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1.0 INTRODUCTION AND TERMS OF REFERENCE 
 

Qualifications and Experience 

1.1 My name is Lorraine McKee. I am a Project Ecologist working for Appletons and a member 

of the Chartered Institute of Ecology and Environmental Management. I hold an MSc in 

Biodiversity and Conservation and have 8 years professional experience in the field of 

Ecology. I spent almost two years volunteering at Record (the local biological record 

centre serving Cheshire, Halton, Warrington and Wirral) between 2011 and 2013.  In my 

former career I was a Senior Lecturer in Media Technology at the University of Glamorgan 

(now the University of South Wales) and assistant to the course director. As such, I have 

a background in managing long ongoing projects and the corresponding associated data. 

 

1.2 I have been involved in several largescale projects, which have included water and 

wastewater treatment works, pipeline and rail infrastructure, and housing developments. 

On these projects I have been the lead surveyor and survey co-ordinator, then later acting 

as an Ecological Clerk of Works during implementation phases.  

 

2.0       SCOPE OF EVIDENCE & PROJECT BACKGROUND 

Scope of Evidence 

2.1 My evidence addresses concerns related to ecology and nature conservation mainly 

raised by the Rule 6 and third parties although I also address biodiversity offsetting and 

measurable net gain in relation to policy. Whilst I respond to comments made by Greater 

Manchester Ecology Unit (GMEU), the local planning authority (LPA) has not made any 

ecological objection and as such, there is no response to the LPA. In order to address 

these concerns I refer to surveys undertaken during the course of 2019/ 2020 and 

historically. My evidence provides an overview of the survey methodology, survey results, 

and impacts of the proposals on the habitats and species of Peel Hall, as well as 

addressing specific concerns. I also discuss the National and Local Planning policies that 

are relevant to my discipline and give an overview of applicable wildlife legislation. Whilst 

my evidence broadly covers matters of an ecological concern, it does not include 

discussion of bird species; all evidence relating to birds is addressed by Ian Ryding, who 

is an expert in the field of birds.   

Project Background 

2.2 Comprehensive ecological surveys have been undertaken by my firm at Peel Hall since 

2012. These follow industry methodology and guidelines, each being carried out using 

experienced and licensed surveyors. 

 

2.3 All surveys undertaken in 2019 and 2020 were undertaken by Appletons with the 

exception of the bird surveys, which were undertaken by Ian Ryding. The 2019 great 
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crested newt bottle trap surveys were undertaken by Bob Leatham, an experienced great 

crested newt ecologist and consultant ecologist to Appletons.  

 
 

2.4 Details of each of the surveys and the desk studies undertaken in relation to all other 

surveys are provided within Sections 4 and 5 of this proof. These surveys have been 

submitted to the Inquiry. 

 
2.5 No objections were presented at the previous or current Inquiries by the Local Planning 

Authority (LPA) or GMEU (Greater Manchester Ecology Unit) who are the LPA advisors 

for ecology.  

 
 

 

3.0       RELEVANT LEGISLATION, POLICY & ASSESSMENT CRITERIA 

 Legislation 

3.1 The following legislation is considered in relation to key species and habitats: 

• Wildlife and Countryside Act 1981 (as amended) 

• The Countryside and Rights of Way (CROW) Act 2000 

• The Conservation of Habitats and Species Regulations (2017) 

• The Hedgerow Regulations (1997) 

• The Protection of Badgers Act (1992)  

 

National Policy 

3.2 The National Planning Policy Framework (NPPF) 2019 in respect of biodiversity is also 

considered. Paragraph 174 of the NPPF (2019) is presented below: 

 

174: To protect and enhance biodiversity and geodiversity, plans should:  
a) Identify, map and safeguard components of local wildlife-rich habitats and wider 

ecological networks, including the hierarchy of international, national and locally 
designated sites of importance for biodiversity; wildlife corridors and stepping stones that 
connect them; and areas identified by national and local partnerships for habitat 
management, enhancement, restoration or creation; and  

b) promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity.  
 

3.3 The Biodiversity and Geological Conservation Circular 06/2005 - Biodiversity and 

Geological conservation – Statutory obligations and their impact within the planning 

system is also considered. This circular provides administrative guidance on the 

application of UK and European law in relation to planning and nature conservation as it 

applies to England. 

 

Local Planning Policy 

3.4 Policy QE5 of the Warrington Borough Council Core Strategy states: 
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“The Council will work with partners to protect and where possible enhance sites of 

recognised nature and geological value. These efforts will be guided by the principles set 

out in National Planning Policy and those which underpin the strategic approach to the 

care and management of the borough’s Green Infrastructure in its widest sense… 

Proposals for development which may adversely affect the integrity or continuity of 

UK Key habitats or other habitats of local importance, or adversely affect EU Protected 

Species, UK Priority Species or other species of local importance, or which are the subject 

of Local Biodiversity Action Plans will only be permitted if it can be shown that the reasons 

for the development clearly outweigh the need to retain the habitats or species affected 

and that mitigating measures can be provided which would reinstate the habitats or 

provide equally viable alternative refuge sites for the species affected. All development 

proposals affecting protected sites, wildlife corridors, key habitats or priority species (as 

identified in Local Biodiversity Action Plans) should be accompanied by information 

proportionate to their nature conservation value including; 

• a site survey where necessary to identify features of nature and geological 

conservation importance; an assessment of the likely impacts of the proposed 

development proposals for the protection and management of features 

identified for retention; 

• an assessment of whether the reasons for the development clearly outweigh 

the nature conservation value of the site, area or species; and 

• proposals for compensating for features damaged or destroyed during the 

development process 

Where development is permitted, the Council will consider the use of conditions or 

planning obligations to ensure the protection and enhancement of the site’s nature 

conservation interest and/or to provide appropriate compensatory measures. 

 

3.5 The term 'local' in the sense of the policy means of 'County' significance and includes 

Local Wildlife Sites (LWS), and species and habitats in the Cheshire Biodiversity Action 

Plan (BAP). County BAPs are referred to as Local BAPs as they are applied sub-

nationally at a county level. 

 

Criteria 

3.6 The value of habitats and species have been measured against published criteria which 

includes the following: 

• Guidelines for the selection of biological SSSIs 

• Cheshire Local Wildlife Site selection criteria 

• UK and Local Biodiversity Action Plans, Section 41 species and Habitats of 

Principle Importance in the UK (NERC Act) 

• Any relevant Red Data List/Book species and Nationally Scarce species not 

covered by the above 
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4.0  SURVEYS & SURVEY METHODOLOGIES 

4.1 The following paragraphs detail the methodologies of the ecological surveys undertaken 

during 2019/2020. 

 

Phase 1 Habitat Survey & UKHAB Condition Assessment 

4.2 The Phase 1 Habitat survey was conducted following the standard methodology of the 

Joint Nature Conservation Committee (JNCC, 2010) and the Institute of Environmental 

Assessment (IEA, 1995). Owing to the size of the site, the Phase 1 Habitat Survey was 

undertaken over a series of visits between May and early October 2019, with the site split 

into “compartments” as reflected in the Phase 1 data. 15 visits were made for Phase 1 

Habitat surveying purposes during this time. Data was recorded using DAFOR for species 

abundance and compared against previous abundances and descriptors in order to track 

any succession of habitats. Where appropriate, these values were prefixed by “very” or 

“locally” to provide more subtle biogeographical data. 

 

4.3 Species diversity within grassland areas followed Plantlife’s Magnificent Meadows 

methodology in order to quantify species richness as it was recognised that an empirical 

understanding of species richness would be required. This methodology allowed for a 

numerical average of species richness to be compiled for each field area. 

 

4.4 During each survey from July onwards, habitats were condition assessed against UKHAB 

criteria for biodiversity net gain; areas surveyed prior to this time were revisited and 

assessed for condition as per this criteria. It should be understood that this criteria was 

published in July 2019 and that there are differences in the classification of habitats between 

UKHAB and Phase 1 surveying. 

 

Bat Surveys 

Preliminary Assessment of Buildings, Trees and Structures 

4.5 All surveys in relation to bats, inclusive of both preliminary assessments and any 

activity/Emergence surveys were undertaken in line with the specifications detailed in Bat 

Mitigation Guidelines (English Nature, 2004) and in compliance with Bat Surveys for 

Professional Ecologists: Good Practice Guidelines (Collins, 2016). 

 

4.6 As such, preliminary assessments of 6 properties took place across three days in April 

and June during 2019. These properties are at the edge of the site and would require 

demolition in order to facilitate site access. Each property was assessed for potential 

roosting features (PRFs); any found were inspected using standard methods as per the 

guidance above. All buildings surveyed were considered to be of low potential value to 

roosting bats as per the guidelines and therefore one dusk emergence survey was 

undertaken on each property.  
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4.7 Trees and structures were assessed for PRFs during Phase 1 surveying, with areas 

containing trees and structures being prioritised. One tree on site was identified as having 

low potential for bats. Whilst the above guidance does not specifically recommend further 

survey work for trees with low potential for roosting bats, a night-vision camera was used 

to monitor the single potential roosting feature and was left overnight to monitor both dawn 

and dusk periods. 

