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HORSTED KEYNES PARISH COUNCIL  

Date of meeting:   Tuesday 15 June 2021 

Subject: Planning application DM/20/4692 Land south of St Stephens Church, Hamsland, 

Horsted Keynes: Proposed erection of 30 dwellings (30% affordable). There will be a mix of 

dwelling types including 1 bed apartments and 2, 3 and 4 bed houses 

Purpose of report: To consider amended application proposals submitted to MSDC on 27 

April 2021  

Report author: Lindsay Frost (Independent planning consultant) 

 

 

1. The above planning application was submitted to Mid Sussex District Council (MSDC) 

in late December 2020. It was the subject of public consultation over the following 

weeks and was considered by the Parish Council at an Extraordinary General 

Meeting held online over Zoom on 23 February 2021. 

 

2. At that meeting, the Parish Council resolved to make a HOLDING OBJECTION to the 

application, objecting to it as it stands, but seeking further clarification on a number 

of matters, and seeking amendments to a number of aspects of it, pending which it 

will review its position. The detailed terms of the holding objection are set out in 

Appendix A below. 

 

3. In response to this, and the wide range of other comments made during public 

consultation, the applicant (Rydon Homes) submitted a number of amendments to 

the original plans on April 27. In addition, the applicants provided an updated 

Technical Note to WSCC Highways to address issues raised by the highway authority 

in its initial comments on the application.  The key points to note are: 

 

• The overall amount and mix of development remains as before, with a total 

of 30 dwellings, of which 6 X 1-bed, 9 X 2-bed, 12 X 3-bed and 3 X 4-bed. All 

the 1-bed and 3 of the 2-bed units ( A total of 9 dwellings) are “affordable 

housing” to be managed by a registered housing provider  

• Minor design alterations to housing units 2-3 , 8-13 and 25 in response to 

issues raised by MSDC officers 

• Significant changes to the residential layout in the southern and western 

parts of the site in order to provide a more “outward looking” scheme - with 

fewer rear residential gardens extending to the edge of the site or taking in 

important hedgerow trees – and more coherent and connected open spaces 
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and nature conservation areas around the edge of the site , which will be 

under the control of a site management company 

• Detailed tree root investigations in the vicinity of the site access off 

Hamsland. However, at this stage, there are no detailed and specific 

measures to safeguard the trees in that area. The applicants indicate that 

they consider that this is a matter which could be covered by a planning 

condition , if the application is approved by MSDC 

• Amended site entrance design off Hamsland , which the applicant says 

demonstrates that access works and visibility splays works can be achieved 

wholly within highway land , notwithstanding an ongoing dispute over land 

ownership in that area 

• An amended plan to clarify proposed parking provision. There are now a total 

of 65 spaces ( 21 in car ports , 3 in garages, 34 allocated spaces and 7 

unallocated spaces ) 

• A detailed plan to show pedestrian access arrangements within the site 

including pavements, footpaths, shared surfaces and the main access road 

into the site  

• Provision of a refuse/recycling layout plan and a fire engine turning plan to 

demonstrate that large vehicles can turn within the site and exit safely in a 

forward direction  

• Explanation that sustainable drainage provision will be in the form of 

underground storage , rather than open attenuation measures such as ponds 

and swales, due to constraints arising from tree root plates 

• Explanation of the calor gas storage provision on site , as the site is off the 

gas grid  

 

4. The applicants do not appear to have submitted any amended supporting 

documentation on matters which were the subject of concern in a large number of 

the first round consultation responses , in particular the Transport Assessment and 

the effect of the proposed development on traffic levels and parking in Hamsland . 

However an additional Technical Note was provided to address concerns raised by 

WSCC Highways.   

 

5. MSDC are now inviting comments on the amended plans in a second round of 

consultation. The Parish Council are asked to consider these amendments and 

whether the concerns previously raised have now been satisfactorily addressed , or 

whether they have not and the earlier holding objection should now be hardened 

up into a position of outright objection to the application.  
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6. For ease of reference, the various issues previously raised are set out in the table 

below, together with any changes or clarifications made, and an assessment of 

whether the matter is now satisfactorily addressed. 

 

 
Summary of issue 
raised in HKPC holding 
objection –February 
2021 
 

 
Have any 
amendments or 
clarifications been 
made in response? 

