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1. INTRODUCTION 
 
1.1. Background 

 
1.1.1. Ecology Solutions was instructed by Weston Homes in June 2018 to 

complete bat surveys in relation to proposed redevelopment works 
at Anglia Square, Norwich (see Plan ECO1). 

 
1.1.2. Weston Homes and Columbia Threadneedle currently have a hybrid 

planning application lodged on 2 March 2018 with Norwich City 
Council (NCC), for a comprehensive mixed-use redevelopment of 
Anglia Square and two parcels of land to the north / west of Edward 
Street (ref: 18/00330/F). The proposals include the redevelopment 
and replanning of the existing shopping centre / office / cinema / car 
park complex to comprise replacement retail / commercial 
accommodation, cinema, chapel and multi-storey car park. Together 
with a new hotel and up to 1250 flats / houses, with associated hard 
and soft landscaping to form two streets and two squares, podium 
communal amenity spaces for residents and green / brown roofs.   

 
1.1.3. An initial extended Phase 1 assessment was undertaken by Wildlife 

Matters in February 2016 and December 2017. This Phase 1 report, 
which was submitted to NCC to support the above hybrid planning 
application, addresses bats on site; paragraph 9.12 of the report 
states “an up to date survey on bats on and around the site is 
scheduled for spring 2018 onwards, and the results will inform any 
mitigation going forward." Hence Ecology Solutions was instructed 
to undertake this work. Further reference to this report is included in 
this assessment where considered necessary.  

 
1.2. Site Characteristics  

 
1.2.1. Anglia Square is located in Norwich city centre. It has a mix of shops; 

empty and occupied offices; a disused multi-storey car park; cinema; 
open car parks and a group of two storey Victorian / 20th century 
buildings, some in use and some unoccupied. The location of these 
buildings is shown on Plan ECO2.     

 
1.3. Purpose of this Report 
 

1.3.1. This report sets out the results of the bat survey work undertaken by 
Ecology Solutions in 2018. An enhancement strategy is set out to 
allow for the favourable conservation status of locally present bat 
species.  
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2. LEGISLATION AND ECOLOGY 
 

2.1. Legislation and Licensing 
 

2.1.1. All bats are protected under Schedule 5 of the Wildlife and 
Countryside Act 1981 (as amended) and included on Schedule 2 of 
the Conservation of Habitats and Species Regulations 2017 (“the 
Habitats Regulations”). These include provisions making it an 
offence: 

 

• Deliberately to kill, injure or take (capture) bats;  

• Deliberately to disturb bats in such a way as to:-  
(i) be likely to impair their ability to survive, to breed or 

rear or nurture their young; or to hibernate or migrate; 
or 

(ii) affect significantly the local distribution or abundance 
of the species to which they belong; 

• Damage or destroy any breeding or resting place used by 
bats; 

• Intentionally or recklessly obstruct access to any place used 
by bats for shelter or protection (even if bats are not in 
residence). 
 

2.1.2. The words deliberately and intentionally include actions where a 
court can infer that the defendant knew that the action taken would 
almost inevitably result in an offence, even if that was not the primary 
purpose of the act. 
 

2.1.3. The offence of damaging (making it worse for the bat) or destroying 
a breeding site or resting place is an absolute offence. Such actions 
do not have to be deliberate for an offence to be committed. 

 
2.1.4. In accordance with the Habitats Regulations, the licensing authority 

(Natural England) must apply the three derogation tests as part of 
the process of considering a licence application. These tests are 
that: 

 
1. the activity to be licensed must be for imperative reasons of 

overriding public interest or for public health and safety; 
2. there must be no satisfactory alternative; and  
3. the favourable conservation status of the species concerned 

must be maintained. 
 

2.1.5. Licences can usually only be granted if the development is in receipt 
of full planning permission. 

 
2.2. Ecology 

 
2.2.1. There are seventeen breeding bat species in Britain. Many of them 

are considered threatened due to a variety of factors including 
habitat loss and disturbance / damage to roosts. Of these seventeen 
species, a number regularly use buildings as roost sites. 
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2.2.2. Bats are highly mobile flying mammals, which, in Britain, feed 
entirely on insects. They are able to fly and feed in the dark by using 
a system of echolocation that gives them a ‘sound picture’ of their 
surroundings. 

