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1.0

Introduction

1.1

This Supplementary Planning Document (SPD) has been prepared by Ashfield
District Council to help ensure high quality residential developments are
achieved in the District. The SPD sets out how the Council expects the
location, form and type of residential development in Ashfield will be
considered through the design process.

1.2

This SPD will be taken into account as a material consideration which will
have considerable weight in making decisions on planning applications.

1.3

This SPD relates to the design of new residential development throughout the
District. It replaces Supplementary Planning Guidance Note 1 (SPG) – New
Residential Development (April 1994).

1.4

One of the fundamental aims of the planning system is to deliver high quality,
and well designed development that makes a positive contribution to its
surroundings, creating better shaped places for the future. The need for high
quality design is embedded in the National Planning Policy Framework
(NPPF). Design is one of the core planning principles (paragraph 17) with
more detailed advice set out in Part 7 “Requiring Good Design”.

1.5

The Ashfield Local Plan Review, 2002 (ALPR) was adopted in November
2002. A number of policies within the ALPR are ‘saved’ policies under the
provisions of the Planning & Compulsory Purchase Act 2004; Schedule
8(1(3))1. Due weight can be given to these policies under NPPF paragraph
215, according to their degree of consistency with the NPPF.

1.6

In Ashfield, the design quality of new development over recent years has been
mixed. It is important for the Council to raise the quality of new development
in the District, especially in terms of crime prevention and sustainability. The
guidance in the SPD reflects local distinctiveness but still provides scope for
innovative design.

1.7

There are already a number of publications, such as ‘By Design2’, the ‘Urban
Design Compendium3’ and ‘Buildings for Life 124’, which provide general
guidance on what is good design and this document will build on relevant
guidance in the context of Ashfield.

1.8

The main purpose of this document is to:
•

Assist applicants in achieving an attractive, sustainable, well-designed,
high quality environment that integrates housing, employment and
community uses, together with infrastructure and green infrastructure;

1

The saved policies in the Ashfield Local Plan Review 2002 are identified on the Council’s website
By Design: urban design in the planning system towards better practice, CABE, 2000
3 Urban Design Compendium
4 Buildings for Life: Delivering Great Places to Live, CABE, 2008
2
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•

Provide applicants with the understanding of the local context, help identify
features of importance, and ensure that proposals are appropriately
designed to be compatible with their surroundings;

•

Assist applicants by informing them what information is required to
accompany planning applications to justify their proposals and
demonstrate what impact they would have.
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2.0

Distinctive Character of Ashfield

2.1

This Supplementary Planning Document (SPD) sets out the guidelines used in
determining planning applications for residential development. It should be
read in conjunction with other planning policies, which are set out below.

2.2

The geology, Sherwood Forest and the development of agricultural, coal
mining, textile and aerospace engineering industries have helped to create a
distinctive historic character in Ashfield, which is evident in the pattern of
development and architectural features throughout the District.

2.3

In the north of the District, the towns of Sutton in Ashfield and Kirkby in
Ashfield started out as small farming settlements and traces of the towns’
agricultural past can be seen in many of their listed buildings. Kirkby Cross,
which dates back to the Eighth Century, started out as a small farming
settlement with a commercial core. Properties here are constructed in stone or
red brick with red pan-tile or slate roofs; this has created a more traditional
image.

2.4

The towns have more recently evolved around the mining and textile
industries. Street patterns in many areas of the two towns typically consist of
rows of red brick terrace houses with slate roofs which were built around the
beginning of the Twentieth Century, some of which have retained their original
architectural features in the form of stone lintels and scrolled corbels. Later
developments include distinctive large red brick Edwardian properties with
generously sized bay windows. The early to mid Twentieth Century saw a
pattern of semi-detached and detached brick built properties being developed,
many of which are generously proportioned.

2.5

In the rural areas of Ashfield, Selston, Jacksdale and Underwood, there are a
combination of building types and styles. Stone built properties are less
common, and are mainly linked to the farming heritage of the area. Such
properties may contain either red pan-tiled roofs or slate roofs. Red brick
terrace and semi-detached properties with slate roofs (many with Welsh slate),
which date back to the beginning of the nineteenth and twentieth century are
more typical, especially in the Jacksdale area; mainly because they were
purposefully built to house the mining community. There are also smaller
pockets of similar development within Selston and Underwood. Selston has
rapidly expanded over the course of the Twentieth Century although traces of
the settlements farming heritage are still evident in the form of stone built
properties with slate or terracotta pan-tiled roofs. Underwood has evolved at a
slower pace; the second half of the Twentieth Century saw a small influx of
low rise, modern development within the settlement.

2.6

The expansion of Hucknall, to the south of the District, has been heavily
influenced by the mining industry and the presence of Rolls Royce. It has
strong ties with Nottingham and this is evident in the vernacular building
styles. Within the linear town centre, rows of three storey Victorian terrace red
brick properties with slate roofs, some with their original timber sash windows,
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are typical. Immediately surrounding the town centre, to the north and west,
this pattern of red brick development continues but the majority of houses here
tend to be two-storey and, to a greater extent, the properties are Edwardian in
character. Further afield the time periods of development become less
obvious, with a mix of 1930s and Post World War II properties. The area to the
far west of Hucknall, where Rolls Royce is located, is a more recent addition to
the town. Properties here are typically Post World War II in age and character.
2.7

Landscape Character
With regard to Ashfield’s historic landscape, the Greater Nottinghamshire
Landscape Character Assessment (LCA) provides an appraisal of the District.
The District is divided into three distinctive geological zones; the
Nottinghamshire Coalfield; the Magnesium Limestone Ridge; and the
Sherwood area. Within each zone are distinctive landscape areas which have
been categorised into individual areas. Each area has been assessed in
relation to the condition and strength of the landscape and an action plan
prepared, relating to the future conservation of the landscape. A copy of the
LCA can be viewed on the Council’s website.
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3.0

The Design Approach

3.1

In order for a scheme to integrate well into the existing area the design
process should be comprehensive. The approach to design set out below
accords with Building for Life 12, which contains a set of 12 questions, within
three chapters. The chapters are as follows:
•
•
•

Integrating into the neighbourhood
Creating a place
Street and home

3.2

It is crucial that the needs of all users are considered from the outset (inclusive
design). In order to achieve sustainable development the design of the
scheme must address the physical needs of a wide range of people.

3.3

The NPPF emphasises that it is important to plan positively for the
achievement of high quality and inclusive design for all development (para 57),
it identifies that it is proper to seek to promote or reinforce local distinctiveness
(para. 60) and that permission should be refused for development of poor
quality that fails to take the opportunities available for improving the character
and quality of an area and the way it functions (para. 64). Therefore, it is
essential in achieving these requirements that developers/designers look at
and understand the place where they are proposing to build.

3.4

It is important to understand the area, how it functions and what makes it
locally distinctive. Development schemes should reflect or be sensitive to local
character.

3.5

The site appraisal should provide a SWOT analysis of the site and the
surrounding area. It should seek to draw out the strengths of an area whilst
also identifying opportunities to address threats or weaknesses.

Stage 1: Neighbourhood Integration

3.6

Integrating the scheme into the existing neighbourhood
The analysis of the area should consider housing requirements, local
character, connections, public realm, scale of existing development,
landscape/topography, access to existing facilities and services, public
transport; and site boundaries.
Factors to consider include:
• How the scheme will enhance the character of the area;
•

What will be the optimum layout of the scheme, particularly in relation to
the surrounding area?

•

How will the scheme connect to the wider area – are there opportunities to
improve existing routes and connections to public transport? Are there
opportunities to link to existing green routes or create new ones?
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3.7

•

How the scheme can take advantage of the landscape features/topography
of the site?

•

How can the scheme take advantage of the orientation of the site and
microclimates?

•

What will be the most appropriate density and mix of dwellings for the
area/site?

•

How will existing landmark features/buildings fit into the scheme?

•

How can both existing and new boundaries be incorporated into the
scheme?

•

Are there any designations on the site or nearby, for example Conservation
Area, which may restrain the development form?

•

Consider access to public open space – can the scheme take advantage of
existing spaces and are there opportunities to provide access to new, high
quality public spaces?

•

Explore and exploit opportunities for a reduction in the schemes
environmental impact and identify opportunities for the enhancement of
biodiversity.

Developers should aim to design well integrated schemes which connect to
the existing area. Schemes do not have to replicate existing development
within the area but they should respect and reflect local vernacular. Boundary
treatments should be handled sensitively and privacy should be maintained.
Existing hedgerows and mature trees should be retained unless there is a
strong justification for their removal.

A well integrated scheme should blend seamlessly into the existing landscape5

5

Scheme designed by Paul Davis and Partners Architects and Urban Designers
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3.8

3.9

Movement
Activity is the life blood of a successful community. The ease with which
people can move within and between neighbourhoods fundamentally affects
activity. Once the fundamental elements of the layout are fixed, a strategy for
movement can be designed.
Successful places are areas where people enjoy living and visiting. It is vitally
important to get the building layout right in order to promote sustainable
development. Buildings which are designed around interconnecting routes
provide an environment which is easy to access and travel through.
Connectivity needs to be carefully considered at the very beginning of the
design stage of all large scale development schemes in order to promote
sustainable development. Buildings should fit to the surrounding landscape
and blend with adjacent schemes/properties. In order to ensure that large
scale schemes (10 dwellings or more) are sustainably designed, applicants
are required to show evidence that the proposed design:
•
•
•

3.10

creates a coherent and connected street pattern;
establishes clear distinctions between public and private space;
frames streets and public spaces with active building frontages.

The evidence which is required to show how this has been achieved includes:
•

A contextual site plan showing how the scheme fits into the surrounding
area. In addition to the details of the site, the plan should incorporate a
buffer are outside the site area. It should show all relevant community land
uses within the area e.g. schools; medical centres; open spaces etc.
Transport routes (including access to public transport) should also be
incorporated into the plan.
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•

A more detailed plan showing:
how the scheme connects to the wider road network and public
transport infrastructure;
how it respects the existing routes in and around the site (e.g. desire
lines);
that it treats the highways as streets rather than roads, for all modes of
traffic (pedestrians, cyclists, cars etc);
how it provides a high quality street environment incorporating
appropriate levels of parking;
how it minimises the area taken up by the highway;
how pedestrians and cyclists can move around (including wheelchair
users and pushchair users);
where pedestrian priority areas are located.

