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Purpose & Scope

Introduction

ERMC have been commissioned by the Isle of Wight 
Council to prepare a Regeneration Vision for ‘The 
Eastern Bay’. The strategy focuses on a range of issues 
and potential solutions that together, are unique to a 
coastal conurbation, such as The Eastern Bay.

Regeneration Zones have been identified through 
their distinctions within The Eastern Bay and their 
relevance reinforced through public consultations 
and workshops with the Isle of Wight Council and 
the local community.  The catalyst of some of these 
zones is the land that is within Council ownership. 
The regeneration work is not be limited to Council 
land, but the ability to enable regeneration will gain 
traction with other landowners and stakeholders and 
further enhance the regeneration ideas holistically 
across the larger Bay area .

Previous regeneration documents and the more 
contemporary work in recent documentation 
published by the Council and the Isle of Wight 
Chamber of Commerce have influenced the 
outcomes of this vision.

Studies such as EnergiseMe (Hampshire and Isle of 
Wight Physical Activity Strategy 2017-2021), Public 
Health England’s (PHE) ‘Spatial Planning for Health’ 
July 2017, statistics available from Public Health 
England via the Isle of Wight Council and other 
statistics regarding demographics and education for 
example have all been used to steer the proposals 
you will find in this document.

The current indicators for age related issues, education 
& skills and health & wellbeing on the Island show, in 
general terms, that there are issues to resolve across 
the Island and particularly within The Eastern Bay. 

Issues that can be addressed within the scope of 
physical regeneration include:

• The experience and opportunities available as 
a young person growing up, from birth to school 
leaving age

• The infrastructure available to support an active 
and healthy lifestyle

• Assets that boost the local economy and provide 
employment and enterprise opportunities

• Public provisions that naturally promote healthy, 
safe and clean behaviour

• Recognition that the growing population of the 
Island is following the trend of the nation with 
growth of the >65 age band, but bucking the 
trend with a decrease in the <65 age band

• Availability of safe and inclusive transport options

The outcome of this document is to highlight the 
potential of The Eastern Bay and inspire changes and 
developments that improve a fusion of community, 
economic and environmental factors. It should also 
begin the development of a shared cultural identity 
and harmonise the characteristics of the residents & 
visitors with the  environment and opportunities within 
The Eastern Bay.

Extract from Isle of Wight Demographics and 
Population 2016/17 

Extract from PHE’s Spatial Planning for Health An Evidence Resource for Planning and 
Designing Healthier Places 

Extract from Bay Master Plan Steering Group 2016 - 
2026 Master Plan – Wider Objectives (Draft Points) 

0.01



PART OF THE JOURNEY &  MAKING STEPS TOWARDS A SHARED VISIONPART OF THE JOURNEY &  MAKING STEPS TOWARDS A SHARED VISION

0.02



Isle of Wight Core Strategy

Isle of Wight Council Planning 
Policy

Extracted from: Island Plan: The Isle of Wight Council 
Core Strategy (including Minerals & Waste) and 
Development Management Policies DPD adopted 
March 2012

Through the Spatial Strategy, the Council is focussing
the majority of development in three main Key 
Regeneration Areas on the Island. Each of the Key 
Regeneration Areas is different in character and the 
Council has different aspirations for them. Therefore, 
and in-line with the guidance set out in PPS12: Local 
Spatial Planning, the Council will prepare an Area 
Action Plan (AAP) for each of the Key Regeneration 
Areas as required under current Island Core Strategy.

Area Action Plans are Development Plan Documents 
(DPDs) that address specific areas where significant 
change or conservation is needed and focusses on 
the delivery of area based regeneration initiatives. 
They can assist in producing a consensus as to 
the right strategy for an area and how it might be 
implemented and they can be a catalyst for getting 
several key agencies and landowners to work 
together. The Council is keen to bring forward the 
AAPs based on the emerging principles of localism, 
with direct engagement at the neighbourhood level 
to ensure that the AAPs are, as far as is possible, 
considered to be community plans. 

The Bay is one of the three Key Regeneration Areas 
recognised within the Isle of Wight Core Strategy. 
The Bay has been identified as being an appropriate 
area to accommodate further development, mainly 
due to the established size of the settlement and the 
nature of the existing employment provision, along 
with sustainability work undertaken by the Council. 

This has been supported through consultation work 
and the evidence demonstrates that the area 
identified has the capacity to accommodate the 
required level of growth.

The Bay Area Action Plan

Economy
Creating a seafront which offers a quality, vibrant, year 
round visitor destination for tourists as well as facilities 
which are needed by the local community. Improving 
the quality and range of tourist accommodation, 
retail offer and night-time economy.

Environment
Development will be located in the most sustainable 
locations and managed to ensure that any negative 
impacts on the area’s environment are avoided. 
Where necessary, appropriate mitigation measures 
will be required. Protect the floodplain of the Eastern 
Yar which fulfils an important local role in flood 
management and nature conservation, whilst utilising 
the opportunities for tourism and education facilities 
that focus on the natural and historic environments of 
The Eastern Bay and the Island as a whole.

“the area identified has the capacity to 
accommodate the required level of growth.”

The following are the guiding objectives for The Bay 
Area Action Plan and the provisions of the Island Core 
Strategy and The Bay Area Action Plan will contribute 
to achieving them for The Eastern Bay.
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a draft consultation document. This work, and the 
consultation responses will be used to inform and 
review the draft Island Planning Strategy.

Tourism
Achieve a tourism industry that has substantially 
increased its value in the economy, and through the 
provision of top quality tourism accommodation and 
facilities, making The Eastern Bay a highly desirable 
destination.

Travel
To ensure that the existing transport infrastructure 
can facilitate the planned level of development, by 
providing connectivity for vehicles and pedestrians. 

Waste
Waste facilities that treat waste close to its source, 
and as high up the waste hierarchy as possible, will be 
well-designed to serve existing and new development 
and integrate with their surrounding uses.

Housing
Despite not being included as part of The Eastern 
Bay Regeneration Vision, a level of residential 
development, reflecting the constraints of the 
surrounding area and the types of sites available 
for residential development, which will include the 
conversion of low quality tourist accommodation 
stock to residential in certain locations.

Area Action Plan
To date an Area Action Plan for The Eastern Bay has 
not been adopted with a draft consultation version 
being prepared in 2015.

Under the Island Plan Core Strategy (2012) Area Action 
Plans (AAPs) were proposed to provide detailed 
policy guidance for the three key regeneration areas 
set out in policy SP1 of the Island Core Strategy. 
Work has been undertaken on the AAPs, and the 
work undertaken to date for The Bay has produced 
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and development. Hence, the role of The Eastern Bay 
Vision document within the Isle of Wight Council’s LDF 
structure, is to steer a collective  identity for projects 
for The Eastern Bay within the Regeneration Strategy 
and following public engagement, can directly 
inform the content of the Island Planning Strategy 
DPD.

In summary, the public engagement with this 
document will realise the wishes of the community 
of The Eastern Bay and ensure that these are both 
informally reflected through the Regeneration 
Strategy and if endorsed by the IWC, formally 
reflected in the Island Planning Strategy DPD. 

Eastern Bay Regeneration Vision: 
Integration & Potential

Local Development Framework

Introduced as part of the Planning and Compulsory 
Purchase Act 2004, the Isle of Wight Council’s Local 
Development Framework (LDF) is required to prepare 
and maintain a Local Development Scheme (LDS), 
that sets out the Council’s programme for preparing 
its local plan documents. The result of this is the 
introduction of 2 overarching Development Plan 
Documents (DPDs) - Island Planning Strategy DPD and 
Island Planning Strategy: Minerals and Waste DPD. In 
a DPD the Council can set out new policies due to 
high levels of public engagement and independent 
examination of the document before it is adopted 
by the Council. An SPD can elaborate further on the 
policies and proposals contained within a DPD but 
cannot set new policies as it is not subject to the same 
level of public engagement and scrutiny as the DPD.

The Island Planning Strategy DPD will absorb all 
former adopted DPD information, current draft 
format DPD’s (including the draft Area Action Plans 
(AAPs) for Medina Valley, Ryde and The Bay) and 
other relevant evidence into the content. It will inform 
new planning policies and management plans for 
the whole Island but will consider area specific policy 
where it is deemed appropriate.

The important element of this document’s creation is 
its link to the Isle of Wight Regeneration Strategy. This 
document works in synergy with the outputs of the 
regeneration directorate and formalises appropriate 
policies following public engagement.

The aim of The Eastern Bay Regeneration Vision 
document is to highlight the potential of The Eastern 
Bay, aiming not to provide explicit answers to 
regeneration but to inspire the process of change 

Island Planning Strategy DPD
(Yet to be published)

Evidence
Including Draft AAPs

Medina Valley / Ryde / The Bay

Regeneration Strategy
(Yet to be published)

West Wight

Ryde

West Medina

Newport

East Medina

The Bay

The Eastern Bay 
Regeneration

Vision

0.05



Vision & Objectives

The Eastern  Bay

Regeneration prospects will need to be balanced 
across a need for an improved sense of place and 
facilities provided for residents as well  as boosting 
tourism as a critical revenue stream for the local 
economy.

The Eastern Bay needs planned growth and 
sensitive development to help deliver the social and 
economic changes needed to arrest decline whilst 
also protecting its strong environmental assets and 
tourism value. 

Vision
• To connect,  uplift and diversify the built and 

natural environments of The Eastern Bay 
• To celebrate and enhance the good that 

exists and provide platforms for ongoing 
development

• Enable The Eastern Bay to emerge as a coastal 
destination of choice for many years to come

Objectives 

Uplift
• Enhance and increase the provision of public 

and community facilities
• Improve public realm environments
• Encourage the retention of the Victorian heritage 

of the towns
• Create modern infrastructure through Wifi zones 

and   the use of renewable energy for charging 
devices

Diversify
• Establish outlets that appeal to different 

demographics
• Exploit existing assets to strengthen their appeal 

and provide unique attractions
• Ensure a balance is met between built and 

natural environments
• Improve movement and facilities  not just for 

wheelchair users but for a range of disability 
needs

Connect
• Promote more sustainable patterns of movement,  

improving the connection between current 
infrastructure monuments such as railway stations, 
bus stops, promenades and cycle tracks

• Connect residential areas and high streets with 
the seafront via purposeful and engaging routes

• Improve signage and traffic management
• Link living and working spaces with spaces that 

promote health and wellbeing
• Strengthen approaches to intergenerational 

communities
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Local History & Context

The Eastern Bay

1788 Diamond Fort is built

1864 Shanklin railway began construction

Sandown Pier, 1890s

Former zoo owner walking tiger cubs 
on Sandown Beach

1858 Darwin begins writing The Origin of 
Species in Sandown

1820 Shanklin’s first hotels are built

1862 Shanklin railway is opened to the public

1879 Shanklin pier begins construction

1890 Shanklin pier is opened to the public

1894 Shanklin Urban District Council is created

1899 Shanklin pier is purchased by the Urban 
District Council

1909 The Grand Pavilion is built on Shanklin pier

1927 The Casino Theatre is opened on Shanklin 
pier

1944 PLUTO is fitted at Browns Golf Course, 
consisting of 14 pumps 

1950 Sandown zoo is established in Granite 
Fort

1987 Shanklin pier is destroyed in The 
Great Storm

2013 The Hovercraft lands on 
Sandown beach

1888 Sandown pier is opened to the public

1891 Shanklin hydraulic cliff lift is opened to 
the public

1895 Sandown pier is extended from 360ft 
to 875ft

1900 Shanklin and Sandown Golf Club is 
created

1918 The Grand Pavilion on Shanklin pier is 
destroyed 

1947 Shanklin pier is reopened following 
WWII

2001 Dinosaur Isle is opened to the public

1936 Browns Golf Course Pavilion is built 

1973 Sandown pier is re-opened by Earl 
Mountbatten following re-building work
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The Eastern Bay Regeneration 
Strategy

Geographical Focus

Working with the Isle of Wight Council Regeneration 
Team the following areas were highlighted as strong 
candidates for positive regeneration:

• Transport and Connectivity
• Yaverland
• Culver Parade & Sandham Gardens
• Sandown Sea Front
• Sandown High Street
• The Revetment
• The Cliff Top Path
• Marine
• Shanklin Sea Front
• Shanklin High Street
• Old Shanklin
• The Heights & Active Zone
• The Bay Academy & Associated Land

The 
Eastern 

Bay Area

The Bay 
Area
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The Eastern Bay 
Area  Zones

 Yaverland

 Transport & Connectivity

 Sandown Seafront

 Sandown Highstreet

 The Revetment

 The Cliff Top Path

 Marine

 Shanklin Seafront

 Shanklin High Street

 Old Shanklin

 Culver Parade & Sandham Gardens

 The Heights & Active Zone

 The Bay Academy & Associated Land
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Guiding Principles 

In order to ensure that the objectives would be met 
when addressing the issues within the regeneration 
zones. the proposed solutions have been aligned to 
the following guiding principles :

• Public Realm
• Health & Wellbeing
• Conservation and The Natural Realm
• Marine
• High Quality Seafront
• Townscapes
• Community

Whilst these topics stand alone with their own merits, 
there are synergies which create collective goals, all 
linked to the modernisation and betterment of the 
experience of living in and visiting The Eastern Bay.

Transport & 
Connectivity

Health & 
Wellbeing

Conservation 
& The Natural 

Realm
Marine

High Quality 
Seafront

Townscapes Community Public Realm

Sandown Shanklin Old Shanklin Yaverland
Culver 
Parade

Sandown 
Seafront

The Heights & 
Active Zone

The 
Revetment

The Cliff Top 
Path

Shanklin 
Seafront

2.01 6.08 4.09 14.03 4.05 6.03 11.03 13.03 7.07 3.03 4.03 5.03 8.03 9.03 10.03 2.08

2.03 7.03 4.10 14.04 4.07 6.04 11.04 13.04 7.09 3.04 4.04 5.04 8.04 10.04

2.05 7.04 4.11 14.05 4.08 6.05 11.05 13.05 7.10 3.05 Accessibility

2.06 7.05 4.12 0.00 5.05 6.06 4.06

2.07 7.06 4.13 5.06 6.07

Railway 9.04 4.14 12.03

2.09 4.15 12.04

2.10 12.05

2.11 12.06

2.12 12.07

2.13

Contents  of Guiding Principles
The table above is designed as a secondary contents to help users of this 
document indentify solutions to specific topics of regeneration within The 
Eastern Bay.

The Eastern Bay Regeneration 
Strategy
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Transport & Connectivity

Public Realm

Guiding Principles 

Modern regeneration has seen a turn away from 
making access to cars a primary driver in townscape 
design. Instead, economic improvement and footfall 
has been realised through making the high streets 
high quality places and destinations in themselves.

Making pedestrianisation and public transport links 
a core part of town centre regeneration projects 
increases their attractiveness to local people, 
enhances them as the centre of the community and 
helps to tackle congestion. 

Making access available to a multitude of transport 
options and becoming inclusive for a wide spectrum 
of mobility needs will be pivotal to opening up The 
Eastern Bay.

Each area will have its part to play establishing a 
better transport network and these potential solutions 
are highlighted in the ‘Transport and Connectivity’ 
section of this document.

than ever. People are able to walk the streets of 
places virtually from wherever they may be sat. First 
impressions have become more important, with 
images and videos being shared globally. Of course, 
this modern lifestyle also means that a place can 
almost  be self-promoting. 

The economic pay back of public realm improvement 
is still a topic of debate. It is important to develop to 
the right level for an area; if improvement is such that 
it increases house prices and becomes aspirational it 
may displace some existing residents and businesses.

Some key initiatives that have been successfully 
exampled in other towns and resorts are:

• Introduce ‘shared spaces’ where pedestrians 
and cyclists assume priority over vehicles

• Improve street furniture and planting to create 
places people are able to and want to spend 
more time in

• Create self promoting places that grab interest 
and spark social media posts

• Generate flexible space to provide both regular 
and sporadic event locations

• Inspire events such as public art exhibitions, 
festivals acknowledging local history events and 
personalities

There are sites identified for public realm improvement 
across The Eastern Bay and these play an important 
part of linking assets and encouraging active 
transport too.

