
HORSTED KEYNES NEIGHBOURHOOD 

PLAN 

 

We have listened to what you have told us and are now 

at the stage where we have several draft 

Neighbourhood Plan policies 

 

We want your views on the draft policies. If we have 

got it wrong (or right), we want to hear from you as to 

why 

 

We are also asking your views about the potential sites 

that we can allocate in the plan for development. The 

intention is that this development will help to achieve 

the objectives that you have told us need to underpin 

the Neighbourhood Plan 

 

 

 

 

 

 



ACKNOWLEDGEMENT OF GRANT FUNDING  

OF HORSTED KEYNES NEIGHBOURHOOD PLAN 

 

The substantial progress we have made in developing our 

Neighbourhood Plan has only been made possible by the 

employment of a consultant, Navigus Planning Ltd, mainly 

funded by a grants programme launched two years ago by 

DCLG (Department of Communities and Local Government).  

The grant was awarded by the ‘Supporting Communities in 

Neighbourhood Planning Programme’ led by Locality in 

association with Royal Town Planning Institute/Planning Aid 

England, Community Development Fund and partners, available 

through the ‘My Community Rights’ website. 

 



VISION AND OBJECTIVES 

Vision  

‘In 2031 Horsted Keynes remains an attractive rural village, centred on 
the existing village green, providing a safe and convenient 
environment for the whole population.  The village and its 
surroundings attract visitors from all over the region who contribute 
significantly to the ongoing viability of the community assets. 

General economic development has resulted in a demand for additional 
accommodation throughout the region.  The arrival of fast broadband 
and good mobile telephone reception has allowed the development of 
new businesses within the parish and increased the amount of home 
working undertaken.  Housing within Horsted Keynes has increased by 
approximately 15% comprising mainly more affordable small and 
medium sized family properties, generally on developments beyond 
the current village boundaries. The addition of new families has offset 
the tendency towards an ageing population and maintained the 
demographic balance in line with that of the region as a whole. 

The increasing population has improved the viability of the consumer 
businesses within the village, enabling the retention of all the current 
facilities (shop, post office and pubs) and the establishment of a new 
small, non-licensed, café.  Just outside the village centre the Bluebell 
railway now links to both East Grinstead and Haywards Heath. 

St Giles School has continued to thrive and the increased village 
population has resulted in a significant rise in the school roll, the 
majority of whom are resident within the parish.  The village churches, 
St Giles and St Stephens, remain important institutions catering for the 
spiritual needs of the community. 

All existing sports and other green spaces within the village have been 
retained and supplemented by additional areas within the new 
residential developments, including a community orchard, community 
garden, meadowland areas and new allotments. Developer 
contributions have also enabled the improvement of existing footpaths 
and recreational areas, including a new and extended children’s 
playground and the provision of out-door gym equipment for adults. 

The village has retained its bus service and some road improvements 
and traffic management measures have been installed to regulate on-
street parking and improve road safety. The new residential 
developments have been spread throughout the parish looking where 
possible to minimise additional through traffic, and sufficient parking 
has been provided for within these areas to avoid the generation of 
significant additional parking within the existing village.’ 



Objectives 

 

1. Conserve and enhance the environment of the village in order to maintain its 

distinct rural identity and outstanding landscape setting. 

 

2. Maintain and enhance existing and establish new local services and facilities. 

 

3. Increase the population at a similar rate to that which has occurred in recent 

years (average 5 properties per year, around 100 properties in total) whilst 

maintaining the current age. 

 

4. Support local businesses and provide enhanced employment opportunities 

within the parish including home working. 

 

5. Maximise use of the local bus service to improve its viability. 

 

6. Minimise the impact of road traffic on the village through the provision of 

limited traffic calming and adequate parking in any new developments. 

 

7. Minimise the adverse environmental effects of new development and provide 

energy reduction and sustainable energy opportunities for the whole village. 

 

 

 

Following consultation, there were potential concerns with Objective 3. We are 

therefore proposing the following wording: 

 

3. Increase the population and meet their housing needs over the planned period 

with emphasis on housing that addresses the needs of younger people and families 

to help maintain the village age profile 

 

Do you prefer this wording of Objective 3?



WHAT BENEFIT WILL A NEIGHBOURHOOD PLAN PROVIDE THE 

RESIDENTS OF HORSTED KEYNES? 

 

To many, development may seem unnecessary. So what’s in it for the 

community of Horsted Keynes? 

