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TREE IMPACT AND PROTECTION REPORT

Site: Oak Bank Farm, Stoneygate Lane, Ribchester, Lancashire, PR3 3YN
Site Visit Date: 24 June 2011

Report Date: 30 June 2011

Prepared By: Phill Harris — Chartered Arboricuiturist

Report Ref: BTC217

Agent for Client: Gary Hoerty Associates Ltd

Approved Planning App. No. | 3/2010/0980 of 28 March 2011

Introduction and Rationale. Bowland Tree Consultancy Ltd were instructed by GHA Ltd on behalf of their
client, Mr John Wade, to carry out an appraisal of the potential for the construction of a proposed amendment
to a detailed planning approval for the construction of a detached residential property to impact upon trees at
the above site, and to advise on appropriate free protection measures and on any associated facilitation
pruning and/or felling where identified as necessary.

Further fo this instruction | confirm that | visited the site on 24 June 2011 and carried out a survey of frees in
accordance with BS5837:2005-Trees in Relation to Construction—-Recommendations. In this respect | set out
a brief overview of my observations, findings and recommendations below, along with comments on any
issues raised. '

| alsc enclose our Tree Survey Schedule (TSS) detailing specific tree related information and our Tree
Protection Pian (TPP) with approximate tree locations marked and pertinent tree related information detailed.
The TPP is based upon an electronic scaled OS plan of the site provided by GHA Ltd. The tree locations
were plotted using a combination of friangulation measurement from existing site feature and GPS, and are
therefore approximate.

Discussion. The site, which currently consists of a detached two-storey residential property with associated
gardens and an out-building to the north-west, is located approximately 1 kilometre north of the town of
Ribchester, Lancashire, within the administrational boundaries of Ribble Valley Borough Council Several
trees stand as individuals and as groups in various locations within the site.

The two surveyed individuals and two groups are all partially visible to varying degrees from the neighbouring
Stoneygate Lane, a low usage public road and, as a whole, confer a moderate visual amenity in the
immediate local landscape. They are in the early-mature to mature age range, stand at heights of up to
approximately 20 metres, have maximum diametrical crown spreads of up to approximately 15 metres and
stem diameters of up to approximately 760 miltimetres.

The trees were allocated remove, moderate and high BS5837:2005 retention values in accordance with Table
1, attached. Oak tree T2 was noted to be dead {(see Fig. 1, overleaf), whilst the remainder were seen to be
expressing good overall vitality. Detailed tree dimensions and other pertinent information such as structural
defects and/or physiological deficiencies, along with any recommendations for works are included in the TSS
attached

In respect of the TSS it should be noted that tree quality and value is categorised within the existing context
without taking into account any site development related issues, but that the recommendations for works take
the proposal into consideration where there are clearly definable potential impacts upon trees  With regards
such impacts | note that adequate protection of tree Root Protection Areas (RPAs) during construction is
essential if their long-term viability is to be assured RPAs, which are calculated through a method provided in
BS5837:2005, are ground areas that are to be kept free from major disturbance throughout development
through the installation of temporary protective fencing to form Construction Exclusion Zones (CEZs) The
TSS includes two columns listing the RPAs of the individually surveyed trees and, where applicable, the
largest of the trees in any surveyed groups as overall areas in square metres and as radial distances The
radial RPAs are indicated as magenta coloured circles on the TPP.
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| am informed by GHA Ltd that the proposal is for an amendment to the approved development at the site, as
per the TPP  As shown on the TPP, construction of the amended proposal will require the removal of one
dead ('R’ category) tree, Oak T2, whilst the remainder of the trees can be retained and protected in
accordance with the guidance provided in BS5837. With regards replacements | would note that the garden
of the property has evidently recently been planted with a number of native trees, which should sufficiently
mitigate for the loss of T2 in the long-term, although it could accommodate further tree planting if required

Fig. 1: Dead Oak tree 2
Summary and Conclusions. An amendment to a granted detailed planning permission is proposed at the

site, incorporating the redesign and repositioning of the property. Two individual trees and two groups of trees
were surveyed in this respect,

One of the oak trees is high quality, the two groups are moderate quality and the remaining oak is dead The
amended proposals will require the removal of the dead oak, but the remaining trees can be retained and
protected accordingly throughout development.

in consideration of these factors | therefore conclude that the proposal complies with the requirements of
relevant Council Policy and current Government guidance in respect of trees and development

Phill Harris escHons) HND CEnv MArbarA MICFor
Chartered Arboricuiturist

Enclosures: Tree Survey Schedule
BS5837:2005 Table 1
Tree Protection Plan
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DISCLAIMER

