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EXECUTIVE SUMMARY 

Ramboll UK Limited (‘Ramboll’) was commissioned by Turner and Townsend Project Management Ltd (the 

‘Client’), on behalf of Homes England (the ‘Applicant’) to undertake a Biodiversity Net Gain Assessment and 

associated River Condition Assessment in relation to the proposed development plans for the Land West of 

Ifield, Ifield, West Sussex (the ‘Site’) using the Statutory Biodiversity Metric of July 2024. This assessment 

is required to accompany a Hybrid Planning Application, part outline and part full planning application, for a 

phased, mixed-use development of the Site (the ‘Proposed Development’). The Site is located at Ordnance 

Survey (OS) grid reference TQ 23679 36673. 

Biodiversity Net Gain is a process whereby development leaves biodiversity in a measurably better state 

than before and it is a planning policy requirement in England under the National Planning Policy 

Framework (2024). BNG is a legal requirement in England with the Environment Act (2021) setting out a 

mandatory 10% net gain in biodiversity for new development. 

The aim of this report is to provide the results of the BNG assessment in relation to the Site including the 

associated construction works and landscape plans for the Proposed Development. This has been achieved 

through calculating the biodiversity change as a result of the Proposed Development in terms of net loss, 

no net loss or a net gain and including recommendations to assist the Proposed Development to minimise 

biodiversity impacts and maximise biodiversity outputs. 

An extended Phase 1 habitat survey was undertaken by Arcadis in 2018/19. Ramboll reviewed the work by 

Arcadis and subsequent studies, update habitat surveys and a Habitat Condition Assessment were 

undertaken in August and September 2020. An extended UKHab survey of the Site was undertaken by 

Ramboll in August 2022. Additional site visits were conducted by Ramboll in April 2023 in order to map 

additional habitats and undertake a Habitat Condition Assessment following an update to the Site boundary. 

A second update extended UKHab survey of the whole Site was undertaken in June 2024 to ensure the 

habitat survey was valid for the submission of the hybrid application. Furthermore, additional Site visits 

were undertaken in March 2025 to confirm habitats and where necessary, undertake habitat condition 

assessments in some areas. The data from these surveys was used to inform this BNG assessment. 

Post-development habitats have been based upon the final landscape design for the detailed component 

as well as the designs for the outline component. The BNG assessment for the detailed component was 

completed by Arcadis in June 2025 (see Appendix 8). The BNG assessment for the outline component has 

been completed by Ramboll in June 2025 and the results are provided in this report. The results of the 

detailed BNG assessment completed by Arcadis have been combined with the results of the outline BNG 

assessment to provide an overall biodiversity score for the whole Site. 

A River Condition Assessment, comprising Modular River Survey field survey techniques and a desk study 

comprising a river type assessment was undertaken at the Site by Ramboll in March and April 2023 in order 

to assess the watercourses baseline. The River Condition Assessment was updated in March 2025 and the 

results are presented in this report.  

Based on the current landscape designs and future aspirations of the Site with recommendations from a 

suitably qualified ecologist, it would be possible to achieve 12.70% net gain (107.40 Biodiversity Units) for 

area-based habitats. A -3.42% net loss (-2.09 Hedgerow Units) and a -0.46% net loss (-0.37 Watercourse 

Units) for rivers have been calculated based on the current detailed landscape designs and outline parameter 

plans. The creation of 1.2 km of species-rich native hedgerow and 2.2 km of new ditch within the outline 

component, both in moderate condition, would be sufficient to reach a 10% net gain for hedgerows and 

rivers, respectively, and to satisfy trading rules. This should be reasonably feasible given the area of the 

outline component. If, at detailed design stage, a greater length of ditches and hedgerows/lines of trees can 

be retained then the requirements for new ditches and hedgerows could be adjusted accordingly to achieve 

a 10% BNG. 
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1. INTRODUCTION 
 

1.1 Background 

Ramboll UK Limited (‘Ramboll’) was commissioned by Turner and Townsend Project Management Ltd 

(the ‘Client’), on behalf of Homes England (the ‘Applicant’) to undertake a Biodiversity Net Gain (BNG) 

Assessment and associated River Condition Assessment (RCA) in relation to the proposed 

development plans for the Land West of Ifield, Ifield, West Sussex (the ‘Site’; see Site Boundary Plan, 

Appendix 1) using the Defra Statutory Biodiversity Metric1. This assessment is required to accompany 

a Hybrid Planning Application (HPA), part outline and part full planning application, for a phased, 

mixed-use development of the Site (the ‘Proposed Development’ as outlined below in Section 1.4). 

The Site is located at Ordnance Survey (OS) grid reference TQ 23679 36673, within the administrative 

boundary of Horsham District. 

The HPA includes a detailed development element with respect to Phase 1 for which no matters are 

reserved (the ‘Detailed Component’), and outline development elements for the remainder of the 

Site, with all matters reserved (the ‘Outline Component’). The Detailed Component and Outline 

Component together are referred to as the Proposed Development. The BNG assessment for the 

Detailed Component has been completed by Arcadis (UK) Limited (‘Arcadis’) (see Appendix 8) and 

the BNG assessment for the Outline Component has been completed by Ramboll. The detailed and 

outline BNG assessments have been combined to provide an overall BNG assessment for the Proposed 

Development.  

1.2 Biodiversity Net Gain 

BNG is a process whereby development leaves biodiversity in a measurably better state than before 

and is a policy requirement under the National Planning Policy Framework (NPPF; 2024)2. BNG 

became a legal requirement in England in February 20243, by virtue of the Environment Act (2021)4 

setting out a mandatory 10% net gain in biodiversity for new development.  

The BNG process is governed by a set of UK good practice principles (2016)5 along with industry 

guidance, which outlines the practical implementation of the principles (2019)6. The key principle is 

the application of a mitigation hierarchy, which sets out that development should first avoid 

biodiverse habitats, then mitigate/minimise impacts upon habitats, then restore/reinstate habitats. 

As a last resort, once the mitigation hierarchy has been maximised on Site, the project may use 

biodiversity offsetting to compensate for any residual biodiversity impacts resulting from the project.  

The principles require use of a Metric (e.g. Defra Statutory Biodiversity Metric), to assess and quantify 

net biodiversity change. Applying this process enables transparent reporting on biodiversity outputs 

to demonstrate delivery against the current legislative and planning policy requirements for BNG.  

A requirement of the BNG assessment, when watercourses are present on or within 10m of the Site, 

is the RCA utilising the Modular River Survey7 (MoRPh) field survey techniques and associated river 

 

1  Department for Environment Food & Rural Affairs, 2024. The Statutory Biodiversity Metric. Accessed from: 

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides 
2 Ministry of Housing, Communities & Local Government, 2024. National Planning Policy Framework (NPPF), last updated 12 December 

2024. Accessed from: National Planning Policy Framework - GOV.UK 

3 Department for Environment Food & Rural Affairs, 2021. Environment Act 2021. Accessed from: 

https://www.legislation.gov.uk/ukpga/2021/30/contents/enacted      

4 Department for Environment Food & Rural Affairs, 2021. Environment Act 2021. Schedule 14. Accessed from: 

https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted   

5 CIEEM, CIRIA, IEMA, 2016. Biodiversity Net Gain: Good practice principles for development. Accessed from: https://cieem.net/wp-

content/uploads/2019/02/Biodiversity-Net-Gain-Principles       

6 CIEEM, CIRIA, IEMA, 2019. Biodiversity Net Gain: Good practice principles for development. A practical guide. Accessed from: 

https://cieem.net/wp-content/uploads/2019/02/C776a-Biodiversity-net-gain.-Good-practice-principles-for-development.-A-practical-

guide-web     
7 Gurnell, A.M., England, J., Shuker, L.J. and Wharton, G., (2022) The MoRPh Survey: Technical Reference Manual 2022 Version, 

Available at: https://modularriversurvey.org/wp-content/uploads/MoRPh-Manual-ver-14_Oct22.pdf  

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.legislation.gov.uk/ukpga/2021/30/contents/enacted
https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted
https://cieem.net/wp-content/uploads/2019/02/Biodiversity-Net-Gain-Principles
https://cieem.net/wp-content/uploads/2019/02/Biodiversity-Net-Gain-Principles
https://cieem.net/wp-content/uploads/2019/02/C776a-Biodiversity-net-gain.-Good-practice-principles-for-development.-A-practical-guide-web.pdf
https://cieem.net/wp-content/uploads/2019/02/C776a-Biodiversity-net-gain.-Good-practice-principles-for-development.-A-practical-guide-web.pdf
https://modularriversurvey.org/wp-content/uploads/MoRPh-Manual-ver-14_Oct22.pdf
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type desk study. This assessment is required on all development sites with watercourses on-Site and 

within 10m of the Site boundary, to evaluate the impact of the development by utilising the 

Biodiversity Metric and to inform and prescribe requirements for mitigation. Furthermore, mapping 

and assessment of riparian zone encroachment and watercourse encroachment of each watercourse 

is required following the Defra Statutory Biodiversity Metric: User Guide8. 

1.3 Objectives 

The aim of this report is to present the results of the BNG assessment, including RCA, in relation to 

the Site, including both detailed (full) and outline elements as described in Environmental Statement 

Chapter 2: Proposed Development Description (the ‘Detailed and Outline Components’), and the 

associated construction works and landscape plans for the Proposed Development.  

The structure and content of the report is based on current BNG good practice and reports on the 

following: 

• The biodiversity baseline of the Site; 

• The predicted post-development biodiversity of the Site considering both the Detailed Component 

and the Outline Component; and 

• The calculation of overall biodiversity change considering both the Detailed Component and the 

Outline Component. 

The objectives of this report are to: 

• Calculate the biodiversity change as a result of the Proposed Development, including both the 

Detailed Component and Outline Component, in terms of net loss, no net loss or a net gain; and 

• Include recommendations to assist the Proposed Development to minimise biodiversity impacts 

and maximise biodiversity outputs. 

The report is supported by the following appendices: 

• Appendix 1: Figures 

- Figure 1.1.1 Baseline UKHab Habitat Map - Outline Component; 

- Figure 1.2.1 – 1.2.4 Baseline UKHab Habitat Map with Habitat Reference Numbers - Outline 

Component; 

- Figure 2.1.1 Completed Development Plan – Outline Component; 

- Figure 3 Watercourse Plan – Outline Component; 

- Planning Application Boundary (Red Line) Plan [by Prior & Partners, WOI-HPA-PAB-01]; 

- Parameter Plan 1 Landscape and Public Realm [by Prior & Partners, WOI-HPA-PLAN-PP01-01] 

- Completed Development Landscape Plan – Outline Component [by Gillespies, P12061-00-

001-GIL-Illustrative Masterplan BNG Areas.dwg]; 

- BNG Areas Table [by Gillespies, P12061-00-001-GIL-0782-02];  

- Parameter Plan 6 Planning Application Tree Removal Plan [WOI-APP-PP06];  

- Horsham District Council – Draft Nature Recovery Network (NRN) and Land West of Ifield 

Map. 

• Appendix 2: Baseline Habitat Descriptions 

• Appendix 3: Baseline Biodiversity Score 

- Table 3.1 Baseline Biodiversity Score – Area Habitats;  

- Table 3.2 Baseline Biodiversity Score – Hedgerows; and 

 
8 Defra 2024. The Statutory Biodiversity Metric: User Guide. July 2024. Accessed from: 

https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-

_User_Guide__23.07.24_.pdf%20 

https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-_User_Guide__23.07.24_.pdf
https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-_User_Guide__23.07.24_.pdf
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- Table 3.3 Baseline Biodiversity Score – Watercourses. 

• Appendix 4: Post Development Biodiversity Score 

- Table 4.1 Post Development Biodiversity Score – Area Habitats; 

- Table 4.2 Post Development Biodiversity Score – Hedgerows; and 

- Table 4.3 Post Development Biodiversity Score – Watercourses. 

• Appendix 5: Project Alignment with Biodiversity Net Gain Principles  

• Appendix 6: Habitat Condition Assessment for Baseline and Completed Development Habitats 

• Appendix 7: Designated Sites  

- Figure 7.1 Statutory Designated Sites 

- Figure 7.2 Non-Statutory Designated Sites 

- Figure 7.3 Ancient Woodland 

- Figure 7.4 Habitats of Principal Importance 

- Figure 7.5 Natural Forest Inventory 

• Appendix 8: Arcadis BNG Assessment Report – Detailed Component. 

• Appendix 9: Habitats Subject to Additionality 

- Table 9.1 Baseline Biodiversity Score 

- Table 9.2 Post-Development Biodiversity Score 

1.4 Proposed Development 

The Proposed Development includes land within the administrative area of Horsham District Council 

(HDC), totalling approximately 171 hectares (ha).  

The Applicant intends to submit a HPA), part outline and part full planning application, for a phased, 

mixed-use development comprising:  

• A full element covering enabling infrastructure including the Crawley Western Multi-Modal 

Corridor (Phase 1, including access from Charlwood Road and crossing points) and access 

infrastructure to enable servicing and delivery of secondary school site and future development, 

including access to Rusper Road, supported by associated infrastructure, utilities and works, 

alongside; and 

• An outline element (with all matters reserved) including up to 3,000 residential homes (Class 

C2 and C3), commercial, business and service (Class E), general industrial (Class B2), storage 

or distribution (Class B8), hotel (Class C1), community and education facilities (Use Classes F1 

and F2), gypsy and traveller pitches (sui generis), public open space with sports pitches, 

recreation, play and ancillary facilities, landscaping, water abstraction boreholes and associated 

infrastructure, utilities and works, including pedestrian and cycle routes and enabling 

demolition.  

This HPA is for a phased development intended to be capable of coming forward in distinct and 

separable phases and/or plots in a severable way. Subject to the approval and any conditions 

placed on the grant of permission for the HPA, construction is estimated to commence in 2027, with 

initial occupation of the school anticipated in 2028, and the homes in 2029 and continuing until 

2041.  
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The Proposed Development is illustrated in the Parameter Plan 1 Landscape and Public Realm [by 

Prior & Partners, WOI-HPA-PLAN-PP01-01, REV P01] included in Appendix 1.   

1.5 National Planning Policy and Legislation  

BNG is a policy requirement in England, under the National Planning Policy Framework (NPPF; 2024)9 

and became a legal requirement in England in 202410. 

The Biodiversity Gain (Town and Country Planning) (Modifications and Amendments) (England) 

Regulations 202411 and the Environment Act 2021 (Commencement No. 8 and Transitional 

Provisions) Regulations 202412 modify the Town and Country Planning Act 1990 to bring various 

provisions of the Environment Act 2021 into force, including part of Section 98, which makes provision 

for biodiversity gain to be a condition of planning permission in England, where the application was 

made on or after 12th February 2024. The provisions are designed to ensure that developers leave 

the natural environment in a better state than it was before development. Grants of planning 

permission in England must be subject to a condition to secure that the ‘biodiversity gain objective’ 

is met. The ‘Biodiversity Gain Objective’ is that, ‘in relation to development for which planning 

permission is granted, the biodiversity value attributable to the development exceeds the pre-

development biodiversity value of the onsite habitat by at least the relevant percentage’. The 

‘relevant percentage’ may change, but is currently set at 10%. 

Every planning permission granted on an application for planning permission made on or after 12 

February 2024, for the development of land in England shall be deemed to have been granted subject 

to the condition that the development may not be begun unless a biodiversity gain plan has been 

submitted to, and approved by, the planning authority. Biodiversity values of any habitat or habitat 

enhancement must be calculated in accordance with the biodiversity metric, which is a document for 

measuring, for the purposes of this legislation, the biodiversity value or relative biodiversity value of 

habitat or habitat enhancement. The biodiversity metric is to be produced and published (and may 

be revised) by the Secretary of State.  

In relation to any development for which planning permission is granted, the pre-development 

biodiversity value of the onsite habitat is the biodiversity value of the onsite habitat on the relevant 

date (the date on which the planning permission is granted, or before). The post-development 

biodiversity value of the onsite habitat is the projected value of the onsite habitat as at the time the 

development is completed. 

1.6 Local Planning Policy 

The Site falls into the jurisdiction of Horsham District Council (HDC). 

1.6.1 Horsham District Planning Framework (HDPF) 201513 

This is the current Local Plan for Horsham. The following briefly summarises the chapters and policies 

that are relevant to BNG and biodiversity in general, and to the development proposals at the Site. 

• Policy 24: Environmental Protection - Requires that development protects natural assets 

(habitats, species, soils, water) and avoids or mitigates harmful effects on biodiversity as 

part of environmental assessment. 

