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EXECUTIVE SUMMARY
___________________________________________________________________________
The Purpose Of The Study
•

The Lewes District Hotel & Visitor Accommodation Futures Study has been
commissioned by Lewes District Council and Tourism South East to provide an
objective assessment of the potential for the future development of hotels,
guesthouses and other forms of serviced accommodation in Lewes District. The study
is one of a series of similar studies that Hotel Solutions has undertaken in 2008/09 for
neighbouring local authorities in East Sussex (Wealden, Rother and Eastbourne) and
updates the West Kent and East Sussex Accommodation Retention Study undertaken
in November 2004 by Tourism Solutions (now part of Hotel Solutions). The Wealden and
Rother studies also included in depth research to assess the potential for the
development of other forms of non-serviced accommodation (self-catering, touring
caravan and camping sites, holiday parks, group and youth accommodation) in
these districts. The budget for the Lewes District study only allowed for research to
assess the potential for serviced accommodation development in the District. The
findings of the Wealden and Rother studies have however been used to draw some
conclusions about the possible scope for the development of these other forms of
non-serviced accommodation in Lewes District.

•

The purpose of the study is to inform the preparation of the Local Development
Framework regarding planning policies for the development of the hotel and visitor
accommodation sector in the District. The study will also help to support development
control functions in assessing hotel and visitor accommodation planning applications
and inform other actions required by the public sector partners to support the
development of the hotel and visitor accommodation sector in the District.
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The Potential For Visitor Accommodation Development

•

The Lewes Hotel & Visitor Accommodation Futures Study identifies market potential
the following accommodation developments in the District (subject to all other
material planning considerations):

Hotels
o

The expansion and development of existing hotels in terms of additional
bedrooms and leisure, spa, conference and banqueting facilities;

o

New boutique hotels in Lewes town;

o

New country house hotels;

o

New spa hotels;

o

New golf resorts;

o

The development of hotel accommodation linked to wedding and
conference venues, including visitor attractions that cater for these markets;

o

New budget hotels in Newhaven and in Lewes town or on the A27.

Pub Accommodation
o

The upgrading and/or expansion of existing pub accommodation operations:

o

The development of new pub accommodation operations through the
development of guest bedrooms within and/or adjacent to pubs.

Guesthouses and B&Bs
o

The upgrading and/or expansion of existing guesthouses and B&Bs;

o

The establishment and development of new guesthouses and B&Bs.

Hotel Solutions
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•

The research undertaken for Rother and Wealden Districts suggests possible market
potential for the development of the following other types of visitor accommodation
in Lewes District:

Self-Catering Accommodation
o

The conversion of barns and other redundant agricultural buildings to selfcatering accommodation, in terms of both individual units and holiday
cottage complexes;

o

The development of purpose-built holiday lodges, chalets and log cabins,
again both as individual units and in small complexes (subject to meeting
environmental impact considerations);

o

The expansion and development of existing holiday cottage complexes in
terms of the development of additional units and central leisure facilities and
other amenities.

o

The development of lodges and holiday cottages linked to outdoor activities
such as golf, fishing and horse-riding.

Touring Caravan and Camping Sites
o

The expansion, development and upgrading of existing touring caravan and
camping sites;

o

Extended opening of touring caravan and camping sites, possibly to yearround operation;

o

The use of touring pitches for seasonal tourers;

o

The development of new touring caravan and camping sites;

o

The development of new luxury camping accommodation products, such as
camping pods, yurts and tipis.

Holiday Parks
o

The expansion, development and upgrading of existing holiday parks;

o

Extending the opening of holiday parks, possibly to year-round operation

o

The development of new holiday lodge parks.

Hotel Solutions
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Group and Youth Accommodation

•

o

New youth hostels;

o

Residential activity centres;

o

Camping/ bunkhouse barns;

o

Residential training/conference/ management centres.

These accommodation development opportunities represent a mixture of new-build
developments, conversions and development of existing buildings and upgrading
and re-positioning of existing hotel and visitor accommodation establishments. Given
the sensitivity of much of the rural landscape in the District, and AONB designation, it
will clearly be important that hotel and visitor accommodation development projects
integrate well with the rural and coastal environment and help support rather than
damage the special qualities that make this area of such appeal. Quality is central to
this, across the range of accommodation types. Many of the visitor accommodation
development opportunities that the study identifies potential for present the
opportunity for low impact, sustainable development, as well as the potential to bring
economic and social benefits to local communities and businesses and aid farm
diversification.

•

The strongest opportunities for new accommodation development in the District are
likely to be in and around Lewes town and the rural parts of the District. The expected
National Park designation for the South Downs is likely to result in increased demand
for visitor accommodation in this part of the District, although the current policies of
the South Downs Joint Committee are likely to restrict the opportunities here to lowkey accommodation provision and the re-use of redundant farm buildings. The study
suggests less potential for new accommodation development in Seaford,
Peacehaven and Newhaven, other than possibly further budget hotel development
in Newhaven, for which there was developer interest. The priority here is more to do
with encouraging the upgrading of existing guesthouses and holiday parks. There is
interest in Lewes town from budget hotel developers in both the town centre and sites
on the approaches into the town/A27. Other hotel development interest is likely to
come from independent/regional operators and local entrepreneurs rather than the
major national brands.

Hotel Solutions
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Requirements for Accommodation Retention
•

The Hotel & Visitor Accommodation Futures Study suggests that there is a case for
seeking to resist the change of use of hotels, good quality pub accommodation
establishments and guesthouses in Lewes town and the rural parts of the District. There
may also be a case for continuing to resist the loss of further guesthouses and pub
accommodation establishments in Seaford, Newhaven and Peacehaven although
the demand for such accommodation in these parts of the District is not particularly
strong or likely to grow and additional budget hotel development in Newhaven could
further erode the market for guesthouses and pub accommodation businesses here.
Some flexibility may therefore be needed here to allow establishments that are no
longer viable to exit the market.

•

There is no need to apply a retention policy to small guesthouses and B&Bs, given that
there will always be a churn factor in this sector of the accommodation market as
people enter and exit the sector pre- retirement.

•

The study suggests that there is a case for seeking to resist the change of use of nonserviced accommodation businesses in the District, given that such businesses could
come under pressure for residential use (which could be contrary to other planning
policies) and that there are limited opportunities in the District for replacing some
forms of non-serviced accommodation, such as touring caravan and camping sites
and holiday parks.

Hotel Solutions
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The Planning Response
•

In planning policy terms, all of the above forms of visitor accommodation should be
encouraged and supported as far as possible, subject of course to other planning
requirements in terms of scale, environmental impact, access, traffic and seasonal
and holiday occupation.

•

In moving forward with the development of strategies and policies for hotel and visitor
accommodation development in the District as part of the LDF process, the study
recommends that the District Council should put in place policies that:

o

Plan for accommodation growth – recognising the market opportunities for
hotel and visitor accommodation development and the significant economic
benefits to be gained from the continued expansion of the District’s hotel and
visitor accommodation sector.

o

Reflect good practice and strategic guidance – at national and regional
level.

o

Establish locational strategies that reflect market reality – recognising that the
strongest opportunities for hotel and visitor accommodation development are
likely to be in and around Lewes town and in the rural parts of the District, and
that there is likely to be less potential for hotel and visitor accommodation
development in Seaford, Newhaven and Peacehaven.

o

Reflect modern holiday-taking patterns and the operational needs of visitor
accommodation businesses in determining occupancy conditions –
particularly in terms of allowing accommodation businesses to extend their
operating season and attract new markets;

o

Clearly set out the criteria to be used for assessing change of use applications
for hotels and visitor accommodation businesses, and the evidence that
applicants are required to provide.

o

Provide for new accommodation in the countryside as well as extensions and
conversions.

o

Allow for emerging and innovative tourist accommodation offers.

o

Provide for the staff accommodation needs of hotels and visitor
accommodation businesses.

Hotel Solutions
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•

If tourism is seriously on Lewes District Council’s agenda – and we believe it has
significant benefits to offer the District – then tourism and hotel and visitor
accommodation development must feature strongly in the LDF. This would be in line
with the national Good Practice Guide, which advocates that local authorities should
dedicate part of their development plan to tourism development. Ideally the District
Council should articulate a clear vision and strategy for the future development of
tourism in the District that will provide the context and rationale for hotel and visitor
accommodation development policies.

Supporting the Sector
•

In addition to creating a positive planning framework for tourist accommodation
development, there are other actions that Lewes District Council and its partners can
undertake to support the development of the hotel and visitor accommodation
sector in the District (subject to budgetary and staff resources), including:

o

Increased and improved marketing of the District to the domestic leisure break
and overseas tourist markets;

o

Business support for new entrants to the accommodation sector, including
training seminars, information packs and possibly grant aid;

o

Pro-active promotion of accommodation development opportunities via local
PR, business support agencies, mailshots, accommodation development
workshops, and proactive marketing of hotel development sites and
opportunities, including uploading information about the District onto TSE’s
regional hotel investment website;

o

Developing the tourism product of the District to create new reasons to visit
and return, in terms of visitor attractions, the activity tourism product and
events development.

Hotel Solutions
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Monitoring and Review
•

The Hotel & Visitor Accommodation Futures Study provides a snapshot in time of
sector performance and potential. On-going monitoring of how the sector is
developing and performing will be important to establish future priorities. This should
include regularly updating of the supply database, monitoring of planning
applications and periodic surveys of hotel and visitor accommodation performance
in the District.

Moving Forward - Next Steps
•

In moving forward with regard to disseminating and acting on the study findings, the
next steps are identified as :

o

Using the study findings to inform the development of relevant LDF documents;

o

Using the study to inform planning decisions on hotel and visitor
accommodation applications in the interim, ahead of the LDF coming into
force;

o

Deciding whether and how best to act on the study’s recommendations for
more proactive support for the development of the hotel and visitor
accommodation sector in the District, depending on budgetary and staff
resources and in the context of a more clearly articulated tourism vision and
strategy for the District.

o

Deciding whether and how best to release the study findings into the public
domain and disseminate them to existing accommodation providers in the
District and those that may consider accommodation development projects
in the future.

Hotel Solutions
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1.

INTRODUCTION

1.1

Background to the Study

•

The Lewes District Hotel & Visitor Accommodation Futures Study has been
commissioned by Lewes District Council and Tourism South East to provide an
objective assessment of the potential for the future development of hotel and visitor
accommodation in Lewes District. The study is one of a series of similar studies that
Hotel Solutions has undertaken in 2008/09 for neighbouring local authorities in East
Sussex (Lewes, Rother and Eastbourne) and updates the West Kent and East Sussex
Accommodation Retention Study undertaken in November 2004 by Tourism Solutions
(now part of Hotel Solutions).

•

Lewes District relies on tourism as a major contributor to the local economy. The
District’s geographical location and heritage and countryside product means that it
attracts visitors in its own right and provides infrastructure and services, including
accommodation, for visitors to neighbouring areas and destinations e.g. the South
Downs and Brighton. Lewes District Council promotes the District under the brand of
Enjoy Sussex, in partnership with Wealden, Horsham and Mid Sussex District Councils.
The accommodation sector plays a key role in the delivery and development of
tourism in the District in terms of attracting overnight stays, generating income from
staying visitor spending for many different sectors of the economy and providing
employment and business development opportunities.

Hotel Solutions
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1.2
•

Study Objectives
The objectives of the study are to assess:

o

The current supply of, and demand for hotel, pub and guesthouse/B&B
accommodation in Lewes District;

o

The potential for future growth in demand for these types of accommodation
in the District ;

o

The scope for investment in the serviced accommodation product of the
District in terms of new hotels, guesthouses, B&Bs and pub accommodation
businesses and the expansion, development and upgrading of existing hotels
and serviced accommodation establishments;

o

The scale of the problem in terms of the loss of hotels and guesthouses as a
result of pressure for residential conversion, and an appropriate planning
policy response to this;

o

Key requirements in terms of planning policies to support the continued
development of the hotel, pub accommodation and guesthouse/ B&B sectors
in the District.

•

Specifically the study has sought to:

o

Audit the current supply of hotel, pub and guesthouse/ B&B accommodation
in the District and identify recent changes in terms of new openings,
investment in existing accommodation businesses, recent closures/change of
use and firm proposals for new hotels and accommodation businesses.

o

Assess the current demand for such types of accommodation in the District
and identify gaps in provision by type and standard of accommodation and
location.

o

Assess how the market for hotel, pub and guesthouse/ B&B accommodation in
Lewes might change in the future.

o

Establish the market potential for new hotel and serviced accommodation
development in the District.

o

Identify the types of hotel operators that might be persuaded to invest in the
District (ranging from national brands to niche and regional/local operators)
and gauge their interest in developing hotels in the District.

o

Assess the potential for investment in the development and/or upgrading of
existing hotels, pub accommodation establishments, guesthouses and B&Bs.

Hotel Solutions

2

February 2009

Lewes District Hotel & Visitor Accommodation Futures – Draft Report -Confidential

o

Consider accommodation retention issues and recommend best practice in
terms of protecting hotel and guesthouse accommodation against future
pressure for residential and other conversion.

•

The budget for the study did not allow for a detailed assessment of the potential for
the development of other types of visitor accommodation in terms of:

•

o

Self-catering accommodation

o

Touring caravan and camping sites

o

Holiday parks

o

Group and Youth Accommodation

The research undertaken for Wealden and Rother District Councils alongside the
Lewes District study does however provide some insight into the sort of market
opportunities that there could be for the development of these types of visitor
accommodation in Lewes District. We have therefore drawn on this research to make
some brief observations about such accommodation development opportunities in
the District. The study has not however included the research that was done for
Wealden and Rother to assess national trends in the development of these other
forms of visitor accommodation; the current and planned supply and performance of
these types of accommodation; and developer/ operator interest in development
opportunities in East Sussex. Hotel Solutions would be happy to undertake such
additional work for Lewes District Council if required.

1.3
•

Uses of the Study
The study findings will be used to:

o

Inform the preparation of statutory planning documents for the District (i.e. the
Local

Development

Framework)

regarding

planning

policies

for

the

development of the hotel and visitor accommodation sector.
o

Support development control functions in assessing hotel and visitor
accommodation planning applications.

o

Inform other actions needed by the District Council and its partners to support
the development of the hotel and visitor accommodation sector in the District.

Hotel Solutions
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1.4
•

Scope of the Study
The study focuses on assessing the market potential for the development of hotel,
pub, guesthouse and B&B accommodation in Lewes District and gives broad pointers
for planning policy formulation to support the development of the hotel and serviced
accommodation sector in the District and the retention of existing hotels and
guesthouses, based on national and regional guidance. Our report also includes a
brief commentary of the possible market potential for the development of other types
of visitor accommodation in the District (self-catering, touring caravan and camping
sites, holiday parks and group and youth accommodation) and identifies key issues
that the District Council may need to consider in drawing up planning policies for such
types of accommodation.

•

The budget for the study has not allowed a full assessment of Lewes District Council’s
current and emerging planning policies for hotel and visitor accommodation
development or detailed recommendations on planning policy development for the
sector. Hotel Solutions would be happy to undertake such work for the District Council
if required.

•

The study has not included any work to identify and assess the suitability of potential
hotel and visitor accommodation development sites in Lewes District. Hotel Solutions
would again be happy to undertake such additional work for the District Council if
required.

