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	Our ref: HGY/2023/0728
Contact: Philip Elliott

Date: 08/08/2023

	Town and Country Act 1990 (As amended)


	Location:
	
341A Seven Sisters Road, Tottenham, London, N15 6RD


	Proposal:
	
Construction of two new buildings to provide new warehouse living accommodation (Sui Generis (warehouse living)), ground floor café/ workspace (Use Class E) and associated waste collection and cycle parking. Erection of 10 stacked shipping containers (two storeys) to provide workspace/ artist studios (Use Class E), toilet facilities and associated waste collection and cycle parking. Landscape and public realm enhancements including the widening of and works to an existing alleyway that connects Seven Sisters and Tewkesbury Road, works to Tewkesbury Road, the creation of rain gardens, greening, seating, signage and artworks and all other associated infrastructure works, including the removal of an existing and the provision of a new substation to service the new development.





Carbon Management Response 08/08/2023

In preparing this consultation response, we have reviewed:
· Energy Statement prepared by Expedition (dated 14 December 2022), including Overheating Assessment
· Sustainability Statement prepared by Expedition (dated 14 December 2022), including a BREEAM Pre-Assessment
· Circular Economy Statement prepared by Expedition (dated 14 December 2022)
· Relevant supporting documents.

1. Summary
The development achieves a reduction of 53% carbon dioxide emissions on site against Part L 2021, however, the u-values proposed in the report is inconsistent with the ones used for energy modelling which is unacceptable. Furthermore, the overheating assessment is very high level and the modelled rooms/spaces does not represent the overheating risks for all rooms/spaces of the development. 

Carbon Management cannot currently support this application. The development does not currently meet 
· London Plan Policy SI4 and Local Plan DM21: insufficient dynamic thermal modelling was undertaken to adequately assess the overheating risk, mitigate the risk and reduce the impact on the urban heat island.

Further information needs to be provided to address this objection, in relation to the Energy Strategy and Overheating Strategy. This should be addressed prior to the determination of the application.

2. Energy Strategy
Policy SP4 of the Local Plan Strategic Policies, requires all new development to be zero carbon (i.e. a 100% improvement beyond Part L (2021)). The London Plan (2021) further confirms this in Policy SI2. 

The overall predicted reduction in CO2 emissions for the development shows an improvement of approximately 53% in carbon emissions with SAP10.2 carbon factors, from the Baseline development model (which is Part L 2021 compliant). This represents an annual saving of approximately 5.1 tonnes of CO2 from a baseline of 9.7 tCO2/year. 

London Plan Policy SI2 requires major development proposals to calculate and minimise unregulated carbon emissions, not covered by Building Regulations. The calculated unregulated emissions are: 5.5 tCO2.

	Non-residential (SAP 10.2 emission factors)

	[bookmark: _Hlk100683248]
	Total regulated emissions 
(Tonnes CO2 / year) 
	CO2 savings
(Tonnes CO2 / year) 
	Percentage savings
(%)

	Part L 2021 baseline 
	9.7
	
	

	Be Lean 
	7.1
	2.6
	27%

	Be Clean 
	7.1
	0.0
	0%

	Be Green 
	4.6
	2.5
	26%

	Cumulative savings
	
	5.1
	53%

	Carbon shortfall to offset (tCO2)
	4.6
	
	

	Carbon offset contribution
	£95 x 30 years x 4.6 tCO2/year = £13,110

	10% management fee
	£1,311



Actions:
· Model the commercial use separate from the warehouse living accommodation use in BRUKL. Please also set out the separate assumptions for the baseline for those two types of uses: fabric, ventilation, heating, occupation, water requirements.
· The energy statement does not include the GLA Carbon emissions reporting spreadsheet (Appendix D). Please submit the GLA’s Carbon Emission Reporting Spreadsheet.
· Please submit BRUKL sheets for the two uses for the Baseline, Be Lean and Be Green scenarios.
· What is the calculated Primary Energy Factor?
· The Energy Statement does not include the plant room layout (Appendix C).

