CHAPTER 7

Tourism and the Economy



7.0 Tourism and the Economy

Key Facts: Tourism and the Economy

In 2008, there were some 250 business| - A large proportion of economically active
premises in the study area comprising: residents in Foxhall are unemployed

- 132 Holiday Accommodation premises - One third of Foxhall’'s population work 60 or
- 46 Shops more hours per week

98 Fresalrais [ Calrs _Income_ and employment deprivation are real

issues in the area

- 12 Drinking Establishments .
- Foxhall contains a large number of self-

The area contains only 2 general business use employed persons (almost 40% of the area’s

units whole economically active population)

The area contains only 1 financial / professional
use unit

Almost all businesses in the area are dependent
either directly or indirectly on tourism

Holiday Accommodation

The holiday accommodation sector in Foxhall and Blackpool as a whole is in decline. In Foxhall there
is evidence of a 25% decline in holiday accommodation over the period 2000-2007 as a result of
closures and conversion to residential use

This rate of decline may be even greater if anecdotal evidence of the use of holiday premises for
illegal Houses in Multiple Occupation is found to be correct

Notwithstanding this, Foxhall still contains one of the main concentrations of holiday accommodation
in the town

Holiday accommodation in Foxhall is now concentrated in 3 main clusters which are found in the
north east, south west and central zones of the study area

The holiday accommodation sector is facing increased competition resulting from the development of
new, modern, medium-low cost hotels in Blackpool which may compete with existing accommodation
businesses in areas like Foxhall and further exacerbate their decline

As a result of conversions away from holiday accommodation to residential uses, most of the resulting
conversions have been to apartments rather than to single family housing meaning there is now an
over-supply of such apartments throughout Blackpool’s resort neighbourhoods
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Retail

There are approximately 90 retail units in Foxhall

These commercial premises are generally located in 4 zones around Chapel Street, Dale
Street, Foxhall Road and the Promenade in the northern part of the study area

Almost all of these premises suffer from neglect and lack of maintenance which has resulted in
poor quality buildings

The public realm surrounding these commercial areas in generally poor

The retail offer in the area is poor, with many businesses selling cheap, out-dates, poor quality
products which can easily be found in other parts of the town (particularly along the
Promenade)

Businesses in the area are heavily dependent on trade from tourists

7.1

7.1.1

7.1.2

7.2

7.2.1

Introduction

As a mixed use resort neighbourhood Foxhall depends heavily on tourism,
both directly and indirectly and the decline of this sector across Blackpool
over recent years has had significant impacts on the local economy.
Whilst Foxhall has historically been one of the key concentrations of
holiday accommodation properties in Blackpool, important structural
changes are affecting the viability of this sector. At the same time, the
large number of businesses such as shops, cafes, bars and restaurants
which, to varying degrees, rely upon tourism related trade are also facing
serious challenges.

This chapter provides a snapshot of the current local economy within
Foxhall, and sets out the key issues relating to economic decline which
must be addressed through the AAP process.

Current Business Mix

There is no current up-to-date and accurate information available on the
specific numbers of businesses or employees within the study area.
However, based on recent data collected as part of the 2008 land use
survey, it is estimated that there are in the region of 250 business
premises in the study area.
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Table 7.1: Business Premises by Use Class in Foxhal | (Summer 2008)

Use Class Description Number of Units Percentage
of All Land
Use

Al Shops 46 12.7%

A2 Financial / Professional Services 1 0.3%

A3 Restaurants and Cafes 23 6.3%

A4 Drinking Establishments 12 3.3%

A5 Hot Food Takeaways 5 1.4%

B1 Business 2 0.6%

B2 General Industrial 4 1.1%

B8 Storage and Distribution 1 0.3%

C1l Holiday Accommodation 132 36.4%

C2 Residential Institutions 1 0.3%

D1 Non-Residential Institutions 3 0.8%

Sui Generis 16 4.4%

As can be seen in Table 7.1 above and Figure 7.1 below, the dominant
business uses are that of holiday accommodation, followed by shops and
restaurants and cafes.

