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1. Introduction and Background 

1.1 In December 2018, the Welsh Government (WG) commissioned Wavehill to 

undertake an evaluation of the Building for the Future (BFTF) programme. 

1.2 BFTF is a £108 million programme with £38 million made available through the 

European Regional Development Fund (ERDF) Operational Programme for West 

Wales and the Valleys, Priority 4, Specific Objective 4: ‘to increase employment 

through investments in prioritised local or regional infrastructure supporting a 

regional or urban economic strategy’1. The ERDF funding is matched by £16m in 

Targeted Match Funding (TMF) from the Welsh Government and additional match 

funding (equivalent to the remaining £54m) contributed through various other public 

and private sector sources. When other costs associated with BFTF projects are 

taken into account (associated with the provision of housing and other elements of 

projects ineligible for the BFTF funding) it is estimated that £140m will be invested 

in the projects funded through the BFTF operation.  

1.3 The BFTF operation builds on the Welsh Government’s Vibrant and Viable Places 

(VVP) programme2, working with local authorities, the third sector and the private 

sector to redevelop unused buildings and land within, or aligned with, town and city 

centres. The operation targets land and buildings that have been difficult for local 

authorities to utilise and has been designed to support the Welsh Government’s 

regeneration policy objective of increasing vibrancy and footfall in Welsh town 

centres. BFTF aims to fulfil this through investment in the development of unused or 

underutilised sites that will lead to the location of businesses and new jobs; 

centralised and co-located services through which to help direct and intensify 

visitors and residents; and the supply of increased or refurbished housing (although 

the provision of housing is ineligible for ERDF funding). 

Evaluation 

1.4 The evaluation has been commissioned with the aim of assessing the degree to 

which BFTF has achieved the ERDF outputs, the indicator targets (set out in Table 

1 below), and the goals (outcomes) set out within the operation’s business plan.  

  

                                            
1 Welsh Government (2014) Operational Programme for West Wales and the Valleys ERDF, Cardiff, Welsh 
Government.  
2 Welsh Government (2013) Vibrant and Viable Places – New Regeneration Framework, Cardiff, Welsh 
Government. 
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Table 1.1: ERDF Output and BFTF Indicator Targets3 

Output Indicator Total 

Jobs Accommodated (ERDF)  2,792 

Investment Levered in £000s (BFTF) (**Currently being reviewed**4) 9,859 

SMEs Accommodated (ERDF) 159 

Premises Created/Refurbished (M2) (ERDF) 49,626 

Gross Jobs Created (BFTF)  1,996 

Land Developed (Hectares) (ERDF) 3.154 

Total Number of Traineeships on the project (BFTF) 49 

No. Traineeship leavers progressing to further learning (BFTF) 20 

No. Traineeship leavers progressing to employment (BFTF) 27 

 

1.5 In addition, the evaluation aims to inform the delivery of future regeneration 

programmes and assess the validity and degree of success of regional collaborative 

working. The goals of the operation include: 

 The provision of suitable premises for businesses to locate and grow. 

 An increase in town centre located accessible employment opportunities. 

 A reduction in the number of underutilised town centre buildings which are not 

currently economic drivers and undermine investor confidence. 

 Aid in the reversal of conditions that have led to demonstrable market failure in 

the redevelopment of town centre assets. 

 The location of town centre based businesses, organisations and service 

providers to complement wider investments in housing and regeneration through 

the VVP programme. 

 A reduction in the numbers of economically inactive people within local labour 

markets with improved skill levels via European Social Fund (ESF) cross-fund 

links. 

 Increased town centre trading and service space creating employment 

opportunities and increased footfall. 

 Increased footfall, visitors and residents and associated spend. 

                                            
3 Welsh Government (2018) Building for the Future – Business Plan V14 (unpublished). 
4 The Welsh Government are currently reviewing the output of ‘investment levered’ and its variation from the 
original target.   
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 Leading to the ERDF result indicator of a reduction in the benefit claimant count. 

1.6 It is anticipated that in fulfilling the goals, the programme will contribute towards the 

ERDF result indicator of a reduction in the benefit claimant count rate 

(unemployment) in the Travel to Work Areas (TTWAs) associated with those urban 

areas in receipt of investment.  

1.7 The BFTF operation is also expected to contribute, in accordance with the 

regulations governing the European Structural Funds, to the Cross Cutting Themes 

(CCTs) of Equal Opportunities and Gender Mainstreaming, Sustainable 

Development, and Tackling Poverty and Social Exclusion. 

1.8 By means of a three-phased approach, the evaluation aims to capture and explore 

how the operation achieved its goals, as well as any unintended outcomes resulting 

from BFTF, and identify key lessons relevant to this and future operations. 

1.9 The three phases of the evaluation are: 

 An inception phase, which ran from January to September 2019  

 A mid-term phase (this phase), which has taken place between March and 

October 2020 with the aim of providing an update on the progress made in 

delivering the BFTF-funded schemes  

 A final phase, which will commence in spring 2021 and aims to assess the 

overall impact of the operation and identify any lessons learnt.  

1.10 The following objectives were set for the mid-term evaluation: 

 To assess progress against Welsh European Funding Office (WEFO) and 

project-level indicators for the operation, as well as qualitative measures of 

impact. 

 To monitor the delivery of BFTF at the national and local levels to assess fidelity 

to the delivery model, as well as to report on any identified changes in delivery, 

and the impact and rationale for any change. 

 To consider how well the processes and relationships are working and any 

lessons to learn that can support achieving the desired outputs and outcomes. 

 To explore with stakeholders and beneficiaries how BFTF funded projects have 

succeeded in establishing links between the local labour market and project 

beneficiaries and core WG-funded employability programmes (e.g. the referral 

process from Joint Beneficiaries (JBs) of funding to employability and skills 

programmes for all projects in receipt of BFTF funding). 
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 To monitor progress against the objectives of the WEFO CCTs (i.e. Sustainable 

Development, Equality and Diversity, and Tackling Poverty), and the Welsh 

language. 

 To identify any unintended impacts of the delivery of BFTF at the mid-term stage 

of the project. 

 To provide a preliminary/indicative assessment as to whether BFTF will be 

delivered on time and within budget. 

Methodological approach 

1.11 The mid-term phase of the evaluation has involved the following methodological 

approach:  

 An inception meeting with the core evaluation team in the Welsh Government.  

 A review of monitoring data and process documentation associated with the 

BFTF operation and the funded projects. 

 Mapping of planned BFTF-funded projects against a project evaluation 

framework to identify suitable approaches to the monitoring and evaluation of 

each project. 

 Stakeholder interviews with 14 staff from the Welsh Government, conducted via 

videoconference (Microsoft Teams). These included four interviews with 

members of the BFTF programme team, three representatives of WEFO, and 

seven interviews with members of the wider regeneration team. 

 Stakeholder interviews (via either videoconference or telephone) with 19 

representatives of the JBs in receipt of funding through the BFTF operation.  

1.12 Prior to the commencement of the mid-term evaluation, it was envisaged that this 

phase would include a series of in-depth case studies on a sample of the funded 

projects to explore, in greater depth, the impact arising from them. Delays in the 

initial progression of project builds, compounded by the outbreak of the COVID-19 

pandemic, meant that conducting case study exercises (which in the majority of 

instances would have included canvassing the opinions of local businesses and 

residents predominantly through face-to-face street interviews) was considered 

inappropriate at this time. These case studies have therefore been delayed until the 

next phase of the evaluation, with the mid-term instead being used to set out the 

rationale behind the selection and the approach to the forthcoming case studies.  
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1.13 Case-study-related research and evaluation activities associated with the BFTF-

funded projects will commence in late spring 2021 and continue throughout the 

remainder of the operation. Research and evaluation activities will be structured to 

be (typically) undertaken around 6–9 months after the completion of build schemes. 

This timeframe following completion has been chosen to allow time for information 

to be gathered on final build costs (to enable the mapping of construction spend) 

and to provide an opportunity for the completed schemes to become occupied. 

Further details setting out the approach to research and evaluation with respect to 

each of the funded projects are presented within Annexe A, with the approach 

summarised below.   

Project typologies – project mapping 

1.14 To guide the approach (in terms of the depth and scope) of the evaluation of 

projects funded through the BFTF operation, each project has been mapped against 

a series of indicators. A total of nine were identified: 

 The level of non-BFTF/TMF investment levered in to fund the project. 

 Whether the project is based centrally within (rather than on the periphery of) a 

town centre. 

 Whether the project is anticipated to have a tangible impact on footfall within 

the town (particularly where the project includes a service-oriented offer or is 

likely to accommodate businesses that (collectively) will account for a 

substantial level of employment (in excess of 250 jobs) accommodated as part 

of the project).  

 The scale of total financial investment in the project. £5m has been used as a 

threshold that in isolation would be of limited value, but that alongside the 

basket of other indicators outlined provides a rationale for adjusting the extent 

of monitoring and evaluation for each project.  

 Whether the project leads to a material change in the town centre ‘offer’ through 

the provision of additional/alternative town centre services (as this is likely to 

heighten user awareness and opinions regarding the project). 

 Whether the project will attract visitors from beyond the local area, which will 

necessitate capturing the role that the project has played in attracting visitors 

there.  
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 Whether there are plans to accommodate small and medium-sized 

enterprises (SMEs) within the completed facility to justify exploration of the role 

that the facility has played in encouraging inward investment, securing the 

retention, or facilitating the growth of enterprises that have been 

accommodated.  

 The prominence of the project locally, either visually or in association with its 

local heritage or its perceived local value, which will guide the extent to which 

local residents are consulted about the project.  

 The timeframes for the project, specifically the anticipated completion date, 

recognising that operational impacts from each project can only be assessed 

(ideally at a minimum of six months) following build completion.  

The project typology created based on these indicators is presented in Annexe A. 

Project tiers 

1.15 Through the mapping of the nine indicators against each BFTF project it has been 

possible to assign each project to one of three tiers.  

 Tier 1 funded BFTF projects: these are projects of a larger scale within the 

programme and will often have something particularly unique or distinct about 

them. The projects will have the potential to generate localised, additional 

impact that would warrant further research in order to ascertain the scale of that 

impact. For these projects, a project-specific external evaluation is 

recommended (and, indeed, some projects have already commissioned one), 

which would include approaches to capturing evidence against the various 

indicators of relevance within the project evaluation framework and the typology 

indicators (Annexe A).  

 Tier 2: whilst of a more moderate scale than those listed in Tier 1, these 

projects are expected to have tangible impact on their local area. Whilst a 

project-specific external evaluation would elicit useful evidence and insight 

about the project, much of this could be captured through a case study 

approach as part of the programme evaluation. This tier of projects has 

therefore been selected as case studies for this evaluation. 
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 Tier 3: these projects are smaller in scale again and will likely constitute a more 

straightforward build scheme with more limited impact on the surrounding area. 

Much of the evidence with which to capture their additional impact can be 

derived from existing internal monitoring arrangements and the 

supplementary programme-wide evaluation activities (further details on the 

scope of evaluation activities planned for Tier 1 projects are provided in Annexe 

A).  

Case study approach  

1.16 For the selected case studies, the planned research approach will be influenced by 

the elements of the project typology and project evaluation framework to which each 

project contributes. Each case study (the shortlist of case studies is presented in 

Annexe A) will therefore likely involve a selection of the following approaches, in 

addition to the planned programme-wide approaches for BFTF projects outlined 

below:  

 Additional stakeholder interviews (no more than five for each case study) with 

those involved in the delivery and (if relevant) subsequent operation of the 

facility in order to capture perspectives on the processes for the project and the 

project’s impact.  

 Where projects have established additional town centre services and there is an 

expectation of a tangible impact on footfall, available footfall data will be 

analysed, and/or a selection of local traders (approx. 25) and town centre users 

(approx. 50) will be engaged so as to gather their perspectives following the 

completion of the projects. 

 Where projects are considered highly prominent locally (subject to social 

distancing restrictions), town centre users (approx. 50) will be engaged in order 

to gather their perspectives on the projects following their completion. (If the 

projects have affected footfall these will be the same c.50 town centre users.)  

 Where projects selected as case studies anticipate a role as a visitor attraction, 

we will look to analyse any visitor data captured for their first six months of 

operation in order to help quantify the impact derived from this activity (which 

may need to be adjusted in response to visitor restrictions associated with 

COVID-19).  
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All project research – programme-wide 

1.17 For all projects, the following research tasks will be undertaken: 

 Stakeholder interviews with JBs at the mid-term and final stages of the 

evaluation so as to understand the progress and impact of each project. 

 Analysis of construction-related spend (if available) in order to enable the 

construction-related impacts to be mapped out and aggregated to the 

programme level.  

 A survey of the beneficiaries of each project (occupant SMEs) where that 

project has been operational for at least six months so as to ascertain the role 

(if any) that the project has played in attracting/retaining and enabling the 

expansion of that SME. 

1.18 The remainder of the report is structured in the following way: 

 Section 2 provides an update on relevant policy (which has emerged since 

completion of the inception report) and the context associated with the BFTF 

operation.  

 Section 3 reviews the management and monitoring information for the 

operation to provide a sense of progress for each of the funded projects.  

 Section 4 provides feedback from stakeholders on the progress of the BFTF 

operation.  

 Section 5 reviews the approaches taken by projects to the promotion of CCTs. 

 Section 6 provides a summary of the reflections on the operation to date.  
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2. Context 

Building for the Future  

2.1 In 2014, WEFO invited the Welsh Government regeneration team to propose an 

operation that would provide an umbrella for multiple, pipeline physical regeneration 

projects seeking funding via the ERDF programme. The request was made on the 

rationale that the time taken in developing one project for approval is not 

proportionate to the amount of funding requested therefore, permitting one 

programme to handle a larger amount of funding was a more efficient means of 

fulfilling this requirement.   

2.2 The Welsh Government Regeneration team were not established as an 

‘intermediary body’; as a result, they were not empowered to manage and 

implement the ERDF grants. As such, European Commission (EC) regulations 

required arrangements to be put in place whereby individual projects would need to 

be listed in the proposal for the BFTF operation and, following approval of the BFTF 

operation, individual project business plans submitted and agreed by WEFO before 

being formally approved by the Welsh Government Homes and Places (the division 

in the Welsh Government within which the regeneration team are based).   

