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other)

MITIGATION

NEW BUILD (HOUSING, COMMERCIAL, OTHER)

M1. Thermal efficiency

19.1 Improving the thermal efficiency of buildings is an important part of reducing heat loss
and the amount of energy used.

19.2 For new homes, we will continue to apply the adopted JLP requirement of a 20%
uplift over 2013 Building Regulations (Part L) until such time that Future Homes Standard
(FHS) 2022 standards that require a 30% uplift are required through building regulations.

19.3 We expect these building regulations to be in place in June 2022. We recognise
that there is often a gap between what is designed and what is build and it is important
to address this performance gap. In order to measure and reduce the energy
performance gapwe require air tightness testing to confirm that the completed building
meets the specification identified in the ‘as designed’ SAP. This will require completed
dwellings to meet, as a minimum, the stated Dwelling Emissions Rate, and non-domestic
buildings to meet, as a minimum, the stated Building Emissions Rate.

19.4 This ensures that the specification provided at the start of the project is delivered,
and mitigates for operational deficiencies as a result of materials or products being substituted
during construction.

19.5 What is required for commercial developments:

As designed SAP assessment showing the
Dwellings/Buildings Emissions rate to be met.

As part of the application

Air tightness test to show how they have met,
as a minimum, the Dwellings/Buildings
Emissions Rate.

To discharge the condition
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Question 33

Should we fast track this Future Building Standard requirement of 27% now?

Question 34

We know there is often a gap between what is designed and what is built, should
we also introduce a mechanism to measure the performance gap of all types of
development?

Question 35

Should air tightness testing be required to ensure that thermal efficiency standards
are met?

M2. Roof mounted solar photovoltaic (pv) panels

19.6 Increasing the amount of energy generated onsite by solar PV panels integrated into
the roof design helps to reduce the amount of energy required by each building from the grid,
and contributes to decarbonising our electricity supply.

19.7 For all residential development, we will apply the Future Homes Standard 2022
requirement of 40% of the building footplate to include solar pv panels integrated into
the roof design.

19.8 Including this requirement within a planning policy will ensure that roof plans submitted
as part of the application process will show the location and scale of the roof mounted pv
system. It will also allow for consideration of orientation and design to maximise a favourable
aspect, which will benefit passive solar gain and access to natural light.

19.9 For commercial and appropriate other development, we will require a minimum
of 40% of the roof space to include solar pv panels integrated into the roof design.
Commercial roof space provide a particularly good opportunity to play a prominent role in
accommodating solar pv. The UK solar strategy (2015) identified a clear role for commercial
roof space to accommodate medium to large scale pv arrays.

19.10 Where possible, householder extensions should also be seeking to maximise
the amount of roof space for solar PV, with the array being a minimum 40% of the
extension footprint, unless the host building already benefits from a roof mounted pv
array.
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19.11 What is required for relevant applications:

Roof plan showing location of roof mounted
solar pv system for each building

As part of the application

Details of the installed capacity of pv system
and any additional low carbon or renewable
technology within the DAS.
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Question 36

Do you agree that a general minimum40% requirement should apply to commercial
buildings?

Question 37

What measure should be used for this requirement – 40% of building footplate or
40% of roof space?

Question 38

Should there be different standards for different types of uses?

Question 39

Should non-residential buildings with flat or mono-pitched roofs be required to
include a pv system that is more than 40% of the building footprint or roof space?

Question 40

Should this requirement also apply to extensions with favourable aspect?

Question 41

Should this requirement also apply to extensions on listed buildings and heritage
assets?
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Question 42

Should we require solar pv panels integrated into the roof design or roof mounted
panels?

M3. Energy storage

19.12 There are obvious benefits in terms of easing pressure on the local grid by combining
renewable energy generation with onsite battery storage. This will allow for smarter use of
the energy being generated onsite, and in some cases will result in buildings requiring no
electricity from the grid for large parts of the year.

