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Abstract: The reclassification of accommodation for tourism, understood as the change of tourist
category or classification in terms of accommodation activity, is put forward as one of the ways to
increase competitiveness in any establishment. So, recent regulation on planning, renovation and
modernization of Tourism in Canary Islands established the need to increase the classification of
the accommodation offering by restoring degraded tourist areas and renovating different public
and private infrastructures. Using a case study methodology in this paper, the characteristics of the
rehabilitation process undertaken in different touristic establishments of the coast of Gran Canaria,
are analyzed, more specifically in Maspalomas-Costa Canaria destination. Comparative analysis of
these cases presenting it as a rehabilitation model that allowed it to re-join the market, benefiting from
the urban incentives policies through the upgrading strategy, increasing the quality and quantity of
the services offered.

Keywords: tourism facilities; renovation; competitiveness; urban planning; density; obsolescence

1. Introduction

The different types of tourist accommodation are one of the essential bases on which the activity
of travelers during their stay in any destination is based. The low seasonal variations of the Canary
Islands archipelago greatly conditioned the fact that the Canary Islands was consistently the main
destination with the greatest weight in tourist expenditure in Spain (February 2020), with 30.1% of the
total, followed by Catalonia (20.7%), Andalusia and the Community of Madrid (both with 13.9%). If this
element is broken down, in relation to expenditure not included in tourist packages (3817 million euros),
17.55% was allocated to the accommodation heading in 2019 (EGATUR, February 2020).

In the same proportion, in mature destinations, the obsolescence of the accommodation
infrastructure (functional, in terms of the business model, organizational, physical, technological, etc.)
is a weakening item of the necessary competitiveness, arising from an old fashioned situation that can
be corrected through more ambitious interventions than simple aesthetic modernization, “lifting” or
make-up actions [1,2] performed on less durable elements (systems, floors, finishes, interior carpentry,
etc.), but which do not solve the establishment’s problems in such a dynamic and versatile market,
that forces to keep up with the highest demands of competitiveness.

Based on the above, this article’s main objective is to analyze the renovation process undertaken
in different touristic establishments of principal touristic Municipality in Gran Canaria that is San
Bartolomé de Tirajana.
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The process developed is approached by taking into consideration the different circumstances of
urban planning that are recorded in the file, in addition to the upgrading strategy of the different areas of
the establishment to proceed to its reclassification and the capture of other market segments, identifying
the results obtained in different quantitative (prices, occupancy, yield, etc.), positioning (category,
classification, rankings, etc.) and marketing (sales channels used) items once the rehabilitation process
is concluded.

Vera-Rebollo [3] Simancas and Ledesma [4], Dorta [5] and Sanabria, Simancas and Aguiar [6]
consider that building renovation processes in mature tourist destinations imply the need to redefine
and update the concepts used on this matter, which have traditionally referred to residential areas but
which in the field of tourist involves a triple vision; physical, territorial and economic.

Based on this, the specific objectives of this research are: (1) Studying the tourism renewal process
in different types of tourist accommodation, and (2) looking at the different magnitudes of profitability,
positioning and prestige of the analyzed tourist accommodation after the renovations undertaken that
enables projection of the data obtained to the rest of the universe of interest (obsolete tourist areas
with different types of accommodation in other tourist mature destinations). Case study methodology
has been used in order to achieve these objectives in 5 touristic establishments, representative of San
Bartolomé de Tirajana accommodation touristic offer and as undertaken renovation process models
and results obtained, using different planning incentives.

In order to establish a consistent and progressive process in the research, the following stages
are addressed consecutively: (1) Review of the regulations on which Law 2/2013 of 29 May on
Tourist Renewal and Modernization is based, (2) study of the 17 administrative proceeding opened
at the San Bartolomé de Tirajana City Council under the Plan for Modernization, Improvement and
Increase in Competitiveness of Maspalomas Costa Canaria, exclusively with regard to interventions
in private space; (3) selection of 5 of the models offered by the different case studies analyzed and
characterization of the implementation of the Modernization Plans in the San Bartolomé de Tirajana
tourist accommodation offering; (4) analysis of the information obtained from both the specific project
documentation, the administrative enquiry and other sources that may provide information on both
the project undertaken and the results obtained; and (5) presentation of the results, conclusions,
contributions as well as limitations and future lines of research.

2. Literature Review

2.1. Regulatory Context

The modernization and interventions of rehabilitation and renovation of tourist accommodation
has become one of the structural axes of tourism policy in the Autonomous Region of the Canary
Islands; essentially from the approval of the Organic Law 10/1982 of 10 August on the Statute of
Autonomy amending the competence area in territorial planning, urban planning and housing, as well
as development and planning of tourism in the Canary Islands (Art. 29, Sections 11 and 14 respectively).

From that moment on, the Autonomous Community takes the lead in the drift of its territory from
a regulatory point of view, completing the planning task it was entrusted with [7]. This restructuring
policy has been highlighted by several authors such as Mirallave [8], Garcia Marquez [9], Llorca and
Sosa [10], Risuefio [11], Simancas [2,12,13], Villar, Temes-Cordovez [14] and Rodriguez and Santana [15],
and has been articulated around two different moments in time: (a) That initiated in the context of the
so-called “tourism moratorium” which was regulated by Decree 4/2001 whereby the formulation of
the General Planning and Tourism Guidelines were agreed and consolidated with Law 19/2003 which
approved them; and (b) that undertaken with the enactment of Law 6/2009 on Urgent Measures in
Terms of Territorial Planning for the Sector’s Revitalization and Tourism Planning, which partially
modified it and was replaced by Law 2/2013 on the Renewal and Modernization of Tourism in the
Canary Islands, amended by the current Law 9/2015.
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The Partial Plans that allowed the construction of the different tourist destinations in the Canary
Islands were initially an exception in the planning system of the Canary Islands, brought about by the
entanglement of territorial regulations that explained the search for unique instruments [16].