 
2.2.3. In winter when prey is scarce, British bats hibernate in humid parts 

of buildings, caves or hollow trees where temperatures are typically 
stable. They may wake occasionally but only become fully active 
again in the spring. 

 
2.2.4. Female bats gather together in maternity roosts in summer to give 

birth and rear their single offspring. Like other mammals bats have 
fur and give birth to live young. Infant bats suckle on their mother’s 
milk for several weeks until they can fly and hunt insects for 
themselves. Bats are long-lived mammals and some British species 
are known to live to over twenty-five years of age. 
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3. SURVEY METHODOLOGY 
 

3.1. Field Survey  
 

3.1.1. Field surveys were undertaken with regard to best practice 
guidelines issued by Natural England (20041), the Joint Nature 
Conservation Committee (20042) and the Bat Conservation Trust 
(20163). 

 
3.1.2. Internal surveys of the buildings and any loft voids present were 

undertaken in July 2018.   
 

3.1.3. The survey work was undertaken using (where necessary) a ladder, 
torch, endoscope, mirrors and binoculars. Internally, evidence of the 
presence of bats was also sought. Where appropriate, detailed 
search was made for bat droppings on the floors of the buildings or 
the loft voids (droppings can indicate present or past use by bats 
and extent of use). Other signs sought included dead animals, 
staining on beams or around crevices, and areas that were 
conspicuously cobweb-free. 

 
3.1.4. Exterior checks of the buildings were also undertaken in order to 

search for signs of any use by bats. Binoculars were used to inspect 
any inaccessible areas more closely.  

 
3.1.5. In addition to the internal and external surveys, a single emergence 

and activity survey was undertaken on 12 July 2018. The emergence 
survey was undertaken of the Ivy Hedera helix covered wall in the 
southwest of the site. The activity survey was focused around the 
buildings present on site. The transect route is shown on Plan 
ECO3. EM3+ bat detectors were used to record the data which was 
subsequently analysed using Kaleidoscope Viewer software.  

 
3.1.6. The survey methods undertaken aimed to identify any roosting bats 

leaving in the evening and using the site for foraging. The dusk 
survey was undertaken from approximately 15 minutes before 
sunset until approximately one and a half hours after sunset, the 
activity surveys were undertaken from sunset until approximately 
two hours after sunset. 

 
3.1.7. Surveys were conducted when the night-time temperature was 

above 10°C. The insectivorous diet of bats means there is little or no 
food available when temperature falls below this level and 
consequently levels of activity are low and may not accurately reflect 
the value of the application site for bats. The weather conditions for 
the surveys were recorded and any limitations noted. 

 
3.1.8. Three SM4BAT+ bat detectors were deployed on site for a total of 

eight nights.  
 

                                                
1 Mitchell-Jones, A. J. (2004).  Bat Mitigation Guidelines.  English Nature, Peterborough. 
2 Mitchell-Jones, A.J. & McLeish, A.P. (Eds.) (2004).  Bat Workers’ Manual. 3rd edition. Joint Nature 
Conservation Committee, Peterborough. 
3 Collins, J. (2016).  Bat Surveys for Professional Ecologists: Good Practice Guidelines. 3rd Edition. The 
Bat Conservation Trust, London. 
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3.1.9. Placement of the static bat detectors is shown on Plan ECO3. 
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4. SITE DESCRIPTION 
 
4.1. The Site 

 
4.1.1. The site consists of a series of buildings of mixed use and design in 

the centre of Norwich, which, with the exception of Building B1 
(which is to be converted from office to residential use), are to be 
demolished and redeveloped for an urban regeneration mixed use 
scheme.  

 
Building B1  
 

4.1.2. Building B1 is a purpose-built office block known as Gildengate 
House (see Photograph 1). It is a six-storey building in a reasonable 
state of repair. It is of concrete, brick and glass construction. The 
building is currently used on a temporary basis as an artists’ studio. 
Cracks and gaps are present on the stair column where concrete 
lintels are beginning to crack. Gaps are also present under the steel 
cladding on the edge of the roof.  
 
