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Glossary

Carbon optioneering

ACO,-based evaluationdesignedto enable early
and consistentassessmentof potential building
projectdesign options. The purpose of carbon
optioneeringisto compare different possible
designscenarios for agivensite. Themethodin-
formsassessmentanddecision-making process-
esandincreasestransparencyregarding how
applicants have arrived ata proposed project
design.

Greater London Authority (GLA)

The Greater London Authority (GLA)isthe de-
volvedregional authority for Greater London.
The GLA has strategic responsibility across
Londonand prepares The London Plan, which
constitutes the statutory overarching strategy
forurbandevelopment, land use, andregen-
erationthroughout Greater London. The GLA
isthereforeresponsible forthe strategic policy
frameworkthatboth London’s 33local planning
authoritiesand developers must comply with,
particularlyinrelationtourbandevelopment,
sustainability requirements, CO,reduction, and
long-term planning objectives.

Life Cycle Assessment (LCA)

Life Cycle Assessment(LCA)isamethod usedto
assessthe environmentalimpacts of abuilding
throughoutits entirelife cycle. Depending onthe
scope of the assessment, thismayincludeim-
pacts associated with material production, oper-
ational emissions, maintenance, and end-of-life
stages.

Life Cycle Costing (LCC)

Life Cycle Costing (LCC) is the calculation of all
economic costs associated with a building over
its entire lifespan, including construction, opera-
tion, maintenance, and replacement of building
components.

Local plan

Amunicipal planninginstrument that sets out
legally binding provisionsfor aspecificarea,
including futureland use, buildingform,anda
range of other planning conditions. Thelocal
planhasdirectlegal effectfor property owners,
tenants, and userswithinthe areait covers.

SAVE

SAVE (Survey of Architectural Values in the Envi-
ronment)definesamethod for mappingandreg-
istering cultural environments and assessing the
preservationvalue of buildings. SAVE includes
both an evaluation methodology and aregister
inwhich buildings are assigned preservation
valuesonascalefrom 1to9.Buildings with SAVE
values of 1-4 are typically considered worthy of
preservation.

Transformation

Inthisreport, the term “transformation”is used
todescribe asubstantial alteration or adapta-
tion of an existing building, where the building’s
functionis adjusted to meet new requirements.
Thismayinclude refurbishment, renovation, and
extension, butdoesnotinvolve complete demo-
litionandreconstructionfromscratch.

WLCA

Whole Life Carbon Assessment (WLCA) assesses
abuilding’stotal CO,footprint,encompassing all
CO,emissions associated with the building over
its entirelife cycle. Thisincludes emissionsfrom
material production, construction, operation,
maintenance, and demolition.




Renovation Classes

In Denmark, renovation categoriesare primarily
defined based onenergy consumptionanden-
ergydemand during the operational phase.The
Danish Building Regulations (BR18) define two
renovation categoriesfor residential buildings,
both of which are based on calculated energy
demand (Be18)andrequirementsforaminimum
reductioninenergydemand. These categories
focussolelyonenergy efficiencyandindoor
climaterequirements and do notaddressthe
extentof physicalinterventionsinthe building.

Supplementarydefinitions are foundin stan-
dardsand EUregulation, whererenovationis
understood more broadly. DS/EN 17680:2023
Sustainability of construction works — Evaluation
of the potential for sustainable renovation of build-
ingsdistinguishes between maintenance, reno-
vation, and refurbishment, but primarily focuses
onprocessand performance andistherefore not
wellsuited to differentiating between degrees
ofrenovation. Atthe Europeanlevel,a major
renovationis defined asanintervention affecting
morethan 50% ofthe building envelope or the
building'svalue.

Severalresearch and development projects,
including REBUS aswell asthe EU projects EPI-
SCOPEand TABULA, work with differentiated
ambition levels for renovation, typically distin-
guishing between standard and ambitious solu-
tions, wherethelatter aimto reach new-build
standards or near zero-energy levels. These
approaches pointtowards anunderstanding

of renovationinabroader perspective thatalso
encompassesresource use, productivity, and
life-cycle considerations.

