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Rother District Council
Planning Policy Department
Town Hall
London Road
Bexhill-on-Sea
TN39 3JX
                                                     March 2026 

Rother Draft Local Plan Regulation 18b Consultation 
Draft Policy SC1 - Support for Land East of Stockwood Meadow, Staplecross

1) Introduction

1.1 This representation statement relates to a site which has a draft housing allocation 
for some 25 dwellings, under draft Policy SC1. The site is known as Land East of 
Stockwood Meadow, Staplecross and is known as ‘The Site’ throughout this 
document. 

1.2 The draft allocation boundary is shown below, taken from the draft Plan. It is located 
on the southern side of Northiam Road on the eastern side of the village centre. It 
adjoins a modern housing development known as Cricketers Field which is to the 
east. The village benefits from bus services between Hastings and Hawkhurst, 
together with a village pub and Post Office and convenience store. The site is within 
an easy walking distance with a pavement on both sides of Northiam Road. 

1.3 Therefore, the site lies within a sustainable village location. It also relates very well to 
the main built form of the village, especially to the east. 
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1.4 The supporting text for the draft allocation Policy CR1 is as follows:

This is an open field in the eastern part of Staplecross village, adjacent to a recently 
constructed housing development at Stockwood Meadow, south of Northiam Road 
(the B2165). It is well located within walking distance of village services including 
the primary school and it is within the High Weald National Landscape.

Given the presence of some development on either side of the site and on the 
opposite side of Northiam Road, there is scope for additional residential 
development at this location, in line with the southern extent of the Stockwood 
Meadow development. This is subject to the retention of the roadside hedgerow, 
which is an important feature in the streetscape and a careful design which retains 
the existing public views across the countryside to the south. Development should 
also avoid the northwest portion of the site which has a high risk of surface water 
flooding.

An archaeological Notification Area covering the historic core of the village is 
located some 40m to the west of the site. It is therefore considered that an 
archaeological assessment survey of the site should be carried out before 
development can take place.

1.5 The draft Policy criteria is outlined below. 

1. Provide a policy-compliant amount of on-site affordable housing in line with policy 
HOU2 of the Rother Local Plan

2. Include a new vehicular access from Northiam Road (the B2165)
3. Improve pedestrian access to join up with existing footways in consultation with the 

highways authority, which may include crossing points and extension of 30mph speed 
limit along Northiam road (the B2165);

4. Be designed to retain an open aspect across the site to the south to retain existing 
public views across the countryside to the south, with dwellings constructed to share 
a central access road;

5. Include no built development in the northwestern part of the site which is shown to be 
at risk of surface water flooding;

6. Retain and enhance the existing hedgerow and trees that bound the developable area 
of the site to the east, west and along the frontage on the northern boundary;

7. Be informed by a landscape sensitivity assessment to determine an appropriate 
layout, form and detailed design to ensure the conservation and enhancement of the 
landscape and character of the High Weald National Landscape;

8. Include an assessment and evaluation of the site’s archaeological potential and the 
implementation of any mitigation measures identified through the assessment;

9. Include sustainable drainage in the southern section of the site in accordance with 
Policy ENV2 of the Rother Local Plan, where there may be risk of runoff into the 
stream valley to the south.
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2) The proposed scheme

2.1 These representations are accompanied by the following documents. 

Illustrative Site Layout Plan – Drawing no. 00426-P-150
Transport Technical Note by RGP

2.2 The illustrative site layout plan is provided overleaf and the Transport Note is 
reproduced in Appendix 1 of this document. 

2.3 There is an existing vehicular access from Northiam Road at the north eastern corner 
of the site. It is proposed that this would be reused and adapted to a suitable standard 
to serve the development. The access arrangements and visibility splays from the 
new access point are shown below. This confirms that a sufficient access road width 
of 4.8 metres can be achieved, together with sufficient visibility in both directions. 
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2.4 The access road would lead south into the site, with an area of open space being 
retained at the north western corner. The illustrative layout shows a circular road 
arrangement with a central greenspace. All dwellings would front the green space, 
creating a strong street scene and sense of place. Beyond the development site 
boundary to the south would be an additional area of public open space and a pond. 
This would serve a dual purpose as a SuDS basin and for biodiversity enhancement. 