Hotel Solutions
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1.5
•

Study Methodology
The study has involved the following modules of research and consultation:

o

Telephone and email consultations with the relevant departments of Lewes
District Council (Tourism, Economic Development, Planning and Development
Control).

o

A review of planning issues surrounding accommodation retention, building on
the TSE accommodation retention policy guidance for local authorities and
the 2004 West Kent and East Sussex Accommodation Retention Study,
examining the success or otherwise of current accommodation retention
policies.

o

An audit of current and potential future hotel, pub and guesthouse
accommodation supply in the District, identifying any recent changes in the
last 3 years in terms of new establishments, extensions, upgrading and closures
and

any

firm

proposals

for

new

hotels,

pub

or

guesthouse/B&B

accommodation businesses. The audit has been based on information
provided by the District Council supplemented by our own Internet searches
and site visits to the area. Where discrepancies have been identified
establishments have been contacted by telephone to check information.

o

Interviews with hotel, pub and guesthouse/B&B accommodation managers
and owners in the District to gather performance data on occupancy,
achieved room rate, market mix, levels of denials, market trends, and
development plans. Interviews were conducted through a mix of face-to-face
interviews

with

key

hotels

and

telephone

interviews

guesthouse/B&B accommodation establishments.
guesthouse/B&B

accommodation

businesses

with

pub

and

The hotels, pub and

interviewed

are

listed

at

Appendix 1.

o

A telephone survey of national, regional and local hotel developers/operators
to test developer interest in the District, establish their site and location
requirements and identify any obstacles they face relative to investing in the
District.

Hotel Solutions
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1.6
•

Structure of the Report
The report comprises chapters on hotels, pub accommodation and guesthouses/B&Bs
setting out the key findings and conclusions of the study regarding:

•

o

Current supply, recent changes and planned development;

o

Current performance and markets;

o

Sector development potential;

o

Planning policy issues.

The report also includes a short chapter covering the potential for the development of
other forms of visitor accommodation in the District, drawing on the findings of the
detailed research undertaken for Wealden and Rother District Councils.

•

The final chapter of the report provides a summary of the planning policy
recommendations from the study and identifies other requirements for local authority
intervention and support for the hotel and visitor accommodation sector in the
District.

Hotel Solutions
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2.

HOTELS

2.1. Current Supply
2.1.1. Current Supply of Hotels
•

Lewes District has a limited supply of hotel accommodation currently. Our research
has identified 5 hotels in the District with a total of 189 letting bedrooms. The town of
Lewes has a small 4 star town house hotel (The Shelleys), a 4 star boutique hotel
(Pelham House) and a non-inspected hotel (the White Hart). The only other hotels in
the District are a Premier Inn budget hotel at Newhaven and a small country house
hotel at Newick (Newick Park).

LEWES DISTRICT - HOTELS – JANUARY 2009
Hotel

Standard

No.
Rooms

Lewes
The Shelleys
Pelham House
White Hart

4 star Town House
4 star Boutique
n/a

19
31
53

Budget

70

3 Red star Country House Hotel

16

Newhaven
Premier Inn

Lewes Rural
Newick Park, Newick

•

To the north of the District there are a number of luxury country house hotels and golf
resorts in the Uckfield area – Horsted Place, Buxted Park and the East Sussex National
Golf Resort. Brighton and Eastbourne are major centres of hotel accommodation to
the west and east of the District.

•

In addition to the above hotels in the District, The Dormy House at Seaford Golf Club
has 10 en-suite bedrooms for golfers.

Hotel Solutions
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2.1.2. Recent and Proposed Changes in Hotel Supply
a)

New Hotels

•

The Pelham House boutique hotel opened in Lewes in 2004.

•

Planning permission was granted for a 10-bedroom hotel on the A27 near to Lewes in
2008.

•

As far as we have been able to establish there are no other firm plans currently for
new hotels in the District.

b)

Hotel Extensions and Refurbishment
•

The Premier Inn Newhaven added 30 bedrooms in 2006.

•

The Shelleys has been refurbished in 2007 and 2008 under its new owners.

•

The White Hart has refurbished 30 bedrooms in 2008.

•

Three of the hotels in the District that we spoke to in the course of our research
indicated that they may consider adding bedrooms or developing leisure, spa,
conference or banqueting facilities in the future to enable them to satisfy unmet
demand and/or to cater and compete more effectively for leisure break, wedding
and/or residential conference business.

Hotel Solutions
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d)

Hotel Closures
•

The following two hotels in Seaford and Peacehaven have been redeveloped for
housing in the past 4 years:

•

o

Abbots Lodge Motor Inn, Seaford – 69 rooms

o

Brighton Motel, Peacehaven – 28 rooms

Both hotels had ceased trading and were in a poor state of repair. The decisions to
grant change of use for residential redevelopment were based on the poor trading
performance of the hotels when they had been operating; the state of the buildings
and the costs required to refurbish them; and the lack of interest in either hotel from
prospective new owners. The application for the Brighton Motel was refused twice in
2004 and 2005 but eventually won at appeal in 2006.

2.1. Current Performance and Markets
2.1.1
•

Occupancy and Achieved Room Rate
Average annual room occupancies are reasonably strong for hotels in Lewes town, at
around 70%. The town’s 4 star town house/ boutique hotels also achieve high average
room rates1.

•

Country house hotels and golf resorts in Lewes and Wealden Districts2 achieve
relatively low average annual room occupancies of between 45% and 60%. One
country house hotel in Wealden reported higher average annual room occupancies
(in excess of 75%). Such hotels achieve very high average room rates (well in excess of
£100 in some cases).

The net amount of rooms revenue per room let that hotels achieve after deduction of VAT,
breakfast and meals included in the room price, discounts and commission charges.
2
With only one country house hotel in Lewes District it is not possible to provide data on
country house hotel performance purely for the District. Combined results for Lewes and
Wealden Districts have thus been included in the report.
1

Hotel Solutions
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•

The budget hotels in Lewes and Wealden Districts1 achieve high occupancies (in
excess of 75%).

•

Most of the District’s hotels reported growth in occupancy levels in 2008.

2.2.2. Weekend Demand

•

Saturday occupancies are very high (75-100%) for hotels in the District, with most
hotels generally filling on Saturday nights throughout the year. Friday occupancies are
generally lower, although one hotel in Lewes town reported strong Friday
occupancies. Budget hotels in Lewes and Wealden Districts also usually achieve high
occupancies on Friday nights. Sunday occupancies are generally very low for the
District’s hotels.

•

Glyndebourne visitors are the main source of weekend (and midweek) business for
many of the District’s hotels between May and August and for two weeks in October.
Glyndebourne generates significant demand for high quality hotel accommodation
in the District and surrounding areas from the London area and from overseas visitors,
both individuals and small group tours. Hotels generally achieve rack rate from
Glyndebourne visitors. High quality country house and town house hotels do
particularly well in the Glyndebourne market.

•

•

Other weekend markets are:
o

Weddings;

o

Weekend breaks, particularly from London;

o

Overseas tourists;

o

People attending the Brighton Pride weekend.

The country house hotels in Lewes and Wealden Districts and the 4 star town
house/boutique hotels in Lewes town attract strong demand for weddings. Some
hotels have established a good market for exclusive use weddings. There are also a
number of other wedding venues in and around the District that generate demand
for hotel accommodation.

With only one country house hotel in Lewes District it is not possible to provide data on
country house hotel performance purely for the District. Combined results for Lewes and
Wealden Districts have thus been included in the report.
1

Hotel Solutions
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•

Weekend break rates are generally high for those hotels in the District that are
attracting this market.

•

Most of the hotels in the District regularly turn business away at weekends, especially
on Saturday nights in the summer. Weddings held at some of the District’s country
house and 4 star town house/boutique hotels often block out weekend break business
at these hotels. Weekend denials are high for budget hotels in Lewes and Wealden
Districts.

2.2.3. Midweek Demand
•

Midweek occupancies for the District’s hotels are generally stronger in the summer
than the winter, when they can be very low. Most hotels achieve high midweek
occupancies during the Glyndebourne season. Hotels in Lewes town achieve high
midweek occupancies (70-90%) in the summer. Budget hotels in and around the
District achieve very high midweek occupancies, typically in excess of 80%. Midweek
occupancies for the area’s country house hotels fluctuate significantly depending on
residential conference business.

•

Glyndebourne visitors, including corporate visitors and overseas tour groups, are the
main source of midweek business for many hotels between May and August and in
October.

•

Most of the District’s hotels attract midweek leisure break business. This is the main
source of midweek demand for one hotel in Lewes town and a strong market for
country house hotels in and around the District.

•

Corporate demand for hotel accommodation in Lewes town appears to be relatively
limited and low-rated. One hotel attracts some corporate business from Brighton and
Haywards Heath and transient business travellers from the A27. There is very little
corporate demand from Lewes itself. There is likely to be some corporate business in
Newhaven.

•

The country house hotels and golf resorts in Lewes and Wealden Districts attract
residential conferences and team building courses and events during the week,
particularly from companies based in London and other parts of the South East. One
hotel in Lewes town is also attracting good demand from this market.
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•

Budget and lower-priced/ quality hotels in the District attract midweek demand from
contractors and workmen working in the area.

•

•

Other midweek markets are:

o

Overseas tourists.

o

People attending major conferences in Brighton;

o

Visitors to the Lewes Bonfire.

One hotel has also started to attract demand from shooting parties at Firle Place in
October and November.

•

One hotel in Lewes town consistently denies midweek business during the
Glyndebourne season. Another hotel in Lewes town reported regularly turning
midweek business away throughout the year, although not to a significant extent.
Budget hotels in Lewes and Wealden Districts regularly deny midweek business during
the summer months to a fairly significant degree. Other hotels in the District rarely
refuse midweek business.

2.2.4. Market Trends

•

Corporate demand for hotel accommodation in Lewes town reduced significantly
when Roche Pharmaceuticals relocated to Burgess Hill.

•

One hotel in Lewes town has successfully developed residential conference business
in the last 4 years.

•

The Glyndebourne market appears to be largely stable. One hotel reported a
downturn in business from Glyndebourne while another reported an increase. Other
hotels reported no change in the levels of business they attract from Glyndebourne
visitors.

•

The weddings market appears to be largely stable. Some of the District’s hotels are
operating at their maximum capacity for weddings. One hotel reported a downturn in
weddings business in 2008.
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•

One hotel reported growth in leisure break business in recent years. Another hotel
reported a drop in leisure break demand in the latter part of 2008 as a result of the
Credit Crunch.

•

Shooting parties are a new market for one hotel in Lewes town in October and
November.

2.3. Future Market Prospects
•

While there may possibly be a short-term downturn in leisure break demand as a result
of the Credit Crunch, in the longer term there is no reason to think that hotels in the
District should not continue to attract strong leisure break demand. The District has a
good leisure break product in the historic town of Lewes, its countryside, the visitor
attractions in the District and surrounding areas and its proximity to Brighton. It is ideally
placed to attract leisure break business from the London area. Our research shows
evidence of leisure break business currently being denied by the District’s hotels. The
establishment of the South Downs National Park should also further enhance the
District’s appeal as a leisure break destination. The economic downturn and current
weakness of sterling against the euro could also provide a boost to leisure break
demand in the District as more people decide to stay in this country for holidays and
breaks.

•

The Glyndebourne market should remain strong: there are no reasons to suggest that
it will either increase or decline.

•

Weddings should continue to be a strong market for the District’s hotels. Hotels and
other wedding venues in and around the District should continue to attract good
weddings business particularly as the population of the area and surrounding parts of
the South East expands.

•

Lewes hotels are likely to see growth in the overseas tourist market in 2009 as a result of
the weakness of sterling against the euro and US dollar. Longer terms prospects for
overseas tourist demand will depend on exchange rate fluctuations. The London 2012
Olympics may help to provide a boost to overseas tourist demand if they are
successful in raising awareness of the UK as a destination.
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•

Residential conference business could decline in the next few years for the District’s
country house and town house/boutique hotels as a result of the economic climate.

•

Golf tournaments at the East Sussex National could generate increased demand for
hotel accommodation in the surrounding parts of Lewes District, if it can successfully
secure them.

•

There are no indicators to suggest likely future growth in corporate demand for hotel
accommodation in Lewes town.

•

The possible expansion of Newhaven Port facilities and development of Newhaven
Eastside could generate increased demand for hotel accommodation in Newhaven
from the corporate and contractors market in the longer term. Housing development
here may also generate increased demand from the visiting friends and relatives
market.

2.4. Sector Development Potential
2.4.1. Market Potential
•

Our research suggests potential for the further development of high quality hotel
products in Lewes District that cater primarily for the leisure break, Glyndebourne,
weddings and possibly residential conference markets, both in terms of the
upgrading, expansion and further development of existing such hotels and the
development of new hotels. These are the strongest markets for hotels in the District.
Our research also shows evidence of unsatisfied leisure break demand for the District
and potential for growth in weddings demand.
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•

Our research suggests market potential for the following types of hotel development
project in Lewes:

o

The upgrading, expansion and development of existing hotels in terms of
additional bedrooms and leisure, spa, conference and banqueting facilities –
to enable them to meet unsatisfied and increased demand and cater and
compete more effectively for leisure break, residential conference and
weddings business;

o

New boutique hotels in Lewes town;

o

New country house or spa hotels – given suitable properties for conversion;

o

New golf hotels/ resorts;

o

The development of hotel accommodation linked to wedding and
conference venues, including visitor attractions that cater for these markets;

o

A further budget hotel in Newhaven and a budget hotel possibly in Lewes or
on the A27. Such hotels are however likely to take business from nearby lowerpriced hotels, pub accommodation businesses and guesthouses/B&Bs.

2.4.2. Developer/ Operator Interest
•

The largely rural nature of Lewes District and the fact that the main towns are small in
size means that the majority of the main national branded hotel developers and
operators are not targeting the District as part of their site acquisitions drive for new
build units. Most would need a minimum population of 50,000-100,000, especially for
larger hotel models with 100+ rooms.

•

The exceptions to this are the leading budget hotel players.

o

Although they are already represented in the area at Newhaven – a site they
have extended – Premier Inn has an outstanding requirement for Lewes town.
The model they would seek to put in here needs a separate pub/restaurant
and a site of 1.5 acres, making a town centre location and land value difficult
to achieve. A site on the outskirts/approaches is likely to best suit this offer.
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o

Travelodge also have a requirement for Lewes, but would want a town centre
site, the difference being that they do not necessarily seek a restaurant
operation and can therefore be incorporated into a town centre
redevelopment scheme, even using the upper floors of buildings with retail or
bars/restaurants underneath. Travelodge’s desired size of unit here would be
45-60 rooms.

o

Newhaven is also on Travelodge’s target list. They are looking at sites
associated with other major development and changes to the road network
here. Development here would once again be 45-60 rooms.

•

As with neighbouring Wealden and Rother, towns in the District suffer from being over
shadowed by surrounding larger centres – most immediately Brighton and Eastbourne.
These are the more natural focus for new build hotel development interest from the
key national brands, bigger in both population and commercial base, and as well
known holiday resorts they generate significant levels of leisure stays.

•

The perception of many of the hotel developers consulted was that Lewes and other
locations in the District lack the levels of business development to generate sufficient
corporate demand – usually their key weekday market - they would require to make
their business models work.

