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1: INTRODUCTION
OVERVIEW
1.1

AECOM were commissioned to prepare a Tourism Accommodation Study for East Riding of
Yorkshire Council (ERYC). The Study builds upon and updates a similar assessment in
1
2009 (referred to throughout as the ‘2009 Study’). Seven years have passed since the
publication of the 2009 Study, with substantial changes in both the policy context and the
tourism sector across the UK. Additionally, major events including the Tour de Yorkshire,
David Hockney’s Yorkshire Wolds inspired work and the designation of neighbouring Hull as
UK City of Culture 2017 have raised the profile of the area.

1.2

With these changes in mind, there is a need to understand whether the previous
recommendations remain valid and up-to-date. The outcomes of this study will inform the
preparation of a Tourism Accommodation Supplementary Planning Document (SPD) for East
Riding. This SPD will provide guidance on bringing forward planning applications for tourism
accommodation development in accordance with the policies of the new Local Plan.

1.3

Likewise, this study will inform future updates of the Council’s Economic Development and
Rural Strategies.

OBJECTIVES
1.4

Four key objectives were established for the study:
1. Provide an overview of the tourism market and related challenges and opportunities for
tourism accommodation development in East Riding;
2. Engage with a wide range of stakeholders involved in the tourism sector in East Riding;
3. Review the aspirations and priorities for tourism accommodation development in East
Riding and make recommendations on future requirements based on current market and
potential future trends.
4. Provide guidance in relation to securing the use of holiday accommodation for its
intended purposes.

1.5

A more detailed breakdown of these objectives, in terms of specific questions that the study
has sought to address, are set out in Appendix A.

APPROACH
1.6

1

The approach adopted included a range of primary and secondary research including:


A review of a number of strategic, tourism and policy documents;



An assessment of relevant planning applications, pre-application enquiries, planning
permissions and prior approval requests since the 2009 Study was published;



An examination of secondary tourism data sources including on-line databases;



An appraisal of ERYC’s tourism database;
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An exploration of lessons learnt from elsewhere in terms of policy, development
management and tourism recommendations; and



Extensive consultation with a range of stakeholders through workshops, telephone
interviews, emails and an online business survey.

Business Survey
1.7

The on-line survey was available from 16 March to the week commencing 9 May 2016. It was
advertised through direct emails to VHEY members and was also advertised via the Council’s
‘Have your say’ section of the website. A series of Tweets were made from @East_Riding
from 23 March and each week for four weeks. A total of 49 responses were received.

1.8

Self-catering properties (excluding static caravans/ chalets) accounted for the majority of
businesses which participated (39%); followed by Serviced B&B, Inn or Guesthouse units
(34%); and Holiday Parks (including static caravans/ chalets/ tepees) (12%).
The selfcatering businesses had an average of 11 units/49 bedspaces per business; and the serviced
accommodation an average of 10 serviced rooms and 24 bedspaces. Only 12% of
respondents were classified as being farm-based.

1.9

The majority of businesses who responded have been operating between 6-10 years (34%),
with nearly a third operating for over 20 years (29%). Newer businesses, which have been
open for less than 5 years, totalled 24%, whilst those operating between 10-20 years
accounted for 13%. On average, each business employs 5 full-time staff members, and 11
part-time staff members.

1.10

Most accommodation providers who responded were rated (61%). The accrediting body and
rating varied between each business, however most respondents had a 4 Star rating by their
awarding body.

1.11

The Business Survey questionnaire and a summary report of the responses are set out in
Appendix B.

Stakeholder Workshops
1.12

Stakeholder workshops were held in May 2016 at two different venues across East
Riding. Between Bridlington Spa and Bishop Burton College, Beverley, over 30 attendees
discussed a variety of topics relating to tourism accommodation development, led by AECOM
and supported by officers of ERYC.

1.13

Workshop discussions included the role of planning as well as strengths, weaknesses,
opportunities and threats to tourism accommodation development in East Riding. Specific
discussions were held on holiday occupancy conditions and their execution. The workshops
provided an opportunity for business and stakeholder views to be heard and vital ‘on the
ground’ information to be gathered to inform this Study.

1.14

A summary of the workshop discussions is set out in Appendix C.

1.15

Alongside these workshops, a number of phone calls and interviews have taken place with
Council Planning Officers, local planning agents, park operators and other local authorities.
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REPORT STRUCTURE
1.16

The research undertaken to revise and update the 2009 study is presented in two parts. The
first seeks to provide an update of trends and influences in the tourism sector both nationally
and locally; as well as specifically in relation to tourism accommodation provision. An up-todate audit of tourism accommodation provision is presented as a platform for a review and
update of the tourism accommodation recommendations from the 2009 Study. The
assessment looks at East Riding as a whole, as well as by individual Tourism Character Area
(TCA).

1.17

The second part of the report looks in more detail at the role of planning in regulating and
controlling tourism accommodation developments, both across the country and specifically
within East Riding, and seeks to review and revise (where necessary) the planning
recommendations that were set out in the 2009 Study.
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PART 1: AN OVERVIEW OF THE TOURISM MARKET IN
2016
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2: TRENDS IN THE TOURISM SECTOR 2009 -2016
INTRODUCTION
2

Any tourism development needs to be realistic and viable, informed by an understanding of
existing and potential future demand, in order to identify the opportunities and challenges that
this may present.

2.1

This section of the report summarises important trends in consumer and visitor habits,
spending patterns and market activity, alongside wider factors such as economic,
demographic, social, and technological change. It also presents commentary on recent
rural/countryside trends and farm diversification into tourism, which is particularly relevant to
the East Riding context.

2.2

Trends have been assessed in relation to 2009 in order to capture changes since the ‘2009
Study’.

ECONOMIC VALUE
2.3

Domestic tourism in England contributes £66 billion to the British economy, supporting 2.6
2
million jobs . There are almost 210,000 VAT registered businesses in tourism sectors (this
includes accommodation, food & drink, transport, travel agencies, cultural activities etc.).

2.4

In 2015, £19.6 billion was spent by British residents on 103 million overnight trips in England,
equating to 300 million nights away from home. 1.3 billion day trips were taken to English
destinations, with spending of over £46.4 billion.

2.5

Overnight domestic tourism in England between 2009 and 2015 has generally increased,
although there was a slight dip in performance in 2014. The average spend has also been
increasing year-on-year over this period but the average number of nights has fallen each
year.

2

Source: Visit England, 2015
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FIGURE 2.1: DOMESTIC (GB) OVERNIGHT TOURISM TO ENGLAND
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Source: Great Britain Tourism Survey, 2009 to 2015

2.6

AECOM

£21.8 billion was spent by overseas visitors to Great Britain in 2014, who made 34.4 million
trips. Figure 2.2 highlights that the number of overseas visitors to Great Britain has increased
year-on-year between 2009 and 2014 (2015 not yet released), but average expenditure by
overseas visitors experienced a slight decrease between 2013 and 2014.

Project No. 60477842

Page 8

FIGURE 2.2: INTERNATIONAL OVERNIGHT TOURISM TO GREAT BRITAIN

Source: International Passenger Survey 2009 to 2014

WIDER ECONOMIC TRENDS
UK Population and Social Trends
Family change and ageing population
2.7

Changes in the make-up of the population have a major effect on society and subsequently
the choices that consumers make in respect of leisure activity. The increasing proportion of
the population in young (0-18 years) and older age groups (55 years+), and the shrinking
working age population, are key drivers in this context. One of the consequences is the
changing shape of the family and roles within it. Examples include the role of grandparents in
terms of childcare, greater integration between generations, growth of untraditional families
with increasing numbers of single parents, stepparents and same sex parents.

2.8

An aging population presents a different set of needs that enterprises and amenities will be
required to address, particularly in terms of accessibility. The next retired generation of baby
boomers will also have a different attitude, lifestyle and propensity for leisure activity than
previous generations and is also better financially equipped. This means that destinations will
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need to be able to present suitable experiences to match different leisure interests. This can
be in the form of new attractions, activities, pursuits, events, and festivals.
2.9

There are also an increasing number of younger people, which is likely to have a positive
impact on destinations and businesses catering for the family market. However, it will also
potentially accentuate seasonality issues especially in light of the government's increase in
penalty fines to families that take children out of school for holidays during term time.
Conversely, proposed changes to the academic year, with some schools already free to work
to different holiday timetables, could help stagger the holiday periods beyond the traditional
peaks.

2.10

Many references have been made to the 'squeezed middle' or 'working age' population, who
are increasingly pressed in terms of time and money, with impacts on leisure time, type of
leisure trips taken and the group composition for these trips. Short breaks have overtaken
long holidays as the predominant domestic holiday type; activity, hobby, special interest and
indulgence breaks, and breaks to events, festivals and sporting events are ever growing in
popularity; and grandparents are increasingly taking their grandchildren for day trips and
holidays as part of their growing role as carers. Each of these trends can create a market
opportunity for a visitor destination, but they need to be met through investment in appropriate
products and marketing campaigns.

Healthier and more active lifestyles
2.11

There is an increasing emphasis on having a more active and healthier lifestyle, reinforced by
rising perceptions of pressures on individual's time and blurring of the lines between work and
leisure. This creates a greater desire for 'get-a-way' breaks and treating oneself. As a result,
visitor products and offers that were once considered niche have become more popular, such
as spa breaks and adrenaline sports like surfing and rock climbing.

2.12

This increasingly health conscious trend is forecast to continue. This is already impacting on
tourism through an increase in activities related to cultural capital and the learning of new
skills or acquisition of knowledge through leisure activity (e.g. craft tourism, cuisine and
hobbies). This is in part driven by the reduction in more frivolous spending brought about by
recessionary pressures and the subsequent need to obtain value from leisure activity.

Technology
2.13

The ability to compare and search an ever-increasing range of destinations via the internet
and on specific mobile applications, is changing the way people gather information, make
choices, and purchase tourism products. This type of approach to purchasing is likely to
become the norm, particularly for younger age groups.

2.14

This has important implications for providers not only to demonstrate value but also to be
smart in their use of technologies, marketing channels and information to ensure they are
maximising their routes to market. As well as a means of reaching the market, technology and
media are also an increasingly common means of intelligence on visitor's experiences and
ratings that consumers use to help decision-making.

2.15

Similarly, increasing pressures on time and the rapidly expanding volume of information on
leisure opportunities mean that simplicity in the leisure planning process is becoming an
increasingly important factor in determining consumer's choices. Being able to utilise mobile
technologies whilst on a trip has also gained greater significance, either as a means of
keeping in contact with friends and relatives through social media; monitoring personal
emails; fact finding and decision making within the destination itself; and even in ‘managing
work’ whilst on holiday. A key issue here is that operators need to become increasingly savvy
with new types of media and IT platforms to satisfy the appetite for integrating technology into
holidays.
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COUNTRYSIDE/RURAL TOURISM
2.16

Visitor trends within countryside/rural tourism are important to the East Riding context.
3
Research by VisitEngland in 2013 suggests the following:



22.0% of all overnight holiday trips are made to the countryside. This has remained fairly
consistent since 2009.



Nearly three-quarters of overnight stays in countryside destinations takes place between April
and September and peaks in June, July and August. This is generally consistent with
seasonal travel patterns across the UK, however countryside destinations are able to attract
4
slightly more off-season visits than coastal destinations .



Non-serviced accommodation is a popular choice for domestic trips to rural destinations, with
49% of visitors staying at camping/caravan sites or self-catering accommodation (compared
to 37% for other trips).



Overnight trips to the countryside are more likely to be made by higher social grades .



A substantial proportion of overnight visitors to rural destinations come from people within
the region, showing a strong correlation with holidaying and drive time catchments.



Day trips to the countryside follow the profile of all day trip takers in terms of social grade ,
8
9
children in the party , and time spent at the destination .

5

6

7

Diversifying Farming Businesses
2.17

Farm diversification into tourism offers a viable option for many farm businesses seeking
additional income. According to Defra, approximately half of all UK farms use some form of
diversified activity in their business, bringing in an additional £10,400 of revenue per farm.

2.18

There are two clear routes that farms can directly engage in tourism activity:



Attractions and amenities - the development of a visitor amenity, activity or attraction through
which the farm business can charge an entrance fee and/or encourage product sales.
Examples include petting farms/family attractions, adventure activity centres, and farm shops.

3

VisitEngland. 2013. England’s Countryside: What are the opportunities? Available:
https://www.visitengland.com/sites/default/files/downloads/country_report_final_v2_without_summary.pdf
Accessed: 02/06/16.
4
29% of trips to countryside destinations are made between October and March. The proportion of trips to
seaside destinations over the same period is 24% - VisitEngland Destination Reports
(https://www.visitbritain.org/destination-types)
5
39% of overnight countryside trips are made by ‘AB’ social grades and 32% by the C1grade compared to 36%
and 30% respectively for all trips.
6
This is around a quarter for most regions but peaks at 40% in the North West.
7
30% of countryside day trips are made by ‘AB’ social grades and 29% by the C1grade compared to 29% and
30% respectively for all trips.
8
17% of countryside day trips are made with children compared to 16% for all trips.
9
39% of day trips to the countryside last between 3 and 4 hours, 24% are 4 to 5 hours, 12% are 5 to 6 hours and
25% are over 6 hours. This compares to 38%, 24%, 12% and 26% respectively for all trips.
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Accommodation - offering serviced (B&B), self-catering, and/or camping and caravanning
accommodation.

2.19

Other options include equestrian/livery, water-based recreation, and golf courses. There are
also niche tourism options including health centres, "glamping" sites, and alternative living
centres. The size of the tourism offer can vary considerably with each of these examples
having both small-scale and large-scale exemplars across the UK.

2.20

The popularity and success of farm diversification into tourism stems from the fact that the
offer provides a formal way in which visitors can engage with attractive rural settings. Rural
attractions tend to reflect the character of the setting; farm shops allow the purchase of local
produce with clear provenance; adventure activities utilise the local settings of farmland;
whilst accommodation allows visitors to fully immerse themselves in the rural setting during
overnight stays. For some, this could include being a farm-hand and undertaking (age
appropriate) tasks around the farm.

2.21

Success often depends on the location of the farm. Sites which are either close to a large
centre of population; or near to a natural environment that provides attractive landscapes, a
tranquil rural setting and plentiful open spaces that are easily accessible; tend to generate
greater interest10. Designated landscapes that have high scenic and/or heritage values (e.g.
National Parks and AONBs) fit within this overall picture, although businesses within these
areas tend to be subject to more stringent planning controls.

2.22

Issues of funding and skills development also need to be addressed, with the hospitality
requirements of running a visitor-based business very different to that of traditional farming
activity. A study of recently diversified farms in Yorkshire and East Anglia identified that some
farmers suggested tourism was an "alien" activity for them before they entered into it11.

2.23

It is important that farms have a clear focus on their aspirations, market, and the type of
amenity/attraction they are seeking to provide. They also need to understand the implications
this could have not only in terms of establishing a new business and the financial, operational
and legal matters, but the challenges of running existing farm operations alongside the
tourism business.

2.24

Some support is available to help guide farm businesses in this respect. Defra advocates the
creation of a business plan for those farms looking to diversify into tourism, irrespective of
whether the initiative requires funding, and present some information to assist with business
12
planning online .

2.25

Depending upon the circumstances of the farm and the proposed scheme, diversification may
be eligible for grant funding. The Rural Development Programme for England (RDPE) has
allocated £138 million in potential grant aid for local businesses, farmers, foresters, land
managers and communities between 2014 and 2020 through the LEADER programme. This
is to be administered through Local Action Groups (LAGs). In East Riding, the LAG is the
Rural Programmes Team based in Driffield, with most of East Yorkshire included within the

10

Walford N. 2001. Patterns of development in tourist accommodation enterprises on farms in England and
Wales as referenced in Diversification into Farm Tourism. Accessed: 02/06/16.
11
Di Domenico, M. and Miller, G. (2012) 'Farming and tourism enterprise: experiential authenticity in
the diversification of independent small-scale farming', Tourism Management, vol. 33, issue 2, pp. 285- 294.
Accessed: 02/06/16.
12
Gov.uk. 2013. Farm business and financial planning. Available: https://www.gov.uk/guidance/farm-businessand-financial-planning, Accessed: 02/06/16.
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scheme. A further £177m is allocated to Local Enterprise Partnerships as part of the
European Structural and Investment Funds Growth Programme, which includes support for
business development, small scale tourism infrastructure and tourism cooperation.
Countryside stewardship grants are also available through the wider Rural Development
Programme for England.
2.26

Feedback during the workshop sessions expressed a desire for more guidance as how to use
farm diversification sites, and clarity regarding what is considered sustainable/ unsustainable
practice.

IMPLICATIONS FOR EAST RIDING
2.27

The number of overnight trips made by British residents to England has risen steadily since
2009. The average number of nights has fallen over this period but average spend is up. The
number of overseas visitors to Great Britain has increased over the same period also.

2.28

The recent recession, related increases in the cost of living and pressure on wages have all
led to significant changes in the spending behaviour and priorities of consumers. These
effects are set to have an on-going impact on consumer spending as it is likely that a slow
growth in confidence will be realised. As such, the “staycation” effect is likely to remain in the
short-to-mid-term, particularly whilst uncertainty in confidence remains in the domestic
markets.

2.29

The implication for East Riding is that the visitor market is open to new and different types of
destination in the UK. The challenge for any destination is to present a distinct offer in order to
maximise this opportunity.

2.30

An aging population, changing family dynamics, more active lifestyles, and the increasing use
of technology are all very important considerations in any tourism strategy or development.

2.31

Farm diversification into tourism is becoming increasingly commonplace and is certainly an
option that could be pursued in East Riding, particularly around the Yorkshire Wolds. The
England Coastal Path project (national long distance trail) may be another driver for tourism
accommodation development in the rural coastal area.

SECOND HOMES AND HOLIDAY HOMES
2.32

As will be highlighted further in Chapter 5, East Riding has a significant volume of provision in
13
tourism accommodation classified as “holiday homes” (c.11,000 units ). There have also
been significant developments in new types of purpose built “holiday home’ complexes such
as Allerthorpe Lakeland Park which have resulted in ‘lodge’ and more solid structure
properties as compared to the more traditional static caravan units. In addition, and although
not as prolific as other places in the UK, the East Riding has – according to the 2011 Strategic
Housing Market Assessment – 1,617 defined ‘second homes’ (i.e. residential properties from
the open market whose owner has another property elsewhere which is classified as their
14
main place of residence) .

13

It is understood that East Riding has 14,000 licenses for static/lodge units. Some of these may not be in use or
available, or may have ceased at the time of the audit.
14
East Riding Of Yorkshire Council Strategic Housing Market Assessment 2011
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2.33

From a tourism perspective, all visitor-based accommodation, including the homes of friends
and family, can have a positive impact on the visitor economy. However, each
accommodation type brings different visitor behaviours.

2.34

In the 2009 Study, it was determined that there was little understanding as to the influence of
accommodation type and on the East Riding tourism economy. As a consequence, a study
was commissioned to examine the behaviours of second home/holiday home owners and
how this may differ to visitors using other types of accommodation.

2.35

The following revisits the key findings of the research and explores other issues and findings
raised by research undertaken nationally and internationally. It should be noted that it was
outside the scope of this study to consider the role of ‘Park Homes’ and whether such
developments should be encouraged or promoted in East Riding. It is acknowledged that
such developments can assist to meet housing need but this issue is beyond the scope of this
work.

2009 East Riding Holiday Park Research Summary
2.36

The 2009 Scott Wilson Survey into Holiday Home Ownership sought to identify the benefits
and challenges posed by second home and holiday home owners. The methodology utilised
face-to-face surveys with holiday home owners and other tourists (staying holiday15
makers/tourers and day visitors). A key objective was to look at the differences in behaviour
between the two sets of visitors and the implications for the visitor economy.

2.37

The survey, conducted in 2008/2009, achieved a sample size of 421 interviews, with a
16
confidence interval of 4.77 at the 95% confidence level .

2.38

The key findings were as follows:
All visitors were drawn from the mid and lower elements of the socio-economic
17
classifications (i.e. C1 and C2) .
The average group size is 3.08 people across the two visitor groups. Owners tended to
be older, mainly from the over 55 age group, whilst tourers are more likely to fall into the
16 to 44 age bracket. Tourers were also more likely to have children in their group.
Tourers (£27.57) spent significantly more than owners (£18.33) and day trippers (17.67)
per day. Whilst this is partially due to the need to pay for accommodation, once
accommodation is removed the average spend per trip is still higher for tourers per day.
Tourers also spent around 50% more per day on eating out than either day trippers or
owners.
Owners tend to stay significantly longer than tourers, no doubt due to the lack of
additional accommodation costs and the need to maximise the value of their investment
from a personal perspective. They also visit more frequently for similar reasons, including
during off-peak periods.

15

Using commercial forms of accommodation not owned by them
This indicates that we can be 95% certain that the responses given fall within plus or minus 4.7% of the actual.
17
National Readership Survey Social Grade Definitions: A - upper middle class; B - middle class; C1 - lower
middle class; c2 - skilled working class; D – working class; E – those at lowest level of subsistence
16
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Whilst the activities undertaken were largely the same across all staying visitors, owners
were more inclined to use local services such as doctors surgeries, which can place a
burden on such services, where these are operating at or over capacity. In addition, the
data suggests that owners were less motivated by traditional tourism facilities such as
attractions (just 1% of owners indicated that the presence of a specific attraction had
influenced them to visit, compared to 6.1% of tourers).
Over a third of owners had family or friends that own property at the same site, with
almost 15% of owners citing this was an influence on their decision to purchase. In
addition, owners were highly likely to recommend the area to others. This suggests that
there is a ‘community’ perspective to the Holiday Parks.

2.39

The survey helped define certain inherent issues relating to the tourism offer of the East
Riding and especially in the prevalence of Holiday Parks and privately owned units as holiday
homes.

2.40

The survey denoted that owners have a valuable impact on the local area in terms of the
frequency of visits, their overall spend (due to repeat visits), their continuing investment in
their second homes/holiday units and the loaning of the units to friends and relatives as a
means of generating other visitors.

2.41

However, the propensity of owners to spend on certain tourism-related activities (particularly
catering and attractions) was observed to be less than tourers, even when the additional
expenses incurred by tourers (i.e. accommodation) was removed from the equation.
Furthermore, in areas where there is a large volume of caravans and caravan owners (e.g.
the Holderness Coast), the propensity of owners to utilise local services can create additional
pressures on these services.

2.42

In addition, although it is often a positive that an area has a high proportion of return visits,
this needs to be placed within the context of why they are visiting. There is no doubt that, as
with any decision to purchase a property, location and the character of the surrounding area
will form part of the initial decision-making. However, once the purchase has been made, the
desire to maximise the value in their purchase decision will also be a key consideration.

2.43

It is often believed that the owners, because of the investment and fees associated with their
purchase, will want an income from their purchase. The 2009 Survey denoted that this only
occurred in a small number of cases, with only 2% of owners hiring their unit out to other
visitors. Similarly, only 2% charged friends and family for use. Units did get loaned free of
charge to friends and family, which in turn brings other ‘tourers’ to the area.

2.44

Overall, the research suggested that second homes and holiday park accommodation brought
a mix of benefits and challenges to the tourism sector. On the one hand, the frequency of
visits, the use by friends and family, and the combined spend that this generates, particularly
in the off-peak periods, is welcomed. On the other hand, the behaviour of owners is more
ingrained, less impulsive, and less geographically expansive than tourers. They also spend
less per head per night. In areas where there is a lack of other forms of commercial
accommodation to support the tourer market, this can have detrimental impacts on the wider
visitor economy.

2.45

The research also demonstrated that tourers had less propensity to bring produce with them,
were more susceptible to impulse purchases and could be encouraged to purchase locally
distinctive as opposed to mass produced/distributed produce. Therefore, a greater proportion
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of expenditure from tourers was distributed to other areas of the visitor economy such as
attractions, catering amenities and local/specialised producers.

Second Homes from Residential Stock
2.46

Much of the commentary from the UK research focuses on the impacts of second homes on
local housing stock, impacts on the vitality and viability of rural communities, and the
concerns of perceived and actual impacts of such homes being a precursor to permanent
relocation and migration, in retirement for example.

2.47

A DCLG 2010-2011 survey identified that tourism (48% identified as a key reason) forms
only part of the rationale for purchasing a second property with investment (43%) and
retirement planning (15%) also being key factors. However, the attractiveness of the setting
and access to certain key amenities (e.g. beach, attractive countryside, etc.) are fundamental
in terms of determining the location of a second home. It is for this reason that places such
Cornwall (6% of properties are second homes), Gwynedd (5%), North Norfolk (3%), South
Lakeland (3%), East Lindsey (3%), Pembrokeshire (3%) and the East Riding of Yorkshire
(3%) are popular places for second home ownership.

2.48

Articles such as “Save our Villages” by the National Housing Federation allude to some of
the social tensions that this can bring. This includes a lack of community spirit within a
popular second home location, which in turn is having a detrimental impact of the health of
“residents” who remain. Many villages are perceived to be “theme parks” with few local
amenities including rural shops, pubs and schools, as a result of second homes values pricing
families and young workers out of the local housing market.

2.49

This is certainly relevant to East Riding, where just over 1% (1,617) of homes are recorded as
second homes. However, there remains no discernible and consistent means of tackling
second homes which are classified as C3 use class, i.e. “residential” properties available on
the commercial market.

2.50

As of 2013, Local Councils can remove the Council Tax discount that can be applied to
residential dwellings that remain empty for significant periods of the year. This means that
local authorities can now charge 100% of the Council Tax liabilities associated with the
property irrespective of how long an owner intends to use the dwelling in any given year.
There is also evidence that enforcement based upon housing need is also being applied to
land use housing policy in some areas – e.g. the Lake District National Park, Lynton and
Lynmouth, St Ives – with St Ives including an occupancy condition on new open market
housing of 270 days per year to ensure its occupation as a full time principal residence20.
However, such policies have also drawn criticism as being intrusive, costly and cumbersome
21
to monitor given the wide range of lifestyles and family circumstances . The St Ives
Neighbourhood Plan policy is currently the subject of a legal challenge.

2.51

From April 2016, the government has also introduced a new stamp duty levy on properties
purchased for second homes and lettings. A rate of 3% of the property value is now added to

18

19

18

DCLG.2011. English Housing Survey: reasons for having a second home. Available:
https://www.gov.uk/government/statistical-data-sets/owner-occupiers-recent-first-time- buyers-and-second-homes
Accessed:02/06/16

19 Local Gov. 2009. Available:www.localgov.co.uk/sustainable communities Accessed:02/06/16
20
Policy H2, Full Time Principal Residence Requirement - St Ives Area Neighbourhood Development Plan 2015
– 2030
21
Advice from Planning Advisory Service in regard to second homes –
Appendix_1_to_Second_Homes_Advice.pdf
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existing stamp duty liabilities associated with the purchase of any second (or more)
22
properties . However, this is only associated with properties purchased from April 2016 and
does not apply to those already classified as second homes. This applies to England, Wales
and Northern Ireland.
2.52

In Wales, Section 139 of the Housing (Wales) Act 2014 now allows each local authority
discretion to impose an additional Council Tax levy to second home owners, up to a
maximum level of 100% (i.e. a 100% premium on top of the 100% of Council Tax, which
second home owners are already liable for). This additional charge is the called a ‘premium'
and is only applicable to those properties classed as second homes. Although no local
authority has implemented the 100% tax premium, Pembrokeshire, Flintshire and Powys have
recently approved a 50% tax premium for second home owners.