Energy Use Intensity / Space Heating Demand
Applications are required to report on the total Energy Use Intensity and Space Heating Demand, in line with the GLA Energy Assessment Guidance (June 2022). The Energy Strategy should follow the reporting template set out in Table 5 of the guidance, including what methodology has been used. EUI is a measure of the total energy consumed annually but should exclude on-site renewable energy generation and energy use from electric vehicle charging. 

	Building type
	EUI (kWh/m2/year)
	Space Heating Demand (kWh/m2/year)
	Methodology used

	Site-wide
	34.8
	17.5
	



Actions:
· Please provide the Energy Use Intensity for commercial and warehouse living accommodation parts of the development. How does this perform against GLA benchmarks, i.e. at 55 kWh/m2/year for non-residential (office/hotel)? Please submit the information in line with the GLA’s reporting template.

Energy – Lean
The applicant has proposed a saving of 2.6 tCO2 in carbon emissions (27%) through improved energy efficiency standards in key elements of the build, based on SA10.2 carbon factors. This goes beyond the minimum 10% and 15% reduction respectively for residential and non-residential part of the development as set in London Plan Policy SI2, so this is supported. However, the applicant is required to share the carbon reduction values for residential and non-residential part of the development. 

The following u-values, g-values and air tightness are proposed:

	[bookmark: _Hlk89763371]Floor u-value
	0.10 W/m2K

	External wall u-value
	0.15 W/m2K

	Roof u-value
	0.10 W/m2K

	Door u-value
	1.20 W/m2K

	Window u-value
	1.20 W/m2K

	G-value
	0.40

	Air permeability rate
	3 m3/hm2 @ 50Pa

	Ventilation strategy
	Mechanical ventilation with heat recovery (MVHR % efficiency; 0. W/l/s Specific Fan Power)
Natural ventilation

	Waste Water Heat recovery?
	TBC

	Thermal bridging
	TBC

	Low energy lighting
	Yes

	Heating system (efficiency / emitter)
	TBC

	Thermal mass
	TBC

	Improvement from the target fabric energy efficiency (TFEE)
	TBC



Actions:
· [bookmark: _Hlk86221457]Please specify the heating strategy and ventilation system assumed under the Baseline and Be Lean scenarios (including the gross efficiency figure(s)). For non-residential applications the baseline should align with the proposed heating system, i.e. if proposing an air source heat pump, this should be specified with the efficiency values set out in Part L 2021 for that system under Be Lean. 
· The proposed u-value for floor is 0.10 W/m2K and for external wall is 0.15 W/m2K, while the value in the BRUKL report is 0.2 W/m2K for floor and 0.10 W/m2K for wall. The u-values are inconsistent in the report and BRUKL sheet. Please amend these and re-resubmit the BRUKL sheets.
· Please identify on a plan where the MVHR units will be located within the warehouse living units. The units should be less than 2m away from external walls. This detail can also be conditioned.
· What is the proportion of glazed area? Consider following the LETI Climate Emergency Design Guide principles in façade design. 
· Set out how the scheme’s thermal bridging will be reduced. 
· What is the construction of the building and what is the assumed thermal mass?
· Submit the individual end use BER for specific end users in line w CIBSE Guide F.

Overheating is dealt with in more detail below.

Energy – Clean
[bookmark: _Hlk108866107]London Plan Policy SI3 calls for major development in Heat Network Priority Areas to have a communal low-temperature heating system, with the heat source selected from a hierarchy of options (with connecting to a local existing or planned heat network at the top). Policy DM22 of the Development Management Document supports proposals that contribute to the provision and use of Decentralised Energy Network (DEN) infrastructure. It requires developments incorporating site-wide communal energy systems to examine opportunities to extend these systems beyond the site boundary to supply energy to neighbouring existing and planned future developments. It requires developments to prioritise connection to existing or planned future DENs. 

The Be Clean strategy to connect to the DEN in Woodberry Down is generally acceptable. Some evidence should be provided that the DEN system was inputted into the SAP model and that the plant room is adequately sized for a substation.

