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 Foreword 
 

This Planning for Climate Change paper is background evidence to assist the 
preparation of policies relating to climate change mitigation and adaptation measures 
in the Surrey Heath Local Development Framework (LDF).  This technical document 
has been prepared to inform the overall direction of options and preferred approaches 
for the Core Strategy & Development Management Policies DPD Options paper.  

 
This paper aims to set out and recommend the possible climate change adaptation 
and mitigation measures that could be progressed into policy for the forthcoming pre-
submission Core Strategy & Development Management Policies DPD. 

 
 
 

 

 
This report is published by: 

 
Planning Policy and Conservation Team 
Built Environment Division 
Surrey Heath Borough Council 
Surrey Heath House 
Knoll Road 
CAMBERLEY 
Surrey GU15 3HD 

 
For advice or information on this technical paper, please contact the Planning Policy 
and Conservation Team at: 

 
E-mail: planning.policy@surreyheath.gov.uk 
 

 Or  
 

Telephone: 01276 707100 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 4 

Executive Summary 
 
(i) There is now a growing consensus of opinion that the Earth’s climate system is 

changing in response to human activities, such as the emission of Carbon Dioxide 
(CO2) in the burning of fossil fuels for energy. 

 
(ii) The Intergovernmental Panel on Climate Change (IPCC) in its fourth assessment has 

found that warming of the climate system is unequivocal. At a national level the UK 
Climate Change Impacts Program (UKCIP) background trends 2008, found that 
temperatures in central England have risen by 1ºC since the 1970’s; seasonal rainfall 
appears to have decreased in the summer and increased in the winter; sea surface 
temperatures around the UK coast have risen by 0.7ºC over the past three decades.  

 
(iii)  There are a number of international and national drivers to combat climate change 

which stem from summits, treaties, legislation and proposed government white 
papers and bills. 

 
(iv) There are also a number of national planning policy advice statements (Planning 

Policy Statements) which set out planning’s role in helping to mitigate and adapt to 
climate change impacts. To sit alongside the South East Plan the South East England 
Regional Assembly has published a climate change mitigation and adaptation 
implementation plan, although climate change impacts have also been enshrined 
within the South East Plan itself. Policies in the South East Plan and Surrey Heath 
LDF will form the basis against which all planning applications in Surrey Heath will be 
considered. 

 
(v) Evidence from DEFRA (2005 & 2006) shows that Carbon Dioxide emissions in Surrey 

Heath are below the UK average when emissions from motorway traffic are excluded, 
but are higher than the South East and Surrey County Average. However, when 
motorway traffic is included, emissions in Surrey Heath are higher than the UK, South 
East and Surrey County average. These emissions are generated from three 
measurable sectors; the domestic sector; the industrial and commercial sector and 
road traffic.  

 
(vi) Areas of the borough are also at risk of flooding from a number of sources as 

identified by the Councils Strategic Flood Risk Assessment (SFRA). Risks include 
rivers, overland flow/run-off, sewer, groundwater and from possible breach hazards of 
certain flights of the Basingstoke Canal. The majority of flood risk remains in 
undeveloped and rural areas, even with the advent of climate change, but, there are 
areas within settlements that are at risk, including from fluvial and non-fluvial sources. 

 
(vii)  Water resources are an issue in the South East, and evidence to support the South 

East Plan, shows that in some areas of the region, serious water shortages will occur 
without efficiency measures to reduce water consumption and with no new resources. 
Water company management plans show that a balance of water resource can be 
achieved but not without efficiency savings. 

 
 Recommendations 
 
(viii) The following recommendations should be taken forward and incorporated into 

forthcoming LDF documents.  
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 Carbon Dioxide Emission Reductions  
 
 Transport 
 
(ix) It is recommended that to reduce carbon dioxide emissions from the transport 

network, only an indirect approach can be taken such as a policy or policies 
encouraging behavioural change in travel demand and travel modes. Policies should 
include locating development where it would or could be accessible to transport 
networks. 
 

  Residential and Non-Residential Development 
 
(x) It is recommended that a policy be pursued which sets a target for a reduction in part 

of a developments carbon dioxide emissions to come from on-site decentralised, 
renewable or low carbon energy in order to meet carbon compliance. Viability work 
has revealed that targets can be set at: - 

 

• All dwellings & non-residential development of 500sqm or over between 2010-
2012 – 10% 

• All dwellings & non-residential development of 500sqm or over from 2013 
onwards – 15% 

 
(xi) It is recommended that design aspects such as siting and orientation are built into 

policy to allow opportunities to maximise aspects such as passive solar gain and 
natural ventilation. 

 
 Stand Alone Decentralised, Renewable or Low Carbon Energy Schemes 
 
(xii) It is recommended that a positive policy be pursued for stand alone schemes as well 

as schemes which could provide energy or heating to new and existing property 
through use of district heating or CHP. This includes encouragement for on-site 
CHP/heat for developments of 10 or more dwellings or 1,000sqm non-residential 
floorspace. 
  

(xiii) It is advised that the following broad areas are considered for district level 
CHP/heating: -  

 

• Yorktown Business Park 

• Camberley Town Centre 

• Princess Royal Barracks, Deepcut  

• Collingwood College 

• Frimley Business Park 

• Watchmoor Business Park 

• Frimley Park Hospital 

• Lightwater Leisure Centre/Lightwater Country Park 
 

(xiv) It is further considered that a financial contribution in line with Circular 05/2005 be 
required as a funding mechanism for district level CHP/heating to off-set carbon 
dioxide emissions.  
 

(xv) Extensions to existing buildings should be required to improve whole building 
energy performance subject to a capped cost at 5% of overall build costs and 
providing any policy can be workable, sufficiently resourced and can carry 
exemptions. The policy could be linked to the Council’s heat mapping data, so 
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that only those buildings with high heat losses will be expected to improve 
efficiency. 

 
 Flood Risk 
 

(xv) For flood risk issues, it is recommended that unless it can be demonstrated that 
the sequential and exception tests as set out in PPS25 have been applied and 
passed, there should be no development within Flood Zones 2 or 3 as defined by 
the Surrey Heath Strategic Flood Risk Assessment (SFRA). This should be 
pursued for windfall as well as any allocated sites. It is also recommended that for 
any redevelopment opportunities that arise within flood zones 2 or 3, 
consideration should be given to development that passes the sequential and/or 
exceptions test as set out under PPS25 in the first instance, and schemes which 
would reduce or at the very least maintain neutral flood risk. In all instances of 
either development or redevelopment a site flood risk assessment (FRA) should 
be required. 

 
(xvi) A policy on flood risk should also be developed which takes a sequential 

approach to areas of the borough at risk from other sources of flooding such as 
overland flow/surface run-off, groundwater, sewer and breach hazard. It is 
recommended that development must demonstrate through a site flood risk 
assessment (FRA), that in areas of historic flood events or areas of either high or 
medium risk as defined by the SFRA, any development would not increase risks 
both to and from the proposed development. 
 

(xvii) Finally, any policy or policies pursued should include a requirement for 
appropriate Sustainable Drainage Systems (SUDS). 

 
 Water Resources 
 
(xviii) It is recommended that a policy to set standards of water efficiency from potable 

water supplies is set to 105 litres per person per day (equivalent to Code level 3 & 
4) reducing to 80 litres per person per day in 2016 (equivalent to Code levels 5 & 
6). It is also recommended that water efficiency measures relating to non-potable 
sources should be pursued, such as rainwater harvesting and greywater 
recycling. 
 

 Building Sustainability 
 
(xix) It is recommended that a policy is pursued for requiring residential and non-

residential development to meet sustainability criteria, with higher standards 
encouraged. The following levels of building sustainability are recommended: - 

 
 Residential 
 
  

Level of Sustainability (Code for Sustainable Homes) 
Code Level 3 2010-2012 
Code Level 4 2013-2015 
Code level 6 2016 onwards 

 
 Non-Residential 
 

BREEAM standard ‘Very Good’ until replacement with Government guidance on 
non-residential buildings. 
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1. Climate Change in a Global and National Context 
 
1.1 The Earths climate system is a complex interaction between many of the planets 

natural systems such as air, water, land and life that form the planets biosphere. 
When we refer to the term ‘climate’, we are speaking amongst other things about 
parameters such as, the average temperature and average annual rainfall which are 
seen across the globe on a year by year basis, not the fluctuations between daily 
weather patterns. However, it is the Earths general climate at a given point in time 
that dictates the general daily pattern of weather. 

 
1.2 Changes in the Earths climate have occurred historically, with periods of cooling and 

heating taking place over thousands and hundreds of thousands of years, in a more 
or less cyclical pattern. There is now a growing consensus of opinion that the Earths 
climate is currently changing, and that it is human activities that are the main cause of 
this change. This is what has been termed ‘climate change’ or ‘human induced 
climate change’ 

 
1.3 The processes and functions which people undertake in order to carry out their day to 

day activities such as energy use for heating and cooking, travelling, production & 
distribution of food and manufacture of goods are having an impact on the Earths 
climate through the release of greenhouse gas emissions.  

 
1.4 Greenhouse gases are those gases that over time and in sufficient quantities can 

cause a warming of the Earths atmosphere, by blocking the escape of heat received 
from the Sun back into space. Therefore, as less heat escapes back into space the 
net effect is a warming of the Earths atmosphere which is similar to the effect in a 
greenhouse, hence the term greenhouse effect. 

 
1.5 There are various gases and particulates which when released in large quantities, 

have the ability to alter the Earths climate. These are commonly referred to as 
greenhouse gases, the most prevalent of which is Carbon Dioxide (CO2). 

 
1.6 In 1988 the Intergovernmental Panel on Climate Change (IPCC) was established by 

the United Nations Environmental Programme (UNEP) and the World Meteorological 
Organisation (WMO). The IPCC was charged with assessing scientific, technical and 
socio-economic information to gain an understanding of climate change and potential 
mitigation and adaptation methods.  

 
1.7 The fourth assessment of the IPCC was released in 20071 and its main findings were:  
 

• Warming of the climate system is unequivocal 

• Sea level rises are consistent with warming 

• Decrease in snow and ice extents 

• Significant increases in precipitation over certain areas of the globe, including 
northern Europe 

• Many natural systems are being influenced by regional climate changes, 
particularly temperature changes, including earlier timing of spring events and 
shifts in species distributions 

• Global greenhouse gas (GHG) emissions due to human activity have increased 
since pre-industrial times, with an increase of 70% between 1970 and 2004 

                                                
1
 Summary for Policymakers of the Synthesis Report of the IPCC Fourth Assessment Report (2007), 

available at: http://www.mnp.nl/ipcc/pages_media/AR4_SYR_SPM_appr_v4.pdf 
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• CO2 emissions grew by about 80% between 1970 and 2004, and atmospheric 
concentrations of CO2 and Methane in 2005 exceeded the natural range over the 
last 650,000 years 

• High agreement that even with current climate change mitigation and related 
sustainable development practices, global GHG emissions will continue to grow 
over the next few decades 

• Continued GHG emissions at or above the current rate would cause further 
warming and induce changes in the global climate that would be very likely to be 
larger than those observed in the 20th Century. For the next two decades warming 
of 0.2ºC per decade is expected 

• Warming and sea level rises would continue for centuries, even if GHG emissions 
stabilised 

• A wide array of adaptation options is available, but more extensive adaptation 
then is currently occurring is required to reduce vulnerability to climate change. 
This is irrespective of the scale of mitigation undertaken over the next 2-3 
decades 

• High confidence that adaptation and mitigation done in isolation cannot avoid all 
climate change impacts, but together can significantly reduce risks 

• Many impacts can be reduced, delayed or avoided by mitigation 
 
1.8 At a national level the UK Climate Impacts Programme (UKCIP) was set up in 1997, 

and co-ordinates research on how climate change will have an impact at regional and 
national levels. UKCIP has published reports for future climate scenarios across the 
UK, known as the UKCIP02 set of scenarios. This set of scenarios has been updated 
to form the UKCP09 scenarios, the first report of which was published2 in 2008 and 
demonstrates background trends. More recently, future projected trends have been 
published in 2009.  

 
1.9 Background trends highlighted from the first UKCIP09 publication are: - 
 

• Central England temperatures have risen by about 1ºC since the 1970’s, with 
2006 being the warmest on record 

• Seasonal rainfall is highly variable, but appears to have decreased in summer and 
increased in winter 

• Sea surface temperature around the UK coast has risen over the past three 
decades by about 0.7ºC 

• Sea levels around the UK rose by about 1mm/yr in the 20th century and the rate 
for the 1990’s and 2000’s has been higher than this 

• It is very likely (greater than 90% probability), that man made greenhouse gas 
emissions caused most of the observed global average temperature rise since 
mid 20th century. 

• Over the period 1914-2006, the annual daily mean temperature in the south east 
of England rose by 0.89ºC, however over the period 1961-2006, the annual daily 
mean temperature increased by 1.62ºC 

• In the south east there has been a reduction in the number of days where air frost 
occurred by 23.4 days per year. 

 

                                                
2
 Jenkins, G.J., Perry, M.C., and Prior, M.J.0 (2007). The climate of the United Kingdom and recent 

trends. Met Office Hadley Centre, Exeter, UK. Available at: 
http://www.ukcip.org.uk/climate_impacts/publications/UKCIP08_Trends_text.pdf 
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1.10 Future projected trends for the South East Region include: - 
 

Low Emissions Scenarios 
 

• Mean winter temperatures increasing by 1.6°C in the 2020’s rising to 2°C in the 
2050’s and to 2.6°C by the 2080’s. 
 

• Mean summer temperatures increasing by 1.6°C in the 2020’s rising to 2.5°C in 
the 2050’s and to 3°C by the 2080’s  
 

• Mean winter rainfall increasing by 7% in the 2020’s rising to 13% in the 2050’s 
and 18% by the 2080’s 
 

• Mean summer rainfall decreasing by 6% in the 2020’s further reducing to 13% in 
the 2050’s and down to 14% by the 2080’s 
 

Medium Emissions Scenarios 
 

• Mean winter temperatures increasing by 1.3°C in the 2020’s rising to 2.2°C in the 
2050’s and to 3°C by the 2080’s. 
 

• Mean summer temperatures increasing by 1.6°C in the 2020’s rising to 2.7°C in 
the 2050’s and to 3.9°C by the 2080’s  
 

• Mean winter rainfall increasing by 6% in the 2020’s rising to 16% in the 2050’s 
and 22% by the 2080’s 
 

• Mean summer rainfall decreasing by 7% in the 2020’s further reducing to 18% in 
the 2050’s and down to 22% by the 2080’s 
 

High Emissions Scenarios 
 

• Mean winter temperatures increasing by 1.4°C in the 2020’s rising to 2.5°C in the 
2050’s and to 3.7°C by the 2080’s. 
 

• Mean summer temperatures increasing by 1.5°C in the 2020’s rising to 3.1°C in 
the 2050’s and to 4.9°C by the 2080’s  
 

• Mean winter rainfall increasing by 7% in the 2020’s rising to 18% in the 2050’s 
and 30% by the 2080’s 
 

• Mean summer rainfall decreasing by 3% in the 2020’s further reducing to 18% in 
the 2050’s and down to 28% by the 2080’s 
 

1.11 In order to tackle the issue of climate change, a number of agreements and protocols 
to reduce greenhouse gas emissions at an international level have been entered into 
by a number of nation states including the UK and larger bodies such as the EC. A 
summary of these agreements are set out below as well as relevant EC and national 
drivers and guidance. 

