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SECTION 1 – SCHEDULE OF APPLICATION RECOMMENDATIONS 

Report to Planning Committee
Date 22 June 2017
By Director of Planning
Local Authority East Hampshire District Council
Application
Number

SDNP/17/00383/FUL

Applicant PREMIER INN HOTELS LIMITED
Application Two storey annexe to hotel, car parking and air conditioning 

compound (amended plans and details received on 
16/05/2017).

Address Great Oak (Premier Inn), Winchester Road, Petersfield, 
GU32 3BU

Recommendation: That the application be approved for the reasons and 
subject to the conditions set out in paragraph 10 of this report.

Executive Summary

This application has been referred to the Planning Committee for consideration and 
determination as the proposal represents a departure from the Petersfield 
Neighbourhood Development Plan. 



The proposal seeks permission for an extension to the hotel on this site, a C1 use, in 
an area of land allocated in the Petersfield Neighbourhood Plan as employment land (B 
Class Uses). The proposal occupies the south-west corner of the larger employment 
land allocation (B1 - Land North of Buckmore Farm).  

1 Site Description

1.1 The site to which this application relates is located with the Settlement Policy Boundary 
(SPB) of Petersfield, the South Downs National Park and lies within the Petersfield 
Neighbourhood Plan Area. The site relates to the Petersfield Premier Inn, which is 
located within a motorist's service area at the junction of the A3 and Winchester Road. 

1.2 The hotel and restaurant site extends to 0.49 hectares and is occupied by a two storey 
50-bed hotel building, restaurant (Great Oak Table) and car park. To the north-east of 
the building lies Buckmore Studios and Buckmore Farm, which are listed buildings and 
the land immediately to the east of the site and south of Buckmore Farm, is allocated 
for employment use with an extant outline planning permission 
(ref SDNP/13/00695/OUT).

1.3 The hotel building is not listed and the site is not located within a conservation area. 
The site is located in Flood Zone 1, an area of low flood risk, and there is an Oak tree 
to the rear (north) of the site, which is subject to a Tree Preservation Order (TPO). 
Lastly, the land slopes gently upwards from south to north across the site.

1.4 The land is allocated in the Petersfield Neighbourhood Plan for New Business / 
Employment Provision. This post dates and takes precedence over the land allocation 
as set out within the Local Plan: Second Review 2006, which also allocated the land for 
employment use.

2 Proposal

2.1 Two storey annexe to hotel, car parking, air conditioning compound and (additional 
information and amended plans received on 16/05/2017 and 22/05/2017). 

2.2 The additional information relates to an updated and revised Transport Statement and 
the amended plans relate to a revised Site / Landscape Plan and Lighting Plan. 

2.3 The proposal also details a new vehicular access in the north-east corner of the site to 
serve the neighbouring employment units (Buckmore Studios). 

Building dimensions
Height = 9.8m
Depth = 14.2m
Width = 32m

Existing number of bedrooms = 50
Number of additional bedrooms = 31
Total number of bedrooms = 81



Number of additional car parking spaces = 25
Total number of car parking spaces = 106

2.4 The two storey additional building is sought to the north of the existing building, 
adjacent and parallel to the A3 slip road. The new parking area extends from the 
existing parking area in the north-east corner of the site. Both the proposed building 
and additional parking area have been kept away from the protected Oak tree, on the 
northern site boundary.

2.5 The proposal also details the installation of an air conditioning compound of 
approximately 4x4 square metre, fenced area shown adjacent to the side (west) 
boundary line and south-west corner of the proposed new building.    

3 Relevant Planning History

3.1 23936/029 - 50 Bedroomed travel inn restaurant / public house with associated 
parking, access and landscaping. Permission, 04/01/2006. 

Neighbouring building - Buckmore Studios

3.2 SDNP/53228 - Extension and conversion of barn to offices and ancillary 
accommodation. Approved - 09/05/2011.

Neighbouring site - land south of Buckmore Farm

3.3 SDNP/13/00695/OUT - Outline application - Development of a business park 
comprising the erection of buildings with a maximum floor space of 5500 square 
metres for office, research and development, light industrial, or storage and distribution 
use (including trade counter) (Use Classes B1(a), B1(b), B1(c), and B8). Engineering 
operations to alter site levels, including formation of new access to Winchester Road 
and internal site access road, car parking and landscaping - (Revised plans and 
reduction to total floor space proposed). Approved - 29/11/2013.
  

3.4 SDNP/16/05330/REM - Reserved matters pursuant to outline permission 
SDNP/13/00695/OUT for development of a business park (Appearance, landscaping, 
layout and scale to be considered). Decision pending - June 2017. 

4 Consultations 

EH - Landscape Officer - No objection

EH - Arboricultural Officer - No objection. The works to protect this tree must be 
carried out in accordance with the Tree Protection Plan, referenced 16053-2VB. 

HCC - Ecology Group - The amended lighting plan (Kingfisher, April 2017) shows that 
lighting levels have been significantly reduced within the most sensitive areas 
(especially adjacent to the retained vegetation at the eastern boundary) and would 
result in only very low lux levels. These are likely to be acceptable to Natural England 
in respect to licensing.



No objection, subject to condition (ecological mitigation, compensation and 
enhancement measures).

HCC Highways - Strategic Applications – No objection, subject to condition (parking 
provision)

EH - Conservation Section - Objection, pending the submission of an improved 
landscaping scheme including further details of size and species proposed in order to 
mitigate the impact of the proposals on the setting of the neighbouring listed buildings. 