 
9 Ministry of Housing, Communities & Local Government, 2024. National Planning Policy Framework (NPPF), last updated 12 December 

2024. Accessed from: National Planning Policy Framework - GOV.UK 
10 Department for Environment Food & Rural Affairs, 2021. Environment Act 2021. Accessed from: 

https://www.legislation.gov.uk/ukpga/2021/30/contents/enacted      

11 Biodiversity Gain (Town and Country Planning) (Modifications and Amendments) (England) Regulations 2024. 

https://www.legislation.gov.uk/uksi/2024/50/contents/made  
12 Environment Act 2021 (Commencement No. 8 and Transitional Provisions) Regulations 2024. 

https://www.legislation.gov.uk/uksi/2024/44/made  
13 Horsham District Council, 2015. Horsham District Planning Framework (excluding South Downs National Park). Available at: 

https://www.horsham.gov.uk/__data/assets/pdf_file/0016/60190/Horsham-District-Planning-Framework-November-2015.pdf. 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.legislation.gov.uk/ukpga/2021/30/contents/enacted
https://www.legislation.gov.uk/uksi/2024/50/contents/made
https://www.legislation.gov.uk/uksi/2024/44/made
https://www.horsham.gov.uk/__data/assets/pdf_file/0016/60190/Horsham-District-Planning-Framework-November-2015.pdf.
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• Policy 25: District Character & Natural Environment - Obligates development to retain, 

enhance, or restore features like woodlands, hedges, watercourses, species-rich grasslands, 

and to enhance landscape-scale biodiversity and ecological networks. 

• Policy 26: Countryside Protection - Controls development outside settlements, permitting only 

“essential” rural and rural-economy development, and in such cases must conserve and 

enhance landscape and ecological character. 

• Policy 31: Green Infrastructure and Biodiversity - This is the primary biodiversity policy, 

mandating that development: 

1. Protects existing green infrastructure (GI) — e.g., parks, woodlands, wetlands, 

watercourses, hedgerows. 

2. Creates new or enhances GI to support ecological connectivity, wildlife refuge, 

climate resilience, and community access. 

3. Promotes multi-functional networks — delivering benefits for wildlife, flood control, 

recreation, cooling, and links (e.g., green corridors). 

4. Aligns with the Green Infrastructure Strategy, and priority Biodiversity Opportunity 

Areas (per the Sussex Biodiversity Action Plan). 

5. Contributes where appropriate to biodiversity net gain, ecological restoration, species 

enhancement, or habitat creation. 

HDPF’s Policy 31 implements the National Planning Policy Framework (NPPF) objective of moving from 

“no net loss” to enhancement of biodiversity, by integrating green infrastructure, habitat quality, 

buffers, and connectivity. Although BNG was not statutorily required until after HDPF adoption, the 

plan anticipates this approach—encouraging habitat creation, expansion, and functional ecological 

networks as part of future policy evolution. That the plan does not include a 10% BNG requirement 

does not impact the statutory requirement to deliver that gain. 

1.7 Local Planning Guidance 

1.7.1 Horsham District Council Biodiversity and Green Infrastructure – Planning Advice Note 202214 

HDC produced this Planning Advice Note (PAN) to provide guidance for applicants and decision 

makers on how Biodiversity and Green Infrastructure should be taken into account within 

development proposals and demonstrate compliance with the NPPF requirement for 'measurable 

net gains for biodiversity'. 

In the first instance, development proposals should establish the baseline biodiversity value of the 

site using the Biodiversity Metric, demonstrate the use of the mitigation hierarchy as well as the 

provision of BNG. Development proposals should take a landscape led approach with BNG delivered 

on site in the first instance. If this is not possible, regard may be given to off-site provision. 

1.7.2 Horsham Green Infrastructure Strategy and Guide 202415 

This strategy is an update to HDC’s Green Infrastructure Strategy 201416 and provides planning 

guidance to inform development proposals and planning decisions, to ensure that future 

development protects delivers and wherever possible improves and enhances, the District’s green 

infrastructure network. The vision is to create a district wide network of high-quality multifunctional 

 
14 Horsham District Council, 2022. Biodiversity and Green Infrastructure: Planning Advice Note. October 2022. Available at: 

https://www.horsham.gov.uk/__data/assets/pdf_file/0019/119530/Biodiversity-and-Green-Infrastructure-Planning-Advice-Note.pdf. 

[Accessed: 13/06/2024] 
15 Horsham District Council 2024. Green Infrastructure Strategy and Guide. Available at: Green Infrastructure Strategy and Guide 

[Accessed: 20/03/2025] 
16 Horsham District Council, 2014. Green Infrastructure Strategy: Horsham District Planning Framework. Available at: 

https://www.horsham.gov.uk/__data/assets/pdf_file/0013/132610/24-01-19-GI-Strategy_ALL-Final_rdcd.pdf. [Accessed: 13/06/2024] 

https://www.horsham.gov.uk/__data/assets/pdf_file/0019/119530/Biodiversity-and-Green-Infrastructure-Planning-Advice-Note.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0013/132610/Green-Infrastructure-Strategy-January-2024.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0007/66544/Green-Infrastructure-Study.pdf
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greenspaces and waterways, that are protected, managed and deliver environmental, social and 

economic benefits.  

The strategy states that all planning proposals requiring the submission of a planning application 

must have regard to how they link to existing green infrastructure and how they may be able to 

provide enhancement in accordance with the NPPF. All applications are expected to meet the 

mandatory biodiversity requirements or those set in the Local Plan (which isn’t applicable at 

present) where a threshold above the mandatory BNG is set in policy. 

Proposed development designs should take a holistic approach seeking to include both existing and 

new elements of green infrastructure, within the site and connecting to elements surrounding the 

site, in order to deliver biodiversity gains, nature recovery and open space. This approach links to 

open space standards, biodiversity net gain (BNG), Local Nature Recovery Strategies (LNRSs), and 

the emerging Nature Recovery Network (NRN) introduced by the Environment Act 2021.  

Included in the strategy is the Horsham District: Green Infrastructure Key Component Map and 

Area Profiles, highlighting key sites the council seeks to retain, enhance and buffer/expand: 

protected sites, ancient woodland, watercourses, open space sites, protected, priority and notable 

habitats, irreplaceable habitats, veteran trees, green corridors and Biodiversity Opportunity Areas 

(BOAs). BOAs are those with the ‘best opportunity for enhancing biodiversity’, often buffers around 

existing reserves or linkages between existing sites. 

In principle, all development should optimise additional planting and creation of new habitats, that 

are locally appropriate and use a variety of mostly native plant species to increase biodiversity. In 

relation to biodiversity and habitats as well as their long-term sustainability, major development 

applications should evidence consideration of:  

• retention and provision of mosaics of habitats and how the scheme’s green infrastructure 

contributes to the Lawton principles of ‘Bigger, Better, More and Joined Up Networks’ for 

biodiversity, as appropriate to the site;  

• how the scheme will use and incorporate locally appropriate and locally sourced materials / 

plants, and pollinators (native and non-native may be appropriate in urban areas otherwise 

native species should predominate whilst taking into account climate resilience); and 

• how the management, maintenance and monitoring will be funded and undertaken for a 

minimum of 30 years, or as agreed with the Council, with clarity over what falls within 

biodiversity net gain requirements. 

1.7.3 Horsham Nature Recovery Network Report 202117 

The Horsham Nature Recovery Network (NRN) report sets out the development of a NRN for Horsham 

District to take advantage of existing areas with biodiversity value or high biodiversity potential, 

considering how they could be improved and linked together. A NRN map has been produced 

demonstrating what could be achieved and where action could be targeted to reverse the biodiversity 

crisis, an approach which is reliant on landowners and land managers for delivery. 

The NRN map identifies protected sites in Horsham District, as well as areas of ‘opportunity’ for 

biodiversity enhancement, including high or very high habitat areas, buffer zones, potential wildlife 

corridors and stepping stones. The NRN map is indicative and high level at this stage, and is not a 

policy requirement. The map will be refined as more accurate data becomes available, species data 

will be added and habitats will be linked to habitats beyond the District.  

 
17 Horsham District Council, 2021. Horsham Nature Recovery Network. Available at: https://www.horsham.gov.uk/climate-and-

environment/wilderhorshamdistrict/horsham-district-nature-recovery-networks/horsham-district-nature-recovery-network-report 

[Accessed on 13/06/2024] 

https://www.horsham.gov.uk/climate-and-environment/wilderhorshamdistrict/horsham-district-nature-recovery-networks/horsham-district-nature-recovery-network-report
https://www.horsham.gov.uk/climate-and-environment/wilderhorshamdistrict/horsham-district-nature-recovery-networks/horsham-district-nature-recovery-network-report
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There are twelve BOAs present, wholly or partly, within Horsham District. Each BOA has a set of 

conservation priorities for biodiversity so that habitat enhancement, restoration and recreation 

projects can make the most of opportunities to establish large areas of habitat and connections 

between them. The BOAs are priority areas of opportunity, not constraint, for restoration and creation 

of Biodiversity Action Plan (BAP) habitats. 

Areas that are part of the Horsham NRN in the most current NRN map, areas covered by Rusper 

Ridge Biodiversity Opportunity Area18 (BOA) with the Ifield Brook BOA adjacent have been considered 

in this BNG and RCA assessment when assigning strategic significance values to habitats, including 

watercourses, within the Site boundary.  

 

 
18 Horsham District Council (n.d.) Appendix C: Rusper Ridge Biodiversity Opportunity Area. Available at: 

https://strategicplanning.horsham.gov.uk/gf2.ti/f/1124386/64273157.1/PDF/-/Appendix-C-Rusper-Ridge-Biodiversity-Opportunity-

Area.pdf (Accessed: June 2025) 

https://strategicplanning.horsham.gov.uk/gf2.ti/f/1124386/64273157.1/PDF/-/Appendix-C-Rusper-Ridge-Biodiversity-Opportunity-Area.pdf
https://strategicplanning.horsham.gov.uk/gf2.ti/f/1124386/64273157.1/PDF/-/Appendix-C-Rusper-Ridge-Biodiversity-Opportunity-Area.pdf
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2. METHODOLOGY 

The methodology used for this assessment follows the published UK BNG guidance and Statutory 

Biodiversity Metric guidance: 

• CIEEM, CIRIA, IEMA, 2016. Biodiversity Net Gain: Good practice principles for development19; 

• CIEEM, CIRIA, IEMA, 2019. Biodiversity Net Gain: Good practice principles for development. A 

practical guide20; 

• Defra, 2024. Statutory Biodiversity Metric: User Guide21;  

• Defra, 2024. Statutory Biodiversity Metric Calculation Tool22; and 

• Defra, 2024. Statutory Biodiversity Metric Condition Assessments23.  

2.1 Desk Study 

A desk study was conducted as part of Volume 1: Main Environmental Statement; Chapter 8: 

Biodiversity outlining the likely biodiversity effects to arise from the Proposed Development and has 

been reappraised in the context of this BNG assessment. The ecological records database for Sussex 

Biodiversity Records Centre24 and Surrey Biodiversity Information Centre25 was contacted to provide 

the details of the non-designated sites and protected species within the Zone of Influence (ZOI) as 

outlined below. In addition, the Multi Agency Geographic Information for the Countryside (MAGIC)26 

was searched for information on statutory sites. Supplementary information on the Site and its 

surroundings were obtained from aerial images available from GoogleTM Earth Pro and the Horsham 

Nature Recovery Network (NRN) report and maps. The purpose of the desk study was to identify 

designated sites, irreplaceable habitats and other natural features and habitats which may have 

importance for biodiversity.  

The following ZOI has been considered: 

• Designated sites within and up to 2 km from the Site, including Special Areas of Conservation 

(SACs), Special Protection Areas (SPAs), and Sites of Special Scientific Interest (SSSIs); Other 

sites of importance for biodiversity, including National Nature Reserves (NNRs), Local Nature 

Reserves (LNRs) and Local Wildlife Sites (LWSs) within and up to 2 km from the Site;   

• Irreplaceable habitats including ancient woodland and ancient/veteran trees within the Site; and  

• Habitats of Principal Importance (HPI) (in accordance with Natural Environment and Rural 

Communities Act (NERC) 2006 Section 41 (S41)27); and strategic wildlife corridors (areas forming 

part of the Horsham NRN) within the Site. 

 
19 CIEEM, CIRIA, IEMA, 2016. Biodiversity Net Gain: Good practice principles for development. Accessed from: 

https://cieem.net/wp-content/uploads/2019/02/Biodiversity-Net-Gain-Principles.pdf 
20 Baker, J., Hoskin, R. & Butterworth, T., 2019. Biodiversity Net Gain: Good practice principles for development. Part A: A practical 

guide. CIRIA, London. 
21 Defra 2024. The Statutory Biodiversity Metric: User Guide. July 2024. Accessed from: 

https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-

_User_Guide__23.07.24_.pdf%20 [Accessed on: 24/07/2024] 
22 Defra 2024. Statutory Biodiversity Metric Calculation Tool. Accessed from: 

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides#full-publication-update-history [Accessed 

on: 24/07/2024] 
23 Defra 2024. Statutory Biodiversity Metric Condition Assessments. Accessed from: 

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides#full-publication-update-history [Accessed 

on: 24/07/2024] 
24 Sussex Biodiversity Records Centre (2025). Ecological data search for land west of Ifield. Report reference SxBRC/25/069. Prepared on 

03/05/2025. 
25 Surrey Biodiversity Information Centre (2023). Background Ecological Data Search; West of Ifield. Report reference SBIC/25/058. 

02/06/2025. 
26 Magic Map. Accessed from: https://magic.defra.gov.uk/magicmap.aspx  

27 The Stationary Office (2006). Natural Environment and Rural Communities Act 2006. 

https://cieem.net/wp-content/uploads/2019/02/Biodiversity-Net-Gain-Principles.pdf
https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-_User_Guide__23.07.24_.pdf
https://assets.publishing.service.gov.uk/media/669e45fba3c2a28abb50d426/The_Statutory_Biodiversity_Metric_-_User_Guide__23.07.24_.pdf
https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides#full-publication-update-history
https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides#full-publication-update-history
https://magic.defra.gov.uk/magicmap.aspx
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2.2 Baseline Biodiversity Assessment: Area-based Habitats 

2.2.1 Habitat Survey and Condition Assessment  

First Revision  

An extended Phase 1 habitat survey was undertaken by Arcadis in 2018/19. Ramboll reviewed the 

work by Arcadis and subsequent studies, update habitat surveys and a Habitat Condition Assessment 

(HCA) were undertaken in August and September 2020 by Ramboll. HCA data was later assigned 

using Biodiversity Metric 4.0 HCA sheets28.  

An update extended UKHab survey and HCA of the Site was undertaken by Jonathan Molesworth 

(ACIEEM) and Alex Powell (GradCIEEM) on 9th, 10th, 11th, 22nd, 23rd, and 24th August 2022. At the 

time of survey both Jonathan and Alex had over two years’ experience undertaking Biodiversity Net 

Gain (BNG) assessments and were competent at assessing and classifying UK habitats. Jonathan 

worked as an ecologist from 2015 to 2024, held Associate Membership with CIEEM (ACIEEM) and a 

first-class degree in Biological Sciences. Alex had worked as an ecologist since 2018, was a Graduate 

Member of CIEEM (GradCIEEM), holds a degree in Environmental Science and a Master’s degree in 

Plant Diversity. The weather during the surveys was consistently very warm and dry, with 

temperatures ranging from 20-35°C. The survey period proceeded a prolonged period of extreme 

drought, and this extremely dry weather continued throughout the duration of the survey period.  

Following an update to the Site boundary, additional site visits were conducted; on 5th April 2023 by 

James Hyrnkiewicz and Rebecca Brightling, and on 12th April 2023 by James Hyrnkiewicz and Ellie 

Frew to map additional habitats and undertake an HCA in an area to the north of the Site (around 

Charlwood Road, Bonnetts Lane, Ifield Avenue and Ifield Green). James is an Associate Member of 

CIEEM (ACIEEM) with a BSc (Hons) in Ecology & Conservation and has worked professionally as a 

consultant ecologist since 2016. Rebecca has worked as an ecologist since 2021 and holds a BSc in 

Geography and a Master’s degree in Conservation Ecology. Ellie has a BSc (Hons) in Zoology and an 

MSc (Research) in Conservation and Ecology and is a Full Member of CIEEM (MCIEEM). Ellie has 

worked as a professional ecological consultant since 2014. During this update survey, several fields 

in the north of the Site which were previously extremely arid were also revisited. The weather during 

the survey was warm with clear skies on 5th April and overcast with light rain on 12th April 2023. 

Second Revision (Required for HPA Submission) 

A full update extended UKHab survey and HCA of the whole Site was undertaken in June 2024 by 

James Hrynkiewicz and Eleanor King to ensure valid habitat survey data for the submission of the 

HPA. Additional Site visits were undertaken on 21st and 26th March 2025 by James Hyrnkiewicz to 

confirm habitats and where necessary, undertake HCAs in some areas. The data from these surveys 

was used to inform this BNG assessment.  

