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Site Reference HKNP012 (SHLAA 748) 

Site Location Old Rectory, Church Lane 

Gross Site Area 
12 hectares in total. The site owner has proposed a development of 25 

dwellings on 1 hectare (2.5 acres) at the southern end. 

Site Availability 
Site owner has said that the site is definitely available during the plan period. 

Site in single ownership. 

Site Capacity 

Site could deliver over 200 dwellings so is capable of making a significant 

contribution towards addressing Horsted Keynes's housing needs, including 
for affordable housing. 

However, the site is of a size that would mean, if fully developed, Horsted 

Keynes's identity as a village would materially change. It is therefore 

considered inappropriate for the whole of the site to be delivered. 

Landscape 

Character 

Site is within Oddynes High Weald landscape character area. LCA considers 

this area has low capacity to accommodate development, i.e. development is 
likely to have a significant and an adverse effect on the character of the 

landscape area as a whole. Development of the whole of the site would have 

a major detrimental impact but a smaller scale development of the southern 

part of the site would have a much lower landscape impact. 

Area of Outstanding 

Natural Beauty 

Development may not have an unacceptable impact on the AONB, depending 

on layout of development. 

Community Facilities 
The site is capable of accommodating community infrastructure and is 

reasonably well located to serve the majority of the existing community 

Overall 

Sustainability 

Assessment 

If only the southern part of the site was developed then the site could make 

considerable contributions towards addressing the needs of the community. 

Significant landscaping would be required on the northern boundary to 
mitigate any potential impact the development would have. 

Community 

Feedback 

 Workshop feedback clearly showed that the vast majority are not in 
favour of this site. It was the least popular of all the sites. 

 There was overwhelming concern about the dangers of additional traffic 

down Church Lane and Leighton Villas. The roads are narrow, there is no 

safe footway and parked cars cause blockages. People were particularly 

concerned about the safety of school children walking to and from school. 
There have been a number of near misses.  

 The landowner has proposed mitigation in terms of a new footpath 

through the Old Rectory grounds and a car park up near the church. Most 

people felt that the proposed footpath was not the answer. They pointed 
out that children would still have to walk along the upper part of Church 

Lane which is narrow and blind. Children would presumably have to pass 

the lake within the grounds and, if cars were routed through the grounds 

to a new car park, there could still be dangers. The proposed new car 
park at the church end was not thought a good idea. People said it would 

lead to even more traffic. 

 There were also concerns over the impact of extra traffic and congestion 

on this historic part of the village. 

WSCC Highways 

Assessment 

February 2015 (desktop exercise) 

 The potential quantum of development is noted. The site is accessed 

along what are in places narrow lanes with no specific pedestrian 
facilities. The carriageway widths and alignments would act to restrict 

vehicle speeds. It is noted that there are already a number of dwellings 
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accessed along the lane and that residents have to walk in the 

carriageway. This proposal would generate additional vehicle and 

pedestrian movements, although speeds would remain low. A key matter 
would be the provision of facilities for pedestrians from both existing and 

future developments. It would appear that a pedestrian route could be 

provided within the site. This would seemingly only really benefit future 

residents, however, with existing residents having to walk in the 
carriageway with additional development traffic. There are sections of 

carriageway that are narrow with limited forward visibility. This proposal 

has the potential to increase the risk to pedestrians. The off-road route 

proposed also discharges pedestrian onto a very narrow section of 
Church Lane with steep embankments. Whilst apparently lightly 

trafficked, there is still a potential issue for conflict between pedestrians 

and vehicles. 

 If this site were to be taken forward, greater consideration would need to 
be given to providing for pedestrians on the existing narrow lanes. 

July 2015 (site visit) 

 Surface water runoff from the development area will need to be kept 

to a minimum as the capacity of the drainage system under the road 
is unlikely to have any spare capacity. 

 Visibility looking South from the existing access is limited and can’t be 

increased without purchasing additional land. 

 Mismatch between the highway boundary and edge of development. 

 High demand for on-street parking. 

 Limited pedestrian facilities in the area. 

 Narrow roads and difficult turning manoeuvres. 

MSDC Assessment 

The existing buildings on the site are suitable for conversion to multiple 

units. The development of the whole site would not be suitable due to the 

impact that this would have on the wider landscape and the High Weald 

AONB. A limited amount of development on the southern part of the site, 
adjacent to the existing built up area of the village is likely to be acceptable.  

(MSDC have now added this as a SHLAA site. It is assessed as developable 

within 6-10 years for 40 dwellings. MSDC refer to conversion of the existing 

buildings although this was not part of the Neighbourhood Plan submission.) 

Risk of Allocation / 

Non Allocation 

 Residents have identified serious safety concerns which have not been 

adequately addressed by the landowner’s proposed mitigation: 

 There remains a significant stretch of Church Lane and Leighton 
Villas where pedestrians are at risk while walking to the proposed 

footpath. 

 Children using the proposed footpath will have to walk around the 

lake and cross the road which is shared by residents of the 
proposed dwellings and those parents who drive their children to 

school. 

 The off-road route also discharges pedestrians onto a very narrow 

section of Church lane with steep embankments. 

 The proposed car park is likely to result in higher traffic usage in 

Church Lane, with increased risk to pedestrians and equestrians. 

 There is no scope for widening either Church Lane or Leighton Villas. 

 Visibility at the top of Church Lane is difficult and obstructed by parked 

cars. 

 Should the site not be allocated the community will have little control 

over any planning application brought forward. 
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Steering Group 
Recommendation 

Although it has been assessed as sustainable and could theoretically 

meet a lot of our needs, including some affordable housing, the 

Steering Group feel that serious access and safety concerns have not 
been satisfactorily resolved. 

The Steering Group recommend that this site is not submitted for 

allocation in the Neighbourhood Plan. 

 
 
 


