S C A R B O RO U G H NORT H B AY

MASTERPLAN REPORT
F INAL R E PO RT
JUNE 2 0 2 2

CONTENTS
SECTION 1
DEVELOPMENT FRAMEWORK
1. Introduction

SECTION 2
CONTEXT
5

1.1 A Vision for North Bay
1.2 Key Opportunities
1.3 Site Opportunities
2. Development Framework
2.1 Overview
2.2 Site 1 - North Bay Gateway
2.3 Site 2 - Scarborough Heights
2.4 Site 3 - Northstead Gardens
2.5 Site 4 - Peasholm Valley
2.6 Transport & Movement Strategy
2.7 Masterplan Outputs

17

3. Background Research
3.1 Introducing North Bay
3.2 The Opportunity
3.3 The Evolution of North Bay
3.4 Planning Context
3.5 Community Engagement
4 Character Appraisal

75

5.1 National Context
5.2 Development in Scarborough
5.3 North Bay Market & Sectors
5.4 Developer/Operator Interest
Date

Checked by

Prepared by

Revision

Comment

		
		
		

49

4.1 What North Bay has to offer
4.2 Development Site Assets
4.3 Development Opportunities
4.4 Key Views & Vistas
4.5 Public Realm & Landscape
4.6 Access & Movement
4.7 Flood Risk
4.8 Ground Conditions
4.9 Ecology
4.10 Development Opportunities
5. Development Context

P01 // First Draft				
P02 // Second Draft				
P03 // Final Report				

27

// LR // SP // 27/05/2022
// LR // SP // 09/06/2022
// LR // SP // 10/06/2022

Report Number: (00)_2231_ B_001_Scarborough North Bay Masterplan Report

6. Economic Context

85

6.1 UK Tourism Profile
6.2 Scarborough Visitor Economy

3

W

N

H

IT

BY
RO B I N

H
O

O
D’S

B AY

SLE

IG

HT

S

1 . I N TROD UCTI O N
Scarborough is located in North Yorkshire and is the

The town centre north-west of the harbour contains
the transport hubs, main services, shopping and
nightlife.

Britain’s first seaside resort and one of the most
popular tourist destinations for British holidaymakers,
the town’s two bays (South Bay and North Bay)
are split by a headland bearing the 12th Century
Scarborough Castle.

The North Bay, which this masterplan report focuses
on, has traditionally been a quieter, more relaxed
option for holidaymakers, offering an alternative to
the activity and vibrancy of the South Bay. Over the
years it has seen a decline in activity and footfall, but
now represents an opporunity for development and
growth.

largest town and primary economic centre for the
entire Yorkshire Coast.

South Bay is a traditional seaside destination offering
a sandy beach, cafés, amusements, entertainment
facilities and Scarborough Harbour.
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1. THE OP P ORTUN I TY

1.1 A VISION FOR NORTH B AY
Scarborough, Britain’s original seaside resort,
has something for everyone. Whilst South Bay
is the charismatic seaside ‘town’, with its legacy
amusements, entertainment facilities and eateries,
the rugged natural beauty of the North Bay coastline
and the botanical landscape of the Peasholm Valley
provides a valuable contrast. The full potential of
North Bay is not yet fully exploited, however, and just
as the South Bay is undergoing its own renaissance
there is a need to establish a clear vision that
maximises the opportunities associated with what is
the largest single leisure development opportunity in
the Borough.
The British seaside was traditionally the place to
take respite from the ill health of our towns and
cities. Today following a period of reflection imposed
by COVID-19, more people are reclaiming rest and
escaping the cult of ‘busy’ to explore Britain’s coast.
North Bay with its character strongly defined by its
natural environment, activities focused on sports and
wellness pursuits, and mental stimulation in the form
of history and live performance, provides a fantastic
place to experience wellbeing and pleasure.
The following masterplan concept builds on the
Scarborough Blueprint and Town Deal and Leveling
Up programmes.

Based on the concept of pleasurable placemaking, the
vision for North Bay is rooted in the area’s assets.
This provides as a basis for promoting new activities
and uses that enhance and showcase this spectacular
place. The core tenets of North Bay have been
identified as:
Nature: North Bay is part of a natural coastal
ecosystem where the beauty of geology, flora and
fauna is to be appreciated and conserved. Key
assets include the natural landform of cliffs, sea and
shore, the wild and tended landscapes of parks and
greenspaces and interesting wildlife from the local
populations of Bottlenose Dolphins and Peregrine
Falcons to the underwater world of the Sea Life
Centre.
Sport & Recreation: From adrenaline fuelled
experiences to the simple pleasures of walking at
one with the natural environment, North Bay already
offers varied sports and recreation opportunities.
This includes coastal activities such as surfing
and kite surfing, inland water based pursuits from
recreational swimming at Alpamare UK to pleasure
boating at Lakeside Adventure and land sports and
recreational activities including coastal walks, bowls
and skateboarding.
Culture, Entertainment & Heritage: Ranging
from the 12th Century Castle to a successful open air
theatre, North Bay has a unique cultural offer. Assets
include the Grade II listed Peasholm Park, the curious
Water Chute and the well-loved North Bay Heritage
Railway.
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Building on the three existing tenets of Nature, Sport
and Culture, there are a range of opportunities that
could complement North Bay’s offer.
Nature - A place to rejuvenate and
take respite: Wildlife and horticulture trails;
interpretation of the natural environment including
play and immersive experiences; health and
wellness activities such as outdoor yoga / pilates;
an eating offer that focuses on local produce and
environmentally friendly overnight accommodation
options from tipis to eco-hotels.
Sport - A place to experience new activities
and adventure: Walking and cycling routes; active
outdoor activities such as mountain biking and zip
wires; indoor activity centres that offer a range of
opportunities from climbing to trampolining; a focus
on healthy food and nutrition and family friendly and
shared overnight accommodation options including
camping, hostels and lodges.
Culture - A place to enjoy yourself and be
entertained: Enhancing the offer of the Open Air
Theatre; providing ancillary attractions e.g. circus
/ fairground; themed bars and restaurants for pre
and post-performance and a range of overnight
accommodation options from a festival campsite to
permanent serviced apartments and hotels.
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What is interesting is that many of the opportunities
listed individually under each theme are not
necessarily mutually exclusive to any one theme. As
an example, new wildlife trails provide enhanced
natural environment that can be enjoyed as a
recreational activity and through interpretation and
immersive experiences can also provide education
and entertainment. At this stage rather than singling
out particular attractions or ancillary facilities, it
can be surmised that there are a series of common
elements around Nature, Sport and Culture that
together would create a critical mass that can benefit
the North Bay offer as a whole:
•
•
•
•
•

Multi-use event spaces and infrastructure
Immersive and adventure activities – both indoor
and outdoor
Green spaces and trails
Food & beverage from food shacks to permanent
restaurants
Visitor accommodation from camping to hotels

Indeed, by focusing on the intersections of Nature,
Sport and Culture, a vision for North Bay emerges.
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DESIGN
Whilst this vision could be assumed to focus on the
individual – meeting one’s personal needs should
not compromise the ability of others to meet theirs.
Therefore, at the heart of the vision is an intent
that the masterplan should embrace sustainable
recreation. The effects of climate change are felt
no more than on the coast and with widely agreed
responsibilities to shift towards a low carbon
and green economy, the vision should have high
sustainability credentials.
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The importance of sustainability for consumers and
companies is growing. Consumers are sending a
clear signal: Sustainability will continue to become
the expectation, rather than the exception. A vision
that has sustainable recreation at its core will focus
on the intrinsic attractions of the natural and cultural
environment, minimising the impacts on ecosystems
and the human community, while still providing
economic benefits to local residents.
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1.THE OPEN AIR THEATRE
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The Open Air Theatre is a fantastic asset. It provides
a unique experience and draws in major acts but it
could be so much more. The opportunities are to
increase its capacity, introduce weather protection,
improve infrastructure and enhance the food and
drink offer. This would elevate the status of the
venue and its ability to attract a broader programme
of acts as well as provide a much enhanced visitor
experience.
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2. NEW VISITOR ATTRACTIONS
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The site provides great opportunity to develop
adrenaline experiences and adventure sports such
as climbing and cycling as well as opportunities for
new family themed visitor attractions, building on the
success of existing assets such as Scarborough Sea
Life Centre and Alpamare UK Water Park.
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3. V ISITOR ACCOMMODATI O N
In order to support the vision for North Bay it
is has been identified that there is a significant
opportunity to provide more higher quality visitor
accommodation in the area. Specifically, this
accommodation should recognise the importance
of wellness and the historic role of the seaside to
provide places for health and relaxation.
Consultations with developers and operators
supports the need for a higher quality offer,
and demand is apparent, however the type of
accommodation is important. New accommodation
needs to add in terms of quality and provide
something unique to the local market.

• Unique self-catering options
such as pods, cabins, treehouses
and camping sites.
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• Family holiday accommodation such
as serviced apartments, high quality
lodges, luxury permanent holiday
homes with sea views.

C

Opportunities for visitor accommodation identified
include:

O
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The seafront and particularly access to the seafront
and views of it are a key driver for this sector.
Quality will be one of the key differentiators and
draws. Linkages to the other amenities such as ticket
packages with the Open Air Theatre or passes for
Alpamare UK (subject to commercial agreements)
would also help.
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visitors to accommodation at North Bay. The area has
some excellent attributes that should be captured in
any such campaign to promote the area and attract
visitors.

• Wellness retreat offering high
quality eco-accommodation
and hotels in a natural setting.
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Visitor accommodation would
need to be supported by being
in close proximity to surrounding
leisure uses and accessible outdoor
activities as described in the previous
section. Branding and marketing will be an
important aspect of promoting the attraction of
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SITE 1 - NORTH BAY GATEWAY
(Former Atlantis Site)
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The former Atlantis site has frontage to Peasholm
Gap, between the North Bay promenade and
Peasholm Park. At 0.8 hectares in size, the site is
largely flat and cleared for development. The site is
a prime frontage and acts as a gateway to the wider
site.
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SITE 2 - SCARBOROUGH HEIGHTS
(Former Marvel’s Site)
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The former Mr Marvel’s Amusement Park site
encompasses 1.83 hectares of land and is situated on
top of a cliff, offering panoramic views out over the
North Bay. The Marvel’s site has mostly been cleared
but some of the original infrastructure remains
including the former chairlift stanchions and stations.
Having been vacant for over a decade the site is
becoming overgrown and reclaimed by nature. The
site was previously accessed by a chair lift that was
accessed from a hut just off Burniston Road this is
also next to the entrance to the Open-Air Theatre
and Tourist information point. The site is now fenced
off with security as there have been issues with arson
on the few remaining structures (mainly linked to the
chair lift).

Complementary Site - Former Indoor Pool
Perched on top of the hill at Ryndle Crescent, the
swimming pool building has been demolished. The
site should be noted for its views to the water and
its visibility from Peasholm Gap, which make it a key
gateway site. This site is fully operated and owned by
the Council and there are no leases in place.
New public toilets have been constructed just below
the site (within the lower car park area). The car
park is very well used and is a designated car park for
theatre shows. It is also one of the most visible and
closest car parks for accessing the seafront.
Though not part of the former Sands development
area and outside the scope of the masterplan,
the site has been identified as having potential to
provide the location for high quality hotel and public
parking in support of the vision and objectives of the
masterplan.

SITE 3 - NORTHSTEAD GARDENS
(Former Kinderland Site)
The site, 1.25 hectares in size, has also been disused
for over a decade. The site is currently fenced off and
not accessible by the public.
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2. DEVELOPMENT FRAMEWORK
2.1 OVERVIEW
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The masterplan image represents a vision for
Scarborough North Bay. Key drivers to the proposals
include:
•

The continuation of Peasholm Park into
Northstead Manor Gardens to create a verdant
Peasholm Valley, linking the town centre with the
Sea Life Centre and Scalby Ness.

•

Promoting active travel connections such as
walking and cycling through improved public
realm, crossings and dedicated infrastructure.

•

Reinstating the gondola ride to navigate the steep
topography and celebrate the heritage assets
within the area.

•

Embracing a united, holistic approach to
development and commerce.Visitors can purchase
tickets or passes which would give them access to
all or some of the attractions (including Alpamare
and Sea Life) to provide a seamless, ‘all-inclusive’
experience.

•

Creating a network of interconnected ‘nodes’,
with easily accessible links between each.

•

Creating a transportation hub in the area
consisting of buses, land trains, the cable car and
the North Bay Heritage Railway.

•

Expansion of the Open Air Theatre to increase
capacity and make it a focal point for the
development.
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Scarborough North Bay represents an opportunity to
create a quieter and more natural destination which
would contrast and compliment the South Bay’s offer.
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2.2 SITE 1 - NORTH B AY GATEWAY
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The first site, which was formerly a water park, could
be redeveloped as the gateway to the North Bay
development.
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(FORMER ATLANTIS SITE)

IND

Adjoining the current Sands building, a new
intervention could provide ground floor active
frontages and public realm improvements to
incorporate a transportation hub for buses.
The upper floors could contain a variety of indoor
activity spaces, such as rock climbing, skate parks, and
soft play areas.
There is an opportunity to provide a multi-storey car
park behind this active frontage, sandwiched between
the new activity centre and the cliff edge. The top
floor of this building could provide pedestrian access
to the sites behind and a gondola station.
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This site could also be home to the ticketing hub,
from which visitors can purchase all-inclusive passes
which would allow access to multiple venues and
attractions across the North Bay area, providing a
seamless and intuitive visitor experience.
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To promote the North Bay as a sustainable,
eco retreat, the architecture should reflect this
aspiration in its materiality, design and environmental
performance. Green walls and roofs would promote
the natural character of the area. Timber-clad
buildings and an over-arching sustainable approach
to the architecture in the area are key components
of strengthening the unique character of the
Scarborough North Bay area.

2.3 SITE 2 - SC ARBOROUGH HEIGHTS
(FORMER MARVEL’S SITE)
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The second site is largely focused around the Open
Air Theatre. The theatre could be expanded from its
current capacity of 8,000 to ~12,000, with additional
rows of seats added to the upper tiers and the
addition of a weatherproof covering to some or all
of the seating. The additional height allows a potential
family-oriented themed entertainment unit to be built
behind and integrated into the underside of the seats.
At roof level, this unit could provide space for an
enhanced food and beverage offer which can be
accessed from the Open Air Theatre before, during
and after shows and events. This level could also have
a gondola station to provide access to the other sites.
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This site is also the ideal location for luxury holiday
accommodation, due to the aspect and views out to
the North Sea. It could have a mixture of a mediumrise hotel and low-rise apartments which would
all provide short-stay accommodation in a natural
setting.
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The public realm improvements could include
pedestrian and cycle links and winding pathways
which will descend down the cliff towards the
promenade and the boating lake. Overall, this
development has the opportunity to create a new
heart to the North Bay area and cement the Open
Air Theatre as a cultural and regional hotspot.
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2.4 SITE 3 - NORTHSTEAD GARDENS
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The Northstead Manor Gardens site provides
an opportunity to create a unique visitor
accommodation site in a verdant, lush location
surrounded by dense foliage.
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(FORMER KINDERLAND SITE)

A mixture of sustainable eco-pods, treehouses and
luxury holiday homes would provide a tranquil,
peaceful holiday destination for those wanting to
reconnect with nature. The site could also include
provision for camping sites and campervans.
ECO
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The masterplan could provide strong views of
trees, plants and the sea, promoting biophilic design
elements and integrating with nature.
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Due to the North Bay Heritage Railway and the
boating lake, the site is isolated from the neighbouring
sites, which would prevent pedestrian traffic crossing
the site and therefore preventing excess noise and
disturbance.
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2.5 - PEASHOLM VALLEY
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The Peasholm Valley has the potential to become the
green spine of the development, linking each of the
sites and extending beyond to both Peasholm Park
and the Sea Life Centre.

