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3 DISCLAIMER

This report and any information or advice which it contains, is provided by STM Environmental
Consultants Ltd (STM) and can only be used and relied upon by Idrees Baig of Virya Capital
(Client).

STM has exercised such professional skill, care and diligence as may reasonably be expected
of a properly qualified and competent consultant when undertaking works of this nature.
However, STM gives no warranty, representation or assurance as to the accuracy or
completeness of any information, assessments or evaluations presented within this report.
Furthermore, STM accepts no liability whatsoever for any loss or damage arising from the
interpretation or use of the information contained within this report. Any party other than the
Client using or placing reliance upon any information contained in this report, do so at their
own risk.

It is noted that some of the findings presented in this report are based on information obtained
from third parties (i.e. Environmental Search Report). Whilst we assume that all information is
representative of the site and of present conditions, we can offer no guarantee as to its validity
regarding the short term or long-term history of the Site.
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4 INTRODUCTION

STM Environmental Consultants Ltd (STM) were commissioned by Idrees Baig of Virya
Capital (Client) to undertake a Biodiversity Net Gain (BNG) Assessment for a proposed
development site.

4.1 Site Location and Size

The site is located at Land North of Star Road, Caversham, Reading, RG4 5BE at grid
reference is 472409, 174838. The site has an area of approximately 0.061ha. Maps showing
the location of the site are presented in[Figure 1]below.

The site lies within the jurisdiction of Reading Borough Council in terms of the planning
process.

It is located in the Chilterns National Character Area.

4.2 Proposed Development

The development proposal is for the construction of 4no. new (private) dwelling houses. The
development is classed as a minor development.

The proposed development plans are contained in[Appendix 1.

4.3 Report Objectives

The objective of this report is to provide an assessment of whether the biodiversity units
delivered by the proposed development meet the requirement for a minimum 10% BNG above
baseline conditions. Where this is not the case, it will provide recommendations for any off-site
mitigation that may be necessary

4.4  Methodology

The works consisted of undertaking a Desk Study, a site visit and BNG calculations using the
Government’s Statutory Biodiversity Metric Calculation Tool 4.0.

4.4.1 Desk Study

The Desk Study was undertaken using publicly available information resources which included
the following:

i |[MAGIC website| — the Government’s Multi-Agency Geographic Information for the
Countryside. this provides authoritative geographic information about the natural
environment from across government. Includes datasets showing locations of
designated (i.e. SSSIs, SPA, SACs Ramsar, LNR) and non-designated (i.e. Forests,
green belt) ecological protection zones.

® |Natural England Priority Habitat Inventory|— provides a dataset that maps priority
habitats identified in the UK Biodiversity Action Plan and listed as being of principal
importance for the purpose of conserving or enhancing biodiversity, under Section 41
of the Natural Environment and Rural Communities Act (2006).

® |Woodland Trusts Ancient Tree Inventory] — provides a dataset for identifying
irreplaceable habitats such Ancient Semi Natural Woodland and Ancient Trees.

® Google mapping and imagery

4.4.2 Site Visit
No site visit was undertaken as part of the works.
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5 POLICY AND LEGISLATIVE CONTEXT

5.1 Policy Context

5.1.1 Convention on Biological Diversity

The UK is a signatory to the Convention on Biological Diversity, Nagoya, Japan, 2010 which
sets out a conservation plan to protect global biodiversity.

5.1.2 EU Biodiversity Strategy

In March 2010, the European Union (EU) agreed to an EU vision and 2020 mission for
biodiversity which had the aims of:

E ensuring that EU biodiversity and the ecosystem services it provides are protected,
valued and appropriately restored for biodiversity’s intrinsic value and for their
essential contribution to human wellbeing and economic prosperity, and so that
catastrophic changes caused by the loss of biodiversity are avoided:;

halting the loss of biodiversity and the degradation of ecosystem services in the EU by
2020, and restore them insofar as is feasible, while stepping up the EU contribution to
averting global biodiversity loss.

