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1 Introduction 

1.1 Study Aims and Outline 

This report was commissioned by the Homes and Communities Agency (HCA) in 
relation to the potential construction of a permanent outer breakwater in East 
Cowes. This report adopts a ‘5 Case Model’ style business case which is in line 
with Treasury’s ‘Green Book’

1
 principles. The 5 cases are the strategic case, 

economic case, commercial case, financial case and management case. The table 
below briefly sets out the core aspects of each case. 

Table 1.1: Summary of 5 Case Model Approach 

Case Description 

Strategic Case Sets out the case for change and the strategic fit of the 
proposal.  

Economic Case Considers the economic costs and benefits of the proposal to 
society as a whole. 

Commercial Case  Sets out the commercial feasibility of the proposal. 

Financial Case Assesses the financial case for the proposal from the point 
of view of the HCA. 

Management Case Considers the deliverability of the proposal and monitoring 
measures being taken to ensure a successful outcome. 

The business cases will underpin advice to the HCA as whether it would be 
advantageous to pursue the East Cowes Breakwater. 

 

                                                 
1
 HM Treasury, ‘The Green Book: Appraisal and Evaluation in Central Government’ (2003) 
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1.2 Cowes Harbour 

Cowes is a popular and 
well established harbour. 
The Harbour now has a 
berthing capacity of over 
1,000 as well as a ferry 
terminal.  

However, the harbour is 
not a sheltered harbour and 
strong winds from the 
northerly quadrant can lead 
to rougher conditions in 
the harbour which is 
undesirable for both sailing 
and mooring boats. The 
result of this is a shorter 
length season for sailing in 
and around Cowes 
compared to the rest of the 
Solent area and safer 
havens elsewhere, and an 
increased risk of damage to 
boats stored in Cowes, 
particularly those moored 
throughout the off-season. 
During 2012 five yachts 
were sunk in the harbour 
as a result of these poor 
harbour conditions.  Further to this, Cowes experiences occasional tidal flooding 
the extent of which can reach the High Street. This is a particular problem with 
the spring tides. 

Nevertheless, Cowes remains one of the world’s premier destinations for 
yachting. Cowes is unique as an event hosting harbour as it has a marina (Cowes 
Yacht Haven) that is specifically aimed at and constituted to provide visitor and 
eventing mooring and event facilities. Cowes Week and the Round the Island 
Race remain the most well-known events on the Cowes Sailing calendar though 
the season typically has events running from May through to September.  The 
marine, boating and eventing business is essential to the local and Island economy 
and employment. The protection and development of this core local business 
sector in an increasingly competitive market is therefore considered essential by 
the Cowes Harbour Commission (CHC). Providing a true sheltered harbour 
environment is considered by the CHC as key to the future and sustainable 
prosperity of the harbour, local and Island economy. 

1.3 The Cowes Outer Breakwater Project 

The subject of this business case is the construction of a 400m long permanent 
outer breakwater as well as outer harbour dredging. The CHC has a longstanding 
aspiration to bring forward a fixed outer breakwater and feels that the breakwater 
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is important to the local economy and to the safety and future prosperity of Cowes 
Harbour.   

This scheme would protect the harbour and berthings for boats from the effects of 
rough weather as well as reducing the incidence of tidal flooding. The scheme 
would also involve dredging of a new eastern channel to improve navigational 
safety and facilitate potential increase in mooring capacity. The image below 
provides an illustration of the approximate scale and location of the breakwater: 

Source: Cowes Harbour Commission 

The breakwater initially formed part of a larger project to also develop a new 300-
berth marina as part of a wider East Cowes regeneration programme.   

In summary, the breakwater is expected to:  

 protect vessels moored within the harbour; 

 extend the sailing season; 

 reduce risk of damage to waterside businesses and premises; 

 bring about opportunities to establish new businesses on harbour-side sites 
which were previously too exposed, bringing new investment and employment 
opportunities to Cowes and the Isle of Wight; 

 reduce the risk of ferry connections being affected by adverse berthing 
conditions (and the knock on adverse effect on Island trade, tourism and 
reputation); 

 provide sufficient stability to allow the CHC to promote itself as a destination 
for small visiting cruise ships; and 

 enable a marina development capable of accommodating larger yachts and 
potentially attracting new sailing events to the Island.   
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1.4 Report Structure 

The remainder of the report is structured as follows:- 

 Section 2 – Strategic Case; 

 Section 3 – Economic Case; 

 Section 4 – Commercial, Financial and Managerial Case; and 

 Section 5 – Conclusions.
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2 Strategic Case 

2.1 Introduction 

The strategic case sets out the overall rationale for the breakwater and broader 
strategic fit of the scheme.  

2.2 Context 

The marine sector is important for the Isle of Wight and sailing is a key part of the 
island’s tourism offer. A 2009 study considering the scale and significance of 
sailing to the local economy

2
 found that a total of 470,000 yachtsmen visit the 

South Hampshire and the Isle of Wight each year. The study estimates that the 
spend arising from the yachtsmen totals £20.4m. This excludes wider (non-
participant, catalytic or attracted) tourism expenditure related to sailing events.  

A 2000 survey by the Southern Tourist Board
3
 found that a total of 515,485 

visitors came to Cowes as a result of the attraction of yachting. In addition to this, 
in excess of 300,000 yachtsmen visited Cowes. It was estimated that visitor spend 
per annum totalled £25.9m in Cowes with £8.1m additional spend elsewhere on 
the Isle of Wight with yachtsmen adding £18.7m spending in Cowes and £5.5m 
elsewhere on the island.  Combined, this implies a total sailing related visitor 
spend of £44.6m in Cowes and £13.6m elsewhere on the island. 

