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EXECUTIVE SUMMARY

INTRODUCTION

EKOS were commissioned by SE Ayrshire to undertake an evaluation of the Ardrossan Harbour Masterplan and Scottish Enterprise Ayrshire’s contribution to its implementation.

background to study

A masterplan for the development of Ardrossan Harbour, covering approximately 4 square kilometres, was prepared and jointly funded by SE Ayrshire, Clydeport and North Ayrshire Council.  The plan indicated that appropriate new investment could help maximise the potential of the Marina and attract further private developments that would broaden the local economy and introduce new employment to the area.

SE Ayrshire and its partners wished to take a crucially important step by attempting to alter both the business sector and the public’s perception of the area.  The mechanism for this change was by attracting a major private sector housing investment to Ardrossan Harbour in line with the masterplan.  SE Ayrshire and North Ayrshire Council were asked to fund the development of the areas of public realm.

STUDY OBJECTIVES

The overall aim of the study was to evaluate the effectiveness of the key developments within the masterplan – residential Phase 1 comprising 115 flats, Sculpture Garden and landscaping works.  More specifically, assessment was required of the:

· change in external perceptions of the Three Towns;

· change in perceptions of residents in the Three Towns;

· residents who have purchased the houses/flats to establish where they have come from either within or outwith Ayrshire and seek reasons for purchasing property in Ardrossan and moving to the area;

· impact which the development has had on previous Marina business and the ferry terminal;

· change in employment and the business base in the Three Towns as a result of the development;

· additional private developments attracted as a result of delivering the masterplan; and

· recommendations, where appropriate, for the next phase of the development and/or similar large scale regeneration projects.

STUDY METHOD

The study method included:

· a desk-based review and consultations with:

· SE Ayrshire, North Ayrshire Council, Clydeport, Persimmon Homes, Calmac 

· Clyde Marina and boat related businesses; and

· fieldwork comprising surveys with:

· residents of the flats developed as part of the masterplan

· residents of the Three Towns of Ardrossan, Saltcoats and Stevenston

· visitors to the area surveyed on the ferry and in the ferry terminal building.
VIEWS OF VISITORS AND RESIDENTS 

The developments have brought about a significant change in the perceptions of the Harbour area and the wider town of Ardrossan amongst both visitors and residents of the Three Towns, as follows:

· Visitors:

· an increase in the average rating of the harbour area from 2.2 out of 10 before the developments to 6.8 after

· on a scale of 1-5 (1 marginal – 5 very significant) 71% rated the developments at 3 or above in generating an improvement in the overall image of Ardrossan

· the developments have encouraged visitors to consider spending time in Ardrossan

· the proportion likely to visit would increase even further if additional developments take place such as retail and bars/restaurants; and

· Residents of three towns:

· an increase in the average rating of the harbour area from 2.7 out of 10 before the developments to 6.8 after

· on a scale of 1-5 (1 marginal – 5 very significant) 75% rated the developments at 3 or above in generating an improvement in the overall image of Ardrossan.

Residents believe that the development will encourage further investment from those within and outwith the town and that it has already led to increased pride in the town.  However the survey results also suggest that there is a balancing act between meeting the needs of local residents, particularly housing needs, and those being attracted to the area.

A proportion of residents of the three towns are already using the harbour area as a result of the developments but this proportion would be likely to increase significantly if there was further development of retail, leisure and other amenities.

ATTRACTING POPULATION

The developments have helped to attract people into the local area who would not otherwise have been there.  Some 75% of people would not have considered living in Ardrossan if the development had not taken place, whilst two thirds would most likely have ended up living outwith the Three Towns.

The development has attracted a higher proportion of employed people (62%) than the Ayrshire average (55%) and a lower proportion of retired people (22%) than the Ayrshire average (25%).  Almost half (44%) of the people in employment commute to areas outwith Ayrshire, so it is not only those working locally that have been attracted to the development.

There is a need to develop larger properties in the future phases of the masterplan if families are to be attracted to the area.  The provision of other facilities including not only those already identified in the masterplan such as a supermarket and bars/restaurants but other forms of retail, leisure and educational facilities is likely to have a greater bearing on the success of residential developments targeted at the family market.

The most common reasons for purchasing a property – the coastal location and value for money – augurs well for further residential phases.

IMPACTS AND EFFECTIVENESS

In addition to the impacts already discussed above – a significant improvement in the perception of visitors and residents, and attracting new residents - the developments have brought about a number of impacts, including:

· 7.5 FTE construction jobs;

· 6.9 FTEs jobs supported through expenditure of net additional residents;

· additional annual GVA of £0.35 million in Ayrshire;

· contributing to the growth in employment at the marina and associated businesses; 

· a second phase of residential development of 61 houses; 

· acting as a ‘demonstration project’ to other developers about the opportunities that exist in the area; and

· increased investor interest and confidence in the area.

The most striking aspect of the developments is that they have generated a return to SE Ayrshire, which exceeds their initial investment.

The developments have led to a readjustment in the market by addressing part of the market failures that existed.  However, some market failures still exist although to a lesser extent than previously.  These relate to the risk aversion and externalities associated with developing the former Shell site area of the masterplan.  The contamination costs, coastal defence work, and environmental/ landscaping works required may still deter the private sector from preceding with development of this area on their own.

RECOMMENDATIONS

SE Ayrshire has not only achieved a number of economic benefits for the area but through the risk-reward deal secured at the outset, a financial return which exceeds their initial investment.  Therefore there is an opportunity to reinvest this money in future phases of the masterplan in order to address the remaining market failures.

Recommendation 1: Meet with the other masterplan partners to review how future phases of the masterplan can be taken forward and to what extent the public sector partners would need to invest in order to bring these about.

There is a need to progress a wider mix of developments in the future phases particularly retail, bars/restaurants and leisure.  This would support the development of more family orientated residential development and also help to encourage greater use of the area by residents and visitors.  There is also a need to consider other areas of provision that may be affected by substantial residential development in future phases notably educational.

Recommendation 2: As part of the meeting with partners there is need to establish the level of interest in and progress with the other forms of development proposed in the masterplan.  There is also a need to determine whether other forms of development will be required either within the masterplan or elsewhere in the town.

Although the masterplan sets out a clear vision for the development of the harbour area, there is a need to take account of proposed developments within the wider area.

Recommendation 3:  The masterplan should be set within the context of the wider Coastal Development Framework currently being developed by SE Ayrshire.  This will ensure that any future support for the masterplan is appraised within the context of competing priorities elsewhere.

Recommendation 4: Finally, we would highly commend this project as an excellent example of public sector intervention to successfully address market failure. SE Ayrshire should aim to extend the use of the risk-reward arrangement used to such good effect in this particular project.  This should extend to not only future phases of this project, if appropriate, but also, where possible, other similar projects. In particular, the project demonstrates the benefits of housing led regeneration as a catalyst to generating new economic growth. 

1. introduction

This report provides an evaluation of the Ardrossan Harbour Masterplan and Scottish Enterprise Ayrshire’s contribution to its implementation.

1.1 background to study

A masterplan for the development of Ardrossan Harbour, covering approximately 4 square kilometres, was prepared and jointly funded by SE Ayrshire, Clydeport and North Ayrshire Council.  The plan indicated that appropriate new investment could help maximise the potential of the Marina and attract further private developments that would broaden the local economy and introduce new employment to the area.

