
NPSG meeting with Rydon: 17 June 2021 

Meeting with NPSG and Rydon Homes on 17 June 2021 at 11:00 am (held by ZOOM) 

Present: 

Sarah Webster 

Paul Fairbairn 

Loz Allan 

Phil Miles 

Paul Mepham (Rydon Homes) 
Chris Hough 
SIGMA PLANNING SERVICES 

Michaela Frost (Clerk) 

 

The attached Questions were sent to Rydon Homes prior to the meeting. 

 

Apologies – Hilary Watson and Celia Forman 

 

The Clerk recorded the meeting via ZOOM. 

 

Declarations of Interests: 

Phil Miles – Editor of the “Our Horsted Keynes” website and Secretary of HKCLT Feasibility Group. 

Paul Fairbairn – Chairman of HK CLT Feasibility Group – also worth mentioning that he has submitted 

documents regarding access issues re current planning application. 

 

Ground rules of the meeting were also circulated and Agreed. 

 

Cllr Webster updated the meeting about the Parish Council meeting for the St Stephens Planning 

Application which was held on 15th June 2021 and it was note that the PC would be putting in an 

objection in on the planning application. 

 

Prior to this meeting Rydon had circulated further documents which had been circulated to the 

Steering Group. 

 

Paul Fairbairn indicated that there were three parallel matters running at the same time – DPD, 

Planning application and then NP Steering Group work regarding Regulation 14 draft of village 

Neighbourhood Plan.  The Parish Council were now submitting an objection to the current planning 

application. This meeting was seeking to focus primarily on the third of those matters, i.e. any 

potential Neighbourhood Plan allocation for housing on this site  

 

Paul Fairbairn indicated that it was hoped that this meeting would be the beginning of a dialogue 

between the Steering Group and Rydon’s.  

 

Paul Fairbairn highlighted the Group’s concerns over density – there was  real concern that 30 

houses on that site was too dense.   The density meant that the development would extend a hard 

edge of the village into the countryside – there was no gap between the development and the 

existing countryside.  Paul questioned whether Rydon would consider less density.   

 



Paul continued that the NPPF set out that there should be efficient use of land for other uses like a 

surface pond, greater connected to ecology – the concern was  that because of the 30 homes there 

was not enough space to soften the development – part of that “softness” could be larger gardens 

and public space – the affordable houses could do with communal space.  Running out of a softer 

edge out to the countryside. 

 

Chris and Paul from Sigma and Rydon explained that the starting point was the generic density which 

in this case was set out in SA29 and local planning policies and the development sought to achieve 

that - 30 dwellings per hectare has been the medium.  Anything below 30 was a low to medium 

density to start with.  They explained that there was a requirement that land should not be wasted 

and should be optimised and this was entrenched in the NPPF.  Traditional densities would have to 

be increased.   Start with the generic figure and test that with layout and that has shown that 30 

dwellings have worked.   They continued that the development/application was in line with local 

planning policy and a good quality development.  If this was refused on density grounds then that 

would be when Rydon’s would review it.  If the situation was that the SA29 allocation and planning 

application fail on density grounds then we would reconsider it…not in Rydon’s hands completely as 

financial implications of this and would be in the hands of the landowner too.  A reduced scheme 

would have to be agreed by the Landowner. 

 

Paul Fairbairn highlighted that under NPPF para 118b, in the section regarding ‘Making effective use 

of land’,  established that undeveloped land can be maintained for uses other than dense 

development.  Mid-Sussex’s Design Guideline DG18 also encourages development to be less dense 

on the edge of rural developments – underpinning the concerns of the village. 

 

Paul also continued by highlighting concerns about the development mix, but also wished to 

understand its commerciality.  He explained that draft policy in the emerging NP sets out the context 

of housing need in the village and suggested that the Inspector at the Birch Grove Road appeal had 

endorsed the quantum of demand for affordable homes and so there is a reasonably established 

current demand.  For the village, a development on St Stephen’s Field would be better orientated to 

the smaller homes part of the market.  He asked whether the developers would consider a 

development which had a more bias towards the smaller homes.  He explained that if the developers 

were exclusively to go for affordable homes there might be Affordable Homes Programme grants 

available.  Is there any mileage in aligning more closely with local needs he asked?   