The main habitats present were recorded using the UK Habitat Classification System (UKHab)29 

survey methodology and labelled accordingly, as shown in Figure 1.2.1-1.2.4, Appendix 1. In addition 

to general habitat classification, a list was compiled of observed plant species was made. Habitat 

descriptions are provided in Appendix 2.  

An HCA was undertaken for each habitat where required, using the Defra Statutory Biodiversity Metric 

HCA sheets, and is presented in Appendix 5.  

2.2.2 Habitat Distinctiveness, Irreplaceable Habitats and Strategic Significance 

The identified on-Site baseline habitats were classified in respect of distinctiveness, irreplaceability 

and strategic significance.  

 
28 Natural England 2023. Biodiversity Metric 4.0: Habitat Condition Sheets. Accessed from: 

http://nepubprod.appspot.com/publication/6049804846366720 
29 UK Habitat Classification System, [online] Available from: https://ukhab.org/  

http://nepubprod.appspot.com/publication/6049804846366720
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Distinctiveness per habitat type was determined by the pre-set values within the Statutory 

Biodiversity Metric. The levels of distinctiveness are defined as follows: 

• Very Low: Little or no biodiversity value e.g. hardstanding or sealed surface; 

• Low: Habitat of low biodiversity value e.g. temporary grass; 

• Medium: Semi-natural habitats not classed as Priority Habitat but with substantial wildlife 

benefit e.g. mixed scrub; 

• High: Priority Habitats as defined in Section 41 of the NERC Act requiring conservation action, 

e.g. lowland fens; and  

• Very High: Priority habitats as defined in Section 41 of the NERC Act that are highly 

threatened, internationally scarce and require conservation action, e.g. blanket bog.  

Losses of ‘Very High’ distinctiveness habitats should always be avoided and bespoke compensation 

for losses will be required and agreed with the determining body or planning authority, on a case by 

case basis. 

If present, irreplaceable habitats, many of which are specified as ‘Very High’ distinctiveness habitats, 

are also recorded and evaluated within the UKHab survey, where present.  

Irreplaceable habitats are defined as habitats which would be technically very difficult (or take a very 

significant time) to restore, recreate or replace once destroyed, taking into account their age, 

uniqueness, species diversity or rarity. Irreplaceable habitats include ancient woodland, 

ancient/veteran trees and blanket bog.  

Ancient woodland sites encompass ancient semi-natural woodlands (ASNW), plantations on ancient 

woodland sites (PAWS) and ancient wood-pasture and parkland. These habitats should be recorded 

as irreplaceable habitat and may fit a range of Metric woodland habitat types. 

Ancient and veteran trees can be individual trees or groups of trees and are often found outside 

ancient woodlands. They may be found within a range of situations including within woodland, 

hedgerows, lines of trees, wood pastures, orchards, historic parkland, open habitats and urban 

settings. Wherever ancient and veteran trees occur they should be considered and recorded as 

irreplaceable habitat. Any ancient/veteran trees are irreplaceable habitats and are considered 

separately from other individual trees. Where ancient/veteran trees are present within lines of trees, 

their presence of is a defining feature of an ecologically valuable line of trees; however, this does not 

mean that the rest of the line of trees is also deemed irreplaceable. Furthermore, all ancient trees 

are veteran trees, but not all veteran trees are ancient30. The age at which a tree becomes ancient 

or veteran will vary by species because each species ages at a different rate.  

In line with BNG guidance, any SAC, SPA, SSSI or irreplaceable habitats identified within the Site 

would not be included within the baseline calculations. Even though all irreplaceable habitats fall 

outside of BNG, they should still be recorded in the Metric calculation, categorised as ‘Irreplaceable’. 

Due to their high importance for biodiversity, impacts to these sites and/or habitats should be avoided 

wherever feasible as it is not possible to compensate for them within a reasonable management 

timeframe.   

The strategic significance rating was assigned based upon the biodiversity value of the local 

surroundings, as determined by the desk study with checks of local biodiversity plans and sites 

(including Local Biodiversity Action Plans (BAPs), Nature Recovery Networks (NRNs), Biodiversity 

Opportunity Areas (BOAs), NNRs, LNRs, Local Wildlife Sites (LWSs), local planning policy maps) and 

 
30 Natural England and Forestry Commission (2022). Guidance. Ancient woodland, ancient trees and veteran trees: advice for making 

planning decisions. Available at: https://www.gov.uk/guidance/ancient-woodland-ancient-trees-and-veteran-trees-advice-for-making-

planning-decisions 

https://www.gov.uk/guidance/ancient-woodland-ancient-trees-and-veteran-trees-advice-for-making-planning-decisions
https://www.gov.uk/guidance/ancient-woodland-ancient-trees-and-veteran-trees-advice-for-making-planning-decisions
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checking if any of the habitats were strategically significant for rare species (e.g. critical for home 

range, functionally important for the species, etc).  

The following significance levels apply: 

• Formally identified in local strategy = High strategic significance 

• Location ecologically desirable but not in local strategy = Medium strategic significance 

• Area/compensation not in local strategy/no local strategy = Low strategic significance 

2.3 Baseline Biodiversity Assessment: Watercourses 

Different watercourse habitat types such as ditches, rivers, streams, canals and culverts, require 

different condition assessment methodologies. 

2.3.1 Ditches 

An HCA was undertaken by Jonathan Molesworth during the 2022 UKHab survey to determine the 

condition of the ditches within the Site. 

An update HCA was undertaken by Eleanor King and James Hrynkiewicz during the June 2024 UKHab 

survey to update the condition scores of the ditches within the Site.     

2.3.2 River Condition Assessment 

Watercourses such as rivers, streams and canals use the RCA methodology.  

First Revision  

An RCA was undertaken on 23rd and 24th March and 4th April 2023 to determine the condition of the 

rivers located within 10m of the Site boundary by MoRPH trained and certified surveyor Kristina Lewis 

(MCIEEM) assisted by James Hrynkiewicz (ACIEEM). Kristina holds a BSc in Geography & 

Environmental Science with a Masters degree in International Development & Management (Natural 

Resources Specialisation) and has worked professionally in ecological consultancy since 2003. The 

RCA consisted of a desk-based assessment to determine the ‘River Type’ and a field survey using the 

Modular River Physical (MoRPH) Survey methodology to assess the condition of watercourses (rivers 

and streams). 

Second Revision (Required for HPA Submission) 

An update RCA was undertaken on 25th - 28th March 2025 to assess the condition of rivers located 

within 10 metres of the Site boundary. The survey was carried out by MoRPH-trained and certified 

surveyor Daniel Stewart. The RCA included a desk-based assessment to identify the ‘River Type’ and 

a field-based survey using the Modular River Physical (MoRPH) Survey methodology to assess river 

condition. 

Weather conditions during the survey period were hot, sunny, and dry, with no rainfall and 

temperatures reaching around 21°C. Conditions were noted to be very dry with low water levels, 

which may have influenced certain aspects of the physical habitat condition observed. 

The field survey data was subsequently input into the MoRPh web application (Cartographer31) in 

combination with the desk-based assessment of the river type, to provide the preliminary river 

condition for each sub-reach of each river, where a set of five MoRPh surveys were completed. The 

preliminary river condition is then compared against thresholds for each river type to obtain the 

overall final river condition assessed against defined thresholds according to each river type32. 

The data from these surveys was used to inform this BNG assessment. 

2.3.3 Habitat Distinctiveness and Strategic Significance for Watercourses 

Distinctiveness for watercourses was determined using the following definitions pre-set within the 

Defra Metric, described along with their UKHab code below: 



 

BIODIVERSITY NET GAIN ASSESSMENT REPORT  

WEST OF IFIELD 

 

 
 

 

13 

• Priority habitat (r2a): Highly naturally functioning stretches of rivers identified on the Priority 

River Habitat Map31, and un-mapped stretches meeting the criteria32 for inclusion into the 

Priority River Habitat Map = Very high distinctiveness 

• Other rivers and streams (r2b): Rivers and streams that are not classified as Priority River 

Habitat = High distinctiveness 

• Canals (r1e): An artificial body of water originally created for the purposes of navigation, 

whether it is currently navigable or not = Medium distinctiveness 

• Ditches (r1g – Other Standing waters (50 – Ditch): Artificially created linear water-

conveyancing features which are less than 5m wide, and are likely to retain water for more 

than four months of the year = Medium distinctiveness. 

• Culverts (including culverted sections of any watercourse features): A covered channel or 

pipe designed to prevent the obstruction of a watercourse or drainage path by an artificial 

construction (and as defined by the Flood and Water Management Act 201033) = Low 

distinctiveness 

The strategic significance was assigned for each watercourse based on criteria in Section2.3.3. In 

addition, the River Mole (also known as Baldhorns Brook) and Ifield Brook are identified in 

Environment Agency Catchment Plans34 and River Basin Management Plans, which are discussed in 

more detail in the related Water Framework Directive Assessment35report.  

2.3.4 Riparian Zones 

The riparian zone is a defined area from the bank top of the watercourse, which is the point where 

there is a break in slope between the river channel and the surrounding land. It supports features 

which influence the hydrological, geomorphological and biological functions or processes within the 

watercourse channel. It also provides ecological function for riparian or aquatic species. Vegetation 

within the riparian zone influences watercourse function.  

The Metric User Guide indicates that riparian zones for ‘Other rivers and streams’ are 10 m from the 

top of each bank and for ‘Ditches’ are 5 m from the top of each bank. Habitats present within the 

riparian zone are assessed separately within the habitat area and hedgerow modules of the Metric. 

2.3.5 Riparian Zone Encroachment 

Riparian zone encroachment describes any development feature or intervention within the riparian 

zone of a watercourse that reduces the quantity, quality or ecological function of the riparian zone. 

Encroachment examples include existing buildings or hardstanding, established footpaths, 

management interventions (such as agriculture), or structures that prevent wildlife from accessing 

the riverbank. At the Site, management interventions such as cropland, gardens, cattle grazing and 

green keeping/Ifield Golf Course management have been identified as causing encroachment into the 

riparian zone at baseline. 

Riparian zone encroachment was measured at baseline based on the habitats recorded from the 

UKHab surveys where available. For areas within the riparian zone outside the Site where habitat 

survey data was unavailable, encroachment was manually assigned in GIS based on a visual 

assessment of satellite imagery. The definitions provided in the Statutory Metric User Guide were 

 
31 Freshwater Biological Association, Natural England & Cartographer (2023). Available at: https://priorityhabitats.org/display-

data/rivers-data/  
32 Natural England (2019). Guidance on river and stream naturalness assessment. Available at: https://priorityhabitats.org/wp-

content/uploads/River-and-stream-naturalness-assessment-guidance-document-March-2021.pdf 
33 The Stationery Office (2010). Flood and Water Management Act 2010. Available at: 

https://www.legislation.gov.uk/ukpga/2010/29/contents 
34 Environment Agency (2023). Catchment Data Explorer. Available at: https://environment.data.gov.uk/catchment-planning/v/c3-

plan/OperationalCatchment/3495 
35 Ramboll, Water Framework Directive Assessment WOI-HPA-DOC-WFDA-01 

https://priorityhabitats.org/display-data/rivers-data/
https://priorityhabitats.org/display-data/rivers-data/
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used to assign encroachment bands (No encroachment, Minor, Moderate or Major) separately for 

both banks of each watercourse feature and entered into the Metric. For the purposes of this 

assessment, encroachment bands were defined based on the % coverage of encroachment habitats 

within the zone 4 to 10m from the bank top as follows: No encroachment = 0%, Minor = <10%, 

Moderate = 10 to 25% and Major = >25%.  

2.3.6 Watercourse Encroachment 

Watercourse encroachment accounts for development within a riverbank or channel that impacts the 

function of the river corridor. Examples of watercourse encroachment into the channel and/or include 

engineered bank revetments, headwalls, jetties, pontoons and weirs. For the Metric, watercourse 

encroachment is defined as a feature that adversely affects the natural function of the watercourse. 

Extent of watercourse encroachment (No encroachment, Minor or Major) were selected based upon 

definitions provided within the Statutory Biodiversity Metric User Guide. Watercourse encroachment 

for rivers was measured as ‘No encroachment’ at baseline based on results from the RCA survey of 

Ifield Brook, River Mole and Hyde Hill Brook, and Ifield Mill Stream. For ditches, watercourse 

encroachment was assigned as ‘No encroachment’ expect for the unnamed watercourse/ditch that 

feeds into the River Mole which was assigned the same encroachment rating as the River Mole. 

2.4 Baseline Biodiversity Calculation  

The biodiversity unit (BU) score per area-based habitat was calculated via the Metric using the quality 

factors (distinctiveness, condition and strategic significance) and their assigned values. The sum of 

all the BUs provided the area-based habitat biodiversity baseline.  

Linear features are calculated using the same quality factors and for hedgerows are recorded as 

hedgerow units (HU) and for watercourses recorded as watercourse units (WU).  

Any individual trees found on-Site which did not form part of a habitat type were noted and entered 

into the ‘Tree Helper’ section of the Metric to determine the area of individual trees. This area was 

then added to the Metric as the area-based habitat ‘Individual Trees’, either urban or rural as 

applicable. 

Within the Metric, the net change in biodiversity is measured separately for area-based habitats, 

hedgerows and watercourses. A 10% net gain is required in BU, HU and WU independently of each 

other. 

2.5 Post-development Biodiversity Assessment 

2.5.1 Post-development Habitats and Target Condition 

Detailed Component 

In respect of the Detailed Component completed by Arcadis, post-development landscape plans have 

been produced by Arcadis. The drawings which form the basis of the calculations for the Detailed 

Component are provided in Appendix 8. The UKHab habitat types and target condition of the post-

development habitats within the Detailed Component were assigned by Arcadis. The results of their 

assessment can be found in Appendix 8. 

Outline Component 

In respect of the Outline Component completed by Ramboll, post-development landscape plans have 

been produced by Gillespies. The drawings and documents which form the basis of the BNG 

calculations for the Proposed Development are listed below: 

- Completed Development Landscape Plan [by Gillespies, P12061-00-001-GIL-Illustrative 

Masterplan BNG Areas.dwg]; 

- BNG Areas Table [by Gillespies, P12061-00-001-GIL-0782-02]; and 
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- Trees Removal Plan [by Gillespies, WOI-APP-PP06-Tree Removal Plan-07.pdf]. 

Habitats have been translated from the landscape plans and ‘BNG Areas Table’ document into UKHab 

habitat types for the purpose of the BNG assessment. These translations are presented in Table 4.1 

in Section 4 of the report, and have been assigned, along with the target habitat condition scores, 

based upon the expert judgement of the ecologist and the future management aspirations of the 

Site.  

Any newly planted individual trees which do not form part of a distinct habitat have been entered as 

‘small’ trees into the ‘Tree Helper’ section of the Metric to calculate a total area (ha) and input into 

the Metric as ‘Individual Trees’. In this assessment, all individual trees most closely matched the 

classification of ‘Individual trees – Urban Tree’ and a target condition of moderate was applied in line 

with Defra guidance. 

2.5.2 Habitat Distinctiveness and Strategic Significance 

The distinctiveness was again assigned by the Metric, and based upon the habitat, hedgerow or 

watercourse types entered in the post-development sections of the Metric. Strategic significance 

values were assigned following the methodology described in Section 2.2.2. 

2.5.3 Temporal and Difficulty Risk Factors 

The relevant risk factors for the ‘time to target condition’ and the ‘difficulty to create’ were assigned 

by the Metric and are deemed appropriate for the Proposed Development. 

2.5.4 Advanced or Delayed action 

Where required, the temporal risk multiplier was adjusted to account for any time difference between 

the loss of habitats and the compensation of new habitats. 

2.5.5 Habitat Creation and Enhancement 

The BNG process includes a consideration of whether habitats and watercourses will be created, 

retained and enhanced. The following actions were considered for each habitat on-site and the action 

entered into the Metric: 

• Habitat lost to permanent development; 

• Habitat lost during construction and re-created post-development; 

• Habitat retained (no improvement); and 

• Habitat retained and enhanced. 

2.5.6 Additionality 

Post-development habitats subject to additionality principles have been considered within this BNG 

assessment. In this case, this includes any areas where the developer is obliged under national 

guidance to undertake mitigation to compensate for impacts on ancient woodland. Mitigation planting 

in the ancient woodland buffer can count only in part towards BNG, such that at least 10% of the 

total (110%) BNG should come from measures which are not ancient woodland mitigation. 

