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Design and Sustainability SPD 
1 Executive Summary 

1.1  This Supplementary Planning Document (SPD) has been prepared to provide 
guidance on how new development in the Borough should be designed and 
constructed. This will help achieve high standards to reflect the aims and 
ambitions of national and local policy. It is aimed at addressing some of 
the causes of climate change and making sure that all new development is 
appropriately designed to enhance the built and natural environment and help 
create sustainable communities. 

1.2 The guidance reflects the increasing awareness that human activity is causing 
significant changes to the environment. How we plan and build for the future 
will have a major influence on the level of environmental impacts within the 
Borough and the impact the Borough makes on the wider environment. It is 
also increasingly apparent that failure to tackle the causes and impacts of 
climate change will have serious economic and social consequences. 

1.3 Many parts of the Borough’s built and natural environment are of very high 
value, while some provide opportunities for improvement and regeneration. 
Development that is required to meet the Borough’s social and economic 
needs should be achieved in ways that protect areas of high value and help 
create a Borough people are proud of. The Council seeks high standards of 
design, ensuring that development proposals respect their local context and 
fully realise opportunities for environmental enhancement, while optimising the 
effectiveness of new development in combating climate change and managing 
or mitigating its effects.

1.4 The SPD provides guidance on how new development should be designed 
and built to respect and enhance the Borough’s built and natural environment, 
and minimise the impacts of climate change. It does so by guiding applicants 
and developers through the design and sustainability issues which need to be 
considered in formulating proposals for development. 

1.5 The first part of the guidance sets out the design based considerations to 
be taken into account. The second part of the document is centred around 
sustainability and includes guidance to ensure that development takes into 
account climate change and that opportunities for exploiting renewable energy 
are fully explored. 

1.6 As this SPD is also available in an electronic format via the Council website (or 
on CD) use is made of hyper-links to other documents wherever possible to 
help users easily find the information they need.
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2 Policy Background and Objectives

2.1 This SPD expands and provides further detail on the ‘saved’ policies in the 
Basingstoke and Deane Borough Local Plan 1996-2011 as adopted in July 2006 
(the Adopted Local Plan) and ‘saved’ in July 2009. In particular the document has 
been written to supplement specific parts of policy E1 (Development Control) which 
states:

 ‘Proposals for new development will be permitted provided that they are of a 
high standard of design, make efficient use of land, respect the amenities of 
neighbouring occupiers, and do not result in inappropriate traffic generation or 
compromise highway safety. All development proposals should therefore:

i.   respond to the local context of buildings in terms of design, siting, density 
and spacing, reinforce the attractive qualities of local distinctiveness 
and enhance areas of poor design; extensions should respect their host 
building;

ii.    provide a comprehensive landscaping scheme, where appropriate, 
enabling the development to successfully integrate with the landscape and 
surrounds, and not result in the loss of or have a potentially adverse impact 
on protected trees; and

iii.    not generate traffic of a type or amount inappropriate for roads, properties, 
or settlements in the locality, and provide safe and convenient access for 
all potential users, integrating into existing movement networks and open 
spaces; and

iv.    provide a co-ordinated and comprehensive scheme that does not prejudice 
the development of adjoining land; and

v.    incorporate features to minimise the energy consumed in the construction 
and future use of the building, conserve water and minimise water use; and

vi.    create attractive public spaces which are safe, minimise opportunities 
for crime, facilitate public enjoyment and foster legibility of the built 
environment and

vii.    minimise the potential for pollution of air and soil and not create noise or 
light which harms living and working conditions or the public’s enjoyment of 
the built and natural environment.

2.2 The SPD also provides guidance in respect of the following policies:

•	 Policy E3 – Areas of Architectural and Historic Interest
•	 Policy D4 – Sub-Division and Loss of Dwellings
•	 Policy D6 – New Residential Accommodation in the Countryside
•	 Policy A5 – Recycling
•	 Policy A6 - Renewable Energy

2.3 It should be noted that this SPD will also supplement relevant policies in the 
emerging Core Strategy in respect of design and sustainability and managing 
housing demand.  
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2.4 The SPD reflects current and emerging national and regional planning policies on 
design, sustainability and climate change. In addition, it reflects key documents at 
a local level. These documents include:

•	 Climate Change Bill;
•	 Building a Greener Future: Towards Zero Carbon Development;
•	 Planning Policy Statement: Planning and Climate Change;
•	 Code for Sustainable Homes; 
•	 Water Efficiency in New Buildings
•	 Draft South East Plan
•	 Community Strategy: Pride in Our Place
•	 Local Area Agreement: Reducing Use of Material Resources

2.5 Further details of the relevant national, regional and local policy context for 
this SPD are set out in Appendix 1 and this will be updated with relevant policy 
references at the appropriate time.

2.6 The objectives of this SPD and Policy E1 are to:

•	  Support the development of mixed communities that are socially inclusive 
and contribute to local sustainability

•	  Ensure that new development positively responds to the local character of 
the area and maintains the amenity of the existing local community.

•	  Ensure that new development is easily accessible by a range of modes of 
transport 

•	  Ensure that new development is designed and constructed to maximise 
resource efficiency over its full life time

•	 Ensure that new development takes into account climate change 
•	 Encourage sustainable practices in the local economy
•	  Maximise the benefit of new development on the built and natural 

environment
•	  Ensure that new development does not increase flood risk and that flood 

risk is reduced in all redevelopment

2.7 In order to achieve these objectives and those requirements of national, regional 
and local policy, this SPD sets out several key requirements for development 
proposals which are summarised below:

•	  A requirement to take into account the design and character advice 
provided and referred to in this document, such as the Design Guides, 
Village Design Statements or the Urban Character Study for Basingstoke;

•	  The provision of a Construction Statement to reflect the scale of the 
development which is a local conditional requirement of the new national 
planning application form 1APP;



 Design and Sustainability SPD 4 

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office © Crown copyright. Unauthorised reproduction infringes  
Crown copyright and may lead to prosecution or civil proceedings. Basingstoke & Deane Borough Council, licence number LA100019356, (2009). Imagery copyright Digital Millennium Map Partnership 2009.

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office © Crown copyright. Unauthorised reproduction infringes  
Crown copyright and may lead to prosecution or civil proceedings. Basingstoke & Deane Borough Council, licence number LA100019356, (2009). Imagery copyright Digital Millennium Map Partnership 2009.

•	  A requirement for all major1 development to achieve a minimum Level 3 
of the Code for Sustainable Homes2 or a BREEAM3 ‘very good’ rating for 
commercial development.

2.8 This SPD has been formulated to provide a framework for the preparation of other 
guidance documents, to be adopted as Council policy for the determination of 
planning applications. These documents will include local design guidance such 
as Village Design Statements. In addition more detailed specific guidance on 
issues including the sub-division of dwellings, residential annexes and design are 
appended to this SPD. Together they form a suite of documents to be used in the 
determination of planning applications. 

2.9 This SPD has been prepared in accordance with Government guidance and 
regulations, including those on community involvement and has been subject 
to a combined Sustainability Appraisal (SA) and Strategic Environmental 
Assessment (SEA). It forms part of the Local Development Framework for 
the Borough and is a material planning consideration in the determination of 
planning applications by the Borough Council. 

3	 Benefits	of	Incorporating	the	Principles	of	Good	Design	and	
Sustainability

3.1 Through the application of the guidance set out in this document, developers 
and the Council together can minimise the damaging impact which can result 
from poorly designed and constructed new development to produce positive 
benefits for the environment. 

 
3.2 Potential benefits for the community include:

•	  A safer, more attractive and healthy local environment in which to live, 
work and visit;

•	  Greater recognition of key local features and characteristics in new 
developments;

•	 Increased levels of recycling, with less pressure on refuse services

3.3 Potential benefits for the developer include:

•	  Opportunity to raise the standard and profile of development, improving 
its public image and marketability;

•	  Financial advantages, such as reduced taxation from landfill / 
aggregates

1 Defined as 10 or more dwellings or residential development of 0.5 ha or more; or 1000 or more sq metres in 
floor space of commercial development or commercial developments of 1ha or more in site area

2  In achieving Level 3 of the Code for Sustainable Homes, it is mandatory to achieve a 25% improvement over 
the requirements for CO2 emissions contained in the Approved Document L (2006) of the Building Regulations.

