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26/00781/OUT - Land West of Warwick Road – Ecology Addendum 

Dear Megan, 
 

Below is an addendum to the Ecological Impact Assessment (EcIA) submitted alongside planning 

application 26/00781/OUT (Ecology by Design, 2026). This addendum addresses:  

1) Minor changes to the red line boundary of the application since the EcIA was submitted in 

response to Landscape Officer comments; and  

2) Comments received on 30th April 2026 from yourself in response to the EcIA. 

 

Updated Red Line Boundary  

Since the submission of the EcIA, the site boundary has been expanded by c.0.55ha along the western 

boundary to accommodate additional planting (to help mitigate views from Horley) alongside the 

extension of the boundary by c.0.12ha to the south of the site (to provide a pedestrian footpath 

linkage further south to the Roman Fields development), in response to comments received from the 

CDC Landscapes Officer.  

The areas included within this expansion of the boundary were included within the Preliminary 

Ecological Appraisal survey (carried out by Senior Ecologist Oli Bulpitt MCIEEM on 22nd April 2025) and 

comprise the same arable grass/clover ley (UKHAB code c1b) and/or an agricultural machinery dirt-

track (artificial unvegetated, unsealed surface; UKHAB code u1c) in the southern extension of the red 

line boundary (photographs 1 and 2, Appendix 1). No additional protected/noteworthy species 

constraints are scoped into the assessment following this increase in the red line boundary as the 

habitats included are not diverse and are contiguous with those already on-site, having a negligible 
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impact upon the level of suitability of the site for protected/noteworthy species. Figure 1 includes an 

updated habitat map of the site.  

Changes to Biodiversity Net Gain 

Due to the change in the red line boundary and small changes to proposed site layout, the Biodiversity 

Net Gain (BNG) calculations have been updated accordingly based on the updated framework 

masterplan (Savills drawing no: 707015-SK04C). Figures 2 and 3 (Appendix 2) show the updated 

habitat impact and proposed habitat plans. The expansion of the boundary along the west of the site 

is to be planted with a c.10m-wide strip of native broadleaved woodland (UKHAB code w1g) and the 

southern extension of the red line boundary is to comprise modified grassland with individual trees 

either side of the pedestrian path. Due to the potential for recreational pressure, the proposed 

woodland strip along the western boundary has been assigned poor condition on a precautionary 

basis, with its target condition assessment sheet included in Appendix 3 (all target condition 

assessment sheets for other habitats remain unchanged from those outlined in Appendix 8 of the 

EcIA).  

The site has a baseline value of 20.51 habitat units and 8.84 hedgerow units. The original application 

resulted in a net gain of +3.90 habitat units (equivalent to +19.00%) and +2.91 hedgerow units 

(equivalent to +32.94%). 

Following the updated BNG calculations, the updated scheme results in a net increase of +4.57 habitat 

units (equivalent to +21.04% net gain), with the hedgerow net gain (+2.91 units / +32.94%) remaining 

unchanged (see Screenshot 1, below). The updated metric has been submitted alongside this letter 

addendum.  
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Screenshot 1: Updated BNG Metric Results  
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Ecology Comments  

Comments were received from yourself in response to the EcIA on 30th April 2026. Each of the 

concerns raised are discussed in further detail below, with the comments received in red italic text 

and our responses included below each comment. Only comments which raised concerns are included 

below, with all other comments of agreement excluded.  

Bats	and	lighting 

Barbastelle bats have been recorded on site. The main concern with this is the severance of commuting 

habitat resulting from vegetation removal and lighting. As the boundary hedgerows and woodland will 

remain intact and buffered, impacts are mostly confined to lighting increase along flight lines. A 

lighting plan has been submitted; however, the plan is lacking detail needed to demonstrate that 

impacts to bats have been avoided/mitigated.  

The submitted lighting plan demonstrates that vertical illuminance levels along the treeline 

surrounding the development would be below 0.4 lux. However, I can’t see that horizontal illuminance 

has been discussed at all. The BCT guidance explains that horizontal illuminance contour plans should 

also be provided to demonstrate that lux levels on important habitats are at acceptable levels. This 

has not been provided and is required to fully assess impacts.  

There is particular concern regarding lighting adjacent to the woodland and near the “pinch-point” 

along the northern boundary, where the hedgerow may be subject to higher lighting levels than would 

be acceptable for bats. In addition, other factors relevant to bat-sensitive lighting, such as colour 

temperature and sensors/timers, should be discussed in the lighting plan. At the moment, the lighting 

strategy only seems to consider vertical illuminance in the ecology section, and will need to be revised 

to fully account for bat impacts. Otherwise, boundary habitats are generally well-buffered and are 

appropriately kept outside of private gardens, which is good. I would recommend that the layout is 

revisited and a minimum of 10m buffer is added to remove the “pinch-point”, to ensure commuting 

lines aren’t severed – particularly as barbastelles are present. 