This projectbuilds onthe principles of Westmin-
ster’s Retrofit First policy, where theretention
and upgrade of existing buildings are prioritised
overdemolitionand new construction. The
approach hasbeenadaptedto a Danish context
and furtherdevelopedthrough close dialogue
with project partners fromthe construction sec-
tor, withthe aim of establishing an operational
and practice-oriented framework for differenti-
atingrenovation levels. Thisframework reflects
both the extent of physicalinterventionsandthe
building’s overall climate and resource impacts.

Figure 1illustratesthedifferentlevels of preser-
vationand howthe associated renovation cate-

gories aredefined withinthe Preserve or Explain
tool.

Renovation classes and degree of preservation

Renovation

Renovation +
extension

Deep renova-
tion

Deep renova-
tion + exten-
sion

New construc-
tion

Replacement of external building elements (facade and
roof), finishes, and routine maintenance works.

Works on parts of the load-bearing structure to facilitate
extention.

Replacement of external building elements (fagade and
roof), surfaces, and maintenance works.

Localised works to parts of the load-bearing structure to
facilitate the replacement of elements above.

Works on parts of the load-bearing structure to facilitate
extension.

Replacement of external building elements (fagade and
roof), finishes, and routine maintenance works.
Demolition of up to and including 50% of floor slabs.

Replacement of external building elements (fagade and
roof), finishes, and maintenance works.

Demoilition of up to and including 50% of floor slabs.
Works on parts of the load-bearing structure to facilitate
extension.

Replacement of external building elements (fagade and
roof), finishes, and maintenance works.

Demolition of more than 50% of floor slabs or load-bearing

structures.

Full preservation
(85—-100%)

Substantial
preservation
(50-85%)

Figure 1: Degree of preservation and associated renovation classes applied in the Preserve or Explain tool



This Preserve or Explain publication consists of two
interrelated documentswhich together address
acentralquestioninthe greentransition ofthe
builtenvironment: How can we systematically
assesswhetherabuilding should be preserved and
transformed - or whether selective demolition and
new construction can bejustified?

introduces
aconcrete proposal foraPreserve or Explaintool
developed with municipal planning departments
asitsprimarytargetaudience. Thetool describes
how authorities, as part oflocal plan processes, can
setclearrequirements for systematicassessments
ofthe potential of existing buildings before alocal
planis preparedwithout preservation requirements
and demolition permissionisthereby granted.
The Preserve or Explaintool provides a practical
methodological framework forassessing an
existing building's potential for preservation and
transformation - covering environmentalimpacts,
technical condition, and potential uses.

(this
document) presentsthe data, structuralarguments,
analyses, andinternational experience thatunderpin
the development ofa Danish Preserve or Explaintool.
Itestablisheswhy amore consistent preservation
practiceis essential forreducing climateimpacts,
strengthening architectural qualities, and promoting
circular principles withinthe Danish building stock.

Althoughthetoolis primarily aimed atmunicipal
planning processes and developers,itisalso relevant
for developers, architects, engineers, and other
actorswithinthe construction sector. The objective
istodocumentand preserve existing buildings and
thereby contribute to reducing climate and resource

impacts, while safeguarding the value represented
by the buildingswe already have.Implementinga
Preserve or Explain practice willinfluence processes
and decision-making acrossthe sector and therefore
requiresashared understanding of the analyses and
teststhatwillformthe basis for future decisions on
preservation, transformation, demolition, and new
construction.

10
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Is full, substantial
or partial demolition
being applied for?

Proceed with the proj-
ect without carrying out
the Preserve or Explain

assessment

Assessment of the
building’s condition
Is the condition and
structure of the existing
building suitable for
transformation?

4
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Figure 2: Process overview of the Preserve or Explain assessment

Resource mapping

Requirements for
function and use
Can the proposed
project be realised
within the constraints
offered by the existing
building?

sEmEmERI G rEn

Continuous dialogue with the local municipality

@

Life cycle-based
scenario analysis
Can full or partial
preservation be doc-
umented as a more
CO2-efficient option
than demolition and
new construction?

