
































Energy Memo: GLA Consultation 

Date of first review: 12/09/2023
Case Name: Tottenham Hotspur Stadium
Case Number: 2023/0586
Case Officer: Martin Jones
London Borough: Haringey

Application Type 
(Outline/Hybrid/Detailed):

S73 Application

Applicant:
Tottenham Hotspur Property Company 

Limited
Energy Consultant: Buro Happold
Document Title: Energy Strategy Addendum
Document Date: 02/08/2023

Use Floorspace/Number of units
Residential TBC units
Hotel TBC m²

Case details

Development proposals



Policy Policy Sub-Area Required Data (In line with EAG) Status Policy Compliance GLA Comment Reference

SI 1 - Improving Air Quality
(relating only to air quality impacts of energy systems; separate air quality officer consultation required

Measures/design features to reduce 
exposure to air pollution

Measures to minimise NOx emissions from energy systems N/A Compliant

Details of energy efficiency measures Received but items still outstanding 3,4
Alignment with Cooling and Overheating Received but items still outstanding 6,7

Be Lean 10% and/or 15% reduction achieved Received but items still outstanding 3,4

EUI and space heating demands provided Not yet received ‐ applicant to submit and provide reference ‐‐‐>
14

Be Clean SI 3 - Energy Infrastructure data provided (see below) Received but items still outstanding 8,9
Roof Layout detailing maximised PV proposal Received but items still outstanding 10

PV array metrics provided Not yet received ‐ applicant to submit and provide reference ‐‐‐>
10

Heat Pump arrangement confirmed N/A 11
Confirmation of carbon emission factors used Received; SAP 10.2 proposed and nothing further required

GLA carbon emission reporting spreadsheet v2.0 Not yet received ‐ applicant to submit and provide reference ‐‐‐>
2

Supporting Modelling Outputs (BRUKLs/DER Worksheets) Received but items still outstanding 17
On-site minimum met Received but items still outstanding 15

Carbon offset payment confirmed Draft S106 wording of carbon offset (from borough) Not yet received ‐ applicant to submit and provide reference ‐‐‐>
16

Written confirmation/understanding of data requirements Not yet received ‐ applicant to submit and provide reference ‐‐‐>
13

Confirmation of Planning Stage 1 submission Not yet received ‐ applicant to submit and provide reference ‐‐‐>
13

Applicant/Heat Network Stakeholder correspondence Received but items still outstanding 8
Heating system details provided Received but items still outstanding 9

Futureproofed DHN connection drawings Received but items still outstanding 9

Site heat network drawings Not yet received ‐ applicant to submit and provide reference ‐‐‐>
9

Details of management measures proposed Not yet received ‐ applicant to submit and provide reference ‐‐‐> 5

Completed GHA overheating tool Not yet received ‐ applicant to submit and provide reference ‐‐‐>
18

CIBSE dynamic overheating analysis Received but items still outstanding 6,7
Confirmation that cooling criteria have been met Received but items still outstanding 7

Application Metrics Outline Value (if applicable) Detailed Stage 1 Value Detailed Final Value
Domestic carbon emissions 80%

Non-domestic carbon emissions 4%
Carbon offset payment amount £168,211

kWp renewable generation capacity TBC
kWh annual renewable energy generation TBC

Sqm of proposed PV array TBC
Calculated SCOP of heat pumps N/A

Heat fraction provided by heat pumps 95% (waste heat)
Flow/Return temperatures proposed TBC

Distribution loss assumption TBC
Energy Use Intensity TBC

Space Heating Demand TBC

Whole Life Carbon Assessment

Innovative Features

GLA Stage I Applicant's Stage I response GLA Post Stage I response Applicant's Post Stage I response
Date: 12/09/23 Date: Date: Date: 

Energy Strategy Addendum (02/08/2023)

1

The energy strategy could be compliant with the London Plan 2021 policies however, the applicant is required to submit the additional information to 
demonstrate policy compliance which has been requested below.

The applicant's response to GLA's energy comments should be provided directly within this Energy Memo. Any wider supporting material submitted 
should be referenced within the applicant's memo response

2
The applicant should submit the GLA’s Carbon Emission Reporting spreadsheet in excel format. The applicant should ensure that all tabs are 
completed as per methodology on Introduction tab

3

Based on the information provided, the domestic element of the proposed development is estimated to achieve a reduction of 16.1 tonnes per an
(23%) in regulated CO2 emissions compared to a 2021 Building Regulations compliant development. The supporting TER and DER worksheets for 
all sample units should be provided. 

The applicant proposes a thermal bridging y-value of 0.01W/m2K. Within the modelling of the thermal bridging there are several values that have 0 
psi. The applicant should confirm if this is due to the curtain walling and demonstrate that these have been included in the unitised curtain wall 
system U-Value calculation.

4

Based on the information provided, the non-domestic element of the proposed development is estimated to achieve a reduction of 2.8 tonnes
annum (6%) in regulated CO2 emissions compared to a 2021 Building Regulations compliant development. The applicant should provide the BRUKL 
output documents as these could not be located within the submission folder.

The applicant should note that the London Plan includes a target of a minimum 15% improvement on 2021 Building Regulations from energy 
efficiency which applicants should target. The applicant should therefore consider modelling additional energy efficiency measures to meet the EE 
target. 

Documents to be secured

SI 2 - Minimising Greenhouse Gas Emissions 
(excluding SI-2-F- WLC; separate WLC consultation required)

SI 3 - Energy Infrastructure

SI 4 - Managing Heat Risk

Potential Compliance‐Pending Information

Potential Compliance‐Pending Information

Received and Under Separate Consultation

Potential Compliance‐Pending Information

Total carbon reduction on-site

Detailed Comments - Applicant MUST provide detailed responses to the below items

Be Seen commitment provided

Be Lean emissions reduction

Be Lean 

General compliance comments

Compliance Schedule - To be completed by the GLA Energy Officer

Comment 
No. 

Be Green
Renewable generation maximisation

Acceptable Design

Aligned with heating hierarchy 

Aligned with cooling hierarchy



5
The applicant should consider and minimise the estimated energy costs to occupants and outline how they are committed to protecting the consumer 
from high prices. This should cover the parameters set out in the guidance and include a confirmation of the quality assurance mechanisms that will 
be considered as part of the strategy. See GLA Energy Assessment Guidance June 2022 paragraphs 7.16-7.19 for further details.

6

The results of the Dynamic Overheating Analysis, using the CIBSE TM59 methodology, demonstrate that all sample units comply with DSY1 
assuming a g-value of 0.4-0.5 and mechanical cooling. The applicant has provided a scenario with windows unrestricted that demonstrates 
compliance with DSY1. The applicant should confirm the ventilation strategy and opening areas assumed for this scenario. The applicant has then 
suggested the use of active cooling throughout the residential part. 

Any cooling provision (both cooling capacity and number of units provided with cooling) should be minimised. The applicant should quantify the 
number of units that will require cooling and the expected cooling load associated. They should clarify whether all facades will be affected by noise 
restrictions or there are some that are passing (such as living rooms on the sample units provided. They should consider lower energy intensive 
active methods such as trim cooling peak lopping. The applicant should provide details on the set point and control strategy, to ensure that the 
system will not be used for comfort cooling.

The applicant has confirmed that the overheating assessment has taken account all the requirements and limits set out in Approved Document O. 

The applicant should also investigate the risk of overheating using the DSY 2 & 3 weather files.