Since the comments were received, the development has been pulled back from the northern 

boundary hedgerow which was previously identified as a ‘pinch point’, now with a minimum distance 

of 15m between the hedgerow and development, which is to be planted with grassland and scattered 

trees to create a green corridor/buffer. The lighting design has also been updated (MEC, 2026), which 

identifies that ecological horizontal and vertical illuminance measurements are below 0.4 lux on the 

vertical plane and 0.2 lux on the horizontal plane, ensuring that light-sensitive species are not 

impacted (see Figure 4, Appendix 2). The lux contour plot also shows that the 0.2 lux contour does not 

encroach into site-adjacent woodland or boundary hedgerows, including the northern hedgerow. 
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Therefore, dark corridors are to be retained around all boundary hedgerows and off-site woodland, 

resulting in negligible impact upon light-sensitive wildlife such as bats and nocturnal birds.  

Biodiversity	enhancements	

Biodiversity	enhancement	measures	are	proposed.	However,	CDC	seeks	the	provision	of	one	bird	or	

bat	box	per	dwelling	(though	these	can	be	clustered	where	appropriate).	The	current	proposals	only	

account	 for	 half	 of	 this	 requirement	 and	 will	 therefore	 need	 to	 be	 increased	 to	 meet	 CDC	

expectations.	 I’d	 recommend	 that	 this	 is	 amended	 in	 the	 EcIA	 report	 and	 we	 then	 condition	

adherence	to	 the	enhancement	recommendations.	The	other	enhancement	recommendations	are	

acceptable	and	welcomed.	

The number of bat boxes recommended in Recommendation R9 (section 5.9.3) of the EcIA report is 

increased from 50 to 100 bat boxes secured as part of the proposed development, comprising:  

• 90 boxes integrated into the fabric of proposed buildings, either flush with brickwork or 

beneath rendered surfaces, such as Habibat Bat Boxes, 1FR Schwelger Bat Tubes or similar; 

and  

• 10 boxes installed on retained mature or semi-mature trees within the site boundaries, such 

as Beaumaris Woodstone Bat Boxes, 2F Schwegler Bat Boxes, or similar (see Appendix 6 of the 

EcIA for further details of box specifications). 

The number of bird boxes recommended in Recommendation R10 (section 5.9.5) of the EcIA report is 

increased from 50 to 100 bird boxes secured as part of the proposed development, comprising:  

• 60 swift bricks integrated into the fabric of proposed buildings, such as Ibstock Swift Bricks, or 

similar;  

• 30 house sparrow terraces integrated into the fabric of proposed buildings, such as Habibat 

Terraced Sparrow Boxes, or similar; and  

• 10 nest boxes suitable for generalist species of bird (such as blue tit (Cyanistes caeruleus) and 

great tits (Parus major)) installed upon retained trees within the boundary hedgerows, such 

as Schwegler Bird Box 1B, or similar (see Appendix 6 of the EcIA for further details of box 

specifications). 

All other enhancements (buried log piles and hedgehog highways) are to remain as outlined within 

the EcIA report.   

Biodiversity	Net	Gain	

A	section	106	agreement	will	be	required	to	secure	the	Habitat	Management	and	Monitoring	Plan	

and	associated	monitoring	 fees	 for	 the	BNG	on	 this	 site.	There	are	 some	concerns	 regarding	 the	
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feasibility	of	the	proposed	traditional	orchard	(a	high	distinctiveness	habitat)	given	its	small	size	

and	location,	and	the	likelihood	of	recreational	pressure.	Though	the	orchard	is	proposed	to	be	in	

poor	 condition,	and	 the	 conditions	assessment	does	appear	 to	be	precautionary.	 	There	are	also	

concerns	around	recreational	pressure	affecting	the	off-site	woodland	and	newly	created	habitats,	

including	the	orchard	and	areas	of	neutral	grassland.	I	can’t	see	that	they’ve	discussed	recreational	

pressure	on	the	woodland	–	will	this	woodland	be	publicly	accessible?	If	so,	impacts	on	this	habitat	

should	be	discussed.		

I	also	have	a	concern	regarding	the	feasibility	of	maintaining	the	land	to	the	west	as	other	neutral	

grassland	for	a	30-year	period.	Should	the	intervening	land	between	this	parcel	and	the	development	

be	 brought	 forward	 for	 development	 in	 the	 future,	 for	 example,	measures	would	 be	 required	 to	

restrict	public	access	in	order	to	avoid	impacts	on	this	habitat.	We	would	also	need	to	make	sure	

that	this	parcel	doesn’t	become	completely	surrounded	by	development,	as	this	would	greatly	reduce	

its	connectivity	and	ecological	value.		

