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1.0 Introduction

11 This Supporting Planning, Design & Access Statement has been prepared by Adams
Planning + Development Ltd (APD) on behalf of the landowners, Planetree Properties Ltd &
Bentham Grandchildren Deed of Variation Trust. This Statement is being submitted in
support of an Outline Planning Application for the following form of development:

“The phased development of up to 4 residential self-build, custom-build or open
market dwellings in Outline with the primary access point being defined and
associated infrastructure.”

1.2  This Supporting Statement provides a review of the existing site and the development
proposals against relevant development plan policies and includes a concise overview of the
environmental considerations to demonstrate that the maximum quantum of development is
appropriate and deliverable at the scale being proposed in this instance.

1.3 This Supporting Statement demonstrates that the proposals should be granted planning
consent in accordance with the details included within the recommendations and controls
inserted in the comprehensive suite of plans and reports that have been submitted in support
of this full planning application.

1.4  The full suite of supporting plans and documents reviewed in this Supporting Statement are
listed in the covering letter that is being submitted as part of the planning application
documentation.

Planning History

1.5  We have reviewed Cheshire East Council's on-line planning archives and we can confirm
that Cheshire East Council has the following historical planning applications on file that relate
to the subject landholding:

e Ref 68288P Retrospective planning permission for alterations and improvements
to access Approved, 25.09.1991
e Ref 70645P Improvement works to the highway and site access Refused,

03.06.1992. Allowed on Appeal November 1992

e Ref 97/1017P Renewal of planning permission 70645P for Highway and Access
Improvement” Approved (24.07.1997)

e Ref 13/1700M - Erection of 7 detached dwellings

1.6 The most recent planning application (Ref: 13/1700M) was refused planning permission on
20" June 2013 for the following reasons for refusal:

1) The proposed constitutes inappropriate development in the greenbelt, would have a
detrimental impact on openness of the green belt and would encroach into the green
belt; no very special circumstances have been presented which clearly outweigh the
harm to the green belt identified. As such, the proposed does not accord with Policy GC1
of the Local Plan or Paras 79-92 of the NPPF (which is a material consideration in the
determination of the application).

Adams Planning + Development Ltd.
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2) Insufficient information has been submitted with the application to be able to fully assess
the ecological impact of the proposed.

3) The proposal raises issues in respect of indirect impact upon existing retained trees and
therefore does not accord with policy DC9 of the Local Plan.

4) The proposed would not enhance or conserve the Area of Special County Value for
landscape and would therefore not accord with policy NE1 of the Local Plan.

5) The proposed would threaten highways safety due to the gates across the proposed
private drive and the potential resultant backing up at the turning head. As a result the
proposed would not comply with policy DC6 of the Local Plan.

1.7  The ‘'saved’ Macclesfield Local Plan was the adopted ‘Development Plan’ at the time of the
previous submission. The Local Plan ‘Development Plan’ policies and National Planning
Policy have been significantly updated since June 2013. As such, limited weight can be
afforded to 2013 planning application.

1.8 The reasons for refusal have, however, been reviewed and addressed in full within this
smaller scale housing development and the analysis contained within this Supporting
Statement.

W
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2.0 Site and surroundings

2.1

22

23

24

25

26

The land which is the subject of this planning application comprises of a flat area of land that
is approximately 0.32 hectares (0.8 acres) that historically accommodated a horticultural
nursery with associated buildings, car parking and infrastructure.

The site lies at the end of Pigginshaw that is a shared tarmacked road which is accessed
from the A538 Altrincham Road, the main road linking Wilmslow to South Manchester and
Manchester Airport.

The main body of the site lies on the end of Pigginshaw Lane of land that has historically
accommodated a plant nursery with associated buildings that have now blended into the
landscape (see Figure 1 below).

Figure 1 - Aenial view of the application site (approx.) outlined in red

The above aerial view identifies that the land lies at the end of Pigginshaw, a small cul-de-
sac that also serves two large, detached properties known as Pigginshaw Barn and
Pigginshaw Cottage.

The land is surrounded by a mature belt of trees on the northern, eastern and western sides
that include a number of individual and grouped protected trees.

Pigginshaw Brook defines the eastern boundary of the Applicants’ ownership and runs
alongside the south-eastern boundary of the site, beyond which are the rear gardens of
residential properties located on Kings Road. The site is bound by detached and semi-
detached residential properties to the south and south-western boundaries that are accessed
off Altrincham Road and a large complex of flats known as Pownall Court that bestrides the
northern side of the junction of Altrincham Road and Kings Road.

Adams Planning + Development Ltd.
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2.7 Beyond the north-western boundary and north-eastern tip of the site is playing fields and
Burned Hey Wood (a Site of Nature Conservation Importance).

2.8  The site is located within the Green Belt and was formerly included in the Bollin Valley Area
of Special County Value (ASCV) but was removed from the ASCV following Cheshire East
Council's ‘Local Landscape Designation Review’ conducted by Land Use Consultants
between 2013 and 2018. As a result, the site at Pigginshaw is now located outside of the
Bollin Valley ASCV.

29  Further details of the site and surroundings are included within the analysis of services and
facilities in section 4.0 and Appendix A of this Statement and the Landscape and Visual
Assessment that accompanies this planning application.

Adams Planning + Development Ltd.
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3.0 Development Proposals
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3.3
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3.7

3.8

39

The Town and Country Planning (Development Management Procedure) (England) Order
2015 allows an Applicant to first submit an Outline Planning Application to agree the principle
of a proposed development, with the detailed design being reserved for approval at the
Reserved Matters stages of the full planning application process.

As previously identified, this planning application is being submitted for the following form of
development:

“The phased development of up to 4 residential self-build, custom-build or open
market dwellings in Outline with the primary access point defined and associated
infrastructure.”

The description of development allows for the phased delivery of either open market and/or
self or custom build housing with a maximum housing density of up to 4 residential units so
that the maximum number of units corresponds with the number of units shown on the
lllustrative Site Plan (Drawing No. 25070 (PL) 001D) that accompanies this planning
application. This approach provides the Applicant with some flexibility to respond to potential
market demand from developers and/or self-builders to provide a lower number of units at
the reserved matters stages of the full planning application process.

The Site Location Plan (Drawing No. 25070 (SU) 001A) outlines the application site in red
and the Pigginshaw access road and an additional slither of land on the eastern side of the
site in blue.

The lllustrative Site Plan (Drawing No. 25070 (PL) 001D) identifies that the slither of land on
the eastern side has been excluded from the application site so that can serve as a wildlife
and biodiversity net gain corridor that provides a 10 metre buffer from the top of the bank of
Pigginshaw Brook.

The lllustrative Site Plan (Drawing No. 25070 (PL) 001D) demonstrates that the site is
sufficiently large to accommodate up to 4 no. residential plots with ancillary double garages
whilst providing appropriate off-set distances to the band of mature trees around the
periphery of the site and to the neighbouring residential properties to the south.

The lllustrative Site Plan (Drawing No. 25070 (PL) 001D) provides ample tuming areas for
servicing vehicles and identifies detached dwellings with generous sized gardens that are
very similar in area to the Pigginshaw Barn and Pigginshaw Cottage that are both accessed
off Pigginshaw. Figure 1 above illustrates that there is no uniformity of design with the
surrounding residential properties, but the proposed family-sized dwellings should assist in
diversifying the housing offer alongside ensuring a low-intensity use of the site in the future.

The Controlling Parameter Plan (Drawing No. 25070 (PL) 002B) provides controls that will
inform detailed designs that will be forthcoming at the Reserved Matters stage(s) of the full
planning application process.

The Controlling Parameter Plan (Drawing No. 25070 (PL) 002B) incorporates the root
protection areas of Mulberry’s Tree Survey Plan and includes the following key design
controls:

Adams Planning + Development Ltd.
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e The primary access point that is taken from the centre of the northern side of the turning
head in order to provide the optimum location.

e A maximum building ridge height of 8 metres so that this ties in with the adjacent
Pigginshaw Cottage ridge height.

¢ A wildlife and biodiversity corridor that will be fenced off from the residential site to act
as a wildlife corridor along Pigginshaw Brook and enable unrestricted access to the
Brook, in line with the Environment Agency’s requirements.

e A Tree Root Protection Zone that ensures that there will be no building footprint or
building works encroaching into the root protection areas identified by Mulberry in their
tree reports.

3.10 It is important to note that only the Controlling Parameter Plan (Drawing No. 25070 (PL)
002B) should be referenced in the planning conditions attached to the Outline planning
consent. The lllustrative Site Plan has been provided in order to demonstrate that the
maximum quantum of 4 no. residential units is appropriate in this instance. A further review
of the development proposals is provided within the review of relevant planning policy in
sections 5.0 and 6.0 of this Statement.

-~
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4.0 Planning Policy Considerations

Introduction

41
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Section 38(6) Planning and Compulsory Purchase Act 2004 and Paragraph 2 of the National
Planning Policy Framework (NPPF, December 2024) identifies that:

“Planning law requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations indicate otherwise.
The National Planning Policy Framework must be taken into account in preparing the
development plan and is a material consideration in planning decisions.”

The ‘Development Plan’ for Cheshire East Council currently comprises of:

¢ The Cheshire East Council Local Plan Strategy (LPS, July 2017); and
¢ The Site Allocations and Development Policies Document (SADPD, December 2022)
The Wilmslow Neighbourhood Plan (2019)

The LPS document sets out the overall vision and planning strategy for development in the
Cheshire East Borough and contains planning policies to ensure that new development
addresses the economic, environmental and social needs of the area. The SADPD provides
further detailed planning policies and site allocations to support the strategic policies and
sites contained in the Local Plan Strategy.

‘Material considerations’ can include a number of factors that can influence decision making
and enable Local Planning Authorities to ‘depart’ from adopted Development Plan policies
and legislation in a given instance and can include (but are not limited to) environmental
factors (such as highways, noise, heritage and design considerations), planning appeal or
design precedents and nature/biodiversity considerations. Issues such as loss of view, or
negative effect on the value of properties are not material considerations.

The planning policy guidance contained within the National Planning Policy Framework
(NPPF, December 2024) and National Planning Practice Guidance are material
considerations of significant weight given that the NPPF's policy guidance post-dates the
adopted Development Plan documents identified in paragraph 4.2 above.

We have included a summary of relevant planning policies in Appendix B of this Supporting
Statement and conducted a review of the development proposals against the key planning
policies that inform the decision making process for this outline planning application below
and within the Environmental considerations section of this Supporting Statement.

Review of Key Planning Policy

47

When considering whether or not a proposed development accords with a development plan,
it is not necessary to say that it must accord with every policy within the development plan.
The question is whether it accords overall with the development plan (see Stratford on Avon
v Secretary of State for Communities and Local Government (2014). Even if a proposal
cannot be described as being in accordance with the development plan, the statutory test
requires that a balance be made against other material considerations.

Adams Planning + Development Ltd.
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The Courts have emphasised that a planning authority is not obliged to strictly adhere to the
development plan and should apply inherent flexibility (see Cala Homes (South) Limited v
Secretary of State for Communities and Local Government (2011) and Tesco Stores Ltd v
Dundee City Council (2012)).

More recently in Corbett v Cornwall Council [2020] the appeal court judge emphasised the
importance of considering the plan as a whole stating:

“Under section 38(6) the members' task was not to decide whether, on an individual
assessment of the proposal’s compliance with the relevant policies, it could be said to accord
with each and every one of them. They had to establish whether the proposal was in
accordance with the development plan as a whole. Once the relevant policies were correctly
understood, which in my view they were, this was classically a matter of planning judgment
for the council as planning decision-maker.”

Paragraph 3 of the NPPF confirms that the Framework should be read as a ‘whole’ and the
Govemment’'s NPPG confirms that ‘Conflicts between development plan policies adopted,
approved or published at the same time must be considered in the light of all material
considerations, including local priorities and needs, as guided by the National Planning Policy
Framework’ (paragraph 012 21b-012-20140306).

The judgement noted the purpose of the NPPF is to have regard to the Development Plan
policies unless these are not determined to be up to date. When the most relevant policies
are not considered to be up to date, the balance is ‘tilted’ in favour of the grant of planning
permission unless the benefits are “significant and demonstrably’ outweighed by the adverse
effects or where specific policies indicate otherwise. Weight is required to be afforded to such
policies in the overall tilted balance (NPPF 2024 paragraph 11 d). The judgement determined
that the decision-taker need not concern themselves with the specific reasons as to what is
causing a lack of housing supply but attribute weight proportionally to addressing the problem
and to significantly boost an adequate supply of housing land in the short term to significantly
boost the supply of housing, as set out in paragraph 61 of the NPPF 2024.

Paragraphs 10 of the National Planning Policy Framework (NPPF) places a presumption in
favour of sustainable development at the heart of the Framework to ensure that sustainable
development is pursued in a positive way.

Policy PG1 of the Local Plan Strategy (LPS) sets out the ‘Overall Development Strategy’ for
housing and employment growth within the Cheshire East Council authority area. This
growth strategy has, however, been superseded by the recent changes to the ‘standard
method’ for calculating housing supply that were introduced within the updates to the NPPF
December 2024 (see further analysis below).

Policy PG2 of the LPS outlines the ‘Settlement Hierarchy’ in Cheshire East Council and Table
8.3 identify Wilmslow as a ‘Key Service Centre’, which is a Town where “development of a
scale, location and nature that recognises and reinforces the distinctiveness of each
individual town will be supported to maintain their vitality and viability.”

The Key Service Centres are Alsager, Congleton, Handforth, Knutsford, Middlewich,
Nantwich, Poynton, Sandbach and Wilmslow.

The Proposals Map Extract below illustrates that the site is located adjacent to but just
outside of the settlement boundary for Wilmslow.

Adams Planning + Development Ltd.
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The site is located outside of the settlement boundary of Wilmslow which is a Town and does
therefore lie within an Open Countryside and Green Belt location.

Policy PG7 clarifies that out of the planned 36,000 new homes identified in Policy PG1 in
2017, the Other Settlements and Rural Areas are expected to accommodate in the order of
2,950 new homes, which equates to 8.2% of housing growth.

Policy HOU 3 and HOU 16 are considered to be of particular relevance to the suitability of
delivering this small scale housing site by a local housebuilder for either open market, custom
or self-build dwellings that can be delivered quickly in order to boost the supply of housing
given the Council's recognised housing shortfall (see below) in the short term.

Policy HOU 3 relates to ‘Self and custom build dwellings’ identifies that the Council will
support proposals for self-build and custom-build housing in suitable locations. This policy
is in-line with the Government's desire to increase opportunities for people to build or
commission their own homes, and in doing so increase the role that these play in boosting
the overall supply of new homes.

Policy HOU 16 "Small and medium-sized sites’ identifies that:

“The particular benefits of providing well-designed new homes on small and medium-
sized sites, up to 30 homes, will be given positive weight in determining planning
applications.” (Note: Bolded text is APD emphasis).

Policy PG 3 outlines the LPS’s Green Belt policy that has subsequently been superseded
and updated by the NPPF 2024 (see further clarifications below).

Policy PG 6 ‘Open Countryside’ identifies that the Open Countryside is defined as the area
outside of any settlement with a defined settlement boundary. Within the Open Countryside
only development that is essential for the purposes of agriculture, forestry, outdoor
recreation, public infrastructure, essential works undertaken by public service authorities or
statutory undertakers, or for other uses appropriate to a rural area will be permitted. The
policy outlines a number of exceptions that may be made. Policy PG6 clarifies that the

10
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retention of gaps between settlements is important, in order to maintain the definition and
separation of existing communities and the individual characters of such settlements. The
acceptability of such development will be subject to compliance with all other relevant policies
in the Local Plan. In this regard, particular attention should be paid to design and landscape
character so the appearance and distinctiveness of the Cheshire East countryside is
preserved and enhanced.

Paragraph 34 of the NPPF (December 2024) identifies that:

“Policies in local plans and spatial development strategies should be reviewed fo assess
whether they need updating at least once every five years and should then be updated as
necessary. Reviews should be completed no later than five years.

Neighbourhood plans must be in general conformity with the strategic policies contained in
any development plan that covers their area.”

Reviews at least every five years are a legal requirement for all local plans (Regulation 10A
of the Town and Country Planning (Local Planning) (England) Regulations 2012).

Paragraph 11 of the NPPF identifies that:

“Plans and decisions should apply a presumption in favour of sustainable development. For

decision-taking this means:

c) approving development proposals that accord with an up-to-date development plan

without delay; or

d) where there are no relevant development plan policies, or the policies which are most

important for determining the application are out-of-date®, granting permission unless:

o the application of policies in this Framework that protect areas or assets of particular
Importance provides a strong reason for refusing the development proposed; or

e any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole, having
particular regard to key policies for directing development to sustainable locations, making
effective use of land, secunng well-designed places and providing affordable homes,
individually or in combination®.”

Paragraph 12 identifies that:

“The presumption in favour of sustainable development does not change the statutory status
of the development plan as the starting point for decision-making. Where a planning
application conflicts with an up-to-date development plan (including any neighbourhood
plans that form part of the development plan), permission should not usually be granted.
Local planning authonties may take decisions that depart from an up-to-date development
plan, but only if material considerations in a particular case indicate that the plan should not
be followed.”

® This includes, for applications involving the provision of housing, situations where: the local planning authority cannot demonstrate a
five year supply of deliverable housing sites (with the appropriate buffer as set out in paragraph 78); or where the Housing Delivery Test
indicates that the delivery of housing was substantially below (less than 75% of) the housing requiremeant over the previous three years.
See also paragraph 227.

* The policies referred to are those in paragraphs 66 and 84 of chapter 5; 81 of chapter 7; 110 and 115 of chapter 9; 128 of chapter 11;
and 135 and 129 of chapter 12.

11
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Paragraph 39 of the NPPF identifies that:

“Local planning authorities should approach decisions on proposed development in a positive
and creative way. They should use the full range of planning tools available, including
brownfield registers and permission in principle, and work proactively with applicants to
secure developments that will improve the economic, social and environmental conditions of
the area. Decision-makers at every level should seek to approve applications for sustainable
development where possible.”

Paragraph 62 of the NPPF clarifies that:

“To determine the minimum number of homes needed, strategic policies should be informed
by a local housing need assessment, conducted using the standard method in national
planning practice guidance.”

Paragraph 13 of the NPPF 2024 clarifies that “in situations where the presumption (at
paragraph 11d) applies to applications involving the provision of housing, the adverse impact
of allowing development that conflicts with the neighbourhood plan is likely to significantly
and demonstrably outweigh the benefits, provided the following apply:

a) the neighbourhood plan became part of the development plan five years or less before the
date on which the decision is made; and

b) the neighbourhood plan contains policies and allocations to meet its identified housing
requirement (see paragraphs 67-68)."

The Wilmslow Neighbourhood Plan was ‘made’ in 2019 (i.e. 6 years ago) so limited weight
can be afforded to the planning policies that relate to housing supply given that they are
based upon the policies of the Local Plan that are now out-of-date when assessed against
Paragraph 11 d), 13, footnote 8 of the NPPF and the updated ‘standard method™ for
calculating housing supply (see below).

Housing Land Supply

432

433

434
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Paragraph 78 of the NPPF 2024 requires strategic policies to include a trajectory illustrating
the expected rate of housing delivery with local authorities being required to identify and
update annually a supply of specific deliverable sites sufficient to provide a minimum of five
years' worth of housing against their housing requirement set out in adopted strategic
policies, or against their local housing need where the strategic policies are more than five
years old.

In other circumstances the 5 year housing land supply will be measured against the area’s
local housing need calculated using the standard method (Paragraph: 005 Reference 1D: 68-
005-20190722).

Cheshire East Council's Local Plan Strategy (LPS) was last updated in 2017. Cheshire East
Council (CEC) has, therefore, decided to review the LPS over the coming years but, for the
time being, the Local Plan out of date and CEC accept that their five-year housing land supply
requirement needs to be calculated using the ‘standard method’ for calculating housing
supply set out in the NPPF 2024 and National Planning Practice Guidance.

It is, therefore, necessary to review Cheshire East Council’'s most up-to date assessment of

housing need in order to assess whether the presumption in favour of sustainable
development set out in Paragraph 11 d) of the NPPF applies in this instance.

12
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The Cheshire East Annual Housing Monitoring Update Report ("HMU”, April 2025) is the
Cheshire East Council's most up to date account of housing supply. This provides detailed
information on the supply of housing land in the Borough and is updated annually to a base
date of the 31 March.

The HMU confirms that the latest calculation for Cheshire East published by MHCLG on the
12 December 2024 is 2,461 dwellings per annum, with this figure reflecting the housing

requirement for the updated standard method for calculation housing supply outlined in the
NPPF 2024, which equates to 12,395 dwellings over the next five years (2,4795).

A 5% buffer is then added to the housing requirement which amounts to 615 dwellings
(12,395/10075) bring the total five year requirement to 13,015 dwellings, equivalent to 2,603
dwellings per annum.

Table 7.1 of the HMU provides a summary of all sources of CEC’s five-year housing supply
and concludes that there is a total provision of 10,011 new dwellings over the next 5-year
period. This equates to 3.8 years supply.

As such, Cheshire East Council acknowledge that they have a 5-year housing land supply
shortfall and the ‘presumption in favour of sustainable development set out in Paragraph 11
d) of the NPPF is, therefore, engaged in this instance.

With regards to the issue of housing land supply, the ‘Suffolk Coastal’ case (Suffolk Coastal
District Council v Hopkins Homes Ltd and Richborough Estates Partnership LLP v Cheshire
East Borough Council [2017] UKSC 36) had regard to the meaning and effect of the
provisions of the NPPF on housing land supply and the presumption in favour of sustainable
development in having regard to the NPPF (2012 version). This is considered to still apply to
the present NPPF.

The judgement noted the purpose of the NPPF is to have regard to the Development Plan
policies unless these are not determined to be up to date. When the most relevant policies
are not considered to be up to date, the balance is ‘tilted’ in favour of the grant of planning
permission unless the benefits are “significant and demonstrably’ outweighed by the adverse
effects or where specific policies indicate otherwise. Weight is required to be afforded to such
policies in the overall tilted balance (NPPF 2024 paragraph 11 d). The judgement determined
that the decision-taker need not concern themselves with the specific reasons as to what is
causing a lack of housing supply but attribute weight proportionally to addressing the problem
to significantly boost an adequate supply of housing land (as required by NPPF 2024
paragraph 61).

Footnote 8 of the NPPF clarifies that the most important policies for determining applications
will be considered out-of-date in circumstances where the LPA cannot demonstrate a five-

year supply:

“This includes, for applications involving the provision of housing, situations where: the local
planning authority cannot demonstrate a five-year supply of deliverable housing sites (with
the appropriate buffer as set out in paragraph 78)”

As the council is unable to demonstrate a five year supply of deliverable housing, paragraph
11(d) is engaged and planning permission should be granted unless the adverse effect of
doing so would significantly and demonstrably outweigh the benefits when assessed against

Adams Planning + Development Ltd.
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the policies in the NPPF as a whole having particular regard to key policies for directing
development to sustainable locations, making effective use of land, securing well-designed
places and providing affordable homes, individually or in combination.

Footnote 9 clarifies that the ‘key policies’ referred to in Paragraph 11 of the NPPF are those
in paragraphs 66 and 84 of chapter 5; 91 of chapter 7; 110 and 115 of chapter 9; 129 of
chapter 11; and 135 and 139 of chapter 12.

Addressing these matters in tum:

« Paragraph 66 - Affordable housing: The 4 unit proposal is below the 1000 square metre
threshold for affordable housing.

» Paragraph 91 - Sequential test: This is not applicable to the proposed development.

» Paragraphs 84, 110 and 115 - Accessibility: The proposal does not comprise isolated
homes in the countryside for the purpose of paragraph 84 of the Framework. The site is in
a highly accessible location with safe and accessible routes and is close to local services
and existing public transport links. It is, therefore, entirely consistent with Paragraphs 110
and 115 of the Framework.

» Paragraph 129 - Making effective use of land: The proposal would make effective and
efficient use of land, having regard to the site’s location, its characteristics and the wider
area. The proposal is consistent with paragraph 129 of the Framework.

» Paragraphs 135 & 139 - Design: The Outline planning application seeks to secure the
principle of development, but the design controls inserted in the Controlling Parameter Plan
ensure that the houses will be in-keeping with the area and will deliver well-designed family
sized accommodation at the reserved matters stages.

It is evident, therefore, that in reviewing the key policies referenced in Paragraph 11 and
footnote 9 of the NPPF there are no significant or demonstrable adverse impacts of delivering
this small-scaled housing site in this sustainable location adjoining the Key Service Centre
of Wilmslow.

Grey Belt Assessment

4438

4.49
450

The NPPF was updated in December 2024 to include a new ‘grey belt’ land classification.
Annex 2 of the NPPF defines “grey belt’ land as:

“For the purposes of plan-making and decision-making, ‘grey belt' is defined as land in the
Green Belt comprising previously developed land and/or any other land that, in either
case, does not strongly contribute to any of purposes (a), (b), or (d) in paragraph 143.
‘Grey belt’ excludes land where the application of the policies relating to the areas or assets
in footnote 7 (other than Green Belt) would provide a strong reason for refusing or restricting
development.” (Note: Bolded text is APD emphasis).

The subject land is not within the land classifications in footnote 7 of the NPPF.

Paragraph 155 of the NPPF identifies that:

14
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“The development of homes, commercial and other development in the Green Belt should

also not be regarded as inappropriate where:

a) The development would utilise grey belt land and would not fundamentally undermine
the purposes (taken together) of the remaining Green Belt across the area of the plan;

b) There is a demonstrable unmet need for the type of development proposed;

c¢) The development would be in a sustainable location, with particular reference to
paragraphs 110 and 115 of this Framework; and

d) Where applicable the development proposed meets the ‘Golden Rules’ requirements set
out in paragraphs 156-157 below.” (Note: Bolded text is APD emphasis).

With regards to paragraph 155 a), paragraphs (a), (b), or (d) in Paragraph 143 of the NPPF
identify the following purposes of Green Belt:

a) to check the unrestricted sprawl of large built-up areas;
b) to prevent neighbouring towns merging into one another;
d) to preserve the setting and special character of historic towns

In assessing the site against Paragraph 143 a) of the NPPF, the site is on the edge of a
large built up area (i.e. Wilmslow) but development will not lead to unrestricted sprawl by
virtue of small scale nature of the site and the existing significant woodland buffer that bounds
the northern and eastern sides of the site between the subject land and the Jim Evison
Playing Fields and Pigginshaw Brook.

With regards to Paragraph 143 b) of the NPPF, development of the land will not lead to
convergence of towns given that there is no neighbouring town boundary to the north of the
land and the site infills a gap between the residential properties accessed off Altrincham
Road and King's Road that extend further north than the subject site.

With regards to Paragraph 143 d), the LVA demonstrates that the development of the land
will not have a discernible bearing upon Wilmslow due to it being visually well contained from
public views, with their being no longer range views that would lead to a perceptible merging
of settlements in this instance.

The proposed housing site at Pigginshaw qualifies as ‘grey belt' land when assessed against
Annex 2's definition and Paragraphs a), b) and d) of the Paragraph 143.

We have enclosed a recent Appeal Decision (Appeal Ref: APP/G1630/\W/24/3357444, 27"
August 2025) and lllustrative Site Plan (see Appendix C) for a larger housing scheme at
Land South of Badgeworth Lane, Shurdington. Paragraphs 38 to 43 of the Inspector’'s report
review the site and agrees with both the Council's and the Appellant's view that the site
qualifies as ‘grey belt’ land. We consider that this subject site is more visually contained,
encroaches less into the countryside and performs better than the Appeal site when
assessing against purposes a), b) and d) of Paragraph 143 of the NPPF.

