
Land to the South of 
St Stephen’s Church,

H
am

sland, H
orsted Keynes

Land ow
nership and highw

ay configuration at proposed 
site entrance



Introduction

•
This docum

ent review
s Rydon/RPS’s updated Proposed Site Access, 

Visibility Splay draw
ing 1044-FA-203 Rev C w

hich Rydon has subm
itted as 

Action N
ote 11, Appendix 5 (Ref: REP-2140-002e)

•
It com

pares this draw
ing w

ith:
•

Rydon/Aston Land Survey’s Site Survey draw
ing 1 of 3 (HHK/1760/1 of 3a)

•
Localised additional survey undertaken by Rydon

•
Localised m

easurem
ents and cross sections taken around the site entrance by 

Paul Fairbairn to seek to locate key features e.g. footpaths, gate posts, fence posts 
and w

alls
•

U
pdated highw

ay boundary inform
ation supplied by W

SCC
•

It tests w
hether the site access and visibility splays can be delivered on the 

highw
ay and land w

ithin Rydon’s control, w
ithout loss of essential on-street 

parking 
•

Rev C (Action N
ote 11, Appendix 5) m

akes m
inor m

odifications to the 
access and introduces a critical additional line w

hich appears to confirm
 

that the site access needs additional land beyond that in Rydon’s control.



Extract from
 Sub-station Title Plan 

W
SX296299

Appears to show
 sub-station 

plots w
ithin Tonsberg

(now
 

Sum
m

erlea) landholding, 
w

ith clear gap betw
een SA29 

boundary and sub-station



W
SCC highw

ay boundary confirm
ation

Show
s Sum

m
erlea

plot 
w

hich W
SCC has used to 

define lim
it to w

hich its 
confirm

ation applies

Highw
ay boundary at site 

entrance can be inferred, 
but is not currently 
confirm

ed beyond 
illustrated Sum

m
erlea

plot



Rydon earlier Rev B access proposals

Highw
ay boundary 

show
n incorrectly in 

this area of the plan 

(Ref: padocs.m
idsussex.gov.uk/PublicDocum

ents/ 00770027.pdf)

Show
s intention to create 

a m
inim

al 0.5m
 verge to 

boundary of land w
ithin 

Rydon’s control



Rydon updated Rev C access proposals

Red dash depiction of Highw
ay 

boundary does not follow
 back 

of tarred footw
ay in this area

(Ref: SADPD REP-2140-002e)

Red dash depiction of 
Highw

ay boundary 
now

 added to the plan 

N
ew

 line on draw
ing show

ing verge 
extending 1.0m

 beyond SA29 site 
boundary show

n on Rydon surveys –
see Rydon surveys below

.

Highw
ay boundary show

n incorrectly 
in this area of the plan –

should 
follow

 back of tarred footw
ay to end 

of Sum
m

erlea
plot 



Rydon
site survey at access point

(Ref: padocs.m
idsussex.gov.uk/PublicDocum

ents/00747906.pdf)

