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Section 01 - Background
1.1 Introduction
Purpose of the study
Savills has been commissioned to prepare a
baseline masterplan scoping study for East Cowes
by the Isle of Wight Council (IWC) in partnership
with Red Funnel. The focus has been review the
regeneration opportunities and economic drivers
within a number of key sites within the town
centre area and waterfront. Additional input has
been provided by transport consultants Markides
Associates as part of a desktop review of existing
material.

Well Road car park. Some of the sites are
Context
suitable for either employment use or mixed
IWC recently acquired the Venture Quays site from
use/residential use.
Homes England. IWC and Red Funnel are examining
the potential for broader regeneration across eight
sites they control. This report identifies the most The Council is keen for the area to be enhanced
promising opportunities based on assessment of with new facilities and appropriate housing to
serve its population, and help stimulate local and
the economic prospects and property market.
Island wide economic growth. The Study will also
The report reviews previous urban design and assist in developing a baseline of research and will
masterplanning work. It starts with the East Cowes be used by the Council to take forward a range
Masterplan (2006) developed by the South East of more detailed studies, and to help engage with
England Development Agency and concludes with key stakeholders such as the Town Council, local
The commission has been to produce a baseline the East Cowes Town Plan (2021).
businesses, and residents.
scoping report in order to set out initial
recommendations and next steps to the Isle of The different plans identify weaknesses in the East
Wight Council and Red Funnel.
Cowes town centre offer and a need to enhance
5
access to and activity by the waterfront.
The report has no planning or policy basis. The eight sites have been considered in more detail
Furthermore the report recommends a number of for a range of development scenarios and are split
next steps to further develop a shared vision for into two groups within this report:
East Cowes and engage with wider stakeholder
groups and the local community. Further technical 1. The North Quarter comprises Venture Quay,
assessments will also be required to refine the
Albany Road, Maresfield Road and the
proposals considered in this report, including
Esplanade.
environmental and transport studies.
2. The Town Centre Grouping comprises Red
Funnel’s land at Trinity Wharf, Phoenix Yard and
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1.2 The scope of the study
The Study comprises a baseline examination of • An economic appraisal and assessment of market
requirements for a range of uses and a summary
the existing area and the local context leading to
of the potential socio-economic benefits of the
the identification of regeneration priorities and
development.
possible options for development and intervention.
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The core elements to the scope of the study includes:
• A site and contextual analysis highlighting key
constraints and opportunities;
• A planning policy review of the existing and
emerging planning policy context as it impacts
the study area;
• Connectivity analysis to provide a broad review
of the transport and accessibility;
• Opportunity assessment to map out the key
strategic issues and opportunities;
• A high level option appraisal, assessing the
scope for future development and growth;
• Masterplan and capacity studies, both initial high
level opportunities and more detailed capacity
studies to help determine the development
potential for both housing regeneration and the
delivery of a new employment and commercial
opportunities;

This report identifies commercial opportunities for
the sites based on the assessment and prospects
of economic drivers and property markets. The
opportunities identified in the report may also be
used for a Levelling Up Fund bid.
The opportunities identified reflect objectives set
out by IWC and Red Funnel. They are:
• Long term income generation
• Placemaking
• Community benefits and island-wide benefits
• Flexible employment premises, and
• New employment.

Trinity Wharf

Castle Street

EAST COWES

Method used
The report sets out the development context for
East Cowes by reviewing previous work done on
the town centre and its regeneration potential. This
includes the historic masterplans.

A number of case studies of specialist business
clusters including marine industries and climaterelated clean growth clusters, are considered to
draw on key opportunities and lessons that can
be learned.

The report sets out the socio-economic context
for the Isle of Wight. It identifies key trends for
population growth, employment growth, Gross Value
Added (GVA), the labour force and performance of
industry sectors.

Research about the impacts and implications of
the Covid-19 pandemic are presented.

The report identifies the potential economic drivers
that could support growth. This is through a review
of previous economic studies and case studies of
established and emerging Isle of Wight companies
that have the potential to be a catalyst for economic
growth.
A high level property market review has also been
undertaken of East Cowes, the Medina Valley and
the rest of the Isle of Wight. It covers industry,
offices and hotels.

The report provides masterplan recommendations
and estimates employment benefits. Finally the
report also sets out key recommendations in order
assist the delivery of regeneration, including
next steps, any requirement for further technical
assessments, and the approach to planning
process.
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Section 02 - Assessments
2.1 Baseline assessment
Savills has undertaken a baseline review of known
information including existing and historic technical
studies and Geographic Information System (GIS)
databases. Engagement with officers, Steering
Group meetings and with representatives of the
Town Council during virtual meetings have also
been undertaken. The results of this preliminary
engagement has allowed us to provide a high level
baseline review to ensure that a selection of known
constraints and opportunities are understood and
the aspirations of the Isle of Wight Council (IWC)
are fully considered.
Technical assessments
The study has not been subject to detailed
environmental
and
technical
assessments.
Additional surveys and assessments will be required
when initiatives are considered in more detail and
proposals are taken forward, beyond this initial
scoping study. Further recommendations regarding
next steps are explained in the conclusion of this
report.
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Red Funnel Ownership
Current Area of Operations (currently
under development/ improvement)
Trinity Wharf Opportunity Site * - used as
marshalling yard during Study but with consent to
develop.
Phoenix Yard Opportunity Site ** -used as
marshalling yard during Study but with consent
to develop.
Isle of Wight Ownership
Columbine/Venture Quay Opportunity
Site
Esplanade Opportunity Site - leased to East
Cowes Town Council
Albany Road South Opportunity Site
(including Barrack Site)
Albany Road North Opportunity Site
Maresfield Road Opportunity Site
Well Road Car Park Opportunity Site
Southern Water Services Ownership
Albany Green/Southern Water Opportunity
Site

X

Photograph Locations
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2.2 Context
The site comprises of previously developed
waterfront land on the edge of East Cowes Town
Centre, as well as previously developed land on
Maresfield Road (now a temporary car park), Well
Road and also the former Barracks site opposite
the esplanade.
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The contextual urban grain is reflective of its central
and waterfront location, having a legacy of different
uses from boat building, manufacturing, marine
servicing and other commercial activities with a
mixture of large footprint buildings. The sites are
located within the town centre and its waterfront
area. Outwards from the town centre the urban
structure becomes less dense where homes from
the Victorian period and more recent periods climb
the side of the valley.
The existing ferry facility is characterised by:
• Flat waterside area, dominated by open
areas of tarmac marshalling yards,
sometimes empty and periodically filled
with queuing cars depending on ferry
times

• Ramps providing access to SouthamptonEast Cowes car ferries. When in dock,
the ferries themselves are also a dominant
feature
• Mixture of low quality buildings one to
three storeys in height, including ferry
terminal itself
• Views to town centre to south and east
and of waterfront to north
• Large marine manufacturing shed called
Columbine Building at Venture Quays to
the north-east of the ferry terminal, with its
iconic Union Jack decorated doors.
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Frontages
Key frontages
Areas with significant breaks in building
frontages
Landmark and focal point buildings prominent in the local area.
Prominent streets to the identity of the
area
Gateway arrival points into East Cowes
Key spaces
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Townscape
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Red Funnel Ownership
Current Area of Operations (currently
under development/ improvement)
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Trinity Wharf Opportunity Site * - used as
marshalling yard during Study but with consent to
develop.
Phoenix Yard Opportunity Site ** -used as
marshalling yard during Study but with consent
to develop.
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Isle of Wight Ownership
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Columbine/Venture Quay Opportunity
Site

12

Esplanade Opportunity Site - leased to East
Cowes Town Council
Albany Road South Opportunity Site
(including Barrack Site)

14

8

Albany Road North Opportunity Site

9

Maresfield Road Opportunity Site
Well Road Car Park Opportunity Site

7
6

5

Southern Water Services Ownership
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Albany Green/Southern Water Opportunity
Site
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Photograph 1: View looking north east from Dover Road

Photograph 2: View looking north along Castle Street
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Photograph 3: View looking north west along Castle Street
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Photograph 4: View looking south-west along Castle Street

Photograph 5: View looking towards the entrance of the Classic Boat Museum Gallery at

Photograph 6: View looking east along Road close to the intersections

the intersections of Castle Street, Columbine Road and Maresfield Road

of Castle Street, Columbine Road and Maresfield Road
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Photograph 7: View looking north west along Albany Road

Photograph 8: View looking north west along Albany Road at the intersection of

Photograph 9: View looking south west along Albany Road towards the Venture Quays

Esplanade (road)
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Photograph 10: View looking north along Esplanade (road)

Photograph 11: View looking south west along Albany Road

Photograph 12: View looking south west along Maresfield Road
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Photograph 13: View looking south east along Cambridge Road

Photograph 14: View looking north west along Cambridge Road
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Photograph 15: View looking west along Old Road
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Photograph 16: View looking west along Old Road

Photograph 17: View looking south west along Church Path

Photograph 18: View looking south east at the intersections of Church Path and Consort
Gardens

EAST COWES

MASTERPLAN SCOPING STUDY

Photograph 19: View looking south along Church Path

Photograph 20: View looking north at the intersection of Church Path and York Avenue

Photograph 21: View looking north west along York Avenue

Photograph 22: View looking south west at the intersection of York Avenue and Clarence

Photograph 23: View looking worth west at the intersection of York Avenue and

Photograph 24: View looking north from Ferry Road across current Red Funnel

Road

Clarence Road

Marshalling Yard (Phoenix Yard)
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Photograph 25: View looking north east from the docking bay of the East Cowes Chain

Photograph 26: View looking south west across the current Red Funnel Marshalling Site

Photograph 27: View looking north west across the current Red Funnel Marshalling Site

Ferry crossing at Castle Street

(Phoenix Yard) from Castle Street

(Trinity Wharf)
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Photograph 28: View looking south west along York Avenue (designated town centre)

Photograph 29: View looking south across the Well Road Car Park and King Square/

Photograph 30: View looking east at Castle Copse from

Waitrose

Sylvan Avenue
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2.3 Local context
The town centre, including Dover Road and Trinity
Wharf, is characterised by:

18

views across the Solent to the north and Venture
Quays/ Ferry terminal and Cowes to the west

• Tight network of mixed use two-three storey
• Esplanade is a quiet road providing vehicular
terraced buildings clustering around the Medina
access and parking, together with wide
Estuary and ferry terminal
pedestrian pavement with seating, and wide
grass verges
• Relatively flat area with slight slope upwards
to the south. Predominantly small shops and
• Esplanade bounded by low redbrick wall
food/drink units at ground floor level with
adjacent to the waterfront
residential above, together with some cottages,
• Distinctive two and three storey Victorian villas
pubs and larger retail units such as Waitrose
and terraces front on to esplanade
and Co-op supermarket
• Victorian dwellings continue up hill (Cambridge
• Buildings generally date from Victorian times
Road) to south of Esplanade, with views of the
interspersed with some later twentieth century
Solent terminating
and twenty-first century buildings
The Church Path with C21st housing characterised
The Esplanade, to the north of the town centre,
by:
characterised by:
• North-west facing hillside rising above the
• Linear area to the north-east of East Cowes
Venture Quays waterfront
town-centre, dominated by water frontage with

East Cowes Esplanade
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Ferry Facility & Venture Quay
Town Centre
Boatyard
Esplanade
Church Path
Victorian Villas
Victorian Terraces
Mid 20th Century Council Housing
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• Area of new housing currently under
construction, with initial dwellings occupied
• Dwellings generally two and three storey
terraces
• Medium to high density neighbourhood with
small gardens and on-street parking
North-east East Cowes Mid-C20th suburbs
characterised by:
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• Area of curvilinear streets of detached
bungalows and some two storey houses on
hillside to south-east of East Cowes town centre
• Housing set within relatively small rear
gardens and along wide streets; front gardens
accommodate on-plot parking
• Glimpsed views of Cowes to the west
• Trees to the north provide visual backdrop
The cluster of Victorian Villas around the lower
end of York Avenue are characterised by:

• Two storey detached Victorian dwellings on
hillside to south of East Cowes, together with
some in-filled C20th detached properties
• Housing set along wide leafy roads with views
towards the Solent and across to Cowes
• Parking generally accommodated in driveways;
gardens vary in size, but generally larger than
average found in East Cowes
• Red or yellow brick construction with slate roofs

York Avenue junction with Ferry Road; the centre of
East Cowes

Victorian Terraces stretch out towards the south of
the town centre and are characterised by:
• A dense network of straight streets with small
two-storey terraced Victorian dwellings
• On street parking
• Small front and rear gardens
• Predominant ‘yellow’ brick construction with
slate roofs.

Entrance to Barracks site
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Residential
Retail/ Commercial
Mixed Use: Retail & Residential
Marine Employment
Employment mix
Community Facilities
Transport / Travel
Healthcare
Retail with Post Office
Office / Workshops
Places of Worship
Development Site: Approved Red Funnel
Ferries Marshalling Yard
Red Funnel Ferries Marshalling Yards
Privately Managed Car Parks
Brownfield Sites
Shipyard Apron/ service area
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1 Storey
Up to 2 Storeys
Up to 3 Storeys
Up to 4 Storeys
Up to 5 Storeys
Up to 6 Storeys
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Townscape - building heights
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Cowes boat yards, alongside the Medina river,
are characterised by:
• An ad hoc collection of large sheds and
ancillary offices, associated with yacht
maintenance together with extensive external
areas given over to boat and car parking
• Pontoons located adjacent to the shore to
provide storage/access for moored yachts in
river
• A lack of public pedestrian and vehicular
access
• Glimpsed views out towards Medina
• A focal point to area and wider views across
the Medina is the historic Cowes Hammerhead
Crane (circa 1912)

It is evident that the waterfront is prominent within
the town, though segregated from it, either by
large/ private employment sheds or limited
access with busy functional areas such as the
ferry facilities. A strong Victorian legacy survives
within the townscape, though this has become
fragmented in some locations in and around
the town centre and waterfront. The proposal
should respond to this both by consolidating
and improving the functionality of ferry facilities,
reconnecting the town to the waterfront and
setting out a congruent proposal in respect to
heights and massing.

MASTERPLAN SCOPING STUDY
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Conservation Areas
Listed Buildings
Locally Listed Buildings
Buildings which make a positive
contribution to the local townscape
Spaces which are enhanced by the
important / positive setting of local
heritage assets
Long Distance Views
Isle of Wight Adopted Open Spaces
Privately Managed Open Spaces
Existing Woodland

24
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2.4 Landscape
Special Area of Conservation
Low Risk of Fluvial Flooding
Medium Risk of Fluvial Flooding

The Study Area is located prominently on the
Medina at the base of the valley. The hill behind
rises approximately 50m behind. Therefore
development can comfortably fit within the
townscape envelope.

High Risk of Fluvial Flooding
Isle of Wight Adopted Open Spaces
Privately Managed Open Spaces
Existing Woodland
Tree Preservation Order: Woodland

Whilst there are clusters of woodland east of
the town centre and Maresfield Road, the town
centre has only pockets of tree planting. There is
a large green along the Esplanade incorporating
tree planting. Otherwise street trees are limited
within the town centre itself, though there is good
access to nearby green space and parks, such
as the Esplanade. There are no landscape
designations within the town centre, though the
majority of the Esplanade is a Conservation Area.

Tree Preservation Order: Groups
Tree Preservation Order: Area
Tree Preservation Order: Individual Trees
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10 metre contour lines
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2.5 Ground conditions

The study area includes a number of former
industrial sites with potentially significant
contaminative history, once part of active
engineering works, and is particularly sensitive
situated adjacent to the Solent Maritime Special
Area of Conservation (SAC) that includes the
Medina estuary.
Previous investigations identified the most
significantly contaminated areas to be present
beneath areas of the former GKN works, situated
to the north east of the current study area.
These areas have since been remediated and
redeveloped.
Any identified contamination issues on former
employment sites will need to be investigated
further prior to planning applications and
managed by remediation works in conjunction

with appropriate techniques, such as care during
excavation and transportation of contaminated
soils, dust suppression techniques, and the
adoption of general good site practice and
provision of washing facilities for ground workers.

Aerial photo c1970 showing the ferry slipway in use and the, then,
Medina Hotel, the Redux building, Trinity Wharf, Dover Road and
East Cowes Old High Street
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2.6 Ecology

Existing Road Network
Special Area of Conservation
Area of Outstanding Natural Beauty
Registered Parks & Gardens

There are a number of designated sites of
ecological importance in the vicinity of the
development site, the closest of which is the
Solent Maritime SAC immediately to the west. The
Solent and Southampton Water SPA and Ramsar
site and Medina Estuary SSSI are approximately
1.6km to the south.

28

Listed Buildings
Conservation Areas
High Streets & Town Centres
Existing Woodland
Existing Ancient Woodland
Sites of Important Nature Conservation
Designated Open Spaces

The forthcoming proposal does not include works
within the marine environment and therefore
development in relation to the Solent Maritime
SAC should not be significant. In respect of
the other designations within the vicinity, they
are considered too far away to be significantly
affected.

N

Designations
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2.7 Heritage
Until the early-mid C20th, the location of East
Cowes High Street had once included the
Medina Hotel, that came to prominence at the
time of Osborne House, numerous public houses,
small dwellings and trades premises, benefiting
from water access to the rear, similar to the
surviving Cowes High Street.

N

The town centre was progressively cleared
and shifted inland following the expansion
of engineering works (notably the expanding
Columbine Works from the north) and ferry
facilities. By the mid-late C21st the area
had dramatically changed, culminating in the
construction of Well Road, that had once been
a mews lane, to serve the ferry traffic and
waterfront industry.

1

3

2

4

1

Map of the site c1864

2

Map of the site c1908

3

Map of the site c1947

4

Map of the site c1974
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Remnants of the former street layout can be
found in small parts, notably with Trinity Road
and Dover Road subsumed into Trinity Yard and
access for the ferry. Dover Road properties are
of only some local heritage significance as a
reflection of the town’s heyday, standard for
the Victorian and Edwardian period whilst the
remaining structures form remnants of engineering
prominence in the Inter-war and Wartime periods.

East Cowes (Centre) Conservation area is
focused around the mix of uses and Victorian
buildings around York Avenue;

• Restoring development scale and massing to
a level prior to the clearance of these areas in
the latter 20th century

East Cowes (Esplanade) Conservation area
is a short distance from the heart of the town
centre and runs northwards from the Columbine
buildings and include Albany Gardens.

