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North Devon District Council Response to the Future Homes 

Standard Consultation 

January 2020 

Introduction 

North Devon District Council declared a climate emergency in June 2019 as part of the Devon wide 

declaration. The Council is therefore supportive of the principles underpinning the Future Homes 

Standard and wishes to see the standard implemented at the earliest opportunity. With this in mind, 

the Council would like to submit the following comments for consideration.  

Respondent Details 

Name  

Position  

Organisation North Devon District Council 

Address Brynsworthy Environment Centre 
Brynsworthy 
Barnstaple EX31 3NP 

Email Address  

Telephone Number  

Please state whether you are 
responding on behalf of yourself of 
the organisation stated above 

Organisation 

Which description best identifies you 
or the organisation you are 
responding to this consultation on 
behalf of: 

Local Authority 

Please tick the one box which best 
describes the size of you or your 
organisations business 

Large – typically 250+ full-time or equivalent employees 

 

The consultation asks a total of 69 questions. The Council has not responded to all of them in detail 

but has instead focussed on those where there are specific issues that need to be addressed.  
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Question 1: Do you agree with our expectation that a home built to the Future Homes Standard 

should produce 75-80% less CO2 emissions than one built to current requirement? 

No. Option C. 75-80% is too low a reduction in CO2. North Devon District Council considers that the 

2025 proposal is not ambitious enough, and should be closer to a 100% reduction, given that it is 

likely to be some years until the electricity grid is fully decarbonised. Evidence from the Committee on 

Climate Change states that new homes should deliver ultra-high levels of energy efficiencies as soon 

as possible and by 2025 at the latest. For the reasons set out under Question 5, the Future Homes 

Standard should be brought forward to 2023.  

There is also a need to consider the whole-life carbon impact of new homes, including embodied and 

sequestered carbon and we suggest that the Government increases its focus in this key area. There 

is currently no consideration of this within the Future Homes Standard. 

Question 2: We think heat pumps and heat networks should typically be used to deliver the 

low carbon heating requirement of the Future Homes Standard. What are your views on this 

and in what circumstances should other low carbon technologies, such as direct electric 

heating, be used?  

The CCC’s report (2019) stipulates that by 2025 at the latest, no new homes should connect to the 

gas grid. Instead they should have low-carbon heating systems such as heat pumps and low-carbon 

heat networks. It is acknowledged that further work is need to help establish heat pumps as a mass 

market solution for low carbon heating. However, the Government needs to provide greater clarity on 

its plans to deliver investment in supply chains and training. 

With regards to heat networks, the CCC reports that currently, only 7% of heat in heat networks 

comes from low carbon primary fuel sources. Almost all renewable energy technologies require a 

considerable amount of land and there are any number of variations on the scenarios presented that 

could provide valid solutions. Research in Devon was prepared in light of concerns over air quality 

and sustainability within the UK and EU over increasing use of biomass in large scale energy 

installations. It identifies that a compelling case can be made for large scale solar thermal 

incorporating thermal storage as a renewable solution to powering heat networks at scale. This is a 

popular solution in Denmark where solar conditions are similar enough to the UK to provide a 

meaningful comparison of resources. We suggest the government needs to further explore 

deliverability and viability issues associated with heat networks powered by renewable energy and 

outline a robust strategy on how this can be achieved.  

Finally, it is considered that heat networks are principally an issue which should be considered at the 

planning stage. Connections to existing heat networks/heat loads is therefore an issue for planning 

policy formulation. There is little benefit in asking for a report on viability at building inspection stage.  

Question 3: Do you agree that the fabric package for Option 1 (Future Homes Fabric) set out in 

Chapter 3 and Table 4 of the Impact Assessment provides a reasonable basis for the fabric 

performance of the Future Homes Standard? 

Yes. The fabric package for Option 1 provides a reasonable basis for the fabric performance of the 

Future Homes Standard although it is suggested that consideration is given to producing a robust 

detail-type approach to building fabric in order to increase certainty for small developers.  

Furthermore, whilst the introduction of a compliance report is welcome it will not necessarily be 

accurate if not supported by clear communication from the design stage. In order to reduce the 

performance gap and deliver effective performance of buildings it is essential that the building is 

designed in advance of construction and the specification is implemented. Currently Regulation 27 is 

not enforceable under Section 3 of the Building Act by virtue of Regulation 47. Hence, it can be 

ignored with impunity.  

Question 4: When, if at all, should the government commence the amendment to the Planning 

and Energy Act 2008 to restrict local authorities from setting higher energy efficiency 

standards for dwellings? 
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Option D. For the reasons set out above, the Government should not commence the amendment to 

the Planning and Energy Act 2008, restricting local authorities from setting higher energy efficiency 

standards for dwellings. 

