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1 Introduction 
 
Format of the Technical Appendix 
 
This Technical Appendix is a supporting document to the Design Brief for Clarks Houndwood 
site, Street, Somerset. It provides background information on the planning permission and 
requirements in terms of Section 106 obligations and conditions (Section 2), and also includes 
a planning history and policy overview (Section 3). Section 4 provides additional site details to 
inform developers and the local community.  
 
Section 5 builds on the objectives set by the Development Framework section in the Brief by 
providing further guidance on the design principles and how to achieve the main development 
objectives.  
 
Section 6 is designed to support the delivery of the sustainable development objectives set out 
in the Brief. It follows the Building Research Establishment Environmental Assessment Method 
BREEAM ‘Ecohomes’ and includes further guidance on how to achieve these objectives. 
Useful Website addresses are provided to aid developers, Mendip District Council and the local 
community. 
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2 Planning Requirements 
Background to Outline Planning Application 
 
In 2002, Clarks decided to instigate a plan to centralise and upgrade their distribution facilities 
in the UK, as their existing facilities did not meet current day operational requirements. 
Following various investigative reports into how best to proceed, it was concluded that 
consolidation of activities should take place in Street in view of the company’s historic links with 
the town, which is the home of their Head Office and their established, dedicated and loyal 
workforce. 
 
The Company investigated the future requirements of the distribution process and decided that 
neither redevelopment on the existing site nor refurbishment of the existing buildings was a 
viable option. Following a cost / benefit analysis a new build option was considered to provide 
the most practical and beneficial solution.  
 
The Company owned land immediately to the west and south spanning a total area of 
approximately 10 hectares. This land was within the defined town limits of Street and was 
allocated in the Adopted Mendip District Local Plan for residential purposes. It was therefore 
proposed to do a “land swap” and obtain Full Planning Permission to construct a new 
Distribution Centre on the land allocated for residential development. Upon completion and 
transfer of activities, the existing warehouses could then be demolished and released for 
housing, so replacing the original allocation. In order to provide assurance to the local planning 
authority that this land swap would take place, an Outline Planning Application was submitted 
and Planning Permission granted for residential development on the existing site. The two 
applications were linked via a Section 106 Legal Agreement to ensure that the “land swap” 
would take place. 
 
Benefits of the Land Swap 
 
The land swap strategy has a number of significant benefits in land use planning and 
sustainability terms over the previous arrangement:  
 
 It provides a more logical location for housing closer to the town centre; 
 The Distribution Centre is more appropriately located on the outskirts of the town; 

• The location of the housing provides the opportunity to encourage walking / cycling to the 
town centre 

• The new housing site is more rectangular in shape, providing greater opportunity for a 
sustainable and permeable housing layout 

• The new housing site is larger than the previous allocation (11.7 ha rather than 10ha), 
which provides greater opportunity for more housing within the town before any incursion 
into the surrounding Countryside is necessary; 

• The new housing will be on previously developed land within the limits of Street, in line with 
Government guidance;  

 
Outline Planning Permission 
 
Outline Planning Permission was granted on 15th January 2004 for housing development on 
the site, subject to a number of conditions and a Section 106 Legal Agreement. A full copy of 

the Planning Permission is provided below, together with a summary table of the conditions 
and details of the Section 106 Agreement. 
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Planning Requirements 
Planning Conditions: Summary 
 
No. Description / Nature of Condition 
1 Timing - Development shall begin within 5 years (by 15 January 2009) or 

before 2 years from the approval of the last reserved matters applications. 
 

2 Timing - Reserved Matters applications shall be made within 3 years of the 
permission (by 15 January 2007) 
 

3 Reserved matters - Prior to any development, approval of siting, design, 
external appearance of the buildings and landscaping of the site shall be 
obtained. The Outline Permission has already determined details of Access. 
 

4 Reserved Matters details - The following details are required in reserved 
matters applications: 
 
• Parking of vehicles within the site 
• Loading/unloading/turning of vehicles  
• Surface treatment of roadways / areas not covered by buildings 
• External materials to be used in the development 
• Sustainable urban drainage systems (SUDS) 
• Space to be used by the developer during the construction phase (method 

statement referring to site personnel/operators/visitors parking, 
loading/unloading and storage of plant/materials) 

• Existing and proposed ground and floor levels 
 

5 Design Brief - Development approved must be in general accordance with a 
design brief, approved by the Local Planning Authority (LPA) following 
consultation.  
 

6 Surface Water – Prior to any development, details of attenuation and disposal 
of surface water proposals (including programme of implementation) must be 
approved by the LPA. 
 

7 Public Art - Not more than 200 dwellings shall be occupied until on-site 
provision of public art is made. The details of the public art (including 
programme of implementation) must first be agreed with the LPA. There is 
scope for negotiation on the no. of dwellings. 
 

 

 
 
No. Description / Nature of Condition 
8 Ecology – before any development, a full ecological survey is to be 

submitted/approved in writing by LPA. The survey must identify wildlife / 
ecological features, identify the impact of the development on features and 
mitigation measures (including programme of implementation). If development 
does not start within 12 months of the approved details then an update survey 
will be required to ensure that the ecological information is up to date. 
 

9 Nesting Birds – No site clearance works/development affecting nesting birds 
shall take place during season (1st March-31st August) without prior written 
approval. 
 

10 Protective fencing – No site clearance works / development shall be 
commenced until fencing is erected around existing/proposed landscape 
areas/trees to be indicated on a plan first agreed with LPA 
 

11 Land Restoration – No demolition shall take place unless in accordance with 
scheme of restoration first agreed with LPA. 
 

12 Top/Sub Soil – Development shall not be carried out unless in full accordance 
with details of moving soil (first approved by LPA) 
 

13 Estate roads/transport facilities, infrastructure (lighting, sewers, drains, 
retaining walls, service routes, surface water etc), street furniture and paving 
– to be constructed / laid out in accordance with details first agreed with LPA. 
Development shall not be occupied until details have been implemented. 
 

14 Pedestrian/cycleways – No dwelling house to be occupied until routes have 
been implemented (i) northern end of Cranhill Road; (ii) through Cranhill Rd 
car park. Details to be first submitted and approved. Plans of these routes, 
which form part of the Section 106, are provided within this Appendix - below. 
 

15 Ground Conditions - Prior to development a detailed investigation of the site 
shall be undertaken to establish their suitability for residential use. Historical 
investigation, sampling/analysis of soil, site assessment and action plan to be 
submitted to LPA (3 copies). Note - A Geocontamination Desk Study was 
prepared and submitted with the Application. 
 

16 Ground Remediation – If remediation is required after Condition 15 has been 
satisfied 3 copies of Completion Report shall be submitted to LPA validating 
the remediation work prior to occupation of first dwelling house. 3 copies of 
Remediation Certificate to be issued to LPA (signed by developer). 
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Planning Requirements 
Planning Obligations (Section 106 Agreement) 
 
Clarks, Mendip District Council and Somerset County Council have signed a Section 106 Legal 
Agreement, which is tied to the Planning Permission, in order to secure the implementation of 
the proposals agreed during the application process, including financial contributions. These 
include: 
• Delivery of the Housing Site following transfer of the Clarks operations to the new 

Warehouse;  
• Improvements to the transport infrastructure;  
• Contribution to the improvement of bus services and associated facilities;  
• Contribution to the Walton By-pass / A39 safety improvements; 
• Educational Contribution to local primary and secondary schools which will serve the 

residents of the new houses; 
• Provision of Affordable Housing and Low Market Cost Housing on the site;  
• Open Space provision and future management, including e.g. a Local Equipped Area for 

Play (LEAP) and a minimum of two kick- about areas – provision to accord with Policy SN7; 
• Provision of landscape buffer and appropriate ecological mitigation; 
• On site provision of a reasonable element of local Public Art having regard to Policy Q7; 
• Preparation of a Design Brief; 
 
Principles 
 
Highway works include the provision of suitable access points as set out in the approved 
drawings (below). The northern access includes provision of traffic signals at the junction of the 
A39 with pedestrian and cycle crossing facilities linking into the existing network. The southern 
access onto West End will need to be a priority junction and a puffin crossing is also to be 
provided.  
 
The West End / Westway A39 / Brooks Road junction is to be improved through installation of 
traffic signals and safe pedestrian and cycle crossing facilities and links. The existing four bus 
stops at West End are to be improved with high access kerbs and shelters. A new bus lay-by 
with high access kerbs and shelter is to be provided at Westway in the north of the 
development. 
 
The location and design of all these works has been determined as part of the Legal 
Agreement. An alternative arrangement for the northern access and cycle/pedestrian links has 
been formulated should the Walton bypass be implemented. 
 
A Bus service contribution is payable to the County Council to improve the frequency of bus 
services along the A39 Westway. Consultation with the County Council, District Council and 
Local Bus Service Provider is required to determine the annual cost required to enhance the 
service. Payment is to be made prior to occupation of the first house. 
 
