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1.0 NON-TECHNICAL SUMMARY 

Planning permission is being sought by the London Borough of Hillingdon (LBH) for the development 

of the Hillingdon Water Sports Facility and Activity Centre (HWSFAC) at Broadwater Lake ('the 

Site'), within the LBH. 

Broadwater Lake, the Site, is one of four units that make up the Mid Colne Valley Site of Special 

Scientific Interest (SSSI), a site statutorily designated for its nature conservation.  

The Proposed Development has been designed with embedded mitigation measures.  These measures 

include avoidance measures which include timing of works, the use of physical barriers through habitat 

creation (floating reed beds, new islands) and physical screens, as well significant habitat enhancement 

and creation. A key driver in the design was no loss of woodland habitat on the peninsula.  To ensure this 

was met, land reclamation to the north of the peninsula has been proposed. 

A two-stage approach has been taken for this assessment. The First Stage – Screening,  is a process 

that identifies the likely significant effects upon the SSSI, either alone or cumulatively with other 

projects or plans.  This stage considers whether these impacts are likely to be significant and determines 

whether or not an Impact Assessment is needed.   

The Second Stage –Impact Assessment.  The consideration of the effect on the species and habitats 

listed in the SSSI citation of the SSSI, either alone or cumulatively with other projects or plans, with 

respect to the site’s structure and function. Impacts are assessed using the EIA method set out in 

Chapter 7 of the wider ES. 

When considered alone, six of the 14 qualifying features (seven during construction and seven during 

operation) have been screened out at Stage 1 as likely significant effects are not predicted.  The 

remaining eight have been taken through to Stage 2. These eight comprised: 

 LSE to aggregations of non-breeding birds - Tufted duck, Aythya fuligula during the construction 

stage. 

 LSE to aggregations of non-breeding birds - variety of wintering species during the construction 

stage. 

 LSE to assemblages of breeding birds - Mixed: Lowland open waters and their margins, Lowland fen 

and Lowland damp grassland during the construction stage. 

 LSE to assemblages of breeding birds - Mixed: Lowland open waters and their margins, Lowland fen 

and Lowland damp grassland during the operation stage. 

 LSE to assemblages of breeding birds - Mixed: Scrub, Woodland during the construction stage. 

 LSE to Assemblages of breeding birds - Mixed: Scrub, Woodland during the operation stage. 

 LSE to standing open water and canals during the construction stage.  

 LSE to standing open water and canals during the operation stage. 
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When considered in combination with other developments, in this case HS2, 14 of the 14 qualifying 

features (construction and operation) have been screened out at Stage 1 as likely significant effects are 

not predicted.  

In conclusion, due to the embedded mitigation, designed though an iterative design process which has 

been influenced and updated as survey data and findings have been collected, the Proposed 

Development is predicted to have no negative impacts on the Mid Colne Valley SSSI and impacts 

ranging from not significant to positive at up to the national scale depending on the qualifying feature of 

the SSSI. 



London Borough of Hillingdon 

HWSFAC 

SSSI Impact Assessment 8 

2.0 INTRODUCTION 

2.1 AIM OF THIS REPORT 

The aim of this report is to undertake an assessment of construction and operational impacts to the 

SSSI to inform the Environmental Statement.  

2.2 REPORT STRUCTURE 

The structure of this report is as follows: 

 Section 2: Introduction  

 Section 3: SSSI Assessment Methodology 

 Section 4: Stage 1 Screening 

 Section 5: Stage 2 Impact Assessment 

 Section 6: Monitoring 

 Section 7: Conclusion 

2.3 NEED FOR PROJECT 

Planning permission is being sought by LBH for the development of the HWSFAC at Broadwater Lake 

('the Site'), within the LBH. This centre will provide a new home for the Hillingdon Outdoor Activities 

Centre (HOAC) (closed as a result of HS2) and Broadwater Sailing Club (BSC), which already exists 

on site, whose current facilities are reaching the point of being uneconomical to maintain. As a result of 

the relocation of BSC, the sailing facility which exists at the northern end of Broadwater Lake would 

become redundant and would be demolished under the proposals. 

The goals of the Proposed Development are to:  

 Deliver the public benefits associated with the HWSFAC without adverse effects to the Mid-

Colne Valley SSSI, and to secure its long-term conservation and enhancement through a 

commitment to long-term management; and  

 Take reasonable steps, consistent with the proper exercise of the authority’s functions, to further 

the conservation and enhancement of the flora, fauna or geological or physiographical features by 

reason of which the site is of special scientific interest. 

