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Executive Summary

This report outlines the sustainability strategy for the 
proposed development at 49-50 Eagle Wharf Road, 
in line with the requirements set out by the London 
Plan and the London Borough of Hackney.

This sustainability statement is divided into three 
parts:

Policy and Sustainability Standards
BREEAM New Construction
Proposed Sustainability Measures for Dwellings

The first part provides an overview of the site and 
planning policies applicable to this development in 
accordance with the London Borough of Hackney 
Core strategy and the London Plan 2015 (further 
alterations to the London Plan). The report then 
demonstrates how the policies have been met. 

The body of this report outlines the sustainability 
measures that have been adopted to achieve 
BREEAM New Construction, Shell and Core ‘Excellent’ 
rating. A summary of the pre-assessment credits for 
the BREEAM assessment are provided at the end of  
the BREEAM section. 

•
•
•

In summary, the proposed development at 49-
50 Eagle Wharf Road meets the targets set out by 
Hackney Council and the Greater London Authority 
(GLA). 

The commercial areas of the scheme achieve 
72.4 credits for the Retail and 73.2 credits for the 
Office building categories, exceeding the BREEAM 
‘Excellent’ target of 70 credits.

The diagram below provides a summary of the 
average CO2 savings achieved over Part L Building 
Regulations (2013) and existing building baselines 
for the site. The 49.5% reduction in CO2 emissions 
reflects regulated energy use only, in accordance 
with Part L unregulated energy use is not taken into 
account in the calculation of BREEAM and Code 
credits (e.g. plug-in load and appliances).

The number of credits obtained in the BREEAM  
pre-assessment reflect the client and design team’s 
aspirations in including sustainability measures 
and demonstrates that the project is designed to 
exceed the existing planning policy sustainability 
requirements.

Baseline Lean Clean Green 

23.0%

258.5 tCO2 198.9 tCO2 172.4 tCO2 130.6 tCO2

13.3% 24.2%

49.5%127.9 tCO2

Savings through 
building fabric 

e�ciency

Savings through 
renewables

BREEAM ‘Excellent’ achieved

Savings through
Combined Heat 
and Power (CHP)

Total savings over Part L 2013 Building Regulations  for new buidlings 
and existing building baseline for retained buildings

(savings based on regulated energy only in accordance with Part L)
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Site

The site is located along the north side of Eagle 
Wharf Road to the south east of Regents Canal, 
within the London Borough of Hackney. 

The proposed scheme comprises of non-domestic 
units on the basement, ground, first and second 
floors, and residential units from first floor upwards 
within a mixed of new build and retained buildings. 
The scheme would include approximately 3,620m2 
of non-domestic space in the new buildings, 
approximately 600m2 non-domestic space in the 
retained buildings, 56 new build dwellings and 8 
dwellings from the refurbishment and change of use 
of the retained building.   

Eagle Wharf Road

The approximate location of the proposed 
development at 49-50 Eagle Wharf Road is shown in 
the figure below.

N
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Planning Policies

The development at 49-50 Eagle wharf Road has 
been designed in line with the requirements set out 
by the London Borough  of Hackney as well as the 
London Plan 2015 (further alterations to the London 
Plan). 

Housing Standards Review
The government announced the conclusion to the 
Housing Standards Review on 27 March 2015.  The 
review aimed to simplify government regulations 
and standards into one key set, driven by building 
regulations.

As an outcome from the Deregulation Bill (2015) the 
written ministerial statement withdrew the Code for 
Sustainable Homes (in England) so Local Authorities 
will no longer require it as a planning condition for 
new approvals, nor will local authorities be able 
to enforce it. Where there are existing contractual 
arrangements, for example with Registered Social 
Landlords under the Affordable Funding Programme 
2015-2018, it is possible to continue to register and 
certify against the Code.

One outcome from the review is dual level Building 
Regulations (Access and Water), which will give 
local authorities some choice to require developers 
to build to different standards than the minimum 
requirements. Furthermore, with appropriate 
evidence, local authorities can also use the new 
space standards which make up the new national 
technical standards. There will also be a new 
mandatory Building Regulation for security. The 
Building Regulations will be come into play as of 
October 2015.

The new dual level Building Regulations have come 
about because of clauses within the Deregulation 
Act. The Act also brings in a Clause which amends 
the Planning and Energy Act 2008 to prevent local 
authorities from requiring higher levels of energy 
efficiency than building regulations.  This second 
clause has yet to be commenced, and the written 
ministerial statement sets out how this will be 
implemented in 2016. Local Authorities in England 
will no longer be able to require levels of the Code 
for Sustainable Homes.

As a result in the changes in Government Policy, 
the proposed development at Eagle Wharf Road 
will not be assessed under Code for Sustainable 
Homes. However, the dwellings have been designed 
in line with Code for Sustainable Homes principles 
to ensure wellbeing of occupants, and that impacts 
to the environment are minimised where possible. 
The non-domestic portion of the scheme will be 
assessed under BREEAM New Construction 2014. 
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Core Strategy
Hackney’s strategic planning
policies for 2010-2025
Adopted November 2010

LDF
Local Development Framework

Hackney Council’s Core Strategy 2010
Hackney Council’s Core Strategy (adopted Nov 2010) 
sets out the following policies in relation to climate 
change and environmental sustainability:

Core Strategy Policy 29
Resource Efficiency and Reducing Carbon Dioxide 
Emissions

Hackney will address climate change at a local level 
through the inclusion of mitigation and adaptation 
measures to reduce CO2 emissions from buildings. This 
will be achieved by:

Ensuring that building design is to a high standard, 
adhering to the principles of sustainable design 
and construction;
The inclusion of measures to reduce resource 
consumption in all residential development, in line 
with the Mayor of London’s Energy Hierarchy;
All proposals for new residential development being 
rated against the Code for Sustainable Homes, and 
BREEAM standards for non-residential proposals;
Encouraging the retrofitting of water efficient 
devices and energy saving equipment to existing 
residential, industrial or commercial premises.

