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Paul Evemy  

Additional Statement, Matter 8, Heart  of England 
Questions 41, 48 

 

41. Are there any adverse environmental effects, including the effects on 
landscape, agricultural land, biodiversity, that cannot be mitigated 
satisfactorily? Do any such effects prevent development as a matter of 
policy? 
 
and 
 
48. NA3: the potential loss of biodiversity which may arise from the 
confinement of the SSSI and County Wildlife Site by surrounding urban 
development  
______________________________________________________________ 
 

Abbotskerswell Parish Council and Wolborough Residents’ Association 
commissioned Professor John Altringham (Professor of Animal Ecology and 
Conservation at Leeds University) to review the biodiversity and 
environmental issues proposed in the TDC Local Plan and in particular NA3 
which is of grave concern to us. A copy of his report is attached (Appendix A) 
and warrants careful study. 

Professor Altringham has over 30 years experience of research and teaching in 
zoology, ecology and conservation. He is also interested in improving standards in 
practical conservation through objective, evidence-based decision-making. 

 

He has written three books on bats, over 100 scientific papers on a range of 
biological topics and numerous review articles and technical reports. He contributes 
regularly to the popular understanding of science and conservation through 
magazine articles and through contributions as advisor, contributor and presenter to 
TV and radio. 

 

He is a practicing conservationist (member of CIEEM) and a regular advisor to 
conservation agencies (including NE) and charities. He is, or has been, a member 
of a wide range of advisory groups and panels and is currently a member of the 
Yorkshire Dales Biodiversity Forum and the Natural Environment Panel of the 
National Trust. 

 

 

This response relates to Wolborough NA3 in the Teignbridge Local 
Plan (LP). The Plan for NA3 proposes delivery of at least 1500 
homes and a major new highway coupled with other infrastructure. 
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Chapter 11 of the National Planning Policy Framework (NPPF), 
Conserving and Enhancing the Natural Environment, directly 
applies to the question above.  

Paragraph 109 states: 

 The planning system should contribute to and enhance the natural and local 
environment by:  

 ● protecting and enhancing valued landscapes, geological conservation  
interests and soils;  
 ●recognising the wider benefits of ecosystem services;  
● minimising impacts on biodiversity and providing net gains in biodiversity  
where possible, contributing to the Government’s commitment to halt the  
overall decline in biodiversity, including by establishing coherent ecological  
networks that are more resilient to current and future pressures;  
 ● preventing both new and existing development from contributing to or  
being put at unacceptable risk from, or being adversely affected by  
unacceptable levels of soil, air, water or noise pollution or land instability;  
 

NA3 should be viewed holistically as a network of habitats that 
contribute to maintaining a complex system of biodiversity. Within 
the site or in very close proximity to it contains: 

• a cirl bunting enhancement zone 

• roosts, foraging areas and flyways for greater horseshoe 
bats (GHB’s) (Kestrel Wildlife Ltd 2012  Site Screening & 
Supplement) 

• roosts, foraging areas and flyways for lesser horseshoe bats 
(LHB’s) (McCarthy Associates (2004) 

• a bat flyway which is a strategic component of the South 
Devon Special Area of Conservation (SHSAC) 

• a Site of Special Scientific Interest (SSSI) Wolborough Fen  

NA3 is adjacent to Decoy Country Park, which is part owned by 
Teignbridge District Council (TDC). The continued integrity of the 
park is essential because it is part of the foraging and feeding area 
for GHB’s/LHB’s and other bat species. Two fifths of the park’s 
current area appears to be leased from a local farmer under a 
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gentleman’s agreement. TDC owns 15.23 hectares of the park’s 
30.25 hectares. Any withdrawal from the ‘gentleman’s agreement’ 
would radically reduce the operating area, greatly increasing 
pressures on the remaining site, especially with the proposed 
population rise.   

LHB’s and GHB’s have identified roosts adjacent to and within the 
proposed development site of NA3. TDC recently published the 
Habitats Regulations Assessment TDC LP 2013-2030 (Oxford 
2013) and a Supplementary Report on GHB’s and the SHSAC part 
1, (Duverge & Jenkins 2013). The latter report identifies four 
initiatives to safeguard GHB’s at the strategic level 

1. The Teignbridge Green Infrastructure Strategy (July 2011) has identified a  
series of green corridors that could support and enhance the main strategic  
flyways around Newton Abbot and Kingskerswell, Kingsteignton and Bovey Tracey.  
Teignbridge Local plan draft submission includes a detailed Infrastructure Delivery  
Plan (Appendix G)  
2. A series of bespoke Greater Horseshoe Bat Mitigation Plans are to be  
developed for each of the major settlements, or other coherent geographic areas.  
3. Biodiversity off setting: The South Hams SAC is one of DEFRA’s national  
biodiversity off-setting pilot projects with a focus on greater horseshoe bats.    
4. Large-scale mitigation strategy: Recent discussions between the five relevant  
planning authorities for the South Hams SAC suggest that the preparation of  
Greater Horseshoe bat Mitigation Strategy (published as supplementary planning  
guidance) specifically to address how development management decisions will be  
made in relation to the SAC would be beneficial.   
  