Plan of movement through the site (Llewelyn Davies Yeang) courtesy of Manual for Streets

3.11

Manual for Streets, and Manuel for Streets 2 a highway design guidance
document produced by the Department for Transport, provides guidance on

9
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the design and layout of streets to ensure that developments are well
connected to the existing area. It is aimed at creating well designed residential
streets. The document sets out the process which needs to be undertaken in
order to ensure that residential streets meet the needs of all users. It
advocates a partnership approach between developers and local authorities.
The design principles sections set out the concepts for creating well
connected streets at the town centre and neighbourhood level. It also
addresses design issues relating to crime reduction. Applicants are advised to
seek direction from Manual for Streets early in the design stage to ensure that
residential schemes accord with national guidance.

3.12

3.13

3.14

3.15

Landscape Features, Townscape and Topography
New development should incorporate existing landscape features, such as
hedgerows, wherever possible to ensure that the scheme is well integrated.
The topography of the landscape will influence the layout of the scheme. On
sites with more uneven gradients, schemes should be designed to ensure that
there is minimal visual impact on new and existing development.
In sites located within or next to existing urban areas or settlements plans
should highlight:
•

the character of the townscape, including the street pattern,

•

the relationship between buildings and the street,

•

the age, scale and architectural style of buildings, and

•

any statutory or local plan designations such as listed buildings or
conservation areas.

On the edge of settlements the layout should be arranged so dwellings are
orientated to be outward facing to address the countryside, rather than turning
their back to the countryside. Where plot boundaries are located against the
countryside they should normally comprise soft planting and reinforce the
transitional qualities of the edge. Hard boundaries comprising only walls or
fences will normally be inappropriate unless they are designed to reflect the
rural character.
Orientation and Microclimates
It is fundamental to ensure developments work with the passage of the sun
across the sky. Knowledge of the path of the sun is essential in design to
ensure optimum passive solar gain and a reduction in glare. It is important to
remember that the position of the sun in the sky is dynamic, changing
according to time of day, time of year and the site’s latitude. Solar paths
should be modelled dynamically to pick up on all eventualities. The positioning
of buildings needs careful thought to ensure that overshadowing is minimised.
Openings of Living Rooms should be primarily orientated southwards.
Optimum benefits arise from orientations ranging from due south to 30º from
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due south. Kitchens are better facing east and bedrooms are often better to
the north to avoid light disturbance.

Orientate dwellings to
ensure optimum passive
solar gain

3.16

3.17

In cases where there is doubt about the quality of daylight or sunlight
reference should be made to BRE document Site Layout Planning for Daylight
and Sunlight: a guide to good practice, BS 8206 Lighting for Buildings, and
The Good Practice Guide 245 - Desktop Guide to Daylighting.
Density
The density of residential development is an important aspect of design as it
not only affects living standards but also affects the character of an area.
Schemes should blend with the surrounding area in terms of the scale of
development. It is important to ensure that residential densities are not so high
that it would result in an insufficient level of private outdoor space and/or it
would have an overbearing effect. Residential net densities should usually
range from 30 dwellings per hectare to 40 dwellings per hectare depending on
local character. In some instances it may be acceptable to have higher
densities depending on the location and neighbouring land uses.

Stage 2: Creating a Well Functioning Space (The site)

3.18

Public Open Spaces
The checks below will indicate the qualities of a proposed public open space
and whether it is likely to be successful:
•

Context - The location of publicly accessible areas within the site will
determine how well the space will be used.
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3.19

•

Activities bordering the space - The surrounding land uses will affect
how many users the space will attract. Informal surveillance by passersby
will have a significant effect on how safe the space will feel.

•

Activities within the space - Spaces should be multi-functional; a range
of activities should be achievable within the space at different times of day
or year.

•

Microclimate - The most successful spaces are those that feel
comfortable. Spaces which are sheltered from the wind, which capture both
sunshine and shade provide the best solution.

•

Scale - The scale needs to be suitable for the intended function of the
space. Smaller spaces can work just as well as larger spaces depending
on the intended use.

•

Proportion - The level of containment will influence how well a space is
defined. A sense of place may be lost if there is too little containment.

•

Objects within the space - Interesting features such as trees, changes in
level and public art can provide interest within a space and can act as a
focus.

•

Management - Public open space will require a management plan to
ensure that quality is maintained and places feel safe and secure.

Detailing the public realm
The detail of the public realm will have a significant impact on the quality of the
place. Effective coordination is needed from the design stage through to
delivery and maintenance. The following should be considered in detail:
•

Street furniture - Street furniture should be of a good quality and the
designer should liaise with the bodies which will be responsible for
maintaining it to ensure that quality will not be compromised following
future repairs. Clutter should be avoided wherever possible (refer to
Manual for Streets). Street lighting and street signs can be fixed to
buildings, where appropriate, if this is planned in advance and legal
covenants are in place where necessary.

•

Trees – Opportunities should be taken to incorporate existing trees and
hedgerows into the design of the development. Well maintained trees to
the front of properties or on the street help to improve the street’s
appearance and create habitats. With climate change, their contribution to
shading the street will be increasingly valuable. Designers should work with
the Council and the Highway Authority from an early stage to ensure that
problems relating to future maintenance can be overcome. It is essential
that detailed specifications are produced in order that trees are planted
correctly and will grow well, without causing future problems. Siting and
correct species selection are also important factors.
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•

3.20

Lighting - A coordinated lighting strategy that works with the public realm
can reduce clutter. Lighting levels can be designed to relate to the street
hierarchy, rather than being of standardised brightness, subject to
Highways requirements. Lighting should not result in any detrimental
harm to natural ecosystems.

Multifunctional space
Multifunctional space often works in many situations. Manual for Streets
advises that to create places that work for all members of the community, a
street should:
•

Help to build and strengthen the community it serves;

•

Meet the needs of all users by embodying the principles of inclusive
design;

•

Form part of a well-connected network;

•

Be attractive and have its own distinctive identity;

•

Be cost-effective to construct and maintain;

•

Be safe.

Manual for Streets identifies that SuDS systems
Can be successfully incorporated into streets
(Andrew Cameron, WSP)

3.21

Street hierarchy
When setting out street layouts and designing corridor sections, the following
aspects of the movement and visual hierarchy need to be considered:
•

Movement hierarchy
Traffic volume;
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Number of dwellings served;
Type of vehicles accommodated;
Whether or not there is direct access to individual properties.
•

Visual hierarchy
Scale (the distance between building fronts);
Enclosure (as determined by building heights);
Carriageway and footpath widths;
Street trees which can subdivide a street into different zones.

3.22

3.23

3.24

The busiest and best connected streets do not necessarily have the widest
corridors. Street sections need to be appropriate to each segment of a
movement corridor. It is important to identify those streets whose key function
is place rather than movement. This will include residential areas and town
centres. For these areas, consideration should be given to how street design
can enhance and promote a sense of place.
Connectivity
Street networks should be well connected in order to make it easier for
pedestrians and cyclists to move around. This also helps to disperse traffic
more evenly and takes away the need for busier trunk roads which are less
pedestrian friendly and less visually attractive.
As well as being internally well connected, a new development should be well
linked to the surrounding areas. Opportunities to develop/connect to green
infrastructure routes should be exploited where possible, in line with the Green
Infrastructure and Biodiversity Technical Paper.

New residential development connecting the existing public footpath and providing natural
surveillance

3.25

Improving driver behaviour through design
People often drive at what they perceive to be a safe speed or what they feel
is a reasonable speed for a particular road, even if this conflicts with signed
speed limits. The design of the road layout, townscape and landscape can
help to reduce the speed of vehicles. Physical design constraints and
psychological considerations should be utilised where practicable.
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3.26

3.27

Safety
The design of the scheme should incorporate a layout which is aimed at
reducing traffic speed. Manual for Streets sets out a number of ways in which
road safety can be addressed. Good visibility is paramount to a successful
scheme. Car parking and landscaping should be carefully considered in order
to prevent barriers to pedestrian and cyclist movement. It is advisable to seek
advice from the Development Management section prior to the design stage of
an application so that this can be resolved at an early stage. The Safer Places
Chapter provides guidance relating to crime reduction and design.
Walkable neighbourhoods
The street pattern and level of connectivity are critical to making a
neighbourhood walkable. Routes that offer long-distance views of where
pedestrians are heading tend to be more popular. Sense of safety is a key
aspect in determining people’s choice of walking and cycling. In order to make
safe and secure streets, the following fundamental factors should be
considered when designing for the pedestrian:
•

Pedestrian routes should be part of shared corridors and road space;

•

Building frontages (front doors and windows to habitable rooms) should be
along the streets;

•

Adequate street lighting for night-time safety;

•

Shared public space can create more activity and provide natural
surveillance;

•

Ensure routes are accessible for users of all abilities.

Footpath linking up to surrounding areas and providing natural surveillance

The Safer Places Chapter provides more detailed guidance on designing out
crime.
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3.28

Legibility
Streets and footpaths should be well defined so that all users can easily
navigate a route through the development. There should be clear sight lines to
important buildings, public spaces and points of activity. Landscape
treatments and architectural features should be used to define public spaces
and routes.

Residential development provides clear sight of public
open space/footpaths, providing safe access along pavements
for pedestrians

3.29

3.30

Make cycling an attractive option
Traffic calming measures can make it easier and safer for cyclists to share
roads. However, it is essential that the calming measures do not create
conditions which are dangerous or uncomfortable for cyclists. The details of
design and construction are most important. Cyclists should not be directed
over sudden changes in level or uneven surfaces or forced into the line of
motor vehicles, at road narrowings or chicanes. Nottinghamshire County
Council’s Cycling Design Guide (2006) provides more detailed guidance.
Accommodating the car
Car parking has a significant impact on the quality and usability of the public
realm. If parking is poorly designed, people will often use surrounding public
realm which is not designed to accommodate parked cars. Parking should be
safe and convenient but not dominate the street scene. Parking with frontage
access can overcome many of these issues and provide the most effective
and attractive parking solution - it is convenient, and it can increase the activity
and safety of the street.
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Parking discretely positioned between houses minimising the visual impact on the street scene

3.31

Designers should consider how on-street parking can be maximised by
providing appropriate street widths. This is not the only solution; each
development site requires careful assessment of the balance of what can be
provided on street and on plot in order to deliver an effective solution. The
document: Car Parking: what works where, English Partnerships and Design
for Homes provides useful information regarding appropriate car parking
treatments for specific locations.