Core Strategy Policy 30
Low Carbon Energy, Renewable Technologies and 
District Heating

As part of the shift to a low-carbon Hackney and to 
tackle climate change, opportunities to generate 
energy from non-fossil fuel and/or low carbon sources 
will be encouraged throughout the borough. District 
heating networks will be sought in the two main 
town centres of Hackney Central and Dalston, new 
communities such as Hackney Wick and as part of large 
estate renewal projects, such as Woodberry Down. 
Existing and proposed decentralised network routes 
will be safeguarded and protected to provide future 
connection opportunities from new and refurbished 
developments.

•

•

•

•

Appendix 7 to Policy 30: Assessment of Climate 
Change and Environmental Sustainability

Hackney will address climate change at a local level 
through the inclusion of mitigation and adaptation 
measures to reduce CO2 emissions from buildings. This 
will be achieved by:

Achieve compliance with the Government’s 
proposed timeline for achieving zero carbon 
development though the Code for Sustainable 
Homes, achieving minimum ratings of Level 3 from 
2010, Level 4 from 2013 and level 6 from 2016;
Non- residential development (where the floorspace 
created is 1,000 sqm or above) should achieve a 
minimum BREEAM rating of ‘Very Good’ with high 
scores in the energy and water categories. Smaller 
units should achieve a minimum rating of ‘Good’.

•

•
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Hackney Council’s Draft Development Manage-
ment Local Plan 2013
Hackney Council’s Development Management 
Local Plan sets out detailed, generally criteria based 
proposed planning policies which the Council will 
be using to assess planning applications.  It sets out 
the following policy criteria in relation to energy and 
sustainability:

Proposed Policy DM37 
Performance Targets for Major Residential 
Development

New-build major residential development will be 
required to achieve substantial on-site carbon 
dioxide (CO2) emissions reductions in comparison to 
development compliant with Building Regulations
Part L.

Unless it can be demonstrated to the Council’s 
satisfaction that such provision is not feasible, against 
a typical 2010 Building Regulations Part L compliant 
building, new residential development should reduce 
CO2 emissions by at least:

25% from 2010
40% from 2013
Zero carbon from 2016

This is consistent with the Government’s stated aim to 
achieve zero carbon residential development from 2016 
onwards.

Major residential proposals (which create 10 or 
more units) and consist of the refurbishment of an 
existing building should achieve BREEAM Domestic 
Refurbishment ‘Excellent’ or an equivalent rating under 
any other system which may be introduced.

All development will be required to minimise the use of 
mains water by incorporating saving measures in order 
to achieve set water use targets in the London Plan.

Hackney will welcome and encourage new-build 
proposals which achieve PassivHaus certification.

•
•
•

Proposed Policy DM39
Sustainability Standards for Other Development

Major non-residential developments, including 
refurbishments and mixed use schemes with a site 
area of 1000 sq m or more must achieve the BREEAM 
“Excellent” standard (or equivalent ratings under any 
other system which may be introduced) and where 
possible, achieve the maximum number of water 
credits, and must be built to the following standards, in-
line with the current Government programme.

2010-2013: Minimum of 25% reduction in CO2 
emissions
2013-2016: Minimum of 40% reduction in CO2 
emissions
2016-2019: As per Building Regulations 
requirements
2019-2031: Zero Carbon

Proposals for tall buildings should seek to exceed the 
minimum standards where it is possible to do so.

•
•

•

•

•

LDF
Local Development Framework

PJ52015

Development Management 
Local Plan
July 2013

Publication Version
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Proposed Policy DM40
Offsetting

Where it is demonstrated that it is not possible to reduce 
CO2 emissions on-site by the specified levels, carbon off-
setting payments will be required. These will be secured 
via legal agreement.

Proposed Policy DM41
Heating and Cooling

New build developments, and all major development, 
should take into account the need to adapt to higher 
temperatures, avoid and mitigate overheating and 
meet the need for cooling in terms of their layout, 
design, construction, materials and landscaping.

Major developments must demonstrate that the 
heating, cooling and power systems have been selected 
to minimise carbon dioxide emissions, in line with 
the London Plan targets. They should be designed to 
connect to existing or proposed decentralised heat 
and energy networks and where none exists commit to 
future proofing.

Minor developments should, where technically possible, 
similarly be designed to connect to existing or planned 
decentralised energy networks.

Opportunities to adapt existing buildings, spaces and 
places to manage higher temperatures should be 
maximised.
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The London Plan 2015
The London Plan March 2015 (further alterations 
to the London Plan) requires compliance with the 
following policies relating to climate change:

Policy 5.2 Minimising Carbon Dioxide Emissions 
(refer to the supplementary Energy Report)

Development proposals should make the 
fullest contribution to minimising carbon 
dioxide emissions in accordance with the 
following energy hierarchy:
1 Be lean: use less energy
2 Be clean: supply energy efficiently
3 Be green: use renewable energy

The Mayor will work with boroughs and 
developers to ensure that major developments 
meet a 40% carbon dioxide emissions 
reduction in buildings. These targets are 
expressed as minimum improvements over 
the Target Emission Rate (TER) outlined in the 
national Building Regulations leading to zero 
carbon residential buildings from 2016 and 
zero carbon non-domestic buildings from 
2019.

