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1 INTRODUCTION  

1,1 This is the key findings report of a major study undertaken between April and October 2023 into the North East Destination Development 

Partnership’s (NEDDP) hotel and visitor accommodation sector, from an analysis of the current state of the sector towards an investment 

strategy for future sector development.  The findings have been based upon an extensive programme of research and consultation work 

that underpins the outputs and evidences the potential, notably: 

• A supply audit and analysis of proposed hotel and visitor accommodation schemes;  

• An assessment of performance based upon analysis of data from analytic platforms Transparent/Lighthouse and CoStar; at strategic, 

sub-regional and where available local level;  

• Benchmarking of performance against competitor cities, counties, and tourism areas; 

• Review of key trends in the market and responding accommodation product development trends to identify leading edge product 

offerings reflecting significant changes in the market;  

• A series of workshops with the NEDDP’s 7 partner local authorities and DMOs as well as external consultations with key demand drivers 

across the region to understand what is likely to drive growth and demand for visitor accommodation;  

• An assessment of destination aspirations as expressed in key policy documents that future visitor accommodation development could 

help to deliver;  

• Soft market testing with hotel and visitor accommodation developers, investors and operators. 

 

1.2 The detailed research is reported in three extensive volumes available for a deeper dive for any of the partners with specific interests in 

particular strands of the work.  These volumes are: 

• North East Visitor Accommodation Study – Towards an Investment Strategy for Future Sector Development: Main Report; 

• Technical Appendix A document – Area Summaries – Supply & Performance; 

• Technical Appendix B Report – Supporting Information. 
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1.3 The aim of this key findings report is to draw out some of the important messages emerging from the research and to set out what this means 

for future strategy and action around visitor accommodation development, in order that the DDP and its partners can map out a co-

ordinated programme of action to deliver the identified opportunities.  Below we set out: 

• The narrative emerging from the research in terms of the rationale and guiding principles that should underpin a strategy and 

action plan for the sector. 

• Followed by a framework with a clear ambition and a series of investment programmes translating these ambitions to 

accommodation opportunities on the ground. 

• Finally, we highlight cross-cutting actions needed in terms of inward investment, planning, business support, research, 

funding/resource and marketing responses. 

 

1.4 There is a short Appendix section to this key findings document that includes some of the key figures and tables from the report to help 

summarise the underpinning evidence, some mapping of sub-areas used also summarising demand and supply characteristics, and some 

images to help articulate the product offerings being discussed, as well as hopefully providing some visual inspiration of what might be. 
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2 TOWARDS AN ACCOMMODATION INVESTMENT STRATEGY – GUIDING PRINCIPLES 

2.1 Rationale 

Identifying destination and  market strengths, weaknesses, opportunities and threats1 to the DDP vision, aims and targets - as well as key 

ambitions and themes emerging in each of the partner local authority strategies - forms the basis of any approach to directing strategic 

investment in the visitor accommodation sector across the NEDDP area going forward. 

The thinking behind the strategy for accommodation development should incorporate: 

• Why more accommodation is needed 

• Who the accommodation is being developed for 

• What type of accommodation is needed 

• Where it should be developed 

 

2.2 Guiding Principles 

From here it is useful to develop some guiding principles to shape and underpin the strategy and recommended actions, chiefly: 

• Given how far behind its competitors the North East DDP area is on many fronts, but particularly here in terms of the overall levels of 

visitor accommodation provision, combined with growth ambitions and targets, more accommodation is needed, in significant 

volumes.  The growth targets need more volume of visitors and higher spend, which overnight stays can deliver. This points to a need 

for some transformational accommodation projects – in terms of scale and impact, that can deliver critical mass through a relatively 

limited number of projects.  The cumulative impact of small scale accommodation projects, often more appropriate in sensitive 

landscape settings, is not being overlooked, and continued growth of these offers should run alongside major accommodation 

investments. 

 

1 Detailed SWOT can be found in the Appendix 
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• Given the need to grow the market, broadening the appeal of the North East to a wider range of markets will be key, which the 

accommodation offer can help deliver.  The development of destinational accommodation offers will help to do this – these are offers 

of sufficient appeal and character to be ‘attractors’ in their own right; indeed some of these offers have their own following in the 

market.  

 

•  Thinking around market appeal, accommodation that appeals to specific markets the NEDDP is targetting should clearly feature in 

the strategy – examples might be branded hotels whose distribution networks reach out globally to the international visitor market; 

accommodation geared to walkers and cyclists will appeal to the active outdoors market and overseas visitors from the Netherlands 

and Germany, for example; accommodation incorporating star-gazing features will appeal to the dark skies market; accessible 

accommodation will enable in-roads to be made into the purple pound; accommodation that is distinctive, authentic, and with an 

element of ‘wow’ will have appeal to the Instagram-savvy Millennials market; supercottages can attract the growing multi-

generational families market and groups of friends/special interest groups. 

 

• Developing the business, conference and events market is a key strand of the forward strategy for the DDP, and hotel provision needs 

to play an important part in supporting these ambitions.  NewcastleGateshead is a key focus for the region’s larger branded hotels 

and with the advent of the Sage International Convention Centre (ICC) and arena will see transformational change in the market 

requiring a corresponding response in the provision of new hotel space.  Targetting the right mix and positioning of hotels will be key 

to delivering a balanced offer in the city with appeal also to other markets beyond conferences and events. Elsewhere in the region, 

the area’s expanding employment  sites and business parks will require hotel accommodation to meet increasing demand close to 

their corporate generators, serving the growing sectors of the economy, including energy/offshore wind and subsea, advanced 

manufactuirng, and health & life sciences. 

 

• This is not just an urban focus – destinational hotels in rural and coastal locations can add to the diversity of offer and present 

opportunities for more blended provision combining serviced rooms with lodges, treehouses and other forms of accommodation in 

their grounds.  This can also broaden their appeal from traditional business, older couples and weddings markets to include families 
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and Millennials for example.  Market towns are also undergoing change as they adapt and expand their roles as hubs and service 

centres for their wider hinterlands which the development of quality pub accommodation, restaurants and gastropubs with boutique 

bedrooms and small boutique hotels can help enhance, both in terms of their appeal and their capacity to capture spend and 

increase dwell time.  Budget hotel brands are also beginning to identify the potential of such locations as the development of Premier 

Inns and Travelodges at Alnwick and Hexham have demonstrated with further targets identified. 

 

• Sustainability is a key policy thread and guiding principle.  In accommodation development and operation it brings multiple benefits, 

not only helping to deliver partner net zero targets, but attracting a growing market that build eco-credentials and climate change 

impacts into their decision-making around holiday-taking.  For businesses, there are opportunities to achieve operational efficiences 

as a result of adopting sustainable practices.  Incorporating this into accommodation design presents opportuntities to develop 

accommodation that is distinctive and innovative, and is particularly well-suited to rural settings with the ability to be low impact.  The 

accommodation might take many forms from timber cabins and eco pods to treehouses, set in and reflecting the natural landscape 

around them.  However, sustainability practices can benefit all accommodation businesses and help them achieve their ESG 

(environmental, social and governance) requirements – also increasigly being sought by investors. 

