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A Mitigation and Compensation 

A.1 Summary of mitigation strategy 

Mitigation has been designed to provide compensatory bat roosts in as close to a 'like-for-like' manner as 

possible. This will maintain favourable conservation status for the three to four species roosting in areas 

impacted by the proposals and commuting/foraging bats using the site. A compensatory bat roost void has 

been proposed in the barn complex and some areas will remain accessible for bats. For a plan of the 

mitigation strategy, see Figures 5, 6 and 7 below. 

Avoidance Measures 

All works likely to directly impact on bat roosts will be timed to avoid the most sensitive periods for bats for 

relevant features. In particular, re-pointing of significant crevices in the walls will not take place during the 

key hibernation period from late November to February inclusive.  

Crevices in the walls will be retained as far as possible especially in exterior elevations. Crevices will only 

be repaired and re-pointed where there is a structural or health and safety requirement to do so. The roof 

of the main barn and proposed kitchen (east barn) will remain as existing, other than repairs to trusses, 

lead flashing and installation of two flues.   

Internal lighting will be designed to light only areas required, with darker areas maintained in the roof 

structure and above the eaves. There will be very limited external lighting. Fittings will direct light only 

where required, to avoid areas where bat roosts may be present and to minimise light spill. The majority of 

surrounding habitats including hedgerows, trees and scrub will be retained in the proposals. Existing 

hedgerows are also likely to be gapped up.  

Capture and Exclusion 

As there are numerous access points for bats into the building and, as bat access will remain for some 

species into the main barn, capture and exclusion is not considered necessary for the majority of the 

works. When the last potential flight access point for lesser horseshoe bats is sealed, an ecologist will 

inspect the barn immediately before the work is completed. Fly in access will not be sealed until 

horseshoe bats are confirmed to be absent.   

Any works where bats may be present in the immediate vicinity and directly impacted will be supervised by 

a licensed ecologist. This includes an inspection of accessible areas of the building at the start of works to 

the walls and roofs. A licensed ecologist will be present to inspect crevices over 15mm wide and 50mm 

deep immediately before repairs and to supervise during repairs. Removal of the bunkhouse (south-west 

barn) roof structure will be undertaken using soft strip techniques and slates will be removed by hand.  

Any bats in the direct vicinity of work (e.g. roosting in cracks/crevices which need to be repaired), will be 

captured by a licensed ecologist if they are at risk of being harmed by the works and then released in 

accordance with best practice protocols. A Toolbox Talk will be provided to contractors so that they are 

fully aware of how to proceed if a bat(s) is unexpectedly discovered when an ecologist is not present on 

site.   
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Roosting Provision 

The scheme will renovate for low impact use rather than redevelop the barn. Therefore, bat access will be 

retained to the walls and roof structure, especially the external fabric and internal roof structure of the 

main barn. The area will only be used intermittently so bats may continue to roost and become 

accustomed to noise and light disturbance. To compensate for loss of access points for horseshoe bats 

and provide an undisturbed roost space, a bat loft of 4.2m wide, 5.2m long and 2.4m high from base to 

apex will be created above the kitchen. Breathable roofing membranes will not be used as underlay for the 

bat loft and the existing underfelt will be retained. Suitable timber treatment will also be undertaken and 

appropriately treated timber procured in accordance with Natural England guidance.  

Monitoring 

Two monitoring surveys per year will be undertaken during May to August inclusive in 2015 and 2017. 

This will include dusk emergence/dawn re-entry surveys of the Barn and inspections of the Bat Loft. All 

results will be submitted to Natural England and the Local Planning Authority following the final survey in 

2017.  
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B Works to be undertaken by the ecologist or suitably 

experienced person 

B.1 Capture and exclusion 

Works have been designed to minimise the need to handle bats as far as possible. Works will be timed to 

avoid the hibernation period from late November to February inclusive to avoid disturbing or handling 

torpid bats. The proposed timescales for the works are detailed in Section F. 

Immediately before works to the walls and roofs commences, the interior of each part of the barn complex 

will be fully inspected by a Natural England licensed bat ecologist. Work practices will be revised to take 

account of bats if found to be present. As there are numerous access points for bats into the building, and 

as bat access will remain in perpetuity for some species into the main barn, capture and exclusion is not 

considered necessary for most of the works. When the last potential fly in access point suitable for lesser 

horseshoe bats (gap of greater than 300mm wide and 200mm long into barn) is sealed, an ecologist will 

inspect the barn immediately before the work is completed. In the unlikely event of a horseshoe bat being 

found, the works will be delayed until a day when the bat is not present (as the barn appears to only be 

used intermittently and likely only as a night roost).  