Subsequently, and from a perspective of tourism governance which is set up as an essential
descriptive and analytical tool for the governance of tourism [17-23], the Modernization, Improvement
and Increasing Competitiveness Plans (PMMs) were, up until the time they were cancelled by the
Supreme Court, effective instruments for enforcing renewal policies in a mature tourist destination
such as San Bartolomé de Tirajana. Until then, the General Urban Planning Plans could be amended
and even moved by the PMMs, effectively overlapping in the territorial planning of tourist areas,
which meant a legal “shortcut” and unblocking of the Urban Development Plans, thus violating the
distribution of competences established in the Revized Text of the Laws of Territorial Planning of the
Canary Islands and Natural Areas of the Canary Islands, and as was made clear in the subsequent
rulings of the Supreme Court on the PMMs.

Maspalomas-Costa Canaria urbanization in the municipality of San Bartolomé de Tirajana,
was designed by the French consortium AS ATEA+SETAP in 1971. The territorial development of
this municipality has been the subject of many studies from different perspectives [24-35] given its
relevance in the state context and in the Autonomous Community of the Canary Islands itself.

The shaping of the Maspalomas-Costa Canaria tourist destination began in a regulatory context
of scarcity of General Urban Planning Plans that allowed a detailed and rational planning of the
territory, in which the Law of Centers and Areas of National Tourist Interest of 1963 was introduced in
the only legal instrument for certain local operators to be integrated into the tourism development
process. This law was intended to promote land occupation and accommodation offering in coastal
areas under the assumption that the greater the number of tourist beds available, the greater the
return on investment, based on a so-called theoretical annual growth rate of visitors (as stated in the
aforementioned 1963 Law). In this way, the territorial development of tourism was projected as an
essential economic activity that produced different synergies and activated other sectors such as real
estate-construction and services, hotels, transport, and commerce. As a result of the above, capital was
mobilized and many urban plans were undertaken to provide the corresponding regulatory umbrella
for new land uses, with the subsequent urban planning classification of agricultural land. This fact led
to an exacerbated process of land classification in the islands known as “touristic”, which resulted in
more than 250 Plans being approved in the Canary Islands between 1970 and 1975 [36].

All this generated a substantial growth of the tourist offering through the massive, anarchic,
opportunistic, and extensive approval of Partial Plans with little or no territorial organization or
coordination (Figure 1). Thus, the land legislation in force at that time proved to be inoperative,
limiting itself to forming a mere regulatory framework of reference for the rapid conversion of
rustic land into urban land for development, but which lacked sufficient controls on its appropriate
development. In this way, the urban planning instruments were designed with the intention of favoring
the indiscriminate urban classification of the land in order to promote the process of obtaining fictitious
income from the land in the short term, with no investment other than the cost of carrying out the
urban projects.

2.2. Supervening Obsolescence and the Consequent Residentialization Process

Since the first 40 bed-places created in San Bartolomé de Tirajana from 1964 to 1979, in which the
existence of 62,022 bed-places is confirmed, over 866 hectares were affected by the different Partial Plans
that were developed in the municipality and on which practically all the tourist micro destinations
of the municipality were created (Figure 2). In all cases, the various conservation and maintenance
actions carried out on their structures proved insufficient to allow them to keep minimum levels of
competitiveness [37,38] required in such a dynamic market as tourism; competitiveness understood in
a broad sense that is incorporated into a sustainable development model [39,40].
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Figure 1. Chronology of events of the Partial Plans in San Bartolomé de Tirajana. Period 1964-1980.
Source: Own elaboration.
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Figure 2. Residential and tourist partial plans of San Bartolomé de Tirajana by years of final approval
and surface area (Hectares). Period 1964-2004. (Source: Own elaboration).

Despite what has been said, the occupancy levels obtained through the strategy mentioned
above guaranteed a profitability that covered operating costs at least and, in the best case, allowed
certain minor maintenance and decoration works to be carried out that justified a certain level of
satisfaction even in the most saturated areas [41]. However, profit margins continued to shrink with
the further impact on the availability of economic funds that could be used for the partial and/or
total modernization, improvement and qualification of tourism facilities, equipment and services,
that suffered a general obsolescence (Figure 3).
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Figure 3. Age of the accommodation offering by territorial tourist micro destinations in San Bartolomé
de Tirajana. (Source: Own elaboration).

In addition, the aforesaid process of shaping the Maspalomas-Costa Canaria destination fully
explains the high density level of the different micro destinations mentioned above, but it is Playa del
Inglés that has the highest rate with 153.64 tourist bed-places per hectare, followed by Bahia Feliz-Playa
del Aguila (87.03 bed-places per hectare), as shown in Table 1.

Table 1. Densification level by micro destinations in San Bartolomé de Tirajana 2019.

Tourist Pieces Area Ha. Bed Places Densification (%)  Establishments
Bahia Feliz/Playa del Aguila 456,624.88 45.66 3974 87.03 12
Si‘oﬁffatig/llz;’;as 871,001.79 87.10 5463 62.72 2
Las Burras 301,148.48 30.11 1981 65.78 19
Playa del Inglés 3,077,337.73 307.73 47,279 153.64 230
Campo Internacional/Campo 5 191 46750 319,11 9335 29.25 38

de Golf/Oasis

Meloneras 1,703,251.87 170.33 10,805 63.44 16
Sonnenland 759,656.13 75.97 6479 85.29 17

Source: Gran Canaria Tourist Board. Own elaboration.

The information above, shows how the age and deterioration of the accommodation offering,
together with its non-hotel accommodation modality and the high density level, conditioned the
constant residentialization process (i.e., the conversion of tourist residences into conventional residences,
either for permanent or temporary use or to incorporate it into the market through other rental systems)
that affected the municipality of San Bartolomé de Tirajana [42-44] and which is a characteristic feature
of mature coastal destinations [45—48].

Residentialization causes different conflicts between tourist and residential activity, highlighting
those referring to the maintenance of common areas and the distribution of expenses, those related
to compliance with tourist regulations that residents are reluctant to, deterioration of the image of
actual buildings and the diversity of fagades and balconies for both uses, the difficult coexistence of the
activities of both, etc. Three main players are involved in all of these issues: The public administration,
the owners and tourism entrepreneurs who need to develop a joint strategy to ensure the survival
of all the interests at stake [49] to also prevent the deterioration of the image of a destination where
residential and tourist uses converge (Table 2).
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Table 2. Degree of residentialization and tourist use by territorial tourist micro destinations in San
Bartolomé de Tirajana (%).