Building B1a  
 

4.1.3. Building B1a is a small single storey extension to building B1 (see 
Photograph 2). It has a flat felt roof with slate sides. The building is 
currently disused but was previously used as retail units.  
 
Building B2  
 

4.1.4. This building is a two-storey steel and concrete retail unit with a flat 
steel roof. It is in a reasonable state of repair (see Photograph 3).  
 
Building B3  
 

4.1.5. This building is a seven-storey former office block (currently disused) 
known as Sovereign House (see Photograph 4). It is of steel, glass 
and concrete construction. Numerous gaps are present along the 
steel cladding. This building has a flat roof.  
 
Building B4  
 

4.1.6. This building is a multi-storey car park which has been closed for 
five years to the public due to standard safety concerns. The building 
is a seven-storey brick-built construction with a flat roof (see 
Photograph 5). Cracks in the brick wall are visible.  
 
Building B5  
 

4.1.7. This building is a four-storey cinema complex of concrete and glass 
construction, with a pitched corrugated metal roof (see Photograph 
6). It is in a poor state of repair however, there are no apparent gaps 
or cracks.  
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Building B6  
 

4.1.8. This building lies outside the hybrid planning application boundary 
but has been surveyed for completeness. It is a two-storey brick 
building with a flat roof and slopping sides of artificial slate tiles, with 
metal cladding. The building is in a reasonable state of repair and 
used for retail purposes. The upper storey is disused.  
 
Building B7  
 

4.1.9. Building B7 is known as Surrey Chapel and is a two-storey brick 
building with concrete panels and a flat roof (see Photograph 7).  
 
Building B8  
 

4.1.10. This building is a two-storey complex of mostly disused units, but 
some are in use. It is brick built with a pitched roof of concrete 
pantiles (see Photograph 8). Chimneys with lead flashing are also 
present. The roofing felt on the gable end is lifting, and some gaps 
are present. The wooden soffit boxes are in good condition. A loft 
space is present in the south of the building. The plastic lining and 
wooden beams of the loft are in good condition. There are no 
obvious gaps in the lining or staining on the beams (see Photograph 
9).  
 
Building B9 
 

4.1.11. This building is an older building than the others (see Photograph 
10). It is currently unused but was previously used as a warehouse. 
It is a single storey building of brick, flint and metal construction, with 
wooden barge boards and a pitched concrete pantile roof. The roof 
appears to have been replaced relatively recently as it is in a good 
condition. There are gaps present along the wooden barge boards, 
wooden lintel as well as between the doors. Internally the building 
contains a large number of cobwebs. The lining of the loft is in good 
condition with very few gaps present, plastic skylights mean the loft 
is very bright. A large number of cobwebs are present along the gaps 
by the doors (see Photograph 11).  

 
Building B10  
 

4.1.12. Building B10 is a single-storey electrical substation of brick 
construction with a flat felt roof. This building is in good condition.  
 
Building B11  
 

4.1.13. Building B11 is a two-storey brick building with a pitched / hipped 
concrete tile roof, with wooden soffit boxes (see Photograph 12). 
There are no obvious gaps present. The building is currently 
occupied by a printing business. There is no loft space present. A 
separate single storey storage unit with steel sliding doors is present 
to the rear of building B11, currently used as a storage facility by 
Scope. This warehouse has metal roofing panels with plastic 
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skylights. There is a large Ivy-covered wall to the rear of the building 
(see Photograph 13).  
 
Building B12  
 

4.1.14. This building is a two-storey brick-built building adjoining building 
B11. It has a felt corrugated steel roof. This building is currently a 
car wash facility (see Photograph 12).  
 
Building B13  
 

4.1.15. This building is not included within the hybrid application site 
boundary. It is a two-storey brick-built building with a flat roof with 
artificial slates around the edge (see Photograph 14). The building 
is in good condition with no obvious gaps. 
 
