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Crookham Village Parish Council OBJECTS to 18/00045/OUT Outline planning application 
(access only) for the construction of a 160-unit care village with 64 bed care home [class C2] and 
central facilities building; as well as associated vehicular and pedestrian accesses, junction 
improvement, estate roads, parking areas and garages, footpaths/cycle ways and the change of 
use of agricultural land and woods to public open space [for SANG] and landscaping at Cross 
Farm House Crondall Road Crookham Village Fleet Hampshire GU51 5SS for the following 
reasons: 

1. Meeting defined need: 

The application is based on there being a definable need in the area for extra care 
accommodation in the Market Housing Area.  Policy H4 (Specialist and Supported Housing) of 
the proposed submission version of the Hart Local Plan states that such a development on a 
greenfield site can only be approved if there is a demonstrated need for the development and 
there are no available or viable alternatives within the settlement boundary.   

The 2016 SHMA, which forms part of the evidence base for the proposed submission version of 
the Hart District Local Plan provides estimates of the potential requirements for sheltered, extra 
care and residential care housing for the period 2014-2035. This indicates that most of the 
requirement is for sheltered (52 units per annum) and enhanced sheltered (14 units per 
annum).  It estimates the need for extra care housing such as is being proposed in this 
application as being 8 units per annum, giving a total requirement for Hart District of 128 units 
in the plan period from 2016 to 2032.   

Evidence gathered from the HDC planning portal together with other internet sources reveals 
that several extra care facilities have either been built within the plan period or have obtained 
planning permission for development in the near future.  These include the 45 properties that 
comprise phase II of the Hampshire Lakes development in Yateley due for release in 2018 and 
14 properties recently completed at Kings Place in Fleet.  In addition, Renaissance Retirement 
has announced the acquisition of a site on Branksomewood Road where plans are in train to 
build a further 14 extra care properties.  Although approved in 2014, the new development at 
Keble Court was also completed within the plan period to provide a total of 74 properties for 
which extra care plans can be arranged.  Of these, roughly 50% are understood to remain 
unsold as of the current date.  Even if the Keble Court properties are discounted, this leaves a 
total requirement for the remainder of the plan period of 55 properties.  Given that the new 
settlement at Hartland Park as well as the new settlement at Winchfield / Murrell Green are 
also planned to contain a provision for a retirement properties / village close to facilities and 
shops, CVPC believes that any remaining need can be satisfied without the need for this 
development.  CVPC is of the opinion that this application does not meet a defined local and so 
is in contravention of policy H4. 

Para 14.21 of 2016 SHMA also emphasises that the vast majority of older people will choose to 
remain in their own homes rather than move into specialist accommodation and states “It is 
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therefore likely that in future a greater proportion of older people will remain in their own 
homes, providing appropriate care can be put in place to enable them to stay. The type of 
accommodation needed for the ageing population is inherently tied to the approach to care and 
the extent to which care can be provided at home.” The requirement for this care village in this 
location is therefore not clearly established given the current availability of non-nursing care 
locally for elderly people in their own homes. 

As a point of interest, a brief internet search for specialist accommodation for older residents 
currently for sale in the local area conducted on 9 March 2018, revealed that there were 45 
specialist retirement properties in Fleet, 94 such properties within a 3 mile radius of Fleet, 181 
such properties within a 5 mile radius of Fleet and 343 such properties within a 10 mile radius of 
Fleet.  Therefore, there is no evidence to suggest that this development is urgently needed as is 
claimed in the application. 

2. Sustainable Development 

The application site is not an allocated site as defined in the Policy Map in the proposed 
submission version of the Hart Local Plan and so is in contravention of policy SS1 (Spatial 
Strategy and Distribution of Growth). 

3. Gaps between settlements 

This development lies in the local gap between settlements as indicated in policy NBE2 iv (Gaps 
Between Settlements) of the proposed submission version of the Local Plan (CON21 of the 
saved policies).  The proposal makes much of the development being a self-contained village 
which will lie immediately adjacent to the established linear settlement of Crookham Village 
with its conservation area, historic properties and rural setting.  By comparison, the proposed 
retirement village is of an urban character which results in an immediate perception of it being 
a separate settlement and not part of Crookham Village.  While the application makes much of 
the small diminution of the size of the local gap to the south of Crookham Village, in fact, the 
gap would be reduced to the buffer strip which is a maximum of 18.5m reducing to 9.5m behind 
Veronica Drive.  

