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Ref: 04: 2309           Planning Portal Reference:

Application for Planning Permission. 
Town and Country Planning Act 1990

Publication of applications on planning authority websites.  
Please note that the information provided on this application form and in supporting documents may be published on the Authority’s website. 
If you require any further clarification, please contact the Authority’s planning department.

1.  Applicant Name, Address and Contact Details

Title: Ms First name: S Surname: Wright

Company name

Street address: C/O Agent

Town/City

County:

Country:

Postcode:

Are you an agent acting on behalf of the applicant? NoYes

Country 
Code

National 
Number

Extension 
Number

Mobile number:

Telephone number:

Fax number:

Email address:

2.  Agent Name, Address and Contact Details

Title: Mr First Name: Jason Surname: Clemons

Company name: D&M Planning Ltd

Street address: Riverside Chambers

20 Bridge Street

Town/City Godalming

County: Surrey

Country: United Kingdom

Postcode: GU7 1HY

Country 
Code

Extension 
Number

01483 425705

National 
Number

01483 425707

jason.clemons@dm-planning.co.uk

Mobile number:

Telephone number:

Fax number:

Email address:

3.  Description of the Proposal

Please describe the proposed development including any change of use:

Has the building, work or change of use already started? NoYes

Development of equine rehabilitation and physiotherapy centre comprising treatment block, horse walker, sand school, car park, grass paddocks, exercise track and
engineering operation to form a bund adjacent to the A23 (resubmission of WSCC/001/10/BK).
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4.  Site Address Details

Description of location or a grid reference 
(must be completed if postcode is not known):

Full postal address of the site (including full postcode where available)

House: Suffix:

House name: PARK FARM COTTAGE

Street address: BROXMEAD LANE

BOLNEY

Town/City: HAYWARDS HEATH

County:

Postcode: RH17 5RJ

Easting: 526765

Northing: 124095

Description:

5.  Pre-application Advice
Has assistance or prior advice been sought from the local authority about this application? NoYes

6.  Pedestrian and Vehicle Access, Roads and Rights of Way

Is a new or altered vehicle access proposed to or from the public highway? NoYes

Is a new or altered pedestrian access proposed to or from the public highway? NoYes

Are there any new public roads to be provided within the site? NoYes

Are there any new public rights of way to be provided within or adjacent to the site? NoYes

Do the proposals require any diversions/extinguishments and/or creation of rights of way? NoYes

7.  Waste Storage and Collection

Do the plans incorporate areas to store and aid the collection of waste? NoYes

Have arrangements been made for the separate storage and collection of recyclable waste? NoYes

8.  Authority Employee/Member

With respect to the Authority, I am: 
 (a)  a member of staff 
 (b)  an elected member 
 (c)  related to a member of staff 
 (d)  related to an elected member 
          Do any of these statements apply to you? NoYes

9.  Materials

Please state what materials (including type, colour and name) are to be used externally (if applicable):

Walls -  description:
Description of existing materials and finishes:

Description of proposed materials and finishes:

Timber cladding on treatment block.

Roof - description:
Description of existing materials and finishes:

Description of proposed materials and finishes:

Shingles to the roof of treatment block.

Boundary treatments - description:
Description of existing materials and finishes:

Description of proposed materials and finishes:

Sand surface access track, horse walker, sand school. Tarmacadem car park. Inidigineos vegetation to western boundary.
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9.  (Materials continued)

Others - description:

Type of other material:

Description of existing materials and finishes:

N/A

Description of proposed materials and finishes:

N/A

Are you supplying additional information on submitted plan(s)/drawing(s)/design and access statement? NoYes

10.  Vehicle Parking

Please provide information on the existing and proposed number of on-site parking spaces:

Type of vehicle Existing number  
of spaces

Total proposed (including spaces 
retained)

Difference in  
spaces

Cars 0 6 6

Light goods vehicles/public carrier vehicles 0 0 0

Motorcycles 0 0 0

Disability spaces 0 0 0

Cycle spaces 0 0 0

Other (e.g. Bus) 0 2 2

Short description of Other Trailer spaces

11.  Foul Sewage

Please state how foul sewage is to be disposed of:

Mains sewer

Septic tank

Package treatment plant

Cess pit

Unknown

Other

Are you proposing to connect to the existing drainage system? NoYes Unknown

12.  Assessment of Flood Risk

Is the site within an area at risk of flooding? (Refer to the Environment Agency's Flood Map showing 
flood zones 2 and 3 and consult Environment Agency standing advice and your local planning authority 
requirements for information as necessary.) NoYes

If Yes, you will need to submit an appropriate flood risk assessment to consider the risk to the proposed site.

Is your proposal within 20 metres of a watercourse (e.g. river, stream or beck)? NoYes

Will the proposal increase the flood risk elsewhere? NoYes

How will surface water be disposed of?

Sustainable drainage system

Existing watercourseSoakaway

Main sewer Pond/lake

13.  Biodiversity and Geological Conservation

Having referred to the guidance notes, is there a reasonable likelihood of the following being affected adversely or conserved and enhanced within the application site, OR 
on land adjacent to or near the application site: 

Yes, on the development site Yes, on land adjacent to or near the proposed development No

a) Protected and priority species

To assist in answering the following questions refer to the guidance notes for further information on when there is a reasonable likelihood that any important biodiversity 
or geological conservation features may be present or nearby and whether they are likely to be affected by your proposals.

b) Designated sites, important habitats or other biodiversity features

Yes, on the development site Yes, on land adjacent to or near the proposed development No

c) Features of geological conservation importance

Yes, on the development site Yes, on land adjacent to or near the proposed development No
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14.  Existing Use
Please describe the current use of the site:

Equestrian uses.

Is the site currently vacant? NoYes

Does the proposal involve any of the following? 
If yes, you will need to submit an appropriate contamination assessment with your application.

Land which is known to be contaminated? NoYes

Land where contamination is suspected for all or part of the site? NoYes

A proposed use that would be particularly vulnerable to the presence of contamination? NoYes

15.  Trees and Hedges

Are there trees or hedges on the proposed development site? NoYes

And/or: Are there trees or hedges on land adjacent to the proposed development site that could influence the 
development or might be important as part of the local landscape character? NoYes

If Yes to either or both of the above, you may need to provide a full Tree Survey, at the discretion of your local planning authority. If a Tree Survey is required, this and the 
accompanying plan should be submitted alongside your application. Your local planning authority should make clear on its website what the survey should contain, in 
accordance with the current 'BS5837: Trees in relation to construction - Recommendations'.