7

For the non-domestic mechanically controlled areas, the area weighted average (MJ/m2) and total (MJ/year) cooling demand for the actual and 
notional building should be provided and the applicant should demonstrate that the actual building’s cooling demand is lower than the notional.

The applicant is encouraged to submit a Dynamic Overheating Analysis to assess the overheating risk on any hotel rooms to mitigate overheating 
passively. This should follow the CIBSE TM52 methodology for the London Design Summer Year 1 (DSY1) weather file: 2020s, High emission, 50% 
percentile scenario. The applicant is also encouraged to also investigate the risk of overheating using the DSY 2 & 3 weather files. 

8

The applicant has identified the Proposed Energetik district heating network within the vicinity of the development and is proposing to connect to the 
network. They have suggested that they have been engaging to discussions with Energetik since 2019 and the latest telephone conversation 
suggested that the DEN will be available on the heat on date of the development. The table shows that there is a connection and supply agreement 
for the residential and non-residential part. This should be provided.

Connection to the network should continue to be prioritised and further evidence of active two-way correspondence with the network operator should 
be provided. This must include for completeness the following: confirmation or otherwise from the network operator that the network has the capacity 
to serve the new development, together with supporting estimates of the CO2 emission factor, installation cost and timescales for connection. 

This connection is to be secured through a suitable condition or legal wording. The applicant should not that only technical feasibility should be 
included in the condition.

The applicant should be conditioned to connect to the Proposed Energetik District Heating network and are required to continue discussions with 
Energetik to progress this connection. A draft connection agreement should be provided to the local authority prior to commencement of works onsite 
to demonstrate that a connection will be established by the developments heat on date.  

9

The applicant is proposing a communal heat network supplied by a centralised energy centre. It should be confirmed that all apartments and 
domestic building uses will be connected to the heat network.

A drawing/schematic showing the route of the heat network linking all buildings/uses on the site has been provided alongside a drawing indicating
floor area, internal layout and location of the energy centre. 

The applicant has provided a commitment that the development is designed to allow future connection to a district heating network. This should 
include a single point of connection to the district heating network. This requirement is to be secured through a suitable condition or legal 
wording.

A drawing has been provided demonstrating space for heat exchangers in the energy centre/centres, and a safe-guarded pipe route to the site 
boundary. Since there is a vey strong opportunity to connect, a further more detailed drawing should be provided demonstrating the equipment and 
space allowance that will be made in consultation with Energet

10

The applicant is proposing to install PV panels. The applicant should provide the capacity (kWp), total net area (m2) and annual output (kWh) of 
proposed PV array. A roof layout has been provided, however, it appears that there might be additional space for PV as lower roof areas have not 
been provided and the stairs overrun.

The applicant should reconsider the PV provision and the should provide a detailed roof layout demonstrating that the roof’s potential for a PV 
installation has been maximised and clearly outlining any constraints to the provision of further PV, such as plant space or solar insolation levels. The 
applicant is expected to situate PV on any green/brown roof areas using bio solar arrangement and should indicate how PV can be integrated with 
any amenity areas. 

The on-site savings from renewable energy technologies should be maximised regardless of the London Plan targets having been 

11

As per comment 8 above connection to the proposed DHN should be prioritised. If the connection is not available the applicant should take into 
account the below. The applicant should propose one communal heat network supplied by one centralised energy centre. Justification should be 
given in terms of WLC for any demands not served by centralised heat pumps. 
Should heat pumps be proposed, further information on the heat pumps should be provided including: 
a. An estimate of the heating and/or cooling energy (MWh/annum) the heat pumps would provide to the development and the percentage of 
contribution to the site’s heat loads. They should demonstrate how the heat fraction from heat pump technologies has been maximised.
b. Details of the Seasonal Coefficient of Performance (SCOP) and/or Seasonal Energy Efficiency ratio (SEER) and how these have been calculated 
for the specific proposed system's operation. This should incorporate the expected heat source and heat distribution temperatures (for space heat 
and hot water)and the distribution loss factor, which should be calculated based on the above information and used for calculation purposes. 

Whole Life-Cycle Carbon Assessment

12

The applicant has submitted a WLC assessment which will be reviewed separately; comments will be provided. The WLC assessment should be 
presented separately in excel using the GLA's WLC assessment template and should follow the GLA WLC guidance. The template and guidance 
are available here: https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/whole-life-cycle-carbon-
assessments-guidance. Applicants will also be conditioned to submit a post-construction assessment to report on the development’s actual WLC 
emissions. 

Be Seen Energy Monitoring

13

A commitment should be provided that the development will be designed to enable post construction monitoring and that the information set out in
‘Be Seen’ guidance is submitted to the GLA’s portal at the appropriate reporting stages. This will be secured through suitable legal wording.

The 'Be Seen' reporting spreadsheet has been developed to enable development teams to capture all data offline before this is submitted via the 
webform. Once the planning stage CO2 emissions have been agreed with GLA, the applicant should confirm that the planning stage data has been 
submitted to GLA.

Energy Use Intensity and Space Heating Demand Reporting

Be Green

Be Clean

Overheating



14
EUI and space heating demands should be provided. The applicant should confirm the methodology used for these calculations.
The applicant should provide commentary if the expected performance is higher than the reference values of Table 4 of GLA guidanc

Other points 

15
The carbon dioxide savings of the non-domestic element fall short of the on-site target within the London Plan. 
The applicant should consider the scope for additional measures aimed at achieving further carbon reductio

16
The applicant has confirmed the carbon shortfall in tonnes CO2 and the associated carbon offset payment that will be made to the borough. The 
draft s106 agreement should be submitted when available to evidence the carbon offset agreement with the borou

17 The applicant should provide the relevant modelling output sheets (i.e. TER, DER, BRUKL) for all the different stages of the energy hierarchy.

18 The applicant should complete and submit the Good Homes Alliance Early Stage Overheating Risk Tool. 

Move resolved comments under this section 



Total residual regulated CO2 

emissions
(tonnes per annum) (tonnes per annum) (per cent)

Baseline i.e. 2021 
Building Regulations 

71

Energy Efficiency 54.9 16.1 23%

CHP 12.7 42.2 59%

Renewable energy 14.2 -1.5 -2%

Total 56.8 80%

Total residual regulated CO2 

emissions
(tonnes per annum) (tonnes per annum) (per cent)

Baseline i.e. 2021 
Building Regulations 

46.5

Energy Efficiency 43.7 2.8 6%

CHP 43.7 0 0%

Renewable energy 44.8 -1.1 -2%

Total 1.7 4%

Shortfall 
(tonnes per annum)

Shortfall 
(£)

Domestic 14.2 40470
Non-domestic 44.8 127680
Total 59 168150

Unhide Column F-I if 
Hybrid Application

Carbon offsetting (detailed) 

Regulated CO2 emissions reductions

Domestic (detailed)

Non-domestic (detailed)

Regulated CO2 emissions reductions

SAP 10.2

SAP 10.2
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Policy Policy Sub-Area Required Data (In line with EAG) Status Policy Compliance GLA Comment Reference

SI 1 - Improving Air Quality
(relating only to air quality impacts of energy systems; separate air quality officer consultation required)

Measures/design features to reduce exposure to air pollution Measures to minimise NOx emissions from energy systems N/A Compliant

Details of energy efficiency measures Received but items still outstanding 3,4
Alignment with Cooling and Overheating Received but items still outstanding 6,7

Be Lean 10% and/or 15% reduction achieved Received but items still outstanding 3,4
EUI and space heating demands provided Received but items still outstanding 14