•

•

•

The GLA update of the London Plan (April 2014) 
states that a 35 per cent carbon reduction target 
beyond Part L 2013 of the Building Regulations will 
be required for major developments - this is deemed 
to be broadly equivalent to the 40 per cent target 
beyond Part L 2010 of the Building Regulations, as 
set out in London Plan Policy 5.2 above.

Policy 5.2 Minimising Carbon Dioxide Emissions 
Policy 5.3 Sustainable Design and Construction
Policy 5.5 Decentralised Energy Networks
Policy 5.6 Decentralised Energy in Development 
proposals
Policy 5.7 Renewable Energy where feasible.
Policy 5.9 Overheating and Cooling
Policy 5.11 Green Roofs and Development site 
Environs
Policy 5.12 Flood Risk Management
Policy 5.13 Sustainable Drainage
Policy 5.15 Water use and Supplies
Policy 5.18 Construction, Excavation and 
Demolition Waste

49-50 Eagle Wharf Road qualifies as a major 
development, and therefore is subjected to the 
target reduction in line with the London Plan.  The 
following sections set out how Hackney Council’s 
policies and the London Plan will be met by the 
proposed development at 49-50 Eagle Wharf Road 
through the implementation of sustainability 
measures and the adoption of BREEAM New 
Construction ‘Excellent’ for the new-build non-
domestic portion of the scheme. The new-build 
dwellings are not required to be assessed under 
Code for Sustainable Homes as a result of the 
Housing Standards Review outcome issued in 
March 2015. Nevertheless, the dwellings have been 
designed in line with Code principles to ensure 
wellbeing of occupants, and that impacts to the 
environment are minimised where possible.

Compliance with the relevant London Plan energy 
policies are addressed in the accompanying Energy 
Report for this development.

•
•
•
•

•
•
•

•
•
•
•
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Sustainable Design and Construction SPG

1. Introduction
The Sustainable Design and Construction SPG (April 
2014) provides additional information to support 
the implementation of the Mayor’s London Plan. 
The SPG does not set new policy, but explains 
how policies in the London Plan should be carried 
through  into  action. It is applicable to all major  
developments and building uses. The following 
sections addresses issues which are relevant to both 
commercial and residential portions of the proposed 
development.

2. Resource Management
2.2 Land
The land for this proposal is efficiently used as 100% 
of the scheme will be constructed on previously 
developed land and the density of the site has 
been increased and optimised. Close proximity to 
transport links ensure the accessibility of the site.

The Considerate Constructors Scheme has been 
used to ensure that contractors carry out their 
operations in a safe and considerate manner. 

2.3 Site Layout & Building Design
The building design will follow the existing landform 
of the site and the proposed mixed uses with a 
large proportion of non-domestic spaces comply 
with the recommendations of the Hackney Council. 
The building layout and orientation maximises the 
potential use of passive design measures.

2.4 Energy & Carbon Dioxide Emissions
An energy assessment has been carried out for 
the residential and commercial portions of this 
development. Further details are provided in the 
Energy Statement.

Energy efficiency will be maximised through passive 
and active measures, including:

Optimising daylight and maximising potential 
for passive solar heating, whilst providing 
shading via balconies;
Achieving an efficient building fabric with a high 
thermal  mass,  airtightness  level  and  U-values 
below Building Regulation standards,
Maximising the potential for natural ventilation 

•

•

•

View from the south of the site
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with dual aspect layouts for majority of the 
dwellings and non domestic spaces;
Energy efficient heating and cooling systems 
including the use of CHP for provision of heating 
and hot water across the site;
Including  low  energy  light  fittings  throughout 
the scheme.

2.5 Renewable Energy
The proposed development will incorporate the 
use of PV and air source heat pumps as renewable 
energy sources. These will compliment the primary 
heating and cooling methods of the scheme.

Energy (heat and electricity) will be monitored by 
installing metering and sub-metering systems in 
commercial areas, and energy display devices in the 
dwelling areas, which will display both electricity 
and heating fuel consumption data. 

2.6 Water Efficiency
Water efficient fittings will be used throughout 
the scheme. The dwellings will meet a water 
consumption target less than or equal to 105 litres/
person/day. The commercial portion will achieve 
at least 4 BREEAM credits for reduction of water 
consumption. All commercial areas will include 
water meters to monitor consumption.

2.7 Materials and Waste
More than three of the key elements of the building 
envelope will achieve a rating of A+ to C in the 
BRE’s  The Green Guide. In addition, 100% of the 
timber used will be sourced from accredited Forest 
Stewardship Council (FSC) or Programme for the 
Endorsement of forestry Certification (PEFC) source.

2.8 Nature Conservation & Biodiversity
An ecological survey will be performed to ensure 
that there is no net loss in the quality and quantity 
of biodiversity on site. The ecology on site will be 
improved via the introduction of landscape areas.

