16/03/26 - Additional Supporting Information to Accompany Our Regulation 18 Submission
(Continuation of our existing representation, submitted by the landowners of HG4, Land at The Lodge)
This section provides updated supplementary evidence and clarification to support the policy, landscape, biodiversity, transport, heritage and deliverability considerations relevant to HG4, Land at The Lodge. It offers the Regulation 18 public consultation a clearer, more comprehensive understanding of the suitability, strategic role, and alignment with the most recent spatial, landscape and infrastructure evidence emerging through the Draft Local Plan process.

A1. Heritage Context – Confirmation of Non‑Designation
· The Lodge is not a designated heritage asset.
· It is not locally listed, nor identified as a non‑designated heritage asset (NDHA).
· It lies outside any Conservation Area.
Consequently:
· NPPF paragraphs 203 and 209 are not triggered.
This provides a robust heritage baseline for all future assessment. We remain committed to undertaking proportionate heritage and townscape appraisal at application stage. We are not aware of any previous heritage designation processes relating to the site.

A2. Transport, A21 Corridor and Safety‑Led Strategic Infrastructure Opportunity
A2.1 Settlement‑wide constraints (not site‑specific)
Hurst Green faces parish‑wide transport challenges:
· High car dependency
· Limited bus services
· Limited narrow and constrained footways
· A21 congestion speed and safety issues
These apply to all development in Hurst Green and demonstrate the need for strategic transport interventions rather than a cap on growth in any one location.
A2.2 Why HG4, Land at The Lodge is uniquely strategic for A21 improvements
HG4, Land at The Lodge’s location makes it uniquely able to contribute to:
· Coopers Corner (A21/A229) junction improvements
· Wider A21 safety upgrades
· Improved crossing and active travel infrastructure
Coopers Corner is one of the most documented safety priorities locally. HG4, Land at The Lodge is the only site in the parish positioned to meaningfully assist with resolving these longstanding issues.
Crucially, recent updates to the Draft Local Plan’s Development Strategy emphasise infrastructure‑led growth and recognise the High Weald’s sensitivity as a landscape constraint. A site that can actively support a safety‑critical A21 improvement has a materially stronger justification within this policy framework.
A2.3 National Highways engagement
National Highways has contacted us on many occasions, including two written requests in March 2024 for pre-construction survey access. Ongoing direct dialogue confirms HG4, Land at The Lodge’s strategic value for past & forthcoming A21 corridor improvements.

