Doncaster Metropolitan Borough Council Guidance notes to meet Core Strategy Policy 14
for small scale non-domestic developments
How to deliver environmentally responsible non-domestic schemes
This guidance is to help applicants understand the evidence they need to provide in support of planning applications to ensure they comply with the sustainability requirements of Core Strategy policy 14 (CS14 pages. 70-71, Core Strategy)

Introduction
Policy CS14 requires applicants to consider density, layout and sustainability issues with a focus on climate change and carbon
reduction. For small scale non-domestic developments (i.e. less than 1,000m2) the council does not require the building to obtain
BREEAM (Building Research Establishment Environmental Assessment Method) certification as part of planning approval. However,
applicants are expected to demonstrate commitment to the principles of BREEAM methodology. The sections below cover the key
BREEAM related requirements that the council expects to be covered in planning applications. Developing schemes in line with the
principles of the BREEAM can offer a range of benefits, these include:
•

Ensuring planning compliance

•

Improved marketability

•

Resilience to a changing climate

•

Reduced operational costs of the building

Applying for Planning?
Planning permission can be applied for at two levels ‘outline’ (i.e. to seek to establish whether the scale and nature of a proposed
development would be acceptable to the local planning authority, before a fully detailed proposal is put forward) or ‘detailed’(i.e.
contains comprehensive detail about the proposed development). Each stage requires a different level of sustainability related
information to be included in the application as set out below in Figure 1:

Figure 1: What to include in your application to meet the requirements of policy CS14
Outline design
 Demonstration of an awareness of BREEAM and identify which BREEAM measures you will include
 Estimation of energy demand of the development based on benchmark / indicative data - benchmarks
can be found from the Chartered Institute of Building Services Engineers (CIBSE) (see the useful links
below)
 Appraisal report of Low or Zero Carbon (LZC) technology options (see overleaf)

How to meet the requirements of Policy CS14
 Design to achieve mandatory BREEAM credits and implement measures recommended that would typically be
required to achieve a Very Good rating

Detailed design
 Produce statement explaining how measures recommended by BREEAM will be implemented
 Provide the accurate Part L report using SBEM (Simplified Building Energy Model) or equivalent
building design tools

 Provide energy from decentralised and renewable or Low / Zero Carbon (LZC) sources (i.e. those that do not
rely on fossil fuels, or use fossil fuels in a highly efficient manner) to generate at least 10% of the development’s
regulated energy consumption (where possible).

 Analyse which LZC technologies are feasible and determine which option(s) is most effective
(alternatively if LZC technologies are not viable provide an explanation of the fabric specification that
will be used to achieve the required reduction in carbon)

Meeting Building Regulations alone is NOT a sufficient way to achieve BREEAM
certification and / or the requirements of Core Strategy policy CS14.
Design measures required by policy CS14 that go beyond those set by Building Regulations
 Improve the building’s energy efficiency measures beyond Part L requirements
 Provide renewable energy (see renewable energy section below)
 Specify energy sub-meters for space and water heating, electricity and lighting
 Specify dual flush toilets and low flow rate taps, urinals and showers to reduce water use by 12.5% beyond standard
practice
 Specify a water meter on the mains water supply to each building in the development
 Specify Green Guide rated materials
 Ensure surface water run-off post development does not exceed pre-development rates
 Forecast, monitor and manage construction waste responsibly

The following pages set out which aspects of BREEAM should be considered and how to appraise which renewable / LZC technologies
to select (if / where feasible). Figure 2 sets out the steps that applicants need to be aware of in order to discharge conditions that
might be attached to a planning permission.

