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1.1

1.2

1.3

INTRODUCTION

This Ecology Technical Note has been prepared by The Environmental Dimension
Partnership Ltd (EDP) on behalf of Hawridge Strategic Land Limited (hereafter referred to
as ‘the Applicant’). It provides a response to comments from North Herts Council’s Ecology
Officer (the ‘Council Ecologist’), dated 20 October 2025, regarding the outline planning
application (North Herts Council planning ref. 25/01766/0P) for proposed residential
development at land south of Cowards Lane, Codicote (hereafter referred to as ‘the Site’).

EDP has taken on the role of ecological advisor for this project based on the survey work
undertaken by Clarkson & Woods.

The Council Ecologist objects to the planning application for several reasons, which are
summarised below:

Proposed development being contrary relevant paragraphs of the National Planning
Policy Framework (NPPF), as a result of loss of part of Meadow North-West of
First Spring Local Wildlife Site (LWS);

Proposed development being contrary with relevant policies within the adopted
North Herts Local Plan 2011-2031, also relating to the loss of LWS habitat;

Proposed development being contrary with relevant policy within the
Codicote Neighbourhood Plan;

Development within a Strategic Zone as mapped on the Herts Ecological Networks
(HEN) Map;

Incorrect use of Strategic Significant criteria within the submitted Statutory Biodiversity
Metric;

The potential to restore LWS habitat within the Site which is currently in poor condition;

Survey data for bats being incomplete;
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o Requirement for either an Impact Assessment and Conservation Payment
Certificate (IACPC)1, or detailed survey data, in relation to great crested newt (GCN);
and

e Treatment of 10% Biodiversity Net Gain (BNG) as a benefit in the planning balance.

These topics are addressed in turn within the remainder of this Technical Note, based upon
a review of the following information submitted with the planning application:

. Ecological Impact Assessment (EclA) (Clarkson & Woods, July 2025);
. Biodiversity Net Gain Statement (Clarkson & Woods, July 2025); and

e  Statutory Biodiversity Metric (Clarkson & Woods, July 2025).

PLANNING POLICY COMPLIANCE
NPPF (December 2024)

The proposed development will result in the unavoidable loss of part of a non-statutory LWS
designation. However, measures have been taken to minimise these losses whilst delivering
a viable development scheme, and it is acknowledged that an off-site scheme of biodiversity
enhancement will be required both to compensate for this loss, and to deliver 10% BNG. To
this end, the Applicant has commenced discussions with local biodiversity unit providers to
identify an appropriate off-site scheme.

Although the requirement for LWS compensation was not identified within the submitted
EclA, this off-site scheme can be secured as part of an outline planning permission through
the standard/mandatory biodiversity gain pre-commencement planning condition, together
with an additional condition requiring the off-site biodiversity enhancement scheme to
specifically address the LWS impacts.

The Council Ecologist asserts that development resulting in the loss of LWS is contrary to
two different paragraphs within the NPPF. First, they state the following;:

“The National Planning Policy Framework is clear that planning decisions should contribute
to and enhance the natural and local environment by protecting and enhancing sites of
biodiversity value.”

This is a misleading paraphrasing of NPPF paragraph 187a, the full text of which reads as
follows:

“Planning policies and decisions should contribute to and enhance the natural and local
environment by:

1 As related to the Natural England Great Crested Newt District Level Licensing (DLL) scheme in Hertfordshire
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a) protecting and enhancing valued landscapes, sites of biodiversity or geological value
and soils (in a manner commensurate with their statutory status or identified quality

”

in the development plan);...... .

2.5 When reading the full text set out above, it is clear that the protection of sites of biodiversity
value should be proportionate to their statutory status or identified quality in the
development plan. A LWS has no statutory status and, with reference to the development
plan, paragraph c) of Policy SP12 of the North Herts Local Plan confirms the following
hierarchy of designations and features:

“Internationally designated sites;

Nationally designated sites

Locally designated sites;

Non-designated sites that include important habitats and species”.

2.6 Thus LWSs (being locally designated) clearly sit at the lower end of this hierarchy. This is not
to say that harm to a LWS is insignificant, but rather a) that harm is less significant than if
it related to a national or international designated site; b) development which harms a LWS
may be acceptable provided that harm is adequately mitigated or compensated for.

2.7 The Council Ecologist also asserts that the proposals are contrary to NPPF paragraph 193a,
the full text of which reads as follows:

“When determining planning applications, local planning authorities should apply the
following principles:

a) if significant harm to biodiversity resulting from a development cannot be avoided
(through locating on an alternative site with less harmful impacts), adequately
mitigated, or, as a last resort, compensated for, then planning permission should be

”

refused;....”.

2.8 Again, whilst not acknowledged specifically in the EclA, the loss of LWS habitat cannot be
avoided (since the Applicant does not control any other land), nor can it be mitigated on-site
(since this would render the development unviable given the small-scale nature of the
scheme), but it can be compensated for. As noted above, such compensation is capable of
being secured through planning conditions. The development proposals are therefore not
in conflict with the relevant paragraphs of the NPPF, given that the NPPF specifically
references mitigation and compensation.

