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Site Location and Context 

A baseline habitat map is provided in Appendix 1, a post development habitat map in Appendix 2, a proposed development plan in Appendix 3, headline 
BNG results in Appendix 4, and condition assessments in Appendix 5. 
The site is located in Lower Beeding, Horsham at the National Grid Reference TQ 21872 27174 and has an area of approximately 1.067ha, comprising 
one building, hardstanding, an artificial access road and a field of modified grassland with scattered trees. The site is surrounded by residential 
dwellings, pockets of woodland and arable land. The wider landscape includes further woodland, arable land and watercourses.  
 
This report should be read in conjunction with the following documents: 

❖ Statutory BNG Metric – Cedar Cottage, RH13 6LR – v1 (Arbtech Consulting Ltd., 2026) 
❖ Proposed Plan (OSP, 2025)  
❖ Preliminary Ecological Appraisal and Roost Assessment (PEAPRA) - Cedar Cottage, RH13 6LR – v1 (Arbtech Consulting Ltd., 2025) 
❖ Preliminary Roost Assessment (PRA) - Cedar Cottage, RH13 6LR – v1 (Arbtech Consulting Ltd., 2025)  
❖ No plan was available at the time of the 2025 surveys. 

Executive Summary 

❖ The current landscaping proposal generates a net loss of area-based habitat units (-45.83%) with unmet trading rules.  
❖ In order to achieve a +10% biodiversity net gain for area-based habitats, a minimum area-based unit score of 3.09 will need to be achieved. At 

present, there is a unit deficit of 1.57 units. Of these units, 0.7 units must be of grassland habitats, and 0.59 units must be of individual trees to 
satisfy trading rules. 

❖ Based on the proposed plans, it is unlikely that net gain will be achieved by ways of habitat creation/enhancement without significant changes to 
the proposals on site or require unfeasible commitments off-site. As such, a financial contribution to off-site ecological enhancements (i.e. 
purchasing biodiversity units) within an approved scheme is required to make up the +10% net gain for area-based habitat units. The mechanism 
for securing this off-setting will need to be proposed to and confirmed by the LPA and would be linked to the application through a planning 
obligation Section 106 (s106) agreement. The proposed habitat compensation must be of an appropriate distinctiveness to meet the trading 
rules of BNG. 
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Introduction 

BNG Informative 

Habitat 
Degradation 
Statement 

Date reflected by 
BNG calculations 

17th February 2026 

The baseline biodiversity value of the site is derived from the site as observed during the PEAPRA field survey (Arbtech Consulting 
Ltd., 2025). As evident in the screenshots of satellite imagery obtained from GoogleEarth dated 10th October 2018 and 14th May 
2025, the site does not appear to have undergone any degradation. The habitats on site, and therefore biodiversity value of the 
site, is not considered to have undergone degradation since 30th January 2020. 
  

  

Irreplaceable 
Habitat Statement 

No irreplaceable habitats as listed under the Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations (2024) are 
currently present nor were present before 30th January 2020. 
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Metric Version & 
Publication Date 

Statutory Biodiversity Metric Calculation Tool first published 29th November 2023 with last updates to metric tools and user guides 
on 23rd July 2024. 

BNG Target Uplift +10% 
National Character 

Area (NCA) 
122 - High Weald 

Strategic 
Significance 

West Sussex Council (WSC) the responsible authority for drafting the Local Nature Recovery Strategy (LNRS) for Horsham District 
Council, has yet to adopt a comprehensive LNRS. As advised by the WSC, the following documents from its adopted Local Plan 
(including Supplementary Planning Documents, SPDs), were used to determine strategic significance: 

❖ Policies Map  
❖ Horsham District Council Nature Recovery Network Report (2021) 

Habitat Baseline /  
Post-Development Justification 

Buildings 

Baseline /  
Post-
Development 

Low strategic significance 

Developed land/ sealed 
surface 

Modified grassland 

Scattered trees 
Vegetated garden 
Ornamental Pond 

Baseline Artificial unvegetated 
unsealed surface 

Limitations 

There were no specific limitations to the assessment. 
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Baseline 

Baseline Biodiversity Value: On-Site 

Area-Based Habitats (A-1) 

Habitat Area (ha) Description Condition Assessment 
Strategic 
Significance  

Modified 
grassland 

0.799 

The majority of the site comprises species poor modified grassland, currently 
grazed by lamas. The grassland has a short homogenous sward (~5cm). Grassland 
condition indication: There are ~3-4 vascular plant species per m² present, with a 
homogenous sward. No scrub or bracken is present. Physical damage is evident in 
more than 5% of the total grassland area. Cover of bare ground is less than 10%. 
No invasive species were identified during the survey.  

