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1 Introduction 

In July 2013 Arup completed a carbon policy feasibility assessment for Westminster City Council 
(WCC).  The key objective of the study was to provide evidence for WCC’s emerging City 
Management Plan policies on the sustainable design assessments and standards required of 
developers. It provided an assessment of the case for and feasibility of: 

1. seeking more challenging environmental standards in relation to development;  

2. achieving zero carbon on site; and  

3. developing an appropriate way of delivering non-compliance of policy in line with the 
emerging national government zero carbon building policy. 

Recently the Council decided to take forward a carbon price for non-domestic buildings that do not 
achieve the targets set in City Management Plan (CMP) policy proposals for carbon emissions and 
energy requirements of new developments.  Due to the Government’s recent Housing Standards 
Review, the Council will not seek to impose its own policy standards for carbon emissions for 
domestic buildings. 

The Council intends to apply a flat tariff (expressed in £/tCO2e) for non-domestic building 
emissions which exceed the following targets: 

 For buildings under 200m
2
, a 25% reduction of emissions compared with a Part L 2010 baseline 

 For buildings over 200m
2
, a 30% reduction of emissions compared with a Part L 2010 baseline 

The purpose of this note is to calculate an appropriate tariff for the above situations.  The 
calculations have been based on the analysis of the previous study but have included the following 
updates: 

 Removal of domestic buildings and emissions 

 Inclusion of a 5% administration fee to the tariff 
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 Update against a Part L 2013 baseline for the purposes of estimating the likely excess emissions 
which will need to be offset by means of the carbon fund. 

2 Part L 2013 Carbon Emissions 

Looking at future non-domestic developments, it is important to take into account the improved 
performance required under Part L 2013 which came into effect from April this year. For Part L 
2013, emphasis has been placed on improving fabric performance of buildings and reducing energy 
demand, therefore reducing the total additional development carbon emissions. Although the 
change from Part L 2010 varies among different building types, Part L 2013 results in an average 
9% improvement over Part L 2010 carbon emissions for non-domestic buildings.  

In addition to the required performance improvement of non-domestic buildings, the carbon factors 
used in the calculation of carbon emissions and carbon savings has been updated. The changes are 
outlined below. 

 

Table 1.  Emissions factors under Part L 2010 and 2013 

Building Regulations Electricity Carbon Factor 
(kgCO2/kWh) 

Mains Gas Carbon Factor 
(kgCO2/kWh) 

Part L 2010 0.517 0.198 

Part L 2013 0.519 0.216 

 

As per the previous Arup report, the carbon analysis is performed over a fifteen-year period in line 
with the Westminster plan period. The baseline carbon emissions from the additional non-domestic 
developments in Westminster that will need to be offset by the end of the fifteen-year plan period, 
for Part L 2010 buildings, are shown in the table below. 

 

Table 2.  Carbon emissions to be offset (Part L 2010 baseline) 

Item Figure 

Part L 2010 Baseline Emissions 87,500 tCO2/yr (the emissions factors used are Part L 
2013 carbon factors to enable a direct comparison) 

 

Westminster Old Emissions Reduction Target 28% (weighted between small and large site targets) 

 

Westminster Non-Domestic Emissions 

 

63,500 tCO2/yr  (saving of 24,100 tCO2) 

 

 

The performance increase for Part L 2013 compliant buildings, results in reduced baseline carbon 
emissions due to the lower energy demand associated with Part L 2013 compliant buildings. As a 
result of this, the Westminster emissions reduction target set for non-domestic buildings should 
reduce in proportion to account for the improvement in the baseline case and achieve the same 
overall target emissions of 63,500 tCO2/yr by the end of the fifteen-year plan.  
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The consequential reduction in the Westminster targets is outlined in the following table.  

 

Table 3. Westminster non-domestic development target change for Part L 2013 

Type of development Development 

size 

Per cent CO2 

reduction 

requirement 

(Part L 2010 

baseline) 

Feasibility Recommended 

target level of 

onsite emissions 

reductions 

(based on Part L 

2010) 

Revised target 

level of onsite 

emissions 

reductions 

(based on Part L 

2013) 

N
o

n
 R

e
si

d
en

ti
a

l New build < 200sqm 25% Feasible 25% 18% 

New build > 200sqm 100% Unlikely to be 

feasible without 

implementation 

of biofuels 

30% 23% 

 

The reduction in baseline CO2 emissions results in a reduced amount of onsite carbon emissions 
required to meet the Westminster targets from 24,100 to 16,200 tCO2e, as shown in Table 4 below, 
which replicates the structure of Table 2 but shows the new figures under Part L 2013. 