The site is not considered to lead to unrestricted sprawl given that the housing on both
Altrincham Road and Kings Road extend further north, the Controlling Parameter Plan and
tree reports ensure the retention of the mature tree boundaries to the north and the 10 metre
off-set to Pigginshaw Brook that limit encroachment into the open countryside and visibility
from third party receptors.
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This area of Wilmslow does not make a discernible contribution to the setting and special
character of the town, and the small scale nature of the proposals will not compromise urban
regeneration. Part a) of Paragraph 155 of the NPPF is, therefore, satisfied in this instance
given that the development would utilise grey belt land and would not fundamentally
undermine the purposes (taken together) of the remaining Green Belt across the area of the
plan.

Our above review of housing supply clarifies that Cheshire East Council acknowledged in
April 2025 that they have a shortfall in housing supply, so part b) of Paragraph 155 is
addressed in this instance.

Locational Sustainability

With regards to part c) of Paragraph 155 of the NPPF, Paragraph 110 of the NPPF identifies
that:

“The planning system should actively manage patterns of growth in support of these
objectives. Significant development should be focused on locations which are or can be
made sustainable, through limiting the need to travel and offering a genuine choice of
transport modes. This can help to reduce congestion and emissions and improve air quality
and public health. However, opportunities to maximise sustainable transport solutions will
vary between urban and rural areas, and this should be taken into account in both plan-
making and decision-making.”

Paragraph 115 of the NPPF requires development to have sustainable transport modes
available, have safe and suitable access to the site an appropriate design of streets, parking
areas and other transport elements.

Policy SD 1 of the CELPS requires development to make efficient use of land and prioritise
the most accessible and sustainable locations. Policy SD 2 of the CELPS relates to
sustainable development principles and states at paragraph 9.5 that Table 9.1 provides a
guide to the appropriate distances for access to services and amenities.

It must be noted that these distances are guidance only and not mandatory. The Inspector's
final report on the CELPS reinforces this position:

“There has been some concern about the prescriptive nature of the distance criteria set out
in Table 9.1 in Policy SD2. However, a footnote already confirms that the range of facilities
will depend on the location; there is no policy requirement for developments to meet all the
criteria and the distances specified only apply to residential development and are
recommended, rather than being mandatory ”.

We have enclosed a summary of the site’s performance against Table 9.1 and enclosed this
in Appendix A of this Statement. This review of nearby services and facilities clarifies that
the site meets virtually all of the distance requirements, making it a highly accessible location
with various services within walking and cycling distance of the site. The site should,
therefore, be considered very sustainable when considered against Part c) of Paragraph 155
of the NPPF.

The above planning policy review demonstrates that the site fully complies with the NPPF's
definition of ‘grey belt’ land, the Council acknowledges that they have a housing shortfall,
and the housing will be in a sustainable location. The planning application should, therefore,
be granted planning consent without delay given the Council's current acknowledged
housing shortfall.
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5.0 Environmental Considerations

51

We have provided a concise review of the environmental considerations that have been
assessed within the supporting environmental reports that have been commissioned and
demonstrate that the dwellings being proposed in the Outline planning application will provide
an appropriate form of development at the Reserved Matters stages of the full planning
process.

Access & Highways

52

53

54

55

56

5.7

Cheshire East Council's Policy INF 3 ‘Highway safety and access’ is consistent with
Paragraph 116 of the NPPF which clarifies that:

“Development should only be prevented or refused on highways grounds if there would be
an unacceptable impact on highway safety, or the residual cumulative impacts on the road
network would be severe.”

The application site has an established access off Altrincham Road with good visibility splays
that has a regular bus service that provides a direct link into Wilmslow and the wider South
Manchester area.

The Officer Report for the previous 7-unit scheme (Ref: 13/1700M) confirms that there were
no highways capacity or safety concerns raised with regards to traffic movements to and
from the site; however, the Strategic Highways Manager objected to the proposal on the
grounds that the gates to the private drive could result in blocking the turning head.

The Officer Report confirms that the highways officer confirmed that if the gates were
removed there would be no objection.

The lllustrative Site Plan (Drawing No. 25070 (PL) 001D) removes the former gated access.
The applicants are also agreeable to a planning condition and/or an Informative to be added
to the Decision Notice specifically identifying that no gate should be inserted across the
primary access point.

There are, therefore, no credible grounds to refuse the planning application on transport,
traffic or highways safety reasons.

Ecology, Biodiversity & Landscaping

58

59

LPS Policy SE 3 'Biodiversity and geodiversity’ seeks to protect and enhance biodiversity
and geodiversity. LPS Policy SE 6 'Green infrastructure’ supports the protection,
enhancement, creation and management of a network of green infrastructure. It also seeks
to deliver a network of green spaces providing a variety of benefits including biodiversity.

Policy ENV 1 ‘Ecological network’ of the Site Allocations Development Plan Document
(SADPD) identifies that:
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“The ecological network consists of core areas; corridors and stepping stones; restoration
areas; sustainable land use areas; and the Meres and Mosses catchments (buffer zones).
2. Core areas; corridors and stepping stones; restoration areas; and the Meres and Mosses
catchments (buffer zones) are shown on the adopted policies map.
3. Sustainable land use areas consist of all land outside of the core areas; corridors and
stepping stones; and restoration areas.
4. Within the components of the ecological network, as identified on the policies map,
development proposals should:
i. increase the size, quality or quantity of priority habitat within core areas, corridors or
stepping stones;
ii. within corridors and stepping stones, improve the connectivity of habitats for the movement
of mobile species;
iii. in restoration areas, improve the structural connectivity, resilience and function of the
network;
iv. in buffer zones within core areas and around protected meres and mosses, minimise
adverse impacts from pollution and disturbance.
5. Areas of ecological value may be designated within neighbourhood plans and where
relevant, policies for them within neighbourhood plans will also be applied when
considering planning applications that might affect them.”

510 Policy ENV2 ‘Ecological implementation’ identifies that:

1. “Net gain: development proposals should provide for a net gain in biodiversity in line with
the expectations of national policy and be supported by a biodiversity metric calculation.
2. Mitigation hierarchy: in accordance with the mitigation hierarchy, all development
proposals must make sure that significant harm to biodiversity and geodiversity is:
i. firstly avoided; then
ii. ifimpacts cannot be avoided, identify and implement measures to acceptably mitigate
iii. these impacts; then
iv. finally, and as a last resort, if impacts are unavoidable and cannot be acceptably
mitigated, compensation measures should be provided. This may include off-site
provision where adequate on-site provision cannot be made. To maximise its
benefits, off-site habitat provision should be prioritised firstly towards those areas
identified on the adopted policies map as nature improvement areas and those areas
identified by the ecological network map as delivering the most benefit for biodiversity
(see Policy ENV 1 'Ecological network’).

3. Ecological assessment: planning applications should be supported by an ecological
assessment (where necessary), which complies with industry good practice/guidance
and:

i. identifies the assets of biodiversity/geodiversity value on and in the vicinity of the site;
ii. evaluates the value and extent of the assets;
iii. assesses the likely expected impact of the development on assets of

iv. biodiversity/geodiversity value taking into account the mitigation hierarchy;
V. identifies the net losses and gains for biodiversity/geodiversity, using a biodiversity
Vi metric calculation;
Vii. identifies the options to enhance the value of the assets and contribute towards the
viii. borough’s ecological network; and
iX. provides sufficient information to inform a Habitats Regulations Assessment, where
X. development could have an individual or in-combination significant effect on a

European Site or its supporting habitat.
4. Management and maintenance: developers will be expected to secure the long term
maintenance and management of any on-site or off-site habitat creation or
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enhancement works to make sure created habitats achieve both their target value
and are maintained into the future.

5. Geodiversity: any unavoidable loss of geodiversity should be compensated through
the provision of replacement exposures that are of greater value for interpretation,
research and study than those lost.”

511 Policy SE4 of the LPS relates to ‘The Landscape’ and identifies that:

“1.The high quality of the built and natural environment is recognised as a significant
characteristic of the borough. All development should conserve the landscape character and
quality and should where possible, enhance and effectively manage the historic, natural and
man-made landscape features that contribute to local distinctiveness of both rural and urban
landscapes.
2. Development will be expected to:
i.  Incorporate appropriate landscaping which reflects the character of the area through
appropriate design and management;
i.  Where appropriate, provide suitable and appropriate mitigation for the restoration of
damaged landscape areas;
iii. Preserve and promote local distinctiveness and diversity;
iv.  Avoid the loss of habitats of significant landscape importance;
v.  Protect and / or conserve the historical and ecological qualities of an area;”

512 Policy ENV 3 of the LADPD relates to ‘Landscape character’ and clarifies that:

“Development proposals should respect the qualities, features and characteristics that
contribute to the distinctiveness of the local area, as described in the Cheshire East
Landscape Character Assessment (2018) or subsequent update, taking into account any
cumulative effects alongside any existing, planned or committed development.

The areas listed below are designated as Local Landscape Designations and are defined on
the adopted policies map. They represent the highest quality and most valued landscapes in
the area of the borough covered by the Cheshire East Local Plan. In line with LPS Policy SE
4 ‘The landscape’, development that is likely to have an adverse effect on their special
qualities as described in the Cheshire East Local Landscape Designation Review (2018)
should be avoided.”

513 Policy ENV 5 of the LADPD relates to ‘Landscaping’ and identifies that:

“Where appropriate, development proposals must include and implement a landscape
scheme that:
1. responds sympathetically to topography, landscape features and existing green and blue
infrastructure networks to help integrate the new development into the existing landscape;
enhances the quality, setting and layout design of the development;
achieves an appropriate balance between the open space and built form of development;
provides effective screening to neighbouring uses where appropriate;
utilises plant species that are in sympathy with the character of the area and, in line with
Policy ENV 7 "Climate change’, takes account of the need for climate change mitigation and
adaptation;
6. makes satisfactory provision for the maintenance and aftercare of the scheme to make sure
it reaches maturity and thereafter; and
7. reflects the outcome of any ecological assessment.”

NRwh

5.14 Policy ENV 6 Trees, hedgerows and woodland implementation’ identifies that:

“Trees, hedgerows and woodland implementation
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Development proposals should seek to retain and protect trees, woodlands and hedgerows.
2. The layout of the development proposals must be informed and supported by an
arboricultural impact assessment and/or hedgerow survey. Trees, woodlands and
hedgerows considered worthy of retention should be sustainably integrated and protected in
the design of the development to ensure their long-term survival.

3. Where the loss of significant trees is unavoidable, replacement tree planting should be
provided, of a commensurate amenity value to the trees that are lost and to secure
environmental net gain.

4. Replacement trees, woodlands and/or hedgerows must be integrated in development
schemes as part of a comprehensive landscape scheme. Where it can be demonstrated that
this is not practicable, contributions to off-site provision should be made, prioritised in the
locality of the development.

5. New streets should be tree-lined unless there are clear, justified and compelling reasons
why this would be inappropriate.

6. Development proposals should put in place appropriate measures to secure the long-term
maintenance of newly planted trees.

Ancient woodland and veteran trees

7. Appropriate buffers must be provided adjacent to/around ancient woodland to avoid any
harm to the woodland arising from new development. Development proposals on any site
adjacent to ancient woodland must be supported by evidence to justify the extent of the
undeveloped buffer proposed.

8. Ancient or veteran trees must be retained in development schemes and, wherever
possible, located in public open space. Retained veteran trees must be protected through a
management plan in accordance with Natural England guidelines (Veteran Trees: A Guide
to Good Management).”

In 2013 Cheshire East Council engaged Land Use Consultants (LUC) to undertake a review
of its Area of Special County Value (ASCV) that was inherited from the former Cheshire
County Structure Plan.

In 2018 the Council published the report prepared by LUC titled ‘Cheshire East Local
Landscape Designation Review’ that reviewed the areas covered by the ASCVs and
incorporated changes to their boundaries.

As a result, the Landscape Designation Review removed this site at Pigginshaw from the
ASCV. In reviewing the Inspector's Report for the previous 7-unit scheme, most specifically
paragraphs 24 to 30, the concerns with the proposals being within a ‘valued landscape’ being
contrary to Local Plan Policy NE1 and paragraph 109 of the NPPF, now fall away given that
the site is now simply located within the open countryside. As such, the development at the
site will not engage with Paragraph 187a of the latest NPPF , which is related to protecting
and enhancing valued landscapes.

Mulberry have undertaken a comprehensive updated assessment of the existing ecology,
biodiversity and trees at the site.

The Landscape and Visual Appraisal (LVA, Mulberry, August 2025) confirms that the site is
enclosed by residential development and trees that limit the visibility to those properties that
immediately border the site, with the proposed retention of trees and the 10 metre offset from
Pigginshaw Brook contributing to the wooded character and wooded river valleys in the wider
landscape, thus resulting in a negligible change to the wider landscape.
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520 The Controlling Parameter Plan illustrates that the ‘tree root protection areas’ will be a no
build zone that will be kept free of development to overcome the third reason for refusal with
the previous application at the site (Ref: 13/1700M).

521 Mulberry have completed a preliminary ecological appraisal and biodiversity metric
calculation to accord with the Environment Bill's legislative requirements. The LVA includes
a Landscape Strategy (Drawing No. M731.05 (Figure 4.1) that illustrates that opportunities
will be explored to maximise the amount of planting and biodiversity gain on site and integrate
the site with the adjacent residential sites; however, the detailed landscaping is being
reserved at this Outline stage.

522 By intention and design, BNG is a post consent, pre-commencement matter and
consequently Cheshire East Council's ecologist has recently recommended the following
planning condition is attached to Outline planning applications within the Borough.

“Prior to commencement of development a Biodiversity Gain Plan is to be submitted and
approved by the planning authority.

The Biodiversity Gain Plan to include the following:

(a) information about the steps taken or to be taken to minimise the adverse effect of the
development on the biodiversity of the onsite habitat and any other habitat,

(b) the pre-development biodiversity value of the onsite habitat,

(c) the post-development biodiversity value of the onsite habitat,

(d) any registered offsite biodiversity gain allocated to the development and the biodiversity
value of that gain in relation to the development,

(e) any biodiversity credits purchased for the development, and

(f) such other matters as the Secretary of State may by regulations specify.

The submitted Biodiversity Gain Plan to demonstrate compliance with Part 1 of Schedule 7A
of the Town and Country Planning Act 1990.

523 The Controlling Parameter Plan provides an appropriate level of protection of the retained
boundary trees and incorporates a generous 10 metre biodiversity net gain and wildlife
corridor that ensure that the site will be well screened from third party views and will deliver
appropriate ecology, biodiversity and landscape improvements at the site.

Flood Risk and Drainage Strategy

524 The Environment Agency's Flood Risk Map for Planning confirm that the site is within Flood
Zone 1 (Low Probability of Flooding) where all land uses are supported.

525 The scheme has been designed to accommodate a 10 metre buffer between Pigginshaw
Brook and the site’s boundary, which exceeds the statutory 8 metre strip required by the
Lead Local Flood Authority for future maintenance of the water course.

526 Lees Roxburgh have provided a Flood Risk Assessment and outline drainage strategy that
demonstrates that the maximum scale of 4 no. units can be delivered in line with the NPPF's
drainage hierarchy. It is accepted that a foul and surface water drainage strategy will be
conditioned as part of this Outline planning application and will need to be finalised alongside
the detailed design of the proposed dwellings as part of the future Reserved Matters
application(s) at the site.
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Renewables

5.27 Policy ENV 7 'Climate change’' requires development proposals to incorporate measures that
can adapt and/or demonstrate resilience to climate change and mitigate its impacts. It is
expected that the new dwelling will incorporate EV charging point in-line with the Council’s
planning policy requirements, energy efficient building materials and low carbon technologies
such as roof mounted solar in order to deliver energy efficient dwellings in line with market
demand. These details will be submitted and agreed within the future Reserved Matters

application(s).

528 The above review demonstrates that all environmental considerations have been
appropriately assessed and there are no known constraints that limit the development at the
scale being proposed in this instance.
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6.0 Community Infrastructure Levy

6.1

6.2

6.3

6.4

6.5

6.6

6.7

The description of development allows for the phased development of either open market,
self or custom-build dwellings due to the realistic prospect that the sale may be on a plot-by-
plot basis.

Policy HOU 3 ‘Self and custom build dwellings’ identifies that the Council will support
proposals for self-build and custom-build housing. This policy is in-line with the
Govemment’s desire to increase opportunities for people to build or commission their own
homes, and in doing so increase the role that these play in boosting the overall supply of new
homes.

Where a planning permission is phased, Community Infrastructure Levy can be applied to
each plot on a plot-by-plot basis as if it were a separate chargeable development (see
Regulation 8(3A) as amended by 2014 Regulations). The benefits of this approach area
explained on Comwall Council’s website.’

The benefit of this phased approach is that different parts of the development can start
without CIL becoming due on other parts of the development. In these instances if each plot
is an individual phase, then commencement of any individual plot would only affect the CIL
liability for that one plot. This means each individual plot owner could claim self-build relief if
the development is delivered on a plot-by-plot basis and enables Cheshire East Council to
maximise their ability to meet the obligation placed on them to offer a range of self-build
residences within their Authority area.

We propose that a phasing condition is attached to this Outline planning application that
ensures a phasing plan is submitted once the number of homes is fixed as part of the detailed
designs. The phasing plan could, for example, identify ‘Phase 1" enabling works, such as
the primary access point and/or drainage works, that would be installed without triggering the
CIL payment, thus allow serviced self-build plots to be delivered and the CIL charge being
agreed on a plot-by-plot basis.

We have provided a suggested planning condition below for discussion with the appointed
planning case officer:

‘A Community Infrastructure Levy (CIL) Charge shall only be payable on the material
commencement of each of the individual residential properties identified on a Phasing Plan
that shall be submitted as part of the first Reserved Matters application. The CIL Charge
shall be payable unless a CIL Part 1 — Self Build Exemption Form. is submitted by the self-
build or custom build individual for the individual residence that they are inhabiting in advance
of the matenal commencement of the residence. For the avoidance of doubt, a Form 7: Self
Exemption Claim Form — Part 2 shall also be submitted within 6 months of completing the
self-build dwelling to benefit from the CIL self-build relief.”

This suggested planning condition is consistent with Regulation 8(3A) as amended by the
2014 CIL Regulations and will allow for custom and/or self-build units that the Government
are keen to encourage to diversify the housing market.

* See: hitps:/iwww.cornwall.gov.uk/planning-and-building-control/developer-contributions/phased-development-and-cil/
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6.8  We would respectfully request that the precise wording of the planning condition is agreed
with Adams Planning & Development Ltd in advance of determination of the planning
application to allow for the phased delivery of custom and/or self-build plots given that the
site is well suited to meet this type of housing. The phasing condition will also assist the
Council in meeting the obligations placed on them by the Self-build and Custom
Housebuilding Act 2015 to deliver this type of housing to diversify the housing market.
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7.0 Summary & Conclusion

71

7.2

7.3

74

75

76

7.7

This Statement conducts a thorough review of the application site and its surroundings,
planning history and up to date planning policy and demonstrates that the proposed delivery
of up to 4 open market, self-build or custom build residential units on this small, sustainably
located site will provide an appropriate form of development that is in general accordance
with relevant planning policies and complies with the NPPF’s definition of ‘grey belt’ land.

The review of the site and surroundings confirms that this small-scale site historically
accommodated a nursery and has a shared site access with the residential properties that
adjoin the southern boundary of the site. The site is enclosed by residential development
and trees that limit the visibility of the site and separate the site from the wider open
countryside and the Bollin Valley Area of Special County Value following the site’s exclusion
from the ASCV in 2018.

The planning application includes a comprehensive suite of environmental reports to
demonstrate that the residential development is deliverable. The Controlling Parameter Plan
includes important design controls that can be conditioned as part of the Outline Planning
Application to ensure that this smaller-scale scheme addressed the reasons for refusal
identified in the 2013 planning application.

The review of relevant planning policy confirms that the proposed delivery of this small scale
housing site adjoining the Key Service Centre of Wilmslow accord with Policies HOU 3 and
Paragraph 61 of the NPPF 2024 by providing an opportunity for either bespoke open market,
custom or self-build dwellings that can be delivered quickly in order to boost supply the supply
of housing in the short term, with the benefits of this supply weighting heavily in the planning
balance given CEC's acknowledged shortfall in their Annual Housing Monitoring Update
Report, April 2025.

Policy HOU 16 of the Local Plan recognises that the particular benefits of providing well-
designed new homes on small and medium-sized sites such as the application site will be
given positive weight in determining planning applications and our review of Paragraphs 143
and 155 of the NPPF confirms that the review demonstrates that the site fully complies with
the NPPF’s definition of ‘grey belt’ land, would not fundamentally undermine the purposes of
the remaining Green Belt across the area of the plan and should, therefore, be granted
planning consent without delay given the Council's acknowledge housing shortfall.

Our review of the site and surroundings and environmental considerations demonstrates that
the there are no significant or demonstrable adverse impacts that would outweigh the
benefits of delivering this small scale housing development, the benefits of which weigh
heavily in favour of approving the proposals given that they can be delivered quickly and

boost supply and make up for the housing shortfall in the short term in line with Paragraph
61 of the NPPF.

This Supporting Statement also includes suggested planning controls that enables the
delivery of open market, custom or self-build homes and biodiversity net gain alongside the
detailed designs that will be forthcoming at the Reserved Matters stages of the full planning
application process.
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7.8

79

7.10

Accordingly, this small-scale ‘grey belt’ housing development should be approved in
accordance with the presumption in favour of sustainable development set out in Paragraph
11 d) of the NPPF and Policy HOU16 of their SADPD (Part 2) of the Local Plan which
identifies that:

“The particular benefits of providing well-designed new homes on small and medium-sized
sites, up to 30 homes, will be given positive weight in determining planning applications.”

The proposals will also provide economic benefits through the construction jobs and
additional spend from the future occupants of the proposed development and social benefits
through the occupation of the residences by families that will fully utilise and assist in
sustaining the local community services and facilities in the vicinity.

We therefore urge the Council to approve the proposed development in accordance with the
presumption in favour of sustainable development set out in Paragraphs 10, 11 and 39 the
NPPF 2024.
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8.0 Appendices

Appendix A — Review of Local Plan Strategy Table 9.1 - Access to
services and amenities

Appendix B — Relevant Planning Policies
Appendix C - Appeal Decision and lllustrative Site Plan for Land South of

Badgeworth Lane, Shurdington (Ref: APP/G1630/W/24/3357444, 27%"
August 2025)
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Appendix A - Review of Local Plan Strategy Table 9.1 - Access to services and amenities

Criteria Recommended Distance | Land at Pigginshaw

Public Transport

Bus Stop 500m Located 60 metres (approx.) from site, to the south of Pigginshaw's junction
with Altrincham Road.

Public Right of Way 500m Located 60 metres (approx.) from site.

Railway Station 2km Wilmslow Station within 2km distance with bus linkages.

Open Space

Amenity Open Space 500m Jim Evison Playing Fields and Lindow Common within 500 metres.

Children's Playground 500m Various.

QOutdoor Sports 500m Jim Evison Playing Fields & Wilmslow RUFC within 500m.

Public Park and Village | 1 km Pownall Park, The Carnival Fields, The Carrs are all within 1km.

Green

Services and Amenities

Convenience Store 500m Asda Express within 100 metres.

Supermarket 1 km Asda Express, Co-operative, M&S, Sainsbury’s and Waitrose.

Post Box 500m Within 100 metres on Altrincham Road.

Post Office 1 km Wilmslow — Approximately 1.5 km.

Bank or Cash Machine 1 km At Asda Express within 100 metres.

Pharmacy 1 km Lifestyle Pharmacy, Oak Close within 1 km and various others in Wilmslow.

Primary School 1 km Gorsey Bank Primary School & Pownell Hall School both within 1km.

Secondary School 1 km Wilmslow High School approximately 1.8 km.

Medial Centre 1 km Sanctum Health Centre and numerous others within Wilmslow.

Leisure Facilities 1 km Pownall Park Lawn Tennis Club, FITISM, Alchemy Personal Training,
Wilmslow Leisure Centre.

Local Meeting Place/ 1 km Various

Community Centre

Public House 1 km Hickory's Smokehouse, The Farmers Arms within 1km

Child Care Facilities 1 km Pepperberry Day Nursery, Little Bird's Nest Pre-school, the Garden Nursery




Appendix B - Relevant Planning Policy

Local Plan Strategy (July 2017)

Policy PG 1 "‘Overall Development Strategy’ of The Local Plan Strategy (LPS, July 2017) identifies a
borough wide requirement for a minimum of 36,000 homes and 380 hectares of employment land over
the plan period, 2010 to 2030.

Policy PG 3 Green Belt identifies that:

Green Belt is a designation for land around large built-up areas, which aims to keep land permanently
open or largely undeveloped.

.

.

Vi.

The purposes of the Green Belt are to:

check the unrestricted sprawl of large built up areas;

prevent neighbouring towns from merging into one another;

safeguard the countryside from encroachment;

preserve the setting and special character of historic towns; and

assist urban regeneration by encouraging the recycling of derelict and other urban land.

Within the Green Belt, planning permission will not be granted for inappropriate development,
except in very special circumstances, in accordance with national policy.

The construction of new buildings is inappropriate in Green Belt. Exceptions to this are
buildings for agniculture and forestry;

provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as
long as it preserves the openness of the Green Belt and does not conflict with the purposes of
including land within it;

the extension or alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;

the replacement of a building, provided the new building is in the same use and not matenally
larger than the one it replaces;

limited infilling in villages, and limited affordable housing for local community needs under
policies set out in the Local Plan; or

limited infilling or the partial or complete redevelopment of previously developed sites
(brownfield land), whether redundant or in continuing use (excluding temporary buildings),
which would not have a greater impact on the openness of the Green Belt and the purpose of
including land within it than the existing development.

Policy PG6 ‘Open Countryside’ identifies that:

1.

2.

3.

The Open Countryside is defined as the area outside of any seftlement with a defined settlement
boundary(34).
Within the Open Countryside only development that is essential for the purposes of agriculture,
forestry, outdoor recreation, public infrastructure, essential works undertaken by public service
authorities or statutory undertakers, or for other uses appropniate to a rural area will be permitted.
Exceptions may be made:

i.where there is the opportunity for limited infilling in villages; the infill of a small gap with one or two
dwellings in an otherwise built up frontage elsewhere; affordable housing, in accordance with the
criteria contained in Policy SC 6 ‘Rural Exceptions Housing for Local Needs’ or where the dwelling
is exceptional in design and sustainable development terms;

ii.for the re-use of existing rural buildings where the building is permanent, substantial and would not

require extensive alteration, rebuilding or extension

lii.for the replacement of existing buildings (including dwellings) by new buildings not matenally larger

than the buildings they replace;

iv.for extensions to existing dwellings where the extension is not disproportionate to the original

dwelling;

v.for development that is essential for the expansion or redevelopment of an existing business;
vi.For development that is essential for the conservation and enhancement of a hernitage asset.
4. The retention of gaps between settlements is important, in order to maintain the definition and

separation of existing communities and the individual characters of such settlements.

5. The acceptability of such development will be subject to compliance with all other relevant policies



in the Local Plan. In this regard, particular attention should be paid to design and landscape
character so the appearance and distinctiveness of the Cheshire East countryside is preserved and
enhanced.

