
12/06/2017 
______________________________________________________________ 
APPLICATIONS RECOMMENDED FOR DECISION 

 
HEDGE END, WEST END & BOTLEY Monday 12 June 2017 
Case Officer: Liz Harrison 
 
SITE:  Botley Park Hotel and Country Club, Winchester Road,  
  Southampton, SO32 2UA 
 
Ref. R/16/79490 Received: 04/11/2016 (25/11/2016) 
 
APPLICANT:  Macdonald Hotels & Resorts Ltd 
 
PROPOSAL:  Reserved matters application (pursuant to outline  
   planning permission O/12/71514 which was subject to 
   an Environmental Impact Assessment) for the  
   extension to the existing hotel to provide new  
   conference and leisure facilities, 44no. new bedrooms 
   with associated car parking, proposed tennis pavilion 
   and courts, wedding pergola and gazebo. 
 
AMENDMENTS: 23/05/2017 
 
RECOMMENDATION: 
 
APPROVE THE RESERVED MATTERS 
 
Subject to i) consideration of outstanding consultee responses, and ii) 
any necessary condition additions or amendments, including updating 
the list of approved plans then delegate to Head of Development 
Management, in consultation with Chair, Vice Chair & Local Ward 
Members. 

 

 
 

CONDITIONS AND REASONS: 

 

(1) The development hereby permitted shall be implemented in accordance 
with the following plans numbered: 101 Rev B, 102 Rev G, PS01, 
PS02, PS03, PS04, PS05, PS06, PS07, PS08, PS09, PS10, PS11, 
PS12, PS13 Rev E, PS14 Rev B, PS15 Rev A, PS16 Rev A, PS17 Rev 
A, PS18, PS19 Rev A, PS20, PS21, PS22, PS23, PS24 Rev B, PS25 
Rev A, PS26 Rev A, PS27 Rev B, PS28, PS29 Rev A, PS30 Rev A, 
PS31, PS32, PS33, PS34, PS35, PS36, PS37 Rev A  
Reason: For the avoidance of doubt and in the interests of proper 
planning. 

 



(2)  The Arboricultural Impact Assessment compiled by Middlemarch 
Environmental (Report No: RT-MME-124876-02 rev A, May 2017) must 
be adhered to in full, and may only be modified subject to written 
agreement from the Local Planning Authority. 
Reason:  To retain and protect the existing trees which form an 
important part of the amenity of the locality. 

 
(3)  No development shall commence until a site meeting has taken place 

with the site manager, the retained consulting arboriculturalist and a 
representative from the Local Planning Authority. Work cannot 
commence until the Local Planning Authority officer has inspected and 
approved the proposed tree protection.  Once approved no access by 
vehicles or placement of goods, chemicals, fuels, soil or other materials 
shall take place within the fenced area.  The fencing shall be retained in 
its approved form for the duration of the work.  All other aspects of the 
Arboricultural Impact Assessment will be addressed at this meeting.  
Reason:  To retain and protect the existing trees which form an 
important part of the amenity of the locality. 

 
(4)  Notwithstanding the landscaping details approved, prior to any 

development above slab level taking place, a fully detailed landscaping 
scheme shall be submitted to and approved in writing by the Local 
Planning Authority.  The scheme shall cover all soft landscaping and 
boundary treatments and provide details of timings for all landscaping 
and any future maintenance and management.  Development shall be 
carried out in accordance with the approved details. 
Reason:  In the interests of the visual amenity of the locality and to 
safeguard the amenities of neighbouring residents. 

 
(5)  Notwithstanding the submitted landscaping plans, no development 

above slab level shall take place until details of the proposed hard 
surfacing materials have been submitted to and approved in writing by 
the Local Planning Authority. The submission shall include details of 
how the parking spaces are to be demarcated. Development shall be 
carried out in accordance with the approved details. 
Reason: To ensure a satisfactory visual appearance in the interests of 
the amenities of the area. 

 
(6)  No development above slab level shall take place until tree pit details 

have been submitted to and approved in writing by the Local Planning 
Authority.  Development shall be carried out in accordance with the 
approved details.   
Reason: In the interests of visual amenity and the longevity of the new 
landscaping. 

 
(7)  All hard and soft landscaping, tree planting and boundary treatment 

shall be carried out in accordance with the approved details and to the 
appropriate British Standard. For a period of 5 years after planting, any 
trees or plants which are removed, die or become seriously damaged or 
defective, shall be replaced as soon as is reasonably practicable with 



others of the same species, size and number as originally approved in 
the landscaping scheme. 
Reason: In the interests of the visual amenity of the locality and to 
safeguard the amenities of neighbouring residents. 

 
(8)  The development hereby permitted shall not be brought into use until 

the areas shown on the approved plan for the parking of vehicles shall 
have been made available, surfaced and marked out. The parking 
areas 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. 

 
(9)  Prior to their installation details of the proposed entrance barriers shall 

be submitted to and approved in writing by the Local Planning Authority. 
 Development shall be carried out in accordance with the approved 
details. 
Reason: To ensure a satisfactory visual appearance. 

 
(10)  Details of any floodlighting to be installed at the tennis courts shall be 

submitted to and agreed in writing by the Local Planning Authority, prior 
to its installation.  Any floodlighting installed shall be in accordance with 
the approved details. 
Reason:  In the interests of residential amenity. 