A3. Landscape & High Weald National Landscape (HWNL) – Settlement‑Wide Sensitivity and Evidence‑Supported Opportunity
A3.1 The two AECOM reports and why the 2023 SEA is authoritative
Two AECOM studies exist within the Neighbourhood Plan evidence base:
· AECOM 2019 (Site Options & Assessment): An early, high‑level review commissioned by the Parish Council. It clearly states its findings may be superseded by more current evidence.
· AECOM 2023 (Strategic Environmental Assessment): The formal statutory SEA supporting the Regulation 14 Neighbourhood Plan. It assesses settlement‑wide sensitivity, reasonable alternatives and environmental effects. It is the more recent and policy‑relevant evidence and therefore the correct resource to rely upon.
A3.2 Landscape findings relevant to HG4, Land at The Lodge
The SEA and other studies confirm that:
· All of Hurst Green lies within the High Weald National Landscape (formerly AONB).
· Landscape sensitivity is medium to high across the parish, not uniquely high at the eastern settlement edge.
· The Rother Market Towns & Villages Landscape Assessment identifies the east of the A21—where HG4, Land at The Lodge is located—as the area offering the strongest potential for accommodating growth, due to: 
· Enclosed field patterns
· Containment by existing boundaries
· Proximity to the settlement & development edge
This is reinforced by the updated Landscape Character Policy LAN1 in the Draft Local Plan, which requires development to maintain settlement-edge character, support dark skies protection and strengthen landscape features such as hedgerows and field patterns. HG4, Land at The Lodge can satisfy all of these requirements as part of a landscape‑led masterplan.
A3.3 RDC’s proactive and responsible design safeguards
RDC has embedded clear landscape, biodiversity and design parameters within the HG4, Land at The Lodge allocation. These ensure:
· AONB/HWNL‑appropriate mitigation
· Protection of dark skies
· Hedgerow and field‑pattern strengthening
· Sensitive scale and massing
· A strong, multifunctional Green Infrastructure framework
This provides confidence that HG4, Land at The Lodge will come forward in a manner that respects the landscape character of the High Weald, responds to local setting, and secures meaningful environmental and community benefits. This is in addition to ensuring that infrastructure criteria are delivered for community benefit.
A3.4 Alignment with the Development Strategy (2026)
The Draft Local Plan’s Development Strategy recognises the High Weald National Landscape as a principal constraint and therefore prioritises landscape‑led and infrastructure-supported growth. HG4, Land at The Lodge aligns with this approach by locating development in the most contained and visually enclosed direction for Hurst Green, embedding robust design and GI parameters from the outset, and—critically—by offering a strategic land contribution to support the A21/A229 safety package. Together, these factors demonstrate that HG4, Land at The Lodge is an in‑principle fit with the council’s strategy to accommodate need in the most sensitive, mitigable way, while directly enabling safety led infrastructure improvements that benefit the whole settlement as well as broader commuters from the district.
A3.5 Design‑led density and edge treatment
While HG4, Land at The Lodge can accommodate the Draft Plan’s indicative quantum, we recognise the need for design‑led density that responds to character, topography, views, dark skies, and settlement‑edge conditions. The masterplanning brief will therefore:
· Provide lower‑intensity, landscape‑buffered edges to the countryside;
· Focus slightly higher intensity where visual containment is strongest;
· Embed a green‑blue network (hedgerows, copses, swales, lake & ponds) that reinforces High Weald character;
· Adopt dark‑sky‑compliant lighting principles.
This approach ensures compliance with landscape policy and HWNL expectations, while retaining a deliverable and viable scheme.

A4. Biodiversity – Baseline Habitats, No Receptor Sites, and BNG Potential
· HG4, Land at The Lodge contains typical parish habitats such as hedgerows and some Priority Habitat.
· These are not statutory designations and do not prevent development when appropriately managed.
· There are no biodiversity receptor sites, ecological compensation areas or designated ecological assets associated with HG4, Land at The Lodge.
· DEFRA’s Biodiversity Net Gain Register confirms no receptor sites in Hurst Green, Etchingham or TN19.
HG4, Land at The Lodge is large enough to deliver on‑site BNG through:
· Habitat creation
· Strong landscape buffers
· Ecological connectivity improvements
· Multifunctional open space
To ensure the Regulation 19 plan stage is fully supported, we will commission a Preliminary Ecological Appraisal (PEA). This will provide a clear ecological baseline and identify targeted BNG opportunities in a proportionate manner.

A5. Alignment with the Made Neighbourhood Plan
HG4, Land at The Lodge aligns fully with the Made Neighbourhood Plan because:
· It lies outside all NP‑designated protected areas (Local Green Spaces, Protected Views, Important Gaps, etc.).
· NP policies on design, views, landscaping, parking, dark skies and GI are criteria‑based, not restrictive. They can be fully satisfied through masterplanning.
· The NP Examiner confirmed that Neighbourhood Plans cannot restrict strategic district‑wide allocations.
· The SEA identifies the eastern side of the A21 as having capacity for development.
HG4, Land at The Lodge can therefore be delivered entirely in conformity with the NP’s aims and principles. As previously stated, the site will be both landscape & strategic infrastructure led

A6. National Planning Policy (NPPF) – Strategic Consistency
HG4, Land at The Lodge complies with national planning policy because:
· Strategic policies must meet district‑wide housing and infrastructure needs, including in sensitive areas.
· A recently made NP does not restrict strategic allocations.
· Settlement boundaries in NPs apply to planning applications, not to emerging Local Plan allocations.