/]

5.1.3 UK Post-2010 Biodiversity Framework

The framework shows how the work of the four countries making up the UK links with work at a
UK level to achieve the targets and the aims of the EU biodiversity strategy.

5.1.4 National Planning Policy Framework

The National Planning Policy Framework (NPPF) states that policies and decisions should be
based on up-to date information about the natural environment and that local planning
authorities should aim to conserve and enhance biodiversity when determining planning
applications (Paragraph 118).

Planning permission should be refused for any development resulting in the loss or
deterioration of irreplaceable habitats, including ancient woodland and the loss of aged or
veteran trees found outside ancient woodland, unless the need for, and benefits of, the
development in that location clearly outweigh the loss.

Any proposed development on land within or outside a Site of Special Scientific Interest (SSSI)
that is likely to have an adverse effect on the SSSI (either individually or in combination with
other developments) should not normally be permitted unless the benefits of the development
clearly outweigh the negative impacts.

If significant harm resulting from development cannot be avoided, developments should be
relocated to alternative sites with less harmful impact. If developments are not able to
adequately mitigated or compensated for any harm caused, then planning permission should
be refused.

The NPPF further directs that development proposals where the primary objective is to
conserve or enhance biodiversity should be permitted and any opportunities to incorporate
biodiversity in and around developments should be encouraged.

N Site: Land North of Star Road, Caversham, Reading, RG4 5BE
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Figure 1: Site Location and Aerial Maps
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5.2 Legislative Context

5.2.1 The Environment Act 2021

The Environment Act 2021 was granted Royal Assent on 9 November 2021. It introduced the
idea of Biodiversity Net Gain (BNG) as an approach to development. BNG attempts to ensure
that habitats for wildlife are left in a measurably better state than they were before the
development.

BNG became mandatory in England on the 12" February 2024 under Schedule 7A of the
Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act
2021). It became mandatory for all Major developments from January 2024 and for small sites
from April 2024.

BNG legally requires developers to ensure that the habitat value of a proposed development
site is improved by a minimum of 10% compared with the pre-development baseline. This can
be achieved through habitat creation and/or enhancements to existing habitats. Where BNG
cannot be achieved on site, it is possible to implement compensatory habitat creation and/or
enhancements off-site.

All biodiversity enhancements will be required to be maintained for a minimum of 30 years
(UK Parliament, 2021).

Exemptions to the requirement for BNG include:

planning or variation applications made before BNG came into force;

Developments below the threshold - A development that does not impact a priority
habitat and impacts less than 25m? (5m by 5m) of on-site habitat or 5 metres of on-site
linear habitats such as hedgerows;

Householder applications — for example small projects like home extensions,
conservatories or loft conversions;

Self-build and custom build applications - the development must consist of no more
than 9 dwellings; be on a site that has an area no larger than 0.5 hectares; consist
exclusively of dwellings that are self-build or custom housebuilding;

Biodiversity gain site - Developments undertaken mainly for the purpose of fulfilling
the BNG planning condition for another development;

High speed rail transport network;

Urgent crown developments;

Developments that are granted planning permission by a development order
(including permitted development rights).

[/} /]

M W

M ™

5.2.2 Other relevant Legislation

There are a number of national and European Acts and Regulations that work to protect
endangered species and their habitats. Some of these are summarised below.

Wildlife and Countryside Act 1981 (as amended);

The Conservation of Habitats and Species Regulations 2010;
The Countryside and Rights of Way Act 2000;

Natural Environment and Rural Communities Act 2006;

The Protection of Badgers Act 1992;

Protection of Birds Act 1954

The Hedgerow Regulations 1997;

dVdvivdvvid
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53 Guidance

This report has been produced in line with the template for a ‘BNG Feasibility Report’ in the
CIEEM Biodiversity Net Gain Report and Audit Templates (CIEEM, 2021). It takes into account
the document “BNG Good Practice Principles for Development” produced by CIRIA in 2019.
and BS8683, the British Standard for Biodiversity Net Gain (British Standards Institute, 2021),
to inform outputs and recommendations.

6 DESK STUDY

The findings of the desk study are summarised below.