Within the total, wider ecological buffer, a 15 m ‘mitigation buffer’ has been applied to Ancient 

Woodlands and a 5 m buffer has been applied to Hyde Hill Wood LWS to account for the creation of 

a scrub screening. This is based on the proposals that a 5 m scrub screening will prevent increased 

recreational pressure on the ancient woodland and mitigate for potential impacts to bats. Changes in 

biodiversity value due to actions (habitat creation / enhancement) in these buffer areas have been 

calculated using a separate metric including only these habitats in those areas. This is to confirm that 

the number of biodiversity units generated from habitats subject to additionality do not contribute 

more than up to a no net loss (i.e., do not total more than the total baseline biodiversity value).  
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2.5.7 Post-development Riparian Zone Encroachment 

Riparian zone encroachment was assigned at post-development using the same approach as for the 

baseline detailed in Section 2.3.5, but in this case based on the habitat types in the landscape plans 

produced by Gillespies listed in Section 2.5.1 for areas within the Site boundary. For areas within the 

riparian zone outside the Site, the encroachment has been assumed to remain unchanged from the 

baseline, on the assumption that there will be no changes to habitats in these areas as a result of 

the Proposed Development. 

For the purpose of this assessment, watercourses have been entered into the metric based on 

changes in encroachment from baseline to post-development; as retained if there is no change in 

encroachment, as loss and creation if encroachment increases, and as enhanced if encroachment 

decreases. 

2.5.8 Post-Development Watercourse Encroachment 

For the purposes of this assessment, post-development watercourse encroachment has been 

assumed to be the same as at baseline for all watercourses. This should be reassessed and updated 

once the detailed design becomes available (as explained in Section 5.3) and assessment of impacts 

from in-channel works and any proposed engineered features have been completed.  

2.6 Biodiversity Metric 

The assessment was undertaken using the Defra Statutory Biodiversity Metric. 

2.7 Assumptions and Limitations 

It should be noted that availability and quality of the data obtained from third party desk studies is 

reliant on third party responses. This varies from region to region and for different species groups.  

Furthermore, the comprehensiveness of data often depends on the level of coverage, the expertise 

and experience of the recorder and the submission of records to the local recorder. Accordingly, the 

conclusions in this report are valid only to the extent that the information provided to Ramboll was 

accurate, complete and available to Ramboll within the reporting schedule. 

This report contains recommendations for how this project might deliver BNG, including preliminary 

recommendations for watercourses and hedgerows. In submitting these recommendations, Ramboll 

has no Design Liability associated with these recommendations for BNG. 

2.7.1 Area-based Habitats 

The UKHab survey provides a snapshot of ecological conditions and does not record plants or animals 

that may be present on-Site at different times of the year but were absent at the time of the survey. 

The absence of a particular species cannot definitely be confirmed by a lack of field signs and only 

concludes that an indication of its presence was not located during the survey effort. The 

methodologies used are in accordance with accepted professional guidance19,20. 

The UKHab survey and HCA by Ramboll in August 2022 were undertaken during a period of extreme 

drought prior to and during the duration of survey. A full species list could not be compiled for all 

habitats because some flora was dead or dying. Where this was the case, a precautionary approach 

was taken whereby observations made during previous habitat surveys conducted at the Site by 

Ramboll in 2020 and Arcadis in 2018 were considered. This was particularly pertinent for grassland 

habitats, and ditches and ponds (many of which were dry or had very low water levels). Criteria 

within the HCA were ‘passed’ or ‘failed’ based upon professional judgement. Several fields in the 

north of the Site were revisited by Ramboll in April 2023 and again in June 2024, during more 

favourable conditions, in order for an updated species list and HCA to be taken of the grassland which 

would more accurately reflect ‘normal’ conditions. This ensures the survey and baseline data used 

for this assessment is up to date and accurate, removing any limitations from survey data collected 

during periods of drought. 
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As part of proposed future updates as part of detailed design stages, further HCA data for trees will 

be included once bat surveys of these trees are undertaken later in 2025. Presently all trees are 

assumed to be of moderate condition based on the HCA data available and the distinctiveness of the 

habitat type.   

All habitat polygon areas were input into the Metric in hectares (ha), rounded up to two decimal 

places, and the lengths of linear features input into the Metric in kilometres (km), rounded up to two 

decimal places. This can cause a slight variation to the sum of the individual numbers but is unlikely 

to substantially change the results. The methodologies used are in accordance with accepted 

professional guidance21. 

A two-year delay in habitat creation for habitats within both the Detailed Component and Outline 

Component, and a two-year delay for habitat enhancement to lowland meadow in the Outline 

Component, has been applied in the metric on a precautionary basis to allow extra time for soil 

conditions to be modified for this habitat to establish (if required). This is based on the assumption 

that it will take at least two years to complete construction and habitat creation/enhancement for 

each phase after habitat removal. 

Enhancement of retained areas of lowland mixed woodland from ‘moderate’ to ‘good’ condition is 

necessary to meet trading rules as discussed and agreed with the Client. It should be noted that the 

area includes woodland in polygon T124 which extends northwards until it meets Rusper Road (see 

Appendix 1, Figure 1.2.2). This block of woodland is shown on the ‘Parameter Plan 1 Landscape and 

Public Realm’ as ‘Natural and Semi-natural Greenspace’ in the south and ‘Connective Green 

Infrastructure’ in the north until it meets Rusper Road. For the purposes of this assessment and in 

order to meet trading rules, it has been assumed that this entire woodland block will be retained and 

enhanced. It should be noted that the woodland is only partially shown as ‘To be retained’ on the 

current ‘Parameter Plan 6 Planning Application Tree Removal Plan’ and ‘Completed Development 

Landscape Plan’, with the northern section (‘Connective Green Infrastructure’ as per the ‘Parameter 

Plan 1 Landscape and Public Realm’) not shown on these plans. It is worth noting that tree numbers 

labelled as part of the UKHab survey and used for the purposes of this BNG assessment and metric 

calculations, differ to the tree numbers labelled and presented within the Arboricultural Assessment. 

The number of trees may also differ between the two assessments due to different methodologies 

within each survey on what is and is not considered an individual tree. For this assessment, an 

individual tree is defined according to the UKHab classification29 and Statutory Metric User Guide8. 

2.7.2 Watercourses 

The length of the rivers within the Site boundary are based on measurements taken from official 

mapping sources including Ordnance Survey Open Rivers36 and Environment Agency Statutory Main 

River Map37, and therefore should be precise to scale.  

There were minimal survey constraints, mainly dense vegetation limiting access to sections of rivers 

in. Nonetheless, MorPh5 surveys for the RCA were carried out as appropriate each river within the 

Site boundary (River Mole, Ifield Brook and Hyde Hill Brook).  

Due to the presence of dense scrub or other vegetation along several stretches of the River Mole, 

Hyde Hill Brook and Ifield Brook, the banks and river channel were partially obscured. The location 

of MorPh5 modules surveyed was selected to avoid dense scrub and survey a selection of habitats 

with no or low vegetation present in order to view the channel bed. A section east of the start point 

of the River Mole and northern section of the Ifield Brook could not be accessed due to this. In places, 

assumptions were made for the modules based upon the visible features / characteristics and the 

surveyor’s professional judgement. 

 
36 Ordnance Survey Open Rivers (2023). https://beta.ordnancesurvey.co.uk/products/os-open-rivers 

37 Environment Agency (2023). Available at: Statutory Main River Map (arcgis.com) 

https://environment.maps.arcgis.com/apps/webappviewer/index.html?id=17cd53dfc524433980cc333726a56386
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Where ditches were recorded alongside hedgerows or lines of trees, they were recorded as two 

separate linear features; a ditch entered into the watercourse module of the Metric and a hedgerow 

/ line of trees entered into the hedgerows module of the Metric, rather than a hedgerow / line of trees 

associated with a ditch. This is because the ditches meet the definition of a watercourse ditch, that 

is they were artificially created linear water-conveyancing features less than 5 m wide and likely to 

retain water for more than four months of the year, as per Defra Statutory Biodiversity Metric: User 

Guide. 

As the survey was undertaken in March 2025, early in the survey season, it is likely aquatic 

macrophytes of the river could not be accurately assessed due to any aquatic plants just leaving 

dormancy and being small in size increasing the difficulty to survey form the bankside. Nonetheless 

this is not a significant limitation for the survey results. 

A section of the ditch flowing south to north into the River Mole located to the north of the Ifield Golf 

Course was not captured during the RCA. This section of the unnamed watercourse was surveyed as 

a ditch during the UKHab survey and an HCA was undertaken for this in August 2022 and May 2023 

and has been assessed as a ditch within the watercourse module of the Metric. This is considered 

justified since this unnamed watercourse does not appear on the Environment Agency Statutory Main 

Rivers Map as a river.  

Surface water drainage points connecting into the proposed Site wide network is subject to further 

confirmation and detailed design development and are not available at this time. Coordination with 

existing and proposed utilities and services will need to be undertaken during detailed design for 

ditches at post development stage. Further coordination is also required for final tree locations with 

other detailed design to avoid clashes with below ground utilities and drainage. 

Furthermore, the drainage strategy is subject to West Sussex County Council (WSCC), Lead Local 

Flood Authorities (LLFA) and Environment Agency (EA) approval prior to construction and the 

drainage and watercourse design may need to change to meet WSCC, LLFA and EA approval.  
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3. BIODIVERSITY BASELINE WITHIN DEVELOPMENT SITE  

3.1 Desk Study: Designated Sites  

No Special Protection Areas (SPA), Special Areas of Conservation (SAC), or Ramsar sites are within 

a 2 km radius of the Site. There are five statutory designated sites within 2 km of the Site comprising 

two Sites of Special Scientific Interest (SSSIs), two Local Nature Reserves (LNRs) and one Area of 

Outstanding Natural Beauty (AONB) as summarised in Table 3.1. No National Nature Reserves (NNR) 

are located within 2 km of the Site and no SACs designated for bats are present within 5 km of the 

Site. 

Statutory Sites 

There are two statutory designated sites within 2 km of the Site, Buchan Hill Ponds Site of Special 

Scientific Interest (SSSI) located approximately 2 km south-east of the Site, and House Copse SSSI 

located approximately 0.8 km south-west of the Site. There are also two LNRs, one Country Park and 

one AONB within 2 km of the Site. This is summarised in Table 3.1 and illustrated in Appendix 7. 

These results are based on data obtained from local records centres in June 2025. 

Table 3.1: Statutory Designated sites within 2km of the Site 

Site Name Designation Reasons for Designation 
Distance from 

Site (Approx.) 

Willoughby 

Fields 

LNR 

(also a LWS) 

Large site containing several unimproved grassland 

fields with a network of hedgerows, areas of scrub 

and small copses that lies between the River Mole and 

an unnamed stream on the outskirts of Langley Green 

in Crawley. The site is well used by the public for 

informal recreation, and it adjoins a rugby club. A 

considerable amount of tree and hedge planting has 

been carried out on the site 

0.6 km The 

River Mole 

flows into the 

LNR from the 

Site. 

Target Hill 

Park 
LNR 

Located adjacent to Buchan Country Park, the site has 

a large area of grassland, scrub, and birch woodland 

situated on a hill top with views to the North Downs. 

Target Hill is managed as a Local Nature Reserve with 

the assistance of the Gatwick GreenSpace 

Partnership. 

1.7 km 

House 

Copse 
SSSI 

A small, isolated woodland. Likely, an 'ancient' 

woodland with continuity of woodland cover since at 

least the Middle Ages. This type of woodland cover is 

rare, being a close association of small-leaved lime 

Tilia cordata and hornbeam Carpinus betulus, 

previously managed as coppice, under oak standards, 

and is almost unknown elsewhere in Southern 

England. 

0.8 km 

Buchan Hill 

Ponds 
SSSI 

Three ponds are the best example in West Sussex of 

Wealden hammer ponds on acid Tunbridge Wells 

Sands. A nationally uncommon woodland type 

occupies the wetlands around the ponds and the site 

supports a rich dragonfly fauna which includes two 

particularly notable species. 

2.0 km 

High Weald AONB 

An area renowned for its extraordinary landscape and 

natural beauty. Its character is defined by rolling hills, 

ancient woodlands, irregular-shaped fields, small 

farms, and historic buildings. The area boasts 

significant biodiversity, including rare species of flora 

and fauna, as well as a rich heritage of traditional 

1.75 km 
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Table 3.1: Statutory Designated sites within 2km of the Site 

practices like coppicing. It is managed according the 

High Weald AONB Management Plan. 

Buchan 
Country Park 

(also a LWS) 

This site is a country park. It consists of an area of 

woodland with an increasing area of heathland, a 

small meadow and three large lakes on the south-

west edge of Crawley. 

1.7 km 

Non-Statutory sites 

There are 10 non-statutory designated sites within 2 km of the Site, as summarised in Table 3.2 and 

illustrated in Appendix 7. These results are based on data obtained from local records centres in June 

2025. 

Table 3.2: Non-Statutory Designated sites within 2km of the Site 

Site Name Designation Reasons for Designation 
Distance from 

Site (Approx.) 

Ifield Brook 

Wood and 

Meadows 

LWS 

A patchwork of grass fields surrounded by blocks 

and strips of scrub and semi-natural broadleaved 

woodland, a NERC S41 habitat, and mosaic habitats. 

A watercourse, Ifield Brook, flows along the eastern 

boundary of the LWS (and hence along the eastern 

Site boundary). The grasslands within the LWS 

appear to be largely unmanaged and as a 

consequence are dominated by coarse grasses. 

Adjacent to 

Site, borders 

the east of the 

arable fields.  

Hyde Hill LWS 

Lowland mixed deciduous woodland, a NERC S41 

habitat. 

A moderate sized woodland. Much of this 

broadleaved woodland is also ancient and semi-

natural. It forms part of a wider network of 

woodlands across the local landscape that are 

connected by hedgerows. The LWS is also notable 

for butterflies and moths Lepidoptera, with a 

number of notable butterfly species recorded from 

the site including dingy skipper Erynnis tages, white 

admiral Limenitis camilla and brown hairstreak 

Thecla betulae. 

Adjacent to 

Site, borders 

south of the 

Ifield Golf 

Course 

Ifield Pond and 

surroundings 
LWS 

This large pond, situated on the edge of Crawley, is 

of considerable local importance notably on account 

of its birdlife, dragonflies and amphibians. The pond 

is bisected by a railway line. The main pond is south 

of the railway, though the area to the north is also 

of great wildlife value. 

0.4 km  

Willoughby 

Fields 
LWS 

Large site containing several unimproved grassland 

fields with a network of hedgerows, areas of scrub 

and small copses that lies between the River Mole 

and an unnamed stream on the outskirts of Langley 

Green in Crawley. The site is well used by the public 

for informal recreation, and it adjoins a rugby club. 

A considerable amount of tree and hedge planting 

has been carried out on the site. 

0.6 km 

Wood near 

Lower 

Prestwood 

Farm 

LWS 

This woodland is dominated by hornbeam and ash, 

mainly as trees grown from coppice. There are very 

few mature standards remaining as most have been 

felled. Birch and particularly sycamore are also 

0.7 km 
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Table 3.2: Non-Statutory Designated sites within 2km of the Site 

frequent in some areas. The shrub layer, consisting 

of several species, forms variable cover and there is 

a dense species‐rich ground flora. 

Woldhurstlea 

Wood 
LWS 

Much of this small wood is semi‐natural and it has 

many characteristics of an ancient semi‐natural 

woodland, including a rich ground flora. The birdlife 

is fairly diverse. There are well‐used paths, much 

enjoyed by the public. 

1.0 km  

Orltons Copse LWS 

This site consists of two large areas of 

oak/hornbeam woodland separated by smaller areas 

of oak/hazel and oak/hazel/ash woodland. There are 

several small streams throughout and a hay 

meadow. This mixture of habitats, provides for a 

rich bird community. 

1.0 km 

Kilnwood 

Copse 
LWS 

This woodland is of variable structure but in the 

main, it consists of oak and hornbeam. Unusually, 

Small‐leaved Lime is also present throughout. There 

are two small ponds included but these are over‐

grown and of little aquatic interest at present. 

1.3 km 

Ewhurst Wood LWS 

The wood is mostly oak, ash and birch and has good 

structure and a diverse ground flora. It is of great 

importance as an area of semi‐natural habitat in a 

heavily built‐up area. 

1.5 km 

Buchan 

Country Park 
LWS 

This site is a country park. It consists of an area of 

woodland with an increasing area of heathland, a 

small meadow and three large lakes on the south-

west edge of Crawley. 