3 Building Research Establishment Environmental Assessment Method
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3.4 Potential benefits for the owner/occupier include:

•	  A mark of quality and a national standard of higher sustainability, via 
links to the Code for Sustainable Homes

•	 Lower maintenance and running costs;
•	 Well designed, attractive living / working environments;
•	  Enhanced property value resulting from the demand for sustainably 

constructed buildings

4	 How	to	Use	this	Document

4.1 The Council is keen for the advice in this document to be user friendly, so 
that everyone using it can find the relevant information as easily as possible. 
To this end a user-guide has been developed to signpost applicants to the 
appropriate parts of the guidance. This is set out in a matrix below, which 
refers users to the relevant guidance that must be taken into account. 

4.2	 Please	note	that	in	respect	of	Section	5	(Fundamentals),	applicants	will	
need	to	carefully	consider	their	proposals	in	relation	to	any	specific	local	
guidance,	referred	to	in	this	document.	This	may	include	Village Design 
Statements,	Conservation Area Appraisals	or	the	Urban	Character	Study	
for	Basingstoke,	which	are	all	material	considerations	in	determining	
planning	applications.	Applicants	will	also	need	to	be	aware	of	the	
national and local requirements arising under 1APP

*   where a site is within a settlement with a designated Conservation Area or Village Design Statement
** where a site falls within the residential areas of Basingstoke, outside of a designated Village Design 

Statement

Section 5
Fundamentals

Section 6
Resource 
Efficiency

Section 7
Housing

Section 8 
Employment

Section 9
Retail / 
Adverts

Ref docs / Appendices

Household	
extensions

x x X Appendices 2*, 3*, 4*, 
5 13, Urban Character 
Study**

Sub-divisions x x X Appendices 2*, 3*, 4*, 
5, 6, 9, Urban Character 
Study**

Annexes x x X Appendices 2*, 3* 4*, 5, 
6, 10

Housing – small 
sites	(less	than	
10	dwellings)

x x X Appendices 2*, 3*, 4*, 5, 
6, 7, 16, Urban Character 
Study**

Housing – 
large	sites	(10	
dwellings or 
greater)

x x X Appendices 2*, 3*, 4*, 5, 
6, 7, 16, Urban Character 
Study**

Employment 
related sites

x x X Appendices 2*, 3*, 4*, 5*, 
6*, 11, Urban Character 
Study**

Shopfronts	/	
adverts

x x X Appendices 2,*3* 4*, 12, 
Urban Character Study**
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5	 Fundamentals

5.1 Policy E1 sets out a number of key principles or ‘fundamentals’ of design 
and sustainability including a high standard of design, efficient use of land 
and providing safe and convenient access for all. For the purposes of this 
SPD, design is taken in a broad sense to include not just the appearance of 
buildings, but how they are located and arranged, how they, and the uses 
they contain, relate to their surroundings and the quality of the spaces created 
between buildings. It includes not just aesthetic considerations, but also other 
qualities such as accessibility and safety. Sustainability, in respect of this SPD, 
refers to the role of planning in helping to shape places with lower carbon 
emissions and resilient to climate change while providing the new homes, jobs 
and infrastructure needed by communities. The planning policy that relates 
to these fundamental requirements is in the Adopted Local Plan. The key 
principles that apply to most types and scales of development are:

•	 Location of development 
•	 Good design
•	 Efficient use of land 
•	 Access
•	 Tall buildings

 These are considered in more detail below.

	 Location	of	development

5.2 Policy D5 of the Adopted Local Plan identifies a number of settlements that 
have the potential to accommodate additional development within their 
boundary without encroachment into open countryside or resulting in other 
environmentally unacceptable consequences. These are defined by the 
Settlement Policy Boundaries. Areas outside of these identified settlements 
are considered countryside where general protection policies are applied and 
where development will only be permitted in exceptional circumstances. 

5.3 In addition to Adopted Local Plan policies account should also be taken of any 
local guidance in:

•	 A Village Design Statement 
•	 A Conservation Area Appraisal 
•	 The Urban Character Study for Basingstoke
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	 Good	design

5.4 PPS1 states that ‘good design ensures attractive usable, durable and 
adaptable places and is a key element in achieving sustainable development. 
Good design is indivisible from good planning.’ This concept is also 
recognised and reflected in PPS3. Similarly, Policy E1 of the Adopted Local 
Plan makes it clear that all new development should be of ‘a high standard 
of design’. Achieving a high standard of design includes responding to the 
local characteristics of the site and its surroundings, reinforcing attractive 
qualities and taking opportunities to improve the character and quality of an 
area. In doing so, reference should be made to the Council’s Landscape and 
Biodiversity SPD and any local guidance covering the area.

 Village Design Statements

5.5 Village Design Statements (VDSs) are a practical tool that has been 
developed to help influence decisions on design and development, having 
been researched, written and consulted on by the local community. They 
help to identify local character and distinctiveness, described in terms of the 
landscape setting of the village, the pattern and shape of the settlement, and 
the nature of buildings, spaces, landmarks and special features. 

5.6 VDS documents are material considerations, having been adopted as Council 
policy and are taken into account in determining planning applications. To 
date, VDS documents have been prepared for a number of settlements in the 
Borough and it is likely that further documents will be prepared in time. Where 
these documents have been prepared applicants and developers must take 
them into account. A list of all the VDS documents in the Borough is set out in 
Appendix 2 of this SPD and access to copies of the documents can be found 
on the Borough Council’s website. 

 Conservation Areas

5.7 The historic built environment of the Borough is protected both for its own 
sake and for the contribution it makes to our cultural heritage and sense of 
place. Areas of the historic built environment within the Borough that are of 
architectural and/or historic interest are designated as Conservation Areas. 
The guidance in this section sets out the Council’s key requirements for 
preserving and enhancing the Borough’s Conservation Areas. This guidance 
should be read in conjunction with the Council’s policy on Listed Buildings and 
Buildings of Local Interest. 

5.8 The Council has adopted a Conservation Area Appraisal for each 
Conservation Area within the Borough as Council policy and these must be 
taken into account in formulating proposals for development within the relevant 
Conservation Area. 
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5.9 A Conservation Area is made up of several key components that give it its special 
character which are summarised below. Further detail on Conservation Areas is 
included in Appendix 4 to this SPD.

•	  Appearance – including the physical ‘look’ of an area, how the buildings are 
grouped together, colours and textures, views into and out of the area and 
areas of open space and vegetation.

•	  Features of particular importance - including issues such as street lighting, 
road and shop signage, floorscapes, boundary treatments and architectural 
detailing, such as sash windows, bargeboards and clay tile roofing

•	  Character – including considerations such as smells and sounds, 
atmosphere, uses and hidden features, such as facades or roofscapes.

5.10 It is fundamental to note that all development proposals in Conservation Areas 
will be judged on their effect on the character and appearance of the areas as 
identified in the Conservation Area Appraisal. Controls in Conservation Areas are 
not intended to prevent development. However, it is the intention that development 
is effectively managed such that it preserves or enhances the character of the 
area.

5.11 There are some additional planning controls affecting Conservation Areas where 
consent is required for works that are normally permitted development. The most 
significant control within Conservation Areas is the need for Conservation Area 
Consent for demolition of certain structures. The Council will not normally grant 
permission for the demolition of a structure that makes a positive contribution to 
the character or appearance of a Conservation Area. 

5.12 Article 4 (2) Directions are in place in several Conservation Areas and these 
impose further planning controls which are required to protect the special character 
of those Conservation Areas. These restrict changes to doors and windows, 
removal of chimneys, the application of render or paint, the erection of porches 
to the front elevation and the removal of walls, fences, gates or other means of 
enclosure. Full details are set out in Appendix 4.

