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Summary 

This report presents the findings of bat survey work undertaken at The Old Rectory, Bolton-By-
Bowland, hereafter referred to as the ‘Site’. The proposals include the restoration and renovation of 
the existing building, which is currently in a dilapidated state internally, including reroofing of the 
older northern section of the roof. The report has been prepared by Taxus Ecology Limited to inform 
a planning application to Ribble Valley Council. 

A daytime bat walkover risk assessment undertaken by PBA Applied Ecology Ltd in March 2026 
identified the building as having moderate bat roosting potential and recommended two dusk 
emergence surveys. The surveys were completed by Taxus Ecology Limited on 27th May and 17th June 
2026, using surveyors positioned to observe the relevant elevations, using infrared and thermal 
camera coverage and bat detectors. 

During the first dusk survey, a single common pipistrelle was recorded emerging from the soffit area 
or lower course of tiles on the south western corner of the building. No bats were recorded emerging 
during the second dusk survey. Overall bat activity was low during both surveys, with common 
pipistrelle, soprano pipistrelle, myotis sp., Leisler’s and noctule recorded. The roost has therefore 
been characterised as a common pipistrelle day roost used by a single bat, with potential for 
occasional use by one to two bats. 

No works are currently proposed to the area where the roost was recorded and, on this basis, the 
proposals are not anticipated to result in the loss of the identified roost. A low residual risk remains 
that individual bats may occasionally be present within other minor external features, including raised 
roof tiles, gaps beneath flashing, mortar gaps and soffit gaps. Should plans change and works be 
required to the recorded roost location, this report should be updated and a Natural England licence 
sought where required. 

Appropriate precautionary mitigation is recommended, including making contractors aware of the 
residual risk, stopping works and seeking advice from a licensed bat ecologist if any bat is encountered, 
and installing a bat box within the new development as an ecological enhancement. If works do not 
commence within 18 months of the issue date of this report, an updated survey is recommended. 
Overall, provided the recommended mitigation measures are implemented, the proposals are 
considered unlikely to adversely affect the favourable conservation status of local bat populations. 
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1 Introduction 

1.1 Instruction Details 

Two dusk emergence surveys were undertaken at The Old Rectory, Bolton-By-Bowland, hereafter 
referred to as the ‘Site’. 

The survey and report were prepared by Taxus Ecology Limited. This report will be submitted to Ribble 
Valley Council. 

1.2 Development Proposal 

The proposal is to restore and renovate the existing building which is currently in a dilapidated state 
internally. Proposals also include reroofing the older northern section of the roof. 

Development plans are shown in Appendix C. 

1.3 Site Description 

The Site is located at the central grid reference of SD 78603 49323, within Bolton-By-Bowland. The 
Site consists of a single two storey building of rendered stone construction with a hipped roof of slate 
and stone. 

The Site location is shown in Appendix A. 

1.4 Objective of Survey and Subsequent Reporting 

The objectives of the survey were: 

• To update the understanding of the use, or potential use, of the Site by bats in order to inform 
an impact assessment and mitigation strategy; 

• To update the understanding of how bats are using the Site in order to assess its functionality 
for the local bat population; 

• To ensure that mitigation, where necessary, is designed to ensure that no bats are harmed 
during site works and the local conservation status of any bat species remains unaffected 
post-development; 

• To ensure there is no net reduction in the availability of local roost resources; and 
• To provide mitigation measures which are deliverable, agreed with the client and that are 

proportionate to the conclusions of the bat survey work undertaken at the site.  
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2 Legislation and Policy Guidance 

2.1 Planning Policy 

The National Planning Policy Framework (NPPF) outlines the government’s policies, including those 
relating to the conservation and enhancement of the natural environment (Chapter 15), in line with 
existing wildlife legislation, through the planning process. Planning authorities must take into account 
the principles detailed within the document when preparing local plans and assessing local 
development applications. 

The following key principles are included within the NPPF which are relevant to ecology and nature 
conservation:  

Habitats and Biodiversity 

To protect and enhance biodiversity and geodiversity, plans should:  

a) Identify, map and safeguard components of local wildlife-rich habitats and wider ecological 
networks, including the hierarchy of international, national and locally designated sites of 
importance for biodiversity; wildlife corridors and stepping stones that connect them; and 
areas identified by national and local partnerships for habitat management, enhancement, 
restoration or creation; and  

b) promote the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species; and identify and pursue 
opportunities for securing measurable net gains for biodiversity.  