Decision by the municipality on
the extent to which preservation
of the existing building is re-
quired in the local development
plan

smssmEn O sms

No requirement for
preservation in the local
development plan

01

The Methodology Behindthe Preserve
or ExplainTool

The project’smethodologyis based ona multidisciplinary approach, where
knowledge sharing, practice-based experience, and close collaboration with

I stakeholders across the Danish constructionindustry together form arobust
foundation for a Danish Preserve or Explain approach. The ambition has beento
develop atoolthatis both methodologically robustand applicablein the municipal
planning context, where decisions on preservation, transformation, or demolition
aremade.

The methodology rests onthree complementary strands: 1) Policy and

practice analysis of relevantapproachesinLondon, 2) Arup’s experience from
transformation projectsin London, and 3) Broad involvement of Danish industry
stakeholdersto ensure adaptationtoa Danish context.

13



The Methodology Behind the Preserve

or Explain Tool

Policy and Practice Analysis

Theworkisbased on asystematic review of
international experience, with a particular
focus on Westminster's Retrofit First Policy and
the City of London’s Carbon Options Guidance.
Theanalysis coversregulatory models,
methodological standards, and decision-making
processes used tocompare transformationand
new construction, life-cycle assessment(LCA)
methodologies, and applicable Danish planning
and building regulations.In addition, the SAVE
methodologyisincludedtoidentify the needs,
opportunities, and considerations that must

be addressedinthe developmentofaDanish
model.

Practice-based Insights from Arup and Project
Partners

Akeyelement ofthe methodological foundation
isthe experience of Arup and the project
partnersfrom major transformation projectsin
Londonthathave concretely undergone Retrofit
Firstprocesses. These experiences provide
detailedinsightinto the practical execution

of carbon optioneering: which data mustbe
gathered, howtransformationscenariosand
alternatives aredeveloped, howtrade-offsare
made between environmental, economic, and
functional considerations, and which typical
challenges projectteams encounter.

This practice-based knowledge has been
centraltoensuring thatthe proposed Preserve
or Explaintoolis notonlytheoretically
well-founded, but also operational and realistic
toapplyinconcrete projects.

14

Aaen
Engineering

Figur 3: Overview over project team and collaborating partners
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The Methodology Behind the Preserve

or Explain Tool

Danish Stakeholder Involvement and
Co-creation

The project's professional direction has further
beenshapedthrough extensiveinvolvement of
Danish stakeholders-including municipalities,
consultants, developers, researchers, and
industry organisations. Throughinterviews,
workshops, and ongoingdialogue, these actors
have contributed knowledge onlocal processes,
dataavailability, capacity needs, challenges, and
opportunities.Inaddition, the data collection
included a questionnaire distributed via Plan22+
to Danish municipalities, through which 22
municipalities contributed valuableinsights (see
Figure 4).

This co-creation process hasbeencrucialin
ensuring thatthe tool both supports municipal
case handlingandis practically applicable for
the multidisciplinary projectteamsresponsible
forcarryingoutanalysesintheearlystagesofa
construction project.

By combining evidence-based knowledge,
international practice-based experience,

and broad stakeholderinvolvement, the
methodology establishesarobustand holistic
foundation. Thisintegrated approachforms
the basisforthe proposed Preserve or Explain
frameworkandtheaccompanyingtool.

16

Figure 4: Overview over the non-anonymos municipalities participating in the survey
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Insightsfrom London

The section presents key experiences from London, where local planning
Continuous dialogue with the local municipality authorities have developed and applied regulatory principles that support

Resource mapping

" " preservation, transformation, and reductionsin resource use and CO, emissions.
o These experiences are used as areference pointfor assessing transferable
Is full, substantial approacheswithinaDanish context.
or partial demolition T3
being applied for? i ) e S—

Assessment of the Requirements for Life cycle-based

building’s condition function and use scenario analysis

Is the condition and Can the proposed Can full or partial

structure of the existing project be realised preservation be doc-

building suitable for within the constraints umented as a more

transformation? offered by the existing CO2-efficient option " o
building? e elamallifen ne Decision by thg mummpalnylon

the extent to which preservation

of the existing building is re-
quired in the local development
plan

No requirement for
preservation in the local
development plan

new construction?

