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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	05/06/2026

		Application No:  



	PL/2025/06091

		  Proposal:    



	Vary Condition 2 on PL/2025/06091 Demolition of existing outdoor pool and associated walls and replacement with new rectangular outdoor pool. Altering and extending hard and soft landscaping, and proposing new spa facilities.

		Site Address:  



	BISHOPSTROW HOUSE, BOREHAM, WARMINSTER, BA12 9HH

	Case Officer:
	Steven Vellance



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

	
	No Comment

	 
	Support

	x
	No objection 

	
	Condition (no objection subject to conditions)

	
	Objection - further information required

	
	   Objection in principle

	
	   HRA.



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:

Parent App PL/2025/06091:

· [bookmark: _Hlk210213882]Ecological Impact Assessment, 07/07/2025, Nicholas Pearson Associates
· Outdoor Pool - Location Plan, July 2025, Aaron Evans Architects
· Landscape Proposal, 16/06/2024, Nicholas Pearson Associates
· Condition Assessment Sheets, 09/05/2024 – 30/06/2025
· Outdoor Pool – Plan as Existing, July 2025, Aaron Evans Architects
· Outdoor Pool – Plan as Proposed, July 2025, Aaron Evans Architects
· Arboricultural Impact Assessment, Arboricultural Method Statement, Tree Protection Plan, Revision A, 31/07/2024, Hillside Trees Ltd. 

VAR App PL/2026/02683:
· Outdoor Pool - Block Plan as Proposed (Plan 316C) uploaded 24 Apr 2026
· Planning Statement uploaded 24 Apr 2026
· Proposed Block Plan (Plan 315 C) uploaded 24 Apr 2026
COMMENTS:

See response to parent application PL/2025/06091 in blue and response to current VAR application PL/2026/02683 in red:

Habitats Regulation Assessment (HRA)

Salisbury Plain Special Protection Area (SPA)

This application lies within the 6.4 km zone of influence of the Salisbury Plain SPA. In accordance with the findings of the Habitats Regulations Assessments (HRAs) undertaken for the Wiltshire Core Strategy and the Wiltshire Housing Site Allocations Plan, the proposal has the potential to result in a likely significant effect on the SPA due to increased recreational or visitor pressure.

A test of likely significance has been undertaken by the Competent Authority (Wiltshire Council) under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). The assessment concluded that, given the scale and nature of the proposed development, there is no mechanism by which an adverse effect on the integrity of the SPA could occur. The HRA therefore concludes that the proposal is not likely to have significant effects on the SPA, and the application is screened out of the need for Appropriate Assessment.

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 2026 strategic AA for Salisbury Plain SPA continues to be supported by NE.

River Avon Special Area of Conservation (SAC)

The development is located within the catchment of the River Avon SAC and therefore has potential to cause adverse effects alone or in combination with other plans or projects through the discharge of phosphorus in wastewater.

In line with Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended), the Competent Authority (Wiltshire Council) has carried out a test of likely significance. The assessment determined that, given the nature of the proposal, there is no mechanism for an adverse effect on the SAC. The HRA concludes that the application is not likely to have significant impacts on the SAC and can therefore be screened out of the need for Appropriate Assessment.

A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). This concluded that given the scale and nature of the development there is no mechanism for adverse effect.  The HRA has concluded that the application is not likely to have significant impacts on the SAC and subsequently the application is screened out of Appropriate Assessment.

River Avon SAC (Proximity Consideration)

The application’s blue line boundary lies within 20 m of the River Avon SAC; however, the red line area directly affected by development is located more than 100 m from the SAC. There is therefore no potential for likely significant effects (LSEs), either alone or in combination with other projects, as a result of construction activities.

Core Policy 69 seeks to avoid and reduce environmental effects on the River Avon SAC during construction and operation to avoid and prevent pollution and mitigate disturbance effects.  

A test of likely significance has been undertaken by the Competent Authority (Wiltshire Council) under Regulation 63. The assessment concluded that there is no mechanism for adverse effect on the SAC. Accordingly, the HRA determines that the development is not likely to result in significant effects and is screened out of the need for Appropriate Assessment.

A test of likely significance has been undertaken by the Competent Authority (Wiltshire Council) under Regulation 63. The assessment concluded that there is no mechanism for adverse effect on the SAC. Accordingly, the HRA determines that the development is not likely to result in significant effects and is screened out of the need for Appropriate Assessment.

Non-Statutory Sites (LWS)

There is a priority habitat woodland and a long-established wood pasture onsite and directly adjacent to site. No tree removal is proposed for this development and a tree protection plan has been submitted in support of this application (Arboricultural Impact Assessment, Arboricultural Method Statement, Tree Protection Plan. Revision A, 31/07/2024). Precautionary working methods will be secured by condition. An appropriate lighting scheme will be secured by condition to ensure that light spill does not impact adjacent woodland and wood pasture. No change in the shape, size or nature of the development and therefore previous advice applies. 

Compliance with CP50

No tree removal is proposed for this development and a tree protection plan has been submitted in support of this application (Arboricultural Impact Assessment, Arboricultural Method Statement, Tree Protection Plan. Revision A, 31/07/2024). Areas of modified grassland and introduced shrub and developed land will be lost to development. To compensate for this the plan will create replacement introduced shrubs and small urban trees. A BNG metric has been submitted showing that a 10% net gain is achieved through development. 