PM

It would wind from Peasholm Park to the Open
AirTheatre through a dense wooded area before
emerging into the promenade and the beachfront
with uninterrupted views of the sea and Scarborough
Castle, where it would continue up towards the Sea
Life Centre and Scalby Ness.
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On the site of the former indoor swimming pool
there is potential for a new luxury hotel complex
with an excellent aspect out towards the water and
across to the new gateway site, indicated by the pink
massing shown on this site. Adjacent to this there
could be a multi-storey car park.
While all of the above interventions will enhance
the visitor and tourism economy, the beach remains
the key destination for holidaymakers and remains
so in this masterplan. The area should be a haven for
surfers and adrenaline sports fans as well as those
looking for a relaxing beach holiday. The unique
accommodation and offer here at Scarborough North
Bay would make it the ideal holiday destination for
every member of the family.
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N E W/ I M P ROVE D P E D E ST R I A N & CY CLE
RO U TE S
S E G RE G ATE D C Y CLE /P E D E ST R I A N
RO U TE S
P O D B AS E D L AN D T R A I N SYST E M
BUS NODES
TRAN S P O RT HU BS
P OTE N TI AL N E W H E R I TAGE R A I L STO P
N O RTH B AY HE R I TAGE R A I LWAY
N E W B U S S TO P W I T H P E D E ST R I A N
RO U TE TO HOTE L D E V E LO P ME NT

TO S O U TH B AY

N E W/ RE M O D E L LE D V E H I CULA R
AC C E S S P O I N TS
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Walking
Active modes should be at the heart of the North
Bay masterplan and walking should be the main
way of moving around and between the main sites.
The Scarborough Heights site would be car free –
improved footways and active travel routes would
radiate out from here to connect to the transport
hub at North Bay Gateway. New, upgraded and
improved pedestrian crossings to the bus node on
Peasholm Gap and across the A165 to Peasholm Park
would improve pedestrian safety.

GO

ND

O

2.6 - TRANSPORT & MOVEMENT STRATEGY
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Cycling
A cycle hire operation and large, secure cycle parking
area will be established within the transport hub.
New and improved car free cycle routes provided in
the main via shared cycle/footways could be provided
throughout the Scarborough Heights and Northstead
Gardens sites. A new signalized parallel crossing of
the A165 could link cyclists from the transport hub
to Peasholm Park. An improved segregated cycle lane
alongside the promenade is a long term vision.
Light Railway and Gondola/Cable Car
The light railway and the reinstated gondola/
cable car would provide a unique transport hub
with characterful transport modes to connect the
transport hub to Scarborough Heights; Peasholm
Valley and the Sea Life Centre. A new light railway halt
at the Northstead Gardens site would be desirable.

Landtrain Pod System
An autonomous and futuristic land train/pod system
would work well on the promenade between the
town centre and the North Bay Gateway, linking
the North and South Bay areas in a unique and
characterful manner.
Bus
New bus stop nodes could be provided on the A165
at Alpamare UK and adjacent to the North Bay
Gateway site for potential use by service and Park &
Ride buses. The ‘hotel’ site could be served by a new
bus stop with walk link.
Car Parking and Vehicular Access
The main North Bay Gateway Multi-storey Car Park
(MSCP) is accessed off Peasholm Gap. This MSCP
would provide the car parking and servicing for the
active sports centre, the open air concert arena and
the surrounding proposals. Northstead Lower car
park could be double-decked and re-modelled to
re-provide parking lost from the redevelopment of
the former sports centre site. The proposed hotel
site would have its own vehicular access from Ryndle
Crescent. A large proportion of new parking spaces
should be EV enabled. Access for motorhomes and
camping vehicles and a modest car parking area
(for glamping pods and treehouse guests only) at
Northstead Gardens would be accessed via a gated
entrance onto the A165 Burniston Road.
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CUR RENTLY 1.4M OVERNIGHT S TAYS
( HO LIDAY/VFR/B U S INES S )
U P TO 70,000 ADDITIO NAL
OVERNIGHT S TAYS PER YEAR

2.7 MASTERPLAN OUTPUTS

( U P TO 5% GROWTH)

CU RRENTLY 8.8M DAY TRIPS
UP TO 200,000 ADDITIO NAL DAY TRIP
VIS ITS

The masterplan aims to reinforce the North Bay
area as a family-oriented, multi-generational visitor
destination. The key interventions, as outlined above,
have the potential to increase the overall spend
across Scarborough and attract more overnight
stays. It could also provide year-round attractions
and activities, negating the problem of peak and quiet
seasons which is experienced by most seaside towns
in the UK.

( U P TO 2% GROWTH)

J O INT T ICK ET ING &
M AR K ET ING BET W EEN
AT T R ACT ION S,
AC C OM M ODAT ION, OPEN A IR
T H E AT R E, PUBL IC T R A NSPORT
U P TO 600 JO BS
POT E NT IA L TO INCL UDE
C AS T L E , TOW N CEN T R E, SEA
L I FE , A L PA MA R E UK

Scarborough North Bay is a key strategic site within
the wider Scarborough area and forms one of four
key intervention areas within the town.

U P TO 6,000m 2 F& B

In this section there are a list of high-level outputs
for each of the sites, including estimates of
additional visitors, jobs and construction values
for the interventions.

U P TO 6,000m 2 LEI S U RE
BETWEEN 2,000 AND 4,000 MORE THE ATRE S E ATS
U P TO 700 ADDITIO NAL C AR PARK I N G S PAC E S
U P TO 130 ADDITIO NAL HO L I DAY U N I TS
~ £100M C O NS TRU C TI O N C O S T

The masterplan also includes the provision
to improve a wide variety of public
transport infrastructure in the area,
including 2 new bus interchanges, the reopening of the gondola ride which spans
500m, the North Bay Heritage Railway,
a pod-based land train and new cycle
and pedestrian connections. These would
provide a small number of additional jobs
and provide characterful transport methods
for visitors.

Scarborough currently attracts around 8.8m day trip
visitors a year. The masterplan proposals estimate up
to an additional 200,000 day trip visitors a year would
be made, an increase of up to 2.25%.
The town also currently attracts 1.4m overnight
stays, for various purposes such as holidays, visits to
friends and relatives and business (both domestic
and international). The proposals could provide up to
70,000 additional overnight stays, an increase of up to
5%.
As development sites go to market and operator/
developer interest is assessed, more detailed
economic impact predictions can be formulated.
Next Steps
This masterplan report sets out a strategy for the
future development of the North Bay area.
The next steps will involve the Council’s adoption
of this framework, and engagement with potential
development partners and operators who will help
deliver this vision for North Bay.
The sites will then go to market and developers/
operators will be invited to develop proposals to
operate attractions and oversee the delivery of this
masterplan.

The development could benefit from a joint
ticketing/marketing approach.Visitors to the Open
Air Theatre would have the option to book linked
accommodation alongside it as well as tickets to
nearby attractions such as Scarborough Castle, Sea
Life and Alpamare UK.
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N O RTH B AY M AS TE R P LA N A R E A

NO RTH B AY

S C ARBO RO U G H
C AS TL E

TOWN C ENTRE

S C ARBO RO U G H
S TATIO N

S O U TH B AY

3. B ACKGROUND RESEARCH
3.1 INTRODUCING NORTH B AY
North Bay has traditionally been the more peaceful
area of Scarborough. The bay comprises a sandy
beach with rocky outcrops to the north and a flat
sandy area that continues around the headland to
South Bay.
The beach is used by a wide range of people, from
families through to recreational water sports
enthusiasts, especially surfers.
North Bay is also home to a range of
attractions including Scarborough Castle,
Peasholm Park, the Scarborough Open Air
Theatre, North Bay Railway and the Sea
Life Centre at Scalby Mills.
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D E VE L O P M E N T S I T E
N O RTH B AY M AS TE R P LA N A R E A
C O M P L E M E N TARY SI T E

NO RTH SEA

3.2 THE OPPORTUNITY
In recent years new tourism facilities have been
developed at North Bay within the area known as the
‘Sands.’
New attractions and facilities include the Alpamare
UK Water Park, beach chalets and new retail and
apartments, but there are still large areas of
brownfield land that have failed to come
forward for development.

The new vision and masterplan will ensure that the
area continues to play a valuable role in contributing
towards the wider tourism offer.
The development of additional new facilities will
safeguard and reinforce the role the North Bay
plays in Scarborough’s tourism provision, offering
a complementary provision to that of both
Scarborough Town Centre and the South
Bay.

The Sands development area has
recently come back into the control
of the Borough Council following
expiry of the previous development
agreement and there is now an
opportunity to reconsider the Sands
area within the wider context of
North Bay.
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Key

1 Peasholme Park, Registered Park and Garden (Grade II)
Scarborough Castle SAM

1
2
3
4
5

Sea Life Centre

Water Chute, Northstead Manor Gardens (Grade II)
Peasholme House (Grade II)
Peasholme Cottages (Grade II)
146-152, Castle Road (Grade II)
The Towers (Grade II)

Sands Development Area

1
Royal Albert Park

Peasholm Park

2
3

Castle Headland

4

5

3.3 THE EVOLUTION OF NORTH B AY

Scarborough North Bay has a rich and
varied history, contributing to its unique
role and character within the wider
Scarborough context.
Scarborough Castle, a scheduled
ancient monument, sits on
the Castle Headland on the
easternmost point of North Bay.
Dating back to the 12th Century,
views from the castle extend
across the Yorkshire coastline
with panoramic views of the
North Bay area. Conversely,
the castle sits in the backdrop
of views from North Bay beach
and the development site creating
a characterful and picturesque
landscape.

Today Peasholm Park is a Grade II listed registered
park and garden. The Water Chute, a relic from the
former Northstead Manor Gardens, was
Grade II listed in 2017. There are
also many other non-designated
heritage assets, including
the North Bay Heritage
Railway.

The more recent history of North Bay
emphasises its role as a destination for
leisure and recreational uses. Throughout
the early and mid-20th Century, the North
Bay developed a number of outdoor recreational
facilities, including Peasholm Park, the Open Air
Theatre, tennis courts, a bathing pool, beach huts
and a miniature railway. In the latter half of the 20th
Century, the area became a centre for amusement
and activity parks, hosting Marvel’s Amusement Park
and Kinderland Activity Park.
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Scarborough North Bay was once home to a pier,
typically used for steamers and anglers. Measuring
1,000 feet long, it cost £12,135 (equivalent to £1.5m
today) to build when it opened in 1868 and was
designed by Eugenius Birch. The pier head shelter
pavilion was used for music concerts.

87

T

H

O R E R O YA L
F
E
AL
B
Y
BE
BA
R

For much of the 19th Century, the North Bay
area was in private ownership and dominated by
agriculture. As can be seen on the 1890 Ordnance
Survey map, the area was host to the Scarborough
Barracks and a number of allotments, but was
otherwise characterised by open land. Hotel uses
are recognisable at Scalby Mills, providing early
evidence of the North Bay as a tourist destination.
Nevertheless, there was significantly less development
at the North Bay than the Old Harbour and South
Sands, which were traditionally the centres for seaside
resort and tourism activity.

A storm damaged the pier irreparably in 1905 and
only the pavilion survived. The pier was never rebuilt
and it was demolished completely in 1914.
The pier was serviced by a funicular railway that ran
from the pier entrance to Queen’s Parade on the
top of the cliff. Opened in 1878, its opening day was
marred by a carriage collision when it fell down the
cliff edge. Numerous incidents and a landslip in 1887
led to its eventual closure and demolition.
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LM

Together these features laid the foundations for the
North Bay’s role as an outdoor leisure destination,
providing an alternative offer to the main beach
resort at Scarborough’s South Bay.
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A popular attraction was the Corner Café. It was
not only home to a number of refreshment stalls and
units, but also a ballroom, a stage and shops. The café
contained a soda fountain, which was modelled off the
classic 1920s Art Deco American Diners.
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At a similar time, the area was transformed to
accommodate a range of outdoor leisure uses,
initially a golf course and beach huts, and in the
1930s, a boating lake, Open Air Theatre, miniature
railway line, children’s playground, and the North Bay
outdoor swimming baths. There was also significant
development on the site now occupied by Royal
Albert Park, including a Bowling Green and Floral
Pavilion.

CORNE

The early 20th Century saw a number of exciting
developments in the North Bay area, not least the
purchase of the former Northstead medieval manor
by the Scarborough Corporation in 1911 in order to
create Peasholm Park, which would be open to the
public. The park was laid out in 1912 in a Japanese
theme and was extended south-westwards in 1924 to
include Peasholm Glen, purchased from the Dutchy
of Lancaster and the Burial Board in 1921. The park
was a popular destination for aquatic displays, musical
performances, and evening firework and light shows.
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In the late 1960s the tennis courts were redeveloped
into Scarborough Zoo and Marineland, housing
a number of exotic animals such as dolphins, sea
lions, an elephant, snakes and llamas. The Zoo was a
popular attraction and operated between 1969 and
1984, a Big Dipper ride was added in 1973.
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The 1960s also saw the development of a
comprehensive amusement complex at Scalby Mills,
necessitating the destruction of ‘Monkey Island,’ a
hunk of rock once part of the Scalby Beck river
bank but separated by processes of erosion, which
had been a popular local destination for cricket and
football matches, picnics, and was even used a location
for a machine gun bunker during World War Two.
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Kinderland, a children’s activity park, was developed
on the site of the former Burniston Road allotments
- sandwiched between Burniston Road and the
Open Air Theatre. Kinderland opened in 1985 and
incorporated the historic boating lake, water chute
and heritage railway.
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The Open Air Theatre closed in 1986.
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At Scalby Mills, Scarborough’s Sea Life Centre opened
in 1991.
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The North Bay pool reopened in 1984 as Waterscene,
which boasted at the time the longest water slide in
the world. It was rebranded as Water Splash World in
1987, and again as Atlantis in 1995.
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The area underwent further transformation in the
late 20th Century, becoming an amusement park
destination. Following the closure of Scarborough
Zoo and Marineland in 1984, Mr. Marvel’s Showtime
USA Fun Park opened featuring a number of new
rides and roller-coasters. The amusement park was
accessible from North Sands beach and the Corner
Cafe via chairlifts. Caravanning sites opened in
the areas surrounding the park and beach, further
cementing the role of the North Bay as a popular
tourist destination.
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Peasholm Park having suffered decline in the second
half of the 20th Century was subject to a programme
of restoration initiated in the early 2000s, which
helped to encourage public use of the park and the
regeneration of the area.
In 2008, planning permission was approved for a
major overhaul and refurbishment of the Open Air
Theatre. With a capacity of 6,500, the theatre was
reopened in 2010 with modern seating and facilities
suitable to host music concerts and community
events
Marvel’s closed in 2002, followed by Kinderland in
2007 and the Military Amusement Park (North Bay
pool in 2016). Plans subsequently came forward for
the comprehensive development of the area.
Kepwick House and Lockton House were completed
in 2010 on the site of the Corner Café. The
development included commercial uses on the
ground floor and apartments above. The Alpamare
water park followed in 2016 along with a Marstons
pub and later a Premier Inn hotel.
Full planning permission was granted on the site of
Marvel’s and Kinderland in 2013 for holiday lodges.
A mixed use development comprising a multiplex
cinema, apartments, a sky bar, gym, restaurants and
a multi-storey car park was proposed for the North
Bay pool. But none of these developments have come
forward.
In 2017 Scarborough Indoor Pool was closed
following the opening of a new council pool and
sports village at Weaponness.
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3.4 PLANNING CONTEXT
The Scarborough Local Plan 2011-32 was adopted
in July 2017. The Local Plan is currently under review
however amendments are unlikely to impact policies
and allocations relevant to the North Bay area.
Allocations and designations:
•
•

The development site is covered by policy TOU2.
Part of the North Bay falls within the Scarborough
Conservation Area, and is subject to policy DEC4.