• Realising the opportunity of reconnecting the
town to its waterfront

There are no designated heritage assets within
the identified opportunity sites. Although there are
a number adjacent or nearby. Key local heritage
assets include:

There are a number of additional listed
buildings and conservation areas, such as the
• Retain the setting and restore the integrity of the
Hammerhead Crane. Any development proposals
Victoria Barracks site, including enhancing the
should make careful consideration to respond and
stetting via public realm works, viable re-use of
enhance its setting and history.
buildings and structures, and removal of recent
Proposals will need to avoid generating negative
poor quality additions.
effects that could significantly and detrimentally
harm the surrounding context and designated
heritage assets including:

Clare Lallow’s Grid Iron Yard located adjacent
to the south of Trinity Yard;
Victoria Barracks and Guardhouse sits in a
prominent location opposite the Esplanade and is
locally listed, along with its walls and railings;
The Columbine Building which is locally listed,
featuring the prominent union jack flag; and,

Listed buildings and heritage assets

• Respecting the setting of Clare Lallow’s Grid
Iron Yard

• Restoring connectivity and permeability of the
site to its surroundings
• Enabling public views toward Cowes and the
Hammerhead Crane

EAST COWES
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1

2

4
5

3

1

The Columbine Building, locally listed, with prominent Union Jack flag

2

Trinity Wharf with view towards Cowes

3

The Hammerhead Crane, southeast of the site on the other side of the Medina, able to be viewed from Trinity Wharf

4

Inside the central workshop space of the Columbine building

5

Clare Lallow’s Grid Iron Yard, locally listed and still in use by a specialist boat repair / build firm
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2.8 Flooding and Hydrology

Discussions have been held with the Environment
Agency and also previous technical flood
assessments have been reviewed as part of this
masterplan scoping study.
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The study area is largely within Flood Zones
3 and 2, except for Maresfield Road site, as
characterised by the Environment Agency, and is
at risk of tidal and estuarine flooding. This type
of flooding is connected to the tides, notable
high spring tides, tidal surges or winds and low
barometric pressure. River flow is a secondary
cause, only in combination with tidal factors and
high flow.

To alleviate the impact of a flood event, any
development proposal should not include any
residential development with habitable rooms
on the ground floor within the flood zone.
The ground floor will only be suitable for non
habitable rooms (such as wash and utility rooms),
access, non residential uses and parking.

• Public realm designed to enhance evacuation
routes where possible

In addition to having appropriate ground floor
uses, various strategies could be employed, as
part of detailed design, to help manage the
impact of a flood event. This could include:

A robust Flood Evacuation Plan will need to
be provided to all occupiers of all buildings
in the future and linked to an overall flood
defence strategy that is being developed by the
Environment Agency in partnership with the Isle of
Wight Council. Draft proposals were set out by
the Environment Agency in 2015, which set out
a series of integrated approaches to providing
both permanent and temporary flood defence
measures for a period up to 2055 for both East
and West Cowes.

• Connect properties to the Environment
Agency`s Flood Warning System

East Cowes experiences localised flooding during
• Safe refuge design incorporated in all
high spring tides and the site last experienced
buildings within area 2
extreme flooding in February 2014. Local
surface water drainage and the relationship
• Public realm designed with raised elements to
between drainage outfalls and tide levels are the
minimise local flooding impacts
main contributing factors of flood risk.

• Flood resilient design specified for all
construction
• A reduced drainage discharge rate into the
local storm culverts

EAST COWES
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Low Risk of Flooding
Medium Risk of Flooding
High Risk of Flooding
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2.9 Planning Summary

The 2007 outline consent included redevelopment
of the existing ferry yards and development
The Study Area under consideration of this
of a new marshalling yard on land known as
masterplan scoping study is closely linked to a
Venture Quays. Whilst a significant part of the
wider project originally led by the Isle of Wight
East Cowes Masterplan has been delivered,
Council (IoWC) and SEEDA, now the Homes and
the outline consent relating to the proposed
Communities Agency (HCA), which identified
marshalling yard site was granted though has
the need for the regeneration of East Cowes. In
now lapsed. Therefore a revised proposal will
2007, regeneration proposals for East Cowes
need to be considered.
were approved as part of an outline planning
application known collectively as the East Cowes Any future planning application, whilst potentially
Masterplan. This identified a vision for the future stand alone, it will be intrinsically linked to the
of East Cowes and set out some principles.
wider initiatives for East Cowes.
Its key objectives were to help deliver new
Evolving Town
facilities and investment into the area, including
infrastructure, services, retail, new homes,
Since 2007, following the East Cowes
employment and waterfront access.
Masterplan, the town has seen considerable
change, including new homes, a new medical
The East Cowes Masterplan also incorporated
centre and the introduction of the Waitrose
proposals for a 300-berth marina and on-shore
supermarket and associated town car park.
facilities which were separately granted consent
Planning permission has also been granted
in 2009 and are referred to as the Cowes Outer
recently for a new marina and associated
Harbour project.
Regeneration Context

34

development on the northern side of East Cowes
waterfront. Again this has since lapsed and
hence the need for this wider scoping study. Key
areas that still need to be delivered include:
• Resolving the conflict between the town
centre and ferry operations, due in part to
the split marshalling yards
• Resolving traffic issues in the town centre
• Re-connecting the town to the waterfront
• Improving the floating bridge
• Improving the town centre, the waterfront
facilities and the new homes
• Redevelopment of part of Venture Quays
to create a new marshalling yard for
Red Funnel to enhance cross Solent ferry
services, in line with the current planning
permission.

EAST COWES

Local Policy Context
The current development plan for the Isle of Wight
is ‘The Island Plan Core Strategy’ adopted on
21 March 2012. In July 2020, Isle of Wight
Council released its updated Local Development
Scheme detailing the projected timetable for the
release of the ‘Island Planning Strategy’, which is
due to replace the existing Core Strategy and is
forecast to be adopted in March 2023.

MASTERPLAN SCOPING STUDY

and has been a reason for refusal in planning
applications.
Key policies include:
• SP1 Spatial Strategy
• SP3 Economy		
• SP4 Tourism
• AAP1 Medina Valley

Other Local Documents, Plans or Strategies:

• DM8 Economic Development

• Guidelines for Parking Provision as Part of
New Developments SPD (2017)
• East Cowes Town Plan (2021)
• East Cowes Design Statement (2009)
• Solent Waterfront Strategy (2007)
• Solent Gateways – ‘Improving Connectivity
between Southampton and the Isle of Wight’
• Solent LEP – ‘Maritime Futures: Solent
Waterfront Sites’ (2015)
The loss of marine employment floor space has
been a key issue raised in committee meetings

• DM9 Town Centres
Policy SP3 of the Island Plan states: “The loss of
large-scale employment sites of one hectare or
above will be resisted, where they are important
to sustaining the local economy or where mixeduse redevelopment will not maintain the scale of
employment opportunities on site.”
Maritime Futures: ‘Solent Waterfront Sites’
(2015), published by the Solent LEP, recognises
the marine and maritime sectors are growing and

Images from the 2007 masterplan model
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the loss of land at strategic waterfront locations
reduces the area’s ability to cater for demand.

maintained for employment uses which require
water access.

Policy position is to safeguard marine employment
and any existing employment use needs to be
considered. An exception can occur if alternative
uses or businesses can provide equivalent or
greater benefit to the local economy.

Any scheme would have to not result in the loss
of or impact on “deep water” access, and if land
within the site is reduced, the scheme would need
to offer the opportunity for employment land to
Relevant Planning History
be accommodated within the redevelopment and
East Cowes Masterplan (South East England
alternative sources of jobs created.
Development Agency, 2006)
Slipways
The East Cowes Masterplan was a flagship
The removal of slipways has held strong public
project to regenerate the town centre. The
objection, with loss of access and the potential
Cowes Waterfront Initiative (CWI) promoted
triggering of ecological issues.
a masterplan document. The CWI was a
partnership comprised of English Partnerships,
Any masterplan work should aim to maintain,
IWC, Isle of Wight Economic Partnership
enhance or create a suitable replacement slipway
and South East England Development Agency
by demonstrating there is a potential for an
(SEEDA).
alternative provision which would provide, as a
minimum, a similar level of facility.
The high-level objectives of the masterplan were
to deliver new facilities and investment to East

Commercial Deep Water
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A significant number of concerns and objections
have been raised at committee meetings
regarding the loss of existing employment sites
which benefit from “deep water” access, which
would have a detrimental effect on the Island’s
economy.
With regard to “deep water” access, criterion
7 of AAP1 (Medina Valley) has the objective
of identifying employment sites with waterfront
access and ensuring that appropriate access is

The removal and introduction of a new slipway
would need to be evaluated through the
consultation exercises associated with the various
consenting mechanisms, which would include the
LPA and the Marine Management Organisation.

EAST COWES

Cowes including infrastructure, retail, new homes, Outline planning permission was granted for the
employment and waterfront access.
redevelopment of land, including the north of
Dover Road and west of Castle Street up to but
The masterplan was submitted in 2007 as a
excluding the Columbine Building, to provide
hybrid planning application and was granted
Red Funnel with a new terminal building and
permission. A significant proportion of the
associated marshalling yard. This outline scheme
masterplan was delivered including the Waitrose
also allowed for a residential-led development
(approximately 2,660 sqm), a medical centre
on Phoenix Yard and an employment-led, mixed
(approximately 1,670 sqm) and new residential
use redevelopment on part of Trinity Wharf. The
development (236 units including 60 affordable).
total development allowed up to 100 residential
The development stalled as a result of the
properties, non-residential floorspace of up to
recession that began in 2008.
1,850sqm (A1-A5, B1 and B2) and potential for
The planning application also included full
a 60 bed hotel.
planning permission for the creation of Red
Victoria Quay (Conran and Partners, 2016)
Funnel’s ferry marshalling facilities. Red Funnel’s
new facilities were time-limited by condition and
Victoria Quay Estate Ltd (VQEL) submitted a
expired.
reserved matters and hybrid planning application.
The reserved matters element was derived
Red Funnel: East Cowes Regeneration (2015)
from the 2006 SEEDA planning application
(summarised above), that references residential
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development on Maresfield Road. The hybrid
application was for the Albany Road site,
Columbine building and public realm. Outline
permission was sought for the demolition of the
Albany building (ex-GKN factory building) and to
redevelop the plot for primarily residential use.
The outline permission also included an extension
to the existing Victoria Barracks building for
a hotel and restaurant/ café/ bar. The full
planning permission sought to introduce new
offices in the Columbine building (along with
retail uses); a new restaurant/ café/ bar building
37
on Albany Green (the area of public realm
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between Albany Road and the River Medina at
the beginning of the Esplanade); and conversion
of the existing barracks building for a hotel and
public realm improvements. The project also
included plans to transform the Venture Quay
waterfront with a 400-berth marina.
In 2018, the Hong Kong developer behind VQEL
withdrew its support for the project.
East Cowes Town & Neighbourhood Plans
(2021)
38

• The document reports on the results of a
consultation exercise with residents about what
they want for East Cowes over the next 15
years. The key findings from the documents
are:
• There is a need for improvement of the chain
ferry’s reliability. This is linked to residents’
desire to have efficient means of access to
Cowes and other parts of the island.

• There is a need for an improved cycle path
network to accommodate different types of
cyclists.
• There is a lack of diversity of town centre
shops. The town centre also suffers from a
one-way road system and an incoherent layout.
• The Waitrose is viewed as an asset but it is
poorly integrated with the rest of the town
centre.
• There were a significant number of available
town centre business premises adjacent to
the ferry terminal, which is viewed as an
opportunity to better link the town centre with
the waterfront.
• The seafront area along the esplanade requires
investment to encourage greater use.
• Most residents (81%) did not think there was
a need for more housing in the town. (In this
document, consideration that some of the
sites could be developed for residential use

including extra care housing has been
undertaken).
• To increase tourism, residents supported
closer links with Osborne House and the
retention of the Classic Boat Museum.

EAST COWES

MASTERPLAN SCOPING STUDY

39

Visualisation from the 2015 masterplan - Red Funnel

EAST COWES

MASTERPLAN SCOPING STUDY

Section 03 - Transport and Movement
3.1 Context

40

Markides Associates has undertaken a preliminary
desktop Transport Appraisal (July 2021) to
support the Masterplan Scoping Study, which is
summarised within this section of the report. The
appraisal considers the existing conditions, car
parking, access, and traffic circulation within East
Cowes to inform a revised masterplan. This report
primarily reviews and refreshes the work previously
undertaken in support of the earlier masterplan
and the associated delivery of the proposed Red
Funnel Marshalling Yard. Where appropriate,
areas that could benefit from further assessment
have been identified, and such additional studies
are referenced in the conclusions and next steps
sections of this Report.

Despite relatively low traffic volumes, the local
highway network within the town is required to
accommodate a large number of competing and
conflicting traffic movements throughout the year.
This leads to frequent congestion within the town;
the previous planning application, as summarised
below, identified a number of enhancements to the
transport networks that would improve them for all
users.
P/0165/15 – Venture Quays/Trinity House Depot
& Wharf/Red Funnel Marshalling Yards Located
in Vicinity of Dover Road and Castle Street

A hybrid planning application was previously
submitted in July 2016 for a mixed use development.
The study is primarily made up of commercial The development was granted permission at Appeal
buildings, including a Ferry Terminal, commercial in July 2018 and is still being implemented.
warehousing and two car parks located on
Maresfield Road (a temporary car park) and Well The detailed part of the application was primarily
Road. With regards to the surrounding site, there is for the redevelopment of land including and to the
a Waitrose supermarket located to the east of the north of Dover Road and to the west of Castle Street,
study area, residential neighbourhoods to the east to provide a new Red Funnel terminal building and
and south, as well as the main high street. The
River Medina lies to the west of the masterplan site.
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A Roads
B Roads
Minor Roads
Existing Bus Routes
Existing Public Rights of Way
Existing National Walking Trail
Existing SUSTRANS Routes
Existing Local Cycle Routes
Local Ferry Route
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3.2 Current local Transport Policy
associated marshalling facilities. The proposals
included the demolition of the industrial buildings
within the site along Castle Street, the current Red
Funnel ferry terminal and properties on Dover Road,
as well as the stopping up of Dover Road, Church
Path and access to the slipway at the end of Dover
Road. The demolition has been completed and
reconfiguration of the site is soon to be underway.
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at its junction with Castle Street and the junction Island Plan: Isle of Wight Council Core Strategy
of the Waitrose car park, to restrict and remodel (March 2012)
Castle Street and Dover Road and to reconfigure
The Island Plan is for the development of the
the one-way system in the town centre.
island up to 2027 and principally is about
‘place shaping’ and delivery. The island has a
P/01235/16 – Marshalling Yard Application
513-mile road network with 514 miles of Public
A separate planning application was also submitted Rights of Way (PROW) providing urban links and
for the demolition, site clearance and provision of foot and cycle accesses to the countryside. Car
expanded vehicle marshalling facilities; proposed ownership on the island is slightly higher than
platform; stopping up of Dover Road slipway and the national average and therefore it is important
public footpath to the west of Trinity Yard. This to encourage sustainable modes of transport to
sustain the island for years to come.
application was submitted in September 2016.

The outline part of the application was for the
redevelopment of two plots of land to the south of
Dover Road, one to the east and one to the west of
Castle Street, for a mix of uses comprising up to 100
residential properties (Use Class C3) alongside nonresidential floorspace (up to 1,850m2) including This arrangement that was approved in 2017 The three main travel issues on the island are:
retail, leisure, and commercial premises (Use is now the current and temporary set up of the
• To locate development in the most sustainable
Classes A1-A5, B1, B2). The outline proposals Marshalling Yard.
locations, thereby reducing the need to travel
also provided for the inclusion of a 60-bed hotel.
by the private motor car.
• To promote alternative modes of transport to
The related Section 106 agreement of this planning
the private motor car, thereby minimising the
application required a number of highway and
impact that travel has on the island.
transport enhancements, including the creation of a
• To ensure that the transport infrastructure that
priority crossroads at the northern extent of the site
supports the island and its links to the mainland
is fit for purpose and can support the level of
growth that is planned.

•
•

Comply with the councils residential and non-residential parking guidance
EAST COWES
supplementary planning document.
Demonstrates that they are well-related to the island strategic road network and that
the network has adequate capacity to accommodate the development.
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Isle of Wight Parking Strategy 2016-2021
2.3.5

The purpose of this document is to provide a consistent island-wide policy framework for the
management of parking across the island.

2.3.6

The residential and non-residential parking standards related to this development have been
extracted from the policy document and are summarised in Table 2.1.

Table 2.1

Isle of Wight Parking Strategy 2016-2021
The purpose of this document is to provide a
consistent island-wide policy framework for the
management of parking across the island.

Car and Cycle Parking Standards

Land Use

Units Size

Car Parking
Standards per unit

Studio/1-bed

1

2-bed

1

3-bed

2

4-bed

2

5+ bed

3

C3

General Retail

1 space per 20sqm

Food Retail

1 space per 14sqm

B1(a) Office

1 space per 30sqm

Cycle Parking Standards
per unit
Long-Stay

Short-Stay

1 space per
unit
2 spaces
per unit
Greater of 1
space per 6
staff or 1
per 300sqm
1 stand per
150sqm

1 stand per
unit

1 stand per
200sqm

1 stand per
500sqm

B2 General Industry

1 space per 45sqm

1 stand per
350sqm

B8 Warehouse

1 space per 60sqm

1 stand per
1000sqm

1 stand per
1000sqm

Hotel

1 space per bedroom

1 space per
6 staff or 1
space per
40sqm

1 stand per
5 bedrooms

Solent
Fig
3.1:LEP
Car and Cycle Parking Standards (2016-21)
2.3.7

The Solent LEP provides an infrastructure plan for the Isle of Wight for the period up to 2040
and focuses on unlocking new public and private development sites for employment and
housing will be driven by securing:
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3.3 Study Area Context
The Study Area
The study area currently consists primarily of
commercial units, a ferry terminal, retail, and other
B2/B8 commercial outlets as well as two temporary
car parks. To the east and south of the study area
lie a number of residential units. The main high
street is within proximity to the key study area sites,
being located along York Avenue.
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Local Highway Network
As a coastal settlement bordered by the River
Medina to the west and the Solent to the north,
East Cowes has limited access points from the
rest of the Island. It is accessed from the southeast from the A3021 Whippingham Road/ York
Avenue corridor, which forms part of the Island’s
Strategic Road Network. This road is a single
carriageway running from East Cowes town centre
to the A3054 in Whippingham, serving Ryde to
the east and Newport to the south and acts as the
main distributor to the town from which a number
of local side roads derive to serve the town’s
residential areas. All roads within the urban fabric
of the town are subject to the mandatory speed
limit of 30mph.

