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STEPHEN GOWER ASSOCIATES,  
Planning, Landscape Design and Bat Consultants. 
 
29A ST. EDWARD STREET, LEEK, STAFFORDSHIRE, ST13 5DN. 
 
Tel; 01538 386808 
 

 
 

BAT SURVEY 
LODE MILL, MILLDALE, NR ASHBOURNE. 
 

  
1. Objectives of the Survey 
 

1.1 To assess whether bats use or roost in the former mill which it is proposed 
to convert into a holiday cottage. Bats are a protected species (see 
Appendix 1) under the Wildlife and Countryside Act 1981and other 
Legislation. If bats are present or use the building at any time 
protection/mitigation measures would need to be provided as an integral 
part of any scheme and if planning permission is granted a licence obtained 
from Natural England before works can begin. Whilst the bat survey was 
being carried out a check was also made as to whether the building was 
used by barn owls.  

 
1.2  To recommend any further actions/mitigation measures required as a result 

of the survey findings. 
 

 
2. Background  

 
2.1 Lode Mill is a disused water mill situated in the Dove Valley at Milldale. 

The mill is a Grade II listed building. A planning application and a listed 
building consent application to convert the mill are currently pending 
awaiting the submission of a protected species report. 

 
2.2 Lode Mill consists of a main mill building with an attached lower 

outbuilding on the eastern side and a covered water-wheel on the 
northern side of the main building. The main building consists of three 
floors –one in the roof – and the outbuilding two floors. The building is a 
Grade II listed building and still contains the mill machinery and a drying 
kiln. 

 
2.3 The Mill is situated immediately next to the River Dove in the Dovedale 

National Nature Reserve and Dove Valley and Biggin Dale SSSI 
approximately 0.8 km north-east of the village of Milldale, Staffordshire. 
The National Grid Reference is SK 1460 5514 
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2.4 The building was re-roofed in September-early October 2008. Planning 
permission and listed building consent was not required for this work as it 
was repair work. The Peak District National Park Authority (the PDNPA)  

2.4 Ecologist (Mrs Frances Horsford) carried out an emergence survey and 
visited the site whilst tiles were being removed and found a pipistrelle 
bat. Work was then stopped. Approximately 80% of the tiles on the mill 
had been removed at this stage and over 60% of the roof re-tiled. 

 
2.5 This practice was contacted on 16th September and the first site visit 

carried out on 17th September. Subsequent to these visits a series of 
surveys – including building, emergence and dawn surveys was carried 
out (see later for more detail). Using the information from these surveys a 
bat mitigation licence (no. EPSM2009- 494 A) was obtained for the 
partial demolition and re-building of the west gable wall. This latter work 
was carried out in February – March 2009 and included mitigation works 
as required by the licence. 
 

2.6 This report was written by Ken Wainman, an accredited agent of Stephen 
Gower Associates (see paragraph 5.1).  

 
 
 
3. Desk-top Survey Information 

 
Pre-existing information on the bat species at the survey site. 
 

3.1 The Staffordshire Ecological Record was consulted for information on 
protected species and wildlife within 500m of the site. The Record search 
revealed no records of bats in the area (see Annex 2).  
 
Status of species. 
 

3.2 Ten of the 18 species of bat found in Britain have been found in 
Staffordshire. Of these ten the following three are considered to be 
common or reasonably widespread: 

o Common pipistrelle (Pipistrellus  pipistrellus) 
o Brown long-eared bat (Plecotus auritus) 
o Daubenton’s bat (Myotis daubentonii) 

 
3.3 Less common or uncommon are: 

o Soprano pipistrelle (Pipistrellus pygmaeus) – thought to be 
under-recorded. 

o Natterer’s bat (Myotis nattereri) – thought to be under-
recorded. 

o Noctule (Nyactulus noctula) 
 
3.4 Rare or very rare:  

o Lesser Horseshoe bat – two roost sites in south of county. 
o Brandt’s bat (Myotis brandtii) – thought to be under-recorded. 
o Whiskered bat (Myotis mystacinus) – thought to be under-

recorded. 
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o Leisler’s bat (Nyctalus leisleri) – thought to be under-recorded. 
 

