
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Bat Survey & Barn Owl Mitigation 
Report 
 
Homestead Farm, 
Otford 
 

 



Homestead Farm  August 2020 
 

 
The Ecology Partnership  2 

Contents 
 

1.0	 INTRODUCTION ................................................................................................................... 3	
BACKGROUND ..................................................................................................................................... 3	

2.0	 METHODOLOGY .................................................................................................................. 5	
BAT DUSK EMERGENCE SURVEY ........................................................................................................... 5	
LIMITATIONS ....................................................................................................................................... 5	

3.0	 RESULTS ................................................................................................................................. 6	
BAT DUSK EMERGENCE SURVEY ........................................................................................................... 6	

4.0	 DISCUSSION .......................................................................................................................... 6	
5.0	 BARN OWL MITIGATION ................................................................................................... 8	
6.0	 CONCLUSIONS ................................................................................................................... 11	
 
  

LIABILITIES: 

Whilst every effort has been made to guarantee the accuracy of this report, it should be noted that living animals and 

plants are capable of migration/establishing and whilst such species may not have been located during the survey 

duration, their presence may be found on a site at a later date.  

 

This report provides a snap shot of the species that were present at the time of the survey only and does not consider 

seasonal variation. Furthermore, where access is limited or the site supports habitats which are densely vegetated only 

dominant species maybe recorded. 

 

The recommendations contained within this document are based on a reasonable timeframe between the completion of 

the survey and the commencement of any works. If there is any delay between the commencement of works that may 

conflict with timeframes laid out within this document, or have the potential to allow the ingress of protected species, 

a suitably qualified ecologist should be consulted. 

 

It is the duty of care of the landowner/developer to act responsibly and comply with current environmental legislation 

if protected species are suspected or found prior to or during works. 
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1.0 Introduction 
 
Background 

 
1.1 The Ecology Partnership was commissioned by Robinson Escott. to undertake 

recommended bat surveys of the buildings at the proposed development site at 

Homestead Farm, Rye Lane, Otford, TN14 5JF. 

 
1.2 Further bat surveys were recommended following a preliminary ecological appraisal 

(PEA) and preliminary external roost assessment of the buildings on site in April 2020 

(Figure 1). The two barns on site (B1 and B2) were assessed as having ‘low’ suitability for 

roosting bats due to open access points, and the potential to support low numbers of bats 

as an occasional roost or night roost, such as a feeding perch. The annexe was assessed as 

having negligible potential to support roosting bats. 

 

 
 

Figure 1: Approximate location of the red line boundary and buildings (blue) labelled for 

ease of reference: Barn 1 (B1), Barn 2 (B2), and Barn 2 annexe.  

Taken from Google Earth Pro July 2020. Imagery date: 26.09.18. 
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Site Context 

 
1.3 The site is situated south-west of Otford near Sevenoaks (TQ 51954 58719) and totals an 

area of c. 0.44ha. The site consisted of two main barn storage buildings, surrounded by 

rough grassland, tall ruderal vegetation, and scattered trees. The immediate surrounding 

landscape was dominated by arable land with low-density housing to the south. 

 
Description of Proposed Development 

 
1.4 Current proposals under application number 20/00240/FUL involve the conversion of the 

existing barns into residential properties within the developed footprint. A new access 

driveway and parking provision will also be created, running along the northern boundary 

of the site. The existing cypress hedgerow and scattered trees appear to be largely planned 

for retention. 

 
Legislation 
 

1.5 Bats are covered by the following relevant legislation: the Wildlife and Countryside Act 

(1981) (as amended); the Countryside and Rights of Way Act, 2000; the Natural 

Environment and Rural Communities Act (NERC, 2006); and by the Conservation of 

Habitats and Species Regulations (2010). 

 
1.6 Under the WCA 1981 it is an offence to:  

• intentionally, recklessly or deliberately disturb a roosting or hibernating bat i.e. 

disturbing it whilst it is occupying a structure or place used for shelter or protection) 

• intentionally or recklessly obstruct access to a roost (i.e. a structure or place used for 

shelter or protection). 

 
1.7 Under the CHSR 2010 it is an offence to:  

• deliberately capture (or take), injure or kill a bat  

• intentionally, recklessly or deliberately disturb a bat, in particular (i) any disturbance 

which is likely to impair their ability to survive, to breed or reproduce, or to rear or 

nurture their young; (ii) any disturbance which is likely to impair their ability in the 
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case of hibernating or migratory species, to hibernate or migrate; or (iii) any 

disturbance which is likely to affect significantly the local distribution or abundance 

of the species to which they belong  

• damage or destroy a breeding site or resting place (roost) of a bat. 

 
2.0 Methodology 

 
Bat dusk emergence survey 

 
2.1 Following the Bat Conservation Trust guidelines (Collins 2016), both B1 and B2 required a 

single dusk emergence to take place. 

 
2.2 The aim of the survey is to confirm the site’s usage by bats, and to assess whether a bat 

roost is present on site.  