Be Clean SI 3 - Energy Infrastructure data provided (see below) Received but items still outstanding 8,9
Roof Layout detailing maximised PV proposal Received and nothing further required 10

PV array metrics provided Received and nothing further required 10
Heat Pump arrangement confirmed N/A 11

Confirmation of carbon emission factors used Received; SAP 10.2 proposed and nothing further required
GLA carbon emission reporting spreadsheet v2.0 Received and nothing further required 2

Supporting Modelling Outputs (BRUKLs/DER Worksheets) Received and nothing further required 17
On-site minimum met Received but items still outstanding 15

Carbon offset payment confirmed Draft S106 wording of carbon offset (from borough)
Not yet received ‐ applicant to submit and provide reference ‐‐‐

> 16

Written confirmation/understanding of data requirements
Not yet received ‐ applicant to submit and provide reference ‐‐‐

> 13

Confirmation of Planning Stage 1 submission
Not yet received ‐ applicant to submit and provide reference ‐‐‐

> 13

Applicant/Heat Network Stakeholder correspondence Received but items still outstanding 8
Heating system details provided Received and nothing further required 9

Futureproofed DHN connection drawings Received but items still outstanding 9

Site heat network drawings
Not yet received ‐ applicant to submit and provide reference ‐‐‐

> 9

Details of management measures proposed
Not yet received ‐ applicant to submit and provide reference ‐‐‐

> 5

Completed GHA overheating tool Received and nothing further required 18
CIBSE dynamic overheating analysis Received but items still outstanding 6,7

Confirmation that cooling criteria have been met Received but items still outstanding 7

Application Metrics Outline Value (if applicable) Detailed Stage 1 Value Detailed Final Value
Domestic carbon emissions 80%

Non-domestic carbon emissions 8%
Carbon offset payment amount £196,365

kWp renewable generation capacity 17
kWh annual renewable energy generation 13,064

Sqm of proposed PV array 77
Calculated SCOP of heat pumps N/A

Heat fraction provided by heat pumps 95% (waste heat)
Flow/Return temperatures proposed 60/35°C

Distribution loss assumption
Energy Use Intensity 51.1 Resi / 239.0 Non‐resi

Space Heating Demand 5.5 Resi / 17.1 Non‐resi

Whole Life Carbon Assessment

Innovative Features

GLA Stage I Applicant's Stage I response GLA Post Stage I response Applicant's Post Stage I response
Date: 12/09/23 Date: Date: 03/11/2023 Date: 

Energy Strategy Addendum (02/08/2023)

1

The energy strategy could be compliant with the London Plan 2021 policies however, the applicant is required to submit the additional informa
to demonstrate policy compliance which has been requested below.

The applicant's response to GLA's energy comments should be provided directly within this Energy Memo. Any wider supporting material 
submitted should be referenced within the applicant's memo response. 

Noted. 
A revised energy statement has been issued (October 2023, revision P05)

The energy strategy could be compliant with the London Pla
2021 policies however, the applicant is required to submit the 
additional information to demonstrate policy compliance which 
has been requested below.

The applicant's response to GLA's energy comments should 
be provided directly within this Energy Memo. Any wider 
supporting material submitted should be referenced within the 
applicant's memo response.

2
The applicant should submit the GLA’s Carbon Emission Reporting spreadsheet in excel format. The applicant should ensure that all tabs are 
completed as per methodology on Introduction tab. 

Noted. The spreadsheet has been issued with the above report.
The applicant has provided the emissions spreadsheet. 

Spreadsheet may need updating depending on responses to the 
following comments.

3

Based on the information provided, the domestic element of the proposed development is estimated to achieve a reduction of 16.1 tonnes
annum (23%) in regulated CO2 emissions compared to a 2021 Building Regulations compliant development. The supporting TER and DER 
worksheets for all sample units should be provided. 

The applicant proposes a thermal bridging y-value of 0.01W/m2K. Within the modelling of the thermal bridging there are several values that have 
0 psi. The applicant should confirm if this is due to the curtain walling and demonstrate that these have been included in the unitised curtain wall 
system U-Value calculation.

SAP worksheets were provided in the Appendix. Confirmed, this is due to curtain walling. Linear thermal loses between all the curtain wall elements were included in the facade calculations. The Energy Statement has been updated 
demonstrating that these were considered. Further to this, a summarising table of how the thermal bridges were considered, how they have been modelled in SAP and their psi‐values has been provided in the report.

The applicant has detailed the thermal bridges included in the 
curtain wall U‐value. The applicant should provide the curtain wall 

U‐value calculations.

This item is outstanding.

4

Based on the information provided, the non-domestic element of the proposed development is estimated to achieve a reduction of 2.8 tonnes per 
annum (6%) in regulated CO2 emissions compared to a 2021 Building Regulations compliant development. The applicant should provide the 
BRUKL output documents as these could not be located within the submission folder.

The applicant should note that the London Plan includes a target of a minimum 15% improvement on 2021 Building Regulations from energy 
efficiency which applicants should target. The applicant should therefore consider modelling additional energy efficiency measures to meet the 
EE target. 

BRUKLs are included with Energy Statement Revision P05 issue.

Energy demand is excessively dominated by domestic hot water demand. Waste Water Heat Recovery would be an ideal design solution, but the  DSM methodology does not account for this. An alternate approach has been proposed but 
will need to be signed off and agreed with the Buidling Control officer. 

Based on the information provided, the non‐domestic element of 
the proposed development is now estimated to achieve a 
reduction of 5.5 tonnes per annum (9%) in regulated CO2 

emissions. This is an improvement on the previous amount of 6%. 
The applicant should detail what changes have been made to 

improve the carbon savings.

The applicant could propose WWHR to reduce the overall DHW 
consumption ‐ this would be welcomed. It is acknowledged that it 

is currently not accounted for in DSM methodology but will 
reduce CO2 emissions in real‐life.

This item is outstanding.

5

The applicant should consider and minimise the estimated energy costs to occupants and outline how they are committed to protecting the 
consumer from high prices. This should cover the parameters set out in the guidance and include a confirmation of the quality assurance 
mechanisms that will be considered as part of the strategy. See GLA Energy Assessment Guidance June 2022 paragraphs 7.16-7.19 for further 
details.

Correspondance from Energetik: All our tariff charges are updated annually in accordance with inflation, and guaranteed by our contract with the end user. Our Availability charge is updated according to changes in the Consumer Price 
Index (CPI). Our Unit Charge for heat is updated according to changes in the retail gas component of CPI. Our charges change by CPI for the Availability Charge and the gas component of CPI for the Unit Charge each year on 1st April. 
However, there has been an unprecedented rise in the gas component of CPI over the last 2 years. For the last two years Energetik has applied a ‘price discount’ to its Unit Charge to help protect its customers from the highly volatile 

energy prices. This has ensured that we remain below the price of gas. 

The applicant should review the measures outlined in paragraphs 
7.16‐7.19 in the GLA Energy Assessment Guidance and outline 

how the design will minimise cost to occupants.

This item is outstanding.

6

The results of the Dynamic Overheating Analysis, using the CIBSE TM59 methodology, demonstrate that all sample units comply with DSY1 
assuming a g-value of 0.4-0.5 and mechanical cooling. The applicant has provided a scenario with windows unrestricted that demonstrates 
compliance with DSY1. The applicant should confirm the ventilation strategy and opening areas assumed for this scenario. The applicant has 
then suggested the use of active cooling throughout the residential part. 

