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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	21/07/2026

		Application No:  



	PL/2026/03708

		  Proposal: 



	Conversion and alteration of existing dwelling to ancillary accommodation and erection of replacement/self-build dwelling together with associated ancillary development.

		Site Address:  



	Knockdown Farm, Knockdown, Tetbury, GL8 8QY

	Case Officer:
	Isobella Wise



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

	
	   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:

· Preliminary Ecological Appraisal (Cotswold Environmental, September 2025)
· Proposed Site Plan (PP 09 B). Rixon Architects. 22/04/2026
· Existing Site Plan (10 A). Rixon Architects. 10/11/2022

COMMENTS:

Non-Statutory Sites (LWS)

There is an ancient woodland roughly 400m north of the application site. Due to the spatial separation from the site, there is unlikely to be any significant impact on the habitat from development. 

Protected Species

A Preliminary Ecological Appraisal was submitted in September 2025. A qualified ecologist carried out a walkover survey at that time. The existing dwelling has a small number of potential external bat access points, but no evidence of roosting bats was found internally. The planned internal reconfiguration will not affect the roof structure or loft voids, so no bat impacts are anticipated.

A mature white poplar in the centre of the site contains a single potential roost feature, however, the report states that this tree will be retained, and no works are proposed that would affect it. Other onsite habitats may provide limited foraging and commuting opportunities for bats. Lighting must therefore follow the standards in the Institute of Lighting Professionals GN01:2021 and GN08/23 to avoid light spill onto retained trees and vegetated boundaries. The PEA sets out suitable lighting principles but no details of the proposed lighting plan. A suitable lighting condition will be applied to maintain the functioning of any foraging and commuting opportunities for bats 

The site lies within an amber great crested newt risk zone, and GCN records exist within two kilometres. Several ponds lie within 500 metres, including two within 250 metres to the northeast. However, the site is separated from these ponds by built and agricultural land and contains no suitable terrestrial or aquatic habitat. The areas most affected by the proposal consists of artificial surface and regularly mown amenity lawn, which have very low suitability. Overall GCN risk is low, but occasional incidence cannot be ruled out. The RAMs in sections 4 and 5 of the PEA should therefore be followed, and the PEA will be added to the approved plans.

Although the site is suboptimal, badgers, hedgehogs and birds may occasionally pass through or use the area for foraging or nesting. The RAMs in sections 4 and 5 of the PRA also cover these species and should be adhered to. The PEA will be added to the approved plans to ensure implementation.

Compliance with CP50 (no net loss etc)

Core Policy 50 requires development to avoid biodiversity loss and seek enhancement, and national policy expects measurable net gain. The new dwelling and its landscaping will remove amenity lawn and a small number of trees, which would result in a biodiversity loss without compensation. The PEA proposes a native hedge and bat and bird boxes to offset this loss and improve the site for wildlife. These measures are acceptable in principle and would deliver the required enhancement. However, no plans or specifications have been provided for the hedge or the bat and bird boxes. They will therefore need to be secured by condition to ensure delivery.

A suitable lighting condition will also be applied to maintain the functioning of any foraging and commuting opportunities for wildlife. 

Biodiversity Net Gain (BNG)

From 12 February 2024 Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the application is for self and Custom Build Development, meaning development which: consists of no more than 9 dwellings; is carried out on a site which has an area no larger than 0.5 hectares; and consists exclusively of dwellings which are self-build or custom housebuilding (as defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015).

Note to case officer: you should be satisfied that the proposals meet the above criteria and act accordingly. Further information will be required from the applicant prior to determination in the event the application is considered to be subject to mandatory biodiversity net gain.

CONDITIONS: 
1. The development will be carried out in strict accordance with the following documents:
· The Recommendations and Reasonable Avoidance Measures set out in Sections 4 and 5 of the Preliminary Ecological Appraisal (Cotswold Environmental, September 2025)

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 bat boxes and bird boxes) and the plans and schedules of enhancement planting 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. 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:
1. 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 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
	21/07/2026
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