 
Kyoto Summit 

 
1.12 The Kyoto summit sought to achieve an international agreement on the reduction of 

greenhouse gas emissions, in which sovereign states and larger bodies agreed to cut 
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their CO2 emissions by a certain amount over a certain time period (although some 
states were allowed to increase their CO2 emissions). This is known as the Kyoto 
Protocol. 

 
1.13 The text of the protocol was unanimously adopted in 1997 and entered into force on 

the 16th February 2005. The protocol sets mandatory targets on greenhouse gas 
emissions with reductions ranging from 8% to 10% of an individual country’s 
emissions from 1990 levels over the period 2005-2012. It is hoped that this will 
achieve an overall global emissions reduction of 5%. The UK has agreed to an 
emissions reduction of 12.5% by 2012, and the EU as a whole an 8% cut through 
Directive 2002/358/EC (with different member states receiving different targets). 

 
1.14 As of 12th December 2007, 176 countries and 1 regional economic organisation (EC) 

have deposited instruments of ratification, accession, approval and acceptance of the 
protocol.  

 
Bali Conference 

 
1.15 In December 2007, the Bali conference brought together over 10,000 participants 

from 180 countries, including governmental and non-governmental organisations. 
 
1.16 The conference concluded with the adoption of the Bali road-map. The road map sets 

out the course for a new negotiating process to be concluded by 2009, which will lead 
to a post 2012 international agreement on climate change.  

 
European Commission 

 
1.17 The European Commission Climate Change Programme was launched in June 2000 

as a response to the Kyoto Protocol. Its primary goal was to identify and develop all 
necessary elements of a European wide strategy to implement the Kyoto Protocol. 

 
1.18 In March 2007 the EC agreed to a common strategy for energy security and climate 

change, which sets a binding target of reducing greenhouse gas emission by 20% by 
2020 and sets a target of achieving 20% of Europe’s energy from renewable sources 
by 2020. The target for the UK from the Renewable Energy Directive is 15% of its 
energy from renewable sources by 2020. 

 
Stern Review3 

 
1.19 The Stern review was commissioned by the UK government to set out and advise on 

the financial costs of climate change, in terms of ‘do nothing’ or to plan for mitigation 
and adaptation. 

 
1.20 The outcome of the Stern review was that the benefits of early actions to tackle 

climate change outweigh the costs involved. 
 
1.21 The main findings of the Stern Review were: - 
 

• Scientific evidence points to increasing risk of serious, irreversible impacts from 
climate change associated with a business as usual path for emissions 

• Damages from climate change will accelerate as the world gets warmer 

                                                
3
 Stern Review: The Economics of Climate Change (2007) available at: http://www.hm-

treasury.gov.uk/media/4/3/Executive_Summary.pdf  
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• Emissions have been and continue to be drawn from economic growth, but 
stabilisation of greenhouse gas concentrations is feasible and consistent with 
continued growth 

• Transition to a low carbon economy will bring challenges for competitiveness but 
also opportunities for growth 

• Policies are required to support the development of a range of low-carbon and 
high efficiency technologies on an urgent timescale 

 
The Energy White Paper4 

 
1.22 The White Paper sets out that the UK faces two long term challenges: - 
 

• Tackling climate change by reducing CO2 emissions both within the UK and 
abroad; and 

• Ensuring secure, clean and affordable energy as we become increasingly 
dependant on imported fuel. 

 
1.23 The paper states that climate change is seen as a challenge, with more than two 

thirds of the worlds CO2 emissions coming from the way that energy is produced and 
used, and that energy policy has a major part to play in meeting this challenge. 

 
1.24 Key elements of the UK’s energy strategy are: - 
 

• Establish an international framework to tackle climate change 

• Provide legally binding carbon targets for the whole UK economy, progressively 
reducing emissions 

• Encourage more energy saving through better information, incentives and 
regulation 

• Provide more support for low carbon technologies 
 
1.25 The White Paper sets out that the starting point of energy policy is to save energy, as 

in the short term this is the cheapest way of reducing carbon emissions. In the short 
to medium term a combination of new and existing technologies could be used to 
reduce carbon through the production of heat and electricity at a local level. 
 

 Energy Act 20085 
 
1.26 The Energy Bill was presented to the House of Lords in May 2008 and was granted 

Royal Ascent in November 2008, becoming the Energy Act 2008. The Act includes 
the renewable energy obligation. 
 

1.27 The renewable energy obligation was first introduced in 2002 and is a system by 
which licensed electricity suppliers have to demonstrate that they have supplied 
customers in Great Britain with a proportion of electricity produced by renewable 
energy sources. 

 
1.28 The Act also includes a feed in tariff systems for small scale low carbon electricity 

generating schemes of up to 5MW. 
 

 
 
                                                
4
 Meeting the Energy Challenge: A White Paper on Energy (2007) DTi available at: 

http://www.berr.gov.uk/files/file39387.pdf  
5
 Energy Act 2008 available at: http://www.opsi.gov.uk/acts/acts2008/pdf/ukpga_20080032_en.pdf 
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Climate Change Act 20086 
 
1.29 The Climate Change Bill was given Royal Ascent in November 2008, becoming the 

Climate Change Act 2008. One of the key elements of the Climate Change Bill is: - 
 

• Setting into statute an 80% reduction target in carbon emissions by 2050 (from a 
1990 baseline) as well as a 26% reduction by 2020, against a 1990 baseline. 

 
1.30 The Climate Change Bill focuses on cutting CO2 emissions rather than other 

greenhouse gas emissions, as the Bill states that CO2 makes up the largest part of 
the UK’s greenhouse gas emissions (just under 85%). 

 
1.31 The Bill also seeks to introduce a system of carbon budgeting, with each budgeting 

period held over 5 years, starting in 2008.  
 

Planning Act 20087 
 
1.32 The Planning Bill was introduced to Parliament on the 27th November 2007, and was 

given Royal Ascent in November 2008, becoming the Planning Act  2008. 
 
1.33 The Act sets out in Part 9 Chapter 2, that development plan documents (DPD) must, 

when taken as a whole include policies designed to secure that the development and 
use of land in a local planning authority’s area, contributes to the mitigation and 
adaptation of climate change. 

 
 Planning & Energy Act 20088 
 
1.34 The Planning & Energy Act 2008 sets out that a local planning authority may in their 

development plan documents (DPD) include policies imposing reasonable 
requirements for a proportion of energy used in development in their area to be 
energy from renewable or low carbon sources, in the locality of the development. 

 
1.35 The Act also allows local planning authorities where reasonable, to set policies in 

their DPD’s so that development in their area complies with energy efficiency 
standards that exceed the energy requirements of Building Regulations. 

 
The Planning Response to Climate Change9 

 
1.36 The paper sets out that, planners will need to put in place some policies where 

adaptation to climate change is one of several factors that need to be taken into 
account. 

 
1.37 Climate adaptation policies should primarily address issues or risks associated with 

present or future levels of climate variability, climate extremes and/or future climate 
changes that place large costs on developers or have major economic implications. 

 

                                                
6
 Climate Change Act 2008 available at:  

http://www.opsi.gov.uk/acts/acts2008/ukpga_20080027_en_1 
7
 Planning Act 2008 available at: http://www.opsi.gov.uk/acts/acts2008/pdf/ukpga_20080029_en.pdf 

8
 Planning & Energy Act 2008 available at: 

http://www.opsi.gov.uk/acts/acts2008/pdf/ukpga_20080021_en.pdf 
 
9
 The Planning Response to Climate Change (ODPM) 2004 available at: 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/147597 
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1.38 The paper also states that adaptation to climate change may be only one objective of 
a policy. 

 
Building a Greener Future: Towards Zero Carbon Development10 

 
1.39 This paper sets out the road towards zero carbon homes by 2016. 
 
1.40 The aim is to move towards zero carbon development through part L of the Building 

Regulations. Targets are: - 
 

By 2010 – percentage above current 2006 Building Regulations Part L - 25% - code 
level 3 

 
By 2013 – percentage above current 2006 Building Regulations Part L - 44% - Code 
level 4 

 
By 2016 – percentage above current 2006 Building Regulations Part L – Zero Carbon 
– Code level 6. 

 
1.41 The paper states that although standards will be achieved through a review of Part L 

of the Building Regulations, local planning authorities will have a role to play in setting 
local policies on provision of low carbon and renewable sources of energy to provide 
the platform necessary to accommodate the increasing high energy/carbon standards 
required by the Building Regulations. 

 
1.42 In a subsequent policy statement11 following the consultation exercise on the Building 

a Greener Future paper, the government indicated that given the level of ambition 
built into the national framework, local authorities should not set their own ad hoc 
timetable for achieving zero carbon development.   
 
Code for Sustainable Homes12 

 
1.43 The Code for Sustainable Homes is a single national standard to guide the home 

building industry towards the construction of more sustainable dwellings. The Code is 
a rating system by which new dwellings can be assessed in terms of their 
sustainability performance. 

  
1.44 The Code measures the sustainability of a home against different design categories: - 
 

Energy/CO2  Water  Materials  Surface Water Run-Off
  
 

Waste   Pollution Health & Well Being Management 
 

Ecology 
 

                                                
10

 Building a Greener Future: Towards Zero Carbon Development (CLG) 2006 available at: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/153125 
11

 Building a Greener Future: Policy Statement (CLG) 2007 available at: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/153125 
12

 The Code for Sustainable Homes: Setting the Standard for Sustainability in New Homes (CLG) 2008 
available at: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/codesustainhomesstandard 
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1.45 Minimum code standards for carbon dioxide emissions have been set above the 
requirements of Part L of the 2006 Building Regulations and it is intended to signal 
the future direction of the Building Regulations. Therefore whilst the Carbon dioxide 
reductions will be mandatory from 2010, other elements of the Code will remain 
voluntary. 

 
1.46 In terms of water efficiency the government has indicated through a joint consultation 

undertaken by Communities and Defra13 that the Building Regulations will be 
amended so that a whole building standard for dwellings will be set at 125 litres per 
person per day. No standard has been set for non-domestic buildings, but research is 
continuing to see if whole building standards can be applied in this area too. 

 
 Definition of Zero Carbon Homes and Non-Domestic Buildings - Consultation14 
 
1.47 This consultation paper sets out possible mechanisms to achieve zero carbon homes 

by 2016. It includes a hierarchy of measures to reduce carbon dioxide emissions with 
energy efficiency the first step in the hierarchy followed by carbon compliance and 
allowable solutions. 

 
1.48 Energy Efficiency – The hierarchy set out in the consultation paper sets energy 

efficiency as the first consideration to reduce carbon dioxide emissions. The paper 
considers placing suitable energy efficiency ‘backstops’ through the Building 
Regulations, so that these gains are achieved first, prior to any on-site renewable or 
low carbon energy i.e. minimum energy efficiency standards. 
 

1.49 Carbon Compliance – Following energy efficiency measures, the paper sets out a 
‘minimum’ carbon compliance level. The carbon compliance can be achieved through 
energy efficiency measures (as given by ‘backstops’) use of on-site renewable and 
low carbon technologies as well as directly connected heat. In 2010 the carbon 
compliance level will be a 25% reduction in carbon dioxide emissions over the Part L1 
of the 2006 Building Regulations, 44% in 2013, and the consultation paper stipulates 
70% for 2016. 
 

1.50 Allowable Solutions –Following energy efficiency and carbon compliance measures, 
allowable solutions would allow any residual emissions to be off-set so that zero 
carbon can be achieved. Allowable solutions could include exported heat energy from 
the development, retrofitting existing homes with energy efficiency measures. 

 
1.51 The consultation paper also highlights that domestic water efficiency levels of 125 

litres per person per day will be introduced through the Building Regulations in 2009. 
 
 
 
 
 
 
 

                                                
13

 Water Efficiency in New Buildings: A Joint Defra and Communities and Local Government Policy 
Statement (CLG) 2007 available at: 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/WaterEfficiencyNewBuildings 
 
14

 Definition of Zero Carbon Homes and Non-Domestic Buildings (Consultation) (CLG) 2008 available 
at: http://www.communities.gov.uk/publications/planningandbuilding/zerocarbondefinition 
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 Future Water15 
 
1.52 The vision of this strategy is for sustainable delivery of secure water supplies and an 

improved and protected water environment. The strategy also sets out the 
commitment to a ‘twin track’ approach to water supply and demand. 

 
1.53 The strategy sets out that water efficiency standards for all new homes will be 

introduced through the Building Regulations and in addition the Code for Sustainable 
Homes will apply to all new social housing. It also sets out that in the year ahead the 
Water Saving Group will review the measures in place to promote water efficiency in 
the industrial and commercial sectors. 

 
1.54 The document also states that with climate change more extreme weather events are 

expected, which are likely to cause large amounts of run-off and that it is more 
sustainable to manage surface water that allows it to permeate naturally through a 
catchment rather than divert it to public sewers. The strategy also sees Surface 
Water Management Plans as a tool to improve coordination between drainage 
stakeholders. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                
15

 Future Water: The Government’s Water Strategy for England (DEFRA) 2008 available at: 
http://www.defra.gov.uk/Environment/water/strategy/index.htm 
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2. National, Regional, County and Local Policy 

 
PPS1: Delivering Sustainable Development 

 
2.1 PPS1 sets out that sustainable development is the core principle underpinning 

planning. It further states that planning should seek to facilitate and promote 
sustainable patterns of development by: - 

 

• ensuring high quality development through good and inclusive design, and the 
efficient use of resources 

 
One of the key principles of PPS1 is that local planning authorities should ensure that 
development plans contribute to global sustainability by addressing the causes and 
potential impacts of climate change through the reduction of greenhouse gas 
emissions and use of renewable energy. 

 
PPS1 supplement: Planning and Climate Change 

 
2.2 The supplement to PPS1 on climate change sets out that planning has a key role in 

helping to tackle climate change by helping to: - 
 

• Secure enduring progress against the UK’s emission targets, by direct influence 
on energy use and emissions and in bringing together and encouraging action by 
others; and 

• Deliver the governments ambition of zero carbon development; and 

• Shape sustainable communities that are resilient to and appropriate for the 
climate change now accepted as inevitable; and 

• Create an attractive environment for innovation and for the private sector to bring 
forward investment, including in renewable and low carbon technologies and 
supporting infrastructure; and 

• Capture local enthusiasm and give local communities real opportunities to 
influence and take action on climate change. 

 
2.3 The PPS1 supplement has a number of key planning objectives which should ensure 

that climate change is taken into account in spatial strategies. The PPS also contains 
a number of decision making principles which are as follows: - 

 

• Proposed provision for new development, its spatial distribution, location and 
design should be planned to limit CO2 emissions 

• New development should be planned to make good use of opportunities for 
decentralised and renewable or low carbon energy 

• New development should be planned to minimise future vulnerability in a 
changing climate 

• Climate change considerations should be integrated into all spatial planning 
concerns 

• Mitigation and adaptation should not be considered independently of each other, 
and new development should be planned with both in mind 

• Sustainability Appraisal (incorporating SEA) should be applied to shape planning 
strategies and policies that support the key planning objectives 

• Appropriate indicators should be selected for monitoring and reporting in regional 
planning bodies and local planning authority’s AMR’s. Such monitoring should be 
the basis on which regional planning bodies and planning authority’s periodically 
review and roll forward their planning strategies. 
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2.4 On drawing on an evidence base, the PPS sets out that authority’s should (ensuring 
consistency with housing and economic objectives): - 

 

• Set out a percentage of the energy to be used in new development to come from 
decentralised and renewable or low carbon energy sources where viable; and 

• Where there are particular and demonstrable opportunities for greater use than 
the target percentage, bring forward development area or site specific targets 

 
2.5 Finally, in respect of sustainable buildings the PPS advises that when setting any 

local requirements for such buildings, authority’s should clearly demonstrate the local 
circumstances that would allow this and: - 

 

• Focus on development area or site specific opportunities and specify the 
requirement in terms of achievement of a national standard such as the Code for 
sustainable Homes 

• Authority’s should not prescribe local approaches for a buildings energy 
performance or matters relating to construction techniques, building fabrics, 
products, fittings or finishes. 
 