 
3.5 The site is situated on the Staffordshire/Derbyshire border. Eleven of the 

18 species of bat found in Britain have been found in Derbyshire. The list 
is similar to Staffordshire and includes Serotine bats. The River Dove is 
the boundary between Staffordshire and Derbyshire but there are no 
specific records for the adjoining part of Derbyshire.  

 
3.6 Anecdotal evidence from the former water bailiff, who lived at Dove 

Cottage on the opposite side of the river, is that Dove Cottage contains a 
pipistrelle roost. 
 

 
5. The Site/Habitat Description 

 
4.1 Lode Mill is situated in a narrow river valley in limestone plateau country 

and there are limestone cliffs, woods, trees, an unpolluted river and 
fields/meadows close-by. In short the valley is an extremely good habitat 
for bats. The surrounding area is a National Nature Reserve and a SSSI 
and is rich in wildlife. The limestone plateau is relatively barren and bats 
are likely to be concentrated in the valley.  
 

4.2 The building has been empty for a number of years and contains a range 
of possible bat roosts – tiles, ridge tiles, wall crevices and joints and large 
unused empty rooms with access from outside; plus an attached 
outbuilding and waterwheel. The main building is two storeys high with 
space in the roof and contains several rooms. The rooms on the different 
floors are shown on the plans in Appendices 1-3. The rooms are 
numbered and the room numbers circled in red and these numbers are 
referred to in the text when describing the survey and survey results. Not 
all of the rooms in the Mill would be converted. None of the ground floor 
rooms would be converted. 
 

4.3 The rooms are: 
Ground Floor: 

• Room 1 – store accessed under arch in W wall. 

• Room 2 – former farm use. 

• Room 3 – kiln. 

• Room 4 – Mill room containing mill equipment. 
First Floor: 

• Room 5 – former hay loft. 

• Room 6 - kiln. 

• Room 7 – upper mill workings. 
Roof Space: 

• Room 8 – Void in roof. 

• Room 9 – Void in roof. 

• Room 10 – Wooden floor – poor condition. Walls 
formerly plastered; recently removed. 

Outbuilding: 

• Room 11a – Outbuilding – shippon 
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• Room 11b – Outbuilding- hay loft. 
 
6. The Field Surveys  

 
Personnel 

5.1 The majority of the survey work was carried out by Ken Wainman from 
Stephen Gower Associates with the assistance of Stephen Gower and other 
surveyors. The work was carried out, as an accredited agent, under the 
supervision of Stephen Gower who has had a conservation bat licence for 
over 8 years (no: 20081419) and has been a member of the Staffordshire 
Mammal Group since its inception in 2000 and the Staffordshire Bat Group 
for at least 10 years.  

 
5.2 Ken Wainman has four years experience of bat surveys and obtained a bat 

licence (science and education) in July 2008. His current licence number is 
20092574. He has attended a number of Bat Conservation Trust courses 
including Surveying Buildings, Barns and Bridges, the Use of Detectors. Ken 
is licensed to carry out surveys and to monitor bats including handling them 
if necessary. Also, he is an accredited agent of Stephen Gower in terms of 
preparing and submitting applications for a Natural England licence for bat 
mitigation works. Ken has also attended a Barn Owl Trust foundation course 
for consultants on “Barn Owl Ecology, Surveys and Signs”. 

 
5.3 The other surveyors involved in the emergence surveys –although not on 

every survey – were Stephen Gower, Philip Wainman, Alison Wainman and 
Frances and Charlie Horsford (see paragraph 5.;4).  Philip Wainman has 
carried out several surveys using a heterodyne detector. Alison Wainman 
has carried out two surveys. 

 
5.4 Because of the late involvement in the work and the need to obtain 

information for the repair of the gable in addition to the conversion several 
surveys have been carried out. 