Public realm improvement is a significant factor in 
successful regeneration. When places that people 
spend time in are attractive and appealing, they 
naturally promote healthy, safe and clean behaviour. 
When this happens, people spend more time there 
and are more likely to return. This behaviour is 
important for the economy, it is driven by residents 
and visitors alike. Giving residents a sense of pride 
in where they live and visitors celebrate where they 
have been. 

With current technology, the world is more visual 
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appealing external environments, with the support 
of the local authority, planning could become a 
spearhead area for the Island’s answer to modern 
and future lifestyle needs.

Throughout this document, there are examples of 
how The Eastern Bay can make health and wellbeing 
a core element of it’s regeneration.

Conservation and the Natural 
Realm 

This aspirational topic covers both the conservation 
of  existing important elements as well as creating 
new ways to celebrate the natural and historical 
importance that The Eastern Bay holds.

Whilst there are locations that will be pivotal in the 
delivery of conservation and ecology issues, there 
needs to be elements of ecological consciousness 
highlighted throughout the regeneration projects 
within The Eastern Bay. 

Another wider objective of this topic would simply be 
to make sure that people are successfully connected 
with the natural realm.

Health & Wellbeing

Our lifestyles and daily experiences are influenced by 
the characteristics of where we live and the places 
we visit, significantly contributing to our health and 
wellbeing . 

Public Health England recently published (June 2017)  
‘Spatial Planning for Health: an evidence resource for 
planning and designing healthier places’.
 
They identify the five following aspects of the built 
and natural environment as the main characteristics 
that can be influenced by local planning policy:

• Neighbourhood design
• Housing
• Healthier food
• Natural and sustainable environment
• Transport

Within this document they set out how different 
planning principles will have modifiable features that 
have an impact and result in health outcomes.

Examples of which include enhancing neighbourhood 
walkability, provision of healthier, affordable food for 
the general population, urban food growing, access 
to and engagement with the natural environment, 
provision of active travel infrastructure and enabling 
mobility for all ages and activities. 

These examples all lead to health outcomes such 
as lowered risk of cardiovascular disease, reduction 
in traffic collisions, reduction in obesity amongst 
adolescents, improvements in mental health and 
wellbeing.

The Eastern Bay, with it’s abundance of sea air and 

Guiding Principles 
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Marine

High Quality Seafront

Coastal resorts have the ability to broaden their 
gateways by supporting arrival via the sea. 

The north of the island makes the most of this due to its 
proximity to the southern coast of mainland England, 
but there are some who travel round to The Eastern 
Bay, even from other parts of the Isle of Wight.

With The Eastern Bay being tidal, there are not many 
ways of mooring for a long period of time without the 
use of a tender, and even kayakers and canoeists 
cannot stop at different points of The Eastern Bay 
without remaining very close to their equipment.

By introducing some multi-user mooring solutions, 
connections to the resort beaches and towns could 
be made available. This could also lead to some 
wider commercial offerings for bay tours, hopper 
boats and experiences such as parascending. 

This section of the document focuses on this 
aspirational topic and covers locations and 
possibilities around the diversification of the sailing 
and water sports offer.

inspiring best practice. 

Making the seafront / beach facilities more inclusive 
will allow users with mobility issues to freely enjoy the 
area and attract groups of people who may have 
previously avoided visiting the area.

Diversity of users will be realised by a multitude of 
activities provided on the seafront and connecting 
the seafront via flexible and sustainable travel routes 
including the ability to access The Eastern Bay from 
marinas/moorings.

The introduction of sail and motor boat moorings, as 
proposed in the Marine section of the document, 
will bring more affluent visitors to The Eastern Bay 
and enable the introduction of higher quality 
establishments. 

Some good examples of quality seafront regeneration 
are available in Littlehampton, West Sussex which 
boasts a 1000ft long wooden bench with engravable 
slats, Colwyn Bay which has spent millions on 
improving the appearance of sea defences and 
re-surfacing the promenade alongside a large new 
watersports centre and Carbis Bay in Cornwall with its 
£15m hotel and beach club addition.

Sandown and Shanklin have both been considered 
for improvements and location appropriate strategies 
have been produced.

The seafront has the potential to host more diversity, 
stepping away from stereotypical British seaside 
features and stepping into a modern approach for 
this coastal destination. The aim is to attract a range 
of visitors, boosting tourist numbers to The Eastern Bay 
and improving the overall quality of the area.

Overall appearance can be improved through 
enforcing policy, encouraging modern providers and 

Guiding Principles 
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For residents and visitors alike, the towns of The Eastern 
Bay need to provide a successful mix of resource, 
amenity and convenience. They also need to strive 
for retention and renewal of historical context and 
heritage assets.

Whilst high streets all over the country are suffering 
from a lack of investment and falling numbers of 
physical shops as a result of online shopping trends, 
there are ways that some towns are overcoming this 
and creating their own identities and sense of place. 
Some trends are taking hold such as the prioritisation 
of green space, stylish street furniture and creative 
lighting design. 

Independent and boutique shops and service 
providers now dominate the on street presence. This 
is a great enabler for high streets to create their own 
identity. 

Shared streets, whilst predominantly linked to a 
transport issue, can dramatically change the vibe 
and  flexibility of a high street, they lengthen the dwell 
time of people and this can be linked to increased 
spend.

Successful regeneration of a townscape can be 
found at Leyton High Road, this came as a result of 
the 2012 Olympic presence and torch parade and 
was partly funded by the Governments Working 
Neighbourhoods fund.  The work mainly comprised of 
returning the shop fronts to their historic appearance 
and a ‘Design Code’ formed to ensure that future 
changes would not be in detriment to the work done.

The main towns of Sandown and Shanklin of The 
Eastern Bay area can easily provide a catalyst through 
street improvements to many more regeneration 
aspirations.

Townscapes Community

Younger and older people are the two groups most 
affected by ageist attitudes and marginalisation in 
our society. The evidence shows that they feel they 
are widely portrayed in a negative light by the media.
Intergenerational approaches can positively 
contribute across a whole range of areas affecting 
the community by:

• Building active communities
• Promoting citizenship
• Reducing levels of crime and fear of crime through 

greater understanding between generations
• Regenerating neighbourhoods
• Addressing inequality

All of these can contribute to the development of a 
sustainable community.

The ability to create an intergenerational community 
hub in The Eastern Bay will go a long way towards 
supporting the guiding principles and the findings 
of the research into demographics and health and 
wellbeing of the Island. Some examples of how these 
benefits can be sought are:

• A skills exchange: older people support younger 
people to cook, create CV’s, read, knit etc and 
younger people support older people with IT 
to use mobile phones, computers, access the 
internet, Wifi etc

• Create community garden, allotment or space
• Cookery/food: growing food, nutrition, learning 

to cook e.g. older and younger males learning 
recipes together

• Community events e.g. intergenerational quizzes, 
street parties, festival of ages

• Sports activities e.g. intergenerational Tai Chi, Wii 

Guiding Principles 

sessions, archery, bowls
• Arts: create a public art mural at a park, shopping 

centre, bus stop etc., intergenerational choir and 
theatre groups

A lot of the ideas suggested above can be linked to 
the proposals in this document, meaning much of the 
regeneration effort can be driven by the community.
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The Bay Key Regeneration Area existing boundaries & conditions. (Isle of Wight Council)

Key Land Areas Map

The Eastern Bay
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Isle of Wight Shoreline 
Management Plan (2010)

The Eastern Bay

The preferred Isle of Wight Shoreline Management 
Plan was published on 17th December, 2016. 
The following text has been extracted from the 
latest Shoreline Management Plan and has been 
included to provide a summary of the preferred plan 
recommendations for The Eastern Bay. 

The aim of the plan (for Sandown Bay) is to sustain 
the important economic and tourism value of the 
frontage alongside the equally important and 
interrelated nature conservation and landscape 
values of Sandown Bay. 

The intent is therefore to continue to defend the 
essential built areas of the frontage, maintaining also 
the important beaches, while continuing a policy 
of no intervention along the natural sections of the 
coast to north and south. An important aspect of this 
is that defence should not encroach beyond areas 
currently defended. This is essential in maintaining the 
supply of sediment to the whole area of The Bay, in 
addition to maintaining nature conservation values. 
This will result in loss of property and features of the 
historic environment; adaptation will be required. 

Equally important will be the need to consider 
options, along the defended areas, for sustaining 
beach levels. This will be significantly more difficult 
as sea level rises. This longer term concern raises the 
issue of funding and the need to consider the degree 
to which alternative funding may be required to 
sustain an appropriate form of management which 
would address both the need for defence and the 
requirement to support essential recreational and 
tourism interests. 

The SMP identifies the probable need to move from 
the current linear approach of defence to one where 
there is a need to impose more control on sediment 
movement with cross shore structures. The option for 
advancing the line, with the intent of adding value 
to the area, has been raised by the SMP but is not 
specifically taken forward as a long term policy 
option. It would remain, however, as an option that 
could be considered further in developing a Strategy 
for the developed frontage. 

The further issue is raised with respect to the transition 
between the defended and undefended shoreline 
at Yaverland. This would require specific attention 
in developing a strategy. The SMP identifies the 
potential advantage that might arise from opening 
a new estuary entrance through Culver Parade at 
Yaverland. The potential benefits of this, in terms of 
supporting sediment accumulation and beach width 
to the south and reducing long-term and increasing 
reliance on raised defences protecting the low-lying 
river floodplain behind, can be considered further but 
alongside the benefits significant adverse economic, 
social and environmental impacts would also
occur.

4.4 Policy Development Zone 3 - Bembridge and 
Sandown Bay (PDZ3)
Isle of Wight Council & Royal Haskoning
December 2010
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- IWC Registered Land

Despite owning a large area of seafront land and 
other open spaces, this map highlighting Isle of Wight 
Council owned Land, indicates that local authority 
can affect infrastructure but will require private 
and buy-in investment to realise the full potential of 
regeneration in The Eastern Bay.

Isle of Wight Council Land 
Ownership

The Eastern Bay
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Existing Footpath Network

Infrastructure

Sandown currently enjoys an established coastal 
promenade connecting with Shanklin, as well as an 
ample number of semi-rural footpaths traversing the 
areas to the north and west of the railway. However, 
these two areas have no established connection 
to each other, with the inland footpaths merging 
with the general road network once they cross the 
railway line, and the existing coastal path and clifftop 
walk making no significant diversions away from the 
seafront.

As stated above, there are opportunities to combine 
pedestrian and cycle path facilities that utilise 
existing railway crossing points and strengthen the 
connection between these two areas, particularly in 
the creation of scenic routes in the locations between 
Sandown and Yaverland, and through Los Altos Park 
and Sandown Battery Gardens. This would forge new 
links inland at new points along the coastal path, 
creating zones for the development of additional 
seafront facilities and public realm opportunities.

Shanklin

Lake

Sandown

Public Footpath
Byways
Coastal Path
Open space

Coastal path via Esplanade

Yaverland
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Existing Cycle Network

Infrastructure

The primary local cycle path (route 23, Red Squirrel 
Trail) currently crosses Regional Route 67 to the 
north-west before entering Sandown via the main 
pedestrian / cyclist underpass adjacent to Sandown 
Train Station, before spitting into two paths that 
eventually cross the High Street and connect to the 
main coastal path at each end of the Esplanade.

We understand it is also intended to diversify this 
established cycle route, something that is especially 
welcome as it provides the opportunity to utilise 
alternative routes into Sandown via existing railway 
crossings to the north and west of the town, 
potentially creating and/or reinforcing direct access 
to the Culver Parade / Zoo recreation area, and The 
Heights / Sandown Battery Gardens respectively.

In turn, this creates additional connections to the 
seafront, strengthening the coastal route and 
providing further opportunities for coastal ‘hubs’ that 
feature secure storage, rental and other amenities 
for cyclists. Once inside the Sandown area, these 
paths could also be upgraded to allow for additional 
dedicated pedestrian paths with a focus on 
accessibility for local residents.

Shanklin

Lake

Sandown

Regional route 23
(Red Squirrel Trail)
Regional route 67
Sunshine Trail
Bridleway
Potential cycle route

Bicycle / Beach 
hire commercial 

opportunity

Potential link through 
railway underpass

Potential scenic shared 
path cycle & pedestrian 

route via boardwalks and 
embankments to beach

Former railway line

Possible cycle lane 
connection on or connected 
to existing road network via 
improved road markings & 
signage

The Heights (Potential Future 
Health & Well-Being Centre & 
Locality Hub) signage

Potential improved link 
through Los Altos and the 
Heights to Cliff path

Yaverland
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Existing Railway Network

Infrastructure

The local area is well-served by the existing train 
network, with stops at Sandown, Lake and Shanklin. 
Despite this, the location of the railway in relation to 
these areas creates its own set of constraints and 
issues that should be recognised in order to provide 
effective interconnectivity and transport solutions. 
Of primary concern is the fact that the railway line 
currently traverses and divides the combined urban 
area into three distinctive regions, reducing the 
available connections for both pedestrians and 
road users. This is complicated in the Lake area, 
where the railway creates a pinch point with the 
coastline, further limiting transport opportunities in 
the immediate vicinity. Whilst we do not propose 
or envisage any changes to the train network or 
its associated provisions, improvements can be 
made to other transport networks to more efficiently 
complement it.

Shanklin

Lake

Sandown

Yaverland

The Island Line rolling stock is made currently made 
up of refurbished London Underground stock from 
1938 (class 483).
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Existing Bus Network

Infrastructure

Sandown is served by a number of bus routes which 
access the town from three points; north-east along 
the coast via Culver Parade, from the north via 
Avenue Road and from the west via Broadway. 
These last two roads utilise railway underpasses, and 
combined with Culver Parade, comprise the only 
three main vehicular entry points into Sandown town 
centre.

All local bus routes converge at the roundabout 
junction between Culver Parade and the High Street 
adjacent to the seafront, making this an ideal point 
for any potential transport interchange, particularly 
one that integrates with any future coastal 
transport scheme. Furthermore, secondary links with 
pedestrian and/or cycle routes can be focused 
in the areas around the aforementioned Avenue 
Road and Broadway areas, which enjoy regular 
bus accessibility due to their use of existing railway 
crossings. Of particular importance is route 24; not 
only is this the only bus route serving the areas of 
Sandown north of the railway, it also passes close to 
both Sandown Station and the adjoining underpass 
with its associated cycle and pedestrian routes. It 
can also be used to access the Bay Academy area, 
one of the critical development sites identified by the 
Regeneration Vision for The Eastern Bay.

Shanklin

Lake

Sandown

Yaverland

Southern Vectis Bus Route 2 
Newport to Ryde Via Sandown
Southern Vectis Bus Route 3 
Newport to Ryde Via Sandown
Southern Vectis Bus Route 8
Newport to Ryde
Southern Vectis Bus Route 24
Yaverland to Shanklin Via 
PerowneWay
Island Coaster Bus
Tourist route from Ryde
The Downs Breezer Bus
Tourist route from Ryde
Railway LineSouthern Vectis Bus
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Signage, Public Information & 
Wayfinding

Interpretation

The Eastern Bay holds a wealth of public assets both 
in built and natural form, however today the level of 
signage and publicly displayed information available 
about these assets is limited. 

Interpretation in the form of signage and information 
boards, can promote historical and natural /
environmental points of interest and provide 
pedestrians with information and direction for 
key attractions. It has also been identified that 
clearly marked and strategically placed signage 
and information would form an essential part of 
connectivity and wayfinding as part of the transport 
strategy proposed for The Eastern Bay.

Whilst pedestrians will mostly benefit from the detail 
of the information provided, those visiting The Eastern 
Bay via both public and private transport may also 
be informed about attractions that they may wish to 
visit.

Through a shared design and colour scheme, 
information boards and signage can be given 
a ‘group identity’ to make them identifiable to 
those exploring an area, aiding in wayfinding and 
as something that will inform their journey and 
experience.

An example of a local 
historic asset not identified 
by signage is The Lift on 
Shanklin Seafront. With 
no information or historic 
interpretation available 
as you walk past, an 
opportunity is missed to 
celebrate a long history 
of seafront leisure, while 
identifying tourists to an 
alternative form of transport 
to the Cliff Top Path.