16.  Trade Effluent

Does the proposal involve the need to dispose of trade effluents or waste? NoYes

17.  Residential Units

Does your proposal include the gain or loss of residential units? NoYes

18.  All Types of Development: Non-residential Floorspace

Does your proposal involve the loss, gain or change of use of non-residential floorspace? NoYes

19.  Employment

If known, please complete the following information regarding employees:

Full-time Part-time Equivalent number of full-time

Existing employees 0 0 0

Proposed employees 0 0 0

20.  Hours of Opening

If known, please state the hours of opening for each non-residential use proposed:

Use Monday to Friday 
Start Time              End Time

Saturday 
Start Time              End Time

Sunday and Bank Holidays 
Start Time              End Time

Not 
Known

Other 08:00:00 17:30:00 08:00:00 17:30:00

21.  Site Area

hectares03.00What is the site area?

22.  Industrial or Commercial Processes and Machinery

Please describe the activities and processes which would be carried out on the site and the end products including plant, ventilation or air conditioning. Please include the 
type of machinery which may be installed on site:

N/A

Is the proposal for a waste management development? NoYes

23.  Hazardous Substances

NoYesIs any hazardous waste involved in the proposal?
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24.  Site Visit

Can the site be seen from a public road, public footpath, bridleway or other public land? NoYes

If the planning authority needs to make an appointment to carry out a site visit, whom should they contact?  (Please select only one)

The applicantThe agent Other person     

25.  Certificates (Certificate B)

Certificate of Ownership - Certificate B 
Town and Country Planning (Development Management Procedure) (England) Order 2010 Certificate under Article 12

I certify/The applicant certifies that I have/the applicant has given the requisite notice to everyone else (as listed below) who, on the day 21 days before the date of this 
application, was the owner (owner is a person with a freehold interest or leasehold interest with at least 7 years left to run) of any part of the land or building to which this 
application relates.

Notice recipient Date notice served

Street: Park Farm

Town: Bolney

Postcode: RH17 5RJ

Suffix:Number:

Locality: Broxmead Lane

Name Mr Dane Rawlins

25/10/2011

Person role: Agent

Title: Mr First name: Jason Surname: Clemons

Declaration date: 25/10/2011 Declaration made

25.  Certificates (Agricultural Land Declaration)
Agricultural Land Declaration 

Town and Country Planning (Development Management Procedure) (England) Order 2010 Certificate under Article 12
 Agricultural Land Declaration - You Must Complete Either A or B 
(A)  None of the land to which the application relates is, or is part of an agricultural holding.

(B) I have/The applicant has given the requisite notice to every person other than myself/the applicant who, on the day 21 days before the date of this application, 
was a tenant of an agricultural holding on all or part of the land to which this application relates, as listed below: 
 
If any part of the land is an agricultural holding, of which the applicant is the sole tenant, the applicant should complete part (B) of the form by writing 'sole tenant - 
not applicable' in the first column of the table below

Person role: Agent

Title: Mr First Name: Jason Surname: Clemons

Declaration date: 25/10/2011 Declaration Made

26.  Declaration
I/we hereby apply for planning permission/consent as described in this form and the 
accompanying plans/drawings and additional information.

 Date 25/10/2011
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PLANNING APPLICATION FOR THE DEVELOPMENT OF EQUINE REHABILITATION AND 
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1.0 SITE ANALYSIS 

 

1.1 The site comprises 10.5 hectares of land on the east side of the A23 dual carriageway, to the 

north east of the village of Bolney. The site contains an existing dwelling house, Park Farm 

Cottage, which has a shared vehicular access with four other properties to its south, three 

stables, a store room and garage. 

 

1.2 The site consists of a lozenge of land to the north of the dwelling and to the east of the A23. 

Topographically the site is bisected by a stream that cuts through the site from west to east. 

The land to the north of the stream rises significantly before levelling out at the northern end 

of the site. Within the southern section of the site, the land falls from west to east, as well as 

down towards the stream. 

 

1.3 The site is largely maintained as grassland, but also includes a small woodland area that 

runs either side of the stream and there are a number of specimen trees. 

 

1.4 The land is currently used for private equestrian purposes, for the enjoyment of the current 

owner of Park Farm Cottage.  

 

1.5 The site is shown on the Proposals Map of the Mid Sussex Local Plan (2004) as lying 

within an Area of Outstanding Natural Beauty (AONB) and a Countryside Area of 

Development Restraint (CADR).  
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2.0 THE PLANNING APPLICATION 

 

2.1 Planning permission is sought for the development of an Equine Rehabilitation and 

Physiotherapy Centre. The proposal includes a treatment building, horsewalker, sand 

school, car park, exercise track and a noise attenuation bund. The content of the 

application, i.e., the proposed buildings, land use and land forms are as per the previous 

five planning applications. The key difference between the various applications is how 

the site would be accessed for construction traffic: 

 

 BK/185/08 – access solely off A23 (refused 31 August 2009) 

 WSCC/003/10/BK – access solely off Broxmead Lane (refused 10 January 2011) 

 WSCC/021/10/BK - access to the site off the A23 with access out onto Broxmead Lane 

(refused 15 April 2010) 

 WSCC/023/10/BK - access to the site from Broxmead Lane and out onto the A23 

(refused 15 April 2010) 

 WSCC/001/10/BK - access to and from the site solely from the existing farm access off 

the A23 (refused 23 March 2010) 

  

2.2 All of the applications, except for WSCC/003/10/BK, were objected to by the Highways 

Agency because they involved either part or total reliance upon direct access off the A23 

for construction traffic. They were all refused for the same reason, as follows: 

 

 “On the basis of the information provided, the County Planning Authority is not 

satisfied that the proposed highway access and egress are adequate for either the 

nature or number of construction vehicles required by this proposal, irrespective 

of the duration of the proposed construction works. The proposed development is 

therefore, considered likely to have a detrimental and unacceptable impact on the 

highway safety on the A23 in the vicinity of both the intended site access and 

egress and the slip road to the south.” 
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2.3 Application WSCC/003/10/BK was not opposed by the Highways Agency because the 

proposed construction traffic would access the site from Broxmead Lane. The application 

was recommended for approval by Officers on 6 May 2010, subject to the completion of 

a legal agreement. A copy of the Officers report is provided as Appendix 1. Completion 

of the access required signatory of a third party landowner, over whose land the 

temporary construction access would be provided. Despite lengthy discussions, the 

landowner was not prepared to enter into the agreement. As such, the application was 

eventually refused on 10 January 2011. 

 

2.4 The purpose of the various planning applications was to explore various alternative 

access arrangements for construction vehicles, in order to overcome the concern raised 

against the first planning application (BK/185/08). 