 
5.5 An emergence survey was also carried out on 28th August 2008 by Mrs 

Frances Horsford, an ecologist from the Peak District National Park 
Authority (PDNPA) and her husband, an ecologist who works for the 
Derbyshire Wildlife Trust. Mr and Mrs Horsford also assisted with an 
emergence survey on 24th September. Both Mr and Mrs Horsford are 
members of the Staffordshire Mammal Group. Also at that survey was Mr 
Philip Wainman.    

 
5.6 Frances Horsford from the PDNPA and her husband carried out an 

emergence survey at dusk on 28th August 2008 as work had begun on site. 
She later visited the site on 16th September when re-roofing had begun. On 
this latter visit a pipistrelle bat was discovered beneath a ridge tile. She 
contacted Stephen Gower, who is a volunteer bat worker, to see if we could 
examine the bat which was injured and also inquired as to whether the 
practice could visit the site urgently if the owner agreed as re-roofing had 
started and a large part of the roof had already been removed/replaced. The 
bat unfortunately was injured and had to be put down. The owner was 
unaware that bats were using the building until the involvement of the 
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PDNPA and since he found out bats used the building has been keen to 
incorporate them in his proposals for the building. 

 
5.7 Ken Wainman from the practice contacted the owner on 16th September and 

a meeting was held on 17th September with the owner, Mr J Campbell, 
Frances Horsford the ecologist from the PDNPA, and Mrs Tamara Shirley 
from the Natural England office at Bakewell. It was agreed at this meeting 
that an inspection of the building and endoscope survey of the remaining 
areas of roof should be carried out and that an emergence survey and dawn 
survey should also be carried out. The survey of the building was carried out 
at the meeting with the officers from the Peak District National Park Authority 
and Natural England. The building and endoscope surveys were carried out 
by Ken Wainman (licence no. 20082583). 

 
5.8 Subsequent to this meeting several surveys and inspections have been 

carried out: 

• An inspection/survey of the building by Ken Wainman, Frances 
Horsford and Tamara Shirley on 17th September 2008. 

• Endoscope survey of roof and roof tiles on main roof and 
outbuilding roof carried out on afternoon of 17th September 
2008. 

• An emergence survey on 18th September and a dawn survey 
on the following morning by a single surveyor – Ken Wainman.  

• An emergence survey at dusk on 24th September with four 
surveyors – Ken Wainman, Frances and Charlie Horsford and 
Philip Wainman. Each surveyor had a detector – 2 No. Batbox 
III detectors; a Pettersson D100 and a Pettersson D230 (Ken 
Wainman). 

• Ken Wainman was present on site on 1st October when the 
ridge tiles and top four courses  either side of ridge on the 
stretch of roof from the southern gable to the chimney were 
removed. Tiles and chimney inspected.  

• Ken Wainman again was present on site on 8th October when 

the roof tiles were removed from attached outbuilding on east 

side of the Mill.  

• Endoscope survey of west gable wall carried out on 20th 

November 2008 by Ken Wainman from 11:00am to 5:00pm.  

There were numerous open joints where the mortar was 

missing plus cracks/gaps in both the inner and outer walls 

particularly close to the corners of the wall. On the outside wall 

there were open joints on the left and right of the wall on either 

side of the blocked-in window in the apex and at first-floor level 

on the right of the wall. 

• A bat mitigation licence application for work to repair and re-

build the west gable wall was submitted in January 2009 and a 

Licence obtained (no. EPMS2009-494 A). The work was 

carried out in March 2009. The wall was partially demolished in 

early March 2009 and Ken Wainman was on site to check for 
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bats or bats sign. The wall – incorporating the approved 

mitigation works - was re-built by 31 March and the mitigation 

works inspected on 2nd April by Ken Wainman.  

• Three further emergence surveys were carried out in May and 

June. The first survey on 6th May was aborted because of poor 

weather conditions. Two further emergence surveys were 

carried out on the evenings of 31 May and 24th June when 

conditions were satisfactory using 2 heterodyne detectors and 

a frequency division detector. 

• A dawn survey was carried out on the morning of 25th June 

2009.  