3.32

The Residential Car Parking Standards Supplementary Planning Document
(SPD) sets out the required parking provision for new residential development
in the District.

Stage 3: Creating Safe and Accessible Streets and Homes (providing the
details)

3.33

The street as a whole
Streets should be functional for all users; they should not simply be
subservient to the movement of motorised vehicles. All elements of a street
should work in integration. They should be accessible by a range of modes of
transport and be designed to promote social interaction.

3.34

All streets should be defined by plot frontages; sides and backs of properties
should be set against adjacent sides or backs of buildings/plots. Active
frontages should be incorporated into schemes - doors and windows should
overlook the public highway, public open space and private space (where
appropriate). Where sites abut a public highway, the new development should
front on to the highway.

3.35

Access to buildings should be easily achieved from the public highway
allowing frequent trips to and from properties.
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3.36

Design for corners
Where a building is on a corner, it must turn the corner by providing an active
frontage to both streets. The entrance to the building should be on to the main
thoroughfare.

3.37

Corners pose particular design challenges in terms of achieving continuity to
street frontages, articulation of junctions, providing practical garden spaces
with adequate light penetration and privacy to gardens and windows. If these
issues can be reconciled they have the ability to contribute significantly to the
character and quality of the place.

3.38

Corner houses should articulate the corner and address both frontages. Many
standard house types are unable to achieve this satisfactorily. As such more
bespoke approaches to corner house types are likely to be necessary.

Building turns the corner with active frontages to both streets

3.39

Highlighting corners is best achieved by expressing height, the inclusion of
prominent entrances and/or windows or using the buildings form, architecture
and quality materials to provide emphasis.

3.40

Within larger development variation between corners is also necessary to
avoid each one appearing the same and undermining their contribution to the
legibility of the place.
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Examples house types designed to handle a corner and address both frontages, adding interest to the
street scene.

3.41

Main components of a street
A range of housing types and styles adds interest to the street scene and
breaks the monotony of identical house types. Applicants must demonstrate
that the key components of a street can be accommodated within the scheme.
Where necessary, proposals should include cross sections for key streets from
one building frontage to the other (spanning the entire street). All elements of
the street (both public and private spaces) should be included. This will
demonstrate how the street will function as a whole.
Components to include:
1. Plots and buildings, including details of set backs, building lines, external
spaces, parking and boundaries;
2. The street space, including:
• Footways;
• Space requirements for cycling;
• Verges;
• Street trees;
• On-street parking;
• Carriageway;
• Speed reduction measures;
• Sustainable drainage systems;
• Street lighting;
• Street furniture;
• Utilities (current needs and future requirements);
• IT and Broadband and
• Surface materials.
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Example of a Sustainable Urban Design Drainage System (SuDS)

3.42

Materials
Building materials and colours should be chosen for their high quality, to
complement site context and to strengthen the local distinctiveness of the
area.

3.43

The use of locally relevant building materials, techniques and detailing can
reinforce local distinctiveness and strengthen the special character and
identity of a place.

3.44

Materials used in boundaries, elevations and roofs should harmonise with the
predominant local character, colour tones and texture where these make a
positive contribution to the area. For sites with a weak or indifferent context,
materials can be used to help introduce a stronger sense of identity to a place.

3.45

Developers are encouraged to utilise locally produced traditional materials or
recycle and re-use building materials such as stone, bricks and tiles, to help
integrate a development into its context (provided these are not taken from
walls and structures that are themselves important elements of the areas
character.

3.46

The choice of materials needs to take account of their durability as well as
aesthetic considerations and character. It can be tempting to select materials
based on their low cost and ease of maintenance. This can be particularly
inviting where houses are to be managed by an external organisation such as
a housing association. However, low cost, low maintenance materials lack
integrity and undermine the quality of a place.

3.47

The Council strongly encourages the innovative design of new residential
developments in terms of the role it can play towards the requirement for zero
carbon developments. Further information regarding sustainable design for
new residential developments can be found in section 6.
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3.48

3.49

Homes
Homes should provide a comfortable, safe and private space which can be
enjoyed by the occupants. In order to ensure this can be achieved minimum
separation distances should be applied having regard to site conditions and
context. Separation distances should have regard to location, the conversion
of existing buildings, the character of the area and topography. Where the
existing pattern of an area has established a lesser standard, reduced
distances may be acceptable. On sloping sites, there may need to be greater
distances between properties or a change to the orientation of buildings to
avoid overlooking. When submitting planning applications where there are
topographical constraints, applicants will be required to demonstrate how
overlooking has been addressed.
The diagram below (figure 1) illustrates the minimum distances between
habitable rooms of dwellings at various angles. Table 1 below sets out the
minimum distances (m) that will normally be expected according to the angle
of the dwellings.

Habitable rooms are:
• Living rooms;
• Dining Rooms;
• Kitchens;
• Bedrooms;
• Other rooms not defined as
• non-habitable rooms.
Non habitable rooms are:
• Hall/landing;
• Bathroom/WCs;
• Utility rooms;
• Garages or other
outbuildings.

21

Ashfield Residential Design SPD 2014

Angle of direct sight line at
dwelling B

Angle of direct sight line at dwelling A

90º

80º

70º

60º

50º

40º

30º

20º

90º

21

21

20

19

18

16

12

8

80º

21

20

19

18

16

12

8

70º

20

19

18

16

12

8

60º

19

18

16

12

8

50º

18

16

12

8

40º

16

12

8

30º

12

8

20º

8

Table 1 Minimum distances between habitable rooms

3.50

Private outdoor space should adequately provide for the requirements of all
occupants. Dwellings should normally have a minimum single area of private
open space, excluding parking areas and garage spaces, in accordance with
Table 2 which sets out the minimum outdoor amenity space requirements for
dwellings.
Dwelling type/No. of
Bedrooms
1 or 2 bed house

Minimum outdoor amenity space
requirements (sq m)
50

3 bed house

70

4+ bed house

90

Flats

25 per flat

Residential institutions

20 per resident

Table 2. Minimum area amenity space

3.51

3.52

It is important to ensure that the outlook of dwellings is of a reasonable quality.
The Council will not be supportive of proposals where dwellings have a poor
outlook onto an unsightly area.
Internal Space Standards (Guidance)
In order to protect the amenity and well-being of the future occupants, each
dwelling should be adequate for the family or household which is likely to
occupy it. New housing is expected to be big enough to meet the needs of the
occupants for living, cooking, dining, sleeping, washing and storage of
household goods with convenient access to adequate amenity space.
Developers must demonstrate that rooms are functional for their purpose and
that dwellings provide sufficient room for storage.
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3.53

As guidance, the Council encourages the minimum standards for internal
spaces set out in Table 3 below have been derived from a comparative
analysis of a range of sources including detailed research and minimum space
standards adopted by a number of local authorities.

Dwelling Size

Studio
1
Person
(m2)

Double Bedroom

1 Bed
1
Person
(m2)
12

1 Bed
2
Person
(m2)
12

2 Bed
3
Person
(m2)
12

3 Bed
4
Person
(m2)
12

4 Bed
5 Person or
more
(m2)
12

7

7

7

7

Single Bedroom
Living Room (L)

13

13

13

15

15

Living/Dining (DL)

16

16

17

18

19

Kitchen (K)

9

11

11

13

13

Kitchen/Dining (KD)
Open
plan/combined
(KDL)
Bathroom/WC
combined
Storage

9

13

13

11

12

24

24

27

30

3.5

3.5

3.5

3.5

3.5

3.5

1.5

2.5

3.5

3.75

4.5

4.5

33

46

47

62

77

93

Overall floor area
Table 3 – Space Standards

3.54

3.55

3.56

K=cooking, D=eating, L=living

The space standards are derived from in-depth research carried out for CABE
and the Greater London Authority (HATC Ltd and Ipsos-MORI (2009) Resident
satisfaction with space in the home CABE, London; HATC Limited (2006)
Housing Space Standards, Greater London Authority, London) and a
comparative assessment of space standards as adopted by a range of local
authorities including Basingstoke, Croydon, Haringey, Lambeth, Mid-Sussex,
Richmond, Southwark and Watford.
Minimum room dimensions
Living rooms and bedrooms should not exceed a width to length ratio of 2:1
(i.e. must not be too long and thin). Double bedrooms should be a minimum of
3 metres in length and 2.6 metres in width and for a single bedroom, 2 metres
in width. Living rooms should have a width or length of at least 3.2 metres.
The minimum ceiling height should be 2.3 metres.
In Lifetime Homes and wheelchair housing, rooms must also be large enough
to accommodate the manoeuvring and access requirements for wheelchair
users. They must also accommodate accessibility features such as entrance
level bedspaces and through-floor lifts while remaining usable rooms.
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3.57

3.58

Outdoor storage
Well designed and located outdoor storage is paramount for the success of all
developments. Refuse and recycling storage space should be well integrated
into the curtilage of each residential property. It should be easily accessible
but discreetly located so that it does not dominate the street scene. There
should be adequate space to accommodate all bins and recycling containers.
Access for waste vehicles in terms of vehicle heights, weights, turning circles,
width, etc. needs to be taken into account in the design of residential
developments. For details of the amount of space required, carry distances
and other technical requirements developers should make early contact with
Ashfield District Council’s Environment Department. Table 4 identifies
Ashfield’s waste collection requirements as at October 2014.
Typical No of
Bins Required

Dwellings

Apartments

• 240 litre waste bin.
• 240 litre recycling
bin.
• 15 kg glass box
Calculated on the
basis of every 4.5
households
requiring:
• 1100 litre waste
bin.
• 1100 litre recycling
bin.