The Draft Local Plan must remain flexible and capable of meeting overall housing needs, including within the High Weald, where opportunities are more constrained. The Government‑imposed housing requirement for Rother is 912 homes per year, whereas the emerging Draft Local Plan currently plans for c.495 homes per year (around 54% of the Government requirement). This leaves a substantial deficit between need (912 p.a.) and planned delivery (≈495 p.a.), underscoring the necessity of allocating and delivering every sustainable site that can viably come forward. 
In this context, HG4, Land at The Lodge is critical. It represents a deliverable, sustainable allocation that can make a direct, quantifiable contribution to closing the shortfall created by national requirements and local capacity constraints—particularly acute in the High Weald National Landscape. Retaining and prioritising HG4, Land at The Lodge will increase the district’s overall supply, improve the robustness of the five‑year housing land supply position, and help move Rother closer to the Government’s 912 homes per year requirement while underpinning the plan’s own 495 homes per year trajectory. Given the Council’s acknowledged environmental constraints and its current strategy to plan below the national figure, removing or diluting HG4, Land at The Lodge would materially worsen the gap and weaken the soundness and deliverability of the Local Plan. 
To be effective and sound, the Local Plan should retain HG4, Land at The Lodge in full and support its timely delivery, with appropriate design, landscape and infrastructure safeguards to reflect its High Weald context. This approach aligns with the Council’s evidence that significant constraints exist but that a thorough search for sites is required—and with the current consultation draft, which acknowledges both the heightened national housing requirement and the need to maximise suitable, deliverable allocations to secure a realistic housing trajectory.
HG4, Land at The Lodge forms part of a robust case toward meeting the ‘exceptional circumstances’ test for major development in the High Weald National Landscape, because it addresses a clearly evidenced public‑safety problem, (National Highways has identified this need, This need has been further underlined through direct approaches made to us by National Highways. In addition, a number of county council representatives and MPs, and parish council councillors and the democratically approved neighbourhood plan all evidence the need for a safety-led solution needing to be delived at Coopers Corner).
The second point is that there has no reasonably available alternative outside the HWNL. The A21 safety team confirmed at the recent emergency meeting hosted by the Parish Council that the reason that the safety enhancement could not go ahead was that the land was not available and the funding was not available. The junction is next to our property, and we are offering the land for the solution. 
The Government has set out almost £25 billion of spending for National Highways for the 2026–2031 period, and this funding framework is formally described as the third Road Investment Strategy – RIS3. The A21 Safety Package has also been extended, with active National Highways works now documented through mid‑2026, well beyond the originally published completion date. These funds, will be further supported via the development financing of HG4, Land at The Lodge.

The final point is that it should be designed to avoid, minimise and mitigate landscape harm in line with national policy. Currently Rother has put together a robust proposal for how HG4, Land at The Lodge will need to meet the HWNL Planning criteria and we have confirmed that as landowners we are fully supportive of Rothers proposed requirements.

A7. Availability, Deliverability & Community Benefit
HG4, Land at The Lodge represents a highly deliverable and sustainably planned allocation. It is:
· Available now, in single ownership, allowing straightforward progression.
· Deliverable, with realistic, infrastructure‑aligned phasing that ties into the timing of A21/A229 safety improvements.
· Capable of supporting National Highways’ safety‑led infrastructure, addressing a broadly recognised public‑safety need.
· Suitable for some 150 homes, including a policy‑compliant proportion of affordable housing.
HG4, Land at The Lodge can deliver the following community benefits:
· High‑quality Green Infrastructure (GI), integrated from the outset.
· Biodiversity Net Gain (BNG) delivered on‑site.
· SuDS‑led, climate‑resilient drainage infrastructure.
· Pedestrian and cycle connectivity enhancements, extending and increasing village‑wide walkability and safety.
· A landscape‑sensitive extension to the village, respecting High Weald character and settlement form.
The scheme’s design‑led density strategy and phased delivery approach ensure that development sits comfortably within the existing village character, supports the independently commissioned viability work for the site, and aligns with required infrastructure timing.

