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Dear Sirs

LOCAL GREEN SPACE DESIGNATION: CONSULTATION – SUMMER 2015

LGSD209 – TAYLOR WIMPEY FIELD OFF COSSHAM STREET

We write in respect of the above consultation on behalf of Taylor Wimpey Uk Ltd [“Taylor Wimpey”] who 

own an extensive area of land at Mangotsfield, as shown on the plan enclosed with this letter.

Part of the land owned by Taylor Wimpey is identified as a potential Local Green Space Designation 

within the Emersons Green Parish (LGSD209 31. Taylor Wimpey Field off Cossham Street) on the list of 

nominated Local Green Spaces. The land which has been nominated is as shown on the plan LGSD209

which has been published as part of this consultation, a further copy of which is also enclosed with this 

letter.

This land is known to the Council as it was previously the subject of an application for Outline Planning 

Permission (ref.PK09/5811/O), and was also assessed as part of the Council’s February 2013 SHLAA

(ref. SHLAA099).

We write to strongly oppose the designation of this site as a Local Green Space on behalf of Taylor 

Wimpey.  There are no reasonable grounds to designate the site as Local Green Space, and the 

justification that has been put forward by the Council is not sound.

Site Context

The land comprises an undeveloped area of c.5ha, located adjacent to Mangotsfield School, Cleve RFC 

and Mangotsfield FC.  The site is currently enclosed by security fencing, to prevent trespass and ensure 

the integrity of the land, and there is therefore no authorised public access or use possible, other than that 

associated with specific defined pedestrian routes. It should be noted that footpath routes shown crossing 

the land from East to West on the Ordnance Survey plan base, used in the preparation of the enclosed 

plans, do not exist on the land.
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The land is located in the Bath/Bristol Green Belt, a designation that has been maintained by the 2013 

South Gloucestershire Core Strategy.  The site comprises historic farmland, which has been built on on 

around all four sides.

Proposed Local Green Space

The reasons given, within the Council’s consultation documents, for the proposed designation of 

LGSD209 are related to use by the surrounding community, tranquillity and wildlife value.  As will be 

demonstrated in this response, the majority of the land benefits from no public access and therefore is not 

available for use by the community, the land does not occupy a tranquil location, and the land has low 

ecological value.

Paragraph 77 of the NPPF states that Local Green Space designation should only be used: 

where the green space is in reasonably close proximity to the community it serves;

where the green area is demonstrably special to a local community and holds a particular 

local significance, for example because of its beauty, historic significance, recreational 

value (including as a playing field), tranquillity or richness of its wildlife; and

where the green area concerned is local in character and is not an extensive tract of land.

Building on this policy the Council’s own guidance confirms that ‘blanket designation of all/most green 

areas or open space within an area is not appropriate.  The space must be demonstrably special by 

meeting at least one of the criterion 6-11 in Table 2’.  Each of these criteria is considered further under 

relevant headings below.

Significance because of beauty

The land has not been put forward for designation in respect of its beauty and this is reasonable since the 

land exhibits no particular beauty.  The land is not part of any designated landscape or townscape, either 

national or local, and is not currently an attractive space.

Historic significance

The site does not contain any listed buildings or other structures which are recognised because of their 

heritage value.  Likewise the site falls outside of any Conservation Areas which have been designated 

within this part of South Gloucestershire.  The land is previously undeveloped land but urbanising 

developments have occurred around the land which is now enclosed as part of the urban area of this part 

of greater Bristol.  This land has no overriding historic significance and this is not a justified reason for 

designating this land as a Local Green Space.  This is, in any event, not a reason which has been 

advanced by the Council.

Significance because of recreational value

As identified above the land is surrounded by security fencing restricting unauthorised access and 

removing any informal recreational value that the land would otherwise poses.  In this regard limited 

recreational value is attributable only to the Public Right of Way which crosses part of the site (and will be 

unaffected by any Local Green Space Designation) on its western boundary, and the other concessionary 

paths which have been granted to enable continued access to and from the adjacent Mangotsfield School, 

including land which is part of the SGC Strategic Cycle network.  As confirmed in the national planning 

practice guidance at Paragraph: 017 Reference ID: 37-017-20140306, “Designation does not in itself 

confer any rights of public access over what exists at present. Any additional access would be a matter for 

separate negotiation with land owners, whose legal rights must be respected”.  Therefore, the designation 

of this land as a Local Green Space would not bring about any greater recreation value, above the very 
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modest level of recreational value which a small part of the land currently provides, via the PROW and 

concessionary paths to and from Mangotsfield School.

Significance because of tranquillity

In respect of tranquillity the land is in close proximity to and can be considered to be part of the urban area 

of Greater Bristol, being surrounded by existing development including housing, Mangotsfield School, 

Football Club, and Cleve Rugby Club.

Although it is now somewhat dated a previous acoustic assessment undertaken in association with 

proposed development of the land identified two areas falling into Noise Exposure Category B, where 

noise should be taken into account to ensure adequate levels of protection (of dwellings) against noise.  

Whilst the guidance does not propose definitive levels Paragraph: 012 Reference ID: 30-012-20140306

of the national planning practice guidance identifies that “for an area to be protected for its tranquillity it is 

likely to be relatively undisturbed by noise from human caused sources that undermine the intrinsic 

character of the area. Such areas are likely to be already valued for their tranquillity, including the ability to 

perceive and enjoy the natural soundscape, and are quite likely to be seen as special for other reasons 

including their landscape.”  No evidence has been provided to show that the land benefits from tranquillity 

such to confer particular local significance on this land.

Significance because of richness of wildlife

With regards to the second criterion of Paragraph 77 and the reason given by the Council of the site 

being a “significant wildlife haven”, an Ecological Site Check has been prepared for Land off Cossham 

Street. This included a desktop study and site survey and found that the site was of low ecological 

value.  A copy of this report is included with this letter.

As stated in the second criterion of Paragraph 77, evidence is needed to identify how the land is 

“demonstrably special” to the local community or locally significant. No evidence exists to suggest that the 

land is of particular wildlife value.