It is likely that these sailing participant and visitor spend figures have increased in 
real terms since 2000. For example, the organiser of Cowes Week estimated that 
visitor number during Cowes Week have increased from around 40,000 in 2000 to 
100,000 in 2012

4
. Applying this growth rate to expenditure implies that sailing 

related visitor spend could now be of the magnitude of £65m in Cowes with £20m 
additional spend elsewhere on the island.  

Cowes Week is by no means the only sailing event in the Cowes calendar. 
According to the Royal Yacht Association there are 10 sailing clubs in Cowes, 
each of which has their own programme of events. In addition to these club level 
events, Cowes attracts a number of high profile events.  For example, in 2013 
Cowes will be the start point for the Cowes to Monte Carlo Powerboat Grand 
Prix. It is the extensive and historic yacht club facilities in Cowes, their 
programme of sailing events and the immediate proximity to the sailing waters of 
the Solent which underpins Cowes’ international reputation as a sailing venue.   

Whilst the Isle of Wight has a number of ports, Cowes is the most sizeable and the 
only one with an international reputation for sailing and yachting. The below 
table, taken for the 2009 Significance of Sailing study, shows that Cowes 
(including Cowes Harbour Commission, East Cowes Marina and Cowes Yacht 
Haven) has a berthing capacity of around 1,070 with a further 180 along the 
Medina River and together account for more than 50% of the island’s berthing 
capacity. 

                                                 
2
 Tourism South East and MRS on behalf of PUSH Quality Places Delivery Panel (2009) The 

Significance of Sailing to South Hampshire and the Isle of Wight’s Visitor Economy: Research 

Review  
3
 Southern Tourist Board (2000) Cowes Yachting: Volume and Value Survey 2000,  

4
 Interview with Stuart Quarrie, Cowes Week Ltd, 14 November 2012. 
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Table 2.1 – Berthing capacity in Isle of Wight 

Harbour or Marina Location Total berthing capacity 

Cowes Harbour 
Commission 

Cowes 500 

East Cowes Marina (Dean 
& Reddyhoff) 

Cowes 300 

Cowes Yacht Haven Cowes 270 

Island Harbour Medina River 100 

Newport Harbour Medina River 40 

Folly Inn Medina River 20 

Yarmouth Harbour Elsewhere on IoW 470 

Bembridge Harbour Elsewhere on IoW 255 

Ryde Harbour Elsewhere on IoW 80 

Fishbourne Quay Elsewhere on IoW n/k 

Total  2,035 

Source – The Significance of Sailing to South Hampshire and the Isle of Wight’s Visitor 

Economy: Research Review (2009) 

The broader importance of tourism to the 
island is underlined in the 2005 Isle of Wight 
Tourism Development Plan

5
 which values the 

tourism sector at over half a billion pounds 
(£535m), in the context of Island-wide GVA 
of £3.8bn in 2010

6
.  This is broken down as 

being £360m from direct tourist expenditure, 
£25m from visiting yachts and £150m from 
multiplier effects on suppliers and income-
induced spending.  

The Tourism Development Plan also notes 
that the tourism sector supports over 20% of 
the jobs on the island.  However, such tourism 
employment is often seasonal work with a 
disproportionate amount of part time 
positions.  One of the major potential benefits 
of the breakwater scheme is an extension of 
the peak season into the shoulder peaks, 
having the effect of helping to smooth and 
prolong the underlying seasonal variation in 
tourism employment and income for the 

                                                 
5
 Tourism Development Plan: The 2020 Vision for Tourism, Working Smarter Towards a 

Sustainable Future, Isle of Wight Council (2005) 
6
 ‘The Island’s Economy: Isle of Wight Facts & Figures 2011/12’, Isle of Wight Council Business 

Effectiveness Unit, March 2012 

Figure 2.1: Businesses around 
the harbour are often closed 
for protracted periods during 
the off-season 
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Island.  

The importance of sailing to the Isle of Wight is recognised in the Isle of Wight 
Economic Strategy 2008-2020

7
 which states: ‘the Isle of Wight is one of the world 

centres for yachting. Yachting is not only a significant contributor to the local 
economy but also provides a platform for the island to promote itself and some of 
its key sectors (e.g. tourism, composites, marine technology).’ 

2.3 Assessment 

2.3.1 Reputational damage 

As established above, Cowes harbour helps to create a desirable and popular 
destination for yachtsmen and tourists alike. However, Cowes is not a naturally 
sheltered harbour. The harbour is open to the north and is exposed to waves which 
build up as they cross the Solent. This can lead to poor harbour conditions during 
unsettled weather, which in turn can result in damage to boats moored in the 
harbour. There have been a number of such weather events over recent years 
during high season which have resulted in damage to vessels, which the 
breakwater would have otherwise prevented.  Moreover, there can be tidal 
flooding which tends to occur when there are strong North-North Easterly winds, 
waves and high tide. 

According to the Isle of Wight Shoreline Management Plan:
8
 “the patchwork but 

continuous defence is inadequate to prevent tidal flooding, which already affects 
the town centre of Cowes and [under a no active intervention scenario] over time 
sections of the frontage would give way.” 

The absence of a sheltered safe haven is thought by some stakeholders to be a 
significant shortcoming for Cowes in both physical and economic terms, resulting 
in facilities and infrastructure which fall short of international standards and 
putting Cowes at risk from competing centres. The likelihood of bad weather 
conditions arising during Cowes Week is comparatively low due to the timing of 
the event itself and the usual prevailing weather conditions.  However, 
stakeholders feel that the event is still vulnerable to adverse weather conditions as 
a result of strong northerly winds.  Given the overall number of other sailing 
events at Cowes it is very plausible that an event is at some time marred by these 
poor conditions in a way which could be prevented by the breakwater. This would 
be likely to have an adverse impact on the reputation of the harbour especially if 
the weather event occurs during one of the high profile events such as Cowes 
Week. Whilst Cowes enjoys an international reputation for sailing, should poor 
harbour conditions result in damage to boats at an event (or other cancellations or 
challenges to completing events) then Cowes may lose future events to other 
venues in the area which are able to offer a sheltered harbour. Yachting is a highly 
competitive market globally, and recent investments into other south coast 
facilities, particularly Osprey Quay, have resulted in the need for Cowes to be 
seen to be keeping up with the world’s top quality provision.  

