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https://www.gov.uk/government/publications/water-companies-environmental-permits-for-storm-overflows-and-emergency-overflows/water-companies-environmental-permits-for-storm-overflows-and-emergency-overflows
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https://www.southernwater.co.uk/our-performance/storm-overflows/what-are-storm-overflows
https://www.southernwater.co.uk/our-performance/storm-overflows/what-are-storm-overflows
https://www.gov.uk/government/news/record-90m-fine-for-southern-water-following-ea-prosecution
https://www.gov.uk/government/news/record-90m-fine-for-southern-water-following-ea-prosecution
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PROJECT LAND OFF HILLWAY RD & STEYNE RD

SUBJECT Nutrient Neutrality Assessment

JOB NO. 23120 PAGE NO. 1

DATE 10.10.2023 REV NO. P01

PREPARED DR CHECKED CR

STAGE 1 – TOTAL NITROGEN LOAD FROM DEVELOPMENT WASTEWATER

Measurement Value Unit

Development proposals 56 Resi. dwellings

Additional population (2.4 persons per unit) 135 Persons

TN prior to treatment (11g TN/person/ day) 1.485 kg / TN / day

Average No. of CSO spills (2022) 21 days/ year

TN discharged 31.19 kg / TN / year

Total Wastewater Nitrogen Load 31.19 kg /TN/ year

 STAGE 2 – NITROGEN LOAD FROM CURRENT LAND USE

Measurement Value Unit

Existing Land ‐ Lowland Grazing 4.38 ha

Assumed Nitrate loss ‐ Lowland Grazing Land 13.20 kg / ha / year

Combined Nitrogen Load 35.40 kg / TN / year

STAGE 3 –NITROGEN LOAD FROM FUTURE LAND USE

Measurement Value Unit

New Urban area 4.38 ha

Nitrogen Leeching from Urban Land 14.30 kg / ha/ year

Combined Nitrogen Load 67.35 kg / TN / year

STAGE 4 –NET CHANGE IN NITROGEN LOAD FROM THE DEVELOPMENT

Measurement Value Unit

Nitrogen Load from wastewater (Stage 1) 31.19 kg / TN / year

Net change in nitrogen from land use change

(Stage 3 minus Stage 2) 31.95 kg / ha / year

Nitrogen budget 63.14 kg / TN / year

Nitrogen budget with 20% buffer 75.76 kg / TN / year



Isle of Wight Rivers

Impeded drainage

800.1 - 850

Yes

Existing land use type(s)
Area 
(ha)

Annual nitrogen 
nutrient export 
(kg TN)

Lowland 4.38 35.40

Total: 4.38 35.40

Within Nitrate Vulnerable Zone (NVZ):

Catchment:

Soil drainage type:

Annual average rainfall (mm):

Stage 2

User Inputs



 

 

 

 

 



 

 

 

 

 



New land use type(s) Area (ha)
Annual nitrogen 
nutrient export
(kg TN)

Residential urban land 4.38 67.35

Total: 4.38 67.35

Stage 3

User Inputs
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Land Off Hillway Road and Steyne Road 
Bembridge Isle of Wight:  
Isle of Wight Council Appropriate Assessment 
1 Introduction 
This report has been commissioned by BBB to review a Habitat RegulaƟon Assessment (HRA) 
Screening Matrix and Appropriate Assessment Statement prepared by the Isle of Wight Council into 
proposed development on land off Hillway Road, Bembridge.  My brief has been to examine the 
issues in relaƟon to the impact of nutrient in waste water discharged from this applicaƟon, to which 
end I have worked with Fernbrook ConsulƟng in their assessment of the issues, and have 
collaborated in the work in their current report and support its findings and conclusions. 