Survey Limitations: Unless otherwise stated all trees are surveyed from ground level using non-invasive
techniques, in sufficient detail to gather data for and inform the design of the current project only The
disclosure of hidden crown and stem defects, in particular where they may be above a reachable height or
where trees are ivy clad or in areas of ground vegetation, cannot therefore be expected All obvious defects,
however, are reported. Detailed tree safety appraisals are only carried out under specific written instructions.
Comments upon evident tree safety relate to the condition of said tree at the time of the survey only. Unless
otherwise stated all trees should be re-inspected annually in order to appraise their on-going mechanical
integrity and physiological condition. [t should, however, be recognised that tree condition is subject to
change, for example due to the effects of disease, decay, high winds, development works, etc Changes in
land use or site conditions (e.g. development that increases access frequency) and the occurrence of severe

Where trees are located wholly or partially on neighbouring private third-party fand then said land is not
accessed and our inspection is therefore restricted to what can reasonably be seen from within the site. Stem
diameters of trees iocated on such land are estimated Any subsequent comments and judgments made in
respect of such trees are based on these restrictions and are our preliminary opinion only. Recommendations
for works fo neighbouring third-party trees are only made where a potential risk to persons and/or property has

attempt to inform the site occupier of the issues and, if not possible, then inform the relevant Council. Where 3
more detailed assessment is considered necessary then appropriate recommendations are set out in the Tree
Survey Schedule

Where tree stem locations are not included on the plan{s) provided then they are plotted at the time of the
survey using, where appropriate and/or practicable, a combination of measurement triangulation and GPS ¢o-
ordination Where this is not possible then locations are estimated Restrictions in these respects are detailed
in the report.

The potential influence of trees upon buildings or other structures resulting from the effects of their roots
abstracting water from shrinkable load-bearing soils is not considered herein The advice of a struciural
engineer should be sought with regard to appropriate foundation depths for new buildings with reference to
NHBC Standards Chapter 4.2 (NHBC, 2008).

Copyright & Non-Disclosure Notice: The content and layout of this report are subject to copyright owned by
Bowland Tree Consultancy Ltd, save to the extent that copyright has been legally assigned to us by another
party or is used by Bowland Tree Consultancy Ltd under license. This report may not be copied or used
without our prior written agreement for any purpose other than those indicated

Third Parties: Any disclosure of this docurnent to a third party is subject to this disclaimer The report was
prepared by Bowland Tree Consultancy Ltd at the instruction of and for use by our client, as named. This
report does not in any way constitute advice to any third party who is able to access it by any means Bowland
Tree Consultancy Ltd excludes to the fullest extent tawiully permitted all liability whatsoever for any loss or
damage arising from reliance on the contents of this report




b 318VL, S002:££85S9 ® ITNATHIS AJANNS FTHL




IHE AT IR EEY
\t_ [A BRI LU0 S} 40 Ul B 0} WIS B4 0 DI DY) WY PRINSEBUI SIASU Ul - SMPEY BN LR3I 100y
’ }aw —Uﬁm—gﬁm SLBLED J00! ione 12pJ0 v ssa0n:d Jrswidojaasp syl noudnely) pajoeiod AREudoside o6 J5nw B3 S511 At PUNOE E81€ PLIRNOJED - A2 Ul BRMY LOROSN0I] 100y
’ L 81983 GOOZ"ZEGESE YN BU|| Ul APEOIG - 7 0) ¥ JO Y S€ P35I SN|BA UORUSIS) 33 - Bupel) Aobalen
(0 UELY 2J0w “0¢-0Z ‘0201 B} ULy 53] 01 S00Z:2£855 Jad S8 Sieah uf - uopnguluo) Buiieway pajewsy
. ajeudoxdde paIBPISUOS J) UMD 8 ABW UOLTO BUD By} 310 *ABLIPICOTE BDEUI SUBHEPUSILIODE] Ylm UCHEIRPISUOS Gl BLdoaan pasodusd au) aye)
SABAING pajelai JUBWAJE)S POUIay Pue Jswissassy Toeduy [1minouequy Sluwdojenap pasodosd Jou pue JURGIZE Ol SUOYIRUCD PUE SBUEISWINIUD 234 pue als Bugtie aye) Ajuo syiom juswabeuew papuswioe mﬁmh.&%wmzaﬁcoo_Sa__a:on_&smmmumes-_mmomen_ un_:occﬁ.au_mcaoc_hoamgs__en:mgm

18 "oy sood ‘Buisap [eafiojisayd ‘shewep {BINANAS 121p [EQUSI0D PUE Jd.N3 'Siealap IBINANYS Glupnz sicoe) waupsd Hyo Aue PUB UGRINUCD ({21380 [5).351) By} 6 BuAs|e) Slowwon

H(w) snipey vdy
Ll Ya¥

i8pelg 1en

B E]

*SUGHEPUBLILIOIYY TURLaBeuEy
018 “UONIPU07) UG SIBLIWIOD)

POOGH = 9 "ERPORY = N '100d = d ‘PLNQUOW = Qi PESQ = 91 ‘AIjeIA 219A0 (S),891) BUL 10 INSEAW & - USPLOZ |EoIBojDISAlL Dd

aunjeurisod = i ‘BNEW = py 'BiNIeW-APES = T ‘SINSL-ILES = WS ‘Bunoa = 4 - ssepo afie pmewns3 ey