Figure 7.1: Business Premises by Use Class in Foxha Il (Summer
2008)
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7.3

7.3.1

7.3.2

7.4

7.4.1

7.4.2

7.5

7.5.1

7.5.2

7.5.3

Predominance of Tourism Related Businesses

The vast majority of businesses in the area are related either directly
(holiday accommodation businesses and amusement arcades) or
indirectly (shops, bars, public houses, cafes and restaurants) with tourism.
With the exception of the B1 Business, B2 General Industrial, B8 Storage
and Distribution, C2 Residential Institutions and D1 Non-Residential
Institutions in the area, it is likely that almost all other businesses in the
area rely solely or to a significant degree on trade from tourists.

Plan A7.1 in Appendix 7 shows the location of holiday accommodation in
the study area and Plan A7.2 shows the location of tourism related retail
and leisure.

Other Business / Employment Uses

There are a small number of B1 businesses, including a sheet metal
workshop and car repair shop and B2 uses associated with the electricity
sub station. In addition, the area contains D1 uses in the form of a Job
Centre, a training centre and the Learn Direct premises. These are the
only businesses in the area which cannot be considered to be reliant on
tourism.

Plan A7.3 in Appendix 7 shows the location of B1, B2 and B8 Business
Uses.

Employment in Foxhall

There is no detailed information available which relates to the actual
numbers of people employed by the various businesses within the study
area. However, if we assume that a range of between 2-5 people are
employed by each business within the study area, it can be estimated that
businesses in Foxhall could potentially employ between 500 and 1250
people. Clearly, many of these jobs would be seasonal and part-time.

Whilst some of those persons employed in Foxhall will be classed as
being managerial or self-employed (due to the significant number of
people who run hotels, shops and B&B’s) it is likely that most will be
working in low skilled and low paid jobs.

The Pleasure Beach is a major employer in Blackpool and it is therefore
likely that it may be a source of part time and seasonal employment for
some residents of Foxhall. However, no information could be obtained
from the Pleasure Beach regarding the place of residence of its
employees.
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7.6

7.6.1

7.6.2

7.7

7.7.1

7.7.2

7.7.3

Indices of Deprivation and Employment

The 2007 IMD data gives the LSOA area (see Plan A7.4 Appendix 7)
which best matches the Foxhall area, an employment score of 0.34. This
indicates that approximately a third of the population in this area are
employment deprived.

In terms of employment deprivation, this LSOA ranks the 7™ most
deprived in Blackpool (out of 94 LSOA's), the 123" most deprived in the
North West (out of 4459 LSOA’s) and the 214™ most deprived in England
(out of 32,482 LSOA'’s). Parts of Foxhall are therefore within the worst 1%
most deprived areas in England in terms of employment deprivation
indicating that employment deprivation is a very significant issue in this
area.

Economic Activity / Inactivity

Table A7.1 in Appendix 7 sets out detailed 2001 Census information
relating to economic activity. This shows that in the two OA’s which cover
the Foxhall area, 66% of persons were economically active. This was
higher than the average in both Blackpool (62%) and the North West
region as a whole (64%) and only marginally lower than the average for
England, which is 67%.

Of those persons who are economically active in the Foxhall area, only
42% are employees compared to the much larger percentages which are
found across Blackpool (74%), the North West (79%) and England as a
whole (79%). The two OA’s covering the Foxhall area contained an
extremely high number of self employed persons, who make up 39% of
the total number of economically active persons in this area. This is
significantly higher than the percentages found across Blackpool (16%),
the North West region (11%) and England as a whole (12%) and this is
likely to be attributable to the large number of hoteliers in the area running
their own businesses.

