
 

 

 
Wiltshire Council Planning Consultation Response 
 
ECOLOGY 
 
Officer name: Jenna Buss 

Date: 18/03/2026 

Application number: PL/2025/02811 

Proposal: Convert existing 5 bedroom dwelling into 2no. 3 bedroom dwellings and 
associated works. 

Site address: 22 Ferozeshah Road, Devizes, SN10 2JQ 

Case officer: Jane Sanger 

 
Recommendations: 

 No Comment 

  Support 

 No objection  

 Condition (no objection subject to conditions) 

x Objection - further information required 

    Objection in principle 

    HRA completed/required 

 
 

Further Information Required: 
 

  

 
 

 

 

 

Issue 
Policy/Legislative 

Compliance 

Date information requested & 
Further information required  

Satisfactorily 
addressed 
(Document & 
Date) 

1 
Ecology 

W & CA, CP50  
NPPF 

Ecological surveys to support the 
building conversion works 
 

 

2 
BNG 

Environment Act Submission of the Statutory Metric  
 
 

 
 

The outstanding document(s) listed above are needed to enable the council’s ecology team to consider all the 

relevant impacts and benefits of the proposed scheme.   The council’s ecologists will provide a further response 

once all the above information has been submitted via the case officer.   

 

Please Note:  When resubmitting a revised document, ALL changes must be highlighted to enable review.   

 
I have reviewed the application and supporting documents against OS Maps and aerial 
photography of the site and surrounding area, together with GIS layers of statutory and non-
statutory sites and existing records of protected species.  
 
The following submitted documentation was reviewed to inform this response: 

• Existing 25/3358/01. January 2026. Home Plan 

• Proposed Elevations 25/3358/02. January 2026. Home Plan 

• Natural England Nutrient Neutrality Budget Calculator for the River Avon SAC 

 

 



 

 

Protected and Notable Species/Habitats 
No ecological information has been submitted in support of this application. It is noted however 
that the proposal will include structural changes to the existing building including the conversion 
of the loft space.  
 
Ecological information to include a Preliminary Ecological Appraisal with specific consideration to 
bats must be submitted in support of the application. Bats and their roosts are afforded stringent 
protection under the Conservation of Habitats and Species Regulations 2017 (as amended) and 
as such are a material consideration within the planning consultation process. Sufficient and 
appropriate mitigation measures to ensure that bats are not adversely affected as a result of the 
proposed development must be submitted as part of the proposal, and shown on development 
drawings, where bats are present, or likely to be present.   
 
In carrying out its statutory function, the LPA must be reasonably sure that the proposal will not 
result in significant adverse effects on protected habitats or species.  The information outlined 
above must therefore be submitted and reviewed by the LPA’s ecology team prior to 
determination of the application. 
 
 
Habitat Regulations Assessment: River Avon Special Area of Conservation (SAC) 
Hampshire Catchment  
This development falls within the catchment of the River Avon SAC and has potential to cause 
adverse effects alone or in combination with other developments through discharge of 
phosphorus in wastewater. Appropriate Assessment must be carried out by the relevant 
Competent Authority (the LPA) to determine the potential significant effects and the suitability of 
any measures proposed to avoid or mitigate those effects.   
   
The submitted nutrient calculation calculated a total phosphorus budget of 1.01kg TP/year pre 
2030. The budget has been approved by Wiltshire Council. 
 
No mitigation proposals have been submitted in support of the application.  
 
The development lies within the Upper Avon sub-catchment where the Council’s mitigation is 
currently available; however, to ensure that adequate mitigation is secured and deliverable for 
this development, the necessary credits must be secured as part of the permission.  
 
Where Council mitigation is secured with the permission, a strategic Appropriate Assessment 
(AA) has been prepared for qualifying planning applications for residential and non-residential 
development, within sewered and non-sewered areas of the River Avon SAC catchment. The AA 
reached a conclusion of no adverse effects on the integrity of the SAC or its qualifying features 
and has been endorsed by Natural England (NE) provided that the council’s mitigation strategy 
continues to be implemented.  
 
Where an applicant chooses to progress without securing mitigation at permission stage, nutrient 
neutrality must be secured, before any development can lawfully commence, via a planning 
obligation (Grampian condition or legal agreement).  
 
If the applicant elects to pursue this route, it should be noted that the planning permission will 
neither secure bespoke mitigation nor reserve any Council phosphorus credits. Consequently, 
there remains a risk that adequate mitigation may not be available, which could prevent the 
development from lawfully commencing.  
 