 

• Integrating accommodation investment into wider tourism development strategies provides the opportunity for visitor 

accommodation to both support and benefit from public and private sector investment, particularly in terms of visitor attractions. The 

region has seen a wide range of investment in tourism schemes – the multi-million pound investments that have taken place in County 

Durham at The Auckland Project, Raby Castle, Beamish and Locomotion are a good example, creating a magnet for visitors – an 

uplift that existing accommodation supply is out of sync with.  The development of visitor accommodation around such tourism clusters 

enables visitors to stay close to their purpose of visit, and with a wide range of offers accommodation facilitates an increased length 

of stay. 

 

• The appeal of the natural landscape has grown exponentially with covid, alongside the interest in wellness.  Developing in the 

countryside however can be a challenge, for a myriad of reasons to do with access, visual impact, protected landscapes and more.  

Piggy-backing visitor accommodation development onto existing attractions, facilities and infrastructure in rural areas presents 
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opportunities for existing rural businesses to develop additional income streams and support their ongoing viability and sustainability, 

and lessens the impact of accommodation development in terms of using existing access and services, and locating where there is 

already built development and visitor use. 

 

• In order for the North East to become a year round destination and reduce seasonality, it needs an accommodation offer that can 

operate across the year and that has appeal outside the peak months.  Dark skies is a good example, the prime time for star-gazing 

being in the off-peak months with long hours of darkness.  Gearing more accommodation to markets that can and want to visit outside 

the peak summer and school holidays periods is a step towards this, which includes many other special interests – walking, cycling, 

bird-watching, photography to name but a few.  There is also a role for plannng here in terms of  not restricting months of opening 

and occupancy. 

 

• The North East DDP area and its constituent sub-areas are hugely varied in their character and visitor offer – urban, rural, coastal, 

heritage, active outdoors, business & conferences, events, the list goes on, and many of the local authority and sub-areas feature a 

mix of these attributes.  A key theme in the NEDDP is the idea of being better together – the product is stronger when presented as 

part of a wider offering across the North East.  A core part of the accommodation strategy should be to unite different parts of the 

region in common programmes of investment activity, and to ensure that all parts of the region benefit and can identify visitor 

accommodation development opportunities to implement. 

 

• With a target of 6% growth per annum over the 3 years of the DDP pilot, the strategy needs to identify some quick wins that can 

produce short-term results.  In prioritising investment packages, this needs to be taken into account.  Accelerating the delivery of 

existing visitor accommodation proposals is one route to achieving this, including identifying and helping remove obstacles to delivery.  

Identifying and promoting ‘light touch’ accommodation infrastructure projects is another – whilst still requiring planning, the 

development process is much less protracted and projects therefore have the potential to be moved forward more swiftly.  This need 

not be at the expense of larger and medium to longer term acommodationm projects featuring in the strategy, and it will be important 

to put the foundations of these projects in place alongside more imminent programmes of accommodation development activity.  
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Beyond the investment strategy, all opportunities should be taken to fill the vacant beds available across the region with a particular 

focus on a marketing push to attract visitors out of season. 

 

• In all that is to be done it will be vital to be able to prove progress and chart success. Ongoing data monitoring will allow the impact 

of initiatives to be measured across the core KPIs (key performance indicators) of the accommodation sector. Furthermore the ability 

to call upon live, accurate sources of data will help improve the appeal of the destination to investors and developers who will be 

able to make informed decisions on locations and project features. The availability and monitoring of data also provides the 

opportunity to translate the overall DDP growth target into specific accommodation targets across the KPIs and show how 

accommodation will contribute to the growth of the overall tourism sector. 

 

• All initiatives and actions will need to be supported by long term, targetted marketing and promotional activities to both attract guests 

and visitors to deliver the growth but also the investors and operators who will have tremendous competition for their attention, time 

and investment. Support would also have to be in the form of positive planning strategies that control and encourage the growth of 

the sector and project an “open for business” image to potential investors and operators. 
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3 HOTEL & VISITOR ACCOMMODATION INVESTMENT FRAMEWORK FOR THE NORTH EAST REGION 

3.1 The Ambition 

The ambition and end game of the hotel and visitor accommodation development strategy for the North East is: 

 

• To actively implement an investment framework with complementary and mutually re-inforcing strands and some cross-cutting themes 

• That can deliver an expanded, diverse, contemporary accommodation product offering, with broad year round appeal and a 

multiplicity of ‘stand out’ leading edge exemplars, and  

• That can play a key role in supporting and boosting the wider North East visitor economy, elevating its profile, and showcasing what it 

has to offer. 

 

3.2 Visitor Accommodation Investment Delivery Strands 

The investment framework will be delivered through a series of delivery programmes focused around urban, rural and coastal locations and 

some cross-cutting themes.  These are: 

 

• A pro-active hotel investment programme 

• A transformational impact accommodation investment programme 

• A coastal lifestyle active outdoors accommodation investment programme 

• A sustainable tourism accommodation investment programme 

• An accessible tourism accommodation investment programme 

• A ‘wow’ accommodation investment programme 
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4 KEY FEATURES OF THE PROGRAMMES   

 

Programme 1 - Pro-Active Hotel Investment Programme 

• This programme is about taking an interventionist approach to the delivery of new hotel accommodation across the North East.  There 

is a clear route into many of the hotel companies and their developers and operators, so a ready opportunity to influence their 

decision-making, both to get them to a destination and to select the optimum brand. 

• NewcastleGateshead is the jewel in the crown for the region as lead city, and the place that most of the brands certainly will look to 

first.  There is an opportunity to use Newcastle as a launchpad into the region, and through engaging with developers and investors 

and getting them into the region on fam visits, to introduce them to other locations within the DDP area. 

• NewcastleGateshead is a clear hotspot given the planned opening of the ICC and arena, and the impacts of investment in NUFC.  

At the moment NGI and the City deal with hotel investment enquiries reactively, without any guidance on how the sector is performing 

and gaps in provision.  This study will help inform this process.  Further research is needed to forecast growth in the hotel market and 

understand the range of quantum of hotel rooms needed at what levels in the market.  This should form the basis of a clearly 

articulated hotel investment strategy for the city to secure the right type and standard of hotels in the optimum locations to support 

the city’s further growth and key demand drivers coming forward.  

• Attracting more international hotel brands to Newcastle and the region will enable tapping into their global distribution networks and 

more profile and awareness-building, also benefitting from their loyalty programmes and nationally agreed corporate contracts that 

will direct business to the city. Boosting international visitation is a clear DDP aim.  The Middle Eastern connections being formed with 

the city following their investment in the football club should be built on in relation to attracting hotel investment to meet their needs 

and the potential for introducing some luxury brands. 

• Durham has also emerged as a clear hotspot based on current performance and market/KPI growth.  There are several schemes 

currently mooted, and again no clear strategy around the type and standard of hotel that would most benefit the city currently and 

going forward in terms of projected growth, or the best sites.  Demand forecasting and development of a hotel investment strategy 

should therefore also be a priority here. 

• Elsewhere in the region, we are identifying potential for the development of a wide range of branded and non-branded hotels and 

serviced accommodation, including: 
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o Destination and deconstructed hotels in rural areas 

o Small boutique hotels and gastro offers in rural areas and market towns 

o Branded budget hotels in multiple locations including smaller towns and business parks 

• There will be opportunities for some of these offers to feature in other programmes covering urban, rural and coastal areas and scope 

for some innovative thinking e.g. a Treehotel that would link to ‘wow’, or a training hotel that would link to wider skills ambitions and 

maybe the potential to film trainee progress building on the emerging regional film and TV sector strengths. 