Key Policies:
Policy TOU1
New Tourism Facilities states that the diversification
of the tourism industry throughout the plan area
will be supported and encouraged. Proposals for
the development of new or the enhancement
or expansion of existing tourism facilities will be
permitted where they (a) respect the distinctive
tourism character of the area in which the
development is proposed, both in terms of the scale
and nature; and (b) wherever possible, help to reduce
the seasonal nature of the tourism industry in the
area.
Policy TOU2
North Bay Leisure Parks states that proposals for
the development of new leisure or tourism facilities
or the enhancement of existing leisure or tourism
facilities within the North Bay Leisure Parks area, as
shown on the Policies Map, will be supported where
they accord with the criteria contained within Policy
TOU1.

Policy DEC1
Principles of Good Design states that good design will
be expected and all applications for new development
must demonstrate how they meet the principles of
good design outlined under the policy.
Policy DEC4
Protection of Amenity states that proposals should
ensure that existing and future occupants of land
and buildings are provided with a good standard of
amenity and proposals for development should not
give rise to any unacceptable impacts.
Policy DEC5
The Historic and Built Environment states that
historic rural, urban and coastal environments will
be protected and, where appropriate, enhanced and
their potential to contribute towards the economic
regeneration, tourism offer and education of the
area exploited, particularly those elements which
contribute to the area’s distinctive character and
sense of place.
Policy DEC6
Archaeology states that the Local Planning Authority
will seek to protect, enhance and promote
archaeological heritage.
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17/02191/RG4

18/00702/RG4

17/02210/RG3

21/02051/FL
21/00020/FL
19/02350/FL
18/02708/RG4
21/02402/DM

19/00008/RG4

Application
Reference

Address

Proposal

Status

Application
Reference

21/02402/DM

Scarborough
Indoor Pool,
Ryndale Crescent,
Scarborough,YO12
6AQ

Demolition of
Scarborough Indoor
Swimming Pool, site
clearance and ground
remediation.

Demolished

21/02051/FL

Kepwick House,
Peasholm Gap,
Scarborough,YO12
7TN

Erection of an additional Awaiting
storey to provide 9 no. Decision
additional penthouse
apartments.

21/01473/RG4

North Bay
Promenade,
Scarborough

Change of use of land
from a vacant former
chair lift to allow
for seasonal siting of
amusement rides.

21/00020/FL

Unit 1A, The
Corner, Peasholm
Gap, Scarborough,
YO12 7TN

Change of use from
Refused (9
Class E (commercial,
June 2021)
business and service
to Sui Generis (hot
food takeaway) and
associated alterations to
shopfront.

19/02350/FL

Kepwick House,
Peasholm Gap,
Scarborough,YO12
7TN

Change of use of
existing vacant
floorspace and creation
of mezzanine floors to
provide 4 no. additional
apartments.

Address

Proposal

19/00008/RG4

Royal Albert Drive
Cafe, Royal Albert
Drive, Scarborough,
YO12 7HY

Erection of building
Awaiting
with restaurant / bar
Decision
at ground floor and 19
letting rooms at first
floor level. Single storey
cafe kiosk and public
toilets.

18/02708/RG4

Former Atlantis
Site, Peasholm Gap,
Scarborough

Proposed mixed-use
Awaiting
development comprising Decision
multiplex cinema,
residential apartments,
restaurants, shops, gym,
sky bar, and multi-storey
car park.

18/00702/RG4

Alpamare, 28
Burniston Road,
Scarborough

Erection of C1
Hotel with ancillary
bar/ restaurant and
alterations to existing
car park.

17/02191/RG4

Land to the East
of Alphamare,
Burniston Road,
Scarborough

Development of
Refused (24
glamping site comprising November
9 no. tents, reception
2017)
building and footpaths.

17/02210/RG3

Open Air Theatre,
Northstead
Manor Gardens,
Scarborough,YO12
7UZ

Infill of part of existing
lake to provide hard
surface to create a
permanent deck.

Refused (8
October
2021)

Permitted
with
Conditions
(20
December
2019)

Status

Permitted
with
Conditions
(9 November
2018)

Notable developments completed in North
Bay include the erection of a Premier Inn hotel
(18/00702/RG4).
Further to the south of North Bay a proposal to
erect a building combining a restaurant / bar at
ground floor and 19 letting rooms at first floor
level is awaiting a decision (shown overleaf). The
development at Royal Albert Drive was once a single
storey cafe kiosk and public toilets that have since
been demolished.
The refusal of an application for seasonal amusement
rides (21/00020/FL) and a glamping site (17/02191/
RG4), both siting lack of compliance with Policy
DEC1 (Principles of Good Design), is indicative of
the council’s desire for high-quality leisure uses at
the North Bay that respect the unique landscape
and surrounding and avoid negative impacts on the
character and views to and from the area.

Permitted
with
Conditions
(14
November
2017)
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3.5 COMMUNITY ENGAGEMENT
A public consultation on the emerging masterplan
and vision for Scarborough North Bay was held to
invite residents, businesses, and visitors to share their
views. This comprised of an exhibition board located
in Scarborough Indoor Bowls Centre, a webpage
and a YouTube video which encouraged people to fill
in a questionnaire and record their feedback, which
received over 700 responses.
Over half of the respondents stated that they visit
North Bay very frequently, compared to less than
a quarter that visited South Bay very frequently.
However, just under 13% visit North Bay occasionally,
whilst 36% visit South Bay occasionally. The results
suggest that the respondents visit North Bay as
part of their regular day-to-day activity but visit
South Bay less frequently, for occasional trips. This
is unsurprising considering that South Bay contains
more services and a larger retail, entertainment and
leisure offer than North Bay. Also, this reflects that
over 40% of the survey respondents are residents to
North Bay.
The primary reason for respondents’ last visit to
North Bay was for health & wellbeing (for example,
walking or cycling) followed by visits for leisure (for
example, visiting the beach or attractions). These visits
most commonly lasted between 1-2 hours (49%),
whilst nearly a quarter lasted 2-3 hours and about
17% visited for more than three hours. Nearly half of
the respondents reported that their visit was with a
partner or one other adult, whilst just over a quarter
of visits were taken by groups with children.
Most of the respondents (over 90%) have visited
Peasholm Park and the beach in North Bay. Around
half of the respondents have visited the Open Air
Theatre, the railway, castle, Sea Life Centre and

the Alpamare Water Park. Respondents rated the
quality of open spaces/environment and the quality
of walking routes as largely very good and good,
reflecting the high value placed on the natural
environment. The quality of public transport linkages
and car parking received the most votes for being
acceptable and poor.
The most popular improvements to North Bay were
voted as new/improved visitor attractions (71%)
and better places to eat and drink (56%). Other
answers suggested more sports attractions such as
gyms, basketball courts, football pitches and facilities
for surfers. Suggestions also included indoor leisure
facilities/attractions to suit various ages and the
weather, such as go-karting, swimming, a cinema,
play spaces, and an art gallery. Some respondents
emphasised the need to retain and enhance the
quieter character of North Bay in contrast to the
more commercial South Bay when considering
improvements.
When asked which modes of transport should be
prioritised in North Bay, respondents voted most
strongly in favour of improving the pedestrian
environment (69%), followed by improving public
transport (45%) and cycling (38%). Cars were the
least priority with 33% of the votes.
The theme that respondents would most like to see
developed in North Bay was culture & entertainment
with 36% of votes, followed by sport & recreation at
30% and nature at 22%.
Finally, respondents voted for the one thing they
would like to see in North Bay, above all else, and the
results showed an overwhelming preference for family
attractions.
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4. C HA RACTE R A P P RA I SA L

4.1 WHAT NORTH B AY HAS TO OFFER
SEA LIFE C
EN
TR
E

North Bay is the wilder of Scarborough’s two
beaches, with a rugged, more natural feel than
the developed South Bay. It is a sandy beach
with rocky outcrops to the north that become
isolated at high tide and provide rock pool
areas at low tide. To the south, there is a flat
sandy area that leads onto rock armour and
continues around the headland to South Bay. The
bay is popular with recreational water sports
enthusiasts including surfers and jet-skiers.
Scalby Ness
Located at the northernmost tip of the North
Bay, Scalby Ness is a series of cliffs and hills. It is a
popular fossil hunting site, with rocks and fossils
dating back to the Jurassic era.
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Sea Life Scarborough
Sea Life is a commercial sea life-themed aquarium
attraction run by Merlin Entertainments. It is
home to a variety of aquatic species such as
penguins, otters, sharks, seals and many more
within its aquariums. The site also includes the
Pirate Adventure Mini Golf.
North Cliff Golf Course
The North Cliff golf course is an 18-hole golf
course the offers views towards both the North
Bay and the North York Moors.

Peasholm Park
Historic Peasholm Park is designed in an oriental
style. Attractions include a boating lake where
many different kinds of boat can be hired in
summer months, a bandstand, mini golf and two
cafes.
Royal Albert Park
Royal Albert Park overlooks North Bay and
contains coastal walks, natural areas and play
areas including Hairy Bobs skatepark.
Scarborough Castle
Dating back to the 12th Century, Scarborough
Castle is owned and operated by English
Heritage. Today the castle walls and the eastern
side of the Great Tower remain as well as
exhibits containing Roman artifacts.
Wildlife
Scarborough North Bay is well-known for
sightings of dolphins, and in the summer of
2021 eight bottlenose dolphins were spotted
playing in the North Bay at high tide. The
Scarborough Peregrine Watch is a group devoted
to birdwatching, and a group of peregrine
falcons have nested on the castle headlands in
recent years. The rarity of these species attracts
enthusiasts from far and wide to Scarborough.

Scarborough Bowls Centre
Situated on the cliffs overlooking North Bay is
the Scarborough Bowls Centre. The Centre
boasts eight indoor rinks of world-class standard,
after a major refurbishment in 2003. The
Scarborough Bowls Centre also offers two
outdoor crown greens in the adjacent Alexandra
Gardens.
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4.2 DEVELOPMENT SITE - ASSETS
LW

The development site formally known as ‘the Sands’
or North Bay Leisure Parks already contains a
number of existing attractions. These draw footfall
into the area and provide contextual character for
any new proposals, which should seek to sustain and
enhance this current offer.
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Scarborough Open Air Theatre
Scarborough Open Air Theatre has a capacity of
8,000. The Council own the whole of the venue
and surrounding land. An operation agreement is
currently in place with Live Nation. The agreement
involves Live Nation promoting the venue and
bringing acts to the venue. The Council manage the
property and provide the set up and stewarding /
security for each event. Live Nation operates the
theatre under a lease agreement, with proceeds from
events shared with the Council, which are re-invested
in the facility. At present the season allows for 12
shows per year however permission has recently
been granted to extent the season in 2022 from early
May to the end of October, to allow for up to 30
shows per year.
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Outside of the summer season events held at
the open air theatre include Oktoberfest and
Scarborough Sparkle, a themed shopping and
entertainment weekend. The associated food and
beverage offer includes the Venue cafe bar and
kiosk and on-site bar and food stalls. This could
be enhanced to offer a better pre and post-theatre
experience, especially since the theatre is some
distance from the main amenities in the town centre.
Noise impact and counter terrorism measures will be
important considerations as part of the development
of the adjacent sites to ensure the continued
operation of the theatre.

Other buildings on site include food outlets and
the North Bay railway and Lakeside Adventure, the
latter of which is operated by Scarborough North
Bay Railway. There are some access rights across the
site linking into surrounding plots. Access through
the Open Air Theatre is closed off when events are
running.
North Bay Heritage Railway / Lakeside
Running 1km between Peasholm Park and Scalby Mills,
the heritage railway has been in operation since 1931.
It continues to be popular attraction and provides
a unique transport link between Peasholm Park and
the Sea Life Centre, which could be better exploited.
Once forming part of the Northstead Manor Gardens
the lake is used for pleasure boating and includes a
historic water chute. This novel feature is one of only
three in the country and is Grade II listed. Lakeside
Adventure along with the heritage railway and Skytrail
forms a cluster of attractions, which at one time
would have been bolstered by the wider offer of
Kinderland, Atlantis and Marvel’s - the development of
the sites provides a new opportunity to complement
these attractions.
Kepwick House and Lockton House
These two buildings are part of the Sands holiday
apartment complex. The ground floor commercial
offerings include food and drink establishments and
a surfing equipment store. The Sands apartments are
held on a long lease agreement granted to Benchmark
for upwards of 100 years. An application has been
approved for the addition of another storey to
provide 9 No. penthouse apartments to the existing
Sands development (Kepwick House).

Scarborough Beach Chalets
This strip of land is leased to Benchmark for 125
years and includes an extensive parade of beach huts.
More recently the Council have taken back the beach
management building. The café located in this area
was originally leased to Benchmark and is now leased
to Ryedale Estates (a sister company). The beach
huts were refurbished as part of the adjacent Sands
apartments development scheme. The distinctive
colourful frontages catch the eye and create a unique
character to the promenade.
Alpamare UK
Alpamare UK is a waterpark and spa complex
situated on a cliff overlooking the North Sea. It
contains wave pools, a heated outdoor pool and an
infinity pool; as well as four state-of-the-art water
slides and a relaxation and wellbeing spa in addition
to a café and n outdoor bar. The wider site contains
the, Tunny Catch Pub, Premier Inn and public car
park (SBC operated). Benchmark hold long-leasehold
interests from the Council in
respect of the Tunny
E UK
R
A
Catch pub and the
AM
Premier Inn
P
L
hotel.
A
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4.3 KEY VIEWS & VISTAS
Scarborough Castle
Scarborough Castle is a key focal point for the entire
North Bay region. The undulating topography of the
area means that it can be appreciated across the
bay and from a number of points across the site,
including the old swimming pool, North Cliff Avenue,
Scalby Mills Road and numerous points along the
promenade.