 

                                                 
7
 Isle of Wight Economic Strategy 2008-2020, Isle of Wight Council (2008) 

8
 Isle of Wight Shoreline Management Plan 2: Main Report, Isle of Wight Council & Royal 

Haskoning (2010) 
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2.3.2 Strategic fit 

Any damage to the reputation of Cowes harbour could also have a negative 
impact on achieving the strategic aims of the Isle of Wight. The Isle of Wight 
Economic Strategy 2008-2020

9
 states the aim of using the international reputation 

of Cowes to promote the Isle of Wight as a ‘technology hub in composite 
materials.’ The composite materials are used for marine technology as well as 
renewable energy and aerospace. This sector can be seen as a successful spill over 
from the yachting industry and thus the reputation of Cowes harbour may play a 
role in the continued expansion of this sector.  The marine element of this sector is 
believed to be important in providing the overall ‘critical mass’ to make 
investment and business activity viable. 

The marine industry is identified as a strategic sector by the Solent Local 
Enterprise Partnership (LEP) and other relevant identified priorities include 
investment in infrastructure to reduce flood risk, and support for SMEs. The LEP 
is also focused on improving the visitor economy in which the delivery of the 
breakwater will play an important role for Cowes.  

The HCA Corporate Plan 2012-15
10

 states the importance to the Agency of 
working with local partners on their identified priorities. The Local Investment 
Plan for the Isle of Wight 2010 identifies the importance of improving the visitor 
economy and prioritising infrastructure investment to include consideration of key 
land assets.  Cowes and East Cowes are identified as priority areas for 
regeneration.   Thus, the strategic fit of the outer breakwater is an important 
element in helping the HCA to realise its aims. 

2.3.3 Seasonality 

The lack of a sheltered harbour impedes Cowes ability to act as a year round 
sailing facility. As evidenced in Table 2.2 (below), sailing is a relatively seasonal 
pastime. Figure 2.2 shows a much sharper peak in event days at Cowes than in the 
wider Solent area.  Cowes has no events outside of the April to October season, 
and a smaller proportion of its events in May and October than the rest of the 
Solent.    

The construction of an outer breakwater will have two significant impacts for 
Cowes harbour. First, it will prolong the sailing season. This will allow for sailing 
events to be held earlier in the year and to extend further into early autumn. 
Second, becoming a sheltered harbour will increase the desirability (marketability 
and yield) of the harbour for year round mooring. As detailed, the current harbour 
can be subject to rough conditions and there is the risk that boats can become 
damaged, a risk which increases in the shoulder peak and off peak months. 

  

                                                 
9
 Tourism Development Plan: The 2020 Vision for Tourism, Working Smarter Towards a 

Sustainable Future, Isle of Wight Council (2005) 
10

 Homes and Communities Corporate Plan 2012-15, Homes and Communities Agency (2012) 
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Table 2.2 – Seasonality of Cowes and Solent area yacht racing events 2009, 

2012  

Month Solent total 2009 [a] Cowes 2012[b] 

Total 
event 
days 

% Total 
event 
days 

% 

January/February 8 1% 0 0% 

March 15 3% 0 0% 

April (includes Easter) 44 8% 10 9% 

May 109 19% 16 14% 

June 92 16% 20 17% 

July 100 17% 27 23% 

August 62 11% 22 19% 

September 74 13% 15 13% 

October 56 10% 5 4% 

November/December 20 3% 0 0% 

TOTAL 580 100% 115 100% 

[a] Source – The Significance of Sailing to South Hampshire and the Isle of Wight’s 

Visitor Economy: Research Review (2009) Table 33. Data slightly edited to correct 

assumed arithmetic error – total event days were given as 577.   

[b] Source – Cowes Port Handbook 2012 

Figure 2.2: Seasonality of event days at Cowes compared with wider Solent area (% 

of total annual event days occurring in each month) 

Sources: ibid 
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The Isle of Wight Tourism Development Plan
11

 states the importance of reducing 
seasonality of tourism benefits. Through extending the yachting season, the outer 
breakwater will contribute to reducing the seasonality of tourism in Cowes, 
increasing tourism benefits in total as well as spreading them over a longer period.    

Cowes Business Association
12

 feels ‘over the past few years trade, although up 
for some, has not been at its best when compared with previous years.’ They 
acknowledge the importance of the economic climate in this but go on to say that 
‘...some sailors/competitors are choosing to ‘sail’ back home rather than stay in 
Cowes where berths and their facilities are limited and/or berthing fees too 
expensive.’

13
 Ensuring that the Island’s facilities are safe and comfortable within 

the harbour year-round will be an important precondition for capturing that 
market (of those who visit Cowes but choose to not berth there) and in ensuring 
that the Harbour is seen to offer good value for money.  

2.3.4 Flood protection 

Whilst it is difficult to fully quantify the food risk benefits of a breakwater 
without formal flood modelling, it is expected that the development of a 
breakwater would reduce the severity of flood events which impact Cowes Old 
Town and areas along the Medina River, and it is possible that it could reduce 
flood incidence as well. This would have a positive impact in terms of a reduction 
in flood damages and lost days trading for businesses. In the longer term this 
could also translate into reduced insurance premiums for businesses. 

2.3.5 Marina development 

One of the major benefits of the breakwater delivery is that it is vital enabling 
infrastructure for the subsequent development of a new 300-berth marina in East 
Cowes.  This is itself seen as an important catalyst for the wider regeneration of 
East Cowes Town Centre, which suffers comparatively higher levels of 
deprivation and lower levels of employment and investment than Cowes. 
According to Government indices of deprivation from 2010, there are two lower 
super output areas

14
 in East Cowes which were amongst the 20% most deprived 

areas in England
15

.   