 

Programme 2 - Transformational Impact Accommodation Investment Progamme 

• This programme is about identifying and fast-tracking ‘make a difference’ schemes with critical mass with the potential for 

transformational impact in visitor numbers and spend, and a knock-on benefit of increasing destination profile.  These types of scheme 

need a separate focus because of the processes involved in working them up and their delivery and the time taken to get them off 

the ground. 

• Many of these will require to be in rural and coastal areas  outside of main settlements, so this brings with it issues around planning and 

site availability. 

• In terms of the types of visitor accommodation developoment that fall into the ‘transformationl’ category, we would identify: 

o Deconstructed hotel 

o Ecolodge resort 

o Glamping resort 

o Wellness retreat 

o Luxury holiday parks 

o Caravan and Motorhome Club (CMC) and Caravan and Camping Club (CCC) sites 

• We have had developer/operator interest in the North East from several leading players in the above categories who are well-funded 

and open to considering suitable opportunities and to engaging in identifying these.  This would also provide an opportunity to  pin 

down their site and location requirements to guide site search. 

• In terms of location focus, those with greatest appeal are likely to be Northumberland and Durham for rural escape models, and the 

coast for holiday parks. 
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• Accelerating exisiting proposals might lead to some quicker wins – the Forest Holidays and Forestry England schemes at Hamsterley 

Forest are good examples.  Short term, direct engagement would help identify required actions in terms of planning, funding or 

technical obstacles as the basis to direct action and support. 

• Longer term actions are more about finding suitable sites – with a planning input – but also engaging with landowners to identify 

potential sites and partnership opportunities. 

 

Programme 3 - Coastal Lifestyle Active Outdoors Accommodation Investment Programme 

• The demand, supply and drivers research has demonstrated that the coast has a significant amount of the North East region’s 

accommodation and strong performance, alongside which destination strategies and plans recognise emerging trends in the market, 

plus the opportunity to capitalise on these by building upon and enhancing the coastal offer. 

• There are different aspects to this opportunity and product offering – the modernisation and expansion of traditional resort 

infrastructure and a family focus, but also new and emerging markets and product appeal  driven by a desire for the coastal lifestyle, 

and the re-positioning of some locations as  ‘Chelsea’s-on-Sea’, with strong links to the food and drink and retail offer. 

• This programme is about ‘experiencing’ the coast -  about walking, cycling, surfing, other active outdoor pursuits, bird-watching and 

accommodation to support all of these activities. 

• The completion of the full England Coast Path in 2025 provides a great opportunity to gear up for the heightened interest its launch 

will create, and to piggy back this to raise the profile of the North East coast. 

• Accommodation opportunities to explore include: 

o Some light touch offers that could be put in place relatively quickly such as camping and pods 

o Encouraging the development of accommodation along the coast path as hubs and at suitable day walking and cycling 

distances 

o Accommodation with interest-specific facilities such as bike pods, secure cycle storage, walking and cycling wet roms and 

equipment washing/drying facilities etc. and the promotion of walker/cyclist friendly training and accreditation schemes. 

o Types  of accommodation to include 

▪ Overnight/sleeping beach huts 

▪ Surf pods 
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▪ Bike cabins 

▪ Poshtels (contemporary boutique hostels) 

▪ Motorhome stopovers 

▪ Camping & caravanning 

▪ Event pop ups/glamping/ready erected tents 

▪ Pub diversification – the addition of rooms, camping, pods 

▪ Accommodation linked to existing facilities and infrastructure – the use of car parks for motorhome stopovers, the 

addition of accommodation to attractions and visitor centres where they can be managed and supervised 

▪ Re-positioning of hotels to cater for these markets, such as Bike & Boot at Scarborough 

• Given the many protections and designations along the coast, the identification of potential development sites or zones with input 

from planners will be an important strand of forward action, alongside review of any proposals that have stalled, and landowner 

engagement. 

• All of the above will need to be balanced against placing too much empahsis on established and successful destinations and risking 

over developing and over heating the hotspots. Strategic and spatial considerations need to be factored in along with a region wide 

or local auathority level tourism dispersal strategy. 

 

Programme 4 - Sustainable Tourism Accommodation Investment Programme 

• Sustainability is a cross-cutting theme, but there is an opportunity for the North East to become an exemplar in sustainable visitor 

accommodation development given focus and the development of some innovative product offerings. 

• The focus of the programme will  predominantly be in the rural areas though non-urban locations for example along the coast could 

also present potentially strong opportunities, and as we have seen with the development of the Treehouse Hotel in the centre of 

Manchester, sustainable offerings are also entering the market in urban settings. As with the coastal programme there is an opportunity 

to encourage sustainable visitor accommodation development along long distance footpaths and cycleways – C2C, Reivers Way, 

Northern Saints Trails - at appropriate daily walking and cycling distances as well as hubs to act as a base for non-linear tourism activity. 

• The core programme would be aimed at smaller scale development given its non-urban focus and would combine: 
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o Sustainable tourism accommodation design guidance document/online with case studies to provide both inspiration and a 

practical steer on project viability; 

o Consultancy or dedicated staff advisory support with site visit and short form report positioning the offer and next steps actions; 

o Landowner survey to invite expressions of interest in sustainable accommodation development, to identify sites, potential 

partners and those interested in delivering independently; 

o Potential sourcing of grants to support scheme delivery through collective bidding for the NE programme, or ring-fencing some 

rural development funding via UKSPF, Levelling Up, or future schemes that replace previous EU rural tourism development 

funding. 

• However, some larger sustainable accommodation developments could be delivered through the ‘transformational impact’ and 

‘wow’ investment programmes. 

• Types of offer could include: 

o Eco pods and cabins 

o Treehouses 

o Eco camping and glamping 

o Champing (camping in churches) 

o Group accommodation/hostels,bunkhouses 

o Activity focused units such as stargazing huts, and bike pods. 

 

Programme 5 - Accessible Tourism Accommodation Investment Programme 

• Market trends have identified that the purple pound represents a significant and growing market, and the audit evidences very limited 

provision of accessible visitor accommodation. 

• As with sustsainability, this is a cross-cutting theme, but there are opportunities for dedicated facilities to be developed – Calvert Kielder 

and The Calvert Trust is a great example of this; their story could help inspire others.  They have been extremely innovative – George 

C. Clarke’s Sky Hut is on their Kielder site, and have further plans for expansion seeking funding that the DDP could look to support as 

a potential quick win. 
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• Much of this programme would be about raising the profile of need, providing advisory services and online resources to guide 

developers and operators, and encouraging accreditation with the VisitBritain National Accessible Scheme. 

• Accessibility is a year 1 DDP priority so any opportunities to tie accessible accommodation development into other workstreams 

around accessibility, such as training, should be taken advantage of. 

 

Programme 6 - ‘Wow’ Accommodation Investment Programme 

• The ‘wow’ accommodation investment strand is very much about raising the profile of the North East and its offer through lead ing 

edge design, which can be at all levels in the market. 

• The focus should be on innovation and visual appeal, and what that adds to the visitor experience. 

• Off-grid eco lodge resort developer Zoobox is an excellent example of this, with their built in hamster wheel for humans to run on to 

create their electricity, creating super-instagrammable moments that help market the accommodation and the destination through 

social media networks. 