The applicant will need to demonstrate that they will provide the following details prior to the commencement of construction:

a) Buried pipe (dry and filled with nitrogen) to our specification from the GF plant room to a manhole at the boundary of their site and evidence of any obstructions in highway adjacent to connection point;
b) A good quality network within the building – 60/40 F&R, <50W/dwelling losses from the network – ideally to an agreed standard in the S106;
c) A clear plan for QA of the network post-design approval through to operation, based on CP1;
d) A clear commercial strategy identifying who will sell energy to residents and how prices/quality of service will be set.

Energy – Green
As part of the Be Green carbon reductions, all new developments must achieve a minimum reduction of 20% from on-site renewable energy generation to comply with Policy SP4. 

The application has reviewed the installation of various renewable technologies. The report concludes that air source heat pumps (ASHPs) and solar photovoltaic (PV) panels are the most viable options to deliver the Be Green requirement. A total of 2.5 tCO2 (26%) reduction of emissions are proposed under Be Green measures.

The solar array peak output would be 8kWp, which is estimated to produce around 390kWh/year of renewable electricity per year. 

Actions:
· Please provide some commentary on how the available roof space has been maximised to install solar PV. Has your feasibility shown that other roofs will not be viable / will they be used for other purposes? 
· How much of the roof area will be covered approximately, what is the assumed efficiency, angle and orientation of the panels?
· A living roof should be installed under the solar PV, or if this is not feasible, the roof should be light coloured to reduce solar heat gains and the improve efficiency of the solar panels.
· [bookmark: _Hlk74057450]How much of the heating/hot water demand will be met by the proposed types of heat pumps? If this cannot be met fully, how will this be supplemented?
· What is the Seasonal Coefficient of Performance (SCOP), the Seasonal Performance Factor (SFP) and Seasonal Energy Efficiency ratio (SEER) of the ASHP? 

Energy – Be Seen
London Plan Policy SI2 requests all developments to ‘be seen’, to monitor, verify and report on energy performance. The GLA requires all major development proposals to report on their modelled and measured operational energy performance. This will improve transparency on energy usage on sites, reduce the performance gap between modelled and measured energy use, and provide the applicant, building managers and occupants clarity on the performance of the building, equipment and renewable energy technologies.

The applicant should install metering equipment on site, with sub-metering by unit. A public display of energy usage and generation should also be provided in the main entrance area to raise awareness of residents/businesses.

The applicant proposes the development to incorporate energy and smart meter in line with the GLA’s Energy Monitoring Guidance and the sub-metering strategy will be developed during the detailed design stages. A building energy management system (BEMS) is proposed to operate, control and monitor the mechanical service installation. Comprehensive metering is proposed for performance and load monitoring of the complete systems, with the capacity to monitoring individual items of plants, low carbon technologies and district heating system. 

Actions:
· Demonstrate that the planning stage energy performance data has been submitted to the GLA webform for this development: (https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-monitoring-guidance/be-seen-planning-stage-webform) 


3. Carbon Offset Contribution
An indicative carbon shortfall of 4.6 tCO2/year remains. The carbon offset contribution will be recalculated according to the revised energy statement. The remaining carbon emissions will need to be offset at £95/tCO2 over 30 years.

4. Overheating
London Plan Policy SI4 requires developments to minimise adverse impacts on the urban heat island, reduce the potential for overheating and reduce reliance on air conditioning systems. Through careful design, layout, orientation, materials and incorporation of green infrastructure, designs must reduce overheating in line with the Cooling Hierarchy. 

[bookmark: _Hlk74135735]In accordance with the Energy Assessment Guidance, the applicant has undertaken a dynamic thermal modelling assessment in line with CIBSE TM59 with TM49 weather files. The report has modelled one habitable room and one living space from each block (3rd floor of west block and 6th floor of east block) under the London Heathrow files. 

Due to the noise and air quality constraints of this site being adjacent to the busy Seven Sisters Road, the TM59 criteria for predominantly mechanically ventilated dwellings should apply (assuming windows need to remain closed), although this has not been addressed.

