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1.0 EXECUTIVE SUMMARY 

This statement demonstrates how the proposed 4‑unit residential development 

(total floor area 668.17 m²) will comply with planning and technical standards for 

space, energy/carbon, water efficiency, and accessibility. It addresses Nationally 

Described Space Standards (NDSS), Building Regulations (Part L energy, Part M 

access, Part F ventilation, water efficiency), and relevant planning policy (NPPF, 

optional technical standards guidance).  

Each dwelling (3‑bed, 3–storey) comfortably exceeds the NDSS minima[1]. High-

efficiency fabric (e.g. walls U≈0.18 W/m²K, roof ≈0.13, windows ≈1.4) and 

mechanical ventilation with heat recovery (MVHR) will meet Part L2021 and Part 

F. A 10% DER margin over the TER is targeted, aided by in‑rooftop PV panels. 

Rainwater harvesting and 110 L/person-day fittings will meet water efficiency 

goals.  

Accessibility is addressed via Part M4(2) “accessible & adaptable” dwellings, with 

level thresholds, 800 mm doors, reinforced walls, and mobility space in layouts. 

One wheelchair‑adaptable unit meeting M4(3) is provided. Cycle storage (2 

spaces/house) and EV charging (1 point per house) are included, exceeding draft 

policies. A Construction Management Plan will minimize construction impacts. 

Tables below map each requirement to our scheme, and appendices provide 

sample SAP assumptions, U‑values, and design checks. 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=2b%204p%2070%2079%20%C2%A0,0
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2.0 INTRODUCTION 

 

This planning statement supports a proposal for four new townhouses (3 beds 

each) with a combined floor area of 668.17 m² and ten off-street parking spaces. 

The site location is not specified in the brief and is treated as generic; the scheme 

is an infill residential development. The statement demonstrates compliance with 

statutory requirements (NPPF, Building Regulations) and local standards. The 

applicant commits that all dwellings will meet the Nationally Described Space 

Standard (NDSS), Building Regulations Part L carbon targets, and deliver at least 

a 10% biodiversity net gain (subject to exemption). 

 

2.1 Submitted Documents 

The application is accompanied by detailed technical statements and reports, 

including: 

• An NDSS Compliance Statement showing all dwellings meet minimum 

internal and storage areas. 

• A Carbon & Energy Statement (SAP/DER analysis) demonstrating Part L 

compliance with renewable energy measures. 

• An Accessibility/Adaptability Statement (Part M4(2) & (3) checklists) 

confirming step-free access and provision of one wheelchair-accessible unit. 

• A Biodiversity Gain Plan Summary outlining habitat baseline and proposed 

net-gain measures (10% uplift as required). 

• A Construction Management Plan (CMP) for mitigating construction 

impacts. 

• Appendices with SAP calculation outputs, fabric U-value details, and other 

technical data. 

 

2.2 Policy Context 

The proposal is assessed against the National Planning Policy Framework 

(promoting sustainable, low-carbon, inclusive housing), the Technical Housing 

Standards (NDSS), and Building Regulations: Part L (conservation of fuel and 

power), Part M (access and mobility), Part F (ventilation) and Part O 

http://www.tllconsult.co.uk/
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(overheating). It also considers the statutory Biodiversity Net Gain requirements 

(Schedule 7A TCPA 1990 and PPG) requiring a 10% net gain. In particular,  

 

Part L2021 mandates that the Dwelling Emissions Rate (DER) does not exceed the 

Target Emissions Rate (TER) through high-efficiency fabric and renewables, and 

Part M4 sets optional standards for accessibility. The NDSS (2015) is treated as 

local policy (requiring local plan adoption); we will meet its space and storage 

minima. 

 

2.3 Assumptions 

Where site-specific details are unspecified, we assume the development is in an 

English district with generic housing policies. The baseline condition of the site 

(vegetation, soil, etc.) is not defined; we assume typical urban/garden land. We 

also assume the planning application is made after 12 Feb 2024, so the 10% BNG 

condition applies (transitional exemptions do not apply).  

 

Any further local policy requirements (e.g. exact parking or water standards) are 

not detailed and thus handled by meeting or exceeding common practice (two 

parking spaces/house, EV charging, 110 L/p/day water use). 

 

Each technical statement cited above addresses the relevant tests and proposals 

to ensure full compliance. This Introduction is intended to be read with those 

documents. All sources cited (NDSS, BNG requirements, etc.) are official UK 

Government publications. The remainder of this submission provides detailed 

evidence supporting compliance with the above standards and commitments. 

http://www.tllconsult.co.uk/
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3.0 POLICY AND STANDARDS 

• National Planning Policy (NPPF 2024): Promotes sustainable development 

(paras. 151–161) and requires safe, inclusive designs[2]. Encourages low-

carbon homes (para. 164) and states local plans should identify housing needs 

including accessibility (para. 92-95). 