Building B14  
 

4.1.16. Building B14 is a two-storey brick-built building with a flat roof and 
artificial slate panelling, with timber cladding. It is currently used as 
a retail unit and office. The building is in a reasonable state of repair.  
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5. SURVEY RESULTS 
 

5.1. Background Records  
 
5.1.1. The desk study undertaken by Wildlife Matters states that records 

were returned for four species of bats. Natterer’s Bat Myotis nattereri 
was recorded in 2010 within the same 1km grid square as the 
application site; Pipistrelle Pipistrellus sp. was recorded in 2000 in 
the same 1km grid square as the site; Common Pipistrelle 
Pipistrellus pipistrellus was recorded in 2000 within a 1km grid 
square approximately 1.8km southeast of the site; and Brown Long-
eared Bat Plecotus auritus was recorded in 2015 within a 1km grid 
square approximately 1km northeast of the site.  

 
5.2. Internal / External Inspections 

 
Building B1  

 
5.2.1. No evidence of bats was recorded internally. The gaps and cracks 

caused by the cracking concrete lintels along the stair column, as 
well as the gaps under the lifting steel cladding on the edge of the 
roof could provide some limited roosting opportunities for locally 
present bat species.  
 
Building B1a and B2  
 

5.2.2. No obvious access points were observed on the external features of 
these buildings. No evidence of roosting bats was recorded.    

 
Building B3  
 

5.2.3. The numerous gaps under the steel cladding present some roosting 
opportunities for locally present bat species. The flat roof does not 
provide any opportunities for roosting bats but may provide 
opportunities for nesting Gull species. No evidence of roosting bats 
was recorded.  
 
Building B4  
 

5.2.4. The flat roof of this building does not provide any roosting 
opportunities for bats. However, the cracks in the brick wall facing 
the main square do provide some limited opportunities. No evidence 
of roosting bats was recorded.  
 
Building B5, B6 and B7  
 

5.2.5. The metal clad pitched roof of building B5 and the flat roof of building 
B6 and B7 do not provide any roosting opportunities for bats. There 
are no obvious gaps or crevices on these buildings which could be 
utilised by roosting bats. No evidence of their presence was 
recorded.  
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Building B8  
 

5.2.6. There are several gaps under the wooden barge boards as well as 
under the roofing felt on the gable end and the wooden soffit boxes 
that could provide suitable roosting opportunities for bats. The loft 
space of this building is in good condition with no staining of the 
wooden beams and no gaps in the plastic lining, no evidence of 
roosting bats was recorded.  
 
Building B9  
 

5.2.7. The former warehouse building provides more roosting opportunities 
than the surrounding more modern buildings. There are a number of 
gaps between the wooden door and lintel. There are gaps present 
between the door frames and wall, though these have a large 
number of cobwebs present indicating that bats are not accessing 
the building internally. The loft and roof of this building appear to 
have been repaired / replaced recently, since concrete pantiles are 
in good condition with minimal gaps. The plastic lining in the loft is 
also in good condition with no gaps. Plastic skylights are present 
which results in a very bright loft space. No evidence of bats was 
recorded.   
 
Building B10  
 

5.2.8. The design of the electrical substation with its flat roof offers no 
opportunities for roosting bats.  

 
Building B11  
 

5.2.9. There are no obvious gaps in the wooden soffit boxes or under the 
concrete tiled roof for roosting bats. There are no loft voids present 
in the main building or the adjoining warehouse / storage facility. The 
Ivy-covered wall running adjacent to the site offers more potential for 
roosting bats. No evidence of bats was recorded.  

 
Building B12, B13 and B14 
 

5.2.10. The construction and condition of buildings B12, B13 and B14 
means that no roosting opportunities are presented by these 
buildings.  

 
5.3. Emergence Surveys 

 
5.3.1. The Ivy-covered wall adjacent to building B11 was subject to an 

emergence survey on 12 July 2018. 
 

5.3.2. No bats were recorded during the course of this survey.  
 

5.3.3. The position of the surveyors are shown on Plan ECO3. The weather 
conditions and timings of the survey are summarised in table 5.1 
below.  
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Date 12.07.18 

Sunset 21:14 

Survey Start 21:13 

Survey End 22:45 

Cloud Cover (%) 90% 

Temperature (°C) 14 

Weather & Wind No rain and a gentle breeze 

 
Table 5.1.  Bat emergence survey conditions and timings. 

 
5.4. Activity Survey  

 
5.4.1. An activity transect survey was undertaken across the site in 

conjunction with the emergence survey on 12 July 2018.  
 