2.3 The programme, initially coined under the phrase “use it or lose it”, placed an 

emphasis on working with ‘potential end users to bring buildings which are currently 

vacant, derelict or underutilised back into full economic use’5, with an aim of: 

 Increasing the provision of local services and stimulating economic 

development; and 

 Increasing labour market entry and reducing instances of exclusion.  

2.4 The initial scoping report for the project described three components of the BFTF 

operation: 

 Targeted buildings and sites – The Welsh Government would work with local 

authorities to identify target buildings which are currently vacant, derelict, or 

underutilised, aiming to bring them back into full economic use. 

 End users and project sustainability – Local authority partners would work 

towards the early identification of service providers and potential end users who 

could occupy or deliver town centre services from the target buildings. These 

                                            
5 Welsh Government (2015) Building for the Future – Scoping Document V1 – 140915 (unpublished). 
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would need to complement the current town centre offer, but it is intended that 

these could focus on primary healthcare provision, childcare provision, skills, 

training, private and third sector enterprises, and other commercial employment 

opportunities. A mixture of uses could be considered where buildings are of a 

significant size. 

 Project beneficiaries – Local authority partners would work with the Welsh 

Government and building users to target and offer employment opportunities to 

those displaced or not engaged with the employment market6. 

Regional prioritisation process 

2.5 In May 2015, local authorities in each of the four regional areas of Wales — South 

East Wales, South West Wales, Mid Wales, and North Wales — were asked to 

prioritise projects for the BFTF operation via Regional Boards. The aim of this 

approach was to allow each region to prioritise projects on a more localised basis 

and deliver in accordance with their own policy and strategic objectives. 

2.6 Amongst local authorities, the process of regional prioritisation received mixed 

views from local authority and Welsh Government representatives, with regional 

collaboration found to be ineffective in many cases. The local authorities welcomed 

the guidance provided to help shape the projects that they were bringing forward. 

However, the process of prioritising the projects in each region appeared to be 

influenced by the number of eligible partners within that region and the existing 

strength of partnerships and collaboration amongst those authorities.  

Review of regionally prioritised schemes 

2.7 Following receipt of the prioritised schemes for each region, the BFTF programme 

team reviewed these to assess their eligibility. At this point it became apparent that 

a substantial number of prioritised schemes were ineligible for the BFTF operation. 

2.8 Amongst local authorities there was a perception that the prevalence of ineligible 

projects reflected the tight timeframes for their submission and a lack of clarity in 

relation to some of the eligibility criteria. The tight timeframe and the ambitious 

scope for the BFTF programme may have given rise to the pursuit of some of the 

most aspirational schemes; however, opportunities for projects to collaborate and 

share learning and best practice, facilitated by the Welsh Government regeneration 

                                            
6 Ibid. 
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team, may have aided the initial selection process (and influenced the expediency 

of business planning approval later within the operation).  

Funding approval for BFTF 

2.9 Between 2015 and February 2017 there were several ministerial changes which, in 

turn, influenced the direction and focus of the BFTF operation. This led to a degree 

of uncertainty amongst applicants regarding the consistency and clarity of focus and 

eligibility for the programme, and to a delay to securing funding approval and the 

commencement of the operation.  

2.10 It is understood (from stakeholders) that a further influence on the delay to funding 

approval for the programme was the EU Referendum in June 2016. Following the 

vote to exit the EU there was a degree of hiatus whilst the policy and funding model 

for the remainder of the current round of Structural Funds was being agreed. 

2.11 Collectively, therefore, a series of unforeseen factors contributed to significant 

delays to the approval of funding for the BFTF operation. The operation ultimately 

secured that approval in February 2017, 18 months after the commencement of the 

regional prioritisation process.  

Business plans and JBs 

2.12 Following approval of the operation the BFTF programme team were then able to 

support prospective JBs with their business plan applications for BFTF funding. 

With the Welsh Government regeneration team not designated as an intermediary 

body, to obtain ERDF investment, each regionally prioritised site needed to secure 

approval for their business plan from WEFO.  

2.13 One of the initial challenges faced by applicants with respect to the programme was 

that they felt tied to key elements (and, most commonly, estimated costs) previously 

set out within the outline plans of each project that they had produced for the 

prioritisation process at least 18 months earlier. In the intervening period, and then 

as part of further exploratory work associated with their prioritised schemes, there 

were instances in which the scope of the schemes and the associated costs 

fluctuated. Where estimated construction costs had risen, this influenced the scale 

of European funding desired for each scheme; however, allocations had been fixed 

to those set out within the outline plans and necessitated the pursuit of additional 

match funding to address the shortfall that had arisen.  
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Business plan approval process 

2.14 The process of gaining approval for business plans is set out within Figure 2.1 

below. It illustrates the multi-tiered process of approval for business plans. 

Figure 2.1: BFTF Project Approval Process7 

 

                                            
7 BFTF Operation Team – October 2019 version.  
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2.15 Other challenges faced by the applicants included the restrictions of the Welsh 

Government TMF, particularly in relation to the annualised profile of expenditure (a 

standard Welsh Government process to which all grants have to adhere), which 

proved to be challenging to plan for. Some applicants were also seeking funding 

from other sources (e.g. the Heritage Lottery Fund and the Arts Council) and, 

therefore, were faced with the challenge and additional resource burden of 

completing multiple business planning or funding applications and meeting 

additional deadlines for expenditure.  

Appraisal of business plans  

2.16 The appraisal of business plans took longer than applicants anticipated due to the 

(necessary) complexity and comprehensiveness of the business planning 

requirements combined with limited resources at the time within the BFTF team. 

The delays were compounded by the fact that some business plans were 

insufficiently worked up for submission or were ultimately associated with schemes 

that were not appropriate for the BFTF operation. This led to time being spent on 

appraising projects ultimately rejected for BFTF that could have been allocated to 

other applications.  

2.17 The appraisal process was two-tiered in nature and following completion by the 

BFTF programme team, each business plan was shared with WEFO for further 

appraisal. The multi-stage approach was met with frustration from applicants, 

particularly because of the communication protocol established for the operation. As 

the regeneration team were not an intermediary body, they acted as the lead 

beneficiary, with applicants designated as JBs. This meant that any comments or 

queries would need to be presented by the lead beneficiary on behalf of the JBs. 

Consequently, JBs were unable to communicate directly with WEFO regarding any 

issues raised through the appraisal process, a process that many JBs (particularly 

local authorities) were used to through their participation in other EU-funded 

operations.   

Approval 

2.18 Once WEFO are satisfied with the project business plan, agreement of the project is 

communicated to the BFTF team. Where value for money is demonstrated WEFO 

may grant full agreement; however, where a project is not sufficiently advanced, a 

project may be given an interim agreement — approval in principle — until the 
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project has reached Royal Institute of British Architects (RIBA) Stage 3 of 

development, wherein the value for money can be assessed. 

2.19 There is then a further step in the process that is associated with securing approval 

from the National Regeneration Investment Panel (NRIP). There are differing 

focuses in the two approval processes: WEFO is focused on value for money, 

eligibility, and the fulfilment of key outputs, whilst the Welsh Government NRIP is 

focused on strategic and sustainable regeneration that leads to economic impact. 

From the perspective of JBs, however, the added value of this element was unclear 

and viewed as an additional step in what was already considered a lengthy and 

somewhat convoluted process.   

Summary of key reflections from the inception phase  

2.20 The context and processes associated with the BFTF operation are dealt with in 

greater depth within the inception phase of the evaluation, and the report 

culminated in several key reflections pertinent to the remainder of the evaluation:  

 BFTF is widely admired for its ambition and aspiration, exhibiting close strategic 

alignment with Welsh Government policy and targeting prominent, challenging 

sites. Many of these sites are key gateways or focal points of towns, once 

sources of local pride that were viewed sentimentally, but through further 

degradation and disrepair have become key constraints on the vitality and 

viability of town centres. 

 The regional prioritisation of schemes gained variable success. Whilst 

stakeholders tended to be in support of the principle of regional prioritisation, 

there were mixed views from local authority and Welsh Government 

representatives on the process in which it was applied. A substantial number of 

projects put forward through the process were ineligible, which local authorities 

attributed to the tight timescales for their submission. Some local authorities 

described having only several weeks in which to identify schemes, circulate 

them to other authorities in the region and then prioritise them. In reviewing the 

correspondence associated with this process, however, it is evident that for 

some regions the prioritisation process took several months. The approach to 

regional prioritisation also differed within each region (despite the provision of 

guidance on scoring and the approach to regional prioritisation). As the majority 

of schemes would have only a local impact and regional allocations of funding 
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for the BFTF operation were notional, the rationale for the regional prioritisation 

process, beyond encouraging regional collaboration, is unclear.  

 The processes associated with bidding for funding were convoluted, with the 

two-stage appraisal process and the fact that many of the proposals had 

insufficiently progressed when first submitted for appraisal compounding initial 

delays with the operation, which meant that early progress was slower than 

anticipated.  

 Amongst JBs, all would have preferred to deal directly with WEFO alongside the 

support from the BFTF team. However, this did not reflect the WEFO model for 

delivery, as WEFO agreed with the EC that it would not directly manage a grant 

scheme. 

 Against the context of diminishing resources within local authorities in particular, 

JBs have a limited and widely variable (depending on resource availability) 

appetite for risk associated with regeneration schemes. This is leading to some 

local authorities becoming reluctant to embrace regeneration programmes if the 

risks are deemed too great and may lead to areas becoming regeneration ‘cold 

spots’ (which may miss out on public sector regeneration investment, despite 

the need or opportunity that may exist there). 

 At the time of the inception evaluation (autumn 2019) a clear risk of the 

operation failing to incur allocated expenditure in the available timeframe was 

evident with many JBs awaiting approval for their business plans and a minority 

of business plans still awaiting completion. 

Policy update 

2.21 In January 2020, the Welsh Government announced a new ‘Town Centre First’ 

approach with an emphasis on locating services and buildings in town centres 

wherever possible. Through this approach the public sector is being encouraged to 

locate offices, facilities and services within town centres as local hubs to drive 

footfall and create or sustain vibrancy. 
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2.22 To support this approach the Welsh Government announced (under the 

Transforming Towns umbrella) an investment of:  

 £36 million for town centre regeneration projects (through the Targeted 

Regeneration Investment (TRI) fund), extending the current capital programme 

for a further year and bringing in an anticipated total investment of almost £58 

million. 

 £13.6 million to tackle empty and dilapidated buildings and land. This will enable 

local authorities to take enforcement action to bring empty buildings and land 

back into use. 

 £2 million for coastal towns to support projects to an anticipated value of £3 

million which will contribute to town centre / high street regeneration. 

 £10 million of additional funding for the Town Centre Loans Scheme, taking the 

total to £41.6 million, to bring vacant and underutilised buildings back into use in 

our town centres. 

 £5 million in funding for green infrastructure and biodiversity within town 

centres. This will support greening projects which will deliver environmental 

benefits and make town centres more attractive places to visit. 

COVID-19 

2.23 On 23rd March 2020, the first national lockdown in response to the COVID-19 

pandemic was announced by the UK Government8. This meant that all UK 

households were required to remain at home and not mix with individuals outside of 

their own household for a period unspecified at the time, and that all non-essential 

retail and hospitality businesses should close. The UK Government subsequently 

announced that construction work should continue if it could follow public health and 

industry guidance surrounding social distancing, with subsequent guidance 

provided by the Welsh Government in April9. Consequently, the majority of 

construction sites, where they did close, did so for only a matter of weeks; however, 

in many instances when recommencing their build programmes, many sites did so 

with fewer staff in order to ensure that social distancing could be maintained.  

                                            
8 See Prime Minister's statement on coronavirus (COVID-19): 23 March 2020 for full details of the 
announcement. 
9 See Welsh Government guidance on safe workplaces in respect of COVID-19: 7 April 2020 for full details. 

https://gov.wales/taking-all-reasonable-measures-minimise-risk-exposure-coronavirus-workplaces-and-premises-open
https://gov.wales/taking-all-reasonable-measures-minimise-risk-exposure-coronavirus-workplaces-and-premises-open
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2.24 A subsequent ‘firebreak’ was enforced in Wales between 23rd October and 9th 

November 2020 which, once again, closed all non-essential retail and hospitality 

businesses. A further lockdown commenced on 20th December 2020. 

2.25 The pandemic and the associated lockdowns have had a considerable impact on 

town centres, with over 170,000 jobs across the UK lost in the retail sector in 2020. 

Furthermore, they have led to a substantial increase in home working and an 

associated increase in reliance on digital technology for communication. In July 

2020, just over 40 percent of economically active adults in Wales were carrying out 

some of their work from home10, in comparison to less than 15 percent who 

described mainly working from their own home11 between October and December 

201812. As the vaccination programme is rolled out and societal restrictions are 

eased it is anticipated that many home workers will return to their workplaces but 

that periods of home working will remain much more prevalent across the economy 

than the period leading up to the pandemic. The extent to which this will impact on 

the demand for office space and for some of the sites funded through the BFTF 

operation remains to be seen.  

2.26 Following the outbreak of the COVID-19 pandemic, the Welsh Government 

announced, amongst a raft of measures with which to support the economy, that up 

to £5.3m from the Transforming Towns programme would be used to fund 

adaptations to town centres to support traders and improve safety in response to 

the coronavirus. Meanwhile, a further £3.7 million of Valleys Taskforce funding will 

be invested to enhance small town centres in the Valleys region. 

  

                                            
10 ONS (2020), release date 8th July 2020.  
11 Or from the same grounds or building or different places with the home as a base.  
12 ONS (2018) Labour Force Survey – Home workers and non-home workers by UK region 2018. 
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3. Progress  

3.1 Delays in the early stages of the BFTF operation led to multiple reprofiles; however, 

momentum built in spring 2019 and it was maintained through to the outbreak of 

COVID-19 in March 2020. As projects have progressed towards RIBA Stage 3 and 

securing final approval, in several instances, challenges have been identified that 

have been insurmountable and ultimately led to the withdrawal of a project or its 

transfer to another JB (the city and county of Swansea in both instances). The 

reasons behind withdrawals and transfers are discussed in section 4. 

3.2 Of the 22 projects that remain, 13 have been fully approved, construction has 

commenced on nine, and two are complete with at least partial occupation (see 

Table 3.1 below). 

