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1.
Purpose of the report 

1.1 This report informs Members of the findings of the recently completed Brighton & Hove Hotel Futures Study, undertaken on behalf of the council as part of the Local Development Framework (LDF). 

1.2 The decision-making structure for the documents contributing to the LDF was agreed at the Policy & Resources Committee, 8 December 2004. The committee agreed that background pieces of work, such as these Studies, were to be reported to Environment Committee for endorsement. As a joint study this Study has also been taken to the 7th February Culture and Tourism Sub-Committee where it was approved as a study that assists in delivering the aspirations set out in the Tourism Strategy and recommended that the Environment Committee approve the document to inform formulation of planning policies and consideration of emerging hotel development proposals.

2.
Recommendations

2.1
That the Environment Committee note the key findings of the Brighton & Hove Hotel Futures Study as detailed in the Executive Summary at Appendix1.
2.2
That the Environment Committee approve the Study as a document that assists in the formulation of planning policies and consideration of emerging hotel development proposals.
3.
Background
3.1
The Brighton & Hove Hotel Futures Study has been commissioned by VisitBrighton and City Planning, with funding support from Tourism South East, to provide up-to-date information on hotel and guest accommodation performance and development potential in Brighton & Hove. This information is required to inform the planning policies for hotels and guesthouses in the new Local Development Framework (LDF) for the city, and to provide a base of evidence for determining hotel and guest accommodation development and change of use applications. The need for a review of hotel provision and demand is also a detailed action set out in the Tourism Strategy. A copy of the study has been placed in all Kings House members rooms.

3.2
The objectives of the study were to:

· Provide a robust and up-to-date assessment of the current and potential future supply of, and demand for, hotel and guest accommodation;

· Identify existing and potential future gaps in the city’s hotel supply;

· Establish the levels of new hotel development of different categories that Brighton & Hove might potentially support during the LDF plan period, taking account of the potential impact on accommodation demand of the various major development schemes;

· Identify broad locations for new hotel development in the city;

· Assess the potential impact of new hotels on existing hotels and guesthouses, and evaluate the need to continue to resist the loss of existing stock.

Current and planned hotel and guesthouse supply and demand

3.3 The city has a significant stock of hotel and guest accommodation and the study identified a total of 160 hotels and guest accommodation establishments in Brighton & Hove with a total of 4,293 letting bedrooms. Six new hotels are currently under construction or proposed for the city (such as Myhotel, Jubilee Street or Royal York Buildings, Old Steine), which could add an additional 1,023 bedrooms.  This would represent a 23% increase in the total supply of serviced accommodation in the city. 

3.4 Occupancy rates in 3/4/5 star properties in Brighton & Hove were found to be broadly on a par with the national average for UK 3/4 star chain hotels whilst achieved room rates (an indication of revenue) have been, in the main, static in the city over the last 3 years. As anticipated, weekend demand was identified as being very strong in Brighton & Hove, whilst weekday occupancies are much lower. Hotels and guest accommodation establishments rarely deny business during the week other then when major conferences are being held in the city, or during the peak summer months. The most significant change in the Brighton hotel and guest accommodation market has been the decline in Brighton Centre conference and exhibition business. However many hotels and guest accommodation establishments have been able to build new businesses from other markets and are optimistic about their prospects for 2007 and 2008 due to the projected recovery in the city conference market as a result of VisitBrighton’s increased efforts to market the city to associations who hold major conferences. 

Future Market Prospects

3.5 The study identified growth in demand from city conferences and this most benefits hotels closest to the Brighton Centre.  The redevelopment of the Brighton Centre will result in even greater growth in demand from this market. Major regeneration projects proposed and underway in Brighton & Hove were identified as key to the city delivering sustainable growth in its economy, population and tourism industry over the next 20 years.  The redevelopment of Brighton Centre will make the most significant contribution to creating additional midweek hotel demand in the future. The i360 Observation Tower and the International Arena could also influence further hotel market growth. 

Opportunities for New Hotel Development

3.6
The projections prepared suggest that existing and planned 3 and 4 star hotels in the city will provide sufficient bedspaces to fulfill the needs of the city for the next 10 years. The study suggests that there is scope for further 2 and 3 diamond accommodation establishments to up-grade to 4 diamond/ star and boutique guest accommodation (those hotels/ guest houses that are furnished in a stylish and contemporary way, sometimes with themed rooms and offer very high standards of personalised service and food). 

Future planning policy direction in relation to hotels 

3.7 Whilst current Local Plan policies have generally worked well, the study concludes that greater flexibility should be introduced so that policies can be more responsive to changing market conditions. Planning policies should continue to protect existing hotel and guest accommodation unless non-viability can be demonstrated. However it should be recognised that with a potential net increase in hotel stock of up to 1,000 rooms in the next 5-10 years some poorer quality, less well-located establishments may need to be allowed to change use away from hotel/guest accommodation.

3.8 There was little evidence of significant loss of tourist accommodation; however it was felt that a defined ‘hotel core area’ was still valuable in protecting existing tourist accommodation. The consultant suggested that there was a need to update the core area to reflect new hotel developments and the fact that it currently contains large areas with little tourism activity. Options are put forward to reduce the extent of ‘hotel core area’ from that currently shown in the Local Plan to focus on the main hotel accommodation clusters along a shorter stretch of seafront and a north-south stretch taking in the station to the seafront and the parallel A23. Given the amount of new hotel development planned, and the constraints in identifying future sites, a more generic ‘sequential approach’ policy that directs new hotel development proposals firstly to the city centre should be considered.  Policy support should also be given to the up-grading of existing accommodation, including the addition of facilities such as spas and health clubs.

