§

Ll

EE |EE

HOLIDAY ACCOMMODATION

Blackpool Core Strategy &
Draft Supplementary Planning Document Consultation

October 2010

ﬁ Blackpool Council

Report




1.

1.1.

1.2.

Introduction

This report sets out the details of the public consultation on the Draft Holiday
Accommodation SPD in line with the Town and Country (Local Development) (England)
(Amendment) Regulations 2008 and the Council's Adopted Statement of Community
Involvement.

The report explains the consultation undertaken; summarises the issues raised; and in
response sets out recommendations for changes to the proposed Holiday Accommodation
Supplementary Planning Document.

2. Public Consultation Process

2.1.

2.2.

2.3.

2.4,

2.5.

2.6.

Consultation on the Holiday Accommodation Supplementary Planning Document (SPD)
complemented wider consultation on future planning policy for the holiday areas in the
Blackpool Core Strategy, with many of the consultation methods and events combined.

Consultation on the SPD began on 24™ May 2010 and was extended to the end of July 2010.
It coincided with consultation on the complementary New Homes from Old Places SPD,
focusing on residential conversions and sub-divisions.

Comments Forms were made available to view at the Council’s main offices, the Enterprise
Centre, Solaris Centre, at all libraries in the Borough, and online. Extensive publicity was
given to consultation in the local press (Evening Gazette) and in *Your Blackpool’, and letters
were sent to all statutory consultees and other interested stakeholders.

Exhibitions were held at six venues across the holiday areas with the opportunity for
consultees to complete questionnaires and to also speak to council officers from a range of
departments including Planning, Enforcement, Housing and Accreditation, and leaflets
delivered throughout the Resort Neighbourhoods.

Council planning officers were also present at all seven July Area Forum ‘Market Places’,
with the holiday areas the main focus for discussion on the agenda at the Revoe and
Gateway Area Forums. Details of publicity and consultation are set out in Appendix 1.

To encourage feedback, responses were invited in a range of formats and the approach
taken has been to assess all views put forward, determining whether comments relate to the
Core Strategy or SPD as appropriate.



3. Public Consultation; Assessment of Responses

Summary of Consultation Responses

3.1

3.2.

3.3.

3.4.

Consultation on the Core Strategy and Holiday Areas attracted substantial interest in the
local press, and at the exhibition events and Area Forums. In total 192 written responses
were received from hoteliers, residents, statutory consultees and interested parties.

Respondent’'s concerns were overwhelmingly focused on the proposed main holiday
accommodation areas off the promenade, and particularly on the detailed revised
boundaries and the potential implications of increased changes to residential use in the
proposed mixed neighbourhoods.

There was limited comment on the broad strategic policy approach. Similarly, very few
comments were received on the proposed promenade holiday areas, which raised no major
issues.

It was evident there was some lack of understanding about the purpose and impact of the
proposed holiday area boundaries. As well as planning policy decisions on future change of
use, there was concern that they may provide the basis for wider decisions about future
marketing, promotion and funding of the holiday areas.

Main Concerns Raised

3.5.

Responses focused on detailed boundary issues and were generally concentrated on certain
streets, rather than dispersed across the holiday areas. The main concerns raised were:

General recognition that there are too many holiday premises and a surplus of low
guality holiday accommodation.

The need to improve standards and levels of accreditation.

Problems generated by multi-flatted properties, the use of holiday premises as
Houses in Multiple Occupation (HMO) use, and the need for stronger enforcement.

Concerns regarding changes in the character of the holiday areas

Comments on a street by street basis, mainly opposing being outside the proposed
holiday areas, but there was not always a consensus, with some preferring the
flexibility of being within a mixed neighbourhood.

Support from those within the proposed holiday areas.

A wide perception that mixed neighbourhoods do not work, often because of issues
generated by problem HMOs.

Concerns many properties are too large to convert into family homes and, where
properties can be converted, concerns over the cost of the proposed standards.