Significance for other reasons

The land is already part of the Bath/Bristol Green Belt. Paragraph 78 of the NPPF states that local policy 

for managing development within a Local Green Space should be consistent with Green Belt policy. 

Further to this, Paragraph: 010 Reference ID: 37-010-20140306 of the national planning practice guidance 

states that when land is protected by Green Belt policy, “…consideration should be given to whether any 

additional local benefit would be gained by designation as Local Green Space”. The Council is not 

proposing to alter the Green Belt boundary in this location at this time and the existing Green Belt 

reinforces the lack of justification to designate the land as Local Green Space.

The suggestion provided that the land is “vital green belt open space” gives no weight to proposals to 

designate the land as Local Green Space.

In summary:

 The formal designation of this site as a Local Green Space is not justified or necessary as the site

does not have any special significance by virtue of its beauty, historic significance, recreational 

value, tranquillity or wildlife value;

 Any designation as Local Green Space will duplicate policies and control already in place at the 

site due to its location within the Bath/Bristol Green Belt, and reinforces the fact that Local Green 

Space designation is neither appropriate or justified;
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Local Green Space Consultation – June 2015 Response Form

Your name / organisation:
Andrew Ross (Turley – agent on behalf of Taylor Wimpey UK Ltd)

Address and contact details (please include phone number & email address):
Turley, 10 Queen Square, Bristol, BS1 4NT

In order to be able to proceed with the protection of the green spaces that have been put 
forward for designation as Local Green Spaces we must have for each space:

 details of the ownership of the land (if at all possible)

 a map of the boundaries 

 an explanation of how it meets the criteria for designation and 

 specific justification for why it is demonstrably special to the local community 

Therefore please first check the List of Nominated Local Green Spaces and maps which can be 
viewed at: www.southglos.gov.uk/lgsd15 which identifies where further information on any of 
the above is still needed and then provide us with the additional information where necessary 
using this form:  

PLEASE USE A SEPARATE FORM FOR EACH GREEN SPACE

Name and code of nominated space:
Please clearly reference the individual Local Green Space’s code provided in both the List of 
nominated Local Green Spaces and the maps, available form www.southglos.gov.uk/lgsd15
LGSD209 – Taylor Wimpey Field off Cossham Street (Emersons Green Ward)

A) Ownership of Local Green Space

Please indicate if you or your organisation are the landowner:
Land is owned by Taylor Wimpey UK Ltd

If you are not the landowner can you provide their name and contact details?
Taylor Wimpey UK Ltd
c/o Taylor Wimpey Bristol
600 Park Avenue
Aztec West
Almondsbury
Bristol
BS32 4SD

Is the land owner aware of the proposal to designate their land? 

Yes

(If you are not the landowner please now continue to Section B)
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If you are the landowner, are you in support of or objecting to the proposals to designate this
land?
Strongly Object to designation.

If you are objecting to the proposals to designate your land, what are your reasons? (please 
refer to criteria in sections C and D below in particular)
See separate letter.

B) Map of proposed Local Green Space

PLEASE PROVIDE A MAP WHICH SHOWS THE BOUNDARIES OF THE PROPOSED 
LOCAL GREEN SPACE
If not previously provided. Please see List of Nominated Local Green Spaces and Mapped, 
nominated Local Green Spaces to check if this is required. www.southglos.gov.uk/lgsd15  

IF YOU ARE THE LANDOWNER PLEASE PROVIDE A MAP OF YOUR OWNERSHIP –
see plan included with separate letter.

This is particularly important if this differs from the area proposed for designation e.g. if you 
own only part of the proposed Local Green Space, see the Mapped, nominated Local 
Green Spaces: www.southglos.gov.uk/lgsd15

C) Does the space meet the national criteria for designation as a Local Green Space?

Please provide a response to each of the following 5 criteria - where information has not already 
been provided or is incorrect in the List of nominated Local Green Spaces. (Table 1 of the Local 
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15  
provides further details of the criteria and guidance on what sort of information you may wish to 
submit):

1. Is the proposed space subject to a planning permission for development? (See Criteria 1 in 
the guidance note)

No – see separate letter.

2. Is the proposed space the subject of an allocation, or proposal to allocate, for development in 
the Local Plan? (See Criteria 2 in the guidance note)

No – see separate letter. Land is already part of Bath/Bristol Green Belt.

3. Is the proposed space an extensive tract of land and is it local in character? (See Criteria 3 in 
the guidance note)

-

4. Is the space within close proximity to the community it serves? (See Criteria 4 in the guidance 
note)

Whilst the land is in close proximity to the community at Mangotsfield it is not accessible to and is 
not used by the local community.
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5. Is the specific space demonstrably special to the local community? e.g. not a blanket 
designation (see Criteria 5 in the guidance note)

No the land has no demonstrable special value - see separate letter.

D) Why is the space of particular local significance?

Please use the following response box to provide specific evidence as to how at least one of the 
following criteria is relevant:

Please state which criterion, 6-11, are relevant to the nominated space. Table 2 of the Local 
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15

provides further details on the criteria and guidance on what sort of information you may wish to 
submit to justify how the space is of particular local significance and demonstrably special to the 
community that use it:

6. The proposed space is of particular local significance because of its beauty
7. The proposed space is of particular local significance because of its historic significance
8. The proposed space is of particular local significance because of its recreational value
9. The proposed space is of particular local significance because of its tranquillity
10. The proposed space is of particular local significance because of its richness of wildlife
11. The proposed space is of particular local significance because of another reason not 

covered by criteria 6-10.

The proposed space is not demonstrably of local significance because of any of these relevant 
factors - see separate letter.

Please return completed forms by close of business on 30th July 2015: 

By e-mail: PlanningLDF@southglos.gov.uk
By post: Strategic Planning Policy and Specialist Advice Team, South Gloucestershire Council, 
Environment and Community Services Department, PO Box 299, Civic Centre, High Street, 
Kingswood, Bristol, BS15 0DR.