 

With development comes the ability to deliver benefits to the community. 

These benefits are things that you have told us you want. For example: 

• Funding to start up a community shop 

• Informal green space  

• Play areas for your children 

• A community orchard 

• Improved footpath access 

 

 

Also, if you don’t shape the future of your community then it is likely 

that Mid Sussex District Council will have to allocate sites for 

development in Horsted Keynes. You would have a lot less influence 

over that process. 

 



BUILT-UP AREA BOUNDARY 

 

You told us that you wanted development focused in and around the village  

 

There are limited available sites within the village 

 

The Neighbourhood Plan needs to accommodate growth on sites on the edge of 

the village 

 

The development strategy will allow for growth on the sites that you want and 

then protect against unwanted growth outside the village on other areas 

 

 

POLICY PL1: BUILT-UP AREA BOUNDARY 

Development in Horsted Keynes parish shall be focused within the built-up area boundary 

of Horsted Keynes village as identified on the Proposal Map. 

Development proposals will be supported within the built-up area boundary subject to 

compliance with other policies in the development plan. 

Development proposals outside the built-up area boundary will not be permitted unless:  

� they comply with Policy C1 of the Mid Sussex Local Plan 2004; or 

� they relate to necessary utilities infrastructure and where no reasonable alternative 

location is available. 

 

 

 

Policy C1 of the Mid Sussex Local Plan states: 
‘Outside built-up area boundaries, the remainder of the plan area is classified as a Countryside Area 

of Development Restraint where the countryside will be protected for its own sake. Proposals for 

development in the countryside, particularly that which would extend the built-up area boundaries 

beyond those shown will be firmly resisted and restricted to: 

(a) proposals reasonably necessary for the purposes of agriculture or forestry; 

(b) proposals for new uses in rural buildings of a scale consistent with the building’s location; 

(c) in appropriate cases, proposals for the extraction of minerals or the disposal of waste; 

(d) in appropriate cases, proposals for quiet informal recreation and/or tourism related developments; 

(e) proposals for facilities which are essential to meet the needs of local communities, and which 

cannot be accommodated satisfactorily within the built-up areas; 

(f) proposals for which a specific policy reference is made elsewhere in this Plan; and  

(g) proposals which significantly contribute to a sense of local identity and regional diversity.’ 



SIZE OF DWELLINGS 

 

You told us that the new houses that are built need to address the needs 

of the community of Horsted Keynes 

 

In particular there are too many larger dwellings built whereas the need is 

for smaller dwellings for first-time buyers and older ‘downsizers’ 

 

 

POLICY H1: DWELLING SIZE 

Residential developments must provide a mix of dwelling sizes (market and affordable) 

that reflect, as a minimum, the following requirements:  

� 1-bed dwellings:  At least 20% of all dwellings 

� 2-bed dwellings:  At least 30% of all dwellings 

� 3-bed dwellings:  At least 30% of all dwellings 

� 4 & 4+-bed dwellings: Not more than 10% of all dwellings. 

 

 

 



AFFORDABLE HOUSING 

 

You told us that growth should ensure it addresses the housing needs of Horsted 

Keynes 

Development is needed to help ensure that young people that have grown up in 

Horsted Keynes are able to afford to live in Horsted Keynes 

We have found there is considerable demand for social rented properties by 

those unable to buy a property on the open market 

New affordable housing should be offered first to those with a local connection to 

Horsted Keynes 

A Housing Needs Assessment is required to support this evidence 

 

POLICY H2: AFFORDABLE HOUSING  

The proportion of residential provision that is affordable housing should be in line with 

the requirement in the Mid Sussex Local Plan. 

The type of affordable housing provision should demonstrate, where there is available 

evidence, that it is capable of addressing local needs. 

Applicants for development that will deliver on-site affordable housing are encouraged to 

propose mechanisms that will maximise the opportunity for those with an established 

local connection to Horsted Keynes parish to access the new affordable properties. 

The location, layout and design of the affordable housing within the scheme should create 

an inclusive development. 

 

 

Policy DP28 of the emerging Mid Sussex Local Plan on Affordable Housing states:  
‘The Council will require the following percentage of affordable housing:  
• A minimum of 30% affordable housing provision on all residential development providing a net 

increase of 4 dwellings and above;  
• On residential developments providing a net increase of 1-3 dwellings, and in other circumstances 

where on-site provision is not practicable, a commuted payment towards off-site provision will be 
required, equivalent to providing 30% on-site affordable housing provision;  

• A mix of tenure (normally approximately 75% social or affordable rented homes, with the 
remaining 25% for intermediate homes, unless the best available evidence supports a different 
mix).’  