 
 

Habitat Suitability Assessment  

4.8 The potential value of the habitats on site for commuting and foraging bats was assessed 

using the above guidance and found to be of moderate value to commuting and foraging 

bats. Therefore, one survey visit per month (April to September) was made during 

appropriate weather conditions, with one dusk and pre-dawn survey also undertaken as 

per this guidance. Owing to the size of the site, the survey area was split into seven 

transect routes, each using one surveyor. 

 

4.9 Whilst the guidance also recommends that transect surveys are to be combined with 

monthly automated static bat detector surveys, this was not undertaken. As the transect 

markers had been removed and/or destroyed by members of the public, legitimate 

concerns persisted with respect to the destruction or theft of equipment.  

 

4.10 It should be noted that the 2015 and 2016 surveys were undertaken under a methodology 

that was in use at the time, but has since been updated. The new methodology under 

which the 2019 surveys were undertaken demands additional survey effort for transect 

surveys when the habitats are classed as “moderate” compared to the previous 

methodology. 

 
Methodology Applying to All Bat Surveys 

4.11 Hand held bat detectors with recorders (as per the above guidance) were used to facilitate 

the detection of bats and to aid in the determination of species of bat using the site. 

Subsequent computer analysis of recordings allowed all species of bat using the site to 

be verified. Teams of surveyors were used on each survey, with one additional person 

present for purposes of safety. 

 

4.12 Duration and timings of all bat surveys complied with the guidance, although transect 

surveys started 20 minutes earlier than standard as per professional judgement 

recommendations made within the guidance. 

 
Survey constraints 

4.13 One property to be directly impacted upon by the proposals and three properties that 

connect to buildings to be directly impacted upon by the proposals could not be accessed 
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for inspection or direct survey.  Additionally, some outbuildings and garages could not be 

inspected due to health and safety concerns such as structural integrity or asbestos 

presence, however, these were monitored during emergence surveys. 

 
4.14 The inspection of trees on site for potential roosting features was slightly constrained due 

to the presence of foliage throughout the summer months. This was not considered to be 

a major constraint due to a general lack of maturity in the tree species present on site. 

 

Water Vole 

4.15 Water vole surveys followed methodology as presented within The Water Vole Mitigation 

Handbook (The mammal society mitigation guidance series) (Dean et al, 2016). Survey 

guidance stipulates that one survey should be undertaken between March and June, with 

a second completed between July and September.  

 

Survey Constraints 

4.16 During the first survey, access to some areas was impeded by dense vegetation, despite 

surveying being undertaken during clement conditions and whilst vegetation was lower 

than in summer months. A second survey could not be undertaken between July and 

September due to dense vegetation within watercourses on site. Any accessible ditches 

were notably dry during this period.  

 

Great Crested Newt 

4.17 Great crested newt (GCN) habitat suitability index assessments were undertaken using 

methodology outlined within Evaluating the suitability of habitat for the Great Crested Newt 

(Triturus cristatus) (Oldham, et al, 2000). Water samples for eDNA analysis were taken 

on 24th April 2019 and 20th April 2020, following the methodology for taking samples as 

described for Field Protocol outlined in Analytical and methodological development for 

improved surveillance of the Great Crested Newt (Biggs, et al¸ 2014). These were then 

sent to a laboratory for analysis. This method was selected for use as the site had not 

undergone this type of survey before due to its relative newness as a survey methodology. 

 

4.18 Following positive results for an eDNA signal within two ponds, a population assessment 

using bottle trapping was undertaken following the standard guidance as outlined within 

Great Crested Newt Mitigation Guidelines (English Nature, 2001) and The Herpetofauna 

Workers Manual (Gent and Gibson, 1998). Four bottle trapping visits were made to all 

ponds on site, with an additional 2 bottle trapping surveys made to those with GCN found 

either by eDNA analysis or through bottle trapping surveys. The extra two surveys were 

undertaken in order to establish the population size of those two ponds. 
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Badger 

4.19 A habitat assessment was undertaken to identify site suitability for foraging and sett 

building badgers. The field survey adhered to the standard approach as detailed in 

Surveying Badgers (Harris et al, 1989) and used during the National Badger Survey 

(Surveying Badgers, Cresswell et al. 1990). The survey site was subject to a comprehensive 

walkover assessment for the presence of badger field signs, including badger setts, runs, 

footprints, pathways, hairs, snuffle holes, scratching posts, and latrine sites. The survey 

included the site and any accessible land within 30m. The badger survey was carried out on 

20th and 21st March 2019. 

 

Survey constraints 

4.20 Occasional areas of dense scrub within the survey site could not be fully inspected for 

evidence of badger activity. However, no mammal paths or push throughs were recorded 

to enter these areas of dense vegetation, and as such it was considered highly unlikely 

that badgers utilise these locations. 

 

Hedgerow Regulations Assessment 

4.21 A walkover survey was undertaken on the 20th and 21st March 2019. This walkover survey 

encompassed a survey of all boundary features within the site footprint and were 

assessed against the ecological requirements for Important Hedgerows under the 

Hedgerow Regulations (1997). 

 

Desk Study 

4.22 The local biological record centre for Warrington (Record) was consulted for an updated 

desk study to include species records and citations for statutory and non-statutory nature 

conservation sites up to 2km from the site. Additionally, Defra’s MAGIC (Multi Agency 

Geographical Information for the Countryside) tool was consulted in order to search for 

priority habitats and EPSM licences within 2km of the site. Aerials and ordnance survey 

maps were also consulted, and a comprehensive review of previous survey reports was 

undertaken.  

 

4.23 Despite the level of local concern expressed by local residents/groups in respect of 

wildlife, no other records have been supplied to the applicant's agents by any of the 

concerned parties. 

 

Biodiversity Offsetting Study 

4.24 The overall approach for determining biodiversity offsetting involves four stages, as 

described below: 

• The mapping of existing habitats on site; (as per paragraphs 4.2-4.4) 



APPLETONS 
REF: 1820 

Core Document Number: APN 124 

LAND AT PEEL HALL WARRINGTON - PROOF OF EVIDENCE IN RESPECT OF MATTERS RELATING TO ECOLOGY 
June 2020 

11 

• Determining the baseline biodiversity units of the existing habitats on site as per 

the Biodiversity Metric 2.0;  

• Assessment of habitats to be created (in the context of their final intended 

condition) on completion of works and their value as biodiversity units calculated.  

These are known as post-development biodiversity units. 

• The baseline biodiversity units are then subtracted from post-development 

biodiversity units giving a total number of biodiversity units to be offset as a result 

of the proposed development for each broad habitat type. Depending on the 

distinctiveness of habitats that are lost, additional habitat creation may be required 

to address losses of any ‘medium’, ‘highly’ or ‘very highly’ distinctive habitat types.  

 

4.25 A description of habitat and condition assessment is provided above in paragraphs 4.2-

4.4. 

 

Biodiversity Offsetting Calculations 

4.26 The Biodiversity Offsetting Study used The Natural England Biodiversity Metric 2.0 

(Natural England, July 2019) for all calculations. The biodiversity unit value for each 

habitat was calculated by entering the habitat area (or length for linear features), condition 

score, ecological connectivity and strategic significance into the Biodiversity Metric 2.0 

Calculation Tool. The unit values for each habitat were then totalled to produce the 

biodiversity baseline. It should be noted that whilst habitat distinctiveness is a variable in 

this formula, it is automatically assigned by the tool as per the habitat type. 

 

Habitat Condition 

4.27 Habitat condition is assessed using the condition tables in the Biodiversity Metric 2.0 

Technical Guidance, using UKHAB as mentioned above. 

 

Ecological Connectivity 

4.28 Ecological Connectivity was assigned based on current Natural England advice: all high 

and very high distinctiveness habitats were assigned a Medium connectivity multiplier; all 

other habitats a low connectivity multiplier.  

 

Strategic significance 

4.29 The concept of strategic significance works at a landscape scale. It gives additional unit 

value to habitats that are located in preferred locations for environmental objectives. Local 

priorities are identified that target biodiversity and nature improvement, such Nature 

Recovery Areas, local biodiversity plans, National Character Area objectives and green 

infrastructure strategies.  
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Post-development 

4.30 The post-development biodiversity units were calculated using information from the Peel 

Hall Parameters plan, cross-referenced with indicative information provided within the 

Indicative Sports and Recreation Plan, both produced by Appletons. The baseline 

biodiversity units were then subtracted from the post-development units to determine any 

change in biodiversity value of the site as a result of the development. Realistic habitat 

creation and enhancement outside of residential development areas have also been 

modelled by Appletons as part of this study. The proposed habitat types take into account 

findings and recommended mitigation of recent ecology survey work at the site (e.g. 

woodland, hedgerow and stream protection buffer zones, pond creation for great crested 

newt, tall ruderal and bramble retention for lepidoptera and semi-natural habitat mosaic 

recreation).   

 

4.31 Some assumptions are made regarding the conditions of any proposed habitat which will 

require ecological input and guidance to ensure they are achieved. The predicted 

condition status of any retained, created, or enhanced habitats post-development was 

based on the following factors: estimated timescales and difficulty of habitat creation or 

enhancement (as automatically generated by the Biodiversity Metric Calculator Tool); 

likely usage of habitats by residents; and, identification of failed baseline condition criteria 

of habitats to be retained, that could be addressed to enhance condition status. 