Viewing documents

The consultation documents can be viewed from: www.southglos.gov.uk/lgsd15

The consultation documents are also available to view online at:

 South Gloucestershire Libraries (please refer to www.southglos.gov.uk/libraries for 
locations and opening times); and

 The Council’s One-Stop Shops, from 8.45am - 5pm Mondays to Wednesdays and 
8.45am - 4.30pm Thursdays and Fridays, in the following locations:
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 Thornbury Library, St Mary Street, Thornbury, BS35 2AA

 Yate, Kennedy Way, BS37 4DQ (access via West Walk)

 Kingswood Civic Centre, High Street, Kingswood, BS15 9TR

 Patchway Hub, Rodway Road, Patchway, BS34 5PE

Data protection
The information collected as part this consultation will also be used by the Council in 
accordance with the data protection principles in the Data Protection Act 1998. The purposes for 
collecting this data are: to assist in plan making; and to contact you, if necessary, regarding the 
planning consultation process. Some of the data may be made public as it will form part of the 
evidence base used to inform the creation of planning policy documents. The above purposes 
may require public disclosure of any data received on the response form, in accordance with the 
Freedom of Information Act 2000.
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EXECUTIVE SUMMARY

CSA Environmental Planning have been commissioned by Taylor Wimpey 

Bristol to undertake an Ecological Site Check of land off Cossham Street, 

Mangotsfield, Bristol. The Site occupies an area of c.4.8ha and is located 

around central grid reference ST 66549 75954.

The Ecological Site Check survey was carried out to provide an overview of the 

baseline ecological conditions of the Site, and in doing so highlight any potential 

ecological constraints to the Site’s development.

In June 2015 a desktop study, involving a review of online resources, and site 

survey were carried out. It was found that the Site comprises an open area of 

grassland, scattered scrub and tall ruderal mosaic, with areas of denser scrub 

at the northern and southern site boundaries.

The Site was generally found to be of low ecological value. Potential ecological 

constraints to development were identified as the proximity to Rodway 

Common SNCI, and the suitability of on-site habitats to support protected and 

notable species. Recommendations are made for further surveys to determine 

the presence or likely absence of reptile species, and surveys for bats may be 

required depending on the nature or any forthcoming development proposals.

With the completion of a project-specific Ecological Impact Assessment and 

uptake of recommendations, including measures for ecological enhancement, 

it is considered that the Site may be developed whilst securing net gains for 

biodiversity.
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1.0 INTRODUCTION

1.1 This report has been prepared by CSa Environmental Planning on behalf of 

Taylor Wimpey Bristol.  It sets out the findings of an Ecological Site Check of 

land off Cossham Street, Mangotsfield, Bristol (hereafter referred to as ‘the 

Site’).  

1.2 The Site occupies an area of c.4.8ha and is located around central grid 

reference ST 66549 75954, to the south of Mangotsfield, Bristol.  It comprises 

an open area of grassland, scattered scrub and tall ruderal vegetation mosaic.

1.3 The Ecological Site Check survey was carried out to determine the presence 

or likely absence of potential ecological constraints and opportunities 

associated with any future proposed development activities.

1.4 A partial desk study and ecological walkover survey were undertaken for the 

Site, the findings of which are presented here-in.

1.5 This Ecological Site Check aims to:

 Provide an overview of the baseline ecological conditions of the Site;

 Identify potential ecological constraints to development of the Site; and,

 Identify further ecological surveys necessary to inform an Ecological 

Impact Assessment (EcIA) 1 with respect to any forthcoming proposals for 

the Site’s development.

1.6 The scope of this survey has taken into consideration best-practice guidance 

provided by the Chartered Institute of Ecology and Environmental 

Management.2 This survey does not represent a full Preliminary Ecological 

Appraisal, rather it provides an initial ecological overview of the site.

1 Institute of Ecology and Environmental Management (June 2006). Guidelines for Ecological Impact Assessment in 

the United Kingdom.
2 CIEEM (2015) Guidelines for Ecological Report Writing should this be?: Chartered Institute of Ecology and 
Environmental Management (2013) Guidelines for Preliminary Ecological Appraisal
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2.0 LEGISLATION, PLANNING POLICY & STANDING ADVICE

Legislation 

2.1 Legislation relating to wildlife and biodiversity of particular relevance to this PEA 

includes:

 The Conservation of Habitats and Species Regulations 2010 (as amended)

 The Wildlife and Countryside Act 1981 (as amended)

 The Natural Environment and Rural Communities (NERC) Act 2006

 The Protection of Badgers Act 1992

2.2 This above legislation has been addressed, as appropriate, in the production 

of this report. Further information on the above legislation is provided in 

Appendix B.

National Planning Policy

2.3 The National Planning Policy Framework (2012)3 (NPPF) sets out the 

government planning policies for England and how they should be applied.  

Chapter 11: Conserving and Enhancing the Natural Environment, is of 

particular relevance to this report as it relates to ecology and biodiversity. 

Further details are provided in Appendix B

2.4 The Government Circular 06/2005, which is referred to by the NPPF, provides 

further guidance in respect of statutory obligations for biodiversity and 

geological conservation and their impact within the planning system.

Local Planning Policy 

 

2.5 A number of local planning policies relate to ecology, biodiversity and/or nature 

conservation.  These are summarised in Table B.1 of Appendix B. These 

policies have been addressed, as appropriate, in the production of this report.

Standing Advice

2.6 Natural England Standing Advice4 regarding protected species aims to support 

local authorities and forms a material consideration in determining applications 

in the same way as any individual response received from Natural England 

following consultation. Standing advice is therefore been given due 

consideration, alongside other detailed guidance documents, in the production 

of this report.

3 Department for Communities and Local Government (2012) National Planning Policy Framework 
4 https://www.gov.uk/protected-species-and-sites-how-to-review-planning-proposals
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3.0 METHODOLOGY

Desk Study

3.1 The Multi-Agency Geographic Information for the Countryside (MAGIC)5 online 

database was interrogated in June 2015 to identify:

 Sites of Special Scientific Interest (SSSI), National Nature Reserves (NNR), 

Local Nature reserves (LNR) within 3 km of the Site.