A contribution to Education Provision in the Street area of £1,295 per dwelling (excluding 
Affordable Housing 22%) is required, made up from £700 per dwelling for primary school and 
£595 per dwelling for secondary school. Payments are to be index linked and payable in 
phases upon occupation of 150 units, 250 units, and then 400 units or the last unit.  
Advice from Somerset County Council (Education) indicated that the local schools would be 
Brookside Primary School and Crispin Secondary School. 

 
 
Affordable Housing is to be provided on site in eight separate locations at the same delivery 
rate as private housing (i.e. occupation of at least 1/8 of housing must include 1/8 affordable). 
The units are to be transferred to a Registered Social Landlord as social rented housing or 
otherwise provided as agreed. The mix envisaged is 10% 1-bedroom flats; 50% 2 bedroom 
houses; 36% 3 bedroom houses and 4% 4 bedroom houses or such other mix as is required to 
meet demand. A further 18% low market cost housing is to be provided on site.  
 
The Legal Agreement requires the early commencement of negotiations with the Council’s 
preferred Registered Social Landlords. No sale agreement shall be entered into without a Build 
Contract to provide Affordable Housing.  
 
The location and design of Open Space is to be determined through the design brief. However, 
the Legal Agreement requires provision of open space in line with National Playing Fields 
Association (NPFA) and Mendip District Council standards (2.5 hectares per 1000 population 
generated by the development). The population generated is calculated using an average 
household size of (2.46 per unit at time of Agreement). In addition, Policy SN12 protects 0.29 
hectares of land on the site (opposite Smile store). If this land, or part thereof, is lost as a result 
of the development, replacement is to be made on site. 
 
As an example, if 400 houses are proposed on site, the open space requirement would be 
(2.46 x 400 units = 984 people / 1000 people = 0.984 x 2.5 hectares = 2.46 hectares plus the 
0.29 ha (if this is lost to development) = 2.75 hectares. Upon satisfactory completion of the 
open space, it can be transferred to the District Council with a Commuted Sum payment or 
maintained by a Management Company. 
 
Design Brief – The requirements of the design brief are set out in the Legal Agreement. The 
brief is to be prepared in consultation with Mendip District Council, Somerset County Council, 
following public consultation with local communities. Future reserved matters applications must 
be generally in accordance with the agreed Design Brief. Guidance is to be provided on 
affordable housing, low cost market housing, disposition and density of the housing land, 
landscaping, open space, whether a buffer zone between the commercial and residential land 
is required, details of drainage, design materials, external appearance, scale and height of 
dwellings, energy conservation, cycle/pedestrian routes through the site, on-site provision of 
public art and ecological mitigation measures and future management as appropriate. This 
requirement in the S106 Agreement has been met by the Design Brief, of which this Technical 
Appendix forms a part. 
 
In addition to the main Section 106 (above), C & J Clark signed an agreement with the Parish 
Council to provide a contribution to the upkeep of the Crispin Hall community hall to the value 
of £30,000 and towards the construction of a new skate board park / BMX facility within Street 
to the value of £20,000. A further agreement has been made with the Upper Brue Drainage 
Board to culvert the watercourse to the north of the site, around Houndwood Drove, and 
provide a maintenance payment to the Board to eliminate the localised flooding in that area 
which occurred as a result of blockage to the watercourse. These agreements were made to 
improve conditions in the local area and were payable prior to occupation of the Distribution 
Centre. 
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Planning Requirements 
 
Planning Obligations: Highway Works Drawings 

 
Northern Access and Crossing  

 
Southern Access and Crossing 

 
 

 
West End / Westway A39 / Brooks Road junction 

 
West End Bus stops 
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Planning Requirements 

 
Westway New bus lay-by 

 
Walton Bypass - Alternative arrangement  

Condition 14: Cycle and Pedestrian Routes 

 
Route to the Town Centre – Cranhill Road Car Park 

 
Route to the North 
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3 Planning Policy Overview 
 
Planning History 
 
The table below provides a summary of the applications made on the new housing site (old 
Distribution depot site and land to the south), which is the subject of the design brief. 
 
 
Reference   Description Decision
036277 / 012 Outline – Residential development with new 

vehicular access/es 
Approved 15th 
January 2004 

036277 / 011 (Orange) Siting of 3 equipment cabins on roof of 
Lockhill Factory. 4 Ground cabins.  

May 2001 - No 
objection 

036277 / 010 (Orange) Lockhill Factory, 162 High Street. Siting of 
1 x 4m latticework stub mast with antenna and 1 
microwave dish. 

Dec 1998 – No 
objection 

036277 / 009 (Orange) Siting of 1 x 3m latticework stub mast with 
antenna and 2 microwave dishes 

Oct 1998 – No 
objection 

036277 / 008 Change of use to part of the building from Light 
Industrial to Educational use / teaching  (stitch craft) 
for Woolea 

Approved March 
1996 

036277 / 007 Erection of 2 modular building units as an extension 
of existing Maple factory together with links 

Approved May 
1994 

036277 / 006 Erection of Warehouse at Lockhill Industrial Estate 
– Clarks 

Approved 
August 1988 

036277 / 004 Change of use from warehouse to shop fitting 
workshop and offices at Maple Factory 

Approved 
January 1986 

036277 / 003 Change of use from shoe component factory to 
warehousing at Maple Factory 

Approved 
August 1981 

036277 / 002 Change of use from production to Warehousing at 
Clarks Ltd 

Approved Dec 
1980 

036277 / 001 Extension of Lockhill Works to form loading facility 
and extra storage 

Approved 1974 

   
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
Planning Policy Extract 

 9
Clarks Houndwood Site, Street, Somerset : Planning Design Brief Technical Appendix 9



Planning Policy Overview 
Planning Policy Framework 
  
Section 38 (6) of The Planning and Compulsory Purchase Act 2004 replaces Section 54A of 
the Town and Country Planning Act 1990. It states, “If regard is to be had to the development 
plan for the purpose of any determination to be made under the Planning Acts, the 
determination must be made in accordance with the plan unless material considerations 
indicate otherwise”.  
 
The Development Plan for the Houndwood Site comprises the approved Somerset and Exmoor 
National Park Joint Structure Plan Review (2000) and the adopted Mendip District Local Plan 
(2002).  The policies within the Development Plan should be considered within the context of 
the published National Planning Policy Guidance (PPG) Notes and Regional Planning 
Guidance for the South West (RPG10). In addition, there are other material considerations 
when determining future applications, which include: 
 
• Emerging guidance, such as Planning Policy Statements (PPS), which will replace PPGs; 
• Emerging Local Development Framework documents (which will replace Structure and 

Local Plans over the next 3 years. 
• Supplementary Planning Guidance (e.g. Affordable Housing, Design Brief);  
• National Guidance on Sustainable Development 
• Somerset Waste Plan 
 
A brief summary of the specific policies contained in these documents is provided below. All 
central, regional and local government guidance can be obtained from the relevant authority or 
viewed online at the following websites:  
 
• Central Government -  www.odpm.gov.uk - click on Planning 
• Strategic Guidance - www.somerset.gov.uk - click on A-Z services – select Structure Plan 

for planning policy or Waste Plan for waste and recycling. 
• Local Planning Policy / Guidance - www.mendip.gov.uk - click on ‘Planning’ followed by 

‘Development Plan’ on the next screen. 
 
Somerset and Exmoor National Park Joint Structure Plan Review (2000) 
 
The Structure Plan was approved in advance of the approval of the Regional Planning 
Guidance for the South West and covers the period 1991-2011. Policy STR1 Sustainable 
Development states that Development in Somerset and the Exmoor National Park should: 

• be of high quality, good design and reflect local distinctiveness;  

• develop a pattern of land use and transport which minimises the length of journeys and 
the need to travel and maximises the potential for the use of public transport, cycling 
and walking;  

• minimise the use of non renewable resources;  

• conserve biodiversity and environmental assets, particularly nationally and 
internationally designated areas;  

• ensure access to housing, employment and services;  

 

• give priority to the continued use of previously developed land and buildings;  

• enable access for people with disabilities.  
The strategy of the Plan is to conserve the environment of the Plan area by focusing 
development on the identified towns, which include Glastonbury and Street (Policy STR2: 
Towns). Street should therefore function as a location for employment, shopping, cultural, 
community and education services and residential use. 
 
Mendip District Local Plan 
 
The Mendip District Local Plan (MDLP) was adopted in December 2002 and covers the period 
between 1991-2011. It therefore holds significant weight when determining planning proposals. 
The plan contains a number of site-specific policies relevant to the Clarks Houndwood Site and 
a number of general overarching policies. 
 
Policy Q8 Requirement for Planning Briefs - Development on sites allocated in this local plan, 
or other significant development, will only be permitted where it conforms to a planning brief, 
agreed by the local planning authority following consultation with local communities, and other 
interested parties, which provides guidance on: 
 

1) the uses to be accommodated on the site; 
2) access, servicing and parking arrangements; 
3) design and layout of the site and buildings on it; and 
4) the existing environmental context and setting of the site with proposals for landscaping 

and nature conservation. 
 