The effect on property and business values outside of the proposed holiday areas.

Concerns the development of new budget hotels is having a negative impact on
guesthouses and B&Bs.



Consultation Responses by Area

3.6.

3.7.

The general concerns and issues were supplemented by a number of ‘street-specific’
comments raised relating to individual areas set out below, with many streets receiving little
or no comments, but a few receiving many comments.

Norbreck, Bispham and North Shore Cliffs: The omission of Gynn Avenue and
Wilshaw Road from the proposed Holiday Area.

North of the Town Centre: The merits of the inclusion of Lord Street in the holiday
area and the exclusion of Banks Street, Dickson Road and Pleasant Street.

South of the Town Centre: The omission of Reads Avenue, Palatine Road,
Havelock Street, small sections of Coronation Street, and Leopold Grove from the
Holiday Areas.

Foxhall and Central Promenade: Limited issues about the proposed boundaries,
with concerns focussed on the uncertain future of the area and, in particular,
Tyldesley Road - with doubts about funding provision for the remodelling of this area.

South Beach: Concerns regarding the omission of Alexandra Road and Lonsdale
Road from the proposed holiday areas.

Pleasure Beach: Concerns regarding the omission of Dean Street and sections of
Station Road, Withnell Road and Osbourne Road east of Bond Street.

A more detailed summary of the responses received during public consultation from each of
the six areas is set out at Appendix 2, including a full schedule summary of all the
representations and the consultation events held in each area.

4. Blackpool Council: Response to Public Consultati on

Strategic Policy Approach

4.1.

4.2.

4.3.

4.4,

The broad policy approach outlined for the promenade and holiday areas was generally
supported. The main concerns were focused on the implications of increased changes to
residential use in the proposed mixed neighbourhoods and the detailed planning policy
boundaries.

Both ‘no boundary’ and ‘retaining a wide boundary’ approaches have previously been
considered as alternative ways forward, as set out in the Core Strategy Preferred Option.
These approaches would give less certainty and clarity of the Council’s future policy and how
it would impact on planning decisions across the resort, or of the scale and direction of
change sought in different areas in the Core Strategy plan period from 2010 to 2026.

A market based approach with ‘no boundaries’ would be in direct conflict to the strong and
more widely held view that some holiday areas should continue to be safeguarded in holiday
use.

At the other extreme, to continue with ‘widely drawn boundaries’ is no longer realistic,
following all the changes that have occurred in the holiday areas in recent years, providing
no real guidance as to the direction of change or any certainty about the way forward in
different areas.



4.5.

In these terms, the focus of this report in response to public consultation is not on broad
policy issues - but is on potential changes to detailed boundaries in response to the main
concerns raised by respondents across different areas of the resort. These are discussed in
detail below.

Overview of Proposed Holiday Areas

4.6.

4.7.

4.8.

4.9.

4.10.

4.11.

4.12.

The key determinant of the Council’s response and recommendations is on identifying those
streets and areas where not only the holiday future can continue to be safeguarded, but
potentially strengthened and increased.

The focus of “planning policy” is about guiding Council decisions on future planning
applications for change of use. It is about identifying those areas where, in principle, there is
not only a shared desire to see a strengthened holiday accommodation sector, but also
confidence planning decisions can be upheld to secure a long term future in holiday use.

The consultation about future planning policy has given voice to a number of strongly held
wider concerns about the future marketing of the holiday areas and about the impact of
changes in the holiday boundaries on the value of businesses and the sale price of
properties. The future planning policy boundaries will have no impact on the Council’s future
marketing of holiday areas. Accredited holiday accommodation spread across all parts of
Blackpool will continue to be equally promoted, irrespective of any planning policy
boundaries.

It is also equally the Council’s firm view that the value of businesses are determined by much
wider issues. Fundamentally, it is their management, goodwill, appearance, successful
marketing and, most particularly, evidence of recent business turnover and performance
which, along with their location, impact direct on business values - all of these factors being
particular to individual properties.

