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A6.1 Glossary 

AQC Air Quality Consultants 

Defra Department for Environment, Food and Rural Affairs 

Exceedance A period of time when the concentration of a pollutant is greater than the 
appropriate air quality objective. This applies to specified locations with relevant 

exposure 

EU European Union 

GIA Gross Internal Floor Area 

GLA Greater London Authority 

IAQM Institute of Air Quality Management 

LBH London Borough of Haringey 

LEZ Low Emission Zone 

μg/m3 Microgrammes per cubic metre 

MCPD Medium Combustion Plant Directive 

NO Nitric oxide 

NO2  Nitrogen dioxide 

NOx Nitrogen oxides (taken to be NO2 + NO) 

Objectives A nationally defined set of health-based concentrations for nine pollutants, seven of 

which are incorporated in Regulations, setting out the extent to which the 
standards should be achieved by a defined date. There are also vegetation-based 

objectives for sulphur dioxide and nitrogen oxides 

OEP Office for Environmental Protection 

OLEV Office for Low Emission Vehicles 

PHV Private Hire Vehicle 

PM10 Small airborne particles, more specifically particulate matter less than 10 

micrometres in aerodynamic diameter 

PM2.5 Small airborne particles less than 2.5 micrometres in aerodynamic diameter 

TEB Transport Emissions Benchmark 

ULEZ Ultra Low Emission Zone 

WHO World Health Organization 
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A6.2 Legislative and Planning Policy Context 

Legislation 

A2.1 All European legislation referred to in this report is written into UK law and remains in place. 

Air Quality Strategy 2023 

A2.2 The Air Quality Strategy: Framework for Local Authority Delivery 2023 (Defra, 2023a) sets out the 
strategic air quality framework for local authorities and other Air Quality Partners in England.  It sets 

out their powers and responsibilities, and actions the government expects them to take.  It does not 

replace other air quality guidance documents relevant to local authorities. 

The Environmental Permitting (England and Wales) (Amendment) Regulations 2018 

A2.3 The Medium Combustion Plant Directive (MCPD) (The European Parliament and the Council of the 

European Union, 2015) regulates pollutant emissions from combustion plant with a rated input 
between 1 and 50 megawatts (MWth) and was transposed into UK law in January 2018 through an 

amendment to the Environmental Permitting Regulations (2018).  The legislation sets emission limits 

to be applied from December 2018 for new plant and from 2025 or 2030 for existing plant (depending 
on the rated input).  In addition to addressing emissions from plant with a rated input of 1 to 50 MWth, 

as required by the MCPD, the amendment also introduces emission limits on generator plant, 

regardless of their rated input.  Generators whose sole purpose is maintaining power supply at a site 
during an on-site emergency, that are operated for the purpose of testing/maintenance for no more 

than 50 hours per year, will be exempt from the emission limits.   

A2.4 The boiler plant within the stadium and extreme sports complex within the proposed development 
will not require a permit under these regulations, as their thermal input rates are below the 1 MW 

threshold.  The stadium generator is >1 MW and is used to supplement power during event days, 

and may therefore require a permit.  The backup generator in the residential towers may be tested 
for more than 50 hours per year, but will not exceed the 1 MW threshold. The backup generator in 

the hotel will not be tested for more than 50 hours per year, and will not exceed the 1 MW threshold. 

Clean Air Strategy 2019 

A2.5 The Clean Air Strategy (Defra, 2019) sets out a wide range of actions by which the UK Government 

will seek to reduce pollutant emissions and improve air quality. Actions are targeted at four main 

sources of emissions: Transport, Domestic, Farming and Industry. At this stage, there is no 
straightforward way to take account of the expected future benefits to air quality within this 

assessment. 
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Reducing Emissions from Road Transport: Road to Zero Strategy 

A2.6 The Office for Low Emission Vehicles (OLEV) and Department for Transport (DfT) published a Policy 

Paper (DfT, 2018) in July 2018 outlining how the Government will support the transition to zero 
tailpipe emission road transport and reduce tailpipe emissions from conventional vehicles during the 

transition. This paper affirms the Government’s pledge to end the sale of new conventional petrol 

and diesel cars and vans by 2040. It states that the Government expects the majority of new cars 
and vans sold to be 100% zero tailpipe emission and all new cars and vans to have significant zero 

tailpipe emission capability by this year, and that by 2050 almost every car and van should have 

zero tailpipe emissions. It also states that the Government wants to see at least 50%, and as many 

as 70%, of new car sales, and up to 40% of new van sales, being ultra-low emission by 2030.  