•

There could be interest in new country house hotel development in Lewes. These are
destination offers that draw their own market. There are however few national country
house hotel operators, making it difficult to test developer interest for such types of
hotel. However, the attractive nature of the area; its potential catchment for short
breaks and residential conferences from London and the South East; and the strength
of the weddings market in the area, are advantages for this type of product.
Development would be dependent upon a suitable property and site becoming
available for conversion and development.
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•

Other interest could come from the independent hotel sector, either from individuals
or small regional operators looking at buying existing hotels and re-positioning them,
possibly requiring extension to meet modern market expectations. The market
potential identified for boutique hotel development in Lewes might be delivered in
this way. There are a number of independent operators in the region that have
acquired and redeveloped units in this way, including Silks Hotels, Pebbles Hotels and
WAW Leisure. Whilst the current climate is not strong for buying and selling hotels, this
should come back as economic conditions and the wider market recover.

2.5. Planning Issues
2.5.1. Current Local Plan Policies
•

The 2003 Adopted Local Plan for Lewes District includes policies (E11 and E12) that
support the development of hotels, guesthouses and other serviced accommodation
within Planning Boundaries and the re-use of existing buildings for such forms of
accommodation outside Planning Boundaries, subject to compliance with all relevant
District-wide policies. Policy E9 (re-use of rural buildings) would not permit any major
reconstruction as part of a conversion scheme. The Local Plan recognises the
potential for developing tourism in the District and the economic benefits this would
bring and acknowledges the key role that the accommodation sector plays in
developing tourism in the District.

•

The Local Plan also includes a policy (E13) that seeks to resist the change of use of
hotels, guesthouses and other serviced accommodation, if such properties are, or
can be made, suitable for a reasonable standard of holiday accommodation and
there is a demonstrable shortage of such accommodation in the immediate area. A
number of hotels and guesthouses have however been lost in recent years in Seaford,
Newhaven and Peacehaven, despite this policy. As far as we understand it the District
Council has generally accepted the evidence that applicants have put forward
regarding non-viability, the costs of refurbishment and the lack of interest from
prospective new owners. The retention policy is not supported by an SPD.
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•

Current policies don’t specifically talk about the improvement and extension of
existing hotels and serviced accommodation offers, nor do they cover the
development of new hotels or extensions outside Planning Boundaries, unless they
involve the re-use of an existing building. Hotel development along routeway corridors
e.g. the A27 would be assessed against policies that are permissive if within Planning
Boundaries, but restrictive if outside them.

•

The findings of the Accommodation Retention Study undertaken by Tourism Solutions
for Lewes, Wealden and Tunbridge Wells in 2004, which articulated an approach to
developing retention policy, including detailed criteria and considerations to take into
account, do not appear to have been taken on board by Lewes District Council.

2.5.2. LDF Preferred Options
•

Lewes District Council’s LDF Preferred Options, published in 2006, did not include any
Preferred Options relating specifically to tourism or visitor accommodation
development.

•

The Preferred Options for Geographical areas do however seek to:

o

Encourage the development of the hospitality and tourism sector in Lewes
town (POG1), directing new development to the town centre;

o

Develop Newhaven as a tourist destination and encourage the development
of new high quality tourism accommodation in Newhaven, possibly as part of
waterfront regeneration (POG2);

o

Retain existing tourist accommodation in Newhaven (POG2);

o

Promote the development of tourism in Seaford;

o

Encourage rural tourism, particularly where it provides opportunities for farm
diversification.
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•

Preferred Options in relation to the economy also recognises the potential of tourism,
to:

o

Take advantage of the District’s location as a potential ‘gateway’ to the
Sussex Downs, and the opportunity to develop a high quality visitor economy
(POE1).

o

Promote the further development of a sustainable tourism economy to take
advantage of the high quality natural and built environment and cultural
activity (POE3).

•

There are no plans for a tourism SPD that would support the retention policy as part of
the LDS, given current resource limitations.

2.5.3. National and Regional Guidance
•

National guidance for tourism development was contained in PPG21until its
cancellation in September 2006. It has been replaced by a ‘Good Practice Guide on
Planning for Tourism’. This document contains a specific appendix on tourist
accommodation, dealing principally with the location of accommodation.

•

The sections relating to hotels and other forms of visitor accommodation are provided
at Appendix 5. In relation to hotels and serviced accommodation, the guidance
covers general locational principles and guidance relating to particular types of
serviced accommodation (major hotels, budget hotels/lodges, rural/pub
accommodation). Some of the key principles include:

o

Identifying suitable locations for hotel accommodation should be an integral
part of the plan making process, and should involve the tourist industry.

o

Major hotel developments should look to the town centre first, because of their
transport and regeneration implications.

o

Outside the development plan process site selection should follow the
sequential approach.

o

There is a need to recognise the market being served by different types of
hotel when allocating sites and considering applications, as this will affect the
optimum location.
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o

In rural areas new build accommodation should preferably be in or adjacent
to market towns and villages; the potential to convert rural buildings should
also be favourably considered.

o

Scale and impact are key issues in National Parks and AONBs.

o

New hotel developments in historic towns and cities need to be sensitive to
their surroundings; conversions may also be a realistic proposition subject to
impact.

o

The potential to convert and re-use historic buildings in the town and
countryside should be considered.

o

Extensions e.g. to pubs to add bedroom accommodation can help support
the viability of these businesses, but need to be proportionate.

o

Budget hotels catering for longer staying markets should generally be
destination focused i.e. in town centres.

o

Lodges catering for stop-over traffic may require a location on a major
routeway, ideally edge of town rather than in open countryside.

•

Regional policies for tourism are set out in the emerging South East Plan, and can be
found at Appendix 3. The policy and supporting text includes a number of general
principles that local authorities should follow in developing planning policy for the
sector (which we pick up on in our planning policy recommendations at the end of
this report), but also refers to some specific issues and policies in relation to the hotel
sector. In particular that they should:

o

Consider the need for hotel developments to be in the proposed location,
including links with the particular location, transport interchange or visitor
attraction, and seek measures to increase access by sustainable transport
modes.

o

Encourage the extension of hotels where this is required to upgrade the quality
of the existing stock to meet changing consumer demands.

o

Include policies to protect the accommodation stock where there is evidence
of market demand.
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•

The emerging South East Plan and its predecessors have identified a number of issues
that inform this policy, which in relation to the hotel sector include:

o

Although hotels are ideally suited to town centre locations hotel developers
find it difficult to compete with land values in many urban areas;

o

Mixed-use developments may be the only way to achieve town centre hotel
development;

o

The exceptions to sequential testing for hotels out of town are country house
hotels and provision associated with key transport gateways and regionally
significant visitor and sporting attractions, although hotels serving markets that
don’t need to go into a town centre e.g. one night stop-overs, may also be
better located on the outskirts of town.

•

Tourism South East has prepared a number of pieces of planning guidance for local
authorities focused on the hotel sector. They have drawn on the extensive number of
accommodation studies that Tourism South East has partnered, delivered by Hotel
Solutions. These are:

O

‘Here to Stay’ – Tourist Accommodation Retention and Loss (October 2006)

O

Assessing Change of Use Applications for Small Country Hotels – Addendum to
‘Here to Stay?’ (October 2007)

O

Attracting Hotel Investment (2004, up-dated 2009).

A brief summary of each can be found at Appendix 4 and the published documents
can be found on the Tourism South East industry website.
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2.5.4. LDF Recommendations
a)

Hotel Development
•

On the basis of our research we would recommend that Lewes District Council should
establish planning policies that positively encourage the development of the types of
hotel project that we have identified potential for, subject to all other material
planning considerations:

o

The expansion and development of existing hotels in terms of additional
bedrooms and leisure, spa, conference and banqueting facilities;

o

New boutique hotels in Lewes town;

o

New country house hotels;

o

New spa hotels;

o

New golf resorts;

o

The development of hotel accommodation linked to wedding and
conference venues, including visitor attractions that cater for these markets;

o

•

New budget hotels in Newhaven and in Lewes or on the A27.

While new boutique hotels are most likely to be developed in Lewes town centre, the
locational preference for budget hotel developers may also take in the approaches
into the town or on the A27. This should be taken into account when considering
policies for hotel development in Lewes town.

•

The potential we have identified for a budget hotel in Newhaven is based primarily on
the demand from ferry passengers and the potential growth in demand from the
business and contractor markets as the port is developed and regenerated. We think
it unlikely that hotels in Newhaven will attract significant leisure break business. While
the town may be well placed for access to the South Downs, Brighton and
Eastbourne, it has little intrinsic appeal as a leisure break destination.

•

Our research has not identified any potential for new hotel development in Seaford or
Peacehaven.
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•

While the hotel development opportunities that we have identified for the rural parts
of the District may be able to make use of existing buildings, e.g. country houses, it
must be recognised that some new-build development may be needed to make the
conversion and development of such buildings commercially viable for hotel use.
Some potential hotel developments in the countryside, e.g. golf hotels, may require
entirely new-build development.

b)

Hotel Retention
•

Our research supports the case for resisting the loss of hotels in the District to
alternative uses other than in cases where hotels are in such a poor condition that
new buyers cannot be found and/or investment in upgrading the property would not
be commercially viable. Our findings demonstrate that there is a market for good
quality, well-run and effectively marketed hotels in the District and that hotels have a
key contribution to make to the development of tourism in the District. While we did
not identify any hotels in the District that we think are likely to be the subject of
change of use applications in the foreseeable future, this is not to say that this
situation will not change at some point. Policies that seek to retain the District’s existing
hotel stock seem appropriate therefore.

•

We would suggest that any hotel retention policy that is to be included in the LDF
would benefit from the inclusion of clear criteria for assessing/demonstrating the case
for change of use, and clear guidance on the evidence that applicants are required
to provide. The simplest criterion would be a marketing for sale test, requiring owners
to have marketed a hotel for sale for a sufficient period, at a realistic price and using
appropriate specialist hotel property agents. Applicants could also be required to
provide evidence of non-viability, although such evidence if often difficult for
Development Control officers to assess as they do not have the knowledge or
information to be able to determine whether a hotel has been operated and
marketed effectively. Detailed guidance on the development of hotel retention
policies is provided in the TSE ‘Here to Stay?’ guidance and addendum on small
country hotels, summarised at Appendix 4 and available in full from the Tourism South
East industry website www.visitsoutheastengland.com/site/industry-site .
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3.

PUB ACCOMMODATION

3.1. Current Supply
3.1.1
•

Current Supply
Our research has identified 11 inns and pubs offering accommodation in Lewes
District with a total of 73 letting bedrooms. These are split between Lewes town,
Newhaven and rural villages.

LEWES DISTRICT – PUB ACCOMMODATION – JANUARY 2009

Hotel

Standard

No.
Rooms

Lewes
Newmarket Inn
The Black Horse Inn
The Crown Inn
The Dorset Arms
The Kings Head

n/a
n/a
n/a
n/a
n/a

10
4
8
6
4

2 star Inn
n/a
n/a

10
5
11

4 star
n/a
n/a

4
8
3

Newhaven
The Harbourside
Bridge Inn
The White Schooner Inn, Peaceheaven

Lewes Rural
The Blacksmiths Arms, Offham
The Bull Inn, Newick
The Anchor Inn, Barcombe Mills

•

The standard of accommodation provided by pubs in the District appears to be
variable. There are some good examples in the District of country pubs that offer high
quality bedrooms and good food (e.g. The Blacksmiths Arms at Offham and The Bull
Inn at Newick). There are however also a number of pubs that we suspect offer
relatively low quality accommodation, especially in Newhaven. Very few pub
accommodation establishments are graded under the national accommodation
grading scheme.
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3.1.2. Recent and Proposed Changes in Pub Accommodation Supply
•

Our research did not identify any recent changes to the District’s supply of pub
accommodation in terms of new establishments, extensions to existing pub
accommodation businesses or the closure of pub accommodation operations.

•

One of the pub accommodation operators that we spoke to in Lewes town indicated
that they were considering plans for a significant bedroom extension.

3.2. Current Performance and Markets
3.2.1. Occupancies and Room Rates
•

The performance of pub accommodation establishments in the District varies
significantly depending on quality. Pubs that offer high quality guest accommodation
and a good quality food offer generally achieve high occupancies (60-70%) and can
achieve high room rates. Lower quality pub accommodation operations generally
achieve relatively low occupancies and rates however.

•

Most of the pub accommodation establishments that we interviewed reported a drop
in occupancy in 2008 following growth in 2006 and 2007. 2009 is generally expected
to be a difficult year due to the impact of the Credit Crunch and economic
downturn, although some pub accommodation businesses were more optimistic
about their prospects for the year ahead.

3.2.2. Weekend Demand
•

Weekend occupancies are generally strong for pub accommodation businesses in
Lewes and Wealden Districts, especially in the summer months. Most pub
accommodation establishments regularly fill on Saturday nights and many achieve
high occupancies on Fridays. Friday occupancies are low for some lower grade
establishments however.
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•

Key weekend markets are wedding guests, people visiting friends and relatives and
overseas tourists. Good quality pub accommodation operations can attract strong
leisure break business, particularly from the London market. Other weekend markets
are shooting, fishing and walking parties, overspill visitors from Brighton (that can’t find
accommodation in the city) and ferry passengers for pub accommodation businesses
in Newhaven. High quality country inns also attract Glyndebourne visitors

•

Some good quality pub accommodation businesses in the area regularly deny
significant weekend business during the summer. Other pub accommodation
establishments in the District also occasionally deny business at weekends, primarily
related to weddings.

3.2.3. Midweek Demand
•

Midweek occupancies are generally low (30-50%) for pub accommodation
establishments in Lewes and Wealden Districts. Midweek demand is stronger in the
summer. Some good quality pub accommodation operations achieve high midweek
occupancies at this time of year.

•

The main source of weekday business for many pubs is contractors and workmen
working in the area and overseas tourists. Good quality establishments attract some
midweek demand from business visitors and can attract midweek leisure break
business. Pub accommodation establishments in Lewes town attract significant
demand for the Lewes Bonfire.

•

Pub accommodation businesses in the District rarely deny midweek business, other
than possibly in the peak summer months.
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3.3. Sector Development Potential
3.3.1. Market Potential
•

Our research suggests that there is market potential for the development of further
good quality pub accommodation in Lewes, both in terms of the upgrading and/or
expansion of existing pub accommodation operations and the development of good
quality guest bedrooms within or adjacent to other pubs in the District.

•

There is no reason to suggest that pub accommodation operations in the District
should not continue to attract demand from wedding guests and people visiting
friends and relatives as these markets grow as the area’s population increases.

•

Our research, together with the findings of the South East Rural Pub Accommodation
Study1 show that pubs that offer good quality guest bedrooms and a distinctive food
offer can trade well in the domestic leisure break and overseas tourist markets and
can achieve high room rates from these markets.

•

While not a panacea for all pubs, the development of guest accommodation can
provide a means of ensuring the long term viability of pubs, particularly given the fall
in alcohol sales that many pubs are currently experiencing.

•

Pub accommodation businesses in the District may be affected in the future by new
budget hotels that could be developed in some locations. Such hotels are likely to
compete well with pubs for business from wedding guests, contractors and business
visitors.

