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1 Introduction 

1.1 Site Description 

Toyswood Cottage is located off Toys Hill Road, to the south of Toys Hill, in the County of Kent at 
approximate postcode TN8 6NP. The proposed works area (i.e. the ‘site’), which is estimated to 
be around 0.1 hectares in size, is centred on Ordnance Survey (OS) grid reference TQ 4726 5034 
and contains a grade II listed cottage with detached garage and garden areas. 
 
The land immediately surrounding the site is rural in character, containing a low density of 
residential properties, along with roads, agricultural fields and extensive woodland. The site and 
surrounding area are illustrated in aerial images provided in Appendix 1 and photographs of the 
site are provided in Appendix 2. 

1.2 Proposed Works 

It is understood that the proposed works are the subject of a planning application to Sevenoaks 
District Council, the Local Planning Authority (LPA), for the internal and external refurbishment of 
the cottage and garage. 

1.3 Aims of Study 

To inform the planning application, GreenLink Ecology Ltd. has been commissioned to conduct a 
Potential Roost Assessment (PRA) of the buildings, to identify whether there is any evidence 
of/potential for bats. 

The aims of this report are to present the results of the survey work, assess the potential for the 
proposed works to impact on bats, evaluate the need for a protected species licence to be applied 
for and make recommendations for mitigation measures to comply with the legislation.  



Matthew and Sinead Rodgers Toyswood Cottage 

 

20_1537_Report_MF_MSR Page 2 

 

2 Legislation 

All species of bat and their habitats are fully protected under the Wildlife and Countryside Act 
1981 (as amended by the CRoW Act 2000) and by the Conservation of Habitats and Species 
(Amendment) (EU Exit) Regulations 2019. 

The legislation makes it illegal under the Wildlife and Countryside Act 1981 (as amended) to: 

• Intentionally or recklessly kill, injure or take a wild bat; 
• Be in possession or control of any live or dead wild bat, or any part of, or anything 

derived from a wild bat; 
• Intentionally or recklessly damage, destroy or obstruct access to any place that a wild 

bat uses for shelter or protection; and 
• Intentionally or recklessly disturb any wild bat while it is occupying a structure or place 

that it uses for shelter or protection. 

The legislation makes it illegal under the Conservation of Habitats and Species (Amendment) (EU 
Exit) Regulations 2019 to: 

• Deliberately capture, injure or kill any wild animal of a European Protected Species; 
• Deliberately disturb wild animals of any such species. Disturbance of animals includes 

in particular any disturbance which is likely to: 
o impair their ability - 

§ to survive, to breed or reproduce, or to rear or nurture their young; 
or 

§ in the case of animals of a hibernating or migratory species, to 
hibernate or migrate; or 

o to affect significantly the local distribution or abundance of the species to 
which they belong; 

• Deliberately take or destroy the eggs of such an animal; or 
• Deliberately damage or destroy a breeding site or resting place of such an animal. 
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3 Methodology 

Since the proposals include the extensive refurbishment of the cottage and garage, which could 
impact on bats (if present), these were assessed using a ladder, binoculars and a 3000 lumen LED 
torch by Natural England bat licence holder Marcus Fry MCIEEM1 (no. 2015-10955-CLS) in 
accordance with the 2016 Bat Conservation Trust’s (BCT) guidance2, for any evidence of/potential 
for bats. Features and evidence considered during the survey included: 

• Roof and wall construction; 
• Features that have the potential to be actual bat roosts or provide access to roosting 

opportunities within the buildings; 
• Any droppings and/or staining on external walls; 
• Scattered or accumulated bat droppings (identified by their dry, powdery texture when 

compressed) within the buildings and around entrances to potential roosts; 
• Oily staining, scratch marks and/or urine staining around access points to potential 

roosting locations; 
• Places where cobwebs have been swept away; and 
• The actual presence of live/dead bats. 

