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Mr	Russell	Adams

Adams	Planning	+	Development	Ltd

The	Oaks,	Oaks	Drive,	Crook	Road

Bowness	On	Windermere

LA23	3JA

Development	Management

Delamere	House

Delamere	Street,	Crewe

CW1	2LL

Telephone:	0300	123	5014

Email:	planning@cheshireeast.gov.uk

DECISION	NOTICE

Application	No:	25/3610/OUT

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	 l/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/m²).	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	 I	Preliminary	Risk	Assessment	has	been	submitted	 to,	 and

approved	 in	 writing	 by,	 the	 Local	 Planning	 Authority	 (LPA)	 AND	 if	 required:	 (b)	 A	 Phase	 II	 ground

investigation	 and	 risk	 assessment	 has	 been	 completed.	 A	 Phase	 II	 report	 shall	 be	 submitted	 to,	 and

approved	 in	writing	by,	 the	LPA	AND:	 (c)	 If	Phase	 II	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.

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:

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 INTRODUCTION 
 
1.1 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. 

 
1.2 This report has been prepared to accompany an outline application for up to 4 No. 

dwellings with the primary access being defined. 
 

1.3 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%).  
 

1.4 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. 

 
1.5 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.  

 
1.6 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. 
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2.0 SITE LOCATION AND DESCRIPTION  

 
2.1 Location  

 
2.1.1 The site is centred on National Grid references SJ383285, 381800 and occupies 

0.8075 acre in area. (Appendix 1).       
 
2.1.2 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. 

 
2.2.4 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.  

 
2.3.2 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. 

 
2.3.3 The valley to the east is also wooded and overgrown. 
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2.4 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.  
 
2.4.2 Reference should be made to the topographical survey (Appendix 2) but the 

overall fall across the site is reflected by; 
 

• Level at west corner…    approx. 49.75m AOD 
 

• Levels at south east corner …   approx. 47.5m AOD 
 

• Level at north east corner…   approx. 47.0m AOD 
 

2.4.3 The brook level falls north from about 45.4m AOD to 42.2m AOD along the 
boundary of the site. 

 
2.5 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. 
 

2.5.2 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. 
 

2.5.3 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  
  

3.1.1 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. 
 

 

 
                                      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. 

 
 

 

 
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. 
                       

     
        

            
                           

            Figure 3: Gov. UK Extent of Flooding from Reservoirs 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site 



Lees Roxburgh Limited 
Consulting Engineers 

 
 

6787/R1   Flood Risk Assessment 
                 with Outline Drainage Strategy 

   Land at Pigginshaw, Wilmslow, Cheshire 
 

7  September 2025 

 

3.1.4 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. 
 

 
 

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 



Lees Roxburgh Limited 
Consulting Engineers 

 
 

6787/R1   Flood Risk Assessment 
                 with Outline Drainage Strategy 

   Land at Pigginshaw, Wilmslow, Cheshire 
 

8  September 2025 

 

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.  
 

 
 

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.  
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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; 

 
• Surface water sewer flowing south down Altrincham Road. 

 
• Combined sewer network also flowing south within Altrincham Road. 

 
• 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; 

 
• Development drainage proposals  
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4.0 SURFACE WATER RUNOFF  

  
4.1 Requirements for Surface Water Drainage of the Site  
 
4.1.1 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  
 

4.2.1 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; 

 
• Qbar…  1.2 litres/sec 

 
• Q1…   1.0 litres/sec 

 
• Q 30…  2.0 litres/sec  

 
• Q100…  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.  

 
4.4.2 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; 
 

• Into the ground (infiltration) 
 

• To a surface water body or watercourse 
 

• To a surface water sewer, highway drain or other drainage system 
 

• To a combined 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. 
 

5.2.2 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. 
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7.0 FOUL DRAINAGE 
 

7.1 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.  
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8.0 CONCLUSIONS 
 

8.1     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. 
 

8.2      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. 
    

8.3     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.  
 

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

 
8.5     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. 

 
8.6     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. 

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

Pigginshaw. 
 