 

Rydon:  In response Rydon suggested that the provision of affordable homes was included in the 

development and the Council’s Housing Officer was satisfied with the number provided.  The 

scheme submitted was compliant and was supplying maximum number of affordable housing.   

 

Paul Fairbairn suggested that the draft policy in the emerging Neighbourhood Plan reflected the 

demonstrable need to push the housing mix to provide more affordable homes beyond the generic 

30% minimum requirement on sites subject to a s106 agreement. 

 

Rydon  responded and confirmed that in terms of current policy the development was  complaint 

and  if there was going to be another policy then this would have to be tested.  Rydon suggested that 

they could not assume aspiration if the policy was yet to be made.  Rydon’s confirmed that 

compliance with policy was to a high standard -an emerging policy was given no weight. 

 



Rydon’s explained further with regard to the Housing mix – Chris Hough from  Sigma had submitted 

a substantial representation that fundamentally challenged HK3 and suggested that there was not 

any  evidence to support the mix laid out in HK3 - especially the 1 bed houses and  would not 

recommend social housing.  At least two beds are needed. He suggested that HK3 policy was wrong 

with the emphasis on 1 bed properties,  should be on 2 and 3 bed mix.   

 

Phil Miles  explained the difference between the dwelling mix – the housing needs survey looked for 

people who needed houses in the affordable element.  Most of the people responding were for 1 to 

2 bed housing.  He explained that there was a need to regenerate these in the village.  Phil Miles 

further suggested that perhaps there was a need for another survey  to evidence this further. 

 

Phil asked if Rydon’s proposals for affordable housing included a percentage of “First Homes” that 

would remain affordable in perpetuity. Chris advised that there were currently no plans to 

incorporate any “First Homes” within the scheme.    

 

Sarah Webster  advised that consultation was also about retirement homes and who would like to 

stay in the village and would like to downsize.  This was from the public participation held in the 

village.  This is the where HK3 Policy came from. 

 

Loz Allan suggested that homes need to be genuinely affordable. 

 

Rydon:  In terms of affordability mix Rydon explained that they had been guided by the Council’s 

Housing Officer and were  guided by what they are saying is needed 

 

Sarah Webster explained further that  the 2017 plan was withdrawn and the policy that went to Reg 

14 consultation and this is the basis of the housing mix. 

 

Paul Fairbairn went on to discuss the Transport Assessment – MSDC stated to the Inspector in March 

that they would require a Transport Assessment.   The SADPD and application at the moment are 

both underpinned by a Transport Statement – access is the main concern for the village .  Paul asked 

Rydon whether, given the commitments that MSDC have made, they would they produce a 

Transport Assessment? 

 

Rydon sought clarification and questioned what Paul Fairbairn meant  by a Transport Assessment 

rather than Statement?  Rydon confirmed that  they had produced a Statement which  runs to 92 

pages and was a detailed document that addresses main issues.  A Transport Assessment would 

normally  be used in larger schemes to assess the impact on the wider road  network.  Rydon 

explained further that in terms of this size development there was not a need to  look at a wider 

network.  Rydon explained that they had been advised that this development was  suitable for a 

Statement and County Highways have accepted the Statement and have agreed would not have an 

impact on wider network.  The Transport Assessment would not change the access.  Rydon 

continued and advised that they had been told that a Transport Assessment was not suitable  for 

anything below 50 units and this was dependent on severity of other highway conditions.  Highways 

have confirmed this development does not require more than a Statement. 

 

Paul Fairbairn explained that the Transport Assessment would focus  on access to the site and the 

wider issues in and around the village - the current Transport Statement is silent on impact  and does 

not address the impacts of parking in Hamsland.  There are very small roads coming into the village 



and the residents are concerned on the impacts given the narrow roads into the village and around 

the village and in Hamsland west and in Sugar Lane.  There are very narrow pinch points with parking 

on them to which the proposed development will be adding traffic – the real concern in the village 

was there was no attention to this in the Transport Statement and this would therefore benefit from 

being better understood.  Particular instructions had been given to the road safety auditors with 

regard to the site access and the drop kerb pedestrian crossing, but still no consideration or 

instruction had been given to the road safety auditor to look at the safety concerns  The developers 

need to demonstrate a safe access.  There are real concerns over emergency access also.   The 

parking survey in July 2019 was not correct as parking levels in this part of the village are a challenge.  