 

 
 

                                                
1 Member of the Chartered Institute of Ecology and Environmental Management (Full) 

2 Collins, J. (ed.) (2016) Bat Surveys for Professional Ecologists: Good Practice Guidelines, Bat Conservation Trust (3rd Edition) 
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4 Results 

In summary, there was limited evidence of bats recorded in association with both the cottage and 
garage. In the roof void of the cottage, very low numbers (circa 20) of old droppings (estimated 
>5-10 years old), most likely to have been excreted by brown long-eared (Plecotus auritus) were 
recorded scattered throughout the floor of the roof void, which indicates historical rather than 
current use of the void by bats. In the garage, circa 50 yellow underwing moth (Noctua pronuba) 
wings were recorded as present beneath the ridge in the northern part of the building’s roof void, 
which indicates seasonal use as an occasional night time feeding perch by brown long-eared bats. 

The cottage is two-storey with a single-storey extension to the north-east. The building has brick 
walls, with tile hanging on the first floor and a pitched roof clad in clay tiles. There is an insulated 
internal roof void that has a timber frame and traditional membrane, along with a dormer window 
to the west that illuminates the interior, making it therefore unsuitable for use by day roosting bats. 
Overall, the building was assessed as having high bat roost potential due to the presence of 
hanging tiles, gaps beneath the ridge/roof tiles and presence of ancient woodland in the 
surrounding area (ancient replanted and ancient semi-natural woodland). 

The garage is also two-storey and constructed from brick walls with tile hanging on the gable ends 
and a pitched roof clad in clay tiles, much of which has been covered by climbing vegetation. There 
is an uninsulated roof void present on the first floor, which has windows to the north/south and is 
therefore unsuitable for use by day roosting bats. Overall, the building was assessed as having 
moderate bat roost potential due to the presence of hanging tiles and presence of ancient 
woodland in the surrounding area. 
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5 Assessment 

5.1 Constraints 

It was possible to directly access all relevant parts of the site and the survey was undertaken by an 
appropriately experienced and licensed consultant ecologist using standard survey techniques, in 
accordance with the published guidelines. It is therefore considered that there were no significant 
constraints to the PRA. 

5.2 Potential Impacts 

Evidence of bats has been recorded and potential for bats has been identified in relation to both 
the cottage and garage. Since the proposed works include the internal and external refurbishment 
of both buildings, this could result in direct impacts to bats through disturbance, injury or mortality 
and the destruction of actual roost sites, all of which would be an offence against the legislation. 

However, by undertaking the further survey work described in a subsequent section, to determine 
the need for mitigation measures, it is considered that negative impacts to individual bats and to 
the conservation status of the local bat population can be avoided. 
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6 Recommendations 

6.1 Further Survey 

To inform the need for mitigation measures, a dusk emergence/pre-dawn re-entry survey should 
be undertaken for the cottage and garage, in accordance with the BCT guidelines. 

This would involve Natural England licensed surveyors observing opposite aspects of the buildings, 
using bat detectors to record any emerging/re-entering bats and determine the species and 
numbers of individuals present. This survey work should be conducted under suitable climatic 
conditions during the optimal seasonal period, which is May to August. 

6.2 Mitigation Measures 

The full details of mitigation measures for bats will be determined further to the completion of the 
further survey work recommended above in Section 6.1. 

If the survey work determines that bats use the buildings for roosting purposes, a protected species 
mitigation licence will need to be applied for to ensure that the proposed works do not cause an 
offence against the legislation detailed in a previous section (Section 4.3.1). A licence allows the 
strict protection afforded to bats to be set aside (derogation) but does not legitimise killing or 
injury. As would be specified in detail in the licence method statement, mitigation will be required 
to ensure that bats are protected during the proposed works and that the favourable conservation 
status of the species is maintained. 

If necessary, mitigation would need to be carried out during an appropriate time of the year, to 
avoid impacting upon bats during vulnerable life-cycle stages and under the supervision of an 
appropriately experienced and licensed ecologist. The optimal times for building works in relation 
to bat roosts are generally spring and autumn, since at these times of the year bats are most likely 
to be able to naturally disperse from disturbance and will not have dependent non-flying young.  

If required, exclusion devices would need to be installed to allow bats to leave (if present) but not 
return to the roosting locations. Subsequently, the locations would need to be carefully dismantled 
under the supervision of an appropriately experienced and licensed ecologist, prior to the 
refurbishment works taking place. 