 

2.5 The outcome of those applications is that the only option which would be acceptable 

from the Highways Agency’s perspective, is not achievable from an implementation 

perspective. As such, this lengthy process has demonstrated that the only viable solution 

is a temporary access for construction traffic solely off the A23. 

 

2.6 This application will ensure that the planning benefits of the proposal, in terms of 

significant noise attenuation for the site and local residents, and significant landscape 

enhancements will be delivered. 
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3.0 PLANNING POLICY 

 

3.1 The context within which planning applications are considered is set by the latest 

guidance on such matters produced by the Government, the Regional Authority 

(SEERA), the County (WSCC) and the Local Planning Authority (MSDC). 

 

 Government Guidance 

 

3.2 Planning Policy Statement 7 encourages development which supports the economy of 

rural areas.  It states "In some parts of the country, horse training and breeding 

businesses play an important economic role.  Local planning authorities should set out in 

LDDs their policies for supporting equine enterprises that maintain environmental 

quality and countryside character."  The guidance is particularly relevant in this case 

given the proximity of The All England Showground at Hickstead and many other local 

equestrian facilities. 

 

3.3 Planning Policy Guidance Note 24 relates to noise pollution and discusses the 

introduction of measures to reduce noise.  It states that engineering is one such measure, 

this includes the "protection of surrounding noise-sensitive buildings (by improving 

sound insulation in these buildings and/or screening them by purpose built barriers)".  It 

is desirable for such a measure to be incorporated into the proposal before it is formally 

submitted for determination. 

 

 South East Plan (2009) 

 

3.4 TSR2 supports rural tourism and recreation-based rural diversification where they 

provide jobs for local people and are of a scale and type appropriate to their location. 

 

3.5 TSR3 states "opportunities should be sought to protect, upgrade existing and develop 

new, regionally significant sports facilities…". As stated above, this equine facility will  

 



 

 
Park Farm Cottage, Bolney   

Ms S Wright  5 
October 2011 

 

 

 
 

 

 make a significant contribution to the facilities that already exist in the locality, thereby 

strengthening the importance of this region in the provision of nationally significant 

equine sports facilities. 

 

 Mid Sussex Local Plan (2004) 

 

3.6 Policy ERA6 states that the extraction, import, storage and processing of minerals, 

including sand, gravel, sandstone, chalk and clay should not be permitted unless impact 

on the environment is acceptable and they are required to meet identified needs. It has 

already been demonstrated through the previous application, and accepted by the Local 

Planning Authority, that there is a need for the proposed equine facility and that the 

associated bund will have no materially adverse impact upon the environment. 

 

3.7 The MSLP (2004) designates the application site as both an Area of Outstanding Natural 

Beauty (AONB) and a Countryside Area of Development Restraint (CADR) (C1 and 

C4).  Development in these locations is restricted to, among others, proposals for quiet 

informal recreation and/or tourism related development.  The Plan considers that 

equestrian activities fall within the definition of a recreational development. 

 

3.8 The MSLP (2004) has a specific policy regarding equestrian developments, this is quoted 

below: 

 

 "R12 Proposals for all forms of equestrian development ranging from horse shelters to 

riding schools will only be permitted where: 

 

(a) the siting, scale and design of the proposal, individually or cumulatively, would 

not adversely affect the quality of the landscape or its surroundings, nor the 

amenity of nearby residential property; 
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(b) the proposal is well related to any existing buildings and is not sited in a 

prominent or isolated location; 

 

(c) the proposal meets the requirements of other policies in this Local Plan, 

including those for the protection of the countryside areas with special qualities;  

and 

 

(d) where appropriate the proposal is well related to the existing bridleway network 

and that network is able to accommodate any increased use which will result 

from the proposal. 

 

 Proposals for the use of suitable existing buildings for equestrian development will be 

given preference." 

 

3.9 The proposal is located close to an existing cluster of buildings and does not lie in a 

prominent or isolated location, it would not adversely affect the quality of the landscape 

and it adheres with other planning policies in relation to the AONB.  The proposal has no 

need to be linked with existing bridleway networks as it is for the recovery of injured 

horses which require supervisory exercise provided by the proposed horsewalker, sand 

school and track. 

 

3.10 The proposal will involve the formation of a bund along the western edge of the site by 

an engineering operation.  The bund would be finished with topsoil and the planting of 

indigenous vegetation.  The bund is necessary to reduce the noise and visual pollution 

produced by the A23 which runs adjacent to the site.  This would, in effect, reduce the 

impact of the A23 on the AONB and local residential amenity.  The bund would sit 

comfortably within the contours and undulations of the surrounding landscape and would 

therefore constitute an improvement to the environment. The supporting noise 

assessment report by consultants RPS demonstrates that the proposed bund will result in  
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 a material improvement in noise reduction from the A23 to local residential properties to 

its east. 

 

3.11 Equine pursuits are of increasing significance in this area and now encompass a range of 

activities including college courses, show jumping, racing, breeding and care.  The 

proposed facilities would aid in supporting the local rural economy as well as the region's 

equine industry.  A number of local employment opportunities would be developed as 

part of the construction and long term running of the centre (as demonstrated by the 

Statement of Need and Demand accompanying this application). 

 

3.14 The proposal is for an Equine Rehabilitation and Physiotherapy Centre and, therefore, 

constitutes a facility directly linked to recreation.  Consequently the centre is a form of 

development suitable within an AONB/rural location. 

 

3.15 The design and materials proposed for the treatment block are in character with this rural 

location.  The building would be modified from a standard stable block to incorporate 

reception and treatment rooms. 

 

3.16 Consequently, the proposed scheme is in accordance with local, regional and national 

planning policies. 
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4.0  PLANNING CONSIDERATIONS 

 

4.1 It has been accepted by both the District and County Councils, that the proposal for an 

equine rehabilitation and physiotherapy centre on this site is acceptable. The benefits of 

the proposal, in terms of noise attenuation and screening of the A23 from residential 

properties to its east, are undisputed. So are the landscape benefits of the proposed 

planting and the employment benefits of this new facility which will complement the 

internationally important equine facilities at Hickstead. 

 

4.2 It has been accepted that Government, strategic and local plan policies all acknowledge 

the acceptability of recreational activity which requires a rural location, and which 

sustains it in social and economic terms. This is explained above with respect to the 

advice contained within PPS7, as well as the West Sussex Structure Plan and the Mid 

Sussex Local Plan. The proposal is entirely in accordance with the Development Plan and 

therefore should be approved unless other material planning considerations dictate 

otherwise. 