4. Damage to conservation area 
This planning application does irreparable harm to the setting of the conservation area of 
Crookham Village and so is in contravention of NBE9 (Historic Environment) (CON13 of the 
saved policies) in the proposed submission version of the Hart Local Plan for the following 
reasons: 

 The topography of the site is a gentle rise to the south culminating in a ridge which is 5 
metres above the level of properties along The Street as is shown below.  
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   Figure 1:  Rising ground (Blue outline - Conservation Areas) 

This means that even the lower 1.5 storey cottages will dominate the historic properties on the 
south side of The Street and the presence of the 2 and 3 storey landmark buildings which are 
arranged along the highest point on the site to benefit from the ridge along the south side of 
Cross Farm will have a dominating impact both to the north and south of the ridge.  This will 
significantly affect the properties along the majority of the length of The Street which contains 
some 23 properties of either local or national heritage importance.  

 An important element of the Crookham Village conservation area is the rural setting of the 
listed properties on the south side of The Street.  Should this application be approved, this 
setting will be irretrievably lost.  

 Two of the key views in Crookham Village, those from the highest point on FP1 and FP5, will 
be lost. In addition, the enclosure of the final section of FP1 as it approaches Crookham 
Village in a formalised green corridor between blocks of urban building will mean that 
important views into and out of the Village from Cross Farm will be totally lost contrary to 
saved policy CON23. 

 While the buffer strip has been increased in places to between 15.5m and 18.5m, this is 
totally insufficient to negate the potential damage to the conservation area.  In addition, 
two large apartment blocks have been placed immediately to the rear of Veronica Drive 
with a buffer strip of 9.5m.  The proximity of these is likely to have a damaging impact on 
the setting of Grove View and West View Cottage both of which are Grade II listed.  
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5. Design 

The design of the proposed development is contrary to criteria set out in NBE10 of the 
proposed submission version of the Hart Local Plan (GEN4 of the saved policies) in the following 
respects: 

 It is grossly disproportionate in terms of size, adding a total of 160 dwellings (flats and 
cottages) to the 50 dwellings currently in The Street. It should also be noted that when this 
site was considered for development in a previous draft of the Hart Local Plan, it was 
assessed as not being suitable for more than 94 dwellings and so this application would 
represent a significant level of over development.   

 It fails to reflect the distinctive qualities of its surroundings in terms of the proposed scale, 
density, mass and height of development and choice of building materials.  The buildings on 
The Street are a mix of styles and materials with no one style dominating the street 
scene.  The proposed development is for in excess of 160 brick built, tile hung properties 
with minor variations which will be 'out of keeping with the local character by virtue of the 
scale, design, height, prominence, materials, layout, landscaping, siting and density'.  

 The nuclear layout of proposed development fails to respect the linear nature of The Street 
to which it is adjacent.   

 The proposed development also fails to respect the local landscape character in that the 
height and size of the proposed apartment blocks and facilities buildings on raised ground 
would be totally out of character and will have a dominant effect on the generally 1.5 or 2 
storey properties along The Street.   

6. Pollution 

The development will give rise to light pollution.  Given the age and general health and welfare 
of the proposed residents, good street lighting will be essential which will prove difficult, if not 
impossible to mitigate as required by policy NBE12 (Pollution).  The level of artificial lighting that 
would be required to keep elderly and infirm residents of this proposed development in a safe 
environment will lead to glare, light spillage and sky glow. It would also affect adversely the 
quality of life of neighbouring residents and be damaging to wildlife.  At significant cost, 
Crookham Village has had special low impact street lighting installed to preserve and enhance 
the setting of the Conservation Area and this proposed development would totally negate the 
benefits of this investment. 

7. Affordable Housing 

The application seeks to offer 12 affordable homes which represents 7.5% of the total 
properties on the site.  This is in contravention of policy H2 (Affordable Housing) which requires 
that no less than 40% of the new homes on a development of this size should be affordable 
housing. These homes would appear to be of a different style to the market housing on the 
same development and are segregated in one corner rather than being interspersed and 
distributed throughout the development mixed with the market housing in contravention of 
policy H2 (Affordable Housing) (Alt Gen 3 of the saved policies).  CVPC feels that it is highly 
unlikely that any housing association would find the proposition of taking on such a small 
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number of units in what is effectively a segregated ghetto either attractive or economically 
viable. 

8. Demographic 

The population of Crookham Village is already skewed towards the older end of the age range.  
Adding a self-contained urban care village restricted to an older initial population that will 
steadily age over time will produce an even more skewed age profile for the area with 
inevitable skewing of any local facilities towards the older population. The effect will be to make 
the old village less and less attractive to younger incomers and hence further compound the 
existing demographic problem. Over time, as the initial population gets older and less mobile, 
integration of the two populations will become even more problematic. 