	 Urban	Character	Study	for	Basingstoke

5.13 An Urban Character Study has been prepared for Basingstoke Town in order to 
comprehensively assesses all the predominantly residential areas in Basingstoke. 
The study sub-divides them into character areas, identifying the features and 
special qualities which contribute to the character of those areas. The Study is not 
prescriptive about which features impact positively or negatively on the character 
of an area or which should be retained at the expense of others. The Study should 
be used to help developers identify how they can design proposals to reinforce 
local distinctiveness and respect important local features and characteristics and 
to inform planning decisions about how much change, and what type of change, 
an area can accommodate without losing its distinctiveness. It is a material 
consideration in the determination of planning applications as a part of the 
evidence base for this SPD.
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	 Efficient	use	of	land

5.14 Government guidance (PPS1) highlights the prudent use of resources as 
an important aspect of planning for sustainable development, ensuring that 
the needs of future generations are respected. This includes the prudent 
use of land as a resource, both using it more effectively (re-using previously 
developed land) and efficiently. Policy E1 of the Adopted Local Plan 
specifically refers to the need for new development having to make ‘efficient 
use of land’. Using land more efficiently involves the encouragement, where 
appropriate, of higher densities and encouraging a mix of uses.  

	 Higher	densities

5.15 Achieving higher densities, where appropriate, applies to non residential 
development as well as new housing, and involves taking advantage of 
proximity to infrastructure, facilities and accessibility by public transport. In 
terms of encouraging higher density in new housing development, regard 
should be had to PPS3 and the national indicative minimum density of 30 
dwellings per hectare. However, a point that is also emphasised in PPS3 
is that good design need not necessarily mean high rise or low quality 
accommodation with inappropriate space. Furthermore, PPS3 recognises the 
need to adopt a design led approach to the provision of car parking space, 
well integrated with a high quality public realm and streets that are pedestrian, 
cycle and vehicle friendly.

 Access

5.16 Improved access for all members of the community to jobs, housing, shops 
and other services and facilities both in terms of location and physical access 
is an important part of delivering sustainable development. The Council 
believes that accessibility is at the heart of the planning and design process 
and that everyone should have equal access to facilities and services. To 
support its access policy the Council has adopted a Designing for Accessibility 
Guide that gives guidance on the design of the built environment and seeks to 
ensure that the built environment is accessible to all. The document outlines 
the legislative framework and provides design guidance on the external 
environment (including car parking and street furniture) and building layout 
(including entrances and foyers).

	 Tall	buildings

5.17 In recent years, there has been a trend for increasing the height of buildings, 
particularly residential accommodation, in light of Government advice, which 
sought to make better use of previously developed land in urban areas through 
increased densities. In Basingstoke, this sits alongside a number of existing 
tall office buildings, many of which pre-date more recent Government advice. 
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5.18 Tall buildings can perform important functions within urban areas, such as:

•	 Acting as landmarks and making a town easier to understand
•	  Providing a unique skyline and providing important markers for key 

areas
•	 Prestigious buildings can attract national and international companies

5.19 However, tall buildings can present their own specific issues, such as the 
impact on their immediate surroundings and wider environment. These will 
affect where they can be located and how they should be designed and 
planned. 

5.20 Specific guidance on tall buildings has been prepared for the Borough, which 
forms Appendix 15 to this SPD. This guidance sets out criteria against which 
planning applications for tall buildings should be judged. These criteria include:

•	  Relationship with the surrounding area, including topography, visual 
impact and townscape

•	 Building design and form, including rooflines, lighting and land uses
•	  Impact on the public realm, including the streetscene, routes and 

movement.
•	 Environmental considerations, including sustainability and microclimate 

5.21 The document provides guidance on dealing with the potential impact of tall 
buildings on open spaces, conservation areas and listed buildings. Details of 
long distance and local views of and within the town centre are also provided.

 Landscape and Biodiversity

5.22 Policies E6 and E7 of the Adopted Local Plan set out the requirements for 
these two important aspects of environmental sustainability, which need to be 
considered before any design work commences. In addition, part (ii) of Policy 
E1 refers to the need for all new development to ‘provide a comprehensive 
landscaping scheme, where appropriate, enabling the development to 
successfully integrate with the landscape and surrounds, and not result in the 
loss of, or have a potentially adverse impact on, protected trees’. The Council’s 
Landscape and Biodiversity SPD provides further guidance covering:

•	 Key principles
•	 Pre-planning stage
•	 Site survey and evaluation
•	 Design stages
•	 Impact mitigation, compensation and long-term management
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 Countryside Design Summary

5.23 The Borough Council has also prepared a Countryside Design Summary 
which explains the design relationship between the Borough’s landscape, 
settlement patterns and buildings, which is appended to this SPD (Appendix 
14). It identifies distinct character areas and provides guidance on materials, 
building styles, landscaping and other design matters, in order to conserve 
local distinctiveness and the quality of the countryside.

	 Farm	Diversification

5.24 Issues of design and sustainability that are particularly relevant to farm 
diversification are covered in the Council’s Farm Diversification and Traditional 
Farmsteads SPD. This provides guidance on the key planning considerations 
that may need to be addressed by such proposals (including the sustainability 
objectives that they should be seeking to achieve) and types of farm 
diversification scheme (including those based on renewable energy).
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6	 Resource	Efficiency

	 Introduction

6.1 Ensuring the efficient use of resources both in the construction of new 
developments and throughout their lifetime is essential in order to minimise 
the impact on the environment. At present, consumption of natural resources 
and the resultant emission of carbon dioxide is a significant contributor to 
climate change. The Government estimates that the UK emitted more than 
150 million tonnes of carbon dioxide in 2004. Of this, energy use in buildings 
accounted for nearly half, and more than a quarter came from the energy used 
to heat, light and run our homes. It is therefore a fundamental requirement that 
steps are taken to reduce the resources used by new development in order 
to reduce the impact on climate change. The Government is proposing that 
this be undertaken through the Building Regulations, the Code for Sustainable 
Homes and via the planning system.

6.2 To ensure that energy efficiency and resource use are fully considered in new 
developments in line with part (v) of Policy E1, the Borough Council will expect 
applicants and developers to demonstrate the satisfactory environmental 
performance of their proposals. This should be achieved through compliance 
with the following requirements which vary according to the size of the 
proposal. For larger scale developments the measure of environmental 
performance is based on levels in the Code for Sustainable Homes and a 
similar assessment method for non-residential development (BREEAM). The 
levels are set on the basis of balancing the objective of raising the level of 
sustainability of the new development generally against reasonableness and 
viability considerations. 

6.3 In order to fully demonstrate how a proposed development will contribute 
to sustainable development, it will be necessary to submit a Construction 
Statement (as detailed below) which should form part of the Planning 
Statement.

6.4 For residential developments of greater than 1 dwelling and less than 10 
dwellings, or for non-residential development of greater than 100m2 and less 
than 1,000m2 floorspace, the Construction Statement will consists of:

•	  A basic self-assessment checklist which should be completed and 
submitted with the planning application

6.5 For major development4: 

•	  It will be a requirement to meet a minimum of Level 3 of the Code for 
Sustainable Homes or for non-residential developments, to achieve 
at least a ‘very good’ BREEAM rating, with details submitted in a 
Construction Statement

4  Defined as 10 or more dwellings or residential development of 0.5 ha or more; or 1000 or more sq 
metres of commercial development floorspace or commercial developments of 1ha or more in site area
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6.6 The Code for Sustainable Homes was launched in December 2006 by the 
Government. This builds on and replaces the Ecohomes standards. The Code 
is a standard method of assessing the performance of new housing in relation 
to sustainable development objectives. It sets out a series of design principles 
covering nine key areas including: energy and CO2, water (including water 
saving measures), materials, surface water run-off, waste, pollution, health 
and well-being, management and ecology. The Code sets minimum standards 
for energy efficiency and CO2 emissions, water efficiency, waste, materials 
and surface water run-off. In requiring a minimum of level 3 of the Code, the 
Council will expect all of the minimum standards associated with that level of 
the Code will be met.

6.7 In order to meet this requirement of the SPD, it will be necessary for the 
following to be undertaken:

•	  Securing a commitment from the developers / applicants to achieve a 
minimum of Level 3 of the Code for Sustainable Homes through the 
development control process and to indicate at the time that a planning 
application is made how they intend to achieve this 

•	  Design stage assessment of each of the dwelling types by an 
accredited assessor, whose report must be submitted to BRE who will 
issue an ‘Interim Certificate’

6.8 In order to ensure that this is achieved through the planning process, use will 
be made of conditions on the granting of any consents. Such requirements 
will be via ‘pre-commencement’ conditions to ensure that, prior to works being 
started on site, the interim certificate has been supplied to the Borough Council 
and that it is at the appropriate level of the Code. 

