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1.0 EXECUTIVE SUMMARY 

1.1 This Biodiversity Net Gain Report, prepared by LC Ecological Services Limited, 
was undertaken to assess the potential to achieve Biodiversity Net Gain from 
the proposed development of a new supermarket, two dwellings, and 
associated infrastructure at The Prince Albert, Copthorne Bank, Crawley, RH10 
3QX (Ordnance Survey grid reference TQ 31318 39404). 

1.2 The purpose of this report is to identify the net percentage change in 
biodiversity value on-site post development and to establish whether a 
minimum of 10% Biodiversity Net Gain can be delivered in accordance with the 
mandatory national policy requirements. 

1.3 The baseline site habitats include modified grassland with scattered trees, 
developed land, sealed surface (including buildings and hardstanding), 
ruderal/ephemeral, and other native hedgerow. The on-site baseline 
comprises 1.30 habitat units, and 0.42 hedgerow units zero watercourse units. 

1.4 The proposed post-intervention creation of habitats on site will provide -1.16 
total net change in habitat units, and -0.16 total net change in hedgerow 
units for the site. This equates to a -89.37% net loss in habitat value and a -
37.14% net loss in linear value.  

1.5 The minimum target of 10% has not been achieved, therefore consideration for 
habitat creation and/or enhanced either on-site or off-site will be required, or 
credits will need to be purchased to meet the net gain requirements for BNG, 
with a deficit of 1.29 habitat units and 0.20 hedgerow units required. For this 
development, the estimated statutory cost of credits total 2.58 area units, and 
0.40 hedgerow units, amounting to a total estimated cost of £125,960.  

1.6 To ensure the habitats created on site reach their target condition, a 
Biodiversity Net Gain Habitat Management and Monitoring Plan (HMMP) will 
need to be created and implemented. The proposed habitats and features 
created on site will need to be managed and maintained over a minimum 30-
year aftercare period, in line with the mandatory requirements.  
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2.0 INTRODUCTION 
 
Project brief 
 
2.1 This Biodiversity Net Gain Report, prepared by LC Ecological Services Limited, 

was undertaken to assess the potential to achieve Biodiversity Net Gain from 
the proposed development of a new supermarket, two dwellings, and 
associated infrastructure at The Prince Albert, Copthorne Bank, Crawley, RH10 
3QX (Ordnance Survey grid reference TQ 31318 39404). This assessment is 
based on the site proposals as shown in appendix I.  
 

Preparation of Biodiversity Net Gain Assessment 
 
2.2 This assessment was conducted using the Statutory Biodiversity Metric 

(DEFRA, 2024). 
 
Purpose of the report 
 
2.3 The purpose of this report is to outline the following:  

• To identify the net percentage change in biodiversity value on the site 
following the most recent design proposals. 

• To establish whether a minimum of 10% BNG can be delivered in 
accordance with the mandatory national planning policy. 

• To demonstrate that any biodiversity net gains can be obtained with 
reasonable and viable habitat creation which can be maintained on site or 
off-site in the long term. 

 
Legislation 
 
2.4 The Environmental Act 2021 sets out a mandatory minimum Biodiversity Net 

Gain of 10% required for all Town & Country Planning Act (TCPA) projects. There 
is also a mandatory requirement for a minimum 30-year aftercare period in 
which the post-intervention habitats are managed, maintained and monitored.    
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3.0 LEGISLATION AND POLICY CONTEXT 
 

3.1 Chapter 15 of the National Planning Policy Framework (NPPF, 2024) 
‘Conserving and enhancing the natural environment’ sets out the 
Government’s policies on biodiversity, landscape, and geological 
conservation. Relevant paragraphs within this chapter include: 

• Paragraph 180: Planning policies and decisions should contribute to and 
enhance the natural and local environment by:  

i. protecting and enhancing valued landscapes, sites of 
biodiversity or geological value and soils 

ii. recognising the intrinsic character and beauty of the countryside, 
and the wider benefits from natural capital and ecosystem 
services – including the economic and other benefits of the best 
and most versatile agricultural land, and of trees and woodland. 

iii. minimising impacts on and providing net gains for biodiversity, 
including by establishing coherent ecological networks that are 
more resilient to current and future pressures; and  

iv. preventing new and existing development from contributing to, 
being put at unacceptable risk from, or being adversely affected 
by, unacceptable levels of soil, air, water or noise pollution or 
land instability. 