2.53

The National Housing Federation suggests that the sale of residential properties as second
homes is a symptom rather than the ultimate cause of rural housing problems. In its
23
publication, Rural Housing: Countryside in Crisis (2014) , the organisation calls for a longterm plan from government to address the housing crisis, with development of new affordable
homes identified as the key requirement. This is echoed in advice from the Planning Advisory
Service in regard to second homes, which indicates that the Government believes it to be
better to build more houses in rural areas and that the issue of second homes needs to be
considered as part of a more flexible approach to increasing the delivery of affordable and
local needs housing.

New Types of Purpose Built Holiday Complexes
2.54

Another recent trend that has led to increased holiday home ownership is the development of
new types of purpose built holiday complexes based on timber lodges and more permanent
24
structures (e.g. pre-fabricated cabins ) as opposed to the more traditional static caravan
units. Some of these are available as holiday rentals, however a high number appear to be
aimed at the second property/holiday home ownership market.

2.55

Such developments are growing in popularity in the UK, with complexes in Selby , East
26
27
Riding, the Cotswold Water Park and South Devon for example. However, there is little
research domestically on the nature of the impacts they have.

2.56

More research has been conducted internationally in terms of their impacts and implications
for rural communities. In Norway, the “cabin” second home has cultural and historical
acceptability – with cabins used by both farmers and seamen who spent significant time away
from their families. However, more recent developments in second home provision in the
country have moved towards dedicated complexes within rural areas, and have a far more
leisure-based orientation. The implications of this were researched to determine resident
perceptions. Because of the clearer distinction between ‘residential’ and ‘second home’ status
of the properties, the research suggests that there tend to be fewer tensions between local
residents and second home owners. In fact, the additional economic benefits are in some
instances viewed as a welcome boost to local businesses.

25

22

On a property costing £125,000 – £250,000, purchasers will pay 5% - 2% as the standard Stamp Duty
applicable for a property at this price plus a 3% additional property surcharge
23
National Housing Federation. Available: http://s3-eu-west1.amazonaws.com/pub.housing.org.uk/Rural_housing_-_Countryside_in_crisis.pdf Accessed:02/06/16
24
http://www.ecospacestudios.com/portfolio/holiday-retreats/
25
Cliffe Lodges
26
e.g. Watermark and Lower Mill Estate
27
Webland Farm, Mullacott Park
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2.57

28

Conversely, research in New Zealand suggests that permanent residents can feel alienated
by such complexes, with land prices and rate increases being pushed beyond their means.
The resident population of the coastal settlement of Raglan can change from 3,070 to 15,000
at peak usage of second homes, which in turn has impacts on water supply, sewage systems
(many which are based on individual septic tanks) and road infrastructure.

Second and Holiday Home Ownership
2.58

Second homes and holiday homes remain a challenging issue for rural and coastal areas that
have a high amenity value. In general terms, the research into second homes is relatively
limited both in terms of volume and also in terms of application in delivering effective policy.

2.59

The research completed in 2009 by Scott Wilson was a bespoke assessment for East Riding
and much of its findings remain relevant today. From a purely tourism perspective, second
homes and holiday homes remain a valuable component of the visitor economy in the East
Riding. Such properties generate regular activity, including during the off-peak season, and
over longer periods of time. This activity can help to support the local economy, including
parts of the visitor economy.

2.60

However, the observed differences noted in 2009 between property owners (or resident
tourists) and “tourers” and how they utilise their time and spend their money whilst in the area
are also relevant. During the recent times of austerity, domestic holiday-taking (or
staycationing) was also rising. For many UK destinations, including East Riding, this has
realised a significant hike in the number of overnight stays and day visits to key destination
areas and sites. However, overnight visitor spend values (£48 per night for overnight visitors
to East Riding29) remain significantly lower than the national average (£66 per night30)
(spending trends are discussed further in the following chapter - Chapter 3). It is our view that
the high proportion of privately owned accommodation is helping to drive both occurrences –
i.e. more visits to the area by owners, their family and friends as a cheaper/free option than
holidaying in commercial accommodation. This sentiment has been echoed through the
workshops where participants identified that Holiday Parks seemed divorced from local towns,
and that there was a need to encourage the users of Holiday Parks – owners and tourers – to
explore the wider area.

2.61

Whether initiatives such as the additional Stamp Duty on second homes, a Council Tax
Premium on second home ownership (as in Wales) or specified occupancy conditions on new
homes has the desired effect on curbing interest in second homes will need to be monitored.
However, it needs to be recognised that these initiatives relate only to second homes within
the open residential market and would not apply to owned properties on Holiday Parks, which
is arguably where the more pressing challenge is for East Riding.

2.62

It is clear that second home/holiday home complexes do form an important part of the visitor
accommodation profile for East Riding, and that some ‘tourism’ merits can be derived from
the ownership that they offer, particularly in driving repeat visits. But this does need to be
considered against the more limiting spend behaviours of owners, and the implications this
can have in the wider visitor economy. In order to maximise the benefits of both visitor
elements, a suitable balance and mix of accommodation needs to be available. Evidence

28

Second Homes in New Zealand, Donna Keen and C. Michael Hall, 2004 – Aspects of Tourism, Tourism,
Mobility and Second Homes, Accessed:02/06/16.
29
VHEY (2015) Visit Hull and East Yorkshire Tourism Strategy, 2015-18. Available:
http://mediafiles.thedms.co.uk/Publication/YS-EY/cms/pdf/VHEY%20Tourism%20Strategy.pdf.
Accessed:02/06/16
30
Visit England. Great British Tourism Survey, 2014. Available: https://www.visitbritain.org/archive-great-britaintourism-survey-overnight-data. Accessed:02/06/16.
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from the accommodation audit suggests that this mix is being achieved overall in East Riding,
but also that there are still opportunities for commercial forms of accommodation. It will be
important to ensure that these opportunities are also promoted and pursued. The issues
surrounding second/holiday homes are explored in detail in Chapter 9.
2.63

AECOM

There is scope for further developments in the purpose built holiday complex sector in East
Riding to continue as part of a balanced strategy for increasing and improving the overall
accommodation sector of the area. Key aspects that ERYC should focus on are as follows:


Ensuring that holiday homes for private ownership are not constructed at the expense of
other forms of provision (e.g. touring pitches being replaced by static units for ownership
on Holiday Parks).



Recognising the market pressure for holiday homes for private ownership but that on a
cumulative basis, this will have long-term negative implications for the tourism economy,
and thus there is a need to monitor planning applications over time, to determine whether
further policy intervention is required in the future.



In Tourism Character Areas (TCAs) where this study has identified a shortage of tourism
accommodation available for short term let, proposals for new development or extensions
to existing developments should be required to include a percentage of self-catering
lettings within the unit tenure mix.



Greater linkages – through public transport, walking and cycling trails – should be made
between Holiday Parks and the nearest town or village with appropriate services. Where
appropriate, improvements could be required as part of new or extended development.
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3. PERFORMANCE AND PERCEPTIONS OF THE EAST
RIDING TOURISM SECTOR IN 2016
INTRODUCTION
3

The following section examines the current position of the visitor economy in East Riding in
terms of volume, value and perceptions of the area as a destination. It also provides a review
of the quality and experience of some of East Riding’s destinations, based upon the
comments and reviews they receive on popular travel information and booking websites,
TripAdvisor and Laterooms.com.

VISITOR VOLUME AND VALUE
3.1

Table 3.1 provides a breakdown of the visitor volume and value for East Riding and Hull.

TABLE 3.1: VISITOR VOLUME AND VALUE, 2013
East Riding^

Hull^

Yorkshire*

England+

0.8 million

0.4 million

15 million

103 million

Spend

£135 million

£56 million

£2,600 million

£19,600 million

Nights

2.7 million

1.3 million

48 million

300 million

£50.47

£43.51

£54.17

65.33

3.32

3.66

3.20

2.91

9.3 million

4.4 million

194 million

1,300 million

£369 million

£139 million

£3,900 million

£46,400 million

Av. Spend Per
Trip

£39.59

£31.59

£20.10

35.69

Total Volume

10.1 million

4.8 million

209 million

1,403 million

£504 million

£195 million

£6,500
million

£66,000 million

Overnight
Stays
Visits

Av. Spend Per
Night
Av. No of Nights
Day Visits
Visits
Spend

Total Value

^ Source: Cambridge Economic Impact Assessment, 2013
* Source: http://industry.yorkshire.com/media-centre/yorkshire-facts
+Source: https://www.visitbritain.org/value-tourism-england
Please note: the table is using different data sources and therefore some differences in spend in particular are to be
expected.
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3.2

As the table demonstrates, East Riding receives a total of 10 million visits. The majority (92%)
are day visits, although this is consistent with Yorkshire as a whole.

3.3

Overnight stays equate to just over 800,000 in East Riding, with the average number of nights
each trip spends in the area being 3.3. Again, this is consistent with Yorkshire as a whole (3.2
nights), but above the average for England as a whole. The average spend per night is
slightly lower for East Riding (£50.47) than that of Yorkshire (£54.17), however East Riding is
performing better than Hull (£43.51). None of the areas are performing as well as England as
a whole in terms of spend per night (£65.33).

3.4

Conversely, Day Visitor spend for East Riding (£39.59) is well above the average for
Yorkshire (£20.10). It is also above the average spend for England (£35.96).

3.5

According to the Great Britain Day Visitor Survey, the number of visits to East Riding has
increased by 36.0% and the expenditure by 47.6% since 2011 (2009 data not available)31.
Similarly, the Great Britain Tourism Survey suggests East Riding has seen an increase of
31.2% overnight stays and 41.4% increase in expenditure. This sentiment of an improving
sector is echoed by the business survey where 42% of businesses suggested that they had
received uplift in occupancy of over 10% since 2012.

3.6

Growth in tourism across the UK has been witnessed over the same timeframe, with the
global economic downturn and a lack of confidence across the UK market actually being a
catalyst for more domestic tourism – the so-called “staycation” effect. Although there is no
data for East Riding currently, it should be noted that the 2015 data for the UK indicates –
despite a drop in 2014 – the number and value of overnight visits remains positive.

VISITOR CHARACTERISTICS
3.7

There is currently not an up-to-date visitor survey which can be evaluated to determine visitor
characteristics. As a means of exploring this, the Business Survey conducted as part of this
study included a series of questions designed to understand the types of visitor and the
motivations behind trips to the East Riding.

3.8

The following provides a summary of the key findings with respect to overnight/staying visitor
characteristics (a summary report is produced at Appendix B):
A significant proportion of visitors (43%) live beyond 2 hours of East Riding, with a further
40% travelling between 1-2 hours to get to their destination. Around 5% of visitors are
from overseas.
The vast majority of visitors (74%) are visiting for leisure purposes, 16% are visitng
friends and relatives and 11% are on business.
The most important features for attracting visitors are the coast (84% stated very
important), the range of visitor attractions (76%) and the countryside (74%). Wildlife
watching (64%) and family based attractions (60%) also featured reasonably strongly.
Walking (54% stated very important) and cycling (48%) were rated reasonably well, but
other outdoor activities were considered only moderately important (46% stated
moderately important).

31

Visit Britain.Great Britain Day Visitor Survey, 2011 to 2014. Available: https://www.visitbritain.org/gb-day-visitssurvey-latest-results. Accessed:02/06/16.
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Traditional/family holidays offer the main opportunities for growth in tourism (61%),
followed by walking breaks, nature breaks and wildlife discovery breaks, and those
seeking rest and recuperation (33% respectively). Heritage breaks (24%) and romantic
breaks (24%) also provide some opportunity, however specialist culinary/food tourism
(13%) and adventure breaks (11%) is considered more of a niche interest.
All weather attractions (63%) is considered the main product gap in East Riding, followed
by evening entertainment (50%), better car parking options (44%) and better food and
drink options (39%). Better quality attractions (35%) and more activities/attractions for
families also received some support.
On average, it was thought that 56% of all visitors to East Riding were repeat visitors,
however answers to this question varied significantly between businesses.

QUALITY AND EXPERIENCE
3.9

Quality of service in accommodation is an important part of the visitor experience. However,
evaluating quality and experience within the accommodation sector is becoming increasingly
complex.

3.10

It is well recognised that accommodation enterprises are able to secure an official quality
grading (e.g. Visit England, AA) based upon an inspection of the facilities and services on an
annual basis. The grading ranges from 1–5 stars, with 5 being the highest grade available.

3.11

This is now being augmented by customer-review sites such as TripAdvisor and online travel
agencies/booking sites such as Laterooms and Hotels.com, to name but a few. Here,
customers can (and are encouraged to) leave reviews and ratings of their experiences for
others to consider during their decision-making process. They are able to rate their stay on a
range of criteria - typically cleanliness of rooms, customer service, room quality, and value for
32
money. Such review systems can be controversial , but it is important to recognise the
influence that these types of customer ratings and accompanying comments have on
decision-making.

3.12

From a strategic perspective, it is useful to review these sites and the scores accommodation
providers are achieving as a means of understand, in a rudimentary way, whether the quality
of the experience is matching the promise.

3.13

The following examines this for East Riding accommodation reviewed on TripAdvisor and
Laterooms. It is important to note that some accommodation providers have been rated many
times (100+ reviews), whilst others may have been rated only once or twice, and therefore the
weight of confidence behind the ratings vary wildly – another issue when dealing with
consumer-reviews. Nevertheless, the overall picture is a good indicator of overall customer
satisfaction at a ‘destination’ level.

Accommodation Quality Assessment - TripAdvisor
3.14

Many of the accommodation businesses logged on TripAdvisor are given a quality mark (1-5
stars) and an experience mark (1-5). It is not clear whether the quality mark is self-prescribed
or relates to an official grading. The “experience” mark is customer-generated.

32

There have been complaints and accusations of “fake” reviews –The Guardian- Why TripAdvisor is getting a
bad review. 2011. Available: http://www.theguardian.com/travel/2011/jan/25/tripadvisor-duncan-bannatyne.
Accessed: 02/06/16
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3.15

For the purposes of this exercise, we have analysed both scores given for each applicable
33
business . Any experience mark given that is equal to or above the quality mark is
considered to have met or exceeded expectations for that business. Conversely, any
experience mark that is less than the quality mark is considered to have not met expectations.

3.16

Undertaking such analysis was only viable for the Beverley, Bridlington and the South West
Corridor TCAs, as ratings for both quality and experience are provided for a reasonable
number (5 or more) of businesses in these areas.

TABLE 3.2: QUALITY MARK VERSUS EXPERIENCE MARK
TripAdvisor
Number of
Businesses
Quality Rated on
TripAdvisor

Quality
Ratings
Breakdown^

Experience
Ratings
Equal
to/Above
Quality
Mark

Beverley

9

4* - 4
3* - 5

8

1

East Coast Bridlington

53

5* - 1
4* - 19
3* - 31

50

3

South West and
M62/A63 Corridor

7

4* - 2
3.5* - 1
3* - 3
1* - 1

7

0

Total

69

65

4

Area

Ratings
Below Quality
Mark

^ Number of businesses with each Star Rating as identified on TripAdvisor
Source: AECOM, 2015

3.17

As Table 3.2 demonstrates, the majority of the establishments rated in each of the three
TCAs have achieved an experience rating equal to or above their quality rating. Conversely,
only 4 establishments rated below their quality mark.

3.18

Overall, this suggests that the accommodation providers in these areas of East Riding are
performing well in terms of the quality, value and customer service they provide.

Accommodation Quality Assessment – Laterooms.com
3.19

Laterooms provides each of the properties it advertises with a customer-review score out of 6.
Most providers are also given a star rating on the site, although many are ‘self-rated’. This is
acknowledged on the site.

3.20

In terms of the score meanings, a score of 4 is considered Good, 5 Very Good and 6
Excellent. For the purposes of this exercise, any experience mark given that is equal to or

33

Please note, this exercise can only be completed for those businesses that have marks for both quality and
experience. Many businesses are experience rated only on TripAdvisor.
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above ‘Good’ is considered to have met or exceeded expectations for that business.
Conversely, any experience mark that is less than ‘Good’ is considered to have not met
expectations.
3.21

AECOM

The analysis was restricted to Beverley, Bridlington and the South West Corridor TCAs, due
to the limited number of businesses available elsewhere.
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TABLE 3.3: QUALITY MARK VERSUS EXPERIENCE MARK
Laterooms

Area

Beverley

Number of
Businesses
Quality Rated on
Laterooms

Quality
Ratings
Breakdown^

Experience
Ratings
Good/
Very Good/
Excellent

4

4* - 3
3* - 1

4

0

37

2

6

0

47

2

East Coast Bridlington

39

South West and
M62/A63 Corridor

6

Total

49

4* - 20
3* - 18

2* - 1
4* - 2
3* - 4

Ratings
Below Good

^ Number of businesses with each Star Rating as identified on Laterooms
Source: AECOM, 2015

3.22

As with TripAdvisor, the customer-review ratings for accommodation in these TCAs are
positive, with only two out of 49 establishments having a rating of below ‘good’. This reaffirms
the sense that East Riding’s accommodation sector is providing a positive visitor experience
in its own right.

General Impressions of East Riding Destinations: TripAdvisor
3.23

Although not scientific, it is useful to understand the perceptions that visitors can receive from
third-party online sites. To this end, the comments from TripAdvisor have been reviewed for
each of the four principal towns - Bridlington, Driffield, Beverley, and Goole. In general terms,
TripAdvisor summarises the first impressions a potential visitor may get in terms of the
imagery of the places and the amount of accommodation, holiday rentals, things to do and
restaurants. It also summarises the top ten things to do in each town in terms of ratings.

3.24

In terms of the initial imagery presented, Bridlington achieves a reasonably positive
impression as a destination. The overview page provides imagery of the sea – although this is
fairly bland - but there is no descriptive on the range of attractions and amenities available in
summary form. The summary tables for Bridlington suggest there is plenty of things to do, see
and places to stay. The top ten attractions receive high satisfaction levels and suggest there
are a variety of things to do including family activities, museums, outdoor activities and other
culture.

3.25

There is no image of Beverley in the overview, just a map of the area. The page does not give
an impression of an abundance of things to do initially, although the ‘things to do and see’
listing appears comprehensive. Overall, satisfaction levels appeared favourable, with some
comments that Beverley is an attractive town.

3.26

Again, there is no image to accompany the overview of Driffield, and no descriptives. Also,
the area has fewer things to do, although in Burton Agnes House and Sledmere House it
does have two significant attractions for East Riding. Satisfaction scores appear to be lower
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here than in Bridlington and Beverley, although this is perhaps to be expected given that
fewer people would naturally search for Driffield as a destination.
3.27

There is an image associated with Goole on the TripAdvisor, but this is an uploaded traveller
photo rather than a dedicated image. There are only ‘12’ references in the things to do and
see section, which gives an impression that there may be little to see and do. This does,
however, include three wildlife reserves – Blacktoft Sands, Thorne and Hatfield Moors, and
Oakhill Nature Reserve. Overall, the number of reviews received across the top ten
attractions is very low (just 72 for the Yorkshire Waterways Museum) and satisfaction levels
appear to be lower than for the three other towns.

BUSINESS CONFIDENCE AND OUTLOOK
3.28

The on-line Business Survey explored business confidence and outlook for the future. The
responses given for each individual question on the Business Survey is provided Appendix B.
The following summarises the key findings:
Nearly half (49%) of businesses who responded feel that tourism is slowly getting
stronger, whilst a small proportion (7%) believes it is rapidly getting stronger. This
contrasts to 16% who believe that it is a sector in decline. The most cited reason for
business growth was due to a change in marketing strategy.
Most businesses (93%) believe that more needs to be done to encourage visits outside of
the peak season – nearly half (45%) strongly agree with this. However, a high proportion
(45%) already believes that tourism is a year round activity in East Riding already.
A high proportion of businesses believe that there is little awareness of East Riding (68%)
and that tourism in the area is hugely dependent upon repeat visitors (73%).
However, a similarly high proportion also believes that East Riding has the scope to
attract and encourage new types of visitors (77%).
Three-quarters (75%) of businesses believe that East Riding needs more things to do and
see, with nearly half suggesting that the area also needs a big new attraction (47%) or a
signature event (47%).
Only a third (34%) of businesses get external advice about marketing. The majority of
businesses (66%) have no joint promotions or marketing efforts established with other
businesses in East Riding. Most business advertisement was done via the businesses
own website (90%), other company websites (76%), or through email (41%).
Since 2012, two-thirds (66%) of businesses indicate that they have had either a slight (110%) or large (10%+) increase in occupancy. Conversely, 16% indicate a slight or large
decrease in occupancy.
The majority of businesses (60%) believe they are likely to make capital investments and
upgrades to their business over the next three years. The main reasons given for
investment were refurbishment of all existing units (34%), and the expansion of new
accommodation units (34%). Expected investment varied between businesses, from
£5,000 to £1million.
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The businesses who claimed they would not be making capital investments (26%), and
those which were unsure (14%), claimed their decision was primarily due to a lack of
capital to invest, or that investment was not required.
Increased parking, utilisation of the Yorkshire landscape through outdoor activities, and
the regeneration of the marina are the most commonly mentioned factors which
businesses believe will bring success to the tourism industry.

3.29

Various perceived threats to the tourism sector were raised during the stakeholder and
business workshops. Several participants told how reluctance of older generations to invest in
their accommodation units (such as B&Bs) catalysed higher investment for the younger
generations who were looking to buy, thereby making the units unaffordable and unattractive.
It was claimed that the closure of attractions over the winter period forced the local
accommodation providers out of business. Concerns were also raised that residential abuse
of Holiday Parks resulted in economic impacts and fewer multiplier effects.

SUMMARY
3.30

Tourism appears to be performing well in East Riding, with the volume and value data and the
business survey indicating positive trends between 2009 and 2016. Outward perceptions of
East Riding through online reviews are also encouraging, particularly in terms of
accommodation performance. However, destination-based perceptions could be enhanced to
present a better picture of the destinations and the things to do and see across East Riding.

3.31

With customer-review increasingly important in terms of opinion forming, it is recommended
that some active management of third party website content be conducted.
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4. RECENT TRENDS IN THE TOURISM ACCOMMODATION
SECTOR
4

The accommodation sector is constantly changing and evolving in response to the trends
identified above. This section of the report provides an overview of how different types of
accommodation in the UK are developing to meet continuing and new demands of visitors.
This provides important context for the accommodation audit and assessment which follows.

Large Hotels
4.1

According to 2016 forecasts, demand for hotels continues to outpace supply, with high levels
of business being turned away at peak periods. Although there is some geographical
variation, with London and other major cities witnessing the greatest challenges in terms of
occupancy, it is expected that there will be further growth in hotel bedspaces across the UK in
the short to medium term.

4.2

The budget sector is expected to dominate, with brands such a Premier Inn, Travelodge and
Ibis continuing to expand their portfolios. Premier Inn (owned by Whitbread) has aspirations to
increase its bedspaces from 60,000 to 85,000 by 2020. The proposed hotel for Bridlington by
Premier Inn forms part of this programme and was granted planning permission in May 2016.

4.3

There are also a series of new hotel concepts that are evolving internationally. Many are
34
35
focussed on city-based locations, such as compact and/or POD hotels , self-service hotels ,
and serviced apartments.

4.4

At the other end of the spectrum, spa treatments and golf-course hotels continue to be
36
popular, with the former evolving to focus into “peaceful retreats” in order to reflect an
emphasis on mind and body.

4.5

Gastro-experience hotels continue to be popular. At the highest end, well-known celebrity and
celebrated chefs are increasingly coupling with hotels as a lower cost option than establishing
37
a restaurant on its own. The hotel, for its part, benefits from the reflective glory of the chef ,
with patrons likely to travel far and wide to sample the menus. This in turn can be packaged to
encourage overnight stays. There is evidence of this also working for smaller serviced
accommodation (see below).

4.6

Whilst the UK still has a significant number of independent hotels, there is a sense that most
growth will be within branded hotels. However, independent hotels are being helped through
the consumer power of Online Travel and Hotel Booking Agencies such as Expedia,
Hotels.com, Bookings.com, laterooms.com, etc. These sites have grown in popularity and
provide a one-stop shop window for accommodation provision – both large and small,
branded and independent – within a destination. Similarly, since 2013, TripAdvisor has been
offering its own booking service or links with other online booking agencies. This means that
independent hotels can – as long as they buy into these channels – have an equally effective
means of reaching consumers. Achieving good feedback and consumer ratings is generally
the key to success.

34

e.g. “hub” by Premier Inn, Qbic Hotels
e.g. Citizen M
36
The Telegraph. Hotel trends for 2016. 2016 Available: http://www.telegraph.co.uk/travel/hotels/articles/Hoteltrends-for-2016/. Accessed:02/06/16
37
The Financial Times. The rise of the hotel restaurant. 2011. Available: http://www.ft.com/cms/s/2/3dc8d6045664-11e0-84e9-00144feab49a.html. Accessed: 02/06/16
35
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Small hotels, B&B’s, guest houses and inns
4.7

Small serviced accommodation varies in style and character, ranging from the offering of a
spare room in a home to a dedicated business offering high-quality experiences.

4.8

Many smaller B&B’s and Guest Houses are lifestyle businesses. This means that they can
provide a more personalised and individualised offer than, say, a budget brand hotel, but are
often comparable in terms of pricing. However, it also means that they are more prone to
fluctuations, both in terms of occupancy and opening – i.e. they are not always available allyear-round and they operate at lower occupancy levels (e.g. 50-55% for the UK as a whole).

4.9

Smaller margins can also mean that these operations are unable to invest in accommodation
upgrades and new technologies that are now being sought, and the various marketing
channels that will allow them to continue to be successful. In some areas, this is being
combated through the availability of grants (e.g. LEADER) which can – subject to the
objectives for the scheme - help facilitate and fund a significant proportion of improvement
works.

4.10

Lifestyle changes (e.g. children, retirement, health) can result in these businesses closing
either temporarily or permanently. Depending upon location and availability of alternative
accommodation, such events can have a significant impact on the local visitor economy.

4.11

The advent and growth of consumer rating sites such as TripAdvisor means that the quality
and service delivery of small serviced accommodation is paramount. Although many
properties have official quality grading (i.e. AA or VisitEngland), greater weight is often put on
the user-generated content which provides ‘real-life’ experience evaluations.

4.12

A response for some has been to establish ‘boutique B&Bs’, with investment in high quality
décor, ensuite facilities. A premium is also being placed on responding to the guest’s needs.
This could include providing a breakfast at whatever time suits the guest, for example. There
has also been a growth in high-quality restaurants offering rooms (see above). Rick Stein’s
Seafood Restaurant is perhaps one of the most famous examples, but there is a growing list
across the UK. Fundamentally, small B&B’s need to respond to would-be consumers demand
for modern B&B’s which revolve around “uniqueness and individuality, uncompromised
comfort, the best breakfast imaginable showcasing regional produce; and peerless local
38
knowledge” .

4.13

One recent development that could both support and/or hinder small serviced enterprises is
the growth of AirBnB. AirBnB is an online booking service with a difference, in that the
properties on offer tend not to be professionally run hotels or apartments, but rather are flats
39
and houses of ordinary people looking to make some extra money . As an example,
Bridlington currently has 110 properties advertised on AirBnB. Of these, 30 indicate that they
offer ‘B&B Services’, suggesting that these are among the formal B&B enterprises already
available in the area. However, it also means that the remaining 80 properties are unlikely to
be formal tourism accommodation enterprises, and therefore they are providing additional
accommodation within the area.

