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Introduction

This planning statement is provided in support of a full planning application for the use of land for
the stationing of 4 static caravans for residential purposes and associated day rooms at “Cotlands
Paddock”, Horsham Road, Cowfold, RH13 8AH.

This statement sets out the proposed scheme in detail with regard to the following aspects: the
planning history of the site, the development proposals, the relevant planning policy and the
planning merits of the scheme. Specifically, the LPA’s lack of a 5-year supply position, immense
need for gypsy and traveller accommodation, challenges facing any identifiable deliverable sites in
the near future, and the proposals overall compliance with local and national policies.

Site and existing use

The application area amounts to approximately 0.42 Hectares (redline), contained within a larger
parcel of land under the applicant’s ownership amounting to approximately 2.21 hectares
(blueline). The site is located to the eastern side of Horsham Road, approximately 600 metres
north of the village of Cowfold. The site has an established access at the eastern boundary from
Horsham Road (A281).

The site is currently used as a Paddock and is an L-shaped parcel of land, although providing a
functionally square layout. Trees and hedgerows run along the boundaries of the site, and three
trees are present in the centre. There is an area of woodland immediately north of the site.

There is an existing stable block located at the north western corner of the site, with the rear
elevation of the building fronting Horsham Road (A281), permitted August 2004. A recent
application permitted in April 2025 (ref. DC/04/1217) comprises of a new barn & stables with a yard
and track, also located in the north western corner of the site, although this development has not
yet been built out.

The surrounding area is predominantly characterised by a mix of residential development,

agricultural, and equestrian land. Notably there is a large care home located to the immediate west
across Horsham Road (A281) known as “Homelands Nursing Home”.

The Proposal

The proposal is for the use of land for the stationing of 4 static caravans for residential purposes
and 4 associated day rooms. The plans also include parking for 2 cars, a touring caravan, amenity
space, and a bike and bin store (in addition to the day room / utility buildings for each pitch). The
development is being pursued to assist in meeting the long outstanding unmet need for Gypsy and
Traveller accommodation within the LPA jurisdiction.

The development proposed is in the northeastern section of the site, set back from the road, and
has been sympathetically designed to take account of existing hedgerow and treeline. While a
footpath runs along the eastern boundary of the site, additional planting is intended to screen the
development and reduce visibility from this PROW and contribute towards BNG.

As highlighted on the proposed site plan, the site will be laid out ergonomically to provide all
necessary amenities for future occupiers and adequate amenity space. Overall, the proposal has
been designed to be sympathetic of the surrounding sporadic development context and reduce
visibility from any public vantage points. The site will benefit from us of an existing access in the
northwestern corner of the site from Horsham Road.



Planning history:

Decision

Ref. Proposal

DC/04/1217 Erection of 2 stables,
tack room and
haybarn

DC/25/0054 Construction of

stables and barn with
yard and access track

date
02 Aug 2004

01 Apr 2025

The application permitted 2004 has been completed and is present on site, however the stables
and barn permitted 2025 have not yet been built out.

Site constraints

After completing constraints checks using Land stack (an online site sourcing and planning data
platform), EA flood risk, Historic England, Magic map, LA PROW, and LPA mapping, the following
constraints on and nearby the site were identified.

Constraint

Feature

Description/location

Water source

A stream runs north and east
of the application site

The development is not within
a flood zone or at risk of
surface water flooding as
identified by the Environment
Agency, however, a stream
that runs north and east of the
site results in flood zone 3
located nearby.

The stream is approximately
30m from the blueline
boundary at its closest point
and the distance exceeds this
were built development is to
take place.

Grade I listed building

Cotlands

Approximately 200m south
west of application area lies
“Cotlands”. “Cotlands” is
located on the eastern side of
Horsham Road (A281) but is
clearly separated from the
application area by various
treelines, hedgerows, and built
form.

Grade I listed building

West Cotlands

Approximately 250m south
west of the application site is
“West Cotlands”. “West
Cotlands” lies to the west of
Horsham Road (A281) and is
clearly separated from the
application area.




Public Right Of Way at
eastern site boundary

PROW reference COW-1756

PROW reference COW-1756
runs along the eastern
boundary of the site, the
opposite side of an existing
hedgerow and treeline. It is
noted that there are other
rights of way present around
the site, however these are
located at significantly further
distances.




Current planning policy context

The local planning policy context for the village of Cowfold and Horsham District Council has
changed much in recent years. This section aims to set out the most up-to-date policy/guidance
documents and significant changes that may affect this proposal.

National:

At the national planning level, this application should be considered inline with requirements as set
out within the most up-to-date version of the NPPF and PPTS. Given this application relates to
gypsy and traveller pitches, the significance of the PPTS is of great importance as it sets out the
planning definition for those who qualify as Gypsies, Travellers, and Travelling Showpeople. The
PPTS was last updated 12 December 2024. The definition of Gypsies and Travellers has faced
many changes in recent years but can be summarised as follows:

- Initial definition created PPTS 2012.

- Change to definition in PPTS 2015, narrowing the definition of G&T, essentially removing
G&T status from ethnic/culturally identified G&T who have stopped travelling.
- Lisa Smith Court of Appeal Judgement handed down in October 2022 finding the 2015

PPTS G&T definition discriminatory.

- December 2023 PPTS, annexe 1 updated to revert G&T definition to the 2012 PPTS

definition.

