Luton Council | Population Wellbeing

New build housing brief
Housing Strategy and Development

Our residents are at the heart of home design
We aim to create well-designed, efficient, cost effective and robust
buildings creating cohesive and resilient communities in Luton.
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Section A | Foreword
“At Luton Council, we aspire to build high quality homes for our council tenants. We make a
significant contribution to the council’s climate change agenda by ensuring that our homes are fuel
efficient and low carbon.
“We listen to the voice of tenants in terms of our design principles. We are building homes to be
proud of - for this and future generations.
“This brief will also provide potential partners with a clear indication of the kind of homes we would
be willing to acquire for our tenants.”
Claire Astbury, Interim Service Director Housing

Section B | Introduction and strategic requirements
1 Strategy framework
1.1. Luton Council is committed to developing high quality, well designed homes that people will
be proud to live in
This Design Brief, set out by the Housing Strategy and Development team (HSD), forms
the basis for achieving this and provides our internal and external partners with clear
guidance on the quality of design we want to achieve for new affordable council homes.
1.2. The contents of the Design Brief give a clear indication of the standards which must be
achieved by the council on all developments.
1.3. The document is based on a number of mandatory and supplementary requirements.


Mandatory requirements are the minimum requirements and any inability to meet
these standards should be highlighted at the outset or earliest opportunity.



Supplementary requirements are aspirational and meeting these is encouraged
during design phase. Any supplementary requirements which are specific to
individual projects shall be outlined by the client during the brief.

Commented [MT1]: This needs to be limited to
Housing as it wouldn't apply to all council
developments.

1.4. Section B outlines the council’s key design principles. The council’s detailed requirements
are covered in Sections BC-E, which set out the standards for all new build
accommodation.
1.5. The document employs the principle of referring to various national standards and codes
rather than duplicating them. It is therefore incumbent upon the designers to have access to
such reference material.
1.6. The document as a whole should be read in conjunction with the council’s employer’s
requirements.

2 Existing policy context
2.1. The development of well-designed housing schemes needs to consider Luton Council
Housing Strategy 2019-2022.
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2.2. The Strategy then sets four main themes to be considered:

Right homes, more homes
We work with a wide range of partners to secure the delivery of the right mix of homes to
meet Luton’s needs. We’ll achieve at least 3,500 new homes by 2022, of which at least 700
will be affordable.

Reducing homelessness
We actively prevent homelessness and provide pathways into appropriate housing and
support for people who are homeless or at risk of homelessness.

Good quality homes and places
Luton residents are proud of their homes and neighbourhoods, and improvement of poor
quality homes is helping the most vulnerable households.

Supporting wellbeing
The right housing options are in place so that people in Luton can live well by feeling
included and supported to live independent lives.
2.3. The Central Bedfordshire & Luton Strategic Housing Market Assessment (SHMA)
(January 2018) outlines our current need for housing
2.4. Strategic Housing Land Availability Assessment November 2019 outlines the recently
assessed sites and their suitability under the Luton Local Plan 2011-2031
2.5. The Luton Local Plan 2011-2031 shall be reviewed and updated in the coming years,
however, shall act as the key planning policy for current schemes
2.6. Luton 2040 is the council’s new agenda to ensure ‘no one in poverty by 2040’ was
consulted on in autumn 2020. Once the full scope of this agenda is known, it shall need to
consider in all our developments to best achieve its objectives.
2.7. Luton Council declared a climate emergency in July 2019. The council has set a key
action plan in January 2020 where the following criteria are to be considered and
investigated further by the council to help resolve the climate emergency:

a. Review council’s procurement strategy to ensure low carbon lights and appliances
are specified and procured
b. Start immediately specifying IoT lighting sensors as standard in common parts of
flatted developments
c. Define and adopt ‘whole life’ costing of projects so that carbon and utility costs are
considered together - not just initial capital cost
d. Review current Design and Build contracts to enable easier specification of carbon
saving technologies
e. Specify integration of renewable energy such as solar thermal, PV or heat pumps in
local authority owned buildings during refurbishment
f. Ensure that the council’s social value framework also addresses climate change
g. Consider requiring homes built on council land to be LETI standard or similar
h. Consider district heating solutions and ensure this is tied into a wider plan for
district heating to make plans viable
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Investigate local conditions for requiring higher than current national energy
efficiency standards for privately built new homes
Investigate district heating opportunities and enabling policies
Continue to encourage the use of public and active transport – cycling, walking and
scooting
Ensure active travel is prioritised when designing local highway improvements
Investigate options to discourage cars from the town centre and near schools
Consider the concept of urban/neighbourhood consolidation centres
Consider accelerating provisions of car clubs in the town centre and neighbourhood
centres, in connection with new development, council offices or large employment
hubs
Continue expanding EV charging provisions; investigate new partnership
arrangements to accelerate delivery
Investigate access improvements and active travel provisions as part of the River
Lea Linear Park
Investigate opportunities for community battery storage hubs so all power from the
solar PV is stored and used from the storage. Especially during the night.
Investigate use of microgrids when installing PV
Drive reduction in household waste in ‘black bin’ by 5kg per capita per annum
though a mixture of targeted campaigns and incentives/disincentives
Aim to prevent household food waste generation by 10kg per annum
Investigate targeted and safe increase of tree cover on council owned land and
local streets
Strengthen partnership working with the Environment Agency and water companies
to deliver flood mitigation schemes
Consider green roofs and walls retrofit to existing council buildings

2.8. The Social Value Policy published September 2020, seeks to create social value and
prosperity in Luton through its procurement strategy toolkits 2020 – 2025. The Social Value
Act refers to economic, social and environmental outcomes as the three pillars of
sustainable procurement.
2.9. Luton’s Social Value Policy sets out a number of key objectives and priorities to will help
achieve our Vision for Luton 2040. One way in which we, as designers, can help meet and
achieve these targets is by reducing net carbon missions and move towards Luton’s longterm goal to be a carbon neutral town by 2040.

3 Key design drivers
3.1. The council aims to be leading in the development and management of housing. To do this,
we must produce quality homes that meet or exceed the aspirations of our residents and
work effectively with our internal partners in Housing Management and Building Technical
Services
3.2. The council aims to deliver value through the design process, achieving the following longterm goals:
a. Luton 2040 agenda (adopted)
b. High quality homes and typologies that fully meet the needs and aspirations of our
residents and communities
c. Low energy consumption and reduced fuel poverty, with a view to going carbon
neutral by 2040
d. Sustainable development
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e. Low maintenance costs
f. Methodologies to reduce service charges to tenants
g. Intelligent procurement and working with supply chains to deliver holistic value.
3.3. Luton Council is committed to the regeneration of urban communities and, in doing so, aims
to stimulate well-being. We must not only provide an ever-improving quality of living
environment for today’s generations but also establish a legacy for future generations by
promoting genuinely sustainable development
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3.4. Our residents are at the heart of everything we do and in developing new housing it is vital
that residents’ needs are paramount.
The council requires that, before a planning application is made, designers follow the
National Design Guide and provide a Design and Access Statement covering the BFL12
criteria, as well as detailed internal layouts showing furnishing and circulation spaces.
This will enable adequate consideration to be given to design at an early stage in the
process and support the project team in ensuring that the designs meet our requirements
before a commitment is made.

4 Key design principles
Integrating into the neighbourhood

Commented [MT6]: This is BFL 12 criteria FYI

1 Connections
Does the scheme integrate into its surroundings by reinforcing existing connections and creating
news ones, while also respecting existing buildings and land uses around the development?
2 Facilities and services
Does the development provide, or is it close to, community facilities? These might include:







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 local features? This can include:
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existing topography
landscape features including water courses
wildlife habitats
existing buildings
site orientation
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 and home
9 Streets for all
Are streets designed in a way that encourages low vehicle speeds and allows 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 space
Is there adequate external storage space for bins and recycling, as well as vehicles and cycles?
4.1. The council is likely to be developing projects in a range of locations, from dense urban
locations to more peripheral edge of town and potentially; rural locations where the natural
environment is increasingly dominant. Therefore, in setting out our design principles, we are
aware of the varied locations and influences to which our designers will have to respond.
4.2. The council believes that good quality design must apply at all levels, from the master plan
to the detail and, if achieved, will foster greater stewardship with both the residents and the
community at large.
In promoting a design-led approach, the council is committed to the principles of the Urban
Design Compendium to:
a.
b.
c.
d.
e.
f.
g.

Provide places for people
Enrich the existing
Make connections
Work with the landscape
Mix uses and forms
Manage the investment
Design for change
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4.3. The following list outlines our core minimum standards in key areas of design. Further detail
on each standard is provided within the following chapters.

1 Design proposals
Design proposals must include fully furnished layouts, using the furniture schedule in the
NHF ‘housing standards handbook’, appendix C. Design and access statements should
address the key points outlined in BFL12.

2 Daylighting and overheating
Full daylighting and overheating assessments are required pre planning. Glazing should be
between 15 and 25% of floor area in habitable rooms.
The council aspires to achieve BS EN 17037:2018 average daylight factor (ADF) targets.
Large areas of full height glazing should be avoided, and all rooms with French windows
must also have an alternative, opening window for ventilation.

3 Space
Nationally described space standards apply on all of our schemes

4 Ceiling height
All homes should have a minimum ceiling height of 2.4m, 2.3m for rooms in the roof, but
designers are strongly encouraged to achieve ceiling heights of 2.5m where context allows

5 Access
Where the local planning authority or council does not specifically require the optional part
M standards, homes should be designed to meet part M, category 1 (visitable) unless
briefed otherwise.

6 Sound insulation
All schemes to have sound insulation to a minimum of 5db above Building Regulations Part
E for airborne sound, and 5db below for impact sound.

7 Water
We wish to use the optional higher standard in part G of the Building Regulations for all new
homes. All units should therefore be designed for a maximum water usage of 110 litres per
person per day, including 5 litres for external use. Our preference is to use the ‘water
calculator’ approach.

8 Layout
All homes with 3 or more bedrooms should have a separate kitchen/diner. All bedrooms
should be able to be furnished as double rooms/twin bedrooms (minimum area 11m2).

9 Carbon reduction
We require designers to place a strong emphasis on ‘fabric first’ approaches, incorporating
materials and construction technologies that greatly reduces upfront and life cycle
embodied carbon and energy. To be discussed in detail.
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10 Outdoor space
All homes should have a private outdoor amenity space. Balconies should be a minimum
size of 5m2 and a minimum depth of 1.5m. Gardens should have a paved area directly
outside the back door, to the full width of the garden and with a minimum depth of 2m.
Sheds should generally be provided, on hard standing, however garden storage should be
designed to suit the location and to complement the need for cycle storage.

5 Communities
5.1. As a residential provider, we wish to produce housing that will reflect and respond to the
requirements of as wide a range of people as possible. Housing design should therefore take
into consideration the many and diverse lifestyles within the communities to be
accommodated.
5.2. Where appropriate, design, consult and work with development partners, internal
commissioner’s, care providers and other stakeholders in understanding the particular
needs of all user group in developing appropriate needs-based housing types.
5.3. Developments should generally seek to promote flexibility in the design of housing and,
wherever possible, maximise opportunities for resident choice in relation to the use of
rooms, bathroom accommodation, kitchen design, storage, fixtures, fittings and colour
schemes. In those (rare) cases, where an incoming tenant is known, the options for tenant
specification shall be discussed with the design team.
5.4. Overly prescriptive design approach is inappropriate and that this can serve to reinforce
cultural norms where these are in fact in a process of change. Inclusive design principles
outlined by CABE provide a good foundation to base designs to be ultimately successful for
as many people as possible.
5.5. Security and safety is paramount on all development schemes , elements of Secure by
Design should be incorporated in all schemes
5.6. A mix of tenures throughout a community helps to address social exclusion and promote
inclusivity. Other than those schemes to be delivered to a single tenure, Luton aims to
create a balanced mix of tenures, whereby the design of buildings and spaces is tenure
blind, with developments offering different tenures across the scheme. Where required,
Housing Management will establish and provide site specific ‘Resident Profiles’ on a site by
site basis at concept stage.

6 Sheltered housing and later living
6.1. This brief does not explicitly apply to Sheltered or Later Living Housing schemes, whilst the
principles apply in general terms, any scheme would be separately briefed by the council,
with an aspiration towards HAPPI standards for older persons housing.

