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EXECUTIVE SUMMARY 

____________________________________________________________________________ 

 

THE STORY 

 

Current Hotel & Visitor Accommodation Supply 

 

Salisbury has a supply of 198 visitor accommodation establishments with just over 2,900 bedspaces.  

There are a further 236 accommodation businesses in the surrounding 10-mile area with around 

3,600 bedspaces.   

 

Key features of the current supply of visitor accommodation in the Salisbury area are as follows: 

 

• Hotels and touring caravan and camping provision dominate the supply. 

• Salisbury has a relatively limited hotel supply. The city’s hotels are generally meeting market 

expectations in terms of quality but there is little evidence of excellence in the city’s hotel 

offer or its guest house and B&B sector. The lack of boutique hotels and B&Bs is a clear gap. 

Plans for a Travelodge budget hotel are being progressed in the city centre.  

• Salisbury’s guest house and B&B supply has been reducing, while the city’s supply of private 

rooms and entire apartments available to rent through Airbnb and other online booking 

platforms has grown. Salisbury has lost its youth hostel. 

• Amesbury has a good supply of hotel accommodation for a town of its size. 

• There is a good and growing supply of holiday cottages, touring caravan and camping 

sites, boutique inns and B&B accommodation in the rural areas surrounding Salisbury. 

Provision is limited in terms of other rural accommodation, such as country house hotels, 

holiday lodge parks, glamping, and more niche rural accommodation offers such as 

treehouses, holiday cottage complexes with leisure facilities, country house and barn 

wedding venues with accommodation, and wellness retreats. 
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Current Accommodation Performance and Markets 
 

Salisbury and the surrounding area have a strong but seasonal leisure market for staying tourism, 

with clear shortages of all types of accommodation in and around the city between April and 

October.  The corporate market is relatively limited.  Key leisure markets are overseas tourists, 

midweek breaks and staycations, weekend escapes, group tours, family holidays, visits to friends 

and relatives, wedding and family occasions, and events.   Key business tourism markets are 

corporate demand and contractors. 

 

In terms of accommodation performance: 

 

• In common with other similar heritage cities, e.g. Bath, Winchester and Lincoln, hotel 

performance in Salisbury is seasonal, with the city’s hotels achieving very high room 

occupancies (82-85%) and charging high room rates between May and September, but 

much lower occupancies and room rates in the winter. In comparison with UK provincial 

UK 3/4-star chain hotel performance, the average room rate set to be achieved by 

Salisbury’s 4-star hotels in 2019 (£79.60) is some way below the projected national average 

(£86). In the surrounding area rate performance is not as strong (£73.49). Salisbury hotel 

occupancies grew in 2018 as a result of media, police and clean-up crew business 

generated by the nerve agent incident, but this business was lower-rated. Hotels in the 

Amesbury area benefitted from strong growth in demand from contractors working in Army 

Basing housing development projects. 2019 has been a good year as leisure demand has 

recovered strongly and as a result of demand from film crews involved in the filming of 

‘1917’ on Salisbury Plain.  Budget hotels in both Salisbury and Amesbury perform at very 

high levels and regularly turn business away throughout the year, both during the week 

and at weekends. 

• The performance of inns varies considerably by standard and location; some boutique inns 

are achieving over 80% occupancy with room rates at £130-£200. Typical performance for 

other inns is occupancy of 60-80% and summer room rates of £55-£75. 

• Guest house and B&B performance also varies significantly by location and standard, plus 

lifestyle and life stage of owners.  Occupancies range from 50% to 80%.  Guest houses and 

B&Bs in Salisbury were more affected by the nerve agent incident than hotels and recovery 

has been mixed.  Businesses outside Salisbury were less affected. 

• Self-catering occupancies in Salisbury are generally strong with occupancies of 70-80%, 

and some high end properties at 90%+, and have been generally stable over the past 3 

years, although a number of self-catering operators have seen a squeeze of their 
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occupancies and prices as a result of the rapid growth in entire home letting through 

Airbnb and other online booking platforms.  

• Touring caravan and camping site demand is strong but seasonal and weather 

dependent. Sites are generally full in July and August and over the Easter and May Bank 

Holiday weekends. 

• Glamping sites are generally fully booked at weekends between April and September and 

in July and August. 