A2.7 The paper sets out a number of measures by which Government will support this transition, but is 

clear that Government expects this transition to be industry and consumer led. The Government has 
since announced “plans to bring forward an end to the sale of new petrol and diesel cars and vans 

to 2035, or earlier if a faster transition is feasible, subject to consultation, as well as including hybrids 

for the first time”. If these ambitions are realised then road traffic-related NOx emissions can be 
expected to reduce significantly over the coming decades, likely beyond the scale of reductions 

forecast in the tools utilised in carrying out this air quality assessment.  

Environment Act 2021 

A2.8 The UK’s new legal framework for protection of the natural environment, the Environment Act (2021) 

passed into UK law in November 2021. The Act gives the Government the power to set long-term, 

legally binding environmental targets. It also establishes an Office for Environmental Protection 
(OEP), responsible for holding the government to account and ensuring compliance with these 

targets. 

A2.9 The Environmental Targets (Fine Particulate Matter) (England) Regulations 2023 (SI 2023 No. 96) 
sets two new targets for future concentrations of PM2.5. These targets are described in Section 6.6 

of ES Chapter 6: Air Quality. 

Environmental Improvement Plan 2023  

A2.10 Defra published its 25 Year Environment Plan in 2018 (Defra, 2018a).  The Environment Act (2021) 

requires Defra to review this Plan at least every five years.  The Environmental Improvement Plan 

2023 (Defra, 2023b) is the first revision.  This outlines the progress made since 2018 and adds detail 

to the goals defined in the 2018 Plan, including that of achieving clean air.   

A2.11 The Environmental Improvement Plan 2023 sets out the new air quality targets which have been set 

for concentrations of PM2.5.  These targets include the long-term targets in the Statutory Instrument 

described in Paragraph 6.2.25 in the 2015 ES, and interim targets to be achieved by 2028.   
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A2.12 The 2023 Plan outlines the role of local authorities in helping it meet both its targets and existing 

commitments.   It also outlines the respective roles of industry, agricultural sectors, and the 

Department for Transport in providing the coordinated action required to meet both its new, and pre-

existing targets and commitments. 

Planning Policy 

National Planning Policy Framework 

A2.13 The National Planning Policy Framework (NPPF) (2021) sets out planning policy for England. It 

states that the purpose of the planning system is to contribute to the achievement of sustainable 

development, and that the planning system has three overarching objectives, one of which 

(Paragraph 8c) is an environmental objective: 

“to protect and enhance our natural, built and historic environment; including making effective use 

of land, improving biodiversity, using natural resources prudently, minimising waste and pollution, 

and mitigating and adapting to climate change, including moving to a low carbon economy”. 

A2.14 To prevent unacceptable risks from air pollution, Paragraph 174 of the NPPF states that:  

“Planning policies and decisions should contribute to and enhance the natural and local environment 

by…preventing new and existing development from contributing to, being put at unacceptable risk 

from, or being adversely affected by unacceptable levels of soil, air, water or noise pollution or land 

instability. Development should, wherever possible, help to improve local environmental conditions 

such as air quality”.  

A2.15 Paragraph 185 states: 

“Planning policies and decisions should also ensure that new development is appropriate for its 

location taking into account the likely effects (including cumulative effects) of pollution on health, 

living conditions and the natural environment, as well as the potential sensitivity of the site or the 

wider area to impacts that could arise from the development”.  

A2.16 More specifically on air quality, Paragraph 186 makes clear that:  

“Planning policies and decisions should sustain and contribute towards compliance with relevant limit 

values or national objectives for pollutants, taking into account the presence of Air Quality 

Management Areas and Clean Air Zones, and the cumulative impacts from individual sites in local 

areas. Opportunities to improve air quality or mitigate impacts should be identified, such as through 

traffic and travel management, and green infrastructure provision and enhancement. So far as 

possible these opportunities should be considered at the plan-making stage, to ensure a strategic 

approach and limit the need for issues to be reconsidered when determining individual applications. 