7 Innovation and sustainability
7.1. The council has a commitment to continuously improve construction processes. To this
end, we are signed up to the 2012 Construction Commitments (Affordable Housing), which
remain relevant today. This Design Brief embraces the design related criteria within the
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document. As part of our aim for continuous improvement, the Design Brief itself is seen as
a continuously evolving document and it will be reviewed on a regular basis.
7.2. The council encourages encourage our designers to consider all forms of construction,
including off-site manufacture, and to advise on the suitability of their application to specific
sites.
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7.3. The council will use innovation in construction, both in terms of building techniques and
components, however, innovation must be affordable, deliverable, fundable, practical and
maintainable.
7.4. Should non-traditional methods of construction be proposed, consultation is required with
the council. Key issues for consideration are:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.

geographical location
mortgage ability of the system (if shared ownership is being used)
insurance-backed accreditation scheme
regulatory accreditation
maintainability and life cycle costs
durability and life expectancy
availability during construction
availability of replacement parts
quality of finish
integration with other pre-fabricated components and the assembly process
air leakage and acoustic testing
future flexibility
sustainability overview – materials, assembly, transportation
embodied carbon
carbon In use

7.5. Where off-site manufacture is to be used, designers should ensure that a ‘site design
phase’ is included, and that the designs incorporate adequate tolerances for adaptation on
site.
In order to ensure that the council benefits from the opportunity to improve quality inherent
in this design approach, designers will need to provide a high level of supervision during the
onsite period and build in the opportunity to set quality standards in the factory.
Careful consideration to contractual requirements of off-site manufacture will need to be
considered prior to any procurement following specialist advice.
7.6. Through our carbon neutral strategy and LETI we wish to incorporate features into our
homes that help to reduce the impact of our developments on the environment, both in the
initial construction and in the long-term running of the buildings. Sustainable development is
a complex issue, requiring a balance between the economic, social and environmental
concerns of any development. The council’s strategy sets out the following overarching
objectives:
a.
b.
c.
d.
e.
f.

delivering affordable warmth and reducing fuel poverty
creating a lower carbon society
efficient use of natural resources
having a positive environmental impact
supporting the ‘green economy’
adapting to a changing climate
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7.7. To demonstrate it Sustainability, the council requires all schemes to achieve a Home
Quality Mark One (HQM1) of 4 stars for all developments, raising the 5 stars for
developments commissioned in 2025 onwards
HQM sections, category, assessment issues and available credits
Section

Category

Assessment Issues

No. Credits Available

Our Surroundings

1 Transport and Movement

1.1 Public Transport Availability

15

1.2 Sustainable Transport Options

17

1.3 Local Amenities

16

2.1 Identifying Ecological Risks and Opportunities
2.2 Managing Impacts on Ecology

07
09

2.3 Ecological Change and Enhancement

12

2.4 Long Term Ecological Management and
Maintenance

08

2.5 Recreational Space

22

3.1 Flood Risk

19

3.2 Managing Rainfall Impacts

19

3.3 Security

09

4.1 Indoor Pollutants

12

4.2 Daylight

13

4.3 Noise Sources

04

4.4 Sound Insulation

09

4.5 Temperature

17

4.6 Ventilation

13

5.1 Energy and Cost

60

5.2 Decentralised Energy

08

5.3 Impact on Local Air Quality

15

6.1 Responsible Sourcing

25

6.2 Environmental Impact of Materials

25

6.3 Life Cycle Costing

12

6.4 Durability

07

7.1 Drying Space

03

7.2 Access and Space

11

7.3 Recyclable Waste

10

8 Water

8.1 Water Efficiency

17

9 Quality Assurance

9.1 Project Preparation

06

9.2 Commissioning and Testing

11

9.3 Inspections and Completion

16

10.1 Responsible Construction Practices

05

10.2 Construction Energy Use

05

10.3 Construction Water Use

05

10.4 Site Waste Management

15

11.1 Aftercare

04

11.2 Home Information

00

11.3 Smart Homes

08

11.4 Post occupancy Evaluation

10

2 Outdoors

3 Safety and Resilience

My Home

4 Comfort

5 Energy

6 Materials

7 Space

Delivery

10 Construction Impacts

11 Customer Experience
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7.8. The council believes that the best means of providing affordable, lower carbon homes is by
reducing the need for energy use. We therefore require designers to apply a ‘fabric first’
approach to carbon reduction, designing homes that are well insulated and airtight.
7.9. The council understands the importance of accounting for the cost of renovation, repairs
and maintenance over the expected lifetime of the property, as well as the initial capital
costs. The results of whole life costing should be good design, sound buildings and well
managed and maintained homes.
7.10.
Materials should be selected on the basis of longevity, robustness and fitness for
purpose. Designers should ensure that replacement parts for all products specified are
affordable and readily available in the UK. Consideration should be given to locally
available materials where they are affordable and provide the necessary performance
criteria.
7.11.
New technologies are becoming increasingly important and will impact on the design
of homes and how they are planned. Information and communication technologies will
become commonplace in the homes of the future. They will not only improve convenience,
but also provide lifelong learning and working opportunities, improved security, support
mechanisms, and access to the community.
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Designers should consider future technological developments and should seek to
incorporate the latest technologies wherever practical. New technologies should be
discussed and considered with the council at the earliest opportunity within the design
process.

8 Resident engagement
8.1. The council recognises the importance of giving residents the opportunity to become involved
in the development process and to maximise the opportunity for feedback from our residents.
The client shall advise during the briefing process their anticipated requirement for resident
engagement and the key milestones.
8.2. Housing Management teams, relevant stakeholders and Resident involvement should be
considered at the outset, particularly on large or complex schemes or schemes where
future residents are known. We shall advise Designers of our requirements for residential
engagement during the briefing process.
8.3. Where future residents are known, consultation should begin at an early stage to agree the
extent of the participation and inform the design process as early as possible. We believe
that this approach promotes a genuine sense of ‘ownership’ and identity with the
development.
Consultation with residents will make sure that they can give their views on the scheme
design as a whole and lead to an agreement on choices and options lead by the Tenant
Participation Board.
8.4. All residents in newly built or refurbished properties have the opportunity to provide
feedback and views on design and specification issues via the council’s own feedback
procedures on completion of the 12 months defects period, led jointly by New Builds team
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and Housing Management team, feedback will be fed back to Housing Strategy and
Development team.
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9 Flexible and adaptable homes
Future proofing homes
9.1. We seek to deliver housing that remains adaptable and flexible and recognises the need for
improved accessibility whenever and wherever possible
One of the components of a successful community is the ability of the homes we produce to
reflect the changes in our residents’ needs and circumstances and to reduce the need for
our residents to move home.
Our requirement are as follows in regards to Approved Document Part M

a. Part M, category 1 to all dwellings, unless a higher level is specifically required by
the local planning authority or HSD client.
b. Part M category 2 (commonly referred to as M4 (2)) shall apply when briefed,
however, for flats and bungalows category 2 shall always apply add note regarding
wet rooms (omitting baths)
c. Where wheelchair accessible housing is required, this should be designed to part M
category 3, wheelchair accessible standards in consultation with our Joint
Adaptions Panel (JAP)., Allocations team and internal commissioners

10 Legislative and technical requirements
10.1.

The schemes shall always meet:
local planning requirements and SPG/SPDs
building regulations
building warranty pProvider requirements (where requested)
Home Quality Mark
Secure By Design Gold (section 1, 2a and 3) or Silver (section 2a) as briefed by
HSD
f. National Described Space Standards (NDSS) as a minimum
a.
b.
c.
d.
e.

Commented [KE20]: Who is the warranty provider?

10.2
As an authority we aspire to meet many of the criteria of the new Building for a
Healthy Life 2020 toolkit within our build projects. Each site will be assessed on a case by
case basis for full accreditation going forward on all projects.

11 The role of the client
Client: Housing Strategy and Development team, please note for all external partners your main
contact will be the Housing Development Programme Manager.
11.1.
The client (Housing Strategy and Development) will be the Housing Development
Programme Manager, or other nominated person, they shall:
a. brief the design teams of the specific requirements of a project
b. set the brief and vision, including quantum, type and tenure
c. ensure the project complies with the brief and report divergences to wider client
team
d. help explore high level options – Designers to produce options strategies for initial
layout appraisal
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e. undertake scheme viability assessments and undertake business cases, ultimately
setting the budget Housing Strategy and Development team to produce detailed
cost plans as guidance for designer
f. undertake duties as client under the CDM 2015 regulations
g. carry out strategic risk assessments of the project
h. lead on legal and land issues
i. communicate gateway decisions from Housing Supply Board to progress or halt the
scheme
j. sign off designs at key RIBA milestones and decide on the evaluation of options
providing the design team with ultimate direction
k. determine the most appropriate procurement strategy to meet the project
requirements on time, quality and cost with advice from consultancy team where
appointed
l. liaise with the wider housing team to agree site specific anomalies, for example,
lack of space creating compromises
m. liaise with and manage relevant external stakeholders such as public groups and
councillors
n. take responsibility for the project budget
o. identify lessons learned and coordinate wider team as necessary to feed into this
process
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12 Site briefing
12.1.
The client shall provide a completed pro-forma at the outset of a project outlining as a
minimum:
a. site address
b. site ownership extents
c. site constraints known to date
d. desired project outcomes for example quality and quantum
e. specific requirements where they diverge from the brief
f. anticipated budget, programme and any other expectations
g. any funding requirements
h. ownership aspirations such as affordable rent and shared ownership
i. approach to procurement if known
j. approach to consultant procurement if known
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13 BIM and CDE
13.1.
The council requires all dwellings commissioned in 2021 to be designed and
constructed to BIM Level II. A separate set of Asset Information Requirements (AIRs),
Employers Information Requirements (EIRs) shall be prepared by HSD in 2020.
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Section C | Site design requirements
Achieving good design


Amount / density



Architectural quality



Sustainable design and construction



Landscaping



Transport considerations



Designing out crime



Layout



Built form



Type



Residential amenity

14 External layout and form
14.1.
To achieve the aims of this design guide it is essential to recognize the opportunities
and constraints of individual sites. An analysis of the site must be the starting point in the
design process, be it a small infill site, or large edge of town scheme.
Each site’s location and topography will be different and each play a key part in the design
considerations that should be assessed at the earliest stage to ensure both visual and
functional integration.
14.2.
A full and comprehensive site analysis should be undertaken before commencing the
design, this should include, but is not exhaustive to:













an analysis of visual and physical character of the site and the visual and physical
relationship of the site to its townscape and landscape context
views into and out of the site, landmarks in the surrounding area
existing movement pattern, barriers to movement and desire lines across and
around the site
proximity of public transport routes, shops, and the frequency of service
access points to the site
existing buildings and structures on or adjacent to the site and whether they are to
be retained
review of planning constraints and history
wayleaves and easement strips - from legal title report
wildlife habitats and whether they are to be conserved from searches or specialist
survey
presence of filled ground or contamination - from searches or specialist survey
potential sources of noise pollution - specialist survey potentially required
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archaeology - from searches or specialist survey

14.3.
The scale and complexity of any site shall determine the level of information required
to support any analysis. All sites need information which is proportional to the issues
outlined.
14.4.
The local context, topography, landscape character, cultural history and existing built
form all define the overarching context for new development. Well-designed places should
demonstrate a sound understanding of the contextual constraints and should seek to
integrate and relate positively into their surroundings physically, socially and visually.
14.5.
Natural landforms, ground conditions and steepness of slopes will play an integral
part in a site’s proposed layout and orientation. Natural features can help give shape to a
development and integrate with its surroundings.
The emphasis should be on conserving and enhancing the sites features whether it’s open
watercourses, retaining trees or avoiding large scale levelling. These features can often
form the focal point of the development.
14.6.
An analysis of the existing landform contours and geology should be undertaken to
establish the sites natural topography, geology and hydraulic characteristics to determine
existing surface water runoff.
These characteristics play a key part in the design of the proposed layout, making the best
use of the natural surface water run off routes across the site and ensuring a sustainable
drainage system is considered at the earliest stage of the design process.
14.7.
The orientation and location of dwellings and open spaces within the development
site affect the potential for using renewable energy sources such as wind and sunlight.
Access to daylight and sunlight is a vital part of a healthy environment.
Wherever possible dwellings should be orientated to suit principles outlined by Passivhaus
and LETI.
14.8.
Where possible locate taller buildings to the north of the site to minimise
overshadowing, taking care not to overshadow any neighbouring development.
Consideration should be given to wind flow through the site, in particular the need for
shelter from northerly winds.
Complex tall structures in dense locations may require more detailed technical wind
analysis
14.9.
A well designed development needs to make efficient use of the land with an amount
and mix of development and open spaces that optimise density. It should relate well to and
enhance the existing character and context of its location. The design team should pay
particular attention to the local plan space requirements.
14.10.
Consider how the built form reduces reliance upon the car by promoting walking and
cycling to local destinations and prioritising public transport routes. How it can support the
changing lifestyles of occupants and encourage sustainable living.
14.11.
The built form should follow the pattern of development around the site, and
establish an appropriate relationship with the size and proportions of the existing streets in
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the local area. Built form is determined by good urban design principals that combine
layout, form and scale in a way that responds positively to the context.
The appropriate density will result from the context, accessibility, the proposed dwelling
types, form and character. The prime underlying principal of all urban places should be the
creation of a pedestrian scaled environment by means of enclosing space by buildings. This
means that spaces must be visually comfortable in terms of their height and width ratio and
the balance of static and dynamic spaces and their visual length.
14.12.
Increasing residential density and making the most of land are key aims of the
council. Planning measure the intensity of development, by calculating the number of
dwelling per hectare. However the amount of development should be design led,
determined by the nature of the site and its context.
Harmful levels of noise and disturbance can erode people’s quality of life. Over
development, poorly laid out spaces and vehicular movements can all negatively impact a
development.
14.13.
Apartments should have a minimum 5sqm private amenity space for 1 – 2 person
flats and maisonettes and an extra 1sqm provided for each additional occupant. Flat
occupiers generally do not seek or expect the same level of garden amenity space as
house dwellers. Nevertheless, an enclosed area of communal amenity/play space should
be provided where feasible. See Section 20.
14.14.
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Private amenity space should be provided in line with the following table.
Bedrooms
1
1
2
2
3
3
4
5

Type
Apartment
House
Apartment
House
Apartment
House
House
House

Garden Area
5m2/unit + 1m2/occupant
>45m2
5m2/unit + 1m2/occupant
>45m2
5m2/unit + 1m2/occupant
90m2 (smaller as policy)
90m2 (smaller as policy)
90m2 (smaller as policy)

Table showing private amenity space required for each property type
14.15.
Consideration to the Sustainable Urban Drainage strategy (SUDs) is vital from the
initial concept and feasibility stage and then followed through into any planning and detailed
designs. Please refer to Luton Council’s: Sustainable Urban Drainage Design and
Evaluation guide, published 2018.