2.9  The acceptability of mitigation and compensation, where harm to a LWS cannot be avoided,
is demonstrated by past appeal decisions made the Planning Inspectorate, for example:

o APP/N1920/W/23/3329947 (March 2024) - appeal by Hawridge Strategic Land
Limited against refusal of planning permission by Hertsmere Borough Council; and

e APP/M1520/W/24/3356256 (August 2025) - appeal by Foxberry Developments
Limited against refusal of planning permission by Castle Point Borough Council.
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North Herts Local Plan 2011-2031

The Council Ecologist asserts that development resulting in the loss of LWS is contrary to
Policy NE4 of the North Herts Local Plan, because in their view this policy requires
biodiversity to be protected in accordance with the hierarchy and status of designations
and, since there are no international designations in North Herts, national and local
designations should carry more weight.

This is both misleading and incorrect. First, Policy NE4 makes direct reference to the
hierarchy of designations set out in Policy SP12 (reproduced at paragraph 2.5 above) and
it does not give additional weight to national or local designations because there are no
international designations in North Herts. Second, Policy NE4 includes the same mitigation
hierarchy as that set out in NPPF paragraph 193a, which acknowledges that compensation
of harm may be acceptable where it cannot be avoided or mitigated. Third, Policy NE4
specifically states that compensation is unlikely to be appropriate for proposals affecting
national or international designations. This clearly distinguishes these higher value
designations from local designations and tacitly acknowledges that compensation can be
appropriate for proposals affecting local designations.

Given that the impact on the LWS can be compensated through a suitable off-site scheme
of biodiversity enhancement, the development proposals are not in conflict with Policy NE4
of the North Herts Local Plan.

The Council Ecologist also suggests that the proposals are contrary to Policy SP12 of the
Local Plan. However, it is not clear whether this is due to the incorrect use of the Strategic
Significance criteria in the Statutory Biodiversity Metric calculations, which is discussed
separately below, or because of the impact on the LWS. Policy SP12 seeks to protect
designated sites in accordance with the hierarchy set out at paragraph 2.5 above, as well
as ensuring measuring measurable gains for biodiversity.

Given that a LWS sits at the lower end of the hierarchy of designated sites (and the impacts
on the LWS can be compensated) and given that there is a mandatory requirement for this
development to deliver measurable gains for biodiversity (though a combination of on-site
and off-site measures), the development proposals are not in conflict with Policy SP12 of
the North Herts Local Plan.

Codicote Neighbourhood Plan (Emerging)

The Council Ecologist suggests that the development is unacceptable because it does not
meet Objective 14 of the emerging Codicote Neighbourhood Plan (CNP). However, not only
does the proposed development meet this objective i.e. by retaining existing hedgerows and
trees and enhancing habitats (on-site and off-site), but it can also comply with the relevant
ecological policies within the CNP as described below:

. Policy COD 4 Designing for Biodiversity - the incorporation of swift bricks and bat roost
features into the development (at the detailed design stage) can be secured by
planning condition; and
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. COD 17 Biodiversity and Ecological Connectivity - as described above, the
achievement of net biodiversity gains (which can include both on-site and off-site
measures) is mandatory and will be secured by planning condition. The Site is not
within a ‘green’ zone on the Hertfordshire Ecological Network Mapping referred to in
the CNP (which is different to the HEN map discussed further below). The Site is within
a ‘purple’ zone and, as is encouraged by this policy for sites in such locations,
ecological connectivity will be enhanced through the strengthening of the boundary
hedgerows.

3 STRATEGIC SIGNIFICANCE IN BIODIVERSITY METRIC

3.1  The County Ecologist notes that, with reference to the HEN map, the on-site habitats should
be assigned a higher level of strategic significance within the submitted Statutory
Biodiversity Metric. Accordingly, the Biodiversity Metric has been updated and submitted
separately along with this Technical Note.

3.2 Within the updated Metric, a high strategic significance multiplier has been applied to all
baseline habitats (including hedgerows), and to the proposed other neutral grassland and
mixed scrub habitats to be created post-development. The updated Headline Results are
set out in Table EDP 3.1 below.

Table EDP 3.1: Updated Statutory Biodiversity Metric Headline Results

Habitat Units Hedgerow Units
On-site Baseline 11.34 1.29
On-site Post-intervention 5.57 1.61
On-site Net Unit Change -5.76 0.32
On-site Net % Change -50.85% 24.91%
Off-site Requirement to Achieve 10% Gain 6.90 N/A

3.3 Thus, based on the illustrative masterplan, approximately 6.90 habitat units will need to be
delivered via an off-site scheme of biodiversity enhancement, made up of appropriate
habitat types to meet the Metric Trading Rules, to achieve the mandatory 10% BNG
requirement. This will be secured by the standard biodiversity gain condition which applies
to all non-exempt developments under the Environment Act 2021.

3.4  Whilst it is accepted that the Site is located within a zone of high strategic significance, as
reflected above, EDP does not agree with the Council Ecologist’s statement that the Site
should be protected from development on this basis. Local Nature Recovery Strategies, or
other similar strategic significance mapping such as the HEN, are not development control
policies. These are designed to incentivise positive nature recovery measures in locations
where these are likely to provide the most benefit, but they do not in any way equate to a
planning policy presumption against development.
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LWS RESTORATION POTENTIAL

The County Ecologist quotes an extract from EclA in which it is noted that the grassland
within the Site (currently in poor condition and not meeting LWS selection criteria) could be
restored should there be a significant change in management.