@' Blapeys 10 [2juatod 'oner JUBiaL) 0} UMOIO U WIOI O} — [3A3) Pur0sd Jusoelpe BA00E JUI0M 153m0] 1B PRUNSERUI - SALIBLU Ul SUBIED UMAIS JO JYbeH 107 30 Wity

UROID 84 O LCIEIUBSAIGaI [ENSIA BI2INTIE UE 2D 0] (S0M Pue YNos “5ea 'Yuau) siutod jeuipred o, sy) wo (slendosdde paIapIsuod By PRJRLUNGS 10} PRINSEIW SIUDEI UMOLT) :peauds youelg

POLIBIS-NY = 5| 'PALLISISINW = SN "5894) PALUUIB]S-IALL 104 BUBY 1001 BU) FAAQE J5NI Jo 1379) PUNGIG SA0GE SaN1ML §7] AfaTeuIxe.dde 0 IYBI5Y & 12 PAIELLISS 10 PRINSEALL - SBBWIAIW Ul JEIeLEp wag TUR WES

330153401 Byt 40 184} 5| PAISY JUBLANSERL U SPUBIPOCHA pue 50n0IS) Jo BSEI 3Y) U] "$PAI) PAINSESL dy) ISLIEDE PajeLLISe JSpUIEW) S pue JySIiaueIs L0913 Ue Buisn painseatu ae 9,08 Aplewromdde ajqissod asaum ~ sanjaw v qubiay
siENdoIdde S5y S1x0R U] BLUBY {ESIEJ0Y PUE UGLULLGD ‘s9pads

2Jgeandde auaum SBE} PAISGUINY ) PUE UE|d 0} JB{8. - JIGUNY S3UIAA {4) alipay o [pJ pugipeony (5] drosg 1 ) 981, payeacing oy

SNOILVIN3dgay ¥ SONIOYIH

“Uoiun yieq papnjoul Alensed pue yio) 1uB) € Gum Wy |
Aewixoldde Jo yyBiey e 1e sajeaINyiq 9811 LIBYLOL IO WS = 56 S| M )
9. |8¥i8) or 'Z30 payis Ajgjendoidde US)ELSpUN ARUBpIAS W) € | g5 S gl :
s s |8 -0z Upim qusiudorarsp Inoybnoly) 1o810id w|  Busunid 90UBJES[D SNOIASId Uym “aulf Jamod aiosie sBejjon 9 W3 = e omN = SI0LIEAAS "Oug ¢
#0] Alqewnsaid pesyano Joj Apuixold 8sop Ut SSyoURIg = es| N 7
"80U3) 0 Jxeu dnoif paoeds AlSO[D AJSA =

. “usespuUn Ajuspiag L= m (snueieidopnesd

ve'9 |ve'eel 71 or Z37D pays Apieudoidde Bulunud asueseap snoineid yim ‘auy Jamod 911282 abejjon Gl vs| s 026 | oz 139y I0WEBIAS
= s -0z Ua Juawidofsasp InoyBnoy) 108104 « M0l Algewnsald pesyeno Joj AYLIXoId 8SCP Ul SaYIUEIG O [ z ps| 3| = = ‘ol feanenhs 19

'80U34 0} }xau dnoub paoeds A|BSOR AJBA « 93 N snbe4) osaeg 'ou),
7| M
¢/l 18829l 4 |0k dwinys 100 B pue s} SACLGY Pesgsl 0 | W £ w w 009 | gzl YEQ UoWWio]) Zl
9 N

.ANM%V '$j98{8p [EANJINS J|ISIA ON mw _.M (ingos snasen)

CL'9 |8F°LLL| Z/LV | OF< | Buoz uoisnjoxg uononisuo) pays Ajsjendosdde o s e lwal 1 016 | L _ 1l
U UaLLdORASP JNOYBHOI) 105101 m J8jueld pasies ul Bumous) « w _m__ YeO UQUILLIOD

s | Lol | oo s oo i o B B R
412218 BIUIBJRY qor PR YHD sl Joj uaby
1 j0 | :abeg LLOZ aunf ¢z -91B(] JUBUSSASSY NAE €4d "alIyseoue Jajssyoqry ‘sue sjebAsuols wWie 4 yued yeo BT
JSUNINOLIOGUY pausliey) — siLEH [liyd -oABAING VSIVAddY LOVdINIL IYANLINORIOEYY H04 3TNAIHIS AFALNS 3341




Uoedo(ss o) palapisuos oq pinoys Wwng
uo Juleysuos jueoyubis e asoduw pinom Al s1a

| UBU] SS9} Jo JojsLuelp wels e yim s8al) Bunok uswdojensp
LM paulelau aq jou Ajjensn [im saa1y AloBajen 2 BIIUM — B10N