2.4 PROPOSED DEVELOPMENT 

The LBH as the applicant is seeking detailed planning permission on 79.95ha of land (subsequently 

referred to as 'the Site') for:  

“Redevelopment of the Site to create the Hillingdon Water Sports Facility and Activity Centre including 

demolition of existing Broadwater Lake Sailing Club (BSC) clubhouse at the north of the lake and erection of 

a building to be occupied by HOAC and BSC including changing facilities, meeting rooms, storage, Workshop 
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and seasonal worker accommodation (sui generis), activity shelters; installation of pontoons and concrete 

slipways; boat shed; equipment storage huts (north of lake and at entrance); boat parking and racking areas; 

camping area; outdoor activity areas; ecological enhancement throughout the Site; new pedestrian routes 

through the peninsula; landscaping including new woodland, dense vegetation screens and boundary 

treatment; new access and access road; localised dredging and land reclamation; relocation of existing sailing 

area and creation of floating and fixed islands within the lake; coach drop off and turning area; vehicle 

parking; cycle parking; and associated works.” 

The main components of the Proposed Development with specific relevance to the ecological status / 

performance of the lake and wider area are as follows (set out in the approximate order of 

implementation from construction through to operation): 

 Placing of coir mattresses (up to 10,791m2) impregnated with native plants to create new 

submerged / aquatic planting areas;  

 Provision of four tern rafts; 

 Creation of new refuge areas within the lake and strengthening of existing refuges, using chains of 

floating reedbeds to create shielded corridors and areas around the lake (total of 280,000m2 of 

lake within refuge areas or 40%); 

 Removal of two islands (2412m2) and creation of new solid islands (4307m2) within the lake; 

 Creation of submerged terraced planting beds (8,540m2) adjacent to new solid islands - these will 

be created with concrete caissons (precast concrete rings) set onto the lake bed to provide variable 

depths below the water, and will be filled with suitable materials for aquatic, emergent and riparian 

plants (as well as some trees) to grow in; 

 Partial land reclamation within the lake using dredged material to create a suitable platform for 

development on the peninsula (with loss of 16,114m2 open water for the reclaimed land)- dredging 

(47,979m2) targeted at shallow locations within the centre and north of the lake to improve the 

sailing course; 

 Refurbishment of a canal bridge that carries electricity cables to the Proposed Development; 

 Fitting of two underwater heat pump systems that will pump water from one area of the lake to 

another, reclaiming the heat for use at the Proposed Development; 

 Relocation of proposed ecological mitigation (floating tern rafts) for HS2 (not yet delivered but 

anticipated to be placed in 2024 prior to commencement of the Proposed Development - this has 

been agreed in principle with HS2); 

 Continued use of the lake for sailing and water-based activities for the BSC during construction; 

the base of activities will be relocated to the new reclaimed land and peninsula once operation of 

the new development commences; 

 Improvements to the existing unnamed access road to Broadwater Lake from the south and 

installation of new secure gates for the peninsula and existing BSC with intercom and security 

systems;  
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 Selective minimised clearance of invasive scrub and native trees from hardstanding at the peninsula 

to create the space for new buildings, activity shelters and discrete locations for outdoor activities 

such as low and high ropes, archery and caving; 

 Construction of the new buildings / facilities at the peninsula and newly created reclaimed land; 

 Provision of a physical barrier around woodland to protect from visual disturbance and intrusions 

during operation of HOAC; 

 Landscaping at the peninsula including creation of a wildlife pond and invertebrate habitat, planting 

of dense thorny shrubs as visual screens / physical barriers, native fruiting and flowering landscaping 

around car parking and activities areas;  

 New watersports activities on the lake relating to the activities of HOAC from April to September 

each year once operation commences; 

 Strengthening of the boundary between the Grand Union Canal using new thorny shrub planting 

and fencing if required to increase Site security and reduce unauthorised access to the Site; 

 Demolition of the BSC and landscaping of the vacant Site to create features for wildlife including 

scrubby mounds, flower-rich grassland, refugia and a wildlife pond - benefitting otter, badger, 

reptiles, amphibians, invertebrates, bats and passerines;  

 Implementation of management and monitoring in accordance with an Ecological Management 

Plan; measures include improvements to woodland habitat structure and placement of bat boxes on 

mature trees around the Site; and 

 Placement of further floating reedbeds around new solid islands and (if required) placement of 

further coir mattresses for underwater planting. 

The main user group for HOAC comprise schools, colleges, scout and guides groups with the more local 

schools and residents of Buckinghamshire and South Bucks District visiting on a regular basis. The next 

largest group is the holiday/summer holiday course attendees. HOAC will operate at the Site on 

weekdays between 1 April and 31 September. 

The location of the SSSI, the boundary of the designation and the red line boundary of the Site is shown 

in Figure 2.1.  The Proposed Development including ecological mitigation and phasing plans are provided 

in Appendix A.  
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Figure 2.1 Location of SSSI, SSSI Boundary and Red Line Boundary of Proposed Development 

 

2.5 EMBEDDED MITIGATION 

The Proposed Development (described in Section 2.4) was designed in an iterative way to embed 

avoidance and mitigation for impacts to ecological receptors into the design.  

Avoidance Measures 

Avoidance measures comprise primary (inherent design) mitigation and these allow impacts to be 

avoided entirely. 