There is no disagreement on this specific point, and also no suggestion that the Site should
be de-registered as a LWS. However, there are two other relevant points to make in this
regard which are not acknowledged by the County Ecologist, namely:

. In the absence of development at the Site, there is no realistic prospect of there being
a significant (positive) change to the management of the grassland present. The most
probable outcome is the Site will continue to be grazed by horses resulting in the
grassland condition remaining the same or indeed worsening; and

. Even if the currently poor condition of the grassland does not itself justify the
de-registering of it as an LWS, it is still true that its loss to development is less harmful
than if it were in good condition, and accordingly less weight should be attached to this
harm in the planning balance.

PROTECTED SPECIES
Bat Surveys

Clarkson & Woods has undertaken additional bat surveys since the planning application
was submitted. The findings of these surveys will be submitted separately within an
Addendum Report prior to the determination of the planning application.

GCN Survey/Mitigation

Since the planning application was submitted, the Applicant has applied for an obtained an
IACPC which has been countersigned by Natural England. A copy of this certificate is
provided within Appendix EDP 1. This confirms that, should planning permission be granted
the development, a proportionate conservation payment (of the amount confirmed in the
IACPC) will be made, which will go towards habitat creation/enhancement for GCN under
the Hertfordshire District Level Licence (DLL).

As the Applicant has pursued the DLL route for GCN mitigation, no further GCN survey data
is required for the determination of the planning application.

BNG IN THE PLANNING BALANCE

The County Ecologist contends that 10% BNG cannot be a benefit of the proposed
development, as is stated in the submitted Planning Statement, because this will rely on
off-site biodiversity enhancement. The Council Ecologist then goes further and suggests that
development on a greenfield site is unacceptable unless it can provide 10% BNG within the
application boundary. Both of these statements are incorrect.
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6.5

6.6

7.1

Recent case law? is clear that provision of 10% BNG can be deemed as a benefit of a
development, regardless of whether or not it is a mandatory requirement, because by
definition it results in a measurable improvement in biodiversity compared to the current
situation. This same case law also assists with the consideration of whether 10% BNG can
be a benefit when it is not delivered fully on-site. Paragraph 158 of this High Court
judgement states:

“Similarly in relation to BNG, a decision-maker should consider the nature and purposes of
the requirement and of the contribution being made. Schedule 7A of TCPA 1990 imposes
a blanket requirement for the provision of 10% BNG for a broad range of development to
alleviate a national problem. This benefit is of a generalised nature.”

Given that the provision of 10% BNG will assist in addressing a national problem wherever
that biodiversity enhancement is geographically located, it is not correct to say that 10%
BNG is less beneficial when it is partly made up of enhancement measures delivered off-
site. Indeed, the Spatial Risk Multiplier within the Statutory Biodiversity Metric makes it clear
that off-site enhancement measures within the same local planning authority (LPA) or
National Character Area (NCA) are of equal value to those provided on-site.

Only when off-site measures are to be located even further away from the impact site, i.e.
within the neighbouring LPA or National Character Area or beyond, does the Metric apply a
negative multiplier. However, even in these scenarios, a similar level of benefit will be
delivered because a greater area of habitat creation or enhancement is required to achieve
the same number of Habitat Units.

The BNG regulations require a development to demonstrate it has followed the Biodiversity
Gain Hierarchy in order to discharge the Biodiversity Gain planning condition. This hierarchy
is similar to the general mitigation hierarchy set out in NPPF paragraph 193a (and Policy
NE4 of the Local Plan), except that it specifically encourages the avoidance or mitigation of
adverse effects on habitats of medium distinctiveness or higher; it places habitat
enhancement above habitat creation, and it places on-site measures above off-site
measures, with national credits being the absolute last resort.

As summarised briefly at paragraph 2.8 above, these steps have been followed and have
concluded that off-site measures will be required to achieve 10% BNG whilst also delivering
a viable development scheme. Nowhere do the BNG regulations suggest that a reliance on
off-site measures renders a development proposal unacceptable, nor do they distinguish
between greenfield or other types of development sites.

CONCLUSIONS

This Technical Note has been prepared in response to comments on the planning
application (and an objection) from the County Ecologist. All comments are addressed here,
except for that relating to bat survey data, which will be addressed separately in an
Addendum Report to be prepared by Clarkson & Woods.

2 Vistry Homes Ltd v Secretary of State for Levelling Up, Housing and Communities; Fairfax Acquisitions Ltd v Secretary
of State for Levelling Up, Housing and Communities [2024] EWHC 2088
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7.2  The County Ecologist's comments in large part seek to demonstrate that the ecological
impacts of the proposed development are such that it would be contrary to national and
local planning policy to grant planning permission. However, this is based on an incorrect
interpretation of policy and appears to assume that no measures can be put in place to
compensate for the impacts.

7.3 EDP finds that the ecological impacts of the proposed development can in fact be addressed
through the standard/mandatory biodiversity gain pre-commencement planning condition,
together with an additional condition requiring the off-site biodiversity enhancement
scheme to specifically address the LWS impacts. Such an approach is entirely consistent
with national and local planning policy.