The success of properties is also affected by wider national factors — with increased mobility
and choice, raising aspirations, and increasingly intense competition from home and abroad
all having resulted in long term changes in the pattern of holidaymaking, with a significant
decline in British seaside resort holidays.

Planning policy does, however, impact on the holiday accommodation sector in two clear
ways:

The degree of success of Blackpool's future development strategy and steps taken
by the Council, by ReBlackpool (now the EDC), and by the private sector to uplift
guality and to bring major new investment into the resort and town centre, all
combine to support and act as a catalyst for further investment in holiday
accommodation and the wider tourist economy.

Secondly, the decline in seaside holidays has led to many changes in the character
of the holiday areas, and most specifically the growth in multiple flatted premises.
These changes are made by owners not by the Council, but the success of the
Council in seeking to manage change and resist the worst bad neighbour uses
impacts on the attractiveness of remaining holiday areas.

The fundamental concern at the crux of many of the consultation responses is that being
placed outside the holiday areas will open the doors to more problem multiple residential
uses. It is apparent that in those streets where most representations have been concentrated
there is much uncertainty.



4.13.

4.14.

4.15.

4.16.

4.17.

4.18.

4.109.

4.20.

In essence the Council’'s proposals seek to manage change and restore confidence by:
Securing and safeguarding holiday accommodation where it has a long term future.
Significantly uplifting the required standards of new residential accommodation

Increasing enforcement activity and clamping down on unlawful, contrary, and poorly
managed uses which have an adverse impact on the area.

In all these terms, these measures in the long term can only help to enhance and support
remaining businesses - but to what extent will depend on their success in implementation.
Any proposed changes can in the short term fuel concerns, but property values are
undermined and challenged by the poor character, appearance and impact of adjoining and
nearby premises. They can only be helped, not hindered, by steps taken to address these
issues.

It is a fact that with a surplus of holiday accommodation premises on the market, Blackpool
property values have clearly declined, but this was happening already and ultimately
successfully managing change will have a positive impact across the whole resort.

Bad neighbour uses, planning loopholes, limitations in the perceived effectiveness or ability
of the Council to take effective enforcement action are recognised concerns which
undermine public confidence, and the Council wants to do all it can to engage with business
interests to address these issues and better develop a shared understanding of the way
forward across the holiday areas.

What is also abundantly clear is that if there is no longer a successful enough market to
sustain holiday use, then changes will occur and there is already a very mixed pattern of
uses across many of the holiday area neighbourhoods. The Council’s firm conclusion can
therefore only be that mixed neighbourhoods must be made to work if the future of many of
these areas is to be secured.

Where there is a strong land use basis, wide community support and, most essentially,
confidence that the Council can continue to be successful in resisting further change to
residential use, then holiday use remains supported as the best way forward — but future
planning policy must also seek to ensure that mixed neighbourhoods work well and offer a
very positive alternative.

The need is to gradually transform these areas and focus on the undoubted advantages.
Their convenience, attractiveness, near seafront location, colour and activity, and the greater
ambience of more accredited holiday accommodation and better quality residential premises
can all support a shared future for more mixed neighbourhoods.

The overall aim of future policy is to create a mixed future which does work, with a move
away from high density, low quality HMOs which have permeated the holiday areas and
towards a focus on creating quality family housing which coexists with a concentrated, high
quality holiday accommodation offer. Policy will allow greater flexibility for holiday
accommodation properties and conversions into residential use, and must meet the
standards set out in the New Homes from Old Places SPD.



Review of Boundaries

4.21

4.22.

4.23.

4.24.

4.25.

. The Council’'s proposals for changes to the boundaries of the main holiday accommodation

areas are focused on those streets where the public consultation response was
concentrated.