Back of footpath not surveyed 
on north side of Ham

sland

Enlarged extract show
n 

on follow
ing slide



Rydon
site survey -extract

St Stephen’s church w
all

Sum
m

erlea
w

all

2 m
etre increm

ents: 1:100 @
 A4

Location of footpath not surveyed 
on north side of Ham

sland



Location
of Paul Fairbairn survey 

31.4m
 chord entry to entry on boundary: 6 cross sections and key features to 

locate footpaths, verges and all boundary fence posts, gate posts and w
alls



Photosof survey site
31.4m

 chord entry to entry on boundary: 6 cross sections &
 key features



Photosof survey site

Local resident’s 2.4m
 w

ide van often 
parked at base of ram

p to his house, 
directly opposite site entrance

31.4m
 chord entry to entry on boundary: 6 cross sections &

 key features



Paul Fairbairn site survey

M
ultiple holly stem

s filling gap 
betw

een fences to each side

10.000 Datum

14.100

19.250

21.800

28.500

-2.900

21.150

20.000
19.500
18.900

13.860

17.400
17.600

2 m
etre increm

ents: 1:100 @
 A4

St Stephen’s church w
all

Sum
m

erlea
w

all
Tape m

easure from
 

Sum
m

erlea
entry to St 

Stephen’s entry as baseline 
‘chord’ for survey

31.4m
 chord entry to entry on boundary: 6 cross sections and key features to 

locate footpaths, verges and all boundary fence posts, gate posts and w
alls

Accurately locates north and south 
edges of 1.5m

 w
ide footpath



O
verlay of surveys –

good correlation

2 m
etre increm

ents: 1:100 @
 A4 M

ultiple holly stem
s filling gap 

betw
een fences to each side

St Stephen’s church w
all

Sum
m

erlea
w

all

The good correlation of these tw
o surveys 

gives confidence that this is a robust As Is 
base for review

ing the access proposals



Additional Rydon Survey to show
 trees



Additional Rydon Survey -annotation

SA29 boundary on this 
edge confirm

ed

Diverging boundary on 
this edge clearly incorrect

Gap betw
een SA29 

and sub-station 
boundaries show

n

Proposed Rev B site access road edge show
n



Allsurveys superim
posed

St Stephen’s church w
all

Sum
m

erlea
w

all

2 m
etre increm

ents: 1:100 @
 A4

Diverging boundary on 
this edge clearly incorrect

Gap betw
een SA29 

and sub-station 
boundaries show

n

Fence and gate position in 
additional survey clearly incorrect

N
one of  the m

arked tree positions in additional 
survey align w

ith boundary holly betw
een fence posts 

Rev B site access 
road edge

SA29 boundary on this alignm
ent 

confirm
ed in Rydon survey



Confirm
ed and inferred boundaries

St Stephen’s church w
all

Sum
m

erlea
w

all

2 m
etre increm

ents: 1:100 @
 A4

Gap betw
een SA29 

and sub-station 
boundaries show

n

Inferred Highw
ay:site

boundary 
follow

ing back of tarred footw
ay

Confirm
ed Highw

ay:Sum
m

erlea
boundary 

follow
ing back of tarred footw

ay

Inferred additional land 
w

ithin Rydon’s control

SA29 boundary on this alignm
ent 

confirm
ed in Rydon survey



2 m
etre increm

ents: 1:100 @
 A4

Rev B access proposals assessed

0.5m
 w

ide verge extends into 
land beyond site boundary 

and rem
oves holly tree 

beyond / on site boundary

1.5m
 w

ide footpath w
idth 

restricted by end of St 
Stephen’s Church w

all

5.7m
 zone for refuse vehicle sw

ept path 
clashes w

ith parked cars by up to c.0.5m
 

and parked vans by up to c.0.9m

SA29 boundary on this alignm
ent 

confirm
ed in Rydon survey

St Stephen’s 
church w

all

2.0m
 w

ide 
lay-by zone



St Stephen’s 
church w

all

2 m
etre increm

ents: 1:100 @
 A4

Rev C access proposals superim
posed

Bellm
outh has been 

m
oved south-w

est w
hich 

has reduced w
idth 

restriction on footpath

Traffic Signs M
anual requires Give W

ay line to be 
tangential w

ith kerb. 5.7m
 zone for refuse 

vehicle sw
ept path appears to clash parked cars 

by up to c.0.5m
 and parked vans by up to c.0.9m

N
ew

 line on Rev C draw
ing 

show
ing verge extending 1.0m

 
beyond SA29 site boundary

Back of footpath located 
inaccurately, so lay-by 
show

n too far to the north 

1.0m
 w

ide verge extends further into land beyond site 
boundary and rem

oves holly tree beyond / on site boundary

U
p to 1m

 w
ide triangle of land now

 claim
ed 

by Rydon in Rev C to m
ake the access w

ork 
and to provide visibility for pedestrians
=Land relied on by Rydon beyond its control 

