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INTRODUCTION

Hopkins Ecology Ltd was appointed by Buscall & Partners to prepare an overview of
Biodiversity Net Gain (BNG) options in relation to the allocation of Land at Home Farm,
Northacre. This is a high-level exploration of the current baseline and a number of
development scenarios, to understand the options for delivering BNG as part of the scheme.

BIODIVERSITY NET GAIN METHODS

The statutory BNG metric' is used here to estimate the change in biodiversity units for habitats.
In brief, the change in biodiversity value is calculated as a function of:

o The difference between the biodiversity value pre- and post-development.

e Value is calculated as a function of habitat type x habitat condition x habitat area or
length. There are additional multipliers that take-into account the strategic location of
a site and factors such as the time for habitats to develop once created.

e Areais used for blocks of habitat, while linear features including hedgerows use length.

The documentation accompanying the Metric, e.g. the Technical Supplement (DEFRA,
2025%), includes protocols for identifying habitat types and assessing their condition, and in
some instances the condition is pre-set within the Metric without the option for this to be
modified.

The assessor is Dr Graham Hopkins who qualifies as a competent person by virtue of
academic and professional qualifications, and professional experience?.

The baseline areas of habitat are calculated using QGIS and a Site visit was undertaken on
11 November 2025.

" https://lwww.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides

2 DEFRA (2025) The Statutory Biodiversity Metric User Guide. Available from:
https://assets.publishing.service.gov.uk/media/65¢60e0514b83c000ca715f3/The_Statutory Biodiversi
ty_Metric_- User_Guide_.pdf

3 A PhD in ecology; CEnv MCIEEM FRES; and 20 years of consultancy experience.
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BASELINE
SPATIAL MULTIPLIER

The Site is not within a zone identified within a strategic area for the Local Nature Recovery
Strategy*.

BASELINE

Irreplaceable Habitats
There are no irreplaceable habitats.

Habitats

The Site is shown in Figure 1 and for the purposes of later analyses rather than any actual
development proposals as such, it is divided into three parcels (A, B and C).

Figure 1. Habitat plan.
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The main habitats across all the Site are:

e Neutral grassland in Parcel A is in poor condition and has a rank sward. This was
managed by regular mowing to the early-2010s and then by infrequent mowing. The
sward is dominated by red fescue Festuca rubra, cocksfoot Dactylis glomerata, and
false oat-grass Arrhenatherum elatius, with scattered ruderals and competitive herbs
of grassland, those noted being creeping thistle Cirsium arvensis, ragwort Jacobaea
vulgaris, yarrow Achillea millefolium, ground ivy Glechoma hederacea, cow parsley
Anthriscus sylvestris, hogweed Heracleum sphondylium and St John work Hypericum
perforatum. Also resent are patches of ground elder Aegopodium podagraria.

¢ Ruderal vegetation of vacant / derelict land is used to classify the sparse vegetation
on part of the existing field access. The remainder is unsealed and bare. The

4 https://www.norfolk.gov.uk/article/39010/What-a-Local-Nature-Recovery-Strategy-is
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vegetation is a mix of common species of trampled sward, such as rye grass Lolium
perenne, plantain Plantago major and pineappleweed Matricaria discoidea.

Hedgerows are present as three lengths:

O

Roadside, which is hedgerow with ditch on the side of the Site. This is trimmed
to ~1m with outgrowth to ~2m and is mainly elm Ulmus minor or similar, with
blackthorn Prunus spinosa, wild plum Prunus species, dog rose Rosa canina and
apple Malus species. It includes frequent ivy Hedera helix and bramble Rubus
fruticosus agg.

Eastern boundary, which is a trimmed boundary hedge to a residential curtilage
at ~2m. It includes a length of leylandii Cupressus species with snowberry
Symphoricarpos and lilac Syringium, two wild plum trees Prunus species, plus a
shrub lawyer of hawthorn Crataegus monogyna and plum, with scattered elder
Sambucus nigra.

Southern boundary (Parcels B and C), which is a young single species hawthorn
hedge probably planted in the previous 10 years.

Vegetated garden planting is present within Parcel B, although much of the vegetation
appears to be a modified grassland managed as lawn.