Area of pedestrian walkway 
that lead to Shanklin Chine 
and Rylstone gardens 
where pavement space is 
available for interpretation 
signs

Standard brown tourism signage 
provided by the highway 
custodians is the only indication 
on the view through Old Shanklin 
that Shanklin Chine and Rylstone 
gardens can be accessed at 
this point

Example of contemporary signage and information boards

Another example is pedestrian access to Shanklin Chine and Rylstone Tea 
Gardens. Located off a road junction in the popular tourist area of Old 
Shanklin, the only indicator of the attractions is a single, poorly positioned 
brown tourism road sign opposite. Use of an interpretation sign in this location 
would further promote the attractions by providing visitors with a clearer 
visual indication of what is available.
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TRANSPORT & 
CONNECTIVITY
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Proposed Transport Strategy

Transport & Connectivity

Our strategy has been formed by analysing existing 
transport links and their interconnectivity, with the 
intention of identifying weaknesses in the network 
which can be remedied through a combination of 
three considerations; the efficient development of 
existing infrastructure, the formation of new transport 
interchanges, and, potentially, new modes of public 
transport. This has led to the following observations 
which we believe should form the basis of, or otherwise 
inform any future detailed transport strategy.

areas would facilitate increased pedestrian 
traffic. This could be achieved through reducing 
the road width to allow for the introduction of 
planters, trees, public seating and reconfigured 
resident parking, with traffic calming measures 
and increased signage and/or wayfinding at 
major junctions. Applying more subtle changes 
in the road landscape would allow the formation 
of a natural and attractive visual link between 
the stations, seafronts and town centres whilst 
preserving the prevailing residential character of 
the streets.

2. High Streets: As above, the High Streets of both 
Sandown and Shanklin would undoubtedly benefit 
from a more pedestrian friendly configuration.  
As the established core of commercial activity 
in Sandown, this could be achieved in a more 
radical and overt programme of redevelopment. 
Good road connections to the north could 
accommodate complete pedestrianisation 
of SandownHigh Street, or otherwise partial 
pedestrianisation with reconfigured and 
expanded parking provisions. 

The Esplanade: With its seafront setting and limited 
number of properties requiring vehicular access, we 
believe this area to be the principal candidate for 
removing parking (except for appropriate disabled 
bay locations and coach drop off points)  and 
providing improved pedestrian and cycle provisions. 
This would significantly reduce the number of vehicles 
needing to drive along this road and with the right 
additions pedestrians and cyclists could become 
the primary road users in a shared space solution. In 
addition, many commercial opportunities become 
apparent, including temporary enterprises such as 

Understanding the relationship 
between existing and proposed 
development zones

Targeted improvement of 
existing roads and thoroughfares

Plotting these zones allows for better understanding 
of transit between local activity areas and where 
bottlenecks, congestion and inefficient movement 
are likely to occur. A practical example of this 
approach is acknowledging the constraints to 
accessibility that the railway line creates, and 
then consolidating transport infrastructure to take 
advantage of the limited crossing points.

1. Station Avenue, Sandown and Atherley Road, 
Shanklin. Largely residential in usage, these 
roads forms the primary historical (and current) 
connection between town centre, seafronts and 
the train stations. Despite the lack of viability for 
complete pedestrianisation, improving these 
roads and reinforcing the link between these 

pop-up shops and recreational or entertainment 
activities utilising the resultant space of removing 
the lengthy areas of parking bays. The hotels and 
establishments would benefit from uncluttered vistas 
of The Eastern Bay and more direct connection with 
the beach. If developed in tandem, the Esplanade 
could also be viewed alongside the High Street as 
seasonal ‘counterpoints’ to each other, with the 
former providing tourism services and activities 
appropriate to the summer months, and the latter 
focusing on off-season and winter events such as 
Christmas markets.

Albert Road (southern end) / Esplanade Road: these 
two roads form a strong visual link between the 
southern end of Station Avenue and the seafront 
near to the war memorial (itself an important local 
landmark aligning with Esplanade Road.) Despite its 
small area, its pedestrianisation would arguably be 
both the most beneficial to the area and the least 
disruptive to the road network, currently being one-
way only and providing no parking areas. If suitably 
remodelled, this area could form a focal point for 
both the High Street (taking advantage of the wide 
intersection and its elevated views of the sea) and 
the Esplanade through the development of the short 
Esplanade Road as a link between the two. This area 
would also provide a pedestrian-friendly balance to 
any future vehicle-focused transport hub located at 
the nearby junction with Culver Parade (as identified 
in the previous section.)
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These areas are noted for their relatively open 
space and proximity to existing or potential transport 
links. These can be useful, not just for interchange 
between multiple modes of transport, but also 
possibly as focal points for localised redevelopment 
or pedestrianisation, including wayfinding, 
tourist services and social or cultural activities. 

Forming new transport links

Identification of open spaces in 
critical locations suitable for the 
expansion of the public realm.

Following collation of the above information, it 
became apparent there was a good case for forming 
a new transport formats:

• A new ‘Hopper Bus’ service that could be a 
seasonal offer, would dramatically contribute 
to improving the connectivity of the Eastern Bay 
assets. It would ease and encourage the use of 
public transport for those that would normally 
opt to take a car and would also provide a 
highly beneficial resource to the older and ‘teen’ 
demographics for better connection to shops, 
places of seasonal work and ability to socialise. 
It would encourage people to visit more places 
and spread the spend of visitors across the Eastern 
Bay.

• ‘Boris Bike’ style public cycle hire or ’Nextbike’ 
a community-led cycle hire scheme would 
promote healthy living and sustainable transport.  

Cycle hire schemes can help people access 
employment easily, therefore making more 
options available to them. This may be direct 
access to employment or improved access to 
and from transport hubs, therefore facilitating the 
so-called ‘first mile’ and ‘last mile’ of people’s 
journeys. 

Creating a primary link between Sandown Train 
Station and The Heights / Sandown Battery area. This 
would prove beneficial for the following reasons:

• Connecting the train station and adjacent 
underpass that provides the primary cycle and 
walking routes into Sandown with The Heights 
Leisure Centre and potential development /
regeneration of Sandown Health Centre and 
Sandown Battery Gardens.

• Improvement of established cycle and walking 
routes within Los Altos Park, including an additional 
existing railway crossing central to the park.

• Potential opportunity for a new modest transport 
hub adjacent to the Battery or Health Centre and 
Shanklin Sailing Club area, utilising existing bus 
routes and the proposed cycle route extension. 
This area could also provide cycle facilities and 
wayfinding in addition to any new public realm 
works.

Further development of connection to both the 
clifftop and seafront walking / cycle routes, the 
southern end of the Esplanade, and any future 
seafront transit network.

• The formation of a new destination focusing 

on The Heights leisure centre area provides an 
opportunity to reinforce the link to the High Street 
via Beachfield Road. This road is moderately 
residential but features a number of hotels and 
guesthouses; any future regeneration of the High 
Street could have a secondary effect of improving 
the commercial outlets along Beachfield Road, 
increasing footfall and allowing it to complement 
and expand on the shops and services already 
provided by the High Street.

• The creation of a new public space through the 
combination of the above points would serve 
to contribute to a more balanced travel route 
around Sandown, taking in Station Road, the 
Esplanade and High Street, Beachfield Road, The 
Heights and Los Altos Park, creating a more circular 
route in contrast to the simpler linear connection 
between the Train Station and the High Street 
that currently exists. This in turn would encourage 
visitors to take alternative paths around the town, 
broadly and evenly increasing footfall around the 
targeted areas and reinforcing additional access 
points to the seafront.
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Suggested Enhanced Transport 
Network

Transport & Connectivity

Railway Line / Station

Public Slipway

Shanklin Cliff Lift

Potential locations for hopper bus stops

Potential location for ‘Boris Bike’ style
cycle hire facilities

Multi-user Link Roads

Existing / proposed development zones
and areas of interest

Existing public car park to be
refurbished and redesigned

Suggested location for new travelator
to connect seafront with clifftop walk

Vehicular drop off / pick up point

Large interchanges / network nodes 
created connecting towns, seafronts, 
existing bus routes, train stations, cycle 
paths and footpaths with new hopper bus 
and cycle hire hubs
 
Smaller network nodes created to 
connect a minimum of 2 transport 
methods / places of interest
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Opportunity for new public 
car parking facility with 

pedestian connection to 
Culver Parade

Multi-user link roadMulti-user link road‘Boris bike’ cycle scheme‘Hopper bus’ service
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Transport & Connectivity

Culver Parade - Sustainable 
Transport & Parking

Larger-scale buildings are not typical of the 
character of the area but with the recently approved 
applications for ‘White City’ on the junction of Culver 
Parade/Fort Street and the new Sandham Gardens 
‘Sky Trail’, a car parking facility of a high-quality 
design and a similar scale would be achievable. The 
potential addition of a leisure area to the roof, like the 
example shown in ‘Park ‘n’ Play’ Copenhagen, would 
establish the structure as an additional attraction for 
the area, as opposed to just a parking facility. 

The existing link from the train station to this area is 
weak. Establishing a new transport hub, that includes 
vouchers for the attractions in the Culver Parade 
area, would increase the use of sustainable transport 
to visit the leisure development.

Existing cycle tracks have the potential to be linked 
into Culver Parade through new development to 
increase the connectivity to the sea and further 
encourage the use of sustainable transport. 

a

a
b

b

Photograph showing the possible multi storey car parking site from Fort Street 
entrance; this area is currently used as a car park

Park-n-Play in Copenhagen, Multi storey car parking with rooftop leisure areaProposed developments - White City (a) & SandhamGardens Sky Trail (b)

Potential scenic shared path 
cycle & pedestrian route via 
boardwalks and embankments 
to beach

Connection back to existing Red 
Squirrel Trail (cycle route 23)

Cycle Route 23
Bridleways23
Potential shared path routes 
extension to the network 
through natural habitats or 
via green road painting

Sandham
Gardens 

Browns

Zoo

Dinosaur
Isle
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Proposal: Pedestrian & Cycle 
Zones

Transport & Connectivity

The extension of existing cycle networks and 
infrastructure can be employed as a simple, 
sustainable and effective form of regeneration in 
the Revetment area. Improving the infrastructure 
of the existing Red Squirrel Trail would also provide 
a sustainable and direct connection between 
Sandown and Shanklin.

1. ‘Boris bike’ type cycle hire can be located at the 
Southern end of Sandown Esplanade. Positioned 
by the end of the pier on the Red Squirrel Trail, 
cycle hire would encourage people to travel 
further out of Sandown, enabling both locals and 
visitors more access to the Revetment more easily. 

2. New markings on the Revetment promenade 
would help to keep cyclists, pedestrians and 
those sitting on the seafront separate. The new 
lane would be positioned towards the back of the 
promenade (but away from the beach huts) to 
allow uninterrupted access to and from the beach. 

3. The Hope Road car park is located at the Northern 
end of Shanklin Esplanade. By locating a second 
‘Boris-bike’ cycle hire point in this area, would 
draw people from the main Shanklin Esplanade 
and encourage them to explore the Revetment 
by bicycle. The secondary hire point would also 
allow visitors from Sandown to leave their bike 
before continuing into Shanklin on foot.

1

2

3

Proposed 
location of 

cycle parking 
& hire

Proposed 
location of 

cycle parking 
& hire

Beach
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Existing Red Squirrel Trail cycle route

Potential extension of cycle route 
along Shanklin Esplanade

‘Boris bike’ cycle hire scheme in London

Existing Red Squirrel Trail along the 
Revetent with proposed new cycle 
route surface markings 

To Shanklin Esplanade
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Proposal: Travelator

Transport & Connectivity

The proposal for a travelator can be used create an 
established link between the Revetment and the Cliff 
Top Path. 

Acting as a new landmark, the proposed travelator 
could act as a practical and direct means of 
reaching the clifftop path and become a seafront 
tourist attraction in its own right, as visitors are able 
to engage with the cliffs and seafront in an entirely 
new way. The suggested location of the proposed 
travelator would act to draw visitors down onto the 
Revetment and encourage them to visit the currently 
overlooked Lake Cliff Gardens green space, as well 
as enjoy the rest of the cliff top path.

A travelator would also allow the cliff top path to 
become accessible to all.

Visual link long the 
Revetment

Visual link long the 
Revetment

Potential 
location for 
proposed 
travelator

Lake Cliff Gardens

Shanklin 
Esplanade
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A currently underused carpark is located a short 
walk from Lake Cliff Gardens. The car park has the 
opportunity to integrate into the proposed transport 
system through the additon of a hopper bus stop 
as well as connect to the Revetment and seafront 
due to its proximity to the proposed travelator.
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RAILWAY STATIONS 2.08



Sandown Station Lake Station

Shanklin Station

Railway Stations

Transport & Connectivity

The Island Line railway line is the Isle of Wight’s only 
remaining commercial railway service. The Island 
Line is operated and maintained by South Western 
Railway and runs 8.5 miles down the Island’s East 
coast from Ryde Pier to Shanklin. The service stops at 
Sandown, Lake and Shanklin in The Eastern Bay.
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- IWC Registered Land

Sandown Lake

Shanklin

To develop under-used station land 
to create economic revenue through 
contemporary hostel accommodation 

and to integrate the Island network as part 
of a  sustainable transport strategy for The 

Eastern Bay.

Regeneration Vision 
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Railway Stations: Proposed Assets

Transport & Connectivity

Sandown station is the first station on the Ryde-
Shanklin line in the Sandown Bay area. Originally 
constructed between 1862 and 1864, the original 
station building was extended between 1870 
and 1871 through the addition of a two-storey 
extension to act as station offices. Sandown 
Station is also currently home to the Gaslight 
Café, located on the ground floor of the original 
building.

Lake railway station is formed of only a single 
wooden platform with a shelter, with an 
underpass below the platform. The station serves 
the village of Lake and is geographically the 
closest to Sandown Bay seafront but access 
is limited between the Cliff Top Path and the 
Revetment.

Shanklin station is located at the end of the 
Ryde-Shanklin line. The station is a Grade II listed 
building, consisting of one platform with a ticket 
office and a small shop, with the second platform 
now in use as a flower bed.

Sandown

Lake

ShanklinEnd of 
the line

Ryde
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Railway Stations: Proposed Assets

Transport & Connectivity

Sandown

Lake

Shanklin

The existing railway stations located within The 
Eastern Bay can be integrated as a part of the 
regeneration strategy. Using the Island railway 
network, tourism can be encouraged in parallel 
with the use of rail travel as a sustainable alternative 
to car dependency.

Located at each station can be 
a docking and charging point 
for electric bicycles, for use by 
both locals and tourists to access 
The Eastern Bay via sustainable 
transport. A successful example of 
self-service electric bike hire is the 
‘Co-bike’ scheme in Exeter city 
centre.

Hostel accommodation can be 
introduced to encourage rail 
travel to The Eastern Bay and 
provide a functional use to the 
under-used upper floors of Shanklin 
and Sandown stations. Hostel 
accommodation could take the 
form of a simple ‘bunk house’ or 
seek to incorporate existing assets 
such as the Gaslight Café.
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Proposed Asset Examples

Transport & Connectivity

Contemporary hostel examples

Betws-y-Coed Station Apartments
Located in North Wales, the village Betws-y-Coed has converted the rooms 
above its Victorian railway station into a series of self-catered holiday 
apartments. Below the station is a café that serves both tourists and locals, 
as well as serving the apartments above. The station and train line function 
is uninterrupted, while the village tourism offer has been expanded and 
extended, as visitors can arrive by public transport and are encouraged to 
stay longer by the café and accommodation available above.
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Yaverland

Location

Yaverland is an area located to the North of Sandown 
Beach. Positioned on the coast adjacent to Culver 
Cliff, Yaverland is accessible by car, foot and local 
transport. Yaverland’s sand and stone beach runs 
between Culver Cliff at one end and Sandown at the 
other. With its own sailing club, the beach is popular 
with water sports enthusiasts. Quieter than the other 
parts of The Eastern Bay, the beach is accessible 
via a concrete slipway and concrete steps, offering 
safe swimming and fossil hunting opportunities by the 
base cliffs. The beach is immediately adjacent to a 
car park that consists of 121 spaces and 6 disabled 
bays, as well as public toilet facilities and a small café 
with outdoor seating. Yaverland is intersected by one 
of the main roads that leads into The Eastern Bay, 
which creates a disconnection between the seafront 
and the Isle of Wight Zoo.