The marina development was identified in the Cowes Waterfront Strategic 
Development Framework in 2003 alongside the development and strengthening of 
waterfront facilities generally as well as the town centre to encourage job growth 
and inward investment in East Cowes. Work carried out for Cowes Harbour 
Commission identified that this could create some 30 to 50 direct and indirect new 
jobs

16
. The marina is expected to:  

                                                 
11

 Tourism Development Plan: The 2020 Vision for Tourism, Working Smarter Towards a 

Sustainable Future, Isle of Wight Council (2005) 
12

 Cowes Business Association have 104 members comprising businesses from a range of 

businesses including clothing, marine, restaurants, cafes, gift shops, barbers etc. 
13

 Source: email from Samantha Jenner, Cowes Business Association, 21 November 2012 
14

 A geographical area defined by the Office of National Statistics which contains a population of 

between 1,000 and 3,000 people 
15

 Isle of Wight Facts and Figures 2011/12, Isle of Wight Council 
16

 Cowes Harbour Commission, ‘Outer Harbour Plan, enabling breakwater delivery’, October 

2012 
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 improve perceptions of Cowes and East Cowes as two of the main gateways to 
the Isle of Wight and world class visitor destinations; 

 strengthen the Isle of Wight's position as a centre of excellence for composite 
and specialist marine sectors; 

 ensure key waterfront sites are made available for those uses which genuinely 
require a waterfront location; 

 increase the Medina Valley’s contribution to the wider tourism economy of 
the island and ensuring that the whole Isle of Wight benefits from its large 
number of visitors; 

 support and strengthen existing communities and town centres in the Medina 
Valley; 

 increase the marketability of East Cowes to the private sector including 
increased attractiveness for potential inward investment; and 

 facilitate the further development of East Cowes through direct and indirect 
job creation (estimated at approximately 64 jobs and 19 businesses). 

2.4 Conclusions 

The importance of sailing to the Isle of Wight economy is clear. Moreover, it is 
clear that Cowes is the key centre for sailing on the Isle of Wight. The Harbour is 
a key piece of infrastructure that brings practical and tangible economic benefits. 
In the context of some limiting physical characteristic and increased competition 
elsewhere there is a strategic need to ensure that Cowes Harbour is equipped to 
maintain current usage levels and indeed potentially expand in the future. This fits 
with the economic aspiration of the area, in particular, as stated in the Isle of 
Wight Economic Strategy 2008-2012, of using yachting as platform to promote 
other sectors such as composite marine design.  The impacts of the outer 
breakwater, in terms of extending the yachting season and reducing seasonality of 
tourism, will be positive and will help the Isle of Wight realise its economic 
potential. 
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3 Economic Case 

3.1 Introduction 

 The potential economic benefits of the breakwater are made up of two major 
components:  

 the potential to extend the season at either end, with knock on effects on those 
businesses in Cowes which are supported by the sailing and yachting markets. 
These businesses are diverse, including marinas, boat repair facilities, dry 
docks, gift shops, specialist sailing clothing retailers, restaurants, pubs and 
hotels; and 

 the potential for Cowes to actively pursue an expansion in the luxury cruise 
market as a regular port of call and specifically the expenditure resulting from 
alighting passengers and crew.  

Beyond these, there are additional expected benefits which have not been 
quantified including: 

 protecting vessels moored within the harbour; 

 reducing risk of damage to waterside businesses and premises; 

 facilitating opportunities to establish new businesses on harbour-side sites 
which were previously too exposed, bringing new investment and employment 
opportunities to Cowes and the Isle of Wight; and 

 reducing the risk of ferry connections being affected by adverse berthing 
conditions (and the knock on adverse effect on Island trade, tourism and 
reputation).   

Insufficient data is available to include these in the economic case but it is likely 
that this would provide additional positive impacts, reputational and otherwise, on 
top of the impacts quantified here.  

In addition to this it should not be forgotten that, whilst it has positive impacts in 
its own right, a major purpose of the breakwater is to enable development of a 
300-berth marina in East Cowes which will itself provide direct and indirect 
employment in Cowes. For the purposes of this assessment, the breakwater has 
been assessed in isolation and the likely cumulative positive employment impacts 
of the marina have not been included.  

For the purposes of this appraisal, the Immediate Impact Area (IIA) is defined as 
East Cowes & Cowes, whilst the Wider Impact Area is defined as the whole Isle 
of Wight.  
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3.2 Context 

3.2.1 Safeguarding 

The value of yachting and sailing to Cowes was estimated at just over £33 million 
in current prices by a survey carried out in 2000

17
.  This expenditure is estimated 

to support some 834 jobs across the island, some of which will be seasonal or part 
time.  The Outer Harbour Breakwater scheme will be an important element in 
improving the quality of the Cowes Harbour offer in the face of increasing 
competition from other yachting and sailing centres.   

3.2.2 Seasonality 

For the purposes of this assessment, seasonality has been based on available data 
for the sailing event schedule in Cowes

18
.  This shows that the Cowes sailing 

season is at its peak between May and August (Cowes Week), unlike the general 
UK tourist market which peaks in later summer.   

Figure 3.1:  Seasonality of Cowes events vs average UK tourism market 

 
Source: Cowes Port Handbook 2012/VisitBritain 

3.2.3 The cruise market 

A 2010 note by Visit Britain
19

 cites a clear trend for increasing demand in cruises. 
Figure 3.2 (below) shows a substantial rise in UK cruises since around 1998. 
Whilst this level of growth is unlikely to be sustainable in the long term, the 
Passenger Shipping Association found that the number of UK residents taking a 
cruise in 2009 reached 1.55 million, a 5% increase from 2008. This shows the 

                                                 
17

 £25.9m in 2000 prices, inflated to current prices using HM Treasury published GDP deflator 

series. 
18

 Source: Cowes Port Handbook 2012 
19

 Foresight Issue 77 – March 2010, Visit Britain (2010) 
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cruise industry continuing to grow even with the backdrop of poor economic 
conditions. 