Modified grassland is used as the classification for Parcel C, where barns are under
conversion. The sward is dominated by rye grass.

Trees are present in Parcels B and C, mainly comprising small and medium-sized
conifers Abies and apple Malus domestica, and also two hazels Corylus avellana.

BNG Value

The BNG value is summarised in Table 1, which confirmed the higher score for Parcel A based
on the presence of rank neutral grassland (moderate distinctiveness) albeit in poor condition.
Other than trees the remaining habitats are of low distinctiveness.

Table 1. Summary of the BNG value of each parcel.

Land at Hall Farm, Northacre: Biodiversity Net Gain

Parcel Habitats Hedgerows
Type Units | Parcel Type Units | Parcel value
value

A Neutral grassland 096 | 1.0 Hedgerow with 0.66 | 0.99
habitat ditch hedgerow

Unsealed surface 0.00 | units Native hedgerow | 0.33 | units
Ruderal vegetation of 0.04

vacant or derelict land

(along track)

B Vegetated garden 0.1 0.62 Hedgerow 0.23 | 0.23
habitat (species-poor, hedgerow
units other) units

Sealed surface / buildings | 0.05
Trees 0.05

C Modified grassland 0.09 | 0.47 Hedgerow 0.04 | 0.08
habitat (species-poor, hedgerow
units other) units

Trees 0.02 Ornamental 0.04
hedge
Sealed surface / buildings | 0
Total | 2.10 Total | 1.30
habitat hedgerow
units units
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DEVELOPMENT SCENARIOS
OVERVIEW

In any development scenario, key considerations are:

First, habitats within private gardens are not available for future monitoring, and are
therefore all garden habitats a low distinctiveness habitat. Gardens can only therefore
deliver only low levels of gain, and trees and hedgerow within gardens do not
contribute additional gain.

Second, the neutral grassland is a habitat of moderate distinctiveness and as such
must be off-set with the same habitat or a higher distinctiveness type, although in
practice such higher distinctiveness habitats are not readily created. As such the loss
of the neutral grassland can only be off-set with neutral grassland, albeit with the option
for creation a small area in higher condition.

This analysis has been prepared in the absence of a masterplan but with reasonable
assumptions about land take, and applies various scenarios to understand likely BNG
requirements.

SCENARIOS

Four scenarios are considered, starting with Parcel A and then adding parts or all of B and
part of C. An access road is assumed for all scenarios and this is the same area throughout;
the existing access to Parcels B and C is retained. Parcel A has moderate distinctiveness
habitat, while B and C are low distinctiveness (other than for trees).

The scenarios are summarised in Table 2:

Field access is retained across the western part of the Site via a shared driveway
accessing homes and the field

The access to the Western Parcel and Central Parcel are retained.

In each scenario following standard practice for exploratory analyses, the allocation of
hardstanding to garden within plots is 70:30. The amount of land allocated is not
affected by the number of plots.

Table 2. Scenario of development and land allocation. The scenarios are not intended to imply any

articular option of favoured, only to demonstrate implications.
Scenario | Land for | Access Developable land Allocation of developable land
development road (ha) | (excl. access) (ha) | Houses, parking | Gardens as
etc as 70% of | 30% of land
land (ha) (ha)
1 Parcel A only 0.04 0.19 0.15 0.057
2 Parcel A and | 0.04 0.26 0.182 0.078
50% of B
3 Parcel A and | 0.04 0.38 0.266 0.114
100% B
4 Parcels A, B and | 0.04 0.43 0.301 0.129
50% of C
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The BNG change for each scenario is summarised in Table 3. The only habitat created is
vegetated garden (low distinctiveness), therefore gain cannot be achieved on-Site and Parcel
A is rank neutral grassland of moderate distinctiveness. The extent of loss increases as
additional land is incorporated by the scenarios, to a maximum of -1.68 habitat units and -0.23
hedgerow units. The loss resulting from the inclusion of Parcels B and C is relatively lower as
the baseline habitat is garden / modified grassland of low distinctiveness.

Table 3. Scenario of development and land allocation assuming 6 dwellings and the only habitat created
is vegetated garden. The scenarios are not intended to imply any particular option of favoured., only to
explore the range of options.