Figure 2: Information requirements and planning process
Application stage

Conditions attached

Applicants provide:

BREEAM Very Good- refer to
the guidance notes for a list of
measures to choose from

1. Explanation of which aspects
of BREEAM will be provided
2. Indicative renewable energy
strategy

Partial discharge of
conditions

Full discharge of
conditions

Information
to discharge
Details of what
code measures
conditions:
will be incorporated

Evidence
of to
installed
measures
Information
discharge
conditions:

Details of what BREEAM
Design stage
calculations if
measures
willSAP
be incorporated
going for fabric first approach

10% of energy from renewable
sources or through fabric
improvements - refer to above

Design stage Part L analysis
(SBEM) if going for fabric first
approach

Evidence of installed measures
1- Final Part L analysis output
(SBEM)
2- Evidence of installed renewable
energy measures

BREEAM Assessment
BREEAM is the world’s leading and most widely used environmental assessment method for buildings launched first in 1990 with a
view to define a robust, cost-effective performance standard surpassing that required by regulations. BREEAM is a six level rating
system with credits in a broad range of categories from occupant health issues to water and energy consumptions. (http://www.
breeam.org/).

Figure 3: Demonstrating commitment to requirements of BREEAM at outline and detailed
application stages
What you could include in your OUTLINE
application

Small developments of less than 1,000m2 are not expected to achieve a BREEAM rating. However, there is a requirement to
demonstrate an awareness of the process and a commitment to delivering some of the measures advocated by BREEAM. There are
many measures that at little or no additional cost to standard practice can reduce environmental impact and offer tangible benefit to
the building occupants.
The figure below sets out the information relating to BREEAM measures that should be provided at outline and detailed design stage.
In some instances the information will be addressed by specific practitioners (e.g. architects advising about daylight requirements).
Where this is the case the specific section of the application should be clearly referenced.

Management

Site selection (pre-planning): What to consider in your initial site appraisal
Energy
 Are there any local renewable energy supplies or district heating networks that the proposed development can tap
into?

 Commit to providing a Building User Guide and
a training session for the building occupiers
– this explains how to operate the building as
 Evidence that the client and / or building occupiers
designed (e.g. operation of heating system,
are consulted during the design process. This is
location of switches and controls, etc). The actual
an initiative to optimise the land use and design to
performance of buildings is often far worse than
end-user requirements
designed due to end-users not understanding how
 Consider Secured by Design principles. This is an
to run their properties effectively.
initiative to ‘design out crime’, it can add value and  Commit to procuring contractors that can
quality to the development in question, talk to the
demonstrate environmental best practice
local Police Architectural Liaison Officer
 Commit to consult all relevant stakeholders (where
required) such as local or national historic/heritage
group
 Commit to undertaking thermal comfort analysis
in accordance with CIBSE standards. This is to
ensure the building does not overheat during the
summer time

This will help reduce the overall carbon emissions of the development. Further information relating to existing or proposed networks
can be obtained from DMBC planning or energy team.

Pollution

Confirmation that the site layout and block’s heights
will be designed to provide sufficient daylight to all
occupied rooms

 Is the site at a risk of flooding? (Check the Environment Agency’s website)
 If so has suitable Flood Risk Assessment (FRA) been undertaken and appropriate mitigation measures identified?
The applicant will need to demonstrate that the surface water run-off post development will be no greater than pre-development.

Ecology
 Does the site have any existing ecological value?
If the site is Greenfield (or Brownfield land that has lain untouched for greater than five years) then it is likely to have a high ecological
value. Protecting and enhancing existing ecological features can add great value to a site and provide environmental benefit. It will be
important to seek the advice of a suitably qualified ecologist prior to undertaking any investigative site works.
 Is the site contaminated?
If so, the applicant will need to demonstrate advice will be sought and the site will be remediated. Developers are encouraged to
choose contaminated land that otherwise would not have been remediated and developed.