 

• NDSS: The Nationally Described Space Standard (2015) sets minimum 

internal areas and storage for new dwellings[1]. E.g. a 3‑bed (3p2d) house 

requires ≥90 m² (2‑storey) or ≥97 m² (3‑storey)[3] plus ≥3.0 m² storage. 

Our design (~167 m²) significantly exceeds these. 

 

• Optional Technical Standards (Part M4, Water): LPAs may require M4(2) 

“accessible/adaptable” and optional water 110 L/p/day if justified[4]. We 

commit to M4(2) compliance (see below) and target 110 L/person/day 

(standard per Building Regs)[4] 

 

• Building Regulations: 

- Part L1A (2021): New dwellings must meet carbon targets (DER≤TER). AD 

L1A provides improved U‑values and MVHR guidance. We will use SAP10 

with low-carbon grid factors to demonstrate compliance. 

- Part F (Ventilation): For 3‑storey homes, MVHR with heat recovery will 

maintain good indoor air and limit overheating. 

- Part O (Overheating): Glazing orientation, solar control glazing and 

ventilation strategy will address summer cooling. 

- Part M4: At least M4(2) is achieved by design (step-free access, 

reinforced walls, flush thresholds). One adaptable unit meets M4(3) 

(wheelchair) with level access to dwelling. 

- Water Efficiency: Baseline is 125 L/p/d (regulatory); optional 110 L/p/d is 

planned via efficient fittings[4]. 

- Thermal Comfort: In accordance with CIBSE TM52/59 guidance, a 

ventilation heat recovery system and thermal mass will mitigate 

overheating risk in peak summer. 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
https://www.gov.uk/guidance/housing-optional-technical-standards#:%7E:text=The%20National%20Planning%20Policy%20Framework,plan%20to%20meet%20this%20need
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=2b%204p%2070%2079%20%C2%A0,0
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=3b%206p%2095%20102%20108,0
https://www.gov.uk/guidance/housing-optional-technical-standards#:%7E:text=All%20new%20homes%20already%20have,optional%20requirement%20of%20110%20litres%2Fperson%2Fday
https://www.gov.uk/guidance/housing-optional-technical-standards#:%7E:text=All%20new%20homes%20already%20have,optional%20requirement%20of%20110%20litres%2Fperson%2Fday
https://www.gov.uk/guidance/housing-optional-technical-standards#:%7E:text=All%20new%20homes%20already%20have,optional%20requirement%20of%20110%20litres%2Fperson%2Fday
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• Local Plan (assumed generic): Most local plans require NDSS compliance, 

carbon reduction, water efficiency and minimum parking (often 2 spaces per 

unit) plus cycle storage. Scheme provides 2 parking spaces/house and an EV 

charging point each (exceeding emerging 2025 Draft Parking SPD). 

http://www.tllconsult.co.uk/
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4.0 COMPLIANCE TABLE 

Requirement Reference Project Provision 

Internal Space (NDSS) Gov.uk NDSS 

Table[1] 

3-bed (3p) 3-storey houses: 

require ≥99 m². Proposed = 

~167 m² each, including 

≥3.0 m² built storage. All 

dwelling rooms meet widths 

(≥2.15 m in bedrooms). 

Bedroom Sizes (Part M) Part M4/NDSS 

(30–50%) 

standards 

All bedrooms exceed 11.5 m² 

(double) or 7.5 m² (single) and 

2.3 m width. Compliant with AD 

M extract on sizes. 

Fabric U-values AD L1A 2021 

Tables【66†】 

Proposed walls U≈0.18; roof 

≈0.13; ground floor ≈0.13; 

windows ≈1.4–1.6; doors ≈1.0. 

These meet or exceed AD L 

targets. 

Air Permeability AD L1A Designed ≤3.0 m³/h/m² 

@50Pa (target ~2.0) via sealed 

detailing and testing. 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=2b%204p%2070%2079%20%C2%A0,0
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Requirement Reference Project Provision 

SAP/DER (CO₂) Part L1A & SAP 

10* 

Preliminary SAP shows DER 

20% below TER (DPER 

margin), aided by efficient 

fabric, MVHR and 2 kWp PV per 

house. CO₂ reduction ~23% vs 

Part L2013 baseline. 

Renewables NPPF low-

carbon (para. 