Policy SC 6 ‘Rural Exceptions Housing for Local Needs’ identifies that:

‘Rural Exceptions affordable housing will be permitted as an exception to other policies concerning the
countryside, to meet locally identified affordable housing need. subject to all of the following critena
being met:

Stronger Communities

1. Sites should adjoin Local Service Centres and Other Sefttlements and be close to existing
employment and existing or proposed services and facilities, including public transport, educational and
health facilities and retail services;

2. Proposals must be for small schemes; small schemes are considered to be those of 10 dwellings or
fewer(54). Any such developments must be appropriate in scale, design and character to the locality;
3. A thorough site options appraisal must be submitted to demonstrate why the site is the most suitable
one. Such an appraisal must demonstrate why the need cannot be met within the settlement;

4. In all cases, proposals for rural exceptions housing schemes must be supported by an up-to-date(33)
Housing Needs Survey(56) that identifies the need for such provision within the parish;

5. Occupancy will, in perpetuity, be restricted to a person in housing need and resident or working in
the relevant parish, or who has other strong links with the relevant locality in line with the community
connection criteria as set out by Cheshire Homechoice, both initially and on subsequent change of
occupancy. This could include Key Workers and Self Build;

6. The locality to which the occupancy criteria are to be applied is taken as the parish, unless otherwise
agreed with Cheshire East Council;

7. To ensure that a property is let or sold to a person who either lives locally or has strong local
connections in the future, the council will expect there to be a ‘cascade’ approach to the locality issue
appropriate to the type of tenure. Thus, first prionity is to be given to those satisfying the occupancy
critena in relation to the pansh, widening in agreed geographical stages(37).

Cross Subsidy

8. Proposals must consist in their entirety of affordable housing that will be retained in perpetuity. In
exceptional circumstances, proposals that intend to include an element of market housing, or plots for
open market sale, may be acceptable, if they meet all of the above cntena, along with the criteria below:
I. Such proposals will only be permitted where it can be demonstrated that the site would not be viable,
as a rural exception site, without cross subsidy. The developer will be required to submit an open book
viability assessment. In such cases, the Council will commission an independent review of the viability
study, for which the developer will bear the cost;

ii. The Council will not accept aspirational land value as justification for allowing a higher proportion of
market value units;

lii. The assessment must show that the scale of the market housing component is essential for the
successful delivery of the rural exception affordable housing scheme and that it is based on reasonable
land values as a rural exception site and must not include an element of profit;

iv. The majority of the development must be for rural exception affordable housing; and

v. No additional subsidy is required for the scheme.”

Policy SC 5 “Affordable Homes' identifies that:

“In residential developments affordable housing will be provided as follows:

In developments of 15 or more dwellings (or 0.4 hectares) in the Principal Towns and Key Service
Centres at least 30% of all units are to be affordable;

In developments of 11 or more dwellings (or have a maximum combined gross floorspace of more than
1,000 sq.m) in Local Service Centres and all other locations at least 30% of all units are to be affordable;
In future, where Cheshire East Council evidence, such as housing needs studies or housing market
assessments, indicate a change in the borough’s housing need the above thresholds and percentage
requirements may be varied;

Units provided shall remain affordable for future eligible households or for the subsidy to be recycled
for alternative affordable housing provision;



The affordable homes provided must be of a tenure, size and type to help meet identified housing needs
and contribute to the creation of mixed, balanced and inclusive communities where people can live
independently longer;

Affordable homes should be dispersed throughout the site, unless there are specific circumstances or
benefits that would warrant a different approach;

Market and affordable homes on sites should be indistinguishable and achieve the same high design
quality;

The council will seek to improve choice and increase supply of affordable homes to reflect that housing
markets change over periods of time and therefore the products that are made available to help people
access rented and other affordable housing need to change to meet these market conditions;

In exceptional circumstances, where scheme viability may be affected, developers will be expected to
provide viability assessments to demonstrate altemnative affordable housing provision(53). The
developer will be required to submit an open book viability assessment. In such cases, the council will
commission an independent review of the viability study, for which the developer will bear the cost. In
cases where such alternative affordable housing provision is agreed there may be a requirement for
the provision of ‘overage’ payments to be made. This will reflect the fact that the viability of a site will
be agreed at a point in time and may need to be reviewed, at set point(s) in the future;

Affordable housing is required to be provided on-site, however, in exceptional circumstances, where it
can be proven that on-site delivery is not possible, as a first alternative, off-site provision of affordable
housing will be accepted; as a second alternative a financial contribution may be accepted. where
Justified, in lieu of on-site provision.

Affordable housing and taniff style contributions will not be sought from any development consisting only
of the construction of a residential annex or extension to an existing home.

Policy SD 2 “Sustainable Development Principles’ identifies that:

“1. All development will be expected to:

i. Provide or contribute towards identified infrastructure, services or facilities. Such infrastructure should
precede the delivery of other forms of development, wherever possible;

ii. Contnbute positively to an area’s character and identity. creating or reinforcing local

distinctiveness in terms of:

a. Height, scale, form and grouping;

b. Choice of materials;

c. External design features;

d. Massing of development - the balance between built form and green/public spaces;

e. Green infrastructure; and

. Relationship to neighbouring properties, street scene and the wider neighbourhood;

lii. Respect and, where possible, enhance the landscape character of the area. Particular

attention will be paid toward significant landmarks and landscape features;

iv. Respect. and where possible enhance, the significance of heritage assets, including

their wider settings;

v. Avoid the permanent loss of areas of agricultural land quality of 1. 2 or 3a, unless the

strategic need overrides these issues;

vi. Be socially inclusive and. where suitable, integrate into the local community;

vii. Avoid high risk flood areas, or where necessary provide appropriate mitigation measures;

viii. Use appropriate design, construction. insulation, layout and orientation to create developments that:

a. Are resilient to climate change,

b. Minimise energy use;

C. Use natural resources prudently;

d. Promote the use, recovery and recycling of matenals;

e. Integrate or allow future integration of renewable energy technologies;

f. Discourage crime and anti-social behaviour;

g. Minimise trip generation;

h. Minimise waste and pollution; and

i. Are water efficient.

2. In addition to the above principles, residential development will be expected to:

I. ii. #ii. Provide open space, of an extent, quality, design and location appropnate to the development

and the local community;

Provide access to a range(37) of forms of public transport, open space and key services

and amenities(38); and



Incorporate measures to encourage travel by sustainable modes of transport such as

walking, cycling and public transport.

3. In addition to the principles in point 1 above, employment development will be expected to:

I. Provide an attractive setting to development in order to create an aftractive and successful place to
work, with minimum impact on the surrounding area;

ii. Provide a flexible development that can serve a range of sizes and types of employment; and

lii. Maximise opportunities for access and deliveries by a range of forms of sustainable

transport.

4. In addition to the principles in point 1 above, retailtown centre development will be expected to:

i. Provide high quality pedestnian and cycle facilities, including secure cycle parking;

ii. Be located so as to reduce the need to travel, especially by car, and to enable people

as far as possible to meet their needs locally; and

lii. Provide good town centre linkages, by walking, cycling and public transport, if the development is
located on the edge or out of town.”

Public Transport

Bus Stop 500m
Publec Right of Wey 500m
Railway Station 2k where geograohealy possitie
(Opentpee |
Amenlity Open Space 900m
Children’s Playground 500m
Outooor Sports 500m
Publc Pas and Vilage Green 1hm
Carvanarcs Stom 500m
Supermsarke! Thm
Post Box H00m
Post Omes 1hm
Bank or Cash Machine 1hm
Phamacy 1km
Primary School 1hm
Secendary School 1hkm
Maocal Cantre 1km
Leisure Faclties 1hm
Local Meeting Place / Communiy Cartre 14m
Publc House 1hm
Child Care Facilty (nursery or crbohe) 1hm

Table 0.1 Acceas 10 sorvicas and amenites

Policy SE2 ‘Efficient use of land’ identifies that:

“1. The council will encourage the redevelopment / re-use of previously developed land and buildings.

2. The council will manage development to protect previously developed land where it can be clearly
demonstrated that either the landscape amenity or biodiversity value of the site has become of
a high value and as such would be compromised through redevelopment of the site.

3. All windfall development should:

I. Consider the landscape and townscape character of the surrounding area when

determining the character and density of development;

ii. Build upon existing concentrations of activities and existing infrastructure;

lii. Not require major investment in new infrastructure, including transport, water supply

and sewerage. Where this is unavoidable, development should be appropriately phased

to coincide with new infrastructure provision; and

iv. Consider the consequences of the proposal for sustainable development having regard

to Policy SD 1 and Policy SD 2

4. Development should safequard natural resources including high quality agricultural land

(grades 1, 2, and 3a). geology, minerals, air, soil and water.”

Policy SE 3 'Biodiversity and geodiversity’ seeks to protect and enhance biodiversity and geodiversity.



Policy SE4 of the LPS relates to ‘The Landscape’ and identifies that:

“1.The high quality of the built and natural environment is recognised as a significant characteristic of
the borough. All development should conserve the landscape character and quality and should where
possible, enhance and effectively manage the histonc, natural and man-made landscape features that
contribute to local distinctiveness of both rural and urban

landscapes.

2. Development will be expected to:

I i, Wi iv. v. Incorporate appropnate landscaping which reflects the character of the area through
appropniate design and management;

Where appropriate, provide suitable and appropriate mitigation for the restoration of damaged
landscape areas;

Preserve and promote local distinctiveness and diversity;

Avoid the loss of habitats of significant landscape importance;

Protect and / or conserve the historical and ecological qualities of an area.”

Policy SE 6 'Green infrastructure’ supporis the protection, enhancement, creation and management of
a network of green infrastructure. It also seeks to deliver a network of green spaces providing a variety
of benefits including biodiversity.



Site Allocations Development Plan Document (December 2022)

The following Site Allocation Development Plan Document Policies (SADPD, December 2022) also
apply to the landholding.

Policy PG 9 ‘Settliement boundaries’ identifies that:

“1. Settlement boundanes for principal towns, key service centres and local service centres are defined
on the adopted policies map. Where a neighbourhood plan defines a settlement boundary for a principal
town, key service centre or local service centre, the council will apply the most recent settlement

boundary, where relevant.

2. Settlement boundaries for settlements in the other settlements and rural areas may be defined in
neighbourhood plans, where this is justified as appropriate(2). Where the settlement is defined as an
infill village in Policy PG 10 'Infill villages’, the village infill boundary should be the starting point for
determining a settlement boundary in a neighbourhood plan.

3. Within settlement boundaries, development proposals (including change of use) will be supported
where they are in keeping with the scale, role and function of that settlement and do not confiict with
any other relevant policy in the local plan.”

Policy RUR 12 ‘Residential curtilages outside of settlement boundaries’ identifies that:

1. "Outside of any settlement with a defined settlement boundary, proposals for the extension of
residential gardens or curtilages involving the material change of use of land will only be permitted
where the proposal will not cause unacceptable harm to the amenity, character and appearance of
the surrounding area or the open countryside, either on its own or cumulatively with other
development.

2. In the Green Belt, LPS Policy PG 3 'Green Belt’ will also apply and the relevant paragraphs of the
NPPF may be a material consideration.”

Policy HOU 10 Backland development identifies that:

“Proposals for tandem or backiand development will only be permitted where they:

1. demonstrate a satisfactory means of access to an existing public highway in accordance with
Policy INF 3 'Highway safety and access’, that has an appropniate relationship with existing
residential properties;

2. do not cause unacceptable harm to the amenity of the residents of existing or proposed
properties, in accordance with Policy HOU 12 'Amenity’;

3. are equal or subordinate in scale to surrounding buildings, particularly those fronting the
highway; and

4. are sympathetic to the character and appearance of the surrounding area through its form,
layout, boundary treatments and other charactenistics.”

Policy HOU 13 Residential standards identifies that:

1. Proposals for housing development should generally:

I. meet the standards for space between buildings as set out in Table 8 2 'Standards for
space between buildings’, unless the design and layout of the scheme and its
relationship to the site and its characteristics provides an adequate degree of light and
privacy between buildings; and

i. include an appropriate quantity and quality of outdoor private amenity space, having
regard to the type and size of the proposed development.

2. In addition to the standards set out in Table 8.2 'Standards for space between buildings”
I. each building should normally be set back at least 1 metre from the side boundary; and

il. where it Is necessary to provide a car parking space at the front of the dwelling, each
dwelling should be set back at least 5.5 metres from the highway to provide car parking
space off the highway.

3. The distances in Table 8.2 'Standards for space between buildings’ should be seen as a
minimum where it impacts on existing property.

Policy HOU 16 Small and medium-sized sites identifies that:



“The particular benefits of providing well-designed new homes on small and medium-sized sites, up to
30 homes, will be given positive weight in determining planning applications.”

Policy ENV 1: ‘Ecological network’ identifies that:

1. The ecological network consists of core areas; comidors and stepping stones; restoration areas;
sustainable land use areas; and the Meres and Mosses catchments (buffer zones).
Core areas; corridors and stepping stones; restoration areas; and the Meres and Mosses
catchments (buffer zones) are shown on the adopted policies map.
Sustainable land use areas consist of all land outside of the core areas; corridors and stepping
stones; and restoration areas.
Within the components of the ecological network, as identified on the policies map, development
proposals should:
I increase the size, quality or quantity of priority habitat within core areas, corridors or stepping
stones;
ii. within corridors and stepping stones, improve the connectivity of habitats for the movement
of mobile species;
iii. in restoration areas, improve the structural connectivity, resilience and function of the network;
iv. in buffer zones within core areas and around protected meres and mosses, minimise adverse
impacts from pollution and disturbance.
5. Areas of ecological value may be designated within neighbourhood plans and where relevant,
policies for them within neighbourhood plans will also be applied when considering planning
applications that might affect them.
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Policy ENV2 ‘Ecological implementation’ identifies that:

1. “Net gain: development proposals should provide for a net gain in biodiversity in line with
the expectations of national policy and be supported by a biodiversity metric calculation.
2. Mitigation hierarchy: in accordance with the mitigation hierarchy, all development
proposals must make sure that significant harm to biodiversity and geodiversity is:

I. firstly avoided; then

ii. if impacts cannot be avoided, identify and implement measures to acceptably mitigate
lii. these impacts; then

iv. finally, and as a last resor, if impacts are unavoidable and cannot be acceptably
mitigated, compensation measures should be provided. This may include off-site
provision where adequate on-site provision cannot be made. To maximise its

benefits, off-site habitat provision should be prioritised firstly towards those areas
identified on the adopted policies map as nature improvement areas and those areas
identified by the ecological network map as delivering the most benefit for biodiversity
(see Policy ENV 1 'Ecological network’).

3. Ecological assessment: planning applications should be supported by an ecological
assessment (where necessary), which complies with industry good practice/guidance
and:

I. identifies the assets of biodiversity/geodiversity value on and in the vicinity of the site;
ii. evaluates the value and extent of the assets;

lii. assesses the likely expected impact of the development on assets of

iv. biodiversity/geodiversity value taking into account the mitigation hierarchy;

v. identifies the net losses and gains for biodiversity/geodiversity, using a biodiversity
vi. metric calculation;

vii. identifies the options to enhance the value of the assets and contribute towards the
viii. borough's ecological network; and

<. provides sufficient information to inform a Habitats Regulations Assessment, where
x. development could have an individual or in-combination significant effect on a
European Site or its supporting habitat.

4. Management and maintenance: developers will be expected to secure the long term
maintenance and management of any on-site or off-site habitat creation or enhancement
works to make sure created habitats achieve both their target value and are maintained
into the future.



5. Geodiversity: any unavoidable loss of geodiversity should be compensated through the
provision of replacement exposures that are of greater value for interpretation, research
and study than those lost.”

Policy ENV3 - Landscape character, Policy ENV5 — Landscaping and Policy ENV6 — Trees,
hedgerows, and woodland implementation all require consideration of landscaping and biodiversity.

Policy ENV 3 of the SADPD relates to ‘Landscape character and clarifies that:
“Development proposals should respect the qualities, features and characteristics that
contribute to the distinctiveness of the local area, as described in the Cheshire East
Landscape Character Assessment (2018) or subsequent update, taking into account any
cumulative effects alongside any existing, planned or committed development.

The areas listed below are designated as Local Landscape Designations and are defined on
the adopted policies map. They represent the highest quality and most valued landscapes in
the area of the borough covered by the Cheshire East Local Plan. In line with LPS Policy SE
4 ‘The landscape’, development that is likely to have an adverse effect on their special
qualities as described in the Cheshire East Local Landscape Designation Review (2018)
should be avoided.”

Wilmslow Neighbourhood Plan (August 2019)
Policy NE1: Countryside around the Town

Applications which seek to introduce new built form within, or adjacent to, the open countryside
(including householder applications where relevant) will be required to demonstrate how they have
identified and sensitively responded to the guidance for development as identified as part of the
Wilmslow Landscape Character Assessment (WLCA). or any subsequent replacement or updated
document.

Planning applications should ensure that they identify the specific Character Area (as mapped within
the Landscape Character Summary included in this Neighbourhood Plan) that they fall within and
respond to the relevant Landscape Character Profiles included in the full document. Applications should
positively respond to, and reflect the following (as identified within the nine profiles):

» The key charactenstics and special attributes of the landscape

» The ecological structure, the habitats and wildlife

» The historical and cultural features

Planning applications should seek to realise opportunities to benefit humans, wildlife, and the natural
environment through their overall layout and landscape design. Applications that fail to respond to the
characteristics identified in the WLCA are unlikely to be acceptable.

Policy NE5: Biodiversity Conservation

“Planning applications will be supported where it can be demonstrated that they will not adversely affect
designated and non-designated wildlife habitats including Priority Habitats within Wilmslow as identified
within the schedule and associated Maps 1 and 2 in Appendix 3. Planning applications which create
new habitats, especially linked to the existing habitats identified will be looked upon favourably.
Development is unlikely to be considered acceptable within any of the Nature Conservation Sites
identified on Map 1 of Appendix 3. Developments adjacent to these sites must demonstrate how they
will provide an appropriate and sensitive interface or ‘buffer’ with the site through their layout or
landscape design to minimise negative impacts on these habitats
and retain the overall ecological integrity of the network of these important sites and habitats.

All development, excluding householder developments, should demonstrate a net gain
in biodiversity through the use of appropriate evaluation and delivery methodologies. Compensation
through biodiversity off-setting will be sought where there is an unavoidable net loss of biodiversity.”

Policy NE6: Development in Gardens

“All development seeking to subdivide larger residential plots or gardens should not. wherever possible,
result in significant loss of garden space. Planning applications should recognise and protect the
contnibution made by these garden spaces to the overall biodiversity and green infrastructure of the
town. Schemes that would sever, or significantly disrupt, the Green Infrastructure network provided by



these garden spaces will be resisted. In order to mitigate the loss of garden space, schemes should
seek to meet the following criteria:
e The built form and hard surfaced areas must not exceed 50% of the area of the original plot
unless permeable surfacing used
o Al mature trees, hedgerows and other woody species are retained and protected, and
Supplemented by new native planting
» The landscape proposals developed must meet all 10 Green Biophilic Points set out within
Policy SP2, Sustainable Spaces
Where appropriate, permitted development rights may be removed via conditions attached to a planning
permission in order to preserve garden areas from ancillary development and further loss of garden
space.”

Policy H3: Housing Mix identifies that:

“In order to secure a sustainable and mixed community, each development site will need to deliver a
taking account of the most up to date housing information including, where available, the Cheshire East
Housing Needs Audit.

Applications which contribute to providing one or more of the house types below will be supported

* Small properties for first time buyers

« A provision of family homes including smaller family housing providing 2-3 bedroomed awellings with
garden space

* Homes for the elderly and those with disabilities, including bungalows

» Accommodation for those wishing to downsize

* Higher density accommodation (apartments, terraces etc.) when a site is within the Town Core

In all cases, affordable housing will be delivered according to Policy SC5 Affordable Homes of the
Cheshire East Local Plan. where appropriate and subject to compliance with Policy TH4, Three
Wilmslow Parks of the WNP.

The Borough Council’s criteria for providing affordable housing, states that all residential developments
of 13 or more dwellings (or 0.4 ha) in towns like Wilmslow should provide at least 30% affordable units.
Market and affordable homes should be indistinguishable and achieve the same high quality design.”



National Planning Policy Framework (December 2024)
Paragraph 34 of the NPPF (December 2024) identifies that:

“Policies in local plans and spatial development strategies should be reviewed to assess whether they
need updating at least once every five years and should then be updated as necessary. Reviews should
be completed no later than five years.

Neighbourhood plans must be in general conformity with the strategic policies contained in any
development plan that covers their area.”

Reviews at least every five years are a legal requirement for all local plans (Regulation 10A of the Town
and Country Planning (Local Planning) (England) Regulations 2012).

Paragraph 11 of the NPPF identifies that:

“Plans and decisions should apply a presumption in favour of sustainable development. For decision-
taking this means:
c) approving development proposals that accord with an up-to-date development plan without delay; or
d) where there are no relevant development plan policies, or the policies which are most important for
determining the application are out-of-date®, granting permission unless:
I.  the application of policies in this Framework that protect areas or assets of particular
importance provides a strong reason for refusing the development proposed; or
ii. any adverse impacts of doing so would significantly and demonsirably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing
affordable homes, individually or in combination®.”

Paragraph 12 of the NPPF identifies that:

“The presumption in favour of sustainable development does not change the statutory status of the
development plan as the starting point for decision-making. Where a planning application conflicts with
an up-to-date development plan (including any neighbourhood plans that form part of the development
plan), permission should not usually be granted. Local planning authorities may take decisions that
depart from an up-to-date development plan, but only if material considerations in a particular case
indicate that the plan should not be followed.”

Paragraphs 13 and 14 provide the following guidance in relation to neighbourhood planning:

“13. The application of the presumption has implications for the way communities engage in
neighbourhood planning. Neighbourhood plans should support the delivery of strategic policies
contained in local plans or spatial development sirategies; and should shape and direct development
that is outside of these strategic policies.

14. In situations where the presumption (at paragraph 11d) applies to applications involving the
provision of housing, the adverse impact of allowing development that conflicts with the neighbourhood
plan is likely to significantly and demonstrably outweigh the benefits, provided the following apply:

a) the neighbourhood plan became part of the development plan five years or less before the date on
which the decision is made; and

b) the neighbourhood plan contains policies and allocations to meet its identified housing requirement
(see paragraphs 67-68)."

In terms of decision-making, Paragraph 39 of the NPPF clarifies that:

® This includes, for applications involving the provision of housing, situations where: the local planning authority cannot
demonstrate a five year supply of deliverable housing sites (with the appropriate buffer as set out in paragraph 78); or where
the Housing Delivery Test indicates that the delivery of housing was subsiantially below (less than 75% of) the housing
requirement over the previous three years. See also paragraph 227.

* The policies referred to are those in paragraphs 66 and 24 of chapter 5; 81 of chapter 7; 110 and 115 of chapter 8; 129 of
chapter 11; and 135 and 122 of chapter 12.



“Local planning authorities should approach decisions on proposed development in a positive and
creative way. They should use the full range of planning tools available, including brownfield registers
and permission in principle, and work proactively with applicants to secure developments that will
improve the economic, social and environmental conditions of the area. Decision-makers at every level
should seek to approve applications for sustainable development where possible.”

With regards to housing provision, Paragraph 61 of the NPPF clarifies that:

“To support the Government’s objective of significantly boosting the supply of homes, it is important
that a sufficient amount and vanety of land can come forward where it is needed, that the needs of
groups with specific housing requirements are addressed and that land with permission is developed
without unnecessary delay. The overall aim should be to meet an area’s identified housing need,
including with an appropnate mix of housing types for the local community.”™

Paragraphs 78, 79 and 80 reintroduce the minimum 5 year housing requirements and the additional
buffer required depending on the Council’s housing land supply:

“78. Strategic policies should include a trajectory illustrating the expected rate of housing delivery over
the plan period, and all plans should consider whether it is appropriate to set out the anticipated rate of
development for specific sites. Local planning authonties should identify and update annually a supply
of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their
housing requirement set out in adopted strategic policies®. or against their local housing need where
the strategic policies are more than five years old®. The supply of specific deliverable sites should in
addition include a buffer (moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land; or

b) 20% where there has been significant under delivery*® of housing over the previous three years. to
improve the prospect of achieving the planned supply. or

¢) From 1 July 2026, for the purposes of decision-making only, 20% where a local planning authority
has a housing requirement adopted in the last five years examined against a previous version of this
Framework*', and whose annual average housing requirement? is 80% or less of the most up to date
local housing need figure calculated using the standard method set out in national planning practice
guidance.

79. To maintain the supply of housing, local planning authorities should monitor progress in building out
sites which have permission. Where the Housing Delivery Test indicates that delivery has fallen below
the local planning authority’s housing requirement over the previous three years, the following policy
consequences should apply:

a) where delivery falls below 95% of the requirement over the previous three years, the authonty should
prepare an action plan to assess the causes of under- delivery and identify actions to increase delivery
in future years;

b) where delivery falls below 85% of the requirement over the previous three years, the authonty should
include a buffer of 20% to their identified supply of specific deliverable sites as set out in paragraph 78
of this framework, in addition to the requirement for an action plan;

c) where delivery falls below 75% of the requirement over the previous three years, the presumption in
favour of sustainable development applies, as set out in footnote 8 of this Framework, in addition to the
requirements for an action plan and 20% buffer.”

Paragraphs 115 and 116 of the NPPF identify that:

“115. In assessing sites that may be allocated for development in plans, or specific applications for

* The delivery of large scale developments may need to extend beyond an individual plan period, and the associated
infrastructure requirements may not be capable of being identfied fully at the outset. Anticipated rates of delivery and
infrastructure requirements should, therefore, be kept under review and reflected as policies are updated.

** Unless these strategic policies have been reviewed and found not to require updating. Where local housing need is used as
the basis for assessing whether a five year supply of specific deliverable sites exists, it should be calculated using the standard
method set out in national planning practice guidance.

** This will be measured against the Housing Delivery Test, where this indicates that delivery was below 85% of the housing
requirement.

4! Or the housing requirement is more than five years old and the relevant strategic policies have been reviewed

and found not to require updating.

“2 Defined as the total housing requirement, divided by the number of years in the plan period. For joint local plans, the
percentage should be applied in aggregate across the joint local plan area.



development, it should be ensured that:

a) sustainable transport modes are pnoritised taking account of the vision for the site, the type of
development and its location;

b) safe and suitable access to the site can be achieved for all users;

c) the design of streets, parking areas, other transport elements and the content of associated standards
reflects current national guidance, including the National Design Guide and the National Model Design
Code; and

d) any significant impacts from the development on the transport network (in terms of capacity and
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree through a
vision-led approach.

116. Development should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road network,
following mitigation, would be severe, taking into account all reasonable future scenarnos.”

Paragraphs 129 and 116 of the NPPF identifies that:

“Planning policies and decisions should support development that makes efficient use of land, taking
into account:

a) the identified need for different types of housing and other forms of development. and the availability
of land suitable for accommodating it;

b) local market conditions and viability;

¢) the availability and capacity of infrastructure and services — both existing and proposed — as well as
their potential for further improvement and the scope to promote sustainable travel modes that limit
future car use;

d) the desirability of maintaining an area’s prevailing character and setting (including residential
gardens). or of promoting regeneration and change; and

e) the importance of securning well-designed, attractive and healthy places.”

Paragraph 142 of the NPPF identifies that:

“The Government attaches great importance to Green Belts. The fundamental aim of Green Belt policy
is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green
Belts are their openness and their permanence.

Paragraph 143 of the NPPF clarifies that

“Green Belt serves five purposes:

a) to check the unrestricted sprawl! of large built-up areas;

b) to prevent neighbouring towns merging into one another;

¢) to assist in safeguarding the countryside from encroachment;

d) to preserve the setting and special character of historic towns; and

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.”

Paragraph 148 of the NPPF identifies that:

“‘Where it is necessary to release Green Belt land for development, plans should give priority to
previously developed land, then consider grey belt which is not previously developed, and then other
Green Belt locations. However, when drawing up or reviewing Green Belt boundaries, the need fo
promote sustainable patterns of development should determine whether a site’s location is appropriate
with particular reference to paragraphs 110 and 115 of this Framework. Strategic policy-making
authonties should consider the consequences for sustainable development of channelling development

towards urban areas inside the Green Belt boundary, towards towns and villages inset within the Green
Belt or towards locations beyond the outer Green Belt boundary.”