Given	that	this	is	an	outline	application	and	the	proposed	habitats	are	broadly	reasonable	at	this	

stage,	 and	 that	 the	 habitats	 will	 be	 secured	 with	 a	 s106,	 I	 have	 no	 specific	 objection	 to	 raise.	

However,	when	the	final	 layout	is	confirmed	at	reserved	matters	stage,	the	Biodiversity	Net	Gain	

proposals	will	need	to	ensure	they	are	both	realistic	and	deliverable.	

The proposed traditional orchard within the site has been input as achieving poor condition on a 

precautionary basis for the very reason that it will be a publicly accessible habitat and therefore may 

be subject to recreational pressures beyond the control of the applicant. However, the selection of 

this habitat is the best match within UKHAB (UKHAB, 2023) as it will comprise a mix of fruit trees 

planted in low densities above a ground flora of other neutral grassland. The Habitat Management 

and Monitoring Plan (HMMP) will outline the low intensity management of the habitat, such as annual 

hay-cut and removal of arisings for the underlying grassland and the low-intervention pruning of the 

fruit trees. Therefore, the selection of this habitat is assessed as realistic, with the target condition of 

poor acknowledging the limitations if the condition the parcel will achieve. Signage will be included to 

explain how the low intervention management is benefiting biodiversity to ensure it is perceived 

positively by site users. 

Regarding recreational pressures upon the off-site adjacent woodland, the proposed other neutral 

grassland parcel in the west of the site and newly planted woodland included in the expansion of the 

western boundary of the site, the HMMP will outline fencing prescriptions and locations (likely post-

and-rail and/or chain-link fencing) to significantly limit footfall within these parcels. Whilst the 

safeguarding of land surrounding the other neutral grassland parcel from development cannot be 

guaranteed, the land to the west of the parcel lies on the Sor Brook floodplain, which significantly 
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reduces the viability of development to the west of the parcel, alongside the planting of a species-rich 

native hedgerow along the eastern boundary of the parcel to act as a natural screen/buffer.  

Further details will be provided within the HMMP at reserved matters stage to give confidence in the 

delivery of habitats as described within this application.     

 

 

Yours sincerely, 

Oli Bulpitt BSc (Hons) MSc MCIEEM 
Senior Ecologist 
 
Appended: 

• Site Photographs 
• Figures 
• Proposed woodland target condition assessment sheet 
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Appendix 1: Photographs 

Photograph 1: Temporary grass and clover ley 
within location of southern extension of site 
boundary 
 

Photograph 2: Temporary grass and clover ley 
within location of western expansion of site 
boundary 
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Appendix 2: Figures 

See following pages: 
 

• Figure 1: Updated Habitat Baseline  
• Figure 2: Updated Habitat Impacts 
• Figure 3: Updated Proposed Habitats  
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Appendix 3: Proposed Woodland Condition Assessment Sheet  

See following pages.  
 
 
 



On-site Survey date and 
Surveyor name

Survey reference (if 
relating to a wider 
survey)

Habitat parcel 
reference

Indicator Good (3 points) Moderate (2 points) Poor (1 point) Score per 
indicator

Notes (such as 
justification)

A Age distribution of 
trees Three age-classes1 present. Two age-classes1 

present. One age-class1 present.

1

B
Wild, domestic and 
feral herbivore 
damage

No significant browsing 
damage evident in 
woodland2.

Evidence of significant 
browsing pressure is 
present in less than 
40% of whole 
woodland2.

Evidence of significant 
browsing pressure is 
present in 40% or more 
of whole woodland2.

1

C Invasive plant species No invasive species3 

present in woodland.

Rhododendron 
Rhododendron 
ponticum  or cherry 
laurel Prunus 
laurocerasus  not 
present, and other 
invasive species3 <10% 
cover.

Rhododendron or 
cherry laurel present, or 
other invasive species3 

≥10% cover.

3

D Number of native tree 
species

Five or more native tree or 
shrub species4 found across 
woodland parcel.

Three to four native 
tree or shrub species4 

found across woodland 
parcel.

Two or less native tree 
or shrub species4 

across woodland parcel.

3 Diverse mix of native 
species to be included

E Cover of native tree 
and shrub species  

>80% of canopy trees and 
>80% of understory shrubs 
are native5.

50 - 80% of canopy 
trees and 50 - 80% of 
understory shrubs are 
native5.

<50% of canopy trees 
and <50% of understory 
shrubs are native5.