Unemployment

Whilst this paints a fairly positive picture of the economic situation in the
area, this view changes when investigating the proportion of the
economically active population who were unemployed in the area which,
in Bloomfield Ward is was 13%. This is over double the proportion found in
Blackpool (6.2%) and the North West region (5.9%) and nearly 3 times the
proportion nationally (5.3%).
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7.7.4

7.7.5

7.7.6

7.7.7

7.7.8

7.8

7.8.1

7.8.2

In 2001, 4% of the total number of economically active persons in the
Foxhall area were full-time students and this is generally the same as the
situation across Blackpool (3%) and the same as the situation across the
North West region and England as a whole.

Economic Inactivity

Table A7.1 in Appendix 7 also contains information relating to economic
inactivity. The situation with regard to the proportion of economically
inactive persons found in the Foxhall area (34%) was slightly lower than
the situation throughout Blackpool (38%) and the North West region (36%)
but marginally higher than the situation across England as a whole, which
stood at 33%.

With regard to the breakdown of the economically inactive population, in
Foxhall only 21% of economically inactive persons were retired compared
to much higher proportions found across Blackpool (43%), the North West
(40%) and England as a whole (41%). This is not surprising considering
that this area is not dominated by residential uses and instead contains a
large number of tourism and entertainment related businesses.

Foxhall contains a very small number of economically inactive persons
who are students (4%), which is generally in line with the situation across
Blackpool (7%) but these figures are small when compared to the trends
across the North west (13%) and England as a whole (14%).

Worryingly, the Foxhall area contained a high proportion of economically
inactive persons who are classed as being permanently sick / disabled — a
massive 40% compared with much more modest figures for Blackpool as
a whole (26%), the North West region (21%) and England as a whole
(16%). This is a key issue facing the area which should be addressed
through the Area Action Plan.

Income

Anecdotal evidence indicates that income levels within Foxhall are low in
comparison to Blackpool and the North West of England in particular. The
2007 IMD data gives the LSOA which best matches Foxhall an income
score of 0.36, this indicates that approximately 36% of the population in
this area are income deprived.

In terms of income deprivation, this LSOA ranks the 18th most deprived in
Blackpool (out of 94 LSOA’s), the 666th most deprived in the North West
(out of 4459 LSOA'’s) and the 2706th most deprived in England (out of
32,482 LSOA’s) meaning that this area is within the most deprived 10% of
LSOAs.
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7.9  Tourist Attractions

79.1 Foxhall is located along Blackpool's famous Golden Mile which is still
home to many key resort attractions and the proximity of Foxhall to many
of these attractions is clearly a strength of the area. A brief summary of
the main attractions located in close proximity to Foxhall is set out in Table
7.2 below (see also Plan A7.8).

792 At present, Foxhall itself does not have a unique selling point that sets it
apart as a recognized attraction in Blackpool. However, local residents
have suggested that the area should be promoted as a Victorian themed
holiday village. The potential of such a future for the area will be
investigated through the AAP process.
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Table 7.2: Main Tourist Attractions located in the

Blackpool
Pleasure
Beach -
Theme
Park

The Piers

Blackpool
Tower

Blackpool
Sandcastle
Waterpark

| Sea Life
Centre

' The Beach

Tussaud’s
Waxworks

| Doctor
Who
Museum
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Vicinity of Foxhall

- The Pleasure Beach, is Blackpool’'s key tourist attraction,
with over 6.2 million visitors per year.

- North Pier: Famous for its theatre and seasonal shows,
its shops, restaurants and bars and its sunbathing.

- Central Pier: Offers a show bar and the Big Wheel, plus
amusement arcades for all ages

- South Pier: Caters for family fun, with its circus-marquee
entrance and range of rides.

- The Tower, which sits on Blackpool’'s Golden Mile, is
probably the most famous seaside landmark in England.
Since its opening in 1894, its range of attractions (including
the Aquarium, the Circus and the famous Tower Ballroom)
have played a major role in attracting tourists to Blackpool

- Sandcastle Waterpark is one of Blackpool's leading tourist
attractions. The Waterpark features over 18 slides and
attractions including water slides, fun pools, wave machine,
lazy river, water chutes, burger bars, snack bars and
arcades

- The Sea Life Centre on Blackpool's famous Golden Mile
houses one of Europe’s largest marine collections. This all
weather attraction provides a range of activities including a
full programme of feeding demonstrations and talks

- The sands stretch from Central Beach to the wide-open
spaces of Bispham to the North and Squires Gate to the
South.