Proceed with the proj-
ect without carrying out
the Preserve or Explain

assessment

Z...

smssmEn O mms

JuEEEREEEEDT

Repeating of Figure 2: Process overview of the Preserve or Explain assessment




Insights from London

England has committed to achieving climate
neutrality by 2050. Despite this, no national
environmental requirements for construction
haveyetbeen established, eitherinthe form of
mandatorywhole-life carbon assessments or
principlessuch as Preserve or Explain.Regula-
tionisinsteadlargely handled by local planning
authorities, which settheir own policiesandre-
quirements, including those related tolife-cycle
assessment(LCA), circulareconomy principles,
and preservation-oriented initiatives. Among
the mostforward-lookingactorsinthisareaare
the City of London and the City of Westminster.
Bothform partofthe Greater London Authority
and are characterised by ambitioustargetsand
activeimplementation of climate policy mea-
sures—particularlyinrelationtorenovation,
retrofit,and transformation.

In2018, the Mayor of London declared a climate
emergency.As part of delivering the ambitious
objective of achieving net-zero CO, emissions by
2030, several planning and regulatory authori-
tiesinLondon, including the City of London and
the City of Westminster, haveintroduced more
stringentrequirementsfor new development.
These measures challengetraditional demoli-

tion-led practices and provide stronger support
fortheretention of existing building structures.
The overarchingapproachisthatopportunities
for preservationand refurbishmentmustbe
systematically explored and prioritised before
demolition canbe considered. Thisincludesa
thorough analysis and assessment of the poten-
tial forretention, based onthe building’s struc-
tural condition, alternative use options, climate
impacts (including CO, emissions), and any
constraintsrelated to building regulations and
technicalrequirements.

City of London

Since 2021, the City of London hasworked with
the conceptof Carbon Optioneering, which
requirestheinvestigation and comparison of op-
portunities for retaining existing buildings and
materialsindevelopmentsinvolving buildings
of morethan onestorey. Carbon optioneeringis
carried outatan early stage, prior to submitting
aplanning application and ahead of other con-
siderationsinthe planning process. The options
arecompared based ontheir climateimpactand
may, forexample, include and assess:

a)new construction,

b)refurbishment,

c)deepretrofit,and

d) deepretrofit combined with extension.
Inadditionto comparing climateimpacts, the
structural performance and quality of the exist-
ing building(s)are assessed, including aspects
such asfacades, floor-to-ceiling heights, struc-
tural complexity, and related characteristics.
Finally, the planning authority and the developer

may agree on additional assessmentcriteria
againstwhich the quality of the existing building
andthe potential for retention are evaluated,
such ascirculareconomy considerationsand
environmental certification.

Thisapproach hasresultedinameasurable
shift, showingthatalarger share of planning
permissionsisbeing grantedto refurbishment
and transformation projects.In 2024, the distri-
butionwas such that50% of approved planning
permissionswere grantedto projectsinwhich
more than half of the existing building stock was
retained (see Table 1).

Allmajor projectsinthe City of Londoninvolving
buildings of more than one storey—including
refurbishments, renovations, extensions, and
transformation projects—underwent Carbon
Optioneeringin 2024 and 2025.

City of London applications for major development projects 2024 2025 (pr. 30/9)
Number of applications for major development projects (City of London) ' 17 15

% of applications in which more than 50% of the primary structure is 50% 47%

retained (measured by mass) (8/16) (7/15)

% of applications in which less than 50% of the primary structure is 50% 53%

retained (measured by mass) (8/16) (8/15)

% of o f . - . 56% 50%

% of applications for new development that include limited retention (5/9) (4/8)

Table 1: Statistics on applications for major refurbishments and new developments

assessed by the City of London Corporation in 2024 & 2025 (City of London)
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Insights from London

City of Westminster

In2024, the City of Westminster presented a
policyinitiative—referred to asthe Retrofit First
Policy—aimed at promoting the preservation
andtransformation of buildings. The policy re-
quiresdevelopment projects exceeding 1,000 m?
toundergo aseries of sequential tests, intended
todocumentandtherebyjustifyanyinstances
of substantial demolition.In addition, require-
ments for life-cycle assessment (LCA) with de-
fined thresholdvalues have beenintroduced,
whichin practice make itdifficultto pursue new
constructionwithoutretaining parts of the exist-
ing building.

