
 
 

 



Item No.: 4 
 

The information, recommendations, and advice contained in this report are correct as at 
the date of preparation, which is more than one week in advance of the Committee 
meeting. Because of the time constraints some reports may have been prepared in 
advance of the final date given for consultee responses or neighbour comments.  Any 
changes or necessary updates to the report will be made orally at the Committee meeting. 

 

PROPOSAL OUTLINE - 6 NEW RESIDENTIAL UNITS (WITH SOME MATTERS 
RESERVED)  

LOCATION: Thedden Grange, Wivelrod Road, Bentworth, Alton, GU34 4AU 

REFERENCE: 36472/001 PARISH:Beech 

APPLICANT:  TGRA Ltd 

CONSULTATION EXPIRY : 30 May 2014 

APPLICATION EXPIRY : 02 June 2014 

COUNCILLOR: Cllr P D Burridge 

SUMMARY RECOMMENDATION: REFUSAL 

 
The application has been included on the agenda at the request of Cllr Burridge for the 
following reasons:  
 
In order that the special circumstances applying to this case and the full range of planning 
issues can be considered by the Planning Committee. 
 
Site and Development 
 
Thedden Grange is located in an area of countryside north of the village of Beech. The 
estate has its origins in the 12th century but the main house and outbuildings date 
predominantly from the early 19th century. The house stands on the western side of a 17 
ha estate. The main driveway to the development is off Bentworth Road, to the north side 
of the estate. There is a second access in the south-west corner of the site, which links to 
Wivelrod Road via a bridleway.  Although of historic interest, the house is not a listed 
building. 
 
The estate and large country house were purchased in 1975 by the applicants – 7 
separate families - who converted the near derelict house and some outbuilding elements 
into seven residential homes, forming a co-operative, self-reliant community. Five of the 
existing residential units are within the area of the main house, with a sixth immediately 
adjacent within part of the original coach house complex and a seventh unit set within a 
complex of outbuildings in the south-western corner of the site. The communal areas 
comprise the original coach house, outbuildings including stables and barns, a large 
greenhouse, walled vegetable gardens, lawns and wooded areas. Farm land associated 
with the estate is actively farmed and is shared by the 7 parties.  
 
 



The communal buildings are used as workshops, stabling, storage, and for gardening and 
agricultural equipment and facilities. While each party owns their individual house, all the 
land and communal buildings are communally owned and managed by the Thedden 
Grange Residents Association Ltd (TGRA). This approach secured the successful 
restoration of the house and estate and created a unique community environment where 
the families have remained and children were brought up. The original 7 families continue 
to own and occupy the estate and seven dwellings today.  The original community 
consisted of 23 individuals, including young children, and the number of residents peaked 
at 30. In 1976, the age range was 0-40 years, but as children have grown up and left, the 
age range of the 16 resident owners is now 64-74 years.  Further detail on the community 
use of the property and the ownership and management of the estate is set out in the 
information submitted in support of the application. 
 
The owners are keen to retain the community and several of the younger generation who 
were brought up at Thedden Grange are interested in returning if suitable accommodation 
can be made available. As the original owners grow older they recognise that action is 
required if the community is going to survive and continue to operate around the 7 original 
families.  In the coming years the existing residents are likely to require more suitable 
accommodation for their age and care needs, either by altering the residential units or by 
‘downsizing’ The latter would require moving out of the Thedden Grange community 
unless suitable accommodation could be provided on the estate. In the meantime, the age 
and resources available to the existing residents means that the upkeep of the large estate 
and buildings is becoming more challenging. 
 
The applicants have put forward a plan which proposes an enlargement of the community 
to allow the older generation to remain on the estate but creates an opportunity for the 
younger generations within the families to return and take on the management of the 
community. 
 
The outline application proposes 6 new residential units which are designed primarily for 
an ageing generation with each unit being self-contained for a couple or single person with 
the flexibility to be adjusted to suit varying degrees of mobility and levels of care. A number 
of options for providing additional accommodation were considered by the applicants, 
including the potential for conversion of the remaining communal buildings, extensions to 
the existing residential units and development within the walled garden which lies to the 
south of the main complex of buildings. These were options were dismissed as being 
either impractical or unsympathetic for a number of reasons. The six new build units 
proposed are as follows: 
 

• Five units (of between 80 and 120 sqm) on a site known as Barn Field adjacent to 
the main driveway approximately 100m north-east of the main house. This site 
currently contains a hay barn, tractor shed and reed bed which would be removed 
to accommodate the development. The tractor shed would be rebuilt on-site 
adjacent to the proposed houses and the hay barn would be replaced by a new 
barn on adjacent land to the north of the site. 