1

South East Rural Pub Accommodation Study, Tourism Solutions, March 2004
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3.3.2. Developer/ Operator Interest
•

There are a number of national and regional pub accommodation operators that
have units in the District and elsewhere in East Sussex – examples are Shepherd
Neame (Bull at Newick, Best Beech Inn at Wadhurst, Greene King (with the Roebuck
at Forest Row and the White Horse at Rottingdean) and RelaxInnz (Newmarket Inn in
Lewes and Horseshoe Inn at Herstmonceux). Whilst we did not identify any imminent
proposals for specific sites in Lewes District, operators like these are continually
reviewing their portfolios and looking for alternative forms of income for their sites that
could include bedroom developments in the future.

•

There is also a fair amount of churn in the pub sector, amongst groups and with
independent buyers that might generate interest in pub accommodation
development as units are re-positioned in the market. Whilst we have not reviewed a
list of planning applications and enquiries for pub accommodation development in
the District, our research in neighbouring Wealden identified several examples of
independent pub operators wanting to add bedroom units onto pubs, and we see no
reason why this should not equally apply to Lewes District. Notably, pubs in the rural
area, in villages and along main routeways may well offer good potential for this type
of development, where the rooms income can deliver valuable benefits to these
communities and help to keep the local pub alive.

3.4. Planning Issues
3.4.1. Current Local Plan Policies
•

While policies in the 2003 Lewes District Local Plan and LDF Preferred Options do not
make specific reference to pub accommodation they do encourage the
development of serviced accommodation in the District and seek to retain existing
serviced accommodation businesses. In rural areas the policy would limit
development to the re-use of existing buildings.
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3.4.2. National and Regional Guidance
•

The national Good Practice Guidance does contain a specific recommendation in
relation to the development of pub accommodation, identifying that extensions e.g.
to pubs to add bedroom accommodation can help support the viability of these
businesses, but need to be proportionate. Many of the general principles relating to
serviced accommodation identified here and in regional guidance also apply to the
pub accommodation sector.

•

Tourism South East has undertaken a sector-specific study on rural pubs and the
development of accommodation – a summary of this study, ‘Rural Pub
Accommodation – Unlocking the Tourism Potential’, can be found on the TSE industry
website at www.visitsoutheastengland.com/site/industry-site . One of the outputs of
the overall study was guidance on the development of pub accommodation. This
document, ‘Room at the Inn’ – Local Authority Planning Guidance on Developing
Rural Pub Accommodation (2004) can also be found on the above website, and is
summarised at Appendix 4. The guidance identifies the lack of awareness and
understanding by local planning authorities of the potential of the rural pub
accommodation sector; the quality of pub accommodation that is now being
developed; and the benefits of that such accommodation provides for pubs and
tourism development, as being one of the key barriers holding back the development
of this type of accommodation.
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3.4.3. LDF Recommendations
a)

Pub Accommodation Development
•

On the basis of our research we would recommend that Lewes District Council should
establish planning policies that positively encourage the development of good quality
pub accommodation in the District (subject to all other material planning
considerations) in terms of:

o

The upgrading and/or expansion of existing pub accommodation operations:

o

The development of new pub accommodation operations through the
development of guest bedrooms within and/or adjacent to pubs.

•

The study findings suggest further potential for the development of good quality pub
accommodation in the District that would contribute to the development of tourism in
the District and help to ensure the viability of pub businesses.

•

New-build bedroom extensions are likely to be required in many cases, unless pubs
have existing buildings that are capable of conversion to provide guest bedrooms.
Pubs in rural areas/outside the planning boundaries will also offer potential and need
to be accommodated within the planning policy framework.

•

The District Council is encouraged to consider the TSE ‘Room at the Inn’ guidance
(summarised at Appendix 4) in moving forward with its policy formulation in relation to
pub accommodation development.
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b)

Pub Accommodation Retention
•

Our research has identified a strong potential market for good quality pub
accommodation in Lewes District and scope for existing pub accommodation
businesses to upgrade and expand. It also identifies that there are a number of poor
quality pub accommodation businesses that are not trading well currently. The key
issues in considering whether to seek to retain such accommodation therefore will be
the quality of the pub and accommodation offer; what potential there could be for
these to be improved and further developed; and whether new buyers can be found
for such failing pub accommodation operations. Clearly it would not be appropriate
to seek to retain all such accommodation if the answers to such questions are
negative.

•

We would suggest that any policies that seek to resist the change of use of hotels,
guesthouses and serviced accommodation should also be applied to good quality
pub accommodation. Recognition should however be given to the fact that there
are some relatively poor quality pub accommodation businesses in some parts of the
District with limited potential to up-grade that it may not be worth seeking to retain.
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4.

GUESTHOUSE AND B&B ACCOMMODATION

__________________________________________________________________________________________

4.1. Current Supply
4.1.1. Current Guesthouse and B&B Supply
•

Our research has identified 44 guesthouses, B&Bs and farmhouse B&Bs in Lewes District
with a total of 144 letting bedrooms. These establishments are listed in the table
overleaf.

LEWES DISTRICT - GUESTHOUSE & B&B SUPPLY – JANUARY 2009
Location

5 star
Estabs

Lewes
Seaford
Newhaven
Lewes Rural
TOTAL

•

Rooms

4 star

3 star

Not inspcted

Total

Estabs

Rooms

Estabs

Rooms

Estabs

Rooms

Estabs

Rooms

5
2

18
9

24
14

19
46

4
24
6
3
37

12
3

5
12

2
3
1
2
8

7
22

17
55

19
8
1
14
42

46
47
6
39
138

There is a good stock of guesthouses and B&Bs in Lewes town and in the rural parts of
the District, including a number of farmhouse B&Bs. The majority of guesthouse and
B&B establishments in these parts of the District are very small, generally with only 1-3
letting bedrooms.

•

Seaford has relatively few guesthouses and B&Bs although the largest stock of
guesthouse accommodation overall in the District, as there are a number of larger
guesthouses here.

•

There is only one guesthouse in Newhaven.

•

Half of the District’s guesthouses and B&Bs are currently graded. Over half of these
establishments are graded as 4 star. The District has one 5 star B&B at Ripe. Some of
the guesthouses and B&Bs that are not inspected may still offer accommodation of a
good standard.

•

1

There are no B&B for Horses1 establishments in Lewes District.

Bed and breakfast establishments that also provide stabling and grazing for horses.
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LEWES DISTRICT - GUESTHOUSES & B&Bs – JANUARY 2009
Establishment
Lewes

Grade

Rooms

Berkeley House
Nightingales, Kingston
Langtons House
Lill-Stugan
Millers
Garden Flat
13 Hill Road
Ashdene
Bethel, Kingston
Castle Banks Cottage
Chalk Pit Inn
Dubois
Felix Gallery
Felix House
Lenham
Settlands, Kingston
The Old Coach House
The Prospect
Two Chimneys

4 star
4 star
4 star
4 star
4 star
3 star
3 star
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a

3
2
8
2
3
1
3
1
3
2
3
2
1
3
2
2
1
2
2

4 star
4 star
3 star
3 star
3 star
n/a
n/a
n/a

2
7
2
3
19
2
6
6

3 star

6

4 star
4 star
4 star
4 star
4 star
3 star
3 star
n/a
n/a
n/a
n/a
n/a
n/a
n/a

3
3
2
8
3
1
2
3
1
1
2
1
7
2

Seaford
Ab Fab Rooms, Bishopstone
The Silverdale
Cornerways
Malvern House
The Avondale
Hawthorn Cottage
Holmes Lodge
The White Lion Hotel

Newhaven
Newhaven Lodge

Lewes Rural
Bramble Barn, Southerham
Bryn-Clai, Ringmer
Garden Cottage, Rodmell
Ranscombe House, Glynde
Stud Farm House, Telscombe Village
Bethany, Ringmer
Lower Tulleys Wells Farm, Cooksbridge
Pinecroft, Newick
South Cottage, Ditchling
Sunnyside Cottage, Ringmer
The Old School House, Barcombe
The White Barn, Ditchling
Tilton House, Firle
Wootton Farmhouse, East Chiltington
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4.1.2
•

Recent Changes in Guesthouse and B&B Supply
Our research has identified the following guest accommodation businesses in Seaford,
Newhaven and Peacehaven that have been redeveloped or converted into
residential dwellings in the past 5 years:

GUEST ACCOMMODATION CLOSURES –SEAFORD, NEWHAVEN & PEACEHAVEN
Establishment

No. Letting
Bedrooms

New Use

Seaford
Traslyn Hotel
Bentley Guest House
Clearview Hotel
Tudor Manor Hotel

12
5
11
5

Residential
Reverted to private residence
Residential
Granted planning permission for
demolition and residential
redevelopment – due to start work in
March 2009

16

Residential

8

Residential

Newhaven
Old Volunteer Guesthouse

Peacehaven
Meridian Hotel

•

In each case the District Council accepted the applicant’s arguments that these
accommodation establishments were no longer commercially viable. In at least one
case the opening of the Premier Inn budget hotel at Newhaven was cited as a key
reason for a reduction in occupancy levels.

•

A further guesthouse operator in Seaford advised us that he had received planning
permission to convert to residential flats but had subsequently lost the developer
interest he had since the decline of the residential property market.

•

One Seaford guesthouse owner is currently considering plans to open a new B&B
business in the town.
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•

The study has not included a detailed audit of changes in the supply of guesthouses
and B&Bs in other parts of the District. From our analysis of the Lewes District Council
and Tourism South East accommodation stock records, and comparisons with the
stock of guesthouses and B&Bs identified in Lewes for the West Kent and East Sussex
Accommodation Retention Study in 2004, it is clear that a number of guesthouses and
B&Bs in the District have ceased trading in the last 5 years and others have opened.
This is typical of the churn factor in this sector of the visitor accommodation market:
people generally enter the sector pre-retirement and run a guesthouse or B&B for a
period of around 10 years before retiring and either selling up or closing down. This
churn of guesthouses and B&Bs is likely to continue to be a feature of this type of visitor
accommodation in the District therefore.

4.2. Current Performance and Markets
•

Appendix 2 provides the findings of our survey of guesthouse and B&B operators in the
District. The key findings are summarised below.

4.2.1. Occupancy
•

Room occupancy levels vary significantly amongst B&Bs and guesthouses in the
District, ranging from average annual occupancies of 45% to 70%. Average annual
occupancies are generally stronger for B&Bs and guesthouses in Lewes town (typically
60-70%) than in Seaford (typically 45-60%)

•

On the whole, guesthouse and B&B occupancies have increased in the District in 2007
compared with 2006 levels.

While 2008 occupancy levels were reported as being

similar to those achieved in 2007, the prospects for 2009 appear less certain.
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4.2.2. Weekend Demand
•

Weekend demand for guesthouse and B&B accommodation in the District is strong
throughout the year, with evidence of consistent and often significant weekend
denials in most parts of the District (including Seaford), especially during the summer
months/ Glyndebourne season.

•

Weekend markets are:

o

Glyndebourne visitors, for guesthouses and B&Bs in Lewes town and
surrounding rural areas between May and August and in October;

o

Wedding guests;

o

People visiting friends and relatives;

o

Weekend break visitors, particularly from London;

o

Overseas tourists;

o

Parents visiting their children at Newlands School in Seaford;

o

Ferry passengers for guesthouses and B&Bs in Seaford, and presumably also in
Newhaven (although the guesthouse here was not interviewed as part of the
study).

4.2.3. Midweek Demand
•

Midweek demand is strong for guesthouses and B&Bs in Lewes and surrounding rural
areas during the Glyndebourne season. Midweek demand is otherwise relatively weak
and is very low in the winter. It is generally low in Seaford, other than in the peak
summer months. Midweek business has reduced for a number of guesthouses in
Seaford. They attributed this to the extension of the Newhaven Premier Inn budget
hotel.
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•

Key midweek markets are:

o

Glyndebourne visitors for guesthouses and B&Bs in Lewes and surrounding rural
areas;

o

People visiting friends and relatives;

o

Business visitors;

o

Barristers attending the county courts in Lewes;

o

Contractors and workmen working in the area. This is the main midweek
market for guesthouses in Seaford and probably also in Newhaven;

•

o

Overseas tourists;

o

Midweek leisure breaks

Demand from business visitors and contractors/workmen appears to have reduced in
2008.

•

Demand from overseas tourists has generally declined but may increase in 2009 as a
result of the weakness of sterling against the euro.

•

Some guesthouses and B&Bs in Lewes reported occasionally denying midweek
business, especially during the summer months/ Glyndebourne season. Guesthouses in
Seaford do not appear to be turning away any midweek business.
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4.3. Sector Development Potential
•

Our research suggests market potential for the development of further good quality
guesthouse and B&B accommodation in Lewes town and the surrounding rural areas
terms of:

•

o

The upgrading and/or expansion of existing guesthouses and B&Bs;

o

The establishment and development of new guesthouses and B&Bs.

The research shows that guesthouses and B&Bs can trade well in these locations ,
particularly in terms of attracting business from Glyndebourne visitors, wedding guests,
leisure break visitors and overseas tourists. These markets offer good long-term growth
potential for these parts of the District, particularly as tourism develops here and the
area’s population increases. Lewes and the surrounding rural areas have a strong
tourism product in the historic town of Lewes, the attractive countryside, the range of
visitor attractions within and surrounding these parts of the District and the proximity to
Brighton. The establishment of the South Downs National Park will further boost this
area’s profile as a tourist destination.

•

It will be important to continually encourage the establishment of new guesthouses
and B&Bs here to replace those that cease trading as their owners retire or move
away from the area.

•

There is less potential we feel for the development of further guesthouse and B&B
accommodation in Seaford and Newhaven, although we did identify one operator in
Seaford that is looking at opening a second B&B business here. Guesthouses in
Seaford do not achieve particularly high occupancies and there is little evidence of
denied guesthouse and B&B business here other then at weekends in the peak
summer months.
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4.3. Planning Issues
4.3.1. Current Local Plan Policies
•

The 2003 Local Plan includes policies that seek to encourage the development of
guesthouse and B&B accommodation in the District and to retain existing
guesthouses. The LDF Preferred Options encourages the development of tourist
accommodation in the Geographical Areas of the District and specifically refers to a
need to retain existing tourist accommodation in Newhaven.

•

There will however be an element of this market that operates outside the planning
system, starting up and exiting without the need for planning permission.

4.3.2. National and Regional Guidance
•

There are no specific polices relating to guesthouses and bed & breakfasts in the
national and regional guidance though the general principles relating to serviced
accommodation development will apply.

•

Tourism South East published a bed & breakfast sector study in 2004 and a summary of
this report – ‘Bed & Breakfast Accommodation: Where Now, Where Next and How?’
can be found on the Tourism South East industry website
www.visitsoutheastengland.com/site/industry-site. The improbability of getting
planning permission to expand was one of the top 5 barriers to development of the
sector as perceived by operators, so a flexible and positive planning framework
clearly has a role to play here. One of the action points for TSE from the study was to
encourage local authorities to support the development of new guesthouse and B&B
accommodation and the retention of existing stock where demand exists, including
incorporating relevant policy in Local Development Frameworks.
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4.3.3. LDF Recommendations
a)

Guesthouse and B&B Development
•

On the basis of our research we would recommend that Lewes District Council should
establish planning policies that positively encourage the development of good quality
guesthouse and B&B accommodation in the District (subject to all other material
planning considerations) in terms of:

•

o

The upgrading and/or expansion of existing guesthouses and B&Bs;

o

The establishment and development of new guesthouses and B&Bs.