Management activities to achieve the post-development offsetting score will need to be 

translated into a long-term management creation and management plan or similar. 

 
Technological constraints 

4.32 It should be noted that the Biodiversity Offsetting Calculator is a beta (draft) version and 

as such does have shortcomings when outputting final data within the Detailed Results 

panel. As such, these calculations have been made external to the calculator using the 

Biodiversity Metric 2.0 methodology in order to verify gains/losses. A second opinion was 

sought and received from an external expert who advised Natural England on the creation 

of the Biodiversity Metric 2.0 and the associated Biodiversity Offsetting Calculator; they 

suggested and approved of this approach. 

 

Site-specific approaches/constraints 

4.33 The scale of baseline habitat mapping is not defined by the methodology of the 

Biodiversity Metric 2.0. Advice received from CIEEM (Chartered Institute of Ecology and 

Environmental Management) is to map all habitat areas as finely as possible, as opposed 

to assigning general ‘habitat mosaic’ statuses for large areas of mosaic habitats. This fine-

scale mapping approach was employed as much as was practicable for the current site. 

Although this approach ensures quantitative accuracy, assessing small pockets of 

habitats individually may undermine the overall qualitative value of a site-scale habitat 

mosaic. Where the mosaic was too fine scale to be practically mapped, in line with the 
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UKHAB field key the habitat area was assigned as the most prominent of those habitat 

types.  

 

4.34 To assess the condition status of river habitat (Spa Brook), a MoRPh Assessment is 

recommended by Natural England Biodiversity Offsetting guidance, which is a detailed 

piece of work requiring specialist software. As Spa Brook is largely dry and choked with 

vegetation, an assumption of ‘poor’ quality was made, and a separate condition assessment 

was not undertaken in this instance.  

 

4.35 The post-development biodiversity units are based on low-resolution development blocks 

and should be treated as an indicative report in terms of any projected loss or gain. Owing 

to the low-resolution of current proposals, a designation of “suburban mosaic of 

natural/developed surface” has been used to account for 41ha of proposed residential 

areas on site.  

 

4.36 The predicted condition of proposed habitats is based on assumed conditions 30 years 

after development. Many habitats will require ecological input and guidance to ensure the 

target condition is achieved. 30 years will allow most new habitats to develop and become 

natural and is the recommended timescale for securing offsetting units. 

  



APPLETONS 
REF: 1820 

Core Document Number: APN 124 

LAND AT PEEL HALL WARRINGTON - PROOF OF EVIDENCE IN RESPECT OF MATTERS RELATING TO ECOLOGY 
June 2020 

14 

5.0  SURVEY FINDINGS 

5.1 The following paragraphs detail the results of ecological surveys, with the exception of 

birds.  

Phase 1 Habitat Survey and UKHAB Condition Assessment 

5.2 The Phase 1 Survey found 17 habitats on site. The vast majority of these habitats were 

common in nature, with grassland, tall ruderal, and scrub habitats being the most common 

habitats present. 

5.3 Grassland habitats were notably species poor and were either classed as Species Poor 

Improved Grassland, Marshy Grassland, or Amenity Grassland under Phase 1 surveying 

methodologies. Species Poor Improved Grassland accounted for approximately one third 

of the site and supported an average of 7.5-8.5 species per square metre. All species poor 

improved grassland on site was suffering severe encroachment from tall ruderal and scrub 

habitats. Marshy grassland habitats had the same species composition as the species 

poor improve grasslands surrounding them, but also supported rush species. As such, 

these did not qualify as priority habitats. Amenity grassland was found in the sports fields 

and is a habitat noted for poor species diversity. 

5.4 Tall ruderal habitats were generally species poor except for where disturbance caused 

very localised pockets of greater relative diversity. Stands of tall ruderal generally 

comprised stands of rosebay willowherb (Chamaenerion angustifolium), common nettle 

(Urtica dioica), or creeping thistle (Cirsium arvense) and it was noted that areas of tall 

ruderal had significantly increased in extent since 2013 and 2015 survey work. As such, 

much of the open field space was classed as a mosaic of grassland and tall ruderal 

habitats. A similar increase was seen in scrub habitats and as such mosaics also included 

scrub in some areas where the site was showing greater signs of succession. 

5.5 Scrub habitats comprised either areas of scattered scrub species such as goat willow 

(Salix caprea), grey willow (Salix cinerea), and bramble (Rubus fruticosus agg. sp.) or 

stands of dense scrub. Dense scrub habitats on site had four character types: continuous 

bramble, grey/goat willow scrub, mixed scrub and mature scrub. Mixed scrub habitats 

comprised species poor mixes of common scrub species; mature scrub habitats bounded 

areas of plantation woodland and supported trees such as birch (Betula pendula).  

5.6 Two types of plantation woodland were present within the site, comprising young-to-early 

mature plantation woodland and established planted scrub species with a canopy height 

of over 5m. It should be noted that under Phase 1 methodology, the latter is often classed 

as a woodland due to the functionality of the habitat, whereas the UKHAB methodology 

classes this as scrub due to the species composition. 
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5.7 Phase 1 surveying methodology designates stands of common reed (Phragmites 

australis) as swamp. These stands had increased in size since previous surveys; site visits 

between mid-March and early October 2019 found the reedbeds consistently dry with the 

water table below ground, even after notable rainfall; tall ruderal encroachment was 

common. These stands did not qualify as reedbeds under UKHAB assessment; nor did 

they qualify as priority habitats due, in both cases, to the poor condition, species 

composition, and lack of above ground water in these areas. 

5.8 Water bodies on site included ponds and Spa Brook. Three manmade ponds were present 

within the centre of the site; these were interlinked with dry ditches that likely fill during 

winter months. These were considered to be in fairly poor to moderate condition.  

5.9 Spa Brook was found to dry out almost completely over the course of the summer. The 

watercourse was generally choked by dense vegetation comprising thickets of bramble, 

tall ruderal herbs and rank grasses. The brook was noted to be culverted at both the 

northern and southern site boundaries. 

5.10 Boundary features comprise hedgerows and ditches (both dry and wet). All hedgerows on 

site were species-poor in nature, with the majority dominated by hawthorn and with poor 

ground flora. Several were defunct and gappy and none were identified to qualify as 

“important” in relation to ecology under the Hedgerow Regulations 1997.  

5.11 Ephemerally wet ditches were present, but no notable plant communities were associated 

and general nutrient enrichment was noted due to a lack of diversity and occasional heavy 

pollution was present. Similarly, dry ditches were often recorded in poor condition due to 

littering. 

5.12 The habitats on site were generally in a poor to fairly poor condition as per the UKHAB 

condition assessment criteria, with several localised incidences of fly tipping of household 

waste and asbestos; these were generally found to the boundaries of the site; therefore 

habitats in those locations were disproportionately damaged. Additionally, antisocial use 

of the site was found that included evidence of rough sleeping on the site, evidence of 

drug use on the site, evidence of shooting airsoft guns on the site and a small marijuana 

growing operation. 

5.13 The Phase 1 Habitat map shows the habitats on site in 2019. This map is included in Tab 

1/Appendix 1. 

Bat Surveys 

Buildings & Trees 

5.14 Preliminary building assessments found all residences surveyed to be of low potential for 

roosting bats, with outbuildings either being of negligible value or low value for roosting 
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bats. Activity surveys recorded no bats to be entering or exiting the residences and 

associated outbuildings surveyed. Bat activity was notably low; common pipistrelles were 

the primary species recorded, with both noctules and soprano pipistrelles being recorded 

occasionally.  

5.15 No bats were seen to enter or exit PRFs within the tree surveyed. 

Transect Surveys 

5.16 Previous surveys undertaken in 2015 and 2016 found only common pipistrelle to be using 

the site for foraging and commuting purposes. The desk study records reflected this 

finding from this time period. Surveys undertaken under new methodologies required 

enhanced survey effort. As such, in 2019, common pipistrelle, soprano pipistrelle, 

nathusius pipistrelle, noctule and Natterer’s bat were recorded along transects within the 

site boundary. 

5.17 Common pipistrelle and noctule were most frequently recorded species but used the site 

in different ways as expected for their species. Areas of light spill along the northern site 

boundary coincided with lower than average bat activity and the number of recorded bat 

contacts at Peel Hall was considered overall to be low considering the size of the site and 

the duration of the study. Common pipistrelles, noctules, and soprano pipistrelles were 

recorded consistently, with appearances from nathusius pipistrelles and natterer’s being 

occasional to rare. 

5.18 The survey results indicate the close proximity to the site of several small bat roosts. 

Common pipistrelle bat activity was at its highest during the June survey, potentially 

suggesting the use of the site by a common pipistrelle maternity colony where female bats 

generally forage in close proximity to dependent young within roosts. Bats were not 

observed commuting into the site in large numbers from one particular direction. These 

results are in line with expectations of bat behaviour in a suburban fringe area. 

Water vole 

5.19 Water vole surveys were undertaken in 2013 and 2015. The suitability of the pond habitats 

is relatively unaltered although ditch habitats were not included in the 2013/2015 surveys, 

owing to dry or unsuitable conditions. No evidence of water vole within the site at Peel 

Hall was found, concluding the likely absence of water vole from site. No records were 

found during the desk study that indicated the presence of water vole on site, with the 

closest record for the species being 200m south-east of the site. 