Tourist Pieces Residentialization (%) Tourist Use (%)
Bahia Feliz 23.02 76.98
Playa del Aguila 39.11 60.89
Rocas Rojas-La Gloria 28.52 71.48
San Agustin 15.89 84.11
Las Burras 30.41 69.59
Playa del Inglés 24.11 75.89
Campo Internacional-Campo de Golf 25.94 74.06
El Oasis 0.00 100.00
Meloneras 0.00 100.00
Sonnenland 37.81 62.19

Source: Gran Canaria Tourist Board. Own elaboration.

2.3. The Urban-Tourist Saturation of Playa del Inglés

The formation of the urban layout in the Maspalomas-Costa-Canaria area took place in the period
from 1965 to 1979 after the approval of successive and unconnected partial plans, which shaped a
morphologically heterogeneous area, basically in Playa del Inglés area (Figure 4). The referred Partial
Plans were those of Playa del Inglés (1965), El Veril (1967), Ampliaciéon de Playa del Inglés (1971),
Parcela V (1971) and Playa del Inglés-Anexo II (1976, although finally approved in 1997 with the PGOU
(General Urban Planning Plan).

Playa del Inglés

- Touristic soil

Figure 4. Classification of the land in the area of Playa del Inglés. (Source: GRAFCAN. Government of
the Canary Islands. Own elaboration.).

In Gran Canaria in 2019 there were 208 hotel accommodations with 63,795 bed-places,
and 6491 non-hotel accommodations with 97,375 bed-places (TURIDATA-Ministry of Tourism of the
Canary Islands Government). The distribution by classification and category in the municipality of San
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Bartolomé de Tirajana, according to the Gran Canaria Tourist Board itself, determined that non-hotels
represented 50.08% and 49.92% referred to hotels. Of the total non-hotels (40,157 bed-places), 27.85% are
one-key establishments, 52.25% are two-key establishments, 15.20% are three-star (or three-key)
establishments and 3.0% are four-star (or four-key) establishments. As for the hotel selection,
57.12% are four-star establishments, 25.01% are three-star, 15.8% are five-star, 1.6% are two-star and
0.45% are five-star Grand Luxury. Since 2015, pursuant to Decree 113/2015 of 22 May, this includes
holiday homes in the non-hotel modality, which together with the villas, emblematic houses and rural
houses only have a single category. This type only represents 1.69% of the non-hotel variety in San
Bartolomé de Tirajana but its concentration in the micro destination of Playa del Inglés is almost 60%
(Table 3). This area also accounted for 45.26% of the total accommodation offering in Gran Canaria
and 43.50% of the total number of overnight stays on the island in 2019 (Gran Canaria Tourist Board,
2019 Tourism Statistics by Area).

Table 3. Accommodation offering by modality and category, per Territorial Tourist Micro Destination
in San Bartolomé de Tirajana 2019. (Source: Gran Canaria Tourist Board. Own elaboration.).

Non Hotels Hotels
Categories 1 2 3 4 CatUnica 1 2 3 4 5 5GL
Bahia Feliz 88 1218 459 6 511
Playa del Aguila 142 2
Rocaéllé‘r)ij;‘s'm 450 389 900
San Agustin 1269 898 230 80 79 1290 1957 595
Las Burras 91 27 527
Playa del Inglés 6461 13,278 3470 780 51 120 6433 11,550 149
Campo
Internacional-Campo 641 1724 1247 342 28 348 1667
de Golf
El Oasis 2185 3275 558 294 612 2927 2592 181
Meloneras 64 3352 2989
Sonnenland 177 154 1329

The current hotel accommodation structure (2020) in the Playa del Inglés sector is made up of
37 establishments of different ages, categories, and characteristics, with a total of 19,505 hotel bed-places
and 9250 accommodation units (Gran Canaria Tourist Board, 2020). The total surface area of the plots
occupied by these establishments is 415,912.06 m?, which, in a detailed analysis, shows a high-level
densification with 468.96 bed-places/hectare in this specific area.

A high-level density seems to be inherent to the urban layout itself [50]. But if the urbanization
is based on tourist activity and, therefore, destined for leisure and rest, high density can become a
characteristic that worsens the perception of the destination and the visitors’ own experience, because it
also projects an image of low-quality urban space [51].

This issue can be aggravated when conflicts arise between the different authorized uses in a specific
area and which in the case in question seem logical when residential and hotel uses converge, causing
the contradiction of the leisure/rest binomial, which is very common in mature coastal destinations,
and attached to a clear impairment of buildings, which as previously mentioned, is explained by the
absence of investment in major rehabilitation or renovation actions. In addition, the atomized ownership
of a significant number of accommodation establishments (basically non-hotel establishments) do not
have the means to carry out the abovementioned actions and require public policies to encourage these
tasks in order to support competitiveness in a sustainable development framework [52].

In the total of the Playa del Inglés sector, the gross density is 153.64 bed-places/ha (out of
47,279 bed-places), excluding those that were lost when converted to residential use (7464 since 2009).
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This figure comes from the agglutination of accommodation establishments that incorporate a high net
density. This same situation is what produces a noticeable lack of open spaces, green areas and public
services and facilities in the Playa del Inglés micro destination in relation to the tourist buildings in
the area, which are practically limited to the promenade, some pedestrian routes and various parking
spaces. The rest of the land is for residential tourism use and only has a few commercial facilities
(Figure 5).

% Tourist residential

Shopping area

: R

Figure 5. Classification of land in the area of Playa del Inglés (Source: GRAFCAN. Government of the

Canaria Islands. Own elaboration.).

3. Case Study Methodology

The chosen methodology to undertake this research is the Case Study. In a qualitative way and
from a discriminated sample of the population under study, the case analysis allows us to obtain
relevant information by contrasting the data obtained, in order to offer a theory that allows increasing
the scientific research framework on the subject we have chosen.

According to several authors, Case Study consist in a methodology of empirical enquiry [53-56]
using appropriate qualitative techniques based on the real context study, using multiple sources of
evidence with an essentially inductive approach and partially deductive [57].

Yin provides 4 Case Study basic designs, which results from a combination of 2 characteristics,
depending on whether if it is single Case Study design or if it is a multiple-case study design which
describes a holistic case study design with multiple units of analysis also referred as embedded case
study can be chosen.