The main principle driving the design of the Site was the requirement for no net loss of existing 

woodland habitat, a requirement requested by Natural England in early consultation. Therefore, land 

reclamation was designed into the scheme early on, to provide a sufficiently large area of hardstanding 

upon which develop the main facility building, avoiding impacts to woodland entirely (see Point 24 on 

the Ecological Mitigation Plan in Appendix A).   

The location of the land reclamation (see Point 24 on the Ecological Mitigation Plan in Appendix A) 

was placed at the northern end of the peninsula so as to avoid the south-west corner of the lake, which 

previous surveys had identified as an important refuge area for waterbirds. The south-eastern side of the 

peninsula (including the lagoon and open water) was also avoided, to retain this area for feeding herons; 
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this area also acts as a sheltered refuge area for waterbirds.  Therefore, the northern end of the 

peninsula was considered to be the area with lowest ecological value surrounding the peninsula. 

Alongside this, a range of investigations and surveys over the course of two years, facilitated by the 

clearance of buddleia scrub in February 2023, clarified the extent of hardstanding across the Site and 

allowed more precise mapping of where valuable habitats were present.  

An arboricultural survey provided information as to the location of mature trees that had developed on 

hardstanding areas. The design was then finalised, maximising development (buildings, parking, access 

road, activity and camping areas) on existing hardstanding, and designed around mature healthy trees so 

as to incorporate them into the design. In this way, loss of valuable habitats has been avoided. 

Dredging works are required to provide the materials for the land reclamation. The south-west corner of 

the lake is used by large numbers of water birds year-round, and provides an important refuge during 

disturbance from sailing to the main lake. To avoid increased disturbance to this area during 

construction, no dredging works will be undertaken within the south-west part of the lake. All materials 

will be derived from areas in the centre and north of the lake; this will also serve to improve the sailing 

course. 

Construction Measures 

Timing of works is critical and has been considered alongside the Proposed Development of the 

masterplan and the construction methodologies required. As the presence of ecological receptors 

depends on the time of year, works undertaken at different times can have different impacts and 

effects. Wintering birds are present from mid-October to mid-March; breeding birds are present 

March to August. This only leaves the month of September where works may be undertaken within the 

lake without impacting either receptor.  

The phasing of works within the lake, as set out in Table 2.1 and shown on Construction Phasing Figures 

1 - 5 and Ecological Mitigation Plan in Appendix A, has been carefully planned to avoid, reduce and 

mitigate for impacts / effects to the designated features of the SSSI during construction.  

Table 2.1 Proposed phasing of works (a phasing plan for each stage is provided in Appendix A) 

Stage Sub-stage Description of Works 

1 A Deployment of floating reedbeds to create initial protected areas (Aug24) 

 B Deployment of floating reedbeds in accessible locations (Aug24) 

2 A Place caissons (Aug - Sept 2024) 

3 A Cut (remove islands) and reprofile island 2 (Sep24) 

 B Fill caissons (using material from removed islands) (Sep24) 

 C Fill - island formation (using material from removed islands) (Sep24) 

4 A Enabling dredge to clear way for main dredge (Sep24) 

 B Main dredge (Sep24 - Nov24) 

 C Peninsula extension / land reclamation (Sep24 - Nov24) 



London Borough of Hillingdon 

HWSFAC 

SSSI Impact Assessment 13 

Stage Sub-stage Description of Works 

5 A Placement of floating reedbeds associated with new islands (TBC; likely 

Feb25 or Sep25-Nov25) 

 

Existing islands have been given a number to make impacts clear as shown in Figure 2.2 below. 

Figure 2.2 Island numbering plan 
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Initially, creation of shielded refuge areas within the lake will begin in August 2024 (see Construction 

Phasing - Phase 1 in Appendix A). These initial works are non-intrusive (no dredging or large machinery) 

and of short duration and therefore minimally disturbing.  

Ready-prepared floating reedbeds will be brought to the Site on lorries, placed onto the lake at the BSC 

facility, and then floated into place (Points 1, 2 and 38 on the Ecological Mitigation Plan in Appendix A) 

with small tugboats / powerboats. The reedbeds will create a physical and visual barrier between the 

central part of the lake (where the main works will occur) and areas of the lake where no works will 

occur. In some places, reedbeds will infill gaps between existing islands and trees in the lake (Point 38 

on the Ecological Mitigation Plan in Appendix A), to strengthen the existing visual shielding. In other 

areas, extensive lengths of floating reedbeds will create new shielded areas (Points 1 and 2 on the 

Ecological Mitigation Plan in Appendix A). These areas will act as refuges for waterbirds both during 

subsequent construction works and during the operation of the HWSFAC. 

Two islands (Islands 2a and 3) are being lost from the central part of the lake (see Construction Phasing 

- Phase 3 in Appendix A). To avoid a net loss of island habitat from the lake, and create enhancements 

for breeding birds in particular, new solid islands have been designed into the Proposed Development. 