5.4.2. A very low level of activity was recorded during the activity survey. 
A single Common Pipistrelle and Soprano Pipistrelle were recorded.  

 
5.4.3. The two bats were recorded approximately 35 minutes after sunset 

by buildings B7, B8 and B9. Neither of the bats were observed by 
the surveyors.  

 
5.4.4. The transect route and location of bats recorded are shown on Plan 

ECO3.  
 

5.5. Static Detector Surveys (SM4BAT+) 12.07.18 - 20.07.18 
 

5.5.1. Three SM4BAT+ bat detectors were placed on the roof of building 
B1 between 12 July and 20 July 2018.    
 

5.5.2. The results of the static detector survey undertaken for five eight 
nights between 12 July and 20 July are summarised below and in 
Table 5.2 below.  
 

Detector Night C.Pip 
Pip 
Sp. 

Noctule 
Big 
Bat 

Total 

Position 1 

12.07.18 

0 0 6 0 6 

Position 2 0 0 1 0 1 

Position 3 0 0 6 0 6 

Total 0 0 13 0 13 

Position 1 

13.07.18 

0 0 1 0 1 

Position 2 0 0 1 0 1 

Position 3 2 0 1 0 3 

Total 2 0 3 0 5 

Position 1 

14.07.18 

0 0 2 0 2 

Position 2 0 0 3 0 3 

Position 3 0 0 3 0 3 

Total 0 0 8 0 8 

Position 1 

15.07.18 

0 0 0 0 0 

Position 2 0 0 0 0 0 

Position 3 0 0 0 0 0 

Total 0 0 0 0 0 

Position 1 

16.07.18 

2 0 3 0 5 

Position 2 0 0 5 0 5 

Position 3 0 0 5 1 6 

Total 2 0 13 1 16 
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Detector Night C.Pip 
Pip 
Sp. 

Noctule 
Big 
Bat 

Total 

Position 1 

17.07.18 

0 0 6 1 7 

Position 2 0 0 6 0 6 

Position 3 0 0 5 0 5 

Total 0 0 17 1 18 

Position 1 

18.07.18 

0 1 0 0 1 

Position 2 0 0 0 0 0 

Position 3 0 1 1 0 2 

Total 0 2 1 0 3 

Position 1 

19.07.18 

4 0 2 0 6 

Position 2 0 0 4 0 4 

Position 3 0 0 4 0 4 

Total 4 0 10 0 14 

Position 1 total  6 1 20 1 28 

Position 2 total  0 0 20 0 20 

Position 3 total  2 1 25 1 29 

Grand total  8 2 65 2 77 

 
Table 5.2 Static bat detector results July 2018 
 

5.5.3. A total of 77 registrations were recorded over the course of the 
survey period. The majority of registrations recorded were attributed 
to Noctule Nyctalus noctula (65 registrations). Other species 
recorded less frequently include Common Pipistrelle, Pipistrelle sp., 
and an unidentified big bat species.  
 

5.5.4. The timings of the registrations recorded suggest that bats are not 
roosting within the site and are occasionally commuting over the site 
to forage elsewhere.   
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6. DISCUSSION AND RECOMMENDATIONS 
 

6.1. Use of Buildings and Site by Bats  
 

6.1.1. No evidence of roosting bats was recorded during the internal and 
external inspection of the buildings on site.  
 

6.1.2. The trees on site do not offer any opportunities for roosting bats.  
 

6.1.3. No bats were recorded emerging from the Ivy-covered wall or nearby 
buildings during the emergence survey. A very low level of activity 
was recorded during the activity survey as well as by the static 
SM4BAT+ detectors. The results of the survey work indicate that the 
site is of little to no importance to roosting, foraging and commuting 
bats.   

 
6.2. Proposals and Effect 

 
6.2.1. There is no evidence to suggest that the demolition and 

redevelopment of buildings on site will have any effect on locally 
present bat species.  

 
6.3. Mitigation and Enhancement 

 
Conservation Significance 

 
6.3.1. No roosts were recorded during the survey work undertaken at the 

site, and very low levels of activity were recorded during the activity 
transect. The site is therefore considered to be of negligible 
conservation value to bats.  