In addition, depending upon the overall objective of the research, Yin distinguishes between
3 Case Study types: (1) Descriptive; that provides a comprehensive overview of the analysis object
and study the phenomenon in relation to the real context; (2) exploratory: That allows to discover
aspects and questions that determine the viability of investigation procedures or the research itself and
analyses a situation about which there is no well-defined theoretical framework (pilot-research) and
(3) explanatory; address the cause—effect relationships, the reasons why certain events are produced.
On the other hand, Villareal [58] adds a fourth Case Study type to the Yin classification, depending on
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the research specific aim; (4) illustrative, that shows the most competitive companies management
practices. Furthermore, regarding to this classification, Gummesson [59] considers that such categories
cannot be understood on an isolated way, given that exploratory and descriptive Case Studies could
serve to create a theory; moreover, descriptions could be explanatory.

Total of selected Case Studies amounted to 5 out of a sample of 17, previously analyzed.
Criteria used to select the sample are closely related to corporate structure, accommodation modality,
category and amount of the investment made. In addition, priority was to select cases presenting them
as renovation process models undertaken and results obtained.

The data collection process was carried out via in-depth personal interviews with those tourist
accommodation managers who had led the renovation processes. These interviews followed a common
list of questions (Supplementary Materials) to establish a comparative analysis of the data obtained
in every selected case based on the questions and objectives of inquiry. Likewise, review of the
administrative files and consultation process involving tourism experts were key to provide a complete
information on undertaken projects, with quantitative and qualitative elements, essential to provide
rigor to the individualized study.

In terms of studied reference variables, these have been category, rooms, hotel beds (before and after
the refurbishment), staff modifications, year of construction, type of property, renovation characteristics
(types and areas) and its purpose, initial budget and type of urban incentive used.

4. Results

The different elements chosen to assess the potential of the actions undertaken in the renewal
processes studied are related to profitability, positioning and prestige online, with the limitations in
the information that the establishments themselves provide when it comes to results that affect their
income statement.

The different magnitudes studied have been assessed, those offered by the establishments and
others that have been deduced, both before and after the renovation process.

Case 1 concerns the Santa Monica Suites Hotel (Figure 6). It is an establishment that, taking
advantage of the benefits offered by the PMMs and the owner’s “brave” strategic decision, opting for
the change from non-hotel modality to hotel modality (four-star Grand Luxury). The following was
analyzed sequentially: Development of the building, the decision-making process of the Community
of Property Owners regarding the renovation process, the investment project and its departmental
implementation, the staff’s situation during the closure of the establishment and the execution of the
works, the administrative route followed by the proceeding, the incentives used in its renovation
and the results obtained once it was reinserted into the tourism market through the new form of
management adopted.

Figure 6. Santa Monica Suites Hotel before (left) and after (right) the refurbishment (Source: Santa
Monica Suites Hotel).
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The ownership atomized in 110 owners over the 188 properties that make up the building and
the existing background in the decision making process within the Community of Property Owners,
are elements that add value to the process of renovation and requalification of the Santa Monica Suites
Hotel and that becomes a model for the originally non-hotel establishments.

In addition, the location adjacent to a special nature reserve (Dunas de Maspalomas) is a major
tourist attraction, making this building in a Landscape-Hotel [60], given its great landscape, geological,
botanical and fauna interest in the Canary Islands.

In 2008, Gran Canaria Tourist Board launched a project in cooperation with the local College of
Architects in order to provide incentives for renovation projects in different touristic establishments
(non-hotels) of the coast of Gran Canaria, financing initial projects. Santa Monica Apartments owner’s
community had the opportunity to participate in this initiative, although declined to participate.
But Santa Moénica Apartments owner’s community decided to support the building renovation
and in January 2009 contracted the design of an internal reform basic project. The purpose was
transforming the building into a 4-star hotel. This solution was put on hold, being agreed with
Thomas Cook Tour Operator the conversion in a 3-Key Apartment. Despite this, Santa Monica Interior
Reform Project finally aimed at transforming the building into a 4-star hotel. In December 2013,
Santa Monica Apartments owner’s community approved the agreement to renovate the building by a
qualified majority.

Notwithstanding the above, some owners expressed serious doubts about the success of the
project and its legality, which were resolved by the architect, from a technical point of view. The first
alternative referred to a 3-star hotel, rejecting other proposals deemed “excessively luxurious”. Asin
other owner’s community, the difficulty was largely due on the obligation of all the owners to assume
the costs of the reform and in the possibility of staying outside the project.

The owner’s community crucial meeting was held in Jun 2014; approved the agreement at
transforming the building into a 4-star hotel. Finally, the category was upgrade to 4 stars superior hotel,
in line with the original project drawn up and marketing strategy that it was intended to be carried
out. Work began in April 2015, which meant to close the doors to the public, approving funding via
Tour Operator.

After 4 years Santa Monica Suites Hotel opening, the evidence is conclusive. Concerning human
resources, staff has increased to 86 employees, of which 80% are permanent staff and the wage bill
accounts for approximately 23% of gross production. Likewise, prices have increased to 186 euros per
night in low season and 220 euros per night in high season, with occupancies around 80% on average
per year. There has also been a slight modification in terms of sales channels: While in low season
it is 75% through tour operators and 25% through direct sales, in high season it is 82% through tour
operators and 18% direct sales. Finally, production has increased to 300% and the yield has risen to
approximately 45% (Table 4).

In 2018, 2019 and 2020, Santa Monica Suites Hotel is ranked in number 4 of all the hotels in Playa
del Inglés in Trip Advisor ranking, at the same time 9.3 in Booking (with the recognition Traveller
Review Awards 2019 and 2020) and it is classified as fantastic (9.3/10) in ReviewPro. The Hotel has
received Tui Top Quality Award (one of the 250 best hotels around the World in 2018 and one of
the 100 best hotels around the World in 2019) and Holiday Check 2018, 2019 and 2020 award (as a
consequence of obtaining 98% favorable opinions from 1212 and 5.7/6). It has also received the Sunny
Heart Silver Winner as one of the best hotels of 2018 by Thomas Cook users and the TUI Holly
2019 and 2020, as one of the most values hotels of the World.

