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1.1 Woodland W1, locally known as Green Nook Wood, situated in the northeast of the Longsight 

Road, Langho site consisted of a mixture of broadleaf species which included, but was not 

limited to, ash Fraxinus excelsior, beech Fagus sylvatica, English oak Quercus robur, silver birch 

Betula pendula, sycamore Acer pseudoplatanus, alder Alnus glutinosa and Scots pine Pinus 

sylvestris, along with understorey species that included hawthorn Crataegus monogyna, holly 

Ilex aquifolium and hazel Corylus avellana. The woodland had an open structure with limited 

understorey, and the component trees displayed features characteristic of woodland trees 

with upright forms and storm damage, along with some damage from horses kept on site. The 

woodland had been subject to little past management, although a small number of trees 

adjacent to Longsight Road had been felled.  

1.2 An assessment carried out in October 2024, in accordance with guidance contained within 

British Standard 5837:2012 ‘Trees in Relation to Design, Demolition and Construction - 

Recommendations' (hereafter referred to as BS5837), identified W1 as being of high 

arboricultural value and Retention Category A. A single veteran tree T-75, was identified within 

W1. This tree was situated well within the woodland and is at little risk from development and 

as such has not been discussed further within this note. Since producing the Arboricultural 

Assessment (February 2025), the Ancient Woodland Inventory for this region has been updated 

and W1 has been identified as an Ancient Woodland. This classification is reflected in the 

Lancashire County Council Local Nature Recovery Strategy and the Multi Agency Geographic 

Information for the Countryside (MAGIC) website. 

1.3 Standing Advice in relation to ancient woodland, ancient and veteran trees is jointly prepared 

by the Forestry Commission and Natural England to provide advice, guidance, and 

recommendations and to form the Government's position when deciding planning applications 

for developments which potentially affect these entities. Standing Advice goes on to state the 

types of potential impacts that can occur, both direct and indirect to Ancient Woodlands and 

how those impacts should be assessed. Regarding impacts, it advises on the importance of 

avoiding impacts, mitigating impacts that can’t be avoided and compensating for any loss or 

damage. Mitigation measures to reduce against harmful effects that can be included within 

development proposals include screening barriers, noise and/or light reduction and the 

provision of appropriate buffer zones. 

1.4 Standing Advice states, “For ancient woodlands, the proposal should have a buffer zone of at 

least 15 metres from the boundary of the woodland to avoid root damage (known as the root 

protection area). While Standing Advice doesn’t differentiate between Root Protection Areas 

(RPA) and Buffer Zones, in accordance with the guidance set out BS5837, a RPA is defined as 

‘the minimum area around a tree deemed to contain sufficient roots and rooting volume to 

maintain the tree’s viability’. ‘For single stemmed trees, the RPA should be calculated as an area 

equivalent to a circle with a radius 12 times the stem diameter. The calculated RPA should be 

capped to 707m² which equals to an RPA of 15m radius.’ 

1.5 The RPA for W1 which has been calculated based on the largest stem recorded within the 

woodland (excluding T-75 the single veteran tree which was recorded separately) provides a 

RPA of 12m radius based on a 1000mm stem diameter. It should be noted, being based on the 

largest stem diameter recorded within W1, this RPA is exaggerated and much larger than would 

be necessary for most trees within the woodland, but does capture all the other smaller trees 

whose RPAs would be smaller.  
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1.6 As opposed to an RPA, which is provided from the tree stem, a buffer zone should be provided 

from the Ancient Woodland Boundary identified on the MAGIC website. This is to provide 

protection for soils not just the woodland trees. Standard guidance recommends that a 15m 

buffer is provided from the mapped woodland boundary.  

1.7 For the appeal site, this buffer encompasses the entirety of crown spread and most of the RPA, 

albeit there are two small sections where the RPA extends 1m beyond the buffer zone. This is 

due to how the Ancient Woodland boundary has been mapped and the RPA plotted based on 

the mapped canopy edge. These areas are inconsequential with the Buffer Zone provided being 

2-3m beyond the RPA in most areas, and these areas remain outside the built development and 

in the green open space shown on the Illustrative Masterplan.  

1.8 An updated Annotated Tree Retention Plan (9361-T-03_C & 9361-T-04_C) has been produced 

based on the latest proposed Illustrative Site Layout and is appended to the note. This identifies 

that there are no dwellings, driveways or roads within 10m of either the Buffer Zone and RPA 

or 25m from the mapped woodland edge. While there are gardens which extend within this 

area, there are no gardens within the 15m buffer zone or within the calculated RPA. As such it is 

not anticipated that the proposals will result in any root damage which could result in the 

deterioration of the Ancient Woodland and the proposals comply with all guidance given within 

Standing Advice.  