4.14

As a marketing initiative, AirBnB should arguably work well for existing smaller-scale tourism
accommodation establishments, as it gives them a better platform to market themselves
compared to some of the other online agencies mentioned above that arguably favour larger

38

The Guardian. 2015. Why the new generation of B&Bs are first choice. Available:
http://www.theguardian.com/small-business-network/2015/jun/03/new-generation-bbs-first-choice-fashionabletravellers. Accessed:02/06/16
39
Evening Standard. 2015. Available: http://www.standard.co.uk/business/what-is-airbnb-and-why-is-it-socontroversial-a2918061.html. Accessed:02/06/16
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hotels. However, the ability for non-tourism businesses to offer a spare room could threaten
more formalised B&Bs, Guest Houses and Inns by reducing market share. In areas such as
Bridlington, which has a high number of smaller serviced premises, this trend will require
monitoring.
4.15

With respect to planning implications, there are currently no restrictions on the use of
residential premises for temporary sleeping accommodation in England (other than in Greater
London), although other countries have recently imposed restrictions.

Holiday Parks
4.16

Holiday Parks represent a substantive part of the accommodation sector within East Riding,
particularly along the coastal zone. Nationally, there continues to be development and
investment in all forms of Holiday and Touring Parks in an attempt to raise quality standards
and retain its appeal to core audiences. In the case of Holiday Parks, the primary audience
remains family groups.

4.17

The standard and quality of the static units are improving significantly, whether PVCu and
Aluminium cladded units or wooden lodges and log cabins. The units are becoming more
sophisticated in terms of heating and heat retention, space, modern-day conveniences and
built-in entertainment systems. The tenure periods for owners under Licence Agreements
vary depending upon site, caravan type and size, but these agreements ensure that units are
updated within a 10-30 year timeframe.

4.18

In addition, Holiday Park operators are continuing to invest in on-site facilities such as
entertainment facilities, children’s play areas and on-site activities. Indoor swimming pools,
cinema’s and climbing walls are just some initiatives that have been witnessed in recent
40
times . Investment in technology – particularly in the availability of WiFi across parks – is
also growing in importance.

4.19

The Holiday Park sector is feeling positive and confident. Major operator, Haven, witnessed a
growth of 6% in 2015, with more customers focussed on the luxury-end of its accommodation
offer. Furthermore, the group has experienced strong bookings of its more exclusive units in
2016. Similarly, Park Holidays UK has identified that luxury lodges will soon overtake caravan
holiday homes in terms of sales. The group has also recently expanded its portfolio to 25
Parks nationally.

4.20

There does remain, however, some key issues concerning Holiday Parks and how they are
used. Most Holiday Parks are open for most (e.g. closing for just two weeks) if not all of the
year. This can give rise to issues of occupancy abuses, with the units being used as primary
residencies in some instances. This is reviewed in greater detail in Chapter 9.

4.21

In addition, the workshops identified that a key concern of other enterprises is that Holiday
Parks can appear to be almost ‘gated’, in that the patrons are not seen to utilise other
attractions. It is certain that site operators will want to maximise the value of the owners, and
offering different leisure and catering services on-site is likely to be part of a Park’s business
objectives. However, site operators would also argue that a key function of a Park’s
accommodation provision is to provide a means of ensuring visitors stay longer in the area,
and that it is a function of destination marketing to ensure that the assets, attractions,
activities and events are suitably promoted to its guests. Creating better linkages (both
physical and thematic) between Holiday Parks and local settlements should be considered as
a means of overcoming this issue.

40

Holiday park Scene. Available: http://www.holidayparkscene.com/news/. Accessed:02/06/16.
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Touring Parks
4.22

Similar to Holiday Parks, Touring Parks continue to develop and invest to meet modern day
requirements. Traditionally, Touring Parks have a more condensed “season” in comparison to
Holiday Parks; however modern technologies and improvements to design and materials
used mean that both caravanning and tenting can be undertaken in comfort for longer periods
of the year.

4.23

Touring Park operators are facilitating this by adding more all-weather pitches, electric points,
water points, and even TV connection points to a greater number of pitches. The availability
of WiFi across Touring Parks is also becoming increasingly important.

4.24

There is generally greater scope to expand the capacity of touring provision within a
destination. It is possible to offer land for camping for less than 42 consecutive days and less
than 60-days within 12-months without the need for a license. In addition, both the Caravan
and Camping Club and the Caravan Club can permit ‘certified locations’ and ‘certified sites’
without a licence on the basis that they are for members only.

4.25

Planning permission is also not required as along as the land is not used for camping for
more than 28-days. This means that some landowners can help service basic camping needs
during busy periods with minimal cost.

Glamping
4.26

The term ‘Glamping” is used to cover a variety of forms of pre-erect tents, bell tents, yurts,
pods and other forms of novel camping. It is considered to be a real growth area across the
UK – and internationally. It provides an experience similar to camping and caravanning but
with the added convenience of the tent already being up.

4.27

For some, Glamping is a niche and up-market experience, whilst for others it can offer basic
shelter whilst undertaking an activity (e.g. walking or cycling along a long distance trail). The
sites are usually modest in size and within an attractive countryside setting, offering peace
and tranquillity. This forms part of the appeal.

4.28

From a strategic perspective, Glamping attracts different demographics and those who would
not normally stay on Touring Parks or Holiday Parks but like the idea of being outdoors. This
accommodation type is therefore a good fit in areas of high landscape value and which are
viewed as remote and rural.

Self-catering
4.29

Self-catering remains a key part of the accommodation sector and is particularly important for
family groups. Self-catering accommodation is often available in clusters within coastal
resorts such as Bridlington, but is often spread more widely across rural retreats.

4.30

Research suggests that self-catering properties in coastal resorts tend to be used for longer
stays (4-7 nights), whilst self-catering properties in countryside destinations were equally
being used for a mix of short stays and weeklong breaks. Self-catering is generally more
geared towards the holiday market, however the workshops also indicated that business
tourists are using self-catering in preference to serviced accommodation when on extended
business trips.

4.31

Self-catering properties are usually purchased or developed to provide a supplementary
income or as an investment. Most (70%) of property owners own only one rental.

41

41

The economic impact of holiday rentals in the UK A project for HomeAway – November 2014
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Furthermore, most (70%) of properties are available for more than 6-months of the year. In
terms of economic contribution, the impact of self-catering properties tends to be less
prominent than serviced, with only 12.5% of income being spent on hiring workers (e.g.
cleaners).
4.32

Self-catering properties are increasingly offered in the better quality range of 4-5 star.
42
Research also suggests that self-catering holiday makers are making more demands of
properties than previously, ranging from state of the art coffee machines to hot tubs to be
included as standard. However, they are willing to pay for additional luxuries - as much as
£530 per person - for their ideal holiday rental villa or apartment.

IMPLICATIONS FOR EAST RIDING
4.33

The broad range of destinations within East Riding suggests that different forms of
accommodation could well have a good fit. This is explored in more detail in Chapter 5 below,
with priorities suggested for each TCA.

4.34

In general terms, it is important that any accommodation development, whether extensions or
modifications to existing premises or through a new build, can demonstrate that it will deliver
good quality, can enhance the uniqueness of the local character, and will seek to engage new
visitor audiences.

42

Mail Online. 2015. Available: http://www.dailymail.co.uk/travel/travel_news/article-2921577/Middle-classtravellers-demanding-300MILLION-upgrades-holiday-homes-luxury-self-catering-trend-takes-hold.htm.
Accessed:02/06/16.
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5. EAST RIDING TOURISM ACCOMMODATION AUDIT AND
ASSESSMENT: 2016
INTRODUCTION
5

Tourism is a dynamic sector of the economy with a range of factors influencing destination
preferences and behaviours. This includes transport connections; the nature and level of key
attractors and attractions; the nature and level of different types of activity; the presence of
arts, culture and sporting amenities; and key services such as retail, catering and
accommodation.

5.1

The accommodation sector can act as a support service and as an attractor in its own right,
with the latter usually accompanied by some form of amenity such as spa, golf courses,
boutique theming and/or high quality restaurant. The experience of good quality
accommodation accompanied by positive customer care can also encourage stronger
recommendations and a greater propensity to repeat visit in the future – hence the growing
importance of online reviews through TripAdvisor and others. The presence of
accommodation is also the means through which the visitor economy can extract maximum
value through the visits it receives.

5.2

A detailed analysis in Appendix D outlines the current position, likely needs and demands for
accommodation across East Riding by Tourism Character Areas (TCA) in the foreseeable
future. This is matched against the character and market demand of the TCAs key assets and
attractions.

5.3

It should be noted that the needs and demands for accommodation can vary through time and
the decision making process will need to be flexible in order to allow for new innovations and
changes in both market demand and supply. This is particularly important where other
developments (e.g. a new major attraction or amenity) could support or provide a catalyst for
the accommodation sector to grow. Some of these types of catalyst development are
pertinent to the different TCAs of East Riding as explored in Appendix D.

OVERVIEW
5.4

East Riding of Yorkshire covers an area of over 930 square miles. It has a rich and varied
landscape including crescent low chalk hills of the Yorkshire Wolds, low-lying fertile plains of
Holderness and the Vale of York, some 50-miles of coastal zone created by glacial drift, and
the banks of the Humber Estuary. East Riding encircles Hull as a key city and international
port, but the main settlements within the district – Beverley, Goole, Bridlington, Hornsea,
Withernsea, Market Weighton and Pocklington – are modest in size, with Bridlington (35,000
population) being the most populous centre.

5.5

From a tourism perspective, East Riding’s visitor economy has traditionally centred around its
coastal resorts, particularly Bridlington but also Hornsea and Withernsea. These resorts are
still important today, however the coastal zone has faced challenges in retaining this position
due to issues of seasonality and continuing changes in visitor destinations and preferences.

5.6

As with the UK as a whole, other tourism opportunities have arisen in terms of countryside
breaks and holidays, heritage breaks using market towns, and activity-orientated trips. The
relationship of East Riding with Hull is also key, as reflected in the joint marketing and
strategic focus of Visit Hull and East Yorkshire as the Destination Management Organisation
(DMO) for the area.

5.7

Tourism is rightly considered an important economic activity for East Riding, and one that
provides current and future growth opportunities. However, the diversity of the landscape and

AECOM

Project No. 60477842

Page 33

composition of tourism across the area means that there are different priorities, opportunities
and challenges within the visitor sector that need to be addressed.
5.8

Recognising this, the 2009 Study recommended that the East Riding area be sub-divided into
a series of TCAs. The purpose of this was to better reflect the different types of tourism
destinations and experiences that visitors can experience across the breadth of East Riding. It
was also felt that the adoption of the TCA approach would enable more appropriate and
tailored decision-making in terms of product development, marketing and promotion.

5.9

Following on from the 2009 study, the ERYC has formally defined the following TCAs:
The East Coast – Bridlington;
The East Coast – North/South Holderness;
Beverley and its Hinterlands;
The Yorkshire Wolds (The Wolds);
North West – Vale of York;
South West and M62/A63 Corridor.

5.10

These TCAs have since been utilised in land use planning policy and marketing/promotion.
Part of the focus of this study is to explore the relevance of continuing to use the identified
TCAs, the identified boundaries, and whether there is scope to merge some of the areas, as
well as the relevance of the recommendations for each TCA which were set out in the 2009
Study. This is explored through the conclusions and recommendations in Appendix D, with
the summaries and recommendations reproduced below.

Overview of Accommodation in East Riding
5.11

The following sets out the existing accommodation stock within East Riding in total. Analysis
by TCAs has also been completed and is set out in Appendix D.

5.12

As there is not one definitive source for all accommodation provision within an area, the
accommodation audit has been developed through a review of Council data (VHEY and
ERYC), supplemented by websites such as local tourism websites (e.g. Bridlington.net),
TripAdvisor, and online booking/travel agencies (e.g. hotels.com, laterooms.com,
ukcampiste.co.uk and UKParks.com). Only accommodation that has been verified as open in
43
44
2015 and/or available in 2016 has been included. All accommodation from 2015/2016 has
then been matched against that database established in 2009 to ensure consistency and to
help identify changes in provision.

5.13

The breakdown of accommodation stock, rooms/units/pitches and estimated bedspaces by
the key types of accommodation provision uses the following definitions:

43

Data from Visit Hull and East Yorkshire and East Riding of Yorkshire Council is related to accommodation in
2015
44
It has been assumed that accommodation data on websites such as hotels.com, Laterooms.com,
booking.com, ukcampsites.co.uk and ukparks.co.uk – as subscription sites – include accommodation advertising
for the purpose of attracting business in 2016. This desk-based exercise was completed in February and March
2016.
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Sites with Touring Pitches – all known touring parks and pitches available. Please note, this
includes Holiday Parks that have touring pitches, but only the touring pitches have been
included in the pitch and bedspace calculations. It is conservatively assumed that each
touring pitch accommodates 3 bedspaces.



Holiday Parks – all sites that include purpose built holiday homes, chalets and lodges. It is
conservatively assumed that each lodge provides 5 bedspaces.



Self-catering – units (houses, flats, converted barns/outbuildings) available for holiday lets.
The number of bedspaces has been obtained for most self-catering units identified. An
average number of bedspaces has been calculated from the database and populated on a
per unit basis for any units where it was not possible to determine bedspace capacity.



Larger serviced/hotels – in order to distinguish between sizeable and small serviced
operations (which cannot always be done through the description alone), the audit defines
larger serviced accommodation as those with 20 rooms or more. This encompasses most
establishments that would normally be recognised as hotels.



Smaller serviced – as above, the audit defines smaller serviced operations as those with less
than 20 rooms. This encompasses primarily B&B’s, Guest Houses and Inns. An average
number of bedspaces has been calculated from the database and populated on a per
property basis for any serviced businesses where it was not possible to determine bedspace
capacity.

5.14

Please note it has also been necessary to adjust the total number of businesses for each
table to account for businesses providing more than one accommodation type. For instance,
many Holiday Park businesses provide static units and touring pitches.

Accommodation Stock in East Riding
5.15

Overall, East Riding has around 550 accommodation enterprises. The majority of enterprises
are small serviced (45%) and self-catering (36%). However, these enterprises offer a low
proportion of the total available bedspaces (5% and 3% respectively). Large hotels also
provide a comparatively low proportion of the overall available bedspaces (3%).

TABLE 5.1: EAST RIDING TOTAL ACCOMMODATION STOCK (2015)
Sites with
Touring
Pitches

AECOM

Holiday
Parks

Selfcatering
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Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total
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Accommodation stock
(no. of businesses)

51

40

206

21

260

548^

Accommodation stock
(% businesses)

9%

7%

36%

4%

45%

-

2923

10963

485

1027

1826

17224

17%

64%

3%

6%

11%

100%

Est. Bedspaces (no.)

8769

54815

1841

2061

3766

71252

Est. Bedspaces (%)

12%

77%

3%

3%

5%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

^ Adjusted to avoid double counting businesses offering more than one accommodation type

5.16

Source:
AECOM, 2016

The predominant accommodation type for East Riding is Holiday Parks, accounting for 77%
of total estimated bedspaces. However, the analysis of the TCAs (see further in this section)
demonstrates that there are significant geographical differences in terms of the type of
accommodation available.

Comparison of Accommodation Stock between 2015 and 2009
5.17

The following assessment reviews and contrasts the accommodation audit in 2009 to the
position in 2015.

5.18

It is important to understand that it can be difficult to compare and contrast accommodation
stock at different time periods, on the basis that the audits are established using different
sources, businesses continually change ownership and names, and – particularly for small
serviced accommodation and self-catering enterprises as lifestyle businesses – some may
close and open temporarily within a given year. Therefore, any noticeable fluctuations in
accommodation stock could be caused by a series of factors.

5.19

Given these constraints, Table 5.2 provides an overview comparison between 2009 and
2015.

TABLE 5.2: COMPARISON OF ACCOMMODATION STOCK BETWEEN 2009 AND 2015

Accommodation stock
(no. of business)
Rooms/units/pitches
(no.)
Est. Bedspaces (no.)

AECOM

Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20
rooms)

Total

2015

51

40

206

21

260

548^

2009

38

52

155

20

280

505^

Difference

13

-12

51

1

-20

43

2015

2923

10963

485

1027

1826

17224

2009

2298

10477

505

979

1951

16210

625

486

-20

48

-125

1014

2015

8769

54815

1841

2061

3766

71252

2009

6894

52385

1798

1949

4023

67049

Difference
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Difference

1875

2430

43

112

-257

4203

Source: AECOM, 2016

^ Adjusted to avoid double counting businesses offering more than one accommodation type

5.20

Table 5.2 demonstrates that, overall, the number of accommodation enterprises has
increased since 2009. There has been a sizeable gain in the number of self-catering
enterprises (+51). There appears to be fewer Holiday Parks (-12), however there has been a
gain in the number of units in this category (+486). This may be a result of some
consolidation, and existing operations increasing in size. There has also been a sizeable gain
(+625) in the number of touring pitches available across the area.

5.21

In terms of larger hotels, the only noticeable gain has been in the form of the Premier Inn in
Beverley, which largely accounts for the rise in the number of bedspaces in this category.
There have also been some changes in hotel ownership, noticeably the former Queen
Elizabeth Hotel now operating as a Hallmark Hotel.

5.22

The only noticeable reduction in stock appears to be in smaller serviced enterprises (-20
businesses), which has resulted in 250 fewer bedspaces from this category. This represents a
reduction of around 6% in this accommodation type. As B&Bs and Guest Houses are lifestyle
businesses, this type of loss is to be expected over the 6-year period. Lifestyle changes such
as retirement, change of career, family cycle, etc. can impact on these businesses, which also
tend to operate on low margins.

5.23

Nevertheless, the overall picture is that East Riding appears to be gaining more bedstock
than it is losing, with an additional 4,200 bedspaces identified in 2015 compared with 2009.
This represents an overall increase of 6%.

Accommodation Overview by individual TCAs
5.24

Appendix D sets out a detailed audit and assessment by TCA.
recommendations arising out of this assessment are set out below:

The summary and key

East Coast - Bridlington
5.25

The accommodation stock for the East Coast _ Bridlington TCA is as follows:

TABLE D.1: EAST COAST BRIDLINGTON ACCOMMODATION STOCK (2015)
Sites with
Touring
Pitches

Holiday
Parks/Static
Units

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20
rooms)

Total

Accommodation stock
(no. of businesses)

22

15

121

8

138

290^

Accommodation stock
(% businesses)

7%

5%

40%

3%

45%

-

Rooms/units/pitches
(no.)

1,886

5,833

332

248

1,049

9,348

Rooms/units/pitches
(%)

20%

62%

4%

3%

11%

100%

Est. Bedspaces (no.)

5,658

29,165

1,219

466

2,194

38,702
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Est. Bedspaces
(%)

15%

75%

3%

1%

^ Adjusted to avoid double counting businesses offering more than one accommodation type

6%

100%

Source: AECOM, 2016

5.26

The accommodation volume and composition is in line with Bridlington being the East
Yorkshire coast’s main resort destination. It has the largest concentration of tourism
accommodation in terms of businesses (290) and total bedspaces (estimated 38,700) in East
Riding in 2015.

5.27

Overall, the audit demonstrates a good mix of accommodation types given the size of the
resort, and that the majority of the providers are performing well in terms of the quality of the
offer they provide (see Chapter 3).

5.28

One key gap in provision remaining since 2009 is a lack of a large-scale quality hotel with at
least 60+ rooms/120 bedspaces. Seasonality remains an issue and one that may act as a
barrier to potential developers and investors. The Spa is clearly helping to address this, with
the facility able to accommodate 3,800 spectators for rock concerts, for example. There are
some key shows in the shoulder months (i.e. either side of the summer months) that will
attract overnight visitors to the town. The workshop groups suggested that there is capacity
for the Spa to offer more day-to-day and less ‘niche’ entertainment, possibly through the arts
and other “attraction” components.

5.29

Different genres could also be considered for The Spa in different seasons. For example, the
English Touring Opera appears very active in 2016 in October (12 dates) and November (21dates). It plays at venues from Snape Maltings in Suffolk through to the Gala Theatre in
Durham, Exeter Cathedral and Malvern Theatres. Consideration could also be given to using
the Spa as the focal point for a Winter Fringe Festival (e.g. the Dumfries Winter Fringe
Festival). The long-running development plan for a marina will further enhance the case for a
new hotel – or more – for the area.

5.30

The Premier Inn has identified Bridlington as a ‘Target Town’ with a view to developing an 80room hotel along the Bridlington Esplanade. The timeframe for this development is unclear,
although it could be by 2020. If completed, this would bring Bridlington more into alignment
with other resorts of its type.

5.31

In addition, it is also possible that, over time, there could be greater interest in creating more
distinctive boutique style hotels in Bridlington. Such hotels have helped to put seaside places
such as Morecombe, Lancashire (The Midland Hotel), Seaham, Co. Durham (Seaham Hall),
Aldeburgh, Suffolk (The Brudenell), Harwich, Essex (Pier Hotel), Littlestone, Kent (Romney
45
Bay House), and Camber Sands, East Sussex (The Gallivant) back on the tourist map .
Such hotels are more distinctive and provide a greater sense of ‘location’ and ‘experience’
when compared to branded hotels. As a result, these hotels also command a greater room
premium (£150+ per room per night).

5.32

In general terms, the other types of accommodation are well-represented in the TCA, with
good capacity in Holiday Parks, small serviced and self-catering properties. Issues remain in
terms of ownership and usage of Holiday Park accommodation. This is addressed in Chapter
9 of the main report, although a key message is that it is important that the Bridlington TCA
retains a balance of owned and commercially available accommodation. A further shift
towards owner-based accommodation could have a detrimental impact on other aspects of

45

Britain’s Best Seaside Resorts, The Telegraph - http://www.telegraph.co.uk/travel/destinations/europe/unitedkingdom/articles/Britains-best-seaside-hotels/
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the visitor economy, particularly if this is either at the expense of, or not matched by,
developments in other forms of accommodation.
5.33

The ‘lifestyle’ nature of smaller serviced and self-catering properties could create challenges
for the TCA. Lifestyle factors such as retirement, health, change of career, relocation, etc. of
the proprietors could result in applications of conversion from a C1 to a C3 property class
amongst smaller businesses. Also, dilapidated and poor quality accommodation provision will
give rise to closures over time due to lack of financial viability. This is a difficult position to
manage for destination managers, however the best mechanism for ensuring new entrants is
to focus on delivering quality across the different aspects of the local offer.

5.34

By no means least, it will be important for businesses large and small to continue to invest
and upgrade facilities and amenities to meet new demand and retain a quality offering. This
investment could be as a means of catering for existing markets (e.g. improving family/leisure
amenities) or focusing on new market segments (e.g. activity enthusiasts, glamping, spa
treatments).

Key Recommendations
5.35

The overall development principles for tourism identified for East Coast – Bridlington remain
to encourage diversification in order to broaden the market horizons and encourage more offpeak visits. As observed above, part of this strategy could include creating greater thematic
linkages between the town and The Wolds. This is reflected in the following recommendations
for the area:



Retain the East Coast – Bridlington TCA, recognising the importance of the resort for the
whole of the visitor economy within East Riding. However, look to maximise the visitor
amenities – particularly accommodation – by supporting other TCAs, particularly The Wolds.



Encourage further refurbishment and upgrades to improve the quality of all types of
accommodation.



Encourage expansion of existing operations to include new rooms and/or amenities for
patrons, e.g. facilities for activity enthusiasts such as storage, outdoor showers, and drying
rooms.



Encourage high quality “Restaurants-with-Rooms” and boutique-style B&Bs and Guest
Houses.



Bring to fruition the planned branded Hotel development and continue to work with potential
key operators to deliver an additional new large-scale (60+rooms), quality/branded hotel,
potentially associated with the planned Bridlington Marina.



Encourage investment in amenities associated with Holiday Parks, including more touring
provision, improving children’s play/leisure amenities, making the sites greener (e.g.
renewable energy schemes), and creating novel/unique experiences e.g. offering kite
surfing/watersports lessons. Investment will continue to be needed to ensure that the holiday
parks are able to attract owners (and visitors in certain instances). The competition across
the UK is strong and with the 10-15-year renewals policy and potential to ‘sell’ caravans, it is
important that the holiday parks in East Riding continue to present attract propositions.



Monitor net gains/losses in smaller accommodation enterprises and owned accommodation to
ensure a good balance of accommodation types is retained and/or improved.

AECOM
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East Coast – North/South Holderness
5.36

The accommodation in the North/South Holderness TCA has its roots in East Riding’s coastal
tourism heyday, reflected in the continued dominance of Holiday Park accommodation in this
area (94% of bedstock).

TABLE D.2: EAST COAST NORTH/SOUTH HOLDERNESS ACCOMMODATION
STOCK (2015)
Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total

Accommodation stock
(no. of businesses)

6

16

16

1

23

56^

Accommodation stock
(% businesses)

10%

26%

26%

2%

37%

-

339

4737

23

34

111

5,244

6%

90%

0%

1%

2%

100%

Est. Bedspaces (no.)

1,017

23,685

103

68

231

25,104

Est. Bedspaces (%)

4%

94%

0%

0%

1%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

^ Adjusted to avoid double counting businesses offering more than one accommodation type

Source: AECOM,
2016

5.37

Tourism is identified as a key sector for the coastal zone within the South Holderness
Regeneration and Development Plan, and within the more recent Masterplan for Hornsea and
Renaissance plan for Withernsea. These plans acknowledge that this will only occur if
investment is made in the overall ambience of the seaside resorts, and the nature of the
facilities and services available within them.

5.38

A critical component of this will be accommodation, and in creating a broader mix of
commercial accommodation that can support different types of visitors. However, it is unlikely
that investment will be made in new accommodation unless it is accompanied by (if not driven
by) product-led developments. There are a series of tourism themes whereby it is possible to
design projects that will deliver both experiences and accommodation together. Many of the
following were raised in the 2009 Study, but they are still pertinent options for development
and investment:



AECOM

Wildlife tourism – this has developed across the district (through the Yorkshire Nature
Triangle), but support services and experiences need to emerge in the Holderness TCA in
order to attract overnight stays as well as day visitors. Wild camping or even specialised

Project No. 60477842

Page 40

reserve look-out/accommodation lodges (e.g. Shepherd’s Lodges46) on nature reserves
could be considered.

46



Arts and crafts – dedicated experiences and offers (e.g. learn to…
paint/draw/photograph/weave/bake, etc.) generally work well where accommodation is
included/packaged onsite (e.g. “residential” courses and workshops). Accommodation in
these instances is usually small-scale, but can include serviced or self-catering depending
upon the typical length of the course. For example, some photography and arts courses can
last for a week or more, which would suggest self-catering would be more applicable. Others
may only be for half a day or a day, therefore small serviced (B&B’s/Inns) would be more
appropriate. Potential links to the wildlife theme (i.e. photography and painting) could be used
for mutual benefit.