 

Table 4.  Baseline carbon emissions to be offset (Part L 2013 baseline) 

Item Figure 

Part L 2010 Baseline Emissions 79,600 tCO2e/yr  (a saving of 7,900 tCO2e over the 
baseline) 

 

Westminster New Emissions Reduction Target 20% (weighted between small and large site targets) 

 

Westminster Non-Domestic Emissions 

 

63,500 tCO2e (saving of 16,200 tCO2e) 

 

 

3 Westminster Tariff Rate  

3.1 City Management Plan Targets 

As the required target of feasible onsite emissions reduces when considering Part L 2013 compliant 
buildings, the cost of carbon abatement to meet this target also reduces. In the previous analysis on 
the cost of carbon abatement, the target for onsite emissions was 39,800 tCO2e including residential. 
As this is purely a non-domestic analysis the onsite emissions target reduces. A management charge 
of 5.0% has been included into the cost of carbon abatement.  

Figure 1 below shows the updated cost of carbon curve for Westminster, indicating the 24,100 
tCO2e which would be required to be saved under Part L 2010 compliant buildings and a tariff rate 
of £6,000/tCO2e.  
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Figure 1. Cost of carbon abatement in Westminster not including decentralised energy schemes for Part L 
2010 buildings. The yellow vertical line indicates the estimated emissions included in the feasible onsite 
emissions reduction targets. 

 

As the energy performance of the buildings improves due to Part L 2013, the target reduces further to 

16,200 tCO2e with a tariff rate of £4,800 tCO2e (see Figure 2Error! Reference source not found.). 

 
Figure 2.  Cost of carbon abatement in Westminster not including decentralised energy schemes for Part L 
2013 buildings. The yellow vertical dot-dash line indicates the estimated emissions included in the feasible 
onsite emissions reduction targets.  The orange vertical dotted line shows the previous position under Part L 
2010. 

3.2 London Plan Carbon Targets 

London Plan policy 5.2 sets out a carbon emissions reduction target of 40% improvement over Part 
L 2010 for large developments (both domestic and non-domestic) with an area greater than 
1,000m

2
. The reduction in carbon emissions associated with Part L 2013 compliant buildings has 

24,100 tCO2  

16,200 tCO2/yr  

= £4,800/tCO2  

7,900 tCO2 saving from Part L 2013 
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resulted in an equivalent London Plan target of 35% emissions reduction over a Part L 2013 
compliant building which is applied as a flat rate across all development types. The Part L 2013 
improvements on 2010 standards differ between domestic and non-domestic developments with an 
estimated 6% aggregate improvement for domestic and 9% for non-domestic. The London Plan 
target is therefore more stringent for domestic and especially non-domestic buildings when 
comparing the 35% improvement over Part L 2013 and the previous 40% improvement over Part L 
2010.  

The cost of carbon abatement graph has been modified to reflect the London Plan requirements on 
both domestic and non-domestic development taking into account the updated Part L 2013 building 
regulations.  

The London Plan target applies only to developments with a floor space greater than 1,000m
2
,
 

therefore assuming all the additional developments (both domestic and non-domestic) exceeds 
1,000m

2 
will result in the greatest carbon saving requirement and the upper limit of the flat tariff 

rate.  

This results in a required target savings of 39,200 tCO2e (from a total of 111,400 tCO2e/yr at the 
end of fifteen years). The tariff rate would therefore increase to £7,560 tCO2e in order to offset 35% 
of the carbon emissions for both domestic and non-domestic developments in Westminster. This 
compares to the tariff levied by the Greater London Authority of £60 tCO2e over a period of 30 
years for a total of £1,800 tCO2e which would be invested in offsite CO2 reduction projects.  

 

 

Figure 3.  Cost of carbon abatement in Westminster not including decentralised energy schemes for domestic 
and non-domestic Part L 2013 buildings. The yellow vertical line indicates the estimated emissions included 
in the feasible onsite emissions reduction targets.  
 

39,200 tCO2/yr = £7,560/tCO2 
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4 Mixed Use Development 

Where a planning application proposes a mix of domestic and non-domestic developments it is 
necessary to determine how the emissions savings represented by renewable and low carbon 
generation will be applied, in order to establish whether and by how much the non-domestic 
elements missed their target. 

We have considered the following options for the council to apply: 

 Apply all low carbon generation (LCG) to domestic or all to non-domestic floorspace 

 Allocate LCG in accordance with the share of floorspace on the site 

 Allow the developer to determine the allocation method. 

We have considered these scenarios on a qualitative basis.  We conclude that there is no clear and 
consistent optimal outcome for any particular scenario, since each case will depend on the mix of 
floorspace and the particular energy solution proposed.  Furthermore we conclude that there is merit 
in keeping the system as simple and flexible to administer as possible.  We therefore conclude that 
allowing the applicant to determine its own allocation method is the most appropriate approach. 

If this approach is adopted by the Council, we would highlight the crucial importance of ensuring 
that the developer maintained a consistent approach between planning and building regulations 
applications.  This will ensure that there are no gaps or double counting of LCG between the two 
regimes. 

We would also highlight that it will be necessary for applicants to break down their estimated 
carbon emissions by land use (i.e. domestic and non-domestic) as well as by regulated and non-
regulated emissions. 
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