Poor: passes 4 of 7 criteria 
excluding essential criterion A. 

 
Assessed using the ‘Grasslands 

Low Distinctiveness’ habitat type 
condition sheet. 

Low Strategic 
Significance 

Vegetated 
garden 0.096 

Private garden is present within the northern area of the site comprising modified 
grass lawn and introduced shrubs. The grass lawn is subject to frequent 
management, with a short homogenous sward. The composition of the lawn is 
similar to the modified grassland. 

Habitat condition pre-determined 
as ‘N/A’ as detailed within the 

Statutory Biodiversity Condition 
Assessment Supplement. 

Developed 
land/ sealed 

surface 
0.091 There is a small area of hardstanding directly south of B1. 

Artificial 
unvegetated 

unsealed 
surface 

0.047 A gravel access road is present within the northern area of the site, which 
provides vehicle access to the site. 

Buildings 0.032 There are three buildings within the site boundary. There is a single-storey stable, 
a residential two-storey dwelling, and a single-storey brick built garage. 

Ornamental 
pond 

0.002 

There is one pond present within the vegetated garden, decorated with 
surrounding stones. It was heavily shaded by offsite and onsite trees. The pond 
has moderate water quality, with no sign of pollution. The pond is surrounded by 
vegetated garden, with no semi -natural habitat present . >10 % of the water 
surface was covered by duckweed. The pond is not artificially connected to other 
waterbodies, and the water levels can fluctuate naturally. No invasive species 

Poor: passes 5 of 9 criteria. 
 

Assessed using the ‘Pond’ 
habitat type condition sheet. 
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were observed . No fish were present. Plant coverage was <50%. >50% of the 
pond was shaded by trees. 

Rural tree 
Good: 

0.0846 

There are three trees within the field and the six trees within the vegetated 
garden. The six in the garden are all small and therefore not included within the 
baseline as per BNG guidelines (small trees within a vegetated garden do not 
count toward the baseline, please see page 60 of the statutory biodiversity metric  
user guide). Of the three in the field, two are small and one is very large. Species 
include oak Quercus robur, common hazel Corylus avellana and English walnut 
Juglans regia.  
2 out of 3 trees are of native species, with a predominantly continuous canopy. 
More than 50% of the trees are mature. There is no evidence of an adverse impact 
on tree health by human activities. Natural ecological niches are present for 
vertebrates and more than 20% of the tree canopy area is oversailing vegetation 
beneath.  
 

Good: T1 & T2 pass 6 of 6 
criteria, T3 passes 5 of 6 criteria. 

 
2no. small (T2 & T3) 
1no. very large (T1) 

 
Assessed using the ‘Individual 
Trees’ habitat type condition 

sheet. 
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Post-Development 

Post-Development Biodiversity Value: On-Site 

Area-Based Habitats 
 

Habitat Area (ha) Description Condition Assessment 
Strategic 
Significance  

R
et

ai
ne

d 
(A

-1
) Modified 

grassland 0.175 
Some areas of the modified grassland will be retained on site, acting as 
a public open space. The condition will be kept the same. 

Please see above. 
Developed land, 
sealed surface 

0.065 Please see above. 

Cr
ea

te
d 

(A
-2

) 

Modified 
grassland 0.040 

The area of public open space will have some additional modified 
grassland added to it. This will have 3-4 vascular species per m2 present, 
have a short sward length, no scrub or bracken present. Physical 
damage will not be evident in more than 5% of the total grassland area. 
Cover of bare ground will be less than 10%. No invasive species will be 
present. 

Poor: passes 5 of 7 criteria 
excluding essential criterion 

A. 
 

Assessed using the 
‘Grasslands Low 

Distinctiveness’ habitat type 
condition sheet. 

Medium 
Strategic 

Significance 

Vegetated garden 0.312 

Each new dwelling will have an associated garden to the rear, and soft 
landscaping at the front. Some portions of the soft landscaping will have 
small trees and hedges, these are omitted from the post development, 
as per the BNG user guide. 

Habitat condition pre-
determined as ‘N/A’ as 

detailed within the Statutory 
Biodiversity Condition 

Assessment Supplement. 
Buildings 0.178 24 houses will be erected. These will be a mix of semi-detached, 

detached, and terraced, and have between 2 and 4 bedrooms. Low 
Strategic 

Significance Developed land, 
sealed surface 

0.297 There will be a road leading in from the site to all of the houses, as well 
as pavements, and associated car parking for the houses. 

Individual trees 0.1262 

~31 small trees will be planted in areas of modified grassland. These will  
be UK native species, with a continuous canopy, oversailing at least 20% 
vegetation beneath. They will not be mature or have ecological niches 
present. There will be no adverse impact to health from human activities. 