Case 2 concerns the Hotel Bohemia Suites & Spa, which experienced a thorough renovation
process, increasing the category from 4-star hotel to 5-star hotel, in the adults-only sector and with the
novelty that, against the stimulus that could be obtained more places, it reduced accommodation units
and places, incorporating also an emblematic architectural element for a restaurant in the structure
of the building that is configured as an added value to the establishment’s own services aimed at a
segment with high purchasing power (Figure 7).
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Table 4. Santa Monica Suites Hotel economic data before and after renovation.

Before the After the
Refurbidhment Refurbidhment
Category 1 Key Apartment 4-Star Superior Hotel
Rooms 178 188
Hotel Beds 534 564
Staff Permanent 36 69
Temporary 0 17
Staff/production costs 25% 23%
Prices per High Season room/night 74€ 220€
Low season 48.5€ 186€
. Tour 90% High season: 82%
hf;:ﬁ;tglsg operators/OTAS Low season: 18%
: . 750
Direct sales 10% I]:I(l)%\}; ::;Ssgr?:' 275517{)0
Approx. production (€) 3,370,000.00 10,110,000.00
Return/production 35% 45%

Source: Own elaboration.

Figure 7. Hotel Bohemia Suites & Spa before (left) and after (right) the refurbishment (Source: Hotel
Bohemia Suites & Spa).

Since it opened to the public in 1971, the Apolo Hotel had not undergone any kind of refurbishment
beyond the daily maintenance of the facilities. The first refurbishment was carried out in 2001 (30 years
after opening), with a project to renovate the bathrooms. The major works license was obtained on
2 May 2001, but there is no record of the completion certificate.

This same configuration of the Apolo Hotel in height and having passed the first 40 years since its
implementation, made the structure to have significant shortages in habitability and/or energy aspects,
that also meant an opportunity to proceed to solve the loss of competitiveness of the establishment
and its repositioning in new markets by means of architectural innovation actions [61].

First contribution of this case is linked to the adaptation to a 5-star hotel that was undoubtedly
a quality leap of predictable consequences. The resizing of the hotel, reducing the number of
accommodation units (from 134 to 67) and bed-places (from 219 to 115), even reducing the surface area
for rooms (from 2722.50 m? to 2441.93 m?) and increasing the average surface area per room (from
23.67 m? to 37.93 m?), made it possible to incorporate two premium suites of 105.00 m? each, 3 junior
suites of 70.80 m? and 24 suites of 47.06 m?.
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Secondly, the incorporation of a panoramic restaurant (called “360°”) on its rooftop was a highly
attractive element that targeted customers who are not staying in the establishment itself for its
gastronomic variety (approximately 70%), and due to the uniqueness of its design and location has
a tremendous potential to transmit and promote images and values of that part of the island [62].
Throughout this process, the renovation of the 8th floor of the building deserves a special section in this
study for two specific reasons; firstly, because it greatly modified the general structure of the building
and provided it with a space that made this establishment peculiar and emblematic, and the 360°
Restaurant, which lets diners enjoy one of the most privileged views of the entire Playa del Inglés area,
while also creating a highly demanding gastronomic variety and, secondly because it took advantage
of the building and buildable area incentives that the PMM allowed for this specific purpose.

The owner’s latest novel initiative for the hotel is to focus on the “Adults Only” segment; this theme
positions the Bohemia Suites & Spa Hotel in a market area shared with 17 other establishments in
San Bartolomé de Tirajana, although it is the only 5-star “Adults Only” establishment in Playa del
Inglés, which is undoubtedly a clear commitment to diversify its services, opting for demand segments
with greater purchasing power. In short, the Bohemia Suites & Spa Hotel opted to reinvent itself
towards a product with a highly innovating capacity [63] and make its economic continuity viable
in a strategy that also significantly lowered the density of occupation of the plot [64]. This theme
was not only focused on identifying the hotel differently, its facade, interior or exterior, the rooms or
the restaurant, the decoration or the staff’s clothing; all of this was a result of the renovation process,
but also in an attempt to direct its strategy towards its “Adults Only” guests, with obvious distinctive
features in the way it provides its services. That strategy was highly innovative because Hotel Bohemia
Suites & Spa was the first Adults Only (100%) Hotel in Gran Canaria. The increase in all service
standards, the change of its morphology providing it with a unique element on the hotel’s roof and its
own gastronomic variety have objectively produced positive effects that have had consequences on
elements such as the professional positioning and valuation of the establishment, staff, prices, greater
independence in the marketing channels and the staff production cost. The Bohemia Suites & Spa
Hotel has certainly improved its competitiveness substantially in an area of special intensity and
densification such as Playa del Inglés.

The Bohemia Suites & Spa Hotel is currently part of the Design Hotels AG corporation, a Frankfurt
Stock Exchange-listed company that provides hospitality services to a network of over 300 independent
small boutique and luxury hotels in over 50 countries around the world; it is a selected collection
of privately owned and operated hotels, each considered a totally unique creative expression.
Design Hotels™ brings together hotels that reflect the vision of a passion for hospitality that is
genuinely culturally rooted and in cutting-edge design and architecture. In addition, Design Hotels™
offers its members customized B2B services, including global launch campaigns, sales representation,
revenue management, strategic marketing, public relations and branding. In Spain there are only
21 hotels integrated into this company, only 2 of which are on the Canary Islands, and both are located
on the island of Gran Canaria.

The Bohemia Suites & Spa Hotel currently accumulates the Travellers’ Choice™, Trip Advisor®
awards for 2019, 2015 and 2016 as one of the 25 most romantic hotels in Spain and boasts a Certificate
of Excellence (14th Luxury Hotel in Spain) in its Hall of Fame 2019. It also holds the Best for Romance
Europe and the Mediterranean awards by Condé Nast Johansens for 2017 and 2018. In addition, the 360°
Restaurant has been awarded for being the Best Hotel Restaurant on the Canary Islands in 2018, by the
Top 10 Awards “Qué bueno Canarias Heineken”. And the Hotel received the “InnoBankia” award
as the “Best Tourism Company” in 2019”, which distinguishes companies that carry out innovative
initiatives and projects in this field and was granted by Bankia, La Provincia and Diario de Las Palmas.
And in 2018 the “Atelier Cocktail Bar” received the award for the best Hotel Bar in Europe by the
Tales of the Cocktails Foundation. In 2019, the Hotel was classified as Excellent by TripAdvisor and is
ranked 3rd out of the 134 hotels in Playa del Inglés. It was rated as Fantastic in Booking with a score of
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9.1. Trivago rated it as Excellent with a score of 9.4 and it was also recognized by this portal as one of
the 10 designer hotels in Spain during 2016.