SE Ayrshire and its partners wished to take a crucially important step by attempting to alter both the business sector and the public’s perception of the area.  The mechanism for this change was by attracting a major private sector housing investment to Ardrossan Harbour in line with the masterplan.  This would be the first large private sector housing development proposed in the area for many years.

After intensive activity by Clydeport (encouraged by local and national politicians), Persimmon Homes agreed to undertake the housing development.  Community Scotland guidelines precluded its support for housing of the quality proposed by Persimmon.  Therefore, SE Ayrshire and North Ayrshire Council were asked to fund the development of the areas of public realm.

The masterplan envisaged a series of complementary activities, which would attract new visitors, new activities and new residents to this part of Ardrossan.  

SE Ayrshire wished to assess the impact of their intervention in support of the masterplan and the implications for development of the remainder of the masterplan area.

1.2 Study objectives

The overall aim of the study was to evaluate the effectiveness of the masterplan and its delivery including its appropriate activities, outputs and impacts.  More specifically, assessment was required of the:

· change in external perceptions of the Three Towns;

· change in perceptions of residents in the Three Towns;

· residents who have purchased the houses/flats to establish where they have come from either within or outwith Ayrshire and seek reasons for purchasing property in Ardrossan and moving to the area;

· impact which the development has had on previous Marina business and the ferry terminal;

· change in employment and the business base in the Three Towns as a result of the development;

· additional private developments attracted as a result of delivering the masterplan; and

· recommendations, where appropriate, for the next phase of the development and/or similar large scale regeneration projects.

1.3 method

The various components of the study were as follows:

· Stage 1: Study Set Up

· Stage 2: Deskbased Review and Consultations with:

· SE Ayrshire, North Ayrshire Council, Clydeport, Persimmon Homes, Calmac 

· Clyde Marina and three boat related businesses;

· Stage 3: Fieldwork comprising surveys with:

· Residents of the flats developed as part of the masterplan

· Residents of the three towns of Ardrossan, Saltcoats and Stevenston

· Visitors to the area surveyed on the ferry and in the ferry terminal building; and

· Stage 4: Analysis and Reporting.

1.4 structure of the report

The remainder of this report is structured as follows:

· Chapter 2 provides a brief description of masterplan and progress to date;

· Chapter 3 provides analysis of the survey results;

· Chapter 4 sets out the findings from the consultations;

· Chapter 5 assesses the economic impact; and

· Chapter 6 provides our conclusions and recommendations.

2. masterplan AND PROGRESS to date

2.1 introduction

This Chapter provides a brief description of the masterplan project and sets out what has been achieved to date.  It also reviews the expenditure to date on the project. 

2.2 masterplan

The masterplan for Ardrossan Harbour covers approximately 4 sq km and envisages a series of complementary developments designed to attract new visitors, new activities and new residents.  The individual components of the masterplan include:

· a new ferry terminal building;

· improved car parking at the terminal building;

· expansion of the marina;

· relocation of the Marina shore based activity to the P&O site;

· residential Phase 1 comprising 115 flats;

· residential Phase 2 covering 61 houses;

· further residential development (on the former Shell site);

· sculpture garden and landscaping of public areas;

· esplanade walkway/cycleway;

· conversion of former pump house into bars/restaurant;

· a supermarket development; and

· office/hotel development.

2.3 developments to date

The remit of this current study is to assess the impact of the projects undertaken within the masterplan area in the period between 2002-05.  Some developments had already taken place prior to this as set out below:

· the new ferry terminal building;

· improved car parking at the terminal building;

· expansion of the marina; and

· relocation of the Marina shore based activity to the P&O site.

However, SE Ayrshire were then asked to provide funding towards the development of two key aspects of the masterplan to take place between 2002-05:

· residential Phase 1 comprising 115 flats; and

· sculpture garden and landscaping of public areas.

These developments were also considered important in supporting further expansion at the Marina.  Key to the project was not only the development of these projects but also bringing about a step change in the perception and investment appeal of the area.

2.4 expenditure to date

Table 2.1 shows the expenditure that has taken place on the projects compared with that forecast in the original approval paper.

	Table 2.1: Expenditure

	
	Target
	Actual
	% difference

	Scottish Enterprise Ayrshire
	925,000
	945,327
	2.2

	North Ayrshire Council
	175,000
	175,000
	0.0

	Persimmon Homes
	4,500,000
	6,300,000
	40.0

	Clydeport (land value)
	250,000
	250,000
	0.0


The actual expenditure by Scottish Enterprise Ayrshire was slightly higher (2.2%) than anticipated, while the contribution levered in from the private sector was considerably higher.  The private sector expenditure relates to the expenditure of Persimmon on construction of the 115 flats.  

The development has actually provided a return on investment to the public sector (this is discussed in greater detail later in chapter 5).  

survey results

2.5 introduction 

In order to gauge the views of residents and visitors to the area, surveys were undertaken with three separate groups as follows:

· a postal survey of residents of the 115 flats at the harbour developed as part of the masterplan, which achieved a 35% response rate (this is a very good response rate for a postal survey where a normal response rate would be around 20%);

· an in-street survey of 148 residents of the three towns of Ardrossan, Saltcoats and Stevenston; and

· a survey of 100 visitors on the ferry and in the ferry terminal building.

The remainder of this chapter provides analysis of the results of these surveys.

2.6 Harbour residents

2.6.1 Type of Owner

Figure 3.1 below illustrates the spread of the type of owners of the survey respondents. Those who rent or own their property account for the largest proportion of respondents at 32 or 79%.
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2.6.2 Owner Occupied and Long Term Rents 

Profile of Occupants

The owner occupying/renting households are dominated by adults, as there are 50 adults in the properties and only 4 children. This is almost equally split between male and female occupants (24 and 26 respectively).  

Figure 3.2 below demonstrates the occupancy structure of the households.  The properties are primarily split between single occupants and two adult households (42% and 48% respectively). There are a very small number of families or children in the properties. 
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Figure 3.3, over shows the age structure of residents.  The 35-44 age group account for the largest proportion of total residents (24%) and the 16-24 age group account for the smallest proportion (6%).   The widest differences in comparison to Ayrshire are also within these age groups.  In Ayrshire as a whole those aged 35-44 account for 15% of the total population whilst those aged 16-24 account for 10%.  

Therefore there are a lower proportion of 16-24 and a higher proportion of 35-44 year olds living in the Ardrossan Harbour area in comparison to Ayrshire as a whole. The survey results also suggest a higher proportion of 25-34 and 45-54 year olds in the development area than in Ayrshire as a whole. 

[image: image3.wmf]Figure 3.3: Age Structure of Respondents 

6%

16%

24%

20%

16%

18%

0%

5%

10%

15%

20%

25%

30%

16-24

25-34

35-44

45-54

55-64

65+


Labour market Status

Two main groups dominate in terms of labour market status - those who are in full time employment and those who are retired, accounting for 57% and 22% respectively.  There was only one student and one unemployed person.  There is a higher proportion of employed people residing in the harbour area (62%) in comparison to Ayrshire as a whole where only 55% of residents are employed.  The proportion of retired individuals at 22% is slightly lower than the 25% average in Ayrshire.  
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The survey results indicate that there is a widespread variation in the occupational status of the residents.  This ranges from professional & managerial to skilled & manual workers. The occupation of respondents ranged from teachers, engineers and managers to hotel porters and those in retail.  

