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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	02/07/2026 03/07/2026

		Application No:  



	PL/2026/02254

		  Proposal: 



	Removal of existing conservatory and single-storey rear infill extension; re-roofing; minor alterations to front dormer window pitched roofs; replacement front porch, replacement of existing windows and doors; alterations to rear elevation fenestration in modern extensions; relocation of external oil-fired boiler; and associated internal renovations.

		Site Address:  



	61, Upper South Wraxall, Bradford On Avon, BA15 2SE

	Case Officer:
	Angela Ellis



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

	
	No Comment

	 
	Support

	
	No objection 

	x
	Condition (no objection subject to conditions)

	
	Objection - further information required

	
	   Objection in principle

	x
	   HRA.



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

	Satisfactorily addressed (Document & Date submitted)

	
	Mitigation Procedure
	CP50, NPPF, WCA, CHSR
	Mitigation details insufficient to ensure that an offence will be avoided and that council policy will be followed. Minor additions to the mitigation measures outlined in the bat survey report are required. See text in bold below.
	No

Thorough mitigation measures have been provided in the Preliminary Roost Assessment & Emergence Survey Report. Apt Ecology. 02.07.2026. Works will be carried out in accordance with these measures.


	
	Compensation Features
	CP50, NPPF, WCA, CHSR
	Details of the design of bat bricks. These can be secured now or by condition. See text in bold below.
	No

The locations, heights and specifications of the compensatory bat boxes have been provided in Preliminary Roost Assessment & Emergence Survey Report. Apt Ecology. 02.07.2026


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:

· Preliminary Roost Assessment & Emergence Survey Report. Apt Ecology. 21/06/2026
· Preliminary Roost Assessment. Apt Ecology. 02/04/2026
· Location Plan. 799-3-00. Plan. Uploaded 7 Apr 2026	
· Proposed Site Plan. 799-3-11 PR. Plan. Uploaded 7 Apr 2026
· Existing Site Plan. 799-3-01 EX. Plan. Uploaded 7 Apr 2026
· Proposed South West and South East Elevations. 799-3-15 PR. Plan. Uploaded 7 Apr 2026
· Proposed North East and North West Elevations. 799-3-16 PR. Plan. Uploaded 7 Apr 2026
· Design Statement. 799-3. Statements. Uploaded 7 Apr 2026
· Preliminary Roost Assessment & Emergence Survey Report. Apt Ecology. 02.07.2026
· PR Site Plan. Artel 31. 02/2025
· PR House Elevations SW-SE. Artel 31. 02/2025

COMMENTS:

Protected Species

A desk study, preliminary roost assessment and four emergence surveys were completed between May and June. The external inspection identified crevice‑dwelling bat opportunities and interior and exterior photographs confirm no suitable access for Annex II species. The building was assessed as high roosting potential, so four dusk surveys were undertaken (three of these were in May-August of 2026). These recorded low numbers (0–3 per survey) of soprano pipistrelles emerging from three external crevice roosts on the front elevation.

The report confirms that an EPS Mitigation Licence is required before any works affecting roosts. Proposed mitigation includes: ECoW supervision, hand‑stripping around roost features, crevice‑dwelling bat boxes on trees to the rear (installed before and during works), integrated crevice roosts as post‑works compensation, and retention of all mitigation features as enhancement.

No new external lighting is proposed, and the building will continue to function as it currently does. If lighting is introduced later, it must comply with ILP GN01:2021 and BCT/ILP GN08/23 to maintain 0–1 lux at sensitive features.

Further detail is required to complete the mitigation package:
· Details of the alternative roost provisions proposed during works.
· Timing restrictions and seasonal working windows.
· A contingency protocol (stop works, contact licence holder/Natural England, safe holding/rehabilitation if needed).

It is recommended that these minor additions should be secured now to avoid further documents required under condition. A CEMP for example, would not be proportunate in this case. It is recommended that these are included in the existing bat report under the relevant mitigation section and that this document is added to the list of approved plans. 

Additional detail on compensation is also required. The elevation plans show integrated bat bricks above dormers and the front door. Although placing features above windows is not normally recommended (light spill, droppings), the existing roosts are already in these locations, so the proposed compensation is proportionate. Full specifications for the integrated bat brick design will be secured by pre‑commencement condition.

An EPS Mitigation Licence will be required for lawful implementation. Sufficient ecological information has been submitted to demonstrate that favourable conservation status of soprano pipistrelle can be maintained. Planning permission does not provide a defence against offences under the Habitats Regulations.

Habitats Regulation Assessment (HRA)

The Preliminary Roost Assessment and Emergence Survey found no roosts suitable for Annex II species within the building, and the interior/exterior photographs show no viable access features. The adjacent hedgerow and garden may function as commuting and foraging habitat, but this proposal concerns the renovation of an existing occupied dwelling, so the site’s ecological function will remain unchanged.

Only small‑scale, temporary works to the building fabric are proposed, with no material vegetation loss or new landscaping. No alterations are introduced that would affect potential Annex II roost features or commuting habitat.

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.

CP50 and NPPF

Proposed roost mitigation and enhancement measures appear appropriate, and, given the temporary nature of the works and the retention of broadly similar building use, significant impacts on local foraging and commuting routes are unlikely. No net loss of biodiversity is anticipated, and a modest enhancement is expected.

IN SUMMARY:

Insufficient information has been submitted. 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.  I therefore maintain a holding objection until all the issues listed above have been suitably addressed 

CONDITIONS:

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

· Preliminary Roost Assessment & Emergence Survey Report. Version 2. Apt Ecology. 02.07.2026
· Proposed Site Plan. 799-3-11 PR. Plan. Uploaded 7 Apr 2026
· Proposed South West and South East Elevations. 799-3-15 PR. Plan. Uploaded 7 Apr 2026
· Proposed North East and North West Elevations. 799-3-16 PR. Plan. Uploaded 7 Apr 2026

Works will be carried out in strict accordance with the mitigation set out in Section 4.2 of the Preliminary Roost Assessment & Emergence Survey Report. Version 2. Apt Ecology. 02.07.2026, or as agreed with Natural England.

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

2. The roost and access point opportunities to be created for bats, as detailed in the submitted Preliminary Roost Assessment & Emergence Survey Report. Version 2. Apt Ecology. 02.07.2026 and plans PR Site Plan. Artel 31. 02/2025 and PR House Elevations SW-SE. Artel 31. 02/2025, shall be implemented as agreed, or as agreed with Natural England prior to the completion of the development hereby permitted under the supervision of an appropriately qualified ecologist. The details shall be maintained for the lifetime of the development, unless otherwise agreed in writing by the Local Planning Authority. 

REASON: In the interests of conserving and enhancing biodiversity.

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

	Patrick Olshansky
	03/07/2026
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