Figure 3.2: Passengers on cruises beginning or ending in the UK 

 

Source: VisitBritain Foresight Issue 77 

The North European cruise market tends to cater for “an upmarket and high spend 
clientele”

20
 and is distinct to the larger long distance cruise liner market which 

uses Southampton as a turnaround around port, meaning the Isle of Wight’s offer 
would not be in direct competition with Southampton.  

At present, the Island attracts up to five cruise ship calls each year, during which 
the cruise ships are held offshore at anchor and passengers and crew are brought 
ashore at Trinity Landing by tender vessel for a single-day trip on the Isle of 
Wight.  Common excursions include an organised trip to Osborne House and a 
meal in Cowes. The ships that call tend to be smaller and more expensive than the 
average northern European cruise ship with mass market appeal and the 
passengers are correspondingly more wealthy

21
.   

Stakeholders believe that there is significant latent market potential which not 

currently being tapped into due to adverse harbour conditions caused by the 

prevailing weather which can (in poor conditions) prevent cruise passengers 

coming ashore.  Being perceived as an unreliable destination could be harmful in 

the extreme for Cowes’ reputation and diminish its offer as a calling point.  For 

that reason the Cowes Harbour Commission (CHC) has been reluctant to 

aggressively pursue market opportunities in this area.  

The table below shows the number of cruise calls scheduled for 2013 at a number 
of comparable UK ports and harbours to demonstrate potential scale. Dartmouth 
provides an excellent comparison cruise ship visiting port.  The harbour is similar 
in respect to ship size they can accommodate, and they also have to tender their 
passengers ashore. The harbour has similar visitor appeal and tourist attractions. 
However Dartmouth benefits from providing a protected environment to tender 

                                                 
20

 ibid 
21

 Source: interview with Stuart McIntosh, 31 October 2012 
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their passengers, which would be the case in Cowes with the new breakwater. In 
2013 Dartmouth currently have 21 visiting cruise ship calls booked. 

Table 3.3: 2013 scheduled cruise calls for comparator towns & cities 

Town Calls 

Dartmouth, English 
mainland 

21 

Douglas, Isle of Man 9 

Tresco, Isles of Scilly 15 

Guernsey, Channel Islands 60 

Jersey, Channel Islands 4 

Portree, Isle of Skye 7 

Stornoway, Isle of Lewis 8 

Cork, Ireland 45 

Source: cruisetimetables.com 

Development of an outer harbour breakwater would make conditions more stable 
and significantly reduce the risk of cruise ship passengers being unable to debark 
due to adverse weather.  The breakwater would therefore be a catalyst to allow 
Cowes to benefit from a lucrative and growing market.   

3.3 Assessment 

3.3.1 Extending the season 

For the purposes of the assessment, and following interviews with local 
stakeholders, it has been assumed that the development of an outer harbour 
breakwater has the potential to increase expenditure associated with sailing and 
yachting events by 10% in each of the shoulder season months (April and 
September) and by 20% in October.  It is assumed that there will be a similar 
increase in the number of events held in March as October, but because there are 
currently no March events in Cowes to multiply by an improvement factor, it has 
been assumed that Cowes could achieve a similar proportion of events in March 
as the rest of the Solent currently achieves (3%).  This greater percentage increase 
in March and October than April and September is because the marginal 
improvement is likely to be greater in the ‘shoulder-shoulder peak’ and come on a 
lower base.  If realised, these increases would equate to an overall 6% increase in 
number of event days annually. The table below sets out the assumptions used for 
the increase in events in the shoulder peak.  
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Table 3.4: Assumed increase in events by month, Cowes 

Town 
Current 
monthly 

distribution 

Assumed 
future 

monthly 
distribution 

Assumption 

Jan/Feb 0% 0% No change 

March 

0% 3% 

Achieve 

3% of total 

as in rest of 

Solent 

April 
9% 10% 

Increase by 

10% 

May 14% 14% No change 

June 17% 17% No change 

July  23% 23% No change 

August 19% 19% No change 

September 
13% 14% 

Increase by 

10% 

October 
4% 5% 

Increase by 

20% 

Nov/Dec 0% 0% No change 

Annual  100% 106% No change 

 

The assessment has also assumed that it would take three years to fully realise this 
increase and that the benefits would then persist in full for 10 years, in line with 
recommendations made in the BIS paper on implementing impact evaluations of 
RDAs

22
.  

A review carried out in 2000
23

 found that sailing and yachting was worth £34m 
annually to the Isle of Wight (of which £25.9m to Cowes), which equates to £44m 
in 2011 prices

24
. Using the simplifying assumption that spend associated with 

events is constant year round
25

, the increased number of events days allowed by 
the breakwater development could increase the overall value of yachting and 
sailing to the Isle of Wight from £44m to £46.6m annually, an increase of £2.5m 
per year. This is likely to be a conservative assessment as it assumes no real 
increase in the value of the sailing industry to Cowes and the Isle of Wight in the 
last 12 years.  In reality, the organisers of Cowes Week estimate that visitors 
associated with the event have risen some 250% in the 12 years since the last 
research was commissioned

26
.   

If achieved, this increase in trade during the shoulder peaks could lead to an 
additional £23m benefits in present values (discounted using a 3.5% discount rate 
in line with HM Treasury Green Book principles). 