North Bay Promenade
The North Bay Promenade offers panoramic views
across the water and back across the development
site. Steep cliffs wrap around all the way back to the
castle, providing a sense of enclose to the promenade
with buildings along the crest of the cliffs being clearly
visible.

The high point of the castle site allows for panoramic
views out across the North Sea and back over the
town and North Bay, meaning that any development
of the Sands site will be seen from this important
heritage site.

Former Marvel’s Site
The steep cliffs to the east that drop down to the
North Bay Promenade shield the top of the cliff
from view. Conversely, the views from the top
are uninterrupted and the edge of the site offers
panoramic views out over the entire seafront.
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Former Indoor Pool
Positioned on top of a hill, the site occupies a very
prominent location when viewed from Peasholm Gap.
The site also has the advantage of enjoying views out
over the bay. Any development in this location will
become a focal point, which will need to be reflected
in the proposed use and design.
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Peasholm Park
Key vistas within Peasholm Park include panoramic
views across the lake towards the unique architecture
and landscaping. Being set at the trough of a valley,
views out are limited but when situated within the
park you are surrounded by nature, trees, wildlife and
water, creating a powerful green lung that promotes
biophilia.
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Royal Albert Drive & Marine Drive
Royal Albert Drive and Marine Drive form part of the
North Bay promenade, running from Scarborough
Castle to Peasholm Gap. This key public realm
feature is currently dominated by a two lane road
and car parking bays, some of which block linking
pathways, and which on the whole severs pedestrian
connectivity between the promenade and Royal
Albert Park creating an area that feels more
engineered to vehicles than a quality pedestrian
experience.
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The character of the public realm is generally
bland, comprising mostly of standard highway
materials. There is a lack of street furniture, benches,
interpretation signage, public art, ambient lighting and
planting that would otherwise form a more attractive
setting and experience for visitors. There is also no
formal provision to encourage cycling.
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Cleveland Way
From Peasholm Gap road traffic is routed around
Burniston Road and the promenade becomes a
pedestrian dominated space. Whilst animated by
the Sands and beach chalets at its southern end and
some festoon lighting, the public realm is largely
characterless. Key opportunities to create engaging
public spaces include the forlorn and derelict chairlift
station and the link to the Sea Life Scarborough,
which includes one of many tired looking mini-golf
courses.
The public realm outside Kepwick House on the
corner of Peasholm Gap and Royal Albert Drive is a
large plot of hard landscaping devoid of any interest,
save for a long bench integrated into the sea wall
that looks into this empty space. This space should
be used to complement the active frontages of the

development and its gateway location at a key node
between the promenade and Peasholm Park.
Royal Albert Park
The newly named Royal Albert Park contains some
dramatic coastal walks and provides a characteristic
green backdrop to the North Bay. Whilst it is a great
asset of wildlife interest, overall both the soft and
hard landscape can look quite worn and uninspiring.
It is understood that plans are currently underway
to improve this park with a new play area, extended
skateboard park, viewpoints and picnic areas.
Peasholm Park
Historic Peasholm Park is designed in an oriental
style and has a number of natural and built features
of interest. The park is set within a natural glen
with a stream running through it and has a variety of
paths. It is noted that a lot of park infrastructure is
becoming degraded and that more could be done to
elevate the park to all day and year round destination.
Ideas suggested to the team include:
•
•
•
•

Provision of a high quality play area.
Additional seating and a greater variety of options
including open / covered seating, benches and
picnic tables.
Improved paths and surfacing, including the
creation of a legible, well signed route from the
Cinder Path walking / cycle route.
Improved facilities including toilets and
enhancements to the cafes (e.g. heating).
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4.5 ACCESS & MOVEMENT
Scarborough Blueprint 2021

Local Transport Network

In terms of relevant local policy, the Scarborough
Blueprint 2021 sets the scene for development and
supporting infrastructure needs for the town in a 15
year timeframe. The document identifies four focus
areas of regeneration within Scarborough, with Area 3
identified as being North Bay.

The map to the left illustrates the radial routes
around the North Bay area.

For these areas there are nine transformational
objectives through to 2035, with objective three
relating to transport:
Objective 3: A greater range of and better linked
transport options – enhancing interconnectivity
between different modes of transport.Will improve
facilities and interchange options at Station Hubs and
improve services for bus users, car sharers, EV and
walking and cycling.
The following transport related initiative for the
North Bay area is outlined below:
North Bay Connectivity Improvements – will create
better connections between North Bay and South Bay
and the Town centre, alongside a strategy of improved
transport options including better cycling and walking
facilities, together with car share and public transport.We
will also promote improvements to the coastal esplanade
which connects the Harbour to North Bay (Marine Drive
and Royal Albert Drive).
The Scarborough Blueprint therefore highlights
the need for better linked transport improvements
and connectivity. It also mentions improvements to
Marine Drive and Royal Albert Drive.

The main radial route providing vehicular access
to the North Bay area is the A165 Burniston Road
that runs from the A171 Scalby Road in the north
to the A64 Falsgrave Road in the south. The A165
runs in a broadly north-south alignment to the west
of the North Bay area and has a single carriageway
arrangement in both directions. The A165 provides
access into Scarborough Town Centre and access to/
from more minor residential roads.
The A165 Burniston Road forms an unsignalised
three-arm roundabout with Royal Albert Drive; the
promenade and a coastal route around Scarborough
Castle, towards South Bay.
Cleveland Way is the pedestrian only coastal route
that runs north from Royal Albert Drive and forms
the east side of the main North Bay regeneration
area.

Count Point

18323 - A165
Burniston

80243 - Royal
Albert Drive

Year

No.
Vehicles
(AADT)

Notes

2020

10,432

Reduction estimated due to Covid-19

2019

13,459

Estimated using previous manual count

2018

13,341

Manual Count

2017

13,875

Estimated using previous manual count

2020

5,483

Manual Count – surprisingly shows minimal
disruption from Covid-19

2019

5,644

Estimated using previous manual count

2018

5,641

Manual Count

2017

No data

-

Table 1 - DfT Count Point Data (Source – DfT)

Existing Highway Conditions
Traffic Volumes
Department for Transport (DfT) Count Point data
has been consulted to obtain traffic flow data in the
local area. Table 1 shows average annual daily traffic
(AADT) on both the A165 Burniston Road and Royal
Albert Drive, with the location of the count points
illustrated opposite.
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Seasonal Variations

Average Daily Traffic (ADT)

Tourism brings in a large amount of revenue to the
seaside town of Scarborough, with peak activity
during a few hectic months during the year. Parking
provision should be able to cope with seasonal
fluctuations in activity and ensure there are no
highway capacity issues
Average daily traffic flows have been obtained
from Highways England to understand the seasonal
variation in traffic flows in the area. Data from the
A64 has been obtained (site 30361487 between
the B1261 and the A170) from 2019 (representing
‘normal’ pre-Covid conditions). The A64 is a main
route into the centre of Scarborough. Table 2 below
shows Average Daily Traffic (ADT) during each month
of 2019, illustrating the variation in traffic flows
throughout a year.
As is presented in Table 2 there is clear seasonal
variations in traffic volumes in the area throughout
the year. The data shows that traffic volumes are
highest in August with two-way traffic on the A64
recorded at 14,909 vehicles. Recorded traffic volumes
in January show the lowest flows with 9,238 vehicles.
There is an increase of 5,671 vehicles (Jan – Aug)
which shows that traffic can increase by over a third
(38%) from winter to summer in the town.
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Month

2019 ADT Flows
During Each
Month

A64 Westbound

A64 Eastbound

Total

January

4806

4432

9,238

February

5946

5531

11,477

March

6366

5860

12,226

April

7048

6530

13,578

May

6663

6288

12,951

June

6730

6218

12,948

July

7287

6798

14,085

August

7804

7105

14,909

September

6834

6232

13,066

October

6287

5604

11,891

November

6450

4407

10,857

December

4793

5879

10,672

Table 2 – Average Daily Traffic During Each Month of the Year (Source – Highways England)

Parking

Park & Ride

Car parking

Scarborough has two park and ride sites which are as
follows:

There are a number of public car parks in the North
Bay area.Vectos has reviewed the public parking
facilities in the area, including their capacity and price
(table 3).
Motorcycle Parking
Motorcycle parking is provided on the northern
and southern areas of Royal Albert Drive / the
Promenade. In total along the Promenade there is
capacity for between 20 – 30 motorcycle vehicles.
Motorhome Parking
The promenade (Royal Albert Drive) is identified as
a suitable place for overnight motorhome parking,
although no formal bays are present. Improved
motorhome parking facilities within the masterplan
area should be considered. Motorhome users usually
require some public toilet facilities nearby for water
supply and waste disposal and ideally an electricity
supply.

•
•

Filey Road (open 7 days a week from April to
October). 600 Spaces.
Seamer Road (open every day except Wednesdays
June to October) 600 spaces.

Park and Ride buses run every 15 minutes, following
a circular route, stopping at South Bay and York Place
before returning to the respective park and ride. Basic
adult fare is £2.40 return and a basic young person’s
fare is £1.20 return, with accompanied children
travelling free.
The existing Park & Ride infrastructure could provide
opportunity for buses to stop at North Bay as they
currently do not do so. The site would benefit from
a new Park & Ride site and service to the north of
the town could also be considered that would serve
North Bay.

Car Park

Capacity

Price

Additional Comments

1 - Royal Albert
Drive / Marine
Drive Car Park

Circa. 800spaces
around North Bay
and the Castle
Headland including
Disabled and
Motorcycle Parking

High Season (1st
March to 31st October)
9am – 6pm
1 Hr – 3 Hr £2.20
3 Hr – 6 Hr £4.00
6 Hr + £7.00
24 Hr £9.00

2 - Northstead
Lower Car Park

96 Spaces
2 Disabled

3 – Northstead
Upper Car Park

556 (156 tarmac
and 400 grass
overflow)
6 Disabled

4 – Scalby Mills
Car Park

170 Spaces
5 Coach Spaces
11 Disabled Spaces

5 - Victoria
Park Car Park

33 Spaces
2 Disabled

All Year 9am – 6pm
1 Hr – 3 Hr £2.20
3 Hr – 6 Hr £4.40
6 Hr + £7.00
24 Hr £9.00
High Season (1st
March to 31st October)
9am – 6pm
1 Hr – £1.70
2+ Hr - £2.80
6 Hr + £7.00
24 Hr £9.00
High Season (1st
March to 31st October)
9am – 6pm
1 Hr – 3 Hr £2.20
3 Hr – 6 Hr £4.40
6 Hr - £7.00
24 Hr - £9.00
High Season (1st
March to 31st October)
9am – 6pm
1 Hr – 3 Hr £2.20
3 Hr – 6 Hr £4.40
6 Hr + £7.00
24 Hr £9.00

The layout is currently quite intrusive and
there is opportunity to re-align the parking
bays to be parallel and not perpendicular
here to create more width for cyclists and
create a more pleasant built environment.
However, it is expected that a lot of
revenue for the Council is created from
this parking, and the current mainly
perpendicular alignment maximises the
parking available. This area of parking is
also likely to be the main way that day
trippers access the North Bay area, so a
careful balance is required.

EV Parking
No formal EV parking facilities were observed during
the site visit. Given the increasing proportion of EV
vehicles that make up the UK fleet then there is a
commercial opportunity to install EV charging points
within the study area.

Good highway access and existing sea
views mean that these car parks (which
make up Site 7) could form commercial
market led development sites.

Table 3 - Public Car Parks within the North Bay Area
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Alpamare UK would enable a new seafront bus
service to run along Royal Albert Drive to the town
centre.
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Despite limited everyday services running in
proximity to the site, there are a number of bus stops
located on the A165 Burniston Road and Royal Albert
Drive. These existing bus stops would provide the
opportunity for expanding the bus network in the
North Bay area with frequent services, particularly
during the peak season.
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A number of bus services operate within
Scarborough and the local area. As is shown from
the local bus map a number of services operate from
Scarborough rail station, however almost all local
buses avoid the seafront route and only serve the
northern tip of the wider study area (Scalby Mills);
service 11 (Scarborough town centre to Sea Life
Centre). Route 11 runs approximately every 30 mins
between the hours 09:15 – 18:14 Monday to Saturday
with the journey time being 29 minutes.
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Walking

These include:

The Institution of Highways and Transportation (IHT)
Guidelines for Providing for Journeys on Foot, (May
2000), states that, “walking accounts for a quarter of
all journeys and four fifths of journeys of less than
1.6km”. It is suggested that 2km (25-minute walk) is
an ‘acceptable’ walking distance.

•

A 2km walk distance extends to a wide catchment,
including Scalby Mills, Newlands, Scarborough Old
Town and Scarborough Town Centre. Scarborough
Station is located circa. 2km from the site and hence
it would be ‘acceptable’ for people to walk from the
Station to the North Bay area. The 2km catchment is
illustrated opposite.
Pedestrian infrastructure to the North Bay area is
good with wide footways and controlled crossing
points at key pedestrian desire lines with good
pedestrian facilities alongside most of the roads
within the area. The promenade along Cleveland Way
and Royal Albert Drive provides a pedestrian friendly
route along the coast with a wide concrete footway
and regular benches. This route connects the study
area to the Harbour via the Castle headland.
The other main walking routes into the town and
to the station are along North Marine Road (a fairly
urban walk) or via Queens Terrace (urban on one
side with a sea view on the other).

•
•

•
•

•

Beachside walk route along the private road in
front of the beach huts to the north of The Sands
forming part of the Cleveland Way, connecting up
to Sea Life Scarborough and Scalby Mills.
Wide, attractive tree-lined walking route into and
out of the Open Air Theatre site.
Network of paths to the west and south of Royal
Albert Drive, providing wider connectivity access
to the cliffs and onwards to the Castle and town
centre.
Connections into the attractive Peasholm Park
area.
Footpaths via the footbridge over the heritage
railway that provide walking connections to the
rear of the Alpamare Car Park and northwards
towards the North Bay Golf club.
There is also a network of Public Rights of Way
PRoW to the north of the area.

Wayfinding signage along Royal Albert Drive / Marine
Drive is good, along with good signage from local
car parks, however signage to the North Bay area
becomes a bit lost in the town centre and near the
railway station. Wayfinding signage from the Station,
through the Town Centre and towards North Bay
could be improved, although the extent of use of such
wayfinding signage has been greatly reduced with the
advent of smartphone apps such as google maps.