•

•

3. Adapting to Climate Change and Greening the 
City
3.2 Tackling Increased Temperature and Drought
The potential risk of overheating will be mitigated 
by incorporating passive and active design 
measures. The majority of the dwellings will be have 
dual aspect layouts which enables passive cooling 
through cross ventilation. The majority of the south 
facing windows to living rooms of the dwelling will 
be shaded by balconies above to minimise risk of 
overheating. 

The non-domestic spaces at lower ground, ground 
and first floors will experience limited solar gains 
due to overshadowing by surrounding buildings. 
Large windows with solar control glazing will be 
installed to all non-domestic spaces to maintain 
satisfactory daylight levels where possible whilst 
limiting solar heat gains. 

Overheating compliance calculations (See 
Appendix A) demonstrate that all representative 
dwellings modelled are within compliance bounds 
of overheating. It should be noted that these are 
conservative calculations that does not account 
for the benefits of the overhangs (balconies) at this 
stage in order to mitigate the risk from future design 
changes. 

Detailed overheating calculations in line with the 
guidance in CIBSE TM49/52 will be carried out at 
detailed design stage post planning. 

3.3 Increasing Green Cover and Trees
The proposed development aims to improve the 
green cover of the site by introducing landscaped 
areas across the site, with the planting of native 
species. 
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3.4 Flooding
Appropriate sustainable urban drainage systems 
(SUDs) will be incorporated on site and the building 
fabric and structure designed to minimise risk of 
infiltration and damage via flooding where possible. 
The landscaped areas will increase the permeability 
of the site.

4. Pollution Management - Land, Air Noise Light 
and Water
4.2 Land Contamination
The existing site is not deemed to be contaminated  
and no mitigation measures have been considered.

4.3 Air Pollution
Air pollution risks from construction and demolition 
activities on site will be  minimal in line with the 
SPG on ‘The control of dust and emissions from 
construction and demolition’ and NOx emissions have 
been minimised.

4.5 Light Pollution
The lighting design of the proposed development 
will follow the recommendations of the Institution 
of Lighting Engineers’ Guidance Notes for the 
Reduction of Obtrusive Light (2005), to minimise 
light pollution. 

4.6 Water Pollution
Water pollution to surrounding watercourses 
have  been minimised by the inclusion in SUDs. In 
addition, contractors will adopt best practice policies 
to mitigate water pollution from construction 
activities on site.
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Sustainability Standards

Non-domestic
The 3,620m2 of new build non-domestic component 
within this development will be assessed using 
BREEAM New Construction 2014. 

The 600m2 non-domestic spaces located in the 
existing warehouse buildings fall below the major 
development threshold of 1,000m2, over which a 
separate BREEAM assessment will be required for 
the refurbishment of the non-domestic spaces. 
Therefore, a full BREEAM Refurbishment and Fit-Out 
assessment would not be required for this portion of 
the scheme. Sustainability measures incorporated 
to the new build non-domestic spaces will also be 
implemented to the non-domestic spaces within 
existing warehouses where possible.

Residential
Following the abolishment of Code for 
Sustainable Homes on 27 March 2015, there will 
be no requirement to assess the 56 no. new-build 
dwellings within this development under Code for 
Sustainable Homes. 

The 8 no. refurbishment and change of use dwellings 
forms an insignificant portion of the proposed 
development, and falls below the threshold of 10 
no. dwellings set by Hackney Council over which 
certification for BREEAM Domestic Refurbishment 
will be required. As such, a full BREEAM Domestic 
Refurbishment assessment would not be required. 

Site wide sustainability measures incorporated for 
the non-domestic portion of the scheme to achieve 
BREEAM ‘Excellent’ will also benefit the dwellings. 
These include:

Building fabric
Surface water drainage;
Flood risk;
Amenity space;
Waste and recycling; and
Improvement in biodiversity.

In addition, the dwellings have been design with 
Code Principles in mind. These measures are detailed 
within the section for Proposed Sustainability 
Measures for Dwellings. 

•
•
•
•
•
•
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Sustainability Standards

BREEAM
BREEAM New Construction 2014 is a performance 
based environmental assessment method and 
certification scheme for new buildings. The primary 
aim of BREEAM New Construction is to mitigate the 
impacts of new developments on the environment 
over the entire life-cycle of the building in a 
comprehensive and cost-effective manner. This is 
achieved through the integration of the BREEAM 
scheme at key stages of the design and procurement 
process.

A BREEAM Shell and Core Pre-Assessment was 
carried out for the non-domestic portions of the 
development. The potential retail units have been 
assessed under the Retail Building type, while the 
studios and workspaces have been assessed under 
the Office Building category.

The pre-assessment tool uses established 
benchmarks to evaluate a building’s specification, 
design, construction and operation, over a broad 
range of categories and criteria: 

Management processes
Health and wellbeing
Energy use
Transport
Water use
Materials
Waste
Land use and ecology
Pollution

The outcome of the pre-assessment is expressed as 
a single certified BREEAM rating, ranging from Pass 
(30%) to Outstanding (85%).

•
•
•
•
•
•
•
•
•

BREEAM 2014 Ratings Percentage of Credits 
Required

Outstanding 85%

Excellent 70%

Very Good 55%

Good 45%

Pass 30%
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BREEAM Pre-assessment

The London Borough of Hackney have 
recommended that this development should meet 
a BREEAM  ‘Excellent’ rating, in line with the Draft 
Development Management Local Plan 2013.