Any works where bats may be present in the immediate vicinity and directly impacted will be supervised by 

a licensed bat ecologist (i.e. with a WML_CL18 class licence or equivalent). These include: 

 At the commencement of works to roofs or walls.  

 During re-pointing and repairs to masonry with significant crevices over 15mm (w) x 20mm (l) x 

 50mm deep. These will be checked with a flexible endoscope by a licensed bat ecologist 

 immediately before works proceed. 

 During creation of an additional doorway through the wall into the kitchen and during repair works 

 to existing doorways.  

 Repairs to roofs in high risk areas and modification of the roof (e.g. installation of flues). 

 Removal of roofs will be undertaken using soft demolition techniques, systematically dismantling 

 by hand all the features potentially being used by bats. An ecologist will supervise during the soft 

 strip of the most high risk areas including around loose lead flashing, repairs to joists or crevices 

 in trusses, ridge lines and the first three courses down from the ridge. 

Any roosting bats encountered will be removed if they are at risk of being directly harmed by the works 

(i.e. injured or entombed) and then released at dusk within the vicinity of the barn or into the Bat Loft in 

accordance with the protocol below. In the highly unlikely event of a horseshoe bat being found in the 

direct vicinity of necessary work, a licensed ecologist experienced with handling lesser horseshoe will 

capture the bat in accordance with the same protocols.  

A Toolbox Talk will be provided to contractors so that they are fully aware of how to proceed if a bat(s) is 

unexpectedly discovered when an ecologist is not present on site.  The contractors will be instructed to 

contact a suitably qualified ecologist before proceeding if they have any queries over whether or not 

supervision will be required for any element of work.  
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Toolbox Talk and instruction to contractors 

On the first day of works to the barn, relevant contractors shall be informed of the following information in 

a Toolbox Talk delivered by a suitably qualified ecologist prior to any works: 

 The legalities regarding harm, injury or disturbance of bats and damage, destruction or 

 obstruction to a roost; 

 The importance of following the licence method statement and the implications of deviating from 

 the method statement; 

 The known and potential locations of bat roosts within the building; 

 The methods which will be used to avoid or minimise risks to bats, including involvement by a 

 licensed bat ecologist; 

 What live bats or evidence of bats looks like; and 

 What to do if a bat or evidence of bats is found when a licensed ecologist is not present on site. 

Written guidance, including a copy of the licence Method Statement will be kept on site at all times. 

Bat Capture Protocol 

The contact details of the licensed bat worker and the Natural England Species Protection Officer will be 

kept on site at all times. 

If the appropriately licensed and experienced bat ecologist encounters needs to capture live bats to avoid 

direct harm during works, they will: 

 Catch the bat where safe and necessary to do so and place in a suitable receptacle. This 

 receptacle is to be a suitable container with a lid and ventilation holes in the sides as well as an 

 inner lining of clean fabric. Gloves will be used at all times. 

 If a bat(s) can be captured, they will be kept in a cool, dry and dark place. A shallow dish of 

 water will be placed within the receptacle. The bat(s) will be released at dusk in the vicinity of the 

 barn. The area where the bat(s) were found will be checked again at the start of work the 

 following day (if roosting opportunities are still available) to ensure that the bat has not returned 

 to its original roosting location.  

 Alternatively, the bat(s) will be released into the Bat Loft once complete. The Loft will then be 

 checked by a licensed ecologist within 24 hours to ensure that the bat(s) is not trapped in the 

 Loft. 

 Bats will only be released if climatic conditions are suitable that evening i.e. if conditions are 

 over 8
o
C and have been for the previous four nights. If conditions are unsuitable, the bat worker 

 will find temporary and appropriate accommodation for the bat(s) until suitable climatic 

 conditions allow for a release on site. The bat(s) will be cared for and fed appropriately in 

 accordance with the Bat Workers Manual (Mitchell-Jones and McLeish, 2004). 

 Works to known roost areas will be programmed to minimise the chance of needing to capture 

 and handle bats. In particular, all crevices and cracks in the walls which require repointing will be 

 repaired during summer/autumn to ensure that bats are not encountered when in torpor.  