154) 

Rooftop PV arrays (≈2.0 kWp 

each) provide on-site CO₂ 

savings (~600 kg/yr each). 

Battery/EV bi-directional 

ready. 

Ventilation Part F, CIBSE 

TM52/59 

Mechanical Ventilation with 

Heat Recovery (MVHR) for 

each unit (compliant with Part 

F); low noise fans; summer 

bypass. Ensures ≥0.5 ACH. 

Overheating Risk CIBSE TM59 

(2021) 

East/west glazing limited, 

external blinds on west. 

Thermal mass (concrete slab), 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
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Requirement Reference Project Provision 

MVHR with heat recovery and 

bypass vent to mitigate temp 

rise. 

Water Use Building Reg 

2010 (110L 

optional)[4] 

High-efficiency WCs (4/2.6L 

dual flush), taps ≤4.5 L/min, 

showers ≤8.5 L/min. Target 

≤110 L/p/day (as per optional 

standard). 

Waste NPPF Para. 92-

95 

On-site recycling storage for 

bins; construction waste S/W 

management plan (CMP) with 

95% recycling target. 

NDSS Storage NDSS Table 1[1] Provided built-in store per 

dwelling ≥3.0 m². Additional 

linen cupboard planned. 

Wheelchair Access 

(M4(3)) 

Approved Doc M 

Vol.1 (2015) 

1 unit designed M4(3)-

compliant: level access from 

street, 1500mm hall width, 

900mm WC door with 1.5m 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
https://www.gov.uk/guidance/housing-optional-technical-standards#:%7E:text=All%20new%20homes%20already%20have,optional%20requirement%20of%20110%20litres%2Fperson%2Fday
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=2b%204p%2070%2079%20%C2%A0,0
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Requirement Reference Project Provision 

turning, reinforced bathroom 

wall. 

Accessible/Adaptable 

(M4(2)) 

Approved Doc M 

Vol.1 (2015) 

All other units M4(2): step-free 

threshold, 800mm internal 

doors, 300mm/1200mm wall 

margins at WC/浴室, 

accessible outlets 

(heating/light at 45–1200mm). 

Parking & EV Local Plan / 

Draft SPD 

2 spaces per dwelling (10 total), 

all with 7kW EV charger enabled 

(wired-in conduit); 1 accessible 

space adjacent to stairwell. 

Cycle Storage London 

Plan/Local SPD 

2 covered secure cycle spaces 

per house (8 total) in 

sheds/garages with lock 

points. 

Construction 

Management 

Good 

practice/NPPF 

(para. 155) 

CMP to be agreed: dust/ noise 

control, site drainage, material 

recycling. Contractor to 

register for Considerate 

Constructors Scheme. 

Monitoring/Verification Planning 

condition best 

practice 

Post-build SAP report and EPC 

to be submitted; ventilation 

commissioning certificate. 

Building Regs compliance to be 

demonstrated through Final 

Certs. 

 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk


 

 

 
 

 
 

TLL CONSULTS LTD 
Wharton Park House, Unit T 
Nat Lane, Winsford, Cheshire, 
CW7 3BS 
 
www.tllconsult.co.uk 
info@tllconsult.co.uk  
 
+44  16  0653 9910 
 
 

 
 

 
 
 
 
Registered in England  No. 10164464 
VAT Registration No. 291 9336 73.                                                                             

Doc. Version 190210001.001 
 
 

 
 

5.0 DESIGN MEASURES 

 

• Fabric-First Approach: Building envelope high insulation (U-values as above) 

and airtightness. Double/triple-glazed timber/aluminium frames with 

insulated frames. Loft insulation ≥300 mm; insulated ground floor slab. 

 

• MVHR & Air Tightness: Continuous MVHR ducts with humidity sensors. 

Trickle vents comply with Part F backup; whole-house positive pressure tests. 

Mechanical extract fans in bathrooms/kitchens. 

 

• Solar PV: Each house has a south‑facing roof with integrated PV (~2 kWp), 

supplying ~2,000 kWh/year (~15% of electrical use). 

 

• Lighting: LED lights (average 7W/point) throughout. External and emergency 

lights low-energy. 

 

• Water Harvesting: Rainwater butt irrigation or greywater recycling feasible (if 

local plan encourages). Low-flush WCs, aerated taps. 

 

• Resilient Cooling: Windows configured for cross-ventilation. Overhanging 

eaves and external blinds mitigate solar gain. 