The main sewage system of Bembridge discharges to the Sandown WWTW and hence to an ouƞall in 
Sandown Bay, which is outside of the Solent.  However, due to the frequent discharge of water from 
the Combined Storm Overflow (CSO) at Lane End, Bembridge, there is potenƟal for untreated sewage 
to be discharged from the proposed development directly into the Solent and Southampton Water 
SPA and Ramsar Site.  The coast at this locaƟon also within the South Wight MariƟme SAC.  There is 
concern that the increased flow of untreated sewage from the Land End CSO derived from the 
proposed development could damage these internaƟonally designated wildlife sites and hence 
cannot be authorised unƟl sufficient assessment has been undertaken to demonstrate it would have 
no adverse effect on these sites. 

The Council’s report considers both the screening stage and appropriate assessment of the Habitats 
RegulaƟons Assessment process.  The following review considers the methodology used in 
undertaking this assessment and the validity of some of the evidence upon which it is based.  Further 
consideraƟon of the nutrient budget accompanying this development is provided in the Nutrient 
Neutrality Assessment prepared by Fernbrook ConsulƟng Engineers. 

This report is presented in three secƟons.  SecƟon 2 summarises the main procedural steps and 
factual basis of the HRA undertaken by the Council and considers if these meet the requirements of 
an HRA. 

SecƟon 3 then considers these aspects in more detail and secƟon 4 describes the features of the 
internaƟonally designated wildlife sites that should be considered in the HRA process. 

2 The HRA process 
2.1 Screening 
The HRA assessment prepared by the Council is presented in a series of stages; stage 2 is a screening 
assessment.  This idenƟfies the internaƟonally designated sites that are likely to be significantly 
effected by the proposed development.  This stage of the assessment process is acknowledged to be 
a coarse filter to separate plans or projects that could or might have an adverse effect on such sites 
from those that will not.  In situaƟons such as this, where there is likely to be an increased discharge 
of nitrogen to the Solent, it is likely that the Solent and Southampton Water Special ProtecƟon Area 
(SPA) and Ramsar site will be affected.  In addiƟon, the Solent MariƟme Special Area of ConservaƟon 
may also be impacted.  The interƟdal rocky shore and interƟdal lagoons at Bembridge, known as 
Bembridge Ledges also form part of the South Wight MariƟme SAC.  The screening stage of the HRA 
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does not menƟon this SAC and should have considered the potenƟal for the CSO discharges to have a 
‘likely significant effect’ on this site.  To ignore this site in the HRA is a significant flaw in the 
assessment process. 

2.2 Interest features 
The descripƟon of the interest features of the Solent European Marine Sites is very superficial.  In 
parƟcular the descripƟon of bird populaƟons for which the Solent and Southampton Water SPA and 
Ramsar site qualify confines its descripƟon of the internaƟonally important assemblage of birds to a 
single bullet point.  In reality, this assemblage comprises a populaƟon of over 50,000 migratory birds 
and over 90 species. 

The qualifying criteria for the Solent & Southampton Water Ramsar site are also largely ignored, 
whereas they include wetland habitats and species of parƟcular relevance to Bembridge Ledges. 

Further details of the qualifying features of these sites are provided in secƟon 3 of this short report. 

2.3 Appropriate assessment 
Having determined that the proposed development is likely to have significant effects on a number 
of internaƟonally designated sites, the Council’s HRA considers its appropriate assessment in Stage 3. 

It considers a number of factors associated with the proposed development that have been 
commented upon by BCM in their submission to Natural England dated 26th September 2023.   In 
parƟcular; 

 The absence of a non-return valve on the CSO 
 DiluƟon of storm water flows 
 Flow rates 
 Surface water drainage 
 Current land use 
 In-combinaƟon 

The Council must have sufficient data to be able to demonstrate beyond reasonable scienƟfic doubt 
that the proposed development will not have an adverse effect on the idenƟfied internaƟonally 
designated wildlife sites.  We consider the absence of informaƟon and factual errors in the 
assessment make it impossible for the Council to authorise this development in accordance with the 
Habitats RegulaƟons. 

3 Impact assessment 
The following considers the assessment made by the Council in the Screening and Appropriate 
Assessment stages of their HRA. 