The materials from the removed islands will provide appropriate soils for establishment of trees and 

vegetation. The new solid islands have been placed in locations where the development of trees and 

vegetation is particularly desirable for visual screening and creation of future breeding habitat. It is 

important that there will be a cycle of new / younger trees to support a heronry and cormorant roosts 

(the existing heronry trees will die or collapse in the future as willows do). The location for the new solid 

islands is mainly around the perimeter of the south-west lake corner, and around island 14 (important 

for breeding ducks and heronry / cormorant roost). This will strengthen visual screening and ensure the 

south-west area of the lake will remain undisturbed from the launch of boats at the peninsula, and from 

sailing and dredging activities in the central part of the lake. 

To avoid temporary impacts from loss of roosting habitat while the new islands are constructed, tern 

rafts will be deployed within refuge areas in advance as replacement roost space. The location is shown 

at Point 45 on the ecological mitigation plan provided in Appendix A.  

To avoid disturbance impacts to birds using the south-eastern part of the lake, floating reedbeds will 

enclose the northern extent of this area (as part of Phase 1 and shown as Point 1 on the Ecological 

Mitigation Plan in Appendix A) and fill in gaps between the existing chain of islands, to provide a sense 

of security and reduce or prevent birds using this area from being visually disturbed from construction 

and sailing activities within the lake. 

The north end of the lake has been designed to provide an additional place to waterbirds to retreat to 

when sailing activities begin at the peninsula. Based on findings from the 2023 surveys, birds typically 

swim or fly away from a disturbance in all directions; the disturbance surveys showed that during sailing 

events birds were concentrated into existing areas shielded by islands to the east and south-west. A 

refuge area located diagonally opposite the new sailing club at the far end of the lake will provide a 

further calm area to retreat to in the opposite direction from the source of disturbance - this will cater 

to more sensitive species that feel the need to travel greater than 300m away from a disturbance 



London Borough of Hillingdon 

HWSFAC 

SSSI Impact Assessment 15 

source. This area is also as far from the new HS2 viaduct as possible; this area provides a quiet 

undisturbed area well away from HS2 that birds can retreat to once the railway becomes operational. 

This refuge area will be visually enclosed with floating reedbeds (Point 2 on Ecological Mitigation Plan in 

Appendix A) in a long chain, behind which tern rafts (Point 45 Ecological Mitigation Plan in Appendix 

A) will be provided.  

The north end has been connected up to the south-western corner by a corridor formed of floating 

reedbeds (Point 2 on the Ecological Mitigation Plan in Appendix A); the north end has very deep water 

and therefore does not provide significant benthic food resource (algae, plants etc) for waders and 

dabblers. A shielded corridor along the western edge of the lake, utilising the existing willow trees as part 

of the corridor, will allow birds to swim from north to south in the lake without being disturbed by sailing 

or construction activities. This shielded corridor also enhances the protective nature of the western 

bank, potentially providing benefits to breeding birds in this area. 

To avoid noise, vibration and visual disturbance to the lagoon (and habitats beyond to the east) during 

construction, a temporary barrier providing a visual screen should be erected around the lagoon once 

sufficient buddleia and scrub have been removed (during September 2023 – February 2024).  

To avoid noise and visual disturbance to breeding woodland birds, prior to the commencement of the 

bird breeding season (March 2024), a visual and acoustic screen will be installed around the woodland, 

slightly inset behind the tree line. This has been designed into the Proposed Development, to prevent 

any significant disturbance of bird species using the woodland for breeding, initially during construction 

and later (from April 2025) during operation. Details of the design, installation methodology and timing 

of implementation of the operational phase visual and acoustic barrier around the woodland should be 

set out within a landscaping plan for the Site which will be secured by condition. 

To avoid impacts from noise and vibration from construction works occurring at the peninsula to 

surrounding habitats and receptors, works compounds will be located away from the lake shoreline, 

lagoon and woodland. Acoustic barriers will be placed around noise and vibration generating plant. For 

any intermittent disturbing activities, consider generating constant masking noise.  

Details of the design, construction, installation and removal methodology and timing of implementation 

of visual and acoustic barriers for the construction phase will be set out within a CEMP and secured 

through planning conditions. 

Completed Development 

Increased disturbance to birds using central and northern areas of the lake will occur as a result of the 

relocation of BSC from the north of the lake to the south.  

Currently, upon boats launching from the sailing club in the north, birds on the main lake have been 

shown to move directly away from the boat launch location to the south-west refuge area; their 

reaction to disturbance likely being moderated by the proximity of a safe haven to which they may 

retreat.  

The new sailing launch location is much closer to the south-west corner of the lake. The new launch 

location is expected to cause birds in the centre of the lake to move to the north; the absence of 
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sheltered refuge areas in the opposite direction may cause birds to react more strongly to disturbance 

and leave the lake. The creation of a northern refuge area within the lake, in addition to providing 

primary mitigation for in-combination effects with HS2, will also serve to provide embedded mitigation 

for this increased disturbance. The creation of additional islands and reedbed habitat along the western 

lake edge with the open water corridor behind will also serve to reduce the effect of increased 

disturbance on affected individuals. 