6.9 Full details of the requirements for the Code can be found in the Technical 
Guide and via BRE, who can also provide details of accredited assessors and 
the likely costs of undertaking the assessments.

6.10 In certain instances, it is recognised that it may not be possible to meet these 
requirements, for example, where the proposals involves a site within a 
Conservation Area. In these situations, it will be necessary for the developer or 
applicant to demonstrate why it is not possible to meet these standards.

6.11 The nationally recognised standards for non-residential developments are 
set out in the Building Research Establishment Environmental Assessment 
Method (BREEAM). BREEAM seeks to minimise the adverse effects of new 
buildings on the environment at global and local scales, whilst promoting 
healthy indoor conditions for occupants. A building’s performance must be 
measured by an accredited assessor and scores are provided on four levels. 
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6.12 In order to meet the objectives of this SPD, the Borough Council will require that 
for all major5 non-residential schemes with a floor area of 1,000m2 or greater a 
minimum of ‘very good’ standard is achieved under the BREEAM rating.

6.13 In order to meet these requirements, it will be necessary for an assessment of 
the proposals to be carried out at key stages. This includes:

•	  Undertaking a self-assessment of the proposals using the tools 
available on the BREEAM website for each type of development 
proposed.

•	  Design stage assessment of each type of development proposed by 
an accredited assessor, whose report must be submitted to BRE who 
will issue the appropriate certification, which must be submitted to the 
Borough Council.

6.14 In order to ensure that this is achieved through the planning process, use will 
be made of conditions on the granting of any consents. Such requirements 
will be via ‘pre-commencement’ conditions to ensure that, prior to works being 
started on site, the interim certificate has been supplied to the Borough Council 
and that it is at the appropriate level of BREEAM. 

6.15 In certain circumstances, it is recognised that it may not be possible to meet 
these requirements, for example, where the proposals involves a site within a 
Conservation Area. In these situations, it will be necessary for the developer or 
applicant to demonstrate why it is not possible to meet these standards.

6.16 To achieve these requirements, the Borough Council advises developers to 
make themselves aware of the most up-to-date advice on the various types of 
renewable energy and sustainable design approaches available. The following 
sections provide a summary of the different approaches available, with links to 
the most up-to-date information available at the time of publication. 

 Renewable energy by type

6.17 Renewable Energy comprises energy generated from readily renewable, non 
polluting sources such as sunlight, wind, and water (rather than from finite 
supplies of fossil fuels). 

6.18 The Government’s Climate Change Programme sets out proposals for meeting 
its target of a 12.5% reduction in greenhouse gas emissions in the period 
2008-2012 and seeks to reduce emissions further by 20% below 1990 levels 
by 2010 and by 60% by 2050.

6.19 In the 2007 Energy White Paper, the Government restated target is that by 
2010 we should be generating 10% of our electricity from renewable energy 
sources, with the aspiration that this increases to 20% by 2020. Current 
renewable energy production rates are estimated at around 4%.

5  Defined as 1000 or more sq metres in floor space of commercial development or commercial 
developments of 1ha or more in site area 
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6.20 Planning Policy Statement 22 (Renewable Energy) encourages the 
appropriate development of renewable energy schemes in urban and 
rural areas, and varying in size from domestic to commercial scale. The 
Companion Guide to PPS22 provides specific advice on a range of renewable 
energy technologies. PPS22 suggests that ‘careful design can optimise the 
potential for installing renewable technologies either at the time buildings are 
constructed, or at some point in the future.’ 

6.21 The most appropriate form(s) of renewable energy to incorporate into a 
scheme will be very much dependent on site characteristics and the nature 
of the development. For example, some technologies are more viable on 
larger developments, others may suit certain uses. The key considerations 
for developers are usually cost, technological risk, visual impact/promotional 
value, site location and characteristics, maintenance, and management. An 
Environmental Impact Assessment may be required for some proposals. 

6.22 It should be noted that during early 2008, the Government introduced 
amendments to the permitted development rights to allow the installation 
of small-scale microgeneration equipment without the need for planning 
permission. Further information on this can be found on the Borough Council’s 
website.

6.23 There are various grant schemes available for the installation of renewable 
energy, including through the Energy Savings Trust. 

6.24 The following sections outline the main forms of renewable energy, including 
the design considerations that are most applicable. The technical annex of the 
companion guide to PPS22 provides more detailed information on each of the 
technologies.

 Passive Solar Design

6.25 Passive solar design means using the space and glazed areas within 
a building to enhance natural light, improve energy efficiency (through 
maximising passive solar gain and minimising heat loss), and provide natural 
ventilation. The only opportunity to consider passive solar is at the initial 
design stage because matters such as layout, orientation, internal space 
design and landscaping are critical. As stated in PPS22, ‘taking account of the 
sun when designing masterplans and individual buildings can reduce the need 
for additional lighting and heating or cooling, where appropriate. It is much less 
expensive to make carbon savings through reducing energy demand than it 
is to install building-integrated renewables.’ PPS22 includes a passive solar 
design ‘tool kit’ which contains the following advice:

•	  Orientation – solar gain can be maximised by orientating the main 
glazed areas within 30 degrees of due south.

•	  Room layout – the main living/working rooms should be in the south-
facing part of buildings, with storage and lesser used rooms to the north.
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•	  Avoidance of overshadowing – consideration needs to be given to the 
siting, spacing and height of buildings to minimise overshadowing of 
southern elevations by other buildings, structures or landscaping.

•	  Window size and position – north-facing windows should be small 
and kept to a minimum. Larger windows/glazing on the south-facing 
elevations will increase solar heat gain, although summer overheating 
and winter heat loss are to be avoided.

•	  Conservatories and Atria – these need to be carefully designed to 
manage solar heat and ventilation. They should be effectively insulated 
from the main building to avoid problems of excessive heat losses and 
gains, but should not be heated in the winter.

•	  Natural ventilation – atria and internal ventilation stacks can be used to 
vent air as the building warms during the day, with cool air being drawn 
in through grills in the building façade.

•	  Lighting – avoidance of deep-plan internal layouts and the incorporation 
of rooflights, atria, light/sun pipes can all increase natural lighting and 
reduce the need for artificial lighting.

•	  Thermal buffering – unheated spaces, such as porches and garages, 
which are attached to the outside of heated rooms, can act as thermal 
buffers.

•	  Landscaping – this can be used as a buffer against prevailing cold 
winds and shading for summer cooling.

 Solar Water Heating

6.26 This system uses specially designed roof panels to absorb solar radiation to 
heat water. They can be used on a variety of building types including domestic, 
light industrial and agricultural buildings. Once installed, solar water heating 
systems require very little maintenance and should last for decades. A typical 
domestic system can provide 50-60% of hot water needs over the year, 
reducing CO2 emissions by around 350-400kg per year. A solar water heating 
system for domestic hot water has three main components: solar panels/
collectors; a hot water cylinder; and a plumbing system. Solar panels are fitted 
to the roof (or can be free-standing on a frame) and retain heat from the sun 
and transfer it to a fluid. A cylinder stores the hot water that is heated during 
the day and supplies it for use later. The plumbing system is relatively simple 
and may include a pump to move fluid around the system. 

6.27 Design considerations for solar water heating systems include:

•	  The collectors should face within 90 degrees of due south and be at 
an angle of between 10 and 60 degrees (ideally between 30 and 40 
degrees)

•	  The collectors should not be shaded by obstructions such as trees or 
buildings

•	  The need for sufficient areas of solar panels to produce the required 
energy output

•	 The building should have year-round demand for hot water
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•	  Larger hot water storage cylinders than normally used for oil and gas 
heating systems may be required

•	  Visual impact – colour and materials, impact on sensitive buildings and 
locations such as listed buildings and conservation areas

	 Solar	Electricity	-	Photovoltaics	(PV)	

6.28 These convert the sun’s energy into electricity and can be incorporated 
on buildings as tiles, cladding or other roof covering. PV cells can be roof 
mounted or free standing, or integrated into the roof or facades of buildings 
through the use of solar shingles, solar slates or tiles, solar glass laminates 
and other solar building design solutions. PV cells come in a variety of shapes 
and colours, ranging from grey ‘solar tiles’ that look like roof tiles, to panels 
and transparent cells that can be used on conservatories and glass. A typical 
installation on a domestic property will save up to 800kg of CO2 per year. 