Site Specific 
 
Policy S&W2 of the MDLP refers to the previous housing allocation on land to the west and 
south of the existing Distribution Centre, which has been superseded by the planning 
applications approved in January 2004. Nevertheless, given that part of the new site was 
allocated and the new element is in close proximity to the original allocation, the principle of the 
policy is still relevant, despite the increased site area and number of dwellings / site capacity: 
 

“Land is allocated at Houndwood for a minimum of 300 dwellings.  To 
provide an acceptable accessibility profile and ensure highway 
safety, proposals will need to: 
 
1) provide pedestrian and cycle links to the Town Centre and local 
educational, employment and retail facilities; 
2) improve accessibility by public transport both in terms of services 
and infrastructure; and 
3) ensure improvements to the Westway / West End junction are 
provided. 
 
Adequate separation will need to be maintained between residential 
uses and employment land to the north.” 
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Planning Policy Overview 
 
The supporting text in the Local Plan indicates that the site must provide convenient pedestrian 
and cycle access to the Town Centre. It also states that vehicular access will principally be 
taken from Westway with a secondary access to West End. “Measures will be needed to 
ensure a high quality living environment and effective separation from employment uses to the 
north” (now west). Measures to mitigate for any loss of biodiversity will be necessary in 
accordance with Policy EN4. 
 
The only other site – specific policy affecting the site is land in the southern part of the site 
fronting West End (opposite Smile store), which is protected under Policy Q2 and SN12 of the 
Mendip District Local Plan.   
 
Policy Q2 Protection of Spaces and open Areas of Visual Significance – rejects development 
which would harm a space or open area of visual significance. An area of open space along 
the southern boundary of the site (West End) is allocated under this policy. 
 
Policy SN12 Protection of Formal and Informal Recreational Spaces - Permission will not be 
granted to use or redevelop a recreation space for any use other than recreation or sport 
unless an equivalent area, in terms of quantity, quality and accessibility, is laid out and made 
available by the applicant for the same open space purpose. 
 
Overarching Policy 
 
The following policies are considered to be relevant to the redevelopment of the site: 
 
• Policy S1 Settlement Strategy 
• Policy Q1 Design Quality and Protection of Amenity 
• Policy Q3 Access 
• Policy Q4 Landscape Design  
• Policy Q5 Off Site Infrastructure 
• Policy Q6 Air Quality  
• Policy Q7 Public Art 
• Policy Q10 Development on or near contaminated land 
• Policy Q13 Noise Sensitive Development 
• Policy Q14 Light Pollution 
• Policy E15 Home Working  
• Policy EN3 Protected Species  
• Policy EN4 Nature Conservation Outside Designated Sites  
• Policy EN5 – Protection of Trees, Hedgerows and Woodlands  
• Policy EN16 Watercourses 
• Policy SN1 Residential Development In Towns & Villages 
• Policy SN2 Affordable Housing on Larger Sites 
• Policy SN4 Making Effective Use of Land 
• Policy SN6 Education Provision Arising From Residential Development 
• Policy SN7 Recreation Space and Facilities for New Housing Developments 
• Policy SN8 Small Neighbourhood Shops for New Residential Development 
• Policy SN20 Safeguarding Proposed Cycle and Pedestrian Paths 
 

 
• Policy SN23 Accessibility of New Development - Major Travel Generators 
• Policy SN26 Development Affecting Public Rights of Way 
• Policy SN28 New Car Parks 
 
Parking is a key issue for the development and Policy SN25 on Vehicle Parking Provision 
Associated with Development is particularly relevant.  
 

Development will only be permitted where on-site vehicle parking is limited to 
the minimum necessary to enable the development to function.  When 
assessing an appropriate level of parking provision, regard will be had to the: 
 
1) Objectives of reducing growth in the use of private motor vehicles and 

promoting alternative means of travel; 
2) Need for on-site provision to prevent problems of highway safety, 

congestion or visual intrusion in the vicinity of the site. 
 

The maximum amount of vehicle parking which will be permitted for 
residential development will be as follows: 

 
 One bedroom units   1 space per dwelling unit 
 Sheltered Accommodation  1 space per 3 dwelling units 
 Other residential – up to 10 units 2 spaces per dwelling unit 
 Other residential – more than 10 units 1.5 spaces per dwelling unit 

 
Parking facilities specifically for disabled people may be provided in addition 
to the above maxima. In Town Centres, parking facilities will be required to 
benefit the centre as whole rather than individual developments. 

 
 
 
Policies ER1-ER7 of the Mendip District Local Plan (Adopted 2002) refer to Managing Energy 
and Resources and sustainable development objectives, which should be considered in the 
context of the housing brief’s sustainable development principles.  
 
• Policy ER1 Energy Conservation 
• Policy ER2 Wind Energy 
• Policy ER3 Hydro Energy 
• Policy ER4 Solar Energy 
• Policy ER5 Biomass Energy 
• Policy ER6 Conservation of Water Resources  
• Policy ER7 Re-use of Materials  
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Planning Policy Overview 
Planning Policy Guidance Notes 
 
 
National planning guidance is provided in Planning Policy Guidance (PPG) Notes. This 
guidance is being periodically replaced by Planning Policy Statements (PPS) as part of the 
planning system reform. 
 
Relevant PPG and PPS notes are identified below and the version of the guidance can be 
viewed on the Office of the Deputy Prime Minister (ODPM) website: 
 

 PPG 1: General Policies and Principles and the Draft PPS 1 “Creating Sustainable 
Communities” (Feb 2004). Final PPS expected in January 2005 

 
 PPG3: Housing and the Draft PPS3 Housing (July 2003). Final PPS expected in 

December 2004. Update on Employment land – Barker update – Draft due in 
Spring 2005 with Final PPS due in Autumn 2005. 

 
 PPG9: Nature Conservation and Draft PPS9 Nature Conservation / Biodiversity 

(Sept 2004). Final PPS expected in Spring 2005. 
 

 PPG10: Planning and Waste Management and Draft PPS10 Waste Management 
(November 2004). Final PPS expected in Spring 2005. 

 
 PPG13: Transport 

 
 PPG17: Planning for Open Space, Sport and Recreation and associated 

Companion Guide 
 

 PPS22: Renewable Energy (which has replaced PPG22) 
 

 PPS23: Planning and Pollution Control (which  has replaced PPG23) 
 

 PPG24: Planning and Noise 
 

Regional Planning Guidance and Regional Spatial Strategy 
                                                             
                                                                                                                                                                              
Regional Planning Guidance (RPG) 10 sets a regional policy framework for the South West for 
the period 1996 –2016. However, Part 1 of the Planning and Compulsory Purchase Act 2004 
proposed the replacement of RPG by statutory Regional Spatial Strategies (RSS). The 
emerging RSS is undergoing consultation. The appropriate documents for regional guidance 
are given below and can be viewed via the ODPM website. 
 

 Regional Planning Guidance for the South West (RPG10)  
 
 Regional Spatial Strategy for the South West (2006-2026) 

 
 
Annex A of the RPG provides guidance on Accessibility and Parking Standards. An Interim 
Transport Accessibility Criteria (ITAC) is set out for residential development, which promotes 
housing within walking distance of a food shop and a primary school and sets target and 
maximum distances to facilities.  
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Planning Policy Overview 
Other Material Considerations 
 
 
MENDIP DISTRICT COUNCIL - AFFORDABLE HOUSING WITHIN HOUSING SCHEMES – 
SEPTEMBER 2002 / HOUSING STRATEGY 2002 
 
Supplementary Planning Guidance has been produced on the basis of PPG3 ‘Housing’ and 
Circular 6/98 ‘Planning and Affordable Housing’, and will be enforced by Policy SN2 of the 
Mendip District Local Plan. 
 
A Housing Needs survey was also completed in June 2001 and a Housing Strategy document 
in 2002, which illustrated that a mix of unit types are required in Street to meet demand 
including affordable rented, low market cost and private ownership.  Reference must be made 
to these documents to ensure a good spread of provision to meet demand. The strategy 
identified a target of 1,500 subsidised homes and a minimum of 650 low cost market homes 
comprising 2,150 affordable homes between April 1997 and June 2011.  
 
Para 3.4 “Where a demonstrable housing need exists, as a guideline target a minimum of 22% 
of the total units proposed will be sought as affordable subsidised housing plus 18% low cost 
market housing on all suitable sites which meet the threshold set out in Policy SN2.”  
 
 
MENDIP DISTRICT COUNCIL - DESIGN – DECEMBER 2003 
 

 
 

 
 
OVERARCHING DESIGN GUIDANCE 
 
A considerable number of overarching planning and design guidance documents are available 
to assist developers and all those involved in the development process, including the local 
community, achieve good design. Some of these documents are identified for future reference 
in Section 5 of this Appendix. 
 
 

 
 
 
PREVIOUS HOUSING BRIEF 
 
 
Robert Turley Associates prepared a draft Master Plan / Brief for the housing site adjacent to 
the Clarks Houndwood Site, which was allocated in the Mendip District Local Plan (2002). This 
plan was prepared in February 2002 on behalf of the landowner C & J Clark but only reached 
draft form. The Glastonbury and Street Area Board met to discuss the Brief in April 2002 and 
recommended that modifications were made to the document prior to public consultation being 
carried out. 
 