• There are some early pioneer accommodation offers that haven’t yet come to the UK that the North East could seek to secure with 

all that would come with that in terms of associated publicity.   Super luxury outside London and translating the Dubai hotel offer to 

the UK market is another, which the Middle Eastern investment links with Newcastle might provide an opportunity to explore. 

• Wow might also be quirky and rustic and smaller scale – but the focus on standing out for innovation and creativity is at the core of 

thinking in this programme. 

 

The Programmes are summarised in the tables that follow in terms of purpose and objectives, rationale and under-pinning evidence, 

accommodation developer interest, demand drivers, types of accommodation, locations of relevance and actions that should form part of 

the programme in each case. 
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PROGRAMME SUMMARIES 

PROGRAMME 1 

PRO-ACTIVE HOTEL INVESTMENT 
 

Programme 

Description & 

Objectives  

An interventionist approach to the delivery of new hotel accommodation across the North East.  There is a clear route into many of 

the hotel companies and their developers and operators, so a ready opportunity to influence their decision-making, both to get 
them to a destination and to select the optimum brand. 
To include attracting more international hotel brands to the region to provide access to their global distribution networks increasing 

profile, building destination awareness, bringing the benefits of their extensive loyalty programmes and nationally agreed 
corporate contracts that will direct business to these hotels.  
Boosting international visitation, business & conference tourism, and leisure breaks. 
 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
Supply gaps – luxury, contemporary and innovative, 
lifestyle brands, deconstructed hotels, larger 

aparthotel brands, funky Millennial offers. 

Performance hotspots – regional occupancy at 74% 
average shows signs of unsatisfied demand and 
business being denied; sub-regionally occupancy 
exceeded 70% in all areas except Hadrian’s Wall; 

highest occupancies were in North and South 
Tyneside; highest ADRs and RevPARs were in Durham 
City and Hadrian’s Wall. 

Exemplar products – Seaham Hall, Rockcliffe Hall, 
Beadnell Towers, Matfen Hall, Hotel Indigo Durham, 
Cookie Jar (Alnwick), Le Petit Chateau.   
Award winning hotels in region showing strong 
performance. 

New demand drivers will create growth in demand. 

24 hotel companies expressed 
interest from international companies 

with multiple brands through to 
regional independents. 
By type and standard there was 

interest from luxury and destination 
hotels to smaller scale boutique and 
lifestyle offers as well as 
budget/limited service brands and 

quality pub accommodation. 
 
 

 

New demand generated through 
key development projects including: 

ICC NewcastleGateshead 
NUFC/Middle Eastern investment 
Major regeneration in key towns 

and cities 
University drivers 
Expansion of key sectors – 
advanced manufacturing, energy, 

digital/tech, health & life sciences 
Attraction cluster development, 
County Durham (TAP, Raby Estate, 

Beamish) 

Types of 

Accommodation 

 

Luxury hotel (Newcastle) 
Lifestyle hotels 

Boutique hotels (at different scales) 
Deconstructed hotels 
Destination/resort hotels & spas 

Limited service/budget hotels 

Mid-scale hotels (leisure and business locations) 
Aparthotels/serviced apartments 

Fine dining/restaurants/gastropubs with high quality boutique bedrooms 
Wedding venues with quality rooms 
International hotel brands/distribution networks 

 

Locations By Type By Geography 
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Urban Centres 
Rural/country estates 
Market towns 

Business parks/economic investment clusters 
Coastal resort/towns 
 

All region 
Newcastle & Durham – more detailed hotel strategies and forecasting 
ICC more detailed forecasting of hotel roomnights 

Location interest cited by hotel developers includes Alnwick, Amble, 
Bamburgh, Barnard Castle, Berwick, Bishop Auckland, Chester-le-Street, 
Gateshead, Hexham, Kielder, North Shields, Northumberland rural, 

Roker/Seaburn, Seaham, South Shields, Sunderland, Washington, Whitley 
Bay. 

Key Elements of 

the Programme 

Monitoring of performance and supply gaps 

Forecasting demand and strategy development to segment potential (Newcastle, Durham, ICC) 
Preparation of investment decks 
Identification and working up of sites matching requirements 
Liaison with hotel agents and advisors to the sector 

Pro-active targeting of best fit brands 
Familiarisation visits to destination 
Pro-active targeting of proposals for acceleration and support 

PROGRAMME 2 

TRANSFORMATIONAL IMPACT ACCOMMODATION INVESTMENT PROGRAMME 
 

Programme 

Description & 

Objectives  

Identifying and fast-tracking ‘make a difference’ schemes with critical mass with the potential for transformational impact in visitor 

numbers and spend, and a knock-on benefit of increasing destination profile.  Critical to success will be removing the barriers to 
delivery outside built-up areas in terms of planning and site availability. 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
Supply gaps – limited supply of lodges, glamping 
and innovative non-serviced offers focusing on 

design and sustainability at scale, including eco-
lodge and holiday parks, which have seen rapid 
development in competitor destinations.  Some 

branded resort presence (Haven, Park Dean, 
Landal) but many more actively developing leading 
edge sites and luxury offers across the UK not 
represented in the North East. 

Performance – evidence from developer 
consultations of existing sites trading at high levels of 
occupancy and denying business, and mixed 
models including ownership with waiting lists for units.  

Year round demand where planning permits. 

18 non-serviced visitor 

accommodation developers and 
operators expressed interest in the 
North East which included some 

strong brands with national and 
international presence and the 
appeal and marketing clout that 
accompanies this.   

Also, some newer entrants to the 
market offering innovative concepts 
with a point of difference. 
Scale from sites with 20-30 units 

through to 100+ with central facilities. 

Attraction cluster development, eg 

County Durham (The Auckland 
Project (TAP), Raby Estate, Beamish, 
Hamsterley). 

National market trends – sustainable 
travel, experiential tourism, wellness 
& health, outdoor activities and 
experiences in the countryside. 

Expanding demand for ‘cool’ 
camping, glamping and motorhome 
holidays during and post-Covid. 
Growing catchment population. 
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Exemplar products – Kielder Waterside, Forest 
Holidays, Heathergate Boutique Holiday Park,  

New development and acquisition of 
existing sites for redevelopment/up-
grading/ expansion. 

 

Types of 

Accommodation 

 

Ecolodge resort 
Luxury holiday park 

Glamping resort (mixed unit potential including treehouses and cabins) 
Wellness retreat  
Deconstructed hotel 

Caravan & Motorhome Club/Caravan & Camping Club sites (pitches, hardstandings, glamping, cabins, pods) 
 

Locations By Type By Geography 

Rural/country estates 
Coastal locations with/without sea views 
Woodland settings/country parks 
Sites linked to visitor attractions 

Existing sites for redevelopment/up-grading/expansion 
 

All region rural 
Location interest cited by hotel developers includes Northumberland rural 
and coastal – including Kielder Water & Forest Park, National Park, AONB 
Durham rural and coastal – including sites associated with TAP, Beamish, 

Hamsterley and other attractions 

Key Elements of 

the Programme 

Preparation of investment decks 

Identification and working up of sites matching requirements – planning inputs, landowner survey 
Liaison with agents and advisors 
Pro-active targeting of best fit brands 

Familiarisation visits to destination 
Pro-active targeting of existing proposals for acceleration and support 
Input to local plans to create a facilitating planning framework for development in the countryside 
 

PROGRAMME 3 

COASTAL LIFESTYLE ACTIVE OUTDOORS ACCOMMODATION INVESTMENT PROGRAMME 
 

Programme 

Description & 

Objectives  

Capitalising on the strong appeal of the North East coast and the potential to capture a share of emerging markets by enhancing 
the coastal lifestyle offer, alongside modernising and expanding the traditional infrastucture that draws multi-generational family 
markets. 