The research shows that there is strong demand for good quality guesthouse and B&B
accommodation in Lewes town and the surrounding rural areas that is likely to
increase in the future as tourism develops in these parts of the District. The further
development of the guesthouse and B&B sector in these locations can thus play an
important role in the development of tourism here. There will continue to be a ‘churn’
factor in the sector as people enter and exit it prior to retirement, and a need
therefore to continue to encourage new guesthouses and B&Bs to open to replace
those that cease trading.

•

While there appears to be less potential for the development of guesthouse and B&B
accommodation in Seaford and Newhaven, existing guesthouses and B&Bs here may
be interested in upgrading and possibly expanding and some new guesthouses and
B&Bs may open to replace those that close.
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b)

Guesthouse and B&B Retention
•

We would suggest that there is less of a case for a policy that seeks to retain
guesthouses and B&Bs in the District, other than large guesthouses, than there is for
hotel and pub accommodation. The majority of guesthouses and B&Bs will be
residential properties from which owners decide to operate a guesthouse or B&B
business, often as a lifestyle choice pre-retirement or as an additional source of
income e.g. to support farming incomes. While owners may invest in upgrading and
expanding their accommodation offer they are likely to want to revert to purely
residential use once they retire or move away from the area. A stringent guesthouse
and B&B retention policy could therefore stifle the development of the sector (as
owners may be concerned that they would have difficulty in reverting to purely
residential use) and is likely to be difficult to enforce without additional staff resources
to closely monitor property sales in the District.

•

Seaford, Newhaven and Peacehaven have lost most of their guesthouses to
residential conversion and redevelopment. The District Council has generally
accepted the non-viability cases that owners have put forward. Our research shows
that demand for guesthouse accommodation is not particularly strong in these parts
of the District and could be further eroded if a second budget hotel were to open in
Newhaven or the Premier Inn here were to further expand. In view of these factors,
while we accept that the District Council wishes to retain the remaining guesthouses
in these parts of the District, it will be important we feel to allow a degree of flexibility
here to allow guesthouses to exit the market if they are no longer viable. The District
Council’s current retention policy should be sufficient for such instances. A marketing
for sale test might also be applied to the larger guesthouses in these locations (as we
have suggested should be applied to hotels). Most of the guesthouse owners that we
spoke to in Seaford expect to remain in business for some time to come and one is
looking at establishing a second B&B business in the town. The alternative therefore
could be to leave the future of the guesthouse sector in Seaford, Newhaven and
Peacehaven to market forces.
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5.

OTHER TYPES OF VISITOR ACCOMMODATION

__________________________________________________________________________________________

5.1. Market Potential
•

The Lewes District Hotel & Visitor Accommodation Futures Study did not include any
research to assess the supply and performance of other types of visitor
accommodation in Lewes District or potential operator interest in developing other
forms of visitor accommodation in the District. The detailed research that was
undertaken on other categories of visitor accommodation for the Rother and
Wealden Hotel & Visitor Accommodation Futures Studies (undertaken alongside the
Lewes District study) suggests however that there could be market potential for the
development of the following other types of visitor accommodation in Lewes District:

Self-Catering Accommodation
o

The conversion of barns and other redundant agricultural buildings to selfcatering accommodation, in terms of both individual units and holiday
cottage complexes, including large units capable of accommodating groups
of families and friends, for which there is generally a shortage in the South East;

o

The development of purpose-built holiday lodges, chalets and log cabins,
again both as individual units and in small complexes (subject to meeting
environmental impact considerations);

o

The expansion and development of existing holiday cottage complexes in
terms of the development of additional units and central leisure facilities and
other amenities.

o

The development of lodges and holiday cottages linked to outdoor activities
such as golf, fishing and horse-riding.
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Touring Caravan and Camping Sites
o

The expansion, development and upgrading of existing touring caravan and
camping sites, including:


the improvement and development of shower and toilet blocks;



laundry facilities;



hard standings for touring caravans and motor homes;



leisure and catering facilities;



improved access and facilities for disabled people;



improved landscaping;



the provision of permanent on-site accommodation for site wardens,
particularly in the interests of site security in the winter.

o

Extended opening of touring caravan and camping sites, possibly to yearround operation;

o

The use of touring pitches for seasonal tourers1;

o

The development of new touring caravan and camping sites;

o

The development of new luxury camping accommodation products, such as
camping pods, yurts and tipis.

Holiday Parks
o

The expansion, development and upgrading of existing holiday parks2 in terms
of:


Higher quality accommodation units e.g. lodges;



Central leisure, sports, catering and entertainment facilities;



Improved access and facilities for disabled people;



Landscaping.

o

Extended opening of holiday parks, potentially to year-round operation;

o

The development of new holiday lodge parks.

Where people leave their touring caravan on a site for the season to use at weekends and
for holidays.
2
As far as we have been able to establish there are two holiday park in Lewes District – the
Three Ponds Holiday Park at Newhaven and the Rushey Hill Holiday Home Park at
Peacehaven.
1
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Group and Youth Accommodation

•

o

New youth hostels1;

o

Residential activity centres1;

o

Camping/ bunkhouse barns;

o

Residential training/conference/ management centres.

The expected National Park designation for the South Downs is likely to result in
increased demand for self-catering, touring caravan and camping and group and
youth accommodation in this part of the District.

5.2. Planning Policy Considerations
5.2.1. Positive Planning Policies to Support Visitor Accommodation Development
•

On the basis of the research undertaken for Rother and Wealden Districts we would
recommend that Lewes District Council should establish planning policies that
encourage the development of the above other types of visitor accommodation in
the District (subject to all other material planning considerations).

•

The research identifies market potential for the development of these types of visitor
accommodation in Rother and Wealden and there is no reason to think that there are
not similar market opportunities in Lewes District.

•

The 2003 Local Plan for Lewes District includes policies that encourage the
development of hostel and bunkhouse accommodation and new touring caravan
and camping sites. There are no policies relating to the development of self-catering
accommodation, residential activity centres, new forms of luxury camping products or
the expansion, upgrading and development of existing touring caravan and
camping sites and holiday parks.

1

A new YHA youth hostel and outdoor activity centre opens at Southease in Autumn 2009.
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•

The Local Plan includes a policy that specifically resists the development of new static
caravan sites, which are seen as being obtrusive in the landscape and detrimental to
the coastal and rural character of the District. There is however a growing market in
the UK for inland holiday lodge parks (comprising complexes of timber holiday lodges
for holiday home ownership or rental) that can be sensitively accommodated in the
landscape and that can contribute significantly to the development of rural tourism.
There could be opportunities for the development of such parks in Lewes District. We
recommend therefore that the District Council should give positive consideration to
the development of this new form of visitor accommodation, subject to all other
material planning considerations being satisfied.

•

The current policies of the South Downs Joint Committee are likely to restrict visitor
accommodation development here to low-key accommodation and the re-use of
redundant farm buildings. The South Downs Management Plan does however include
policies (P7.17 and P7.18) that provide for new and appropriate tourist
accommodation, including through farm diversification, especially in areas of poor
provision, and the provision of sufficient accommodation within easy reach of the
South Downs Way, including bunkhouse barns, low-key camping facilities and
accommodation for horse riders and their mounts.

5.2.2. Occupancy Conditions that Reflect Modern Patterns of Holiday Taking
•

Local authorities frequently apply some form of occupancy conditions to planning
approvals for self-catering accommodation, holiday parks and touring caravan and
camping sites to prevent them from being used for permanent residential
accommodation. Conditions usually seek to limit the maximum period that an
accommodation unit can be occupied for and/or the opening period for an
accommodation business. Such restrictions can however:

o

Limit the ability of self-catering accommodation businesses to take longer term
lets in the winter e.g. from people moving house or working in the area;

o

Restrict the ability of holiday parks and touring caravan and camping sites to
extend the season;

o

•

Limit the scope for touring caravan sites to take seasonal tourers.

Longer lets during the winter months can help to ensure the viability of self-catering
businesses when holiday demand is lower.
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•

The growth in the short breaks market, coupled with higher specifications for
accommodation units on holiday parks and holiday lodge parks (including insulation
and heating) and higher quality touring caravans and motor homes, means that
many holiday parks and touring caravan and camping sites can now attract business
over a much longer period, and increasingly on a year-round basis. This can thus help
to reduce seasonal employment and generate increased spending in the local
economy throughout the year.

•

National guidance encourages planning authorities to give sympathetic
consideration to opportunities to extend opening periods of non-serviced
accommodation (where there is demand) using conditions to ensure holiday use.
Concerns about permanent occupation can be dealt with using tools such as
requiring holiday parks to obtain proof of a permanent residence elsewhere through
production of a Council tax bill and contracts between holiday home owners and site
operators specifying that the unit cannot be permanently occupied, and requiring
holiday cottage operators to keep a register of occupants for inspection on request.

•

The 2003 Local Plan for Lewes District states that occupancy conditions limiting use by
any individual or group of individuals to 28 days between 1 March and 31 October will
usually be applied to planning approvals for hotels, guesthouses and other serviced
accommodation businesses. Such conditions could also be applied to self-catering
accommodation, although may restrict the ability of caravan sites to take seasonal
tourers and may not be appropriate for holiday lodge parks as lodge owners may well
wish to use their lodges for more than 28 days during the season. Letting conditions
relating to the use of accommodation for holiday purposes as opposed to permanent
residential use would be more helpful to the industry that conditions relating to the
duration of holiday occupation or opening periods.

5.2.3. Extending Retention Policies to Other Forms of Visitor Accommodation
•

The 2003 Local Plan includes a policy (E15) that seeks to resist the loss of existing
touring caravan and camping sites in the District, recognising the important
contribution that they make to the tourism sector of the economy and that there are
limited opportunities for providing new caravan and camping sites in the District. We
would suggest that such a policy could also be extended to other forms of nonserviced accommodation, including self-catering accommodation and holiday
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parks. The research undertaken for Rother and Wealden showed evidence of some
pressure on these types of accommodation for conversion to residential use.

6.

CONCLUSIONS AND RECOMMENDATIONS

__________________________________________________________________________________________

6.1. Identified Accommodation Development Potential
•

The Lewes Hotel & Visitor Accommodation Futures Study identifies market potential for
the following accommodation developments in the District (subject to all other
material planning considerations):

Hotels
o

The expansion and development of existing hotels in terms of additional
bedrooms and leisure, spa, conference and banqueting facilities;

o

New boutique hotels in Lewes town;

o

New country house hotels;

o

New spa hotels;

o

New golf resorts;

o

The development of hotel accommodation linked to wedding and
conference venues, including visitor attractions that cater for these markets;

o

New budget hotels in Newhaven and in Lewes or on the A27.

Pub Accommodation
o

The upgrading and/or expansion of existing pub accommodation operations:

o

The development of new pub accommodation operations through the
development of guest bedrooms within and/or adjacent to pubs.

Guesthouses and B&Bs
o

The upgrading and/or expansion of existing guesthouses and B&Bs;

o

The establishment and development of new guesthouses and B&Bs.
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•

The research undertaken for Rother and Wealden Districts suggests possible market
potential for the development of following other types of visitor accommodation in
Lewes District:

Self-Catering Accommodation
o

The conversion of barns and other redundant agricultural buildings to selfcatering accommodation, in terms of both individual units and holiday
cottage complexes;

o

The development of purpose-built holiday lodges, chalets and log cabins,
again both as individual units and in small complexes (subject to meeting
environmental impact considerations);

o

The expansion and development of existing holiday cottage complexes in
terms of the development of additional units and central leisure facilities and
other amenities.

o

The development of lodges and holiday cottages linked to outdoor activities
such as golf, fishing and horse-riding.

Touring Caravan and Camping Sites
o

The expansion, development and upgrading of existing touring caravan and
camping sites;

o

Extended opening of touring caravan and camping sites, possibly to yearround operation;

o

The use of touring pitches for seasonal tourers;

o

The development of new touring caravan and camping sites;

o

The development of new luxury camping accommodation products, such as
camping pods, yurts and tipis.

Holiday Parks
o

The expansion, development and upgrading of existing holiday parks;

o

Extending the opening of holiday parks, possibly to year-round operation

o

The development of new holiday lodge parks.
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Group and Youth Accommodation

•

o

New youth hostels;

o

Residential activity centres;

o

Camping/ bunkhouse barns;

o

Residential training/conference/ management centres.

Our research shows market potential for the development of all of these forms of
visitor accommodation in Lewes District. Further accommodation development in the
District will be a key driver for future tourism growth, enabling the District to maximise
the economic benefits from attracting staying visitors and creating new jobs and
enterprise development opportunities.

•

The strongest opportunities for new accommodation development in the District are
likely to be in and around Lewes town and the rural parts of the District. Our research
suggests less potential for new accommodation development in Seaford and
Newhaven, other than possibly further budget hotel development in Newhaven. The
priorities here are more to do with the upgrading of existing guesthouses and holiday
parks. Interest in Lewes town from budget hotel developers is likely to be in sites on the
approaches into the town or on the A27 as well as in the town centre.

•

Many of the forms of visitor accommodation that the study has identified market
potential for can be accommodated in more sensitive landscapes, particularly where
they involve the re-use of existing buildings or where they are small-scale in nature.

•

Many of the forms of visitor accommodation that the study has identified market
potential for can provide opportunities for farm diversification and for boosting farm
incomes.

•

There is market potential and need to improve accommodation provision (of all
types) for disabled people.
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6.2. Requirements for Accommodation Retention
•

On the basis of our research we would suggest that there is a case for seeking to
retain the existing hotels, good quality pub accommodation establishments and
guesthouses in Lewes town and the rural parts of the District. While our research did
not identify any such businesses that we think are likely to come forward for change of
use in the near future, this is not to say that this situation may not change at some
point in the future, particularly if the residential property market recovers.

•

It should be accepted that there will always be a churn factor in the small guesthouse
and B&B sector as people enter and exit the sector pre- retirement. Policies that seek
to retain such accommodation would be inappropriate therefore.