1.9 Should there be a requirement to provide a footpath link within the Ancient Woodland buffer, 

this footpath would need to be installed using a no dig solution such as a cellular confinement 

system. The use of such construction methods would ensure there would be no detriment to 

the Ancient Woodland or damage to the soil within the buffer zone through compaction. 

Government guidance on ancient woodland, ancient trees and veteran trees, states that “You 

can allow access to buffer zones if the habitat is not harmed by trampling” so the provision of 

this footpath should be deemed acceptable provided a suitable tree friendly construction 

solution is used.    

1.10 There are further potential direct and indirect impacts from development which also need to be 

considered when assessing if a development will result in the deterioration of Ancient 

Woodland. These can include future pressure to prune trees, changes to hydrology and other 

ecological factor which have been discussed further within the Ecological Proof of Evidence 

prepared by Mr Kurt Goodman. 

1.11 With regards to future pressure to prune trees, it should be noted that properties are, at their 

closest, positioned 19m from the edge of tree canopies and rear boundary of gardens are 9m 

from the canopy edge. Based up the current size and species of the trees within the woodland 

and their likely future growth, it is highly unlikely that any tree crowns will extend beyond the 

garden boundary. Properties and gardens are also situated to the southwest of the woodland, 

this is of importance as the area of greatest shading influence is to the northeast in the opposite 

direction. As such there should be no issues regarding loss of light, overshadowing and general 

tree detritus dropping within gardens which can lead to pressure from future residents to prune 

or remove trees. 

1.12 Based on the current illustrative proposals and the buffer which has been provided there 

should be no requirement for future pruning or maintenance of trees along the woodland edge 

and it is considered that a sustainable, harmonious and long-term relationship between the 

trees and properties could be achieved. As W1, is also afforded protection by a Tree 
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Preservation Order, (TPO 3/19/3/238 Green Nook Wood 2024) any future works which may 

come forward post development would be at the discretion of the LPA so the future 

management of this woodland would be controlled, likely through a future Woodland 

Management Plan which could be imposed as a condition of planning approval.   

 

1.13 Finally, site topography is an influencing factor that need to be considered regarding potential 

hydrological effect on the woodland. The site is not flat and generally falls away to a small 

stream which runs along the edge of the woodland before rising back up within the woodland 

towards to site’s northern and eastern boundaries. As such it can be assumed that water runoff 

from the development site will not enter the woodland instead being caught within the stream 

along the woodland edge. As such assuming controls are in place limiting water runoff into this 

stream t which could be secured through a suitably worded condition of planning approval then 

there will be no potential hydrological impacts to the woodland because of the development of 

the site.    
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1.0 INTRODUCTION  

2.0 OBJECTIVES 

2.1 The objective of the Lowland meadow translocation within the Site is to maintain a grassland 

community which continues to meet the qualifying criteria for the habitat type and to increase 

the condition from poor to Good.  

Lowland Meadow Grassland Classification  

2.2 UKhab 2.0 includes a habitat definition for Lowland Meadow which specifies that assigning this 

classification to a community requires it to meet all three of the following criteria:   

a) Close correspondence with the following NVC communities is a prerequisite for this habitat 

type: MG4, MG5, MG8 (MG1c-e, MG2, MG7c) (As defined by British Plant Communities Volume 

31.  

b) Meets at least two of these three criteria: 

1. >15 species m² (including grasses and excluding bryophytes); 

2. >30% cover of broadleaved herbs and sedges (excluding White Clover, Creeping 

Buttercup and injurious weeds); and 

3. <10% cover of rye grasses and White Clover Trifolium repens. 

c) AND EITHER ≥4 of the listed indicators at least ‘present’ on the DAFOR scale. 

OR ≥3 of the listed indicators at least ‘occasional’ on the DAFOR scale (but not limited to field 

corners or edges). 

2.3 The following species list identifies the appropriate indicator species. Species already recorded 

or known within the community are highlighted in bold and are most relevant to this site: 

2.4 Agrimony, Autumn hawkbit, Betony, Bird’s foot trefoil, Black knapweed, Bugle, Burnet saxifrage, 

Carnation sedge, Chalk milkwort, Common bistort, Common milkwort, Common meadow-rue, 

Common sedge, Cowslip, Devil’s bit scabious, Dropwort, Dyer’s greenweed, Eyebright, Fen 

bedstraw, Field scabious, Glaucous sedge, Goat’s beard, Great burnet, Greater bird’s foot trefoil, 

Lady’s bedstraw, Lady’s mantle, marsh bedstraw, Marsh marigold, Marsh valerian, Meadow 

vetchling, Meadowsweet, Heath milkwort, Narrow-leaved water dropwort, Orchids (Various), 

Ox-eye daisy, Pepper saxifrage, Pignut, Ragged robin, Rough hawkbit, Salad burnet, Saw-wort, 

Sneezewort, Tormentil, Water avens, Water mint, Wood anemone, Yellow rattle. 