Optional
• 240 litre
garden waste
bin.

Other matters
For larger families or
where health issues
arise, extra bins may be
required.
The access and egress
route for the 1100 bins
should:
• Incorporate drop kerbs
onto the road;
• Not include steps on
the route.

Table Four: Ashfield District Council, Waste Collection Requirements as at October
2014

A central path between townhouses/terrace
properties enables bins to be stored out of
sight to the rear of dwellings.

Screened enclosures create a more attractive area
for bin storage. The use of planting softens the
scheme.
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3.59

3.60

Management and maintenance
The on-going management and maintenance of places is a key aspect of their
long-term viability and quality. Our streets, parks and public spaces must
provide high quality places that can be maintained at a reasonable cost.
Maintenance issues and costs therefore need to be considered as part of the
design process to ensure that maintainable schemes can be achieved and
managed thereafter. Funds spent on a good design and hard wearing
materials can be saved through lower maintenance costs over the lifetime of
the asset.
Developers should work closely with the planning and highway authorities
during the design stages to ensure that their adoption requirements can be
achieved without undermining the quality of the public realm. This is
particularly important where schemes propose creative or non-standard design
solutions in order to resolve any issues around adopting highways at an early
stage.
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4.0

Public Spaces, Green Infrastructure, Landscape and Biodiversity

4.1

A large area of Ashfield District is rural and urban fringe Countryside and
Green Belt. The Council’s Landscape Character Assessment (2009) identifies
three types of landscape character; Magnesian Limestone Ridge,
Nottinghamshire Coalfields and Sherwood. The District contains woods, rivers
and fields as well as agricultural land, important natural habitats and areas for
formal and informal recreation.

4.2

The District has a good proportion of green space ranging from the historic
parks at Annesley Hall, Hardwick Hall (registered) and Skegby Hall (nonregistered) to the large town parks of Titchfield (Hucknall), Kingsway (Kirkby)
and The Lawn (Sutton), to the smaller formal open spaces throughout the area
and the less formal open spaces and green corridors. Public Realm open
spaces include the Market Place in Hucknall, Portland Square in Sutton and
the pedestrianised area of Lowmoor Road in Kirkby.

4.3

Parks, play areas, nature reserves as well as less formal smaller areas to sit
and relax, act as the heart of Ashfield’s communities, bringing people together
and providing welcome breathing space within the built-up areas, as well as
opportunities for health, education, sport and leisure, recreation, culture and
the enhancement of natural habitats.

4.4

Ashfield’s green spaces are an important asset, they help to reduce CO2
emissions and contribute towards the quality of life that local people enjoy. To
achieve the Council’s objectives, developers/applicants will be expected to
demonstrate how the proposed development will:
•

Create attractive streets and spaces:
New streets and public spaces should be designed to be safe, attractive
and useable by many people with different needs. General aspects to
consider include: local character, existing landscape and wildlife features,
the size and type of space, location and prominence, connections to the
wider area, circulation patterns and desire lines. Public space should be
designed as an integral and complementary part of any development.
Boundary treatments should enhance public space, streets and public
space should be well-lit, avoiding dark corners. Public space that is poorly
located, low quality and of a form and layout that limits its usefulness will
not be supported.

•

Prepare management plans (if appropriate):
The long term success of any public space will depend on the adequacy of
the management and maintenance arrangements. These arrangements
will need to be considered at the outset. Management agreements will be
required for shared areas that will not be adopted by the District Council or
Parish Council.

•

Integrate high quality, functional green and public spaces with the
existing green infrastructure network:
This will enhance permeability to promote walkable streets and cycle paths
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to provide easy access to other green spaces, the urban fringe and the
wider Countryside. Access should be provided to a variety of spaces for
everyone, including adequate provision for those with disabilities or
impairments. Spaces should be provided in accordance with the Council’s
Green Space Strategy and Green Infrastructure and Biodiversity Technical
Paper.
•

Creatively incorporate a variety of biodiversity features appropriate to
their location:
o National Planning Policy Framework paragraph 109 emphasises the
importance of enhancing the natural and local environment.
Development should incorporate opportunities to enhance the local
environment as conserving and enhancing biodiversity makes both
environmental and economic sense. People value an environment rich
in wildlife and it facilitates both physical and mental health. A good
environment is reflected in both the attractiveness of a development
and the potential price people are willing to pay to live in there.
o This will help to prevent biodiversity loss, reverse habitat fragmentation,
promote priority habitats and maintain and enhance links to the existing
network of wildlife corridors and local wildlife sites (SINCs). Important
design principles to consider include:
o Where protected species exist on or next to a site, mitigation measures
should be incorporated to protect species, enhance biodiversity and
allow improved connectivity to the wider green infrastructure network;
o Local native species should be used in all biodiversity schemes. Locally
distinctive flora and fauna and natural features like trees, hedgerows,
water bodies and grassland should be incorporated and/or enhanced.
o Where a development results in a loss of biodiversity, provision should
be made to compensate for its loss in the locality to ensure an overall
biodiversity gain is achieved.

•

Create spaces that will inspire, excite, challenge and satisfy children:
This will encourage outdoor play and activity, social interaction and provide
an understanding of the environment and aid personal development. The
community should be involved in the design of the space so that it meets
their needs. Play provision should be consistent with the Council’s Green
Space Strategy and early discussions with the relevant officers of the
Council are encouraged.

•

Ensure open space and play provision is laid out to the recognised,
certified standard:
Where the Council is to provide future maintenance, facilities should be
suitably laid out and maintained to the point of transfer. Maintenance plans
should be provided for private spaces to ensure that the space remains
attractive and well used.
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4.5

•

Use landscape to integrate the development with its surroundings:
The use of landscaping should be appropriate to the scale and layout of
the development. High quality landscaping can reduce the impact nonresidential development (particularly service yards and car parks) will have
on the local landscape.

•

Make use of public art:
To be successful, art should be incorporated at the earliest stage in the
design and not when the scheme is completed. Public art should not be
limited to traditional forms; it can also be incorporated into functional
objects to provide a theme for an area or can be combined with making
provisions for play. Signage, lighting schemes and architectural detail
should all be considered to integrate public art within an area, adding to
and shaping the character. Community involvement is important to ensure
that the art reflects its locality. Future maintenance of art works also needs
to be carefully considered.

Biodiversity in buildings
Traditionally buildings have provided both roost sites for bats and nesting
opportunities for birds. Bat populations have fallen considerably so that it has
become necessary for all British bat species to be protected. Birds such as
swifts, swallows, house martins, sparrows and starlings will all use the
structure of a building to make nests. The reduction in available nesting and
roosting sites is implicated in the decline of these species.

4.6

The emphasis on climate change and more energy efficient designs means
that building do need to be more ‘airtight’ but this does not mean there has to
be less space for biodiversity. With a little planning in advance, provision can
be made for nesting birds and roosting bats in or on buildings. Consequently,
it is important that both buildings and any extensions are designed and
refurbished in a way in which biodiversity can be enhanced.

4.7

Sources of further advice on enhancing biodiversity in buildings include the
following:
•

Natural England identifies the Exeter Residential Design Guide SPD,
an example of best practice which includes advice in Appendix 2 of the
requirements for different species.

•

Biodiversity by Design. A guide for sustainable communities. The
Town and Country Planning Association 2004
Designing for Biodiversity: A Technical Guide for New and Existing
Buildings (2nd edition) Brian Murphy, Kelly Gunnell and Carol Williams
RIBA Publishing.

•
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5.0

Safer Places – Tackling Crime Through Design

5.1

Everyone deserves to live, work and relax in a safe environment. This means
a greater awareness is needed relating to the use of and design of buildings,
streets, open spaces and landscaping to create a sense of security. Crime
prevention measures are difficult to install once a development is complete, so
it is essential public safety and crime reduction is considered at the planning
stage. The aim of this chapter is to outline ways in which developments can
incorporate safety measures into their design.

5.2

5.3

5.4

Place Survey Results: The Fear of Crime
A Place Survey was undertaken by Ipsos MORI in 2008/09 to assess the
perceptions of residents in seven local authority areas in Nottinghamshire. The
survey was undertaken on behalf of a consortium of local authorities, which
include: Ashfield DC, Bassetlaw DC, Broxtowe BC, Gedling BC, Mansfield DC,
Newark and Sherwood DC, Nottingham City Council, and Nottinghamshire
County Council.
Perceptions of crime and safety are often central to whether residents see an
area as a good place to live or not. In Nottinghamshire, although most (88%)
felt safe during the day, just half (49%) felt safe outside at night, with 34%
feeling unsafe at night. Residents of Ashfield and Mansfield are most likely to
feel unsafe after dark. This makes it all the more important to ensure that all
new development is designed to a high standard and every opportunity should
be taken to ensure that crime is addressed through the design process.
National Policy and Guidance relating to Crime Prevention and Planning
Government Guidance: Safer Places, The Planning System and Crime
Prevention (2004), sets out in detail the key aspects which, in terms of
planning, help to contribute to the creation of sustainable communities. The
guide specifies that there are seven attributes of sustainable communities that
are particularly relevant to crime prevention (see table). These are:
•
•
•
•
•
•
•

Access and movement: places with well defined routes, spaces and
entrances that provide for convenient movement without compromising
security;
Structure: places that are structured so that different uses do not cause
conflict;
Surveillance: places where all publicly accessible spaces are overlooked;
Ownership: places that promote a sense of ownership, respect, territorial
responsibility and community;
Physical protection: places that include necessary, well-designed
security features;
Activity: places where the level of human activity is appropriate to the
location and creates a reduced risk of crime and a sense of safety at all
times;
Management and maintenance: places that are designed with
management and maintenance in mind, to discourage crime in the present
and the future.
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5.5

Design Guidance
Guidance on Planning and crime prevention is set out in Planning Practice
Guidance Paragraph: 010 Reference ID: 26-010-20140306. Table Five,
below is based on the seven attributes of sustainable communities as outlined
by Government Guidance: Safer Places, The Planning System and Crime
Prevention (2003). While the document has been archived the Table provides
a checklist to facilitate crime prevention through design. Natural surveillance
offers one of the best crime prevention solutions. Developments must be well
designed, enabling natural surveillance to be easily achieved. The following
checklist sets out ways in which design can assist in crime prevention.