PPS3: Housing 
 

2.6 PPS3 states that local planning authorities should  
 

‘encourage applicants to bring forward sustainable and environmentally friendly new 
housing developments including affordable housing developments and in doing so 
should reflect the approach set out in the forthcoming PPS on climate change, 
including on the Code for Sustainable Homes’  
 
Draft PPS4: Planning for Sustainable Economic Development 

 
2.7 This PPS has currently just been through the consultation stage and once confirmed 

will replace PPG4: Industrial, Commercial Development and Small Firms.  
 
2.8 The draft PPS recognises climate change by stating that the planning system needs 

to deliver economic development in a way which is sensitive to the challenges of 
climate change. 
 

2.9 The PPS goes on to state that local planning authorities should ensure that the 
design of new commercial development addresses the challenges posed by climate 
change. 

 
 PPS12: Local Spatial Planning 
 
2.10 PPS12 states that spatial planning is a process of place shaping and delivery. One of 

its aims is to create a positive framework for action on climate change and to 
contribute to the achievement of sustainable development. 

 
PPG13: Transport 

 
2.11 The main objectives of PPG13 are to: - 
 

Promote more sustainable transport choices for both people and moving freight 
 
Promote accessibility to jobs, shopping, leisure facilities and services by public 
transport, walking and cycling 
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Reduce the need to travel, especially by car 
 

PPS22: Renewable Energy & PPS22 Companion Guide 
 
2.12 This PPS sets out that Local Development Document’s should contain policies 

designed to promote and encourage renewable energy and that local planning 
authorities should not make assumptions about the technical and commercial 
feasibility of projects. 

 
2.13 The PPS also states that Local Planning Authority’s may include policies in Local 

Development Documents that require a percentage of energy to be used in new 
residential, commercial or industrial developments to come from on-site renewable 
developments and that these should be encouraged through positively expressed 
policies. 

 
 PPS25: Development and Flood Risk 
 
2.14 PPS25 states that climate change over the next few decades is likely to result in 

milder and wetter winters and hotter and drier summers with sea levels continuing to 
rise which will lead to increased and new risks from flooding over the lifetime of 
developments. 
 

 
Regional Policy & Guidance 
 

 Regional Spatial Strategy: The South East Plan 
 
2.15 The South East Plan was published on 6th May 2009 and is now the regional planning 

guidance for the south east. The South East Plan also replaces county level structure 
plans. 

 
2.16 The South East Plan contains an array of policies covering climate change and 

sustainability issues. The key policies are summarised below: - 
 
2.17 Policy CC1 – Sustainable Development:- sets out that the principle objective of the 

plan is to achieve and maintain sustainable development. 
 

2.18 Policy CC2 – Climate Change: - states that measures to mitigate and adapt to climate 
change will be implemented through local planning policy. It also states that local 
policies should contribute towards the reduction of the regions carbon dioxide 
emissions by at least 20% below 1990 levels by 2010 and 25% by 2015. 
 

2.19 Policy CC3 – Resource Use: - sets out that a programme of action to reduce the 
regions ecological footprint by 2026 should be incorporated into plans and 
programmes, including increased efficiency of resource use, adaptation of existing 
development to reduce its use of energy, water and other resources and changes in 
behaviour. 
 

2.20 CC4 – Sustainable Design & Construction: - sets out that design and construction of 
all new development and redevelopment of existing building stock will be expected to 
adopt and incorporate sustainable construction standards. 
 

2.21 NRM4 – Sustainable Flood risk Management: - States that the sequential approach to 
development within flood risk areas will be followed, and that inappropriate 
development should not be allocated or permitted in flood zones 2 and 3. 
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Incorporation of Sustainable Drainage Systems (SuDS) are also set out. 
 

2.22 NRM11 – Development Design for Energy Efficiency and Renewable Energy: - This 
policy states amongst other things that local authorities should promote and secure 
greater use of decentralised and renewable or low carbon energy in new 
development. It also sets out that developments of more than 10 units or 1,000sqm of 
floorspace should secure 10% of their energy requirements through renewable 
sources. 
 

2.23 NRM12 – Combined Heat & Power: - This sets out that local policies should 
encourage the integration of combined heat and power, in all developments and 
district heating infrastructure in large scale developments. 
 

2.24 NRM13 & 14 – Renewable Energy Targets: - These two policies set out the regional 
and sub-regional targets for renewable energy. The overall regional targets are for 
1,750MW of installed capacity by 2026 and in the Thames Valley and Surrey the 
target is for 209MW by 2016. 

 
2.25 NRM15 & 16 deal with the location and criteria for stand alone renewable energy 

schemes. 
 
2.26 W2 – Sustainable Design, Construction & Demolition: - sets out that development 

plan documents will require development design, construction and demolition which 
minimises waste production. 
 

 The South East Regional Sustainability Framework16 
 
2.27 The Regional Sustainability Framework sits alongside the South East Plan and sets a 

common vision, 25 objectives and 4 priorities for guiding sustainable development in 
the south east. 
 

2.28 The vision of the framework is ‘A socially strong, healthy and just south east that 
respects the limits of the global environment’. The four priorities are achieving 
sustainable levels of resource use; reducing greenhouse gas emissions associated 
with the region; ensuring that the south east is prepared for the inevitable impacts of 
climate change; ensuring that the most deprived people also have an equal 
opportunity to benefit from and contribute to a better quality of life. 

 
Climate Change Mitigation and Adaptation Implementation Plan17  

 
2.29 The Climate Change Mitigation and Adaptation Implementation plan was prepared by 

the South East of England Regional Assembly (SEERA) with support from the 
ESPACE (European Spatial Planning: Adapting to Climatic Events) Project. The 
overall aim is to develop a regional implementation plan that sets out actions required 
by different stakeholders and partners to mitigate and adapt to the impacts of climate 
change.  The overarching aims for local and regional decision takers with regard to 
climate change in the south east should be to:  

 

                                                
16

 The South East Regional Sustainability Framework (2008) SEERA available at: 
http://www.southeast-ra.gov.uk/sustainability_rsf.html 
 
17

 Climate Change and the South East Plan: Climate Change Mitigation & Implementation Plan (2007) 
SEERA available at: http://www.southeast-ra.gov.uk/southeastplan/key/climate_change/START.pdf 
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• Work to reduce the extent of future global climate change, through effective 
measures to reduce net emissions of greenhouse gases within the regions; and 

 

• Work with a changing climate, through adaptation to its impacts (both risks and 
opportunities) within the region and to manage these for the benefit of present 
and future generations. 

 
2.30 The Implementation Plan sets out some of the potential barriers to successful 

implementation and priorities for action (abridged version as below): - 
 
 Key Barriers 
 

• Uncertainty about the nature of climate change and its impacts; 
 

• Short planning horizons of many stakeholders compared to those of climate 
change; 

 

• Resource constraints and perception of additional costs of adaptation and 
mitigation; 

 
Priorities for Action: - 

 

• Prepare a climate change strategy for each local authority in the south east. 
 

• Translate South East Plan policies into DPD’s and SPD’s 
 

• Prepare SPD on sustainable construction within all south east LPA’s. 
 

• Incorporate consideration of climate change in SA and SEA 
 

• Use existing checklists for sustainable development. 
 

• Adopt code for sustainable homes as minimum practice within DPD documents. 
 
 
2.31 The Implementation Strategy also sets out 5 key mitigation and 5 key adaptation 

actions with key barriers and priorities for action. The 5 key mitigation actions are: - 
 

• Improving energy efficiency 
 

• Reducing the need to travel 
 

• Promoting land use that acts as carbon sinks 
 

• Encouraging development and use of renewables 
 

• Reducing the amount of biodegradable waste landfilled  
 
 
2.32 And the 5 key adaptation actions are: - 
 

• Guiding strategic development to locations offering greater protection  
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• Ensuring new and existing building stock are more resilient to climate change 
impacts  

 

• Incorporating sustainable drainage measures and high standards of water 
efficiency  

 

• Increasing flood storage capacity and developing new water resources 
 

• Ensuring that opportunities and options for sustainable flood management and 
migration of habitats and species are not foreclosed  

 
Guide for Planners: Water Management18 

 
2.33 The guide for planners sets out the principles to ensure effective adaptation to water 

related impacts of climate change. These principles are: - 
 

• Consider climate change adaptation from the start of the process and be aware of 
the other stages at which it must be considered. 
 

• Flexibility of design is crucial; developments need to be adapted to a wide range 
of likely future climate scenarios. Need to be aware that options might offer 
synergies and conflicts. 
 

• Consider the need for ongoing maintenance and appropriate end use. 
 

• Integrate climate change adaptation and mitigation and measure where possible. 
 

• Supporting innovation can lead to wider benefits – life time cost savings. 
 

• Existing tools and regulations can help support the adaptation response. 
 

 
County Guidance 

 
Surrey Community Strategy19 

 
2.34 The Surrey Strategic Partnership was formed in 2002 and charged with producing the 

Surrey Community Strategy.  
 
2.35 The Community Strategy is divided into 6 key themes with the themes of ‘travel, 

access and mobility’ and ‘changing lifestyles’ most pertinent to climate change. Part 
of the ‘changing lifestyles’ agenda is to promote and support individuals and 
communities adopt more sustainable lifestyles.  

 
 
 
 

                                                
18

 Adapting to Climate Change Impacts on Water Management; A Guide for Planners (2007) SEERA 
available at: http://www.southeast-ra.gov.uk/southeastplan/key/climate_change/START.pdf 
 
19

 Surrey’s Community Strategy (2004) Surrey County Council available at: 
http://www.surreycc.gov.uk/sccwebsite/sccwspublications.nsf/WebLookupFileResourcesByUNID/docid
646ADB4D399E97E180256FB6005B6755?openDocument 
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Local Transport Plan (LTP) 2006/07 – 2010/11 
 

2.36 The current Transport Plan is Surrey’s second LTP following on from the first 
transport plan in 2000. The plan recognises the significance of climate change and 
has been developed to take account of national CO2 emission targets. 

 
2.37 The LTP states that it is leading by example in developing a range of behavioural 

measures to reduce travel in local areas, including the development of effective 
school and workplace travel plans. It is also working in partnership with the World 
Wildlife Fund UK in developing a community based project to bring about behavioural 
changes required to reduce energy consumption and CO2 outputs. 
 

2.38 A number of objectives are set out under the plan with one objective of ‘Tackling 
congestion to limit delays’. This objective recognises that the additional pollution 
arising from slow moving traffic is a growing concern to both health and impact on 
greenhouse gases. 
 

2.39 Objective 4 of the LTP is ‘Enhancing the Environment and Quality of Life’ and this 
section notes that consultation with residents highlighted reducing emissions of CO2 
as important. In this respect an indicator for annual emissions of CO2 has been 
included in the plan.  

 
 Joint Municipal Waste Management Strategy – JMWMS 
 
2.40 The Surrey Local Government Association, comprising the 11 Surrey district councils 

and Surrey County Council came together to undertake a Joint Municipal Waste 
Management Strategy. The strategy is a long term solution for dealing with waste in 
Surrey and was formally adopted by all Surrey councils in the autumn of 2006. 

 
2.41 Surrey Heath Borough Council is the responsible authority for the collection of all 

household waste and recyclable waste within the Borough. The County Council is the 
responsible authority for the disposal of waste and of preparing and adopting the 
Surrey Waste Plan. 

 
 Surrey Waste Plan 
 
2.42 The Surrey Waste Local Plan 1997 is the current adopted waste plan. This is due to 

be replaced by a new Waste Plan comprising the Waste Core Strategy & 
Development Control Policies which underwent public examination and was 
subsequently found sound by an Independent Inspector in December 2007. The new 
Waste Plan is due to be adopted sometime in 2008 but is currently being delayed due 
to a potential inconsistency between an aspect of the Inspectors binding 
recommendations and a Habitats Directive Assessment. 

 
2.43 The vision for the new Waste Plan is: - 
 

• ‘To protect human health and the environment by producing less waste and by 
using it as a resource wherever practicable; and 

 

• To deliver new and enhanced waste management facilities of the right type, in the 
right place and at the right time.’ 

 
2.44 The key objectives of the waste strategy are to drive waste up the waste hierarchy by 

considering disposal as a last option and to enable facilities to allow for net self 
sufficiency. 
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2.45 The waste plan identifies four potential sites in Surrey Heath that could accommodate 

waste management facilities, 3 in the York Town Industrial Estate and 1 in the 
Admiralty Way Trading Estate, Camberley. 

 
Local Policy & Guidance 

 
 Surrey Heath Local Plan 2000 
 
2.46 The Surrey Heath Local Plan was adopted in December 2000 and along with the 

current Surrey Structure Plan forms the current development plan for Surrey Heath. 
The Surrey Heath Local Plan will be replaced by the Surrey Heath Local 
Development Framework (LDF). During the transition from Local Plan to LDF, a 
number of Local Plan policies have been ‘saved’ by the Secretary of State, and these 
are the current policies by which Surrey Heath Borough Council bases its planning 
decisions. 
 

2.47 Of those policies saved until replacement by the LDF, G9 -‘Energy Conservation’, 
G14 - ‘Areas Liable to Flood’, G17 - ‘Surface Water Run Off’ and G25 - ‘Renewable 
Energy’ are the most relevant. 
 

2.48 Policy G9 states that proposals will be assessed against the need to conserve 
resources and incorporate energy saving measures wherever possible. Policy G14 
sets out a general presumption against development proposals in areas liable to 
flood.  
 

2.49 Policy G17 requests appropriate attenuation or mitigation measures where 
development would result in levels of surface water run-off likely to increase flood risk 
and Policy G25 is a criteria based policy by which renewable energy schemes will be 
judged. 
 
Surrey Heath Corporate Plan 2006-2015 (update 2008-2015) 

 
2.50 The Surrey Heath Corporate Plan has the vision’ Leading for Tomorrow’ and has a 

set of core values, including to take decisions that are sustainable in the long term.  
 

2.51 One of the plan’s key priorities is to develop and improve waste collection and 
recycling by expanding doorstep recycling and to achieve a household recycling rate 
of 40% by 2010, 50% by 2015 and 60% by 2025. The plan also sets out the 
preparation of an energy efficiency plan. 

 
Surrey Heath Community Plan 2004-2014 
 

2.52 The Surrey Heath Community Plan 2004-2014 is the first community plan to be 
published for Surrey Heath. The plan is a result of initial work undertaken by the 
Surrey Heath Local Strategic Partnership (LSP), and has undergone extensive 
consultation with the community. 
 

2.53 The vision of the Community Strategy is: - 
 

‘To promote through inter-agency collaboration the development of a community 
where everyone has access to high quality services and a safe and healthy 
environment’ 
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2.54 The strategy contains 8 key areas which form the basis of the strategy, including the 
key area of ‘Environment’. One of the values of the strategy is a community which 
aims to respect the environment. 
 