 

4.3 It has been accepted that the proposal will have no adverse impact on the character of the 

area, that it will not harm the appearance of the area, nor will it affect the amenity of 

nearby residents. In contrast, it will significantly enhance the amenity of nearby 

residential properties. The single consideration to which there is not total agreement is 

the acceptability of the proposed access onto and off the A23 for HGV traffic required for 

the construction of the earth bund. 

 

4.4 The sole issue that led to the refusal of the previous planning applications was concern by 

the Highways Agency that use of the existing farm access off the A23 for construction 

traffic, either in part or wholly, would not meet adopted highway standards. The purpose 

of the previous applications was to explore the various options for the provision of an 

access to see whether this concern could be overcome. It is clear from this process that 

the only viable option is one that relies solely on the existing access point off the A23 

directly into the site. 
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5.0 SUMMARY 

 

5.1 It has been demonstrated that use of the existing access directly off the A23 is the only 

viable option to enable the proposed development to proceed. The proposed development 

has been considered acceptable to the Local Planning Authority and the benefits of noise 

reduction welcomed.  

 

5.2 This application will enable the provision of an important facility which will reinforce 

the regional, national and international significance of the area with regard to equine 

sport. The proposed bund, which although required for the proposed equestrian use, will 

provide significant environmental benefits, through landscape enhancement and noise 

attenuation of traffic from the A23 for nearby residential properties. The proposal 

therefore has significant employment, economic and environmental benefits. 

 

5.3 This proposal fully complies with Government Guidance and the policies of the 

Development Plan, and is acceptable in every respect. 

 

 

 D&M Planning Ltd 
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1.0 SITE ANALYSIS 

 

1.1 The site comprises 10.5 hectares of land on the east side of the A23 dual carriageway, to the 

north east of the village of Bolney. The site contains an existing dwelling house, Park Farm 

Cottage, which has a shared vehicular access with four other properties to its south, three 

stables, a store room and garage. 

 

1.2 The site consists of a lozenge of land to the north of the dwelling and to the east of the A23. 

Topographically the site is bisected by a stream that cuts through the site from west to east. 

The land to the north of the stream rises significantly before levelling out at the northern end 

of the site. Within the southern section of the site, the land falls from west to east, as well as 

down towards the stream. 

 

1.3 The site is largely maintained as grassland, but also includes a small woodland area that 

runs either side of the stream and there are a number of specimen trees. 

 

1.4 The land is currently used for private equestrian purposes, for the enjoyment of the current 

owner of Park Farm Cottage.  

 

1.5 The site is shown on the Proposals Map of the Mid Sussex Local Plan (2004) as lying 

within an Area of Outstanding Natural Beauty (AONB) and a Countryside Area of 

Development Restraint (CADR).  
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2.0 THE PLANNING APPLICATION 

 

2.1 Planning permission is sought for the development of an Equine Rehabilitation and 

Physiotherapy Centre. The proposal includes a treatment building, horsewalker, sand 

school, car park, exercise track and a noise attenuation bund. The content of the 

application, i.e., the proposed buildings, land use and land forms are as per the previous 

five planning applications. The key difference between the various applications is how 

the site would be accessed for construction traffic: 

 

 BK/185/08 – access solely off A23 (refused 31 August 2009) 

 WSCC/003/10/BK – access solely off Broxmead Lane (refused 10 January 2011) 

 WSCC/021/10/BK - access to the site off the A23 with access out onto Broxmead Lane 

(refused 15 April 2010) 

 WSCC/023/10/BK - access to the site from Broxmead Lane and out onto the A23 

(refused 15 April 2010) 

 WSCC/001/10/BK - access to and from the site solely from the existing farm access off 

the A23 (refused 23 March 2010) 

  

2.2 All of the applications, except for WSCC/003/10/BK, were objected to by the Highways 

Agency because they involved either part or total reliance upon direct access off the A23 

for construction traffic. They were all refused for the same reason, as follows: 

 

 “On the basis of the information provided, the County Planning Authority is not 

satisfied that the proposed highway access and egress are adequate for either the 

nature or number of construction vehicles required by this proposal, irrespective 

of the duration of the proposed construction works. The proposed development is 

therefore, considered likely to have a detrimental and unacceptable impact on the 

highway safety on the A23 in the vicinity of both the intended site access and 

egress and the slip road to the south.” 
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2.3 Application WSCC/003/10/BK was not opposed by the Highways Agency because the 

proposed construction traffic would access the site from Broxmead Lane. The application 

was recommended for approval by Officers on 6 May 2010, subject to the completion of 

a legal agreement. A copy of the Officers report is provided as Appendix 1. Completion 

of the access required signatory of a third party landowner, over whose land the 

temporary construction access would be provided. Despite lengthy discussions, the 

landowner was not prepared to enter into the agreement. As such, the application was 

eventually refused on 10 January 2011. 

 

2.4 The purpose of the various planning applications was to explore various alternative 

access arrangements for construction vehicles, in order to overcome the concern raised 

against the first planning application (BK/185/08). 

 

2.5 The outcome of those applications is that the only option which would be acceptable 

from the Highways Agency’s perspective, is not achievable from an implementation 

perspective. As such, this lengthy process has demonstrated that the only viable solution 

is a temporary access for construction traffic solely off the A23. 

 

2.6 This application will ensure that the planning benefits of the proposal, in terms of 

significant noise attenuation for the site and local residents, and significant landscape 

enhancements will be delivered. 

 

 



 

 
Park Farm Cottage, Bolney   

Ms S Wright  4 
October 2011 

 

 

 
 

 

3.0 PLANNING POLICY 

 

3.1 The context within which planning applications are considered is set by the latest 

guidance on such matters produced by the Government, the Regional Authority 

(SEERA), the County (WSCC) and the Local Planning Authority (MSDC). 

 

 Government Guidance 

 

3.2 Planning Policy Statement 7 encourages development which supports the economy of 

rural areas.  It states "In some parts of the country, horse training and breeding 

businesses play an important economic role.  Local planning authorities should set out in 

LDDs their policies for supporting equine enterprises that maintain environmental 

quality and countryside character."  The guidance is particularly relevant in this case 

given the proximity of The All England Showground at Hickstead and many other local 

equestrian facilities. 

 

3.3 Planning Policy Guidance Note 24 relates to noise pollution and discusses the 

introduction of measures to reduce noise.  It states that engineering is one such measure, 

this includes the "protection of surrounding noise-sensitive buildings (by improving 

sound insulation in these buildings and/or screening them by purpose built barriers)".  It 

is desirable for such a measure to be incorporated into the proposal before it is formally 

submitted for determination. 

 

 South East Plan (2009) 

 

3.4 TSR2 supports rural tourism and recreation-based rural diversification where they 

provide jobs for local people and are of a scale and type appropriate to their location. 