This programme is about ‘experiencing’ the coast -  about walking, cycling, surfing, other active outdoor pursuits, bird-watching and 
accommodation to support all of these activities. 
 
 

 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
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Supply – the coast has a significant proportion of the 
North East’s accommodation supply evidencing its 
long-standing appeal. 

Performance – accommodation performance is 
generally strong along the coast; serviced 

accommodation 71% occupancy and £73 ADR.  For 
non-serviced/self-catering product, the coastal 
corridor achieves the highest occupancy of all areas 

in the study, and was the stand out performer on 
ADR at £285 and a rate of growth of 98% compared 
to 2019. 

Exemplar products – Whittling House (Alnmouth), 
Tynemouth Castle Hotel, The Bamburgh Castle Inn, 

Waters Edge (Coastal House) Beadnell, Harbour 
Master’s House (Craster), Bamburgh Coastal 
Retreats 

 
  

18 developers and operators of non-
serviced accommodation expressed 
interest in the North East coast which 

included some strong brands but also 
some newer entrants to the market 
offering innovative concepts with a 

point of difference. 
In addition, a number of hotel 
companies were interested in coastal 
towns and environments including 

some brands.  In smaller destinations 
the independent sector would also 
be expected to feature in forward 

accommodation investment, both for 
serviced and non-serviced 
accommodation. 
 

Destination strategies seek to nurture 
the visitor economy and invest in 
enhancing tourism infrastructure. 

Completion and launch of the full 
England Coast Path in 2025 will 
heighten profile and awareness of 

the coast. 
Coastal locations along with 
rural/leisure destinations have led the 
recovery from Covid out-performing 

other destinations. 
National market trends for more 
active lifestyles favour the coast for 

walking, cycling, wildlife watching, 
photography, watersports and more. 
Expanding demand for ‘cool’ 
camping, glamping and motorhome 

holidays during and post-Covid. 

Types of 

Accommodation 

 

Overnight/sleeping beach huts 

Surf pods 
Bike cabins 
Poshtels (contemporary boutique hostels) 
Motorhome stopovers 

Camping & caravanning 
Event pop ups/glamping/ready erected tents 

Pub diversification – the addition of rooms, camping, pods 

Accommodation linked to existing facilities and infrastructure – the use of 
car parks for motorhome stopovers, the addition of accommodation to 
attractions and visitor centres where they can be managed and 
supervised 

Re-positioning of hotels to cater for these markets, such as Bike & Boot at 
Scarborough 

Locations By Type By Geography 

Coastal towns and resorts and their hinterlands 
Rural coast outside settlements 
Sites linked to coastal attractions and facilities (e.g. 

car parks, pubs) 

All region coast 
Location interest cited by developers includes: Northumberland coastal, 
Durham coastal, Alnwick, Bamburgh, Berwick, Seaburn, Seaham, 

Tynemouth, Whitley Bay. 

Key Elements of 

the Programme 

Preparation of investment deck/promotion of opportunity 
Identification and working up of sites or development zones matching requirements – planning inputs, landowner survey 

Liaison with agents and advisors 
Pro-active targeting of best fit offers 
Familiarisation visits to destination 

Pro-active targeting of existing proposals (including those that have stalled) for acceleration and support 
Input to local plans to create a facilitating planning framework for development along the coast outside settlements 
Small business support and advice 
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Business support toolkit focused around walking and cycling 
Walker/cyclist-friendly accreditation and training schemes 

PROGRAMME 4 

SUSTAINABLE TOURISM ACCOMMODATION INVESTMENT PROGRAMME 
 

Programme 

Description & 

Objectives  

Developing the North East region as an exemplar in sustainable visitor accommodation development and operation through a 

combination of investment in new, leading-edge, sustainable accommodation product offerings and the adaptation and re-
positioning of existing accommodation. 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
Supply gaps – very little visitor accommodation 
currently exhibiting or promoting their green 

credentials, out of sync with where the market is. 

Performance – evidence from other destinations that 
have been early adopters of enhanced 
performance of sustainable tourism 
accommodation offers; broadens appeal to wider 

markets especially the significant Millennials 
segment; publicity around innovative sustainable 
design solutions (e.g. running in a hamster wheel to 

generate electricity, using recycled materials, 
creating habitats within roofs and building form) very 
instagram-able/social media friendly. 

Exemplar products – Trees at Tughall, Skyden at 
Kielder, Leyland Barn - Kidlandlee, Hillside Huts & 

Cabins, Teal House Learchild, Wren Treehouse,  
 
 

Sustainability is a cross-cutting theme 

that all accommodation developers 
and operators are looking at, and 
being required to consider, but there 
are some leading operators out there 

who are ahead of the field.  There 
has been more headway made in 
the non-serviced sector which as a 

simpler operational model is easier to 
achieve. 
Six of the non-serviced developers 
expressing interest specialise in 

sustainable design offerings at small 
scale, and two of the larger scale 
lodge/resort developers are leaders 
in green parks. 

There is an increasing number of new 
entrants to the market and 
sustainable accommodation brands 

looking to enter the UK that could be 
captured by the North East to 
implement exemplar 
accommodation schemes. 

Strong interest nationally and 

internationally in responsible travel 
including sustainable 
accommodation, by design, in 
development and in operation. 

OTAs identify importance in booking 
decision-making. 
Net zero ambitions of destinations 

and contributions accommodation 
can make. 
Reduced environmental impact – a 
plus for planning. 

Reduced operating costs. 
Boom in outdoor activities and 
interest in the countryside and 
environment – light touch, low 

impact tourism. 
Reduced reliance on service 
networks facilitates accommodation 

in more remote areas, dispersing 
impacts and benefits. 

Types of 

Accommodation 

 

Eco pods and cabins 
Treehouses 
Eco camping and glamping 

Off-grid lodges, pods and cabins 

Champing (camping in churches) 
Hostels and bunkhouses/group accommodation 
Activity focused units such as stargazing huts, and bike pods 

Small in scale 
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Locations By Type By Geography 

Rural beyond settlements 
Coastal beyond settlements 

Piggy-backing existing infrastructure – accommodation 
linked to pubs and facilities 

All region outside settlements 
Along long distance footpaths 

 

Key Elements of 

the Programme 

Produce sustainable tourism accommodation development guidance!  

Business advisory/specialist consultancy support 
Landowner survey to invite expressions of interest in sustainable accommodation development 
Work with specialist developers – match with partners and sites 

Sustainable tourism toolkit development 
Green/sustainable tourism accreditation. 