AWT Ecological Consultancy  MS - Delivery Information 
June 2014 7 AWT138 - Roundhill Barn 

  

Should the licensed bat ecologist not be present whilst structures are being dismantled and a bat(s) is 

discovered, the bat ecologist will be contacted immediately by the contractors and their advice sought. All 

work will cease until the bat worker is able to access the site and assess the situation. If possible, the 

bat(s) must not be disturbed any further and any covering material carefully replaced. However, should 

there be a risk of bats being injured, the material must not be replaced. Bats must not be left exposed at 

any time. 

At all times, site workers will be aware that a locality that did not hold bats one day may hold bats on the 

following day. Site workers must assume that bats are likely to be present within any structure and 

accordingly act with caution and responsibility. 
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C Works to be undertaken by the landowner 

C.1 Bat roosts 

C.1.1 In-situ retention of roost features 

The kitchen roof will remain as existing with repairs only to trusses and lead flashing where required. 

Limited works are proposed to the roof of the main barn. These include repairs to lead flashing, joists or 

crevices in trusses and installation of two flues. Access for species other than horseshoe bats will still be 

maintained via gaps under the eaves and possible gaps under slates.  

Internal walls within the kitchen/wet room and bunkrooms will be plastered and rendered. Crevices within 

internal and external walls  of the main barn will only be repaired and re-pointed where required for 

structural or health and safety purposes. Crevices will be retained where possible throughout the barn, 

particularly in external walls, to allow continued roosting provision.  

 C.2.2 Modification of existing roost(s) 

Lighting, Heating and Disturbance 

The main barn will be used on an intermittent basis as a communal and dining area. There will be a 

mezzanine level where low level lighting is planned.  Therefore, although lighting will be designed to be 

downlit with limited light spill above the eaves onto the timbers and roof structure, there will be increased 

light spill within the main barn. The building is most likely to be used during summer months but there may 

be use during winter months when heating is required (via electric heaters), altering the thermal balance of 

the building. The main barn will be used for social, educational and community purposes. Therefore, there 

will be additional noise and disturbance in the building, with most use likely during daylight hours and 

intermittently night time use. Therefore, although some roosting features will be retained (see C.1.1), 

these may become less suitable due to indirect disturbance.  

Modification of Bat Access 

There are currently numerous potential access points for bats, with most emergence/re-entry behaviour 

recorded around the large open doorways on the south elevation of the barn. The large doorways and 

open fronted elevations will be fitted with doorways and glazed windows under the proposals. The south-

west section will be sealed completely to provide camping areas and  the east area will provide a kitchen 

and wet room. The open door to the main barn will be fitted with large doors to prevent access for pigeons 

which currently nest in the barn. Therefore, although some access for species such as crevice-dwelling 

bats will remain under the eaves, there will be no suitable fly in access for horseshoe bats. This will be 

addressed by new roosting provision (see Section C.1.3).  

Re-roofing and Repairs 

The roof of the bunkrooms will be stripped by hand, timbers treated and repaired, underlay and insulation 

installed and then the original slates will be re-laid. Appropriate supervision and instruction by a licensed 

ecologist will be undertaken to ensure that no bats are harmed or injured during works. This will involve 

direct supervision of the roof strip from a suitable vantage point (e.g. on ladders or scaffolding) for areas 
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where roosts may be likely (e.g. around the ridge and first three courses down) as detailed in Section B. 

Although tiles will be replaced, the roofing works are likely to result in modified conditions for bats. Repairs 

to the main roof such as replacement of lead flashing, repairs to trussing and installation of flues may also 

modify conditions for roosting bats.  

Repairs to internal and external walls (outside of areas to be dry lined) will only be undertaken where 

absolutely necessary i.e. for structural stability, insulation and health and safety. Crevices containing 

evidence of roosting bats, if found, will be retained wherever possible and disturbance to these areas will 

be avoided or minimised. The repairs are likely to modify some of the features in the walls and roofs which 

may be used by roosting bats, although some will remain (see Section C1.1.1). Areas around doorways 

and the new access into the kitchen are high risk areas for roosting bats and therefore, works to these 

areas risks modifying or removing bat roosts and disturbing bats. A licensed ecologist will therefore 

inspect crevices immediately before works and supervise works in these areas.   