5.20 The 2019 water vole habitat assessment for the waterbodies within the site at Peel found 

that waterbodies within the site were either considered to be unsuitable or suboptimal for 
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water vole. No evidence of water voles was found within the site at Peel Hall during the 

2019 survey, concluding the likely absence of water vole from site. 

Great Crested Newt 

5.21 During 2019, 6 ponds within and immediately adjacent to the site underwent a habitat 

suitability assessment. Four ponds on site were assessed as being good for great crested 

newt (GCN), with two being of average value. eDNA testing found two ponds where a low 

DNA signal was found (1/12 and 2/12 replicates). Further bottle trapping found a single 

female GCN within pond 3 during survey visits 1 and 4, with GCN eggs being found within 

this pond during 5 visits. No GCN were caught during these surveys within pond 6.  

5.22 HSI assessments undertaken in 2015 indicate a potential overall improvement of pond 

habitats in the intervening period; this may be an improvement between years or due to 

an improvement between seasons, as seasonality can impact upon pond assessments.  

5.23 Previous surveys undertaken on waterbodies in the north of the site during 2015 by Mott 

MacDonald on behalf of the Highways Agency found no GCN presence in these 

waterbodies. All six ponds were surveyed during 2012 with no GCN presence being found. 

No records were found during the desk study that indicated the presence of herpetiles on 

site, with the closest record for any such species being 540m north-west of the site. 

5.24 The 2019/2020 survey data points to a low population of GCN using the site and ponds 

adjacent to but external to the site for breeding purposes.  

Badger 

5.25 As badgers are a species that are still actively persecuted by badger diggers in the UK, 

Record data about specific locations of badger in relation to Peel Hall will not be discussed 

so that this information cannot be used to persecute and harm any badgers or their setts 

in the area. 

5.26 No evidence of badgers or their setts were found to be present within the application site 

or within 30m of the site boundary. Excavations found within the site were found to be that 

of fox. Field signs included scent, hairs and paw prints found at the excavations. 

Hedgerow Regulations Assessment 

5.27 The survey found no hedgerows on site met the ecological criteria for being classed as 

Important under the Hedgerow Regulations (1997).  

Desk Study 

5.28 No statutory nature conservation sites are present within 2km of the site. Five non-

statutory nature conservation sites are present within 2km of the site. Of these, Radley 

Plantation and Pond LWS (Local Wildlife Site) is the closest and abuts the site to the 

south. The next closest is Houghton Green Pool LWS, which is 600m north. A connectivity 
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assessment was undertaken of all five wildlife sites. Radley Plantation and Pond LWS 

was found to have excellent connectivity with the site; Houghton Green Pool was found to 

have poor to fair connectivity to the site with terrestrial species having a poor connection 

but high flying bird species, whilst lacking habitat corridors, having a level of connectivity 

across the M62. All other LWSs had exceptionally poor connectivity with the site with no 

obvious corridors due to a lack of connecting habitats and dispersal barriers such as 

roads, railways and residences. 

5.29 Whilst Priority Habitat information provided by MAGIC reported the presence of Traditional 

Orchards on site, the classification was of low confidence and found to be an area of 

plantation woodland during the phase 1 survey. 

5.30 All protected species data provided by Record not relating to birds is addressed in the 

results of the relevant survey findings above. See Tab 2/Appendix 2 for the Record Data 

search. Please note that all references to badgers has been removed in order to ensure 

the data is not used by badger diggers to persecute badgers in the local area 

Biodiversity Offsetting Study Analysis 

Area Habitats 

5.31 The calculated total site baseline equals 343.63 baseline units (68.92ha). Of this, 57.07 

units (12.41ha) will be retained, and 20.02 baseline units will be enhanced, leaving 266.52 

habitat units that will be lost or changed (including enhanced) as a result of the 

development.  

 

5.32 Post intervention units accounts for 274.12 habitat units. Once the baseline is subtracted 

from this (343.63 habitat units), the result is a project wide unit change of -69.53 units, 

which is the habitat unit loss of the project. This loss of 69.53 habitat units is a 20.22% 

loss of habitat units on site. It should be noted that the greatest losses are to the Grassland 

and Heathland and shrub broad habitat types. 

 
5.33 Whilst at the current time there is no fixed policy provision or legislation with respect to 

the definition of “measurable net gain”, Defra’s recommendation of 10% is used as the 

benchmark for this project; therefore it is projected that in order to achieve 10% net-gain 

on the project overall, 103.89 habitat units would be required. 

 

5.34 The majority of habitat area gains predicted are for urban habitat types of low 

distinctiveness associated with development, although it should be noted that gains do 

exist for medium distinctiveness habitats such as bramble scrub and broadleaved 

woodland, as well as high distinctiveness habitat such as ponds. 

 
5.35 Whilst the study focuses on habitats on site, Radley Plantation and Pond LWS lies 

adjacent and therefore it is acknowledged that the site must be protected and enhanced 
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to ensure no degradation of condition occurs. As such, habitat enhancement measures 

will improve the condition of the site allowing for some off-site offsetting in this area; as 

such, the residual impact to the woodland from the development will be beneficial. 

 

Hedgerows 

5.36 1.45km of hedgerows and lines of trees are present on site at baseline measurement, 

accounting for a total linear habitat baseline of 9.27 biodiversity units. The proposed 

development retains most of these hedgerows although 0.11km are lost under current 

proposals to access roads, equating to a loss of 0.81 hedgerow units. 

 
5.37 Enhancement of hedgerows on site is recommended. The hedgerows on site are species 

poor; increasing the species richness would enhance these hedgerows; additionally, 

some hedgerows would benefit from tree planting due to the placement of surrounding 

habitats. Recommendations have been made for the enhancement of the majority of 

hedgerows on site. Enhancements alone would see 8.90 hedgerow units delivered, which 

would see an increase of 2.16 hedgerow units on this project (23.3% increase). Hedgerow 

creation as part of landscaping proposals would further increase this net-gain of linear 

habitat types and is also recommended. It should be noted that as the current proposals 

are not detailed, additional created hedgerows are not included in these calculations. 

 

5.38 The section of Spa Brook on site measures 0.583km in length, which equates to 4.664 

biodiversity units, under the assumption poor quality due to it being largely dry and choked 

with vegetation. 

 
5.39 The full length of Spa Brook on site will be retained, however roads will cross Spa Brook at 

three locations. Potential indirect impacts of site construction work include runoff, pollution 

and dust. Any drainage/SUDS scheme shall be designed specifically to ensure no silt or 

pollutants enter the watercourse. A robust Construction Environmental Management Plan 

will be required to ensure protection of aquatic habitats throughout development work from 

indirect impacts such as pollution or siltation. Either side of road crossings, Spa Brook will 

be protected by 10m construction exclusion buffer zones. 

 
5.40 Post-construction, the development itself may result in stream/ditch pollution through site 

runoff from road usage and the proposed SUDS system shall be designed to ensure the 

watercourse is protected from pollution/siltation. The watercourse can be enhanced by 

reed management, scrub management and reprofiling where feasible and appropriate. 

With the mitigation outlined above in place, it is not considered that works will negatively 

alter the baseline condition of Spa Brook, which is reflected in offsetting calculations as a 

0% net gain/loss of river habitat. As no MoRPh assessment has been undertaken, 

enhancements to the brook have not been factored into calculations. 
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5.41 It should be noted that these are projections based on the current indicative plans. As 

such, detailed assessment of loss and gains on site cannot be made at this time and these 

calculations should be seen as best indicators of biodiversity unit losses and gains for this 

project based on current data. It is expected that these figures will be revised under more 

specific plans at the reserved matters stage. 

 
 

6.0 ASSESSMENT OF POTENTIAL IMPACTS & MITIGATION 
 

Potential Development Impacts 

6.1 The impact assessment for the site's ecology is based on standard guidance from the 

following sources, the Institute of Ecology and Environmental Management’s (CIEEM) 

Guidelines for Ecological Impact Assessment (2018), and NATA (a New Approach to 

Appraisal) described by Byron, 2000. A matrix approach was used in order to maintain 

consistency between reports.  

 

6.2 As stated within the 2016 ES, CIEEM identified that the use of matrixes such as the NATA 

approach tends to place negative impacts on a feature of local value into a ‘low’ 

significance category which can downplay local values for biodiversity. This issue has 

been noted by the report authors and the evaluation of impact magnitude has been 

adjusted where required to reflect a more accurate level of impact. 

 

6.3 Impacts were considered for each development phase i.e. site clearance and 

development (construction impacts), and post-development (operational impacts) using 

Table 1, (below). The impacts were considered in the absence of mitigation, with 

mitigation measures then suggested in order to reduce projected impacts. 

 
Table 1: Impact Assessment Table 

Impact magnitude  Nature conservation importance  

 Site Local  
District / 
County  

National  European  

Beneficial  Non significant  Non significant  Non significant  Non significant  Non significant  

Nil effect  Non significant  Non significant  Non significant  Non significant  Non significant  

Minor (short term/ 
reversible)  

Non significant  Non significant  Slight  Moderate  Moderate  

Moderate 
(deterioration of 
feature)  

Non significant  Slight  Moderate  Severe  Severe  

High (loss of feature)  Non significant  Slight  Moderate  Severe  Severe  
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6.4 It should be noted that the value of an ecological receptor (e.g. foraging/commuting bats) 

is determined within a defined geographical context. The geographic frame of reference 

used to determine the predicted value of the ecological receptors is as follows. 