PROGRAMME 5 

ACCESSIBLE TOURISM ACCOMMODATION INVESTMENT PROGRAMME 
 

Programme 

Description & 

Objectives  

Capitalising on the growing significance of the ‘purple pound’ to expand the provision of accessible visitor accommodation and 
to make the North East a destination for all.  The accessible visitor accommodation programme should tie in with and reinforce the 

other work that the DDP is delivering around accessibility. 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
Supply gaps –very little visitor accommodation 
appears to be geared to the disabled market and 
actively promoting itself as such.  Only 17 

accommodation businesses in the North East are 
listed on Visit England’s National Accessible Scheme 

Exemplar product – Calvert Kielder, Hemmel House 
(Craster), The Amble Inn (Amble) 
 

 
 
 

 

Accessibility is a cross-cutting theme 
that all accommodation developers 

and operators are looking at and 
being required to consider.  There are 
some dedicated providers such as 
The Calvert Trust which is an exemplar 

already in the North East at Kielder. 
  
 

A key market trend nationally and 
internationally - disabled travellers 

looking to travel in growing numbers, 
seeking accommodation that is well 
adapted to their needs.  
An ageing, less mobile population 

will also benefit from many of these 
adaptations. 
Disabled travellers often travel with 

others further expanding the market. 
Regulatory pressures. 
Broaden market appeal. 

Types of 

Accommodation 

All accommodation types 
All scales 

 

Dedicated facilities and individual units within bigger complexes 

Locations By Type By Geography 

All location types All region 

Key Elements of 

the Programme 

Raising the profile of need for accessible accommodation and the opportunity this offers with existing accommodation providers, 
developers and advisors. 
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Encourage further participation in the VisitBritain National Accessible Scheme 
Provide a range of resources on creating and adapting visitor accommodation for the disabled market – toolkit/guidance and 
business support/advisory services. 

Develop case studies of the impact on providing accessible accommodation and the benefits this has brought. 
Develop/promote suitable training opportunities for accommodation businesses to understand how to cater for disabled markets – 
link to skills/accessibility workstreams. 

 

 PROGRAMME 6 

‘WOW’ VISITOR ACCOMMODATION INVESTMENT PROGRAMME 
 

Programme 

Description & 

Objectives  

Using investment in innovative visitor accommodation development as an opportunity to raise the profile of the North East region – 
particularly through attracting offers that make a visual statement in terms of leading-edge design, and attracting first in the UK 
products that exhibit a fresh approach to the visitor accommodation offer.  The aim is to ‘wow’ the market, which will particularly 

appeal to the booming Millennials segment, and attract social media as well as wider PR coverage. 

Rationale Underpinning Evidence Developer Interest Demand Drivers 
Innovative accommodation offers are much talked 

about in the trade and consumer press and will help 
raise the profile of the North East.  Typically, new 
hotel accommodation products head to London 

and other high rated cities (Brighton, Bath, 
Edinburgh) initially; non-serviced offers will initially 
target established leisure destinations such as the 
Lake District.  There is an opportunity for the North 

East to align its strengths with and target some ‘wow’ 
products and benefit from the ensuing interest it 
creates. 

Amongst the developers expressing 

interest are some ‘wow’ offers that 
have responded favourably to 
considering the North East whilst not 

being on their initial target list. 
Given the opportunistic nature of 
accommodation development, a 
facilitating public sector partnership 

can seek to influence decision-
making. 

Market trends point to an increasing 

desire for ‘difference’ – that might be 
through innovative design, creation 
of an immersive offer, authenticity, 

distinctiveness, something to make it 
stand out. 
Millennial market appeal especially. 

Types of 

Accommodation 

 

All accommodation types 
All scales 
Innovation in design and form key 

 

Locations By Type By Geography 

All location types All region 

Key Elements of 

the Programme 

Identifying and targeting ‘wow’ accommodation brands and nurturing their interest 
Understanding their site requirements and identifying suitable sites within a favourable planning landscape 

Exploring opportunities to incentivise their investment 
Supporting the process with suitable investment materials and hosted familiarisation visits. 
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5 SUPPORTING THE INVESTMENT PROGRAMMES – STRATEGIC ACTIONS 

The strategy and investment programmes will need to be supported by a number of strategic actions relating to inward investment, planning, 

research, business support, funding/resourcing and marketing.  The table below summarises the approach to each and key actions which 

can be fleshed out in terms of delivery – timescales, budgets and lead agencies – in the implementation plan. 

STRATEGIC ACTIONS 

SUPPORTING THE STRATEGY AND INVESTMENT PROGRAMMES 
 

RATIONALE ACTION 

INVESTMENT REPONSE 
The investment response is wrapped within the six 
accommodation investment programmes, but in essence is about 
pro-activity and directed effort to achieve the stated ambitions, 
supported by the wider scheme of recommended actions.  The 

research for this study has identified interest in the development of 
hotels and other forms of visitor accommodation, both from 
existing operators looking to expand, upgrade or re-position, and 

from developers and operators interested in new-build 
opportunities.  The soft market testing undertaken has essentially 
‘warmed up’ interest that should be pro-actively furthered via a 
range of actions. 

• Following up developer interest expressed 

• Targeting additional brands/developers with good fit to the programmes 

• Identifying and working up sites with planning potential and match to 
developer requirements 

• Inviting accommodation developers into the region for familiarisation visits 

• Undertaking a survey of landowners to promote the identified opportunities 

and bring sites forward. 

• Working with agents to identify properties for conversion and existing 
accommodation for redevelopment. 

• Identifying funding sources to support project viability. 

• Preparation of investment decks for pro-active developer engagement 

• Overarching communications piece to communicate opportunities to the 
industry, developers, agents, advisers, local authorities and other partners. 

• Identification of resource to lead action. 

PLANNING RESPONSE  

Cited by accommodation developers as a key obstacle to 
development, the planning response aim is to create a positive 
and flexible policy framework for accommodation development 
across the North East region, with an element of consistency 

across the 7 local authority areas. 

• Influence policy in relation to hotel and visitor accommodation through the 
local plan review process addressing issues around: 

o Development in the countryside, especially of scale and requiring 
new build. 

o Access by public transport 
o Developing low impact accommodation in sensitive landscapes 
o Opening restrictions limiting year round letting 
o Occupancy conditions limiting length of stay. 

o Retention policies and the need for clear demonstration of market 
failure 

o The potential to identify tourism zones outside settlements. 
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• Inclusion in the local plan text of a narrative around visitor accommodation 
development potential to guide the development market by type and 
location. 

• Active use of the pre-application process to enable planners to actively 
engage with accommodation developers and shape schemes. 

• Implementation of new registration, use class and permitted development 
rights rules for short term lets to better balance local housing and visitor 
economy needs as well as more closely monitor health and safety 

requirements and community impacts such as noise. 

• Potential allocation of a site/sites for larger scale accommodation e.g. 
holiday lodge park development in the countryside 

• Support the site identification process to find sites with planning potential that 
match investor requirements. 

• Preparation of planning guidance relating to issues and opportunities 
surrounding visitor accommodation development for dissemination to local 
planning teams 

• Highlighting good planning process relating to visitor accommodation 

proposals for wider learning 

RESEARCH RESPONSE  

Research to establish a clear picture of visitor accommodation 

supply and performance should underpin forward policy and 
action relating to investment in the sector.  This study has 
established a baseline and explored mechanisms to maintain and 
up-date this flow of information to enable this to be taken forward 

across the lifetime of the DDP pilot and beyond, so ensuring 
intelligence-based decision-making. 

• Enhancing the supply database by introducing more sophisticated 
categorisations of accommodation types as well as property characteristics 

and facilities, and up-dating annually. 

• The purchase of performance data to be reviewed, potentially limiting hotel 
data to key market custom trend reports and non-serviced data to an 
annual report. 

