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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	15/05/2026 19/08/2026

		Application No:  



	PL/2026/01478

		  Proposal: 



	Construction of 3 no. doubles padel courts with associated enclosures and lighting

		Site Address:  



	Land east of Unit 21, Leafield Industrial Estate, Corsham, SN13 9SW

	Case Officer:
	Lucie Turner



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
	HRA Screening – The EcIA states that the site is suitable for commuting bats. Unable to screen out no likely significant effect as no survey data has been provided.
	CHSR
	· Bat activity survey data.
	No

Yes 19/08/2026

See comments below. 

	2
	Lighting Strategy – Insufficient mitigation for lighting.
	CHSR, WCA, CP50, NPPF
	· Further detail of lighting plans and calculations.
· Recommendations of appropriate lighting mitigation for disturbance on boundary habitat identified as suitable commuting bat habitat.

	No

No 19/08/2026

See comments below.


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:

· Biodiversity Net Gain Report, Ethos Environmental Planning, February 2026
· Ecological Impact Assessment, Ethos Environmental Planning, February 2026
· Lighting Survey Report, DFL, January 2026
· Lighting Technical Report, DFL, January 2026
· Indicative Vertical Illuminance Calculations, DFL, uploaded 3 Mar 2026
· Light Spill Diagram, DFL, uploaded 3 Mar 2026
· Lighting Technical Note from DFL (21/07/2026)

COMMENTS:

Protected Species

Bats
The EcIA walkover identifies onsite grassland has low foraging value, adjacent buildings have negligible roost potential, and boundary trees lack roost features. No boundary habitat will be removed as part of the development, but boundary habitats will likely be degraded by additional artificial lighting. 

The Lighting Technical Report (DFL, 23/01/2026) and Lighting Survey Report (DFL, 21/01/2026) confirm the site is already well-lit by street and flood lighting. Baseline horizontal illuminance at ground level and vertical illuminance at 1.5 m ranged from 0.15-99.2 lux and 0.05-100.3 lux respectively. 

The site is located within the Corsham Batscape Strategy area and consultation zones for the Bath and Bradford-on-Avon SAC. The site is located within 2 km of Box Mine SSSI and within 2-4 km of core Lesser and Greater Horseshoe roosts (including a core Lesser Horseshoe roosts (just over 1km to the southwest)). Additionally, there are multiple records of both Annex II species within 0.5km of the site, located throughout the fields, hedgerows, and woodlands north and west of the industrial estate, indicating that these areas form part of the core supporting habitat for the SAC populations.

Despite the industrial setting and high levels of baseline illuminance, the EcIA concludes that the boundary hedgerow and woodland still provide potential connectivity for bats through the industrial estate. Although there are local records of Annex II species and the EcIA has concluded that there is commuting potential onsite, no bat activity surveys were carried out and no justification for this decision was provided. The LPA cannot complete HRA screening without sufficient survey data or further evidence based justification for no surveys. This should be in line with the Bat Survey Good Practice Guidelines, Corsham Batscape Strategy and Bat SAC Planning Guidance for Wiltshire. (Although there are no key features identified onsite by the Corsham Batscape Strategy document, it acknowledges that maps have limitations due to the patchy nature of available baseline data and also the lack of ground truthing surveys). 

· Further bat activity survey work is required.

Indicative Vertical Illuminance Calculations (DFL, 03/03/2026) suggest negligible changes at key receptors within the wider landscape including flight paths from the Corsham Batscape Strategy (2016-2026). Light Spill Diagram (DFL, 03/03/2026) suggest that perpendicular illuminance at ground level onsite will range from 0.0 - 951.0 lux and <0.2 - 5.0 lux along the site boundary. This predicts that under current proposal, the introduced lighting will considerably increase lighting onsite which may deter bats. 

There is an expectation that all lighting provided on site would be in accordance 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 and would  demonstrate that bat habitat (trees and woodland) on the perimeter of the site will remain below 0.5 lux (or  no higher than existing).

The proposed development must ensure that key habitat features onsite and beyond are retained where possible and that any loss is mitigated through habitat creation/enhancement/buffering, lighting management and measures to maintain ecological connectivity for bats. Currently, the only proposed mitigation is limited to a curfew of 22:30 to 6:00 by manual switching.


· No mitigation beyond curfew has been outlined. Manually switching the lighting on and off is prone to human error and is not considered to be an acceptable form of mitigation. An in-build mechanism to control this would be more acceptable. 
· Beyond the curfew, there are several standard methods outlined in Guidance Note 08/2023 that could be applied in this case to mitigate impacts of lighting onsite and beyond, including reducing the column height of the floodlights, baffles and hoods, use of warm white light, reduced peak wavelengths etc. The applicant must demonstrate that these standard approaches have been explored. 
· Light Spill Diagrams and Indicative Vertical Illuminance Calculations do not specify if they are predicting cumulative lighting at the points measured (baseline + additional lighting) and if models include any mitigation (e.g., baffles or hoods) that would decrease their predicted impact.
· Information on the number and locations of lights is not provided. These details should be provided in plans and lux plots. 

19/08/2026

Further bat surveys were previously requested to confirm whether boundary woodland and hedgerows were being used by commuting and foraging bats, particularly Annex II species. This followed the Ecological Impact Assessment (Ethos Environmental Planning, Feb 2026), which identified potential connectivity through the industrial estate.

The recent Lighting Technical Note (DFL, 21/07/2026) confirms the site is already highly illuminated and unsuitable for most light‑sensitive species. Any bat use is therefore likely to be low‑level and limited to common, light‑tolerant species. Given the availability of more suitable commuting and foraging habitat around the industrial estate, additional lighting and minor habitat loss onsite are unlikely to significantly affect local populations of common species. No further survey effort is required.