- December 2024 PPTS updated inline with changes to NPPF, and again widening the
criteria for those who qualify as Gypsies and Travellers for planning purposes.

The most recent changes from the 2023 to 2024 PPTS are highlighted below:

PPTS 2023

1. For the purposes of this planning
policy “gypsies and travellers”
means: Persons of nomadic habit of
life whatever their race or origin,
including such persons who on
grounds only of their own or their
family’s or dependants’ educational
or health needs or old age have
ceased to travel temporarily or
permanently, but excluding members
of an organised group of travelling
showpeople or circus people
travelling together as such.

2. In determining whether persons
are “gypsies and travellers” for the
purposes of this planning policy,
consideration should be given to the
following issues amongst other
relevant matters

a) whether they previously led a
nomadic habit of life

b) the reasons for ceasing their
nomadic habit of life

¢) whether there is an intention of
living a nomadic habit of life in the
future, and if so, how soon and in
what circumstances.

PPTS December 2024

Persons of nomadic habit of life
whatever their race or origin,
including such persons who on
grounds only of their own or their
family's or dependants’ educational
or health needs or old age have
ceased to travel temporarily or
permanently, and all other persons
with a cultural tradition of
nomadism or of living in a
caravan, but excluding members of
an organised group of travelling
showpeople or circus people
travelling together as such
[emphasis added].

2t The use of the phrase ‘cultural tradition of nomadism or of living in a caravan’,
makes it considerably more inclusive and reflective of the accommodation needs

of Romany Gypsies and Irish Travellers

Extract from Planning Reforms December 2024: Impacts on Planning for Gypsy and Traveller

Communities Note compiled by Dr Simon Ruston MRTPI, on behalf of Friends, Families and

Travellers.



The 2024 change to definition is of great importance due to implications it can have on any
identified need figure in LPA’s GTAAs, with many identified need figures actually being
lesser than real world needs.

Local level:

At the time of submission of this application there is uncertainty regarding local planning policy in
the Horsham district. The Horsham District Planning Framework adopted 2015 is the adopted plan
for the area, however this plan has significantly “out-of-date”, leading to a presumption in favour of
sustainable development in line with paragraph 11 of the NPPF (2024).

A new local plan, “the Horsham District Local Plan 2023-2040”, has completed a regulation 19
consultation and was submitted to the planning inspectorate in July 2024, however the inspector’s
initial findings letter recommended withdrawal April 2025. The latest update constitutes the
Councils letter to the Inspector, document ref. HDC44 on the council’s local plan examination
library, dated 13 November 2025.

While ongoing work and discussion is likely taking place regarding the new local plan, and
challenges in the form of ever persistent changes to the planning system, the fact remains that the
regulation 19 Horsham District Local Plan 2023-2040, 2024 is not adopted.

The existing HDPF (2015) is still the primary Policy, however weight should be given as a matter of
planning judgement, especially where said policies are consistent with more up-to-date national
policies and guidance. The evidence base for the emerging local plan is considered adequate to
inform decisions.

In addition to challenges facing the emerging local plan, and as highlighted in letter HDC44 on the
councils emerging local plan examination library, the issue of water neutrality has recently reached
a solution within the district, with Natural England having formally withdrawn its position statement
that had recommended a water neutrality-based approach to development within the Sussex North
Water Resource Zone on 31 October 2025.

While a precautionary approach should still be taken, the key outcome of this change is that
applications no longer require water usage statements, or to demonstrate water neutrality.

Neighbourhood Level:

Cowfold Village, located 600 metres south of the site, has a recently adopted “the Cowfold
Neighbourhood Plan 2019 — 2031” in October 2025.



Relevant policies

As discussed above, relevant policies lie within the PPTS (2024), the NPPF (2024), the HDPF
(2015), and the emerging HDLP (reg 19) (2024) documents. While each of these documents
should be read as whole and in conjunction with one another, key policy considerations relevant to
this application are set out below.

HDPF 2015 (the adopted plan)

Policy 26 of the HDPF (2015) seeks to protect the rural character and undeveloped nature of the
countryside against inappropriate development, seeking to support certain forms of development
related to the needs of rural enterprise and sustainable rural development, while seeking to prevent
a significant intensification of use and retain important components of rural character.

Policy 23 of the HDPF sets out the criteria for assessment in the determination of planning
applications for non-allocated gypsy and traveller development, seeking to ensure that sites are
appropriate in terms of ground conditions, vulnerability to flood risk, served by safe and convenient
vehicular/pedestrian access, appropriate to local character, appearance and neighbouring amenity.

Policy 23 seeks to support sites located in or near existing settlements, within reasonable distance
of local services and community facilities, in particular to schools and essential health services.

HDLP (reg 19) 2024 (the emerging plan)

Strategic policy 14 of the HDLP (reg 19) (2024), similarly to Policy 26 of the (HDPF) 2015, also
seeks to protect the rural character and undeveloped nature of the countryside from inappropriate
development, seeking to support only developments that can justify a countryside location and
meet one of four criteria. The policy also seeks for development in the countryside to preserve and
enhance key characteristics and features of the area in which they are located.