2.55 Surrey Heath Borough Council are in the process of compiling and consulting upon a 
Sustainable Community Strategy (SCS). 
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3. Carbon Dioxide Emissions & Climate Impacts in Surrey Heath 
 
3.1 The Department for the Environment, Food and Rural Affairs (Defra) produces annual 

statistics at a regional and local level for carbon dioxide emissions. The most up to 
date and complete set of statistics relate to the year 2006 and comparisons can be 
made between the average level of carbon dioxide emissions for the UK as a whole, 
and by regions and local authority areas. 

 
3.2 Figures 1-4 below illustrate the total level of carbon dioxide emissions in 2005 & 2006 

at a national, regional and county level on a per capita basis (i.e. carbon dioxide 
emissions per person), with a comparison to Surrey Heath. The charts include 
emissions from the domestic, industrial/commercial and road traffic sectors with 
Figures 1 and 3 including motorway traffic emissions.  

 
Figure 1 – Chart depicting per capita emissions at a national, regional and local 
level20 
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 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
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Figure 2 - Chart depicting per capita emissions at a national, regional and local level21 
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Figure 3 - Chart depicting per capita emissions at a national, regional and local level22 
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 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
 
22

 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
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Figure 4 - Chart depicting per capita emissions at a national, regional and local level23 
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3.3 As can be seen from figures 1 & 3, Surrey Heath’s emissions are above the UK, 

South East and Surrey county average.  Figures 2 & 4 show that Surrey Heath has 
higher emissions than the South East and the Surrey county average, but has slightly 
lower emissions than the UK. When motorway traffic emissions are excluded the 
figure for Surrey Heath falls by 1.2 tonnes per capita in 2005 and by 2 tonnes per 
capita in 2006. 
 

3.4  Comparing the data for 2005 and 2006, when motorway traffic is included emissions 
remain relatively static, except for Surrey Heath which shows a rise of 0.4 tonnes per 
capita. When comparing data for 2005 and 2006 when motorway traffic is excluded, 
again emissions remain relatively static, except for Surrey Heath which shows a fall of 
0.4 tonnes per capita. 
 

3.5 It would appear therefore that the rise in per capita emissions in Surrey Heath is due 
in the main to increases in motorway traffic. However, the trends identified should be 
read with a degree of caution, as they are based on only two years worth of reliable 
statistics produced by DEFRA for 2005 and 2006. A larger range of statistical years 
would be required before certainty could be attached to any trends, however the 
charts serve as a useful baseline as to where Surrey Heath is at a given moment in 
time.     

 

3.6 Figures 5 and 6 overleaf, show the overall breakdown of emissions in Surrey Heath 
per sector type. Figure 5 shows that the highest emissions of carbon dioxide came 
from the industrial & commercial sector, at 241kt of CO2 (or 36% of total emissions), 
with the domestic sector producing 236kt of CO2. The lowest emissions come from 
road traffic at 196kt of CO2, but this figure excludes motorway traffic. Figure 6 
however, includes motorway traffic, and when this is factored in, this shows that road 
traffic is by far the highest emitter of carbon dioxide in Surrey Heath at 301kt of CO2. 

 

                                                
23

 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
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3.7 Figures 7 & 8 show the same information but for the year 2006. When comparing the 
2005 & 2006 data, it would appear that emissions are increasing from the industrial & 
commercial sector, whereas those from the domestic sector remain static. With 
respect to road traffic, where emissions from motorway traffic are excluded, CO2 
emission levels between 2005 and 2006 fall by 54kt. However, if motorway traffic is 
included, the CO2 emissions level rises between 2005 and 2006 by 5kt. In fact the 
difference between emissions from all traffic and non-motorway traffic in 2006 is 
164kt i.e. motorway traffic alone represents 20% (164kt CO2) of total emissions in 
2006. 

 

 Figure 5     Figure 6 
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3.8 Finally, it is useful to compare the level of emissions with other Surrey and 

neighbouring local authority areas in terms of their per capita emissions for 2005 and 
2006. Figures 9 and 10 below show the per capita emissions of all Surrey local 
authorities and the neighbouring authorities of Bracknell Forest and Royal Borough of 
Windsor & Maidenhead in Berkshire and Hart and Rushmoor Borough Councils in 
Hampshire, excluding motorway traffic. The per capita emissions of the South East 
region and the UK have been added for reference. 
 

3.9 Figures 11 and 12 set out the per capita emissions of each of the local authority 
areas as shown in Figures 9 and 10, but includes motorway traffic. 
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Figure 9 – Chart depicting per capita emissions for individual local authorities 200524 
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 Figure 10 - Chart depicting per capita emissions for individual local authorities 200625 
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 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
25

 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
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 Figure 11 - Chart depicting per capita emissions for individual local authorities 200526 
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 Figure 12 - Chart depicting per capita emissions for individual local authorities 200627 
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 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
27

 Data sourced and available at: 
http://www.defra.gov.uk/Environment/statistics/globatmos/download/regionalrpt/local-
regionalco2emissions05-06.xls 
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3.10 It can be seen from figures 9 through to 12 that Surrey Heath has one of the highest 
CO2 emission rates on a per capita basis within Surrey as well as among its 
immediate neighbours, irrespective of whether motorway traffic is excluded or not.  

 
3.11 Although not the worst performing local authority, Surrey Heath emissions have to be 

seen in the context of international and national drivers to reduce carbon dioxide 
emissions, and as such measures to bring about a reduction through planning 
policies should be sought. 
 

3.12 This is evidenced by extrapolating carbon dioxide emissions up to 2026 from the 
domestic sector, if the total 3,740 dwellings target allocated to Surrey Heath from the 
South East Plan were to be built to current Part L1 Building Regulation standards. 
 

3.13 The current 2006 baseline for domestic sector emissions in Surrey Heath is 236kt per 
annum. If the 3,740 dwellings were to be built to ratio’s as outlined in the Strategic 
Housing Market Assessment (10% 1 bed, 40% 2 bed, 40% 3 bed and 10% 4+bed), 
and multiplied by baseline carbon dioxide emissions for dwelling types the estimated 
total domestic sector emissions would rise to 244kt per annum by 2026 (Figure 13). 
This figure discounts social rented housing, as these will have to be built to reduced 
emissions standards.   

 
Figure 13 – Estimated Increase in Domestic CO2 Emissions up to 2026 if Built to 
Current Building Regulations 

Future CO2 Emissions from Domestic Sector

230000

232000

234000

236000

238000

240000

242000

244000

246000

20
06

20
08

20
10

20
12

20
14

20
16

20
18

20
20

20
22

20
24

20
26

Year

C
O

2
 E

m
is

s
io

n
s

 (
to

n
n

e
s

 P
A

)

 
 
3.14 Figure 14 overleaf, shows the same extrapolation, save in this instance, that the 

implementation of carbon dioxide emissions have been factored in for 2010, 2013 
and 2016 at their expected reduced levels of 25%, 44% and zero carbon. This 
estimates that with the nationally prescribed standards for carbon dioxide reduction 
emissions will still increase to an overall level of 239.5kt 

 
3.15  It has been not possible to extrapolate non-domestic or traffic emissions; however, in 

a business as usual scenario, these too would be expected to increase up to 2026. 
 
 
 
 
 



 32 

 
Figure 14 - Estimated Increase in Domestic CO2 Emissions up to 2026 if Built to 
improved Building Regulation Standards
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 Flood Risk 
 
3.16 As part of the preparation for the Local Development Framework, Surrey Heath 

Borough Council commissioned Capita Symonds to undertake a Strategic Flood Risk 
Assessment (SFRA) on its behalf. The SFRA forms part of the Council’s evidence 
base for the LDF as prescribed by Planning Policy 25: Development and Flood Risk 
(PPS25). 

 
3.17 Capita Symonds undertook two separate SFRA’s for Surrey Heath. One to cover the 

catchment of the rivers Addlestone and Hale Bourne located in the central and 
eastern areas of the borough and the other to cover the catchment of the River 
Blackwater located in the west of the Borough. 

 
3.18 The two SFRA’s set out the general extent of the fluvial (river) floodplain (5% annual 

probability) in Surrey Heath as well those areas considered to fall under fluvial flood 
zones 2 (1% annual probability) and 3 (0.1% annual probability). The flood zones as 
prescribed by the SFRA’s supplement those held by the Environment Agency and 
provide additional information where detailed modelling has been carried out. Both 
SFRA’s considered the actual risk of flooding and the Addlestone and Hale Bourne 
also considered the residual risk of flooding. Breach hazards from man made 
structures such as the Basingstoke Canal were also considered. 
 

3.19 Any increases in the extent of the floodplain or flood zones from the effects of climate 
change had also been factored into the SFRA’s, and it was noted in the Blackwater 
SFRA that the flood extent could increase in the Yorktown area, including around the 
sewage works adjacent to the A331. 

  
3.20 The extent of the floodplain and flood zones in the Addlestone and Hale Bourne 

shows that for the most part the areas at risk of flooding occur in the undeveloped 
rural regions of the Borough. However, there are pockets of flood risk in developed 
areas such as in the north of Bagshot, in the east of Lightwater and towards the 
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centre and south of Chobham.    
 

3.21 The SFRA illustrated the areas of actual and residual flood risk, and were closely 
related to the Environment Agency’s flood risk areas. 

 
3.22 The SFRA illustrates those areas subject to a residual risk from an embankment 

breach or culvert failure of the Basingstoke Canal. Areas in Surrey Heath which are 
identified are an undeveloped area to the south and west of Mytchett, as well as 
along the Frimley and Deepcut flights. 

 
3.23 In terms of other sources of flooding, aside from the historic data on surface and 

groundwater flooding, the Addlestone and Hale Bourne SFRA does not give detailed 
information. However, the SFRA states that a large percentage of the catchment area 
is undeveloped and therefore run-off and drainage is relatively unchanged from a 
‘Greenfield’ condition. Also the SFRA states that run-off from developed areas is 
likely to increase water levels in local watercourses, which can be reduced through 
Sustainable Drainage Systems (SuDS).  

 
3.24 The Blackwater SFRA shows the extent of the floodplain and flood zones as well as 

historic areas of flooding. The SFRA illustrate the Environment Agency flood zones 
plus areas at risk from other sources of flooding in the west of the Borough. 

 
3.25 The most westerly areas of Camberley and Frimley are within flood risk zones 2 with 

some also being within flood risk zone 3. These areas spill out to the east and west of 
the A331 and include: - 

 

• Parts of the Yorktown Business Estate 

• The south west area of The Royal Military Academy spilling over London Road into 
Yorktown    

• Watchmoor Park 

• Parts of Bain Road, Greenlands Road, Newlands Road and Wood Road 
immediately adjacent to the A331 and M3 

• Albany Park and Lyon Way 

• The Centre of Frimley covering an area from Station Road in the north down to 
Trafford Road in the south and across from Burleigh Road in the east to the A331 in 
the west.  

• Undeveloped areas to the west of Frimley Green and Mytchett 
 
3.26 The Blackwater SFRA held more detail with respect to the risk from other sources of 

flooding including, flooding from land, surface water, sewer and SuDS and 
groundwater. The SFRA indicates whether these areas are at a high, medium or low 
risk from other sources of flooding. The SFRA recommends that a sequential 
approach is taken to considering areas affected by other sources of flooding. 

 
 Water Resources 
 
3.27 The Environment Agency on behalf of the South East England Regional assembly 

undertook a study of water resources28 in the south east region, in response to the 
housing growth scenarios put forward in the draft South East Plan. The Environment 
Agency’s work forms part of the technical evidence for the South East Plan and was 
undertaken in May 2006. 
 

                                                
28 Water Resources – Environment Agency Commentary to the Assembly on draft SE Housing (May 
2006) available at: - http://www.southeast-ra.gov.uk/sustainability_water_climate.html 
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3.28 The study tested a number of scenarios with two different rates of housing growth 
and with different levels of water efficiency in new and existing housing. The provision 
of new water resources was also taken into account. The two growth scenarios tested 
were a requirement of 28,900 dwellings per annum or 40,000 dwellings per annum.   
 

3.29 The study advocated a ‘twin-track’ approach to supply and demand of water 
resources i.e. efficiency measures to reduce demand and new resources to boost 
supply. Water efficiency savings at levels of 8%, 21% and 47% were tested. 
 

3.30 The study illustrates that in the south east region the average consumption of water is 
around 160-170 litres per person per day. The 21% efficiency savings relate to a 
consumption cap of around 120 litres per person per day and the 47% efficiency 
savings relate to around 90 litres per person per day. 
 

3.31 In the Surrey Heath area the study illustrates a slight initial deficit in the west of the 
borough with a slight surplus in the east in 2006. With a growth forecast of 28,900 
dwellings per annum and no water efficiency savings over the plan period this 
changes to a slight surplus in the west and approximate balance in the east by 2016 
and a large and slight deficit in the west and east of the borough respectively by 
2026.  
 

3.32 At a growth option of 40,000 new dwellings per annum and with no efficiency savings, 
the baseline in 2006 changes to a slight deficit across the borough by 2016 and large 
deficit in the west and slight deficit in the east by 2026. 
 

3.33 If efficiency savings of 8% are introduced with a growth scenario of 28,900 dwellings 
per annum then the Environment Agency predict surpluses across the borough in 
2016 and 2026 and at 40,000 dwellings per annum a slight deficit in the west and a 
surplus in the east. 
 

3.34 In a scenario which sees the provision of new water resources, efficiency savings in 
new dwellings of 47% and in the existing housing stock of 21%, then in both the 
28,900 and 40,000 dwelling growth scenarios water surpluses are predicted across 
the borough. 
 

3.35 Using the same efficiency targets for new and existing dwellings, but with an 
integrated approach to resources (transfer of water resources between different areas 
of the south east region), the 28,900 growth scenario shows surpluses across the 
borough in 2026, but for growth at 40,000, water resource would be in balance in the 
west with a slight surplus in the east in 2026.  
 

3.36 The evidence supporting the South East Plan therefore shows that in order to 
maintain water resources either in surplus or in balance within the Surrey Heath area, 
efficiency saving measures will be required for new dwellings. 
 

3.37 The South East Plan was published on the 6th May 2009 with regional housing targets 
of 32,700 dwellings per annum, an increase from the 28,900 proposed under the draft 
plan. However, housing growth targets in Surrey Heath have not been increased over 
and above those proposed in the draft plan and as such the apportionment still sits at 
3,740 dwellings over the plan period.   
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4.0 Potential Measures to Reduce Climate Change Impacts in Surrey Heath through 
the Local Development Framework 

 
4.1 In terms of climate change impacts, mitigation and adaptation strategies should be 

considered in a holistic manner and this paper focuses on how planning and more 
specifically the Surrey Heath LDF can help to reduce these. A number of policies in 
the LDF will be developed to consider climate change issues such as sustainable 
design, flooding and water resources.  
 

 Reducing Carbon Dioxide Emissions 
 
 Transport 
 
4.2 In terms of the traffic and transport sector, it is considered that the LDF can only go 

so far in helping to reduce Carbon Dioxide (CO2) emissions. The LDF can promote 
policies to reduce the need to travel as a whole and by private car by locating 
development in areas with good access to public transport, cycle and pedestrian 
facilities as well as local services, community facilities and jobs. Travel demand can 
also be reduced by the imposition of travel plans, which set out and implement 
measures, for instance, an employer may take to encourage employees to travel to 
work by non-car modes of transport. Surrey County Council being the highways 
authority in Surrey currently issues guidance on travel plans, not Surrey Heath 
Borough Council, however planning obligations have been secured in the past for 
green travel plans. 
 