Ya
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Culver Parade

Yaverland Beach

Culver Cliff

Car Park

Yaverland 
Cafe

Isle of Wight 
Zoo

Yaverland Sailing & 
Boat Club

Sandown Bay 
Holiday Chalets

Yaverland
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- IWC Registered Land

To establish a world-class watersports 
destination, supported by improved 

facilities for both public and club use and 
enhancements to the existing seafront.

Regeneration Vision 
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Existing Assets

Public Realm

Site of Special Scientific Interest

Beach

Parking Area

IOW Zoo

2

3

4

5

1

1. Ice cream kiosk (weak presence and circulation)
2. Entrance (uninviting, poor information) with no beach changing at public toilets.
3. Sailing club (no offer of other watersports with limit to large event capacity)
4. AONB field with uninterrupted sea views
5. Adjacent holiday park and Yaverland Battery (no link to beach and ancient 

monument not accessible)

• Dog friendly
• Safe swimming
• Good for watersports
• Accessible slipways
• Area of Oustanding Natural Beauty
• Year round car parking
• Close to local attractions
• Close to heritage assets
• Sandy beach
• Transport links

Requiring improvement:
• Public facilities
• Watersports events
• Regular use of the large field
• Quality of the public realm
• Regular public transport
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Proposed Assets

Public Realm

• Community and club use pop up facilities
• Improved public realm with functional steps and 

seating
• Improved facilities (beach changing and external 

showers)
• Seafront outdoor area, including a restaurant 

with large function capacity
• Improved car parking layout and markings
• Landscaping and nature aspects suitable for a 

coastal location 
• Improved access and spectator experience 

areas
• World class watersports facility suitable for year 

round use
• Boardwalk to top of existing sea wall to create 

additional external space for restaurant and 
spectator viewing for water sports

New and cost-effective street furniture can be added 
to the seafront to improve the function and quality of 
the public realm

Example of a high quality but temporary watersports 
facility for use during events Green spaces integrated within the landscape can 

be used to form additional parking areas
Potential entrance landscape

Enlarged & 
defined new 

entrance

Potential 
camping area 

for events

Improved public realm

Link to Yaverland Battery

- Area for temporary     
watersports hub
- New landscaped entrance 
area with new ‘facilities hub’

- Restaurant extension with 
outdoor seating area

- Boardwalk

Boardwalk for 
spectator viewing 
on top of existing 
concrete  tructure 

sea wall
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Proposed Assets

Public Realm

Proposed new cafe extension and examples for 
improvements of existing facilities

Proposed extension / boardwalk (section) 

 - Proposed area for restaurant extension / boardwalk. This extension would 
improve the appearance of the sea wall, as well as increase the amount of usable 
space along the frontage
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CULVER PARADE
LEISURE AREA
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Culver Parade Leisure Area

Location

Located to the north-east of Sandown town 
centre, Culver Parade Leisure area is positioned 
between Sandown Beach and a designated Site 
of Importance for Nature Conservation. Culver 
Parade Leisure Area includes the Isle of Wight Zoo, 
located within the former Granite Fort, that is home 
to a number of endangered big cat and primate 
species. Directly adjacent to the zoo is the former 
Grand Hotel site. Planning permission was granted 
in 2014 for the demolition of the existing building to 
be replaced with a new hotel and facilities but this 
has now lapsed. The building adjacent to The Grand 
Hotel houses offices and studios and is occupied by 
Artecology, who facilitate the collaboration between 
ecological consultants and public artists to work on 
enhancement of public spaces. Established in 1932 
by professional golfers Henry Cotton & Joe Kirkwood, 
Browns golf course occupies a large area of open 
land that borders the Zoo, Sandown Levels SINC, 
former Grand Hotel and Dinosaur Isle sites. Opened in 
2001, Dinosaur Isle is a purpose-built dinosaur museum 
that features a number of exhibits including life-sized 
dinosaur models. Next to the museum is a disused, 
fresh water boating lake. Reedbeds and wildfowl 
have established at the edges of the lake, creating 
an aesthetic link to the Sandown Levels wetland 
area behind. There is currently no public access to 
Sandown Levels, which is home to many species 
of native and migrating birds. Sandham Gardens is 
located to the south-west of the boating lake and 
consists of activities and facilities that include a 
bowling club, skatepark and mini-golf. An application 
has been approved on this site for a both a new 
adventure gold course and adventure high-ropes 
trail. Culver Parade continues to meet Sandown High 
Street and Seafront and is fronted by a number of 
hotels and residential dwellings. 

Dinosaur Isle

Browns Golf Course

Grand Hotel
(closed)

Sandown Levels Wetland 
Area (SINC)

Isle of Wight Zoo

Boating Lake

Sandham Gardens

Culver Parade

Sandown Beach

Sa
ndown High St

Fort Holiday 
Park

Car Park

Wight City 
Development

(under construction)
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- IWC Registered Land

To promote Culver Parade Leisure 
through ecological and public realm 

enhancements that establish the area 
as a single destination of multi-functional 

embedded attractions, supported by 
educational activities accessible to all and 

sustainable transport. 

Regeneration Vision 
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Culver Parade - Existing Assets

Public Realm

The Culver Parade area is a focal point for visitor 
attractions, such as the Isle of Wight Zoo, Dinosaur 
Isle and Browns Family Golf (IOW Zoo and The Grand 
Hotel has been covered under different section). The 
character of this area is large open spaces adjacent 
to the sandy beach seafront which is unique in The 
Eastern Bay area.

This area alongside other selected areas on the 
IOW has been considered one of the Island’s finest 
landscapes, with its healthy ecosystems, rare species 
and one of the best places to explore people’s 
interaction with nature and is a candidate UNESCO 
biosphere reserve.

a - Seafront building frontage
b - Beach huts
c - Sandy beach

1 - Browns Golf Club House, founded by the open championship 
winner Henry Cotton

2 - Golf course & link to open space beyond

5 - Existing flood defence relationship with the 
road

6 - Corner of Culver Parade onto the seafront 7 - Existing car parking in Fort Street

3 - Dinosaur museum and the lake 4 - Sandham Gardens on former 16th century 
castle  site

1

2

3

4

7

a b

c
5

6
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Public Realm

Sandham Park Grounds Proposal 
& Culver Parade Development

A planning application was submitted on behalf of 
Heritage Attractions Ltd for Sandham Gardens, that 
includes the removal of the existing crazy golf course 
and the installation of a new ‘Dino Adventure Golf 
Course’. In addition, a seperate application was 
submitted on behalf of Heritage Attractions Ltd for 
a High Ropes Adventure Course within the plot of 
land bounded by the childrens playground and the 
Bowls Club. Both applications have been granted 
permission.

Adjacent to this site is ‘Wight City’, a mixed-used 
development of residential units and commercial 
space that is currently under construction (August 
2018).

Sandham Gardens plan

Wight City (Westworks)

Former Boating 
Lake

Dinosaur Isle

Car Park

Coach 
Park

Culver Parade

Fort St

Proposed Sandham Gardens cross section (Rainey Petrie)
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Culver Parade - Accessibility

High Quality Seafront

There are a number of small scale development 
opportunities which can transform Culver Parade, 
these are: 

• Corner plot link to the beach which could identify 
the start of a pedestrianised seafront section

• Seafront properties façade treatment
• Requirement for a much higher quality from the 

new hotel offers
• ‘Kerb appeal’ restriction on curb side use for 

aesthetics 
• Beach user experience as a driver for  regeneration
• Making beach and seafront activities accessible  

to all

1. New / extension building to enhance the seafront link - 
accessible changing rooms, café, mobility centre

2. Good quality new public realm for all abilities
3. Visually pleasing beach huts bringing improvement to Culver 

Parade as well

1
2

A
3

3

A - Existing disabled access needs improvement

Changing places toilets are one way in which public 
facilities can accommodate people with learning 
disabilities, as well as people with other physical 
disabilities

The UK’s first purposely designed accessible beach huts are in 
Boscombe seafront in Bournemouth, up to four wheelchair users 
can be accommodated
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Culver Parade - Accessibility

A grant by Essex County Council Short Breaks team 
has provided this new ‘changing places’ in Clacton-
on-sea. They provide changing facilities and toilets 
for people who can not use standard accessible 
toilets (multiple learning disabilities, motor neurone 
diseases, MS and well as older people. Iroko cladding 
creates a  contemporary design, complementing the 
area whilst withstanding in this harsh environment.

Public Realm

Mini Huts are rentable spaces to store beach 
items during holiday and summer periods. They 
are very useful for families and provide a more 
cost effective and accessible form of storage 
for those that cannot afford the cost of renting a 
beach hut or don’t want to join a long waiting list.

Proposed additional beach showers and wash 
down areas can be specified to be accessible 
to the disabled. The creation of open areas at 
beach level would provide suitable locations for 
accessible beach showers.

Access to the beach and sea for those with 
moblility issues or young children in prams can 
be created through permanent access paths 
located on the beach. During busy periods, 
‘beach access mats’ can be used to increase 
the number of access points.

An area on Sandown Beach adjacent to Culver 
Parade has been identified as a suitable location for 
new accessible facilities.
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Culver Parade - Kerb Appeal

High Quality Seafront

Most tourist destinations have a big kerb appeal and 
this section of Culver Parade is very prominent and 
in need of improvements. Simple changes can go a 
long way in order to improve the visitor experience.

Removing or sheltering the parked cars from the 
front of the properties

Existing low-quality kerb-appeal. View from the 
Esplanade looks at the blank tiled roof of a building

Making aesthetically pleasing hoarding 
compulsory for any street facing construction

Using interesting materials and landscaping 
design for the front of the properties

The beach side premises / buildings are very special due to its location, 
the architecture of the building should reflect this. Transparent top section 
to this pub would create very attractive dining / drinking experience and 
would still allow the passer-by’s connection to the sea views while inviting 
them in for a sun-down drink. 
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Culver Parade - A High Quality 
Seafront

High Quality Seafront

Culver parade has the potential to become a high 
quality seafront destination. By taking advantage of 
natural assets such as the sandy beach, uninterrupted 
views and Victorian architecture, Culver Parade can 
appeal to a broad range of visitors, from boutique 
getaways for couples, to traditional seaside holidays 
for families. Developing a high-quality area will 
encourage those visiting to stay longer, boosting the 
local economy and regeneration of The Eastern Bay, 
benefitting both locals and tourists.

High Quality Hotel Accommodation
Watergate Bay in Cornwall is a good 
example of a very high quality hotel 
which makes the most of its location. 
Large windows overlooking the sea and 
contemporary and cosy décor should 
give inspiration to Sandown’s new and 
refurbished hotels

Beach User Experience
Sandown beach is loved by families and 
well used in the summer with sand castle 
competitions and various festivities and 
competitions. Small improvements would 
enhance the visitor experience and create 
income generators. 

A good example  for seafront  holiday 
accommodation, visually pleasing and in keeping 
with the character of the area

When replacing lost buildings the past images 
should inform and guide the new design; regular 
maintenance and modernisation should not be 
licence to disfigure them.

Sea view from the Tarvic 2 hotel

Potential Tarvic 2 hotel offer

Good example of beach bar and surf 
school in Sandown

‘Beach baskets’ from Germany could promote more comfortable sun 
bathing experience for all users
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Dinosaur Isle - Opportunities

Conservation & The Natural Realm

The proposals explored in this section are aiming to 
highlight the assets available and the potential for 
further betterment of the site as a building block 
of the High Quality Seafront principle. They are 
cognisant of the Council’s current activity involving 
potential private investors for the site and stand to link 
the outcome of this site with the adjoining neighbours 
for a cohesive and appropriate solution for this area 
of the seafront.

(1) Browns Family Golf has a special place on 
Culver Parade. The facility has an 85 year history, 
offering a well used venue for groups and serving 
take away snacks for passers by. The space is large 
and flexible enough even if demand increased/
changed. The listed pavilion behind could provide 
a pivotal attraction into the area if renovated and 
the passionate individuals who are working on this 
project should be supported by the council. HLF or 
other funding schemes can be explored.

(2) Dinosaur Isle, although a modern building, has 
suffered due to the harsh environment is now in 
need of external repair. It has been serving Sandown 
community and local school children well as a much 
loved tourist attraction. The site ownership has been 
established in a way that makes any expansion 
challenging but it is not impossible and deserves 
investment. Expansion to the building should provide 
combined parking spaces, ‘hiding parked cars from 
the seafront’ at the rear, possibly under the building in 
combination with double height display areas. There 
are good examples in the UK including ‘The Etches 
Collection’ in Dorset.

2

1
4

3 2 1

(3) The Pavilion, built in 1932 at the bottom of the Brown’s 
Golf course, was requisitioned by the War Office and was 
a base for the secret PLUTO mission and housed some of 
the generators. After 2 years of work and funraising, The 
Pavillion is now fully repaired and it is protected as an 
intact remnant of the 1930s seaside holiday environment.

The Etches Collection located in 
Kimmeridge, Dorset, has invested 
£4.7m in a new museum which acts 
both as a scientific resource and 
a dynamic new tourist attraction. 
The museum gives people the 
opportunity to study the fossils in the 
locality where the specimens were 
found. The Dinosaur museum would 
play a key role exciting the nation’s 
young minds if a new science 
curriculum introduced to schools 
for years 3 & 6 like in the Etches 
Collection example.

Artist images of The Etches Collection 
display in Devon

New expansion can re-clad the 
existing exterior of the existing 
museum to create a coherent and 
recognisable landmark building 
for the Dinosaur museum, similar 
to this example in Fukui Prefectural 
Dinosaur Museum in Japan.

Large artwork could be 
commissioned to create a 
landmark and focal point to the 
area, similar to this example in 
Fukui Prefectural Dinosaur Museum 
in Japan.
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Dinosaur Isle - Opportunities

Conservation & The Natural Realm

(4) The building adjacent to The Grand Hotel houses 
offices and studios and is occupied by a number 
of businesses and projects. These are Artecology, 
a research and design company working in 
bioreceptive materials, Arc Consulting offering 
ecological and community consultation services, The 
Common Space, a non-profit org working to revitalise 
public land and buildings and Eccleston George, 
public artist collective.

Current businesses in this area are already working 
together on very successful community projects 
which have science and nature at their core, 
such as ‘Hullabaloo’. There is potential to build on 
something very special here in the form of a  unique, 
‘single-destination, multi-functional green space 
with multiple embedded attractions’. With modest 
and appropriate expansion, the existing spaces can 
create multiple attractions. Links to local colleges 
and universities in the UK could also create modest 
income to fund future development. Yaverland 
Marine Research Centre, Discovery Bay HQ, Biosphere 
Centre for visiting units, and Observatory for the new 
Marine Conservation are some of the organisations 
that may be involved in linking to educational 
institutions. 

4

4

Possible eco pods for camping in the area 
behind the IOW Zoo could support The Biosphere 
Centre Campus for visiting universities and field 
study centres. This camping area would support 
the Zoo in their new direction as a Conservation 
Centre for travelling students and researchers.

Hullabaloo is a two day weekend event in May, 
packed with science, carnival arts, dance, 
live music and crafts. The seafront from the 
bandstand to the zoo is closed to traffic during 
the event. 

Dinosaur Isle Museum has regular guided fossil 
walks.

Artecology Ltd based in Browns has great 
success sharing their findings in The Eastern Bay 
such as retrofitting artificial rock pools on coastal 
structures 
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Proposal: Boating Lake 

Conservation & The Natural Realm

- Sites of Importance for Nature 
  Conservation (SINC)

- IWC Owned Land

Zone for 
environmentally 
& ecologically 

conscious 
development

Dug in 1930 and occupying a prominent position on 
Sandown seafront, the boating lake offers one of the 
few remaining wild places left in Sandown. The area 
surrounding the boating lake is also partly designated 
as a site of importance for nature conservation. 
Currently the land is offered for development with a 
leisure and commercial focus to suggested uses.

The lake has historically provided a tourist attraction with a focus on outdoor 
leisure in a natural environment

To protect the existing environment of the former boating lake but  to allow 
for construction to take place, the area could be designated as a ‘zone for 
environmentally & ecologically conscious development’, where enhancing 
the quality of the environment surrounding the lake is the main driver of 
development.