Table 3.1 shows that 44% work within a 10-mile radius, 32% work in Glasgow and 12% elsewhere in Scotland.  Therefore immediate proximity to their workplace is not necessarily a key factor for why residents have chosen to live in Ardrossan.  Some 44% are commuting to employment outwith Ayrshire.

	Table 3.1: work Distance of those in employment 

	
	No
	%

	Within a 10 mile radius
	11
	44%

	Outwith 10 mile radius but within Ayrshire
	3
	12%

	Glasgow
	8
	32%

	Elsewhere in Scotland
	3
	12%

	Total
	25
	100%


Reasons for Purchasing Property in the area

A total of 28 of the 40 individuals that responded to the survey commented on their reasons for purchasing the property with the most popular being; 

· Location (22)

A large proportion of the respondents viewed the Ardrossan harbour as a very attractive area to live because of the coastal location and the marina setting.  Some wanted to live outside Glasgow and felt that Ardrossan is within commutable distance.  Other individuals commented that they purchased property because of the current developments and that doing so is likely to be a wise investment opportunity.

· Property (9) 

Many viewed their property purchase as value for money, it was felt that the property was not too expensive, particularly in comparison to other marinas.

· Personal Reasons (5)

There were also some respondents where the main reason for purchasing the property was due to personal reasons such as being close to friends and family or in order to downsize from a larger house.

There is a clear knowledge that the construction of these properties is part of the Masterplan to redevelop the wider area of Ardrossan as 27 (84%) of the respondents stated that they were aware of this.

The developments were a relatively important deciding factor for 17 (64%) of respondents as they stated that the development was one of the main or several reasons for their decision to purchase with only 6 stating that it was not a factor.  Figure 3.5 below demonstrates: 
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Previous Residency and Competing Choice

Survey respondents were asked where they resided prior to their current location and this is shown in Figure 3.6. It is interesting to note that more than three quarters of current harbour residents previously lived outside Ardrossan and the three towns, 38% were from outside Ayrshire but within Scotland and 13% resided outside Scotland. 

The fact that individuals have moved significant distances in order to reside in Ardrossan suggests significant pull factors associated with the development.
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A total of 23 respondents commented on which other places were considered when they moved location, which were as follows (note; includes multiple responses): 

· only Ardrossan   (8);

· the Three Towns and Surrounding Areas (3);

· outwith the three towns but within Ayrshire (8); and

· elsewhere Scotland (9);

The results suggest more than a third of residents were certain they wanted to move to or remain in the Three Towns.  A large number of the remaining respondents considered Ayrshire and other places in Scotland alongside Ardrossan often stating that they considered a mixture of areas. 

Table 3.2 shows that 11 (35%) of respondents would have remained in their existing property or moved to a different property within the three towns if the development had not taken place.  However, the remaining 20 (65%) of respondents would have remained in their existing property or moved to another property outside of the three towns.  Therefore the development has attracted a large proportion of people who would otherwise not have moved to the Three Towns area.

	Table 3.2: Position if had not purchased the Property 

	Moved to Ayrshire (but outwith Ardrossan, Saltcoats or Stevenson)
	12

	Moved to a Different Property in Ardrossan, Saltcoats and/ or Stevenson 
	8

	Stayed where you were (Those who already reside in 3 towns) 
	3

	Stayed where you were (Those who live outside the 3 towns) 
	3

	Moved to a different Property outwith Ayrshire
	3

	Move to a different property outwith Scotland
	2


It was found that almost three quarters of residents would not have considered Ardrossan as a place to live had it not been for the housing developments taking place. This again highlights that the development has been an important factor in attracting residents to the town.

2.6.3 Second Homes/ Property to let 

On average the seven survey respondents stated that they would spend 91 days at their second property.  However the time spent at second homes did vary between respondents as 3 stated that they would spend 150 days or more and 2 would spend less than 20 days. 

Only one respondent that owned the property as a second home or let it out a property in Ardrossan lived in Ayrshire.  Five lived elsewhere in Scotland and two outwith Scotland.  

2.6.4 Suggestions for Future

Almost all of the respondents (36) made suggestions on how the area could be improved; these suggestions were relatively similar and focussed on three main areas; 

· Facilities (23) 

A large number of individuals would like to see more and better facilities in the area.  Specific suggestions included a supermarket, restaurants, hotels, bars, and retail developments.   Some also suggested a greater number of leisure facilities in order to attract tourists;

· Appearance (15)

It was felt by a number of respondents that certain aspects with regards to the appearance of the area need to be upgraded.  For example dealing with dog fouling, upgrading and developing derelict land and buildings and creating more park areas; and 
· Safer Place (4)
A small number of residents would like to see a greater police presence in the area and a greater number of CCTV cameras in order to feel more secure.

2.6.5 Summary 

Owner occupation and renting dominated but a fifth of properties are used as a second home and/ or let out as holiday homes.  Single occupant and two adult households dominate occupation with few families with children. 

However, this is not surprising given that the properties only have two bedrooms.

There are a higher proportion of 35-44 and 45-54 year olds than the wider Ayrshire population and higher proportion of those in employment.  Immediate proximity of workplace does not seem to be a key deciding factor in the choice to live in Ardrossan, indeed 44% commute to employment outwith Ayrshire and very few cited as a key reason for purchasing the property.

Location is the most common reason for purchasing the property because of its coastal and marina setting, whilst others see it as a good investment.  The next most common reason was value for money, which is particularly interesting given the higher than originally anticipated sales prices achieved by the development. 

There is a high level of awareness of the Masterplan and for many it was the main or one of several reasons for purchasing the property. 

There were a number of competing areas for people’s choice of residence including areas within Ayrshire but outwith the three towns and elsewhere in Scotland.  Three quarters of people would not have considered Ardrossan as a place to live if the harbour development had not taken place.

The main suggestions for improvements included improved facilities such as a supermarket, restaurants and shops. The next most common suggestion is improvements to appearance such as upgrading and developing derelict land and buildings.

2.7 Residents of three towns

2.7.1 Sample Characteristics

A total of 148 individuals of the Three Towns were interviewed (57% female and 43% male). The survey responses were broadly evenly split across the four age groups over the age of 18 as Figure 3.7 demonstrates:
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Some 94% of those questioned were residents of the three towns of Ardrossan, Saltcoats and Stevenson and the remaining 6% were residents of the villages and areas surrounding these three towns, as shown by Figure 3.8 below.  Residents of Ardrossan accounted for the largest proportion of respondents (43%). 
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Figure 3.9 below shows that 39% of respondents are in employment and almost a third retired. Those in full-time education account for a small proportion (4%).
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2.7.2 Awareness of developments

All of the 148 respondents to the questionnaire are aware of the redevelopments that have taken place in and around the Ardrossan Harbour area.  Residents seem to be most aware of the development of the new flats (91%) and the new ferry terminal building (65%) as Figure 3.10 shows. Approximately half were aware of the expansion of the marina with slightly fewer aware of the expansion of the landscaping and sculpture park.
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2.7.3 Perceptions of the area

Resident’s perceptions of the harbour area have improved significantly since the developments have been undertaken.  Respondents were asked to rate the redevelopment on a scale of one to ten with ten being the highest.  The rating before the developments averaged 2.7 out of ten whereas it now averages 6.8. 