(Officer note: amended plans have been received that strengthen the boundary 
planting between the proposed enlarged car park and the neighbouring listed buildings 
(Buckmore Farm Barn / Buckmore Studios and Buckmore Farm). 

The Conservation Officer has reviewed the revised landscape plan and raised no 
objection.

Parish Council Consultee - No Objection to the two storey annexe hotel and air 
conditioning compound, but members are concerned that there appears to be no detail 
as to why a section of hedgerow is to be removed in the car park which would allow 
access to the neighbouring property and leading to Beckham Lane. Members would 
not like to see this used as a through route to Beckham Lane.

5 Representations

Two letters of representation have been received from the owner / occupiers of the 
adjacent building (Buckmore Studios and Buckmore Farm), with the following 
comments and observations:

 new access point would reduce traffic onto Beckham Lane and be desirable;
 in favour of new access point from Premier Inn site to Buckmore Studios, if this 

means a major reduction in staff, delivery and trade traffic currently using 
Beckham Lane;

 concerns about the overuse / misuse / abuse of the access outside of office 
hours;

 access should not become an unrestricted short cur for vehicles or pedestrians;
 Buckmore Studios has excellent access to the railway station and bus routes;
 currently around 35 users of the studios, of which about a quarter use public 

transport or car share; and
 around 25 vehicles on site, varies depending on workloads and visitors – offices 

not generally used at weekends. 

One further letter has been received from The Petersfield Society, with the following 
comments and observations:

 no objection, subject to the following comments, to this application for an 
annexe located within land allocated for business use by The Petersfield 
Neighbourhood Plan;



 the orientation of the annexe along the slip road off the A3 will help to minimise 
the impact on the wider landscape and forms an acceptable gap to the listed 
Buckmore Farm buildings;

 design of the annexe is in effect a duplicate copy of the existing Great Oak hotel 
so acceptable although of no particular architectural merit;

 will be seen along a major gateway to Petersfield so appropriate plant screening 
is a necessity in order to break up the volume visually;

 planning condition to implement surrounding hedge row planting as well as new 
tree planting to at least replace those to be removed. A good landscape design 
will minimise the visual impact on the greater landscape of this development;

 recognised that the existing Great Oak Hotel is more frequently being fully 
booked confirming that additional hotel space is needed locally; and,

 a planning condition is required to ensure that added hard area surfaces are 
completed with a permeable finish to limit the flooding risk within Petersfield 
Town.

6 Planning Policy Context

6.1 Applications must be determined in accordance with the Development Plan unless 
material considerations indicate otherwise. The statutory development plan in this area 
is the East Hampshire District Local Plan: Joint Core Strategy, 2014, the Petersfield 
Neighbourhood Development Plan, 2016 and the East Hampshire District Local Plan: 
Second Review, 2006.

The relevant policies to this application are set out in section 7, below.

National Park Purposes
The two statutory purposes of the SDNP designation are:

 To conserve and enhance the natural beauty, wildlife and cultural heritage,  
 To promote opportunities for the public understanding and enjoyment of the 

special qualities of their areas.

6.2 If there is a conflict between these two purposes, conservation takes precedence. 
There is also a duty to foster the economic and social well being of the local community 
in pursuit of these purposes.  

7 Planning Policy 

7.1 Relevant Government Planning Policy and Guidance
Government policy relating to National Parks is set out in English National Parks and 
the Broads: UK Government Vision and Circular 2010 and The National Planning 
Policy Framework (NPPF) which was issued and came into effect on 27 March 2012. 
The Circular and NPPF confirm that National Parks have the highest status of 
protection and the NPPF states at paragraph 115 that great weight should be given to 
conserving landscape and scenic beauty in the national parks and that the 
conservation of wildlife and cultural heritage are important considerations and should 
also be given great weight in National Parks. 



7.2  National Planning Policy Framework (NPPF) 
The following National Planning Policy Framework documents have been considered in 
the assessment of this application: 

 NPPF - Achieving sustainable development 
 NPPF - Building a strong, competitive economy
 NPPF - Ensuring the vitality of town centres
 NPPF - Requiring good design
 NPPF - Promoting healthy communities
 NPPF - Meeting the challenge of climate change, flooding and coastal change
 NPPF - Conserving and enhancing the natural environment
 NPPF - Conserving and enhancing the historic environment
 NPPF - Facilitating the sustainable use of minerals

The development plan policies listed below have been assessed for their compliance 
with the NPPF and are considered to be complaint with the NPPF.

7.3 The following policies of the East Hampshire District Local Plan: Joint Core 
Strategy  2016 are relevant to this application:

• CP1 - Presumption in Favour of Sustainable Development
• CP2 - Spatial Strategy
• CP3 - New employment provision
• CP9 - Tourism
• CP20 - Landscape
• CP21 - Biodiversity
• CP24 - Sustainable Construction
• CP25 - Flood Risk
• CP27 - Pollution
• CP29 - Design
• CP30 - Historic Environment
• CP31 - Transport

7.4 The following policies of the East Hampshire District Local Plan: 2nd Revision 2006
 are relevant to this application:

• IB1 - Industrial And Business Land Allocations
• IB4 - Retention Of Industrial Or Business
• TM1 - Tourism Development
• TM2 - Visitor Accommodation within Settlement Policy Boundaries
• TM4 - Hotel Allocations
• HE12 - Development Affecting the Setting of a Listed Building
       C6 - Tree Protection

7.5 The following policies of the Petersfield Neighbourhood Development Plan 2016 are 
relevant to this application: 

 BEP1 - The character, setting and quality of the town's built environment



 BEP6 - The Settlement Boundary
 BP1 - Allocate sites specifically for employment use
 TP1 - Additional hotel accommodation
 Allocated sites - B1 Employment Land north of Buckmore Farm

7.6 Partnership Management Plan
The South Downs Partnership Management Plan (SDPMP) was adopted on 3 
December 2013. It sets out a Vision and long term Outcomes for the National Park, as 
well as 5 year Policies and a continually updated Delivery Framework. The SDPMP is 
a material consideration in planning applications and has some weight pending 
adoption of the SDNP Local Plan. 