 Table 3.1: BFTF Project Status13  

Project Title  
Status – August 
2019 

Status – October 2020 (Approved in Full 
unless Specified) 

The Terminus Approved – Full Construction Complete – Fully Occupied 

Holyhead Market Hall Approved – Full Construction Complete – Partial Occupancy  

Taff Vale Redevelopment Approved – Full 
Construction Commenced – Anticipated 
Completion in Autumn 2020 

7 Abergele Road  Approved – Full 
Construction Commenced – Anticipated 
Completion in Autumn 2020 

10 The Circle  Approved – Full 
Construction Commenced – Anticipated 
Completion in Autumn 2020 

Costigan's Rhyl  
Approved – In 
Principle 

Construction Commenced – Anticipated 
Completion in Autumn 2020 

Caerphilly Miners Centre for the 
Community 

Approved – Full 
Construction Commenced – Anticipated 
Completion in March 2021 

The Plaza ETC 
Approved – In 
Principle 

Construction Commenced – Anticipated 
Completion in July 2021 

Maesteg Town Hall Approved – Full 
Construction Commenced – Anticipated 
Completion in March 2022 

8 Wind Street  
Approved – In 
Principle 

Construction Commenced – Anticipated 
Completion in March 2022 

Llandeilo Market Hall 
Approved – In 
Principle 

Construction Commenced – Anticipated 
Completion in June 2022 

Quay Stores 
Proposed – [2] in 
Progress 

Construction Yet to Commence – Anticipated 
Completion in December 2021 

                                            
13 BFTF Monitoring Information – August 2019 and 30th October 2020. 



  

21 

Project Title  
Status – August 
2019 

Status – October 2020 (Approved in Full 
unless Specified) 

The Palace Theatre 
Proposed – [1] 
Draft 

Construction Yet to Commence – Anticipated 
Completion in September 2022 

Cardigan Market Hall 
Approved – In 
Principle 

Approved in Principle. Construction 
Commenced – Anticipated Completion in 
December 2021 

Rhyl Queen’s Buildings 
Redevelopment 

Approved – In 
Principle 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in 
December 2021 

Rhyl Post Office – Community Hub 
Approved – In 
Principle 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in 
December 2021 

Cambrian Quay (Cardigan Mash) 
Proposed – [2] in 
Progress 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in 
December 2021 

Albert Hall  
Proposed – [1] 
Draft 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in June 
2022 

Ocky White Building 
Approved – In 
Principle 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in July 
2022 

YMCA Redevelopment 
Proposed – [3] 
Advanced 

Approved in Principle. Construction Yet to 
Commence – Anticipated Completion in 
October 2022 

Former British Homes Stores 
Building14 

Proposed – [2] in 
Progress 

Withdrawal of Original JB. Swansea CC to Be 
JB. Business Plan Expected in Nov. 21. 
Anticipated Completion in Oct. 22 

Alexandra Road Studios (SPACE 
Studios, Dylan Thomas House15)  

Proposed – [2] in 
Progress 

Withdrawal of Original JB. Swansea CC to Be 
JB. Business Plan Expected in Dec. 2020. 
Anticipated Completion in Sept. 22 

Caerphilly Business Park Phase 5C 
Approved – In 
Principle 

Scheme Withdrawn 

St Oswald's Chambers (6 Station 
Road) 

Approved – In 
Principle 

Scheme Withdrawn 

Theatr Elli – Calon 
Proposed – [2] in 
Progress 

Scheme Withdrawn 

Orchard Building, Kingsway 
Proposed – [2] in 
Progress 

Scheme Withdrawn 

Total Funding 
Approved/Proposed 

26 22 

3.3 Figure 3.1 below maps the geographical distribution of the remaining projects in the 

BFTF operation. When reviewing the geographical distribution of projects, it is 

important to restate that BFTF is available only in the West Wales and the Valleys 

Operational Programme. Upon commencement of the operation, a notional 

allocation of funds was assigned to each region: £20m each to North Wales, South 

West Wales, and South East Wales, and £3m to Mid Wales. It is notable that whilst 

                                            
14 As of December 2020, the revised project being taken forward by the and County of Swansea will be referred 
to as the City Centre Hub 
15 The revised project being taken forward by the City and County of Swansea will be referred to as Alexandra 
Road Studios from November 2020. 
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South West Wales, South East Wales, and Mid Wales requested much more than 

the notional allocation (and in South West Wales more than double that allocated), 

in North Wales the projects put forward failed to utilise the entire allocation (and this 

was prior to the considerable rate of attrition that would subsequently take place as 

part of the appraisal and approval process). 

3.4 The figure shows a degree of clustering around the urban conurbations of South 

West Wales, particularly around Swansea Bay (Swansea, Neath, and Port Talbot). 

Whilst the levels of population (and the associated prevalence of town centres) and 

the levels of need and opportunity (in terms of potential sites) will vary considerably 

across the eligible area, the distribution suggests additional influences on the 

propensity to engage with the operation. These are explored further in section 4 of 

the report.  
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Figure 3.1: Geographical Distribution of BFTF Projects 
 

 

 

 

3.5 Table 3.2 below presents an overview of the anticipated funding package for each 

of the remaining BFTF projects. It illustrates the wide range of project sizes (from 

£757,000 for Wind Street to almost £40m for the redevelopment of Taff Vale). 

Moreover, it shows that the programme is anticipated to draw down around £35.2m 

in ERDF funding, should all projects be successfully delivered, with just short of 

£120m invested in BFTF projects. This equates to an ERDF intervention rate of 

29.6 per cent.  

3.6 Based on the allocation in Table 3.2 below, there would appear to be a small 

proportion of remaining funds for the BFTF programme of around £2.8m. BFTF 

programme team staff costs will account for the majority of this funding, leaving just 

over £1m in ERDF funding unallocated.   

                                            
16 As of December 2020, the revised project being taken forward by the City and County of Swansea will be 
referred to as the City Centre Hub 
17 The revised project being taken forward by the City and County of Swansea was formerly known as SPACE 
Studios, Dylan Thomas House. 

No. Project 

1 Holyhead Market Hall 

2 7 Abergele Road  

3 Costigans 

4 10 The Circle  

5 Maesteg Town Hall 

6 
Caerphilly Miners Centre for the 
Community 

7 Taff Vale Redevelopment 

8 Llandeilo Market Hall 

9 8 Wind Street  

10 The Plaza ETC 

11 The Terminus 

12 Rhyl Queen’s Buildings  

13 Cambrian Quay (Cardigan Mash) 

14 Cardigan Market Hall 

15 
Rhyl Post Office – Community 
Hub 

16 YMCA Redevelopment 

17 Ocky White Building 

18 Quay Stores 

19 Albert Hall  

20 
Former British Homes Stores 
Building16 

21 The Palace Theatre 

22 Alexandra Road Studios17 



  

24 

Table 3.2: Funding Allocation (Total Package) by Project (£)18 

Project Title TMF ERDF Other WG Other Total 

Holyhead Market Hall 245,471 572,764 862,000 2,575,000 4,255,235 

7 Abergele Road  183,000 427,000 0 235,000 845,000 

Costigans 62,400 249,600 0 168,000 480,000 

10 The Circle  42,000 100,000 20,000 358,473 520,473 

Maesteg Town Hall 858,000 2,001,990 650,000 4,012,047 7,522,037 

Caerphilly Miners Centre for the 
Community 

214,330 500,103 0 178,608 893,041 

Taff Vale Redevelopment 3,000,000 7,000,000 300,000 29,316,000 39,616,000 

Llandeilo Market Hall 600,000 800,000 0 2,562,600 3,962,600 

8 Wind Street  177,050 315,000 0 264,950 757,000 

The Plaza ETC 2,000,000 3,457,950 0 1,050,050 6,508,000 

The Terminus 469,535 1,062,765 0 400,000 1,932,300 

Rhyl Queen’s Buildings 
Redevelopment 

2,500,000 2,500,000 0 9,097,531 14,097,531 

Cambrian Quay (Cardigan Mash) 162,000 500,000 0 660,000 1,322,000 

Cardigan Market Hall 258,786 603,834 127,600 447,480 1,437,700 

Rhyl Post Office – Community Hub 130,000 520,000 0 350,000 1,000,000 

YMCA Redevelopment 900,000 2,100,000 0 3,201,500 6,201,500 

Ocky White Building 690,542 1,611,266 0 813,450 3,115,258 

Quay Stores 391,772 2,226,228 0 2,482,000 5,100,000 

Albert Hall  1,680,000 3,920,000 0 1,855,321 7,455,321 

Former British Homes Stores 
Building19 

270,000 630,000 500,000 1,648,072 3,048,072 

The Palace Theatre 1,470,000 3,430,000 0 2,100,000 7,000,000 

Alexandra Road Studios20 270,300 630,000 0 1,100,000 2,000,300 

Total Funding 
Approved/Proposed 

16,575,186 35,158,500 2,459,600 64,876,082 119,069,368 

 
 

3.7 Figure 3.2 below sets out the construction timeframes for each project. The bands 

are colour-coded depending on which financial year each project will complete. The 

table illustrates that several projects will complete imminently (and will be the 

priority for research through the evaluation in spring 2021). Furthermore, it shows 

that several projects are at risk of failing to complete by the end of the programme, 

incurring spend upon completion of the operation. 

                                            
18 BFTF Monitoring Information – 17th December 2020. 
19 As of December 2020, the revised project being taken forward by the City and County of Swansea will be 
referred to as the City Centre Hub 
20 The revised project being taken forward by the City and County of Swansea was formerly known as SPACE 
Studios, Dylan Thomas House. 



  

25 

Figure 3.2: Anticipated Construction Timeframes for Each BFTF Project21 

                                            
21 BFTF Monitoring Information – August 2020. Due to the time lapse between Figure 3.2 and Table 3.1, project-specific timeframes may differ slightly. 
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3.8 The following table illustrates the anticipated outputs and results that each project will deliver (Table 3.3).  

Table 3.3: BFTF Core Outputs by Project (November 2020)22 

Project Name 
Jobs 

Accommodated 
(ERDF) 

Investment 
Levered In (£) 

(BFTF) 

SMEs 
Accommodated 

(ERDF) 

Premises 
Created/Refurb’d 

(m2) (ERDF) 

Land 
Developed (Ha) 

(ERDF) 

Gross Jobs 
Created 
(BFTF) 

Taff Vale Redevelopment 1,125 0 20 13,504  0.63 612 

Holyhead Market Hall 22 0 3 736 0.046 3 

The Terminus 100 0 4 1,054 0.13 55 

7 Abergele Road  15 220,000  3 452 0 5 

Caerphilly Miners Centre for the Community 10 0 10 490 0.321 3 

10 The Circle  9 378,473 3 168 0 2.5 

Maesteg Town Hall 19 4,012,047 4 1,784.4 0 9 

Rhyl Queen’s Buildings Redevelopment 100 3,000,000 25 12,081 1.1 35 

The Plaza ETC 40 0 10 1,626 0 10 

Ocky White Building 60 0 3 1,447 0.02 60 

8 Wind Street  47 0 12 462 0.023 30 

Cardigan Market Hall 18 0 12 1,180 0  0 

Costigans 20 110,000 5 324 0 5 

Llandeilo Market Hall 45.9 2,462,600  17 1,249 0 45 

Rhyl Post Office – Community Hub 15 350,000 2 415 0 3 

YMCA Redevelopment 81 0 10 980 0 11 

Cambrian Quay (Cardigan Mash) 66 0 20 1,298 0 22 

Quay Stores 14 0 3 1,000 0 20 

Former British Homes Stores Building 700  0 4 4,000 0 0 

Alexandra Road Studios 23  0 6 1,016  0 0  

Albert Hall  70 0 3 2,630 0 0 

The Palace Theatre 128 0 4 1,544 0 0 

Total 2,727.9 10,533,120 183 49,440.4 2.27 930.5 

                                            
22 Some projects report higher outputs than those displayed in Table 3.3. This is because Table 3.3 presents only those outputs eligible to claim under ERDF or BFTF. Whether 
the output is a BFTF or ERDF output is noted in the first row of the table.  
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Initial value for money assessment 

3.9 An analysis of the target outputs of BFTF-funded projects against project 

costs (as shown in Table 3.4 overleaf) provides a rudimentary assessment of 

efficiency in the output delivery of each BFTF-funded project. Importantly, 

this does not consider the complexity of the sites or the nature of the 

schemes planned and delivered.  

3.10 The BFTF operation business plan23 references benchmarks in relation to 

the cost per output and, specifically, the cost per job created against 

regeneration expenditure associated with ‘industrial and commercial 

property’. Reviewed against central government regeneration spending over 

a two-year period (2008–2009), the cost per net additional job created (and 

uprated to account for inflationary effects) is estimated to be £62,40024. 

Against this benchmark the value for money for the majority of BFTF-funded 

projects looks to be rather poor; however, the nature and complexity of the 

projects funded through BFTF place considerable inflationary pressures on 

this assessment.  

3.11 The business plan also makes reference to two prior examples25 of 

regeneration programmes that are Grade II listed, have architectural merit, 

or have been disused for considerable periods. In both examples the cost 

per square metre of premises created or refurbished offers the most 

appropriate benchmark for comparison with BFTF-funded projects. 

Benchmark costs in relation to this measure range from £2,886 to £3,709 per 

m2; therefore, on average, BFTF projects offer slightly better value for money 

than these schemes.  

3.12 Table 3.4 also shows considerable variance in the anticipated cost per 

output indicator. The business plan template for applications for funding 

through the BFTF operation included a specific section on value for money 

which identified the need for a cost–benefit analysis and a development 

appraisal to demonstrate the viability of each project. Without having sight of 

                                            
23 Welsh Government (2018) Building for the Future – Business Plan V14 (unpublished). 
24 Cambridge Economic Associates et al. (2010) Valuing the Benefits of Regeneration – Economics 
paper 7: Volume I – Final Report, London, Department for Communities and Local Government.  
25 The Old Town Hall, Redhouse, Merthyr Tydfil and Gwyn Hall Neath.  
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the individual project business plans it is assumed that for those projects that 

appear to be inefficient from the perspective of cost per output, the 

quantifiable and non-quantifiable benefits (including long-term benefits) of 

funded projects in terms of outcomes at least partially offset these.  