 
Planning consultant’s assessment 

 
1. Prematurity and 

prejudice to Site 
Allocations DPD and 
NDP processes  

 
No, as this is a 
procedural point 
relating to the timing of 
any early decision on 
the application by 
MSDC (rather than the 
content of the planning 
application), and 
whether this is 
premature and 
prejudicial to decisions 
on future allocations of 
land for housing 
development in the 
village which are more 
properly made as part 
of development plans 
which are subject to 
independent 
examination (MSDC’s 
Site Allocations DPD 
and HKPC’s 
Neighbourhood 
Development Plan) 

 
This concern remains as : 
 

(a) The Site Allocations DPD is 
currently at examination. The 
Inspector will hold a “virtual 
hearing” on the draft plan’s 
proposed housing allocation on 
the application site (SA29) on 
June 10 and publish his report  
later in the year 
 

(b) The Horsted Keynes NDP was the 
subject of Reg.14 consultation in 
autumn 2020. The Parish Council 
have now set up a Steering Group 
to re-visit the issue of housing 
development allocations 
 

The application proposals remain a 
“departure” from the existing 
development plan and are sited within a 
nationally protected landscape .They 
should not be considered by MSDC at least 
until the DPD Inspector has confirmed 
whether or not the site should be 
allocated for housing development.  
 

 
2. Site access and 

impact on adjacent 
trees  

 
Yes, further information 
has been provided with 
a revised plan to show 
proposed access works 
and visibility splays at 
the entrance to the site 
, which the applicant 
states can be achieved 
within highway land, 
notwithstanding 
ongoing dispute about 
land ownership in that 
area. 
 
There is also a revised 

 
The revised drawings supplied by the 
applicants appear to show that it is 
technically feasible to construct a 
satisfactory access and visibility splays 
within highway land. This is, of course, 
subject to confirmation by WSCC 
Highways, who are also being consulted on 
the amended application plans. 
 
However , land ownership in the site 
entrance area is still in dispute and a local 
resident has carried out detailed 
measurements and analysis which lead 
him to query whether it is possible for the 
applicants to: 
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tree works schedule 
which indicates that the 
hawthorn/holly at the 
site entrance will need 
to be removed, and 
that a common oak and 
several hornbeam trees 
flanking “Summerlea” 
will require crown 
lifting works to remove 
branches that could 
otherwise impede 
traffic movements.  
 
The applicants have 
done investigations of 
tree roots in this area 
and their relationship to 
construction of the 
access road. Detailed 
proposals to manage 
this situation are still 
being explored , which 
the applicants consider 
could be covered by a 
planning condition   
  

 
a) provide an adequate site entrance, 
wholly within highway land controlled by 
WSCC 
 
b) provide adequate sight lines for vehicles 
entering and leaving the application site  
 
c) provide sufficient room to allow refuse 
vehicles to enter and leave the site , given 
the existing pattern of parking in 
Hamsland 
 
The resident has stated that HKPC may 
wish to pass his analysis onto MSDC and 
WSCC to ask them to review his material 
and to satisfy themselves on these points.  
 
[ Any works on highway land would need 
to be covered by an agreement between 
the applicants and WSCC Highways under 
section 281 of the Highways Act 1980 : this 
is separate to any agreement with MSDC 
under section 106 of the Town & Country 
Planning Act 1990 ] 
   
Even if the site access proposals are 
technically feasible and deliverable, there 
is still clearly an environmental impact in 
the loss of one tree and pruning works to 
“lift” several others around the site 
entrance.  
 
Although it is good to see that detailed 
investigations are underway to assess 
possible measures to safeguard tree roots 
during access road construction, there is 
not – as yet - a specific set of proposals by 
which this could be achieved.  
 
This matter should be resolved prior to 
consideration of the planning application 
and not “left in the air” by a planning 
condition which would require details to 
be submitted and approved prior to 
commencement of the development   
 

 
3. Pedestrian access 

arrangements  

 
Yes. The applicant has 
supplied a detailed plan 
to show pedestrian 
access arrangements 
within the application 
site with a mixture of 
pavements , footpaths 
and shared surfaces 

 
It is now much clearer how pedestrians 
would be able to move around within the 
application site. The proposed 
arrangements are similar to those on 
many other modern housing sites of a 
similar size  
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4. Traffic impact data 

 
No. The applicants do 
not appear to have 
provided any updated 
information in response 
to previous concerns 
raised by HKPC  
 
The applicants consider 
that the proposed 
development would not 
result in a “severe” 
traffic impact along 
Hamsland and so would 
be acceptable in terms 
of national planning 
policy ( National 
Planning Policy 
Framework)  
 

 
This was a particular concern of the Parish 
Council and local residents, who felt that 
the Transport Statement failed to provide 
accurate and up-to-date information on 
traffic and parking impact, particularly on 
Hamsland. 
 
