
Dear Beatrice, 

Thank you for your e-mail dated 7th April 2022 relating to my application at 31 Northcourt Avenue, and the 
comments from ecology. They consider that “the house may host roosting bats”, and so state that there is a 
requirement for a bat survey to confirm if this is the case. I understand that this is the case if there is a 
‘reasonable likelihood’ of bats being present at the property. The following outlines why I do not believe this to 
be the case at the property being developed, and submit this statement in response, as per the guidance given 
on p.23 of the Reading Borough Council “Validation Requirements For Planning Applications November 2021 
Edition”, referenced below: 

Where proposals, including for householder applications, involve demolition of buildings or alterations to roofs 
or loft spaces the application will generally need to be accompanied by a bat survey report. The report will need 
to be based on surveys carried-out by appropriately qualified ecologists in accordance with national guidelines. 

Alternatively, a statement including photos setting out why it is considered that a bat survey report is not 
required can be submitted – however applicants may still be asked to provide a professional bat survey in 

some circumstances during the assessment of the application. See here for more information: Bats: surveys and 
mitigation for development projects - GOV.UK 

My first point outlines the nature of the building work, as the proposals will require minimal, if any, 
disturbance to the un-inhabitable roof space. The property is of the chalet bungalow style, where the majority 
of the ‘roof’ space is habitable space, used as current bedrooms for the house, with only a small section at the 
apex along the ridge being ‘vacant’ space, at just 1.2m(h) by 2.4m(w). Please see diagram.1 for a drawing of 
the loft space.  The proposal for this application does not involve the demolition of buildings, or alterations to 
this loft space. Given that the guidance for bat surveys is for residential extensions that involve the demolition 
of buildings or alterations to roofs or lofts, I wouId like to reiterate that this application does not involve the 
demolition of buildings, or alterations to the un-inhabitable loft space. The only proposed alterations to the 
roof are for the installation of velux windows on one slope of the roof, and to allow for the installation of the 
new dormer windows to the other slope of the roof, which is part of the bedroom living space – not the vacant 
apex. These do not impact upon un-inhabitable loft space which may house roosting bats in the way that a loft 
conversion would.  

Further, and following the GOV.UK advice which states that a survey is only needed if one or more of the 
following applies: 

 distribution and historical records suggest bats may be present - you can search the National Biodiversity 
Network Atlas by species and location – See Diagram.8 which illustrates the bat sightings in the immediate 
vicinity of the property.  

 According to the above search, only the Noctule Bat has been sighted nearby, and the closest 
of these sightings being  on the University of Reading Campus which is over 120m away. The 
wildlife trust website states that this variety rarely roost in buildings, which makes it unlikely 
that a roost would be found in our loft space. The woodland trust woodland inhabitants 
states that they prefer to live in the rot holes in trees as well as woodpecker holes 

 

 Moreover, a brief search of the other bat species indicates that only species of bat likely to 
roost in a large open loft space (of which our apex is not), is the brown long eared bat. There 
have been few confirmed sightings within the Reading area. 

 

 The development site includes buildings or other built structures, underground structures or trees that 
provide roosting opportunities for bats  

The following points are in response to the above guidance: 



 The garden at the site has no large trees, or underground structures. The property provides 
no opportunities for bats to access the loft space as follows: 

 Unlike other properties on the street, the chimney has historically been removed from the 
property and covered up with tiles and so there are no openings. See diagram.2. 

 All soffits and facia are sealed with straight edge timber against straight edge brick. The do 
not even contain pre-cut ventilation holes which could potentially be used as access. The 
render to both the front and rear gable ends goes directly up to the tile edge, with no 
overhanging soffit or facia to create a gap for access. The existing half dormer over the 
staircase has minimal side edges of whole sheet lead flashing. This is fitted to be flush to the 
roof tiles on the main roof slope, with no holes or gaps. Due to the small size the lead face it 
also appears to have a single joint/ or a repair, which has been sealed to avoid openings. To 
the roof of this half dormer the tiles also do not overhang the sides, and mortar fills the 
resulting joint. None of these ‘joints’ are directly attached to the main loft space, with the 
eaves being 4m away from the main loft, and any space between the roof rafters is 
considered to be insulated. See diagrams.2-6 

 No gaps in tiles due to their interlocking nature. See diagram.7. 

 Given the design of the existing chalet style bungalows where the majority of the upper floor 
rooms are habitable spaces. The un-inhabitable loft apex space of triangular shape is of 
approx 2.4m wide by a maximum height of 1.2m (diagram.1), which does not fit with the 
ideal space for bats requiring a flying area as defined by the bat conservation trust guidance 
below. Brown Long-eared bats like to fly around the roost in order to warm up prior to 
exiting. 

 
 

 The proposals include flood lighting of buildings or green space close to habitats that bats tend to use   

 No flood lighting proposed 

 The proposals are close to water bodies, quarries or natural cliff faces 

  No cliff faces within the vicinity of the property. To the east is the University of Reading, 
approximately 120m away. On the University grounds is Whiteknights Lake, a large lake 
about 1km east of the house, providing extensive foraging opportunities for bats. The 
campus also provides a large area of woodland also providing foraging opportunities for bats. 
Further to the west at approximately 1.5km is the River Kennet, with thick hedgerows 
providing foraging opportunities for bats. 



 It is a wind farm proposal close to a site designated for bats or close to habitats that bats use for 
commuting and foraging  

  Not a wind farm proposal 

 

In summary, I believe that the proposed work does not require a bat survey due to the nature of the property 
itself, location, and proposed developments not impacting on any vacant loft space. 

 

I await a response before the deadline of 28th April 2022 as noted in the ecology request, as an extension 
would be required if a bat survey is still deemed to be necessary. 

 

Kind Regards, 

 

James Pardoe 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
Diagram.1 
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Diagram.4 
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Diagram.7 

 
 

 



 

 

 
Diagram.8 