1.7 km 

3.2 Desk Study: Irreplaceable Habitats 

Ancient Woodland 

There are five areas along the Site boundary where parcels of woodland listed on the Ancient 

Woodland Inventory (AWI) adjoin the Site, as displayed in Figure 7.3, Appendix 7. The Ancient 

Woodland parcels are predominantly off-Site or immediately adjacent to the Site boundary. However 

there are small areas of overlap with the Site, totalling 0.016 ha located in the south, west and east 

of the Site where on-Site woodland areas connect to AWI woodland. The habitat survey results 

indicated that only 0.005 ha met the definition of ancient woodland, with the other areas consisting 

of scrub, young broadleaved woodland, ruderal vegetation, and grassland habitats. Typically, ancient 

woodland supports a good variety of native tree species and rich ground flora, including native 

bluebell in some parcels, which are protected under Schedule 8 of the Wildlife and Countryside Act 

(WCA) 1981 (as amended).  

Veteran Trees 

Four veteran pedunculate oak trees are present on the Site, as identified in an Arboricultural 

Assessment undertaken in March 2021 (WOI-HPA-DOC-AIA-01). Three of the veteran trees are 

located within the Outline Component and one is located in the Detailed Component. It is worth 

noting that tree numbers as part of the UKHab survey and presented within this BNG assessment 

differ to the tree numbers presented within the Arboricultural Assessment. This is due to differing 

methodologies: UKHab survey records individual trees and considers the surrounding habitat (e.g. 

trees within scrub or woodland habitat would not be mapped as individual trees), while the 

Arboricultural Assessment records  individual trees based on physical characteristics and development 
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constraints. This difference is not an issue, as the BNG assessment uses results from the UKHab 

survey to inform the metric and should not be cross-referenced with the Arboricultural Assessment. 

3.3 Desk Study: Habitats of Principal Importance  

Habitats of Principal Importance (HPI) within 2 km of the Site are displayed in Figure 7.4, Appendix 7. 

Lowland mixed deciduous woodland is a Habitat of Principal Importance (HPI) in England, listed on 

Section 41 of the NERC Act 2006. The lowland mixed deciduous woodland parcels situated in the 

south of the Site bounding the Ifield Golf Course, and discrete parcels of woodland situated in the 

west and northern half of the Site, are HPI. Several parcels of woodland identified within Ifield Golf 

Course are indicated as priority habitat on MAGIC, however, these are in poor condition due to 

anthropogenic disturbance and damaging management practices, and therefore are not considered 

to meet the criteria for HPI. 

A number of the ponds on the Site meet the HPI criteria as they do (or are likely to) support 

populations of great crested newts. On-Site ponds are unlikely to meet other HPI criteria.  

3.4 Habitat Survey and Condition Assessment  

The habitats found on the Site are shown in Figure 1.1.1 and Figure 1.2.1 – 1.2.4 (Appendix 1), and 

detailed in Appendix 2, with the UKHab type, as determined during the UKHab survey. The condition 

rating and score of each habitat is also shown with further details provided in Appendix 5. 

3.5 Area Based Habitats  

Detailed Component 

The baseline habitats within the Detailed Component, which covers approximately 29 ha of the 

whole Site (171 ha), are detailed in Appendix 8. This includes an area of 3.37 ha of overlap 

between the Detailed and Outline Component which has been included in the assessment of the 

Detailed Component, as displayed in Appendix 8. These areas are predominantly where land will be 

utilised for the road construction but may then subsequently be redeveloped as part of the wider 

development.  

Outline Component 

The Outline Component, which covers approximately 142 ha (excluding tree canopies) of the whole 

Site (171 Ha), comprises predominantly agricultural land in the northern and central areas 

(dominated by arable and cattle grazed pasture fields and with various areas of woodland and scrub), 

and Ifield Golf Course in the south. A range of area-based habitats are present throughout the Site 

including grassland, arable land, sparsely vegetated land, woodland, scrub, individual trees, ponds, 

and small areas of existing buildings and hardstanding. A full description of the habitats on-Site and 

their condition score can be found in Appendix 2 and Appendix 5. 

3.6 Linear Habitats: Hedgerows 

Detailed Component 

The baseline hedgerows within the Detailed Component, which covers approximately 1.14 km, are 

detailed in Appendix 8. 

Outline Component 

The baseline hedgerows situated within the Outline Component, which covers approximately 5.42 

km. 

There are 34 hedgerows situated within the Outline Component, primarily along arable and grassland 

field boundaries and around the northern edge of the Ifield Golf Course. Hedgerows are predominantly 

native and species-poor, although several species-rich hedgerows are present, and hedgerows are 

often associated with trees. A small number of hedgerows, consisting of (or dominated by) non-
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native / ornamental species, are present. There are also 19 lines of trees present, notably within the 

Ifield Golf Course but also along field boundaries in the northern half of the Site, including some 

which are considered ecologically valuable.  

There is 0.49 km species-rich native hedgerow with trees, 1.48 km native hedgerow with trees, 1.65 

km native hedgerow, 1.28 km ecologically valuable line of trees, 0.35 km line of trees, and 0.17 km 

non-native and ornamental hedgerow. The Site’s hedgerows (totalling 5.42 km) are equivalent to 

45.93 HU. 

3.7 Linear Habitats: Watercourses 

3.7.1 Rivers and Streams 

Detailed Component 

The baseline rivers within the Detailed Component, which covers approximately 0.05 km, are 

detailed in Appendix 8. 

Outline Component 

There are four baseline river sections within the Outline Component. As displayed in Appendix 1, 

Figure 3, the River Mole flows west to east through the northern part of the Site, and Ifield Brook 

flows south to north along the eastern Site boundary (between the Site and the adjacent Ifield Brook 

Wood and Meadows LWS). The riparian zone of Ifield Brook exists within the Site boundary. Ifield Mill 

Stream flows south to north to the east of the Site boundary, connecting to the Ifield Brook. The 

riparian zone of Ifield Mill Stream falls within the Site boundary. Hyde Hill Brook flows from west to 

east along part of the southern boundary of the Site and its riparian zone also exists within the Site 

boundary. There are 4.07 km of rivers and streams within the Site boundary with a total of 50.91 

WU. 

3.7.2 Ditches 

Detailed Component 

The baseline ditches within the Detailed Component, which covers approximately 1.13 km, are 

detailed in Appendix 8. 

Outline Component 

As displayed in Appendix 1, Figure 3, a series of ditches are present across the Site, including a long 

unnamed watercourse/ditch which feeds into the River Mole, drainage ditches along hedgerows/line 

of trees, along field edges and in woodland areas, and a series of ‘small drainage channels’ in the 

golf course. Some of these drainage channels on the Ifield Golf Course have been scoped out of 

having a 5 m riparian zone for the purpose of this assessment due to their small size and lack of 

connectivity to other drainage features and rivers and are referred to as ‘small drainage channels’ in 

this report. In total, there is 5.70 km of ditches, including ditches associated with hedgerows/lines of 

trees and small drainage channels, equalling 23.01 WU, within the Site boundary. 

3.7.3 Riparian Zone Encroachment  

Existing UKHab habitats recorded on Site which classify as riparian zone encroachment include 

buildings, hardstanding, built up areas and gardens, artificial unvegetated unsealed surface, arable 

fields and modified grassland due to use by grazing cattle.  

3.7.4 Watercourse Encroachment 

Existing features encroaching upon the watercourses on Site are limited to the concrete footings 

associated with existing public rights of way (PRoW) comprising footbridges over the River Mole, Ifield 

Brook and an unnamed watercourse/ditch that feeds into the River Mole. Results of the update RCA 

for Ifield Mill Stream confirmed ‘no encroachment’. 
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3.8 Trees 

Detailed Component 

The baseline trees within the Detailed Component are detailed in Appendix 8. 

Outline Component 

Individual trees are common throughout the Site, although most notably within the Ifield Golf Course 

and in grassland fields in the northern portion of the Site. Within the Outline Component there are 

62 small trees, 66 medium trees and 28 large trees. These typically range from semi-mature to over-

mature specimens. Of the large individual trees, three are veteran trees, located in the northern 

portion of the Site which have been entered into the metric as irreplaceable habitat.  

Using the Tree Helper tool within the Metric, the area of these 156 trees is 2.35 ha. This has been 

included as ‘Individual tree – Rural Tree’ in the baseline biodiversity assessment, and is shown in 

Table 3.1. Trees that are located within existing habitats on the Site (which have been quantified 

under hedgerows or woodland), are evaluated as a component of those habitat types.  

3.9 Strategic Significance 

3.9.1 Area-based Habitats and Hedgerows 

Most of the Site is covered by designations forming part of the Horsham District Nature Recovery 

Networks (NRN). In addition, much of the Site is covered by Rusper Ridge BOA 3638,  representing a 

priority area for the delivery of Biodiversity Action Plan (BAP) targets. Much of the Site itself is 

considered to be of ‘High Habitat Potential’, and there are also significant areas shown as ‘Potential 

Corridors and Stepping Stones’ and / or which lie within the ‘Buffer Zones for Core Sites’.  

The strategic significance for all baseline area-based habitat parcels and hedgerows within the Site 

that fall wholly or partially into the ‘High Habitat Potential’ area has been determined as ‘Formally 

identified in local strategy’ (i.e. high strategic significance) using the methodology provided in Section 

2.2. The strategic significance for any baseline habitats and hedgerows outside of the ‘High Habitat 

Potential’ area within the NRN, have been determined as ‘Location ecologically desirable but not in 

local strategy’ (i.e. medium strategic significance). These are displayed in Appendix 1 (Horsham 

District Council – Draft NRN and Land West of Ifield Map39, please the ‘Strategic Location’ boundary 

is larger than the Site boundary). 

3.9.2 Watercourses 

Within the Draft NRN and Land West of Ifield map, Horsham District Council have identified the River 

Mole, Ifield Brook and an unnamed watercourse / ditch running south to north on the Site into the 

River Mole as ‘Potential Corridors and Stepping Stones’, which provide a network of wildlife-rich 

places. Furthermore, Ifield Brook has been recognised by the Sussex Biodiversity Partnership as BOA 

3740, covering the areas where both Ifield Brook and Ifield Mill Stream are located. The River Mole, 

Ifield Brook, Ifield Mill Stream and Hyde Hill Brook the unnamed watercourse / ditch running south 

to north on the Site have therefore been determined as ‘Formally identified in local strategy = High 

strategic significance’ using the methodology provided in Section 2.2. 

For all other ditches, strategic significance was assigned based on whether or not they form part of 

the Horsham NRN as detailed in Section 3.9.1. 

 
38 Sussex Biodiversity Partnership (Year unknown). Rusper Ridge Biodiversity Opportunity Area 36. 

39 Horsham District Council (2021). Draft NRN and Land West of Ifield. 08/11/2021. 

40 Sussex Biodiversity Partnership (Year unknown). Ifield Brook Biodiversity Opportunity Area 37. 
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3.10 Baseline Biodiversity Score 

3.10.1 Area-based Habitats 

Detailed Component 

The ecological baseline score for area-based habitats within the Detailed Component are presented 

in Appendix 8. The total biodiversity baseline units equal 138.60 BU. 

Outline Component 

Table 3.1, Appendix 3 details the ecological baseline score for area-based habitats, as determined by 

the Metric, with the UKHab habitats, their condition rating, distinctiveness, strategic significance 

listed. The total area within the Outline Component given in the Metric is 141.86 ha and the total 

habitat area including the area of individual trees is 144.22 ha. The total biodiversity baseline units 

equal 707.38 BU. 

3.10.2 Linear Habitats – Hedgerows 

Detailed Component 

The ecological baseline score for hedgerows within the Detailed Component are presented in 

Appendix 8. The total length of hedgerows and lines of trees equal to 15.08 HU. 

Outline Component 

Table 3.2, Appendix 3 details the ecological baseline score for hedgerow habitats as determined by 

the Metric, with the UKHab habitats listed. The total length of hedgerows and lines of trees within the 

Outline Component is 5.42 km, equating to 45.93 HU. 

3.10.3 Linear Habitats – Watercourses 

Detailed Component 

The ecological baseline score for watercourses within the Detailed Component are presented in 

Appendix 8. The total watercourse units on-Site equal 5.86 WU. 

Outline Component 

A total of 9.77 km of watercourses are present on-Site comprising rivers, ditches and small drainage 

channels. The total watercourse units on-Site equal 75.25 WU. 

Sections of four rivers are present on-Site totalling 4.07 km, comprising 0.48 km of Hyde Hill Brook, 

1.48 km Ifield Brook, 0.05 km of Ifield Mill Stream and 2.06 km of the River Mole.  

A total of 30 other watercourses are present on-Site totalling 5.7 km, comprising 20 ditches totalling 

4.53 km and 10 small drainage channels totalling 1.17 km. 

No other watercourses are present at or within 10 m of the Site.  

Table 3.3, Appendix 3 details the ecological baseline score Watercourse Units (WU) for watercourse 

habitats as determined by the Metric with the distinctiveness, strategic significance, condition rating, 

watercourse encroachment and riparian encroachment also listed. 
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4. POST-INTERVENTION BIODIVERSITY WITHIN SITE 

This section assesses the post-intervention biodiversity of the Proposed Development and considers 

the Detailed Component and Outline Component both separately and then in tandem. The 

opportunities for new and enhanced habitats have been determined based upon the professional 

judgement of a suitably qualified ecologist (SQE).   

4.1 Completed Development Habitats, Habitat Intervention and UKHab Translation  

4.1.1 Detailed Component 

The post development UKHab habitat types and target habitat types considered within the Detailed 

Component were decided by Arcadis as determined by the detailed landscape plans for Phase 1 

provided by Arcadis. The results are presented within the Arcadis BNG report presented in Appendix 

8.  

4.1.2 Outline Component 

The post-development UKHab habitat types considered within the Outline Component are presented 

in Table 4.1 as determined by landscape plans provided by Gillespies. The post-development habitat 

types created by the landscape outline design have been translated into the most appropriate UKHab 

habitat type, based upon the ‘BNG Landscape Areas’ document41 and any necessary adjustments as 

agreed with the landscape architects, and using the professional judgement of a SQE. The target 

habitat condition assigned to each UKHab habitat type is captured within the Metric. 

Table 4.1: Post Development Landscape – Area-based Habitats and UKHab Translation post-
intervention  

Open Space Type as per 

BNG Landscape Areas 

Document and Landscape 

Masterplan 

Habitat Type ‘Split’ as per BNG 

Landscape Areas Document 

UKHab Translation (post-

intervention) 

Semi Natural Open Spaces 

34% Marshy/Neutral Grassland (E)* 

34% Reedbeds/Wet Grassland (E)* 

24% Wood Pasture and Parkland 

(E)* 

4% Scrub and Hedgerow Planting 

(E) 

4% New Broadleaf Woodland* 

 

*Habitat enhancement and creation 

proposed in semi-natural open space 

areas have been refined since 

preparation of the landscape plans, 

such that all habitat enhancement in 

these areas will be to lowland meadow 

with additional hedgerow and 

woodland creation, and new woodland 

creation will be increased to at least 

6% and specifically lowland mixed 

deciduous woodland as agreed with 

Gillespies and the Client. 

34% Grassland – Lowland 

Meadow 

34% Grassland – Lowland 

Meadow 

24% Grassland – Lowland 

Meadow 

4% Species rich native 

hedgerow with trees 

6% Woodland and forest – 

lowland mixed deciduous 

woodland 

 
41 P12061-00-001-GIL-0782-02 - BNG Areas Table 
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Open Space Type as per 

BNG Landscape Areas 

Document and Landscape 

Masterplan 

Habitat Type ‘Split’ as per BNG 

Landscape Areas Document 

UKHab Translation (post-

intervention) 

Neighbourhood Park 1 – Ridge 

Park 

54% Existing tree groups and 

understorey planting (E) 

20% Amenity Grass 

14% Wildflower Meadow 

12% Hard Surfaces (including play) 

54% Baseline UKHab habitat 

types (w1g, g3c, g4, s, h3h) 

20% Grassland – Modified 

grassland  

14% Grassland – Other neutral 

grassland 

12% Developed land; sealed 

surface 

Neighbourhood Park 2 – 

Droveway Park 

30% Existing line of trees and scrub 

either side of meadow (E) 

15% Amenity Grass 

40% Wildflower Meadow  

15% Hard Surfaces (including play) 

30% Baseline UKHab habitat 

types (w1f, w1g, g3c, g4, r1a) 

15% Grassland – Modified 

grassland  

40% Grassland – Other neutral 

grassland  

15% Developed land; sealed 

surface 

Neighbourhood Park 3 – 

Grove Sports Hub (excluding 

sports pitch areas) 

35% Amenity Grass 

35% Reedbeds/Wet Grassland 

25% Existing tree groups and 

understorey planting 

5% Hard Surfaces (including play) 

35% Modified grassland 

35% Other neutral grassland 

25% Baseline UKHab habitat 

types (w1f, w1g, g3c, g4, r1a) 

5% Developed land; sealed 

surface 

Amenity Green Space 

50% Amenity Grass 

30% Hard Surfaces (including play) 

10% Ornamental Planting   

10% Native Planting 

50% Grassland – modified 

grassland 

30% Developed land; sealed 

surface 

10% Urban – Introduced shrub  

10% Heathland and shrub - 

Mixed scrub 

Landscape Managed for 

Nature Conservation 

40% Neutral Grassland 

25% Mixed Scrub 

35% Existing tree groups and 

understorey planting 

40% Grassland – Other neutral 

grassland 

25% Heathland and shrub – 

Mixed scrub 

35% Baseline UKHab habitat 

types (w1f, w1g, g3c, g4, r1a) 

Plots 
70% Hard Surfaces 

30% Soft Landscape 

70% Developed land; sealed 

surface 

30% Urban – Vegetated 

Gardens 

Ifield Brook Wood and 

Meadows Buffer 

27% Willow Scrub 

30% Marshy/Neutral Grassland (E) 

20% Existing riparian woodland (E)* 

15% SuDS / Wet Meadow 

8% Hard surfaces 

 

27% Heathland and shrub - 

Mixed scrub 

30% Grassland - Other Neutral 

Grassland (as per UKHab 

baseline) 

*20% Woodland and forest – 

other woodland; mixed (as per 

UKHab baseline) 
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Open Space Type as per 

BNG Landscape Areas 

Document and Landscape 

Masterplan 

Habitat Type ‘Split’ as per BNG 

Landscape Areas Document 

UKHab Translation (post-

intervention) 

* Existing woodland is w1g beside 

Ifield Brook (it is not classified as 

‘wet woodland’ in UKHab). It has 

been labelled ‘riparian’ in the BNG 

Landscape Areas document as it 

surrounds a watercourse. 

