Draft Ecology Response for F/22/93194 The Ageas Bowl, Marshall Drive, West End Southampton SO30 3XH
Full planning application for the erection of 185 dwellings, a 71-bedroom care home (Use Class C2), a 142-bedroom hotel (Use Class C1), a well-being centre (Use Class E / F2), a new pavilion building and improvements to existing stadium, new vehicular access, car parking, pedestrian circulation, and processional ramp, together with associated tree planting, landscaping, SuDS, and biodiversity enhancements.
Liz Harrison
24/10/22
This is a first response. Other issues will be addressed in future responses when more information is available. 
Documents reviewed
Ecological Impact Assessment and appendices by Johns Associates (Version 1.2 May 2022)
Appendix A: Ecological Desk Study 
Appendix B: UKHab Survey Technical Note 
Appendix C: Bat Technical Note 
Appendix D: Great Crested Newt Technical Note 
Appendix E: Reptile Survey Report 
Appendix F Dormouse Survey Report 
Appendix G: Badger Technical Note 
Appendix H: BNG Metric – also provided as a separate Microsoft Excel File
Site plans for character areas 
Planning statement by Boyer (Issue 02 May 2022) 
DAS by Calder Peel Architects (May 2022)
Flood Risk Assessment by Andy Clay Consulting (August 2022)
Drainage Strategy by Andy Clay Consulting (August 2022)
Telegraph Woods Inundation Assessment Report by Johns Associates (V2.1, July 2021)
DAS by Calder Peel Architects
Landscape Planting Strategy by Johns Associates (rev 04, July 2022)
Arboricultural Implications Assessment by Mulberry (Rev D, June 2022)
Italics are direct quotes from the reports.
Ecology Response 
The proposals are unacceptable due to the following:
Inappropriate ground levels, land slip/ ground instability and drainage issues due to site levels
At a recent site visit it was noted that the site levels vary greatly with tall embankments along the northern and western boundaries. Along the residential areas this would result in either very steeply sloping or terraced gardens, potential land slip and potential drainage issues. The gardens of houses in area F would be in a very steeply sloping area. What safety measures are proposed to keep the soil in place and away from the tree line at this boundary? Soil erosion due to steep gradients will affect any vegetation in this area as well as the root protection zones of trees where soil could either erode away or add onto the existing levels. 
The tree line at the site boundary would be subject to increased shading from the development and any fencing/enclosure.  There is inadequate retention of a suitable wildlife habitat corridor around the perimeter of the site. 
Long sections through the plans are required to show the site levels and how the development proposes to deal with this. 
There is a large bund on the north-western boundary.  The landscape plan refers to strategic/structural landscape zones in this area. More details are required. Given the large level changes in this area what is being done to keep soil from affecting the shared path? 
What measures are proposed to keep the soil in place along the Telegraph Woods SINC boundary? Landslips into Telegraph Woods could block the watercourse culvert, and cause damage to trees and ground flora. Sedimentation from eroded soil entering the watercourse can cause additional problems for aquatic organisms and the ecology of downstream areas.
The landscape plan for area 5 refers to a retaining structure to access road. More details are required for construction to avoid impacts and sedimentation in this ecologically sensitive area where Telegraph Brook leaves Telegraph Woods.
Due to past permissions, the Telegraph Brook watercourse is now buried very deeply below the made ground around the Ageas Bowl. This makes de-culverting the watercourse much less feasible. We strongly encourage the applicant to re-assess whether there is any scope to reduce ground levels across the site in the vicinity of the culverted watercourse with an aim to restore the natural watercourse partially or in full.
Excessive habitat loss and explanation of biodiversity net gain calculations is not sufficient
We do not see how this scheme delivers a biodiversity net gain, let alone a 37% net gain as stated.
The EcIA appendix B UK Habitat Classification Survey Technical Note provides maps of the UK Hab areas before and after the proposed development.  The biodiversity net gain calculations state that there will be a positive 37.14% total net increase in habitat units and a 114.48% total net increase of hedgerow units. Table 4.3 states that 0.416 km (1.03 units) of other rivers and streams is lost and table 4.6 states that 0.171 km (0.43 units) of other rivers and streams are created. The summary, section 5 states that there is a negative - 35.20% total net loss in river units. Where is this loss?  This is not acceptable. EBC has an anti-culverting policy (within DM6).
 Domestic gardens cannot be included in the biodiversity net gain calculations as once a homeowner has taken possession of the property, they can change the vegetation or remove it completely. It would be helpful to have a map just showing the areas where habitat would increase. Although I can see the hedgerows on the plan, they do not appear to be continuous linear features so their usefulness as wildlife habitat may be limited. 
