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Further commentary following deferral at WDC planning committee – 10/02/2020 
 
This is a 40mph limit and 85th percentile speeds on this road are 42-46mph. To reduce the limit 
to 30 mph was an early consideration (see Site access – vehicles in original response attached) 
and the County Traffic and Safety team were consulted at the time. If the speeds were 
contained to below 40 at say 35mph, and influenced by the characteristics of the road, then this 
wouldn’t be such an issue. As the speeds are higher than 40mph, engineered speed reducing 
features would be needed in order for the speed restriction to be self–enforcing. This then 
impacts on the operation and the strategic purpose of the road  and there would be impact on 
delivering bus services without delays and emergency vehicles. Advice at the time was that it 
was unlikely that Sussex Police would endorse physical traffic calming. Looking at the crash 
records there is one slight injury in the 40mph section (just opposite The Farthings) which is 
driver error. 
  
In terms of the site access and proposal the view was taken that there is sufficient driver 
visibility at the proposed access and also enhanced pedestrian accessibility with features to 
support crossing the A26 in two parts. The features that have been proposed on the carriageway 
and potentially frontage built form as part of the future layout  should influence the character of 
the A26 here and reduce speeds to the current speed limit. 
  
The existing 30mph section does experience lower speeds, in fact the 85th percentile speed is 
30mph, and this is probably due to the queuing vehicles approaching Crowborough Cross  and 
the built up character – 5 junctions, frontage dwellings with driveways, petrol filling station, 
commercial frontage properties. What is required to effectively extend the 30 mph limit is  a 
change of appearance to introduce more driver caution in the vicinity of the site where this is  
currently not present. Realistically getting speeds to the current speed limit is more achievable. 
It is not supported by the Police to just change the speed limit signs to 30mph as this would 
require the Police to enforce and any such signs are likely to be ignored. The risk is that this can 
introduce severe highway hazards especially when drivers and pedestrians expect  speed limits 
to be abided by and so pull out of junctions or cross the road without judging speeds properly.  
  

 



So for this proposal, the highway safety standards are met for a 40 mph limit and the 
infrastructure enhancements offered allow for appropriate non-motorised travel.  
 
Kal Kamboh by email 10/02/2020 
------------------------------------------------------------------------------------------------------------------- 
 
Amended plans and updated response 28/06/18 
This response follows the details submitted in light of the earlier highway representation 
provided on 02/11/17.  
A comprehensive RSA1 has since been provided and a number of problems have been 
highlighted and the designer of the scheme has proposed changes which have been 
subsequently been accepted by the safety auditor. The applicant has provide a plans numbered 
SK21708-02A and SK21708-05A for off site highway enhancements to include bus stops with 
infrastructure for both sides of the carriageway on east side of the site access with an 
uncontrolled crossing point; and further uncontrolled crossing points to the west of the site 
access to accommodate pedestrian movement towards the bus stops on the west side and 
desire lines to town centre. 
 
The site access has be subject to swept path analysis and was included in the safety audit. The 
highway requirements are that it has suitable construction geometry and visibility. There  will be 
sightlines of 120m x 2.4m in both direction to be secured and given that the site frontage is 
entirely within the applicants control, this is achievable but will result in the loss of boundary 
vegetation. It is considered that that land required to secure the driver sightlines be dedicated 
as highway so that they can remain in perpetuity. 
 
The public transport provision has now been provided so that prospective residents of this site 
have options of bus stops either east or west depending on the direction they are travelling. This 
aspect of ‘access’ is acceptable and has the support of the ESCC Passenger Transport Team. 
 
The highway work for site access, footway improvements, pedestrian crossing points, bus stops 
and infrastructure are all requested as site specific accessibility requirements and should be 
secured within a suitable planning condition or s106 with the LPA, and a s278 agreement with 
County Council.  
 
The Travel plan and audit fee of £6000 should be secured within a s106. 
 