Results are listed in the table below.

	
	TM59 – criterion A (<3% hours of overheating)
	TM59 – criterion B hours >26°C (pass <33 hours)
	Number of habitable rooms pass TM59
	Number of spaces pass TM52
	Number of corridors pass

	DSY1 2020s
	
	
	
	
	

	DSY2 2020s
	
	
	
	
	

	DSY3 2020s
	
	
	
	
	

	DSY1 2050s
	
	
	
	
	

	DSY2 2050s
	
	
	
	
	

	DSY3 2050s
	
	
	
	
	

	DSY1 2080s
	
	
	
	
	

	DSY2 2080s
	
	
	
	
	

	DSY3 2080s
	
	
	
	
	



All rooms and spaces pass the overheating requirements for 2020s DSY1. In order to pass this, the following measures will be built: 
· Natural ventilation, with openable side-hung windows
· Glazing g-value of 0.4
· Self-shading with balcony and overhangs. 
· MVHR with 13 l/s for 1bed dwellings and 60 l/s for kitchen/living room spaces.
· No active cooling

The submitted overheating strategy is very high level and is not acceptable. TM49 weather files for the London Weather Centre should be used. The selected rooms and spaces for overheating assessment does not represent the overheating risks for all rooms/spaces of the development. 

Overheating Actions:
· Redo the overheating modelling with the Central London weather file, which will more accurately represent the urban heat island effect following the guidelines as per the Haringey’s Key Overheating Planning Application Requirements. 
· [bookmark: _Hlk74135753]Please perform the overheating assessment following the London Plan’s cooling hierarchy and report results setting out the baseline scenario and additional modelled scenarios to test mitigation measure(s) required to pass the overheating assessment:
· Baseline Scenario
· Baseline Scenario + mitigation measure 1 i.e external shading
· Baseline scenario + mitigation measure 1 + mitigation measure 2, etc
· [bookmark: _Hlk135064287]Report the results in a table that is colour coded and clearly sets out the maximum hours above criteria A and B to pass the requirement, and a summary of the number of rooms that pass. 
· Demonstrate the cooling hierarchy has been followed, and specify which overheating mitigation measures are proposed to reduce the overheating risk within the proposed design:
· Internal heat generation, i.e. heat distribution infrastructure
· Heat entering building, i.e. shutters, trees, vegetation, blinds
· Manage heat through thermal mass and high ceilings
· Passive ventilation, i.e. openable windows, shallow floorplates, dual aspect, stack effect
· Mechanical ventilation, i.e. free cooling from outside air in shade, by-pass for summer mode
· For the shading strategy, include: technical specification and images of the proposed shading feature (e.g. overhangs, Brise Soleil, external shutters), elevations and sections showing where these measures are proposed. Internal blinds cannot be used to pass the weather files, but can form part of the delivered strategy to reduce overheating risk for occupants (as long as it does not compromise any ventilation requirements).
· Specify the ventilation strategy, including: floorplans showing which habitable spaces will be predominantly naturally ventilated or mechanically ventilated, specification of the proposed mechanical ventilation (efficiency and air changes), window opening areas.
· The habitable rooms facing the busy Seven Sisters road are subject to adverse noise or air pollution. Specify the strategy to overcome any risk of crime or adverse air/noise pollution that will impact whether occupants can rely on natural ventilation, in line with the AVO Residential Design Guide. This should include specification of adapted windows and elevations demonstrating where these will be installed.
· Include images indicating which sample dwellings were modelled and floorplans showing the modelled internal layout of dwellings.
· Undertake further modelling:
· Model the 2020s DSY 2 and 3 and DSY1 for the 2050s and 20280s. Ensure the design has incorporated as many mitigation measures to pass these more extreme and future weather files as far as feasible. Any remaining overheating risk should inform the future retrofit plan.
· All single-aspect rooms facing west, east, and south;
· At least 50% of rooms on the top floor;
· 75% of all modelled rooms facing South or South/West;
· Rooms closest to any significant noise and / or air pollution source, with windows closed at all times (with cross reference to the Noise and the Air Quality Assessments to demonstrate the most sensitive receptors and the AVO Residential Design Guide);
· Habitable communal spaces (e.g. communal living/dining rooms in care homes);
· Communal corridors, where pipework runs through;
· Commercial/office areas, particularly where they will be occupied for a longer period of time. Assuming that active cooling will be provided is not sufficient. If the proposed uses are not yet clear, this aspect can be conditioned to ensure that the modelling is based on the potential future occupiers.;
· Specify the active cooling demand (space cooling, not energy used) on an area-weighted average in MJ/m2 and MY/year? Please also confirm the efficiency of the equipment, whether the air is sourced from the coolest point / any renewable sources.
· The applicant must demonstrate that the risk of overheating has been reduced as far as practical and that all passive measures have been explored, including reduced glazing and increased external shading. The applicant should also outline a strategy for residents to cope in extreme weather events, e.g. use of fans.
· Set out a retrofit plan for future and more extreme weather files, demonstrating how these measures can be installed, how they would reduce the overheating risk, what their lifecycle replacement will be, and who will be responsible for overheating risk.
· Identify communal spaces (indoor and outdoor) where residents can cool down if their flats are overheating.
· Confirm who will own the overheating risk when the building is occupied (not the residents).
· This development should have a heatwave plan / building user guide to mitigate overheating risk for occupants.