3.9 One area of concern highlighted by the study was the impact conversion of tourist accommodation to Houses in Multiple Occupation (HMO) has had in areas where there are key hotel accommodation clusters. The study recommends restricting further HMOs in these key hotel clusters (such as Regency Square and Upper and Lower Rock Gardens) and to consider encouraging conversion to residential where HMO use has been established in these areas as well as more active monitoring of conversions.

3.10 Implementation of the new policy framework will require active monitoring of hotel demand and supply to enable policy interpretation to take account of changing forces on the market. Systems will need to be put in place to deliver this. This could potentially be done through the Annual Monitoring Report, the LDF document which monitors the effectiveness of planning policies.

4.
Consultation

4.1 Representatives from Visit Brighton, Major Projects and Venues and City Planning were involved and consulted with during the preparation of the study. The following city hoteliers were interviewed to inform the study:

	Hotel
	Interviewee
	Personal/ Telephone

	Hotels

	5 Star

	De Vere Grand
	Jonathan Kay, General Manager
	P

	4 Star

	Hilton Brighton Metropole
	Rory O’Leary, Director of Operations
	P

	Thistle
	Simon Quarrel, General Manager
	P

	Old Ship
	Kevin Berry, General Manager
	P

	Belgrave
	Declan Lowy, General Manager
	P

	Holiday Inn Brighton Seafront
	Paul Wright, General Manager
	P

	Boutique

	Hotel Una
	Jelena Popic, Proprietor 
	P

	Lansdowne Place
	Gerald Blazevic, Director of Sales & Marketing
	P

	Alias Seattle
	Jonathan Beevors, Sales & Marketing Manager
	P

	Drakes
	Richard Hayes, General Manager
	P

	Hotel du Vin
	Lora Strizic, General Manager
	T

	3 Star

	Princes Marine
	Martin Ailion, General Manager
	P

	Granville/ Cecil House
	Stephen Hipwell, Proprietor
	P

	Ramada Brighton
	Matthew Huddart, General Manager
	P

	Royal Albion
	John Brook, General Manager
	P

	Quality
	Lee Walmsley, General Manager
	P

	Best Western Brighton
	Guillaume Wolf, Operations Manager
	P

	Kings
	James Wilson, General Manager
	P

	Queens
	Justin Mannings, General Manager
	P

	Budget

	Premier Travel Inn
	Neil Harris, Premier Travel Inn HQ
	T

	Travelodge
	Christine Contreras
	T

	Guest Accommodation

	4 Diamond/Star

	The White House
	Sean Edlin, Proprietor
	P

	Hotel Pelirocco
	Mark Gibson, Proprietor
	P

	Brighton House
	Christine & Lucho Zuidema, Proprietors
	P

	Adelaide
	Paula Hamblin, Proprietor
	P

	Seafield House. Lichfield House
	Chris Meyler, Proprietor
	P

	Paskins Town House
	Roger Marlow, Proprietor
	P

	Amsterdam
	Charles Firth, Proprietor
	P

	Genevieve
	Ken Mercer, Proprietor
	P

	Sea Spray
	Karen Durbridge, Proprietor
	P

	Cavalaire
	Garry Clarke, Proprietor
	P

	Ascott House/ Arlanda
	Robert Smith, Proprietor
	P

	Ambassador
	Nick Head, Proprietor
	P

	Brighton Pavilions
	Ken Clarke, Proprietor
	T

	Hotel Nineteen
	Mark McCulloch, Proprietor
	P

	New Madeira
	Gerard deNervaux, General Manager
	P

	Leona House
	Hazel Eastman, Proprietor
	P

	Brightonwave
	Shaun Trumble, Proprietor
	P

	Kelvin Guest House
	Shaun Bailey/ Paul Smyth, Proprietors
	P
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	Financial implications

The total cost of £14,375 for this study was joint funded by VisitBrighton and City Planning and received a 25% subsidy from Tourism South East. There are no forward implications.

Finance Officer Consulted: Patrick Rice                                   Date: 9th January 2007 

	Legal implications

The Planning and Compulsory Purchase Act 2004 introduced a new development plan system requiring the drafting and adopting of a number of new planning policy documents collectively known as the “Local Development Framework”. Some of these documents will form the statutory development plan, replacing the existing local plan.  One of these “development plan documents” will be the “core strategy” which will set out the strategic core policies for the city. The Study, the subject of this report, will assist in the formulation of the relevant core strategy policies.

Legal Officer Consulted: Hilary Woodward              Date: 17th January 2007

	
	

	Corporate/Citywide implications

The study supports the Tourism Strategy and will enable and support the drafting of the relevant sections of the emerging Local Development Framework, and support the assessment of planning applications in the interim. 
	Risk assessment



	Sustainability implications

Policies for the LDF need to contribute towards the council’s priority of developing a prosperous and sustainable economy.
	Equalities implications

The commissioning of evidence-based pieces of research is a key element of the background work feeding into the LDF process, and has been timetabled within the LDS.  Such studies are an essential part of the evidence base for the LDF and are essential for meeting the Governments test of “soundness” against which planning policy document are assessed.

	Implications for the prevention of crime and disorder

No implications considered at this time

	

	Background papers
1. Brighton & Hove Hotel Futures – An Assessment of Hotel Supply, Performance and Development Potential, October 2006 produced by Hotel Solutions.

	Contact Officer

Helen Gregory, Senior Planning Officer

Julia Gallagher, Client Services Manager - Associations

	List of Appendices

Appendix 1 – Executive Summary of Hotel Futures Study
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