The following Policies and Outcomes are of particular relevance to this case:

General Policy 1
Conserve and enhance the natural beauty and special qualities of the landscape and 
its setting, in ways that allow it to continue to evolve and become more resilient to the 
impacts of climate change and other pressures.

General Policy 3
Protect and enhance tranquillity and dark night skies 

General Policy 5
Conserve and enhance populations of priority species in and around the National Park, 
delivering targeted action where required.

General Policy 9
The significance of the historic environment is protected from harm, new discoveries 
are sought and opportunities to reveal its significance are exploited.  

7.7   The South Downs Local Plan: Preferred Options was approved for consultation by the 
National Park Authority on 16th July 2015 to go out for public consultation under 
Regulation 18 of the Town and Country Planning (Local Planning) (England) 
Regulations 2012.  The consultation period ran from 2nd September to 28th October 
2015.  

The next stage in the plan preparation will be the publication and then submission of 
the Local Plan for independent examination. Until this time, the Preferred Options Local 
Plan is a material consideration in the assessment of this application, in accordance 
with paragraph 216 of the National Planning Policy Framework, which confirms that 
weight can be given to policies in emerging plans following publications. Based on the 
early stage of preparation the policies within the Preferred Options Local Plan are 
currently afforded limited weight and are not relied upon in the consideration of this 
application.   

The following policies are considered to be of relevance to this application:



 SD1: Sustainable Development in the South Downs National Park
 SD5: Landscape Character
 SD6: Design
 SD18: Transport and accessibility

8 Planning Assessment

Principle of development

8.1 The application site lies within a Settlement Policy Boundary (SPB), as indicated by the 
adopted Petersfield Neighbourhood Development Plan (PNDP) and the East 
Hampshire District Local Plan: Second Review (as saved), where there is a 
presumption in favour of sustainable development. Policy CP2 of the Local Plan: Joint 
Core Strategy (JCS) identifies a sustainable hierarchy of SPBs and sets out five levels 
of sustainable settlement. The application site falls within one of the identified SPB 
(Petersfield), which is as a market town, top in the hierarchy for locations within the 
South Downs National Park. 

8.2 In addition, Policy CP3 of the JCS outlines employment provision and distribution in the 
District in the Plan period (2028) and allocates about 3ha of land of employment land in 
Petersfield. Policy CP9 (Tourism) of the JCS and Policy TP1 of the PNDP are 
supportive of additional hotel accommodation in principle. 

Employment Land Use / Economic development

8.3 There is an established hotel and restaurant on part of the site, as allocated in the 
Local Plan: Second Review, with the remainder of the land, to the north of the Premier 
Inn site and west of Buckmore Studios, being allocated as employment land within the 
PNDP and as industrial and business allocations within the Local Plan: Second Review 
(Policy IB1). The PNDP is the most up-to-date specific land development allocation for 
the site, post dating the Local Plan: Second Review and, therefore, overrides the 
allocation policies as outlined within this saved Local Plan. 

8.4 The site, referenced B1 - Employment land north of Buckmore Farm within the PNDP, 
identifies the application site, together with a much larger area of land to the north of 
Buckmore Farm, as employment land. This is supported by Policy BP1 of the PNDP 
that states planning permission will be granted for appropriate new employment 
development (on the allocated sites), provided the development complies with the 
design principles (Section 12) and meet the requirements of other relevant policies of 
the PNDP and the Local Plan: Joint Core Strategy. The Policy also states that 
applications for alternative uses on the allocated sites will not normally be approved 
except for the identified town centre opportunity sites. The site is not identified as a 
town centre site.

  



8.5 The PNDP does not define employment development, however, the supporting text 
refers to conformity with the NPPF and Policies CP2 (Spatial Strategy) and CP3 (New 
Employment Provision) of the JCS. Paragraph 5.8 of the JCS, in regards to 
Sustainable Economic Development, outlines the relevant supporting policies of the 
Local Plan give some emphasis to the provision of land for traditional employment uses 
(Class B Uses). However, the Plan also advises that other uses, such as care facilities, 
hotels and retail are increasingly making a positive contribution to job creation and 
these will be encouraged with other policies of the Local Plan. 

8.6 The NPPF defines Economic Development as development within the B Use Classes, 
public and community uses and main town centre uses (excluding housing 
development). Main town centre uses are then defined by the NPPF, outlining a series 
of uses, one of which includes tourism development and specifically hotels. The 
proposal does not fall within a defined Class B Use and is, therefore, not considered to 
be an employment land use and this would be a departure from the development plan. 
However, the proposal would result in a notable expansion of the existing hotel 
provision on the site with a further 30 bedrooms and 10 additional employees. 

8.7 The development is also considered to have a knock on benefit to local economy and 
general tourism trade.  As such, the proposal is considered to be beneficial to the local 
and wider economy in supporting sustainable economic development in accordance 
with the fundamental aims of the NPPF and the development plan. 