 

3.5 TSR3 states "opportunities should be sought to protect, upgrade existing and develop 

new, regionally significant sports facilities…". As stated above, this equine facility will  
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 make a significant contribution to the facilities that already exist in the locality, thereby 

strengthening the importance of this region in the provision of nationally significant 

equine sports facilities. 

 

 Mid Sussex Local Plan (2004) 

 

3.6 Policy ERA6 states that the extraction, import, storage and processing of minerals, 

including sand, gravel, sandstone, chalk and clay should not be permitted unless impact 

on the environment is acceptable and they are required to meet identified needs. It has 

already been demonstrated through the previous application, and accepted by the Local 

Planning Authority, that there is a need for the proposed equine facility and that the 

associated bund will have no materially adverse impact upon the environment. 

 

3.7 The MSLP (2004) designates the application site as both an Area of Outstanding Natural 

Beauty (AONB) and a Countryside Area of Development Restraint (CADR) (C1 and 

C4).  Development in these locations is restricted to, among others, proposals for quiet 

informal recreation and/or tourism related development.  The Plan considers that 

equestrian activities fall within the definition of a recreational development. 

 

3.8 The MSLP (2004) has a specific policy regarding equestrian developments, this is quoted 

below: 

 

 "R12 Proposals for all forms of equestrian development ranging from horse shelters to 

riding schools will only be permitted where: 

 

(a) the siting, scale and design of the proposal, individually or cumulatively, would 

not adversely affect the quality of the landscape or its surroundings, nor the 

amenity of nearby residential property; 
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(b) the proposal is well related to any existing buildings and is not sited in a 

prominent or isolated location; 

 

(c) the proposal meets the requirements of other policies in this Local Plan, 

including those for the protection of the countryside areas with special qualities;  

and 

 

(d) where appropriate the proposal is well related to the existing bridleway network 

and that network is able to accommodate any increased use which will result 

from the proposal. 

 

 Proposals for the use of suitable existing buildings for equestrian development will be 

given preference." 

 

3.9 The proposal is located close to an existing cluster of buildings and does not lie in a 

prominent or isolated location, it would not adversely affect the quality of the landscape 

and it adheres with other planning policies in relation to the AONB.  The proposal has no 

need to be linked with existing bridleway networks as it is for the recovery of injured 

horses which require supervisory exercise provided by the proposed horsewalker, sand 

school and track. 

 

3.10 The proposal will involve the formation of a bund along the western edge of the site by 

an engineering operation.  The bund would be finished with topsoil and the planting of 

indigenous vegetation.  The bund is necessary to reduce the noise and visual pollution 

produced by the A23 which runs adjacent to the site.  This would, in effect, reduce the 

impact of the A23 on the AONB and local residential amenity.  The bund would sit 

comfortably within the contours and undulations of the surrounding landscape and would 

therefore constitute an improvement to the environment. The supporting noise 

assessment report by consultants RPS demonstrates that the proposed bund will result in  

 

 



 

 
Park Farm Cottage, Bolney   

Ms S Wright  7 
October 2011 

 

 

 
 

 

 a material improvement in noise reduction from the A23 to local residential properties to 

its east. 

 

3.11 Equine pursuits are of increasing significance in this area and now encompass a range of 

activities including college courses, show jumping, racing, breeding and care.  The 

proposed facilities would aid in supporting the local rural economy as well as the region's 

equine industry.  A number of local employment opportunities would be developed as 

part of the construction and long term running of the centre (as demonstrated by the 

Statement of Need and Demand accompanying this application). 

 

3.14 The proposal is for an Equine Rehabilitation and Physiotherapy Centre and, therefore, 

constitutes a facility directly linked to recreation.  Consequently the centre is a form of 

development suitable within an AONB/rural location. 

 

3.15 The design and materials proposed for the treatment block are in character with this rural 

location.  The building would be modified from a standard stable block to incorporate 

reception and treatment rooms. 

 

3.16 Consequently, the proposed scheme is in accordance with local, regional and national 

planning policies. 
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4.0  PLANNING CONSIDERATIONS 

 

4.1 It has been accepted by both the District and County Councils, that the proposal for an 

equine rehabilitation and physiotherapy centre on this site is acceptable. The benefits of 

the proposal, in terms of noise attenuation and screening of the A23 from residential 

properties to its east, are undisputed. So are the landscape benefits of the proposed 

planting and the employment benefits of this new facility which will complement the 

internationally important equine facilities at Hickstead. 

 

4.2 It has been accepted that Government, strategic and local plan policies all acknowledge 

the acceptability of recreational activity which requires a rural location, and which 

sustains it in social and economic terms. This is explained above with respect to the 

advice contained within PPS7, as well as the West Sussex Structure Plan and the Mid 

Sussex Local Plan. The proposal is entirely in accordance with the Development Plan and 

therefore should be approved unless other material planning considerations dictate 

otherwise. 

 

4.3 It has been accepted that the proposal will have no adverse impact on the character of the 

area, that it will not harm the appearance of the area, nor will it affect the amenity of 

nearby residents. In contrast, it will significantly enhance the amenity of nearby 

residential properties. The single consideration to which there is not total agreement is 

the acceptability of the proposed access onto and off the A23 for HGV traffic required for 

the construction of the earth bund. 

 

4.4 The sole issue that led to the refusal of the previous planning applications was concern by 

the Highways Agency that use of the existing farm access off the A23 for construction 

traffic, either in part or wholly, would not meet adopted highway standards. The purpose 

of the previous applications was to explore the various options for the provision of an 

access to see whether this concern could be overcome. It is clear from this process that 

the only viable option is one that relies solely on the existing access point off the A23 

directly into the site. 
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5.0 SUMMARY 

 

5.1 It has been demonstrated that use of the existing access directly off the A23 is the only 

viable option to enable the proposed development to proceed. The proposed development 

has been considered acceptable to the Local Planning Authority and the benefits of noise 

reduction welcomed.  

 

5.2 This application will enable the provision of an important facility which will reinforce 

the regional, national and international significance of the area with regard to equine 

sport. The proposed bund, which although required for the proposed equestrian use, will 

provide significant environmental benefits, through landscape enhancement and noise 

attenuation of traffic from the A23 for nearby residential properties. The proposal 

therefore has significant employment, economic and environmental benefits. 

 

5.3 This proposal fully complies with Government Guidance and the policies of the 

Development Plan, and is acceptable in every respect. 
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1.00 INTRODUCTION  

1.01 Tomalin Highway Planning (THP) advises upon the highway, traffic and 

transport aspects of a wide variety of proposals including retail, office, 

housing, leisure, mineral extraction and waste disposal schemes.  The 

Principal, John Tomalin, is a Member of the Chartered Institution of Highways 

& Transportation, and has been in private practice specialising in the highway 

and transport aspects of Planning matters for over 35 years. 