Adrenalin/water sports – these activities are increasing in popularity. They tend to be
undertaken by younger age groups and friendship groups, with lower cost accommodation
generally required. This will include touring parks, bunkhouses and hostels. Product
development considerations would include “learn to… surf/windsurf/kite surf, sea kayak’
47
48
businesses. A review of popular surfing and kite surfing websites give mixed opinions
about the area for these activities. Fraisthorpe Beach, which is a designated Power Kiting
Zone, lies to the south of Bridlington and is highlighted as the best option for kite sports in the
area. Surfing in Withernsea and Hornsea also receives mixed reviews, with the swells
considered unreliable for any would-be visitors. However, others suggest that the area is
underrated, which in turn means there are no crowds here. Hornsea does have a surf
49
outfitter that covers the whole the East Coast from Bridlington to Withernsea and has a
drop-off and pick-up service. However, there is no school available.



Equestrian tourism – this activity can be residential (for riding lessons) or off-site. Any
accommodation demand will be for small-scale facilities. This could include pods, bell tents
and yurts, but is more likely to be in the form of B&Bs and self-catering. An example of this in
50
East Yorkshire is South Holderness Riding Club that offers holidays for adults and children,
and has a holiday cottage available. Point-to-point riding tours, if developed in the area, would
also require accommodation for both rider and horse, including secure stabling facilities.



Educational groups – attracting overnight outdoor educational visits will require some form of
residential accommodation. Many outdoor education companies (e.g. Kingswood, PGL, Wide
Horizons, Field Studies Council and many independent outdoor education companies) have
dedicated residential educational centres across the UK. Access to a variety of different
amenities is required for onsite and off-site activities. This could include rivers, coastal zones,
rugged landscapes, etc. A tie-up with the adrenalin/water sports theme would therefore work
well here. There does not appear to be a dedicated outdoor education centre offering
residential courses in East Riding currently.

http://www.elmleynaturereserve.co.uk/stay

47

http://surfer.guide/beach.asp?country=England&beachid=960,;
http://wannasurf.com/spot/Europe/UK/East_England/skerrys/ ,
48

http://kitesurfinguk.org.uk
http://www.ecsurf.co.uk/pages/east-coast-surf-hire
50
http://www.sothholdernessridingclub.com
49
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5.39

These suggestions are not exhaustive and there will be other options to consider. The key to
success will be in ensuring that any accommodation is closely matched to a clear tourism
theme or activity, and that the theme/activity has (or will have) supporting amenities. In other
words, the accommodation must have capacity to either attract overnight visits either on its
own, or with the support of other businesses/providers locally.

5.40

Albiet in reference to business as opposed to leisure tourism, the Green Port Hull
development is one such initiative that could give rise to new accommodation enterprises,
either within the confines of the development area or in nearby villages such as Hedon.

Key Recommendations
5.41

The recommendations identified 2009 for the North/South Holderness Coast remain largely
relevant, with limited progress having been made in the interim on creating new
accommodation or developing tourism themes in this area. The one area that is looking likely
to progress and create opportunities is green energy technologies through the Green Port
Hull development.

5.42

The following recommendations reflect this position:



Retain the TCA to reflect the challenging development and regeneration issues faced within
this area, and as a means of targeting new initiatives designed to attract overnight stays (e.g.
Green Port Hull).



Encourage the development of new commercial accommodation, particularly smaller-scale
serviced, self-catering and hostel provision. Any new developments should be part of, or
linked to development in attractions, activities and experiences. Themes to consider include
Wildlife, Arts and Crafts, Watersport Activities, Equestrian Tourism, and Outdoor Education.



Encourage investment in amenities associated with Holiday Parks, including adding touring
provision, improving children’s play/leisure amenities, making the sites greener (e.g.
renewable energy schemes), and creating novel/unique experiences – e.g. offering kite
surfing/watersports lessons.



Ensure linkages between the Holiday Parks and the local towns are clear, with key
attractions, amenities and assets within the wider area being consistently
highlighted/signposted.

5.43

Encourage more holiday letting and sub-letting within existing Holiday Parks within the TCA
and discourage further developments in owned accommodation. Further research would be
needed to determine whether policy responses will be required in the future to address the
issue of second home ownership.

Beverley and its hinterland
5.44

As a small market town, Beverley has a good volume of accommodation stock (see Table
D.3).

5.45

The majority of bedspaces are provided by 28 serviced accommodation providers. This now
includes the 80-room Premier Inn Hotel which opened in 2015. As a result, the bedspace
capacity within Beverley has significantly increased, with this one hotel now accounting for
over a quarter (26%) of the 599-serviced bedspaces in the town. This addition is a major step
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forward for the town from the 2009 Study, filling the gap identified in terms of awareness
building and promoting weekend and leisure breaks.

TABLE D.3: BEVERLEY AND HINTERLANDS ACCOMMODATION STOCK
(2015)
Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total

Accommodation stock
(no. of businesses)

2

3

15

3

25

47^

Accommodation stock
(% businesses)

4%

6%

31%

6%

52%

-

85

177

21

139

176

598

14%

30%

4%

23%

29%

100%

Est. Bedspaces (no.)

255

885

97

254

345

1,836

Est. Bedspaces (%)

14%

48%

5%

14%

19%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

^ Adjusted to avoid double counting businesses offering more than one accommodation type

Source: AECOM, 2016

5.46

The Premier Inn has a strong national profile as a provider of quality and value
accommodation across the UK and internationally. Beverley will now need to highlight its
prominent heritage assets, markets and boutique retail, and it’s easy to navigate historic
streets in order to maximise this opportunity. It is also supporting the growing events and
festivals theme in the town, and will encourage more event goers to stay in the town.

5.47

The next strategic step is to encourage longer stays by combining Beverley with The Wolds
through packaged experiences. Some effort is already being made through the Big Skies Bike
Ride programme which has a trail starting in Beverley. However, with the limited
accommodation available within The Wolds TCA (see below) and the attractive character of
Beverley itself, it would appear prudent to package the two together to support those seeking
accommodation.

5.48

If this is pursued, the type of impact that this could have on the accommodation sector could
include, for example:



Demand for additional hostels/bunkhouses within Beverley, looking to tap into youth and
young families seeking adventure and activity breaks.



Touring parks located close to/on the outskirts of Beverley, with the town providing a service
centre but the Wolds providing the main focus for discovery, learning and adventure.

5.49

AECOM

Other forms of accommodation that would still work well in Beverley include a boutique and/or
high-end hotel (4-5 star) with quality restaurant and/or activity based hotel (e.g. hotel with golf
course/spa).
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Key Recommendations
5.50

Good progress has been made in developing Beverley as a market town destination suitable
for overnight visitors in terms of accommodation and attractors (i.e. festivals and events
programme) since 2009. The next stage of the destination development is to seek to
maximise the value of Premier Inn and potentially look to add more higher-end
accommodation. A combined initiative to position Beverley as a Gateway to the Wolds could
also lead to new accommodation development opportunities within or adjacent to the town.

5.51

It is envisaged that the Beverley TCA will need to focus on the following in terms of future
accommodation development:



Retain the TCA to reflect the opportunity to target urban tourism in East Riding through
Beverley, but also explore opportunities to strengthen the relationship with The Wolds through
a ‘gateway’ status.



Maximise the leisure and business potential of the Premier Inn and the national audience that
this development/brand will provide.



Encourage expansion of existing operations in the rural parts to include new rooms and/or
amenities for patrons, e.g. facilities for activity enthusiast such as storage, outdoor showers,
and drying rooms.



Encouraging high quality “Restaurants-with-Rooms” and/or a high-end boutique hotel.



Explore the potential of additional camping and caravan touring parks in outlying areas,
particularly where it is possible to create linkages between Beverley and The Wolds.

The Yorkshire Wolds
5.52

The accommodation stock as detailed in Table 3.6 largely reflects this position of The Wolds
being an emerging destination. It has the least concentration of bedspaces of all of East
Riding’s TCAs with just 1,500 bedspaces altogether.

5.53

The bedspace provision is being provided by Touring Parks (48% of bedspaces), small
serviced (37%) and self-catering properties (15%). There are no recorded Holiday Parks or
larger hotels (20+-rooms) in this area.
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TABLE D.4: THE YORKSHIRE WOLDS ACCOMMODATION STOCK ( 2015)
Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total

Accommodation stock
(no. of businesses)

8

0

33

0

45

86

Accommodation stock
(% businesses)

9%

0%

38%

0%

52%

100%

244

0

52

0

268

564

43%

0%

9%

0%

48%

100%

Est. Bedspaces (no.)

732

0

236

564

1,532

Est. Bedspaces (%)

48%

0%

15%

37%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

0%

Source: AECOM, 2016

5.54

This low level of accommodation stock in The Wolds remains a key barrier to the TCA
realising its tourism potential. The rural characteristics of The Wolds lends itself to less
clustering of accommodation enterprises. Nevertheless, the total capacity of 1,500 bedspaces
is restricting the economic impact that tourism could have in this area.

5.55

Using Bridlington and Beverley (as mentioned in the TCA analysis for these areas) as
designated “gateways” into The Wolds would help increase capacity and broaden the
audience types – both for The Wolds and for accommodation operators. Delivering this type
of option would require product development, strong marketing initiatives and some
familiarisation visits to ensure that operators can help to “sell” The Wolds and its experiences
to their visitors.

5.56

Some visitors will still be looking to immerse themselves into The Wolds and to experience
the peace and tranquillity it offers. Therefore, there will still be opportunities for new
accommodation within The Wolds itself. It is important that any accommodation development
is commensurate with the qualities of The Wolds as a destination. This could include larger
hotels, particularly if associated with high-end quality, spa facilities, and/or a gastro-style
restaurant. It could also include a Youth Hostel/Bunkhouse. At both levels, the market
capacity is likely to be limited to one or two facilities, at least in the short-to-mid term. In
reality, farmhouse B&B’s, self catering, inns, camping pitches and potentially glamping/pods
are more likely to be the focus of future demand for development.

5.57

The usability of the Yorkshire Wolds National Trail and Cycle Trail – and any other long
distance trails that may be developed – will also depend on accommodation availability near
to the trails. The demand will focus on simple overnight stays in B&B’s, Inns, pods,
bunkhouses and basic camping. Where gaps exist, new accommodation may need to be
encouraged. Although this accommodation may be used for other purposes, their association
with long distance trails should be a clear focus behind the development.

Key Recommendations
5.58

AECOM

There have clearly been improvements to the overall offer and to the marketing and
promotion of The Wolds since 2009, and this has supported some small-scale
accommodation development in appropriate forms (e.g. glamping and touring). However, the
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accommodation provision remains at a low level, which is inhibiting the overall economic
impact of visitors.
5.59

The 2009 Study recommended using the market towns of Pocklington and Market Weighton
as gateways to the area, however this is equally applicable to Beverley and Bridlington which
actually have better accommodation availability and a wider range of support services (i.e.
attractions, catering, retail and evening entertainment.

5.60

Overall, The Wolds still has significant tourism potential, but this potential will only be realised
through the availability of accommodation. This should be new accommodation development
within the TCA of appropriate scale and level, but it should also include looking to utilise
existing capacity in neighbouring TCAs. This is reflected in the key action points for the TCA:



Encourage existing accommodation businesses in Bridlington and Beverley to present
opportunities for exploring the rural character of The Wolds as a selling point for their
establishments.



This will need to be accompanied by a clear marketing campaign to position these areas – as
well as Market Weighton and Pocklington – to act as gateways to The Wolds.



This could also lead to requests for expansion of existing operations to include new rooms
and/or amenities for patrons, e.g. facilities for activity enthusiast such as storage, outdoor
showers, drying rooms.



Encourage more camping and caravan touring parks, glamping, and self-catering units across
The Wolds. This could be achieved through farm diversification schemes.



Maximise the opportunities presented by long distance trails by ensuring appropriate
accommodation is located along the trails at key stopping points. Consideration should also
be given to other “needs’ of users such as wash/drying rooms, secure storage for bikes,
luggage forwarding, etc.

North West - The Vale of York
5.61

AECOM

The accommodation base of the Vale of York reflects its position between York and The
Wolds as two recognised destinations. In this respect, a large proportion of bedspaces is
being provided by Touring Parks (40%) and Holiday Parks (50%).
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TABLE D.5: THE VALE OF YORK ACCOMMODATION STOCK (2015)
Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total

Accommodation stock
(no. of businesses)

9

6

12

0

7

28^

Accommodation stock
(% businesses)

26%

18%

35%

0%

21%

-

290

216

39

0

46

591

49%

37%

7%

0%

8%

100%

Est. Bedspaces (no.)

870

1,080

128

0

96

2,174

Est. Bedspaces (%)

40%

50%

6%

0%

4%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

^ Adjusted to avoid double counting businesses offering more than one accommodation type

Source: AECOM, 2016

5.62

A significant proportion (43%) of Holiday Parks provision is in the form of luxury lodges. As
identified in the 2009 Study, a series of developments were taking place at that time with this
type of accommodation profile. Paradise Leisure also now includes a series of EcoPods –
wooden “pods” that provide an alternative to camping.

5.63

Given the location of the Vale of York, it is possible that further accommodation development
potential for the area could range from larger-scale hotels, golf resorts and self-catering
complexes through to smaller-scale B&Bs, camping/glamping sites and individual selfcatering units. Understanding how any development is positioning itself within from a
locational and market perspective will be important.

Key Recommendations
5.64

Although accommodation developments have materialised since 2009, most of these were in
the process of being developed at the time of the 2009 report. The popularity of York, and the
prospect of combining this with day trips to other destinations nearby could be a significant
factor in further interest in accommodation development in this area.

5.65

The Vale of York recommendations are more limited for this TCA and are defined as follows:



Explore the potential for a range of accommodation options to support York, The Wolds and
potential Howardian Hills AONB.



Monitor the demand for further Holiday Park complexes in the area to ensure that levels
remain sustainable.

South West and M62/A63 Corridor
5.66

The accommodation provision of the South West and M62/A63 TCA reflects the geographical
and thematic linkages with Hull, with the main accommodation type, in terms of capacity,
being large serviced hotels.

5.67

There are 9 larger serviced/hotel operations in the TCA, providing nearly 1,300 bedspaces.
This equates to 67% of all bedspaces for the area and is also the largest concentration of
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sizeable hotels in East Riding. Moreover, the average number of bedrooms per establishment
is 67. This compares to 31 for Bridlington. This is a significant difference in terms of the
capacity that the larger hotels in each TCA provide.

TABLE D.6: SOUTH WEST & M62/A63 CORRIDOR ACCOMMODATION STOCK
(2015)
Sites with
Touring
Pitches

Holiday
Parks

Selfcatering

Larger
Serviced/Hotels
(+20 rooms)

Smaller
Serviced
(<20 rooms)

Total

Accommodation stock
(no. of businesses)

4

0

9

9

22

44

Accommodation stock
(% businesses)

9%

0%

20%

20%

50%

100%

79

0

18

606

176

879

9%

0%

2%

69%

20%

100%

Est. Bedspaces (no.)

237

0

58

1,273

336

1,904

Est. Bedspaces (%)

12%

0%

3%

67%

18%

100%

Rooms/units/pitches
(no.)
Rooms/units/pitches
(%)

Source: AECOM, 2016

5.68

For similar reasons, there is also a reasonable representation of smaller serviced premises
(22) in the area.

5.69

In contrast, three of the four touring parks are located close to Goole. Similarly, four of the
nine self-catering properties are located in or around Goole, and a further four are located in
South Cave and Nordham. These are attractive villages close to the A63 and on the Wolds
Way national trail.

5.70

With continuing investment in Hull as a destination and business centre, the gateways and
corridors – particularly the South West TCA - are likely to be considered for investment in
further accommodation development and improvement. This has already been witnessed with
the transformation of the former 3-star Elizabeth Hotel into a 4-star rated Hallmark Hotel with
conference, wedding and spa amenities.

5.71

Hull and the M62/A63 corridor includes a series of strong national and international hotel
brands including Holiday Inn, Premier Inn, Travelodge, Ibis, Village, Mercure and Hallmark.
However, there are a number of other brands that could view Hull as fertile ground for
investment. Radisson Blu – already veing developed in Hull – is one, but this could also
include Ramada, Pentahotels, Jurys Inn, Novotel, to name but a few. Moreover, there are
51
new concepts in city-based hotels such as compact and/or POD hotels , self service
hotels52, and serviced apartments.

51
52

e.g. “hub” by Premier Inn, Qbic Hotels
e.g. Citizen M
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5.72

As mentioned in Chapter 2 – Accommodation Trends, demand for hotels continues to
outpace supply, with budget hotels expected to dominate and some additional investment in
the upper-market and the new concept sectors. With the M62/A63 corridor acting as the
principal corridor to Hull, it is expected that this area will be well positioned to house new hotel
developments for the benefit of Hull and the wider East Riding area.

Key Recommendations
5.73

The commentary from 2009 remains pertinent to the situation of South West Corridor, with the
association with Hull becoming increasingly pertinent as the city heads into its City of Culture
year-long programme.

5.74

As such, recommendations for this area are limited to the following:



Continue to explore opportunities to develop hotels – and other serviced accommodation –
along the M62/A63 corridor as a means of supporting Hull as a city destination for business
and leisure purposes. This should take into account the town-centre first approach to such
uses.



Continue to support the integration of wildlife, leisure activity and heritage opportunities into
the wider offer of East Riding (as recommended by the 2009 Study).

Understanding Tourism Carrying Capacity
5.75

As part of the investigation process, a brief review of the concept of undertaking a Carrying
Capacity Assessment for Tourism (or TCC) has been undertaken and is provided in Appendix
E.

5.76

The review acknowledged that the concept of identifying a limit or threshold through a TCC
has been around for some time. The aim is to identify the point at which certain negative
aspects of tourism - i.e. degradation of the environment, saturation of facilities and decline in
enjoyment by visitors – will start to manifest.

5.77

However, it also denotes that the practicality of undertaken such an assessment and also in
applying its findings from a strategy, planning and development perspective is limited.
Undertaking a TCC assessment is a complex process, and one that would require input from
specialists in differing fields to present more detailed analysis of the visitor impacts within an
environmental, social and economic context. Even then the application of assessment
findings can be limited, as presenting a capacity (i.e. a limit or threshold) can ignore the
vagaries associated with tourism such as seasonality, different market needs, and different
operator needs.

5.78

As a result, TCC is not a widely utilised process. Of those that have been done, they
generally came with a cautionary note, such as TCC is a concept that …
“…should be used with care, always bearing in mind that it deals with a hard balance between
variables expressed in quantitative terms (like demographic analysis or stocks evaluations)
and qualitative indicators (such as the individual self- realisation or the theoretical definition of
53
“landscape”)” .

53

Sustainable Tourism And Carrying Capacity In The Mediterranean Area Focus On Sicily http://www.arces.it/public/Pubblicazioni_Ricerche/Turismo_Relazionale/Irt_conference/Paper%20Book/Vol%201/Paper%20Boo
k_Vol1_8.pdf
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5.79

From the perspective of East Riding, it is important to remember that tourism in the UK
remains seasonal, which means that there are peaks and troughs throughout the year. There
are also peaks and troughs in visitor numbers within a week period, with attractions tending to
attract more general (as opposed to group) visitors at weekends compared to weekdays. In
this respect, planning for tourism development is different from planning for housing or
employment needs, which are more permanent, and not subject to seasonal variation.

5.80

Analysing accommodation occupancy data can provide an indication as to whether demand is
being met and whether there appears to be a surplus in supply and at which levels. But
reviewing occupancy data on its own can also be misguiding in that it doesn’t take account of
the business performance. For example, whilst all serviced operators will want to maximise
their occupancy, hotels and inns are likely to be much more commercially orientated than a
small B&B for instance. Occupancy is only one measure of success for these businesses,
with revenue per available room (RevPAR) being a more common expression of business
performance. Also, collation of occupancy data is not universally undertaken, with data for
some accommodation types (i.e. Holiday Parks, Camping and Caravan Sites, Self-catering)
not recorded by VisitEngland. In Scotland, where there has been an annual survey of
Camping and Caravan Parks, the participation levels are low (circa 60-80 per month for
Scotland as a whole).

5.81

It is also important that visitor assessments, studies and strategies in the UK consider both
overnight and day visitors. Day visitors are, in most cases, a more significant contributor of
visitor volume. This is the case for East Riding, with the area receiving 9.3 million day visits
compared with 0.8 million overnight visits in 2013 (see Section 3). Restricting accommodation
development in areas where there are considered to be high volumes of visitors can actually
exacerbate certain problems (e.g. parking, traffic congestion, littering, etc) whilst also
reducing the potential positive economic impacts (i.e. removing accommodation spend and
reducing potential spend on catering and evening entertainment).

5.82

Similarly, generic carrying capacity does not make allowances for different market segments
and how they may interact with the destination (and accommodation) at different times of
year. For instance, wildlife watching is growing in popularity as a theme for many destinations,
and is acting as a means through which they are extending their season. This activity often
takes place in some of the most sensitive landscapes, yet it is encouraged in many instances
by wildlife conservation organisations where activity can be managed (i.e. through nature
reserves and dedicated education centres). Certain watersports, walking, horse riding,
events, and so on are also less seasonal, or at least they can be if the right services are also
available. This will include accommodation.

5.83

Rather than carrying capacity, the focus of most destination management organisations these
days is on creating more sustainable destinations formulated around maximising the benefits
of tourism and minimising the negative impacts. These are usually expressed in the form of
Destination Management Plans and Strategies, which present the overall development
framework for the visitor economy.
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5.84

54

Accommodation audits form an integral part of this process (either as part of the strategy or
as stand-alone assessments), with the aim of the audits to present commentary on the
current position of the accommodation sector; its strengths and weaknesses; and where – in
accordance with current market trends – opportunities lie in terms accommodation
development to support target markets. It is this element which tends to be incorporated into
planning policy, although consideration also needs to be given to attractions and leisure
amenities, transport, and provision for activities. This is reflected in the Tourism Planning
54
Guidance notes provided by VisitBritain , which identifies the need for sustainable tourism
but recognises that this will need to be defined locally.

https://www.visitbritain.org/tourism-planning-guidance
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PART 2: PLANNING FOR TOURISM ACCOMMODATION

AECOM
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6. THE POLICY AND STRATEGY CONTEXT IN 2016
Introduction
6

A range of planning and tourism policy documents and strategies form the context for
planning for tourism accommodation in East Riding. Since the 2009 Study was published,
there have been significant changes to the planning policy context in particular. A detailed
summary of the purpose and content of each of these documents, including any key
provisions, is set out in Appendix F.

6.1

Table 6.1 sets out the broad framework of relevant policy and strategy documents

TABLE 6.1: THE POLICY AND STRATEGY CONTEXT – PLANNING FOR
TOURISM ACCOMMODATION IN EAST RIDING

NATIONAL

PLANNING POLICY

TOURISM

National Planning Policy
Framework (2012)
National Planning Policy
Guidance (2014)

Planning for Tourism
(Visit England)
Tourism Policy (DCMS)
Strategic Framework for
Tourism in England

SUB-REGIONAL

LOCAL

ECONOMIC
DEVELOPMENT

York, North Yorkshire and
East Riding Strategic
Economic Plan (SEP)
Humber SEP
East Riding Local Plan,
55
which is made up of :
Bridlington Town Centre
Area Action Plan (Adopted
2013)
Local Plan Strategy
Document (Adopted April
2016)
Allocations Document
(Adopted July 2016)
Planning for Tourism
Accommodation: A
Guidance Note for
Developers (2011)

VEHY Tourism Strategy
(2015-2018)

Rural Strategy (2013-2016)
Economic Development
Strategy (2012-2016)

55

The Local Plan also includes the adopted Joint Waste and Minerals Plans (2004), although these are not
directly relevant to tourism accommodation.
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Summary of the East Riding policy context
6.2

The adoption of the NPPF resulted in the revocation of a number of detailed planning policy
guidance notes, including of particular importance to this study, the Good Practice Guide on
Planning for Tourism. Continuing in the vein of on-going government support for tourism
development, the NPPF and PPG (Planning Practice Guidance) require local authorities to
consider the specific needs of the tourist industry, including any particular locational or
operational requirements, and to engage with representatives of this industry when seeking to
define those needs.

6.3

East Riding is charged with ‘planning proactively’ to meet the development needs of
businesses, including supporting economic growth in rural areas and sustainable rural tourism
and leisure developments, provided that these respect the character of the countryside. The
social, economic and environmental impacts of tourism must be examined and opportunities
identified to support local services, vibrancy and enhancement of the built environment.
Attention is also drawn to other guidance and best practice on tourism, including that
produced by other government departments or the sector itself.

6.4

The VisitEngland guidance on planning for tourism refers to the need for a “quantitative and
qualitative assessment” of needs for future tourist accommodation, including hotels and
Holiday Parks, visitor attractions, and supporting facilities as may be appropriate to the area
and any strategy for tourism growth. As identified in Chapter 5 and Appendix E of this report,
while a broad assessment of needs can be identified, it is difficult to tie this to a particular
threshold or ‘carrying capacity’ for the purposes of assessing new applications for tourism
accommodation development. Issues around capacity are more likely to be relevant with
respect to impacts on amenity or landscape, or in highways capacity terms. This is reflective
of the positive policy approach to tourism development (including in rural areas) set out in the
NPPF. With respect to seasonal occupancy and holiday occupancy conditions, the guidance
advocates the use of holiday occupancy conditions in locations where residential
accommodation would not be appropriate and notes that since tourism is an all-year
business, seasonal occupancy conditions should only be used where it is clear that the
condition is necessary.

6.5

East Riding sits within two Local Economic Partnerships (LEPs) – York, North Yorkshire and
East Riding, and the Humber. Both LEPs have produced strategic plans which identify the
importance of the visitor economy, including the need to improve the quality of the visitor
infrastructure to reflect higher demands, up-skilling of the workforce with respect to customer
service skills in the visitor economy and rural diversification.

6.6

Similar themes are reflected in the Tourism Strategy prepared by Visit Hull and East
Yorkshire (VHEY) and East Riding’s Rural and Economic Development Strategies. The
Economic Development Strategy notes the growth potential of nature tourism in particular, the
economic potential of which was recognised in a study prepared for the Yorkshire Wildlife
56
Trust in 2010 , which identified that just 1 in 10 visitors who are attracted to visit the area
because of its wildlife interest, stay overnight. [Note: Such themes have been identified and
are being exploited elsewhere. Alongside the summary of policy and strategy documents in
East Riding, Appendix F includes review of three local authority tourism strategy
comparators].