 
6.29 The generated electricity can be stored in batteries, powered direct to some 

appliances, or surplus energy fed into the National Grid supply. Stand-alone 
systems are often used for domestic dwellings and communications systems, 
such as remote traffic monitoring. . 

6.30 Design considerations for photovoltaics include:

•	  PV systems need to be installed on a building with a roof or wall that 
faces within 90 degrees of due south and at an angle of between 20 
and 40 degrees – the inclination and orientation affect performance

•	 They should not be shaded by trees, buildings or other obstructions
•	 They need to be ventilated
•	  The need for sufficient areas of solar modules to produce the required 

energy output
•	  They have the potential to be integrated as part of the materials of the 

building e.g. tiles
•	  Consideration should be given to visual impact – e.g. colour and 

materials, impact on sensitive buildings and locations such as listed 
buildings and conservation areas

 Wind Power

6.31 Wind turbines harness wind energy to generate electricity (or to pump water). 
In the UK we have a large potential wind resource. Individual turbines vary 
in size and power output. Rotor diameters range from less than a metre to 
greater than 100 metres and the power output varies from a few hundred 
watts to 2-3 megawatts. Uses range from very small turbines supplying energy 
for battery charging systems (for example, on houses), to wind farms which 
supply electricity to the National Grid, and the wind turbine size will need to be 
chosen accordingly. Power from the wind is proportional to the rotor diameter 
and wind speed, therefore relatively small variations in either can result in 
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large changes in potential output. Wind speed increases with height so it 
is best to have the turbine high on a mast or tower. The height of the tower 
is normally at least twice the length of a blade – the blades need to be far 
enough from the ground to minimise turbulence and maximise energy capture. 

6.32 Small scale, building-mounted turbines are becoming more widely available. 
Industrial and leisure facilities with some open space can be suitable for wind 
turbines. 

6.33 Design considerations for wind turbines include:

•	  Wind speed affects feasibility (also dependent on size of turbine) so 
average wind speeds need to be ascertained through the measurement 
of speeds in the local area

•	  Turbines need to be free from obstructions and set a minimum distance 
from other turbines

•	 The cumulative impact if there are existing turbines in the locality
•	  Associated Infrastructure (larger turbines) – for example, adequate road 

access, turbine foundations, grid connection 
•	  Air safeguarding (larger turbines) and Electromagnetic Interference, in 

order to ensure that the turbines do not interfere with air traffic control 
systems, or other telecommunication systems

•	  Potential noise impact (mechanical and aerodynamic) - impact on 
residential areas needs to be considered

•	  The visual, landscape and ecological impact of turbines must be 
assessed

 Biomass

6.34 Biomass is a collective term for plant and animal matter (of recent origin, as 
opposed to fossil fuels). Energy can be obtained from wood, energy crops 
(such as fast growing willow) and woodland produce, agricultural waste and 
municipal waste. The carbon dioxide released when energy is generated from 
biomass is balanced by that absorbed during the fuel’s production, and it is 
therefore a carbon neutral process (provided the biomass is from a sustainable 
source). Biofuels are produced from organic materials, either directly from 
plants or indirectly from industrial, commercial, domestic or agricultural 
products.

6.35 This document covers the biomass burning plant rather than the fuel supply. 
There are currently three types of plant: plant designed primarily for the 
production of electricity (generally larger schemes); plant designed to produce 
combined heat and power (CHP); and plant designed for the production of 
heat. There are a number of methods for converting biomass fuels into energy, 
although the planning considerations for all of them are similar.
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6.36 Design considerations for biomass include:

•	  The energy production plant must be located close to a fuel supply to 
minimise traffic journeys

•	  Fuel delivery, fuel handling and storage space should be incorporated 
into the project design at an early stage

•	  Biomass boilers are likely to require more frequent cleaning and 
maintenance than other systems

•	  Individual stoves/boilers will need to be managed by the occupants
•	  For a centralised system, the developer will need to consider system 

management and maintenance, and heat metering where more than 
one building is served 

•	 Location close to customer and/or grid connection
•	 Access and traffic volumes
•	  Visual impacts – the plant is generally industrial in character with a 

chimney, though it may be incorporated with other buildings
•	 Noise from traffic and plant operations
•	  Any effects on health, local ecology or conservation from airborne and 

waterborne emissions

	 Combined	Heat	and	Electric	Power	(CHP)

6.37 A CHP plant uses the waste heat generated during the production of electricity 
to provide heating or cooling for buildings. As well as being fuelled by biomass, 
CHP schemes can also be run from other renewable or non-renewable 
sources. CHP schemes require a relatively large and constant demand for 
heat, with greatest efficiency when used as a community scheme which 
incorporates a mix of uses with different energy demands and peaks through 
the day and night. The design considerations are addressed under the section 
on biomass above.

6.38 Micro-CHP is a new system which replaces the domestic boiler and provides 
central heating, water heating and electricity for individual houses.

	 Energy	from	Waste	-	Biological	Processes

6.39 Landfill gas, sewage gas, biogas from agricultural waste, digestible domestic 
or industrial waste can all be used as a fuel to generate heat and/or electricity. 
The process has the benefit of using waste substances that are difficult to 
dispose of by environmentally acceptable means. 

6.40 Design considerations for this form of energy from waste include:

•	 Should be located close to the waste source
•	 Traffic impacts (depends on proximity of plant to waste)
•	 Odour
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•	 Air emissions and emissions to ground and watercourse
•	  Landfill gas plant should be located away from housing and other 

sensitive land uses, for reasons of safety and amenity
•	  Sites for sewage digestion plant will be influenced by the presence of a 

suitable wastewater treatment plant

	 Energy	from	Waste	-	Thermal	Processes

6.41 Thermal generation from waste involves a high temperature process to release 
the chemical energy in the fuel. The types of waste used for this process 
include municipal solid waste, business waste, sewage sludge and wood 
processing waste. These plants vary in size from small installations to large-
scale plants.

6.42 Design considerations for this form of energy from waste include:

•	 Located close to waste source to minimise traffic movements
•	 Visual impact – industrial in character, with a potentially tall chimney
•	 Odour, air and water emissions

	 Ground	Source	Heating/Cooling

6.43 Ground source heat pumps use the natural heat in the ground to provide 
heating and cooling to buildings. Water absorbs the ground heat by being 
pumped through a network of underground pipes, and this can be used to 
heat buildings in the winter months, and cool them in the summer months. Air 
source and water source heat pumps are also available. 

6.44 Design considerations for ground source heating/cooling include:

•	  A large outdoor space is required for the burial of pipes (e.g. car 
parking)

•	  Will be most cost-effective in locations where mains gas is not available 
and high levels of energy efficiency have already been integrated into 
the buildings

 Small Scale Hydropower

6.45 Hydro power systems convert potential energy stored in water to turn a turbine 
to produce electricity. Hydro systems can be stand alone, or connected to the 
national grid with surplus energy sold to electricity companies. A typical hydro 
scheme will comprise:

•	 An intake – to divert flow from the water course
•	 A pipeline – to convey the water from the intake to the turbine
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•	  A powerhouse – where the turbine and generator convert the power to 
electricity

•	 An outflow – which releases water back to the watercourse
•	  Underground cables or overhead lines to transmit electricity to its point 

of use

6.46 Although electricity can be produced from even micro hydropower schemes, 
given the locational requirement to be close to a water source, hydropower 
is unlikely to be a significant source of renewable energy in development 
schemes in this Borough. Furthermore, the capital cost can be high, although 
community hydro projects may be more viable. 

6.47 Design considerations for hydropower include:

•	  The water source (a constant source) needs to be close to the site of 
power usage, or to a national grid connection

•	  Allowance needs to be made for seasonal variations (a back-up system 
may be required)

•	  The amount of energy produced depends on the water flow and height 
that the water falls – it is advisable to use hydro consultants to carry out 
a site survey and feasibility study

•	  Ecological considerations (ecological impact assessment must be 
undertaken in accordance with best practice (IEEM, 2006) and input 
should be sought from the Environment Agency and Natural England)

•	 There may be some visual and noise impact

	 References/links

 www.est.co.uk/ - the Energy Saving Trust

www.ecsc.org.uk – the Energy Centre for Sustainable Communities – offers 
advice to individuals and developer support services

www.nef.org.uk – The National Energy Foundation

www.lowcarbonbuildings.org.uk – Department of Trade and Industry Low 
Carbon Buildings Programme (currently containing information on grants)

	 Re-use	and	sourcing	of	materials

6.48 Government guidance6 states that planning policies ‘should seek to minimise 
the need to consume new resources over the lifetime of the development 
by making more efficient use or reuse of existing resources, rather than 
making new demands on the environment’. This is particularly important in 
the construction of new buildings given that construction, demolition and 
excavation in Hampshire generated over 2 million tonnes of waste in 2002/3. 