8.8     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. 
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Appendix 1:  Site Location Plan 
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Appendix 2:  Topographical Survey 
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Appendix 3:  United Utilities Sewer Records 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



UUWaterLtd/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

   
 
 
 
 
Lees Roxburgh Ltd
 
The Genesis Centre
Science Park South, Birchwood
Warrington, Cheshire
WA3 7BH
 
 
FAO:
 

How to contact us:

United Utilities Water Limited
Property Searches
Haweswater House
Lingley Mere Business Park
Great Sankey
Warrington
WA5 3LP

Telephone: 0370 7510101

E-mail: propertysearches@uuplc.co.uk
 

Your Ref: 6787
Our Ref: UUPS-ORD-661250
Date: 28/06/2025

   

Dear Sirs
 
 

Location: Pigginshaw
 

I 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 .

I 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,

 

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


UUWaterLtd/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

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.



 
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 
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Appendix 5: Surface Water Drainage 
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 Page 1 
 

1.0 Introduction 
 

1.1 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. 
 

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

• a survey 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. 

 
1.3 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. 
 

1.4 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. 
 

1.5 The following documents have been made available by the client: 
 

• Drawing- 6738.dwg 
• Drawing- GA2.dwg 

 
1.6 The supplied drawing included some tree positions plotted. Any 

dimensions regarding tree positions and protective fencing must be 
checked on site. 
 

1.7 Weather conditions during the survey were dry and still. 
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1.8 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. 
 
 

2.0  Survey Methodology 
 

2.1 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. 
 

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

2.3 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. 
 

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

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

3.0  Development Proposals 
 

3.1 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.  
 

3.2 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.  
 

3.3 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. 
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3.4 Impact Table:- 
 

Tree 
No. 

Root Protection 
Area identified in 

Table 2 of BS 
5837:2012 

Distance to 
Proposed 

Hard Standing 
(m) 

Distance to 
Proposed 

Development 
(m) 

Can the Tree/s be 
Successfully 

Retained 

T1 59m2 16.10 7.70 Yes 
T2 20m2 19.30 9.60 Yes 
T3 13m2 18.30 11.30 Yes 
T4 92m2 31.10 21.60 Yes 
T5 9m2 23.70 18.70 Yes 
T6 84m2 18.80 13.60 Yes 
T7 80m2 N/A 9.80 Yes 
T8 174m2 N/A 11.20 Yes 
T9 23m2 N/A 12.30 Yes 

T10 92m2 N/A 12.00 Yes 
T11 Not Assessed Due to the Condition of the Tree 
T12 132m2   N/A 17.20 Yes 
T13 92m2 N/A 17.80 Yes 
T14 118m2   N/A 16.20 Yes 
T15 76m2 N/A 17.60 Yes 
T16 26m2 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 18m2 4.10 20.20 Yes 
T20 62m2 N/A N/A Yes 
T21 13m2 N/A N/A Yes 
T22 20m2 N/A N/A Yes 
T23 163m2 N/A N/A Yes 
T24 5m2 N/A N/A Yes 
T25 5m2 N/A N/A Yes 
T26 31m2 N/A N/A Yes 
G1 5m2 N/A 9.30 Yes 
G2 113m2 N/A 5.80 Yes 
G3 18m2 N/A N/A Yes 
G4 41m2 N/A N/A Yes 
G5 5m2 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 detailed 
construction 

Due to 
Condition 

Due to 
Development 

Tree 
No. 

T1, T2, T3, T4, 
T5, T6, T7, T8, 
T9, T10, T11, 

T12, T13, T14, 
T15, T16, T17, 
T18, T19, T20 , 
T21, T22, T23, 
T24, T25, T26, 

G1, G2, G3, G4 & 
G5 

N/A N/A N/A 

 
 
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 It is considered that in following the advice in this document, any 
negative factors affecting trees on the site will be minimised. 
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Appendix One 
 

Tree Survey Schedule 
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TREE SURVEY SCHEDULE 
 

Arboricultural Data Sheet:                               Date of Survey: 28/07/25                             Surveyor: C. Salisbury 

Tree 
No. Species DBH 

(mm) 
Height 

(m) Age 
Crown Spread (m) 

Crown 
clearance 

Condition 
rating 

Comments and preliminary management 
recommendations 

Estimated 
remaining 

contribution 

Tree 
quality 

category 
rating 

N E S W 

T1 Sycamore 360 10 M 5 4 4 4 0 B 
Individual specimen of reasonable form, 
basal suckers present, included unions 

present at 1.8 and 2.5m. 
20+ B2 

T2 Birch 210 12 EM 3 3 4 2 2 A 

Individual specimen of reasonable form 
situated adjacent boundary hedgerow. - 

Clear branches from neighbouring 
house to 2m. 