On the approach to the town centre, York Avenue
slopes down to the town and beyond its junction
with Well Road, typically for a town centre road,
York Avenue serves a wide variety of land uses with
direct frontage access and some on-street parking.
The Well Road/ York Avenue junction currently
provides free-flowing conditions to the majority of
traffic using it, with traffic turning right from Well
Road onto York Avenue being the only movement
requiring to give-way to other traffic.
Well Road is also a single carriageway which was
originally constructed to serve the Cross-Solent car
ferry services and the industrial area of the town
to the north. At present, the road serves as the
main exit route from the town for all traffic including
disembarking car ferry traffic, town traffic and that
from the floating bridge. Well Road also currently
provides the main access route to the northern
areas of East Cowes, a combination of industrial
and residential uses representing up to a third of
the urban area of the town.

car ferry traffic. A bus stop with shelter is located
on Dover Road’s southern side; historically, local
bus services alighted at this stop but due to conflicts
with turning manoeuvres in the vicinity of the
boarding ramps and disembarking traffic, this now
only serves the open-top tourist bus service running
during the summer months. In addition, vehicles
dropping off and picking up delivery parcels park
on Dover Road near to the terminal building. These
vehicles can interfere with the flow of vehicles on
and off the ferries.
The eastern portion of the site fronts onto Castle
Street, which is also a single carriageway, twoway road which is accessed with the A3021.
The western side of the site fronts onto the River
Medina and therefore does not have any highways
infrastructure.

Finally, the site will also be fronting onto Link Road
and Ferry Road. Both of these roads are one-way
single carriageway streets. Vehicles are able to
travel along Link Road in a westbound direction
Well Road connects to Castle Street and Dover whilst they travel in a southbound direction along
Road at a mini-roundabout junction to the west of Ferry Road where it joins Castle Street and travels
the town. As detailed previously, Dover Road ends in a northbound direction.
at the ferry boarding ramps and primarily carries

EAST COWES

Existing Congestion
In order to identify the existing conditions of the
area, a desktop study has been carried out using
Google Maps to identify how congested the area
ransport Appraisal is during the AM and PM peak hours during May
ast Cowes Masterplan2021. Extracts have been included as Figure
3.2 and Figure 3.3. Since the island is a tourist
destination there are seasonal fluctuations in traffic
wellHour
and detailed traffic assessments will
Figure 3.2 flows
AMas
Peak
be required as part of any detail proposals or
planning applications.

Figure 3.2 and Figure 3.3 demonstrate that
congestion along Well Road is worse during
the AM peak compared to during the PM peak,
particularly on the westbound carriageway. This
may be due to residents leaving the town to go to
their place of work, or due to an influx of vehicles
arriving via Red Funnel from the mainland. Further
Hour
to this,Figure
during3.3
both thePM
AMPeak
and PM
peak hours, the
images show that Dover Road is heavily congested
which is due to vehicles disembarking for ferries at
the Red Funnel Ferry Terminal.
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In terms of congestion along the minor roads,
Google Traffic Maps does not provide this level
of detail, however, from a review of other data
sources, it is noted that congestion does occur,
particularly to the south of the ferry terminal around
the one-way system, primarily due to conflicting
vehicle movements. This is particularly prevalent
along York Avenue, Castle Street, Well Road and
Clarence Road with a conflict between vehicles
accessing the yard for Red Funnel services and
vehicles queuing for the East Cowes-Cowes Chain
Ferry.
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Fig 3.2: AM Peak Hour traffic

Fig 3.3: PM Peak Hour traffic
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3.4 Walk Distance and Local Facilities

Transport Appraisal
East Cowes Masterplan

Table 3.1

The following table 3.4 provides a summary of the
local facilities surrounding the study area and the
approximate walking/cycling distances.

Facility

Distance

Travel Time (mins)
Walk

Cycle

Medical Facilities

In terms of pedestrian infrastructure, Link Road,
Castle Street and Ferry Road all have footways
on either side of the carriageway; they are all
approximately 2m wide which according to MfS
(Manual for Streets) is an acceptable width to
cater for accessible movement to and from the site.
Further to this, Castle Street also has footways on
either side of the carriageway which also measure
in excess of 2m.
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Local Facilities

Doctors

East Cowes Medical Centre

450m

6

2

Dentist

Island Dental Practice

110m

1

1

Pharmacy

Regent Pharmacy

170m

2

1

Hospital

St Mary’s Hospital

7.2km

60+

34

Education Facilities
Nursery

Seashells Preschool

1.0km

13

5

Primary

Holy Cross Primary School

900m

13

6

Secondary

Priory School of Our Lady of
Walsingham

3.9km

38

14

College

Cowes Enterprise College

2.1km

34

20

Co-Op

260m

3

1

Waitrose

140m

2

1

Premier

290m

4

1

Retail Facilities
Food Retail

There are also Public Right of Ways (PROWs)
which are within the vicinity of the study area
which provide off-road routes to facilitating short
cuts and access to pedestrianised areas. Whilst
there are a few PROWS in East Cowes, once
pedestrians reach West Cowes via the floating
bridge, PROWs provide pedestrians with a large
expanse of network to explore the whole of the
island. In order to reach the densely populated
PROWs, a 1.6km journey can be taken by foot.

Community Facilities
Post Office

East Cowes Post Office

220m

3

1

ATM

Castle Street ATM

180m

2

1

Place of Worship

St James

750m

10

3

Public House

Ship and Castle

180m

2

1

Inshape Fitness Studio

2.2km

36

19

Crossfit

2.4km

38

19

Osbourne Golf Club

2.4km

31

12

Sports and Open
Spaces

East3.4:
Cowes
Marina
Fig
Local
facilities and walk distance
3.4.2

The East Cowes Marina is located 500m south of Cowes Floating Bridge and is home to 360
residents’ and visitors’ berths for boats up to 20m. Each birth also has walk-shore facilities
with electricity, water and Wi-Fi. The marina also has washrooms, laundry facilities, a picnic
garden, free car parking and the popular Lifeboat pub.
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3.5 Cycling

3.6 Public Transport

Cycling
In terms of the cycle infrastructure the study area
benefits from National Cycle Routes (NCR) 23 and
67. NCR begins in Reading to the north of the
Isle of Wight, and it then runs through Basingstoke,
Eastleigh and Southampton and then crosses over
the Solent into Cowes and towards Sandown. NCR
67 forms a route which runs round the whole of the
island and is approximately 103.7km long and
is made up of on street and off-street segregated
cycleways.

Bus Access
The nearest bus stops to the study area are located
along the A3021 with one on either side of the
carriageway. The bus stops are both within 100m
of the study area which is approximately a 2-minute
walk.
The bus stop on the westbound carriageway is
called ‘Red Funnel Terminal’ and on the eastbound
carriageway the bus stop is called ‘Well Road’.
Each of the bus stops have shelter, seating and a
flag and post which provide a limited amount of
timetable information. The bus stops are served
by routes 4 (1 per hour) and 5 (3 per hour) with
destinations which include Newport, Ryde and the
Red Funnel Terminal.
Red Funnel Ferry
The site also benefits from being located 100m
to the east of the Red Funnel Ferry Terminal which
operates a regular ferry service from East Cowes
to Southampton.
The ferry service from East Cowes runs to
Southampton every 1.5 hours with a journey time
of 1 hour. Once passengers reach Southampton
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there are dedicated buses, called Quay Connect,
which are free for Red Funnel passengers and take
people to the main attractions in Southampton, i.e.,
Ikea and Westquay Shopping Centre.
Further to this, across the River Medina at West
Cowes, Red Funnel operates a RedJet Service.
This is a Hi-Speed service which departs from each
side of the Solent, i.e., from the Isle of Wight to
Southampton 12 times per day, Monday to Friday
and 11 times per day Saturday and Sunday.
Journey times on this route are around 25 minutes
and are popular for those people who wish to cross
the Solent for hospital appointments and for nonessential reasons. Red Funnel also operates a real
time information service to customers from ll of its
facilities including the terminals and Steam cafés. 47
This not only shows the times of its own services,
but also connections beyond Southampton for both
South Western Railway and Great Western Rail
services.
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3.7 Car Club
Cowes Floating Bridge
As well as the Red Funnel services which operate
from East Cowes, there is also a chain ferry floating
bridge, which runs from the south of the site from
East Cowes to Cowes. The chain ferry can be
accessed via Ferry Road which has a dedicated
waiting lane for cars and bus stops in order for
them to load onto the ferry.
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The service operates from 05:10 to 00:25 Monday
to Saturday and 06:40 to 00:25 on a Sunday,
with a travel time of 2-3 minutes. Whilst there
is only one vessel operating, it runs continuously
during its operating times with regular crossings
every 10–15-minutes, although there is no formal
timetable.

Water Taxis are also available to link Cowes, East
Cowes, The Folly, Island Harbour and Newport
along the River Medina. This method of transport
provides scenic river links. The water taxis run on
demand and therefore can be booked at any time.
Train
Whilst the site is not immediately within the vicinity
of a train station, the Isle of Wight does benefit
from a train service, known as the Island Line;
this runs from Ryde Pier Head, which is in the
north of the island down towards Shanklin. The
nearest train station to the site is Ryde Esplanade
which is a 13.1km car journey, which would take
approximately 21 minutes. This train station is
also accessible by public transport, as bus route 4
provides a direct connection and therefore means
that the trainline is accessible to the site, the the
service operates at one per hour.

The ferry can accommodate cars, vans, LGVs,
minibuses as well as foot passengers. It can
accommodate a total of up to 20 vehicles in one
The rail service is operated by South Western
crossing.
railway with trains running from Ryde Railway
Water Taxi
Station frequently, with up to 6 services running
per hour.

The area of Cowes benefits from Car Sharing
which is operated by Enterprise Car Club. The
nearest car club space to the site is located
along The Arcade in West Cowes, which is
approximately 1.2km from the site and can be
accessed by foot via the Cowes Floating Bridge.
Once a membership fee has been paid, members
are able to book any available vehicles within the
companies’ fleet by the hour/day. The charge
of the hire includes fuel, parking, congestion
charge and insurance. As well as this, the car
clubs use both electric and hybrid cars within their
fleet, making it a greener choice of travel than the
traditional private car.
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High Levels of Accessibility

Low Levels of Accessibility
Town Centres / High Streets

49

N

Street network and accessibility
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Note: Plan illustrates limited levels of permeable
accessibility and focus on key primary routes through
East Cowes (A3021 shown in orange).
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3.8 Car Parking
Car parking on the Isle of Wight is limited and
parking is heavily restricted around the island.
East Cowes itself has one primary car park at
the Waitrose store and two temporary public car
parks; one is located along Well Road and the
other along Maresfield Road.

reserved for Columbine House employees, whilst
the rest of the car park is used by both the general
public and Red Funnel employees. Whilst carrying
out the desktop study, it is also apparent that this
car park is not very well utilised, with a maximum
of only 6 vehicles in this car park.

The Waitrose car park provides 190 spaces and
offers 2 hours of free parking.

It would therefore appear that the existing car parks
may not very well utilised and parking provision
could be better rationalised. We recommend
further studies of the parking in East Cowes be
considered by the Isle of Wight Council.

Well Road car park has a total of 48 parking
spaces including 1 disabled car parking space.
Well Road car park is a pay and display car
park, with prices starting at £1 for an hour or up
to £10 for 24 hours. This car park is owned by
Red Funnel and its primary use is for Red Funnel
commuters.
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The second public car park, Maresfield Road,
accommodates up to 54 cars at any one time
including 3 disabled spaces. This car park is
free for the first 2 hours, with a maximum stay of
3 days. Several of the car parking spaces are
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In respect of kerbside parking, the streets around
East Cowes have on-street parking restrictions,
particularly along York Avenue, Well Road and
Church Path, with restrictions from Monday to
Saturday, 8am to 6pm, with parking allowed for
only 1 hour with no return within an hour. There
are also restrictions along the Esplanade although
parking is permitted along this route for 2 hours.
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Transport Appraisal
East Cowes Masterplan

3.9 Local Characteristics of Travel

In order to establish local travel characteristics,
the 2011 Census has been queried for method of
travel to work data for Middle Super Output Area
(MSOA) Isle of Wight 003, which includes this
site. The results of this search are included as Fig
3.5. This data demonstrates that 59% of people
will travel to work from the site via the private car,
with only 4% using public transport. However, the
table shows that 28% of people travel to work via
active models of travel including via foot or by
bicycle.
Car ownership has also been assessed using the
2011 Census information. Information has been
extracted from ‘Accommodation type by tenure
by number of rooms by car or van availability’
from the East Cowes area which is where this
site is located. The data demonstrates that less
than 6% of residents are likely to have 3 or more
cars. It is also evident that 50% of residents are
likely to only have 1 vehicle per household
3.9.2as
well as between 15-50% of residents not owning
any vehicles

3.9.3

Table 3.3

Method of Travel to Work Census Information – Residents
Method of Travel to Work

%

Underground, metro, light rail or tram

0%

Train

0%

Bus, minibus or coach

4%

Taxi

0%

Motorcycle, scooter or moped

3%

Driving a car or van

59%

Passenger in a car or van

4%

Bicycle

8%

On foot

20%

Other method of travel to work

2%

Total

100%

Table 3.3 demonstrates that 59% of people will travel to work from the site via the private
Fig 3.5: Method of travel to work - residents (Census data 2011)
car, with only 4% using public transport. However, the table shows that 28% of people travel
to work via active models of travel including via foot or by bicycle.
Car ownership has also been assessed using the 2011 Census information. Information has
been extracted from ‘Accommodation type by tenure by number of rooms by car or van
availability’ from the East Cowes area which is where this site is located. The data has been
summarised in Table 3.4 and includes the car ownership for houses and for flats.
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Section 04 - Development Opportunities
4.1 East Cowes Town Centre
Challenges to East Cowes Town Centre
The condition of the town centre has been covered
in a range of historic documents including in the
four documents covered in the previous sub-section.
In addition to the work above, in 2009 a Town
Centre Health Check Study was commissioned by
IWC which succinctly captures its role and status:
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‘East Cowes primarily serves as a local centre
for resident population (4,836). The town centre
does not attract the level of tourists as its neighbour,
Cowes, despite the number of attractions located
nearby (e.g. Esplanade, Classic Boat Museum
Gallery, and Osbourne (sic) House). This is
evident in the type of retail and leisure offer which
comprises mainly convenience retail, café and
personal services.’
The 2021 updated town centre health check was
carried out as part of a Retail Study (2021). This,
as with the 2009 report noted that the majority of
town retailers are local which is characteristic of
smaller settlements. Waitrose, Coop, and Lloyds
Pharmacy represent the only existing multiples.
Leisure uses in the town centre are limited to a
library and heritage centre and a single public
house.

The 2009 survey of the environment on key
shopping streets showed a lack of maintenance of
the public realm. Since then some improvements to
public realm have been carried out and additional
proposals considered as part of potential funding
by the Local Enterprise Partnership (LEP). It said
that East Cowes could benefit from a greater mix
of town centre uses, particularly for leisure. The
limited amount of comparison retailers suggested
that the majority of residents shop for comparison
goods in other centres such as Newport.
The 2021 health check also noted that:
‘East Cowes continues to serve most local needs and
displays reasonable levels of vitality and viability.
The centre provides a good range of convenience
goods and retail services, but its financial and
business service provision remains relatively
lacking. Though the provision of comparison goods
units falls below the national average, we consider
that the present offer is appropriate for its size and
role of the centre. There is good representation by
independent operators within East Cowes and the
centre provides a reasonably clean and attractive
environment. Since 2018, the vacancy rate within
East Cowes has marginally increased but it remains
below the national average.’

The Red Funnel East Cowes Regeneration Design
and Access Statement (2015), noted that key areas
of the town centre needed to be regenerated and
key elements were the resolution of traffic issues
in the town centre and overall improvement of the
town centre and waterfront. It noted that the town
centre had poor public connection to the waterfront
due to privately owned employment sheds and
offices, as well as Red Funnel’s marshalling area
on Trinity Wharf.
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Red Funnel Ownership
Current Area of Operations (currently
under development/ improvement)
Trinity Wharf Opportunity Site * - used as
marshalling yard during Study but with consent to
develop.
Phoenix Yard Opportunity Site ** -used as
marshalling yard during Study but with consent
to develop.
Isle of Wight Ownership
Columbine/Venture Quay Opportunity
Site
Esplanade Opportunity Site - leased to East
Cowes Town Council
Albany Road South Opportunity Site
(including Barrack Site)
Albany Road North Opportunity Site
Maresfield Road Opportunity Site
Well Road Car Park Opportunity Site
Southern Water Services Ownership
Albany Green/Southern Water Opportunity
Site

X

Photograph Locations
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4.2 Opportunity Sites
Key Sites
This section identifies the five relevant sites
controlled/ owned by the council. They are
identified below and include a brief discussion of the
type of development that could be accommodated
on the sites.
Venture Quays, Columbine & Prom Buildings
(including Classic Boat Museum Gallery (1.6ha)
This waterfront employment site includes Venture
Quays, the Columbine Building, the Prom Building
(on stilts), and open land for which the council
has a long leasehold. The Columbine Building is
comprised of industrial premises occupied by the
Wight Shipyard within the main shed and some
auxiliary office and light industrial floorspace. Part
of the auxiliary space is occupied by the Classic
Boat Museum Gallery.
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The adjacent waterfront land is located at the
beginning of the Esplanade and referred to as
Albany Green. Part of the area is owned by
Southern Water for which the council has a 999year leasehold interest.
The Columbine Building has capacity to expand the
employment footprint in East Cowes through more
54

efficient use of the premises including enhancement
to the shed and The Gallery. Wight Shipyard is a
key East Cowes employer who is keen to expand
and make better use of the site. There is an
aspiration to invest in the quay apron’s infrastructure
including a crane with greater capacity. On the
northern side of the Columbine Building is the Prom
Building (an older building on stilts) that is in poor
condition, but could be incorporated into the overall
enhancement of the site and the wider area.

Albany Road South (0.20ha)
Albany Road has been split into north and south
parts. Albany Road South has the vacant, locally
listed Victoria Barracks, an open yard and several
other historic buildings. The historic buildings
are attractive and should be part of the site’s
redevelopment as this will reinforce the identity of
the area and highlight a local landmark building.