Local Authorities should retain the ability to plan positively for energy efficiency in their areas. It is 

acknowledged that different approaches have led to inconsistency but where there is proportionate 

and robust evidence which takes into account relevant market signals, authorities should be able to 

establish higher standards. North Devon District Council’s strong view is that restricting the ability of 

local planning authorities to set higher energy efficiency or zero carbon standards is contradictory to 

the overall direction of government policy on decarbonisation and localism and will seriously 

undermine the Council’s ability to deliver on its climate emergency declaration which stipulates that 

North Devon will be net zero carbon by 2030.    

Question 5: Do you agree with the proposed timings presented in Figure 2.1 showing the 

Roadmap to the Future Homes Standard?  

Option C. No – the timings are not ambitious enough. 

The supply chain issues in relation to technologies such as air source heat pumps are noted, although 

there is a need to bear in mind the time lag between planning and building regulations approval. 

Implementation of the standard in 2025 would mean that ‘near zero’ buildings would not come on-

stream until the late 2020s at the earliest.  

The Council is supportive of the two phased approach but considers that the Future Homes Standard 

should be implemented by 2023. It is considered that this provides sufficient notice and transitional 

provision to the development industry.  

Question 6: What level of uplift to the energy efficiency standards in the Building Regulations 

should be introduced in 2020?  

Option D (Other).  

Notwithstanding that Option 2 is the Government’s preferred option and whilst carbon emissions 

reductions are higher, this option does potentially create further future proofing challenges. Fabric has 

permanence and certainty unlike (for example) PV provision which depends on repair and 

replacement in the medium-long term. It is also much more difficult to retrofit fabric improvements post 

construction. Indeed, the CCC estimates that the costs of retrofitting ultra-efficient fabric measures 

exceeds £20,000+ so it is unlikely to be done in practice. Therefore, any approach through the Future 

Homes Standard must adopt a ‘fabric first’ approach. It is considered Options 1 and 2 should be 

combined, giving a higher reduction than both scenarios. This is because Option 2 is more likely to 

help stimulate investment in renewable technologies such as heat pumps which is necessary given 

the significance of low carbon heat supply and the penalties associated with inaction. An industry 

focus on raising fabric standards in the first instance, followed by technological solutions (such as 

solar panels, heat recovery etc.) provides a suitable base that can be more easily improved post-

construction.  

Finally, it is considered that inspection techniques such as thermal image surveys should be 

introduced at completion which would verify the standard of fabric construction and if considered 

inadequate, measures could be taken through the addition of measures such as PV panels. 

Question 7: Do you agree with using primary energy as the principal performance metric? 

Yes. The Council is supportive of using primary energy as the principal performance metric.  

Question 8: Do you agree with using CO2 as the secondary performance metric?  

Yes. It is important to retain CO2 as the secondary metric given that it is likely to be many years 

before fully decarbonised energy is possible from the grid.  
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Question 9: Do you agree with the proposal to set a minimum target to ensure that homes are 

affordable to run?  

Yes, it is important that both affordability and energy consumption are minimized, particularly for the 

most vulnerable households. 

Question 10: Should the minimum target used to ensure that homes are affordable to run be a 

minimum Energy Efficiency Rating? 

Yes, the consultation has already proposed that energy efficiency will be the basis of the Part L 

performance target.  

Question 11: Do you agree with the proposed minimum fabric standards set out in Table 3.1? If 

you do not agree with any one or more of the proposed standards, please explain your 

reasoning and provide evidence to support this. 

Yes.  

Question 12: Do you think that the minimum fabric standards should be set in the Building 

Regulations or in the Approved Document (as is the current case)? 

Minimum fabric standards should be set in the Approved Document as this provides flexibility for 

further changes and a greater degree of flexibility in design.  

Question 13: In the context of the proposed move to a primary energy metric and improved 

minimum fabric standards, do you agree with the proposal to remove the fabric energy 

efficiency target? 

Yes.  

Question 14: Do you agree that the limiting U-value for roof-lights should be based on a roof-

light in a horizontal position?  

Yes. 

Question 15: Do you agree that we should adopt the latest version of BR 443? 

Yes.  

Question 16: Do you agree with the proposal of removing fuel factors to aid the transition from 

high-carbon fossil fuels? 

Yes.  

Question 17: Do you agree with the proposed changes to minimum building services 

efficiencies and controls set out in table 3.2? 

Yes.  