There is a network of attractive pedestrian
footpaths within the study area and within the wider
connectivity area that are key assets, forming a
pleasant walking area.
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Cycling
A 5km cycle catchment has been prepared to gain
an understanding on the places people could cycle
to / from the North Bay Area. Within the 5km
cycle catchment access is gained to the whole of
the Scarborough Area, Newlands, Newby, Scalby,
Barrowcliff, Falsgrave, Sandybed and southern areas of
Burniston.
A review of Scarborough’s cycle network shows that
convenient and safe cycle routes to the north side
of Scarborough town centre are limited, and there
is a major opportunity to create an improved, more
inclusive cycle network that would serve North Bay
and the wider masterplan site.
DfT have recently provided documentation on
modern expectations for cyclists and the purpose of
traffic free segregated design:
Planning for cycling should be based around providing
a network of on- and/or off-carriageway routes that
are suitable for all abilities. Subject to topographical
constraints, the aim is to create a densely spaced network
(typically with 250m to 1km spacing between routes
depending on the density of land use) so that all people
can easily travel by cycle for trips within and between
neighbourhoods. In addition to this there will be longer
distance routes within the local network that may serve
leisure, tourism and utility cycling. (Source: DfT LTN01/20)
In line with this documentation it is understood that
Scarborough is set to develop four priority corridors
within its Local Cycling and Walking Infrastructure
Plan Routes (LCWIP). These corridors are as follows:
• Eastfield to Scarborough
• Eastfield and Cayton Central Spine

•
•

Cinder Track Connections
Scarborough Central Corridor

These routes are expected to comprise of around
16km of high-quality cycleways and supporting
infrastructure, creating stronger links with
educational, employment and leisure sites. Improved
cycle and walking routes will also be provided under
improvements to the Scarborough Spa and Castle,
the heritage and culture trail and under the Mere and
Olive mount development.
The proposed cycleways that SBC and NYCC are
mentioning in the LCWIP could utilise old railway
tracks and other existing traffic free routes. Whilst
welcome and useful for day time leisure or Spring/
Summer commuting they might not be usable during
the winter months and at night.
It is recommended that the opportunity of providing
a segregated two way cycle route alongside Royal
Albert Drive and the promenade is investigated
further. This could easily be accommodated with
relatively modest intervention and re-allocation of
some road space away from motor vehicles. Further
secondary cycle paths that share footways with
pedestrians could be considered along the beachside
path adjacent to the beach huts and on the wide
footway into the Outdoor Theatre.
A basic on site review of the North Bay study area
revealed that there are a lack of cycle parking racks in
proximity to main demand points in the area such as
cafes, tourist attractions such as the light railway and
Sea Life Centre. This will need to be considered and
improved within the masterplanning process.

Site Access
The current and future access arrangements into
each of the potential development plots have been
considered, identifying if provision is currently
provided for vehicular and pedestrian access and
if not, how access would be gained and if existing
provision is provided if this will likely remain.
•

•

•

•

•

Outdoor theatre - the theatre is served by two
entrances, one to the north and the other to the
south that provide a connected public walking
route through the site on non-concert days.
When concerts are on, the northern entrance is
used for service and artist access via Cleveland
Way, and the south entrance as the main
customer entrance.
Alpamare – All modes access is provided off
the A165 Burniston Road and is fit for modern
purposes. There is an existing footpath route
along the northern boundary providing access
to areas of adjacent open space and the beach
beyond. Previous masterplans have suggested a
high-level footbridge from Alpamare to the former
Marvel’s site.
Existing Sands development - vehicular access
is provided to a rear car park accessed from
Peasholm Gap with pedestrian routes along the
eastern and southern frontages.
Former Atlantis Site - vehicular access could be
taken from Peasholm Gap (easiest choice) to the
west of the existing Sands development. Whilst
access from Burniston Road could be possible
this would compromise pedestrian access to the
outdoor theatre. The wide footway available
along the site would enable a good active frontage
to be created.
Former Marvel’s site – This site is essentially

•

•

•

landlocked for normal vehicular traffic. The
former amusement park had a very small car park
on land located directly behind the grand stands
for the open air theatre. The access route into
this area is therefore now shared with the open
air theatre pedestrian access road (via Burniston
Road). The use of the small access road could
only be for heavily controlled occasional service
traffic otherwise it would disrupt the existing
pedestrian walk route into the open air theatre.
The historic access route is unlikely to be wide
or well designed enough to meet modern road
standards. Previous masterplans have mooted
a high level footbridge from the Alpamare car
park. A continuation of road and/or pedestrian
infrastructure could be taken from the adjacent
Atlantis site. Existing footpaths to the east of the
site could be rejuvenated accessing the beachside
area.
Former Indoor Pool – There is vehicular
and pedestrian access via Ryndle Crescent;
Northstead Manor Drive and Burniston Road
with multiple access points onto the publicly
adopted highway network.
Former Kinderland Site – Currently there is
no full vehicular access with a small fenced off
gate to a track style service access. The existing
access point could be upgraded at Burniston Road
frontage to form a (likely to be signalised) cross
roads junction with Weydale Avenue.
Open area east of Green Howard’s Drive –
This site has no vehicular access. There may
be restrictive covenants on these roads/tracks
preventing the use by vehicles, which would limit
the development of those sites. It is likely this
plot will continue to only have pedestrian access.

63

64

PR

E
OM

NADE DRAINA

GE

SY

S
TE

M
S

4.6 FLOOD RISK
CO

SEA

WA

LL

N C R E T E S E A WA
LL
S

Flood mapping indicates that most of the North Bay
is at low risk of flooding from rivers and sea. This
would be expected given the topography of the bay
and the elevated nature of the built environment. An
exception is the site of the former Atlantis swimming
pool, which contains areas of medium flood risk. This
area forms the extent of a wider area of high flood
risk that traverses Peasholm Gap including areas of
public realm along the promenade.
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4.7 GROUND CONDITIONS
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The Sands development and adjacent former Atlantis
site sit at promenade level within Peasholm Gap. The
former Marvel’s, Kinderland and indoor pool sites, as
well as the Alpamare development sit on a series of
plateau. Whilst this offers opportunities for views, the
rolling topography of the bay can create barriers to
movement.
Situated in an unforgiving coastal setting with strong
northerly winds, the North Bay’s north-east facing cliff
edges are prone to landslides and erosion. Landslips
and slides have occurred multiple times over the
years, including in 1993 when a landslide caused the
collapse of the Holbeck Hall hotel. An 1887 landslide
also led to the permanent closure of the ill-fated
Queen’s Parade funicular railway.
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The North Bay is framed by the castle headland to
the south and Scalby Mills to the north with land
steeply rising away from the promenade. This is felt
most dramatically at Royal Albert Park where a series
of cliff walks provide stunning vistas of the bay.
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As part of previous plans for the Sands area,
an Ecological Management Plan was produced
by Environments for People in 2015. The plan
identifies the characteristics of the site and provides
a sustainability and maintenance plan for the
management of the aquatic and terrestrial habitats.

The woodland and scrub areas immediately north
and south of the Marvel’s site are thick impenetrable
plantings with badger setts and activity recorded
and observed within them. The scrub provides good
nesting opportunities for birds, and foraging habitat
for birds, badger and GCN.

The Sands site is dominated by Northstead Manor
Lake, a eutrophic water body of 0.7 hectares in size.
An area of 0.2ha at the north western end was
constructed as Great Crested Newt (GCN) breeding
habitat in 2010. This area was extensively planted with
aquatic plants for newts. The lake is known to have
extensive populations of waterfowl and stickleback
fish.

Unimproved grassland areas with scrub encroachment
and limited historic management lie between the
woodlands and the Kinderland development site.

To the north of the lake, two ponds have been
constructed as compensation newt habitat. The small
receptor pond was reconstructed in 2009 and filled
with rainwater. The large receptor pond was rebuilt
in 2010 and is 25m x 8m with a small island and a
maximum depth of 1m. On the Marvel’s site, there is
a small 5m x 2m pond which is concrete lined and has
no aquatic plants growing in it.

The area has the potential to be a haven for a
wide variety of flora and fauna and should strive to
maintain its natural assets. The biggest threats to
wildlife are over-development and insensitivity to
wildlife, particularly during breeding seasons.

The wider North Bay area is also known to be
home to peregrine falcons, which nest on the Castle
Headland, and dolphins have been spotted in the sea
during high tide from the Sands area.
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Other land features include a wooded valley,
dominated by mature trees and horticultural
plantings between the Open Air Theatre and
Alpamare. This site provides birds with high perches
and nesting opportunity as well as foraging and a
hibernation habitat for GCN and badger but has
more horticultural value than ecological value.
Badger activity has been observed in the deciduous
woodlands between the Marvel’s and Kinderland sites
and it also provides nesting and foraging opportunity
for birds and newts.
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4.9 NORTH B AY OPPORTUNITIES
North Bay is a stunning area of contrast to the
‘bucket and spade’ character of South Bay. The
bay itself is a natural and recreational haven that is
expansive and varied, offering interesting experiences
and plenty of opportunities for respite. But partly
as a consequence of this expansiveness as well as
the failure to fully maximise the land assets and
attractions of the area, North Bay is not fully united
as a destination nor is it fully integrated with the
rest of the town. Whilst there will always be scope
to improve on the main assets, enhancing the
connections and spaces between them will help to
exploit the overall visitor experience and inherent
potential of North Bay, creating an alternative but
complementary offer to South Bay.
Royal Albert Drive
The promenade between the harbour and the Sands
is a stimulating place to experience the natural
wonder of the bay, but much of the public realm
feels orientated to vehicles and car parking. By reimagining this space there is scope to create a more
attractive pedestrian route but also a space that
encourages joggers, cyclists, skaters and scooters
to use and animate the promenade. There is also
potentially scope for a mass-transit connection,
such as a land train, that could provide convenient
connections to the various attractions along the
coast.
Scarborough Castle
The castle is an important site for English Heritage
but is currently not attracting the number of visitors
that it should, given its heritage significance. Many
of the barriers that are negatively impacting on
its performance are ones that can be addressed
through the masterplan, including better signage and
visibility, improved car parking and easier pedestrian

access between North Bay attractions. With these
improvements to the area, the castle would not only
benefit from the strong growth that English Heritage
has seen it its membership numbers, but would play a
bigger role in strengthening the destination appeal of
the area as a whole.
Royal Albert Park
Geological interest, coastal walks and stunning views
are a key asset but the park is quite tired and worn.
Enhancements to Royal Albert Drive could make
the promenade feel more part of the park, which
could be better enlivened with enhanced entrances,
trails, signage and seating areas. The proposed leisure
development on the site of the former kiosk and
toilets provides a new point of interest and there
may be other opportunities for leisure and recreation
attractions to make the park a better draw.
Scarborough Sea Life Centre and Merlin
Attractions
The Sea Life centre is one of Merlin’s best performing
aquaria and the organisation is currently progressing
plans to introduce a new addition to the experience
for 2023. Looking beyond this, Merlin’s strategic plans
are to develop ‘clusters’ of mid scale attractions
in places where they currently operate successful
sites. (Similar clusters are being developed in other
resorts including Blackpool and Great Yarmouth).
Scarborough presents a strong opportunity for just
such a cluster, potentially bringing one or more
new branded indoor attractions to the area, to
complement the existing Sea Life Centre. Merlin
generally works with local authority partners to
realise growth opportunities in destinations where
they operate.

Peasholm Park
Peasholm Park and the adjacent Manor Road
Cemetery provide a green corridor that is
perpendicular to the bay and penetrates an otherwise
urban area. Despite providing a physical connection
between the coast and the Cinder Track walking and
cycle route there is not currently a clearly legible
route through these greenspaces, which undermines
the scope to create a fully connected off road
network of walking and cycling trails.
The park itself, whilst well-loved, is not up to its
former glory and is lacking some of the amenities that
one would expect today, which would make the park
a more day and year round destination. A quality play
area is one such as aspect and there is also a need to
upgrade basic infrastructure such as walking paths and
seating. There may also be opportunities to reinstate
or reinterpret lost features such as the famous ‘Tree
Walk.’
Cleveland Way / Scalby Mills
Sea Life Scarborough is a major visitor attraction
and gateway to the North Bay. The North Bay
Heritage Railway is another precious attraction. The
immediate context to these assets, however, is quite
forlorn and low quality, including a basic mini-golf
course and largely uninspiring public realm. As part
of a wider approach to reinvigorating the promenade,
there are opportunities to create more interest
through new attractions and improved public realm.
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4.10 DEVELOPMENT OPPORTUNITIES
The development site is an interesting proposition
that currently has untapped potential. With plans
for the former Atlantis, Marvel’s and Kinderland sites
abandoned and the former Indoor Swimming Pool
set to be demolished, there is an opportunity to build
upon the area’s natural assets and existing attractions
to create critical mass around a stronger destination.
The site has interesting topography offering
architectural opportunities and attractive views as
well as appealing natural capital. Landform changes
between the sites, however, pose issues for interconnectivity. The Marvel’s site in particular does not
have its own connection to the road network, sharing
this with the open air theatre.
Open Air Theatre
The theatre is a key asset and potentially a driver
for the wider approach to the development of
adjacent sites. There is scope to enhance accessibility
by opening up new connections, subject to the
consideration of site security and counter-terrorism
measures. There are also opportunities to introduce
new uses and attractions around the open air theatre
that add to enhance the visitor experience.
Former Atlantis Site
The Atlantis site occupies a prominent location
sandwiched between the open air theatre and
the Sands mixed use development. The particular
opportunity here is to create an active use at ground
level, which would add to the offer of the open air
theatre and the Sands, forming a stronger destination
and node of activity. This would serve to further
animate Peasholm Gap, enhancing wider connections
between the beach and the Peasholm Valley.

The site is relatively flat but flood risk issues will
need to be considered. Given the scale of the
adjacent Sands development and the landform that
rises behind the site there is scope for multi-level
development at a similar scale to the Sands. It would
be expected that the development would have an
active frontage at street level, continuing that of the
Sands and filling in the gap to the open air theatre
entrance. There is potential to incorporate multistorey car parking that could be sufficiently accessed
from Peasholm Gap and concealed by a frontage
of development. This could connect at the upper
level into the former Marvel’s site and provide for
its car parking requirements. The site is therefore
a key gateway that will need to be considered in its
wider context rather than an individual development
opportunity.
Former Kinderland Site
The Kinderland site sits almost in isolation of the
wider area due to topography and dense mature
planting around the boundary. This gives the
site an attractive landscape setting and an air of
seclusion that would be fitting for any outdoor
nature based attraction or possibly a form of holiday
accommodation (not withstanding potential noise
pollution form the adjacent open air theatre).
There is scope to upgrade the existing access
point at Burniston Road with a new (likely to be
signalised) cross road junction with Weydale Avenue.
It is also assumed that pedestrian connections into
the adjacent open air theatre are also possible as
was probably the case when the site operated as
Kinderland incorporating the Lakeside Adventure
area.

Alpamare UK
The site is now largely developed but as an
existing attraction with a large car park there is an
opportunity to establish this area as a gateway to
the wider North Bay experience. Previous plans
indicated a footbridge between the site and Marvel’s,
which would help to overcome some of the issues
related to this land locked site. The bridge could
also connect with the open air theatre, opening up a
direct connection to a substantial area of car parking.
Former Marvel’s Site
The site is set on a cleared plateau offering a
substantial area for development provided access
limitations can be overcome. Access is currently
shared with the south entrance to the open air
theatre, which creates potential conflicts between
pedestrians and vehicles that would limit access to
the site during performances. However, as already
mentioned, there is potential to utilise adjacent sites
for access and parking if connections can be provided
into the site. Indeed, there is also scope to consider
reinstalling the chairlift to create an additional
connection into the site as well as an attraction in
itself.
The adjacency to the open air theatre provides the
scope for ancillary development that could raise the
overall profile and visitor experience. This could
include space for temporary installations such as
additional stages, funfairs and camping or more
permanent / semi-permanent accommodation. But
the site could equally become a destination in itself
offering a range of indoor and outdoor experiences
and accommodation, taking advantage of the natural
setting and views over the bay.