7 Attributes of
Sustainable
Communities relating to
Crime Prevention
1) Surveillance

2) Access and Movement

3) Structure

Development Checklist

a. Surveillance cuts across all areas and has been
incorporated into each of the following sections –
guidance is marked with a (S). It relates to natural
surveillance, whereby places can be viewed by
people within the vicinity of the area.
a. Existing well used rights of way should be
incorporated into the development;
b. Footpaths and cycle paths should be overlooked
wherever possible (S);
c. Footpaths should be wide enough to allow free
flowing movement;
d. Routes should be well sign-posted where
appropriate;
e. Ensure there are a number of exit points on
footpaths/cycle paths where practical;
f. Footpaths and cycle paths should not be located to
the rear of properties (S);
g. High fencing/walls should not be installed along the
boundaries of footpaths or cycle paths (S);
h. Footpaths should be direct and avoid blind bends
(S);
i. An element of landscaping should be incorporated
into the design of footpaths and cycle paths;
j. Planting should allow a clear view through the
footpath/cycle path (S);
a. Boundary treatments should be designed in such a
way as to allow natural surveillance e.g. the height
should be kept to a minimum in public areas (e.g. to
the front of properties) (S);
b. Main entrances should be clearly visible and face the
street (S);
c. Entrances should be visible from the windows within
the dwelling (S);
d. Blank gable facades should be avoided especially on
corner/end plots (i.e. windows should be located on
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7 Attributes of
Sustainable
Communities relating to
Crime Prevention

4) Ownership

5) Physical Protection

6) Activity

7) Management and
maintenance

Development Checklist

gable ends) (S);
e. Secure bin storage facilities should be provided
within the curtilage of properties;
f. Rear gardens should abut each other;
g. Dwellings should be arranged to encourage
neighbour contact;
h. Pedestrian links should be overlooked by
neighbouring properties (S);
i. Car parking should be located in areas which are
overlooked and well lit. Residential parking should be
located within the curtilage of the dwelling and small
parking courtyards (for up to 6 vehicles) and/or on
street parking bays should be overlooked and
located in close proximity to properties. Both hard
and low level, low maintenance soft landscaping
should be incorporated into the design of the parking
areas (S).
Defensible space: public areas should be well defined
to promote a sense of ownership, respect and territorial
responsibility. The use of textured or coloured paving
materials and soft landscaping can help to define
public spaces. This will remove uncertainty about
public/private ownership of space.
Security measures should be incorporated into each
scheme. The proposal should be compliant with the
standards set out in the Secured by Design guidance.
Further information is available at:
www.securedbydesign.com
a. A mix of dwellings (e.g. ranging from 1 bed to 4 bed
properties) should be provided to promote
occupation at all times of the day (S);
b. Where possible, streets should be well connected to
promote activity. An endless series of cul-de-sacs
should be avoided (S);
a. Care should be taken to ensure that areas within the
public realm are of a good quality design;
b. Facilities management systems should be put in
place for areas within the public realm and for
tenanted properties;
c. Residents and business users should be encouraged
to become involved in the long term maintenance of
development schemes in order to promote a sense
of responsibility and ownership.

Table Five, The seven attributes of sustainable communities as outlined by Government
Guidance: Safer Places, The Planning System and Crime Prevention (2003).
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5.6

Key points
• Applicants are advised to seek advice from the Council’s Development
team who in turn will liaise with the Architectural Liaison Officer for
Nottinghamshire Police as early in the design stages as possible;
• The seven attributes set out above should be incorporated into the design
of each development scheme;
• The Design and Access Statement should provide a detailed explanation
of the scheme and how crime has been addressed through design.
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6.0

Sustainable Design

6.1

Ensuring the efficient use of resources both in the construction of new
developments and throughout their lifetime is essential in order to minimise
the impact on the environment. The consumption of natural resources and the
resultant emission of carbon dioxide is a significant contributor to climate
change. In 2009 the Government estimated that in the UK net emissions of
carbon dioxide were 473.7 million tonnes6. Of this, energy use in buildings
accounted for nearly half, and just under a quarter came from the energy used
to heat, light and run our homes. It is therefore essential that steps are taken
to reduce the resources used by new development in order to reduce the
impact of climate change. This is currently undertaken through Building
Regulations, the Code for Sustainable Homes (residential), BREEAM (nonresidential) and via the planning system. There are however planned changes
so that the Building Regulation Standards will become the key control for
sustainable construction.

6.2

Although the implementation of sustainable energy and buildings has
traditionally rested with Building Control through the legislation of Building
Regulations, the Government are now seeing the issues of sustainable design
as a responsibility for the planning and construction industry as a whole. The
measures set out in this section of the document are not intended to be seen
as a hindrance to the planning and construction process, but rather as an
opportunity to enforce a joined up approach to Building Control and Planning.
Approved Document L of the Building Regulations identifies the requirements
to implement energy efficient methods. The consideration of energy saving
and efficient designs at the planning stage, will ensure more options are
pursued and opportunities taken, to install technologies and methods to limit
energy consumption and maximise self-generated power, allowing for a more
sustainable and environmentally considerate process.

6.3

Key to delivering a more sustainable environment within Ashfield is the
willingness of developers and applicants to enter into early and meaningful
discussions with the appropriate officers of the Council. At a pre-application
stage, this will help to identify and resolve any potential conflicts between
meeting sustainable design objectives and other planning objectives. To
ensure that energy efficiency and resource use are fully considered in all new
developments Ashfield District Council will expect applicants and developers
to demonstrate the satisfactory environmental performance of their proposals.
This should be achieved through compliance with the requirements outlined
below which vary according to the size of the proposal. Where appropriate,
the Council would encourage developers to consult with the local community
at an early stage while there is still scope to make changes to the proposals.
Local communities will be able to raise issues for the developer to consider,
and make suggestions which could improve the development and reduce its
impact on the neighbourhood.

6

Department of Energy and Climate Change:
http://www.decc.gov.uk/en/content/cms/statistics/climate_stats/gg_emissions/uk_emissions/2009_final/2009_final.aspx
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6.4

Design and access statements should identify the design principles and
concept that have been applied to the development. These statements,
having regard to the nature of the development and type of application, should
demonstrate how the proposed designs and layouts will promote
sustainability, including the following key elements of sustainable design:
.
1)

Energy needs and supply issues are addressed as follows:
•

Reduction in the demand for energy use in the whole lifetime of the
development through appropriate design, construction and insulation
standards;

•

Using energy efficient supply measure to meet any energy demands;

•

Allowing for the effects of climate change throughout the lifetime of the
proposed development.

2) Water management:
• Improving efficiency in the use of water and conserving water
resources;
•

Incorporating sustainable drainage systems (SUDS) to manage
surface water runoff and reducing flood risk both within and resulting
from new developments.

3) Waste management:
•

Minimising waste, including both construction and future
users/occupiers waste;

•

Maximising opportunities of reuse, recycling and composting.

4) Access and Travel (The importance of an integrated approach to land use
and transport planning)
•

Minimising the need for travelling;

•

Maximising sustainable journeys.

5) Biodiversity:
•

Opportunities to improve biodiversity connectivity to nearby green
spaces should be investigated as part of the design and layout
process. Regard should be had to the green spaces and habitats
identified in the Council’s Green Space Strategy 2008 and Green
Infrastructure and Biodiversity Technical Paper 2013 or any updates.
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•

Conservation and enhancement of biodiversity as set out in the UK
Biodiversity Action Plan (where applicable), the Nottinghamshire Local
Biodiversity Action Plan and the Ashfield Green Infrastructure and
Biodiversity Technical Paper.

6) Conservation of the historic environment including archaeology, historic
buildings, parks, gardens and conservation areas.
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7.0

The Water Environment

7.1.

Water management and reducing the risk of flooding from all sources7 is a key
aspect of sustainable development. This is reflected in the Water Framework
Directive, the NPPF and Planning Practice Guidance. At a District level,
information is provided in the Ashfield Strategic Flood Risk Assessment, 2009
and the Greater Nottingham and Ashfield Outline Water Cycle Study
undertaken by Entec (2010).

7.2.

7.3.

Flood Risk
The NPPF requires the Council, in determining planning applications, to avoid
inappropriate development in areas at risk from flooding, to ensure flood risk is
not increased elsewhere and only consider development appropriate in areas
at risk of flooding where the application is informed by a site-specific flood risk
assessment. A Flood Risk Assessment (FRA) needs to be submitted
alongside planning applications in areas that are known to be at risk of river
flooding (within Flood Zones 2 or 3) and/or are greater than one hectare in
area or where other flood risks have been identified.
Sources of information on flood risk include:
a) Planning Practice Guidance. This should be applied in conjunction with the
information in the Council’s Strategic Flood Risk Assessment (SFRA) in
particularly Table 15 and Table 16.
b) The SFRA identifies “other sources of flooding “set out in tables and maps
for Sutton-in-Ashfield, Kirkby-in-Ashfield, Hucknall and the Rural Area.
However, this reflects a relatively broad brush approach. Therefore, they
should not be interpreted as providing definitive sources of flooding but
used to identify whether additional investigation is necessary by a site
specific flood risk assessment.
c) The Environment Agency with Natural England and the Forestry
Commission has produced guidance that explains their roles in new
developments. 'Building a Better Environment' provides initial information to
help you make the most of new development for people and the
environment. It also signposts to more technical advice, including consents
and permits you might need.
d) The Environment Agency’s website identifies a range of detailed maps –
‘What’s in your backyard?’ to show various environmental constraints that
may affect your development. Maps include:
•

groundwater aquifers

7

“Flood risk” means risk from all sources of flooding - including from rivers, directly from rainfall on the
ground surface, rising groundwater, overwhelmed sewers and drainage systems and from reservoirs,
lakes and other artificial sources.
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•
•
•
•
•

groundwater Source Protection Zones (SPZs)
flood maps
river quality
reservoir flood maps
surface water maps

e) Some applications will fall under Environment Agency Flood Risk Standing
Advice (FRSA) and may not need an FRA. The Standing Advice matrix is
used by Local Planning Authorities to establish the level of environmental
risk involved without the need to consult the Environment Agency directly.
See the What do I need to do for my Flood Risk Assessment? advice on
the Environment Agency website.
f) The County Council, as the Lead Flood Risk Authority, is likely to hold
increasing information over time on flood risk in the County.
7.4.