Condition Assessment Objectives  

2.5 The translocated area of Lowland Meadow will be managed to achieve good condition, within 

an expected timescale of  10-years, as specified by the time-to-target condition set by the Defra 

Statutory Biodiversity Metric. However, the legal mechanism underpinning the Habitat 

Management and Monitoring Plan will secure the appropriate management of the lowland 

meadow for 30 years and if good condition has been achieved within the expected 10 year 

 
1 Rodwell, J.S. (1992). British Plant Communities: Volume 3 Grasslands and Montane Communities. Cambridge University Press 
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timeframe, corrective measures and adaptive management (see below) can be utilised, if 

appropriate, to ensure the target habitat and condition are achieved.  

2.6 In order to achieve good condition, the Lowland meadow will have to pass 5 or 6 criteria, 

including essential criterion A and additional criterion F, as listed in the table below and 

assessed via Site monitoring. All criteria are targeted to pass as part of the management 

strategy, with allowance for failure in one of B-D,  

Condition Assessment Criteria 

A The parcel represents a good example of its habitat type, with a consistently high proportion of 
characteristic indicator species present relevant to the specific habitat type.  
Note – this criterion is essential for achieving Moderate or Good condition for non-acid 
grassland types only. 

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

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

D Cover of bracken Pteridium aquilinum less than 20% and cover of scrub (including bramble) less 
than 5%. 

E Combined cover of species indicative of suboptimal condition and physical damage (such as 
excessive poaching, damage from machinery use or storage, damaging levels of access, or any 
other damaging activities) accounts for less than 5% of total area. 
If any invasive non-native species (as listed on Schedule 9 of WCA) are present, this criterion is 
automatically failed. 

F There are 10 or more vascular plant species per m2 present, including forbs that are 
characteristic of the habitat type. 
Note – this criterion is essential for achieving Good condition for non-acid grassland types only. 

 

2.7 The key criterion in the assessment of condition, as specified within the Statutory Metric 

condition assessment for Medium, High and Very High Distinctiveness grasslands is Criterion A.  

2.8 In order to quantify the assessment of this criterion, to be a ‘good example’ it is our 

consideration that as a pre-requisite for passing this criterion is that the community not only 

passes, but it should meet all criteria b) 1. 2. & 3 of the Lowland Meadow broad habitat definition 

within UKHab. 

2.9 In addition, to quantify the assessment on whether a 'consistently high proportion' of relevant 

indicator species are present within communities an assessment is made using the quadrat 

data. To pass this criterion, the quadrat data from Site monitoring should show at least two 

indicators as frequent and at least three more at occasional, with scope for surveyor’s 

professional judgement.  

2.10 In order to provide a quantitative assessment of the frequency of indicator species within a 

community the following categories are applied to the quadrat data collected:   
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• Rare - present in 0-20% of quadrats;  

• Occasional – Present in 21-50% of quadrats; and  

• Frequent - Present in >50% of quadrats 

2.11 The 'Indicator species relevant to the specific habitat type' are defined in the first instance by 

the habitat definitions in UKHab 2.0, as provided above, with scope for professional judgement 

for additional inclusions. 

3.0 MONITORING  

3.1 The Site will be monitored at varying degrees from establishment and through its long-term 

management. Initially the Site will be monitored in years 1, 2, 3 & 5 by suitably experienced 

ecologists to review how the establishment of the proposed habitat enhancement is 

progressing. The key observations during this period will be to determine whether habitats are 

successfully improving and whether replacement planting or reseeding may be required.  

3.2 Following that, during years 10-30, monitoring of the Site will be undertaken every 5 years 

beginning at year 10. The key elements of this monitoring will be to review whether the long-

term management practices have achieved and maintained target habitat type and condition. 