• Paragraph 181: Plans should: distinguish between the hierarchy of 
international, national, and locally designated sites; allocate land with the 
least environmental or amenity value, where consistent with other policies in 
this Framework; take a strategic approach to maintaining and enhancing 
networks of habitats and green infrastructure; and plan for the enhancement 
of natural capital at a catchment or landscape scale across local authority 
boundaries. 

• Paragraph 185: To protect and enhance biodiversity and geodiversity, plans 
should: 

a) Identify, map and safeguard components of local wildlife-rich habitats 
and wider ecological networks, including the hierarchy of international, 
national, and locally designated sites of importance for biodiversity; 
wildlife corridors and stepping stones that connect them; and areas 
identified by national and local partnerships for habitat management, 
enhancement, restoration, or creation; and 

b) promote the conservation, restoration, and enhancement of priority 
habitats, ecological networks and the protection and recovery of priority 
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species; and identify and pursue opportunities for securing measurable 
net gains for biodiversity. 

• Paragraph 186: When determining planning applications, local planning 
authorities should apply the following principles: 

a) if significant harm to biodiversity resulting from a development 
cannot be avoided (through locating on an alternative site with 
less harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused. 

b) development on land within or outside a Site of Special Scientific 
Interest, and which is likely to have an adverse effect on it (either 
individually or in combination with other developments), should 
not normally be permitted. The only exception is where the 
benefits of the development in the location proposed clearly 
outweigh both its likely impact on the features of the site that 
make it of special scientific interest, and any broader impacts on 
the national network of Sites of Special Scientific Interest. 

c) development resulting in the loss or deterioration of 
irreplaceable habitats (such as ancient woodland and ancient or 
veteran trees) should be refused, unless there are wholly 
exceptional reasons67 and a suitable compensation strategy 
exists; and 

d) development whose primary objective is to conserve or enhance 
biodiversity should be supported; while opportunities to improve 
biodiversity in and around developments should be integrated as 
part of their design, especially where this can secure measurable 
net gains for biodiversity or enhance public access to nature 
where this is appropriate. 

• Paragraph 187: The following should be given the same protection as habitats 
sites: 

a) potential Special Protection Areas and possible Special Areas of 
Conservation. 

b) listed or proposed Ramsar sites; and 

c) sites identified, or required, as compensatory measures for 
adverse effects on habitats sites, potential Special Protection 
Areas, possible Special Areas of Conservation, and listed or 
proposed Ramsar sites. 

 

3.2 From 12th February 2024, delivery of 10% Biodiversity Net Gain became 
mandatory for most developments, through the Environment Act 2021. Small 
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developments were required to achieve this net gain from 2nd April 2024. 
Current regulations and guidance have been included here for context 
(DLUHC, 2023): 

• The Environment Act 2021 (Commencement No.8 and Transitional 
Provisions) Regulations 2024: Establishes the official start date for the 
mandatory requirement of Biodiversity Net Gain (BNG) for most types of 
new planning applications in England. It also outlines transitional 
provisions to ensure a smooth transition from the existing system to the 
new BNG requirement. 

• The Biodiversity Net Gain Requirements (Exemptions) Regulations 
2024: Specifies categories of development that are exempt from the 
BNG requirement, such as projects deemed to have minimal impact on 
biodiversity. This regulation aims to ensure that BNG is focused on 
developments that have a significant impact on the natural 
environment. 

• The Biodiversity Gain (Town and Country Planning) (Modifications 
and Amendments) (England) Regulations 2024: Amends existing 
planning regulations to incorporate provisions related to BNG, including 
requirements for planning applications, Biodiversity Gain Plans, and 
phased developments. This regulation aims to streamline the delivery of 
BNG and ensure it is effectively integrated into the planning process. 

 

3.3 Relevant planning policies within the Crawley Borough Local Plan 2015-2030 
(Dec 2015) include:  

• ENV1: Green Infrastructure 

• ENV2 –Biodiversity 

• ENV3: Local green space 
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4.0 ASSESSMENT METHODOLOGY 
 
Study Area 
 
4.1 The application site is 0.251 hectares and located at central Ordnance Survey 

(OS) grid reference TQ 31318 39404 (refer to appendix I).  
 
Sources of information 
 
4.2 The initial walkover survey was undertaken by ecologist Robert McCalman on 

the 27th June 2024. The habitats present were classified according to the UK 
Habitat Classification Version 2.0 (UKHABS, 2023) methods and criteria for this 
assessment. 