Need

8.8 The applicant has provided information in support of the proposal outlining the need for 
the 30 bedroom addition to the 50 bedroom hotel on the site. The information 
demonstrates that the hotel has an annual occupancy rate of just over 90% (90.9%) 
(Monday - Thursday), with a higher figure of all but 92% (91.8%) on Saturdays. These 
are high occupancy rates and also indicates that for much of the weekdays, use of the 
hotel is full and business is being turned away or redirected. This high occupancy rate, 
together with the anticipated growth in demand in the sector demonstrates that there is 
a need for increased capacity at the site.

8.9 This conclusion is also backed by the South Downs National Park Visitor 
Accommodation Review, 2014 that outlines the visitor accommodation sector is 
performing well but there are shortages of all types of accommodation during the peak 
summer months. The proposal would provide additional provision on the site. However, 
30 additional bedrooms is not considered such an expansion of the existing hotel that it 
would undermine those existing places of tourist / visitor accommodation in the wider 
area. 

8.10 The hotel facility provides specific motel nature of accommodation that is considered 
different to other visitor accommodation in the area. As such, there is considered to be 
a justified need for the expansion of the hotel that would provide greater levels of visitor 
accommodation within the National Park, whilst not adversely impacting the alternative 
tourist / visitor accommodation in the area. 



Tourism / Economic impacts

8.11 Both Policy CP9 (Tourism) and Policy TP1 (Additional hotel accommodation) are 
supportive of new hotel / holiday accommodation in appropriate locations. The site lies 
within a SPB and within one of the District's Market towns, within the South Downs 
National Park, just off two main roads (A3 / Winchester Road) and within a relatively 
short distance of Petersfield Town Centre (1.2km) and train station (0.8 km). 

8.12 Therefore, the application site is considered to be a suitable location for the expansion 
of the hotel that would provide greater visitor accommodation in the area to the benefit 
of the wider tourism industry and local economy. As such, the proposal is considered to 
comply with Policy CP9 of the Local Plan: Joint Core Strategy, Policy TP1 of the 
Petersfield Neighbourhood Plan and the advice contained within the NPPF. 

 Summary of principles 

8.13 The proposal would result in the loss of part of the land allocated for employment land 
use within the PNPD (land north of Buckmore Farm). However, the site area is 
relatively small in comparison with the remainder of the site allocation, which remains 
unaffected by the proposal. 

Furthermore, the loss of this area must be considered and balanced against those 
other considerations and benefits resulting from the proposal. The proposal would 
provide an employment generation in its own right (10 additional employees), provide 
for demonstrated additional visitor accommodation in the area and support the local 
economy and tourism trade. Therefore, the principle of development is acceptable.    

Impact on the character of the area, site and South Downs National Park

8.13 The application site forms part of an established motorist's service area, comprising a 
filling station, hotel and restaurant and drive-through restaurant. The hotel (Premier 
Inn) and restaurant (Great Oak) building is situated to the north of the wider service 
area, with a two storey building facing south and set back from Winchester Road, with 
parking to the side (east) and rear (north) of the building. 

8.14 The proposal would see the expansion of the hotel, with the erection of a two storey 
detached building on the site together with an enlarged parking area and areas of soft 
landscaping. The building would be positioned adjacent to the side (west) boundary, 
following the line of the A3 slip road and would extend to an overall height of 9.8 
metres, depth of 14.2 metres and width of 32 metres. It has a design, form and 
appearance that is consistent with the existing hotel building, with a pitched plain tiled 
roof and brick and timber clad external elevations. 

8.15 The proposal also details a small access road to the neighbouring building (Buckmore 
Studios) and lane (Beckham Lane). This access has a width of 3 metres and is sought 
to enable vehicle access to the business premises operating at Buckmore Studios. 
(See further discussion in highway section below).



8.16 The land to the north of the site is presently largely flat grassland, with a pocket of 
vegetation in the north-east and a veteran Oak tree, subject of a Tree Preservation 
Order (TPO) on the northern site boundary. 

8.17 The proposal would see the expansion of the site into the neighbouring parcel of land, 
with the removal of a recently planted hedgerow and post and rail fence between the 
two sites. The resultant development would be consistent with the existing built form 
and massing on the site, with new retaining walls to provide a levelled car park and 
building level. The building would be positioned on slightly higher land level than the 
existing building, due to the natural increase in land levels across the site. However, 
this increase in height is not significant and the building would effectively be read as a 
continuation of the existing built form that fronts the A3 slip road (southbound exit). 

8.18 The increase in built form and areas of hardstanding are considered to be appropriate 
to the proposal and, with the building positioned to the rear of the existing and a 
considerable amount of the development would be below the level of the A3, it is not 
considered to have an adverse impact on the character of the area or existing site. Nor 
has an objection been raised by the Council's Landscape Officer.

8.19 Furthermore, the proposal would not be a prominent addition and read against the 
existing context of commercial development in the immediate vicinity, with the large 
veteran Oak tree being retained and substantial soft landscaping proposed. Therefore, 
the proposal is considered to conserve the natural landscape beauty of the South 
Downs National Park, whilst also providing provision for those visiting the park to 
promote opportunities for the understanding and enjoyment of the National Park by the 
public. As such, the proposal is considered to accord with Policies CP20 (Landscape) 
and CP29 (Design) of the Local Plan: Joint Core Strategy and the advice contained 
within the NPPF.

Impact on heritage assets 

8.20 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires planning authorities, when considering whether to grant planning permission 
for development which affects a listed building or its setting, to have special regard to 
the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses.