3.1 Screening of the South Wight MariƟme SAC 
Natural England advice is based on the approach that Solent European Marine Sites (Solent and SW 
SPA and Ramsar and Solent MariƟme SAC) are in unfavourable condiƟon due to eutrophicaƟon.  
Bembridge Ledge is within both the Solent and Southampton Water SPA and Ramsar site and the 
South Wight MariƟme SAC.  It is the only locaƟon where these sites overlap (as shown in Figure 1).  
An assessment of the impact of eutrophicaƟon on the reef habitat of Bembridge Ledge has not been 
undertaken either through the Screening process or the AA.  Given the acknowledged importance of 
the reef habitat as a component of the South Wight MariƟme SAC and Solent and SW Ramsar site 
and its designaƟon as a Marine ConservaƟon Zone (MCZ), it is imperaƟve that the impact of 
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eutrophicaƟon on this site is properly considered.  Although Natural England currently assess the 
reef feature of the SAC as a whole to be in favourable condiƟon, this is with low confidence due to 
the data being based on a limited sampling strategy.  Taking a precauƟonary approach, it must be 
assumed that this feature is threatened by point source nutrient discharges from the Bembridge CSO 
as well as the diffuse nitrate polluƟon affecƟng the wider Solent. 

3.2 Non-return valve 
The absence of a non-return value on the CSO needs to be properly explored as it is not certain 
whether the recorded CSO events are due simply to an error caused by the absence of a non-return 
valve or due to other factors.   CSO discharges during dry weather are frequently recorded for a 
number of reasons.  There is strong evidence in the press of such ‘dry spill’ discharges being the fault 
of water companies and given the reputaƟon of Southern Water, it would seem very possible that 
these recorded events are not erroneous but due to the management of the system by the water 
company.  See Water firms illegally spilled sewage on dry days - data suggests - BBC News.  The 
speculaƟon regarding the effect of a non-return valve is not sufficient evidence on which to base the 
conclusions of this appropriate assessment. 

3.3 DiluƟon of storm water flows 
The appropriate assessment relies upon a perceived reduced impact of storm water discharge due to 
a diluƟon effect.  However, when assessing the impact of diffuse polluƟon, the diluƟon of the 
nutrient has no bearing on its impact.  The important factor in this instance is the load of nitrogen.  
The load (measured in Kg Total Nitrogen/year) is calculated through a combinaƟon of volume and 
concentraƟon.  Low concentraƟon and high volume can therefore produce the same nitrogen load as 
a high concentraƟon and low volume.  DiluƟon is not a factor in reducing impact. 

3.4 Flow rates 
Related to the above, the discussion of flow rate concludes that there would be a very small increase 
in the flow rate of 0.53 l/s.  However, flow is only a component of the nitrogen load.  It is 
meaningless without a calculaƟon of nitrogen concentraƟon. 

3.5 Surface water drainage 
The appropriate assessment refers to miƟgaƟon measures that might reduce the rate of surface 
water flows and hence the pressure on the CSO at Lane End.  These measures include features in the 
development such as permeable drive-ways.  However, the development site is on Bembridge Marls 
– these have soils with impeded drainage, described as “Slowly permeable seasonally wet slightly 
acid but base-rich loamy and clayey soils”.  InstallaƟon of permeable drive-ways etc. will do liƩle to 
reduce the impact of surface water flash flooding during periods of heavy rainfall. 

3.6 Current land use 
The calculaƟons of nutrient load from the proposed development are based on a false assumpƟon 
that the current land use if for dairy farming.  We have calculated with Fernbrook ConsulƟng 
Engineers the change in nutrient input from current lowland grazing to urban residenƟal using the 
NE nutrient calculator and have predicted an increase of some 30 kg TN/year leached into the Solent 
from the site following development, in addiƟon to that arising from nitrogen in sewage discharged 
to the CSO.  These calculaƟons are provided in detail within the Fernbrook report. 