Question 18: Do you agree with the proposal that heating systems in new dwellings should be 

designed to operate with a flow temperature of 55oC?  

Yes. 

Question 19: How should we encourage new dwellings to be designed to operate with a flow 

temperature of 55oC? 

Option a: By setting a minimum standard as this provides transparency and certainty to installers and 

manufacturers.  
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Question 20: Do you agree with the proposals to simply the requirements in the Building 

Regulations for the consideration of high-efficiency alternative systems? 

No. This regulation has no impact and is only a requirement to consider and not implement 

Regulation 25A. In any case, it is unenforceable by virtue of Regulation 47. In most cases there are 

no options available.  

Question 21: Do you agree with the proposal to adopt the latest Standard Assessment 

Procedure, SAP 10? 

Yes.  

Question 22: Do you agree with the proposal to update the source of fuel prices to BEIS 

Domestic energy price indices for SAP 10.2? 

Yes.  

Question 23: Do you agree with the method in Briefing Note – Derivation and use of Primary 

Energy Factors in SAP for calculating primary energy and CO2 emissions factors? 

Yes. 

Question 24: Do you agree with the removal of government Approved Construction Details 

from Approved Document L? 

Yes. The Approved Document still retains the use of default values but it is unclear what these are 

based on.  

Question 25: Do you agree with the proposal to introduce the technology factors for heat 

networks, as presented in the draft Approved Document? 

No comment. 

Question 26: Do you agree with removing this supplementary guidance from Approved 

Document L, as outlined in paragraph 3.9 of the consultation document? 

No. The Approved Document is the most easily available source of guidance and much of the 

information listed is of benefit and could be included in a supplementary appendix. 

Question 27: Do you agree with removing this supplementary guidance from Approved 

Document L. as outlined in paragraph 3.59 of the consultation document? 

Yes. 

Question 28: Do you agree with incorporating the Compliance Guides into the Approved 

Documents? 

Yes.  

Question 29: Do you agree that we have adequately covered matters which are currently in the 

Domestic Buildings Services Compliance Guide in the new draft Approved Document L for 

new dwellings? 

Yes. 

Question 30: Do you agree that we have adequately covered matters which are currently in the 

Domestic Ventilation Compliance Guide in the new Draft Approved Document F for new 

dwellings? 

Yes. 
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Question 31: Do you agree with all of the proposals for restructuring the Approved Document 

guidance? 

Yes. 

Question 32: Do you agree with our proposed approach to mandating self-regulating devices 

in new dwellings? 

Yes. 

Question 33: Are there circumstances in which self-regulating devices in new dwellings would 

not be technically or economically feasible? 

Yes – Small dwellings heated by solid fuel appliance.  

Question 34: Do you agree with proposed guidance on providing information about building 

automation and control systems for new dwellings?  

No – Building work should not be considered to be complete until the information has been provided. 

Regulation 40 requires information no more than five days after completion. It is impossible to 

enforce. Information should be provided prior to completion as in Regulation 38 so that this can be 

verified.  

Question 35: Do you agree that the guidance in Appendix B to draft Approved Document F 

provides an appropriate basis for setting minimum ventilation standards? 

No – the guidance is unclear. 

Question 36: Do you agree that using individual volatile organic compounds, informed by 

Public Health England guidelines, is an appropriate alternative to using a total volatile organic 

compound limit? 

No view. 

Question 37: Do you agree with the proposed guidance on minimising the ingress of external 

pollutants in the draft Approved Document F?  

No – the threshold values for external pollutants should be stipulated which trigger consideration. 

Question 38: Do you agree with the proposed guidance on noise in the draft Approved 

Document F? 

Yes. 

Question 39: Do you agree with the proposal to remove guidance for passive stack ventilation 

systems from the Approved Document? 

No – This can provide ventilation in lieu of extracts in rooms where there are solid fuel devices and 

provide the permanent vent for combustion air. 

Question 40: Do you agree with the proposal to remove guidance for more airtight naturally 

ventilated homes?   

No. 

Question 41: Do you agree with the proposal to remove guidelines for less airtight homes with 

mechanical extract ventilation?  

No. 
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Question 42: Do you agree with the proposed guidance for background ventilators in naturally 

ventilated dwellings in the draft Approved Document F?  

No. Natural ventilation provision appears excessive especially on exposed sites. Resistance to 

provision is common.  

Question 43: Do you agree with the proposed approach for determining minimum whole 

building ventilation rates in the draft Approved Document F?  

No view. 

Question 44: Do you agree that background ventilators should be installed for a continuous 

mechanical extract system, at 5000mm2 per habitable room? 

Yes. 