20+ B2 

T3 Norway Maple 170 7 SM 2 3 2 2 2 B 
Small specimen of reasonable form 

adjacent boundary hedgerow. - Clear 
neighbouring house to 2m. 

10+ C2 

H1 Laurel 60 1.5 SM - - - - 0 A Small managed hedgerow. 10+ C2 

T4 Sycamore 450 10 M 5 5 5 5 4 B 

Individual specimen of reasonable form 
located to rear of garden, unable to 

access to assess condition due to dense 
shrubs. 

20+ B2 

T5 Sycamore 140 6 SM 2 2 2 2 3 B Small specimen on brook embankment, 
basal sweep. 10+ C2 

T6 Sycamore 430 10 M 5 5 7 4 0 B 
Individual specimen of average form, 

open bifurcation at 2m, deadwood 
present, bark stripped throughout canopy. 

20+ B2 

T7 Sycamore 420 11 M 4 4 4 4 0 B Individual specimen of reasonable form, 
ivy clad stem, bark stripped throughout. 20+ B2 
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Arboricultural Data Sheet:                               Date of Survey: 28/07/25                             Surveyor: C. Salisbury 

Tree 
No. Species DBH 

(mm) 
Height 

(m) Age 
Crown Spread (m) 

Crown 
clearance 

Condition 
rating 

Comments and preliminary management 
recommendations 

Estimated 
remaining 

contribution 

Tree 
quality 

category 
rating 

N E S W 

T8 Lawson 
Cypress 

620 
comb 10 M 2.5 3 3 2.5 0 B Exhibits reasonable form, bifurcates at 

0.5m, some ivy present. 20+ B2 

G1 Elder and Privet <100 3 M - - - - 0 C Poor scrubby specimens. 10+ C3 

T9 Rowan 270 
comb 5 EM 3 3 3 3 0 C 

Small ivy clad specimen, bifurcates at 
base, unable to fully assess base due to 

Ivy. 
10+ C2 

T10 Ash 450 10 M 6 5 6 5 0 B 

Individual specimen of reasonable form, 
ivy clad - unable to fully assess structure, 
lean to north, possibly situated on made 
up ground, bifurcated at 2m. - Sever ivy, 

monitor lean. 

20+ B2 

T11 Willow 550 2 D 0 10 4 4 0 D Dead fallen tree. – Remove. <10 U 

T12 Oak 540 16 M 3 9 9 3 0 B 
Forming part of a small group, crown 

asymmetry due to proximity neighbouring 
trees, deadwood present. - Crown clean. 

40+ A2 

T13 Oak 450 17 M 5 6 9 3 3 B 

Forming part of a small group, crown 
asymmetry due to proximity to 

neighbouring trees, deadwood present. - 
Crown clean. 

40+ A2 

T14 Pine 510 17 M 1 5 4 3 3 B 
Forming part of a small group, crown 
asymmetry due to neighbouring trees, 

minor deadwood present.  - Crown clean. 
20+ B2 

T15 Pine 410 16 M 3 4 2 4 4 B Forming part of a small group, crown 
asymmetry due to proximity to 20+ B2 
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Arboricultural Data Sheet:                               Date of Survey: 28/07/25                             Surveyor: C. Salisbury 

Tree 
No. Species DBH 

(mm) 
Height 

(m) Age 
Crown Spread (m) 

Crown 
clearance 

Condition 
rating 

Comments and preliminary management 
recommendations 

Estimated 
remaining 

contribution 

Tree 
quality 

category 
rating 

N E S W 

neighbouring trees, minor deadwood 
present.  - Crown clean. 