Despite being man-made, the boating lake currently offers a unique 
natural environment within a built-up seaside location

A floating eco-hotel in the South of France demonstrates the integration of 
a tourist development with an environmentally sensitive location

Leisure development can also be integrated directly into the surrounding 
landscape to reduce the visual impact on the natural aesthetic of the area
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Isle of Wight Zoo - Existing Assets

Conservation & The Natural Realm

Parking Area

Parking Area

Beach

Seafront (u
ninterrupted Views)

Natural Assets
(SINC)

1

2

3 4

5

Existing Entrance

1. Main Entrance (weak presence and circulation)
2. Blank frontage (heritage asset not visible)
3. Educational space (not sufficient for changing status of the zoo to ‘animal 

sanctuary / research centre’
4. Underused prime seafront location (weak links to transport systems and 

wider areas of the island)
5. Derelict Grand Hotel site adjacent to zoo

The prominent location of the original structure is 
key in terms of The Eastern Bay regeneration. Even 
though existing structure has a strong presence 
on the seafront, the existence of another function 
behind these walls are not easily appreciated as the 
current main entrance is tucked away. Despite losing 
its Scheduled Monument status when it converted 
to the zoo, many original artefacts of ‘Granite Fort’ 
have been preserved inside the structure.

Due to their mutual proximity, the Grand Hotel and 
Isle of Wight Zoo should not be discussed separately if 
boundary and circulation issues are to be addressed 
successfully. Planning permission was granted in 2014 
for the Grand Hotel to be demolished and replaced 
with a new hotel but has now lapsed (P/00928/14 
TCP/02412/M). Application drawings shows part of 
the Grand Hotel within the fortification foundations, 
hence any new development on this site risks having 
an adverse effect on the historic setting and structure 
of Granite Fort. This suggests that the renovation of 
the existing Grand Hotel building would be more 
favourable should it be determined that any new 
build application would be required to respect the 
footprint of the original fort.

The zoo is undergoing significant changes, including 
changes in its charity status and educational 
activities, however its current facilities are unsuitable 
for its aspirations. The zoo management is fully 
supportive of active collaboration to ensure that 
future development is supported by the Regeneration 
Vision for The Eastern Bay. 

Granite Fort, although not listed, has a Historic 
England listing number and changes to the original 
structure and any additions to the existing fort are 
subject to local Conservation Officer’s comments.
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Staff & eductaional space entrance

Link to potential new development

New Main

 EntranceActive 
Fro

ntage

Isle of Wight Zoo - Proposed 
Modifications

Conservation & The Natural Realm

New development to create ‘joint’ offer and 
new entrance to the zoo, inlcluding a restaurant, 
café and gift shop

Potential staff parking and coach drop off (area 
outside of zoo ownership)

Undercover area for proposed educational and 
hospitality use

The proposed extension would house combined 
facilities for both the Grand Hotel and the Isle of 
Wight Zoo. The area immediately in front of the zoo 
would create a new active and inviting frontage to 
the new attractions. The proposed structure would 
be mostly transparent or have large openings to 
reveal the historic structure behind. It would act as 
an interim space with café/restaurant and shop, in 
line with modern visitor attractions. This approach 
would also complement the Dinosaur Isle’s naturalist, 
environmentalist and educational function.

Most of the new areas required for the new 
educational zoo and animal sanctuary could easily 
be accommodated within the existing footprint of 
the fort. New offices and educational spaces along 
with attractive external areas would create world 
class facilities that would benefit both the zoo and 
The Eastern Bay area.

The existing ‘Pluto’ pump display can be added into 
the visitor route or can be relocated into the new 
refurbished / extended adjacent Pavilion site if the 
HLF was successful. 

The development of the existing zoo would be a 
suitable applicant for Heritage Lottery Funding as the 
zone in discussion covers a substantial seafront area 
in Sandown and would have a direct effect on The  
Eastern Bay, acting as a catalyst for regeneration.
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Isle of Wight Zoo - Suggested New 
Cafe Extension Precedents 

Conservation & The Natural Realm

Suggested zoo extension area (indicative)
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Collaborative Conservation 
Centre

Conservation & The Natural Realm

The introduction of a collaborative conservation 
centre would be highly beneficial to The Eastern Bay, 
promoting the areas natural, historical and scientific 
assets that are very rare and require protection. 

The potential centre will encompass the existing 
Dinosaur Isle and Isle of Wight Zoo sites, bordering the 
Eastern Yar flood plains providing in depth information, 
as well as housing resources for varied users such as 
conference spaces, research and classroom facilities 
for education providers and all associated amenity 
spaces.  

Change perception
The aim is to provide a gateway to highlight the 
historical, environmental and conservation matters 
and facilitate interaction with residents and visitors 
alike. 

Exhibition items could include:
• Fossils
• Petrified Forest
• Plants
• Insects 
• Sea life
• Ornithology

Taking inspiration from organisations like the Eden 
Project and Oregon Zoo, where conservation 
becomes the main point of interest. The creation of 
this centre would build on the excellent work of local 
organisations such as the Wildheart Trust &  Isle of 
Wight Zoo, arc, the Hampshire & Isle of Wight Wildlife 
Trust and Dinosaur Isle.  The key aim is to establish 
assets that widen the educational offer of The Eastern 
Bay, providing lessons and experiences for all ages.

Suggested Collaborative Conservation Centre area

Precedents: Eden project (top), Oregan Zoo (bottom)
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SANDOWN 
SEAFRONT

5.00



Sandown Seafront

Location

Sandown Beach is one of the Isle of Wight’s most 
popular beaches during the summer months. The 
beach offers a mixture of traditional food and drink 
outlets, souvenir shops and deck chair hire. Accessible 
from three roads leading off Sandown High St, the 
main seafront area is located along the Esplanade. 
It is fronted by a number of traditional hotels, cafes, 
bars and restaurants, some with external decked 
areas overlooking the sea. Sandown Pier is located 
at the south-western end of the Esplanade. Parking 
is positioned directly on the seafront along the 
Esplanade. 

High St

Beachfield Rd

Culver Parade

Sandown Pier

Sa
ndown Beach

Th
e R

ev
et

m
en

t

Sandown

Esp
lanade

Esplanade
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- IWC Registered Land

Building upon the existing natural and built 
assets of the seafront to develop a high-

quality public realm, that encourages 
pedestrian activity over vehicular 

movement.

Regeneration Vision 
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Existing Assets

Public Realm

1. The seafront offers panoramic views across The 
Eastern Bay including direct access to Sandown 
Beach 

2. There are a number of hotels and bars located 
directly on the Esplanade. Despite their 
prominent location, many of these have a 
low-quality appearance that detract from the 
Victorian buildings behind 

3. Sandown Pier is a popular tourist destination  but 
lacks cohesive public space around its entrance 

4. Prime sites on the seafront are underdeveloped 
and underused and do not provide an 
attractive entrance to the Esplanade 

5. The quality of the Esplanade is dominated by 
traffic movement and car parking 

6. Retail and food offer has been side-lined by 
vehicle movement along the Esplanade 

7. Tired and dated street furniture contributes to a 
low quality feel to the seafront 

8. Coastal protection must form part of the 
regeneration of Sandown seafront 

9. Covenants, such as the three storey limited 
imposed on the former Zanie’s nightclub site, 
can lead to the under development of prime 
seafront locations

1

4
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3
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6
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Sandown Public Toilet & 
Pier Entrance

Public Realm

The existing roof area has potential to be converted 
into a ‘green’ café with level access affording 
beautiful sea views. The lightweight and transparent 
nature of the new build will maintain existing vistas 
and visual connections.

The existing ground floor area is to be re-utilised with 
a new frontage to create further space, adjusting 
floor levels to allow level access and a unified floor 
covering with vehicle free public space. 

Key
GF - 205m2  
existing retained

FF - 205m2 new 
cafe

Example Finishes

First Floor

Ground Floor

Suggested new cafe extension above public toilets in Sandown

Contemporary street 
furniture added in 
front of the toilet block 
can be designed and 
orientated to encourage 
social interaction by 
accommodating groups 
of people, instead of 
individuals or couples.

Ergonomic ‘perch’ that can be 
attached to existing posts and 
serves as a useful stop for older 
people
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A Seafront for Pedestrians

Ex
ist

in
g 

Pr
op

os
ed

High Quality Seafront

The potential to pedestrianise Sandown seafront 
would create the opportunity to dramatically 
improve the quality and safety of the public realm in 
one of The Eastern Bay’s busiest tourist destinations. 
The pedestrianised promenade would remain open 
for access to property and businesses but would 
remove the negative impact that traffic and parking 
currently has on the seafront. Pedestrianisation would 
also allow for higher quality finishes and street furniture 
to be used to regenerate the area, create a better 
connection between the esplanade and the beach, 
as well as encouraging businesses to open out further 
onto the promenade to create a better image for 
the seafront.

Through the creation of new 
public space, pedestrianisation 

would establish a strong link 
between the two proposed 

developments at the Sandown 
toilet block sites
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Meanwhile Space

High Quality Seafront

‘Meanwhile Spaces’ are used to unlock underused 
land for the benefit of community cohesion, 
placemaking and enterprise. This is typified by 
finding wasted space, transforming unloved visible, 
interesting, dilapidated, difficult buildings and sites 
into something useful. A meanwhile space can 
bring vacant assets into use for affordable and easy 
access space for start-up enterprises, communities 
and a regenerated public realm.

The site and case studies shown highlights a good 
example of a meanwhile space, should a suitable 
piece of council owned land become available 
within The Eastern Bay.

The former Zanie’s nightclub on Sandown Esplanade has been identified as a good example of a potential meanwhile space. Although the site is privately 
owned and has now received planning for five residential townhouses, the brownfield site exemplifies the type of characteristics a successful meanwhile space 
would require. Its prominent location would provide the ideal opportunity for a temporary community and tourism focused scheme, that would allow visitors to 
Sandown Seafront to take full advantage of a vacant space.

Pigalle Duperré Basketball Court
A collaboration between Ill-Studio 
and fashion brand Pigalle created 
a basketball court within a vacant 
plot in a row of residential Parisian 
townhouses. The basketball court is 
open to the public year-round and is 
used to coach local children. Due to 
its striking colours and unique setting, 
the space has become an unofficial 
tourist attraction.

Blue House Yard
Designed by Jan Kattein Architects 
and utilising a disused car park, Blue 
House Yard acts as a precursor to 
the wider regeneration of Haringey. 
Commissioned by the council 
as a self-built meanwhile space, 
the scheme provides affordable 
workspaces to rent by local 
businesses as well as a new café and 
outdoor public and event space.
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SANDOWN 
HIGH STREET

6.00



Sandown High Street

Location

Running adjacent to the seafront, Sandown High 
Street connects from Culver Parade to Beachfield 
road that leads on to The Heights Leisure Centre. 
The High Street is characterised by predominantly 
Victorian buildings with an amalgamation of different 
shopfront styles forming the street frontage. The High 
Street offers several points of access to the seafront, 
including direct access to the pier. The main section 
of the High Street is open to one-way traffic, with on-
street parking available along most of its length. 

High St

Beachfield Rd

Beachfield Rd

High St

Esplanade

Culver Parade

Sandown Pier
Sa

ndown Beach
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Sandown
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- IWC Registered Land

Retaining the Victorian Character of 
the High Street, while encouraging 

social interaction through public realm 
improvements and the promotion of 
an ‘experience economy’ driven by 

pedestrian activity. 

Regeneration Vision 
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Existing Assets

Townscapes 

Today Sandown High Street is a typical, old fashioned 
destination with an attractive charm, appealing to 
tourists predominantly from the older generation 
as well as young families. Back in Victorian times, 
Sandown was a popular destination for celebrities, as 
highlighted below.  

A - Karl Marx read in the library
B - Richard Strauss wrote ‘Symphonia Domestica’
C - Charles Darwin commenced writing ‘Origin of the 
Species’

10

9
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The potential to link the high street to 
Sandown Battery and to the seafront (refer 
to Clifftop Path section of this document Key Plan of the Hight Street 

D

E

D

E

6.03



Existing High Street

Townscapes 

1. Blank facades on High Street give the High Street 
an unattractive apperance

2. Cars cause noise and air pollution, while parked 
vehicles dominate the apperance of the High 
Street

3. There are opportunities to have a visual 
connection with the seafront with open space to 
sit and enjoy

4. Large shopfronts not comparable to the scale of 
the high street buildings

5. Street furniture from the two bus stops makes the 
area appeared cluttered, particularly in relation 
to the Victorian properties behind

6. Opportunities to create public space to stop and 
rest 

7. Opportunity to enhance local context and inform 
about former uses 

8. Well presented business/buildings set a good 
example for the rest of the High Street

9. Opportunities to create safe movement and an 
attractive shopping experience

21

54

87

3

6

9
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Design Guide for the High Street

Townscapes 

The problems associated with the High Street in 
Sandown can be listed as:

• Single aspect high street due to the seafront 
location of the hotels and other establishments, 
they have ‘turned their back’ to the high street.

• Shopfront style degradation over years 
• Lack of aesthetically pleasing social interaction 

spaces 
• Diversity and the quality of the retail offer
• Empty premises

Amongst all the issues the High Street has, tackling 
the physical environment is perhaps the easiest and 
quickest to ensure a positive change. Planning policy 
should promote a better designed and aesthetically 
more pleasing environment which enhances existing 
historic features that the high street already have, 
particularly in the conservation area.

A design code can be used as a tool to assist future 
and current tenants who are developing their 
premises.

Colours, material and scale should be coherent, 
blocked out windows should be discouraged

Vacant premises on the High Street offer the opportunity to  
become ‘pop-up shops’. The temporary premises can be  
occupied by new local businesses wanting to test out their ideas, 
as well as established island business looking to expand their 
presence for a short-term period. Pop-up shops can also be used  
to temporarily support businesses that wouldn’t typically  
command a high sales volume on a high-street except during 
seasonal sale times such as Christmas. Pop-up shops offer a low-
risk solution to empty shops on High Streets as retailers are not  
tied to long-term contracts, while landlords can generate income 
on agreed short term period, with a potential to lead to long term 
leases.

Large shopfronts consisting of three-four spatial 
widths are considered to be out of character 
and to be broken up 

Example: Westbourne high street character

Existing 
shopfront & 
signage

Strikingly designed public interaction area could be  the centrepiece 
of efforts to raise hope and confidence  in changing times.  

Possible 
alternative
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Design Guide for the High Street

Townscapes 

Heritage recognition and promotion of special status 
to the original shopfronts in the high street would 
protect the surviving examples and promote better 
design for the remaining shopfronts. Sandown High 
Street Heritage action zone.

In addition to this, awards like ‘best shopfront in the 
High Street’, ‘best dressed window display’ can be 
given as part of the improvements, ensuring that the 
town’s character and heritage will be of benefit to 
the area and future generations.

High Street Action Zone

Sandown library, circa 1900 Extract from the Ordnance Survey published 
1898, showing spatial spacing of properties

Sandown Conservation Area Boundary, 2011
(High St action zone indicated)

Leyton High Road, London
Example of regenerated street scene through government funding and use 
of a design code for ongoing maintenance and shop front changes. Building 
frontages returned to their Victorian heritage style.

Selection of good example shopfronts from the Sandown High Street

Details from the original shopfronts

Before

Before

After

After
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A High Street for Pedestrians

Townscapes

Sandown High Street offers the potential for 
pedestrianisation on specific days, such as weekends 
and bank holiday. Pedestrianisation on these days 
would reduce the negative impact of vehicular 
movement and parking on the experience of the 
High Street on the busiest days. This will encourage 
locals and visitors to spend longer in the High Street, 
as well as allowing traders to extend their business 
beyond their shopfronts.

High quality surface materials 
will not only lift the appearance 
of the High Street but also allow 
a seamless transition across the 
High Street, reducing the impact 
of vehicles on the public realm. 
Boundaries within the High Street 
can be indicated by changes in 
the surface pattern colour and 
texture.

The High Street would remain open 
to buses, encouraging the use of 

sustainable transport, particularly during 
busy periods

Pedestrianisation 
would greatly 
increase the space 
available for 
activity on the High 
Street

Pedestrianisation would allow for the markets and events to occupy 
the High Street at weekends and bank holidays. Encouraging 

people to visit and stay on the High Street will lift the atmosphere of 
the public space, as well as diversifying the existing High Street offer.
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Sandown Healthy Hight Street

Health & Wellbeing

High streets all over England have suffered from ‘out 
of city shopping’ but if we focus on what is surviving 
in the high streets rather than what is dying you would 
see : gyms, art galleries, market stalls and places to 
eat and drink. This is called the ‘experience economy’ 
where hair and beauty salons, coffee outlets and 
farmer’s markets are booming as the rents fall, charity 
shops selling ‘vintage’ goods are moving in. High 
streets are switching to ‘people’ services that cannot 
be supplied by drone or Deliveroo.