 
(11)  Details of any external lighting to be installed, including within the car 

park, shall be submitted to and agreed in writing by the Local Planning 
Authority, prior to its installation.  Any lighting installed shall be in 
accordance with the approved details. 
Reason:  In the interests of residential amenity. 
 

(12)  Prior to its installation details of the proposed pumping station shall be 
submitted to and agreed in writing by the Local Planning Authority. 
 Development shall be carried out in accordance with the approved 
details. 
Reason:  To limit the impact of the development on the locality and to 
ensure satisfactory provision of foul water drainage. 

 
Notes to Applicant: In accordance with paragraphs 186 and 187 of the 
National Planning Policy Framework, Eastleigh Borough Council takes 
a positive approach to the handling of development proposals so as to 
achieve, whenever possible, a positive outcome and to ensure all 
proposals are dealt with in a timely manner. 
 
Under the Town and Country Planning England Regulations 2012, a fee 
is required for Discharge of Condition Applications. N.B. Conditions not 
fully discharged invalidate the planning permission. 
 



The development hereby permitted shall comply with the conditions 
imposed on the grant of the outline planning permission reference 
O/12/71514 which was permitted on 28 November 2013. 

 

 
Report: 
 
1. This application has been referred to Committee because it is a major 

development which is contrary to the Development Plan and is 
controversial.         

 
The site and its surroundings 
 
2. The Boorley Green development site, within the parish of Botley lies to 

the east of the Borough and extends to approximately 81 hectares. It 
comprises a large, irregularly shaped plot of land bounded to the west 
by the B3354 Winchester Road and to the south by Maddoxford Lane. 
The northern and eastern boundaries are demarcated by the 
meandering course of Ford Lake which is a tributary to the River 
Hamble and a Site of Importance for Nature Conservation (SINC) 
characterised by mature woodland. Beyond Ford Lake lies Chancellors 
Lane. To the south and west, the rear of a number of residential 
properties bound the site along Maddoxford Lane and Winchester 
Road. 

 
3. The majority of the site (59.9ha) is occupied by the former Botley Park 

golf course attached to the Botley Park Hotel and Country Club (4ha), 
which comprises a modern building complex with conference and 
leisure facilities, associated car parking and landscaping. The site also 
includes Braxells Farm (1.8ha) and associated buildings along the 
western boundary whilst the south eastern section of the site comprises 
a series of pasture fields associated with Maddoxford Farm (9.7ha). 
Near the centre of the site lies another SINC – Botley Park Wood which 
is a 1ha area of ancient woodland, and also covered by a Tree 
Preservation Order.  Gas and oil pipelines run through the southern part 
of the site and require an easement around them within which there can 
be no development. 

 
4. This reserved matters application relates to the hotel site, which now 

measures approximately 4.5ha in size.  It is for the extension of the 
existing Botley Park Hotel and Spa to provide new conference and 
leisure facilities, 44 new bedrooms and car parking.  The existing 
access to the hotel from Winchester Road will be retained and a new 
access from within the Boorley Park development to the west will be 
created. 

 
Description of application 
 
5. The hotel currently consists of 130 bedrooms, a restaurant and bar, a 

conference and function suite, health and leisure facilities (including a 



swimming pool and sauna and steam room, gym and studios), together 
with tennis and squash courts and car parking.  This reserved matters 
application is for the extension and improvement of the facilities at the 
Botley Park Hotel and Space to provide: 

 A new gym and studios following internal re-arrangement. 

 A new dedicated spa entrance and reception, with new bar and 
lounge area.  

 A new beauty and treatment suite with improved changing 
facilities, relaxation spaces and treatment facilities. 

 A new 20m swimming pool with a thermal suite, external hydro 
pool and changing areas. 

 33 new bedrooms in an extension of the existing eastern 
bedroom window. 

 11 new bedrooms in an extension of the northern bedroom wing 

 Small expansion and interior remodelling of the conference and 
meeting rooms. 

 Extensions to the restaurant and function rooms to cater for 
larger weddings and conferences and provide a private dining 
area. 

 Re-landscaping of the hotel grounds with new entrance gates, 
enhanced hotel entrance and wedding pergola. 

 Relocation of the tennis courts to the south-eastern corner of the 
site and provision of new tennis pavilion. 

 202 additional car parking spaces. 
 
6. The existing access to the hotel from Winchester Road will be retained 

and a new access from within the Boorley Park development to the east 
will be created. 

 
7. This application seeks approval for the following reserved matters in 

relation to the various elements of the hotel extension referred to 
above: 

 Appearance 

 Landscaping 

 Layout 

 Scale 
 
8. The existing hotel is a modern complex consisting of a number of 

different elements built on a gradually sloping site from west to east in a 
range of architectural styles.  The various extensions have been 
designed to reflect the scale and appearance of the existing part of the 
building to which they are attached, ranging in height from single storey 
elements to 3 storey extensions.  The main hotel entrance will remain 
on the south-west side of the hotel facing the access road and car park, 
with the separate health and leisure club entrance being to the north-
east of the building. 