As part of the council’s acquisition of the site from
Homes England, the site (excluding the historic
Close to the Prom Building is the Southern Water Victoria Barracks) has previously been earmarked
land which is used for public toilets and open for residential development.
space. The toilets could be redeveloped as part
of a wider regeneration effort. The site’s proximity Whilst the site is not waterfront, its proximity to it
to Albany Road means that there could be an and to Venture Quay provide scope to complement
opportunity to consider how the site could be waterfront activities (including community uses
deployed, to enhance both the Venture Quay site such as water sports). The Victoria Barracks
could be repurposed for a range of commercial
and the Albany Road sites.
(e.g. innovation hub/ offices) or accommodation
The overall opportunity at Venture Quay is to (including hostel/ hotel-care/ community). The
enhance the existing premises to more effectively yard could create an attractive public space that
commercialise the site, where appropriate, and to could work well with the existing public open space
improve the surrounding public realm for community along the esplanade and potential waterfront
use/ food and beverage that is consistent with community uses associated with an enhanced or
other potential improvements to the Esplanade new slipway.
(discussed below).
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In terms of re-use of the existing buildings no
structural survey has been undertaken. There little
evidence of potential re-use other than employment,
storage. However additional work will need to be
carried out to understand the structure and lifespan.
Initial stakeholder engagement also suggested
the building could be used for a visitor attraction
space, though more no detailed work and business
Albany Road North (0.44ha)
Albany Road North is contiguous with Albany Road case will need to be considered if this is taken
South and is comprised of a low-level commercial forwards as an option (as with the alternative of
building that is currently occupied by Teemill who Trinity Wharf).
is a sustainable clothing manufacturer. The site’s
redevelopment would need to be consistent with Maresfield Road (0.86ha)
any plans which are developed for Albany Road The site is a cleared development property
currently used as a car park. The site is not level
South and Maresfield Road.
which would make it expensive to redevelop as
As part of the council’s acquisition of the site an employment site. It is allocated for housing
from Homes England, the site is earmarked for development and could be suitable for an extraresidential development. The site could be used care home or residences. There could be some
for small scale industrial/ light industrial and studio limited potential for some commercial uses along
type uses that complement Albany Road South, the Maresfield Road although we have not modelled
Columbine Building and the rest of Venture Quay. this scenario. Development of the site would
These premises could be attractive to marine-related need to be sympathetic to the other sites given its
SMEs including boat building or marine-related proximity.
clean technologies. It could also be developed
for residential use (consistent with the surrounding
neighbourhood).
Comprehensive redevelopment of the site along
with Albany Road North provides sufficient scale
for a range of uses. There are also potential
synergies between the site and Venture Quays and
the Maresfield Road site which sits to the east and
which is below.
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Esplanade Site (0.26ha)
This waterfront site is inappropriate for significant
development but could form part of an overall
plan for regenerating the area through improved
public realm, enhanced waterfront access for the
community and premises for food and beverage.
This could complement development on the Albany
Road and Maresfield Road sites. It could also help
draw visitors to the East Cowes waterfront area
and encourage further exploration of the stretch of
waterfront from the mouth of the River Medina to
The Solent.
Given the limited access and activities on the
waterfront in East Cowes, the Esplanade could be
appropriate for an enhanced/ new slipway which 55
could provide access to the community for water
sports or other water-related leisure activities.
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Redevelopment Potential at Red Funnel’s Trinity
Wharf and Phoenix Yard Sites
Red Funnel owns two sites related to its current
marshalling yard operations but which will
become available when its new marshalling yard
is completed. These are Trinity Wharf and Phoenix
Yard. (Red Funnel’s ferry terminal and future
marshalling yard will form a significant part of the
East Cowes waterfront but are not considered in this
report since their development is well-progressed.)
Red Funnel’s third site is the Well Road Car Park.
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Phoenix Yard (0.20ha)
Phoenix Yard is also part of Red Funnel’s former
marshalling operations and sits across Castle
Street from Trinity Wharf. Whilst not a waterfront
site, its proximity to Trinity Wharf means its
development should be sympathetic to the other
site’s development.

Phoenix Yard is a pivotal site because it is located
close to the chain ferry, the Red Funnel terminal,
the town centre and across from the entrance to the
extensive GKN Aerospace premises. The site is
Trinity Wharf (0.43ha)
likely to be most suitable for residential or hotel use,
The site represents a key opportunity for East Cowes. although it is subject to flooding risk so small scale
Whilst it remains a Red Funnel marshalling yard until retail/ employment uses would be appropriate.
its new yard is ready, its waterfront access means
it could be used for marine-related employment. Well Road Car Park (0.13ha)
Its prominence and proximity to the ferry suggest The site is currently used for public car parking. It
it could accommodate a visitor attraction or be is adjacent to Waitrose and King’s Square. The
suitable for a mixed use approach.
site sits along the main vehicular route away from
the Red Funnel ferry operations. Redevelopment
Given the site’s importance and potential, detailed or enhancement of the site provides scope for
site investigations should be undertaken at the improving both Well Road and the wider town
appropriate time, to determine the costs involved centre. There are potential synergies with Waitrose
with various options for the site including the and King’s Square.
modernisation and enhancement of the existing
wooden quay and establishing suitable access to
the River Medina if deemed appropriate.

The site is currently used as a surface car park. We
have identified a development opportunity if the site
were deemed surplus to requirements and this could
be determined as part of a comprehensive parking
review of the town centre. The site would lend itself
to redevelopment for apartments and ground floor
commercial uses such as a café. Ground floor uses
could activate the site with retail such as a café that
fronts onto King’s Square and could help to create
a more cohesive town centre. This would also help
contribute to town centre vitality by increasing local
footfall.
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East Cowes Regeneration
Economy and Market Study

Table: Key Development Sites in East Cowes Waterfront and Town Centre

4.3 Conclusions

Site

East Cowes Location

Size
(ha)

Potential Uses

Venture Quay, the Columbine and
Prom Buildings

Waterfront

1.60

Albany Road South

Proximity to waterfront

0.20

Albany Road North

Proximity to waterfront

0.44

New or enhanced employment accommodation in
Columbine Building; new infrastructure to increase
commercial attractiveness and capacity of quay;
improvements to public realm including new food
and beverage use (restaurant/ café) on toilet block
site.
Employment (innovation hub/offices) or mixed use
comprised of hostel/ hotel with training centre.
Employment (small scale industrial) or residential

Maresfield Road

Peripheral to waterfront

0.86

Esplanade

Waterfront

0.26

Trinity Wharf

Waterfront

0.43

Phoenix Yard

Proximity to waterfront

0.20

Well Road Car Park

Town Centre

0.13

North Quarter

There are several documents and masterplans that
cover the East Cowes Town Centre and waterfront.
They have been used to attract inward investment,
generate new employment, achieve greater footfall,
improve the public realm and create better links
between the Town Centre and waterfront.
Eight sites were assessed for their development.
Five of the sites (Venture Quay, Albany Road North
and South; Maresfield Road and the Esplanade)
form the North Quarter. The other sites are closer
to the town centre and are critical for overall town
centre improvement and to more effectively link the
town centre to the waterfront through a range of
new development and public realm enhancements.
These are Trinity Quay, Phoenix Yard and Well
Road. Amongst the eight sites are two critical
waterfront sites; (1) Venture Quay including the
Columbine Building and (2) Trinity Wharf. These
sites present the council with the best opportunities
to increase the potential for economic change.
Given the clustering of the sites, their development
needs to be co-ordinated and their uses considered
as a whole. We believe that the sites have the
scale and economic potential to deliver positive
change to East Cowes.

The site should be complementary to development
on Albany Road. Given levels changes, extra care
housing/ residential is most appropriate.
Enhanced public realm to create synergies with
Venture Quay and Albany Road. Potential for
enhanced water-based community uses through
existing or new slipway. Potential to attract more
residents and tourists for exploring the waterfront
area, linked to new restaurant and enhancements
to Albany Green.

Town Centre Sites

Source: Savills (2021)

Employment (potentially marine-related) or mixed
use comprised of Leisure/ cultural or hotel use,
small scale commercial/ employment, and an
element residential and some limited employment
floorspace. Marine employment will be subject to
structural integrity of apron pontoon area.
Mixed-Use (hotel and food and beverage that is
complementary to Trinity Wharf) or residential/ with
ground floor commercial opportunity. Large scale
employment alternative unlikely due to proximity of
residential uses unless small scale units.
Retain as a town centre car park with potential for
some additional public realm improvements/
wayfinding signage. Alternative opportunity for
residential with potential for café on the ground floor
fronting onto King’s Square, subject to wider
parking study for East Cowes Town centre.
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Section 05 - Economic Review
5.1 Key drivers
Savills has undertaken an East Cowes Economic
Regeneration Economy and Market Study (July
2021). The following is a summary of the
conclusions assessing the relevant key economic
drivers and assumptions that have influenced the
masterplan scenarios tested.
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Analysis shows that the Isle of Wight’s population
and employment levels are expected to remain
flat. Wages and skill levels are relatively low.
The report considers potential occupants for new
employment premises in East Cowes. It notes that
the human health and social work sector is the
largest economic sector in the Isle of Wight and is
expected to grow. The administrative and support
and professional, scientific and technical sectors
are also expected to increase.
Other potential drivers of economic growth and
demand for premises in East Cowes include
renewable energy; composite materials and their
application in marine technology; traditional marine
and maritime sector activities; aerospace; tourism;
engineering and advanced manufacturing; and
green/ clean technologies. There is also a range
of successful companies on the island and in East
Cowes that could occupy new premises.
The property market analysis section demonstrates

that there is a limited number of commercially
attractive employment premises in East Cowes.
Whilst the area has the highest concentration of
industrial premises on the island, this is primarily
due to the presence of large owner-occupied
premises. The office and hotel/ tourism property
sectors are underdeveloped.

opportunity for East Cowes. The option of living
and working remotely from locations like East
Cowes is becoming more feasible. The trend
could make the development of local small-scale
employment accommodation for residents more
feasible. This could cater to residents who can
work locally most of the time and travel to the
mainland intermittently as required. The council
The report considers the impact and implications plans to develop and manage new workspaces
of the Covid-19 pandemic on the East Cowes to accommodate SMEs and other workers in line
economy.
The Isle of Wight is particularly with these emerging work patterns.
vulnerable to the pandemic due to its older
population, its relatively high dependence on We recommend linking the range of demand
seasonal employment and high level of deprivation drivers to the development opportunities at the
in some areas. The sites considered in this report eight sites. Key existing drivers include:
could help East Cowes and Isle of Wight respond • Tourism
to the difficult economic circumstances.
• Renewable and sustainable energy linked to
wind energy and boat propulsion
The East Cowes Town Centre was struggling • Boat and ship-building
before the pandemic but the report identifies ways • Composite materials and their application in
to reinvigorate it. The town centre also benefits
marine technology
from numerous local businesses rather than larger • Aerospace
multiples, making them relatively more resilient to • Health and social work sector
recent changes in retail. We also recommend
extending the range of uses such as introducing Key employers operating on the Isle of Wight in
leisure uses, new dwellings and hotels. The sectors such as marine and maritime, aerospace,
change in work practices and preferences towards composites, renewables, as well as officeremote and flexible working could also be an based activities and tourism-related events and

client base.
4.3.14.

4.3.15.

Economy and Market Study

Within a year of its 2017 opening, Ascensos’ Isle of Wight contact centre was awarded ‘Europe’s Top
Contact Centre Support Team’ at the European Contact
Centre
and Customer
Service
Awards12
4.3.20.
Vestas
is expanding
its footprint
by. Ascensos
extending its premises onto an adjacent site.
13
is one of the Isle of Wight's biggest employers with capacity for 400-seats .

Table 4.5: MHI Vestas Financial Performance, 2018/19-2019/20
The company’s Isle of Wight offices are in a building in which the council has a long leasehold.
2018/19

2019/20

% Change
(2018/192019/20)

£59,129,000

-64.2%

£4,312,000

26.3%

Table 4.4: Ascensos Financial Performance, 2018-2019
2018

2019
Turnover

Turnover

£27,306,000

Operating
Profit
£29,950,000
East
Cowes

Operating Profit

-£489,000

% Change
£165,298,000
(2018-2019)
£3,415,000
9.7%
Regeneration
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Economy
and Market
£189,000
Source:
MHI Vestas
OffshoreStudy
Wind UK 138.7%
Ltd Annual Report and Financial Statements, Year Ended 31 March 2020, Companies

House
Source: Ascensos Limited Annual Report and Financial Statements Year Ended 31 December
2019,approaches
Companies House
Pioneering
to climate change adaptation and decarbonisation

 The UK’s capital of coast renaissance
A thriving visitor, creative and cultural economy
Gurit (UK) Limited
Vestas Technology UK Ltd
 Developing a world-class talent base
East Cowes Regeneration
 An outstanding business environment
destinations also
play
an
important
role
in
the
4.3.21.
The
is a wellbeing
leading supplier
of advanced
company
Health and
at the heart
of economic success
Economy and Market Study
4.3.16. Vestas principally deals in the marketing, sales,
composite material destined for the global wind
local economy. Changes
to their
outlooksofhave
construction
and maintenance
offshore wind
energy,
marine,
transportation,
industrial
andRole in Driving Growth
4.3.
Largest
Employers
Have Potential
for Key
4.6: Gurit
Performance,
2018-2019
turbineFinancial
installations
in the UK. impact
Vestas employed
the potential toTable
positively
and
negatively
automotive markets. Gurit UK employed 136
187 people in 2019/20.
2018 events
2019people
Change
4.3.1.
This
section presents%key
companies operating across different employment premises sectors including
in 2019.
the economy. Key employers
and tourism
(2018-2019)
manufacturing, offices and tourism/ leisure. Whilst Red Funnel is one of the key employers on the Isle of
include:
4.3.17. Vestas is continually developing
more advanced
Turnover
£39,881,000
-24.0%
4.3.22.£30,302,000
Although
there
wascurrent
a reduction
in gross profits
in are known and they are unlikely to seek additional
Wight,
their
accommodation
needs
machines
to
remain
competitive
and
retain
its
• GKN Aerospace
Services
Limited
2019,accommodation
there was anin improvement
in operating
East
Cowes.
Therefore
the
company is not presented in their section.
Operating position
Profit
£1,623,000
£2,482,000
52.9%
as the leading manufacturer
of wind
margins. The company will continue to seek
• BAE Systems Plc
turbines.
opportunities
the market
through
Source: Gurit (UK) Limited Annual Report and Financial Statements Year Ended
31 Decemberin2019,
Companies
Houseidentifying new
• Ascensos Limited
markets and new applications for its products. The
4.3.18. The company noted that it will be impacted by the
• MHI Vestas OffshoreGovernment's
Wind Limited
company
is undertaking
R&D to develop
new and
GKN
Aerospace
Services
Limited
attitude towards renewable energy
Source:
islandecho.co.cuk
Source: countypress.co.uk
improved products and processes. In 2019, 60% of
Wight Shipyard
Company
Limited
• Gurit (UK) Limited
and wind power
regeneration,
but renewable
turnover was attributed to wind energy followed by
energy targets
by the government suggest that there is limited risk that the industry would suffer a downturn.
• Wight Shipyard Company
Limited
4.3.2.its marine
GKN business
Aerospace
is a global aerospace
(39%).
The effects of Brexit is identified as a potential limitation to retaining and recruiting technically skilled
company with market-leading positions
4.3.25.
Shipyard
Co (WSC)
is Europe's leading
• Cowes Week
and Wight
the
Isle
of
Wight
employees
from
other EUFestival
countries and delays the movement of components to the UK. The coronavirus
by risks
technological
innovation,
high speed craft and aluminium ship builder and 4.3.23. The driven
principal
facing the
companyadvanced
arise from an uncertain economic outlook and difficult trading
pandemic is expected to have a limited impact on the business, but there may be interruptions and delays
processes
and engineering
excellence.
is located in the Columbine Building on Venture
conditions.
The company
manages these
risks by establishing new customers, aiming to develop new
in the installation and service of wind turbines.
GKN's
aerospace
technology
usedat the forefront of innovation and remain competitive. The
Future economic drivers
opportunities
for East
Quayand
in East
Cowes. WSC builds,
repairs and
markets
and investing
in R&D
in order to is
remain
throughout theadditional
aerospace
industry: from
aluminium
vessels for
high speed
company
unpredictability
Cowes will build
on refits
existing
strengths
in the
marine
4.3.19.
The company
is located in Newport.
After securing regulatory
approvalidentified
in December 2020, Vestas
bought due to the pandemic and measures have been taken to
high-use
single aisle
aircraft
to
the
world's
passenger ferry, tourist boat, windfarm support
secure
raw
materials,
and
continue
the
uninterrupted
supply to key customers. There is also uncertainty
MHI’s
entire stake in the offshore wind turbine outfit to merge it back into the group14. The merger resulted
and maritime to extend
to:
passenger
and luxury yacht markets in the UK and overseas.
as tolargest
the effects
of Brexit. planes, business jets,
in approximately 10 redundancies in the Isle of Wight.15
helicopters and the world's most advanced
WSC employed
34 peopleenergy
in 2019. and
• Clean growth (including
renewable
4.3.24. In December
2018,The
the company
announced
fighter jets.
principal activities
of the
thedivestment of its composite component operations in the
clean/ carbon
neutral/
zero
emissions
activities
4.3.26.
WSC followed its 2016 delivery of Red Funnel’s
UK (located
in the
of Wight
and Hamble)
which led to six redundancies16.
company
are Isle
in aero
structures
and special
12 https://www.ascensos.com/customer-contact-centre-locations/england/
business activities)
41m fast ferry Red Jet 6 with two new 32 metre
products manufacturing operations.
13 Ibid
high
speed
craft
for
London’s
MBNA
Thames
Source: gknaerospace.com
14 https://renewablesnow.com/news/vestas-takes-over-mhi-vestas-offshore-wind-724606/
• New tourist activities
Source: cjrprop.com
4.3.3.
GKN Aerospace's continued investment in
Clippers. The two new 172 capacity passenger
15 https://www.countypress.co.uk/news/19042207.isle-wight-workers-hit-vestas-redundancies/
• Continued growth boats,
in health
and
socialin London’s
work port and transport infrastructure,
technologymarked
led to several
a £6.3 million
investment
a recordachievements
in being the in 2019, such as strengthening its position as a key partner to
several
blue-chip
such
as Airbus in relation to advanced composites and R&D activities. With
largest fast ferry order for a UK shipyard in over 20 years.17 The
Mercury
Clippercustomers
and Jupiter
Clipper
sector
the July
support
of Melrose
Industries
parent company), over £50 million was committed to new
entered
service
in 2017,
having
taken 10 months to build and creating
over2021
75 new
jobs across
the Isle(GKN's
of
37
of Wight
Council
& Red
Funnel
Ltd
• New, high Isleskilled
office-based
activities,
16 https://www.countypress.co.uk/news/18233906.gurit-sale-leads-six-job-losses/
investment in productivity across its key European and US facilities, including Bristol, Cowes, and
Wight and London.
including opportunities for start-up and flexible
Portsmouth in the UK.
4.3.27.
The
delivery
of
the
two
clippers
was
followed
by
an
international
order
for a 39 metre vessel, the third for
space to include home workers.
Isle of
Wight Council
& Red Funnel
Ltd
Julyand
2021
18
4.3.4.
GKN
two for
facilities
in East Cowes (Falcon Yard
Osborne sites) and they38
design,
the shipyard in as many weeks . At the end of August 2017, Red FunnelAerospace
confirmed has
an order
a second
manufacture,
repair high
performance structures and systems which employ the company’s
41 metre high speed passenger ferry (Red Jet 7), followed soon after
by an order test
fromand
Scotland’s
Jacobite
19
competencies
in
major
assemblies
and
composite structures for the global aerospace market.4 The sites
Cruises for a 21m day cruise catamaran for Loch Ness .
supply customers including Airbus, Lockheed Martin, Boeing, Bombardier 5, Triumph, BAE and Leonardo.
4.3.28. More recent orders secured by WSC in the last few years include:
 Two 37m ferries for Ultramar, the largest ferry operator in Mexico (2019)
 Delivery of four vessels for Malta’s Captain Morgan Holding which is one of that country’s largest tourism
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5.2 Economic Context

