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• Agenda

• Development Management Team Structure

• Biodiversity Net Gain introduction

• Changes to Agricultural Permitted Development Rights

• Housing Land Supply and implications for planning.

• Q&A inc programme for future meetings
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• Biodiversity Net Gain (BNG)

• What is BNG?

• What applications are subject to 
the BNG requirement?

• What is the biodiversity gain 
condition?

• What is the biodiversity gain 
hierarchy?

• What is the biodiversity gain 
plan?

• How do you measure BNG?

• How do you secure BNG?
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• What is BNG?

• 10% net gain measured 
against baseline habitat 
biodiversity value

• Net gain requirement means 
in effect 110% BNG provision 
(replacement of what is lost 
+ 10%)

• Schedule 7A Town and 
Country Planning Act forms 
basic framework for regime



eastdevon.gov.uk                   eastdevon

• What is Exempt?

• Application made pre-12 
February 2024

• Section 73 applications 
(VAR)

• Section 73A applications 
(Retrospective)

• De minimus impact

• Householder applications

• Biodiversity gain site 
development

• Self and custom build

• Development order
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• What is the BNG Condition?

• Paragraph 13(1) of Schedule 7A 
TCPA

• Paragraph 13(2):

• “(2)The condition is that the 
development may not be begun 
unless-

• (a)a biodiversity gain plan has been 
submitted to the planning authority 
(seeparagraph 14), and

• (b)the planning authority has 
approved the plan.”

• Modified in the case of phased 
development

• Cannot be formally submitted 
before permission is granted



eastdevon.gov.uk                   eastdevon

• What is the BNG Hierarchy?

• Article 37A of the Town and Country 
Planning (Development Management 
Procedure) (England) Order 2015 

• Onsite habitats which have a medium, high 
and very high distinctiveness (a score of four 
or more according to the statutory metric), 
avoiding adverse effects from development 
and, if adverse effects cannot be avoided, 
mitigating those effects; then

• In relation to all onsite habitats which are 
adversely affected by the development, 
adverse effects should be compensated by 
prioritising, in this order of priority where 
possible: 

• enhancement of existing onsite habitats, 

• creation of new onsite habitats, 

• allocation of registered offsite gains and 
finally 

• purchase of statutory biodiversity credits.



eastdevon.gov.uk                   eastdevon

• How do you Measure BNG?

• Statutory Metric only

• Small Sites Metric (for specific 
development, and in specific circumstances, 
only)

• Three habitat categories: 

• area, 

• hedgerow, 

• Watercourse

• Cannot be combined: 10% needed across 
all three types (so can no longer achieve 
“overall” 10% by setting off amongst three 
types)

• Calculates pre-development baseline and 
post-development biodiversity value
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• How do you Secure BNG?

• Onsite but not significant:  Normal 
landscaping conditions

• Onsite and significant: either:

• Condition

• S.106

• Conservation covenant

• Offsite:

• S.106 

• Conservation covenant

• Statutory credit generated when 
purchased.
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Recent changes to Agricultural Permitted Development
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• Class Q –Agricultural buildings to Residential

• Number of dwellings increased from 5 to 10

• Floorspace increased from 865m2 to 1000m2 

• Cap reduced from 465m2 to 150m2 per dwelling

• Nationally Described Space Standards apply

• No longer solely used for agriculture (Clarkson’s 
Clause?)

• Timestamp moved to 24thJuly 2023 if active 
(otherwise 10 years)

• Suitable existing access to a public highway

• Single storey extensions to rear by 4m if hard 
surfaced on or before 24thJuly 2023 

• Protrusions up to 20cm for windows, doors, 
cladding etc
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• Class R - Agricultural buildings to a "flexible use"

• Previously use classes B8 (storage and distribution)

• C1 (hotels)

• E (commercial business or service)

• F.2(c) (outdoor sport or recreation)

• And agricultural training

• Now adds Use Class B2 (raw goods, excluding livestock, produced and sold on site)

• Floorspace increased from 500m2 to 1,000m2
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Part 6, Class A – Increase in size of agricultural buildings 
(>5ha)

• For any building erected, extended or altered

• Ground area limit increased from 1,000m2 to 1,250m2

Part 6, Class B – Increase in size of agricultural 
extensions (<5ha)

• For any building extended or altered

• Cubic content limited increased from 20% to 25%

• Ground area limit increased from 1,000m2 to 1,250m2
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• Housing land Supply

• Five year Housing Land 
Supply

• Tilted balance: Presumption 
in favour of sustainable 
development/ NPPF 4/5 
years

• Local Plan Review

• Neighbourhood Plan 
allocations 

• Housing Position Statement

• Housing delivery
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Any 
Questions?
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