• Explore the need for performance data to fill gaps by type – pub 
accommodation, caravan and camping, holiday parks. 

• Bespoke research to inform specific projects and opportunities: 
o NewcastleGateshead and Durham City hotel demand forecasting to 

inform strategy development. 
o ICC related demand 
o NUFC, further Middle Eastern investment, and articulating and 

quantifying the need for a luxury hotel 

BUSINESS SUPPORT RESPONSE  

Establishing a package of business support services and 
information to provide advice and guidance to smaller scale, 

independent visitor accommodation businesses/potential 

• Explore the potential to deliver a mix of business support for visitor 
accommodation development proposals through site visits, telephone 

consultations, workshops, access to online resources, toolkits and other 
guidance and online training sessions. 
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developers to help delivery of a number of the investment 
programmes aimed at this segment. 

• Understand what is already in place that could be enhanced and the 
potential to deliver this as an off shoot of the DDP. 

• Examine good practice examples to inform the process: 
o https://business.visitlincolnshire.com/ 

o The National Forest Sustainable Tourism Accommodation Programme 
- https://www.nationalforest.org/tourism 

o Lincolnshire Pub Diversification Programme - 

https://business.visitlincolnshire.com/blog/new-support-programme-
for-pubs/ 

FUNDING/RESOURCE RESPONSE  

Identifying how the strategy, investment programmes and 
supporting strategic actions will be implemented in terms of 
staffing and funding. 

• Identifying lead roles overall and in relation to specific skill set actions. 

• Identifying ‘champions’ for the programmes at senior influencer level 

• Establishing a mechanism to fully engage the local authorities and ensure 
their active participation in delivery. 

• Sourcing budget to support the work programme (staff/consultancy time, 
production of investment decks, workshops and events promoting the 

development opportunities, hosting developer visits etc) but also potential 
projects – including engaging the Combined Authority in the delivery 
programme. 

MARKETING RESPONSE  

Marketing support to help deliver the targeted 6% p.a. growth 
over the next 3 years, alongside the investment programme, some 

of which will take longer to deliver. 

• Tactical marketing and events programmes focused around identified 
periods of spare capacity to up visitor numbers and nights within the existing 
supply. 

• Opening a dialogue with the major OTAs to ensure the key areas of the 
region are discoverable on search filters, and that property features sought 
after by the market and featuring in the investment programme are enabled 
as filters e.g. sustainable, accessible, pet-friendly. 

• Raising the profile of the North East amongst the visitor accommodation 
development market, developing its own strand of communications shaped 
around the criteria they consider when they are deciding to invest – 
potential to link to wider inward investment marketing work. 

 

  

https://business.visitlincolnshire.com/
https://www.nationalforest.org/tourism
https://business.visitlincolnshire.com/blog/new-support-programme-for-pubs/
https://business.visitlincolnshire.com/blog/new-support-programme-for-pubs/
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6 FURTHER READING 

This key findings report summarises the conclusions and recommendations of a major research study into the visitor accommodation sector 

in the North East, its current performance and levels of provision, and how it might grow in the future.  Whist the summary endeavours to 

weave into the outputs the rationale and evidence base that have led to the recommendations, it can only touch the surface of a much 

broader and deeper body of research and consultation work that underpins the findings.  For those interested in further reading, this more 

detailed reporting can be found in 3 volumes: 

 

• North East Region Visitor Accommodation Study – Towards an Investment Strategy & Implementation Plan for Future Sector 

Development – full report.  Coverage includes: 

o Baseline analysis of visitor accommodation supply and performance 

o The potential for growth – covering national market and product development trends, benchmarking the North East 

accommodation sector, destination aspirations, forward strategies and key themes. 

o The landscape for delivery – covering planning frameworks, the climate for investment, and testing the development market. 

o Shaping the strategy – SWOT, guiding principles and the proposed investment framework and programmes 

o Recommendations and next steps actions 

• Technical Appendix A – Area Summaries – Supply & Performance.  Coverage includes: 

o A glossary of terms 

o An overview of methodologies used. 

o Summaries by sub-area of both accommodation supply and performance 

• Technical Appendix B – Supporting Information.  Coverage includes: 

o Product development trends and examples in both rural and coastal locations 

o Public sector investment in UK hotels and visitor accommodation 

o Sof market testing sampling and response 

o Modelling hotel needs linked to the ICC Gateshead & Arena 

o Planning policy precedents 
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7 NEXT STEPS – ENGAGEMENT & ACCELERATION PLANNING 

The next steps in taking forward the proposed visitor accommodation development strategy, investment programmes and strategic actions 

are to move towards an acceleration delivery plan through active engagement with the 7 DDP partners.  In each case we suggest working 

with them to: 

 

• Debrief the body of work specific to their area covering supply and performance findings. 

• Identify which elements of the thematic investment programmes have best fit with their destination aspirations. 

• Identify a spatial strategy for their area with locational priorities and areas of constraint. 

• Identify some key projects and sites to feature in the programmes going forward. 

• Explore the role they might play in the implementation process and resources available if delivered centrally through the DDP or 

individually by the DDP partners.   

 

This can then be fed into the acceleration plan and will put some flesh on the bones in terms of the what, the where and the how the 

recommended actions and investment programmes will be delivered. 

 

Given the scope of opportunity, a mechanism or framework needs to be developed that will enable actions to be prioritised.  Factors to 

consider that could be added to the investment programme summaries include how each programme: 

 

• Links to and helps deliver wider destination aspirations – including locational priorities. 

• Links to and helps deliver DDP thematic priorities and links to other workstreams. 

• Links to the delivery of the North East product i.e. supporting ICC, Durham attractions. 

• Helps grow and serve target markets – and which 

• Impacts in terms of additionality (H/M/L) 

• Can be delivered in terms of timescales /ease of delivery (S/M/L) 
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Co. Durham 

Establishments: 21% 

Letting units: 18% 

Mixed supply but characterised by a slight skew 

to caravan and camping. Serviced tends to Small 

Hotels and is slightly more likely to be 

independent with a higher proportion of 

upscale/upper upscale establishments. 

Kielder Forest / Northumberland 

National Park area 

Establishments: 9% 

Letting units: 9% 

Combination of caravan sites (of 

varying sizes) and self-catering.  

Serviced is less significant (than the 

regional average) and typically 

smaller, independent establishments 

(with no larger hotels). 

 adrian’s Wall and Tyne Valley 

Establishments: 8% 

Letting units: 7% 

Combination of) caravan sites 

(typically medium sized) and self-

catering.  Serviced is smaller, 

independent establishments (but 

with some economy and midscale 

branded hotels). 

Northumberland County 

Establishments: 64% 

Letting units: 50% 

Mixed supply but characterised by caravan 

and camping, and to a lesser, extent self-

catering. Serviced tends to smaller, 

independent establishments. 

Northumberland Coast 

Establishments: 21% 

Letting units: 29% 

Has a significant concentration of accommodation 

including nearly half the region’s caravan pitches (with 

many large sites/parks). Self-catering is important. Serviced 

less significant (than the regional average) and typically 

smaller, independent establishments (with only a few larger 

hotels – a mixture of branded and independent). 

Durham City 

Establishments: 3% 

Letting units: 4% 

Accommodation is mainly serviced – 

primarily branded hotels (with economy 

and upper upscale the commonest 

categories). Some self- catering and 

touring caravan. 