19.13 Domestic scale battery storage is still an emerging technology, and is relatively
expensive, although this is likely to change with increased incentives designed to accelerate
renewable generation, and with FHS requiring more roof mounted pv at the point of
construction.

19.14 Whilst it may be too early to make this a requirement, it seems logical to ensure that
there is sufficient space identified adjacent to the fuseboard to enable retrofit of battery storage
in the future.

19.15 All development with solar pv should identify a suitable space to accommodate
a battery. This space should be shown on a layout plan, with dimensions of a minimum 1sqm
of floor area, and at least 1.5m height. It should also be confirmed that the floor area is able
to accommodate to weight of up to 200kg common in larger domestic batteries.

19.16 What is required for applications with solar pv:

Floor plan to show required area for battery
storage unit.

As part of the application

Question 43

Does this go far enough? Should we be requiring all new buildings with onsite
energy generation to include a battery storage system?

M4. Heat pumps

19.17 The Government have set an ambition to phase out gas boilers by 2035. The Future
Homes Standard (FHS) transitionary requirements are encouraging the use of heat pumps
and ensuring new systems can be easily fitted with heat pumps at the earliest opportunity.
Home heating is responsible for around 14% of the UKs carbon emissions and domestic gas
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usage is the second largest contributor to carbon emissions across the JLP area. Energy
prices are volatile and rising dramatically and heat pumps are a good way to enable reduced
energy bills and tackle climate change. Consequently, we will not support new gas
connections.

19.18 Western Power are providing all new development with new three phase electricity,
consequently there are unlikely to be capacity problems. However, there may be current
capacity issues in certain situations. Where this is the case evidence should be provided
from Western Power Distribution (WPD).

19.19 All new buildings are required to be built with a heat pump (air source or
ground source) to provide space and water heating. To facilitate this the three phase
electricity supply should be fully enabled.

19.20 If a heat pump cannot be installed during construction due to limitations within the
local grid, the heating system should be designed in such a way as to enable an easy retrofit
to heat pumps when the grid can support it. This means underfloor heating and low heat
radiators, thus incentivising the retrofit to heat pumps at a suitable time of the occupier.

19.21 What is required for all applications:

Demonstrate through Statement of
Compliance

As part of the application

As built SAP will include details of the
installed heating system

To discharge the condition
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Question 44

Should we restrict all new gas and oil connections?

Question 45

Do you foresee any difficulties in delivering this?

Question 46

Should we be prioritising ground source heat pumps over air source heat pumps
on developments at a certain scale with favourable conditions, and if so, what
should that threshold be?

Question 47

If there is an additional cost required by WPD to upgrade the local grid, howmuch
is considered ‘reasonable’?

M5. Passive solar gain and managing the risk of overheating

19.22 This measure seeks to capture the benefits of the sun, but must prevent overheating
and is an area where understanding the balance of considerations is important. Making the
most of a southerly aspect makes good sense in terms of access to natural light, and
benefitting from passive solar gain. However, with evidence of global temperatures warming,
and in particular extremes of high heat forecast to be more prevalent, we need to be mindful
of managing the risk of overheating, that can be reduced by good design and layout.

19.23 For major developments the SPD already requires Solar Master Plans. This informs
the layout and design of the development to ensure that solar gain and access to natural
daylight have been optimised. The SPD also includes guidance on orientation and layout to
maximise passive solar gain. However, we can do more reduce overheating.

19.24 Where the window to floor area ratio exceeds 21% on any elevation, we will
require specific protective measures such as:

Tinted glass
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Extended overhanging eaves to create shade when the sun is at its highest point
External shutters or Brise Soleil

19.25 The opportunities for maximising the cooling benefits of planting should not be
restricted to areas surrounding a building, but also within the fabric of the building itself. As
global temperatures rise we will need to look at whole systems approaches to reducing the
risk of overheating, not just in the design and orientation of buildings themselves, but through
managing the relationship between buildings and their surroundings. Green walls and roofs
offer significant potential to reduce the risk of overheating, whilst also benefitting biodiversity
and habitat creation. All proposals should therefore demonstrate what additional adaptation
measures are included to reduce the risk of overheating.