- Louis Tussaud came to Blackpool in 1900 and occupied a
number of different premises throughout the town up until
1929, when the present premises on the Golden Mile were
built. Today Tussaud’'s is home to five floors of family
attractions.

- Blackpool has been the home of Doctor Who previously,
but today the Blackpool Museum can now boast the most
extensive collection of Doctor Who exhibits charting 4
decades of the famous BBC drama series
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7.11 The decline of the holiday accommodation secto  r

7111 The holiday accommodation sector has experienced significant changes

7.11.2

over the last decade as a result of structural changes to the wider tourism
based economy of Blackpool. This decline has been the subject of a
number of studies over that time including the Blackpool Holiday
Accommodation Study 2007.

In 2007 the Council prepared a study of Holiday Accommodation across
the resort (in part reviewing findings of a previous Study in 2000).
Relevant key findings of the study are presented below.

1858 holiday accommodation businesses were operating in Blackpool
Of these, 82% were hotels and guest houses and 18% were holiday
flats

The majority of holiday accommodation was located in the wards of
Bloomfield, Talbot, Claremont, Waterloo and Warbreck

454 businesses or 20% of total stock had been lost in Blackpool since
the CURS survey in 2000

Foxhall suffered the greatest loss over the same p  eriod
experiencing a reduction of some 10% of the total d ecline of
holiday accommodation within Blackpool (see Plan A7 7)

95% of the loss in holiday accommodation in Blackpool over this period
had been through conversion to residential use and this has occurred
predominantly without planning permission (indicatively around 350
properties)

The relative ratios of hotels: holiday flats has changed from 78%:22%
in 2000 to 82%:18% in 2007. This shows the decline in holiday flats is
greater than that of hotels. This is most likely due to the ease of
conversion of such properties into HMOs.

78% of planning permissions were to change of use from holiday
accommodation to residential use (amounting to 90 properties)

Only 30% of the holiday accommodation stock was accredited in
registered schemes

A survey was conducted (with low return rates) which found average
annual occupancy was at 46%, with 38% in April-June, 50% in July-
Aug, 69% in Sep-Oct and 28% in Nov-March

The highest annual occupancy was reported in accommodation along
North promenade, which also reported occupancy levels of 82% in the
illuminations period.

50% of businesses reported an annual turnover of less than £30,000

7.11.3 The report made a number of recommendations to tackle the decline in

the holiday accommodation sector which are summarised below:
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1) Increase the number of people visiting the Foxhall area and Blackpool
through multi agency projects including the delivery of the Blackpool
Masterplan.

2) Reduce the number of holiday accommodation units

Increase occupancy levels by reducing the amount of stock in use. This
will reduce competition and divide income amongst fewer businesses. The
improved profitability will enable greater standards of maintenance to
properties. In time, the result would be that the nature of competition
between businesses in the area would not be based solely on price but
will instead be driven by the quality the accommodation offers to the
visitor.

The increased quality of the business will benefit the owner but more
importantly will improve the visitor experience and improve the reputation
of and wider socio-economic characteristics of the area. Fewer transients
will be attracted to the area and there will be knock on impacts on the
retail offer as more affluent guests are attracted to the area who demand
higher quality products.

3) Improve quality, reduce price competition and increase tariffs of holiday
accommodation

Increase quality in the holiday accommodation sector by encouraging
increased uptake of accreditation and by taking appropriate enforcement
action to ensure a certain standard of accommodation is achieved in the
area. This is important in Foxhall as many properties are currently of poor
qguality. The Council could offer assistance to businesses to enable them
to achieve accreditation and inflate tariffs across the area. This will involve
working with the business community to develop minimum tariffs to ensure
all businesses are able to make a decent profit and provide quality for their
guests. Clearly, this must be supported by visitor numbers and a reduction
in the overall stock of holiday accommodation in Blackpool.