8.21 The NPPF sets out, in paragraph 17, the 12 core planning principles that local planning 
authorities should consider in making planning decisions. One of these core principles 
relates directly to conserving heritage assets, as follows: 

 Planning should conserve heritage assets in a manner appropriate to their 
significance, so that they can be enjoyed for their contribution to the quality of 
life of this and future generations;

8.22 Policy CP29 of the Joint Core Strategy states that proposals should harmonise with the 
townscape and the general character of the town or village in which it is set and that it 
easily assimilates into the landscape or is well related to a group of buildings.



8.23 Policy CP30 of the Joint Core Strategy states that development proposals must 
conserve and, where possible, enhance the Districts historic environment. This 
includes point c) which seeks to:

 Conserve, enhance, maintain and manage the districts heritage assets and their 
setting including listed buildings, conservation areas, Scheduled Ancient 
Monuments, archaeological sites and Historic Parks and Gardens.

8.24 Saved Policy HE12 of the Local Plan: Second Review states clearly that development 
which harms the setting of a listed building will not be permitted.

8.25 To the north-east of the site lies Buckmore Farm Barn (Buckmore Studios - unit 1) and 
Buckmore Farm, both of which are grade II listed buildings. The Council's Conservation 
Officer has reviewed the proposal and raised initial concerns with regard to the 
proximity of the enlarged area of hardstanding and limited screening between the 
enlarged car park and Buckmore Farm Barn. No concerns were raised with regards the 
potential impact of the additional building on the setting of either Buckmore Farm Barn 
or Buckmore Farm. 

8.26 Since the original concerns were raised a revised Site Plan has been received, this 
details a revised parking layout and increased boundary screening between the 
proposed enlarged car park in the north-west corner of the site and the neighbouring 
listed building. This degree of boundary screening is considered to have addressed 
those previous concerns and the Conservation Officer has confirmed that the proposal 
is not considered to harm the setting of either neighbouring listed building. As such, the 
proposal accords with Policy CP30 of the Local Plan: Joint Core Strategy, Policy HE12 
of the Local Plan: Second Review, the advice contained within the NPPF and Section 
66 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

Highway and parking considerations

8.27 The site comprises a 50 bedroom hotel with restaurant and associated car park with 81 
spaces. This application seeks a further 31 bedrooms proposed and 25 car parking 
spaces. This would result in an 81 bedroom hotel with an associated car park with 106 
spaces, for both the hotel and existing restaurant. The restaurant use and size remains 
unchanged.

8.28 The site is presently accessed from within Petersfield motorist's service area, with 
vehicle access gained from the Winchester Road in the east bound direction only and 
egress from the site and service area is onto the A3 exit slip road towards the 
Winchester Road / A3 junction. 

Parking

8.29 The accompanying Transport Statement anticipates a peak accumulation of 96 cars 
being at the site as a result of the proposal, which represents 90% of the proposed on 
site parking capacity. This demonstrates that for the hotel use, even when near 
capacity there remains space within the car park. 



8.30 The amended parking layout details a small reduction in overall parking numbers, 
which is below the level of the adopted Parking Standards. The Parking Standards 
require one parking space per bedroom. The proposal details an additional 31 
bedrooms and 25 car parking spaces. Despite the shortfall of 6 spaces, there is 
considered to be existing spare capacity, particularly as it is unlikely that the all the 
rooms would be fully occupied at all times.  Therefore, there is considered to be 
sufficient on-site parking capacity in this instance. 

Highway safety / movements

8.31 In terms of highway movements, it is anticipated that the proposal would generate an 
additional 9 two-way vehicle movements during the morning peak hour (08:00-09:00), 
in the worst case scenario. In a typical day the extension would generate a total of 77 
additional two-way vehicle movements. This is in addition to the existing two-way 
vehicle movements and a further potential 44 two-way movements as a result of the 
new vehicle access point to Buckmore Studios. 

8.32 Therefore, the total additional vehicle movements are anticipated to be 111 additional 
two-way movements to and from the site. This is a notable increase in movements. 
However, the access and egress arrangements from the site are good and designed to 
deal with a significant volume of vehicle movements. Furthermore, there are no records 
of accidents in the past 5 years from the exit point onto the slip road and the proposal 
is likely to result in a reduction in vehicle movements using Beckham Lane, a private 
lane that runs past a playing field, though remaining some vehicles access Buckmore 
Studios along Beckham Lane. No objection has been received from the Local Highway 
Authority.

8.33 Therefore, subject to condition ensuring the parking is available prior to the use of the 
building and a further condition requiring the details and the installation of a form of 
controlled barrier from the site onto Beckham Lane, in order to restrict access to 
Buckmore Studios only and not to create a general through route, the proposal is 
considered to be acceptable in that adequate on site parking is to be provided and the 
proposal is not considered to result in any unacceptable impact on highway safety or 
capacity. This application, therefore, complies with Policy CP31 of the Local Plan: Joint 
Core Strategy, together with the advice contained within the NPPF. 

Impact on neighbouring amenity

8.34 The site is situated away from a number of residential properties, with the nearest 
neighbouring residential property being that of Buckmore Farm some 100 metres from 
the proposed building. Buckmore Studios, in a commercial use, is situated some 10 
metres from the site and 55 metres from the proposed building.  

8.35 The proposed building is positioned a significant distance away from the occupants of 
the neighbouring and surrounding buildings and, therefore, it is not considered to result 
in an unacceptable loss of light or privacy to the occupants of the neighbouring and 
surrounding buildings. 