15 Security
15.1.
New developments should follow the principles and design guidance set out in the
current Secured by Design Homes Guide, the official police security initiative.
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15.2.
We require all new developments to achieve Gold, however, where the site layout is
not achievable from reasons beyond our control, we will accept Silver (option 1) .
Level

Gold
Silver Option
1
Silver Option
2
Bronze
15.3.

Section 1
Section 2a
Development Physical
Layout
Security
(Q1)
X
X
X

Section 2b
Physical
Security
(Bespoke)

X

X

Section 3
Additional
If req
If req

X

Applications for Secure by Design should be made for all developments.

15.4.
The Architect shall lead on the application process and liaise with the Crime
Prevention Design Advisers during RIBA Stage 2 and beyond.

16 Streets and parking (including e-cars)
16.1.

Streets are the arteries of our communities and patterns of movement for people are integral
to well-designed places and should include pedestrians, cyclists, public transport, emergency and
service vehicles, and other motor vehicle traffic.

A development’s success can depend on how well it is connected to local services and the
wider community. The road system forms a vital component of the overall quality of a
development and can greatly affect the lives of local people and impact the wider
community, so good planning and design is essential.
16.2.
A review of national, regional and local policy context, review the local transport plan,
public realm strategy and local street design guidance prior to commencement of on-site
street design, and consider how the development best links into the wider community.
16.3.
Develop a movement framework that enables free movement for all users,
pedestrians, cyclists and vehicles. Develop a hierarchy of street types, good design assigns
a higher priority to pedestrians and cyclists, moving the focus away from motorised modes
of transport.
16.4.
Design new streets and road networks that are attractive and have their own
distinctive character that create permeability and connectivity, and are cost effective to
construct and maintain.
16.5.
Road safety must be at the forefront of all street design, promoting an inclusive
environment, for both old and young, abled and less abled alike. Design to keep vehicle
speeds at or below 20mph on all new residential streets where appropriate.
16.6.
Vehicular and pedestrian routes should be designed to ensure that they are visually
open, direct, well used and should not undermine the defensible space of neighbourhoods.
Design features can help to identify the acceptable routes through a development, thereby
encouraging their use, and in doing so enhance the feeling of safety.
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16.7.
Design principals should be adopted that promote a sense of ownership, giving
residents a degree of control over the activities that takes place in their physical
environment. This can be achieved by designing defensible spaces around dwellings that
residents can control and maintain.
Unnecessary through traffic should not be attracted to new residential areas, the design
and layout should discourage the use of motor vehicles for local trips and encourage
walking and cycling.
16.8.
Future technology infrastructure, such as smart street lighting, street furniture, cycle
parking and electric vehicle charging infrastructure, must be planned at the earliest stage
and integrated successfully into the design.
16.9.
Surface materials should respond to their specific environment and landscape
setting. Permeable surfaces should be considered for all shared surfaces, such as access
roads serving five or less dwellings, or small communal parking areas.
Roads that provide access for emergency and service vehicles should be designed to an
adoptable standard, with sufficient turning heads to enable vehicles to access and leave the
development site in a forward gear.
16.10.
Off-street residential parking should be provided wherever possible, with vehicles
parked on a permeable hardstanding within the dwelling boundary. Where parking is
designed to be adjacent to or between dwellings, a window should be considered to allow
residents an unrestricted view over their vehicles.
The preferred size of a parking space between dwellings is 5m x 3m. A vehicle sight splay
of 1.5m x 1.5m will typically be required to give a clear visibility above 600mm where the
parking space abuts the rear edge of the footway.
16.11.
Where communal parking areas are necessary, preferred parking space size of 4.9m
x 2.5m when positioned perpendicular to a minimum 6m wide access road, and 6m x 2.5m
when positioned parallel to the access road. Bays should be sited in small groups, close
and adjacent to homes, be within view of active rooms that offer good natural surveillance
and allocated to individual properties. Parking bays should be divided and distributed
around the development and broken up by low level, low maintenance planting between
bays.
16.12.
All forms of parking should be clearly identifiable yet suitably integrated into the
public realm. On street parking should not restrict access to footpaths and cycle ways. The
preference is to keep street scenes clear from parked cars as visually as possible to help
promote pedestrian ownership.
16.13.
Rear parking courts are discouraged, as they introduce access points to the
vulnerable rear elevations of dwellings, are often left unlit and increase the opportunity for
crime, vandalism and anti-social behaviour.
16.14.
Communal parking facilities and parking bays must be lit to the relevant levels as
recommended by BS 5489-1:2013. They should ideally benefit from good natural
surveillance and be located in locations of good footfall to deter opportunistic theft or
vandalism.

Page: 20

16.15.
Parking bays designated for disabled people should be located as close as possible
to the principal entrance. Provide designated bays of a size 4.9m x 2.5m with a 1200mm
safety zone between, and a 1200mm safety zone on the vehicle side of the parking bay and
with a dropped kerb when there is a pedestrian route at the side of the parking bay.
16.16.
On mixed use and flatted schemes a clearly sign posted setting down point should
be located as close as practicable to the principal entrance, with its surface level with the
carriageway at that point to allow convenient access to and from the entrance for people
with walking difficulties, people using a wheelchair or people with pushchairs or luggage.
16.17.
On larger mixed use developments, cycle parking should be provided at key
destinations and should be easily accessible, prominent, safe, conveniently located and
secure.
16.18.
E-Charging Points should be provided to all new houses, located in close proximity
to the car parking bay on-plot. The charging point should be located in a position to avoid
trailing cables blocking key access routes. Charging points should not be provided off-plot
for dwellings.
16.19.
E-Charging Points should be provided to 20% of all spaces on community car
parking developments (apartments)
16.20.
Consideration should be given on any new supplies to allow sufficient capacity and
routes to expand the charging network for future proofing.

17 External appearance
17.1.
The appearance of dwellings, be they traditional or contemporary, should provide
interest, life and vitality to the public realm in the use of doors, windows, articulation, materials
and detail. They should also respect the surrounding fabric and vernacular, whilst generating
a synergy and establishing a character and identity of their own.
17.2.
The preferred house form will typically be a rectangular, rather than a square plan
form. Pitched roofs that follow the local vernacular and span across the narrowest span
dimension. Houses of more complex form should combine forms to create ‘L’ and ‘T’
shaped plans, made up of parallel or perpendicular ranges.
In all cases, each element of the plan should have a pitched roof over the narrowest span
dimension, with subservient roofs to the side or rear of the dominant form. All roofs should
be of a similar pitch, and flat top ‘crown’ roofs should be avoided wherever possible.
17.3.
Gable ended house designs are preferable to hipped roofs with pitches over 25
degrees. Architectural details such as faux grp chimneys and dormers are to be avoided.
Where house types have rooms in the roof, flat top dormer windows should be located to
the front principal elevation, with in-line roof windows within the roof pitch on rear
elevations. Flat roofs are not appropriate apart from to dormers, canopies and bay
windows, however, consideration to Secure by Design and climbing is required.
17.4.
House designs should follow a contemporary architectural style, utilising a simple
palette of materials, and follow traditional and well establish construction techniques. The
council looks to explore off-site construction techniques. Expand upon this!!
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17.5.
Facing brickwork should be the predominance, but small panels of contrasting
materials, offering relief and detailing would be considered, if of architectural merit.
External render should be avoided, but where necessary, should be of a dark through
colour type. Timber cladding should also be avoided, as this constitutes an on-going
maintenance, but panels of ‘timber effect’ composite cladding would be acceptable, where
architectural detailing dictates its use.
17.6.
Blank elevations are to be avoided where overlooking public spaces, consider
introducing full height windows to rooms or stair cores on side elevations. Ensure that
elevations maintain the high visual profile of the site and maintain views to other adjacent
vistas. Consider introducing a bay window, square or canted, to further strengthen a blank
elevation, particularly where the end of a row of houses looks out over an open space.
17.7.
Front doors should always be located on the principal elevation, elevations fronting
the road, the exception being on houses that turn a corner, on the end of a terrace. In these
situations consider locating front doors on the side to create an active elevation.
17.8.
The placement of fenestration and openings in the façade is immensely important
and careful consideration should be given to it to create the correct balance and symmetry.
Departures from strict symmetry are possible as long as the central axis is strongly
emphasized.
The worst solution is one that is almost, but not quite symmetrical, which is visually
incoherent, particularly when repeated on a terrace of houses. Composed randomness of
fenestration, in terms of window size and location would be acceptable, so long as it is done
in a meaningful way.

18 Landscaping
18.1.
Biodiversity, landscaping and strategic open spaces play an integral and important
part in any development, especially residential developments where it contributes to the
quality of a place, and to the resident’s quality of life. It is a critical component of well-designed
development. They include natural and designed landscapes, high quality public open
spaces, street trees and garden trees, grass, planting and water.
18.2.
Ensure landscaping designs integrate well into the existing wider and local
ecosystem, contribute to the strategic green infrastructure and water management. Design
proposals should be high quality, robust, enhances biodiversity and ecology, and is cost
effective and maintainable.
18.3.
Existing ecology and natural habitats found on sites must be safeguarded where
necessary and enhanced if appropriate. New opportunities for increasing biodiversity
should be explored.
18.4.
In recent history, the scale of urbanisation and our attitudes toward rainwater have
caused serious problems both for ourselves and for the natural environment. Sustainable
urban Drainage Systems (SuDS) is a way of managing rainfall that mimics natural drainage
processes and reduces the impact of development on communities and the environment.
18.5.
The sustainable drainage system should form part of the overall landscaping
proposals and link together the strategic aim to enhance the biodiversity, ecology and a
sense of quality. This will include all soft and hard landscaping, planting and water
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management following the guidance in the Sustainable Urban Drainage Design and
Evaluation guide
18.6.
A predominance of hard landscaping, especially asphalt surfaces that create a hard
urban environment, are to be avoided. Where large areas of hard landscaping are required
for vehicular parking, consider breaking up hard surfaces into smaller bays interspersed
with planting and trees, and consider using a permeable block paving or grasscrete surface
for parking bays.
18.7.
SUDs solutions need to consider the life and maintenance. Strategies for the type of
solutions should look at ownership responsibilities and who takes on the ongoing liability
before agreeing solutions.
18.8.
Amenity spaces should be provided in a format that is multifunctional and flexible to
cater for all users and uses, for both young and old, abled and less abled. Green
infrastructure should be allowed to shape developments, good landscape design should
provide wayfinding cues and sensory stimulation.
18.9.
Trees, hedges and planting play an important role in the sustainability of new
developments, including shelter, improved air quality, support for wildlife, climate
moderation and reduce risk of flooding.
18.10.
Trees, hedges and planting should be native species, sourced locally and reflect the
natural vegetation of the area, and protect rural character. Trees and plants make a
valuable contribution to the appearance of new residential developments, as well as
individual gardens enhancing biodiversity and provides nature habitat for birds and wildlife.
Planting new trees within areas of public realm communal areas as well as back gardens,
and designers should consider, how big it will grow, will it shade windows or neighbouring
properties, would it impede natural surveillance and provide opportunities for crime by
inadvertently screening suspicious behaviour.
18.11.
As a general recommendation, where good visibility is required, shrubs should be
selected to have a mature growth height no higher than 1 metre, and trees should have no
foliage, epicormics growth or lower branches below 2 metres, thereby allowing a 1m clear
field of vision.
18.12.
Landscaping proposals will need to be designed in line with the council’s tree guide
(emerging), agreed and reviewed by our Parks Department prior to submission for
Planning.

19 Boundary treatments
19.1.
It is important that the boundary between public and private areas is clearly indicated.
It is desirable for dwelling frontages to be open to view, so walls, fences or hedges will need
to be kept low or alternatively feature a combination of wall, to a maximum 1m in height, and
railings, to suit the local context, if a more substantial front boundary is required.
19.2.
The preference, over physical boundary treatments to define front gardens, would be
planting, so long as they are set back from paths and do not obstruct visibility of front doors,
windows or garden gates. Particular plant specimens can be used as defensive planting to
deter access to vulnerable areas, such as thorny plants below windows.
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19.3.

Masonry garden walls should be used on prominent public elevations

19.4.
Where masonry walls are proposed, these should be constructed in face brickwork
and of a bond to match that of the house to which it bounds. Walls should be topped with
either a bullnose or saddleback coping on tile creasing. End of walls should be terminated
with proprietary stop end copings.
19.5.

Timber fencing should be used on less prominent or important public elevations.

19.6.
Timber boundary fences that enclose rear gardens, and where facing the public
realm, should be pressure treated feather edge close board post and rail type, and to a
minimum height of 1.8m. Timber fencing not visible from the public realm, such as subdivision fences, can be pressure treated 1.83m x 1.8m panel type.
Where extra height is required for security purposes, consider incorporating a 1.83m x
320mm pressure treated trellis to fence tops. In all situations concrete posts and gravel
boards are to be incorporated.
19.7.
Rear garden gates should be of ledged and braced design and employ galvanized
adjustable hinges and fixings mounted behind the attack face. Gates should be of the same
design, construction and height as the fence to which it abuts, and be capable of locking by
key from both sides of the gate. Gates within masonry walls are acceptable as close
boarded. All hinges, latches and bolts should be galvanised steel.