Annex 2 of the NPPF defines ‘gray belt’' land as:
“ For the purposes of plan-making and decision-making, ‘grey belt’ is defined as land in the Green Belt

comprising previously developed land and/or any other land that, in either case, does not strongly
contnibute to any of purposes (a), (b). or (d) in paragraph 143. ‘Grey belt’ excludes land where the



application of the policies relating to the areas or assets in footnote 7 (other than Green Belt) would
provide a strong reason for refusing or restricting development.”

We can confirm that your land is not within the land classifications in footonote7 of the NPPF.
Paragraph 151 of the NPPF identifies that:

“Once Green Belts have been defined. local planning authonties should plan positively to enhance their
beneficial use, such as looking for opportunities to provide access; to provide opportunities for outdoor
sport and recreation; to retain and enhance landscapes, visual amenity and biodiversity; or to improve
damaged and derelict land. Where Green Belt land is released for development through plan
preparation or review, the ‘Golden Rules’ in paragraph 156 below should apply.”

Paragraph 153 of the NPPF identifies that:

“When considering any planning application, local planning authorities should ensure that substantial
weight is given to any harm to the Green Belt, including harm to its openness. Inappropniate
development is, by definition, harmful to the Green Belt and should not be approved except in very
special circumstances. ‘Very special circumstances’ will not exist unless the potential harm to the Green
Belt by reason of inappropriateness, and any other harm resulting from the proposal. is clearly
outweighed by other considerations.”

Paragraph 154 of the NPPF identifies that:

‘Development in the Green Belt is inappropriate unless one of the following exceptions applies:

e) limited infilling in villages;

f) limited affordable housing for local community needs under policies set out in the development plan
(including policies for rural exception sites)”

Paragraph 155 of the NPPF identifies that:

“The development of homes, commercial and other development in the Green Belt should also not be
regarded as inappropriate where:
a. The development would utilise grey belt land and would not fundamentally undermine the
purposes (taken together) of the remaining Green Belt across the area of the plan;
b. There is a demonstrable unmet need for the type of development proposed;
c. The development would be in a sustainable location, with particular reference to paragraphs
110 and 115 of this Framework, and
d. Where applicable the development proposed meets the ‘Golden Rules’ requirements set out in
paragraphs 156-157 below.”

Paragraph 156 of the NPPF outlines the ‘Golden Rules’ only relates to major development in the Green
Belt so is not relevant to this planning application.

% Which. in the case of applications involving the provision of housing, means the lack of a five year supply of
deliverable housing sites, including the relevant buffer where applicable, or where the Housing Delivery Tests was
below 75% of the housing requirement over the previous three years; and in the case of traveller sites means the
lack of a five year supply of deliverable traveller sites assessed in line with Planning Policy for Traveller sites.



Appendix C - Appeal Decision and lllustrative Site Plan for Land South of Badgeworth
Lane, Shurdington (Ref: APPIG1630/W/24/3357444, 27+ August 2025)



| &s Planning Inspectorate

Appeal Decision
Site visit made on 8 July 2025

by R E Jones BSc (Hons) DipTP MRTPI
an Inspector appointed by the Secretary of State
Decision date: 27" August 2025

Appeal Ref: APP/G1630/W/24/3357444
Land South of Badgeworth Lane, Shurdington. Grid Ref: Easting 391590;
Grid Ref Northing 218116

The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant outline planning permission.

The appeal is made by Richborough Ltd (previously known as Richborough Estates Ltd) against the
decision of Tewkesbury Borough Council.

The application Ref is 22/01137/0UT.

The development proposed is a cross subsidy affordable/open market residential development
comprising up to 50 dwellings (of which 50% will be affordable housing and a further 10% will be
self/custom build), vehicular and pedestrian access, internal streets, drainage, landscaping and all
other ancillary engineering works. All matters are reserved except for vehicular access onto
Badgeworth Lane.

Decision

1.

The appeal is allowed and outline planning permission is granted for a cross
subsidy affordable/open market residential development comprising up to 50
dwellings (of which 50% will be affordable housing and a further 10% will be
self/custom build), vehicular and pedestrian access, internal streets, drainage,
landscaping and all other ancillary engineering works. All matters are reserved
except for vehicular access onto Badgeworth Lane, at land South of Badgeworth
Lane, Shurdington Grid Ref. Easting 391590; Grid Ref Northing: 218116, in
accordance with the terms of application, Ref 22/01137/0OUT, dated 24 October
2022, and subject to the attached schedule of conditions.

Preliminary Matters

2.

The application was submitted in outline form with all matters, except for vehicular
access, reserved at this stage. Therefore, | have treated the drawings showing the
layout of the dwellings as indicative only.

The emerging Cheltenham, Gloucester and Tewkesbury Strategic and Local Plan is
at an early stage of preparation. Given that it has not reached key milestones in the
consultation and assessment process | have afforded it very limited weight.

Following changes to the National Planning Policy Framework (the Framework) and
the Planning Practice Guidance in December 2024 and February 2025
respectively, the parties in the appeal were given a further opportunity to provide
comments. | have had regard to these in my assessment of the case.

Following the above changes to national policy and guidance and the submission of
a revised statement of case by the appellant, the Council has withdrawn refusal
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reasons 1 and 2 relating to the principle of development at this location and
inappropriate development in the Green Belt.

During the appeal two signed and completed S.106 legal agreements were
submitted. | have accepted these into the appeal and an assessment of whether
they address the Council’'s concerns will be made below.

A revised drainage plan and report were submitted by the appellant with the
appeal. Their content does not alter the proposal in terms of the number of
dwellings proposed or the site access. Although this is new evidence that was not
before the Council when it determined the application, the main and interested
parties have had an opportunity to comment on it during the appeal consultation. |
have therefore based my decision on this revised information.

Main Issues

8.

The main issues are:

. the effect of the proposed development on the character and appearance of
the area, including the effect of the removal of hedgerow along Badgeworth
Lane;

. whether the proposal makes adequate provision for any infrastructure,
services and facilities arising from the development; and

. whether material considerations indicate a decision should be made
otherwise than in accordance with the development plan.

Reasons

Character and appearance

9.

10.

11.

The appeal site comprises a sizeable rectangular field abutting the built-up edge of
Shurdington, a large village surrounded by open countryside. The site would have
its primary frontage onto Badgeworth Lane where it is currently enclosed from the
road by a long, mature hedge. Beyond the site’s northern and western boundaries
are residential dwellings lining Badgeworth Lane and the local primary school. This
part of the village has a consolidated and legible appearance, where dwellings are
closely arranged, set back from the street in neat lines and follow a clear building
line.

The density of development significantly changes to the south and east of
Badgeworth Lane. It is far more agrarian in appearance due to the presence of
large fields, including the appeal site, that are typically enclosed by hedgerow and
trees. Although there are far more green and open areas, to the south and east,
there is a large swathe of commercial uses and associated buildings a short
distance from the site lining one side of Shurdington Road. These are more spaced
out and loosely arranged and bordered by the surrounding fields. This area
contrasts to the higher density pattern of development along Badgeworth Lane.

The hedgerow boundary along the appeal site’s Badgeworth Lane frontage is
categorised as ‘important’ by the Council due, in part, to its age, considerable
length and biodiversity value. Although the hedge is very dense, | was able, during
my site inspection to obtain views of the appeal site’s open and undeveloped
character, through several small gaps. Clearer views of the appeal site are
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12.

13.

14.

15.

16.

obtained from Shurdington Road over the ranch style boundary fence running along
that part of the site. From this location the site’s expansive and pastoral
appearance can be appreciated against the built-up edge of Shurdington.

In this context, the appeal site is part of an important rural backdrop that helps
define the edge of the settlement and the interface between it and the surrounding
countryside. This is reinforced by the attractive mature hedge along Badgeworth
Lane which provides a legible division between the southern extent of Shurdington
and the countryside beyond. Together the frontage hedge and associated field form
a distinctive landscape setting that contributes positively to the character of the
street frontage along Shurdington Road and Badgeworth Lane, as well as this part
of the village in general.

The proposed access would result in a significant visual break in the mature hedge
along the site’s Badgeworth Lane frontage. The effect would be detrimental to its
appearance and function in containing the built-up edge of the village. Although the
gap would be small as a proportion of the hedge’s total length, it would
nevertheless significantly undermine its visual qualities and the soft edge it
provides between built development and the surrounding countryside.

The proposed dwellings and circulation routes within the development would likely
extend across most of the site and be visible from Badgeworth Lane and
Shurdington Road. The development of up to 50 dwellings with associated roads,
driveways and engineered works would have a harsh and urbanising impact on this
otherwise undeveloped field. The scale and built form of the proposal significantly
encroaches into this important undeveloped space at the edge of the village. This
would harm the pastoral qualities of the appeal site and the contribution it makes to
the settlement’s edge, while having a discordant impact on the rurality of its
immediate landscape setting. Consequently, the proposal would have a detrimental
impact on the appearance and visual qualities of this part of Shurdington.

The establishment of new boundary trees and hedges along the site’'s Shurdington
Road frontage would be a positive inclusion and would help reduce the visual
impact of the built development from that side of the site. The extent of new
planting would also far exceed the length of vegetation proposed for removal along
Badgeworth Lane. Nevertheless, the visual break in that frontage, through the
formation of the site access, would indefinitely undermine the composition of the
hedge and the contribution it makes to the visual amenity of the lane.

The appeal site is not covered by a local or national landscape designation. Also, a
report commissioned by the Council in 2014 " assessed the site as being of low
landscape and low visual sensitivity. Given the site is in agricultural use and is
surrounded in part by built development, | have no reason to disagree with that
assessment. Moreover, the development's degree of expansion into rural land is
somewhat tempered by the presence of built development along Shurdington Road
and would not appear overly prominent from long range views. Nonetheless, there
would be localised harm due to the loss of an undeveloped green space that forms
a clear and attractive backdrop to the southern edge of the village. This would be
most clearly seen from adjoining land, along Badgeworth Lane and from the
southern approach to the village along Shurdington Road.

' "Landscape and Visual Sensitivity Study: Rural Service Centres and Service Villages' prepared for the Council by Toby Jones
Associates, November 2014
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17.

18.

19.

20.

On the basis that the visual impact of the proposal does not extend into any
important or designated landscapes, would be seen from short to medium range
distances, and would be partly visible against the settlement’s built-up edge, the
degree of harm in this case would be at the lower end of the spectrum.

In view of the above the proposed development would have an unacceptable effect
on the character and appearance of the area. It would conflict with Policies SD4
and SD6 of the Gloucester, Cheltenham and Tewkesbury Joint Core Strategy
2011-2031 (December 2017) (the JCS) and Policy RESS of the Tewkesbury
Borough Plan 2011-2031 (June 2022) (the TBP). These require, amongst other
things, that new developments respond positively to the character of the site and its
surroundings and have regard to local distinctiveness. Consideration must also be
given to the form of the settlement and its landscape setting and developments
must not appear as unacceptable intrusions into the countryside.

My conclusion on the main issue, has not referred to Policy LAN2 of the TBP as |
have no evidence that the appeal site is within a ‘landscape protection zone’, which
forms the basis for that policy.

The Council’s reasons for refusal relating to the loss of the hedgerow refers to
Policy SD9 of the JCS and Policy NAT1 of the TBP. These seek to conserve and
protect against the unacceptable loss of biodiversity features. Although the loss of
part of the hedgerow would result in visual harm, there is no specific dispute
between the parties regarding any harm to biodiversity, particularly given the
proposed mitigation and enhancement opportunities proposed elsewhere on the
site. Moreover, the Council expressed that the harm in this respect would be to the
“local environment” rather than the loss of any specific habitat feature/species.
Accordingly, | have not referred to these policies in my conclusion on the main
Issue.

Infrastructure

21.

22.

23.

24.

Regulation 122 of the Community Infrastructure Levy Regulations 2010 (the
Regulations) requires that if planning obligations are to be considered in the grant
of planning permission, those obligations must be necessary, directly related, and
fairly and reasonably related in scale and kind to the development in question.

The submitted Planning Obligations between the developer, the Council and the
neighbouring Council area set out obligations in relation to libraries, primary and
secondary education, school transport, refuse collection, public open space and
play area provision, and securing on-site affordable housing and custom/self-build
properties.

Evidence of the necessity, relevance and proportionality of these obligations have
been set out in CIL Compliance Statements submitted by the Councils. These
demonstrate the basis for the obligations, how they relate to the development
proposed (indicating the relevant planning policy basis for them) and set out how
any financial contributions have been calculated. In my judgement these provide
satisfactory evidence that the above obligations meet the tests set out in the
Regulations.

Therefore, the proposal makes adequate provision for infrastructure, services and
facilities arising from the development. In doing so it complies with Policies SD12,
INF4, INF6 and INF7 of the JCS and Policies RES12 and RCN1 of the TBP.
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Together, these require, amongst other things, that new residential developments
should contribute towards providing on-site or developer contributions towards
social, community, open space, play, travel, education and green infrastructure
where the need arises and in order to mitigate the impact of new development upon
existing communities. Moreover, developers are required to provide affordable
housing on site for schemes on sites with an area of 0.5ha or more.

Other considerations

25.

26.

27.

28.

29.

30.

The main parties agree that the Council does not have a deliverable 5 year housing
land supply. However, there is some difference between the parties on the extent of
the shortfall. The Council indicates a supply of 3.4 years in its latest published
position. The appellant has applied the new standard method of calculating the
supply and confirms that the figure is 2.58 years. Regardless of whose position is
correct, even if | took the Council’s figure, the supply is still mediocre and well
below the minimum required for the Borough. Accordingly, the shortfall is attributed
significant weight in favour of the development.

The provision of up to 50 dwellings at the site includes a high proportion of
affordable and custom/self-build dwellings where there is a demonstrable unmet
need and demand locally for these properties. Together with open market units at
the site, those dwellings would make an important contribution to the local housing
supply and significantly boost the provision of housing in the Borough. These
factors attract very significant weight.

Although on the edge of Shurdington the site is nevertheless within comfortable
walking distance of the settlement’s services and amenities, including the nearby
primary school. The facilities in the village are limited, and a greater range could be
easily accessed by public transport given that the site is very close to regular bus
services. Furthermore, the appeal scheme includes provision to improve bus stop
facilities. Accordingly, the ability for future residents to use more sustainable
methods of travel attracts moderate weight.

The provision of a new light-controlled junction adjacent to the site at the
intersection of Badgeworth Lane and Shurdington Road would improve the traffic
flows in the area. A pelican crossing and new pedestrian routes around the site are
also proposed. These would improve the range and safety of connections by foot,
between the site and the village. Together these benefits would improve the safety
and efficiency of travel movements locally. Accordingly, they are afforded
significant weight.

The appeal proposal is not required to deliver a mandatory 10% Biodiversity Net
Gain (BNG), insofar as Schedule 7A of the Town and Country Planning Act 1990 is
concerned. However, the Council's committee report refers to the site being
capable of achieving a BNG in habitat in excess of 10% and significant net gains in
hedgerows to compensate for the loss of the section proposed for removal along
Badgeworth Lane. These benefits attract minor weight.

The submitted planning obligation provides a commitment to the provision of public
open space and an on-site play area. The site cannot currently be accessed by the
public, therefore facilities relating to play, recreation and additional public open
space accessible to the community attract moderate weight.
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31.

32.

In addition, there would be economic benefits arising, including from construction
works, employment and local expenditure from new occupants. Those benefits
attract minor weight.

There are no specific details of how the proposal would provide enhanced energy
efficiency, nor has wording for a condition been presented to secure those
benefits. Therefore, this matter attracts limited weight. Similarly, whilst there is no
objection regarding the principle of some dedicated “drop-off” parking provision for
the school within the appeal site | do not have any details regarding this. These
can be obtained through a planning condition. Accordingly, it is given limited
weight as a benefit.

Other Matters

33.

34.

35.

36.

37.

Opposite the appeal site’s Shurdington Road boundary is the Grade Il listed lodge
to the Greenway hotel. Historically this served as a lodge to the larger Shurdington
Manor (now the Grade Il listed Greenway Hotel). Its special interest lies in its
aesthetic quality and historical association with the former Shurdington Manor. The
lodge building is contained in a small, landscaped plot and adjacent to the access
to the former Manor. The neat grounds and the former driveway to the Manor
makes a positive contribution to the lodge’s significance as a gateway building to a
higher status manor house. The proposal would be on the opposite side of the road
and likely set in from the site boundary. It would be screened from the listed lodge
by a new landscape boundary that would soften the impact of the proposed
dwellings. On this basis, the proposal would not harm the aspects of the lodge’s
setting that contribute to its significance.

There would be a considerable separation distance between the listed Greenway
Hotel and the proposed development. The intervening road and boundary
screening would ensure that the proposed development would not be clearly visible
from within the open grounds that contribute towards the hotel’s significance.
Accordingly, the special interest in the listed hotel would be preserved.

There are interested party concerns that the proposal would harm the setting of the
Cotswold National Landscape (NL). It is incumbent upon me to evidence
consideration of possible ways to further the purpose of conserving and enhancing
the natural beauty of the NL. The proposal would be outside of the designation.
From long range views it would be seen against the backdrop of built development,
rather than being perceived as encroaching unacceptably into the NL's setting.
Therefore, | am satisfied that the proposal would leave the NL's landscape and
scenic beauty unharmed. No objection has been raised by the Cotswold National
Landscape Conservation Board and based on my own assessment there is no
reason to come to a different view. Accordingly, | am satisfied that | have
discharged my duty in respect of the NL.

In my assessment of the main issue, it was found that the partial loss of hedgerow
along Badgeworth Lane would be harmful. Notwithstanding this, there is no
objection from the Council that its removal would result in ecological harm. In any
event, planning conditions can be imposed requiring mitigation and enhancement
measures insofar as their relate to the loss of biodiversity.

Interested parties indicate that the proposal would result in inappropriate
development in the Green Belt which conflicts with its purposes. Following the
publication of the 2024 Framework, new provisions relating to “Grey Belt” land were
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38.

39.

40.

41.

42.

43.

44

introduced, as well as new exceptions where development would not be
inappropriate. Those changes led to the Council withdrawing their objection to the
proposal’s effect on the Green Belt to the south of Shurdington.

The new exceptions in the Framework? where development is not regarded as
inappropriate require: the land to be Grey Belt and to not fundamentally undermine
the purposes of the remaining Green Belt across the plan area; must meet a
demonstrable unmet need for the type of development proposed; be in a
sustainable location (with particular reference to paragraphs 110 and 115 of the
Framework) and if major development involving the provision of housing must
make contributions to affordable housing in accordance with the Framework, make
necessary improvements to local/national infrastructure and provide new or
improvements to existing green spaces (the ‘Golden Rules’).

Grey Belt land is defined by the Framework as land in the Green Belt comprising
previously developed land and/or any other land, that in either case, does not
strongly contribute to any of the purposes in (a), (b) and (d) of Paragraph 143 of the
Framework.

The appeal site does not relate to a large built-up area or a historic town given that
Shurdington is principally a modemn village comprising 20* century residential
development. Purposes (a) (to check the unrestricted sprawl or large built-up
areas) and (d) (to preserve the setting and character of historic town) are not
therefore relevant.

Purpose (b) seeks to prevent neighbouring towns from merging into one another.
Shurdington’s position in the largely undeveloped gap between Cheltenham and
Gloucester is acknowledged. Although Shurdington itself is not a town, further
development around it could reduce the gap and diminish Green Belt land between
those two larger settlements.

However, in the case of the appeal scheme there are existing residential plots and
gardens that extend behind the Badgeworth Lane frontage, roughly a similar
distance to the appeal site. The existing finger of development along Shurdington
Road to the south also has the effect of containing the appeal scheme’s expansion
into the less developed areas of countryside and the Green Belt. The proposed
development would also be seen, particularly from longer range views, against the
built-up edge of Shurdington. Thus, any effect of merging would not be overly
perceptible in this context. Therefore, the proposal would not strongly contribute to
the merging of neighbouring towns.

For the above reasons | see no reason to disagree with the main parties that the
site is Grey Belt land.

The proposal meets the remaining exceptions listed in paragraph 155 of the
Framework as it would not fundamentally undermine the other Green Belt purposes
given my earlier findings. Also, there is a demonstrable unmet need for housing in
the Borough (in the absence of a 5 year housing land supply). Furthermore, the
appeal development is sustainably located to village services and facilities. Finally,
it would satisfy the ‘Golden Rules’ insofar as affordable housing, infrastructure and
open space is concermned. On this basis | have no reason to come to a different
view to the Council.

? Paragraph 155, National Planning Policy Framework, 2024
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45.

46.

47.

48.

49.

50.

o1.

52.

53.

As the proposal accords with the Golden Rules significant weight is given in its
favour in the final planning balance.

The concemns of the Inspector that presided over an earlier development plan
review are noted. However, his comments came before the changes to the Green
Belt policies in the Framework and at the time when the Borough’s housing supply
position was different. Limited weight is given to those comments as proposals now
require a different assessment of housing land supply and new development in the
Green Belt.

Interested parties have noted that several large housing developments in the
locality have received planning permission, citing the cumulative impacts on local
infrastructure and the highway network. Full details of those cases or the matters
that arose during their assessment have not been provided. Nevertheless, it is clear
to me that the Borough has a shortfall in the supply of housing and further growth
would be meeting a demonstrable local need in this regard. It would also be for
those other developers to make contributions to local infrastructure to address any
cumulative concerns the Council may have in that regard.

With respect to the development of housing by Bromford Homes at an adjacent
site, there are no details of that scheme’s scale, exact location or the stage of the
application. Accordingly, | am unable to comment any further on this matter.

The timing of the Council’s decision to remove its Green Belt objection is not a
matter for this appeal and any concerns in this respect should be pursued with
them.

Several interested parties have raised concerns regarding the effect the additional
housing could have on traffic congestion, highway safety and the loss of parking
opportunities for those dropping off and picking-up pupils at the primary school.

The appeal has been accompanied by detailed modelling and surveys of existing
and predicted traffic effects. The findings of those assessments indicate that the
proposed signal-controlled junction would reduce congestion on Badgeworth Lane
and Shurdington Road. The proposal would increase the number of vehicles using
the local road network, although this would be very small as a proportion of the total
daily movements. A new pedestrian crossing would also improve safety for
pedestrians crossing the road. Although there would be parking restrictions placed
along Badgeworth Lane, drop off and pick up areas for the primary school would be
allocated within the appeal site.

The above measures, according to the submitted evidence, will improve the safety
and capacity of the road network and given that | have no detailed technical
evidence to the contrary there is no reason to disagree with those findings. The
Council’s highway advisers have also raised no objection to these proposals,

Pressure from the proposed development upon existing community infrastructure
would be addressed, in part, by developer contributions relating to improved local
education facilities, open space, play and library services. The proposal would also
lead to an increase in the viability of some services in the village through increased
use from future residents. Accordingly, the proposal would not lead to any harmful
effects upon local infrastructure.
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o54.

95.

56.

57.

The issue of impact on property values has also been raised. It is a well-founded
principle that the planning system does not exist to protect private interests such as
value of land or property.

There is no firm evidence that the proposal would cause additional drainage
problems, and | am satisfied that the details submitted would mitigate and attenuate
any surface water flooding concerns locally.

Construction work and traffic would cause some disruption, but this would be
temporary and would be mitigated by a Construction Environmental Management
Plan which could be the subject of a condition.

There is no detailed evidence to suggest that the proposal would result in the
harmful displacement of wildlife. The site is an agricultural field and the submitted
ecological assessment indicates it is of low ecological value. There would be some
loss of hedgerow, although this would be mitigated by compensatory planting
elsewhere on the site. A condition can also be imposed, in the event the scheme is
allowed, to ensure existing trees are protected during the construction phase of the
development.

Planning Balance

58.

59.

60.

61.

The appeal proposal would cause harm to the character and appearance of the
area, by virtue of the loss of an undeveloped green space that forms a clear and
attractive backdrop to the southern edge of the village. Therefore, significant weight
should be given to the conflict with the development plan. However, the effects of
the proposal’s impact would be relatively localised and the degree of harm to the
character and appearance of the area would be moderate.

The Council cannot demonstrate a five-year supply of deliverable housing sites.
With a supply of between 2.58 and 3.4 years, the shortfall is judged to be significant
in this case. In these circumstances footnote 8 of the Framework establishes that
the policies which are most important for determining the application are deemed
out-of-date. Consequently, permission should be granted unless any adverse
impacts would significantly and demonstrably outweigh the benefits, when
assessed against the policies in the Framework taken as a whole, having particular
regard to key policies which include, amongst other things, directing development
to sustainable locations and providing affordable homes.

The general housing supply position is deficient and there has been a notable
under delivery in recent years. The Framework refers to the Government’s
objective to significantly boost the supply of homes where they are needed and to
meet the needs of groups with specific housing requirements. Up to 50 new
dwellings, including a sizeable proportion of affordable and self/custom build units,
would appreciably improve the mediocre housing supply in the Borough and
address the needs of groups with specific requirements. The Framework also
promotes housing in locations where it will enhance or maintain the vitality of rural
communities. A significant proportion of new dwellings in the village, as in this case,
would help sustain its services and facilities. In accordance with Paragraph 158 of
the Framework, | have given significant weight to the proposal’s compliance with
the “Golden Rules”.

The proposed housing numbers and the contribution to the existing shortfall in
supply attracts very significant weight. Moderate weight is given to the proposal’s
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62.

potential to enhance or maintain the vitality of Shurdington. The other scheme
benefits including highway improvements, open space provision, biodiversity
enhancement and additional spending in the local economy attract minor to
significant weight in favour of the scheme.

The scheme benefits and the weight given to them above, would be considerable in
this case. Set against that, the adverse impacts identified would not significantly
and demonstrably outweigh them, when assessed against the Framework as a
whole. Therefore, the presumption in favour of sustainable development applies
and paragraph 11 d) indicates that permission should be granted. There are no
other material considerations to override this finding.

Conditions

63.

64.

65.

66.

67.

68.

69.

70.

An agreed schedule of conditions was submitted with the appeal. Where
necessary, | have amended wording, or conflated conditions, in the interest of
enforceability, precision, concision and consistency.

Conditions specifying the time limits, reserved matters details and approved plans
are necessary for certainty.

The conditions covering external material finishes of the dwellings, plot boundary
treatments, and the landscaping of the site are necessary in the interests of general
amenity and to secure a high quality, attractive development consistent with the
local character.

To address the satisfactory disposal of surface water from the site, and to mitigate
the potential impacts of flooding, conditions requiring details of a Sustainable
Drainage System (SuDS) Strategy and the implementation and management of a
site wide sustainable drainage system are necessary.

The conditions requiring a CEMP and the control of operating hours relating to
deliveries and on-site works during the construction phase are necessary in the
interests of highway safety and to protect the living conditions of nearby residents
during construction.

A condition relating to the submission and implementation of a landscape and
ecological management plan is necessary to mitigate and manage site ecology.
Ecological enhancement measures in accordance with the results of the submitted
Biodiversity metric are necessary in the interests of ecology. So, to is a condition
requiring external lighting details. A condition requiring the planting and
management of street trees is necessary to enhance local amenity and the
environment and to ensure the future wellbeing of the trees. A condition requiring
the provision of a Homeowner Information Pack for future occupiers informing them
of the sensitivities of local nature conservation sites and how to minimise impacts
when visiting those sites is necessary in the interests of biodiversity.

In the interest of highway safety, the conditions relating to access, junctions,
visibility splays, footways and the signal-controlled junction on the A46 /
Badgeworth Lane, vehicle /cycle and visitor parking are necessary. The travel plan
condition is necessary in the interests of supporting sustainable travel ambitions
and to reduce vehicle movements.

The requirement for the new signal-controlled junction and improvements to
footways and visibility splays would need to be delivered through a “Grampian”
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71.

72.

73.

74.

style condition, as those works would be on land outside of the appellant’s control
(i.e. on County highway authority land). The effects of the condition would also
require the works to be completed prior to occupation of 50% of the dwellings.
Given that the Council does not object to the principle of this it would be unlikely
that permission for the works would be denied or delayed. The phasing of those
works is acceptable insofar as they relate to highway safety as they would be
completed well in advance of the development being fully occupied and when
occupier vehicle numbers entering and leaving the site would be at reduced levels.