Westwood Copse in the north-western corner of the site near the entrance, is currently an area of deciduous woodland containing mature sweet chestnut trees and hazel coppice stools. This was confirmed on a site visit on 4/10/2022, LM, SB, and CS). On the UKHab map (ref J00765-004, 11/2/2022) it is shown as part of a larger parcel of woodland classified as w1h6, other woodland mixed, mainly conifer. Table 4.1 Baseline Habitats lists this as being in poor condition, but I think this needs to be re-assessed, with the copse and woodland along the northern boundary assessed separately from the conifers around the existing parking area to the north of the site access road. The proposed UKHabs plan shows a significant area of this woodland is proposed to be removed to accommodate the development. The established woodland along the perimeter of the site has ecological value, it is not just a series of individual trees.  It contains mature trees, a shrub layer, a well-developed understorey, and soil with structure, associated microbes and fungi. It should be enhanced rather than removed. Woodland habitat loss is unacceptable. 
Landscaping and landscape management must provide more benefit for wildlife
Landscape management must allow fruit and seeds to stay on the hedgerow plants (clipped hedges with wildlife value) to provide year-round food for wildlife, with pruning to be done on a three-year rotation alternating each side and then the top, or 1/3 of the hedgerow each year. Plants for pollinators are specified, but if they are not managed for pollinators and seed/berry production their wildlife value will be greatly reduced. The planting to swales, attenuation ponds and stream edge must be increased along edges of the re-aligned channel to the north of the site and the pool and lakes near the proposed hotel and car park.
Lack of suitable buffer zone to adjacent Telegraph Woods 
We need to see a plan showing the exact location of the woodland canopy edge with a 20-metre buffer zone free from any development from the woodland canopy edge to the development. The buffer zone must not include domestic gardens, fences, and paved paths. For example, Landscape Plan Area 5 sheet 5 of 6 shows that the proposed shared drive/pedestrian access, the footpath, some of the residential gardens labelled A and B, and the turning area in the road are very close to the woodland boundary. 
There are currently very steep slopes at edges of the site boundary with Telegraph Woods SINC. The site is raised much higher than the SINC for most of this boundary. The stability of these slopes is uncertain, but intensive development of this area could result in land slips towards the SINC. How is this slope proposed to be stabilised? The slope would be shaded by the woodland edge making it difficult to establish vegetation to stabilise the soil. 
The proposal would cause a deterioration in the condition of the adjacent Telegraph Woods SINC through increased footfall through Telegraph Woods SINC 
The SINC is designated for pasture woodland and wooded commons, and areas of heathland which are afforested or have succeeded to woodland but retain significant remnants of heathland vegetation which would enable their recovery.

Rachel Hardy, the manager of the Countryside Team, has informed Ecology that there has been good progress with heathland restoration in the SINC but also problems with fires and vandalism. 
Although there are existing paths through the SINC, the proposed addition of the southern Fan Zone would attract more visitors to use the footpaths in this area to access the Ageas Bowl from the west via Telegraph Woods rather than the more northern entrances off Botley Road. This can cause congestion on the footpaths. People tend to walk around the paths through the woodland if they are too crowded or muddy. This will impact negatively on the flora and fauna of the woodland through increased disturbance, trampling, and increased nutrients from dog waste.
Although several documents mention that increased recreational opportunities would be provided on site, there is no single document which describes the recreation locations provided. The increase in residential development would put more recreational pressure on the SINC. No current recreational usage data has been provided but from our site visit it was clear that dog walkers are currently using the SINC and some of the current site. With this site being further developed and no longer available to dog walkers, there would be an increase in the number of dog walkers using the SINC and a resulting increase in nutrients from dog waste. It is also likely to result in the creation of informal BMX tracks and jumps, clearings, den building, rope swings and other recreational activities in the woodland.

Proposed SANG in Telegraph Woods SINC
The proposed SANG is outside the red line boundary and no additional information has been proposed other than an indicative 2.5 km walk. No baseline ecological surveys have been done in the woodland, so it is not possible to assess what the impact of the development would be.  Baseline surveys of Telegraph Woods are required. 
The SANG would be public open space in terms of land use. This might require a change of use application.  Telegraph Woods is owned by the Provost and Scholars of the Queens College in the University of Oxford. It is leased to Eastleigh Borough Council. 
There is no data on the current use of this area by the public. How much discounting is needed or how much additional capacity exists? The Bracknell Forest method can be used to calculate this. 
Is this area going to be attractive for people walking dogs, especially in winter? It is a closed woodland and there is a history of anti-social behaviour on site.  Would the visitor experience include a variety of habitats?