 

Prospects for Future Growth in Accommodation Demand 

 
Growth indicators point to strong growth in leisure tourist demand, as Salisbury and surrounding 

area continue to benefit from improved marketing and awareness; the trends in inbound overseas 

tourism, staycations and weekend breaks; and the development of Salisbury’s visitor offer in terms 

of retail, restaurant and leisure offer, Salisbury Cathedral’s visitor experience, and an expanding 

programme of events. There could also be some growth in corporate demand as a result of the 

further development of Porton Down Science Park & Campus and possible office development in 

Salisbury, and contractor demand should grow as major construction projects are progressed,  

 

Hotel and Visitor Accommodation Developer Interest 

 

There is Interest from a wide range of serviced and non-serviced accommodation developers and 

operators.  Hotel development interest is focused on Salisbury and includes interest for boutique 

and budget hotels.  In the rural area there was also interest in country house hotels and pub 

accommodation.  In terms of non-serviced accommodation, a number of glamping and eco 

lodge developers were interested in the rural area around Salisbury, which is seen to have a good 

catchment and destination appeal with an attraction of international renown in Stonehenge, and 

attractive countryside for outdoor activities and getting away from it all.  We also had interest in 

hostel development in Salisbury. 

 

Site Availability and Deliverability 

 
There are several strong hotel sites in Salisbury for budget and boutique hotel development, the 

strongest being those that can support the delivery of wider regeneration schemes, in particular 

The Maltings scheme.  Few sites were identified in the rural area, and there are issues here 

regarding the achievability of planning permission, particularly for any new-build visitor 

accommodation developments and anything of scale. 
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HOTEL & VISITOR ACCOMMODATION DEVELOPMENT OPPORTUNITIES 

 

The study shows a clear market need for additional hotel and visitor accommodation of all types 

and standards in and around Salisbury to meet current and likely future peak period shortages 

between April and October. With accommodation businesses regularly filling during these months 

it is evident that there is insufficient capacity to fully satisfy the demand from leisure markets. 

Staying tourism cannot therefore grow in these months without additional supply. The 

accommodation market in the Salisbury area is however likely to remain largely seasonal, with only 

limited potential to grow winter trade. This points to a need for incremental, rather than step 

change, growth in accommodation supply, to avoid diluting winter trade and undermining sector 

performance in the process.  

 

Salisbury  

 

Our hotel demand projections for Salisbury show potential for hotel development in the city 

in terms of: 

 

• Additional provision at the 4-star level, which is most likely to be delivered in terms of: 

o The expansion of existing 4-star hotels; 

o New boutique hotels – the projections show that Salisbury should be able to 

support a boutique hotel by 2025, and possibly a second by 2030, depending on 

whether such hotels can achieve sufficiently high room rates in the city. 

 

• The planned Travelodge on Fisherton Street will more than meet the market requirement 

for additional budget hotel rooms by 2025 and much of the need by 2030, unless there 

is sustained high market growth.  

 

In addition to the potential for increased hotel provision, the study also shows the following other 

opportunities for accommodation development in Salisbury: 

 

• The upgrading, repositioning and possible re-branding of the city’s 4-star hotels, including 

possibly to boutique offers; 

• The upgrading and possible expansion of existing 3-star hotels e.g. the expansion and 

redevelopment of the former Citylodge as the Merchant’s House Hotel; 

• Further boutique inns, through the upgrading of existing inns or the development of boutique 

bedrooms in association with other pubs in the city; 

• A pub lodge potentially at the Greyfisher pub in Harnham; 
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• The upgrading of some of the existing guest houses and B&Bs by existing or new owners, and 

opening of new guest houses and B&Bs to replace those that will close as owners retire, 

including some boutique B&B provision; 

• Further increases in the letting of private rooms and entire homes and apartments through 

Airbnb and other online booking platforms look likely; 

• Additional provision in terms of serviced apartments, with the current expansion of Peartree 

Serviced Apartments and the planned serviced apartments at the White Hart Hotel; 

• A new youth hostel to replace the one that closed in 2015. 