In summary, the Isle of Wight population and
employment is forecast to fall over the period to
2036. This is in contrast to the Solent LEP, the
South East region and the UK, where the population
and number of jobs are expected to increase in the
same period.
The Isle of Wight has a relatively lower employment
rate. In 2020 it also had a higher unemployment
rate than the comparison geographies.
The average weekly pay on the Isle of Wight for
both full-time and part-time workers was significantly
lower than the other geographies.
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On average, residents of the Isle of Wight have
lower skills and qualification levels. Regarding
professional occupations, the proportion of workers
in the sector is low. The Isle of Wight has a higher
proportion of people working in skilled trades and
social care, leisure and other service occupations.
Lower skill levels and lower proportions of people
working in professional occupations is associated
with lower wages.
The Isle of Wight’s relative demographic and
economic under performance is consistent with other
similar seaside and island communities, where a

significant element of the economy is characterised
by seasonal work and low-wage economic activity.
Such places have similar challenges and in this
regard the Isle of Wight is not an outlier when
compared to such locations.
Key employment sectors in the Isle of Wight are
human health and social work, wholesale and
retail trade, accommodation and food service and
manufacturing sectors. There is growing demand
for health services as the population ages and more
people move to the island for retirement. Tourism
is also an important driver for the local economy
as is the marine and maritime sector, composites,
defence and renewables. Employment in the
marine sector was 450 in 2019.
GVA on the Isle of Wight is expected to increase
at an annual rate of 0.2%. This is a comparatively
low rate. The human health and social work sector
accounts for the highest share of GVA amongst the
industrial sectors on the Isle of Wight.
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5.3 Property Market

A key challenge for East Cowes and for much of
the Isle of Wight is the low commercial rents which
do not act as an incentive for new speculative
development. New development is likely to be
driven by owner-occupiers who want to expand
their existing premises, or through subsidy provided
by the local authority or the Solent LEP.
Whilst the island’s hotel sector is of significant size,
the Medina Valley and East Cowes in particular
have relatively small roles. East Cowes only has
two small-scale hotels although there were two
historic proposals for upscale hotels along the
waterfront. One proposal was initially associated
with the 2006 East Cowes masterplan promoted
by the Cowes Waterfront Initiative and part of a
mixed use development that included the Columbine
Building. The other proposal was for a hotel on
Trinity Wharf.

Square Feet

East Cowes Regeneration
Net
The Isle of Wight’s property market has a modest Table:
Economy
andabsorption
Market Studyof industrial floor space comparison
level of commercial activity primarily focussed in
Newport but also scattered around the island. Figure 5.4: Net Absorption
Activity in both Cowes and East Cowes is limited,
70,000
although there are several significant clusters
60,000
of industrial premises including some on the
50,000
River Medina. East Cowes’ property market is
40,000
characterised by limited stock and activity.
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Source: CoStar (2021)

5.4.

Hotel Sector is a Development Opportunity

5.4.1.

The Isle of Wight’s hospitality and tourism sector is an important part of its economy, as detailed in Section
4.

5.4.2.

Table 5.3 presents some key hotel metrics for the different geographies in the Isle of Wight. Whilst the
island’s hotel sector is of significant size, the Medina Valley and East Cowes in particular play a limited role.
East Cowes only has two small-scale hotels although there is an upscale hotel proposed on the waterfront.

Table 5.3: Key Hotel Metrics
Geography

Isle of Wight

Medina Valley

East Cowes

Existing Properties

123

16

2
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5.4 Covid 19 implications
Revitalisation of the East Cowes Town Centre Key
to Recovery
Even before the pandemic, town centres like East
Cowes had been experiencing considerable
financial pressures. It points to a need to find
solutions so that town centres remain relevant and
vibrant places that draw residents and businesses.
The combination of e-commerce growth and the
need to close businesses and social distance,
created significant disruption to town centres and
particularly retail. The pandemic reduced the
flow of people who come to town centres but also
reduced the number of workers accustomed to
making retail purchases throughout the day. The
The challenges of the pandemic and the challenges facing retail are expected to continue.
opportunities presented by the sites covered in
this report, present the Isle of Wight and the East Re-purposing redundant retail provides a significant
Cowes community with the means to improve its opportunity to breathe life back into town centres.
economic performance. The East Cowes Town After the pandemic this will be more important than
Centre would benefit from strategic investments on ever. Whilst shopping will continue to play an
the subject sites which reflect the recommendations important role, a re-think is needed to figure out
in this study. Also, the provision of new flexible how town centres can maintain their relevance.
office accommodation could be part of a wider The solution to the current challenge to town
offer that helps to attract and retain new, high centres will be a key growth driver in the coming
skilled residents. It could also provide an increase years. Savills finds that an increasing proportion of
disposable incomes are spent on activities outside
in Red Funnel ferry custom.
of shopping including drinking, dining and leisure
activities such as gyms and cinemas. Town centres
Isle of Wight is Vulnerable to Impacts of Pandemic
This section presents research on the implications of
the Covid-19 pandemic for the economy and East
Cowes. The Institute for Fiscal Studies’ report on
the geography of the pandemic identifies the Isle
of Wight as particularly vulnerable. This is due to
its older population, its relatively high dependence
on seasonal employment linked to tourism and
hospitality, and the existing pockets of deprivation.
This underlines the importance for the Isle of Wight
in attracting investment that helps it to respond to the
changing and increasingly challenging economic
circumstances brought about by the pandemic.
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that provide opportunities to engage in activities
beyond shopping are more likely to thrive.
Another key opportunity to invigorate town centres
is through the introduction of new housing. This
can be accomplished through the careful strategic
conversion of existing premises, such as obsolete
commercial premises or by developing available
brownfield land. In addition to traditional forms
of housing, there are other forms that contribute
to the vitality of town centres. Home-working is a
growing trend and the creation of new dwellings
that accommodate these activities will generate
more town centre activity and spend.
Retirement living and hotels can also help revitalise
town centres. Both increase overall footfall and
spend. Retirement living also introduces an active
constituency that can play a meaningful role in the
life of a town centre. Older people drive demand
for goods and services that other town centre
residents and visitors may be less likely to seek out
(or to seek at different times during the day). Hotels
are also drivers of town centre activity and not
only draw tourists and business travellers but local
workers and residents who use hotels for meetings,
dining and recreation.

EAST COWES

Local authorities can also have an important role • confidence in digital connectivity and a growing
in the revitalisation of town centres. They are wellremote workforce
placed to holistically address town centre issues • ‘third spaces’ managed by flexible working
and they can leverage their land holdings. They
providers or corporates themselves are likely to
can use their land to bring forward new homes
become significant elements in the post-Covid
and to intensify activity in the town centre. This is
real estate landscape
typically achieved with the capital and experience
of development partners.
Another Savills survey indicates that some occupiers
are considering a ‘hub and spoke’ model - retaining
Changing Work Patterns Provide Economic a city centre headquarters along with satellite offices
Growth Opportunities
in the suburbs. Interest in the new configuration
This section covers the consideration of office is the spreading of risk to companies’ operating
premises coming out of the pandemic. It is based structure and cost reduction. Also, employees can
on Savills in-house research.
benefit from shorter commutes, more access to
outdoor space and better air quality.
Improvements in telecommunications make it easier
for employers and employees to adopt flexible These new office configurations focus on providing
working practices. Young people, being adept suitable workspace amenity that combines the
with technology and willing to adopt non-traditional benefits of a conventional office (such as social
forms of working, are driving the trend towards interaction) with the convenience of working closer
flexible working.
to home. Workthere’s ‘What Co-workers Want’
Report (2019) highlights other important office
Savills flexible workspace provider Workthere, features for flexible offices such as quiet spaces,
in its ‘The Office of the Future’ report, found that breakout areas, a staff restaurant or café and
for 83% of university students, flexible working is greenery.
important. The report found:
• increased acceptance of a ‘work-anywhere’ The hub and spoke model and/or new flexible
approach
offices hold potential for the Isle of Wight and
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East Cowes. More office workers are seeking
homes outside of city centres in more ‘liveable’
locations such as the Isle of Wight. Premises on
the Isle of Wight which accommodate their work
needs for part of the week could be commercially
attractive. Also, the need for new residents on the
Isle of Wight to continue to physically visit their
headquarters’ office on the mainland could also
potentially increase the use of the Red Funnel ferry.
IWC intends to set up flexible offices that could
meet the needs of local SMEs who require premises
as well as for remote workers. IWC with New
Forest District Council, secured funding from the
European Regional Development Fund (ERDF) for
its ‘Rural Productivity Hub and Spoke’ bid. The
IWC intends to refurbish a building in Northwood 63
for co-working and small offices for SMEs or remote
working. IWC would use the premises to support
local SMEs. Once the initial premises is established
in Northwood, IWC could seek out locations for
satellite offices including in East Cowes.
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5.5 Business Clusters
This section outlines the opportunities and
challenges associated with creating marine clusters
and other similar clusters. Some of the difficulties
are exemplified by the experience of the Marine
Employment Quarter in Southampton, which has
failed to attract investment because it does not
provide the requisite infrastructure to attract the
target occupiers who are unwilling to underwrite
the required investment.
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However, Oceansgate in Plymouth provides
an example of a marine cluster that is attracting
new and emerging businesses within the marine
sector, specialising in R&D, MAS, advanced
manufacturing, innovative engineering and clean
growth. The proximity of Oceansgate to the Marine
Business Technology Centre allows for R&D support
for high-tech marine SMEs in the local area.
In terms of clean growth/ green energy, it should be
noted that these clusters are difficult to create from
scratch as explained by the Climate KIC report.
Another approach is to provide incentives to existing
businesses and to build on the existing strengths
in the local area with the hope of expanding an
existing cluster. Another key factor is the provision
of incubator spaces for SMEs/ start-ups that offer
flexible lease terms and quality amenities.

Although Hertfordshire Innovation Quarter is
Without the appropriate infrastructure in place,
focused on agri-tech rather than the marine sector,
potential occupiers may not view the location
it is an example of how incentives can be used to
as commercially attractive for them. This was
promote the co-location of businesses operating in
the source of the difficulties experienced at the
similar sectors, such as the marine/ clean growth
Marine Employment Quarter in Southampton.
sector. Furthermore, the Rothamsted Agri-Tech • Accessibility for a well-educated and skilled
Business Centre within HIQ, provides a model of
worker population. This is enabled by being
supporting SMEs/start-ups through different stages
close to conurbations and well-connected
of growth on the same site.
by public transport and road/ motorway
networks. The new CECAMM and nearby
Overall, key factors to create a successful cluster
universities in the Solent could play a part in
include:
this on the Isle of Wight.
• An anchor tenant that can act as a catalyst which
encourages other similar or complementary
businesses to locate. A large early commitment
from such a tenant can underpin additional
project financing, begin to build critical mass
and encourage other similar businesses to colocate. This can be seen with Princess Yachts
International at Oceansgate in Plymouth.
• Partnerships with institutes and universities.
Examples of this include the Marine Business
Technology Centre at Oceansgate in Plymouth
and the partnership with Rothamsted Research
and the University of Hertfordshire at HIQ
• Infrastructure that meets the operational
requirements of the target business sector.
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5.6 Principles to be considered
Masterplan principles that should be applied to the
eight sites include:
• An emphasis on a flexible, mixed-use approach
to development
• Provision of new and enhanced amenities
accessible to the community
• Quality of built environment that is essential
to attract investment and draw in potential
employers/ investors
• Public realm enhancements that create
cohesiveness for the town centre and waterfront
area
• New infrastructure investment
• The Council as landowner has a role in reducing
development risk
65
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Section 06 - Masterplan Scenarios
6.1 Opportunities
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Development Opportunities Across the Eight
Masterplan Sites
This section sets out the key economic development
opportunities for East Cowes and matches them to
the eight sites identified. The potential economic
opportunities identified are:
• Growth of the existing business sectors in East
Cowes and the Isle of Wight across office and
industrial/ light industrial activities
• New potential growth drivers that also require
offices and industrial/ light industrial premises
• Hotel/ leisure/ visitor attraction/ community
uses
• Social care/ extra-care housing opportunities
linked to an aging population
• Residential (although the sector is not analysed
in this report)
Any new development would need to be of high
quality and distinguish itself from the existing built
environment. Some sites could accommodate a
range of different uses. Therefore a mixed use and
flexible approach is recommended.

The eight sites are arranged in a North Quarter
cluster and a Town Centre Grouping. Given the
spatial relationship between sites in their respective
groupings, decisions about the uses on each
site should be considered holistically and not in
isolation. New development on one site should be
complementary with development on nearby sites.
This is particularly important in the East Cowes
context due to the spatially fragmented parts of
town centre and the limited public access to the
waterfront.

Overall, there is a need for a flexible approach
to the development so that whilst an employmentled option may be appropriate, it may be best
to bring it forward within a mixed use context in
which complementary uses are included.

The development potential for each of the eight sites
is considered in detail. Some sites such as Trinity
Wharf, Phoenix Yard or the sites on Albany Road,
could be part of an employment-led approach
and a mixed use-led approach. At the end of the
section, two high level scenarios are presented
Development plans need not only correspond across where uses are recommended for all the sites. The
the sites within each grouping, but also between potential employment benefits for the two scenarios
the two main site groupings. If, for example, the are also presented.
North Quarter cluster is considered better-placed
for an employment-led approach, it would be
more appropriate for the Town Centre grouping
to be oriented towards a mixed use approach that
could include a hotel, extra-care housing and some
limited employment or retail uses. There is unlikely
to be sufficient demand for the two groupings to
both be brought forward for employment.
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6.2 Key Masterplan Principles
Given the town centre context, the range of potential
uses, and the risk of development in a location with
low development values, consideration should be
given to mix of development uses. Development
values could be underpinned by residential or extracare housing development, which could subsidise
the riskier elements of a scheme such as employment
and tourism-related premises. The economic and
financial benefits of a mixed use approach to
development include investment diversification, riskreduction and synergies between uses. Also, there
is more likely to be extended hours of on-site human
presence which enhances security and extends the
hours for economic activity.

environment that draws in potential employers/ creating a more attractive development context.
investors, residents and tourists who will spend. There is currently a range of public funding sources
Distinctive design that raises the general standards that support regeneration.
in the area will raise aspirations.

New and enhanced amenities to provide an
environment that is attractive to potential employers/
investors, visitors, and local residents from other
parts of the island. This could include new food and
beverage spaces, a hotel and possibly some new
retail or leisure premises. This would generate new
economic activity. These uses, when combined
with attractive waterfront public spaces view, would
contribute towards a change in perception of East
Cowes.

Provision of new infrastructure as required to meet
the needs of businesses and residents. This could
include capital investment that meets the needs of
existing and prospective businesses and draws
them to the area or new amenities from which the
community benefits.

Public realm enhancements provide a good
framework that promotes development. This is
particularly important in East Cowes where the
town centre lacks cohesiveness and suffers from
some fragmentation. New development needs not
only to be appropriate to the site, but also must
successfully link with adjacent uses and the wider
area. This can be achieved through public realm
improvements.

The council can play a key role as landowner in
reducing development risk for employment elements.
It is in the position of potentially being able to offer
affordable or flexible lease terms which would
The quality of development is essential to attract provide support to SMEs and start-ups. It can also
further investment and create a compelling seek funding that contributes towards delivery or
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It is in the position of potentially being able to offer affordable or flexible lease terms which would provide
support to SMEs and start-ups. It can also seek funding that contributes towards delivery or creating a
EAST COWES MASTERPLAN SCOPING STUDY
more attractive development context. There is currently a range of public funding sources that support
regeneration.
8.3.

Development Opportunities For the Eight Sites

8.3.1.

Table 8.1 provides high level guidance for the range of potential uses on the eight sites. Some of the sites
lend themselves to a range of uses. The different potential uses for each site are set out in Table 8.1.

North Quarter Opportunities

√

√

Isle of Wight Council & Red Funnel Ltd

√

Hotel / Hostel

Albany Road South

Residential /ExtraCare Home

North Quarter

Retail / Food &
Beverage

Employment
(Industrial / Light
Industrial)

Hotel / Hostel

Residential /ExtraCare Home

Retail / Food &
Beverage

Employment
(Offices) / Studios)

Employment
(Industrial / Light
Industrial)

Guidance

Employment
(Offices) / Studios)

Economy and Market Study

Table 8.1: Potential Uses on the Eight Key Sites

Venture Quay,
Columbine and
Prom Buildings

East Cowes Regeneration

√

√

√

√

New or enhanced employment accommodation in
Columbine Building; new infrastructure to increase
commercial attractiveness and capacity of quay;
improvements to public realm.

July 2021
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Guidance
Employment-led: The existing Victoria Barracks could
be repurposed for an innovation hub to complement
other small scale employment either on-site (small
office/ studio type premises) or small scale industrial/
light industrial on the adjoining site. Other small scale
complementary uses could be introduced including
new two-storey offices/ studio space in a building of
about 200 sqm. Enhancements to the yard in front of
the Barracks would make the area more attractive to
employers.
Mixed Use (hotel/ hostel): The Victoria Barracks
could be used for new accommodation such as a
small to mid-sized hotel or hostel. This would require
investment in the Victoria Barracks building as well as
the construction of wings for its expansion. A new
public space could be created in the yard.

Albany Road North

√

√
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√

Employment-led: The site has sufficient scale (and
an obsolete structure) to introduce new small scale
employment uses such as light industrial and studios
units. These could be configured with small forecourts
and limited parking with unit sizes from 100 to 500
sqm or larger if appropriate.
Mixed Use (extra-care/ residential/ hotel): The site
could accommodate residential uses (townhouses and
flats). There is also potential for a small-scale 50bedroom hotel.

Maresfield Road

Esplanade

Town Centre Grouping

√

√

√

The site is most likely suitable for residential
development given the level changes and historic
planning applications. There could be some limited
potential to introduce smaller scale flexible commercial
premises that front onto Maresfield Road.
New investment in the public realm and introduction of
waterfront community uses to complement the
development proposals on the other sites in the North
Quarter.