Wik 0%

MO[B] IDSLLBID WIS B Ylm
soa4} BunoA Jo - paysabbns
SI SIE22A (| JO WNuuIW &

faig jpusq bullisans - paysiiqeiss aq pinoo Buyued
Aetodws) Ajuo 1o moj Buuayo saal) Jopue MBU {IJUN UIBLWS1 0) UORIPUOD
slijouaq ‘anjen adeaspue| 9jeaib Ajueoyubis alenbape ui ApuaLInD enjea
{EINYND JBYI0 IO UONEAISSUOD Wway} uo Buriajuos siyy Jnoym ssuobalen | pue Anjenb mol 4o ssan ssoy |
paywi AsoA ynm s9a1 ] | Ing ‘spuejpoom Jo sdnosb ur Juasald s394 JauBly ut Buidlenb jou seau] 5 Aobajen
Auledo] Jepim suy uS oeduwr [ensia
S| Buiney Afrenpiaipur aiojesey) ‘sus ay)
01 [BUlBlUI 818 YDIym S88l} U0 "suaLIDads
KoBayes v “ispaq sepnioul 1eUr anusae ue
ulgiim Anjenb ajelapoul Jo seay) ‘aldwiexa
anig piy 104 "sainjesy [eanynouogie [ewloy sbewep wio1s IouiL ‘pajsabibng
' -9 IO [2LUI0} Jo siuslrodwos feuesse | pue Juswebeuew 1sed 2uByiediuAsun SI SueaA Oz 10 wnwiluiwi
‘Allenpinipul ‘tou ase yoiym g "Slenpiaput Buipnjoul syosgep sigeipawsal ¥V UoINquiuo Juesiubis
se Jubiw Asy uey) Bupes saos)00 J0 asuasa.d ay) apnjoul sajdwexy B 2XBW 0} Se uo|lIpuos
siysusq | 1eybiy e 1oeme yoIyM SonEs) adeospue| "UoIpUCo panedul Jo 9snEday B 4ons Ut 9s0y] enjen
[EIMING JSUIO 10 UoHEAISSUOD | JDUlSIP Wioy Asy] oS ‘spue|poom 10 sdnolb pepeibumop a.e Jng ‘Alobejeo ybly | pue Alenb ajesspow Jo asoy |
S|qeuapl Alesfo yum seal| se Ajlensn ‘siaquinu u) jussaid saa) n 34 Ul papnjoul 8q JyBiw jey] saai | g Mobajen
sdnolb SNUSAE Ue wiylm sa3J) |ediouid
SE POSSassE Soinjes) [einynalogle Jofpue euiwop ay) sjdwexs ‘pe1sabbns s sieoh
ainised-poom | 1oyjo 1o senusie ojdwexe 10} douepodwl | Jo} SBINES) [BININOLOGLY [ULIOJ-WSS 0¥ 40 WNWiIUIW 7 "uonNgLUOD
uaa.9 Wby 10 s3a1] urisloA adwexa [ensia Jenoiued (o asoy) 1o ‘alis 8Y} o | Jo [BuwOy 4O 1o ‘sdnoib 10 sjusuodion {elueIsgns B ayew o} ajge oq

10} SN|BA JBUJ0 JO SAJEIOWSUILLOD
‘[eauo}sHY ‘uoneAlasUCO JueDyIUBIS
10 spuegpoom io sdnosb ‘sasi|

INo 1o oI smaiA 0} uonelal Ul AlNfEDo) auy)
0} 193)e Bulusyos 1o Buiussios spuysp e
apiaoJd Youm spueipoom 1o sdnoib ‘saay i

[E0UBSSS 10 ‘lensnun 10 aiel Y
Alleradse 'saads Jiay) Jo sa)dwexs
poob Auenomed aie jey; seal 1

01 SE UOIIPUGD B UyaNns ul anjea
pue Anenb ybny jo asoy)
v Aiobiajen

ue|d uo uoneayusp)

UONeAJIasuUOe Buipnjoul
‘'SaNfeA jeinyno Apurepy ¢

sanjea adeospue| Ajuiey -z

sanjea |esngnouogue Ajurepy 'L

ucijuyap pue Aiobajen

sauohajerqng — Kichajes

UoijUS}AI 10} PAIAPISUOD 3Q 0} S84 |

paY Aleq

1eq JO UOlE|RISUI 118001 Jeq e Se pasn &aJ) AobBsjes v sdwexs 104 "s1eudoidde 8q ABLU JuseRISUISI JBIGeH —~ SION
Ayfenb Jeqaq 1o soan Waoelpe Burssaiddns ssan Anenb mo| Alan Jo ‘@sessiq wIg

4oIng sidwexe 1o} ‘Aglesu sesly 19yj0 Jo AJsjes 1o/pue yyeay ay) 03 aouedy

SUIII9P [[18A0 BGISIaABL PUB ‘SR LU ‘JuEBD

19ARIEUM 10} "Blaym SE yIns soa1) Aiobo
‘asde|too 0) anp pajoadxe si $S0| Alles )

ubis Jo suaboyyed ypm pajosiul S99y 1 e
ubis jo subis Buimoys ase Jo pesp ale 18U 5921] e
Buiunid Aq pajeBiiw 2q jouues 1aypys uoluedwos 10 $50| 9y} ‘uoses.
120 M 13110 JO [BAOUIS IO 3(qRIAUN SLI009Y [IIM 1BY] 3SOU) Buipnjous
1941 1B} YONS 10343 [EINJONYS 'S(qeIpaLlaLl ‘SNOLIBS sAey 12y} S90U] -