4.3 Whilst the Local Development Framework, can ensure that necessary measures, 
through individual policies, are implemented into development to allow a change in 
travel behaviour, what the Local Development Framework cannot do is force a 
change in travel behaviour. Therefore, although policies will be developed to 
incorporate considerations of accessibility into development, this can only have an 
indirect impact on a reduction in carbon dioxide emissions. The highest level of CO2 
emissions from the traffic sector emanate from motorway traffic. However, it is 
considered that controlling these emissions from traffic on the strategic highway 
network is a matter for national/regional policy and cannot be dealt with at a local 
level. 
 
Domestic, Industrial and Commercial Developments 

 
4.4 In terms of the domestic, industrial and commercial sectors, there are measures that 

can be implemented through the Local Development Framework which would have a 
direct effect on the level of carbon dioxide emissions from new developments. 
Section 3 highlighted that the domestic and industrial/commercial sectors were the 
highest emitters of carbon dioxide in Surrey Heath in 2005 and 2006, when emissions 
from motorway traffic are excluded. 
 

4.5 All new domestic properties are intended to be zero carbon by 2016, as set out within 
the Code for Sustainable Homes, to be implemented through part L of the Building 
Regulations. It is also hoped that all new commercial buildings will be zero carbon by 
201929, also set through the Building Regulations. At this time no programme has 
been set, but the government has indicated that a similar stepped programme 

                                                
29

 Report on Carbon Reductions in New Non-Domestic Buildings (Dec 2007) CLG, available at: 
http://www.communities.gov.uk/publications/planningandbuilding/carbonreductions 
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towards zero carbon status in non-domestic buildings is likely, albeit after 201330.  
 

4.6 The Planning Policy Statement (PPS) on Climate Change states that the Planning 
and Building Control regimes should complement not duplicate one another. 
Therefore, it is considered that it is not the role of the Local Development Framework 
to merely re-iterate Code for Sustainable Home levels for carbon dioxide emission 
reductions, as these would be set out and achieved through the Building Regulations. 

 
4.7 The PPS on climate change also states, in relation to local requirements for 

sustainable buildings: - 
 

‘…there will be situations where it could be appropriate for planning authorities to 
anticipate levels of building sustainability in advance of those set out nationally. When 
proposing any local requirements for sustainable buildings, planning authorities must 
be able to demonstrate clearly the local circumstances that warrant and allow this’ 
(para 31).  
 

4.8 It is considered that in Surrey Heath there are no clear local circumstances that can 
be demonstrated that would allow for the setting of borough wide local requirements 
for sustainable buildings in advance of national advice, in terms of reducing carbon 
dioxide emissions. However, encouragement should be given to developments that 
wish to go beyond these levels prior to their introduction through the Building 
Regulations. Although a borough wide requirement is not warranted, opportunities 
exist at the broad locations to include higher levels of sustainability, which should be 
explored through site allocations work.  

 
4.9 There are measures that the Local Development Framework can implement to aid the 

Building Regulations in achieving code level standards for carbon dioxide reductions 
and potentially go beyond these. The most recent government consultation on the 
definition of zero carbon homes sets out the mechanisms to achieve zero carbon 
development through energy efficiency backstops, carbon compliance and allowable 
solutions. As the Building Regulations will primarily be the instrument to deliver 
energy efficiency backstops, it is considered that the LDF process, should seek to 
address the issues of carbon compliance and allowable solutions. In terms of carbon 
compliance this will include setting out a target percentage of a development’s CO2 to 
be reduced through the use of on-site decentralised, renewable and low-carbon 
energy. Allowable solutions include the off-setting of CO2 and as such the LDF should 
contain policies which facilitate this, such as through the identification of heat energy 
networks or where existing building performance is poor and energy efficiency 
improvements can be made.   
 

4.10 In respect of targets, the PPS on climate change states: - 
 
 ‘Planning authorities should have an evidenced based understanding of the local 

feasibility and potential for renewable, and low carbon technologies, including 
microgeneration, to supply new development in their area…Drawing from this 
evidence base, and ensuring consistency with housing and economic objectives, 
planning authorities should: - 

 
(i) Set out a target percentage of the energy to be used in new development to 

come from decentralised and renewable or low carbon sources where it is 

                                                
30

 Definition of Zero Carbon Homes & Non Domestic Buildings: Consultation (Dec 2008) CLG, 
available at: http://www.communities.gov.uk/documents/planningandbuilding/pdf/1101177.pdf 
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viable… 
 

(ii) Where there are particular and demonstrable opportunities for greater use of 
decentralised and renewable or low carbon energy than the target 
percentage, bring forward development area or site specific targets to secure 
this potential’ (para 26). 

 
4.11 This is further underlined by PPS22, which states: - 
 

‘Local Planning Authorities may include policies in relevant local development 
documents that require a percentage of the energy to be used in new residential, 
commercial or industrial developments to come from on site renewable energy 
developments...’ (para 8). 
 

4.12 In terms of targets for on-site renewables, it is considered that these should be set 
against the backdrop of achieving carbon compliance. District heating or combined 
heat and power (CHP) can be considered as allowable solutions, and as indicated 
earlier, will be fundamental to achieving localised heat energy networks, whether as 
part of a development project or as stand alone schemes. Surrey Heath has 
undertaken heat mapping of the borough and the results of this will be used to inform 
the optimum locations of possible decentralised schemes as well as identifying areas 
of the borough where best use of carbon off-setting through improvements to the 
existing building stock can be made.  

 
4.13 The PPS on climate change, PPS22 and regional policy, all outline positive support 

for stand alone renewable energy schemes including for microgeneration, subject to 
criteria based policies, which should not be overly prescriptive and should not rule out 
any type of renewable energy scheme purely on viability grounds or without reasoned 
justification. 
 

4.14 Other considerations that the Local Development Framework can address is the way 
in which a development is designed in respect of its siting, layout, orientation and 
landscaping, as these can all have an impact on its energy demand, such as 
maximising passive solar gain. Measures to reduce carbon dioxide emissions from 
the existing building stock are a challenge for planning, but ways to achieve this can 
be explored through the use of allowable solutions as mentioned above. 

  
4.15 Therefore, it is considered that there are four measures that planning can address in 

LDF policies, to aid in carbon compliance and allowable solutions and thus be 
consistent with the aim of reducing climate change impacts, and be consistent with 
national and regional policy : - 

 
1. A proportion of a developments carbon dioxide emission reductions to come 

from on-site decentralised, renewable or low carbon energy, to meet carbon 
compliance; and 

2. A positive and planned approach to new stand alone on, off or near site 
decentralised, renewable or low carbon energy schemes to help achieve 
allowable solutions; and 

3. Designing development in terms of its siting, layout, orientation and landscaping 
to maximise its potential to reduce energy demand. 

4. Considering how to optimise reductions in carbon dioxide emissions from the 
existing built stock through allowable solutions and other policy mechanisms.  

 
4.16 A fifth measure that may enable planning to necessitate a reduction in carbon dioxide 

emission levels across the Borough as a whole, is to require a financial contribution 
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from development where provision of on-site decentralised, renewable or low carbon 
energy is either unviable in terms of cutting carbon dioxide emissions or where 
provision would affect the overall viability of the development itself. The financial 
contribution would then be used to fund schemes that would reduce carbon dioxide 
emissions elsewhere in the Borough such as through a contribution towards 
decentralised heat energy networks. However, this will need to be considered in light 
of Circular 05/05 (planning obligations) and any new Community Infrastructure Levy 
(CIL) requirements. 

 
4.17 In terms of the first of the four measures set out above in paragraph 4.15, it is 

necessary, when considering the setting of targets for carbon compliance, to ensure 
that any target(s) set are: - 

 
(i) Viable, in terms of their effect on the overall viability of a development, 

including consideration for the provision of affordable housing and other 
related infrastructure; and 
 

(ii) Effective, in terms of whether they are sufficient to help achieve carbon 
compliance. 

 
4.18 The above points are likely to be subject to a balance between ensuring a scheme 

remains viable, after having taken into account other infrastructure requirements, 
whilst ensuring effective carbon dioxide emission reductions.  

 
4.19 The second of the four measures highlighted by paragraph 4.15, will involve the 

identification of broad areas where heat energy networks can be developed across 
the borough. However, the approach will also apply to stand alone renewable energy 
schemes which generate energy for export to the grid.   

 
4.20 The last criteria of paragraph 4.15, makes mention of how planning can improve 

energy efficiency in the existing building stock. This would contribute towards a 
reduction in carbon dioxide emissions from existing buildings. As highlighted 
previously, such an approach could include connecting existing built stock to localised 
heat energy networks or exploring how development can off-set CO2 emissions 
through improvements to existing built stock. A further approach that would go 
beyond allowable solutions is one similar to that adopted by Uttlesford District 
Council. This requires energy efficiency measures in dwellings where an extension is 
proposed in order to improve the whole buildings performance. These issues will be 
explored further in section 5. 

 
 Reducing Flood Risk and Conserving Water Resources 
 
 Flood Risk 
 
4.21 As noted in Section 3, there are areas at risk of fluvial flooding as well as from other 

sources within Surrey Heath, as highlighted by the two SFRA’s. Both PPS25 and the 
SFRA’s advocate a sequential approach to assessing whether a type of development 
is acceptable in areas at risk of flooding. Therefore the overall aim of any policy is to 
reduce or ensure neutral risk impacts both to and from any development, from all 
sources of flooding. 

 
4.22 Given the findings of the SFRA’s, it is considered that there are no circumstances that 

would allow development within areas of fluvial flood risk unless that development 
can demonstrate the requirements of the sequential and where necessary the 
exception tests within PPS25 have been passed, subject to where sustainability 
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considerations override these. This would apply to any sites allocated for 
development through a Site Allocations DPD or any windfall sites coming forward. 
 

4.23 The SFRA’s also advocate using a sequential approach to sites affected by other 
sources of flooding with a recommendation that a site Flood Risk Assessment (FRA) 
be undertaken to inform risk.  

 
4.24 It is considered, that in terms of fluvial flood risk, the guidance in PPS25 should be 

followed by requiring any non-minor development in a flood risk area to undergo and 
pass the sequential and where appropriate the exception test.  
 

4.25 It is also considered that the advice in Annex E of PPS25 be followed with respect to 
the use of flood risk assessments for proposed developments within fluvial flood 
zones 2 and 3 and any site of area 1ha or above within flood zone 1.  

 
4.26 Although the majority of fluvial flood risk zones occur in undeveloped rural areas of 

the borough, there are some settlements that fall within fluvial risk zones as 
highlighted in section 3. In terms of the possible redevelopment of any developed site 
lying in a zone 3 fluvial flood risk area consideration should be given in the first 
instance to restoring the functional floodplain and creating space for flood waters and 
flood flow paths. 

 
4.27 The redevelopment of developed sites in fluvial flood risk areas outside of flood plains 

still have the ability to alter flood water flow paths, velocity and flood water storage, 
and therefore can potentially increase the risks of flooding to surrounding areas, 
which were not previously at risk. Therefore any redevelopment in fluvial flood risk 
areas outside of the flood plain should be required to reduce or maintain a neutral risk 
both to and from any redevelopment, and be expected in the first instance to seek 
development in line with the sequential test of PPS25. This should be demonstrated 
through a site FRA. 

 
4.28 With respect to other sources of flooding (overland, groundwater, sewer and breach 

hazard), the Blackwater SFRA illustrates areas of low, medium and high risk from 
other sources of flooding, although the SFRA does not quantify the description of 
high, medium or low. However, it is considered given the advice in the SFRA, that 
development proposed in areas of either a high or medium risk of flooding from other 
sources as illustrated by the Blackwater SFRA should be subject to a sequential 
approach and site flood risk assessment. It is considered that this approach will allow 
a more detailed consideration of flood risk, which cannot be addressed by the SFRA. 
 

4.29 Further, the Addlestone and Hale Bourne SFRA, whilst not illustrating areas of high, 
medium or low risk from other sources of flooding, does provide information on 
historic flood events caused by other sources of flooding. It is considered again that a 
sequential approach and site FRA should be carried out for developments within 
these locations as well as those identified at high or medium risk in the Blackwater 
SFRA, especially in relation to site allocations. 
 

4.30 Whilst it may appear onerous to require FRA’s for each development proposed within 
either a high or medium risk area or historic flood event area caused by other sources 
of flooding, it is considered that such assessments are vital to quantifying flood risk 
and to identify effective mechanisms to reduce such risks to and from property. Also, 
PPS25 states that: - 

 
‘Policies in LDDs should set out requirements for site-specific Flood Risk 
Assessments (FRAs) to be carried out by developers and submitted with planning 
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applications in areas of flood risk identified in the plan, under circumstances set out in 
this PPS’ (para 12). 
 

4.31 Such mechanisms to reduce flood risks can include the use of Sustainable Drainage 
Systems (SUDS). SUDS systems work by trying to mimic natural drainage 
mechanisms and thus slow down the rate of site run-off and ultimately the rate at 
which water re-enters the drainage network. It is often the run-off caused from 
extreme rainfall events that leads to existing drainage systems becoming 
overwhelmed. It is considered that such extreme rainfall events may become more 
prevalent with the advent of climate change. 

 
4.32 There are various different SUDS features that can be used to slow down the rate of 

site run-off. The SFRA’s have identified the underlying geology of the borough, some 
of which is formed of clay. This type of geology can act as an impervious barrier to 
water and as such some SUDS techniques and features will have to be adapted. 

 
4.33 It will be through the application of individual site flood risk assessments that 

techniques and features can be identified and tailored to suit the needs of the 
development, underlying geology and surrounding area in order to reduce flood risks. 

 
4.34 Therefore LDF policies should be pursued that apply the findings of the two SFRA’s; 

advice in PPS25 and which seek to reduce or maintain neutral flood risk impacts to 
and from property within the borough. Such policies should include: - 

 
1. A presumption against development in fluvial flood zones unless development is 

compatible in such areas and the sequential approach and exception test passed, 
providing no overriding issues of sustainability.  

2. Preference for redevelopment to more compatible uses of existing developed 
sites in flood zones or redevelopment which can demonstrate no increase in risk.  

3. Requirement for FRA’s in flood zone areas and areas affected by other sources of 
flooding with a presumption against development that does not reduce or 
maintains neutral flood risk levels both to and from development/redevelopment. 

4. A requirement for suitable SUDS techniques where flood risk has been identified. 
 

Water Resources 
 
4.35 As highlighted in section 3, there could be circumstances arising from proposed 

levels of growth in the South East region where water resources come under 
increasing stress. However, the levels of housing growth in Surrey Heath have not 
been increased beyond the 3,740 dwellings set out under the draft South East Plan. 

 
4.36 In the Environment Agency’s study of water resource, it was found that water 

consumption in the South East ranges between 160-170 litres per person per day 
(Surrey Heath’s consumption is approximately 168 litres per person per day). If this 
level of consumption were to remain unrestricted with no new resource provision the 
scenario for Surrey Heath in 2026 is for a large deficit in the west of the borough and 
a slight deficit in the east. 

 
4.37 If no efficiency savings are made and no further resources are developed, it is 

estimated that there will be a net deficit of water resource by 2026. However, where 
8% efficiency savings are made and further resources are planned for, water 
surpluses are seen across Surrey Heath to 2026, in a low growth scenario. 
 