How would an increase in visitor numbers be managed to ensure no negative impacts on the habitats of the SINC?
Insufficient green infrastructure
The proposed development would eliminate most of Westwood Copse, an area of woodland containing mature sweet chestnut trees and hazel coppice stools (nesting bird and bat habitat) replacing it with a coloured resin bound surface and parking spaces. This area is marked G28. Whilst some vegetation is retained, this corner will not function as a woodland/copse but becomes isolated groups of vegetation. Specimen trees spaced at regular intervals in amenity grassland are proposed to surround the existing vegetation along the northern fan zone and Marshall Drive. The additional lighting proposed in this area will also decrease its value as wildlife habitat. 
Trees T 18 and T39, which have high bat roost potential, and T38 which has low bat roost potential, are located in this area. This section must be re-designed/re-located to preserve Westwood Copse and trees T18 and T39
Opportunities for well-connected blue-green infrastructure need to be maximised and strengthened along the entire perimeter of the site in line with Local Plan Policies DM1 and DM11. Links between this application site and the wider landscape are needed to allow the expansion of habitat for protected species such as foraging bats, nesting birds and dormice, which are found in the connected southern portion of the wider site. The existing perimeter vegetation corridor must be enhanced, widened, and connected with other landscape features rather than removed and replaced with un-connected new plantings. The SuDS features (ponds, swales, and streams) should be enlarged and linked to habitat areas such as perimeter vegetation and woodland buffer zones. This can be demonstrated in a blue-green infrastructure master plan. 

Habitat for protected species 
Bat surveys were done in 2020 and updated in 2021. There were potential bat roost features on two buildings (Greenkeepers Cottages and the Wellness Centre), but no evidence of bats during surveys. Twenty trees were assessed as having potential bat roost suitability and the possibility of being affected by these proposals. Any changes to the layout that could affect tree retention or decreased distance from development would require re-assessment. T8 (low suitability), T18 (high suitability), T38 (low suitability) and T39 (high suitability) have viable PRF and are located within the development footprint. It is likely that the design can be adapted to enable the retention of trees T8, T38 and T39. Further consideration of the feasibility of retaining T18 will be given. If T18 cannot be retained, further surveys will be required in 2022 prior to determination of the planning application for the Mixed-Use Development.
The greatest areas of bat activity were areas of broadleaved woodland, scrub, tall ruderal habitats and areas of standing water. These areas must be retained and enhanced as important green infrastructure for this site. 
The lighting around the parking areas also attracted foraging bats due to insect availability in these areas. 
A wildlife sensitive lighting strategy is required to avoid illuminating any trees and potential bat roost features. All on-site lighting should be assessed so that it does not attract bats away from suitable natural foraging areas and into areas where they would be more vulnerable to predators. 
Section 3.8 on page 25 of the Bat Technical Note has several notes that say Error! Reference source not found. This should be edited. 
The report states that it is likely this site lies within a core sustenance zone for common pipistrelle and noctule maternity roosts. Landscaping must include a wide range of night flowering species to attract moths as food for bats. It should be designed to flower over the longest possible season so that food is available over the entire bat activity season. Noctule bats also eat midges, beetles, mayflies and winged ants, so enhanced habitat such as woodland edge, scrub and tall ruderal vegetation should be incorporated into the landscaping to provide habitat for these invertebrates where bats can forage for them. 
Dormice were confirmed present in 2016/2017 on land to the far south of the wider site, associated with Thorneydown Farm. Habitat has been managed to minimise impact and enhance habitat in previous applications on the wider site.  Dormice (or their signs) were not found in the northern part of the wider site (this application site) in nest tube surveys conducted in 2019, 2020 and 2021. There is poor connectivity between this application site and the wider landscape. Dormice are assumed absent on this application site, but if they were present historically, any existing potential habitat must be protected and a precautionary working method used. The links between this application site and the wider landscape must be increased to allow the expansion of habitat of protected species such as dormice. 
Habitat suitability for great crested newts was assessed for all waterbodies at or within 500 m of the site, which includes the Ageas Bowl and Boundary Lakes Golf Club. Six ponds were within the golf course and one in the north of Telegraph Woods. Six of the ponds were found to have average habitat suitability, and one was below average. These seven were sampled for great crested newt eDNA, and all the tests returned a negative result. Therefore, great crested newts are presumed likely absent from this site. The nearest known record of great crested newts is 2.6 km to the south of the site. 