Strategic Policy 43 of the HDLP (reg 19) (2024) is the emerging policy relating to the assessment
and determination of planning applications for gypsy, traveller, and travelling showpeople
developments. seeking to ensure that sites are appropriate in terms of ground conditions,
vulnerability to flood risk, served by safe and convenient vehicular/pedestrian access, appropriate
to local character, appearance and neighbouring amenity. This policy is believed to relate to the
2015 version of the PPTS, and the discriminatory definition of gypsies and travellers contained
within, as discussed earlier in this document. While there have been multiple updates to the PPTS
since the creation of Strategic policy 43, it is considered that the decision criteria for proposals
containing gypsy and traveller developments are generally acceptable (and are similar to that set
out in the currently adopted HDPF (2015)). The matter of national policy and gypsy and traveller
definition changes will be addressed below in the “needs” section of this statement.

PPTS 2024:

Policy H of the PPTS (2024) sets out steps that LPAs should take when determining planning
applications for GTTSP sites. Like the NPPF there is the need to determine applications in line with
the development plan, unless material considerations indicate otherwise. There is also a
presumption in favour of sustainable development as set out in paragraph 11(d) of the NPPF
(2024) where a 5-year supply cannot be demonstrated.

Various sections of Policy H attach weight in favour of applications where proposals positively
enhance their environment, promote opportunities for healthy lifestyles, and do not give the
impression of deliberately isolating sites and their occupants. Policy H also sets out that the matter
of need should be considered in planning applications for GTTSP sites, and the need resulting
from all members of either the G&T or TSP community, not just those with local connections.



Occupants Gypsy and Traveller status

While the Gypsy and Traveller status of the occupants is not directly a material consideration when
specifically assessing the applications built form, the fact that the future occupiers meet the
definition of gypsies and travellers as set out in the PPTS (2024) does reinforce their own personal
needs for accommodation, and the fact that they would be able to lawfully occupy the site in the
event of permission being granted.

Any future occupiers of the site would meet the definition of gypsies and travellers as set out in
annexe 1 of the PPTS (2024) and have their own personal need for accommodation.

Need and supply

This section aims to highlight the current state of need and supply within the district.

Need

Currently the District is subject to a substantial unmet need for gypsy and traveller pitches which
has subsisted for several years, with no clear pathway for resolution through the adoption of a new
local plan.

The latest GTAA was completed in November 2023 and relied upon the illegal 2015 PPTS
definition for gypsies and travellers. An update was made to the identifiable need figure in July
2024 and published September 2024 finding a slight increase in the need figure using the 2023
PPTS definitions. The need figures are highlighted below:

Revised Need for Gypsy and Traveller households in Horsham (2023-2040)

Status | 2024 Need | 2023 Need
Meet Planning Definition 79 77
Undetermined 0-20 0-20
Do not meet Planning Definition 29 31
TOTAL | 128 | 128

Revised need for Gypsy and Traveller households in Horsham that met the 2023 Planning Definition by year periods

Year Period ‘ Dates ‘ 2024 Need ‘ 2023 Need
0-5 2023-27 50 48
6-10 2028 -32 10 10
11-15 2033 -37 12 12
16-18 2038-40 7 7
0-18 | 2023 -40 \ 79 ] 77

Figures taken from document HO6 Horsham Gypsy and Traveller Accommodation Assessment
Targeted Update September 2024. Available to view on the councils emerging local plan
examination library.

This figure is the most up-to-date available from the LPAs evidence base, however it is not the
current need. The above need figure follows the Lisa Smith case (Smith v. SoS for Levelling Up,
Housing and Communities (CA-2021-00171, 31st October 2022) and the Dec 2023 PPTS
Definition, and while within document HOG6 it is argued that the 2023 PPTS definition update would
not result in an increase in need (despite accepting that on average up to 25% of ethnic/cultural
Gypsies and Travellers might have moved under the 2023 definition), this need figure does not
take account of the updates made to the PPTS December 2024. As discussed above in the “policy
context” section of this report, the 2024 PPTS definition more adequately reflects the needs of



many Romani Gypsies and Irish Traveller who have only a cultural tradition of nomadism or living
in a caravan.

Given the further widening of the traveller definition in the December 2024 PPTS, the identified
need is assumed to certainly underrepresent the planning definition need figure, and still possibly
underrepresents the actual real-world need of all gypsies and travellers through excluding any
individuals that may meet ethnic/cultural definitions of G&T, but are not included in the 2024 PPTS
definition.

Using the most up-to-date figures as identified in the LPAs most up-to-date GTAA update 2024,
one could assume that the actual need figure for those meeting the PPTS December 2024
Traveller definition would reach 128 pitches to the period leading up to 2040, using the combined
figures meeting the 2023 planning definition, those who did not meet the definition, and those
undetermined individuals — and still this figure only represents a starting point. While it is
impossible for anyone to put a figure on the actual present-day need meeting the December 2024
PPTS definition, 128 pitches represents a minimum.

The GTAA is also inherently flawed due to the failure to interview a large portion of the GTTSP
population. Out of 150 known properties of gypsy and traveller occupation (mostly consisting of
authorised and unauthorised permanent pitches but also including a minute number of bricks and
mortar and roadside), only 94 interviews took place, representing 63% of the population (see figure
6, page 25/26 of the November 2023 GTAA, Document HOS in the local plan examination library).