A BREEAM New Construction Shell and Core Pre-
assessment was carried out for the retail and office 
spaces under the Retail and Office Building types. 
The pre-assessment shows that these areas within 
the commercial portion of the 49-50 Eagle Wharf 
Road development are expected to achieve scores 
of 72.40% and 73.20% respectively. 

The results for both pre-assessments are listed in 
the table below, and include a break down of the 
indicative scores available and achieved in each 
section. 

The following pages address each of the 
sustainability categories as set out in BREEAM. Each 
category highlights the sustainability measures that 
have been adopted to meet BREEAM ‘Excellent’. 

BREEAM 2014 
Categories Section weighting

Indicative Scores 
Achieved : Retail 

Building type

Indicative Scores 
Achieved : Office 

Building type

Management 11.0% 8.6% 8.6%

Health & Wellbeing 10.5% 5.3% 5.7%

Energy 15.0% 13.6% 13.6%

Transport 10.0% 6.7% 7.8%

Water 7.5% 6.6% 6.7%

Materials 14.5% 8.9% 7.8%

Waste 9.5% 7.1% 7.4%

Land Use & Ecology 11.0% 8.8% 8.8%

Pollution 11.0% 5.9% 5.9%

Innovation 10.0% 1.0% 1.0%

Total 100% 72.40% 73.20%
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Management

Man 01 Project Brief and Design 
Prior to completion of the Concept Design 
(RIBA Stage 2 or equivalent), a project delivery 
consultation meeting will be held to identify and 
define their roles and responsibilities at each 
key stage of the project delivery. A third party 
stakeholders’ consultation will also be carried out in 
line with BREEAM requirements. 

Man 02 Life Cycle Cost and Service Life Planning
An elemental Life cycle cost (LCC) analysis will 
be performed at the Concept Design stage (RIBA 
Stage 2) in line with document PD156865 : 2008 
‘A Standardised Method of Life Cycle Costing for 
Construction Procurement’. A component level 
LCC analysis will be developed by the end of the 
Technical Design stage (RIBA Stage 4) in line with  
PD156865 : 2008.

In addition, the capital cost for the building will be 
reported via the BREEAM Assessment Scoring and 
Reporting Tool in pounds per square metre (£k/m²).

Man 03 Responsible construction practices
All timber used in the project will be ‘legally 
harvested and traded’ timber. This is a prerequisite 
for the following issues which will also be included 
for this project:

The principal contractor will operate a compliant 
Environmental Management System covering 
their main operations.
The principal contractor will achieve exemplary 
compliance with the Considerate Constructors 
Scheme and go beyond best practice with a 
total CCS score of more than 40 points, and a 
minimum score of 7 in each of the 5 sections. 
Energy use and water consumption from on-site 
construction processes will be monitored and 
recorded.

•

•

•

Man 04 Commissioning and Handover
A schedule including a time scale for commissioning 
and testing all building services and control systems 
will be completed. An appropriate team member 
will be appointed to monitor and programme all 
commissioning requirements on behalf of the client.

During the design stage, a specialist commissioning 
manager will be appointed to undertake design 
reviews and provide management of the 
commissioning. 

Inspection of the building fabric via a thermographic 
survey and an airtightness test in accordance with 
the Building Regulations, BSRIA and CIBSE guidelines 
shall be undertaken.

A Building User Guide and a training schedule will 
be prepared for the building occupier and user, to 
ensure the efficient operation and maintenance of 
the building.
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Health and Well being
Hea 01 Visual comfort
All fluorescent and compact fluorescent lamps 
specified will be fitted with high frequency ballasts.
Appropriately maintained internal illuminance 
levels will be achieved in line with the SLL Code for 
Lighting 2012, CIBSE Lighting Guide 2009 and other 
relevant industry standards. 

In retail units, the display and counter areas will be 
separately zoned for occupant control. In offices 
areas of no more than four work stations in close 
proximity to windows will be separately zoned and 
controlled.  

All external lighting will be designed to provide 
illuminance levels that enable the users to perform 
outdoor visual tasks efficiently at night. External 
lighting will be specified in accordance with BS 5489- 
1:2013 and BS EN 12464- 2:2014.

Hea 02 Indoor Air Quality
The building ventilation strategy should be designed 
to be adaptable to potential occupant needs and 
climatic scenarios. 

Hea 04 Thermal comfort
A thermal model will be built in accordance with 
CIBSE AM11 to inform the development of a thermal 
zoning and control strategy, which considers the 
influence of the projected climate change scenarios, 
or demonstrates how the building can be adapted 
in future using passive design solutions.

Hea 05 Acoustic performance
The building will be designed to meet the acoustic 
performance standards and internal ambient noise 
levels in compliance with the design ranges given 
in BS 8233:2014. A programme of pre-completion 
testing will be carried out by a compliant test body.

Hea 06 Safety and security
A suitably qualified security specialist (SQSS) should 
conduct a Security Needs Assessment (SNA) during  
the Concept Design stage (RIBA Stage 2) of the 
project, and the resulting set of recommendations 
implemented on site.

Where external site areas are present, safe access will 
be designed for cyclists and pedestrians. 

Energy
Ene 01 Reduction of energy use and carbon 
emissions
An SBEM calculation was carried out to determine the 
energy demand and CO2 emissions for the notional 
and actual buildings. The results were subsequently 
applied to the Ene01 calculator within the BREEAM 
2014 Pre-assessment Scoring tool. 