15% Lakes - Ponds (priority 

habitat) 

8% Urban - Developed land; 

sealed surface 

Allotments N/A 100% Urban – Allotments 

Sports Pitches (Grass 

surfaces) 
100% Grass surfaces 

100% Grassland – Modified 

grassland 

Sports Pitches (Artificial grass 

surfaces) 
100% Artificial grass surfaces 

100% Urban – Artificial 

unvegetated unsealed surface 

Primary Road 
73% Hardscape 

27% Planted verge** 

73% Urban - Developed land; 

sealed surface 

27% Grassland – Other neutral 

grassland / Urban – sustainable 

drainage system (50:50 split) 

Secondary Road 
73% Hardscape 

27% Planted verge** 

73% Urban - Developed land; 

sealed surface 

27% Grassland – Other neutral 

grassland / Urban – sustainable 

drainage system (50:50 split) 

Tertiary Roads 
68% Hardscape 

32% Planted verge** 

68% Urban - Developed land; 

sealed surface 

32% Grassland – Other neutral 

grassland / Urban – sustainable 

drainage system (50:50 split) 

**as per previous discussions with the project landscape architect in December 2022, it was proposed that 

primary, secondary and tertiary road verges would contain more mixed / biodiverse planting than typical short-

mown road verges, and that there would be extensive Sustainable Drainage System (SuDS) ditches. On this 

basis, it was assumed that planted verges would comprise a 50:50 split of neutral grassland and SuDS.  

 

In addition, other habitats / areas as illustrated on the landscape masterplan are translated as 

follows: 

• ‘Play Areas’ are translated to ‘Urban – artificial unvegetated, unsealed surface’; 

• Individual sports pitches are translated to either ‘Grassland – modified grassland’ or ‘Urban – 

artificial unvegetated, unsealed surface’;  

• Paths / tracks and areas of hardstanding not depicted as road or plots are translated to ‘Urban 

– developed land; sealed surface’;  

• Area surrounding sports pitches are either ‘Grassland – modified grassland’ or ‘Grassland – 

other neutral grassland’, depending on location and predicted level of use; and 

• Areas of land between the edge of the primary road footprint and the outer-most extent of 

earthworks, where there is no other development proposed, are assumed to be reinstated as 

‘Grassland – modified grassland’ post-development. 

 

Due to the outline nature of the design at the time of writing of this BNG assessment, it is not possible 

to fully assign or confirm post-development interventions for linear features including hedgerows and 
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watercourses. Further discussion of the aspirations of the Proposed Development, where known, for 

hedgerow planting and/or enhancement with watercourse creation and/or enhancement is discussed 

in Section 4.2.2. 

4.2 Post-intervention Biodiversity 

The following subsections describe the habitat changes within the Outline Component, based on the 

Proposed Development. Reference to areas and lengths on-Site within Section 4 and 5 of this report 

are area and lengths on-Site within the Outline Component only. The habitat changes within the 

Detailed Component are detailed in Appendix 8. 

4.2.1 Impacts to Irreplaceable Habitats and Habitats of Principal Importance 

Embedded mitigation for the Proposed Development has included avoidance of priority habitats and 

protected plants (i.e. native bluebell) where possible, creation of buffers around sensitive on-Site and 

adjacent habitats (including watercourses and woodland). The loss of all on-Site and off-Site 

(adjacent) AWI woodland will be avoided through design and micro-siting. However, it has not been 

possible to avoid all areas of priority habitat, including a number of ponds within the Ifield Golf Course 

and hedgerows.  

The Proposed Development will retain all three veteran trees within the Outline Component. However, 

the loss of one veteran tree is unavoidable within the Detailed Component. Further details about the 

wholly exceptional circumstances for the loss of this one veteran tree are included in the Planning 

Statement  which accompanies the planning application. 

Where the removal of a single veteran tree is unavoidable, bespoke compensation measures will be 

implemented within the wider Site to support the retention of ecological function and habitat 

continuity. As seen in Environmental Statement (ES) Chapter 8: Biodiversity in ES Volume 1, these 

will include: 

• Creation of vertical habitat stacks using sections of the felled veteran tree and associated 

standing deadwood. These will be cut into large segments and relocated to suitable areas 

within retained habitats on-Site, where they can decompose naturally, providing valuable 

invertebrate and fungal habitat. 

• Replanting of the main tree stump, including excavation and relocation of the root plate where 

feasible, to allow continued ecological function in a new position on-Site. 

• Artificial veteranisation of selected mid-age trees within adjacent retained habitats to 

accelerate the development of veteran tree features such as cavities, deadwood, and bark 

loss. 

• Supplementary tree planting, including species known to veteranise more rapidly (e.g., fruit 

trees), in open areas of the Site to contribute to the long-term continuity of veteran tree 

habitat features. 

These measures are designed to retain ecological value, promote long-term habitat function, and 

compensate for the unique biodiversity value associated with veteran trees. 

4.2.2 Baseline Habitats Permanently Lost to Development in the Outline Component  

A large proportion of arable cropland (in the central portion of the Site) and modified grassland (on 

the Ifield Golf Course) will be permanently lost to development. In addition, smaller parcels of other 

neutral grassland, introduced shrub, ponds (priority habitat and non-priority habitat), mixed / 

blackthorn / bramble scrub, tall forbs, vegetated gardens and broadleaved / mixed woodland will be 

permanently lost.  

A number of hedgerows and lines of trees will be wholly or partially lost to development.  
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The majority of the ditches on the Ifield Golf Course in the south of the Site are intended to be 

permanently lost.  

Based on the tree removal and retention plan and landscape plans provided by Gillespies and as a 

worse-case scenario, 61 individual trees (2 large, 18 medium, 41 small) as defined according to the 

UKHab survey and the Statutory Metric user guide, could be removed as a result of the Proposed 

Development. Some of these trees will definitely be removed and some will potentially be removed 

subject to detailed design. 

4.2.3 Baseline Habitat Retained (No Change) in the Outline Component 

In the northern, western and central areas of the Site, areas of broadleaved woodland and the 

majority of hedgerows, lines of trees and individual trees will be retained. Further retained habitats 

are present around the edges of the Site, notably to the north and south of Ifield Golf Course. This 

includes the areas of existing lowland deciduous woodland which would be retained and protected 

from any development activities.  

Based on the tree removal and retention plan and landscape plans provided by Gillespies, 92 trees 

(23 large, 48 medium, 21 small) as well as three veteran trees are to be retained.  

A 25 m buffer between the development and Ifield Brook and its surrounding habitats, including the 

woodland edge and existing neutral grassland will also be retained. 

Additional ancient woodland buffers are proposed, including along the southern edge of Ifield Golf 

Course. No works will be undertaken within 15 m of the retained ancient woodland.  

Hedgerows and lines of trees on the peripheries of the development and all rivers within the Site 

boundary will also be retained. 

To prevent damage to retained habitat, caused by construction activities, all retained woodland, 

trees, hedgerow, scrub and the stream would be protected by fencing before any construction takes 

place. Protective fencing would keep machinery away from roots and branches to prevent damage.  

It is not possible to avoid removing areas of grassland, arable land, certain hedgerows and ditches; 

this is required to facilitate the Proposed Development. 

4.2.4 Baseline Habitat Retained and Enhanced in the Outline Component  

Semi Natural Open Space 

The intention is to enhance the existing grassland, including 2.08 ha of other neutral grassland and 

26.61 ha of modified grassland in the ‘northern fields’ (predominantly north of the River Mole) which 

is not being lost to development, to lowland meadow in ‘good’ condition. The feasibility of lowland 

meadow creation is somewhat dependent on the soil nutrient status. As seen in ES Chapter 6: Soil 

and Agriculture in ES Volume 1, the Site is underlain by soils of the Wickham 1 Association, which 

comprise fine silty or fine loamy topsoils over slowly permeable clayey subsoils (typical stagnogleys). 

These soils are common in the Low Weald and are classified as Grade 3b agricultural land, meaning 

they are not considered Best and Most Versatile (BMV) and are therefore appropriate for habitat 

creation. While these soils are naturally seasonally waterlogged (Wetness Class IV), drainage 

improvements (where feasible) could raise their suitability to Wetness Class III, allowing for the 

successful establishment of lowland meadows. With appropriate management including low nutrient 

input, hay cutting, and selective seeding, this soil type can support the creation of UKHab ‘Lowland 

meadow’ habitats. It is worth noting lowland meadow creation has been undertaken successfully by 

the National Trust in similar habitats42,43 using wildflower meadow seeds harvested from suitable 

‘donor sites’ and sowing it onto new receptor sites. Furthermore, the creation of lowland meadow is 

 
42 National Trust. North Devon Grasslands Project. Available at: North Devon Grasslands project | National Trust [Accessed March 2025] 

43 National Trust. Cornish Coastal Meadows Project. Available at: Cornish Coastal Meadows Project | National Trust [Accessed March 

2025] 

https://www.nationaltrust.org.uk/visit/devon/woolacombe/north-devon-grasslands-project
https://www.nationaltrust.org.uk/visit/cornwall/cornish-coastal-meadows-project
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deemed appropriate due to the large scale and continuity of the grassland areas in question, and 

would increase the area of lowland meadow in West Sussex, which has declined significantly over the 

last century. Early delivery of the lowland meadow in the ‘northern fields’ will be considered to 

increase the biodiversity net gain score, but the score is not reliant on early delivery at this stage. 

Specific measures required to achieve lowland meadow in good condition will be detailed in a Habitat 

Management and Monitoring Plan (HMMP) to be produced at detailed design stage and be secured 

via a planning condition. The initial soil analysis will inform measures required to reduce nutrient 

levels and treat compacted soils if necessary, and would be captured via condition. To successfully 

change the characteristics of this area prior to sward enhancement, a change in land use and 

management is required initially to steer management away from cattle grazing, although a varied 

vegetational structure can be achieved by light grazing if required. The cessation of detrimental 

agricultural activities (grazing) in the fields would also improve structural diversity, species richness 

and reduce nutrient enrichment. To further aid in the reduction of nutrient levels to allow species rich 

swards to develop, there would be no use of artificial fertilisers or herbicides. An appropriate hay 

cutting regimes would take place (most likely an annual late-summer cut, but with an earlier spring 

cut incorporated if required to supress weed growth), with arisings collected to prevent nutrient 

enrichment. Species diversity would be improved by scarifying and over-sowing with suitable seed is 

suggested, preferably from a nearby lowland meadow, with the addition of native yellow rattle 

recommended. Seed transferral using green hay may also be considered. The intention is to retain 

existing damp areas including ponds and ditches (including any marginal vegetation) in the northern 

fields within the lowland meadow area, as they are an important feature in lowland meadows and 

allow for natural flood regimes. The existing hedgerows in this area are also intended to be retained 

and enhanced. More invasive methods such as localised topsoil removal and turf stripping could be 

explored if ‘soft’ enhancement measures are deemed insufficient.  

Neighbourhood Parks 1, 2 and 3  

The intention is to retain and enhance existing tree groups and their associated habitats in all three 

Neighbourhood Park areas, and enhance existing ponds in Neighbourhood Park 1 to good condition 

(as shown in Figure 2.1.1, Appendix 1). 

BNG Retained, Nature Conservation Area and Amenity Green Space  

To ensure metric trading rules are satisfied for high distinctiveness habitats, 1.24 ha of existing 

lowland mixed deciduous woodland (LMDW), located along the western Site boundary and south-east 

Site boundary (T124 and T216, see Appendix 1, Figure 1.2), will be retained and enhanced from 

‘moderate’ to ‘good’ condition. The woodland is expected to take 20 years to achieve ‘good’ condition, 

through long-term management that includes removal of invasive species, reduction of the amount 

of temporary open space to 0 to 20% by increasing understorey and tree planting, increasing the 

amount of deadwood throughout 50% of the woodland, planting to ensure three age classes are 

present, encouraging woodland regeneration by increasing amount of classes present through 

coppicing and introduction of saplings, and long-term maintenance that encourages the development 

of three or more storeys.   

4.2.5 Habitat Created Post Development in the Outline Component  

A variety of different habitat types will be introduced into the Proposed Development Site within the 

Outline Component, including parcels of LMDW in the west of the Site, introduced shrub and mixed 

scrub in amenity green space areas, new pond creation, modified grassland and neutral grassland 

comprising and surrounding the sports pitches and intervening some of the roads/plot areas, neutral 

grassland and SuDS around new roads, as allotments, vegetated gardens (within residential plots) 

and extensive new tree planting. Some of these are described in more detail below and the location 

is shown on Figure 2.1.1. 

Semi Natural Open Space 



 

BIODIVERSITY NET GAIN ASSESSMENT REPORT  

WEST OF IFIELD 

 

 
 

 

32 

The intention is to create new parcels of LMDW, approximately 2.45 ha, in the north-west of the Site 

preferably adjacent to existing LMDW along the northern boundary (some of which is ancient 

woodland) and undertake any gap filling in the existing woodland, to meet trading rules for high 

distinctiveness habitats. This will decrease fragmentation within the woodland around the Site 

boundary and increase connectivity to surrounding areas. This approach will likely promote natural 

regeneration and successful establishment of LMDW. Whilst a gradual expansion by natural 

regeneration is best for wildlife, planting will often be necessary to ensure an adequate stocking. An 

optimal design would be to plant groups, leaving space between them and the existing wood to fill 

naturally. Choice of species for planting should be informed by similar considerations to planting 

within the wood44. 

The woodland is expected to take 10 years to establish and reach ‘poor’ condition, however and 

ecologically diverse woodland in ‘moderate’ condition may be achieved through appropriate long-

term management for more than 30 years. Habitat management actions include those that:  

• Manage woodlands according to the UK Forestry Standard45; 

• Maintain structural diversity with mature trees and scrub of varying age to provide a wide 

range of habitats. Ensure continuity of woodland by regeneration or replanting when 

necessary; 

• Maintain ‘naturalness’ of woods where possible, avoiding sudden and drastic modification of 

woods; 

• Maintain woodland ‘edge habitat’ to encourage a wide variety of flora and fauna; 

• Maintain open spaces such as ridges and clearings to provide sheltered sunny areas. This 

encourages the growth of flowering plants which provide nectar and pollen for insects. If 

possible, the open areas should include bare ground and low and high vegetation; 

• Leave any wet areas such as streams and ponds undisturbed; 

• Maintain a range of dead wood, particularly for saproxlyic invertebrates, in both shady and 

sunny situations. This will also encourage fungi which provide food for invertebrates and 

birds; 

• Maintain the undisturbed soil structure; and  

• Allow natural regeneration of woodlands wherever possible46. 

Neighbourhood Parks 1, 2 and 3 

The intention is to retain high quality habitats (centred around existing tree groups / woodland) and 

create new areas of modified grassland and neutral grassland where baseline habitats were lower 

quality (such as cropland). Modified grassland is not considered likely to achieve above ‘poor’ 

condition due to the anticipated high levels of public and visitor pressure once the Proposed 

Development is complete. Although it will be possible around the margins with a varied cutting 

regime.  