• Further internal surveys of the building were carried out on 6th 

May and 25th June. 

 

5.9 Detailed survey results are contained in the next section. 
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6 Survey Results 

 Date Survey Findings 

1 28th August 
2008 

Emergence 
Survey 

Approximately 30 pipistrelle bats were 
seen emerging from first floor (Room 5) 
at SW corner of building through grilled 
window opening. About 12 Daubenton’s 
bats seen emerging from either the 
door or a gap next to the door in the 
central part of south side of the Mill 
(from Room 4 or wall next to door). 

2 16th 
September 
2008 

Site Visit 1 pipistrelle found beneath ridge tile on 
main roof by Frances Horsford 
(PDNPA). 

3 17th 
September 
2008 

Building 
Inspection 

Ground floor - thinly scattered recent 
and old pipistrelle droppings in various 
parts of the building with concentrated 
circular patch (30cm dia.) of recent 
pipistrelle droppings close to mill 
equipment in Room 4 directly beneath a 
hole in the floor in the room above 
(Room 7). 
 
First floor – scattered pipistrelle 
droppings in Room 5; 4 No. brown long-
eared bat droppings on kiln top (Room 
6); 
Room 7 - concentrated circular patch 
(30cm dia.) of recent pipistrelle 
droppings; and possibly 3 Daubenton’s 
bat droppings but hard to be sure 
because of condition and age of 
droppings- found on internal  rear 
window sill in west wall (Room 7). The 
circular patch of droppings was on a 
door laid across a hole in the floor 
directly above the droppings in Room 5 
(see above). 
 
Top floor – no sign. 
Outbuilding – no sign. 

4 17th Sept 
2008 

Endoscope 
Survey of roof. 

No bats or sign found. 

5 18th 
September 
2008 

Emergence 
Survey 

3-4 Soprano pipistrelles recorded 
outside to west of building. Soprano 
pipistrelles and Daubenton’s feeding 
along river and in front of building. 2 
No. pipistrelles noted in Rooms 5 & 6.  
No bats seen entering or leaving the 
building. 

6 19th Dawn Survey Daubenton’s passing regularly along 
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September 
2008 

the stream. 
3-4 soprano pipistrelles noted outside. 
One seen going under ridge tile. 

7 24th 
September 
2008 

Emergence 
Survey 

One pipistrelle seen emerging from 
north wall near NW corner of building. 2 
pipistrelle bats seen in building (Room 
6 – near roof apex). 
Pipistrelles, one noctule and 
Daubenton’s noted to west of building. 

8 1st October 
2008 

Roof inspection 100+ pipistrelle droppings found under 
ridge tile nearest west gable on main 
roof. Pipistrelle droppings under 2 other 
ridge tiles. Separate piles of brown 
long-eared and pipistrelle droppings 
under a fourth ridge tile. 
 
Two pipistrelles and a brown long-
eared bat found. 

9 8th October 
2008 

Roof inspection Outbuilding roof.  1 brown long-eared 
bat and one pipistrelle found beneath 
ridge tiles and 1 brown long-eared bat 
found behind flashing with main 
building. 

10 20th 
November 
2008 
 

Endoscope 
survey of gable 
wall 

No bats or sign found in outer wall. 2 
droppings found in small shallow 
cavity/shelf in the NW corner of inner 
wall on upper floor.  

11 March 2009 
 

Inspection of 
wall demolition 
by endoscope 
and by hand. 

No bats or bat sign found. There a clear 
cavity in the wall where it bulged but no 
bat sign was found. A running soil-like 
material filled many of the voids. 

12 6th May 
2009 

Building survey No recent sign of bats found. 

13 6th May 
2009 

Emergence 
Survey 

Conditions windy. Survey terminated 
early. Only one bat – a common 
pipistrelle – recorded in lee of building 
to east. It was feeding there most of the 
night. Finished 1hr 13 minutes after 
sunset. 