2.5 This illustrative layout shows how 24 dwellings would be created on the site, with the 
following unit mix breakdown:

1 Bedroom maisonette – 4 Units 
2 Bedroom dwelling – 4 Units
3 Bedroom dwelling – 12 Units
4 Bedroom dwelling – 4 Units

2.6 There would be detached, semi-detached and terraced three bedroom dwellings on 
the northern and eastern sides of the central green. The four bedroom dwellings would 
be detached and on the southern side of the green. On the western side would be a 
terrace of two bedroom dwellings with the one bedroom maisonettes being within a 
semi-detached property at the northern end.   

2.7 There will be a range of parking options, including both frontage car parking and two 
parking forecourts. This would ensure that the street frontages are not car-heavy. 

2.8 There will be extensive landscape planting across the site, including native tree and 
hedgerow planting across the street frontages. All plot gardens would be separated 
by hedgerows as opposed to close-boarded fencing. New tree belts and landscape 
buffers will also be created on the community land at the north western corner and at 
the centre of the site and to the south of the site.   

2.9 These documents are reproduced on the following page. 
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1 INTRODUCTION

1.1 Background

1.1.1 RGP has been commissioned by AMI Structural Limited to prepare a Transport Technical 
Note in relation to the Regulation 18 submission for residential development at Land East of 
Stockwood Meadow, Northiam Road, Staplecross.

1.1.2 The site is situated within the administrative boundary of Rother District Council, and this 
report shall provide a comprehensive transport and highways review appropriate to the 
scale and nature of the proposed development, having regard to the requirements of East 
Sussex County Council as Local Highway Authority.

1.1.3 The development proposals seek the provision of 24 no. residential dwellings with associated 
parking and landscaping. The associated site layout plans are included in Appendix A of 
this report. 

1.1.4

future.

1.2 Site Context

1.2.1 The site lies within the jurisdiction of Rother District Council, which has adopted the Rother 
Development and Site Allocations (DaSA) Local Plan. In 2024, the Council undertook 
consultation on a vision for the future development of the district.

1.2.2 The site was considered in the April 2024 Draft Housing and Economic Land Availability 
Assessment (HELAA) under two submissions, Site IDs EWH0010 and EWH0016, as shown in 
Appendix 3. The assessment concluded that Site ID EWH0016 was unsuitable for 
development. However, Site ID EWH0010 was identified as potentially suitable for residential 
development within the next five years. The potential development is focused primarily on 
the northern part of the land, adjacent to existing housing development.
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2 BASELINE CONDITIONS

2.1 Site Location & Local Highway Network

2.1.1 The site is located on land to the south of the B2165 Northiam Road within the settlement 
boundary of Staplecross. Figure 1 illustrates the location and extent of the site.

Figure 1 Site Location and Context

2.1.2 A range of amenities are located within close proximity to the site to support future residents.
Staplecross village centre, located a short distance to the west, provides access to 
convenience stores, cafés, post office, schools, churches and other local services. The wider 
area comprises a mixture of employment uses, residential properties, and community 
facilities, creating a well-integrated residential environment.

2.1.3 The B2165 Northiam Road provides access to local distributor roads serving the surrounding 
area. It connects the site with the A21, which in turn provides access towards Hastings and 
Royal Tunbridge Wells. The local highway network therefore offers convenient connectivity 
to the wider area and the strategic road network.
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Existing Highway Conditions on Northiam Road

2.1.4 Northiam Road is subject to a posted speed limit of 30mph and caters for two-way traffic 
with a footway provided on the northern side of Northiam Road a1.5m wide footway leads
towards the village of Staplecross.
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2.2 Existing Access Arrangements

2.2.1 The site currently benefits from a single point of vehicular access off Northiam Road, serving 
the traffic movements associated with the existing lawful permitted use.

Existing Site Access Arrangements

2.2.2 The existing site is accessed from Northiam Road via a conventional field gate serving the 
existing field that accommodates a small number of storage containers. 