- Any cooling provision (both cooling capacity and number of units provided with cooling) should be minimised. 
- The applicant should quantify the number of units that will require cooling and the expected cooling load associated. 
- They should clarify whether all facades will be affected by noise restrictions or there are some that are passing (such as living rooms on the 
sample units provided. 
- They should consider lower energy intensive active methods such as trim cooling peak lopping. 
- The applicant should provide details on the set point and control strategy, to ensure that the system will not be used for comfort cooling.

The applicant has confirmed that the overheating assessment has taken account all the requirements and limits set out in Approved Document 
O. 

The applicant should also investigate the risk of overheating using the DSY 2 & 3 weather files.

The apartments, when analysed with an unconstrained facade, comply with TM59 overheating requirements. Acoustics requirements, due to noisy crowds on event days, mean that windows would need to be closed. Consequently, 
during an event, the apartments may overheat and comfort cooling becomes necessary. Nonetheless, in order for the scheme to remain commercially viable, an apartment that can be operate passively but with the option of comfort 
cooling is more desirable.

Cooling provision has been minimised through building orientation (SE‐NW aligned building) and modest glazing ratios (comparable to the Notional Building). The acoustician has confirmed that all facades will be affected by noise 
restrictions. 

Trim cooling peak lopping is not feasible to achieve the cooling required as a result of the acoustics restrictions.

The acoustician's report confirms that all facades will be affected by noise restrictions on bedrooms and hotel rooms.

Details on the control strategy will be provided at Schematic and Detail Design, it is not normal to define this level of Detail at Concept Design.

DSY 2 and DSY 3 weather files have been run on the unconstrained facade with results presented in the revised version of the energy strategy (revision P05) in table 11‐2. Future mitigation has been considered.

The applicant has confirmed all facades will be affected by noise. 
Additionally, windows are required to be modelled as closed in 

the day due to noise.

Comfort cooling for marketable reasons is not accepted. The 
applicant should detail why a trim cooling system would not be 
feasible. A comparison between a trim cooling and active cooling 
system should be provided. The applicant should be conditioned 
to provide a minimum cooling setpoint and appropriate controls 

to ensure the system will not be used for comfort cooling.

This item is outstanding.

Compliance Schedule - To be completed by the GLA Energy Officer

Comment 
No. 

Be Green
Renewable generation maximisation

Acceptable Design

Aligned with heating hierarchy 

Aligned with cooling hierarchy

Overheating

Be Lean 

General compliance comments

Documents to be secured

SI 2 - Minimising Greenhouse Gas Emissions 
(excluding SI-2-F- WLC; separate WLC consultation required)

SI 3 - Energy Infrastructure

SI 4 - Managing Heat Risk

Potential Compliance‐Pending Information

Potential Compliance‐Pending Information

Received and Under Separate Consultation

Potential Compliance‐Pending Information

Total carbon reduction on-site

Detailed Comments - Applicant MUST provide detailed responses to the below items

Be Seen commitment provided

Be Lean emissions reduction



7

For the non-domestic mechanically controlled areas, provide the area weighted average (MJ/m2) and 
- total (MJ/year) cooling demand for the actual and notional building and 
- the applicant should demonstrate that the actual building’s cooling demand is lower than the notional.

- The applicant is encouraged to submit a Dynamic Overheating Analysis to assess the overheating risk on any hotel rooms to mitigate 
overheating passively. This should follow the CIBSE TM52 methodology for the London Design Summer Year 1 (DSY1) weather file: 2020s, 
High emission, 50% percentile scenario. The applicant is also encouraged to also investigate the risk of overheating using the DSY 2 & 3 
weather files. 

The feasibility determines that the Hotel needs to be in operation by 2028 for the European Championships, therefore a faster method of construction is required to achieve this (i.e. a curtain walling system). However, curtain walling has 
a limited thermal performance. Consequently, the g‐value has had to be increased  to ensure the U‐value (as required by Part L1 FEE) can be practically achieved. 

However, in order to achieve acceptable aesthetics, the g‐value needs to remain constant with building height across both the residential demise and the commercial hotel. So a reduced g‐value can only be applied on the commercial 
hotel to the secondary facade typology (the folded blades). This design move has been implemented in the updated Energy Strategy so the Actual Building cooling demand is no worse than the Notional Building.

The risk of overheating using the DSY 2 and 3 weather files has been presented in the revised Energy Statement (P05)

 CIBSE TM52 is a natural ventilation methodology and therefore not applicable to buildings that have comfort cooling. Passive design measures have proven to limit the comfort cooling requirement given the Actual Cooling demand is no 
worse than the Notional.

The applicant has confirmed that the actual cooling demand is less 
than the notional. This is welcomed.

Nothing further is required.
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The applicant has identified the Proposed Energetik district heating network within the vicinity of the development and is proposing to connect to 
the network. They have suggested that they have been engaging to discussions with Energetik since 2019 and the latest telephone conversa
suggested that the DEN will be available on the heat on date of the development. The table shows that there is a connection and supply 
agreement for the residential and non-residential part. This should be provided.

Connection to the network should continue to be prioritised and further evidence of active two-way correspondence with the network operator 
should be provided. This must include for completeness the following: confirmation or otherwise from the network operator that the network has 
the capacity to serve the new development, together with supporting estimates of the CO2 emission factor, installation cost and timescales for 
connection. 

This connection is to be secured through a suitable condition or legal wording. The applicant should not that only technical feasibility should 
be included in the condition.

The applicant should be conditioned to connect to the Proposed Energetik District Heating network and are required to continue discussions 
with Energetik to progress this connection. A draft connection agreement should be provided to the local authority prior to commencement of 
works onsite to demonstrate that a connection will be established by the developments heat on date.  

The table provided in the Energy Statement was a summary of the discussions and engagement with Energetik since 2019, the reference in question was to highlight the subject of discussion, it was not intended to report that a DEN 
supply agreement had been formalised.  For clarity, there is no formal agreement as yet.

We have updated the Energy Statement with further detail of a more recent email exchange with Energetik that help to answer your questions on capacity/timescales/emissions factor and details on installation cost.

The applicant acknowledges that the existing permission already contains DEN connection planning obligations, which remain extant and which they still intend to comply with.  The existing connection obligations in s106 are subject to 
both technical and financial feasibility.

Please note that technically work on site has already started, with the foundations and part of the basement already built.  That said, the client is in the process of appointing a specialist to help step up negotiations with Energetik, it is 
the intention to have some form of agreement in place prior to April 2024, the proposed restarting of works onsite.

Further evidence has been included in the Appendix of the revised energy strategy. We have recently been notified that the carbon factor of the DEN is 0.022 kgCO2/kWh, slightly worse than what was previously stated. This does not 
significantly affect the results as the Notional Building uses the same Carbon Factor.

ENERGETIK : 
Fundamentally the BRE design note and SAP means that Energetik’s carbon calculation are based on displaced electricity, meaning that as electricity decarbonises so does the heat from an EfW plant. So heat networks connected to an 
EfW facility now use this same method without needing to calculate their own carbon factor based on the following BRE statement in the attached. We believe that we will exceed 97% of our heat from the EfW, but we accept the BRE 
technical note’s assessment that each year 97% heat is derived from the EfW, and 3% from gas boilers.    
 