What you could include in your DETAILED /
FULL application

Health &
Wellbeing

Consider a minimum distance of 20m between the
openable windows and sources of pollution e.g. car
parks
Consider communal cycle storages and clothes
drying spaces where possible

 Commit to deliver lighting levels in accordance
with CIBSE standards
 Commit to provision of blinds or other types of
glare controls for all office/study areas
 Commit to undertake a legionella test on all the
mains water and comply with Health and Safety
Executive’s “Legionnaires’ disease - The control
of legionella bacteria in water systems”. Approved
Code of Practice and Guidance, 2000
 Commit to seek advice from a qualified
acoustician to design in accordance with relevant
acoustic standards e.g. BB93 for schools, HTM0801 for healthcare and BS8233:1999 for offices

What you could include in your
OUTLINE application

What you could include in your DETAILED /
FULL application
 Complete a Part L analysis and provide design stage
Energy Performance Certificate (EPC)

Energy

 Renewable energy statement / strategy
or outline of building fabric efficiency
improvements (see overleaf)
 Indicative energy calculations

Waste

 Specification of thermally efficient materials for the
building’s fabric (e.g. walls, floors, roof, windows
and doors) that will meet or go beyond Part L of the
Building Regulations
 Renewable energy statement / strategy and / or outline
of building fabric efficiency improvements
 Specify energy sub-meters to all major energy users
such as space heating, water heating, lighting, etc

Ecology

 Specify energy efficient white goods and lifts

Transport

 Develop a travel plan which considers all
types of travel and transport systems suitable
for the building’s end-users

 Reduce the need for irrigation system:

Water

 Design landscape to rely on rain water

Materials

 Commitment to the use of responsibly
sourced materials (e.g. Forest Stewardship
Council (FSC) certified timber) with a clear
chain of custody (CoC). Check the Green
Guide to Specification for more information

 Commitment to requiring that the appointed
contractor develops and maintains a clear Site Waste
Management Plan (SWMP)

 Commitment to provision of recyclable waste
storage, collection facilities and composting
facilities

 Specify floor and ceiling finishes as agreed with the
tenants or leave the finishes un-installed if the tenants
are not known

 Evidence of liaison with an ecologist (or
commitment to) to evaluate and enhance the
site’s ecological value. Simple features like
bird and boxes and planting of shrubs and
others plants can improve the ecology of the
site

 Appoint an ecologist to evaluate and enhance site’s
ecological value and follow their recommendations

 Commitment to specifying dual flush toilets and low
flow rate, urinals, taps and showers within the building

 Commitment to installing heating systems
with low Nitrogen Oxides (NOx) emission
levels. NOx emissions are harmful to the
environment. When specifying heating
systems ask manufacturers of the
environmental impact of their products and
select those with the lowest impact

 Specify a water meter on the mains water supply to
each building of the development

 Evidence of the proposed re-use of external materials,
landscape and site boundary features where possible
 Demonstration of the specification of responsibly
sourced materials for the walls, roof , floors and
windows with reference to the Green Guide for
materials
 Commitment to selecting finishing materials with low
environmental impact
 Specify suitable durability and protection measures to
vulnerable parts of the building, e.g. door kick plates
to the doors in busy corridors, railing and bumpers to
protect façade from any potential car collision, etc

 Evidence that recyclable waste storage, collection
facilities and space for composting facilities will be
provided

 Commit to the use of insulation with low Global
Warming Potential (GWP). GWP is a relative measure
of how much heat a greenhouse gas traps in the
atmosphere. Check the Green Guide to Specification
for more information

 Implement into the design all the findings and
suggestions of the travel plan to improve transport for
end-users

 Specify water leak detection systems on the mains
water supply to each building

 Provide description of how external materials,
landscape and site boundary features will be
retained / reused (where possible)

 Commitment to minimising construction
waste and using resources efficiently. Further
information about how to manage waste and
the associated benefits can be found on the
Waste and Resources Action Programme
(WRAP) website

Pollution

 Commit to the use of heating systems with low
Nitrogen Oxides (NOx) emission levels
 Where cooling systems or air-conditioning systems
are being installed, specify the systems to have
refrigerants with low Global Warming Potential (GWP)
OR

 Systems which are contained in a air tight enclosure
 If the site in a medium or high flood risk zone
and with an automated pump down system to prevent
then appropriate mitigation measures will be
refrigerants leakage
required (e.g. the finished ground floor level