7.4 Furthermore, whilst compensation for the loss of LWS habitat should not be deemed to be
a benefit of the proposed development, the delivery of 10% BNG (whether or not it relies on
off-site measures) can and should be deemed to be a benefit.
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Appendix EDP 1
GCN Impact Assessment and Conservation Payment Certificate
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The Conservation of Habitats and Species Regulations 2017 (as amended)
The Wildlife and Countryside Act 1981 (as amended)

Great Crested Newt District Level Licensing
Impact Assessment & Conservation Payment Certificate

T. 020 8026 1089
E. gendll@naturalengland.org.uk

The appropriate authority shall not grant a licence under Regulation 55(9)(b) unless they are satisfied that actions authorised will not be
detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range.

This Certificate is provisional once all information required in sections 1, 2, 3 and 4 has been inserted by
Natural England and it has been issued to the Applicant. A provisional Certificate shall be given the date
inserted by Natural England in section 4. A Certificate remains provisional until:

e It has been signed and dated by the Applicant in section 6; and

¢ Natural England’s administration fee has been invoiced for and (if applicable) the 1st Stage
Conservation Payment has/have been paid; and

¢ It has been counter-signed and dated on behalf of Natural England in section 8.

At which point this Certificate shall be complete and effective and shall be given the date on which it
is signed by Natural England in section 8.

A provisional Certificate that determines that a 15t Stage Conservation Payment is required will lapse after
4 weeks from the date given in section 4, unless signed and dated by the applicant in Section 6.

A provisional Certificate that determines that a 15t Stage Conservation Payment is not required will lapse after
2 months from the date given in section 4. unless signed and dated by the applicant in Section 6.

Lapse date: |23/11/2025

1. Application Details

(1.1) Name of Applicant:

Laura Gillies
(and company number where . . L
relevant) Hawridge Strategic Land Limited
“the Applicant” 12216964

(1.2) Site name / address: Land South of Cowards Lane

“the Site” Codicote, Hertfordshire, SG4 8UW

(1.3) Grid reference for site:
10 figure reference from the centre TL 21589 17810
of the site (or start/end points for
linear schemes)

(1.4) District Level Licensing DLL-ENQ-HERT-00048
Enquiry number:

(1.5) District Level Licensing 28/08/2025
Enquiry form date:

GCN_DLL_IACPC_JULY_2025 1 Copyright © Natural England 2024
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2. Impact assessment

Total number of ponds within proposed site
boundary

Total number of ponds within 250m buffer around
the proposed site boundary

Expected total number of ponds functionally lost
All ponds within the red line boundary are considered lost as
standard. Impacts on ponds outside of the red line boundary,
up to 250m from the proposed site, are considered
proportionally.

Does this development qualify for an alternative
Impact Assessment approach?

3. Compensation

Has the DLL enquiry been submitted with survey
information, or has Natural England's modelled
'No-Survey' option been utilised?

Which Risk Zone does the development lie in:

(No Survey route only)

Associated Risk Zone compensation ratio:

(No Survey route only) Ratio is associated with the risk zone
above it.

Pond compensation ratios:

(Survey route only)

Additional Multipliers:

Applicable only under an alternative Impact Assessment
approach e.g. Temporary impacts multiplier.

Number of compensation ponds required:

[Expected total number of ponds lost] x [compensation ratio(s)]

Is the Time-lag multiplier of 1.1x required?

Multiplier applied when allocated compensation ponds are

under a year old (not yet fully functional).

Total number of compensation ponds required
After all multipliers

Is a 15t Stage Conservation Payment required?
Mandatory when three or more compensation ponds are
required, unless otherwise stated by Natural England.

GCN_DLL_IACPC_JULY_ 2025

0.2

]

Phased development |:|

Householder Linear scheme

[]
[]

Temporary Impacts

Other |N/A

Survey

D No-Survey @

Amber Zone @ Green Zone |:| Combination D Used for Linear

schemes only
Any additional details

Other

(Provide details below)

21 [O] 1 []

GCN 'Present’ Ponds - 41
GCN 'Un-surveyed' Ponds - 2:1

GCN 'Absent' Ponds - 11
N/A
0.4
Yes |:| No @ In Part |:|
04
Yes |:| No E
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4. Administration Fee and Conservation Payment

4.1 Natural England charges a non-refundable Administration Fee of £570 + VAT for the production of a provisional
Impact Assessment and Conservation Payment Certificate. An invoice for this fee will be issued at the point of
production of the provisional Impact Assessment and Conservation Payment Certificate, payable within 28
days of issue.

4.2 Applicants must also make a Conservation Payment to Natural England, to allow Natural England to pay for the
creation of sufficient new great crested newt habitat to compensate for the impacts of the Applicant’s
proposals and maintain this habitat for 25 years.

4.3 If the total number of compensation ponds required is 3 or more the Conservation Payment shall be split into
two staged payments: a 15t Stage Conservation Payment and a 2"? Stage Conservation Payment. In the case
of a phased development, see Annex 4.