4.38 When making proposed changes to South East Plan, the secretary of State 
commented in respect of water efficiency (draft policy NRM1), that there was no 
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recourse to apply region wide efficiency savings as primarily this is a matter for 
national regulation and guidance, and that the government would be introducing 
higher standards of efficiency through the Building Regulations. However, it was still 
stated that where particular local circumstances exist, supported by evidence, then 
higher efficiency standards could be warranted. 
  

4.39 The Environment Agency has produced a River Loddon Catchment Abstraction 
Management Strategy (CAMS)31. The River Blackwater, on the western edge of 
Surrey Heath is a principal tributary of the Loddon, and as such abstractions affecting 
the Blackwater (including any groundwater abstractions), will in turn affect the 
Loddon.  
 

4.40 The Loddon CAMS, states that 57% of all abstractions come from the confined 
groundwater chalk aquifer, with 50% of all abstractions used for the public water 
supply. 100% of the public supply comes from groundwater sources.  
 

4.41 The Loddon CAMS is broken down into different geographical units, with unit 2 
representing the Blackwater and unit 5 the confined chalk aquifer. Unit 2 has the 
status of ‘water available’ for abstraction, whereas unit 5 has the status of ‘no water 
available’ for abstraction. 

 
4.42 Furthermore a DEFRA publication32 in 2008, shows that Surrey Heath lies within an 

area of serious water stress. 
 

4.43 South East Water, the water company covering the west of the borough in Camberley 
& Frimley produced a draft Water Resource Management Plan33 in July 2008. The 
draft management plan shows that in the west of the borough in 2010, there is a 
healthy surplus of water, which steadily reduces over time. Strategic transfers of 
water from other areas within the company’s jurisdiction (or resource zones) will then 
make up shortfalls until 2021. New resources are to become available at a 
groundwater facility at Bray in 2021, and with additional strategic transfers, South 
East Water estimates a small surplus of water in 2035 in the Camberley & Frimley 
area.  
 

4.44 The Three Valleys Water Plan covering the east of the borough, suggests that with 
household metering (where a householder opts for one) as the only demand 
management tool, water demand would outstrip water supply by 2016 in critical 
periods and in 2025 under annual average conditions. However, where a rollout 
metering plan is accelerated (90% metering by 2020) demand outstrips supply in 
2031 under critical periods and in 2032 under annual average conditions.  
 

4.45 Three Valleys Water, set out that no new resources are currently being planned for 
and a reduction in water demand will come through increased metering and through 
water efficiency measures. 
 

4.46 As already stated, DEFRA has described the area covered by both South East Water 
and Three Valleys Water as under serious water stress. The Environment Agency 
CAMS for the Loddon also indicates no available water for licensed abstractions. 

                                                
31

 Loddon CAMS Final Strategy (2003) Environment Agency, available at: 
http://publications.environment-agency.gov.uk/pdf/GETH0903BNUG-e-e.pdf?lang=_e 
32

 Action taken by government to encourage the conservation of water (2008) DEFRA, available at: 
http://www.defra.gov.uk/environment/water/conserve/documents/SOS-final-report080721.pdf 
33

 Draft Water Resource Management Plan (2008) South East Water, available at: 
http://www.southeastwater.co.uk/environment/assets/SEW_WRMP_Summary.pdf 
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However, both water companies indicate a demand-supply balance over the period of 
the Surrey Heath LDF, but with water efficiency calculated as part of overall balances. 

 
4.47 The Government’s direction on water efficiency is set out in a consultation 

document34. In domestic property the direction is to set a whole building performance 
of 125 litres per person per day. In the non-domestic sector, the direction is on 
limiting water use to 15-20 litres per full time employee per day. It is proposed to 
make the domestic efficiency standards mandatory, by setting them into the Building 
Regulations by 2009.  

 
4.48 If the 125 litres per person per day standard were introduced, this would represent 

approximately the 21% efficiency saving as set out in the Environment Agency study 
of water resources in the South East region. However, this is also dependant upon 
retrofitting existing properties to increase their efficiency. The water company 
resource plans point to metering of properties, but there is no guarantee that this will 
happen at the level set out (90% of customers in Three Valleys Water area). As such 
it is considered that there are specific circumstances that warrant and allow higher 
efficiency standards than those likely to be imposed by the Building Regulations of 
125 litres per person per day. It is considered that an efficiency target of 105 litres per 
person per day (equivalent to Code for Sustainable Homes levels 3 & 4) should be 
set reducing to 80 litres per person per day in 2016 to coincide with Code for 
Sustainable Homes levels 5 & 6. 

 
4.49 Further, the consultation document for water efficiency standards set through the 

Building Regulations will only be concerned with water taken from the public supply 
system. Alternative supplies such as from greywater recycling or rainwater harvesting 
techniques will not be included in the regulations. Therefore, there is scope to 
address water efficiency measures in new dwellings, which fall outside of the Building 
Regulations and which can help achieve efficiency savings to 105 litres per person 
per day and eventually to 80 litres per person per day. 
 

4.50 Greywater recycling and rainwater harvesting techniques seek to store non-potable 
water resources, for times when a non-potable resource could be utilised. Rainwater 
harvesting can be through a complex system of collection such as from roofs or 
surface water run-off or as simple as a water butt. Water from this technique can be 
used for activities such as toilet flushing, garden watering or even cleaning the car. 
Greywater recycling involves water that has already been used in wash basins, 
showers and baths. This usually involves filtering and disinfection, so that water can 
be used for those activities as given for rainwater harvesting. 
 

4.51 Another way in which water savings can be made is through the landscaping of new 
residential or commercial development. Drought resistant planting can be utilised as 
well as using water retaining mulches, which should reduce the need for watering. 
 

4.52 It is considered that maximising efficient use of water through other methods not 
controlled by the Building Regulations can be incorporated, such as through rainwater 
harvesting, greywater recycling techniques and landscaping.     

 
 
 
 

                                                
34

 Water Efficiency in New Buildings: A consultation document (2006) Defra and CLG; available at: 
http://www.communities.gov.uk/publications/planningandbuilding/mandatingwaterefficiency 
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5.0 Securing Carbon Dioxide Emission Reductions  
 
5.1 This section seeks to explore a range of targets for a percentage of a developments 

carbon dioxide reduction to come from decentralised, renewable or low carbon 
energy as part of carbon compliance measures. As highlighted in Section 4, this will 
be down to the viability and effectiveness of the proposed targets. This section will 
also explore possible mechanisms to reduce carbon dioxide emissions through the 
use of allowable solutions, so that future developments can meet zero carbon 
standards. These measures will allow the Core Strategy and subsequent DPD’s to 
contribute towards South East Plan carbon dioxide reduction levels of 20% by 2010, 
25% by 2015 and 80% by 2050 (below 1990 levels), as set out in Policy CC2. This 
will also allow Surrey Heath to contribute to overall regional and sub-regional 
renewable energy targets as set out in South East Plan policies NRM13 and NRM14. 

 
5.2 In terms of the impact percentage targets may have on the viability of a development, 

it is necessary to consider the overall costs of incorporating CO2 savings against 
other costs of development. This will include the provision of affordable housing and 
other necessary infrastructure as required by developer contributions. 

 
5.3 There is already policy guidance in force which requires a consideration of a 10% 

renewable energy target in new developments. Policy NRM11 of the South East Plan 
(Development Design for Energy efficiency and Renewable Energy) sets out that 
development of more than 10 dwellings or 1,000sqm of non-residential floorspace will 
be required to meet 10% of their energy demand through decentralised, renewable or 
low-carbon energy.   

 
5.4 Nevertheless, it will still be necessary for the LDF to set local thresholds and targets 

based on local viability considerations, and given Policy NRM11of the South East 
Plan, it is considered that a local target of at least 10% for both residential and 
commercial development is currently both viable and effective and as such should be 
the starting point for any target consideration. 
 

5.5 In setting local targets, it is necessary to consider how these targets would operate, 
whether through; 

 
(i) A borough wide single target across the lifetime of the LDF; or  
(ii) A graduated set of targets; or  
(iii) Only apply targets to specific development sites through a Site Allocations 

DPD; and 
(iv) Whether or not any targets should be subject to site/development size 

thresholds. 
 

Residential Developments 
 

5.6 Tables 1 & 2 set out below highlight the typical energy demand and carbon dioxide 
emissions of various dwelling types if built to Part L1 of the 2006 Building 
Regulations. These baseline figures have been taken from the Energy Saving Trust35, 
and are broken down into energy use type, with updated figures from Faber Maunsell 
to include pumps and fans. 

                                                
35

 Data taken from Energy Saving Trust (2006). Meeting the 10 per cent target for renewable energy in 
housing – a guide for developers and planners. Available at: 
http://www.energysavingtrust.org.uk/google/search?SearchText=Meeting+the+10+per+cent&SearchB
utton=Go 
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 Table 1 - Baseline Energy Demand for Typical Dwellings Built to Part L1 2006 
 

  
Top Floor Flat 

(60.9m²) 

Mid-
terraced 
(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

Energy 
Requirements 

(kWh/yr)           

Space heating 2270 2232 2893 3423 4451 
Domestic Hot 

Water 2813 3228 3228 3412 3762 

Lights 550 680 680 764 909 

Appliances 1651 2039 2039 2293 2726 

Pumps and Fans 175 175 175 175 175 

Cooking 1173 1264 1264 1314 1386 

 
 
 Table 2 - Baseline CO2 Emissions for Typical Dwellings Built to Part L1 2006 
  
  

  
Top Floor Flat 

(60.9m²) 

Mid-
terraced 
(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

CO2 emissions 
(kgCO2)           

Space heating 440 433 561 664 863 
Domestic Hot 

Water 546 626 626 662 730 

Lights 232 287 287 323 383 

Appliances 697 861 861 968 1150 

Pumps and Fans 74 74 74 74 74 

Cooking 495 533 533 555 585 

 
5.7 Table 3 below, shows the typical CO2 reductions that will have to be made once 

certain standards are set through the Building Regulations i.e. the 25%, 44% and 
zero carbon levels. The summed figure at the top of the table relates to regulated 
energy only (heating, hot water and lights), as the 25% and 44% will only apply to 
regulated energy. The CSH6 figure (zero carbon) at the bottom of the table is higher 
than the summed figure as this relates to total energy i.e. regulated plus appliances 
and cooking. 

 
 Table 3 – CO2 Emission Reductions after Targets Applied 
 

  
Top Floor 

Flat (60.9m²) 
Mid-terraced 

(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

CO2 reductions - 
after various CSH 

targets applied           
Base case 

(summed from 
above) 1292 1420 1548 1722 2051 

        
CSH 3 - 25% 

reduction  323 355 387 431 513 
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CSH 4 - 44% 
reduction  569 625 681 758 902 

CSH 5 - 100% 
reduction  1292 1420 1548 1722 2051 

CSH 6 2484 2814 2942 3244 3786 

 
5.8 Table 4 below sets out the residual CO2 emissions following application of the 25%, 

44% and zero carbon standards i.e. the level of emissions left after targets have been 
applied. The zero figure for CSH5 – 100%, will in fact still leave some residual 
emissions, as this is based on regulated energy only. The CSH6 figure is a true 
reflection of zero carbon. 

 
 Table 4 – Residual CO2 Emissions Following Application of Targets 
 

  
Top Floor 

Flat (60.9m²) 
Mid-terraced 

(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

CO2 residual 
emissions - after 

various CSH 
targets applied           

Base case 
(summed from 

above) 1292 1420 1548 1722 2051 

        
CSH 3 - 25% 

reduction  969 1065 1161 1292 1538 
CSH 4 - 44% 

reduction  724 795 867 965 1148 
CSH 5 - 100% 

reduction  0 0 0 0 0 
CSH 6 - 150% 

reduction  0 0 0 0 0 

   
5.9 There are a number of different approaches that can be used to deliver the CO2 

reductions as set out in table 3. Approaches can range from energy efficiency 
measures alone or through a combination of energy efficiency and low or zero carbon 
technologies. However, as the definition of zero carbon homes consultation shows, it 
is not possible to achieve a 25% reduction in CO2 emissions through best practice 
energy efficiency measures alone and best practice energy efficiency is likely to be 
the energy efficiency ‘backstop’ for the 25% target. 
 

5.10 Typically the definition of zero carbon homes consultation shows that best practice 
energy efficiency is likely to achieve around a 14-16% reduction, which leaves 9-11% 
to be found from other sources to achieve the 25% target. Therefore decentralised, 
renewable or low-carbon technologies will have to be implemented to achieve carbon 
compliance at 25%.  

 
5.11 Similarly at the 44% target level, best practice energy efficiency would leave between 

28-30% to be found from other sources to achieve carbon compliance. Even 
advanced energy efficiency practice (which may be the 44% ‘backstop’) would only 
achieve around 28-35% leaving a possible shortfall of 9-16% to be found to achieve 
carbon compliance at this target. 
 

5.12 As can be seen above on-site decentralised, renewable or low-carbon energy will be 
required to meet carbon compliance, even at the 25% target, unless advanced 



 46 

energy efficiency practice is used. This is evidenced from chart 1 set out below, 
produced by Faber Maunsell on behalf of CLG. 

 
   Chart 1 – Graph Showing Different Target Levels and Ways to Achieve Target 
 
 

A selection of options to deliver energy targets for CSH levels 3,4 & 6 for a detached dwelling, showing 

absolute costs for developers and costs per tonne of CO2 saved. (Costs 2008)
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   (produced by Faber Maunsell on behalf of CLG, 2008)  
 
5.13 A calculation of the costs to meet different target levels has been undertaken on 

behalf of the Council by Faber Maunsell. This assumes that typically it costs £15,000 
per tonne of CO2 saved up to the 44% target and then £10,000 per tonne of CO2 
saved after this. 
 

5.14 Table 5 below sets out the costs of meeting different targets for housing types as 
given by the EST on a per dwelling basis. 
 

 Table 5 – Costs to Achieve Minimum Targets 
  

  

Top 
Floor 
Flat 

(60.9m²) 

Mid-
terraced 
(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

Indicative costs per unit to 
meet CSH/Part L targets            

        

CSH 3 - 25% reduction  £4,846 £5,325 £5,806 £6,459 £7,690 

CSH 4 - 44% reduction  £8,528 £9,372 £10,218 £11,368 £13,534 

CSH 5 - 100% reduction  £12,922 £14,199 £15,482 £17,224 £20,507 

CSH 6 £24,838 £28,139 £29,422 £32,444 £37,860 

 
5.15 The costs above set out the total cost to achieve a given target, and as such reflect a 

range of measures that can be implemented to achieve carbon compliance. 
Therefore the costs of any on-site decentralised, renewable or low-carbon energy 
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required on top of energy efficiency measures, is subsumed within the costs set out in 
Table 5. As such it is considered that any percentage targets for on-site 
decentralised, renewable or low-carbon energy should be based on the difference 
between what energy efficiency can provide and the target level of 25%, 44% and 
zero carbon (i.e. the level that will be needed to achieve carbon compliance), as this 
will not increase costs above those highlighted in table 5.  

 
5.16 Any targets for on-site decentralised, renewable or low-carbon energy which would 

(when combined with energy efficiency) go beyond carbon compliance levels, are 
likely to incur additional costs above those set out in Table 5. As can be seen from 
table 5, the cost of achieving carbon compliance, increases with an increase in 
standards on a per dwelling basis. This is also true of increases to base build costs 
as evidenced in tables 6 & 7 below. 