 
 
It should also be noted that national planning guidance was introduced in November 
2014 which states that sites of 5 dwellings or less in an Area of Outstanding Natural 
Beauty (such as Horsted Keynes) will not provide on-site affordable housing and sites of 
between 6 and 10 dwellings will only make a financial contribution towards affordable 
housing so there will be no direct provision on site. This will override Policy DP28 on the 
emerging Mid Sussex Local Plan. 



LOCAL GREEN SPACES 

 

You told us that one of the most important and distinctive features of Horsted 

Keynes is its village green. 

 

National planning policy gives the Neighbourhood Plan the specific opportunity 

to protect this land from development by designated it as a ‘Local Green Space’. 

 

However, we need to demonstrate why the village green is ‘demonstrably 

special’ to the community. You need to tell us why it is special to you. 

 

 

If you are able to tell us, then this would be the proposed policy: 

 

POLICY E1: HORSTED KEYNES VILLAGE GREEN 

The village green, as shown on the Proposals Map, is designated as a Local Green Space. 

Proposals for built development on the village green will not be permitted unless the 

proposal is of a limited nature and it can be clearly demonstrated that it is required to 

enhance the role and function of the village green. 

 

 



PROTECTION OF RECREATION FACILITIES 

 

There are a number of important recreation facilities in Horsted Keynes: 

• Recreation Ground 

• Cricket field 

• Tennis courts 

 

They should be protected from development. However, if they were 

re-developed and they could be re-provided in an alternative 

location that is equally as accessible, then this should be permitted. 

 

This could result in improved provision of recreation facilities. 

 

 

POLICY E2: PROTECTION OF RECREATION FACILITIES 

Proposals that would result in the loss of all or part of the following recreation 

facilities will not be permitted unless an alternative and equivalent facility is 

provided: 

• Recreation ground 

• Cricket field 

• Tennis courts 

Alternative provision proposed as part of such proposals will be required to meet 

the following criteria: 

• the scale of the alternative site must be of an equivalent scale to the existing 

provision; and 

• the location of the alternative provision must be generally accessible by foot 

and within or adjacent to the built-up area of the village. 

 

Do you think that these recreation facilities should be protected?  

 

Do you use these facilities? 

 

Are there other facilities that should be protected in this way? If so, 

then why? 

 

 



CONVERSION OF VACANT PREMISES FOR EMPLOYMENT 

 

You told us that it is important the potential loss of the Post Office would be a big 

blow 

 

National planning policy currently permits the change of use of offices and shops 

to housing without the need for a planning permission. Despite this, we want to 

protect our services as much as we can. 

 

We want to encourage new employment to be able to start up in Horsted Keynes 

and to be able to use available premises, even if they weren’t originally used for 

that purpose 

 

POLICY BE2: CONVERSION OF VACANT PREMISES FOR EMPLOYMENT 

Planning applications of the conversion of existing commercial units to alternative uses 

will be permitted, subject to the following criteria: 

• The on-site activities proposed can be demonstrated to provide employment; and 

• The activities do not have an unacceptable impact on the amenity of neighbouring 

residents; 

• There is sufficient off-street parking to accommodate workers and visitors. 

 

 



TELECOMMUNICATIONS 

 

You told us that improved mobile communications are needed in Horsted Keynes. 

In particular this will help people to work from home. 

 

This will require the siting if a mobile phone mast at a suitable location in the 

parish. 

 

POLICY BE2: MOBILE PHONE MASTS 

Planning applications for the provision of mobile phone masts will be permitted, subject 

to the following criteria:  

� The siting of the mast does not detrimentally impact on the amenity of surrounding 

users; and 

� The mast will demonstrably improve the mobile phone signal for residents of the 

parish.  

 

 



Separately, as part of our Call for Land, three possible sites were put forward by 

the landowners for the siting of a mobile phone mast.  

 

 



SITES CONSULTATION 

 

The purpose of this consultation is to get your views on which would be the best 

area or areas in terms of their ability to deliver the objectives of the 

Neighbourhood Plan. 

 

 

National planning policy tells us that neighbourhood plans need to be positive 

about growth. 