 
9. The proposed layout shows the retention of 176 existing car parking 

spaces, an extension to the hotel car park to provide a further 112 



spaces and a 90 space car park for the leisure club accessed from the 
new residential development to the east, providing 378 spaces in total.  
In addition 102 cycle parking spaces are provided, located along the 
path leading from the leisure club car park to the leisure club entrance 
or adjacent to the hotel service yard. 

 
10. A pedestrian and cycle link is provided through the southern part of the 

site, linking the new residential development to the east with the new 
pedestrian/cycle route running along Winchester Road to the west, to 
link in with the improvements required by the S106 legal agreement 
associated with the outline planning permission. 
 

11. The application is accompanied by the following reports and technical 
assessments which have been updated as necessary throughout the 
course of the application: 

 Design & Access Statement 

 Planning Statement 

 Statement of Community Involvement 

 Flood Risk and Drainage Assessment  

 Sustainability Report, Checklist & Action Plan  

 Ecological Mitigation and Management Plan 

 Arboricultural Impact Assessment and Pre-Development 
Arboricultural Survey 

 
12. The outline application was supported by an Environmental Statement.  

It is not considered that there has been a significant change in 
circumstances that requires this reserved matters application to be 
supported by a further Environmental Statement. 

 
13. Similarly at outline stage screening was also undertaken to establish 

whether a Habitats Regulations Assessment is required. It was 
concluded that, with the mitigation proposed and conditions to control 
impacts, no significant likely impacts on any European Designated sites 
would occur as a result of the development and a full HRA was not 
required.  There has not been a significant change in circumstances 
since then that warrants a different conclusion being reached now. 

 
Relevant planning history 
 
14. The relevant planning history in relation to this site is as follows: 
 

 O/12/71514 - Outline application with all matters reserved 
(except for access) for the demolition of golf driving range shelter 
and groundsman's equipment store and the development of 1400 
homes with access from Winchester Road and Maddoxford Lane 
(with upgrades to the Winchester Road/Woodhouse Lane 
Junction and approaches and Maypole Roundabout), 
construction of Sunday's Hill Bypass and approaches, extension 
to existing hotel (including new conference and leisure facilities, 
44 no. new bedrooms and car parking), creation of new local 



centre (incorporating energy centre, pub, assisted living 
accommodation, retail and employment floorspace, including 
change of use of Braxells Farm House to employment), primary 
school, multi-purpose community building, sports and open 
space facilities including play areas, allotments and Multi-Use 
Games Area, and changing facilities, together with construction 
of roads, footpaths (including diversion of Footpath No. 2) and 
cycle ways, and pumping stations – granted 28.11.13 

 

 R/14/74872 - Reserved matters pursuant to outline permission 
O/12/71514 for erection of sports pavilion play area and laying 
out of playing pitches together with access, landscaping, car 
parking, cycle parking and bin storage, diversion of public 
footpath no. 2 and sustainable urban drainage – approved 
31.10.14 

 

 R/15/77552 - Reserved Matters Application (Pursuant to outline 
planning permission O/12/71514 which was subject to an 
Environmental Impact Assessment) for the spine road 
infrastructure together with foul and surface water drainage 
networks, landscaping and associated works. This application 
includes the diversion of Footpath No. 2 – approved 19.2.16 

 

 R/15/77595 – Reserved Matters Application (Pursuant to outline 
planning permission O/12/71514 which was subject to an 
Environmental Impact Assessment) for the erection of 441no. 
dwellings, car parking, road infrastructure, pedestrian/cycle links, 
foul and surface water drainage networks, landscaping and 
associated works (phase 1).  This application includes the 
diversion of Footpath No.2 – approved 6.5.16 

 

 R/16/79470 - Reserved matters application (pursuant to outline 
planning permission O/12/71514 which was subject to an 
Environmental Impact Assessment) for the erection of 889no. 
dwellings, community building, multi-use games area, land for 
use as allotments, open space, road infrastructure, pedestrian 
and cycle links, foul and surface water drainage networks, 
associated landscaping, car parking, changes to levels, 
boundary treatments and diversion of Botley Footpath Number 2 
– committee resolution on 27.3.17 to grant reserved matters 
approval subject to expiry of publicity period on 29.3.17, receipt 
of satisfactory amended/additional plans/information; 
consideration of outstanding consultee responses and any new 
issues raised before publicity period expired; satisfactory 
resolution of any additional mitigation against adverse impact on 
the Solent and Southampton Water SPA (if required) and 
finalisation of conditions. 
 

 R/16/79505 - Reserved Matters Application (Pursuant to outline 
planning permission O/12/71514 which was subject to an 



Environmental Impact Assessment) for the mixed use and 
assisted living elements of the masterplan, comprising 933sqm 
of employment floorspace (B1), a 378sqm convenience 
foodstore (A1 Use Class), 389sqm of flexible retail floorspace 
(A1/A2/A3) and 68 residential units for older persons (C3 Use 
Class) with associated parking, landscaping, drainage, road 
infrastructure and pedestrian and cycle links – currently under 
consideration. 

 

 V/17/79954 – Variation to S106 Agreement (O/12/71514) dated 
28 November 2013 to amend the timing of delivery of bus service 
provision, Botley Footpath works, Maypole Roundabout works 
and Changing Facility Building and Community Building as set 
out in letter from WYG dated 03 Feb 2017 – currently under 
consideration. 