 
4.3 The habitat survey recorded the habitat types across the site with a record 

made of the botanical interest in each area. A condition assessment was then 
conducted using the data obtained from this survey.  

 
4.4 The BNG Metric was completed by David Caplin BSc. (Hons.), MSc. David 

provides expertise in land management and Geographic Information Systems 
(GIS). He has run training courses for ecologists in the use of GIS in 
conservation. He has gained experience in BNG in the last year and a half, and 
is developing further experience with BNG, including new workflows and data 
accountability. 

 
4.5 Habitats recorded on site were transposed into a digital map using QGIS 

coordinate referencing system OSGB 1936/ British National Grid. 
 
4.6 Habitats recorded on site were measured using the derived areas (Ellisoidial – 

EPSG 7001) and all habitat areas are provided in hectares. Linear features were 
measured using the derived length (Ellisoidial – EPSG 7001) and the 
measurements provided in kilometres. 

 
 
Limitations 
 
4.7 Whilst every effort has been made to accurately map the habitats on site there 

may be discrepancies associated with the projected coordinate reference 
system. However, the National Grid transformation is considered to be the 
most accurate with an accuracy level of less than 1 metre.  
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4.8 The most recent botanical survey was undertaken in June 2024 during the 
optimal botanical survey period; however, some early flowering species could 
have been missed.  

 
4.9 The are of ruderal/ephemeral habitat was recently cut when observed during 

the survey, and as such distinguishing species present was difficult due to 
damage. 

 
4.10 The condition assessment was undertaken based on the results of the 

botanical survey. The condition can only be determined on the day of the 
survey. Some of the criteria associated with the condition of the habitats could 
change such as sward height, physical damage, bare ground, and cover of 
undesirable species, and thus impacting the overall score if assessed at a 
different time of the year. 
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5.0 BASELINE  
 
Habitats 
 
5.1 The site comprised an area of managed land, consisting of a pub garden, to the 

east of The Prince Albert public house. The area is primarily grassland, with 
areas of hardstanding and a small section brickwork. A series of wooden tables 
are situated throughout the grassland, with two pieces of outdoor play 
equipment located in the centre of the grassland area. The grassland is 
managed regularly to a short award. A native hedgerow is present on the 
southern boundary of the site.  

 
5.2 The baseline habitats recorded on site are summarised in full below and a 

habitat map of the site is included in appendix II.  The relevant habitat condition 
assessment sheets are included in appendix III. 

 
Developed land, sealed surfaces (u1b5, u1b6) 
 
5.3 This habitat includes a concrete walkway leading from the car park into the pub 

garden area and other paving areas around the building. A building comprising 
The Prince Albert public house was located on the western boundary of the 
site. 

 
 
Modified grassland with scattered trees (g4)  
 
5.4 Modified grassland covers the majority of the site area, and comprised two 

main areas, the pub garden, and a separate fenced section of garden. The 
grassland was regularly managed and kept short, with some taller sward 
patches also present in obstructed areas and on the southern site boundary. 
The fenced garden section was un-managed and had a longer sward of 
vegetation. Species present included perennial rye-grass (Lolium perenne), 
Yorkshire-fog (Holcus lanatus), false-oat grass (Arrhenatherum elatius), and 
wall barley (Hordium murinum), with ribwort plantain (Plantago lanceolata), 
creeping buttercup (Ranunculus repens), dandelion (Taraxacum officinale 
agg.), and white clover (Trifolium repens).  Scattered trees were present within 
the pub garden modified grassland, consisting of a single cherry (Prunus 
avium), a single crab apple (Malus sylvestris) and several leylandii (Lleylandii 
sp) trees. 

 
5.5 Patches of bare ground were prevalent in areas with heavy footfall, including 

the areas surrounding wooden seating and play equipment. 
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5.6 Modified grassland is a low distinctiveness habitat type in good and moderate 
condition. The condition assessment sheet is included in appendix III.  

 
 
Ruderal/ephemeral 
 
5.7 An area that was formerly ruderal/ephemeral habitat in moderate condition is 

present within the modified grassland adjacent to the southern boundary of the 
site, however, it had been recently cut to ground level when the survey was 
undertaken. 