9. Access 

The proposed access would have a significant detrimental effect on the visual street scene at 
Crossways due to removal of a prominent oak and purple plum tree in front of the Grade II 
listed Cross Farm Cottages together with the hedge in front of Cross Farm House as well as 
opening up a wider access track. The loss of parking space for Cross Farm House would also be 
significant.  In summary, the changes required to accommodate the main access would have a 
significant detrimental effect on the street scene in the Conservation Area. 

Crossways junction is immediately adjacent to the proposed main access and the proximity of 
this access to this very busy junction, especially during peak hours will mean that road safety is 
likely to be unacceptably compromised, particularly when coupled with the demographic of the 
proposed residents, many of whom will be forced to use their cars due to lack of appropriate 
public transport.  It will also mean that access during peak hours likely to be compromised 
particularly when being used by the large vehicles servicing the site both during construction 
and thereafter for deliveries and refuse collection.  

The main access would be immediately adjacent to the Grade II listed Cross Farm Cottages 
which, due to their age and lack of foundations, are extremely vulnerable to the detrimental 
effect of vibration caused by heavy goods traffic. 

It is widely recognised locally, that the traffic travels too fast from The Street into Crondall Road 
and the immediate presence of the junction after the turn, coupled with the reduced reaction 
times of older residents, may give rise to an unacceptably high potential for accidents. 

It is noted that as part of the S106 agreement, it is proposed to resurface some of the 
substandard footways along The Street.  Most of these footways are too narrow and are often 
further restricted by vehicles parked along the pavements and verges.  Simply resurfacing the 
footway to the village Post Office will not make it any safer for the elderly or infirm, and does 
not address the need for residents trying to access Fleet needing to continue to the end of The 
Street and then cross at Malthouse Bridge junction before they can get to the nearest bus stop.  

Overall, CVPC considers that the proposed main access is in an unacceptable location. 
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10. Travel Plan 

Given that extra care housing is designed with the needs of frailer older people in mind and has 
varying levels of onsite care and support, it is interesting to note that the travel plan for this 
development depends heavily on the residents being “active elderly” capable of cycling or 
walking a couple of miles into Fleet to access shops and other facilities.  It would appear, for this 
reason, that the travel plan is targeted at the needs of the 15FTE staff that will be employed 
there, most of whom would appear to be expected to travel to work either on foot or by 
bicycle. 

The references in the travel plan to public transport represents the Fleet Link service which is a 
circular demand led service operating four times a day on Tuesdays, Thursdays and Fridays only 
together with a taxi-share service available 5 days during the week which has to be booked in 
advance.   Both of these services are community funded to which the parish council provides 
the requisite funding to ensure that the parish continues to be served.  Given the very limited 
level of local use (a couple of people in the parish), it is not safe to rely on their continuation. 

There are also two school bus services which are designed to transport children to education 
facilities in Fleet or Farnborough.  As would be expected, the timings of these services are 
outside the normal travelling times for residents which are stated as being between 10am and 
3pm.  Other than the school buses, the nearest active bus stop is near the junction of Coxheath 
Road and Crookham Road for the No.10 bus.  This is at least 20 minutes’ walk from the site 
entrance excluding any allowance for the reduced walking speed of older people. 

The travel plan proposes to supplement these services with a Cross Farm bus for use by 
residents and employees.  There are limited details available about this service but it would be 
difficult to see how this service would obviate the need for residents to use their own vehicles 
for many of their trips – such as to hospital appointments etc.  Additionally, the number of 
planned trips would appear to be limited to a small number per day and would only be available 
to 14 residents at any one time. 

Given the paucity of access to reliable public transport in the vicinity of this development on 
which residents incapable of cycling or walking such distances could place reliance, it is difficult 
to reconcile the need to reduce the dependence of residents on their cars with the need to find 
alternative ways of travelling and this represents a major disparity in the logic of the travel plan.  
This, together with the very limited recreational, leisure and commercial facilities available 
within Crookham Village would suggest that the site selected is not appropriate for older 
residents with additional needs due to dementia or mobility issues. 

It is noted that the proposed parking provision is based on HCC standards, which fall below 
provisions required by HDC parking standards for a rural location. No provision has been made 
for the likely numbers of 2-car households, especially for the younger end of the demographic 
and those who continue working as the pension age increases well beyond the proposed 
minimum age criterion.  The plans also include a great many bike parking slots which supports 
the view that this application appears to be targeting the ‘active elderly’.  This is at odds with 
the C2 designation for the development which requires residents to have a ‘care package’. 
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Finally, despite assertions to the contrary, a Thai restaurant and a single village store/Post 
Office/tearoom hardly amounts to adequate facilities for a new settlement to rely on. 