Table 3.4: Value for Money (Cost-Effectiveness Assessment) 

Project Name 
Total 

Budget (£) 

£ per Job 

Accommodated 

£ per SME 

Accommodated 

£ per Premises 

Created/ 

Refurb’d (m2)  

£ per Gross 

Job Created   

Taff Vale 
Redevelopment 

39,616,000 35,214    1,980,800   2,934     64,732  

Holyhead Market 
Hall 

4,255,235 193,420   1,418,412     5,782  
       

1,418,412  

The Terminus 1,932,300      19,323         483,075             1,833  
             

35,133  

7 Abergele Road  845,000       56,333         281,667             1,869  
          

169,000  

Caerphilly Miners 
Centre for the 
Community 

893,041       89,304       89,304             1,823  
          

297,680  

10 The Circle  520,473       57,830      173,491             3,098  
          

208,189  

Maesteg Town Hall 7,522,037     395,897   1,880,509             4,215  
          

835,782  

Rhyl Queen’s 
Buildings 
Redevelopment 

14,097,531     140,975      563,901             1,167  
          

402,787  

The Plaza ETC 6,508,000     162,700      650,800             4,002  
          

650,800  

Ocky White 
Building 

3,115,258    51,921   1,038,419             2,153  
             

51,921  

8 Wind Street  757,000   16,106         63,083             1,639  
             

25,233  

Cardigan Market 
Hall 

1,437,700    79,872     119,808             1,218  
Unavailable

26 

Costigans 480,000     24,000      96,000             1,481  
             

96,000  

Llandeilo Market 
Hall 

3,962,600     86,331     233,094             3,173  
             

88,058  

Rhyl Post Office – 
Community Hub 

1,000,000    66,667     500,000             2,410  
          

333,333  

YMCA 
Redevelopment 

6,201,500     76,562     620,150             6,328  
          

563,773  

                                            
26 For some projects, at the time of writing, no information had been provided to enable cost 
effectiveness analysis to be conducted.  
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Project Name 
Total 

Budget (£) 

£ per Job 

Accommodated 

£ per SME 

Accommodated 

£ per Premises 

Created/ 

Refurb’d (m2)  

£ per Gross 

Job Created   

Cambrian Quay 
(Cardigan Mash) 

1,322,000     20,030      66,100             1,018  
             

60,091  

Quay Stores 5,100,000   364,286   1,700,000             5,100  
          

255,000  

Former British 
Homes Stores 
Building 

3,048,072        4,354     762,018                762  Unavailable 

Alexandra Road 
Studios 

2,000,300 Unavailable    333,383  Unavailable Unavailable  

Albert Hall  7,455,321   106,505   2,485,107             2,835  Unavailable 

The Palace 
Theatre 

7,000,000       54,688    1,750,000             4,534  Unavailable 

Average 5,412,244 100,110 785,869 2,827 326,819 

3.13 Table 3.5 below provides an overview of how the operation is expected to 

perform against the targets for the BFTF operation as set out in the approval 

letter in November 2018. It illustrates that across targets associated with 

commercial space (which drive target indicators associated with jobs and 

SMEs accommodated and jobs created), BFTF is performing close to profile; 

in relation to gross jobs created, it is performing above profile by a 

considerable margin (38 per cent). In terms of the scale of construction (m2 

created and refurbished and hectares developed) the shortfall against profile 

is 20 per cent and 24 per cent respectively.  

3.14 The operation is also some way short of targets associated with the 

integration of projects with employment opportunities. These figures will 

likely have been affected by COVID-19 (with social distancing and temporary 

closures of schools and FE colleges likely impacting on the number of 

traineeship opportunities); however, it is notable that they have changed little 

since 2019 and are possibly primarily associated with pre-existing 

community benefit clauses for contractors.   
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Table 3.5: Target and Approved Output Indicators  

Output Indicator 
Total (Nov. 

2020) 
Original Approved 
Value (Nov. 2018) 

Variance % Variance 

Jobs Accommodated 
(ERDF)  

2,727.9 3,123 -395.1 -13% 

Investment Levered in 
£000s (BFTF) (**Currently 
being reviewed**) 

10,533 78,633 -68,100 -87% 

SMEs Accommodated 
(ERDF) 

183 198 -15 -8% 

Premises 
Created/Refurbished 
(SQM) (ERDF) 

49,440.4 61,878 -12,437.6 -20% 

Gross Jobs Created 
(BFTF)  

930.5 676.5 254.5 38% 

Land Developed 
(Hectares) (ERDF) 

2.27 2.98 -0.71 -24% 

Total Number of 
Traineeships on the 
project (BFTF) 

52 246 -194 -79% 

No. Traineeship leavers 
progressing to further 
learning (BFTF) 

16 115 -99 -86% 

No. Traineeship leavers 
progressing to 
employment (BFTF) 

28 95 -67 -71% 
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4. Project Progress 

Management and governance  

4.1 One of the challenges that the BFTF operation has faced is a considerably 

lower level of resource (personnel) for managing the operation than that 

presented within the business plan. The reduction in resource was based on 

the rationale that the programme team would draw on additional capacity 

available through the wider Welsh Government regeneration team. The 

complexity of the application process for BFTF funding and the limited 

resource available amongst the programme team had, at times, left JBs 

reporting longer than anticipated response times to queries and business 

plan submissions.  

4.2 Since the inception phase of the evaluation, the BFTF team has experienced 

a degree of change in terms of individuals appointed and roles undertaken. 

This partially reflects the operation’s transition from funding approval to 

delivery (and expenditure). Consequently, there has been a shift in the 

emphasis of support to procurement, expenditure, and the completion of 

claims. What is more, the team has expanded from 3.5 to 4.5 Full-Time 

Equivalents (FTEs), with the appointment of a Programme Manager for the 

operation (Figure 4.1 below).  
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Figure 4.1: BFTF Programme Management Team – December 2020 

 

 

4.3 Whilst the nature of roles adopted by the programme team shifted to reflect 

the transition of the operation to delivery expenditure, the expansion of 

resource amongst the programme team also reflected the need to increase 

momentum in the appraisal and approval of applications to the programme.  

4.4 The addition of the Programme Development Manager also (intentionally) 

brought to the team a staff member formerly employed within WEFO. This 

brought additional knowledge and expertise in relation to European funding 

to the team, which has been widely reported as being of particular benefit to 

the progress of the operation. 
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Procurement support  

4.5 The expansion of the programme team also reflected emerging challenges in 

relation to procurement in some of the first projects to be awarded BFTF 

investment. Following the appointment of the Programme Manager, support 

in this area was prioritised.  

4.6 The challenges associated with procurement varied somewhat from one 

project to the next but were typically related to the use of pre-established 

procurement frameworks for construction, or to procurement requirements 

related to European funding. Issues encountered included: 

 the need for inclusivity of all procurement framework members 

throughout the procurement process, regardless of whether they had 

registered an initial interest in tendering for the works. 

 low, or no interest in tendering for the works (reported due to a 

combination of available funds for the construction works and/or the 

complexity of the requirements and less appetite for refurbishment 

schemes in comparison to new builds). 

 the need to procure for additional/extension works should alternative 

moneys become available, or the project has distinct phases.  

 quotes for the work being more expensive than anticipated, 

necessitating re-tendering, or revisiting the cost estimates for the project.  

4.7 Reflecting on the revisions to the programme team, all stakeholders within 

the Welsh Government and JBs felt that they had been positive adjustments. 

The changes have helped to strengthen the relationship between WEFO and 

the programme team and led to improvements in communication with JBs 

(although frustrations amongst JBs regarding the continued lack of direct 

dialogue with WEFO remain). 

Integration with the wider Welsh Government regeneration team  

4.8 The wider regeneration team in the Welsh Government are shifting their 

focus of operation from specific funding initiatives and projects towards an 

approach that operates under the consistent messaging of the Transforming 

Towns brand to help provide an impression of a more seamless offer. This 



 

34 
 

adjustment reportedly helps to address issues of confusion in relation to the 

list of regeneration ‘products’ available, as well as aiding the integration of 

regeneration activities offered through TRI, the Town Centre Loan Fund, and 

the Green Infrastructure and Biodiversity Fund with the BFTF operation. This 

has been further facilitated by an increased prevalence of collaborative 

meetings (between the regeneration team in the Welsh Government, BFTF, 

and representatives of the local authority JBs), which, again, has been 

reported to be a positive shift towards more integrated regeneration activities 

at the local level. Examples of these include the City Centre Hub project27, 

which, for example, is drawing on BFTF, TRI, and Town Centre Loan 

funding. 

4.9 In addition to the shift in focus, in the majority of regions, joint meetings 

between local authorities, the BFTF programme team, and the wider 

regeneration team occur with increased frequency. In South West Wales 

these are described as monthly liaison meetings in which all regeneration 

projects are reviewed (regardless of funding source). In doing so this is 

reportedly helping to further improve the clarity and consistency of 

messaging regarding town centre regeneration. 

4.10 It is acknowledged by stakeholders that there is further progress to be made 

in this regard, with full integration of regeneration provision somewhat 

constrained, whilst intervention-specific programme teams and funding 

sources (with their own specific requirements) remain. However, this 

approach has been particularly useful in bringing further capacity and 

expertise to JBs where resources have diminished because of austerity 

measures in recent years.  

Progress in delivering BFTF  

4.11 As outlined within section 3, progress made in the BFTF operation over the 

last two years has been noteworthy, with 13 projects securing full approval 

and nine projects having commenced on-site works as of November 2020. 

                                            
27 The revised project being taken forward by the City and County of Swansea was previously known 
as the former British Homes Stores Building. 
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4.12 The rate of progress for each project is influenced primarily by the 

complexity of each project, but also by the capacity, expertise, and 

appetite/ability for risk within the JB.  

4.13 The structure of the approval process (with confirmation of funding only 

provided once a degree of cost certainty is secured by achieving RIBA Stage 

3) necessitates JBs to carry the risk on the initial costs of projects so as to 

enable them to reach that stage. In having to carry that risk, the operation 

alienates private and third sector applicants: 

‘We were warned about the complexity…so we were told that 

it would be long and difficult ... but still felt it would be okay, 

but it outstretched anything else I’ve personally been involved 

in.’ (Joint Beneficiary) 

4.14 Some JBs, with the City and County of Swansea being one such example, 

have provided considerable resource to not only their own projects but also 

others within the city that have been led by the private sector. For other JBs, 

the relative lack of work and capacity to take projects forward has meant that 

progress has been slower. However, the vast majority of projects, by their 

very nature, are incredibly complex, with sites/buildings in a state of disrepair 

and of considerable heritage value, all factors as to why the sites have not 

been brought forward in the past and illustrative of why unforeseen costs or 

other issues are not uncommon: 

‘Funding has been huge. We had a figure in mind with RIBA 

Stage 3 — and with BFTF you put in a business case but you 

don’t really know what the costs are — and we were about 

£1m under budget for this, so this was stressful in terms of 

value engineering and the local authority had to put more 

money in.’ (Joint Beneficiary)  

4.15 For the programme team, the degree of support that they have needed to 

provide has, in turn, fluctuated, with more intensive support typically required 

by third sector and private sector JBs.  
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Outbreak of COVID-19 pandemic  

4.16 The outbreak of the COVID-19 pandemic has affected progress on projects. 

During the initial phase of the first national ‘lockdown’ (particularly 

March/April 2020) where construction had commenced, in most instances it 

was temporarily halted. Subsequently, construction recommenced in all 

projects, but social distancing restrictions reduced the volume of labour 

available on some sites, whilst supply chains have been affected in the 

majority of projects. Typically, this has led to, on average, a three-month 

extension in construction timeframes.  

4.17 Wider implications of the COVID-19 pandemic relate to the shift to remote 

working and an acceleration in changing the usage of town centres 

(particularly consumer habits of purchasing goods and services online). 

Despite the range of response measures with which to protect businesses 

and employees, retailers, and those in the hospitality sector (both of which 

are prevalent within town centres) have been affected most by the 

pandemic. National organisations within these sectors have been 

announcing job losses and branch closures with concerning frequency, 

whilst employers are looking to reduce the volume of commercial (office) 

space that they require in order to reflect a more blended (remote and office-

based) form of operation.  

4.18 For BFTF projects, with a key target output of the number of jobs and SMEs 

accommodated, this has raised some concerns. However, many of these 

projects offer flexible accommodation and the opportunity for jobs closer to 

home in local towns (offering an alternative to commuting to cities). 

Moreover, there has been scope in some projects to adjust the internal 

design so as to better reflect likely changing consumer demand: 

‘…we have made an immediate reaction to tweak a few bits 

on the design of the building, created a couple of bigger open 

plan areas, to encourage more hub related activity as 

opposed to office lets…and we can reinstall [office provision] 

as demand will likely be for more flexible arrangements — 

people coming in a couple of times a week’ (Joint Beneficiary) 
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4.19 Meanwhile, others consider that the changing consumer requirements may 

lead to increased demand for provision in their location: 

‘We believe there will be demand in the rural areas — a lot of 

people looking to move to rural areas and wanting better 

quality of life and lower costs.’ (Joint Beneficiary)  

Cost escalation  

4.20 Uncertainty, heightened by the pandemic, associated with materials and 

supply chains has led to increased volatility in costs. Consequently, firms 

have reportedly been pricing in some of this uncertainty (particularly within 

existing procurement frameworks), leading to further cost inflation for 

construction schemes. Consultations with project leads took place prior to 

the arrival of the ‘second wave’ of COVID-19 infections and the subsequent 

‘firebreak’ across Wales, and several stakeholders alluded to a risk of further 

cost increments, were a second wave to arrive.  

4.21 Within the inception phase of the evaluation, concerns had been raised 

regarding the lack of flexibility to adjust (increase) ERDF investment in 

response to unforeseen increases in project costs. Most cost estimates were 

derived from the regional prioritisation process of 2015. Cost estimates at 

this juncture for many of the projects ultimately funded lacked the necessary 

thoroughness and had perhaps built-in insufficient contingencies, particularly 

for heritage, derelict and complex projects of this nature. 

Withdrawals 

4.22 Whilst considerable progress has been made on those projects that remain 

in the BFTF operation, there has been a degree of attrition, with four projects 

over the last 12 months withdrawing from the operation and four projects 

transitioning (or in the midst of transitioning) to another JB. 

4.23 Withdrawals have been influenced by the escalation of costs (which have 

undermined the financial feasibility of projects) and the inability of JBs to 

meet the cost escalation through other funding sources or the lack of 

financial security with which to progress. For one private-sector-led project, 

the cost increments, the increased level of match funding and the need to 
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fulfil programme outcomes (which, in turn, influenced the building design) 

were ultimately too great a risk to take on for the applicant.  