 

• One unit (100 sqm) on a site known as Bothy Paddock in the south-western corner 
of the estate, close to the southern access point and to the existing unit 7. 
 



The application is in outline form but it is proposed that the units would have all the main 
living areas, including the main bedroom, on the ground floor with potential for some 
accommodation at first floor level or within a mezzanine. 

The applicants have indicated the potential for a 7th unit through the conversion of a 
Game Store which lies between the coach house block and the walled garden but that 
does not form part of the current application. 
 
Relevant Planning History 
 
None relevant 
 
Development Plan Policies and Proposals 
 
East Hampshire District Local Plan: Joint Core Strategy (2014) 
 
CP1 -  Presumption in favour of sustainable development  
CP2 -  Spatial Strategy 
CP10 -  Spatial strategy for housing 
CP11 -  Housing tenure, type and mix 
CP13 -  Affordable housing on residential development sites 
CP18 -  Provision of open space, sport and recreation and built facilities 
CP19 -  Development in the countryside 
CP20 -  Landscape 
CP21 -  Biodiversity 
CP29 -  Design 
CP31 -  Transport 
CP32 -  Infrastructure 
 
East Hampshire District Local Plan: Second Review (2006) 
H14 - Other Housing Outside Settlement Policy Boundaries 
 
Planning Policy Constraints and Guidance 
 
National Planning Policy Framework (NPPF) 
 
The NPPF sets out three roles (economic, social and environmental) that should be 
performed by the planning system. The Framework states that pursuing sustainable 
development involves seeking positive improvements in the quality of the built, natural and 
historic environment, as well as in people’s quality of life, including (but not limited to): 
 
• making it easier for jobs to be created in cities, towns and villages 
• moving from a net loss of bio-diversity to achieving net gains for nature 
• replacing poor design with better design 
• improving the conditions in which people live, work, travel and take leisure and 
• widening the choice of high quality homes 
 
Village Design Statement - The Parish of Beech Village Design Statement - non statutory 
planning guidance that has been the subject of public consultation and therefore is a 
material planning consideration. 
 



Consultations and Town/Parish Council comments 
 
Landscape Officer - No landscape objection. A condition is recommended for details to be 
provided for construction of the access road to unit G and the parking area for units A-E, 
which pass through the root protection areas of valuable mature oak trees. The removal of 
about 3 young sycamores to accommodate the parking area is agreed.  Planting of two 
standard oak trees is recommended within the parkland to the south east of the Barn Field 
site, to break up the glimpse views of the proposed new houses from Wivelrod Road. 
 
EHDC Drainage Consultant - The site is located in flood zone 1 (low probability of flooding) 
and I am not aware of any historic flooding or drainage issues affecting the site. This is an 
unsewered area, requiring a package sewage treatment plant and EA consent. Drainage 
design will require a geotechnical site investigation to confirm satisfactory infiltration rates. 
No objections in principle, subject to satisfactory drainage systems for both foul and 
surface water. These can be covered by conditions. 
 
County Rights of Way Officer - No comments received 
 
County Highway Officer - This application is for the construction of 6 new dwellings in the 
grounds of the property Thedden Grange. Thedden Grange is rurally located on the 
outskirts of Alton. The surrounding roads are subject to the national speed limit for single 
carriageway roads; however due to the narrow and winding nature the actual traffic speeds 
are much lower with a low traffic volume. 
The dwellings are proposed to use the two existing accesses onto Wivelrod Road and 
Bentworth Road. The Wilvelrod Road access has good visibility in each direction and 
therefore is acceptable for use by the new dwelling. The Bentworth Road access has 
slightly less visibility due to trees and planting; however the access is currently in use with 
no known issues and the Highway Authority are unlikely to be able to defend an objection 
at appeal. 
 