Timber Treatment 

Wood pre-treated by an organic solvent process can contain chemicals that are extremely toxic to bats 

and must not be used. Should any of the retained or new timbers need treating, a suitable treatment 

from the list in TIN092 Bat Roosts and Timber Treatment (Natural England, 2011) will be used 

(Appendix A). Replacement and existing timbers will not be treated whilst bats are suspected as being 

present, or may become present within a few weeks of the treatment (i.e. between April-September in 

any given year). Treatment will be by use of hand-brush. In case, bats are utilising cracks and crevices 

within large timbers, especially complex joists, these will be examined closely prior to treatment. If a bat 

is found, the licensed bat ecologist must be contacted to assess the situation. New timber must only be 

treated with recommended chemicals, such as Protim products that are vacuum impregnated.  

Underlay and Roofing Materials 

Breathable roofing membranes are unsuitable for use in areas used by roosting bats. Loose fibres have 

been found to cause entanglement and death of bats. Therefore, in the bat loft above the kitchen, the 

existing underfelt will be retained.  

 

C.1.3 New Roost Creation  

Bat Loft 

The works will be phased so that the main barn remains accessible for horseshoe bats until a 

compensatory roosting void above the kitchen has been finished.  

Above the kitchen and wet rooms, there will be a bat loft of 2.4m (h) x 4.2m (w) x 5m (l). This has been 

designed to provide suitable features for crevice dwelling and void-dwelling bats including horseshoe 

species. The roof will remain as existing with a ceiling created above the kitchen and wet rooms. The 

existing hipped roof comprises timbers with bitumen underfelt and slates above. The void may provide 

ecological gain in the long-term due to enhanced thermal properties and no disturbance (except for 

monitoring) compared to existing roosts. The hipped roof has steep south, north and east-facing 

elevations, and is likely to provide a warm void in summer, particularly being above the kitchen.  The void 
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will be located within 5m of hedgerows which are well connected to wooded copses and watercourses in 

the wider countryside. Light spill onto the roof above the eaves will be avoided.  

Access under the eaves at the eastern end will be maintained. In addition, existing small gaps under 

slates will be retained which are likely to become suitable for crevice-dwelling species in future. Timbers 

will be retained as existing, unless structural repairs are required.  The raised tile will also provide access 

to crevices between the tiles and underfelt suitable for crevice-dwelling species such as pipistrelle bats.  

An entrance of 300mm wide and 200mm high suitable for use by lesser horseshoe bats will also be 

created. This will be in the form of an raised opening creating a short tunnel of approximately 30cm long 

on the western elevation. The tunnel will comprise  a slate roof with stone side walls and lead floor. The 

interior of the tunnel will slope upwards, in accordance with the existing line of the roof. The void will be of 

a simple structure with limited trussing as shown in Figure 5. In the centre of the loft, a 50mm thick, rough 

surfaced insulating board panel will be attached suspended from the ridge to 1m below to provide 

additional hanging locations for lesser horseshoe bats. A Schwegler 1FF bat box will also be installed from 

the western stone wall to provide additional roosting spaces for crevice-dwelling bats. A locked hatch 

above the kitchen will be incorporated to allow access for monitoring and cleaning over winter months. 

Figure 5 Bat Loft Location 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

Location of fly in access 
for horseshoe bats 
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C.1.4 Scaled Maps/Plans 

Figure 6 Elevations of Compensatory Roost 

 

For additional elevations, please see attached plans 

Figure 7 Site Layout including Landscaping 
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D Post-development Site Safeguard 

D.1 Habitat/site management and maintenance 

There will be minimal additional external lighting. This will be focused only on areas where it is required 

e.g. doorways, with hoods/baffles used where required. Lights will be fitted with a PIR sensor or timer as 

appropriate. No lighting will be fitted in the direct vicinity of the compensatory roost above the kitchen.  

The majority of the landscaping within the site will remain as existing including hedgerows and scrub. The 

site is to be retained under the current ownership of Kelston Tump LLP, and the primary contact Mr 

William Heath (the applicant), for the foreseeable future. Any maintenance of the site will be undertaken 

by the owners of the site, including provision of any funding necessary. 

D.2 Population monitoring, roost usage etc. 