Planning decisions should ensure that any new development in Air Quality Management Areas and 

Clean Air Zones is consistent with the local air quality action plan”. 
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A2.17 The NPPF is supported by Planning Practice Guidance (PPG) (Ministry of Housing, Communities & 

Local Government, 2019), which includes guiding principles on how planning can take account of 

the impacts of new development on air quality. The PPG states that:  

“Defra carries out an annual national assessment of air quality using modelling and monitoring to 

determine compliance with Limit Values. It is important that the potential impact of new development 

on air quality is taken into account where the national assessment indicates that relevant limits have 

been exceeded or are near the limit, or where the need for emissions reductions has been identified”.  

A2.18 Regarding plan-making, the PPG states: 

“It is important to take into account air quality management areas, Clean Air Zones and other areas 

including sensitive habitats or designated sites of importance for biodiversity where there could be 

specific requirements or limitations on new development because of air quality”. 

A2.19 The role of the local authorities through the LAQM regime is covered, with the PPG stating that a 
local authority Air Quality Action Plan “identifies measures that will be introduced in pursuit of the 

objectives and can have implications for planning”. In addition, the PPG makes clear that “Odour 

and dust can also be a planning concern, for example, because of the effect on local amenity”.  

A2.20 Regarding the need for an air quality assessment, the PPG states that: 

“Whether air quality is relevant to a planning decision will depend on the proposed development and 

its location. Concerns could arise if the development is likely to have an adverse effect on air quality 

in areas where it is already known to be poor, particularly if it could affect the implementation of air 

quality strategies and action plans and/or breach legal obligations (including those relating to the 

conservation of habitats and species). Air quality may also be a material consideration if the proposed 

development would be particularly sensitive to poor air quality in its vicinity”. 

A2.21 The PPG sets out the information that may be required in an air quality assessment, making clear 

that:  

“Assessments need to be proportionate to the nature and scale of development proposed and the 

potential impacts (taking into account existing air quality conditions), and because of this are likely 

to be locationally specific”.  

A2.22 The PPG also provides guidance on options for mitigating air quality impacts, as well as examples 

of the types of measures to be considered. It makes clear that:  

“Mitigation options will need to be locationally specific, will depend on the proposed development 

and need to be proportionate to the likely impact. It is important that local planning authorities work 

with applicants to consider appropriate mitigation so as to ensure new development is appropriate 

for its location and unacceptable risks are prevented”. 

London-Specific Policies 
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The London Plan 

A2.23 The London Plan (GLA, 2021) sets out an integrated economic, environmental, transport and social 

framework for the development of London over the next 20-25 years. The key policy relating to air 
quality is Policy SI 1 on Improving air quality, Part B1 of which sets out three key requirements for 

developments: 

“Development proposals should not: 

a) lead to further deterioration of existing poor air quality 

b) create any new areas that exceed air quality limits, or delay the date at which compliance 

will be achieved in areas that are currently in exceedance of legal limits 

c) create unacceptable risk of high levels of exposure to poor air quality”. 

A2.24 The Policy then details how developments should meet these requirements, stating: 

“In order to meet the requirements in Part 1, as a minimum:  

a) development proposals must be at least Air Quality Neutral  

b) development proposals should use design solutions to prevent or minimise increased 

exposure to existing air pollution and make provision to address local problems of air quality 

in preference to post-design or retro-fitted mitigation measures  

c) major development proposals must be submitted with an Air Quality Assessment. Air quality 

assessments should show how the development will meet the requirements of B1  

d) development proposals in Air Quality Focus Areas or that are likely to be used by large 

numbers of people particularly vulnerable to poor air quality, such as children or older people 

should demonstrate that design measures have been used to minimise exposure”. 

A2.25 Part C of the Policy introduces the concept of Air Quality Positive for large-scale development, 

stating:  

“Masterplans and development briefs for large-scale development proposals subject to an 

Environmental Impact Assessment should consider how local air quality can be improved across the 

area of the proposal as part of an air quality positive approach. To achieve this a statement should 

be submitted demonstrating:  

1) how proposals have considered ways to maximise benefits to local air quality, and  

2) what measures or design features will be put in place to reduce exposure to pollution, and 

how they will achieve this.” 

A2.26 Regarding construction and demolition impacts, Part D of Policy SI 1 of the London Plan states:  
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“In order to reduce the impact on air quality during the construction and demolition phase 

development proposals must demonstrate how they plan to comply with the Non-Road Mobile 

Machinery Low Emission Zone and reduce emissions from the demolition and construction of 

buildings following best practice guidance”. 