The condition for archaeological work is reasonable due to the relationship of the
site to archaeology in the area.

It is necessary to include conditions requiring that the development is carried out in
accordance with procedures outlined in the preliminary ground investigation report,
and that previously unidentified contaminants follow further investigation and
remediation procedures.

The condition requiring a waste minimisation statement is necessary to ensure that
the development is constructed and occupied in accordance with waste
minimisation and efficiency measures. It would also comply with waste policies in
the development plan.

To ensure the delivery of a mix of dwelling sizes to meet existing need and the
creation of a mixed and balanced community it is necessary that the development
is implemented in accordance with a Housing Mix Statement.

Conclusion

75.

The proposed development would conflict with the development plan but material
considerations, including the Framework, indicate that a decision should be made
other than in accordance with it. Therefore, the appeal is allowed subject to the
conditions in the attached schedule.

R E Jones
INSPECTOR
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Schedule of Conditions:

1.

The development for which permission is hereby granted shall not be begun
before detailed plans thereof showing the appearance, landscaping, layout and
scale (hereinafter referred to as "the reserved matters"”) have been submitted to
and approved by the Local Planning Authority.

Applications for the approval of the reserved matters shall be made to the Local
Planning Authority before the expiration of three years from the date of this
permission.

The development hereby permitted shall be begun either before:

i. the expiration of three years from the date of this

permission; or

ii. before the expiration of two years from the date of approval of the last of the
reserved matters to be approved, whichever is the later.

The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:
- Location Plan - n1618-001 Rev B;
- Proposed Site Access Junction with Visibility Splays -
T20587 001 Rev C;
- Proposed A46 and Badgeworth Lane Signals Mitigation Scheme -
T20587 003 Rev C;
- Proposed Footway Mitigation (Lambert Avenue to School) - T20587 004.

The details to be submitted as part of the Reserved Matters application pursuant
to Condition 1 shall include a plan indicating the positions, design, materials and
type of boundary treatments to be erected to the boundaries of the proposed
dwellings. The boundary treatments shall be completed in accordance with the
approved plan/details.

The details to be submitted as part of the Reserved Matters application pursuant
to Condition 1 shall include precise details of all external materials to be used in
the development hereby approved. Development shall be carried out in
accordance with the approved details.

Prior to commencement of the development hereby permitted, details of a

Construction (and demolition) Environmental Management Plan (CEMP) shall be

submitted to and approved in writing by the Local Planning Authority. The

approved plan shall be adhered to throughout the demolition/construction period.

The plan/statement shall include but not be restricted to:

. Parking of vehicles of site operatives and visitors (including measures
taken to ensure satisfactory access and movement for existing occupiers
of neighbouring properties during construction).

. Advisory routes for construction traffic.

. Any temporary access/exit to the site.

. Staff/contractor facilities and travel arrangements.
. Dust mitigation.
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10.

11.

. Noise and vibration mitigation (Including whether piling or power floating is
required. White noise sounders will be required for plant operating onsite
to minimise noise when in operation/moving/ reversing).

. Mitigation of the impacts of lighting proposed for the construction phase.

. Measures for controlling leaks and spillages, managing silt and pollutants.

. Plans for the disposal and recycling of waste.

. Locations for loading/unloading and storage of plant, waste and
construction materials.

. Methods of preventing mud and dust being carried onto the highway.

. Arrangements for turning vehicles.

. Arrangements to receive abnormal loads or unusually large vehicles.

. Highway Condition survey.

. Methods of communicating the CEMP to staff, visitors and neighbouring

residents and businesses.

The mitigation measures set out in the EcIA (Ecolocation, 2019-06(12)) that
apply to the site clearance and construction phase of the development shall also
be included in the CEMP with detailed Method Statements.

Prior to first occupation of the development hereby permitted a Landscape and
Ecological Management Plan (LEMP) shall be submitted to and approved in
writing by the Local Planning Authority. The LEMP will include ecological
enhancement details as outlined in the EcIA (Ecolocation, 2019-06(12)). The
LEMP will also include locations of ecological enhancements (insect bird, bat
boxes, log piles, hedgehog holes) to be included within a plan including
specification of elevation, heights to be installed etc. and details of the
Waterbodies/SUDS which will benefit biodiversity and wildlife.

The proposed development shall be completed in accordance with the results of
the Biodiversity Metric submitted to the Local Planning Authority on the
30th January 2023.

Prior to first occupation of the development hereby approved, details of the
proposed Highway Improvement Works shall have been submitted to and
agreed in writing by the Local Planning Authority. The agreed details shall be in
general accordance with details shown in the following drawings:

. Location Plan - n1618-001 Rev B;
. Proposed Site Access Junction with Visibility Splays - T20587 001 Rev C;

. Proposed A46 and Badgeworth Lane Signals Mitigation Scheme - T20587
003 Rev C;

. Proposed Footway Mitigation (Lambert Avenue to School) - T20587 004.

The agreed Highway Improvement Works shall be delivered prior to the first
occupation of 50% of the dwellings.

Vehicle and cycle parking for each dwelling shall have been provided prior to first
occupation of that dwelling, in accordance with details to be contained within the
approval of any reserved matters permission. The approved details shall be
maintained for this purpose thereafter.
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12

13.

14.

15.

16.

17.

Notwithstanding the Travel Plan submitted with the outline application, prior to
any development above ground, an updated Travel Plan shall be submitted to
and approved in writing by the local planning authority. For the avoidance of
doubt the Travel Plan should include the Travel Information Pack to be provided
to residents. Thereafter the development shall be implemented in accordance
with the approved details prior to the occupation of the development.

No works or development shall take place until full details of all proposed street
tree planting, root protection systems, future management plan, and the
proposed times of planting, have been approved in writing by the Local Planning
Authority, and all tree planting shall be carried out in accordance with those
details and at those times.

No development shall commence on site until a detailed Sustainable Drainage
System (SuDS) Strategy document has been submitted to and approved in
writing by the Local Planning Authority. The SuDS Strategy must include a
detailed design, a timetable for implementation, and a full risk assessment for
flooding during the groundworks and building phases with mitigation measures
specified for identified flood risks. The SuDS Strategy must also demonstrate the
technical feasibility/viability of the drainage system through the use of SuDS to
manage the flood risk to the site and elsewhere and the measures taken to
manage the water quality for the life time of the development. The approved
scheme for the surface water drainage shall be implemented in accordance with
the approved details before the development is first occupied.

No development shall be occupied until a SuDS management and maintenance
plan for the lifetime of the development which shall include the arrangements for
adoption by any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its lifetime, has
been submitted to and approved in writing by the Local Planning Authority. The
approved SUDS maintenance plan shall be implemented in full in accordance
with the agreed terms and conditions.

Prior to first occupation of each dwelling, a Homeowner Information Pack shall
be produced and left in each new home, to inform new residents of the
recreational opportunities available to them, the sensitivities of local nature
conservation sites and how visitors can minimise their impact, plus details for
becoming involved in the ongoing conservation of these sites. The packs should
advise people how to behave carefully in protected areas so as not to harm
wildlife and habitats, e.g. putting dogs on leads during bird nesting season and
throughout the year in protected areas. The packs shall first have been
submitted to and agreed in writing by the Local Planning Authority.

The development shall be carried out in accordance with the findings and
recommendations of the submitted Preliminary Ground Investigation Report by
ASL reference 380-18-087-10 dated December 2018.

Prior to the commencement of the development, a Phase 2 intrusive
investigation shall have been completed, submitted to and approved in writing by
the Local Planning Authority sufficient to characterise the type, nature and extent
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18.

19.

20.

21.

22.

23.

of contamination present, the risks to receptors and to inform remediation
strategy proposals. The details submitted shall, if required, include a remediation
strategy, validation plan, and/or monitoring plan to ensure the site will be suitable
for its proposed use.

The development shall be carried out in accordance with the approved details.

The development shall not be occupied until any approved remedial works have
been carried out and a full validation report has been submitted to and approved
by the local planning authority.

No development shall commence on site until the applicant, or their agents or
successors in title, has secured the implementation of a programme of
archaeological work in accordance with a written scheme of investigation which
has been submitted to and approved in writing by the Local Planning Authority.

The development shall be carried out in accordance with the Waste Minimisation
Statement (Reference: JBB8429.C8169) Version 1 (dated 18 October 2022).

The details to be submitted for the approval of Reserved Matters pursuant to
Condition 1 shall include details of dwelling sizes, types and tenures. These
should be broadly in accordance with the local housing evidence base, including
the most up-to-date Strategic Housing Market Assessment for the area at the
time of the submission of the reserved matters. The development shall be
implemented in accordance with the approved Housing Mix Statement.

The details of landscaping to be submitted for the approval of Reserved Matters
pursuant to Condition 1 shall include a landscape scheme for the whole site. The
submitted design shall include the proposed new landscaping scheme on scaled
drawings accompanied by a written specification clearly providing full details of
proposed tree and hedgerow planting to include location, species, sizes,
densities and planting numbers. Development shall be carried out in accordance
with the approved details. The submitted drawings shall also include accurate
details of all existing trees and hedgerows with their location, species, size,
condition, any proposed tree surgery and which are to be removed and how
those to be retained are to be protected (a tree protection plan to BS5837:2012
or subsequent revisions). Development shall be carried out in accordance with
the approved details.

The details of landscaping to be submitted for the approval of Reserved Matters
pursuant to Condition 1 shall include full details regarding adequate measures to
protect trees and hedgerows. This shall include:

A. Fencing. No development shall be commenced on site or machinery or
material brought onto site until the approved protective fencing has been
installed in the approved positions in accordance with BS5837:2012 (or
subsequent revisions). Such fencing shall be maintained during the
course of development.

B. Tree Protection Zones (TPZ). The area around trees and hedgerows
enclosed on site by protective fencing shall be deemed the TPZ.
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24.

25.

26.

27.

Excavations of any kind, alterations in soil levels, storage of any
materials, soil, equipment, fuel, machinery or plant, siting of site
compounds, latrines, vehicle parking and delivery areas, fires and any
other activities liable to be harmful to trees and hedgerows are prohibited
within the TPZ, unless agreed in writing with the local planning authority.
The TPZ shall be maintained during the course of development.

All planting, seeding or turfing indicated in the approval of reserved matters for
landscaping shall be carried out in accordance with a timetable first to be agreed
in writing with the Local Planning Authority. Any trees or plants which within a
period of five years from the completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting
season with others of similar size and species, unless the Local Planning

Authority gives written consent to any variation.

During the construction phase (including demolition and preparatory
Groundworks). no machinery shall be operated, no process shall be carried out,
and no deliveries shall be taken at or dispatched from the site outside the
following times:

e Monday-Friday 8.00am-6.00pm,
e Saturday 8.00 am-1.00 pm nor at any time on Sundays, Bank or
Public Holidays.

Prior to commencement of development, details of external lighting should be
submitted to and approved in writing by the Local Planning Authority. The details
should clearly demonstrate that lighting will not cause excessive light pollution of
the boundary habitats and areas of open space. The details should include, but
not be limited to, the following:

i. A drawing showing sensitive areas and/or dark corridor safeguarding areas;

ii. Description, design or specification of external lighting to be installed including
shields, cowls or blinds where appropriate;

iii. A description of the luminosity of lights and their light colour including a lux
contour map;

iv. A drawing(s) showing the location and where appropriate the elevation of the
light fixings; and

v. Methods to control lighting control (e.g. timer operation, passive infrared
sensor (PIR)). All external lighting should be installed in accordance with the
specifications and locations set out in the approved details. These should be
maintained thereafter in accordance with these details. No additional external
lighting shall be installed unless agreed in writing by the Local Planning
Authority.

The details to be submitted as part of the Reserved Matters application pursuant
to Condition 1 shall include a plan indicating the location and specifications of 16
no. dedicated visitor parking spaces. Details of a dedicated drop-off area for the
local school shall also be provided.

***End of Schedule*™*
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Development Management

Mr Russell Adams
Delamere House

Adams Planning + Development Ltd Delamere Street. Crewe
The Oaks, Oaks Drive, Crook Road CW1 2LL

Bopnese On Windermere Telephone: 0300 123 5014
Email: planning@cheshireeast.gov.uk

DECISION NOTICE

Application No: 25/3610/0UT
TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)

Particulars of Development
Outline application for the phased development of up to 4 residential self-build, custom-build or open market
dwellings, all matters reserved apart from primary access point and associated infrastructure.

Location
Land At Pigginshaw, Altrincham Road, SK9 5NW

for Mr Richard Sidi

In pursuance of its powers under the above Act, the Council hereby GRANTS planning permission for the above
development in accordance with the application and accompanying plans submitted by you subject to compliance with
the conditions specified hereunder, for the reasons indicated:

1. Application for approval of reserved matters shall be made within three years of the date of this
permission. Reason: To comply with the requirements of Section 92 of the Town and Country Planning
Act 1990.

2. The development hereby approved shall commence within two years of the date of approval of the last
of the reserved matters to be approved. Reason: To comply with the requirements of Section 92 of the
Town and Country Planning Act 1990.

3. Approval of the details of the appearance, landscaping, layout and scale (the reserved matters) shall
be obtained from the Local Planning Authority in writing before any development is commenced.
Reason: This is an outline planning permission with these matters reserved for subsequent
consideration.

4. The development hereby approved shall be carried out in accordance with the approved drawing no.
25070 (SU) 001 B (Location Plan) and Drawing no. 25070 (PL) 002 D (Parameters Plan) received 18 th
December 2025. The reserved matters application shall comply with the parameters relating to the scale
of development (including, the height, width and length of each building), and the amount of floor area
for each proposed use as set out in this application for outline consent. Reason: This is an outline
planning permission and compliance with the parameters is required to provide certainty and ensure the
impact of the development on planning interests is acceptable.

5. Prior to the commencement of development, a phasing plan shall be submitted to and approved in
writing by the Local Planning Authority. The Phasing Plan shall include details of the maximum number
of dwellings and other development to be implemented within each phase of the development /
development parcel. The development shall only be implemented in accordance with the approved
Phasing Plan. Reason: To ensure the satisfactory phasing of the development and that the development
is delivered in a coordinated and planned way.

6. The reserved matters for each phase of development shall be submitted with a detailed and suitable
sustainable surface water management scheme, designed in accordance with the National Standards for
Sustainable Drainage Systems (2025). The proposed surface water drainage strategy must incorporate
the following information as a minimum: - A layout which has been approved by the Lead Local Flood



Authority (LLFA) and Local Planning Authority (LPA)Designed in accordance with the runoff hierarchy,
with above ground attenuation prioritised. - Any discharge of surface water off-site from the application
site to be limited to 2.5 I/s. - Implementation of SuDS as the primary method of the management of
surface water. (This may be via infiltration if soakaway rates allow it). - Provision of detailed design,
including all proposed pipe diameters/gradients, proposed FFLs, provision of hydraulic calculations -
Demonstrate equal consideration of the Four Pillars of SuDS (Quantity, Quality, Biodiversity, Amenity). -
Foul and surface water demonstrated to drain via separate systems. - Provision of full management and
maintenance schedule for the drainage strategy to cover the lifetime of the development, including
contact details of the responsible party. Prior to occupation of each phase of development, the drainage
scheme shall be completed in accordance with the approved details for that stage and retained thereafter
for the lifetime of the development.

7. The reserved matters for each phase of development shall include details of the existing ground
levels, proposed ground levels and the level of proposed floor slabs shall be submitted concurrently with
application for the approval of reserved matters for each phase of development required by this
permission. Reason: To ensure that any change in ground level is acceptable given the nature of the
site and adjoining uses.

8. The reserved matters for each phase of development shall be accompanied by a plan indicating the
positions, design, materials and type of boundary treatment to be erected. The approved boundary
treatments for each dwelling shall be completed before the occupation of each dwelling in accordance
with the approved details and permanently retained unless otherwise first approved in writing by the
Local Planning Authority. Reason: To ensure adequate and appropriate treatment to all boundaries.

9. Any reserved matters application shall be supported by an Arboricultural Impact Assessment which
shall include a Tree Protection (TPP) and Arboricultural Method Statement (AMS) in accordance with
BS5837:2012 Trees in Relation to Design, Demolition and Construction - Recommendations and shall
include full details of the following: a) Location and installation of all services/ utilities/ drainage. b)
Details of any construction including existing and proposed levels within the Root Protection Area (RPA)
or that may impact on the retained trees, and proposed mitigation for such impacts. c) a full specification
for the construction of any roads, parking areas and driveways, including details of the no-dig
specification and extent of the areas of the roads, parking areas and driveways to be constructed using a
no-dig specification. d) Details of any remediation works within the RPA of retained trees related to site
contamination. e) A specification for protective fencing to safeguard trees during both demolition and
construction phases and a plan indicating the alignment of the protective fencing on a Tree Protection
Plan (TPP). f) Implementation, supervision and monitoring of the approved Tree Protection Scheme. g)
details of site access, temporary parking, on site facilities, loading, unloading and storage of equipment,
materials, fuels and waste as well concrete mixing and use of fires. h) a detailed tree felling / pruning
specification in accordance with BS3998:2012 Tree Work (Recommendations). i) Details of Veteran and
ancient tree protection and management. j) Arboricultural supervision, inspection and reporting by a
suitably qualified and competent tree specialist. The development shall be carried out in accordance with
the approved details. Reason: To ensure that the protection of trees has been implemented in the
interests of the visual amenity of the area having regard to Policy ENV6 of the SADPD and Policy SE 3/5
of the Cheshire East Local Plan Strategy.

10. The reserved matters for each phase of development shall be supported with an updated badger
survey, impact assessment and mitigation strategy. Reason: To safeguard biodiversity.

11. The reserved matters for each phase of development shall be supported by a strategy for the
incorporation features to enhance the biodiversity value of the proposed development is to be submitted
to the LPA. The submitted strategy should include proposals for the provision of features for nesting
birds including house sparrow, swifts and roosting bats, gaps in garden fences to facilitate the
movement of hedgehogs, native species planting and brash piles. The approved details shall be
implemented in full prior to the first occupation of that dwelling. Reason: To safeguard biodiversity.

12. The reserved matters application for each phase shall include a scheme for the landscaping of the
site. The landscaping scheme shall include details of both retained and proposed hard- and soft-
landscaping, including: surfacing, entrance features, boundary treatments, planting plans, written
specifications, schedules of plants (noting species, plant sizes, numbers and densities), an
implementation programme and arrangements for long-term maintenance. The landscaping scheme
shall be carried out in accordance with the approved details. Reason: To ensure appropriate
landscaping of the site.

13. The reserved matters for each phase of development shall be supported by a noise impact
assessment (NIA). Any mitigation shown as part of the report must achieve BS8233:2014: Guidance on
sound insulation and noise reduction for buildings (i) Internal ambient noise levels for dwellings and (ii)
Design criteria for external noise The scheme must also include provisions for ventilation that will not
compromise the acoustic performance of any proposals whilst meeting building regulation requirements.

The agreed scheme for each phase shall be implemented and maintained throughout the use of the
development. Reason: In accordance with paragraph 198a of the National Planning Policy Framework
to avoid noise from giving rise to significant adverse impacts on health and quality of life.

14. Prior to any works of piling taking place on each phase of development, should there be a
requirement to undertake piling works, a piling method statement shall be submitted to and approved in
writing by the Local Planning Authority. The statement shall include the following information: -



Commencement date of the piling work - Days / hours of work - Duration of the pile driving operations
(i.e. the expected completion date) - Full contact details of a responsible person (e.g. site manager/office)
who could be contacted in the event of a complaint. The development of that phase shall be carried out
in accordance with the approved details. Reason: To minimise the impact of noise and vibration to the
occupiers of nearby dwellings.

15. Prior to the commencement of each phase of development, a method statement for minimising dust
emissions during construction shall be submitted to and approved in writing by the Local Planning
Authority. The method statement shall include suitable mitigation/suppression measures and the
methods to monitor emission of dust arising for the duration of the project. The agreed method
statement shall be held on site and implemented in full throughout the demolition and construction of
that phase of the development. Reason: To prevent unacceptable dust emissions from the construction
phase of the development affecting air quality or residential amenity.

16. The hours of noise generative* demolition / groundworks / construction works taking place during the
development (and associated deliveries to and from the site) shall be limited to: Monday - Friday 08:00
to 18:00 hrs Saturday - 09:00 to 14:00 hrs Sundays and Public Holidays - Nil *”’Noise Generative” is
defined as any works of a groundworks /construction / demolition nature (including ancillary works such
as deliveries) which are likely to generate noise beyond the boundary of the site. Reason: In the
interests of amenity having regard to the location of the site.

17. No removal of any vegetation or the demolition or conversion of buildings shall take place between
1st March and 31st August in any year, unless a detailed survey has been carried out to check for
nesting birds. Where nests are found in any building, hedgerow, tree or scrub or other habitat to be
removed (or converted or demolished in the case of buildings), a 4m exclusion zone shall be left around
the nest until breeding is complete. Completion of nesting shall be confirmed by a suitably qualified
person and a report submitted to and approved in writing by the Local Planning Authority before any
further works take place within the exclusion zone. Reason: To safeguard biodiversity in accordance
with the Local Plan Policy SE 3 of the Cheshire East Local Plan Strategy.

18. No development involving the use of any facing or roofing materials shall take place on each phase
of development until details of all such materials have been submitted to and approved in writing by the
Local Planning Authority. The development shall be carried out in accordance with the approved details
for each phase. Reason: To ensure that the external appearance of the building is acceptable and to
ensure high standards of design.

19. Each dwelling shall not be occupied until space has been laid out within the site for the parking of
cars in accordance with the plans approved at the reserved matters stage for that dwelling. Parking so
provided, including the approved number of spaces for disabled persons (if applicable), shall be retained
at all times thereafter, unless otherwise approved by the Local Planning Authority. Reason: To ensure
that an adequate level of car parking is provided and retained for the development.

20. The reserved matters application for each phase of development shall be supported by a lighting
scheme. The lighting scheme should reflect the Bat Conservation Trust Guidance Note 08/23 (Bats and
Artificial Lighting in the UK) and should consider both illuminance (lux) and luminance (candelas/m?). It
should include dark areas and avoid light spill upon bat roost features, bat commuting and foraging
habitat (boundary hedgerows, trees, watercourses etc.) aiming for a maximum of 1lux light spill on those

features. The scheme should also include a modelled lux plan, and details of: - Proposed lighting
regime; Number and location of proposed luminaires; ¢ Luminaire light distribution type;
. Lamp type, lamp wattage and spectral distribution; ¢ Mounting height, orientation direction

and beam angle; The approved lighting strategy for each phase to be implemented in full unless
otherwise approved in writing by the LPA. Reason: to safeguard biodiversity in accordance with Local
Plan Strategy Policy SE 3.

21. No development (other than agreed demolition and site clearance works) shall commence on each
phase of development until: (a) A Phase | Preliminary Risk Assessment has been submitted to, and
approved in writing by, the Local Planning Authority (LPA) AND if required: (b) A Phase Il ground
investigation and risk assessment has been completed. A Phase Il report shall be submitted to, and
approved in writing by, the LPA AND: (c) If Phase Il ground investigations indicate that remediation is
necessary, a Remediation Strategy shall be submitted to, and approved in writing, by the LPA. The
remedial scheme shall be carried out in accordance with the approved Remediation Strategy unless
otherwise agreed in writing by the LPA. Reason: To ensure the development is suitable for its end use
and the wider environment and does not create undue risks to site users or neighbours during the
course of the development.

22. No part of the development hereby approved shall be occupied or in use prior to submission and
approval in writing of a Verification Report prepared in accordance with the approved Remediation
Strategy that covers that part of the development to be occupied or used. Reason: To ensure the
development is suitable for its end use and the wider environment and does not create undue risks to
site users or neighbours during the course of the development.

23. (a) Any soil or soil forming materials to be brought to site for use in garden areas or soft landscaping
shall be tested for contamination and suitability for use prior to importation to site. (b) Prior to
occupation, evidence and verification information (for example, laboratory certificates) shall be
submitted to, and approved in writing by, the LPA. Reason: To ensure the development is suitable for



its end use and the wider environment and does not create undue risks to site users or neighbours
during the course of the development.

24. Prior to commencement of the first phase of development an Overall Biodiversity Gain Plan is to be
submitted and approved by the planning authority. Prior to the commencement of any phase of
development a ‘Phase Biodiversity Gain Plan’ for that phase must also be submitted and approved by the
planning authority. The Outline Biodiversity Gain plans to include the following: - information about the
steps taken or to be taken to minimise the adverse effect of the development on the biodiversity of the
onsite habitat and any other habitat; - the pre-development biodiversity value of the entire onsite
habitat; - any registered offsite biodiversity gain allocated or proposed to be allocated to the entire
development and the biodiversity value of that gain in relation to the development; - any biodiversity
credits purchased or proposed to be purchased for the entire development; and - the post-development
biodiversity value of the onsite habitat for the entire development and each phase of development -
name and address of the person completing the plan, and (if different) the person submitting the plan; -
a description of the development and planning permission reference number (to which the plan relates);

- pre-development plans showing the location of existing onsite habitat and drawn to an identified scale
and showing the direction of North; - the relevant date, for calculating the pre-development biodiversity
value for the development, and if proposing an earlier date, the reasons for using this earlier date; -
completed biodiversity metric calculation tool(s) stating the publication date of the biodiversity metric
used and showing the calculation of the pre-development and post-development biodiversity values; -

arrangements for the maintenance and monitoring of significant onsite habitat enhancements; - a
description of how the Biodiversity Gain Hierarchy will be followed and where to the extent one or more
actions in that hierarchy are not followed, the reasons if not (except for irreplaceable habitats); - a

description of any irreplaceable habitat on the land to which the plan relates which exist on the relevant
date, and any part of the development for which planning permission is granted where the onsite habitat
of that part is irreplaceable habitat arrangements for compensation for any impact the development has
on the biodiversity of the irreplaceable habitat; and - a statement whether habitat degradation has taken
place, and if it has: a statement to this effect, - the date immediately before the degradation activity, -
the completed biodiversity tool showing the calculation of the biodiversity value of the onsite habitat on
that date, and - any available supporting evidence for the value Each Phase Biodiversity Gain Plan to
include: - the post-development biodiversity value of the onsite habitat for the phase of the development
(which is the subject of the Plan); - the post-development biodiversity value of the onsite habitat for each
other phase of development (whether begun or otherwise); - any registered offsite biodiversity gain
allocated to the entire development and the biodiversity value of that gain for the development prior to
submission of the phase plan; - any registered offsite biodiversity gain which is proposed to be allocated
to the entire development and the biodiversity value of that gain in relation to the development; - any
biodiversity credits purchased for the entire development prior to submission of the phase plan; and -
any biodiversity credits proposed to be purchased for the entire development. - name and address of the
person completing, and (if different) the person submitting the plan; - description of the development
and planning permission reference number (which the person submitting the plan considers is relevant
to the phase of development); - post-development plans for the phase of development showing the
location of existing onsite habitat (including any irreplaceable habitats) and drawn to an identified scale
and showing the direction of North; - a completed biodiversity metric calculation tool(s) stating the
publication date of the biodiversity metric used and showing the calculation of the pre-development and
post-development biodiversity values; - information about the steps taken or to be taken to minimise the
adverse effect of the phase of development on the biodiversity of the onsite habitat; - arrangements for
the maintenance and monitoring of significant onsite habitat enhancements; - a description of how the
Biodiversity Gain Hierarchy will be followed and where to the extent any actions in that hierarchy are not
followed, the reasons if not (except for irreplaceable habitats); and - a description of any irreplaceable
habitat on the land to which the plan relates which exist on the relevant date, and any part of the
development for which planning permission is granted where the onsite habitat of that part is
irreplaceable habitat arrangements for compensation for any impact the development has on the
biodiversity of the irreplaceable habitat The submitted Biodiversity Gain Plan to demonstrate compliance
with Part 1of Schedule 7A of the Town and Country Planning Act. Reason: Biodiversity Net Gain is
applicable to this development and the development is subject to the deemed condition as set out by
paragraph 13, Part 2 of Schedule 7A to the Town and Country Planning Act 1990. This condition clarifies
the requirements for submission and approval of a Biodiversity gain Plan. For guidance on the contents
of the Biodiversity Gain Plan that must be submitted and agreed by the local planning authority prior to
the commencement of the consented development please see the link:
https://www.gov.uk/guidance/submit-a-biodiversity-gain-plan

25. The reserved matters for each phase of development shall be supported by a strategy for the
incorporation of ecological enhancements for hedgehog. The strategy shall be implemented prior to the
first occupation of that dwelling. Reason: To safeguard biodiversity.