 

15. The S106 legal agreement associated with the outline planning 
permission secured the following in relation to the wider site: 

 30% affordable housing 

 Employment and Skills Plan 

 Travel Plan 

 Ecological Monitoring and Management Plan 

 Ecological Protection and Mitigation Plan 

 Construction Management Plan 

 Lorry Routing Agreement 

 Accesses off Winchester Road and Maddoxford Lane 

 Highway works at Maddoxford Lane, Maypole Roundabout, 
Winchester Road, Woodhouse Lane, Sundays Hill Bypass and 
Botley Footpath 

 Provision of bus service 

 Provision of primary school site 

 Provision of open space, play areas, playing fields and Multi 
Use Games Area then transfer to Council 

 Provision of Community Building and Changing Facility or a 
financial penalty 

 Use of a sustainable drainage system 

 Prevention of disposing of unallocated parking spaces to any 
owner 

 Community use agreements for Botley Park Hotel & Country 
Club 

 Transfer of SINC, Semi-Natural Area and Pylands Lane 
Woodland to Council 

 Financial contributions towards air quality monitoring, Botley 
footpath works, community development worker, Education 
and Children’s Services, highways/sustainable transport 
improvements, Junction 8 improvements, street tree 
maintenance, economic development, health facilities, open 
space maintenance, play equipment provision and 
maintenance, public art, SINC maintenance, SPA Disturbance 



Mitigation Project, Pylands Lane woodland maintenance, 
Manor Farm Bat enhancement, post-occupancy evaluation of 
sustainability study and household waste recycling facility. 

 

Representations received 
 
16. 2 letters of objection were received from adjoining residents and those 

living locally with concerns relating to: 
 Proximity of car park and cycle path to Braxells Lodge, in 

particular the cycle path which will adversely affect privacy, 
security, traffic and noise levels. 

 Loss of mature trees and hedgerows, including large oak tree for 
leisure extension.  Should all be replaced. 

 
Consultation responses 
 
17. Design, Sustainability & Landscaping 

Original Submission 
 Building elevations acceptable. 
 Need confirmation of which trees to be planted where, tree pit 

details and amendments to hard landscaping scheme. 
 Need direct footpath/cycle link from heart of new residential 

development to footpath to Hedge End station. 
 
Amended Sustainability information 

 All the Environmentally Sustainable Development SPD 
requirements are being satisfactorily targeted. 

 
Amended plans - Comments awaited. 

 
18. Biodiversity 

Original Submission – Holding Objection 
 Very unclear which trees are to be removed and whether work 

has already been undertaken.  Need to know if the trees to be 
removed have been checked for bat roosts. 

 2 species poor hedges will be removed, with a replacement 
hedge around much of the boundary.  This should be indigenous 
and species rich. 

 It appears that there is only 1 form of filtration in the drainage 
system, when 3 are required. 

 
Amended plans - Comments awaited. 

 
19. Transportation & Engineering/HCC Highways  

Original submission 

 Level of car parking and new access from the east are 
acceptable.  

 The plans do not show foot/cycleway links to the hotel complex 
to encourage sustainable travel for staff and local users.   

 Additional cycle parking is also required. 



 Additional short link paths required between ends of car park 
aisles and paths 

 Footpath/cycleway at southern end of site is too close to parking 
spaces, should be 2m separation.   

 Surface water drainage details required. 

 Footpath within site along main Winchester Road frontage needs 
widening and general refurbishment to improve capacity. 

 
Amended plans - Comments awaited. 

 
20. Trees 

Original submission – No objection subject to conditions. 
 

Amended plans - Comments awaited. 
 
21. Health Communities Team – this will be a privately run facility with 

affordable access for residents of the new housing and patrons of the 
hotel, but make the following comments: 

 Hydro pool should not be accessible from outside the complex 
and landscaping around pool should be evergreen to reduce 
plant/tree debris. 

 4 tennis courts might be preferable if applicant intends to set up 
a community club.  Concern open-sided tennis pavilion could 
attract anti-social behaviour. 

 
22. Environmental Health - No objection as all concerns are dealt with via 

conditions on the outline permission. 
 
23. Direct Services – No objections 
 
24. HCC Flood & Water Management Team - We did not provide 

comments in relation to the outline application and presume the general 
principles of the strategy were agreed at that stage.  The discharge 
rates are equivalent to the existing discharge from the site.  We 
understand EBC have their own requirement in relation to provision of 
water treatment stages for these proposals.  The information confirms 
the maintenance of the SuDS feature and surface water drainage will 
be via a private management company, we presume as part of the 
overall management of the site. 

 
25. HCC Archaeology – No objection - understand all outstanding 

archaeological matters secured by the outline planning permission have 
been addressed. 

 
26. HCC Rights of Way - Comments awaited 
 
27. Crime Prevention Officer – No comments received 
 
28. Environment Agency – No comments to make on this application. 
 



29. Southern Water  
Original submission – the permeable paving cannot be within 7m of the 
trunk water main, no new soakaways, swales, ponds, watercourses or 
any other surface water retaining or conveying features should be 
within 5m of a public gravity sewer, rising main or water main.  The 
connection to the public sewerage network can be carried out once the 
requisition works to convey the foul flows from the entire proposed 
development (designed under our sewer requisition scheme reference 
S98.000151) are completed.  Reference should be made to “A Guide to 
Tree Planting near water Mains and Sewers” with regards to any 
Landscaping proposals. 