Further comments on this point are 
awaited from WSCC Highways.    
  

 
5. Availability of 

electric car charging 
systems 

 
No additional provision, 
or cabling for future 
increased provision,  
indicated 

 
It is disappointing that further provision is 
not being made , given the increasing 
popularity of electric cars and the need to 
address climate change concerns 
 

 
6. Parking provision 

 
Yes. A detailed and 
updated parking plan 
has been provided 
indicating a total of 65 
spaces on the site  
 

 
This provision is in line with WSCC 
Highways comments of 22 March, 
indicating that “WSCC Guidance for 
Parking at New Developments” (Table 2) 
requires 65 spaces overall, of which 59 are 
allocated to residents of the development 
and 6 to visitors. 
 
However , further comments are awaited 
from WSCC on the latest ( April 27) plans 
submitted by the applicants   
 
 

 
7. Green infrastructure 

framework 
 

 
The applicants have 
proposed a revised 
layout which offers a  
more “outward looking” 
scheme - with fewer 
rear residential gardens 
extending to the edge 
of the site or taking in 
important hedgerow 
trees – and more 
coherent and 
connected open spaces 
and nature 
conservation areas, 

 
The revised plans represent a significant 
improvement over the original proposals, 
particularly in providing a connected strip 
of open space and nature conservation 
areas along the western side of the site. 
This also provides greater protection for 
hedgerow trees there and this reduces the 
impact of the development on the wider 
AONB landscape. 
 
Modern housing estates often involve the 
setting up of a site management company 
to maintain communal areas such as open 
spaces. These are usually financed by 
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which will be under the 
control of a site 
management company 
 

annual resident subscriptions. 
 
 
  

 
8. Imposition of Tree 

Preservation Orders  
 

 
No proposals by MSDC 
for imposition of TPOs 
to protect trees around 
the edge of the site.  
 
However , the revised 
layout affords these 
trees more “room” and 
greater protection if 
covered by a site 
management company , 
than if incorporated in 
residential gardens   
 

 
The need for TPOs is reduced if the trees 
around the edge of the site are covered by 
a site management company seeking to 
maintain site amenities for the general 
benefit of its residents and neighbours, 
rather than trees being incorporated into 
individual residential gardens.   
 
 

 
9. Mix of housing : 

provision of more 
smaller units 

 
No change 

 
As previously indicated, the draft NDP has 
a policy seeking a focus on meeting local 
housing need for smaller 1 and 2-bed 
units. However , given the stage of 
progressing the NDP and the recent 
decision to defer consideration of the 
autumn 2020 Reg. 14 consultation 
response for further work on housing 
allocations, this policy currently has little 
weight and so it is difficult to press the 
issue further 
 

 
10. Planning controls to 

cover impact of 
construction works 

 
This would be a matter 
for MSDC to impose via 
a planning condition, if 
they decide to grant 
planning permission, 
rather than a matter for 
the applicant.   
 

 
The impact of construction works on local 
residents remains a major concern and it is 
recommended that the Parish Council 
continue to press MSDC for a 
comprehensive plan to be agreed for the 
management and mitigation of external 
impacts arising during construction works, 
in the event that planning permission is 
granted.  
 
Furthermore , HKPC may wish to ask to be 
consulted on the detail of such a plan 
before it is approved by MSDC  
 
This matter is usually covered by a 
planning condition requiring a 
Construction Environmental Management 
Plan (CEMP) to be submitted to and 
approved by the planning authority prior 
to the start of works.  
 
CEMPs are usually tailored to the 
individual development concerned and 
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can include matters such as :  
 

• working hours on site 

• lorry routing and delivery 
times 

• contractors’ and sub-
contractors’ parking  

• noise and vibration 
suppression , 

• dust suppression  

• artificial illumination  

• wheel washing and road 
cleaning , 

• avoidance , control and 
reporting of pollution 
incidents  

• protection of trees 
during construction 

• site liaison and contact 
arrangements 

 

 
 

11. No street lighting 

 
 
No change 

 
 
The original plans did not propose any 
street lighting within the development and 
this is still the case. Under WSCC ‘s current 
policies , Horsted Keynes is a “no street 
lighting“ village 
 

 

7. The Parish Council are asked to consider the points above and consider whether 

their concerns have been satisfactorily addressed or, alternatively, whether they 

wish to harden their holding objection into outright objection to the application 

proposals , as now revised . In doing so , the Parish Council will need to consider 

which of the issues above ( and indeed any others which may have arisen since 

earlier consideration in February 2021) would form the basis of such an objection. 