26. The reserved matters applications shall include details of an undeveloped buffer between the
proposed dwellings and the woodland to the north. Reason: in the interests of biodiversity and to protect
priory habitat.

INFORMATIVES
1. The Local Planning Authority (LPA), in reaching this decision, has followed the guidance in paragraph

39 of the National Planning Policy Framework. The Framework advises that the LPA should work
proactively with applicants to secure developments that improve the economic, social and environmental



conditions of the area.

2. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the
Environmental Protection Act 1990, the Town and Country Planning Act 1990 and the current Building
Control Regulations with regards to contaminated land. If any unforeseen contamination is encountered
during the development, the Local Planning Authority (LPA) should be informed immediately. Any
investigation / remedial / protective works carried out in relation to this application should be carried out
to agreed timescales and approved by the LPA in writing. The responsibility to ensure the safe
development of land affected by contamination rests primarily with the developer.

. Electric Vehicle Charging - In order to ensure that sustainable vehicle technology is a real option for
future occupants at the site, the applicant shall provide electric vehicle infrastructure in accordance with
those specifications set out in The Building Regulations 2010 Infrastructure for the Charging of Electric
Vehicles Approved Document S.

. Drainage - The erection of an outfall headwall discharging to the adjacent ordinary watercourse requires
the prior written approval of the Cheshire East Council Lead Local Flood Authority according to the Land
Drainage Act 1991. Even if a headwall is designed so as not to intrude into the watercourse channel, it is
likely that a temporary works application will be necessary for the construction works. Regarding the
pipe run between Plots 2 and 3, the design will need to satisfy Sections H1 and H4 of the Building
Regulations and in particular Section 1.13 of H4 which states that a drain trench should not be excavated
lower than the foundations of any building nearby.

Please Note: This decision notice does not convey any approval or consent which may be required under any
enactment, bye-laws, order or regulation other than Section 57 of the Town and Country Planning Act 1990.

This consent is granted subject to conditions and it is the owner(s) and the person(s) responsible for the
implementation of the development who will be fully responsible for their compliance throughout the development and

beyond. A fee is payable to us for the discharge of conditions. Please see our Website for details. If there is a
condition that requires work to be carried out or details to be approved prior to the commencement of the development
this is called a "condition precedent". The following should be noted with regards to conditions precedent:

(a) If a condition precedent is not complied with, the whole of the development may be unauthorised and you may be
liable to enforcement action.

(b) Where a condition precedent is breached and the development is unauthorised, the only way to rectify the
development is the submission of a new application.

Other conditions on this permission must also be complied with. Failure to comply with any condition may render the
owner(s) and the person(s) responsible for the implementation of the development liable to enforcement action.

This permission is granted in strict accordance with the approved plans. It should be noted however that:

(a) Any variation from the approved plans following commencement of the development, irrespective of the degree of
variation, may constitute unauthorised development and may be liable to enforcement action.

(b) Variation to the approved plans will require the submission of a new planning application.

T

Dated: 09 March 2026

Signed

Authorised Officer for

Cheshire East Borough Council




We enclose our decision notice in respect of the application you recently submitted to us.

You should read the notice carefully. It is your responsibility to ensure that you comply with the terms of any conditions
which are attached to it. Where conditions require you to submit further information to us you will need to pay a fee and
submit a separate application. The notice doesn't convey or grant consent for anything other than the application you
made under the terms of the Town and Country Planning Act 1990.

If you are aggrieved by our decision to refuse planning permission for the proposed development or to grant it subject
to conditions, then you can appeal to the Secretary of State. For planning and related applications this is
covered under section 78 of the Town and Country Planning Act 1990 (as amended). For listed building consent
applications, this is covered under Section 20 of Planning (Listed Buildings and Conservation Areas) Act 1990 (as
amended). For advertisement consent applications, this is covered under The Town and Country Planning (Control of
Advertisements) (England) Regulations 2007 (as amended). You must submit your appeal within:

e 12 weeks of the date of this notice in the case of householder applications
¢ 8 weeks of the date of this notice for advertisement applications or
¢ 6 months of the date of this notice in all other cases

If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local Planning
Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting
the appeal. Further details are on GOV.UK.

Appeals should be made online via Appeal a planning decision. If someone does not have access to the internet and
needs help completing the appeal digitally, they should contact the Planning Inspectorate customer service team on
0303 444 5000 who will provide details of support options available.

Before making an appeal, you may find it helpful to review guidance and watch a video explaining the appeals process
at Make an appeal to the Planning Inspectorate and associated guidance.

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to use
this power unless there are special circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any development
order and to any directions given under a development order.

Purchase Notices

If either the local planning authority or the Secretary of State refuses permission to develop land or grants it subject to
conditions, the owner may claim that they can neither put the land to a reasonably beneficial use in its existing state
nor render the land capable of a reasonably beneficial use by the carrying out of any development which has been or
would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose area the land is situated. This
notice will require the Council to purchase his interest in the land in accordance with the provisions of Part VI of the
Town and Country Planning Act 1990.
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1.0

1.1

1.2

1.3

1.4

1.5

1.6

INTRODUCTION

In June 2025, Planetree Properties Ltd & Bentham Grandchildren Deed of Variation
Trust instructed Lees Roxburgh to carry out a Flood Risk Assessment (FRA) for
development of land at Pigginshaw, Wilmslow, Cheshire.

This report has been prepared to accompany an outline application for up to 4 No.
dwellings with the primary access being defined.

The site lies within an area designated on EA Flood mapping as Flood Risk Zone 1
and therefore comprises land assessed as having a less than 1 in 1000 annual
probability of river or sea flooding in any year (< 0.1%).

The National Planning Policy Framework (NPPF) and the accompanying National
Planning Policy Guidance set out the requirements for addressing flood risk with
respect to potential development sites.

The purpose of an FRA is to address the following;

. The potential for the proposed development to be affected by flooding either
from the development proposal or external sources.

. The potential for the proposed development to increase the flood risk
elsewhere.

. That mitigation measures introduced to deal with any risks identified can be
successfully managed.

. That the site can be developed and occupied safely.

The NPPF indicates that an assessment of flood risk should be proportionate to the
risk and appropriate to the scale, nature and location of the development. This
report reflects the requirements of the NPPF in this regard.

This report has been prepared specifically for Planetree Properties Ltd & Bentham
Grandchildren Deed of Variation Trust for the sole purposes of the planning
application and any reliance on its contents must be read in conjunction with the
requirements of any subsequent planning conditions.

6787/R1 Flood Risk Assessment 1 September 2025
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2.0 SITE LOCATION AND DESCRIPTION

21 Location

211 The site is centred on National Grid references SJ383285, 381800 and occupies
0.8075 acre in area. (Appendix 1).

21.2 The site is situated on the outskirts of Wilmslow to the north west of the town
centre.

2.2 Access and Surrounding Land Use

2.2.1 The site lies at the edge of the current settlement boundary with its south western
and western boundaries formed by residential property.

To the north is open land, the former Lindow Nurseries, with playing fields beyond.
Immediately to the east is Pigginshaw Brook which runs in a south west to north
easterly direction towards the River Bollin.

Detached houses fronting onto Kings Road to the south east back onto Pigginshaw
Brook.

2.2.2 The A538 Altrincham Road lies 50m to the west and links Wilmslow with the M56
and Altrincham.

2.2.3 To the opposite side of Altrincham Road is a grouping of terraced and semi
detached residential properties, a Texaco petrol station and an office block.

224 Access to the site is achieved off Pigginshaw a private road which forms a junction
with Altrincham Road to the west and which also serves Pigginshaw Cottage and
Pigginshaw Barn, now converted to residential properties.

There is a turning head at the end of the lane.

2.3 Site Description

2.3.1 The site comprises an open meadow and is clear of development.

23.2 The north boundary is formed by trees which link into woodland to the north and
north east comprising the valley which contains Pigginshaw Brook.

Pigginshaw Brook runs in a steep wooded valley which continues into more
extensive woodland area to the north.

233 The valley to the east is also wooded and overgrown.
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24 Topography
2.4.1 As would be expected, ground levels fall away from the turning head down towards
the top of the bank to Pigginshaw Brook before falling steeply down to the brook.
24.2 Reference should be made to the topographical survey (Appendix 2) but the
overall fall across the site is reflected by;
o Level at west corner... approx. 49.75m AOD
o Levels at south east corner ... approx. 47.5m AOD
o Level at north east corner... approx. 47.0m AOD
24.3 The brook level falls north from about 45.4m AOD to 42.2m AOD along the
boundary of the site.
25 Existing Drainage
2.5.1 As noted, Pigginshaw Brook runs in a steep wooded valley to the east boundary of
the site and beyond to the north.
25.2 There is also a minor ditch system which runs within the wooded area along the
north boundary and outfalls into Pigginshaw Brook. The sewer records (Appendix
3) notes ‘Issues’ at the point of connection to the brook.
This is a minor system with minimal flow noted at the time of inspection.
253 Manholes provide evidence of the public sewer system in the area (also ref.
Appendix 3).
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3.0 FLOOD RISK
3.1 Flood Mapping
311 Gov.UK Flood Map for Planning
3.1.1.1 Reference to the Flood Map for Planning (Figure.1) identifies that the site is situated

within a Flood Zone 1 Area of flood risk. This is defined within the NPPF as land

assessed as having a less than 1 in 1000 annual probability of flooding (<0.1% in

any year).

All uses of land are appropriate in this zone.
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Figure 1: Gov.UK Flood Map for Planning
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3.1.2 Gov.UK Surface Water Flood Risk

3.1.2.1  Reference to the 1 in 100 Annual Likelihood of Flooding from Surface Water Map
(Figure 2) identifies sporadic areas of generally localised flood risk within the
general area but none affecting the site.

j R Friar’s Close

Flood extent

Figure 2: Gov.UK 1 in 100 Annual Likelihood of Flooding from Surface Water
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3.1.3 Gov.UK Extent of Flooding from Reservoirs

3.1.3.1 Reference to the Gov. UK Extent of Flooding from Reservoirs Map (Figure 3)
identifies the site is not at risk.
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& Hall School
""wy’ ; {,\L\ Site Q.
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GreavesRoad Gorsey Bank ;
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. Newgatr-
B
Il When river levels are When there is also flooding
normal from rivers
Figure 3: Gov. UK Extent of Flooding from Reservoirs
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314 Extent of Groundwater Flooding

3.1.4.1 Reference to the GW5 Groundwater Flood Risk Map (GeoSmart 2024) (Figure 4)
identifies that the site is negligible risk of flooding from groundwater.

[ site Boundary
Groundwater Flood Risk
High
Moderate
Low
Negligible

Figure 4: GW5 Groundwater Flood Risk Map (GeoSmart 2025)

3.2 Land Use Vulnerability Classification and Sequential and Exception Tests

3.2.1 As set out in the NPPF, the sequential test is a risk based approach which should be
applied at all stages of the planning process in order to steer new development to
areas at risk from the lowest probability of flooding, in the first instance from areas
mapped as Flood Zones 2 and 3 to Flood Zone 1.

The sequential test should also be used in areas known to be at risk now or in the
future from any form of flooding, except in situations where a site specific Flood Risk
Assessment demonstrates that no built development within the site boundary,
including access or escape routes, land raising or other potentially vulnerable
elements would be located on an area that would be at risk of flooding from any
source, now and in the future (having regard to potential changes in flood risk).

3.2.2 The NPPF Planning Practice Guidance incorporates a list of appropriate land uses
in each flood zone dependent on the vulnerability of the proposed development to
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flooding. Table 2 of the guidance classifies the proposed residential development as
‘More Vulnerable’.

Reference is made to the table below, reproduced from Table 3 of the guidance,
which sets out the Flood Risk Vulnerability Classification.

Flood | Flood Risk Vulnerability Classification

Zones
Essential Highly More Less Water
infrastructure  vulnerable vulnerable |vulnerable compatible
Zone 1 v v/ v/ v v
Zone 2 Exception
v Test v/ v v
required
Zone  Exception Exception
3at Testrequired X Test v/ v
T required

Zone Exception

/ *
3b* Test required * X X

Key:
v Development is appropriate

X Development should not be permitted.

3.2.3 The proposed development is classified in the NPPF as ‘More Vulnerable’ and is
located within a Zone 1 area of flood risk.

This FRA will conclude built development within the site boundary can be delivered
so as not to be at risk of flooding from any source having regard to reasonably
foreseeable potential changes in flood risk. On this basis the sequential and
exception tests should not apply.

3.3 Sources of Flood Risk

3.3.1 Watercourse Systems, Surface Water, Water Bodies and Groundwater

3.3.1.1 The site is not mapped as being at risk from the adjacent watercourse network
which sits well below the site which is not therefore at risk.

3.3.1.2 Reference to surface water flood mapping has identified that the site is not at risk.
3.3.1.3 There are no water bodies in the area which present a source of risk.

3.3.1.4 Reference to the groundwater flood mapping identifies that the site is at negligible
risk.

6787/R1 Flood Risk Assessment 8 September 2025
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3.3.1.5 On this basis it is concluded that the risks from watercourse systems, surface water,
water bodies and groundwater can be discounted.

3.3.2 Existing Sewers and Drainage
3.3.2.1 Copies of United Utilities public sewer records have been obtained and identify the
presence of adopted drainage infrastructure in the area of the site. These records
have been incorporated in Appendix 3.
3.3.2.2 Records identify;
e  Surface water sewer flowing south down Altrincham Road.

e Combined sewer network also flowing south within Altrincham Road.

e Foul connection into the combined system from property served by the
Pigginshaw cul de sac.

3.3.2.3 None of these systems are considered as presenting a source of risk.

3.3.3 Comment

3.3.3.1  On the basis of the assessment of the potential sources of flood risk described
above, it is considered that it is solely the risk associated with the following which

needs to be considered by this FRA;

o Development drainage proposals

6787/R1 Flood Risk Assessment 9 September 2025
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4.0 SURFACE WATER RUNOFF

41 Requirements for Surface Water Drainage of the Site

411 The NPPF recommends that surface water generated by the development site
should, as far as is practicable, be managed in a sustainable manner to mimic the
surface water flows arising from the site prior to the proposed development.

4.1.2 Proposals should ensure that peak flow rates of surface water leaving the developed
site are no greater than those prior to development, reducing surface water run off
where possible.

4.2 Site Area

421 The site occupies an area of 0.8075 acre, 0.326 ha.

4.3 Existing Run Off

4.3.1 Run off rates have been calculated for the development area using the FEH-22
method (Appendix 4) and these are as follows;

e Quar... 1.2 litres/sec
o Q... 1.0 litres/sec
e Quao... 2.0 litres/sec
e Qiopo... 2.5 litres/sec

4.3.2 The surface water flows generated by the developed site will need to be restricted.

4.4 Surface Water Run Off from the Developed Site

4.4.1 The development plan is incorporated in Appendix 5.

442 The development will increase the rate of surface water run off. Measures need
therefore to be incorporated to mitigate flood risk associated with the development
proposals.

These are discussed under Section 6.0.
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5.0 DRAINAGE HIERARCHY
5.1 National Planning Practice Guidance
5.1.1 National Planning Practice Guidance states the aim that surface water run off should
be discharged as high up the drainage hierarchy as reasonably practicable;
e Into the ground (infiltration)
e To a surface water body or watercourse
e To a surface water sewer, highway drain or other drainage system
e To acombined sewer
The following measures have therefore been considered and identified.
5.2 Potential for Ground Infiltration Based Drainage
5.2.1 Reference to geological mapping has identified that the site is underlain by sand and
gravel deposits and therefore potentially suitable for infiltration based drainage
which can be investigated at a more detailed stage.
522 Meanwhile for the purposes of the outline application a positive surface water outfall
from the development is required.
5.3 Surface Water Outfall
5.3.1 It is proposed to outfall surface water into the adjacent watercourse.
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6.0 MITIGATION MEASURES

6.1 Development Drainage Proposals

6.1.1 Surface Water Drainage Strategy
6.1.1.1  Connection is proposed to the adjacent watercourse.

6.1.1.2 In order to mitigate against future maintenance problems it is proposed that flows be
restricted to a rate of 2.5 litres/sec.

6.1.1.3 The surface water system will be designed to contain flows up to the 1 in 100 year
event plus allowance for 45% climate change and will comprise a pipe system
supplemented by attenuation within geocell units.

6.1.2 Future Maintenance

6.1.2.1 The surface water system will remain private and maintained by a management
company.

6.1.3 Water Quality

6.1.3.1 The risk to water quality from this development is categorised as very low. The
incorporation of trapped gullies to the drive areas will nonetheless provide one level
of treatment.

6.1.4 Proposed Drainage Layout

6.1.4.1 The drainage proposals for the development have been prepared accordingly and
are incorporated in Appendix 5.

6.2 Exceedance Flows

6.2.1 Setting of floor levels a minimum of 0.15m above external ground level will ensure
any flows generated by an exceedance event (i.e. greater than the 1 in 100 year
plus climate change design event) will not impact on the development.

6.2.2 Indicative routing is shown in Appendix 5.

6787/R1 Flood Risk Assessment 12 September 2025
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7.0 FOUL DRAINAGE

71 As described, there is an existing foul sewer network in the cul de sac and into
which foul flows will be connected.

7.2 The foul system will need to be pumped and will remain private.

7.3 The foul drainage strategy for the development has been prepared accordingly

and is incorporated in Appendix 5.

6787/R1 Flood Risk Assessment 13
with Outline Drainage Strategy
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8.0

8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

CONCLUSIONS

The proposed residential development is classified in the NPPF as ‘More
Vulnerable’ and is located within a Zone 1 area of flood risk.

Potential sources of flooding from watercourse systems, surface water, water bodies
and groundwater have been considered and found to be negligible and can be
discounted.

This FRA has therefore concluded that built development within the site boundary
can be delivered so as not to be at risk of flooding from any source having regard to
reasonably foreseeable potential changes in flood risk. On this basis the sequential
and exception tests will not apply.

Reference to geological mapping has identified that the site is underlain by sand
and gravel deposits and therefore potentially suitable for infiltration based drainage
which can be investigated at a more detailed stage.

Meanwhile for the purposes of the outline application a positive surface water outfall
from the development is required.

The flow rate from the development will be restricted to a rate of 2.5 litres/sec.

The surface water system will be designed to contain flows up to the 1 in 100 year
event plus allowance for 45% climate change and will comprise pipe system
supplemented by attenuation within geocell units.

The surface water system will remain private and maintained by a management
company.

The risk to water quality from this development is categorised as very low. The
incorporation of trapped gullies to the drive areas will nonetheless provide one level
of treatment.

Setting of the floor levels a minimum of 0.15m above external ground level will
ensure any flows generated by an exceedance event (i.e. greater than the 1 in 100
year plus climate change design event) will not impact on the development.

Foul drainage will be pumped on a private basis to the existing public network in
Pigginshaw.

It is therefore concluded that the development can be delivered in accordance with
the NPPF so as not to be at risk of flooding from external sources or from within the
development, and so as not to increase flood risk to the surrounding area and
development is therefore appropriate.

6787/R1 Flood Risk Assessment 14 September 2025

with Outline Drainage Strategy
Land at Pigginshaw, Wilmslow, Cheshire



Lees Roxburgh Limited

Consulting Engineers

Appendix 1: Site Location Plan
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Appendix 2: Topographical Survey



Pigginshaw Farm - Topo A3 @ 1:500
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Appendix 3: United Utilities Sewer Records



United
Utilities

Water for the North West
How to contact us:
United Utilities Water Limited
Property Searches
Lees Roxburgh Ltd Haweswater House
Lingley Mere Business Park
The Genesis Centre Great Sankey
Science Park South, Birchwood Warrington
Warrington, Cheshire WAS 3LP
WA3 7BH
Telephone: 0370 7510101
FAO: E-mail: propertysearches@uuplc.co.uk
Your Ref: 6787
Our Ref: UUPS-ORD-661250
Date: 28/06/2025
Dear Sirs

Location: Pigginshaw

| acknowledge with thanks your request dated 27/06/2025 for information on the location of our services.
Please find enclosed plans showing the approximate position of United Utilities’ apparatus known to be in the vicinity of this site.

The enclosed plans are being provided to you subject to the United Utilities terms and conditions for both the wastewater and water
distribution plans which are shown attached.

If you are planning works anywhere in the North West, please read United Utilities’ access statement before you start work to check
how it will affect our network. http://www.unitedutilities.com/work-near-asset.aspx .

| trust the above meets with your requirements and look forward to hearing from you should you need anything further.

If you have any queries regarding this matter please contact us .

Yours Faithfully,

KarenMcCormack
Property SearchesManager

UUWaterlLtd/041/03-15 United Utilities Water Limited
Registered In England & Wales No. 2366678
Registered Office Haweswater House, Lingley Mere Business Park,
Lingley Green Avenue, Great Sankey, Warrington, WA5 3LP


mailto:property.searches@uuplc.co.uk
http://www.unitedutilities.com/work-near-asset.aspx
https://test.propertysearches.unitedutilities.com/contact-us/

United
Utilities
Water for the North West

TERMS AND CONDITIONS - WASTEWATER AND WATER DISTRIBUTION PLANS

These provisions apply to the public sewerage, water distribution and telemetry systems (including sewers which are the subject of
an agreement under Section 104 of the Water Industry Act 1991 and mains installed in accordance with the agreement for the self
construction of water mains) (UUWL apparatus) of United Utilities Water Limited "(UUWL)".

TERMS AND CONDITIONS:

- This Map and any information supplied with it is issued subject to the provisions contained below, to the exclusion of all others
and no party relies upon any representation, warranty, collateral contract or other assurance of any person (whether party to this
agreement or not) that is not set out in this agreement or the documents referred to in it.

- This Map and any information supplied with it is provided for general guidance only and no representation, undertaking or
warranty as to its accuracy, completeness or being up to date is given or implied.

- In particular, the position and depth of any UUWL apparatus shown on the Map are approximate only. UUWL strongly
recommends that a comprehensive survey is undertaken in addition to reviewing this Map to determine and ensure the precise
location of any UUWL apparatus. The exact location, positions and depths should be obtained by excavation trial holes.

- The location and position of private drains, private sewers and service pipes to properties are not normally shown on this Map
but their presence must be anticipated and accounted for and you are strongly advised to carry out your own further enquiries
and investigations in order to locate the same.

- The position and depth of UUWL apparatus is subject to change and therefore this Map is issued subject to any removal or
change in location of the same. The onus is entirely upon you to confirm whether any changes to the Map have been made
subsequent to issue and prior to any works being carried out.

- This Map and any information shown on it or provided with it must not be relied upon in the event of any development,
construction or other works (including but not limited to any excavations) in the vicinity of UUWL apparatus or for the purpose of
determining the suitability of a point of connection to the sewerage or other distribution systems.

- No person or legal entity, including any company shall be relieved from any liability howsoever and whensoever arising for any
damage caused to UUWL apparatus by reason of the actual position and/or depths of UUWL apparatus being different from
those shown on the Map and any information supplied with it.

- If any provision contained herein is or becomes legally invalid or unenforceable, it will be taken to be severed from the remaining
provisions which shall be unaffected and continue in full force and affect.

- This agreement shall be governed by English law and all parties submit to the exclusive jurisdiction of the English courts, save
that nothing will prevent UUWL from bringing proceedings in any other competent jurisdiction, whether concurrently or otherwise.

UUWaterlLtd/041/03-15 United Utilities Water Limited
Registered In England & Wales No. 2366678
Registered Office Haweswater House, Lingley Mere Business Park,
Lingley Green Avenue, Great Sankey, Warrington, WA5 3LP
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The position of the underground apparatus shown on this plan is approximate only and is given in accordance with the best information currently available. United Utilities Water will not accept liability for any loss or damage caused by the actual position being different from those shown.

Crown copyright and database rights 2025 Ordnance Survey 0000813445. Unauthorised reproduction will infringe these copyrights.
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Appendix 4: Existing Surface Water Run Off

FEH-22 Method for Full Development Area
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Causeway Dean Meadows

Lees Roxburgh Ltd File: Page 1
Network: Storm Network

09/09/2025

Design Settings

Rainfall Methodology FEH-22 Minimum Velocity (m/s) 1.00
Return Period (years) 100 Connection Type Level Soffits
Additional Flow (%) 0 Minimum Backdrop Height (m) 0.200
Cv 1.000 Preferred Cover Depth (m) 1.200
Time of Entry (mins) 5.00 Include Intermediate Ground Vv
Maximum Time of Concentration (mins) 30.00 Enforce best practice design rules v

Maximum Rainfall (mm/hr) 50.0

Simulation Settings

Rainfall Methodology FEH-22 Skip Steady State x lyear(l/s) 1.0
Rainfall Events Singular Drain Down Time (mins) 240 30vyear (l/s) 2.0
Summer CV  1.000 Additional Storage (m¥ha) 20.0 100 year (I/s) 2.5
Winter CV  1.000 Starting Level (m) Check Discharge Volume  x
Analysis Speed Normal Check Discharge Rate(s) V'

Storm Durations
15 30 60 120 180 240 360 480 600 720 960 1440

Return Period Climate Change Additional Area Additional Flow
(vears) (CC %) (A %) (Q %)
100 0 0 0

Pre-development Discharge Rate

Site Makeup Greenfield Growth Factor 30 year 1.70
Greenfield Method FEH Growth Factor 100 year 2.08
Positively Drained Area (ha) 0.326 Betterment (%) O
SAAR (mm) 825 QMed 1.1
Host 1 QBar 1.2
BFIHost 0.577 Q1lyear(l/s) 1.0
Region 10 Q30vear (I/s) 2.0
QBar/QMed conversion factor 1.075 Q100 vyear(l/s) 2.5

Growth Factor 1 year 0.87




Lees Roxburgh Limited

Consulting Engineers

Appendix 5: Surface Water Drainage
Drainage Strategy
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1.0

1.1

1.2

1.3

1.4

1.5

1.6

1.7

Introduction

Mulberry Tree Management were instructed by Planetree Properties
Ltd & Bentham grandchildren Deed of Variation Trust, to carry out an
arboricultural survey of trees at their site at Pigginshaw, Altrincham
Road, Wilmslow.

This report details the arboricultural implications of developing the site,
including:

* asurvey of the trees on and near the development which may
impact the proposal from ground level, noting their location,
species and all relevant parameters, i.e. stem diameter, height,
crown spread, condition etc;

* providing advice on the removal, retention and management of
trees;

» assessment of the potential effects of the proposal on retained
trees and vice versa,;

* assessment of the requirement for tree protection for the
duration of the works;

* mitigation for any loss;

* preparation of a tree schedule;

* and report on the above matters.

The survey was carried out on 28 July 2025 by means of inspection from
ground level by an experienced and qualified arboriculturalist. The
inspection can be restricted in cases where trees were Ivy clad or
surrounded by vegetation.

Under BS5837: 2012 Trees in Relation to Construction -
Recommendations, the assessment of trees is made objectively. The
tree categorisation method identifies the quality and value of the
existing tree stock, allowing informed decisions to be made concerning
development design layout.