The internal layout will be subject to a reserved matters application. As advised in the initial 
response, it is recommended that there be some visual contribution to the street scene to assist 
to keep vehicle speeds to an appropriate level, given that extending the 30 mph speed limit is 
not supported by the Traffic and Safety Team as engineered speed reducing features to do this 
would not be conducive to this strategic route (used by buses and HGVs). The applicant should 
advise at earliest opportunity if the internal road layout is intended to be adopted. 
  
To summarise, the areas that required further highway consideration in association with 
accessibility have been overcome. It is still unclear whether the land owner is able to connect 
the site to the PROW to the north and although this is desirable it does not warrant an objection 
on the basis that this does not preclude those wishing to walk nor is it not the only available 
walking route. 
 
I wish to recommend the following highway conditions: 
 
1) No part of the development shall be occupied until such time as the vehicular access serving 
the development has been constructed in accordance with the approved drawing (Ref:   ). 
Reason:  In the interests of road safety. 
 



2) No part of the development shall be occupied until provision has been made within the site in 
accordance with plans and details to be submitted to and approved by the Local Planning 
Authority, to prevent surface water draining onto the public highway. 
Reason:   In the interests of road safety. 
 
3) The access shall have maximum gradients of 4% (1 in 25) from the channel line, or for the 
whole width of the footway/verge whichever is the greater and 11% (1 in 9) thereafter. 
Reason:  In the interests of road safety. 
 
4) No part of the development shall be first occupied until visibility splays of 120m metres by 
2.4m metres have been provided at the proposed site vehicular access onto A26 Eridge Road in 
accordance with the approved plans. Once provided the splays shall thereafter be maintained 
and kept free of all obstructions over a height of 600mm. 
Reason:  In the interests of road safety. 
 
5) No part of the development shall be occupied until the road(s), footways and parking areas 
serving the development have been constructed, surfaced, drained and lit in accordance with 
plans and details submitted to and approved in writing by the Local Planning Authority. 
Reason: To secure satisfactory standards of access for the proposed development. 
 
6) No development shall take place, including any ground works or works of demolition, until a 
Construction Management Plan has been submitted to and approved in writing by the Local 
Planning Authority.  Thereafter the approved Plan shall be implemented and adhered to in full 
throughout the entire construction period.  The Plan shall provide details as appropriate but not 
be restricted to the following matters, 

• the anticipated number, frequency and types of vehicles used during construction, 
• the method of access and egress and routeing of vehicles during construction, 
• the parking of vehicles by site operatives and visitors,  
• the loading and unloading of plant, materials and waste,  
• the storage of plant and materials used in construction of the development,  
• the erection and maintenance of security hoarding,  
• the provision and utilisation of wheel washing facilities and other works required to 

mitigate the impact of construction upon the public highway (including the provision of 
temporary Traffic Regulation Orders, temporary traffic management),  

• details of public engagement both prior to and during construction works. 
Reason:  In the interests of highway safety and the amenities of the area. 
 
7) No development shall take place, including demolition, on the site until an agreed pre 
commencement condition survey of the surrounding highway network has been submitted and 
approved in writing by the Local Planning Authority. Any damage caused to the highway as a 
direct consequence of the construction traffic shall be rectified at the applicant’s expense.  
Reason:  In the interests of highway safety and the amenities of the area. 
 
8) Upon the occupation of development, the Applicant shall implement the measures 
incorporated within the approved travel plan.  The Applicant shall thereafter monitor report and 
subsequently revise the travel plan as specified within the approved document. 
Reason:  To encourage and promote sustainable transport. 
 
Please note: 
The applicant will be required to enter into a Section 278 legal agreement with East Sussex 
County Council, as Highway Authority, for the off-site highway works.  The applicant is requested 
to contact the Transport Development Control Team (01273 482254) to commence this process.  
The applicant is advised that it is an offence to undertake any works within the highway prior to 
the agreement being in place 
 



For securing in the s106: 
1) Off-site highway works – bus stops, timetables shelter on north side, pedestrian crossing 
points, tactile paving, footway extensions, dedication of visibility splays at access  
2) Travel plan and auditing fee £6000. 
 