19.26 Further guidance on green walls and roofs is currently being prepared and will be
made available

19.27 What is required for all relevant applications:

Demonstrate through Statement of
Compliance

As part of the application

Question 48

Do you agree that passive solar gain already adequately covered by guidance in
the SPD? If not what else is required?

Question 49

Are there other specific measures that we should include to reduce the risk of
overheating?

M6. Locally sourced materials

19.28 Policies DEV10 and DEV20 of the JLP and SPD (page 219 and Appendix 2 in
particular) already recognise the multiple benefits of using sustainable, durable and locally
sourced building materials.

19.29 The number and type of materials used to construct a building is extensive, and the
planning process rarely seeks to influence materials used in construction except where there
may be an issue of visual impact. However, as well considering the colour and tone of certain
materials, DEV32.1 requires us to consider the wider environmental impact of building
materials, and this requirement is rarely considered or conditioned. One of the materials we

47



often condition in terms of visual acceptance is roof slates, and whilst the visual appearance
of some slates may be similar, the environmental impact of mining and transportation can
vary greatly.

19.30 There are a wide range of natural roof slates available within the UK that have a
much smaller environmental impact when compared to slates from countries such as, but
not exclusively to, Brazil and China. Transportation from these countries typically results in
ten times the carbon emissions created by UK or European products. Brazilian and Chinese
slates are also often cheaper than UK or European equivalent products, but typically come
with a reduced warranty of as little as 20 or 30 years, which only compounds the environmental
impact as they will need to replaced two or three times during the life of a building.

19.31 We are therefore introducing a hierarchy of acceptability for natural roof slates:

ReclaimedUK or European slates where available with proof of origin from supplier
New UK derived slates with proof of origin from supplier
New European derived slates with proof of origin from supplier
No other natural slate products will be considered acceptable

19.32 Where necessary this will be secured by condition by the development management
case officer.

19.33 What is required for all relevant applications:

Schedule of provenance of proposed slatesAs part of the application

Provide certification from supplier of the
number and origin of slates used within the
construction

To discharge the condition

48



Question 50

Do you agree we should ensure the use of more environmentally friendly, low
carbon materials in all development?

Question 51

Are there more effective ways of doing this?

Question 52

Should we extend this requirement to other natural products such as stone where
these are required within a development?

Question 53

Should we require a minimum warranty period as well as proof of origin?

Question 54

What evidence, if any, should we require of compliance?

M8. Demolitions and replacement buildings

19.34 We recognise that demolition is permitted development and does not need planning
permission. However, the loss of embodied energy from demolishing existing structures and
replacing them with new buildings represents a significant potential risk to meeting our carbon
reduction targets. As such, the local planning authorities consider demolition is an important
material consideration in the decision making process and advocate retrofitting and extending
existing buildings instead of demolition and rebuild.
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19.35 Particularly at pre-app, applicants are encouraged to consider reusing existing
buildings onsite, although there may be a number of reasons why some structures are
demolished. It may not be viable to retain them, or they may be of a substandard build type
or may not be structurally capable of being brought into effective use, and under these
circumstances we will apply the additional requirement set out below to ensure any loss of
embodied carbon is offset through the energy efficiency of the new building.

19.36 If an existing building is proposed to be demolished as part of a planning application,
the developer will need to calculate and offset all the embodied energy within the structure,
to be demolished (minus carbon saved through reuse and recycle) together with the embodied
carbon of the new build. This is the net overall carbon cost of the new building and should
be offset within 25 years of onsite operational use of the replacement building. The baseline
for this assessment will be the target emissions rate as derived from building regulations Part
L. No offsite mitigation will count towards offsetting. A number of tools/software are available
that can calculate embodied carbon. To assist with this the Councils are considering offering
developers’ access to a carbon calculator software package through its own licence
arrangements for a fee.