1.02 The development to which this Highway Statement relates is a proposal for 

an equine rehabilitation and physiotherapy centre at Park Farm Cottage, 

Broxmead Lane, Bolney, West Sussex and an engineering operation to form 

a bund adjacent to the nearby A23. The requirement for the bund relates to 

noise reduction issues. P J Brown Construction Ltd. would be responsible for 

the construction of the bund and the associated movement of materials. 

1.03 The proposed rehabilitation centre itself would be served by an existing 

access from Broxmead Lane.  However, this access is not suitable for use by 

the heavy goods vehicles which would be involved in the construction of the 

bund. 

1.04 The application therefore includes proposals for all vehicles associated with 

the construction of the bund to use an existing farm access on the A23.  This 

access was constructed in or around 1992 at the time the adjacent section of 

the A23 was being up-graded to form a dual three-lane carriageway.  These 

were major highway improvement works undertaken on behalf of the 

Highways Agency (HA), and it must therefore be assumed that the design of 

the farm access forming part of these works satisfied the design criteria 

applicable at the time. 

1.05 Planning permission in respect of two earlier similar applications was refused 

by West Sussex County Council (WSCC) for one reason only relating to 

highway safety on the A23 following a direction by the HA. 

1.06 This Highway Statement should be read in conjunction with Plan No. 

0738/06/2C which indicates the location of the application site in relation to 

Broxmead Lane and the A23 trunk road.  The Statement also includes two 

images at the rear which show views along the A23 in each direction from the 

existing farm access. 
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2.00 HIGHWAY NETWORK 

2.01 Broxmead Lane extends eastwards from the point at which it crosses the A23 

by means of a flyover.  The A23 is aligned approximately north-south, and 

there is an exit slip road between the A23 southbound and Broxmead Lane.  

The A23 comprises dual carriageways each 11 metres wide, with 1 metre 

wide margins on the nearside. 

2.02 About 100 metres to the west of the A23, Broxmead Lane joins the original 

alignment of the trunk road prior to the up-grading in about 1992.  To the 

south of this point, the former A23 continues southwards through the village 

of Bolney and then joins the A272 east-west route between Haywards Heath 

and Billingshurst.  The A272 also forms a grade separated interchange with 

the present A23 at this point, where slip roads provide full access to and from 

the trunk road in both directions. 

2.03 To the north of Broxmead Lane, the former A23 continues parallel to and 

immediately adjacent to the existing trunk road, and eventually rejoins the 

northbound carriageway of the A23 about 1.3 km to the north of Broxmead 

Lane.  A further exit slip road from the A23 northbound joins the former A23 at 

a roundabout about 0.6 kilometres to the north of Broxmead Lane. 

2.04 The grade separated Warninglid interchange between the B2115 and A23 is 

located about 2 kilometres to the north of Broxmead Lane overbridge.  This 

interchange is of an older design but still provides access for all movements 

to and from the A23.  The Warninglid interchange is due to be up-graded as 

part of the reconstruction of the A23 northwards towards Handcross and work 

is programmed to commence on this scheme in 2012. 

2.05 The farm access which was provided on the eastern side of the southbound 

carriageway of the A23 at the time it was up-graded in or around 1992 is 

shown on drawing No. 738/06/2C and is located about 600 metres to the 

north of the Broxmead Lane overbridge.  The access also serves an adjacent 

residential property known as “Dan Tree Farm”. The access is about 350 

metres to the north of the commencement of the off-slip road to Broxmead 

Lane.  The exit from a layby on the southbound A23 is located a further 100 

metres or so to the north of the farm access. 
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3.00 TRAFFIC GENERATION 

3.01 The existing dwelling and stables at Park Farm Cottage has a private drive 

access from Broxmead Lane.  The present use of the site generates a low 

level of traffic and it understood that the adjacent stables are used by 

members of the Applicant’s family.  The Applicant estimates that the family 

use of the existing stables generates in the order of four to six trips to and 

from the site per week. There is a further occasional visit to the site by a vet 

and farrier.  

3.02 The proposed Equine Rehabilitation & Physiotherapy Centre would replace 

the existing stables.  Specialised therapy would be provided for up to four 

injured horses, which it is understood, would remain on the site for periods of 

between one month and one year.  The horse walker and sand school are 

required to exercise the injured horses.  

3.03 The number of vehicular trips generated by the proposed development is 

difficult to assess precisely but would be low.  Some new trips in the form of 

the delivery and collection of horses would occur, but these would be offset 

by a reduction in trips associated with the existing stables.  The proposed 

development would be managed and staffed by the Applicant, which would 

assist in keeping additional vehicle trips to and from the site to a minimum.  

Overall, it is believed that there would be no material increase in traffic on 

Broxmead Lane as a result of the proposed development.  The proposed use 

of Broxmead Lane to provide access to the Centre did not attract a highway 

objection from WSCC in relation to the previous two applications. 

3.04 At the time the first of the two earlier planning applications was under 

consideration, the use of the farm access was estimated to be an average of 

50 vehicles per day both entering and leaving, resulting in an additional 100 

movements per day total two-way over a 5½ day week for a period of 

between 12 and 18 months.  This level of traffic generation equated to an 

Annual Average Daily Traffic Flow (AADT) of 75 vehicles over a 50 week 

year, which allowed for public holidays.   
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3.05 However, further examination of this estimate of trip generation showed it to 

be incorrect.  The formation of the bund would require 76,500 cubic metres of 

material, which would result in 7,650 vehicle deliveries during the 18 month 

period.  As previously, these deliveries would be spread over a 5½ day week 

and a 50 week year over a period of up to 18 months. This equates 

mathematically to an average of 18.5 vehicle movements both entering and 

leaving the site per day, which is only about 37% of the number of vehicle 

movements considered previously.  The AADT flow at the site access based 

on an average of 40 HGV movements per day total two-way would be 30. 
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4.00 THE A23 FARM ACCESS 

4.01 The A23 farm access would cater directly for HGVs arriving from the north, 

and also HGVs departing towards the south.  HGVs leaving the site wishing 

to travel north would travel southwards along the A23 to the Broxmead slip 

road, turn right across the bridge and then use the former A23 northwards to 

rejoin the A23.  HGVs wishing to access the site from the south would 

continue northwards along the A23 to the Warninglid interchange with the 

B2115 where they would execute a U-turn and then travel southwards to the 

farm access.  