EAST COWES

MASTERPLAN SCOPING STUDY

Town Centre Grouping Opportunities
East Cowes Regeneration

Residential/ExtraCare Home

Hotel/ Hostel

√

Retail / Food &
Beverage

Trinity Wharf

Employment
(Offices) /Studios)

Employment
(Industrial / Light
Industrial)

Economy and Market Study

√

√

√

Guidance
Employment-led: We estimate there could be about
3,000 sqm of built floorspace for employment or
mixed use development that could include marine
employment including industrial/light industrial
premises.
Mixed Use-led: A hotel/ residential use with some
limited scope for food and beverage or commercial.

Phoenix Yard

√

√

√

Mixed Use-led: The site could be appropriate for a
hotel and food and beverage use.
Residential

Well Road Car Park

√

√

Scenario 1: Summary of grouping

To retain as a town centre car park with potential for
some additional public realm improvements. An
alternative opportunity is for residential use with
potential for café on the ground floor fronting onto
King’s Square. That would be subject to a wider
parking study for East Cowes Town Centre.

Source: Savills (2021)

8.4.

Two Development Scenarios for the Eight Sites

8.4.1.

This section presents Table 8.2 which provides further details of the development potential for each of the
eight sites. Some of the sites have a single recommended use. Others are suitable for both an
employment-led and mixed use-led approach. The net employment benefits of the proposed uses for each
site are also considered.
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Table 8.2: Site Development Scenarios
Location

Use / Floorspace

Economic Benefits

Columbine and Prom Buildings and apron – no
change in floorspace (~4,800 sqm) but assume a
marginal increase in employment due to
intensification of activity resulting from
investment upgrade to premises and associated
infrastructure in apron.

We estimate that existing employment is about
125 which could be increased to 150 due to the
enhancements.

North Quarter
Venture Quay/
Columbine Building

We estimate that new food and beverage
premises could generate 10 new employees.

Scenario 2: Summary of grouping
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6.3 Development Scenarios

Red Funnel Area of Operations
Residential
Ground Floor Mixed Use

This section provides further details of the
development potential for each of the eight sites,
as set out in the following table. Some of the sites
have a single recommended use. Others are
suitable for both an employment-led and mixed useled approach. The net employment benefits of the
proposed uses for each site are also considered.
We have broken down the options into two core
scenarios, with alternative emphasis on land uses
and mix, though each are inter-changeable.

Extra Care Home
Employment
Commercial
Leisure
Public Realm / Open Space

Each Scenario also allows for a mix of new homes,
including affordable, as well as opportunities for
additional healthcare uses such as an Extra Care
facility.
Each scenario is described in more detail in the
following section.
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Scenario 1 has a much greater emphasis on
employment uses, including a hub for marine based
employment and additional innovation space within
the northern quarter of he town. It also identified
opportunities for mixed-uses and visitor facilities in
and around Trinity Wharf and Phoenix Yard, with
a mix of employment, hotel space, and food and
drink.
N

Scenario 1- Land Uses

EAST COWES

8

1.

Approved Red Funnel Marshalling Yard

2.

Proposed New Ticket Office/ Visitors’ Centre

3.

Refurbished Columbine & Prom Buildings for Maritime Employment c. 4,800m2

4.

Proposed Shared Surface along Columbine Road and South of Albany Road

5.

Potential New Cafe/ Restaurant and Public Realm Improvements at Albany Green

6.

7
10

5
6

9
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Innovation Hub Located within a Newly Refurbished Barracks Gate House and
Building with Extension to Northern Wing c. 1,400m2

7.

Potential Small Scale Industrial/ Light Industrial Workshops/ Studios c. 2,000m2

8.

New Public Realm Improvements to The Esplanade

9.

New c. 50 Bed Extra Care Home with Amenity Landscaping

10.

Residential Units with Allocated Parking Spaces

11.

Mixed Use Development Scenario 1A:

4

with Provision for 50 Bed Hotel, Offices, Ground Floor Restaurants & Bar, a Corner
Shop, Residential Apartments and Public Realm Improvements Along the Seafront

3

Cultural Attraction Development Scenario 1B:
with Food and Drink Offer and Public Realm Improvements Along the Seafront
2

12.

Residential Development - c. 30 units

13.

Well Road Car Park Retained with EV charging and Public Realm Improvements

1
Proposed New / Refurbished Buildings
Proposed Commercial & Local
Community Ground Floor Use
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Existing Vegetation

11

13

Proposed New / Refurbished Public
Realm
Proposed Open Space
Potential Amenity Landscaping

12

Potential Formal Tree Planting
Proposed Private Gardens
Proposed Primary Vehicular Access Point
to Columbine Yard
Proposed Emergency Vehicular Access
Point to Marshalling Yard
Proposed Shared Surface Streets

N
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Scenario 2 incorporates opportunities for training
space and hostel accommodation in the northern
quarter and a much greater focus on employment
in and around Trinity Wharf and Phoenix Yard,
though again with some flexibility to allow for a
hotel.

Red Funnel Area of Operations
Residential
Ground Floor Mixed Use
Extra Care Home
Employment
Commercial
Leisure/ employment
Education / Training Facility
Public Realm / Open Space
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Scenario 2- Land Uses

N
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9

1.

Approved Red Funnel Marshalling Yard

2.

Proposed New Ticket Office/ Visitors’ Centre

3.

Proposed New Building for Maritime Employment c. 4,800m2

4.

5.
6.

8

7.

7

5

11

10

6
4

3

2
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Proposed Pedestrianised Columbine Road and south of Albany Road/ Extension
of Albany Green Public Realm Improvements
Potential New Cafe and Public Realm Improvements at Albany Green
Potential c. 30 Bed Hostel/ Training Facility in Newly Refurbished Barracks
Building with Extension to Northern Wing
Proposed New Residential Street/ Extension of The Esplanade with Off-road
Parking for Proposed Residential Properties and Access to Courtyard Parking for
Hostel

8.

17 Residential Units with Ground Floor Parking

9.

New Public Realm Improvements to The Esplanade

10.

New c. 50 Bed Extra Care Home with Amenity Landscaping

11.

7 Residential Units with Allocated Parking Spaces

12.

New Building for Maritime Employment c. 3,000m2

13.

New c. 60 Bed Hotel/ Opportunities for Additional Employment

14.

Residential Apartment Development with Ground Floor Cafe - c. 16 units

1
Proposed New / Refurbished Buildings
Proposed Commercial & Local
Community Ground Floor Use
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Existing Vegetation
Proposed New / Refurbished Public
Realm

12

14

Proposed Open Space
Potential Amenity Landscaping
Potential Formal Tree Planting

13

Proposed Private Gardens
Proposed Primary Vehicular Access Point
to Columbine Yard
Proposed Emergency Vehicular Access
Point to Marshalling Yard
Proposed Shared Surface Streets

N
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6.4 Venture Quays, Columbine and Albany Road South
Venture Quays/ Columbine Building - marine employment
focus
Scenario 1: No change in floorspace (~4,800 sqm) but assume
a marginal increase in employment due to intensification of
activity resulting from investment upgrade to premises and
associated infrastructure in apron.
Victoria Barracks

Economic benefits: We estimate that existing employment
is about 125 which could be increased to 150 due to the
enhancements.
Scenario 2: No change in floorspace (~4,800 sqm) but assume
a marginal increase in employment due to intensification of
activity resulting from investment upgrade to premises and
associated infrastructure in apron.

3 - 5 meters

Columbine apron

6 - 9 meters

Columbine

13 - 15 metres

Economic benefits: We estimate that existing employment
is about 125 which could be increased to 150 due to the
enhancements. We estimate that new F&B premises could
generate 10 new employees.
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3 - 5 meters
6 - 9 meters
10 - 12 meters
13 - 15 metres
16 - 20 meters

10 - 12 meters

16 - 20 meters

Scenario 1 with refurbished Columbine and retained Victoria Barracks building and
Guardhouse linked to waterfront via public realm improvements. The general focus
will be on marine industries and tourism.
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New Columbine Building
Employment

Hostel / Training Facility

New Cafe at Albany Gre

East Cowes

Scenario 2 with new build Columbine and 75
hostel/ training centre for BarrackDsite.
RAFT

on behalf of Isle of Wight Council & Red Funnel Ferries Ltd.

Reproduced from the Ordnance Survey Map with the permission of the Controller of H.M. Stationery Office Crown copyright licence
number 100024244 Savills (UK) Ltd. Published for the purposes of identification only and although believed to be correct accuracy is not guaranteed.
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Barrack building retained
and linked new building
to improve facilities for an
innovation hub.

Esplanade - public realm
enhancements
and
new
restaurant/ cafe area in
place of existing toilet block.
Opportunity to incorporate
flood defence wall with viewing
area/ out door dining.

Massing Model Scenario 2: Columbine Building and Barracks

drawing no.

AP33

drawing

revision
drawn by
date

CJM
June 2021

NTS
scale
checked by PF
job no.
-

Columbine refurbished for marine
employment or redeveloped to a
similar scale. Each option subject to
a similar scale subject to feasibility.
Refurbishment of adjoining stilts
building to be reviewed for potential
re-use.

Urban
Design
Studio
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Albany Road South
Scenario 1 Innovation hub
Employment-led: The existing Victoria Barracks
(~200 sqm) could be re-purposed for an innovation
hub to complement other small scale employment
either on-site (small office/ studio type premises)
or small scale industrial/ light industrial on the
adjoining site. Other small scale complementary
uses could be introduced including new two-storey
offices/ studio space in a building of about 200
sqm. Enhancements to the yard in front of the
Barracks would make the area more attractive to
employers. An Innovation centre could provide
opportunities for local small businesses, start-ups,
and serviced office/ desk space and meeting
space on short lease arrangements, to facilitate the
expanding homeworker market who often require
additional space away from home.
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Economic benefits: The Victoria Barracks as
innovation hub with café could employ about 20
people. Small scale additional premises in a new
two-storey building or extension to the existing
Victoria Barracks could generate an additional 20
employees. A total of 40 employees.

Scenario 2 Training hub
Mixed-use led (hostel/ training accommodation):
The Victoria Barracks could be used as a small to
mid-sized hotel or 30 bed hostel with associated
training facility. This would require investment
in the Victoria Barracks building (~200sqm) as
well as the construction of wings for its expansion
(~200sqm). A new public space could be created
in the yard, including areas for car parking.
Economic benefits: Re-purposing the Victoria
Barracks and extending it for additional development
could employ about 10 to 15 people, plus the
economic benefits of local training and subsequent
employment on the Island.
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Example of Innovation Hub
Barrack building retained
and linked new building
to improve facilities for an
innovation hub, with small
employment accommodation,
serviced units and cafe area
for use by small companies,
start-ups and home workers.

Parking
servicing.

Example of Innovation Hub

court

and
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Esplanade - public realm
enhancements.

The Victorian Barracks to be repurposed

View of Scenario 1 where the Victorian Barracks is re-purposed for a new Innovation Hub.
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6.5 Albany Road North
Small Scale Industrial Units / Workshops

Scenario 1 Employment focus
Employment-led: The site has sufficient scale to
introduce new small scale employment uses such
as industrial/ light industrial units. These could
be configured with small forecourts and limited
parking, with unit sizes from 100 to 500 sqm or
larger if appropriate. This could be accommodated
in a terrace (or other configuration) of about 1,900
sqm.
Economic benefits: Employment-led: New, smallscale employment accommodation of 1,900
sqm of industrial/ light industrial floorspace could
Scenario 1: New business units with courtyard of parking
East Cowes
employ about 50 people.
and servicing
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Example of low key mixed-employment units.
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Building heightsScenario
1:
Employment units
will need to keep
heights down to
respect context.

3 - 5 meters
6 - 9 meters
10 - 12 meters
13 - 15 metres
16 - 20 meters

Courtyard approach with parking
and serviced areas centrally located
between units.

EAST COWES

MASTERPLAN SCOPING STUDY

Residential

Scenario 2 Homes focus
Mixed-use led (extra-care/ residential/ hotel):
There is potential to extend the extra-care/ hotel
uses proposed for Albany Road South to Albany
Road North. This could provide an additional
400sqm. The site also has some additional
scope to accommodate residential uses either
as townhouses and/or flats. The design of the
development will need to be of a high quality and
respond to the residential context and views.
Mixed use-led (extra-care housing/ residential/
hotel): The extra-care housing or hotel proposed on
Albany Road South could be extended into Albany
North, by extending new wings to the Victoria
Barracks further. This would employ an additional
10 employees. The site would also have further
scale to accommodate residential housing on the Scenario 2: New residential accommodation with ground floor integral
rest of the site.
parking due to flood issues.
East Cowes
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Building heights- Scenario 2 will
need to keep heights down to
respect context.

Massing Model Scenario 2: Albany Road North

drawing no.

3 - 5 meters

Example of town houses with parking
on the ground floor to help avoid local
flood issues.
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6.6 Maresfield Road
Illustrative layout for care home and residential block

Scenario 1 and 2- Homes & health
Maresfield Road. The site is most likely suitable for
healthcare or residential development given the
level changes and historic planning applications.
There could be some limited potential to introduce
smaller scale flexible commercial premises that
front onto Maresfield Road.
Recommendation: New c. 50-60 Bed Care Home with

Amenity Landscaping and circa 7-10 residential units
with allocated parking spaces. Care will need to be

taken to protect adjoining trees, since these provide
a strong green backdrop to the development.
Building scale and design should be responsive to
local character and context.

2

1
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Care Home

Building heights- Scenarios
1 and 2: Building heights
will need to consider the
change in levels across the
site and to respect context.

Care Home with central amenity

Mix of housing (Barratt East Cowes)

3 - 5 meters
6 - 9 meters
10 - 12 meters
13 - 15 metres
16 - 20 meters

1

1

2
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Mix of housing to rear
of site stepping up
slope of the site.

Central
for
amenity
biodiversity.

green
and

2

1

Opportunity for 5060 bed care home
overlooking Maresfield
Road, with parking
and garden space to
rear.
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6.7 Trinity Wharf
Scenario 1 - Cultural leisure focus with public
waterfront
Mixed use: A local cultural use visitor attraction/
leisure/ hotel type use or other mixed use
configuration could be appropriate. We estimate
that a mid-sized hotel would be approximately
2,300sqm and 50 bedrooms. Such uses could
be accompanied by food and beverage with an
area for public waterfront access. It could also
include some limited employment floorspace.
Economic benefits: A cultural focus would have
wider town centre benefits and opportunities midsized hotel comprising 50 bedrooms would employ Scenario 1: Mix of a cultural/ leisure use, with
about 12 people. Additional food and beverage employment, residential and ground floor commercial
use could employ an additional 10 people. Some uses would create a focus to the town centre and attraction.
limited employment floorspace could employ an
additional 10 people.
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Scenario 2 Employment focus
Employment-led: We estimate there could be
about 3,000 to 4,000 sqm of built floorspace for
employment or mixed use development that could
include marine employment in industrial/ light
industrial premises and complementary small scale
offices/ studio space.

Building heights- Scenario
1: above and Scenario
2 below.
Given the
waterfront location it is
possible to increase the
scale of development to
make most of views and
the setting of the Medina

3 - 5 meters
6 - 9 meters
10 - 12 meters
13 - 15 metres
16 - 20 meters

East Cowes
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Economic benefits: Employment-led: New marinerelated employment in an industrial setting with
premises of about 3,000sqm would employ about
80 people. The complementary office/ studio Scenario 2: Marine employment led approach to Trinity.
space of about 500sqm would employ about 50
people.
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Scenario 1: Mix of culture/ leisure with employment, residential and commercial uses.
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6.8 Phoenix Yard
Scenario 1Homes led with commercial
The site is likely to have capacity for a building of
about 2,800sqm in three storeys with a footprint
of about 930sqm. This could be for a mix of town
houses and flats and parking on the ground floor.
Given the flood risk, the ground floor could also
oriented towards commercial uses such as retail
or small scale offices as an alternative to parking.
This site also lends itself to a hotel option as an
alternative to residential.
Economic benefits: new homes will contribute
towards the economic vitality of the town centre
adding additional footfall to existing retail and
commercial uses. Extra-care housing would
generate capacity for circa 15 workers.

Residential
Ground Floor Car Parking

Above: 3D concept of new homes and apartments overlooking Castle Street. Example photo of town house
development in Winchester.

84

East Cowes

Scenario 1: Mix of residential and opportunities for ground
DRAFT
floor parking or small scale commercial. Alternative use
could be a 60 bed hotel.
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Massing Model Scenario 1: Phoenix Yard
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3 - 5 meters
6 - 9 meters
10 - 12 meters
13 - 15 metres
16 - 20 meters

Building heights- Scenario 1: above and Scenario 2 (right). Given the waterfront location it is possible to
increase the scale of development to make most of views and the setting of the Medina.
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Scenario 2 Employment led or hotel options
Employment-led: We estimate there could be
about 3,200sqm of built floorspace over two
storeys for office/ studio use or office and mixed
use development. This site also lends itself to a 60
bed hotel as an alternative to Trinity Wharf.

Economic benefits: We estimate that the employment
floorspace would employ about 250 employees if
the floorspace were used entirely for offices. If
some of the ground floor premises were usedN for
retail, then the overall employment density would
East Cowes
be reduced and the employment level would be
Scenario 2: Employment led approach to Phoenix Yard,
D R A F T about 200. A hotel use in the proposed 2,800sqm
East Cowes
Proposed Building Heights Scenario 1
with some ground floor parking and a courtyard.
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6.9 Well Road
Scenario 1 Parking hub
A baseline scenario for the site would be to retain
its current use as a car park. If the site were no
longer required for car parking then the site could
accommodate a 2,800sqm building for residential
use.
Scenario 2 Town centre living
If the alternative opportunity for residential with a
potential café on the ground floor fronting onto
King’s Square were to be delivered, there could
be employment of about 2 workers associated
with the café. There will also be benefits in new
residential units in the heart of the town centre
generating additional local footfall to help revitalise
local facilities, food and drink, and retail units. This
scenario would be subject to a town centre wide
transport and parking study to ensure that the loss of
the public car park is not detrimental to the function
of the town.
86
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Scenario 1: Retain car parking and
identify opportunities for associated
public realm improvements and tree
planting where possible.

Opportunity to incorporate cycle parking areas within the Well Road car park, including any future cycle schemes.

Improvements to the Well Road car park
and also the local street network should
incorporate new electric vehicle charging
points as the UK moves towards the ban
on the sales of petrol and diesel cars by
2030.