Flood Risk Assessment (where required for planning)
of all habitable parts of buildings and access
 Specification of Sustainable Urban Drainage Systems
routes to the ground level and the site, are
(SUDS) and design drainage to reduce water run-off
placed at least 600mm above the design flood
from roof and hard landscaping
level of the flood zone).
 Strategy explaining how surface water run-off  Specify external lighting in accordance with CIBSE
standards and with timers to switch off the external
/ drainage will be addressed
lightings between 23.00 and 07.00 to prevent night
time light pollution
 Commit to undertake a noise impact assessment to
prevent noise pollution to the noise-sensitive buildings
within a distance of 800m from the development

Renewable feasibility and Energy Statement
Policy CS14 requires at least 10% (where feasible) of the development’s regulated energy consumption (i.e. that covered by Building
Regulations, namely heating, hot water and lighting) to be generated by renewable or low carbon sources. Alternatively the Council
will accept improvements to the efficiency of the building fabric (through better insulation for example), where these measures will
result in at least a 10% improvement in carbon emissions over and above Building Regulations (refer to ‘fabric efficiency’ section
below).

Applicants should explore the different renewable energy options or fabric improvement
measures and explain what is proposed in an energy statement submitted with the
application. This will reduce the need for planning conditions to be attached to any
permission. Ideally, the feasibility study of renewable energy options should be undertaken
by a suitably qualified individual.

Figure 4: Factors to consider when appraising and selecting LZC technology options
Information that should be considered
CHP

 Review of the presence of an existing (or proposed) Combined Heat and Power (CHP) system or district
heating network that the development can extract energy from
 Evidence that there is sufficient space / access available for the delivery of fuel and its storage

Biomass
Heating

 What type of fuel will be used and is there a fuel source nearby?
 Have the air quality impacts been appraised?
 The physical size of the technology and the space required for installation (biomass boilers will be larger
than gas fired counterparts therefore an appropriate amount of space needs to be provided)
 Explanation of the type of system proposed (Horizontal or Vertical)
 Details of the area or depth of ground loops or number of boreholes proposed

The performance and economical viability of technologies is dependent on the location and energy demand of the development. In
some cases, certain technologies will not be appropriate. However, where this is the case valid reasons justifying any exclusion must
be provided (this might be reasons such as lack of space, over-shading effects, poor ground conditions, etc). The council expects
the applicant to clearly explain any reasons why they are not intending to use LZC / renewable technologies.

Figure 4 sets out the factors that should be considered when determining the viability of different technology options. Once a
technology type has been selected, the following list of information should be provided by the applicant in support of the selection:
 The size (capacity, kW) of system being installed

Ground Source
Heat Pumps

 Evidence that the ground conditions are suitable (or that suitable investigative work will be conducted)
 Consideration of sufficient access for drilling-rigs
 Confirmation of the size of the trenches/boreholes
 Confirmation of the type of heat distribution system and heat emitters proposed

Air Source Heat
Pumps

 Evidence of space for external condensing units
 Confirmation of the type of heat distribution system and heat emitters proposed
 Evidence of sufficient space for the location of the water tank (especially for communal systems)

 Explanation as to where the technology and its associated equipment (e.g. storage tanks / flues / etc) will be located.
 The arrangement of the system(s) (i.e. per building or communal)
 The overall energy output / saved (kWh) and associated carbon savings (kgCO2)
 The indicative cost and associated payback (e.g. preliminary Life-Cycle Analysis (LCA))
 Review of any subsidies available (e.g. the Feed-in Tariff (F-iT) for generation of electricity and / or the Renewable Heat
Incentive (RHI) for generation of heat)
 For detailed applications drawings need to marked-up appropriately (i.e. demonstrating location / layout of the technologies, for
example if using solar thermal panels the applicant will need to demonstrate which roof(s) they will be installed on)

 Description of the orientation of the building(s) and site layout

Solar Thermal
Panels /
Photovoltaic
(PV) panels

 Assessment of over-shading
 Assessment of the angle at which the technology will be installed at
 Availability of sufficient rooftop area
 Consideration of the structural suitability of the location where it will be installed and the aesthetic impact
 Space for water storage and location (particular for communal systems)
 Distribution if a centralised system is being installed

 What is the wind availability at the site?