An overall building energy performance ratio (EPRNC) 
of ≤0.825 is achieved for the proposed development 
through a number of energy efficiency measures 
which are discussed in the accompanying Energy 
Statement.

Ene 02 Energy monitoring
An energy monitoring and management system 
that enables at least 90% of the estimated annual 
energy consumption of each fuel to be assigned to 
the various end-use categories of energy consuming 
systems will be installed to the landlord area. 

Sub-meters will be provided to each tenant unit less 
than 200m2. For units greater than 200m2, sufficient 
sub-metering to allow for monitoring of separate 
function areas within the unit will be specified 
where possible.  
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Ene 03 External lighting
All external luminaries are to be energy efficient and 
all light fittings are to be controlled for the presence 
of daylight.  Daylight sensors will help to ensure that 
artificial lights are not used when daylight levels are 
sufficient.

The average initial luminous efficacy of the external 
light fittings within the construction zone is not less 
than 60 luminaire lumens per circuit Watt.

Ene 04 Low Carbon Design 
The first credit within HEA 04 (Thermal Comfort) 
should be achieved. In addition, the project team will 
analyse the feasibility of passive design measures to 
reduce the overall building energy demand by at 
least 5% at the Concept Design stage (RIBA Stage 2).

A feasibility study will be carried out by the 
completion of RIBA Stage 2 to establish the most 
appropriate low or zero carbon energy source(s) for 
the building, which should meet at least 5% of the 
overall building energy demand.

Ene 06 Energy Efficient Transportation Systems 
The usage patterns of the building should be 
assessed to determine the optimum number of lifts 
and their energy consumption will be calculated in 
line with BS EN ISO 25745 Energy Performance of Lifts 
(elevators).

The following energy efficient features should be 
specified :  

Stand-by mode operation (during off peak 
periods), 
The lamp efficacy of lift car and lift display 
lighting  (>55 lamp lumens/circuit Watt), and 
Drive controllers with variable speed, voltage 
and frequency control of the drive motor

•

•

•

Transport
Tra 01 Public transport accessibility
The proposed development will be accessible by 
public transport, being served by London buses 
(including night time services), national and 
underground rail services. The site has a PTAL of 2, 
showing very good accessibility to public transport 
with an Accessibility Index of 8.87. 

Tra 02 Proximity to amenities
There is a leisure centre, cash point and food outlet 
located in close proximity to the building site.

Tra 03 Cyclist facilities 
A minimum total of 10 no. cycle storage spaces for 
retail staff and 1 no. cycle storage spaces for every 
20 office staff will be provided. These will be publicly 
accessible  and within proximity of the main building 
entrance. The spaces will be protected from the 
weather while the cycles are secured within spaces 
in racks. Both the covered area and the racks will be 
set in or fixed to a permanent structure

Tra 04 Maximum car parking capacity
No car parking is currently assumed for the non-
domestic units.

Tra 05 Travel plan
A travel plan will be developed as part of the 
design and feasibility stage, encouraging the use of 
sustainable modes of transport of people and goods 
during the buildings’ operation and use.
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Water
Wat 01 Water consumption
A minimum of 50% improvement over baseline 
performance will be sought in all water consuming 
components. The following maximum flow rates will 
be used:
Retail spaces:

Wash hand basin taps: 3.75l/min.
WC: 3.75l (effective flush volume)

Office spaces:
Wash hand basin taps: 3l/min.
WC: 3.5l (effective flush volume)

Any other water consuming fixtures, fittings or 
appliances will be compared against BREEAM 
performance levels before specification.

Wat 02 Water monitoring
A water meter with a pulsed or other open protocol 
output will be provided on the mains water supply 
to accurately monitor the building’s water usage. 
Building service systems with a significant water 
demand will be have additional water monitoring 
equipment fitted to them. All water meters will be 
connected to the BMS if applicable.

Any water consuming plant or building areas 
installed by the tenant need not be assessed.

Wat 03 Water leak detection and prevention
A leak detection system will be employed on the 
main water supply and flow control devices will be 
installed to the workspaces, kitchenette and sanitary 
areas. The water supplied in WC areas or facilities 
must be assessed in terms of flow control devices 
regardless of whether these areas are fitted out or 
not.

Wat 04 Water Efficient Equipment
All unregulated water demands that can be 
mitigated will be identified at the design stage. 
Meaningful reductions in unregulated water used 
for landscape irrigation has been made through the 
installation of one or more of the following:

•
•

•
•

Drip-fed subsurface irrigation
The use of reclaimed/recovered water from a 
rainwater collection or waste water recovery 
system.
External landscaping and planting that relies 
solely on precipitation, including species that 
are drought resistant

Materials
Mat 01 Life cycle impacts
The materials specified for the main building 
elements will have a low environmental impact. 
For this development, the external walls, windows, 
upper floor slabs, internal walls, roof and floor 
finishes will  achieve Green Guide ratings of between 
A+ and C.

Mat 02 Hard landscaping and boundary 
protection
More than 80% of all external hard landscaping will 
achieve a Green Guide rating of either A+ or A.

Mat 03 Responsible sourcing
Building materials used for the main construction 
elements will need to be ‘responsibly sourced’ with a 
documented Sustainable Procurement plan in place. 
All timber and timber based products specified will 
be legally harvested and traded timber.

In addition, at least 18% of the responsible sourcing 
of materials (RSM) points must be achieved in 
accordance with the BREEAM methodology.