Council & Red

EAST COWES
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Building heights- Scenario 2 - A 3-4
storey apartment block would help inject
additional footfall into the heart of the
town centre, complete the street scene
and provide for a range of new homes in
the town centre.
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Scenario 2: New apartment block with ground
floor and courtyard car parking. Opportunity
for a commercial use on the ground floor such
as a cafe to help animate and complete King’s
Square.
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Commercial or cafe use on
part of ground floor frontage
overlooking Well Road and
King’s Square, with parking to
rear.
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6.10 Esplanade and public realm
New investment in the public realm and introduction
of waterfront community uses to complement the
development proposals on the other sites in the
North Quarter. Public realm improvements will
include the introduction of new street planting,
green spaces/ pocket parks, hard landscaping,
street furniture and opportunities for locally relevant
public art.

2

1

The design of the public realm improvements could
help to achieve the following aims:

88

• Identify changes in priority between pedestrians and
motor vehicles. This could also include partial road
closure in key locations such as Columbine Road to
improve connectivity to pedestrians to the waterfront.
This will be subject to an agreed movement strategy
for the whole of East Cowes.
• Improve connections for pedestrians from the town
centre to the waterfront and Esplanade.
• Enhance the quality of the environment for locals and
visitors.
• Improve the setting and marketability of new
employment and residential accommodation.
• Create an enhanced gateway point into East Cowes
and into the Isle of Wight.
• Increase the use of vegetation and street planting to
help create new ecological habitats.
• The design of new landscape features could also
be designed to help mitigate against flooding, such
as new walls, sculptured green space, and raised
planting beds.

New public realm enhancements linked to a new cafe/ restaurant to replace the existing toilet block would enhance
activity along the southern part of the Esplanade, along with new footfall generated by local employment and a
potential new Innovation Hub or training centre located at the Barracks site. All could be connected by new paving,
street planting and a pedestrian focused link via Columbine Road. Opportunities for an event space could also be
considered as part of the improvement to the waterfront, including the demolition of the existing toilet block.
1

1
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1

2

3
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Public realm improvements
to increase pedestrian
priority along Columbine
Road, with limited or no
access to vehicles.

2

Public realm improvements
to create a new space
between the Barracks site
and a new waterfront cafe/
restaurant to improve local
connectivity and create a
sense of destination to the
area.

3

New works to gardens and
street along Esplanade
to create a welcoming
environment for locals
and visitors as well as
contribute towards local
flood defence.
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6.11 Movement and connectivity

Assessment
Markides Associates has carried out a desk top
review of previous transport assessments, including
the 2015 Red Funnel outline planning application.
This includes a review of the assumed parking
requirements based on parking standards, as well
as a review of proposed highway works associated
with the Red Funnel planning application.

90

Parking
Scenario 1 would provide a total of circa 439
car parking spaces for the entire development and
scenario 2 will provide a total of circa 314 car
parking spaces. The majority of these parking
spaces will be provided on plot where applicable,
to reduce the impact upon the wider town centre. As
previously mentioned, scenario 1 of the masterplan
proposes to retain the car park along Well Road
meaning that these 48 spaces will remain available
for the development, ensuring that there would be
a total of 362 car parking spaces.
However, it is advised that a full parking stress survey
should be carried out to understand the existing car
parking usage within the area, to ensure that the
level of car parking proposed will be adequate
for any future development proposals. Also, a

parking review should also examine people’s
movement patterns, needs and habits to ensure
that a targeted approach is delivered as to where
spaces are required and length of time used. This
should also include the role of managed on-street
parking within the town centre. New parking
provision will also need to allow for new electric
vehicle charging points as the UK moves towards
a ban on the production and sale of petrol and
diesel vehicles by 2030.
Access
The Red Funnel planning permission and revised
masterplan proposals aim to alter the current
highways layout within the vicinity of the site. The
illustrative masterplan as part of this Scoping Study
incorporates the approved scheme on each of the
development scenarios. The new access strategy
involves the conversion of the northern end of
Castle Street from York Avenue up to Well Road
into a pedestrianised area, with a bus only route. Bus only
This will prevent vehicles from travelling around connection from
the one-way system to reach the Red Funnel Ferry Castle Street.
Terminal reducing vehicle conflicts which will also
reduce congestion within this area. The blue arrows
indicate emergency only and pedestrian access to
the Red Funnel Ferry Terminal area.

Emergency
only link from
Well Road into
marshalling
yard.

Primary link
for ferry
operations.
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A Road
A Road - Local Chain Ferry Route to
Cowes
A Road - Proposed Bus Route Only
B Road
Minor Road
Neighbourhood Roads
Proposed Traffic Calming Measures
Tertiary Streets
Private Drives
Privately Managed Car Parks
One Way Roads
Proposed Entrance to Red Funnel Ferries
Marshalling Yard
Proposed Vehicular and Pedestrian
Access to Columbine Yard
Proposed Emergency Vehicle Access
Proposed Disembarking Route from
Arriving Ferry
Proposed Vehicular Movement through
Red Funnel Ferries Marshalling Yard
Extent of Red Funnel Ferries Marshalling
Yard
Red Funnel Ferries Docking Point
Existing Bus Routes
Existing Public Rights of Way
Existing Permissive Footpaths
Proposed Pedestrianised Streets with
Limited Vehicular Access

N
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New vehicular accesses will also be provided for
the ferry terminal. The new access will be taken
from Castle Street, north of the roundabout for
Dover Road/ Castle Street/ Well Road. Figure
4.3 demonstrates that there will be a one-way entry
only access to the marshalling yard from Castle
Street for vehicles boarding an outbound ferry. For
those vehicles getting off an inbound ferry, they
will exit the area from the north of the marshalling
yard and will be able to travel southbound along
Castle Street towards Well Road, where they will
be able to exit East Cowes. Therefore, in summary
the new access arrangements make full use of the
existing arterial road, Well Road, in order to reduce
congestion to the minor roads within the vicinity of
the site, i.e. the one-way system to the south of the
development.

Key objectives of proposals:

• Increase the capacity of the ferry terminal
operated area, including the marshalling yard.
• Improve the efficiency of the embarkation and
disembarkation of ferry traffic.
• Reduce conflicts between the various movements
associated with the ferry terminal and the town
centre uses.
• Improve the internal segregation of the
movements and activities associated with the
ferry.
• Future-proof proposals for the ferry operations
to assist the economic growth objectives of the
Isle of Wight Council.
• Comply with and help deliver the Solent
Gateway Project’s aspirations to improve
the operation of the local road network for
This access strategy is similar to that previously
the benefit of the local community and ferry
approved.
operations.
Following a review of these proposals, it is
considered that they will offer significant benefit
to improving circulation and congestion within
East Cowes and improving the public realm and
pedestrian environments.
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6.12 Traffic and trip generation

Markides has also reviewed the proposals based on
recommended baseline data used for assessing a
range of land uses using TRICS assessment methods.
These assumed rates are shown in the table below,
however working and therefore movement patterns
have changed considerably since the start of the
Covid 19 Pandemic in the UK in March 2020. It
is still uncertain how far reaching these changes to
work and movement patterns will be in the longterm, and therefore that is why the assessment is
based on a review of baseline historic data.
The tables (right) demonstrate that the development
across the masterplan site is likely to generate a
total of between 68 and 53 two-way vehicle trips
in the AM peak and between 66 and 56 two-way
vehicle trips during the PM peak, notwithstanding
that some of the uses will be a replacement of
previous uses of the site that would be trip generators
in their own right.
The expected level of trip generation is less than
that previously approved as part of the hybrid
application and consequently is expected to have
even less impact on the highway network.

Estimated trip rates based on TRICs data baseline

		Mode 		AM Peak		
					In
Out Total
B2 Industrial Units			
0.29 0.03 0.32
C3 Residential Units - Flats
0.05 0.19 0.24
Class E Industrial Units		
0.27 0.06 0.33
C1 Hotel				
0.11 0.18 0.29

PM Peak
In
Out
0.04 0.37
0.16 0.08
0.05 0.20
0.16 0.10

Total
0.41
0.24
0.25
0.26

Scenario 1 Trip Generation
		Mode				AM Peak		
						In
Out Total
B2 Industrial Units				 14
1
15
C3 Residential Units - Flats		 2
7
9
Class E Industrial Units			 8
2
10
C1 Hotel					 13
21
34
Total:						 37
31
68

PM Peak
In
Out
2
18
6
3
2
6
19
12
28
39

Total
20
9
8
30
66

Scenario 2 Trip Generation
		Mode				AM Peak		
						In
Out Total
B2 Industrial Units				 19
2
21
C3 Residential Units - Flats		 2
6
8
Class E Industrial Units			 1
0
1
C1 Hotel					 19
14
23
Total:						 30
23
68

PM Peak
In
Out
3
24
5
3
0
1
13
8
21
36

93
Total
27
8
1
21
67
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Summary
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Following this initial baseline review of traffic
and parking with consideration of the potential
development scenarios recommended, it is
envisaged that the potential new development will
generate limited additional traffic and we therefore
do not anticipate any traffic issues or problems
with parking provision, though subject to a wider
review of traffic and parking. It is also estimated
that the highways improvements that the masterplan
propose will be adequate, though subject to further
technical studies. We also recommend further
consideration be given towards pedestrian/ cycle
links which also incorporates improvements to
local wayfinding initiatives to guide visitors to local
facilities and tourist attractions.

Further to the review of previous work undertaken • To undertake new ATC traffic surveys to
determine whether the traffic flows and level of
and analysis of available information, it is
development and background growth used in
recommended that some areas of further study
the earlier assessment work reflects the current
should be undertaken to inform the later stages
traffic patterns.
and refinement of the masterplan; these have been
identified as:
• Undertake further site-specific analysis of the
various elements of the masterplan as each
• To undertake car park user surveys within the town
development site comes forward.
centre and also understand local trip demands
and generation to help determine changing
patterns of movement since the beginning of • Wayfinding and cycling study to see if additional
improvements can be carried out to encourage
the pandemic and understand whether there
the use of more sustainable modes of transport
are any long-term implications on how people
such as walking and cycling.
travel locally. This should be completed before
any redevelopment of Well Road car park.
Once the Marshalling Yard is operational, a full
review of all Traffic Regulation Orders and on
street restrictions should be undertaken.

EAST COWES

MASTERPLAN SCOPING STUDY

6.13 Summary recommendations
Recommended uses for the masterplan are summarised below. These are based on the baseline studies and economic overview, including preliminary
discussion with the project Steering Group. Therefore we recommend the following for further consideration.

Albany Road/ Design Office
Toilet block and adjoining land to be developed
for new cafe/restaurant with adjoining public
realm improvements. The Design Office should be
retained as part of the Columbine Shed and some
restoration of its elevations would be desirable,
though more detailed investigation of the structure
will be required.

There is an opportunity for an innovation centre
with employment and training facilities, which will
have the potential to deliver local economic benefits
whilst retaining and enhancing this local landmark
building. This includes opportunities for meetings
and desk space for home workers and start-ups.

Albany Road North
Employment will be subject to market demand and
Columbine Road
therefore residential is the most likely opportunity
There is an opportunity to help connect the seafront to for this site, which is also surrounded by residential
the town centre through public realm improvements. uses. This site also provides the opportunity to
This could include a full or partial road closure for create a new street link onto the Esplanade.
pedestrian priority. This will need to be subject to
a wider review of movement and traffic within the Maresfield Road
town centre.
The development for the Machining Shop and
Maresfield Road car park sites should be stepped
Albany Road South/ Victoria Barracks
to the hillside and not so monolithic as to block out
The Victoria Barracks should be brought back views of the trees on the Slatwoods site. It should
into a use that reflects the integrity of the group also not be overbearing in respect of the setting
– Barracks, Parade Ground and Guard Room. of the Coastguard Cottages. Any building on the
Whilst conversion to residential may be possible, Slatwoods site should retain mature trees where
public or office use is more likely to work in the they are important in the views from below.
relatively large internal spaces. The Guard Room,
Parade Ground, gates and railings must be part of This site provides an opportunity for both
any proposals for the site.
healthcare uses (care) and residential. The final
mix and quantum will be subject to both market
considerations and also technical matters dealing

with topography and ground conditions, being a
former employment site.
Venture Quay/ Columbine
The Columbine Shed should be kept in marine
employment use as far as is possible, preferably
for boat building or analogous construction. The
south wall where the Medina Shed was attached
should be repaired as part of any refurbishment.
Full consideration should be given refurbishment of
the building. Again, this will be subject to a review
of the feasibility study of the Columbine regarding
re-use or partial redevelopment.
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Trinity Wharf
The most likely scenario for the site is a mixed-use
option which includes some small scale employment
and commercial uses. The delivery of a hotel will
again be subject to market considerations and soft
market testing. Large-scale marine employment
could prove difficult due to the uncertain structural
integrity of the timber apron area. More technical
and structural surveys will be required.

Public Realm
Columbine Road/ Castle Street/ Well Road Public realm and junction improvements linking
Columbine Road to Castle Street and east along
Well Road to connect the Esplanade to the
town centre, and create a positive setting to the
key development sites. This could also include
improvements to wayfinding/ signage and also
improved pedestrian and cycle connections.

Phoenix Yard
The most deliverable option for the site would be
a combination of residential and ground floor
commercial. This could also be the alternative
location for a business focused budget hotel.

Esplanade/ Albany Green
The green space could be landscaped to enhance
the Barracks and kept as a continuous open space
with The Esplanade.

Well Road
In the medium term this is likely to remain a car
park but there are considerable opportunities for
enhancement to include electric vehicle charging
points and some covered cycle parking here or
within King’s Square itself. Any future redevelopment
will be subject to the results of a wider parking
study for the town centre.

Improvements to paving area, street planting and
new seating and landscaping to Albany Green.
Changes in levels to the green could also be
incorporated to assist flood defence.

Cycle and pedestrian strategy
We recommend that a
detailed review of
pedestrian and cycle routes be conducted and
linked to a wider study transport and parking for
the town centre. The focus would be to improve
local infrastructure to facilitate sustainable modes
of transport and improved signage and wayfinding
linked to public realm improvements.
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Red Funnel Area of Operations
Albany Green & Esplanade:
Public Realm Improvements
Albany Green Cafe / Restaurant
Albany Road North:
Residential or Employment
Potential extension of Esplanade
(Road) or Employment
Albany Road South:
Innovation / Training Centre /Employment
Maresfield Road:
Care / Healthcare
Maresfield Road:
Residential Zone
Potential Closure / Partial Closure of
Columbine Road
Venture Quay:
Employment
Junction Improvements to / along
Castle Street and Well Road
Trinity Wharf:
Employment or Mix of Employment /
Hotel, Food & Drink, Residential
Well Road:
Retained as Car Park with EV Charging
Points or Residential - subject to East
Cowes Parking Assessment
Phoenix Yard:
Residential with Opportunities for
Ground Floor Commercial Uses or
Hotel
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Section 07 - Conclusions and next steps
7.1 Summary
Following this initial economically led masterplan
feasibility study, there are a number of imminent
next steps to consider undertaking in developing the
emerging proposals further. These next steps can
be broken down in terms of further work required
in relation to viability testing; planning, design
and other technical baseline/ impact assessment
work; Local Authority pre-application consultation
on preferred planning and design options to agree
planning strategy also; stakeholder and resident
consultation; and identification of preferred delivery
strategies. These imminent next steps are set out
below.
Viability

Planning and technical

Delivery mechanism

• Agree a comprehensive planning strategy for • Agree delivery strategy and vehicle for the key
development sites (DevCo, Partnership, JV etc).
the whole development and preferred planning
These are explained in section 7.7 of this report
tools to help delivery (application, SPD etc).
for consideration.
• Agree scope of planning applications with
the Council’s planning officers as part of preapplication consultation.
• Technical and environmental assessments to help
refine and de-risk proposals.
• Design development to support consultation (and
key stakeholder engagement).
• Pre-application engagement with officers
(planning, transport, design, housing and leisure)
on more detailed preferred designs.

• Undertake viability appraisals to refine design Consultation
considerations (abnormal costs to include
podiums etc) and tenure mix offer overall.
• Active engagement with current residents on
• Procure a comprehensive cost plan and viability
alternatives to full regeneration and components
assessment and more detailed architectural
of comprehensive redevelopment for the town
feasibility once preferred uses are determined.
centre sites.
• Undertake soft marketing testing of prospective • Information sharing and consultation with the
occupants and developers.
wider community and other key stakeholders
(e.g. Environment Agency, local businesses, Town
Council, and local organisations and groups).
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7.2 Uses and Flexibility
The range and quality of employment opportunities
will need to be responsive to changing demands
and also the way in which people work, especially
within the post-Covid world. A flexible approach
to employment will be required and an allowance
for start-ups and acknowledgement of increased
home-working considered both in the design of
employment space and also the form of residential
development.
Having a mix of uses rather than large areas focused
on employment can have a number of benefits,
including:
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• The creation of vibrant urban areas that encourage
better social interaction and exchange of skills
and knowledge.
• The delivery of better connected areas, with
improved pedestrian and cycle links allowing
for opportunities for the reduction or dispersal
of traffic movement.
• The development of sustainable and flexible
development blocks and buildings, where land
uses and activities can adapt over time.

• Reduce investment risk by having a diversity
of uses with different economic drivers and
performance outcomes.
The creation of streets and spaces with new
homes mixed with employment and other uses to
enable improved natural surveillance, sense of
ownership, of the public realm, and the creation
of a vibrant welcoming place.
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7.3 Next Steps
This masterplan scoping study provides a summary • Agree monitoring, review and indicators, in
response to local demand and economic context.
baseline, to enable further detailed design proposals
to help take forward regeneration of the site and • Develop a strong vision through the further, more
detailed development and design process, based
assist in the delivery of wider opportunities for East
on the detailed preferred masterplan. This vision
Cowes. This work should provide a springboard
and detail can then be used to assist with the
to move forward with more detailed analysis and
soft market testing and stimulating further interest
consultation in order to deliver the ideas that have
for future investors and development partners.
emerged as part of this study. This will then include
new projects that can be taken forward in the short- • Soft market testing – soft market testing should
be considered during the development of a
term, as well as medium and longer-term initiatives.
preferred scheme and also upon agreement of
a preferred detailed scheme, as demand and
Listed below are the areas where we believe
markets will fluctuate over time.
further work could be taken forwards to help
deliver regeneration through the process beyond • Consider opportunities for planning tools,
design and development controls, and feed back
this scoping study:
mechanisms for the delivery of a high quality
scheme (such a Design Code, SPD, Design Brief,
• Refine and agree an engagement strategy for
planning applications etc).
community and further stakeholder consultation.
• Understand the preferred Delivery Vehicle for the
implementation of the masterplan and consider
how scheme phasing could be structured.
• Review of the range and timing of implementation
for additional detailed and intrusive technical
surveys
(where
applicable),
including
contamination, ground conditions, and flood
risk/ defence.
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7.4 Timing

7.5 Viability and Delivery

In terms of timing of these studies, the more work
that is undertaken prior to the procurement of a
developer partner, the more the scheme will be derisked which is likely to stimulate further interest from
the private sector. As part of the detailed stage of
the project, a phasing strategy will be developed for
both the detailed site masterplan, and also in terms
of the implementation and delivery of the additional
technical work based on agreed priorities with the
Council. Such a targeted approach will also help
to determine some early wins for the project.