56

Economic Potential of Nature Tourism in East Yorkshire, 2010. Available:
http://mediafiles.thedms.co.uk/Publication/YSEY/cms/pdf/YNT%20ICRT%20Report,%20Nature%20Tourism%20in%20Eastern%20Yorkshire.pdf. Accessed:
02/06/16.
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6.7

A positive and enabling approach to tourism is promoted through the Council’s Local Plan.
The Local Plan Strategy Document (Adopted April 2016) adopts a “positive approach to
supporting rural businesses and tourism” as noted by the Inspector in his final report and
strategic objective 13 of the plan seeks specifically to “encourage a thriving and sustainable
tourism and visitor economy, including enhancing the tourism accommodation offer”. Key
policies including EC1 – Supporting the growth and diversification of the East Riding economy
and EC2 – Developing and diversifying the visitor economy; provide a positive framework for
tourism development. Part A of Policy EC2 provides a very broad encouragement of tourism
accommodation development, and whilst developments which will help to meet existing
deficiencies are particularly encouraged, the policy does not seek to restrict other forms of
tourism development, other than where they might not be appropriate in terms of scale or
cumulative impact in the countryside (Part B). There is a focus on the use of existing
buildings in the countryside where possible and a need to prove there is a functional need for
such development to be located in the Countryside – for example to exploit walking and
cycling or nature conservation tourism opportunities, or to be located close to an existing
attraction. Proposals which require a seafront location will be supported if a locational
requirement can be demonstrated (i.e. they can demonstrate a functional need to be located
on the seafront). Policy EC2 makes specific reference to the 2009 Study findings and adopts
the TCAs identified through this study, including their recommendations as to the types of
accommodation that should be encouraged in each area (Table 6). It may therefore be useful
to compare the recommendations in this report against Table 6 and to provide an updated
Table 6 in the published SPD. Policy ENV6 – Managing environmental hazards makes
provision for ‘roll-back’ of existing tourism accommodation in areas which are threatened by
coastal erosion. Specific sub-area policies provide further detail supporting the further
expansion and diversification of tourism appropriate to each area. The Bridlington Area
Action Plan (Adopted 2013) policies also seek to implement the findings for this character
area as identified in the 2009 Study, including in relation to diversifying the offer to create a
higher value, year round market, with a higher quality hotel promoted. This positive
promotion through policy looks to be successful, with the potential future investment of a
Premier Inn hotel being promoted by the company.

6.8

Following on from the recommendations in the 2009 Study, a Guidance Note on tourism
accommodation was approved as summary guidance for developers and officers in relation to
key planning and legal considerations, along with guidance on submitting an application. Key
planning considerations include location, accessibility and transport, environmental impacts,
economic impact and design considerations, including landscaping.
The guidance
encourages prospective developers to seek business advice and develop a business plan
before proceeding with a planning application. The note was developed after extensive
consultation with tourism businesses and their agents.

6.9

The 2011 Localism Act and introduction of Neighbourhood Planning is also a new influence
since 2009, with greater emphasis being given to local communities and their role in shaping
the future of their areas. There has been some level of uptake of this opportunity to advance
community-led planning; and a total of ten areas are preparing neighbourhood plans in East
Riding. At the time of writing, there has been little progression with policy writing with respect
to the emerging neighbourhood plans; although there is potential for such plans to address
tourism
accommodation
issues
if
the
communities
wish
to
do
so.
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7. REVIEW AND CHALLENGE OF THE 2009 STUDY
PLANNING AND TOURISM RECOMMENDATIONS
Introduction
7

Recognising new trends in the tourism market and visitor behaviour, along with the changes
to the regulatory and policy context that have taken place since the 2009 Study, this section
of the report provides a review of the key planning and tourism policy recommendations from
the ‘2009 Study’, in order to determine their on-going validity and identify where challenges
remain. This analysis and challenge has been informed by the updated tourism
accommodation audit, a review of recent pre-application enquiries, applications and
determinations of tourism accommodation developments; discussions with ERYC officers and
applicants, as well as the responses received from the on-line business survey and
stakeholder workshops.

Review of the Planning Policy Recommendations
7.1

The overall strategic planning objective for East Riding in the ‘2009 Study’ was:
“To support the tourism industry whilst safeguarding the environment; to maintain and
enhance the diversity, quality and sustainability of the tourism offer and thereby ensure
that this sector, which is identified as one of the main economic drivers in the area,
remains both competitive and sustainable”.

7.2

The 2009 Study set out a number of broad policy recommendations for development of the
planning policy framework, which supported and reflected the recommendations for
development of the tourism sector. Many of these recommendations have been taken
forward and are reflected in the policies in the Adopted Local Plan Strategy Document (2016).

7.3

Each of the 2009 Study recommendations are set out in Table 7.1 below, along with a
commentary on the progress made in taking them forward since the 2009 Study was
published.

7.4

As a general note, it should be acknowledged that the 2009 recommendations were
developed in the context of a more prescriptive national policy framework. Policies which
adopt a prescriptive and restrictive approach and are seen as ‘anti-development,’ are unlikely
to be compliant with the NPPF, particularly the focus on sustainable economic development
and demonstrating the viability and deliverability of development (through the application of
planning policies). Also relevant is the appreciation in the NPPF that the provision and
expansion of tourism and visitor facilities in appropriate locations in rural areas should be
supported where identified needs are not met by existing facilities in rural service centres, and
that opportunities to maximise sustainable transport solutions will vary from urban to rural
areas (para 29 of the NPPF). Guidance from Visit England is also more flexible in terms of a
focus on ‘Wise Growth’, reflecting the need to ‘increase economic prosperity, create new jobs
and improve the quality of existing jobs in the tourism sector (see Appendix F). Older saved
policies in a more restrictive vein, are being slowly replaced by more generic and ’enabling’
policies. Therefore, it is not surprising that some of the recommendations that could be seen
to be ‘restricting’ economic development, are no longer appropriate in the current context.
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TABLE 7.1: REVIEW OF THE 2009 PLANNING POLICY RECOMMENDATIONS
RECOMMENDATION

New tourism policies in
the LDF should be
tailored to reflect the
TCAs and the differing
recommended
approaches for each of
these areas

The Draft
Supplementary
Guidance Note on Farm
Diversification Schemes
should be brought
forward for adoption and
inclusion within the LDF,
as it provides a useful
resource to support and
build on the Planning
Guidance Note on
Planning for Tourism

AECOM

IMPLEMEN
TED?
YES/NO
Yes

DISCUSSION AND IMPLICATIONS

NEW RECOMMENDATIONS

Policies EC1, EC2 and EC3 in the
Adopted Strategy DPD seek to
implement the recommendations from
the 2009 Study. Note in particular Table
6 in the supporting text to EC2, which
establishes the types of accommodation
required within each of the TCAs.
Policies in the Adopted Bridlington AAP
(BridTC1, 13 and 18) address tourism
accommodation needs of the town.

Include a revised version of Table 6 from Policy
EC2 in the SPD – to include any new
recommendations for appropriate accommodation
provision arising from this Study.

No

The Draft Supplementary Guidance
Note has not been brought forward for
adoption. However there have been
recent changes to the regulatory context
since the 2009 study was prepared,
including the relaxation of Permitted
Development Rights, which provide
flexibility in terms of change of use of
redundant agricultural buildings to a
dwelling or dwellings (use class C3) (not
restricted to agricultural occupation). It
would be useful to have additional

Provide additional guidance on the Prior
Approvals process for redundant farm buildings –
either through dedicated local guidance in the
SPD, or lobbying central government for
additional guidance.
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Accommodation
Developments

guidance on this process as the new
Prior Approval processes have caused
much confusion across the country.
This has also been the experience in
East Riding. The Council would need to
make a decision whether to prepare its
own guidance, or lobby for additional
guidance at the national level.
The Strategy policies adopt a proactive
approach to farm diversification (EC1,
EC2 and S4).

Once the contents of the
draft Planning Guidance
Note on Planning for
Tourism Accommodation
Developments have
been agreed, this
guidance note should be
published for
consultation, and taken
forward through the LDF
process. Applicants
should be encouraged to
use the guidance note
as the basis for preapplication discussions
with the Council

AECOM

Yes
in part

The Planning for Tourism
Accommodation: A Guidance Note for
Developers was published by ERYC in
2011. The success of use of this note to
influence pre-application discussions
and planning applications is discussed
in more detail in Chapter 8.

Guidance in the SPD should focus on how to
assess cumulative impacts with respect to
impacts on the character of the countryside (e.g.
landscape and amenity) and on local highways
and sustainable transport considerations, and how
to demonstrate a ‘functional need’ to be located in
a rural or coastal location.

The review of a number of case studies,
discussions with applicants and officers
and feedback from the business survey,
workshops and interviews with planning
agents; suggests that the impact and
widespread use of this Guidance Note
has been limited to date.
Criticism of the 2009 Report by officers
included that the report was not specific
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enough in identifying the type of
development required and where (e.g.
are only tourers allowed in a certain
areas) and that there was no analysis of
‘carrying capacity’, i.e. whether further
development was necessary or required
etc. This resulted in the Study and
Guidance Note not providing enough
certainty for Planning Officers
determining applications.
The concept of ‘carrying capacity’ in
planning for tourism accommodation has
been considered through this report, and
the findings presented in Appendix E.
The conclusion is that such thresholds
are very difficult to define and in any
case, are considered overly prescriptive
in the context of the NPPF’s general
presumption in favour of supporting a
‘prosperous rural economy’, including a
requirement for local authorities to work
with the business community to
recognise and seek to address potential
barriers to investment and likely
changes in the market. A too
prescriptive approach risks losing the
flexibility to adapt (in the case of tourism
accommodation - to changing consumer
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The Rollback policy
published in the 2003
Rollback Study report
should be revisited, and
brought forward into the
LDF process
A policy should be
introduced in the
emerging LDF to restrict
the conversion of touring
caravan sites to static
caravan sites

AECOM

Yes

No

leisure and recreation trends), which is
advocated by the NPPF. Capacity
issues are more likely to arise with
respect to impacts on the character of
the countryside (e.g. landscape and
amenity) and on local highways, given
the difficulty in providing for sustainable
transport in isolated rural or coastal
areas, particularly where significant
traffic is likely to be generated by a
development.
Policy ENV6 - Managing environmental
hazards in the Strategy DPD designates
a Coastal Change Management Area
and sets out a roll-back policy. Policy
EC2 provides support for rolled back
development proposals.
In a report to Cabinet (March 2011) on
the 2009 Study recommendations
Council officers advised that this
recommendation should not be taken
forward for the following reasons:
-

The national planning framework (in
2011) does not distinguish between
holiday accommodation for
ownership or letting;

-

Planning Appeal decisions nationally

Project No. 60477842

No further recommendations.

Since the 2009 Study was published, there has
been growth in ‘touring’ provision, although not as
strong as the growth in the number of ‘owned
units’ (when comparing the number of additional
bedspaces) (see Chapter 5: Accommodation
Audit, Table 5.2). Our recommendation remains
that a balance should be maintained.
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indicate that the grounds for taking
such an approach are weak;

In relation to the
emerging policy in the
Bridlington Area Action
Plan relating to the
conversion of
B&B/Guesthouses back
to residential
accommodation (Policy
BridTC12 Housing) - this
policy should be
balanced with a new
policy that supports the
development of high
quality, serviced
accommodation within

AECOM

Yes in part

-

Representations from the industry
and planning agents have stressed
the importance for business viability
of the regular income streams which
are generated from charging annual
ground rents for owned
accommodation; and

-

the importance of supporting the
local caravan manufacturing sector.

The Adopted AAP includes specific
reference to the need for a new hotel
within Bridlington that is 3 star+. This
would meet the criteria of being high
quality and serviced accommodation. A
new development that would meet this
requirement is expected in the form of a
Premier Inn to be located in Bridlington.

No further recommendations.

A policy on the conversion of
B&B/Guesthouses back to residential
accommodation was not included within
the adopted Bridlington AAP.
Table 6 of Policy EC2 in the Adopted
Strategy DPD also encourages high
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Bridlington.
A test of economic
viability should be
introduced for the loss of
self-catering or serviced
tourism accommodation,
including any loss from
farm diversification
schemes

quality B&B and guesthouses.
No

In a report to Cabinet (March 2011) on
the 2009 Study recommendations,
Council officers advised that in their
opinion, the existing policies would not
result in owners deliberately running
down tourism accommodation in the
hope of securing a change of use. The
Council decided not to pursue this
recommendation.

No further recommendations.

The relaxation of permitted development
rights relating to conversion of
redundant farm buildings to dwellings
may assist to address this issue in the
future.
The Building Control
Guidance Note on
caravan sites should be
revisited, updated, and
republished, as a
valuable source of
information for
prospective applicants
on the intricacies of the
legal position in relation
to caravans and static
units

AECOM

Yes

Relevant information has been
incorporated into the Planning for
Tourism Accommodation Guidance
Note.

Project No. 60477842

The Guidance Note should be formally adopted as
SPD, incorporating guidance on the latest policy
and legal requirements.
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All sections of the
Council who have a role
to play in the regulation
of Holiday Park and
tourism accommodation
developments, should
be encouraged to use
the findings of the report
as the basis for a joint,
agreed approach to both
promotion and regulation
of the industry, to ensure
a transparent, fair and
consistent strategic
approach is adopted.

Yes

The Council consider that it has been
proactive in working with the Holiday
Parks sector to develop model planning
conditions and to deal stringently with
abuses of these. The Planning for
Tourism Accommodation Guidance Note
(and additional guidance on the Council
website) reinforces the definition of
holiday use and provides guidance for
Council officers and Members, involved
in both the Planning and Site Licensing
processes. Whilst the conditions
themselves are considered robust and
have not been challenged, enforcement
remains an on-going issue with respect
to resourcing – as checking the
occupancy registers is a time-intensive
process.
In summary, the abuse of holiday
accommodation model conditions
continues to be an on-going issue for
ERYC, although most continue to
operate within the provisions of their
permission and site license. Abuses
can be amplified by the fact that the
concept of a ‘holiday closing period’ is
less relevant, with insulation standards

AECOM
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The Guidance Note should be formally adopted as
SPD. In addition, the Council should seek to:


identify sufficient resources to undertake
routine enforcement and monitoring of
Holiday Park sites on a rolling basis.



investigate development of an electronic Data
Protection compliant system whereby
operators submit a list of owners and
evidence of their primary residence for crossreferencing and checking by the Council.



investigate alternative preventative
mechanisms outside of the planning regime,
including through consumer protection law.



Where applicable, use its powers under the
Localism Act 2011 to pursue enforcement
action where the breach of holiday occupancy
conditions has been deliberately concealed.



Where s73 applications are received to
remove restrictive seasonal conditions from
‘older style’ permissions, the opportunity
should be taken to ensure that monitoring
conditions are inserted to ensure better
enforceability of the revised restriction.
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of units sufficient for year-round
occupation, alongside extended opening
hours of on-site facilities. Such
accommodation represents a significant
investment, and therefore there is an
expectation that people should be able
to come and go throughout the year.
The context of the
tourism sector needs to
be monitored over time
to identify the cumulative
influence of
development decisions
on the visitor, the
industry, the community
and the environment (i.e.
V.I.C.E). A periodic
review of the strength of
the tourism sector using
V.I.C.E should be
undertaken to ensure
tourism policies continue
to deliver greater
prosperity for all

Yes

This 2016 ‘refresh’ Study provides an
important review of the strength of the
tourism sector in East Riding.
It is important that decisions continue to
be made with consideration given to the
different impacts that visitors can have
on an area. The VICE model, whilst
somewhat dated, remains a useful tool
in articulating impacts on the visitor,
industry, community and
environment from developing the visitor
economy. Seeking to maximise the
benefits and minimise the negative
consequences of tourism within each of
these pillars still remain fundamental
aims for delivering a sustainable visitor
sector. This is now reflected in the 'Wise
Growth’ focus that VisitEngland
suggests destinations should adopt
through any Destination Management
Plan.

Continue the approach of periodic review of the
strength of the sector (i.e. a further refresh of this
study in the future) – adopting the Wise Growth’
principles in the VisitEngland guidance.

Since the 2009 Study was completed,
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planning applications for tourism
accommodation have been monitored
on an annual basis to identify the nature
of the applications relative to the needs
identified in the various TCAs by the
2009 Study. The results are reported to
Cabinet and an Overview and Scrutiny
Committee. This data is being refreshed
to incorporate data on the number of
implemented planning permissions, to
provide a more comprehensive picture
of development activity. Analysis of
recent permissions suggests that whilst
in some areas such as the Vale of York
and North/South Holderness, there has
been success in terms of the type of
developments coming forward, which
have matched the identified needs, in
other areas such as in Bridlington there
has been less alignment with the 2009
Study TCA recommendations, although
this should be qualified in relation to the
nature of the 2009 Study
recommendations, which are broader for
some TCAs than for others, and
because there is no particular quantum
associated with each recommendation.
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7.5

This summary review has been informed by detailed investigation of the various planning
issues identified above. More detailed discussion on a number of these issues is presented
in the following chapters.

7.6

Review of the Tourism Recommendations
7.7

The 2009 Study set out in broad terms, the overall development principles and strategic
recommendations for the development of the tourism sector in the East Riding. These
recommendations were based on the identified TCAs.
A summary of the 2009
recommendations, an assessment of their on-going relevance, and any newly arising
(additional) recommendations is set out in Table 7.2 below, drawing on the recommendations
in Chapter 5. In addition, the 2009 Study identified two further considerations, the on-going
relevance of which is addressed below:


Encourage the strategic development of the ‘Festivals and Events’ programme:
Supporting the festivals and events programme across the East Riding remains a priority,
particularly for Beverley and Bridlington. Significant strides have been made to develop
the events programme in both areas; The Spa in Bridlington presenting a prominent
venue with high profile acts throughout the year; Beverley’s Christmas, Food, Folk, and
Early Music Festivals now being prominent in the events calendar; and the new ‘Lit Up’
Literature Festival that starts in 2016 to combine the Beverley Literature Festival and
Bridlington Poetry Festival. The timing of events and festivals needs to be continuously
reviewed, to reduce market competition and to spread the positive impacts – namely to
provide an injection of visitors at less busy times that can utilise any spare capacity (i.e.
accommodation occupancy). Working with other areas (e.g. Hull and York) to also utilise
accommodation capacity within East Riding to support their large-scale events and
festivals programmes should also be considered.

AECOM



Address the issue of transport and access for the benefit of tourism areas:



Many parts of East Riding remain isolated, with limited direct public transport access,
either by train (only Beverley and Bridlington are on a railway line, but there are no other
direct train services from destinations outside of East Riding, Hull and Scarborough) or by
bus (only Bridlington, Goole and Pocklington are on National Express Routes). It
therefore needs to be accepted that most visitors will arrive by car or other motorised
transport. This will continue to give rise to the challenges relating to road congestion and
car parking identified in 2009. As suggested in 2009, park and ride schemes, themed
‘hopper’ services, and integrating leisure trails to visitor hubs are initiatives that could be
used to help alleviate some of the pressure created by visitor numbers at peak periods.
The viability of these schemes will need to be tested on their own merits.
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ABLE 7.2 REVIEW OF THE 2009 TOURISM RECOMMENDATIONS BY TOURISM CHARACTER AREA
2009 RECOMMENDATIONS

Overall Development Principles

STILL
RELEVANT?

Key Tourism
Accommodation
Requirements

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS

Yes

Encourage the
development of new
commercial
accommodation to
support leisure and
business visitors,
particularly a largescale serviced
(hotel), or budgetbased hotel, high
quality and boutique
B&B and
Guesthouses

Yes

The overall development
principles for tourism
identified for East Coast –
Bridlington remain to
encourage diversification in
order to broaden the market
horizons and encourage more
off-peak visits. Part of this
strategy could include
creating greater thematic
linkages between the town
and The Wolds. One key gap
in provision remaining since
2009 is a lack of a large-scale
quality hotel with at least 60+
rooms/120 bedspaces.
Seasonality remains an issue
and one that may act as a
barrier to potential developers
and investors.

Encourage further
refurbishment and
upgrades to improve the
quality of all types of
accommodation.

EAST COAST
BRIDLINGTON

AECOM

Strengthen the
tourism sector
throughout the East
Coast area
(Bridlington Bay,
North and South
Holderness) to
ensure that the
benefits of tourism
to the economy,
environment and
community are
maximised and can
be revitalised yearon-year
Continue to develop
and diversify the
tourism offer

Project No. 60477842

Encourage expansion of
existing operations to
include new rooms and/or
amenities for patrons, e.g.
facilities for activity
enthusiasts such as
storage, outdoor showers,
and drying rooms.
Bring to fruition the planned
branded Hotel development
and continue to work with
potential key operators to
deliver an additional new
large-scale (60+rooms),
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Overall Development Principles

STILL
RELEVANT?

Key Tourism
Accommodation
Requirements

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS

The Premier Inn has
identified Bridlington as a
‘Target Town’ with a view to
developing an 80-room hotel
along the Bridlington
Esplanade. The timeframe for
this development is unclear,
although it could be by 2020.
If completed, this would bring
Bridlington more into
alignment with other resorts
of its type.

quality/branded hotel,
potentially associated with
the planned Bridlington
Marina.
Encourage investment in
amenities associated with
Holiday Parks, including
more touring provision,
improving children’s
play/leisure amenities,
making the sites greener
(e.g. renewable energy
schemes), and creating
novel/unique experiences
e.g. offering kite
surfing/watersports lessons.
Monitor net gains/losses in
smaller accommodation
enterprises and owned
accommodation to ensure a
good balance of
accommodation types is
retained and/or improved.

AECOM
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Overall Development Principles

STILL
RELEVANT?

NORTH AND
SOUTH
HOLDERNESS

Yes

Strengthen the
tourism sector
throughout the East
Coast area
(Bridlington Bay,
North and South
Holderness) to
ensure that the
benefits of tourism
to the economy,
environment and
community are
maximised and can
be revitalised yearon-year
Continue to develop
and diversify the
tourism offer
Explore
opportunities for a
coastal leisure
route, sports and
adventure based
activities, wildlife
tourism, creative

AECOM

Key Tourism
Accommodation
Requirements
Encourage the
development of new
commercial
accommodation to
support leisure and
business visitors:
new small-scale
accommodation
enterprises focused
on serviced (B&B,
Farm and Inns) and
self catering units in
the form of farm
building
conversions,
additional camping
and touring caravan
pitch provision.
There may be scope
for budget
accommodation to
serve the business
sector, given the
large scale
investments in
energy and

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS

Yes

The recommendations
identified 2009 for the
North/South Holderness
Coast remain largely relevant,
with limited progress having
been made in the interim on
creating new accommodation
or developing tourism themes
in this area. The one area
that is looking likely to
progress and create
opportunities is green energy
technologies through the
Green Port Hull development.

Encourage investment in
amenities associated with
Holiday Parks, including
adding touring provision,
improving children’s
play/leisure amenities,
making the sites greener
(e.g. renewable energy
schemes), and creating
novel/unique experiences –
e.g. offering kite
surfing/watersports lessons.

Project No. 60477842

Ensure linkages between
the Holiday Parks and the
local towns are clear, with
key attractions, amenities
and assets within the wider
area being consistently
highlighted/signposted.
Encourage more holiday
letting and sub-letting within
existing Holiday Parks
within the TCA and
discourage further
developments in owned
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Overall Development Principles

STILL
RELEVANT?

industries and a
residential education
centre.

THE
YORKSHIRE
WOLDS

Develop The
Yorkshire Wolds into
a recognisable and
coherent shortbreak visitor
destination that
blends the pleasant
countryside
character, quaint
rural villages and
the historic
character of its
market towns
through increased
provision in leisure,
recreation and
appropriate
accommodation.

Yes

Key Tourism
Accommodation
Requirements
renewable energy
technologies.

STILL
RELEVANT?

Small-scale
accommodation,
focused on bed and
breakfast, inns and
self catering units, in
market towns and
through farm
diversification
schemes.
Camping and
touring caravan
parks. Boutique
hotels and specialist
inn accommodation,
for example spas
and high quality
eateries.

Yes

NEW (ADDITIONAL)
RECOMMENDATIONS
accommodation.

Improve provision
for leisure and

AECOM

DISCUSSION AND
IMPLICATIONS

Project No. 60477842

There been improvements to
the overall offer and to the
marketing and promotion of
The Wolds since 2009, which
has supported some smallscale accommodation
development in appropriate
forms (e.g. glamping and
touring). However, the low
level of accommodation stock
in The Wolds remains a key
barrier to the TCA realising its
tourism potential.
Beverley and Bridlington,
Pocklington or Market
Weighton could be used as
gateways to the area, and
capacity in existing
accommodation in other
TCAs should be utilised.

Encourage existing
accommodation businesses
in Bridlington and Beverley
to present opportunities for
exploring the rural
character of The Wolds as
a selling point for their
establishments, supported
by a clear marketing
campaign.
Support expansion of
existing operations to
include new rooms and/or
amenities for patrons, e.g.
facilities for activity
enthusiasts such as
storage, outdoor showers,
drying rooms.
Maximise the opportunities
presented by long distance
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Overall Development Principles

STILL
RELEVANT?

Key Tourism
Accommodation
Requirements

STILL
RELEVANT?

recreation activity
packages

NEW (ADDITIONAL)
RECOMMENDATIONS
trails by ensuring
appropriate accommodation
is located along the trails at
key stopping points.

Expand the
accommodation
sector

AECOM

DISCUSSION AND
IMPLICATIONS

Project No. 60477842
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Overall Development Principles

BEVERLEY
AND ITS
HINTERLANDS

Support continuing
efforts to convert
Beverley from a
largely day visitor
destination into a
recognisable and
coherent shortbreak visitor
destination based
upon a combination
of heritage, retail
and special events.

STILL
RELEVANT?
Yes

Key Tourism
Accommodation
Requirements
High quality serviced
accommodation,
particularly within
Beverley.

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS

Yes

Good progress has been
made in developing Beverley
as a market town destination
suitable for overnight visitors
in terms of accommodation
and attractors (i.e. festivals
and events programme) since
2009. The next stage of the
destination development is to
seek to maximise the value of
Premier Inn and potentially
look to add more higher-end
accommodation. A combined
initiative to position Beverley
as a Gateway to the Wolds
could also lead to new
accommodation development
opportunities within or
adjacent to the town.

Explore opportunities to
strengthen the relationship
with The Wolds through a
‘gateway’ status.
Maximise the leisure and
business potential of the
Premier Inn and the
national audience that this
development/brand will
provide.
Encourage expansion of
existing operations in the
rural parts to include new
rooms and/or amenities for
patrons
Encouraging high quality
“Restaurants-with-Rooms”
and/or a high-end boutique
hotel.
Explore the potential of
additional camping and
caravan touring parks in
outlying areas, particularly
where it is possible to

AECOM
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Overall Development Principles

STILL
RELEVANT?

Key Tourism
Accommodation
Requirements

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS
create linkages between
Beverley and The Wolds.

NORTH WEST
(THE VALE OF
YORK)

Support further
development of the
tourism sector in
York and the
Yorkshire Wolds,
and strengthen the
linkages between
them.

Yes

Self-catering
accommodation
which draws visitors
to the Yorkshire
Wolds.

Yes

Although accommodation
developments have
materialised since 2009, most
of these were in the process
of being developed at the
time of the 2009 report.

Explore the potential for a
wide range of
accommodation options to
support York, The Wolds
and potential Howardian
Hills AONB.

Given the location of the Vale
of York, it is possible that
further accommodation
development potential for the
area could range from largerscale hotels, golf resorts and
self-catering complexes
through to smaller-scale
B&Bs, camping/glamping
sites and individual selfcatering units.

Monitor the demand for
further Holiday Park
complexes in the area to
ensure that levels remain
sustainable.



AECOM
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Overall Development Principles

M62/A63
CORRIDOR

AECOM

Encourage tourism
development to
maximise the
locational potential
for wildlife tourism
and heritage
tourism, and to
support further the
development of the
business tourism
sector.

STILL
RELEVANT?
Yes

Key Tourism
Accommodation
Requirements
Budget based hotel
and hotels primarily
for business use.

STILL
RELEVANT?

DISCUSSION AND
IMPLICATIONS

NEW (ADDITIONAL)
RECOMMENDATIONS

Yes

A number of hotels have
been delivered in this TCA.
However demand for hotels
continues to outpace supply,
with budget hotels expected
to dominate and some
additional investment in the
upper-market and the new
concept sectors. With the
M62/A63 corridor acting as
the principal corridor to Hull, it
is expected that this area will
be well positioned to house
new hotel developments for
the benefit of Hull and the
wider East Riding area, with
the association with Hull
becoming
increasingly
pertinent as the city heads
into its City of Culture yearlong programme.