Mat 04 Insulation
All insulation specified for the development will 
have a low embodied environmental impact relative 
to its thermal properties. Insulation specified for use 
within external walls, ground floor, roof and building 
services will be assessed and the Insulation Index 
should be equal to or greater than 2.5.

1.
2.

3.



49-50 Eagle Wharf Road
20

E N E R G YSustainability Statement

Mat 05 Designing for Durability and Resilience
Suitable durability and protection measures or 
designed features will be incorporated into the 
building to prevent damage to vulnerable parts.

Relevant building elements incorporate appropriate 
design and specification measures to limit material 
degradation due to environmental factors.

Mat 06 Material Efficiency
The design and construction teams will identify 
opportunities where material use can be optimised 
during the RIBA stages 1-5 (Preparation and Brief 
through to Construction).

Waste
Wst 01 Construction waste management
A Resource Management Plan (RMP) covering non-
hazardous construction waste and dedicated off-site 
manufacture needs to be developed, to ensure that 
the amount of waste generated is lower than or 
equal to 7.5m³ per 100m2 of gross internal floor area. 
In addition, 70% of non-demolition waste and 80% 
of demolition waste must be diverted from land fill.

A pre-demolition audit must be carried out for any 
existing buildings and structures or hard surfaces,  
to identify key refurbishment/demolition materials 
and highlight the potential issues in the reuse and 
recycling of these materials. This audit must be 
referenced in the RMP.

Wst 03 Operational waste
There will be dedicated space to cater for the 
segregation and storage of operational recyclable 
waste volumes generated by the assessed building/
unit, its occupant(s) and activities. A minimum of at 
least 2m2 of waste storage per 100m2 of net floor 
area shall be provided.

Wst 04 Speculative floor finishes 
For all proposed office spaces where the future 
occupant is not known, if the floor and ceiling 
finishes have been installed prior to full fit-out 
works, these must be confined to a show area only 
(less than 25% of the net lettable floor area).

Wst 05 Adaptation to climate change
A climate change adaptation strategy appraisal for 
structural and fabric resilience will be conducted by 
the end of the Concept Design stage (RIBA Stage 2), 
to identify the impact of climate change influenced 
weather conditions on the projected life span of the 
building.

Wst 06 Functional adaptability
A building specific functional adaptation strategy 
study will be conducted by RIBA Stage 2, including 
recommendations to incorporate measures for 
future building adaptation. Where practical and cost 
effective, these measures are to be implemented.

Land Use & Ecology
LE 01 Site selection
The redevelopment of an existing urban plot 
reduces the need to develop ‘green field’ sites. The 
footprint of this development is located entirely on 
previously developed land (100%).

LE 02 Ecological value of site and protection of 
ecological features
Due to its urban location and absence of ecological 
features on the existing site, the site is considered to 
be of low ecological value. This has been confirmed 
by a Suitably Qualified Ecologist (SQE).  

LE 03 Minimising impact on existing site ecology
As the development is replacing an existing 
development, no negative change in plant species 
richness is expected as confirmed by the SQE.

LE 04 Enhancing site ecology
The SQE has produce an Ecology Report with key 
recommendations at the Concept Design stage 
(RIBA Stage 2). These will be implemented by the 
design team to achieve a small positive change in 
ecological value on site. 
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LE 05 Long term impact on biodiversity
The SQE will confirm that the protection and 
enhancement of the ecology will be carried out in 
compliance with the relevant UK and EU legislation.
An appropriate landscape and habitat management 
plan will be prepared, covering at least the first five 
years after project completion, in compliance with 
BS 42020:2013. This is to be handed to the building  
owner and occupants.

A biodiversity champion will be appointed to 
minimise the impacts of site activities on the existing 
flora and fauna and a biodiversity action plan will be 
produced by the SQE.  

Pollution
Pol 03 Surface water run off 
The Environmental Agency Flood Map in the 
following page shows that the development is 
located in an area with a low probability of flooding.   
A flood risk assessment has been undertaken to 
confirm this. 

All maintenance agreements for the ownership 
and long term operation of specified SUDs will be 
available. All calculations will allow for the effects of 
climate change.

Pol 04 Reduction of night time light pollution
External lighting will be confined to appropriate 
areas for security and safety purposes, and lighting 
will comply with the Institution of Lighting Engineers 
guidance notes for the reduction of obtrusive light. 
 
All external lighting (except for safety and security 
lighting) will be fitted with timers to enable them 
to  switch off automatically between the hours of 
2300hrs and 0700hrs.

Pol 05 Noise Attenuation
The development is located in an area with a mixture 
of residential and commercial buildings within an 
800m radius. 

A noise impact assessment will be carried out 
by a suitably qualified acoustician to ensure that 
the difference in noise levels from the proposed 
development is no greater than +5dB during the day 
(0700hrs to 2300hrs) and +3dB at night (2300hrs to 
0700hrs) compared to the background noise level.
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Environment Agency flood map shows that  the site is located in an area at low risk from flooding. 
(Source: EA flood map - http://maps.environment-agency.gov.uk)

Key

Flooding from rivers or sea without defences

Extent of Extreme flood

Areas benefiting from flood defences
Approximate site 
location
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BREEAM Pre-assessment Results
BREEAM pre-assessments were carried out for the 
commercial areas of the 49-50 eagle Wharf Road 
development, based on the sustainability targets set 
out by Hackney Council and the design measures 
adopted by the client and design team. The tables 
on the following pages summarises the number of 
credits achieved in each of the BREEAM categories.

