £224 million within the next six years”
2.2.30 Chief Executive of the Welsh Development Agency, Gareth Hall, said: "Evidence suggests that increased
numbers of Welsh businesses are being established and developed with a view to making the most of Wales'
natural advantage in this area. Many are doing so with business support schemes delivered by the Welsh
Development Agency and the organisation will continue to strive to meet their specialist needs…Few destinations
can match Wales’ natural assets and ‘Team Wales’ is committed to developing the country into a premier water
sports destination. Team Wales will continue to work with the private sector to identify self-financing solutions."
2.2.31 The Welsh Assembly Government is clearly therefore, indicating its support for water sports and for the
development of associated facilities. There is good reason to suggest that watersports can be the catalyst for the
revitalisation of Porthcawl's tourism industry. At the time of writing, there is no formal written version of the
strategy, but strong arguments for pursuing the development of watersports in Wales were set out in the
consultants' report towards the strategy for the Wales Tourist Board, ‘Catching the wave’ - a watersports tourism
action plan for Wales, in November 2003.
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2.3

Character Zone Analysis

2.3.1 The regeneration area occupies a very important position at the heart of the town, abutting a unique
resource (Sandy Bay), important gateways, and established commercial and residential areas. The external
influences and key considerations as previously identified have influenced the evolution of the development
framework. Similarly, the following analysis of the areas various sub-areas, are indicated on Fig.2.3.1.

Figure 2.3.1
2.3.2 Each of these sub-areas has its own characteristics, constraints and opportunities, which have also
informed the design process. The image of Porthcawl is influenced by people’s experience of the waterfront,
facilities and town centre. In the main, the area study is presently characterised by:






Domination of the area by vehicles resulting in a poor quality of streets and public space;
Poor linkages between areas;
Poor interrelationship between waterfront and town centre;
Poor condition of many of the buildings and frontages; and
Large underused areas of land fronting a unique resource.

2.3.3 The assessment detailed on the following pages considers some of the key areas that currently strongly
influence the perception of the study area:
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Ref
1

2

3

Name
Sandy Bay

Appraisal

Design Considerations

This wide sweeping bay provides the context for the study area and
Porthcawl as a whole. The Harbour, with its massive stone walls, and
Rhych Point together provide headlands enclosing the bay, their low
profile contributing to the open, windswept quality of this coastline. The
rocky foreshores around the headlands, along with the remnant sand dune
edge at the back of the beach, provide some natural texture to the smooth
sweep of sand. The panoramic views across the Bristol Channel, the
bracing sea air and the amenity of the bathing beach are features that are
valued by locals and visitors, drawing tourists who contribute significantly
to the local economy.

Conserve and enhance the natural character of the beach, remove/replace
litter bins and other structures that detract from its naturalness, and ensure
regular beach cleaning and litter picking.

The harbour contributes a sense of heritage, importance and strength to
the town’s character. The closeness to the sea and raw exposure to
elements adds a strong aesthetic quality. Its massive stone walls and
simple buildings, most of which are listed, were built to withstand the
ravages of the sea. Over time, this has created weather-beaten and
eroded textures to rock, masonry and timber that contribute to the
character of Porthcawl. Small buildings and maritime artefacts provide
architectural interest. Although still providing important facilities for boat
moorings, lifeboat and coastguard, an air of decline and neglect pervades
this area, with some buildings derelict, and the space around them without
rational design.

Conserve the strong, chunky character and timeless quality of buildings and
structures, and protect and enhance Listed structures/buildings. Further
architectural interest should not dilute the impact of those buildings that
already provide this.

This linear public space, enhanced in recent years in association with new
sea defences, is not within the study area yet is important in terms of the
scheme’s wider context. With its panoramic sea views and links through to
the town, this is presently the main seafront promenade for Porthcawl,
although the regeneration of the study area would provide the opportunity
to greatly lengthen Porthcawl’s seafront public space, shifting the centre of
gravity to the east.

Consider the design of new promenade sections in the study area as part of
a whole for Porthcawl, with each section being of a distinctly different
character and experience, yet with some unifying and locally distinctive
elements.

Ensure that new development does not detract from the visually sensitive low
profile of the headlands and the town in views across the bay. Buildings that
rise above the level of others should be of civic importance with an attractive,
landmark silhouette.

Historic Harbour

Ensure that any new build is robust, simple and appropriate to a working
heritage environment. Use traditional materials such as local stone, cast iron
and hardwood timber, allowing them to weather well over time. The highest
quality of materials and workmanship would be essential.
Consider design references to the eroded textures and patterns of rock,
stone and timbers.

Seafront promenade

Consider natural stone paving, lighting and timber colours as possible
unifying elements, with background paving colours of cream, buff, ochre and
grey.

The character of the promenade is reasonably modest, with mainly retro
styles for street furniture, railings and lighting columns. Paving design Consider enrichment of the promenade sequence with art, as integral to the
varies but is drawn from a distinct palette of cream and grey concrete landscape design.
blocks, with some attractive natural stone setts and slabs focused around
public art focal points.
4

Cosy Corner
This area, between the harbour and the seafront car park, has something Consider re-use/redevelopment of this site, relating new build to the harbour
of a quirky character. It’s concrete and brightly coloured timber seats are character.
positioned oddly within the space, relating to the radial seating design
rather than the desire for a refuge and an outlook. Bedding displays lift the
area, but the inward looking nature and openness of this place makes it
less successful as a small park.
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5

Town Centre Interface
Porthcawl’s busy, active high street has pedestrian priority, and is enriched Consider enhancements to streets running east from the high street,
by works of art and some attractive and distinctive shop fronts, and including consideration of streetscape and building frontages.
includes the Listed Building of the Old Police Station. The quality of the
architecture above street level is unexceptional with a few exceptions
where Georgian and Victorian facades enrich the street scene.
The main axis is aligned north-south, leading to the seafront. The
regenerated study area will place greater importance on streets leading
eastwards from John Street, which currently are less active and pass
through unattractive car parks or which lead to busy road junctions.

6

Salt Lake Fields
This bland, flat area of grass, bordered by unattractive concrete or wire Restore a new character related to an extended harbour and enhanced
fencing and surrounded by wide roads, has a weak character and is eastern promenade. Provide clear circulation routes between the town and
unlikely to be valued in visual terms. Historically, this was part of the larger the beach, with active frontages and mixed-uses along key routes.
docks, now filled in. The regeneration scheme provides an opportunity to
restore and improve the character of this importantly located area between
the high street and the beach. Although the area does not contain
footpaths, the movement of people across it from east to west is evident.
The roundabout and some of the roads surrounding it appear excessively
large and there is scope to reduce the dominance of the car and to use the
land more effectively for the benefit of the town.

7

8

Eastern promenade
Currently, this section of promenade comprises shelters, seating and
raised grass beds with concrete slab paving. It is separated from Sandy
Bay by a massive stone masonry wall, without access to the beach. It is
now dated, lacks focus and is fairly open and bland in character. The
adjacent road provides well-used free parking, being within easy walking
distance of the town. It is strategically placed between the town and the
beach, with panoramic views across Sandy Bay to Rhych Point.

Enhance the promenade to reflect its important location as a central and
main section of promenade. Consider a more distinct, more contemporary,
higher quality promenade design with better pedestrian, cycle and road train
connections westwards towards the town centre. Introduce points of interest
along the route to enliven this important public space. The proximity of the
old and new harbour calls for the use of natural stone as a dominant element
of the landscape.

This cherished and well-maintained park has a formal character with
traditional bedding displays; a series of bowling greens; tennis courts; and
a well-used children’s play area. It benefits from a shelterbelt of evergreen
trees to the south-east, providing a sense of enclosure from the sea.
Evergreen clipped hedges, and traditional iron railings divide and enclose
spaces within the park, and an amenity building provides a focal point for
park uses and maintenance.

Conserve the strong formal character of the park, using the same landscape
elements should the park be modified as part of the regeneration proposals.

Griffin Park

Consider extending and updating the children’s play area, or possibly
relocating it elsewhere within the study area.
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9

Coney Beach
Although pedestrians walk along the back of the beach, views of stunning
Sandy Bay are marred or obscured by a collection of huts and other
structures associated with the amusement park. The transition from the
promenade to the beach is messy, with no safe ramped access onto the
beach. A lack of maintenance is evident, with litter accumulating in difficult
to reach crevices in steps and walls, creating an air of neglect. This is
countered by the fun and excitement of the amusement park itself which,
along with the beaches, are the main reasons for people visiting Porthcawl
during the holiday season.

10

Retain land uses that provide fun and excitement all year round. Improve
and update the character of amusements appropriate for the 21st Century.
Restore a new promenade that allows uninterrupted views of the bay.
Design for continuous movement of people along the promenade with active
frontages and mixed uses having regard to coastal defence issues.

Wooded Park
The wooded character of this park is invaluable for providing shelter and Conserve and enhance the wooded character of the park and ensure trees
enclosure in an otherwise exposed coastal setting.
are protected during construction. Consider the creation of small clearings
within the park enhanced by seating and planting and linked together by a
network of paths.

11

Former Caravan Park
At present this former caravan park to the west of Trecco Bay is flat and
open, exposed to the brunt of the south-westerlies funnelled up the Bristol
Channel. There are stunning views from the edge of this area across the
Bay, although further inland the vista becomes compressed. There is a
lack of features here, apart from a large oval depression and a large earth
bund along the northern edge. The remnant sand dunes edging the beach
provide a reminder that dunes once covered the whole area. The patchy
vegetation cover indicates the poor topsoil coverage and exposed nature of
this area.

12

Improve the microclimate of this area by planting shelterbelts and avenue
trees that can withstand the prevailing conditions.
Ensure that new development maximises the opportunity for views to sea
and inland to distant hills.

Trecco Bay edge
The transition between Trecco Bay and the study area is marked by a strip Plant a shelterbelt along this boundary to screen and conceal unattractive
of land containing concrete walls, chain link fences, tarmac hard standing boundary features, improve microclimates, and provide a definite, more
and scattered modern structures. These features detract from the seaside attractive edge between the study area and Trecco Bay.
character and visual amenity. An ugly concrete wall marks the boundary of
Trecco Bay.
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2.4

Key Topic Areas

Marina Development

Extension of Eastern breakwater

Introduction
2.4.1 The project brief asked for consideration of whether a marina development would be appropriate for
Porthcawl, so the research has examined the advantages and disadvantages of a marina, bearing in mind cost,
demand, effect on the environment and contribution towards a revitalised resort. The details of costs have been
provided to officers, but are not reproduced in this report.
2.4.2 There have been a number of marina proposals in the past that have come to nothing, and the consultants
considered that perhaps the lack of progress was because of inadequate research. Some of the earlier proposals
have promoted the concept of building out into Sandy Bay, while others have considered the excavation of Salt
Lake, in order to extend the space available for moorings.
2.4.3 In this study, an early decision was taken that creation of a marina through building additional breakwaters
into Sandy Bay would be unacceptable because of the considerable cost involved, the damaging effect on the
appearance of Sandy Bay, effects on the listed status of the harbour walls and adjacent buildings, and the possible
effects on coastal processes. If there were to be a marina, therefore, it would be based on excavation.
2.4.4 The observations and recommendations drawn in this report are as a result of previous knowledge of the
area, review of literature and recent site visits. No detailed examinations of structures have, as yet, taken place, but
recommendations for such work are set out below.
Marina and shore side development
2.4.5

This briefing note is prepared with the following three aspects of works in mind:





Shoreline protection measures;
Extension of Eastern breakwater; and
Development of a marina in the outer and inner Harbours, including a preliminary assessment of the
financial implications of excavating at least part of the Inner harbour.

2.4.8 The eastern breakwater would need to be extended in order to provide calmer conditions in the “outer
harbour” (that expression is taken to mean the present harbour area) and to prevent wave propagation into the
newly impounded outer harbour. Mathematical modelling would confirm the actual length and orientation needed.
The estimate of costs provided to officers were for a 150 metre extension, with an integral slipway running along the
inner face. It is an aspiration of the team that it would be essential for any marina to provide a public slipway.
There is no other place within the development area where adequate land access is likely to be available in such a
way as not to interfere with future activities. However, hard-standing for other watersports could be provided
elsewhere within Sandy Bay.
Size and type of marina
2.4.9 In drawing up recommendations about the size of the marina, the consultants drew upon an appreciation of
the physical characteristics of the area and its history and upon advice from developers and governing bodies of
sport, as well as experience elsewhere.
2.4.10 A series of options was drawn up and presented to officers of Bridgend County Borough Council, enabling
them to make a decision on which option they preferred, taking account of:






Appearance and potential attraction of the marina;
Cost of provision;
Lake take and implications for availability of residual land for other forms of development;
Environmental effect of development, including the effect on the conservation area; and
Commercial viability and ability to attract a potential developer.

2.4.11 The officers preferred a small option of 100-110 berths with limited facilities. The form of the marina would
allow the boats and their moorings to be covered with water all the time. If boats were kept floating in water the
area would be more attractive (both visually and in terms of bringing in more people to look at the boats) than the
present situation, where mud is exposed for much of each tidal cycle. If boats were kept floating, it would provide
extra security and more pleasant working conditions for boat owners.

Shoreline protection measures
2.4.6 Shoreline protection measures would be required and are reflected within the cost estimates. It is
anticipated that some works would be required to the outer face of the eastern promenade, to a greater or lesser
extent. The extent of this work would need to be confirmed after a visual/ structural inspection has been
undertaken. The resultant report would identify areas of wall that need either repairing/ rebuilding or that need rock
scour protection placed in front. It is anticipated that between 200 and 800 metres of additional coastal protection
works may be required.
2.4.7 Although not directly related to the marina development, It is also assumed that a form of defence would be
required on the northern part of the bay running alongside the existing pleasure beach towards the dunes near
Rhych Point. The extent of works required would be confirmed after mathematical modelling has been performed in
this area. It is known that this stretch of coast is being eroded, and has been identified as such in the Shoreline
Management Plan. However, the risk of effect on development would not be prejudicial in the short term, if an area
of open space were retained at the site of the relict dunes, and if the proposed development (including Coastguard
Station) near Rhych Point were set back slightly from the cliff edge.

2.4.12 The requirement for permanent water requires that a sill should be constructed at the mouth of the outer
harbour, in order to hold back an appropriate level of water. It should be noted that access to this new harbour
would not, given, the large tidal range, be much more than half tide. It should be recognized, from the start, that it
would not be possible to allow water access from the sea to the marina at all times. That objective could only be
achieved by excavating to a considerable depth, at great cost both in capital and revenue terms. Moreover, such
excavation could very likely lead to damaging effects on the coastal protection measures, though no modelling to
prove that has yet taken place, and is not recommended.
2.4.13 The limited size of the present outer harbour would mean only some 40 berths could be accommodated
without an increase in size. It would be possible to construct a marina based on that number of berths, but it would
not prove commercially viable. The marina would not be able to accommodate any services and would probably
prove attractive to local residents. If a sill were put in place, such a small development would at least provide a
permanent area of water, which might prove a focal point for that part of the town. It may prove an asset to local
sailors, but would not attract visitors.
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2.4.14 Any expansion in the size of the marina would mean that the Eastern Esplanade, as it passes adjacent to
the harbour, and part of the Salt Lake area, would need to be excavated. The general costs of that work have been
taken into account in recommending an expansion in area.

The need for further studies

2.4.15 There are small marinas of 100–110 berths operating in the UK. They only operate successfully where
there is a low level of facilities and where the marina is quite close to a “mother” marina, which does have that full
range of facilities. In this case, such high quality facilities are available at Penarth, Swansea and Portishead. It
should be noted that these larger facilities are viable only where there are over 250 berths. It is not physically
possible to provide that many berths at Porthcawl without prejudicing environmental effects, development options of
nearby land and incurring extreme infrastructure costs. The consultants have taken advice at the highest level on
this subject, and can field experts in the subject, as Members so desire.

1.

2.4.20 It is considered appropriate to:

2.

Excavation of an inner harbour
2.4.16 Prior to any discussion on the size, complexity and therefore cost of any Marina development, the costs
associated with the removal of the fill in the inner harbour must be appreciated. However, it is felt that these costs
could be restrictive to the size of any chosen development.

3.
4.

2.4.17 A provisional budget figure was applied to determine the costs to lift, transport and tip the excavated
material. However, this figure did not include landfill tax (exemption is possible, though not guaranteed). There is
no clear evidence that any of the material would be classified as special waste but, given that there are no test
results relating to heavy metals, or asbestos, and also given the nature of the other industries in the immediate
vicinity and site history identified to date, an estimate of 10% of the total volume to be removed was assumed to be
considered special waste, which would be managed at a much higher cost, plus landfill tax, for budget purposes.
2.4.18 On the positive side, historical evidence is that much of the fill may be colliery spoil which may be reusable
as engineering fill or at least to provide landscape features, and it is possible that it could be used on site, perhaps
to raise land levels by about 0.5m on those parts of the development area which are potentially at risk of flooding
from the sea. At this stage, linkage to another scheme is impossible to judge. The areas most susceptible to
flooding are close to the funfair and the open space to the south of New Road. It may also be the case that there
may be no special waste and it may be possible to get confirmation that we can be exempt from landfill tax.
2.4.19 If a scheme for 100 – 110 berths were to be constructed, the amount of material to be removed would be in
the order of 110,000 m3 and the costs of excavating and disposing of this material could be considerable. The word
“could” is emphasised at present because there is no certainty on conditions, as yet, nor whether the material could
be used elsewhere on the scheme. We recommend that it is important to obtain greater clarification both of potential
costs and opportunities for obtaining grant aid.

5.

6.

Undertake a detailed investigation of the Old Harbour walls within the inner harbour and incorporating trial
pits and boreholes. That study would also determine the form and condition of the bed of the harbour. It
would guide us as to the water retaining properties, which might be important if a sill were proposed. The
geological maps indicate that there is a fault running through the harbour area, and a study would allow for
an assessment of the implications of its presence.
Undertake a detailed inspection of the existing outer harbour walls and existing sea defences, breakwaters,
and coast protection measures. It will be essential for the outer harbour to be water-tight, so as to ensure
that impounded water does not leak out. It should be noted that the harbour walls and breakwaters are
structures listed for their historic and architectural interest. The area is also inside the Porthcawl
Conservation Area. Therefore, all measures to investigate the structures should respect that importance, as
should proposals to improve the harbour, demolish structures or provide new structures and facilities.
Proceed with a study of the Breakwater orientation and length. That work could clarify the position as
regards total costs of works, possibly trimming considerable sums off the estimates.
Confirm, as likely to be required by the Environment Agency that the area would not be subject to
overtopping from waves. Limited information only has been provided at this stage. This analysis would
guide us as to how wet would the promenade and other areas for development get in storms, and would
allow us to estimate how much coast protection is needed and so tighten up the cost estimate. That work
could be performed in the immediate future, allowing for results to be fed into the SPG programme.
Confirm the degree of contamination of that part of Salt Lake to be excavated to allow for the northward
extension of the harbour. This study (see also the section on Ground Conditions) could lead to a reduction
of some millions of pounds in costs if the material were found to be free from contamination. The Council
has agreed to finance this further study. (see Conclusions and Recommendations)
Provide an update on the market demand for moorings and the economic feasibility of a marina, including
its management and the maintenance of a navigational channel available for a reasonable time each tide.

2.4.21 The coastal engineers consider the work listed above to be the minimum required. Eventually it would be
necessary to consider the flushing of the marina, (i.e. avoiding stagnant water); the size and shape of breakwater
outer protection; and the shape of rock revetments elsewhere, but some of that cost could be placed upon potential
developers.
2.4.22 Bridgend County Borough Council agrees that this level of research is necessary to encourage interest in
developing the site. It has therefore been agreed that monies should be set aside to undertake that research at the
earliest opportunity
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Form of the new marina

Environmental Effects

2.4.23 The outer harbour would be dredged, and a sill provided near its outer entrance in order to retain water.
The Eastern Esplanade adjacent to the harbour would be removed and that area and the southerly part of Salt Lake
excavated. Initially, it was suggested that the marina could comprise two parts (the present harbour and the
excavated area), but it would be more effective, in terms of space, to have one body of water only.