“High streets are not just strips of property, they are 
social institutions, the heart and soul of urban Britain. 
They must be helped to stay that way”

- Simon Jenkins, The Guardian, April 2018

While physical environment improvements are 
important for an immediate positive effect to 
the area, it is also very important if the street is 
‘healthy’ or not to create everlasting effect. 

A ‘healthy’ high street can be considered, 
providing for people from all walks of life. It can be 
made to be easily accessible, including crossings 
and signage to ensure people feel relaxed and 
safe. The street can provide a health-promoting 
retail offer, and also a home for potential healthy 
food markets to give local artisans and producers 
a platform to sell their goods. Planning policies 
should steer future changes on the high street 
towards a health and wellbeing focus. High 
Streets can be a critical instrument for economic 
growth, and the focus for some of the highest 
levels of social interaction and activity, meaning 
this option would be highly beneficial to the High 
Street and it’s visitors.

‘Meanwhile spaces’ street art often creates an 
interest and revoke curiosity whilst a shopfront is 
being boarded between tenancy.

Regular local food and crafts market on the 
blank side of high street with parking restrictions 
on market days could invigorate this quiet part 
of the town and encourage visitors into the area 
from the sea front. See example images (left).

Article @BBC Nov 2017 recommends the following 
ways to fix our ailing High Streets:

• Make it a destination - Blackburn had 
art installations complete with aerial 
performances and lantern parade and 
festive ‘street feast’ and won 2016 Great 
British High Street Awards. Invested in pop-up 
street fairs all year round.

• Not just shops - We are spending money on 
fitness, eating out and wellbeing, we should 
be adapting empty spaces into how people 
want to live.

• In-store experience - Businesses start to offer 
multiple things under one roof, host events, 
workshops etc.

• Lower rates, more support - Simple initiatives 
like offering business rate discounts for 
independents and entrepreneurs and 
scrapping parking charges but regulate the 
time.

Old bank converted to a restaurant which 
contributes to the survival of the High Street. 
External seating would bring vibrant social 
environment to the area and should be 
encouraged.

Diversity in the 
retail offer on the 
High Street, such as 
having an adequate 
number of healthy 
and affordable food 
outlets and limiting the 
number of alcohol, 
betting and payday 
loan outlets are 
important elements 
of a healthy High 
Street and should be 
considered
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THE BAY 
ACADEMY & 
ASSOCIATED 

LAND
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The Bay Academy & 
Associated Land

Location

SandownLoss Altos
Public Park

Sandown & 
Shanklin RFC

Former
Sandham 

Middle School 
(demolished)

Sandown & 
Shanklin RFC

Sandown Bay 
Academy

The Fairway 
Sports Complex

Shanklin & 
Sandown Golf 

Club

Fairway 
Holiday 

Park

Sandown

Located in Sandown, The Bay Academy is located 
on the north-western edge of the town bordering 
the countryside. The area is intersected by a road of 
low traffic intensity that links Sandown with areas of 
the surrounding countryside. To the west, the site is 
bounded by a linear cluster of trees that provides the 
boundary to the golf course. Residential properties 
form the eastern and southern boundaries that are 
separated by shrubs and trees. The Sandown Bay 
Academy is currently occupied, while the former 
Sandham Middle School has been demolished 
including the building slab and foundations. 
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- IWC Registered Land

To establish the area as a campus for 
intergenerational community-based 
facilities, that serves both the Island’s 

growing older population and the local 
community of The Eastern Bay.

Regeneration Vision 
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Existing Assets

Health & Wellbeing

1. The former Sandham Middle School site offers 
a large area of open space that is not currently 
accessible by the public 

2. The Bay Academy area includes areas of 
grassed open space 

3. The Barnardos South Wight Family Centre is 
located within the area 

4. The Sandown Bay Academy 

5. Fairway Sports Complex 

6. Los Altos Public Park 

7. Existing but unused access roads into the former 
Sandham Middle School site 

8. An existing road intersects the length of the area 

9. A small cluster of residential properties are 
located in the middle of The Bay Academy 
area. Residential properties also form the eastern 
and southern boundaries

1
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Existing Assets

Health & Wellbeing

Rugby 
Club

Rugby 
Club

Los Altos Park

- Former Sandham Middle School

- Athletics track retained

- Sandown Bay Academy

- Open space

-  Existing Sunshine Trail cycle track

- Existing Children’s Centre

- Sandown railway station

- The Heights Leisure Centre

7.04



Proposed Assets - Option 1

Health & Wellbeing

Existing Rugby 
Club

Existing Rugby 
Club

Existing 
playing 

field

Proposed 
wellbeing & 

heritage park

Heights 
community 
wellbeing 

hub

Possible 
fitness 
zone

New link to 
The Heights for 
connectivity

- School campus (8.0ha)

- Athletics track retained

- Proposed nature zone

- Open space

-  Existing Sunshine Trail cycle track

- Existing Children’s Centre

- Proposed extension to cycle track

- Sandown railway station

- The Heights & Active Zone

- Possible footpath access to Lake Common

- Possible location for community garden /    
..urban farming

- Intergenerational facilities and housing
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- Possible location for community garden /    
..urban farming

Proposed Assets - Option 2

- School campus (8.0ha)

- Proposed nature zone

- Open space

-  Existing Sunshine Trail cycle track

- Existing Children’s Centre

- Proposed extension to cycle track

- Sandown railway station

- Possible footpath access to Lake Common

- Intergenerational facilities and housing

Existing 
playing 

field

Existing Rugby 
Club

Existing Rugby 
Club

Proposed 
wellbeing & 

heritage park

Heights 
community 
wellbeing 

hub

Possible 
fitness 
zone

New link to 
The Heights for 
connectivity

- The Heights & Active Zone

Health & Wellbeing
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Intergenerational Community & 
Extra Care Housing Initiative

Community

Extra Care housing is becoming known amongst 
older people as a housing choice and as a possible 
alternative to residential care. Understanding the 
requirements of the Isle of Wight by commissioners, 
designers, developers, providers and planners is 
vital in ensuring that Extra Care development meets 
the needs of the Island’s older people today and 
for future generations. From a housing perspective, 
Extra Care is regarded as an important response to 
the diverse needs and wishes of a growing older 
population and to the needs of local communities. 

The ‘extra’ in Extra Care housing is generally 
recognised as access to care services that can:

• Respond quickly to residents changing needs
• Provide unplanned care as and when required in 

addition to planned care
• Provide an emergency response

Although the concept of Extra Care housing predates 
‘personalisation’ and the ‘individualisation’ of 
services, it has evolved alongside the rise of people-
centric thinking and has synergies with a broader 
‘quality of life’ philosophy. The flexibility in the range 
of support and services provided by Extra Care, is 
suited to a generation who is looking to ‘down-size’ 
without compromising on their lifestyle. Encouraging 
older people to relocate to Extra Care developments 
will help to free up larger and much needed family 
homes on the Island.

The lack of an agreed definition for Extra Care housing 
stems from the flexibility in the models of development 
available to providers. For example, some Extra Care 
housing has been developed to provide facilities for 

Local families Larger family 
homes

Young parents

Youth needing 
support

Local 
community

Older People

Extra Care 
accommodation & 

facilities

YMCA support 
services & 
facilities

Community Hub 
& open green 

space

Intergenerational Community Campuss
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the wider local community. However, community use 
has sometimes evolved typically because providers 
want to encourage residents to better engage with 
people in the wider locality or because community 
use of facilities can provide another revenue stream. 

The former Sandham Middle School site has been 
identified as a location with the potential to provide 
a residential development and is considered 
particularly suitable for an ‘Island Independent Living 
development’ as part of the Island’s commitment to 
delivering 143 units of Extra Care accommodation 
annually until 2030, as stated in the Island Independent 
Living strategy and market position statement. Initial 
feasibility work has identified the former Sandham 
Middle School site as having the potential for 80 
units of Island Independent Living housing alongside 
associated facilities.

Residents of the Extra Care facility in this location 
would be able to take advantage of the site’s relative 
proximity to Sandown town centre, train station, bus 
routes, cycle routes and the health and social care 
services based at The Heights. This would reduce 
the requirement for additional facilities within the 
Extra Care scheme and ensure its residents remain 
independent and part of the local community.

As well as Island Independent Living, this site would 
be suitable for an intergenerational and cross-
service delivery approach, incorporating early year’s 
childcare provision and specialist transition support 
for single teenage parents. 

Sandown Football Club has also expressed an 
ambition to find and establish a suitable new location 
within the proposed intergenerational community.

Using a campus configuration, the site could bring 
together the following elements:

• Children’s day care nursery
• Extra Care services for older people 
• Specialist support services for young people, 

including care leavers
• Community Hub including spaces and facilities 

for the public to access both leisure and support 
services 

• Open green spaces accessible to campus 
residents and the local community

Each service would have their own dedicated space 
on the campus, but also with some integration and 
access to the central hub.  

Fairway Sports Complex

Nature Zone

Community Garden / 
Urban Farming

Extra Care 
Scheme

Barnardos South 
Wight Family Centre

Illustrative Sketch of how the former Sandham Middle School could look 
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Case Study: Intergenerational 
Development

Community

For intergenerational schemes to be successful in 
establishing social cohesion, they must be arranged 
as flexible communities where shared facilities are 
accessed easily by all. Through careful planning, 
accommodation can support a range of care 
needs, addressing the health and housing agenda 
to meet the future needs of an ageing population, 
while flexibility in design allows for the integration of 
facilities to serve a wider community.

A good example of an intergenerational scheme 
is ‘Limelight’ in Old Trafford, Manchester. Designed 
by PRP for the Trafford Housing Trust, Limelight is one 
of the first integrated intergenerational hubs to be 
delivered in the UK. 

Designated as a strategic development within the 
wider regeneration of Old Trafford, Limelight has 
been based around the concept of two new streets. 
A ‘community street’ promotes the health and 
wellbeing of the local community, whilst a ‘residential 
street’ integrates development into the surrounding 
area. 

The scheme incorporates 81 extra care apartments 
into the development, which also includes the 
relocation of two GP surgeries and associated health 
facilities, space for the delivery of council services, 
whilst also providing a range of intergenerational 
facilities for the wider community. These facilities 
include a library, social enterprise, community café, 
flexible event spaces, a children’s nursery, sports and 
recreation facilities alongside the re-provision of a 
new church and rectory. 

Although very different from the suburban context 

of The Bay Academy area, Limelight demonstrates 
successfully how a strategic approach to the planning 
of a scheme can transform new developments into 
integrated hubs. They can be designed to serve 
diverse intergenerational communities that place 
older people at the heart of regeneration.

Limelight, Old Trafford, PRP Architects
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Case Study: Community 
Gardens & Urban Farming

Community

A community garden or urban farming scheme 
could also be integrated into the proposals to further 
establish social cohesion within an intergenerational 
community. A garden could be used for both 
recreation and food growth, with communal facilities 
in place to support both small events and informal 
gatherings. 

The Dalston Eastern Curve Garden is a free community 
garden located in the London Borough of Hackney. 
Designed by Muf Architects, the Eastern Curve 
was designated by the Grater London Authority 
as a project to receive funding for community 
development, which brought together designers and 
local people to shape the project. The garden has 
quickly become established as a flexible and popular 
space for a diverse range of residents to engage 
with. As well as providing a high quality green open 
space to those without access to a garden, the 
Eastern Curve hosts a variety of events that ranges 
from gardening to dancing, as well as encouraging 
an active healthy lifestyle.

Despite the difference in context, the Dalston Eastern 
Curve Garden highlights how a managed garden 
area placed at the centre of a community has the 
potential to support intergenerational activity within 
an active outdoor setting. By establishing a shared 
green space dedicated to recreation, leisure and 
productivity can help to develop and establish social 
cohesion within a community. 

The Bay Academy would be a suitable destination 
for this type of green development due to its close 
proximity to schools and residential areas. The 
development of an Extra Care scheme would 

increase the generational diversity, where the 
introduction of a community garden/urban farming 
scheme would help to integrate the residents of the 
new development into the existing community.

Dalston Eastern Curve Garden, Hackney, Muf Architects
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THE HEIGHTS & 
ACTIVE ZONE

8.00



The Heights

Location

Located off Broadway in Sandown, The Heights 
is a multipurpose leisure centre that includes two 
swimming pools, gym facilities, activity studios and 
health suite. Located across the road to the South 
of the complex is a children’s playground that leads 
into Sandown Barrack Battery and Gardens. Isle of 
Wight Council offices and car parking are located 
directly to the rear of The Heights. Beyond the offices 
is Los Altos public park, that incorporates part of the 
Sunshine Trail cycle route. Los Altos park connects the 
area directly to Sandown Station by foot and cycle 
path.

Sandown

The Heights 
Leisure Centre

IOW Council 
Offices
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Parish Church 
of Sandown

Los Altos Park

Sandown & 
Shanklin Rugby 
Football Club
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Sandown 
Barrack Battery
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- IWC Registered Land

Develop better public access and 
connectivity to open green spaces 

and integrate existing assets through 
landscaping, to improve the quality and 

accessibility of the natural public realm and 
establish a greater sense of place for the 

area.

Regeneration Vision 
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Public Space

Public Realm

Create improved sense of place to playground and 
stronger link to Battery Gardens.
 
“For places to be well-used and well-loved, they must 
be safe, comfortable, varied and attractive. They 
also need to be distinctive and offer variety, choice 
and fun.” - Urban design compendium , p14 
 
Improve connectivity from Heights to cliff path and 
Los Altos park to actively encourage active lifestyle.

Look for opportunities to improve 
pedestrian and cycle links North-East 
towards Sandown High Street

Consider investing in 
additional parking 
provision to support 
any intensification of 
use

I n v e s t i g a t e 
opportunities 
for improving 
or providing 
pedestrian / 
cycle use into 
adjacent Los 
Altos Park

Consider investment in public realm 
to create a central space or Heart 
around which the Health and 
Wellbeing Hub or South Wight 
Locality Hub could be arranged and 
improved

Investigate opportunities for 
improving or providing pedestrian / 
cycle crossing from The Heights to the 
cliff path

Consider investment to active 
outdoor play / gym equipment for all 
age groups from infants through to 
seniors

Under-utilised public space - consider pop up or pavilion style cafe & toilets and playground space, 
within Battery Gardens or use building stock subject to Historic England engagement and due 
consideration of the Scheduled Ancient Monument status. Encourage outdoor event space theatre 
or presentations within Battery Gardens as a defined outdoor destination. 

Invest in & refurbish the monument structures to bring them back into use, develop tennant 
requirements to steer site use and management. Ensure tennant obligations are clear in terms of 
amendments to and ongoing use of the monument.
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Open Space

Public Realm

Los Altos Park has impressive vistas towards the 
West and could be considered underutilised in the 
wider scope of The Eastern Bay area. Whilst the 
natural beauty is part of the appeal, with careful 
and appropriate landscaping design to the public 
space, the asset could be considerably improved 
and link to the wider drive to increase activity in the 
community. However the lack of direct surveillance 
from adjoining residential neighbours would need to 
be considered to achieve an appropriate outcome 
for the whole community.

Opportunities to create additional shared paths 
through the public space of Los Altos park

Public space landscaping potential to increase 
foot fall through space and connect The Heights 
via the active transport network and North to the 
former railway line and cycle route to Newport

Opportunities to open up disused reservoir space 
to public use if adequate surveillance and 
visibility can be maintained or improved. Existing 
tree planting could be improved and reinforced 
to secure boundaries

Regardless of the outcome  or ownership of 
the disused reservoir, clear access must be  
established and maintained to ensure a 
connection to The Heights and  the successful 
regeneration of Los Altos Park

Los Altos Park
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Shanklin

Lake

Sandown Barrack Battery

Clifftop 
Path

Lake Cliff 
Gardens

Sandown pier

Lake

Shanklin Seafront

The Revetment

Location

Located at the base of the cliff, the Revetment 
forms the primary part of the artificial sea defences 
between Sandown and Shanklin. At approximately 2 
miles long, the Revetment links Sandown and Shanklin 
via a low-level promenade located directly at the 
back of the beach.