Figure 3.11 further demonstrates the change in rating of the harbour area prior to and following the developments. There is a clear distinction between perceptions before and after the developments as only 2% rated the area as 8,9 or 10 beforehand whilst 42% did afterwards.  Similarly more than half rated the harbour area as 1 or 2 before the developments whilst only 4% did so after the developments. 
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Participants were asked to what extent they thought the area surrounding the ferry terminal prior to the redevelopment gave a negative image of the town of Ardrossan.  It seems that respondents viewed this as being very much the case as only 2% of people disagreed with this statement.  The responses were as follows: 

· Strongly Agree (47%);

· Agree (39%);

· Neither/ Nor (13%);

· Disagree (2%); and

· Strongly Disagree (0).

Respondents were asked to rate the extent to which the overall image of the town has been improved by the redevelopments on a scale of 1 to 5 (with 5 being very significantly to 1 being marginal), the results are illustrated in Figure 3.12.  More than three quarters of respondents gave a rating of 3 or above suggesting a significant improvement in the overall image of the town. 
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2.7.4 Impact of Development

Residents of the three towns were asked for their perceptions on the anticipated impacts from the developments, the results of which are shown in Table 3.3. Two areas where residents anticipate that there will be significant impacts is in encouraging businesses to invest in their premises and in encouraging other people to invest in new developments in the town.  Also, positively, over 60% agree that it has already led to an increase in pride in the town.  

However, residents seem less convinced that it has lead to better housing choice for the locals as only 34% agree or strongly agree that this has been the case.  It may be perhaps that the developments are perceived as presenting more opportunity to those moving in to the area as 56% agree or strongly agree that they have encouraged people to move into the town. 

	Table 3.3: Perceived impacts of redevelopment of the harbour area

	
	Strongly Agree
	Agree
	Neither/ Nor
	Disagree
	Strongly Disagree
	Don’t Know

	Will Encourage businesses in their town to invest in their premises
	9%
	62%
	11%
	1%
	10%
	7%

	Will encourage other people to invest in new developments in the town 
	7%
	64%
	12%
	1%
	10%
	6%

	Had led to increase in pride in the town 
	8%
	54%
	15%
	3%
	9%
	10%

	Has led to increasing housing choices for the local people 
	5%
	29%
	15%
	19%
	16%
	16%

	Has encouraged people to move into the town 
	7%
	49%
	18%
	4%
	5%
	16%


A total of 33 survey respondents provided further comments on the impact of the developments, the most common being the need for more work. Some residents feel there is still a need for further improvements such as encouraging the creation of more jobs in the area and more facilities such as supermarkets and banks. They also felt that there are still aspects of the image and appearance, which need to be improved on.

2.7.5 Previous and Future visits to the harbour area

A total of 45% had spent time in the harbour area of Ardrossan prior to the developments taking place.  Since the developments have taken place 29% have visited more often while 56% have visited as often.

Half of the respondents are very likely or likely to spend more time in the harbour area in the future as shown by Figure 3.13 below.
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Respondents were questioned to determine the extent of their awareness of plans for further developments in the harbour and surrounding area.  Just over half (54%) are aware that the developments were part of a broader Masterplan to develop the area.

Residents were also asked to consider the extent to which further developments such as restaurants and retail would encourage them to spend more time at the Ardrossan harbour.  Figure 3.14 demonstrates that this is likely to have significant impact, as 87% would be very likely/ likely to use the harbour in the future.  This is an increase on the 50% who were very likely/ likely to use it in the future following the current developments that have taken place. 

Therefore although the developments to date have increased the appeal of the harbour area additional developments would increase this further. The future developments would also provide spending opportunities, which are lacking at present 
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2.7.6 Suggestions for future developments 

A total of 100 of those people surveyed made suggestions as to how the area surrounding the harbour could be improved in the future.  These were focussed on two main areas, similar to the suggestions made by those living in the harbour area as follows:

· Facilities (70)

Residents are very keen on the idea of more shopping facilities such as a supermarket.  Other suggestions included cafes, restaurants and bars as well as leisure facilities and more car parking.  Respondents would also like to see more and improved amenities for their children such as play parks. 

· Upgrading appearance of area (18)
A number of residents suggested improving the appearance of various buildings and streets that are in need of upgrading.  They were also keen to encouraging others to keep the area clean and tidy and for vandalism to be addressed.

2.7.7 Summary 

The developments that most people were aware of were the flats followed by the new terminal building. Half were aware of the expansion of the marina with smaller proportions aware of the landscaping and Sculpture Park.

Perceptions of the harbour area have improved significantly as a result of the developments.  This improved perception also extends to the rest of the town having helped to address the negative image portrayed by the area previously. 

Residents believe that the developments will encourage further investment from within and outwith the town, and have already increased the level of pride in the town. There is a more mixed view of the extent to which it has increased housing choices for local people with a stronger feeling that it has encouraged people into the area.  Just over half had not previously visited the harbour area but are more likely to if developments such as retail, bars and restaurants take place.  Suggestions for improvements in the future focus on developing these types of facilities.

2.8 visitors

2.8.1 Sample characteristics

A total of 100 visitors were surveyed, the views of both males and females were almost equally represented as 52% of respondents were male and 48% were female.  
Most of the visitors surveyed are over the age of 31 (84%) as Figure 3.15 demonstrates.  Those aged 31-45 account for the largest proportion of visitors (34%), followed by those aged 46-60 (28%), the retired account for almost a quarter of visitors.  
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Figure 3.16, below shows the split of where the visitors normally live.  It can be seen that almost half (45%) had travelled from outside Ayrshire (but within Scotland) and 12% from outside Scotland.

[image: image16.wmf]Figure 3.16: Visitors Place of Residence
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Visitors tended to be in full time employment as they account for over half of all visitors as Figure 3.17 shows.  
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As with the residents survey there was a wide spread in the occupational status of the visitors. They ranged from professional and managerial to public sector and construction workers. 

The occupation of respondents ranged from doctors, solicitors, teachers, engineers, nurses and managers, to bar workers and cleaners.  

2.8.2 Awareness of developments 

The survey results indicate that visitors are knowledgeable about the developments that have taken place, particularly the new ferry terminal building, which almost all of the visitors are aware of (94%).  The new flats and ferry car park have also made an impression on visitors as over 70% were aware of these developments.  Developments that visitors have noticed to a smaller extent are the landscaping and the sculpture park. This is demonstrated in Table 3.18 below.
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2.8.3 Perceptions of the area 

Visitors were asked to rate the image of the harbour (before and after the developments) on a scale of one to ten with ten being the highest.  The rating  prior to the developments averaged 2.2 out of ten rising to 6.8 after the developments.   Therefore it seems that visitors agree with residents that the image of the Ardrossan harbour has been improved significantly.  

Figure 3.19 provides a more detailed picture of how the visitors rated the harbour prior to and after the developments.  It can be seen that there has been a significant shift in the perception of the image.  Before the developments 1% rated the image as 8, 9 or 10, this increased to 37% following the developments. Also prior to the developments the image of the area was rated very low as more than three quarters of visitors rated the harbour image as 1,2 or 3 and this fell to only 4% after the developments. 
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Prior to the developments in Ardrossan there was a strong view that the area around the ferry terminal created a negative perception of the overall town of Ardrossan as more than three quarters of visitors agreed with this statement as shown below in Figure 3.20.  Only 7% of visitors did not think this was the case.
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Visitors were asked to what extent the developments have improved the image of the town of Ardrossan on a scale of 1 to 5 (5 being very significant to 1 being marginal).  