Paul asked Rydon whether there was any acknowledgement from them that the parking survey had 

unreliable data in it and asked whether they would have any inclination to mitigate the effects of the 

development on the western section of Hamsland? 

 

Rydon:  The representatives from Rydon responded  and said that main concerns are access and 

local issues and so a Transport Statement suffices.  The assessment of transport – traffic consultants 

are appointed with no limitations and they have to assess through their expertise the extent of the 

problems.  This is what the Transport Statement does  and you may disagree what is in there but 

they have made assessments from their expertise.   

 

Paul Fairbairn suggested it would be helpful for the parking survey to be repeated and for 

consideration to be given to mitigation in particular regarding Hamsland West, especially as there is 

far more parking there then the current survey picked up. 

 

Rydon:  Rydon explained that the  County Highways was satisfied with the Transport Statement with 

regard to safety and access.   

 

Paul Fairbairn reiterated that he believed the dilemma was the parking stress survey does not link 

with day to day experience in the village.  Paul suggested that perhaps the surveyors  did this on a 

time when people were on holiday.  Paul explained that he had been to the site on  6 occasions to 

test the data. The Steering Group believed it would be good to get the parking survey re-checked. 

 

Rydon: The representatives from Rydon and Sigma explained about TADs (Total Access Demands.   

Total Access Demands is a WSSC term and developers have  to contribute to this.  WSCC sets out 

their requirements and TADS monies have to be used by WSCC and they may decide to put a lay-by 

in and they choose to spend the money in the locality.  Rydon’s have to contribute to this through 

s106 contributions and WSCC decide where this monies are spent.  The Parish Council can put their 

considerations through to WSCC for potential impacts according to this development. 

Rydon’s continued and explained that the incremental impact on the  situation is assessed and there 

is a clear test in NPFF and the test is “severe” and this is the test that has been applied. 

 

Paul Fairbairn concluded this section by remarking that there had been no response by Rydon to the 

quantitative information he had supplied on the Parking Survey – he suggested further that this 

information gave rise to grounds for Rydon revisiting car parking survey? 

 

 

Paul Fairbairn:  Paul Fairbairn asked questions about utilities at the site and sought more 

understanding about what the plans are regarding utilities. 

 



Rydon:  Rydon explained that there was no gas on site – surface water discharged to south west of 

the site.   Sewage would be collected in a holding tank and pumped to the sewer in Hamsland. 

Electricity supply with small cables.  Aware of tree roots and do not wish to destroy trees.  A survey 

has been undertaken with trenching.    The root system will not be adversely affected by the road 

system.    If roots were to be encountered then the development would mole underneath. 

 

Paul Fairbairn: Paul asked a question regarding the amalgamation of two sites and asked if the 

developers had any thoughts to site amalgamation with the Diocese?   

 

Rydon:  Rydon confirmed that there had been discussions with the Diocese during the early stages.  

However, they indicated  that there were question marks over whether it was a community asset 

and whether a changed use was appropriate.  Due to a number of complicated issues, Rydon were 

not currently interested in acquiring the site. 

 

Paul Fairbairn: - Climate – to encourage development to be carbon neutral/ use renewable energy, 

why does the planning application have a communal calor gas storage tank?  

 

Rydon:  Clearly there is no gas in the village, but the application site must look at building regs and 

protect all possibilities.  If the development were to use calor gas, then the application needs to 

identify where it will go.  

 

Paul Fairbairn:  With regard to the 2030 ban on sale of petrol and diesel cars, it would be helpful to 

have clearer understanding of level of provision for electric car charging. 

 

Rydon: We are installing them within individual properties and see them as a sales incentive, but not 

on communal spaces. 

 

Paul Fairbairn:  Construction impact is a real concern for villagers in the cul de sac, particularly given 

the density of development proposed to be constructed on the site. On-street parking and the tidal 

inflow of construction traffic conflicting with an outflow of residents’ vehicles are particular 

concerns.  Planning application is quiet on that at the moment. 