When determining planning applications, local planning authorities should apply the following 
principles:  

a) if significant harm to biodiversity resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts),  

b) adequately mitigated, or, as a last resort, compensated for, then planning permission should 
be refused;  

c) development on land within or outside a Site of Special Scientific Interest, and which is likely 
to have an adverse effect on it (either individually or in combination with other 
developments), should not normally be permitted. The only exception is where the benefits 
of the development in the location proposed clearly outweigh both its likely impact on the 
features of the site that make it of special scientific interest, and any broader impacts on the 
national network of Sites of Special Scientific Interest;  

d) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient 
woodland and ancient or veteran trees) should be refused, unless there are wholly 
exceptional reasons and a suitable compensation strategy exists; and  

e) development whose primary objective is to conserve or enhance biodiversity should be 
supported; while opportunities to incorporate biodiversity improvements in and around 
developments should be encouraged, especially where this can secure measurable net gains 
for biodiversity.  

The following should be given the same protection as habitats sites:  

a) potential Special Protection Areas and possible Special Areas of Conservation;  
b) listed or proposed Ramsar sites; and  
c) sites identified, or required, as compensatory measures for adverse effects on habitats sites, 

potential Special Protection Areas, possible Special Areas of Conservation, and listed or 
proposed Ramsar sites.  
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The presumption in favour of sustainable development does not apply where the plan or project is 
likely to have a significant effect on a habitats site (either alone or in combination with other plans or 
projects), unless an appropriate assessment has concluded that the plan or project will not adversely 
affect the integrity of the habitats site.  

2.2 Species and Habitats Legislation 

2.2.1 The Conservation of Habitats and Species Regulations 2017 (as amended) 

The Conservation of Habitats and Species Regulations 2017 (as amended) consolidates all various 
amendments made to The Conservation (Natural Habitats & c.) Regulations 1994, in respect of 
England and Wales. The 1994 Regulations transposed the EC Habitats Directive 1992 (Council Directive 
92/43/EEC on the conservation of natural habitats and of wild fauna and flora) into national law. 

Annexes I and II of the Habitats Directive list (respectively) habitats and species for which member 
states are required to establish and monitor SACs. The EC Birds Directive provides a similar network 
of Sites (SPAs) for all rare or vulnerable species listed in Annex I and all regularly occurring migratory 
species, with particular focus on wetlands of international importance. 

Together with SACs, SPAs form a network of pan-European protected areas known as ‘NATURA 2000’ 
Sites. 

The Habitats Regulations also make it an offence (subject to exceptions) to deliberately capture, kill, 
disturb, or trade on the animals listed in Schedule 2, or pick, cut, uproot, destroy or trade in the plants 
listed in Schedule 4. 

2.2.2 The Convention on Conservation of European Wildlife and Natural Habitats (Bern Convention 
1979) 

The Convention on Conservation of European Wildlife and Natural Habitats (Bern Convention 1979) 

The Convention on Conservation of European Wildlife and Natural Habitats (Bern Convention 1979) 
aims to ensure conservation and protection of all wild plant and animal species and their natural 
habitats (listed in Appendices I and II of the Convention), to increase cooperation between contracting 
parties, and to afford special protection to the most vulnerable or threatened species (including 
migratory species). 

2.2.3 The Wildlife and Countryside Act 1981 (as amended) (WCA 1981) 

The WCA is the primary UK mechanism for statutory Site designation (Sites of Special Scientific Interest 
[SSSIs]) and the protection of individual species listed under Schedule 1,2,5 and 8 of the Act, each 
subject to varying levels of protection. 

2.2.4 The Countryside and Rights of Way Act 2000 

This legislation strengthens the provisions of the WCA 1981 (as amended), both in respect of statutory 
sites such as SSSIs and protected species. It also places a statutory obligation on local authorities and 
other public bodies to further the conservation of biodiversity in the exercise of their functions, thus 
providing a statutory basis for the Biodiversity Action Plan (BAP) process, which began in 1994. Section 
74 of the Act lists the habitat types and species of principal importance in England. The UK Biodiversity 
Action Plan has now been superseded by the ‘UK Post-2010 Biodiversity Framework’ (July 2012); 
however, many of the species and habitats in the UK and local BAPs have not been updated and are 
still considered relevant. 