Figure 3.21 shows that most visitors think the developments have made a significant difference to the image of the town as a fifth rated the developments as a 1 or 2 and a further 38% have rated them as a three.
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2.8.4 Previous visits to the harbour area

Two thirds of respondents had never spent any time in Ardrossan outwith the Ferry Terminal.  Only 7% have left the ferry terminal on this visit and 26% on previous visits.

The 33 that had visited Ardrossan did so for a variety of reasons, which were as follows: 

· Using Facilities (14)

Almost half made use of the cafes, shops, bars and restaurants during their time in Ardrossan;

· Visiting friends (7)

A number were in Ardrossan to stay or meet with either friends or family; and

· Holiday, walking, visiting beach (7)

Some were on holiday in Ardrossan whilst others were there to have a walk around or to visit the beach.

2.8.5 Future Visits to the harbour area

Visitors were asked about the impact of the developments on the likelihood of them visiting the Ardrossan Harbour area in the future. 

As a result of the current developments, only a quarter of visitors would be Very likely/ likely to be encouraged to spend time in the harbour whilst more than half would be very unlikely/ unlikely. This is shown in Figure 3.22.

[image: image22.wmf]Figure 3.22: Likleness of Current Developments in Encouraging Visitors to 

Spend Time in Adrossan in the Future 

9%

17%

18%

25%

30%

1%

0%

5%

10%

15%

20%

25%

30%

35%

Very Likely 

Likely 

Neither/ Nor

Unlikely 

Very Unlikley 

Don’t Know 


Some 22 visitors commented that the reason they would not be willing to visit more often as a result of the developments is that they only pass through en route to the ferry.  

There is very limited awareness from visitors that the developments, which have taken place, are part of a broader masterplan.  Figure 3.23 demonstrates that almost two thirds (63%) of visitors would be very likely/ likely to be encouraged to visit the area if further developments such as restaurants and retail were undertaken.  
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There were two main reasons why visitors would be willing to spend more time in Ardrossan if further developments were undertaken:
· there would be more interesting and varied things to do (34)
Visitors commented that an increase in facilities such as shops, restaurants, and nice cafes would make their visit more pleasant and give them a wider of choice of things to do. They would be encouraged to choose Ardrossan as opposed to alternatives such as Glasgow.

· would be more encouraged to use facilities when passing through to the ferry (24)
A significant number of visitors only pass through Ardrossan to catch the Ferry.  However, these visitors would be more likely to spend a few hours when passing through or start their trip early if there were further developments which resulted in a greater choice of facilities.  Those en route would be pleased if there were more restaurants or shops/ retail centres to visit and pass the time or have a nice meal. 


A total of 13 commented on why they would be unlikely to be encouraged to spend more time in Ardrossan even if there were further developments. The main reason was that they are just passing through en route to another destination, which is more attractive to them, others either have no time to visit Ardrossan or have no interest. No suggestions as to what would make them spend more time were made. 

Of those who would be very likely/ likely to spend more time on the harbour if there were further developments, 59% would only do so en route to another destination.  However, encouragingly a fifth would be likely to come for a day trip and 16% would be likely to make the trip a longer stay.  This is shown in Figure 3.24. 
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2.8.6 Suggestions for future developments

The survey results indicated that visitors would like to see improvements in the harbour area in the future in three main areas: 

· Better Facilities (11) 

This includes suggestions such as more shops, more leisure facilities and better eating facilities. 

· Upgraded Appearance (11)

Visitors commented that they would like to see old buildings upgraded, more landscaping, and refurbishment of old shops. 
· Improved Car Parking/ Transport (7)
Some visitors still feel that the car parking has to be further improved, as there are often bottlenecks when cars come off the ferries.  They also feel that rail services should run more often to the harbour.  

2.8.7 Summary 

There is a strong awareness of the various developments that have taken place in the area and visitors image of the area has improved significantly as a result of the developments.  However, a significant number only visit en route to another destination and the current developments would only encourage a limited number to visit in future. 

However, it is likely that a larger number of visitors would be attracted if further developments such as retail and restaurants took place. More facilities such as these constitute most of the suggestions made for future developments.  

Visitors are looking for a wider range of activities and spending opportunities to encourage them to spend time in Ardrossan. 

consultations

2.9 Introduction

Consultations were undertaken with organisations involved in the development of this part of the masterplan and those directly affected by it.  Those directly involved in the implementation of the projects within the masterplan included:

· SE Ayrshire;

· North Ayrshire Council (NAC);

· Clydeport;

· Cameron Land (advisers to Clydeport); and

· Persimmon Homes.

While those not directly involved in the projects that were implemented but have benefited from them include.

· Calmac;

· Clyde Marina; and

· three boat related companies located at the marina.

The results of discussions with these two groups are discussed below.

2.10 project partners

2.10.1 Market Failure

Clydeport had held the land for many years and despite promoting it for some time there was no interest from developers in undertaking any form of development there.  Development at the harbour was being constrained by the perception of the harbour area and indeed the town itself.  There were also doubts about the financial rates of return that could be achieved.  In particular there were three forms of market failure present:

· information deficiencies: potential developers only had limited information on which to base their assessment of the Ardrossan market, as there had been limited residential development in the town in recent years.  That limited information seemed to suggest that the financial returns on any development in Ardrossan would carry considerable risk;
· risk aversion: developers were not convinced that they would be able to derive a financial return from investing in the harbour area, the reason for which was closely linked to the information deficiency noted above; and

· externalities: the environmental improvements that would be required to change the perception of the harbour area would benefit those building the residential units.  However, there was concern that the return that could be achieved from the development would not adequately cover these costs.  Also, they would also provide amenity to other users from which the developer would not derive a financial return i.e. local residents and visitors.
These market failures therefore indicated a need for investment by the public sector in order to encourage private sector investment in the area.  This was therefore the rationale for the involvement of the two public sector partners – SE Ayrshire and NAC.

However, for the project to proceed it required the involvement of a private sector housing development.  Clydeport approached Persimmon who undertook as much research as they could on the potential market in terms of:

· the boating fraternity;

· ferry services (who was passing through the town); and

· holiday homes/weekend market.

They concluded from this and the fact that the public sector were prepared to invest in the public realm that there was a potential market.  However, if the public sector had not been prepared invest in the public realm then they would not have gone ahead with the development as they considered that the look and environment of the area would not have allowed them to achieve a financial return on the properties. However, they were still entering into the development with considerable trepidation as their only other recent involvement in the three towns had been a development in Saltcoats.  At the time that particular development had been progressing very slowly in what they considered a relative volatile market (this site has picked up considerably in the last 18 months but the decision to invest in Ardrossan was made prior to this).  

2.10.2 Importance of Masterplan

The role of the masterplan was considered important by the partners in a number of ways, which included:

· developing a long term vision for the redevelopment of the area that recognised the level and type of investment needed to change the perception of the area and encourage investment;

· establishing a phased approach to the redevelopment;

· determining how the different aspects of the masterplan could help to complement and support each other; and 

· bringing together the partners necessary to undertake the initial phase of development.