Likewise, prices have increased to 260 euros per night in low season and 340 euros per night
in high season, with occupancies around 86% on average per year. There has also been a slight
modification in terms of sales channels: 50% through tour operators and 50% through direct sales.
Finally, production has increased to 290% and the yield has risen to approximately 29% (Table 5).

Table 5. Hotel Bohemia Suites &Spa economic data before and after renovation. (Source: Own
elaboration (2020).).

Before the After the
Refurbishment Refurbishment
Category 4-Star Hotel 5-Star Hotel
Rooms 120 67
Hotel Beds 240 134
Staff Permanent 40 70
Temporary 30 20
Staff/production costs +40% 38%
Prices per High season room/night 100€ 260€
Low season 140€ 340€
Marketing Tour operators/OTAS 90 50%
channels Direct sales 10 50%
Approx. production (€) 2,500,000.00 7,200,000.00
Return/production 20% 29%

Finally, cases 3, 4 and 5 includes three non-hotel establishments, with different dimensions and
accommodation capacity, which undertook important renovation processes and which, while remaining
in the aforementioned modality, allowed them an increase of category and to optimally reposition
themselves in their respective markets and geographical areas. There are three models that are repeated
in the ten tourist pieces of Maspalomas-Costa Canaria, which are located specifically in the areas
of Morro Besudo, San Agustin and Playa del Inglés (three of the areas with the highest level of
obsolescence in the municipality and where the residentialization processes were more pronounced);
an accommodation modality that has been secularly denounced for its own Generation characteristics.

The non-hotel establishments “El Yate”, “Buganvilla” and “El Palmar” (with small, medium
and large capacity and volumetry respectively) underwent the same gradual deterioration process,
being built in a similar period (in the late 1960s) and with similar property characteristics. In these
three studied cases, the volume of investment and the incentives used were diverse, but the successful
outcome of all the processes is coincidental.

Three events marked the beginning of the El Yate rehabilitation project; first, the requirement that
San Bartolomé de Tirajana Council makes to the establishment to proceed to underpin of the structure
to prevent its fall dated December 2006, that can give an idea of the deep status of deterioration of the
building for which the drafting of a technical report on the state of the building and the proposal of
repair works is commissioned. In second place was the change of ownership in October 2012 and the
third was the creation of the exploitation owner’s community, a figure that acted as a catalyst for the
renovation initiative (Figure 8).
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Figure 8. El Yate before (left) and after (right) the refurbishment (Source: El Yate Apartments).

Buganvilla Apartments renovation process was launched at the owner’s initiative (only 3) who
decided to renovate the facilities, taking advantage of the privileged location next to the avenue and
San Agustin Beach, recovering a restaurant closed years ago and incorporating some energy efficiency
measures and a gym (Figure 9). Building license was obtained in October 2013. The refurbishment
work had a budget of 689,193.98 euros. This project did not contain any changes to the building
parameters, rooms, or bed places on a plot of land of 2633.11 square meters. The authorization for
phase II was requested in January 2014 and incorporated, as a strategic element, the restaurant with
189.93 square meters that the establishment had already had, with chill-out treatment and can be closed
by secured glass panels. The solar panels, the renovation of the fencing and the terrace were also
incorporated. The budget for this phase was of 292,000.00 euros.

Figure 9. Buganvilla before (left) and after (right) the refurbishment (Source: Buganvilla Apartments).

Finally, El Palmar Apartments was built at the beginning of the seventies and initially had 56 rooms.
It was a 4-storey apartment block (688.80 m? each floor) and 14 rooms per floor. The reception is located
at ground level that also housed the water tank and the installations room. Building originally had
another construction of 154.20 m? destined to a warehouse area, lingerie, changing rooms, facilities, etc.

It is not trivial issue to mention that the property is centralized in a family business and, therefore,
decision-making process seems easier, basically when facing a renovation so deep as in this case,
in opposition to the problems of the atomization of the property in another non-hotel establishments
with a wide range of interests.



Sustainability 2020, 12, 8775 15 0f 24

The planned investment amounted to 1,931,285.44 euros, of which 55% were earmarked for
integral renewal. The total number of bed places was 56, increased by 50% for taking advantage of
Law 2/2013 and 25% for upgrading category (Figure 10).

Figure 10. El Palmar before (left) and after (right) the refurbishment Source: El Palmar Apartments.

Currently, El Yate Apartments has a price range from 94.00 euros to 179.00 euros per night
(average rates). On TripAdvisor is number 5 of this kind of in San Agustin area; 91% of their
opinions are excellent and very good. It is classified as “Exceptional” on Booking, with a score of 9.5.
Average annual occupation is around 90% throughout the year.

Buganvilla Apartments is the best rated establishment in San Agustin, with an excellent rating
of 9.1 and special recognition in 2018. On Booking it has a Fantastic rating with a score of 9.2 and in
Adults Only category on TripAduvisor it is listed as the No. 1 accommodation in San Agustin and has
Certificate of Excellence. Also, in Holiday Check it appears as an Adults Only establishment with a
score of 5.7 out of 6.

El Palmar is rated Very Good and has a score of 8.0 on booking. The same on TripAdvisor,
Very Good and 4.0 (out of 5), is number 65 of the 134 establishments in Playa del Inglés. On Holiday
Check has 76% positive opinions and a score of 4.4 (Table 6).

Table 6. Magnitudes of cases analyzed before and after renovations in non-hotel establishments.