7.5.

Developers are advised to discuss flood risk matters with the Environment
Agency at the pre-application stage as this can identify any water related
issues that need to be resolved at an early stage.

Water Quality
The EU Water Framework Directive applies to surface water and groundwater.
The Directive has a number of objectives which include preventing
deterioration of aquatic ecosystems and protect, enhance and restore water
bodies to ‘good’ status. The Council as the local planning authority must have
regard to the River Basin Management Plans Humber River Basin District,
20098 in relation to the Idle and Torne District Catchment and the Lower Trent
and Erewash District Catchment. This Plan contains the main issues for the
water environment and the actions needed to tackle them. In line with the
objectives of the Water Framework Directive, development must not result in
any water body failing to meet the status class set out in the Humber River
Basin Management Plan covering the water environment in Ashfield.

7.6.

Development will be permitted where proposals do not have a negative impact
on water quality, either directly through pollution of surface or ground water or
indirectly through overloading of the sewerage system and Wastewater
Treatment Works. The ‘no deterioration’ policy of the Water Framework
Directive requires that current environmental conditions are maintained or
improved. It is therefore a key element of any development that it does not
have an adverse impact on water quality and ecology. Where appropriate, the
Council, as the local planning authority will make planning permission
conditional upon there being adequate sewerage facilities to cater for the
development without the development resulting in ecological damage or
having an adverse impact on the water quality.

7.7.

As a substantial area of Ashfield is on a principal aquifer there is a particular
emphasis on protecting ground water from contamination and enhancing the

8

National Planning Policy Framework, 2012 paragraph 165
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water environment. Further information on water quality is set out in the
Council’s Infrastructure Delivery Plan.
7.8.

7.9.

Although some pollution arising from runoff may be unavoidable and water
treatment at every outfall may be impractical, by moderating flows and filtering
runoff, SuDS can deliver significant reductions in impact on the water resource
by means of ground infiltration, storage and filtration or bio-filtration.
Development sites will be required to use mitigation measures to minimise any
resultant pollution. In consultation with the Environment Agency the Council
may require a Water Framework Directive Assessment (WFDA) as part of a
planning application.
Sustainable Drainage Systems (SuDS)
The detailed design of the surface water proposals based on Sustainable
Drainage (SuDS) principles, should be submitted and approved before any
development commences and preferably with the detailed planning
applications. The SuDS principles are to mimic natural catchment processes
thereby reducing flood risk by encouraging soakage on-site (where
appropriate), reducing pollutant concentrations (such as hydrocarbons from
roads) in the water for disposal, reducing the volume of surface water being
discharged from the site and, where discharge occurs to existing
watercourses/drains, limiting the flow by on-site attenuation and flow control
structures to the natural ‘greenfield’ run-off rate.

7.10. The design should follow the hierarchy of preference for different types of
surface water drainage systems as set out in Approved Document H of the
Building Regulations and the SuDS Manual produced by CIRIA, i.e. soakage
on site before discharge to watercourse/drains. If you propose to discharge
surface water from a new building or development into an existing
watercourse, you may be required to make improvements downstream (to
enable the watercourse to deal with any increased flow) or to provide storage
to control the rate of flow from the site.
7.11. Details of future methods of maintenance of SuDS systems, the body that will
be responsible and the method of funding of the maintenance will also be
required.
7.12. Under the Flood and Water Management Act 2010, Nottinghamshire County
Council is the SUDS Approving Body (SAB). When Section 3 of the Act is
implemented, an application to the County Council will be necessary to
approve drainage plans for both permitted developments and for planning
applications.

Other Consent
7.13. Investigations should be carried out to check for the presence of land drainage
systems (i.e. watercourses and culverts) on or abutting an application site.
Applicants should be aware of their responsibilities in respect of these
systems.
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7.14. Applicants who are proposing to carry out any works within eight metres of the
bank of a ‘main’ river, including demolition, construction or storage, will require
a Flood Defence Consent, in addition to any planning permission granted.
Additionally, works may require further assessment (such as a Water
Framework Directive Assessment) depending on the impacts on the river.
Applicants are strongly advised to contact the Environment Agency directly for
any proposals close to a watercourse.
The Main Rivers designated in Ashfield comprise the following:
River Erewash from Park Lane, Kirkby in Ashfield
River Leen from Castle Mill Farm, Papplewick.
Baker Lane Brook from the Hucknall By-pass, Hucknall.
(August 2014)

Further information is available in the Environment Agency “Living on the
Edge' guide which explains your rights and responsibilities in relation to
riverside ownership.
7.15. Ordinary watercourses are all those watercourses that are not designated as
main rivers. Changes to an ordinary watercourse which may affect flow or
flood risk will require written consent from Nottinghamshire County Council, as
the Lead Local Flood Authority, prior to carrying out such works. This can
include erection or alterations to bridges, culverts, weirs, trash screens, pipes
crossings in channel or any other obstruction to the flow of an ordinary
watercourse as any change has the potential to increase flood risk to people
and property.
7.16. Flood risk management authority can designate a feature on your land as a
flood risk management asset, for example a garden wall where it can help to
reduce flood risk. Features and structures that have been designated as an
asset cannot be altered, removed or replaced without the consent of the
responsible authority. Nottinghamshire County Council maintains a register of
structures or features which in the opinion of the authority, are likely to have a
significant effect on a flood risk in its area.
7.17. Future access for undertaking maintenance of land drainage systems must be
considered when designing the development layout.
7.18. You are recommended to contact Nottinghamshire County Council’s Flood
Risk Management Team before carrying out any work which will impacts on an
ordinary watercourse or check to establish that a structure close to a
watercourse has not be registered. (Tel: 0115 977 4590 or
flood.team@nottscc.gov.uk).

Water as a resource
7.19. There is a requirement to save water with the Watercycle Study for Greater
Nottingham and Ashfield indicating that the water resource situation in the
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East Midlands is significantly constrained with little opportunity to develop new
water resource schemes. In addition, substantial carbon and energy can be
saved by using water more efficiently as energy is used in processing,
transporting pumping and taking away waste water and for water treatment.
Consequently the design of buildings and the water services is a key aspect in
saving water to save. Guidance such as the Environment Agency’s 'Building a
Better Environment' and ‘Water efficiency in new homes An introductory guide
for housebuilders’ NHBC Foundation, 2009 identifies how buildings can be
designed to save water through a variety of water efficiency measures.
7.20. Where possible, consideration should be given to the use of green roofs,
rainwater harvesting systems and similar water recycling systems.
Foul Drainage
7.21. Proposals for dealing with foul water drainage will need to be addressed in
any residential planning application. Usually, this will mean connecting the
development to the public foul sewerage network either directly or indirectly.
Approval will be required from Severn Trent for direct connections to the public
sewer.
7.22. Outline applications will need to provide sufficient information to show that any
indicative layout proposed is capable of being implemented without causing
flooding or pollution.
7.23. If an application proposes to connect a development to an existing private
drainage system then details of the existing system should be shown on the
application drawings. Applications in areas where there is no public sewerage
network available or where a connection is not practical, must be
accompanied by a ‘Foul Drainage Assessment’ (FDA), to demonstrate that an
alternative means of disposal can be achieved. The FDA must include a full
assessment of the site, its location and the method of sewage storage,
treatment and disposal. Environment Agency consent is required for any
proposed discharge.
7.24. No surface water is to be connected to the foul drainage system. Where
possible, consideration should be given to the use of greywater recycling
systems.
7.25. Any relevant correspondence with Severn Trent or the Environment Agency
should be submitted with the application. Onsite and offsite sewers to be
offered for adoption will need to comply with the requirements of Severn Trent.
7.26. Prior to completing planning application forms, applicants are advised to view
the public sewer records held by Severn Trent Water Ltd. Any proposal that
affects a public sewer will need discussion with Severn Trent. This may
include connecting to, altering, or building over/close to, a public sewer.

40

Ashfield Residential Design SPD 2014

8.0

8.1.

Minerals & the Coal Mining Legacy
Mining Legacy
Ashfield has a mining legacy which may need to be considered in taking
forward residential development schemes in certain areas. Whilst most past
mining is generally benign in nature, potential public safety and stability
problems can be triggered and uncovered by development activities.

8.2.

The Council as the local planning authority will consider issues raised by
mines entries and other mining legacy matters to ensure that site allocations
and other policies and programmes will not lead to future public safety
hazards. It is important that new development recognises the problems and
how they can be positively addressed so that new development is safe, stable
and sustainable.

8.3.

The Coal Authority has defined a Development High Risk Area, within which
defined mining legacy features are present which may lead to land instability.
The Development High Risk Area for Ashfield is illustrated on the plan
contained on:
http://coal.decc.gov.uk/en/coal/cms/services/planning/strategy/ashfield_distr/a
shfield_distr.aspx

8.4.

In the Development High Risk Area any planning application will need to be
accompanied by a Coal Mining Risk Assessment which considers the mining
legacy present and identifies what remediation, mitigation or treatment
measures are necessary to allow development to go ahead. Advice on Coal
Mining Risk Assessments is available on The Coal Authority website at:
http://coal.decc.gov.uk/en/coal/cms/services/planning/strategy/strategy.aspx

8.5.

8.6.