2.4.29 A principal consideration is the effect of capital dredging which would need to be undertaken to provide for
improved access to the marina compared with the present situation. A realistic figure on degree of access has been
assumed, bearing in mind the high tidal range, so that the extent of dredging would be limited. It is hoped that such
dredging, and associated maintenance dredging, would not prove damaging either to the ecology of the inter-tidal or
immediate sub-tidal area or to coastal defences, though no modeling of effects has been undertaken, as yet. There
are no records of sites of special ecological importance close to the harbour or its entrance channel.

2.4.24 None of the 100–110 berths would be serviced, so the marina would be quite basic - essentially an area of
impounded water with pontoons. The berths are designed to accommodate up to 48 ft yachts, which is more than
adequate to satisfy most demand. It must be remembered that a greater number of smaller boats could be
accommodated than the 100–110 suggested. However, costs are likely to remain of the same order. The marina
would also be equipped with a number of visitors' pontoons. There would probably be no boat hoist and very few
facilities for berth holders, apart from toilets. The marina building located to the south would house a small
chandlery, with Marina offices, and marina manager’s office on the ground floor.
2.4.25 A new structure may be needed to cross the inner harbour, which would therefore need to be included in
the cost estimate. To save on costs in this option, it is assumed that this would take the form of a new revetment.
This would reduce both water and land space. The sill between the outer harbour and the entrance channel would
be fixed, which would restrict boat movement compared with a moving sill. The impounded water level in the
marina would + 0 ODN, which will give 2-3 hours access into the inner harbour. This could be modified if necessary
and the costs would remain similar.
2.4.26 The cost estimates include for works to the existing harbour walls (to ensure they would be waterproof and
load-bearing) and floor, security, lighting, navigations markers, pontoons and all ancillaries required for providing a
100 - 110 berth marina.
2.4.27 This option releases land to the north of the marina for car parking necessary for the marina or for
redevelopment. A marina of this size would require in the order of 50 to 80 car park spaces, assuming that many
berth holders are local and do not travel to the Marina by car, and that it is well used by visiting boats.
Potential Costs
2.4.28 The costs of the preferred option have been quantified and the details provided to officers, subject to the
caveats outlined above. It must be appreciated that the costs are based upon little existing knowledge of the
condition of the existing harbour and sea walls. The figures provided do not allow for costs of pontoons and
incidentals. The costs are considerable, and would be likely to be too great to be borne by a non-commercial
marina. In order for the costs to be recovered there not only has to be a reasonable income from the mooring rates,
(and it is considered that 100 berths would provide such an income), but also the capital costs would need to be
facilitated by adjacent development. For example, finance could be established through a Section 106 agreement,
or nearby residential properties could be associated with moorings.

2.4.30 Marinas can be an asset to littoral ecology, as the infrastructure (pontoons, etc) and the boats themselves
provide a new substrate which marina plants and animals can colonise.
2.4.31 Some contaminated materials may also have settled within the muds of the outer harbour, and would be
disturbed by excavation to increase its ability to retain water. While it is assumed that contaminated material to be
transported off-site to a licensed disposal location would be controlled by planning conditions and/or legal
agreements, it will also be necessary to manage the disturbance of contaminated material so that it does not enter
the waters of the harbour or nearby bay. Therefore, it is recommended that any developers should prepare an
Environmental Management Plan prior to construction commencing and that it should be adhered to through a legal
agreement.
2.4.32 Although the present harbour does have some visual charm, it is considered that a permanent body of
water would be more intrinsically attractive than mud and sand. Moreover, the degree of activity which a marina
would generate would prove pleasant and interesting for residents and visitors alike. Therefore, it is considered that
an active marina would, for this reason alone, prove more environmentally beneficial than an impounded version of
the present harbour.
Demand for a Marina
2.4.33 In determining demand, we have taken account of the views of marina operators and also of the governing
body, the Yacht Harbours Association. The overall situation is that there would appear to be an insatiable demand
for marina moorings throughout the UK, other than where costs have proved extreme, as along the south coast of
England, and where there has been a consumer reaction. In particular, we are aware of the strong market for
moorings in Wales, including the Bristol Channel coast, where take up at marinas has been excellent. The research
indicates that 110 moorings would be taken up rapidly, if appropriately priced.
2.4.34 The market would comprise local residents, potential owners of holiday flats proposed in the development
area, and others who might wish to establish a berth there, or visit the harbour. The area is seen as one of the
closest South Wales ports to North Somerset and Devon and a suitable stopping off place between Cardiff
(Penarth) and Swansea marinas. There is a perceived demand for coastal hopping by sailors, and that trend has
been the basis behind an emerging strategy for a string of marinas around the coast of south west England. The
recent Catching the Wave strategy envisages a similar "necklace" of marinas around the Welsh coast.
2.4.35 There may even be a demand for a larger marina, but it is considered that there needs to be balance drawn
between demand and costs, effects and land remaining for other uses, probably more capable of generating an
income which could enable income to be generated for the marina development.
2.4.36 The research1 supporting the Welsh Assembly Government's Catching the Wave strategy has emerged
since the publication of the draft development strategy. It provides a comprehensive analysis in trends in
participation in watersports in Wales. Though other sports have shown a rapid increase in recent years, they were
from a low level, and boating remains very much in demand. The report highlights that Wales is not realizing its
potential for generating income from boating.

1

‘CATCHING THE WAVE’ A WATERSPORTS TOURISM ACTION PLAN FOR WALES DRAFT FINAL REPORT TO WALES TOURIST BOARD, L&R CONSULTING
SOLUTIONS LTD, NOVEMBER 2003
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Conclusions and Recommendations
2.4.37 The costs associated with the construction of a marina at Porthcawl may be very expensive, even if the
specific cost of excavation, removal and disposal of material were not included. These costs may be felt to be
onerous by potential marina developers and, as suggested above, it may thus be argued that some of the costs
should be borne by other developers within the area. However, it is considered that new developments would
benefit from the presence of an active and attractive marina, forming a focal point for the town, and financial
contributions are therefore justified. It should be noted that, in addition to the finance generated directly by a
marina, even with limited employment generated, there would be indirect finance forthcoming. Sam Bourne, the
Chairman of the Yacht Harbour Association, has stated:
“There are various studies which support the level of spend, two of which indicate a figure of between £6.50 and
£10 spend into the local economy for every £1 spent within the marina”.
2.4.38 It is therefore concluded that, once established, a marina would be greatly beneficial to Porthcawl. Even
more visitors by yacht would arrive once the facilities to be promoted in the SPG are implemented. Public comment
on the draft development framework suggested that there was considerable support for a marina, including from
local sports and sailing organisations and the RNLI. Some respondents were wary of local physical difficulties, but it
is considered that these can be overcome.
2.4.39 The Council has agreed to fund the additional studies set out in this report at this stage in order to gauge,
more accurately, the potential costs. The revised estimates of costs should then be market tested prior to
presenting a marina of this size as part of the options to be the subject of public consultation.
2.4.40 Nevertheless, subject to the results of the studies, it is concluded that a marina development would be an
integral element of the redevelopment of Porthcawl and it should be included within the Supplementary Planning
Guidance.
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Tourism Issues

2.4.48 Local organisations provided a better overview. Important common themes to emerge included:

Introduction






2.4.41 The consultants’ brief for the SPG for the Porthcawl Regeneration Area states that “the primary aim of the
Plan…is leisure and tourism” and then goes on to refer to the consideration of whether a marina should be
incorporated into the future development of the area. That issue is addressed elsewhere in this report. It also
states that land use options should include, inter alia, consideration of a range of facilities which would cater for
tourists, and set in an attractive new development.
2.4.42 It has therefore been understood from the start that the Council’s intention is to use the emerging SPG as a
means to enhance what Porthcawl can offer both for tourists and for day visitors, in addition to consideration of
provision of facilities that would be used by residents of the Borough.
2.4.43 Nevertheless, we also considered it important to take account of local groups and residents on what they
thought of the tourism related facilities in the town, whether they needed improving, and what role the town should
play in tourism in the future. The results of this early participation in these respects are summarised below, though
the full details of the exercise are set out in Section 3 and in the Statement of Community Engagement/Consultation
available from Bridgend County Borough Council






2.4.49 There were no suggestions about the possibility of introducing a new concept-related development in the
town.
Initial Impressions
2.4.50 Our initial thoughts in relation to tourism in Porthcawl included the following:


2.4.44 In deriving the strategy in relation to tourism, the consultants undertook site visits and meetings with Council
officers, including the Council’s Head of Tourism, whose input was particularly welcome. Other meetings were held
with landowners and operators, and discussions were held with staff of the Wales Tourist Board and Welsh
Development Agency. Desk-top reviews were made of the appropriate literature, including the Bridgend County
Tourism Strategy 2002-2006, and consideration was given to initiatives being taken to revitalise other seaside
resorts in the UK.
2.4.45 This report does not set out the full situation as regards the provision for tourism nor of the economic
contribution it makes. Other documents, such as the Tourism Strategy, fulfil that role.
2.4.46 Section 2.4.1 (pp 10-12) deals specifically with the development of a marina. We came to the early
conclusion that the development of a marina was essential to the overall regeneration strategy, though its size was
subject to continued detailed consideration. It is therefore assumed that a marina would sit within any overall
strategy for tourism in Porthcawl. It is thus not the subject of further consideration in this section, but the
development of a marina should be considered in conjunction with the development of facilities for other
watersports, and subsequent marketing should be undertaken in a comprehensive fashion.
Comments from local residents and organisations












2.4.47 During the initial study in August 2003, Local residents and visitors indicated that they were generally happy
that Porthcawl should continue as a resort, but there were a number of specific comments about individual sites,
and there was an overall impression that tidiness and quality could be improved. Other comments raised the need
for more cheap weekend accommodation, more restaurants and other places to eat, and that a swimming pool
should be provided. There was little comment on the overall concept of the future of Porthcawl as a resort.

The need to present a tidier image of the town;
The resort should be taken up-market, including the provision of better hotel accommodation;
The facilities at Griffin Park should be retained;
Improve the appearance and facilities at the fairground, which presents an unimpressive image. Some
groups sought the removal of the funfair;
Improve views to the beach and the sea;
Improve access along and to the coast;
Provide additional recreation facilities, including a swimming pool; and
All-weather facilities should be provided.

The geographical situation, based around the very attractive Sandy Bay, with good, interesting views across
the Bristol Channel to Somerset, adjacent to a pleasant town centre, close to a stretch of Heritage Coast,
and fringed by low hills, is most conducive to a vibrant tourist resort;
There is very limited and poor access to the beach and to the water (mirroring public comments). This
limitation possibly also restricts the use of Sandy Bay for water sports;
The harbour area is potentially attractive, but there has not been an integrated approach to its development
and management;
There has been limited recent investment, especially by the private sector, in tourism, though the capital
outlay to seek to improve facilities at Trecco Bay (outside the project area) is acknowledged. There has
been conversion of hotels or guesthouses, just outside the study area, into residential units;
The untidy, even scruffy, nature of the study area contrasts with that in the town centre, and there is also a
contrast in the quality and provision of materials and public art. The down-at-heel appearance clearly
reflects lack of investment and care;
Many buildings and facilities either ignore or turn their backs to the coast, thus forsaking the area’s primary
asset. There are few visual or physical links from the town to the bay, a situation not helped by the
dominance of the Eastern Esplanade;
The area's facilities seem do not to have changed to reflect the trends in market demand and in spending
capability, especially by younger people; and
The funfair has suffered from lack of investment, though it is acknowledged that it might reflect uncertainty
over the future of the area, looks untidy and, even during pleasant summer days, is not well used. In its
present form, it is not an asset to the area. This opinion is shared by many local residents and visitors.
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The Tourism Market
2.4.51 The traditional market for Porthcawl was the week or fortnight break, principally in the school summer
holidays. That market has diminished, nationally as well as locally, because of the increasing (often cheaper)
competition of foreign destinations. The market still exists, but the resort cannot rely on it to provide adequate
interest for the whole year. There should therefore be penetration into new market sectors within tourism, primarily
day visits and short breaks. It should be noted that day visits tend to generate higher spend in total, and are
relevant to shoulder season and year-round visits. Nevertheless, the average expenditure per person is greater for
overnight visitors, at £73, compared with £23 for day visitors (source Bridgend County Borough Council), so there is
a clear need to attract more overnight visits. Potential developers should also recognize the greater spending
power of both the old and the young.
2.4.52 An opportunity arises from matching product/quality with substantially increased visitor expectations and
lifestyle changes in a region that has seen burgeoning prosperity and a rising socio-economic profile since
Porthcawl’s previous heyday.
2.4.53 The catchment area has potentially increased with the improvement of the motorway system and the
massive rise in car ownership rates. The market includes business tourism associated with the development of new
industries within the M4 corridor. It would certainly be sustainable to seek to attract visitors to Porthcawl using
public transport, and perhaps campaigns should be established in connection with train and bus operators to do so.
That view is similarly expressed by Porthcawl residents. Although the topic of marketing Porthcawl is not an issue
to be addressed by this SPG, the proposals for tourism-related development would depend on a co-ordinated
approach to marketing the town and nearby area. Within this document, it is more important to examine whether
the kind of accommodation, facilities and quality of product can be provided within the area, given the likely market
demand.
2.4.54 It seems likely that new markets are unlikely to develop until regeneration is well under way. That is also
true of major private capital investment in tourism. Unless a kick-start is provided in the form of, for example, the
new supermarket or marina, which would give the impression of vibrancy and enhanced quality, there will continue
to be something of a chicken and egg situation, particularly as far as serviced accommodation is concerned – lack
of capacity and quality. Moreover, the emerging new facilities would need to be "sold", in a co-ordinated way, to the
potential market.
Market/Product Overview
2.4.55 Essentially, tourism development should recognise that Porthcawl has the potential for turning full circle.
The primary factors that saw the resort's development were quality beaches, ‘health resort’ positioning and a
densely populated market catchment. The making of Porthcawl could be the re-making of Porthcawl. To complete
the circle it is simply necessary to address the points made in our first impressions, listed above, but in particular to:






st

Recognise the importance of the waterfront in 21 century terms and take advantage of the potential for
water sports, which has now been clearly recognised at the national level;
st
Recognise the relevance of 21 century lifestyle and health trends;
Recognise the changes in the socio-economic profile and demographics of the core market catchment,
together with the rising expectations resulting from 20-30 years exposure to an overseas product;
Urgency is recommended due to the thrust towards enhancement of competing domestic product; and
Make an early and clear decision on the future of the funfair.

2.4.56 Action to provide new facilities should be taken now. Although there has been a recent improvement in
domestic tourism performance over the last few years, that is because factors have deterred people from holidaying
abroad, and - despite current concerns - these will not last. The factors favouring domestic resorts included:






2001: Foot and Mouth Disease drove domestic tourism towards resorts when access to the countryside was
denied;
2001/2002: 9/11 increased domestic tourism into 2002;
2003: the war in Iraq and increased fears of international flight increased domestic tourism. In addition the
outbreak of SARS in the far East, and the best summer weather for many years, encouraged more people
to stay at home. While 2004 figures are not yet available, it could be that the poor weather may have
reversed the trend; and
2003+: The situation in Iraq and global terrorism are issues that are yet to be resolved.

2.4.57 Complacency must not be allowed, as the fall-off in domestic tourism could be very substantial once
normality returns and overseas-bound holidaymakers begin to make up for lost time. There are already price
reductions to re-start overseas leisure travel. The solution is radical product development in the shortest term
possible, and the use of aggressive marketing, in anticipation of declining markets. Minor adjustments to provision
in Porthcawl will not address the issue.
Improving access
2.4.58 All actions should work towards the removal of the numerous barriers that interfere with safe access to the
foreshore and to the water:







Between Sandy Bay and its hinterland;
Between town/promenade/bay. The harbour is key as gateway to the bay from the west;
Along the seafront, due to lack of continuous pedestrian traffic flow;
Coney Beach is a barrier both in terms of lateral access along the beach and access from inland;
There is presently no direct access to the eastern area of Sandy Bay and Rhych Point; and
From Trecco Bay caravan site westwards, towards the promenade and town, presently indistinct and
unattractive.

2.4.59 The development concepts now promoted have taken account of the need to reduce the barriers identified
above. It is important to recognise that, whether one considers that Trecco Bay is an appropriate form of
development for Porthcawl, it:





Is not part of the development area, and is likely to remain. There would appear to be a continued demand
for static caravan sites, not only in Porthcawl, but also throughout Wales, as confirmed by the WTB;
Has invested considerably in improvement and facilities;
Generates much beneficial employment to the area; and
Attracts many visitors, most of whom would wish to take advantage of attractions off-site in Porthcawl.

2.4.60 A major advantage would therefore be to draw visitors from Trecco Bay towards the promenade/town, either
by foot or by bicycle. The emerging development concept allows for this improved access, without "running the
gauntlet" of the retail stalls and part of the funfair, as at present, and allowing improved views into the bay and to the
sea. Conversely, visitors to Porthcawl could have improved access to Trecco Bay and take advantage of the day
tickets to use the facilities there. (Note that it is likely that the development would also encourage the provision of
improved bus services to Trecco Bay - see Section 2.4.3 on Access/Circulation and Parking).
2.4.61 The proposed new marina would be a key element in this context, as a visual feature and a proxy visitor
attraction. It could also prove to be the focal point for events, especially those associated with the sea. These
could include, for example, visiting sail training ships, and the holding of a triathlon (those at ExCeL, in London
Dockland, Salford Quays and at Bath, for example, have proved very popular and brought in thousands of day
visitors).
2.4.62 Although it is a very attractive beach, at the present comparatively little use is made of Sandy Bay, certainly
because of the poor access to the beach (none from the Eastern Promenade and poor access - including none for
disabled people or for pushchairs from the area near the funfair). If that access were improved, more people would
use the beach and gain access to the water and it would become a magnet for further visitors. It should also be
noted that, due to dangerous currents, Trecco Bay is subject to red flag restrictions at low tide, whereas Sandy Bay
offers a safe bathing alternative. The improved lifeguard facilities proposed for Rhych Point would offer enhanced
protection, even over the excellent service presently provided.
2.4.63 While the lifeguard provision by the Council is excellent, there is clear criticism of the appearance of the
beach by the public and the consultants alike. The untidy state is one of the reasons why a Blue Flag award
remains elusive. It is understood that only the eastern part of Sandy Bay beach is under Council control and, while
that is cleaned, the rest of the beach, being in private ownership, is not. It is strongly recommended that the whole
of the beach should come under public ownership, and that significant continued funds should be provided for its
on-going management. The capital outlay and the revenue funds would soon be repaid given the additional income
accruing to the area.
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2.4.64 The public consultation during March 2004 drew many comments from the public that they were not happy
with the condition of the beach at Sandy Bay. They consider it has few facilities, is untidy and unsanitary. Many
people recognize that the beach is only partially in the ownership of the Council and they requested that it gained
full ownership and set up a management regime to improve conditions. We fully support these comments and
recommend that a similar management regime to that currently operating in Rest Bay, to the west of Porthcawl, is
set up.
Water sports and health
2.4.65 Porthcawl offers, along its full coast from Rest Bay eastwards, differing kinds of shore, with different aspects
and degrees of exposure. Managed in a collaborative fashion, the area can offer a comprehensive range of
facilities for water sports and recreation. Close co-operation is necessary with the governing bodies of each of
these sports to ensure that appropriate facilities are created - for parking of cars and trailers, launching sites,
viewing and marshal's areas, changing rooms and showers, and so on. The low area at Rhych Point, though
ultimately likely to succumb to the elements, could provide an appropriate location for organising temporary events.
Any equipment could be removed upon completion of the event. Reference is made in Section 5 below, to a
proposal for a new lifeguard station, in conjunction with other uses, on the cliff overlooking Rhych Point, and this
enhance facility would be well placed to manage increased water sports activities.
2.4.66 Indeed, the potential role for Porthcawl for activities and healthy living should not be underplayed. The
biggest success within the UK has been at Newquay, where the market has changed from the family fortnight
holiday to the short break for the young and active, attracted by fun and also by the "bikini/Baywatch" culture,
backed up by vibrant night-life. If Porthcawl wanted to attract that bulk market, it could do so, if there were improved
accommodation and attractions, but it would probably be better to provide for the niche activity market, where the
sport is more important than the nightlife.
2.4.67 Recent years have seen the increased popularity of the wet suit, and it is clear that the appeal of water
sports is not merely for the under-25s. There are many "ageing" activists, who remain with surfing, windsurfing and
other direct contact activities instead of, or as well as moving on to sailing.
2.4.68 What, then, is needed - in physical terms - other than the specific facilities referred to above - to attract that
market? In reality, there is nothing new under the sun: it is what created the great Victorian resorts - a mixture of
high quality urban design and urban vibrancy with a shoreline of superb quality and associated facilities would be a
potent combination. This would be associated with excellent parks and open spaces, which would themselves allow
for a contribution to community health.

