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08 October 2025  
Our Ref: 0993/20251008 
 

Senior Planning Officer 
North Hertfordshire Council  
PO Box 10613 
Nottingham 
NG6 6DW 
 
RE: GA2 NORTHEAST STEVENAGE – REQUESTED UPDATE BAT SURVEYS 
 
I write following recent informal officer correspondence received from  (Senior 
Ecologist, North Hertfordshire Council) regarding the proposed Merrick Close access regarding the 
wider GA2 allocated site and a forthcoming planning application. 
 
It is understood that a bat survey is requested prior to determination with a focus upon the Merrick 
Close access. It was my understanding that ecological survey information collected in 2023 
(following earlier surveys in 2017), to inform a period of pre-application consultation which begun 
in 2024, remained appropriate for the purposes of ecological impact assessment of a forthcoming 
application. This was based upon update habitat survey conducted by Jamie Woollam in May 
2025 confirming the habitats and management of the Site had not materially changed since 2023. 
 
I reaffirm, at the commencement of pre-application consultation with relevant ecological 
consultees, all data was ‘in-date’ and initial judgements at that time regarding bats were based 
upon such data. Update bat data was not requested until the end of the survey season in 2025 
ahead an application, when update surveys could not then be undertaken. 
 
With reference to CIEEM advice note April 2019 on the lifespan of ecological reports set out that 
for ‘Age of Data’ between 18 months and 3 years it is a matter of professional judgement whether 
data remain valid. For this Site it is my professional judgement that bat survey data remains valid 
for the purposes of ecological impact assessments, on the basis that habitats and management 
have not changed substantively since 2023 surveys based upon recent survey by Jamie Woollam 
in May 2025. In the absence of such changes, and comparing with 2017 data, 2023 bat survey 
data provide a sufficient level of confidence that potential effects of the scheme can be 
predicted and any appropriate mitigation be proposed. 
 
For reference I include below bat survey (transect) routes showing the survey effort for most 
recently completed surveys in 2023 across May to September which shows frequent coverage of 
the Merrick Close access area. 
 

Dixies Barns, 
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w  csaenvironmental.co.uk 



 
 
Please note in the extract below, the location around Merrick Close shows only pipistrelle species 
recorded, with other more notable species recorded elsewhere in the Site. Regardless, it is 
assumed for the purposes of impact assessment in this location that many or all of these species 
recorded elsewhere at the Site during transect surveys or remote monitoring could use these 
habitats. 
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Picture Estates Limited  
  

  
Sent: Tuesday, October 28, 2025 9:40 AM 

 
 

 

 Submitted - [[8430059315]] - FORMAL COMPLAINT - Complaint 
00204820 
  

 
  
Just to be clear, the 2008 DOV doesn’t cover the area we are discussing here so we are only considering the older 
original document. 
  
The street lighting is shown on the cross sections, and the location of the lighting has been carefully considered to 
ensure it adheres to the specifications within the ENA document and the sag and swing info provided by UKPN. 
  

 
  
 
Kind Regards 
 

[brookbanks.com]
 

                                                                                                                                                                     
 

 
 

 
W:  www.brookbanks.com 

[brookbanks.com] [brookbanks.com]
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Take a look at our latest brochures here:   Development Partner [issuu.com] 
 

    Project Consultant  [issuu.com]
  

Land, Development and Communities | Commercial & Cost Management 
Civil, Structural, Mechanical & Electrical Engineering | Development Partnerships & Management
    

  
Sent: 28 October 2025 08:28 
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Sent: 24 October 2025 13:35 

 
 

Subject: RE: UK Power Networks Application Submitted - [[8430059315]] - FORMAL COMPLAINT 
  
Hi  
  
As discussed to confirm our conversation. 
  

 I copy in our client who can advise on land ownership. 
 UKPN will confirm that they will not raise an objection at planning based on the technical drawings that we 

have provided but will not formally approve the drawings in lieu of just advising that we need to adhere to 
the relevant ENA guidance on everything that we are doing. 

 We discussed that UKPN will want to vary the easement as our works contravene the details of the specific 
easement.  In order to do that they require a plan that shows the easement overlaid over the carriageway 
design.  I assume your suggestion is that we are breaching the change of ground level clause which is 
identified as 25 feet from the NGED infrastructure and 22 feed from the UKPN infrastructure.  The updated 
document doesn’t actually update the restriction on ground levels so assumed this remains as previous.  

 Following the call I have reviewed the older, original easement document and I can only see restrictions on 
erecting structures and changes of ground level.  Obviously no structures are being erected in that area and 
ground level changes have been kept to an absolute minimum so I believe the breaches to be minor. 

  
We will action the plan and revert. 
  

 
  

  
Sent: 21 October 2025 09:43 

 
Subject: RE: UK Power Networks Application Submitted - [[8430059315]] - FORMAL COMPLAINT 
  

 
  
Yes that’s fine. 
  