The SHSAC contains 25% of the UK GHB population. Devon is 
one of four pilot areas for testing biodiversity offsetting; this pilot is 
due to end April 2014. Because the pilot scheme has only been 
running for 18 months and habitat creation can take many years 
little evaluation of its measures has been possible. The 
Supplementary Report (p18) notes: 

3. Biodiversity offsetting: The South Hams SAC is one of DEFRA’s national  
biodiversity offsetting pilot projects with a focus on greater horseshoe bats 
and cirl buntings. These pilots provide an opportunity to mitigate (off set)   
residual losses linked to developments by creating new habitats for the  
species concerned and/ or to improve the management of existing sites. Such   
an approach could be used to mitigate for the cumulative losses of foraging  
areas due to development. This could be linked directly to relevant policies in   
the Local Plan relating to biodiversity protection and enhancement.  
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Professor Altringham (Professor of Animal Ecology and 
Conservation at Leeds University) writes in a personal 
communication, “ Nowhere is it discussed what evidence exists to 
support the effectiveness of habitat creation. Nor is the long time 
needed for the creation of new habitat considered. Good habitat is 
not created overnight. New habitat is almost never going to be as 
useful to a species as the habitat it once used, but is now lost- 
swapping old for new should be the last resort. I do not think this is 
the true spirit of biodiversity offsetting. The lost habitat that needs 
offsetting should not be prime habitat. What do the bats (and other 
flora and fauna) do in the long gap between loss of existing habitat 
and the creation of new habitat? Go locally extinct is the usual 
answer- temporarily or perhaps permanently.”   

 From the Supplementary Report p20, 2.2.2 

Minor roosts such as temporary night roosts, and hibernacula holding small  
numbers of bats should be identified during survey work and replaced with  
suitable alternative roost sites under the provisions of an EPS licence.  
Replacement roosts require careful design and construction. Techniques are  
well established and new roosts can be favoured by greater horseshoes over  
their existing roost sites particularly if the old roost is in poor condition.   
Flyways: Impacts on flyways can be minimised through careful design to  
maintain dark corridors along hedgerows and tree lines, providing alternative  
flyways as part of landscaping and green space, and by enhancing existing  
routes through additional planting and fencing. These measures can be  
incorporated within green infrastructure. 

Again, in a personal communication Professor Altringham notes,  
“There is little or no evidence to support these conclusions. There 
is a long history of abandoned or inadequate mitigation and 
monitoring at development sites, leading to failure (e.g. Altringham 
2008, Tischew et al, 2010, Stone et al, 2011) In the 389 derogation 
licences and reports examined by Stone et al. (2011), 68% of 
affected roosts were lost to development and many others suffered 
population decline. 67% of applicants failed to submit post 
development reports and post development monitoring was 
conducted at only 19% of sites. A review of compensation 
measures used to counteract the environmental impacts of road 
construction found that 26 of 57 compensation areas had to be 
excluded from the analysis due to poor goal setting, unclear 
implementation or failure to carry out the measures (Tischew et al. 
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2010). Analysis of the remaining 31 compensation areas found 
that two thirds of the compensation goals set were only partly met 
or not met at all, with unsuitable site conditions, improper 
implementation and deficient management and follow up being 
major contributors to failure.  

Despite this ecological consultants and developers continue to 
work together claiming that mitigation works, while failing to gather 
any useful data to support their beliefs- and in many cases failing 
to implement their plans. The UK consistently fails to meet its 
targets to slow down or stop biodiversity loss (The State of Nature 
2013). I believe a significant factor is this unfounded trust in 
untested mitigation and compensation measures.” 

From the Supplementary Report p21, 2.2.2 cont: 

Only use lighting where and when necessary and ensuring lighting  
levels do not exceed 1 lux in the vicinity of flyways and roost sites.  
 

NA3 will have a major road (20m embankment to embankment) 
with an estimated 1150 vehicles per hour and at least 1500 homes 
covering the site. Stone et al. 2009 and Stone et al. 2012 suggest 
that light levels of 0.45 lux are appropriate for bats if they are not to 
have a negative impact on bat flight route selection (this light level 
equates to a cloudy moonlit night). Maintaining these levels on a 
new housing estate (where street lighting alone averages 50 lux) 
will be impossible and would be deemed unsafe for an urban area.  