Consider opportunities for
other serviced
accommodation, alongside
hotels.
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8. TOURISM ACCOMMODATION DEVELOPMENT AND THE
INFLUENCE OF PLANNING IN EAST RIDING 2010-2015
Introduction
8

This section of the report looks at the tourism accommodation development activity (that is
subject to land use planning control) that has taken place in East Riding since the 2009 Study
was published. Through the annual monitoring of planning applications and pre-application
enquiries, ERYC have identified significant levels of activity in the tourism sector since 2009.
The following section seeks to identify how this has translated into business growth and
creation, and why in some cases, opportunities have not been pursued.

8.1

Another objective of this section of the report is to look at more detail at how useful the
Guidance Note and the evidence provided by the 2009 Study has been in guiding developers
and planning officers in making applications and decisions regarding tourism accommodation
development in East Riding. It also seeks to identify whether the focus on TCAs has been a
helpful approach.

The Relationship between Planning Application activity and growth
in the Tourism Sector (2010-2015)
Pre-Application Enquiries
8.2

AECOM

Figure 8.1 sets out the number of pre-application enquiries relating to tourism accommodation
development that have been received by ERYC in the five year period from 2010-2015. This
includes enquiries relating to changes of uses and new caravan and camping sites. The
number of pre-application enquiries has increased year-on-year since 2010, to a high of 96 in
2014/15. However, this trend may also be reflective of a greater emphasis by the Council on
undertaking formal pre-application enquiries over the same period.
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FIGURE 8.1: PRE-APPLICATION ENQUIRIES FOR TOURISM
ACCOMMODATION DEVELOPMENT IN EAST RIDING 2010-2015

120

Numbero f Pre Application Enquiries

100

80

60

40

20

0
2010/11

2011/12

2012/13

2013/14

2014/15
Source: ERYC, 2015

Planning Applications
8.4

AECOM

Figure 8.2 illustrates the outcomes of planning applications submitted for tourism
accommodation development between 2010/11 and 2014/15. Of 380 applications, the
majority (71%) applications were successful in obtaining planning permission. The remaining
29% were either refused, withdrawn or the application was returned to the applicant,
presumably on the basis of insufficient information to validate the application.
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FIGURE 8.2: TOURISM DEVELOPMENT APPLICATIONS IN EAST
RIDING 2010-2015 BY OUTCOME

Number of
Applications:

Returned, 14
Withdrawn, 51

Refused, 46
Permitted, 269

Source: ERYC, 2015

8.5

Over this five year period, the number of planning permissions granted has increased from 15
in 2010/11 to 66 in 2011/12 and peaking at 72 in 2012/13. The figure dropped to 53 in
2013/14 before rising again to 63 in 2014/15.

8.6

The number of planning permissions relative to pre-application enquiries since 2010 is shown
in Figure 8.3. There does not appear to be any particular correlation between pre application
enquiries and subsequent permissions granted although as noted earlier, the Council has
placed more emphasis on undertaking formal pre-application enquiries during this period. It
should also be noted that East Riding has recently started charging for pre-application advice
for minor development. It is too early to say whether charging for pre-application advice will
impact on the number of pre-application enquiries.

AECOM
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FIGURE 8.3: PRE APPLICATION ENQUIRIES AND PLANNING PERMISSIONS
GRANTED FOR TOURISM ACCOMMODATION IN EAST RIDING, 2010-2015

Source: ERYC, 2015

8.7

Table 8.1 presents the breakdown of planning permissions granted by TCA, and whether the
permissions granted were for the types of accommodation identified through the 2009 Study
as being appropriate for that particular area. Table 8.1 shows that in some TCAs such as the
Vale of York and North/South Holderness, new development directly addresses the identified
needs, however in other TCAs such as in Bridlington and the M62/A63 Corridor, recent
development does not seem to align as closely with the 2009 Study recommendations.
However this should be read in the context of the nature of the 2009 Study recommendations
for each TCA, as some of the recommendations were more specific than others and no
particular quantum was identified.

8.8

In the North/South Holderness TCA, the 2009 Study identified a need for small-scale
accommodation focused on serviced and self catering units in the form of farm building
conversions, additional camping and touring caravan pitch provision. 28 applications for
serviced and self-catering accommodation were given permission between 2011/12-2014/15.
However the accommodation audit suggests that this TCA is still not realising its full potential,
and further investment in accommodation developments should be encouraged.

8.9

In Bridlington, the 2009 Study identified a requirement for a large scale serviced hotel and
high quality bed and breakfast/guest houses. 15 permissions were granted for serviced
hotels and B&Bs. There is still a key gap in terms of a large-scale quality hotel, but potential
plans for a Premier Inn in the Esplanade may address this gap in the future. In the Yorkshire

AECOM
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Wolds TCA 13 (33%) of granted applications were for self-catering accommodation, as
recommended by the 2009 Study. Whilst this represents an improvement on the position in
2009, the overall level of stock remains low and a barrier to this TCA’s potential, and further
expansion and provision should be supported. The Vale of York seemed to show the closest
match between the applications being granted and the TCA characteristics, with 27 (64%)
planning applications granted permission for self-catering accommodation in line with
recommendations from the 2009 Study. However most of these developments were in the
process of being brought forward at the time of the 2009 report and there is potential for
further development in this TCA of a wide range of types of accomodation. In the M62/A63
corridor, seven applications for hotels were granted planning permission since the 2009 Study
was prepared – consistent with the recommendations for this TCA, and whilst these are likely
to have substantially addressed the previous deficiency, there remains further potential for
this type of accommodation in the future, with demand for hotels continuing to outplace
supply, especially in the budget hotel sector. It is to be expected that applications for other
types of accommodation will also continue to be submitted, which would be supported by
planning policy in any event.
8.10

This analysis doesn’t particularly show a positive correlation between permissions granted
and character areas, although clearly some areas have witnessed more development of the
type envisaged by the 2009 Study than others. Where a development has been able to
demonstrate that it meets landscape, highways and other design requirements, the
presumption has been in favour of approval.
This is appropriate given the broad
enabling/facilitating approach of the Council’s tourism policies, national guidance and local
interpretation, as reflected in the ‘officers view’ section, (see below).

8.11

The message received from the stakeholder workshops and business survey is that economic
considerations are the predominant factor driving development decisions, rather than
planning considerations.

AECOM
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TABLE 8.1: PLANNING PERMISSIONS GRANTED FOR
TOURISM ACCOMMODATION IN EAST RIDING BY TCA,
2010-2015
Total No. of
permissions
granted
East Coast - Bridlington
East Coast - North/South Holderness
North West (The Vale of York)
Yorkshire Wolds
Beverley and its Hinterlands
South West and M62/A63 Corridor

75
49
42
39
34
28

In-line with
TCA
recommendations?
15 (20%)
28 (57%)
27 (64%)
13 (33%)
10 (29%)
7 (25%)

Source: ERYC, 2015

Case Study Review of Planning Applications
8.13

A more detailed review of a sample of eight planning applications for tourism accommodation
development from 2010-2015 in East Riding was undertaken to determine whether the 2009
Study or Guidance Note had had any obvious influence on the preparation or determination of
such developments. This involved a desk based review of planning application documents
along with committee reports and decision notices. The review found that in the sample
reviewed, none of the applications, officer’s reports to committee or decision notices made
reference to the 2009 Study, the TCAs, or the Guidance note.

8.14

Whilst this does not necessarily mean that the content of the Guidance Note or 2009 Study
did not influence the process, there is no written evidence of this. Of course the sample is
small, and perhaps other applications/committee reports did make reference to these
documents. In addition, it must be remembered that the Local Plan Strategy Document
policies which make reference to the TCAs were not yet adopted and for some of this time
period, would not have been drafted, though a degree of weight may have been given in
accordance with the NPPF. Subsequently, the potential for influence of the 2009 Study
through the Local Plan policies was affected by the limited weighting that could have been
applied to these policies in the decision making process.

8.15

Landscape concerns (particularly the openness of the countryside and the appropriateness of
the proposed development in demonstrating it would be in-keeping with local surroundings)
appeared to be the most prominent planning issue in the sample reviewed. This suggests
that guidance on design and landscape are also important elements of the Guidance Note
that should be retained.

8.16

The Guidance Note includes information about the holiday occupancy model conditions,
which continue to be routinely applied (7 of the 8 decision notices reviewed above included
these conditions). This is a further aspect of the Guidance Note that should be retained.

AECOM
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PERMITTED DEVELOPMENT RIGHTS AND THE PRIOR
APPROVALS PROCESS
Introduction
8.17

As of the 6 April 2014, changes to the permitted development rights regime provide for
agricultural buildings with a floor space of up to 450 square metres to be converted to
57
residential use, creating up to three dwellings . Whereas previously it was necessary to
obtain full planning permission to put these buildings to an alternative use, the changes
brought in an opportunity to use a ‘Prior Approval’ process, which was intended to simplify the
process.

8.18

Whilst these changes have offered opportunities for diversification and conversion to holiday
accommodation, the Country Land and Business Association (CLA) advises its members (via
58
its website ) to exercise caution to “avoid damaging the long-term development of the
business for a short-term gain on a diversification project”.

8.19

Once such rights have been taken up, there are restrictions on the construction of any new
agricultural buildings under permitted development rights for a period of 10 years. Likewise,
for any new agricultural buildings built or brought into an agricultural use after 20 March 2013,
the building must be in agricultural use for at least 10 years before these permitted changes
can be applied. The process applies in England only; and not in Conservation Areas (or
National Parks or AONB).

8.20

There are also further restrictions in that the new dwellings that have been created via
permitted development rights will not benefit from normal residential permitted development
rights. As a result, small extensions, garages and outbuildings within the curtilage of such
dwellings will subsequently require planning permission.

8.21

There were also changes to the permitted development rights in 2013 to allow the conversion
of redundant farm buildings of up to 150 square metres to a range of ‘flexible uses’ i.e. a
range of commercial uses including of particular importance to this study – hotels, as well as
shops, offices, storage and distribution, restaurants or cafes, again subject to conditions.

8.22

Whilst the intention was to simplify the planning process, in reality it has been the opposite,
and the ‘prior approval notification process has caused significant controversy with respect to
how it is being applied, with considerable variation across different local authority areas.

The national experience
8.23

59

According to an article in the planning press , Councils turned down around half the
applications under the new rights in the first six months of their application. In addition, the
Planning Inspectorate has backed local authorities in 90 per cent of appeals. In 6 out of 9

57

The 2014 changes also allow for the conversion of agricultural buildings to a state funded school or registered
nursery.
58
CLA. 2015. Available: https://www.cla.org.uk/your-area/east/noticeboard/changes-permitteddevelopment-rights. Accessed:02/06/16

1.1

AECOM

59
Planning
Resource.
2015.
Barn
storm:
Available:
http://www.planningresource.co.uk/article/1330471/barn-storm-why-councils-refused-halfagricultural-to-residential-permitted-development. Accessed:02/06/16.
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upheld refusals, the Inspector cited location as the key reason for dismissal, i.e. that sites
were too remote and thus unsustainable. Siting and size are among councils' key issues.
8.24

The regulations wording is ambiguous in places, which is confusing to both applicants and
decision makers.

East Riding
8.25

In East Riding there were 27 prior approval requests between April 2014 and December
2015. Of these, 12 were approved and 12 were refused. This shows a similar pattern to
national trends, with 44% of requests refused in East Riding. Of the remaining prior approval
requests, two were withdrawn and one needed full planning permission – see Figure 8.4. In
terms of location, there was an even split of applications across the District, as outlined in
Figure 8.5 The most requests originated in the TCA of Beverley (6), with the fewest in
Bridlington (2).

8.26

It is probably too early to predict what influence this will have on the appetite for tourism
accommodation development in rural areas in East Riding, but the limited success of many of
the early applications suggests that at least initially, take-up may be limited. However there is
an obvious need for further guidance from central government on the new rights.

FIGURE 8.4: PRIOR APPROVALS NOTIFICATION REQUESTS IN EAST
RIDING FOR CONVERSION OF REDUNDANT AGRICULTURAL
BUILDNGS TO RESIDENTIAL DWELLINGS, APRIL 2014- DECEMEBER
2015

Withdrawn, 2

Permitted , 12
Refused, 12

Needed Full
Planning
Permission, 1
Source: ERYC, 2015
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FIGURE 8.5: LOCATION OF PRIOR APPROVAL NOTIFICATION
REQUESTS IN EAST RIDING BY TCA, APRIL 2014- DECEMBER 2015

Vale of York, 5

Beverley, 6

North/South
Holderness, 5

Bridlington, 2

Wolds, 5
Goole, 4

Source: ERYC, 2015

AN OFFICER VIEW
8.27

AECOM

In order to understand the effectiveness of the existing Guidance Note, and identify any key
issues with respect to assessing and determining planning applications for tourism
accommodation developments; AECOM held discussions with a number of officers involved
in the planning and economic development process. The following key issues were identified
through these discussions:


The 2009 Study is known, however the 2011 Guidance Note is not frequently used by
applicants or officers determining applications. The Guidance Note and 2009 Study
Recommendations are considered too vague for a Planning Officer determining
applications.



Cases are judged on an individual basis, planning merits are the overall determining
factor in decisions.



TCAs and proposed development coming forward in these areas are not particularly
linked, individual applications are driven by other factors, usually economic.



The Prior Approval process is not understood by applicants, agents or the general public
(suggesting further guidance would be useful).



Outside of settlement boundary limits, holiday occupancy conditions are always applied.
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Holiday accommodation applications are sometimes seen as a ‘stepping stone’ towards
residential dwellings. If a holiday let use is seen as unviable after a certain period of time
then people apply for it to become a dwelling. Whether the intention was ever to let can
be unclear.



An up to date tourism study will be welcomed and an SPD can improve clarity. The more
prescriptive the better, in terms of what is needed and where. Currently TCAs are not
applied (note the relevant policies were not yet adopted policy when these discussions
took place) and people have their own interpretations. Whether or not “all growth is good”
needs to be determined.



The guidance should stress the importance of good business planning in order to
demonstrate a sound and viable business proposal, before any engagement with the
planning process.



It is important to think about the economic development prospects of a proposal, both in
terms of creating or sustaining existing jobs (particularly in rural areas) but also with
respect to maintaining the viability of local services and amenities.



Now that national policy and guidance (and the Local Plan) is more streamlined and
permissive, this should be reflected through the Guidance Note, as well as confirming that
ERYC is still seeking to expand and improve the tourism accommodation sector.

8.28

The conclusion we have drawn from these discussions is that despite limited uptake of the
Guidance Note to date, the content that it covers is highly relevant to the issues that officers
are facing. Therefore it remains a useful document albeit that it requires updating and
promoting.

8.29

Members of the ERYC Enforcement team were also contacted in the context of these
investigations, and the following issues were identified:

8.30

AECOM



Monitoring of potential abuses of holiday occupancy is an on-going and continuous
activity. Detailed investigations result from the on-going monitoring process, as well as
anecdotal evidence which suggest more permanent occupation or abuse of holiday
restrictions, including complaints from neighbours.



The Enforcement team are currently investigating a number of sites as a result of historic
Planning Contravention Notices, as well as continuing to issue Planning Contravention
Notices and commence enforcement proceedings across sites in East Riding as
prompted by complaints and ‘tip-offs’.



There can be confusion by the public as to what the holiday occupancy conditions mean,
specifically the meaning of the word ‘holiday’. For example cases have come forward
where people have interpreted their retirement as a ‘holiday’, therefore believe it is
acceptable to live in their holiday-let accommodation all year round, which is not the case.

During discussion with a legal officer attention was drawn to the availability of guidance on the
website with respect to the holiday occupancy conditions; and that such conditions were
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imposed in ‘good faith’. Legal officers identified that other mechanisms do exist and should
perhaps be explored, including the use of legal agreements before permissions are even
implemented, or requiring sight of marketing and sales documentation as part of the validation
process. Such mechanisms have subsequently been explored in more detail during our
research, with a detailed review of other authorities approaches set out in Appendix F and
summarised in Chapter 9.
8.31

Again, these discussions further confirm the appropriateness of retaining guidance on these
matters, whether on the website or in the form of a more formal SPD.

A DEVELOPERS AND OPERATORS VIEW
8.32

In order to ensure a balanced perspective to our research, the views of the sector itself were
canvassed, through the business survey, workshops and telephone interviews. The following
summarises the key issues for developers, operators and agents.

Business Survey responses
8.33

Just over half of the businesses who responded to the Business Survey claimed to have been
in contact with ERYC regarding planning or building control matters (pre-application requests,
planning applications, building regulations etc.) since 2009 (52%). The majority of
respondents sought advice from the Council prior to submitting an application (70%), with
some also/ instead seeking advice from an agent (39%). In most cases (81%), these
discussions resulted in the submission of an application, however for those who did not
submit an application (19%), cited that this was due to the advice of the Planning Officer.

8.34

When preparing a planning application, the survey highlighted that only 29% of businesses
used the Guidance Note. This limited uptake was reflected in the workshop sessions,
whereby no participants from the Bridlington session were aware of, or had used, the
Guidance Note.

8.35

Of those business survey respondents who had used the Guidance Note, 50% agreed that
the document was easy to read and to find, and also agreed that the sections on planning
application submission advice, the legal context for occupancy restrictions, and the wider
planning considerations for tourism accommodation proved useful. A quarter of those
responding to this question disagreed and a quarter had no particular opinion. Half of the
respondents had no particular view on the usefulness of the TCAs and their
objectives/principles.

8.36

The businesses from the survey recommended various additions to be included in the
forthcoming Tourism Supplementary Planning Document. This included more clarity within the
documents (generally), more clarity about the application process from within the council,
guidance about waste disposal concerns, and a desire to see more council-led efforts to
attract visitors as well as expansion of tourist accommodation.

Responses from the Workshops
8.37

Workshops were held in Bridlington and Beverley in May 2016. The workshops comprised of
a number of tourism stakeholders, including developers, agents, and owners of tourism
accommodation. During the discussion sessions, attendees outlined their experiences of the
planning process in East Riding. The most common themes are listed below. Full notes taken
from the workshops can be found in Appendix C.


AECOM

The planning process is long/ complicated therefore agents are often used. This can be
frustrating/ costly for businesses; planning application fees are a deterrent.
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8.38



There is a ‘fear’ of being turned down by the Council as a result of not fully understanding
the process.



The language and terminology used both within the Guidance Note and the planning
system generally is not accessible to the majority of users, who subsequently may not be
aware of, or able to engage with, the planning system/controls.



Whilst it was recognised that ERYC had a relatively positive approach to tourism
development within their policy, participants felt the Tourism SPD should also connect
applicants to business support/ advice in order to help them to make a stronger
application.

Holiday occupancy, and the potential abuse of related conditions, was discussed in detail at
the workshop sessions. It was noted that operators are concerned about their obligations with
respect to the documenting of evidence of permanent residential occupation elsewhere. A
number of alternative or additional mechanisms were discussed, such as appointing an
external company to manage lettings, demanding evidence that marketing and sales
documentation which stressed the holiday occupancy conditions prior to purchase was
submitted to the local authority before permission was granted, and adopting a standard
license agreement. A close down period was also discussed to tackle permanent residency.
Some participants felt that abuses occurred because of a lack of ‘downsizing’ options for local
residents, and confusion between ‘site licence’ and ‘planning’ permission remits.

Planning Agent’s perspectives
8.39

As part of the Study we have undertaken a series of calls to local planning agents who have
dealt with ‘major’ tourism accommodation applications in East Riding. The purpose of the
calls was to get an Agent’s perspective on the planning process in East Riding and crucially,
to find out if there were any ‘planning’ barriers to development coming forward.

8.40

The calls revealed that ERYC as an authority was not too dissimilar from other local
authorities when dealing with tourism development. The planning process was usually
smooth with the biggest obstacles coming from objections or ensuring proposed development
was compatible with neighbouring uses. At the workshops we discovered that the Guidance
Note for developers was not widely used (or known) and a similar message was conveyed by
the Agents we consulted.

8.41

A positive and more recent addition to the East Riding planning process has been the
chargeable pre application advice service. Whilst paying for the discussions has meant higher
costs for applications, expectations of the service have been raised and ultimately this has led
to better quality advice.

8.42

In terms of development not coming forward despite being granted permission, a number of
reasons were identified. The key themes are listed below.

AECOM



Scheme plans had been halted for economic reasons.



Some schemes were approved with conditions and further work was needed to discharge
these.



Discharging certain conditions can be time consuming and/or costly therefore such
schemes take longer to implement.
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8.43

Applicants often have other businesses and ‘distractions’ therefore unforeseen
circumstances at another business can put plans on hold.

Whilst these factors were prominent in granted applications not being implemented, at least
three agents that were spoken to stated that they expected their respective schemes to be
completed in the foreseeable future. This suggests these schemes are still viable and will help
grow the tourism accommodation offer in East Riding.

REVIEW OF THE 2011 GUIDANCE NOTE
8.44

Turning to the Guidance Note, it is considered that despite evidence that this is not in
widespread use currently, it would be useful to update and formally adopt this guidance as a
Supplementary Planning Document, based on the findings of both this study, and the earlier
200 Study. There are a number of reasons for this, including that the strategic policy
framework which provides the ‘hook’ for its production, is now part of the adopted
development plan for East Riding, but also that the research conducted for this report has
highlighted that the misuse of holiday accommodation remains a very current and pertinent
concern for the Council, and not only with respect to its land use planning functions (Trading
Standards, Environmental Health and Licensing, Development Management, Planning
Enforcement and Planning Policy functions are all affected by this issue). Table 8.2 provides
a brief summary of our review and recommendations as to which elements of the guidance
should be retained.

8.45

In summary, it is considered that all sections should be retained and updated, but that further
signposts could be included to external sources of information on issues which may not be
directly addressable through planning controls, but which help to ensure compliance, such as:


best practice in site management and guidance issued by trade organisations such as
BHHPA and the NCC,



advice on farm diversification into tourism (as published by Defra);



advice on the Prior Approvals process for conversion of redundant farm buildings to
tourism or residential uses; and



sources of support for business planning and advice (including ERYC).

TABLE 8.2: REVIEW OF THE 2011 GUIDANCE NOTE ON PLANNING FOR
TOURISM ACCOMMODATION DEVELOPMENT - ERYC
Section of the guidance

Commentary

Introduction

Retain. Revise to reflect latest policy position and updated figures
on the importance of tourism to the local economy (from this
report). Refer to 2016 Study.

Tourism Character Areas in East

Retain. Reflect any revised text and recommendations from this

AECOM
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Riding

report, and adopted Local Plan.

Key Planning Considerations for
Tourism Accommodation
Proposals

Retain. Update to reflect adopted Local Plan Strategy policies, and
national policy as contained in the NPPF and PPG.

Legal considerations – Holiday,
Touring Caravan and Chalet Parks

Retain. Include further detail on the planning status of camping
pods and Yurts/Teepees

Guidance should focus on how to assess cumulative impacts with
respect to impacts on the character of the countryside (e.g.
landscape and amenity) and on local highways and sustainable
transport considerations, and how to demonstrate a ‘functional
need’ to be located in a rural or coastal locationApplicants should
be encouraged to identify the economic development prospects of
a proposal, both in terms of creating or sustaining existing jobs
(particularly in rural areas) but also with respect to maintaining the
viability of local services and amenities.

Refer to guidance on website.
Insert additional guidance on how to ensure compliance with
holiday occupancy conditions and sources of information on good
site management practices/controls – as published by NCC and
BHHPA.
Submitting a Planning Application

Retain. Update to reflect new process re charging for preapplication advice.
Update guidance on conversion of redundant rural/agricultural
buildings to alert applicants to permitted development rights
introduced in 2014 re residential development.
Include additional guidance on how to seek assistance with
marketing, business plans and strategy, and with farm
diversification schemes.
The guidance should stress that business planning and strategy
advice should be sought well in advance of the planning process, to
ensure the viability and long term sustainability of a proposal, and
to provide evidence of market need/demand.
The guidance should also stress the importance of engaging early
on with the local community (for example Parish Councils), in order
to address their concerns and to identify potential local impacts that
should be addressed through the proposal.
Update Further Sources of information to include reference to
guidance issued by NCC and the BHHPA on Misuse of caravan
holiday homes (as referred to under Legal considerations),
business planning and advice and farm diversification (Defra, East
Riding Economic Development and Regeneration service).

Appendix 1: Policy Context

AECOM

Update to reflect NPPF, PPG, latest local context – i.e. adopted
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Local Plan Strategy.
Appendix 2: Existing Local Plan
Policies

Update to reflect latest policy framework

IMPLICATIONS FOR EAST RIDING:
8.46

AECOM

The following provides a summary of the key issues and conclusions arising from this section.


The planning policy recommendations set out in the 2009 Study have, with a few minor
exceptions been implemented and adopted by the Council, either through the Local Plan
or in the Guidance Note issued by the Council.



Whilst there was a bit of a dip in 2013/14, planning permissions seem to be on the
increase, as do ‘expressions of interest’, as captured through pre-application enquiries.



There is some link between the planning permissions granted and the TCA
accommodation recommendations set out in the 2009 Study, although this varies by TCA,
as well as being reflective of the broad nature of some of the recommendations in the
2009 Study. ,



The prior approvals process is complicated and not well understood; it is too early to
identify what the potential impact might be in terms of influence on the number of
applications for tourism accommodation as a means of rural diversification.



Commercial/business operation reasons appear to be the most predominant factor
resulting in delays to the implementation of planning permissions.



Charging for pre-application advice has raised expectations but also improved the quality
of the service provided.



Use of the Guidance Note and 2009 Study is limited, both by and applicants preparing
applications (including agents) or officers determining applications.



Holiday occupancy conditions are routinely applied, where applications for tourism
accommodation are made for sites which lie beyond settlement boundaries.



Abuse of holiday occupancy conditions remains a concern of officers at all levels and
with respect to all functions of the council involved in the setting and administrating of
such conditions. Resources available to police these abuses are likely to come under
ongoing and increasing pressure. Abuse of holiday occupancy conditions also places
unplanned pressure on other local services and, where a breach is detected and
enforced, there are implications for the Council as a housing authority.



Our review of the Guidance Note has concluded that despite limited use at present, all
sections of the document should be retained and updated, with further signposts provided
to external sources of information/support on business planning, farm diversification and
good site management and sales practices.
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With the recent adoption of the Strategy Document, the policies on tourism now have full
weight, and as such, the guidance note and this updated Background Study should also
gain more prominence in the planning process, through formal adoption as a SPD.


AECOM

To increase use of the Guidance Note, once adopted as an SPD, it should be promoted
to Council staff determining applications, to agents and applicants, for example through
the formal pre-application charging service and to other services within the Council who
deal with enforcement or tourism promotion – such as Trading Standards, Monitoring and
Enforcement, Rural and Economic Development officers. It would also be useful to have
an awareness raising campaign at the point of adoption to target destination promotion
organisations such as VHEY, industry and trade organisation representatives (e.g. the
Caravan Council), planning agents and site operators. To increase visibility, the SPD
should be available to download from a variety of sources on the ERYC website, not just
via the planning pages but also via other services pages, as well as from third party
websites such as VHEY.
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9. SECURING THE USE OF TOURISM ACCOMMODATION
THROUGH HOLIDAY OCCUPANCY CONDITIONS
“The effect of the removal of such conditions is to create a permanent dwelling with
unrestricted occupancy, often in a location where such a development would not have been
allowed in the first instance. This may have important policy repercussions in terms of
precedent, or may attract objection that dwellings are being created without sufficient amenity/
60
structural qualities for permanent use” (Planning Resource, 10 Feb, 2012 ).