6.1 Statutorily Protected Sites
Statutory sites with protection under UK, European and International law include:

Sites of Special Scientific Interest (SSSIs)
Ramsar Sites

Special Areas of Conservation (SACS)
Special Protection Areas (SPAS)

National Nature Reserves (NNRS)

Local Nature Reserves (LNRS)

Marine Conservation Zones (MCZs)

MEvdvivdvn

No statutorily protected sites were identified on or within 50m of the proposed development.

6.2 Ancient Trees

No ancient or protected trees were identified at the site.

7 BNG METRIC CALCULATIONS

The pre-development (baseline) and post-development (proposed) value of the habitats on
the site was calculated using the Statutory Biodiversity Metric Calculation Tool 4.0/Small Sites
Metric 4. The methodology for determining habitat distinctiveness and condition values follows
the guidelines set out by the User Guide and Technical Supplement for Biodiversity Metric 4.0.

All the BNG trading rules on habitat compensation for each distinctiveness group were
adhered to.

7.1 Baseline Habitats
A copy of the baseline habitat plan from the report is presented in

7.1.1 Area Habitats

A summary of the baseline area habitats identified for the site is given in the table below. The
number of baseline area habitat units was calculated to be 0.49.

Table 1 : Summary of baseline area habitats

Broad Habitat Area Distinctiveness | Condition Habitat Area Units
Habitat Type (ha) Units Retained Lost

Heathland | Mixed

0.0610 Medium Moderate 0.49 0 0.49
and shrub | scrub

7.1.2 Hedgerow Habitats
No hedgerow habitats were identified on the site.

N Site: Land North of Star Road, Caversham, Reading, RG4 5BE
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7.2 Post Development Habitats

A summary of the post development on-site and off-site habitats created is given in the tables
below. A post-development on-site habitat plan is available in

As the developed site will consist of residential dwellings with private gardens, no post-
development habitat creation or enhancement was allowed for. The private gardens were all
assessed as “vegetated or unvegetated gardens”.

7.2.1 Post Development On-Site Area Habitat
The number of post development on-site area habitat units was calculated to be 0.04 resulting
in a net loss of 91.28%.

Table 2 : Summary of post development habitats to be created on-site

2o Habitat Type Area (ha) Distinctiveness Condition REISHED

Habitat Units
Urban Developed land; 0.028171 V.Low N/A - Other | 0.00
sealed surface
Unvegetated
Urban garden (Car 0.010796 V.Low N/A - Other 0.00
Park)
Vegetated Condition
Urban 0.022066 Low Assessment 0.04
garden N/A

7.2.2 Post Development On-Site Hedgerow Habitat

As mentioned above, as the developed site will consist of residential dwellings with private
gardens, no habitat enhancement in the form of hedgerows has been allowed for.

7.2.3 Post Development Off-Site Habitat

Off-site habitat enhancement will be required in order to meet the trading requirements.

A total of 0.49 habitat units will need to be purchased off-site in order to provide the required
10% net gain target of 0.54 habitat units.

8 CONCLUSIONS AND RECOMMENDATIONS

The calculation has shown that there is a need for an off-site biodiversity gain equivalent to
0.49 habitat units in order to comply with the trading requirements. The Client has accepted
this and agrees to be bound by a planning condition or section 106 agreement in this regard,
if planning permission is granted.
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9 APPENDIX 1 — PROPOSED DEVELOPMENT PLANS

See next page.

N Site: Land North of Star Road, Caversham, Reading, RG4 5BE
N Report Reference: ECO-2025-000007
N Date: 12 May 25

12



General Notes:

PLANNING ISSUE

Existing Site Plan

VIRYA
CAPITAL

‘CopyrightViya Capa e




Key Plan:

Scale: 1:100 @A3

Key:

General Notes:

Proposed Notes:

PLANNING ISSUE

25001

Project Number:

March 2025

Date:

1:200 @ A3

Scale:

Land North of Star Road, RG4 5BE

Project:

Proposed Site Plan

Drawing Title:

25001-PL240-A

Drawing Title:

VIRYA
CAPITAL

22 Goodge Placo WIT 451

‘CopyrightViya Capa e

sm

6m

am

2m

lom




01

Important Information:

Any Drainage that has been investigated should
be checked against statutory records to confirm
details before proceeding with any design work.