If the Neighbourhood Plan does not allocate sites for development then the 

community will have no control over where development is located and what it 

can deliver of benefit to the community of Horsted Keynes. 

 

You have told us that there are particular housing needs in Horsted Keynes that 

must be addressed. Allocating one or more sites in the Neighbourhood Plan will 

help to address these needs. 

Housing also pays for community facilities to be delivered. 

 

 

The Plan does not have to allocate all the suitable sites. It needs to allocate 

sufficient sites to deliver Horsted Keynes’ relatively limited needs. You need to 

tell us which areas you prefer and why. 

 

For sites to be allocated in the Neighbourhood Plan, they must be ‘sustainable’. 

We have undertaken an assessment of the sustainability of the 21 sites 

submitted:  

• 2 sites are unavailable for development 

 

• 3 sites are considered to be undeliverable due to fundamental constraints 

 

•  10 sites are considered to be unsustainable or unsuitable for development 

 

• 6 sites are considered to potentially be sustainable 

 

 

Which locations for growth do you consider will best achieve 

the objectives of the Neighbourhood Plan?



WHAT IS A SUSTAINABILITY ASSESSMENT? 

 

We have assessed all of the 19 available sites that were submitted using a 

sustainability matrix. 

 

The sustainability matrix brings together a number of different environmental, 

economic and social criteria to evaluate the sustainability of the sites. 

 

Against each criterion, each site is assessed and given a rating, either ‘red’, 

‘amber’ or ‘green’. Alongside this is a commentary explaining the assessment. 

The purpose of this traffic light system is to give a high level understanding of 

how sustainable a site is and what the issues are. 

 

It is not appropriate to compare a ‘red’ rating on one criterion to a ‘red’ rating on 

another. Each individual criterion is assessed separately and it is not possible to 

compare criteria without weighting them, which is highly subjective – for 

example, is the impact on the setting of a conservation area more or less 

important than the distance from the nearest primary school? Every person will 

have a different view on this. 

 

For the same reason, the assessments have not been scored so it is not right to 

add up the number of ‘red’ cells or the number of ‘green’ cells. The commentary 

in each cell is brought together in an overall summary. The intention of this 

information is to provide you with an appreciation of the relative sustainability 

merits and issues with each site.  

 

It is important to understand that whilst the Neighbourhood Plan must reflect 

the views and wishes of the community of Horsted Keynes, this does not mean 

that it can allocate wholly unsustainable sites for development. The sustainability 

assessment therefore forms an important part of the decision-making process 

and should inform the views that you provide us. 

 

For the sites which we consider to potentially be sustainable, we have provided 

the summary of the assessment. However, the detailed assessments for all the 

sites are provided in the booklets which are available for you to look at as part of 

this consultation. If you cannot immediately find a spare booklet then please ask 

one of the team.  

PLEASE DO NOT TAKE THESE BOOKLETS AWAY WITH YOU.  

 



YOUR VIEWS ON THE SITES 

 

We want your views on the sites.  

This should not simply be whether you like a site or not. This does not provide 

us with clear evidence to determine which sites should go into the 

Neighbourhood Plan. THIS IS NOT SIMPLY A VOTE. 

We want to know why you think a site is good or not and how it will or won’t 

contribute towards achieving the objectives of the Neighbourhood Plan. 

 

 

Neighbourhood Plan objectives 

1. Conserve and enhance the environment of the village in order to maintain its distinct 

rural identity and outstanding landscape setting. 

 

2. Maintain and enhance existing and establish new local services and facilities. 

 

3. Increase the population and meet their housing needs over the planned period with 

emphasis on housing that addresses the needs of younger people and families to 

help maintain the village age profile.  
[N.B. This revised wording is subject to your agreement and is this is a separate part of this 

consultation] 

 

4. Support local businesses and provide enhanced employment opportunities within the 

parish including home working. 

 

5. Maximise use of the local bus service to improve its viability. 

 

6. Minimise the impact of road traffic on the village through the provision of limited 

traffic calming and adequate parking in any new developments. 

 

7. Minimise the adverse environmental effects of new development and provide energy 

reduction and sustainable energy opportunities for the whole village. 