Any proposed extension of the main holiday accommodation areas must be founded on the
basis that further change to residential use can effectively be resisted. The Council must
have confidence that when holiday accommodation properties go on the market, new or
relocated businesses can continue to be attracted to move into these areas. The proposed
changes to the boundaries are put forward on this basis.

The focus is not always on the best properties — although this is a key consideration - but it is
about the potential future strength of the area, having regard to the overall demand and
supply of holiday accommodation in each location, and whether it lends itself towards
safeguarding holiday use or a more mixed holiday/ residential future.

Together the recommendations continue to provide for a concentrated focus on a much
more limited number of quite specific streets and terraces of small areas of holiday
accommodation. An exception is the larger “South of Town Centre” proposed main holiday
accommodation area, which is of key importance to Blackpool's resort future. This area will
not continue to sustain its existing quantum of holiday accommodation, and there is already
significant incidence of properties in residential use. However, there remain many strong
terraces of continuous or near unbroken holiday accommodation use, throughout this area,
where policy will continue to safeguard holiday use.

Elsewhere outside these areas, the principle is that change to residential use — subject to it
being in accord with the Council’'s revised standards — will be permitted.

5. Recommendations

Proposed Changes to Holiday Accommodation SPD Planning Policy Boundaries

5.1.

The recommended changes to the holiday area boundaries from those shown in the earlier
Holiday Accommodation Draft Supplementary Planning Document (May 2010) are set out
below and shown on the plans which follow.
i. Policy R18 : Key Promenade and Hotel Frontages

No change

ii. Policy R18 : Main Holiday Accommodation Promena  de Frontage

the addition of a section of properties fronting Central Promenade from
Manchester Square to Trafalgar Road.

the inclusion of three holiday premises to the south of Dean Street.

The deletion of a section of the North Promenade between Gynn Square and
Warley Road

iii. Policy R19 Main Holiday Accommodation Areas:
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The Cliffs Main Holiday Accommodation Area.
The addition of a section of Gynn Avenue.
North of Town Centre/ Lord Street Main Holiday Accommodation Area.

The exclusion of a section of Lord Street between Banks Street and Yates
Street

The inclusion of a section of Banks Street west of Dickson Road.
Foxhall Main Holiday Accommodation Area

No Change.
South Beach Main Holiday Accommodation Area.

The addition of Alexandra Road.
Pleasure Beach (North) Main Holiday Accommodation Area.

The addition of a section of Dean Street west of Bond Street

The exclusion of the southern side of Osbourne Road west of Bond Street

The exclusion of the southern side of Station Road west of Bond Street

The exclusion of Balmoral Road, between Bond Street and the Blackpool South
Travelodge (Former Gables Balmoral Hotel).

Pleasure Beach (South) Main Holiday Accommodation Area.
No change.
Town Centre (South) Main Holiday Accommodation Area.

The addition of sections of Palatine Road and Reads Avenue

iv. Further Consultation

That further consultation is undertaken for 4 weeks on the above changes with
all addresses directly affected and all who have made responses during the
consultation process for further consideration by the Council, prior to final
approval of the Holiday Accommodation Supplementary Planning Policy
Document.



Figure 1: The Cliffs Main Holiday Accommodation Are  a

Based on the Ordnance Survey Mapping with permission of the Controller of Her Majesty’s Stationery Office. © Crown Copyright. Unauthorised reproduction infringes Crown
Copyright and may lead to prosecution or civil proceedings. All rights reserved. Blackpool Borough Council 100019178, 2010
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Figure 2: Lord Street Main Holiday Accommodation Ar  ea
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Figure 3: South of Town Centre Main Holiday Accommo  dation Area
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Figure 4: Foxhall Main Holiday Accommodation Area
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Figure 5: South Beach Main Holiday Accommodation Ar  ea
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Figure 6: Pleasure Beach (North) Main Holiday Accom  modation Area
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Figure 7: Pleasure Beach (South) Main Holiday Accom  modation Area
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