Access to the Revetment is primarily from Shanklin 
and Sandown Esplanades, with additional footpath 
access from two points on the clifftop.

Google Maps
Th

e R
ev

et
m

en
t

Lake 
Beach
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- IWC Registered Land

To retain and improve the existing offer 
along the Revetment by enhancing the 
infrastructure and facilities available for 

health and wellbeing activities, including 
sustainable transport. 

Regeneration Vision 
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Existing Assets

Public Realm

1. The Revetment offers panoramic views across 
The Eastern Bay 

2. Existing café offer (choice of 5) located directly 
on the beachfront with external seating areas 

3. The entire length of the Revetment is fully 
pedestrianised and the promenade open to 
both walking and cycling 

4. Traditional beach huts located at the base of 
the cliff are distributed along the entire length of 
the Revetments 

5. Located away from built up areas on the 
seafront, the area offers a strong connection to 
the natural realm 

6. Existing access to the Revetment promenade is 
restrictive and does not encourage cycling or 
other forms of exercise 

7. Proposals located on the revetment must 
consider the stability of the cliffs behind 

8. Coastal protection must also be considered in 
conjunction with regeneration in this area
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Activities & The Natural Realm

Health & Wellbeing

The Revetment is already a favourite location for 
residents who enjoy walking and running. Cyclists 
use this path as a scenic commuting route or as part 
of a fitness circuit. Sea swimming happens all year 
round for some, but the The Eastern Bay is ideal for 
sea swimming competitively. Events such as the ‘Pier 
to Pier’ swim, ‘Slash and Dash’ and the Sandown and 
Shanklin IOW Seafront 10KM run, already make the 
most of this coastal sports ground. 

The assets available across The Eastern Bay could be 
unified and combined with the private sector facilities 
to provide a top class training ground for triathletes. 

This could also lead to a major event in the form 
of an  Eastern Bay Triathlon, which could attract 
competitors, spectators, big-brand sponsors, putting 
The Eastern Bay on the map for an increasingly 
popular sporting interest.

The Island is increasingly hosting sporting festivals and 
drawing large numbers of the sporting community 
to utilise the scenic territories available for running or 
cycling. The Revetment and the pathways adjacent 
could host specific events such as time trials and 
running races without the need to close roads.

To encourage the use of the Revetment as open 
space by the sea in which to exercise, distance 
markers can be used by walkers, joggers and 
cyclists to quantify their route. The introduction 
of distance markers would also create the 
possibility for local running clubs to hold regular 
events on the seafront. These markers would not 
just be limited to the Revetment area but span 
across the whole Eastern Bay. 

A number of public 
water points could be 
introduced along the 
Revetment to reduce 
plastic usage as those 
taking part in physical 
actvity, are encouraged 
to refill resuable bottles.
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Cliff Top Path

Location

Starting at the end of Ferncliff Road, the Cliff Top 
Path follows the profile of the cliff for approximately 
2 miles from Sandown, before arriving in Shanklin on 
Delphi Road, located above the Northern end of the 
Esplanade. Over most of its length, the path is fully 
pedestrianised and located directly on the clifftop, 
with only a short section as pavement adjacent to a 
residential road.

The Cliff Top Path is accessible at many points along 
its length from the top of the cliff but offers only two 
points of access that link directly to the Revetment 
promenade below, via the form of steep pedestrian 
pathways.

Shanklin

Lake

Sandown Barrack Battery

Lake Cliff 
Gardens

Sandown pier
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Shanklin Seafront
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Lake 
Beach

C
liff

 To
p 

Pa
th

10.01



- IWC Registered Land

To improve the promotion of the pedestrian 
pathway to visitors by developing 

accessibility and creating new attractions 
that enhance existing assets, to encourage 

greater levels of interaction with the Cliff 
Top Path.

Regeneration Vision 
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Existing Assets

Public Realm

1. Positioned directly at the top of the cliff, the 
path offers uninterrupted panoramic views 
across The Eastern Bay 

2. The Cliff Top Path offers long distances of 
pedestrianised walkways within a built-up 
seafront location. For most this length, the path is 
entirely separate from the road network 

3. The path offers direct access to green open 
spaces such as Lake Cliff Gardens 

4. Historically, the Cliff Top Path has had a strong 
connection with tourism, recreation and leisure 
(postcard from 1936) 

5. The historic Sandown Barrack Battery and 
Battery Gardens can be accessed directly from 
the Cliff Top Path. The relocation of the National 
Poo Museum to the Battery has been proposed 

6. Access to the path is regular but not well 
signposted. Access from Sandown and Shanklin 
Esplanades and its location or existence is not 
clear to those visiting the area 

7. Access to the promenade below is limited to 
two steep pathways across the entire length 
of the route. These pathways wind down the 
cliff face and are unsuitable for the disabled or 
elderly 

8. Due to the nature of the cliff top, regular 
maintenance is required to keep the pathways 
clear, tidy and accessible 

9. Coastal protection including cliff stabilisation 
must also be considered
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Proposal: Sculpture Trail & 
Exhibition Park

Public Realm

The proposal for the Cliff Top Path to form a linear 
sculpture park will introduce a new purpose and form 
of engagement to the coastal footpath.

Through playful and witty interaction with the 
landscape, sculptures and installations by both 
local and international artists can both punctuate 
and expand the existing views of the cliff top, re-
engaging visitors with the area surrounding the path. 
Open spaces on the trail such as Lake Cliff Gardens 
may also be designated as specific ‘exhibition parks’, 
that are able to host more permeant exhibitions on 
the unique cliff top location.

The proposed sculpture trail and exhibition park 
can also seek to take advantage of free social 
media such as the photo sharing app Instagram. By 
creating ‘Instagrammable’ moments that combine 
both sculpture and scenery, the Cliff Top Path can 
seek to establish an online presence  that will attract 
more visitors, particularly younger generations, to The 
Eastern Bay.
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The exhibition park may also provide installation 
space for seasonal displays by locals schools, as well 
as wall sections for school mural art.
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11.00SHANKLIN 
HIGH STREET



Shanklin High Street

Location

North
 Rd

Regent St

The main shopping centre of Shanklin consists of two 
roads, the High Street and Regent Street. The High 
Street is characterised predominantly by Victorian 
buildings with a mixture of different shopfront styles 
forming the street frontage. The retail offer includes 
mostly independent shops with some chain stores. 
Shanklin High Street is open to two-way traffic with a 
small amount of short-stay on-street parking. Shanklin 
station is directly accessible from the High Street via 
Regent Street.

High St
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High St
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- IWC Registered Land

Retaining the existing character of the 
High Street while developing existing public 

spaces and street frontages, combined 
with contemporary public installations, 

to improve the quality of the pedestrian 
experience of the High Street.

Regeneration Vision 
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Existing Assets & Opportunities

Townscapes

The Shanklin High Street represents a rapid growth 
period in the history of development of Shanklin town 
centre. Most of the Shanklin High Street is included 
in the Conservation Area due to the quality of 19th 
Century architecture and the surviving traditional 
shopfronts. 

Listed building, Shanklin Theatre, 
was built in 1879 as a literary 
institute, then a town hall, and 
after a fire became a theatre

The old Lloyds Bank building which 
used to be a pub for Goddards 
Brewery

United Reformed Church with 
clock tower serving as a town 
clock tower, maintained by the 
IOW Council

Historic Shanklin High Street Postcard

Shanklin High Street

A -

B -

C -

 - Conservation area boundary
- Listed building
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Empty space at the start of the 
High Street gives the area an 
undesirable image. A simple, 
attractive and functional 
landscape installation in the 
empty space would give a 
positive impression of the High 
Street to visitors.

Blank shop frontages give a 
negative appearance to the 
High Street. Temporary street art 
installations, such as in Sandown 
High Street, provide a more 
positive aesthetic to the street 
frontage.

New information boards and 
signage could be added by 
important landmarks on the High 
Street to inform visitors about local 
heritage and history alongside 
practical information.

Existing Assets & Opportunities

Townscapes 

1

2

3

A pedestrian ramp and garden 
wall detract aesthetically from 
the appearance of the High 
Street but offer the opportunity 
to add interest and diversity to 
this frontage through becoming 
a designated street art wall. 
Suggested street art may be 
similar in style to a Newcastle 
mural by Nomad Clan.

4

Opened in 1871 and closed in 2012, Bailey’s was 
one of Shanklin High Street’s longest serving shops. 
Photographs of the original premises show the 
prominent corner premises with an attractive and 
active frontage when compared to a photograph 
of the unit today. Archive photographs of Shanklin 
may be used to influence and inform the design 
process behind any future shopfront and building 
alterations made to the High Street. (Postcard  from 
Richard Priest’s collection).
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Existing Assets & Opportunities

Townscapes
A varied but contemporary colour 
palette could be introduced to 
improve the aesthetic of the street 
frontage and to prevent gaudy 
shopfronts from dominating the 
apperance of the High Street.

New strategically placed seating 
could be added to take in and 
enhance significant views along 
the High Street. This seating 
could be in the form of new 
‘Smart Benches’ that offer free 
Wi-Fi, device charging and 
environmental sensors. 

5

6

Areas off the High Street offer 
the opportunity for temporary 
pedestrianisation to events such 
as periodical markets and local 
street festivals.

Open areas of the High Street 
provide the opportunity to 
enhance the existing street 
frontage with new, contemporary 
street furniture. 

7

8

Empty shop units could be offered as ‘meanwhile 
spaces’ for small businesses to try out their idea 
before establishing a longer lease as a trader on the 
High Street. This would involve working with landlords 
to offer a simple and functional retail spaces for 
short-term lease by start up businesses. An example 
of this is Queens Parade in Willesden Green, London. 
Collaborating with Meanwhile CIC, Brent Borough 
Council worked with the freeholders of an empty 
parade of shops to offer enterprise opportunities to 
small business owners while reanimating an area of 
a struggling High Street.
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SHANKLIN SEAFRONT 12.00



Shanklin Seafront

Location

Shanklin seafront is another of the Isle of Wight’s 
most popular tourist destinations during the summer 
months. Shanklin esplanade runs from the Southern 
end of the Revetment to Shanklin Chine at the 
Northern end of Luccombe Cliff. The seafront offers a 
range of traditional seaside leisure activities such as 
mini golf and amusement arcades, as well as souvenir 
shops, cafes, bars and restaurants. The Esplanade is 
fronted by a number of traditional hotels, some with 
external seating areas overlooking the sea. Parking 
is positioned directly on the seafront along the 
Esplanade, as well as in a series of large car parks 
distributed along the seafront. 

Shanklin
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- IWC Registered Land

To develop under-used sites located in 
prime locations to establish a high-quality 

seaside offer, that integrates and enhances 
existing assets, while improving the quality 

of the public realm through the creation of 
new spaces for seafront activity.

Regeneration Vision 
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Existing Assets

High Quality Seafront

1. The seafront offers panoramic views across The 
Eastern Bay, including direct access to Shanklin 
Beach 

2. There are a number of hotels and bars located 
on the Esplanade. Many have outdoor seating 
areas with uninterrupted views out to sea 

3. Shanklin Seafront is one of the most popular 
tourist resorts on the Isle of Wight. In addition to 
its sandy beach, it is established as an area for 
family entertainment that includes amusement 
arcades, adventure golf courses and both 
indoor and outdoor play areas. 

4. Shanklin Lift is located mid-way along the 
Esplanade, providing an alternative means of 
travel the 45 metre height difference between 
the Esplanade and Cliff Top Path. 

5. The area has areas of open public space 
located directly on the seafront, however their 
unique and prominent location has not been 
utilised fully. 

6. Large car parks located at the base of the cliff 
underutilise prominent seafront locations and 
detract visually from the Esplanade. 

7. Tired and dated street furniture contributes to a 
low quality feel to public realm of the seafront. 

8. Retail and food offer has been side-lined by 
vehicle movement along the Esplanade. 

9. Coastal protection must form part of the 
regeneration of Shanklin Seafront
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Development Options

High Quality Seafront

The seafront in Shanklin is substantially dislocated 
from the town centre. The existing lift as much as has 
a historic value, offers a very strong and visual link to 
the seafront. Both areas on Site 3 and Site 2, offer an 
excellent potential for retail and a seasonal market 
place, at lower levels, and quality hotel, apartment 
and restaurant at higher levels, adding diversity of 
activity to seafront visitors.

The sailing club, water sport activities and surfing  are 
important activities forming part of the use of the 
natural asset. The view from all the listed sites are 
great but the Site 1 is exceptional to the east, and 
needs to be utilised.

By developing the sites in conjunction (e.i. land swap) 
with the areas shown as the yellow shaded adjacent 
areas would create a genuine hub for swimming, 
surfing and sailing, with associated other leisure offers.

Site 1
The existing car park is adjacent to the water activities 
area and the breakwater. Any development would 
block access and views of the existing sailing club 
where regular races take place.

Site 2 
An existing car park in front of the existing cliff side not 
fulfilling its potential. Ideally surface parking on the 
Esplanade should be for short term disabled parking or 
drop off and pick up only; this site could greatly reduce 
the residents parking on the road and satisfy the need 
for quality apartments.

Site 3
The historic lift creates a focal point in the area, 
although not listed but a local interest. The existing 
arches are used by local fishermen. The site has a direct 
relationship  with the long lost pier and has a potential 
for a real public square for Shanklin as an identity.

Existing view from the Shanklin Esplanade showing all 
three sites together

Site 3

Site 2

Site 1
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Development Option: Site 1

High Quality Seafront

The car park area could be converted into a water 
sport centre and public swimming baths with elevated 
restaurant affording beautiful sea views to visitors 
and sport spectators. The low-lying and transparent 
nature of the new build will maintain existing vistas 
and visual connections. The tall but slim ‘public art’ 
/ mast, has a potential to serve as a local landmark.

Timber clad huts contain washroom and outdoor 
changing area, with series of wooden decks 
wrapping the structure and  could offer the possibility 
of more recreational activities.
A newly created lido / protected swimming area 
between the existing breakwater and the new 
structure with a possible marina could offer separate 
but complimenting investments which would 
strengthen the commercial viability of investment 
options.

Key
1. Public Realm / ‘art’ space
2. Recreation area
3. Sailing club & small retail on GF
4. Restaurant on FF
5. Sailing Boats
6. Vacated sailing club site*
7. Surface parking and drop off

Accommodation:
GF  685m2  
FF  685m2

Existing sailing club site footprint 
800m2** possible potential for high 
residential building resting against the 
cliff edge

Proposed public space and watersports activities in Shanklin
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6

7

The suggested water sports 
centre has the potential to 
allow users to store their own 
equipment at point of use 
through the provision of storage 
for small water craft such as 
kayaks and paddleboards. This 
potential could also extend to 
the wider community where 
owners allow their equipment 
to be used for after school clubs 
and during the school holidays, 
times when most owners 
are at work. To encourage 
intergenerational participation 
in water sports, concessions 
can be offered to those who 
would otherwise not have 
access to such equipment and 
facilities. Storage pods offered 
for short-term rent to store 
equipment could also be used 
to further encourage the use of 
a new water sports centre.

12.05



Development Option: Site 2

High Quality Seafront

The existing cliff face creates perfect conditions for a 
Cliffton, Cape Town type residential development in 
this area, with a structure narrowing as it gets higher 
and allows two point entry to the new development. 
The  mixed used development could consist of retail 
/ café on the GF to give an active street frontage to 
the development.

The multi storey parking area is starting on the ground 
floor for larger vehicles, then reducing its footprint to 
allow the residential units to be placed on the sea 
fronting elevation to allow terraces, sea views and 
sunlight, which is not necessary for the  car parking. 

A top level restaurant would have a single storey 
appearance from the cliff top whilst having direct 
access to the car park below, it would also have a 
drop off and pick up point and an attractive 270 
degree view to the bay.

Accommodation:
GF +FF +2nd-8th  (3200+8500) 11700m2   
    car parking  
GF+ FF     660m2  retail
2nd-9th (8 storey)  3000m2  residential 
10th     1000m2 restaurant

Key
1. Residential
2. Car Parking
3. Retail on GF + FF
4. Restaurant on top floor
5. Terraces

Upper storey car parking extended 
up to the cliff edge and possibly 
larger footprints, all areas shown are 
indicative and subject to detailed 
site survey. Levels and site footprint 
has been taken from OS Map only. 