So, over a third of the population was not interviewed at all. The GTAA argues that this figure,
when adjusted for pitches or plots that were not occupied by Travellers, and for undeveloped or
vacant pitches or plots, represents a response rate closer to 86%, however this still does not take
account of the December 2024 PPTS definition (i.e. those that may not have in the past, but at
present day do meet the planning definition of a “Traveller”), nor individuals that could not be
identified at all.

Therefore, the response rate is more likely to be closer to the initial 63%, meaning over a third of
the known gypsy and traveller population were not interviewed. While the GTAA estimates that the
need arising from undetermined households is estimated to range somewhere from 6-13 pitches.
This calculation uses both a national average conversion rate of “undetermined households” to
those meeting the 2023 PPTS G&T definition of 30%, and a local conversion rate of 67% (please
see page 33 of the GTAA). However, this figure once again does not take account of the
December 2024 PPTS widened G&T definition.

This point further strengthens the fact that much of the need figure of undetermined G&TS status,

would likely constitute to individuals meeting the 2024 PPTS definition, and strengthens the claim
that the actual need figure is closer to 128 pitches.
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Supply
The current adopted local plan is “out of date” and cannot display a 5-year land supply for pitches.

While the adopted local plan is out of date, we can look to the emerging HDLP (reg 19) (2024) to
identify what the supply of pitches over the plan period might look like.

Table 11: Gypsy and Traveller & Ti g Site
Existing
Authorised ::L”"‘::’n‘:l Total Gross
Site Gypsy & Pitches (Total
Net
Traveller Pitches Net Pitches)
Pitches
1. Land at Junction of Hill Farm Lane
and Stane Street, Codmore Hill 2 2 4(2
(Existing Site)
2. Fryern Park, Storrington (Existing 2 2 42
site)
3. Nor}h;sde vFarmA Rusper Road 1 3 43
(Existing site)
4. Southview, The Haven, Slinfold
(Existing Site) L 4 5(4)
5. :ussex Topiary, Rudgwick (Existing B 8 12(8)
ite)
6. Plot 3, Bramblefield, Crays Lane, 1 3 43
Thakeham (Existing Site)
7. Land at Girder Bridge, Gay Street 0 5 5(5
Lane, North Heath, Pulborough 6
8. Land East gf Billingshurst (Strategic 0 5 5(5
Site
9. Land West of Ifield (Strategic Site
Allocation) 0 15 15(15)
10. Land North Wesl of Southwater 0 5 5(5)
(Strategic Site Allocation)
11. Kingfisher Farm, West Chiltington
Lane, Bamns Green (Regularisation 0 1 11(11)
of Existing Site)
12. Land East of Coolham Road,
Thakeham L B 2@
13. Land North West of Junipers, ° 3 303
Harbolets Road, West Chiltington @
14. Downsview Paddock, New Hall 0 1 101)
Lane, Small Dole
69 80 pitches (69
TOTAL 11pitches | tos Siehes)

Strategic Policy 43 Horsham District Local Plan Requlation 19 2024

As seen above the emerging local plan only allocates enough land to provide a total net increase
of 69 pitches. This figure is far off the actual need figure, which as established above is likely
exceeding 128 pitches. The timeframe in which any of these sites could be delivered is unknown
and not guaranteed given the challenges facing the emerging local plan as discussed earlier in this
statement, with the adoption of the above allocations certainly not being available in the immediate
future or considered deliverable in the near future.

Summarised

The following summarises the current state of pitch need and supply:

- The actual need figure for those meeting the December 2024 PPTS traveller definition
likely exceeds 128 pitches in the period up-to 2040.

- Itis understood that HDC cannot display evidence of a 5-year supply of deliverable
gypsy and traveller sites through allocations, especially given uncertainty
surrounding the emerging local plan.

- There are no vacancies at any gypsy sites within the Council’s administrative area.
Further, it is widely understood that there is a long waiting list for any pitches both
within the Council’s administrative area and in the surrounding authorities.

This constitutes material considerations weighing heavily in favour of the proposal.
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Location and Sustainability

The site is located to the eastern side of Horsham Road, approximately 600 metres north of the
village of Cowfold, with an established access from Horsham Road (A281). The site is therefore
considered to be outside of the built-up area and considered to be within the countryside; however,
it is only 600 metres from a medium village in policy terms of both the HDPF (2015) and emerging
HDLP (reg 19) (2024).

Settlement | Settlement Characteristics and Function Settlements

Type

Medium These settlements have a moderate level of |e  Ashington

Villages services and facilities and community e Barns
networks, together with some access to public Green

transport. These settlements provide some e Cowfold
day to day needs for residents, but rely on e Partridge
small market towns and larger settlements to Green
meet a number of their requirements. e  Rudgwick

and Bucks
Green
e Slinfold
Warnham
e West
Chiltington
Village and
Common

Policy 3 (Policy 3): Horsham District Planning Framework 2015.

hese settlements have a
moderate level of services,
acilities and community
networks, together with
some access to public
ansport. These
Medium Villages settlements provide some
ay-to-day needs for

» Partridge Green

* Rudgwick, Cox Green
and Bucks Green

« Cowfold

e Ashington

« West Chiltington and
West Chiltington

residents, but rely on small g;?;‘;n

E
market towns and larger

« Barns Green
settlements to meet a

« Warnham

number of their
requirements.
| || Il |

Strategic Policy 2: Development Hierarchy Horsham District Local Plan requlation 19 2024.