 

The Surrounding Area 

 

The study identifies the following opportunities for hotel and visitor accommodation development 

in the areas that surround Salisbury: 

 

• The upgrading and possible expansion of the existing hotels in the Amesbury area. This 

includes progression of the planning consent for an additional 5 bedrooms at The George 

Hotel in Amesbury, and the possible eventual expansion of the Holiday Inn Salisbury-

Stonehenge given that it still has a valid planning permission for additional bedrooms. There 

could also be scope for the Travelodge to expand, given a suitable site at the Countess 

Roundabout; 

• In Wilton and Downton, potential for pub accommodation, whether up-grading existing 

accommodation, expanding an existing offer, or adding new accommodation to pubs; also 

scope for new B&B establishments, restaurants with rooms, self-catering, and maybe small 

boutique hotels; 

• Luxury or boutique country house hotels in the rural area, given suitable properties for 

conversion; 

• Further provision in terms of boutique inns, either through the expansion of existing such inns; 

the upgrading of other inns to this style of operation; or the addition of boutique bedrooms 

to other pubs that have a good food offer; 

• Some contemporary B&B accommodation; 

• Further increases in the letting of private rooms and entire homes through Airbnb and other 

online booking platforms look likely, but could dilute the area’s self-catering 

accommodation market; 

• Some holiday cottage complexes with leisure; 

• ‘Super’ cottages that can cater for large groups; 



Salisbury Visitor Accommodation Development Strategy – Executive Summary 

______________________________________________________________________________________________ 

Hotel Solutions                                                                                                                  January 2020 

P
a

g
e
6

 

• Holiday lodge and eco lodge developments, including perhaps a holiday lodge park of 

scale, given a suitable site that can achieve planning permission; 

• Glamping sites; 

• The upgrading and possible expansion (where they have land) of existing touring caravan 

and camping sites in terms of adding more hard standings; new toilet and shower blocks; 

adding children’s play areas; introducing glamping units, camping pods and/or holiday 

lodges; and providing on-site living accommodation for the site warden; 

• New touring caravan and camping sites to replace those that may close in the next few 

years; 

• Luxury camping sites; 

• A caravan and glamping resort possibly, given a suitable site that can achieve planning 

permission; 

 

CAPITALISING ON THE OPPORTUNITIES 

 

In order to capitalise on the identified potential and accelerate the development of hotel and 

visitor accommodation in and around Salisbury we make the following recommendations for 

public sector partner intervention: 

 

• A positive and informed approach to planning for visitor accommodation development  

 

Planning policy should provide a framework that reflects and enables the market potential 

identified in this report to be delivered on the ground, steered to also achieve wider 

destination objectives for both Salisbury and the surrounding rural area.  The Local Plan 

Review provides an opportunity to do this by setting out this potential in the supporting text; 

positively considering development in the countryside that requires new-build; guiding 

hotel development into Salisbury city centre where it can best support city centre vitality 

and the evening economy; using legal conditions to ensure holiday use rather than 

occupancy and opening restrictions; supporting on-site staff accommodation; re-visiting 

the need for CIL contributions on hotel development; considering how to add weight to 

the findings of this study within the planning process; and disseminating the findings to the 

planning community, including the AONB.  Consideration should be given to extending the 

study to cover the whole of the County to ensure visitor accommodation development 

opportunities and associated growth potential are comprehensively addressed. 
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• Raising awareness of rural visitor accommodation opportunities amongst landowners 

 

To identify potential sites and landowner interest, particularly in non-serviced visitor 

accommodation development, and provide an opportunity to steer this in line with market 

potential and match with potential development/operating partners. 

 

• Financial intervention in key hotel and visitor accommodation development schemes 

 

The rationale being where there is a wider and long-term benefit to the destination and an 

element of short-term market failure. This could include bringing a boutique hotel and a 

youth hostel forward in Salisbury.  LEP grants and local authority prudential borrowing to 

fund development and generate an income stream are two example options to explore. 

 

• A code of practice for short term letting 

 

To ensure awareness of, and compliance with, the legal requirements around safe and 

responsible short term letting. 

 

• Supporting sector development 

 

In terms of: 

 

o Funding individual business/consultancy support to take visitor accommodation 

schemes to the next stage; 

o A glamping development workshop for landowners and interested 

developers/operators; 

o Digital and social media marketing training for small businesses; 

o The continuing investment in Salisbury as a visitor destination; 

o Sustaining the improved marketing of Salisbury, particularly in November and January 

to March when hotels have spare capacity, building on the boost resulting from the 

Salisbury Tourism Recovery funding in 2018, the current Great West Way and England’s 

Heritage Cities Discover England Fund projects, and the support from the South West 

Tourism Growth Fund in 2015. 
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A Salisbury Visitor Accommodation Development Acceleration Plan template accompanies the 

key findings report setting out the beginnings of key actions, lead responsibilities, budgetary 

requirements and timescales for progressing them. This will be an evolving document for the public 

sector partners to fully work up and align with their wider work programmes, including opportunities 

to bid for funding. 

 