The Bat Loft will be checked before flight access for horseshoe bats to the main barn is obstructed to 

ensure that it is suitable for bat species. The population will be monitored over a three year period with an 

inspection of the Bat Loft and emergence/re-entry surveys in 2015 and 2017. Two dusk emergence/dawn 

re-entry surveys will be conducted between May and August inclusive during each year. The surveys will 

be undertaken by a licensed bat ecologist and follow survey methodology in the Bat Conservation Trust’s 

(BCT) Bat Surveys - Good Practice Guidelines (Hundt, 2012). Equipment will include manual hand-held 

detectors, automated detectors and recording equipment. All results will be submitted to the relevant 

Natural England Protected Species Officer, Avon Bat Group and Bristol Regional Environmental Records 

Centre (BRERC). 

 

D.3 Mechanism for Ensuring Delivery of Post-development Works 

The mitigation site is to be retained under the current ownership of Kelston Tump LLP for the foreseeable 

future. No problems are anticipated with the delivery of mitigation and post-development monitoring, and a 

contractual agreement is not deemed necessary. The applicants are fully aware of the requirements for 

maintaining compensatory roosting provision in perpetuity and monitoring requirements (see below). As 

part of the purpose of the proposals is to provide an educational and community facility to enjoy the wildlife 

and landscape of the building. A key part of this is maintaining and enhancing the wildlife interest of the 

barn, including use by bats. The responsibility will pass to the new owners if the landholding is sold. 
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E Land Ownership - Mitigation Site 

E.1 Mitigation Site Ownership 

All the land within the site boundary shown on Figure 1 in Method Statement - Background and Supporting 

Information is owned  by Kelston Tump LLP, with Mr William Heath (the applicant) as the primary contact. 

Therefore, the mitigation will be within the ownership of the owners and occupants of Roundhill Barn.  

E.1.1 I confirm that relevant landowner consent/s has/have been granted to accept bats into roosts onto 

land outside the applicant's ownership – Not applicable 

E.1.2  I confirm that landownership consent/s has/have been granted to allow the creation of the proposed 

habitat compensation on land outside the applicant's ownership - Not applicable 

E.1.3  I confirm that consent/s has/have been granted by the relevant landowner/s for monitoring and 

maintenance purposes on land outside the applicant's ownership - Not applicable 
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F Timetable of Works 

A: Development activities and timing 

Activity  Timing Notes 

Enabling works including 
drainage, flooring and creating 
new footings 

June to August 2014 Non-licensable activities. No works to walls 
or roofs.  

Reroofing of the bunkrooms, 
repairs to other roofs and 
repairs/re-pointing of walls  

August to October 
2014 

Supervision by licensed ecologist at start of 
works and where roosts are likely. 
Inspection to crevices and high risk areas by 
licensed ecologist immediately before works. 
 Contractors to be provided with Toolbox 
Talk by ecologist and to be vigilant and 
aware. Bats captured if at risk of harm and 
moved to safety.    

Creation of compensatory roost 
void above kitchen 

August to September 
2014 

Roofing works April to mid-May to high risk 
areas for bats.  

Installing glazing and doors to 
main barn 

June to November 
2014 

Gap of greater than 300mm x 200mm to 
remain for main barn until compensatory 
roost is completed. Inspection by licensed 
ecologist immediately before final fly in 
access for horseshoe bats to main barn is 
sealed.   

Works to install bedrooms, 
bathrooms and kitchen and 
installing doors and windows, 
landscaping and finishes. 
 

June to December 
2014 

Likely low risk works. Ecologist to advise if 
higher risk activities e.g. electrical works 
which risk impacting on potential roosts.   

 

B: Post  development monitoring 

Year 2014 2015 (Year 1) 2017 (Year 3) 

Details  Compliance check of Bat 
Loft once completed in 
September 2014. Checks 
of bat loft completed when 
on site to supervise 
works.  

Two dusk emergence/dawn re-
entry surveys to be undertaken 
between May to August, 
focusing on compensatory 
roost. Inspections of the Bat 
Loft will also be undertaken. 

Two dusk emergence/dawn re-
entry surveys to be undertaken 
between May to August, 
focusing on compensatory 
roost. Two inspections of the 
Bat Loft will also be undertaken. 
Report to be produced and sent 
to Natural England, BRERC and 
B&NES.  
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Appendices 

Appendix A - Natural England list of Remedial Timber Treatment Products Suitable for Use in 

Bat Roosts 

 