to m
ake the access w

ork

SA29 boundary on this alignm
ent 

confirm
ed in Rydon survey

2.0m
 w

ide 
lay-by zone



Rev C CAD drafting inaccuracies

1) N
o survey to locate back of footpath, so 

new
 kerb to existing 1.5m

 w
ide footpath 

and parked cars in lay-by draw
n too far 

north –
resolution reduces w

idth available 
for refuse vehicle sw

ept path below
 5.7m

2) Traffic Signs M
anual requires Give W

ay 
line to be draw

n tangential w
ith kerb –

resolution further reduces w
idth available 

for refuse vehicle sw
ept path below

 5.7m

3) 5.0m
 radius kerb not draw

n 
tangential w

ith existing kerb –
resolution pushes arc south and 
therefore w

estw
ards for 3.5m

 
footpath arc to m

iss church w
all

4) 5.0m
 radius kerb not 

draw
n tangential w

ith 
proposed kerb –

resolution 
pushes arc further w

est

5) 5.0m
 radius kerb not draw

n 
tangential w

ith existing kerb –
resolution pushes arc south

6) Highw
ay boundary does not 

follow
 back of tarred footw

ay.  
Resolution of item

s 3), 4) and 5) 
pushes 5.0m

 radius kerb south 
and w

est even further onto land 
outside Rydon’s control



2 m
etre increm

ents: 1:100 @
 A4

Rev C proposals redraw
n accurately

SA29 boundary on this alignm
ent 

confirm
ed in Rydon survey

N
ew

 line on Rev C draw
ing 

show
ing verge extending 1.0m

 
beyond SA29 site boundary

Surveyed back of footpath w
ith 

accurately located lay-by  

St Stephen’s 
church w

all

Bellm
outh has been 

m
oved south-w

est and 
has elim

inated w
idth 

restriction on footpath

Access road and 1.0m
 w

ide verge extends into land 
and rem

oves holly tree beyond/on site boundary

U
p to 1m

 w
ide triangle of land now

 claim
ed 

by Rydon in Rev C to m
ake the access w

ork 
and to provide visibility for pedestrians
=Land relied on by Rydon beyond its control 

to m
ake the access w

ork

5.7m
 zone for refuse vehicle sw

ept path 
clashes w

ith parked cars by up to c.0.5m
 

and residents’ parked vans by up to c.0.9m

2.0m
 w

ide 
lay-by zone



Conclusions
•

This analysis has been draw
n carefully to scale using Rydon’s 

survey as a base to correct drafting errors evident in Draw
ing 

1044-FA-203 Rev C.  It dem
onstrates conclusively that Rydon:

1.
Can just provide acceptable visibility splays w

ithin the highw
ay 

and/or on land in its control, albeit this m
ay require X to be reduced 

to from
 2.4m

 to 2.0m
to avoid St Stephen’s church land; but

2.
Cannotaccom

m
odate the bellm

outh
access, w

ith a footpath to the 
east and a verge to the w

est, w
ithin the highw

ay and/or on land in 
its control; and

3.
Cannotprovide for the safe sw

ept path of refuse vehicles entering 
and leaving the site w

ithout losing essential parking on Ham
sland;

•
Each successive Revision of Draw

ing 1044-FA-203 has 
heightened concern that Rydon does not have control of the 
necessary land.  In Revision C, Rydon appears to confirm

 this by 
introducing a claim

 for a triangle of land that is not currently 
w

ithin its control, in order to provide the bellm
outh

access and 
a c.1m

 w
ide verge w

ith adequate visibility for pedestrians.



Rydon updated Rev C access proposals
(Ref: SADPD REP-2140-002e)

U
p to 1m

 w
ide triangle of land now

 
claim

ed by Rydon in Rev C to m
ake the 

access w
ork

=Land relied on by Rydon beyond its 
control to m

ake the access w
ork