The services offered in Cowfold are highlighted within document “ENO7 Settlement Sustainability
Review Assessment” of the emerging HDLP evidence base, last updated July 2024. Please see
the below extract:
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Cowfold

Summary The village has a good range of services and facilities, including a doctor
surgery, pre-school, primary school, sports facilities and a convenience
store. The village also has a good bus service, including weekends.
Cowfold has limited local employment, with main work destinations
outside of the settlement being Crawley, Horsham, London and Mid
Sussex. 23.5% households are with residents aged 65+ and 29.5%
households have dependent children. There is a good range of clubs and
societies for all interests and ages. There is a Regulation 17 Cowfold

Neighbourhood Plan.
Key Sustainability | Air pollution is a concern around the A272 junction, with an Air Quality
Issues Management Area (AQMA) declared. Development would help support

local services and facilities but the impacts on the AQMA would need to
be assessed and be mitigated.
Recommendation | Medium Village

Document ENQ7, Local Plan Review — Background Paper Settlement Sustainability Assessment
2019-2022, updated July 2024, available on the local plan examination library

Cowfold is considered to contain a good range of services and facilities, and a good bus service
including weekends. While there is concern regarding local employment, It is important to note that
many gypsies and travellers are self-employed and live and work from the same location as a part
of their traditional lifestyles, omitting many travel to work journeys and actually contributing to
sustainability (Please see Policy B, Paragraph 11, PPTS (2024)) and negating an excessive need
for local employment.

While there is no footpath along Horsham Road (A281), neither Policy 23 HDPF (2015), Strategic
Policy 43 HDLP (reg 19) (2024), nor the provisions of the PPTS (2024) explicitly require gypsy and
traveller sites to be located within reasonable walking and cycling distance of a town or village.

When considering the proposal against the countryside protection policies of both the adopted and
emerging local plans, a clear exception for development outside built-up area boundaries is to
“‘enable the sustainable development or rural areas”. The proposed development would meet these
criteria through the following considerations:

- the development would be helping meet an excessive need for pitches in the local area,

- the site would provide access to a range of local services and facilities for the occupants -
the least of which amount to a doctor’s surgery and schools,

- the site would provide a settled base that reduces both the need for long-distance travelling
and possible environmental damage caused by unauthorised encampment and possibly
negate many travel to work journeys.

When taken together the proposal aims to accord with criteria set out in Policy 23 HDPF (2015),
Strategic Policy 43 HDLP (reg 19) (2024), and precedents set out within the PPTS (2024), to
create an economically, socially, and environmentally sustainable site.

Due to the close proximity to a “medium village” containing a range of services and facilities, and
the many benefits of providing a settled base to those that would otherwise be permanently
travelling, it is therefore considered that the site constitutes an acceptable location for the proposed
development.

13



Landscape impacts

Requirements of the local area

Policies 25 and 26 of the HDPF (2015), as well as emerging strategic policies 13 and 14 of the
emerging HDLP (reg 19) (2024), support development where proposals protect, conserve, and
enhance the landscape character of the district: including the landform, development pattern,
protected landscapes, and habitats. Development is required to take account of areas or features
identified as being of landscape importance, individual settlement characteristics, and settlement
separation. In addition, development will be supported where it maintains and enhances the Green
Infrastructure Network.

When specifically referring to sites located in the open countryside, and where said location has
been justified through enabling sustainable development of the rural area (as this site is),
proposals are considered acceptable where:

they do not lead to a significant increase in the overall level of activity in the countryside,
they protect, conserve, and seek to enhance, the key features and characteristics of the
landscape character area in which it is located, including:
o The development pattern of the area, its historical and ecological qualities,
tranquillity and sensitivity to change;
o The pattern of woodlands, fields, hedgerows, trees, waterbodies and other features;
The landform of the area;
o The protection of dark skies, in particular where it may impact on a designated
International Dark Sky Reserve (IDSR), Neighbourhood Plan designations and High
Weald AONB Management Plan objectives.

O

These policies cumulatively push developments towards the philosophy of a landscape-led
design. (the term “landscape-led” is used within Strategic policy 13 HDLP (reg 19) (2024)).

Policies 32 and 33 of the HDPF (2015), and strategic policies 19 and 20 of the emerging HDLP
(reg 19) (2024), seek to prosper a high quality of new development through various development
principles. These policies support development of a high standard of design and layout. These
policies require development proposals to be locally distinctive in character and respect the
character of their surroundings, and where relevant, the scale, massing and appearance of
development will be required to relate sympathetically with its built surroundings, landscape, open
spaces and to consider any impact on the skyline and important views.

Policy 23 HDPF (2015) and Strategic Policy 43 HDLP (reg 19) (2024) also require that proposals
for gypsy and traveller accommodation do not have an unacceptable impact on the character and
appearance of the landscape and are sensitively designed to mitigate any impact on their
surroundings.

The sites landscape character

This part of Horsham Road is located within landscape character M1 Crabtree and Nuthurst Ridge
and Ghyll Farmlands of the Horsham District Landscape Character Assessment (2003). The site
sits within an area of a rural appearance, characterised by irregularly shaped pasture fields, and
strong areas of woodland and hedgerow, with development along either side of Horsham Road as
it heads North from Cowfold, in line with the characteristics identified in landscape character area
M1. The site does not sit in any protected or designated landscape.