 

Rydon:  too early at the moment and will be evaluated. 

 

Phil asked if Rydon would be prepared to consult with the Parish Council on the drafting of their 

Construction Environmental Management Plan and it was confirmed that they would. 

 

Phil also asked if Rydon would subscribe to the Considerate Constructors Scheme and it was 

confirmed that they would. 

 

 

 

Meeting Ended at 12:45 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Ground rules and Questions Agreed prior to the meeting: 

 

HK Neighbourhood Development Plan Steering Group 

Questions for Rydon Homes regarding “Land south of St Stephen’s Church” 

 

Density of Development 

In the recently approved MSDC Design Guide, ‘Principle DG18: Create a positive 

development edge’ states that ‘At the rural edge lower density development will normally 

be necessary.’  The village (as distinct from the parish) has about 450 dwellings contained 

within an area of about 40 hectares, on average a density of about 11.3 dwellings per 

hectare.  Rydon is currently seeking planning permission for 30 new homes on a 1.13ha site 

on the rural edge of the village in the AONB at a density of 26.5 dwellings per hectare.  

Widespread concern about the scale of the proposed development can be seen clearly in 

the feedback made in the HKNDP Regulation 14 consultation and can be seen in many 

responses by villagers to the SADPD process and to the current planning application.  A 

significantly large number of villagers want no development on this site, but others would 

accept less development on this site. It is increasingly clear to HKPC that a development of 

30 homes on this site on the edge of the village brings with it many unattractive attributes, 

which has led to its recent decision to withdraw its support for the SADPD proposed 

allocation of 30 dwellings on this site. 

Question1: Against that context, can Rydon understand the concern that has been expressed 

that 30 dwellings is too great a density on this rural edge of village site?  



Question 2:  Whilst it might be less commercially attractive for Rydon, could a less dense 

development on this site be a viable alternative for Rydon? 

 

Horsted Keynes Housing Need and Development Mix 

Draft Policy HK2 in the HKNDP sets out context for local housing needs and the scope for 

‘Community-led Housing’.  Draft Policy HK3 sets out the desired housing mix to meet local 

evidence-based needs in Horsted Keynes.  The need for additional affordable housing in 

Horsted Keynes to meet local needs was broadly endorsed by the Inspector in the recently 

rejected appeal for development on Birch Grove Road to the south of Robyn’s Barn.  

Draft Policy HK3 sets out a targeted Dwelling Mix of 40% 1 bed, 40% 2 bed and 20% 3 bed 

homes for proposed developments of more than 5 dwellings in Horsted Keynes.  Rydon’s 

current proposed dwelling mix is 20% 1 bed, 30% 2 bed, 40% 3 bed and 10% 4 bed, which is 

markedly different from the evidence-based local need set out in Draft Policy HK3. 

Question: Would Rydon consider dramatically altering their development mix to more-

closely align with the evidence-based need set out in Draft Policy HK3?   



Transport Assessment 

MSDC has stated to the SADPD Inspector in March 2021 that Rydon will be required to 

produce a Transport Assessment to support any planning application on this site.  Rydon 

confirmed to HKPC’s planning consultant as long ago as summer 2019 that it would produce 

a Transport Assessment, which was reported to HKPC at its meeting on 10th September 

2019.  To date, only a Transport Statement has been produced to underpin both the SADPD 

process and the current planning application.  

Question:  Given the widespread concern within the village about current inadequate access 

to this site, will Rydon commit to produce a full Transport Assessment to support this process 

and any planning application for development on this site?   

 

Hamsland 

Hamsland and Challoners currently accommodate 120 out of c.450 homes within the village 

– this one area accommodates about a quarter of the homes in the village.  Rydon’s 

proposed development would take this area up to about 30% of homes in the village.  One 

of the huge areas of concern for residents, expressed over many years at Parish Council 

meetings, at SADPD Regulation 18 and 19 consultations, and at the HKNDP Regulation 14 

consultation is the impact of the development on the restricted access along Hamsland.   

Question 1: Does Rydon accept that there is any merit in villagers’ clearly expressed concern 

that the car parking survey in the Transport Statement, carried out in July 2019, is not an 

accurate reflection of parking levels along Hamsland?    