 Special Protection Areas (SPA), Special Areas of Conservation (SAC) and 

Ramsar sites within 10 km of the Site.

 Other relevant data e.g. Ancient Woodland Inventory.

3.2 Pre-existing survey information in the public realm6 was reviewed for details of 

any non-statutory designations (termed Sites of Nature Conservation 

Importance/SNCIs in the Bristol region), as well as pre-existing survey data or

records of protected/notable habitats and species, either within the Site or

adjacent land within approximately 1km.

Field Survey

Ecological Walkover Survey
3.3 An ecological walkover survey was carried out in overcast, dry weather 

conditions on 26 June 2015 by The purpose of this survey 

was to classify existing habitats within the site, in accordance with the Joint 

Nature Conservation Committee’s Phase 1 habitat classification system.7 All 

accessible areas of the site were surveyed for dominant flora, structure, and 

any evidence of management practices. Based on the habitats and features 

identified, and any evidence encountered on site, consideration was made for 

the potential of the Site to support the following species / groups:

 European Protected Species (including bats, great crested newt, 

dormice and otter)

 Birds

 Reptiles

 Water vole

 Badger

 Other mammals (including S41 Priority Species: hedgehog, harvest 

mouse and brown hare)

 Other amphibians (including S41 Priority Species: common toad)

 Notable, rare or protected plants

 Notable, rare or protected invertebrates

5 http://www.magic.gov.uk
6 The Environmental Dimension Partnership (September 2009). Ecological Appraisal: Land at Cossham Street, 

Mangotsfield, South Gloucestershire
7 JNCC, 1990 (2003 edition), Handbook for Phase 1 habitat survey a technique for environmental audit, English 

Field Unit Nature Conservancy Council, revised reprint 2003 JNCC
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Limitations

3.4 Access was constrained along the northern site boundary by the presence of a 

high timber security fence. In addition, small areas of dense scrub along the 

northern and southern site boundary may have obscured evidence of species 

presence. Finally, desk study data used to determine the presence of non-

statutory designated sites and records of protected/notable species was 

gathered from a dataset compiled by the Bristol Regional Environmental 

Records Centre in August 2007,8 and may therefore not be up to date.

Evaluation and Assessment

3.5 The evaluation and assessment of ecological features within the Site’s ‘zone of 

influence’ is beyond the scope of this Ecological Site Check and has therefore 

not been undertaken. Formal evaluation and assessment of any identified 

ecological receptors should be undertaken as part of either a full Ecological 

Assessment, or receptor-specific survey and assessment in accordance with 

the published CIEEM EcIA methodology.9

8 The Environmental Dimension Partnership (September 2009). Ecological Appraisal: Land at Cossham Street, 

Mangotsfield, South Gloucestershire
9 Institute of Ecology and Environmental Management (June 2006). Guidelines for Ecological Impact Assessment in 

the United Kingdom.
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4.0 BASELINE ECOLOGICAL CONDITIONS

Designations

Statutory
4.1 There are no statutory designations covering any part of the Site.   

4.2 There are no internationally important designations is present within 10km of 

the Site.

4.3 There are no nationally (such as SSSIs) or locally (such as LNRs) important 

designations present within 3km of the Site.

Non-Statutory 
4.4 Three SNCIs were identified within a 1km radius of the Site. These are 

described in Table 2 below.

Table 2 Non-statutory designations within 1km of the Site

Site Name & 
Designation

Distance & 
Direction from 
Survey Area

Cited Reason For Designation

Rodway 
Common SNCI

c.20m south west 
of Site

Unimproved acidic grassland, BW, marshy 
grassland and semi-improved neutral grassland.

Species Present: ragged robin, lesser spearwort, 
early hair-grass, harebell, bluebell.

Mangotsfield Golf 
Course Marsh 
SNCI

c.600m south east 
of Site

Semi-improved neutral grassland and marshy 
grassland.

Species Present: southern marsh orchid, ragged 
robin, cuckoo flower, hard rush, soft rush, field wood 
rush.

Siston Common 
North SNCI

c.550m south 
west of Site

None available.

Ancient Woodland
4.5 There are no Ancient Woodland sites covering any part of the proposed 

development site or adjacent to the Site.

Habitats and Flora

Habitats
4.6 The following habitats were recorded within the Site during the June 2015 

walkover survey. No notable or rare plant species were identified within the 

Site, and no records of such species having occurred within the Site were 

identified in the desktop study.

Poor Semi-Improved Grassland / Tall Ruderal / Scattered Scrub

4.7 The significant majority and central area of the Site were found to comprise a 

mosaic of poor semi-improved grassland, tall ruderal, and low-lying scattered 
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scrub habitats. Some site management had taken place, which appeared to 

have involved the clearance of some areas of scrub (particularly to the north of 

the Site) allowing these to regenerate at poor grassland and ruderal vegetation.

4.8 Grassland species noted during the site survey included Yorkshire fog Holcus 

lanatus, broadleaved plantain Plantago major, ribwort plantain Plantago 

lanceolata, cocksfoot Dactylis glomerata, bird's foot trefoil Lotus corniculatus, 

hairy tare Vicia hirsuta, common dandelion Taraxacum officinale, common 

couch Elymus repens and false oat-grass Arrhenatherum elatius.

4.9 Patches of tall ruderal and scattered scrub vegetation included bramble Rubus 

fruticosus, common nettle Urtica dioica, goosegrass Galium aparine, cow 

parsley Anthriscus sylvestris, rosebay willowherb Epilobium angustifolium, 

male fern Dryopteris felix-mas, hogweed Heracleum sphondylium and creeping 

thistle Cirsium arvense. Self-set tree and shrub saplings were sparsely 

distributed throughout the site, including sycamore Acer pseudoplatanus, ash 

Fraxinus excelsior, hawthorn Crataegus monogyna, blackthorn Prunus spinosa

and rowan Sorbus aucuparia.

4.10 A hardstanding pedestrian track borders the length of the eastern boundary, 

and the southern half of the western boundary.