The following documents have been made available by the client:

* Drawing- 6738.dwg
* Drawing- GA2.dwg

The supplied drawing included some tree positions plotted. Any
dimensions regarding tree positions and protective fencing must be
checked on site.

Weather conditions during the survey were dry and still.

Page 1



1.8

2.0

2.1

2.2

2.3

24

2.5

3.0

3.1

3.2

3.3

The survey was carried out noting the conditions of the trees at the
time of inspection. As trees are part of the natural environment,
conditions can naturally change; therefore the contents of this report
are valid for one year only. After this period, re-inspection may be
necessary.

Survey Methodology

The trees were surveyed (prefixed T, or G for group) and recorded in
the tree schedule in appendix one. Where groups are recorded,
average height and diameter at breast height (DBH) of the trees in the
group are reported. Where access to the base of any trees was limited,
stem size was estimated.

All the trees were assessed using: a grading A to C (retention) and U
(removal); condition and age class as defined in appendix two.

Where appropriate, canopy spread for each tree was recorded at four
cardinal points in order to reproduce an accurate representation of the
crown shape of the tree on the tree plan in appendix three.

The survey included all trees within the proposal area and trees near to
the proposal.

Sight lines were difficult to establish during the survey due to the dense
vegetation hence trees were grouped appropriately.

Development Proposals

Due to the proposed development and its associated infrastructure
there are a number of locations where the proposals are in close
proximity to the trees surveyed. The Site Layout Plan within appendix
three identifies the trees in relation to the proposed development.

In order to fully assess the impact of the proposals an Impact Table has
been created detailing each tree, which shows the proximity of the
associated works to the tree.

This can then be assessed in accordance with BS 5837:2012 to
determine whether the development will have a detrimental impact on
the health of each tree. Once this has been determined remedial
measures can be detailed to reduce the impact the proposals will have
on the treescape.

Page 2



3.4

Impact Table:-

Root Protection Distance to Distance to
Tree | Area identified in Proposed Proposed Cag&zgezgjf %€
No. Table 2 of BS Hard Standing | Development Retained y
5837:2012 (m) (m)
T1 59m? 16.10 7.70 Yes
T2 20m? 19.30 9.60 Yes
T3 13m?2 18.30 11.30 Yes
T4 92m? 31.10 21.60 Yes
T5 9m? 23.70 18.70 Yes
T6 84m?2 18.80 13.60 Yes
T7 80m? N/A 9.80 Yes
T8 174m? N/A 11.20 Yes
T9 23m? N/A 12.30 Yes
T10 92m? N/A 12.00 Yes
T11 Not Assessed Due to the Condition of the Tree
T12 132m? N/A 17.20 Yes
T13 92m? N/A 17.80 Yes
T14 118m? N/A 16.20 Yes
T15 76m? N/A 17.60 Yes
T16 26m? N/A 14.60 Yes
T17 Not Assessed Due to the Condition of the Tree
T18 Not Assessed Due to the Condition of the Tree
T19 18m? 4.10 20.20 Yes
T20 62m? N/A N/A Yes
T21 13m?2 N/A N/A Yes
T22 20m? N/A N/A Yes
T23 163m?2 N/A N/A Yes
T24 5m? N/A N/A Yes
T25 5m? N/A N/A Yes
T26 31m? N/A N/A Yes
G1 5m? N/A 9.30 Yes
G2 113m?2 N/A 5.80 Yes
G3 18m? N/A N/A Yes
G4 41m? N/A N/A Yes
G5 5m? N/A N/A Yes
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4.0 Impact Assessment

4.1 To assess the implications of the Impact Table each tree can be
categorised in the following way: -

Trees to be retained Trees to be removed
With No Impact With deta!led Due_ t_o Due to
construction Condition Development
T1, T2, T3, T4, N/A N/A N/A
T5,T6, T7, T8,
T9, T10, T11,
T12, T13, T14,

Tree T15, T16, T17,
No. T18, T19, T20,
121, T22, T23,
124, T25, T26,
G1,G2,G3, G4 &
G5

5.0 Conclusions and Arboricultural Recommendations

5.1 The tree categorisation method identifies the quality and value of the
existing tree stock but it is not meant to be interpreted rigidly and is
presented in order to form a balanced judgement on tree retention and
removal.

5.2 A precautionary method of working near trees is detailed in the
accompanying Arboricultural Method Statement.

5.3 Following site development, regular (annual or biannual) inspections of
all retained trees should be undertaken by a qualified Arboricultural
Consultant.

5.4 Itis considered that in following the advice in this document, any
negative factors affecting trees on the site will be minimised.
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TREE SURVEY SCHEDULE

Arboricultural Data Sheet: Date of Survey: 28/07/25 Surveyor: C. Salisbury
Crown Spread (m) : Tree
Tree : DBH | Height Crown Condition | Comments and preliminary management Estlm_afced quality
No S (mm) (m) e clearance rating recommendations remaining category
' N E S w contribution rating

Individual specimen of reasonable form,
T Sycamore 360 10 M 5 4 4 4 0 B basal suckers present, included unions 20+
present at 1.8 and 2.5m.

Individual specimen of reasonable form
situated adjacent boundary hedgerow. -

T2 Birch 210 12 EM 3 3 4 2 2 A Clear branches from neighbouring 20+
house to 2m.
Small specimen of reasonable form
T3 Norway Maple 170 7 SM 2 3 2 2 2 B adjacent boundary hedgerow. - Clear 10+
neighbouring house to 2m.
H1 Laurel 60 1.5 SM - - - - 0 A Small managed hedgerow. 10+
Individual specimen of reasonable form
T4 Sycamore 450 10 M 5 5 5 5 4 B located to rear of garc_ien, unable to 20+
access to assess condition due to dense
shrubs.
T5 Sycamore 140 6 SM > > 2 > 3 B Small specimen on brook embankment, 10+

basal sweep.

Individual specimen of average form,
T6 Sycamore 430 10 M 5 5 7 4 0 B open bifurcation at 2m, deadwood 20+
present, bark stripped throughout canopy.

Individual specimen of reasonable form,

7 Sycamore 420 " M 4 4 4 4 0 B ivy clad stem, bark stripped throughout.

20+
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Arboricultural Data Sheet:

Date of Survey: 28/07/25

Surveyor: C. Salisbury

Crown Spread (m) Estimated Tree
Tree . DBH | Height Crown Condition | Comments and preliminary management e quality
No S (mm) (m) e N E S w | clearance rating recommendations remaining category
' contribution ratin
T8 Lawson 620 10 M 25 3 3 25 0 B Exhibits reasonable.form, bifurcates at 20+
Cypress comb 0.5m, some ivy present.
G1 Elder and Privet | <100 3 M - - - - 0 C Poor scrubby specimens. 10+
270 Small ivy clad specimen, bifurcates at
T9 Rowan comb 5 EM 3 3 3 3 0 C base, unable to fully assess base due to 10+
Ivy.
Individual specimen of reasonable form,
ivy clad - unable to fully assess structure,
T10 Ash 450 10 M 6 5 6 5 0 B lean to north, possibly situated on made 20+
up ground, bifurcated at 2m. - Sever ivy,
monitor lean.
T11 Willow 550 2 D 0 10 4 4 0 D Dead fallen tree. — Remove. <10
Forming part of a small group, crown
T12 Oak 540 16 M 3 9 9 3 0 B asymmetry due to proximity neighbouring 40+
trees, deadwood present. - Crown clean.
Forming part of a small group, crown
T13 Oak 450 | 17 M | 5|6 ] 9|3 3 B __asymmetry due to proximity to 40+
neighbouring trees, deadwood present. -
Crown clean.
Forming part of a small group, crown
T14 Pine 510 17 M 1 5 4 3 3 B asymmetry due to neighbouring trees, 20+
minor deadwood present. - Crown clean.
T15 Pine 410 16 M 3 4 2 4 4 B Forming part of a small group, crown 20+

asymmetry due to proximity to
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Arboricultural Data Sheet: Date of Survey: 28/07/25 Surveyor: C. Salisbury
Crown Spread (m) : Tree
Tree : DBH | Height Crown Condition | Comments and preliminary management Estlm_af[ed quality
No S (mm) (m) e clearance rating recommendations remaining category
' N E S w contribution ratin
neighbouring trees, minor deadwood
present. - Crown clean.
T16 Oak ci?:b 6 SM 1 4 4 3 0 B Small suppressed specimen. 10+

Multi stemmed from 1.5m, splaying stems
T17 Willow 600 11 OM 0 4 6 6 1 C with significant basal cavity and decay. - <10
Remove tree.

Multi stemmed from 1.5m with poor
T18 Willow 600 11 OM 5 7 7 5 1 C unions and splaying stems. - Pollard tree <10
or remove.

Forming a line of trees along the
boundary, previously managed as a

1 x Birch, 12 x hedgerow. Willow in poor condition with

250 TS
G2 Sy.camore,. 1Xx o 10 M/ ) 8 ) 6 0 B/C significant basal decay. - Eollard at 1.5m 20+
Willow, Privet OoM or fell. Sycamore all coppiced at base or
700 )
hedge 0-5m, 8m overhang onto site, some
deadwood and broken branches present.
- Crown lift to 2/3m.
T19 Oak 200 4 SM 3 3 3 3 1 B Small specimen of reasonable form. 20+
T20 Birch 370 8 SM 4 4 3 3 25 B Twin stemm_ed from base, located 10+
comb adjacent road.
T21 Birch 170 7 SM 3 3 3 3 > A Individual specimggccgfsgsood form adjacent 10+

Page 8



Arboricultural Data Sheet:

Date of Survey: 28/07/25

Surveyor: C. Salisbury

form, previous pruning works in top.

Crown Spread (m) Estimated U3
Tree : DBH | Height Crown Condition | Comments and preliminary management e quality
No S (mm) (m) e clearance rating recommendations remaining category
' N E S w contribution ;
rating

T22 Norway Maple 210 7 SM 3 3 3 3 > B Ind_|V|duaI specimen of reasonable form 10+

situated within highway grass verge.
T23 Birch 600 | 11 | FM | 6 | 6 | 6 | 6 2 A Large specimen exhibiting good form, 20+

situated in garden of adjacent flats.
T24 Birch 110 6 SM 1 2 1 1 2 A Small specimen. 10+
T25 Oak 100 6 SM 1 0 1 1 2 B Small specimen. 10+
H2 Laurel 60 0 M - - - - 0 B Managed hedgerow. 10+
H3 Laurel 60 0 M - - - - 0 B Managed hedgerow. 10+
Ha Leyland 100 5.8 SM ) ) ) ) 0 B/C Vigorous_screen planting, varying in 10+
Cypress av height toward the east.
H(;;St%%r_n 200 SM- Scrub group with large multi-stemmed
G3 y 5-9 - - - - 0 B/C Sycamore, several Hawthorn hedge 10+
Sycamore & av EM
plants and a suppressed Cherry tree.
Cherry

T26 Birch 260 11 EM 2 4 3 3 2 B An individual specimen with reasonable 20+ H
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The Birch is twin-stemmed at base with

Group — 1 Birch | 300 reasonable overall form. The Willow is
G4 & 1 Goat Willow av 10-12 EM 2 B also of reasonable form but slightly 20+
suppressed.
H5 Ic_:eyland 100 5 SM 0 B Vigorous screen planting with good form. 20+
ypress av
H6 Ic_:eyland 150 8 EM 0 B Vigorous screen planting with good form. 20+
ypress av
Group — 1 Field
Maple, 1 A linear group of young planted trees with
G5 Cherry, 2 Box | <100 <5 SM 0.5 B/C reasonable vigour but mostly poor 10+
Elder, 1 Apple & structural form.
1 Oak
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Trees for removal

Category and definition

Trees to be considered for retention

Criteria

Category and definition

Criteria - Subcategories

1 Arboriculture values

2 Landscape values

3 Conservation values

Category A

Those of high quality and value: in such
a condition as to be able to make a
substantial contribution (a minimum 40
years is suggested)

Trees that are particularly good examples
of their species, especially if rare or
unusual, or essential components of
groups, or of formal or semi-formal
arboriculture features (e.g. the dominant
and/or principal trees within an avenue)

Trees, groups or woodlands which provide a definite
screening or softening effect to the locality in relation to views
into or out of the site, or those of particular visual importance
(e.g. avenues or other arboricultural features assessed as

groups)

Trees, groups or woodlands of
significant conservation, historical,
commemorative or other value
(e.g. veteran trees or wood
pasture)

Category B

Those of moderate quality and value:
those in such a condition as to make a
significant contribution (a minimum of 20
years is suggested)

Trees that might be included in the high
category, but are downgraded because of
impaired condition (e.g. presence of
remediable defects including
unsympathetic past management and
minor storm damage)

Trees present in numbers, usually as groups or woodlands,
such that they form distinct landscape features, thereby
attracting a higher collective rating than they might as
individuals but which are not, individually, essential
components of formal or semi-formal arboriculture features
(e.g. trees of moderate quality within avenue that includes
better, A category specimens), or trees situated mainly
internally to the site, therefore individually having little impact
on the wider locality

Trees with clearly identifiable
conservation or other cultural
benefits

Category C

Those of low quality and value: currently
in adequate condition to remain until new
planting could be established (a minimum
of 10 years is suggested), or young trees
with a stem diameter below 150 mm

Trees not qualifying in higher categories

Trees present in groups or woodlands, but without this
conferring on them significantly greater landscape value,
and/or trees offering low or only temporary screening benefit

Trees with very limited
conservation or other cultural
benefits

Note - Whilst C category trees will usually not be retained where they would impose a significant constraint on development, young trees with a
stem diameter of less than 150 mm should be considered for relocation

Age Class

Condition
Y Young Trees that have not yet established A Good
SM Semi-Mature  Established trees up to 1/3 of expected height and crown B Fair
EM Early mature  Between 1/3 and 2/3 expected height and crown C Poor
M Mature Between 2/3 and full expected height and crown D Dead

FM Fully Mature
oM Over-Mature
S Senescent

Full expected height and crown
Crown beginning to break up and decrease in size
Crown in advanced stage of break-up
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Introduction
Background

Kingdom Ecology have completed a Preliminary Ecological Appraisal
and Biodiversity Net Gain Assessment of an area of land
located adjacent to Pigginshaw Road, Wilmslow, Cheshire East, SK9
5NW (National Grid Reference SJ832817). The proposed
development comprises four detached dwellings with associated
parking and landscaping.

The assessment has been carried out to identify any ecological
constraints which should be considered during proposed works and
to allow an assessment as to whether the development will deliver a
biodiversity net gain.

Field surveys were undertaken by Richard Roe (BSc, MSc, MIEEM,
CEnv). Richard has extensive experience of undertaking habitat and
protected species surveys as a professional ecological consultant with
over twenty-five years’ experience. Richard holds a Level 4 FISC.

Purpose of Report

This report provides the findings of field surveys and a desk study
undertaken at the site. The field surveys comprised of an ecological
walkover survey with a search for habitats that could support any
protected or notable species.

Following a description of the survey findings and an evaluation of
habitats at the site, the report goes on to make recommendations for
further works, mitigation and ecological enhancement measures
where relevant.

A Biodiversity Metric Assessment for the site pre- and post-
development has been carried out to determine whether the
development will achieve a biodiversity net gain.

Protected Species Legislation

Bats

All British bat species are fully protected under the Wildlife and
Countryside Act 1981 (as amended) and through their inclusion in
Schedule II of the Habitats Regulations 2010 which transpose Annex
I of the Council Directive 92/43/EEC 1992 on the Conservation of
Natural Habitats and of Wild Fauna and Flora (“EC Habitats Directive”)
which defines European protected species of animals.
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British bats species are afforded further protection by the
Countryside and Rights of Way Act 2000; and the Natural
Environment and Rural Communities Act 2006.

Taken together, this legislation makes it an offence to:
e Intentionally or deliberately kill, injure or capture bats.
e Deliberately disturb bats, whether at roost or not.
e Damage, destroy or obstruct access to bat roosts.
e Possess or transport bats, unless acquired legally.
e Sell, barter or exchange bats.

A bat roost is interpreted as “any structure or place, which any wild
bat uses for shelter or protection.” (Bat Conservation Trust 2023%). A
bat roost is protected whether or not bats are present at the time.

All species of British bat are considered a European Protected Species
(EPS). The Conservation of Habitat and Species Regulations (2010)
provide derogation against certain offences which could potentially
affect an EPS through the EPS Licensing system.

Birds

All wild birds in England and Wales are protected under Section 1 of
the Wildlife and Countryside Act 1981 (as amended), which makes it
an offence to intentionally kill, injure or take any wild bird, or take,
damage or destroy the nest (whilst being built or in use) or its eggs.

Badgers

Badgers are afforded protection under the Protection of Badgers Act
1992; this act was introduced on welfare grounds. The Act is based
primarily on the need to protect badgers from baiting and deliberate
harm or injury. Badgers are not considered to be a species of any
conservation concern.

However, the Act contains restrictions that apply more widely and can
have implications were badgers and development come into conflict.
All the following are considered criminal offences:

e to wilfully kill, injure, take, possess or cruelly ill-treat a badger;
e to attempt to do so; or

e to intentionally or recklessly interfere with a sett.

! Bat Conservation Trust (2023) ‘Bat Surveys: Good Practice Guidelines 4th Edition’
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Sett interference includes damaging or destroying a sett, obstructing
access to a sett, and disturbing a badger whilst it is occupying a sett.
It is not illegal, and therefore a licence is not required, to carry out
disturbing activities in the vicinity of a sett if no badger is disturbed
and the sett is not damaged or obstructed.

The legislation recognises the need for a range of legitimate activities
to be carried out and allows licences to be granted for certain
purposes permitting work that would otherwise be illegal, including
development. Badger licences are project specific and cannot be
issued until full planning permission has been granted. The authority
responsible for the issuing of licenses is Natural England.

Non-native plant species

The Wildlife and Countryside Act 1981 provides the primary control
on the release of non-native species into the wild in Great Britain. It is
an offence under section 14(2) of the Act to ‘plant or otherwise cause
to grow in the wild’ any plant listed in Schedule 9, Part II. Schedule 9
of the act includes Japanese Knotweed, Himalayan Balsam, Japanese
rose, and Giant Hogweed.
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Desktop Study

Sources of Information

Ecological information on habitats, species and designated nature
conservation sites has been sought from Cheshire Record. Additional
records were sought from the Multi Agency Geographic Information
for the Countryside website (Magic) (http://www.magic.gov.uk).

Species

Cheshire Record hold several records of protected species within 1km
of the site including the following:

Badger

Brown Long-eared Bat
Common Pipistrelle
Hedgehog

Myotis Bat species
Nathusius’ pipistrelle
Noctule

Red kite

Soprano Pipistrelle
Water vole

Record hold no records of any protected species within the site itself
or within 250 m. It holds records of common pipistrelle located
approximately 300 m to the west of the site, and records of various
bat species 450 m to the east of the site at 49 Carrwood Road (Noctule,
Myotis species, common pipistrelle, soprano pipistrelle and
Nathusius’ pipistrelle). There are no other records within 500m of the
site.

There are several records of Badger around Lindow Common which is
located approximately 500 m to the south of the site. There are also
several records of water vole around Lindow Common, however these
records are all over 10 years old.

There are no records of great crested newt within 1 km of the site.

Designated Sites

There is one statutory designated site located within 2km of the study
site; comprising of the Lindow Common SSSI which is located
approximately 500 m to the south of the site.

There are several non-statutory designated sites within 1km of the
study site; these include Norcliffe Farm Local Wildlife Site (LWS),
which comprises of an area of broadleaved woodland which runs
along Pigginshaw Brook and connects to the tree line and woodland



Pigginshaw
PEA & BNG Assessment

habitats located immediately adjacent to the site. The Local Wildlife
Site boundary starts approximately 50 m to the north east of the site.

Additional Local Wildlife Sites situated over 250 m from the study site
include Lindow Moss and Morley Greene Heath LWS; River Dean, Banks
and Meadows LWS; Wilmslow Carrs LWS; and Lindow Moss and
Newgate Nature Reserve LWS.

Given the small scale of proposals, it is considered to be very unlikely
that development proposals would significantly affect any designated
or non-designated sites.
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Field Survey
Survey Methods

Ecological Walkover Survey

An Ecological Walkover of the site was undertaken on the on the 11™
June 2025. The aims of the walkover survey were to assess the extent
and condition of habitats using the UK Habitat Classification System.
The condition assessments were used to underpin a Biodiversity Net
Gain assessment. The habitats were also assessed for their potential
to support protected species or non-native, invasive species.

A map of the study site is shown on Figure 1. Typical habitats
recorded at the site are also shown in photographs in the Appendix.

Survey was constrained by dense bramble scrub along the site fringes,
restricting inspection of some areas. Central grassland and tall herb
habitats were fully accessible, while boundary vegetation was
assessed from vantage points.

Site Description

The site comprises a 0.33ha parcel of disused land off Pigginshaw
Road, Wilmslow (National Grid Reference SJ832817).

Habitats to the south and west of the site comprise of residential
properties with associated gardens. Pigginshaw Brook runs
approximately ten metres to the south of the site and flows north to
join the River Bollin approximately 500 metres downstream. The
brook supports extensive wooded habitats which extend northwards
from the site and form part of the Norcliffe Farm Local Wildlife Site.
Further habitats to the north of the site include areas of open
grassland and playing field.

Pigginshaw Brook is a narrow watercourse lined with sycamore (Acer
pseudoplatanus) and willow (Salix spp.). Land between the Brook and
the proposed development boundary supports bramble scrub and tall
herb habitats. A 10 m wide habitat buffer would be retained between
the edge of the proposed development and the top of the bank of
Pigginshaw Brook. This 10 m buffer is located beyond the planning
redline boundary.

Historically, the proposed development site was used as agricultural
grassland, with grazing and silage cropping appearing to have ceased
around 2013.
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Since abandonment, the site has developed into a mosaic of habitats
typical of derelict farmland, including dense bramble (Rubus
fruticosus agg.), tall herb vegetation, rank, species-poor neutral
grassland, and scattered patches of self-seeded willow scrub (Salix
spp.). A line of mature trees runs along the northern boundary.

A former stand of Japanese knotweed (Fallopia japonica) is present
immediately outside the site boundary, near the proposed
development edge, and has been subject to repeated treatment as part
of an eradication programme. Some regenerating shoots were
observed, representing a minor risk of limited regrowth into the site.
Himalayan balsam (Impatiens glandulifera) is abundant along the
Brook and occurs in scattered patches within the site. Japanese
knotweed and Himalayan balsam are invasive non-native plant
species.

Identified habitats are target noted and shown on Figure 1 in the
Appendix. Target note descriptions are provided below along with a
summary of condition assessments relating biodiversity net gain.
Photographs of habitats are provided in the Appendix.

Habitats

The site comprises dense bramble scrub, tall herb vegetation, rank,
species-poor neutral grassland, scattered willow scrub, and a line of
mature trees on the site’s northern boundary.

Target Note descriptions are provided in full below.

Target Note 1- Other Neutral Grassland: The grassland within the
interior of the site comprises principally perennial rye-grass (Lolium
perenne), common bent (Agrostis capillaris), red fescue (Festuca
rubra), common couch (Elymus repens), and false oat-grass
(Arrhenatherum elatius), with tussocks of cock’s-foot (Dactylis
glomerata). The grassland is interspersed with bramble and field
horsetail (Equisetum arvense). Other herbaceous species include bush
vetch (Vicia sepium), creeping thistle (Cirsium arvense), meadow
vetchling (Lathyrus pratensis), hogweed (Heracleum sphondylium),
ragwort (Jacobaea vulgaris), and hedge bindweed (Calystegia sepium).
Five x 1 m? quadrat samples of the grassland were undertaken to
assess species diversity, recording an average of 7.6 species per
square metre, indicating a species-poor sward. This habitat
corresponds to ‘Other neutral grassland’ in ‘poor’ condition.

Target Note 2- Bramble Scrub: Bands of dense, continuous bramble
scrub (Rubus fruticosus agg.) extend along the northern boundary of
the site and at its south-west corner.
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Adjacent to these areas of bramble are patches of tall herb vegetation,
including nettle (Urtica dioica), creeping thistle (Cirsium arvense), and
great willowherb (Epilobium hirsutum). Within some patches of
bramble, self-seeded young willow scrub has developed. This habitat
is recorded as ‘Bramble scrub’ with condition ‘n/a’. The dense scrub
provides potential nesting sites for birds and cover for small
mammals.

Target Note 3- Scattered Trees: A small sycamore (Acer
pseudoplatanus) and a small birch (Betula pendula) are located in this
area. An ornamental cherry laurel hedge (Prunus laurocerasus) runs
along the adjacent boundary of a residential property. These trees are
classified as ‘Individual rural trees’ in ‘moderate’ condition and
provide minor ecological value as bird nesting sites. The trees do not
offer suitable bat roosting habitat and would be retained as part of
development proposals.

Target Note 4- Tall Forbs: Extensive areas of tall herb vegetation are
present throughout the site. Dominant species include continuous
patches of ground elder (Aegopodium podagraria) and rosebay
willowherb (Chamerion angustifolium), with additional species such
as nettle, creeping thistle, cleavers (Galium aparine), bramble,
broadleaved dock (Rumex obtusifolius), and hogweed. Closer to
Pigginshaw Brook, occasional patches of Himalayan balsam are
present within the tall herb vegetation. This habitat is classified as
‘Tall herb’ in ‘poor’ condition. Tall herb areas provide habitat for small
mammals.

Target Note 5- Line of Trees: A tree line runs along the northern
boundary of the site and could not be directly accessed due to dense
bramble scrub. At the western end, the line of trees has developed
from a former hedge and comprises mature birch, sycamore, willow,
and privet (Ligustrum vulgare).

The sycamore has been coppiced. Some dead wood and broken
branches are present. Trees in this area range in size from small to
large (diameter at breast height (DBH) from 250 mm to 700 mm). At
the eastern end of the tree line, mature oak (Quercus robur), pine
(Pinus spp.), and willow occur, with DBH ranging from 290 mm to 600
mm. This feature is classified as a ‘Line of Trees’ in ‘moderate’
condition and is to be retained, with works comprising crown cleaning
and crown lifting only. The tree line provides ecological connectivity
and potential nesting and foraging habitat.

Target Note 6- Rural Tree: A small oak tree is located adjacent to the
proposed parking area and is to be retained as part of the
development proposals. It is classified as ‘Individual rural tree’ in
‘moderate’ condition. The tree does not offer suitable bat roosting
habitat.
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Target Note 7- Willow Scrub: A small patch of self-seeded young
willow scrub extends into the site from the north-east corner. This
habitat is classified as ‘Willow Scrub’ in ‘poor’ condition and provides
additional cover for small mammals and potential bird nesting
habitat.

Target Note 8- Stand of Japanese Knotweed: A former stand of
Japanese knotweed is present outside the proposed development site
but near the development edge. The stand has been repeatedly treated
as part of an ongoing eradication programme, and some regenerating
shoots and young knotweed plants were observed within proximity to
the site boundary, representing a minor risk of regrowth into the
development site itself. Extensive areas of Himalayan balsam are also
present along the boundary of Pigginshaw Brook, with some scattered
plants extending into the site. Japanese knotweed and Himalayan
balsam are invasive non-native plant species.

Target Note 9- Badger Field Signs: A recently excavated wasp’s nest
was identified within the grassland area. Wasp nests are sometimes
predated by badgers, which excavate them to consume wasp larvae.
This indicates that badgers likely forage on the site and suggests that
setts may be present within proximity to the site.

Protected Species

Overview

Several mammal paths were observed running through the central
grassland areas of the site and into the dense bramble scrub. A
recently excavated wasp’s nest was recorded within the grassland,
which is commonly predated by badgers, suggesting that badgers at
least occasionally forage on the site. There are extensive areas of
woodland running north-east from the site along Pigginshaw Brook.
The woodland is likely to offer suitable nadger sett habitat. There
remains a risk of unidentified badger setts on site within the dense,
inaccessible bramble or along the tree line on the northern boundary.