8.36 Whilst the proposal would result in further vehicle movements to and from the site, in 
the context of a well used motorists service area, the additional vehicle movements is 
not considered to result in a material increase in the present levels of noise and 
disturbance to the occupants of the neighbouring and surrounding properties. 
Furthermore, the proposal is likely to reduce the present levels of vehicle movements 
along Beckham Lane and potential reduction in noise and disturbance to those 
residents in this area. 

8.37 The development, for the aforementioned reasons, is not considered to have an 
unacceptable impact on the amenities enjoyed by the occupants of the neighbouring 
and surrounding properties, in terms of privacy, access to sunlight and daylight and 
noise and disturbance. This application, therefore, accords with Policy CP27 of the 
Local Plan: Joint Core Strategy and the advice contained within the NPPF.  

Ecology

8.38 The application is accompanied by an Ecological Appraisal that outlines the site's 
ecological features. The site comprises the hotel and restaurant, car parking, bare 
ground, grassland, scrub and hedgerow habitats to the north. There are also some 
trees present on the site, including a mature Oak tree. 

8.39 The submitted surveys outline the presence of hazel dormice within the site, with two 
nests recorded on the western boundary. Dormice are protected under both UK and 
EU law and a subsequent licence would be required from Natural England, should 
permission be granted.

8.40 The County's Ecologist initial review of the proposal raised concerns that the additional 
external illumination within the enlarged car park would harm the nocturnal dormice in 
existence on the site. No concerns were raised in regards to protected species of flora 
or fauna of the site.  

8.41 In order to address these concerns, the applicant has submitted an amended plan 
detailing revised lighting levels within the enlarged car park, specifically those areas in 
close proximity to the hedgerow. This revised plan has been considered by the County 
Ecologist, whereby the revised and reduced levels of illumination are considered to be 
acceptable. Therefore, no objection is raised to the proposal on ecology grounds, 
subject to a condition ensuring the development is carried out and maintained in 
accordance with the submitted Ecological Appraisal and lighting details. As such, the 
application is considered to accord with policy CP21 of the Local Plan: Joint Core 
Strategy and the advice contained within the NPPF. 

Impact on trees and vegetation

8.42 The proposal would see an enlargement of the site and development of a parcel of 
land to the north of the building. This area is largely clear of vegetation, with the 
exception of hedgerow along the western boundary with the A3, a mature and 
preserved Oak tree and small pocket of scrub vegetation in the north-east corner of the 
site. 



8.43 The building is set off the side (western) boundary, clear from the hedgerow and it 
would not, therefore, have an adverse impact on the hedgerow. 

8.44 Concerns were originally raised by the Arboricultural Officer in that the enlarged car 
park would have come within the root protection area of the preserved veteran Oak 
tree on the northern site boundary. The applicant has revised the parking layout, 
through the submission of an amended site layout / landscape plan. This has moved 
the area of hardstanding / parking away from the root protection area of the tree and 
addressed the earlier concerns raised. The development is now situated an adequate 
distance from the tree to avoid any unacceptable impact and the parking is largely 
away from the tree to avoid significant post development pressures to extensively 
prune / remove the tree. No objection has been raised by the Council's Arboricultural 
Officer.

8.45 Lastly, the proposal details the removal of some scrub vegetation and young trees in 
the north-east corner of the site. This pocket of vegetation is of limited amenity value 
and not considered worthy of protection. The loss of this area of vegetation, together 
with the removal of the relatively new hedgerow through the middle of the site, would 
be compensated for with the substantial new areas of boundary planting. As such, the 
proposal is not considered to have an adverse impact on the existing preserved Oak 
tree or landscape quality of the existing site in accordance with Policy CP20 of the 
Local Plan: Joint Core Strategy, Policy C6 of the Local Plan: Second Review and the 
advice contained within the NPPF. 

Dark skies

8.46 The site is not within the dark skies core boundary but is situated on the edge of 
Petersfield. The location is identified as an E1 Environmental Zone, according to the 
Institute of Lighting Professionals (ILP) guidance. This is also confirmed on the 
submitted lighting plan. 

8.47 The proposal details the addition of six lighting columns within the enlarged car park, 
with an average lux level of 15. This is typical of a private car park and, given the 
existing commercial and illuminated nature of the business operations in the immediate 
vicinity, it is not considered to have an adverse impact on the intrinsic dark skies. As 
such, no objections are raised to the proposed external illumination proposed.

Flooding

8.48 The site lies outside Flood Zone 2 (medium risk) and Flood Zone 3 (high risk), being 
located in Flood Zone 1 (low risk). The site area does not exceed 1 hectare (0.67 ha) 
and, therefore, a flood risk assessment is not required. Neither is the site situated 
within an area known to be susceptible to surface water flooding. 

8.49 However, the proposal does detail a substantial enlargement to the car park and, 
therefore, potential for increased levels of surface water runoff. 



In order to ensure the development does not result in significant increased levels of 
surface water discharge from the site, a condition is recommended that surface water 
drainage details be submitted and agreed by the Local Planning Authority prior to the 
commencement of development. 

8.50 Subject to the aforementioned condition and that the site lies outside a flood risk area, 
it is considered the proposed development would not materially increase the risk of 
flooding in accordance with Policy CP25 of the Local Plan: Joint Core Strategy and the 
advice contained within the NPPF. 

Sustainable construction

8.51 Policy CP24 (Sustainable Construction) sets out a requirement for development of one 
or more dwellings and development resulting in 500 square metres or more of non-
residential floor space to provide at least 10% of the energy demand from 
decentralised and renewable or low carbon energy sources. 