Dense Scrub

4.11 The northern and southern boundaries of the Site comprise dense scrub. To 

the south, this is dominated almost exclusively by bramble toward the eastern 

extent, with a higher component of tall ruderals (particularly nettle and 

goosegrass) toward the centre, and develops into a stand of semi-mature 

sycamore trees at the western extent. The scrub on this boundary backs onto 

a low stone wall in a poor state of repair.

4.12 At the northern boundary exists further dense scrub, which is thickest at its 

western end, the scrub is heavily dominated by bramble and has emerging ash 

and sycamore. Tall ruderal vegetation is present along the southern scrub 

margin. The western half of the northern boundary scrub backs onto a 

broadleaved treeline dominated by sycamore, with an understory of hawthorn 

and ground flora of predominately ivy Hedera helix. To the eastern side, the 

bramble and hawthorn scrub backs onto a timber fence, which itself back on to 

high, dense bramble scrub.

Fauna 

Bats 

4.13 Pre-existing local records of bat species include those for pipistrelle bats 

Pipistrellus sp., and brown long-eared bats Plecotus auritus. In addition, pre-

existing survey data for the Site (gathered in October 2007 and September 

2008) identified the use of the site for foraging purposes by pipistrelle bats 

(suspected brief activity by a serotine Eptesicus serotinus and Myotis species 
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bat were also reported). No evidence of any roosting activity within the site was 

identified at this time.

4.14 The Site is of medium quality to support bat foraging activity, with the presence 

of semi-natural vegetation which is likely to support assemblages of 

invertebrate prey species. The likely value of the site to bat species is limited 

by its urban context. Based on review of aerial imagery, the Site is unlikely to 

act as an important flyway for commuting bats.

4.15 Semi-mature and mature trees, predominately sycamores, along the southern 

site boundary and immediately off site to the north and west contained features 

with potential to support roosting bats. These features included rot holes and 

occlusion wounds.

4.16 On the balance of available evidence, it is considered unlikely that bats or their 

roosts would pose a significant constraints to development of the Site, although 

surveys to update the assessment of baseline conditions would be required in 

order to support a planning application.

Badger 

4.17 The badger Meles meles is a widespread and abundant species in the Bristol 

region, and is of no national conservation concern. They will persist in a variety 

of habitats in both the rural and suburban environments, and indeed the Site is 

superficially suitable to support foraging or sett creation by this species. 

However, no records or pre-existing survey data suggesting on-site activity by 

badgers was identified in the desktop study, and no field signs of badgers were 

discovered during the site survey. This species is therefore considered likely 

absent from the Site at present, and therefore presents no constraint to 

development.

Dormouse

4.18 A suite of targeted dormouse Muscardinus avellanarius surveys were carried 

out in 2008 to identify the presence or likely absence of this species from the 

Site, with a negative result.

4.19 Although there is some limited habitat suitability within the Site for dormice, the 

landscape context limits connectivity to other, off-site potential dormouse 

habitats. On this basis, and with consideration of the pre-existing survey 

information, dormice are considered likely absent from the Site, therefore 

presenting no constraint to development.

Water vole 

4.20 The water vole Arvicola amphibious is a semi-aquatic species commonly 

associated with rivers, streams and canals. There are no suitable habitat 

features within the Site to support this species, which is as such considered to 

present no constraint to development.
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Otter

4.21 The otter Lutra lutra is another semi-aquatic species for which there are no 

suitable habitat features within the Site or immediate vicinity. As such they are 

considered to be likely absent, presenting no constraint to development.

Other mammals 

Hedgehog

4.22 Habitats within the Site are suitable to support the hedgehog Erinaceus 

europaeus, and the desktop study identified records of this species having 

occurred locally (within the 1km grid square that partially covers the north 

western corner of the Site; a road casualty dated 1988). Although not a 

specifically protected species, the hedgehog is a Species of Principle 

Importance in England. Any development proposals should therefore seek to 

include habitat for this species.

Common mammals

4.23 During the June 2015 site survey, field signs of rabbits and foxes were 

identified. Although not of any conservation concern, this species are protected 

against killing by certain methods under the Wild Mammal (Protection) Act 

1996. Although no burrows or dens were identified within the Site, should any 

be discovered in advance of development, it would be important for these to be 

closed humanely in advance of construction activities.

Birds 
4.24 Red and Amber listed bird species for which local records were identified in the 

desktop study, and suitable habitats exist within the Site, include the house 

sparrow Passer domesticus, spotted flycatcher Muscicapa striata, mistle thrush 

Turdis viscivorus, fieldfare Turdis pilaris and redwing Turdis iliacus. However, 

the limited extent of suitable habitats within the Site, and their landscape 

context, indicates that their loss would not significantly detract from habitat 

availability for these species.

4.25 Habitats within the Site are likely to be used for nesting by common species. 

Although construction phase impact avoidance measures will be required to 

ensure nests and eggs are not damaged or destroyed, this will not constitute a 

significant constraint to development of the site.

Reptiles 
4.26 Historical records of common lizard Zootoca vivipara and slow worm Anguis 

fragilis exist local to the Site. The Site was subject to targeted surveys in 2007 

to determine the presence or likely absence of reptiles, with a negative result, 

however each of the seven survey visits was undertaken in the month of 

October (when many reptiles will have entered hibernation and would not be 

detectable with standard survey techniques).
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4.27 The structural variation in the habitat mosaic within the Site is highly suitable to 

support the needs of reptiles, which require refuge, foraging and basking 

opportunities in close proximity.

4.28 With consideration of the landscape context of the Site, it is considered that any 

reptile population present would likely consist of low numbers of slow worm, 

and potentially transient grass snakes Natrix natrix moving through the Site. 

Such populations of these common and widespread species would not 

constitute a significant constraint to development, however further surveys 

should be undertaken in order that an evidence-based impact assessment may 

be undertaken with respect to any planning proposals.

Amphibians 
4.29 The desktop study identified local records for smooth newt Lissotriton vulgaris, 

common frog Rana temporia and common toad Bufo bufo, as well as a single 

local record of great crested newt Triturus cristatus. The latter is centred 

c.190m south west of the Site, and is dated 1986.