Question 2: Does Rydon have any plans to mitigate the impact of its development on 

Hamsland, in particular the western stretch which frequently operates as a single-track road 

with two blind bends due to the narrow c. 5.5m wide road in this section with cars parked 

along much of its northern side?  

Question 3: Does Rydon accept that, depending on its form, such mitigation could provide 

betterment, by contrast with current unsatisfactory conditions, to residents otherwise 

potentially adversely affected by the proposed development? 

  



Access 

There is concern expressed within the village that Rydon does not control all the land that it 

needs to provide a safe access to the site, given the very narrow site entrance. That debate 

will be concluded elsewhere, but we should all be able to agree what needs to be achieved 

at the access to the site for any material development on this to be possible. 

Question: Are we agreed that the site access should provide: 

-  a 5.5m wide site access road 

-  a 1.5m wide footpath link to Hamsland on the east side of the access road 

-  at least 1.5m wide footpaths on both sides of Hamsland adjacent to the site entrance 

-  at least 0.5m wide verge on the west side of the access road 

-  at least 5.7m clear swept path on Hamsland for refuse vehicles entering/leaving the site 

-  at least 2m lay-by width opposite the site entrance to maintain existing on-street parking 

-  suitable visibility splays contained within the Highway and on land within Rydon’s control?  

 

Utilities 

Concern has been expressed by villagers that the construction of the site access road and 

provision of buried services will cause irreversible damage to the mature trees alongside the 

site access road, with a consequential adverse impact on the AONB. 

Question: Can Rydon please clarify for us how each of the following services is proposed to 

be provided to or from the site: 

-  Potable water 

-  Foul drainage 

-   Surface water drainage 

-   Electricity 

-   Telecomms 

  



St Stephen’s Church 

St Stephen’s Church is now redundant and forms an enclave adjoining Rydon’s site which 

restricts access to the site. 

Question 1: Have any discussions been held with the Diocese of Arundel regarding possible 

acquisition of the redundant church site in order to amalgamate the two sites to provide 

easier access to and servicing of the site from Hamsland? 

Question 2:  If so, what would Rydon’s site allocation aspirations be for the amalgamated 

site? 

 

Climate Change 

District Plan Policy DP39 encourages the use of renewable sources of energy and HKNDP 

Draft Policy HK11 builds on that to encourage that, within Horsted Keynes, “Built 

development should aim to be carbon neutral or as near to carbon neutral as possible”. 

Question 1: In the light of those two policy goals, why is it proposed to provide communal 

Calor Gas storage to the development? 

Question 2: In the light of the UK Government ban on the sale of petrol and diesel cars from 

2030, why is every house not being provided with (or having provision clearly made for) 

electric vehicle charging points?  

 

Construction Impact 

HKPC and villagers have significant concern about the impact of constructing such a dense 

development on the surrounding streets, particularly given the highly constrained access 

along Hamsland and the limited on-street parking available in the area for residents, let 

alone any construction personnel.  To date , the current planning application documentation 

has remained conspicuously silent on this matter. 

Question: Has Rydon anything that it can say to provide reassurance to villagers that they 

have credible solutions in mind to address this significant 

 

 

 

 

 

 

 

 

 

 

 

 



Ground Rules for Horsted Keynes Neighbourhood Development Plan Steering Group 

(NDPSG) Meetings with Site Owners 

 

1. This NDPSG is a sub-committee of Horsted Keynes Parish Council (HKPC).  Its remit is 

to make recommendations to HKPC for debate and decision regarding the emerging 

Horsted Keynes Neighbourhood Development Plan (HKNDP).   

 

2. The NDPSG is NOT empowered to make decisions, only to make recommendations.  

Therefore, any apparent agreement arising within (or as a result of) this meeting is 

Without Prejudice to the ability of either party’s decision-taking body subsequently 

to come to a different conclusion and decision. 

 

3. These meetings therefore present an opportunity for both parties to explore openly 

any issues and options for the site(s) in question without any binding commitment at 

this stage.  

 

4. The minutes of these meetings, which will be part of the public record of this HKNDP 

process, will be headed Without Prejudice to confirm this status. 

 

 

 

 

 

 

 

 

 

 