Medium and long term considerations

An immediate priority will be to agree a methodology
for the removal of any contamination on any of
the sites or existing buildings and structures. The
location of any contamination could constrain the
ability for further on-site investigations, including
ecological assessments and ground condition
surveys. The removal of contaminants will enable
the scheme to be further de-risked and enable a
more thorough assessment of the site.

as a whole it is unlikely that the development will
succeed in delivering the Council’s economic and
place-making aspirations if the delivery strategy
is focused on land sales. This approach may be
possible with elements of the scheme, but not as
a whole. Therefore we have explained a range of
models that could be considered, including joint
ventures, partnerships and development companies.

Consideration will need to be given to the timing
and form of delivery of the development on what
is clearly both a challenging site within a current
challenging economic context. The costs of
development compared to the underlyng values
of the development will mean that elements of the
scheme are unlikely to be delivered within the shortterm.
With each development scenario the Council should
carefully consider the advantages of retaining
Development delivery will be dependent upon the some control of land ownership, in order to capture
ability of the Council to act as a driving force for the longer-term values that the site could achieve
regeneration and to foster opportunities for local through the eventual creation of the place and
business and start-ups. This will inevitably require destination. Many of these values will be included
some up-front costs on elements of the development. within the rents of premises and parking revenues.
There will also be opportunities to consider early Clearly there are also cost implications that will
win components to enable some initial capital also need to be considered.
receipts which can then be utilised to kick-start
the wider development. Early wins with some We have set out an explanation of delivery vehicles
value will be primarily focused on the residential the Council could consider, which will in terms
and healthcare elements that already benefit from assist in understanding the longer term values for
existing infrastructure (roads and utilities). These the development.
elements can then be used to contribute the funding
of infrastructure and longer-term phases.
The Council will have to carefully consider the
delivery mechanisms for the development, since
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7.6 Soft Market Testing
Given the delivery strategy is not finalised, part
of the approach to recommended market testing
will be to engage with a range of developers and
developer/contractors, as well as prospective
occupiers to explore what can be taken forward.
The process could comprise the following elements:
• Clear strong vision and imaging based on the
masterplan scenarios approach developed
during future stages of the project.
• Develop an initial information pack with visioning
based on the preferred scheme following public
and stakeholder engagement.
• The ‘pitch’ outlining what is potentially being
offered to market.
• Invitation to a selected short-list to participate
in dialogue covering feedback on the preferred
scheme and appetite for different delivery
structures/ development parcels.
• Short pro-forma to confirm feedback from
prospective partners.
• Short report with conclusions for consideration
by Isle of Wight Council and Red Funnel.

Market proposition
Whilst the delivery strategy is not currently decided,
there are a number of elements that can start to be
‘sold’ to the market through the soft market testing
process including:
• Development driven by regeneration of objectives
of the Council, including in principle planning
support for development.
• Partnerships with other landowners to be
developed to assist delivery with enhanced ability
to unlock greater site area as part of an integrated
regeneration approach to East Cowes.
• Opportunity for the market to engage early and
add value to the scheme.
• Explore public sector funding options and
how different elements of the scheme could be
supported.
• Appreciation of changing local market values/
demand/ dynamics.
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7.7 Delivery Vehicles
Private delivery vehicles
We have set out a range of potential delivery
methods that will require further consideration by
the Isle of Wight Council in liaison with other major
landowners such as Red Funnel, which will also add
further clarity to the phasing and delivery of the final
detailed masterplan. The Council may also wish
to consider utilising an existing delivery vehicle to
take forward development or a bespoke approach
based on the following range of opportunities.
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not pursue a planning application. The sale of the
property to another party will also be fettered for
the life of the option and there is a possibility that
the option could be traded to a third party for a
premium.
Conditional Sale
This form of contract places much greater
obligation on the developer to diligently pursue a
planning application. On grant of a satisfactory
planning permission (as defined in the contract), the
purchaser can then be compelled to complete the
purchase of the property on the basis of the terms
originally agreed. There is a high probability you
will receive the best value for a sale through this
method, however there is the risk that the site will not
achieve planning permission. The other downside is
timescale. Planning permission could take anything
between 6-18 months from exchange of contracts,
or potentially longer.

Self Promote
Isle of Wight Council incurs the costs of engaging
its own professional design/ project team, with
potential to partner with other landowners such as
Red Funnel, together with the associated risks of
the planning process. The benefit of this approach
is that the Isle of Wight Council and other partners
(as landowners) remain in control and hopefully
at the end of the process benefit from a planning
permission that you can offer to the open market
and receive a premium price.
Unconditional Sale
An unconditional sale would be the quickest way
Grant an Option
to realise the value of the property. The property
This form of agreement allows a private developer could achieve an element of hope value from
to promote a planning application as they so wish, speculative developers (i.e. paying more than
but without an obligation to purchase at the end of it is worth at the moment), but it is likely that the
the process. There is a risk that the developer will majority of interested parties would be looking to

buy the site at a discount or at no cost. The main
drawback from this method of sale is that the price
will not reflect the value of the land with planning
permission and any longer-term uplift in value from
redevelopment and wider improvements are not
captured by the Council.
Unconditional Contract with Planning Overage
The last option is a hybrid of an unconditional sale
and a sale subject to planning. This would ensure
a quick sale and would also capture some planning
gain if the property achieves planning permission
at a later date. There are not many developers that
would look to agree this type of sale, as it is not
very capital efficient. You would also lose control
of the planning application process and would
not be able to obligate the purchaser to submit a
planning application within a set period of time,
or at all. Therefore this approach is unlikely to be
appropriate for the majority of the sites studied.
Public-private vehicles
This is whereby a private organisation partners
with a public body to speed up the promotion and
delivery of certain assets - usually controlled by
the Council, or public body. An effective approach
recognises that the public and the private sectors
each have certain advantages, relative to the
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other, in performing specific tasks. For example,
the public sector has the unique ability to de-risk
the commercial elements of the scheme by using
its covenant strength; funds from its own budget;
or by accessing grants and loans from the State.
Equally, a private sector partner will have wider
scope to leverage other private sector partners
for the different proposals within the scheme, such
as workspace providers, investors and commercial
occupiers.
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attitude to risk and financial security. Structures
range from fairly standard development agreements,
through to more complex contractual or corporate
joint ventures.

A partnership approach would be procured by
inviting prospective partners to participate in a
selection process that would test the financial and
technical capacity to deliver the project. Depending
on what is being procured, this process may be
subject to Public Procurement Regulations for which
A successful partnership is designed with careful a variety of routes to market exist, including the use
attention to the context or the enabling environment, of OJEU compliant frameworks with pre-selected
within which the partnership will be implemented. partners on them.
In this respect it will be important to fully set out
the objectives and vision of the Council prior to Direct delivery
procuring a development partner. It will then be A further delivery option is to fully retain control of
important to assess the financial viability of the the delivery stage (for all or part of the development)
proposed scheme at that moment in time and see by directly entering into construction contracts.
if there are further public funding opportunities This would involve working up fully designed
available. If there is deemed to be enough financial schemes, securing planning consent and tendering
reward for either the Council or/and private partner, the works. Whilst some risk transfer to a contractor
is possible, much of the risk remains with the client
the procurement process can commence.
in these scenarios. As such, this route may be more
Further thought and consideration will be required appropriate for elements of the scheme that are
before selecting the most appropriate structure, less speculative, such as any retained Council/
which will depend on a number of factors including public use elements.
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Appendix 01: Consultation feedback summary
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Summary of comments from East Cowes Town Council on emerging scenarios – June 2021
COMMENTS
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New Homes:
•
Respond to character and scale of East Cowes
Employment:
•
Promote local employment/ start-ups
•
New employment space
Transport:
•
Ped/ cycle routes
•
Fixed crossing
•
Wayfinding/ signposting
Leisure/ hospitality
•
Events/ open air market
•
Waterfront opportunities
•
Dinghy park
•
Open water swimming
•
Avoid loss of green space
•
Stronger relationship to Osbourne House
•
Opportunities for boat/ maritime museum
Venture Quays:
•
Strong support to retain Venture Quays
•
Against apron used for parking
Albany Road:
•
Clarification on hostel
Albany Road North
•
Support for housing though for specialist need such as disabled/ young people
Roads:
• Prefer re-routing as per scenario 2
• Albany Green
• Retained as an open space
Maresfield Road
• Extra Care clarification
• Question number of houses proposed
Esplanade
• Would like whole community to have a say
• More than a café required to replace toilet block. Restaurant would be better
Trinity Wharf
• Question demand for hotel
• Support maritime employment
Phoenix Yard
• Prefer not to see employment here
• Any hotel in this location will need to be careful about height
• Question suitability for housing
Well Road car park
•
Car park preferred – ideally for electric vehicles

ACTION

New Homes:
•
Range of homes proposed - will need to be supported by design statements
Employment:
•
Promotes local employment/ start-ups
•
Focus is on new employment space
Transport:
•
Ped/ cycle routes
•
Fixed crossing – Outside of scope
•
Wayfinding/ signposting opportunity with public realm
Leisure/ hospitality
•
Waterfront opportunities explored and improvements to Esplanade suggested
•
Avoids loss of green space
•
Stronger relationship to Osbourne House could be derived from a future wayfinding strategy
•
Opportunities for a range of leisure including museum
Venture Quays:
•
Employment retained on Venture Quays though more work required going forwards on how much can be refurbished
•
Apron clarification – not a car park and needed for operation of maritime industry.
Albany Road:
•
Hostel part of training centre
Albany Road North:
•
Housing retained as a scenario nature will need to be determined by IoWC
Roads:
•
Scenario 2 retained
•
Albany Green
•
Shows as an open space
Maresfield Road
•
IoWC to determine nature of extra care. Will be dependent on local needs at the time but there is current demand locally for healthcare/
care use. Up to three storeys shown within scenario.
•
Housing – will be dependant upon local need. Could be smaller units or a mix and therefore numbers could increase. Site levels will have
an impact on numbers.
Esplanade
• More detailed work going forwards will be required. This is only a scoping study and more detailed work on all proposals will be required with
full public consultation.
• Café proposals. Update scenarios to allow for restaurant/ café use.
Trinity Wharf
• Agreed that hotel will be subject to demand, though this could be influenced by attracting new employment
• Maritime employment also a retained scenario
• Phoenix Yard
• Acknowledge concern about employment and more detail will inevitably be need on type and design if this came forwards
• Any hotel would need to respond to setting and nearby homes
• There is an existing outline permission for residential. No living accommodation on ground floor due to flooding.
Phoenix Yard
• Review type and appropriateness of employment
• Hotel would be 3-4 storeys but subject to more detail/ demand
• Residential – no habitable rooms on ground floor due to flooding – based on the approved outline scheme.
Well Road car park
•
Car park scenario now shown and note opportunity for Evs.
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Summary of comments from East Cowes Regeneration Steering Group on emerging scenarios – July 2021
COMMENTS

General comments:
•
More vision/ ambition required
Consultation:
•
Detailed discussions required with local employers
•
Wider public engagement required
Connectivity and movement:
•
Lack of cohesive link between separate sites
•
Better public access to waterfront
•
Extend “walk of history”
•
No mention of cycle routes or safe walking routes
•
Protect residential areas from excessive volumes of traffic from ferry
•
No mention of vitally important highway infrastructure
•
Request independent transport assessment/ travel plan and transport scoping study
– must be undertaken in advance of development
•
Electric car hire scheme
•
More EV charging points
•
Emergency plan require to deal with traffic
•
Signs to tell drivers to switch off engines when idle
•
Parking for disabled electric scooters
•
RF to stop offloading traffic onto castle Street as this is dangerous
•
Signs to push traffic into main roads (not Old Road or other residential areas.
Industrial/ employment:
•
Savills comments made that no vacant employment land with East Cowes. Should
note that there are vacant / allocated sites to the south of the town at Kingston
Marine Park
•
Prior to new employment being built, there should be an audit undertaken of
business requirements taking into account current approvals.
Heritage:
•
No reference to Conservation Area
•
Protect and enhance Barracks and Guardroom (locally listed)
•
Protect Columbine (locally listed)
•
Reference Heritage Statement by IoWC – though not published
•
Development should be sympathetic to local heritage
Victoria Barracks:
•
Remain as a “community asset”
•
Training facility may work though could include public café and toilet block
•
New extensions needs to be sensitively designed
Albany Green:
•
Existing public toilets an eye sore and should be removed
•
New band stand in this area an exciting music venue
•
Reinstate stilts shelter next to Columbine for café/ restaurant
•
Avoid new building for café and re-use existing buildings
•
Extend “walk of history”
•
Watch House slipway – create new pontoons at slipway to facilitate arrival of cruise
ship tenders

ACTION

General comments:
•
This is purely a economically led scoping study. Additional elements are possible subject to funding and viability. More detailed work will be
required going forwards with wider public consultation to refine proposals and investigate specific opportunities. This is covered within the next
steps section of the Scoping Study.
Consultation:
•
Wider public engagement required going forwards following this initial scoping study
Connectivity and movement:
•
Section on public realm now added. More detailed work required going forwards.
•
Scenarios now include options to improve access to waterfront
•
Extend “walk of history” – reference now made in report
•
Cycle routes /safe walking routes now referred to and should be tied into a broader study looking at sustainable transport
•
Protect residential areas from excessive volumes of traffic from ferry – further transport study needed to understand the issue
•
Role and function of highways network need to be picked up in transport study
•
Recommended that an all encompassing transport assessment/ travel plan and transport scoping study – to be undertaken in advance of any
major development
•
Electric car hire scheme recommended
•
More EV charging points recommended
•
Emergency plan require to deal with traffic – note the need for transport study to review emergency requirements
•
Signs to tell drivers to switch off engines when idle
•
Parking for disabled electric scooters – could be incorporated into future new development and public realm
•
RF off loading issue noted
•
Signage – additional wayfinding signage recommended.
Industrial/ employment:
•
Savills reference was to no vacant employment sites within the town centre. Kingston Marine Park noted.
•
New employment will be subject to demand and soft market testing going forwards. Plus available funding.
Heritage:
•
Conservation Area is referenced in the assessment and Scoping Report
•
Barracks and Guardroom (locally listed) scenario recommends re-use and more detailed work will be required going forwards
•
Protect Columbine (locally listed) – Scenario include refurbishment. Detailed feasibility work will be required but local importance is
acknowledged.
•
Heritage Statement by IoWC – Request made to IoWC.
•
Development should be sympathetic to local heritage – reference made
Victoria Barracks:
•
Remain as a “community asset” – Barracks site will need a detailed scheme and feasibility. Currently not a formal community asset.
•
Training facility may work though could include public café and toilet block – acknowledged and will need to be reviewed once delivery process
understood
•
New extensions need to be sensitively designed - referenced
Albany Green:
•
Existing public toilets recommended for redevelopment
•
New band stand – the focus of the scoping report is an economically led masterplan. Civic facilities such as this will require funding and
management and flexibility of scoping study allows for a range of public facing uses.
•
Reinstate stilts shelter next to Columbine for café/ restaurant – one scenario does retain this building but we are not aware of any feasibility
work. Considerable alterations will be required to enable re-use for food and beverage uses and this will need to include DDA compliance
features
•
Avoid new building for café – scenarios are currently flexible
•
Extended “walk of history” - added
•
Watch House slipway and new pontoons- scenarios will not negate this but this will need to link into future EAS flood defence scheme and
feasibility/ funding.
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Summary of comments from East Cowes Regeneration Steering Group on emerging scenarios – July 2021
COMMENTS

Columbine:
•
No parking on apron
•
Keep Classic Boat Gallery (now has museum status)
•
Retain Columbine (locally listed)
Esplanade:
•
Utilise existing buildings
•
Create an East Cowes Achievement and Innovations centre with a Classic Boat
Museum. Could be on Albany Road site with residential above.
•
Waterfront seawater pool
•
Return of Westlands Sports and Social Club
•
Boat landing/ mooring facility with access to potential Innovations Centre
•
Clear seaweed or made into green energy
Housing:
•
New homes should be high quality and low environmental impact
•
Support care/ sheltered housing on Maresfield Road but needs to be sympathetically
designed
•
New homes upper part of site subject to careful design and tree protection
•
Residential and care should include car parking.
Well Road:
•
Residential and café may work but subject to dealing with St. James River issue. Hotel
may be better – but will need its own parking.
Trinity Wharf:
•
Prefer mixed use approach with public access to waterfront.
•
Max 3-4 floors
•
Do not just want residential
•
Cultural use should also be considered as part of the mix
•
Marine related uses such as chandlery
•
Jobs
Phoenix:
•
Prefer mixed-use providing employment, shops and entertainment
•
Small public car park to rear
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ACTION

Columbine:
•
No parking on apron now included
•
Classic Boat Gallery– flexibility to allow a range of leisure/ cultural uses now incorporated into wider masterplan scenarios
•
Retain Columbine – noted and this will be down to feasibility
Esplanade:
•
Scenarios utilise existing buildings (except toilet block)
•
East Cowes Achievement and Innovations centre with a Classic Boat Museum. Scenarios have flexibility to allow this.
•
Waterfront seawater pool – noted though development within water is outside the role of the scoping study. Permission will be require an
impact on marine ecology will need to be fully understood.
•
Return of Westlands Sports and Social Club – noted but outside of scope of this stage of work
•
Boat landing/ mooring facility with access to potential Innovations Centre – this will need to be reviewed with EA and flood defence going
forwards
•
Clear seaweed or made into green energy – noted and see above
Housing:
•
High quality new homes encouraged. Each scheme will need planning permission and consultation
•
Care/ sheltered housing on Maresfield Road but needs to be sympathetically designed - – noted and reference
•
New homes upper part of site subject to careful design and tree protection – noted and reference
•
Residential and care should include car parking. – noted and reference
Well Road:
•
Residential. Noted and scenario without development included
Trinity Wharf:
•
Prefer mixed use approach with public access to waterfront. – noted as a preference
•
Max 3-4 floors – noted though permission for up to 6 storeys already exists given the waterfront location and the opportunity for a landmark
•
Unlikely that a full residential scheme would be acceptable due to adjoining ferry operations
•
Cultural use should also be considered as part of the mix – noted and added
•
Marine related uses such as chandlery – noted and added
•
Jobs key part of scoping study
Phoenix:
•
A mixed-use scenario is included with some flexible commercial space and residential
•
Site will have limited capacity for public parking but also subject to detail going forwards
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