Question 45: Do you agree with the external references used in the draft Approved Document 

F, in Appendices B, D and E? 

No view. 

Question 46: Do you agree with the proposed commissioning sheet proforma given in 

Appendix C of the draft Approved Document F, volume 1?  

Yes. 

Question 47: Do you agree with the proposal to provide a completed checklist and 

commissioning sheet to the building owner? 

Yes. 

Question 48: Do you agree that there should be a limit to the credit given in SAP for energy 

savings from airtightness for natural ventilated dwellings? 

No view.  

Question 49: Do you agree that the limit to the credit should be set at 3m3/m2.h? 

No view. 

Question 50: Is having a higher standard level of uncertainty of 0.m3/m2.h appropriate for all 

dwellings undergoing an airtightness test? 

No view.  

Question 51: Currently, only a proportion of dwellings are required to be airtightness tested. 

Do you agree with the proposal that all new dwellings should be airtightness tested?  

Yes. 

Question 52: Currently, small developments are excluded from the requirement to undergo 

airtightness tests. Do you agree with including small developments in this requirement? 

Yes. 

Question 53: Do you agree that the Pulse test should be introduced into statutory guidance as 

an alternative airtightness testing method alongside the blower door test?  

No view.  

Question 54: Do you think that the proposed design airtightness range of between 1.5m3/m2.h 

and the maximum allowable airtightness value in Approved Document L Volume 1 is 

appropriate for the introduction of the Pulse test? 

No view. 
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Question 55: Do you agree that we should adopt an independent approved airtightness testing 

methodology?  

Yes 

Question 56: Do you agree with the content of the CIBSE draft methodology which will be 

available via the link in the consultation document? Please make any comments here, 

No view. 

Question 57: Do you agree with the introduction of guidance for Build Quality in the Approved 

Document becoming part of the reasonable provision for compliance with the minimum 

standards of Part L? 

Could not find any reference to Build Quality in Part L 

Question 58: Do you have any comments on the Build Quality guidance in Annex C? 

Annex C? 

Question 59: Do you agree with the introduction of a standardised compliance report, the 

Building Regulations England Part L (BREL) report, as presented in Annex D? 

Yes. 

Question 60: Do you agree with the introduction of photographic evidence as a requirement 

for producing the as-built energy assessment for new dwellings? 

Yes, as this forces ongoing monitoring. 

Question 61: Do you agree with the proposal to require the signed standardised compliance 

report (BREL) and the supporting photographic evidence to be provided to Building Control? 

Yes. 

Question 62: Do you agree with the proposal to provide the homeowner with the signed 

standardised compliance report (BREL) and photographic evidence? 

Yes. 

Question 63: Do you agree with the proposal to specify the version of Part L that the home is 

built to on the EPC? 

Yes – although we query whether this will make any difference in practice. 

Question 64: Do you agree Approved Document L should provide a set format for a home user 

guide in order to inform homeowners how to efficiency operate their dwelling? 

Yes. A standardised format would make enforcement easier. 

Question 65: Do you agree that the transitional arrangements for the energy efficiency 

changes in 2020 should not apply to individual buildings where work has not started within a 

reasonable period – resulting in those buildings having to be built to the new energy efficiency 

standard? 

Yes – Changes would require a fundamental redesign to dwellings that have already been approved 

programmed and funded. Unplanned change is unreasonable. It is appreciated that some developers 

have abused this in the past with multiple applications to beat deadlines but in reality these houses 

end up being built to the new standard due to changes in design and the procurement chain. It is also 

not reasonable to consider the commencement of individual plots as this makes site management 

impossible.  
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Question 66: Do you foresee any issues that may arise from the proposed 2020 transitional 

arrangements outlined in this consultation?  

Yes – It is appreciated that some developers have abused this in the past with multiple applications to 

beat deadlines but in reality these houses end up being built to the new standard due to changes in 

design and the procurement chain. It is also not reasonable to consider the commencement of 

individual plots as this makes site management impossible. 

Question 67: What is your view on the possible transitional arrangements regarding changes 

to be made in 2025?  

Transitional arrangements should enable deposited applications to proceed as in Question 6. For the 

reasons set out above, these changes should be implemented earlier in 2023.  

Question 68: The Impact Assessment makes a number of assumptions on 

fabric/services/renewables costs, new built rates, phase-in rates, learning rates etc. for new 

homes. Do you think these assumptions are fair and reasonable? 

No view.  

Question 69: Overall, do you think the impact assessment is a fair and reasonable assessment 

of the potential costs and benefits of the proposed options for new homes?  

No view.  

 

 