20 Outdoor play and games area
20.1.
Well designed, quality public open places should support a wide variety of activities
and encourage social interaction, to promote health, well-being, and social inclusion.
20.2.
Play should be at the heart of children’s everyday lives and experiences throughout
childhood. We want children to enjoy a healthy balance of structured and unstructured play
in their leisure time.
20.3.
Play space needs to be high quality and good design to attract children and families
and become a valued part of the local environment. Poor quality, unimaginative space will
not be attractive to children, will not be valued by the local community and will fall in to
disuse and disrepair.
20.4.

Successful play spaces:











20.5.

are bespoke
are well located
make use of natural elements
provide a wide range of play experiences
are accessible to both disabled and non-disabled children
meet community needs
allow children of different ages to play together
build in opportunities to experience risk and challenge
are sustainable and appropriately maintained
allow for change and evolution
It is recommended that equipped/designated play spaces be promoted in the form of:
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local areas of play (LAPs) aimed at very young children
locally equipped areas of play (LEAPs) aimed at children who can play
independently
neighbourhood equipped play areas for Play (NEAPs) aimed at older children

21 Building fabric
21.1.
Home energy use is responsible for over a quarter of UK carbon dioxide (CO2)
emissions, which contribute to climate change. To help mitigate the effects of climate change,
we need to adopt and number of technologies to help reduce CO2, and to achieve this, we
need to design to higher levels of energy efficiency. One of Luton Council’s corporate
objectives is for to be net carbon neutral by 2040.
21.2.
We wish to lead by example and strive to achieve the energy usage set out by
Passivhaus on performance over a series of years.
21.3.
For all buildings designed will be based on achieving criteria set at the time of
design, working towards carbon neutrality.
Fabric U Value (W/m2K)
Walls
Floor
Roof
Exposed Ceilings/Floors
Windows
Doors
Efficiency Measures
Air Tightness
Thermal Bridging
G-Value of Glass
MVHR
Renewables
Form Factor
Windows Areas
North
East
South
West
Energy Consumption
Energy Use Intensity
Space Heating

2020
0.18
0.13
0.13
0.13
1.4
1.0

2025
0.13 - 0.15
0.08 - 0.10
0.10 - 0.12
0.13 - 0.18
0.8
1.0

<5
m3/hr.m2@50PA
Appendix R
0.63
50% on site
n/a

<1
m3/hr.m2@50PA
0.04 (y value)
0.6 - 0.5
90% eff <2m duct
100% on site
1.7 - 2.5

n/a
n/a
n/a
n/a

10 - 15%
10 - 15%
20 - 25%
10 - 15%

n/a
n/a

35 kWh/m2.yr
15 kWh/m2.yr

21.4.
All house type designs should follow a fabric first approach, maximising the
performance of each elemental component, ensuring that if maintained correctly the
dwelling will perform as intended throughout its lifetime, placing less onus and reliance on
residents to manage their environment.
Reasonable provision should be made for the conservation of fuel and power and achieved
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by limiting heat gains and losses, through the thermal performance of the building fabric,
and fixed building services.
21.5.
The building fabric should follow traditional and well established construction
methods and techniques, utilising robust materials and consist of the following; precast
concrete suspended ground floors (plank or beam and block), external masonry cavity
walls, with truss or traditional cut roofs.
21.6.
External cavity walls should consist of a face brickwork outer leaf, a fully filled or
partition filled cavity (of a size to meet the target U-Value), a blockwork inner leaf with
plaster bond and skim coat finish internally.
21.7.
Separating party walls should be constructed in blockwork masonry, with a minimum
100mm fully filled cavity and appropriately fire stopped to mitigate fire spread and acoustic
transmission.
21.8.
Ground floors should be designed to be either precast concrete plank or beam and
block type, with a ventilated sub void. Cast in-situ concrete floor slabs may be acceptable
where soil conditions dictate. Insulation should be installed over slab, and topped with a
light mesh reinforced screed to provide a level flat floor finish.
21.9.
In dwelling houses, intermediate floors can be constructed in timber joist, utilising
solid timber, ‘I’ beam or Posi joist type. Ground and intermediate floors in flats should be
designed to be either precast concrete plans or cast in-situ concrete.
21.10.
Internal partitions within dwelling houses or flats, where non-loadbearing, should be
either lightweight metal type or treated timber.
21.11.
All internal wall finishes should be wet plastered, with skim coat finish. The use of
plasterboard drylining on dot and dab should be avoided, unless in exceptional
circumstances and with prior approval of the client.

22 Daylight, sunlight and overheating
22.1.
We are constantly faced with the need to balance solar gain in a dwelling to maximise
internal daylight standards, whilst at the same time minimising overheating risk. Large glazed
areas and glazing with high transmittance are required to achieve high levels of natural
daylight.
22.2.
Solar gains are beneficial in winter to offset demand for heating, but can contribute to
overheating in the summer. The effects of solar gain in summer can be limited by an
appropriate combination of window size and orientation, solar protection through shading
and other solar control measures, ventilation and high thermal capacity.
If ventilation is provided using a balanced mechanical system, consider providing a summer
bypass function to use during warm weather, or allow the dwelling to operate through
natural ventilation.
22.3.
There is a fine balance to be struck between mitigating solar gain, with some parts of
the dwelling experiencing poor levels of daylight and resulting in the increased use of
electric lighting. Achieving both is challenging, but it is possible through well considered
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design. For designs up to 2024, we shall utilise the following requirements, before in 2025
onwards adopting LETI Standards.
22.4.
BRE Daylight Standards state that kitchens should achieve a minimum average
daylight factor (ADF) of at least 2.0%, living rooms a minimum ADF of 1.5%, and bedrooms
a minimum ADF of 1.0%.
22.5.
CIBSE overheating guidelines suggest that for primarily naturally ventilated
dwellings, main habitable rooms should be assessed against the adaptive comfort CIBSE
TM52 (2013). For dwellings that are not primarily naturally ventilated, main habitable rooms
should not exceed 26°C for more than 3% of the occupied hours assessed in line with
CIBSE Guide-A (2015).
22.6.
SAP 2012 Appendix P contains a procedure enabling designers to check whether
solar gains are excessive. If the dwelling has mechanical cooling system operating, the
assessment should be based on the design without the cooling system operating, but with
an appropriate assumption about an effective air-change rate through openable windows.
22.7.
Designers may want to exceed the requirements in the current Building Regulations
to consider the impacts of future global warming on the risks of higher internal temperatures
occurring more often.
22.8.
Living areas and kitchen/dining rooms need more daylight than bedrooms, but all
parts of the home should receive good levels of daylight. When windows are confined to
one wall, the window width should be at least 35% of the wall length (BS 8206: 2008).

23 Roofs
23.1.
The roof is the key focal point of any home’s exterior and as such it’s vital that the
design is right. It’s not just about choosing between a traditional pitched, mono-pitched, flat
or mansard roof. When it comes to roof design, there are a number of factors to consider to
create a solution that works from both a practical and aesthetic point of view.
23.2.
For all dwelling houses, gable ended dual pitched roofs are to be incorporated as the
default design solution, spanning across the narrowest span dimension. Hipped roofs are to
be avoided in favour wherever possible, unless in exceptional circumstances where local
vernacular dictates.
Gable ends should be terminated at roof junction, with simple verge detailing. Barge boards
and boxed facias are to be avoided unless specific context suggests it is necessary for
planning purposes.
23.3.
The local architectural vernacular may dictate both roof shape and pitch, but in most
situations roof pitches should be between 35° - 40°. Where dwellings incorporate rooms in
the roof, the roof pitch should be designed to maximise the usable gross internal floor area,
whilst maintaining a sense of proportion and scale. Roof pitches of a lower pitch should be
discussed in advance with the client.
23.4.
Eaves details should follow the local vernacular, but should generally be of
overhanging type, with closed soffit and fascia. Overhangs should be a kept to a maximum
300mm, however eave detail variations will be considered depending on context.
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Gutters should be UPVC semi-circular type, with circular down pipes appropriately sized to
take surface area discharge rate. More contemporary square or rectangular gutters and
downpipes will be considered on a site by site basis.
23.5.
Where habitable accommodation is provided within the roof space, dormers should
be a minor incident in the roof plane. Their purpose should be to light the roof-space, not
gain extra floor space or headroom over any great width. Located centrally in the roof
plane, or where in pairs, close to the verge and equidistant from the centerline. Roof lights
should be used sparingly and not in the same roof plane with dormers.
23.6.
To maintain a contemporary feel to flatted developments, flat roofs are to be
incorporated wherever possible in preference to pitched roofs. In all cases flat roofs should
be bounded by a 1.1m high parapet wall, to mitigate the requirement for a fall arrest system
which requires routine and ongoing maintenance.
23.7.
Flat roof coverings should be either single ply membrane or glass reinforced plastic
(GRP) liquid applied type, laid over tapered insulation compatible with roof covering.

24 Windows and doors
24.1.
Windows play a critical part in the creation of space and light, and there is so much to
consider than the simple placement of an opening. Openings in the building serve many
purposes, such as bringing in natural light, capturing a view or to simply ventilate a space.
24.2.
Constructing spaces that orientate you to different aspects of your surroundings is an
incredibly important part of designing a house. An important part of the design is creating
spaces and views that are site specific rather than just creating generic house types with
rigidly set repetitive rhythm of fenestration.
24.3.
The placement of fenestration and openings in the façade is immensely important
and careful consideration should be given to it to create the correct balance and symmetry.
Departures from strict symmetry are possible as long as the central axis is strongly
emphasized.
The worst solution is one that is almost, but not quite symmetrical, which is visually
incoherent, particularly when repeated on a terrace of houses. Composed randomness of
fenestration, in terms of window size and location would be acceptable, so long as it is done
in a meaningful way.
24.4.
Privacy is important for most people, so the sizing and location of openings will play
an important part in the design process, this requires thoughtful placement of windows and
doors affording a sense of privacy for home owners and adjacent occupiers alike. Full
height windows to bedrooms should be avoided.
24.5.
Opening areas for windows and doors can be designed to a maximum portion of
25% of the total floor area. To note, window and door openings less than 20% of the total
floor area may increase to use of electric lighting, and should be avoided.
24.6.
The proportions of window openings is critical to the design, with asymmetry
preferable to equal, regimentally set, mullions, transoms and glazing bars. Dwelling house
windows should ideally incorporate side hung casements, adjacent to wider fixed glazed
panels, or conversely, a top hung casement with a narrower fixed glazed panel adjacent.
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24.7.
Escape windows should have an unobstructed openable area that has a minimum
area of 0.33sqm, has a minimum height and width of 450mm. The bottom of the openable
area is a maximum 1100mm above floor level. Windows should be capable of remaining
open without being held.
24.8.
Windows in principal living spaces should start 800mm above finished floor level (+/50mm) to allow people to see out while seated. At least one opening window should be
easy to approach and operate by people with restricted movement and reach and is
considered against assumed furniture layouts.
24.9.
All glazing installed within 400mm of an adjacent door set should incorporate one
pane of laminated glass meeting, or exceeding, the requirements of BS EN 356:2000 class
P1A. Windows should be designed and installed with multipoint espagnolette locking
systems that have been shown by test to meet the security requirements of PAS 24:2016
as a compartment part of a window of the same material.
There should be locking parts within 100mm from the corner of the casement. Openable
casements should be fitted with child-resistant release catches.
24.10.
UPVC windows and doors are preferred, however should planning constraints or
context dictate, other materials will be considered. Front Doors should be 44mm GRP faced
composite type, with frame and lock set to PAS 24. Refer to Luton Council Housing Design
Brief 2018 for further details and specification.

25 Access and facilities for fire service and fire equipment
25.1.
Site and dwelling access should be designed to offer an acceptable level of fire safety
and minimise risks to occupants and fire service personnel.
25.2.
The council requires that all buildings meets the requirements of Approved
Document Part B in their design and construction as a minimum standard, with no
exceptions to this requirement. Consideration should be given to emerging changes to the
Fire Safety Act and Building Regulations such as sprinklers or a new procedure.
25.3.
Coordination with HSD’s Management team is important to determine the Fire
Strategy for all proposed dwellings, particularly when designing apartment blocks.

26 Materiality
26.1.
Constructing with sustainable materials is not only good for the planet and common
sense, it can save money, help preserve energy, waste and pollution, and provide a healthier
environment for occupants.
26.2.
Wherever possible materials should be responsibly sourced, and are recycled, or
from proven sustainable sources. Specify materials with low embodied energy, those that
reduce transportation and cuts waste.
26.3.
Specified materials should be robust and require little to no ongoing maintenance.
Where this is not possible, materials should be easy to maintain and replace.
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27 CCTV - central and external
27.1.
Overt digital surveillance is not a universal solution to security problems, and there is
a fine balance to be struck between being a reassurance for residents, to giving residents a
sense of living in an ‘Orwellian’ society.
CCTV can help deter crime and criminal behaviour, assist with identification of offenders, and
promote personal safety. Good quality and discreet digital surveillance can add value to
residential developments and should be considered on flatted schemes.
27.2.
CCTV Requirements shall be discussed the CPDA during the Secure by Design
process or the client shall outline when CCTV is required on projects.
27.3.
The Design team will be expected to coordinate CCTV requirements with the wider
council CCTV suppliers and Neighbourhood Enforcement teams.
27.4.

CCTV is also required to apartment blocks and is discussed further in the brief.