Moderate: passes 4 of 6 
criteria. 

 
Assessed using the ‘Individual 
Trees’ habitat type condition 

sheet. 

Medium 
Strategic 

Significance 
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En
ha

nc
ed

 
(A

-3
) 

N/A 
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Change of Biodiversity Value 

  Biodiversity Units 

  Area-Based Linear-Based 

O
n-

Si
te

 

Baseline 

2.81 

N/A 

❖ Modified grassland (1.60) 
❖ Vegetated garden (0.19) 
❖ Developed land/ sealed surface (0.00) 
❖ Artificial unvegetated unsealed surface (0.00) 
❖ Buildings (0.00) 
❖ Pond (0.00) 
❖ Rural tree (1.02) 

Post-
Development 

1.52 
❖ Modified grassland (0.43) 
❖ Vegetated garden (0.66) 
❖ Buildings (0.00) 
❖ Developed land, sealed surface (0.00) 
❖ Urban tree (0.42) 

Net Change -1.29 

O
ff

-S
it

e 

Baseline 

N/A 
Post-

Development 
Net Change 

Overall Net Change -45.83% 
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Results, Discussion, and Next Steps 

BNG Informative 

Results 

The current landscaping proposal generates a net loss of area-based habitat units (-45.83%) with unmet trading rules. In line with 
the Statutory Biodiversity Metric User Guide (2024), any loss of a habitat must be replaced on a like-for-like or like-for-better 
principle. At present, trading conditions are not satisfied for the loss of 3no. rural trees (medium distinctiveness) and areas of 
modified grassland (low distinctiveness). With unmet trading conditions and a net loss, the proposal fails principal Rules 1 and 2 of 
BNG and is not compliant with current legislation (Environment Act 2021) and planning policies (National Planning Policy 
Framework, 2024; Horsham District Council Nature Recovery Network Report, 2021). 
 
In order to achieve a +10% biodiversity net gain for area-based habitats, a minimum area-based unit score of 3.09 will need to be 
achieved. At present, there is a unit deficit of 1.57 units. Of these units, 0.7 units must be of grassland habitats, and 0.59 units 
must be of individual trees to satisfy trading rules. 
 

Recommendations 
and Next Steps 

In order to achieve the required net gain in biodiversity as a result of the proposed development, the provision of additional or 
alternative landscaping should be explored and the proposed plans amended accordingly to achieve a net gain on site. The 
provisioning of additional landscaping should first be considered within the site boundary. 
 
There is limited scope on site and this provision may not be possible to achieve on site or adjacent with the current arrangement 
(within the redline boundary or offsite on other owned land) considering the amount of vegetated garden onsite, units cannot be 
created within private gardens. 
 
Based on the proposed plans, it is unlikely that net gain will be achieved by ways of habitat creation/enhancement without 
significant changes to the proposals on site or require unfeasible commitments off-site. As such, a financial contribution to off-site 
ecological enhancements (i.e. purchasing biodiversity units) within an approved scheme is required to make up the +10% net gain 
for area-based habitat units. The mechanism for securing this off-setting will need to be proposed to and confirmed by the LPA and 
would be linked to the application through a planning obligation Section 106 (s106) agreement. The proposed habitat 
compensation must be of an appropriate distinctiveness to meet the trading rules of BNG.  
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A summary as to what off-site units will be required is detailed in the table below. 
 

 Distinctiveness Broad Habitat Group Habitat Units Required 

Area-
Based 

Medium 
Grassland Other Neutral Grassland 0.28 

Individual Trees Rural Tree 0.59 

Low Grassland Modified Grassland 0.7 

Total 1.57 

 
 

Pre-
Commencement 

A Biodiversity Gain Plan (BGP) and Habitat Management and Monitoring Plan (HMMP) must be produced for the site. This should 
include recommendations for the implementation, management and monitoring of the site for at least 30 years to ensure that 
biodiversity net gain is delivered.  
 
These additional requirements can only be actioned following the finalisation of the BNG assessment – be it on-site or off-site net 
gains sought. 

BNG Mitigation Hierarchy 

Avoidance 
Some of the modified grassland has been retained onsite. 

Minimisation 
Mitigation The addition of trees and areas of grassland will add to units created onsite. 

Offset Units will need to be purchased to achieve a net gain. 
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Appendix 1: Baseline Habitat Plan 
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Appendix 2: Post-Development Habitat Plan 
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Appendix 3: Proposed Development Plan 
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Appendix 4: Headline BNG Results 
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Appendix 5a: Baseline Habitat Condition Assessment Sheets 
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Appendix 5b: Post-Development Habitat Condition Assessment Sheets 
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