4) Diversification away from holiday accommodation
In order to reduce the amount of holiday accommodation and improve
quality (as discussed previously), with as little detrimental impact on

business owners as possible, other uses need to be attracted into the area
which offer alternative employment opportunities.
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7.12.

7.12.1

7.12.2

7.13

7.13.1

7.13.2

7.13.3

7.13.4

Holiday Accommodation in Foxhall Today (2009)

The 2009 MIPS study has revealed that there are 110 holiday
accommodation properties within Foxhall focused in three main clusters
(see Plan A7.6):

- around Coop Street and York Street ,
- area around Yorkshire Street, Bairstow Street and Princess Street; and
- around Tyldesley Road and Blundell Street.

Unfortunately, owing to differences in how information has been collected
it is not possible to give an accurate comparison between the current
MIPS data and the 2000, and 2007 study data.

Holiday Accommodation Quality

The quality of holiday accommodation in the UK is generally determined
through accreditation schemes whereby individual premises and
businesses are awarded a specific grade or standard. In 2009, the MIPS
study found that there were no hotels or guest houses with accredited
status within Foxhall.

Of the remaining holiday accommodation properties identified by the MIPS
study, 66% were considered to be in good condition whilst 35%
considered to at Risk. There are therefore significant issues relating to the
quality, future viability and investment requirements of the remaining stock
within Foxhall.

Recent Investment Imitative— Invest in the Best’ Gr ant Initiative

This project which has been running since 2003 initially as part of
Blackpool SRB6 Programme is designed to assist small and medium
holiday accommodation providers in Blackpool to improve the quality of
their establishments in line with customer demand and help them to meet
local or national accreditation standards

Capital grants (up to a maximum of 25,000) are available for the following
types of projects which aimed to improve the quality of establishments
both internally and externally:

- Conversion from standard rooms to en-suite
- Adaptations for the elderly e.g. grab rails, lifts and access ramps
- Converting two small rooms to one large family room
Frontage improvements such as improvements to signage and fascias
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7.13.4 Over the lifetime of the project grant assistance was awarded to 126
businesses of which just 8 are within Foxhall (see Plan A7.5).
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Photos 7.1: Reasonable Quality Holiday Accommodatio
Foxhall
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Photos 7.2: Poor Quality Holiday Accommodation Prop erties in
Foxhall

7.14 Conversion of Holiday Accommodation in Foxhall

7.14.1  An analysis of all approved planning applications in the Foxhall study area
between 2000 and 2009 indicates that some 6 applications were approved
for the conversion of holiday accommodation premises into single
residential premises and 9 applications were approved to convert existing
holiday accommodation premises into self-contained flats.
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7.15

7.15.1

7.15.2

7.15.3

7.15.4

7.16

7.16.1

Fylde Coast Visitor Accommodation Study-Draft Report 2009

This study was commissioned by the three Fylde authorities and is a
comprehensive study addressing the quality, quantity and location of
visitor accommodation across the Fylde Coast, and sets out the current
strategic context for holiday accommodation within Blackpool. The draft
report confirms that there is a clear oversupply of serviced hotel and non-
serviced self catering accommodation in Blackpool, which is undermining
the effectiveness of policy protection for resort neighbourhoods, including
Foxhall.

Key Recommendations of the report include:

a significant reduction in the size of the resort neighbourhoods through
the LDF and AAP process,

the retention of key promenade frontages and other smaller core
holiday areas with a particular tourism sub market;

Outside of these retained main holiday accommodation areas the
encouragement of a shift from holiday accommodation to quality family
homes through conversion of guest houses, assisted by public
investment and intervention.

Foxhall is an area recommended for further contraction of holiday
accommodation with the retention of a small heritage themed cluster to be
determined through the LDF/ AAP process.