Visitors and children undertaking outdoor activities at the Proposed Development once completed may 

stray away from designated areas (hides and activity areas) to find the shoreline – this would cause 

disturbance to breeding birds using the peninsula shoreline, south-east lake area, inlet, lagoon and 

south-western corner of the lake.  To control accessibility, thick thorny vegetation will be planted 

around the edges of the peninsula and along the isthmus. This will be strengthened with fences and 

screens where sightlines to the water remain after planting. This will prevent physical access to the 

shoreline. It will also block sightlines from the water of any human activity in these areas. As such, visual 

disturbance from operational activities at the peninsula to breeding birds on the lake and its shoreline 

will be avoided. Details of the thick vegetated barrier will be provided within the detailed landscaping 

design for the Site which will be secured by condition. 

Finally, retained and created habitats will be managed to maximise their condition and biodiversity 

through a Mitigation and Ecological Management Plan secured through the planning process. 

To summarise, designed-in mitigation as shown on the masterplan and set out within the MEMP for the 

Proposed Development secures a raft of enhancement measures, including: 

 Enhancements and long-term management of retained woodland at the Proposed Development.  

 A larger area of solid islands, floating reedbeds and tern rafts will be provided through the scheme 

to increase the total area of terrestrial habitat at the lake for wintering and breeding birds. 

 General biodiversity enhancements within the lake such as areas of aquatic and emergent planting, 

and artificial reefs to support greater numbers of small fish may increase the overall food resource 

for wintering birds.  

 Overall these measures may increase the number of breeding and wintering birds the lake may 

support. 
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3.0 SSSI IMPACT ASSESSMENT 

3.1 REQUIREMENT FOR ASSESSMENT 

According to Section 28H of the Wildlife and Countryside Act 19811 and Schedule 9 of the 

Countryside and Rights of Way Act (2000)2:  

(1) Statutory undertakers, carrying out operations shall give notice to Natural England before carrying out, in 

the exercise of its functions, operations likely to damage any of the flora, fauna or geological or 

physiographical features by reason of which a site of special scientific interest is of special interest. 

The requirements are— 

(a) that the authority carry out the operations in such a way as to give rise to as little damage as is reasonably 

practicable in all the circumstances to the flora, fauna or geological or physiographical features by reason of 

which the site is of special interest (taking account, in particular, of any such advice as is referred to in 

subsection (5)(b)); and 

(b) that the authority restore the site to its former condition, so far as is reasonably practicable, if any such 

damage does occur.  

SSSI consent is not specifically required for this project as it forms part of a planning application to 

LBH. However Natural England are able to object to the planning application as statutory stakeholders.  

3.2 DESK STUDY OF SITES WITHIN 2KM 

A desk-based search of statutory designated sites within 2km of the Site identified four additional SSSIs 

(of which one is also a National Nature Reserve (NNR)) and four Local Nature Reserves (LNRs).  

These statutory sites are listed in Table 3.1 and shown on Figure 3.1.  The closest Internationally 

designated site, Burnham Beeches Special Area of Conservation (SAC) is approximately 8.9km to the 

southwest of the Site. 

Table 3.1 Statutory Designated Sites within 2km of the Site 

Site Name Approximate 

Location 

Description 

Harefield Pit 

SSSI  

214m NE Designated for its geological interest only. 

Old Park Wood 

SSSI 

874m N Ancient woodland, "some of the most floristically rich 

ancient woods in Greater London". Has a good variety of 

birds particularly in winter (bats not mentioned). 

Ruislip Woods 

SSSI and 

National Nature 

Reserve (NNR)  

1445m E Designated for its ancient semi-natural woodland, 

invertebrates, and includes mention of its diverse range of 

breeding birds characteristic of woodland habitat and being 

particularly suitable for less common breeding species such as 

woodcock and hawfinch (bats not mentioned). 
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Site Name Approximate 

Location 

Description 

Old Rectory 

Meadows SSSI 

1690m SW Grassland of botanical interest. "Base-rich and poor marsh, 

wet alluvial meadows and water meadows with grazed wet and 

damp meadows, as well as alder carr woodland" on calcareous 

gley soils. 

Northmoor Hill 

Wood Local 

Nature Reserve 

(LNR) 

282m W Ancient woodland (birds and bats not mentioned in the 

designation). 

Denham 

Country Park 

LNR 

939m S River, wetland, meadow and woodland habitats (birds and 

bats not mentioned) 

Denham Quarry 

Park LNR 

945m S Wet meadows (bats and birds not mentioned) 

Frays Valley 

LNR  

1.25km south 71.84ha multi-parcel designation incorporating two SSSI: 

Frays Farm Meadows and Denham Lock Woods (see 

individual citation above). Wetland and grassland habitats, 

ancient woodland indicator plants, wildfowl (birds). 
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Figure 3.1 SSSIs within 2km of the Site 

 
 

The Site falls within the Impact Risk Zones (IRZ) of these SSSIs. The Proposed Development at the 

Site is not a type of development for which consultation with Natural England is required.  