T16 Oak 290 
comb 6 SM 1 4 4 3 0 B Small suppressed specimen. 10+ C2 

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

Remove tree. 
<10 U 

T18 Willow 600 11 OM 5 7 7 5 1 C 
Multi stemmed from 1.5m with poor 

unions and splaying stems.  - Pollard tree 
or remove. 

<10 U 

G2 

1 x Birch, 12 x 
Sycamore, 1 x 
Willow, Privet 

hedge 

250 
to 

700 
10 M/ 

OM - 8 - 6 0 B/C 

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

hedgerow.  Willow in poor condition with 
significant basal decay. - Pollard at 1.5m 
or fell. Sycamore all coppiced at base or 

0-5m, 8m overhang onto site, some 
deadwood and broken branches present. 

- Crown lift to 2/3m. 

20+ B/C2 

T19 Oak 200 4 SM 3 3 3 3 1 B Small specimen of reasonable form. 20+ C2 

T20 Birch 370 
comb 8 SM 4 4 3 3 2.5 B Twin stemmed from base, located 

adjacent road. 10+ C2 

T21 Birch 170 7 SM 3 3 3 3 2 A Individual specimen of good form adjacent 
access. 10+ C2 
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Arboricultural Data Sheet:                               Date of Survey: 28/07/25                             Surveyor: C. Salisbury 

Tree 
No. Species DBH 

(mm) 
Height 

(m) Age 
Crown Spread (m) 

Crown 
clearance 

Condition 
rating 

Comments and preliminary management 
recommendations 

Estimated 
remaining 

contribution 

Tree 
quality 

category 
rating 

N E S W 

T22 Norway Maple 210 7 SM 3 3 3 3 2 B Individual specimen of reasonable form 
situated within highway grass verge. 10+ C2 

T23 Birch 600 11 FM 6 6 6 6 2 A Large specimen exhibiting good form, 
situated in garden of adjacent flats. 20+ B2 

T24 Birch 110 6 SM 1 2 1 1 2 A Small specimen. 10+ C2 

T25 Oak 100 6 SM 1 0 1 1 2 B Small specimen. 10+ C2 

H2 Laurel 60 0 M - - - - 0 B Managed hedgerow. 10+ C2 

H3 Laurel 60 0 M - - - - 0 B Managed hedgerow. 10+ C2 

H4 Leyland 
Cypress 

100 
av 5-8 SM - - - - 0 B/C Vigorous screen planting, varying in 

height toward the east. 10+ C2 

G3 

Group – 
Hawthorn, 

Sycamore & 
Cherry 

200 
av 5-9 SM-

EM - - - - 0 B/C 
Scrub group with large multi-stemmed 
Sycamore, several Hawthorn hedge 

plants and a suppressed Cherry tree. 
10+ C2 

T26 Birch 260 11 EM 2 4 3 3 2 B An individual specimen with reasonable 
form, previous pruning works in top. 20+ B2 



 Page 10 
 

Arboricultural Data Sheet:                               Date of Survey: 28/07/25                             Surveyor: C. Salisbury 

Tree 
No. Species DBH 

(mm) 
Height 

(m) Age 
Crown Spread (m) 

Crown 
clearance 

Condition 
rating 

Comments and preliminary management 
recommendations 

Estimated 
remaining 

contribution 

Tree 
quality 

category 
rating 

N E S W 

G4 Group – 1 Birch 
& 1 Goat Willow 

300 
av 10-12 EM - - - - 2 B 

The Birch is twin-stemmed at base with 
reasonable overall form. The Willow is 

also of reasonable form but slightly 
suppressed. 

20+ B2 

H5 Leyland 
Cypress 

100 
av 5 SM - - - - 0 B Vigorous screen planting with good form. 20+ C2 

H6 Leyland 
Cypress 

150 
av 8 EM - - - - 0 B Vigorous screen planting with good form. 20+ C2 

G5 

Group – 1 Field 
Maple, 1 

Cherry, 2 Box 
Elder, 1 Apple & 

1 Oak 

<100 <5 SM - - - - 0.5 B/C 
A linear group of young planted trees with 

reasonable vigour but mostly poor 
structural form. 