EfW carbon factor [kgCO2/kWh] of (0.136/10 * 0.97) = 0.013192, and 
Back up boiler carbon factor [kgCO2/kWh] of (0.210/0.85 * 0.03) = 0.007412
So Carbon factor for EfW [kgCO2/kWh] is 0.013192 + 0.007412 = 0.0206 kgCO2/kWh. 
 
Then we have around a 7% heat loss from the EfW to our energy centre to the boundary of your development, so 0.022 kgCO2/kWh at the development boundary.  

The applicant's response is welcomed.

Connection to the network should continue to be prioritised and 
further evidence of active two‐way correspondence with the 
network operator should be provided. This must include for 

completeness the following: confirmation or otherwise from the 
network operator that the network has the capacity to serve the 
new development and direct confirmation of the carbon factor. 

This connection is to be secured through a suitable condition or 
legal wording. The applicant should note that only technical 

feasibility should be included in the condition.

The applicant should be conditioned to connect to the proposed 
Energetik District Heating network and are required to continue 
discussions with Energetik to progress this connection. A draft 
connection agreement should be provided to the local authority 
prior to re‐commencement of works onsite to demonstrate that a 
connection will be established by the developments heat on date.

This item is outstanding.
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The applicant is proposing a communal heat network supplied by a centralised energy center. It should be confirmed that all apartments and 
domestic building uses will be connected to the heat network.

A drawing/schematic showing the route of the heat network linking all buildings/uses on the site has been provided alongside a drawing indica
the floor area, internal layout and location of the energy center. 

The applicant has provided a commitment that the development is designed to allow future connection to a district heating network. This should 
include a single point of connection to the district heating network. This requirement is to be secured through a suitable condition or legal 
wording.

A drawing has been provided demonstrating space for heat exchangers in the energy center/centers, and a safe-guarded pipe route to the site 
boundary. Since there is a very strong opportunity to connect, a further more detailed drawing should be provided demonstrating the equipment 
and space allowance that will be made in consultation with Energet

A more detail drawing has been provided in the updated Energy Statement (revision P05 dated 20/10/23) showing the anticipated plant and associated layout.

The applicant has provided a drawing showing space for an energy 
centre within the basement. The applicant should confirm if the 
connection point has been agreed with the network operator.

This item is outstanding.
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The applicant is proposing to install PV panels. The applicant shoul
- provide the capacity (kWp), total net area (m2) and annual output (kWh) of the proposed PV array. A roof layout has been provided, however, it 
appears that there might be additional space for PV as lower roof areas have not been provided and the stairs overrun.

The applicant should reconsider the PV provision and they should 
- provide a detailed roof layout demonstrating that the roof’s potential for a PV installation has been maximised and 
- clearly outlining any constraints to the provision of further PV, such as plant space or solar insolation levels. The applicant is expected to situ
PV on any green/brown roof areas using bio solar arrangement and should 
- indicate how PV can be integrated with any amenity areas. 

The on-site savings from renewable energy technologies should be maximised regardless of the London Plan targets having been 

The updated Energy Strategy contains this information within Appendix E. The PV area is 90 sqm.

As shown in the development information tab of the GLA carbon emissions reporting spreadsheet, the peak power output is kWp = 17.31 kW, total net PV area is modelled as 76.5 m2 and the annual output, as calculated in the BRUKL, is 
13,064 kWh/year. 

Changes to the roof plans and elevations have recently been agreed with LBH following the QRP. An updated rooftop PV layout has been provided in the revised Energy Statement, but the area is approximately the same as before. The 
additional PV has been shown on a roof diagram in the updated Energy report p05.  Consideration for PV in other locations has been extensively reviewed but dismissed on the following grounds: Vertical PV on SE and NW facades results 
in unacceptable embodied carbon payback times due to inefficient generation; PV mounted on brise soleil is unacceptable for fire risk; PV mounted above plant is unacceptable for heat rejection; other flat roof availability is dedicated to 

amenity space.

The applicant has detailed the PV spec and provided a roof layout 
highlighting the optimisation of space for PV. This is welcomed.

Nothing further is required.
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As per comment 8 above connection to the proposed DHN should be prioritised. If the connection is not available the applicant should take 
account the below. The applicant should propose one communal heat network supplied by one centralised energy center. Justification should be 
given in terms of WLC for any demands not served by centralised heat pumps. 
Should heat pumps be proposed, further information on the heat pumps should be provided including: 
a. An estimate of the heating and/or cooling energy (MWh/annum) the heat pumps would provide to the development and the percentage of 
contribution to the site’s heat loads. They should demonstrate how the heat fraction from heat pump technologies has been maximised.
b. Details of the Seasonal Coefficient of Performance (SCOP) and/or Seasonal Energy Efficiency ratio (SEER) and how these have been 
calculated for the specific proposed system's operation. This should incorporate the expected heat source and heat distribution temperatures (for 
space heat and hot water)and the distribution loss factor, which should be calculated based on the above information and used for calculation 
purposes. 

If the DEN option becomes unviable then this information will be provided.

Clarification is welcomed. The applicant should be conditioned to 
provide an updated energy statement if the energy strategy 

changes.

Nothing further is required.

Whole Life-Cycle Carbon Assessment
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The applicant has submitted a WLC assessment which will be reviewed separately; comments will be provided. The WLC assessment should be 
presented separately in excel using the GLA's WLC assessment template and should follow the GLA WLC guidance. The template and 
guidance are available here: https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/whole-life-cycle-
carbon-assessments-guidance. Applicants will also be conditioned to submit a post-construction assessment to report on the development’s 
actual WLC emissions. 

Noted.  A revised version of the WLC spreadsheet has been provided in response to comments from the Haringey Officer and the Quality Review panel (minor changes include ‐ quantity of demolition material, and more detail on the 
further reductions being considered).

This item will be dealt with by the WLC officer.

Nothing further is required.

Be Seen Energy Monitoring
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A commitment should be provided that the development will be designed to enable post construction monitoring and that the information set out 
in the ‘Be Seen’ guidance is submitted to the GLA’s portal at the appropriate reporting stages. This will be secured through suitable legal 
wording.

The 'Be Seen' reporting spreadsheet has been developed to enable development teams to capture all data offline before this is submitted via the 
webform. Once the planning stage CO2 emissions have been agreed with GLA, the applicant should confirm that the planning stage data has 
been submitted to GLA.

We can confirm that the webform will be submitted once the planning stage CO2 emissions have been agreed with the GLA.

The applicant has detailed the proposed metering strategy within 
the report, with extensive metering proposed.

Once the planning stage CO2 emissions have been agreed with 
GLA, the applicant should confirm that the planning stage data has 

been submitted to GLA.

This item is outstanding.

Energy Use Intensity and Space Heating Demand Reporting
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EUI and space heating demands should be provided. The applicant should 
- confirm the methodology used for these calculations.
- The applicant should provide commentary if the expected performance is higher than the reference values of Table 4 of GLA guidance.  

An EUI estimation has been provided in the updated GLA Energy Spreadsheet. 

The applicant should provide commentary if the expected 
performance is higher than the reference values of Table 4 of GLA 

guidance.

This item is outstanding.
Other points 
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The carbon dioxide savings of the non-domestic element fall short of the on-site target within the London Plan. 
The applicant should consider the scope for additional measures aimed at achieving further carbon reductions.