With the exception of Harefield Pit SSSI, which is a geological designation and which will not be 

impacted by the Proposed Development, all the other SSSIs are more than 750m from the site, 

separated from the site by urban development and open greenspace.  There is no hydrological or 

suitable habitat connectivity between the red line boundary and these SSSIs therefore there is no direct 

pathway for effect and therefore there will be no impact to these sites. They are not considered further 

in this assessment.  

3.3 SSSI ASSESSMENT PROCESS 

A two-stage approach has been taken for this assessment, similar to the approach that would be taken 

for Habitat Regulation Assessment. The First Stage – Screening. The process identifies the likely 

significant effects upon the SSSI, either alone or cumulatively with other projects or plans.  This stage 

considers whether these impacts are likely to be significant and determines whether or not an Impact 

Assessment is needed.   

The Second Stage –Impact Assessment.  The consideration of the effect on the species and habitats 

listed in the SSSI citation of the SSSI, either alone or cumulatively with other projects or plans, with 
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respect to the site’s structure and function. Impacts are assessed using the EIA method set out in 

Chapter 7 of the wider ES. 

If it is concluded at Stage one that there will be no effect there is no need to carry Impact Assessment.  

This Assessment has been informed by the following data: 

 ES Chapter 7: Biodiversity (Greengage, 2023); 

 Preliminary Ecological Appraisal and its associated appendices including survey reports from 2022 

and 2023 (Greengage, 2023); 

 Mitigation and Ecological Management Plan (MEMP) Volume 1 and MEMP Volume 2 Parts A-D 

(Greengage, 2023); 

 Wintering Bird and Disturbance Survey Report (Greengage, 2023); 

 Breeding Bird Survey Report (Greengage, 2023); 

 Mid Colne Valley SSSI Citation available at: 1003469.pdf (naturalengland.org.uk); 

 Mid Colne Valley Condition Information available at: SSSI detail (naturalengland.org.uk); and 

 Defra MAGIC database https://magic.defra.gov.uk. 
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4.0 STAGE 1 SCREENING 

4.1 MID COLNE VALLEY SSSI 

REASONS FOR DESIGNATION 

The designation for the Mid-Colne Valley SSSI is provided in full below: 

The Mid Colne Valley is of significant ornithological interest, particularly for the diversity of breeding 

woodland and wetland birds, and for the numbers of wintering wildfowl. On the eastern valley slope is one of 

the last remaining examples of unimproved chalk grassland in Greater London.  

The Site represents a cross-section of the River Colne flood-plain and the adjoining valley slopes; these rise 

abruptly to the east and west and lie on Upper Chalk with pebbly clay capping the higher western slopes. An 

extensive series of flooded pits occupy much of the flood-plain resulting from the gradual and continuing 

extraction of underlying river gravels. The main and most northern pit, known locally as Broadwater is one of 

the largest expanses of open water in the Colne Valley and is unusual with its scattering of small wooded 

islands. Around the pits and on the dividing causeways are remnants of the original alluvial grasslands and 

valley alderwoods. These grade into various types of beech and hornbeam woodland and mixed scrub on the 

western slopes. 

The ornithological interest of the Site is considerable with over 70 breeding and 80 wintering species of bird 

regularly recorded. This high diversity reflects the close proximity of the wide range of habitats present: 

woodland, scrub, grassland, running and standing water, marginal fen and gravel banks. Breeding woodland 

birds include kestrel, lesser whitethroat, nuthatch, tawny owl and three species of woodpecker. The gravel pits 

and River Colne attract one of the most important wetland breeding bird communities in Greater London and 

the Colne Valley: coot, greylag goose, little ringed plover, kingfisher, mute swan and tufted duck nest 

regularly, while others such as gadwall and shoveler are resident and occasionally breed. Recently a heronry 

has become established on the islands in Broadwater and is expanding rapidly. Many species of wintering 

wildfowl are attracted to the extensive water areas; the numbers of tufted duck frequently reach levels of 

national importance, and pochard and shoveler occasionally reach levels of similar significance. In winter 

Broadwater’s islands are also the site of a large cormorant roost. 

Coppermill Down on the east side of the valley contains an area of chalk grassland and scrub in which 

downland grasses such as upright brome Bromus erectus and yellow oat-grass Trisetum flavescens are 

abundant. Among these grasses typical chalk herbs occur including dwarf thistle Cirsium acaule, rough 

hawkbit Leontodon hispidus, fairy flax Linum atharticum and cowslip Primula veris. The Down is also one of 

the few remaining sites in North London for pyramidal orchid Anacamptis pyramidalis and bee orchid Ophrys 

apifera. 

The banks of the gravel pits, although of relatively recent origin, already support a variety of willow species and 

many fen plants such as water plantain Alisma plantagoaquatica, yellow iris Iris pseudacorus and gipsywort 

Lycopus europaeus. In sheltered areas where the banks are gently shelving more extensive stands of tall swamp 

vegetation occur, comprising mainly common reed Phragmites australis and bulrush Typha latifolia. The 

relatively unimproved stretch of the River Colne adds further diversity top the range of wetland habitats. 
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Above the river-side alderwoods, a steep chalk escarpment gives rise to a beech hanger wood with ash and 

pedunculate oak. The woodland is notable for an abundance of coralroot Cardamine bulbifera, a plant with a 

nationally restricted distribution, but a characteristic species of long-established woodland on calcareous soils 

in this locality. 