During this period, adaptive management measures will be reviewed to determine whether 

there are any opportunities to alter management to encourage additional habitat 

enhancements 

3.3 HMMP Management Plan & Habitat Monitoring Progress Reports will be submitted in each 

monitoring year. The monitoring reports will include the results of the habitat monitoring which 

has taken place in the period since the previous report. A review of the management 

prescriptions will be undertaken and any amendments and proposed corrective measures 

where needed will be provided. The reports will review the implementation of management 

prescriptions per habitat.  The following Section provides an overview of potential risks, 

triggers and corrective measures of relevance to the lowland meadow translocation and 

enhancement.   
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4.0 RISK REGISTER & CORRECTIVE MEASURES 

Risk Factor Trigger for Action Corrective Measures 

Establishment of non-native invasive species Monitoring identifies the presence of any 
invasive non-native species  

Initiate a programme of eradication of invasive non-native 
species. Specialist advice should be sought to ensure the 
appropriate eradication measures for any species identified. 

Vigorous grass growth limiting species 
diversity. 

Sward ‘collapsing’ due to lushness prior to 
cutting or palatable/productive grasses are 
identified as dominating the sward (over 
20%): 
 

Remove early spring re-growth of grass by either taking an 
additional cut, or by introducing grazing in March/April (If 
ground conditions allow.  
If further monitoring shows continued vigorous grass 
growth introduce yellow rattle seed: 
1) after the hay cut, chain harrow the grassland three times 
in immediate succession and in a different direction each 
time.  
2) Broadcast yellow rattle seed at a rate of 2.5kg/ha, then 
roll immediately with a flat roller.  
3) If there is sufficient grass growth following sowing, take 
another cut before the end of year removing arisings. 

Poor species diversity / Species Composition 
/ Poor representation of lowland meadow 
indicators. 

If at year 5 onwards, monitoring shows less 
than 15 species per average m2 
Monitoring shows community is not a good 
match for NVC community MG5 
Lowland Meadow indicators below 
threshold to pass criterion A of condition 
assessment.  

Informed by the monitoring results, one or a combination of 
the following options could be actioned as remedial 
measure(s).  
 
1) Introduce additional target species using green hay from a 
local lowland meadow grassland or using a suitable seed mix 
from a local supplier, to supplement the existing community 
composition (See note below on potential local green hay and 
seed suppliers).  
 
a) The parcels will be cut short in the late July / August of year 
1. Following this cut, chain harrow the grassland three times 
in succession and in a different direction each time to create 
~50% bare ground.  
 
b)Apply green hay or seed mix within 1 week of above action. 
The green hay should be collected (where possible) using a 
single chop harvester feeding into a rear entry muck spreader, 
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Risk Factor Trigger for Action Corrective Measures 

which can be used to spread the hay on the receptor site. A 
mower conditioner should not be used. 
The hay must be transferred and spread the same day that it 
is collected. The green hay should ideally be cut and 
transported on a cool and cloudy day. 
c) Once spread, area to be rolled to ensure maximum contact 
between seeds and bare ground, as well as minimising loss 
from wind blow and bird feeding. 
 
2) Adjustments to timing, frequency, height of cut and collect 
regime.  
 
3) Introduce aftermath grazing following cut and collect, 
using cattle or horses.  Or adjustments to aftermath grazing 
regime.  

Poor sward height diversity Where <20% of the sward is <7cm and 
<20% of the sward is >7cm. 

Ensure  20% of the sward is left un-mown per year as part of 
the hay cut, with the unmown areas being changed each year 
on rotation. Adjust cutting height.    
OR  
Introduce aftermath grazing at low stocking density of 
livestock to encourage variable sward heights.  

Scrub or bracken encroachment Scrub and or bracken cover greater than 5% 
or 20% respectively 

Initiate programme of scrub and/or bracken removal as 
required.  

Damage to habitats from public access e.g. 
damage from recreational activities, fly-
tipping etc 

Annual monitoring records damage to 
greater than 5% of the community.  

Fly-tipping should be removed. Confirm suitable signage and 
access controls are in place and remain effective. 
Lightly scarify any compacted ground and re-seed with 
green hay from within the site.  
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Risk Factor Trigger for Action Corrective Measures 

Establishment of species indicative of sub-
optimal condition 

Where species indicative of sub-optimal 
comprise >5% of sward  

Appropriate timing of hay cut should control most 
undesirable species. High undesirable cover is often 
associated with excessive bare ground particularly due to 
poaching, trampling or over grazing. These causes will be 
addressed in the first instance, if of relevance.   
If none of the above factors apply,  a second cut in 
September can control the spread.  
 
If problems persist, initiate a programme of hand pulling, 
before flowering, using a spade or hoe just below ground 
level.  

No bare ground Bare ground less than 1% Introduce aftermath grazing following cut and collect, using 
cattle or horses. 
 