 
Amended plans - Comments awaited 

 
30. Natural England – do not consider that this application poses any likely 

or significant risk to those features of the natural environment for which 
we would otherwise provide a more detailed consultation response and 
so do not wish to make specific comment on the details of this 
consultation. 

 
31. Ramblers – how is it intended to ensure that the routes shown on the 

plans to be created for use for the public and the others that have 
recently been constructed along Winchester Road will become adopted 
public highways? 
 

32. British Horse Society – No comments received. 
 
33. Botley Parish Council  

 No foul drainage information is provided.  Before permission is 
granted applicant should be required to confirm that foul water 
drainage infrastructure for proposed works will connect to the 
new trunk sewer and not the hotel’s existing sewerage system. 

 Hotel should arrange for all hotel’s waste water systems to be 
connected to new trunk sewer to increase capacity in existing 
residential sewer network. 

 No information about provision or management of SUDs. 
 Additional landscaping required between car park extension and 

neighbouring properties on Winchester Road to reduce noise 
and visual intrusion. 

 Public consultation was insufficient 
 
34. Botley Parish Action Group 

 Development will add to greatly increase traffic load from new 
developments, but pleased to see direct access from new 
housing. 

 Large number of trees removed, would like confirmation that 
same number of similar types will be replaced around the 
development. 

 Request that whole hotel complex be connected to the new 
sewer. 



 Any increase in foul water to existing drainage system would 
lead to serious effects on health and welfare for residents.  Seek 
assurances this will not happen before permission is given. 

 
Policy context:  designation applicable to site 

 Countryside 

 SINC 
 
National Planning Policy Framework 
 
35. The National Planning Policy Framework (the ‘NPPF’ or the 

‘Framework’) states that (as required by statute) applications for 
planning permission must be determined in accordance with the 
development plan unless material considerations indicate otherwise. 
Paragraph 14 sets out a general presumption in favour of sustainable 
development and states that (unless material considerations indicate 
otherwise) development proposals which accord with the development 
plan should be approved without delay. Where the development plan is 
absent, silent, or relevant policies are out-of-date planning permission 
(again, unless material considerations indicate otherwise) should be 
granted unless the adverse impacts of the development would 
significantly and demonstrably outweigh the benefits; or specific policies 
in the Framework indicate development should be restricted (paragraph 
14). Local plan policies that do not accord with the NPPF are now 
deemed to be “out-of-date”. The NPPF requires that due weight should 
be given to relevant policies in existing plans according to their degree 
of consistency with the NPPF. In other words the closer the policies in 
the plan accord to the policies in the Framework, the greater the weight 
that may be given. 

 
36. Three dimensions of sustainability given in paragraph 7 are to be 

sought jointly: economic (supporting economy and ensuring land 
availability); social (providing housing, creating high quality environment 
with accessible local services); and environmental (contributing to, 
protecting and enhancing natural, built and historic environment) whilst 
paragraph 10 advises that plans and decisions need to take local 
circumstances into account, so they respond to the different 
opportunities for achieving sustainable development in different areas. 

 

37. Paragraph 17 sets out 12 core planning principles that include; 
 

 always seeking to secure high quality design and a good 
standard of amenity for all existing occupiers of land 

 
38. Paragraphs 56 to 61 give importance to good design as part of 

sustainable built development.  
 

39. Paragraph 69 – Decisions should aim to achieve places which promote 
meetings between members of the community, safe and accessible 
environments and developments containing clear and legible pedestrian 



routes, high quality public space which encourages the active and 
continual use of public areas. 

 

40. Paragraph 70 – Decisions should plan for the provision and use of 
shared space, community facilities etc. and ensure an integrated 
approach to the location of housing and other uses. 

 

41. Paragraph 73 – Access to high quality open spaces and opportunities 
for sport and recreation can make an important contribution to the 
health and well-being of communities. Information gained from 
assessments should determine what open space, sports and 
recreational provision are needed. 

 

42. Paragraph 103 – Ensure flood risk is not increased elsewhere. 
 

43. Paragraphs 109 -108 protect biodiversity and seek net gains where 
possible. 

 

44. Paragraphs 123 – Avoid, mitigate and reduce noise which gives rise to 
significant adverse impacts on health and quality of life. 

 
45. Paragraph 192 – The right information is crucial to good decision-

taking, particularly where formal assessments are required (such as 
EIA/HRA/FRA). 

 

46. Paragraph 196 indicates that planning law requires that planning 
applications are dealt with in accordance with the development plan 
unless material considerations indicate otherwise. The NPPF is such a 
material consideration. 

 

47. Paragraph 203 - LPAs should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions 
or planning obligations. 

 

48. Paragraph 216 - Decision-takers can give weight to relevant policies in 
emerging plans according to the stage of preparation, the extent to 
which there are unresolved objections to relevant policies and the 
degree of consistency to the relevant policies in the emerging plan to 
the policies in the NPPF.  

 
Planning Practice Guidance  
 
49. Where material, this guidance on air quality, good design, material 

considerations, flood risk, contamination, noise, open space, 
recreational facilities, natural environment, planning obligations, travel 
plans, transport assessments, water supply and wastewater provision 
should be afforded weight in the consideration of planning applications.  