4.30 Despite spending much of the year in the terrestrial environment, great crested 

newts are dependent upon the presence of suitable breeding ponds in order to 

persist in an area. The generally accepted dispersal range from breeding ponds 

is c.500m via suitable terrestrial habitats. Two ponds were identified during the 

desktop study within this range; located c.440m and c470m south east of the 

south eastern site boundary (hence the majority of the Site is beyond 500m 

from either pond). The former of these appears to be a large, heavily 

engineered artificial balancing pond, set within close-mown grassland. 

Terrestrial habitat connectivity between both ponds and the Site is limited by 

the presence of sports playing fields.

4.31 The historical record of great crested newt presence is surprising due to the 

absence of identified potential breeding ponds in its vicinity, however the record 

is 29 years old therefore it would be specious to place weight on this finding. 

On balance, it is concluded that great crested newts and other amphibians are 

likely absent from the Site and unlikely to present any constraint to 

development.

Invertebrates 
4.32 The semi-natural habitats of poor semi-improved grassland, tall ruderal and 

scrub present within the Site are widespread and abundant, and considered 

unlikely to support assemblages of notable or rare invertebrate species. This 

group and not considered to constitute a constraint to development.
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5.0 ECOLOGICAL CONSTRAINTS & OPPORTUNITIES

Likely Ecological Constraints

5.1 The following ecological receptors have been identified as potential constraints 

to development of the Site:

 Non-Statutory Designated Sites

 Due to the very close proximity of the Site to Rodway Common, a 

project-specific impact assessment should be undertaken in order to 

identify potential routes of impact to this SNCI. However, with 

consideration of the reasons for its designation, it is considered that any 

potential impacts could be readily avoided/mitigated.

 Bat species

 Bats may utilise trees at and immediately beyond the site boundary for 

roosting, and the wider Site is likely to support a degree of foraging 

activity by common species.

 Hedgehog

 This Species of Principle Importance in England may utilise habitats 

within the site.

 Wild bird species

 Common bird species are likely to utilise the on-site habitats for foraging 

and nesting purposes. 

 Reptile species

 Although not recorded during a previous survey, habitats within the Site 

are suitable to support these species, which may have colonised the 

site in the 8 year interim. 

Recommendations

5.2 In light of the above potential ecological constraints to development of the Site, 

the following recommendations are made with respect to each receptor:

 Non-Statutory Designated Sites

 With consideration of the reasons for the designation of Rodway 

Common SNCI, it is considered that any potential impacts could be 

readily avoided/mitigated, which would be determined on a project-

specific basis.

 Bat species

 Should development proposals be brought forward, it may be necessary 

to update the existing baseline survey information with respect to bat 

activity. The nature and extent of surveys carried out will be informed by 

that of the development, and may include roost surveys of existing trees 

and/or activity surveys of the wider site. This will support an evidence-
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based impact assessment, such that effective impact avoidance and/or 

mitigation measures can be adopted.

 Hedgehog

 Any development proposals should incorporate areas of semi-natural 

vegetation to provide habitat for this and other species, and promote 

cross-site habitat connectivity through a Green Infrastructure strategy.

 Wild bird species

 Pre-construction phase site preparation works, particularly above-

ground vegetation clearance, should avoid the wild bird breeding 

season, and thereby minimise the risk of damage or destruction of bird 

nests and eggs. Where necessary, vegetation clearance during the 

breeding season should only proceed following a nest check by an 

appropriately qualified ecologist. Any active nests would need to be 

retained in an appropriately sized Construction Exclusion Zone until all 

dependent young have fledged. The wild bird breeding season is 

generally taken to be March to August inclusive, with reduced activity 

from July.

 Reptile species

 It is recommended that targeted surveys to establish the presence or 

likely absence of reptile species from the Site be updated. These 

surveys should take the form of seven combined artificial refuge and 

visual transect searches, under suitable weather conditions. These 

surveys, which should take place during the reptile active season of 

approximately April through September, will support an evidence-based 

impact assessment, such that effective impact avoidance and/or 

mitigation measures can be adopted.
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6.0 CONCLUSIONS

6.1 The desktop study and site survey have identified a small number of ecological 

issues at the Site off Cossham Street, Mangotsfield. However, it is considered 

that the Site is generally of low ecological value. With the completion of a 

project-specific Ecological Impact Assessment and uptake of 

recommendations, including measures for ecological enhancement, it is 

considered that potential constraints can be resolved and it should be possible 

to develop the site whilst securing net gains for biodiversity.
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Photosheet
  



  
Plate 1: View south west across the Site from 
the north east corner.

Plate 2: Dense scrub along northern boundary 
(view west from north east corner).

  
Plate 3: Poor grassland backing onto dense 
scrub at southern boundary.

Plate 4: Hardstanding track along western site 
boundary (view south).

  
Plate 5: Mosaic of poor improved grassland, tall 
ruderal and scattered scrub.

Plate 6: Field signs of rabbits.

 
  



 

Appendix B

Legislation and Planning Policy

  



The Conservation of Habitats and Species Regulations 2010 (as amended) 

enacts the Council Directive 92/43/EEC on the Conservation of Natural 

Habitats and of Wild Fauna and Flora, and Council Directive 79/409/EEC on 

the Conservation of Wild Birds, into UK law. The Regulations allow for the 

designation of Statutory Nature Conservation sites (SACs and SPAs) and 

European Protected Species (‘EPS’ including all UK bat species, great crested 

newt, hazel dormouse and otter) which are assigned a greater level of 

protection than under national legislation.

The Wildlife and Countryside Act 1981 (as amended) forms the primary piece 

of UK legislation relating to the protection of habitats and species (including

nesting birds, reptiles and watervole). Additionally, badgers are protected under 

the Protection of Badgers Act, 1992.