 

 



SITES THAT ARE UNAVAILABLE FOR DEVELOPMENT 

 



SITES THAT ARE UNDELIVERABLE DUE TO FUNDAMENTAL CONSTRAINTS (No suitable access) 

 



SITES THAT ARE UNSUSTAINABLE OR UNSUITABLE FOR DEVELOPMENT 

 



SITES THAT ARE POTENTIALLY SUSTAINABLE 

 



HK 002: POLICE HOUSE FIELD 

 

Total area:      0.4 hectares 

Potential number of dwellings:  5-7 dwellings 

 

 

Possible benefits 

• A small site well connected to the village  

 

 

Possible issues 

• Will not provide any on-site affordable housing 

 

• Will not provide any on-site community facilities 

 

 

Sustainability assessment - summary 

 

 

 

The site is suitable for a small development scheme but 

would not have the potential to provide any on-site 

affordable housing.





HK 012: THE OLD RECTORY, CHURCH LANE 

 

Total area:      12 hectares 

Potential number of dwellings:  20-25 dwellings (Plus 15 in 
development of existing historic 
building) 

Assumes that development would only be on the southern part of the site, 
with the northern part left open 

 

 

Possible benefits 

• Could provide significant community benefits on-site, including new recreation space 

 

• Potential for new pedestrian route from village to church/school, bypassing Church Lane 

 

• Potential for subdivision of historic buildings to provide additional dwellings 

 

• Further development to the north in future could be restricted by recreation uses on 

northern part of site 

 

Possible issues 

 

• Significant landscaping required 

 

 

Sustainability assessment - summary 

 

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. 





HK 013: JEFFREYS FARM BUILDINGS 

 

Total area:      1 hectare 

Potential number of dwellings:  20-25 dwellings 

Could be developed jointly with HK 017 

 

 

Possible benefits 

• Could provide community benefits on-site 

 

• Could deliver affordable housing 

 

 

Possible issues 

• Could only be delivered if site HK 017 was brought forward as well 

 

• A pedestrian crossing of Sugar Lane would be needed to improve access directly into the 

village 

 

• Significant landscaping required  

 

 

Sustainability assessment - summary 

 

 

 

The site on its own is poorly related to the village. If 

developed along with HKNP 017, and if the southern half 

of the site is left open for public green open space and 

possibly community uses then it has much better 

potential. The impact on the landscape and views is a 

possible issue.





HK 014: LAND TO NORTH OF FARM BUILDINGS (A), JEFFREYS FARM 

 

 

Total area:      0.77 hectares 

Potential number of dwellings:  15 dwellings 

Could be developed jointly with HK 017 

 

 

Possible benefits 

• Could provide community benefits on-site 

 

• Could deliver affordable housing 

 

 

Possible issues 

• Site becomes a more sustainable location for development if brought forward along with 

HK 017  

 

• A pedestrian crossing of Sugar Lane would be needed to improve access directly into the 

village 

 

• Potential impact on landscape and views  

 

 

Sustainability assessment - summary 

 

 

The site on its own is poorly related to the village. If 

developed along with HKNP 017, and if the western half 

of the site is left open for public green open space and 

possibly community uses then it has much better 

potential. The impact on the landscape and views is a 

possible issue.



 



HK 016: SUGAR LANE FIELD  

 

Total area:      0.85 hectares 

Potential number of dwellings:  15-20 dwellings 

Could be developed jointly with HK 017  

 

 

Possible benefits 

• Could deliver affordable housing  

 

• Could provide community benefits on-site (if developed with HK 017) 

 

 

Possible issues 

• A pedestrian crossing of Sugar Lane would be needed to improve access directly into the 

village 

 

• Some landscaping required  

 

 

Sustainability assessment - summary 

 

 

The site on its own is not well related to the village. 

However, if developed along with HKNP 017, then it has 

good potential, provided improved pedestrian access is 

provided across Sugar Lane. Impact on the landscape 

could be a possible issue.



 

 



HK 017: JEFFREYS FARM FIELD  

 

Total area:      1.2 hectares 

Potential number of dwellings:  20-25 dwellings 

Could be developed jointly with HK 013 and/or HK 014 

 

 

Possible benefits 

• Could provide community benefits on-site 

 

• Could deliver affordable housing 

 

 

Possible issues 

• A pedestrian crossing of Sugar Lane would be needed to improve access directly into the 

village 

 

• Some landscaping required  

 

 

Sustainability assessment - summary 

 

 

The site has potential to provide for a range of 

community needs. If pedestrian access across Sugar 

Lane could be provided and appropriate screening and 

design used to minimise the landscape impact of 

development from the west, then the site is considered 

to have reasonable potential.



 


