Our ref: HGY/2024/0216
Contact: Sarah Madondo

Date: 26/02/2024

Town and Country Act 1990 (As amended)

Location:

Florentia Clothing Village, Vale Road, Tottenham, London, N4 1TD

Proposal:

Non-Material Amendment to the wording of condition 13a(Energy Strategy)
attached to planning reference HGY/2022/0044 to read as per covering letter.

Approved
wording for
condition
13a:

The development hereby approved shall be constructed in accordance with the
Energy Statement,(dated 18 March 2022, Issue 3) and energy Note (dated October
2022), prepared by DWA, delivering a minimum 106% improvement on carbon
emissions over 2013 Building Regulations Part L, with SAP10 emission factors,
high fabric efficiencies, temporary communal heating solution with measures in
place to allow for a future connection to the Decentralised Energy Network and a
minimum 285.6 kWp solar photovoltaic (PV) array.

(a) Prior to above ground construction, details of the Energy Strategy shall be
submitted to and approved by the Local Planning Authority. This must include:

- Confirmation of how this development will meet the zero-carbon policy
requirement in line with the Energy Hierarchy;

- Confirmation of the necessary fabric efficiencies to achieve a minimum 21%
reduction in SAP10 carbon factors, including details to reduce thermal bridging,
with the aim of increasing the specified u-values;

- Details of the specification, efficiency, layout and capacity of temporary gas boiler
plant and thermal store;

- Details of the solar PV, demonstrating the roof area has been maximised, with the
following details: a roof plan; the number, angle, orientation, type, and efficiency
level of the PVs; how overheating of the panels will be minimised; their peak output
(kWp);

- A metering strategy.

The development shall be carried out strictly in accordance with the details so
approved prior to first operation and shall be maintained and retained for the
lifetime of the development. The solar PV array shall be installed with monitoring
equipment prior to completion and shall be maintained at least annually thereafter.

Carbon Management Response 26/02/2024

Documents submitted:
- NMA cover letter, prepared by DP9 (dated 25™ January 2024)

Response

The applicants are requesting to amend the carbon factor and reduce the solar photovoltaic array
capacity in this NMA application.

The applicant has made several attempts to water down the sustainability and energy reduction
benefits of this development. The timeline in this is important, and our objection to this has been
recorded under the discharge of condition reference HGY/2023/2867 for Condition 13a.

A timeline of events is relevant here:
e The Energy Strategy (ES) submitted with the application, dated 9 December 2021, with
SAP2012 carbon factors was proposing a 265.6 kWp solar PV array.

o

SAP2012 were supported at the time following the recommendation by the GLA

APPLICANT RESPONSE 28-02-2024

This refers to Version 2.




Numerous comments were received from CM team (dated 15-02-2022), many relating to
methodology, and also misunderstanding/misinterpretation of the Planning requirements.

In order to close these out we requested a meeting with Suzanne Kimman and this occurred 25t
February 2022.

A summary of the meeting setting out the agreed approach was issued to SK on the same day, and
the principles used to rewrite the energy report.

Energy report V3 dated 18-03-22 is the baseline report for this project- version 2 (09-12-21) should be
ignored.

e Carbon Management comments dated 21/06/2022 stated that SAP2012 carbon factors could
no longer be used, following advice by the GLA for schemes connecting to a future DEN.
Based on the ES dated 18" March 2022, the scheme achieved a 89% reduction with SAP10
carbon factors. The solar PV capacity was reduced from 265 kWp to 240 kWp. This reduction
in PV was not supported.

APPLICANT RESPONSE 28-02-2024

As agreed with SK, and in accordance with GLA guidance on the preparation of energy statements,
the V3 report provides calculations using SAP2012 and SAP10 carbon factors.

The Building Regulations in place at the time, GLA published requirements, and the subsequent S106
agreement, only reference building Regulations 2013 (ie SAP 2012 carbon factors), and thus the
proposals were in line with these.

The PV array performance was recalculated, and resized to meet the points above.

e The application received resolution to grant permission by the Planning Sub-Committee on 4t
July 2022.

e The applicant then submitted an Energy Note (dated 13t October 2022) that sought to
worsen the proposed fabric efficiencies (u-values). As a compromise, the applicant proposed
to increase the solar PV array again. The changes have been screenshotted below.

Mitigation

As noted, we remain committed to providing a net zero carbon development and will offset the
reduced ‘Be Lean’ performance by increasing the contribution in the ‘Be Green’ element.