4.4 An Applicant who is not required to make staged payments will be issued with a VAT-inclusive invoice for the
Conservation Payment once it has applied to Natural England for a GCN District Level Licence. That invoice
will be payable within 28 days of issue and refundable only in the circumstances set out at clauses 5.8, 5.9 and
5.10, below.

4.5 An Applicant who is required to make a 1t Stage Conservation Payment will be issued with a VAT-inclusive
invoice for that payment once it has signed the provisional Impact Assessment and Conservation Payment
Certificate at section 6, below, and returned it to Natural England. That invoice will be payable within 28 days of
issue and refundable only in the circumstances set out at clauses 5.8, 5.9 and 5.10 below. When an Applicant is
required to make a 1%t Stage Payment Natural England will not complete the Impact Assessment and
Conservation Payment Certificate by signing and dating it at section 8 until that payment has been made.

4.6 An Applicant who has made a 15t Stage Conservation Payment will be issued with a VAT-inclusive invoice for
the 2"¢ Stage Conservation Payment once it has applied to Natural England for a GCN District Level Licence.
That invoice will be payable within 28 days of issue and refundable only in the circumstances set out at clauses
5.8, 5.9 and 5.10, below.

4.7 Except for householder home improvement projects or where planning permission has been received following
a householder planning application a further non-refundable fee of £690 will be charged at the point of issue
of any subsequent licence under reg. 55 of the Conservation of Habitats and Species Regulations 2017 (as
amended), payable within 28 days of issue.

Basis of calculation of Conservation Payment:

0.4 compensatory ponds required at £ 20,200.00  each = £8,080.00 plus VAT = total £ 9,696.00

If a 1% Stage Conservation Payment is required, the Conservation Payment shall be split as follows: See 4.210 4.6,
above

1st Stage Conservation Payment: £ plus VAT = total £ _ See 4.5, above

2" Stage Conservation Payment: £ plus VAT = total £ ) See 4.6, above

Plus:

Administration fee for Impact Assessment £570 plus VAT = total £684 See 4.1, above

and Conservation Payment Certificate

Fee payable on the issue of a licence £690 (no VAT) See 4.7, above

Date: 23/09/2025 See clause 5.11, below

Additional comments on the Conservation Payment:

A breakdown of the Conservation Payment per pond is given at Annex 2.

The Conservation Payment must be made in full before a licence under regulation 55 of the Conservation of Species and Habitats
Regulations 2017 (as amended) may authorise activities that would otherwise breach Regulation 43 of those regulations.
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5. Further Important Information

It is the duty of the Applicant to inform Natural England if the extent of the land affected by the proposed
development is not exactly as shown on the Plan attached as Annex 3 to this Certificate or if it alters at any
time after the date of this Certificate. An offence may be committed if incorrect information is submitted to
Natural England in the course of the licensing process.

Natural England shall be entitled to terminate this Certificate if information subsequently received causes it to
reasonably conclude that the impacts on great created newts, or the required level of compensation, of/for the
Applicant’s proposals on the Site have been under-stated in this Certificate. Before terminating this Certificate
Natural England shall give the Applicant reasonable notice of its intentions and the opportunity to make a
written representation against withdrawal.

This Certificate relates only to the development described in this form and not to any associated or enabling
development.

Natural England’s assessment of the total number of ponds to be lost at the Site is informed by the
information provided by the Applicant in its Enquiry Form. However, where an Applicant has not provided up to
date survey data Natural England determines the number of ponds to be lost at the Site from its own
information. In all cases Natural England retains discretion in assessing the number of ponds to be lost as a
result of the Applicant’s proposals at the Site and its decision shall be conclusive.

This Certificate is not a licence granted under reg. 55 of the Conservation of Habitats and Species
Regulations 2017 (as amended) (henceforth “the 2017 Regulations”) and is not a confirmation or warranty
that such a licence will subsequently be granted.' Natural England excludes all warranties and representations
in so far as the law permits.

If Natural England subsequently grants a licence to the Applicant under reg. 55 of the 2017 Regulations any
such licence will be subject to the conditions therein set out, which may include (but not be limited to) conditions
that activities may not be commenced until the Applicant has paid the Conservation Payment in the amount and
manner set out herein and that activities may not be commenced until compensatory works have reached a
specified stage of completion.

If Natural England subsequently grants a licence to the Applicant under reg. 55 of the 2017 Regulations Natural
England agrees to use and hold Conservation Payment monies payable by and received from the Applicant for
the purposes and period of time set out in Annex 2 to this Certificate. Any surpluses properly arising after 25

years from the date of the grant of a licence shall be retained and used by Natural England for the purposes of

enhancing the conservation status of great crested newts in England.

If planning permission or other essential regulatory consent (including a licence to the Applicant under reg. 55
of the 2017 Regulations) for the Applicant's proposals on the site are refused, or are not applied for, the 15 stage
Conservation Payment(s) made by the Applicant to Natural England pursuant to this Certificate will be repaid in
full.