INTRODUCTION
9

Securing development permitted as holiday accommodation for those purposes is an issue
that the planning system in the UK has grappled with for many years, and East Riding’s
experience is not unique. Holiday lets, where the unit concerned is operational development
as opposed to a unit which falls within the legal definition of a caravan, are viewed by the
planning system as dwelling houses as they fall in class C3 of the Use Classes Order 1987.
Court rulings have determined that a change of use from holiday use to permanent residential
61
occupation is not a ‘material’ change . However the two types of occupation have different
62
planning impacts , and consequently, their occupation has been restricted in a similar way to
agricultural dwellings, through the use of occupancy conditions.

9.1

Seasonal occupancy conditions have been regularly used as a means of controlling holiday
accommodation, particularly caravan and chalet parks, for many decades. Initially, such
conditions were applied to caravan and chalet parks as a result of concerns about public
63
health, and in particular the poor overwintering qualities of these types of accommodation .

9.2

However as the build quality of caravan and chalets accommodation began to improve,
holiday occupancy conditions were applied alongside seasonal occupancy conditions, in
order to ensure such accommodation was not used as permanent accommodation; which
would be contrary to national policy, particularly with regard to development in the open
countryside. In the mid to late 1980s, pressure from the holiday park industry to extend the

60

Planning Resource. 2012. Available: http://www.planningresource.co.uk/article/1209080/removal-holiday-occupancyconditions-q---dcp-section-97 Accessed: 02/06/16
61

First Secretary of State v Arun District Council and Brown (2006) as discussed in
http://www.planningresource.co.uk/article/1209080/removal-holiday-occupancy-conditions-q---dcp-section-97
Accessed: 02/06/16
62

The impact on a community and the services and resources locally is likely to be material in so far as
unplanned permanent occupation is concerned. The allegation of a `material’ change of use has been pleaded in
some enforcement action taken thus far by East Riding Council and has been upheld by the Appeal Inspectors.
A change of use of a single dwelling to a single holiday unit may well have neutral impacts so far as materiality
and planning are concerned, but the impact of unauthorised permanent residence of multiple sites on a large site
is very likely to be material in planning terms. So for example where there is a large lodge park with units which
are `buildings’ in law; whilst the units might be classified as C3 in the very simplest definition, how they are used
in real terms could be material. There is also a need to consider situations where there might not be a `change of
use’. If the units on a site have always been used in breach of holiday occupancy conditions, a change of use
allegation may not stick and there would have to be enforcement by other means.
63

Such conditions came into regular use for caravans in particular following the introduction of site licensing
through the Caravan Sites and Control of Development Act 1960, and were applied for both environmental health
and planning land use reasons.
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holiday season was supported by government attempts to extend the tourism season for
economic reasons, and the use of seasonal occupancy conditions as a singular measure to
control holiday accommodation was challenged.
Guidance on the use of both types of
64
conditions was subsequently outlined in government guidance on planning for tourism,
which was revoked with the introduction of the NPPF.
9.3

Guidance set out in Circular 11/95: ‘the use of conditions in planning permissions’ addresses
both seasonal occupancy (para 115) and holiday occupancy conditions (para 116-117) and
provides a model condition (43). The suggested seasonal occupancy model condition
identifies a closure period, set by stated commencement and completion dates.

9.4

The guidance in the circular regarding the application of a seasonal occupancy condition to
prevent permanent residential occupation is now considered out of date and unduly restrictive
(as ruled in a number of recent appeal decisions, see Appendix G) and most recent planning
permissions rely on holiday occupancy conditions. However such conditions remain relevant
in some contexts in order to provide ‘appropriate protection for the local environment;
particularly near fragile habitats which require some respite to allow seasonal breeding or
winter feeding to take place’.

9.5

Seasonal occupancy conditions have the advantage of being relatively easier to enforce, with
a single winter inspection all that is required to check for non-compliance. However they do
not necessarily restrict non-holiday use during the other parts of the year. Many local
authorities supplement holiday use only conditions with maximum stay and letting register
requirements.

9.6

Abuses of the system have occurred, both deliberately; and in situations where historic
planning permissions have been insufficiently precise. However, for the most part, “both
seasonal and holiday occupancy conditions have worked well to deliver and retain holiday
65
accommodation throughout the country” (Butter, 2014 ).

9.7

Where a combination of planning and site licence conditions apply, as in the case of holiday
caravan developments, this helps to ensure stronger management and control (although it
can also cause confusion for the general public). The operation of a caravan site requires a
licence from the Licensing Service which sets out a range of conditions around a site’s
physical character/layout, any relevant services, facilities or other amenities that are available
within or in the locality of the site. This is additional to the required planning permission.
Conditions on site licences are wide ranging but must be in accordance with the Ministers
Model Standards that are appropriate for the particular type of caravan site being provided.
Circular 14/89 sets out the Model Standards that are appropriate for static holiday caravan
sites and which would normally to be expected as a matter of good practice. There are
separate Model Standards for residential caravan sites (Model Standards for Caravan Sites in
England 2008). The 2008 standards may also apply where there are a mix of residential and
holiday caravans unless the caravans have been set out in distinct areas of a caravan park
where separate licenses can be issued.

64

Firstly in Annex C of Planning Policy Guidance Note PPG 21:Tourism (November 1992) which was
subsequently updated and replaced by Annex B to The Good Practice Guide on Planning For Tourism (May
2006).
65

Ian Butter. 2014. Seasonal and Holiday Occupancy Conditions for Caravan and Chalet Parks. Available:
http://www.planning.colchester.gov.uk/WAM/doc/Application%20Form2133717.pdf?extension=.pdf&id=2133717&appid=1001&location=VOLUME1&contentType=application/pdf&page
Count=1. Accessed: 02/06/16
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9.8

The Mobile Homes Act 2013 has made widespread changes to the law on park homes and
marks the Government’s commitment to giving better rights and protection to park home
owners. As part of the changes a new licensing scheme came into force on 1st April 2014 to
enable local authorities to monitor site licence compliance more effectively and to take
enforcement action where owners are not managing and maintaining their sites and its
services. However these changes apply to residential units only, which may cause further
complications in terms of residential units on a mixed use site now being subject to higher
standards, alternative site rules and additional enforcement powers.If a holiday caravan
becomes residential (through breach of the seasonal or holiday occupancy conditions) it can
result in breaches of both the site licence and the planning permission. Site licensing
breaches can be pursued through the County Courts or enforcement action and breaches of
planning permission through enforcement action, i.e. through various powers including the
issuing of Planning Contravention Notices and/or Enforcement Notices/Orders or Breach of
Condition notices. In situations where the breach of planning control persists despite the use
of enforcement measures such as those previously identified, the local authority can seek an
injunction to restrain the breach, by applying to the High Court or County Court under Section
187B of the Town and Country Planning Act 1990. The Planning Practice Guidance sets out
the decision making process for determining whether to use such powers, as an injunction is
the ‘most serious enforcement action that a local planning authority can take’ (paragraph 050
Reference ID 17b-050-20140306). The Council has twice successfully taken out injunctive
proceedings to restrain advertising, sales practice and occupancy breaches in respect of a
holiday site case. Enforcement action would generally be the first measure adopted, rather
than Court proceedings. Enforcement of site licence condition breaches is not routinely
pursued by East Riding Council, because of itself, it does not resolve the breaches (it is
considered purely punitive and results in a fine).

9.9

There are also other regulatory powers which a Council can invoke against malpractice at the
point of sale of holiday site units – for example through Trading Standards and the new
Consumer Rights Act 2015. The Act gives greater flexibility for public enforcers, such as
Trading Standards, to respond to breaches of consumer law, such as seeking redress for
consumers who have suffered harm. Given the consequences for a wide range of local
authority services if abuses of the system persist, it would seem appropriate for the Council to
investigate alternative mechanisms outside of the planning regime by which to prevent abuse
before it has the chance to start.

9.10

One such mechanism might be to encourage greater take-up of available business planning
support, to ensure that proposals that are likely to be marginal in viability terms are identified
early on; and do not proceed to the point of non-compliance in order to stay afloat.

9.11

Caravan Park Operators are mindful of these potential pitfalls and [most] seek to positively
control their park occupation through contractual means and by way of park rules (Butter,
2014). Many park operators apply model purchase and license agreements/contracts which
have been produced by the British Holiday and Home Parks Association (BHHPA) or the
National Caravan Council (NCC). Guidance on holiday home mis-selling is the subject of
several recent articles in trade publications for the BHHPA; see http://tinyurl.com/oldz27j.

9.12

The National Caravan Council (NCC) has also published guidance ‘Misuse of caravan holiday
66
67
homes – Advice for park owners and managers’ which was updated in June 2013 . This
guidance clearly sets out the potential pitfalls and risks from allowing residential occupation,

66

Earlier guidance was published in conjunction with the BHHPA in 2004.
NCC. 2013. Available:
http://www.approvedholidayparks.co.uk/downloads/Misuse_%20CHH_trade_web_June2013.pdf
Accessed:02/06/16
67

AECOM

Project No. 60477842

Page 93

as well as good management practices to protect the business from abuse.
sets out a useful summary of the ‘pitfalls’:

9.13

The guidance



Breach of planning and site licence conditions leading to enforcement action – fines,
potential loss of site licence;



Expensive legal action to control once abuse is established;



Holiday units not designed or suitable for residential use (increased condensation,
blocking of ventilation increases risks of suffocation from gas fumes);



Jeopardising manufacturers’ warranties;



Potential allegations of misrepresentation and/or mis-selling;



Inappropriate insurance cover; and



Degrading park ambience.

Ian Butter (2014) also refers to the ‘potential difficulties associated with the interaction of
holidaymakers with residential occupiers’ that may arise, and the potential detrimental
impacts on the business image as a result of ‘the level of residential paraphernalia and
degree of permanence of occupation [which] can also have an impact upon the appearance
and perception of the holiday park if residential occupation is allowed to occur ‘(ibid).

HOW IS A ‘HOLIDAY’ DEFINED, AND HOW IS IT DIFFERENT
FROM RESIDENTIAL OCCUPATION?
9.14

East Riding, and many other authorities, adopt a dictionary definition of the term ‘holiday’,
defined as 'an extended period of recreation away from the sole or main place of residence'.
This definition has been consistently applied by Planning Inspectors in planning and
enforcement appeal decisions and is also used by other statutory consents. However
controversy arises when attempts are made to determine how long “an extended period” is,
before occupancy is considered to be permanent occupation.

9.15

Whilst many people take several holidays each year and not exclusively in the summer
months, the principle distinguishing feature is that the holiday accommodation should not be
that persons’ only or main residence, i.e., their holiday accommodation is not the property in
which they would normally reside to the extent that it could be described as their "home".
Various Inspectors decisions have looked at the distinction between holiday accommodation
and a ‘residential dwelling’ and many indicate that there should be access to non-planning
sources of information in order to assess what is a residential dwelling, such as electoral
roles, council tax registers and case law (Moritz and Charles, 2011).

9.16

Evidence of permanent residential occupation includes (not exclusively) registration on
electoral roles, registering, claiming or receipt of state benefits, attendance of school or the
running of a business from the address. In addition, no caravan or chalet should be occupied
in any manner, which might cause the occupation to be (or to become) a protected tenancy
within the meaning of the Rent Acts 1968 and 1974.

9.17

For those who have semi or fully retired, use of holiday accommodation throughout the year
or season is acceptable provided that it can be demonstrated that their main residence is
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legitimate and is in accordance with the matters outlined above. Moving from the caravan or
chalet during the closed season to temporary accommodation and then returning does not
satisfy the "only or main residence" test and would be considered as a move from one
temporary/holiday accommodation to another of the same kind.
9.18

The thread which runs through the Inspector’s appeal decisions and the evidence considered,
for example in the Cotswolds cases, is that there must be a genuine main place of residence
elsewhere to which the `holidaymaker’ can return and indeed does return to. It is not about
an arbitrary split of time between two locations, but whether or not there is a ‘bona fide’ home
elsewhere. If a unit purchaser has sold their home to fund or part exchange a new unit, this
suggests that there is no longer an alternative primary residence. Some site operators, whilst
purporting to maintain a register of primary residences elsewhere, have in fact encouraged
people to simply give a relative’s address.

SEASONAL AND HOLIDAY OCCUPANCY CONDITIONS: A
SUMMARY OF KEY APPEAL DECISIONS
9.19

A large number of planning consents have utilised the planning conditions and guidance set
out in previous national guidance – i.e. the Planning Policy Guidance Note 21: Tourism and
subsequently the Good Practice Guide on Planning for Tourism. There have also been a
number of appeal decisions which have endorsed these conditions, such as those outlined in
Appendix G.

9.20

At appeal holiday only conditions have been supported where it can be demonstrated that
permanent residential use would harm planning policies, but there are ‘examples where
further restrictions have been held to be unnecessary and unreasonable’ (Planning Resource,
68
10 February, 2012) . A number of recent and relevant decisions are set out in Appendix G.
Key points from these appeals are as follows:


In the case of s.73 applications to remove restrictive seasonal conditions, it would be
unjust for existing occupancy conditions to be unduly tightened. However conditions may
be able to be amended to enable monitoring provisions to be inserted to ensure better
enforceability of the restriction which already exists, provided this would not be unduly
intrusive to occupiers or owners.



Inspectors have generally held that the holiday occupancy conditions and in particular the
model conditions set out in the now revoked Good Practice Guide on Planning for
Tourism; are appropriate for the purposes for which they are applied, and, subject to the
maintenance of a register of caravan owners names and main home addresses, should
not be difficult to monitor or enforce.



Additional controls with respect to seasonal occupancy or close-down period conditions
are unduly onerous in the context of the current holiday market, which includes short stay
breaks outside the traditional holiday season.

68

Planning Resource.2012. Available: http://www.planningresource.co.uk/article/1209080/removal-holidayoccupancy-conditions-q---dcp-section-97.Accessed:02/06/16.
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Abuses of such conditions are more likely to occur in conversion of more permanent,
isolated or individual units than in a holiday park.



In none of these cases was it considered or found necessary to introduce a section 106
agreement in addition to any planning conditions.

THE EAST RIDING EXPERIENCE
9.21

Prior to 2005, holiday accommodation planning permissions in the East Riding utilised a
range of seasonal occupancy conditions, which either limited occupation to 10/11 months
each year (so called time-limited conditions); specified ‘close down’ periods, and/or limited the
periods individual accommodation could be occupied at a time. Some older permissions did
not have any conditions imposed beyond their approval for holiday use.

9.22

The Council undertook a review of its approach to holiday accommodation in mid-2005, which
included setting up a working group including representatives from the British Holiday and
Homes Parks Association Ltd, caravan manufacturers, park operators and their agents. This
led to a report to the council’s Planning Committee in November 2005 (min 3033) when a new
‘model’ set of planning conditions were agreed. These conditions were those quoted as good
practice in the Government guidance (Good Practice Guide on Planning for Tourism, 2006,
Annex B) and as the appeal decisions above indicate, have been endorsed and replicated
throughout the country. The conditions as applied in East Riding expect:
i) the accommodation is occupied for holiday purposes only;
ii) the accommodation shall not be occupied as a person’s sole or main place of residence,
and;
iii) the operator to maintain a register of the occupants’ main place of residence, which is
available for inspection.

9.23

Such ‘holiday occupancy’ conditions have been attached to planning consents for holiday
accommodation in the East Riding since November 2005. Some of the accommodation with
the older style ‘seasonal occupancy’ conditions, have sought an amendment to their consent
in favour of these conditions.

9.24

The
Council
provides
clear
guidance
on
its
website
at:
http://www2.eastriding.gov.uk/environment/planning-and-building-control/planningpermission/building-without-planning-permission/holiday-accommodation-guidance/ as to how
these conditions are applied, why they are applied, and what action the council will take if the
conditions are not complied with (i.e. enforcement action).

9.25

Speaking at an RTPI Development Control Conference in May 2011, solicitors John Moritz
and Debbie Charles quoted the holiday occupancy conditions developed in East Riding and
noted that in their experience:“although the second and third limbs of this condition probably do meet the enforceability test
69
in Newbury , we are still no nearer to assessing what exactly constitutes “holiday purposes”
– can an occupier live in a property for 11 months of the year, having a residence somewhere

69

Newbury Principles (Newbury DC –v- Secretary of State for the Environment [1981] AC578) Newbury states
that conditions should be 1) necessary; 2) relevant to planning; 3) relevant to the development to be permitted; 4)
enforceable; 5) precise; and 6) reasonable in all other respects.
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else where they are registered for Council Tax and electoral role purposes but still be
considered to be “on holiday”?
9.26

Moving on to consider a similar condition imposed elsewhere, they suggested that the
wording could be further revised to include a reference to a defined period of time and the
requirement of log books to monitor use, in order to further satisfy the certainty and
enforceability tests. However it is noted that this is at odds with the Inspectors assessment in
the Forest of Bowland appeal decision (see Appendix G).

9.27

The same authors also observed that:“the main thrust of a lot of tourism policy coming through at the moment is that although
tourism makes a significant contribution to the overall economy, the sector is generally
underperforming. This will obviously be dependent on the administrative area. It is felt that
the biggest contributor to this situation is the dominance of holiday villages and caravan
parks, as those visitors tend not to behave as tourists would usually do. Tourism policies tend
to be reflecting the 3-stage approach to occupancy conditions as referred to in the Good
Practice Guide”.

9.28

This observation is an accurate reflection of the issues faced by East Riding. This perception
is backed up by the bespoke research conducted in 2009 into the habits of owners versus
other visitors in East Riding, as identified earlier in this report (see Chapter 2).

9.29

Discussions with officers at ERYC identified two potential approaches to managing abuses:


Data sharing with other areas of the Council to determine whether tax records, school
attendance lists, health records or social services contact address details are being
registered to what should be holiday addresses;



Corroboration with Site Operators to identify individuals who are abusing the conditions.
As noted above, Operators were consulted on the development of the model conditions.
However it is acknowledged that Operators may not be forthcoming in sharing such
information, given the potential financial implications for the operator.

9.30

The Council has conducted this exercise with all site operators and some have responded
70
positively. A number of sites remain under investigation. The new law on ‘concealment ’
may assist the Council to pursue enforcement action in the future, where site operators have
given false information in response to the Council’s enquiries, or have colluded with unit
purchasers.

9.31

The next section of this report looks beyond the East Riding administrative boundary to
identify how other authorities are dealing with this issue.

70

The Localism Act 2011 inserted into the Town & Country Planning Act 1990 (within s171BA, s171BB and s171BC) provides
a regime under which local planning authorities can apply to the court for a Planning Enforcement Order which, if granted, gives
the authority a 12 month period within which to take enforcement action, even if the relevant 4 or 10 year immunity period has
expired. The Planning Enforcement Order can be made by the Magistrates if they are satisfied that the breach had been
‘deliberately concealed’.
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WHAT APPROACHES HAVE OTHER AUTHORITIES
ADOPTED?
9.32

One of the key objectives of this study was to review how other local authorities in a similar
position to East Riding (i.e. with a strong tourism sector and a predominantly open
countryside/coastal environment) are ensuring that tourism accommodation developments do
not become a ‘back door’ avenue for permanent residential accommodation, and; whether
such approaches could be usefully applied in East Riding. The examples reviewed include
both policy and development control approaches, and included contacting a number of local
and national park authorities. The detailed findings of this review are set out in Appendix F.

9.33

In summary, the review found that:


Many local authorities rely on holiday occupancy conditions of a very similar nature to that
applied by East Riding;



One authority (Cotswold District Council) takes this further by requesting that applicants
enter into legal agreements prior to the granting of permission, requiring applicants to
provide documentation at the point of sale to prospective buyers, that units are to be used
for holiday purposes only, and how this will be applied and should be complied with. It is
important to consider the guidance in paragraph B51 of Circular 05/05, that planning
conditions should not be duplicated by planning obligations. However, the point of sale,
indeed pre-sale, is the most effective point at which to prevent abuse before it occurs.



Several authorities noted that they are looking to review their approach to holiday
occupancy through review of the Local Plan.



Some authorities use conditions to specify the mix of provision, or to restrict for touring
purposes only, however this is not widely or routinely used (with the exception of Kings
Lynn and West Norfolk, who are proposing to restrict all applications in the open
countryside to short term lets only – note this policy is not yet adopted).



Kings Lynn and West Norfolk requires all applicants to submit a business plan
demonstrating how the site will be managed and how it will support tourism or tourist
related uses in the area – this is a useful approach for ensuring integration of new
accommodation proposals with the existing tourism network, as well as demonstrating
tourism aspirations are genuine. This could be implemented through a development
management policy but would require a review of the adopted Plan or similar.

SUMMARY OF FINDINGS
9.34

The use of seasonal occupancy conditions to prevent permanent residential occupation is
now considered out of date and unduly restrictive in the context of current holiday patterns.
This position has been established by recent appeal decisions and as a result, most planning
permissions now adopt holiday occupancy conditions. Where s73 applications to remove
more restrictive conditions have been the subject of appeal, Inspectors have welcomed
amendments to enable better monitoring and enforceability.

9.35

Various inspectors have looked at the distinction between holiday accommodation and a
‘residential dwelling’ and many indicate that there should be access to non-planning sources
of information in order to assess what is a residential dwelling, such as electoral roles, council
tax registers and case law. Inspectors have generally held that subject to the maintenance of
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a register of caravan owners names and main home addresses; holiday occupancy conditions
should not be difficult to monitor or enforce. (However a register will not be an adequate
deterrent if an operator is acting dishonestly).
9.36

The model conditions developed in East Riding were previously quoted as best practice in
government guidance, but it still remains the opinion of some, that interpretation and practical
application of the term ‘holiday purposes’ is problematic.

9.37

Whilst the predominant view of Inspectors’ is that such conditions are effective, abuses have
occurred, resulting in breaches of both site licences and planning permission. Consequences
have been wide ranging, including financial penalties in the form of fines, loss of site licences,
insurance and warranty non-compliance, allegations of misrepresentation/mis-selling, impacts
on occupants health and safety, degredation of park ambiance and business reputation; and
conflicts between holidaymakers and residential occupiers.

9.38

Caravan and Holiday Park operators are generally mindful of these potential pitfalls – which
are well documented in the trade press; and responsible operators control occupation through
contractual means and park rules, including through model purchase and license
agreements/contracts produced by BHHPA or the NCC.

9.39

In order to identify how other authorities were tackling this planning issue, we conducted a
review of other authorities with an economy characterised by a strong tourism sector. Based
on the responses received, we did not identify any particularly new or innovative approaches
to securing the use of tourism accommodation through the planning process. The use of
s106 agreements by Cotswold District Council to require applicants to provide documentation
at the point of sale to prospective buyers, that units are to be used for holiday purposes only,
and how this will be applied and should be complied with – is probably the most useful
mechanism uncovered through this review.

RECOMMENDATIONS
9.40

On the basis of the information set out above, and despite the ongoing issues with
compliance with holiday occupancy conditions in the district, we consider that ERYC should
continue to use and apply the holiday occupancy conditions.

9.41

In addition, it would be useful to identify sufficient resources to undertake routine enforcement
and monitoring on a rolling basis. It may be possible to devise an electronic Data Protection
compliant system whereby operators submit a list of owners and evidence of their primary
residence for cross-referencing and checking by the Council. If elements of this checking
could be automated, this would save considerable time and resources. The Council should
consider investigating this in further detail.

9.42

Where future second home/holiday home development (including static unit provision)
applications are being considered, applications should be reviewed against the following
principles:

Existing Holiday Parks


AECOM

Where new second homes/holiday homes are proposed on existing sites, there should be
a preference for new second homes/holiday homes not be constructed at the expense of
tourer provision, especially touring pitches – i.e. an element of touring provision should be
retained.
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Any additional second homes/holiday homes developed on existing Holiday Parks should
represent an upgrade in existing provision on a like-for-like tenure. For example, if a
lodge is to be constructed to replace an existing static unit for sale, then it would seem
reasonable for the lodge to be for sale also; whereas if the static unit was available for
hire, then the lodge should retain this hire function. This can be controlled through
planning condition. Exceptions should only be allowed where the applicant can
demonstrate that such provision would not be viable and that sufficient units for let are
available in the local area.



Applications for extensions of existing second home/holiday home complexes or
construction of new complexes, should be required to demonstrate how the site will be
linked into the wider community, and the leisure network to encourage exploration of the
area. Improvements should be sought to cycle and footpath networks through the
development.

New Holiday Parks and Complexes:


Where applications are received for new complexes and Holiday Parks, a significant
proportion of the stock should be restricted to self-catering lets as opposed to being
purely available as private purchases, or form part of a larger tourism complex (e.g. hotel
71
or holiday village). This should be secured by condition where appropriate to do so .



Ideally, the new complex should form part of a defined leisure-based centre that includes
activities (e.g. golf, fishing, riding), leisure amenities (e.g. swimming pool, spa, health
suite) and catering services which can equally be used or accessed by the local
72
community in the locality .



Applications for new parks/complexes should be required to demonstrate how the site will
be linked into the wider leisure and recreation route network in order to encourage more
sustainable movement to the key asset areas. This could include provision of cycle hire
and clearly identified waymarking for example.
Holiday Parks Subject to Roll-Back Policy:



Where Holiday Parks are subject to roll-back policy, the composition of the re-located
park should provide a balanced mix of accommodation to include both owner and tourer
(self-catering units and touring pitches) orientated offers. This can be secured by
condition if appropriate.

71

In certain instances, ownership can be packaged as an investment proposition that derives an annual income
for the owner through a sub-lease arrangement to ‘tourers’ (e.g. Fractional Ownership).
72

The Holiday Park has a role for attracting visitors/owners and supporting their needs during their stay.
Encouraging developments that also include other activities/facilities is a good way of generating market interest
for the area and creating a sense of uniqueness that will attract visitors intially. Once the vistor is in the area, it is
the role of marketing and promotion to encourage exploration of the wider area.
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Any self-catering and tourer based provision in the existing facility should be retained in
the proposed roll-back site. Again this can be secured through condition.



Development should represent an upgrade in existing provision on a like-for-like basis.
For example, if a lodge is to be constructed to replace an existing static unit for sale, then
it would seem reasonable for the lodge to be for sale also; whereas if the static unit was
available for hire, then the lodge should retain this hire function wherever possible.



Where units for private sale are proposed, any leisure amenities provided through the
Park should be made available to the local community. Applications should be required
to demonstrate how the site will be linked into the wider leisure and recreation route
network in order to encourage more sustainable movement and exploration of the wider
area. This could include provision of cycle hire and clearly identified waymarking for
example.

9.43

This approach seeks to ensure the ongoing diversification of tourism accommodation stock in
East Riding. It is intended to be flexible enough to allow operators to respond to market
demand for second home and holiday home properties (and the advantages that this can
have, especially in terms of repeat regular visits and encouraging use by friends and
relatives); but also seeks to ensure that these developments are not built at the expense of
other accommodation types and thus result in a reduction in stock levels. This approach is
needed to ensure that the wider economic benefits that can be derived through tourism are
realised year-on-year by encouraging a greater number of visits from tourers.