4.24 Another project (which, again, was private-sector-led) withdrew due to 

heightened uncertainty in the commercial market (reportedly linked to 

COVID-19 and Brexit), combined with the length of time for which they had 

been required to commit their share of the funding whilst waiting on approval 

of the business plan. A further project’s financial viability upon completion in 

the short to medium term had been called into question because of social 

distancing measures associated with COVID-19 and, ultimately, led to its 

withdrawal.  

4.25 For private sector leads, there have been several instances in which they 

have struggled to overcome issues arising from the due diligence process or 

been overwhelmed by the sheer volume of work (and the associated lack of 

available capacity) required in order to secure the funds. Furthermore, there 

have been frustrations surrounding the perceived restrictions associated with 

procurement processes that have limited the degree of flexibility available to 

a JB in the face of cost increments. Moreover, there were expectations 

(which ultimately proved to be unrealistic) amongst private sector leads with 

regard to the speed at which they anticipated projects would progress, with 

their own internal planning based on timeframes that emerged as being 

wholly unachievable.   

4.26 Further challenges were faced in relation to upfront costs (including those 

associated with due diligence on the developer) or the costs associated with 

design and feasibility. For some JBs these costs have been too great to 

invest (at risk) in, influencing their withdrawal. 

4.27 It should be noted that whilst there have been frustrations shared with regard 

to the bureaucracy, complexity and timeframes of the operation, there was 

also recognition that the programme team had worked with local authorities 

to try to identify an appropriate solution within the restrictions faced. In some 

instances, this has led to a transfer of the lead applicant (JB) to the local 

authority, particularly in Swansea (wherein the local authority has assumed 

the role of the JB on several projects).  
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Risks to delivery 

4.28 When considering risks to the successful delivery of the operation, several 

stakeholders referred to fears that a prolonged second wave of COVID-19 

and the associated lockdowns may delay or halt progress in project builds. 

Furthermore, there remain ongoing concerns surrounding the availability of 

materials, with plasterboard and plaster generally being notoriously difficult 

to source during the first lockdown.  

4.29 The lengthy processes associated with securing finance and progressing in 

each project are also considered a key risk for JBs, particularly where they 

are drawing on a package of investment from multiple funding sources with 

the varying timeframes for incurring eligible expenditure. Aligning the 

drawdown of funding from different funders is something of a juggling act to 

ensure that cash flow is sustained so as to ensure the successful fulfilment 

of projects.  

4.30 Collectively, these delays raised concerns amongst stakeholders with 

respect to the ability to complete build programmes within the timeframe for 

the programme, as illustrated by Table 3.2 in section 3.  

4.31 Concerns surrounding the occupation and ultimate usage of each facility 

were less prevalent amongst JBs. As outlined previously within this section, 

there is a sense that the new facilities will remain suitable for the changing 

needs for office accommodation, with the ability to flex the offer within the 

premises in order to suit needs. What is more, several felt that interest from 

SMEs in the facilities being developed, given the location and nature of the 

premises, may even have been enhanced because of changing work 

practices and shifts in demand/expectations for work.  

4.32 There also remain concerns surrounding further escalations in costs, 

particularly for those projects that are yet to reach RIBA Stage 3 (Spatial 

Coordination) or 4 (Technical Design). For those in which a local authority is 

JB there is hope that any cost escalations will be small and can be covered, 

whilst for other JBs there is also hope that they may be able to secure 

unused ERDF funding through the BFTF operation as a result of project 

withdrawals.  
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5. Cross Cutting Themes 

5.1 All operations funded through European Structural Funds must integrate 

Equal Opportunities, Gender Mainstreaming, and Sustainable Development 

as CCTs, as well as taking action in Tackling Poverty and Social Exclusion. 

WEFO have developed a CCT assessment form which sets out, through 

extracts from each JB business plan, proposals in relation to CCTs. The 

form requires JBs to report progress against fulfilling these, with progress 

monitored through review meetings with each JB, whilst the CCT team at 

WEFO will follow up where possible to ensure continued compliance with 

what each JB has proposed.  

5.2 Table 5.1 below provides an overview of the total number of individual CCT 

case-level indicators against 12 of the BFTF-funded projects (data has not 

been provided on projects yet to be approved). It illustrates that all projects 

have sought to engage Disabled Access Groups and that the majority have 

implemented positive measures with which to assist disabled people. In 

relation to Sustainable Development, all projects have sought to implement 

resource efficiency measures and the majority have proposed an 

organisational travel plan, the development of local supply chains, and site 

environmental management plans.   

Table 5.1: Cross Cutting Theme Case-Level Indicators28  

CCT CCT Indicator 
Number of Projects: 

Proposed Fulfilled 

Equal 
Opportunities and 

Gender 
Mainstreaming 

 

Positive Action Measure – Disabled People 8 4 

Positive Action Measure – Older People 1 1 

Positive Action Measure – Young People 2 1 

Positive Action Measure – Other (Health and 
Well-Being Activities) 

2 1 

Positive Action Measure – BME People 2 1 

Disabled Access Group Engagement 12 6 

Activity Supporting Speakers of Welsh 
Language 

7 5 

Activity Promoting the Welsh Language 3 0 

Equal Pay Activity 2 1 

                                            
28 BFTF Monitoring Information – CCT Case-Level Outputs, November 2020. 
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CCT CCT Indicator 
Number of Projects: 

Proposed Fulfilled 

Sustainable 
Development  

 

Integration of Green Infrastructure 6 2 

Integration of Blue Infrastructure 1 1 

Support of Biodiversity on a Site Funded 
through SFs 

6 3 

Development of an Organisational Travel Plan 
and Sustainable Transport Initiative 

7 4 

Resource Efficiency Measures 12 6 

BREEAM Excellence 2 1 

Local Supply Chain Development 7 3 

Site Environmental Management Plans 7 3 

Use of Sustainable Urban Drainage Systems 
(SUDSs) Where Applicable 

2 0 

Attainment of CEQUALL for Construction 
Activity 

0 0 

Develop an Eco-code 2 0 

 

Tackling Poverty 
and Social 
Exclusion 

Organisations Paying the Living Wage 2 1 

Community Skill-Building Activity 5 2 

Volunteering Schemes 2 2 

Mentoring Advocacy Activity 1 1 

 

CCT General 

Developing/Engaging CCT Champion 12 0 

Integration of Social Clauses 12 0 

Stakeholder Engagement Good Practice 
Activity 

8 0 

CCT Staff Training Programme Introduced 1 0 

Activity Supporting CCT Indicators (in 
Projects/Objectives Where the Indicators Are 
Not Present) 

1 0 
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Equal Opportunities 

Accessibility  

5.3 Approaches to the integration of Equal Opportunities (particularly through 

accessibility of the completed projects) have been particularly prevalent in 

the design process of funded projects. As a minimum, funded projects are 

required to be compliant with the Disability Discrimination Act (DDA), 

whereby they are required to take reasonable steps to provide access to 

disabled people. As outlined in Table 5.1 above, all projects have sought to 

engage Disabled Access Groups at the design stage in order to secure 

feedback on designs and accessibility, with alterations being made where 

possible. 

5.4 A host of examples of adjustments to designs are evident amongst the 

projects, including reductions in the gradients of walkways and car parks to 

aid (in particular) wheelchair users and those who are restricted in their 

mobility, as well as the allocation of additional disabled spaces within car 

parks. In refurbishment projects, staircases are being removed (and 

replaced with lifts) and routeways widened. 

5.5 In 10 The Circle, wherein there is expected to be a high level of visitor 

usage, there are also plans for contrasting colours of walls, floors and door 

frames to allow easier navigation through the building; an induction loop for 

people with hearing aids (portable ones are available); and British Sign 

Language interpreters, particularly during presentations (if they are required).  

5.6 There are also examples of projects in which works are leading to the 

addition of accessible facilities in town centres that were otherwise 

unavailable. For the Ocky White project, as part of the consultation events 

with local access groups, one of the requests was for a fully accessible toilet 

(sometimes referred to as a Changing Places room/toilet). These rooms are 

more spacious than standard disabled facilities, thereby enabling carers to 

help disabled adults to use them. It was identified through the consultation 

process that there are no such facilities in Haverfordwest; consequently, 

adjustments were made to the design of the building, with a reduction in 

commercial space and an increase in project costs to enable its installation. 
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The facility will become a resource for the town and its users (rather than 

being purely for users of the building). It is understood that a similar facility 

will be installed as part of the works on Maesteg Town Hall and Quay Stores: 

‘One of the things that came out of the requirement for CCTs, 

we had to engage with a disability group, and chances are we 

would not have done that without the grant, but we have and 

are now installing a Changing Places toilet in the building. We 

took floorplans to the meeting and it was really successful, 

and we were able to resolve the challenge in the meeting. 

Same with Design Council of Wales, and they gave some 

really useful feedback about the entrance area and we would 

not have done this without them.’ (Joint Beneficiary)  

5.7 However, projects have faced challenges through a combination of 

constraints associated not only with listed building status but also with 

insufficient resources being available to address accessibility issues, 

including in one instance the inability to install a lift to widen accessibility to 

the upper floors of a funded building. Challenges in fulfilling accessibility 

requirements will be explored in further detail as part of the final evaluation 

and through case study activity.  

5.8 Positive action measures for the various groups include opportunities for 

young people to engage and interact with the build programme (see 

Community benefits below), including participating in demonstrations, 

courses and activities that offer exposure to the building and conservation 

professions. For several projects, particularly those with a strong heritage 

nature, older residents are being engaged through memory intiatives to 

provide reminiscence work on the projects (including the illustration of 

memories or the display of photos on hoardings). As more projects 

commence and complete construction, further examples of positive action 

measures will emerge, which will be reflected in greater depth within the final 

evaluation and the case studies.  
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Community benefits  

5.9 All construction schemes are required to include community benefit/social 

clauses in the build programme. Where JBs have procured contractors 

through an existing construction framework, community benefit requirements 

are integrated within that exercise. Community benefit practices have 

included, prior to the commencement of the build programme, ‘meet the 

contractor’ events to encourage and promote opportunities for local suppliers 

to fulfil tasks as part of the build programme. As part of the final phase of the 

evaluation, construction spend will be mapped to assess the level of success 

in procuring local suppliers to complete the works. It is understood that in 10 

The Circle they have been particularly successful in securing local suppliers, 

with all of the suppliers of the local contractor being based within a five-mile 

radius of the site. 

5.10 Some elements of community benefits have, however, suffered because of 

restrictions arising from the COVID-19 pandemic, including the attendance of 

school or college groups at construction sites. In addition, taking on 

apprentices or work placements has also been affected by the pandemic. 

Again, the relative success of these elements of community benefit clauses 

will be explored with each project as part of research associated with the 

final phase of the evaluation. 

Tackling Poverty and Social Exclusion 

5.11 A suite of training, education, and volunteering programmes as part of the 

build and operational process of funded projects is being made available in 

order to aid the establishment of links with the local labour market and with 

WG-funded employability programmes (such as Communities for Work) and 

local ESF-funded initiatives (including ADTRAC); however, the extent of 

linkages is dependent on the operational usage of the facility (the JB can 

have only limited influence on the accommodated SMEs’ plans for 

recruitment). These linkages, where they are associated with the 

construction phase of each project, have been challenging to fulfil as a result 

of restrictions associated with COVID-19, which has restricted placement 
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and engagement opportunities due to social distancing and the temporary 

closure of schools and FE colleges.  

5.12 The extent to which opportunities have been realised (and the challenges 

encountered) in engaging with employability programmes will be subject to a 

more extensive review as part of the case study exercise in the final phase 

of the evaluation; however, there are a number of emerging examples in 

which these opportunities are being realised.  

5.13 The Plaza is working with the local YMCA, who have accommodation nearby 

and will use the cafe planned for the facility as part of a training and back-to-

work programme for their residents. Furthermore, the facility plans to house 

a health and well-being gym. The emphasis of the provision is on being 

inclusive to all, with a particular aim to attract those who would not typically 

access a gym to aid social inclusion and promote the benefits of health and 

well-being. 

5.14 At 10 The Circle, three local employment opportunities had been created, 

including for a Communities for Work participant who has recently gained 

employment as a labourer on the site, with the contractor working closely 

with the local authority to promote further training and work placement 

opportunities. At Cardigan Market Hall there are plans for the use of pop-up 

stalls, training, and practice-trading opportunities, whilst at 7 Abergele Road 

(Colwyn Bay) the contractors have worked with ADTRAC and OPUS, both of 

which are local ESF projects supporting young people not in training or 

education. Furthermore, at Taff Vale a suite of community skill-building 

activities will be delivered to local residents from the mixed-use hub that 

forms part of the project.  

Welsh language  

5.15 In relation to the promotion of the Welsh language, JBs have mainly 

responded in a statutory manner in line with the Welsh Government’s Welsh 

Language Scheme, the Welsh language (Wales Measures 2011), and, 

where a local authority is the JB, the local authority’s own Welsh language 

policy. This has typically involved all promotion and publicity material 

(included signage throughout the sites) being presented bilingually and 
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treated equally, as well as all press releases and social media posts being 

issued in both languages simultaneously. All recruitment procedures are 

available to be processed in Welsh and English.  

Sustainable Development 

5.16 The majority of projects involve the refurbishment or refit of a building. In 

these projects it is understood that securing a Building Research 

Establishment Environmental Assessment Method (BREEAM) standard is 

not required; however, there is an expectation that awareness of BREEAM 

be maintained and promoted throughout the construction works, with an 

active pursuit of energy-efficient designs where possible. As a new build, 

Taff Vale is going to secure a BREEAM ‘Very Good’ rating, whilst other 

projects have, through refurbishment, promoted energy efficiency (including 

Cardigan Market Hall).   

5.17 All projects are required to meet Welsh Government/WEFO targets in 

relation to recycled materials. It is expected that 10% of the total value of 

materials used derive from recycled and reused sources and that at least 25 

per cent of aggregates derive from secondary or recycled sources. Holyhead 

Market Hall has, for example, local green mica schist quarried from Anglesey 

in the building as well as local Penrhyn slate. It is understood that all projects 

are reporting that they are meeting their waste and recycling targets.   

5.18 For buildings being refitted or refurbished there have been a host of energy-

saving measures pursued, including the use of grey water systems. In many 

cases, however, as listed buildings, these adjustments can be costly against 

a background of limited resources and cost escalations. JBs have sought to 

achieve as close a balance of conservation, resource efficiency, and cost 

efficiency where they can. 