A2.27 Part E of Policy SI 1 states the following regarding mitigation and offsetting of emissions: 

“Development proposals should ensure that where emissions need to be reduced to meet the 

requirements of Air Quality Neutral or to make the impact of development on local air quality 

acceptable, this is done on-site. Where it can be demonstrated that emissions cannot be further 

reduced by on-site measures, off-site measures to improve local air quality may be acceptable, 

provided that equivalent air quality benefits can be demonstrated within the area affected by the 

development”. 

A2.28 The explanatory text around Policy SI 1 of the London Plan states the following with regard to 

assessment criteria: 

“The Mayor is committed to making air quality in London the best of any major world city, which 

means not only achieving compliance with legal limits for Nitrogen Dioxide as soon as possible and 

maintaining compliance where it is already achieved, but also achieving World Health Organization 

targets for other pollutants such as Particulate Matter. 

The aim of this policy is to ensure that new developments are designed and built, as far as is 

possible, to improve local air quality and reduce the extent to which the public are exposed to poor 

air quality. This means that new developments, as a minimum, must not cause new exceedances of 

legal air quality standards, or delay the date at which compliance will be achieved in areas that are 

currently in exceedance of legal limits. Where limit values are already met, or are predicted to be 

met at the time of completion, new developments must endeavour to maintain the best ambient air 

quality compatible with sustainable development principles. 

Where this policy refers to ‘existing poor air quality’ this should be taken to include areas where legal 

limits for any pollutant, or World Health Organization targets for Particulate Matter, are already 

exceeded and areas where current pollution levels are within 5 per cent of these limits”1. 

London Environment Strategy 

A2.29 The London Environment Strategy was published in May 2018 (GLA, 2018a). The strategy considers 

air quality in Chapter 4; the Mayor’s main objective is to create a “zero emission London by 2050”. 

Policy 4.2.1 aims to “reduce emissions from London’s road transport network by phasing out fossil 

fuelled vehicles, prioritising action on diesel, and enabling Londoners to switch to more sustainable 

forms of transport”. The strategy sets a target to achieve, by 2030, the guideline value for PM2.5 

 
1  The London Plan was developed based on a World Health Organization guideline for PM2.5 of 10 µg/m3. 
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which was set by the World Health Organization (WHO) in 2005. The Objectives and their sub-

policies are set out below: 

“Objective 4.1: Support and empower London and its communities, particularly the most 

disadvantaged and those in priority locations, to reduce their exposure to poor air quality. 

• Policy 4.1.1 Make sure that London and its communities, particularly the most disadvantaged 

and those in priority locations, are empowered to reduce their exposure to poor air quality 

• Policy 4.1.2 Improve the understanding of air quality health impacts to better target policies 

and action 

Objective 4.2: Achieve legal compliance with UK and EU limits as soon as possible, including by 

mobilising action from London Boroughs, government and other partners 

• Policy 4.2.1 Reduce emissions from London’s road transport network by phasing out fossil 

fuelled vehicles, prioritising action on diesel, and enabling Londoners to switch to more 

sustainable forms of transport 

• Policy 4.2.2 Reduce emissions from non-road transport sources, including by phasing out 

fossil fuels 

• Policy 4.2.3 Reduce emissions from non-transport sources, including by phasing out fossil 

fuels 

• Policy 4.2.4 The Mayor will work with the government, the London boroughs and other 

partners to accelerate the achievement of legal limits in Greater London and improve air 

quality 

• Policy 4.2.5 The Mayor will work with other cities (here and internationally), global city and 

industry networks to share best practice, lead action and support evidence based steps to 

improve air quality 

Objective 4.3: Establish and achieve new, tighter air quality targets for a cleaner London by 

transitioning to a zero emission London by 2050, meeting world health organization health-based 

guidelines for air quality 

• Policy 4.3.1 The Mayor will establish new targets for PM2.5 and other pollutants where 

needed. The Mayor will seek to meet these targets as soon as possible, working with 

government and other partners 

• Policy 4.3.2 The Mayor will encourage the take up of ultra low and zero emission 

technologies to make sure London’s entire transport system is zero emission by 2050 to 

further reduce levels of pollution and achieve WHO air quality guidelines 
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• Policy 4.3.3 Phase out the use of fossil fuels to heat, cool and maintain London’s buildings, 

homes and urban spaces, and reduce the impact of building emissions on air quality 

• Policy 4.3.4 Work to reduce exposure to indoor air pollutants in the home, schools, workplace 

and other enclosed spaces” 

A2.30 While the policies targeting transport sources are significant, there are less obvious ones that will 

also require significant change. In particular, the aim to phase out fossil-fuels from building heating 

and cooling and from Non-Road Mobile Machinery (NRMM) will demand a dramatic transition. 