1

1

1

2

2 2

2
3

3

5

4

4

The Mountain Development, Copenhagen, BIG Architects The Mountain Development, Copenhagen, BIG ArchitectsCliffton, Cape Town The Mountain Development, Copenhagen, BIG Architects
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Development Option: Site 3

High Quality Seafront

The hotel structure has been designed similar to Site 2, 
resting on the cliff face and consisting of retail / café 
on the ground floor to give an active street frontage 
to the development. The market, with potential 
artist designed canopy and light installation, would 
provided showcase area directly in front of the 
existing arches, selling local products, daily catch 
and high quality goods that creative local people 
produce.

Top levels provide the hotel’s public areas, restaurant, 
café and swimming pool with uninterrupted 270 
degrees view to The Bay. Example finishes can be 
seen in the images below.

Accommodation:
GF +FF (behind retail)  2400m2 car parking  
GF+ FF + arches  660m2  retail
3rd floor up   8680m2 hotel + public  
    areas
GF    1300m2 public square  
    + market
 
The upper storey is extended up to the cliff edge 
but clear of the pedestrian link (and possibly larger 
footprints). All areas shown are indicative and subject 
to detailed site survey. Levels and site footprint has 
been taken from OS data only.

Key
1. Hotel / aparthotel 
2. Car parking behind small retail
3. Retail on GF + FF
4. Independent restaurant 
5. Public square / art & light 

installation
6. Periodic market / outdoor eating
7. Shanklin lift integrated into public 

art

1

1
1

2

3

3

4

5

56

6

Site 3

Site 2

Site 1
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Echo Orbit in Brisbane. Artist Sandra Selig designed canopy 
with interactive lighting + Polymer veil light installation by 
MAD Architects, Milan. 

Water jets and floor lighting 
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Public Realm

Public Realm

Despite its location and historic use as a key Isle of  
Wight tourist attraction, Shanklin Seafront has a 
low quality and unattractive public realm. The 
regeneration of three key sites along Shanklin Seafront 
will require an integrated public realm solution to 
maximise the effect of the individual development 
locations on the surrounding area. 

Site 1
Landscape surrounding proposed 
development will signal the start of 
Shanklin Seafront and be cycle friendly 
to receive bicycles using the Revetment 
and associated cycle scheme as well 
as the proposed network node for the 
hopper bus and pick-up / drop off point.

Site 2
Retail units of ground and 
first floor levels will create 
an active frontage to the 
proposed development, 
enhancing the atmosphere 
of the public realm.

Site 3
Opportunity to create a larger public realm that 
recognises and integrates existing historic features 
and heritage assets. The area surrounding the 
proposed hotel structure and existing Shanklin Cliff 
Lift can become an open public space suited to 
pop up markets and outdoor events to cater for 
high-end tourism.

With the option to flow more freely across a shared space, the 
public realm can be extended to integrate and surround the 
end of the suggested new pier.

Esplanade
To reduce the dominance and negative impact of 
cars on the seafront but avoid preventing access 
to residential property and businesses, a number of 
interventions can be introduced. A ‘shared space’ 
area, denoted by a change in surface material, 
where pedestrians and cyclists assume priority, will 
slow traffic movement along the seafront and act 
as a visual link between the three new proposed 
developments. Additional new street furniture and 
planting will not only improve the appearance of 
public realm on the seafront but can also be placed 
strategically to slow traffic movement. Relocating 
areas of parking to the proposed car park under 
building 2 will also improve the quality of the overall 
appearance and quality of the seafront.

Potential Development Location

Improved lift 
access

New Public Plaza

NEW PIER

Sea Views

Potential new access
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Old Shanklin

Location

Old Shanklin is located to the South of Shanklin Town 
Centre. It contains some of the oldest dwellings 
on the Isle of Wight, many of which are thatched. 
Shanklin High Street continues into the Old Shanklin 
area, where a selection of small gift shops, tea rooms, 
pubs and restaurants catering to tourists are located.  
Shanklin Chine is also accessible from the High Street. 
The High Street continues South into Church Road, 
leading from which Big Mead park is accessible.

Shanklin

High Street

High Street
Shanklin Chine
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Vernon Meadow  
car park

Big Mead
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- IWC Registered Land

To retain the traditional character of Old 
Shanklin, improving the function and 

connectivity of the existing public realm for 
visitors, while creating pedestrian-friendly 

traffic movement.

Regeneration Vision 
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Existing Assets

Townscapes 

1. Existing traditional high street frontage 

2. Access to green open spaces such as Big Mead 
park 

3. The area has a large designated car and coach 
park 

4. Old Shanklin has a number of traditional pubs 
and restaurants 

5. Shanklin Chine, leading to seafront, is directly 
accessible by foot from Old Shanklin 

6. The traditional feel of the High Street is disrupted 
by the presence of the large parking area 

7. The road leading through Old Shanklin often 
carries high volumes of traffic, causing delays in 
the narrow part of the village 

8. Pedestrian paths are narrow and close to the 
busy road 

9. The main section of Old Shanklin High Street is 
one sided, with nothing facing the traditional 
street frontage except for the car park
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High Street

Townscapes

Without disrupting the existing traffic movement 
through Old Shanklin High Street, a number of small 
interventions can be used to reduce the negative 
impact of vehicles. Introducing a ‘shared space’ 
area, denoted by a change in surface material, 
where pedestrians and cyclists assume priority, will 
slow traffic movement through the High Street. 

To balance the ‘one-sided’ feel of the area, a 
‘parklet’ can be proposed to occupy the underused 
area on the Eastern side of the road adjacent to the 
car park. This area has the potential to host a pop-
up café unit that serves healthy food to broaden the 
existing food and drink offer.  To reduce the visual 
impact of the car park on the High Street, a living wall 
could be proposed that would also provide a natural 
backdrop to the parklet and café. 

The proposal of a shared space, parklet and pop up 
café in addition to the existing High Street offer would 
help to establish a greater sense of place for both 
locals and tourists.

Car Park

Grange Rd

Chine Ave

Eastcliff R
d

High St

High St

Shared space Parklet

Pop-up healthy cafe offer

Living wall screen Concept
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Big Mead

Health & Wellbeing

To increase the accessibility and to improve the 
quality of the natural realm, a series of new pathways 
and additional parking is proposed.

A new hard compacted surface trail around Big 
Mead would improve the accessibility of the park. The 
trail would link the two car parks and be integrated 
into  the proposed new facilities. The new surfaced 
trail would be an approx. 800m circuit and if paired 
with basic equipment and information could be a 
permanent circuit training facility. 

A modern canopied picnic area located  next to the 
proposed car park would encourage time spent in 
the park and make it easier and more attractive to 
to use for families.

The proposal for a new pedestrian, wider pathway 
set back from the busy Church Road would help to 
improve accessibility to Big Mead, whilst also taking 
advantage of the existing trees to help improve 
the quality of the public realm in this area of Old 
Shanklin.  

Improved parking and access with proper 
surfaced pathways would encourage health 
and wellbeing activities for new mums. The area 
is already used by some fitness groups, it offers a 
perfect location for group fitness activities

Proposed additional car parking

Existing car parking retained

Play-
ground

Church Rd
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Culver Sandown Shanklin

Dinosaur Isle

Browns Golf 
Course

SINC

Boating Lake

Sandham Playground

Culver Parade

Sandown Beach

EsplanadeHigh St

Beachfield Rd

Sandown Pier
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- IWC Registered Land

Culver Sandown

Shanklin

To establish marine infrastructure within 
The Eastern Bay that can be used to 

reinstate connectivity to the sailing industry 
and develop coastal assets, but also 

enhance the natural marine environment 
including coastal erosion and flood risk 

management.

Regeneration Vision 

14.02



The Bay Marine Environment

Marine

The Eastern Bay is part of a protected zone and is 
considered of significant ecological value. This 
protection is present around the majority of the coast 
of the Isle of Wight. This is an object of interest and 
creates a quality within the marine environment 
that colours the quality and nature of our shoreline. 
These protections do not make physical regeneration 
of leisure and marine activities impossible, but they 
do make any such investment subject to regulatory 
standards and careful investment. 

The work in establishing a vision for The Eastern Bay 
has identified the relatively inert nature of The Eastern 
Bay in respect of marine activities compared to other 
similar areas regionally.

As part of a new regeneration vision and for the 
Bay’s relationship and interaction with the marine 
environment there are many potential opportunities 
that could be seen as enhancement and will affect 
a diversity of use of the amenity. The challenges 
associated with the approach to development, 
enhancement and protection of the status will be a 
vital part of this process.

The Eastern Bay misses opportunities to entice  
passing marine traffic to moor up and bring spending 
into the town. Towns such as Cowes, Yarmouth & 
Bembridge are more likely to capture such trade. 
Facilitating summer or seasonal moorings via trots or 
a dedicated pier may encourage such increased 
opportunities or allow investment from a dedicated 
marine mooring provider, that could be reinvested 
in the wider public realm, if the business can be 
significantly quantified.

Opportunities around the existing Sandown 
pier area may be more financially viable than 
a bespoke new offering on the tourist and 
beach focused location in front of Dinosaur 
Isle. Consideration to the geology and tidal 
movements and long term sea defence strategies 
would need to be factored into the proposals.

Sandown Pier

Sandown

Dinosaur Isle

Browns Golf Course

Isle of Wight Zoo

Consider improvements to pier landing 
and mooring options to allow passing 
sailboat, cruiser traffic

Consideration for a new 
pier in this location could 
have a positive impact 
on watersports, hoever it 
will need to be reviewed 
in terms of level of 
investment
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Former Shanklin Pier Location

Marine

Investigating the potential opportunity for some form 
of reinstatement of a pier or promontory structure to 
assist with connectivity to the marine industry and 
day boat sailors or visitors.  

An off-site constructed, barge transported concrete 
caisson seawall with associated rock breakwaters 
may be a more robust and easier to construct 
structure.  It will resist extreme weather events and 
require little maintenance.  The impact of such 
provision on coastal erosion and deposition would 
have to be investigated to confirm viability.

Impact assessments on marine habitats and any 
protected status would also need investigations. 
Ideally, the pedestrian movement along the beach 
would not be impacted by such provision so a linkspan 
bridge could be used. Tide heights would also need 
to be considered, with mechanisms in place to close 
off public access when not safe to do so.

Shanklin

Shanklin 
Chine

Lake

Direction of 
coastal erosion 
and deposition

Sea Clean 
pumping station

Proposed pier 
location

0 km 0.5 km 1 km
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Flood Protection and Coastal 
Erosion

Marine

The Eastern Bay is a coastal community and it is that 
which creates its biggest natural asset. It also creates 
challenges that need to be considered when looking 
at the area’s potential for physical regeneration. 
There is a national policy relating to coastal erosion 
and coastal protection and the issues associated are 
an important part of the Islands strategic plan and its 
approach to sustainable investment.

The Eastern Bay has both low lying land where the 
assessment recognises the risk of tidal flooding and a 
substantive area of cliff that, while it is generally stable, 
there is a risk of failure identified within geotechnical 
reports.

In supporting physical regeneration in The Eastern 
Bay and across the Isle of Wight there is an underlying 
need to support the Local Planning Authority policy 
relating to the development of areas in or close to 
areas identified as at risk. This may extend in future 
planning policy to the requirement to see developers 
contributing directly or indirectly through S106 liability 
to this matter.

Sandown Pier

Isle of Wight Zoo

Allow erosion policy

Hold the 
line erosion 
strategy

If the Sea Wall fails 
flooding the low lying 
indicative zone behind 
would be inevitable

Flooding via the 
Eastern Yar from 
Bembridge even 
if the sea wall in 
Sandown is still in 

place

Direction of longshore 
drift from erosion of 
Shanklin cliffs

Sandown

Yaverland

Lake
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Activation Strategy & Example 
Funding Methods

Public Private Partnership 
Pier Street Public Convenience 

Future High Streets Fund
High Street Improvements

Charitable Enabling Partner
Railway Stations as Youth Hostels

Next Steps 

This document has begun to shape a selection 
of projects to deliver the regeneration vision. This 
section of the document acts to provide a transition 
between vision and implementation. 

It is vital to understand how key projects can be  
enabled and funded. The Isle of Wight Council 
Regeneration Team want this document to excite  
the community, prospective enterprises, existing 
business owners and larger private sector  
companies, and invite them to be part of the 
regeneration of The Eastern Bay. 

Past investment in regeneration has possibly not 
delivered on a large enough scale. A turnaround 
process begins now. The IWC will support all 
investment that aligns with this vision. 

a transition between vision and implementation

a turnaround process begins now

excite the community... and invite them to be part 
of the regeneration of The Eastern Bay

This could be a Public Private Partnership where the IWC develop the site 
and offer a tenancy for the café outlet with a requirement that the tenant 
maintain the toilet block beneath and provide a tourism Information point 
within the café. The IWC could offer the tenancy at a very competitive rate 
to reflect the additional responsibilities of the tenant to make the opportunity 
more attractive to prospective businesses.

As  well as developing a Design Code for the High Streets of the Eastern Bay, 
the IWC can now apply for the Future High Streets Fund, confirmed as a pot 
of money in the 2018 Budget of £650m. The Government  expects the fund 
to contribute £25m to projects per local area. The example of Leyton High 
Street used in this document cost just £475,00.

Using the YHA as a charitable enabling partner, the stations at Shanklin and 
Sandown could be brought into use as Youth Hostels by a local enterprise.

Public Private Partnership
Former Sandham Middle School  Site

The IWC has begun work to get this scheme ready for an open tender.  
This would use Public Private Partnership set up to implement and have an 
above average engagement level with the community for its design 
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Public Private Partnership 
Dinosaur Isle 

Community Led Initiative 
Bicycle Hire Scheme

Sport England’s Small Grants or Community 
Asset Fund
The Revetment / Triathlon Training

This case study is now entering into a competitive dialogue with prospective 
future custodians. Another Public Private Partnership that will see the IWC 
as owner and landlord in what promises to be a flagship enterprise for The 
Eastern Bay and the Island.

Infrastructure improvements such as this, with a clear link to Health and 
Wellbeing, may have a number of funding streams available to it. If this 
scheme was driven as a  Community Led Initiative it could seek these various 
funding streams and more importantly be implemented and managed 
by members of the community that would relish being involved in such a 
scheme.

Infrastructure and investment funding could be sought through streams such 
Sport England’s Small Grants or Community Asset Fund. Local enterprises 
such as personal trainers and Triathlon groups would be encouraged to 
engage with the local accommodation providers and food wholesalers 
to work on residential training opportunities with the right focus on dietary 
needs.
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Phased Implementation

Phase 1– Public Engagement 

Phase 2 – Public and Gap Funded 
Schemes

Phase 3 – Development of Plans 
& Start of Delivery

Next Steps 

Regeneration is an appropriately lengthy journey. 
It is important to consider the benefits of a staged 
approach to the delivery programme and also the 
priority of each stage.

Documents such as this and other regeneration 
information will  likely lead to the  formation of new 
community groups or  discussion for existing groups. 
School pupils and the older generations  will need 
to be engaged with to ensure that their opinions are 
heard.

The initial implementation works should focus on 
schemes that can be enabled quickly through 
existing funding and that can be spread across the 
identified area to create landmark schemes. This 
does not mean landmark in scale but instead, create 
a network of improvement sites that resonate as Bay 
wide improvements. 

Once the landmark sites are known and funding 
streams are secured, planning and implementation 
can really begin.

The development of the landmarks will set the 
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• The Eastern Bay Regeneration 
Strategy is published for public 
engagement

• Community focus groups form 
engagement with schools

Phase 4 – The Continuation of 
Regeneration

standard for and inspire further regeneration sites. 
There will be a number of ‘Front Row’ schemes that 
will come to fruition during this phase.

There will be a natural  flow of the delivery of further 
regeneration sites, but there will also be  the release 
of ‘Second Row’ sites as the ‘Front Row’ improves. 
Some of the larger properties that sit further back 
from the seafront will find themselves with the 
opportunity to choose to support the commercial 
and residential effects of the regeneration schemes. 
This will mean sites of little significance currently, may 
become key spaces to solve housing and business 
needs in the future and essentially continue the wave 
of regeneration.
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