2.4.73 It is recommended that any new hotel gives active consideration to providing associated spa facilities. The
authority can encourage the provision and/or the establishment of associated facilities such as sea water and/or
seaweed baths, as described in the case study.
2.4.74 While marketing is not an element of this study, consideration should be given, it is suggested, to marketing
activity holidays which offer a package of golf (at Royal Porthcawl), water recreation, other sports and walking the
coast. Interpretation of coastal ecology and the history of the area is also a potential market, and that could be
related to educational tourism, for which cheap, bulk accommodation would be needed. Coastal resorts such as
Tenby and Swanage have survived in the low season because of educational field trips. Given the provision of new
facilities, including teaching and studying areas, and an active marketing campaign, Porthcawl could occupy a
worthwhile niche. There has been some success because of initiatives taken at Rest Bay. The enthusiasm which
has driven that success should be utilised within the development area.
The future of the funfair
2.4.75 This subject is not an easy one with which to grapple. There are marked differences of opinion as to
whether it is an asset to Porthcawl and whether it should stay. Certainly, it gives a tired, unattractive appearance,
and its reputation will deter some potential visitors to Porthcawl. As the degree of investment has fallen over recent
years, it has attracted fewer visitors, though no detailed figures are available.
2.4.76 On the other hand, the uncertainty over the future of the site has limited recent investment, and there are
cases of funfairs elsewhere where there has been continued investment, and that has allowed the attraction to
remain contemporary and popular. Moreover, the bright lights and the "buzz" associated with funfairs are
characteristic of British coastal resorts, and who is to argue that they should not continue.
2.4.77 The fact is that the funfair exists, and the market will dictate what will happen to it. Its future, however, can
be directed by the proposals within the SPG.
2.4.78 It is not considered by the consultants that the funfair should extend right to the shore, because its presence
restricts access to and along the coast. Its commercial success does not depend on an immediate coastal location.
Therefore, we have proposed that, if agreement can be achieved with the landowner, the area occupied by the
funfair should be reduced to the northern part of the site or comprehensively redeveloped. Any funds derived from
the sale of the southern part of the site could be used to revitalise the funfair facilities. In addition, if the funfair were
to wish to move out of Porthcawl as a permanent facility, we recommend that part of the open area to the east of
Sandy Bay (which would remain owned by the Council) could be used, under licence, for temporary funfairs.

2.4.69 In addition to the burgeoning of water sports over recent years, there has also been the expansion of
tourism associated with health and (for want of a better expression) "pampering".
2.4.70 This market often appeals to the top end of the market, to people who have much money but limited time,
and they are prepared to take short breaks in top quality locations. Within the UK so far, these facilities have either
been provided in:




Hotels which during the week attract conventions or business tourism, but seek to change their market at
the weekend. These hotels are normally in large urban areas. The St David's Hotel is a prime example,
offering high quality facilities in an area that has "come up in the world". Visitors at such locations
frequently leave their hotel and spend money in the nearby area; and
Country hotels, often converted from large private residences and set in parkland. These locations seek to
attract the same market for the whole week. The degree of indirect expenditure is generally very limited.

2.4.71 There are fewer such hotels in resorts. Some exist in traditional spa towns such as Harrogate, Buxton and,
in Wales, Llandrindod Wells. The most celebrated new facility, though separate from a specific hotel, is that being
developed in Bath, which has attracted publicity and thus many thousands of visitors even before it is opened.
There are not many spa hotels in coastal resorts, and Porthcawl could exploit a gap in the market.
2.4.72 Unlike the inland resorts, it would be appropriate to take advantage of the clean sea water at Porthcawl to
support Thalasso-Therapy, which has become very popular in France and other European countries. Appended to
this document at Appendix 5 is a case study, originally prepared by the South East England Tourist Board,
examining the potential for a spa in Eastbourne. The case study has been adjusted slightly to ensure it is
appropriate within the Porthcawl context.
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A casino

Sports facilities

2.4.79 There are presently limited numbers of casinos in the UK. They tend to be independent of other recreation
and tourism facilities because of an existing rule which prevents excess profits from gambling to subsidise other
leisure facilities. A review was undertaken in 1999 which sought to examine whether licensing regulations and the
cross-subsidy rules should be altered, and concluded that there should be a relaxation. The Gambling Bill, brought
before Parliament in October 2004, will allow for the development of more casinos in the UK, under strict
regulations, such that no Las Vegas style resorts are likely to be established.

2.4.84 The comments from local residents and visitors indicated that they would prefer better and more sports
facilities. Indeed, the improvement to such facilities would accord with the concept of health tourism, considered
above. However, it was not the brief of the consultants to consider the provision of such facilities, which would have
involved consideration not only of facilities elsewhere in Porthcawl, but also elsewhere in the County Borough.

2.4.80 It is highly likely that the proposed relaxed regulations will be enacted, so more casinos could be developed
throughout the UK and, setting aside the moral arguments, they would certainly bring in year-round employment to
areas where seasonal and part-time work is the rule, such as coastal resorts. It would also enable monies to be
invested in other leisure and recreation facilities.
2.4.81 If Bridgend County Borough Council were to accept the principle of a casino, then it is recommended that
the SPG should make explicit reference to the advantages of developing a site for a casino. It would almost
certainly be connected with a hotel, given the hours it would operate. It should only be allowed to be developed
independently of a hotel if it is an integral part of a multi-purpose arts and leisure facility, which is also considered to
be a development which should progress within the regeneration area.
2.4.82 Casinos elsewhere have not gained any poor reputation for generating high levels of noise, despite the fact
that their main times of operating would be at night. The car traffic they would generate would, by virtue of timing,
not conflict with other users, and there could thus be shared car parking spaces.
2.4.83 Other coastal areas, previously not regarded as "chic" have been enhanced by the presence of casinos.
These are not necessarily elite areas, such as the Cote D'Azur, but less flamboyant stretches of coast, such as in
Belgium, which has become very popular for visitors from throughout Europe, using a combination of casinos, high
quality accommodation, water sports, shopping as well as its traditional attractor - beer.

2.4.85 We have limited ourselves to a few comments going beyond the references to sailing, other water sports,
and the improvement of access for walking and cycling, which are dealt with elsewhere.
2.4.86 Members should be aware of the continued clamour for a swimming pool. We have not examined the
demand for such a facility, taking account of existing facilities, such as the pool at Trecco Bay, which is open to day
visitors. It is highly unlikely that any commercial developer would voluntarily provide a swimming pool. Even if they
did so, perhaps as part of a legal agreement related to other new development, they would not be willing to bear the
maintenance charges. Swimming pools do not make money. The only type of pool which now has a certain cache
is the sea water lido, as has been rebuilt at Penzance, but the coast within the development area does not lend
itself to creating a lido, and it is too early to say whether the Penance facility will pay its way.
2.4.87 We therefore consider that it is unrealistic to create a swimming pool in the regeneration area.
2.4.88 Opportunities arise in the partial relocation of Griffin Park to reconsider the demand for sports and
recreation facilities, taking account of public comment. The outdoor tennis courts are used only seasonally, and
there is a general agreement that there is insufficient need to retain the third bowling green. We do not reconsider
they should be replaced, and suggest new facilities, perhaps including a skate park. In the public consultation in
March 2004, there was strong support for the retention and, indeed, expansion of Griffin Park, as proposed in the
development framework. However, there was also strong opinion that the Council should make clear what sports
facilities it would provide in the area. While there remained the demand for a swimming pool, we continue to
support the Council's view that it would not be cost-effective to provide one.
2.4.89 The only strong recommendation we make for land-based recreation is to provide a floodlit, all-weather
pitch, preferably of the highest quality. It should be water-based, so that it would last longer than sand-based
pitches, it would be kinder to users' joints, and - most important in the context of this report - it would meet
international standards for sports such as hockey. Our recommendation is made in respect to the tourism market,
and there may be a local demand to back up the case for delivery. Certainly, the level of residential development
proposed within the regeneration area would place considerable additional pressure on existing local facilities, and
the developers would be obliged to contribute towards ensuring sports and recreation demands are met.
2.4.90 This proposed facility, possibly two pitches adjacent to one another, with good changing facility and
conjoining food and drink provision, could be located either in the reformed Griffin Park, or it could be sited on or
adjacent to the land set aside for education purposes, as the pitches could be used by the schools/colleges during
school times.
2.4.91 As well as satisfying local demand, these facilities could satisfy an expanding sports tourism market.
Together with a good hotel, they could provide excellent training facilities for professional or international sports
teams; perhaps those using the Millennium Stadium in Cardiff for matches. There is also a demand for sports
festivals - these already exist throughout the UK (e.g. Weymouth and Jersey) - and this market should be examined.
2.4.92 Another facility requested by local residents is for a skateboard park. There is presently a facility in the
Jennings Building, but we believe that building could be put to better use. If the facility were placed in Griffin Park, it
would complement the other facilities there and would be far enough away from houses so that the noise generated
would not detract from their amenity, while still being close enough to attract participants. The establishment and
management of that and other facilities is a matter for determination by the Council, but we would support provision
where it is likely to attract visitors and thus further income into the town.
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Food Tourism
2.4.93 Exposure to foreign foods and to the culinary delights offered on television programmes has led to an
increase in expectations in the quality of food. Throughout the UK, that expectation has generally been realised,
especially in metropolitan areas and at "gastropubs". Unfortunately, there has been less of an improvement in
coastal resorts.

2.4.103 We recommend that facilities for parking, changing and launching should be provided, to encourage
participants in water sports. These facilities should be close to, or at, the shore, in locations where conflict with the
enjoyment of the town and beach by others is minimal, and access, from the land and to the sea is safe. Parking
provision will accord with the emerging parking strategy for the town. Monies from developers' contributions will
fund the new facilities.
Providing sports infrastructure

2.4.94 It is not necessarily suggested that Porthcawl should ascribe to the high quality and high costs associated
with famous restaurants. Nevertheless, the provision of restaurants in Porthcawl should be improved.
2.4.95 It is appropriate to consider how best to take advantage of the high reputation of Welsh food and drink.
Discussions have already been held with the Welsh Development Agency, which indicated it would be keen to
encourage food and drink fairs, as it is understood that no such fairs are yet held in any Welsh coastal town.
Experience elsewhere has been that such fairs would generate the development of a good range of sound food and
drink outlets, offering locally sourced food (including seafood) all the year round. This phenomenon has been
apparent even in places with poor road communications, such as Ludlow, so it should be possible to improve
facilities in Porthcawl. The recent success of the Abergavenny Food Fair, which has been aggressively marketed,
shows that that there is a strong demand for such events, and Wales is large enough to support a similar kind of
event at a coastal location at a different time.

2.4.104 The provision of housing development is seen, within the emerging strategy, as a means by which funds for
new facilities could be raised. It would be expected that, as major beneficiaries of a new local distributor road, the
housing developers would also pay for that road to be constructed. It would need to be in place in the early to midterm, probably after supermarket construction. The construction of the new road would mean the partial relocation
of Griffin Park, and would provide the opportunity for new sports facilities there.
2.4.105 Similarly, many of the inhabitants of the new houses would use the local schools, and thus the developers
would be expected to make a contribution to the recreation facilities at the school(s). It is recommended that there
should be joint discussions between developers and Council planners, education staff and recreation advisors at an
early stage, to maximise funding for quality resources, seeking to realise potential from sports agencies and
professional clubs.

What could be delivered?

Major new investment

2.4.96 The above text has examined the tourism market and has suggested ways in which it could be met.
However, the recommendations made within the SPG must be realistic, and take account of the present
opportunities for development.

2.4.106 A significant area of land within the regeneration area has been aside for leisure uses. As has been stated
earlier, the market will dictate what types of facility would be provided. Nevertheless, the SPG should indicate what
would be preferred. We see a new quality hotel, of 100 bedrooms or more, as being an essential element, to cater
for the recognised demand for such facilities. While it is hoped that there may be some business tourist use of that
hotel, it is more likely that such tourists would not be deflected far from the M4 corridor, where there is already
plenty of accommodation provided or proposed. Therefore we anticipate that any hotel would be targeted at the
middle to high level. Our research indicates that such a new development would be not by international chains, but
by major UK, specifically, Welsh operators. However, we consider that the local hotel market is not fully understood
and recommend that a study to determine what facilities are required, and by whom, should be undertaken during
2004/2005. For example, is there a demand for business hotels, rather than the high quality hotels to which we
referred earlier? If so, the likely developers could be identified and targeted. We recommend that the study, while
focusing on Porthcawl, should cover the whole of the borough.

2.4.97 It is important to ensure that the expectations of local people are managed. The town will not change
overnight, though the ultimate change will, indeed must, be radical. There is unlikely to be the immediate arrival of
a big attraction which would change everyone's lives.
2.4.98 Instead, there should be an understanding that there would be a gradual metamorphosis of the town and
what it can offer, and that would depend upon the cumulative effect of a wide range of actions to be taken by the
Council, in partnership with the private sector, and supported by the WTB and WDA. The new approach to tourism
in Porthcawl has to be based upon not only new development, but also strong co-ordinated marketing and the
establishment of a sound management structure to maintain the quality of the infrastructure and the product.

2.4.107 We would support the improvement of facilities to existing hotels in Porthcawl (outside the study area), as
we believe that their present facilities cannot cater for the potential demand identified earlier in this section.

Providing a kick start
2.4.99 It is important to indicate to potential investors that Porthcawl means business. The implementation of the
supermarket proposal at an early stage is essential, and would provide monies for a range of environmental
enhancements and improvements to access, to which reference has been made throughout this report. All such
works should be of the highest quality, whilst being easy to maintain, in order that more visitors are attracted.
2.4.100 The beach should be brought back into public ownership as soon as possible and managed to a regime in
which tidiness is paramount. The improved appearance of and access to the beach will, very rapidly, encourage far
more people to visit Porthcawl. The public area around the beach should form the focus of a series of regular
events, related to water recreation, which would also bring in greater numbers and positively raise the profile of the
resort.
2.4.101 It is also important that the marina development is started at an early stage, using contributions from
adjacent development, in order that it should soon be accepted as the fulcrum of the resort.
2.4.102 The final tangible elements which should be promoted at an early stage are the improvements to the sea
wall and other coastal defences. The need for much of this work has already been identified, but it gains extra
momentum from the requirement to protect the proposed, as well as the existing, development. An early element of
the works would be associated with the development of the marina. The creation of a new structure on the northern
side of Sandy Bay would provide enhanced access along and to the coast, and it would encourage developers to
invest, recognising that the risk to property from flooding by the sea would be reduced to acceptable levels. The
promenade should be designed to include a cycleway, as part of a network for the Borough. The cycleway would
help reduce car movements, and would be an attraction to an increasing market for cycling tourism.

2.4.108 It is hoped that one or a combination of the following facilities could be associated with a hotel - spa
facilities; health and sports facilities; casino; and conference facilities. Nevertheless, there should be no objection,
in principle, to proposals for any or those facilities as a separate entity. We do not believe that conference facilities
in Porthcawl need to be large, but they should be of high quality and be seen to be friendly and distinct, and not
corporate in nature.
2.4.109 We do not consider that there is a commercial market for a heritage attraction. These are already provided
in other places in Wales, and the commercial track record is dubious. No obvious day visitor attractions spring to
mind as being "dead cert" successes, though it may be appropriate to consider proposals for sea life centres or
other facilities based upon a maritime theme, though it should be recognised that many of these now exist. Some
residents suggested that an aquarium or Sea Life Centre should be built. However, these have not always proved a
success in other resorts, and we consider that a strong business case would need to be demonstrated if planning
permission is sought.
2.4.110 Encouragement should be given to increased investment by local tourism businesses. Examples could
include the provision of additional coffee/snack bars and expansion or enhancement of conference facilities.
Conference facilities are offered by the Hitide complex, the Grand Pavilion and Seabank Hotel, and provision for
small conferences exists in several places, including the Atlantic Hotel. Nevertheless, additional and improved
conference facilities would be welcomed, and their development should be associated with prudent marketing.
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2.4.111 The privately-financed facilities should be complemented by high quality facilities in the public realm.
Elsewhere in this brief , reference is made to promoting a palette of high quality materials, of establishing a strong
theme of signage, lighting and street furniture, as well as to specific projects like the new promenade. These need
to be backed up by high quality, well-managed toilets, in locations useful to residents and visitors alike, such as
within or adjacent to the proposed supermarket. Other visitor facilities should include litter bins and information
boards.
2.4.112 These facilities should be provided by the Council, to reflect its understanding of public demand and need.
However, it would be expected that the finance would be drawn from developers' contributions.
2.4.113 The marketing initiatives to which reference has been made should be supported by a new (or at least
replacement) Tourism Information Centre at a gateway to the town or at a focal point of the new facilities. Other
information facilities should be associated with new parking facilities, including any park and ride system that may
be established. Tourism in Porthcawl would benefit if non-essential cars were taken out of the town, but it is clear
that some effective, reliable, clean and cheap means of transport for visitors needs to be established.
Conclusions
2.4.114 Tourism in Porthcawl has a bright future, but only if there is a radical change, particularly an improvement in
quality. Cosmetic changes will not prove sustainable.
2.4.115 The costs of establishing a higher quality product will be easily outweighed by the extra numbers of visitors
and expenditure which would be attracted. That increase would also be manifest in increased employment for a
longer period of the year.
2.4.116 The resort's future should reflect its seaside location, which was the reason for its origin. The product
offered to should anticipate future trends, not react to old ones.
2.4.117 Similarly, the product offered should not appeal to a lowest common denominator mass market, but to a
series of niche markets. The facilities in the public realm should be of high quality. The initial cost may be greater,
but the investment will prove successful. Adequate revenue should be provided for effective marketing,
management and maintenance.
2.4.118 While some new facilities could only be provided by the commercial sector, the context in which they would
sit should be established by the Council working in partnership with both public and private sector, and that
requirement will be borne out in the use of legal agreements associated with planning permissions.
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Market Overview

Developer demand for Porthcawl

The South Wales economy

2.4.129 We are of the opinion that there would be good demand amongst most (although not all) the major house
builders for the overall development of circa 1100 dwellings. The adoption of a disposal strategy will of course be
guided by a number of key factors including, market circumstances and the Council’s objectives for the scheme as a
landowner and regeneration facilitator.

2.4.119 The South Wales economy has seen a considerable shift away from the former dominance of heavy
industrial manufacturing and coal mining. Since attracting a substantial share of larger inward investment to the UK
in newer industries, there has also been further diversification with an ongoing development of the service sector
and particularly in IT based employment.
2.4.120 The Development activity which has radiated out from the southeast corner of Wales particularly Cardiff,
along the M4 is now resulting in a large-scale redevelopment of Swansea and its waterfront area and the proposed
redevelopment within Newport city centre.
2.4.121 The large scale development schemes and growth in developer confidence is in turn resulting in increasing
interest in towns such as Bridgend and Porthcawl, which have easy access via the M4 to Cardiff, Swansea and the
South West of England.

2.4.130 The amount of housing proposed suggests that the land parcels could either be packaged for sales to a
consortium of house builders or a phased scheme of disposal. In both respects we believe that sufficient interest
would be generated to create competition among interested parties. In any event a proposal of this scale will need
to create its own environment, raise its profile and gather momentum in a gradual manner in order to achieve the
advised values and take up rates.
2.4.131 The local area has not seen any significant private residential development in recent years because, inter
alia the limited supply of development land within the town historically. However the strength of the current market
coupled with the current and proposed regeneration of the area has meant that house builders are now prepared to
consider serious investment in Porthcawl.