We advise that an arborologist be appointed to
correctly determine the species and condition
of all trees surveyed prior to any design work.
All information contained in this drawing
(including digital data) should be checked and
verified prior to any fabrication or construction.

Survey Legend

FENCES

%
£
*
%
860N 087 1 74860N
. . g
L
e |
\ & ThRMAC
| ome B
| E
% 2
3 " N
s
I 1 74850N
e an
—
No.84-98
840N 174840N
s
No.77 8
=
830N Out Building | 74830N
4
2
- Tagnc
% o
¢
¢ 174820N

North:
N Jhaicatve

Grid [ e )
e UL el
e T S T S s i s
e

Levelling: ‘Ordnance Datum

Drawing Title:

Topographical Survey

Site Address:
Land North of 75 Star Road

RG4 5BE
Client:
VIS A

CAPITAM
ey ] ooty ] vty [sfosfron s
MIC No: momssotor Rev: 001
Scale: Date:

1:100m @ A1 27.01.2025




PLOT NO AREA BEDROOMS | AMENITY Key Plan:

77 Star Road | 126.8m? 3B/5P 100m?2

79 Star Road | 110m? 3B/5P 39.5m2

81 Star Road | 107m? 3B/5P 42.6m2

83 Star Road | 103.6m? 3B /5P 40m?2

Scale: 1:100 @A3

Key:
100m GARDEN
39.5m
GARDEN
42.6m?
GARDEN
40m?*
General Not
Proposed Notes:

NAY
N D N B _
o ... OO
- N I —— ( ),
N
KITCHEN/ LIVING/
@ DINING (/ \) I —
o —— KITCHEN/ LIVING/
i E= DINING

— 3am?
0
EH
i
BHES
Oven
STORAGE
1.2m?

= KITCHEN/ LIVING/
E DINING
— 37m?
)
FF /\

|] A June 2025
sl [

‘ STORAGE

‘ ST1D§AZGE PLANNING ISSUE

L 1 lo12me
w LI .
o] | : \ . o |
WM DRY
DRY > — r 1
Project Number: 25001
UTILITY/STORAGE .
2:4m? kel Date: June 2025
UTILITYISTORAGE STORAGE
el 24m? Scale: 1:100 @ A3
Project: Land North of Star Road, RG4 5BE
wic Drawing Title: Proposed Ground Floor Plans
26m*
o) wic Drawing Title: 25001-PL200-A
L 26m*
=1 Drawn: 1B Rev: A

77 STAR ROAD
126.8m?

79 STAR ROAD
110m?

m
(3 bed - 5 person)

81 STAR ROAD

VIRYA
CAPITAL




Scale: 1:100 @A3

Nl e
2

PLANNING ISSUE
&"Q%
b & \‘
VIRYA
CAPITAL

100m?2
39.5m2
42.6m?2

40m?

3B /5P
3B /5P
3B/5P

BEDROOMS | AMENITY
3B /5P

AREA

77 Star Road | 126.8m?
79 Star Road | 110m?
81 Star Road | 107m?
83 Star Road | 103.6m?

PLOT NO

PRl a
“ a® P
—

ol

BEDROOM 2




/\7~

\W/

N,

NN

PLOT NO AREA BEDROOMS | AMENITY
77 Star Road | 126.8m? 3B /5P 100m?2
79 Star Road | 110m? 3B/5P 39.5m2
81 Star Road | 107m? 3B/5P 42.6m?
83 Star Road | 103.6m? 3B /5P 40m?2
VAV~ <t
I~

Z - N < P
[T T T T T T T T T T T T T T T T T T T T T T T T T T T T T TTTTITTITTTIT I ]l a <
T T T T T T T T T T T T T T T T T T T T T T T T T TTTTTTTTITTI T T a <«
\\\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\ a H 4

[T T T T T T T T T T T T T T T T T T T T T T T T T TT T TTTTTTTTT

=il

EEEEE

EN-SUITE
4.3m?