 From the Supplementary Report, Page 21 2.2.2  

Roads and transport links can pose particular problems for commuting bats.  
Connectivity can be maintained by the use of underpasses. Evidence for the  
effectiveness of underpasses comes from 2 studies: In Wales the    
construction of the A477 included two culverts (one 2.2m diameter and other  
1.8m diameter) located at existing greater horseshoe bat crossing points.   
Monitoring showed that ‘tunnels are proving to be extremely effective in  
allowing bats to cross the road safely.’  (Wray et al, 2005).  Billington (2003)  
reported greater horseshoe bats using tunnels beneath the A38 near  
Chudleigh, these underpasses are still in use today (Duvergé 2010).  
 

Professor Altringham writes, 
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”The cited documents provide evidence for USE not 
EFFECTIVENESS. These documents note only that bats, usually 
a small number, fly through underpasses. They do not say what 
proportion fail to cross the road at all, cross the road itself, or are 
killed in attempting to cross. Effective mitigation conserves 
populations not individuals. This is clear in all conservation policy 
documents, which are based around favourable conservation 
status of populations. The Highways Agency report is misused. 
The report, and the quote from it, do not support the idea that 
underpasses are effective. Berthinussen & Altringham (2012b) 
have shown that even when used underpasses may be attracting 
only a small minority of bats crossing – the rest take a risk on the 
road above. Abbot et al. (2012a,b) draw similar conclusions.” 

 From the Supplementary Report, p24, 3.2: 
 
Amber indicates that the issue of whether or not the integrity of the SAC is  
likely to be affected by development depends on the details of the proposal  
and the form of mitigation provided. HRA would be required.   
  

Professor Altringham notes, “ But if mitigation methods are not 
proven effective then there is ‘reasonable scientific doubt’ about 
the success of the scheme and planning consent should not be 
given.  In the Waddenzee judgement, the European Court of 
Justice ruled that a plan or project can be authorised only if a 
competent authority has made certain that the plan or project will 
not adversely affect the integrity of the site. ‘That is the case where 
no reasonable scientific doubt remains as to the absence of such 
effects’. Competent national authorities must be ‘convinced’ that 
there will not be an adverse effect and where doubt remains as to 
the absence of adverse effects, the plan or project must not be 
authorised subject to the procedure outlined in Article 6(4) of the 
EC Habitats Directive regarding imperative reasons of overriding 
public interest” (ODPM Circular 06/2005) 

 Finally, from the Supplementary Report, Page 30,3.3.4: 

Detailed routes and proposals for above road schemes and improvement works are  
not yet known. Detailed bat survey information will be required to inform the choice of  
route and a comprehensive mitigation package will be required to ensure that there   
are no adverse effects on the integrity of the South Hams SAC.  This will require  
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careful design as roads can present a major barrier to greater horseshoe bats.   
However, a number of mitigation measures are proving to be effective for greater  
horseshoe bats, for example the use of underpasses supported by tree and shrub   
planting to guide bats into the underpass (Highways Agency 2011).     

Professor Altringham comments, 

” Again, this report does not support such conclusions. It shows 
use by greater horseshoe bats, not effectiveness at protecting 
populations- two very different things.” 

 

Many observations made by Professor Altringham regarding the 
GHB report apply to the LHB population that has been identified at 
NA3. The NA3 site is on the fringe of urban development, but still 
maintains large unlit areas and dark skies. This helps to maintain 
night light levels that are suitable for bat flight. All of the ideal 
landscape characteristics for GHB’s identified by English Nature, 
now Natural England, have been identified within NA3. 

Paragraph 109 from the NPPF states: 

The planning system should contribute to and enhance the natural and local  
environment by:  
protecting and enhancing valued landscapes, geological conservation  
interests and soils;  
 
In a report recently released under an FOI request, but omitted in 
DCC’s Detailed Comments (2012), Devon County Council’s 
Landscape Officer’s report on the Teignbridge Local Plan noted 
that:  
“Development in countryside west of Decoy Park and visible from the 
southern edge of Newton Abbot would harm the visual amenity enjoyed by the 
people of the town and would result in loss of landscape of high local quality 
and distinctive character that contributes positively to the peaceful rural 
setting of Newton Abbot. Consider significant reduction of the development 
areas here.” 
 
This echoes the sentiments of the Teignbridge SHLAA- Detailed 
Site Assessment. It provokes the question, why has the advice 
been ignored? 
 