10+ C2 
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Trees for removal 
Category and definition Criteria 
Category U 
Those in such a condition that any existing 
value would be lost within 10 years and 
which should, in the current context, be 
removed for reasons of sound 
arboricultural management 

Trees that have a serious, irremediable, structural defect, such that their early loss is expected due to collapse, including those that will become 
unviable after removal of other R category trees (i.e. where, for whatever reason, the loss of companion shelter cannot be mitigated by pruning)  
Trees that are dead or are showing signs of significant, immediate, and irreversible overall decline 
Trees infected with pathogens of significance to the health and/or safety of other trees nearby (e.g. Dutch elm disease), or very low quality trees 
suppressing adjacent trees of better quality 
Note – Habitat reinstatement may be appropriate (e.g. R category tree used as a bat roost: installation of bat box in nearby tree). 

Trees to be considered for retention 

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 

Condition 
A Good 
B Fair 
C Poor 
D Dead 

Age Class 
 
Y Young  Trees that have not yet established 
SM Semi-Mature Established trees up to 1/3 of expected height and crown 
EM Early mature Between 1/3 and 2/3 expected height and crown 
M Mature  Between 2/3 and full expected height and crown 
FM Fully Mature Full expected height and crown 
OM Over-Mature Crown beginning to break up and decrease in size 
S Senescent Crown in advanced stage of break-up 
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1 Introduction 

1.1 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. 

1.2 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. 

1.3 Protected Species Legislation 

1.3.1 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 
II 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:  

• Intentionally or deliberately kill, injure or capture bats.  

• Deliberately disturb bats, whether at roost or not.  

• Damage, destroy or obstruct access to bat roosts.  

• Possess or transport bats, unless acquired legally.  

• 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 20231). 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.  

1.3.2 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.  

1.3.3 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: 

• to wilfully kill, injure, take, possess or cruelly ill-treat a badger; 

• to attempt to do so; or 

• to intentionally or recklessly interfere with a sett. 

 

 

1 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. 

1.3.4 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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2 Desktop Study  

2.1 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).  

2.1.1 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. 

2.1.2 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 
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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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3 Field Survey 

3.1 Survey Methods 

3.1.1 Ecological Walkover Survey 

An Ecological Walkover of the site was undertaken on the on the 11th 
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.  

3.2 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.  

3.3 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 m² 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.  

3.4 Protected Species 

3.4.1 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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4 Summary & Recommendations 

4.1 Habitats 

4.1.1 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.  

4.1.2 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.  
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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. 

4.2 Protected Species 

4.2.1 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. 

4.2.2 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. 
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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: 

• 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.

• 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.

4.2.3 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.  

4.2.4 Other Protected Species 

It is considered to be unlikely that any other protected species would 
be present at the site. 
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4.3 Habitat Enhancements and Biodiversity Net Gain 

4.3.1 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. 

4.3.2 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.  

4.3.3 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. 
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5 Biodiversity Metric Calculation 
5.1.1 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 

5.1.2 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. 
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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.   
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6 Appendix 
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Biodiversity Net Gain Summary Results Table 
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PHOTOGRAPHS 

Photograph 1- Bramble and tall herb habitats at Site 

 

Photograph 2 – Grassland habitats (TN1) 
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Photograph 3 – Trees on Pigginshaw Brook 

 

Photograph 4 – Japanese knotweed regrowth at TN8 
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Photograph 5– Trees on northern boundary (TN5 ) 

 

Photograph 6– Excavated wasps nest (TN9) 

 

 







Pigginshaw
Survey date and 
Surveyor name

R Roe 1 July 2025

Survey reference (if 
relating to a wider 
survey)

Habitat parcel reference

Condition Assessment Criteria Criterion passed (Yes or 
No) Notes (such as justification)

A
Y

B

Y

C

Y

D

N

E

Y

Condition Assessment Score Score Achieved ×/✓

Good (3)

Moderate (2) X

Poor (1)

Grid reference

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, 

One or more trees has veteran features and or natural ecological niches for 
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 
protect the line of trees from farming and other human activities (excluding 
grazing). Where veteran trees are present, root protection areas should follow 
standing advice2.

See the Statutory Biodiversity Metric User Guide.
This assessment is based on the Hedgerow Survey Handbook1. 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.