 
Other native hedgerow 
 
5.8 A native hedgerow is present on the site’s southern boundary with abundant 

amounts of bramble (Rubus fruticosus) and honeysuckle (Lonicera sp), 
occasional amounts of hawthorn (Crataegus monogyna), and rare amounts of 
holly (Ilex aquifolium), and dog rose (Rosa canina). The understory comprises 
a continuation of species found in the adjacent modified grassland however, 
occasional amounts of cleavers (Galium aparine) is also present.  

 
5.9 Other native hedgerow is a low distinctiveness and was in good condition. 
 
 
Summary of baseline value 
 
5.10 The overall baseline value of the habitats on site is 1.31 habitat units, and 0.42 

linear units. Table 1 below provides a summary of the baseline habitat values 
 
Table 1: Summary of baseline habitat values 
  

Habitat type and 
condition 

Area 
(hectares/ 

kilometres) 

Length 
(kilometres) 

Habitat value 
(Units) 

Habitats 

Developed land, sealed 
surface 

0.02 NA 0 

Developed land, sealed 
surface 

0.074 N/A 0 

Ground level planters 
(Condition N/A) 

0.001 N/A 0 

Modified grassland (Good 
condition) 

0.088 N/A 0.53 

Modified grassland 
(Moderate condition) 

0.06 N/A 0.24 
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Habitat type and 
condition 

Area 
(hectares/ 

kilometres) 

Length 
(kilometres) 

Habitat value 
(Units) 

Habitats 

Ruderal/ephemeral 0.014 N/A 0.06 
Rural tree 0.016 N/A 0.20 
Rural tree 0.02 N/A 0.24 
Rural tree 0.004 N/A 0.03 
Total  0.30  1.30 
Linear  
Other native hedgerow 
(Poor condition) 

0.07 0.07 0.42 

Total  0.07  0.42 
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6.0 BNG GOOD PRACTICE PRINCIPLES FOR DEVELOPMENT 
 
6.1 As part of the BNG process there are ten good practice principles that help to 

achieve BNG if they are followed. Each principle is described below and how 
the project has addressed each principle. 

 
Apply the Mitigation Hierarchy 
 
6.2 The design of the development has tried to utilise the mitigation hierarchy by 

avoidance to any adverse impacts on habitats and species on site.  
 
6.3 Species recorded on site are considered to be of low ecological value, and no 

priority habitats were recorded. 
 
6.4 The development has not resulted in any adverse impacts by following the 

mitigation hierarchy. 
 
Avoid losing biodiversity that cannot be offset by gains elsewhere 
 
6.5 Habitats which are considered ‘irreplaceable’ are those which would be 

technically difficult to recreate, replace, or restore once destroyed. Habitats 
such as ancient woodland and veteran trees are considered irreplaceable due 
to the time it takes to reach such condition. Irreplaceable habitat includes 
factors which contribute to the condition of that habitat including age, 
environmental context, achievability to recreate and its geographical position 
within the landscape. 

 
6.6 The site does not support any habitats of principal importance. 
 
Be inclusive and equitable 
 
6.7 Discussions have been had and shared to demonstrate how the design can 

achieve a better outcome for BNG.  
 
Address risks 
 
6.8 All habitats have been calculated within the red line boundary, including 

habitats within the development footprint. No additional land for the 
construction phase and site compounds has been included within the 
calculator. 

 
6.9 Sections of modified grassland and sections of other native hedgerow are to be 

retained on site. 
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6.10 Habitats to be created will be done so by appointed contractors who have 

experience in habitat creation, with the guidance of the appointed ecologist. 
 
Make a measurable Net Gain contribution 
 
6.11 The proposed development has been measured against The Statutory 

Biodiversity Metric. The development has reduced its overall impact 
throughout the design of the scheme where possible.  

 
6.12 The site, is currently intensively managed. Created habitats will be managed 

for people as well as biodiversity and will directly contribute towards nature 
conservation. 

 
Create a Net Gain legacy 
 
6.13 Long-term benefit to biodiversity will be able to be monitored through habitat 

management. 
 
Optimise sustainability 
 
6.14 The landscaping plan for the development aims to be as sustainable as 

possible and providing net gain on site in an environment which will be 
managed by UHD. 

 
Be transparent 
 
6.15 Through the progression of the development the design team and client have 

all been made aware of the communications and outcomes of the BNG. 
  