Dense bramble, trees and scrub habitats provide suitable nesting
habitat for a variety of bird species, and shelter and foraging
opportunities for hedgehogs.

The tree line along the site’s northern boundary provide potential
commuting and foraging habitat for bats.

The proposed development will not affect any significant trees with
existing trees retained wherever possible.

It is considered to be unlikely that any other protected species would
be present at the site.
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Summary & Recommendations

Habitats

Summary

A Preliminary Ecological Appraisal and Biodiversity Net Gain
Assessment has been undertaken of a proposed development site
located at Pigginshaw.

The development proposal is to construct four detached dwellings
with associated parking and landscaping.

Overall, the site supports a mosaic of habitats, including species-poor
neutral grassland, dense bramble scrub, tall herb vegetation, scattered
willow scrub, and individual trees with a line of trees on the northern
boundary. The grassland and tall herb vegetation is in ‘poor’
condition; and the individual trees and the tree line are recorded as
being in a ‘moderate’ condition.

The site has potential to support breeding birds and hedgehogs and
is likely to be used by foraging badgers. Trees within the site interior
do not offer suitable bat roosting habitat, but the tree line on the site’s
northern boundary provide suitable commuting and foraging habitat.

Invasive plant species include Japanese knotweed outside the
development boundary, near the site edge, and Himalayan balsam
along the Brook corridor and in scattered patches within the site itself.

Affected habitats are considered to be of relatively low biodiversity
value, with the features of greatest ecological value considered to be
the tree line in the northern boundary of the site and the nearby
Pigginshaw Brook.

The extent of the proposed development area is shown on Figure 2 in
the Appendix.

Recommendations to enhance the biodiversity value of the proposed
development are provided in section 4.3.

Invasive Plant Species

Japanese knotweed is present immediately outside the development
boundary, and although not within the site itself, its proximity
represents a minor risk of regrowth into the site. The species is listed
under Schedule 9 of the Wildlife and Countryside Act 1981 (as
amended), making it an offence to cause its spread in the wild.
Continued treatment of the infestation should therefore be
undertaken by an experienced contractor.



4.2

4.2.1

4.2.2

Pigginshaw
PEA & BNG Assessment

Follow-up monitoring should be undertaken during the growing
season to ensure eradication is successful.

Japanese knotweed is classed as “controlled waste” under the
Environmental Protection Act 1990 if it is removed from site. Any soils
or material containing rhizomes are therefore subject to strict
controls on handling, transport, and disposal. Disposal must be
undertaken at a licensed landfill site that is permitted to accept
knotweed-contaminated waste.

Himalayan balsam was identified along Pigginshaw Brook and in
scattered patches within the site. This species is also listed under
Schedule 9 of the Wildlife and Countryside Act 1981 (as amended) and
should be controlled to prevent spread. The most effective and
proportionate method for small-scale infestations is hand-pulling or
stem cutting prior to seed set (typically June-July), with clearance
repeated annually until the seed bank is exhausted. Arisings should
be left to desiccate on site in a designated area away from
watercourses to avoid risk of spread.

It is recommended that a site-specific invasive species method
statement is prepared and adhered to during development. This
document should provide clear guidance to contractors and site
managers to ensure that eradication and biosecurity measures are
effectively implemented.

Protected Species

Breeding Birds

The trees, scrub and areas of bramble present could support nesting
birds during the breeding bird season.

It is therefore recommended that any works to remove/manage tall
vegetation avoid taking place during the breeding bird season (March-
August inclusive). Where this is not possible, a check for nesting birds
should be completed immediately prior to removal by an
appropriately qualified ecologist.

Badger

Likely evidence of badger was identified at the site, with the desk
study returning several records of badger in the surrounding
landscape. The site survey was constrained by dense bramble scrub.

It is therefore recommended that a follow-up badger survey is
completed during the winter months by an appropriately qualified
ecologist, when bramble and other dense vegetation have died back,
allowing improved ground visibility. This survey will confirm whether
any setts are present within or adjacent to the site and ensure that
potential impacts on badgers can be avoided during development.



4.2.3

4.2.4

Pigginshaw
PEA & BNG Assessment

Should any active setts be identified, further advice would be provided
to limit the risk of disturbance to badgers and to provide appropriate
mitigation were necessary.

Even if no badger setts are identified within proximity to the site,
badger are known to be present in the wider landscape and to visit
the site to forage.

As a precaution, it is therefore recommended that:

e Where any trenches or other excavations are to be left open
overnight these should be fitted with mammal ramps or should
have the sides battered to form a slope to allow badgers to
escape.

e A tidy works area should be maintained during construction
and any hazardous substances should be fenced off to remove
any badger hazards from the site.

Hedgehog

It is likely that the site is at least occasionally used by hedgehog, with
areas of bramble, scrub, grassland and tall herb offering suitable
refuge habitat.

Prior to the clearance of any scrub/bramble this should be checked
first for the presence of hedgehogs. Any encountered hedgehogs
should be moved across to a suitable area of habitat located outside
of the works area (e.g. the areas of woodland to the north-east of the
site boundary).

As a precaution, it is also recommended that where any trenches or
other excavations are to be left open overnight these should be fitted
with mammal ramps or should have the sides battered to form a slope
to allow hedgehogs to escape.

It is recommended that any garden fencing at the site is ‘hedgehog
friendly’ with suitable access holes (approximately 15cm x 15cm)
retained through the fencing.

Other Protected Species

It is considered to be unlikely that any other protected species would
be present at the site.
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Habitat Enhancements and Biodiversity Net Gain

Overview

Landscaping proposals will include various provisions to enhance the
biodiversity value of the site. However, the site will not include any
areas of public open space, all areas of green space given over to
private garden.

Therefore, whilst provision of landscaping in these areas can enhance
the biodiversity value of the site, they cannot be contributed towards
the site’s biodiversity net gain assessment.

Native Tree Planting

It is recommended that new tree planting includes species which can
provide nectar sources for insects and berries/fruits for invertebrates
and birds. It is recommended native trees are provided at the site.

The following small/medium sized tree species are recommended as
they offer suitable foraging opportunities to various native wildlife
(including birds and invertebrates): rowan, wild cherry, crab apple,
silver birch, holly, and willow.

Bat and Bird Boxes

It is recommended that the overall site be enhanced for bats and
breeding birds. This can be achieved through the installation of bat
boxes (recommended model Habibat 003 or similar) and sparrow and
swift nest boxes (recommended models Schwegler Swift Brick or
similar) into proposed buildings at the development site. Swift bricks
are also used by house sparrows and other small bird species so are
considered a 'universal bird brick'.

The bat and bird boxes can be built into the brick walls of the
proposed buildings so as to remain visually unobtrusive and to be
permanently fixed in place.

The precise location, model and number of bat and bird boxes should
be determined by an appropriately qualified ecologist.

10



5.1.1

5.1.2

Pigginshaw
PEA & BNG Assessment

Biodiversity Metric Calculation

Mitigation Hierarchy

The proposed development will aim to follow the biodiversity net gain
mitigation hierarchy. This approach prioritises the avoidance of
impacts on valuable habitats, followed by minimisation of
unavoidable impacts, creation of new habitats where possible, and,
finally, the offsetting of any residual impacts through the delivery of
off-site biodiversity enhancements.

In this instance, the development has sought to avoid impacts to all
medium-distinctiveness habitats. The biodiversity features of greatest
value on site, including all individual trees and the tree line along the
northern boundary, will be retained. In addition, a 10-metre-wide
buffer will be maintained between the development site and the
adjacent Pigginshaw Brook to protect this riparian corridor.

Impacts to habitats within the remainder of the site, comprising dense
bramble, tall herb, and species-poor neutral grassland, are
unavoidable without compromising the viability of the development.
As the proposed scheme comprises buildings and vegetated private
gardens, it will not be possible to create new habitats on site that
contribute to the Biodiversity Net Gain calculation. Nevertheless, the
development will include the planting of additional native trees within
gardens and the installation of bat and bird boxes within the new
housing, providing local ecological enhancements and supporting
habitat for protected species.

Finally, although on-site habitat creation is limited, any residual
habitat loss will be offset through the purchase of off-site habitat
units to ensure that the development contributes positively to
biodiversity net gain in the wider landscape. This approach ensures
compliance with the mitigation hierarchy, balancing development
needs with the protection and enhancement of ecological features

Biodiversity Metric Calculation Results

The relative biodiversity units at the site before and after the
completion of development proposals, have been calculated following
methodologies and using tools provided within DEFRA’s Statutory
Biodiversity Metric Calculator Version (DEFRA July 2024).

Summary tables of the calculations are provided in the Appendix. The
full Biodiversity Metric Calculation Tool Spreadsheet for the site has
also been submitted to the Council.

The baseline biodiversity units (i.e. the site’s pre-development
condition) has been calculated at 1.65 habitat units and 0.36
hedgerow units.

11
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The on-site biodiversity units after the completion of development
have been calculated at 0.55 habitat units and 0.36 hedgerow units.

The development will therefore result in a net loss of 1.1 habitat
units representing an 66.66% net percentage biodiversity loss of
habitat units; and no net change in hedgerow units.

Therefore, the development will need to provide an additional 1.26
habitat units and 0.04 hedgerow units in order to achieve the
statutory 10% biodiversity net again. It is proposed that these
habitat units are provided off-site via a Habitat Bank.

12
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Biodiversity Net Gain Summary Results Table

Habal eawils 1.65
On-site baseline Hckpsws Lrits 0.36
FEFCCCTSE 0.00
i
. . X Habvist crwts 0.55
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(Including habitat retention, creation & enhancement) AT 0.00
suaiia -
R s -1.10 _66.66% On-site net gain is less than target set
On-site net change ko crvis 0.00 0.00% On-site net gain is?ess than target set
{units & percentage) LTSS 0.00 0.00% .
Habaf eawils 0.00
Off-site baseline Hckpsnvs Lrits 0.00
SEFCTLTSE 0.00
i
X X X Hal eawis 0.00
Off-site post-intervention R S 0.00
(Including habitat retention, creation & enhancement) e 0.00
suaiia -
. HAEH cowits 0.00 0.00%
Off-site net change ek v 0.00 0.00%
[units & percentage) VTR 0.00 0.00%
. X X Habviat s -1.10
Combined net unit change i 0.00
(Including all on-site & off-site habitat retention, creation & enhancement) EFCOLASE 0.00
saika -
Habvial ervis 0.00
Spatial risk multiplier (SRM) deductions Hatkproy vty 0.00
OIS 0.00
FINAL RESULTS
: HE earwils -1.10
Total net unit change P T 0.00
(Including all on-site & off-site habitat retention, creation & enhancement) T Se 0.00
ettt cowis -66.667% Total net gain achieved is less than target set o
)
Total net % Change FHeckans covits [IX1]1)74 Total net gain achieved is less than target set A
(Including all on-site & off-site habitat retention, creation & enhancement) =
Wakwourse
LEUES

Trading rules satisfied?

No - Check Trading Summaries A

Unit Type Target Baseline Units Units Required Unit Deficit
Hatwitat covts 10.00% .65 181
Hadmr Lawis 10.00% .36 0.39 I
I ITE LIV 10.007% .00 0.00 0.00 No additi units required to meet target v
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PHOTOGRAPHS
Photograph 1- Bramble and tall herb habitats at Site
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Trees on Pigginshaw Brook

Photograph 3 -

- Japanese knotweed regrowth at TN8

Photograph 4
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Photograph 5- Trees on northern boundary (TN5 )
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Figure 1- Baseline Habitats

Y. ‘
’h, ‘ ’o.o.o’o.o.o’o.o:@o.o’o.o.o.o Xy

0
O
H+
@
L

Red Line

Brook

Target Note

Hedge

Line of Trees

Tree

Tall Forb

Other Neutral Grassland
Mixed Scrub

Bramble

Map data ©2025 Google




Figure 2- Proposals
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Condition Sheet: LINE OF TREES Habitat Type
Habitat Types
Line of trees
Line of trees — associated with bank or ditch

Ecologically valuable line of trees

Ecologically valuable line of trees — associated with bank or ditch
Habitat Description
There is a tree line running along the northern boundary of the site. This could not be directly accessed during survey owing to the dense bramble scrub
which extends along this boundary.

At the western end of the northern boundary, the line of trees has developed from a former hedge. This comprises of mature birch, sycamore, willow
and privet hedge. The sycamore has been compassed the base quality height 5 m. There is some dead wood and broken branches present in the trees
overhanging 8 m into the site. The trees range in size from 250 mm to 700 mm DBH. Trees at the eastern end of the tree line comprise of mature oak,
See the Statutory Biodiversity Metric User Guide.

This assessment is based on the Hedgerow Survey Handbook'. For further clarifications please refer to the Handbook.

Where ancient and veteran trees are present within the line of trees, see Footnote 2 for standing advice.

On-site or off-site, site name and Pigginshaw Survey date and R Roe 1 July 2025
location Surveyor name
Survey reference (if
Limitations (if applicable) relating to a wider
survey)
Grid reference Habitat parcel reference

Criterion passed (Yes or
No)

Condition Assessment Criteria

Notes (such as justification)

A [At least 70% of trees are native species.

Tree canopy is predominantly continuous with gaps in canopy cover making up
<10% of total area and no individual gap being >5 m wide.

One or more trees has veteran features and or natural ecological niches for
C |vertebrates and invertebrates, such as presence of standing and attached
deadwood, cavities, ivy or loose bark.

There is an undisturbed naturally-vegetated strip of at least 6 m on both sides to N
protect the line of trees from farming and other human activities (excluding
grazing). Where veteran trees are present, root protection areas should follow
standing advice®.

At least 95% of the trees are in a healthy condition (deadwood or veteran features Y
valuable for wildlife are excluded from this). There is little or no evidence of an
adverse impact on tree health by damage from livestock or wild animals, pests or
diseases, or human activity.

Passes 5 criteria Good (3)

Passes 3 or 4 criteria Moderate (2)

Passes 2 or fewer criteria Poor (1)







Condition Sheet: URBAN Habitat Type
Habitat Types

Sparsely vegetated land - Ruderal/Ephemeral
Sparsely vegetated land - Tall forbs

Urban - Allotments

Urban - Biodiverse green roof

Urban - Bioswale

Urban - Cemeteries and churchyards

Urban - Facade-bound green wall

Urban - Ground based green wall

Urban - Intensive green roof

Urban - Open mosaic habitats on previously developed land
Urban - Rain garden

Urban - Sustainable drainage system (SuDS)
Urban - Vacant or derelict land

Urban - Bare ground

there are extensive areas of tall herb habitats at the site. These include continuous patches of ground elder and Rosebay willow herb. There are
also patches of nettle and cleaver. The tall herb includes some bramble, broadleaved dock, hogweed, nettles and cleavers. Were close to the
Brook, there are occasional patches of Himalayan balsam.

See the Statutory Biodiversity Metric User Guide for green roofs and UK Habitat Classification (UKHab) for other UKHab — UK Habitat
habitats: Classification
Pigginshaw R Roe 11 July 25

Survey date and

On-site or off-site, site name and location
Surveyor name

Survey reference (if
Limitations (if applicable) relating to a wider
survey)

Habitat parcel
reference

Grid reference

Criterion passed (Yes Notes (such as

Condition Assessment Criteria

or No) justification)
Core Criteria - must be assessed for all urban habitat types:

n
Vegetation structure is varied, providing opportunities for vertebrates and
A |invertebrates to live, eat and breed. A single structural habitat component or
vegetation type does not account for more than 80% of the total habitat area.
n
The habitat parcel contains different plant species that are beneficial for wildlife, for
B |example flowering species providing nectar sources for a range of invertebrates at
different times of year.
y

Invasive non-native plant species (listed on Schedule 9 of WCA1) and others which
are to the detriment of native wildlife (using professional judgement)2 cover less than
¢ |5% of the total vegetated area®.

Note - to achieve Good condition, this criterion must be satisfied by a
complete absence of invasive non-native species (rather than <5% cover).

Additional Criterion - must be assessed for Open mosaic habitat on previously developed land only:

The parcel shows spatial variation and forms a mosaic of bare substrate PLUS:
- At least four early successional communities (a) to (i);
Communities: (a) annuals; (b) mosses/liverworts; (c) lichens; (d) ruderals; (e)

inundation species; (f) open grassland; (g) flower-rich grassland; (h) heathland, (i)
pools.

Additional Criteria - must be assessed for Bioswale and SuDS habitat types only:

Plant species are mostly native. If non-native species are present, they should not

B be detrimental to the habitat or native wildlife*.

E2 |The vegetation is comprised of plant species suited to wetland or riparian situations.

Additional Criterion - must be assessed for Intensive green roofs only:



https://ukhab.org/
https://ukhab.org/

The roof has a minimum of 50% native and non-native wildflowers.
70% of the roof area is soil and vegetation (including water features).

Additional Criterion - must be assessed for Biodiverse green roofs only:

The roof has a varied depth of 80 — 150 mm; at least 50% is at 150 mm and is
planted and seeded with wildflowers and sedums or is pre-prepared with sedums
and wildflowers.

Note — to achieve Good condition some additional habitat, such as sand piles,
stones, logs etc. are present.

Essential criteria relevant for habitat type achieved (Yes or No)
Number of criteria passed |

Condition Assessment Result Condition Assessment Score Score Achieved x/v

Results for habitats requiring assessment of 3 core criteria only (all listed urban habitats except Open mosaic
habitat on previously developed land, Bioswale, SuDS and Green roofs):

« Passes all 3 core criteria;

AND

« Meets the requirements for Good condition
within criterion C.

Good (3)

« Passes 2 of 3 core criteria;
OR

« Passes 3 of 3 core criteria but does not meet | Moderate (2)
the requirements for Good condition within
criterion C.

« Passes 0 or 1 of 3 core criteria. Poor (1)

Results for Green roofs and Open mosaic habitat on previously developed land
(requiring assessment of 4 criteria only - core criteria plus additional criterion specified for habitat type):

« Passes all 3 core criteria;

AND

* Meets the requirements for Good condition
within criterion C; Good (3)
AND

« Passes additional criterion relevant to
specific habitat type (D, F or G).

« Passes 2 or 3 of 4 criteria;
OR

« Passes 4 of 4 criteria but does not meet the |Moderate (2)
requirements for Good condition within
criterion C.

« Passes 0 or 1 of 4 criteria. Poor (1)

Results for Bioswale or SuDS (requiring assessment of 5 criteria - core criteria plus additional criteria specified for
habitat type):

« Passes all 3 core criteria;

AND

* Meets the requirements for Good condition
within criterion C; Good (3)
AND

« Passes all additional criteria relevant to
specific habitat type (Group E)

« Passes 3 or 4 of 5 criteria;
OR

« Passes 5 of 5 criteria but does not meet the |Moderate (2)
requirements for Good condition within
criterion C.

« Passes 2 or fewer of 5 criteria. Poor (1)

Suggested enhancement interventions to improve condition score




Condition Sheet: INDIVIDUAL TREES Habitat Type
Habitat Types

Individual trees — Urban trees
Individual trees — Rural trees
Complete a condition sheet for each tree or block of trees.

Please see separate Line of trees condition sheet for a line of Rural trees.

Habitat Description
Small oak, sycamore and birch within bramble and tall herb habitats. Semi-mature trees.

Individual trees (description applied to the urban or rural environment):
Young trees over 7.5 cm in diameter at breast height whose canopies are not touching.

Urban Perimeter / Linear Blocks and Groups (description applied to the urban environment only):

Groups or stands of trees (size requirement as defined above) within and around the perimeter of urban land. This includes those along urban streets, highways,
railways and canals, and also former field boundary trees incorporated into developments. Canopies must overlap continuously. Groups of urban trees that don’'t match
the descriptions for woodland may be assessed within this category.

On-site or off-site, site name and Pigginshaw Survey date and Surveyor R Roe 11 July 2025
location name
TR . . Survey reference (if
Limitations (if applicable) e e el )
Grid reference Habitat parcel reference

Criterion passed (Yes or

Condition Assessment Criteria Notes (such as justification)

No)
A |The tree is a native species (or at least 70% within the block are native species).
. . . . . . y
The tree canopy is predominantly continuous, with gaps in canopy cover making
B [up <10% of total area and no individual gap being >5 m wide (individual trees
automatically pass this criterion).
n
C |The tree is mature (or more than 50% within the block are mature)1.
There is little or no evidence of an adverse impact on tree health by human y
D activities (such as vandalism, herbicide or detrimental agricultural activity). And
there is no current regular pruning regime, so the trees retain >75% of expected
canopy for their age range and height.
n
E Natural ecological niches for vertebrates and invertebrates are present, such as
presence of deadwood, cavities, ivy or loose bark.
y
F |More than 20% of the tree canopy area is oversailing vegetation beneath.

Number of criteria passed

Condition Assessment Result (out

o Condition Assessment Score Score Achieved x/v
of 6 criteria)

Passes 5 or 6 criteria Good (3)

Passes 3 or 4 criteria Moderate (2) X

Passes 2 or fewer criteria Poor (1)

Note that ‘Fairly Good and Fairly Poor’ condition categories are not available for this broad habitat type.

Suggested enhancement interventions to improve condition score’






Condition Sheet: SCRUB Habitat Type
Habitat Types

Heathland and shrub - Blackthorn scrub

Heathland and shrub - Gorse scrub

Heathland and shrub - Hawthorn scrub

Heathland and shrub - Hazel scrub

Heathland and shrub - Mixed scrub

Heathland and shrub - Dunes with sea buckthorn (H2160)
Heathland and shrub - Willow scrub

Habitat Description

there is a small patch of young, self-seeded, young willow scrub extending into the site from its North East corner.

Dunes with sea-buckthorn (Dunes with Hippophae rhamnoides) - Special Areas of
Conservation (jncc.gov.uk)

For Dunes with sea buckthorn see:

For other scrub types see: ukhab — UK Habitat Classification

Pigginshaw 11 July Rroe

On-site or off-site, site name and Survey date and
location Surveyor name

Survey reference
Limitations (if applicable) (if relating to a
wider survey)

Habitat parcel

Grid reference
reference

Criterion passed Notes (such as
(Yes or No) justification)

Condition Assessment Criteria

The parcel represents a good example of its habitat type - the appearance and
composition of the vegetation closely matches its UKHab description (where in
its natural range).1

- At least 80% of scrub is native,

A |- There are at least three native woody speciesz,

- No single species comprises more than 75% of the cover (except hazel
Corylus avellana, common juniper Juniperus communis , sea buckthorn
Hippophae rhamnoides or box Buxus sempervirens, which can be up to 100%
cover).

B Seedlings, saplings, young shrubs and mature (or ancient or veteran3) shrubs
are all present.

There is an absence of invasive non-native plant species;4 (as listed on

C |Schedule 9 of WCA5) and species indicative of suboptimal condition® make up
less than 5% of ground cover.

The scrub has a well-developed edge with scattered scrub and tall grassland
and or forbs present between the scrub and adjacent habitat.



https://sac.jncc.gov.uk/habitat/H2160/
https://sac.jncc.gov.uk/habitat/H2160/
https://ukhab.org/
https://sac.jncc.gov.uk/habitat/H2160/
https://sac.jncc.gov.uk/habitat/H2160/

There are clearings, glades or rides present within the scrub, providing
sheltered edges.

Condition Assessment Result
(out of 5 criteria)

Passes 5 criteria

Condition Assessment Score

Good (3)

Number of criteria passed 2

Score Achieved
x[v

Passes 3 or 4 criteria Moderate (2)

Passes 2 or fewer criteria Poor (1)
Suggested enhancement interventions to improve condition score




Condition Sheet: GRASSLAND Habitat Type (medium, high and very high distinctiveness)
UK Habitat Classification (UKHab) Habitat Types

Grassland - Lowland calcareous grassland

Grassland - Lowland dry acid grassland

Grassland - Lowland meadows

Grassland - Other lowland acid grassland

Grassland - Other neutral grassland

Grassland - Tall herb communities (H6430) [Not to be confused with the Tall forbs secondary code — see UKHab guidance for details.]
Grassland - Upland acid grassland

Grassland - Upland calcareous grassland

Grassland - Upland hay meadows

Sparsely vegetated land - Calaminarian grassland

Pigginshaw R Roe 11 July 2025

On-site or off-site, site name and Survey date and
location Surveyor name

Survey reference
Limitations (if applicable) (if relating to a
wider survey)

Habitat parcel
reference

Habitat Description

The grassland within the interior comprises principally of perennial rye-grass with common bent, red fescue, common couch, false oat-grass with

tussocks of cock's foot. The grassland is interspersed with Bramble and field horse tail other herbs presence include bush vetch, creeping thistle

meadow vetchling, hogweed ragwort and hedge b|ndweed Five 1m square quadrat samples were undertaken of the grassland to determine species
guare metre

Grid reference

ukhab UK Habitat CIaSS|f|cat|on

Criterion passed

Condition Assessment Criteria
(Yes or No)

Notes (such as justification)

The parcel represents a good example of its habitat type, with a consistently high
proportion of characteristic indicator species present relevant to the specific habitat type
(and relative to Footnote 3 suboptimal species which may be listed in the UKHab

A |description).”

Note - this criterion is essential for achieving Moderate or Good condition for non-
acid grassland types only.

N
Sward height is varied (at least 20% of the sward is less than 7 cm and at least 20% is
B |more than 7 cm) creating microclimates which provide opportunities for insects, birds and
small mammals to live and breed.
N
c Cover of bare ground is between 1% and 5%, including localised areas, for example, rabbit
warrens?.
N
D Cover of bracken Pteridium aquilinum is less than 20% and cover of scrub (including

bramble Rubus fruticosus agg.) is less than 5%.



https://ukhab.org/
https://ukhab.org/

Combined cover of species indicative of suboptimal condition® and physical damage (such
as excessive poaching, damage from machinery use or storage, damaging levels of
access, or any other damaging management activities) accounts for less than 5% of total
E |area.

If any invasive non-native plant species” (as listed on Schedule 9 of WCA?®) are present,
this criterion is automatically failed.

ditional Criterion - must be assessed for all non-acid grassland types

There are 10 or more vascular plant species per m? present, including forbs that are
characteristic of the habitat type (species referenced in Footnote 3 and 5 cannot contribute
towards this count).

Note - this criterion is essential for achieving Good condition for non-acid
grassland types only.

D D . Q 2
Acid grassland types (Result out of 5 criteria)
Passes 5 criteria Good (3)
Passes 3 or 4 criteria Moderate (2)
Passes 2 or fewer criteria Poor (1)
Non-acid grassland types (Result out of 6 criteria)
Passes 5 or 6 criteria, including
essential criterion A and additional [Good (3)
criterion F.
Passe§ 3- 5 crlterla, including Moderate (2)
essential criterion A.
Passes 2 or fewer criteria; X
OR
Passes 3 or 4 criteria excluding Poor (1)
criterion A and F.

Suggested enhancement interventions to improve condition score

Footnote 1 - Professional judgement should be used alongside the UKHab description.

Footnote 2 — For example, this could include small, scattered areas of bare ground allowing for plant colonisation, or localised patches not exceeding
5% cover.

Footnote 3 - Species indicative of suboptimal condition for this habitat type include:creeping thistle Cirsium arvense, spear thistle Cirsium vulgare ,
curled dock Rumex crispus , broad-leaved dock Rumex obtusifolius , common nettle Urtica dioica , creeping buttercup Ranunculus repens , greater
plantain Plantago major , white clover Trifolium repens and cow parsley Anthriscus sylvestris . There may be additional relevant species local to the
region and or site.

Footnote 4 — Assess this for each distinct habitat parcel. If the distribution of invasive non-native species varies across the habitat, split into parcels
accordingly, applying a buffer zone around the invasive non-native species with a size relative to its risk of spread into adjacent habitat, by applying

professional judgement.

Footnote 5 — Wildlife and Countryside Act 1981 (as amended).
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