If following the receipt of planning permission and/or all other essential regulatory consents but prior to the
commencement of any works on the Site that could kill or disturb great crested newts or damage or destroy their
habitat the Applicant confirms in writing to Natural England that it no longer wishes to proceed with its proposals
on the Site any 1% Stage Conservation Payment already made shall be forfeit and any 2" Stage Conservation
Payment already made will be repaid subject to the deduction of such costs as have reasonably been incurred
by Natural England or habitat creation contractors on its behalf prior to the receipt by Natural England of
such written confirmation. An Applicant who was not required to make staged payments will be repaid any
Conservation Payment already made subject to the deduction of such costs as have reasonably been
incurred by Natural England or habitat creation contractors on its behalf prior to the receipt by Natural
England of such written confirmation. The Applicant acknowledges that Natural England will spend the
Conservation Payment in accordance with the provisions of Annex 2 and appreciates that for the purposes of
conserving great crested newts it will be reasonable to spend a high proportion of the Conservation Payment
within a short period of receiving it.

If the Applicant only carries out part of the development on the Site and has less impact than that assessed at
part 2 of this Certificate it shall be entitled to request Natural England to recalculate the Conservation Payment. Such
request shall be in writing and shall contain all the information necessary to allow Natural England to assess the impact
of the modified development. If the recalculated Conservation Payment is lower than the Conservation Payment(s)
already paid the Applicant shall be entitled to reimbursement of the difference on the following basis: a 1%t Stage
Payment shall be forfeit; the balance may be repaid from a 2" Stage Payment subject to the deduction of such costs
as have reasonably been incurred by Natural England or habitat creation contractors on its behalf prior to the
receipt by Natural England of the request to recalculate; an Applicant who was not required to make staged
payments will be repaid the difference subject to the deduction of such costs as have reasonably been incurred
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5.11

5.12

5.13

5.14

5.15

5.16

5.17

5.18

5.19

5.20

5.21

5.22

by Natural England or habitat creation contractors on its behalf prior to the receipt by Natural England of such
written request. The Applicant acknowledges that Natural England will spend the Conservation Payment in
accordance with the provisions of Annex 2 and appreciates that for the purposes of conserving great crested newts
it will be reasonable to spend a high proportion of the Conservation Payment within a short period of receiving it.

Once signed and dated in section 8, this Certificate shall remain effective for the period of 25 years from the
commencement of works on the Site that could kill or disturb great crested newts or damage or destroy their
habitat; save that if after two years from the date of this Certificate the Conservation Payment set out at part 4 of
this Certificate has not been paid in full Natural England shall be entitled to review and revise the amount of that
payment to such sum as at the date of such review is sufficient to pay for the creation and maintenance of sufficient
great crested newt habitat to compensate for the impacts of the Applicant’s proposals for 25 years. Until signed
and dated in section 8 this Certificate is provisional only and if it has been determined that a 15t Stage
Conservation Payment is required it will lapse and be of no further effect after 4 weeks from the date given in
section 4. If it has been determined that a 15 Stage Conservation Payment is not required this Certificate will
lapse and be of no further effect after 2 months from the date given in section 4.

This Certificate may not be relied on by any person other than the Applicant and may not be assigned to any other
person without the prior written consent of Natural England. Natural England’s consent will be conditional upon
any assignee signing a Certificate in like form to this Certificate, or as appropriate to the circumstances, subject
to which consent shall not unreasonably bewithheld.

Natural England’s total liability arising under or in connection with this Certificate, whether in contract, tort
(including negligence or breach of statutory duty), misrepresentation, restitution or otherwise shall be limited to
the amount of the Conservation Payment paid by the Applicant to Natural England and un-spent as at the date of
adjudication of the claim.

The Applicant’s total liability arising under or in connection with this Certificate, whether in contract, tort (including
negligence or breach of statutory duty), misrepresentation, restitution or otherwise shall be limited to the amount
of the Conservation Payment properly calculable on the basis of the actual development to which this Certificate
relates.

Neither Natural England nor the Applicant shall be liable to the other for any indirect, special or consequential loss
or damage or any loss of profits, turnover, business opportunities or damage to goodwill (whether direct or indirect).

No variation of this Certificate shall be valid unless it is in writing and signed by or on behalf of both parties.

Nothing in this Certificate shall prejudice, conflict with or affect the exercise by Natural England of its statutory
functions (including as statutory consultee), purpose, powers, rights, duties, responsibilities or obligations arising
or imposed under any legislative provision enactment, bye-law or regulation whatsoever, nor shall it fetter the
exercise of any discretion Natural England mayhave.

Natural England may terminate this Certificate immediately on notice in writing where, in Natural England's
reasonable opinion, compliance with the obligations in this Certificate is likely to conflict with Natural England's
statutory functions (including as statutory consultee), purpose, powers, rights, duties, responsibilities or
obligations.

The Applicant acknowledges that Natural England is subject to the requirements of the Freedom of Information
Act 2000 and the Environmental Information Regulations 2004 (both as amended) and cannot guarantee
confidentiality. The Applicant shall assist and co-operate with Natural England as necessary to comply with these
requirements. In responding to a request for information, including information in connection with the subject
matter of this Certificate Natural England shall where in its absolute discretion it deems necessary use reasonable
endeavours to consult with the Applicant. Notwithstanding this the Applicant acknowledges that Natural England
may disclose information without consultation, or following consultation with the Applicant having taken its views
into account.