 
Creating Opportunities for Bats 

 
6.3.2. In line with the original ecological assessment completed in March 

2018 it is recommended that twenty bat boxes of varying design 
such as Schwegler 1FF, Schwegler 1FQ, Schwegler 2FE and 
Schwegler 2FR bat boxes are incorporated into the development. It 
is considered that this will provide a net benefit in roosting 
opportunity once the proposals have been completed.  
 

6.3.3. It is also recommended that the lighting strategy be designed with 
due regard to foraging and commuting bats. There should be no 
direct lighting on or near any installed bat box.  

 
6.3.4. It is recommended that the new landscape strategy largely comprise 

a variety of native species of local provenance and / or wildlife 
friendly species. This will increase foraging opportunities for locally 
present bat species.   
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7. SUMMARY AND CONCLUSIONS 
 

7.1. Ecology Solutions was instructed by Weston Homes in June 2018 to 
complete bat surveys in relation to proposed redevelopment works at 
Anglia Square, Norwich. 

 
7.2. Weston Homes and Columbia Threadneedle currently have a hybrid 

planning application lodged with Norwich City Council for a 
comprehensive mixed-use redevelopment of Anglia Square and two 
parcels of land to the north / west of Edward Street. The proposals include 
the redevelopment and replanning of the already existing complex to 
comprise of replacement retail / commercial accommodation, cinema, 
chapel and multi-storey car park, together we a new hotel and up to 1250 
flats / houses with associated infrastructure.  

 
7.3. This assessment includes the appraisal of buildings within Anglia Square 

for their suitability for roosting bats.  
 

7.4. Surveys were undertaken by Ecology Solutions in July 2018. 
 

7.5. The results of the internal and external survey work undertaken 
highlighted no evidence of past or present roosting bats.  

 
7.6. No bats were recorded during the emergence survey. A single Common 

Pipistrelle and Soprano Pipistrelle were recorded approximately 35 
minutes after sunset during the activity survey by buildings B7, B8 and 
B9. No further bats were recorded during the course of the surveys.  

 
7.7. The static SM4BAT+ detector surveys recorded a low level of bat activity 

the majority of registrations were attributed to Noctule.  The timings of the 
registrations suggest that the bats are not roosting on site and are 
passing through the site to forage elsewhere.  

 
7.8. As it currently stands the site is of low or little importance to locally present 

bat species.  
 

7.9. The provision of bat boxes as well as a landscape scheme based around 
native species and / or species of known wildlife value will increase 
foraging and roosting opportunities not currently provided by the site. The 
lighting scheme should also be designed in a sensitive manner to the 
potential presence of roosting and foraging bats.  

 
7.10. The use of breathable roof membrane should be avoided as these have 

been found to present a high risk of entangling bats and eventually 
causing death to the bat. Only bituminous roofing felt that does not 
contain polypropylene filaments will be used.  

 
7.11. In conclusion, the bat survey work undertaken at the site has recorded 

very low level of bat activity across the site and no roosting bats were 
recorded during the internal and external surveys as well as the 
emergence survey. The site as it currently stands is of negligible 
conservation value to bats. The incorporation of bat boxes, native 
landscape planting and a sensitive lighting scheme will provide 
enhancements for local bat species that are not currently present on site. 
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The proposed development therefore has the potential to provide a net 
gain in biodiversity. 



PLANS



PLAN ECO1

Site Location





PLAN ECO2

Ecological Features





PLAN ECO3

Bat Survey Results





PHOTOGRAPHS



PHOTOGRAPH 1: Building B1  

PHOTOGRAPH 2: Building B1a   



PHOTOGRAPH 3: Building B2 

PHOTOGRAPH 4: Building B3  



PHOTOGRAPH 5: Building B4 in background    

PHOTOGRAPH 6: Building B5 



PHOTOGRAPH 7: Building B7    

PHOTOGRAPH 8: Building B8   



PHOTOGRAPH 9: Loft space of Building B8    

PHOTOGRAPH 10: Building B9  



PHOTOGRAPH 11: Cobwebs around door frame Building B9    

PHOTOGRAPH 12: Building B11 and Building B12  



PHOTOGRAPH 13: Ivy covered wall    

PHOTOGRAPH 14: Building B13 
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