Residential Market
Residential Values
2.4.122 The economy in Wales is continuing to enjoy increased prosperity which is reflected by the ongoing demand
for both commercial investments as well as the continued increase in volume of house sales completed over the last
6 months.
2.4.123 The market continues to be relatively positive and has seen growth with both agents and house builders
reporting that there is a lack of housing land to satisfy the demand for residential properties.
2.4.124 However, the predicted rise in interest rates is likely to prompt caution amongst house builders. Such
forecasts have resulted in mixed messages from house market analysts, who are divided over whether house prices
will rise in line with the interest rate.
2.4.125 In light of the continued inward investment and Objective 1 status enjoyed by the majority of Wales,
economic prospects continue to look healthy. There is currently strong demand from residential developers,
particularly for such attractive high profile sites as the subject site.

2.4.132 Against a backdrop of limited new residential development activity within Porthcawl over the past ten years,
strong demand is evident. Hence the keen interest shown in preliminary marketing of the redevelopment scheme at
The Esplanade Hotel, West Road, Porthcawl. The 42 unit apartment scheme includes 1 bedroom, 2 bedroom and
penthouse apartments which have initial guide prices of £140,000, £190,000 and £280,000 respectively: (land
values of £500k per net acre have been achieved, at Broadlands, Bridgend.)
Take up
2.4.133 We would anticipate that, based on the likely mix of town houses and higher density apartment schemes,
approximately 100 to 125 units per year could be sold assuming that infrastructure is put in place at the appropriate
rate. This rate would be dependant on the approach adopted by the Council in the disposal of the site, house
builders in their acquisition, the site’s profile and market conditions. Assuming there are approximately 1000 private
units likely to be available (90% of the total), then we would anticipate the total sale period being between 9-11
years assuming market circumstances do not change significantly.

2.4.126 This is evidenced by the keen interest shown at other waterfront sites along the South Wales coastline,
which have been brought to the market over the last few years, predominantly by Associated British Ports, including
amongst others; Cardiff, Penarth, Barry and Swansea where all the major national house builders have purchased
substantial plots of land.
2.4.127 This has been borne out by the developer interest shown in Broadlands in Bridgend where most of the
major house builders have or still are undertaking developments. The further development proposed in the
Bridgend area e.g. Parc Derwen near to Junction 36 of the M4 motorway, should also attract early development.
2.4.128 Significant development schemes will continue to attract a healthy interest from the residential investment
market. It should be noted that the take-up of lower value units by investors has left a limited residual supply at this
end of the market and prompted concerns over affordability.
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Retail

Hotel Sector

2.4.134 Porthcawl’s prime retail area is concentrated along the pedestrianised John Street, where the main national
retail multiples and key service providers, such as Woolworths, Boots, Peacocks, Clarks, banks and building
societies, are located.

2.4.147 The hotel market is now highly complex. The state of the economy has influenced hotel use but as much
the pattern as overall occupancy levels. Random events such 9-11 also had impact but only on a temporary basis.
However those are not indicative of the general trend which is continuing demand albeit in a different, more
focussed, basis.

2.4.135 To place Porthcawl in the hierarchy of retail centres it is noteworthy that John Street, attracts retail rents of
between £30 - £35 per sq ft in terms of Zone A (ITZA) compared with Port Talbot, £40 sq ft ITZA; Bridgend, £70 sq
ft ITZA and Cardiff; £275 – 300 sq ft ITZA.
2.4.136 It is recognised that the limited food retail provision (Somerfield foodstore) within the town has led to
expenditure leakage to Bridgend. It is clear that there is an identifiable need for an appropriately sized supermarket
to retain consumer expenditure within the town and to bolster the retail offer of the town.
2.4.137 It is considered that the proposed mixed use commercial quarter could accommodate an element of lifestyle
retail associated with the complementary leisure schemes and possible water sports theme, which may develop as
Porthcawl’s unique selling point.
A3 General
2.4.138 Over the past 12 months, activity in the A3 market has generally cooled with corporate operators taking
stock and reviewing expansion strategies. This slow down in activity comes largely as a result of the general
change in economic climate and also due to over expansion on the part of many of the major operators. As a result
of market uncertainty, rentals have generally levelled and in certain locations fallen.
2.4.139 Current market conditions are largely reflective of the position within the major conurbations where there is
generally an over supply of branded bar and restaurant operations, many having over committed at the height of the
market. The current market is one of consolidation and in our view is a temporary reaction to an overheated market.
There is a continued demand for good quality space in prime locations.
2.4.140 Whilst the level of activity within the corporate sector has generally slowed, there continues to be a good
level of requirements from independent operators often seeking to expand on a regional basis.
2.4.141 Our experience would suggest that towns such as Porthcawl, which are perceived to fall within the
catchment of Bridgend, are likely to attract strong interest from the independent restaurant, bar and café operators
based in Porthcawl, Bridgend, Swansea and Cardiff.

2.4.148 The hotel market has evolved significantly in recent years bringing increased competition and variety to the
consumer. Through exposure to greater choice, prospective guests have become more discerning and expectant of
value for money from whichever level of accommodation they may chose. The result has been greater polarisation
and differentiation of offer according to specific target markets. In particular the "limited service" (budget and budget
plus) occupiers have thrived in this environment.
2.4.149 A further sub sector has also emerged, "budget plus" such as Express by Holiday Inn which offers a slightly
higher level of accommodation whilst still representing value for money. Room numbers in the limited service
category tend to range from 40 - 120.
2.4.150 Pressure has been experienced by those elements of the sector not satisfying modern customer
expectations - largely the "mid range" 3 and 4 star concepts which remain relatively expensive but not especially
"luxurious" at the top end of the market. The phrase "boutique" hotel has been adopted to tag the likes of Hotel DuVin and Malmaison which provide a more exclusive offer which, whilst relatively expensive are perceived as value
for money.
2.4.151 Greater sophistication in the market has brought about more specific locational requirements driven by the
target market. The nature of the budget hotel, targeting mainly business users, has led them to focus on locations
which serve and are convenient to that type of guest - essentially either in town, close to the office sectors, or out of
town, on main arterial routes. Those less focused on this market can be more flexible in their requirements.
2.4.152 Demand across the country continues in the various sectors but particularly with those providing limited
service. This is evidenced by new entrants such as Future Inns, Golden Tulip and Ramada Encore, all of which fall
into this category.
2.4.153 As with the A3 sector, we would envisage that likely interest in Porthcawl will come from independent hotel
operators, who are looking to expand on a regional basis and will tailor their hotel offer or create a scheme to suit
the Porthcawl market.

General Leisure
2.4.142 The general leisure market continues to evolve with some sectors growing, some slowing down and others
consolidating.
2.4.143 Over the past 2-3 years there has been a clear move away from out of town leisure park development, to
leisure forming an integral part of mixed use city centre development. Over the past 12 months, activity in the
multiplex cinema sector has slowed as the market nears saturation. On the other hand, the gaming (casino, bingo)
sector has been active, reacting to the proposed changes in gaming legislation.
2.4.144 Casino activity in particular has been strong with operators gearing up for the inevitable opportunities which
will eventually come forward. However, this is still likely to be 2-3 years away. The casino market is led by a
number of established operators including Rank, Stanley, and Gala. Requirements are generally for 25-40,000 sq ft
with 100 plus parking spaces but we expect operators to become increasingly flexible in their requirements with a
move towards smaller format operations.
2.4.145 The health and fitness market has been relatively flat over the past 12 months, primarily due to over
expansion on the part of many corporate operators. Whilst there are signs of renewed activity, the market generally
remains in a period of consolidation. However, it is reported that there will be an increasing demand for health and
fitness memberships and the market is likely to react to this, but on a more cautious basis.
2.4.146 Catchment and demographic figures are key to the selection criteria of leisure operators. In this respect,
Porthcawl (population c.16,000), notwithstanding it’s immediate catchment and the seasonal visitor influx, is
unlikely to attract major interest from national operators. Again, we would expect occupier interest to come from
Porthcawl and the surrounding towns and cities.
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Section 3 – Community/Stakeholder Engagement

3.2.4

In each case people were asked to think about the following key questions:

3.1

Aims of the Initial Consultation Exercise

3.1.1

The main aims of undertaking consultation at an early stage in the project were to:







Which aspects of the site do you like most?;
What do you think should be improved/What changes would you like to see?;
What facilities do you use and what do you think should be kept?;
What new facilities would you like to see provided?; and
What good ideas have you seen elsewhere that could be used in Porthcawl?

3.2.5

Board eight looked at Porthcawl as a whole and board nine dealt specifically with transport issues.







Understand peoples views about the regeneration site as it is now;
Identify those features of the site that people like, and would wish to see retained;
Identify those aspects of the site that people would like to see improved;
Understand people’s aspirations for the regeneration site and how they would like it to be in the future; and
Gather information relating to peoples views on Porthcawl as a whole (in order to understand the wider context
and how the regeneration area fits into the rest of the town).

3.1.2

The initial consultation exercise was a two stage process:

3.2

Stage 1: A public exhibition

Format of the exhibitions
3.2.1 Public exhibitions were held in two locations in Porthcawl on Friday 29th August 2003 between 9 am and 5
pm. The two locations were the Tourist Information Centre on John Street in the town centre and The Hi Tide Inn at
the fun fair, Coney Beach. These locations were selected in order to attract both residents and visitors to comment.
Both exhibitions were the same and participants were asked to undertake the same activities.
3.2.2 Nine A1 sized exhibition boards were displayed at each location. Boards one and two provided background
information relating to the Study and explained the purpose of the exhibition. The next five boards then asked
people to comment on five specific parts of the site, as shown on figure 3.1.

1. The Harbour
2. Salt Lake
3. Griffin Park

3.2.6 In each case, people were asked to write comments on sticky notes and to put them on the boards. In
order to differentiate between the comments of residents and visitors, different coloured sticky notes were used.
People were asked to divide their comments into those that related to the current use of the site and those that
related to the future use of the site. If participants saw a comment that they agreed with they were asked to put a
sticker on that sticky note. Leaflets were also handed out to people who wished to make further comments with a
deadline of Friday 5th September 2003 set for comments to be sent back to CDN Planning Ltd.
Attendance
3.2.7 During the course of the day 140 people visited the exhibition at the Tourist Information Centre and 160
people visited the exhibition at Coney Beach. 330 sticky notes were filled in, around 70 by visitors and 260 by
residents. Most of the notes related to the future use of the areas. Many people also held discussions with the
members staffing the exhibition.
3.2.8 A full copy of the report for the first round of consultation "Summary of Consultation October 2003" is
available from Bridgend County Borough Council.
3.3

Stage 2: Consultation by correspondence with Key stakeholders and local organisations

3.3.1 Although the essential aims of the 2nd round of consultation were the same as the first, the target audience
was different. The audience this time involved key community/stakeholder interest groups within Porthcawl.
3.3.2 Bridgend County Borough Council originally identified 7 stakeholder groups, including local land owners,
with whom they would like us to consult. Of those suggested Porthcawl Town Council, Porthcawl Civic Trust and
Porthcawl Lifeguard Club’s responses are reported in this document. The other stakeholders identified by Bridgend
County Borough Council have been contacted but their responses cannot be reported in this document due to
commercial sensitivity.
3.3.3 Following Member concern at the scope of the consultation exercise, an extensive list of community interest
groups was identified. Letters were sent out to the following organisations with a caveat inviting them to pass
consultation sheets on to any other organisation they felt appropriate to do so.

4. Coney Beach
5. Sandy Bay

Figure 3.2.2 – Site areas
3.2.3 The exhibition material is replicated for information in Appendix 6 of this report.



















Porthcawl Lifeguard Club;
Porthcawl Civic Trust Society;
Porthcawl Comprehensive School;
Porthcawl and District Tourist Association;
Porthcawl Bowls Club;
Griffin Park Bowls Club;
Griffin Park Community Centre;
Bridgend Tourist Forum;
Sandymeers Allotment Society;
YMCA;
Churches Together;
Hillsborough Place Residents Association;
Portway Surgery;
Chamber of Trade;
Silver Waves Welcome Group;
Chairman, RNLI;
Sustainable Wales.

A Framework for Progress - Connecting Spaces, Places and People

26

Bridgend County Borough Council - Porthcawl Development Framework
3.3.4 In all, 17 consultation letters were sent out which elicited 20 separate responses. A full copy of the Report
on the second round of consultation is available from Bridgend County Borough Council entitled "Second Round
Consultation Report 1st December 2003".
3.3.5 In response to the community consultation exercises, and for the purposes of the Framework, all points that
have been raised more than once have been responded to by the team in the table at Appendix 7.
3.3.6 The results of the 1st two stages of consultation were used to directly inform the formulation of the draft
Porthcawl Development Framework.
3.4

3.4.3 All three events were very well attended. Several hundred people visited the Public Exhibition over the four
days, both residents and visitors to the town, whilst over 50 stakeholders continued to the Monday evening seminar
in the Seabank which proved to be most valuable in teasing out specific issues of interest and concern to local
groups and organisations.
3.4.4

3.4.5 Everyone attending the exhibition, the seminar and the public meeting was given a comment form to
complete, (example in Appendix 1) and encouraged to return it to the Planning Department of Bridgend CBC by the
close of the consultation period on 30th April 2004, who forwarded them directly to CDN Planning .

Stage 3: Consultation on the Draft Report
3.5

3.4.1 At the meeting of the Planning and Development Committee of Bridgend CBC on 12th February 2004 it was
resolved that the draft Porthcawl Development Framework (PDF) be approved for the purposes of public
consultation.
3.4.2

The public meeting in the Grand Pavillion was attended by some 180 people.

Results of Consultation

3.5.1 Results of Consultation on the draft report and the way in which they have informed this document can be
seen in the Porthcawl Development Framework Statement of Community Engagement/ Consultation, October 2004
and is available from Bridgend County Borough Council

The draft Framework document was subject to full participation and comment as follows:

Public Exhibition
Saturday 13th March - 2004
Monday 15th March - 2004
Tuesday 16th March - 2004
Wednesday 17th March- 2004

Tourist Information Centre
Tourist Information Centre
Tourist Information Centre
Grand Pavillion

Stakeholder Seminar
Monday 15th March - 2004

Seabank Hotel

3.5.2 In overall terms the community stakeholder engagement exercises have been very successful, with a
significant level of support for the role and benefit of the Porthcawl Development Framework illustrated in the pie
chart below:

Porthcawl Development Framework
Strongly Oppose
5%
Oppose
2%
Can't Decide
10%

Public Meeting
Wednesday 17th March -

Strongly Support
59%

Support
24%

Grand Pavillion

Figure 3.5.2
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Section 4 - The Development Framework
4.1
The future of Porthcawl depends on a “Partnership – of trust”. The regeneration of the waterfront and
environs is a key element in the renaissance of the town - but it will only work if those with a stake in the future work
together. The development framework will only succeed if the stakeholders believe that it represents a way to
change for the better – the consultancy group believes it does provide such an opportunity. An “Agreement – for
change”, with co-ordinated and collaborative action by the interested parties, will produce a sustainable
regeneration of balanced economic, environmental and social wellbeing. The development framework represents a
catalyst to enhance the image of Porthcawl – the language it speaks to the wider world. This enhanced image will
encourage investors to join in the sustainable regeneration of the town and its foreshore.
4.2
The Development Framework has been formulated in the light of the site assessment; community and key
stakeholder views; a review of earlier studies; and from a series of meetings with officers and members of Bridgend
County Borough Council and Porthcawl Town Council. The desirability of ensuring a viable proposal, consistent
with the physical and technical constraints and community aspirations, has also strongly influenced the
development framework. The aims identified following the project gestation include:

Aims











To prepare a Development Framework. Key themes: Local Distinctiveness/ Enduring Quality/Sustainability;
To recognise and work with the existing and evolving urban form, to protect and capitalise on the areas assets
(visual, physical, community and economic);
To bring forward a mixed-use redevelopment opportunity in an area of mainly previously used land;
To bring additional economic activity and environmental enhancement to this area;
To make a contribution to the employment, housing and tourism needs of Porthcawl;
To facilitate investment in the future of the town;
To enhance integration with the existing town;
To achieve maximum community benefits;
To recognise the evolutionary nature of the development process; and
To acknowledge the role and importance of developer/LPA workshops.

Objectives















To optimise the development and investment potential of the area as a whole using a mixed-use approach;
To re-discover the towns relationship with its waterfront and to create an urban/seashore interface of quality;
To create a development framework which is practical and robust yet flexible enough to accommodate
opportunities as they arise;
To enhance the character of the Conservation Area and to conserve its historic buildings and structures;
To secure the delivery of a marina and the opportunity for “early wins” in terms of investment opportunities;
To facilitate the long-term coastal defences of Porthcawl;
To create distinctive entrance and gateway spaces that act as a focus for new development;
To create distinctive spaces associated with streets, water features and public open space;
To enhance linkages and connections (north/south & east/west);
To develop the opportunity for enhanced coastal and town cycling routes;
To utilise open spaces to add form and character to the area;
To create the opportunity for vibrant and well-used urban spaces associated with distinctive new spaces;
To facilitate the development of the eastern land (former caravan site);
To provide the opportunity for a range of high-quality residential and tourist accommodation at a range of
densities;










To provide a range of community facilities and amenities commensurate with the proposed development;
To secure development which is more sustainable;
To create an environment with good public transport and pedestrian linkages, thereby reducing car
dependency;
To foster lower vehicle speeds throughout the area to improve pedestrian safety and amenity;
To provide the appropriate level of access and parking to facilitate the development;
To improve confidence in the area so as to create the conditions necessary for existing landowners to invest;
To create a development framework capable of being implemented in stages, where each phase can be
economically serviced and completed; and
To establish a planning and development process that will deliver the quality expected.

4.3
The area covered by the development framework was determined by the regeneration area policy in the
UDP. As a consequence of our investigations, we consider that the area “of consideration” should also include the
northern section of the Boulevard de San Sebastien de Loire and immediate environs.

Vision
4.4
The development framework at Fig 4.1 overleaf illustrates the manner in which the earlier analysis can be
interpreted in strategic and spatial terms across the site. The proposals deliver a development with character, a
quality public realm, ease of movement, legibility, diversity and adaptability. A series of key-area character
statements build on the overall concept and provide further guidance as to the spatial, environmental and built form
anticipated. The character area statements form part of the development framework and will be utilised when
assessing the more detailed master-plans and development proposals.
4.5
The regeneration of this area is viewed as being critically important to the long term future of Porthcawl and
is, therefore, perceived as being a flagship scheme which, in planning and urban design terms, needs to secure:





A distinctive built environment for those living and working in or visiting the area;
A major contribution to the perception of Porthcawl and its well being;
It is integrated properly into the existing town;
Appropriate, safe access by foot, cycle and motor vehicle.

4.6
These requirements, and matters previously raised in earlier sections of this report, need a quality urban
design approach that secures attractive and functional environments that are well-articulated, distinctive and
establish a strong sense of place. The development framework and associated character statements illustrate how
this can be achieved.
4.7
The organisational structure for this area is based on a simple “grid” network of linked routes and open
spaces with a concentration of uses and activities at key nodal points. The signature open spaces of Sandy Bay
and the new Marina have strongly influenced the overall spatial arrangements, as has the location of proposed
landmark buildings (e.g. life guard mixed use building at Rhych Point). The opportunity to create some quality new
public spaces (hard & soft) which could be utilised for fairs, markets and other events has been taken at key points.
The former alignment of the salt lake dock has been expressed on its western edge by the creation of a canal side
environment. The towns’ seafront relationship has been better defined and urban form is used to strongly define
spaces and streets. The Marina provides a destination and major activity space.
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Figure 4.7 Development Framework
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Vehicle Movement Network

Pedestrian Movement Network

4.8
This section outlines the principles of vehicle movement through the site, in particular the way it is intended
to encourage very slow speeds within the housing areas. The approach being tabled builds on the principles
contained in the latest version of DB32 “A Design Guide for Residential Areas”, its companion guide “Places,
Streets and Movement” and the latest thinking on “Home Zones”. The main circulation routes in the area are
formed by the “adjusted” Boulevard de San Sebastien de Loire and the eastern spine road. Both roadways act as
the main public transport routes through the area. Accessibility to amenities and services has been facilitated by
pedestrian and vehicular routes and the main public transport road, which ensures that no part of the site is more
than 400 metres (5 minutes) walk from a bus service, and the vast majority of dwellings is less than 300 metres. A
bus gate on the north eastern corner of the site will facilitate access and egress. Although this route serves public
transport, it will also need to be traffic-calmed to reduce vehicular speeds and to facilitate easier pedestrian crossing
at key points.