                                                 
22

 BIS, ‘RDA Evaluation: Practical Guidance on Implementing the Impact Evaluation 

Framework’, December 2009 
23

 Southern Tourist Board (2000) Cowes Yachting: Volume and Value Survey 2000,  
24

 Using the HM Treasury published GDP deflator series 
25

 This simplifying assumption is tested in the sensitivity analysis section of this report. 
26

 Source: interview with Cowes Week Ltd. Formal data was not available to verify this estimate.  
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3.3.2 Developing the cruise market 

For the purposes of this assessment, it has been assumed that if the breakwater 
were developed Cowes would be able to ramp up to a level of cruise ship activity 
demonstrated at Dartmouth, a similar port to Cowes, over the course of three 
years after completion of the Outer Harbour scheme.  This would entail a growth 
from 5 ship calls in 2013 to 21 ship calls in 2016.  

Assuming each ship has a passenger capacity of 200 who each spend £320 during 
a trip, and a crew of 20 who each spend £50

27
 yields an estimate of just under 

£65,000 gross expenditure on the Isle of Wight per luxury cruise ship call.   

As with the previous benefit stream, the assessment assumes it takes three years to 
ramp up this increase; and that benefits then persist in full for 10 years

22
.  

This would mean additional annual expenditure of just over £1m
28

 by 2016 with a 
present value of just under £10m (again discounted at 3.5% in line with HM 
Treasury Green Book principles). 

3.3.3 Additional expenditure 

The potential additional expenditure associated with the breakwater insofar as it 
could enable the extension of the sailing season and facilitate the development of 
a credible cruise calling point offer is given in the table below.  

The study of yachting market in Cowes
23

 found that 77% of its total value accrued 
to Cowes itself with 33% accruing elsewhere on the Isle of Wight.  For the 
purposes of this business case analysis the same spatial distribution of benefits is 
assumed (with Cowes & East Cowes represented by the “Immediate Impact Area” 
and the whole Isle of Wight represented by the “Wider Impact Area”).   

  

                                                 
27

 Assumptions based on survey findings from Cork, Ireland (converted from EUR to GBP using 

historic conversion rates and inflated to 2011 prices using HM Treasury published GDP deflator.  

The findings for crew passenger expenditure have been reduced by 50% as a conservative 

assumption based on discussion with project stakeholders. Source: Centre for Policy Studies, 

National University of Ireland ‘The Economic Contribution of the Port of Cork’s Cruise Ship 

Business to Ireland – An Input-Output Model’, Business Briefing: Global Cruise 2004  
28

 2011 prices 
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Table 3.5: Estimated additional gross expenditure 

 Potential additional 
gross expenditure per 

annum (current prices) 

Discounted PV of 
additional gross 

expenditure 

Extending the season £        2,481,484 £  23,195,541 

Developing the cruise 
market £        1,039,144 £    9,713,340 

Total £        3,520,628 £  32,908,880 

Of which 

Immediate Impact 
Area (Cowes & East 
Cowes) 

£         2,720,485 £ 25,429,589 

Wider Impact Area 
(Isle of Wight) £         3,520,628 £ 32,908,880 

3.3.4 Employment creation 

The additional expenditure has been used to calculate the approximate expected 
scale of employment creation (in job years) by applying the average turnover per 
job for the South East in the tourism sector

29
 of £40,627.  

This is a conservative estimate as this is an average across the South East for all 
sectors

30
.  In reality, turnover per capita is likely to be lower for the Isle of Wight 

in general compared to the rest of the South East which is more economically 
successful, and the sectors most associated with yachting (leisure and hospitality 
as well as boat maintenance etc) are likely to have a lower than average Gross 
Value Added (GVA) per capita.  This effect is likely to be offset by the fact that 
not all associated spending associated with yachting will be in the tourism sectors 
and some other sectors may have higher turnover per job averages.  

Gross job creation estimates have been adjusted in line with standard national 
guidance on additionality

31
 for deadweight, displacement, substitution and leakage 

using the median values for a sub-regional assessment. 

It is estimated that 426 net additional job years may be created across the Isle of 
Wight as a result of the breakwater of which an estimated 329 may be in Cowes.  
The latter is equivalent to roughly 1% of all tourist employment currently 
attributed to yachting and sailing on the Isle of Wight.  Results are set out in the 
table below.  

  

                                                 
29

 Sources: Annual Business Survey, Annual Population Survey 2007, adjusted to 2009 prices 

using HM Treasury published GDP deflator series.  Data for sector “I: Accommodation & Food 

Service Activities” (SIC2007) considered the closest approximation of the tourist industry 
30
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Table 3.6: Estimated gross and net job creation  

 Immediate 
Impact Area 

(Cowes) 

Wider Impact 
Area (Isle of 

Wight) 

Assumption
31

 

Gross additional 
expenditure  £25,429,589 £32,908,880 

 

GVA per capita (2011 
prices)    

£40,627 

Gross additional 
employment (job 
years) 

626 810 
 

Deadweight  241 312 39% 

Displacement  75 97 12% 

Leakage  38 49 6% 

Substitution  - - 0% 

sub-total  272 352 
 

Multiplier effect  57 74 1.21 

Net additional 
employment  (job 
years) 

329 426 
 

Net additional 
employment  (FTEs) 33 43 

10 job years =  

1 FTE 

3.3.5 Cost per job 

The breakwater is anticipated to cost between £6m and £7m to construct.  Of this, 
£3.1m is to be contributed by the HCA with the remainder being funded by CHC. 
Using this figure and net employment creation of 426 job years across the Isle of 
Wight suggests a cost per job year of just over £7,000

32
. Using the widely-

accepted ‘rule of thumb’ conversion of 10 job years = 1 FTE yields a public sector 
cost per full-time equivalent job of £72,709.  