5.19 Once buildings become operational, further measures are planned, including 

the use of time-limited taps and water storage facilities, as well as 

conventional dual-flush toilets. Designated recycling areas have been 

identified where it is anticipated that potential tenants will adhere to the local 

authority’s waste collection and recycling policy.  
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5.20 There are also examples of encouraging biodiversity following completion. At 

the Caerphilly Miners Centre for the Community, for example, there are 

plans for the Gardening Group to undertake wildflower planting and 

potentially install bee hotels and dovecote bird boxes.  

Alignment with the Well-being of Future Generations Act (2015)  

5.21 In addition to reflecting on BFTF projects’ approach to the promotion of 

CCTs, it is possible to illustrate various examples of how BFTF-funded 

projects are typically aligning with the goals of the Well-being of Future 

Generations Act:  

 A prosperous Wales – through alignment with local employment 

initiatives and supporting recruitment of the long-term unemployed, 

offering, primarily via community benefit clauses, opportunities and 

openings for new entrants into the construction industry, particularly via 

traineeships, apprentices, and work experience placements. 

 A resilient Wales – through flood mitigation as well as biodiversity 

protection and enhancement. Examples are illustrated above within the 

Sustainable Development CCT; however, there is a further example 

within the Taff Vale project in which measures for birds and bats 

(including boxes for swifts, house sparrows, and roosting bats as well as 

nest tunnels for use by sand martins and kingfishers) have been 

incorporated. The River Taff is also being protected from pollution during 

the construction phase. 

 A healthier Wales – it is reported that the contractor at Taff Vale has 

supported the Welsh Government’s “Food and Fun” School Holiday 

Enrichment Programme, whilst the well-being gym at The Plaza provides 

further evidence of alignment. 

 A more equal Wales – through the application of community benefit 

clauses across the BFTF projects and, in particular, through integrating 

with local employability schemes to provide employment, training or work 

placement opportunities, especially to young people who are Not in 

Education, Employment or Training as well as to other individuals who 

have protective characteristics.  
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 A Wales of cohesive communities – through community engagement 

in the design process for the projects, including engagement with 

disabled groups, as well as in larger projects, such as Taff Vale, via the 

use of a Community Liaison Manager who is delivering a programme of 

community engagement, social values, and community benefits 

including a community legacy project during the construction phase.  

 A globally responsible Wales – through the use of travel plans and/or 

the promotion of sustainable transport initiatives, such as at The Plaza, 

wherein the nearby transport hub is being actively promoted. 

 A Wales of vibrant and thriving Welsh language – through all forms of 

project publicity being bilingual, as outlined within the CCT subsection.  
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6. Reflections on the BFTF Operation 

Context and implementation  

6.1 The BFTF operation remains closely aligned with Welsh Government policy 

on regeneration, which, as a policy agenda, has risen rapidly in terms of 

priority as a result of the impact of the COVID-19 pandemic. Indeed, BFTF is 

widely considered amongst stakeholders and JBs to be part of the critical 

response to the issues faced by town centres and has become a key 

intervention tool in the sustainability and recovery of town centres. 

6.2 The process of applying for the programme was convoluted, complex, and 

compounded by lengthy delays. Whilst there is a strong regionalisation 

agenda associated with governmental policy in Wales, BFTF regeneration 

projects tend not to be regional in scale, scope or influence. Notional 

regional funding allocations and regional prioritisation exercises adopted in 

the implementation of the BFTF operation appear to have been of limited 

value. However, close alignment with or integration with a local master 

plan/strategy for a town has typically been synonymous with some of the 

stronger project ideas that ultimately secured BFTF funding. 

Recommendation 

Localised but strategic approaches to regeneration planning and delivery of 

this scale should be prioritised over regional collaboration, particularly where 

a project has a minimal, if any, displacement effect on other 

existing/potential regeneration activities in the region.  

6.3 Several stakeholders felt that some of the requirements and expectations for 

JBs to secure approval for BFTF funding may have been better articulated 

earlier on within the operation. For prospective JBs, knowing the full scale of 

what was involved may have led to less protracted negotiations and earlier 

attrition of some applications, thereby enabling a shift and focus of resource 

on those projects most likely to secure approval. Following the regional 

prioritisation, a series of events through which to illustrate the tasks involved 

and encourage collaborative discussions may have led to an increased 

quality of business plan and the earlier attrition of projects that have 

subsequently been withdrawn.  
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Recommendations 

A more collaborative approach in the design and development of prospective 

projects should be adopted to help bring regeneration schemes forward at 

an appropriate time to help expedite their implementation.  

The continued use of networking events as the operation progressed for 

discussing and sharing lessons learnt and good practice would have been 

welcomed by JBs. Furthermore, they would have provided an efficient route 

for the consistent sharing of messaging on, for example, requirements and 

guidelines. 

6.4 The implementation of the BFTF operation was further hindered by the level 

of resource available amongst the BFTF programme team and through the 

implementation of a governance structure that necessitated two-stage 

processes for approval, firstly by the BFTF programme team and then by 

WEFO. This led to frustrations amongst JBs regarding the length of the 

process and the inability to engage in dialogue directly with WEFO to 

address the issues identified.  

6.5 Stakeholders also reflected on the fact that, in hindsight, enforcement should 

have been taken up where there were challenges surrounding building 

ownership. The Welsh Government regeneration team have recently taken 

on an enforcement expert who in future schemes should help to accelerate 

the process of site acquisition and the transition to a local authority lead 

where, prior to that transition, the site is held outside of the public sector. 

Delivery 

Processes and relationships 

6.6 The provision of additional resources amongst the BFTF programme team 

has been warmly welcomed by JBs, with many citing a substantial 

improvement in the levels and quality of communication following these 

changes. Bringing in personnel with direct involvement and experience in 

WEFO to the programme team was a highly effective response and has 

overcome many of the issues surrounding communication to which JBs had 

referred during the inception phase, helping to strengthen relationships 

considerably.  



 

51 
 

Recommendation 

Sufficient resource needs to be built into lead beneficiary teams from the 

outset to help facilitate responsive and productive engagement and 

communication with JBs.  

6.7 The success of projects funded through the BFTF operation remains heavily 

dependent on JBs’ (primarily local authorities’) available resources, strategic 

leadership, and the associated willingness to take risks with projects and the 

relative resources within each local authority to help drive each project 

forward through a complex and bureaucratic process of approval.  

Fidelity of the delivery model  

6.8 The complexities of the process and the risks associated with participating in 

the BFTF operation have influenced some of the attrition encountered, 

particularly where the JB has been a private sector organisation. Third sector 

organisations have also found the process to be particularly challenging, 

which does raise the question as to whether the operation is better suited to 

local authorities than to the private and third sectors.  

6.9 For local authorities, limited resources (personnel) with which to drive these 

projects forward can also influence their appetite to engage with BFTF. 

Whilst the Transforming Towns agenda and the response to the COVID-19 

pandemic have led to the prioritisation of town centre regeneration, the 

introduction of additional schemes through which to respond to these issues 

has placed further pressure on local authorities who are operating with finite 

resources.  

6.10 The operation provides funding of a scale that is necessary to tackle the 

particularly challenging and prominent buildings and derelict sites in and 

around town centres (offering greater levels of investment than those offered 

through the TRI programme). With this scale of funding there is considerable 

risk and match funding required. This has dissuaded some authorities from 

engaging with the operation. For other local authorities, the BFTF operation 

and the opportunities presented through it have been something of a ‘game 

changer’ in terms of their attitude and approach towards these sites, 

recognising the scale of opportunities presented through the operation and 
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viewing these as long-term, strategic investment opportunities for town 

centres.  

6.11 Furthermore, whilst obtaining funding through the operation is a complicated, 

bureaucratic process, the BFTF team have offered a useful degree of 

flexibility, particularly in relation to timescales for investment and in 

identifying alternative solutions with which to minimise the rate of attrition 

and the ultimate withdrawal of applications. As one JB described, ‘it has 

enabled us to address issues on a scale that we haven’t been able to do 

previously’. 

Recommendation 

A more flexible model of support for regeneration from one authority to the 

next may be required to help address the imbalance in resources, the 

attitude towards risks, and the appetite to engage in regeneration across 

local authorities.  

6.12 In some instances in which JBs have secured approval for projects, 

unexpected challenges associated with procurement have emerged. The 

use of frameworks to procure for works has been a common approach for 

JBs and offers considerable efficiencies in the procurement process. 

However, the use of frameworks can prove to be problematic if there is 

limited appetite amongst those on the framework to compete to deliver on 

complex projects and/or the costs that they propose are far in excess of 

those budgeted. Procuring through open-market tendering may generate 

greater levels of interest but is more resource-intensive and can extend 

procurement timeframes considerably.   

6.13 The biggest challenge faced by applicants to BFTF has related to the 

escalation in costs for each project. It is reported that applicants had typically 

built-in contingencies to their budget of around 10 per cent, however, there 

are reports that some projects have suffered from escalations in costs of 

around 60 per cent. These have been influenced by several factors:  

 the time lapsed (and the inflationary effect) since the application was 

initially submitted as part of the regional prioritisation process.   
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 the complexities of the sites involved and the fact that prices were 

estimated prior to detailed design and investigative works. 

 contractors pricing in risk to their construction quotes because of the 

COVID-19 pandemic, and 

 increased volatility in the price of materials and the heightened 

uncertainty surrounding supplies (and suppliers). 

Recommendations 

With sites of this nature/complexity, where financial allocations are fixed, the 

implementation of a minimum threshold of contingency should be 

considered.  

In addition to fixed contingency thresholds, the provision of revenue funds 

with which to undertake initial exploratory/feasibility studies for projects 

should help to provide slightly more cost certainty and reduce the risk of 

massive escalations in cost. Furthermore, it may facilitate a greater number 

of authorities bringing potential regeneration projects forward for investment.  

6.14 The relative flexibility of the timeframe associated with spending ERDF 

monies has illustrated to JBs the value of BFTF. Some projects funded 

through the operation have transitioned through various iterations of Welsh 

Government regeneration programmes (e.g. VVP) and necessarily so, given 

their complexity. The ability to replicate this approach but with a more 

efficient process of appraisal and award would be greatly valued by local 

authorities, particularly where annualised funding restrictions could be 

reduced or avoided.  

Recommendation 

For future funding programmes/sources, opportunities to reduce or remove 

annualised funding restrictions should be explored.  
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6.15 Whilst there is relative flexibility in relation to annualised spending, despite 

an extension to the timeframes of BFTF, the combination of project 

withdrawals and construction delays associated with COVID-19 means that 

failure to successfully incur the allocated expenditure within the operation’s 

timeframe remains a possibility. Securing WEFO and NRIP approval for 

those projects that still require approval and the successful procurement of 

lead contractors are clear priorities for the operation to fulfil this aim.  

Progress against output indicators 

6.16 The operation is delivering close to target (within 15 per cent) regarding jobs 

and SMEs accommodated, with a greater shortfall (20–25 per cent) against 

target with regard to land developed and the scale of premises 

created/refurbished. There is a substantial shortfall in relation to the levels of 

investment levered in for the programme (although clarity surrounding the 

origins and true scale of this shortfall is being reviewed by the operation 

team) and on the number of traineeships on the project. The COVID-19 

pandemic brings about limited opportunities for work placements and 

traineeships/apprenticeships during the construction phase of funded 

projects and whilst there will be scope for further traineeship opportunities of 

this nature once sites become operational, it is unlikely that the target will be 

met. This, in turn, will affect the extent to which projects can attribute activity 

to the result indicator for BFTF of reducing the local level of claimant count 

unemployment. 

Establishing links with the local labour market  

6.17 There are several examples in section 5 of this report of funded projects 

linking with the local labour market; once again, however, the COVID-19 

pandemic will have impacted on the ability of projects to do so. As more sites 

gain approval, commence construction and then become operational, further 

opportunities to link with the local labour market will arise. However, the 

ability to encourage accommodated SMEs, for example, to utilise the local 

labour market is limited and there is a danger that this element of the 

operation may gain limited success. 
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Recommendation 

For the final phase of the evaluation to explore (in depth) the approaches to 

linking with the local labour market, to ascertain the approaches taken and 

the success with these, alongside the challenges encountered.  

Progress against Cross Cutting Themes 

6.18 The CCT assessment form for each BFTF-funded project illustrates a useful 

breadth of activities proposed by applicants that contribute to the CCTs. With 

only two projects completed and many yet to commence, progress against 

the CCTs remains difficult to judge. It is understood that CCT monitoring is 

planned by the BFTF programme team, which will aid the assessment of 

progress against this objective.  

Recommendation 

For the case study activity to include a target review of progress against the 

CCTs (including the challenges and opportunities that have emerged 

through delivering them). 

Future regeneration activity 

6.19 In terms of future regeneration activity, stakeholders reiterated the desire for 

a local allocation of revenue to enable the funding of resource to undertake 

feasibility studies or in providing additional capacity to the JBs to help 

developers through the process. It is understood that the Welsh Government 

have recently made available a small amount of revenue funding to aid this 

process.  

6.20 In addition to the provision of revenue, the adjustments to the approach of 

the wider Welsh Government regeneration team under the Transforming 

Towns umbrella, alongside a closer working relationship with the BFTF 

programme team, have been welcomed by JBs. The alignment of activity 

with the Transforming Towns agenda provides a welcome consistency with 

regard to the message and assists in the integration of regeneration with the 

priorities of other public sector policy areas (e.g. employability, health and 

well-being). This type of integrated response will be of crucial importance in 

response to the challenges that town centres are currently facing.   
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Next steps for the evaluation 

6.21 Case study fieldwork is planned to commence in late spring 2021; however, 

this may be affected by the ongoing challenges associated with the COVID-

19 pandemic.  

6.22 Fieldwork for all projects (research with accommodated SMEs, the mapping 

of expenditure, and a review of the construction process) will be delivered on 

a rolling basis and, where possible, undertaken 6–9 months following project 

completion. 

Case studies 

6.23 The following projects have been selected as case studies for the evaluation. 

The timing of the build schemes for these projects will influence engagement 

(with the approach replicating the aforementioned 6–9 months following 

project completion), with fieldwork planned to commence in late spring 2021.  

 Holyhead Market Hall 

 Queen’s Buildings, Rhyl 

 Caerphilly Miners 

 Ocky Whites 

 Cardigan Market Hall  

 Albert Hall, Swansea  

6.24 For those projects, the case study approach will be influenced by elements 

of the project typology and evaluation framework presented in Annexe A but 

will involve a selection of the following approaches: 

 Additional stakeholder interviews (no more than five for each case study) 

with those involved in the delivery and (if relevant) subsequent operation 

of the facility in order to capture perspectives on the processes for the 

project and the project’s impact.  