Reptile surveys were conducted in 2020, repeating surveys done in 2007 and 2017. Slow worms were recorded in 2007 in retained habitat around the perimeter of the site and in newly created habitat in the Ageas Bowl and golf course refurbishment works. In 2020 suitable reptile habitat for foraging, basking and hibernating reptiles was recorded on site. The text at the bottom of page 3 of the Reptile Survey Technical Report states that No reptiles were observed at any time during the surveys (1-6) carried out during May to early July 2020. However as reported in table 3, slow worms were found under refugia, and one slow worm was seen on a walking transect on visits 7-13 all during September 2020. This represents a low population of slow worms. Since common lizards were recorded on previous surveys it should be assumed that they are also present. Any suitable reptile habitat must be retained and enhanced. 
The site has been surveyed for badgers since 2007. There is an active main badger sett in a woodland copse near the southern central part of the Boundary Lakes Golf Club and two outlier setts within Telegraph Woods. An artificial sett was created for a previous planning application. Very limited badger activity or evidence is present within other parts of the site, including the masterplan area proposed for re-development as part of this planning application. Due to the potential presence of badgers commuting through the site, if this application is approved, additional surveys will be required until the commencement of works and precautionary working methods for badgers are required. 
Increased enhancement provision required
As recommended in the letter from Hampshire Swifts (October 2022) nest boxes on buildings should be integral swift brick types, as these are permanent, require no maintenance, have better temperature regulation with future climate change in mind, and are aesthetically integrated with the design of the development. Swift bricks are a universal nest brick as they are readily used not just by Swifts but also by House Sparrows, Starlings (provided the entrance is large enough), Great Tits, Blue Tits and other species. The British Standard BS 42021:2022 Integral nest boxes recommend at least 1 integral nest brick per dwelling, from four to 10 on a small block of flats and 10 to 40 or more on a large building, such as a hotel etc.

Surface water drainage issues
Local plan policy DM 6 states New development (excluding extensions to dwellings and changes of use) will only be permitted if it incorporates Sustainable Drainage Systems (SuDS).  Wherever feasible, naturalised filtration should be included within the treatment train as follows:
On sites of 1 hectare or more, or within 100m of the River Itchen SAC or Solent Maritime SAC, SuDS schemes should include at least three forms of naturalised filtration.
It is not clear that there are 3 forms of naturalised above ground filtration for all of the surface water drainage from each area of the site.  It must be clearly demonstrated how the proposals adhere to policy DM6 for the surface water drainage of the entire site.
Statement 2.9 of the Flood Risk Assessment report states that Surface water conveyance routes under exceedance conditions must also be planned for to ensure that life and property over the site and surrounding area are not put at risk in the event of drainage system failure or from storms in excess of the design standards. 
[bookmark: _Hlk116996966]The main culverted channel of Telegraph stream which runs under the Ageas Bowl has been blocked for some time, which has caused flooding and damage to the trees in Telegraph Woods SINC. This culvert is 6.8 m beneath ground level at its deepest point. Reliance on just one channel with no alternative routes for the water to follow could cause similar problems in the future. This highlights the vulnerability of this SuDS proposal. Local Plan policies DM3, DM5 and DM6 have been cited in 2.13 to 2.16. What would ensure that this blockage does not re-occur? EBC’s policy DM6 requires de-culverting wherever possible. This reduces the potential for blockages whilst providing ecological benefits.
The channel proposed to be realigned is the lower section of Telegraph Brook. It is currently confined to a channel lined with wooden sleepers and drains into the ponds in the golf course in the south-eastern area of the site.  This is proposed to be moved to accommodate additional car parking. It should be enhanced with vegetation along the banks to have a more naturalised appearance and function as a wildlife corridor rather than as shown on the landscape plan with straight edges and no vegetation. 
The section of Telegraph Brook passing along the northern boundary of the site is reported to be an open semi-natural watercourse in a simple trapezoidal channel aligned with (should read lined with) trees and hedges. The outlet of the culvert was down a very steep bank and not visible due to dense vegetation at the time of the site visit. How will the landscaping be managed along this stream/ditch to avoid sedimentation and pollution and to maximise its ecological value? The attenuation pond, swales and basin will be part of an informal recreation area. In addition to the ecological diversity, what planting is proposed in this area to keep it safe (not used for swimming dogs and people) and unpolluted?  How are these areas linked into the blue-green infrastructure of the site?
The proposed development section 3.9 of the FRA should be updated to reflect the current proposals. 
The water in Telegraph Brook is discharged into a tributary of Pudbrook Lake, under the M27 and eventually into the River Hamble. 
The upper lake and lower lake shown in Figure 3.5 are due to be re-shaped by the construction of the budget hotel and enlarged car parks. If this proposal is approved, a CEMP will be required to include stringent pollution control measures to prevent sediment from construction from entering the lakes, the stream and from moving further downstream.