 

International 

UK 

National    (England) 

County      (Cheshire) 

District      (Warrington) 

Local     (Parish) 

Site           (Within confines of the site) 

 

6.5 It should be noted that the term “Local” is also applied to non-statutory designations such 

as Local Wildlife Site (LWS) or Local Biodiversity Action Plan Species (LBAP). However, 

it should be noted that the definition of 'Local' in this sense relates to sites and species at 

a County level and not Parish level. As such, it has no relationship with the geographic 

frame of reference terms used to determine the value of an 'ecological receptor' such as 

habitats or species. 

 

6.6 The following paragraphs provide the projected impact magnitudes with and without 

mitigation for each site feature (excluding birds). Impacts are predicted for both the 

construction phase and the operational phase.  

 

Radley Plantation and Pond LWS 

6.7 In the absence of mitigation, impacts to Radley Plantation and Pond LWS were considered 

to qualify as ‘Moderate’ (deterioration of feature); however, with appropriate mitigation, 

the adjusted potential impact magnitude during the construction phase is considered to 

be ‘minor’ and thus the adjusted overall impact to be ‘slight’. This mitigation includes a 

buffer zone to protect the LWS, habitat creation works and the implementation of a CEMP 

(Construction Environment Management Plan) in order to ensure no indirect impacts due 

to construction works. During the operational phase, additional mitigation such as 

woodland enhancement and public awareness raising would leave a ‘beneficial’ residual 

predicted impact. Therefore, whilst short-term impacts to Radley Plantation and Pond 

LWS will occur, they will be short-term and slight in nature. With the buffer ensuring 

protection, and enhancement provided by the development off-setting, these short term 

impacts will be reversed and the overall outcome will be beneficial to the LWS in the long-

term. 
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Habitats 

6.8 Habitats on site were considered to be of site, local or site-local value. Due to the extensive 

mosaic of semi-natural habitats, these habitats together were considered to be of a local-

district value. 

 

6.9 The overall impact to habitats on site as a collective was found to be moderate during 

construction in the absence of mitigation, with a residual predicted impact of moderate. 

The implementation of a CEMP will manage will ensure no indirect impacts due to 

construction works. Operational impacts to the site overall during the operational phase 

are considered to be non-significant without mitigation, and therefore are non-significant 

with mitigation. 

 
6.10 Effects to individual habitat types have also been assessed. Impacts during construction 

to grassland, woodland, ponds, streams & ditches, and hedgerow are considered to be 

slight in the absence of mitigation with non-significant residual impacts post-mitigation. 

Mitigation measures include 14.6ha of habitat creation/enhancement to include a 

minimum of 3ha of woodland creation and open areas of species-rich grassland. Three 

new ponds (separate from SUDS) are to be created, with enhancement to the retained 

ponds and invasive species on site shall be removed. Buffer zones are to be put into place 

either size of Spa Brook and the ditches, with habitat enhancement to improve these 

areas. Boundary hedgerows are to be planted and retained hedgerow habitat improved 

and enhanced. 

 
6.11 During the operational phase, impacts to grassland are not applicable as these losses 

occurred during the construction phase. Impacts to woodland will have nil effect; and 

therefore the impacts of woodland enhancement on site will have a beneficial impact on 

this habitat. Impacts to hedgerows in the absence of mitigation will be non-significant; 

measures to protect hedgerows will ensure that the residual impact will be non-significant. 

Impacts in the absence of mitigation to streams and ponds will be slight; mitigation 

ensuring the prevention of pollution and siltation to waterbodies along with water body 

prevention measures will ensure a reduction of residual impact to non-significant.  

 
6.12 During the construction phase, impacts to scrub without mitigation will be moderate; with 

mitigation, habitat creation will ensure the residual impact does not rise above moderate. 

Impacts to swamp habitats without mitigation will be slight; habitat creation including the 

provision of four attenuation ponds will ensure that the residual impact does not rise above 

slight. The loss of tall ruderal and bracken habitats is considered to be non-significant; 

mitigation including the relaxed management of scrub, hedgerow, and woodland habitats 

will ensure that the residual impact does not rise above non-significant. There will be no 

effects to these habitats during the operational phase; therefore the impacts are 

considered to be non-significant. 
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Bats 

6.13 All properties that were surveyed were of low potential value and bats are likely absent 

from roosting within trees. However, one property on site could not be surveyed, and three 

semi-detached properties directly attached to buildings on site could not be accessed for 

survey. Therefore, the value of the site to roosting bats is not fully known. 

 

6.14 Five bat species were recorded to be foraging/commuting on site, however, bat species 

assemblage does not currently qualify to be of county importance for bats according to 

the LWS selection criteria (Cheshire Wildlife Trust, 2014). The habitats listed above are 

considered to be of ‘District’ value for common pipistrelle bats, and the open fields are of 

‘Local’ value for noctule bats. 

 
6.15 Without mitigation, the impacts to foraging/commuting bats during both the construction 

phase and the operational phase are assessed as being moderate. Mitigation measures 

are complex, but include corridors of habitat creation and unlit buffer zones along key 

habitat features such as ditches, woodland edge and hedgerows as detailed in Appendix 

5 of the updated Ecological Appraisal and Impact Assessment. The residual impacts are 

therefore considered to be slight.  

 

Water Vole 

6.16 Whilst no evidence of presence was found during surveys and the possibility of 

colonisation is very low due to disturbance, isolation from suitable habitats by strong 

dispersal barriers and distance, dense vegetation prevented a full fingertip search of some 

sections of Spa Brook and ditches. Therefore the value of the site to water voles must be 

classed as unknown. The impacts are therefore also not known, however, a water vole 

protection plan inclusive of precautionary working method statements and buffer zones of 

habitat creation and enhancement around all wet ditches and streams will be put in place. 

 

Amphibians 

6.17 Small breeding populations of great crested newt, smooth newt, and common toad are 

present on site; the site was assessed as being of local value for amphibians. 

 

6.18 During the both the construction and operational phase, impacts to amphibians without 

mitigation are considered to be slight; with the implementation of the great crested newt 

mitigation strategy (which includes amphibian translocation requirements and methods 

alongside habitat creation specifications), the residual impact is considered to be non-

significant. 
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Badger 

6.19 No evidence of badgers or their setts was found on site during surveys. Therefore it is not 

applicable to assign a value to the site for badgers and no mitigation is required. 

 

Hedgehog & Polecat 

6.20 Evidence of presence on site was found for both species, along with extensive suitable 

habitats. Therefore the site is considered to be of local value to these species. 

 

6.21 During the construction and operational phase, without mitigation, the impacts to these 

species are considered to be slight. A hedgehog mitigation strategy will be implemented 

that will include sensitive site clearance methodologies and habitat creation and retention. 

This will benefit both polecat and hedgehog. This mitigation will reduce the impact to these 

species and leave a residual impact of non-significant.  

 

Invertebrates 

6.22 Assemblages of invertebrates are typical of the local area with no significant invertebrate 

community compositions present on site. The assemblages do not currently qualify to be 

of county importance for invertebrates according to the LWS selection criteria (Cheshire 

Wildlife Trust, 2014). The habitats listed above are considered to be of site-local value 

for invertebrates. 

 

6.23 Impacts to invertebrates during the construction phase will be slight without mitigation. 

Species-rich habitat creation will reduce the impacts and the residual impact will be non-

significant as a result. As all impacts to invertebrates will occur during the construction 

phase, impacts are not applicable during the operational phase. 

 

Other Protected Species (e.g. reptiles) 

6.24 Colonisation of the site by grass snake is negligible due to the culverted nature of Spa 

Brook both ends of the site. Colonisation by other reptiles is considered to be highly 

unlikely due to site disturbance, isolation from suitable habitats by barriers, and distance. 

No red data book species were found to be present; the site did not provide suitable 

habitats for species such as otter or white-clawed crayfish. Therefore a site assessment 

pertaining to the value of the site to these species is not applicable. 
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7.0 RULE 6 & THIRD PARTY OBJECTIONS  
 

7.1 I have read  the Rule 6 and third party objections pertaining to ecology and duly considered 

them for comment. Many objections have basis in a general concern for wildlife and 

habitats in the area, as opposed to specific concerns. Whilst these have not been 

specifically addressed individually, the previous sections summarise survey findings and 

impacts to the site and address the general impacts for wildlife and habitats. Tab 

3/Appendix 3 provides a schedule which sets out an overview of the nature of third party 

comments. 

 
Badgers 

7.2 Three responses expressed general concerns for the welfare of badgers that have been 

sighted at Peel Hall. These concerns were expressed by Geoff Settle (08/03/2020), Robert 

Parker, and Gary Wernham, (13/03/2020), The badger survey found no evidence of 

badger within the site or within 30m of the boundary. Badgers are a highly mobile species 

and whilst on average they will travel around 2.5km from their setts, evidence of badgers 

moving greater distances (up to 20km) have been recorded during studies of this species. 

It is therefore possible that badgers may occasionally enter the site for commuting or 

foraging purposes, but no residency by badger was found to be present within the site. 