A2.31 An implementation plan for the strategy has also been published which sets out what the Mayor will 

do between 2018 and 2023 to help achieve the ambitions in the strategy.  

Mayor’s Transport Strategy 

A2.32 The Mayor’s Transport Strategy (GLA, 2018b) sets out the Mayor’s policies and proposals to reshape 

transport in London over the next two decades. The Strategy focuses on reducing car dependency 
and increasing active sustainable travel, with the aim of improving air quality and creating healthier 

streets. It notes that development proposals should “be designed so that walking and cycling are the 

most appealing choices for getting around locally”.  

Low Emission Zone (LEZ) 

A2.33 The LEZ was implemented as a key measure to improve air quality in Greater London. It entails 

charges for vehicles entering Greater London not meeting certain emissions criteria, and affects 
diesel-engined lorries, buses, coaches, large vans, minibuses and other specialist vehicles derived 

from lorries and vans. Since 1 March 2021, a standard of Euro VI has applied for Heavy Goods 

Vehicles (HGVs), buses and coaches, while a standard of Euro 3 has applied for large vans, 

minibuses and other specialist diesel vehicles since 2012.  

Ultra Low Emission Zone (ULEZ) 

A2.34 London’s ULEZ was introduced on 8 April 2019. The ULEZ currently operates 24 hours a day, 7 
days a week in the same area as the current Congestion Charging zone. All cars, motorcycles, vans 

and minibuses are required to meet exhaust emission standards (ULEZ standards) or pay an 

additional daily charge to travel within the zone. The ULEZ standards are Euro 3 for motorcycles, 
Euro 4 for petrol cars, vans and minibuses and Euro 6 for diesel cars, vans and minibuses. The 

ULEZ does not include any requirements relating to heavy vehicle (HGV, coach and bus) emissions, 

as these are addressed by the amendments to the LEZ described in Paragraph A2.33.  

A2.35 The ULEZ currently covers the entire area within the North and South Circular roads, applying the 

emissions standards set out in Paragraph A2.34. The ULEZ is to be expanded across all London 

boroughs in August 2023. 

Other Measures 
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A2.36 Since 2018, all taxis presented for licencing for the first time had to be zero emission capable (ZEC). 

This means they must be able to travel a certain distance in a mode which produces no air pollutants, 

and all private hire vehicles (PHVs) presented for licensing for the first time had to meet Euro 6 
emissions standards. Since January 2020, all newly manufactured PHVs presented for licensing for 

the first time had to be ZEC (with a minimum zero emission range of 10 miles). The Mayor’s aim is 

that the entire taxi and PHV fleet will be made up of ZEC vehicles by 2033. 

A2.37 The Mayor has also proposed to make sure that TfL leads by example by cleaning up its bus fleet, 

implementing the following measures: 

• TfL will procure only hybrid or zero emission double-decker buses from 2018; 

• a commitment to providing 3,100 double decker hybrid buses by 2019 and 300 zero 

emission single-deck buses in central London by 2020; 

• introducing 12 Low Emission Bus Zones by 2020; 

• investing £50m in Bus Priority Schemes across London to reduce engine idling; and 

• retrofitting older buses to reduce emissions (selective catalytic reduction (SCR) technology 

has already been fitted to 1,800 buses, cutting their NOx emissions by around 88%). 

Local Policies 

A2.38 The London Borough of Haringey (LBH) has prepared a Development Management Development 

Plan Document (DPD) (London Borough of Haringey, 2017) and within this, ‘Policy DM23 

Environmental Protection’ states with regards to air quality: 

“A. All development proposals should consider air quality and be designed to: 

a) Improve or mitigate the impact on air quality in the Borough; and 

b) Improve or mitigate the impact on air quality for the occupiers of the building or users of 

the development. 

B. Air quality assessments will be required for all major development and other development 

proposals, where appropriate. 