A bespoke AA must be prepared and sent to NE, the application must not be determined until NE 
have endorsed the AA.   



 

 

 
How the applicant wishes to pursue nutrient mitigation should be provided with the additional 
ecological information requested.  
 
 
BNG 
This application was submitted after Biodiversity Net Gain (BNG) became mandatory 
however information required for applications subject to the biodiversity gain condition has not 
been submitted.  
 
The Application Form submitted states that due to the impacts of less than 25 square metres of 
onsite habitat that has biodiversity value greater than zero and less than 5 metres in length of 
onsite linear habitat, the de minimis exemption is met. However, the red line boundary of the 
proposal measures approximately 500 square meters. BNG applies to the full siteboundary and 
therefore it is unclear if the de minimis exemption can apply.  
 
If the applicant considers that the development would not be subject to the biodiversity gain 
condition, Schedule 7A of the Town and Country Planning Act 1990 the applicant must provide a 
completed metric demonstrating that less than 25 square meters of onsite habitat and less than 5 
meters of linear habitat will be impacted by the proposals. If it is demonstrated that the de 
minimis exemption does not apply, the application must be accompanied by minimum information 
set out in Article 7 of The Town and Country Planning (Development Management Procedure) 
(England) Order 2015, which includes: 

• the completed metric calculation tool showing the calculations of the pre-development 
biodiversity value of the onsite habitat on the date of application (or proposed earlier date) 
including the publication date of the biodiversity metric used to calculate that value; 

• a description of any irreplaceable habitat (as set out in column 1 of the Schedule to the 
Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations 2024) on the land to 
which the application relates, that exists on the date of application, (or an earlier date); 
and 

• plan(s), drawn to an identified scale and showing the direction of North, showing onsite 
habitat existing on the date of application (or earlier proposed date), including any 
irreplaceable habitat (if applicable). 

Note: this is a summary, please refer to Paragraph: 011 Biodiversity net gain - GOV.UK for full 

details. 

 
 
 
DRAFT CONDITIONS: 
The following conditions are like.ly to be required to support this application once the additional information 
above has been submitted in support of the application. The following are not exhaustive and are dependent 
on the additional information provided.  

1. The development will be carried out in strict accordance with the following documents:   

• Bat mitigation 

• BNG metric 
REASON: For the avoidance of doubt and for the protection, mitigation and enhancement of biodiversity. 

2. The development hereby permitted shall not commence until evidence of compliance to the Wiltshire Council 
River Avon Special Area of Conservation Mitigation scheme, or an alternative approved mitigation package 
addressing the additional nutrient input arising from the development, has been submitted to, and approved in 
writing by the Local Planning Authority.  

https://www.legislation.gov.uk/uksi/2015/595/article/7/made
https://www.legislation.gov.uk/uksi/2015/595/article/7/made
https://www.gov.uk/guidance/biodiversity-metric-calculate-the-biodiversity-net-gain-of-a-project-or-development
https://www.gov.uk/guidance/biodiversity-net-gain#para42
https://www.legislation.gov.uk/uksi/2024/48/schedule/made
https://www.legislation.gov.uk/uksi/2024/48/schedule/made
https://www.gov.uk/guidance/biodiversity-net-gain


 

 

Reason: To accord with the Conservation of Habitats and Species Regulations 2017, and Wiltshire Core 
Strategy Core Policy 69. 

3. The overnight development hereby approved shall be designed to ensure it does not exceed 110 litres per 
person per day water consumption levels (which includes external water usage) and a water efficiency 
assessment should be submitted. Before the development is brought into use, a water efficiency report 
certifying that this standard has been achieved shall be submitted to the local planning authority for its written 
approval.    

REASON: To ensure compliance with the prevailing mitigation strategy for nutrient neutrality in the water 
catchment within which this development is located.  

A water efficiency calculation will be needed to discharge this condition. For guidance on how to do this and 
what is required, please refer to the following document: ‘The Building Regulations 2010 – Sanitation, hot 
water safety and water efficiency’, Appendix A (p36-
44). https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/50420
7/BR_PDF_AD_G_2015_with_2016_amendments.pdf  

 
 
Final sign off – all matters addressed: 
 

Ecologist 

Jenna Buss  

Date 

  
 
 
 
 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/504207/BR_PDF_AD_G_2015_with_2016_amendments.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/504207/BR_PDF_AD_G_2015_with_2016_amendments.pdf