 

7.3 Third party comments have been referred to where concerns have been expressed with 

respect to the impacts of the proposed development on habitat loss and protected/notable 

species. Below are responses to third party comments which have been grouped by stated 

concern wherever possible.  

 
Accuracy 

7.4 Both Sandra Kavanagh and Tina Dutton (01/02/2020) stated in relation to ecological 

surveys a belief that “…none of Satnam studies have been accurate” (sic) 

 

7.5 It is acknowledged that wildlife enthusiasts local to a site may accumulate information of 

wildlife activity by virtue of frequency of visits that may not be available to a visiting expert 

during formal survey. However, the survey work carried out on behalf of the applicant 

conforms to the accepted industry standard methodology for each survey type, with any 

survey constraints detailed. GMEU in their response has agreed, stating that “The updated 

Ecology surveys submitted as part of the appeal have been undertaken by suitably 

qualified consultants, are up-to-date and are generally to appropriate and proportionate 

standards” and does “not consider that any further surveys are needed prior to deciding 

the appeal”. Section 4 confirms the industry standard methodologies and the constraints 

encountered; over 40 visits were made to the site between February 2019 and October 

2019 for ecological surveying purposes. 
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Dormice 

7.6 Concerns for the displacement of several species were expressed by Kathleen Robinson 

(13/03/2020). Whilst several species not of conservation concern were listed, dormice 

were also included. Dormice are a Schedule 5 species under the Wildlife and Countryside 

Act 1981 (as amended) and as such are protected. However, dormice are not present in 

this part of the country; additionally the habitats required to support dormice are not 

present within the site. 

 

Damage to Radley Wood 

7.7 Adrian Ellis wrote on 09/03/2020 that “There is a Woodland Trust development of oak 

trees, Radley Wood and Radley Common, which would become more exposed and 

impacted by urban development”. Whilst the Woodland Trust initially objected to the 

proposals, following discussions it was agreed that a 20m buffer zone would be created 

around the plantation in order to protect it from the impacts of the development and as 

such, by means of email dated 9th January 2017, the objection was withdrawn. 

Additionally, the application site does not play a key part in either of the qualifying 

criterions for Radley Plantation and Pond LWS. 

 

7.8 Wendy Johnson-Taylor wrote of Radley Wood that "...the damage that will caused to these 

areas from additional footfall of over 1200 dwellings cannot be understated – the paths 

will be damaged, native bluebells trampled and this oasis will lose all its natural beauty 

and character…”(sic).  During the operational phase of the development the impact to the 

LWS is considered to be beneficial due to mitigation in the form of habitat enhancement 

and the raising of public awareness with respect to the habitats in the LWS. 

 
Squirrels 

7.9 Rachael Welding wrote on 10/03/2020 that “the woods are full of birds and squirrels…”; 

whilst grey squirrels were encountered during survey visits, grey squirrels pose an active 

threat to our native populations of red squirrels (of which there are none at Peel Hall) and 

are, as such, listed as a Schedule 9 invasive species and are not of conservation concern.  

 

Complex Concerns 

7.10 Concerns expressed by Geoff Settle and others were complex and as such have been 

given their own section; where concerns have not been expressed for any of the above 

subjects, they are addressed below. On 8/03/2020, he wrote: 

 

“Peel Hall has a very rich and comprehensive variety of wildlife and wildlife habitat as the 

ecology reports verify using the Cheshire Wildlife Database – called ReCORd (sic) there 

is a rich biodiversity across the place and there are over 281 different species contained 

in the extract that I received from ReCORd in on RHODIS in 2016…  
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Of the seven types of mammals recorded the list is like a who’s who from ‘Wind in the 

Willows’ and features characters such as Badger, Mole, Water Vole and Hedgehog. But 

there are a lot more such as Toad, Rat and Mice. An ecologist friend said to me that the 

‘Absence of evidence is not evidence of absence’.” 

 

7.11 “Absence of evidence is not evidence of absence” is absolutely correct. However, it should 

be understood that the desk study data received from Record by Appletons in 2019 

extended in a 2km radius around the site boundary and included the site itself so that a 

landscape understanding of the site could be attained and so the potential presence of 

protected species at Peel Hall could be understood. This is a larger size than Record’s 

standard 1km site search and was requested due to the size of the site. Records for desk 

study data extend outside of the site as standard; as such, water vole was listed as a 

species on the data search, but records for this species do not occur within the site 

boundary. The closest record for water vole as provided to Appletons within the 2019 data 

search was 200m south-east of the site within watercourses that are cut off from the site 

by residences and roads. 

 

7.12 Furthermore, Mr. Settle states:  

 
“…Water Vole by their very nature are very difficult to see and Hedgehogs are nocturnal 

they often end up wandering into people’s garden from Peel Hall. Both the Water Vole 

and Hedgehog are mammals at significant risk…” 

 

7.13 Water voles are indeed difficult to see; as such the methodology focuses on finding field 

evidence such as droppings, feeding stations, and bank holes in order to establish the 

potential presence of water vole within a site. The survey conformed to the methodology 

for water vole survey, inclusive of a habitat assessment. Water bodies within Peel Hall 

were assessed as being no better than “suboptimal” with some being assessed as 

“unsuitable”. Contributing factors include drying, culverts, and the potential for disturbance 

and predation. Whilst survey efforts were impeded by vegetation within the site, this is a 

common issue with water vole surveying and understood by the surveyors who were 

experienced and operating as per the methodology. Surveys undertaken in 2015 and 2019 

both found the likely absence of water vole. Whilst records of water vole were found 200m 

from the site, water voles remain close to their watercourses and do not stray far from 

them, with colonisation hindered by culverting such as seen at the entry points to site at 

Peel Hall as well as by the presence of barriers to colonisation such as roads and 

residences. 

 

7.14 On 01/07/2020, Mr Settle also wrote of Peel Hall “It is a place where nature is in its rawest 

state…” and that residents submitted photographs to social media, and that “Photographs 

included foxes… …and wetland features of yellow iris. Some people noticed wildlife not 
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recorded in the ecology report such as native bluebells, hedgehogs and more. There was 

even evidence from a five-year study of over 106 moths, recorded by George Dunbar in 

his Peel Hall garden that has been hailed as one of the largest recorded collections in 

Cheshire.” 

 
7.15 The habitats at Peel Hall are former arable fields that have been heavily influenced by 

human usage, as indicated by a lack of species diversity within the habitats which is 

indicative of high nutrient levels. These nutrient levels are reflective of past fertilizer use 

which still influences the habitats of Peel Hall. The habitats are highly modified and cannot 

be considered to be representative of “nature in its rawest state.” 

 
7.16 It is acknowledged that native bluebells have a restricted flowering period of mid-April to 

late May and that residents may, by their continued presence on site, record species with 

restricted flowering periods that surveyors with a passing presence not find during survey. 

 
7.17 Hedgehogs were recorded within Annex Report 1. Paragraph 4.12 of Annex Report 1 

refers to hedgehogs. Furthermore hedgehogs are recorded as a species of incidental 

observance in Chapter 13 of this report. Hedgehog field evidence in the form of pawprints 

and scat are recorded in this Chapter as having been recorded in May and August of 

2019.  

 
7.18 Additionally, the non-technical summary of the Updated Ecological Appraisal and Impact 

Assessment specifically states that a mitigation and method statement is provided for 

hedgehog, which is included as Appendix 6 of this survey. Hedgehogs are mentioned 

within Table 3.41 as a species identified by Record as having presence in the vicinity of 

the site. Paragraphs 6.151 to 6.163 are dedicated solely to hedgehogs, and whilst no 

specific hedgehog survey was undertaken, these paragraphs present incidental evidence 

of field signs and sightings of the species and discuss the impacts to hedgehogs by the 

development. The assertation that hedgehogs have not been recorded within the 

ecological report is unfounded and incorrect, and they have been duly considered with 

impacts mitigated for. 

 
7.19 With respect to moth records, if these records were submitted to Record or the local 

wildlife trust, they will have been included within the record search that was provided by 

the record centre. No additional moth records were provided to the appellant, nor to 

Appletons, by members of the public. 

 

7.20 Kathleen Robinson also expressed concern for the potential displacement of hedgehogs 

within her email of 13/02/2020. Hedgehogs are indeed nocturnal as stated by Mr. Settle 

above, and as such were sighted and recorded during bat surveys, with pawprint evidence 

also being found during the day on site. Hedgehog sightings/evidence occurred to the 

edges of the site, which is expected due to neighbouring garden habitats and the large 
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numbers of brash piles offering refugia near fencelines. As such a hedgehog mitigation 

plan has been created in order to ensure that disruption to this species is minimal.  

 
 

7.21 Mr. Settle additionally states: 

 
“Linescapes are a way of remapping and reconnecting Britain’s Fragmented Wildlife and 

there are plenty of opportunity to ensure that they are protected for other species, for 

example the tree canopy for the pipistrelle bats, pools for the newts, supported by bird, 

bat and owl boxes. These need to be retained and enhanced for the benefit of wildlife, 

local people and visitors to enjoy.” 