A7.1 Transparent and Proactive Community Engagement
We have undertaken consistent and open engagement with residents through both Parish‑hosted and Rother District Council‑hosted exhibitions, drop-ins and consultation events. This approach has allowed the community to clearly understand the genuine benefits HG4, Land at The Lodge brings, including:
· Meaningful safety improvements linked to A21/A229 interventions.
· Bespoke landscape enhancements and strengthened GI corridors.
· Infrastructure‑aligned growth, preventing uncoordinated or reactive expansion.
· Housing for existing and future residents, supporting village vibrancy, sustainability and long‑term security.
We recognise that transparency is essential, and have embraced this throughout our engagement to date.

A7.2 Developer Engagement and Viability Testing
We have undertaken detailed and constructive discussions with multiple reputable, high‑quality, scalable developers with strong track records in delivering complex, landscape‑sensitive sites. These discussions have advanced beyond early interest and now include:
· Active masterplanning input, shaping the evolving concept plan.
· Initial viability testing, confirming the site’s realistic and sustainable deliverability.
· Collaborative exploration of design, access and phasing options, ensuring alignment with both local character and infrastructure requirements.
All credible development partners engaged to date recognise HG4, Land at The Lodge’s strategic potential, its realistic deliverability, and its ability to meet both local and district‑wide objectives.
This early collaboration provides strong confidence that HG4, Land at The Lodge can be delivered in a phased, feasible and policy‑compliant manner once allocated.


A8. Formal Conclusion and Requests
Conclusion:
HG4, Land at The Lodge is demonstrably available, suitable, and deliverable. It occupies an evidence‑supported location at the eastern edge of Hurst Green and can accommodate a landscape‑led development with:
· Proportionate HWNL mitigation
· On‑site BNG
· Strong GI
· Meaningful A21/A229 safety‑led infrastructure & transport benefits
It is consistent with:
· National planning policy
· The Made Neighbourhood Plan
· Updated Local Plan evidence including LAN1 and the 2026 Development Strategy
· RDC’s design, landscape and GI expectations for high‑quality major development
A8.1 Proportionate next‑stage evidence
We welcome the council’s ongoing, proportionate updates to its evidence base and will actively support any further landscape, transport, infrastructure, design, drainage, or ecology work that the council and statutory consultees consider necessary as the plan moves to Regulation 19. As landowners, we will co‑operate fully in a timely manner so the authority can finalise concise, decision-ready evidence that secures a sound, deliverable HG4, Land at The Lodge allocation.
We will continue to engage with National Highways & elected officials on the safety led, infrastructure solution at A21/A229 junction, Coopers Corner. We will also continue to undertake consistent and open engagement with residents.

Requests to Rother District Council
1. Retain HG4, Land at The Lodge as a strategic allocation of some 150 dwellings in the Draft Local Plan, recognising its capacity to deliver HWNL‑appropriate, landscape‑led growth.
2. Note the confirmed heritage position for The Lodge (no designation; NPPF 203/209 not engaged) and reflect this baseline in the plan evidence.
3. Record the biodiversity baseline accurately, noting the absence of receptor sites in Hurst Green/Etchingham/TN19 and securing BNG via national metrics at application stage.
4. Continue and formalise engagement with National Highways and East Sussex County Council to shape a safety‑led infrastructure package for Coopers Corner/A21 that can be secured through allocation wording and/or delivery triggers.
5. Confirm the allocation’s design, landscape and GI parameters (as already drafted) so that any future proposal is required to meet these criteria as a condition of delivery.
6. Acknowledge ongoing developer interest and initial viability work as positive indicators of deliverability, and invite further technical dialogue with us as landowners to align phasing, infrastructure and housing delivery.
7. Convene a focused allocation workshop with RDC, National Highways and ESCC to agree in‑principle safety interventions, proportionate evidence, and a deliverable, infrastructure‑aligned phasing approach for Regulation 19.

Statement of commitment
We remain committed to working constructively with RDC, National Highways, ESCC and local residents to deliver a high‑quality, policy-compliant scheme at HG4, Land at The Lodge—one that respects the High Weald landscape, enhances village safety and connectivity, delivers affordable homes, and provides long‑term environmental and community benefits requested by our local community via the NP.