No further action was undertaken in respect of this Brief due to the emerging proposals for a 
new Distribution Centre. However, the draft document and suggested modifications provided a 
useful background. The key shortfalls of the draft document that were identified by the 
Committee, and which have been addressed in this brief, included: 
 
• Loss of existing open space on West End; 
• Provision of children’s play space and formal recreation space to serve the development; 
• Ecology and habitat creation; 
• Transport impact; 
• Footpath links to the town centre; 
• Sustainable urban drainage systems; 
• Energy efficiency; 

Supplementary Planning Guidance has been produced and adopted in order
to encourage better design of buildings and places and meet the objectives
of Policy Q1 of the Mendip District Local Plan. The guidance raises
questions that developers should consider during the design process.  

• Affordable housing; 
• Requirement for Acoustic screening between industrial and residential properties; 
• Education provision; 
• Security issues. 
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4 Further Site Analysis 
 
Ecology  
 
As part of the application process, an ecological survey (Phase 1 Habitat) was prepared in January 2003. The 
Phase 1 Habitat Plan with specific target notes is provided below for background.  

 
 

Target Notes 
 
1. Improved field with perennial rye-grass, cock’s-foot, meadow grasses Yorkshire-fog, spear thistle, dandelion, 

common nettle, creeping buttercup and creeping thistle. 
2. Small fenced area of elm, oak, beech & field maple. 
3. Stand of three ash trees and one poplar, with two older field maples. 
 

 
 
 
 
 
 
4. Gardens of adjacent residential development. 
5. Vegetable patch. 
6. Footpath. 
7. Species-rich hawthorn hedge with pollarded goat willows, elder, 

blackthorn, elm, dogwood and dog-rose. 
8. Pines and bramble. 
9. Line of willows alongside ditch, over strip of dense bramble scrub on 

either side of ditch. 
10. Ditch. 
11. Exotic shrubs. 
12. Pond. 
13. Line of pollarded willows with some spindle. 
14. Improved field with some marsh thistle. 
15. Hawthorn dominated species-rich hedges with occasional privet, 

dogwood, spindle, elm, blackthorn, dog-rose, elder, bramble, ground 
elder, ivy and cleavers. 

16. Small fenced area of beech and field maple with ivy and bramble. 
17. Line of maples. 
18. Car park. 
19. Petrol pumps in forecourt of disused service station. 
20. Car park containing line of birches. 
21. Exotic tree species over amenity grassland. 
22. Ditch with water-cress.  Amenity grassland on either side with some 

poplars, maple and ash.  Water flows under site through pipes. 
23. Gas installation. 
24. Line of pollarded willows outside site boundary, slightly more mature than 

most trees on site. 
25. Residential development. 
26. Line of birches. 
27. Semi-improved field – possibly an old orchard with pollarded willows 

along western edge. 
28. Semi-improved field – possibly an old orchard, which contains apple 

trees and is dominated by cock’s-foot. 
29. Small pocket of dense bramble scrub along stone wall. 
30. Old stone building with tiled roof, gaps in tiles has potential for a bat 

roost. 
31. Line of ash and horse chestnut. 
32. Area of beech, ash, birch and apple over improved semi/improved 

grassland. 
33. Scattered trees over amenity grassland – species include willow, birch 

and ornamental pines.  Ground flora comprised of cut-leaved crane’s-bill, 
water figwort, curled-leaved dock and creeping cinquefoil. 
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Further Site Analysis 
 
Between April and June 2003 a follow up survey to determine the presence and or use by 
specific protected species was undertaken. The survey found some slow worms and ecological 
features and recommended the following: 
 
• Formation of a receptor area enclosed by a suitable fence to protect slow worms during the 

construction phase of the Distribution Centre; 
• Where feasible, retain and enhance tree features, which provide feeding areas and foraging 

routes for bats (or if not possible - provide replacement to mitigate against the proposed 
loss); 

• Formation of a permanent Ecological Area within the site, incorporating habitat features 
which favour the species found on site including some open water; 

• New planting should comprise predominately native species providing food and refuge for a 
wide variety of animals. 

 
A plan identifying the temporary receptor area, bat feeding routes and permanent Ecological 
Area (referred to above) is provided below.  
 

 
Bat Feeding Routes 

 
As part of the Distribution Centre proposals, an ecological habitat area is being created in the 
southwest corner of the site. Slow worms on the housing site will be relocated to this area prior 
to the start of construction.  
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A requirement of the Distribution Centre permission is to prepare an Ecological Management 
Plan covering the defined habitat area, the landscape areas along the southern and eastern 
boundaries of the site and the attenuation pond in the northwestern corner. The plan above 
identifies the areas (hatched), which are the subject of the Management Plan. 
 
Residential proposals could include the provision of ecological mitigation measures in 
compliance with the recommendations of the ecological report required by Planning Condition 
8. This may include habitat creation, protection or relocation of flora / fauna and mitigation for 
loss of any water course and the future management of ecology in accordance with a 
conservation management plan to be submitted to and approved by Mendip District Council 
within six months of Implementation of the Planning Permission. 
 

 
HOUSING 

SITE 
 

Ecological Area Slow Worm
Receptor Area 
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Further Site Analysis 
Services / Utilities 
 
The existing buildings on the Clarks Houndwood Site are served by services infrastructure. 
Initial consultation has taken place with statutory undertakers and the Clarks Property Team. A 
brief description of the infrastructure and plans of the Water supply and Western Power 
distribution are provided. 
 
It is recommended that Developers liase with the Clarks Property Team and the Statutory 
Undertakers to confirm the precise location and specification of services when formulating 
designs. 
 
Water 
 
Existing water mains run along the main residential roads surrounding the site, including West 
End, High Street, Cranhill Road, Bullmead and Oxendale. The only public water mains within 
the proposed housing site runs along the southern side of Clarks Village overflow car park, 
from Cranhill Road / Southleaze junction westwards and then crosses Westway to serve the 
Portland housing estates. There are several private mains running across the site which serve 
the existing Warehouse buildings which will be surplus to requirements.  
 
Drainage 
 
There are private surface water sewers on the site associated with the existing warehouses 
and car parking / hardstanding. The two main foul sewers run along Westway ring road and 
across the site in a south-west – north east direction as shown on plan**.  
 
Wessex Water has indicated that there should be adequate capacity in the existing sewers 
within and around the site. However, it is likely that new sewage infrastructure will be required 
to serve the new development. 
 
Electricity 
 
An 11kV cable serves the existing buildings. It is likely that this will be replaced by a 
comprehensive new network of electricity distribution, dependent upon the form of energy 
generation proposed. 
 
Gas  
 
A medium pressure main runs from the Gas Governor at the Sainsbury’s roundabout along the 
southern side of Westway. A 4” low-pressure gas main runs south from Westway and enters 
the site across the eastern car park. 
 
 
Telecommunications  
 
There are various telecommunications systems running around and across the site, which will 
need to be diverted to ensure continuity of provision for existing dwellings.  
 

 
Water 

 
Electricity - Western Power Distribution 
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5. Development Framework 
 
Further Development of Design Guidelines  
 
The guidelines in the Brief reflect established urban design principles, which are set out in a 
range of development documents. Developers should adhere to the Brief and should use the 
supporting literature identified below, and any other recognised documentation, to assist in the 
formulation of their designs: 
 
• Towards an Urban Renaissance: Final Report of the Urban Task Force (1999) 
 

The final report of the Urban Task Force, chaired by Lord Rogers of Riverside, highlighted 
the need for a design led approach to urban regeneration and recommends that priority be 
given to creating higher density, compact developments in existing urban areas, using 
recycled land and buildings. 

 
 
 
• Our Towns and Cities: The Future: Delivering an Urban Renaissance (2000) 
 

The Government’s Urban White Paper is subtitled ‘Delivering an Urban Renaissance’, and 
takes the recommendations of the Urban Task Force Report as its starting point.  Among 
other things, it puts in place measures to exploit the potential of ‘brownfield’ land in urban 
areas, reward better planning and design and ensure that the urban environment is properly 
cared for. 