 
7.22 Linescapes appear to refer primarily to hedgerows and other such linear features in this 

context. Linear features such as hedgerows within the site will be maintained and 

enhanced, with scope for additional hedgerow planting. Ecological networks are 

maintained via habitat corridors which expands beyond linear features to include 

networked features such as woodland habitats; as such, planting of trees at the north of 

the site will mitigate motorway light spill that currently inhibits bat activity to the west of the 

site; additional dark corridors and spaces are recommended as part of the proposals in 

order to ensure that bat hotspots experience minimal levels of disruption. Ecological 

corridors have been considered and will be retained and enhanced across the site under 

the current proposals. 

 

7.23 Charlotte Nicols MP, describes the site as providing “a nesting area for a great many 

species of birds and crested newts”. 

 

7.24 Great crested newts do not nest, but instead use ponds and their surrounding terrestrial 

habitats to breed and live within. Surveys undertaken in 2019 established the presence of 

a small population of great crested newts within one pond within the application boundary.  

 
7.25 Several sustainable urban drainage features along with ponds designed specifically for 

the enhancement of biodiversity are proposed. All ponds with the exception of one are 

being retained; the creation of additional ponds and refugia designed for the specific 

benefit of great crested newt will mitigate for the loss and increase the number and quality 

of pond habitats that are available to pond-dwelling wildlife, including newts.  
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8.0 GMEU RESPONSE 
 

8.1 GMEU responded to the submitted ecological surveys on 28/06/2020. The response 

acknowledges that the updated surveys have highlighted successional changes, a low 

population of great crested newts not previously recorded at the site, and an increase in 

the number of recorded bat species. GMEU notes that “These changes are relatively 

minor but do affect recommendations for conserving the nature conservation value of the 

site as far as possible.” 

 

8.2 GMEU concluded that survey efforts were “undertaken by suitably qualified consultants, 

are up-to-date and are generally appropriate and to proportionate standards”, with no 

further surveys currently required prior to deciding the appeal. 

 
8.3 GMEU acknowledges that the development will not affect any statutory sites, and notes 

that the development will not directly affect Radley Plantation and Pond LWS. The 

response does, however, acknowledge potential impacts of additional pressures of human 

use of the site in the absence of mitigation. Radley Plantation and Pond LWS will be 

protected from some impacts by the implementation of the buffer zone around the 

boundary of the LWS. Mitigation measures in the form of habitat enhancement and the 

raising of public awareness to the habitats in the LWS will be put into place; as such, the 

residual impact to the woodland from the development will be beneficial. 

 
8.4 GMEU accepts that the mitigation plans for the small population of great crested newts on 

site is acceptable and that “the conservation of great crested newts would be possible” 

through this plan.  

 
8.5 GMEU comments that impacts upon foraging bats, without sufficient mitigation, would 

likely affect the nature  conservation status of local bat populations due to a reduction in 

foraging resource. A bat mitigation plan outlining sufficient mitigation measures is provided 

within Appendix 5 of the updated Ecological Appraisal and Impact Assessment. 

 
8.6 The response concludes that further and more detailed mitigation and compensation 

methods for impacts are required (as reflected within the conclusions of the biodiversity 

offsetting study and via the impacts assessment to habitats), but acknowledges that this 

is an outline application with full details of the development being unknown. These plans 

can be submitted within a CEMP (Construction Environmental Management Plan), LEMP 

(Landscape and Ecology Management Plan), and/or HMP (Habitat Management Plan). 

Additional off-site offsetting is likely to be required in order to achieve net gain in 

biodiversity. 
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8.7 The recommendations made by GMEU include that space be set aside for a new, 

unfragmented greenspace managed for people and wildlife. The implementation of a 

holistic LEMP and HMP will secure habitat corridors through the site.   

 
8.8 GMEU also recommends that important habitat features (defined as “hedgerows, trees, 

woodlands, ponds and water courses”) should be retained and protected or replaced if 

lost. The current proposals are in line with this recommendation with retention and 

protection and enhancements of these habitats. Where the loss of a pond has occurred 

within the proposals, three additional ponds are proposed as replacement. GMEU also 

recommends buffers around Radley Plantation and Spa Brook, with buffers between 8-

10m. The current proposals are for 15m around Radley Plantation and 10m around Spa 

Brook. 

 
8.9 Closer inspection of trees during any tree felling works is recommended, along with new 

badger surveys prior to any works commencement. Both of these are reasonable requests 

and it would be remiss for such surveys to not be undertaken prior to felling and site works. 

This would be covered within a CEMP.  

 

8.10 Wildlife-sympathetic lighting plans are also recommended; these are recommended as 

part of the bat mitigation strategy. 

 

 

9.0 SUMMARY & CONCLUSIONS 

 
9.1 The surveys were undertaken by experienced and competent ecologists, using nationally 

recognised methodologies under required conditions and at the specified times of the year 

in which to obtain data for each respective survey. 

 

9.2 Two full surveys of the site were undertaken in 2013 and 2017, with additional input to 

survey through site visits and re-survey/evaluation in 2015 and 2016. A third full survey of 

the site was undertaken in 2019. Surveys to this level are also suitable to enable the 

assessment of habitat and species interest in relation to the Cheshire LWS selection 

criteria. The site does not meet this criteria.  

 

9.3 Surveys concluded the likely absence on site of water vole. No evidence was found on 

site of badgers or their setts. Surveys concluded the likely absence of roosting bats from 

the site and low numbers of feeding and commuting bats were present. A small population 

of great crested newt was found to be present in one pond within the site. It is likely that 

GCN have colonised from ponds outside of the site considering the seasonal drying of 

these ponds; new survey methodologies and technologies have also been introduced in 

the intervening years that would improve detection. 
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9.4 The surveys collectively show little overall change in habitats on site between surveys, 

apart from expected successional changes in some areas. Based on the surveys 

undertaken, the site habitats as a whole are considered to be of Local-District value. 

Individual habitats on site are either of site, local, or site-local conservation value. 

 

9.5 The site is of district value to foraging/commuting bats and of local value with respect to 

amphibians, hedgehog, and polecat. The site was assessed to be of site-local value to 

invertebrates. Nature conservation value for roosting bats and water vole could not be 

fully assessed due to survey constraints and is therefore classed as unknown, although 

the presence of roosting bats and water vole on site are considered to be unlikely. Nature 

conservation value assessment with respect to other species (excluding birds) is not 

applicable due to the absence of these species from site. 

 

9.6 The main impacts to habitats and species on site will be generated during the construction 

phase through the loss of large areas of habitat. However, mitigation such as habitat 

creation, the implementation of a CEMP during construction, alongside species specific 

mitigation and protection plans will reduce the overall impacts of the works to these 

receptors. 

 

9.7 The new and retained habitats on the site will be managed through the implementation of 

a Landscape and Habitat Creation Management Plan; retained habitats will be protected 

with the implementation of a CEMP. A LEMP and an HMP would also be recommended 

to provide for the creation of habitats. It is also recognised that in order to achieve 

measurable net gains to biodiversity, further compensation outside of the site would be 

required, which would be resolved during the reserved matters stage.  

 

9.8 In conclusion, the development of the site, taking into account the proposed mitigation as 

set out above, would not be in conflict with either National Planning Guidance or Local 

Planning Policy.  
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Regionally Important Geodiversity Sites 

There are no Cheshire Regionally Important Geodiversity Sites within this search area 

Statutory Sites 

Due to changes to the NBN we are currently unable to provide Statutory Site location maps. You can access these by visiting the NBN Atlas 
https://spatial.nbnatlas.org or MagicMap http://www.natureonthemap.naturalengland.org.uk/MagicMap.aspx (please be aware of the NBN Atlas 
guidance for using data https://nbnatlas.org/help/guidance-using-data). 

Other Sites of Conservation Interest 

There are no Other Sites of Conservation Interest within this search area. 
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Complainant 
Name 

Date 
Concern 
Raised Quote of Concern as Written Habitat Bats Vole GCN Badger Hedge 

Report 
Accuracy 

General 
Ecological 
Concern 

Other 
Species 

Sandra 
Kavanaugh 19/02/2020 

"Roosting Bat Surveys - we have 
photogrpahic evidence of spray during 
the roosting season"  "Receiving 
[reports] at the enquiry is appalling non 
of the satnam studies have been 
accurate"  x     x   

Tina Dutton 19/02/2020 

"Roosting Bat Surveys - we have 
photogrpahic evidence of spray during 
the roosting season"  "Receiving 
[reports] at the enquiry is appalling non 
of the satnam studies have been 
accurate"  x     x   

Paul Connor 04/03/2020 

"Further erosion of the town’s green 
spaces – at a time when climate and 
ecological emergencies are at the front 
of everybody’s minds, should we really 
be further depriving our local 
ecosystems as well as local residents of 
green land?"        x  

Pauline Parr 02/03/2020 

"However I am unable to comment on 
Satnams proposal due to the fact that 
they have not yet released all their new 
relevant information and will not be 
doing so until after the closing date for 
our comments."          

Phil 
Chadwick 05/03/2020 

"It's fairly disgraceful for so much green 
field land to be used up in a hugely busy        x  
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area when Warrington has much 
brownfield sites." 