“ k4 . < :
[T TTT T T T T T T T T T T T T T T T T T T T TTTTTTTT T I ITT

X<\ BEDROOM 3
\ 13m*

Scale: 1:100 @A3

Proposed Notes:

PLANNING ISSUE

Project Number: 25001

June 2025
Scale: 1:100 @ A3
Project: Land North of Star Road, RG4 5BE
Drawing Title: Proposed Second Floor Plans
Drawing Title: 25001-PL202-A
Drawn: 1B ‘ Rev: A

VIRYA
CAPITAL

22 Goodge Placo WIT 451 —

‘CopyrightViya Gapa i 1o

@N




PLOTNO | AREA |BEDROOMS| AMENITY T
77 Star Road | 126.8m? 3B/5P 100m2
79 Star Road | 110m? 3B/5P 39.5m2
\\\\"/,/ \\ /// \s \"// 81 Star Road | 107m? 3B/5P | a26me
S —-\ 4%&\\:/’ 7 . 83 Star Road | 103.6m* | 3B/5P 40me
i T s T
T e ey, |
o
ke T W1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘1‘
\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\"\‘\ - “ ) ¥i PLANNING ISSUE
e T e -
I

VIRYA
CAPITAL

‘CopyrightViya Capa e




Key Plan:

NB: Void openings to be from ground level to top of void

_

Scale: 1:100 @A3
Key:

General Notes:

Proposed Notes:

[ ]
f] Lo Lo Lo - e

Lo " Lo

A July 2025

PLANNING ISSUE

00.
|_e 0—l Lobo Project Number: 25001

July 2025

i

Date:

Scale: 1:100 @ A3
a0po 3sdoo
4068 Project: Land North of Star Road, RG4 SBE
a0po

“ope Drawing Title: Proposed Lower Ground Floor

1adoo aoho || asdoo
40388 IZ] Drawing Title: 25001-PL204-A

aoho

Drawn: B ‘ Rev: A

VIRYA
CAPITAL

22 Goodge Placo WIT 451 —

‘CopyrightViya Gapa e




Key Plan:

83 STAR ROAD
126.8m?

(3bed - 5 person)

PROPOSED
FRONT ELEVATION

83 STAR ROAD
110m?

m
(3 bed - 5 person)

PN
83 STAR ROAD
107m?

m
(3 bed - 5 person)

LNl

PN
83 STAR ROAD
103.6m*

(3 bed - 5 person)

PROPOSED
FRONT ELEVATION

Scale: 1:100 @A3
Key:

General Notes:

Proposed Notes:

July 2025

= |

]

= |

= |

[T T T T e

-

PROPOSED

REAR ELEVATION

(OO I [T

[T T T By

(T (i

PROPOSED
REAR ELEVATION

PLANNING ISSUE

Project Number: 25001
Dete: July 2025
Scale: 1:100 @ A3
Project: Land North of Star Road, RG4 5BE
Drawing Title: Proposed Elevations
Drawing Title: 25001-PL220-A
Drawn: 1B Rev: A




RIDGE HEIGHT OF 73.79 BRIANTS AVENUE -4

PROPOSED GROUND FLOOR LEVEL - 36.00 AOD

EXISTING GROUND LEVEL - 36.80 AOD.

PROPOSED TYPICAL

SECTION AA

RIDGE HEIGHT OF 7379 BRIANTS AVENUE - 45.35 AOD

(I

(T

PROPOSED

(I

SOUTH FLANK ELEVATION

PROPOSED GROUND FLOOR LEVEL - 36.00 AOD

[EXISTING GROUND LEVEL - 36,80 AQD)

PROPOSED TYPICAL
SECTION BB

Key Plan:

Scale: 1:100 @A3
Key:

General Notes:

Proposed Notes:

