
Bentley Parish Council Comment on the EHDC draft Local Plan 

1. Bentley Parish Council has considered the EHDC draft Local Plan as it affects the Parish of 
Bentley. This comment has been informed by a study from John Slater Planning Ltd., 
commissioned by the Parish Council and which specifically considered Site SA 21, the 
proposed new settlement at Northbrook Park.  

2. The criteria for new settlements according to National Planning Policy Framework is for 
settlements which are well located, well designed, supported by necessary infrastructure 
and with economic potential.   

3. Applying these criteria to the settlement proposed at Northbrook, we have concerns over 
its: 

 Location; 

 Effect on the existing village of Bentley; 

 Lack of transport links and impact on traffic; 

 Effect on environment and landscape; and 

 Infrastructure and design.  

Location 

4. The location of the new settlement on the north east edge of East Hants is not optimal and 
provides little benefit to the District – save that it fulfils a housing allocation need. 

5. There are alternative locations for new settlements which would be far more beneficial to 
East Hants. Chawton Park, for example, is a site of similar size, is close to Alton and appears 
to have several advantages. For example, it provides affordable housing that is closer to a 
larger settlement, enabling new residents to maintain contact with friends and family in 
Alton; it has better access to secondary schooling; its infrastructure and services can draw 
on the proximity to Alton; it creates better employment opportunities– opportunities that 
are also more centrally situated and of more benefit to East Hants generally (rather than the 
adjoining district of Waverley). 

6. By contrast under the Northbrook proposal, the proposed public transport links (e.g. to 
railway stations and local shops) expose the isolated nature of the Northbrook site. The 
limited coverage for proposed shuttle bus services and transport links are not likely to be 
sufficient for the requirements of rail commuters. This will place more load on local roads as 
well as on parking at Farnham and Bentley stations. Bentley Station parking is already 
beyond capacity so that travellers outside peak hours are unable to park there. 

7. For these reasons we request that the location of a new settlement in East Hants be 
reconsidered and that further analysis be done on alternative sites. 

Effect on the existing village of Bentley 
 

8. Of the 14 registered LAA sites in the parish of Bentley, Northbrook is the only one with an 
allocation for housing development.  
 

9. We understand that the new settlement at Northbrook, should it proceed, together with 
smaller sites identified in the northern and southern towns and the parishes of East Hants, 



meet the required housing need under the local plan and that the existing village of Bentley 
would not be required to absorb additional housing. We can see that this would help protect 
the village’s conservation area and, in particular, the open land and views to the south and 
the rural edge to the north of the village. Having said this, we believe that these LAA sites 
must be assessed on their own merits with regard to the available resources of the village 
and its unique setting. These sites cannot be treated as an automatic reserve supply if the 
new settlement does not proceed. 
 

10. We also acknowledge that by avoiding the need for further development in the rest of 
Bentley, a new settlement at Northbrook Park could, provided it is properly planned and 
implemented, relieve some of the increasing pressure on existing services in and the 
infrastructure of the village, for example, if a new surgery is included in the Northbrook 
development.  

11. However, there is no confirmation of medical facilities on the new development and this is a 
worrying omission. There appears to be an implicit assumption that the existing Bentley 
Surgery can and will take on residents of the Northbrook Park settlement. This is not 
acceptable or realistic given the large numbers involved. We need explicit details of plans for 
medical facilities at Northbrook Park for new residents if the development is to go ahead.  

12.  We welcome the proposal for a new primary school but would like more detail on how this 
would be implemented and managed. We are concerned that the implications of funding a 
new school could mean that it is delivered in later phases, meaning that Bentley Primary 
School would need to provide places for children arriving in the early phases. This in turn 
would limit places for children in neighbouring communities such as Froyle. We would 
expect to see modelling of the impact on neighbouring schools, and proposals for how 
catchment areas will be drawn. We would also like to understand whether the school would 
be maintained by the local authority or whether it would be some other model: an academy 
or free school, for instance. In the latter cases we would like to understand how the 
academy trust or sponsor will be selected. 
 

13. We have concerns regarding the political and administrative relationship of a new 
settlement at Northbrook Park with Bentley Parish – particularly in view of the number of 
houses involved. We believe the administrative structure would need to be clearly defined 
before the Local Plan is adopted. It could potentially involve the creation of a new parish for 
Northbrook. 

Lack of transport links and impact on traffic 

14. The most severe traffic impact from the proposed Northbrook Park development will be felt 
beyond Bentley.  However, many residents in the parish have to negotiate the Coxbridge 
Roundabout and the Farnham By-pass on a regular basis. With a development of this size in 
this location, those residents can expect further delays travelling to and beyond Farnham. 

15. In Bentley, we are starting to see an increase in traffic through the village towards Coxbridge 
from the Whitehill and Bordon development (Bentley Traffic Survey, 2018), which will only 
increase with the bulk of the housing there still to be built. We also note an increase in 
cross-country traffic north from the village towards Crondall. 