2.10.3 Views on the Developments

All of the partners are pleased with the way that the development has progressed and its success to date.  The financial return on the residential development has exceeded everybody’s expectations and as a result has provided a financial return not only to the private sector but also public sector partners.  The return to the public sector was linked directly to the risk-reward approach that was agreed at the outset of the development (discussed in greater detail in Chapter 5).

In terms of the residential development, although they had agreed to undertake the development they still had doubts about the level of return that could be achieved.  Persimmon has been very pleased with the outcome.  It has developed the site and sold the flats in less than 24 months, which is a very good rate of return for them.  The level of demand and sales levels achieved far exceeded their expectations.  Indeed, the first release was put on the market at between £75,000-80,000 but was quickly increased to between £110,000-125,000 averaging out at about £115,000.

The partners considered that the development had acted as a ‘demonstration project’ to other housebuilders of the potential that exists within the area.  The market now has a clearer idea of the level of demand and prices that can be achieved, which are much higher than previously thought.   In particular the development has helped to address the information deficiency market failure that existed.

Indeed, Persimmon has already embarked upon another phase of development within the masterplan site.  They have received planning permission for the development of 61 houses north of the harbour, which started onsite in early October.  In the absence of the flatted development they would never have undertaken this development.  They expect to find out more about the market from this development as it will attract a different type of purchaser than the flatted site.

The partners were also of the view that the housing and public realm developments had helped to support and enhance the marina expansion.  Indeed the company operating the marina - Clyde Marina - concurred with this view as discussed later in this chapter. 

2.10.4 Future Developments

The consensus view among the partners is that the developments to date have been very successful and have exceeded all their expectations.  However, it is recognised that the job is only partially completed and further development of the harbour area is still required. 

Further phases of development

As noted above Persimmon are undertaking a second phase of residential development on the masterplan site.  This has been brought about directly as a result of the achievements of the first phase.  It had been hoped that the initial phase of residential development would encourage the private sector to develop all of the remaining residential areas of the masterplan.

However, the initial development in itself is unlikely to be sufficient to bring about the further, and substantially larger, residential developments envisaged in the masterplan for the former Shell site.  The two main reasons for this are the:

· larger level of contamination on the former Shell site and thus the costs required to remediate this; and

· costs required to undertake sea defence work along this area of the masterplan.

For these reasons, the private sector partners see the need for involvement of the public sector in achieving the future phases of the masterplan.

type of development

Another issue raised about future development was the need to provide supporting facilities.  In particular, Persimmon highlighted the need to provide the pubs/restaurants and supermarket, identified in the masterplan, but also consideration needs to be taken of other amenities such as schools, libraries, leisure facilities etc.  The need for these types of amenities was less of an issue for the flatted development, as the purchasers tended not to have children.  However, they will be more important to the successful development of future phases where several hundred family houses are envisaged. 

Framework for development

In terms of future development the masterplan provides a framework for the development of the harbour area.  However, it is important that any future development in the mastreplan area also takes account of other developments proposed for not only the wider town but also the wider area.  It would make sense that the masterplan is delivered within the context of a wider framework for the area, particularly if SE Ayrshire is to be involved in future phases of its delivery.  

At the present time SE Ayrshire are developing a Coastal Development Framework and it would therefore be appropriate to incorporate the masterplan into that framework to ensure that it is contributing to SE Ayrshire’s objectives for the wider coastal area.

2.11 Other consultations

2.11.1 Calmac

Calmac have benefited directly from the development of the new ferry terminal building, which was undertaken by Clydeport in 2001.  The previous terminal had been in an old shipping company building.  The new building has provided an environment of the standards expected by today’s travellers and therefore more adequately meets their needs and expectations.  The new building also meets the requirements for disabled passengers.  It has therefore enhanced the visitor experience for those travelling to Arran, which is important given that it acts as a gateway to the isle.  The building has also improved the image of the company and its services. 

In itself the development of the new ferry terminal would not be sufficient to change the image and perception of Ardrossan, however, it is constituent part (and an important part given that visitors to the area pass through it on their way to Arran) to achieving the overall vision of the masterplan. 

2.11.2 Clyde Marina  

The marina started operating 8 years ago and has developed over time to its present position of 260 berths.  That includes the additional 42 berths that they have developed this year, which they expect to fill by summer 2006.  This would then take them to the ceiling for the inner basin, which is just under 300 berths.

They started with two full time employees and now have a total of 12.  There are a further 12 employed at businesses located in the harbour which include boat building, engine repairs, painter & fibreglass repairs, valeting and chandlery. 

Development in and around their business is of benefit to them as it improves the overall setting and image of the marina.  Within the marina business setting is an important contributory factor in the success of the business as is the local facilities that are on offer for example, pubs, restaurants, shops and accommodation.  

The development of the masterplan has helped to support the development of their business and they are keen to see it continue in the future.  They have further plans for development of the marina to bring them to what they see as an important critical mass of 350 berths.  At that point it will make their business more sustainable and allow expansion of the existing boat related companies and attraction of new ones into the area.

Linked to further development at the marina Clyde Marina have also put a proposal to Clydeport for the development of a larger chandlery shop with a café/food element.

In progressing towards further expansion of the marina they are keen to see the development of pubs, restaurants and a hotel.  Development of these facilities would not only benefit their business but would also allow development of an additional part of the market that will benefit the local economy.  At present Clyde Marina have been successful in attracting people to moor their boats in the area with about 60-70% of owners from outwith the local area.  However, the lack of local facilities means that they currently receive few overnight/weekend visitors from other marinas in the Clyde area. 

Provision of these types of facilities would encourage visitors from other marinas, by providing opportunities to spend time and money in the town.  Provision of a hotel would also encourage overnight stays and further expenditure in the town. 

Other Boat Related Companies

Three of the five boat related companies located at the marina were consulted to gather their views on the masterplan developments to date.  One was a start-up company while the other two had been operating for over 3 years.

Development of the marina and surrounding area has had an impact on their businesses.  The success of their business is directly linked to the growth and development of the marina.  The expansion of the marina has lead to increases in turnover within their own businesses and helped to support existing employment.  

The recent landscaping work has also had an effect by improving the overall image and perception of the area.  This is important to achieving the overall aim of attracting more visitors into the area.  The more boats that can be the attracted to the area the better it is for their particular business. 

It has also encouraged them to consider the future development of and investment in their own businesses.  This is in the form of additional seasonal staff, upgrade and improvement of the general aesthetics of their premises and possibly new equipment if the demand rises substantially enough.    

The general feeling is that the work completed to date on improving the landscape and scenery of the Marina and surrounding area has been very beneficial. The businesses are confident that the improved image and prestige of the area will help to attract developers and other businesses to the local area. The investment in the flats, sculpture garden and landscaping means that the area is no longer regarded as ‘waste ground’ and has the potential to add value to the sea front area.

Although the businesses were aware that the recent developments to the Marina and surrounding area were part of a larger ‘masterplan’, they did not know any specific details on what future developments are being proposed.  The developments they would like to see in the area are retail, especially a supermarket, and leisure facilities.  In addition to this restaurants/cafes and licensed premises would help to increase the time tourists spent in the area and encourage boat users to spend the night. 