The Applicant shall ensure that all information produced in connection with the subject matter of this Certificate
or relating to this Certificate is retained for disclosure and shall provide all necessary assistance as reasonably
requested to enable Natural England to respond to a request for information within the time for compliance and
shall permit Natural England to inspect such records as requested from time totime.

Nothing in this Certificate is intended to, or shall be deemed to, constitute a partnership or joint venture of any
kind between Natural England and the Applicant. No party shall have authority to act as agent for, or to bind, the
other party in any way.

The parties do not intend any term of this Certificate to be enforceable by virtue of the Contracts (Rights of Third
Parties) Act 1999 by any person that is not a party toiit.
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5.23 This Certificate and all disputes or claims arising out of or in connection with the activities of the parties in
connection with it shall be governed by and construed in accordance with the law of England.

5.24  The Annexes to this Certificate form part of and are incorporated into this Certificate and the agreement
between Natural England and the Applicant.

6. Declarations
This Declaration may only be signed by either:

e The person identified at 1(a) of the Enquiry Form, as the individual Applicant; or

e Addirector or senior authorised employee of the corporate Applicant identified in 1.1; or in either case:

e A person authorised in writing by the Applicant to complete the Enquiry Form and to make this Declaration.
Any such written authorisation must identify the site and development concerned and be irrevocable.

The Applicant declares as follows:

¢ All of the information provided by the Applicant to enable Natural England to produce this Certificate
is up to date, complete and correct;

e All of the information provided by the Applicant in the District Level Great Crested Newt Licence
Enquiry Form is up to date, complete and correct;

¢ The terms and conditions contained within this Certificate are agreed and accepted.

Signed:

Print Name and position of signatory: Laura Gillies, Executive Assistant

For electronic applications, please insert an electronic signature above or tick this box to confirm with the
declaration:

| confirm that | (the above) am duly authorised by the Applicant to sign and submit this document on its behalf: IEI

Dated: 24.09.2025

Invoicing — details of where the invoice(s) should be sent (for first stage payment only)

Email address for invoice: .
accounts@hawridgeland.com

Purchase Order Number * for Conservation Payment: || 24 south of Cowards Lane. Codicote

Company Name: Hawridge Strategic Land Limited

Address: Hawridge Place
Hawridge Common
Hawridge
Chesham

Postcode: HP5 27D

County:

Buckinghamshire

Customer contact name -
Laura Gillies

01494 415096

* Or an alternative reference code. This is a requirement in order for Natural England to raise the invoice

Telephone number:

Any person who in order to obtain a licence under regulation 55 of the 2017 Regulations knowingly or recklessly makes
a statement or representation, or furnishes a document or information which is false in a material particular, shall be
guilty of an offence and may beliable to criminal prosecution. A person found guilty of such an offence is liable on
summary conviction to imprisonment for a term not exceeding six months or to a fine, or to both.
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7. Use of this Certificate

In consideration of the Applicant’s obligations arising herein Natural England consents to the use of this Certificate
by the Applicant in support of an application for planning permission, or development consent under the Planning
Act 2008, for development on the Site. Under District Level Great Crested Newt Licensing Natural England carries
out its formal determination for the purposes of Regulation 55 of the 2017 Regulations after the grant of planning
permission, or development consent under the Planning Act 2008, for the development in question. Accordingly, as
at the date of this Certificate that formal determination has not yet been carried out.

However, in signing this Certificate Natural England has considered the matters it believes to be necessary to satisfy
Regulation 55 (9) (b) of the 2017 Regulations (“that the action authorized will not be detrimental to the maintenance
of the population of the species concerned at a favourable conservation status in their natural range”) and has
concluded that payment by the Applicant of the Conservation Payment will suffice to allow the impacts on great
crested newts of the Applicant’s proposals on the Site to be adequately compensated, and therefore that these
proposals will not be detrimental to the maintenance of the population of great crested newts at a favourable
conservation status in their natural range.

This Certificate reflects Natural England’s views in relation only to great crested newts on and within 250m of the
Site.

8. Natural England

Signed for and on behalf of Natural England
Duly authorized:

Print Name and position in Natural England: Rebecca Eyre DLL Senior Officer

Dated: 29/09/2025

"'In order for Natural England to grant a licence to the Applicant under reg. 55 of the 2017 Regulations it must be
satisfied, inter alia, that the activities so licensed meet the provisions of reg. 55 (2) and 55 (9) (a) and (b).
Compensatory works funded by the Conservation Payment set out in this document allow the provisions of reg. 55 (9)
(b) to be satisfied (“that the action authorized will not be detrimental to the maintenance of the population of the
species concerned at a favourable conservation status in their natural range”), but do not address the issues raised
in reg. 55 (2) (“...imperative reasons of overriding public interest, including those of a social or economic nature ...") or
55 (9) (a) (“that there is no satisfactory alternative”). Accordingly, no representation, assurance, condition or
warranty is given by Natural England to the effect that activities associated with the development described in this
form will go on to be licensed by Natural England.

Annex 1
Privacy Notice

Who collects your data?