The newly created neutral grassland in the Neighbourhood Park areas, will be designed to match the 

UKHab definition of ‘Other neutral grassland’, with target species dominant including, but not limited 

to; common bent Agrostis capillaris, false oat-grass Arrhenatherum elatius, cocks-foot Dactylis 

glomerata, sweet vernal grass Anthoxanthum odoratum, crested dog’s tail Cynosurus cristatus, lady’s 

 
44 Forestry Commission (1994). The Management of Semi-natural Woodlands 3. Lowland Mixed Broadleaved Woods. Practice Guide. 

Available at: https://cdn.forestresearch.gov.uk/2003/01/fcpg003.pdf [Accessed June 2025] 
45 Forestry Commission (2023). The UK Forestry Standard The governments’ approach to sustainable forest management. Available at:  

https://assets.publishing.service.gov.uk/media/651670336a423b0014f4c5c0/Revised_UK_Forestry_Standard_-

_effective_October_2024.pdf [Accessed June 2025] 
46 Suffolk’s Biodiversity Information Service. Suffolk’s Priority Habitats. Available at: https://mail.suffolkbis.org.uk/habitat/lowland-

deciduous-woodland [Accessed: June 2025] 

https://cdn.forestresearch.gov.uk/2003/01/fcpg003.pdf
https://assets.publishing.service.gov.uk/media/651670336a423b0014f4c5c0/Revised_UK_Forestry_Standard_-_effective_October_2024.pdf
https://assets.publishing.service.gov.uk/media/651670336a423b0014f4c5c0/Revised_UK_Forestry_Standard_-_effective_October_2024.pdf
https://mail.suffolkbis.org.uk/habitat/lowland-deciduous-woodland
https://mail.suffolkbis.org.uk/habitat/lowland-deciduous-woodland
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smock Cardamine pratensis, sorrel Rumex acetosa, yarrow Achillia milliofolium, meadow buttercup 

Ranunculus acris and ribwort plantain Plantago lanceolata. The grassland cover should be between 

50% and 70% with forbs up to 50% cover and will be managed in a way to encourage a varied sward 

height, with any scrub and invasive / broadleaved weeds removed. There will be greater than nine 

native species per metre square in the newly created grassland. The grassland enhanced from 

modified grassland to neutral grassland will be managed to achieve tussocky grassland, with a species 

mix used that will specifically produce grass tussocks. The grassland will provide habitat for a range 

of invertebrates as well as reptiles and amphibians. It is expected that these areas will be able to 

achieve a target condition of ‘moderate’. 

Amenity Greenspace 

The intention is to create modified grassland, introduced shrub and mixed scrub habitats in the 

Amenity Greenspace areas. The newly created scrub would be designed to achieve a ‘moderate’ 

target condition. Clearings or glades would be created within the larger areas of scrub with a range 

and age classes from seedlings to mature shrubs. The scrub should have a well-developed edge with 

grasses and herbaceous species. The scrub should consist of native species with at least three woody 

species present with the hazel being dominant. The habitat should be managed to ensure no invasive 

non-native species are present within the habitat. It is expected that with suitable habitat 

management such as a varied cutting regime the modified grassland areas will be able to achieve a 

target condition of ‘moderate’. 

Landscape Managed for Nature Conservation 

In addition to the existing tree groups and their associated habitats, the intention is to create 

additional areas of mixed scrub and neutral grassland habitat in areas designed and managed 

primarily for nature conservation. It is expected that these habitats will reach a target condition of 

‘good’. 

Plots 

Soft landscaping is anticipated to comprise 30% of new residential plots. These are likely to include 

urban vegetated gardens, comprising lawns and flower beds.   

Ifield Brook Wood and Meadows Buffer 

In addition to the retention of existing neutral grassland and woodland, the intention is to create 

‘SuDS and wet meadow’ within the Ifield Brook Wood and Meadows Buffer, along with mixed scrub 

habitat. The newly created scrub should be designed to achieve a ‘moderate’ target condition. It has 

been assumed that the ‘SuDS and wet meadow’ will, in practice, comprise vegetated new ponds 

(priority habitat) and reach ‘Moderate’ condition. The ponds should be created so that they are 

allowed to naturally fluctuate throughout the year and should not be artificially connected to any 

ditches, rivers/streams or pipes. In line with the Site Design and Habitat Creation principles for 

aquatic habitats in the Bird Hazard Management Plan47, the ponds should be created and managed 

in way that is less attractive for flocks of birds and large waterfowl. Ponds will be located south of 

the River Mole, not positioned within large expanses of grassland or arable land, and be located in a 

sheltered environment (near to the woodland buffer along the eastern edge of the Site or, if this is 

not feasible, providing new planting screening around them). Ponds would be created as a network 

of smaller ponds, rather than large expanses of open water, and be made shallow (<1 m at the 

deepest point) where possible. Aquatic vegetation should cover at least 50% of the surface with some 

areas of open water, and less than 10% of the ponds should be covered with duckweed or filamentous 

algae. To encourage suitability for amphibians, new ponds should not be artificially stocked with fish. 

The ponds would provide a valuable habitat for a range of wildlife including invertebrate species, 

reptiles and amphibians. 

 
47 Bird Hazard Management Plan. Land West of Ifield. Ramboll, July 2021. 
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Whilst new woodland planting is proposed as part of the Proposed Development this doesn’t contradict 

with the Bird Hazard Management Plan as overall across the Site there is a net loss of woodland when 

compared with the pre-development conditions. 

Primary, Secondary and Tertiary Roads 

The intention is to have biodiverse road verges surrounding the primary, secondary and tertiary 

roads, consisting of neutral grassland and SuDS.  

It has been assumed that where earthworks stretch beyond the edge of the primary road footprint, 

these habitat areas will be lost and then replaced with modified grassland. Modified grassland is 

considered most appropriate because these areas of earthworks are likely to have been highly 

disturbed and damaged during construction, and the resulting topography may not be suitable for 

the creation and appropriate management of habitats of higher distinctiveness. 

Allotments and Sports Pitches 

Functional community spaces including allotments and recreational sports pitches have been included 

as part of the landscape masterplan. These areas will include allotments, and modified grassland 

(grass surfaced sports pitches) and artificial unvegetated unsealed surface (artificial grass surfaced 

sports pitches). 

4.2.6 Trees 

As per the Completed Development Landscape Plan (P12061-00-001-GIL-Illustrative Masterplan BNG 

Areas.dwg) (see Appendix 1), 844 new trees will be planted within the Outline Component, in addition 

to those retained by the development in the Outline Component. Based on the projected size in 30 

years after planting, the high planting densities and the urban setting, tree sizes are predicted to be 

‘small’, although it is possible that some medium trees could be present in the mix, which would 

improve the biodiversity value of this habitat. Using the Tree Helper tool in the Metric, the estimated 

area of the newly planted individual trees, based on them all being ‘small’, is 3.44 ha. This is shown 

as ‘Individual Trees – Urban Trees’ in the Metric. 

4.2.7 Linear Habitats - Hedgerows 

The development, based on Parameter Plan 1 Landscape and Public Realm (by Prior & Partners, 

WOI-HPA-PLAN-PP01-01, REV P02) (see Appendix 1), is predicted to remove 1.79 km of hedgerows 

and lines of trees, including 0.3 km of native hedgerow, 0.7 km native hedgerow with trees, 0.16 

km of line of trees, 0.46 km ecologically valuable line of trees and 0.17 km non-native and 

ornamental hedgerow in the outline component. 

Existing hedgerows / sections of hedgerows on the Site which are not being lost to development 

would be enhanced, where feasible, to improve the condition and / or distinctiveness value of these 

features. Hedgerows which are currently species-poor would be enhanced to species rich hedgerows 

through the provision of supplementary planting, whereby an existing gaps or sparse sections would 

be planted with new whips. A suitably diverse range of species should be introduced into existing 

hedgerows, using native species of local provenance, and taking in consideration climate resilience. 

Enhanced hedgerows would also be protected from damage through grazing or other activities, to 

promote the growth of a diverse understorey and create strips of undisturbed land along at least one 

aspect of every hedgerow. Appropriate management practices would ensure enhanced hedgerows 

are maintained at a minimum of 1.5 m wide and 1.5 m high, and invasive and non-desirable species 

would be controlled. In some instances, hedge laying may be appropriate, especially for younger 

hedges, to improve structure and form in the long-term. Hedgerows will be retained where feasible 

in semi natural open spaces, amenity greenspaces and neighbourhood park areas. Where hedgerows 

are retained an enhanced  

Based on the Parameter Plan 1 Landscape and Public Realm, to achieve a net gain of 10% in 

hedgerows, 1.2 km of new hedgerow should be planted which would comprise 1.2 km of native 
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species-rich hedgerow (currently not shown on landscape drawings). The planting of 1.2 km new 

hedgerow is considered feasible given the area of the Outline Component. If more hedgerows can be 

retained than is depicted by the outline parameter plans, the amount of new hedgerow planting 

required to achieve a 10% net gain could be reduced. The newly created hedgerows would be 

designed to be of a ‘moderate’ target condition. The hedgerows should be managed to at least 1.5 m 

high and 1.5 m wide and be continuous along their length with no gaps. The created hedgerow must 

have at least five native woody species to classify as ‘Native Species-Rich Hedgerow’ and should be 

free of invasive, neophyte and undesirable species. Consideration should also be given to climate-

resilient species, for both the woody hedgerow species and any standard tree planting. Newly planted 

hedgerows will be allowed to grow up and out and would be trimmed back on a three-year rotation, 

to allow flowers and fruit to grow. 

Where possible, new hedgerow planting should consider linking existing hedgerows and other habitats 

to improve connectivity Site-wide and within the wider area. Combined, the retained, enhanced and 

proposed new hedgerows detailed above would deliver a total of 67.15 HUs. Not including the 

proposed new hedgerow, the retained and enhanced hedgerows detailed above would deliver a total 

of 58.92 HUs. 

4.2.8 Linear Habitats – Watercourses 

Rivers  

At the time of writing of this BNG assessment report the proposed landscaping scheme, flood risk 

management interventions and construction design are at outline stage. A complete and detailed 

assessment of the post-development RCA of watercourses including ditches on-site cannot be 

undertaken at this time.  

It can be confirmed that no watercourses have been identified as requiring diversion as part of the 

development proposals. The development proposals include flood risk management interventions 

with the potential for works to the riparian zones of the River Mole and Ifield Brook watercourses 

(and their river channels) to increase the floodplain volume and river flow conveyance capacity.  

Existing watercourse details, locations and levels are required and yet to be confirmed by further Site 

investigations to aid the drainage engineers with their design for discharge connections into the 

existing watercourses. Preliminary proposals are for two drainage outfalls with headwalls into the 

River Mole and one drainage outfall with headwall into Hyde Hill Brook.  

Once detailed design has been undertaken (including design for roads, structures, drainage, 

arboriculture and landscape), then update RCA surveys and assessments against Priority River Map 

criteria will be undertaken. Consequently, the riparian zone encroachment and watercourse 

encroachment for each watercourse will be re-assessed.  

Despite this, the 32 Condition Indicator Scores for all MoRPh5 surveys at each of the watercourses 

has been reviewed. The negative indicators score reflect human pressures and interventions to the 

watercourse or riparian zone. Negative indicator scores can be provided to the project team including 

the water and structure engineers and landscape architects to inform interventions and features that 

could be incorporated in the detailed project design.  

Potential opportunities for improvement in condition scores of watercourses have been identified from 

the previous RCA and discussed in the paragraphs below; however, are not limited to these 

opportunities and should be revised using the update RCA findings once available. Consultation with 

and consent from the EA will be required for works at and within 8m of the Main Rivers of the River 

Mole, Ifield Brook and Hyde Hill Brook. 

If works within the Local Wildlife site and ancient woodland designations are possible, opportunities 

for improvement of Ifield Brook from ‘Fairly Good’ to ‘Good’ condition are thought to include 
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increasing channel aquatic morphophtyes and increasing the richness of channel bed and channel 

material natural features.  

Identifying detailed opportunities at outline design stage is not possible. However, it is thought that 

for improvement of the River Mole from ‘Fairly Good’ to ‘Good’ condition potential opportunities could 

include reducing the extent of bank top managed ground cover and reducing the extent of bank face 

reinforcement and materials. Opportunities for improvement could include increases to bank face 

naturalness, extent and richness. 

Potential opportunities for improvement of Hyde Hill Brook from ‘Moderate’ to ‘Good’ condition include 

reducing the extent of artificial channel margin, bank and bank face artificial features, reducing 

channel bed siltation and reducing the extent of channel bed filamentous algae, reducing non-native 

invasive plant species and reduce the bank top managed cover. Opportunities for improvement could 

include increasing bank top water-related features and increasing the channel margin aquatic 

vegetation morphotype richness. 

Ditches 

A proportion of the Site’s existing ditches will be permanently lost to development when replaced by 

built environment including roads, plots and sports pitches. Any existing ditches located in habitat 

areas to be retained will be retained including the ditch (unnamed watercourse) flowing from north 

to south from Rusper Road into the River Mole. Any existing ditches situated around the Site 

peripheries and in retained habitat such as Neighbourhood Park areas and Amenity Greenspaces will 

be retained.  

Based upon the outline parameter plans, a total length of up to 3.80 km of ditches could be 

permanently lost to the development. A total length of 1.9 km ditches (including an unnamed 

watercourse/ditch running south to north into the River Mole and 0.15 km of small drainage channels) 

will be retained. It is predicted that all ditches to be retained can be improved through the following 

actions to achieve ‘moderate’ condition through design and management: 

• Maintaining good water quality, with clear water (low turbidity) and no pollution. 

• Planting a range of emergent, submerged and floating-leaved plants so that there are than 

10 species of emergent, floating or submerged plants present in a 20 m ditch length. 

• Planting a fringe of aquatic marginal vegetation along more than 75% of the ditch. 

• Maintaining less than 10% cover of filamentous algae and or duckweed Lemna spp by 

minimising eutrophication. 

• Minimising physical damage to less than 5% of the ditch, by preventing damage from damage 

from machinery use or storage, or any other damaging management activities. 

• Subject to any flood risk restrictions, aaintaining sufficient water levels with a minimum 

summer depth of approximately 0.5 m in minor ditches and 1 m in main drains. 

• Ensure that less than 10% of the ditch is heavily shaded. 

• Ensure that there is an absence of floral and faunal invasive non-native species (INNS). 

Combined, the retained and enhanced rivers and ditches within the Site, as well as any changes to 

their riparian zone and watercourse encroachment, would deliver a total of 80.7 WU and a -0.46% 

net loss. Based on the outline parameter plans, to achieve a 10% net gain in watercourse units, it is 

recommended that a minimum length of 2.2 km of new ditch, in moderate condition, is created. The 

creation of 2.2 km new ditch is considered feasible given the total area of the Outline Component. If 

more ditches/drainage channels can be retained than is depicted by the outline parameter plans, the 

amount of new ditch creation required to achieve a 10% net gain could be reduced. 

Riparian Zone Encroachment  
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Post-development habitats which classify as riparian zone encroachment for this Site include modified 

grassland (sports pitches), developed land, buildings, artificial unvegetated surface, any new habitats 

in neighbourhood park areas, amenity greenspace areas, play areas, plots, allotments and primary, 

secondary and tertiary roads.  

Watercourse Encroachment 

No watercourses have been identified as requiring diversion as part of the development proposals. 

At this stage in the project with only outline design available, it is understood that watercourse 

encroachment will be avoided within the channel of watercourses on-Site during construction of roads 

and other access infrastructure.  

The development proposals include flood risk management interventions with the potential for works 

to the river channels of the River Mole and Ifield Brook watercourses (and their riparian zones) to 

increase the floodplain volume and river flow conveyance capacity.  

Once the detailed design becomes available, update RCA surveys will be undertaken, and assessment 

of the in-channel works and any proposed engineered features such as bank revetments, headwalls 

(small or large), or weirs and their encroachment values on the watercourses on-Site will be 

undertaken. 

It has not yet been confirmed if the ditch (unnamed watercourse) flowing from north to south from 

Rusper Road into the River Mole will either be bridged or culverted beneath a road crossing as part 

of the Proposed Development. This will be confirmed at detailed design stage. Furthermore, neither 

the flood risk management works, SuDS features, nor any watercourse/drainage features, have been 

subject to detailed design. However, a level of watercourse encroachment for existing 

pedestrian/cycle routes to be enhanced and upgraded and proposed new pedestrian/cycle routes is 

measured in this assessment. Once detailed design and updated RCAs have been undertaken, then 

watercourse (and riparian zone encroachment) will be re-assessed. 