The Promenade
The Sands and beach chalets help to animate the
immediate promenade area but more could be done
to enhance the public realm. The public space in
front of the Sands is a missed opportunity and the
public realm and planting is basic and uninspiring. The
former chair lift station adjacent to the Promenade
Café in particular is rundown and forlorn. The revival
of the chair lift could recreate the buzz that would
have once existed in this location or something else
is needed to reimagine this space and provide a more
positive sense of place.
Former Indoor Pool
The former pool site provides a plateau for
redevelopment. The site enjoys views out over
the bay and occupies a prominent position that
requires architectural creativity. There is scope to
create a landmark development such as high quality
accommodation, which the municipal pool fails to
utilise.
It is noted that the pool car park (Rydle Crescent)
and adjacent overflow area as well as the Northstead
Manor Gardens car park at the lower level together
provide a substantial amount of car parking that
service the wider area including the cricket club.
Notwithstanding the important role of car parking in
servicing the visitor economy, surface car parking is a
low density use and can be a poor use of land. There
is scope to consider whether car parking could be
more efficiently provided.

73

74

5. DEVE LOP M E N T CON TE X T
5.1 NATIONAL CONTEXT
House of Lords Select Committee Report
In April 2019 the House of Lords Select Committee
published a report on regenerating seaside towns and
communities (The Future of Seaside Towns (Report
Session 2017-2019)). The aim of the report was
to set out a broad vision and present ideas for the
regeneration of seaside towns across the UK. The
House of Lords believed that seaside towns had
too long been isolated and unsupported and as an
integral part of our heritage they deserved to see a
renaissance and for seaside towns to see the respect
they deserve.
They identified the following elements as integral to
fulfilling their vision for the regeneration of seaside
towns:
•

•
•
•
•
•
•
•

The seaside should be viewed as a natural home
and a host for visitors and residents where
sustainable tourism can develop environmentally
and economically;
The hospitality sector should be championed
and transformed into a rewarding and highlyrespected career path;
The provision of high-quality affordable housing in
our coastal communities is essential;
Educational standards and the ambitions of young
people must be raised;
Teaching in our coastal communities must be
made to be an attractive career path;
Further and higher education should be brought
within reach of young people who must not be
left behind;
Partnerships should be enabled to blossom
between education providers and local employers;
Connectivity, both in terms of transport and the
digital world, must be enhanced;

•

•
•

•

The growth in the cultural and creative economy
of coastal areas needs to quicken so that every
region has access to a fair share of the nation’s
cultural capital;
Seaside towns should strive for a mixed, local
economy, as successful regeneration depends
upon it;
Entrepreneurs and visionaries made the seaside
what it is. Communities should be given the
financial latitude and freedoms to unlock the
pioneer spirit that made the seaside attractive to
generations of investors; and
Leadership, in many different guises, will be
fundamental if transformative change is to be
achieved.

•

•
•

Coastal Communities Fund – 359 projects
supported totalling over £229 million since 2012.
Welcome Back Fund – £56 million to support
local councils and their communities return
to the high street and town centre in the face

•

•

Some further key responses within the document
itself are outlined below:
•

Government Response
The Government has provided two separate
responses to this. The first was in June 2019 and the
second was a follow-up response in June 2021. In
their first response the Government accepted that
many coastal towns are struggling to respond to the
opportunities of the 21st Century and that many
are more deprived and under-perform economically
in comparison to other inland areas. In June 20221
Luke Hall, Minister for Regional Growth and Local
Government, issued a letter alongside the updated
response which outlined to the House of Lords a
number of funding initiatives that have been ongoing
supporting seaside towns across the UK. These
include:

of COVID-19. Plus, an additional £6 million
specifically aimed at coastal areas.
Towns Deals and Future High Street Funds - £250
million has been allocated to coastal areas from
successful bids. The Council were unsuccessful in
their £10m bid for Future High Streets Funding
but have been successful in terms of their bid for
Towns Fund and have secured a significant £20.2m
of funding.

•

•

•

UK Shared Prosperity Fund – From 2022 this
fund will help “to level up and create opportunity
across the UK in places most in need, such as
ex-industrial areas, deprived towns and rural and
coastal communities”. The Government will also
provide an additional £220 million of funding
through the UK Community Renewal Fund to
help prepare for the Shared Prosperity Fund.
Levelling Up Fund – Those areas that did not
receive investment through the Towns Fund will
be able to apply for money from the Levelling Up
Fund (£4.8 billion) which will be used to invest in
infrastructure to enhance everyday life.
Discover England Fund - £45 million fund aimed at
promoting products to domestic visitors to build
on the strong domestic tourism performance of
summer 2020. This includes the England’s Coast
Project which provides bookable customised
coastal itineraries and experiences, and the
England’s Great Walking Trails project, which
promotes the South West Coast Path and the
Cleveland Way in the North East.
VisitBritain / Visit England – The Government
will work with VisitBritain,VisitEngland and local
partners to champion UK tourism.

•

VAT Cut – In July 2020 the Government reduced
the VAT rate for goods and services supplied by
the tourism and hospitality sectors to 5% until
30 September 2021. There will be a transitionary
rate of 12.5% for the subsequent 6 months to 31
March 2022 to further support the recovery of
the tourism and hospitality sectors .
Coastal Flood Risk Investment – The Government
has doubled the amount it intends to invest in
their flood and coastal defence programme in
England from 2021 to £5.2 billion over six years.
This aims to reduce national flood risk by up to
11% by 2027 helping to avoid £32 billion of wider
economic damages – benefitting every region of
the country.
Project Gigabit – a £5 billion programme aimed at
bringing gigabit coverage to the hardest to reach
areas in the UK. In England, planned procurement
areas include West Cumbria, East and West
Cornwall, parts of Essex and Dorset, and large
swathes of the North East coast. These areas have
a relatively high proportion of premises without
access to an existing superfast connection and
have a high percentage of hard-to-reach premises.

Seaside Development Case Studies
A number of case studies have been prepared relating
to a number of interesting and unique projects that
have been undertaken across English coastal towns
that have helped to revitalise under-invested areas
and attract tourists. The case studies presented
indicate a variety of approaches and clearly indicate
how local authorities are working with partner
organisations to deliver projects. Whilst the projects
vary in scale, it can be said that there is definitely
an emphasis on quality tourism and to some extent
helping to develop a brand for the location.
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Margate – A Focus on Creative & Arts

Folkstone – Art, Culture & Development

Margate has gone from a drab seaside town to a
town lauded for its “irresistible energy” and “vintage
shopping and fabulous art gallery” and rated as
one of the best places to live by The Sunday Times.
One of the catalysts for change was the Turner
Contemporary, a large modernist art gallery that
opened on the seafront in 2011 which hosts historic
and contemporary exhibitions. After the opening of
this gallery an entire “creative quarter” has emerged
in the town with collaborative artist-led spaces like
Crate, Resort and the Pie Factory supporting local
artists, and many of the town’s independent shops
now have an artistic feel.

Following the decay of the town centre and the
demolition of Folkstone’s theme park a creative
foundation was established that began to purchase
derelict and decaying properties across a section of
the town centre to create a “creative quarter”. The
properties were let as studio spaces and apartments
for arts and media-based industries.

Morecambe - Eden Project
Eden Project North re-imagines Morecambe as
a seaside resort for the 21st Century, inspiring
wonder and a connection with the natural world
drawing on the Eden Project’s focus on education,
ecology and community. The Eden Project will cost
approximately £125 million and is due to happen in
2024. It will be a destination that combines indoor
and outdoor experiences, connecting people with
the internationally significant natural environment of
Morecambe Bay while also enhancing wellbeing. Eden
Project North will be a ticketed visitor attraction that
is sustainable and transformative, with large indoor
environments, housed within iconic pavilions, at its
heart. It will build on the Eden Project in Cornwall’s
particular mix of entertainment and education, leaving
visitors with lasting memories as well as driving
positive behavioural change.
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The Folkestone Triennial, an art exhibition established
in 2008, has seen many international artists
contribute. Artworks are placed around the town
and after each festival some of the pieces remain
permanent fixtures. The town now has 74 artworks by 46 artists making it the UK’s biggest urban
outdoor contemporary art exhibition.
Folkstone Harbour & Seafront Development
Company has also begun construction on their
seafront development which will see the complete
redevelopment of Folkestone’s seafront and harbour.
The mixed-use scheme is of a grand scale and will be
completed over phases.
F51 when completed will be the world’s first multistorey skate park. Originally destined to be a multistorey car park, the skate park is located away from
the seafront in the town centre. Each floor will have a
different theme and will cater for different skill levels.

Exmouth – Watersports Based Regeneration

Brighton – Exciting Attractions

After continuous decline in visitor numbers and a
Fun Park that laid derelict on the seafront a “Save
Exmouth Seafront” group was established to bring life
back to the town. Working with Wayne Hemmingway,
and through extensive community consultation,
they fostered a plan to rejuvenate the seafront. An
£18million scheme was eventually developed by
environmentally sustainable, developers Grenadier
Estates in conjunction with local water sports
enthusiasts. The development known as Sideshore,
was built to the highest standards in sustainability,
operated as a profitable business and managed locally
as a Community Interest Company (CIC) – whose
sole aim is to use profits for the benefit of the
Exmouth area. Watersports is at the heart of the
development and equipment hire and lessons are
available for a range of activities.

Brighton & Hove Borough Council, along with a
string of private investors have been redeveloping
Brighton seafront over the past decade. Two notable
attractions are the zip wire and the British Airways
i360 viewing tower. Brighton’s 300m zipwire was
constructed by JM Adventure who have constructed
other high rope and zip attractions across the UK and
Europe. The zipwire includes a viewing deck café and
bar at ground level and the wire itself extends 300m
across the seafront allowing two users to fly above
beach goers below.

South Shields Foreshore
The Sandhaven stretch of the promenade from the
north of Gandhi’s Temple to the rear of the Sundial
pub, was transformed in 2009/10 with the help of
a £2million scheme including new lighting, extra
seating, art sculptures, outdoor performance space,
improved access to the promenade and boardwalk
areas. A second phase opened in 2014. Phase 3 an
exciting multi-million-pound scheme to upgrade part
of the Borough’s coast-line was funded with £1.5m
from the Coastal Communities Fund and £529,000
from South Tyneside Council and included; hard and
soft landscaping and seating between the south pier
and skate park. The owners of Ocean Beach Pleasure
Park supported the improvements by opening up the
back of the amusement arcades with entrances and
doorways.

British Airways i360, a 162 metre moving viewing
platform opened in 2016. To support the
construction the Council raised £36million from the
Public Works Loans Board. The Council receive three
income streams from the i360 to pay down the loan
and to also invest in landscaping, other infrastructure
projects along the seafront and other general council
services. The Council retain 50% of the business rates
under current government regulations, they receive
£960,000 per annum from the management company
to pay down the government loan, and they also
receive 1% of the ticket sales.
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Hotel Market
Management Consultants PwC prepare an annual
Hotel Forecast 2021 – 2022 report which outlines
more positive aspirations for the recovery of the
hotel sector moving into 2022 . A number of key
points from the report are outlined below:

It can be said that the staycation market is critical to
the Scarborough economy and whilst the Covid-19
pandemic may have resulted in improved performance
during the summer of 2021, it remains to be seen if
this can be repeated during 2022.

•

Staycations in The UK

•

•
•

•

•
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Performance is expected to return to prepandemic levels in Q4 2022.
By the end of 2022, the forecast is that revenue
per available room (RevPAR) in London will
return to between 43-86% of pre-pandemic
levels. In the regions, this figure is higher with the
forecast between 64-100% of pre-pandemic levels.
Occupancy in the regions is expected to average
63%, up 25.4% from 2021 levels.
The speed of recovery will be the major issue
for the sector in 2022. Driven by factors outside
of the sector’s control, the pace and size of the
return of tourism, international and domestic
business and events will determine the speed and
extent of the recovery.
The UK regions have seen mixed fortunes
during the pandemic. Staycations have provided
a significant boost for coastal and leisure
destinations. In fact, occupancy and average daily
rates in August 2021 significantly outperformed
August 2019.
For those areas boosted by staycation demand,
summer 2022 may again see more subdued
trading conditions if international travel is back on
the agenda for the domestic market, and pent-up
demand for guaranteed sun is released. The latest
PwC Research shows that 37% of people still plan
to holiday within the UK in 2022. On balance,
staycation demand is expected to be similar to
summer 2021.

Hotel Solutions forecast 20-25% of accommodation
in coastal communities will close due to the Covid-19
pandemic. 10% of international visitors visit the
English coast at some point during their stay in the
UK. 88% of these international visitors are on a break
of more than 4 nights.
The Government has published a post-COVID
Tourism Recovery Plan in June 2021. Over £25
billion has been provided to the leisure, tourism and
hospitality sector over the course of the pandemic, to
help rebuild the industry.
The Government have predicted a full return to
pre-COVID numbers by 2023. This means domestic
and – in due course – international visitors spending
more, staying longer, visiting throughout the year
rather than just during the traditional tourist season,
and accessing a more diverse range of destinations
across the country. This shows the need for overnight
accommodation and more leisure facilities in coastal
towns.

5.2 DEVELOPMENT IN SC ARBOROUGH
It is the Council’s objective to ensure that any
development in the North Bay is undertaken in
a complementary manor to what is happening
elsewhere across the town. Co-ordinated
complementary uses and styles will help to enhance
Scarborough’s offering across the board rather than
making two competing locations, splitting demand and
opinions.

Town Centre

The Scarborough Blueprint (2021) document has
been used the primary source of information for this
section. In the document Scarborough is split into
four zones; Town Centre, South Scarborough, Coast &
Parkland and North Bay.

The strategy focuses on the following areas of activity:

Scarborough Borough Council produced a Town
Centre Strategy in 2018 with the intention of bringing
the town forward into the 21st Century, becoming a
hub of “leisure, learning and living” by building on its
rich heritage, culture and traditional retail and leisure
offer.

Making the Town a Mixed-Use Environment
• Regenerate the town centre as a socio-economic
and cultural hub, repurposing vacant premises and
working with partners to acquire and develop
property. The Council has also aimed to align
policy with the required changes.
• Establish a programme of festivals and events
across the town centre and encourage specialist
and evening activities.
An Inviting Public Realm
• Physical improvements to the public realm to
make best use of heritage assets in the town
centre and encourage property owners to
maintain/ improve their image to retain a historic
and high-quality image of the town.
• Improve physical accessibility across the town.
• Improve public realm infrastructure and
streetscape. “re-greening” the town centre.
• Make the use of empty spaces and keep the town
clean and safe.
Developing a University Town
• Build on the growing student population
generated by Coventry University the provision
of the UTC and Scarborough Tech.
• Provide space within the town centre for

accommodation, study and social interaction
whilst creating a town centre experience that
will attract students including pubs, bars, live
music and cultural venues and sports and leisure
facilities.
Night Time Economy
• Encourage diversification and balance of uses and
establishments.
• Introduce SMART town centre infrastructure
• Invest in the existing high speed broadband
network and establish the use of 4G wifi (possibly
5G in places).
• Deploy IOT where appropriate and establish
electric charging infrastructure.
Build our Identity, Image and Brand
• Establish a coherent and collaborative marketing
and promotional platform.
• Establish a second home for exhibitions of
national, international arts institutions and cultural
activity.
• Establish a Collaborative Town Centre
Community
• Create a town centre commission, be flexible and
supportive of entrepreneurs and recognise needs
of users and the wider community.