Philip Kemp 04/03/2020 
"no thought to the environmental 
imapct ";         x  

Rachael 
Welding 10/03/2020 

"The woods are full of birds and 
squirrels. Herons are seen regularly on 
the ponds and foxes have crossed my 
path whilst walking my dog in the early 
morning. I can't see how any of the 
habitats will survive if this development 
went ahead." "detrimental impact on 
the local area and wildlife" x        

Squirrels, 
foxes 

Robert 
Parker 13/03/2020 

"...home to over 84 different species of 
birds alone, with foxes and badgers also 
commonplace. To take this away would 
be catastrophic to the local ecosystem."     x   x Foxes 

Sue Jackson 13/03/2020 

"...the playing field between Mill Lane 
and Ballater Drive has been sold and 
wonder how this has happened?  I 
believe the plans originally included 
using that land as access to the building 
site, which is also something which 
horrifies us as it is also a place of beauty 
for dog walking, with established trees, 
vegetation and wildlife, as well as its use 
as a sports field for local amateur 
teams." x       x  

Valerie 
Banner 24/02/2020 

"Surely this cannot go ahead to the 
detriment of our Village life and to the 
precious wildlife that exists..."        x  
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Wendy 
Johnson-
Taylor 11/03/2020 

"Firstly, I would like to comment on the 
lack of ‘additional’ information that 
Satnam has failed to submit as part of 
this process. In brief, some of the areas 
that I consider to fall into this 
‘unhelpful’ category include discussions 
with Homes England over Ballater Drive 
Playing Field (sometimes referred to as 
Mill Lane Playing Field by officials but 
locals know it as Ballater), habitats, 
impact on local character..."  x         

Wendy 
Rennison 03/03/2020 

"the council do not have the funds or 
inclination to clear the ditches" x         

Julie Hunt 04/03/2020 
"no thought to the environmental 
imapct ";         x  

Karen 
Porrino 02/03/2020 

"I wish to complain about the Satnam 
request for planning permission to ruin 
Peel Hall Park. 
This area is a significant part of the 
Orford greenbelt area. I have lived in 
Orford my entire life and Satnam has 
been trying to build on this land for the 
last 30 years. Please do not allow this 
development on this land. We do not 
need more pubs or shops we need the 
area to be left as is-an area of woods 
fields and space. " x         

Karen 
Wernham 13/03/2020 

"If this is allowed to go ahead it will 
impact on the wildlife, currently there 
are foxes on the satnam land and they 
will be driven away"         x Foxes 
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Kath 
Robinson 13/03/2020 

"The purchase of our playing fields will 
further reduce the green space and 
habitat for our wildlife." "Increased  
levels  of pollution would impact on the 
environment and its wildlife; already 
under pressure. I believe that this area, 
at the northern most tip of Warrington, 
needs to be saved from development in 
order for the children to have 
somewhere green and clean to play and 
to keep our wildlife safe..." "...This year I 
was lucky enough to have a hedgehog 
and her babies living in my garden. The 
water on Peel Hall is home to frogs and 
dragonflies and the fields to hedgehogs, 
mice, dormice, rabbits, stoats and even 
rats need a home. Development of the 
habitat would drive these creatures 
away. " x     x   

Frogs, 
dragonflies, 
mice, 
dormice, 
rabbits, 
stoats, rats 

Jane Flint 09/03/2020 

"It seems the council want to create a 
concrete jungle rather than keeping an 
area for wildlife and the community. " , 
"...how can the council begin to remove 
much needed trees that not only help to 
provide air quality but also house 
various birds and wildlife? How can they 
pave over greenery that nourishes this 
wildlife ..." x       x  

Lee Harrison 17/02/2020 
"The amount of wildlife is extensive and 
had been settled for many many years        x  
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however they appear happy just to get 
rid of this at the detriment to the area. " 

Lesley 
Fitzhugh 03/03/2020 

"What about your duty of care to the 
wildlife in the area.  The greenery we 
have in the area and you are going to let 
it become a concrete jungle."        x  

Mike 
Higginson 09/03/2020 

"Peel Hall is also the last green space in 
north Warrington, with thriving wildlife.  
The natural habitat is destroyed on a 
regular basis by Satnam's machines to 
stop anything growing."        x  

Mr L & Mrs E 
Mallet 19/02/2020 

"5. There would be a loss of wildlife in 
the area."        x  

Gary 
Wernham 13/03/2020 

"It's a lovely space, I see foxes, rabbits, 
badgers and a wide variety of wildlife 
and it would be an environmental crime 
if this development were to go ahead. 
This is their home and we should live 
along side them not destroy their 
habitat." x    x    

Foxes, 
rabbits 
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Geoff Settle 08/03/2020 

"Peel Hall has a very rich and 
comprehensive variety of wildlife and 
wildlife habitat as the ecology reports 
verify using the Cheshire Wildlife 
Database – called ReCORd there is a rich 
biodiversity across the place and there 
are over 281 different species contained 
in the extract that I received from 
ReCORd in on RHODIS in 2016.  
They can be broken down into 110 
species of Bird, 84 flowering plants, 4 
Fungi, 7 Beetle, 14 Butterfly, 4 
Dragonfly, 6 Bees, 9 moths, 2 
grasshoppers, 31 bugs, 101 flies, 2 
molluscs, 7 mammals." 
"Of the seven types of mammals 
recorded the list is like a who’s who 
from ‘Wind in the Willows’ and features 
characters such as Badger, Mole, Water 
Vole and Hedgehog. But there are a lot 
more such as Toad, Rat and Mice. An 
ecologist friend said to me that the 
‘Absence of evidence is not evidence of 
absence’. This is an impressive 
collection and has a lot to do with the 
rich environment of grasses, ponds, 
wooded areas and the years that it was 
farmed..." "...Water Vole by their very 
nature are very difficult to see and 
Hedgehogs are nocturnal they often end 
up wandering into people’s garden from x x x  x x  x 

Mole, rat, 
mice and 
all common 
species 
found 
within a 
standard 
record 
search 
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Peel Hall. Both the Water Vole and 
Hedgehog are mammals at significant 
risk and their numbers have fallen..."  
"..Linescapes are a way of remapping 
and reconnecting Britain’s Fragmented 
Wildlife and there are plenty of 
opportunity to ensure that they are 
protected for other species, for example 
the tree canopy for the pipistrelle bats, 
pools for the newts, supported by bird, 
bat and owl boxes. These need to be 
retained and enhanced for the benefit 
of wildlife, local people and visitors to 
enjoy." 

Jasmin 
Brady 04/03/2020 

"This doesn't take into account any of 
the ecological impact. As one of the last 
remaining areas of open meadow land 
in north Warrington and at a time 
where we are acknowledging that we 
are in a climate crisis, why would we 
destroy this for an abysmal plan that will x         
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send already dangerously high pollution 
levels sky-rocketing?" 

Jean Hall & 
Peter Dusic 10/03/2020 

"...It takes away our last green space, 
the habitat of lots of birds and other 
creatures…" x       x  

Jim Sullivan 12/03/2020 

"...The development would have a 
catastrophic impact on the ecology of 
the region…"        x  

Adrian Ellis 09/03/2020 

10. There is a Woodland Trust 
development of oak trees, Radley Wood 
and Radley Common, which would 
become more exposed and impacted by 
urban development x       x  

Ben Johnson 03/03/2020 

"...From a Father of 2 who takes his sons 
and dogs on this beautiful area and 
hasn't yet explored all of it please do 
not accept SATNAM's appalling plan to 
develop on this land and let the 
community close and far enjoy actual 
nature that makes us healthier and 
helps the environment..."        x  

Catherine 
Fortune 10/03/2020 "Impact on wild life"        x  

Cathy 
Webster 10/03/2020 "loss of an incredible range of wildlife"        x  
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Charlotte 
Nichols, MP 11/03/2020 

"The Peel hall site is previously 
cultivated farm land… It has developed 
into a very established natural wild life 
habitat and provides a nesting area for a 
great many species of birds and crested 
newts"; "The site is a natural extension 
of Radley Plantation and Radley 
Common." x   x    x  

Chris Bailey 08/03/2020 

"I walk through the raw fields where 
there is nature all around birds and 
wildlife reside there…" x       x  

David Rowe 04/03/2020 

"...take great pleasure in taking in the 
beautiful flora, wildlife, and unspoilt 
open green space it affords…" x            x  

Deborah 
Peppert 04/03/2020 

"..we can no longer continue building on 
inappropriate land against the advice of 
local planning authorities. Be it flood 
risk, environmental degradation, 
pollution- there are consequences to 
the decisions you make, and once 
developments take place , the damage 
is done. .."              x  

Wendy 
Johnson-
Taylor 01/07/2020 

[In reference to Radley Plantation and 
Pond LWS] “"...the damage that will 
caused to these areas from additional 
footfall of over 1200 dwellings cannot 
be understated – the paths will be 
damaged, native bluebells trampled and 
this oasis will lose all its natural beauty 
and character…"          Bluebells 
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Geoff Settle 01/07/2020 

“It is a place where nature is in its 
rawest state…” “Photographs included 
foxes… …and wetland features of yellow 
iris. Some people noticed wildlife not 
recorded in the ecology report such as 
native bluebells, hedgehogs and more. 
There was even evidence from a five-
year study of over 106 moths, recorded 
by George Dunbar in his Peel Hall 
garden that has been hailed as one of 
the largest recorded collections in 
Cheshire.” x         

 