 
 Table 6 – Percentage Increases to Base Build Cost from Targets  
 

  

Top 
Floor 
Flat 

(60.9m²) 

Mid-
terraced 
(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

Base construction cost  £73,611 £65,825 £71,816 £71,816 £94,255 

% increase - CSH 3 (25%) 7% 7% 8% 9% 10% 

% increase - CSH 4 (44%) 12% 13% 14% 15% 18% 

% increase - CSH 5 (100%) 18% 19% 21% 23% 28% 

% increase - CSH 6 34% 38% 40% 44% 51% 

 
 

 Table 7 – Increase in Base Build Costs from Targets 
 

  

Top 
Floor 
Flat 

(60.9m²) 

Mid-
terraced 
(78.8m²) 

End- 
terraced 
(78.8m²) 

Semi-
detached 
(88.8m²) 

Detached 
(104m²) 

Base construction cost  £73,611 £65,825 £71,816 £71,816 £94,255 

% increase - CSH 3 (25%) £78,457 £71,150 £77,622 £78,275 £101,945 

% increase - CSH 4 (44%) £82,139 £75,197 £82,034 £83,184 £107,789 

% increase - CSH 5 (100%) £86,533 £80,024 £87,298 £89,040 £114,762 

% increase - CSH 6  £98,449 £93,964 £101,238 £104,260 £132,115 

 
 
5.17 Although the setting of targets for decentralised, renewable or low-carbon energy 

should not go beyond expected carbon compliance levels, there will always be 
instances where to meet given LDF policy targets, compliance levels will be 
exceeded. For instance energy efficiency could provide a 16% CO2 saving, but the 
only viable or cost effective decentralised, renewable or low-carbon technology saves 
11%. This in effect would overreach the compliance level of 25%. However, it is 
considered that providing any overreach from LDF targets is modest and there is 
unlikely to be a significant increase in costs. 
 

5.18 Therefore going back to paragraph 6.5, it is evident that in order to achieve carbon 
compliance stepped targets to coincide with increases in compliance levels will be 
required. 
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5.19 It is considered that the following targets for on-site decentralised, renewable and 

low-carbon energy should be set out in LDF policy: - 
 

• Between 2010-2012  - 10% 

• After 2013  – 15% 
 
5.20 These targets will ensure that LDF policies are in place to help achieve carbon 

compliance levels which do not add significantly to the costs set out in table 5.  
 
5.21 The other question in paragraph 5.5 is whether any site size thresholds should be set 

out within the policy. It is considered that as carbon compliance levels will be 
expected to be achieved from all new dwellings, so the targets for decentralised, 
renewable or low-carbon energy should apply to all new dwellings. 

  
5.22 Coming back to paragraph 5.2, account must be had to the affect of costs on the 

viability of housing delivery, especially affordable housing. However, the costs set out 
in table 5 are the costs of meeting carbon compliance targets as will be set by the 
Building Regulations. As such the costs implied will be as a result of a statutory 
national regime.  

 
5.23 There may be opportunities to increase the percentage targets for individual 

developments such as at broad locations set out in the Core Strategy or at individual 
sites set out in any Site Allocations DPD. A requirement for higher percentage targets 
at these locations would have to be examined in more detail, once site constraints, 
infrastructure requirements and affordable housing levels have been considered. As 
such, it is not the place of this paper to prescribe higher targets at individual sites 
rather it is for further investigation at a later date once sites are known. Nevertheless, 
any policy coming forward should give reference to the fact that higher targets will be 
explored.    

 
 Commercial Development 
 
5.24 Similarly to residential property, there are opportunities to apply decentralised, 

renewable and low-carbon technologies in commercial and industrial development, 
providing that such provision does not adversely affect viability. 
 

5.25 It has not been possible to estimate the potential CO2 emissions of industrial and 
commercial development on a per property basis, simply because each building type 
is likely to be uniquely different. In fact the government’s report on reductions of 
carbon emissions in new non-domestic buildings (see reference 30) states that 
energy use data is ‘inconsistent, ad-hoc and by no means complete’. Therefore, it has 
not been possible to undertake a calculation of costs for any proposed targets. The 
London Renewables Toolkit36 does set out benchmark figures for gas and electricity 
use in a variety of non-residential building types on a Kw/m²/year basis. However, 
given the range of different building types and unknown mix of energy uses of such 
buildings (proportion of gas and electricity demand), it would have been very difficult 
to approximate CO2 emissions. However, the government’s consultation document: 
Definition of Zero Carbon Homes and Non-Domestic Buildings (see reference 33), 

                                                
36

 Integrating Renewable Energy into New Developments: Toolkit for Planners, Developers and 
Consultants (2004) London Energy Partnership; available at: 
http://www.london.gov.uk/mayor/environment/energy/renew_resources.jsp 
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sets out benchmark figures on carbon dioxide emissions for various commercial uses 
including offices, retail, education, warehouses, etc. 

 
5.26 The Government has set out its ambition to achieve zero carbon non-residential 

development by 2019. The definition of zero carbon homes consultation states that 
because the electricity to heat ratio of most non-residential buildings is significantly 
higher than for domestic property, it is far more challenging to implement on-site 
renewable energy solutions. It is also stated in the report that it is highly unlikely on 
site renewable energy will be able to meet all the energy demand of non-residential 
development without significant heat dumping or connection to a local heat network. 

 
5.27 Further to this, it should be noted that it is unlikely that the lowest cost decentralised, 

renewable and low carbon technologies will be suitable in non-residential 
development. Therefore some of the higher cost technologies such as photovoltaics 
and ground source heat/cooling pumps are likely to be required to meet a percentage 
target reduction for carbon dioxide in non-residential developments. 

 
5.28 The government consultation sets out that zero carbon non-residential development 

should be achieved by 2019. It also states that it would appear sensible to have a 
consistent approach between the definitions of zero carbon homes and zero carbon 
non-domestic buildings. As such the consultation sets out that the route to zero 
carbon non-domestic buildings is also likely to involve a hierarchy of energy 
efficiency, carbon compliance and allowable solutions. No stepped targets have yet 
been announced as a route to zero carbon however the consultation advises that a 
further consultation setting out milestones will be published in 2010 and hints at 
phased reduction targets between 2013 and 2019. 
 

5.29 It is therefore considered that as government approach to non-domestic buildings will 
be similar to domestic buildings, stepped targets for decentralised, renewable and low 
carbon energy should also be applied to non-domestic buildings. Again these targets 
should be set out in terms of the residual CO2 emissions remaining after application 
of energy efficiency. 

 
5.30 The next question therefore is what level of target should be set and should a size 

threshold be applied to any policy. Again the starting point for any target is the South 
East Plan target of 10% at a threshold of 1,000sqm.  

 
5.31 The 1,000sqm threshold has been set in many of the Development Plan Documents 

currently adopted and would be compliant with South East Plan Policy NRM11. 
However Bracknell Forest Borough Council and Tandridge District Council have 
successfully adopted a lower threshold of 500sqm. With the likely phased introduction 
of targets to reach zero carbon by 2019, it is considered that all new non-domestic 
buildings are likely to be required to meet phased targets irrespective of size. 
However, as phased targets are unlikely to be introduced until 2013 and in the 
interests of viability, it is considered that a 500sqm threshold should apply. 

 
5.32 It is considered that targets for decentralised, renewable or low-carbon energy to 

meet carbon compliance for non-residential development should be set at the same 
levels as for residential development. Although it would appear that the earliest 
introduction of carbon compliance targets will not be until 2013, it is considered that 
LDF policies should be proactive in promoting decentralised, renewable or low-
carbon energy in the commercial sector to give certainty to the construction industry. 
As such the timing of targets for decentralised, renewable or low-carbon energy in 
non-domestic buildings should be the same as for residential.  
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 Stand Alone Decentralised, Renewable or Low Carbon Schemes & Localised Heat 
Energy Networks 

 
5.33 In terms of general stand alone schemes PPS22 advocates that local development 

plan documents should contain policies to promote and encourage such development 
rather than restrict such schemes. 
 

5.34 The PPS also sets out that sites for renewable energy should be allocated only where 
a developer has indicated an interest in a site, confirmed it is viable and that any such 
scheme will be implemented during the lifetime of the plan. 
 

5.35 There are currently no areas within Surrey Heath that are allocated for the 
development of renewable energy and neither has any developer shown an interest 
in developing such a scheme. Therefore, it is considered that there should be no 
stand alone schemes allocated within Surrey Heath over the plan period for the LDF. 

 
5.36 For the purposes of this document, stand alone schemes mean schemes which 

would generate energy from decentralised, renewable or low carbon sources with the 
sole purpose of supplying power to the national grid. To be in general conformity with 
national policy, it is considered that a positively worded policy should be put forward 
in the event that such schemes were to come forward during the lifetime of the plan. 
However, any policy should also set out that negative impacts arising from such 
development would have to be weighed against any economic, social and 
environment benefits it may bring.     
 

5.37 There are also stand alone developments with the sole purpose of supplying local 
commercial and residential premises with heat or with heat and power from a private 
wire system. These are usually in the form of district heating or district combined heat 
and power (CHP). The viability of these schemes usually means that they are only 
likely to come forward in mixed use development or where a mix of uses already 
exist, given the differing requirements for heat loads between domestic and non-
domestic property over different times of the day. However, development scale CHP 
is now a reality for smaller scale developments, and the government consultation 
views directly connected heat as being part of overall carbon compliance not an 
allowable solution. It is therefore considered that a policy should be developed which 
requires developments over a certain size to incorporate such technologies i.e. mini 
CHP or heating. 
 

5.38 Such a policy for mini CHP/heating could take the form of a requirement for 
installation or promotion. It is considered that to remain as flexible as possible, any 
policy should be phrased in terms of promotion rather than a requirement. The 
thresholds can realistically be set at 10 dwellings or more and 1,000sqm of 
commercial floorspace or over. 
 

5.39 However, where development is planned to connect to an existing heat energy 
network i.e. off-site, this is considered an allowable solution, which can be used to off-
set CO2 emissions from development. As such, there are likely to be developments 
either allocated or windfall which will come forward throughout the lifetime of the LDF 
where development scale CHP is not viable. Therefore in order to achieve zero 
carbon development, allowable solutions will have to be planned for. Policies in the 
LDF should be proactive in promoting localised heat energy networks through 
identification of broad areas where these are likely to be most viable and accessible. 
This would not only help to achieve zero carbon development, but also help to secure 
fuel security.   
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5.40 The advantages of district CHP/heating schemes are that they are more efficient than 
conventional power stations (up to 70% efficient compared with 38-48%). Also, 
because the power plants themselves are located close to the development which 
they serve, there are fewer efficiency losses in the distribution of heat or electricity. 
The other advantage of district heating or CHP, is that it can be run on non-fossil 
fuels such as biomass and thus can be almost carbon neutral.  

 
5.41 District heating or district CHP is therefore in effect a decentralised energy source. 

The PPS on climate change states that: - 
 
 ‘In considering a development area or site specific target, planning authorities should 

pay particular attention to opportunities for utilising existing decentralised and 
renewable or low-carbon energy supply systems and to fostering the development of 
new opportunities to supply proposed and existing development…Where there are 
existing decentralised energy supply systems, or firm proposals, planning authorities 
can expect proposed development to connect to an identified system or be designed 
to be able to connect in future.’ (para 27). 

 
5.42 Such schemes are likely to come forward as larger plants, with the possibility of siting 

in the broad locations as set out in the Core Strategy or they could possibly come 
forward with redevelopment opportunities. Smaller schemes should also not be 
discounted when and if they come forward across the borough, but again be 
positively planned for. However, it will be for more detailed site considerations to 
dictate whether such schemes are viable in terms of likely energy generation, how 
many properties such a scheme can serve and whether the mix of uses is 
appropriate.  
 

5.43 In this way, it would be possible to create a localised heat energy network within the 
borough, which would benefit both new and existing property. Surrey Heath Borough 
Council has undertaken a heat mapping exercise of the borough, which has informed 
possible locations for district heating/CHP, along with a review of areas of the 
borough with varied uses. Identification of broad locations for localised heat energy 
networks are at this stage, very broad brush, but give a steer to possible areas within 
the borough.  

 
5.44 The heat mapping exercise has revealed pockets of the borough where heat loss 

from buildings is relatively high. These areas are: - 
 

• The settlement of Bagshot. 

• The north and southwest area of Lightwater 

• The central area of St Michaels ward, Camberley, clustered around the north end 
of Frimley Road 

• The area of Town ward, Camberley, north of the A30 

• Old Dean ward, Camberley 

• Eastern areas of St Paul’s, Parkside and Heatherside wards, Camberley  

• The northern most area between the A30 and Snows Ride, Windlesham 

• West of Updown Hill in Windlesham 
 

5.45 The above areas are shown on maps 1-5 below. Buildings with relatively low heat 
losses (and therefore relatively energy efficient) are shown in dark blue, light blue, 
and green (dark blue indicating lowest heat loss). Buildings with the highest heat 
losses are shown in yellow, orange and red (red indicating highest heat loss). 
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 Map 1 – Settlement of Bagshot 
 

 
 

 Map 2 – North and southwest of Lightwater 
 

 
 
 Map 3 – Central area of St Michaels Ward & North area of Town Ward  
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 Map 4 – Old Dean Ward & East areas of St Paul’s, Parkside & Heatherside 
 

 
 
 Map 5 – Windlesham Area 
 

 
 
5.46 The maps highlight areas of the borough where existing property could benefit from 

decentralised heat energy networks. The areas in St Michaels Ward and Town Ward, 
lie in close proximity with non-residential uses (Yorktown Industrial Estate and 
Camberley Town Centre), and therefore offer the mix of uses to make such schemes 
viable. Camberley Town Centre is identified as a broad location for development, and 
as such offers the development opportunity to provide localised heat/CHP.  As such 
these areas are considered as broad locations for localised heat energy networks. 
 

5.47 It will be difficult to plan for localised heat energy networks in the areas of Old Dean, 
St Pauls, Parkside and Heatherside, principally due to the vast majority of existing 
development being residential. However, the broad location of the Princess Royal 
Barracks, Deepcut does offer the opportunity to explore a localised heat energy 
network in this area, as well as the possibility of locating such technology at 
Collingwood College in the Old Dean. It may also be possible for parts of the Old 
Dean to link in with localised heat energy from Camberley Town Centre. Therefore 
the Princess Royal Barracks site and Collingwood College are considered as broad 
locations for localised heat energy networks.  
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5.48 In terms of Bagshot, there will be limited opportunities for localised heat energy 
networks/CHP. The retail centre of Bagshot is one area of the settlement that could 
be feasible in terms of mix of uses however, transport considerations may preclude 
this.  
 

5.49 In Lightwater an opportunity exists around the area of Lightwater Leisure 
Centre/Lightwater Country Park. There are several non-residential uses which could 
benefit from localised heat energy/CHP, which increases the viability of such a 
scheme for residential properties too. However, this area is very close to the Thames 
Basin Heaths SPA and as such may not be suitable, but at this stage can be 
considered as a broad location. 

 
5.50 The north area of Windlesham may be a possibility given the proximity to the Eli Lilly 

site, however, this is unlikely to be viable. The south area of Windlesham is unlikely to 
be appropriate on viability grounds, given the mix of uses within this area. 
 

5.51 Although the above areas have been highlighted due to heat losses, they are not the 
only areas of the borough that could benefit from localised heat/CHP. Areas close to 
major employment areas or mixed uses can also usefully play their part, such as 
Frimley Business Park/Lyon Way, Frimley Park Hospital and Watchmoor Business 
Park. These areas should also be identified as broad locations for localised heat/CHP 
networks. 
 