C. Where necessary, adequate mitigate must be provided.” 

A2.39 LBH has started work on a new Local Plan, which is intended to run from 2022 to 2037). The new 
Local Plan has not yet been drafter, but consultation on a first steps document ran until February 

2021. 
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Air Quality Action Plans 

National Air Quality Plan 

A2.40 Defra has produced an Air Quality Plan to tackle roadside nitrogen dioxide concentrations in the UK 
(Defra, 2017); a supplement to the 2017 Plan (Defra, 2018b) was published in October 2018 and 

sets out the steps Government is taking in relation to a further 33 local authorities where shorter-

term exceedances of the limit value were identified. Alongside a package of national measures, the 
2017 Plan and the 2018 Supplement require those identified English Local Authorities (or the GLA 

in the case of London Authorities) to produce local action plans and/or feasibility studies. These 

plans and feasibility studies must have regard to measures to achieve the statutory limit values within 
the shortest possible time, which may include the implementation of a Clean Air Zone. There is 

currently no straightforward way to take account of the effects of the 2017 Plan or 2018 Supplement 

in the modelling undertaken for this assessment; however, consideration has been given to whether 
there is currently, or is likely to be in the future, a limit value exceedance in the vicinity of the 

Proposed Development. This assessment has principally been carried out in relation to the air quality 

objectives, rather than the EU limit values that are the focus of the Air Quality Plan.  

Local Air Quality Action Plan 

A2.41 LBH declared a borough-wide Air Quality Management Area (AQMA) for exceedances of the annual 

mean NO2 objective and 24-hour mean PM10 objective in 2001; the most recent Air Quality Action 
Plan covers the period of 2019 to 2024 (LBH, 2019). This Plan outlines the actions that will be taken 

to improve air quality in the Borough under the following seven broad topics: 

1. “Monitoring and other core statutory duties: maintaining monitoring networks is critical for 

understanding where pollution is most acute, and what measures are effective to reduce 

pollution. There are also several other very important statutory duties undertaken by boroughs, 

which form the basis of action to improve pollution; 

2. Emissions from developments and buildings: emissions from buildings account for about 15% 

of the Nitrogen Oxides (NOx) emissions across London so are important in affecting Nitrogen 

Dioxide (NO2) concentrations; 

3. Public health and awareness raising: increasing awareness can drive behavioural change to 

lower emissions as well as to reduce exposure to air pollution; 

4. Delivery servicing and freight: vehicles delivering goods and services are usually light and 

heavy-duty diesel-fuelled vehicles with high primary NO2 emissions; 

5. Borough fleet actions: our fleet includes light and heavy-duty diesel-fuelled vehicles such as 

minibuses and refuse collection vehicles with high primary NO2 emissions. Tackling our own 

fleet means we will be leading by example; 
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6. Localised solutions: these seek to improve the environment of neighbourhoods through a 

combination of measures; and 

7. Cleaner transport: road transport is the main source of air pollution in London. We need to 

incentivise a change to walking, cycling and ultra-low emission vehicles (such as electric).”  
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A6.3 Professional Experience  

Guido Pellizzaro, BSc (Hons) MIAQM MIEnvSc PIEMA 

Mr Pellizzaro is a Technical Director with AQC, with more than 15 years' experience in the field of 

air quality management and assessment.  His main experience relates to managing and delivering 

air quality assessments for major planning applications and EIA development.  He is a Member of 
the Institution of Environmental Sciences and of the Institute of Air Quality Management, and a 

Practitioner of the Institute of Environmental Management and Assessment. 

Dr Kate Wilkins, BSc (Hons) MSc PhD MIEnvSc MIAQM 

Dr Wilkins is a Senior Consultant with AQC with over ten years’ postgraduate and work experience 

in the field of Environmental and Earth Sciences, including five years’ experience in air quality. Since 

joining AQC in January 2018, she has undertaken numerous air quality impact assessments for road 
traffic, combustion plant and construction dust throughout the UK for both standalone assessments 

and for EIAs, and has also prepared local authority reports and literature reviews. She has 

contributed her technical skills in programming and specialist software to a range of large-scale 
projects, including the third runway at Heathrow airport. Previously, Kate completed a PhD at the 

University of Bristol, researching atmospheric dispersion modelling and satellite remote sensing of 

volcanic ash. Prior to her PhD she spent a year working at the Environment Agency in Flood Risk 
Management. She is a Member of both the Institute of Air Quality Management and the Institution of 

Environmental Sciences.  