3.7 In-combinaƟon 
The assessment concludes that as all other projects releasing nutrients into the Solent are subject to 
HRA and hence, presumably, are nutrient neutral and therefore cannot contribute to a combined 
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impact.  This is a circular argument.  The fact that all other plans and projects are subject to HRA is 
because ‘in combinaƟon’ they would have an adverse effect.  The point is that miƟgaƟon is required 
for other projects to be nutrient neutral.  In the absence of miƟgaƟon there would be a combined 
adverse effect on site integrity. 

4 Interest features of the internationally designated wildlife sites 
4.1 South Wight MariƟme SAC 
The appropriate assessment has totally ignored the South Wight MariƟme SAC.  It lists the Solent 
MariƟme SAC, but not the South Wight MariƟme SAC.  This is a fundamental failing in the 
appropriate assessment.  The Lane End CSO discharges directly onto Bembridge Ledge, the only part 
of the South Wight MariƟme SAC within the Solent.  The interest features of the South Wight 
MariƟme SAC are summarised in table 1 and include Reefs.  The SAC citaƟon specifically refers to two 
examples of this habitat in close proximity to the Bembridge CSO – namely, Bembridge Ledges and 
Culver Cliff.  Both of these rocky reefs are an important component of the South Wight MariƟme 
SAC.  The Appropriate Assessment should consider the impact of nutrient on these as a point source 
of polluƟon affecƟng Reef habitats from the CSO. 

Map 1 shows the extent of the South Wight MariƟme SAC in the vicinity of Bembridge. 

Annex I habitats that are a primary reason for selecƟon of this site 
1170 Reefs 
The southern shore of the Isle of Wight, off the coast of southern England, includes a number of 
subƟdal reefs that extend into the interƟdal zone. This site is selected on account of its variety of reef types 
and associated communiƟes, including chalk, limestone and sandstone reefs. To the west and south-west 
some of the most important subƟdal BriƟsh chalk reefs occur, represenƟng over 5% of Europe’s coastal chalk 
exposures, including the extensive Ɵde-swept reef off the Needles and examples at Culver Cliff and 
Freshwater Bay. These support a diverse range of species in both the subƟdal and interƟdal. Other reef 
habitats within the site include areas of large boulders off the coast around Ventnor. There is a large reef of 
harder limestone off Bembridge and Whitecliff Bay, where the horizontal and verƟcal faces and crevices 
provide a range of habitats. The bedrock is extensively bored by bivalves. Their presence, together with the 
holes they create, give shelter to other species, which adds further to habitat diversity. InterƟdal pools 
support a diverse marine life, including a number of rare or unusual seaweeds, such as the shepherd’s purse 
seaweed Gracilaria bursa-pastoris. A number of other species reach their eastern limit of distribuƟon along 
the English Channel at the Isle of Wight. 
1230 Vegetated sea cliffs of the Atlantic and Baltic CoastsSouth Wight MariƟme on the south coast of 
England represents contrasƟng Cretaceous hard cliffs, semi-stable soŌ cliffs and mobile soŌ cliffs. The 
western and eastern extremiƟes of the site consist of high chalk cliffs with species-rich calcareous grassland 
vegetaƟon, the former exposed to mariƟme influence and the laƩer comparaƟvely sheltered. At the western 
end, the site adjoins the Isle of Wight Downs, providing an unusual combinaƟon of mariƟme and chalk 
grassland. The most exposed chalk cliff tops support important assemblages of naƟonally rare lichens, 
including Fulgensia fulgens. The longest secƟon is composed of slumping acidic sandstones and neutral clays 
with an exposed south-westerly aspect. The vegetaƟon communiƟes are a mixture of acidic and 
mesotrophic grasslands with some scrub and a greater element of mariƟme species, such as thriŌ Armeria 
mariƟma, than is usual on soŌ cliffs. This secƟon supports the Glanville friƟllary buƩerfly Melitaea cinxia in 
its main English stronghold. A small, separate secƟon of the site on clays has a range of successional stages, 
including woodland, influenced by landslips. These cliffs are minimally affected by sea defence works, which 
elsewhere disrupt ecological processes linked to coastal erosion, and together they form one of the longest 
lengths of naturally-developing soŌ cliffs on the UK coastline. 
8330 Submerged or partially submerged sea caves 
The southern shore of the Isle of Wight, off the coast of southern England, includes a number of 
either submerged or parƟally submerged sea caves. The exposure of the south coast of the island to high 
wave energy has allowed the erosion of the Cretaceous calcareous hard cliffs to form sea caves. Examples of 
this habitat can be found from the Needles along the south-west coast of the Island to Watcombe Bay, and 
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also in Culver Cliff on the south-east coast of the Island. This site also contains the only known locaƟon of 
subƟdal chalk caves in the UK. The large liƩoral caves in the chalk cliffs are of ecological importance, with 
many hosƟng rare algal species, which are restricted to this type of habitat. The fauna of these sea caves 
includes a range of mollusc species such as limpets Patella spp. and the horseshoe worm Phoronis 
hippocrepia. 