'934) Aqleau ' xoq

wawebeuew Jeinynouog.e
PUnos }0 suosEss 10} paAoWal
89 ‘IXSJU0D JUaNno BUL I ‘pINCYS
Udlym pue siesh g uiyim

180] 29 pinom anjea Bupsixs Aue
1B} UCIPUOD B 4aNSs Ul 950y |

o Aiobajey

uejd uo uoneIyRUP]

BURID

uoljuysp pue AtoBalen

JeAOWRI 10} Soa1]

Juswissassy Anjeny aa1) 40 LeyD apeased - | ajqe]) §00Z:2£85SH




.

earthworks environmental design
9 Poorstand Barn, Slaidburn, Clitheroe. Lancashire. BB7 3AE 32 a1 Ny 3 9 P
01200 446859 M: 07709 225783 earthworksuk@yahoo.co.uk

Mr Andrew Mitchell

Gary Hoerty Associates
34 Wellgate

Clitheroe

Lancashire

BB7 2DP

22 QOcteober 2010 Ref B 862

Dear Mr Mitchelt

Protected Species survey: Detached house at Oak Bank Farm, Stonygate Lane, Ribchester, PR3 3¥YN

You have requested an inspection of the above named property on behalf of your client Mr J Wade to
undertake a bat and barn owl inspection as a condition of a planning application to Ribble Valley Borough
Council for a proposed replacement dwelling requiring demolition of the existing detached house as shown
in figures 1 to 9 of the following report.

A scoping survey and full daylight inspection was carried out on Tuesday 19 October 2010

Although there is limited evidence of bat activity, a precautionary approach is always recommended in
situations where demolition is required

The overall conservation significance of the building is currently ‘low’ as defined by Natural England — (Bat
Mitigation Guidelines, 2004, A.J. Mitchell-Jones);

In terms of the likely impact of the proposed works, there is a relatively low risk of disturbing roosting or
resting bats during the demolition of the building. However | would remind you that it remains the
developer's responsibility to ensure that procedures are in place to mitigate for the ‘potential’ impact on bats
before the demolition begins, therefore | draw your attention {o the outline mitigation notes in the report.

| also attach further information regarding ‘protected species and the planning process’ and some guidance
notes on ‘bats and the law’.

Please note, | do not supply a copy of the report to the local authority, therefore it is your responsibility to
forward a copy to RVBC in support of the planning application.

Yours sincerely

-

David Fisher



PROTECTED SPECIES (BATS) SURVEY

Detached house at Oak Bank Farm. Stonygate Lane, Ribchester, PR3 3YN ( NGR: SD 651.364).

Survey methodology

A daylight scoping survey and site inspection was carried out on Tuesday 19 October between 12.45 and
43.30. The weather at the time of the survey was mild and dry with heavily overcast conditions
(temperature: 12°C) and a light SW breeze (cloud cover: 8/8 octas) providing adequate survey conditions.

The aim of a bat survey is to make an assessment of the potential value of the site for European Protecied
Species and to establish whether bats (alf species: chiroptera) have been active within the property that will
be affected by the proposed building and demolition operations The initial scoping survey and site
inspection included both external and internal assessments of the buildings; all areas of the property were
found to be fully accessible enabling a full and detailed examination of the voids and all external structures.

A desk study including detailed data search has been undertaken to support the survey findings including
local records within 1.5km of the property; an assessment of species’ distribution within the district, regional
and nationat context has also been considered.

The survey methodoiogy follows the monitoring guidelines recommended by the Bat Conservation Trust
(BCT ~ Bat Surveys, Good Practice Guidefines, 2007), Natural England (Survey Objectives, Methods and
Standards as outlined in the Bat Mitigation Guidelines, 2004} and Survey and Monitoring Methods, (Bat
Worker's Manual, JNCC, 2004). Barn owl guidelines are those recommended by Natural England, Bam
Owls on Site — A guide for developers and planners, March 2002

Non-intrusive survey methods were used to assess the use of the property by bats. The search was made
using high-powered lamps (Clu-lite 1,000,000 candle power), close-focussing binoculars (Leica Trinovid)
and digital camera (Kodak MD41) and 900mm flexible endoscope (ProVision 300) to view all likely areas of
the buildings for the presence of bats, ie. droppings and urine and grease staining, feeding remains such as
discarded moth and butterfly wings, and other insects fragments typically found below feeding perches.