4.3 Additionality 

Habitats subject to additionality exist only within the Outline Component. They have been included 

in this BNG assessment but only count up to no net loss as described in Section 2.5.6. The whole Site 

(including both the Detailed and Outline Components) has 845.98 baseline biodiversity units (BU) 

and achieves 953.38 BU at post-development equivalent to a 12.70% net gain. Mitigation actions 

within buffer zones around ancient woodland and Hyde Hill Wood LWS can count for no more than 

845.98 BU (100%) i.e. up to no net loss. In other words, at least 84.60 BU (10%) should come from 

other on-Site or off-Site gains or statutory biodiversity credits, outside of any units delivered as part 

of mitigation actions. In this case, 4.86 BU are being delivered from habitat retention, creation and 

enhancement in the buffer areas, and the remaining 948.52 BU are being delivered from habitat 

retention, creation and enhancement outside of mitigation areas. This means that sufficient 

biodiversity units are coming from habitat creation and enhancement areas not subject to 

additionality. Details of habitat retention, creation and enhancement subject to additionality are 

provided in Appendix 9.  

4.4 Post-Intervention Summary  

Tables 3.1 – 3.3 in Appendix 3 detail the retained post-development habitats and their corresponding 

biodiversity unit scores. Tables 4.1 – 4.3, Appendix 4 details the created and enhanced post-

development habitats and their corresponding biodiversity unit score based on the current landscape 

plan and as determined by the Metric, with the habitats shown. 



 

BIODIVERSITY NET GAIN ASSESSMENT REPORT  

WEST OF IFIELD 

 

 
 

 

38 

5. CALCULATION OF BIODIVERSITY CHANGE 

5.1 Quantitative Biodiversity Change 

This section details the biodiversity unit changes between the baseline and the post-development 

Site. Table 5.1 shows the calculation of change for area-based habitats and linear features at the 

development Site, pre-development and post-development, based on the development plans, with 

the outcome for biodiversity. The results are summarised for the Detailed Component (as assessed 

by Arcadis, see Appendix 8), the Outline Component (as assessed by Ramboll) and for the Whole 

Site, that is for the Detailed and Outline Components combined. 

Table 5.1: Baseline Biodiversity, Post-development Biodiversity and Biodiversity Change  

Biodiversity 

Feature 

Baseline  

(area (ha) 

/length (km)) 

Baseline Units  

(BU/HU/WU) 

Post-

development 

(area (ha) 

/length (km)) 

Post-

development 

(BU/HU/WU) 

Outcome 

Detailed Component 

Area-based 

Habitats 
30.60 ha* 138.60 BU 30.34 ha* 147.19 BU 

+ 6.19 %  

= Net gain  

Hedgerows  1.14 km 15.08 HU 0.87 km 13.86 HU 
- 8.10 % 

= Net loss 

Rivers and Ditches 1.2 km 5.90 WU 0.9 km 5.70 WU 
- 2.25 % 

= Net loss 

Outline Component 

Area-based 

Habitats 
144.21 ha* 707.38 BU 147.11 ha* 806.20 BU 

+ 13.97 % 

= Net gain  

Hedgerows  5.42 km 45.93 HU 3.63 km 45.38 HU 
- 1.19%  

= Net loss ** 

Rivers and Ditches 9.80 km 75.2 WU 7.50 km 75.9 WU 
0.83% 

= Net gain ** 

Whole Site (Detailed and Outline Components) 

Area-based 

Habitats 
174.82 ha* 845.98 BU 177.46 ha * 953.38 BU 

+ 12.70 % 

= Net gain  

Hedgerows  6.56 km 61.01 HU 5.70 km 58.92 HU 
- 3.42 % 

= Net loss ** 

Rivers and Ditches 11.0 km 81.1 WU 10.5 km 81.6 WU 
- 0.46 % 

= Net loss ** 

*The total Site area includes trees, which are above other habitat types, so it differs slightly from the area of the 

Site boundary and baseline area.  

** These results reflect hedgerow/watercourse losses, retention and enhancement only, but not creation which 

would be required to achieve the 10% net gain requirement. 

The final change is a 12.70% net gain for area-based habitats, a -3.42% net loss in hedgerows and 

a -0.46% net loss in watercourses.  

Based on the outline parameter plans, a net gain of 10.07% for hedgerows could be achieved if 

1.2 km of species-rich native hedgerow (moderate condition) is created. A net gain of 10.14% could 

be achieved for watercourses if 2.2 km of new ditch (moderate condition) is created. The creation of 

1.2 km of new hedgerow and 2.2 km of new ditch is considered feasible given the total area of the 
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Outline Component. In principle, this is possible and the Site will deliver this at Reserved Matters 

stage. If more ditches/drainage channels and hedgerows/lines of trees can be retained than is 

depicted by the outline parameter plans, the amount of new ditch and hedgerow creation required to 

achieve a 10% net gain could be reduced. 

Trading Rules  

Trading rules are satisfied for area-based habitats but not for hedgerows or watercourses. If 1.2 km 

of species-rich native hedgerow is created, as proposed, to achieve a 10.07% net gain for hedgerows, 

trading rules would be satisfied. Likewise, if 2.2 km of new ditch is created, as proposed to achieve 

a 10.14% net gain for watercourses, trading rules would be satisfied. These figures are based on the 

outline parameter plans. If at detailed design stage fewer metres of ditches and hedgerows are 

removed then the requirements could be adjusted accordingly to achieve at least a 10% net gain. 

Additionality 

Habitats within the Outline Component that are subject to additionality have been included in this 

BNG assessment and only count up to no net loss as described in Section 2.5.6.  

5.2 Outcomes for Biodiversity  

Table 5.2 shows the broad habitat changes for habitats, highlighting where like-for-like or like-for-

better compensation has been achieved, as per Principle 6 of the CIEEM Biodiversity Net Gain 

principles for development along with the overall outcome for the Whole Site (including both the 

Detailed and Outline Components). 

Table 5.2: Baseline Biodiversity for the Whole Site, Post-development Biodiversity and 
Biodiversity Change per Habitat Group  

Total Site Units 
Baseline 

(Pre-development) 
Post-development  Overall Change 

Habitat Group 

Baseline 

Area/Length 

(ha/km) 

Baseline Units 

(BU/HU/WU) 

Post-

development 

Area/Length 

(ha/km) 

Post-

development 

Units 

(BU/HU/WU) 

Area 

Change 

(ha/km) 

BU/HU/WU 

Change  

Whole Site 

Cropland  43.22 95.60 0.17 0.38 -43.05 -95.22 

Grassland 91.53 372.09 73.61 606.36 -17.92 234.27 

Heathland & Shrub 2.59 25.53 3.49 29.77 0.91 4.24 

Lakes 0.31 3.12 0.89 9.47 0.58 6.35 

Sparsely Vegetated 

land 
1.17 4.61 0.04 0.19 -1.13 -4.42 

Urban 6.24 0.39 72.46 36.61 66.21 36.22 

Woodland and 

Forest 
26.13 313.13 20.48 239.57 -5.65 -73.56 

Watercourse 

footprint 
0.01 0.00 0.06 0.00 0.05 0.00 

Individual trees 3.62 31.52 6.26 31.03 2.64 -0.48 

Species-rich native 

hedgerow with trees 
1.26 22.88 1.99 37.03 0.73 14.15 

Species-rich native 

hedgerow 
0.00 0.00 1.38 15.57 1.38 15.57 

Native hedgerow 

with trees 
1.48 17.22 0.00 0.00 -1.48 -17.22 



 

BIODIVERSITY NET GAIN ASSESSMENT REPORT  

WEST OF IFIELD 

 

 
 

 

40 

Total Site Units 
Baseline 

(Pre-development) 
Post-development  Overall Change 

Ecologically valuable 

line of trees 
1.28 9.13 0.82 4.99 -0.46 -4.14 

Native hedgerow 1.65 9.09 0.00 0.00 -1.65 -9.09 

Line of trees 0.61 2.38 0.31 1.33 -0.30 -1.05 

Non-native and 

ornamental 

hedgerow 

0.28 0.31 0.00 0.00 -0.28 -0.31 

Other rivers and 

streams 
4.1 52.9 4.1 55.4 0.0 2.4 

Ditches 6.8 28.2 4.2 25.3 -2.7 -2.8 

Comparisons of the broad habitat groups pre- and post-development show positive gains for high 

and medium distinctiveness habits grouped in Lakes and Heathland and shrub due to the creation of 

several new ponds and mixed scrub, which will provide habitat for amphibians and invertebrates. 

Grassland also sees positive gains due the enhancement of existing grassland and new grassland 

creation, in particular due to the creation of lowland meadow, which is a high distinctiveness habitat. 

Positive results are also achieved for low distinctiveness habitats (Urban).  

There are losses in groups of other medium distinctiveness habitats (Heathland and Shrub and 

Woodland and forest) and low distinctiveness habitats (Sparsely Vegetated Land and Cropland). The 

strategic planting of very high and medium distinctiveness habitats including Grassland and Lowland 

Meadows, and the resulting surplus of biodiversity units in those habitat groups will assist to 

compensate for the reduction in the area of the Woodland and forest.  

Overall, this assessment has found that it is possible to deliver over a 10% net gain in biodiversity 

on-Site under the proposed landscape plans for area based habitats via the like-for-like and like-for-

better compensatory actions outlined within this report. Options to enable net gains for watercourses 

and hedgerows have been suggested.  

5.3 Qualitative Biodiversity Change 

The introduction of new habitats within the development area would bring additional benefits for 

biodiversity, with features such as ponds providing habitats for amphibians and aquatic invertebrates; 

woodland and scrub providing habitats for invertebrates, reptiles, amphibians and bats; and 

wildflower-rich planting providing nectar and pollen suitable for pollinators (which meets with the UK 

Government’s aspirations in the National Pollinator Strategy48).  

A total of 844 new trees would be delivered as per the Completed Development Landscape Plan 

[P12061-00-001-GIL-Illustrative Masterplan BNG Areas.dwg] (see Appendix 1) for the Outline 

Component. This would create a significant gain for biodiversity, both quantitatively and qualitatively. 

New trees would provide high-value habitats for bats and birds, as well as providing links between 

adjacent areas of habitat in the wider area. 

5.4 Recommendations 

Overall, this assessment has demonstrated that it is possible to deliver over the required 10% net 

gain in biodiversity across the whole Site for area-based habitats under the proposed outline 

landscaping plans via the like-for-like and like-for-better compensatory actions outlined within this 

report.  

 
48  Department for Environment, Food & Rural Affairs, 2018. National Pollinator Strategy: Implementation Plan, 2018-2021 [online]. 

Available at: https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/766200/nps-

implementation-plan-2018-2021.pdf   

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/766200/nps-implementation-plan-2018-2021.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/766200/nps-implementation-plan-2018-2021.pdf
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Based on the outline parameter plans, to achieve a 10% net gain in hedgerows at least 1.2 km of 

new native and species-rich hedgerows should be planted, and to reach a 10% net gain in 

watercourses at least 2.2 km of new ditch in moderate condition should be created. In principle, this 

is possible and the Site will deliver this at Reserved Matters stage. If at detailed design stage fewer 

ditches and hedgerows/lines of trees are removed then the requirements could be adjusted 

accordingly to achieve at least a 10% BNG. 

Early delivery of the lowland meadow area in the ‘northern fields’ could be achieved either by current 

or existing tenants to get ahead on the land use changes, management regime and seeding. Actions 

should focus on preparing the area for the creation of this habitat, by ensuring detrimental land 

management practices, such as cattle grazing are ceased early, so that this habitat can develop in 

good conditions. This early delivery time would then be factored into the BNG delivery timescales 

within the Metric which may have a positive outcome on the biodiversity scores. It is worth nothing 

the score is not reliant on early delivery at this stage.  

To ensure metric trading rules are satisfied for high distinctiveness habitats, 1.24 ha of existing 

LMDW, located along the western Site boundary and south-east Site boundary should be retained 

and enhanced from ‘moderate’ to ‘good’ condition using appropriate management techniques as 

recommended within this assessment. The woodland is expected to take 20 years to achieve ‘good’ 

condition, through long-term management. Additionally, approximately 2.45 ha of new parcels of 

LMDW, in the north-west of the Site adjacent to existing LMDW along the northern boundary (some 

of which is ancient woodland) should be created alongside any gap filling in the existing woodland. 

The enhancement and creation of LMDW has been agreed with the landscape architects. 

Where the removal of a single veteran tree is unavoidable, bespoke compensation will be provided 

through the creation of vertical habitat stacks using sections of the felled trunk and standing 

deadwood. These will be relocated to retained areas of the Site to decompose naturally and support 

invertebrate habitat. The main stump and root plate will also be excavated and replanted. Artificial 

veteranisation of mid-age trees in nearby retained habitats will be undertaken to accelerate the 

development of veteran features, alongside the planting of new trees, including fruit species known 

to veteranise more rapidly, to ensure long-term habitat continuity. 

Further enhancement and additional benefits for biodiversity could be implemented through 

landscaping features within the Site. Where feasible and appropriate, features should be created by 

reusing Site derived material such as felled trees, as seen in Chapter 8: Biodiversity in ES Volume 1. 

To ensure the BNG assessment remains robust and reflective of the final development layout, the 

BNG calculations are required to be updated once detailed designs become available. This will allow 

for an updated representation of post-development habitats and ensure that the final scheme 

continues to deliver the required biodiversity gains. 

In line with government recommendations for outline planning permissions or development which is 

to be permitted in phases, additional information that sets out how BNG will be achieved across the 

whole Site on a phase-by-phase basis would be required and reviewed at each Reserved Matters 

stage. This would be secured through a suitably worded planning condition which requires approval 

of a phased BNG plan prior to the commencement of each development phase. Each phase will 

contribute the required number of units to enable the overall development to realise a 10% net gain. 

Therefore, cumulatively all phases combined will enable the Proposed Development to realise a 10% 

net gain.  

5.5 Management and Monitoring 

To secure 10% BNG, a Phase Biodiversity Net Gain Plan will be developed upfront as a planning 

condition, setting out how the overall 10% BNG commitment will be achieved across the entire Site. 

For each subsequent phase, the Phase BNG Plan will be updated and submitted at the Reserved 

Matters stage, demonstrating how that specific phase will contribute to the overall gain. This phased 
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approach ensures ongoing delivery and oversight of biodiversity enhancements throughout the 

Proposed Development. 

The BNG commitments for each phase are legally enforceable through appropriate mechanisms to 

ensure compliance and long-term delivery. A comprehensive management plan will guide habitat 

creation, enhancement, and ongoing maintenance, including clearly defined roles and responsibilities, 

funding provisions, and contingencies for adaptive management. 

Habitats delivered in the landscape scheme should be planted and sympathetically managed for 

biodiversity to ensure they develop appropriately managed following the prescriptions of a HMMP. 

The HMMP would be secured by an appropriate planning condition and will provide a practical guide 

outlining the measures for the long-term management and monitoring of new, retained and enhanced 

habitats and installed ecological features suitable for promoting biodiversity. It will include measures 

to increase the ecological value of the Site following completion of the Proposed Development and 

for the long term, such as reduced mowing of wildflower grassland areas and avoidance of pesticide. 

It would be handed over after construction and explained to maintenance company or staff 

responsible for ongoing management of the Site. The stewardship options for the thirty years of 

management post-development are unknown at the time of writing. Homes England will confirm 

stewardship options as the project progresses.  

Management and monitoring of the habitats over a 30-year period is required to ensure correct 

development and management of habitats, in line with BNG principles. The HMMP should be suitable 

for a 30-year period. Scheduled checks should be undertaken at appropriate intervals, to ensure 

habitats are establishing correctly along with corrective actions if required. After the initial period it 

would be advised that it is reviewed and updated. The woodland and grassland in particular would 

take time to mature, and management would need to be ongoing to ensure that the habitats present 

develop appropriately and reach their target condition. Monitoring results will inform management 

actions, allowing for adaptive interventions where necessary to ensure the durability of the BNG 

across all phases. 

5.6 Conclusion 

The Proposed Development has been designed to deliver substantial habitat creation and 

enhancement across the Site. These measures are projected to result in a net gain of 10% for area-

based habitats. Overall the calculated change is 12.70% in area based habitats, equating to an 

increase of approximately107.40 Biodiversity Units. However, the current assessment indicates a net  

net loss of 3.42% (-2.09 Hedgerow Units) for hedgerows and a -0.46% net loss (-0.37 Watercourse 

Units) for rivers. Based on the outline parameter plans, these losses can be offset through the creation 

of approximately 1.2 km  of species-rich native hedgerow (moderate condition) which would deliver 

a net gain of 10.7% for hedgerows. Similarly, the creation of 2.2km of new ditches (moderate 

condition) within the Outline Component could achieve a 10.14% net gain for watercourses.  Given 

the area available within the Outline Component, these enhancements are considered deliverable. 

Should fewer existing ditches or hedgerows (or lines of trees) be removed at  the detailed design 

stage, the extent of new habitat creation required to meet the 10% net gain target could be adjusted 

accordingly.  
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