8.52 The proposal would result in the addition of more than 500 square metres of new 
internal floor space (861 square metres). Therefore, the proposal does trigger the 
requirement to provide 10% on-site renewable / low carbon technology. A condition is 
recommended to ensure the proposal accords with the requirements of Policy CP24 of 
the Local Plan: Joint Core Strategy.

Developer Contributions / Community Infrastructure Levy

8.53 There is no developer contributions sought for a proposal of this nature, neither is the 
proposal a land use which is the subject of any charges under the adopted South 
Downs Community Infrastructure Levy. 

9 Conclusion

9.1 The site is within the SPB for Petersfield, although allocated for employment uses in 
the Petersfield Neighbourhood Development Plan. The proposal provides additional 
and justified additional tourist / visitor accommodation, as an extension to an existing 
hotel use within a popular destination of the South Downs National Park and close 
proximity of the market town of Petersfield. The proposal would, therefore, make a 
positive contribution to the local economy and tourism trade, helping to promote the 
Park and wider area in accordance with the statutory duties of the National Park and 
the fundamental objectives of the NPPF, in supporting sustainable development. In this 
instance the benefits of the proposed development are considered to outweigh the loss 
of a small section of the employment land allocation.

9.2 Furthermore, the proposal is not considered to have an adverse impact on the 
character of the area, the setting of the adjacent listed building, distinctive landscape 
character of the National Park or its purposes, not adversely impact the local highway 
network or on site parking provision, nor affect protected species of flora and fauna or 
result in an unacceptable impact on the amenities enjoyed by the occupants of the 
neighbouring and surrounding properties.  



The development, therefore, accords with the national and local policies, relevant to 
this proposal, the statutory purposes of the National Park, the NPPF and the provision 
66 of the Planning (Listed Building and Conservation Areas Act) 1990. This application 
is, therefore, recommended for approval, subject to conditions outlined below.

10 Reason for Recommendation and Conditions

It is recommended that the application be approved for the reasons and subject to the 
conditions set out below.

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

Reason -  To comply with the provisions of Section 91 (1) of the Town and Country 
Planning Act 1990 (as amended)./ To comply with Section 51 of the Planning and 
Compulsory Purchase Act 2004

2. Approved Plans

The development hereby permitted shall be carried out in accordance with the plans 
listed below under the heading "Plans Referred to in Consideration of this Application".

Reason - For the avoidance of doubt and in the interests of proper planning.

3. The external materials to be used shall match, as closely as possible, in type, 
colour, and texture those of the existing hotel building unless details of other suitable 
materials are otherwise agreed in writing by the local planning authority.

Reason - To ensure that a harmonious visual relationship is achieved between the new 
and the existing developments.

4. No development shall commence on site until plans of the site showing details 
of the existing and proposed ground levels, proposed finished floor levels, levels of any 
paths, drives, garages and parking areas and the proposed completed height of the 
development and any retaining walls have been submitted to, and approved in writing 
by, the Local Planning Authority.  The details shall clearly identify the relationship of the 
proposed ground levels and proposed completed height with adjacent buildings.  The 
development thereafter shall be carried out in accordance with the approved details.

Reason - To ensure that a satisfactory relationship results between the new 
development and adjacent buildings and public areas.  It is considered necessary for 
this to be a pre-commencement condition as these details relate to the construction of 
the development and thus go to the heart of the planning permission.

5. No development shall commence on site until details of any surface water 
drainage have been submitted to, and approved in writing by, the Local Planning 
Authority.  



Such details should include provision for all surface water drainage from parking areas 
and areas of hardstanding to prevent surface  water from discharging onto the highway 
and should be based on site investigation and percolation tests.  The development 
shall be carried out in accordance with the approved details before any part of the 
development is first occupied and shall be retained thereafter.

Reason - To ensure adequate provision for drainage and to mitigate flood risk to 
neighbouring land and properties.  It is considered necessary for this to be a pre-
commencement condition as such details need to be taken into account in the 
construction of the development and thus go to the heart of the planning permission.

6. Development shall proceed in accordance with the ecological mitigation, 
compensation and enhancement measures detailed within the Ecological Appraisal 
(Lindsay Carrington Ecological Services Ltd, October 2016)  and lighting plan 
DB28101/JB/E (Kingfisher, April 2017) unless otherwise agreed in writing by the Local 
Planning Authority. All ecological mitigation, compensation and enhancement  
measures shall be permanently retained and maintained. 

Reason - To conserve and enhance biodiversity in accordance with the Conservation 
Regulations 2010, Wildlife & Countryside Act 1981, NERC Act 2006, NPPF and with 
Policy CP21 of the East Hampshire District Local Plan: Joint Core Strategy.

7. The development hereby permitted shall not be brought into use until the 
area(s) shown on the approved plan for the parking of vehicles (including garages and 
those areas marked out on the plan as being unallocated) shall have been made 
available, surfaced and marked out. The parking area(s) shall then be permanently 
retained and reserved for that purpose at all times.

Reason - To make provision for off street parking for the purpose of highway safety.

8. All hard and soft landscape works shall be carried out in accordance with the 
approved details and in accordance with the recommendations of the appropriate 
British Standards or other recognised codes of good practice.  These works shall be 
carried out in the first planting season after practical completion or first occupation of 
the development, whichever is earlier, unless otherwise first agreed in writing by the 
Local  Planning Authority.  Any trees or plants which, within a period of 5 years after 
planting, are removed, die or become seriously damaged or defective, shall be 
replaced as soon as is reasonably practicable with others of species, size and number 
as originally approved unless a suitable alternative species are otherwise agreed in 
writing by the Local Planning Authority.