From the NPPF Paragraph 110: 
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In preparing plans to meet development needs, the aim should be to  
minimise pollution and other adverse effects on the local and natural  
environment. Plans should allocate land with the least environmental or  
amenity value, where consistent with other policies in this Framework. 
 
Documents posted by TDC and others have identified the 
landscape and environmental richness of NA3. Its real value 
comes from treating the site holistically and not by fragmenting its 
assets into its constituent parts. Wolborough Fen is a SSSI that is 
highly sensitive to changes in water flows and chemistry. E-mails 
recently released under an FOI request to TDC indicate the 
difficulty of protecting biodiversity integrity of the SSSI. It was 
initially identified that a Sustainable Urban Drainage System 
(SUDS) might be an answer. SUDS take up considerable land 
area and have been used to strip out some inorganic compounds 
from urban run off. Mark Taylor (Natural England 2012) is sceptical 
that a SUDS system will provide a solution to protecting 
groundwater flows to the SSSI. He also advised that there was 
uncertainty about whether urban diffuse toxic pollutants (from 
vehicles etc) and phosphates could be removed by wetland/SUDS 
systems.   
 
Paragraph 113 from the NPPF states: 
 
Local planning authorities should set criteria based policies against which  
proposals for any development on or affecting protected wildlife or  
geodiversity sites or landscape areas will be judged. Distinctions should be  
made between the hierarchy of international, national and locally designated  
sites, so that protection is commensurate with their status and gives  
appropriate weight to their importance and the contribution that they make  
to wider ecological networks.  
 
Additionally Paragraph 118 also states: 
When determining planning applications, local planning authorities should  
aim to conserve and enhance biodiversity by applying the following  
principles:  
 ● if significant harm 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;  
 
Having spent many years in its gestation, it is noteworthy that TDC 
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only commissioned an HRA and report on GHB’s and the SHSAC 
a few weeks prior to the LP being submitted to the Planning 
Inspector. However, it is evident that TDC has not produced a set 
of criteria based policies for this site or established a methodology 
for assessing the success or failure for the proposed mitigation 
strategy. What TDC has produced is a set of reports setting out 
proposals with no evaluative measures or assessments. To 
abandon this site to a set of vague proposals would jeopardise its 
future as an integrated, biodiversity rich environment. No 
overarching vision is proposed to protect each component part in 
order to sustain the wider ecological network. 
 
Both the Sustainability Appraisal (2012) and the HRA Site 
Screening Exercise (2013) make extensive reference to mitigation 
without any reference to whether mitigation works and how it could 
be implemented, monitored and assessed. TDC has offered no 
intellectual insight into how mitigation for one or more species 
might affect the integrity of the site as a whole. 
 
In finality paragraph 123 of the NPPF states: 
Planning policies and decisions should aim to:  
identify and protect areas of tranquillity which have remained relatively  
undisturbed by noise and are prized for their recreational and amenity  
value for this reason. 
 
The farmland forming NA3 was worked by our ancestors centuries 
before the ‘Enlightenment’ and the birth of scientific method. 
Evaluative science underpins our modern society but aesthetic 
values still help to shape how society deals with its problems. 
 
In the early 13th century the Abbots of Torre owned Wolborough 
Barton Farm. The present farmhouse was probably the site of the 
Manor House; the Mediaeval Holdings also included St Mary’s 
Church, with settlements on the west side and small farmsteads. 
The boundaries of the farms are still clearly defined, and they have 
been worked to the present day. Footpaths transverse this unique 
picturesque site and is highly valued by the townspeople for its 
quiet serenity. 
 
The Oxford Conference on Farming (January 2013) contained a 
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keynote speech by Professors Michael Winter, Nick Evans and Dr 
Peter Caruthers. They posited that farmlands’ social & cultural 
value is expressed through landscape, nature and place They 
continued, that using the typical utilitarian ethic of greatest 
happiness to the greatest number reduces human experience to a 
game of pleasure and pain. They argued that this approach fails to 
protect the moral welfare of particular individuals, minority groups 
and non-human and non-sentient life. Humans are not just 
consumers but social, ecological, moral and spiritual beings. The 
utilitarian approach being adopted by TDC over NA3 reduces the 
aesthetic, ecological and productive elements to its component 
parts.  
If the high amenity value of NA3 is eroded to the levels proposed 
by TDC a huge risk will be taken, not only with the welfare of 
indigenous wildlife and habitats, but also the continued wellbeing 
of the indigenous human population of Newton Abbot. 
 
 
 
APPENDIX A. 
 
Altringham J (2013) Proof of Evidence (Likely effects on bats of the 
Teignbridge DC local plan). 
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