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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	02/06/2026

		Application No:  



	PL/2025/08067

		  Proposal: 



	Removal of existing caravan and erection of agriculturally tied farm managers dwelling - with associated access, parking, landscaping and private amenity space.

		Site Address:  



	Land at Manor Farm, Collingbourne Kingston, Wiltshire, SN8 3SD

	Case Officer:
	Helena Carney



Recommendations:
	[bookmark: _6b73c20f_6ed4_4d16_aa26_354217c36501][bookmark: _e5b69308_a394_4690_b12f_346f8fcad7f0]
	

	
	No Comment

	 
	Support

	
	No objection 

	
	Condition (no objection subject to conditions)

	x
	Objection - further information required

	
	   Objection in principle

	
	   HRA.



Further Information Required: 
	
	Issue
	Policy/Legislative Compliance
	Date information requested &
Further information required

	Satisfactorily addressed (Document & Date submitted)

	1
	Hampshire River Avon Catchment
HRA
	CHSR
	Further information demonstrating that this application meets the threshold for insignificance under Annex F of the Natural England Advice. See comments below. 
	No

	2
	Hampshire River Avon Catchment
HRA
	CHSR, Building Regs
	Approvable site plans showing PTP and drainage field in line with regulations.
	No



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.  

Thank you for your consultation on the above application. I have reviewed the submitted documents against OS maps, aerial photographs of the site and surrounding area, together with GIS layers of statutory and non-statutory designated sites and existing records of protected species. 

Information considered:
· Block Plan. 240204-05C. Revised Plans/Documents. Uploaded 17 Mar 2026
· Site Plan. 240204-06D. Revised Plans/Documents. Uploaded 17 Mar 2026
· Landscape Mitigation Plan. WHL-1984-04. Plan. Uploaded 8 Oct 2025
· Nutrient Assessment & Budget. 24124. Uploaded 8 Oct 2025
· Nutrient Calculator River Avon SAC V 03_01_6. Uploaded 16 Oct 2025
· Design Scheme. 240204-10C. Revised Plans/Documents. Uploaded 17 Mar 2026
· The Statutory Metric. Uploaded 15 Apr 2026.

COMMENTS:

This is an application for the removal of an existing caravan and the erection of a permanent agriculturally tied farm managers dwelling with associated access, parking, landscaping and private amenity space.

The baseline is mostly modified grassland with a smaller area of hardstanding (chalk and gravel track and gravel piles). Based on the Statutory Biodiversity Metric submitted with this application an area of around 600m2 of grassland will be built upon and 850m2 of grassland will be converted into vegetated garden. The existing track will be retained.

The Preliminary Ecological Appraisal submitted with this application reports that the site is largely of low potential suitability for protected/notable species due to the open and poor condition of the modified grassland; however, the assessment could not rule out the occasional presence of birds, bats and badger and general avoidance/mitigation measures proportunate to this level of risk are outlined in the PEA and are deemed to be sufficient; compliance with the measures outlined in the document will be secured by condition and a protected species informative will be added to the decision notice.

Habitats Regulation Assessment (HRA)

Salisbury Plain SPA - 6400m Buffer

This application lies within the 6.4km zone of influence of the Salisbury Plain SPA and in light of the HRA for the Wiltshire Core Strategy and the HRA for the Wiltshire Housing Site Allocations Plan it is screened into Appropriate Assessment due to the potential impact of recreational pressure on stone curlew in combination with other plans and projects. 

A strategic Appropriate Assessment (AA) has been prepared pertaining to development within the 6.4km zone of influence that could result in a likely significant effect on the SPA as a result of an increase in recreational / visitor pressure. The AA reached a conclusion of no adverse effects on the integrity of the SPA or its qualifying features provided that the council’s mitigation strategy continues to be implemented. Annual stone curlew monitoring and protection measures continue to be secured by the Council.

In January 2026 Natural England (NE) confirmed that the strategic AA for Salisbury Plain SPA continues to be supported by NE until end of December 2026.

Hampshire River Avon Catchment

The Nutrient Assessment & Budget report states that the site is remote from the public sewer and this is apparent based on the remote location of the site. The applicant proposes to install a Graf One2Clean (biological) treatment plant (PTP) which has a confirmed performance for TP of 1.6 mg/L. This is a certified wastewater treatment system. Section 6.16 of the Planning Statement claims that the wastewater discharge from development would be below the threshold significant effect criteria set out in Natural England methodology 16 March 2022- Annex F. 

The following information has been provided to demonstrate no likely significant effect:

· PTP discharge volume is confirmed to be < 2 m³/day, consistent with the nominal hydraulic daily load stated on the PTP certificate.
· The proposed discharge point is > 50 m from the nearest property.
· There are no surface water features within 40 m.
· The site is outside Flood Zones 2 and 3.
· The site lies in an area where the seasonal high-water table is > 2 m below ground level, supported by local topography (site at approx. 184 m AOD, c. 50 m above the valley floor at 134 m AOD).

Clarification/further information is required on the following: 

· Conditions (c), (d) and (f) of Natural England methodology 16 March 2022- Annex F do not appear to be fully addressed/supported by data through the provision of geological/hydrological data. Further information/clarification required.

· Condition (g) may not be met. There is an existing slurry pit to the northeast of site that may be contributing to nutrient discharge. The submission has not addressed the potential for this to be an in-combination effect. Details on the existing slurry pit should be provided as an in-combination effect must be ruled out. This may include plans and specs of slurry pit containment. 

· The PTP and drainage field are not shown on site plans. These should be in line with The Building Regulations which set out design and construction standards for septic tanks, package treatment plants and drainage fields. This information should be shown on plans in addition to the above information to demonstrate Annex F conditions are met. 