Scenario | Land for development Land for dwellings | Change

Habitat Hedgerow

% change | units | % units
1 Parcel A only 0.19 -41.63% -1.08 | 0 0
2 Parcel A and 50% of B 0.26 -46.61 -1.18
3 Parcel A and 100% B 0.38 -66.95% | -1.61|-7.7% | -0.23
4 Parcels A and B, plus 50% of C | 0.43 -70.34% -1.68 | -7.7% | -0.23

ACHIEVING GAIN

The scheme cannot achieve gain on-Site, which is a consequence of the net loss of vegetation
and the creation of only low distinctiveness garden planting. Within a scheme — subject to
master planning — additional value could be provided with tree planting in open space and
grassland in open space, for example:

e 25 trees in moderate condition would delivers 0.31 habitat units.

¢ Neutral grassland along verges or in an open space (0.04ha) would deliver 0.15 units
even in poor condition, and increasing to 0.27 habitat units if the grassland were to be
in moderate condition.

¢ Doubling the number of trees and neutral grassland would deliver 0.92 habitat units.

Neighbouring farmland would also be available to deliver off-Site gains. Under Scenario 4,
which is the most realistic , then off-Site measures are as follows:

¢ A modest on-Site delivering (open space trees (0.25) and 0.04ha of neutral grassland
in poor condition), then the scheme could achieve gain (+11.24%) and meet the trading
rules with the creation off-Site of 0.14ha of neutral grassland in moderate condition.

e Without on-Site delivery via open space, the off-Site requirement is 40 trees and
0.26ha of neutral grassland in moderate condition.

A net gain in hedgerow units could be achieved via planting 40m of species-rich hedgerow to
off-set any losses with Scenarios 2-4.
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SUMMARY AND CONCLUSIONS

Hopkins Ecology Ltd was appointed by Buscall & Partners to prepare an overview of
Biodiversity Net Gain (BNG) options in relation to the allocation of Land at Home Farm,
Northacre. This is a high-level exploration of the current baseline and a number of
development scenarios, to understand the options for delivering BNG as part of the scheme.
A baseline habitat survey was undertaken in November 2025.

The baseline comprises rank neutral grassland in poor condition, modified grassland and
vegetated garden, plus a small amount of ruderal vegetation; a few trees are also present.
The neutral grassland and trees are habitats considered to be of moderate distinctiveness and
the others of low distinctives.

Lengths of boundary hedgerows are present, and only limited lengths would be realistically
affected by development.

There are no irreplaceable habitats.

Four scenarios of development are considered, with increasing land-take. In the first scenario
the rank neutral grassland is included in the first and later scenarios and then the remainder
add increasing amounts of the existing garden curtilage and the modified grassland associated
with two barns. Scenario 4 is the most likely.

Assuming that the only created habitats are vegetated garden, then the scenarios have a loss
ranging from -41.63% to -70.34% (-1.08 to -1.68 habitat units). Hedgerow loss only results in
two scenarios and is -7.7% (-0.23 hedgerow units).

The most realistic scenario is Scenario 4, such that the loss is in the region of -70% and -1.68
habitat units.

The scheme cannot achieve gain on-Site, which is a consequence of the net loss of vegetation
and the creation of only low distinctiveness garden planting. Within a scheme — subject to
masterplanning — additional value could be provided with tree planting in open space and
grassland in open space, for example:

e 25 trees in moderate condition would delivers 0.31 habitat units.

¢ Neutral grassland along verges or in an open space (0.04ha) would deliver 0.15 units
even in poor condition, and increasing to 0.27 habitat units if the grassland were to be
in moderate condition.

e Doubling the number of trees and neutral grassland would deliver 0.92 habitat units.

A net gain in hedgerow units could be achieved via planting 40m of species-rich hedgerow .

Neighbouring farmland would also be available to deliver off-Site gains. Under Scenario 4,
which is the most realistic , then off-Site measures are as follows:

¢ Assuming a modest on-Site delivering (open space trees (0.25) and 0.04ha of neutral
grassland in poor condition), then the scheme could achieve gain (+11.24%) and meet
the trading rules with the creation off-Site of 0.14ha of neutral grassland in moderate
condition.

o Without on-Site delivery via open space, the off-Site requirement is 40 trees and
0.26ha of neutral grassland in moderate condition.
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