4.11
The development framework provides the overview but the desirability of ensuring good permeability for
pedestrians throughout the area is considered essential. The very strong east-west desire route emanating from
Trecco Bay has been preserved within the development framework, but is now directed along a far more attractive
linear route passing the foreshore park, new southern promenade and attractive urban spaces. The route provides,
in part, the footfall necessary to achieve vibrant and commercially successful places that will attract investment.
The Esplanade and the Marina are integrated into this movement network.

4.9
The substantive part of the residential area is not a conventional branching road hierarchy ending in cul-desacs, but rather a network of traffic clamed streets edged with buildings to create a sense of place. In many
instances the scope exists to design these streets along the “Home Zones” principle.
4.10
The need for a sustainable development has resulted in an urban form (where possible) with a strong eastwest street layout. This arrangement allows passive solar gain either to front or back of southern orientated houses,
whilst many others have capitalised on the southerly aspect over the Bay. Perhaps most importantly each street
has been designed so as to ensure that there is a clear distinction, thereby helping to create a sense of place in
such a large area, and thus aiding the legibility of the place for residents and visitors alike.

Figure 4.10 Main vehicular movement networks

4.12
North-south linkages are also accommodated and improved within the development framework. Such
“externalised” linkages are important to prevent the area being perceived as an enclave – it must form part of the
town of Porthcawl for the benefit of future occupiers and visitors as well as for existing residents.
4.13
Other routes marked on the plan follow the urban form and the associated spaces. Many will be along
traffic-calmed streets, but the plan illustrates that there will be a rich variety of routes that link urban squares, parks
and open space to community, residential and mixed-use areas. The objective is to provide direct, attractive and
safe pedestrian routes for residents of and visitors to the area.
4.14
The draft development framework indicated that there would be a Secondary Route from New Road through
Mackworth Road to the new Primary route across the development area. This proposal was criticised by local
residents because they considered it would lead to an increase in traffic on this quiet cul-de-sac, thus damaging
their amenity. Therefore, the road will be stopped up north of the Primary Route. However, we consider that it is
important to retain a north-south pedestrian route into the area, so that is retained in the indicative Pedestrian
Network (see figure 4.14).

Figure 4.14
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Landscape & Open Space Structure
4.15
The development framework illustrates the extent of public open space. Public open space has been used
to provide this area with legibility and to create distinctive sub-areas. Significant public spaces have been created
on the foreshore and in a “containment arc” to the north of the larger central mixed use area, thereby creating a
visual and amenity buffer between this mixed–use area and the residential zone beyond. In order to provide access
to the eastern residential quarter a very small section of Griffin Park has had to be taken - this has been kept to a
minimum. The loss of this area, that presently contains the tennis courts, is more than compensated for by a
significant expansion of the park to provide amenities for this new residential area. The expanded Griffin Park is
integrated into this landscape “containment arc” which leads to the Foreshore Park on the extreme south-eastern
edge of the site. This space provides a unique green edge to Sandy Bay and a setting for the residential
development around its perimeter. For the majority of the time it will simply provide a pleasant parkland area for
residents and visitors to use, but it could occasionally be utilised for summer or winter fairs. The 4/5-storey
landmark building on Rhych Point provides a focus for the space and a potential destination in its own right. A large
linear tapered public open space springs from the park and provides a “grand” setting for the residential
development around the space. The tapered nature of the space and resultant built form affords occupiers good
views of the parkland and the Bay. Elsewhere within this eastern residential quarter, smaller “pocket” open spaces
have been dispersed throughout the area to facilitate local play spaces.
4.16
The seafront is more clearly defined by means of a new southern promenade that links to the existing
eastern esplanade that will be redesigned. New entrance gateways/squares have been created at a number of
critical areas that could also facilitate events, fairs and markets.
Land use and Residential Density
4.17
The development framework details the range of land uses proposed. The density is only a measure. It is
a product of design, not a determinant of it. The principal non-residential uses within the regeneration area are
focused around new key nodal points or historic groupings. In this respect it will be noted that the new “mixed use”
areas identified are placed at locations where there is high visibility, good footfall and other
complementary/supportive uses. Such an approach is required in order to ensure the delivery and success of such
uses. The mixed use area to the south of Griffin Park is considered to be an area where existing uses could be
improved and consolidated, or significant redevelopment could take place in accordance with the development
framework. The guidance would also facilitate some modest residential elements within the mixed-use areas whilst
residential/holiday accommodation above ground floor commercial accommodation would be supported. The
development framework avoids being over prescriptive as it needs to provide flexibility to accommodate a wide
range of potential users that might be attracted to such an area (hotel, conference centre, leisure or casino uses,
etc.). Furthermore, it also needs to facilitate existing businesses that might be seeking to invest in the area.
4.18
Residential uses are distributed throughout the area but the main concentration can be found in the eastern
quarter of the site. The higher density residential areas (80/120 units/ha) are concentrated around the western
section of the site, where the canal-side and Marina provide an attractive setting which can support such densities
in commercial and urban design terms. The aim is to deliver a truly memorable waterfront environment in the
vicinity of the canal and Marina. Elsewhere, those parts of the site with views of the Bay are also shown to
accommodate higher density residential development. The areas abutting the existing town in the region of Griffin
Park and on the northern parts of the site are at a lower density of 30/60 units/ha. The density figures will facilitate
a range of residential accommodation that will include townhouses, detached, semi-detached, terraced, mews units
and apartments. The area could also accommodate more specialist residential development including affordable,
market entry, sheltered and extra care units. The residential densities proposed are a key constituent element in
the delivery of the urban character sought for the different areas of the site.

Figure 4.19 Residential Density Plan

4.19
A development area of this scale clearly requires complementary uses and, on the northern edge of the site,
the existing primary school has been allocated additional land to provide for an expanded school and playing fields.
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Delivering Sustainability

6)

4.20
The regeneration of this area will not only significantly enhance the immediate environment; it will also
protect the area’s unique assets and act as a catalyst for investment, thereby improving the quality of life for those
living there. The project will demonstrate, through its actions, a commitment to social, economic and environmental
sustainability.

More effectively manage car movements and public/sustainable transport systems by improving:
 both the quality and quantity of resources for pedestrians, disabled users and cyclists;
 pedestrian/cyclist links to surrounding areas.

4.21
At the heart of this approach is a coherent agenda for change in Porthcawl, as set out in the UDP and
illustrated in the development framework. The development of Porthcawl’s seafront and bringing back into
beneficial use large areas of previously developed land is the foundation for the town’s future success. The vision is
of an expanded seaside town, offering quality and choice in living, shopping, tourism and leisure – capitalising on
the seafront setting to offer something distinctive which residents, investors and visitors will positively choose. The
development framework provides for sustainability through integrated land use policies reflecting employment,
transport infrastructure and regeneration opportunities alongside current environmental strengths.
4.22
Sustainability matters were at the forefront of the project approach and such issues were explicitly
considered and factored into the development framework. In summary the main aspects considered were:
1)

7) Sending the right signals:
 Practising real community-engagement by ensuring local communities are fully involved in the projects’
development.
4.23
An independent and separate sustainability appraisal of the development framework has been undertaken
which addresses these and other matters and is available from the Local Authority. CDN Planning were requested
to commission an independent Sustainability Appraisal of the Porthcawl Development Framework (PDF). The
findings of this study are summarised below. A Sustainability Appraisal is essentially a Quality Check on the PDF to
ensure it meets the principles of Sustainable Development as far as possible. This is a requirement of the
Government of Wales Act 1998.
4.24

Sustainable Development has four key objectives:

Building sustainable communities:



Improving the `sense of community’ by engaging existing groups in the planning process;
Reducing need to travel by improving quality/quantity of public realm so that the area becomes more attractive
for residents; and
Minimising crime and the fear of crime – by design.

2)

Land use




Transport:





4.25

Improving the distinctiveness of areas by:
 analysis of character and building on that resource through the design process;
 providing legible new places and the hierarchy of connecting routes and spaces; and
 the concept of mixed-use areas in close proximity to residential uses.

The Appraisal was carried out in three stages:




4.26

Managing the environment and resources:










Reducing energy use by ensuring that building layout and design capitalises on the characteristics of the site at
a development framework level;
Ensuring that building design and construction achieve higher performance standards through the application of
the BRE EcoHomes certification system;
Enhancing and conserving the historic environment;
Enhancing the urban environment through new tree/shrub planting plus better access to existing green spaces
and parks;
Ensuring that resources are not wasted by concentrating them where most needed through the hierarchy of
places and routes; and
Enhancing links to the shoreline and the sea.

4)

Health:



Widening the choice for healthier lifestyle and exercise by improving the accessibility of the town, parks and
seafront for the use of pedestrians and cyclists.

5)

Sustainable economy/social equity and opportunity:




Increasing local employment opportunities;
Increasing access to cultural activities by improving the provision of public art and public spaces for the
enjoyment of cultural and leisure events by both day and night;
Ensuring all the new public realm works enhance access for disabled people.







A strategic appraisal of the Project Principles;
A detailed appraisal of the draft Development Framework;
A final appraisal following public consultation.

In the following areas, the PDF demonstrated a strong commitment to sustainable development:

3)



Social progress recognising the needs of everyone;
Effective protection of the environment;
Prudent use of natural resources; and
High and stable levels of economic growth.
















it clearly promotes the use of previously developed land in a flexible, efficient and effective way subject
to promotion and guidance through Supplementary Guidance and detailed Master Plans;
the PDF proposals are satisfactorily integrated with the needs of the wider community around;
detailed and transparent consultation has established strong overall support for the PDF proposals;
while acknowledging a number of local concerns;
local employment and tourism will clearly benefit;
social impacts have received careful consideration, with plans for a wide mix of housing;
a sense of community will be engendered through developing a distinct neighbourhood identity;
access to community facilities is a strong priority to be strengthened through s. 106 agreements;
explicit proposals are directed to health and wellbeing, including reducing the fear of crime;
local bio-diversity will be protected and enhanced;
building development will be expected to comply with current and emerging building regulations;
the PDF promotes a sustainable transport solution with special arrangements for cycling, walking and
bus priority;
special coastal protection measures will be required as part of infrastructure development;
special emphasis is given to the preservation of the historic built environment to enhance local identity;
the promotion of a strong sense of place is a key theme in the proposals;
the PDF supports and encourages the renewal of leisure facilities while respecting the amenity of
residents;
the landscape design theme by uniting form, function and meaning will help create a vibrant
atmosphere for the waterfront and coastal setting; and
appropriate retail provision will be provided.

4.27
In conclusion, the independent sustainability appraiser was satisfied that the PDF is securely based on
sustainable principles. The detailed proposals integrate social, environmental and economic concerns in an
imaginative and practical way. The key need is to ensure that commitment is sustained by Bridgend CBC through
the many stages to successful implementation, using Supplementary Planning Guidance, s.106 powers and publicprivate funding initiatives. Given successful implementation, the PDF could be a model for sustainable communities.
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Public Art

Planning Obligations

4.28
The work of artists can offer a significant contribution. Within new development the integration of art can be
used to enhance landmark and public buildings or make public space more attractive and memorable. The
regeneration proposals create a number of key new spaces and routes that can provide a theme and context for
new public art elements.

4.32
Planning Policy Wales clearly defines the purpose of planning obligations or, as they are more commonly
referred to, Section 106 Agreements. The document sees the key elements of these arrangements as being:

4.29
The development framework recognises the physical contribution that public art can bring to the public
realm by improving the legibility and distinctiveness of an area or place through:





creating new landmarks;
focussing attention on distinctive vistas or spaces;
identifying different character and use of spaces; and
the role that public art can play to support an area’s wider strategies for economic, social and cultural
development.

4.30







In addition it is accepted that public art can assist in the perception and value of places by:

contributing to the broader identity of the town;
assisting with the perception and the promotion of inward investment through new development;
developing and encouraging businesses and creating unique/distinctive spaces;
contributing to local public art projects and events;
contributing to an enhanced civic pride; and
improved legibility

4.31
The development framework identifies possible locations for public art features. However, the key to
delivering quality public art is the procurement process and Appendix 8 provides some guidance on this particular
issue.





useful for overcoming obstacles which may otherwise prevent planning permission from being granted;
possibly coming in the form of contributions from developers which may be used to offset negative
consequences of development; and
useful to secure benefits which will make development more sustainable.

4.33
When granting planning permission, local planning authorities may seek to enter into a planning obligation
with a developer to:





To restrict development or use of the land;
Require operations or activities to be carried out in, on, under or over the land;
Require the land to be used in a specified way; and
Require payments to be made to the authority either in a single sum or periodically.

4.34
However, while planning obligations may be an opportunity for local planning authorities to obtain benefits
or actions that would otherwise not come about through the private sector or ‘open market’, they do not provide the
opportunity for them to simply create a ‘wish list’ by which to hold developers to ransom. Amongst other reasons,
for example, planning obligations should only be sought where they are:






Necessary
Relevant to planning
Directly related to the proposed development
Fairly and reasonably related in scale and kind to the proposed development; and
Reasonable in all other respects.

4.35
In essence, while planning obligations provide the opportunity to enable the delivery of certain benefits,
these benefits must be seen to be reasonable and necessary. Further details on this matter, including topic
headings for possible planning agreements, can be found at Appendix 4.
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Phasing

Phase 1

4.36
The phasing programme has been undertaken on the basis of achieving a deliverable development
framework. However, the assessment of costs and values are at a preliminary stage pending the preparation of
more detailed design and costs input from professional Quantity Surveyors.

Delivery timescale: Years 1 - 2

4.37
The consultancy team have had regard to the nature of the information currently available in devising the
phasing plan and its relationship to the Development Framework proposed, and there will be a need for further
detailed information to finalise an appropriate phasing plan.
4.38

In order to generate a deliverable programme a preliminary phasing plan has been prepared. A key
objective of the phasing scheme has been the need to minimise the scheme’s exposure to negative cash
flows (and finance costs) and to enable early development wins (the foodstore and the Rhych Point
building). It is likely that the phasing plan illustrated below and at Appendix 9 will need to be revised once
detailed costing information has been provided and a clearer perspective and progress gained on the third
party interests.

Phase 2
Phase 3
Phase 4

Foodstore

Residential and Griffin Park
Residential
Residential

Delivery timescale: Years 2 – 3
Phase 5
Phase 6

Revetment and promenade works
Salt Lake works

Delivery timescale: Years 3 – 6
Phase 7a
Phase 7
Phase 8

Rhych Point landmark development
Residential
Residential and Waterfront Public Open Space

Delivery timescale: Years 4 – 7
Phase 9

Marina and existing harbour works

Delivery timescale: Years 7 – 9
Phase 10

Mixed use residential and commercial leisure

Delivery timescale: Years 8 – 9
Phase 11
Phase 11a

Residential and mixed use
School

Delivery timescale: Years 8 – 9
Phase 12
Phase 13

Residential
Residential

Delivery timescale: Years 8 – 10

Figure 4.38 Phasing Plan

A Framework for Progress - Connecting Spaces, Places and People

34

Bridgend County Borough Council - Porthcawl Development Framework
Section 5 – The Foreshore/Urban Character Areas
Future Study Areas
5.1
As outlined in section 1 above, the Development Framework is part of the regeneration process. It meets
the needs of providing a strategic context to the nature and character of this new urban area. It does not replace
the need for more detailed study areas and it is not intended to convey architectural character. The study areas
identified will each be the subject of a separate (or combined) master plan at a scale of 1:500. Each will be
supported by information which will provide further clarification on the character of the regeneration area. Similarly,
there will need to be more detailed design work undertaken on the major landscape spaces, avenues and
pedestrian routes. The following section outlines some of the key character areas that will form part of the wider,
more-detailed master plans required. The accompanying plan shows how these character areas interact both with
each other and with surrounding developments.
1:
2:
3:
4:
5:
6:
7:
8:

Dockside Square/Marina
Canal Side
Entrance square and Gateway
Sandy Bay Gateway
Bayview Promenade
The Eastern Promenade
Foreshore Park
The Avenue

Figure 5.1

Foreshore/Urban Character Areas
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Dockside Square/ Marina
5.2
This area is where the proposed developments meet the historic core of Porthcawl, at the site of the old
docks. The southern end of the docks will be excavated, opening it up to form a small marina, the boats providing a
colourful jostling centrepiece. Enclosing the marina on its northern side will be the curving façade of a residential
building of 4 storeys with landmark elements 5 storeys high. The building facing south will recall the British seaside
tradition of well modelled inventive terrace design with a lively roofline and light colouring. There will be restaurants
along most of this frontage at street level.
5.3
The public realm at this point will be broad, to accommodate external restaurant seating and a walkway
along the marina frontage. The road running along the Eastern Esplanade turns and runs across this front, crosses
the canal and turns again to the dock. Lines of trees provide shade in the summer and windbreaks in the winter.
5.4
The supermarket on the western side has a footprint which aligns itself with the canal, and extends to the
northern edge of Dock Street and terminates in a new market square. This is an intersection of existing and
potential routes, as well as being the location of a new bus stop. New buildings have been created to front onto the
square where only the backs of developments were apparent at this point. The supermarket will be designed to a
high quality, which befits this key location. The scope exists on its south-eastern corner for it to rise to 2 - 2½
storeys, which could accommodate ancillary office/ staff accommodation to reinforce the townscape setting.
5.5
The car parks behind the residential terrace and the supermarket are screened from major public areas by
buildings and lines of trees.
5.6
The southern edge is formed by the original dock wall and a new lift bridge and lock at the entrance of the
marina. The activity and contrast here between two types of harbour should provide plenty of interest.

Figure 5.6 Dockside Square/ Marina, looking north from outer harbour
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Canal Side
5.7
The canal will connect the ‘inland’ parts of the new harbour side development with the waterfront at the
marina. Its alignment follows the somewhat serrated outline of the former dock wall, which will be uncovered and
partially rebuilt in natural stone. The canal acts as a reminder of both the former layout and function of the area,
and creates an attractive waterfront for the 3-4 storey apartments overlooking this area.
5.8
The tree-lined canal sidewalk will step down closer to the water level in places to provide variety. The width
of the canal will also vary to achieve interest. The canal will terminate in a basin where a fountain will play to form
the focus to the offices and apartments surrounding it. On its western bank the canal sidewalk provides the outlook
from the supermarket coffee shop and widens to sitting areas with kiosks.

Figure 5.8 - Chelmsford Canal Side Regeneration

Figure 5.8.1 Canal Side looking north from new superstore.
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Entrance Square/Gateway
5.9 The first sight of the new Porthcawl, on arrival by road from the north, will be a tree-lined square terminating
the view. On the right of the square will be a 2 storey building with an eye-catching roofline. This landmark
structure, at the point where the town centre meets the new development, could be a Tourist Information Centre
and meeting venue. The square will be enclosed on its southern and eastern sides by 4-storey commercial
buildings, again with well designed roofline silhouettes and with activity at street level ensured through shops
and a possible restaurant. It is envisaged that festive and promotional events will be staged here and it will be
imaginatively lit at night. The surface of the square will be paved in traditional local limestone or a similar
alternative.
5.10 Extending across the square, linking town and seafront, will be a promenading foot street, crossing the
canal and terminating at the Eastern Promenade with access to the beach.

Figure 5.12.1 - Example of Information Kiosk

5.11 As cars arrive on the north side of the square they have two choices; to drive ahead along a new boulevard
to the seafront, the entertainment centre or the eastern housing area. The second choice is to turn right to the
supermarket or to the new residential quarter between the canal, the Esplanade and the Marina.
5.12 In the first phase of development it is envisaged that a route from the canal side road will provide access to
the town’s main streets. Eventually, the concept is that this entire area around the proposed Tourist Information
Centre be a pedestrian square. To achieve this, a new arrangement to deal with vehicular traffic will need to be
created on the northern section of the Boulevard de San Sebastien de Loire, as illustrated on the drawing below.