As seen below form google earth satellite imaging, there is precedent for built form/development
along Horsham Road heading north form Cowfold.
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The site consists of a predominantly open area of grassland sloping down gently from north to
south, and from the west to east across the site. The site is bounded on all sides by mature trees
and hedgerows, with an area of woodland immediately north of the site. There is an existing stable
block present in the northwestern corner of the site, with the rear facing Horsham Road (A281). As
seen in the below google street view the views into the site from Horsham Road are screened and
obstructed by the existing hedgerow and treeline.

It is also raised to the LPA’s attention that the lack of public footpath along the road front and
speed of vehicular traffic limits the visibility of views into the site further from Horsham Road
(A281).

<« C© % google.com/maps/@50.9997428.-0.2697338,3a,75y.153.96h85.25

T e GWS'M’S Rego” Al i Uk
Google street view looking from Horsham Road near the north western most point of the site, into
the site and along the road, March 2024.
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Google street view looking from Horsham Road near the existing site access into the site, March
2024.
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Google street view looking fro Horsham Road near the south eastert int o the site,
looking into and across the site, March 2024

As also detailed in the accompanying location plan, PROW reference COW-1756 runs along the
eastern boundary, however the existing hedgerow and treeline at the eastern boundary is
significantly denser than that at the road front, therefore limiting the views from the public realm
into the site further. It is noted that there are other rights of way present around the site, however
these are either located some distance away, or other buildings are present between these and the
site / the location of the proposal.
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iMap PROW online mapping tool, 2025. Available online at;phttps://www. westsussex.gov. uk/land-
waste-and-housing/public-paths-and-the-countryside/public-rights-of-way/public-rights-of-way-
imap/imap/

How the proposal preserves and enhances to landscape

The proposal seeks to retain the surrounding trees and hedgerows and provide dense planting of
native hedging at the Eastern side of the site (as detailed in the accompanying site plan and BNG
metric). The denser planting along the eastern boundary provides both on site biodiversity value
and thorough screening from any public vantage points along PROW ref. COW-1756.

The proposal would not result in any radical or discernible changes to the landscape of the area,
with existing ground levels and landscaping features retained. The proposal involves minimal areas
of hardstanding and modest single storey buildings/caravans. As such, in the event the proposed
development was removed following the granting of permission, the site would likely be able to
return to its existing form without the need for any significant changes to the landform.

Taking into account the context of the site; including its topography and the ground levels that
would be maintained, the nature of the proposal being single storey in form, the proposals for
additional landscaping and planting to reinforce existing landscape features, and the nature of the
proposed development which is on the outskirts of Cowfold and not dissimilar in character to the
sporadic residential development in the area, it is considered that the proposal would not have an
adverse effect on the character and appearance of the area, and would in fact preserve and
enhance the local character through enhancements to planting and improvements to the local
green infrastructure network.

Whilst any form development will result in some change to the character of a site and the visual
amenity of the area, the proposal is not considered to meet the threshold of ‘unacceptable
harm/impact’ as set out in policy 23 HDPF (2015) and strategic policy 43 HDLP (reg 19) (2024).

In this instance the only aspect of visual amenity that is considered to change is likely from the
existing views into the site along Horsham Road (A281), however any existing views are already
obstructed due to mature planting that is of character of Horsham Road, and the views into the site
from Horsham Road would be further limited due to the proposed pitches being set back form the
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road and the location of two mature trees on site that lie between the pitches and the road front.
Additionally, as mentioned above, it is also raised to the LPA’s attention that the lack of public
footpath along the road front and speed of vehicular traffic limits the visibility of views into the site
further from Horsham Road (A281).

Overall, the combination that the proposal:

does not lie within any protected or designated landscape,

is not readily visible from the road,

includes planting to further restrict visual amenity from nearby PROWs,
retains all existing landscape features, and

provides improvements to the local green infrastructure network,

means the proposal would represent appropriate development within the
countryside, and would comply with requirements set out in Policies 23, 32, and 33 of the HDPF
(2015); and strategic policies 19, 20, and 43 of the emerging HDLP (reg 19) (2024).

The applicant is also willing to accept a condition removing any permitted development rights for

further fencing installation of fences, recognising that tall solid fencing could result in a subdivision

of the site which would have the potential to be harmful to the character of the site.
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Heritage impact

Policy 34 of the HDPF (2015) states that development should reinforce the special character of the
historic environment through appropriate siting, scale, form and design; and should make a
positive contribution to the character and distinctiveness of the area. Proposals should also
preserve and ensure clear legibility of locally distinctive vernacular building forms and their
settings, features, fabric and materials.

Two Grade Il listed building, “Cotlands” and “West Cotlands”, are located 2200m south west of the
application site. These listed buildings are well screened by a mature hedgerow and treeline at the
southern site boundary, preventing views to and from the application site. For this reason, it is
considered that the proposed development does not result in harm to the setting of the Grade Il
listed buildings

In a previous application permitted on site for the “construction of stables and barn with yard and
access track” (ref. DC/25/0054), the assessing officer found that the development permitted at the
western side of the application site did not harm to the setting of the listed buildings mentioned
above. This was reinforced via a site visit carried out by a Council officer during winter months
confirming that the existing trees and hedgerows at the southern boundary of the application site
limited views to and from the nearby listed buildings. This assessment sets precedents for the lack
of heritage impact from development at the application site. Given this proposal’s greater distance
from the nearby listed buildings, it is considered that the proposal would certainly not impact the
setting of either listed building.