The proposed development has the potential to 
achieve a total of 72.40 credits for the Retail units 
and 73.20 credits for the Office units. These exceed 
the minimum credits required to meet BREEAM 
‘Excellent‘, reflecting the client and project team’s 
commitment in adopting a range of sustainability 
measures over the life-cycle of the development.

It is recommended that the measures included in 
this report be incorporated into the site strategy 
and building design at an early stage to ensure 
compliance.
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Score Assessment

BREEAM Section
Credit
Score

Sub Total Weighting 
(%)

Score (%)

Management Man 01 Project brief and design 2

14 11 8.6%
Man 02 Life cycle cost and service life planning 4
Man 03 Responsible construction practices 4
Man 04 Commissioning and handover 4

Health & 
Wellbeing

Hea 01 Visual comfort 1

6 10.5 5.3%
Hea 02 Indoor air quality 0
Hea 04 Thermal comfort 2
Hea 05 Acoustic performance 1
Hea 06 Safety and security 2

Energy Ene 01 Reduction of energy use and carbon emissions 11

19 15 13.6%
Ene 02 Energy monitoring 2
Ene 03 External lighting 1
Ene 04 Low carbon design 2
Ene 06 Energy Efficient Transportation Systems 3

Transport Tra 01 Public transport accessibility 3

6 10 6.7%
Tra 02 Proximity to amenities 1
Tra 03 Cyclist facilities 1
Tra 05 Travel plan 1

Water Wat 01 Water consumption 4
7 7.5 6.6%Wat 02 Water monitoring 1

Wat 03 Water leak detection and prevention 2
Materials Mat 01 Life cycle impacts 2

8 14.5 8.9%

Mat 02 Hard landscaping and boundary protection 1
Mat 03 Responsible sourcing 2
Mat 04 Insulation 1
Mat 05 Designing for durability and resilience 1
Mat 06 Material efficiency 1

Waste Wst 01 Construction waste management 3

6 9.5 7.1%
Wst 02 Recycled aggregates 0
Wst 03 Operational waste 1
Wst 05 Adaptation to climate change 1
Wst 06 Functional adaptability 1

Land Use & 

Ecology

LE 01 Site selection 1

8 11 8.8%

LE 02 Ecological value of site and protection of ecological features 2
LE 03 Mitigating ecological impact 2

LE 04 Enhancing site ecology 1

LE 05 Long term impact on biodiversity 2
Pollution Pol 01 Impact of refrigerants 0

7 11 5.9%
Pol 02 NOx emissions 0
Pol 03 Surface water run off 5
Pol 04 Reduction of night time light pollution 1
Pol 05 Noise attenuation 1

Innovation Inn 01 Innovation 1 1 10 1.0%
BREEAM -  Excellent       Total Points Scored: 72.40%

BREEAM Assessment Results Summary - RETAIL
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Score Assessment

BREEAM Section
Credit
Score

Sub Total Weighting 
(%)

Score (%)

Management Man 01 Project brief and design 2

14 11 8.6%
Man 02 Life cycle cost and service life planning 4
Man 03 Responsible construction practices 4
Man 04 Commissioning and handover 4

Health & 
Wellbeing

Hea 01 Visual comfort 1

6 10.5 5.7%
Hea 02 Indoor air quality 0
Hea 04 Thermal comfort 2
Hea 05 Acoustic performance 1
Hea 06 Safety and security 2

Energy Ene 01 Reduction of energy use and carbon emissions 11

19 15 13.6%
Ene 02 Energy monitoring 2
Ene 03 External lighting 1
Ene 04 Low carbon design 2
Ene 06 Energy Efficient Transportation Systems 3

Transport Tra 01 Public transport accessibility 3

7 10 7.8%
Tra 02 Proximity to amenities 1
Tra 03 Cyclist facilities 1
Tra 04 Maximum car parking capacity 1
Tra 05 Travel plan 1

Water Wat 01 Water consumption 4

8 7.5 6.7%
Wat 02 Water monitoring 1
Wat 03 Water leak detection and prevention 2
Wat 04 Water Efficient Equipment 1

Materials Mat 01 Life cycle impacts 2

7 14.5 7.8%

Mat 02 Hard landscaping and boundary protection 1
Mat 03 Responsible sourcing 2
Mat 04 Insulation 1
Mat 05 Designing for durability and resilience 0
Mat 06 Material efficiency 1

Waste Wst 01 Construction waste management 3

7 9.5 7.4%

Wst 02 Recycled aggregates 0
Wst 03 Operational waste 1
Wst 04 Speculative floor and ceiling finishes 1
Wst 05 Adaptation to climate change 1
Wst 06 Functional adaptability 1

Land Use & 

Ecology

LE 01 Site selection 1

8 11 8.8%

LE 02 Ecological value of site and protection of ecological features 2
LE 03 Mitigating ecological impact 2

LE 04 Enhancing site ecology 1

LE 05 Long term impact on biodiversity 2
Pollution Pol 01 Impact of refrigerants 0

7 11 5.9%
Pol 02 NOx emissions 0
Pol 03 Surface water run off 5
Pol 04 Reduction of night time light pollution 1
Pol 05 Noise attenuation 1

Innovation Inn 01 Innovation 1 1 10 1.0%
BREEAM -  Excellent       Total Points Scored: 73.20%

BREEAM Assessment Results Summary - OFFICE