28 Way finding
28.1.
Way finding and signage details will be provided by Housing Management on a site
by site basis, but:
28.2.
Wayfinding has the function to inform people of the surroundings in the (unfamiliar)
build environment, it is important to show information at strategic points to guide people into
the right directions.
Complex structures in the build environment are interpreted and stored by the human
memory. Distances, locations and time may be remembered differently than as they appear
to be in reality.
28.3.
An effective wayfinding system is based on human behaviour and consists of the
following characteristics:




creates a comprehensive, clear and consistent visual communication system with
concise messaging
shows information that is relevant to the space, location and/or navigation path
removes unnecessary elements to create a clear visual environment ahead

29 Pest control
29.1.
Under ordinary conditions of nature, any creature, it may be animal, insect or plant,
can exist in such numbers as can succeed in evading natural enemies, in finding adequate
food supply and in securing shelter and suitable conditions for breeding. If these conditions
are disturbed, there is an immediate response in the survival rate, up or down.
As the case may be, and in general it is only when the favourable factors sometimes quite
obscure and therefore, difficult to counter act, become excessive that the creature develops
into a pest.
29.2.
The control of wildlife, wild birds and feral pigeons in the UK is legislated by the
Department of Environment, Food and Rural Affairs (DEFRA), courtesy of the Wildlife and
Countryside Act 1981. The Act deals with all matters relating to the management of wildlife,
provision of licenses and wildlife conservation.
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29.3.
It is important to note, that the design of pest control measures must not contravene
the Act, and as such, it is advisable to seek specialist advice.
29.4.
As with all things, prevention is better than cure, and ensuring pests do not become
established during the construction phase is fundamental in mitigating future problems.
29.5.
When trying to deter pests, preventing access to food is key, so the removal of waste
as early as possible is encouraged. A clean and well-ventilated environment cuts down the
possibility of pests.
29.6.
Where there is a known or likely pest issue on a site it shall be raised by the client or
design team and the scheme shall be discussed with the Pest Control team at the council to
help incorporate pest control features early within the design process.

Section D | Housing design requirements
30 Energy approach
30.1.
New developments should take a fabric first approach, ensuring the building design
utilises the maximum thermal performance available for each element.
30.2.
Low carbon and or renewable technology shall be used to supplement the
performance of the building on a site by site basis as directed by Housing Management.
30.3.
Lighting and general equipment shall be highly efficient, allowing for low energy
usage throughout the lifecycle of the asset.

31 Dwelling size
31.1.
There are a number of considerations that will determine the dwelling type size, for
instance the number of bedrooms and bed spaces, the relevant accessibility requirements,
category 1, 2 or 3, the floor area of each habitable room, their internal dimensions and the
relevant furniture. We need to ensure dwellings have sufficient storage for its size and have
identified and considered all services and locations.
31.2.
For reference, there is an aim within the council to make category 1 the minimum
standard for all new dwellings. Any variance to this standard will be briefed by the client at
the outset where category 2 and 3 are required.
31.3.
For the purposes of this design guide, Housing has adopted the technical standards
contained in the Nationally Described Space Standard (NDSS). The NDSS deals with
internal space within new dwellings and is suitable for application across tenure.
It sets out requirements for the gross internal floor area (GIA) of new dwellings at a defined
level of occupancy as well as floor areas and dimensions for key parts of the home, notably
bedrooms, storage and floor to ceiling heights.
31.4.
Dwellings should provide at least the gross internal floor area and built in storage
area set out in table 1 below.
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Table 1 - Minimum gross internal floor areas and storage (m2)
Number of
Number of
1 story
2 story
3 story
bedrooms (b) bed spaces dwellings dwellings
dwellings
(persons)
1p
39 (37)*
1b
2p
50
58
3p
61
70
2b
4p
70
79
4p
74
84
90
5p
86
93
99
3b
6p
95
102
108
5p
90
97
103
6p
99
106
112
4b
7p
108
115
121
8p
117
124
130
6p
103
110
116
7p
112
119
125
5b
8p
121
128
134
7p
116
123
129
6b
8p
125
132
138

Built-in
Storage
1.0
1.5
2.0
2.0
2.5
2.5
2.5
3.0
3.0
3.0
3.0
3.5
3.5
3.5
4.0
4.0

31.5.
The GIA of a dwelling is defined as the total floor space measured between the
internal faces of the perimeter walls that enclose the dwelling. The internal face of a
perimeter wall is the finished surface of the wall.
31.6.
Built-in storage areas are included within the overall GIAs and include an allowance
of 0.5sqm for fixed services or equipment such as a hot water cylinder, boiler or heat
exchanger.
31.7.
GIAs for one storey dwellings include enough space for one bathroom and one
additional WC (or shower room) in dwellings with 5 or more bed spaces. GIAs for two and
three storey dwellings include enough space for one bathroom and one additional WC
(shower room). Additional sanitary facilities may be included without increasing the GIA
provided that all aspects of the space standard have been met.
31.8.
Where a 1b 1p has a shower room instead of a bathroom, the floor area may be
reduced from 39sqm to 37sqm, as shown bracketed.
31.9.
The exception to the above minimum gross internal areas, will be dwellings that are
intended to meet the internal space requirements set out in the Building Regulations, Part
M, category 2 (accessible and adaptable dwellings) and category 3 (wheelchair user
dwellings). Refer to sub-section 45 for further details of the internal space requirements.
31.10.
Furnished layouts are not required to demonstrate compliance with the NDSS, but
furniture layouts should be illustrated to assist space planning and demonstrate that
dwellings can accommodate furniture, access and activity space relating to the required
level of occupancy at RIBA Stage 3 including the recommended furniture shown in
Appendix C of The Housing Standards Handbook, by the National Housing Federation.
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32 Rooms sizes
32.1.
All bedrooms should be of a sufficient size to accommodate one double bed or twin
beds. Single bedrooms are to be avoided, but where their inclusion is unavoidable, they
should have a floor area of at least 7.5sqm and be at least 2.15m wide. If designers cannot
achieve the minimum dwelling sizes, they must discuss with HSD before they take a
development forward.
32.2.
In order to provide two bed spaces, either double or twin, one room with a minimum
floor space of 11.5sqm should be provided and at least 2.75m wide, with every other double
bedroom within the same dwelling at least 2.55m wide.
32.3.
A living room, living space or kitchen should be provided at entrance level. The
combined area of the living room, dining room and kitchen is an important measure of the
quality of space within the home. The minimum combined living areas in this guide allow
the designer the freedom to organise and combine these spaces in different ways while
safeguarding the overall living space within the dwelling.
32.4.
The main living space should be at least 2.8m wide for dwellings up to 4 people, and
at least 3.2m wide for larger family dwellings. Provide at least the combined floor area of
living, dining and kitchen space that equates to 22sqm for 2p, 24sqm for 3p, 26sqm for 4p,
28sqm for 5p and 30sqm for 6p dwellings, and totals approximately 55% of the total floor
space.
32.5.
To avoid the need for artificial lighting, deep plan room layouts should be avoided in
order to maximise daylight. As a general rule, the depth of rooms when single aspect
should not exceed 2 x height, allowing for good daylight and ventilation. The depth of a
room can be doubled if rooms are dual aspect.

33 Entrance and circulation areas
33.1.
All parts of the home should be designed for ease of access and hallways should be
wider in larger family homes, where they are used more intensively.
33.2.
All principal entrances to have a canopy measuring a minimum 600mm deep x
1100mm wide. The canopy width should exceed the width of the entrance door and any
controls.
33.3.
Inside the dwelling entrance there should be sufficient space to offload and store
outside items, such as prams, umbrellas, coats and boots, without the need to pass through
habitable rooms.
33.4.
The minimum width of hallways and other circulation spaces inside the home should
be 900mm. This may reduce down to 750mm at ‘pinch points’ such as next to radiators,
where doorway widths meet the following:
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Minimum Hallway Widths
Minimum clear
Minimum approach
opening width of
width when approach
doorway (mm)
is not head on (mm)
750
1200
775
1050
900
900

34 Storage and utility
34.1.
The lack of storage is a major problem in new homes. Everyday household items
including cleaning equipment need to be readily accessible. Other belongings are only in
seasonal use or occasional use, suitcases, baby and decorating equipment may need to be
stored away for some time. Without adequate storage, personal belongings tend to end up
taking away space within rooms, and limit the enjoyment.
34.2.
35.2. Wherever possibly consider loft storage. Where roof spaces are used for
accommodation, consider storage in the eaves.
34.3.
This guide sets out the minimum areas for dedicated built-in storage cupboards of
1.5sqm for 1 bedroom dwellings, 2sqm for 2 bedroom dwellings, 2.5sqm for 3 bedroom
dwellings, 3sqm for 4 bedroom dwelling and 3.5sqm for 5 bedroom dwellings. Storage
cupboards should be free of hot water cylinders, boilers, heat exchangers and washing
machines and all parts of the cupboard should be a minimum 2m high internally.
34.4.
Drying clothes takes up space and gives off moisture which can contribute to
condensation, so internal space identified for clothes drying should not be within habitable
rooms or kitchen and should preferably be well ventilated and heated.
34.5.
On larger format dwellings, the incorporation of a dedicated utility room with space
and services for a boiler, washing machine and preferably heating and ventilation for drying
clothes should be included.

35 Kitchens
35.1.
Kitchens are one of the most important spaces in any home, but are often not given
the attention they warrant. It is important that kitchen layouts are tested at the design stage
through fully furnished plans.
35.2.
Kitchen units should be designed to accommodate the quantities outlined in
Appendix C and D of The Housing Standards Handbook, by the National Housing
Federation
35.3.
‘C’ or ‘L’ shaped base unit arrangements work better than straight runs, with
cooker/hob, fridge, and sink forming a ‘kitchen work triangle’, positioned on three points of a
triangle. For ‘C’ shaped layouts, ensure there is a minimum 1200mm clear space between
base unit runs.
35.4.

As a minimum, kitchens should provide space for:
a. sink top with drainer
b. cooker or oven and hob space
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c.
d.
e.
f.

washing machine space*
tumble drier*
fridge/freezer space
waste and recycling bins storage

35.5.
Keep sink and hob away from corners and ensure both have at least 400mm
worktop each side. Allow at least 300mm each side of a corner to allow for corner carousels
to make efficient use of corner cupboards. Locate recycling bins/bins close to the sink unit.
Provide extractor hoods above hob or future hob location
35.6.
Locate tall items, fridge freezers and tall cupboards at end of run. Try to keep
plumbed appliances (sinks, dishwashers and washing machines) close together and with
simple runs to drainage stacks. Ensure appliances are located on the opposing side of the
sink base unit furthest from the soil stack (to mitigate having to run waste pipes behind
appliances).
35.7.
Kitchen layouts should be designed and laid out to provide sufficient wall mounted
cupboards, directly above base units, and either side of extractor hood.

36 Bathrooms and WCs
36.1.
To enable easy access to sanitary facilities new dwellings most provide a room
containing a WC on the entrance storey, or where no habitable rooms are provided on the
entrance storey, then on the principal storey.
36.2.
.Where oblique access is provided to the WC, provide a minimum internal dimension
of 1600mm x 850mm, with WC and wash hand basin located on opposing walls and doors
opening outward. If frontal access is provided to the WC, provide a minimum internal
dimension of 1500mm x 1050mm and locate wash hand basin on side wall. See diagram
below.

37 Bedrooms
37.1.
Wherever possible, all bedrooms should be of a sufficient size to accommodate one
double bed or twin beds. Single bedrooms are to be avoided, but where there inclusion is
unavoidable, they should have a floor area of at least 7.5sqm and be at least 2.15m wide.
37.2.
In order to provide two bed spaces, either double or twin, one room with a minimum
floor space of 11.5sqm should be provided and at least 2.75m wide, with every other double
bedroom within the same dwelling at least 2.55m wide.
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38 Staircases
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38.1.
Private staircases should provide a minimum clear unrestricted width of 850mm,
ignoring newel posts. Have a minimum rise of 150mm to a maximum 220mm, with a minimum
going of 220mm to a maximum going of 300mm.
The maximum pitch for a private staircase is 42°. The normal relationship between the
dimensions of the rise and the going is; twice the rise plus the going (2R + G) equals between
550mm and 700mm.
38.2.
Treads and risers must be equal and consistent throughout the entire flight of steps.
All risers must be fully closed. Steps must not have open risers. Treads should overlap the
riser by a minimum 16mm, to a maximum 25mm.
38.3.
Where it is not possible to achieve a straight flight of stairs, due to restricted space,
the use of tapered treads should be considered. Where a stair consists of straight and
tapered treads, ensure the going of the tapered treads (measured through the centre line of
the flight) is not less than the going of the straight treads.
38.4.
On access between levels, ensure a minimum 2m headroom is provided. A door
may swing across a landing at the bottom of a flight, so long as a minimum 400mm is
provided between the door leading edge and the bottom riser.
38.5.
Illustrate handrails, positioned 900mm – 1000mm from the pitch line or floor.
Guarding to flights and landings should prevent children being held fast or be able to climb,
ensure that a 100mm sphere cannot pass through any openings in the guarding.

39 Living rooms and living dining rooms
39.1.
Living rooms, or living/dining rooms, are the most heavily and diversely furnished
spaces in the home. It is essential that they are designed to provide maximum flexibility for
family socialising and home entertainment. Space should be allowed for adequate provision
of furniture and home entertainment equipment in all units.
39.2.
Living rooms should ideally have direct access to the private external space,
although this can be provided from a kitchen/dining room. In such cases, the room must
have an openable window as well as the external door.
39.3.
Living rooms should be design to have sufficient power sockets, evenly distributed in
locations adjacent to furniture positioned against walls, TV, telephone and broadband
outlets and power sockets in the most suitable location.

