


2

including school children, parents with buggies, elderly residents, mobility scooter users, dog 
walkers and visitors to the church and river. 
 
It is important to clarify that the so-called "grass verges" on Church Lane are private front 
gardens, not public highway, and cannot reasonably or safely be used by pedestrians to avoid 
traffic. There is therefore no safe pedestrian refuge. 
 
Construction traffic, including HGVs, would use these roads for a prolonged period, potentially 
up to two years, creating significant safety risks, noise, vibration, air pollution and road 
damage. Once completed, the development would generate a permanent increase in traffic. It 
is estimated this could result in over 30 additional vehicle movements per day, which is wholly 
inappropriate for roads of this nature. 
 
Ecology and biodiversity 
The field was cleared of dense vegetation on 4 August, with the ecological survey carried out 
on 11 August. Prior to clearance, the field was inaccessible due to extensive vegetation. This 
action altered the ecological baseline and renders the survey unreliable. 
 
All new developments are required to demonstrate a minimum 10% Biodiversity Net Gain. By 
clearing the site before survey, the baseline has been artificially reduced, giving a false 
reading of existing biodiversity. Horsham District Council previously took issue with this 
approach when the site was refused planning permission. 
 

 bats are known to be present locally, and long-eared bats have been recorded 
foraging within this field. The loss of habitat cannot be adequately mitigated. 
 
Conflict with planning policy 
The Upper Beeding Neighbourhood Development Plan (SHELAA site SA629) explicitly states 
that this greenfield site is not suitable for development due to its location within 
environmentally sensitive designations and its unmitigable impacts on biodiversity, heritage 
and landscape character. As a made neighbourhood plan, this carries full statutory weight. 
 
Heritage and character 
The site forms part of the setting of the Grade I listed St Peter's Church and the historic Sele 
Priory. Development would urbanise the edge of the village and harm the rural character and 
heritage setting. 
 
Lack of public benefit 
The proposal is for a small number of luxury homes, which does not address local housing 
need or the affordable housing crisis. Significant housing development has already been 
approved nearby, including 265 dwellings north of Glebe Farm. 
 
Conclusion 
The site has previously been rejected due to fundamental constraints, which remain 
unchanged. For reasons of highway safety, flawed ecological assessment, failure to 
demonstrate biodiversity net gain, conflict with the Neighbourhood Development Plan, 
heritage harm and lack of public interest, this application should be refused.  
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