19.37 We are proposing using the Standard Assessment Procedure (SAP) as the
tool to assess whether a replacement dwelling can effectively offset the loss of
embodied carbon from the building that it has replaced. SAP is the methodology used
by the government to assess and compare the energy and environmental performance
of dwellings.

19.38 The target emissions rate (T) from the SAP is multiplied by the floor area to provide
a baseline annual energy demand. The dwelling emissions rate (D) will provide an estimate
of actual energy demand. The difference between the target emissions rate and the actual
dwellings emission rate over the 25 years should be equal or more than the net amount of
embodied carbon in the original structure.

19.39 ((Txfloorspace) x25) – ((Dxfloorspace) x25) = more than or equal to the net embodied
carbon of original and new structure.

19.40 What is required for applications requiring demolition:

As part of the application if demolition of
an existing structure forms part of a
proposal

Structural assessment of the existing
building – is it fit to be retrofit?
Calculation of embodied carbon contained
within the existing structure using an
appropriate software or other tool. Full
schedule of volume of materials that will be
reused and recycled providing a net figure
for embodied carbon of demolished
structure
Calculation of embodied carbon of
replacement structure?
Net overall carbon cost of new building
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As designed SAP assessment of the
proposal
Evaluation of how long the net carbon cost
of the demolition will take to be offset by
energy savings in operational use

To discharge the pre-commencement
condition

Proof of reused and recycled materials, in
the form of a construction statement
(architect or construction contractor)
confirming materials and amounts of reused
material from the previous structure. Goods
received documentation from recycling
facilities
As built SAP to demonstrate that no
alternative materials have been substituted
through the construction process that would
lead to greater carbon emissions from the
completed building
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Question 55

Do you think we should prioritise reuse and retrofit of existing buildings

Question 56

Do you agree we should try and offset any loss of embodied carbon?

Question 57

Is there a better approach? Should we consider an article 4 direction requiring
prior approval?

Question 58

If we are going to offset embodied carbon is 25 years the right offset period? If
not, what alternative should be used?

Question 59

There is a variety of life carbon assessment tools available to calculate embodied
carbon. Do you recommend any particular one?

Question 60

Should the LPAs offer access to a carbon calculator software package to enable
developers to calculate the embodied carbon within a proposal? Would you use
this?
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Question 61

Should we require airtightness tests in addition to as built SAP assessment to
demonstrate compliance?

M9. Electric Vehicle (EV) charging points

19.41 Electric vehicles form one part of the strategy to reduce carbon emissions from
transportation to net zero. In order to enable more EVs to be charged within new
developments, we will continue to apply our adopted requirements contained within JLP
policy DEV29 and SPD (see paras 3.83-3.89). PSWD JLPSupplementary Planning Document.
Going forward we may also want to consider opportunities for charging facilities for water
transport.

19.42 In addition, we are clarifying what is required in the following scenarios:

19.43 All new charging points serving domestic dwellings need to have a minimum
installed capacity of 7kw.

19.44 All new communal parking areas must have 50% of bays connected with 7kw
charging points at the time of completion, and the remaining 50% must be serviced
with appropriate infrastructure to enable installation of charging points later.

19.45 For new commercial development the charging points must have a minimum
installed charging capacity of 22kw.

19.46 What is required for all relevant applications:

Plan to show EV charging points (including
charging capacity) for all buildings

As part of the application
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Question 62

Should we be requiring a higher charging capacity in communal parking areas?

Question 63

Should commercial chargers be higher than 22kw?

Question 64

Should we apply a threshold at which commercial development is required to
install 22kw?

Question 65

Should we be increasing the requirement to 50kw chargers for parking areas that
serve class E businesses?