40 Work and study spaces
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40.1.
Dwelling plans should demonstrate that all homes are provided with adequate space
and services to be able to work from home.
40.2.
In most dwellings, private study and work activities will take place in bedrooms or
living rooms. In larger family units a separate home office may be justified if this can be
achieved without unduly compromising the main living area. Alternatively, a home office,
space can be provided in a living room, bedroom or hall.
40.3.
Where a home office is provided, designers should ensure, that the space is visually
and acoustically private and has adequate light and ventilation, there is sufficient space for
an office desk, chair and storage. Provide suitable power, telephone and broadband outlets.
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41 Sound insulation
41.1.
Noise nuisance and disturbance can have a significant negative effect on health and
or quality of life. Good acoustic conditions are fundamental to quality and enjoyment of
homes. Domestic noise problems may arise either from sound travelling from one premises
to another, such as music, voices and footsteps, or from noise travelling in from the outside.
41.2.
Good design should seek to mitigate against the causes of noise and its
transmission through various elements of the building, including walls, ceilings, windows
and floors. Designers are encouraged to think about internal arrangements that minimize
potential disturbance between units. For example, a living room of one unit should ideally
be positioned adjacent to the living room of the adjoining unit rather than a bedroom.
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41.3.
Sound insulation should protect against sound from other parts of the building and
adjoining buildings. Dwelling houses and flats should be designed and constructed in such
a way that separating walls and floors, internal walls and floors provide reasonable
resistance to sound. And in common parts of buildings containing flats, against sound and
reverberation.
Table showing internal noise levels
Time of Day

Habitable Rooms

Kitchens

Open plan rooms that a kitchen is
part of

LAeqT

LAeqT

LAeqT

Day (07:00-23:00)

35dB

35dB

Lower target: 35dB

Night (23:00-07:00)

30dB (Bedrooms
only)

35dB

Upper target: 45dB
35dB
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Table showing external noise levels
Time of Day

Credits

Requirements

Day (07:00-23:00)

1

55dB

Day (07:00-23:00)

2

50dB

LAeqT

41.4.
Where sound insulation has been designed and constructed following Requirement
E1 then appropriate sound insulation testing will need to be carried out on site prior to
completion.
The exception to this is where the design embodies a design detail or details from the set
approved and published by Robust Details Ltd, a valid notification is given to the building
control body, and work complies with the detail or details specified in the notification, then
pre-completion sound testing is not required.

42 Balconies and roof terraces
42.1.

Not preferred on housing developments
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43 Services
43.1.

Fire
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43.1.1.
Fire alarm systems shall comply with BS5839 part 6:2019 to provide adequate
coverage for the property.
43.2.
Detectors will be interconnected to provide sufficient detection and audible alarm to
residents and must include battery backup.
43.3.
Heating
43.3.1.
Low carbon heating systems should be installed where feasible from both the
technical and financial point of view, considering capital and lifecycle expenses associated
with each system.
43.3.2. The use of gas as a fuel should be avoid unless agreed with HSD.
43.3.3. Low carbon or renewable technology such as ground or air source heat pump systems
shall be selected to cater for the building demands. The systems shall be selected to
allow each independent dwelling to be operated and metered separately.
43.3.4.
Heating shall be distributed via heating manifolds and terminated to radiators utilising
multiple zones to allow for effective distribution and temperature control. A Thermostatic
controller shall be installed in each control zone.
43.4.
Power
43.4.1.
Photovoltaic panels (PV’s) shall be utilised to harvest renewable energy for local use
with surplus made available to export back to the grid.
43.4.2.
Close liaison with LBC Housing is required to determine the maximum number of
PV’s allowed in each project.
43.4.3.
Small power distribution will use low smoke cabling and in full compliance of
BS7671.
43.4.4.
Cable containment shall be provided to allow for ease of maintenance, rewire and
repair.
43.5.
Lighting
43.5.1.
All lighting shall be of the LED type and have a minimum efficacy of 90 lumens per
watt. A 5 year minimum manufactures warranty is required for all luminaries and shall
cover all components including LED drivers.
43.6.
Water
43.6.1.
Cold water shall be used directly from the mains systems with pressure equalized
within the property where required. The design needs to ensure that a usage does not
exceed 110 litres per person per day, including 5 litres for external use.
43.7.
Ventilation
43.7.1.
Whole-house mechanical heat recovery ventilation systems will be utilised
throughout the property to improve humidity control, air quality and heating efficiency. The
systems ducts shall be insulated to prevent transmission losses and will have smoke/fire
dampers.
43.8.
CCTV - Coverage shall be confirmed by the client and shall tie in with the
requirements for secure by design and other prevailing requirements.
43.9.
TV/Telecoms/ fibre
43.9.1.
Services allowing the connection to telephone, TV and Internet services shall be
provided to all dwellings. Master sockets and outlet positioning shall be design considering
the proposed fabric layout and utilisation.
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43.9.2.
Particular attention shall be given to the proposed location of internet outlets and
consequently connected devices such as routers which must be located in an area to
achieve maximum Wi-Fi coverage throughout the dwelling without use of range extender
devices and mesh networks.
43.10.
Metering
43.10.1. All utilities meters shall be of the “smart” type, with display units provided inside the
dwelling and must allow the resident to read, analyse the live and history usage as well as
enable remote meter readings from the service providers.
43.10.2. Meters shall be accessible and where possible shall be recessed into the fabric or
construction of the property. With isolation of services provided, accessible and clearly
labelled.

44 Signage
44.1.

Dwelling houses only require door numbers of a style and type to suit the development.

45 Accessible dwellings
45.1.
When designing accessible dwellings, whether providing accommodation for
wheelchair users, or adaptable dwellings, designs should follow the guidance set out in the
Building Regulations Part M category 3.
45.2.
The exception to the above being, where dwellings are designed to comply with the
requirements of category 3, fully accessible dwellings.
Designs should follow the requirements in every respect, save for the bathroom, where it
should follow the requirements outlined for category 2. Bathrooms should be designed to
provide level access shower in lieu of baths.
45.3.

Where category 2 dwellings are proposed, consider future stair lifts.

45.4.
Where category 3 dwellings are required, the client shall involve the Housing
Adaption team within the briefing process to set the required standards for the design.
45.5.
Fully accessible dwellings should incorporate smart technologies, such as smart
lighting, control by passive infra-red (PIR) motion detectors or via an app based device.
45.6.
Storage within dwellings is critical for people with mobility impairment, so space will
need to be considered for wheelchairs, pads and specialist equipment.
45.7.
Consider either internal or external storage space for mobility scooters, including
power supply and shelter for external storage.

46 Gardens
46.1.
Private outdoor space is highly valued and can take the form of a front garden or rear
garden, the form and size will depend largely on the character, location and density of the
development. Rear gardens offer much more scope, and can make a significant contribution
to wildlife and biodiversity across the development site.
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46.2.
Private gardens are particularly important where family units form part of the
development. Private gardens should feel safe, be of a useful size, and relate well to the
internal living accommodation.
46.3.
People will shape and modify their gardens over time, but we should look to provide
elements such as a patio area, turfed lawn, secure storage with water butt, an area for
drying clothes and bin storage as basic.
46.4.
Dwelling houses should be provided with an enclosed rear garden of 90sqm, where
this is not possible and the local character permits, smaller enclosures may be permitted,
but should not be smaller than 45sqm.
46.5.
People’s privacy is normally affected by a degree in which their property is
overlooked. In most urban areas a degree of overlooking is inevitable, however new
proposals should not cause an increase in harmful overlooking. Provide a minimum back to
back distance of 21m for two or three storey buildings (with rear facing windows), and a
minimum back to side elevation distance of 13.7m. Provide a minimum distance of 10m for
front to front elevation for two storey dwellings.
46.6.
A 900mm paved walkway should be illustrated from the rear garden gate and linked
to a minimum 2700mm x 1800mm paved patio, installed 150mm below FFL for category 1
dwellings. Provide and level threshold patio, incorporating channel drainage for category 2
– 3 dwellings. Patio areas should have access to an external power socket, PIR lighting and
external tap. Paths and patios can be either 450mm or 600mm slabs.
46.7.

Paths should link the gate, house, patio and drying area where applicable.

46.8.
Patio areas should be designed to be located in the most appropriate location to suit
the garden’s orientation and privacy

47 Garden storage
47.1.
All private gardens should include a windowless garden shed, measuring
2.4x1.8x2.1m, and include a bolt down cycle security hoop.

Section E | Apartment Design Requirements:
Common parts
48 Energy approach
48.1.
New developments should take a fabric first approach, ensuring the building design
utilises the maximum thermal performance available for each element.

49 Block of flats and commons parts
49.1.
Blocks of flats need careful design consideration to create safe, welcoming and
pleasant environments
49.2.
The minimum width of paths, corridors and communal circulation is 1200mm,
however, 1500mm is preferred when wheelchair users are likely. The preferred minimum is
1800mm, and is considered particularly important where corridors are double loaded (they
serve dwellings on each side) and where wheelchair accessible dwellings are provided.
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50 Common entrance and circulation
50.1.
The main entrance should offer a physical presence and be easily identifiable among
other elements of the building and the immediate environment, this can be achieved with
various methods, such lighting and visual cues by utilising contrasting materials to define the
main entrance.
50.2.
The distance from the accessible car parking to the block entrance and lift core
should be kept to a minimum and should be level or gently sloping.
50.3.
Provide a level landing at least 1500mm x 1500mm, clear of any door swings
immediately in front of the entrance and any material that might impede the movement of
users. Entrance doors should have 300mm of clear space to the pull side, and clear
minimum opening widths of 800mm or 825mm depending on the direction and width of
approach.
50.4.
The aim for all new developments is for the principal entrance and lobbies to be
accessible. All entrances should have an accessible threshold, with a maximum 15mm upstand. The 15mm ‘up-stand’ relates to a total height of a proprietary threshold or transition
unit. The route from the exterior across the threshold should provide weather protection, but
not present a trip hazard or a barrier for wheelchair users.
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50.5.
Main and common entrances should be well lit, to help identify the entrance and
operation of locking mechanisms. LED light sources are recommended, with a colour
temperature of no more than 4000 Kelvin and ideally below. This reduces blue light content
and therefore the effects on human and ecology receptors. PIR activated lighting should not
be specified, as concerns and increased fear of crime (particularly amongst older people)
can be raised due to repeated activation of PIR lamps. Research has proven that a
constant level of illumination is more effective at controlling the night environment.
50.6.
Ensure door entry systems are accessible to wheelchair users, people who deaf and
hard of hearing and people who may not be able to speak.
50.7.
For developments of 4 or more dwellings, a proximity access control system
providing electronic access via an encrypted key fob, should be provide on all main
entrances, with timed access at certain times for LBC Housing employees, postal delivery
and maintenance contractors.
The access control system should have the facility to record and identify the location, user,
time and date of every system event, with sufficient storage available for a period of not
less than 30 days.
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The system should be fully programmable, with access restricted to the nominated system
controller who will be able to manage the system via remote access. The system should be
compatible with the council’s existing system.
50.8.
The main door entry system should allow a visitor to ring any selected dwelling within
the particular system and be able to hold a two way simultaneous conversation between
visitor and occupant of the dwelling.
It should allow the occupant of the dwelling to see and identify the visitor and their location,
and will enable the occupant to remotely operate the electronic locking device form their flat
terminal, thereby unlocking the communal entrance door and allowing the visitor access.
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50.9.
Visitor door entry systems should be easy to operate and understand and have the
ability to display the image of the caller before a call is answered, so the resident can
choose whether to answer the call or not.
50.10.
Visitor door entry systems to be fitted with timed release mechanism for postal
delivery. Times to be confirmed by Housing Management.
50.11.
The access control system must not restrict egress from landings into stairwells and
from stairwells to the communal lobby/fire exits at all times.
50.12.
Common entrances should be weather protected with a canopy, the design, style
and materiality of which can be taken on a site by site basis to best match the overall
design ethos.
50.13.
Further guidance on common areas and circulation in multi-storey buildings for
wheelchair users can be found in BS 8300:2009 + A1:2010.
50.14
Lockable power sockets are to be provide in common entrance and communal
corridors for cleaning purposes. 24-hour lighting (switched using a photoelectric cell) to
communal parts of blocks of flats will be required.
This will include the communal entrance hall, lobbies landings, corridors, and stairwells. To
reduce energy consumption this may be provided by a dimming system which leave
luminaires on at a lower level during quieter period.

51 Security of common parts
51.1.
Overt digital surveillance is not a universal solution to security problems, and there is
a fine balance to be struck between being a reassurance for residents, to giving residents a
sense of living in an ‘Orwellian’ society. CCTV can help deter crime and criminal behaviour,
assist with identification of offenders, and promote personal safety.
Good quality and discreet digital surveillance can add value to residential developments
and should be considered on flatted schemes.
51.2.
It is important to remember that images of people is covered by the General Data
Protection Regulation (GDPR), as is information about people which is derived from
images, and most uses of CCTV will be covered by the Act.
51.3.
The following areas should be covered by overt digital surveillance, main communal
entrance and entrance lobby, stairwells, landings and lifts, communal cycle storage and
communal storage areas.
51.4.
Secure communal cycle storage and general storage access doors are to be fitted
with fob access controls. Cleaner’s cupboards and all other Housing Management only
accessible spaces are to be fitted with 5 lever deadlocks with suited keys.

52 Stairs
52.1.

The number of dwelling accessed from a single core should not exceed eight per floor.