Figure 5.12 Possible traffic arrangement

Figure 5.12.2

Entrance Square/Gateway looking south from Boulevard de San Sebastien de Loire
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Sandy Bay Gateway
5.13
For most people the first view of the vista of Sandy Bay will be framed by buildings either side of Eastern
Promenade, then opening up to an arc created by two crescents which form a transition between the compact
streets of Porthcawl and the expansive views along the bay. The architecture of the western crescent will recall
sturdy seaside crescents with a rich elevational pattern formed by semi recessed balconies and strong shadow lines
created by oriel windows and window reveals. This crescent will be residential accommodation, whilst across the
road the eastern crescent is part of the possible redevelopment of the leisure and entertainment complex and, as
such, it will comprise a colourful, well-lit façade. Access to the beach will be via some sweeping steps and a ramp
formed at the axis of the intersection of the Eastern and Southern Promenades.

Figure 5.13 – Sandy Bay Gateway looking north from Sandy Bay
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Bayview Promenade
5.14
This is a linear public space between Sandy Bay Gateway and Foreshore Park, a distance of around 380
metres. It offers an opportunity to greatly enhance people’s experience of Porthcawl by creating a showpiece
promenade where uninterrupted views of the Bay are the star attraction. Its highly distinctive and unique character
would be fun, bold and contemporary but not tacky, relating well to the adjacent land uses both of the
leisure/entertainment element and the beach. The contemporary design should be sharp, witty and breezy rather
than austere and dark. The land train will need to be accommodated.

Figure 5.14.1 Bayview promenade looking north from Sandy Bay

Figure 5.14 – Typical section of Bayview Promenade
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The Eastern Promenade
5.15
This would be a well-used linear space around 400 metres long and no less than 12 metres wide, between
the masonry sea wall and the start of the road at the back of it. There would be clear separation of traffic and
parked cars from the promenade itself, and pedestrian/cycle crossing points would be located across the road to
provide easy linkage with the town to the west. The character of the promenade would relate to the new harbour
and adjacent mixed-use development, and be of a high quality with use of traditional materials such as limestone.
Opportunities for public art exist where pedestrian routes from the town meet the promenade and these would
punctuate its otherwise rhythmical design. The establishment of an avenue of trees at the back of the prom would
provide protection from prevailing winds. Seating would face east, south and west, with outlooks across Sandy Bay,
the old harbour and the new harbour respectively. The land train will need to be accommodated.

Figure 5.15.1 Eastern Promenade looking east from Sandy Bay

Figure 5.15 – Eastern Promenade, typical section
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Foreshore Park
5.16
This would provide a relaxed open green recreational space, providing a counter-balance for the more
formal linear public space along the proms to the west, and complementing the beach amenity. The park would
comprise amenity grassland with some peripheral areas sown with a conservation mix and managed for wildlife.
The park would be enclosed by trees and hedges. It would form a transition between the naturalness of the beach
and the formality of The Avenue and adjacent residential areas further inland. The park would form a key part of the
open spaces network, with pedestrian and cycle links to adjacent areas. The simple open design would enable its
use for fairs and other open air events, and would enable views of the sea from development areas edging the
space. At Rhych Point a new 4/5 storey landmark lifeguard building with leisure and upper level residential uses will
terminate the park and act as a point of orientation on Sandy Bay.

Figure 5.16.1 – Foreshore Park
Figure 5.16 - Foreshore Park, typical section
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The Avenue
5.17
The Avenue is a tapered space running in a northerly direction from Foreshore Park. 70 metres wide at its
southern edge it reduces in width to 30 metres at the northernmost point. The space is large in order to create a
formal parkland setting and scope for properties with large frontages set back behind tree lined roads and parkland,
giving a garden suburb character to this part of the development. Railings positively separate public and private
realms and are backed by hedges to reinforce the garden suburb characteristics. The cross-section shows how this
width can create a dramatic urban form that is contained and framed by buildings. The coherent treatment of the
frontages is critically important, as is the need to ensure that garaging and parked vehicles do not destroy the
character of the space, so all cars are parked to the rear, off a mews access road. The nature of the building
alignments will enable the properties to appreciate the proposed 4/5 storey landmark building at Rhych Point and
the English coast beyond.
5.18
Vehicular access to the frontages of the properties will be restricted to residents only in order to ensure the
tranquillity of the area is not unduly disturbed by through traffic, which will be restricted to the east/west routes at the
northern and southern ends of The Avenue. Vehicular speeds within The Avenue should be restricted to 10 mph by
means of landscaping and detailed design. Vehicular penetration does not extend to the entire Avenue but to a
point where access to rear mews style parking courts can be provided.
5.19
The buildings lining the space should comprise short terraces (between 21 and 23 metres in length)
generally of 3 storey units that have a strong architectural rhythm, with centred or symmetrical twin projecting gable
elements with balconies. The block scale is considered strong enough to define the space and some variation in
the design response should be achieved in the detailed design of individual blocks, as if different designers were
working with a common framework. A 3-storey crescent echoing the architectural style of The Avenue terminates
the Avenue itself.
5.20
The contextual references for the Avenue derive from the more formal Victorian/ Georgian seashore
architecture found in many Welsh coastal towns, although contemporary interpretations are required of the
designer.

Figure 5.20 - the Avenue, looking north west from Foreshore Park
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Appendix 1 – Quality Criteria
DEFINING QUALITY
The development framework emphasises the important of delivering a quality product for Porthcawl. What
constitutes good quality and design? This was a topic that the Welsh Development Agency Design Guide “Its role
in raising standards in Wales” addressed in some detail in Section 3 of the external consultation draft. Drawing on
research and work undertaken by many organisations, including the Royal Fine Art Commission and its successor
CABE, the guide sought to identify those elements that can deliver good quality and design. In our view the content
of the WDA Guide should form the basis of any quality assessment. The topics covered included:




Building Design
Landscape Design
Urban Design

Of increasing significance is the Design Commission for Wales (DCFW) which is a national organisation established
by the National Assembly for Wales and charged with a number of strategic aims, namely:






To champion high standards of architecture, landscape and urban design in Wales, promoting wider
understanding of the importance of good quality in the built environment, supporting skill building, encouraging
social inclusion and sustainable development.
To promote design practice that is compatible with the National Assembly Sustainable Development Scheme,
promoting best practice in energy efficiency, waste disposal and public transport.
To promote design practice compatible with the highest standards in relation to equal opportunity and promoting
social inclusion.
Give due regard to promoting excellence in day to day developments as well as promoting excellence in
prestige projects.

DCFW is concerned with the quality of the built environment in Wales. They consider quality in this context should
not be taken to relate only to the external appearance of buildings and their surroundings. It must also include
matters of fitness for purpose, environmental performance, social and economic sustainability, responsiveness to
user needs and the aspirations of the local and national community. Therefore, the WDA and DCFW perspective on
what constitutes quality design provides a very good foundation for assessing the merits of particular developments.
In this respect we consider that the DCFW Design Review Panel process could usefully have a role in offering
advice and support to all those involved in commissioning, creating, managing and using buildings and the spaces
between them. The overall objective of the process is to improve the quality of buildings, street and landscapes,
thereby, delivering better quality places for everyone.

In order to improve further the sustainability of the strategy we have recommended that the Authority require
enhanced building environmental performance. In our opinion the BRE’s EcoHomes scheme is a straightforward,
flexible and independently verified environmental assessment method, with environmental performance expressed
on a scale of “PASS” to “EXCELLENT”. It is an easily understood, credible label for new and renovated homes that
rewards developers who improve environmental performance through good design. EcoHomes balances
environmental performance with the need for a high quality of life and a safe and healthy internal environment. The
issues assessed are grouped into seven categories:








Energy;
Water;
Pollution;
Materials;
Transport;
Ecology and land use; and
Health and well-being.

Many of the issues are optional, ensuring EcoHomes is flexible enough to be tailored to a particular development or
market. EcoHomes assessments are carried out by independent assessors who are trained and licensed by BRE.
As with all built environments, the appropriate interrelationship of the elements outlined above is the unifying gel
that can bring forward quality design solutions which can enhance our towns and cities. The associated process that
the planning and design professions utilise can also strongly influence the quality of our environments. We have
elsewhere in the report indicated the importance of recognising the evolutionary nature of the development process
and the role and significance of developer/LPA workshops. Successful outcomes are often a consequence of the
Local Planning Authority having a "design champion”, consultative and collaborative partnership-working, and
creating the space for the design professionals to apply their skills. The scope exists within the current planning
legislation to achieve these outcomes. The mechanisms recommended in the report to secure an evolutionary
design process and collaborative working are critical to the delivery of a quality product and accord with our own
professional experiences and with many of the points raised by the WDA and DCFW.
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The information provided by BT indicates that telephone cables are present or could easily be extended to all parts
of the site.

Appendix 2 – Services
Provision of Services in the Regeneration Area
It is important to ensure that the development area, as identified in the UDP, is capable of being served by utilities
without causing any significant problems for the providers of those utilities, nor placing undue costs upon
developers, which might deter their interest. A consultation exercise was therefore undertaken early in the project
to determine the whereabouts of major utilities. The results of the consultations are provided, for each principal
utility, below.
Electricity
Western Power Distribution (WPD) supplied plans showing existing apparatus within the vicinity of the proposed
works which have been marked up on Drawing No. CB/FAGD/001. WPD was unable to supply any further details
over the telephone regarding the adequacy of current infrastructure and/or upgrade costs. To progress this
information three forms would need to be completed, and it is considered that it is not appropriate to do so at this
stage.
The previous occupation of much of the site by the former municipal caravan site means that an excellent
framework of low voltage cables is already in place, and the costs to developers of extending these would be
unlikely to prove a deterrent, even if some of the overhead lines would need to be placed underground.

Flood Risk
The Environment Agency seeks to discourage development in areas which are subject to a high risk of flooding.
This advice also accords with planning guidance at National Assembly level. In general terms, that level of risk is
equivalent to the 1 in 100 year event for fluvial (river) flooding, which is not relevant to Porthcawl, and the 1 in 200
year event for flooding by the sea. Such an event would be infrequent, but could be very damaging, were it to
occur. In effect, it indicates that areas in the coastal flood plain have a 0.5% chance of flooding each year, but that
ignores the presence of defences and trend information on sea level rises, etc.
Until the concept of the level and location of development has been accepted by members, it has not been
considered appropriate to discuss with the Agency the level of risk nor the means of overcoming such risk to its
satisfaction, but such discussions will be essential in order to provide appropriate guidance for the Council, potential
developers and the public in the SPG. At this stage, we are confident that the matters outlined above can be
addressed in technical terms. We have also interrogated the Agency’s flood information web page.

Gas
Transco Wales & the West Network supplied records of their existing apparatus within the area of interest. These
have been marked up on Drawing No. CB/FAGD/001. Transco are unable to supply any further information over
the telephone regarding the adequacy of current infrastructure and/or upgrade costs. Transco require a location
plan showing the proposed development, the estimated gas output required by any retail outlet and/or marina
development, and the approximate number of units for any proposed new housing development. It is hoped to
progress this research after consideration of the report.

The web page plan illustrated that there are two areas that are at risk of flooding by the sea. The first is the area
around Cosy Corner, but little new development requiring considerable investment, other than adjacent to the
Jennings Building, is proposed there. The second area is presently occupied by Griffin Park, the funfair and the
adjacent residential and local services areas. It is probably not cost effective to seek to protect Griffin Park to any
greater degree than it is at present. With regard to the other areas, including the presently undeveloped land south
of New Road, some of which is required for education facilities, it is likely that the risk of flooding relates to the fact
that the land is marginally lower than the surrounding areas. The disparity in height could be addressed by the use
of the material which has been placed as a mound in the northern part of the former caravan site. Material may also
be available through excavation of the Salt Lake area for a marina. However, that strategy would depend upon
confirmation that such material has a low risk of contamination. Accordingly, it is recommended that further studies
on the type and condition of such material should be undertaken.

As can be seen from drawing CB/FAGD/001, low pressure gas mains are present in the west of the area, near to
the harbour and in the centre, and the main passes along Eastern Esplanade. However, there is no gas
infrastructure in the eastern part of the site, and it may be useful to determine whether that area could be served
from an easterly extension of the main described above, or whether any main exists along or near New Road which
could be extended southwards. However, any extension would not be excessively long, and should not prove a
deterrent in terms of costs to developers, nor would it be likely to cause difficulties in terms of gas pressure.

There has been limited localised flooding in recent years, and there is often overtopping of defences along The
Esplanade. The risk of flooding will increase during this century, due to sea level rise and to increased storminess,
so that all coastal defence measures will need to allow for changing conditions in order to protect lives, property and
land and to achieve sustainability objectives. There is already an Automatic Voice Messaging (AVM) system
established by the Environment Agency to provide a free computerised system, to inform relevant communities in
the Porthcawl area rapidly in the event of possible flooding.

Water
Dwr Cymru/Welsh Water provided information of their water apparatus and this has been marked up on Drawing
No. CB/FAGD/001. A location plan and details/ requirements of proposed new development will be required by Dwr
Cymru/Welsh Water in order for additional information to be supplied, and that may be appropriate to provide once
the proposed development has been considered by Members.

Upon agreement by the Council of the development proposals as a basis for public consultation, we would discuss
with the Agency the effectiveness of the coastal defences and the proposals to upgrade them, notwithstanding the
proposed development. In the light of knowledge of such proposals, we would determine the mitigation measures
that developers would need to follow to mitigate the risk of flooding to an acceptable degree. The Shoreline
Management Plan for Swansea Bay, which covers this area, refers to the prospect of new development subject to a
review of coastal defences.

In terms of water supply, there are water mains readily accessible at the western part of the site and down the
common boundary with the Trecco Bay caravan site. Surprisingly, there are no mains on the site of the former
municipal caravan site. Nevertheless, that area could be easily reached by extensions to mains.
Information on sewerage and on the capacity of the sewage treatment works is being obtained from Dwr
Cymru/Welsh Water. There is a programme of improvements to sewage treatment at Bridgend, and clarification on
whether the proposals would be able to cater for the proposed additional development is being sought. The sea
water quality in Sandy Bay is now very good, so that the Marine Conservation Society recommended the beach in
its Good Beach Guide 2003.
Telecommunications
British Telecommunications (BT) supplied drawings showing the approximate locations of BT apparatus, which have
been marked up on Drawing No. CB/FAGD/001. A location plan and details/requirements of proposed new
development will be required by BT in order for additional information to be supplied. NTL responded to our initial
enquires that, at the time of writing, they had no apparatus within our site boundary. Cable & Wireless UK
responded to our initial enquires by stating that their plant is “not affected” by the proposed site
boundary/development.

Measures to prevent flood risk should be as sustainable as possible in terms of the materials to be used and in
working in concert with coastal processes. This objective should be in concert with the need to ensure that they are
attractive, allow for the colonisation of plants and animals, are easy to maintain, provide easy and frequent access
to the beach and the sea, and do not present a threat to health and safety.
The revised sea defence measures will include works to remove the existing seawalls at the top of the western half
of Sandy Bay and to provide some form of revetment (the form of which is to be confirmed following further work),
which may be constructed from concrete units or may be a stepped revetment to provide access to the beach, along
the entire upper beach of Sandy Bay (700 metres), including toe protection and low level crest wave wall (to reduce
overtopping during extreme storm events).
The form of revetment will reduce scour at the toe, whilst reducing the volume of water overtopping during extreme
storms, to reduce the risk of flooding to the hinterland to within acceptable limits, although there may be a balance
to be struck between the height of the crest wall and the volume of overtopping. It may be possible to raise the
entire promenade to reduce relative height. To the rear of the revetment will be a width of promenade. The
revetment will be tied into the rock outcrop at Rhych Point using some form of transition detail (to be confirmed
following further work) to prevent outflanking at this point.. The concept cross-sectional drawings in the section on
character areas provides some further guidance on the style of approach which is considered appropriate.
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Appendix 3 – Ground Conditions
Introduction
It was known that part of the area which would be the subject of development proposals under the SPG had been
subject of previous land uses. It is therefore important to consider whether or not there were any residual effects of
these uses which could deter future uses or whether the costs of mitigation of these effects could prove a deterrent
to developers. The areas known to have been used before were, in particular, the Salt Lake area and the former
municipal caravan site. These two sites are now considered to be of paramount importance: the Salt Lake area is
proposed to be excavated, in part, to provide an extension to the harbour in order to accommodate a viable number
of berths in a marina; the former caravan site is now proposed for the location of the bulk of the additional
residential development proposed for the area.
The consultant group was therefore charged with reviewing the literature describing the history of the site and any
reports on previous investigations of the site. Much of this literature was provided by the Council. In addition to this
literature review, discussions took place with Council officers and others with previous knowledge of the site. The
consultants were not asked, nor did they offer in their submission, to undertake any detailed surveys or site
investigations, though site visits were made to familiarise themselves with the area prior to review.
This report outlines the findings of the review. It should be read in conjunction with Figure 3A.1 and its legend.

Figure 3A.1
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Development History
The development history of the site is summarised in the following table, using the sources of information outlined
below.

1913

Plates show materials being end-tipped into the eastern
flank of the dock from railway wagons

1919

A number of railway lines along the eastern flank of the
dock appear to have been removed.

Historical Mapping.
The historical development of the site, based on a review of the historical mapping (1:10,000 and 1:2,500 scale).
The site is covered separately by the 1:2,500 as west and east.
Publications
Reference has been made to a publication “Images of Wales – Around Porthcawl, Newton and Nottage”, published
in 1996. The publication describes the historical development of the docks area of Porthcawl, and contains many
plates including those of the operational dock.
Year of
Observations
Source
publication
1846
Porthcawl Dock had been established, although this was Images of Wales – Around
to only a small extent with a short breakwater and small Porthcawl, Newton and
harbour
Nottage
1866
The breakwater was extended by “100 yards” in order to Images of Wales – Around
construct the new dock, and the dock was opened in July Porthcawl, Newton and
1867.
Nottage
1877
The 1:2,500 scale map shows the location of the outer Envirocheck 1:2,500 scale
basin and the dock, with lock gates separating the two map (West and East)
features. It is believed that the westerly flank of the dock
broadly follows the natural coastline, with the easterly flank
comprising Made Ground.

The lock gates have been removed.

1919 to 1925

Study area not covered by mapping

1926 (approx)

Entrance to the inner harbour has been bricked up,
creating a lagoon known as the Salt Lake, which is used
for swimming and boating.
The dock is shown as being infilled.

1943

1884

1947

1899

1900

1906

A waterworks is shown adjacent to the gasworks
With the exception of an increase in the number of
apparent industrial premises (to the west of the dock),
there has been little development.
The sawmill is no longer identified, however it is not clear
whether this feature no longer exists, or whether it is
incorporated into the general industrial development to the
west of the dock.
The inner basin closed

Images of Wales – Around
Porthcawl, Newton and
Nottage
Envirocheck 1:10,000 scale
map

The dock is shown as having been infilled, with only the
former outer basin remaining. The railway infrastructure
appears to be in place.

Envirocheck 1:10,000 scale
map

1964 continued

The industrial buildings to the west of the former dock
appear to be present, however a significant number of
residential dwelling are shown.

Envirocheck 1:10,000 scale
map

Envirocheck 1:10,000 scale
map

The gasworks and gasometer are no longer shown.

A shipbuilder’s yard and associated smithy is shown to be
present immediately to the north of the dock.

1889

Coney Beach Amusement Park is shown on the plans
In 1943, the dock was infilled with waste from Ffordd-yGyfraith Colliery, Aberkenfig, and used as an American
Army vehicle park.
Study area not covered by mapping

1964

To the west, north of Porthcawl Point is shown a
Coastguard station.

A sawmill is shown to the west of the docks
The busiest year in the history of the dock, more than 800
vessels were handled.
Barry Docks were opened in *** which caused the rapid
decrease in trade at Porthcawl.
Little further development is shown; however a number of
“coal tips” are shown along the western flank of the dock.

Images of Wales – Around
Porthcawl, Newton and
Nottage
Envirocheck 1:10,000 scale
map
Images of Wales – Around
Porthcawl, Newton and
Nottage
Envirocheck 1:2,500 scale
map (West)

The location of the former lock gates is shown to have
been infilled. A road has been constructed over the
location of the former lock gates.

A lifeboat station is shown, to the west of the outer basin.

A gasworks and gasometer is shown to northeast of the
dock, immediately adjacent to the extremity of the site
boundary.
The earliest 1:10,000 scale map studied identifies that
railway infrastructure is present, serving the docks.

An engine shed is shown to be present to the northeast of
the dock.
At least 18 ex-first world war ships were brought to
Porthcawl for breaking up.

1921

1943

Another smithy is shown, adjacent to the outer basin.