5. Sustainability
Policy DM21 of the Development Management Document requires developments to demonstrate sustainable design, layout and construction techniques. The sustainability section in the report sets out the proposed measures to improve the sustainability of the scheme, including Energy and Carbon, Materials and Circular Economy, Environmental resilience, health and wellbeing, water consumption, flood risk and drainage, biodiversity, climate resilience, and landscape design. 

Action:
· What electric vehicle charging points are proposed? This allows the futureproofing of the dwelling/development by ensuring the required power has been installed.

Non-Domestic BREEAM Requirement
Policy SP4 requires all new non-residential developments to achieve a BREEAM rating ‘Very Good’ (or equivalent), although developments should aim to achieve ‘Excellent’ where achievable. 

The applicant has also prepared a BREEAM Pre-Assessment Report for the development, assessed as a Student Accommodation use (Shell & Core). Based on this report, a score of 72.4% is expected to be achieved, equivalent to ‘Excellent’ rating. A potential score of 74.1% could be achieved. 

Urban Greening / Biodiversity
[bookmark: _Hlk108865970]All development sites must incorporate urban greening within their fundamental design and submit an Urban Greening Factor Statement, in line with London Plan Policy G5. London Plan Policy G6 and Local Plan Policy DM21 require proposals to manage impacts on biodiversity and aim to secure a biodiversity net gain. Additional greening should be provided through high-quality, durable measures that contribute to London’s biodiversity and mitigate the urban heat island impact. This should include tree planting, shrubs, hedges, living roofs, and urban food growing. Specifically, living roofs and walls are encouraged in the London Plan. Amongst other benefits, these will increase biodiversity and reduce surface water runoff. 

The development achieves an Urban Greening Factor of 0.36, which is below the minimum target of 0.4 for residential developments in London Plan Policy G5. The applicant has also undertaken an indicative UGF assessment for the wider masterplan, which would be predominantly non-residential, and currently achieve a value of 0.34 against a target of 0.30.

The Biodiversity Net Gain calculation shows a net gain of 377.8%, which is above the 10% requirement as set out in the Environment Act 2021. This would be achieved through a mixture of shrubs, rain garden, scattered trees, wildflower turfs, and green living roofs. It is noted that there would be a 99% loss of hedgerow habitats.

Actions:
· The development should maximise urban greening opportunities and demonstrate further how 0.4 can be achieved or justify how other options have been explored.
· The development should seek further replacement of the existing hedgerow at different levels, to maximise the reprovision of this lost habitat for foraging and nesting. This would not be replicated appropriately through living roofs and trees.

Living roofs and walls
All development sites must incorporate urban greening within their fundamental design, in line with London Plan Policy G5. 