6   PPS1: Delivering Sustainable Development 
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6.49 To accord with policies in the Core Strategy of the Hampshire Minerals and 
Waste Development Framework (particularly Policy S1, Sustainable Design, 
Construction and Demolition) all new built development will be expected to 
use: 
•	  design principles and construction methods that minimise primary 

aggregate use and encourage materials from recycled and secondary 
sources

•	  construction and demolition methods that minimise waste and re-use 
and recycle materials as far as practicable on site

6.50 In addition to minimising the use of new materials and maximising the re-use 
and recycling of existing materials, all construction materials and components 
(basic and finishing) should be responsibly sourced. This means sourced in 
a way that can be demonstrated to be sustainable through auditable third 
party certification schemes. All timber should have Forestry Stewardship 
Council (FSC) certification demonstrating that it has been harvested from a 
sustainably-managed forest / woodland. Exceptions to this are where timber 
can be recycled or taken from trees that have to be felled on the development 
site.

6.51 For those developments that are expected to meet ratings under the Code for 
Sustainable Homes and BREEAM, regard will be had to the points awarded 
under the assessment of materials.

	 Re-use	of	buildings

6.52 In principle the re-use of buildings will reduce waste and the energy and 
materials required by redevelopment. Buildings that are flexibly designed and 
that can accommodate a number of different uses are less likely to become 
redundant in the future. 

6.53 Local Plan Policy EC6 encourages the re-use of buildings in the countryside 
where this is appropriate in terms of the suitability of the building and its 
location. Further guidance on the re-use of buildings in traditional farmsteads 
is contained in the Farm Diversification and Traditional Farmsteads SPD.

6.54 Local Plan Policy C3 and the related SPD on Housing Mix and Lifetime 
Mobility Standards encourage developers to include a proportion of Lifetime 
Homes in new development. Such homes include design features that make 
them flexible and easy to adapt as peoples’ lives change. 

6.55 The application of flexible design and re-use principles should also be applied 
to employment development, increasing the variety of future uses that 
buildings can be put to and reducing their potential for redundancy.
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	 Recycling	of	waste

6.56 Effective recycling of household waste can significantly reduce the amount 
that goes for incineration and enables waste to be productively re-used. To 
encourage this, the Borough Council provides householders with a wheeled 
bin for recyclable material, allowing residents to easily recycle their waste. 

6.57 Detailed guidance has been prepared to advise on how new developments 
should be designed so that the Borough Council can effectively collect waste 
and recyclable materials from them. This is set out in Appendix 6 of this SPD 
which provides details of:

•	 Storage of waste and recycled materials both internally and externally
•	  Collection areas and distances for wheeled bins, including both 

individual dwellings and flatted developments and houses in multiple 
occupation

•	  Provision of ‘bring sites’ for major retail, leisure and community facilities 
and

•	 Technical information on roads and vehicle dimensions

6.58 Further details on the requirements are set out in appendix 6 to this SPD.

 Considerate	Constructors	Scheme

6.59 The construction of a new development can have a significant, if short-term, 
impact on the local environment. To help to overcome this and to improve the 
image of building sites, developers are encouraged to sign up to the ‘Considerate 
Constructors Scheme’. This is a national scheme, established by the construction 
industry, which allows sites to be monitored against a Code of Considerate 
Practice, designed to encourage best practice. This includes ensuring that those 
likely to be affected by the development are fully informed of site activities; 
that there are restrictions on noise, air, light and water pollution; that waste is 
segregated; recycled or reused; and that there is adequate parking for builders 
and access for delivery vehicles. Further details of the scheme are available on 
the Considerate Constructor Scheme website.

	 Sustainable	Drainage	Systems	(SUDS)

6.60 A Sustainable Drainage System is a set of measures to drain surface water 
in a more sustainable fashion than previous conventional techniques. Such 
practices are becoming more widespread in an effort to use and manage water 
sustainably. The philosophy behind SUDS is to mimic as closely as possible 
the natural drainage from a site before development and to remove pollutants 
from the runoff. In this respect, appropriate landscaping techniques, including 
the minimisation of hard landscaping and, instead, the use of semi-permeable 
materials, can ensure that run-off is minimised and infiltration occurs in situ.
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6.61 SUDS offer several key benefits including:

•	  Reducing peak flows to watercourses or sewers and potentially reducing 
the risk of flooding downstream

•	  Reducing the volume and the frequency of water flowing directly to 
watercourses or sewers from developed sites

•	  Improving water quality over conventional water sewers by removing 
pollutants from diffuse sources

•	  Reducing the demand for drinkable water through the use of rainwater 
harvesting to supply water for other uses

•	  Improving amenity through the provision of public open spaces and 
wildlife habitats

•	  Replicating natural drainage patterns, including the recharge of 
groundwater so that base flows are maintained

•	  Use of semi-permeable materials that can provide improvements in the 
visual quality of public space

6.62 To be effective, SUDS need to be properly designed and maintained, and 
the requirements for this will differ from conventional systems. It is therefore 
important that before a scheme is implemented, the following should be 
considered:

•	  Early discussion with relevant stakeholders (e.g. including the 
Environment Agency and relevant local water company) in order to realise 
the optimum contribution from a sustainable approach

•	 Ground and groundwater conditions must be taken into account
•	  Drainage impact assessment undertaken to ensure that the possible 

impacts are understood and managed
•	 Long-term maintenance requirements are taken into account
•	 The findings of the Council’s Strategic Flood Risk Assessment (SFRA)

6.63 More detailed advice on SUDS is provided in the ‘Interim Code of Practice for 
Sustainable Drainage Systems’. 

6.64 In addition, further advice on the potential for creating and improving wildlife 
habitats is provided in the Supplementary Planning Document on Landscape and 
Biodiversity.  

	 Green	Roofs

6.65 Green roofs are roofs that are intentionally vegetated. They can form part of a 
site’s sustainable drainage system, increase thermal insulation and are a good 
way of securing biodiversity contributions where there are limited opportunities 
for habitat creation around proposed buildings. Further information is available 
in the Supplementary Planning Document on Landscape and Biodiversity. More 
information can be found on the Living Roofs website.
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7 Housing

	 Need	for	good	design

7.1 The need for good design, particularly of residential areas, is now widely 
acknowledged, given the significant impact that this can have, not just on the way 
that an area looks and feels, but also in the way that it functions, and on other 
things such as accessibility and safety. 

7.2 The Borough Council has previously adopted a key design guide to assist 
developers and applicants in formulating proposals for residential areas. This 
is called ‘Places to Live’ and is set out in appendix 7 to this SPD. It provides 
guidance for schemes where more than one new dwelling is proposed and 
includes advice on the following:

•	 The need for a clear vision for the type of place being created 
•	  The need to understand and respond to the context for new development 

so that it adds to the value and quality of the surroundings
•	  The creation of a connected network of streets and spaces, designed 

around the needs of people, not just vehicles
•	  The arrangement of buildings, public and private spaces and car parking 

to create attractive, safe and secure places
•	  Place detailing, including building details and materials characteristic to 

north east Hampshire and general guidance on hard and soft landscaping 

7.3 Guidance has also been provided for the redevelopment of Garage Courts, 
which sets out details advice on the re-use of under-used garage courts which 
were built during the period of town expansion in the 1960s and 1970s. The 
guidance sets out the tests to help establish whether redevelopment should be 
considered and contains guidance for the design of proposals. This includes 
examining the site size and shape, parking and turning, provision of adequate 
privacy, integration with the surroundings and the impact on the loss of car 
parking spaces.

	 Local	Guidance

7.4 It is essential that account is taken of the existing design and character of 
an area in considering proposals for development. To assist in this, specific 
guidance has been prepared for a number of settlements in the Borough, to 
describe the character of each area and provide guidance on what needs to be 
considered in any future developments. 