Section 40(1) of the Natural Environment and Rural Communities (NERC) 

Act 2006 states that each public authority “must, in exercising its functions, 

have regard, so far as is consistent with the proper exercise of those functions, 

to the purpose of conserving biodiversity”.  This legislation makes it clear that 

planning authorities should consider impacts to biodiversity when determining 

planning applications, with particular regard to the Section 41 list of 56 habitats 

and 943 species of principal importance, irrespective of whether they are 

covered by other legislation. The S41 list was taken forward for action under 

the UK BAP (first published in 1994). The UK BAP has now been superseded 

by the Biodiversity 2020 Strategy10, which continues to prioritise the S41 list, 

setting national targets for the period to 2020, and the UK Post-2010 

Biodiversity Framework11, which shows how these contribute to targets at the 

European level. Whilst BAPs are therefore no longer formally recognised, many 

of the tools and resources originally developed for the BAP remain in use, such 

as the background information which still forms the basis of work at national 

level.

National Planning Policy Framework (2012)12 (NPPF) sets out the 

government planning policies for England and how they should be applied. With 

regards to ecology and biodiversity, Chapter 11: Conserving and Enhancing 

the Natural Environment, paragraph 109, states that the planning system and 

planning policies should:

 Minimise impacts on, and provide net gains in, biodiversity where possible, 

“contributing to the Government’s commitment to halt the overall decline in 

biodiversity, including by establishing coherent ecological networks that 

are more resilient to current and future pressures”.

4 Recognise the wider benefits of ecosystem services.

10 Defra (2011) Biodiversity 2020: A strategy for England’s wildlife and ecosystem services. Defra, London 
11 JNCC and Defra (2012) UK Post 2010 Biodiversity Framework (on behalf of the Four Countries’ Biodiversity
Group). July 2012. 
12 Department for Communities and Local Government (2012) National Planning Policy Framework



Under these aims, paragraph 117 states the need to plan for biodiversity at a 

landscape scale, linked to national and local targets. Paragraph 118 sets out 

the principles that local planning authorities should apply when determining 

planning applications:

5 Refuse planning permission if significant harm cannot be avoided, 

adequately mitigated, or, as a last resort, compensated for

6 Encourage opportunities to incorporate biodiversity in and around 

developments

7 Permission should not normally be permitted where an adverse effect on a 

nationally designated Site of Special Scientific Interest is likely, either 

individually or in combination with other developments

8 Refuse planning permission if development will result in the loss or 

deterioration of irreplaceable habitats, such as ancient woodland and the 

aged or veteran trees, unless the need for, and benefits of, the 

development in that location clearly outweigh the loss

The Government Circular 06/2005, which is referred to within the NPPF, 

defines statutory nature conservation sites and protected species as a material 

consideration in the planning process.

Local planning policies are of relevance to ecology, biodiversity and/or nature 

conservation have been set out in Table B.1 below.

 
Table B.1. Summary of local planning policy relating to ecology  

Policy Summary

South Gloucestershire Planning Policy

South Gloucestershire Core Strategy 

CS2 Green 

Infrastructure

The Council and its partners will ensure that existing and new Green 

Infrastructure (GI) is planned, delivered and managed as an integral 

part of creating sustainable communities and enhancing quality of life, 

considering the following GI objectives:

-Realising the potential of GI to assist with mitigation of, and adaptation 

to, climate change;

-Delivering high quality multi-functional and connected open spaces 

(including Green and Blue infrastructure); ...

-Protecting and enhancing species and habitats, and creating new 

habitats and wildlife linkages between them; ...

-Securing ongoing management and maintenance and creation of GI 

assets

The Strategic Green Infrastructure Network

“The integrity, multi-functionality, quality and connectivity of the 

Strategic Green Infrastructure Network will be protected and enhanced. 

Opportunities to connect with and extend the strategic network will be 

taken.”

Policy CS9 

Managing the 

Environment and 

Heritage

“The natural and historic environment is a finite and irreplaceable 

resource. In order to protect and manage South Gloucestershire’s 

environment and its resources in a sustainable way, new development 

will be expected to”: 



-ensure that sites, heritage assets and landscapes of archaeological, 

historical, ecological, arboricultural and geological importance, are 

preserves, respected and where appropriate, enhanced;

- be located away from areas of flood risk

-reduce and manage the impact of flood risk through location, layout, 

design, choice of materials and the use of Sustainable Drainage 

Systems (SuDS)

-protect the quality and quantity of the water environment and its 

margins;

-protect land, air and aqueous environments, buildings and people from 

pollution.

Bristol City Centre Planning Policy

Bristol Development Framework Core Strategy

Policy BCS6 

Green Belt 

Countryside and other open land around the existing built-up areas of 

the city will be safeguarded by maintaining the current extent of the 

Green Belt.

Land within the Green Belt will be protected from inappropriate 

development as set out in national planning policy.

Proposals for urban extensions in the Green Belt beyond Bristol City 

Council’s boundaries may emerge through the development plans of 

neighbouring authorities. If appropriate proposals come forward the 

council will continue to work with the adjoining authorities to consider 

the impact on existing areas, to assess infrastructure requirements and 

to ensure integrated and well-planned communities are created to the 

benefit of existing and future residents.
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Local Green Space Consultation – June 2015 Response Form 

 
Your name / organisation: 
Emersons Green Town Council (EGTC) formerly known as Mangotsfield Rural Parish 
Council (MRPC) 

 
Address and contact details (please include phone number & email address): 

 Town Clerk 
 

 
 

 
In order to be able to proceed with the protection of the green spaces that have been put 
forward for designation as Local Green Spaces we must have for each space: 

• details of the ownership of the land (if at all possible) 
• a map of the boundaries  
• an explanation of how it meets the criteria for designation and  
• specific justification for why it is demonstrably special to the local community  

 
Therefore please first check the List of Nominated Local Green Spaces and maps which can be 
viewed at: www.southglos.gov.uk/lgsd15  which identifies where further information on any of 
the above is still needed and then provide us with the additional information where necessary 
using this form:   
 
PLEASE USE A SEPARATE FORM FOR EACH GREEN SPACE 
 
Name and code of nominated space:  
Please clearly reference the individual Local Green Space’s code provided in both the List of 
nominated Local Green Spaces and the maps, available form www.southglos.gov.uk/lgsd15  
 
LGSD209 Taylor Wimpey Field, off Cossham Street, Mangotsfield 

 
 
A) Ownership of Local Green Space  
 
Please indicate if you or your organisation are the landowner: 
Privately Owned by Taylor Wimpey 

 
If you are not the landowner can you provide their name and contact details? 
Unknown 
 
 
 
 
 

 
Is the land owner aware of the proposal to designate their land?  
 