If bats are recorded as present, compensatory measures will need to include ‘like-for-like’ 
replacement of roost feature, most likely to include gaps beneath hanging/ridge tiles on different 
aspects and not illuminated by artificial light, to allow bats to preferentially select the most 
appropriate roosting locations throughout the year. 

To mitigate for indirect impacts to commuting/foraging bats as a result of artificial lighting 
associated with the proposals, the lighting scheme should be developed in broad accordance with 
the principles of the Institute of Lighting Professional (ILP) and BCT published guidance note 
08/183, which is provided in Appendix 3 for reference. Fundamentally, this will need to ensure that 
appropriate lamps/modules are used, that the trees/woodland are not directly illuminated and that 
all lighting is downwardly directional and controlled by motion sensors/timers (where practical). 

                                                
3 Bats and artificial lighting in the UK, Guidance Note 08/18 
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7 Conclusions 

To inform a planning application, GreenLink Ecology Ltd. was commissioned to undertake a PRA, 
which has been completed without significant constraint.  

The survey that was undertaken by an appropriately experienced and licensed consultant ecologist, 
determined that there is evidence of and potential for bats in relation to both the cottage and 
garage.  

To establish the extent to which bats would be a legally protected species constraint to the 
proposed works, to inform the scope of mitigation measures and the need for a licence to be 
applied for, further survey work for bats has been recommended. 



Matthew and Sinead Rodgers Toyswood Cottage 

 

20_1537_Report_MF_MSR Page 8 

 

8 Additional Information 

As an incidental part of the survey, it was noted that there is a pond in the rear garden area, which 
was therefore assessed for great crested newt (Triturus cristatus) potential. The pond was 
evaluated using the Habitat Suitability Index criteria, which makes an assessment of key diagnostic 
habitat variables4, by Natural England licence holder no. 2015-16857-CLS as having ‘poor’ 
suitability for the species, largely on the basis that it is derelict and does not contain any standing 
water. Great crested newt is therefore not considered in detail in this report, although it should be 
noted that if at any time it becomes apparent that great crested newt (or any other legally 
protected species) is present and at risk of impacts, works will temporarily cease whilst advice is 
obtained about how to proceed further without the risk of an offence being committed. 

In addition, potential for breeding birds was noted in relation to the climbing vegetation on the 
garage walls/roof and recommendations were given verbally for this to be removed prior to March, 
which it is understood has been actioned, to avoid the seasonal risk of impacts to breeding birds. 

 

                                                
4 ARG UK Advice Note 5: Great Crested Newt Habitat Suitability Index, May 2010 
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9 Disclaimer 

No part of this report may be copied or reproduced by any means without prior written permission 
from GreenLink Ecology Ltd. 

This report has been prepared for the exclusive use of the commissioning client and associates. 
Unless otherwise agreed in writing by GreenLink Ecology Ltd., no other party may use, make use 
of or rely on the contents of the report. 

GreenLink Ecology Ltd. has exercised due care in preparing this report. It has not, unless 
specifically stated, independently verified information provided by others. No warranty, express or 
implied, is made in relation to the content of this report and GreenLink Ecology Ltd. assumes no 
liability for any loss resulting from errors, omissions or misrepresentation made by others. 

Any recommendation, opinion or finding stated in this report is based on circumstances and facts 
as they existed at the time that GreenLink Ecology Ltd. performed the work. 

Nothing in this report constitutes legal opinion. If legal opinion is required the advice of a qualified 
legal professional should be secured. 
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10 Appendices 

Appendix 1: Aerial images illustrating the site location and surrounding area 

Photograph 1: The site and immediate surrounding area 
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Photograph 2: The site and wider surrounding area 
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Appendix 2: Photographs of the site 

Photograph 1: Front (north) of the site, looking south 

 
 

Photograph 2: Side (west) of the site, looking east 
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Photograph 3: Rear (south) of the site, looking north 

 
 
Photograph 4: Internal roof void of the cottage, illustrating illumination via window 
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Photograph 5: Front (north) of the garage, looking south 

 
 
Photograph 6: Side (east) of the garage, looking west 
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Photograph 7: Internal roof void of the garage, illustrating illumination via window 
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Appendix 3: ILP/BCT publication - Bats and artificial lighting in the UK 
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