3.3.6 Sensitivity analysis 

Sensitivity tests have been carried out around key assumptions, namely:  

 the rate at which new tourists spend; 

 the number of additional cruise ship calls attracted; and 

 accounting for a ‘do nothing’ scenario in which jobs are lost due to Cowes’ 
gradually eroding competitive position (i.e. a scenario which includes 
safeguarding benefits). 

Results are summarised in the table below. As just over three quarters of the 
estimated benefits arise from extending the sailing and yachting season the results 

                                                 
31

 Source: BIS Guide to Assessing Additionality. All figures used are taken from the ‘sub regional’ 

table X1 and are the median average figure suggested.  
32

 Based on HCA contribution of £3.1m rather than overall capex. 
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are more vulnerable to changes in input assumptions related to extending the 
season.   

A scenario representing a gradual erosion of tourist expenditure in the ‘do 
nothing’ scenario as Cowes loses competitive position suggests that the PV of 
averting a 1% decline in current tourist expenditure annually is equivalent to a 
10% increase in the PV of the central case estimated benefits.  

It can be seen that preventing hypothetical market decline due to reputational 
damage and about cruise ship calls would have the smallest effect on the 
economic analysis.  A change in the assumption about visitor numbers provoked 
by the improved conditions in the harbour would have the bigger effect on the 
economic analysis.  .  

Table 3.7: Sensitivity analysis results compared with central case 

  Impact on 
discounted PV 

of gross 
expenditure 

(WIA) 

Impact on 
net job 
years 

created 
(WIA) 

Impact 
on net 
FTE 
jobs 

created 
(WIA) 

Cost per FTE job 

 (10 job years = 1 
FTE job) 

Central case £  32,908,880 426 43 £  72,709 

Gradual loss of 
competitiveness (loss of 1% 
expenditure p.a. for duration 
of appraisal) 

£  36,183,827 469 47 £  66,128 

Fewer cruise ships attracted 
(8 additional calls per year 
rather than 16) 

£  28,052,210 363 36 £  85,297 

Lower (50% less) shoulder 
peak event growth  

£  24,893,910 323 32 £  96,118 

Lower visitor expenditure 
(Visitor numbers increase as 
in central case, but additional 
yachting  & cruise visitors

33
 

spend 50% less reflecting less 
lucrative early/late events and 
less lucrative cruises) 

£  16,533,256 214 21 £  144,724 

3.4 Conclusions 

There is a relative paucity of data to enable a robust assessment of the economic 
case.  However, stakeholder opinion gathered for the purpose of this assessment 
(as well as comparator data from elsewhere) suggests that the delivery of the outer 
harbour breakwater will have a significant positive economic impact on Cowes 
and the Isle of Wight by allowing the season to be extended and creating suitable 
conditions to develop Cowes as a regular calling point on small, high end 
European cruise ships.  

Using a series of relatively conservative estimates based on comparator studies 
and stakeholder discussion, it is estimated that additional expenditure generated as 
a result of these two factors could be in the region of £33m and 426 net additional 

                                                 
33

 Passengers and crew. 
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job years created at a public sector cost per FTE job of just under £73,000.  This is 
particularly important for Cowes as it offers an opportunity for some smoothing of 
the seasonality of employment, which is in line with the objective in the Isle of 
Wight Economic Plan to maximise the benefits of sustainable tourism to the 
island. 
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4 Commercial, Financial and Managerial 
Case 

The HCA’s partner in the Cowes Outer Breakwater Project is Cowes Harbour 
Commission (CHC). CHC is a self-financing, not for profit organisation focused 
on delivering a ‘best of class’ safe harbour for both today’s and future 
generations.’ The HCA has asked CHC to take the lead role to procure and 
manage the harbour infrastructure works as part of the project delivery. 

This business case is to inform a proposed £3.1m investment by the HCA. The 
total construction cost for the breakwater is estimate to be between £6m and £7m. 
The remainder is to be funded by CHC who will assume the construction risk. 
CHC will use its financial reserves to fund its commitment.  These have been built 
up over a period of time from CHC’s marine businesses, which are now being 
invested back into harbour infrastructure for the benefit of the community.  The 
balance of the CHC investment commitment will be funded through a commercial 
loan to be repaid from future CHC revenue streams arising mainly from its 
commercial operations.  Expected repair and maintenance costs of this non 
income producing investment will be met from CHC revenue streams. 

In its own right, this project is not commercially viable because there is not a 
commercial opportunity to extract value from all the anticipated benefits.   
Although there is significant additional visitor spend predicted as a result of the 
Outer Harbour Breakwater scheme, only a very small proportion of this will be 
captured by the CHC as increased revenues.  The expenditure benefits of scheme 
will primarily accrue to businesses in the local economy rather than to the CHC 
directly.   

CHCs willingness to part fund the breakwater stems even though it is not 
commercially viable stems from its role as a trust port, which means that it is run 
for the benefit of the local community and operating profits are invested 
accordingly.  The CHC is unlikely to be able to borrow sufficient sums against 
future increased revenues to fully fund the scheme.   

Match funding the CHC’s contribution will secure the ability to deliver the 
breakwater and potentially unlock the additional private investment to deliver the 
eastern channel and marina estimated to cost a further £7 – £8million to construct.  

Should the HCA choose to financially support the Cowes Outer Breakwater 
Project then it is important that they have considered the value for money of this 
project. The project forms part of the HCA’s Economic Assets Programme. The 
Economic Assets Programme objectives

34
 include: 

 supporting local economic growth and regeneration for local communities; 
and 

 aligning assets with local economic ambitions and thereby creating more 
effective local economic development strategy. 

Thus, in order to represent value for money, the impact of Cowes Outer 
Breakwater Project must provide a good level of return in terms of local economic 

                                                 
34

 According to the Economic Assets Programme webpage, available at- 

http://www.homesandcommunities.co.uk/ourwork/economic-assets [accessed 22/11/12] 

http://www.homesandcommunities.co.uk/ourwork/economic-assets
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benefits for the level of expenditure. As stated above, the project is expected to 
create 426 net additional jobs years at an estimated cost per FTE job of just under 
£73,000.  