 Where projects have established additional town centre services and 

there is an expectation of a tangible impact on footfall, available footfall 

data will be analysed, and/or a selection of local traders (approx. 25) and 
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town centre users (approx. 50) will be engaged so as to gather their 

perspectives following completion of the projects. 

 Where projects are considered highly prominent locally, town centre 

users (approx. 50) will be engaged in order to gather their perspectives 

on the projects following their completion. (If the projects have affected 

footfall these will be the same c.50 town centre users.) Local (and social) 

media coverage of the sites will also be reviewed so as to help gauge 

local opinion.  

 Where projects selected as case studies anticipate a role as a visitor 

attraction, we will look to analyse any visitor data captured for their first 

six months of operation to help quantify the impact derived from this 

activity.  

 All project research – programme-wide 

For all projects, the following research tasks will be undertaken: 

 Stakeholder interviews with lead beneficiaries at the interim and final 

stages of the evaluation to understand the progress and impact of each 

project. 

 Analysis of construction-related spend (if available) to enable the 

construction-related impacts to be mapped out and aggregated to the 

programme level.  

 A survey of beneficiaries of each project (occupant SMEs) where that 

project has been operational for at least six months so as to ascertain the 

role (if any) that the project has played in attracting/retaining and enabling 

the expansion of that SME. 
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Annexe A: Project Evaluation Framework and Case Study Selection 

To help ensure that a degree of consistency and robustness is applied in the 

gathering and evaluation of evidence at the project level for the BFTF operation, it is 

necessary to develop a project evaluation framework. The framework should be 

used to provide broad guidance on the nature of evidence that could be captured in 

order to better understand the achievements (outcomes) and impact of each project. 

Applying a degree of consistency in the nature of evidence captured and the 

outcomes and impact reported will provide the opportunity to better understand the 

additionality of each project to the local area and to provide a sense of the 

programme-wide, aggregated impact of BFTF. 

The project evaluation framework for the BFTF operation has been designed in a 

manner that aims to offer breadth and flexibility so as to ensure that it is relevant to 

all BFTF-funded projects, regardless of scale, focus or timing (in terms of 

construction, completion and operation).  

Theory of change 

The focus of the project evaluation framework has been shaped by the theory of 

change for the operation (see Figure A.1 below). 

The theory of change has a series of outputs (primarily captured through quarterly 

monitoring reports that track the completion of activities) and outcomes — the results 

of activities (captured through a combination of monitoring and specific fieldwork that 

targets relevant outcomes).  

Project evaluation framework 

The emphasis of the framework is on assessing the outcomes (alongside additional 

indicators) and the attribution of these to each BFTF project. The extent of the 

appropriateness of an outcome/indicator to each project varies depending on the 

type of project and the stage that the project is at in terms of delivery (build/duration 

lapsed since build completion, etc.), hence an assignment of ‘project type’ to a 

portion of these. 
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The following pages present: 

 The BFTF programme theory of change (Figure A.1), which sets out the 

rationale for exploring certain output and outcome indicators.  

 The BFTF project evaluation framework (Table A.1), which sets out how 

and when output and outcome indicators should be captured. 

 The project typology indicator map (Table A.2), which utilises a series 

of indicators to inform the suggested scope and depth of monitoring and 

evaluation activities for each BFTF-funded project.  

 Proposals associated with case study selection based on the context of 

each project and the associated breadth and depth of monitoring and 

evaluation indicators that each project may affect.  
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Figure A.1: BFTF – Theory of Change 

                                            
29 Derived from other match funding for all approved and pipeline projects as of the end of August 2019 within the management information workbook for the 

BFTF operation.  

Rationale: Derelict and underutilised land or buildings within town centres and their surrounding areas are undermining the vibrancy and vitality of locations 
throughout West Wales and the Valleys. These (often) landmark sites could play a significant catalytic role in urban regeneration; however, a substantial 
viability gap has undermined any willingness or ability to invest. BFTF seeks to bridge this viability gap to lever investment into sites and reignite local 
ambition and physical regeneration.  

Inputs → Activities → Outputs → Outcomes → Impacts 

 £38m in 
ERDF 
funding 

 £16m in 
TMF 

 £73m in 
other match 
funding 
(including 
Heritage 
Lottery Fund 
and JB 
investment)
29  
 

 Regional prioritisation 
of potential 
sites/schemes 

 Appraisal and scoring 
of regionally 
shortlisted 
sites/schemes 

 Business plan 
development  

 Appraisal of business 
plans by BFTF team 

 Appraisal of business 
plans by WEFO 

 Approval of business 
plans by WEFO and 
by NRIP  

 Procurement of 
design and 
construction teams 
(as required) 

 Site 
construction/redevelo
pment 

 Xx approved BFTF applications  

 £54m BFTF and TMF committed  

 Leverage of £79.6m investment 
(ERDF) 

 Develop 2.98 hectares of land 
(BFTF)  

 Create/refurbish 61,879 m2 of 
commercial floor space (ERDF) 

 Accommodating 3,123 jobs in 198 
SMEs (ERDF) 

 Xxx temporary construction jobs 
supported  

 2,135 gross jobs created (BFTF) 

 246 traineeships (BFTF) 

 115 traineeship leavers 
progressing to further learning 
(BFTF) 

 95 traineeship leavers progressing 
to employment (BFTF) 

 Evidence of positive contribution to 
Tackling Poverty and encouraging 
Sustainable Development CCTs 

 Increase in town-centre-located, accessible 
employment opportunities 

 Provision of suitable premises for businesses to locate 
and grow 

 Increase in town centre training and employment 
opportunities targeted at the unemployed  

 Reduction in the number of underutilised/derelict town 
centre buildings/sites  

 Increase in the number of town-centre-based 
organisations 

 Increased town centre trading and service space 

 Increased footfall, visitors and residents and 
associated spend 

 Strengthened partnerships, capacity and experience in 
delivering complex regeneration schemes  

 Reduction in derelict/unused prominent sites in town 
centres and hinterland  

 Increased investor interest in neighbouring sites 
 Increase in the provision of town-centre-based services  

 Reduction of buildings at risk in town centres 

 Reduction in contaminated and derelict land in town 
centres 

 Contributing 
towards a 
reduction in the 
number of 
economically 
inactive people in 
local labour 
markets 

 Investment in 
and development 
of neighbouring 
plots/sites 

 Increased 
community well-
being and 
aspiration  

 Reduction in 
workless 
households 

 Reduction in 
rates of 
economic 
inactivity in town 
centre TTWAs 
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Assumptions 

 That owners/interested parties associated with key sites of interest are willing and able to bring forward projects for potential funding 

 That match funding can be sourced to meet the costs associated with site developments 

 That the approval of investment by WEFO/NRIP will lead to the progression of approved sites 

 That end users of the sites will be identified at an appropriate time in the application/build programme 

 That prospective end users of the sites ultimately occupy the completed sites 

 That end users of the sites will create additional employment opportunities for local people 

 That effective linkages are made with local employment and training schemes so that employment opportunities created through site development, 

completion and occupation are accessible to local people who are unemployed/economically inactive  

 That redevelopment/construction schemes will incorporate community benefits including traineeship opportunities  

 That construction schemes can be completed within the available timeframes 

 That local displacement effects arising from the occupation of completed facilities will be minimal  

Barriers (and Risks) 

 Landowners might be considered ‘absentees’ and/or have 
unrealistic expectations of the value of land or buildings  

 Private and third sector joint beneficiaries may fail due diligence 
processes  

 Cost of redeveloping buildings in poor condition or of a historic 
nature 

 Time-bound nature of available funding to facilitate completion of 
the projects  

 Capacity and capability of interested applicants to bring projects 
forward for the programme 

 Unforeseen costs associated with the approved project identified 
following ERDF approval  

 Extensive appraisal process for business plan applications  

 Lack of suitable end users for development schemes 

Enablers 

 Early engagement of local authorities with prospective sites  

 Early appraisal of deliverability of regionally prioritised sites  

 Provision of TMF as match funding for the programme 

 Support from Welsh Government Regeneration Officers and Regional 

Engagement Teams to help bring projects forward 

 Effective linkages with local employability schemes to maximise any employment 

opportunities created for local unemployed or economically inactive 

 Identification of suitable end users at an appropriate time in the development of 

projects 

 Inclusion of community benefit clauses in all project-related construction activity  

 Identification of end 
user(s) for site  

 Evidence of promoting usage of 
the Welsh language  

 Reduction in the claimant count unemployment rate in 
TTWAs associated with projects 
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Table A.1: Project Evaluation Framework  
Outputs 

Indicator Method of Capture Timing Project ‘Type’ 

Construction and Build Completion Phase 

 Level of investment levered in (£) 

 Land developed (Ha) 

 Premises created/refurbished (SQM) 

 Total no. of traineeships 

 No. of traineeships progressing to further learning 

 No. of traineeships progressing to employment  

 Evidence of promoting the Welsh language  

 Evidence of a positive contribution to Tackling Poverty 

and encouraging Sustainable Development  

Quarterly progress report   Quarterly All projects 

 

 

 Level of private sector investment levered in 

Recorded on progress form; scored 
in appraisal but nothing held in 
quarterly progress reports; currently 
being reviewed by BFTF 
programme team  

Upon 
completion of 
build 

Where a project has suggested 
private sector investment as part 
of its funding profile 

 Construction-related spending impacts 

Mapping of scale and location of 
construction spend (suppliers) — 
rounds 1 and 2 

Upon 
completion of 
build 

All projects  

Operation Phase (Anticipated to Commence Approx. 6 Months Following Building Completion) 

 Jobs accommodated 

 SMEs accommodated 

 Number of gross jobs created 

 Total no. of traineeships 

 No. of traineeships progressing to further learning 

 No. of traineeships progressing to employment  

 Evidence of promoting the Welsh language  

Quarterly progress report   Quarterly  All projects 
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Outputs 

Indicator Method of Capture Timing Project ‘Type’ 

 Evidence of a positive contribution to Tackling Poverty and 

encouraging Sustainable Development 

 
Outcomes/Other Indicators 
Indicator (Measure) Method of Capture Timing Project ‘Type’ 

Build Completion 

 Reduction in contaminated and derelict land 
in town centres (Y/N) 

Assessment of project type  Build completion All brownfield projects in 
town centres 

 Provision of suitable premises for businesses 
to locate and grow (m2) 

Review of scheme type Build completion All projects 

Operation Phase (Anticipated to Commence Approx. 6 Months Following Build Completion) 

 Increase in town-centre-located, accessible 
employment opportunities (no. of net 

additional FTE opportunities) 

Capture and calculation of net additional 
employment opportunities— factoring in 
displacement and deadweight 

(At least) 6 
months 
following 
completion 

Town centre build projects 

 Reduction in the number of 
underutilised/derelict town centre 
buildings/sites (n) 

Assessment of project type (refurbishment) 

Exploration of catalytic effects on subsequent 
capital investment (through consultation with 
commercial agents) 

(At least) 6 
months 
following 
completion 

All projects in town centre 

 Increased footfall and associated spend Analysing footfall cameras 

Surveying local traders  

Conducting footfall assessments 

(At least) 6 
months 
following 
completion 

Projects that are likely to 
influence footfall levels (due 
to size/nature of projects)  

 Increased investor interest in neighbouring 
sites 

Consultation with commercial agents 

Consultation with local Economic Development 

Officers/Regeneration Officers 

(At least) 6 
months 
following 
completion 

All projects 

 Increase in the provision of town-centre-
based services  

Review of occupiers of town centre projects (At least) 6 
months 
following 
completion 

All projects that look to 
provide services within the 
town centre  
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Outputs 

Indicator Method of Capture Timing Project ‘Type’ 

 Civic interest/pride in new project and 
surrounding area  

Town centre user survey 

Analysis of local and social media 

(At least) 6 
months 
following 
completion 

Town centre projects of 
>£5m (of BFTF investment) 
in value  

 Attraction of additional visitors/spend to the 
area 

Trader survey  

Analysis of user numbers/audience type 

(At least) 6 
months 
following 
completion 

Projects that include some 
form of visitor attraction 

Assessing and Attributing Net Additional Impacts  

Indicator Method of Capture Timing Project ‘Type’ 

Operation Phase (Anticipated to Commence Approx. 6 Months Following Build Completion) 

 Understanding levels of displacement of 
SMEs accommodated 

Survey of accommodated organisations (At least) 6 
months 
following 
completion 

All projects with SMEs 
accommodated 

 Role in retention of accommodated 
businesses 

Survey of accommodated organisations (At least) 6 
months 
following 
completion 

All projects with SMEs 
accommodated 

 Jobs created in the area as a result of 
accommodating businesses 

Survey of accommodated organisations (At least) 6 
months 
following 
completion 

All projects with SMEs 
accommodated 
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Mapping projects against key typologies  

To help guide the approach to monitoring and evaluating BFTF projects, an overview 

of each project and its current status has been mapped against a series of key 

indicators (as set out in the table overleaf). Each indicator has been selected to 

influence the nature of evidence that should be captured in order to monitor and 

evaluate the success of each project.  

A total of nine indicators have been recorded: 

 The level of non-BFTF/TMF investment levered in to fund the project 

(especially where this is anticipated to be in excess of £2 million).  

 Town centre: where the project is based in the town centre and, therefore, 

would warrant consideration of relevant town centre outcomes in relation to 

monitoring and evaluation activity (e.g. vacancy rates).  

 Footfall: whether the project will likely have a tangible impact on footfall within 

the town. This is particularly the case where build schemes include a service-

oriented offer or are likely to accommodate businesses with large-scale 

employment. Where possible, these schemes should seek to analyse trends 

in footfall if the evidence is available, or potentially survey local 

businesses/traders in order to gauge their perspective on footfall trends.  

 >£5m value: it is important that the monitoring and evaluation requirements of 

BFTF projects are proportional to the level of public sector investment from 

which the projects benefit. Whilst focusing on a specific funding threshold 

would in isolation be inappropriate for determining the extent of evaluation, 

amongst a basket of indicators it provides further insight into the appropriate 

level of monitoring and evaluation that should be adopted.   