14 31st May 
2009 

Emergence 
Survey 

Conditions ideal calm, clear and warm. 
Mayfly hatching on river. Bats active 
outside the building from 10minutes 
before sunset until end of survey. 
Pipistrelles – both soprano and 
commons – detected. Also noctule and 
possibly a Serotine..  
No bats seen leaving building. 
However, 11:02pm bat seen – using 
red torch light -entering grille into Room 
5. A second bat went in and two bats 
seen leaving via the grille. 
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15 24th June 
2009 

Emergence 
Survey 

Soprano pipistrelle first noted at 9:53p 
to N of building. Regular runs by this 
bat. Later common pipistrelle detected 
to N. On south and south-west 
occasional runs by both common and 
soprano pipistrelles. Daubenton’s 
feeding on river.  
No bats seen leaving or entering the 
Mill. 

16 25th June Dawn Survey Daubenton’s very active by the building 
from start of survey until approx. 
3:40am. 
Possible brown long-eared 3:05am over 
N side of building. 
Common pipistrelle at 3am occasionally 
every few minutes until 4:14am.  
No bats detected after 4.14am. 
No bats seen entering building. 

17 25th June Building Survey  3-4 recent brown long –eared 
droppings on kiln.  Single brown long-
eared bat hanging onto roof felt above 
kiln. No other bat sign in building. 

 

 
 

7. Survey Appraisal 
 
7.1 The emergence survey carried by Mr and Mrs Horsford on 28th August 2008 

sets the benchmark for this building. .At least 30 pipistrelle bats and 
approximately twelve Daubenton’s bats were seen leaving the building at 
dusk. The initial building survey on 17th September 2008 revealed that 
pipistrelles and brown long-eared bats used the inside of the building. 
Pipistrelle droppings were found on the ground floor in particular there a 
circular patch of recent droppings on the ground floor (Room 4) beneath a 
hole in the first floor. A door had been laid across the hole in the first floor 
(Room 7) and there also a circular patch of more recent droppings on the 
door indicating that the roost was directly above; probably on the central 
roof joist. The door had been in position for a few weeks. The number of 
droppings in the circular patch was commensurate to the numbers of 
pipistrelle bats seen leaving the building on 28th August. 
 

7.2 Originally it was thought that the 30 pipistrelle bats might have been 
roosting in Room 5 in the inside of the gable wall but, when the wall was 
demolished and re-built no bat sign was found. Therefore, it is considered 
that the pipistrelle bats were roosting on the roof beam in Room 7 and flying 
through Rooms 5 & 6; exiting via the grille window on the south elevation.  

 
7.3 A small number of brown-long-eared bat (BLE) droppings were found on 

top of the kiln in the initial building survey on 17th September 2009 and also 
on the May 2009 survey when a single BLE bat was seen hanging onto the 
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roof felt beneath a ridge access tile. Brown long-eared bats and pipistrelles 
were found beneath the ridge tiles when these tiles were lifted. It is 
considered that the inside of the building is used as roost by perhaps one 
or, at the most, two BLE bats on probably an occasional basis. The roof and 
ridge tiles are also used by BLE Bats as well as pipistrelles. 
 

7.4 No Daubenton droppings were found inside the building on the internal 
apart from 3 No. decayed droppings which couldn’t be identified. However, 
the evidence from the 28th August 2008 emergence survey clearly showed 
Daubenton’s bats used the building.  
 

7.5 No evidence of other bat species using the building was found. 
 
8. Summary 

 
8.1 In summary, it is considered that the Mill was used in August 2008 by three 

species – pipistrelle, BLE bats and Daubentons bats and that since 
August/September 2008 this usage has been disturbed by the roofing and 
building work leading to low level of usage in 2009. However, it is 
considered that if satisfactory mitigation measures are provided and once 
work is completed the building could be used again by the three species. 

 
8.2 Based on the numbers of bats seen leaving the building in August 2008 it 

is considered that the building was probably used as a maternity roost by 
both pipistrelles and Daubenton’s bats and that suitable mitigation needs to 
be provided. However, it is considered that the interior of the mill is only 
used occasionally by single brown long-eared bats but that provision could 
be provided. 