 

8. The amended proposals are still out to consultation and further issues may be raised 

by consultees prior to the HKPC meeting on June 15. If this is the case , any such 

issues will be reported verbally to the meeting  

 

9. In responding to MSDC, the Parish Council may also wish to indicate any planning 

conditions it would wish to see imposed on the applicants in the event that planning 

permission is granted.  The National Planning Policy Framework (2019) advises that 

“planning conditions should be kept to a minimum and only imposed where they are 

necessary, relevant to planning and to the development to be permitted, 

enforceable, precise and reasonable in all other respects”. 
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Lindsay Frost 

5 June 2021 

___________________________________________________________________________ 

APPENDIX A  

HKPC COMMENTS - 23 February 2021 

The Parish Council resolved to make a HOLDING OBJECTION  to the application, objecting to 

it as it stands , but seeking further clarification on a number of matters , and seeking 

amendments to a number of aspects of it , pending which they will review their position 

The Parish Council ask to be re-consulted by MSDC on any amended proposals received 

from the applicants as a result of this, and other, representations 

1. This application may be premature and prejudicial to the consideration of future 

housing development allocations in the Site Allocations DPD and the NDP and could 

pre-empt decisions properly made through the development plan process. The 

application should not be determined until the DPD examination hearings have been 

held in spring 2021, and receipt of the Inspector’s report on whether he confirms the 

SA29 allocation. 

2. The applicants should be asked to provide further information to clarify the site 

access and access road arrangements as detailed in paragraph 3.9 of the attached 

report, including arrangements to safeguard the root plates of trees adjoining the 

site entrance. 

Additionally, the Parish Council seeks further information on all the issues raised in 

the objection lodged by a local resident, Mr Paul Fairbairn ( please see attached) , in 

particular  Appendices G and H of the applicants’ submitted Transport Statement and 

the space available in the highway to accommodate adequate visibility splays and a 

usable lay-by opposite the proposed site entrance, particularly to serve larger service 

vehicles such as refuse /recycling collection trucks.  

3. The applicants should be asked to provide further information to clarify pedestrian 

access arrangements into, and within, the site as detailed in paragraphs 3.11 and 

3.14 of the attached report. 

4. The Transport Statement supporting the application should address the issues set 

out in paragraph 3.15 of the attached report and re-assess traffic impact on the basis 

of more up-to-date and accurate information. 

5. The applicants should be asked to make additional electric car charging systems 

available in accordance with WSCC policy. 

6. The provision of parking spaces in the proposed development falls short of the level 

of demand indicated by the WSCC Car Parking Demand Calculator (although precise 

numbers planned need further clarification by the applicant and WSCC Highways). 
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The applicants should review their proposals in order to provide sufficient parking 

within the development and avoid any overspill of parking demand into nearby 

residential streets. 

7. The proposed development lacks any clear green infrastructure framework with only 

very small and disconnected amenity /ecology areas, and a failure to integrate them 

with opportunities for sustainable drainage. This aspect of the scheme needs to be 

reconsidered as part of a wider layout review to address the parking and housing mix 

concerns raised with this holding objection. It is not clear how the development will 

deliver net biodiversity gain.  

8. MSDC should impose Tree Preservation Orders to safeguard the most important 

trees around the southern and western boundaries of the site and negotiate a 

suitable management regime for the hedgerows in these locations, to preserve and 

enhance the landscape setting of the site. 

9. The applicants should –as part of their review of the layout of the site – consider the 

provision of additional 1 and 2 bed dwellings, and fewer 3 and 4-bed dwellings, in 

order to more closely meet local housing needs. 

10. If it is ultimately decided to grant planning permission, MSDC are asked to 

impose planning conditions to manage and mitigate the impact of construction 

works as set out in paragraph 3.33 of the attached report. 

11. Any lighting on the site should be confined to discrete illumination necessary 

for safety, security and crime prevention. Horsted Keynes is currently a “no street 

lighting” village  

 