The Part L2 analysis is significantly  dominated by domestic hot water demand. This is out of our control (evidenced in the BRUKL report). A Waste Water Heat Recovery system has been considered but there is no official methodology for 
including this design feature within a Part L2 dynamic simulation. We have investigated accounting for WWHR using the Simplified Building Energy Method, but this would need approval from the Building Control Officer. If approval is 

granted, this design feature would improve the carbon savings by a further +10% over the Notional Building. 
There are no additional practical of feasible design interventions that we can apply to the building.

The applicant could propose WWHR. Although there is no way to 
model this currently, this would be welcomed.

This item is outstanding.
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The applicant has confirmed the carbon shortfall in tonnes CO2 and the associated carbon offset payment that will be made to the borough. The 
draft s106 agreement should be submitted when available to evidence the carbon offset agreement with the borough.

Noted

The draft s106 agreement should be submitted when available to 
evidence the carbon offset agreement with the borough.

This item is outstanding.

17 The applicant should provide the relevant modelling output sheets (i.e. TER, DER, BRUKL) for all the different stages of the energy hierarchy. BRUKLs are provided as separate files.
BRUKLs have been included.

Nothing further is required.

18 The applicant should complete and submit the Good Homes Alliance Early Stage Overheating Risk Tool. 
See Appendix D in the updated Energy Strategy report.

GHA tool has been included.

Nothing further is required.

Move resolved comments under this section 

Be Green

Be Clean



Received; SAP 10.2 proposed and nothing further required
Received; SAP 10 proposed and nothing further required

Received; SAP 2012 proposed and nothing further required
Received; SAP 10.2 proposed but items still outstanding
Received; SAP 10 proposed but items still outstanding

Received; SAP 2012 proposed but items still outstanding
Not yet received - applicant to submit and provide reference --->

N/A



Total residual regulated CO2 

emissions
(tonnes per annum) (tonnes per annum) (per cent)

Baseline i.e. 2021 
Building Regulations 

71

Energy Efficiency 54.9 16.1 23%

CHP 12.7 42.2 59%

Renewable energy 14.2 -1.5 -2%

Total 56.8 80%

Total residual regulated CO2 

emissions
(tonnes per annum) (tonnes per annum) (per cent)

Baseline i.e. 2021 
Building Regulations 

59.4

Energy Efficiency 53.8 5.6 9%

CHP 53.8 0 0%

Renewable energy 54.7 -0.9 -2%

Total 4.7 8%

Shortfall 
(tonnes per annum)

Shortfall 
(£)

Domestic 14.2 40470
Non-domestic 54.7 155895
Total 68.9 196365

Carbon offsetting (detailed) 

Regulated CO2 emissions reductions

Domestic (detailed)

Non-domestic (detailed)

Regulated CO2 emissions reductions

SAP 10.2

SAP 10.2

Unhide Column F-I if 
Hybrid Application



WLC Memo: GLA Consultation 

Date of first review: 02/11/2023
Case Name: Tottenham Hotspur Stadium
Case Number: 2023/0661
Case Officer: Martin Jones
London Borough: Haringey

Application Type 
(Outline/Hybrid/Detailed):

Hybrid

Applicant:
Tottenham Hotspur Property

Company Limited
WLC Consultant: Buro Happold
Document Title: 231020_NDP Hotel WLC GLA_P04
Document Date: 25/07/2023

Use Floorspace/Number of units

27,378 m2

m2

m2

Case details

Development proposals
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Samuel Uff

From: Martin Jones <Martin.Jones@london.gov.uk>
Sent: 06 November 2023 09:29
To: Hannah Cox
Cc: Samuel Uff
Subject: RE: Spurs Stadium S73
Attachments: 231106 THFC Hotel GLA Energy Memo.xlsx; 231106 THFC Hotel GLA WLC 

Memo.xlsx

Hi Hannah 
  
Thanks for the responses. Please see attached energy and WLC comments.  
  
The CE template needs to be provided before CE comments can be completed, available here: 
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/london-plan-
guidance/circular-economy-statement-guidance. 
  
There no response to the UGF comments – is that coming separately? 
  
Water 
In response to our Stage 1 comments, the Applicant provided a Sustainability Statement and correspondence with 
Thames Water (25 October 2023). 
Thames Water has confirmed that it has capacity to accept the proposed discharge rate of 4.4 l/s. This is supported, 
however further assessment of reducing this rate as close to QBAR for the site should be undertaken. 
Further information is still required to be able to understand the sewer flood risk to the site. 
The “Northumberland Development Project Hotel S73 Application” has been provided with tracked changes. This 
should be corrected and resubmitted. 
Other comments raised in the Stage 1 response still stand as no further information has been submitted: 
• Within the south-west section of the red line boundary of the site, there is the possibility of fluvial flooding as this 
section is located within Flood Zone 2. However from the development proposal it looks as though this will not 
impact the proposed hotel as per Figure 2-3. It should also be confirmed in the FRA that ground levels within the 
area of Flood Zone 2 are remaining the same as existing, and as such, will not displace fluvial floodwater off site. 
• Latest EA reservoir mapping shows that the southern extent of the site is at risk of reservoir flooding when river 
levels are normal. If the applicant can confirm the ground levels in Flood Zone 2 are remaining the same and that no 
sensitive receptors are proposed, a Flood Warning and Evacuation Plan (FWEP) should not be required. 
• Figure 4-3 is very high-level map which means it is difficult to tell the exact groundwater flood risk to the site. 
However as there is the potential for elevated groundwater beneath the site. Groundwater monitoring should be 
undertaken ideally during winter months to inform the exact mitigation measures required, to be secured by 
condition. This should then be used to inform mitigation at the site for the basement elements. 
• It is unclear the level of risk to the site from sewers as this is not fully reviewed in the FRA. Further information 
should be provided within the FRA, including the analysis of local sewer networks. 
• A greenfield runoff rate has been provided in Appendix E, the SuDS Proforma, however, this has not been 
referenced in the main body of the report and no consideration has been given to the practicality of discharging at 
greenfield rate. 
• Discharge rates can be readily restricted to well below 5l/s using suitably protected orifice plates or proprietary 
products such as vortex control devices. 
• The drainage strategy assumes that infiltration is not feasible. There is a reasonable possibility that the site, or 
parts of it, are in fact suitable for infiltration. Soakage tests at various points across the site should be undertaken to 
examine the feasibility of infiltration. 
• In terms of SuDS, it is noted that the Sustainability Statement now includes rain gardens and permeable paving as 
well as the below ground attenuation tanks proposed in the drainage strategy. Rainwater harvesting and green roofs 
should also be provided to satisfy the requirements of The London Plan 2021 Policy SI.13. Currently a conservative 
scenario has been adopted whereby no reuse of rainwater is assumed. The Applicant should revise the drainage 
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strategy to incorporate a range of SuDS to provide the required water quantity, quality, biodiversity, and amenity 
benefits. 
• No calculations for the Greenfield Runoff Rate have been provided. This does not provide sufficient detail to 
support the proposed drainage strategy. Hydraulic calculations should be provided including a range of return 
periods and storm durations and included on the drainage drawings. 
• An assessment of exceedance flood flow routes above the 100-year event plus 40% climate change is discussed in 
Section 3.1.1 but these should be presented and included on drainage strategy drawings. 
• No water efficiency information has been provided for the residential components of the development. 
• The Applicant should also include water harvesting and reuse to reduce consumption of water across the site. This 
can be integrated with the surface water drainage system to provide a dual benefit. 
  
