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Council Planning Consultation Response

ECOLOGY
	Officer name: 
	Patrick Olshansky

	Date: 
	06/10/2026

		Application No:  



	PL/2026/02307

		  Proposal: 



	Conversion of an agricultural building into a dwelling, together with the replacement of an agricultural barn with an ancillary building

		Site Address:  



	Dog Trap Barns, Barns and land adjacent to Kemble Farm, Malmesbury, SN16 9RP

	Case Officer:
	Alex Edge



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.


Appropriate Assessment with a positive conclusion has been sent to Natural England, who must agree the conclusion (within 21 days) prior to this application being permitted. 

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

	Satisfactorily addressed (Document & Date submitted)

	1
	Bat survey and impact assessment incomplete. See wording in bold below. 
	WCA, CHSR, CP50, NPPF
	06/10/2026 – Bat survey and impact assessment 
	No

	2
	Ecology mitigation
	WCA, CHSR, CP50, NPPF
	06/10/2026 – Plans of bat and bird mitigation required.
	No


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:

· Post Development Plan showing BNG (P_00_005_001_P0)
· Site Location Plan and Existing Block Plan (2550_X_00_001_001_P1)
· Baseline Pre-development Plan (X_00_005_001_P0)
· Existing Site Plan (2550_X_00_005_001_P1)
· Proposed Site Plan (2550_P_00_005_001_P2)
· Preliminary Ecological Appraisal (Wessex Ecology, February 2025)
· BNG Metric (19 March 2026)

COMMENTS:

This is a full application for conversion of an agricultural building into a new dwelling, together with the replacement of an agricultural barn with an ancillary building. The development will be contained to an existing area of hardstanding within the farmstead. There is some marginal habitat including grassland, boundary hedge and trees but overall, the site appears to be of limited suitability to support most species other than birds and bats. The farmstead is in a rural area surrounded by agricultural fields and hedgerows and there is a small stand of priority habitat ancient woodland to the northwest. The surrounding habitat may support a variety of protected and notable species. 

Habitats Regulation Assessment (HRA)

North Meadow SAC 9.4km (Outer Zone) Recreational Buffer. 

The development lies within the outer zone of influence (4.2 – 9.4km) for the North Meadow National Nature Reserve (NNR)/Site of Special Scientific Interest (SSSI) component of North Meadow and Clattinger Farm SAC, notified as an exceptional example of lowland meadow with a very high proportion of the surviving UK population of snake’s head fritillary. The development is screened into Appropriate Assessment under the Habitat Regulations 2017 (as amended) on account of its potential to cause adverse effects through increased recreational pressure, which may occur alone or in-combination with other plans and projects. 
Wiltshire Council, Cotswold District Council and Swindon Borough Council in partnership with Natural England have produced an Interim (2023-2028) Recreation Mitigation Strategy for proposed development within this zone. 
The standard mitigation agreed under the above strategy for all relevant (e.g., overnight accommodation) development of under 50 units in the Outer Zone is: 
· Strategic Access Management and Monitoring (SAMM) contribution per unit £356

The total financial contribution to mitigate the burden would be £356 plus legal fees. 
Full details of the mitigation strategy, affected developments, and current charge per unit can be found on our website Biodiversity and development - Wiltshire Council
Developer contributions 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.
The LPA concludes that subject to the mitigation measures detailed in the Interim (2023-2028) Recreation Mitigation Strategy being secured via an appropriate method (see above), the Appropriate Assessment concludes no adverse effects on the integrity of the North Meadow and Clattinger Farm SAC. The AA has been sent to Natural England (06/10/2026) and the application must not be determined until they have agreed with the LPAs conclusion.
Non-Statutory Sites (LWS)

There is a priority habitat deciduous woodland to the northwest of the development. This woodland is approx. 90 m from the development site and separated from the development by the farmstead and an existing road. There is unlikely to be any physical damage or significant disturbance to this feature because of construction or operation of the new dwelling.
 
Protected Species

Bats

A site walkover was completed on the 27th February 2025 and 16th of February 2026 by Wessex Ecology. There are three buildings onsite (A, B and C). Constructed from steel or wood framing, breezeblock walls, and corrugated metal roofing, the buildings lack the features typically associated with bat roosts. However, while building A was found to have negligible roost potential, bat droppings were found in the lean-to-shed attached to building B and building C was found to have low roost potential. Following Bat Surveys for Professional Ecologists: Good Practice Guidelines (4th edition) updated 27th March 2024, follow up activity surveys are required to characterise the confirmed roost in building B and the potential roosting opportunities identified in building C. 

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.

Bat activity and potential roosting have been identified onsite. A lighting plan designed to minimise potential light disturbance to bats and their roosts should be included as part of the design. 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.  A standard lighting condition should be included in the decision notice.

Birds

All buildings held some potential nesting locations and swallows’ nest was identified in building C. Works should be undertaken outside of breeding bird season (usually taken to be the period between 1st March and 31st August) or pre-commencement checks by an ecologist are required prior to commencing any works. If it is deemed likely that a nesting birds will be disturbed, then the works will be delayed until the fledglings have left the building/nest. A Construction Method Statement (CMS) should be submitted covering appropriate working methods for breeding birds; this will be secured by condition. 

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 N2:3).  

Onsite habitat enhancements will be delivered in compliance with statutory BNG requirements (see below). 

To give a net gain for bats, bat roosts installed on buildings are recommended. However, it is still unclear what bat compensation/enhancement is required due to lack of survey data and impact assessment. Bat enhancements are not shown on the site plans and further details of proportunate bat mitigation and amercement are required. 

Installation of several swallow nest boxes under the eaves of both the retained and new buildings are recommended. Bird enhancements are not shown on the site plans. These should also be provided by the applicant and shown on site plans.

Biodiversity Net Gain (BNG)

Small sites metric has been submitted and is acceptable in this case as the development is for 1 new dwelling on a site less than 1 hectare, and there are no statutory sites or priority habitats impacted.

The total site area is 1494 m2. The baseline habitats include 1287 m2 of sealed surface (to be partially developed) and 207 m2 of other neutral grassland (to be retained). 

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 (19 March 2026) confirming the baseline and predicted post- development biodiversity units of the site has been submitted (including the 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 
	0.1656 Habitat units

	
	0.00 Hedgerow units

	
	0.00 Watercourse units

	Are there any irreplaceable habitats on-site?
	No

	Has any habitat degradation of occurred?
	No



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: 

The following, or similarly worded, conditions are recommend:
 
Compliance with Submitted Documents

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

· Post Development Plan showing BNG (P_00_005_001_P0)
· Proposed Site Plan (2550_P_00_005_001_P2)
· Recommendations set out in Sections 6.1 and 6.2 of the Preliminary Ecological Appraisal (Wessex Ecology, February 2025)
· BNG Metric (19 March 2026)

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

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.
[bookmark: _Toc230181410]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 (including pre-commencement checks) to be implemented during the construction period, for the protection of sensitive species known to be present within or adjacent the site, with particular reference to: bats and birds. 
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
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.
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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