 
8.3 A number of mitigation works have already been provided. When the main 

roof was re-tiled five ridge tile roosts; two ridge access tiles providing 
access into the kiln room; 2 lead bat roost tiles on the north side of the roof 
and coping roost beneath the coping on east wall were built as part of the 
work. In addition, 2 ridge tile roosts and 2 lead roost tiles were provided on 
the outbuilding.  

 
8.4 The following mitigation works were provided in the western gable wall 

(even though no bats or bat sign was found) in accord with the approved 
Method Statement: 

 

• 2 No. Schwegler bat roost tubes built into the wall. 

• 3 No. wall bat roosts.  

• Existing cracks in south west corner of wall retained. 
 

8.5 It is proposed that in addition to these measures the following  further 
mitigation measure should be provided: 

• A specific bat loft above the kiln (see accompanying drawings).. 
The dimensions of this loft would be 4.46 apex length by 3.7m 
wide and a maximum height of 2.0m to the ridge. It is suggested 
that the mortar be removed from 4 mortar joints in each side wall 
to provide roosting points for bats. The purlins to be left as 
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existing. There are two existing ridge-tile access points which 
allow access into this space and these are to be retained to 
provide access to the loft. 

 
8.6 It is considered that the proposed bat loft could be used by both 

pipistrelles and BLE bats. Although its dimensions are smaller than the 
optimum recommended in the English Nature (now Natural England) 
mitigation guidelines it is considered that it would be suitable for the 
relatively low level of use by brown long-eared bats.   Whilst the loft 
width would be slightly less than 4 metres the apex length would be 
4.46 metres and the loft foot-print would be 16.5 square metres 
compared to 16 square metres in the guidelines. There is no other 
suitable space, of the necessary size, in the building which could be 
used as loft. Also, the level of usage by brown long-eared bats is low 
and a bat has been seen (25th June 2009), close to the ridge access, 
using this space. 
 

8.7 The existing ridge roosts and other existing mitigation measures on the 
roofs would adequately cater for level of use by bats using the roof of 
the buildings and the pipistrelle roost in the building.  The roosts in the 
gable walls – particularly the two bat tubes – are large enough to 
accommodate 30 pipistrelles and 12 Daubenton bats. In addition, the 
other three external walls of the building will not be pointed and these 
walls contain gaps and crevices suitable for bats. Also, the surrounding 
area offers a wide variety of potential alternative roosts – nearby 
buildings, woods and rocky crags. 

 
8.8 No nests, pellets or other signs of owls or other raptors were found. If 

any evidence had been found the client would have been 
recommended to use a licensed barn owl surveyor to confirm the 
findings and design mitigation works.  
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9. Recommendations. 
 
It is recommended that: 

 
1. The existing mitigation measures in place are to be retained. 

 
2. The following new mitigation measure be provided: 

A specific separate bat loft in the roof above the kiln (see 
accompanying drawings). The existing ridge tile access points to be 
retained and an inspection door provided to allow access into the loft 
for monitoring purposes. The dimensions of this loft would be 4.46m 
apex length by 3.7m wide and maximum height of 2.0m to the ridge. 

 
3. The proposed loft to be in place and operational by the May after the 

work takes place. 
 

4. Until the proposed bat loft is in place and operative no work should take 
place in the building between May to October inclusive. Until the 
mitigation measures are operative work should only take place between 
November and April inclusive. 

 
5. If planning permission and listed building consent are granted a bat 

mitigation licence should be obtained from Natural England before any 
work commences. 
 

6. In the event that bats are found during building work the work should 
cease and advice obtained from a licensed bat person. 

 
7. Where roof timbers are to be treated the chemicals used shall be those 

which are not harmful to bats and which are approved by Natural 
England. The type of treatment to be used and its safety should be 
confirmed before any timbers are treated. 

 
8. The roost and the mitigation works should be monitored for two years (or 

as required by Natural England) following completion of the works. Given 
the nature of the proposed mitigation works it is recommended that this is 
done by evening emergence surveys and an inspection of the loft. 

 
 

 
 

 