Kal Kamboh by email – 29/06/18 
________________________________________________________________________ 
ORIGINAL RESPONSE - NOV 2017 
 
 
Executive Summary 
 
As submitted, the Highway Authority is unable to support this application due to insufficient 
information relating to ‘access’. Consideration should be given to the content within the report 
section of this document and further details regarding the following points submitted for further 
highway consultation: 
 

• A comprehensive independent stage 1 safety audit to consider the revised access design 
proposals and highway scheme suggested 

• Speed survey data 
 
Report 
This application seeks outline consent for 139 dwellings to include 35% (48 dwellings) as 
affordable units. Being an outline application, the submission seeks approval for ‘access’ only. 
The remainder of matters would be addressed at reserved matters stage (layout, appearance, 
landscaping and scale). A Transport Assessment has been submitted to accompany this 
application. Pre-application stage discussions have not formally taken place with the County 
Highway Authority for the planning proposal submitted. 
 
The access matters relating to this application are: 

• Site and location  
• Site access/Accessibility for non-car users  
• Impact of development traffic on the highway network 
• Parking, servicing and loading/unloading 

 
Site and Location 
The site is greenfield land north of the town centre and currently has direct access from Eridge 
Road on the north side, opposite Landsdowne House. The application land fronts onto Eridge 
Road for a distance of 340m between the model railway land on the west side and Luxford farm 
to the east. Northwards, this site extends some 250m towards Hourne Farm pumping station. 
The area of this site is approximately 6.7 ha. 
 
Eridge Road is an ‘A’ classified road, a primary route between south Tunbridge Wells and 
Maresfield (A22)  and has an Average Annual Daily Trip (AADT) flow of 13,680, 3% being HGVs. 
Speeds are restricted to 40 mph. The character and appearance of this section of Eridge Road is 
rural; the road has good forward visibility and carriageway width 6-6.5m. Vehicle 
speeds/volumes have been measured by the applicant’s transport consultant at a point close to 
the existing access point and demonstrated as having 85th percentile speeds of 42 mph in 
westbound and 45.6mph eastbound directions. Within the TA, only the average speeds and 85th 
percentile speeds are provided. I would wish to have the survey information in order to consider 
fluctuations in vehicle speeds and volumes over the survey period. Paragraph 3.6 claims higher 
vehicle speeds occur between 2300hrs and 0800hrs, but with no evidence to support this.  
 
The town centre is approximately 760 m from the central position of the site. Crowborough 
commercial centre can be reached easily on foot or cycle from the site either along the A26 or 



through the residential streets on the opposite side of the A26 to the site; 14 minutes walking, 8 
minutes cycling. The closest primary schools are approximately 1km away or 15-20 minutes 
walk. Beacon Academy is 1.3km distance and can be reached on foot in 17 minutes or 7 mins 
cycling. 
 
A26 has access to bus stops within 300m of the site, both east and  west of the existing access 
point. Regular buses are available between 0700 and 2300hrs between Brighton and Tunbridge 
Wells, via Uckfield, Lewes and Ringmer. 
 
Site access - vehicles 
The submitted plans suggest that 1 vehicle access point is proposed for the housing site. This is 
in a similar position to the existing and upgraded to an appropriate standard. The visibility 
sightlines of 2.4m x 120m are considered appropriate and are achievable for this section of the 
road where speeds are restricted to 40 mph. However, it is recommended that the proposed 
development itself should become a visible element contributing to the street scene and by this 
it is meant that the site should have visual frontage to maintain continuity from the existing 
town and though it is considered that the 30 mph limit could be extended to a suitable distance 
east of the proposed application site, there would be a need for engineered traffic calming 
measures, in addition to signage to be in place in order that a revised speed limit can be self 
enforced. For a route supporting HGVs and buses this is not supported by the County Traffic and 
Safety team and therefore the speed limit should remain as it currently, though, complimentary 
features to maintain a visual appearance of being part of the town built form and for the 
character of Eridge Road to adopt ‘street’ characteristics would assist in keeping speeds lower. 
The proposal includes pedestrian refuges to assist pedestrians crossing the A26 and a footway 
along the site frontage from the access towards the west to reach the bus stops and existing 
footway network which are acceptable for non-car access provision and discussed later in this 
report.  
 