 Town centre services: the inclusion of additional town centre services as 

part of a BFTF project suggests material changes in the footfall and town 

centre ‘offer’ that would likely warrant an assessment of footfall changes 

and/or perceptions of impact arising from the likely increased activity brought 

about following the completion and subsequent operation of a scheme from 

local traders and/or town centre users.  
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 Visitor-related: where BFTF projects have included services that will likely 

attract visitors from beyond the local area, capturing the volume of visitors and 

the role that the facility has played in attracting them to the local area would 

provide useful, supplementary evidence of the operational impact of a BFTF-

funded project.  

 SMEs accommodated: accommodating SMEs in BFTF build schemes will 

likely support the retention and growth of local employers whilst supporting 

opportunities for inward investment in the area. Once operational, capturing 

the extent to which these projects have contributed to these elements will be 

an important element in measuring the impact of the BFTF programme.  

 Highly prominent locally: where there is a high prominence of a build 

scheme, either visually or in association with its local heritage and perceived 

local value, there is benefit in capturing resident perspectives on the scheme 

(as it will likely be recognised and well known) in order to understand their 

perspectives on the works and any role that it has played in renewing the 

sense of place and their sense of pride, for example, in their local area.  

 Anticipated completion: judgment on the operational impacts arising from 

the BFTF projects can only commence following build completion. Ideally, this 

should take place at least six months following build completion. Where 

projects are anticipated to reach construction completion on or before 31st 

December 2021 they are considered to be providing sufficient time within the 

funding period for the BFTF programme for an evaluation of the operational 

effects of each project to be conducted. 
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Table A.2: Project Typology 

 Non-
BFTF/TMF 
Investment 

Town 
Centre 

Footfall >£5m 
Total 
Value 

Town Centre 
Services 

Visitor-
Related 

SMEs 
Accomm. 

Highly 
Prominent 

Locally 

Project 
Name 

Taff Vale (external eval.)          

Former Magistrates Court          

Holyhead Market Hall          

7 Abergele Road          

Maesteg Town Hall          

Llandeilo Market Hall          

10 The Circle          

Costigans          

The Palace Theatre          

8 Wind Street          

Caerphilly Miners          

St Oswald’s          

YMCA Merthyr          

Rhyl Post Office          

Rhyl Queen’s Buildings 
Redevelopment 

         

The Plaza           

The Ocky White Building          

Quay Stores (external eval.)          

Cardigan Market Hall          

The Albert Hall          
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 Non-
BFTF/TMF 
Investment 

Town 
Centre 

Footfall >£5m 
Total 
Value 

Town Centre 
Services 

Visitor-
Related 

SMEs 
Accomm. 

Highly 
Prominent 

Locally 

Project 
Name 

Theatr Elli          

Orchard Buildings          

Space Studios          

Former BHS          

Cardigan Mash          
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Project tiers 

On the basis of the aforementioned typology, there is scope to assign each project to one of 

three tiers. The tiers relate to the ideal depth of monitoring and evaluation activities for each 

project and reflect the scope, scale, uniqueness, complexity and likely impact of each 

project. The three tiers are as follows: 

 Tier 1: these are projects of a larger scale within the programme, will often have 

something particularly unique or distinct about them, and will have the potential to 

generate localised, additional impact that would warrant further research in order to 

ascertain the scale of that impact. For these projects, a project-specific external 

evaluation is recommended (and, indeed, some schemes have already 

commissioned one), which would include approaches to capturing evidence against 

the various indicators of relevance within the project evaluation framework and the 

typology indicators in Table A.1 and A.2.  

 Tier 2: these are projects of a more moderate scale than those listed in Tier 1. Whilst 

a project-specific external evaluation would elicit useful evidence and insight with 

regard to the project, much of this could be captured through a case study approach 

as part of the programme evaluation. The approaches are likely to be adopted as part 

of case study activities.  

 Tier 3: these projects are smaller in scale again and will likely constitute a more 

straightforward build scheme with limited impact on the surrounding area. Much of 

the evidence with which to capture their additional impact can be derived from 

existing internal monitoring arrangements and the supplementary programme-

wide evaluation activities (further details on the scope of the evaluation activities 

are provided below).  
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Planned research and evaluation activities 
Tier 1 projects 

It is proposed that the following projects are considered, to be Tier 1 projects and, therefore, 

should be encouraged (if not already) to commission an external evaluation. The 

evaluations should be timed to allow for the capture of operational impacts from the 

projects, six months following build completion. 

 Taff Vale 

 Maesteg Town Hall 

 The Plaza  

 Quay Stores 

 Merthyr YMCA 

The following have been excluded from an external evaluation primarily because they are 

unlikely to be completed in sufficient time to allow the operational impacts of the scheme to 

be captured (build completion following December 2021). As a result, they have been 

included as case study options (Tier 2) with a process emphasis in the compilation of these 

case studies. Were the timescales for the programme to be extended, there could be 

justification for the provision of an external evaluation of these schemes.  

 The Albert Hall 

 Rhyl Queen’s Buildings Redevelopment  

Case study selection  

The original tender submission proposed the inclusion of 10–12 case studies as part of the 

programme evaluation. Since commencing the evaluation it has been proposed that 

Wavehill pick up some additional fieldwork for specific projects to enrich the understanding 

of the impact and success of each project, which can then be used to aggregate impact at 

the programme level. This enhancement of fieldwork associated with each case study 

selected means that a reduction in case studies is necessary in order to allow sufficient 

resource to be allocated to each of the selected case study projects. It is therefore 

suggested that eight projects be considered case studies (as set out in Table A.3 below).  
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Table A.3: Case Study Suggestions  

Suggested Case Study Rationale  

The Albert Hall* A complex scheme with various learning and practice 

worth exploring through a case study approach. Whilst 

significant in scale, it is unlikely to be completed in 

sufficient time to explore its operational impacts 

(whereby limiting the potential/value of a project-specific 

external evaluation). 

Holyhead Market Hall A blend of a scheme and a library leads to collectively 

significant building with a host of benefits that may be 

worth exploring through case study and associated 

fieldwork.  

Queen’s Buildings* A scheme of a significant scale and likely impact but 

whose timing of construction would suggest that limited 

operational impacts can be captured through an 

evaluation lending itself to a process-oriented case 

study model.  

Caerphilly Miners  A third sector-led scheme of a small scale which does 

not warrant a project-specific evaluation.  

Ocky Whites  Whilst not a large-scale project, it will likely have 

multiple benefits for the town.  

Cardigan Market Hall  A third sector-led scheme of a small scale that is/will be 

impactful on the town and on a relatively large number 

of small businesses.  
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Annexe B: Stakeholder Discussion Guides 

Stakeholder interviews – BFTF programme team 

1. Please provide an outline of your role and the nature of your involvement with the BFTF 
operation. 
 

2. How (if at all) has the nature of your role (in relation to the BFTF operation) evolved over 
time?  

a. Has the general level of workload diminished/increased over that time?  
 
Performance 
 
3. From your perspective, how well are projects funded through BFTF generally performing 

and progressing?  
a. More specifically, how is the operation performing against: 

i. The key objectives of tackling derelict, underutilised land or buildings within 
or closely aligned with town and city centres, creating jobs and growth and 
contributing to vibrancy and footfall within those locations?   

ii. ERDF indicators? 
iii. Welsh Government indicators? 

 
4. What would you describe as the key strengths of those projects that have made most 

progress or have been most successful?   
 

5. In your opinion, how successful have projects been in leveraging in private sector 
investment? 

a. Why do you think this has been the case? 
b. Are there any projects that have been particularly successful?  

 
6. What would you describe as the key challenges faced by projects funded through the 

BFTF operation? 
a. Are there any patterns or trends associated with these projects which may 

provide some insight into why these challenges are emerging?  

 
7. What do you see as the potential barriers or risks to the successful delivery of the 

individual projects funded through the BFTF operation? 
 

Programme management 
 

8. What has been the approach in relation to offering support to the BFTF projects from the 
BFTF team once projects have secured funding approval? 
 

9. How (if at all) are other members of the WG regeneration team involved in supporting 
the funded projects? 

a. How (if at all) does this align with the support of the BFTF programme team? 
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10. In what ways do representatives from WEFO maintain dialogue and communication with: 
a. Lead beneficiaries of the funded projects once they have secured funding 

approval? 
b. The BFTF programme management team?  
c. How successful has this approach been? Why do you think this is the case? 

 
11. What challenges have you faced in delivering support through the BFTF operation over 

the past 12 months to lead beneficiaries? How, if at all, have these been overcome?  
 

12. Reflecting on the various management and governance structures and processes at the 
national level for the BFTF operation, do you feel that these are the most suitable 
approaches to adopt in an operation of this nature or could any 
enhancements/improvements be made?  

 
13. In your view, how (if at all) could the role and the support that the programme team 

provide to the funded projects be refined/improved?  
 

Cross Cutting Themes (CCTs) and local impact 

 

14. One of the aims of the operation is for lead beneficiaries to establish links between the 
local labour market and/or core WG-funded employability programmes. To what extent 
have projects established these? 

a. Do you have any examples of projects where this approach has been particularly 
successful? 

b. What challenges have projects faced in establishing links?  

 

15. What approaches are lead beneficiaries using in the promotion of: 
a. Sustainable Development? 
b. Equal Opportunities and Gender Mainstreaming?  
c. Tackling Poverty and Social Exclusion? 

 
16. In terms of the promotion of Cross Cutting Themes, which approaches that you are 

familiar with do you think have been particularly notable or innovative?  
 

17. Which elements associated with CCTs have worked particularly well? 
a. Which CCTs have proved challenging to promote? Have you any examples of 

how these have been overcome? 
 

18. How has the Welsh language been promoted through project activity? 
a. How is this monitored? 

 
19. How has the operation contributed to the goals of the Well-being of Future Generations 

Act? 
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Reflections 

 

20. Reflecting on your experience of BFTF to date, and as a model for regeneration, what do 
you consider to be: 

a. Its key strengths?  
b. Its key weaknesses or areas for improvement for future schemes? 

 

Anything else… 

 

21. Is there anything else we should be aware of or that you would like us to specifically 
focus on as part of the evaluation?  

 

22. Is there anything else you would like to add that we have not covered? 

 
 

Thank you for your time! 
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Stakeholder interviews – lead beneficiaries 

1. Please provide an outline of your role and the nature of your involvement with the BFTF 
programme. 

a. Can you confirm which project(s) you oversee?  
 

Implementation 
 
2. Can you recall how you became aware of the BFTF programme?  

 
3. What was the state of readiness of your project at the time of application for BFTF funds 

(e.g. awaiting match funding, ready to break ground, awaiting local approval)? 
 

4. How have you found the business planning and approval process? 
a. Could the approach to appraisal and approval be improved at all? If so, in what 

ways?  
 
Performance 
 
5. How is the project(s) that you are delivering performing against its business plan and 

objectives?  
a. Where are you currently in relation to your project milestones (planning, 

construction/operation, etc.)? 
b. If construction is incomplete, when do you anticipate construction being 

completed by?  
c. How is the project performing against its profiled budget? If there have been any 

variances to profile, what has influenced this?  
d. How is the project performing against its ERDF outputs (land developed, 

premises created/refurbished, jobs and SMEs accommodated)? 
 

6. What would you describe as the key strengths of the approach you have taken with your 
project(s) to date?  
 

7. Excluding those associated with the outbreak of COVID-19, what would you describe as 
the key challenges you have faced in delivering the project(s)? 

a. What (if anything) has been done to overcome the challenges encountered? 
 

8. What impact (if any) has the outbreak of COVID-19 had on the progress of your project? 
a. How (if at all) have these issues/challenges been addressed?  

 

For those projects yet to complete their construction phase. All others go to question 10. 

 
9. What do you see as the potential barriers or risks to the successful delivery of your 

project(s)? 
 

Programme management 
 
10. Since securing funding approval for your project, what has been the process in relation 

to reporting on progress to the Welsh Government BFTF programme team? 
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11. More generally, how (if at all) have you engaged with the programme team since 
securing approval for your project(s)?  

 
12. How have you found the experience and support of the BFTF programme team? 

a. How (if at all) could the role and the support of the programme team be 
refined/improved?  

 
13. Since securing approval for your BFTF project(s), how (if at all) have you engaged with 

the team at WEFO? 
 

14. How have you found the support of WEFO? Is there any way that it could be improved at 
all?  

 
15. Reflecting on your experience of BFTF to date, and as a model for regeneration, what do 

you consider to be: 
a. Its key strengths? 
b. Its key weaknesses or areas for improvement for future schemes? 

 
Understanding achievements and impact 
 
16. How has the project/operation performed against the delivery of CCT (Equal 

Opportunities, Sustainable Development, and Tackling Poverty) aims, objectives and 
indicators, as well as CCT case (project)-related indicators? 
a) How have the CCTs been promoted, supported and implemented by your 

operation/project? 
b) What has worked well/what did not work? 
c) What problems have been identified and how have these been addressed? 

 

17. How and to what extent has the project/operation provided opportunities to promote the 
Welsh language through its activity?  

 
18. How has the project/operation contributed to the goals of the Well-being of Future 

Generations Act?   
 
19. What community benefit approaches have been applied (or do you intend to apply if 

construction is yet to commence) as part of the build programme for your project?  
a. What do you anticipate this leading to (numbers of apprentices, etc.)? 
b. Which local employment and training schemes (if any) have you managed to link 

with?  
i. At what point in the project were these schemes engaged?  
ii. What has engagement with these schemes led to (no. of participants 

engaged, etc.)?  
 
For those projects where construction has commenced. If construction has yet to 
commence, go to question 24. 
 

20. Were there any other aims for the construction phase of the project? If so, to what extent 
have these been achieved? 
 

For those schemes where construction has completed. All others go to question 24. 
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21. What is the current operational situation with the completed scheme (particularly 
regarding levels of occupation and operational usage)? 

 
22. Has the completed and operating project had a catalytic effect on any other impacts in 

the local area (e.g. increased inward investment enquiries or subsequent 
commencement of neighbouring construction schemes)?  

a. Has the project led to any unintended or unforeseen impacts?  
 

23. We plan to survey tenants of completed schemes in the autumn to understand the role 
the facility has played in the operation of their business. Do you foresee any issues with 
this fieldwork being undertaken?  

 

Anything else… 

 

24. As a lead beneficiary, what would you consider to be the key lessons you have learnt 
from the BFTF programme?  
 

25. Is there anything else we should be aware of or that you would like us to specifically 
focus on as part of the evaluation?  

 

26. Is there anything else you would like to add that we have not covered? 
 

 
Thank you for your time! 

 