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

On-site or off-site, site name and 
location

Limitations (if applicable)

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.

At least 95% of the trees are in a healthy condition (deadwood or veteran features 
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.

Number of criteria passed
Condition Assessment Result (out 
of 5 criteria)

Passes 5 criteria

Passes 3 or 4 criteria

Passes 2 or fewer criteria

Suggested enhancement interventions to improve condition score



Footnotes



UKHab – UK Habitat 
Classification

Pigginshaw Survey date and 
Surveyor name

R Roe  11 July 25

Survey reference (if 
relating to a wider 
survey)

Habitat parcel 
reference

Criterion passed (Yes 
or No)

Notes (such as 
justification)

A

n

B

n

C

y

D

E1

E2

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:

The vegetation is comprised of plant species suited to wetland or riparian situations.

Plant species are mostly native. If non-native species are present, they should not 
be detrimental to the habitat or native wildlife4.

Additional Criterion - must be assessed for Intensive green roofs only:

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

On-site or off-site, site name and location

Limitations (if applicable)

Core Criteria - must be assessed for all urban habitat types:

Vegetation structure is varied, providing opportunities for vertebrates and 
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.

The habitat parcel contains different plant species that are beneficial for wildlife, for 
example flowering species providing nectar sources for a range of invertebrates at 
different times of year.

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 area3. 

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:

Grid reference

Habitat Description
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.

Condition Assessment Criteria

See the Statutory Biodiversity Metric User Guide for green roofs and UK Habitat Classification (UKHab) for other 
habitats:

https://ukhab.org/
https://ukhab.org/
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Condition  Assessment Score Score Achieved ×/✓

Good (3)

Moderate (2)

Poor (1)
Y

Good (3)

Moderate (2)

Poor (1)

Good (3)

Moderate (2)

Poor (1)

• Passes all 3 core criteria; 
AND
• Meets the requirements for Good condition 
within criterion C; 
AND
• Passes all additional criteria relevant to 
specific habitat type (Group E)  

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.

• Passes 2 of 3 core criteria; 
OR
• Passes 3 of 3 core criteria but does not meet 
the requirements for Good condition within 
criterion C.

The roof has a minimum of 50% native and non-native wildflowers. 
70% of the roof area is soil and vegetation (including water features).

Essential criteria relevant for habitat type achieved (Yes or No)
Number of criteria passed

• Passes all 3 core criteria; 
AND
• Meets the requirements for Good condition 
within criterion C.

Results for Bioswale or SuDS (requiring assessment of 5 criteria  - core criteria plus additional criteria specified for 
habitat type): 

  • Passes 0 or 1 of 3 core criteria.

• Passes 3 or 4 of 5 criteria; 
OR
• Passes 5 of 5 criteria but does not meet the 
requirements for Good condition within 
criterion C.

• Passes 2 or fewer of 5 criteria.

Suggested enhancement interventions to improve condition score

Footnotes

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; 
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 
requirements for Good condition within 
criterion C.

 • Passes 0 or 1 of 4 criteria.

Condition Assessment Result

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):



Pigginshaw Survey date and Surveyor 
name

R Roe 11 July 2025

Survey reference (if 
relating to a wider survey)

Habitat parcel reference

Criterion passed (Yes or 
No) Notes (such as justification)

A

y

B

y

C

n

D

y

E

n

F

y

Condition Assessment Score Score Achieved ×/✓

Good (3)

Moderate (2) X

Poor (1)

The tree is a native species (or at least 70% within the block are native species).

The tree canopy is predominantly continuous, with gaps in canopy cover making 
up <10% of total area and no individual gap being >5 m wide (individual trees 
automatically pass this criterion).

The tree is mature (or more than 50% within the block are mature)1.

Grid reference

There is little or no evidence of an adverse impact on tree health by human 
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.

Natural ecological niches for vertebrates and invertebrates are present, such as 
presence of deadwood, cavities, ivy or loose bark.

More than 20% of the tree canopy area is oversailing vegetation beneath.

Passes 5 or 6 criteria

Condition Assessment Result (out 
of 6 criteria)

Number of criteria passed

Passes 3 or 4 criteria

Passes 2 or fewer criteria

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.