•

While we accept that the District Council wishes to retain the remaining guesthouses
in Seaford and Newhaven, it will be important we feel to allow a degree of flexibility
here to allow guesthouses to exit the market if they are no longer viable. Our research
shows that demand for guesthouse accommodation is not particularly strong in these
parts of the District and could be further eroded if a second budget hotel were to
open in Newhaven or the Premier Inn here were to further expand. In view of these
factors, the District Council’s current retention policy should be sufficient for such
instances. A marketing for sale test might also be applied to the larger guesthouses in
these locations (as we have suggested should be applied to hotels). Most of the
guesthouse owners that we spoke to in Seaford expect to remain in business for some
time to come and one is looking at establishing a second B&B business in the town.
The alternative therefore could be to leave the future of the guesthouse sector in
Seaford, Newhaven and Peacehaven to market forces.
•

Our research suggests that there is a case for seeking to resist the change of use of
non-serviced accommodation businesses in the District, given that such businesses
could come under pressure for residential use (which could be contrary to other
planning policies) and that there are limited opportunities in the District for replacing
some forms of non-serviced accommodation, such as touring caravan and camping
sites and holiday parks.
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6.3. Future Policy Direction – Key Considerations
•

In moving forward with the development of strategies and policies for hotel and visitor
accommodation development in the District as part of the LDF process, we would
suggests that the District Council should take account of the following key
considerations:

a)

Planning for Accommodation Growth
•

The Hotel & Visitor Accommodation Futures Study identifies strong market potential for
the further development of a range of different types of hotel and visitor
accommodation in the District, and significant economic benefits to be gained from
the continued expansion of the District’s hotel and visitor accommodation sector. The
District Council thus needs to plan positively for accommodation growth, to maximise
such opportunities and benefits.

b)

Reflecting Good Practice and Strategic Guidance
•

The Good Practice Guide and policies adopted in the South East Plan provide a clear
steer for local authorities on the development of tourist accommodation policies. TSE’s
guidance on planning for hotel and pub accommodation development and hotel
retention policies and research on the development potential of the self-catering
sector provide further guidance to local authorities. Lewes District Council should thus
take full account of this guidance in moving forward with the development of its
policies for hotel and visitor accommodation development.
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c)

Establishing a Locational Strategy that Reflects Market Reality
•

The Hotel & Visitor Accommodation Futures Study identifies strong market potential for
hotel and visitor accommodation development in and around Lewes town and the
rural parts of the District, but less scope for new accommodation development in
Seaford, Newhaven and Peacehaven, other than possibly further budget hotel
development in Newhaven. The priorities in these locations are more to do with
encouraging the upgrading of existing guesthouses and holiday parks. Interest in
budget hotel development in Lewes town is likely to be for sites on the approaches
into the town and on the A27 as well as the town centre. These findings need to be
considered in the development of strategies and policies for these geographical
areas of the District.

d)

Planning Conditions that Reflect Modern Patterns of Holiday Taking
•

While occupancy conditions may be necessary to guard against the use of holiday
accommodation for permanent residential use, the District Council should take care
to ensure that such conditions do not limit the ability of visitor accommodation
businesses to extend their operating season and cater effectively for markets for
which they have identified clear demand. Conditions relating to the use of
accommodation for holiday purposes as opposed to permanent residential use
would be more helpful to the industry that conditions relating to the duration of
holiday occupation or opening periods.

e)

An Appropriate Retention Policy
•

Our research suggests a case for the District Council to have policies in place to resist
the change of use of hotels, good quality pub accommodation businesses, large
guesthouses and non-serviced accommodation establishments. Such policies should
require applicants to demonstrate that they are unable to attract a new buyer,
despite best endeavours, and that their business is no longer viable and cannot be
made viable. The District Council should establish clear criteria for assessing such
change of use applications and should clearly set out in its policies the evidence that
applicants are required to provide. The TSE ‘Here to Stay’ guidance provides a ’toolkit’
which sets out a procedure to follow and identifies the evidence to be produced for
change of use applications.
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f)

Providing for New Accommodation in the Countryside
•

Current Local Plan policies allow accommodation development in the countryside in
terms of the re-use of existing buildings. Such a policy is however too restrictive and
does not fully reflect market opportunities or the commercial realities of visitor
accommodation development and operation. We would suggest therefore that
there needs to be greater flexibility (subject to the usual caveats in terms of scale and
impact) to also allow some new accommodation development in the countryside,
such as new-build extensions to existing properties; standalone new-build
accommodation units such as log cabins and lodges and purpose-built holiday
cottages; purpose-built shower/ toilet blocks and leisure facilities on touring caravan
and camping sites and holiday parks and new holiday lodge parks. The expected
National Park designation for the South Downs is likely to generate increased demand
for accommodation in this part of the District. The need to protect the landscape will
be of paramount importance here. Accommodation development is likely to be
restricted to low-key, low impact provision and the re-use of redundant buildings. Due
consideration should however also be given to market requirements in terms of
facilities and quality and the economics of ensuring the viability of visitor
accommodation development projects.

g)

Accommodating Emerging Visitor Accommodation Offers
•

New tourist accommodation products are emerging, and the innovative or
sometimes hybrid nature of these offers can make it difficult for them to fit into
standard planning/use class boxes. Yurts and camping pods are two good recent
examples, crossing permanent/semi-permanent boundaries. In such cases there may
be no planning case law. The first camping ‘pods’ in the Lake District, for example,
were dealt with under the Council’s static caravan policy, where the presumption
was against new development, but in fact a departure was made from policy based
on justifiable reasons. This is an excellent example of how to make things happen
through a more flexible approach to policy implementation.
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•

In addition, the standard of some traditionally poor quality offers is improving as they
re-position themselves in the market. Holiday parks are a good example of this; static
caravans generally have a very negative image in terms of perceptions of their visual
impact and the enforcement difficulties associated with preventing their permanent
occupation. However companies like Dreamlodge are developing a whole new
breed of holiday lodge parks that are very upmarket, superbly landscaped, wellmanaged and offering very high quality aesthetically pleasing units. They may
develop new parks if planning will allow, or purchase existing sites to redevelop. Such
developments can help to take the pressure off the local housing market by providing
those looking to buy second/ holiday homes and alternative to bricks and mortar
properties.

•

Perceptions of these offers needs to change in line with product development trends,
and policies relating to them adjusted accordingly to give flexibility where there is
potential.

f)

Planning for Staff Accommodation Needs
•

Staff accommodation is needed in association with both serviced and non-serviced
tourist accommodation due to a lack of affordable housing and issues to do with
managing accommodation and security especially when accommodation
businesses are closed in the winter. This is recognised in the South East Plan policy TR5.
The District Council thus needs to be receptive to the need for hotel and visitor
accommodation operators to make provision for permanent on-site staff
accommodation.
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6.4. Other Requirements for Local Authority Intervention and
Support
•

Aside from having a positive planning policy framework for hotel and visitor
accommodation development there are other roles that Lewes District Council and its
partners can play to more proactively support the development of the District’s hotel
and visitor accommodation sector, subject to budgetary and staff resources.

a)

Destination Marketing
•

Many of the hotel and accommodation providers that we spoke to in the District
identified a need for improved and increased destination marketing for the area, to
raise awareness of the District in the domestic leisure break and overseas tourist
markets.

b)

Business Support for Accommodation Businesses
•

Small hotels and visitor accommodation establishments are frequently purchased or
established by people that are new to the sector and who have little or no previous
experience of running accommodation businesses. It would be helpful therefore for
the public sector partners to provide and promote some form of business support
package to assist new entrants in establishing and developing rural accommodation
in their area. Such a package could include:

o

Information packs providing all of the information that new entrants will need
when setting up and running a rural accommodation business;

•

o

Training seminars and workshops;

o

Grant aid or some other form of financial assistance.

Grant aid will almost certainly be needed to support the development of camping
barns, should such accommodation be seen as a priority. Camping barns are not
usually commercially viable without some form of public sector financial support.

•

Tourism South East provides a range of business advice publications and runs various
training courses and projects that could be proactively promoted to accommodation
providers in the District.
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c)

Proactive Promotion of Accommodation Development Opportunities
•

There would be merit in Lewes District Council undertaking work to proactively
promote the accommodation development opportunities identified in the Hotel &
Visitor Accommodation Futures Study in terms of:
o

A local PR campaign:

o

Alerting business support agencies to the opportunities;

o

Mailshots to pubs, farmers, wedding and conference venues and golf courses;

o

Accommodation development workshops;

o

Proactive marketing of hotel development sites and opportunities to
potentially interested hotel companies;

o

Uploading information about hotel development opportunities in the District
onto TSE’s regional hotel investment website1.

d)

Developing the Tourism Product of the District
•

The further development of the District’s tourism product, including its attractions,
activity tourism and events product, should provide an additional boost to the
demand for hotel and visitor accommodation in the District by providing new reasons
to visit and return.

•

The development of activity tourism in the District is likely to create new demand for
visitor accommodation in rural locations , particularly in terms of touring caravan sites,
camping pitches and sites, camping pods, camping barns and hostel
accommodation. In turn, the development of such accommodation will also be
needed to support the development of activity tourism.

Hotel Solutions is contracted to produce hotel investment factsheets for Lewes District for
uploading onto the TSE hotel investment website as part of the contract for the Hotel & Visitor
Accommodation Futures Study.
1
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•

The development of walking is likely to generate the greatest demand for rural
accommodation. In developing the District’s walking product, the District Council and
its partners need to recognise that the strongest market potential will be for centrebased walking breaks and that accommodation businesses are generally looking for
more than one-night stays. This suggests that a strategy that seeks to develop clusters
of circular walks around accommodation bases, possibly as promoted centres for
walking breaks, would be more in line with market potential and the requirements of
accommodation operators, rather than the development of further linear and long
distance walking trails.

•

Accommodation providers will also need to be encouraged to provide appropriate
facilities for guests coming to walk, cycle or take part in other outdoor activities. This
would include drying rooms and washing facilities. Relevant accommodation
businesses should be encouraged to take part in the VisitBritain Walkers & Cyclists
Welcome Scheme.

e)

Monitoring Accommodation Development and Performance
•

The Hotel & Visitor Accommodation Futures Study provides a snapshot of the District’s
accommodation sector at one point in time. Moving forward it will be important for
the District Council to continue to monitor how the sector is developing and
performing to establish ongoing priorities for the further development and retention of
hotels and visitor accommodation businesses in the District. This will require ongoing
updating of the District Council’s database of hotels and visitor accommodation
establishments and ongoing monitoring of planning applications for hotel and visitor
accommodation projects. The District Council may also need to monitor the
brochures and websites of holiday cottage letting agencies to identify changes in the
District’s self-catering supply. The Hotel & Visitor Accommodation Futures Study
provides lists of the hotel and visitor accommodation establishments that we identified
through our research and checking of LDC and TSE accommodation stock records.
These can be used to update the District Council’s database.
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•

In terms of monitoring hotel and accommodation performance, the most effective
way of doing this will be to periodically undertake or commission an in depth survey of
the District’s hotel and visitor accommodation sector along the lines of the surveys
undertaken for the Hotel & Visitor Accommodation Futures Study. The alternative
would be to establish some form of ongoing tourist accommodation business survey
(along the lines of the Wealden Tourism Business Survey). Such surveys are time
consuming to administer however, and it can be difficult to get accommodation
operators to consistently participate on an ongoing basis.

6.5. Moving Forward – Next Steps
•

In moving forward the following next steps actions will be needed to disseminate and
act on the study findings in order to capitalise on the opportunities identified:

a)

Using the Study to Inform the Local Development Framework
•

The District Council’s primary objective in commissioning the Hotel & Visitor
Accommodation Futures Study was to inform the development of LDF policies for
hotel and visitor accommodation development and retention. The study findings
should thus be used to ensure that relevant LDF documents make adequate provision
to support and encourage the development of the types of hotel and visitor
accommodation for which market potential has been identified ( subject to meeting
other planning requirements) and to retain existing good quality accommodation
businesses.

b)

Using the Study to Inform Planning Decisions in the Interim
•

It is likely to be some time until the policies of the Local Development Framework are
firmly in place. In the meantime, it will be important to ensure continued close
working between the District Council’s Tourism/Cultural Services and Planning/
Development Control teams in determining planning applications for visitor
accommodation development. This should ensure a joined up and consistent
approach that reflects tourism as well as planning priorities, and is an opportunity to
begin steering hotel and visitor accommodation development schemes more
positively in line with the potential identified in the Hotel & Visitor Accommodation
Futures Study, assuming that this is the direction that the District Council will wish to
move towards in the LDF.
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•

Similarly, Development Control Officers need to take the findings of this study on
board as far as they are able to within the current policy.

•

A workshop/presentation of the study findings to a cross departmental team that
includes Tourism, Economic Development, Planning Policy and Development Control
teams – and any others it is considered will need to take action as a result of the study
findings – would help to disseminate the findings and begin the process of change
that can feed into the various work programmes each has responsibility for.

c)

Acting on the Study Recommendations for Proactive Support
•

Depending on its budgetary and staff resources, the Tourism/ Cultural Services Team
will need to decide whether and how best to act on the study’s recommendations
regarding proactively supporting the development of the District’s hotel and visitor
accommodation sector in terms of:

o

Increasing and improving the marketing of Lewes as a visitor destination;

o

Business support measures for new accommodation businesses;

o

Proactive promotion of the visitor accommodation development opportunities
identified in the Hotel & Visitor accommodation Futures study;

o

Developing the tourism product of the District;

o

Ongoing monitoring of hotel and visitor accommodation development and
performance.

d)

Releasing the Study Findings into the Public Domain/ Wider Dissemination of
the Study Findings
•

A key consideration in moving forward will be to decide whether and how best to
release the study findings into the public domain. At this stage the report is issued as a
confidential consultancy report to the District Council. If it is to be used as part of the
evidence base for the Local Development Framework it will become a publicly
available document under the Freedom of Information Act. There are many positive
messages in the report and many positive reasons for making the study findings more
widely available to existing accommodation providers in the District and people that
might be interested in developing or supporting the development of new
accommodation businesses in the District. The District Council will need to decide
whether to release the report in its entirety, or edited versions of it, possibly in the form
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of accommodation development fact sheets (Hotel Solutions is already contracted to
produce hotel investment fact sheet material for Lewes to be uploaded onto TSE’s
regional hotel investment website). The District Council will also need to decide
whether there are aspects of the report that it may be more prudent to keep
confidential.

e)

Developing a Tourism Strategy for Lewes District
•

Finally, in moving forward, we would recommend that the District Council should
establish a clear vision and strategy for the future development of tourism in the
District. This will provide the necessary context and support for realising hotel and
visitor accommodation development opportunities in the District, It will also provide a
framework and rationale for addressing other requirements in terms of the
development of the District’s tourism product, business support and destination
marketing.
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APPENDIX 1
LEWES DISTRICT - HOTELS & ACCOMMODATION BUSINESSES INTERVIEWED

Hotel/ Accommodation Establishment

Location

Hotels
The Shelleys
Pelham House
The White Hart
Premier Inn Newhaven
Newick Park

Lewes
Lewes
Lewes
Newhaven
Newick

Pub Accommodation
Newmarket Inn
The Dorset Arms
The Crown Inn
The Bull Inn
The White Schooner Inn

Lewes
Lewes
Lewes
Newick
Peacehaven

Guesthouses/ B&Bs
Langtons House
Millers
Berkeley House
Lenham
Ranscombe House
The White Lion Hotel
The Avondale
Malvern House
Holmes Lodge

Hotel Solutions
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APPENDIX 2
LEWES DISTRICT GUESTHOUSE AND B&B PERFORMANCE

Introduction

1.
•

Telephone interviews were conducted with a total of 9 B&B and guesthouse
operators in Lewes district. Establishments participating are highlighted at the end of
this summary report. The key findings from the survey are summarised below.

2.

Reasons for Entering the B&B and Guesthouse Sector
•

B&B proprietors in Lewes enter the B&B sector for a number of reasons including for
lifestyle reasons (e.g. children have left the family home), to maximise the use and
financial return from a large house and purely as a business venture.

•

As some B&Bs and guesthouses in the district operate on a casual basis only, not all
establishments are available for bookings on a year round basis.

3.

Occupancy Levels & Trends
•

Occupancy levels for 2007 vary fairly significantly amongst B&Bs and guesthouses in
the district, ranging from average annual occupancies of 45% to 70%. Average
annual occupancies are generally stronger for B&Bs and guesthouses in Lewes
(typically 60-70%) than in Seaford (typically 45-60%)

•

On the whole, occupancy levels are reported to have increased in 2007 compared
with 2006 levels.

Whilst 2008 occupancy levels are reported to be similar to those

achieved in 2007, the prospects for 2009 are less certain.
•

Amongst establishments reporting year on year increases in performance, the ability
to provide quality accommodation and excellent customer service are highlighted as
the primary reasons for this strong performance.