Table 1: South Wight MariƟme SAC citaƟon 
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Figure 1:  InternaƟonally designated wildlife sites in the vicinity of Bembridge 
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4.2 Interest features of the Solent & SW SPA and Ramsar bird features 
The AA lists the species of birds for which the SPA and Ramsar site qualify as individual species.  
However, a far greater number and diversity of birds are included within the migratory bird 
assemblage.  This includes all the other species of waterfowl (not listed) that migrate to, from and 
through the Solent.  The following text is reproduced from the SPA citaƟon. 

“Under ArƟcle 4.2 of the DirecƟve (79/409/EEC) by regularly supporƟng at least 20,000 waterfowl: 

Over winter, the area regularly supports 53,948 individual waterfowl (5 year peak mean 1991/2 - 
1995/6) including: Gadwall Anas strepera, Teal Anas crecca, Ringed Plover Charadrius hiaƟcula, 
Black-tailed Godwit Limosa limosa islandica, LiƩle Grebe Tachybaptus ruficollis, Great Crested Grebe 
Podiceps cristatus, Cormorant Phalacrocorax carbo, Dark-bellied Brent Goose Branta bernicla 
bernicla, Wigeon Anas penelope, Redshank Tringa totanus, Pintail Anas acuta, Shoveler Anas 
clypeata, Red-breasted Merganser Mergus serrator, Grey Plover Pluvialis squatarola, Lapwing 
Vanellus vanellus, Dunlin Calidris alpina alpina, Curlew Numenius arquata, Shelduck Tadorna 
tadorna.” 

The Solent and SW Ramsar site is listed for meeƟng four of the qualifying Ramsar criteria.  Two of 
these are for bird populaƟons which mirror those listed for the SPA.  However, the Ramsar site is also 
listed for its wetland habitats and rare species, summarised in Table 1.  It is important to note that 
Criterion 1 includes ‘rocky boulder reefs’ such as Bembridge Ledge.  This is a qualifying Ramsar 
habitat and therefore needs special aƩenƟon in the Appropriate Assessment.  The fact that 
Bembridge Ledge is also a MCZ does not relate directly to the SAC or Ramsar designaƟon  

Criterion 1:  The site is one of the few major sheltered channels between a substantial island and 
mainland in European waters, exhibiting an unusual strong double tidal flow and has long periods of 
slack water at high and low tide. It includes many wetland habitats characteristic of the biogeographic 
region: saline lagoons, saltmarshes, estuaries, intertidal flats, shallow coastal waters, grazing marshes, 
reedbeds, coastal woodland and rocky boulder reefs. 
Criterion 2: The site supports an important assemblage of rare plants and invertebrates. At least 33 
British Red Data Book invertebrates and at least eight British Red Data Book plants are represented on 
site. 
Criterion 5: Species with peak counts in winter:  51343 waterfowl 
Criterion 6: Species with peak counts in spring/autumn: 
Ringed plover , Charadrius hiaticula, 397 individuals, representing an average of 1.2% of the GB 
population 
Species with peak counts in winter: 
Dark-bellied brent goose, Branta bernicla 
bernicla, 6456 individuals, representing an average of 3% of the population 
Eurasian teal Anas crecca, 5514 individuals, representing an average of 1.3% of the population 
Black-tailed godwit, Limosa limosa islandica, 
1240 individuals, representing an average of 3.5% of the population (5 year peak mean 1998/9-2002/3) 