The data controller is Natural England, Foss House, Kings Pool, 1-2 Peasholme Green, York, YO1 7PX. You can
contact the Natural England Data Protection Manager at: Natural England, County Hall, Spetchley Road, Worcester,
WRS5 2NP; foi@naturalengland.org.uk

The Defra group Data Protection Officer is responsible for checking that Natural England complies with legislation.
You can contact them at: Department for Environment, Food and Rural Affairs, SW Quarter, 2" floor, Seacole Block,
2 Marsham Street, London SW1P 4DF. DefraGroupDataProtectionOfficer@defra.gsi.gov.uk

What of my data is being collected and how is it being used? What is the legal basis for the processing?

The data collected by Natural England includes: an Applicant’'s name and contact details, the name and contact
details of any agent appointed by the Applicant, the name and contact details of individual points of contact within the
Applicant’s organisation and that of the Applicant’s agent, customer type, the nature of the Site, the development
proposed on the Site, reasons for that development, and bank account information for refunds.

Natural England uses such data to run a great crested newt licensing scheme (“the Scheme”) in the area in which
the Site is located. Processing is necessary (a) for the performance of a task carried out in the public interest or in
the exercise of official authority vested in the data controller. That task is to conduct the licensing functions delegated
by Defra to Natural England under section 78 of the Natural Environment and Rural Communities Act 2006 and (b)
for the performance of the contractual terms set out in this Certificate.
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The processing by us of personal data relating to wildlife-related or animal welfare offences or related security
measures is carried out only under official authority. This information is used in assessing an application as it is a
material fact.

Who will my data be shared with?

Information provided by or on behalf of the Applicant and any supporting material will be used by Natural England to
undertake our licensing functions and to operate the Scheme. This will include assessing an Applicant’s proposals in
line with the Scheme, producing a Scheme certificate, assessing an Applicant’s licence application, issuing a licence
if applicable, monitoring compliance with licence conditions and collating licence returns and reports. In carrying out
these functions Natural England may discuss your Scheme application with third parties such as contractors
commissioned to deliver the necessary habitat compensation. Natural England may for particular licence applications
and at specific stages of the licensing process discuss your application with third parties. The details of this sharing
are set out here https://www.gov.uk/government/publications/wildlife-licensing-privacy-notice

Natural England recognises there is significant public interest in wildlife licensing and in those who benefit from
receiving a wildlife licence. Therefore, we may make information publicly available. Information released may include,
but is not limited to, your name or business name, application and licence details as well as reports and returns.
Natural England, however, realises that some licensed activities can be sensitive and we will not release information
that could harm people, species or habitats. In some cases, for example, this may mean not releasing the names and
addresses of individuals or the location of the licensed activity.

We will respect personal privacy, whilst complying with access to information requests to the extent necessary to
enable Natural England to comply with its statutory obligations under the Environmental Information Regulations
2004 and the Freedom of Information Act 2000.

How long will my data be held for?

Your personal data will be kept by us for 7 years beyond the period of effectiveness of this Certificate.

If you are relying on my consent to process data, can | withdraw my consent?

No, because the processing is not based on consent.

What will happen if | don’t provide the data?

Failure to provide this information will mean that we will be unable to assess your application for a Scheme certificate
and/or a wildlife licence.

Will my data be used for automated decision-making or profiling?

The information you provide is not connected with individual decision making (making a decision solely by automated
means without any human involvement) or profiling (automated processing of personal data to evaluate certain things
about an individual).

Will my data be transferred outside of the EEA?

The data you provide will not be transferred outside the European Economic Area.

What are my rights?

A list of your rights under the General Data Protection Regulation, the Data Protection Act 2018, is accessible at:
https://ico.org.uk/for-organisations/quide-to-the-general-data-protection-regulation-gdpr/individual-rights/

How do | complain?

You have the right to lodge a complaint with the ICO (supervisory authority) at any time. Should you wish to exercise
that right full details are available at: https://ico.org.uk/for-organisations/quide-to-the-general-data-protection-
regulation-gdpr/individual-rights/

Natural England’s Personal Information Charter

Details of our Personal Information Charter can be found at: https://www.gov.uk/government/organisations/natural-
england-personal-information-charter
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Annex 2

Breakdown of Conservation Payment per compensatory pond required

Hat_)itat Compensatory pond £5,135 per pond, including Funds to be spent as soon as
dellvery creation or cost of obtaining planning possible
(66%) restoration* permission where necessary
Contingency fund £900 per pond Funds to be pooled
for replacement of initially created Spent on the creation of further
compensatory ponds at Natural England’s
pond discretion, within 25 years
Compensatory £5,290 per pond Funds to be pooled
pond maintenance initially created Spent over 25 years
Habitat facilitation, ?:2.,.200 per pond Funds to be pooled
strategy provision and | initially created Spent over 25 years
licence compliance
Habitat Monitoring £3,590 per pond Funds to be pooled
monitoring initially created Spent over 25 years, including
(19%) eDNA and HSI surveys
Modelling and £210 per pond Funds to be pooled
mapping updates initially created Spent at regular intervals
over 25 years
Administration Natural England: £2,875 per pond Funds to be pooled
(15%) management and initially created Spent over 25 years
administration of
scheme

Plus VAT

* ltems marked with an asterisk relate to immediate costs for pond creation and together constitute the 15t Stage
Conservation Payment per compensatory pond, in cases where this is payable separately.
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