Due to the mature screening and distance from heritage assets, the proposal is considered to

comply with requirements set out in policy 34 of the HDPF (2015) and is acceptable in heritage
terms.

Impact On trees

The site is bound my mature trees which screen it well from the surrounding area and contribute to
the character of the site and the wider area.

The proposed development seeks to avoid incursion into the RPA of the trees proposed to be
retained on site.

The application is accompanied by a detailed arboricultural report, completed October 2025,
detailing the impact on the trees and ensuring the development will not lead to harm to any of the
trees retained on site.

The proposal is therefore considered to compliant with policies 25 and 26 of the HDPF (2015);
strategic policies 13, 14, and 17 of the emerging HDLP (reg 19) (2024); and policy 2 of the Cowfold
Neighbourhood Plan (2025), which seeks to preserve and enhance features and characteristics of
the landscape character, such as trees.
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Ecology

A Preliminary Ecological Assessment (PEA) was carried out on the site in December 2025 and is
included with the submission.

The PEA found the proposed development was unlikely to significantly impact ecological
receptors, provided that precautionary and protective measures are implemented.

The woodland edges, hedgerows and mature trees will be protected using buffer zones and
root protection fencing during construction as set out in the accompanying arboricultural method
statement October 2025 and described within the PEA December 2025.

Recommendation was made to install bat roosting, and bird nesting features with any new
development on site. Adequate bat and bird boxes are proposed at various points around the site,
in suitable locations, as described within the PEA that minimise the risk of impact from occupiers.

The scheme provides for ecological enhancement, through planting of new native hedging lining
the proposed road through the site, and substantial areas of planting and infilling at the existing
hedgerow and tree line along the site boundaries. The location of new planting has been
sympathetically designed to retain and enhance the existing features and habitats on site, along
with strengthening the existing hedgerows which provide nature corridors, further joining up the
green infrastructure network around the site. As result of the proposed planting, post development
the site would contain the following habitats: developed land/sealed surface, modified grassland,
native species rich hedgerow, mixed scrub, and medium sized trees.

As shown in the accompanying BNG assessment the post development habitat creation within the
design of the scheme would result in a significant increase of habitat units, totalling 0.2308, giving
a Biodiversity Net Gain of +11.66% and a gain of 1.0603 hedgerow units. Therefore, the proposal
exceeds the requirement to achieve at least a 10% biodiversity net gain under the Environment Act
2021.

Highways and Access

The proposed development would utilise the existing vehicular access from Horsham Road to the
West of the site.

No road safety concerns in relation to the proposed access are apparent.

It is clear that the proposed development would be serviced by a safe and suitable means of
access such as to satisfy the requirements of Policies 23 and 40 HDPF (2015), and Strategic
policy 24 and 43 HDLP (reg 19) (2024).

Policy 41 HDPF (2015) and Policy 25 HDLP (reg 19) (2024) seek to ensure that proposed
development is supported by adequate parking for vehicles, electric-vehicles, and cyclists. The
proposed layout provides that each pitch would benefit from hardstand providing a space for 2x
cars and a refuse store incorporating an EV charging point and storage for 2x cycles.

The site also benefits from a turning head a the eastern most point of the proposed access track to
each pitch, in line with requirements set out in Strategic Policy 43 HDLP (reg 19) (2024).
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Water efficiency

Following letter HDC44 on the councils emerging local plan examination library, the issue of water
neutrality has recently reached a solution within the district, with Natural England having formally
withdrew its position statement that had recommended a water neutrality-based approach to
development within the Sussex North Water Resource Zone on the 31 October 2025. While a
precautionary approach should still be taken, the key outcome of this change is that applications
are no longer required to provide water usage statements, or to demonstrate water neutrality.

The proposal will meet the requirements of water efficiency as sets out in Part G of Schedule 1 and
regulation 36 of the Building Regulations 2010 (as amended). These usage rates are set in
national regulations and inform the requirements of many emerging local planning policies across
the nation to prevent harm from excessive water usage.

An effort will also be made to meet criteria 7 of emerging strategic policy 7 HDLP (reg 19) (2024),
so that each pitch is designed to utilise no more than 110 litres of mains supplied water per person
per day, inline with the Building Regulations optional requirement for tighter water efficiency,
although it is stressed that this is not a formal requirement given the status of the emerging local
plan and the withdrawal of Natural England position statement.

Flooding and surface water Drainage

The development is not within a flood zone or at risk of surface water flooding as identified by the
Environment Agency, however, a stream that runs north and east of the site results in flood zone 3
located nearby. The stream is approximately 30m from the blueline boundary at its closest point
and the distance exceeds this were built development is to take place. There is therefore no risk of
flooding.

The site preparation and finished development would not present any increased risk from flooding
or water pollution. Water butts would be proposed to down pipes to facilitate rainwater recycling for
landscaping.

The development in question does not involve the construction of soakaways. Rather, surface
water drainage utilises the existing properties of rainfall infiltration through the moderate
permeability ground. The proposed development would not significantly change the existing
infiltration mechanism. The proposal will not increase flood risk in the 1% climate change event,
either through uncontrolled increase in surface run-off or by increasing the risk of groundwater
flooding.