Personnel

The survey was carried out by David Fisher (Earthworks Environmental Design) - an experienced
ecological consultant with more than 25 years experience of bat ecology and field survey work and a
Natural England bat licence holder since 1990; current NE licence No: 20103384, (Conservation, Science

and Education).
Constraints

The scoping survey was limited to a daylight assessment during mid-October and therefore does not take
account of bat activity at the site within the optimal bat activity survey period (May to September)

Evening emergence and / or dawn re-entry surveys at this property have not been undertaken. Some sites,
particularly those with moderate to high conservation significance or roost potential may require further
survey effort to determine the extent of bat activity and to establish the importance of the property to bats.

Crevice-roosting species (ie pipistrelles, myotis species and long-eared bats) can sometimes remain
unseen within rubble-infill walls or beneath roofing materials despite carefu! inspection.

Solitary bats can be present within very small cavities in almost any building type at any season regardiess
of the quality of adjacent habitat. Daylight surveys rely largely on non-infrusive visual assessments of bats.

The methodology used for this survey (daylight scoping method) is designed to determine the likely
presence of bats (ie. potential use of a site) within the property and does not necessarily prove absence.



Bat records obtained during data searches are only indicative of the specie&%@en’l @it@r?agiigrip; any
absence of records however, does not imply that bat species are not present within the recording area.

The NBN distribution data for bat species within in a given 10km grid square is likely to be under recorded

Data search

National Biodiversity Network (NBN) uses mammal datasets (Terrestrial mammals — Chiroptera) provided
by the Bat Conservation Trust (National Bat Monitoring Programme — Colony Counts Survey and
Daubenton’s Bat Waterway Survey), Natural England's Bat Sites Inventory for England, Mammal Records
for Britain (Mammal Atlas 1993 with additions) and some local and regional biological record centres.

The NBN website indicates that at least five species of bats have been recorded within the 10km squares
SE63 and SD73, these are: common pipistrelle (Pipistrellus pipistreflus), soprano pipistrelle (P. pygmaeus),
daubenton’s bat (Myotis daubentonii), whiskered / brandt's bat (M. mystacinus / brandtii} and common
long-eared bat (Plecotus auritus). These species are regularly recorded within the Forest of Bowland AONB
and throughout the Ribble Valley where suitable habitat exists.

The following bat species are known to be present within the wider district (1 Okm squares SD63 and SD73):

« Natterer’s bat, (Myotis nattereri)

e Whiskered bat/ Brandt's bat (M. mystacinus /M. brandtii)*
e Daubenton’s bat, (M. daubentonii)* '
« Brown long-eared bat, (Plecotus auritus)*

s Common pipistrelle, (Pipistrellus pipistrellus)*

e Soprano pipistrelle, (P. pygmaeus)*

« Noctule bat, (Nyctalus noctula)

*National Biodiversity Network {(NBN) records

The following websites and datasets were consulted during the preparation of this report:

National Biodiversity Network (NBN) database, (terrestrial mammals- chiroptera)
East Lancashire Bat Group

Lancashire Biodiversity Partnership

EED dataset (Lancashire bat records 2000 - 2010)

Magicmap interactive map

Natureonthemap (Natural England)

Multimap

NGNS

There are no records of bat roosting activity at this property.
Description of the property

A detached house with brick and block cavity wall construction and pitched slate roofs buiilt circa 1900 with
several later additions including a two modern two storey extensions and a single storey garage on the
north elevation (built 1997). The house has four enclosed roof voids (shown in figures 2, 4 and 5 as voids A,
B, C and D) as follows:

Roof void A:  The original roof void has a standard rafter with purlin roof construction, under lined with a
bitumen and hesian felt (figures 6 and 7); the void is relatively clean and dry although the roof surface has
many raised and uneven slates and some of the lead work appears to be insecure or damaged. There are
considerable numbers of hibernating cluster fligs present within this void; additionally there are scattered
mammal faeces of mouse and brown rat and a small number of bat droppings below a brick supporting wall
close to the NE gable end.

Roof void B: This extension was built in 1997 to modern specifications with a bitumen roofing feit and
block work partition wall separating roofs A and B. The void is insulated with a glass fibre material laid over
the ceiling joists and the area is generally clean, dry and draught-free afthough some cluster flies are
present. There is no evidence of bat droppings in the roof void



Roof void G: A recent two storey extension with pitched slate roof under lined with a breathable roofing
membrane and insulated with a glass fibre material laid over ceiling joists. This area is also clean, dry and
well-sealed (figure 8) There is no evidence of bat droppings in the void afthough some cluster flies are

present.

Roof void D:  The single storey garage roof has block work wall construction and a pitched slate roof with a
pitumen and hessian under felt. The void is insulated and generally cool, dry and secure. There is no
evidence of bat droppings or other indicative signs of access by bats.

Existing building (images)

Fig 1. Fig 2 Fig 3.