The Cowes Outer Breakwater Project has obtained the necessary planning and 
marine consents, and necessary highways work (a condition of consent) is funded 
and will commence shortly.  

CHC have appointed Atkins to project manage the procurement of the harbour 
infrastructure. A European tender document has already been advertised to enable 
the project to progress. The contractor short listing phase has been completed and 
five companies have been invited to tender for the design and build contact.  The 
tender documentation will be finalised shortly and the tender will be ready to 
proceed pending HCA confirmation of funding.  Construction of the breakwater is 
expected to commence in 2013 and be completed by the end of the year. If HCA 
funding were not to be committed then there is the risk that the project will not be 
able to progress. 

The breakwater has documented stakeholder support from:  

 East Cowes Town Council 

 Cowes Town Council 

 Harbour Stakeholder Advisory Committee 

 Island MP Andrew Turner and one additional MP who is resident on the 
island 

 Yacht clubs and class associations 

 the public (iPetition, letters of support, signed support statements) 

 The Isle of Wight Council have confirmed their support for the breakwater 
project but commented that other direct job creation and protection projects 
had more immediate priority. 

In summary, this is a scheme with anticipated benefits which accrue primarily to 
the wider economy rather than to the scheme promoter (the Cowes Harbour 
Commission) and is therefore not commercially viable without HCA support.  The 
CHC is a trust port held in benefit to the local community which uses its profits to 
benefit the wider community and it is on that basis that the CHC is providing 
funding support. The Outer Breakwater Scheme has wide-ranging local 
stakeholder support and has been a central part of CHC business strategy for a 
number of years.  Significant progress has been made towards its execution 
including the appointment of contractors and allocation of funds for supporting 
transport infrastructure and this is at risk without a commitment to part funding 
from HCA.  The scheme is aligned with the objectives of the HCA Economic 
Assets programme including supporting local economic growth and aligning 
assets with local economic ambitions.  
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5 Summary of Findings 

The breakwater is a key enabling piece of infrastructure for Cowes and East 
Cowes in developing their marine and marine tourism industries. Cowes has 
international recognition as one of the world’s premier yachting destinations.  
However, the harbour suffers from not being a true sheltered harbour and it is 
important for its continued international standing that Cowes can offer a 
comparable quality of facilities as other major sailing destinations in the south of 
England. 

The HCA is proposing to commit £3.1m public funding to unlock an additional 
£3.1m+ contribution from the Cowes Harbour Commission (CHC) as well as 
potentially additional private sector investment in the development of a new 300-
berth marina in East Cowes.  The CHC will contribute at least £3.1m, assume the 
construction risk, and take the lead in procuring and managing the construction 
process. The CHC is a self-financing, not for profit organisation focused on 
delivering a ‘best of class’ safe harbour for both today’s and future generations. It 
has a responsibility to develop the port in a manner which benefits the local 
community.   

The project is the result of years of intensive partnership work between the South 
East of England Development Agency (SEEDA, now HCA) and the CHC who 
have worked together to bring the project to the stage of being fully consented and 
ready to deliver through a Memorandum of Understanding.  The government’s 
decision to close down the RDAs and transfer the land and projects to the HCA 
has required a change in the delivery responsibilities, but no change to the 
overriding objective of protecting Cowes Harbour and its direct impact on the 
local and Island economy.  

The breakwater will bring benefits to Cowes and East Cowes through creating a 
calmer harbour with greater protection from the elements which will result in:  

 extension of the season at both ends, potentially increasing annual 
expenditures and smoothing seasonality of employment and revenues; and 

 creating conditions to exploit the growing luxury cruise market and attracting 
a similar level of cruise ship calls to comparators such as Dartmouth, with 
associated spend in Cowes, East Cowes and across the island.  

There is a relative paucity of data to enable a robust assessment of the economic 
case.  However, stakeholder opinion gathered for the purpose of this assessment 
(as well as comparator data from elsewhere) suggests that the delivery of the outer 
harbour breakwater could have a significant positive economic impact on Cowes 
and the Isle of Wight by allowing the season to be extended and creating suitable 
conditions to develop Cowes as a regular calling point on small, high end 
European cruise ships.  

Based on evidence gathered during stakeholder interviews and conservative 
assumptions it is estimated that the breakwater has the potential to generate some 
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£33 million additional tourist expenditure across the Island
35

 which could support 
some 426 additional job years at a cost per FTE job of just under £73,000

36
.  

Sensitivity analysis has been carried out on the economic modelling.  These show 
that changes to the assumptions about increased visitor expenditure as a result of 
more early/late season events have the bigger effect on the economic analysis 
results.  The assumptions about cruise ship calls have the smaller impact on the 
calculations.   

In addition, to the quantifiable benefits noted above, the breakwater is expected 
to:  

 enable the development of a new 300-berth marina in East Cowes which is the 
centrepiece of a wider regeneration strategy for the town aimed at creating 
jobs and prosperity for residents;  

 create an environment where new businesses can be enabled to set up on sites 
which were previously too exposed, bringing new employment and investment 
opportunities; and 

 reduce the severity of flooding incidents to Cowes and East Cowes and the 
Medina Valley as well as potentially averting some minor flooding incidents. 

This is in line with policy as set out in the Isle of Wight Economic Development 
Strategy, the Medina Valley Action Plan and the Regional Economic Strategy.   

Based on the strategic, economic, commercial financial and managerial cases 
presented, the HCA should lend serious consideration to the evidence contained in 
this business case in making a decision on whether to commit funding to assist in 
the development of the Cowes Outer Harbour Breakwater Project.  

 

 

                                                 
35

 Discounted PV over in 2011 prices 
36

 Based on HCA contribution rather than overall capex 