Residential layouts will need to take account the presence of certain mining
legacy features. The Coal Authority will not support the erection of any new
development above or within the zone of influence of mine entries, even
where these have been treated. Residential layouts will need to be designed
so as to include appropriate stand-off distances around any mine entries.
Advice on developing above mine entries is available
at:http://coal.decc.gov.uk/assets/coal/whatwedo/4265-policy-for-building-overor-within-the-influencing.pdf
Mineral Resources
Ashfield contains mineral resources which may in due course be included
within defined Mineral Safeguarding Areas (MSAs). MSAs will be defined in
the Nottinghamshire Minerals Plan which is currently in preparation by
Nottinghamshire County Council. The District Council is under a general
obligation set out in National Planning Policy to prevent the unnecessary
sterilisation of mineral resources of national and local importance. As part of
taking forward residential development, consideration should therefore be
given to the potential prior extraction of the mineral resource ahead of
development. The most commonly minerals that can be prior extracted are
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sand & gravel and surface coal. In the case of the latter the removal of
remnant coal can be a cost effective way of mitigating unstable land issues
arising from mining legacy.

8.7.

Other Consents
Prior extraction of surface coal requires an Incidental Coal Agreement from
The Coal Authority. Further information can be found at:
http://coal.decc.gov.uk/en/coal/cms/services/licensing/license_apps/license_apps.aspx

8.8.

Under the Coal Industry Act 1994 any intrusive activities, including initial site
investigation boreholes, and/or any subsequent treatment of coal mine
workings/coal mine entries for ground stability purposes require the prior
written permission of The Coal Authority, since such activities can have
serious public health and safety implications. Failure to obtain permission will
result in trespass, with the potential for court action. Application forms for Coal
Authority permission and further guidance can be obtained from The Coal
Authority’s website at:
http://coal.decc.gov.uk/en/coal/cms/services/permits/permits.aspx

8.9.

Contact details for individual operators that may be able to assist with coal
extraction in advance of development can be obtained from the Confederation
of Coal Producers’ website at www.coalpro.co.uk/members.shtml.
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9.0

9.1.

Planning Application Requirements
Pre-Application Advice
The Council has now adopted a charging schedule for pre-application advice;
this is available on the Council’s website. Applicants are advised to contact the
Development Team prior to submitting a planning application to seek advice
about the proposal. For more complex planning applications it is advisable to
have at least one pre-application meeting with a Planning Officer. A preapplication meeting will help the applicant to:
1. Find out what will be required to be submitted with the application;
2. Find out about the planning process and what needs to be considered
when drawing up a proposal i.e. in relation to Local Planning Policies,
design, the affect on neighbouring development etc.
3. Gauge whether the scheme is likely to be considered favourably by the
Council;
4. Reduce the likelihood of submitting an invalid application.

9.2.

9.3.

9.4.

9.5.

It is essential that applicants take along as much information about the
proposal as possible to the pre-application meeting. Useful information to take
to a pre-application meeting includes scaled plans and sketches showing the
design and layout of the scheme and how it relates to the surrounding area. In
addition to this it would also be useful to provide information about the
following issues: roads/traffic; noise; flooding; drainage; footpaths;
watercourses; sewers; access to services/facilities. It is always best to contact
a Planning Officer to check what information will be required prior to attending
a pre-application meeting.
Historic Assets
A heritage statement should be submitted with applications affecting historic
assets (e.g. listed buildings; Scheduled Ancient Monuments, properties in
conservation areas). The Historic Environment Record (HER) at
Nottinghamshire County Council should be consulted as a minimum and
expert advice should be sought where necessary prior to the submission of a
planning application. The HER contains detailed information relating to a
range of historic assets within Nottinghamshire. Applicants are also strongly
advised to seek advice from the Development Management section of the
Council. Ideally, a pre-application meeting should be held to discuss the
details of the proposal in order to ensure that it complies with current
legislation and planning policies, and, is of an appropriate design which is
sensitive to the heritage asset/s in question i.e. conservation area or listed
building.
Planning Application Submission
The National Standard Planning Application Form (1APP), introduced on 6th
April 2008, is the only way of submitting a planning application to all planning
authorities in England.
You can download the forms from the Council’s website or alternatively, an
application can be submitted electronically via the Planning Portal website.
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You should check the Validation Lists to make sure you have included all the
relevant documents and forms with your application. For more information
please see the Planning’ section of the Council’s website which provides
details of the planning application process.

9.6.

9.7.

Design and Access Statements
A Design and Access Statement (DAS) is a written statement which provides
the justification for a planning application. It is a legal requirement for certain
types of planning application and for proposed development within a World
Heritage Site or Conservation Area. A Design and Access Statement is a
short report which sets out the design process; it should give details of the
proposed scheme in a structured format. The information contained within a
Design and Access Statement must be proportionate to the complexity of the
proposal. In addition to the written statement, it is also beneficial to include
maps, photos and drawings to illustrate the key points of the scheme.
When is a Design and Access Statement required?
A Design and Access Statement must be submitted with a planning
application for major development. It is required for both outline and full
planning applications. Lower thresholds apply in conservation areas and
World Heritage Sites, where some smaller applications must also be
accompanied by a Design and Access Statement. Listed building consent
applications must also include a Design and Access Statement. Applications
for a material change of use do not need to be accompanied by a Design and
Access Statement.

9.8.

A Design and Access Statement must explain the design principles and
concepts that have been applied to the development. It must also demonstrate
how the proposed development’s context has influenced the design. The
Statement must explain the applicant’s approach to access and how relevant
Local Plan policies have been taken into account, any consultation undertaken
in relation to access issues, and how the outcome of this consultation has
informed the proposed development. Applicants must also explain how any
specific issues which might affect access to the proposed development have
been addressed.

9.9.

The level of detail in a Design and Access Statement should be proportionate
to the complexity of the application, but should not be long. For most
straightforward planning applications, the Design and Access Statement may
only need to be a page long.

9.10. A Design and Access Statement should clearly set out how the design of the
proposal relates to the existing building/area in terms of the layout, scale,
massing, materials and architectural features. Account should be taken of the
history and evolution of a building/area. Where relevant, applicants should
also make reference to the Historic Environment Record and how it has
influenced the scheme. (Please see the requirements for sustainable design
in Paragraph 6.4).
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The Design and Access Statement process
9.11. Prior to designing the scheme and writing the Design and Access Statement,
applicants are advised to:
1. Undertake an assessment of the following:
•

•
•
•

Physical Character: Determine how the scheme will fit with the local
landscape in terms of existing types of development, the scale and
design of buildings; movement of people/vehicles (highways/parking);
Social: How will local people be affected by the development?
Economic: How will the development impact on the local economy?
Planning policy: which policies are applicable to the proposal?

2. Involve the community:
•
•
•

Undertake consultation with the local community;
Determine what type of consultation methods are suitable/most
effective (depending on the scale of the scheme);
Evaluate the findings of the consultation.

3. Evaluate the results
• Determine what design options are available for the scheme based on
the evaluation of the first two stages of this process (Assessment and
Involvement).
4. Design the scheme
• Following the evaluation stage applicants are in a better position to start
to design their scheme based on the findings of the first two stages.

Writing the Design and Access Statement
9.12. A Design and Access Statement needs to be succinct and should demonstrate
that the applicant has a good understanding of the character and
circumstances of the local area. The design and use of the proposed scheme
must respect the character of the local area. Applicants are advised to use
photographs, visuals/drawings, and written text to demonstrate the
appearance of the scheme in its surrounding context. The following is
suggested as a format for the written report:
1. Area character/Land use: Provide details of the character of the area and
justify why the proposed land use is appropriate for this area. With regard to
appropriate land uses, it may be useful to make reference to local and national
planning policies and the existing land uses in the surrounding area. It is
important to demonstrate how the proposal will connect with the wider area.
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2. Amount: In certain circumstances, where densities are higher or lower than
average, it may be useful to provide justification for the amount of
development proposed (e.g. number of dwellings/size of units) and
demonstrate why this is appropriate for this area. Consider the density and
scale of development in the area; how will it affect the way the area functions
i.e. in terms of traffic, pedestrian movement, impact on local services etc.
Include details about constraints which may have influenced/restricted the size
of the scheme.
3. Layout (use written explanation, plans and drawings): Provide details of
the layout of the scheme. Applicants should use illustration to demonstrate
how the roads and footpaths provide good connections both within the site
and to the surrounding area. Vehicular and pedestrian movement and the
orientation of the buildings should be demarcated on the plans/drawings.
Diagrams and written text should demonstrate how natural daylight and
natural surveillance (crime reduction) have been considered within the
scheme. Issues to take into consideration in this section include: defining
public and private space within the scheme; identifying how changes in levels
will be addressed; what would be the most optimum position for windows and
doors; how will landscaping features affect movement.
4. Scale: Provide an explanation about the scale of the buildings and how
they sit within the existing built or natural environment. Three dimensional
visuals/drawings usefully show how schemes will fit into the existing
landscape.
5. Landscaping: Landscaping should be a key consideration at an early stage
in the design process. The Design and Access Statement should demonstrate
how the design of outdoor spaces (both public and private spaces) will
enhance the scheme through both appearance and functionality. Applicants
should also set a strategy for the long term maintenance of public spaces. The
scheme will also need to address the issues/obstacles which are likely to
affect the disabled and elderly e.g. level changes; non slip surfacing;
signage/visual aids; the need for resting places; lighting etc.
6. Appearance: The Design and Access Statement should set out the thought
process which has led to the overall design of the scheme. For example, is
this a scheme which will blend seamlessly with its surroundings or is it a
statement scheme which will set the context for the regeneration of an area.
Applicants are encouraged to submit visuals (coloured drawings, photographs
etc) showing an interpretation of the completed scheme. Details of the
proposed materials should also be included within this section of the Design
and Access Statement. Where materials have not been decided, it would be
useful to provide details of a range of materials which are being considered for
the scheme. The Design and Access Statement should also take account of
the changes in light throughout the day and through the seasons i.e. how will
this affect the scheme in terms of natural light; orientation of buildings,
microclimate.
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7. Access Statement: The statement should clearly set out how the applicant
has addressed access issues through the design of the scheme, with
particular reference to the inclusion of disabled people. This should include
how relevant local planning policies have been applied. The policy approach
set out in the design and access statement will inform decisions taken further
down the line in the development process.
Pre-Application Advice
9.13. There are two aspects to this section – 1) Transport, and 2) Inclusiveness.
Although these can be interrelated it is better to show how the scheme
addresses each aspect separately.
1) Transport
With regard to transport, the statement should explain why the road layout
provides the best solution for vehicular and pedestrian movement through the
site and how it provides access to public transport. Applicants should explain:
•
•
•

the reasoning behind the location of the access points;
The reasoning behind the layout of the roads and footpaths; and
how the layout of the scheme provides the optimum solution for access to
public transport.