Regards 
  

 
Property & Consents Networks Manager EPN & SPN 
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GA2 – Draft Heads of Terms (S106 Agreement) 

 
 
 
October, 2025 
 
 
 
 
 
Introduction 
 
This document is prepared on a without prejudice basis and sets out the draft Heads of Terms for 
inclusion within a S106 Agreement to be subsequently prepared in support of the  
 
“Hybrid application for a residential-led development comprising residential (Use Class C3), educational 
use (Use Class F1), a community hub (Use Class F2) with associated new internal roads, access, 
parking, cycling infrastructure, landscaping and other associated infrastructure. 
  
Full application comprises the construction of vehicle access and an active travel link via Mendip Way, 
with associated landscaping and drainage works.  
 
The outline application, for which all matters are reserved except for means of access, comprises the 
erection of up to 640 dwellings (Use Class C3), a site for a primary school, further land reserved for 
educational use (Use Class F1), a site for a community hub (Use Class F2), with associated 
infrastructure.” 
 
Planning Obligations: Draft Heads of Terms  
 
The financial contributions to be requested by the Council will need to meet the planning obligations test 
set out in part 11 Section 122 of the Community Infrastructure Levy Regulations 2010 and paragraph 57 
of the NPPF. As such, any planning obligations to be imposed as part of the application must be:  
a) Necessary to make the development acceptable in planning terms; 
b) Directly related to the development; and  
c) Fairly and reasonably related in scale and kind to the development. 
 
Financial contributions towards the provision of necessary and directly related infrastructure and services 
that is fairly and reasonably related in scale and kind to the development will be discussed with the 
Council through the consideration of the application and will be secured through the s106 legal 
agreement, subject to the Council providing the requisite justification having regard to the CIL 
Regulations.  Financial contributions towards the following matters are to be negotiated as part of the 
application process as appropriate and necessary, based upon evidence to be provided by the Council 
(and statutory consultees as appropriate) in terms of need. 
 
 
 
 
 
 



 

Category (Authority) Figure (£) Infrastructure 
Project(s) 

Primary Education 
(HCC) 
Nursery Education 
Contribution included 
within the primary 
education contribution 

TBA – subject to 
final housing mix 

Towards the delivery of 
a new primary school 
on-site and/or provision 
serving the 
development. Land 
costs to be refunded 
proportionately based 
on the housing mix and 
numbers and build 
trajectory.  

Secondary Education 
Contribution 
Including post 16 
provision 
(HCC) 

TBA - subject to 
final housing mix 

Towards new secondary 
education provision at the 
former Barnwell East site/ 
land at Redwing Close 
and/or provision serving 
the development.  
 

Primary School Land  Land cost to be 
agreed and 
deducted from 
Primary 
Contributions 

Comprising 2.1 hectare 
of land, location as 
shown in the Master 
Plan approved by the 
District Council and 
meeting HCC land 
specification 
requirements. To be 
made available in the 
early phases of 
development with 
supporting services 
and infrastructures to 
be in place by dates to 
be agreed. 
 
 
 

Reserved School Land 
(HCC) 

N/A Comprising an 
additional 1.9 hectares 
of reserved Education 
Land, location as 
shown in the Master 
Plan approved by the 
District Council. Land 
cost to be agreed. 
Clawback provision to 
release the land of this 
reserve school 



 

designation on terms to 
be agreed.  
  

Childcare Contribution 
(HCC) 

TBA - subject to 
final housing mix 

Towards increasing the 
capacity of 0-2 year old 
childcare 
facilities in north 
Stevenage and/or 
provision serving the 
development. 

Childcare Contribution 
(HCC) 

TBA - subject to 
final housing mix 

Towards the provision 
of 5-11 year old 
childcare 
facilities at the new 
primary school on GA2 
and/or provision 
serving the 
development. 



 

Special Educational 
Needs and Disabilities 
(SEND) 
(HCC) 

TBA - subject to 
final housing mix 

Towards new 
Severe Learning 
Difficulty (SLD) special 
school places EAST 
and/or provision 
Serving the 
development. 

Library Service 
Contribution 
(HCC) 

TBA - subject to 
final housing mix 

Towards the reprovision 
of Stevenage Library. 

Youth Service 
Contribution 
(HCC) 

TBA - subject to 
final housing mix 

Towards increasing the 
capacity by sourcing a 
new exclusive or shared 
use young people’s 
centre serving 
Stevenage and the 
surrounding area and/or 
provision serving the 
development. 

Waste Service 
Recycling Centre 
Contribution 
(HCC) 

TBA - subject to 
final housing mix 

Towards increasing 
capacity at Stevenage 
Recycling Centre 
and/or provision 
serving the 
development. 

Waste Service 
Transfer Station 
Contribution  
 

TBA - subject to 
final housing mix 

Towards the new 
Northern Transfer 
Station and/or provision 
serving the 
development. 



 

Monitoring Fees 
(HCC) 

TBA - subject to 
the final agreed 
number of 
distinct trigger 
points for 
payments. £420 
per distinct 
trigger (index 
linked to RPI 
January 2024).  