Table 2:  Solent and SW Ramsar site:  Qualifying Criteria 

5 Conclusion 
There is sufficient evidence to suggest that the CSO discharges would contribute an appreciable 
nitrogen load to the Solent and Southampton Water SPA and Ramsar site.  The data shows regular 
discharges from the CSO.  There is no reason not to rely on the discharge data unless there is clear 
evidence to the contrary. 
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Bembridge Ledge is a component of both the Solent and SW SPA/Ramsar site and the South Wight 
MariƟme SAC.  No assessment has been made of the impact of the CSO on the rocky reef habitat 
found on Bembridge Ledge for which this SAC has been designated and which forms part of the 
Ramsar site.  Due to the absence of baseline data, it is not possible to determine the current 
condiƟon of this feature in this SAC or Ramsar site.  However, the impact of the CSO could be 
considerable given the point source nature of this discharge directly onto Bembridge Ledge. 

There are a number of procedural and factual errors in the appropriate assessment, in parƟcular the 
evidence suggesƟng that there is no adverse effect on the integrity of internaƟonally designated sites 
does not meet the level of certainty required of such an assessment. 

There is a measurable quanƟty of nitrogen that the proposed development is likely to discharge to 
the idenƟfied internaƟonally designated sites from the Lane End CSO.  MiƟgaƟon is required to 
ensure that this proposed development is nutrient neutral. 

Jonathan Cox BSc MCIEEM – relevant experience and qualiϐications 
Jonathan Cox has a BSc in Botany and Zoology and is a member of the Chartered InsƟtute of Ecology 
and Environmental Management (CIEEM). 

Jonathan Cox has over 30 years working as a professional ecologist.  He was previously employed by 
the Nature Conservancy Council/English Nature as ConservaƟon Officer for Hampshire and the Isle of 
Wight with responsibility for the designaƟon and management of SSSI, SPA and Ramsar sites in the 
two counƟes. 

He has worked for the European Commission advising Member and Pre-accession States on the 
applicaƟon of the EU Habitats DirecƟve and Birds DirecƟves including work in Poland and Czech 
Republic.  In 2008/09 he undertook a botanical survey of Annex I habitats of the UK Sovereign Base 
Area, Cyprus, to assist the MoD in designaƟon of European sites and Habitats DirecƟve assessments. 

Jonathan has run training courses for the Environment Agency staff on HRA and the selecƟon and 
designaƟon of European sites and was contracted by the Environment Agency to provide advice on 
their Review of Consents under the Habitats RegulaƟons in Hampshire and the Isle of Wight. 

Jonathan has also been contracted by English Nature and Natural England to assist them with the 
designaƟon of SPA, SAC and Ramsar sites including the Avon Valley SPA and Ramsar site, The Dorset 
Heaths SAC and Ramar site and the Wealden Heaths SPA.  In 2006 he was contracted by Natural 
England to undertake a review of condiƟon targets for Solent European Marine Sites. 

Jonathan has undertaken numerous Habitat RegulaƟons Assessments over a 20 year period.  He has 
worked directly for competent authoriƟes including local planning authoriƟes as well as on the 
preparaƟon of ‘shadow’ HRA on behalf of applicants.  He was instrumental in the development of 
miƟgaƟon measures to offset recreaƟonal impacts on the Thames Basin Heaths SPA and has worked 
on several high profile and complex HRA cases in the Solent including the proposed Dibden Bay 
Terminal (Southampton Water), Fawley Waterside Development (Fawley), Farlington Marshes coast 
defence strategy (Portsmouth) and is currently engaged as part of team undertaking the HRA of the 
Hurst to Lymington coast strategy. 