4.02 At present, the farm access has a bellmouth about 30 metres wide, with a 

compound left-turn entry radius.  The left-turn exit radius is about 15 metres.  

About 15 metres back from the edge of carriageway marking of the A23 the 

access is about 6 metres wide and the access bifurcates about 25 metres 

back to serve both the application site and “Dan Tree Farm”.  A substantial 

gate is provided across the access to the application site about 40 metres 

back from the A23. 

4.03 There are no specific diverging or merging lanes provided from and to the 

A23 and it must be assumed that these were not provided because, at the 

time the access was constructed, the Highways Agency did not consider they 

were either required or necessary.  However, the kerbed corner radii do start 

and finish at a point about 2.5 metres in from the white edge of carriageway 

marking on the A23 itself.  Before and after the commencement and 

termination of the kerb line radii respectively there are further areas of tarmac  

about 25 metres long which taper back towards the edge of the 1 metre 

margin on the eastern side of the carriageway. These features can be seen in 

the images of the access. 

4.04 In the past, as well as the access being used for farming purposes, between 

the years 2002 and 2005 it was used by HGVs in relation to the planning 

permission granted by Mid Sussex District Council under reference 

01/01232/AGRDET for the importation of soil for the infilling of an old bomb 

crater.  It is understood that this operation generated some 10,000 HGV 

movements and the HA did not object to the use of the access for this 

purpose. There were no personal injury accidents on the adjacent A23 

southbound carriageway related to this use of the access, which involved 
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over 30% more HGV movements than those which would be generated by 

the formation of the bund. 

4.05 In early 2008 when the HA first considered the first application which sought 

to make use of the farm access by all HGVs engaged on the engineering 

operation, they objected for three reasons.  

 1. A visibility splay to the right of 9 metres by 295 metres was required in 

accordance with Departments Standard TD42/95 (The Geometric Design 

of Major/Minor Priority Junctions).  An “x” distance of only 4.5 metres was 

available, which the HA considered was a relaxation only acceptable in 

difficult circumstances, which did not apply in this case.  

 2. The existing corner radii did not meet the Standards set out in TD42/95, 

and a compound curve compliant with this Design Standard would be 

required  

 3. The farm access required merging and diverging tapers, the provision of 

which would not accord with the recommendations for junction spacing 

contained in Departmental Standard TD22/06 (Layout of Grade Separated 

Junctions). 

4.06 The HA accepted subsequently that the geometric requirements applicable to 

the farm access were described in Departmental Standard TD41/95 

(Vehicular Access to All-Purpose Trunk Roads).  This Standard required an 

unobstructed visibility splay to the right of 4.5 metres by 295 metres.  The HA 

accepted that an “x” distance of 4.5 metres was available. 

4.07 TD41/95 recommends that a compound curve as described in TD42/95 shall 

be used to form the corner radius at a simple access where the through road 

has a one metre strip and HGVs comprise a significant proportion of the 

turning movements.  A topographical site survey has now been carried out at 

the existing A23 access, onto which design radii can be superimposed.  

4.08 From the above process, it is clear that the left-turn entry radius complies 

almost exactly with the geometry of a compound curve as shown in Figure 7/3 

of TD42/95. Therefore, despite the earlier comments by the HA, the left-turn 

entry radius complies with their requirements.  
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4.09 In passing, although the design of the farm access was undertaken by the HA 

prior to the publication of TD42/95, it is interesting to note that the design of a 

compound curve shown in Figure 7/3 of TD42/95 was carried forward from 

the earlier Departmental Advice Note TA20/84 which contained advice 

applicable at the time to the design of the access.  This is presumably the 

reason why a compound curve was provided. 

4.10 With regard to the exit radius, the topographical survey has demonstrated that 

this is already a simple 15 metre radius throughout.  The left-turn exit from the 

site access onto the A23 is less than 90°, and the provision of a compound 

radius in this instance in accordance with TD42/95 would result in the 

provision of a more onerous curve than that which exists at present.  There 

would thus be no advantage to be gained from providing a compound radius 

for the left turn to replace that which exists at present.  

4.11 In relation to the provision of merging and diverging tapers, the requirement 

or otherwise for these features to be provided is described in paragraphs 2.31 

to 2.35 on page 2/7 of TD41/95.  Of major significance in relation to these 

planning applications is the fact that TD41/95 states in terms at paragraph 

2.31 and 2.34 that diverging tapers and merging tapers respectively shall be 

provided at direct accesses to trunk roads where the volume of left-turning 

traffic exceeds 450 vehicles AADT (Annual Average Daily Traffic). 

4.12 As described at paragraph 3.05 of this Statement, the amended number of 

vehicle movements using the access would be about 40 per day total two-way 

which equates to an AADT flow of 30 vehicles compared with the earlier 

estimated AADT flow of 75 vehicles.  An AADT flow of 30 vehicles is only 

about 7% of the threshold described in TD41/95 for providing diverging and 

merging tapers.  

4.13 The HA have acknowledged that the volume of traffic using the access would 

be less than 450 vehicles AADT.  However, because the traffic using the 

access would be almost entirely HGVs, the HA have expressed the opinion 

that diverging and merging tapers would be desirable to enable HGVs to 

enter the site and merge more safely into the existing traffic steam on the 

A23.  
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4.14 Diverging and merging tapers would need to be about 110 metres in length in 

order to comply with the advice given in TD41/95, and would need to be up to 

3.5 metres wide at the commencement of the radius.  There is insufficient 

land available within the highway boundary either to the north or the south of 

the farm access to enable these features to be provided. Even if sufficient 

land was available within the highway boundary to permit diverging and 

merging lanes, they would not satisfy the design criteria for weaving lengths 

at grade separated junctions described in TD22/06, which states at paragraph 

4.36 on page 4/19 that the desirable minimum weaving length between the 

end of a merging taper and the commencement of a diverging taper must be 

1 km. 

4.15 It is interesting to note that the length of a diverging or merging taper of 110 

metres described in TD41/95 is described as a one design speed step 

reduction from the figures given in TD42/95.  TD41/95 adds that the length 

may be reduced as a relaxation by one further design step where there are 

difficult site constraints.  Paragraph 2.35 of TD41/95 explains that the design 

speed step reduction has regard to the normally lower level of use of direct 

accesses compared with junctions.  

4.16 Nevertheless, the initial objection raised by the HA to the further use of the 

A23 farm access was on the basis that they considered it to be a “junction”.  

TD41/95 defines a junction as “a meeting of two or more roads” whilst it 

defines a direct access as “a connection to an all-purpose trunk road for the 

use of road vehicles serving or intending to serve one or more properties and 

linking directly to the site”.  