The features listed for the Mid Colne Valley as reasons for its designation are as follows: 

 Aggregations of non-breeding birds - Tufted duck, Aythya fuligula 

 Aggregations of non-breeding birds - variety of wintering species 

 Assemblages of breeding birds - Mixed: Lowland open waters and their margins, Lowland fen and 

Lowland damp grassland 

 Assemblages of breeding birds - Mixed: Scrub, Woodland 

 Assemblages of breeding birds - variety of species 

 Lowland calcareous grassland (CG3-5) 

4.2 UNITS OF THE SSSI 

There are four designated units of the SSSI as follows in Table 4.1.  

Table 4.1 Designated units of the SSSI  

Unit Unit name Area 

(ha) 

Habitat Features Location Relative to the 

Site 

1 Coppermill Down 6.9749 Lowland calcareous 

grassland 

Offsite approximately 100m 

north of the Site 

2 Tilehouse South 26.5665 Standing open water 

and canals 

Offsite immediately to the 

west of the Site 

3 Broadwater Lake 80.8467 Standing open water 

and canals 

Onsite 

4 Harefield Lake and 

Korda Lake 

33.3375 Standing open water 

and canals 

Offsite immediately south of 

the Site 

 Total area 147.7256   

 

The units are shown in Figure 4.1. Only Unit 3 is within the Site. 

Three of the four units that make up the SSSI (units 1, 2 and 4) lie outside the red line boundary of the 

proposed development.  These three units combined make up approximately 67.88ha, which is 46% of 

the total SSSI area.  
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Figure 4.1 SSSI Unit Locations 

 

CONDITION STATUS OF SSSI 

The most recent condition assessment was carried out in 2023. The whole SSSI is considered to be 50% 

favourable (Aggregations of non-breeding birds - Tufted duck, Aythya fuligula, Aggregations of non-

breeding birds - variety of wintering species and Assemblages of breeding birds - Mixed: Lowland open 

waters and their margins, Lowland fen and Lowland damp grassland ), 33.33% unfavourable - no change 

(Assemblages of breeding birds - Mixed: Scrub, Woodland and Assemblages of breeding birds - variety 

of species) and 16.67% unfavourable declining (Lowland calcareous grassland (CG3-5). 

The condition of the individual units: 75% are considered to be unfavourable - no change (Tilehouse 

South, Broadwater Lake and Harefield Lake and Korda Lake); and 25% are considered to be 

unfavourable and declining (Coppermill Down). 

Designated feature / unit Condition 

Aggregations of non-breeding birds - Tufted duck, Aythya fuligula Favourable 

Aggregations of non-breeding birds - variety of wintering species Favourable 

Assemblages of breeding birds - Mixed: Lowland open waters and their 

margins, Lowland fen and Lowland damp grassland 

Favourable 

Assemblages of breeding birds - Mixed: Scrub, Woodland Unfavourable - no change 

Assemblages of breeding birds - variety of species Unfavourable - no change 
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Designated feature / unit Condition 

Lowland calcareous grassland (CG3-5) Unfavourable declining 

Coppermill Down Unfavourable declining 

Tilehouse South Unfavourable - no change 

Broadwater Lake Unfavourable - no change 

Harefield Lake and Korda Lake Unfavourable - no change 

4.3 ECOLOGICAL BASELINE 

Detailed ecological information can be found in the various ecology survey and assessment reports 

submitted with the planning application, the majority of which are bulleted in Section 3.2 of this 

document, where they relate to the SSSI. 

As the document focuses on the impact of the Proposed Development on the SSSI only, any non-SSSI 

related baseline e.g. other protected species, non-statutory designations etc are not considered within 

this document.  These are all considered within the wider ES Chapter and supporting documents. 

Ecological Baseline - SSSI 

The following relates to surveys undertaken on the Broadwater Lake unit of the SSSI where the 

Proposed Development is planned to be constructed and operated.  Broadwater Lake is already subject 

to human recreation related activities in the form of: 

 BSC 

 Authorised angling 

 Illegal fishing and poaching 

 Unauthorised access and anti-social behaviour e.g. fly tipping. 

A suite of surveys has been undertaken through 2022 and 2023 for the peninsula and the wider site. 

The key surveys for this SSSI Impact Assessment are as follows: 

 Preliminary Ecological Appraisal (Greengage, 2023) 

 Breeding Bird Survey (Greengage, 2023) 

 Wintering Bird and Disturbance Survey (Greengage, 2023) 

Habitat Features of the SSSI 

There are three habitat features of the SSSI with associated targets, as follows in Table 4.2: 
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Table 4.2 Habitat Features of the SSSI 

Habitat Feature Estimated Extent Site Specific Target 

Range and Measures 

Unimproved calcareous 

grassland 

6.9ha No significant reduction in the 

overall extent of unimproved 

grassland, in relation to the 

baseline. 