Magnitudes EL Yate Buganvilla EL Palmar
Tourist piece Las Burras San Agustin Playa del Inglés
Current percentage via 20% 46%
web
Current percentage via o o o
platforms (OTAs) 80% 54% 100%
Current number of 5 10 16
employees (permanent)

Current number of
1 1 2
employees (temporary)
Former number of
0 10
employees (permanent)
Former number of 0 0

employees (temporary)
Year of refurbishment 2013 2013 2014
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Table 6. Cont.
Magnitudes EL Yate Buganvilla EL Palmar
State of the renovation Completed Completed Completed
Approximate
investment initially 1,000,000 200,000 4,000,000
planned
Investment finally 1,200,000 1,600,000 4,300,000
made
Type of investment Private (Bank Loan) Private Bank LO?}?R%% Subsidy

Priority objective of the
works in the

Increasing category;
improving quality and
image; incorporating
new services and
equipment; changing the
product or business
model; complying with
current regulations;
undertaking accessibility

Increasing category;
improving quality and
image; incorporating
new services and
equipment; changing the
product or business
model; adapting it to
customers with higher
purchasing power;

Increasing category;
improving quality and
image; incorporating
new services and
equipment; changing the
product or business
model; adapting it to
customers with higher
purchasing power;
attracting new types of

establishment . . customers; complying
actions attracting new types of . .
. .. with current regulations;
Increasing category; customers; modernising . o
.9 . . . undertaking accessibility
modernising decoration;  decoration; improving . .
. . . N actions; modernising
improving the main the main indicators of L .
. . . . decoration; improving
indicators of the tourism  the tourism business and T
. . . e the main indicators of
business and business business profitability; . .
1 . .. the tourism business and
profitability. surviving the crisis. . o
business profitability;
surviving the crisis.
Refurbishment: Includes
small-s.cale works anf:l Renovation: An in-depth
aesthetic modernization.
. . change of the less
Renovation: An in-depth et s
durable elements Rehabilitation:
change of the less . .
(systems, flooring, Conservation,
durable elements L7, . .
. finishes, indoor and maintenance and
. (systems, flooring, . )
Typology of actions 7. . outdoor carpentry, decoration (it was
finishes, indoor and . .
taken sanitary ware and others) increased from 56 to 77
outdoor carpentry,
. was undertaken. apartments, a restaurant,
sanitary ware and others) . .
Comprehensive gym, spa and solarium
was undertaken. . . . . .
. renovation (covering with views were built).
Comprehensive % of th
renovation (covering over 9.0 o of the
over 90% of the establishment).
establishment).
Hotel B f h
ote e.!ds !Je ore the 36 80 112
modernization
Hotel Ba:eds f:lfter the 1 80 154
modernization
Accommodation units
before the 18 40 56
modernization
Accommodation units
after the modernization 12 40 77
Percentage of
establishment affected 100 90 100

by the action
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Table 6.

Cont.

17 of 24

Magnitudes

EL Yate

Buganvilla

EL Palmar

Areas where the actions
have been undertaken

Rooms/accommodation
units; public or common
areas; floor corridors;
maintenance area and
technical area;
administration and
management area;
outdoor facade
elements/open spaces,
gardens/sports
areas/pool/s area,
solarium.

Rooms/accommodation
units; public or common
areas; floor corridors;
administration and
management area;
gardens/sports
areas/pool/s area,
solarium.

Rooms/accommodation
units; public or common
areas; floor corridors;
restaurants, dining room,
bars and kitchens;
maintenance area and
technical area;
administration and
management area;
outdoor facade
elements/open spaces,
gardens/sports
areas/pool/s area,
solarium, spa centres,
casinos, game rooms,
gymnasium,
multipurpose rooms.

Energy consumption
efficiency systems.
Programmes and devices
for controlling and

Energy consumption
efficiency systems.
Programmes and devices

Environmental Installation of renewable  saving electrical energy:  for controlling and
sustainability energies. Bioclimatic Installation of renewable  saving electrical energy:
improvements architecture techniques. energies. At present, Installation of renewable

attempts are being made  energies;

to replace chlorine in low-consumption LED

swimming pools and lighting.

pesticides in gardens.

Theming/specialization

of accommodation: Design of new products
Changes in the “Only adults” segment. & P

business model

Design of new products
and generation of
experiences.

and generation of
experiences.

Changes in corporate

Implementation of
marketing techniques,
new distribution
channels and
accommodation booking
management.
Implementation of

Implementation of
marketing techniques,
new distribution
channels and
accommodation booking
management.
Implementation of

management strategies and techniques  strategies and techniques

to optimise profitability: ~ to optimise profitability:

Revenue, prices Revenue, prices

(Revenue Management), (Revenue Management),

of profits (Yield of profits (Yield

Management), etc. Management), etc.
Improved Renewal of the Renewal of the
communications/ website/booking engine. = website/booking engine. = Renewal of the brand
marketing/new Renewal of the brand Renewal of the brand and corporate image.
technologies and corporate image. and corporate image.




Sustainability 2020, 12, 8775 18 of 24

Table 6. Cont.

Magnitudes EL Yate Buganvilla EL Palmar
Improvement of the
average accommodatlon Improvement of the
rate per occupied room dati
(ADR); pre-performance average accommodation
Impact on profitability . rate per occupied room.

ADR: 45-50;
post-performance ADR:
100. Improvement in the
average income per
available room (RevPar)

of the accommodation Improvement in the
average income per

available room (RevPar)

Online reputation on
TRIPADVISOR after
the renovation

Currently 4.5 (excellent)
37 reviews

Currently 4.5 (excellent)
223 reviews

Currently 4.0 (very good)
128 reviews

Online reputation on
BOOKING after the
renovation

Currently 9.6
(exceptional) 96 reviews

From 7.8 to 9.2 (fantastic)
363 reviews

From 7.8 to 8.0 (very
good) 324 reviews

Online reputation on

other platforms after Hohc.lay Check 6.0/6 Hohday Check 5.8/6 Hohday Check 4.5/6
. 2 reviews 145 reviews 389 reviews
the renovation
Certificate of excellence
on TripAdvisor and
Recognition or award TUI and Thomas Cook Booking, best 4-Star

after renovation

establishment in Gran
Canaria in Apollo for
two consecutive years.

Cost of staff on
production

Before the Renovation
35/38% After the
Renovation 25%.

Before the Renovation
60% After the
Renovation 50%.

Approximate Annual

It has tripled compared
with the time before the

Production (euros) .
renovation.

Before the Renovation
10% After the
Renovation 20%.

Approximate return on
production

Source: Own elaboration (2020).

5. Discussion and Conclusions

This research focuses on the results achieved through the urban incentives of the public policy on
renovation of mature tourist areas on the coast, considering the different types of accommodation in a
destination such as Maspalomas-Costa Canaria (in the municipality of San Bartolomé de Tirajana).