Condition Assessment Criteria

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.

On-site or off-site, site name and 
location

Limitations (if applicable)

Suggested enhancement interventions to improve condition score2

Note that ‘Fairly Good and Fairly Poor’ condition categories are not available for this broad habitat type.





ukhab – UK Habitat Classification
Pigginshaw Survey date and 

Surveyor name

11 July Rroe

Survey reference 
(if relating to a 
wider survey)

Habitat parcel 
reference

Condition Assessment Criteria Criterion passed 
(Yes or No)

Notes (such as 
justification)

A

n

B

n

C

y

D

y

Grid reference

Habitat Description
there is a small patch of young, self-seeded, young willow scrub extending into the site from its North East corner.

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, 
- There are at least three native woody species2,
- 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).

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

On-site or off-site, site name and 
location

Limitations (if applicable)

For Dunes with sea buckthorn see:

For other scrub types see:

Dunes with sea-buckthorn (Dunes with Hippophae rhamnoides) - Special Areas of 
Conservation (jncc.gov.uk)

Seedlings, saplings, young shrubs and mature (or ancient or veteran3) shrubs 
are all present. 

There is an absence of invasive non-native plant species4 (as listed on 
Schedule 9 of WCA5) and species indicative of suboptimal condition6 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/
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Condition Assessment Score Score Achieved 
×/✓

Good (3)

Moderate (2)

Poor (1) X

Passes 5 criteria

There are clearings, glades or rides present within the scrub, providing 
sheltered edges. 

Number of criteria passed
Condition Assessment Result 
(out of 5 criteria)

Passes 3 or 4 criteria

Passes 2 or fewer criteria
Suggested enhancement interventions to improve condition score



Pigginshaw Survey date and 
Surveyor name

R Roe 11 July 2025

Survey reference 
(if relating to a 
wider survey)

Habitat parcel 
reference

Criterion passed 
(Yes or No) Notes (such as justification)

A

Y

B

N

C

N

D

N

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 bindweed. Five 1m square quadrat samples were undertaken of the grassland to determine species 
diversity. The grassland is species poor supporting approximately 7.6 species per square metre. 

Condition Assessment Criteria

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 
description).1

Note - this criterion is essential for achieving Moderate or Good condition for non-
acid grassland types only.

Sward height is varied (at least 20% of the sward is less than 7 cm and at least 20% is 
more than 7 cm) creating microclimates which provide opportunities for insects, birds and 
small mammals to live and breed. 

Cover of bare ground is between 1% and 5%, including localised areas, for example, rabbit 
warrens2.

Cover of bracken Pteridium aquilinum  is less than 20% and cover of scrub (including 
bramble Rubus fruticosus  agg.) is less than 5%.

Condition Sheet: GRASSLAND Habitat Type (medium, high and very high distinctiveness)

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

On-site or off-site, site name and 
location

Limitations (if applicable)

Grid reference

UK Habitat Classification (UKHab) Habitat Types

ukhab – UK Habitat Classification

https://ukhab.org/
https://ukhab.org/
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Condition Assessment Score Score Achieved 
×/✓

Passes 5 criteria Good (3)

Passes 3 or 4 criteria Moderate (2)

Poor (1)

Good (3)

Moderate (2)

Poor (1)

X

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).

Passes 5 or 6 criteria, including 
essential criterion A and additional 
criterion F.

Combined cover of species indicative of suboptimal condition3 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 
area.

If any invasive non-native plant species4 (as listed on Schedule 9 of WCA5) are present, 
this criterion is automatically failed.

Notes

Condition Assessment Result

Essential criterion for Good condition achieved (for non-acid grassland)
 (Yes or No)

Acid grassland types (Result out of 5 criteria)

Additional Criterion - must be assessed for all non-acid grassland types

Passes 2 or fewer criteria; 
OR 
Passes 3 or 4 criteria excluding 
criterion A and F.
Suggested enhancement interventions to improve condition score

There are 10 or more vascular plant species per m2 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.

Number of criteria passed

Non-acid grassland types (Result out of 6 criteria)

Passes 3 - 5 criteria, including 
essential criterion A.

Passes 2 or fewer criteria