 
 
 
• By Design: Urban Design in the Planning System: Towards Better Practice (2000) 

DETR/CABE 
 
 
 
• By Design: Better Places to Live - A Companion Guide to PPG3 (2001) 

DTLR / CABE 
 
 
 
• Urban Design Guidance – Urban Design Frameworks, Development Briefs and Master 

Plans (2002) - Urban Design Group 
 
 
 
• Urban Design Compendium (2000) 

English Partnerships / Housing Corporation / Llewelyn Davies 
 
 

 
 
 
 
 
 
 
 
• Sustainable Settlements:  A Guide for Planners, Designers and Developers (1995) 

UWE, Local Agenda 21 UK and Local Government Management Board 
 
 
 
• Shaping Neighbourhoods: Health, Sustainability, Vitality (2002) 

Barton, Grant and Guise (UWE) 
 
 
 
• Site Layout Planning for Daylight and Sunlight: A Guide to Good Practice (1991) 

Building Research Establishment (BRE) 
 
 
 
• Environmental Site Layout Planning: Solar access, microclimate, passive cooling in urban 

areas (2000) 
Building Research Establishment (BRE) and JOULE DETR 

 
 
 
• Residential Roads and Footpaths – Layout Considerations - Design Bulletin 32 (1992) 

Department of the Environment, Department of Transport 
 
 

 
• Places, Street and Movement: A Companion Guide to Design Bulletin 32 (1998) 

DETR 
 
 

• Home Zone - Design Guidance – (2002) 
Institute of Highway Incorporated Engineers 
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Development Framework 
Consideration of Impact of Distribution Centre on the Housing Development 
 
Shadowing  
 
As part of the pre-application process, Mendip District Council requested that the Design Team 
consider the potential impact of the proposed Distribution Centre on the land proposed for 
residential use in terms of the microclimate. 
 
A desktop study was carried out to verify that the proposed new building has no significant 
detrimental impact beyond the site boundary. A simple computer model has been created 
illustrating that the extent of the shadow that the proposed distribution centre would create 
beyond the site boundary is less than that created by mature trees in the planting belt for all but 
the final hour before sunset. The images below show the extent of the shadows on 21st June 
at 18:30 and 19:00, with the sun setting at 20:00.  

 
 

 
Building Research Establishment (BRE) guidance set out in “Site Layout Planning for Daylight 
and Sunlight – A guide to good practice”, states that the potential for good diffuse daylighting 
will be retained if no new building, from a point two metres above the ground, subtends an 
angle of more than 43° to the horizontal. 
 
It also states that the potential for good interior diffuse daylighting will be retained if no 
obstruction, from a point two metres above the ground, subtends an angle of more than 25° to 
the horizontal. 
 
The proposed new building subtends an angle of 24° to the horizontal at the site boundary from 
a point two metres above the ground. This means that housing could be built right up against 
the site boundary without these guidelines being contravened. 
 

 
 
Airflow around the Distribution Centre 
 
Using simple analysis based on an ASHRAE (American Society of Heating, Refrigerating and 
Air-Conditioning Engineers) approved method it has been calculated that the zone of re-
circulating flow downwind, i.e. turbulence, will extend no further than 33 metres from the 
distribution centre. At its closest point the distribution centre is 37 metres from the site 
boundary. There will however be some natural turbulence caused by the trees in the planting 
belt along the western border of the housing site. 
 
Unlike many other roofing systems commonly used on industrial buildings which are completely 
smooth and offer little surface drag to wind, the proposed roofing system is not completely flat 
but incorporates a 65mm upstand seam running from gutter to gutter every 400mm. The total 
area of these upstand seams on the roof is 4600m² i.e. equivalent to about 1.1 acres of 
upstand on the roof, equivalent to more area of vertical surface than the walls of the building. 
 
These vertical surfaces on the roof will provide a significant area of resistance to wind passing 
over the roof. It therefore offers significantly more drag to wind than for example natural or 
semi-natural features such as a lake or large grassed field. The Distribution Centre architects 
have designed and built several buildings of the same size that have the same roofing system. 
In no instance has there been a problem with high winds associated with the building. 
 
 
 

Distribution Centre Distribution Centre 

Extent of
shadow 
at18.30 

Planting 
Belt Planting 

Belt 
Extent of
shadow 
at 19.00
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6. Sustainable Development Objectives 
 
BREEAM Ecohomes Summary 
 
The Building Research Establishmen tal Assessment Method (BREEAM) is a 
comprehensive tool for analysing and e environmental performance of buildings 
from design through to management of  Eco Homes is the environmental rating for 
homes.  Eco Homes considers the bro ntal concerns of climate change, resource 
use and impact on wildlife but balance nst the needs for a high quality, safe and 
healthy internal environment. 
 
The construction industry consumes a  350million tonnes of material each year.  
The extraction and supply of these ma nificant effects on the environment.  There 
is increasing pressure on the construc to consider the sustainability of its action.  
The definition for sustainable developm pment that meets the needs of the present 
without compromising the ability of futu s to meet their own needs”.   
 
Significant benefits can be derived for d m improving their environmental practices.  
Developers can: 
 
• demonstrate sustainable credentia  Authorities, investors and customers so 

improving their image;  
• bench mark their performance again petitors;  
• carry out environmental improveme rt a wider corporate strategy or as a stand 

alone exercise; 
• improve their understanding of envi ues; 
• pre-empt legislation.   
 
There are also benefits for social viders, which would benefit UK energy 
consumption in which the domestic ma  for approximately 30%.  Benefits include:  
 
• Reduce running costs through grea d water efficiency; 
• Demonstrate sustainability credentia lic, tenancy and funding bodies; 
• Improve comfort and satisfaction of 
• Reduce ongoing maintenance costs
• Improve their understanding of envi
 
There are also benefits for the occupier
 
• a reduction in running costs throu

dependence on the car; 
• a healthy and comfortable internal e
• better and a safer access to local am
 
The objectives of the Eco Homes sche
a higher level of environmental perform
and promote best environmental prac
occupiers and social housing provide
practice standards.   

 
 
 
Developers will be required to make reference to the Spectrum Approach adopted by the 
Healthy Cities Research Centre as set out in the brief.  Clarks will also require developers to 
employ an independent (BREEAM) Ecohomes Assessor to rate the proposals against 
the established Ecohomes criteria.  
 
The assessment process looks at the environmental performance of individual homes and the 
development as a whole.  The assessment is divided into seven key topic areas, namely, 
Energy, Transport, Pollution, Materials, Water, Land Use and Ecology, and Health and 
Well-being.  These areas include the following credit categories: 
 

 
Credits are awarded for performance against the categories above, which are weighted 
according to their importance.  Through assessing all of the environmental issues an overall 
rating for the development can be achieved in the following grades: 
 

Carbon Dioxide, Building Fabric, Drying Space, EcoLabelled Goods, External Lighting,
Public Transport, Cycle Storage, Local Amenities, Home Office, Insulation, Emissions,
Reduction of Surface Runoff, use of Timber, Recycling Facilities, Environmental Impact of
Materials, Water Use, Ecological issues, Building Footprint, Daylighting, Sound Insulation
and Private Space.  

• Pass – Most developments should be able to achieve this with minor design/specification 
changes at minimal additional cost.   

• Good – The developer has been able to demonstrate good practice in most areas. 
• Very Good – Developments, which push forward the boundaries of environmental 

performance, will achieve this. 
• Excellent – Developments which demonstrate exemplary environmental performance 

across the full range of issues. 
 
All development must reach Ecohomes 2005 Excellent standard and the specific 
requirements identified in the table below. 
 

 

t Environmen
 improving th
 the building. 
ad environme
s these agai

pproximately
terials has sig
tion industry 
ent is “develo
re generation

evelopers fro

ls to Planning

st that of com
nts to suppo

ronmental iss

housing pro
rket accounts

ter energy an
ls to the pub

tenancy; 
; 

ronmental issues.   

s of the properties. These include: 

gh greater energy and water efficiency and a reduced 

nvironment;  
enities. 

me are to differentiate housing developments that meet 
ance from the rest of the market; to encourage, reward 
tice; and to raise awareness amongst home buyers, 
rs of the benefits of building to best environmental 

Guidance on how to obtain Ecopoints is provided in Ecohomes: The environmental rating for 
homes: The Guidance 2005 and “The Green Guide to Housing Specification”. A checklist is 
also available for developers. These documents can be viewed online at www.bre.co.uk via the 
A-Z menu under Ecohomes - (Ecohomes 2005 Guidance / Developer Sheets). The BRE 
website also provides information on the Standard Assessment Procedure (SAP).  
 
Useful BRE site links include: 
 
Direct Link to Ecohomes 2004 Guidance/Developer Sheets – www.ecohomes.org  
List of current assessors registered with BRE http://www.breeam.org/assessors/ecohomes.jsp  
Index on the BRE site - http://products.bre.co.uk/breeam/index.html  
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Sustainable Development Objectives 
Guidance on Sustainable Objectives 
 
The table on the following pages identifies the Ecohomes criteria that will be taken into account in assessing site development proposals. It stipulates the requirements for development proposals 
under each category in order to promote the highest environmental standards.  
 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

ENERGY   Up to 20 Credits Available under Energy  
 Ene1 Carbon Dioxide: 

 
AIM - Minimise emissions of carbon dioxide to the atmosphere arising from 
the operation of a home and its services. 
 
CO2 is selected as a measured quantity as it has a direct environmental 
impact. The type of primary fuel is taken into account (e.g. fossil fuel or 
renewable energy). 
  
Developers to have an accredited Standard Assessment Procedure (SAP) 
assessor provide SAP worksheets for each house type.  
Emissions include energy used for heating and hot water and energy 
consumption from lights and appliances.  
 