Protected Species/Compliance with CP50 (no net loss etc)

Based on aerial imagery there is a priority habitat deciduous woodland within 50m of the redline boundary. Based on the scale and nature of the development, and the spatial separation between the development and the habitat no significant impacts are predicted. 

A vegetated garden containing 5 new trees and bounded by a mixed native hedge will be created within the redline; these are shown in the updated Site Plan and Block Plan and can be secured through approval of this plan. Shelterbelt planting including lines of trees and other planting (scrub) are also proposed within the blueline and can potentially be secured through approval of the Site Plan and Block Plan. The PEA claims that the planting onsite in the redline and blueline will improve potential suitability for wildlife (including foraging and commuting bats, birds and badgers). A net gain in biodiversity resource and local network features is predicted. 

The PEA claims that the site will be further enhanced through the installation of bat boxes on the new house, at the apices of the gable ends, to provide new roosting opportunities for bats. Nest boxes for a range of bird species are also proposed. Currently, these enhancement proposals (bird and bat boxes) are not shown on the submitted plans or elevations. Further details of these features will be secured through condition. 

Biodiversity Net Gain (BNG)

Under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021) this application is required to deliver 10% Biodiversity Net Gain (BNG).  The Biodiversity Gain Plan condition will automatically apply if approval is forthcoming.

A completed statutory metric calculation (REF) confirming the baseline and predicted post- development biodiversity units of the site has been submitted (including the condition assessment sheets and maps).

Information in the completed on-site baseline habitat tabs is accepted as accurate based on the information submitted. The pre-development (baseline) situation is summarised below.

	On-site pre-development (baseline) biodiversity value 
	0.3 Habitat units

	
	0.00 Hedgerow units

	
	0.00 Watercourse units

	Are there any irreplaceable habitats on-site?
	No

	Has any habitat degradation of occurred?
	No



Onsite Gains

The Site Plan and Block Plan identify the areas of habitat creation/enhancement which contribute to the applications onsite BNG. Confirmation of how the development will achieve BNG is a post-determination matter.

Offsite Gains

It is intended that an area of offsite land would be enhanced to achieve a 10% gain. This includes the planting of lines of trees and scrub to the south of the site. All land located outside the redline application boundary of the development site is considered off-site (refer to information here Make off-site biodiversity gains as a developer - GOV.UK.

All off-site biodiversity gains sites must be registered on the national biodiversity gains site register. Guidance on how to register a biodiversity gains site including a list of items required to apply can be found here - Register a biodiversity gain site - GOV.UK. For the Biodiversity Gain Plan condition to be discharged all off-site gains must be shown on the Biodiversity Gain Plan as allocated to this development on the national biodiversity gains site register.

Off-site gains must be secured via a legal agreement for at least 30 years. This must be a planning obligation (Section 106 agreement) or conservation covenant. Wiltshire Council will not enter into a Section 106 agreement for off-site gains unless the off-site gain site has been verified. Contact ecologychargeableservice@wiltshire.gov.uk to request further information on site verification.

Alternatively, the redline boundary of the development should be amended and included in the approved plans to include the offsite gains. This way the gains will be onsite. 

DRAFT CONDITIONS (to be finalised when information above is provided):

Compliance With Submitted Documents

The development will be carried out in strict accordance with the following documents:
· Block Plan. 240204-05C. Revised Plans/Documents. Uploaded 17 Mar 2026
· Site Plan. 240204-06D. Revised Plans/Documents. Uploaded 17 Mar 2026
· Landscape Mitigation Plan. WHL-1984-04. Plan. Uploaded 8 Oct 2025
· Nutrient Assessment & Budget. 24124. Uploaded 8 Oct 2025
· Nutrient Calculator River Avon SAC V 03_01_6. Uploaded 16 Oct 2025
· Design Scheme. 240204-10C. Revised Plans/Documents. Uploaded 17 Mar 2026
· The Statutory Metric. Uploaded 15 Apr 2026.

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

Ecological Enhancements
Prior to the commencement of any works, including vegetation removal and demolition, details of the number, design and locations of ecological enhancement features including (delete as necessary) bat boxes, bird boxes, reptile features and hedgehog hibernacula shall be submitted to the Local Authority for approval. The approved details shall be implemented for the lifetime of the development and before completion of the final works.
REASON: To provide mitigation /enhancement for biodiversity.

Lighting
No external light fixture or fitting will be installed within the application site unless details of existing and proposed new lighting have been submitted to and approved by the Local Planning Authority in writing. The submitted details will demonstrate how the proposed lighting will impact on bat habitat compared to the existing situation.
The plans will be in accordance with the appropriate Environmental Zone standards set out by the Institution of Lighting Professionals (ILP) Guidance Notes on the Avoidance of Obtrusive Light (GN 01/2021) and Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation Trust and Institution of Lighting Professionals.
REASON: To avoid illumination of habitat used by bats.
New PTP
The proposed package treatment plant and drainage field shall be installed, maintained and operated in accordance with the submitted specification and details hereby approved. Any subsequent replacements shall have an equivalent or improved performance specification. The package treatment plant and drainage field shall be installed, connected and available for use before the development is occupied and they shall be maintained and operated thereafter for the lifetime of the development. 
REASON: To provide ongoing and adequate nutrient mitigation for the nutrient neutrality water catchment for the life of the development and to ensure that any future package treatment plant is of an equivalent or improved standard..

Water Efficiency

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/504207/BR_PDF_AD_G_2015_with_2016_amendments.pdf 


Sign off by WC Ecologist will only be given once ALL outstanding information has been submitted and agreed sufficient.
	Ecologist
	Date
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