Kind regards 
Martin 
Martin Jones 
  
Principal Strategic Planner, Planning 
GREATERLONDONAUTHORITY 
Union Street, London SE1 0LL 
07712 545818 
  
london.gov.uk 
martin.jones@london.gov.uk 
  
Register here to be notified of planning policy consultations or sign up for GLA Planning News 
  
Follow us on Twitter @LDN_planning 
  
  

From: Hannah Cox <hannah.cox@quod.com>  
Sent: 24 October 2023 17:28 
To: Martin Jones <Martin.Jones@london.gov.uk> 
Subject: RE: Spurs Stadium S73 
  
CAUTION: This email originated from outside this organisation. Do not click links or open attachments unless you 
recognise the sender and know the content is safe.  
  
Hi Martin 
  
Please use the link below to download a pack prepared by Buro Happold which responds to the comments in relation 
to energy and sustainability.  
  
https://we.tl/t-OTWoUilxgM 
  
The pack includes: 
  

 Updated Sustainability Statement 
 Updated Energy Strategy Addendum and Appendices 
 Updated carbon emissions GLA spreadsheet 
 GLA Energy Memo spreadsheet 
 Circular Economy Statement  
 Updated WLC GLA spreadsheet 
 Response to GLA comments in respect of drainage, flood risk and water 
 Evidence from Thames Water re. water capacity  

  
Kind regards 
Hannah 
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Samuel Uff

From: Martin Jones <Martin.Jones@london.gov.uk>
Sent: 16 November 2023 15:42
To: Hannah Cox; Samuel Uff
Subject: RE: Spurs Stadium S73

Hi Hannah, Sam 
  
Here are our water responses (all resolved, condition request): 
  
In response to our Stage 2 comments (1 November 2023) the Applicant provided a Drainage, Flood Risk & Water 
Comments Excel document (7 November 2023). 
 
The consultant has confirmed that “The ground levels within Flood Zone 2 are confirmed to be unchanged as this 
contains the existing road, pavement and a small part of public realm. It is therefore understood that there will be 
no displacement of fluvial floodwater off-site as a result of the proposal.”. This is supported and no further action is 
required. 
 
It has been confirmed that the utilities located in the basement incorporate flood resilient measures to protect 
against reservoir flood risk and that no other sensitive receptors would be at risk. This is supported and no further 
action is required. 
 
Further evidence has been presented regarding groundwater flood risk. Two boreholes were installed in 2016 and a 
groundwater level of 12.79mbgl was observed. This is supported and no further action is required. 
 
The consultant has provided further investigation which demonstrates that the sewer risk to the site is low, and 
Thames Water have confirmed capacity within the network to take the runoff from the site. No further action is 
required. 
 
As the planning application is for a S73 Minor material amendment to an existing application, the previously agreed 
surface water discharge of 4.4 l/s is supported and no further action is required. 
Further explanation has been provided as to why infiltration techniques have not been utilised, this is supported and 
no further action is required. 
 
The development includes geocellular attenuation tanks, and rainwater harvesting is provided on the wider 
masterplan. This has been looked at for the hotel site but is not feasible. This is supported and no further action is 
required. 
 
As this forms part of a S73 application, greenfield runoff rate calculations are not required as these were previously 
submitted with the wider application. The proposed discharge of 4.4 l/s for the hotel site is in line with the 
previously agreed wider drainage strategy proposals. No further action is required. 
 
The applicant has stated that “Exceedance flood flow routes above the 100-year event plus 40% climate change will 
be presented and included on drainage strategy drawings in the next design stage.” This should be added as a 
condition. 
 
The consultant has confirmed “For the residential component of the development, limiting flow rates on all water 
fittings have been imposed. The maximum flow rate figures proposed for the residential fittings are less than the 
requirements of the Approved Document Part G: Sanitation, hot water safety and water efficiency”. This is 
supported and no further action is required. 
  
Kind regards 
Martin  



GLA Consultation ‐ Circular Economy

1 Development Name
2 Applicant
3 London Borough
4 Case Officer

1 13000 m2

2 14387 m2

3 m2

4 m2

5 m2

6 m2

7 m2

8 m2

9 m2

10 m2

11 m2

12 m2

13 m2

14 m2

15 m2

TOTAL m2

Case Details

Tottenham Hotspur Stadium
Tottenham Hotspur Property Company Limited
Haringey
Martin Jones

Minor Material Amendments to height, design, maximum floorspace and associated works to 
Plot 3 (Hotel / Residential development) of the hybrid planning permission HGY/2015/3000 
(following previously approved amendments including HGY/2017/1183 to allow part residential 
(C3) use on Plot 3) for demolition and comprehensive redevelopment of the Northumberland 
Park Development Project through variation of Conditions A4 (Consented Drawings and 
Documents); A6 (Conformity with Environmental Statement) and Condition A7 (Maximum 
Quantity/Density) and D1 (Plot 3 specific drawings) under Section 73 of the Town and Country 
Planning Act.

Planning Application: Proposal

Circular Economy: GLA Consultation 

Planning Application: Uses ‐ Floorspace



GLA Consultation ‐ Circular Economy

Additional Information

1 Date of Review 16/11/2023
2 Document Title NDP Hotel Circular Economy Statement 
3 Author Buro Happold
4 Document Date 24‐Oct‐23
5 Template Submitted (Y/N) Y

No Title Description Action Required

London Plan Policy SI7 requires development applications that 
are referrable to the Mayor of London to submit a Circular 
Economy Statement, whilst Policy D3 requires development 
proposals to integrate circular economy principles as part of the 
design process.
Applicants should follow the London Plan Guidance: Circular 
Economy Statements (March 2022) to produce a written Circular 
Economy Statement and populate the template. Applicants 
should complete the template in full in line with the GLA 
guidance and submit this as an Excel document with the written 
report. Applicants should ensure they are familiar with the 
guidance in preparation for submitting their planning 
application. 
The following comments set out how the Applicant's planning 
application stage Circular Economy Statement submission 
complies with the policy and guidance.

1 Development Details The Applicant has provided description of the development. Nothing further is required.

1 Development Details
The Applicant has partially provided details of the proposed 
development in the template, including gross internal floor area 
(GIA). 

The Applicant should also indicate the use types in the GIA 
breakdown in the Project Details section of the GLA CE 
template.

2 Design Approach
The Applicant has partially defined the design approach for the 
existing site.

Per the comment in Row 31, the Applicant should provide a 
Pre‐Redevelopment Audit exploring the potential to retain the 
existing buildings, structures and materials. This document 
should provide evidence for the Applicant's decision tree 
responses with respect to the existing site.

Where demolition is proposed, deconstruction and reuse 
should be targeted in the first instance in line with the Circular 
Economy and Waste Hierarchies. Per the comment in Row 32, 
the Applicant should provide a Pre‐Demolition Audit to 
demonstrate that this has been prioritised.

2 Design Approach
The Applicant has defined the design approach for the new 
buildings, infrastructure and layers over the lifetime of the 
development.

Nothing further is required.

3 Pre‐Redevelopment Audit
The Applicant has not provided a Pre‐Redevelopment Audit 
assessing the existing site, including any buildings, structures 
and materials.

The Applicant should provide a Pre‐Redevelopment Audit at 
this stage in line with the minimum submission requirements 
of the GLA guidance. This should provide a detailed description 
of the existing development and demonstrate that retention 
has been fully explored in the first instance before considering 
demolition.

3 Pre‐Demolition Audit

The Applicant has not provided a Pre‐Demolition Audit to define 
an inventory of the materials in the building to be managed 
upon demolition and identify components of the building which 
can be reused or recycled.