5.52 The potential of these broad locations will also have to be considered against their 
potential environmental impacts such as air quality, traffic generation and impact to 
European and other protected sites of wildlife importance. However, it is considered 
that these matters are best left to a site allocations DPD, as is the overall viability of 
these locations.   

 
5.53 In planning for such localised energy networks, where specific development 

opportunities do not arise, a policy could be developed which seeks to collect 
financial contributions from development under a S106 agreement (as part of an 
allowable solution). The finances raised from such contributions, could be used as a 
funding mechanism to construct localised district level CHP/heating. 
 

5.54 As the definition of zero carbon development consultation alludes to, the level of any 
contribution would have to be based on the level of carbon dioxide emissions. This 
could be calculated on a cost per tonne of carbon dioxide saved from the 
development. The calculations undertaken by Faber Maunsell on behalf of the 
Council indicate that it costs around £15,000 per tonne of carbon dioxide saved up to 
Code for Sustainable Homes level 4 and £10,000 per tonne of carbon dioxide saved 
thereafter. However, if a certain proportion of carbon dioxide emissions have already 
been saved through energy efficiency and carbon compliance, then it is only the 
residual carbon dioxide emissions that would require a contribution for off-setting i.e. 
the developer doesn’t pay twice. Therefore any contribution based on this mechanism 
would have to be carefully considered. 
 

5.55 Another method of calculating contributions is to take an estimated build cost of the 
district CHP/heating and apply a percentage of this cost to development within a 
catchment radius of the proposed localised energy network. In this way only 
development that could be connected to the network would have to pay, with the 
amount dependant on the size and type of development. 

 
5.56 Circular 05/2005: Planning Obligations, states in Annex A that Section 106(2) can be 

used to provide payments of money to be made, either of a specific amount or by 
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reference to a formula. Annex B of Circular 05/2005 states that planning obligations 
are intended to make acceptable, development which would otherwise be 
unacceptable in planning terms, for example to compensate for loss or damage or to 
mitigate a developments impact. In any event the outcome of obligations should be to 
achieve accordance with published local, regional or national planning policies. 

 
5.57 Circular 05/2005 contains 5 tests, which prescribe that a planning obligation must be:  
 

1. Relevant to planning; 
2. Necessary to make the proposed development acceptable in planning terms; 
3. Directly related to the proposed development; 
4. Fairly and reasonably related in scale and kind to the proposed development; and 
5. Reasonable in all other respects. 

 
5.58 It could be viewed that achieving carbon dioxide reductions will be required to comply 

with national, regional and local policies. As such a financial contribution could be 
justified and comply with point 2. 
 

5.59 If development is expected to contribute when it is within a viable distance of 
proposed localised energy networks and capable of connecting, then this would 
comply with point 3 above and provided the contribution is calculated fairly would also 
comply with point 4.  

 
5.60 It is therefore considered that a policy should pursue a financial contribution towards 

localised energy networks as an allowable solution. 
 
5.61 Other matters to be considered with such district heating or district CHP schemes is 

the setting up and running of the plant and distribution and supply of energy/heat. It is 
normally the case that developers of a site, where district heating/CHP has been 
identified build the plant and distribution network, as well as ensure that new property 
is equipped to connect to such energy supply systems. However, the running of such 
an energy supply network is usually given over to an energy service company 
(ESCO), who will then control the energy supply, distribution and eventual billing of 
customers.  

 
5.62 There are many models which can be followed for the setting up of an ESCO to 

undertake distribution and supply of energy, and examples are given in guidance 
from the London Energy Partnership37. Models can range from a ‘hands off’ approach 
by the local authority or be geared towards greater involvement. Nevertheless, there 
are many detailed issues to be considered in the setting up of any ESCO, and this 
would be a matter for Surrey Heath to consider at a corporate level, in terms of the 
direction it wished to take. Therefore, it is not the place of this paper to set out and 
identify a particular model to follow, rather, to explore the opportunities for involving 
ESCO’s in any policy coming forward.  
 

5.63 Therefore, any policy for stand alone schemes should be positively phrased, subject 
to any benefits being outweighed by negative impacts and include references to 
district heating/CHP, with broad locations identified. 
 

                                                
37

 Making ESCO’s Work: Guidance and Advice on Setting Up & Delivering an ESCO (2007) London 
Energy Partnership; available at: http://www.london.gov.uk/mayor/environment/energy/partnership-
steering-group/action.jsp 
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5.64 As stated earlier another possible allowable solution is for developers to off-set their 
carbon dioxide emissions by improving energy efficiency in the existing built stock 
close to a development site. The heat maps 1-5 above highlight areas of the borough 
where this is likely to be most effective and as such could be used as a guide to 
developers. 

 
Siting & Design Issues 
 
5.65 The overall design, siting and orientation of new development can aid in the reduction 

of carbon dioxide emissions. This is the case whether on an individual building scale 
or a larger development. 
 

5.66 Irrespective of any energy efficiency measures or renewable energy installation 
employed in any building, orientation and design can play a large role in reducing 
emissions. This can come about by orientating buildings so as to maximise any 
passive solar gains and natural ventilation, for example by locating the most 
commonly used habitable rooms on the south side of a dwelling.  
 

5.67 The role of landscaping in any scheme also has a role to play, as the siting of trees 
and other vegetation could have the potential to reduce solar gain, but also if 
insufficient can cause overheating in the summer months leading to greater 
requirements for space cooling. Any design therefore should consider carefully the 
siting and species in any landscaping scheme so as to provide maximum solar gain in 
the winter months and provision of shade in the summer months. 

 
5.68 Although it is conceded that not all sites will be able to achieve maximum passive 

solar gains and/or natural ventilation through siting, design and orientation due to 
individual site constraints and plot sizes, it is still considered that all developments 
should aspire to achieve the maximum gains possible. Therefore policy should reflect 
this aspiration, although greater detail would likely come forward in the shape of an 
SPD. 

 
 Reducing Emissions in the Existing Building Stock 
 
5.69 Reductions of carbon dioxide in new development will be brought about by higher 

standards of the Building Regulations, the implementation of on-site decentralised, 
renewable and low carbon forms of energy as well as detailed siting and orientation 
considerations. New development may also be able to benefit from decentralised 
district heating and/or CHP.  

 
5.70 To a certain degree the Building Regulations can achieve improvements in the 

existing building stock through conversions or sub-divisions of existing property 
where such schemes arise. The potential of existing building stock to connect to 
possible decentralised district heating/CHP, could also help to reduce emissions 
through use of locally generated energy supply fuelled by biomass. 
 

5.71 Uttlesford District Council in Essex has an SPD which requires the submission of an 
home energy assessment from anyone wishing to build an extension to their 
domestic property. As part of any permission granted the Council expects cost 
effective energy efficiency measures to be carried out on the existing dwelling, not 
just on the extension itself. In this way the SPD hopes to achieve a reduction in whole 
building carbon dioxide emissions. In a supporting statement the Council describe 
simple, cost effective energy efficiency measures as upgrading loft insulation, cavity 
wall insulation, improving draft proofing, etc. The Council implements this by notifying 
the applicant of the cost effective measures that may reasonably be included as 
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conditions on any permission granted. In some circumstances there may be a grant 
available to help with meeting the costs of some of the measures required, and where 
justification is supplied such as on grounds of prohibitive up-front costs or practical 
barriers an exception can be made. 
 

5.72 Such an approach would allow emission reductions to be achieved within the existing 
housing stock, where applications for extensions come forward, although in the case 
of Uttlesford, no target for emission reductions is set, just general guidance on 
employing simple, cost effective energy efficiency measures. 
 

5.73 In relation to such an approach policy CC2 of the South East Plan states in relation to 
climate change, that it will be mitigated through a number of ways, one of which is 
improving the energy efficiency performance of new and existing buildings and 
influencing the behaviour of occupants. Further, policy CC3 states that the South 
East Plan will seek to stabilise its carbon footprint, through amongst other measures 
adaptation of existing development to reduce its use of energy. 

 
5.74 Therefore, there is support at the regional level to improve energy and carbon 

efficiency in the existing building stock (there is no differentiation made in the policy 
between residential and non-residential property). 
 

5.75 A policy approach could require that buildings to be extended will be expected to 
improve the energy efficiency performance of the whole building, based on cost 
effective measures with a short payback period at a cost no greater than 5% of the 
overall build project. Like Uttlesford this could be undertaken as a checklist exercise, 
following a home survey. Where a building already has high energy efficiency and no 
cost effective measures would be appropriate an exemption can be made. Another 
route could be to check the property against the Council’s heat mapping data to 
determine whether the building would benefit from cost effective energy efficiency 
measures. It is considered that a policy should be developed for improving the 
existing built stock provided that it is workable, sufficient Council resources are in 
place and exemptions can be made.  
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6.0 Other Aspects of Building Sustainability 
 
6.1 There are other aspects of building sustainability that can contribute towards 

mitigating and adapting to climate change impacts, such as use of resources and 
waste. The Code for Sustainable Homes sets out a raft of measures that can be 
addressed in new dwellings to improve environmental performance. Some of these 
measures are mandatory to achieve a code rating, however, it is not mandatory to 
build a dwelling to a prescribed code rating (only mandatory to be assessed against a 
code rating), with the exceptions of energy/CO2 emissions and water efficiency, which 
will be brought forward through the Building Regulations. 

 
6.2 Other aspects of the Code which can improve a dwellings environmental performance 

include use of materials, surface water run-off, waste, pollution, health and wellbeing, 
management and ecology. 

 
6.3 The PPS on climate change sets out that there will be situations where it could be 

appropriate to anticipate levels of building sustainability in advance of those set out 
nationally, but any such requirements must be clearly evidenced. As stated previously 
in this paper, it is considered that there is no evidence to require standards which go 
beyond the Building Regulations in terms of energy/carbon dioxide. However it is 
considered that positive support and encouragement to go beyond these levels 
should be set out in policy. 
 

6.4 Therefore a policy should be phrased to require the achievement of Code for 
Sustainable Homes levels for all aspects of sustainability at the prescribed standards 
as given by the national timetable.  
 

6.5 In terms of non-residential buildings the government has indicated that measures will 
be brought forward to require zero carbon development by 2019, with possible 
‘stepping stone’ targets to reach zero carbon. However, the timetable and any 
possible interim targets have not been set out. 
 

6.6 Therefore in the absence of such guidance, it is considered that non-residential 
building sustainability should be considered with existing appraisal tools. The Building 
Research Establishments Environmental Assessment Model, or BREEAM for short, is 
a widely recognised scheme that appraises the environmental performance of 
buildings. BREEAM is currently the best practice industry standard and sets out 
different levels of sustainability, based on similar criteria considered in the Code for 
Sustainable Homes. 
 

6.7 It is considered that non-residential buildings should be required to achieve BREEAM 
standard ‘very good’ with encouragement to achieve BREEAM standard excellent. 
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7.0 Recommendations 
 
7.1 The following recommendations should be taken forward and incorporated into 

forthcoming LDF documents. In the first instance, the recommendations can be used 
to generate options, preferred approaches and eventual policy wording. The 
recommendations are set out under a series of topic headings, largely as they 
appeared in previous sections of this paper. 

 
 Carbon Dioxide Emission Reductions  
 
 Transport 
 
7.2 It is recommended that to reduce carbon dioxide emissions from the transport 

network, only an indirect approach can be taken such as a policy or policies 
encouraging behavioural change in travel demand and travel modes. Policies should 
include locating development where it would or could be accessible to transport 
networks. 
 

  Residential and Non-Residential Development 
 
7.3 It is recommended that a policy be pursued which sets a target for a reduction in part 

of a developments carbon dioxide emissions to come from on-site decentralised, 
renewable or low carbon energy in order to meet carbon compliance. Viability work 
has revealed that targets can be set at: - 

 

• All dwellings & non-residential development of 500sqm or over between 2010-
2012 – 10% 

• All dwellings & non-residential development of 500sqm or over from 2013 
onwards – 15% 

 
7.4 It is recommended that design aspects such as siting and orientation are built into 

policy to allow opportunities to maximise aspects such as passive solar gain and 
natural ventilation. 

 
 Stand Alone Decentralised, Renewable or Low Carbon Energy Schemes 
 
7.5 It is recommended that a positive policy be pursued for stand alone schemes as well 

as for schemes which could provide energy or heating to new and existing property 
through use of district heating or CHP.  This includes encouragement for on-site 
CHP/heat for developments of 10 or more dwellings or 1,000sqm non-residential 
floorspace. 
 

7.6 It is advised that the following broad areas are considered for district level 
CHP/heating: -  

 

• Yorktown Business Park 

• Camberley Town Centre 

• Princess Royal Barracks, Deepcut  

• Collingwood College 

• Frimley Business Park 

• Watchmoor Business Park 

• Frimley Park Hospital 

• Lightwater Leisure Centre/Lightwater Country Park 
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7.7 It is further considered that a financial contribution in line with Circular 05/2005 be 
required as a funding mechanism for district level CHP/heating to off-set carbon 
dioxide emissions. 
 

7.8 Extensions to existing buildings should be required to improve whole building energy 
performance subject to a capped cost at 5% of overall build costs and providing any 
policy can be workable, sufficiently resourced and can carry exemptions. The policy 
could be linked to the Council’s heat mapping data, so that only those buildings with 
high heat losses will be expected to improve efficiency. 

 
 Flood Risk 
 
7.9 For flood risk issues, it is recommended that unless it can be demonstrated that the 

sequential and exception tests as set out in PPS25 have been applied and passed, 
there should be no development within Flood Zones 2 or 3 as defined by the Surrey 
Heath Strategic Flood Risk Assessment (SFRA). This should be pursued for windfall 
as well as any allocated sites. It is also recommended that for any redevelopment 
opportunities that arise within flood zones 2 or 3, consideration should be given to 
development that meets the sequential test as set out under PPS25 in the first 
instance, and schemes which would reduce or at the very least maintain neutral flood 
risk. In all instances of either development or redevelopment a site flood risk 
assessment (FRA) should be required. 

 
7.10 A policy on flood risk should also be developed which takes a sequential approach to 

areas of the borough at risk from other sources of flooding such as overland 
flow/surface run-off, groundwater, sewer and breach hazard. It is recommended that 
development must demonstrate through a site flood risk assessment (FRA), that in 
areas of historic flood events or areas of either high or medium risk as defined by the 
SFRA, any development would not increase risks both to and from the proposed 
development. 
 

7.11 Finally, any policy or policies pursued should include a requirement for appropriate 
Sustainable Drainage Systems (SUDS). 

 
 Water Resources 
 
7.12 It is recommended that a policy to set standards of water efficiency from potable 

water supplies is set to 105 litres per person per day (equivalent to Code level 3 & 4) 
reducing to 80 litres per person per day in 2016 (equivalent to Code levels 5 & 6). It is 
also recommended that water efficiency measures relating to non-potable sources 
should be pursued, such as rainwater harvesting and greywater recycling. 
 

 Building Sustainability 
 
7.13 It is recommended that a policy is pursued for requiring residential and non-

residential development to meet sustainability criteria, with higher standards 
encouraged. The following levels of building sustainability are recommended: - 

 
 Residential 
 

Level of Sustainability 
Code Level 3 2010-2012 
Code Level 4 2013 Onwards 
Code level 6 2016 onwards 
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 Non-Residential 
 

BREEAM standard ‘Very Good’ until replacement with Government guidance on non-
residential buildings. 
 