 
The Development Plan 
 



50. At the current time the Development Plan for the borough comprises 
the Eastleigh Borough Local Plan Review (2001-2011) and the 
Hampshire Minerals and Waste Plan (October 2013). 

 
Saved Policies of the Adopted Eastleigh Borough Local Plan Review 
(EBLP 2001-2011)  
 
51. The key policies of the adopted local plan are: 
 

 1.CO – Development in the countryside  

 18.CO – Impact on landscape character  

 23.NC – Protection of Sites of Importance for Nature Conservation 
(SINCs). 

 25.NC – Promotion of biodiversity 

 28.ES – Waste collection and storage 

 30.ES – Noise-Sensitive Development 

 34.ES – Requirement to reduce greenhouse gases 

 36.ES - Lighting 

 45.ES – Sustainable drainage requirements 

 59.BE – High quality design  

 100.T – Sustainable transport  

 102.T – Safe accesses 

 104.T – Off-highway parking 

 186.IN – Provision of community facilities 

 190.IN –  Infrastructure provision 
 
Hampshire Minerals and Waste Plan 2013  
 
52. The application site lies outside a Minerals Safeguarding Area. 
 
Submission Eastleigh Borough Local Plan 2011-2019 
 
53. The Eastleigh Borough Local Plan 2011-2029 was submitted for 

examination in July 2014 but the Inspector concluded that insufficient 
housing was being provided for in the Plan and that it was unsound. 

 
54. The Submitted Local Plan has not been formally withdrawn and 

therefore remains a material planning consideration.  The weight that 
can be attributed to the draft policies of the Submitted Eastleigh Local 
Plan 2011-2029 is however extremely limited. The Council consulted on 
the Issues and Options Document (December 2015) from 23 December 
2015 until 17 February 2016.  Following the completion of the 
consultation the Council are now undertaking the additional technical 
work required to inform the next formal stage in the plan-making 
process.   

 
55. The most relevant draft policies of the Submitted Eastleigh Borough 

Local Plan 2011-2029 are:  
 



 S1 – Sustainable Development 

 S5 – Green Infrastructure  

 S8 –  Strategic footpath, cycleway, bridleway links 

 S11 – Nature Conservation  

 DM1 - General criteria for new development  

 DM2 – Environmentally sustainable development 

 DM5 – Sustainable surface water management and watercourse 
management 

 DM9 - Nature Conservation  

 DM23 – General development criteria - transport 

 DM24 – Parking 

 DM32 – Provision of recreation and open space facilities with 
new development 

 DM35 – Community, leisure and cultural facilities 

 BO1 – Land north and east of Boorley Green allocation 
 
Supplementary Planning Guidance 
 
56. Relevant documents are: 
 

 Supplementary Planning Document: Quality Places (November 
2011) 

 Supplementary Planning Document: Environmentally 
Sustainable Development (March 2009) 

 Supplementary Planning document : Biodiversity (December 
2009) 

 
Assessment of proposal: Development plan and / or legislative 
background 
 
57. Section 70(2) of the Town and Country Planning Act 1990 and Section 

38(6) of the Planning and Compulsory Purchase Act 2004 require a 
local planning authority determining an application to do so in 
accordance with the Development Plan unless material considerations 
indicate otherwise. 

 
58. The Development Plan in this case comprises the saved policies of the 

Eastleigh Borough Local Plan Review 2001-2011 and the Hampshire 
Minerals and Waste Plan (adopted 2013). 
 

59. In terms of emerging policy, the Submitted Eastleigh Local Plan 2011-
2019 (comprising: the Revised Pre-submission Eastleigh Borough Local 
Plan 2011-2029, published February 2014; and the Schedule of 
Proposed Minor Changes) was submitted to the Secretary of State in 
July 2014 and, following examination hearings in November 2014, the 
Inspector issued his final report on 11 February 2015. The final report 
recommended non-adoption on the basis of the plan being unsound, 
largely due to its inadequate provision for new housing.  It can therefore 
be considered to have extremely limited weight in the determination of 



this application.  The emerging work on the new Local Plan to 2036 is 
also a material consideration of limited weight. 
 

60. In terms of other material planning considerations, the National 
Planning Policy Framework and Planning Practice Guidance constitute 
material considerations of significant weight. 

 
The Principle of Development 
 
61. The site is located within the countryside in the adopted local plan but is 

part of the site allocated for housing and associated facilities and 
services under draft policy BO1 of the submitted local plan.  Outline 
planning permission for up to 1400 dwellings, an extension to the 
existing hotel, the creation of a new local centre, assisted living 
accommodation, primary school, multi-purpose community building, 
sports and open space facilities, allotments and Multi-Use Games Area 
(MUGA) and changing facilities and associated infrastructure, together 
with new vehicular accesses off Winchester Road and Maddoxford 
Lane was granted in November 2013.  The principle of extending the 
hotel to provide new conference and leisure facilities and 44 new 
bedrooms has therefore been established and cannot be reconsidered 
as part of this application.  As such the proposed development is 
acceptable in principle.  Issues of highways impact, ecology, 
archaeology, drainage, contaminated land, noise and vibration, dust 
and protection of trees were considered at the outline stage and 
covered by submission of documents as part of the outline application, 
conditions attached to the outline permission, or obligations contained 
within the associated S106 legal agreement. 