The scope of the proposed demolition is not clear from the 
information provided.

The Applicant should provide a Pre‐Demolition Audit at this 
stage in line with the minimum submission requirements of the 
GLA guidance. This should demonstrate how the residual value 
of materials will be maximised and  how materials will be reused 
and recycled.

4 Design Principles
The Applicant has partially summarised the key commitments in 
the Circular Economy Design Principles by Building Layer.

The Applicant should ensure that the detail provided in the 
commitments table in the written report is provided in the GLA 
CE template.
The Applicant should also complete the 'Summary', 
'Challenges', 'Actions & Counter‐Actions, Who and When' and 
'Plan to Prove and Quantify' columns, where these will support 
the development of the strategy post‐planning.

5
Bill of 
Materials

The Applicant has completed the Bill of Materials including 
metrics through module stages A to D.

It is noted that the material intensity of the substructure is 
high given the retention proposed. For the frame, the material 
intensity is very high. The Applicant should review and provide 
clarification, including revision as necessary.

It is noted that the Construction Waste Factors are very low, 
the Applicant should note that these should b e input as a 
percentage.
As far as possible, the Applicant should provide details of FFE 
in the Bill of Materials at this stage.
The Applicant should demonstrate that 'design for 
disassembly' has been explored.
The Applicant is encouraged to review the end‐of‐life scenarios 
proposed to demonstrate that 95% diversion from landfill can 
be achieved at end‐of‐life. The Applicant should note that for 
the purposed of the Bill of Materials, crushing for aggregate 
can be considered as recycling.

5
Bill of 
Materials

The Applicant has not confirmed that reused or recycled content 
will be 20 per cent by value for the whole building and provided 
supporting calculations.

The Applicant should provide details of the reused and 
recycled content proposed including supporting calculations in 
line with GLA guidance.

6
Recycling and Waste 
Reporting

The Applicant has provided overall waste estimates and relevant 
cross references in the   Recycling and Waste Reporting table.

It is noted that the excavation waste is very low, the Applicant 
should review and provide clarification, including revision as 
necessary.

The operational waste estimate in the Recycling and Waste 
Reporting table is very high and it is noted that this differs 
from the figure stated in Table 3‐3 of the written report. The 
Applicant should note that municipal waste should be reported 
in tonnes per annum in the Recycling and Waste Reporting 
table. The Applicant should review and provide clarification, 
including revision as necessary.

6
Recycling and Waste 
Reporting

The Applicant has not provided a breakdown of waste 
management routes in the Recycling and Waste Reporting table 
which demonstrates compliance with London Plan Policy SI 7 
targets for diversion of 95% (by weight/tonnage) construction 
and demolition waste from landfill and 95% (by weight/tonnage) 
beneficial reuse of excavation waste.

The Applicant should provide a breakdown of the expected 
waste management routes for each of the waste streams 
which demonstrate compliance with London Plan Policy SI 7 
targets for diversion of 95% (by weight/tonnage) construction 
and demolition waste from landfill and 95% (by 
weight/tonnage) beneficial reuse of excavation waste.

7 Operational Waste

The Applicant has not provided an Operational Waste 
Management Plan to demonstrate how the proposed 
development will achieve the relevant targets and meet 
requirements of London Plan Policies D3, SI 7 and D6.

The Applicant references that an Operational Waste 
Management Plan has been produced. However, this has not 
been located as part of the CES or wider planning submission. 
In line with the minimum submission requirements of the GLA 
guidance, the Applicant should provide an Operational Waste 
Management Plan demonstrating how the proposed 
development will achieve the relevant targets and meet 
requirements of London Plan Policies D3, SI 7 and D6. The 
Applicant should refer to section 4.8 of the LPG for the 
requirements.

7 Operational Waste

The Applicant has partially included a commitment to meet or 
exceed the London Plan Policy SI7 municipal waste recycling 
target of 65% (by weight/tonnage) by 2030 or business waste 
recycling target of 75% (by weight/tonnage) by 2030. 

The Applicant has provided a commitment to the London Plan 
Policy SI 7 municipal waste recycling target of 65% (by 
weight/tonnage) by 2030 in the Circular Economy Targets 
table, which is welcomed. However, the Applicant should also 
provide a commitment to the London Environment Strategy 
business waste recycling target of 75% (by weight/tonnage) by 
2030.
The Applicant is strongly encouraged to include these 
commitments in the Operational Waste Management Plan to 
support implementation.

8 Circular Economy Targets

The Applicant has partially provided a commitment to targets 
for demolition waste, excavation waste, construction waste, 
municipal waste and reused/recycled content in line with GLA 
policy.

The Applicant should provide commitments to achieving GLA 
policy targets as a minimum, including to the 20% reused and 
recycled content (by value) target.

8 Circular Economy Targets
The Applicant has not provided a brief explanation of how 
performance against each of the key policy targets will be 
secured through design, implementation and monitoring.

The Applicant should provide some additional information in 
the Circular Economy Targets table to describe how each of the 
policy targets will be secured, considering key actions post 
planning (through detailed design and construction), including 
the questions 'who, what, when, and how?'

9 Post‐Construction Report

The Applicant has partially acknowledged acceptance for a 
Planning Condition to submit a Post‐Construction R eport to the 
relevant local authority and the GLA at 
circulareconomystatements@london.gov.uk

The Applicant should also set out an indicative timescale and 
the party responsible for the provision of this information.

Please respond here.

Please respond here.

Please respond here.

Please respond here.

Please respond here.

Please respond here.

Please respond here.

GLA POST STAGE 1

Full Application ‐ Circular Economy Statement 

Date of Applicant's 
Response

Applicant's Post Stage 1 Response

Description

Date of GLA 
Response

GLA Stage 1 Comments Applicant's Stage 1 Response

GLA STAGE 1

Document Information

Full Application ‐ Circular Economy Statement

Date of 
Applicant's 
Response

Please fill in.

Please respond here.

Description Description

Please provide a revised version of the Circular Economy Statement (written report and/or GLA CE template) that incorporates the additional required 
information, according to the comments below. 

Please respond here.

0 Policy and Guidance

It is welcomed that the Applicant has provided a Circular 
Economy Statement, in line with the adopted London Plan 
Guidance: Circular Economy Statements (March 2022), 
including the completed CE template and an accompanying 
written report.

Please refer to the rows below for detailed comments.

Please respond here.

Please respond here.

Please respond here.

GLA Post Stage 1 Response

Please respond here.

Please respond here.

Please respond here.



GLA Consultation ‐ Circular Economy

10 End‐of‐life strategy

The Applicant has not provided an End‐of‐Life Strategy, including 
how this will be communicated to future building owners, 
managers and occupiers and how the building information will 
be stored.

The Applicant should provide End‐of‐Life Strategy as per the 
GLA's Guidance, including how this will be communicated to 
future building owners, managers and occupiers and how the 
building information will be stored.
The Applicant should also describe how the end‐of‐life 
scenarios as set out in the Bill of Materials will be facilitated by 
the design.

11
Supporting 
Documentation

The Applicant has not provided any supporting information as an 
appendix to the written report.

It is strongly encouraged that the Applicant provide the 
following additional supporting information as a minimum:
• Site Waste / Resource Management Plan
•  Cut and fill calculations and/or Excavated ‐  Materials 
Options Assessment
•  Circular Economy workshop/ meeting notes
•  Reused or recycled content calculations
•  Scenario modelling demonstrating adaptability

Please respond here.

Please respond here.
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