 
2.3 The survey should be undertaken when bats are most active, which is between May and 

the end of August. Dusk emergence surveys commence at least 15 minutes before sunset 

up until 90 mins after sunset, and, dawn surveys are conducted 90mins prior to sunrise 

and 15min after sunrise; during which time, bats are identified and recorded. Bat surveys 

are required to be undertaken during suitable weather conditions, when conditions are 

relatively dry and mild with little/no wind.  

 
2.4 The surveyors for the work were ecologists Jade Brennan BSc (Hons) MSc ACIEEM, Alice 

Bailey BSc (Hons) QCIEEM, and Lucy Groves BSc (Hons) MRes GradCIEEM. The 

surveyors were equipped with Batlogger bat detector and/or Echometer Touch 2 Pro bat 

detectors, with the survey undertaken on 22th July 2020. 

 
Limitations 

 
2.5 It should be noted that whilst every effort has been made to provide a comprehensive 

description of the site, no single investigation could ensure the complete characterisation 

and prediction of the natural environment.  
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3.0 Results 

 
Bat dusk emergence survey 

 
3.1 The emergence survey was conducted on the 22nd July 2020. Sunset was at 21:00 with the 

survey commencing at 20:45. The survey was conducted in good weather conditions, with 

dry, still weather. Cloud cover was 20% with a light breeze measured at 1 on the Beaufort 

scale. Temperatures of 18°C at the start of the survey, dropping to 16°C by the survey’s 

conclusion.  

 
3.2 Bat activity on site was considered to be reasonably low, with five species recorded 

including common pipistrelle (Pipistrellus pipistrellus), soprano pipistrelle Pipistrellus 

pygmaeus), noctule (Nyctalus noctule), serotine (Eptesicus serotinus) and brown long-eared 

bat (Plectous auratus).  

• 45 common pipistrelles passes were recorded; the earliest was at 21:42 and the 

latest at 22:28. Bats were mostly seen foraging, particularly along the east and 

north side of the barns. From 22:25 to 22:28 just before the survey ended, 

continuous feeding was observed by all surveyors. 

• Eleven noctule passes were recorded, the earliest at 21:31 and the latest at 22:17. 

Only one of these was seen at 21:41 commuting high over the buildings from S to 

N. Most of these bats were likely commuting.  

• Four serotine passes were recorded; the earliest at 21:31 and the latest at 22:12. 

Only one of these was seen at 21:53; commuting past the south side of B1 and B2. 

• Three brown long eared bat passes were recorded at 22:06, and were seen making 

a couple of foraging passes in front of B2. 

• Two soprano pipistrelle passes were recorded later in the survey, at 22:18 and 

22:20. These bats were heard and not seen. 

 
4.0 Discussion  

 
Activity Surveys 

 
4.1 A total of 45 common pipistrelle passes were recorded on site, however, discounting 

overlapping recordings by multiple surveyors, approximately 20 passes were likely 
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recorded. Similarly, approximately four noctule, three serotine, two brown long-eared and 

two soprano pipistrelle passes were likely recorded. No emergences were observed during 

the survey and, as such, none of the buildings were classed as an active roost. No further 

survey work is recommended and works to the buildings can proceed without constraint. 

 
4.2 If during development works, a roosting bat is discovered, then works shall stop 

immediately and a suitably qualified ecologist contacted to advise on how to proceed.  

 
4.3 Any proposed lighting scheme as part of the proposals will have to consider bats in the 

surrounding area as well as the site. All bat species are nocturnal, resting in dark conditions 

in the day and emerging at night to feed. Bats are known to be affected by light levels, 

which can affect both their roosting and foraging behaviour. This needs to be considered 

with a sympathetic lighting scheme. Recommendations include: 

• Installing lighting only if there is a significant need; 

• Using LED luminaries due to their lower intensity, sharp cut-off and good colour 

rendition – any lights with UV elements or metal halide lights should not be used; 

• Lights with peak wavelengths higher than 550nm to avoid the component of light 

most disturbing to bats (Stone 2012); 

• Lights with an upward light ratio of 0% and good optical control; 

• Careful consideration of column height to avoid light spill; 

• Any external security lights should use motion-sensors and short (1-minute) 

timers. 

 
4.4 The retention of the majority of the scattered trees and hedgerows along the boundaries of 

the site where possible, as well as the use of a sensitive lighting scheme will also help 

ensure that the foraging and commuting potential within the site is not adversely affected 

by the proposals.  

 
4.5 To enhance the local bat population and provide roosting opportunities within the site, a 

couple of bat boxes can be hung on any of the retained mature trees on the site boundary, 

or alternatively bat boxes could be attached or integrated into one of the proposed 

buildings. Woodcrete boxes are recommended as they are breathable and long-lasting. 

These can include Schwegler boxes, such as the 2F, 2FN and 1FD models, as well as suitable 
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alternatives such as the Vivaro Pro Low Profile Woodstone Bat Box range. The bat box 

should be placed in a location which would not illuminated by artificial lighting. 