4.17 Clearly, different criteria apply to an access than to a junction, as was 

recognised subsequently by the HA when they agreed that the appropriate ”x” 

visibility distance was 4.5 metres described in TD41/95 rather than 9 metres 

stated in TD42/95.  On the same basis, it is considered that the use by the HA 

of TD22/06 dealing with grade separated junctions in relation to the A23 farm 

access is wholly inappropriate. 
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4.18 Paragraph 1.1 of TD22/06 states as follows: 

 “This Standard sets out the layout and size requirements for new and 
improved grade separated junctions and interchanges on rural and 
urban trunk roads and motorways.  It sets out requirements for the 
provision of weaving sections for traffic between junctions. It gives 
guidance on access to and egress from service areas.”  

 As their name implies, grade separated junctions and interchanges refer to 

one highway crossing another at a different level.  Slip roads provide links 

between the through roads and, at an interchange, these slip roads carry 

free-flowing traffic between one level and another.  At a grade separated 

junction, one end of a slip road originates or terminates at an at-grade 

junction. 

4.19 Many paragraphs in TD22/06 are devoted to the design of merges and 

diverges.  The starting point for the design of each is abstracted from tables 

within the Design Standard, on which the merging or diverging flow on the slip 

road can be up to at least 3,000 vehicles per hour.  Clearly, traffic flows of this 

magnitude far exceed anything which will ever use the farm access.  

4.20 It is therefore considered abundantly clear that the weaving lengths described 

in paragraph 4.34 to 4.38 of TD22/06 refer to distances along a major route 

between slip roads forming part of grade separated interchanges or junctions, 

each of which are capable of carrying traffic flows considerably greater than 

those which would use the farm access. The fact that TD22/06 also includes 

reference to providing traffic signals on entry slip roads to assist vehicles 

entering the major road (“ramp metering”) demonstrates further that this 

Design Standard refers to slip roads carrying significant traffic flows.  

4.21 The position is thus that, although the traffic flows using the farm access 

would be only a tiny proportion of the threshold described in TD41/95 for the 

provision of diverging and merging lanes, the HA have deemed these 

features to be desirable. The HA then directed refusal of planning permission 

of the earlier application because the minimum weaving lengths in relation to 

the layby on the A23 to the north and the Broxmead Lane off-slip to the south 

defined in a Design Standard applicable to grade separated junctions are not 

available.   

4.22 It is also noteworthy that the TD22/06 was only introduced in 2006, some 14 

years after the farm access was constructed, presumably in accordance with 

the design standards applicable at the time.  There are innumerable locations 
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throughout the United Kingdom where road network does not comply with 

current design standards, but that does not necessarily render those roads to 

be potentially hazardous.  As an example, the merging taper onto the A23 

from the layby to the north of the farm access is only some 25 metres in 

length, compared with the recommended distance of at least 110 metres 

described in TD41/95.  However, it does not appear that the HA are taking 

steps to amend the length of this merging taper, and thus apparently do not 

consider it gives rise to a potentially hazardous situation.  

4.23 The daily volume of traffic using the layby to the north of the farm access is 

not known.  However, this volume of traffic cannot be large, and must be less 

than the volume of traffic normally using a slip road at a grade separated 

junction on a trunk road. 

4.24 The volume of traffic using the Broxmead Lane off-slip to the south of the 

farm access was recorded by means of an automatic traffic counter placed 

across the slip road between Thursday 12th March and Wednesday 18th 

March 2009.  The full results of this survey on an hour-by-hour basis are 

attached to the rear of this Statement. 

4.25 In summary, the average five-day 16-hour traffic flow using the slip road was 

453 vehicles.  The morning peak hour occurred unusually between the hours 

of 09.00 and 10.00 when the average five-day traffic flow was 30 vehicles per 

hour.  The evening peak hour occurred between 18.00 and 19.00 hours when 

the average five-day traffic flow was 48 vehicles per hour.  During the 168 

hours of the seven day period included in the traffic survey, the hourly traffic 

flow on the slip road was only above 50 vehicles per hour on three 1-hour 

occasions, the highest of which was between 18.00 and 19.00 hours on 

Thursday 12th March 2009 when the traffic flow was 58 vehicles per hour. 

4.26 The results of the traffic survey on the A23 off-slip road to the south of the 

farm access show that traffic flows were light.  Moreover, during the periods 

of the heaviest traffic flows (in relative terms) during the evening peak hour 

from 18.00 hours onwards on a week day, there would be no HGV 

movements generated by the engineering operation.  
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5.00 SUMMARY & CONCLUSIONS 

5.01 The use of the direct farm access to and from the A23 was rejected by the HA 

in relation to the earlier two applications because of the lack of appropriate 

visibility and corner radii and the HA’s interpretation of Departmental 

Standard TD41/95 to the effect that the provision of diverging and merging 

slip roads were desirable. It has now been established that visibility and radii 

in accordance with the Design Standard already exist.  Diverging and merging 

tapers cannot be provided, but it is contended that these are not required for 

the access to be compliant with the requirements of TD41/95. 

5.02 The A23 farm access is closer to the layby to the north than it is to the 

Broxmead off-slip to the south.  Notwithstanding the Applicant’s contention 

that a diverging lane is not required in order for the access to comply with the 

requirements of TD41/95, the volume of traffic leaving the layby to the north is 

small on an hour-by-hour basis, as too would be the volume of traffic entering 

the farm access from the A23. 

5.03 The detailed investigation work which was carried out in relation to the first of 

the planning applications overcame a number of the initial objections raised 

by the Highways Agency. Although the precise requirements of Departmental 

Standard TD22/06 cannot be met, this document did not exist when the Farm 

access was first constructed, or when it was used intensively without incident 

between 2002 and 2005. 

5.04 The Highways Agency are therefore asked to reconsider their earlier 

objections to the proposed development and not direct West Sussex County 

Council to refuse planning permission. 
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WSCD018 Google Earth Historical Aerial Photograph 13/09/2012 

Wider context 

Compound in closer detail 
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WSCD019 Google Earth Historical Aerial Photograph 06/06/2013 

Wider context 

Compound in closer detail 
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WSCD021 Google Earth Historical Aerial Photograph 12/04/2015 

Wider context 

Compound in closer detail 





WSCD022 





WSCD022 Google Earth Historical Aerial Photograph 10/09/2015 

Wider context 

Compound in closer detail 
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WSCD024 Google Earth Historical Aerial Photograph 06/08/2018 

Wider context 

Compound in closer detail 
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WSCD025 Google Earth Historical Aerial Photograph 10/10/2018: 

Wider context 

Compound in closer detail 
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