M10. Active and sustainable travel

19.47 The location of new development should continue to be considered against the
adopted spatial strategy set out in the JLP and specifically policies SPT1, SPT2 and TTV1
and TTV2 The new plan for South Hams, West Devon and the Plymouth Plan. Government
policy is increasingly supportive of locating development in the most sustainable and
accessible settlements to facilitate modal shift to active travel (Gear Change: A bold vision
for cycling and walking ) and bus service (Bus Back Better: National Bus Strategy for England).
This strategy increases community resilience and nurtures our societal needs to collaborate,
share and interact with other people. Switching to EV is not a substitute for sound placemaking
based around the core principles of the adopted spatial strategy. As such, there are no new
requirements introduced with regarding the location of new development.

19.48 Major development schemes will need to show how they are not only protecting
existing walking and cycling infrastructure, but identify and deliver opportunities for additional
links that contribute to the wider active travel network.
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19.49 Active and sustainable travel requirements will be assessed against the adopted
policies SPT10, SPT12.9, DEV15 and DEV29, as well as the associated sections of the SPD.
Specific onsite benefits will continue to include incorporating safe and secure cycle storage.

19.50 For major development an additional policy expectation will be to require an
external charging point within or adjacent to the cycle storage area to provide support
for cyclists who wish to use ebikes. All cycle storage and charging points will need
to be clearly marked on site and floor plans.

19.51 The Design and Access Statement (DAS) for majors will need to include an
assessment of sustainable and active travel opportunities and constraints, and highlight
clearly what benefits are being proposed as part of the development.

19.52 In addition, residential developments of over 50 dwellings will need to include
an assessment of onsite car club and ebike hire potential, as well as opportunities to
contribute to existing active and sustainable travel projects within the local area. In
Plymouth, an assessment of how the proposal can link with existing and planned
mobility hubs will be required.

19.53 Wewill signpost to Local Cycling andWalking Infrastructure Plan and the Bus Service
Improvement Plan.

19.54 What is required for relevant applications:

Cycle storage and charging points to be
marked on site and floor plan

As part of the application

19.55 What is required for residential developments over 50 dwellings

Cycle storage and charging points to be
marked on site and floor plan

As part of the application

DAS to include an assessment of onsite car
club and ebike hire potential and in Plymouth
links with mobility hubs
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Question 66

Are there any other measure we should include to encourage more active travel?

Question 67

Should we reference or signpost any other documents?

M11. Reducing reliance on the private car

19.56 Both the JLP and the National Planning Policy Framework (NPPF) say that in order
to deliver sustainable development people need to have good access services and amenities
within their local area. This means being able to meet their day to day without having to get
into their car. The government in their plan for Decarbonising Transport (Decarbonising
Transport: A Better, Greener Britain) want walking, cycling or public transport to be the natural
first choice for journeys.

19.57 We recognise this is particularly challenging in rural areas. We are aware of the
Government’s rural mobility strategy (Future of Transport: rural strategy – call for evidence)
and will consider the outcomes to inform future policy. This will include considering how we
can make use of innovative solutions to change behaviour and reduce reliance on the car.

19.58 Any development proposal that locks-in reliance upon the private car, and
exclusively caters for car borne customers, such as drive through restaurants, cannot
be considered to meet the most basic requirements of the JLP or NPPF, and does not
represent a people or place based pattern of development and should be refused.

19.59 What is required for all relevant applications:

Demonstrate through Statement of
Compliance

As part of the application
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Question 68

Shouldwe resist development proposals that rely upon access solely by the private
car?

Question 69

Should thresholds be applied – for example bike storage/charging, footpath and
cycle way connections, bus routes/funding bus services?

Question 70

Are there any specific planning measures we could introduce to help reduce
reliance on the car?

Question 71

How should we deal with this issue in the rural areas?

Question 72

Should we reference or signpost any other documents?
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