7.5 In the case of some of the smaller settlements in the Borough, the local 
community have prepared ‘Village Design Statements’. These can all be 
viewed via the following link to the Council’s website: http://www.basingstoke.
gov.uk/planning/leaflets/villagedesigns.htm and a list of these is provided in 
appendix 2 of this SPD.
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7.6 For the town of Basingstoke, the Council has prepared an Urban Character 
Study, which examines the different parts of the town in detail and sets out 
the key characteristics, such as the streetscape, landscaping and materials. 
The document provides an evidence base to this SPD and it provides some 
guidance as to the particular characteristics which should be reflected in any 
new development in order to help preserve local identity. 

7.7 In the case of both VDS documents and the Urban Character Study which 
complement this SPD, these are material considerations in the determination 
of planning applications in the Borough.

 Extensions

7.8 Every development proposal, whatever its scale, should respond positively to 
its context and site and reinforce local distinctiveness. This approach applies 
to house extensions as well as other forms of development. The Council has 
prepared a set of design guidelines to show how a home can be extended 
while improving its appearance, and adding to the character of its area, without 
adversely affecting neighbouring properties. The guidelines are set out in 
Appendix 13 and show how best to take into account:

•	 The host building
•	 The street scene
•	 Characteristics of the site
•	 Design and appearance of the building 

7.9 This guidance also provides advice on replacement buildings in the 
countryside, as permitted under policy D6 of the Adopted Local Plan.

 Sub-divisions and Houses in Multiple Occupation

7.10 Increasing house prices in the Borough, and strong demand for housing has 
prompted a recent increase in proposals to sub-divide larger, older properties 
into smaller units, often of one bedroom or studio accommodation. Alongside 
this, there are a growing number of ‘Houses in Multiple Occupation’, which is 
typically (but not exclusively) a house lived in by people sharing one or more 
basic amenities but not living as a single family, or a house providing bedsit 
accommodation. 

7.11 Planning permission is needed both to sub-divide an existing single dwelling 
into additional units and also to create a ‘house in multiple occupation’. A 
specific license is also required for this type of accommodation, and guidance 
can be found on the Council’s website at www.basingstoke.gov.uk/services/
housing/landlords/licensingof+residentialaccommodation.htm
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7.12 While these types of accommodation can help to meet the demand for smaller, 
cheaper accommodation in the Borough, it can result in possible disturbance 
for neighbouring properties, a lack of car parking space and limited living and 
garden space. This can also result in a diminished supply of larger, family 
homes that may be in demand in urban areas.

7.13 To help to address this, the Borough Council has developed a set of guidelines 
to assist developers and applicants in formulating proposals for sub-dividing 
a property. The guidelines, set out in appendix 9, to this SPD, set out detailed 
guidance including the manner in which rooms should be arranged to avoid 
disturbance, provision of adequate car parking spaces and the impact on 
the character of the surrounding area. This is to be supplemented by a 
Neighbourhood Housing Stock Analysis for Basingstoke Town, which will 
provide a fine grained evidence base to support both this SPD and the 
emerging Core Strategy. It will be a material consideration in the determination 
of planning applications.

 Residential Annexes

7.14 Residential annexes are commonly built to allow relatives to live with their 
family with a degree of independence. In many cases, such proposals are 
considered to be acceptable by the Council. However there is a need to 
ensure that a proposed annexe will not result in the creation of a new dwelling, 
which may be in an inappropriate location.

7.15 To guide applicants the Council has developed a set of considerations to be taken 
into account in proposals for annexes. Applications for annexes will be judged 
against these considerations which are set out in appendix 10 to this SPD. 
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8 Employment 

	 Design	Issues

8.1 Basingstoke has several large industrial areas dating from the expansion 
of the town in the 1960s and 70s, including the Houndmills, Daneshill and 
Winchester Road areas. Some of the plots and buildings in these areas are 
becoming dated and less able to satisfy the needs of modern businesses 
and, in some instances, are under pressure for redevelopment. Specific 
design guidance has been prepared to assist in formulating proposals for 
redeveloping these areas. This is appended to this SPD and includes guidance 
on the following matters, which need to be taken into account in considering 
new schemes in these areas:

•	  Fronts, backs and buildings – ensuring that the public faces of buildings 
front onto the highway and private external spaces are to the rear of 
buildings

•	  Use of landscaping to screen areas of open storage and account is 
taken of the advice in the Council’s Supplementary Planning Document 
on Landscape and Biodiversity

•	  Highway layout – designed to avoid the use of cul-de-sacs and to allow 
the provision of servicing and deliveries.

9	 Shopfronts	and	Advertisements

9.1 The design and appearance of shopfronts and advertising can have a 
significant effect on the character of an area. Unsightly designs can be 
detrimental to the whole area. This is particularly the case in the Borough’s 
traditional shopping areas, such as Kingsclere, Whitchurch, Overton and 
the Top of the Town area of Basingstoke, which are also designated as 
Conservation Areas. Guidance has been prepared to ensure that high 
design standards are achieved, particularly within these areas where the 
built environment is of a high quality. This guidance is appended to this SPD 
and covers the size of advertisements, size of glazing, use of pilasters and 
columns, doors, blinds and canopies, outside seating and materials / colours 
amongst other issues. 
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Appendix 1 – Policy Context

The need to plan for sustainable communities through the use of high quality design 
and incorporation of features to promote sustainability are firmly ingrained in national, 
regional and local guidance, which are summarised below.

National	Guidance

The Government has recently published several key documents which set out their 
intentions with respect to tackling the issues of climate change through setting targets 
on the reduction of carbon dioxide emissions and the design, construction and 
location of new development. These include:

Climate Change Bill; was introduced into Parliament in November 2007. The draft Bill 
sets out the Government’s blueprint for tackling climate change including:

•	 making the UK’s targets for a 60 per cent reduction in carbon dioxide 
emissions by 2050 compared to 1990 and a 26 to 32 per cent reduction by 
2020 legally binding

•	 a new system of legally binding five year “carbon budgets”, set at least 15 
years ahead, to provide clarity on the UK’s pathway towards its key targets 
and increase the certainty that businesses and individuals need in order to 
invest in low-carbon technologies

Building a Greener Future: Towards a Zero Carbon Development – this consultation 
document establishes the target of achieving zero carbon development by improving 
the environmental performance of new homes, such that there will be a gradual 
improvement in their energy / carbon efficiency.

Planning Policy Statement: Planning and Climate Change– this document sets out a 
number of key planning objectives and decision-making principles for local planning 
authorities in preparing their Local Development Frameworks (LDFs) and determining 
planning applications. These include:

•	 assessing and considering the allocation of sites for renewable and low carbon 
technology, and the potential to include this within new developments

•	 ensuring that the environmental performance of buildings is considered 
in relation to their impact on, and resilience to, climate change, with a 
requirement for substantial new developments to comply with carbon emission 
rates set out in the Building Regulations.

Planning Policy Statement 9: Biodiversity and Geological Conservation – this 
document sets out the key objectives in terms of approach to the conservation, 
enhancement and restoration of biodiversity and geology and the need to avoid harm 
to biodiversity and geological conservation interests.
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Planning Policy Statement 23: Pollution and Planning Control – this document sets 
out the key objectives in respect of the quality of land, air or water and potential 
impacts arising from development. It sets out the ‘Precautionary Principle’ and sets 
ten key principles in respect of planning and pollution control.

Planning Policy Statement 25: Development and Flood Risk – this documents sets 
out the requirements to take full account in decisions on plans and applications of:

•	 present and future flood risk, involving the probability of a flood occurring and 
the scale of its potential consequences; and

•	 wider implications for flood risk of development 

Code for Sustainable Homes – this sets out a national standard for the sustainable 
construction of homes, to eventually replace the Ecohomes standards, and which will 
complement the system of Energy Performance Certificates introduced during 2007. 
The Code will initially be voluntary, with consideration currently being given to making 
this mandatory in the future.

Mandating Water Efficiency in New Buildings – this consultation document sets 
out the Government’s proposals to make minimum standards of water efficiency 
performance mandatory in all new homes and new commercial developments.  
These standards will underpin those set out in the Code for Sustainable Homes.