52.2.
Communal stairs should be pre-cast concrete reinforced type, designed to BS EN
1992 by a specialist manufacturer. The design should ensure that the loads are properly
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supported and transmitted to the supporting structure without undue movement, deflection
or deformation.
52.3.
Communal stairs providing principal access route to a dwelling should provide easy
access, regardless of whether or not a lift is provided. Risers (which are not open) should
be equal and uniform and not exceed 170mm, equal and uniform going not less than
250mm. Step nosing distinguishable through colour and brightness contrasting nose
edging.
52.4.
Illustrate handrails, positioned 900mm from the pitch line and 1100mm from landing
floor, and extends 300mm beyond top and bottom of flights. Guarding to flights and
landings should prevent children being held fast or be able to climb, ensure that a 100mm
sphere cannot pass through any openings in the guarding and capable of resisting a
horizontal force of 36kN/m at its minimum required height.
Where glass guarding is proposed it should be toughened or laminated, wired glass is not
permitted.
52.5.
No recommendations are given for minimum widths of stairs. Where staircases form
part of means of escape, reference should be made to the relevant Building Regulations.

53 Lifts
53.1.
Developments over 3 storeys should provide a passenger lift incorporating the
following minimum requirements. Lifts must be vandal resistant (category 2) compliant, have
open protocol control systems with third party component suppliers. All developments over 7
storeys should be served by two lifts following the same criteria.
53.2.
Internal car dimensions to be a minimum 1100mm x 1400mm. Every designated
wheelchair accessible dwelling above ground floor should be served by at least one
wheelchair accessible lift, although it is desirable that every wheelchair accessible dwelling
is served by at least two such lifts.

54 Clothes drying facilities
54.1.
Where dedicated communal internal drying rooms are located in blocks of flats, they
must be fitted with door sets that meet the same physical specification as the ‘front door’.
This is to ensure that they are only accessible to the residents. The locking system must be
operable from the inner face by use of a thumb turn to ensure that residents are not accidently
locked in by another person.

55 Refuse storage and recycling
55.1.
Making space for domestic waste storage and the separation of materials for recycling
is an important part of the design of new dwellings. For all flatted developments, the site plan
and floor plans must show adequate sized locations for the storage and collection of refuse
and recycling.
55.2.
Communal storage facilities should be illustrated within the site curtilage, should not
adversely impact the public realm, and enable convenient access by residents and
collection vehicles following Building Regulations and LBC guidance on refuse facilities.
55.3.
Communal refuse and recycling containers, communal bin enclosures and refuse
stores should be accessible to all residents including children and wheelchair users, and
located on a hard, level surface.
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55.4.
Be of an appropriate size to enable storage of 1100L wheeled bins, be of a durable
construction and adequately ventilated, secure and reduce the risk of arson and misuse,
and have an appropriate management mechanism.
55.5.
Refuse chutes for household general waste and recycling should be provided for all
upper floors, on developments of four storeys and over, with access provided at each floor
level via electronic hopper doors, discharging to located bin chute on the ground floor.
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Chutes must be ventilated through the roof, and terminated 1.2m above roof level complete
with weathering terminal. Chutes must be designed and installed in accordance with BS
1703:2005 and BS 5906:2005 for quality, performance and appearance.
Bin chutes should be provide for refuse and recycling (via separate chutes), the quantum of
chutes shall be determined by the number of apartments with the development.
55.6.
Covered and secure external bin storage should be provided on all developments,
even where they incorporate bin chutes, to provide refuse storage space for ground floor
residents. This should ideally be separated from any chute discharge point.
55.7.
Refuse stores within buildings should be located to limit the nuisance caused by
noise and smells and provide a means of cleaning.

56 Communal storage
56.1.
All developments should provide dedicated storage space for cycles at the following
levels; 1 per 1 or 2 bedroom dwelling; or 2 per 3 or more bedroom dwelling.
56.2.
Communal cycle storage should be secure, sheltered and adequately lit, and with
convenient access to the street.
56.3.
Adequate cleaner’s storage is to be provide, with power, water supply and cleaner’s
sink.

57 Utilities and metering
57.1.
All utilities meters shall be of the ‘smart’ type, with display units provided inside the
dwelling. The display unit will allow the resident to read and analyse the live and historic
usage data as well as top up credit for those on prepayment tariffs. Meters must allow remote
meter readings to be carried out by the service providers.
57.2.
Meters shall be in an accessible locations and where possible shall be recessed into
the fabric or construction of the build if positioned within the dwelling.
57.3.
Where “smart meters” are not utilised they should be located in recessed meter
cupboards directly outside individual flats, within the party wall along the common corridor.
57.4.

Electricity meters will have capacity for energy export back to the grid.

58 Services
58.1.
Fire
58.1.1.
Fire alarm and detection system must to cover the operation of lifts and automatic
opening vents (AOV’s) where installed, as a minimum with detection provided in areas
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suitable communal areas to ensure early fire detection is achieved.
The fire alarm system shall be designed in accordance with BS 5839‑6.2019. The extent
of the detection provision shall be finalised following advice from the fire consultant and
fire officer and in line with fire strategy for the scheme.
58.1.2.
The fire system shall have no sounders within the property, although it will send
external notification to the fire brigade and or services to be determined in consultation
with LBC Housing and the fire officer, in line with the proposed fire strategy for the
scheme.
58.1.3.
The fire system will provide connections to allow for the grounding of lifts, if present,
with the exception of firefighting lifts which will be provided with a local ‘Fireman’ override
switch. Connection shall also be provided for the AOV’s with override switches provided
installed in accordance with BS EN 12101-2.2017-part 2.
58.1.4.
Further connections will be provided for magnetic door holding devices in corridors
as well and for plant equipment which may require disconnection in the event of fire.
58.2.
Heating
58.2.1.
Low carbon heating systems should be installed where feasible from both the
technical and financial point of view, considering capital and lifecycle expenses associated
with each system.
58.2.2. The use of gas as a fuel should be avoid unless agreed with HSD.
58.2.3. Low carbon or renewable technology such as ground or air source heat pump systems
shall be selected to cater for the building demands. The systems shall be selected to
allow each independent dwelling to be operated and metered separately.
58.2.4. Heating shall be distributed via heating manifolds and terminated to radiators utilising
multiple zones to allow for effective distribution and temperature control. A
Thermostatic controller shall be installed in each control zone.
58.2.5.

The communal corridors shall be un-heated as these are transient areas.

58.2.6.
All heating pipework will be suitably insulated to reduce the transmission heat losses
and potential risk of building over-heating.
58.3.
Power
58.3.1.
Photovoltaic panels (PV’s) shall be utilised to harvest renewable energy for local use
with surplus made available to export back to the grid.
58.3.2.
Energy harvested from the PV Arrays shall primarily be used to power Landlord
services with tenant demises taking the surplus energy or having additional/ spare
capacity to cater for demand.
58.3.3.
Close liaison with LBC Housing is required to determine the maximum number of
PV’s allowed in each project.
58.3.4.
Small power distribution will use low smoke cabling and in full compliance of
BS7671.
58.3.5.
Cable containment shall be provided to allow for ease of maintenance, rewire and
repair.
58.4.

Lighting
Page: 45

58.4.1.
All lighting shall be of the LED type and have a minimum efficacy of 90 lumens per
watt. A 5 year minimum manufactures warranty is required for all luminaries and shall
cover all components including LED drivers.
58.4.2.
Lighting to all common parts of blocks shall be in operation 24 hours of the day and
365 days of the year. The communal lighting circuits shall be part of the ‘Landlord’
distribution system and make use of available energy produced by the PV panels.
58.4.3.
The communal lighting controls will allow for daylight harvesting and presence
sensing to ensure that luminaries can be individually dimmed a minimum allowable lux
levels at the times of low occupancy but never switched off to ensure that occupants do
not walk in darkness.
58.5.
Water
58.5.1.
Cold water shall be used directly from the mains systems with pressure boosting
systems installed where the minimum 1 Bar of pressure at each dwelling cannot be
guaranteed from the utility provider. Water distribution system shall have pressure and
flow regulating valves to ensure the system is correctly balance throughout the property.
58.5.2.
The cold water booster set must be compact in nature with sufficient redundancy in
pump numbers. The water systems design needs to ensure that a usage in the property
does not exceed 110 litres per person per day, including 5 litres for external use.
Hot water provision shall follow same principles laid above for the heating system, with
efforts made to avoid storage of large volumes of water. Low carbon or renewable forms
of hot water heating should installed.
58.6.
Ventilation
58.6.1.
Mechanical ventilation with heat recovery (MVHR) systems will be utilised throughout
the Dwellings to improve humidity control, air quality and heating efficiency. The systems
ducts shall be insulated to prevent transmission losses and will have smoke/fire dampers.
58.6.2.
Extract ventilation shall be provide to kitchens for future connection to cooker hoods.
Smoke ventilation will be achieved by utilising AOV’s at the top of stair cases, at the end of
corridors and at where need to achieve compliance with the fire regulations. The AOV’s
will also form part of the active natural ventilation system linked to Humidity and
temperature sensors to ensure they can provide cross ventilation to corridors.
58.7.
CCTV
58.8.
CCTV system will be installed to provide sufficient coverage of all external areas on
the perimeter including the entrance of the property
58.9.
TV/Telecoms/ fibre
58.9.1.
Services allowing the connection to telephone, TV and Internet shall be route to
risers and terminated to all dwellings. Master sockets and outlet positioning shall be
designed considering the proposed fabric layout and utilisation.
58.9.2.
Particular attention shall be given to the proposed location of internet outlets and
consequently connected devices such as routers which must be located in an area to
achieve maximum Wi-Fi coverage throughout the dwelling without use of range extender
devices and/or mesh networks.
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59 Signage
Entrances, lifts, stairs and dwellings should be easy to find and navigate by all users,
including disabled and old people. Way finding should be clear and positioned
appropriately to ensure residents and visitors can navigate to stairs, lifts and dwellings.
Housing to confirm requirements, but:
59.1.
Wayfinding has the function to inform people of the surroundings in the (unfamiliar)
build environment, it is important to show information at strategic points to guide people into
the right directions. Complex structures in the build environment are interpreted and stored
by the human memory. Distances, locations and time may be remembered differently than
as they appear to be in reality.
59.2.
An effective wayfinding system is based on human behaviour and consists of the
following characteristics:




Creates a comprehensive, clear and consistent visual communication system with
concise messaging.
Shows information that is relevant to the space, location and/or navigation path.
Removes unnecessary elements to create a clear visual environment ahead.

59.3.
Further guidance on sign-posting is given in BS 8300, Inclusive mobility and the Sign
design Guide.

60 Flat entrance doors - front door
60.1
Individual flat entrance doors to be fire resisting and fitted with a self-closing device.
Doors to be fitted with a polished chrome door viewer and letter plate. Letter plate to confirm
to the requirements set out in the Door Federation’s Technical Standard 008. Door locks and
furniture to comply and conform to PAS 24.

61 Accessible flats
61.1.
Ten percent of new housing should be designed to be wheelchair accessible or easily
adaptable for residents who are wheelchair users, the preference is for ground floor units.
61.2.
When designing accessible dwellings, whether providing accommodation for
wheelchair users, or adaptable dwellings, designs should follow the guidance set out in the
regulations part M category 3.
61.3.
The relationship between the kitchen, dining and living areas should be convenient
and step-free. The kitchen and principal eating area should be in the same room, or
connected to each other. There is a minimum clear access zone 1500mm wide in front, and
between, all kitchen units and appliances.
61.4.

The diagram below is an example of a wheelchair accessible kitchen.
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61.5.

The diagram below is an example of a wheelchair accessible principal bedroom.

61.6.

The diagram below is an example of a wheelchair accessible bathroom.
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61.7.
The exception to the above being, where dwellings are designed to comply with the
requirements of category 3, fully accessible dwellings. Designs should follow the
requirements in every respect, save for the bathroom, where it should follow the
requirements outlined for category 2. Bathrooms should be designed to provide a level
access shower in lieu of a bath.

62 Balconies and roof terraces
62.1.
For flatted developments a minimum of 5sqm of private outdoor amenity space should
be provided for 1 – 2 person flats and maisonettes, and an extra 1sqm should be provided
for each additional occupant. The minimum depth and width of all balconies should be
1500mm.
62.2.
Balconies to incorporate 1100mm high guard railing measured from balcony FFL,
with frosted glass panels secured by stainless steel posts and rails.
62.3.
Drainage to be provided via inbound balcony outlet, with inline downpipe inlet and
spigot, as detailed below.

63 Communal private external areas
63.1.
Communal outdoor spaces are valuable for relaxation and socialising with friends
and neighbours, but can be difficult areas to get right. The design of the boundary interface
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between open shared spaces and secure private spaces needs careful thought out,
because the right balance needs to be struck between the visual and physical boundary
and the need for security.
63.2.
Communal amenity space should be functional in terms of size and position, be
accessible to all, be clearly distinguished from the public realm, not be bisected by vehicular
routes or parking courts, and not unduly effect the privacy of residents’ internal
accommodation.
63.3.
The physical boundary to a development can define a place, timber fencing can look
cheap and flimsy, however a low level brickwork wall and railing, coupled with low level
planting often works a lot better.
63.4.
Private communal spaces need to be designed to cater for different tenures, and
need to be flexible for all ages and abilities. Communal spaces should seek to incorporate a
balance mix of green spaces, utilising areas laid to lawn with added greenery achieved
through trees and planting. A considered design of green spaces should seek to prevent
boisterous activity and ball games, while providing opportunities for incidental play for
younger children.
63.5.
Informal play areas should be located in areas of good natural surveillance. Safety is
an issue for parents and children. This is often a barrier to encouraging outdoor play, so we
want play space that helps children play safely and encouraging parents to let their children
to play outside.
Outdoor play and games areas should be designed to allow natural surveillance from
nearby dwellings with safe and accessible routes for users to come and go. Boundaries
between public and private spaces should be clearly defined and open spaces must have
features which prevent unauthorised vehicular access.
Wherever possible, play areas should not immediately abut residential buildings.
63.6.
Hard landscaping should be kept to a minimum and where possible only used to link
destinations, be that car parking, cycle and bin storage, external drying areas or soft
landscaped areas for play and relaxation.
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64. Example finishes
FLATS - APARTMENTS
ROOM
Living

Kitchen

Hall

Bedroom

Bathroom

Store & Broom Cupboard

Woodwork (Skirtings, architraves,
doors, curtain battens etc.)