2.2.5 Hedgerow Regulations 1997 

The Hedgerow Regulations 1997 are intended to protect important countryside hedges from 
destruction or damage in England and Wales. 
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2.2.6 Natural Environment and Rural Communities Act 2006 

The ‘NERC’ Act makes provision in respect of biodiversity, pesticides harmful to wildlife, protection of 
birds and invasive non-native species. Section 40 of the act also introduces a new duty on public bodies 
to have regards to the purpose of conserving biodiversity in the exercise of their functions. 

2.3 Relevant Protected Species Legislation Potentially Relating to the Site 

2.3.1 Birds 

All bird species receive protection from killing, injury or taking from the wild, including the taking of 
eggs. Bird nests are protected while being built and when in use. 

A number of bird species are also listed on Schedule 1 of the WCA (1981) and receive the above 
protection as well as extended protection which includes intentional or reckless disturbance of 
Schedule 1 listed species which are nesting or rearing young. 

2.3.2 Bats (all species)  

All European species of bats are listed on Annex IV of the EC Habitats Directive as being in need of 
“strict protection”. This is implemented in Britain under The Conservation of Habitats and Species 
Regulations 2017 (as amended). All British bats are included on Schedule 5 of the WCA 1981 (as 
amended) and the whole of Section 9 of The Act applies to European bat species. In summary, the 
above legislation collectively prohibits the following: 

• Deliberately or recklessly capturing, injuring, taking or killing of a bat; 
• Deliberately or recklessly harassing a bat; 
• Intentionally or recklessly disturbing a bat in its place of rest (roost), or which is used for 

protection or rearing young; 
• Deliberately or recklessly damaging, destroying or obstructing access to any resting place 

or breeding area used by bats; 
• Deliberately or recklessly disturbing a bat in any way which is likely to significantly affect 

the local population of the species, either through affecting their distribution or 
abundance, or affect any individual’s ability to survive, reproduce or rear young; and 

• Possession or advertisement/sale/exchange of a bat (dead or alive) or any part of a bat. 

In England, licences are issued by Natural England for any actions that may compromise the protection 
of a European protected species, including bats, under the Conservation of Habitats and Species 
Regulations 2017 (as amended). This includes all developments, regardless of whether they require 
planning permission. 

Bats are also protected by the Wild Mammals (Protection) Act 1996 and selected species are listed on 
the UK Post-2010 Biodiversity Framework. 
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3.5 Limitations 

There were no limitations to the survey. 
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5 Site Evaluation and Potential Impacts 

5.1 Potential Impacts  

These impacts are based upon the dusk emergence surveys undertaken in May and June 2026. 

5.1.1 Bats 

There are no proposed works to the area where the roost has been recorded, therefore the proposed 
works will lead to no impacts on bats or their roosts. Should plans change and works to this area be 
required, this report should be updated and a licence sought from Natural England.  

There are a small number of other potential roost features, such as raised roof tiles, gaps under 
flashing, mortar gaps and gaps in the soffits. There remains a slight possibility that bats may 
occasionally be present within these; however, the building is unlikely to be used for maternity or 
hibernation. 

Therefore, there remains a low risk of harm or disturbance to individual bats, or small numbers of 
bats, in the unlikely event that they are present while the roof is being removed and the building 
refurbished. Should any bats be found during works, all works should stop and a suitably qualified 
ecologist contacted for advice. 
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6 Mitigation 

The following measures are considered proportionate to the findings of the survey work, are in 
accordance with best practice guidelines and will ensure that the site retains and/or improves its 
current value to bat and bird species following development works. 

If works do not commence within 12 months of the issue date of this report, an updated survey is 
recommended. 

This section should be read alongside the mitigation figure in Appendix B. 

6.1 Bats  

The contractors should be made aware of the residual risk of bats roosting within the roof, soffit and 
external crevice features. 

In the unlikely event that a bat is discovered by contractors, works will stop and a licensed bat ecologist 
will be contacted for advice and assistance. 

As an enhancement measure, it is recommended that a bat box is installed within the new 
development to provide long-term roosting provision within the area. A Greenwoods Ecohabitat 
Ecostyrocrete box would be suitable, with different colours available to match the materials used. 
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7 Conclusions 

The proposals are considered to present a low risk to roosting bats and, provided the recommended 
mitigation measures are followed, it is considered that the development will have no adverse effect 
on the favourable conservation status of local bat populations. 
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Appendix A 
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Appendix B 
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