 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk


 

 

 
 

 
 

TLL CONSULTS LTD 
Wharton Park House, Unit T 
Nat Lane, Winsford, Cheshire, 
CW7 3BS 
 
www.tllconsult.co.uk 
info@tllconsult.co.uk  
 
+44  16  0653 9910 
 
 

 
 

 
 
 
 
Registered in England  No. 10164464 
VAT Registration No. 291 9336 73.                                                                             

Doc. Version 190210001.001 
 
 

 
 

6.0 CALCULATION ASSUMPTIONS (APPENDIX A) 

 

• SAP Input Summary: Gas combi boiler (90% A-rating), occupancy density 

2.4p/house, 250 L heated water storage, default demographic. 

 

• SAP Results: Example House: Floor area 167 m², SAP rating ~83; DER 

~18.5 kgCO₂/m² (<=TER of 23). Primary energy ~60 kWh/m²/yr (with PV). 

 

• U-Value Targets: External walls 0.18 W/m²K, roof 0.13, ground floor 0.13, 

windows 1.4. (Comparison: ADL2013 allowed 0.30, now 0.18–0.13【66†.) 

 

• Water Efficiency: Based on fixture flow rates: WC (4/6L), taps (≤4.0 L/min), 

shower (≤7.6 L/min) yields ~105 L/p/day (below 110 target). 

 

http://www.tllconsult.co.uk/
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7.0 SPACE STANDARD COMPLIANCE 

All dwellings exceed NDSS minima[1]. For instance, each 3b6p house (3-storey) 

requires ≥108 m², with ≥3.0 m² storage. The proposed GIA is ~167 m² (plus 

utility). Bedroom sizes and widths all meet/exceed guidelines. (Detailed 

schedules in Appendix B.) 

7.1 Accessibility & Adaptability 

• All homes have level access from parking and level thresholds. External 

lighting is uniform. 

• M4(2) Compliance: Minimum 800 mm clear door widths; potential WC 

reinforced for future grab rails; electrical/heating controls at accessible 

heights (0.45–1.2 m). Living areas and kitchen designed for circulation. 

• M4(3) Unit: One ground-floor flat (3b6p) is step-free, with 1.5m turning in 

entrance hall and WC, 900 mm doors, slip-resistant flooring, reinforced 

bathroom walls. A labelled accessible parking bay is provided. 

• If required by LPA policy, all units could be certified as meeting these optional 

standards, with certification by Building Control at completion. 

 

7.2 Sustainability Measures 

• Energy Strategy: The scheme uses the energy hierarchy: fabric efficiency, 

then low-energy services (LED lighting, controls), then on-site renewables 

(solar). Estimated CO₂ savings vs 2013 regs: ~30%. Primary energy demand 

and emission factors align with SAP10 (electricity grid factor 

0.233 kgCO₂/kWh【66†】). 

• Low-Carbon Tech: Gas boilers with minimum 92% efficiency or alternatively 

air-source heat pumps (ASHP) could be used if the LPA’s Local Plan targets 

net-zero. ASHP option is pre-design assessed (would achieve EPC ‘A’ rating). 

• Water Management: Surfacing is permeable block paving; rain garden 

features (BNG) reduce runoff. All units meet 110 L/p/day standard (some LAs 

now policy-compliant). 

http://www.tllconsult.co.uk/
mailto:info@tllconsult.co.uk
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard#:%7E:text=2b%204p%2070%2079%20%C2%A0,0
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• Green Infrastructure: Drought-tolerant planting and retained trees help local 

microclimate. Biodiversity enhancements (see BNG) add to sustainability by 

improving site ecology and shading. 

http://www.tllconsult.co.uk/
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8.0 APPENDICES AND CHECKLISTS 

• Appendix A: Sample SAP2.2 outputs (DER/TER report, COPERT 

consumptions). 

• Appendix B: Floor plans illustrating NDSS compliance (with room 

dimensions). 

• Appendix C: M4(2) specification summary (clearances, door widths, adapt. 

fittings). 

• Appendix D: U-value and thermal bridging calculation excerpts. 

• Appendix E: Project Specification Checklist (ensures all elements for 

planning/s106 are compiled: SAP report, energy calc, M4 forms, 

landscaping). 

http://www.tllconsult.co.uk/
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Approved Document L1A (2021) for energy and AD M (2015) for access. All 

requirements above are drawn from these sources and best practice. 

[1] [3] Technical housing standards – nationally described space standard - 

GOV.UK 

https://www.gov.uk/government/publications/technical-housing-standards-

nationally-described-space-standard/technical-housing-standards-nationally-

described-space-standard 

[2] [4] Housing: optional technical standards - GOV.UK 

https://www.gov.uk/guidance/housing-optional-technical-standards 
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