We can affirm that because of their location and the nature of their formation, basically in an
improvised manner due to the non-compliance and irregular development of planning instruments,
with few regulatory controls and through the uncontrolled occupation of the territory, the mature
coastal destinations present profound deterioration and obsolescence problems in their public and
private infrastructures that directly affect their market positioning and complicate their competitiveness
in relation to other competing destinations.

Thus, public administrations that promote policies for the renewal of public and private
infrastructures need to rely on all the players involved in tourism activity to reach a consensus
on initiatives aimed at renewing and modernizing destinations.

The cross-cutting nature of tourism activity and the involvement that must be shown by all areas
concerned, require the promotion of participatory processes for the shaping of renewal strategies,
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modernization and competitiveness, which also requires a reliable, adequate and easily accessible
information system for all operators.

We can point out that urban planning incentives are essential instruments for achieving the
effectiveness of public policies to renew accommodation in consolidated coastal tourist destinations.
These allow requalifying the accommodation offer, increasing the category or changing the modality
from a non-hotel to a hotel establishment, and a substantial leap in the qualification that directly
improves all the magnitudes of profitability, positioning and prestige of the tourist accommodations
subject to renovation. To this end, the rehabilitation and renovation processes of mature coastal
destinations must broaden their content and extend beyond the structure itself, addressing the
improvement of urban residential-tourist spaces and promoting more “friendly” spaces for coexistence
with the territory where they are settled, with the resident population and with the tourist activities
themselves, in safer and more accessible environments.

We consider sustainable urban planning would contribute, in conjunction with urban renovation
and rehabilitation initiatives, to provide another added value to our mature coastal destinations
by anticipating the future trends of the different markets, the upcoming energy requirements and
the sensitivity of travelers to different environmental considerations. Therefore, the General Urban
Development Plans, together with their own characteristic determinations, should focus on the
management elements that allow for the optimization of all their tools and determine all the impacts
that their execution may generate with a general approach of sustainability and under a wider
perspective of territorial planning, with the acceptance of the Island Urban Development Plans as an
instrument of general regulatory structure and the criterion of load capacity as an element to restrict
new activities and/or growth.

The experience of San Bartolomé de Tirajana—its generation, deterioration process and renovation
initiatives produced—should serve to provide relevant data, in an attempt to teach and convey the
changes that have taken place and the consequences of public and private decisions taken under the
legal system in each validity period.

The results that can be drawn from this article indicate that from the time a tourist destination
becomes stagnant and the accommodation offering becomes obsolete, it is necessary for the public
authorities to react by promoting and encouraging extensive and convincing processes for renewal
through different initiatives.

It was in this regulatory context that the renovation process of the 5 analyzed cases began, and in
the saturating circumstances of the Maspalomas-Costa Canaria area, it was proven that business
leadership together with institutional complicity are core elements in strategic decision making, not only
from the company’s point of view itself but also from the management’s point of view of a mature
destination that periodically requires “incentive pills” to stimulate repositioning in the market in an
efficient management of all resources [65].

The reclassification of the establishments and their repositioning and renovation, the increase
in all service standards and the change of their morphology that could be included in the so-called
Strategic Sustainability [66], have objectively produced positive effects that have had consequences on
elements such as the professional positioning and valuation of the establishment, staff, prices, greater
independence in the marketing channels and the staff production cost. The 5 analyzed cases certainly
improved its competitiveness substantially in an area of special intensity and densification such as
Maspalomas-Costa Canaria.

6. Future Lines of Research

The contributions that possibly make up the elements that justify the chosen line of research
and that help to explain the relevance of urban incentives in the building rehabilitation strategy in
mature coastal destinations have been made. However, any research work, in addition to clarifying the
elements that make up its core interest, raises new questions and opens up spaces of uncertainty that
must be addressed in order to confirm and project the information displayed here.
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The case study methodology used could become a data bank of all the experiences carried out
so far in the Canary Islands under the PMMs and until the courts issue their decision, in order to
accurately evaluate the urban development incentives policy incorporated in this instrument, in each
of the destinations benefiting from such schemes and whether the projects implemented have had an
impact on the competitiveness of each of these tourism products and geographical areas.

Given the state of obsolescence of the different tourist destinations and micro destinations of the
Canary Islands and the high number of establishments, susceptible to rehabilitation and renovation
processes, considering the judicial drift of PMMs, another challenge is to propose new legislative
planning alternatives that, within the legal and constitutional framework and complying with the
processing required by procedural regulations, to provide new incentives to promote and encourage
processes of urban-tourist renovation in mature coastal destinations in the Canary Islands.

Finally, taking the cases studied as a reference, another line of research could focus on making a
current economic projection of the cost of renovation per accommodation unit in establishments that
have not undergone any renovation process or of a certain size. The aim is to find out the approximate
renovation costs per establishment and, as a result of the renovation processes, its effects on the
workforce and foreseeable results in different economic magnitudes.

7. Limitation of Research

This section explains the main limitations that have emerged throughout the research and that
have been accommodating the methodology used and the results obtained, which forces them to be
considered in order to optimize their use.

Firstly, with regard to tourism statistics, the weakness and variety of sources during the 1970s
and 1980s show significant differences between the figures for accommodation and tourist arrivals.
The historical information obtained from the I.N.E. (National Statistics Institute), studies carried out
regionally (private or public) and on the islands, reveal the scarce interest in information systems until
the late 1990s, which scarcely coincided with the data offered until then; a strategy that was corrected
by more rigorous statistical systems from the INE, the Canary Islands Statistics Institute, PROMOTUR
and the Tourism Boards themselves.

Secondly, and with regard to the study of specific cases, the business zeal to provide reliable
information on its business and management strategy, marketing, prices, products, profitability, results,
etc., even success factors, is surprising in a society collapsed by information systems, where not only
the administrations are in a position to cross all the available data to plan their activity but also tourism
users have the possibility of making their consumption decisions based on it.

In spite of the above, the deduction of the data published on official websites, institutional pages,
press articles and OTAs allows us to unravel and complement the information offered on each of the
cases studied and to confirm the initial hypothesis.

Supplementary Materials: The following are available online at http://www.mdpi.com/2071-1050/12/21/8775/s1.
The interviews with those tourist accommodation managers who had led the renovation processes followed this
common list of questions.
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