Alternatively, bare ground can be introduced by lightly chain 
harrowing or raking the grassland following the cut and 
collect.  
Finally, adjusting the cutting height locally within the field to 
scalp the grassland to create small patches of bare ground 
could be used.   
 
Use of herbicides will be prohibited.  
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Note on Local Green Hay and Seed suppliers.  

Green Hay 

Green hay donor sites should be within one hour of the receptor site or within a 20km radius of the Site.   

The closest known lowland meadow habitat to the Site Boundary is within Park Brook Pastures Biological Heritage Site, located 1km from the Site 

boundary. The citation for Park Brook Pastures confirms the lowland meadow extant within the BHS shares a number of species in common with 

the Site, including: Common Knapweed, Meadow Vetchling, Common Bird’s-foot-trefoil, Great Burnet, Devil’s-bit Scabious and Betony.  

An additional 102 known Lowland meadow grasslands are located within 20km of the Site Boundary.  

Seed houses 

Cumbria Wildflowers. Provide plug plants and seed mixes from harvested wild seed collected from UK species rich habitats.   

Heritage Wild Flowers, in North Leeds offer a selection of wild harvested and nursey grown native wildflower seeds.  

https://www.heritagewildflowers.co.uk/  
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1.0 Introduction 

Patrick Stephenson Limited was approached by Hallam Land, to undertake a detailed Soil 

Survey of the agricultural land for two blocks of land located between Longsight Road and 

Whalley Road, Langho. Located at Grid Reference SD7034 2631, and SD 6934 9238. 

2.0 Method 

The method used was to sample the two areas in a ‘W’ formation to ensure a representative 

sample of topsoil and sub soil for both locations (Appendix 1).The sampling was carried out 

by Patrick Stephenson with 34 years of experience in land classification and nutrient 

management. The site one was identified as Area 1 AA TOP and AA SUB, Area 2 identified as 

BB Top and BB Sub. These were then sent to UKAS accredited lab (LANCROP) for detailed 

analysis (Appendix 2). This was to support the ecological survey carried out and the 

proposed use of these two areas: 

Soils were examined using a hand-held Dutch Auger. Borings were carried out as described 

with the topsoil taken from within the topsoil profile and the subsoil taken from the subsoil 

profile.  

3.0 Location 

The Application Site is located immediately to the south of Longsight Road (A59), below 

Langho railway station.  The areas assessed were firstly to the south of the scheme either 

side of the brook adjacent to the railway line and secondly in the northwest corner adjacent 

to Whitehalgh Lane. 

4.0 Site Characteristics 

The site adjoining Whitehalgh Lane was in semi-improved grassland slightly undulating 

sloping to down towards Longsight Road. The second site adjacent to the brook was 

unimproved permanent grassland. The land had moderate slopes to the brook and was 

undulating. 
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Hydrogeological Technical Note 

Land South of Longsight Road, Langho 

 

 

Client:    Hallam Land Management Limited 

Project:    Land South of Longsight Road, Langho 

 

 

Eastwood Consulting Engineers have been appointed to prepare a brief Hydrogeological Technical 

Note in relation to the proposed residential development of Land South of Longsight Road, Lango. 

The purpose of this note is to comment on the hydrological resources in relation to the adjacent Green 

Nook Wood. 

• Based on the Topographic Survey and the Environment Agency surface water flood maps, 

there is a large catchment outside of the site draining to the woodland watercourse from the 

east and south. This includes water from the south of the railway as there is an underpass 

allowing the flow of water towards the site. 

• The Topographic Survey shows that a small portion of the site, land east of the Public Right 

of Way (PRoW) naturally flows to the woodland watercourse. 

• The majority of the site east of the PRoW is proposed to be public open space and would 

therefore continue to drain to the watercourse adjacent the woodland and therefore have 

negligible impact on any base flow of the watercourse. 

• The portion of the site to the east of the PRoW that is proposed to be developed would drain 

to the western watercourse as part of the development, however this is only a small portion of 
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the wider woodland watercourse catchment and should not have a notable impact on the water 

resource. 

• The topography across the woodland area shows this to sit at an elevated position to that of 

the watercourse and any existing flow regime across this woodland area would continue to 

occur post development. 

• In summary, the proposed development is not expected to have a detrimental impact on the 

woodland water resource. 
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Page 62: MG5: Centaureo-Cynosuretum cristati Grassland 
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Page 63: MG5: Centaureo-Cynosuretum cristati Grassland 
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Page 22: Introduction to Mesotrophic Grasslands- Figure 6 
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