These recommendations are to be considered through the Blackpool Core
Strategy Process and will influence the development of the Foxhall AAP.

Holiday Accommodation -Specific Challenges for Foxhall

From discussions with local hoteliers, and the Council’'s Economic
Development and Tourism teams, the following issues relating to tourism
in Foxhall have been identified:

- The number of bed spaces in the area is far greater than the demand
for spaces;

It is suspected that a significant number of properties which were
formally in holiday accommodation use are now being used (illegally) as
Houses in Multiple Occupation (HMO'’s);
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Holiday Accommodation businesses are competing with other
businesses (both within and outside the study area), which has led to
low room rates within this sector, with many properties charging rates
which are unsustainable and threatening to the viability of many
businesses;

- The quality of holiday accommodation, in terms of upkeep, varies
across the study area, however, a significant proportion of holiday
accommodation properties are in poor condition both internally and
externally;

Business and management skills vary considerably across the study
area,;

- As discussed in other sections of this evidence base, many holiday
accommodation properties which are located away from the Promenade
are small, often forming part of a terraced block and therefore have little
or no room to enable expansion or improvement. They are typically
located on narrow streets which suffer from a poor quality environment
which is lacking in amenity open space with either limited or no space
for parking;

Low cost, medium quality accommodation in the form of a new Travel
Lodge on Seasiders Way, Osborne Road and the Town Centre have
recently been completed as part of the company’s new focus on seaside
resorts. It is likely that these developments, which are located in
prominent locations, will attract significant numbers of staying visitors to
the town which will provide further competition to already struggling
businesses in Foxhall.

7.17 Retalling in Foxhall

7.17.1 In 2008 there were 87 retail premises within Foxhall (Use Class Al to A5)
comprising the following range of uses:

Table 7.3: Retail Uses in Foxhall-2008

Use Class Description Number of Units  Percentage  of
All Land Use

Al Shops 46 12.7%

A2 Financial / Professional Services 1 0.3%

A3 Restaurants and Cafes 23 6.3%

A4 Drinking Establishments 12 3.3%

A5 Hot Food Takeaways 5 1.4%

7.17.2 Retalling is mainly concentrated in 4 zones:

- Chapel Street
Dale Street
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7.17.3

Foxhall Road
Promenade North

The study area also contains a range of other business uses which are

shown below:

7.17.4

7.17.5

7.17.6

7.17.7

Table 7.4: Business Uses in Foxhall-2008

Description Number of | Percentage of
Units All Land Use
B1 Business 2 0.6%
B2 General Industrial 4 1.1%
B8 Storage and Distribution 1 0.3%
C1l Holiday Accommodation 132 36.4%
C2 Residential Institutions 1 0.3%
D1 Non-Residential Institutions 3 0.8%
Sui Generis 16 4.4%

Current Retailer Profile

The majority of shops within the area are reliant on tourist trade, with
many shops providing novelty gifts and souvenirs. There is clearly an
oversupply of such shops in the area (and in Blackpool generally,
especially along the Promenade and adjacent streets) which are offering
poor quality, outdated goods which do not appeal to modern visitors and in
many instances may be offensive or inappropriate to elderly visitors or
families with children. At present, businesses in the area do not contain
any products or offer any services which cannot be easily found in other
parts of the town.

The area also contains a number of cafes, restaurants and takeaways
which appear to be heavily reliant on trade from tourists.

At present, there is just one national multiple in the form of a betting shop
with the remaining retail offer provided by independent businesses. The
lack of major retailers may be a reflection of both the fact that national
chains are unwilling to invest in the area owing to its current socio
economic profile, and the fact that Foxhall is not classed as a Local Centre
in the Council’s Local Plan.

Access to Fresh Food Produce
There are no local food stores selling fresh produce within the area and

local residents must travel to supermarkets and foodstores in other parts
of the town.
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7.18

7.18.1

7.19

7.19.1

Planning Status

It may be appropriate for the AAP to investigate the potential to designate
Dale Street and the surrounding streets as a ‘Local Centre’ to enable
further retail uses, of a higher quality, to be developed in the area which
cater more for the needs of the local population to help move towards
developing a year-round economy in the area.