Pennine Durham  

Establishments: 7% 

Letting units: 7% 

Accommodation is mainly caravan and 

camping (mainly touring) and self-catering. 

Serviced is more limited and characterised by 

smaller establishments (with one hotel and some 

smaller hotels). There are no branded hotels. 

NB Establishment and letting unit percentages equal 

share of regional totals. 
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Newcastle-upon-Tyne 

Establishments: 6% 

Letting units: 16% 

Accommodation is mainly serviced with a small 

but not insignificant self-catering sector.  Serviced 

is mainly hotels (  % of the region’s hotel rooms 

are in Newcastle). These are branded and cover 

all classes of hotel (economy to upscale). 

Gateshead 

Establishments: 3% 

Letting units: 6% 

Accommodation is largely serviced but self-

catering and caravan account for about half of 

overall capacity.   Serviced is mainly hotels which 

are largely branded (typically economy with a 

concentration of upscale on the Quays). 

North Tyneside 

Establishments: 3% 

Letting units: 4% 

Mixed accommodation – while skewed to 

serviced, self-catering and caravan account for 

about half of capacity. Serviced is mainly hotel 

with some guesthouses (coastal related). Hotels 

are both independent and branded but are 

typically economy class. 

South Tyneside 

Establishments: 2% 

Letting units: 2% 

Smallest share of regional accommodation. 

Largely serviced but with approximately half its 

capacity in self-catering and caravan. Serviced 

are mainly hotels with a guesthouse sector. Hotels 

are typically affiliated/branded and either 

economy or upper midscale. 

Sunderland 

Establishments: 3% 

Letting units: 4% 

Mainly serviced with some self-catering 

accommodation. Serviced is overwhelmingly 

branded hotels. These are either economy or 

midscale with some upscale accommodation. 

NewcastleGateshead Centre 

Establishments: 4% 

Letting units: 15% 

Accommodation is mainly serviced but with 

some self-catering and group.   Serviced is 

virtually exclusively hotel based - typically 

branded but covering all classes. 

NB Establishment and letting unit percentages equal 

share of regional totals. 
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NORTH EAST REGION SERVICED ACCOMMODATION EXEMPLARS 
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NORTH EAST REGION NON-SERVICED ACCOMMODATION EXEMPLARS 
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NORTH EAST REGION HOTEL PERFORMANCE MAPPING 
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NATIONAL TRENDS IN THE MARKET 
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STRATEGY & POLICY THEMES & PRIORITIES 
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SWOT ANALYSIS – NORTH EAST HOTELINVESTMENT STRATEGY 

INTERNAL FACTORS 

STRENGTHS (+) WEAKNESSES (-) 

  
Area Location, Offer & Profile 

+ Some strong leisure ‘brands’ – Northumberland & Durham especially 

+ Iconic attractors – Hadrian’s Wall WHS, Durham Cathedral, 
International Dark Skies Park, internationally significant coastline, 

AONBs, National Parks. Strong cultural heritage 
Accommodation Supply 

+ Reasonable supply and range of accommodation catering for 
different markets. 

+ Some stand out offers especially destination hotels. 

+ Good hotel brand presence in Newcastle and Durham 
Performance 

+ Overall hotel performance in terms of occupancy (and in some cases 
rate) good with some stronger hotspots e.g. Durham City, Hadrian’s 

Wall, Northumberland Coast 

+ Non-serviced accommodation hotspots considerably exceeding 
regional averages – Coastal Corridor, Kielder/National Park, County 
Durham, Northumberland 

Demand Drivers 

+ Significant demand drivers coming on stream – ICC Gateshead & 
Arena, County Durham attractions cluster (Auckland Project, 
Hamsterley, Raby, Beamish), NUFC investment. 

Developer Appetite 

+ Strong base of regional accommodation developers and operators 
Organisation & Resource 

+ Council intervention in hotel schemes in several locations 

+ Generally positive planning policy framework  

+ Evidence of some leading-edge planning practice 

+ Profile of pilot project and funding 

  
Area Location, Offer & Profile 

− Catchment population for some offers 

− Distance from large centres of population compared to competitor 
destinations.  

− Destination profile for leisure lags behind competitor destinations 
such as the Lake District 

− Limited coverage of the region on OTAs limits exposure & awareness 
Accommodation Supply 

− Quantum of supply lagging behind competitor regions 

− Non-serviced offer heavily weighted towards Northumberland and 
Coastal Corridor 

− Limited presence of national/international non-serviced brands 

− Predominantly a price-led non-serviced offering 

− Limited uptake of innovative/contemporary accommodation offers. 

− Limited variety of supply in some areas e.g. luxury hotels Newcastle, 

dominance of economy hotels in Tyne & Wear beyond Newcastle  

− Low level of badged accessible and sustainable accommodation 
Performance 

− NewcastleGateshead hotels weaker on rates compared to 
benchmark cities. 

− Seasonality  
Demand Drivers 

− Size of the North East economy limits business tourism demand 

− Many towns too small to meet development criteria for larger 
branded hotels. 

Developer Appetite 

− Destination profile with investment/development market – seen as a 
smaller rate sensitive market. 

Organisation & Resource 

− Challenge of development of scale in the countryside with existing 
frameworks 
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EXTERNAL FACTORS 

OPPORTUNITIES (x) THREATS (÷) 

× Increase overnight stays and spend. 
× Target new markets to grow the visitor economy. 
× Extend the season – attract markets that can visit year-round with the 

right offer. 
× Target Millennials – the biggest market segment representing 30% of 

the market globally – with products that meet their desires – 
experiential, instagrammable, sustainable, authentic. 

× Get ahead of product trends and deliver market-leading, ground-
breaking, quality offerings – luxury, lifestyle and deconstructed hotels, 
sustainable rural accommodation, accommodation geared to 

outdoor activity and special interest/niche markets, sustainable and 
accessible accommodation, innovative offers ad products with a 
‘wow’ factor and transformational schemes of scale and impact. 

× Identify live projects and sites to accelerate delivery and achieve 

some quick wins. 
× Strong interest from serviced and non-serviced accommodation 

developers and operators, from independent and small regional 
brands to large internationals 

× Capitalise on warmed up interest from the development market by 
being pro-active and facilitating. 

× Development opportunistic so influence it. 

× Develop investment decks and pro-actively target and engage with 
the development market and their advisors (consultants, agents, 
funders) 

× Get accommodation developers into the destination to see sites and 

expose them to lesser-known locations and opportunities in addition 
to the ‘jewel in the crown’ targets. 

× Public sector intervention to de-risk schemes and demonstrate a 

market where market failure is evident. 
× Opportunities to improve planning framework through Local Plan 

reviews and Planner guidance. 
× Set up business advisory & training structures and resources to support 

SMEs to develop the independent sector. 
× Work with local authorities to develop a more detailed spatial 

strategy and work up priorities for action. 

  
÷ Competition from other destinations 
÷ Cost of living crisis impacting on disposable income/visitor spend. 

÷ Availability and cost of funding 
÷ Escalating building costs 
÷ Landscape/ecological/conservation constraints 
÷ Staffing shortages post Covid & Brexit 

÷ Increased operating costs especially around energy. 
÷ Fast-changing and elevated market expectations  
÷ Online exposure to poor product delivery via customer review sites 

÷ Certain locations overheating/limits to capacity. 
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