The drainage channel shown to the north of the sleeper lined section of Telegraph Brook runs along the southern edge of the northernmost vegetation and continues along the boundary with Botley Road, crossing under the site entrance to the east of Marshall Drive and the current footpath entrance, and then continues towards the M27. This needs to be shown in figure 3.5 but is discussed in section 3.43 of the FRA. This drainage channel is needs to be shown in the landscape plan for this area and would be affected by the construction of parking zones 2, 2B and 3, the resurfaced path from the existing Botley Road site access, and the relocated PRoW Route 241:509 as shown on landscape plan Area 1 (East) sheet 2 of 6 (issue 09, June 2022). This must also be considered in the CEMP.
The swale/basin, basin and attenuation pond shown to the east of the proposed residential areas are proposed to feed into the existing ditch (Telegraph Brook exiting from the deeply buried culvert) along the boundary with the David Lloyd Tennis Centre. Levels would be an issue here also.
The Landscape Plan of area 5 (west) sheet 5 of 6 shows the realigned culverted section of Telegraph Brook running under the street and then under the proposed shared drive/pedestrian access. As this culvert is reported to be 6.8 m deep, the digging required to re-align it would be substantial, with the potential to add sediment to Telegraph Brook. The CEMP must contain specific details to avoid pollution in this area.  A dog-leg in the new alignment could increase potential to block.  As previously mentioned, de-culverting this stretch of watercourse must be re-visited.
Section 3.58 of the FRA report states Based on the soakaway testing completed in the adjacent scheme, it is reasonable to conclude that an infiltration-led surface water drainage solution would not be viable for the proposed development of the site.
In Section 3.60 it states that there is a 150 mm diameter surface water sewer… at the junction of Westgate Mews and Kenilworth Gardens draining NW along this road but it is not clear whether this is proposed to be used in this scheme. 
Section 5.15 Drainage and Infrastructure Flooding states that there is no requirement for specific flood mitigation measures for the management of the identified risks. Given the current situation of the blocked main culverted channel of Telegraph Stream backing up and causing flooding in Telegraph Woods SINC, there is still a risk of drainage and infrastructure flooding which must be addressed. The risks of flooding to the properties around this site in case of future blockages must also be assessed. 
Section 6.15 mentions the possibility of discharge of surface water to a surface water/combined sewer. The use of combined sewers increases the risk of untreated sewage discharges into rivers, streams and the sea in times of heavy rainfall. This causes pollution incidents, has a detrimental effect on water quality, and must not be allowed to occur. 
On the recent site visit it was noted that the existing ponds and channelised stream to the north of the existing parking area at the north of the site lack any emergent vegetation and appear to be largely devoid of life. A planting plan for the ponds and stream is required. They also seem quite small if they are designed to attenuate all of the water from the site and the existing flow from Telegraph Brook. Since the Telegraph Brook culvert has been blocked for quite a long time, the accuracy of predicting the existing flow rates would be compromised. This would also affect the predictions of flow rates through the culvert, ditch and ponds and then of- site discharge rates. 
Section 7.8 states An existing and presumably blocked culvert is being removed and replaced with a re-aligned culvert and open section of channel in the western part of the site and a more natural two stage channel in the eastern part of the site. This will improve the watercourse and increase in-channel flood storage capacity. The proposed development has been laid out to enable access and maintenance of the re-aligned culvert and open section of channel. 
Further details are required on how access and maintenance of a re-aligned culvert would be achieved. 
The discharge of surface water off site is proposed to go under the M27 and into a stream that feeds into a stream designated EA main river (which is a tributary of the River Hamble) when it crosses under Tollbar Way and through the Waterloo Industrial Estate.
Combined effects on the local area
The addition of 185 dwellings, a 71-bedroom care home and a 142-bedroom hotel to an already developed site would be an over-development. The retained edge habitat would be impacted by this large increase in the number of people living at and regularly using the site. 
The combined effects on the local wildlife areas such as Telegraph Woods SINC, Wildern LNR, Netley and Bursledon Commons, and Moorgreen Meadows must all be assessed in combination. This site is a potential link between biodiversity areas to the north and south along the M27 corridor. Biodiversity corridors need to be strengthened rather than weakened. 
The addition of fan zones would also increase the size of the area impacted by people attending events at the Ageas Bowl, spreading them out on the site in areas that connect with the green infrastructure retained on the site boundaries. One of the neighbours commented that people were using their gardens as a toilet either before or after events. If these fan zones and car parks are to be implemented, they should also contain toilets to deter people who are waiting to enter the main facility from relieving themselves in other areas. 

Lisa Malter
Ecologist




