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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	17/07/2026

		Application No:  



	PL/2026/02713

		  Proposal: 



	Change of use of the former Baptist chapel from Use Class F1 (non-residential institution) to a single residential dwelling (Use Class C3).

		Site Address:  



	Porton Baptist Chapel, High Street, Porton, Salisbury, SP4 0LH

	Case Officer:
	Amy Houldsworth



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
	Protected species surveys required
	WCA, CHSR
	Preliminary Roost Assessment (and follow up survey and mitigation reports if necessary)
	

	2
	Confirmation of nutrients mitigation needed in order to apply the correct conditions and informatives
	WCS, CHSR
	Applicant confirmation (formal email/letter) of nutrient mitigation approach (council/third party/bespoke)
	


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:

· Planning statement. Statements. Uploaded: 27 Apr 2026
· Design Access and Heritage statement. Statements. Uploaded: 27 Apr 2026	
· Porton baptist chapel Nutrient_Calculator_River_Avon_SAC_V_03_01_6.xlsx. Uploaded: 9 Jul 2026
· Estate agent photos (from conservation officer). Uploaded: 20 May 2026




COMMENTS:

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.
New Forest Protected Sites 15km Recreation Zone of Influence

This development is within the outer zone and involves the creation of one housing unit (<50 units). 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 likely significant impacts on the SAC and subsequently the application is screened out of Appropriate Assessment

Hampshire River Avon 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 (Porton Baptist chapel Nutrient Calculator River Avon SAC V_03_01_6) calculated a total phosphorus budget of 0.13 kg TP/year pre-2030. A minor error has been noted in the annual rainfall figure input into the calculator. With reference to UKCEH annual rainfall data this was amended to 750-800mm which resulted in a total phosphorus budget of 0.14 kg TP/year pre-2030 The latter budget has been approved by Wiltshire Council. 
A Council-led scheme of phosphorus credits will be available for development which meets certain criteria at a fixed cost per kilogram of phosphorus, provided supply of mitigation is available. A completed Hampshire Avon Credit Screening Approval Certificate is required to apply for this scheme. The ecology section of this certificate has been completed by the Council’s ecology team for this application. This certificate can only be issued by the case officer if the application meets the two deliverability tests. Further details of the Council-led scheme, including eligibility criteria, current cost to purchase credits, and details of how to apply, is available on our website Phosphorus and nitrogen mitigation - Wiltshire Council.

	Ecology officer approval 
 
Approval of Nutrient Budget 
	Document reviewed – Porton Baptist chapel Nutrient Calculator River Avon SAC V_03_01_6 (uploaded: 9 Jul 2026)
Pre 2030 budget - 0.14kg TP/year
Budget approved - Yes
Date – 17/07/2026


Council-issued phosphorus credits are expected to be 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.
If the applicant has confirmed that they will be securing credits with the permission.  The application must not be positively determined until the P-credits have been secured.
In the absence of a legal agreement the mitigation fee and administration charge for the scheme can be paid by a section 111.  The administration fee must be paid on the granting of permission, the mitigation fee is payable prior to commencement of development.
The cost of phosphorus credits from the Council’s strategic scheme to mitigate the burden would be £5,950 (£42500 per 1 kg/TP) plus legal and admin fees. 
NEXT STEPS: 
· The case officer will send you the credit screening approval certificate 
· Once you have received this you can apply directly via this form: Development Application in the Hampshire Avon Catchment
· You will then be emailed directly when credits are available (expected 2 weeks) 
· There is then the option of securing credits via a Section 111 form which will be sent to you. 

Development Application in the Hampshire Avon Catchment
If the applicant is proposing mitigation via a bespoke scheme the scheme must be approved by Natural England (Charged environmental advice service request form - GOV.UK) and the LPA prior to the commencement of development.  Please contact the ecologychargeableservice@wiltshire.gov.uk to request further information.
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.

Compliance with CP50 (no net loss etc)

Core Policy 50 of the Wiltshire Core Strategy requires all development to demonstrate no net loss of biodiversity and to seek opportunities to enhance biodiversity. The NPPF also encourages applications to deliver measurable net gains (para 193d). No enhancement is included in the proposals. The redline of this development is limited to the footprint of the existing building. Enhancements in the form of bird boxes or bat boxes/tiles could be included. This will be requested by condition in line with policy drivers.

Protected Species

Bats

The site lies adjacent to woodland and wood‑pasture habitat that could support bats. The internal and external photographs provided are not sufficient to reliably assess the building’s bat‑roosting potential. The loft/ceiling void has not been photographed or inspected, so its potential remains unknown. The planning statement notes “a reasonable possibility that bats could be present within roof voids, ceiling spaces, or other concealed structural features”.

The proposed works including installing a central chimney feature and removing sections of the internal ceiling would affect the roof structure and loft void, where bat‑roosting potential has not yet been assessed.

No works affecting the roof, loft void, ceiling void, or other potentially sensitive areas should begin until an appropriate ecological assessment has been completed and any required mitigation agreed. A PRA is required initially, and further bat survey may be needed depending on the findings to inform appropriate mitigation design.

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 (TBC): 
1. The development will be carried out in strict accordance with the following documents:
REASON: For the avoidance of doubt and for the protection, mitigation and enhancement of biodiversity.
2. 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.

3. 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.
Reason: To accord with the Conservation of Habitats and Species Regulations 2017, and Wiltshire Core Strategy Core Policy 69.
4. 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 
INFORMATIVES (TBC)
Evidence of compliance to the Wiltshire Council River Avon Special Area of Conservation Mitigation Scheme means the certificate of allocation of credits and confirmation of financial contribution to the scheme. An alternative mitigation package must be approved by the local planning authority and Natural England with evidence of allocation to the scheme.

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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