Lux plots (DFL, 03/03/2026) indicate perpendicular illuminance onsite ranging from 0.0–951.0 lux and <0.2–5.0 lux along boundaries, showing a notable increase in lighting that may deter bats. Due to reasons above, degradation onsite is unlikely to have a significant increase on local bat populations. Furthermore, indicative vertical illuminance calculations show negligible change at key receptors in the wider landscape, including flightlines identified in the Corsham Batscape Strategy (2016–2026).

Earlier mitigation relied solely on a 22:30–06:00 curfew via manual switching. The updated Lighting Technical Note (DFL, 21/07/2026) now proposes lowering CCT to 3000K, fitting back‑light shields to all luminaires, and installing automatic switching so lights operate only when bookings are made. These measures align with GN08:2023, CP50 and the NPPF and are considered acceptable. The Lighting Technical Note (21/07/2026) will be added to the approved plans.

Information to be secured as part of this planning permission and required to inform the HRA:

· Number of floodlights proposed. Lighting Report 4076‑DFL‑ELG‑XX‑RP‑EO‑13001 provides design details but does not state the total number.
· Confirmation that lighting calculations in Lighting Report 4076‑DFL‑ELG‑XX‑RP‑EO‑13001 are based on the correct number of luminaires proposed.
· Design details for the proposed back‑light shields to all luminaires.
· Details of the automatic switching system demonstrating that lighting will only operate when bookings are made. Manual switching will not be accepted.

Other Species

Although the site is relatively isolated, habitats onsite are potentially suitable for mobile species including nesting birds and commuting badgers and hedgehog. The EcIA recommends a CEMP to protect boundary habitats and any species that may be present onsite during construction. 

Habitats Regulation Assessment (HRA)

The application site is located within a consultation zone for bats associated with the Bath & Bradford on Avon Bats Special Area of Conservation (SAC) and therefore has potential to result in significant adverse impact on the special features of that site. Screening and appropriate assessment (as required) must be carried out by the relevant Competent Authority (Wiltshire Council) under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). Insufficient information on the development has so far been submitted to enable screening or appropriate assessment to be undertaken.

Compliance with CP50 (no net loss etc)

No net loss of habitat will be achieved through delivery of the statutory BNG requirement. Species specific enhancements will also be secured by condition. An appropriate lighting plan will also be secured pre-determination or by 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 (Ethos Environmental, 18/02/2026) 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 
	1.40 Habitat units

	
	0.66 Hedgerow units

	
	0.00 Watercourse units

	Are there any irreplaceable habitats on-site?
	No

	Has any habitat degradation of occurred?
	No



The Biodiversity Gain Plan must be accompanied by a completed Biodiversity Metric with the following issues addressed: Other neutral grassland is unlikely to achieve “good” condition within an industrial environment; the proposed condition should be revised to a more appropriate target.

This is a minor application but the proposed BNG is considered ‘significant’ as it includes medium and high distinctiveness habitat enhancements.  

A Habitat Management and Monitoring Plan (HMMP) will be required and should be secured via condition. 

In order for the council to fulfil its BNG monitoring responsibilities, a Biodiversity Net Gain On-site 30 year Monitoring Fee must be secured through a Section 111, Section 106 or Unilateral Undertaking at the time of permission with contributions secured prior to commencement. The applicant should be directed to the Guidance Note for Completing Agreements Under S.111 of the Local Government Act 1972. Where the applicant elects to use the S111 process the fee must be paid and S111 signed by both the applicant and the council on the granting of planning permission.

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 

DRAFT CONDITIONS: 

Compliance with Submitted Documents

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

· Biodiversity Net Gain Report, Ethos Environmental Planning, February 2026
· Ecological Impact Assessment, Ethos Environmental Planning, February 2026
· Lighting Technical Report, DFL, January 2026
· Indicative Vertical Illuminance Calculations, DFL, uploaded 3 Mar 2026
· Light Spill Diagram, DFL, uploaded 3 Mar 2026
· Lighting Technical Note from DFL (21/07/2026)

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, with reference to: Root Protection Areas, Bats, Birds, Badgers, Hedgehog 
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.
Habitat Management and Monitoring Plan (HMMP)
No development shall commence on site until a Habitat Management and Monitoring Plan (the HMMP), prepared in accordance with the statutory Biodiversity Gain Plan and including:
· a non-technical summary;
· the roles and responsibilities of the people or organisation(s) delivering the HMMP;
· the planned habitat creation and enhancement works to create or improve habitat to achieve the biodiversity net gain in accordance with the statutory Biodiversity Gain Plan and schedule for implementation;
· the management measures to maintain habitat in accordance with the statutory Biodiversity Gain Plan for a period of 30 years from the completion of development; and
· the monitoring methodology and specification of a Monitoring Pack (to include but not exclusively up to date Management Actions Logs, Habitat Condition Assessment Reports, metric calculation; and corresponding post intervention Habitat Map) which shall be submitted to the Local Planning Authority in years 2 (two) 5 (five) 10 (ten) 15 (fifteen) 20 (twenty) and 30 (thirty) of the Maintenance Period,
has been submitted to, and approved in writing by, the local planning authority.
The created and/or enhanced habitat shall be managed and maintained in accordance with the statutory HMMP at all times thereafter. 
REASON: To ensure the development delivers a biodiversity net gain on site in accordance with Schedule 7A of the Town and Country Planning Act 1990.
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.
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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