In line with East Hampshire District Council's adopted parking standards the 6 two-
bedroom dwellings would require a total provision of 12 car parking spaces.  Only 8 are 
proposed by the applicant; however there is ample room for additional on site parking and 
therefore there would be no expected detriment to highway safety were residents to park 
on other parts of the site. There is also, "unlimited", cycle parking in various outbuildings 
on site.  The bin strategy is to use the same collection point as the existing dwellings. 
The application form states that soakaways will be used to drain private surface water. The 
applicant should satisfy themselves that the infiltration rates achievable are suited to the 
size of soakaway proposed.  A Transport Contribution will be required in relation to the 
provision of 6 dwellings on the proposed site. The level of Transport Contribution relates 
directly to the impact of the proposed development through the formulaic approach set out 
in the Transport Contribution Policy, which attributes a cost per additional multimodal trip, 
based upon the known cost of providing transport infrastructure to support development. 
The trip rates for residential uses have been derived from assumed household occupancy 
levels. In this instance, an estimated multimodal trip rate of 7.0 trips per two-bedroom 
dwelling at a cost per multi-modal trip rate of £535. This equates to a contribution of 
£22,470 for the site. 
 
 
 



The additional trips will cause harm by worsening local congestion; this contribution is 
required to provide more sustainable travel choices and to manage growing travel 
demands in a sustainable way. In addition, the contribution will comply with the 
requirements of the East Hampshire District Council Local Plan Review policies. The 
contribution will be used to fund local access schemes including improvements to 
pedestrian and cycle facilities. 
 
Beech Parish Council - No objection 
 
Bentworth Parish Council - No objection on style or position however concerns were 
voiced that if permission is granted it may set precedent for other similar scale 
developments and would these houses be counted towards Bentworth’s allocation should 
Bentworth have an allocation. 
 
Representations 
 
One letter of support received. 
 
Determining Issues 
 
1. Principle of the proposed development 
2. Siting and impact on the landscape & character and appearance of the area 
3. Affordable housing provision 
4. Vehicular access, parking & drainage arrangements 
5. Impact on the amenities of neighbouring residents 
6. Impact on biodiversity & trees 
7. Financial contributions  
 
Planning Considerations  
 
1. Principle of the proposed development 
 
Thedden Grange is located in an area of countryside, relatively remote from established 
settlements. Under normal circumstances, planning permission would not be granted for 
new dwellings unless they were required for a specific purpose relating to agriculture or 
some other activity for which a countryside location is necessary. Policy CP19 of the Core 
Strategy Local Plan is as follows: 
 
CP19 - The approach to sustainable development in the countryside, defined as the area 
outside settlement policy boundaries, is to operate a policy of general restraint in order to 
protect the countryside for its own sake. The only development allowed in the countryside 
will be that with a genuine and proven need for a countryside location, such as that 
necessary for farming, forestry, or other rural enterprises (see Policy CP6). Within the 
South Downs National Park the pursuit of National Park purposes will be paramount. 
 
The emphasis in the Joint Core Strategy, like the previous Local Plan is, therefore, to allow 
development in the countryside where it can be demonstrated that a countryside location 
is both necessary and justified. The policy aim is to maintain the landscape character and 
quality of the countryside and protect it for its intrinsic value.  
 



The National Planning Policy Framework (NPPF) advises that local planning authorities 
should avoid new isolated homes in the countryside unless there are special 
circumstances such as: 
 
●  the essential need for a rural worker to live permanently at or near their place of work in 
the countryside; or 
●  where such development would represent the optimal viable use of a heritage asset or 
would be appropriate enabling development to secure the future of heritage assets; or 
●  where the development would re-use redundant or disused buildings and lead to an 
enhancement to the immediate setting; or 
●  the exceptional quality or innovative nature of the design of the dwelling. 
 
The Council has adopted an Interim Housing Policy Statement (IHPS) to guide the release 
of greenfield sites directly adjacent settlements with a defined settlement policy boundary 
to assist in meeting the housing requirements of the District.  The consideration of 
planning applications promoted through the IHPS are subject to specified criteria, set out 
in the interim policy, being satisfied. It is the intention of the IHPS to manage development 
outside settlement policy boundaries so that it is not allowed in the wrong locations nor 
inappropriate in scale or density relative to the size, role and character of the settlement in 
question.  This Interim Policy is not considered to have any direct relevance to this 
proposal as the development is not proposed as general needs housing and is not 
adjacent to an SPB.  
 