11. Flooding 

The SANG Management Plan planning includes a proposal to route all surface water run off to 
the south east of the site, into what is already a recognised flood plain.  This will further 
exacerbate the flood risk for the properties on the southern border of this area.  In addition, the 
SANG Management Plan proposes to let all the current drainage ditches that reduce the 
severity of flooding in this SE corner slit up naturally to improve the natural environment for 
wildlife. 

There are several properties along the SE border of the SANG that are regularly at risk of 
flooding.  Of particular note is a 14th Century listed building, Brook House which is widely 
regarded as the premier building in the area.  Part of this property was mentioned in the 
Doomsday Book, and it also features on the front cover of Hampshire Treasures.  Typical of 
most properties of this age, the house has no foundations and until the drainage ditches were 
regularly maintained, was frequently impacted by the rising flood water.  This action as part of 
the development would prejudice the survival of this historic property and would be in 
contravention of NBE6a (Managing Flood Risk) (GEN11 of the saved policies). 

12. Landscape and Environment 

The application asserts that “there are no non-statutory or local designations indicating that the 
application site and its setting are particularly valued locally.” Both the population of the village 
and the many others who use public footpaths through the site would beg to differ. Views from 
the two public footpaths crossing the site would be very significantly degraded with half of each 
open section of the current footpaths running through or beside urban housing on the site 
which would be contrary to CON23 of the saved policies. 

A good proportion of both the development site and the SANG is safeguarded under the 
Hampshire County Council Minerals and Waste Plan in the MWCA Soft Sand category. The NPPF 
Sect 13 para 114 states:  “When determining planning applications, local planning authorities 
should:  give great weight to the benefits of the mineral extraction; not normally permit other 
development proposals in mineral safeguarding areas where they might constrain potential 
future use for these purposes.” 

The Hart Council’s Landscape Capacity Study 2016 recorded that the site had a Visual Sensitivity 
Score of MEDIUM/HIGH for all three assessment criteria. The proposed development does not 
respect the special characteristics and visual amenity of this landscape, resulting the loss of the 
views into and out from the Village contrary to NBE3 (Landscape) (GEN3 and CON22 of the 
saved policies). 

There are significant doubts about the lack of depth in the environmental survey which was 
conducted during January 2016, a time of year when many of the affected species would be 
largely dormant.  While bat, badger, great crested newt and reptile surveys have been 
undertaken for this site, no surveys have been undertaken for breeding or over-wintering birds 
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for either the development area or proposed SANG due, according to the proposal, to “the 
limited extent and common and widespread nature of the habitats within the development area, 
and the low likelihood of the ornithological interest of the wider site being significantly affected 
by use as informal open space”.   

This comment by the developer ignores the fact that local records indicate that wildlife 
displaced from local SANGs, particularly that at Edenbrook, has been increasingly noted on the 
farmed land  at Cross Farm and that this includes a population of ground nesting birds some of 
which are red listed species.  A combination of the development area and public access to the 
SANG would further erode options for local habitats and by opening up the whole of Cross Farm 
to public access, existing populations of ground nesting birds and rare species of flora would be 
significantly degraded in contravention of NBE5 (Biodiversity) paragraph 306 – net gain 
biodiversity. 

CVPC believes that this potential further urban intrusion into the Upper Hart Valley would have 
a major detrimental effect on wildlife populations across the whole valley. 

13. SANG and Public Footpaths 

The purpose of a SANG is to attract people away from the SPA and by urbanising the Northern 
half of both footpath 1 and footpath 5 across Cross Farm, the area will become significantly less 
attractive for the many existing users and hence have an effect counter to its main aim, contrary 
to CON23 of the saved policies. 

The southern section of the SANG is very boggy in wet weather and throughout the winter 
months is not a suitable area for walkers without significant measures including groundworks 
and boardwalks.  Such countermeasures are likely to have a detrimental impact on the local 
wildlife in that area. 

There is an intermittent spring at the northern end of FP5 which results in a flow of water down 
FP5 towards Riverside Cottage rendering the surface both muddy and slippery and hence very 
unsuitable for an older population. 

Access from FP5 onto the canal towpath is via a stile which is unsuitable for older people and 
would need to be removed to give adequate passage for older people.  

14. Approval 

Should Hart Council decide to approve this application, Crookham Village Parish Council will 
need to be included in s106 negotiations to ensure that local interests are adequately taken into 
account, especially with regard to shared use of on-site facilities and to ensure that appropriate 
mitigation is provided.  

 
i 

iAll policy references refer to the Hart Local Plan: Strategy and Sites 2016 – 2032 Proposed Submission Version 
February 2018 unless otherwise stated.  

                                                                 