A June 2025

PLANNING ISSUE

=

PROPOSED

NORTH FLANK ELEVATION

Project Number: 25001
Date: June 2025
Scale: 1:100 @ A3
Project: Land North of Star Road, RG4 5BE
Drawing Title: Proposed Elevations & Section
Drawing Title: 25001-PL221-A
Drawn: 1B Rev: A

VIRYA
CAPITAL

22 Goodge Place WIT 451 il ok

‘Copyrgt viya Gapta e

o e
aaneiy. 5 ot Scsle crawiga, A work L Cora i et B Sanaarcs




10
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10.1 Baseline Habitat Plan

_FEST™M
- enyironmental
77,79
~ e d
7 ?5 Legen:

0 5' 10 20m 7 5 [ site Boundary

k + ] [ Mixed Scrub
10.2 Post Development Habitat Plan

_FEST™M
= | environmental

&
2588 3
]
K
Pogetetetas

&

X}
35
SRRIRRINKNL
O
0.0

X

9:9:9:9.9,
pes0seY

5

ol

&

Podetedode!

et tete e tetete!
00XKRRIKS
808

558
X

=
g
28
5%
XXX
X
120200,
Podotelele!
LS

K2

%%

R >
2o % %% 25

SERRRR
255
28
XRXHRK
KRR
QOKEKLKILK
&

X
S
Poe!
dodeds

82
&%%0
ot osetetetete
00RRIRRIHRRIIKK
.
X
o0
QRLS

%

2
0.0‘:‘¢
2]
XX XY

o
3RS
%
58

77,79

K
&
5358
3
&
KR
KKK
&
&

9
o
90.9.0.9,

000:9,9.9.9,

O

o %

o
0%

196%

L
o
ke

2
0001
%%
0.0.0
K2
o000 e e e e e e e e
%
XXX
>
%%
%

KR
255
5%
2900,

‘¢q¢§&?
2o

9:9:9:%:%,
Q Q
2 '0.0 O
e
bl

&

o208
SO RLL
poge%e

508
'

oS
K
KX

...0.0 K

255
o

KKK
X
EOX
2

R

O
KK K
0.0‘00

O
2

&
2

Q

KKK
SRR
&

R
520
X

%
4'
%
L858
200000,
%5

2%
o0

o

<
s
R
9.0,
9.0.9,
oS00 %

o
%5
35
N
)

o
2
K
RS

R
o
%%
9

ot
5
190

25
ol
&

D000

L

0%
X

R

O
0.:

.0

9%

&
5

2
ot

ot
2%
RRRXRXXRK

KKK

SRRK
&
%

%
2R

%
2
o
KK
RRRK

PR

(XN
odetededet

SRR

XX
ORRRKIS
RRRRXRN

ot

202020200

%6

P
0%
XXX
53508
Q>
O
9
.‘0. '0.0 X
9%

%% %%

K2

&
&
QKK
388
Petedotoleteted!

&S
LK
5
o

2

Q
$9.0.9.0.9.0.9.9,

R
3RS
30X
5358
35
0.0,
0' .0
oS

%

2585858
ot

25

%

FERRRXN

D
0u %
QD
o le!

%
ores

%
0%
%
LRKK
KKK
XX
S
X
&
0

‘.
.0,
%
2L

S
KR
2%,

0.00
0.0,
%2
S el
00.’. 2505

&
&
pRetet

e %
K
$96% %
bo %%
0%
Do
%
K
0.:

0%

000
SRS
0.0,
X X
00’:0
888
QK8
S8
Q.”.
S
<X

¢
2

&
3RS
&

W

etetats

>
S
P
S

O

73,75
0

10

Legend

[ site Boundary
] Developed land;
sealed surface
[ Vegetated garden
[ Unvegetated garden

N Site: Land North of Star Road, Caversham, Reading, RG4 5BE
N Report Reference: ECO-2025-000007
N Date: 12 May 25

13



B
environmental

ENVIRONMENTAL CONSULTING . SOFTWARE & TRAINING

11 APPENDIX 3 - SITE PHOTOGRAPHY
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12 APPENDIX 4 — BNG CALCULATIONS

12.1 Headline Results
See next page.
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