2.12 overview

Both partner organisations and those located directly in the masterplan area agree that the developments to date have been a success.  They have improved the image and perception of the area and business performance in the case of the latter group.  The partners have been pleasantly surprised by the extent to which the outcomes from the developments have exceeded their expectations, particularly financially.  The developments have already encouraged further investment and plans for investment in the future.  Issues were raised about the barriers to delivery of future phases of the masterplan, particularly the larger residential developments within the former Shell site.  

However, the development has certainly raised investor confidence in the area and a willingness by the various partners to identify a way to achieve the longer-term vision of the masterplan. 

3. Economic impactS 

3.1 Introduction

This chapter considers the economic impacts that the developments have generated, these include:

· construction employment;

· employment growth at the marina;

· attraction of population and employment supported by their expenditure; 

· catalytic effects; 

· financial return to the public sector; and

· overall economic impact.

3.2 construction employment

The developments have involved a substantial amount of construction activity and therefore spend.  This construction activity will have supported construction employment within the local economy.  The level of construction expenditure taking account of the development of the flats, Sculpture Park and wider landscaping is estimated at £7.42 million.  

Assuming that each £800,000
 of construction expenditure supports one FTE construction job this equates to 9.3 FTEs.  If we assume that two thirds of that construction employment accrued to local people, the direct construction employment supported in Ayrshire by the developments is estimated to be 6.2 FTEs.  If we then apply a local construction multiplier of 1.22 this gives to total construction employment of 7.5 FTEs in Ayrshire.

3.3 Employment at marina

The marina began operating 8 years ago and has been steadily expanding over time.  The level of employment has increased from 2 full time employees to a total of 12 full time employees.  In addition five boat related companies have also started operating on the marina site and they employ a further 12 full time people.

Development of the area surrounding the marina is a contributory factor to the growth and success of the marina.  Setting and image are important to marinas and their ability to attract boat owners to a particular location.  In practical terms it is difficult to separate the employment impact of the direct expansion in the marina facilities from that of the wider development of the area, in terms of the public realm and residential development.  However, it is important to recognise the contributory factor of the latter to the growth in employment at the marina and associated businesses in Ardrossan.

3.4 Attracting population

The survey results in Chapter 3 showed the developments have attracted a number of people into the Three Towns and Ayrshire.  

Of the 115 properties, 80% are either owned or rented equating to 92 flats.  The number of people occupying these flats has been estimated as 155.  As identified above a proportion of these people already resided in Ayrshire prior to moving to the flats.  However, of the remaining proportion not all will be here solely due to the harbour development i.e. they may have been considering other locations in Ayrshire anyway.  We are therefore interested in where they would most likely have moved to if the Ardrossan development had not taken place.  

Analysis of the survey results suggests that 22% or 34 people would have moved to a location outwith Ayrshire if the development had not taken place.  Therefore, it would seem reasonable to assume that the expenditure of these households would not have occurred within the area if the development had not taken place.  Applying average household expenditure figures taken from the 2003-04 Expenditure and Food Survey provides an estimated annual spend of approximately £400,000.  This can be converted into FTEs supported by applying an average turnover per employee for the retail sector, which at £68,000
 gives a total of 5.9 FTEs.  If we then apply a combined supplier and income multiplier of 1.16
 this gives a total of 6.9 FTEs supported in Ayrshire.   

3.5 Catalytic effects

One of the key aims of the project was to change the perception of Ardrossan in terms of the town as a place to:

· visit, live and work in; and

· invest in.

In addition to attracting people into Ardrossan who would not otherwise have considered it as a place in which to live, the development has also improved the overall perception and image of the town.  The survey results in Chapter 3 show that the positive perception of the town has increased significantly amongst both residents and visitors to the area.  

It has also created greater interest in visiting the town and this interest would be more widespread if further facilities and spending opportunities such as retail, bars/restaurants and leisure facilities are developed.

In terms of investment in the town, the project itself brought about investment in a brownfield site that had been derelict for a long time.  Beyond the direct impacts generated by this development (which are captured elsewhere within this chapter) this development has resulted in an increase in investor confidence.  Prior to the development it had not been possible to attract any interest in developing the site.  

However the success of the first phase residential development has dramatically changed Persimmon’s view of the local housing market.  As a direct result of this they have now moved onto a second phase of development in the harbour area comprising 61 houses.  They are also keen to be involved in further residential development in the town (although there are some constraints with the larger opportunities at the former Shell site that would need to be addressed first as discussed previously in Chapter 4).  

Indeed the pace and level of sales achieved by the residential development has acted as a ‘demonstration project’ for other potential developers highlighting the opportunities that exist within the town and surrounding area. 

The investment has also helped to support the growth of the marina by improving its setting and the overall image of the area.  Development in the area has also encouraged boat related companies located at the marina to consider their own investment and growth plans for the future.

3.6 Financial return to the public sector

One of the original conditions of the support provided by SE Ayrshire was that if the sales values achieved by the flats exceed the original estimates then any residual profits would be split:

· 50% to the housing developer, in this case Persimmon Homes;

· 25% to Clydeport; and

· 25% to SE Ayrshire (with 15% of this being due to NAC).

Due to the actual sale prices achieved being considerably higher than originally forecast, the residual profits have been substantial.  Therefore SE Ayrshire is due a return on the support provided as set out in Table 5.1 below (we understand that overage due to SE Ayrshire is an estimate at this stage and the final amount due is still to be confirmed with Persimmon).  

	Table 5.1: Financial expenditure and return1

	
	2002-03
	2003-04
	2004-05
	2005-06
	Total

	Nominal prices

	SEA Spend
	521,870
	423,457
	0
	0
	945,327

	SEA Overage
	0
	0
	0
	1,137,066
	1,137,066

	Difference
	-521,870
	-423,457
	0
	1,137,066
	191,739

	2005 prices

	SEA Spend
	565,947
	446,892
	0
	0
	1,012,839

	SEA Overage
	0
	0
	0
	1,137,066
	1,137,066

	Difference
	-565,947
	-446,892
	0
	1,137,066
	124,227


1 Estimates supplied by SE Ayrshire

Table 5.1 shows that based on the estimate provided SE Ayrshire are actually due to receive back more money than they originally invested even allowing for inflation.  

At the outset of the project SE Ayrshire had been aiming to achieve a net cost per job of £10,000.  If the money returned to SE Ayrshire is as estimated then the cost per job would be zero (in fact it would be negative).  

3.7 gross value added

The developments have also generated additional annual gross value added in the local economy of £0.35 million.

	TABLE 5.2: ECONOMIC IMPACT

	Development
	Employment
	GVA

	Construction
	7.5
	£235,000

	Residential
	6.9
	£119,830

	Total
	14.4
	£354,830


3.8 Overview

The project has generated net new additional employment in Ayrshire of 14.4 FTEs through construction activity and the expenditures of those attracted into the area that would not have been there otherwise.   It has generated additional annual gross value added of £0.35 million in the Ayrshire economy.  It has also been a contributory factor in the growth of the marina and associated businesses that currently employ a total of 24 FTEs.  

The project has brought about considerable change in the perception and image of the town, and increased investor interest and confidence in the area.  Indeed further investment is already underway in the form of a second residential phase of 61 houses.

However, the most striking feature of the project is the financial return to SE Ayrshire, which has actually exceeded their initial investment.  They have therefore achieved the market adjustments and economic impacts whilst receiving back their original investment.