 
5.0 Barn Owl Mitigation 

 
5.1 Evidence of recent barn owl activity was identified within Barn 2 during the Preliminary 

Ecological Appraisal site visit on the 7th April 2020. Six barn owl pellets were observed 

just inside the barn entrance and white splashing was observed on the wooden beams 

inside; suggesting the barn is in use as a barn owl roost.  

 

5.2 Barn owls, their nests and eggs are protected under the Wildlife and Countryside Act 1981 

(as amended) from killing, injuring or taking. As a Schedule 1 species of the same Act, they 

are also afforded protection against disturbance when nesting. This species has severely 

declined in the UK since the 1930s, which is partly due to barn conversions and the loss of 

roost/nest sites. Site availability is major factor limiting population recovery and studies 

have shown that the loss of a main roost can lead to the individual(s) abandoning the area 

entirely. Therefore, it is important to maintain the existing roost on site. 

 
5.3 No building and construction work shall take place within 30 metres of any part of the site 

containing material evidence of barn owl occupation unless survey-based evidence has 

been provided to the Local Planning Authority that no birds are nesting (at the 

development site to which the consent applies) within 3 days of work commencing. As 

such, an updated barn owl survey will need to be carried out on site by a qualified ecologist 

prior to the start of the works to check for any additional evidence of barn owls within the 

barns. 

 
5.4 Works shall be carried out outside of nesting bird season (outside of 1st March to 31st 

August inclusive). No works shall take place at any time while barn owls are nesting on 

site and until temporary alternative provision can be made. 

 
5.5 Alternative temporary nesting/roosting provision in the form of a nest box will need to be 

installed at least 30 days prior to works commencing. The box shown in Figure 2 overleaf 

is an Eco Barn Owl Nest Box supplied by NHBS and is made of a hardwearing recycled 

plastic, with a plywood base which is replaced every few years in winter.  
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Figure 2: NHBS Eco Barn Owl Nest Box installed on a mature tree 

 
5.6 It is recommended that the temporary nest box be installed on the mature tree (location in 

Figure 3) located >30m from the area of works and outside of the red line boundary. In this 

way the box will be kept free from disturbance. It must remain in place until at least 30 

days after permanent provision has been made.  

 

 
Figure 3: Location of the temporary barn owl nest box (pink star) on a mature tree, and 

the permanent barn owl nest box/chamber (yellow star) on Barn 2.  
Taken from Google Earth Pro August 2020. 
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5.7 A permanent barn owl box (Figure 2) will be installed in an integrated roost/nest chamber 

(Figure 4) solely for barn owl use, which is to be created within Barn 2 (location shown in 

Figure 3 previously). Barn owls are highly adaptive to noise and activity and so a change 

in use of the building below the void to residential use is not expected to impact the barn 

owls’ behaviour long-term. Chamber specifications include: 

• An entrance hole of at least 100mm wide x 200m high and no larger than 200mm 

x 300m; 

• A grippable ledge below the owl hole; 

• A floor area of at least 1m2; 

• Building the chamber as high as possible at least 3m above the ground; 

• Ensuring the roost remains completely dry either with suitable external drainage 

or with a slanted entrance hole; 

• An access hatch or door. 

 

 

Figure 4: An example of an integrated barn owl nest chamber with required features (Barn Owl 

Trust 2015) 

5.8 A human access hatch will be required for monitoring purposes and occasional cleaning. 

This could be installed in the partition at the eastern end which separates this small void 

from the rest of the barn. This would then allow access from the barn as opposed to a loft 
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hatch inside the residences. This box/chamber will be maintained, and a qualified ecologist 

will monitor it for 2 years post-development by. 

 

 
6.0 Conclusions 

 
6.1 Following the preliminary ecological appraisal and building assessment, two buildings on 

site (B1 & B2) were assessed as having low potential to support bats. A single dusk 

emergence survey was recommended for the on-site buildings. 

 
6.2 A single dusk emergence survey was undertaken of B1 and B2 on 22nd July 2020. No bats 

were seen to emerge or re-enter either building, with the survey undertaken with optimal 

survey conditions at an optimum time of year. As such it was not considered that the site 

supported an active bat roost at the time of survey and with no other evidence gathered to 

suggest bat roosting activity on site, no further survey work is recommended. 

 
6.3 If during construction work a roosting bat is discovered, works should stop immediately 

with a suitably qualified ecologist contacted to advise on how to proceed. 

 
6.4 Bat activity on site was recorded as being low on site, however a sensitive lighting scheme 

has been recommended to maintain the favourable conservation status of roosting bats 

within the local area. 

 
6.5 As a site enhancement, bat boxes should be incorporated within the final development to 

provide roosting space for bats on site.  

 
6.6 A detailed barn owl mitigation strategy has been outlined within this report, including: an 

updated barn owl survey to take place before works commence, timings of works, location 

of a temporary nest box, and details of permanent nesting provision and monitoring on 

site post-development. 
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