Reason - To ensure the provision and establishment of a reasonable standard of 
landscape in accordance with the approved designs.

9. The development hereby permitted shall be carried out in strict accordance with 
the approved Arboricultural Method Statement prepared by Duramen dated 19/05/2017 
and Tree Protection Plan (drawing number 16053-2 Rev. B) received by the Local 
Planning Authority on 22/05/2017.  



Reason - To ensure that the trees on and around the site are adequately protected 
from damage to their health and /or amenity value.

10. Prior to the creation and use of the vehicle access onto Beckham Lane, as 
showed on approved drawing number 604-SW-02, details of an access barrier 
(appearance, scale, design and positioning) and means of ensuring the access is 
controlled to only those users and visitors of Buckmore Studios, shall be submitted to 
and agreed in writing by the Local Planning Authority. The agreed details shall be 
implemented in full, prior to the use of the access, and retained in perpetuity. 

Reason - In the interests of highway safety and in accordance with the terms of the 
application. 

11. No development shall commence on site until a scheme has been submitted to, 
and agreed in writing by, the Local Planning Authority to demonstrate that the built 
development hereby permitted incorporates measures that provide energy savings of 
no less than 10% above Building Regulations in force at the time the development is to 
be constructed. 

Before any part of the development is first occupied a verification report and 
completion certificate shall be submitted in writing to the Local Planning Authority 
confirming that the built development hereby permitted has been constructed in 
accordance with the approved scheme. 

The developer shall nominate a competent person for the purpose of assessing and 
providing the above required report and certificate to confirm that the completed works 
incorporate such measures as to provide the required energy savings.

The energy saving works set out in the above report shall thereafter be maintained so 
that the required energy saving is sustained at the certified level for the lifetime of the 
development. 

Reason - To ensure that the development incorporates necessary mitigation and 
adaptation measures with regard to climate change.  It is considered necessary for this 
to be a pre-commencement condition as these details relate to the construction of the 
development and thus go to the heart of the planning permission.

11. Crime and Disorder Implications 
11.1 It is considered that the proposal does not raise any crime and disorder implications. 

12. Human Rights Implications 
12.1 This planning application has been considered in light of statute and case law and any 

interference with an individual’s human rights is considered to be proportionate to the 
aims sought to be realised. 



13. Equality Act 2010 
13.1 Due regard has been taken of the South Downs National Park Authority’s equality duty 

as contained within the Equality Act 2010. 

14. Proactive Working 
In accordance with paragraphs 186 and 187 of the NPPF, East Hampshire District 
Council (EHDC), on behalf of the South Downs National Park, takes a positive and 
proactive approach and works with applicants/agents on development proposals in a 
manner focused on solutions by:

 offering a pre-application advice service,
 updating applications/agents of any issues that may arise in the processing of their 

application and where possible suggesting solutions

In this instance the applicant submitted pre-application advice and issues were 
identified and resolved during the processing of the application.  

Contact Officer: Matthew Harding 
Tel: 01730 234233
email: matthew.harding@easthants.gov.uk

Appendices Appendix 1 – Plans Referred to in Consideration of this 
Application



Appendix 1 – Plans Referred to in Consideration of this Application

The application has been assessed and recommendation is made on the basis of the 
following plans and documents submitted:

Plan Type Reference Version Date on Plan Status
Plans - 604-SW-02 Landsc

ape 
Plan

16.05.2017 Approved

Plans - D28101/JM/F External 
Illumina
tion

16.05.2017 Approved

Reports - JDF/WHIT/15
/2457/TS01

Transpo
rt 
Statem
ent

16.05.2017 Approved

Reports - 16053 Arboric
ultural 
Report

22.05.2017 Approved

Plans - 16053-2 B 22.05.2017 Approved
Application Form - 
Application form

27.01.2017 Approved

Application Documents - CIL 
form 0 additional questions

27.01.2017 Approved

Application Documents - 
Planning, Heritage, Design 
& Access Statement

27.01.2017 Approved

Application Documents - 
Arboricultural Report

27.01.2017 Approved

Application Documents - 
Noise Impact Statement

27.01.2017 Approved

Application Documents - 
Ecological Appraisal

27.01.2017 Approved

Application Documents - 
Suplementary Landscape 
Information

27.01.2017 Approved

Application Documents - 
Travel plan

27.01.2017 Approved

Application Documents - 
Transport statement

27.01.2017 Approved



Application Documents - 
BRUKL Output Document

27.01.2017 Approved

Application Documents - 
Premierfon Glass

27.01.2017 Approved

Application Documents - 
Bream information

27.01.2017 Approved

OS Extract - Location plan 27.01.2017 Approved
Plans - Site plan as existing 4000/P1 27.01.2017 Approved
Plans - Overall landscape 
Proposals

604-01 27.01.2017 Superseded

Plans - Site plan as 
proposed

4000/P2 F 27.01.2017 Superseded

Plans - lighting plan D28101/PY/B 27.01.2017 Superseded
Plans - Proposed plans 4000/P3 27.01.2017 Approved
Plans - Proposed elevations 4000/P4 27.01.2017 Approved
Application Documents - 
Photo of enclosure

27.01.2017 Submitted

Reasons- For the avoidance of doubt and in the interests of proper planning.
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Existing Premier Inn Proposed Premier Inn annexe
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