Residential Development at Land East of Stockwood Meadow, Staplecross

Transport Technical Note

2026/9278/TN01 5
March 2026

2.3 Accident Injury Accident (PIA) Review

2.3.1 Accident data for the most recent five-year period has been reviewed using the Crash Map 
website (www.crashmap.co.uk) in order to identify any pattern or cluster of accidents on 
the local highway network in the vicinity of the site. Figure 2 shows a Crash Map location 
plot.

Figure 2 Personal Injury Accident (PIA) Review

2.3.2 Analysis has been undertaken to determine if there are any trends in the types or location 
of accidents on the local highway network in the vicinity of the site. As shown in Figure 2, no
Personal Injury Accident (PIA) have been reported in the vicinity of the site within the past 
5-years.

2.3.3 From this review, no significant pattern or trends have been observed from the analysis of 
the PIA data. Therefore, the safety record in the vicinity of the site is considered to be good 
and would not be exacerbated by the proposed development.
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2.4 Accessibility Credentials

2.4.1 It is commonly accepted that walking and cycling can replace motorised transport for 
journeys of up to 2 kilometres and 5 kilometres respectively. These are considered the 
preferred maximum distances as outlined in the Chartered Institution of Highways and

The site is located 
within 280m of the village centre.

2.4.2 The public transport provision serving Staplecross comprises a structured rural network 
primarily reliant on scheduled bus services. The nearest stops on the main distributor roads
(Cross Inn) provide access to Stagecoach routes connecting the site with Hawkhurst,
Hastings and surrounding settlements, offering approximately bi-hourly weekday and 
weekend services that support travel to employment, education, retail, and leisure 
destinations. Evening and Sunday services operate at reduced frequency but maintain 
basic accessibility, reflecting the rural context while ensuring continued mobility for local 
residents.

2.4.3 Although Staplecross lacks a directly served railway station, onward access to mainline 
services at Hastings Railway Station allows efficient connections to regional and national 
destinations when combined with local bus provision. 

2.4.4 Furthermore, the presence of community transport, demand responsive schemes, and local 
taxi services further enhances accessibility, ensuring that the location benefits from a reliable 
and integrated public transport framework appropriate for a rural setting, providing 
practical alternatives to private car use for both every day and longer-distance travel.

2.5 Site Visit Observations 

2.5.1 A site visit was undertaken by RGP between 10:00 and 12:00 hours on Thursday 05th March
2026 during daylight hours, the weather was sunny and dry. The site visit included detailed 
exploration of the site and the location of the proposed site access.

2.5.2 Overall, the topography of the surrounding area is reasonably flat and conducive to walking 
and cycling. No school age children in school uniform were observed using any footways 
within the study area. 

2.5.3 Traffic flows on Northiam Road, were observed to be moderate however, there were plenty 
of gaps in oncoming traffic allowing uncontrolled crossing points to be used with ease.
Overall, the surrounding footways and pedestrian/cycleway appeared to be well-used by 
people on foot.

2.5.4 No cyclists were observed during the site visit and no equestrians were observed during the 
site visit. Furthermore, no evidence of equestrian activity was observed within the study area 
(e.g. hoof prints and horse manure). 
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3 DEVELOPMENT PROPOSALS 

3.1 Overview

3.1.1 The development proposals seek the provision of for 24 no. residential dwellings with 
associated parking and landscaping. The associated site layout plans are included in 
Appendix A of this report. 

3.2 Site Access Arrangements

3.2.1 Vehicular access to the residential dwellings would be provided by a new dedicated 
access in the location of the existing field gate access that leads onto the Northiam Road.

3.2.2
sight distance (adjusted for bonnet length) of 43.0m would be required for a 30mph 
approach speed (i.e. the speed limit). Given the village character of Northiam Road in this 
location, it is anticipated that approach speeds would typically be less than 30mph.