Regional	Guidance

Local Area Agreement: The Local Area Agreement (LAA) is a 3 year agreement 
between partners in Hampshire and the Government to improve lives and conditions 
in Hampshire communities. The Agreement focuses the attention of partners on 8 
priority outcomes drawn from the Hampshire Community Strategy and those of the 11 
district Community Strategies. The council has signed up to support the Local Area 
Agreement for Hampshire in respect of Priority G, which is to ‘use material resources 
more efficiently’. This SPD seeks to support the achievement of this priority by:

•	 reducing construction waste by substitution of recovered material in new build 
development and major refurbishment;

•	 increase recycling in the non-municipal sector.
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Local Plan

At the local level, policy guidance is provided in the Adopted Local Plan 1996-2011. 
This SPD is directly linked to and supports Policy E1 of the Local Plan which sets out 
the general ‘Development Control’ considerations for all new developments. This is 
set out as follows:

Proposals for new development will be permitted provided that they are of a high 
standard of design, make efficient use of land, respect the amenities of neighbouring 
occupiers, and do not result in inappropriate traffic generation or compromise 
highway safety. All development proposals should therefore:
i) Respond to the local context of buildings in terms of design, siting, density 

and spacing, reinforce attractive qualities of local distinctiveness and enhance 
areas of poor design; extensions should respect their host building

ii) Provide a comprehensive landscaping scheme, where appropriate, enabling 
the development to successfully integrate with the landscape and surrounds, 
and not result in the loss of or have a potentially adverse impact on protected 
trees; and 

iii) Not generate traffic of a type or amount inappropriate for roads, properties 
or settlements in the locality, and provide safe and convenient access for all 
potential users, integrating into existing movement networks and open spaces; 
and 

iv) Provide a co-ordinated and comprehensive scheme that does not prejudice 
the development of adjoining land; and 

v) Incorporate features to minimise the energy consumed in the construction and 
future use of the building, conserve water and minimise water use; and

vi) Create attractive public spaces, which are safe, minimise opportunities 
for crime, facilitate public enjoyment, and foster the legibility of the built 
environment; and

vii) Minimise the potential for pollution of air and soil and not create noise or light 
which harms living and working conditions or the public’s enjoyment of the built 
and natural environment.

The SPD also supports policies E3, D4, A5 and A6 of the Adopted Local Plan, which 
cover recycling and renewable energy. These can be summarised as:

•	 Policy E3 (Areas of Architectural or Historic Interest) sets out that development 
within or affecting a Conservation Area will be permitted provided that the 
proposals preserve or enhance the special character or appearance of the area.

•	 Policy D4 (Sub-Divisions and Loss of Dwellings) sets out that the sub-division 
of dwellings will only be permitted where there is no adverse impact on the 
area and the amenities of the occupiers of adjoining properties.

•	 Policy A5 (Recycling) sets out that proposals to increase the re-use and 
recycling of waste material will be permitted as long as they do not have 
adverse impacts on residential amenity, neighbours and the environment and 
do not increase pollution.

•	 Policy A6 (Renewable Energy) sets out that proposals to generate renewable 
energy will be permitted provided that there are no adverse impacts and that 
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provision is made for the removal of the facilities and the reinstatement of the 
site after use.

Community Strategy

Under the Local Government Act 2000, all District and County authorities have a 
duty to prepare community strategies. Local Development Documents, such as this 
SPD, should express those elements of the community strategy that relate to the 
development and use of land.
The Community Strategy for Basingstoke and Deane ‘Pride in our Place’ has been 
prepared by the Local Strategic Partnership and sets out a medium to long-term 
vision for the Borough. This sets out a strategy for a sustainable community and 
identifies six themes, within which desired outcomes will be achieved. In particular, 
these highlight the need to create an environment that is protected and enhanced 
while it also seeks to ensure that we are minimising our waste and effectively using 
our natural resources.

Council Plan

The Council has established its key priorities in the Council Plan, which covers the
period 2008-2011 and identifies the following as some of its key aims:

•	  To improve access to the right type of housing in the right places to meet local 
needs within planned, attractive and sustainable communities;

•	  Regenerate and improve areas of the Borough to meet community and 
business needs and enhance community well-being;

•	  Address climate change, including the carbon footprint of the whole Borough 
as well as the Council, and with an appropriate balance between reducing the 
causes and mitigating the impacts.

•	  Protect and improve the environment, through promoting biodiversity and 
landscape quality, waste reduction, promotion of recycling and planning and 
managing for climate change.
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Strategic	Flood	Risk	Assessment	(SFRA)

The Borough Council is currently preparing a SFRA in conjunction with the
Environment Agency and the local water companies which will provide information on
the probability of flooding, such as that from groundwater sources and sewers. It
also takes into account the impacts of climate change.  It is intended that the SFRA
will be used to ensure that in allocating land or determining applications,
development is located in areas at lowest risk of flooding.

Water Cycle Study

It is recognised that future growth and development in the Borough may have an
impact on the water environment.  In partnership with Hampshire County Council,
the Environement Agency, Natural England and the water companies, the Council
has commissioned a Water Cycle Study with the aim of informing both the
development of the South East Plan and the Council’s Local Development
Framework (LDF).

•	  The purpose of the study is to better understand the relationship between 
development and the water environment, by examining the potential impacts of 
future growth on three main aspects of the water cycle:

•	  Water Resources - potential increased demand for water and the infrastructure 
requirements to distribute it 

•	  Water Quality - potential increased generation of sewerage and other 
wastewater, requiring collection and treatment systems and the potential 
increased risk to the quality of the water environment including its ecology 

•	  Flood Risk - potential increase in wastewater or surface water run-off which 
could increas the risk of flooding.
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Appendix	2	–	List	of	Village	Design	Statements

A Village or Town Design Statement (VDS) is a practical tool to help influence 
decisions on design and development. VDS documents provide clear statements of 
the character of a particular village or town against which planning applications may 
be assessed. VDS documents are not about whether development should take place, 
but about how development should be undertaken, so as to respect the local identity.

VDS documents have been prepared for the following documents:

- Ashford Hill with Headley (February 2004)
- Baughurst (April 2004)
- Burghclere (October 2002)
- Cliddesden (February 2004)
- Dummer (February 2004)
- East Woodhay (December 2005)
- Ellisfield (December 2002)
- Highclere and Penwood (July 2002)
- Kingsclere (July 2002)
- Oakley and Deane (April 2004)
- Old Basing and Lychpit (December 2005)
- Overton (February 2002)
- Sherborne St John (February 2004)
- Silchester (April 2007) 
- St Mary Bourne (December 2005)
- Tadley (April 2004)
- Whitchurch (July 2004)
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Appendix	3	–	List	of	Conservation	Area	Appraisals

The following Conservation Area Appraisals have been adopted by the Borough 
Council:

The Ordnance Survey mapping included within this document is provided by Basingstoke and Deane Borough Council under licence from the Ordnance Survey 
in order to fulfil its public function in acting as a Planning authority. Persons viewing this mapping should contact Ordnance Survey copyright for advice where 
they wish to licence Ordnance Survey mapping for their own use.

- Ashmansworth (2004)
- Basingstoke Canal (2003)
- Basingstoke Town (2003)
- Bradley (2004)
- Bramley and Bramley Green 

(2003)
- Brookvale West (2003)
- Brown and Chilton Candover 

(2003)
- Church Oakley (2003)
- Cliddesden (2003)
- Deane (2003)
- Dummer (2003)
- East End and North End (2003)
- Ecchinswell (2003)
- Ellisfield (2003)
- Fairfields (2004)
- Hannington (2003)
- Hurstbourne Priors (2003)
- Kingsclere (2003)
- Laverstoke and Freefolk (2003)
- Mapledurwell (2003)
- Monk Sherborne (2003)
- Newnham (2004)

- North Waltham (2004)
- Old Basing (2003)
- Overton (2003)
- Park Prewett (2003)
- Preston Candover (2003)
- Ramsdell (2004)
- Sherborne St John (2003)
- Sherfield on Loddon (2003)
- Silchester (2003)
- South View (2007)
- St Mary Bourne and Stoke (2003)
- Steventon (2003)
- Tadley (2003)
- Tadley, Church Road (2003)
- Tufton (2003)
- Tunworth (2003)
- Up Nately (2003)
- Upton Grey (2003)
- Weston Corbett and Weston 

Patrick (2003)
- Whitchurch (2003)
- Worting (2003) 
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