•

B&B and guesthouse operators that reported static or declining occupancies
attributed this to a drop off in demand from business visitors and US tourists.
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4.

Weekend Demand

4.1.

Strength of Demand

•

B&B and guesthouse operators in the district report that business at weekends (Friday
and Saturday nights) is strong. Although, this is most marked during the peak summer
months, occupancies can still be strong during the shoulder months (including
April/May and September/October) and even during the winter.

4.2.
•

Reasons for People Staying at Weekends
Weekend visitors to Lewes district come for a variety of reasons, including for the
Glyndebourne Opera season (Mid-May –August), to visit friends and relatives and for
weddings.

•

Leisure break visitors (from London) and overseas tourists tend to be a secondary
market for B&Bs and guesthouses in the district. Overseas markets staying in the
district include US, French, Belgian, Italian, Swiss and Dutch. The Asian market is a
secondary market for Seaford guesthouses and B&Bs relating to families visiting
children at Newlands School. Seaford also attracts some transient overseas tourists
using the Newhaven ferry service.

4.3.
•

Evidence of Denied Business/Shortages of Accommodation
The indications are that fairly significant levels of business are being denied at
weekends, particularly during the peak summer period, with some operators
indicating that they could fill their properties twice or three times over during these
times. The level of denied business tends to be greater in Lewes compared to
Seaford.

4.4.
•

Trends in Weekend Occupancies
Weekend occupancy levels have remained relatively static (high) over the last few
years, though some operators in Seaford noted a marginal increase in performance
in 2007 and 2008.

4.5.
•

Trends in Weekend Markets
There has been no significant variation in weekend markets over the previous few
years other than a fall off in the US tourist market.
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5.

Midweek Demand

5.1.

Strength of Demand

•

Midweek occupancy levels are at their highest during the Glyndebourne season and
peak summer months and in some instances are comparable to weekend
occupancies during this period. Midweek occupancies are otherwise not so strong,
especially over the winter period.

5.2.
•

Reasons for People Staying Midweek
Visitors stay in Lewes for a variety of reasons during the week. In the season B&Bs and
guesthouses in and around the town of Lewes attract visitors attending Glyndebourne
Opera.

•

People visiting friends and family, business visitors and contractors also form an
important share of the midweek market for B&Bs and guesthouses in the district.
Leisure break visitors and overseas tourists are minor midweek markets. Other
midweek markets are barristers attending the county court, film makers and antique
dealers.

5.3.
•

Evidence of Denied Business/Shortages of Accommodation
With a few exceptions in Lewes and the surrounding area during the peak summer
period, guesthouses and B&Bs in the district do not generally deny business during the
week.

5.4.
•

Trends in Weekday Occupancies
Weekday occupancies appear to have remained relatively static over recent years,
although some operators reported a decline in their midweek performance. Some
establishments in Seaford feel that the Premier Inn at Newhaven has taken some of
their weekday business since it extended.
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5.5.
•

Trends in Weekday Markets
Trends reported in terms of changes to weekday markets include:

o

A decline in the business market.

o

A decline in the contractor market, though the development of a new Tesco
store in Seaford is currently a source of business for some operators here.

o

6.

Fewer overseas tourists, particularly from the North American market.

Future Prospects & Plans
•

B&B and guesthouse operators in the district view the prospects for 2009 and the
following number of years as less certain than preceding years, though many remain
upbeat about prospects for the B&B and guesthouse sector in the district. The current
economic downturn is the primary cause of this uncertainty. However, the following
factors have been highlighted as offering potential for future business:
o

Possible growth in the domestic leisure break market as people choose to holiday
at home as opposed to more expensive holiday destinations.

o

Potential for more European holidaymakers due to the strengthening Euro against
sterling.

o

A new incinerator being built in Newhaven from January 2009 with the potential
to impact positively on the contractor market in Seaford during the winter.

•

With two exceptions, the majority of B&B and guesthouse operators expect to
continue in business for the foreseeable future. One operator in Seaford has plans to
open a new B&B business in the town.

•

One guesthouse in Seaford has planning permission to convert to residential flats but
has lost the developer interest it had since the decline in the residential property
market.
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7.

Other Comments
•

Other comments made specifically in relation to the town of Lewes during the course
of this survey include:

o

Need to provide more reasons for visitors to come to Lewes and in particular a
need to provide things to draw visitors in e.g. markets.

o

Parking restrictions and costs are seen as proving a deterrent to visitors to the
town.

o

High rents are reported to be a major reason as to why a large number of shops in
Lewes are closing down

o

The high cost of housing in the town is cited as having an impact on the decline in
the indigenous population, particularly amongst first time buyers

o

Tourism signage to and within Lewes needs improvement, particularly related to
its historical attractions.

o

Need to capitalise on the Thomas Paine Festival, particularly in the US tourist
market.
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LEWES DISTRICT – B&B AND GUESTHOUSE SURVEY PARTICIPANTS

Hotel Solutions

•

Langtons House - Lewes

•

Millers - Lewes

•

Berkeley House - Lewes

•

Lenham -Lewes

•

Ranscombe House- Glynde

•

The White Lion Hotel - Seaford

•

The Avondale - Seaford

•

Malvern House - Seaford

•

Holmes Lodge - Seaford
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APPENDIX 3
SOUTH EAST PLAN – TOURISM ACCOMMODATION POLICIES

Regional policies for tourism are set out in the emerging South East Plan. These policies
were developed initially in ‘Destination South East’, a land-use and planning strategy for
the tourism industry that was approved in November 2004 as a formal alteration to RPG9.
RPG9 has now become the adopted Regional Spatial Strategy as amended in
November 2004, and is being rolled forward as the South East Plan, which was submitted
to Government in March 2006. The final document is expected to be published in
Autumn 20081
RPG9 and the emerging South East Plan incorporate specific policies relating to the
tourist accommodation sector. These policies seek to:
•

Facilitate a consistent approach to planning for accommodation

•

Ensure planning policies reflect both the diversity of the sector and market reality

•

Provide clear guidance on the location of development.

These policies are set out in TSR5. Part i) sets out six aspects of tourist accommodation
that should be addressed in development plans, whilst Part ii) advocates that the
Regional Tourist Board and local authorities should jointly monitor the demand for and
supply of accommodation. The policies are detailed below.

The South East Plan was submitted to Government in March 2006; consultation on the
Plan ended in June 2006, and an Examination in Public took place between November
2006 and March 2007, publishing its findings in November 2007. The Secretary of State is
at the time of writing considering the recommendations of the Panel Report and
proposed changes will be published in July 2008, subject then to a 12 week consultation
period. The Government response is expected in Spring 2009.

1
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POLICY TSR 5
The diversity of the accommodation sector should be positively reflected in tourism and
planning policies.
i)

In formulating planning policies and making decisions local planning authorities
should:
1. Consider the need for hotel developments to be in the proposed location,
including links with the particular location, transport interchange or visitor
attraction, and seek measures to increase access by sustainable transport
modes.
2. Provide specific guidance on the appropriate location for relevant
accommodation sub-sectors. This should be informed by their different site
requirements and market characteristics and how these relate to local
planning objectives.
3. Encourage the extension of hotels where this is required to upgrade the
quality of the existing stock to meet changing consumer demands.
4. Include policies to protect the accommodation stock where there is
evidence of market demand.
5. Strongly encourage the provision of affordable staff accommodation as part
of new and existing accommodation facilities in areas of housing pressure.
The criteria for the application of such a requirement should be clearly set out
in the development plans.
6. Facilitate the upgrading and enhancement of existing unserviced
accommodation, including extensions where this will not harm landscape
quality or identified environmental assets and encourage the use of
accommodation throughout the year for holiday purposes. Particular
attention should be paid to identifying suitable sites for the relocation of
holiday parks under threat from coastal erosion or flooding.

ii)

Tourism South East and local authorities should, working together, undertake
active monitoring of the demand for and supply of tourism accommodation on a
regional and sub-regional basis.
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These general principles are adopted in a statutory document and as such have the
same status as a Local Plan. They seek to guide local authorities in the completion of
current Local Plans and the preparation of the new Local Development Frameworks.
The emerging South East Plan and its predecessors have identified a number of issues
that inform this policy, including:
•

Development plans should be based on a thorough understanding of the needs
of accommodation developers and operators and the demands of their markets.

•

This should be built upon an on-going dialogue between planners and the
industry.

•

And supported by regular monitoring and assessment of both demand and
supply.

•

Existing stock may need to extend to meet the expectations of the modern day
market.

•

There is a real pressure for residential conversion should existing accommodation
supply not be able to re-position and compete.

•

Visitor accommodation – serviced and unserviced - is an important component in
encouraging sustainable tourism through generating longer stays, more
expenditure and linkages to other tourism opportunities.

•

Although hotels are ideally suited to town centre locations hotel developers find it
difficult to compete with land values in many urban areas.

•

Mixed-use developments may be the only way to achieve town centre hotel
development.

•

The exceptions to sequential testing for hotels out of town are country house
hotels and provision associated with key transport gateways and regionally
significant visitor and sporting attractions, although hotels serving markets that
don’t need to go into a town centre, e.g. one-night stopovers, may also be
better located on the outskirts of towns.

•

There is an on-going need for staff accommodation in association with serviced
and unserviced accommodation in the South East due to a lack of affordable
housing.

•

Attractive self-catering units in rural areas come under pressure to convert to
residential use and should be protected where there is evidence of demand.
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•

There will be an increasing demand for improvements to existing holiday parks as
market expectations change – especially in coastal locations – and sites may
need significant expansion to facilitate quality improvement; this should be
considered favourably where there is evidence of existing or potential demand,
subject to environmental impacts.
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APPENDIX 4
HOTEL SECTOR PLANNING POLICY GUIDANCE
ISSUED BY TOURISM SOUTH EAST

_____________________________________________________________
Hotel Sector Planning Policy Guidance
Tourism South East has worked with Hotel Solutions and partner local authorities in the
South East Region on a number of accommodation studies over the past 8 years. These
studies have resulted in a series of best practice planning guidance documents being
produced which are intended to aid Local Authority Planning, Tourism and Economic
Development Units in shaping future policy and action with regard to the
accommodation sector. Here we provide a summary of each and reference the source
material that can be accessed via the Tourism South East website.

‘Here To Stay’ – Tourist Accommodation Retention and Loss (October 2006,
Tourism South East)
This document looks at the case for retaining tourist accommodation and various
approaches to accommodation retention policy across a range of destinations. It then
identifies key issues and guiding principles relating to retention policy and sets out an
evaluation tool that can be used by local authorities and adapted as required to local
circumstances.
With more and more cases going to appeal, particularly where a residential permission is
likely to deliver a hotel owner a significantly higher return than the sale of the property as
a going concern, many local authorities have recognised the need to tighten up their
policies and procedures.
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It is worth highlighting here the key retention policy planning principles that should guide
policy preparation in this area. Policies should be:
•

Well-defined and transparent - clearly spelled out in terms of the rationale behind
the policy and how it will be implemented.

•

Consistently applied - out of fairness to applicants but also so that Officers,
Members, Inspectors and applicants/their advisors cannot challenge the Council
in its approach.

•

Objective – criteria/evidence-based - criteria-based policies seem to be the way
forward, and provide a set of requirements that the applicant must respond to
and provide evidence against.

•

Economically realistic - viability is at the core of many of the change of use
arguments requiring an understanding by the Council and Inspectors of the
economics of hotel operation.

•

Reasonable - in terms of knowing when to let establishments go, both in terms of
the individual circumstances surrounding a property and the contribution it is
making to the bigger picture.

•

Related to prioritised needs of the destination - in terms of identified core areas
where it is desirable that accommodation is retained.

•

Linked to tourism strategy - to support identified market priorities and priorities for
the location of development/investment.

•

Flexible - responsive to changes in the market, the economy and the destination
(albeit that timeframes may require determination).

•

Market-led - which requires the monitoring of market and performance trends.

•

Should not perpetuate accommodation for which there is no market - again
requiring an understanding of market needs and the required product response.
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•

Based on consultation with the local tourism/hotel industry.

Application of these principles requires a local authority to:
•

Think through how the implementation of policies will impact on the destination;

•

Set out clearly the criteria and evidence to be presented by any change of use
applicant;

•

Have the support tools and data to be able to debate and indeed where
required counter the argument being put forward by the applicant with the
benefit of commercial assessments and advice.

The starting point for developing the policy approach and system for evaluation should
be a clear vision for the destination and the role the accommodation sector plays in this.
What are the accommodation needs of different markets and where should this be
located? What mixture of new development, retained stock and managed loss will best
achieve this? This needs to be based upon sound market evidence and not unrealistic
aspirations.
In relation to retention, the evaluation tool set out in the guidance identifies:
•

•

the criteria against which applications should be assessed, principally:
o

proof of marketing for sale;

o

evidence of business performance;

o

evidence of professional management;

o

evidence of attempts to save the business.

the type of evidence sought from applicants to demonstrate that they meet
these criteria – or otherwise, including:
o

Independent valuation;

o

Sale marketing materials and responses ;

o

Accounts;

o

Occupancy and Achieved Room Rate data;

o

Business Plans;
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•

o

Marketing Plan, schedule and brochures;

o

Investment schedule and plans;

o

Details of plans to up-grade/re-position with full costings.

the response required from the Local Authority, including sources of information
and expertise, which could include:
o

Tourism Strategy inputs/consultation with Tourism Team;

o

Independent property valuations/local agent inputs on hotel sales;

o

Monitor of supply, loss and development;

o

Monitor of demand across the destination and by area;

o

Assessment of hotel standards and fit for purpose;

o

Benchmark data on business performance by size and type;

o

Accountancy inputs on viability of current and potential schemes;

o

Surveyor inputs on required investment costs.

Attracting Hotel Investment (Tourism South East, 2004)
Tourism South East has also issued planning guidance to Local Authorities on attracting
Hotel Investment. The guidance identified four cornerstones of good practice in
attracting hotel investment:
•

Effective communication;

•

Positive planning;

•

Pro-active inward investment;

•

Market-focused monitoring.

The key recommendations from this as appropriate to the potential identified in Coastal
West Sussex have been built into the ‘Moving Forward’ section of this report.
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‘Room At The Inn’ – Local Authority Planning Guidance on Developing
Rural Pub Accommodation (Tourism South East, 2004)
This guidance provides information on:
•

the pub accommodation sector and key industry trends;

•

the performance and potential of the pub accommodation product;

•

the key drivers to success;

•

the issues surrounding the development of pub accommodation;

•

the barriers to investment and how local authorities can help to overcome these.

Its intent is to help local authorities recognise the potential of rural pub accommodation
development, inform future policy development and assist with decision-making on pub
accommodation planning applications.
The guidance identifies 5 areas where local authorities can act to create the framework
for the sector to develop involving:
•

Greater awareness of the potential and disseminating this;

•

Improved information about the sector and its performance, at a local level;

•

A more responsive approach to planning, highways and signage;

•

Greater flexibility in planning and design and the adoption of reasonableness
and a co-operative approach between investor and planning authority;

•

More focused and integrated support for pub accommodation, in terms of
planning, business advice, marketing and financial assistance.
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APPENDIX 5
EXTRACT FROM DCLG GOOD PRACTICE GUIDE ON PLANNING FOR TOURISM

____________________________________________________________________

Tourist Accommodation
1.