 
Sustainable Development 
 
62. The outline application considered matters of sustainability and 

concluded that the development would fulfill an economic role by 
expanding the quality and choice of housing, a social role by providing 
for clearly needed market and affordable housing together with social 
and community facilities not presently available within Boorley Green, 
and, with mitigation, a satisfactory environmental role.  As such the 
proposed development is considered to be sustainable in principle.  The 
detailed matters arising from hotel extension are covered below in the 
sections relating to the reserved matters that are now to be considered 
– appearance, layout, scale and landscaping. 

 
Appearance 
 
63. The existing hotel is a modern complex consisting of a number of 

different elements that have been built in a range of architectural styles 
as the hotel has been extended over time.  The various extensions now 
proposed have been designed to reflect their location and be in keeping 
with the appearance of the existing part of the building to which they are 
attached.   



 
64. The main hotel entrance will remain on the south-west side of the hotel, 

with an enhanced visual presence due to the proposed alterations.  The 
extensions to the eastern and northern bedroom wings have been 
designed as linear extensions of those parts of the building, as has the 
small extension to the meeting rooms on the front elevations.  These 
elements are proposed to use red brick, some render and tiled roofs to 
match those used on the adjoining parts of the hotel.  
 

65. The leisure club and function suite extensions are located to the rear of 
the hotel and have been designed with a more contemporary style 
using flat roofs, expanses of structural glazing, render and ceramic 
cladding.  With the new residential development of Boorley Park the 
rear of the hotel will be more open to public views and these extensions 
will enable the hotel to have a more outward facing elevation looking 
towards the new community, and providing a separate entrance for the 
spa and leisure facilities. 
 

66. The application also includes a tennis pavilion and wedding pergola.  
The proposed tennis pavilion is a single storey, open-sided, render and 
boarded structure to be located in the south-eastern corner of the 
enlarged hotel site adjacent to the relocated tennis courts.  The 
wedding pergola is an open-sided cast-iron decorative feature near the 
Winchester Road entrance to the hotel grounds. 
 

67. It is considered that the design of the extensions and free-standing 
structures is acceptable and would give rise to an acceptable form of 
development with respect to appearance. 

 
Layout 
 
68. The existing access to the hotel grounds from Winchester Road is to be 

retained, with the hotel car park extended to the south-east, wrapping 
around the extension to the eastern bedroom wing.  In addition a new 
vehicular access is proposed on the eastern boundary, off the main 
infrastructure route through the residential development of Boorley 
Park, providing access to a car park for the leisure and spa facilities.  A 
pedestrian and cycle path is proposed connecting the residential 
development to the east and the new pedestrian and cycle path running 
along Winchester Road towards Botley Footpath No.1.   

 
69. It is considered that a sufficient level of car parking has been provided 

for the proposed facilities (378 spaces in total), however, concerns were 
raised about the level of cycle parking, the proximity of the parking 
spaces to the pedestrian/cycle path, the need to provide additional 
circulation paths within the grounds and the need for the 
pedestrian/cycle to have connect to the other paths running to the east 
and south-east into the Boorley Park development.  Amended plans 
have been submitted to address these points and the third party 
comments about the proximity of the path to Braxells Lodge.  The plans 



are currently out for consultation and Members will be updated at 
committee. 
 

70. The pedestrian and cycle path running east/west through the site is a 
key link from the wider Boorley Park development to Winchester Road.  
It is shown as a public route on the plans and it is currently being 
considered how best to ensure that this route is publically available in 
the future. 

 
71. The extensions are located to the front, rear and side of the existing 

hotel, providing an enhanced hotel entrance on the southern elevation 
facing the access road and car park, together with a new entrance to 
the improved spa and leisure facilities facing out to the new residential 
development of Boorley Park.  To accommodate these improvements 
the tennis courts are being relocated to the south eastern corner of the 
site, together with a new pavilion. 
 

72. While the extensions to the hotel consist of a number of different 
elements they are sited so as to provide logical extensions to the 
bedrooms and meeting rooms while providing new and enhanced 
leisure, spa and function facilities. 

 
73. It is considered that subject to the amended plans satisfactorily 

addressing the points set out above it should be possible to ensure that 
the proposals would give rise to an acceptable form of development 
with respect to layout. 

 
Scale 
 
74. As stated above, the existing hotel is a modern complex consisting of a 

number of different elements built on a gradually sloping site from west 
to east.  The various different extensions have been designed to reflect 
the scale of the existing part of the building to which they are attached, 
ranging in height from single storey elements to 3 storey extensions.  

 
75. Following the topography of the site the extensions to the east 

(bedroom extensions and leisure and spa facilities) are generally over 3 
levels, while the function room and restaurant extensions are on one 
floor but step up to meet the higher levels to the west.  The extensions 
to the meeting rooms and enhanced hotel entrance are single storey, 
as is the tennis pavilion. 

 
76. It is considered that the proposals respect the scale of the existing hotel 

building and would not be overly dominant.  As such it is considered 
that the proposals would give rise to an acceptable form of 
development with respect to scale. 