Suitable nesting habitat for birds are compensated/mitigated for through on-site tree and shrub planting. Suitable commuting and foraging opportunities for bats are retained/enhanced through additional tree planting.

Soft landscaping including enhancement planting has been changed with this variation of plans. These appear to be largely similar in scale and type to the original application and are deemed to be acceptable. See BNG comments below. 

Protected Habitats and Species

There is a priority habitat woodland and a long-established wood pasture onsite directly adjacent to site. No tree removal is proposed for this development and a tree protection plan has been submitted in support of this application (Arboricultural Impact Assessment, Arboricultural Method Statement, Tree Protection Plan. Revision A, 31/07/2024). Areas of modified grassland and introduced shrub and developed land will be lost to development. To compensate for this the plan will create replacement introduced shrubs and small urban trees. A BNG metric has been submitted showing that a 10% net gain is achieved through development.

Bats 

Suitable commuting and foraging opportunities for bats are retained or enhanced through additional tree planting. No bat roosts are likely on site. An appropriate lighting scheme will be secured by condition to ensure that light spill does not impact adjacent woodland and wood pasture. 

Birds

Suitable nesting habitat for birds are compensated/mitigated for through on-site tree and shrub planting. Some introduced shrub will be cleared on site as part of these works but based on site description and photos this habitat appears to have low suitability for nesting birds. Informative to be added to approval. 

Otter and Water Vole 

The blueline application boundary falls within 20m of the River Avon SAC but the redline area impacted by the development is more than 150m from the SAC and has no potential to cause likely significant effects on the riparian habitat or species.  

Biodiversity Net Gain (BNG)

Biodiversity Net Gain 
 
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 confirming the baseline and predicted post- development biodiversity units of 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  
	1.09 Habitat units 

	
	0.00 Hedgerow units 

	
	0.00 Watercourse units 

	Are there any irreplaceable habitats on-site? 
	No 

	Has any habitat degradation of occurred? 
	Yes (this has been accounted for in the metric)


 
Two trees have been felled onsite prior to submission; these have been included in the baseline.

1. The ecology report does not include detailed methodology or results of botanical surveys (e.g., number of quadrats, species abundances) but a species lists and descriptions are provided. Based on this information the four patches of grassland away from the building would be classified as modified grassland rather than other neutral grassland based on UK Hab version 2.0. Further evidence required to support metric. 

The baseline has been approved, and the post development plans have been amended. As long as there are no changes to the redline application boundary, and all biodiversity gains remain onsite there is no objection to this proposal. Confirmation of how the development will achieve BNG is a post-determination matter.

CONDITIONS:

COMPLIANCE WITH SUBMITTED DOCUMENTS

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

· Ecological Impact Assessment, 07/07/2025, Nicholas Pearson Associates
· Outdoor Pool - Location Plan, July 2025, Aaron Evans Architects
· Landscape Proposal, 16/06/2024, Nicholas Pearson Associates
· Outdoor Pool – Plan as Proposed, July 2025, Aaron Evans Architects
· Arboricultural Impact Assessment, Arboricultural Method Statement, Tree Protection Plan, Revision A, 31/07/2024, Hillside Trees Ltd. 
 
REASON: For the avoidance of doubt and for the protection, mitigation and enhancement of biodiversity. 

CONSTRUCTION METHOD STATEMENT (CMS) 

No development shall commence on site (including any vegetation removal or works to existing structures), until a Construction Method Statement has been submitted to, and approved in writing by the Local Planning Authority. The Construction Method Statement shall include all precautionary measures to be implemented during the construction period, for the protection of sensitive habitats and species known to be present within or adjacent the site and tp prevent the spread of invasive species, with particular reference to: Bats, Birds, Badgers, Trees, adjacent Grasslands, Himalayan Balsam and Japanese Knotweed.

The development shall be carried out in strict accordance with the approved Construction Method Statement. 
 
REASON:  To ensure adequate protection, mitigation and compensation for protected 
species and priority habitats throughout the construction period. 

ARTIFICIAL LIGHTING
No external lighting shall be installed on site until a lighting plan that includes a Lux Plot, is submitted to the LPA for approval.  The plan will demonstrate that bat habitat (trees, scrub and hedgerows) on the perimeter of the site will remain below 0.5 lux. 
All lighting provided on site shall be in accordance with the appropriate Environmental Zone standards set out by the Institute of Lighting Engineers in their publication GN01:2021, ‘Guidance for the Reduction of Obtrusive Light’ (ILP, 2021), and Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation Trust and Institution of Lighting Professionals.   

REASON: In the interests of the amenities of the area and to minimize impacts on biodiversity caused by light spillage to areas above and outside the development site. 

INFORMATIVES:
General Protected Species 
The applicant should note that under the terms of the Wildlife and Countryside Act (1981) and the Conservation of Habitats and Species Regulations 2017 (as amended) it is an offence to disturb or harm any protected species including for example, breeding birds, bats, badger, amphibians and reptiles. The protection offered to some species such as bats, extends beyond the individual animals to the places they use for shelter or resting. Please note that this consent does not override the statutory protection afforded to any such species.  In the event that your proposals could potentially affect a protected species you should seek the advice of a suitably qualified and experienced ecologist and consider the need for a licence from Natural England prior to commencing works. Please see Natural England’s website for further information on protected species.
Sign off by WC Ecologist will only be given once ALL outstanding information has been submitted and agreed sufficient.

	Ecologist
	Date

	Patrick Olshansky (Graduate Ecologist)
	05/06/2026
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