Westcoast Developments 
Biodiversity Net Gain Assessment, The Prince Albert, Crawley, RH10 3QX 

13                    LC Ecological Services Limited 
June 2025 

7.0 IMPACT ASSESSMENT 
 
7.1 The proposed development will result in the loss of areas of modified grassland 

on site, to facilitate the creation of a new supermarket, two dwellings, and 
associated infrastructure. All structures within the pub garden area will also be 
removed. The proposals aim to minimise the loss of biodiversity and achieve 
the best result in terms of Biodiversity Net Gain through the application of the 
mitigation hierarchy. Table 2 below provides a summary of the habitat losses 
through this proposal. 

 
Table 2: Habitat and unit loss scores. 
 

Habitat type Habitat lost in the 
application area 

(hectares) 

Biodiversity Units lost 

Modified grassland  0.14 0.72 
Ruderal/ephemeral 0.01 0.06 
Rural tree 0.02 0.20 
Rural tree 0.02 0.24 
Rural tree 0.00 0.03 
Total  0.27 1.25 

  
Baseline retained habitats 
 
7.2 Baseline retained habitats include areas of modified grassland on the western, 

boundary, and other native hedgerow on the southern boundary through these 
proposals. 

 
Proposed on-site habitat 
 
7.3 The proposals for on-site habitat include developed land, sealed surface, 

individual trees, and modified grassland. Four rural trees are proposed to be 
planted in the western garden area. A plan showing the proposed post-
intervention habitat layout for the site has been provided in appendix V. 

 
7.4 The creation of the proposed habitats on site will provide 0.09 habitat units. 

There are no created linear units. Overall, there will be a net loss of -1.16 
habitat units, which equates to -89.37% net loss for habitats on site. The 
trading rules are not satisfied, and the proposals cannot deliver the target 10% 
biodiversity net gain on the site, thereby not meeting the mandatory 
requirements. 
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7.5 Unless habitat can be created and/or enhanced either on-site or off-site, 
credits will need to be purchased in order to meet the net gain requirements for 
BNG. Credits can be purchased from providers such as Environment Bank1, 
and Gaia2. The cost for statutory units from the United Kingdom government, 
and a calculator of estimated cost can be found at the footnoted websites3. If 
credits are attained through offsite means using the aforementioned providers, 
1.29 habitat area units and 0.20 hedgerow units will need to be offset. If using 
statutory biodiversity credits from the government, the required units equate 
to 2x the actual unit deficit identified by the metric, due to the spatial risk 
multiplier applied. The estimated statutory cost of credits would total 2.58 area 
units, and 0.40 hedgerow units, amounting to a total estimated cost of 
£125,960.  

 
Proposed off-site habitat 
 
7.6 There are currently no proposals for off-site habitat within the plans, as the 

entire area is encompassed within the redline boundary. 
 
7.7 Figure 1, below, shows the final BNG metric calculation results as the outcome 

of the proposals, demonstrating that the required mandatory net gain in 
biodiversity value for habitat and hedgerow units has been exceeded. 

 
Figure 1: Headline results from the statutory metric calculation 
 

 
 

 
1 https://environmentbank.com/ 
2 https://marketplace.gaiacompany.io/hub/marketplace 
3 https://www.gov.uk/guidance/statutory-biodiversity-credit-prices and 
https://www.gov.uk/guidance/estimate-the-cost-of-statutory-biodiversity-credits 

https://www.gov.uk/guidance/statutory-biodiversity-credit-prices
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8.0 CONCLUSION 
 
8.1 It is concluded from this assessment and the BNG metric calculation that the 

proposed development will have a deficit of 1.29 habitat units, which equates 
to a -89.37% decrease in value, and a deficit of 0.20 hedgerow units, which 
equates to a -37.14% decrease in value. This demonstrates that the 
required mandatory net gain in biodiversity value for habitat and hedgerow 
units has not been reached. To achieve net gain, offsite credits will need to 
be purchased through offsite providers, or through the governments 
statutory scheme. 

8.2 To ensure the habitats created reach their target condition, a Biodiversity Net 
Gain Habitat Management and Monitoring Plan will need to be created and 
implemented. The proposed habitats and features created on site will need to 
be managed and maintained over a minimum 30-year aftercare period, in line 
with the mandatory requirements. 
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APPENDIX I: Site Location Plan 
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APPENDIX II: Proposed Site Plan 
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APPENDIX III: Baseline habitats 
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APPENDIX IV: Condition assessment sheets 
 
Modified Grassland 
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Scattered Trees 
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Ruderal/ephemeral 
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APPENDIX V: Proposed habitats 
 

 