The development is proposing living roofs in the development. All landscaping proposals and living roofs should stimulate a variety of planting species. Mat-based, sedum systems are discouraged as they retain less rainfall and deliver limited biodiversity advantages. The growing medium for extensive roofs must be 120-150mm deep, and at least 250mm deep for intensive roofs (these are often roof-level amenity spaces, planters and food growing areas) to ensure most plant species can establish and thrive and can withstand periods of drought. The living roof should include a mixture of seeds and plug plants.

Not much detail has been provided for the living walls, which are intended to be delivered for many of the blank walls along the building or pedestrian route.

Actions: 
· Living roofs are supported in principle, subject to detailed design and ensuring that the substrate depth is increased at detailed design stage. Details for living roofs will need to be submitted as part of a planning condition. 
· Please submit a plan showing where the living walls will be delivered, that these will be rooted in the ground, what plants are proposed, and how the plants will be supported.

Circular Economy
Policy SI7 requires applications referable to the Mayor of London to submit a Circular Economy Statement demonstrating how it promotes a circular economy within the design and aim to be net zero waste. Haringey Policy SP6 requires developments to seek to minimise waste creation and increase recycling rates, address waste as a resource and requires major applications to submit Site Waste Management Plans.

[bookmark: _Hlk77182019]Reference has been made to integrate circular economy principles within the proposed development, which is supported in principle. 

A range of design measures and commitment have been proposed, including:
· Resource conservation – the design team will continuously review material efficiency strategies across design stages to ensure a lean design that reduces material quantities without inhibiting future flexibility. At RIBA Stage 2, the construction approach has been closely considered addressing material efficiency, flexibility and embodied carbon. 
· Design for adaptability and flexibility – the design considers adaptability, flexibility and potential for expansion, with reference to and strategies focused on all six building layers: site, structure, skin, services, space and stuff.
· Design for disassembly – The proposals consider the (re)use of former shipping containers on the third smaller plot on the east of the slide to create temporary structures which can be easily disassembled and erected elsewhere. Whilst Block A and Block B are designed for a longer lifespan, these still consider their eventual reconfiguration and deconstruction through principles to maximise the potential for high-value reuse of construction materials and elements at the end of the buildings’ life. The end-of-life strategy proposes a target of 50% of materials and elements for reuse at the buildings end-of-life.
· Climate change resilience – the development has considered the potential for increasingly severe weather events, in line with climate change projections, and responds to increased risks to overheating, flooding and water scarcity.
· Construction waste management - the development is targeting the diversion of 95% of construction, demolition, and excavation waste from landfill. This will be achieved through management of demolition and excavation waste, as well as the production of a site waste management plan setting out the targets for efficiency and reuse/recycling of materials on and off-site. Pre-demolition audit is not submitted and is proposed to be carried out prior to site works. 

The applicant has proposed to continue to review and monitor progress against these principles and targets in the report. The applicant ensures CE principles and requirements to be embedded in all procurement documents, including appointment of contractors. 

Action:
· Please submit the pre-demolition audit. This can be conditioned.
· Submit an Operational and Waste Management Plan.


6. Planning Conditions 
To be secured (with detailed wording TBC):
· Energy strategy
· Overheating
· BREEAM Excellent Certificate
· Living roofs and living walls
· Circular Economy (Pre-Construction report, Post-Completion report)
· Whole-Life Carbon
· Biodiversity

7. Planning Obligations Heads of Terms
· Be Seen commitment to uploading energy data
· Energy Plan
· Sustainability Review
· Indicative carbon offset contribution (and associated obligations) of £13,110, plus a 10% management fee; an indicative carbon offset contribution to be re-calculated at £2,850 per tCO2 at the Energy Plan stage with a 50% payment prior to implementation, and actual carbon offset contribution calculation at Sustainability Review stage following completion and payment for the remaining amount due prior to occupation.
· [bookmark: _Hlk90018971]DEN connection (and associated obligations)
· Heating strategy fall-back option if not connecting to the DEN
2