 



 

Landscaping 
 
77. The proposal would require the removal of 44 individual trees, 2 groups 

of trees and the partial removal of 5 further groups of trees.  Of these 
trees 5 need to be removed due to their poor condition, irrespective of 
any development proposals.  The hotel grounds are to be re-
landscaped and the proposed landscaping plans show over 100 new 
trees being planted within the hotel grounds as part of these proposals.  
The new trees would be a mix of flowering trees, native trees and 
conifers. 

 
78. Trees have been consulted on the application and raise no objection to 

the loss of the trees, stating that the trees that are to be retained 
adjacent to the development provide a valuable screen between the 
hotel and neighbouring properties. 
 

79. In commenting on the original submission Landscape requested some 
clarification regrading hard landscaping and which tree species are to 
be provided where.  In addition Biodiversity requested that the new 
indigenous hedgerow contain 10 different species.  Amended plans 
have been submitted to address these comments and they are currently 
being considered.  Members will be updated at committee. 

 
80. It is considered therefore that subject to the amended plans 

satisfactorily addressing these points it should be possible to ensure 
that the proposals would give rise to an acceptable form of 
development with respect to landscaping. 

 
Residential Amenity 
 
81. The proposed extensions to the hotel building are over 95m from the 

nearest existing dwelling and over 40m from the nearest proposed 
dwelling on the wider Boorley Park development.  It is considered that 
this would be a sufficient separation distance to ensure that there would 
not be a significantly detrimental impact on residential amenities.  The 
relocated tennis courts would be over 65m from the nearest existing 
dwelling but a 10m green buffer is proposed on the site boundary and 
there is already existing vegetation on the boundary helping to screen 
the site.  No floodlighting is proposed as part of this application and a 
condition can be attached to ensure that should the hotel wish to install 
any in the future, details would need to be submitted and approved. 

 
82. The original submission showed the east-west pedestrian/cycle path 

through the site running in close proximity to the boundary of Braxells 
Lodge.  The amended plans now show a 10m green buffer between the 
path and the boundary of Braxells Lodge.  It is considered that with 
appropriate landscaping this buffer will be sufficient to ensure there 



would not be a significantly detrimental loss of residential amenities for 
the occupiers of Braxells Lodge. 

 
83. In light of the above it is considered that the proposed development 

would not have a significantly detrimental impact on residential 
amenities. 

 
Drainage and Flood Risk 
 
84. Drainage conditions were attached to the outline planning permission 

and a strategic drainage framework has already been submitted and 
approved under those conditions.  A revised flood risk assessment and 
drainage report have been submitted and are currently being 
considered.  The revised information confirms that the hotel extension 
will be connected to the new Botley trunk sewer via an on-site pumping 
station and the new sewers within the proposed residential 
development.  It also confirms that the on-site SUDs facilities will be 
maintained by a private management company. 

 
85. Although not part of this reserved matters application the supporting 

information also confirms that the hotel is scheduled to undergo internal 
renovation that will include water efficiency measures such as low/dual 
flush W.C’s, showers with a maximum flow of 6 litres/min, baths with a 
maximum capacity of 140 litres, automatic shut-off taps in public areas, 
rainwater harvesting system to provide at least 25% of w.c/urinal 
flushing demand, domestic size washing machines, water usage 
monitors and a leak detection system.  While these elements cannot be 
secured as part of any planning approval they should reduce the foul 
water from the hotel by 40% compared to the existing rates. 

 
86. As this application is for reserved matters approval it cannot be refused 

on grounds related to the detail of the drainage proposals as this is 
covered by the conditions on the outline planning permission; however 
it is necessary at this stage to conclude that there is enough room on 
site to accommodate the necessary sustainable drainage system and 
the required stages of filtration.  In commenting on the original 
submission Biodiversity stated that further stages of filtration were 
needed in the surface water drainage strategy.  The amended 
information is currently being considered and Members will be updated 
at committee.   

 
Ecology 
 
87. The Council’s Biodiversity Officer has requested some amendments to 

the proposed landscaping to ensure appropriate species are used and 
asked for confirmation of which trees are to be removed and whether 
they have been assessed for bat roost potential.  A revised 
arboricultural impact assessment and amended landscaping proposals 
have been submitted and are out for consultation.  Members will be 
updated at committee. 



Other material considerations 

 
88. Also of relevance is the Submitted Eastleigh Borough Local Plan 2011 - 

2029, July 2014. The Submitted Local Plan has not been formally 
withdrawn and therefore remains a material planning consideration.  
Whilst the weight that can be attributed to the policies in it is very 
limited, it nevertheless represents the most recent statement of the 
Council’s development strategy for the borough. As mentioned above 
this plan includes the site as a draft allocation for housing and 
associated facilities; however as outline planning permission is already 
granted the only issues to be considered with this application are 
matters of appearance, layout, scale and landscaping. With regards to 
these matters, the new policies essentially echo those of the current 
plan and are not considered to affect the recommendation put forward. 

 
Conclusion 
 
89. Subject to some amendments to the proposed scheme, as outlined 

above and the satisfactory completion of consultations this reserved 
matters scheme is considered to conform to the parameters identified at 
the outline permission stage and would be an acceptable form of 
development meeting the necessary standards.  Reserved matters 
approval is therefore recommended. 

 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 