3.2.3 In terms of visibility, Drawing No. 9278-STK-RGP-XX-XX-DR-T-001 P01 demonstrates that a 
visibility splay of well in excess of 43.0m is achievable in both directions along Northiam Road 
viewing to the nearside kerb line. The indicative access arrangements therefore afford
considerable levels of visibility and are considered suitable to serve a residential 
development.  

3.2.4 It is recommended that an Automatic Traffic Counter (ATC) survey is agreed with the local 
highway authority to better record peak hour and daily flows on Northiam Road. It is also 
recommended a search of the publicly maintained highway is acquired from ESCC to 
consider the land available for junction works. 

3.2.5 Drawing No. 9278-STK-RGP-XX-XX-DR-T-002 demonstrates a standard car entering / 
egressing the indicative site access safely and conveniently.

3.3 Considerations and Recommendations

3.3.1 The scope of assessment should be agreed with the Local Highway Authority at the pre-
application stage. It is anticipated that given the scale of the development it is expected 
that no detailed junction modelling would be necessary.

3.3.2 An indicative footway is shown to tie in on the southern side of Northiam Road heading west 
towards the village. Another point to potentially consider is pedestrian connectivity and 
crossing points from the site along Northiam Road leading towards the village.
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3.4 Parking Arrangements

3.4.1 Rother District Council guidance indicates that the residential parking standards that should 
apply to new developments are set out in ESCC Guidance for Parking at New Residential 
Development (March 2014).

3.4.2 As directed by the ESCC document, the ESCC Residential Parking Demand Calculator has 
been used to calculate the number of parking spaces required at any future residential 
development.

3.4.3 As stated within ESCC Guidance for Parking at New Residential Development, in some 
circumstances, it may be appropriate to provide some flexibility in the application of parking 
requirements where robust evidence demonstrates that this is appropriate. One such 
justification mentioned in the policy is high levels of accessibility (i.e. the site is located within 
appropriate walking distance to bus services and local amenities.

3.4.4 Overall, the provision of slightly lower parking provision is considered to accord with the 
-led approach that seeks to deliver well-designed, sustainable and popular 

application of parking standards or parking 
demand calculators.

3.5 Delivery and Servicing Arrangements

3.5.1 Residential units typically generate deliveries of an ad-hoc nature, such as general postal 
services and other online / internet-based deliveries which are usually undertaken by transit 
type vans. Deliveries typically take a few minutes to complete and would be comfortably 

.

3.5.2 A fire appliance would be able to get within 45m of each individual dwelling, which is the 
maximum distance as outlined within MfS guidance. In addition, within the residential 
development, a fire appliance would not have to reverse more than 20m, which is the 
maximum reversing distance for emergency vehicles as per MfS guidance.

3.5.3 In relation to refuse collection, the site layout will be designed such that refuse collection 
vehicles will be able to turn within the site, minimising the need for vehicle manoeuvres within 
the site.
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5 SUMMARY AND CONCLUSIONS

5.1.1 RGP has been commissioned by AMI Structural Limited to prepare a Transport Technical 
Note in relation to the Regulation 18 submission for residential development at Land East of 
Stockwood Meadow, Northiam Road, Staplecross. The development proposals seek the 
provision of 24 no. residential dwellings with associated parking and landscaping. This TN
concludes the following:

(i) The site benefits from convenient access to a range of public transport services 
locally and good walking infrastructure in the vicinity of the site;

(i) A review of accident data confirms that no accident clusters or patterns have
taken place on the local highway network in the vicinity of the site over the most 
recent five-year period;

(ii) Vehicular access would be provided via a new dedicated access at the location 
existing field gate access from Northiam Road;

(iii) The development proposals would provide sufficient car and cycle parking on-
site to meet demand; and

(iv) The proposals would not offer any material impact on the operation of the local 
highway network. As such, the proposals would certainly not offer any impact 

5.1.2 Overall, it is considered that a residential development would not result in any detrimental 

5.2 Conclusion 

5.2.1 In summary, at this stage and based on the information provided, the site is considered 
suitable for a residential development of the scale proposed. As a result, the residential
development would not have an unacceptable impact on highway safety or severe 
residual cumulative impacts on the road network, as per NPPF Paragraph 116.


























































