Building Quality

Overall building quality throughout the areas containing the main
concentration of commercial properties is generally poor (as discussed in
Chapter 5 of the Neighbourhood Profile (Townscape and Heritage).
Visually, the high proportion of commercial buildings which have been
neglected has had a negative impact on the quality of the streetscene
surrounding clusters of commercial properties throughout the area. In
addition, insensitive extensions and repair works to properties has eroded
the historic character and rhythm of building lines throughout the area,
often resulting in chaotic, unattractive frontages. Some images which
illustrate the poor quality of many commercial buildings appear on the
following page.
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Photos
7.3: Examples of Poor Quality Commercial Buildings
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7.20

7.20.1

7.21

7.21.1

7.22

7.22.1

7.22.2

7.22.3

7.23

7.23.1

Residential Uses Above Shops

No information relating to residential uses above commercial ground floor
level uses is currently available; however, it is anticipated from general
visual assessments that most retail units throughout the area have
residential uses at upper floor level.

Heritage Potential

Dale Street has significant potential heritage potential and contains a
number of original buildings which reflect the historical character of the
area. It has been suggested during informal workshops and discussions
with the local community and other key stakeholders within the Council
that as part of any proposals resulting from the Area Action Plan, Dale
Street should be considered as a focus for an improved mixed use, niche
retail/cafe/restaurant heritage zone. The images on the following page
illustrate some buildings along Dale Street which reflect the historic
character of the area and set the tone for the potential future development
of this area as a niche, mixed use heritage shopping area.

Car Parking

Whilst a number of off-street car parks are located within the study area
(see Chapter 8 of the Neighbourhood Profile: Transport and Movement),
these are not considered to be convenient and local residents feel that
they are too expensive.

Limited on street parking is available in the areas containing the main
concentrations of commercial properties, but its availability is extremely
limited and subject to extensive restrictions. Such spaces are therefore not
a convenient or reliable option for any potential shoppers who wish to visit
the area. Very few commercial properties have dedicated car parking
spaces for customers.

These factors clearly impact on the attractiveness of the area to any
passing trade.

Accessibility

All retail within the study area can be easily accessed by bus and tram
services which operate along the Promenade. This local transport
infrastructure also links up with Blackpool North and South train stations
and Blackpool Airport.
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7.23.2  The Disability Discrimination Act 2005 requires all commercial properties
to have full wheelchair accessibility to a property either through permanent
or temporary ramps. A significant proportion of commercial properties fail
to have sufficient wheel chair access.
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7.24 Summary of Strengths, Weaknesses and Opportuni

ties

SWOT Analysis of Commercial ‘Zones’ (Chapel Street, Dale Street, Promenade

North)

Strengths
- These areas benefit from good accessibility

by public transport

They adjoin or are in close proximity to the

Promenade and in a good position to attract

passing trade

Abundance of independent traders, helping

to create strong and sustainable

communities

The vacant premises offer potential to be
regenerated by attracting new businesses or
mixed use conversions

There is an opportunity for Dale Street to
become a community and tourist ‘hub’
containing a mix of high quality businesses
The local community and other stakeholders
have expressed interest in the potential to
pedestrianise Dale Street as part of wider
public realm improvements to help define
this key retail zone to improve the
experience for residents and visitors alike
Potential to investigate innovative parking
solutions to improve the provision of spaces
The unlocking of the potential of the Second
Gate and Central Station sites could
increase demand for high quality
commercial uses in the area. Increased
pedestrian movement through the area
resulting from development of these sites
could help rejuvenate failing businesses