Isabel Stanley, MSci (Hons) 

Miss Stanley is a Consultant with AQC, having joined the company in October 2019. Prior to joining 

AQC she completed an MSci degree in Geology at the University of Bristol, where her studies 

included modules focusing on GIS, dispersion modelling and environmental geochemistry. She has 
undertaken numerous air quality assessments, including road traffic and plant emissions modelling, 

as well as indoor air quality plans and construction dust risk assessments.  
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A6.4 ‘Air Quality Neutral’ 

A4.1 The GLA’s London Plan Guidance; Air Quality Neutral (GLA, 2023) provides an approach to 
assessing whether a development is air quality neutral. The approach is to compare the expected 

emissions from the building’s energy use and vehicle trips against defined benchmarks for buildings 

and transport in London.  

A4.2 The benchmarks for heating and energy plant (termed ‘Building Emissions Benchmarks’ or ‘BEBs’) 

are set out in Table A6.1, while the ‘Transport Emissions Benchmarks’ (‘TEBs’) are set out in 

Table A6.2.  

A4.3 The average trip length and average emission per vehicle are required if there is a need to calculate 

offset payments. The values given by GLA are set out in Table A6.3 and Table A6.4 respectively. 

Table A6.1: Building Emissions Benchmark NOx Emission Rates (gNOx/m2/annum) a 

Land Use b 
Individual 

Gas 
Boilers 

Gas 
Boiler 

Network 

CHP + 
Gas Boiler 
Network 

Heat Pumps 
+ Gas Boiler

Network

Residential (including student 
accommodation and large-scale purpose-

built shared living development) 
3.5 5.7 7.8 5.7 

Retail 0.53 0.97 4.31 0.97 

Restaurants and bars 1.76 3.23 14.34 3.23 

Offices 1.43 2.62 11.68 2.62 

Industrial 1.07 1.95 8.73 1.95 

Storage and distribution 0.55 1.01 4.5 1.01 

Hotel 9.47 15.42 38.16 15.42 

Care homes and hospitals 9.15 14.90 36.86 14.90 

Schools, nurseries, doctors’ surgeries, other 
non-residential institutions 0.90 1.66 7.39 1.66 

Assembly and leisure 2.62 4.84 21.53 4.84 
a Solid and liquid biomass appliances also emit fine particulate matter in addition to NOx. The benchmark 

emission rate for particulate matter is zero. 
b Separate use classes for commercial uses, including retail and offices, have now been replaced by use 

class E. If these separate uses are specified in the development proposal, they should be used for this 
assessment. Where the intended use is not specified, or where use class E has been specified, the 
benchmark for retail should be used. 
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Table A6.2: Benchmark Trip Rates 

Land Use Annual 
trips per 

Benchmark Trip Rates 

Central 
Activities 

Zone (CAZ) 

Inner London 
(excluding 

CAZ) 
Outer 

London 

Residential (including student 
accommodation and large-scale purpose-

built shared living development) 
Dwelling 68 114 447 

Office / Light Industrial m2 (GIA) 2 1 16 

Retail (Superstore) m2 (GIA) 39 73 216 

Retail (Convenience) m2 (GIA) 18 139 274 

Restaurant / Café m2 (GIA) 64 137 170 

Drinking establishments m2 (GIA) 0.8 8 N/A 

Hot food takeaway m2 (GIA) N/A 32.4 590 

Industrial m2 (GIA) N/A 5.6 6.5 

Storage and distribution m2 (GIA) N/A 5.5 6.5 

Hotels m2 (GIA) 1 1.4 6.9 

Care homes and hospitals m2 (GIA) N/A 1.1 19.5 

Schools, nurseries, doctors’ surgeries, 
other non-residential institutions m2 (GIA) 0.1 30.3 44.4 

Assembly and leisure m2 (GIA) 3.6 10.5 47.2 

Table A6.3: Emission factors per vehicle-km 

Pollutant 
Emission factors (g/veh-km) 

Central Activities 
Zone (CAZ)  

Inner London a
(excluding CAZ) Outer London a 

NOx 0.48 0.39 0.35 

PM2.5 0.036 0.032 0.028 
a Inner London and Outer London as defined in the London Plan (GLA, 2021). 

Table A6.4: Average Distance Travelled by Car per Trip 

Land use 
Distance (km) 

Central Activity Zone Inner Outer 

Residential 4.2 3.4 11.4 

Office 3.0 7.2 10.8 

Retail 9.2 5.5 5.4 
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