10 Credits available depending on the 
level of CO2 emissions.  
 
• If zero emissions then 10 credits are 

awarded.  
• To score 1 credit emissions must be 

less than or equal to 60kg/m2/year. 

Less than 30 kg/m2/year as defined 
in Ecohomes 2005 Guidelines.  
This level of emissions would obtain 5 
Credits. 
 
80% of Internal lighting must be 
provided by low energy fittings. 
 

     
 Ene2 Building Fabric 

 
AIM – To improve the efficiency of dwellings over their whole life, and to 
encourage refurbished dwellings to improve insulation standards. 
 
This credit assesses the thermal performance of the building envelope (i.e. 
heat loss from the building – U-value). The percentage improvement across 
the whole site of the Average U-value of the dwellings is compared with 
England and Wales 2002 Building Regulations (using SAP worksheets as in 
Ene1). This will consider the fabric and form of buildings (insulation and air 
tightness among other matters). 
 

5 Credits available depending on 
performance of building envelope 
compared with Building Regulations.  
• If 3% improvement – 1 credit 
• If 15% improvement – 5 credits 

 

Exceed 2002 Building Regulations 
by 25% as defined in Ecohomes 
2005 Guidelines obtaining 5 credits.
 
SAP 2005 rating of at least 110 
(based on gas boiler of 86% 
efficiency). 

 Ene3 Drying Space 
 
AIM - Provision of drying space in all dwellings to minimise the energy used to 
dry clothes -  (i.e. remove the need to use tumble dryers / spin dryers).  
 

External or internal space in a secure environment for each unit on site (e.g. 
garden, balcony, roof terrace usable in winter or in an adequately ventilated 
room) 

1 Credit available. Required 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

     
 Ene4 EcoLabelled Goods 

 
AIM – To encourage the provision or purchase of energy efficient white 
goods, thus reducing the CO2 emissions from the dwelling. 
 
The use of appliances uses energy and results in CO2 emissions. Where the 
development contains a percentage of affordable homes two credits are 
available where 100% of the speculatively built homes have ‘A’ rated 
appliances and 100% of social homes have information provided. Ratings are 
under the EU Energy Efficiency Labelling Scheme. 
 

2 Credits available. 
1 Credit – where all fridges, freezers and 
fridge/freezers have an A rating 
1 Credit – where all washing machines and 
dishwashers have an A rating and washer 
dryers and tumble dryers have a B rating. 
OR 
1 Credit – where no white goods are 
provided but information on purchasing 
energy efficient goods is given. 

Required 

 Ene5 External Lighting 
 
AIM – To encourage the provision of energy efficient external lighting. 
 
External lighting includes garage lighting, lighting by external doors, security 
lighting, and for flat type accommodation communal halls and stairwells. This 
lighting needs to be controlled to minimise the energy used.  
 
In intruder security lighting appropriate wattage fittings should be installed to 
avoid over-specification. 

2 Credits available. 
External lighting: 
• 1 credit – where all space lighting is 

specifically designed to accommodate 
only compact fluorescent lamps (CFL) 
or fluorescent strip lighting 

 
Security lighting: 
• 1 credit - where all intruder lighting to 

be 150 watts maximum and be fitted 
with PIR and day light sensor and all 
other type of security lighting to 
accommodate CFLs or fluorescent 
strips only and be fitted with dawn to 
dusk sensors or timers 

 

Required 

     
TRANSPORT   Up to 8 Credits available under Transport  
 Tra1 Public Transport 

 
AIM – To encourage developers to provide a choice of transport modes for 
residents, with the aim of reducing the level of car use. 
 
The use of the private car is becoming a significant issue in terms of 
congestion, increased journey time and pollution. By providing easy access to 
public transport a choice of transport options is given to the occupier and the 
site is made more accessible to non-car owners.   

2 Credits available. 
 
80% of the development within: 
• 500m of a 15 min peak and a half 

hourly off peak service (2 credits) 
• 1000m of a 30 min peak and hourly off 

peak service (1 credit) 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

 
 Tra2 

 
Cycle Storage 
 
AIM - To encourage the wider use of bicycles as transport, and thus reduce 
the need for short car journeys, by providing adequate secure cycle storage 
facilities. 
 
The provision is determined by the no. of bedrooms with 1 and 2 bed 
properties requiring storage for 1 cycle, 3 bed requiring 2 cycles and 4 or 
more beds requiring storage for 4 cycles. 
 
 

2 Credits available 
 
Provision of cycle storage for: 
• 50% of dwellings (1 credit) 
• 95 % of dwellings (2 credits) 
 

On site cycle/ pedestrian network 
connecting to off site network. 
Provide cycle storage for residents 
and visitors where appropriate. 
 
 

 Tra3 Local Amenities 
 
AIM – To encourage developers to plan new housing developments that are 
close to, or include local shops and amenities. This will help to reduce the 
reliance of local residents on their cars. 
 
The majority of journeys by car are less than 5 miles. Reducing these short 
car journeys significantly reduces transport emissions and local congestion 
can also be eased. Locating developments close to facilities and providing a 
permeable pedestrian/cycling network with direct, convenient and attractive 
routes to local amenities will help achieve this objective. 
 
The site is well located in relation to facilities along High Street, Clarks village 
and Sainsbury’s to the north. 
 
 

3 Credits available (1 for each bullet) 
 
80% of the development to be within 
walking distance of local amenities: 
• Within 500m of a food shop and post 

box; 
• Within 1000m of 5 of the following: 

postal facility, bank/ cash machine, 
pharmacy, primary school, medical 
centre, leisure centre, community 
centre, public house, children’s play 
area, public park or village green 

• Safe pedestrian routes to the local 
amenities 

 
 
 

 

 Tra4 Home Office 
 
AIM – To reduce the need to commute to work by providing residents with the 
necessary space and services to be able to work from home. 
 
The space must be of an appropriate size and should provide the two double 
sockets, two telephone points to allow access to the internet, a window and 
adequate ventilation. 
 

1 Credit available 
 
Provision of space, and services for a 
home office in all dwellings 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

POLLUTION   Up to 7 Credits available under Pollution  
 Pol1 Insulant Ozone Depletion Potential (ODP) and Global Warming Potential 

(GWP) 
 
AIM – To reduce the potential for long term damage to the earth’s ozone layer 
and the potential for increased global warming from substances used in the 
manufacture or composition of insulating materials. 
 
The manufacturing of some insulating materials can cause long term damage 
to the earth’s ozone layer. The production of CFC’s are now banned and the 
European Commission has proposed the phasing out of all HCFC’s by 2010. 
 

1 Credit available 
 
Specifying insulating materials, that avoid 
the use of ozone depleting substances and 
with a GWP of less than 5 for the following 
elements: 
Roof (inc. loft hatch), Wall – internal and 
external (inc. doors and window lintels), 
Floor (inc. foundations) and the hot water 
cylinder 

 

 Pol2 Nitrous Oxides (NOx) Emissions  
 
AIM – To reduce the nitrous oxides emitted into the atmosphere. 
 
Nitrous Oxides are emitted from the burning of fossil fuels and contribute to 
both acid rain and global warming. This credit rewards developers who 
include low Nitrous Oxide boilers in their schemes.  
 

95% of dwellings throughout the development must be served by heating and 
hot water systems with an average NOx emission rate of less than or equal to 
the emission rate levels identified in the Credit column.   
  

3 Credits available 
 
Average NOx emission rate of less than or 
equal to the levels listed below. 
• Less than or equal to 150 NOx  

mg/kWh = 1 Credit 
• Less than or equal to 100 NOx  

mg/kWh = 2 Credits 
• Less than or equal to 70 NOx mg/kWh 

= 3 Credits 
 

 

 Pol3 Reduction of Surface Runoff 
 
AIM – To reduce and delay water run off from the hard surfaces of a housing 
development to public sewers and watercourses, thus reducing the risk of 
localised flooding, pollution and other environmental damage. 
 

Rainwater holding facilities and / or sustainable drainage techniques need to 
be used to provide attenuation of water run off to either natural and/or 
municipal drainage systems. Reduction in run off from roofs and hard 
landscaped surfaces through use of porous paving and collection methods. 
 

2 Credits available 
 
Reducing peak surface runoff rates by 
50% from: 
• Hard surfaces – 1 Credit 
• Roofs – 1 Credit 
 

 

 Pol4 Zero Emission Energy Source 
 
AIM – To reduce atmospheric pollution by encouraging locally generated 
renewable energy to supply a significant proportion of the development’s 
energy demand. 

1 Credit available 
 
At least 10% of either: 
• the heat (space & hot water) demand 

or  

Requirement for at least 5% of 
either the heat demand or non-heat 
electricity demand, as defined in 
Pol4. 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

The use of renewable energy will not only lead to reduced emissions of 
greenhouse gases and other pollutants but will also help to conserve the finite 
global fossil fuel resources and develop a market for such technologies. It will 
also help meet the Government targets for renewable energy. 
 