Current Projects - Town Centre
Harbour Regeneration
Focusing on the West Pier and the surrounding
area the aim is to transform the current offering,
integrating the fishing industry and visitor economy.
The project will see the redevelopment of seven
existing buildings and the introduction of new public
spaces to help promote Scarborough’s seafood
offering and promote the harbour as a key tourist and
social destination.
Scarborough Station Gateway
The Council is aiming to improve Scarborough
Train Station and its surroundings to create a
more inspiring arrival point including a multimodal transport hub. This Station Hub will increase
transport choices, providing enhanced facilities for
bus and rail, car sharing, cycling and electric vehicle
charging while also providing good quality public
realm. This travel hub could help provide greater and
more efficient transport for visitors to North Bay.
The Brunswick Area
The Brunswick Centre has been found to have an
oversupply of retail space which is not being utilised
effectively. This will be restructured to amalgamate
uses and make a more efficient use of the retail space.
Fablab+
A mixed-use co-working space and training centre
focusing on digital upskilling.
The Market Quarter
A new, high-quality, public square will be developed
adjacent to the Market Hall and St Helen’s Square will
be enlarged to provide an outdoor space for markets
and exhibitions.
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Bayside South Development
Redevelopment of the former Council offices and
King Street car park to a leisure/ tourism led mixeduse development to better connect the town centre,
beach and Harbour.
58 – 60 Newborough (Former Argos Building)
Proposals exist to transform the site of a former
Argos store into a 200-bed student and keyworker
accommodation.
Current Projects - Coast & Parkland
Scarborough Cricket Club
Scarborough Cricket Club and grounds will undergo
extensive refurbishment to future-proof the asset and
enhance Scarborough’s sporting offering. The ground
hosts Yorkshire County Cricket club and ensuring
that fixtures takes place is important.
Scarborough Spa
Ambitions to create a permanent base for the
Scarborough Fair incorpo-rating a café, gallery and
community meeting spaces. Offices could also be
provided on site to accommodate the creative
and management teams. There will be improved
pedestrian/ cycle connectivity to the Spa and
a transformation of the space around the Spa
to provide attract outdoor spaces while better
connecting the Spa to the seafront.
Heritage & Cultural Trails
New walking routes along the coast and through
the town centre to allow visitors to enjoy art
installations, sculpture trails and mini-destination
points while also enjoying local wildlife and promote
awareness of sustainable enjoyment of the natural
environment.
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Local Cycling & Walking Infrastructure Plan
Around 16km of high-quality cycleways delivered
over four priority corridors in partnership with
North Yorkshire County Council.
The Mere & Oliver’s Mount
Strategically important green space which was once
popular as a leisure and recreational asset will be
redeveloped and enhanced as a Country Park with
improved cycle and walking routes.
Current Projects - South Scarborough
Green Construction Skills Village
Expansion of the existing Scarborough Construction
Skills Village, increasing the range and level of training
courses and intake of learners. The project will see
the development of a timber frame academy.
Seamer Station
Enhancing the accessibility and offering of car parking
and parking choices to support “Park and Rail”
options for commuters into Scarborough Town
Centre. Also improving the connectivity between the
station and the nearby business park.
The Bays & Beaches of South Scarborough
Proposals will be supported to establish the bays
and beaches of this area as a premier location
for watersports such as surfing, and to improve
accessibility and facilities.

5.3 NORTH B AY MARKET & SECTORS
Overnight accommodation

Leisure

The figure opposite identifies all of the hotels and
B&Bs found throughout Scarborough. What becomes
immediately apparent is the geographical spread of
overnight accommodation across Scarborough. The
accommodation is split into three distinguishable
geographical areas as outlined; South Bay (43
hotels & BnBs), North Bay (114 hotels & BnBs) and
North of Peasholm (18 hotels & BnBs). The largest
concentration of hotels and BnBs is found in North
Bay, which could be due to there being more space at
North Bay and it being a quieter location than South
Bay to stay.

There is a variety of attractions and leisure activities
available found across Scarborough. There is already
an agglomeration of attractions present around
the North Bay, which have already been discussed
elsewhere in this report such as the North Bay
Heritage Railway and Alpamare waterpark. Although
located close to one another they are all very distinct
and there is currently no cohesive offer or attraction
for visitors.

The size and range of accommodation provided in
Scarborough is extensive. The offer includes budget
operators such as the Premier Inn which have
operations at North and South Bay and at the current
time (December are charging £36 per night) and in
the summer a mid-week stay can be in the order of
£88.00 to £109.00 per night. In contrast the Crown
Spa Hotel is a full service hotel with a pool, gym and
restaurant facilities. The current room rates are in
the order of £64.00 per night and in the summer
(July) the rate rises it in the order of £183 per
weekend night.
In addition to hotels and BnBs the provision of
alternative short stay accommodation has been
considered. AirBnB has grown significantly letting
property owners let spare rooms or whole homes
for overnight short stays. There are 45 Airbnb stays
in Scarborough and almost all of these are found near
Scarborough’s South Bay, with only 2 being found at
North Bay. The price to stay for one night during the
week varies from £40 to £179. The nightly rate to stay
on a weekend does not alter in most of the Airbnb’s.

The South Bay area would be categorised as the
primary attraction of Scarborough, defined by the
beach and the surrounding amusements, arcades,
retail and fish and chip shops. The south beach is
within walking distance of the train station and
therefore benefits from accessibility. The south beach
also benefits from being located adjacent to the town
centre.
Scarborough benefits from a significant supply of food
and beverage operators however they are primarily
located within the town centre and around the south
bay. In this location there are a variety of local and
national operators provided a broad range of options
for visitors.
The food and beverage offering at the North Bay is
much sparser with only a handful of operators being
located here. The primary offering comes from the
three cafes located along the beachfront (Oasis Café,
The Watermark Café and Taylors Bar and Kitchen),
with one being located on the ground floor of the
Sands Development (Taylors Bar and Kitchen).
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5.4 DEVELOPER / OPERATOR INTEREST
As part of the masterplanning process operators and
developers have been contacted to understand more
about their prospective demand for various uses in
North Bay. The purpose of these discussions was to
inform the opportunities for development at the key
sites..
Discussions with colleagues at the Council has
indicated interest in North Bay for a number of years
focused upon the leisure and tourism sectors. The
focus of the consultations undertaken have been in
line with the emergence of the vision for North Bay
as an active coastal destination focused upon the
integration of culture, nature, wellness and active
sports activities.
This section considers the response from operators
by sector & typology.
Holiday Accommodation
The research has indicated demand from operators
in terms of providing holiday accommodation.
The response has revealed a wide range of
accommodation types that recognise the potential
of the North Bay area and to provide something
distinctive.
Consideration does need to be given to the likely
target market as this will assist in the branding and
marketing of the North Bay as a whole. Discussions
have revealed that there is a lack of quality
accommodation which can complement the Open Air
Theatre and the wider Scarborough area.
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Hotel Accommodation
Hotel accommodation in Scarborough is not short
in supply however there is a gap in the provision of
higher quality hotel accommodation. Interest has
been expressed in North Bay as a suitable location
for a higher quality hotel to support the existing offer
and attract visitors to North Bay for overnight stays.
It is suggested that the Open-Air Theatre would be a
significant demand driver and indeed that there is an
opportunity for this quality accommodation to help
attract patronage to the theatre.
Of the subject sites identified as part of this
masterplan the opportunity for hotel development
is focused mainly on the supporting site adjacent to
the masterplan boundary on the site of the former
swimming pool.
Self-catered Accommodation
North Bay has the potential to fill a gap in the
market to provide high quality family orientated selfcatered accommodation supported by surrounding
attractions. This would offer a unique experience
focused upon accessing cultural facilities such as the
Open-Air Theatre and Sea Life centre and active uses
(both indoor and outdoor).
The typology of the offer at North Bay is of great
importance. The sites available are not large and
therefore don’t offer economies of scale that are
experienced on larger holiday parks which comprise
lodges. However, North Bay could offer something
different for those wanting a rural retreat in a highly
attractive setting.
Sites identified with potential for development of
holiday accommodation are focused on the Mr

Marvel site, the former Kinderland site and the site
adjacent to the existing Sands development site. Of
these sites the Marvel site offers the most potential
for a unique experience with views of the bay and
potential for a higher quality more permanent selfcatered accommodation.
The former Kinderland site also offers potential for
more self-catered accommodation but proximity
from the bay and surrounding mature trees suggest
that this site could offer opportunities for a more
unique type of offer that provides a unique kind of
experience which could be described as ‘glamping’
and therefore the accommodation is semi-permanent
in pods, lodges or even tree houses.
Apartments
Residential developers have been consulted in relation
to their opinion on the market for the available sites
at North Bay.
Some interest has been expressed from residential
developers in a high-density mix of holiday
accommodation. It was noted that this could include
holiday self-catered accommodation, apart hotels
and potentially some short stay lettings of around
6-12 months. It was also suggested that this type of
accommodation would require good architecture and
integration with appropriate open spaces such as play
streets.
The most suitable location for this use has been
expressed as being the cleared site adjacent to the
Sands apartments at the site of the former Atlantis
waterpark. This site offers potential as an accessible
site close to the beachfront for higher density
development.

Active Sports
Bike Trails
The topography and scale of North Bay alone is
limited for bike trails. Enhancement of bike trails
also offers the potential to expand the length of
the season and a destination to bring visitors to
Scarborough. Road biking is also a big growth area
along with family biking.
Local operators involved in the active leisure sector
have noted that mountain bikers in the area currently
go to Dalby Forest where there are established trails
and that there is a lot of potential to improve the
links into Scarborough. There is potential to link the
two areas through bike trails and this could offer
another significant opportunity to attract visitors to
North Bay.
It has also been suggested that there is potential to
improve and promote the trail along Marine Drive Peasholme Park and link into local road cycling events.
Successful bike trails implemented elsewhere in the
country have become destinations that are well
known in the mountain biking arena and attract
people from across England and Wales. Creation of
a destination such as this will support surrounding
leisure operators and could potentially introduce
specialist retailers operating in the sector.
Climbing Wall & Skate Park
Scarborough already has an indoor climbing wall
at the Street facility which is popular however it is
suggested that there is potential to provide a larger
facility. Demand has been expressed for a site
to build an improved climbing and skating facility.
It is suggested that existing facilities don’t offer

progression for advanced climbers who are travelling
long distances to find the right facility and travelling as
far as Leeds/Hull/Sheffield to access this.
Skating is also being considered as an appropriate
activity for development at North Bay. At present
Scarborough has one outdoor facility at Hairy Bobs,
this is an outdoor park near South Bay which is
well used but exposure to the weather means that
this space becomes more restricted in periods of
inclement weather. On this basis an indoor facility
linked with a climbing facility would provide an allyear-round alternative for accessing these activities.
Land adjacent to the Sands (former Atlantis
Waterpark) has been considered as a potential
location for a new facility for skating and climbing.
Focus on Wellness
Scarborough North Bay has been highlighted as an
area with significant potential for uses associated
with wellbeing. The key attributes of the area for the
attraction of these uses are the proximity to nature,
culture and outdoor activities.
Wellness retreats or holidays typically offer a range
of supporting activities that focus on mental and
physical health in a relatively isolated location in a
natural setting. In terms of opportunity sites there is
particular potential at the old Mr Marvel abandoned
amusement park for consideration of development
of high-quality holiday accommodation offering
access to the surrounding nature and views at North
Bay. Hotel development in the North Bay area, such
as the former indoor pool proposals, would also
complement this with the inclusion of spa facilities
and it is note that the Alpamare also contributes to

this offer.
It is suggested that this site would need to be
complemented by surrounding leisure uses such
as the outdoor theatre, cycling links, indoor sports
activities (such as climbing) and improved food and
beverage facilities.
Meanwhile Uses
‘Meanwhile’ uses are defined as short term uses
identified as temporarily bringing land or buildings
into commercial use while other plans are being
progressed in the background. The temporary nature
of the use ensures that longer term plans are not
adversely affected whilst also having the benefit
of creating interest in an area and promoting the
longer-term plans. A street food festival or converted
storage containers for temporary leisure and food
and beverage use has been suggested as a potential
interim use which could be delivered in the short
term on sites awaiting development.
Interest has been expressed from temporary leisure
operators in the food and drink sector for units
created from storage containers for a presence in
Scarborough North Bay. Businesses operational in
this sector tend to be diverse in nature including uses
such as street food operators, cafes, wine bars, artisan
studios and boutique retailers. This is often focused
around a central square with seating and tables where
visitors can order food and drink from a range of
operators for consumption on site in a ‘street food’
environment. The delivery of such facilities is usually
undertaken by a single developer/operator who will
then act as a curator of the food and drink and events
offer.
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Supporting the Vision & Coherence of the
North Bay Area
Findings from consultations carried out so far suggest
that there are opportunities to bring forward the
Council’s ownership to enhance North Bay through
private sector investment and development. There
are enough parcels of land with vacant possession to
allow for a critical mass of complementary schemes
to be brought forward.
The emerging vision for the area is focused upon the
enhancement of nature, wellbeing, culture and active
sports. A combination of projects that support this
vision will promote North Bay as a destination that
offers a variety of experiences.
Interest has been expressed from a range of operator
and developer types, some of which are small to
medium operators and in some cases start-ups up
to larger scale developers that have implemented
schemes across the UK. Investment in the area
requires commitment to the values and ethos of the
project and the right type of project to be attracted
that will fit within the overall vision for North Bay.
This may well require a range of investors operating
in differing sectors to create a destination.
The vision for North Bay has been articulated earlier
in this masterplan document. Through consultation
with the community, leisure operators and developers
this vision has been tested. Those active in this
sector have been fully supportive of the vision and
stressed the importance of creation of an area that
is integrated. There are a number of sites available
for development and improvement, they need to be
considered holistically and not in isolation.
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It is suggested that the Open-Air Theatre offers a
significant opportunity to become the ‘driving force’
for development of the area as a whole and that it
should be further supported by quality food and
beverage operators
There is strong support for an overall
vision for active leisure, wellness and
culture in the area that is attractive
for both visitors and local residents
alike.