N/A 

Affordable Housing 
(NHDC) 

Nil Affordable housing 
40% of homes on site 
to be affordable homes, 
with 65% of the 
affordable homes to be 
social and affordable 
rented and 35% of the 
affordable homes to be 
shared ownership. 
S106 to also specify 
triggers by when 
certain proportions of 
affordable homes are to 
be delivered, and 
mechanism for 
agreeing mix of 
affordable housing 
between each phase of 
development or 
reserved matters 
application. 
 

Community 
Building (NHDC) 

Nil 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Preferred uses to be 
discussed and also 
mechanisms for 
determining (i) 
Specifications of 
building (ii) Time by 
which building must be 
available for use by 
public (iii) Management 
options and transfer 
Arrangements. 



 

 
 

 

Primary Health Care 
Provision 
(NHS ICB) 

TBA Either (i) a financial 
contribution (to be 
specified) to be applied 
towards primary 
healthcare serving the 
general area of the 
development; or 
(ii) the provision of 
floorspace in the 
proposed community 
hub, to a specification 
to be agreed with the 
NHS. The cost of 
provision of the on-site 
facility shall be 
calculated and agreed. 
If the cost of the on-site 
facility exceeds the 
level of contribution 
specified under (i), or if 
a larger is facility is 
sought by the NHS and 
capable of being 
accommodated within 
the community 
building, the balance of 
the cost shall be 
provided 
by the NHS. 



 

Public Open Space 
(NHDC) 

TBA Provision of a strategy 
for the provision of the 
on-site public open 
space (including play 
areas) to be delivered 
to appropriate 
timescales relative to 
the occupation of each 
phase.  



 

Self / Custom Build 
Homes Scheme 
(NHDC) 

Nil Scheme of 6 of the open 
market plots shall be 
marketed as self build 
or custom build plots. 
Marketing terms shall  
be agreed prior to such 
marketing. Any such 
plots which have not 
sold to eligible self- or 
custom-builders 
following the marketing 
period may be 
developed and sold. 

Sports Facilities 
contribution 
(NHDC / Stevenage 
BC) 

TBA Towards local sports 
facilities to be paid to 
the district council for 
onward payment (either 
directly or via another 
council – e.g. 
Stevenage Borough 
Council if appropriate 
for schemes in their 
area) to improve sports 
facilities in the area 
with the total in 
accordance with the 
sums advised by Sport 
England, but the 
detailed selection of 
projects to be at 
Council’s 
discretion. 

Allotments 
(NHDC, Great 
Ashby CC) 

Nil Provision of at least 0.4 
hectares for allotments, 
location as shown in 
the Master Plan 
approved by the 
District Council. 
Also, triggers for when 
allotments to be laid out 
and handed over, and 
provisions for offering 
them to the Community 
Council and District 
Council, with fallback 
provisions in the event 
that neither 
Council wishes to take 
them on. 



 

School Community 
Use Agreement 
(NHDC) 

Nil Use of Primary School 
site for community use 
to be agreed in 
consultation with Herts 
CC Growth and 
Infrastructure Unit and 
Sport England. 

Open Space 
Management and 
Maintenance Scheme 
(NHDC) 

TBA – To include – 
a) Details of landscape 
management and 
maintenance plans; 
b) Details of planting, 
grass cutting, weeding 
and pruning; 
c) Management of 
sustainable urban 
drainage features; 
d) Management of 
biodiversity 
enhancements; 
e) Inspection, repair 
and maintenance of all 
hard landscaping and 
structures; 
f) Management, 
monitoring and 
operational restrictions; 
and 
g) Maintenance and 
planting replacement 
programme for the 
establishment 
period of landscaping. 
 
The agreement will set 
out the terms for 
adoption of the public 
open space by the 
District Council (financial 
contribution/commuted 
sum to be agreed as 
appropriate), or 
alternatively for its long-
term management and 
maintenance by a 
private management 
company.  



 

Highway 
Improvements – 
Strand 1 
(HCC Highways) 

TBA  Towards identified 
works agreed with 
HCC Highways. 

Highway 
Improvements – 
Strand 2 
(HCC Highways) 

TBA  Towards identified 
works agreed with 
HCC Highways. 

BNG Monitoring   BNG monitoring 
contributions to cover 
LPA officer time to 
consider monitoring 
reports sent to the LPA 
over the 30 yrs of 
secured ongoing 
management but also to 
make site visits in yrs 
1,2,3,5,7,10,15,20,25 and 
30 comes to at least 
£40,000 (index linked).  

Beryl Bikes and car 
club 

 Provisions for beryl bikes 
and a car club will be 
discussed and agreed in 
the S106. 

NHC Monitoring fees  To be discussed and 
agreed in the S106. 

 
Standard refund provisions will be included in the final document to provide that any 
amounts paid in contributions that are not spent after a definite period of time shall be 
returned to the developer. 
 
 