 Yes 
 

 
 
 

http://www.southglos.gov.uk/lgsd15
http://www.southglos.gov.uk/lgsd15
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(If you are not the landowner please now continue to Section B) 
 
If you are the landowner, are you in support of or objecting to the proposals to designate this 
land? 
 

 
If you are objecting to the proposals to designate your land, what are your reasons? (please 
refer to criteria in sections C and D below in particular) 
 
 
 
 
 

 
B) Map of proposed Local Green Space 

 
PLEASE PROVIDE A MAP WHICH SHOWS THE BOUNDARIES OF THE PROPOSED 
LOCAL GREEN SPACE  
If not previously provided. Please see List of Nominated Local Green Spaces and Mapped, 
nominated Local Green Spaces to check if this is required. www.southglos.gov.uk/lgsd15   

 
 
IF YOU ARE THE LANDOWNER PLEASE PROVIDE A MAP OF YOUR OWNERSHIP   
This is particularly important if this differs from the area proposed for designation e.g. if you 
own only part of the proposed Local Green Space, see the Mapped, nominated Local 
Green Spaces: www.southglos.gov.uk/lgsd15 

 
C) Does the space meet the national criteria for designation as a Local Green Space? 

 
Please provide a response to each of the following 5 criteria - where information has not already 
been provided or is incorrect in the List of nominated Local Green Spaces. (Table 1 of the Local 
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15  
provides further details of the criteria and guidance on what sort of information you may wish to 
submit):  
 
1. Is the proposed space subject to a planning permission for development? (See Criteria 1 in 
the guidance note) 
 

No / Unknown 
 

 
2. Is the proposed space the subject of an allocation, or proposal to allocate, for development in 
the Local Plan? (See Criteria 2 in the guidance note) 
 
Unknown / No Neighbourhood Plan exists 
 

 
3. Is the proposed space an extensive tract of land and is it local in character? (See Criteria 3 in 
the guidance note) 
 

Yes 
 

 

http://www.southglos.gov.uk/lgsd15
http://www.southglos.gov.uk/lgsd15
http://www.southglos.gov.uk/lgsd15


South Gloucestershire Local Plan: Policies, Sites & Places Plan 
    

3 
 

4. Is the space within close proximity to the community it serves? (See Criteria 4 in the guidance 
note) 
 

Yes 
 

 
5. Is the specific space demonstrably special to the local community? e.g. not a blanket 
designation (see Criteria 5 in the guidance note)  
 
The land is open to all the community (used to be - now fenced) 
The land is supported and monitored by EGTC 
 

 
 
D) Why is the space of particular local significance? 
 
Please use the following response box to provide specific evidence as to how at least one of the 
following criteria is relevant: 
 
Please state which criterion, 6-11, are relevant to the nominated space. Table 2 of the Local 
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15 
provides further details on the criteria and guidance on what sort of information you may wish to 
submit to justify how the space is of particular local significance and demonstrably special to the 
community that use it: 
 
6.  The proposed space is of particular local significance because of its beauty 
7.  The proposed space is of particular local significance because of its historic significance 
8.  The proposed space is of particular local significance because of its recreational value 
9.  The proposed space is of particular local significance because of its tranquillity 
10. The proposed space is of particular local significance because of its richness of wildlife 
11. The proposed space is of particular local significance because of another reason not 

covered by criteria 6-10. 
 

 
Comments Submitted in August 2014 
 
9. & 10. 
Vital green belt open space situated in the heart of Mangotsfield Village. 
Uncultivated land providing a significant wildlife haven for many species. 
Various footpaths used to transverse this land prior to its purchase by Taylor Wimpey. 
Significant footpath runs along western boundary incorporating Cycle route 8. 
  
Comments from Emersons Green Town Council - June 2015.  
 

The Town Council recommends the proposed designation. 
  
The map is correct. 
 
 
 
 

 

http://www.southglos.gov.uk/lgsd15
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Please return completed forms by close of business on 30th July 2015: 
 
By e-mail: PlanningLDF@southglos.gov.uk  
By post: Strategic Planning Policy and Specialist Advice Team, South Gloucestershire Council, 
Environment and Community Services Department, PO Box 299, Civic Centre, High Street, 
Kingswood, Bristol, BS15 0DR. 
  
Viewing documents 
 
The consultation documents can be viewed from: www.southglos.gov.uk/lgsd15 

 
The consultation documents are also available to view online at: 
 

 South Gloucestershire Libraries (please refer to www.southglos.gov.uk/libraries for 
locations and opening times); and 

 
 The Council’s One-Stop Shops, from 8.45am - 5pm Mondays to Wednesdays and 

8.45am - 4.30pm Thursdays and Fridays, in the following locations: 

 Thornbury Library, St Mary Street, Thornbury, BS35 2AA 
 Yate, Kennedy Way, BS37 4DQ (access via West Walk) 
 Kingswood Civic Centre, High Street, Kingswood, BS15 9TR 
 Patchway Hub, Rodway Road, Patchway, BS34 5PE  

 
Data protection 
The information collected as part this consultation will also be used by the Council in 
accordance with the data protection principles in the Data Protection Act 1998. The purposes for 
collecting this data are: to assist in plan making; and to contact you, if necessary, regarding the 
planning consultation process. Some of the data may be made public as it will form part of the 
evidence base used to inform the creation of planning policy documents. The above purposes 
may require public disclosure of any data received on the response form, in accordance with the 
Freedom of Information Act 2000. 

mailto:PlanningLDF@southglos.gov.uk
http://www.southglos.gov.uk/lgsd15
http://www.southglos.gov.uk/libraries
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