Standing open water 93.79ha No significant reduction in the 

overall extent of standing open 

water, in relation to the 

baseline. 

Broadleaved, mixed and yew 

woodland, scrub, damp 

grassland, swamp and fen 

41.48ha No reduction in extent of more 

than 5% of any component 

habitat of the habitat mosaic 

supporting the breeding bird 

assemblage. 

 

There is no calcareous grassland within the Site; there is also no damp grassland, swamp or fen. There is 

very limited scrub habitat also. Regarding the SSSI habitat features, the Site mainly comprises open 

water and woodland. UKHAB plans for the site are provided in Appendix B. 

Standing Open Water 

The Site provides approximately 60ha of the 93.79ha (64%) of the designated open water habitat 

within the SSSI as a whole. 

Broadwater Lake has been assessed using Environment Agency (EA) criteria as a lake of medium 

alkalinity due to test results of 120 mg/l of calcium carbonate (CaCO3). 

The Freshwater Biological Association 'Habitat Naturalness Assessment' may be used to assess the 

condition of lakes (this is used for the DEFRA Biodiversity Metric). Scores for four attributes (physical, 

hydrological, chemical, and biological naturalness) are averaged to generate an overall 'habitat 

naturalness assessment score' which can then be translated into a condition score.  

Using these criteria, the lake has been assessed as being in moderate condition. The criteria and 

assessment are set out in Appendix C. 

Woodland 

There are two types of woodland at the Site: wet woodland and lowland mixed deciduous woodland. The 

Site provides approximately 10ha of woodland which is approximately 24% of the 41.48ha designated 

terrestrial habitats within the SSSI. 

Wet woodland occurs at the peninsula within an area which was formerly a silt lagoon. It was 

characterised by pools of water and deep layers of deadwood on the ground. Tree species recorded were 
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dominant willows (Salix sp.) including weeping willow (S. pendula), crack willow (S. fragilis), goat willow 

(S. caprea), grey willow (S.cinerea), along with frequent alder (Alnus glutinosa) and silver birch (Betula 

pendula) and occasional sycamore (Acer pseudoplatanus). Ground flora recorded comprised dominant 

nettle (Urtica dioica) with frequent St John’s wort (Hypericum perforatum), and occasional to rare 

herbs including forget-me-not (Myosotis sylvatica), self-heal (Prunella vulgaris), great burdock 

(Arctium lappa), field mint (Mentha arvensis), cleavers (Galium aparine), spear thistle (Circium 

vulgare), woodland sedge (Carex pendula), ground ivy (Glechoma hederacea), cotoneaster 

(Cotoneaster sp.), stone parsley (Sison amomum). Species typical of damp and wet habitats recorded 

were occasional gypsywort (Lycopus europaeus) hemp agrimony (Eupatorium cannabinum) and yellow 

flag iris (Isis pseudacorus). 

On the peninsula, there are two distinct areas of lowland mixed deciduous woodland this woodland type, 

both meeting the description however varying in underlying ground conditions and species diversity. 

Woodland occurring on former mineral working areas across the Site surrounds the wet woodland; it 

occurs on very hard and organic-poor substrate. The habitat was species-poor and comprised mainly 

willow, birch and alder. Willows occurred on the shorelines. It had a very sparse and species-poor ground 

flora comprising of dominant nettle (Urtica dioica) with frequent St John’s wort, and occasional bramble 

(Rubus fruticosus agg.), cleavers (Galium aparine) ivy (Hedera helix) and buttercup (Ranunculus sp.), 

being quite choked with buddleia in many places. 

Along areas of remaining natural ground at the peninsula and along the southern boundary of the Site, 

this habitat was more species-rich as natural soil was present. Species included pedunculate oak 

(Quercus robur), alder, birch and hazel (Corylus avellana) as well as willows. This woodland had a diverse 

ground flora of ruderal / ephemeral where buddleia and bramble scrub had been kept from encroaching 

along a pathway running through this area. 

Along the access road, at the sides of the lake and along the canal all the way to BSC, lowland mixed 

deciduous woodland occurs with a typical native woodland understorey of mixed scrub, herbs and 

grasses. Species included oaks (Quercus spp.), willows, black poplar (Populus nigra) with alder, birch and 

hazel, and understorey of bramble, nettles, ivy. 

Breeding birds 

'Breeding birds' incorporates both non-waterbirds (passerines / near passerines) and waterbirds. The 

specific SSSI designated assemblages of breeding birds incorporate species from both groups. The 

baseline breeding information for non-waterbirds and waterbirds has been set out separately below. 

Where species form part of a SSSI designated assemblage, this has been indicated. 

Breeding Birds (non-waterbird) 

The breeding terrestrial bird populations at Broadwater lake form part of the following designated 

features: 

 Assemblages of breeding birds - Mixed: Lowland open waters and their margins, Lowland fen and 

Lowland damp grassland 
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APPENDIX B UKHAB PLANS 
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