Conclusions and recommendations

3.9 Introduction

This chapter provides the conclusions for the report grouped around the objectives of the study and then provides a brief set of recommendations for the future.

3.10 Conclusions

3.10.1 Change in External Perceptions

There has been a significant improvement in visitors’ perception of the area.  Visitors rated the harbour area on average as 2.2 out of 10 prior to the developments rising to 6.8 after they had taken place.  Prior to the developments 77% strongly agreed that the harbour area was creating a negative perception of the overall town of Ardrossan.  Where as on a scale of 1-5 (1 marginal – 5 very significant) 71% rated the developments as generating an improvement on the overall image of Ardrossan at 3 or above.

The developments have also encouraged visitors to consider spending time in Ardrossan and the proportion likely to visit would increase even further if additional developments take place, particularly spending opportunities such as retail and bars/restaurants.

3.10.2 Change in Perceptions of Residents of Three Towns

Perceptions of the harbour area among residents of the three towns has also improved significantly as a result of the developments (up from an average of 2.7 out of ten to 6.8).  This improved perception also extends to the rest of the town having helped to address the negative image previously portrayed by the area.  

Residents believe that the development will encourage further investment from those within and outwith the town and that it has already led to increased pride in the town.  However the survey results also suggest that there is a balancing act between meeting the needs of local residents, particularly housing needs, and those being attracted to the area.

A proportion of residents of the three towns are already using the harbour area as a result of the developments but this proportion would be likely to increase significantly if there was development of retail, leisure and other amenities.

3.10.3 Profile of Residents to Harbour Development

The coastal location and marina setting were the most common reasons for purchasing a property in the development.  The next most common reason was value for money, particularly compared with other marina developments.  This is particularly interesting given that the sale prices achieved far exceeded that originally anticipated.  This together with the fact that the development sold out so quickly seems to suggest that there is a market for further residential development.  

Indeed Persimmon has already embarked on a second phase.  The fact that further residential development would be directly on the coast ties in with the most common reason for people purchasing property in the first phase.

Some 75% of people would not have considered living in Ardrossan if the development had not taken place, while two thirds would most likely have ended up living outwith the Three Towns.

The development has attracted a higher proportion of employed people (62%) than the Ayrshire average (55%) and a lower proportion of retired people (22%) than the Ayrshire average (25%).  Almost half (44%) of the people in employment commute to areas outwith Ayrshire, so it is not only those working locally have been attracted to the development.

There is a need to develop larger properties in the future phases of the masterplan if families are to be attracted to the area.  The provision of other facilities including not only those already identified in the masterplan such as a supermarket and bars/restaurants but other forms of retail, leisure and educational is likely to have a greater bearing on the success of residential developments targeted at the family market.

3.10.4 Impact on Marina Business and Ferry Terminal

As discussed above the developments have helped to support the growth in employment at the marina and associated businesses.  In practical terms it is difficult to separate the employment impact of the direct expansion in the marina facilities from that of the wider development of the area, in terms of the public realm and residential.  However, it is important to recognise the contributory factor of the latter to the growth in employment at the marina and associated businesses in Ardrossan.

The developments are also supportive to the earlier development of the new ferry terminal building.  In itself the development of the new ferry terminal would not be sufficient to change the image and perception of Ardrossan, however, it is constituent part (and an important part given that visitors to area pass through it on their way to Arran) to achieving the overall vision of the masterplan. 

Also the development of the wider harbour area has improved the overall image of the ferry company and their facilities by creating a better impression for travellers passing through on their way to/from Arran.

3.10.5 Change in Employment and the Business Base

Attraction of residents to the area, particularly those from outwith the three towns and Ayrshire, has led to an increase in the level of expenditure in the area through increased disposable income in the area.  This expenditure from these new additional households is estimated to support employment in the local area of 6.9 FTEs net additional jobs.

As discussed above the developments have also helped to support the expansion of the marina and associated businesses by improving the overall setting and image of the local area.  

These businesses have grown through a combination of expansion of the marina and improvements to the local area and now employ a total of 24 FTEs.

The developments also created construction employment equating to 7.5 FTEs in Ayrshire.

3.10.6 Additional Developments Attracted

Prior to the development of the masterplan and partnership approach, the site had failed to attract any interest from developers.  The success of the development has already encouraged Persimmon to undertake a second phase of residential development comprising 61 houses.  They are also keen to be involved in further residential phases assuming that a solution to the abnormal costs associated with the former Shell site can be addressed.

They are also aware that just as the initial development has encouraged them to invest further in the area it has also acted as a ‘demonstration project’ to other developers about the opportunities that exist.

Investment in the masterplan area is also helping to support the expansion of the marina and they already have plans to expand further in the future.  In light of this the other boat related businesses in the marina are also considering their future growth plans.

3.10.7 Impacts and Effectiveness of the Developments

All of the partners consider that the development has been a success, particularly the financial return on their investment.  The developments have generated a number of economic impacts including:

· 7.5 FTE construction jobs;

· 6.9 FTEs jobs supported through expenditure of net additional residents;

· additional annual GVA of £0.35 million in Ayrshire;

· contributing to the growth in employment at the marina and associated businesses; 

· improved perception and image of the area amongst residents and visitors;

· development of a second phase of residential development; and

· increased investor interest and confidence in the area.

The most striking aspect of the developments is that they have generated a return to SE Ayrshire, which exceeds their initial investment.

The developments have led to a readjustment in the market by addressing part of the market failures that existed.  However, it may be that some market failures still exist although to a lesser extent than previously.  These relate to the risk aversion and externalities associated with developing the former Shell site area of the masterplan.  

The contamination costs, coastal defence work, and environmental/ landscaping works required may still deter the private sector from preceding with development of this area on their own.

3.11 Recommendations

SE Ayrshire has not only achieved a number of economic benefits for the area but through the risk-reward deal secured at the outset, a financial return which exceeds their initial investment.  Therefore there is an opportunity to reinvest this money in future phases of the masterplan in order to address the remaining market failures.

Recommendation 1: Meet with the other masterplan partners to review how future phases of the masterplan can be taken forward and to what extent the public sector partners would need to invest in order to bring these about.

There is a need to progress a wider mix of developments in the future phases particularly retail, bars/restaurants and leisure.  This would support the development of more family orientated residential development and also help to encourage greater use of the area by residents and visitors.  There is also a need to consider other areas of provision that may be affected by substantial residential development in future phases notably educational.

Recommendation 2: As part of the meeting with partners there is need to establish the level of interest in and progress with the other forms of development proposed in the masterplan.  There is also a need to determine whether other forms of development will be required either within the masterplan or elsewhere within the town.

Although the masterplan sets out a clear vision for the development of the harbour area, there is a need to take account of proposed developments within the wider area.

Recommendation 3:  The masterplan should be set within the context of the wider Coastal Development Framework currently being developed by SE Ayrshire.  This will ensure that any future support for the masterplan is appraised within the context of competing priorities elsewhere.

Recommendation 4: Finally, we would highly commend this project as an excellent example of public sector intervention to successfully address market failure. SE Ayrshire should aim to extend the use of the risk-reward arrangement used to such good effect in this particular project.  This should extend to not only future phases of this project, if appropriate, but also, where possible, other similar projects. In particular, the project demonstrates the benefits of housing led regeneration as a catalyst to generating new economic growth. 
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