16. We accept that traffic at Coxbridge will also increase through further development in Alton 
and it is possible that if a new settlement were to be built at Chawton Park, then there 
would be some additional traffic on the A31 at Coxbridge. However there are better 
north/south road connections and better local facilities in Alton that we feel would reduce 



the overall eastward flow of traffic. We believe a solution to the traffic bottleneck at 
Coxbridge, regardless of development at Northbrook Park, needs to be found through a 
thorough and robust transport assessment between Hampshire and Waverley. 

Effect on environment and landscape 

17. We are concerned about views from the South Downs National Park, adjacent to the 
southern boundary of the site, and views along the Wey Valley itself. Whilst the main site, 
north of the A31, will be less visible from the surrounding countryside, we are opposed to 
development in the immediate Wey Valley south of the A31 at Northbrook on aesthetic and 
environmental grounds.  

18. The Local Plan’s Landscape Character Assessment identifies the Northern Wey River Corridor 
landscape as characterised by riverside pastures and includes an objective to “conserve the 
tranquil/natural character”. Use of land at Northbrook to the south of A31 as an 
employment site is extremely undesirable. It would introduce industrial buildings into a rural 
landscape at the entry point into Hampshire. It would also put strain on an important 
wildlife corridor along the River Wey water meadows, which has BOA designation and, 
although lacking statutory force in planning, deserves recognition. 

19. We also question the need for an employment site given that there is a similar site at 
Coxbridge, only 1.3 miles to the east, where there are currently 6 units either for sale or 
rent. 

20. Whilst we recognise that from the Environment Agency mapping the development south of 
the A31 is not proposed on Flood Zones 2 & 3 areas, we observe that part of that 
development sits in Flood Zone 1. There would need to be a detailed investigation on the 
impact of surface water run-off from the main development. 

21. The new settlement will lie within 5 km of the Thames Heath Special Protection Area, and 
the Wealden Heath SPA, which are both habitats with the highest level of ecological 
protection. We are not satisfied that the proposed SANG is sufficient protection and urge 
that no construction takes place to the south of the A31. 

22. There are a number of high quality bio-diversity recognised sites within the immediate 
vicinity of the new settlement. It is inevitable that, with so many residents in such close 
proximity to these habitats (which include SINCs), there is potential for them to be adversely 
affected by increased public access. Specific proposals will be required to protect or provide 
mitigation for protected species. 

23. The northern boundary of the site abuts ancient woodland, which is an “irreplaceable 
natural asset” as described in the NPPF. Under the NPPF, further “development resulting in 
the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient or 
veteran trees) should be refused unless there are wholly exceptional reasons”. We are, 
therefore, concerned that there is insufficient buffering (15m) to these woodlands and 
require assurances that they will continue to be protected.  

Infrastructure and Design 

24. We are concerned that the proposed housing densities, e.g. 130 dwellings in 2.9Ha, and 
design; the proposal includes 2, 2.5 and 3 storey housing (Land at Northbrook Park, Fabrik, 
Jun 18) will lead to an urbanised rather than rural aspect in the proposed settlement.  We 
feel this high density of housing is unsuitable in a rural location, particularly if it were to 
cause the affordable housing to be squeezed into a cramped space.   



25. We are extremely concerned by the lack of mains sewage drainage on the site. According to 
Thames Water and South East Water it appears that Northbrook Park is currently reliant on 
local septic tanks and soakaways and is not formally connected to mains drainage. Options 
for sewage treatment for the proposed development do not appear to have been 
considered as yet (Northbrook Park Existing Utility Impact Assessment, Sep 18). This is a high 
capital expenditure item and as no plans or feasibility studies are in place we question 
whether sewage infrastructure has been correctly budgeted.  

26. The site is further constrained by the need to protect the Grade II listed building 
(Northbrook House) and its environs at the centre of the site (see below).  

27. We are in any event concerned about the future of Northbrook House which is currently a 
wedding venue. The Master Plan (Land at Northbrook Park, Fabrik, Jun 18) suggests it will 
continue as a centre for retail, leisure and commercial uses. If it continues as a wedding 
venue after development, we question whether this would be acceptable in a residential 
location? The venue currently enjoys extensive music licensing hours due to its location. This 
would not be compatible with housing development in close proximity and puts the viability 
of the house as a commercial venture and employment site at risk. 

28. Further, we draw attention to the fact that the Northbrook Park site contains a number of 
Grade 2 listed buildings including the main house. There is a policy presumption and legal 
requirement to “preserve and protect these heritage features”. Of particular importance is 
the setting of the buildings and especially the impact on the historic parkland setting of the 
main house. The construction of large numbers of dwellings in such close proximity to these 
heritage assets will inevitably have a detrimental effect on their historical and rural parkland 
setting. 

29. The draft local plan special policy talks about the desirability of an "integrated accessible 
transport system with walking, cycling and public transport". In order to be satisfied this 
could be achieved we would want to see more details. On the limited amount of information 
we have seen, there are no proposed cycle tracks and access to the footpaths to the south of 
the site is via the A31 dual carriageway. These footpaths are located on land which is 
frequently flooded in the winter. 

30. We would want to see evidence that residents at Northbrook Park would not be reliant on 
offsite facilities, for example, affordable shopping in Farnham or other nearby towns. We are 
concerned that this could lead to a higher number of cars per household than better 
connected communities.  We would require evidence that sufficient parking is available to 
meet the needs of this community. 