In this case, in simple terms, the proposal can be viewed as a scheme for 6 new-build 
dwellings in the countryside and, as such, contrary to the national and local countryside 
policies. It can also be considered as an attempt to create a form of 'granny annexe' 
accommodation, albeit on a multiple scale. It is acknowledged that it is relatively common 
for modest 'annexe' or 'granny flat' accommodation to be proposed in conventional single 
dwelling situations. In considering the need for 'annexe' accommodation in the 
conventional scenario (i.e. a single house in the countryside) the starting point would be to 
consider the potential options for creating accommodation either within an existing 
structure (e.g. within the main building or an outbuilding) or as an extension to the main 
building of appropriate scale. The applicants have already examined the potential for 
adapting existing structures or extending the main building but have ruled these out. There 
are no buildings within the complex capable or worthy of conversion that would meet the 
applicants requirements and extensions to the dwellings would seriously compromise the 
character of the existing building.  
 
While the development is clearly aimed primarily at providing accommodation for the older 
generation who now occupy the main property, the scale of the units proposed suggests a 
form of accommodation that goes some way beyond the concept of an 'annexe' or 'granny 
flat'. The units are fully self-contained houses that could not be easily tied - from a legal 
perspective - to the main dwellings. The applicants have proposed some form of tie to the 
TGRA and have stated "Each new unit...would be incorporated within the Community's 
legal structure so that each unit would be legally tied to the existing restrictions and 
responsibilities while enjoying the same benefits as the existing 7 units. As such they 
would not be 'open market' properties".  This might address the community's internal 
management but would not ensure that the new units remained tied to the existing units in 
perpetuity. Ultimately, it would be difficult to devise a workable s106 undertaking which 
would prevent them from being sold on the open market at some point in the future. 



The NPPF and Policy CP1 of the Core Strategy promote the presumption in favour of 
sustainable development. In this case, the development would not be regarded as 
'sustainable' in the conventional sense as the site is in an area which is not particularly 
sustainable in terms of access to public transport, services and community facilities. The 
applicants argue that allowing this development would make the existing Thedden Grange 
community more sustainable, allowing for a situation where the accommodation provides 
for three generations to live as a single community, where communal support is provided, 
which can take some of the burden away from the conventional care and community 
services.  
 
The NPPF allows for 'enabling development' to assist in the preservation of a heritage 
asset. Although Thedden Grange is not listed it is of historic interest and the applicants 
have suggested that the development will help generate funds (and younger manpower) to 
help in the maintenance of the house, coach house and estate. 
 
The main consideration in this case, therefore, is whether the principle and scale of the 
development is acceptable, having regard to the national and local policies which relate to 
development in the countryside. Having examined the policies, it is concluded that the 
proposal can only be considered as comprising new dwellings and that they do not fit the 
exceptions identified in either the NPPF or the Core Strategy/Local Plan. Having 
considered all of the above it is concluded that the principle of the development is contrary 
to national and local policies which seek to protect the countryside for its own sake. 
 
2. Siting and impact on the landscape & character and appearance of the area 
 
The main site for 5 of the dwellings already contains two barns, the approach being to 
minimise landscape impact by focusing most of the development on a site which currently 
contains structures. This approach is preferable to a development on a previously 
undeveloped area. 
 
The proposed locations are relatively discreet and ensure there is no significant impact on 
the historic buildings. The developments would be close to and would utilise the existing 
accesses with the need for minimal additional hard surface. Both sites are well screened 
by mature trees and as a result there is no significant landscape impact. The design 
approach, in terms of general built form, external appearance and building fabric, is aimed 
at minimising visual impact and maximising sustainability, which is appropriate for new 
buildings in the countryside. In considering their design approach, the applicants have had 
regard to the Beech Village Design Statement which aims to protect the landscape and 
built environment. 
 
3. Affordable housing provision 
 
There is no provision for formal affordable housing, either by direct provision or via a 
contribution.  
 
4. Vehicular access, parking & drainage arrangements 
 
The Highway Authority raise no objections to the proposals subject to a financial 
contribution.  
 