Images of Wales – Around
Porthcawl, Newton and
Nottage
Envirocheck 1:2,500 scale
map (West)

Images of Wales – Around
Porthcawl, Newton and
Nottage

1966
1969

Coney Beach and Griffin Park are shown, to the north east
of the former dock
The outer basin is indicated as having become silted up,
and with a flow of water at low tide.
Further residential development is shown.

Envirocheck 1:2,500 scale
map (West)
Envirocheck 1:10,000 scale
map

The infilled dock is now identified as a car park, and a
miniature railway has been constructed.

Envirocheck 1:2,500 scale
map (West and East)

The Coastguard station is no longer shown.
Envirocheck 1:10,000 scale
map

Images of Wales – Around
Porthcawl, Newton and
Nottage

1977 (part
coverage of the
site only)
1978

The formerly undeveloped area to the east of the study
area, Newton Burrows, is now shown to be developed as
Trecco Bay Holiday Caravan Park (to the west of the area)
and a Municipal Holiday Caravan Park to the east.
Much of the railway infrastructure to the west of the docks
have been removed, and replaced with The Portway road.
No coverage of the site area
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1980

Little significant further development

Envirocheck 1:10,000 scale
map

to say that such contaminants are actually present, but one should be aware that the risk remains until a full study of
ground conditions has been undertaken, and the degree of risk clarified.

1992

Little significant further development

Envirocheck 1:10,000 scale
map

1999

Little significant further development

Envirocheck 1:10,000 scale
map

Environmental Setting
Geology
Reference to the 1:50,000 Geological Survey of Great Britain map of the area (Sheet 261 & 262) indicate that the
study area is underlain by the Carboniferous Limestone Series in the west, and to the east by the Triassic
conglomerate. The Triassic conglomerate rests unconformably upon the limestone. Across the southern part of the
site, wind blown sand underlies the site. There is evidence of a fault running through the area now occupied by the
funfair.

In addition to the documents listed in the above table, the following documents were studied:
“Images of Wales – Around Porthcawl, Newton and Nottage”, which indicates that Coney Beach was built on the
site of an “old tip where the ballast from incoming ships to Porthcawl had been dumped over many years”. It is
likely that the ballast referred to comprises rock. If that were the case the risk of contamination would be limited, but
– as stated above – no ground investigations on site have been undertaken to confirm that situation. It should be
noted that the Coney Beach funfair area is lower than much of the rest of the regeneration area, and the ballast may
well have been dumped at that point to raise ground levels.

Previous Investigations
Wimpey undertook a trial pitting investigation in 1987, focussed mainly on the infilled dock area. During the
investigation, the base of Made Ground was rarely encountered, with trial pits generally being limited to 4.5m.
There is no evidence of testing of materials. The dock wall seems present in most locations but its condition went
unreported.

Welsh Office “Survey of Contaminated Land in Wales”, August 1988 identifies one contaminated land feature in the
vicinity if the site, which is 70022, Porthcawl Gasworks (see 5 on Figure 3A.1). Although not classified as a
contaminated site, the report states that the “shipbuilding yard on the quay, has been cleared and redeveloped as
an amenity”.

Johnson Poole and Bloomer (JPB) undertook an intrusive investigation in 1999, comprising the formation of 10
no. cable percussive boreholes, but only in the area of dock fill. Geophysical survey records are also available but
they seem inconclusive on the location of dock wall with physical follow up required.

Potential Contaminative Site Uses
Following a review of the former land uses that have been identified within the confines of the site and its
immediately surrounding area, reference has been made to the relevant Department of the Environment Industry
Profile. The findings of the review are summarised:

The base of the Made Ground dock infill was proven in each of the boreholes, at depths ranging from 7.5m to 10.1m
below existing ground level. The fill was underlain by between 1 and 3m of dock sediment comprising clayey silt
with traces of coal and ash. This finding illustrates the potential for disturbance of sediments during the excavation
of the harbour area.

Historical Site Use
Dockyard (see 7 on Figure 3A.1)

The intrusive investigation appears to have delineated the site in terms of the underlying geology. Limestone was
encountered in boreholes within the western part of the infilled dock, whilst those in the eastern part of the infilled
dock encountered siltstone. This information indicates that the geological boundary between the limestone and the
conglomerate from study of the BGS sheet is further to the west than inferred from the geological map. It should be
noted from the review that no ground investigations have taken place outside the dock area.

Ship building (see 1 on Figure 3A.1)

Ship breaking (see 2 on Figure 3A.1)

Smithy (two locations, see 3 and 4 on
Figure 3A.1)
Lifeboat station
Sawmill (see 6 on Figure 3A.1)

Gas Works (see 5 on Figure 3A.1)

Potential Contamination
Hydrocarbons
Heavy metals
Pesticides
Creosote
Coal tars
Hydrocarbons
Solvents
Hydraulic fluids
Antifouling (e.g. organotin and lead compounds)
Asbestos
Hydrocarbons
Solvents
Hydraulic fluids
Antifouling (e.g. organotin and lead compounds)
Asbestos
Heavy metals
Fuel oils
Hydrocarbons
Solvents
Organic solvents
Preservative treatments
Fuel oils
Resins
Hydrocarbons
Coal tars
Coal dust
Phenols
Cyanides
Heavy Metals
Ammoniacal liquors
Asbestos

Preliminary Contamination Assessment
Limited analytical testing was undertaken by JPB on samples recovered from the boreholes formed during the
ground investigation. The testing was limited to samples recovered from Made Ground. Within the JPB report, the
results were assessed generally to the Interdepartmental Committee on the Redevelopment of Contaminated Land
(ICRCL) guidelines. These guidelines have now been superseded, and replaced with Contaminated Land Exposure
Assessment (CLEA) guidelines.
For the limited number of potential contaminants for which screening values have been published, no exceedences
of the screening values for industrial/commercial end-uses were recorded.
With regards to the disposal of the excavated materials within the dock, the results have been assessed against the
Environment Agency’s “Guidance for the Disposal of Contaminated Soils”. Under these assessment criteria, the
results of analytical testing are compared with a Lower Threshold Concentration (LTC) and an Upper Threshold
Concentration (UTC). Generally, exceedence of the UTC was observed for phytotoxic substances (i.e. inhibiting
plant growth). However Cadmium, Arsenic and PAH’s were also reported in exceedence of the UTC. It should be
noted that Cadmium is a List 1 Dangerous substance.
Although the analytical testing undertaken has provided an indication of the levels of contamination that may be
anticipated, it should be noted that insufficient testing and sampling has been undertaken. Additional testing will be
required in order to classify the materials, and possibly delineate particular areas. In order to classify the materials
for disposal, should this be a possibility, it will be necessary to undertake preparation and testing of leachates from
the soils samples. It is noted that the analytical testing undertaken to date has not included some critical
substances, including asbestos and tin materials. Further detail on such substances would be important.

The above table serves to indicate the possible contaminants which might have been produced by the wide range of
activities which took place in and around the area which is now the Salt Lake car park and the harbour. That is not
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It is also considered that testing of the harbour sediments is undertaken, since these may have been contaminated
by former activities at the site, such as the application and removal of antifouling agents, which may have contained
lead and tin compounds. Should the harbour sediments be found to contain these materials, then specific disposal
options are likely to be required.

Recommendations
It is recommended that a feasibility level ground investigation be undertaken to provide data for more appropriate
management of development risks associated with ground conditions and to permit more accurate regeneration
cost estimates which could be tested in the market place to ensure that proposals included in the supplementary
planning guidance could be delivered either with solely private sector capital or with public sector financial support.

In conclusion, it is considered that insufficient information is available on which to base reliable estimates of costs
for removal and treatment/disposal of potentially contaminated material at the site.
Preliminary Engineering Assessment
Ground investigations completed to date, and made available to Halcrow, have focussed almost entirely on
contamination rather than engineering issues and, as such, site specific data on ground conditions is sparse and
limited to some in-situ testing of the dock fill. There is therefore insufficient information available to assess the
potential re-use of excavated material or abnormal costs associated with the ground conditions.
It should be noted that no reference is made in the literature to the condition of the land previously occupied by the
municipal caravan site. It is based on wind-blown sand. It is highly likely that, other than the need to stabilise the
sand, the risks associated with ground conditions would be low. However, there is a reference to a bomb which fell
and did not explode during World War 2 in the Newton area, and it is important to verify its location and condition.
Also, there are likely to be minor, local issues associated with the need to remove hardstandings associated with
the caravan site.
Only limited disturbance is now proposed as the northern end of Salt Lake to accommodate commercial and
recreational land uses. We are aware that further data may be available, including past ground investigations for a
possible new swimming pool on the site, and also investigations for the nearby fire station and other public
buildings.
There is no engineering information that helps us assess the actual condition of the buried inner dock walls with
notes read of possible damage when breaking up submarines and filling. Excavation associated with Marina
creation will need to be done with care to ensure walls are not undermined, and additional information is required,
therefore, on their location (especially below ground) and condition. The literature reviewed indicates that part of
the western inner dock wall may be under the Portway (as figure 3A.1 suggests) and, clearly, if the dock were
reopened, the road currently over the old dock gates position will need to be moved/abandoned. The eastern dock
wall seems to have been a soil bund with broken stone riprap, with only the top of the harbour wall stone lined. It is
presumed that there is a clay seal within the bund, which may or may not be intact. There is insufficient data to
consider issues of foundations in this area, but it will be necessary to ensure that foundations do not impact on
impermeability of dock wall, especially as the walls, as well as the proposed new cill, would need to be
impermeable, in order to retain water in the marina at all times.
It should be noted that consultation took place with officers at the Welsh Development Agency, who commissioned
some of the earlier research, and they were able to confirm the basis of the findings now made.
Summary
The site has been subject to past use that results in a potential risk of chemical contamination. Data currently
available is insufficient to clearly identify or manage this risk or to provide appropriate cost estimates for dealing with
ground contamination for any redevelopment option.
Information on engineering properties of material at the site is insufficient to establish the implications on final
designs or to identify potential abnormal construction costs.
There are potential costs associated with the removal of contamination in order to bring forward the salt lake area
for development. The consultant group has taken a mid range cost for the assessment of the marina and associated
developments proposed. That figure could easily be exceeded if high levels of contamination were discovered, but
could, on the other hand, be reduced considerably if results illustrated that there was a low or negligible risk of
contamination.
Therefore, the results of further investigations would lead to increased confidence in financial predictions by
developers, and thus increase the likelihood of the regeneration area being developed to the high level of design
now being promoted. The more information that is obtained at an early stage, the lower would be the subsequent
risk.
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In terms of the proposed option, an amended bus route and associated bus stops form part of the proposals. While
contributions to the actual service can be expected to be limited if at all any in terms of legal agreements with
developers, the provision of the infrastructure in terms of bus stops is not unreasonable. It would be anticipated that
the provision of such infrastructure would come about as a result of the residential development proposed in the
relevant areas.

Appendix 4 – Planning Requirements
Planning Obligations
In essence, while planning obligations provide the opportunity to enable the delivery of certain benefits these must
be seen to be reasonable necessary and legal
In practical terms, planning obligations cover a wide range of issues and opportunities. This section draws from the
advice set out in the Council’s UDP and the experience of similar and recent case studies, with an aim to provide an
overview of some of the issues/elements which could form part of certain planning obligations in the regeneration of
the study area. These will be split under several headings, with each in turn separated under the three spheres of
sustainability – economic, social and environmental issues.
The Council already has a policy to enable financial contributions from planning obligations to be 'ring fenced'. In
other words, monies raised from new development in Porthcawl will be spent on infrastructure within Porthcawl. in
this way, new development can be seen to provide the high quality environment necessary for the town's future
prospects as an important resort and residential environment, and can encourage new investment to be made by, or
in partnership with, the private sector.

Economic

Marina
The proposal for the marina forms a key part of the regeneration strategy. It represents the re-emphasis of the
nautical roots of Porthcawl. The proposed marina and its immediately surrounding area will form a revitalised
character are of the regeneration site.
Notwithstanding the above, the proposed marina is a great deal smaller than commercial ‘self-financing’ examples
along the west England coast. In the case of Porthcawl, it is envisaged that the marina will be used as a type of
‘satellite’ facility for boats touring the south and west coasts of Wales. However, its impact on the surrounding area
of the site will be significant, improving vistas as well as ambience. It will of course add value to properties,
particularly residential or tourism accommodation, in its immediate vicinity. It would therefore be reasonable to
expect a contribution from these land uses towards the establishment of this feature. A public slipway would be
expected as part of a marina development, and public access should be provided around as much of the perimeter
of the marina as is compatible with public health and safety. It is possible that further facilities may be required of
developers, subject to the economic feasibility research being undertaken on behalf of the Council.
Tourism facilities and management

Site Compound
Due to its lack of glamour, site compounds are often an issue overlooked in the development of major sites.
However, a well managed and secure compound can ensure that existing residents and businesses outside the site
incur as little disruption or detriment to their amenity as possible. A method which has been adopted in the past is
to assign one area as the general position for shared or individual compounds. While the ‘financial’ benefits
obtained from this issue may be minimal if at all significant, an agreement will provide confidence to residents/
businesses that their amenity will be maintained and credibility to the local authority and developers as responsible
enablers of the regeneration project.
Infrastructure
One of the key economic elements of any finally agreed scheme for the regeneration area will inevitably be
infrastructure. While good principles of urban design can identify possible transport and movement arteries into and
out of the area, a procedure for identifying possible sources of contribution will need to be identified and negotiated
over from an early stage to transfer ideas on paper to material on the ground.
Option one discussed within this document proposes a number of additional roads and pedestrian linkages to serve
the various land uses. The phasing of the sites redevelopment will determine the priority of providing certain
elements of infrastructure. While it is fair to expect the development of residential and tourism accommodation
elements of the scheme to be ‘self financing’ in terms of infrastructure, the same cannot be expected for commercial
uses. In the case of the latter and particularly because of the areas covered by these uses, funding must often be
sought through the public sector as opposed to relying on private sector support. This will of course have to be a
subject for further exploration.

Many of the facilities used by visitors and, indeed, residents, as they enjoy the town, would not be commercial in
nature and would need to be funded from developers' contributions. These might include, for example;











Beach management – possible items to include adequate access to beaches, beach management
agreements in place with BCBC with appropriate bonds paid, adequate provision of bins, fingerposts,
information boards and possible contribution to Porthcawl Lifeguard building. Appropriate contribution to
lifeguard service currently paid for by BCBC;
A Tourism Information Centre at a gateway or focal point;
Public information provision throughout the regeneration area;
toilets in supermarket also accessible to general public ( adequate info about this needs to be obvious from
the outset);
Park and ride visitor facilities – could include toilets, storage/left luggage, and retailing. There are areas
across the country where park and ride is well used and designed and we probably need to get information
together on such schemes;
some contribution towards the missing links in the cycle network in the town;
public art, - some thought needs to be given to the use of functional art to increase public acceptance of the
expenditure; and
Contribution to a hotel feasibility study looking at various branded hotels in the context of Porthcawl and the
whole county borough if possible.

Contribution towards an events programme for Griffin Park – the Tower Gardens in Skegness could be a good
example of the types of activity that could occur in the park e.g., clowns, community entertainment, etc.

Sustainable Improvements to Transport Management and to Highway Infrastructure
Providing and promoting a choice of modes of transport forms a key part of national and local sustainability
objectives. Policy T2 of the Bridgend UDP recognises and supports these objectives, requiring the provision of
cycle facilities, pedestrian access, and public transport facilities, to name but a few. In addition, the provision of new
roads in the town will also depend on monies provided by developers, and the need to provide new remote parking
facilities, including associated bus services, has emerged as attracting considerable public support. However, any
requests by the Council to developers for funding of or towards this infrastructure must be reasonable and
balanced, with planning obligations providing transparency for all parties in relation to this matter.
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Social

Environmental

Affordable Housing

Sea Defences

The UDP identifies that 800 general residential units must be incorporated into any scheme for the redevelopment
of the study area. However and quite rightly so, it does not stipulate the mix, design or type of these units.
Statistics for Porthcawl show that rented accommodation, both private and publicly owned, is more popular in the
Porthcawl area than when compared to similar figures for the County Borough as a whole. In addition, the
percentage of owner occupied properties in the East Central area of Porthcawl, in which the study site is located, is
almost 10% lower than for the County Borough.

The southern boundary of the study area is defined by the low tide mark. That area above the upper limit of tides
includes much land within the 1 in 200 year flood occurrence zone. Before any new development takes place on
the regeneration site, it is expected that bodies such as the Environment Agency Wales will require hydrology
models and necessary works to be carried out to minimise risk to existing properties and new development alike.
This could prove to be an extremely costly exercise that the Council cannot be expected to carry on its own. Should
there be a need to carry out such work, it would only be reasonable to expect the Council to enter into agreements
with developers in order to resolve the matter.

Policy H7 of the UDP (as amended) states that:
Waste Minimisation and Recycling
“Where a Local Need is demonstrated, the Council will expect an appropriate element of ‘affordable housing ‘ to be
provided on suitable sites capable of accommodating 15 or more units or exceeding 0.5 hectares in size. Such
affordable housing will be implemented through the use of appropriate planning conditions, obligations/agreements
and/or agreements and/or through contractual agreements between the Council, developers and registered
landlords”.
The Council is committed in its Draft Local Housing Strategy to providing more affordable housing throughout the
County Borough to meet the local needs by pursuing a standardised approach. Porthcawl lies geographically in the
southern market area of the County Borough where the adopted Local Housing Needs Assessment has
demonstrated there is the greatest shortfall in affordable housing. Consequently, the Council will expect some 10%
of the total provision of housing within the site to be for affordable housing. Whilst it is mindful that such provision
should cater for ‘market entry’ housing, the agreement/obligation should also stipulate whether specific social
groups are being targeted and the type of accommodation to be provided.
Public Open Space and Art
Regeneration schemes often centre on enhancements to the public realm, which of course include areas of open
space and pieces of public art. These elements help to provide ‘life’ to an area and often help to disband the
monotony of lengthy transport corridors. However, such innovative features of regeneration schemes often fall
outside the overall ‘development package’, particularly in terms of their long term management. It is in view of this
that it becomes important for Local Authorities to seek out suitable agreements with developers in relation to their
provision, but in particular contributions to their long term management. Such agreements have shown that public
involvement in the design and selection of pieces of art has been found to be invaluable. Exhibitions of public art
have also acted as a catalyst for attracting visitors, so finance should not all be devoted to permanent displays but
also given to seasonal arts attractions.
Education/Community Facilities
As discussed above, the study area is earmarked for some significant new residential development. Although the
occupants of these dwellings are not yet known, it is fair to anticipate that a proportion of these units will house
families. Large or small, this will inevitably have an impact on the existing educational facilities in the area.
Although possibly only small, the Council may see fit to require contributions from the developer of the residential
units to compensate for the additional pressure placed on the existing educational structure. Experience has shown
that such agreements can include direct financial contributions or those of a more capital nature, such as the
upgrading of classrooms, community meeting halls, library, etc.