Fig 4. Fig 5 Fig6

Fig 7 Fig 8. Fig 9

Location and habitat description

The property is located at Oak Bank Farm and surrounded by a mature garden and large pond; the property
is situated in a rural location (NGR: SD 651364) at an elevation of approximately 55m. The site is adjacent
to Stonygate Lané and is close to open countryside on gently rising ground 1km north of Ribchester.
Although there are no adjacent woodlands, the district is relatively well-wooded with mature hedgerows,
coverts and small wooded brooks. The nearest broadleaved woodlands (Phase 1 habitat category A11.1)
are at (i) Buckley Wood more than 0.75km to the west, {ii) at Duddel Brook 1km east of the site; and (iii)
along the south bank of the river Ribble south of Ribchester ‘

The land around Oak Bank Farm provides largely sub-optimal habitat fo support feeding and foraging bats.
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roposed development
Demolition of the existing property and replacement dwelling at Oak Bank Farm

Reference: GHA project number: Wade/133/1188/01, drawing AJM - 26/08/10 existing floor plans,
elevations, site and location pians.

Survey resulits

There is limited evidence of bat activity at this property. A small number of bat droppings (6+) were found
on the insulation material and brick supporting wall in void ‘A’ close to the SE end of the void

Significantly, there were no accumulations of bat droppings within any of the other roof voids and there are
no other indicative signs of bat activity in the building. All externally features were carefuily inspected for
evidence of access by bats, none was found.

Evaluation of results

There is evidence of only a single bat species at this property. A small number of droppings were found in
roof void ‘A’ indicating access by a small crevice-seeking bat; the most likely being common pipistrelle bat
(Pipistrelius pipistrellus) a species frequently found in domestic properties throughout the district.

Pipistreile bats rarely enter roof voids and are normally found roosting in very confined spaces between the
slates and roofing felt or beneath the ridge tiles; occasionally droppings are found within a void, some
having fallen through gaps in the under felt from the roof structure above.

There are no significant accumuiations of droppings; it is very unlikely that bats regularly enter the roof void
There is no evidence of a maternity roost or hibernation roost.
There is no evidence of roosting activity beneath fascia soffits or other external features.

The potential of the building to support solitary hibernating or torpid bats is low to moderate.

The immediate surroundings provide sub-optimal feeding, foraging and commuting habitat for bats. The
overall value of the habitat features for feeding, foraging and commuting by bats within the immediate
tandscape is moderate’.

The scale of impact of the development at site level on local bat populations is likely to be low?

There are no records of roosting bats at this property. The nearest recorded pipistrefle bat roost is at Stydd
Chapel approximately 0.6km SE of the farm.

1 (Guidance for assessing the value of habitat features — Bat Surveys, Good Practice Guidelines, p21 - BCT 2007)
2 (The scale of main impacts at site level on bat populations — Table 6.1, p37 - Bat Mitigation Guidelines).

Recommendations

The scale of impact of the development at site level on local bat populations is iikely to be low, requiring a
precautionary approach to mitigation as summarised below. It is recommended the proposed demaolition
should proceed with reasonable caution and vigitance for the unexpected presence of bats whilst being
mindful of the legal protection afforded all bat species in the UK

The onus lies with the applicant to satisfy himself that no offence will be committed if the development goes
ahead. it is a legal requirement that procedures are in place to mitigate for the potential impact on bats and
to ensure there is o adverse effect on the favourable conservation status of a bat population’.



Summary

The scale of impact of the development at site level on local bat populations s fikely to be relatively low. .:

The proposed demalition of the existing property is untikely to cause significant disturbance to roosting
bats or result in the loss of & nursery bat roost, resting place or hibernaculum or cause injury or death of a

ommended in situations where there is some evidence of bat
per you should be mindful of your responsibiliis. towards protect

A precautionary approach is rec
property. As the developer you should be r your respol scted s
outline -mitigation plan _is. provided as guidance; mitigation fers to the practices ‘adopted to
rerove the risk of disturbance, injury or death of 2. fotected species before and during demolition.

Further survey effort (evening emergence or dawn

Impacts and Mitigation

The Bat Mitigation Guidelines define mitigation and compensation as “ .measures to protect the bat
popuiation from damaging activities and reduce or remove the impact of development” Mitigation refers to
the practices adopted to reduce or remove the risk of disturbance, injury or death of a protected species or
damage to a roost or nest Compensation for the loss of breeding or resting places is normally required
where there is clear evidence of bat activity; this often takes the form of roost creation, restoration or
enhancement.

The aim of a mitigation plan (see mitigation notes below) is to ensure there are 710 adverse effects on the
favourable conservation status of a bat population’ before and during the proposed demolition works.

REMOVE all roof tiles, ridge tiles and timber battens carefully by hand in case there are
roosting bats beneath. During cold weather, torpid bats are more vulnerabie to disturbance
as they are usually unable to move quickly or escape All roofing felts and ridge sections
should also be with care in case bats are present If bat droppings are visible or bats are
thought likely to be present, you should seek advice immediately. The priority roof area at
this property is Roof ‘A’ where there are significant gaps beneath tiles and lead fiashing.

Lead work flashing around chimneys and valleys should also be lifted with care in case
torpid or resting bats are present; roof void ‘A" is the most likely area to attract roosting bats.