WWEELGESTE
The area lacks comparison goods and
leisure service floorspace
The area contains a poor range and
quality of shops and services with an
oversupply of low quality retail which may
be unattractive to potential investors
The physical condition of buildings and
public realm is poor and the situation is
deteriorating
These areas lack a distinctive identity at
present
Poor wheelchair access to a number of
commercial properties
Parking restrictions and limited off-street
parking may act as a deterrent to potential
customers
The area potentially contains a number of
seasonally vacant commercial properties
which has a negative impact on trading
businesses throughout the winter months
Parking which serves the needs of the
local community is considered to be
insufficient

Opportunities Threats

Continued presence of neglected, vacant
premises

Continued lack of investment in buildings
throughout the area

Continued unsympathetic conversions and
additions to premises will further erode
heritage quality

Dependence on tourist related trade
Continued presence of low-end, poor
quality retail offer

Further decline in tourism in Blackpool will
impact heavily on businesses in the towns
resort neighbourhood’s
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Key Evidence Sources :

Land Use Survey 2008
NOMIS

Blackpool Retail Study (2004)

Holiday Accommodation Study (July
2007), Blackpool Council

Fylde Coast Visitor Accommodation
Study-Draft Report 2009

MIPS Survey 2009

Key Issues: Tourism and Economy

At present, Foxhall does not have a unique selling point that makes it stand out as a
recognised attraction in Blackpool. Discussions with the local community have drawn
attention to the fact that there is local will to see the area promoted as a Victorian

holiday area. The potential for such a future should be investigated through the Area

Action Plan

Key Issues: Holiday Accommodation

The physical condition and
appearance of many holiday
accommodation properties and
their surrounding environment is
poor throughout the area

Should the AAP target specific
locations for the improvement of
holiday accommodation?

If so, what criteria could be
usefully used to identify
these areas in terms of their
location and their potential
for structural improvements and
improvements to the
surrounding environment?

What will the impacts of new

holiday accommodation
businesses in close proximity to
Foxhall be?

How can the APP balance the desire
of businesses to move away from
holiday accommodation and convert
properties to flats with the need to
provide a wider range of housing,
such as single family homes?

How can the AAP discourage the
conversion of holiday accommodation
premises into HMOs?

Given the huge over-provision of
holiday accommodation in Foxhall,
relative to current demand, managing
any potential future decline within this
sector will be a crucial factor in
ensuring that the long-term
regeneration of Foxhall is sustainable
and reacts positively to current
problems faced by this important
sector of the economy.
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Key Issues: Retailing

The physical condition and
appearance of many commercial
properties and their surrounding
environment is poor throughout
the area

The quality and range of retail
provision is poor, with virtually
no representation of national
multiples

When undertaking survey work,
there was evidence of under-
trading in many units throughout
the area, in many instances a
continuation of such trends will
have implications for their future

Tourism is the major source of
business for many businesses, as
previously stated, any further decline
of tourism in Blackpool will have a
serious impact on their future viability
Provision of accessible car parking is
perceived to be a problem

There is a need for the AAP to
consider a retailing strategy which
seeks to improve the quality of
commercial stock in the area, in
particular by:

- Improving shop frontages and public
realm

- Improving car parking provision

viability - Improving vitality by redeveloping
vacant properties for mixed uses
- Improving the quality of retail,
moving away from the current poor
quality ‘low-end’ offer
Dale Street:

The AAP should investigate the potential to designate Dale Street and the
surrounding streets as a ‘Local Centre’. This may enable further retail uses, of a
higher quality, to be developed in the area which cater more for the needs of the
local population to help move towards developing a year-round economy in the

area

The AAP should investigate the potential to develop Dale Street as a niche

heritage shopping street

The AAP should investigate the potential to pedestrianise Dale Street in order to
improve the shopping environment in this area which contains a concentration

of commercial use
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APPENDIX 7 - PLANS

Plan A7.1: Location of Holiday Accommodation
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Plan A7.2: Location of Tourism Related Retail and L
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Plan A7.3: Location of B1, B2 and B8 Uses
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Plan A7.5: Invest in the Best Properties in Foxhall -2003 to 2008
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Plan A7.6: Holiday Accommodation Clusters-2009
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