There are a number of renewable energy technologies which can be 
considered including Biomass heating, wind turbine(s), solar photovoltaic and 
active solar thermal among others.  
 

The credit can be obtained where the development obtains heat and/or 
electricity from a local community heating/Combined Heat and Power (CHP) 
network that obtains at least 10% of its energy input from renewable sources. 
 
 

• the non heating electrical demand 
 
within the development is supplied from 
‘local’ renewable energy sources. 
 
(Local’ does not necessarily mean on-site 
and could include community schemes) 

     
MATERIALS   Up to 31 Credits available under Materials  
 Mat1 Timber: Basic Building Elements 

 
AIM – To recognise and encourage the specification of timber from 
responsible forest sources and harvested forests / plantations for primary 
building elements. 
 
Growing trees / forests absorb carbon and provide a habitat for plant and 
animal life. Timber should come from a responsibly managed forest. 
 
This credit deals with basic building elements like timber frame (walls), floor 
joists, roof timbers, window/door sub frames, staircase etc). 
 
 

6 Credits available 
 
Percentage of certified timber and timber 
products and/ or recycled/ reused 
elements: 
Non-Temperate Origin - 60% = 2 Credits 
and 75% = 4 Credits 
Temperate origin – 30% = 2 Credits, 60% 
= 4 Credits and 75% = 6 Credits. 
 

 

 Mat2 Timber: Finishing Elements 
 
AIM – To recognise and encourage the specification of timber from 
responsible forest sources for secondary building and finishing elements. 
 
This credit deals with finishing elements like window frames, boards, sills, 
stair handrails/banisters, door frames, skirting, panelling, furniture etc) 
 

3 Credits available 
 
Percentage of certified timber and timber 
products and/ or recycled/ reused 
elements 
Non-Temperate Origin - 60% = 1 Credits 
and 75% = 2 Credits 
Temperate origin – 30% = 1 Credits, 60% 
= 2 Credits and 75% = 3 Credits. 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

 Mat3 Recycling Facilities  
 
AIM - To encourage developers to provide homeowners with the opportunity 
and facilities to recycle household waste. 
 
Domestic waste is a significant contributor to landfill sites and a lot can be 
recycled. A target to recycle or compost 25% of household waste by 2005 
was set in the UK’s Waste Strategy 2000. 
 
All dwellings must meet set criteria for the storage of recyclable / household 
waste, as defined under this Credit.  
 
 

Up to 6 Credits available 
 
2 Credits where internal storage or 
external storage or a local authority 
collection scheme for recyclable material 
 
6 Credits where full recycling facilities are 
provided – internal storage and either 
external bins or a local authority collection 
scheme for recyclable material. 

 

 Mat4 Environmental Impact of Materials 
 
AIM – To encourage the use of materials that have less impact on the 
environment, taking account of the full life-cycle. 
 
Developers should refer to the Green Guide for Housing Specification. The 
guide enables developers to specify the most environmentally sound 
components for their given situation. This includes the embodied energy 
(energy used to produce the material). Ratings are given from A to C. 
 
All dwellings in the development must meet the criteria. 

Up to 16 Credits available  
 
Obtaining an ‘A’ rating from the Green 
Guide for Housing Specification (for 80% 
by area of the element): 
• Roof (3 Credits) 
• External walls (3 Credits) 
• Internal walls - party walls and internal 

partitions (3 Credits) 
• Upper and lower floors (3 Credits) 
• Windows (2 Credits) 
• External surfacing (1 Credit) 
• Boundary protection (1 Credit) 
 

 

     
WATER   Up to 6 Credits available under Water  
 Wat1 Internal Water Use 

 
AIM – To reduce consumption of water in the home. 
 
All dwellings in the development must meet the set criteria. Water 
Consumption can be limited by selecting appropriate appliances, use of grey 
water systems and garden watering. Consumption is calculated by cubic 
metre per bedspace per year.  Note - The requirement defined by the brief is 
set on the basis of each appliance rather than the overall water use. 

5 Credits available 
 
• Less than 50 m3 = 1 Credit 
• Less than or equal to 45 m3 = 2 Credits 
• Less than or equal to 40 m3 = 3 Credits 
• Less than or equal to 35 m3 = 4 Credits 
• Less than or equal to 30 m3 = 5 Credits 

Water appliances must be not more 
than: 
WC - 4.5 litres / flush 
Shower - 8 litres / min 
Washing machine - 50 litres / wash 
Dishwasher - 16 litres / wash 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

 Wat2 External Water Use 
 
AIM – To encourage the recycling of rainwater, and reduce the amount of 
water taken from the mains, for use in landscape / garden watering. 
 
All dwellings throughout the development must meet the requirements. 
Rainwater collection for use outside (watering etc) reduces the amount of 
water being discharged into drains and watercourses and reduces 
consumption. 
 

1 Credit available 
 
Specify a system that will collect rain water 
for use in external watering, for example, 
water butts, central rainwater collection 
systems. 
 

 

     
LAND USE & 
ECOLOGY 

  Up to 9 Credits available under Land Use 
and Ecology 

 

 Eco1 Ecological Value of Site 
 
AIM – To encourage, wherever possible, development on land that already 
has a limited value to wildlife and discourage the development of ecologically 
valuable sites. 
 
The entire development must meet the requirements. The re-use of existing 
sites (previously developed) is supported as it reduces the need to develop on 
Greenfield sites. Development should minimise the damage to existing local 
ecology. 
 

1 Credit available 
 
Awarded where defined criteria for low 
ecological value is met or an ecological 
report is prepared which states that the 
land being developed is of low or 
insignificant ecological value or will remain 
undisturbed by the construction works in 
areas of ecological value. 
  

 

 Eco2 Ecological Enhancement 
 
AIM – To enhance the ecological value of a site. 
 
Developers will have to consult with an ecological consultant and take on 
board recommendations made. All key requirements and over 30% of 
additional requirements must be adopted to obtain credit. The entire 
development must meet the requirements. 

1 Credit available 
 
Where ecological features have been 
designed-in for positive enhancement of 
the site ecology (following advice from 
Consultant) 
 

 

 Eco3 Protection of Ecological Features 
 
AIM – To protect existing ecological features from substantial damage during 
the clearing of the site and the completion of construction works. 
 
Protecting the ecological features on site from clearing and construction 
works can benefit the existing site ecology and development as a whole. 

1 Credit available 
 
Contract specification ensures all trees 
with over 100mm diameter, hedges, ponds 
etc are maintained and protected during 
clearing and construction works. 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

Maintaining native species can lead to cost savings through reduced 
maintenance and maintains the aesthetic qualities of a development. 
The entire development must meet the requirements. 
  

 Eco4 Change of Ecological Value of Site 
 
AIM – To reward steps taken to minimise reductions in ecological value and to 
encourage an improvement. 
 
The whole development must meet the requirements. The change to the 
ecological value of the site is determined by the nature of the development, 
proposed landscaping and existing ecological value. The supplementary table 
in Ecohomes assesses the change in ecological value. 
  

4 Credits available 
 
1 credit – change of between –9 and –3 
natural species 
2 credits – change of between –3 and +3 
3 credits – change of between +3 and +9 
4 credits – change of greater than +9 

 

 Eco 5 Building Footprint 
 
AIM – To promote the most efficient use of a building’s footprint by ensuring 
that land and material use is optimised across the development. 
 
To make the best use of available land and other resources it is important to 
ensure effective use of the building footprint by maximising the usable space. 
 
 

2 Credits available  
 
1 Credit - 60% of dwellings have a floor 
area footprint ratio greater than 2.5 to 1 
2 Credits – 80% of dwellings have a floor 
area footprint ratio of greater than 2.5 to 1. 

 

     
HEALTH & 
WELL-BEING 

  Up to 8 Credits available  

 Hea1 Daylighting 
 
AIM – To improve the quality of life in homes through good daylighting, and to 
reduce the need for energy to light a home, 
 
Daylighting makes an interior look more attractive and provides light to 
work/read and benefits health. The quality and quantity of natural lighting in 
homes depends on the design of the interior environment, All dwellings in the 
development must meet the criteria set out in British Standard BS 8206: Part 
2. Note - The requirement set by the brief includes an average daylighting 
factor for bedrooms. 
 
 

3 Credits available 
 
1 credit – Kitchens to meet daylighting 
criteria 
1 credit – Living rooms, dining rooms and 
studies to meet daylighting criteria 
1 credit – kitchens, living rooms, dining 
rooms and studies to have a view of the 
sky. 
 

Rooms must achieve the following 
min average daylight factors: 
 
Living      1.5% 
Kitchens      2.0% 
Bedrooms  1.0% 
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Sustainable Development Objectives 
EcoHomes 
Main Topic 

EcoHomes 
Credit Code 

EcoHomes Individual Credit Description / Information EcoHomes 2005: Credits Requirement 

 Hea2 Sound Insulation 
 
AIM – To ensure the provision of sound insulation and reduce the likelihood of 
noise complaints. 
 
Developers need to commit to carry out a programme of pre-completion 
testing based on a number of tests for every 10 houses or flats in a group or 
sub group and achieve the set performance standard in Approved Document 
E (2003 edition) as defined in Ecohomes. 
 