In the unlikely event of bats being exposed or vulnerable to harm, all work in that area must
stop immediately. Cover the exposed bats to reduce further risk of harm and seek further
| advice by calling the Bat Conservation Trust (BCT) helpline on 0845 1300 228

Stop work immediately if bats are exposed or likely to be disturbed

High risk areas where bats are most frequently found include roof areas particularly under
ridge and roof tiles and slates, slate flags, corrugated materials, timber battens, rubble-infil
| walls, in between the stonework and any timber window frames, lintels and sills.

in exceptional circumstances, torpid or hibernating bats are occasionally found under
insuiation materials, within rubble piles and within building debris.

Al contraciors should be aware of their responsibilities to protected  species. If
| accumulations of droppings are found during the removal of the old roof slates or walling,
| stop work and seek advice before continuing work in this area.
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.1 Contractors should avoid handling bats but where there is no alternative, use gloves or a
.- small container o move them to a dark and quiet area, preferably without causing them to

3. Avoid handling bats
fly in daylight.

Site contractors and project managers should be fully aware of the legal protection afforded
all species of bat in the UK and procedures should be in place io mitigate for the potential
impact on bats - see notes on ‘Bats and the Law’ in this report.

NB: All bat roosts are protected regardless of whether bats are present

If you require further advice on bats during the proposed building operations or if you find
an injured or resting bat, call BCT immediately; they will normally contact a qualified bat
waorker in the local area who will visit the site and provide further advice free of charge

Post-development monitoring is not required.

Wildlife legislation — Bats and the law

All bat species in the UK receive full protection under the Wildiife and Countryside Act 1981 (amended by the
Environment Protection Act 1990) The Countryside and Rights of Way Act 2000 amends the Wiidlife and Countryside
Act to also make it an offence to intentionally or recklessly damage, destroy or obstruct a place that bats use for
shelter or protection. All species of bats are listed on Schedule 5 of the 1981 Act, which makes it an offence to:

intentionally kill, injure or take any wild bat.
intentionally or recklessly damage, desfroy or obstruct access fo any place that a wild bat uses for shelter or
protection This is taken to mean alf bat roosts whether bats are present or not.

» intentionally or recklessly disturb any wild bat while it is occupying a structure or place which it uses for
shelter or protection

The protected status afforded to bats means planning authorities may require extra information (in the form of surveys,
impact assessments and mitigation proposals) before determining planning applications for sites used by bats
Planning authorities may refuse pianning permission solely on grounds of the predicted impact on protected species
such as bats. Recent case law has underlined the importance of obtaining survey information prior to the
determination of planning consent®.

“It is essential that the presence or otherwise of protected species, and the extent that they may be affected by a
development proposal, is established before the planning permission is granted, otherwise all relevant material
considerations may not have been addressed in making the decision " #

All British bat species are included in Schedule 2 of the Conservation (Natural Habitats, &c.) (Amendment)
Reguiations 2007, (also known as Habitats Regulations) which defines ‘European Protected Species’ (EPS)

' Bat Mitigation Guidelines, AJ Mitchell Jones, Joint Nature Conservation Committee, (2004) ISBN 186107 558 8
2 Planning Policy Statement (PPS9) (2005) , Biodiversity and Geological Conservation. ODPM

Protected species {(Bats) and the planning process’

For development proposals requiring planning permission, the presence of bats, and therefore the need for a bat
survey, is an important 'material planning consideration’. Adequate surveys are therefore required to establish the
presence or absence of bats, to enable a prediction of the likely impact of the proposed development on them and
their breeding sites or resting places and, if necessary, to design mitigation and compensation Similarly, adequate
survey information must accompany an application for a Habitats Regulations licence (also known as a Mitigation
Licence) required to ensure that a proposed development is able to proceed lawfully.

The term ‘development’ [used in these guideiines] includes all activities requiring consent under relevant planning
legislation and / or demolition operations requiring building control approval under the Building Act 1984.



Natural England (Formerly English Nature) states that development in relation to bats “covers a wide range of
operations that have the potential to impact negatively on bats and bat populations. Typical examples would be the
construction, modification, restoration or conversion of buildings and structures, as well as infrastructure, landfill or

mineral extraction projects and demolition operations”.

1 2 2 3 - Planning for development, Bat Surveys, Good Practice Guidelines, BCT (2007). (Mitcheil-Jones, 2004)

Other references and contacts:

Bats, development and planning in England, (Specialist support series) - Bat Conservation Trust, 15 Cloisters House, 8 Battersea
Park Road, London, SW8 4BG, 0845 1300 228

Clarification of the legal duty of Local planning Authorities’ to European Protected species: High Court Judgment June 2009:
(Wooley v Cheshire East Borough Council) - Bat Conservation Trust.

Defra Circular 01/2005 {to accompany PPS 8) - Department for Environment, Food and Rural Affairs. www.defra.gov.uk

Natural England, 1 East Parade, Sheffield, 51 2ET, Enquiry Service: 0845 600 3078 enquiries@naturalengland.org.uk

National Planning Policy - PPS 9, Biodiversity and Geological Conservation, ODPM Circular 06/2005
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