There is limited overland flow of surface water from the site with the great majority of surface water
soaking into the ground. While there is a main river located nearby, the distance is great enough
that it would not be contaminated by runoff.

Surface water from the proposed development can be reduced by the use of water butts attached
to the drainage down pipes. Should it be found to be necessary, a sustainable drainage system will
be incorporated.

A detailed drainage report does not accompany the application, however if required we seek to
address the matter via standard planning condition to the effect requiring a report.
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Utilities

Water is already connected to the site, currently serving the existing stable yard. The proposed
caravans will receive gas via Liquefied Petroleum Gas (LPG) bottles. Where further utilities are
required, they are available to the site and connection is practicable.

The site is located on a road with other dwellings so waste collection services will be readily
available. All services are believed to be capable of sustaining the load of the proposed
development.

All services will be connected in accordance with the relevant undertaker’s requirements and
equipment limitations. All will be sited to as to facilitate maintenance and inspection.

Foul water and waste

A detailed drainage layout will be designed in due course for the proposed mobile homes. All
drainage will be new and sized and laid in full accordance with the building regulations.

A package treatment plant is proposed with capacity proportionate to the number of occupants.
The tanks are modern, sealed systems and will be maintained by way of a regular service contract.

The package treatment plant will be installed and fully operational prior to occupation of the
development in accordance with the manufacturer’'s recommendations and instructions, and in
accordance with Building Regulations.

The package treatment plant will be serviced by a qualified British Water accredited engineer on
an annual basis in accordance with the manufacturers servicing and maintenance guide to ensure
it is operating efficiently and effectively.

This package treatment plant would include a desludge to ensure a solids build-up doesn’t
compromise the treatment chamber if the sludge level reaches 70% of the permitted maximum.

The annual service would include an assessment of the activated sludge volume in the reactor in
accordance with the manufacturers servicing and maintenance guide.

The annual service would include checking of all working parts including:

. Air blower strength/efficiency

. Air filter check/change

. Final water quality

. Mechanical component checks/replacements
. Air pipe checks

. Diffuser checks

. Health of bacteria

The runoff from the treatment plant will be taken to a soakaway drainage field.
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Resource sustainability statement

The proposal seeks to utilise sustainable design and construction techniques, for example, energy
conservation and efficiency, water efficiency, reducing waste, re-using materials and recycling
materials to ensure the most efficient use of limited resources.

The application seeks to meet these aims in the following ways:

Provision of an electric vehicle charging point for each plot.

Improvements to the biodiversity of the site through substantial additional planting to the
boundaries including enhancing existing hedgerows.

Provision of separate waste and recycling bins along with suitable covered storage.
Water limiting measures as described earlier in this statement.

The measures detailed above contribute to the overall environmental sustainability of the proposal,
and relate to climate change, energy efficiency, and ecological policies set out within both the
adopted and emerging local plans, and precedents set out in national planning policy.
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Summary and conclusion

The following factors weigh in favour of the application:

1.

10.

The proposal complies with Policy 23 HDPF (2015) and the presumption in favour of the
plan applies.

The identified need within the district is underestimated following changes to the definition
of Gypsies and Travellers in the PPTS (2024).

The LPA cannot demonstrate a five-year supply.

The identified need for Gypsy Traveller pitches is underestimated in the district, and even
the identifiable need is not being met. Issues with the emerging local plan make it even
more difficult for the LPA to meet this need. Therefore, where a suitable site comes forward
that meets the requirements of Policy 23 of the HDPF (2015) (as this proposal does) they
should be granted.

This proposal would help relieve an immediate excessive need as identified in this
statement by providing 4 pitches that are considered to be deliverable now.

Public Sector Equality duty is relevant to the proposal. The effect of the discrimination is set
out in the Lisa Smith judgement and the change of definition led to a reduction on need by
some 2/3. The Council had been working on the wrong figures sometime between at least
2020 to July 2024 when an update to the GTAA responded to changes made to the PPTS
in December 2023. This engages the Public Sector Equality duty. There has been a clear
breach, and this is factor that must be taken into account.

The likely location of any new Gypsy Traveller site in Horsham will be in the Countryside.
The PPTS accepts that gypsy sites will be in the countryside. Simply because a site is
within the countryside is not an automatic assumption that it will be harmful to the character
of the area. In this instance, it can be displayed that the proposal not only does not lead to
unacceptable harm to the open countryside, but also preserves and enhances the local
character of the area. The application site has no statutory or local

landscape designation, is not within the Green Belt, and is not a national landscape or
National Park. The site is therefore exactly the type of area in which sites are likely to be
found.

The proposal does not lead to any harm of nearby heritage assets or their settings.

The proposal achieves a Biodiversity Net Gain of +11.66%, exceeding the requirement to
achieve at least a 10% biodiversity net gain under the Environment Act 2021.

The proposal involves a small-scale site; it is considered that the site is capable of peaceful
and integrated co-existence with the local community. The proposal complies with the wider
considerations of sustainability and represents a sustainable form of gypsy site
development; therefore, the proposal accords with the presumption in favour of sustainable
development that should be followed as set out in national planning policy.

Overall, therefore, the limited impact considered to arise for the development proposals
would be far outweighed by the significant benefits as identified above. It is, therefore,
considered that planning permission should be approved.
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