Applicants need to clearly show that pedestrians (including the disabled) and
vehicles can move safely and comfortably through the site. Diagrams should
be used to show how footpaths, roads, and sight lines will be linked both
within the scheme and to the surrounding area.
2) Inclusiveness
The internal layouts of buildings need to be shown; the visibility of entrances
and access to the buildings through entrance areas or front doors, as well as
access to facilities such as toilets, meeting rooms, shops or sports centres
should be clearly demarcated and explained. This section should also explain
how levels change within public spaces, including pavements and dropped
kerbs, bus stops, parking spaces including blue badge holders at train
stations, and parks. It should show how using symbols and pictures can help
people navigate their way through the site.

Consultation
9.14. Applicants need to demonstrate that they have undertaken adequate public
consultation on access issues and that the results have fed into the design of
the scheme. It is vitally important that a cross-section of society is involved in
the consultation process to enable the designer/applicant to address the
needs of all users.
9.15. For major residential developments, please make reference to the Building for
Life 12 questions in Appendix 1 and submit with your Planning Application.
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Residential development schemes should accord with all aspects of Building
for Life.

48

Ashfield Residential Design SPD 2014

10.0

Policy Background and Best Practice Design Guidance

Pre-Application Advice
10.1. This Supplementary Planning Document (SPD) sets out the guidelines used in
determining planning applications for residential development. It should be
read in conjunction with other planning policies, which are set out below.
National Guidance
10.2. The National Planning Policy Framework (NPPF) highlights the Government’s
position regarding the importance of design to the built environment. The Core
Planning Principles (NPPF paragraph 17) requires local planning authorities
to:
‘always seek to secure high quality design and a good standard of amenity for
all existing and future occupants of land and buildings’.
More detailed advice is set out in the Part 7 “Requiring Good Design”. The
Government’s objective for the planning system is to promote good design
that ensures attractive, usable and durable places and sees this as a key
element in achieving sustainable development. Part 7 provides more detailed
national guidance on the key principles of design and sets the context for the
determination of planning applications. (Paragraph’s 56 to 68). This includes:
•

That “good design is indivisible from good planning and should contribute
positively to making places better for people” (paragraph 56).

•

Local authorities should consider using design codes where they could
help deliver high quality outcomes (paragraph 59).

•

That design goes beyond aesthetic considerations and stresses the
importance of connections between people and places and the integration
of new development into the natural, built and historic environment
(paragraph 61).

•

Permission should be refused for development of poor design that fails to
take the opportunities available for improving the character and quality of
an area and the way it functions. (Paragraph 64)

10.3. The Ashfield Local Plan Review 2002 (ALPR) was adopted in November
2002. A number of policies within the ALPR are ‘saved’ policies under the
provisions of the Planning & Compulsory Purchase Act 2004; Schedule
8(1(3))9. Due weight can be given to these policies under NPPF paragraph
215, according to their degree of consistency with the NPPF. Policies within
the document include those that ensure residential development will not
adversely affect the character, quality, amenity or safety of the environment
and the design is acceptable in terms of appearance, scale and siting. The
9

The saved policies in the Ashfield Local Plan Review 2002 are identified on the Council’s website
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majority of the ALPR 2002 policies have been saved and they provide a robust
framework for making decisions on planning applications. The main policy
considerations in this instance are:
•
•
•
•
•

Policy ST1 – Development;
Policy HG3 – Housing Density;
Policy HG5 – New Residential Development;
Policy HG6 – Public Open Space in New Residential Developments;
Policy HG8 – Residential Care Facilities, Houses in Multiple Occupation,
Bedsits, Flats and Hostels.

Best Practice Design Guidance
10.4. The best practice guidance below must, wherever possible be taken into
account by developers.
10.5. Manual for Streets - Manual for Streets is a highway design guidance
document produced by the Department for Transport. It is aimed at creating
well designed residential streets. The document sets out the process which
needs to be undertaken in order to ensure that residential streets meet the
needs of all users. It advocates a partnership approach between developers
and local authorities. The design principles sections set out the concepts for
creating well connected streets at the town centre and neighbourhood level. It
also addresses design issues relating to crime reduction. Applicants are
advised to seek direction from Manual for Streets early in the design stage to
ensure that residential schemes accord with national guidance.
10.6. Nottinghamshire County Council (NCC) is the Highway Authority for the area
covered by this SPD. The Authority has adopted the 6C’s Highways Design
Guide (three cities and three counties) which is hosted by Leicestershire
County Council. This guide details issues relating to the design and adoption
of new roads. In order to be adopted, all aspects of the public realm need to
satisfy the technical requirements of the Highway Authority. The home page
for the Design Guide can be found using the following link
http://.leics.gov.uk/index/6csdg.htm
10.7. The Government’s ‘Safer Places’10 document provides `guidance on how
good planning can reduce crime by ‘designing out’ opportunities for crime and
‘designing in’ community safety. The key aspects of this document are set out
in section 5 of this document.
10.8. The Code for Sustainable Homes is the national standard for the sustainable
design and construction of new homes, it aims to reduce our carbon emissions
and create homes that are more sustainable. The Code goes further than the
current building regulations, but is entirely voluntary, and is intended to help
promote even higher standards of sustainable design although it is recognised
that with impending changes to Building regulations this may change in the
future.

10

Safer Places: The Planning System and Crime Prevention, ODPM, 2004
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10.9. Achieving good design and sustainable development are the core principles
underlying planning. At the heart of sustainable development is the simple
idea of ensuring a better quality of life for everyone, now and for future
generations.
10.10. Building for Life 12 - Building for Life 12 (BfL12) is a nationally recognised
design guide which is led by three partners: Cabe at the Design Council,
Design for Homes and the Home Builders Federation, supported by
Nottingham Trent University. Its aim is to provide a basis for the creation of
well-designed homes and neighbourhoods. Local communities, local
authorities and developers are encouraged to use BfL12 as a guide to creating
good places to live.
10.11. The scheme sets out a list of 12 criteria which are considered to form the basis
of good design. Residential schemes should aim to address the 12 BfL
questions. In addressing the 12 questions, schemes should aspire to be
attractive, functional and sustainable places. BfL12 accords with the National
Planning Policy Framework and the Government’s commitment to build more
homes, better homes and involve local communities in planning. The 12
questions are designed to guide discussions between local communities, the
local planning authority, the developer of a proposed scheme and other
stakeholders. BfL12 is also designed to assist local planning authorities in
assessing the quality of proposed and completed developments; and as a
point of reference in the preparation of local design policies.
10.12. The scoring system for BfL12 is based on a simple ‘traffic light’ system (red,
amber and green) it is recommended that new developments should secure
as many ‘greens’ as possible whilst minimising the number of ‘ambers’ and
avoiding ‘reds’. The more ‘greens’ the better a development will be. A red light
gives warning that an aspect of a development needs to be reconsidered. A
development proposal might not achieve 12 greens for a variety of reasons.
Where a proposal is identified as having one or more 'ambers', this would
point to the need to rethink whether these elements can be improved, however
local circumstances may justify why the scheme cannot meet the higher
standard expected of a green
10.13. The 12 Building for Life questions are set out in Appendix 1.
10.14. Heritage - The effect of development on heritage assets should be considered
at the earliest stage in the design process. English Heritage has produced a
range of guidance aimed at assisting Councils and developers in the
development process. The Council will utilise guidance produced by English
Heritage in the determination of planning proposals which have the potential to
affect heritage assets. Applicants are also advised to seek guidance from the
publications produced by English Heritage.
10.15. Ashfield District - Ashfield District Council is committed to developing safe
and sustainable neighbourhoods. The vision contained within the Ashfield
Local Plan sets out the Council’s commitment to the creation of well designed
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development of a high quality. This closely aligns with the Vision in the
Ashfield and Mansfield Community Strategy11:
“A dynamic, attractive and prosperous area that we can be proud of”.
10.16. The Council’s Corporate Plan also reflects this vision with its priority objectives
being:
•
•
•
•

11

A dynamic productive and rewarding local economy;
Community responsibility for an attractive and safe environment;
Stronger and more resilient communities where people want to live, work,
play and be involved;
Ashfield District Council is an enabler of local leadership in Ashfield.

Ashfield and Mansfield Community Strategy: 2013-2023
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Appendix 1
Building for Life 12 Questions
Integrating into the neighbourhood
1. Connections
Does the scheme integrate into its surroundings by reinforcing existing
connections and creating new ones; whilst also respecting existing buildings and
land uses along the boundaries of the development site?
2. Facilities and services
Does the development provide (or is it close to) community facilities, such as
shops, schools, workplaces, parks, play areas, pubs or cafes?
3. Public transport
Does the scheme have good access to public transport to help reduce car
dependency?
4. Meeting local housing requirements
Does the development have a mix of housing types and tenures that suit local
requirements?
Creating a place
5. Character
Does the scheme create a place with a locally inspired or otherwise distinctive
character?
6. Working with the site and its context
Does the scheme take advantage of existing topography, landscape features
(including watercourses), wildlife habitats, existing buildings, site orientation and
microclimates?
7. Creating well defined streets and spaces
Are buildings designed and positioned with landscaping to define and enhance
streets and spaces and are buildings designed to turn street corners well?
8. Easy to find your way around
Is the scheme designed to make it easy to find your way around?
Street & Home
9. Streets for all
Are streets designed in a way that encourage low vehicle speeds and allow them
to function as social spaces?
10. Car parking
Is resident and visitor parking sufficient and well integrated so that it does not
dominate the street?
11. Public and private spaces
Will public and private spaces be clearly defined and designed to be attractive,
well managed and safe?
12. External storage and amenity spaces
Is there adequate external storage space for bins and recycling as well as
vehicles and cycles?
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