A swept path plan has been provided indicating access for the largest service vehicle, and is 
acceptable. 
 
For major developments the County Highways Guidance requires that a stage one Road Safety 
Audit should accompany an access proposal.  
 
Pending items to support the vehicle access are: 

1) Swept path plans for the proposed access for the largest vehicle expected to access the 
site. This should be carried out in accordance with the Good Practice Guide (GPG) 
Refuse & Recycling Storage at New Residential Developments within Eastbourne, 
Hastings, Rother and Wealden 

2) RSA1 for the access, pedestrian crossings/refuges 
 
Site Access – Non car  
Enhancements to provide a footway along the site frontage is shown on the indicative block plan 
from the proposed access to the bus stop position adjacent to Goldsmiths leisure centre where 
public transport can be reached and connections to the existing footway network and crossing 
point to the south side of the A26. The footway provision is shown towards the west in the 
direction of the predominant desire line. The internal layout should consider a connection to the 
bus stops to the east of the access (opposite Oakhurst Drive) for those wishing to travel by bus 
towards Tunbridge Wells, and should be considered for any subsequent reserved matters 
application. 
 
Public rights of way are available to the north of the site, but there is no direct connection from 
the site to footpath no.1. One can connect to it via third party land (leisure centre) or Pilmer 
Road. Shown on the indicative layout is a footway link adjacent to plot 93 which links to land 



outside the red site boundary which is not a public right of way. It should be clarified if this land 
is within the control of the applicant.  
 
Connections to the local commercial centre are available on foot, cycle and public transport. The 
town centre and associated amenities can be reached by these modes and the site is not reliant 
on the private car for local journeys.  
 
Journeys to the rail station at Jarvis Brook can be made on foot in approximately 30 minutes, bus 
in 20 minutes, and 11 minutes by cycle (using the residential streets to avoid the B2100 and 
A26). 
 
The 2 uncontrolled crossing points indicated on the submitted drawing are considered to be 
acceptable in principle and allow pedestrians to traverse the A26 Eridge Road in 2 stages, rather 
than having to wait until both directions are clear of traffic. These features will require a safety 
audit as stated earlier. 
 
Comments from the ESCC Passenger Transport Team include the following which are expected 
to form part of the off-site highway works alongside the crossing facilities. 
 

• The eastbound bus stop on Eridge Road to the east of the development requires 
upgrading, funded by the development. It requires raised kerbing, a bus shelter, bus 
stop clearway protection, a new bus stop pole and a real time information sign.  

• The current westbound bus stop on Eridge Road to the east of the development would 
ideally be relocated westwards due to its current poor position. It requires raised 
kerbing, bus stop clearway protection, a new bus stop pole and a real time information 
sign. Ideally a bus shelter would be provided too. A suitable accessible pedestrian 
crossing point across Eridge Road would also need to be provided. 

 
Travel Plan 
A travel plan framework has been included within the TA and is a welcomed feature for this 
proposal. There should be incentives to use alternative modes of travel other than the private 
car through a residents’ information pack, cycle vouchers, bus taster tickets (3 months free 
travel + a further 6 months discounted travel) arranged through Brighton and Hove buses, 
shopping delivery vouchers through a selected supermarket retailer, and biannual visits from a 
bike doctor, for example.  This can be secured through an appropriate legal agreement and 
surveys will be expected to be submitted at baseline stage (min occupancy of 25 units) and year 
1, 3 and 5. The TP will attract an auditing fee of £6000. 
 
Highway Impact 
This is considered by undertaking assessment of the safety and capacity of Eridge Road. 
I have checked Sussex Police injury crash records over the last 5 years and there have been 5 
incidents within a 500m distance from the access, between the site and High Cross Fields; 2 
categorised as severe, and 3 slight. The road and highway features were not contributory factors 
to these crashes, and all were road user error. It is also confirmed that none of the crashes 
related to speeding vehicles.  
 