Policies W5 and W6 of the UDP (as amended) seek to encourage the submission of details of waste minimisation
and recycling as part of all major applications. As the Council see the regeneration site as a ‘mixed use’ area, it is
inevitable that differing pressures in terms of these subjects will be created. The UDP clearly states that the
minimisation of waste and recycling “… should be promoted in all major development proposals …” In this age of
sustainable development, it is therefore imperative that the Council seek some form of positive agreement in
relation to the recycling efforts of future land uses on the regeneration area.
Sustainable Design and Construction
The final suggested area for exploration of obligations and agreements relates to the sustainable design and
construction of not only individual buildings but the redevelopment of the site as whole. While the issue of energy
efficiency and management of the design, layout and materials of new development is audited under the Council’s
LA21s Strategy through its Eco-Management and Audit Scheme (EMAS), there may be an opportunity to apply
more detailed sustainability principles to particular development types - for example adopting the ‘Eco-Home’
assessment for any new residential units on the site. Sustainable design may also include adopting a ‘mitigating
crime by design’ approach to open spaces and building layouts.
When incorporated, all the above can help contribute to a sustainable, quality and safe environment. However, due
to the complexity and variation of the issues relating to sustainable design and construction, the Council may see
the opportunity to enter into a ‘Sustainable Design Charter’ with prospective developers, which of course would form
part of a legal agreement. This document could be drawn up in conjunction with and incorporating the views of the
developers or purely from the Council’s own aspirations.
The above provides an insight into possible areas where the Council could seek planning agreements or obligations
with developers as part of a series of developments in order to achieve the wider objectives for the regeneration
study area. It is not an exhaustive or definitive list of the possible areas where such agreements or negotiations
could revolve around, simply one of the most commonly referred to areas of interest.
Such legal agreements represent an opportunity to utilise the planning system in an innovative manner, helping to
deliver benefits for the whole community. However, it must be noted that any benefits gained via planning
agreements/obligations must adhere to the tests laid out in national planning policy and should not provide the
opportunity for the Council to draw up a ‘wish list’ or the developers to offer unreasonable or ‘over generous’ gains
with a view to secure planning permission. Above all, planning agreements/obligations must be reasonable and
relevant to the proposed development.
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Possible Topics for Planning Obligations*
DEFINITIONS
RECITALS
COMMENCEMENT
STATUTORY PROVISIONS
AND COVENANTS
REGULAR REVIEW
MEETINGS

Definition of statutory and other terms used in the agreement
Interpretation using English Law etc
Operative dates for the enactment of the agreements

MASTER PLANNING

“Time for Design” – requirements for the further details as outlined in Section
1 of the report and process for dealing with submissions
Cross reference to the above to ensure that such applications are only
submitted in accordance with earlier clauses
Details of common infrastructure that development will need to provide
Measures for sea defence, breakwater and outer harbour walls, etc in
association with improved access to and along Sandy Bay.
Provision of new roads and junctions, car parks, public transport, effective
marketing of new public transport routes, possible initial subsidy, bus stops,
etc
Identifying the key phasing elements for the regeneration project and the
“triggers” for the phasing
Research, requirements and mitigation measures
Provision of, equipment, landscaping, commuted maintenance costs
schedule, supervision arrangements/costs
Requirements for, procurement process, adoption
Requirements and delivery of new TIC, toilets, information boards etc
Funding for management of beach and other facilities
Provision of primary and secondary school facilities and accommodation
Investigation and mitigation measure, responsibility and costs
Provision of delivery, commuted sums for future maintenance etc

FULL/RESERVED MATTERS
APPLICATIONS
HIGHWAY WORKS
COASTAL PROTECTION
WORKS
TRANSPORTATION

PHASING
ECOLOGY
OPEN SPACE
PUBLIC ART
TOURISM
EDUCATION
GROUND CONDITIONS
SOCIAL/COMMUNITY
FACILITIES
AFFORDABLE HOMES
WASTE MINIMISATION
SUSTAINABILITY AND
ENERGY CONSERVATION
DRAINAGE
SECURITY BY DESIGN
INDEXATION
DISPUTES

“Partnership Working”- Authority, developer and landowner meetings to
review progress, discuss development, opportunities and other issues

10% provisions, responsibilities, delivery, phasing and triggers for
implementation
Refuse collection and re-cycling issues
Housing to be designed to BRE Ecohomes Good standard, further
requirements
Requirements for, responsibilities and delivery
Requirements for and delivery
Procedure and process

The above suggested clauses and their detailed content will need to be developed further with Bridgend County
Borough Council.
*

Some of these possible topics may be considered suitable for the use of conditions.
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Appendix 5 – Case Study
A SPA OR THALASSO-THERAPY HOTEL IN EASTBOURNE
Spas are traditionally places where water-based therapeutic treatments are offered, although the term is
increasingly used to denote any facility offering health or beauty treatments or alternative therapies. The
International Spa Association (ISPA) identifies 7 different types of spa.
Spa tourism in the UK is currently small, unlike mainland Europe where there has traditionally been a strong
demand driven by health insurance and the social security system. However, the situation in the UK is expected to
change in response to a number of factors, such as people’s increasing concern with health and well-being;
increased familiarity with day spa facilities in local health clubs; and a stronger emphasis on pampering and
indulgence.
To date, spa tourism in the UK has been largely focused around the 12 or so privately owned health farms or hydros
(e.g. Champneys, Forest Mere, Ragdale Hall, etc). These are largely independently-owned, country-house hotel
type operations and are all based inland.
Thalasso-therapy centres are common in France and are based on sea water treatments and therapies. There are
at least 30 such centres around the coast of France, many of which are on the Atlantic or Brittany coast, but none in
Britain as yet.
There has also been a recent growth in spa facilities attached to hotels, primarily at the upper end of the market.
These are ancillary to the main business of the hotel but help extend the market and provide an additional draw.
The Grand in Eastbourne has developed a health club and offers a range of treatments and ‘pamper days’ open to
hotel guests and non residents. In addition, some of the traditional spas resorts such as Harrogate and Bath have
ambitious plans to reinvent themselves for the 21st century. (Note: the plans for Bath have been approved and the
facilities are under construction, but are behind schedule.)
The concept
We think there could be potential for developing a purpose-built residential Thalasso-therapy centre and spa in
Eastbourne and that this is worth exploring further.
To be a recognised Thalasso-therapy centre you need:
 A seaside location;
 Sea water pumped directly from the sea; and
 Medical supervision on site.
Seawater quality is key. Eastbourne meets the mandatory Bathing Water quality standards laid down by the EU and
on many occasions exceeds these. Southern Water are currently carrying out works to put in secondary treatment
of waste water which will be completed in 2002 which should improve water quality further. Our reading is that in
2002 Eastbourne should satisfy the water quality requirements for Blue Flag status. Some Thalasso-therapy
centres draw their water from several miles offshore so local contamination may be less of an issue.

We have also spoken to the owner of the Inchydoney Spa in Cork. The company is expanding and has several
projects in the pipeline. Current projects range from 60 to 120 bedrooms and are all rather different. Although none
are in the UK this is seen as a logical extension. The owner is familiar with Eastbourne and would not rule this out if
a suitable site were available. He would be interested in further details.
Another option might be to approach a hotel and health club operator independently. Canons Health and Fitness
Ltd is actively looking for new sites which can provide 25-40,000 square feet and have a 70,000 population
catchment within ten minutes drive. Eastbourne is on their list of possible locations. The company is interested in
joint development with other operators and is currently undertaking a project in co-operation with a hotel company.
If a suitable site was available it might be possible to induce a hotel to develop alongside and enter into a special
relationship with the health club. There could be synergies for both.
A Thalassso-Therapy Centre would be a considerable benefit for Eastbourne. It would be a unique facility in the UK
and would help to change perceptions of Eastbourne, as it would attract significant press coverage. If the centre
offered day spa packages it could also provide added business for other hotels in the town. Out of all the resorts in
the South East, Eastbourne is probably the one with the most potential to attract such a development.
This clearly will not be easy and, in the first instance, we think an approach to Accor is the best route. Some
suitable sites will need to be identified. If this proves unproductive then we suggest Eastbourne might want to float
the opportunity in the trade press and approach some of the independent operators, hotel groups and health clubs.
Implications for Porthcawl
Even if Eastbourne’s facility were to proceed, there is no reason why a similar facility could not be located in
Porthcawl, which is far enough away to appeal to a different market, and where the quality of sea water is now at a
satisfactory level. (Note: the Blue Flag awards take account of more factors than sea water quality alone). At this
stage, it is not suggested that a spa of this type could progress independent of a hotel. However, if a new hotel
were to open, then it should be a condition of planning permission that its facilities should be available to nonresidents. The concept of a hotel is explored elsewhere in this report.
One other option which could progress, independent of a hotel, is a seaweed bath. In Ireland, previously run-down
coastal resorts have attracted increased numbers of visitors on the back of new seaweed baths. These take
advantage of the supply of local seaweed, which helps to exfoliate the skin and, in conjunction with a steam bath,
helps to cleanse it. Such a facility could be developed at a relatively low capital investment. Details can be seen on
web pages related to Strandhill (a new facility) and Enniscrone (an old facility, trading on its elegance), both in
County Sligo. These and other facilities in Ireland are actively marketing in the U.K., yet also rely on the domestic
market. Ireland, like Wales, has seen the recent improvement in disposable wealth, and its tourism and recreational
facilities are exploiting it.

Accor, the French-owned hotel company (Novotel, Sofitel, Ibis, etc) operates 9 Thalasso-therapy centres in France
under the Thalassa International brand. For example, the Thalassa Centre in Dinard was opened in 1990. It is
based on the sea front overlooking St Malo and offers a range of spa, health fitness and beauty treatments.
Accommodation is provided in an adjoining 106 bedroom Novotel and in a 67 room studio complex which forms part
of the centre itself.
SEETB have made very considerable efforts to speak to Accor both in London and Paris to enquire about their
development strategy and interest in the UK. Although SEETB has identified the right person and department we
have been unable to make contact despite numerous phone calls. SEETB still thinks this is an option worth
pursuing and can provide a name and number if Eastbourne are interested in following this up.
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Appendix 6 – Exhibition Material
Copies of the boards used in the exhibition
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Appendix 7 – Community Consultation responses
Community Response

Team Response

Cosy Corner/The Harbour
Cosy Corner redeveloped
(Wishing Well, Crazy Golf, Band Stand, paddling pool, play park)
Develop the Jennings Building for community uses

Cosy Corner is proposed to be redeveloped in the draft development framework
The Jennings Building is designated for mixed use development

An area suitable for the under 5s i.e. a paddling pool

In order to facilitate the development of a new marina this area is to be developed

Keep Cosy Corner

In order to facilitate the development of a new marina this area is to be developed

Tidy up Cosy Corner but basic essentials to be kept

In order to facilitate the development of a new marina this area is to be developed

Create a skateboard park

In order to facilitate the development of a new marina this area is to be developed

Tidy the harbour up and leave it as it is

The redevelopment of the harbour as a marina will facilitate its tidying up

Create a marina

This is proposed in the draft development framework

Open up the inner harbour

This is proposed in the draft development framework

More sailing facilities

The new Marina will provide greater sailing opportunities

Permanent water in the harbour

This is proposed in the draft development framework

Maintain plenty of car parking space

The draft development framework proposes adequate car parking

Make Salt Lake car park free

To do this would be detrimental to social, environmental and economic interests of residents of and visitors to Porthcawl

Create a seafront park – large plants and palms, seats etc

This has been proposed but at a different location

More places for eating/cafés and restaurants

It is envisaged that the redevelopment of the land around the marina will include many of these uses. However, ultimately
it is at the discretion of market forces

Use existing buildings and modernise them to create a visitors centre and
a sea centre

The redevelopment of the Jennings Building would not preclude this use

Salt Lake
Charge for parking on the eastern promenade
Multi-storey car park
Salt Lake should be utilised as a marina/inner harbour
Improve the sea wall
Shops
Repair shelters
Keep Griffin Park
Don’t touch Griffin Park

Although not part of the team’s brief, the concern has been brought to the Council’s attention
A multi storey car park would be too expensive to be feasible
This is proposed in the draft development framework
This is proposed in the draft development framework
This is proposed in the draft development framework
This is not something that is within the scope of our brief
This is proposed in the draft development framework
In order to access the large site at Sandy Bay it was necessary to remove the tennis courts at Griffin park. However,
these have been relocated to another site within a newly extended Griffin Park
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Coney Beach
Remove the fairground

The current site of the fairground may remain or be incrementally or comprehensively redeveloped in accordance with
the development framework as partly to accommodate a newly extended Griffin Park and partly to accommodate a new
area for mixed use development. Although the use of the mixed use area as a fairground type facility will be broadly
acceptable in this area, market forces will decide whether it is suitable

Improve the fair - introduce up to date rides and attractions
Create an adventure playground (like Oakwood) instead of the fairground

This is at the discretion of the fairground owner
This is at the discretion of any potential developer but the available land would not enable such a large facility to be
accommodated

Coffee shops/restaurants and al fresco dining

These uses will be acceptable in the mixed use area along the beachfront, e.g. next to the Hi Tide complex

All weather leisure centre

Although the use of the mixed use area as an all weather leisure centre will be broadly acceptable in this area, market
forces will decide whether it is suitable

Create a new promenade to join the existing one (with lights)

This is proposed in the draft development framework

Clean up the area

Although not part of the team’s brief, the concern will be brought to the Council’s attention

Sandy Bay
Housing

A large area of housing has been designated on Sandy Bay

Don’t build houses on it

There is a need to develop housing in order to secure the developer contributions necessary to fund the enlarged Griffin
Park, new Marina and new coastal park

Holiday flats on Sandy Bay

The tenure and use of residential accommodation, is not something that is under the control of the planning system,
however, it is likely that some new housing will be used as holiday flats

Put another caravan park on Sandy Bay for touring caravans

The Council does not see the use of Sandy Bay as a municipal caravan park as acceptable

Create a leisure centre (swimming pool, indoor bowls and a sports hall)

Although the use of the mixed use area as an all weather leisure centre will be broadly acceptable in this area, market
forces will decide whether it is suitable

New lifeguard centre

Provision has been made for a lifeguard station within a new 4-5 storey, mixed use, landmark building at Rhych Point

Cinema

Although the use of the mixed use area as a cinema will be broadly acceptable in this area, market forces will decide
whether it is suitable

Promenade

This is proposed in the draft development framework

Build a casino

Although the use of the mixed use area as a casino will be broadly acceptable in this area, market forces will decide
whether it is suitable

Sand dunes

A large area is required for a feasible sand dune eco-system, the proposed development framework would not be able to
provide a suitably sized area

Supermarket
Mixed use redevelopment of Sandy Bay

This is proposed in the draft development framework
Although the majority of the redevelopment of Sandy Bay is for housing there is also provision made for public open
space and a new expanded school
There is a large proportion of open space to be retained within Sandy Bay

Retain open space in Sandy Bay
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Porthcawl in General
Need to take action to control drinking/violence on the streets

This is a police issue

More police presence is needed

This is a police issue

Bring back the railway station

This is not considered to be an economically viable option

More cultural activities are needed

There is provision within the draft development framework for the development of cultural activities.

Swimming pool/leisure complex

It was felt that the Swimming Pool at Trecco Bay was suitable to meet the needs of the population of Porthcawl

More beer gardens are needed

Market forces will decide whether this is necessary

More bars, cafes and restaurants

There is provision within the development framework for this type of use however, it will be at the discretion of market
forces as to whether it is achievable

More interesting shops and cafes (big names and more diversity)

Whilst provision for additional retail space has been proposed in the draft development framework, market forces will
decide whether this is achievable

Wind farms are a good idea

There are no wind farms addressed within the redevelopment area

More public toilets are needed

This is an issue that could be provided through developer contributions

General Clear up/Anti-Litter Campaign

Although not part of the team’s brief, the concern has been brought to the Council’s attention

Top Class Hotel/Conference Facility

There is provision within the development framework for this type of use however, it will be at the discretion of market
forces as to whether it is achievable

Need for housing

The draft development framework makes substantial provision for areas of new housing

Need for supermarket

This is proposed in the draft development framework

More facilities for teenagers
Support for cycleway/enhanced promenade
Outdoor Market/Antique fair
New Skate Park
Re use 3rd Bowling Green for other leisure uses

The level of community facilities in general will be increased within the study area
This is proposed in the draft development framework
Public squares and other public areas could accommodate such activities at appropriate times
There is the potential for the inclusion of this use within the extended Griffin Park
Comment has been passed to Bridgend County Borough Council Leisure Services

Movement and Parking
Residents only parking should be introduced

Comment has been passed to Bridgend County Borough Council Highways Department

Charge for parking on the Eastern Promenade

Comment has been passed to Bridgend County Borough Council Highways Department

Create more parking

Appropriate parking provision for has been provided within the draft development framework

Ban ‘car sales’ on the seafront

This is a police issue

Build a promenade from Newton Point to Sea View Flats

The new promenade will extend as far as Rhych Point

Need better cycle tracks/paths

This is proposed in the draft development framework

Need a better bus service

Whilst bus routes have been safeguarded through the new development, a better bus service will be more viable due to
the regeneration initiative

Rail service needed

This is not considered to be an economically viable option
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Appendix 8 – Public Art Guidelines for Procurement
The development framework identifies possible locations for art works but the public art strategy for the area needs
greater development. An appropriate procurement process is seen as the fundamental requirement and in this
respect it is considered that the following key points need to be acknowledged for the promotion and delivery of art
within the broader concepts as illustrated in the development framework: These include:










the need to be proactive when identifying and prioritising sites and projects
the need to obtain curatorial and other specialist advice to develop the artist’s briefs and to facilitate the
procurement processes
the establishment of a Public Realm Group (community, local authority, developer and land owner
representation) to provide accountability and co-ordination of capital projects, arts commissions and ongoing
public realm investment
The establishment of consistent guidelines for briefing, recruiting and selecting artists.
making available effective and appropriate project management support
ensuring effective mechanisms and responsibilities for revenue costs, maintenance and where appropriate
decommissioning
the need for supplementary planning guidance notes to established criteria against which major new
developments are judged or appraised regarding their contribution to public art
Where negotiations need to take place between developers, their architects and/or agents and the Authority it is
important that a single set of agreed criteria are used to establish clarity, purpose, ambition and practical
outcome.
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Appendix 9 – Phasing Information
Phase 1

Phase 9

Foodstore

Delivery timescale: Years 7 – 9

Delivery timescale: Years 1 - 2
The foodstore will ensure that an early win will kick start the income stream and bolster the town centre’s
retail offer. Investment in the highway infrastructure will be required prior to the development of the
foodstore.
Phase 2
Phase 3
Phase 4

Residential and Griffin Park
Residential
Residential

Mixed use residential and commercial leisure

Delivery timescale: Years 8 – 9

The proceeds from the sale of the residential plots will be required to fund the infrastructure works revetment and promenade (Phase 5), Salt Lake works (Phase 6) and the existing harbour and marina
(Phase 9).
Phases 2 – 4 have been planned to ensure that a mixture of housing densities are brought to the market.
Public Sector intervention will be required to assist in site assembly. The residual fun fair land (Phase
10) will allow for the continuation of the activities of the fun fair albeit on a more constrained site and for a
limited period.
Phase 2 will enable the extended Griffin Park to be realised as an early win.
Revetment and promenade works
Salt Lake works

The mixed use site is to be brought forward by the private sector. The development of Phase 10 will
allow for the continuation of the fun fair use until year 6.
Phase 11
Phase 11a

In preparation for the disposal of the waterfront sites these works will need to be undertaken. Further
consultation will need to be undertaken with the Environment Agency to confirm the refined timings and
implications of the works for the scheme elements coming forward at the same time.
Rhych Point landmark development
Residential
Residential and Waterfront Public Open Space

Residential and mixed use
School

Delivery timescale: Years 8 – 9
The completion of the major infrastructure works (harbour, marina, reinvestment and promenade) will
allow the release of Phase 11. The late arrival of these high density plots has been timed to allow for the
raised profile and momentum achieved by the project and the likely growth in values as a result. The
growth in the immediate residential population and funds available will enable work to commence on the
school extension and associated facilities.
Phase 12
Phase 13

Delivery timescale: Years 3 – 6

Phase 7a
Phase 7
Phase 8

Following the reinvestment works and in readiness for the development of the former Salt Lake, the
marina and existing harbour form a significant development cost.

Phase 10

Delivery timescale: Years 2 – 3

Phase 5
Phase 6

Marina and existing harbour works

Residential
Residential

Delivery timescale: Years 8 – 10
The timing of the release of these keystone high density sites will allow for any benefit to be derived from
the rises in the market and the enhanced presence of the site and land values.

Delivery timescale: Years 4 – 7
Subject to the quantum of funds being available (either from previous site disposals or public sector gap)
the Rhych Point landmark building could be brought forward for development.
Phases 7 and 8 will provide a further funding injection which will assist in providing on going scheme and
plot infrastructure costs, and associated costs such as the school and community centre.
The development of Phases 7 will provide a waterfront presence and a key multi purpose civic open
space which will further enhance the promenade and Rhych Point as a destination and pedestrian draw.
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Figure 9A1 – Phasing information
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CDN PLANNING LTD
PLANNING-URBAN DESIGN-LANDSCAPE-DEVELOPMENT
Head Office: 77 Herbert Street, Pontardawe, SWANSEA, SA8 4ED
Tel: 01792 830 238
Fax: 01792 863 895
E-mail: www.info@cdnplanning.com
Web site: www.cdnplanning.com
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