3 Diverse mix of native 
species to be included

Condition Sheet: WOODLAND Habitat Type
UK Habitat Classification (UKHab) Habitat Types
Woodland and forest - Lowland beech and yew woodland
Woodland and forest - Lowland mixed deciduous woodland
Woodland and forest - Native pine woodlands
Woodland and forest - Other coniferous woodland
Woodland and forest - Other Scot’s pine woodland 
Woodland and forest - Other woodland; broadleaved
Woodland and forest - Other woodland; mixed
Woodland and forest - Upland birchwoods
Woodland and forest - Upland mixed ashwoods
Woodland and forest - Upland oakwood
Woodland and forest - Wet woodland

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

Limitations (if applicable)

Proposed planted woodland along western boundary 

Habitat Description

This condition sheet is based on the England Woodland Biodiversity Group (EWBG) Woodland Condition Survey Method, available here:

IMPORTANT: This biodiversity metric woodland condition assessment must be used to assess woodland being input into the biodiversity metric. The 
outputs of this condition assessment are not equivalent to, nor are they comparable with the scores from the EWBG condition assessment, because 
the EWBG assessment has been adapted for the biodiversity metric, including the removal of EWBG Indicator 7 (Proportion of favourable land cover 
around woodland) and Indicator 14 (Size of woodland), and minor changes to other indicators.

ukhab – UK Habitat Classification

Woodland Wildlife Toolkit (sylva.org.uk)

Grid reference

Condition Assessment Criteria

https://ukhab.org/
https://ukhab.org/
https://woodlandwildlifetoolkit.sylva.org.uk/assess
https://woodlandwildlifetoolkit.sylva.org.uk/assess
https://ukhab.org/
https://woodlandwildlifetoolkit.sylva.org.uk/assess


F Open space within 
woodland

10 - 20% of woodland has 
areas of temporary open 
space6. 
Unless woodland is <10ha, 
in which case 0 - 20% 
temporary open space is 
permitted7.

21 - 40% of woodland 
has areas of temporary 
open space6.

<10% or >40% of 
woodland has areas of 
temporary open space6. 
But if woodland <10ha 
has <10% temporary 
open space, please see 
Good category7.

3

G Woodland 
regeneration

All three classes present in 
woodland8; trees 4 - 7 cm 
Diameter at Breast Height 
(DBH), saplings and 
seedlings or advanced 
coppice regrowth.

One or two classes only 
present in woodland8.

No classes or coppice 
regrowth present in 
woodland8.

1

H Tree health
Tree mortality 10% or less, 
no pests or diseases and no 
crown dieback9.

11% to 25% tree 
mortality and or crown 
dieback or low-risk pest 
or disease present9.

Greater than 25% tree 
mortality and or any 
high-risk pest or 
disease present9.

3

I Vegetation and ground 
flora

Recognisable NVC plant 
community10 at ground layer 
present, strongly 
characterised by ancient 
woodland flora specialists.

Recognisable woodland 
NVC plant community10 

at ground layer present.

No recognisable 
woodland NVC plant 
community10 at ground 
layer present.

1

J Woodland vertical 
structure

Three or more storeys 
across all survey plots, or a 
complex woodland11.

Two storeys across all 
survey plots11.

One or less storey 
across all survey 
plots11.

1

K Veteran trees Two or more veteran trees12 

per hectare.
One veteran tree12 per 
hectare.

No veteran trees12 

present in woodland.

1

L Amount of deadwood

50% of all survey plots 
within the woodland parcel 
have deadwood, such as 
standing and fallen 
deadwood, large dead 
branches and or stems, 
branch stubs and stumps, 
or an abundance of small 
cavities13.

Between 25% and 50% 
of all survey plots within 
the woodland parcel 
have deadwood, such 
as standing and fallen 
deadwood, large dead 
branches and or stems, 
stubs and stumps, or an 
abundance of small 
cavities13.

Less than 25% of all 
survey plots within the 
woodland parcel have 
deadwood, such as 
standing and fallen 
deadwood, large dead 
branches and or stems, 
stubs and stumps, or an 
abundance of small 
cavities13.

1

M Woodland disturbance
No nutrient enrichment or 
damaged ground evident14.

Less than 1 hectare in 
total of nutrient 
enrichment across 
woodland area, and or 
less than 20% of 
woodland area has 
damaged ground14.

1 hectare or more of 
nutrient enrichment, 
and or 20% or more of 
woodland area has 
damaged ground14.

1

Result Achieved

Total score 26 to 32 
Total score >32 (33 to 39)

Total score <26 (13 to 25)

Good (3)
Moderate (2)
Poor (1)

Suggested enhancement interventions to improve condition score

Poor 

23
Condition Assessment Result Condition Assessment Score

Total Score (out of a possible 39)