9.44

Finally, given recent developments, it will be also be important to monitor the outcome of the
on-going legal challenge of the St Ives Neighbourhood Plan in relation to second homes, and
any subsequent government responses to the decision, which may be released in the future.
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10. OVERALL CONCLUSIONS AND RECOMMENDATIONS
10

This section of the report draws together the overall study findings, conclusions and
recommendations from both a tourism and planning perspective.

10.1

Similar to the approach adopted in the workshops, the following Strengths, Weaknesses,
Opportunities and Threats (SWOT) analysis provides a means of drawing together issues
which are both internal (strengths and weaknesses) and external (opportunities and threats).
This provides a focus for the overall conclusions and key recommendations.

SWOT ANALYSIS
Strengths


Strong accommodation sector overall, with over 71,200 bedspaces across East Riding.



Significant clustering of accommodation along the coastal zone, especially associated
with Bridlington, as East Riding’s premier resort.



The accommodation sector is growing and diversifying into new areas, with some of the
key gaps identified in 2009 having been addressed – i.e. a new hotel for Beverley,
glamping provision associated with The Wolds, general improvements to quality.



East Riding has a growing destination profile, with the coastal zone now accompanied by
greater recognition of The Wolds as a countryside destination and Beverley as a
heritage/market town destination. The M62/A63 corridor has a distinct interrelationship
with Hull, whilst the Vale of York also has an association with York.



The area has a growing events and festivals profile; with The Spa presenting a prominent
venue with high profile acts; Beverley’s Christmas, Food, Folk, and Early Music Festivals;
and the new ‘Lit Up’ Literature Festival that starts in 2016 and combines the Beverley
Literature Festival and Bridlington Poetry Festival.



The number of overnight stays to East Riding has increased, and the sector believes that
the visitor economy is getting stronger.



There is recognition in both strategy and newly adopted land use policy that tourism has a
critical role to play in the future economic growth of different parts of East Riding.



The newly adopted Local Plan Strategy provides a positive framework for tourism
accommodation development, which can now be built on by the preparation and adoption
of a SPD.

Weaknesses

AECOM



A significant proportion of accommodation is privately owned, in the form of static
caravans and lodges available on Holiday Parks. This has implications in terms of the
types and behaviours of overnight visitors.



There is significant clustering of accommodation within and around Bridlington, with other
areas – particularly The Wolds and the Vale of York – having limited bedstock.
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Gaps remain in accommodation provision. In particular, Bridlington is still lacking a large73
scale hotel ; the Holderness Coast lacks commercial accommodation to support short
breaks and holidays; the Wolds has very few bedspaces, which hinders the prospect of
overnight stays.



Awareness of some of the TCAs – Beverley, The Wolds, Vale of York – remains low.



Seasonality remains a key challenge for accommodation businesses. The closing of key
attractions over the winter period exacerbates this situation.



The existing guidance note on tourism accommodation is not widely used, nor are the
TCAs applied in informing planning decisions.



There are limited alternatives to the use of holiday occupancy conditions to control
residential occupation.

Opportunities


East Riding has six distinctive TCAs, each with a clear tourism orientation and offer,
including coastal tourism, countryside tourism, urban tourism and business tourism.



All of the TCAs have growth potential in terms of tourism, with accommodation likely to be
a key facilitator:


Bridlington – a new large-scale hotel (e.g. Premier Inn) and potentially a
boutique hotel, plus improvements to existing quality and amenities as well
as regeneration programmes outlined in the Area Action Plan;



Holderness Coast – combined accommodation and activity developments,
associated with certain key themes – e.g. wildlife watching, watersports,
‘learn to’ experiences;



Beverley – potentially a boutique hotel and touring provision, ideally linking
Beverley to The Wolds;



The Wolds – a range of accommodation options, from remote high-end hotels
and inns, through to glamping, pods and wild camping along distance trails;



Vale of York – range of accommodation options, from golf resorts through to
4/5-star individual self-catering units;



The South West – continuing growth in the hotel sector, particularly targeting
the business sector.



New accommodation has the capacity to target new markets for East Riding – i.e. activity
enthusiasts, youth groups, special interests, health and wellness/indulgence and
relaxation, etc.



There are also opportunities to strengthen the attractions, assets and activities sector to
promote unique experiences and more out-of-season visits – i.e. walking trails, cycling
trails, wildlife watching, heritage attractions, water sports activities,and outdoor education

73

This is to be addressed through the Premier Inn, although there could also be scope for a larger
independent/boutique style/higher-end hotel
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and to build upon the growing reputation of the festivals and events programme across
East Riding to support accommodation providers, particularly maximising opportunities
from Hull’s City of Culture legacy.


Through the LEP ERYC is seeking to improve east-west transport connections which
could provide an opportunity to open up accessibility to rural areas for tourism, not just
the coast.



Changes in the confidence of UK consumers, accompanied by uncertainty surrounding
the implications of the Brexit vote and general economic conditions, which could realise a
rise in domestic holidays.



The preparation of the Tourism Accommodation SPD provides an opportunity to update
existing guidance and promote its further use.



s106 agreements are a tool that could be used more widely to prevent abuses of holiday
occupancy conditions.

Threats


Continuing closures in small serviced accommodation, which could quickly erode
serviced accommodation capacity of East Riding – especially in Bridlington.



Holiday Park accommodation development for ownership not being mirrored by
developments in other forms of accommodation.



The need for investment in key visitor infrastructure and attractions, particularly in
Hornsea and Withernsea, including public realm improvements to address the decline in
popularity of these coastal resorts, and the limited funding likely to be available to
address this, wwhich will impact upon the overall aesthetics of the destination and the
relevance of its facilities and services to changing audiences.



Limited access to funding to help support new and small-scale enterprises develop new
and improve existing facilities.



On-going abuse of holiday occupancy conditions has an impact on reputation and image,
as well as on the resources of ERYC.

OVERALL CONCLUSIONS
A Tourism Perspective
10.2

The accommodation sector in East Riding appears to be in a healthy position. There are over
71,000 bedspaces being provided by nearly 550 businesses. There is a mix of
accommodation, from substantial Holiday Parks and large hotels through to small B&B’s,
Guest Houses and Inns, self-catering properties and touring parks.

10.3

Fundamentally, there is a sense of confidence and optimism in the sector, with most
businesses surveyed indicating that they believe tourism to be a growth sector for East
Riding. This is no doubt being fuelled by Hull’s hosting of the UK City of Culture in 2017, key
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events such as the Tour de Yorkshire and the recognition that tourism forms a key part of
both the regeneration of the Holderness Coast and the future prosperity of The Wolds.
10.4

This optimism will act as a catalyst for further expansion and improvement of the
accommodation sector. This is already being witnessed in Beverley, which has a recently
opened Premier Inn and Bridlington which is a target town for a Premier Inn; the recent
developments in glamping in and around The Wolds; and the change of ownership of the
Queen Elizabeth Hotel to a Hallmark Hotel.

10.5

The key challenges associated with the accommodation sector – namely the dominance of
Holiday Parks and the significant clustering around Bridlington – are being addressed.
However, it needs to be accepted that this will take time. Concerns over seasonality are
understandable, but there appear to be continuing efforts by key stakeholders to deliver
actions that will encourage more out-of-season visits. Greater co-ordination between the
area’s nature reserves through the Yorkshire Nature Triangle is one such initiative, whilst The
Spa’s events programme is presenting flagship acts in the off-peak periods. Similarly, David
Hockney’s artistic interpretations of The Wolds and the Tour de Yorkshire which travelled
through parts of East Riding in 2016 are all designed to raise the profile of East Riding and its
key assets and attractions to a wider audience.

10.6

Second home/holiday home complexes form an important part of the visitor accommodation
profile for East Riding, and some ‘tourism’ merits can be derived from the ownership that they
offer, particularly in driving repeat visits. However this does need to be considered against the
more limiting spend behaviours of owners, and the implications this can have in the wider
visitor economy. In order to maximise the benefits of both visitor elements, a suitable balance
and mix of accommodation needs to be available. Evidence from the accommodation audit
suggests that this mix is being achieved overall in East Riding, but also that there are still
opportunities for commercial forms of accommodation. It will be important to ensure that these
opportunities are also promoted and pursued.

10.7

As identified in Chapter 5 and Appendix D, there remain opportunities to develop and promote
new tourism accommodation within each of the TCAs of East Riding. For some TCAs –
principally The Wolds, the Vale of York and Holderness Coast – delivering new
accommodation will be a fundamental part of realising the visitor potential, and in converting
day visitors to overnight visitors. Part of this process will need to be ensuring that
accommodation development either supports, or is in itself a driver, of visits. Therefore,
matching accommodation to experiences, attractions, activities or themes needs to be part of
the development and decision-making process.

10.8

In addition, applications for new tourism accommodation in countryside locations will need to
demonstrate that they have a clear functional need to be located there (for example to tap into
nature conservation, walking or cycling tourism markets), and existing buildings are to be reused where possible. The England Coastal Path for example, may require accommodation in
the countryside to support the long distance walking market. This may outweigh national
guidance with respect to ensuring that developments that generate significant movement are
located where the need to travel will be minimised and the use of sustainable transport modes
can be maximised. This is recognised in para 28 and 34 of the NPPF.

A Planning Perspective
10.9

AECOM

From a planning perspective, the picture is more mixed. Growing business confidence is
reflected in the growing number of pre-application enquiries, planning applications and
permissions; however there are still situations where approved development is slow in coming
forward, predominantly for economic reasons. Whilst there will always be complaints that the
planning system is complicated, time consuming and not sufficiently transparent, as far as
major applications are concerned, planning does not appear to be a significant hurdle, with
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most agents in agreement that the new chargeable pre-application advice service is a
significant improvement to the local planning process.
10.10

Awareness and use of the existing Guidance Note is very limited, but there is an opportunity
to change this through revision of the note and further additions to address a range of diverse
but important issues including site management best practice and compliance, business
planning and rural diversification.

10.11

Use of planning controls to restrict residential occupation of tourism accommodation is a
difficult and rather entrenched planning problem, with little evidence of new or innovative
solutions elsewhere. Inspectors have tended to adopt an approach that such conditions
should be able to be monitored and enforced, and more restrictive regimes are inappropriate.

10.12

Therefore, efforts to raise awareness and provide guidance, including through widely
accessible on-line guidance including a published SPD, remains an important objective. The
recently adopted Local Plan Strategy provides the important ‘hook’ for updating and adopting
supplementary guidance. Alongside the SPD, a development management tool that could be
adopted on a more routine basis, is the use of s106 agreements. Following the approach
adopted by the Cotswold District Council, these can require applicants to provide
documentation at the point of sale to prospective buyers, that units are to be used for holiday
purposes only, and how this will be applied and should be complied with.
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RECOMMENDATIONS
Developing the tourism sector:


The visitor market in the UK is open to new and different types of destination and in order to
maximise this opportunity, East Riding must present a distinct offer. An aging population,
changing family dynamics, more active lifestyles, and the increasing use of technology should be
important considerations in developing/reviewing tourism strategy.



Active management of third party website content should be conducted, to ensure destinationbased perceptions are enhanced to present a better picture of the destinations and the things to
do and see across East Riding.



From a tourism development perspective, any application for tourism accommodation
development, whether extensions or modifications to existing premises or through a new build,
74
should demonstrate that it will deliver good quality accommodation (in-line with the Key Tourism
Requirements in Table 6 of Policy EC2), can enhance the uniqueness of the local character, and
will seek to engage new visitor audiences.



Business planning and market research advice should be sought to ensure a sound business
case (i.e. there is evidence of local demand/a functional need to be situated in the particular
location, viability and long term sustainability) is established before a planning application is
submitted. This should be stressed through the SPD even if it is not something strictly related to
planning.



As the needs and demands for accommodation can vary through time the land use planning
process should be sufficiently flexible to accommodate new innovations and changes in market
demand and supply. This is particularly important where other developments (e.g. a new major
attraction or amenity) could support or provide a catalyst for the accommodation sector to grow.



The TCA approach as a means of sub-dividing East Riding should be retained, as this continues
to be the best mechanism for both acknowledging and seeking to address the diverse range of
tourism accommodation challenges, opportunities and geographies across the area. The TCA
approach provides for a better understanding of visitors, their preferences and behaviours, and
how to encourage more overnight stays by visitor type.



Since the 2009 Study was published, there has been growth in ‘touring’ provision, although not as
strong as the growth in the number of ‘owned units’ (when comparing the number of additional
bedspaces) (see Chapter 5: Accommodation Audit, Table 5.2). Our recommendation remains
that a balance should be maintained.



Further developments in the second home/holiday home sector should continue to form part of a
balanced strategy for increasing and improving the overall accommodation sector of the area,
including touring provision.



Where future second home/holiday home development (including static unit provision)
applications are being considered, applications should be reviewed against the following
principles (as set out in the 209 Study and set out in more detail in Chapter 9 above):

74

Accommodation quality is linked to Quality Grading schemes (AA, VE). It is possible to broadly judge quality
based upon the proposed rating associated with the accommodation (e.g. is it proposed to be a 3/4/5-star
hotel/self-catering unit/touring park/holiday park).
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Ensuring that second/holiday homes for private ownership are not constructed at the expense of
other forms of provision (e.g. touring pitches being replaced by static units for ownership on
Holiday Parks).



Recognising the market pressure for holiday homes for private ownership but that on a strategic
cumulative basis, this will have long-term negative implications for the tourism economy and thus
there is a need to monitor planning applications over time, to determine whether further policy
intervention will be required in the future.



Encouraging and promoting more holiday letting and sub-letting within existing Holiday Parks, in
recognition that opportunities for more commercial forms of accommodation should continue to be
pursued.



In TCAs where this study has identified a shortage of tourism accommodation available for short
term let, proposals for new development or extensions to existing developments should be
required to include a percentage of self-catering lettings within the unit tenure mix.



Greater linkages – through public transport, walking and cycling trails – should be made between
Holiday Parks and the nearest town or village with appropriate services. Where appropriate,
improvements could be required as part of new or extended development. Where units for private
sale are proposed, any leisure amenities provided through the Park should be made available to
the local resident community. This is to ensure the on-going appeal and marketability of the
destination, as well as seeking to avoid the perception of ‘gated development’ from the resident
community.



The strategic development of the ‘Festivals and Events’ programme should continue to be
encouraged and considered a priority. The timing of events and festivals should be continuously
reviewed, to reduce market competition and to spread the positive impacts – namely to provide an
injection of visitors at less busy times that can utilise any spare capacity (i.e. accommodation
occupancy). Working with other areas (e.g. Hull and York) to also utilise accommodation capacity
within East Riding to support their large-scale events and festivals programmes should also be
considered.



To address the issue of transport and access for the benefit of tourism areas, park and ride
schemes, themed ‘hopper’ services, and integrating leisure trails to visitor hubs are initiatives that
should be explored to help alleviate some of the pressure created by visitor numbers at peak
periods. The viability of these schemes will need to be tested on their own merits. The
opportunity to improve east-west transport connections through the LEP and open up alternative
markets in the rural areas is an example of this which is already being explored..Continue the
approach of undertaking a periodic review of the strength of the sector (i.e. a further refresh of this
study in the future) – adopting the Wise Growth’ principles in the VisitEngland guidance.



The key recommendations for each TCA as set out in Chapter 5 and repeated below, should
inform future development of strategy and policy.

Key Recommendations – East Coast - Bridlington
10.13

AECOM

The overall development principles for tourism identified for East Coast – Bridlington remain
to encourage diversification in order to broaden the market horizons and encourage more offpeak visits. As observed above, part of this strategy could include creating greater thematic
linkages between the town and The Wolds. This is reflected in the following recommendations
for the area:
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Retain the East Coast – Bridlington TCA, recognising the importance of the resort for the
whole of the visitor economy within East Riding. However, look to maximise the visitor
amenities – particularly accommodation – by supporting other TCAs, particularly The Wolds.



Encourage further refurbishment and upgrades to improve the quality of all types of
accommodation.



Encourage expansion of existing operations to include new rooms and/or amenities for
patrons, e.g. facilities for activity enthusiasts such as storage, outdoor showers, and drying
rooms.



Encourage high quality “Restaurants-with-Rooms” and boutique-style B&Bs and Guest
Houses.



Bring to fruition the planned branded Hotel development and continue to work with potential
key operators to deliver an additional new large-scale (60+rooms), quality/branded hotel,
potentially associated with the planned Bridlington Marina.



Encourage investment in amenities associated with Holiday Parks, including more touring
provision, improving children’s play/leisure amenities, making the sites greener (e.g.
renewable energy schemes), and creating novel/unique experiences e.g. offering kite
surfing/watersports lessons. Investment will continue to be needed to ensure that the holiday
parks are able to attract owners (and visitors in certain instances). The competition across
the UK is strong and with the 10-15-year renewals policy and potential to ‘sell’ caravans, it is
important that the holiday parks in East Riding continue to present attract propositions.



Monitor net gains/losses in smaller accommodation enterprises and owned accommodation to
ensure a good balance of accommodation types is retained and/or improved.

AECOM

Project No. 60477842

Page 109

Key Recommendations – East Coast – North/South Holderness
10.14

The recommendations identified 2009 for the North/South Holderness Coast remain largely
relevant, with limited progress having been made in the interim on creating new
accommodation or developing tourism themes in this area. The one area that is looking likely
to progress and create opportunities is green energy technologies through the Green Port
Hull development.

10.15

The following recommendations reflect this position:



Retain the TCA to reflect the challenging development and regeneration issues faced within
this area, and as a means of targeting new initiatives designed to attract overnight stays (e.g.
Green Port Hull).



Encourage the development of new commercial accommodation, particularly smaller-scale
serviced, self-catering and hostel provision. Any new developments should be part of, or
linked to development in attractions, activities and experiences. Themes to consider include
Wildlife, Arts and Crafts, Watersport Activities, Equestrian Tourism, and Outdoor Education.



Encourage investment in amenities associated with Holiday Parks, including adding touring
provision, improving children’s play/leisure amenities, making the sites greener (e.g.
renewable energy schemes), and creating novel/unique experiences – e.g. offering kite
surfing/watersports lessons.



Ensure linkages between the Holiday Parks and the local towns are clear, with key
attractions, amenities and assets within the wider area being consistently
highlighted/signposted.



Encourage more holiday letting and sub-letting within existing Holiday Parks within the TCA
and discourage further developments in owned accommodation. Further research would be
needed to determine whether policy responses will be required in the future to address the
issue of second home ownership.

Key Recommendations – Beverley and its Hinterlands
10.16

Good progress has been made in developing Beverley as a market town destination suitable
for overnight visitors in terms of accommodation and attractors (i.e. festivals and events
programme) since 2009. The next stage of the destination development is to seek to
maximise the value of Premier Inn and potentially look to add more higher-end
accommodation. A combined initiative to position Beverley as a Gateway to the Wolds could
also lead to new accommodation development opportunities within or adjacent to the town.

10.17

It is envisaged that the Beverley TCA will need to focus on the following in terms of future
accommodation development:



Retain the TCA to reflect the opportunity to target urban tourism in East Riding through
Beverley, but also explore opportunities to strengthen the relationship with The Wolds through
a ‘gateway’ status.



Maximise the leisure and business potential of the Premier Inn and the national audience that
this development/brand will provide.
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Encourage expansion of existing operations in the rural parts to include new rooms and/or
amenities for patrons, e.g. facilities for activity enthusiast such as storage, outdoor showers,
and drying rooms.



Encouraging high quality “Restaurants-with-Rooms” and/or a high-end boutique hotel.



Explore the potential of additional camping and caravan touring parks in outlying areas,
particularly where it is possible to create linkages between Beverley and The Wolds.

Key Recommendations – The Yorkshire Wolds
10.18

There have clearly been improvements to the overall offer and to the marketing and
promotion of The Wolds since 2009, and this has supported some small-scale
accommodation development in appropriate forms of type (e.g. glamping and touring).
However, the accommodation provision remains at a low level, which is inhibiting the overall
economic impact of visitors.

10.19

The 2009 recommended using the market towns of Pocklington and Market Weighton as
gateways to the area, however this is equally applicable to Beverley and Bridlington which
actually have better accommodation availability and a wider range of support services (i.e.
attractions, catering, retail and evening entertainment.

10.20

Overall, The Wolds still has significant tourism potential, but this potential will only be realised
through the availability of accommodation. This should be new accommodation development
within the TCA of appropriate scale and level, but it should also include looking to utilise
existing capacity in neighbouring TCAs. This is reflected in the key action points for the TCA:



Encourage existing businesses in Bridlington and Beverley to present opportunities for
exploring the rural character of The Wolds as a selling point for their establishments.



This will need to be accompanied by a clear marketing campaign to position these areas – as
well as Market Weighton and Pocklington – to act as gateways to The Wolds.



This could also lead to requests for expansion of existing operations to include new rooms
and/or amenities for patrons, e.g. facilities for activity enthusiast such as storage, outdoor
showers, drying rooms.



Encourage more camping and caravan touring parks, glamping, and self-catering units across
The Wolds. This could be achieved through farm diversification schemes.



Maximise the opportunities presented by long distance trails by ensuring appropriate
accommodation is located along the trails at key stopping points. Consideration should also
be given to other “needs’ of users such as wash/drying rooms, secure storage for bikes,
luggage forwarding, etc.
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Key Recommendations – The Vale of York
10.21

Although accommodation developments have materialised since 2009, most of these were in
the process of being developed at the time of the 2009 report. The popularity of York, and the
prospect of combining this with day trips to other destinations nearby could be a significant
factor in further interest in accommodation development in this area.

10.22

The Vale of York recommendations are more limited for this TCA and are defined as follows:



Explore the potential for a range of accommodation options to support York, The Wolds and
potential Howardian Hills AONB.



Monitor the demand for further Holiday Park complexes in the area to ensure that levels
remain sustainable.

Key Recommendations – South West and M62/A63 Corridor
10.23

The commentary from 2009 remain pertinent to the situation of South West Corridor, with the
association with Hull becoming increasingly pertinent as the city heads into its City of Culture
year-long programme.

10.24

As such, recommendations for this area are limited to the following:



Continue to explore opportunities to develop hotels – and other serviced accommodation –
along the M62/A63 corridor as a means of supporting Hull as a city destination for business
and leisure purposes. This should take into account the town-centre first approach to such
uses.



Continue to support the integration of wildlife, leisure activity and heritage opportunities into
the wider offer of East Riding (as recommended by the 2009 Study).

Planning Policy and guidance:


Given the documented issues with compliance with holiday occupancy conditions in the district,
recent appeal decisions and our review of approaches elsewhere, we consider that ERYC should
continue to use and apply the holiday occupancy conditions. Given the significant consequences
for a wide range of Council services if abuse of the system persist, the Council should seek to
identify sufficient resources to undertake routine enforcement and monitoring of Holiday Park
sites on a rolling basis.



In addition, the Council should investigate development of an electronic Data Protection compliant
system whereby operators submit a list of owners and evidence of their primary residence for
cross-referencing and checking by the Council. If elements of this checking process could be
automated, this would save considerable time and resources.



There are a number of alternative regulatory powers which the Council could invoke against
malpractice at the point of sale of holiday site units – including through Trading Standards and the
new Consumer Rights Act 2015. The Council should investigate alternative preventative
mechanisms outside of the planning regime. This includes greater promotion of business
planning advice to identify earlier on, those proposals which may have inappropriate motives.

AECOM

Project No. 60477842

Page 112



Where applicable, the Council should seek to use its powers under the Localism Act 2011 to
pursue enforcement action where the breach of holiday occupancy conditions has been
deliberately concealed.



Where s73 applications are received to remove restrictive seasonal conditions from ‘older style’
permissions, the opportunity should be taken to ensure that monitoring conditions are inserted to
ensure better enforceability of the revised restriction.



The Council should consider adopting more widespread use of s106 agreements to tie applicants
into providing evidence at the point of sale, that units are to be used for holiday purposes only,
and how this will be applied and should be complied with. Monitoring of compliance with the 106
agreement would be the responsibility of the enforcement and monitoring function of the Council.



Where applications for new, extended or relocated tourism accommodation applications are being
considered, the principles set out in detail in Chapter 9 (and above) should be applied – namely
seeking to retain existing or provide an element of new touring provision, seeking a diverse mix of
provision, and requiring developments to provide linkages into the wider community. These
should be secured through condition where appropriate.



The Guidance Note content should be retained, but updated as appropriate to reflect the current
planning context and adopted as a SPD. Additional guidance should be provided with respect to
external sources of information/support on business planning, farm diversification and good site
management and sales practices – to encourage compliance with holiday occupancy conditions.



Guidance in the SPD should focus on how to assess cumulative impacts with respect to impacts
on the character of the countryside (e.g. landscape and amenity) and on local highways and
sustainable transport considerations, and how to demonstrate a ‘functional need’ to be located in
a rural or coastal location. It should also direct applicants to engage early on with local
communities in order to identify potential local impacts and how these can be addressed through
the proposals. This should include demonstrating the economic development potential of a
proposal, not just in terms of new or sustained jobs, but also in terms of the on-going viability of
local services and amenities, particularly in rural areas.



The guidance should stress the importance of establishing a sound business case well before
engaging with the planning process.



The Council should provide guidance on the Prior Approval process for conversion of redundant
farm buildings. The Council should either prepare its own guidance (which could be included in
the SPD), or lobby for additional guidance at the national level.



To increase use of the Guidance Note, once adopted as an SPD, it should be promoted to
Council staff determining applications, to agents and applicants, for example through the formal
pre-application charging service and to other services within the Council who deal with
enforcement or tourism promotion – such as Trading Standards, Monitoring and Enforcement,
Rural and Economic Development officers. It would also be useful to have an awareness raising
campaign at the point of adoption to target destination promotion organisations such as VHEY,
industry and trade organisation representatives (e.g. the Caravan Council), planning agents and
site operators. To increase visibility, the SPD should be available to download from a variety of
sources on the ERYC website, not just via the planning pages but also via other services pages,
as well as from third party websites such as VHEY.



ERYC should continue to monitor appeal decisions, guidance and statements issued by
government, particularly in relation to the current legal challenge to the St Ives Neighbourhood
Plan regarding policy control of second homes, and with respect to the prior approvals process for
redundant farm buildings. The Council should also monitor other initiatives such as additional
Stamp Duty, Council Tax premiums or specified occupancy conditions on new homes in other
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parts of the Country to see whether this has the desired effect in curbing interest in second
homes.


Further research would be needed to determine whether policy responses will be required in the
future to address second home ownership. A watching brief should be held on the need for such
research (in light of policy and legal developments at the national level, and the results of
monitoring of the split between new proposals for owned accommodation versus short term let).



The Council should continue to monitor the number and types of applications that come forward
for tourism accommodation developments (whether new applications or changes of use) against
the updated recommendations for each TCA.



The Council should continue the positive approach of a periodic review of the strength of the
tourism accommodation sector (i.e. a further refresh of this study in the future) – adopting the
Wise Growth’ principles in the VisitEngland guidance. This would inform on-going review of the
appropriateness of tourism policies in the Adopted Local Plan, with Authority Monitoring Reports
providing an annual analysis on progress.
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APPENDICES – PLEASE SEE SEPARATE DOCUMENT
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