A development of 139 dwellings has been used for trip assessment based on privately owned 
housing in edge of town and suburban locations. The emerging vehicle trip rate is 4.2  per 
dwelling. After verifying a number of sites using TRICS in such categorised locations, I am of the 
view that this rate is appropriate in this case, given the indicated mix of small, medium and large 
dwellings proposed. Based on housing trips rates in the peak periods 0800-0900hrs and 1700-
1800hrs the emerging trips are 67 and 62 trips respectively. This figures have been calculated for 
privately owned housing (development proposed includes 35% affordable). The trip rates are 
acceptable for consideration on the wider network and future forecast/growth. 
 



It is expected that from the site, turning ratios are relatively balanced and have been based on 
2011 Census Journeys to Work (origin-destination data). The TA reveals that a 46%/54% split 
west/east would result which generates 21 vehicles towards Crowborough Cross signals and 25 
vehicles towards Eridge in the AM peak period and a similar reverse pattern in the PM peak 
period. The junction assessments for the existing network have been tested and included in the 
TA.  
 
The critical junctions that are impacted by this development before traffic is diluted on the 
network are: 

1) Site access 
2) Crowborough Cross signalised crossroads 
3) Eridge Road/Eridge Road at Steel Cross 

 
These have been modelled to 2022 as growth only and growth plus development to enable an 
understanding the operation of these junction both with and without development and assess 
the difference, using TEMPRO 7.2. 
 
The site access is predicted to operate without capacity issues within this timeframe, with no 
queuing expected. 
 
The signalised junction modelling, using LINSIG is shown to accommodate the development 
traffic demands during the peak periods without compromising the signals capacity. An 
observation exercise was also carried out in light of the local concerns on the morning of 9th 
November for a 45 minute period between 0800hrs and 0845hrs when it was noted that at all 
arms, queues had cleared through each sequence.  
 
Eridge Road junction with Eridge Road Steel Cross currently does not experience queuing to a 
degree that warrants concern nor is this expected in 2022, with or without development. 
 
The trip and junction assessments shown with in the TA are considered to be robust and 
demonstrate that the stated junctions on highway network in the immediate vicinity of the 
development site are able to accommodate the development traffic up to 2022. 
 
Parking/Servicing 
This application seeks outline consent only for access. For consideration at this stage is whether 
the parking and servicing needs of the quantum of housing proposed can be delivered as part of 
the preliminary layout. In particular, parking should be sufficient so that there is no risk of 
overspill onto the proposed estate roads or onto Eridge Road. The schedule of parking should 
accord with the ESCC parking calculator. From my comments earlier regarding the development 
needing to contribute to the visual street scene, it is assumed at this stage that the masterplan 
may be altered subject to Reserved Matters stage being reached. I would wish to add that being 
a greenfield site there is scope to provide the full amount of parking in order to prevent internal 
on-street parking which poses risk of obstruction to service or emergency vehicle access and 
damage to footways when they are mounted by vehicles. 
 
It is important that car parking dimensions are a minimum of 2.5m x 5m per space and that 
garage buildings contribute 0.3 spaces to the parking allocation on the basis they are generally 
not used for parking and instead are used for storage. The layout is for determination at 
reserved matters stage and should include a swept path for a 12m refuse vehicle; intention of 
applicant should roads be offered for adoption. 
 
Bin/recycling stores should be conveniently accessible for deposit by residents and collection by 
the refuse collection services and accord with the appropriate collection distances for waste 
management teams. 
 



Parking and storage for cycles should be covered, secure and convenient for access. 
 
Summary 
As submitted, this application cannot be fully supported in highway terms for matters outlined 
above which constitute ‘access’. Should the developer wish to supplement the details for 
‘access’ further consideration can be given to this proposal.  I would wish to be re-consulted 
with a RSA1 for the highway works and access provision and speed data. 
 
 
 
Signed: Kal Kamboh by email   Date: 02/11/17 
 
 
For Director of Communities, Economy and Transport 
On behalf of the Highway Authority 
 
HT401 
 
 
 
 
 
 
 
 