Tourism accommodation takes many different forms, including hotels,
guesthouses and bed and breakfast premises, self-catering, touring and
static caravans and camping, and caters for a variety of tastes and budgets.
But all are capable of bringing economic benefits to the areas in which they
are located. These benefits will need to be assessed alongside other issues
such as suitability of the location in terms of its sustainability.

2.

The issues that will need to be addressed in considering planning applications
or tourist accommodation will vary according to the type, size, and nature of
the accommodation being provided. These are considered further below.

Hotel and serviced accommodation
GENERAL LOCATIONAL PRINCIPLES
3.

The process of identifying suitable locations for hotel and serviced
accommodation, whatever its nature, should be an integral part of the plan
making process. Local planning authorities and the tourist industry should
therefore engage constructively to identify suitable locations in plans for
hotel accommodation to meet identified current and future needs. This is
particularly important for major hotels – for example those with business,
conference and banqueting facilities, or large hotels catering for tourists –
where the preference should be to identify town centre sites wherever
possible, in line with national policies set out in PPS6. Such sites are the most
sustainable in planning terms, since they allow greater access by public
transport, contribute to urban vitality and regeneration, and allow visitors to
easily access other town centre facilities and attractions. Where proposals for
major hotel facilities come forward outside the development plan process,
their location should be assessed in line with the policies in PPS6 and the
sequential approach to site selection.
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4.

Proposed locations for other types of hotel and serviced accommodation
should also be considered through the plan process wherever possible. The
emphasis, whatever the type of accommodation, should be on identifying
the most sustainable locations, having regard to national planning policies.
But in allocating sites in plans, or considering planning applications that
come forward outside of the plan process, developers and planning
authorities need to recognise that the particular market being met by the
accommodation may influence the nature of the location chosen. So, for
example, accommodation catering for those seeking to enjoy the natural
environment through walking and outdoor recreation may be better located
in a rural area, in or at the edge of the centre of a village or small town,
rather than in a major town centre some distance away from the attractions
it serves.

5.

Whatever the type of hotel or serviced accommodation and whatever
Its location, it should:
•
•

Fit well with its surroundings, having regard to siting, scale, design,
materials and landscaping; and
Be in harmony with the local environment (taking account of, amongst
other factors, residential amenity, noise, traffic and parking in the vicinity).

HOTEL ACCOMMODATION IN RURAL AREAS
6.

National planning policies set out in PPS7 Sustainable Development in Rural
Areas makes it clear that the expectation is that most tourism
accommodation requiring new buildings should be located in, or adjacent
to, existing towns and villages. PPS7 also recognises that proposals to convert
existing rural buildings to provide hotel and other serviced accommodation
should be acceptable, subject to any general criteria that may be set in
development plans on the re-use of such buildings.

7.

National Parks and Areas of Outstanding Natural Beauty attract visitors who
wish to enjoy the special qualities of the landscapes and the countryside of
these areas. It is important that sufficient accommodation of a suitable range
of types is provided for these visitors. However, particular care needs to be
taken over the number, scale and location of accommodation facilities in
these designated areas to ensure that the particular qualities that justified the
designation are conserved. These considerations are best addressed through
the plan process wherever possible.

Hotel Solutions

January 2009

Lewes Hotel & Visitor Accommodation Futures – Draft Report - Confidential
______________________________________________________________________________________

HISTORIC TOWNS AND CITIES
8.

Historic towns and cities are an attraction to tourists from home and overseas
and there is pressure to increase hotel accommodation in them. Great
importance is attached to the preservation of buildings of architectural or
historic interest both for their intrinsic qualities and for the contribution they
make to our towns and villages, and to tourism. It is therefore important that
any proposals for new hotel accommodation in such towns and cities are
sensitive to their surroundings.

9.

Conversion into hotels is often a realistic proposition for ensuring the retention
and maintenance of historic buildings provided it is sensitively handled, does
not materially alter the character or historic features of the building, and
provided the new use does not generate traffic movements which cannot
be accommodated.

10. Many historic buildings in town and country are already in use as hotels. If
carefully designed, additions can be achieved without adversely affecting
the historic fabric or character and maintain the historic building in viable
use. But large-scale buildings in a small-scale setting, buildings which
adversely affect the existing skyline, and those which by their design,
materials, illumination or building line are out of sympathy with neighbouring
historic buildings will normally be unacceptable.
MODERNISATION AND EXTENSIONS
11. Aside from historic buildings, there are many redundant or semi-obsolete
buildings – such as closed mills, distilleries, warehouses, or railway stations –
that can lend themselves well to adaptation and modernisation as hotels,
other forms of serviced accommodation or restaurants. To convert such
buildings to compatible use can bring life back to an otherwise wasted asset
– thus conserving a useful and often attractive building, improving a
neglected site and helping the local economy.
12. Similarly, moderate-sized extensions to an existing hotel or public house,
including the addition of bedroom accommodation, can help to ensure the
future viability of such businesses. This may satisfy a local need as well as a
tourism one, by fully utilising the potential of the site but without any
disproportionate increase in scale. In all cases, careful consideration should
be given to ensure that the size of the extension proposed is not
disproportionate for the location concerned.
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BUDGET HOTELS, MOTELS, AND TRAVEL LODGES
13. Where budget hotels are designed to cater for longer stays at a destination
(for example, those catering for visitors to historic towns and cities), their
location should be considered in light of policies in the development plan
and national policies in PPS6 on town centres. Location of such hotels in town
centres maximises the opportunities for visitors to easily access other town
centre facilities and attractions.
14. Other types of budget hotels and similar types of development such as
motels and travel lodges cater more for car-born travellers, often for a single
overnight stay – e.g. business travellers en-route to a destination. In such
cases, the preference of developers will be for sites on major traffic routes
outside of the centre of large towns or tourist centres. However the aim
should be to make any development as sustainable as possible, and it will
not normally be appropriate for such developments to be located in open
countryside away from major settlements. Edge of town centre locations, for
example on a ring road or on a major route out of the town centre, will
usually be the most appropriate locations if a town centre location is not
suitable, available or viable.
15. For out-of-centre locations, design and layout of the development is likely to
be of considerable importance in deciding whether it is acceptable in
planning terms. Depending on the setting, an open layout in which careful
attention has been paid to achieving a high standard of design and
landscaping is likely to be more acceptable than a dense concentration of
buildings.
16. Where a proposal includes other new facilities, such as a petrol station or
shop, these will have to be considered on their own merits. If they are
objectionable in themselves, the fact that they are combined with a hotel
will not remove the objections. Restaurants, fast food outlets, leisure, fitness
and other facilities open to the general public as well as residents are also
sometimes combined with hotel proposals, in which case the extra traffic
they are likely to generate and its effect on the highway must also be taken
into account.
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CAR PARKING
17. Maximum car parking standards for hotel and serviced accommodation
may be included in development plans. Where such standards are not
included in plans, planning authorities will need to consider what are
appropriate levels of parking, based on the market which the hotel serves, its
location and availability of public transport facilities. In addition, for those
hotels where a substantial part of the parking needs are attributable to
public rooms used mainly for functions which attract non-residents, then the
availability of public parking in the vicinity of the hotel will also need to be
taken into account.
18. Planning authorities should also take account of the proposed arrangements
for service loading and unloading and setting down space for visitors.
Organised tours demand adequate loading and unloading facilities for
coaches. Access and waiting areas should be designed with this in mind.
Access points should be sited so as to minimise turning movements across
traffic and to avoid congestion of the highway caused by vehicles queuing
to pick up or drop passengers. Developers should discuss proposed access
arrangements with the highway authority at the earliest possible stage.

Holiday, touring caravan, and chalet parks
19. In the UK as a whole, the parks industry accounts for tourist spend of some
£3.23 billion1each year, accommodating some 22% of all holiday bed nights.
The industry comprises holiday chalets, caravan holiday homes, pitches for
touring caravans, motor-homes and tenting and all types of self-catering
accommodation. Holiday parks are the largest provider of rural tourism bed
spaces.
20. PPS7 provides advice for planning policies and development proposals for
static holiday and touring caravan parks and holiday chalet developments.
Planners should carefully weigh the objective of providing adequate facilities
and sites with the need to protect landscapes and environmentally sensitive
sites. They should examine the scope for relocating any existing visually or
environmentally-intrusive parks away from sensitive areas, or for re-location
away from sites prone to flooding or coastal erosion. However, the high land
values associated with holiday parks, the cost of infrastructure and possible
1

UKTS 2002
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planning issues relating to a proposed site may make such proposals
impractical and unviable.
21. This advice recognises that planning provides an opportunity to improve the
attractiveness of such developments to those who visit them and as features
in the landscape. The Environmental Code for Holiday parks, Caravan and
Camping Sites, and Park Home Estates1 advises park owners on fulfilling the
industry’s commitment to environmental protection. Holiday Parks: Caring for
the Environment – a guide to good practice (1991), published by the
Countryside Commission, remains an important reference document that
includes many case studies directing holiday park operators toward best
practice. Planners should work with owners and developers of sites to ensure
that the most is made of these opportunities. Where there is an identified
demand for new or expanded sites, planners should ensure that
environmental impacts and impacts on visual amenity are minimised.
22. New sites that are close to existing settlements and other services will
generally be more sustainable as some local services may be accessed by
means other than by car. Similarly caravan storage facilities that are close to
existing settlements may have less adverse impact and be more sustainable.
However, there may be valid reasons for extending or improving existing
holiday parks that are not be located close to existing settlements by virtue
of their support for successful local businesses and the provision of
employment. Authorities should also consider how the proposal will affect
tourism in the area, particularly in terms of its economic and environmental
impacts.
23. Local planning authorities may attach conditions to planning permissions for
holiday parks to ensure that they are used for holiday purposes only.
However, with better caravan standards and the trend towards tourism as a
year round activity, authorities should give sympathetic consideration to
applications to extend the opening period allowed under existing
permissions. Annex B covers these matters in more detail.

Park home estates are outside the scope of this guide as they are residential and not
tourist developments

1
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STAFF ACCOMMODATION
24. For many types of holiday parks, a residential managerial presence is often
essential, to achieve quality service to the customer, security for the property,
and to meet the obligations of health and safety regulations.
Accommodation may sometimes also be needed for key members of staff.
As far as possible, suitably located existing dwellings should be used to meet
these accommodation needs. But where this is not a feasible option, and
particularly in locations where suitable housing is not available, or is
unaffordable, it may be necessary to provide new, on-site accommodation
for managerial and/or other staff. In such cases the conversion of any
suitable available existing buildings should be considered first in preference
to the construction of new and potentially intrusive housing development in
the countryside.
25. PPS7 makes it clear that isolated new houses in the countryside require
special justification for planning permission to be granted. PPS7 further states
that one of the few circumstances in which isolated residential development
may be justified is when accommodation is required to enable agricultural,
forestry and certain other full-time workers to live at, or in the immediate
vicinity of their place of work. There will be some cases where the nature and
demands of the work concerned make it essential for one or more people
engaged in a tourism enterprise to live at, or very close to, the site of their
work. Local planning authorities should give consideration to the essential
needs of all businesses located in rural areas, including tourism and should
apply the policies set out in PPS7 – in particular those in Annex A. Planning
conditions can ensure that such accommodation is occupied for this
purpose only.

Other forms of self-catering accommodation
26. PPS7 advises that local planning authorities should support the provision of
other forms of self-catering holiday accommodation in rural areas where this
would accord with sustainable development objectives. The re-use and
conversion of existing non-residential buildings for this purpose may have
added benefits, e.g. as a farm diversification scheme.
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Seasonal and Holiday Occupancy Conditions
1.

The nature of holidays in this country has become increasingly diverse, in
location, in season and in duration. Many people go away several times a
year, often for short breaks and not exclusively in the summer months. Much
of this demand is for self-catering accommodation – whether in new or
converted buildings or in caravan holiday homes. This spread of demand
improves the use that is made of this accommodation and so is
advantageous to the businesses which provide it and to those host
communities which are supported by the spending that it generates. It can
help to reduce the disadvantages of seasonal employment, including the
difficulties of retaining trained and experienced staff.

2.

Whilst extension of the season has these advantages, the demand for this
accommodation may occur in areas in which the provision of permanent
housing would be contrary to national or local policies which seek to restrict
development, for example in order to safeguard the countryside. The
planning system can reconcile these two objectives through the use of
occupancy conditions designed to ensure that holiday accommodation is
used for its intended purpose. Planning authorities commonly impose such
conditions
when
granting
permission
for
self-catering
holiday
accommodation. Chapter 6 above explains the general use of conditions
with planning permissions.

3. One type of condition frequently used for holiday accommodation,
particularly in holiday areas, is known generically as a ‘holiday occupancy
condition’. The aim of such conditions is generally to ensure that the premises
are only used by visitors and do not become part of the local housing stock.
There are three principal reasons why a planning authority might seek to do
this:
•

•

in order that national or local policies on development of the countryside
are not compromised. Often the conversion of redundant rural buildings to
holiday accommodation provides a means to retain those buildings
without introducing a level of activity that would occur with permanent
households;
to avoid occupation by permanent households which would in turn put
pressure upon local services. Permanent households may place demands
for local schools and social and health services that would not normally
arise from visitors. Moreover, in remote locations the cost of providing these
services is greater. It may therefore be reasonable for the planning
authority to place an occupancy condition when properties are being
built or converted for residential use; and
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•

to strengthen tourism in a particular area by ensuring that there is a wide
range of properties available to encourage visitors to come there on
holiday.

Planning authorities will frame these conditions according to local
circumstances, and in accordance with general Government advice that
conditions should be reasonable and fair. They will also need to frame them so
that they can be readily enforced by the authority but in a way that is not
unduly intrusive for either owners or occupants.
Controlling use of holiday caravan and other holiday park accommodation
East Riding of Yorkshire Council established a joint working group to establish the best
approach to secure holiday use of caravan parks. This group comprised councillors and
council officers; representatives from the British Holiday and Homes Parks Association Ltd;
the park operators and their agents; and the caravan manufacturers. It concluded that
planning conditions needed to be stronger, requiring documentary evidence of
occupiers maintaining a primary residency elsewhere to be provided. As a result the
planning committee agreed that future planning permissions for holiday caravan parks,
holiday log cabins and holiday chalets shall normally be subject to the following
conditions:
(i)

the caravans (or cabins/chalets) are occupied for holiday purposes only;

(ii) the caravans (or cabins/chalets) shall not be occupied as a person’s sole, or main
place of residence;
(iii) the owners/operators shall maintain an up-to-date register of the names of all
owners/occupiers of individual caravans/log cabins/chalets on the site, and of their main
home addresses, and shall make this information available at all reasonable times to the
local planning authority.
The reason for these conditions is to ensure that approved holiday accommodation is not
used for unauthorised permanent residential occupation. The register required in (iii)
above shall normally be collected by the caravan site licence holder or his/her
nominated person.
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4. Another type of condition that may be appropriate for tourist areas is known
as a ‘seasonal occupancy’ condition. This would seek to restrict use of holiday
accommodation during particular times of year, perhaps to protect the local
environment. This could be used if, for example, use of the premises or the site
might affect an important species of bird during its breeding season or when it
is winter feeding. Local planning authorities will need to balance the need to
impose seasonal occupancy conditions with the wish to avoid exacerbating
the seasonal nature of tourism in the locality and its possible adverse effects
upon local businesses and jobs.
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