6 . ECO NOM IC C ON TE XT
6.1 UK TOURISM PROFILE
Although there have been peaks and throughs over
the last ten years, the long-term trend from 2010-19
for domestic tourism has been stable with modest
increases in tourism trips (average of 0.7% pa) and
nights (average of 0.3% pa), but more pronounced
growth in tourism expenditure (average 2.7% pa).
Key GB domestic tourism statistics for 2019:

At the England level, a similar stable pattern can be
observed, but with a weaker result for 2019:
•

99.1m domestic trips (0.5% below the 10-year
average of 99.6m trips)

•

290.3m bednights (1.4% below the 10-year
average of 294.5m nights)

•

122.8m GB trips (1.4% above the 10-year average
of 121.1m trips)

•

•

371.8m GB bednights (0.2% above the 10-year
average of 371m nights)

£19.5bn in domestic tourism expenditure (4.6%
above the 10-year average of £18.6bn)

•

•

£24,651m GB tourism spent (6% above the 10year average of £23,262m)

Average length of stay was 2.9 nights (vs 3.0 nights
10-year average); average spend per trip was £196
(vs £187 10-year average); and average spend per
night was £67 (vs £63 10-year average).

•

Average length of stay was 3.0 nights (vs 3.1 nights
10-year average); average spend per trip was £200
(vs £192 10-year average); and average spend per
night was £66 (vs £63 10-year average)

•

Holidays accounted for 60.5 million (49%) of the
domestic tourism trips in 2019 and £14.5 bn
(59%) of spend. The number of GB holiday trips in
2019 was 6.1% higher than the 10-year average of
57 million. Holiday bednights in 2019 were 0.1%
above the average of 197.8m bednights and spend
was 7.2% above the 10-year average of £13.5
billion.

Inbound tourism to the UK was booming in 2019
with 40.9 million visits (1% increase on 2018),
generating a record expenditure of £28.4 billion (up
7% on 2018). As Britain’s third largest export industry,
the tourism sector contributed £127 billion to
Britain’s economy (c. 9% of GDP) and accounted for
over 3 million jobs in 2019.

The volume of overnight domestic trips in England
decreased by an average of 0.3% during the 20102019 period. Tourism nights saw a modest annual
average increase of 0.2%. The value of domestic
tourism trips in England grew by an average of 2.5%
per year.
Holidays accounted for 46.4 million (47%) of the
domestic tourism trips in England in 2019 and £10.98
bn (56%) of expenditure. The number of domestic
holiday trips in England in 2019 was 3.4% higher than
the 10-year average of 44.9 million. Holiday bednights
in 2019 were 2% below the average of 150.3 million
and spend was 4.8% above the 10-year average of
£10.5 billion.
Overseas visitors made a total of 36.1 million trips to
England in 2019, nearly equalling the reached record
set in 2017 of 36.2 million. Expenditure by inbound
visitors increased to £24.8 billion in 2019, a 7.2%
increase compared to 2018.

Source: Visit Britain, GB Tourist Annual Report 2010-2019
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At the regional level, tourism performance had
already started to slow in 2018. Key statistics for
Yorkshire and the Humber in 2019:
•

9.6m domestic trips (7.9% below the 10-year
average of 10.4m trips)

•

27.5m bednights (3.9% below the 10-year average
of 28.6m nights)

•

£1,690m in domestic tourism expenditure (1.7%
below the 10-year average of £1,719m)

•

Average length of stay was 2.9 nights (vs 2.8 nights
10-year average); average spend per trip was £177
(vs £166 10-year average); and average spend per
night was £62 (vs £60 10-year average).

The volume of overnight domestic trips decreased
by an average of 0.5% during the 2010-2019 period.
Tourism nights saw a modest annual average increase
of 0.5%. The value of domestic tourism trips grew by
an average of 1.6% per year.
Holidays accounted for 5.2 million (54%) of the
domestic tourism trips in Yorkshire and the Humber
in 2019 and £1.12 bn (67%) of expenditure. The
number of domestic holiday trips in the region in
2019 was 8.9% below the 10-year average of 5.7
million. Holiday bednights in 2019 were 7% below the
average of 16.6 million but expenditure was 3% higher
than the 10-year average of £1.09 billion.

Source: Visit Britain, GB Tourist Annual Report 2010-2019
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Source: Visit Britain, GB Tourist Annual Report 2010-2019

The number of trips by overseas visitors to Yorkshire
and the Humber stood at 1.32 million in 2019, a
4.7% decrease compared to the record-breaking
performance of 1.39 million international visitors in
2018 when Yorkshire and the Humber was the only

region in the UK to experience both an increase
in the number of visits and spend by international
visitors. Overall, the number of international visits to
the region increased by 0.13 million or 10.3% over
the ten-year period between 2010 and 2019. Overall,
the number of international visits to the region
increased by 0.13 million or 10.3% over the ten-year
period between 2010 and 2019.
The UK’s tourism industry has been particularly hardhit by the coronavirus pandemic.
ONS estimates show that, in 2020, the UK received
only 11.1 million inbound visits, a 73% decline from
the visit levels seen in 2019. The majority (63%) of
these visits were in Q1 (Jan-March). Expenditure was
also down in 2020, with inbound visitors to the UK
spending a total of £6.2 billion, a decline of 78% on
2019 results.
As of 20 November 2021,Visit Britain’s forecast for
2021 is for 7.7 million international arrivals to the UK,
which is a further 31% decline on arrivals in 2020 and
only 19% of the 2019 level.Visit Britain’s expenditure
forecast is equally suppressed with just £6.9 billion
anticipated to be spent by inbound tourists in 2021, a
decline of 11% on 2020 and representing just 24% of
the 2019 level.
Visit Britain’s surveys of domestic overnight tourism
and day visits were suspended in 2020. However,Visit
Britain estimates that 2020 saw a decline of 60% in
domestic (overnight) tourism trips and 64% decline
in leisure day trips, resulting in a 63% fall (or £57.6bn
loss) in total domestic tourism spending compared to
2019.

For domestic tourism,Visit Britain’s ‘central scenario’
is for a recovery to £51.4bn in tourism spending in
Britain in 2021. This is up 51% compared to 2020 but
still only 56% of the level of spending seen in 2019.
The VB forecast for 2021 can be split into £13.5bn in
domestic overnight tourism spending (which is 38%
growth on 2020 but only 55% of the 2019 level) and
£38.6bn in leisure day trip spending (equivalent to
59% growth on 2020 and 58% of the 2019 level).
Whilst the UK is ahead of the curve, the slow vaccine
roll-out across much of Europe and the rest of
the world combined with ongoing fear for further
outbreaks of Covid variants, means recovery of the
tourism sector is anticipated to remain fragile and a
return to 2019 levels will take a few years. Spend per
visit however is anticipated to remain higher than the
pre-pandemic norm, due to a longer average stay and
higher prices.
For 2022,Visit Britain forecasts inbound visits to
increase to 24.0 million (59% of 2019 level) and
spending by international visitors to £19.2 billion
(67%% of 2019 level). These numbers are contingent
on travel restrictions not being tightened significantly
from autumn 2021 levels, as well as a gradual return
of traveller confidence. It is important to note that
Visit Britain’s forecast for 2022 was published on 29
November, just before the Omicron Covid variant
was discovered. It is therefore likely that the forecast
will be significantly revised downwards in future
updates.

Source: Visit Britain (update 3 September 2021)

While inbound tourism is making a gradual return,
domestic demand should remain the key driver of
overall UK tourism in the near-term.
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Pre-covid, coastal tourism generated a total of £17.1
billion in tourism spend in Great Britain, based on
27m domestic overnight visits to coastal towns and
resorts and 217m day visits. In addition, it is estimated
that 10% of all international visitors that arrive in
the UK go to the coast. In England, coastal tourism
was valued at £13.7bn in 2019 with 20.6m domestic
tourism visits and 169m day visits.
Whereas trips to seaside resorts and coastal town
were the most popular type of location for trips
taken in Wales (43% of trips and 47% of bednights),
in England coastal tourism accounted for only 21%
of domestic overnight trips and 27% of bednights in
2019.
Coastal tourism in England is highly seasonal, but data
collected by the National Coastal Tourism Academy
(NCTA) shows that seasonality is becoming slightly
less pronounced with July-August dependency
decreasing from 36% of all domestic overnight trips in
seaside destinations in 2013 to 32% in 2018, yet 29%
of coastal tourism businesses generate more than half
their annual turnover in July and August.
Although 84% of all coastal breaks still take place
between March and October (compared to 71%
of all domestic holiday breaks across all types of
destinations), this has come down from 87% in 2013
as a combined result of investment in research,
product development and marketing. Examples
include initiatives to attract off peak growth markets
such as empty nesters (over 55s) and under 35s as
well as strengthening wellness, slow tourism and
active experiences.
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Data from the GBTS 2019 shows that the South West
is the most popular region for domestic tourism trips
(attracting 39.4%), whilst the South East is the most
popular region for international visitors to the coast
(31% of total).Yorkshire and the Humber attracted
8.6% of all domestic seaside tourism trips and 2% of
all international visitors to the coast in 2019.
Surveys carried out by the NCTA between January
and October 2021 on the impact of Covid-19 on
tourism businesses around the English coast shows
that:
•

86.7% of businesses saw a decrease in turnover
in 2020 (with 54.2% of all businesses seeing a
decrease more than half their annual turnover),
but by the end of October 2021 59% of
businesses reported that they had a good summer,
with 47% back to break-even but 39% indicating it
would still be more than 12 months before their
businesses would become profitable again.

•

Seasonality, increasing supplier costs, recruitment
issues and Covid-related issues and a large
number of small and micro businesses (often
difficult to coordinate and deliver change) were
flagged up as the biggest challenges facing coastal
tourism businesses.

•

65% of businesses adapted / are planning to adapt
their product offering by creating new outdoor
products (38%), improving sustainability (38%) and
developing new food and drink-based experiences
(31%).

•

Forward bookings for summer 2022 are looking
very strong, but winter and spring bookings
remain at a low level.

Priorities for growth and investment on the coast, as
outlined by the NCTA in the Coastal Visitor Economy
Vision (2018 update) remain:
1.
2.
3.
4.
5.

product development;
diversification to attract new markets;
promotion;
infrastructure improvements in destination; and
infrastructure improvements to destination.

6.2 SC ARBOROUGH VISITOR ECONOMY
All of the statistical information for Scarborough
has been derived from ‘The Economic Impact of
Tourism on Scarborough District’ report as prepared
by Tourism South East on behalf of Scarborough
Council. The report examines the volume and value
of tourism within the local economy based on the
Cambridge Tourism Economic Impact Model, a
model that distributes regional activity as measured
in national surveys to local areas by making use of
supply-side ‘drivers’ – such as accommodation stock
and occupancy – which influence the distribution of
tourism at the local level.
During the period 2013-2019, the annual number of
overnight trips in Scarborough have accounted for c.
13% of all overnight tourism trips in Yorkshire and the
Humber, with a proportionally larger average annual
share of domestic trips (14%) than international trips
(2.9%).
Overall, the volume of tourism trips in Scarborough
increased by 0.3% on average per year during the
7-year period between 2013-2019, reaching a total
of 1.44 million in 2019 of which 97% were made by
domestic visitors and 3% by international visitors.
On average, domestic tourists spent 2.9 nights in
Scarborough vs 8.7 nights for international tourists.
In total, there were 4.14m bednights in Scarborough
in 2019, which accounted for circa 11% of regional
bednights.
In 2019, overnight visitors to Scarborough spent a
total of £291m which is somewhat below the average
annual tourism spent of £304m over the 2013-2019
period, but nonetheless a 2.5% increase on 2018.

Domestic visitor expenditure accounted for 96%
of average annual spend. International visitors had
a higher average annual spend per trip (£471 vs
£202) due to longer lengths of stay, whilst domestic
visitors had higher average annual spend per night
(£54 vs £69). Both average length of stay and average
spends are slightly higher in Scarborough than in the
Yorkshire and the Humber region as a whole.
In addition to overnight trips, there were 8.79m day
trips to Scarborough in 2019 (4.9% of the regional
volume), which generated another £319m in tourism
expenditure. The average day trip expenditure per
day in Scarborough, based on the 7-year average for
the 2013-2019 period, was £36 compared to £35 for
Yorkshire and the Humber as a whole.
Contrary to slow growth in tourism trips to
Scarborough (0.3% compound annual growth rate),
a net fall in number of bednights (-1.5% CAGR), and
a net fall in overnight tourism expenditure (-0.02%
CAGR), day visitor volume and spend in Scarborough
saw an average annual increase of 6.8% and 7.2%
respectively, with notably the growth in day trips at
the local level strongly outpacing regional growth in
day trip volume over the same period.
In total, £611m was spent on trips to Scarborough in
2019, with 45% spent by domestic staying visitors, 3%
by overseas staying visitors and 52% by day visitors.
Of the total number of trips to Scarborough, 86%
were day visits, 13.6% domestic tourism trips and
0.4% overnight stays by international tourists.

Source: Tourism South East, The Economic Impact of Tourism on Scarborough District
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According to the Tourism South East report, £570.5m
directly benefited local tourism businesses. The total
value of tourism activity in Scarborough (including
direct business turnover, supplier and income induced
expenditure, and additional expenditure on second
homes and by friends and relatives) was estimated
at £837.1m in 2019 (up 12% on 2018), supporting
14,445 FTE jobs (19,855 actual jobs).
The Scarborough Visitor Economy Strategy and
Destination Plan (Scarborough Council, 2021) aims
to increase the value and volume of tourism in the
borough from £837.1m and 10.24m trips in 2019
(of which 8.8m were day trips and 1.44m were
overnight visits) back to pre-Covid levels by the of
2022, followed by an annual increase of 4% between
2022 and 2025, ramping up to an annual increase
of 5% between 2026 and 2030, with some of that
steeper growth resulting from Scarborough’s 400th
anniversary in 2026.

•

Encouraging visitors to stay longer, return
more frequently and spend more money in
the destination by focusing on a range of yearround promotional themes such as ‘family fun &
gatherings’, ‘health & wellbeing’, ‘sport tourism’
and ‘culture & creativity’.

•

Increasing exploration of different areas within
the Borough of Scarborough, including North Bay.

•

Working in partnership with relevant industry
bodies, businesses and public and third sector
organisations to maximise impact of activity, avoid
duplication and save resources

Relevant strategic objectives listed in the Scarborough
Town Centre Strategy and Action Plan (2018-2025)
include:
•

Be the best performing Coastal Town Centre in
England by 2025 and the primary economy hub
for retail, leisure, learning and living within the
Yorkshire Coast Area.

•

Establish a comprehensive programme of festival
and events in support of town centre activity and
maximise footfall.

•

Encouraging a more diverse evening economy that
appeals to a wider range of ages and interests.

This uplift will need to be achieved by:
•
•

Focusing on activities to attract more staying visits
with higher average spends per trip.
Developing activity to appeal directly to defined
new target markets, including ’Free and Easy
Mini Breakers’ (Visit England’s market segment
of a younger demographic, likely single, without
children and free to indulge in a wealth of holiday
activities) and ‘Aspirational Family Fun’ (Visit
England’s market segment of typically London
-based high earners with children at home who
regularly take short breaks to engage in active,
family-friendly pursuits such as sporting events
and cultural visits).

Source: Tourism South East, The Economic Impact of
Tourism on Scarborough District
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