Wind Turbine

 Are there environmental features/species which turbines would have an impact on?
 Are there any noise sensitive receptors in close proximity?
 Is there a suitable location (in terms of area required (m2), no obstructions, etc) to install the technology?

Building energy efficiency – going beyond Part L of the
Building Regulations (2010)
If LZC / renewable technologies are unviable then it is possible to reduce carbon emissions beyond that required for compliance with
Part L through improvements to the building fabric, and / or specifying energy efficient lighting and heating systems.
It should be noted that the energy consumption of non-residential buildings varies with the building function and occupancy; hence
it is not possible to set a list of specific measures and values for all types of buildings to achieve a 10% improvement over Part L
regulations. The actual overall carbon reduction will be dependent on the building type (e.g. commercial, retail, education, etc), and
construction measures used (e.g. naturally/mechanically ventilated or narrow/deep plan layouts etc). Figure 5 below sets a list of
potential options which are technically and financially feasible and can offer significant carbon benefits.

Figure 5: Building energy efficiency – going beyond Part L of the Building Regulations (2010)
Measure

Part L requirement
•
•
•

Building Services

Ventilation

Lighting

•

Specify heating systems with 95% efficiency
Specify night cooling where possible
Specify sub-meters and controllers on the heating
systems
Specify heat recovery
Consider leakage test on ductwork and Air handling
Units (AHU) where specified
Specify thermal zoning

•

Allow natural ventilation where possible

•

Specify LED and /or T5 lighting as opposed to
standard T12 lighting
Specify lighting zoning
Specify PIR (Passive infrared) and photocell sensors
to the light fittings

•
•

•
•
•
•

Building fabric

•
•

Target air permeability of 4 m3/m2/hr
Sensible design of the proportion/direction of the
glazed façade
Specify high thermal performance materials (low
U-values)
Design to allow the most use of daylight

BREEAM ‘Very Good,’ rated offices at Christchurch

Further information on the topics covered in this guidance can be found at the following locations:
Topic

Description

Website

BREEAM

BREEAM is administered by the Building Research Establishment
(BRE). Access their website for more information about the
measures recommended

www.breeam.org

Doncaster Local
Development Framework
(LDF)

The LDF includes the policies, proposals and other documents
about land use and spatial planning within Doncaster

http://www.doncaster.gov.uk/ldf

Environment Agency

Use the Environment Agency’s Flood Risk Map to understand
whether the site is at risk of flooding

http://www.environment-agency.gov.
uk/homeandleisure/floods/31650.
aspx

Green Guide to
Specification

The Green Guide contains information relating to the environmental
impact of different products for a range of building elements

http://www.bre.co.uk/greenguide/
podpage.jsp?id=2126

Greenspec

A useful website providing a range of information relating to Green
Building and LZC technologies. Contains good section on selecting
Green products

http://www.greenspec.co.uk/

CIBSE

CIBSE is the standard setter and authority on building services
engineering in the UK and overseas. Access their website for
information about building services and technical resources

www.cibse.org/

Secured by Design

Secured by Design focuses on crime prevention of homes and
commercial premises and promotes the use of security standards
for a wide range of applications and products.

www.securedbydesign.com

WRAP

Learn about how to develop Site Waste Management Plans
(SWMPs) and understand the benefits available from being more
Resource Efficient

www.wrap.org.uk

U-Value calculator

The U value is the heat flow (W) through the whole area of the
element divided by the total area of the element and temperature
difference between external and internal environments. It is,
therefore, used in building energy calculations (i.e. SAP) to estimate
the total heat loss through the building fabric. U-value calculators
can help determine the required specification (e.g. thickness of
insulation) to deliver a specific u-value

http://www.british-gypsum.com/
technical_advice/u-value_calculator.
aspx

BREEAM ‘Excellent’ Rated Civic Offices and Performance
Venue, Doncaster Civic and Cultural Quarter