WALL
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to manufacturers
recommendation.
Colour: Gardenia BS 10B15
British Ceramic Tiles Whites and Cream Small
Tiles 148x148mm
Colour: White gloss- Refer to Kitchen Layouts
for extent of tiling.
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to manufacturers
recommendation. Colour: Gardenia BS 10B15
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to manufacturers
recommendation.
Colour: Gardenia BS 10B15
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to manufacturers
recommendation.
Colour: Gardenia BS 10B15
British Ceramic Tiles colour
compendium148x148mm
Colour – White Satin- Refer to Bathroom
Layout drawings for extent of tiling.
Dulux Trade Bathroom and Soft Sheen PaintColour: Gardenia
To be applied in accordance to manufacturers
recommendation.
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to manufacturers
recommendation.
Colour : Gardenia BS 10B15
Skirting -20x100mm MDF pencil round
Architraves -20x70mm MDF pencil round

FLOOR
N/A

CEILING
Dulux Trade Emulsion Matt Paint Colour: White
To be applied in accordance to manufacturers
recommendation.

Polysafe Wood FX PUR
Colour: Silver Oak 3357

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

Polyflor – Polysafe
Modena PUR
(with skirting boards)
Colour: Jetstone 4045

Dulux Trade Bathroom and Soft Sheen Paint
Colour: White
To be applied in accordance to manufacturers
recommendation.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

Dulux white undercoat paint and Dulux Gloss paint
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Window Boards – 25mm thick sw with
rounded fore-edge. Hardwood cills to full height
windows
FLATS - COMMUNAL SPACES
ROOM
Lobby 1 (GF)

WALL
Tors Coatings – Torlife WB plain
colour paint system satin finish. To
be applied in accordance to
manufacturers recommendation.
Colour: NCS 1950 S 0500-N
Feature Wall:- Tors coating – Torlife
WB plain colour paint system satin
finish. To be applied in accordance
to manufacturers recommendation.
Colour: 0158

Lobby 2 (GF)

Stairwell 1 (up to FF including FF
landing)

FLOOR
Polyflor Expona Flow Wood.
Colour : Bronzed Pine 9835.
Entrance Matting – Gradius Barrier
Matting Boulevard 6000 17mm with
matting frame.
Colour: Nickel

Tors Coatings – Torlife WB plain
colour paint system satin finish. To
be applied in accordance to
manufacturers recommendation.
Colour: NCS 1950 S 0500-N

Entrance Matting – Gradius Barrier
Matting Boulevard 6000 17mm with
matting frame.
Colour: Nickel

Tors Coatings – Torlife WB plain
colour paint system satin finish. . To
be applied in accordance to
manufacturers recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Wood.
Colour : Bronzed Pine 9835.

CEILING
Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Gradus Aluminium nosings to stairs
with slip resistant inserts
Colour: Granite

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Feature Wall to FF Landing:- Tors
coating – Torlife WB plain colour
paint system satin finish. To be
applied in accordance to
manufacturers recommendation.
Colour: 0187
Stairwell 1 (up to SF including SF
Landing)

Tors Coatings – Torlife WB plain
colour paint system satin finish. . To
be applied in accordance to
manufacturers recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Infinity
Colour: Autumn Rain 9864.
Gradus Aluminium nosings to stairs
with slip resistant inserts

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout
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Colour: Granite
Feature Wall to SF Landing:- Tors
coating – Torlife WB plain colour
paint system satin finish. To be
applied in accordance to
manufacturers recommendation.
Colour: 0099
Stairwell 2 (GF)

Tors Coatings – Torlife WB plain
colour paint system satin finish. . To
be applied in accordance to
manufacturers recommendation.
Colour : NCS 1950 S 0500-N

Entrance Matting – Gradius Barrier
Matting Boulevard 6000 17mm with
matting frame.
Colour: Nickel

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Feature Wall to GF- Tors coating –
Torlife WB plain colour paint system
satin finish. To be applied in
accordance to manufacturers
recommendation.
Colour: 0158
Stairwell 2 (up to FF including FF
Landing)

Tors Coatings – Torlife WB plain
colour paint system satin finish. . To
be applied in accordance to
manufacturers recommendation.
Colour : NCS 1950 S 0500-N
Feature Wall to FF Landing:- Tors
coating – Torlife WB plain colour
paint system satin finish. To be
applied in accordance to
manufacturers recommendation.
Colour: 0187

Stairwell 2 (up to SF including SF
landing)

Tors Coatings – Torlife WB plain
colour paint system satin finish. . To
be applied in accordance to
manufacturers recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Wood.
Colour : Bronzed Pine 9835.
Entrance Matting – Gradius Barrier
Matting Boulevard 6000 17mm with
matting frame.
Colour: Nickel

Polyflor Expona Flow Infinity
Colour: Autumn Rain 9864.
Gradus Aluminium nosings to stairs
with slip resistant inserts
Colour: Granite

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout
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Feature Wall to SF Landing:- Tors
coating – Torlife WB plain colour
paint system satin finish. To be
applied in accordance to
manufacturers recommendation.
Colour: 0099
Corridor Ground floor

Tors Coatings – Torlife WB paint
system matt finish. To be applied in
accordance to manufacturers
recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Wood
Colour : Bronzed Pine 9835

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Feature Wall:- Tors coating – Torlife
WB plain colour paint system satin
finish. To be applied in accordance
to manufacturers recommendation.
Colour: 0158
Corridor First floor

Tors Coatings – Torlife WB paint
system matt finish. To be applied in
accordance to manufacturers
recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Infinity
Colour : Autumn Rain 9864.

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Feature Wall:- Tors coating – Torlife
WB plain colour paint system satin
finish. To be applied in accordance
to manufacturers recommendation.
Colour: 0187
Corridor Second Floor

Tors Coatings – Torlife WB paint
system matt finish. To be applied in
accordance to manufacturers
recommendation.
Colour : NCS 1950 S 0500-N

Polyflor Expona Flow Wood
Colour: English Oak 9823.

Tor FR – Matt finish White
To be applied in accordance to manufacturers
recommendation.
Acoustic Panel Treatments as per ceiling layout

Feature Wall:- Tors coating – Torlife
WB plain colour paint system satin
finish. To be applied in accordance
to manufacturers recommendation.
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Colour: 0099
Cycle Store

Pram Store

Cleaners Cupboard

Plant Room
Mech./Elec. Riser
Dry Riser Void
Smoke Vent Shaft
Woodwork (Skirtings, architraves,
doors etc.)

HOUSES
ROOM
Living/Dining

Kitchen

Tors Coatings – Torlife WB paint
system matt finish. To be applied in
accordance to manufacturers
recommendation.
Colour : BS 00 E 55
Tors Coatings – Torlife WB paint
system matt finish. To be applied in
accordance to manufacturers
recommendation.
Colour : BS 00 E 55
Dulux Trade Emulsion Vinyl Silk
Paint- White
To be applied in accordance to
manufacturers recommendation.
Fairfaced blockwork finish.
Fairfaced blockwork finish.
N/A
N/A
Skirting -20x100mm MDF pencil
round
Architraves -20x70mm MDF pencil
round
Window Boards – 25mm thick MDF
with rounded fore-edge.
Hardwood cills to full height
windows.

Watco heavy use floor sealer

N/A

Watco heavy use floor sealer

N/A

Polyflor Expona Flow with matching
coving. Colour: Cool concrete.

Dulux Trade Emulsion Matt Paint- White
To be applied in accordance to manufacturers
recommendation.

WALLS
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to
manufacturers recommendation.
Colour: Gardenia BS 10B15
British Ceramic Tiles Whites and
Cream Small Tiles 148x148mm
Colour: White gloss- Refer to
Kitchen Layouts for extent of tiling.

FLOORS
N/A

CEILINGS
Dulux Trade Emulsion Matt Paint Colour: White
To be applied in accordance to manufacturers
recommendation.

Polysafe Wood FX PUR
Colour: Silver Oak 3357

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

Watco Plant Room Coating
N/A
Watco Plant Room Coating
N/A
Watco Plant Room Coating
N/A
Watco Plant Room Coating
N/A
Dulux white undercoat paint and Dulux Gloss paint

Dulux Trade Vinyl Silk Matt Paint
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Hall

Bedroom

Bathroom

Store Cupboard

Woodwork (Skirtings, architraves,
doors, curtain battens etc.)

To be applied in accordance to
manufacturers recommendation.
Colour: Gardenia BS 10B15
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to
manufacturers recommendation.
Colour: Gardenia BS 10B15
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to
manufacturers recommendation.
Colour: Gardenia BS 10B15
British Ceramic Tiles colour
compendium148x148mm
Colour – White Satin- Refer to
Bathroom Layout drawings for extent
of tiling.
Dulux Trade Bathroom and Soft
Sheen Paint- Colour: Gardenia
To be applied in accordance to
manufacturers recommendation.
Dulux Trade Vinyl Silk Matt Paint
To be applied in accordance to
manufacturers recommendation.
Colour : Gardenia BS 10B15
Skirting -20x100mm MDF pencil
round
Architraves -20x70mm MDF pencil
round
Window Boards – 25mm thick sw
with rounded fore-edge.
Hardwood cills to full height
windows.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

Polyflor – Polysafe Modena PUR
with skirting boards
Colour: Jetstone 4045

Dulux Trade Bathroom and Soft Sheen Paint
Colour: White
To be applied in accordance to manufacturers
recommendation.

N/A

Dulux Trade Emulsion Matt Paint- Colour: White
To be applied in accordance to manufacturers
recommendation.

Dulux white undercoat paint and Dulux Gloss paint
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Appendix 1
Commissioning priorities statement
Luton is facing very high demand for council housing and high levels of homelessness. All the new homes we provide will be valuable to meet
these needs, but it is important to identify the property types which can most meet needs which are not met elsewhere.
The Housing Register is being reviewed but in June 2018 includes 13,000 families and individuals.
The diversity of individuals on the Housing Register and their needs can vary considerably. There is a demand for larger and adapted properties
which is not met by current supply.
Housing Register Data 2017/2018
Breakdown of register1
Bedroom
Requirement

Number of
applicants

1 bedroom
2 bedrooms
3 bedrooms
4 or more
bedrooms

4300
4723
2615
579

Number of (non-sheltered)
properties vacant in previous
12 months
240
234
67
10

Homeless households
There are currently 1, 2852 homeless households occupying temporary accommodation.
Theses households are broken down as follows:
Bedroom Requirement
%
1 bedroom
12
2 bedrooms
52
3 bedrooms
29
4 bedrooms or larger
7

1
2

LAHS data 2017/18, Luton Council
Homelessness statistics, Luton Council, June 2018
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Supply versus demand for accessible homes3
Bedroom
Requirement

No. of
applicants
requiring
accessible
homes

No of
properties
advertised

No of
applicants
with
wheelchair
user in
household

No.
properties
advertised
for
wheelchair
user

1 bedroom
2
bedrooms
3
bedrooms
4
bedrooms

446
186

53
23

55
39

2
1

111

10

42

0

24

1

9

1

Ambitions
We have an ambition to maximise the delivery of homes on sites available for council housing.
 We will develop a plan to make best use of our land through for example assessing our garage sites for potential house building and
developing of an opportunistic sites identification scheme working closely with our partners to identify potential sites.
 We will across our development programme seek to achieve a good mix of homes which meet a variety of needs.
 Our disabled applicants that face ill health are to be prioritised in the allocation of council stock. We will build properties specifically for this
group of individuals focusing on families with disabled children; the properties will be adaptable to the changing needs of the child. We will
continue to work with the Joint Adaptions Board and the Physical Disabilities team. A quota will be set aside dependent on units build on
each site.
Our Development programme for the next three years, we will consider:




each new site to identify the potential to incorporate wheelchair standard accommodation and if this is feasible we will be aiming for 10 %
of the properties for this use across our programme
age appropriate accommodation on suitable sites, particularly where this can free up currently family-sized council homes.
the majority of our programme to comprise of family homes with two or three bedrooms

We will aim to build 10 % of all homes to be four bedroom and above

3

Housing Register data, Luton Council, March 2018
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Joint ambitions





We will aim to reflect the housing needs of our diverse town by incorporating larger family homes which respond to the wishes of
households to live together.
We will use our Housing Network Partnership meetings to discuss and promote adapted properties across all sites. We will identify and
raise awareness of the needs of individuals and families on the housing register.
We will establish a specialist Housing Provider Network that specialise in adapted properties to identify our need and work to build and
adapt their housing stock in the borough.
We will build links to other departments of the council to identify need and create pathways to accommodation for disabled people.
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