 

4 Credits available 
 
1 credit – commitment to at least 2 
sets of tests and achieve standard 
2 credits – commitment to at least 3 
sets of tests and achieve standard 
3 credits – commitment to at least 3 
sets of tests and achieve airborne 
sound insulation values 3dB higher / 
impact values 3dB lower. 
4 credits – commitment to at least 3 
sets of tests and achieve airborne 
sound insulation values 5dB higher / 
impact values 5dB lower. 

 

 Hea3 Private Space 
 
AIM – To improve the occupiers’ quality of life by providing a private outdoor 
space. 
 
Provision of external space e.g. garden (private or shared), balcony or roof 
terrace) is an important aspect affecting the quality of life of occupiers. All 
dwellings in the development to meet the requirements. 
 

1 Credit available 
 
Provision of outside space that is at least 
partially private – 1 credit 
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Sustainable Development Objectives 
     
ADDITIONAL TO 
ECOHOMES 

 
ELEMENT 

 
REQUIREMENT 

  Air Tightness of Homes Homes must be tested for air tightness to achieve an air permeability of less 
than 4 m³/h/m²at 50 Pa on the greater number of:  

 
a) 2 units of each dwelling type in the development. 
 
b) 5% of each dwelling type in the development. If the first 5 dwellings tested all 

meet the target air permeability standard, the sampling frequency can 
subsequently be reduced from 5% to 2%. 

 
c) The specific dwellings making up the test sample should be selected by the 

building control body in consultation with the builder in such a way as to include 
approximately 50% of the originally scheduled tests for each dwelling type within 
the first 25% of that dwelling type that are completed. 

 
  Heat Loss Thermographic survey of 50% of homes with any identified deficiencies rectified. 

 
   Hot Water Insulation

 
Hot water system insulated to CHeSS HC4 or HR4 spec (see GIL 59) 

  Utility Meters  Utility meters to be readily readable from inside homes. Fitted with remote 
reading utility meters. 
 

  Avoid Heat Build up in Summer Strategy statement required setting out the design measures incorporated to 
deal with increasing summer temperatures  
 

  Avoidance of nuisance during construction Considerate contractor scheme required and site waste policy defined. 
Minimise removal of material off site. 
 

  Minimising Waste on Site Comprehensive approach to minimising waste on site. Separate site 
containers for timber, metals, plasterboard, hard plastics, aggregates and 
general waste. Biodegradable waste to be composted on site. 
 

  Instructions to Homeowners A homeowner manual using clear, understandable language should be 
provided explaining the sustainability strategy and features of the development to 
occupiers. 
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Sustainable Development Objectives 
Guidance on how to achieve the sustainable objectives set out in the brief is contained within 
Ecohomes Guidance 2005 document (which contains useful websites) and in the urban design 
documents referred to in Section 5 of this Technical Appendix. 
  
Key documents and websites are identified below under the seven categories of 
Ecohomes for ease of references: 
 
Energy (credits are coded Ene1 - Ene5): 
 
Building Regulations Approved Document L – Conservation of fuel and power (2002) 
BRE – The Government’s Standard Assessment Procedure for Energy rating of Dwellings 
 
Energy Efficiency Best Practice in Housing www.est.org.uk/bestpractice/publications/index.jsp
Building Regulations – www.safety.odpm.gov.uk/bregs/brads.htm
Action Energy/Energy Efficiency Advice – www.actionenergy.org.uk  
Quality Assurance for Combined Heat and Power – www.chpqa.com  
Energy Saving Trust – http://www.saveenergy.co.uk/  
 
 
Transport (credits are coded Tra1 - Tra4): 
 
Planning Policy Guidance Note 13 ‘Transport’ 
Better places to live by design: a companion guide to PPG3 (2001) 
 
Highways Agency – www.highways.gov.uk  
Department for Transport – www.dft.gov.uk  
Sustrans National Cycle Routes – www.sustrans.org.uk  
 
 
Pollution (credits are coded Pol1 – Pol4): 
 
British Standards – www.bsi.co.uk and EN 297:1994 : Gas fired central heating boilers (pg 28) 
Sedbuk database (for boilers/efficiency) – www.sedbuk.com  
Action Energy / Energy Advice / Government Programme – www.actionenergy.org.uk  
Surface run off – UK rainfall figures at The Met Office – www.met-office.gov.uk  
British Standards online – http://bsonline.techindex.co.uk/  
Environment Agency - www.environment-agency.gov.uk  
CIRIA - www.ciria.org.uk/suds and SUDS Best Practice Manual (2001) 
 
 
Materials (credits are coded Mat1 – Mat4): 
 
Timber Certification Schemes 
www.csa-international.org/ (Canada) 
www.fsc-uk.info (Forest Stewardship Council)  
www.mtcc.com.my (Malaysia) 
www.pefc.org (Programme for the Endorsement of Forestry Certification) 
www.aboutsfi.org/ (Sustainable Forestry Initiative) 

 
 
Materials (cont;d) - Sites for further information on Timber 
  
FERN – European NGO campaigning for forests – www.fern.org  
Pro Forest – www.ProForest.net  
WWF – www.panda.org
UK Tropical Forest Forum – www.forestforum.org.uk  
Greenpeace Ancient Forest Campaign – www.greenpeace.org.uk  
Forests Forever Campaign – www.forestsforever.org.uk  
UK Woodland Assurance Scheme – www.forestry.gov.uk/ukwas  
Wood for Good - www.woodforgood.com  
Tropical Forest Trust Publication “Good Wood, Good Business” – www.tropicalforesttrust.com  
Friends of the Earth / Flora and Fauna International Good Wood Guide (2002) – 
www.goodwoodguide.com  
 
Other ‘Materials’ Sites 
 
BRE The Green Guide for Housing Specification 
BRE Environmental Profiles – www.bre.co.uk/envprofiles  
BRE Reclaimed and Recycled Waste - www.bre.co.uk/waste (materials information exchange) 
 
 
Water (credits are coded Wat1 – Wat2): 
 
Water Saving Measures – www.environment-agency.gov.uk and www.ciria.org.uk/suds  
UK Building Regulations – www.safety.odpm.gov.uk/bregs/brads.htm  
UK Water Companies – www.water.org.uk  
 
 
Land Use and Ecology (credits are coded Eco1 – Eco5): 
 
Government Planning Department – Guidance – www.planning.odpm.gov.uk/advice.htm  
British Standard BS5837– Trees in relation to Construction (1991) – www.bsi-global.com  
Environmental Good Practice on Site (CIRIA) – www.ciria.org.uk  
The Environment Agency – www.environment-agency.gov.uk  - Pollution Prevention Guidelines 
Countryside Survey 2000 – www.cs2000.org.uk  
Construction Industry Key Performance Indicators – www.kpizone.com  
 
 
Health and Well-being (credits are coded Hea1 – Hea3): 
 
British Standards BS8206-2 Lighting for Buildings – code of practice for daylighting 
BRE Site Layout Planning for daylight and sunlight and Site layout for sunlight and solar gain 
 
Government Planning Department – Guidance – www.planning.odpm.gov.uk/advice.htm
UK Building Regulations – www.safety.odpm.gov.uk/bregs/brads.htm  
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http://www.est.org.uk/bestpractice/publications/index.jsp
http://www.safety.odpm.gov.uk/bregs/brads.htm
http://www.actionenergy.org.uk/
http://www.chpqa.com/
http://www.saveenergy.co.uk/
http://www.highways.gov.uk/
http://www.dft.gov.uk/
http://www.sustrans.org.uk/
http://www.bsi.co.uk/
http://www.sedbuk.com/
http://www.actionenergy.org.uk/
http://www.met-office.gov.uk/
http://bsonline.techindex.co.uk/
http://www.environment-agency.gov.uk/
http://www.ciria.org.uk/suds
http://www.csa-international.org/
http://www.fsc-uk.info/
http://www.mtcc.com.my/
http://www.pefc.org/
http://www.aboutsfi.org/
http://www.fern.org/
http://www.proforest.net/
http://www.panda.org/
http://www.forestforum.org.uk/
http://www.greenpeace.org.uk/
http://www.forestsforever.org.uk/
http://www.forestry.gov.uk/ukwas
http://www.woodforgood.com/
http://www.tropicalforesttrust.com/
http://www.goodwoodguide.com/
http://www.bre.co.uk/envprofiles
http://www.bre.co.uk/waste
http://www.environment-agency.gov.uk/
http://www.ciria.org.uk/suds
http://www.safety.odpm.gov.uk/bregs/brads.htm
http://www.water.org.uk/
http://www.planning.odpm.gov.uk/advice.htm
http://www.bsi-global.com/
http://www.ciria.org.uk/
http://www.environment-agency.gov.uk/
http://www.cs2000.org.uk/
http://www.kpizone.com/
http://www.planning.odpm.gov.uk/advice.htm
http://www.safety.odpm.gov.uk/bregs/brads.htm
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