 
Jonathan Cox 
10th October 2023 
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STEYNE ROAD, BEMBRIDGE 

FLOOD RISK ASSESSMENT 

2.3. Hydrological Setting 

2.3.1. The site is located approximately 500m inland, and has coastline in close proximity to the north, 

east and south. Two small surface ditches/streams cross the site from the south-east towards 

the road in the north-west.  The tidal Eastern Yar Harbour is situated approximately 1.1 km 

north of the site. 

2.4. Hydrogeological Setting 

2.4.1. The EA has developed Groundwater Source Protection Zones to assist in assessing the risk to 

groundwater supplies taken from an abstraction point. The site is not situated within a 

Groundwater Source Protection Zone. 

2.4.2. The EA website also shows aquifers and provides designations which are in line with the Water 

Framework Directive and are based on maps produced by the BGS. The site bedrock is not a 

designated aquifer. 

2.5. Existing Drainage Regime and Surface Water Run-off 

2.5.1. The site has an area of approximately 0.5ha which is entirely undeveloped, and therefore 

surface water runoff is expected to discharge at greenfield run-off rates to local drainage 

features. 

2.5.2. Greenfield (existing) run-off rates for both parcels have therefore been calculated using the 

Institute of Hydrology Report No. 124 Methodology for various return periods and the SuDS 

Working Group Interim Code of Practice for small areas. Table 2.1 summarises the Greenfield 

run-off rates. Calculations are provided in Appendix A. 

Table 2.1  Greenfield Run-off Rates 

Return Period (years) 1-in-2 1-in-10 1-in-30 1-in-100 

Greenfield Run-off Rates (l/s) 1.8 3.2 4.5 6.3 

2.5.3. A site walkover was conducted on a dry day in late autumn to assess drainage within and local 

to the site. 

2.5.4. The land within the site slopes downwards towards the north, and much of the lower part of the 

site area consists of soft/waterlogged ground. There is a ditch situated within third party land, 

approximately 1 m north-east of the site boundary, which transports run-off northwards. It 

passes beneath the footway in a 150 mm diameter pipe and into a sewer/culverted watercourse 

under the footway alongside Steyne Road.  The sewer under the footway had flow passing along 

it during dry conditions which suggests it may be a culverted watercourse rather than a surface 

water sewer or highway drain.  Liaison with the IOWC should determine the status of the piped 

flow. 

2.5.5. It seems likely from the geological profile of the area and the observations made during the site 

walkover that soils at the site are impermeable, and not conducive to free infiltration of run-off 

water. This should be confirmed by site investigation at the detailed design stage. 

2.5.6. Figure 2, at the rear of this report, shows the location of the drainage observations made during 

the site walkover. 

2.5.7. The local sewerage provider is Southern Water. Southern Water sewer records are not currently 

available, but as there are existing residential properties to the north, east and west of the site 

it is thought that there will be existing public foul drainage in Steyne Road. 

  





 

 

 

 



Oaklea Dairy 
Alverstone  

Sandown 
Isle of Wight  

PO36 0EX 
 

6th October 2023 
 
 
To whom it may concern, 
 
As part of my broader farming operation, I manage a livestock business in Bembridge, where 
my cattle graze land owned by Steyne Farm, Mill Farm and the Thornycroft Estate. As part of 
this activity, I utilise the farm buildings located at Steyne Farm where livestock winter in the 
barns, and where I store hay and sileage.  
 
My cattle are rotated on the fields owned by each of the above parties, and land lies fallow 
for all the winter months (November – April). Accordingly, on average there are a maximum 
of 30 cows with calves, in two herds, grazing Steyne Farm and the Thornycroft Estate, along 
with a herd of 35 young cattle grazing Mill Farm. The grazing period is May-October. 
 
My landowners have asked me to confirm my activities, including the fact that my cattle are 
a beef herd and not dairy, and that to my knowledge there is no dairy farming in Bembridge. 
 
Yours faithfully, 
 

 
 
Richard Salter 
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