— e




Proposal

We intend to maximise the available roof capacity suitable for photovoltaic installation. We believe
there is sufficient unshaded areas to accommodate circa 714 example panels. This is an addition of
26 panels with an output circa 5,300 kWh per annum.

Recalculating for 714 panels with the 20% ‘Be Lean’ scenario:

Proposed
Total number of panels 714
PV output (kWh/annum) 224,000
Area required (m2) 1,214
Net increase +52 panels/88m?
Be Green' BER (kg COz/m®.annum) -0.76

Hence, our system will generate circa 224,000 kWh of zero carbon energy per annum leading to a

carbon negative (Part L 2013) development with a predicted area weighted Building Emission Rate of
(minus) 0.76 kg COz/m*.annum.

e This would result in a solar PV capacity of 285.6 kWp (714 x 400W). As a result of these
changes, the CM response dated 8" March 2023 recommended that the planning conditions
were revised to reflect this proposal by the applicant. The revised proposals would also result
in a net positive development (in regulated energy terms). See below the screenshot of the
revised condition wording. The decision notice was subsequently based on this.

APPLICANT RESPONSE 28-02-2024

While the table above is correct, it was accompanied with the following comment, with the relevant
wording highlighted:

Note- all calculations have been based on the example PV panel as described. The system is to be
fully designed and installed by o Specialist who may use alternative panels with differing dimensions

and performance. The annual kWh output has been formally specified as the minimum standard and
will not be compromised.

Carbon emissions are reported in kilogrammes or carbon per kilowatt hour (kg.CO2/kwh), and

therefore at all stages of the calculations system performances have had their measurement units
normalised to kWh.

The key value in the table above is 224,000 kWh/annum, and it is this value that offsets emissions
elsewhere.



Condition 13 (Energy Strateqy)

The development hereby approved shall be constructed in accordance with the Energy Staftement,
propared-by-Erergy-Hepeor (dated 18 March 2022, Issue 3) and Energy Note (dated Ocfober 2022)
prepared by DWA, delivering a minimum 82 106% improvement on carbon emissions over 2013
Building Regulations Part L, with SAP10 emission factors, high fabric efficiencies, temporary
communal heating solufion with measures in place fo allow for a future connection fo the
Decentralised Energy Network and a minimum 265-6 2856 kWp solar photovoltaic (PV) array.

e The applicant is now trying to further water down their proposals in two ways, in addition to
already watering down their proposals with worse fabric efficiencies. This is concerning and
not acceptable.

o They are proposing to reduce their PV array from 285.6 kWp to 271 kWp. This means
they are no longer fully compensating for the reduced fabric efficiencies.

APPLICANT RESPONSE 28-02-2024

The proposed 271 kWp system has been fully calculated by the manufacturers, and they have used
more efficient panels than the generic panel used for the reports.

These provide better output at low lighting levels (which is most of the time), so overall generate
more, providing 234,425 kWh per year.

This is more than the 224,000 kWh referenced in the amendment, which in itself is above the value
required to offset the slight reduction in fabric efficiency,

o They are proposing to use different carbon factors. The SAP2012 carbon factors set
an electricity grid factor of 519 grams of CO2/kWh, and were set over 12 years ago.
The interim SAP10 carbon factors were adopted by the GLA (using Part L 2013) to
recognise the decarbonisation of the grid before Part L 2021 was adopted with more
up-to-date carbon factors. This assumed a factor of 233 grams of CO2/kWh. The
revised SAP10 carbon factor was accepted by the applicant. Moving back in time with
wildly out-of-date carbon factors would not recognise the reality of this scheme being
built now and what the carbon footprint might be. It is also not consistent with other
approvals. The applicant may be trying to use SAP2012 carbon factors to justify a
lower solar PV capacity to reach net zero carbon. It is therefore artificially improving
the performance of this scheme, without delivering the actual savings needed.

APPLICANT RESPONSE 28-02-2024

We are following the requirements of the London Plan & Building Regulations in place at the time of
submission.

The S106 agreement is also in accordance with this methodology, and will determine any offsetting
payments necessary once the ‘As built’ Part L certification has been prepared and validated.

e The information submitted as part of the condition (ref. HGY/2023/2867) has not been found
acceptable by the Carbon Management Team. Responses have clearly set out reasons also
included above.

Lastly, their covering letter is quoting incorrect figures that do not reflect submitted and approved
documentation as part of the planning permission. They are misquoting that the October 2022 Energy
Note proposed a PV capacity of 275.2 kWp which is not correct, this should state 285.6 kWp.
Conclusion

We strongly object to this proposal, we do not support the watering down of this scheme. The NMA
application should not be approved.