The appropriate level of car parking can be provided on site and the additional traffic 
movements generated by the development would not result in any capacity problems on 
the surrounding network of lanes and roads. Any minimal increase in vehicular activity at 
the southern access point would be unlikely to cause any significant conflict with the use of 
the adjacent bridleway.  
 
The Council's Drainage Consultant has considered the proposals and raises no objection 
subject to conditions. 
 
5. Impact on the amenities of neighbouring residents 
 
There are no immediate neighbours other than the applicants' own properties and the 
additional activity generated by the proposed development (ie increased traffic & 
pedestrian movements) would have no significant impact on the amenities currently 
enjoyed by occupiers of houses in the surrounding area. 
 
6. Impact on biodiversity & trees 
 
There are no ecological designations in the immediate vicinity of the site. No formal 
ecology survey has been carried out by the applicants but as the proposed areas for 
development comprise managed grazing land the potential for protected species is low. 
There are mature unprotected trees close to the development sites but the applicants have 
indicated that the root protection zones would not be affected. Some younger sycamore 
specimens are to be removed to accommodate additional car parking and new planting is 
also proposed. If permission was to be granted conditions could be attached to address 
these issues. 
 
7. Financial contributions  
 
Developments which propose ancillary annexe accommodation would not normally attract 
a need for developer contributions. However, the proposal would result in six new 
dwellings and in accordance with the adopted Joint Core Strategy policies CP13, CP14, 
CP16, CP18, CP31, CP32 and East Hants Local Plan Policy T2 provision should be made 
for affordable housing, public open space, community facilities and transportation 
improvements. 
 
The applicant has not made a specific case for seeking an exemption from these financial 
contributions or completed a S.106 legal agreement to provide for these contributions. As 
such, the proposal is contrary to the aims of policy CP32 (Infrastructure) of the JCS. 
 
Conclusion 
 
The applicants are seeking to extend their community and provide accommodation that will 
allow for 3 generations to live on site.  The community at Thedden Grange has been 
remarkably successful and it is understandable that the original owners want to remain 
within the community and also provide an opportunity for a younger generation to return 
and inherit the future management of the community and maintenance of the estate. The 
provision of some form of modest annexe accommodation would normally be acceptable 
in principle but the provision of new dwellings is, in simple terms, contrary to policy if there 
is no specific justification.  



While the choice of sites and the design proposed aims to minimise the impacts, it is 
concluded that the principle of the development is contrary to national and local policies. 
 
RECOMMENDATION  
 
 REFUSAL for the following reasons: 
 
1 The proposal is contrary to the principle of protecting the countryside for 

its own sake and without sufficient justification for the proposed 
development it would be an undesirable extension of development 
outside any Settlement Policy Boundary thereby leading to an 
unwarranted growth of activity and building in the countryside to the 
detriment of the character of the area and contrary to policy CP19 of the 
East Hampshire District Joint Core Strategy. 
 

2 The proposal, by virtue of its location in an area of open countryside and 
without adequate justification is considered to be unsustainable, contrary 
to policy CP2 of the East Hampshire District Joint Core Strategy. 
 

3 Without a Section 106 legal agreement or unilateral undertaking from the 
applicant agreeing to the following provisions: 
 

• Securing affordable housing provision on site or a financial 
contribution in lieu 

• Financial contribution towards local community facilities 

• Financial contribution towards public open space 

• Financial contribution towards transportation improvements  
 
which are considered to be necessary to make the development 
acceptable the proposal is considered to be contrary to policies CP13, 
CP14, CP16, CP18, CP31 and CP32 of the Joint Core Strategy and the 
Council's 'Guide to Developers' Contributions and Other Planning 
Requirements'. 
 

Informative Notes to Applicant: 
 
1 In accordance with paragraphs 186 and 187 of the NPPF East 

Hampshire District Council (EHDC) takes a positive and proactive 
approach and works with applicants/agents on development proposals in 
a manner focused on solutions by: 
 

• offering a pre-application advice service, 
 

• updating applications/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions, and, 

 

• by adhering to the requirements of the Planning Charter. 
 



In this instance the applicant was provided with pre-application advice.  

 
 

 
CASE OFFICER: Julia Mansi 01730 234236 
——————————————————————————————————————— 
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Proposed site plan 
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Proposed co-housing scheme 
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Block plan unit G 