Asinthe City of London, the methodologyin-
volves anassessmentof existing building struc-
ture, building quality, and carbon optioneering,
alongside other environmental considerations
andbroadersocietal factors, withthe aim of doc-

umenting the necessity of demolition.

The policywas developedin close collaboration
withindustry stakeholders, and despiteinitial
concernsaboutresistance, subsequentdebate
and feedback have primarilyfocused onthe
technical details of the policy. This has demon-
strated broad supportforthe underlying princi-
ple. Althoughthe policy has notyetbeenformally
implemented, ithas quickly become afactorthat
isdiscussedinthe planning of construction proj-
ectsin Westminster.

Figure 5illustrates the process betweenlocal
plannersand external consultants, including
third-party verification, in atypical development
processrelatedtothe City of London’s Carbon
Optioneering policy. Asimilar process appliesin
the City of Westminsterand Camden.

22

Carried out by a third party

by a third party

Submit the scoping
note to the local
authority

Define the scope of

the third party’s early
pre-application statement
(for full or partial
demolition) and submit
all existing drawings and
previous studies

Check whether any
assessments of the
existing building are
available

Carried out by the project team

Early statement reviewed

Prior to planning ; Planning

applications | application phase

Early pre-application
statement prepared by
a third party

Third-party review of the
WLCA scenario analysis

The WLCA scenario
analysis and the early
pre-refurbishment
statement are compiled

Agree the final scope with
the local authorities and
obtain approval of the
scoping

Phase 2 design

development

Finalise the
WLCA for the
final design
proposal

Figure 5: Overview of the planning application process involving the local authority planning officer and an
appointed third-party reviewer under the City of London Carbon Options Guidance

Third-party review of the
WLCA for the final design
proposal

Submit the final
document—including
resource mapping, the Bill
of Materials, and the WLCA
report for the final design
proposal—together with the
demolition and construction
application to the local
authorities

23



Insights from London

Greater London Authority

Mayor
(decision maker for large projects)

Planning Committee
(decision maker for most projects)

Planning Officer

Consultant & Third Party Reviewer

Figure 6: Overview of the organisational structure under the Preserve or Explain

GLA and Sustainability Commission

Principal Sustainability Officer
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Political Structure and Allocation of Responsibilities Underpinning
London’s Carbon Optioneering and Retrofit First Policies

Both the City of London and the City of Westmin-
sterare governed by the Greater London Author-
ity (GLA).

The GLAplaysacoordinatingroleand ensures
acoherentapproachtogovernanceand devel-
opmentacross London. The authority has been
instrumentalin establishing the politicaland
strategic frameworks thathave enabled bor-
oughssuch asthe City of Westminsterand the
Cityof Londontodevelop andimplementthe
policiesdescribed above.

The GLAis,amongotherthings, responsible for
supportingtheregulationand harmonisation
of standardsfor Life Cycle Assessment (LCA).In
contrastto Denmark, these standards are not
defined through national requirements. Beyond
itsregulatoryrole, the GLA actively facilitates
coordination, funding, and knowledge shar-

ing between London’s boroughswiththeaim
ofaccelerating theimplementation of climate
policy measures. This collaborationis crucial to
ensuringthatexperiences and best practices
are systematically shared and embedded across
administrative and geographical boundaries.

Inaddition, the GLAhasappointed an 18-mem-
ber Climate and Sustainability Commission
(2025), composed of experts and stakeholders
fromawide range of sectors.

Since 2002, the Commissionhasservedasa
directadvisory bodyto the Mayor on matters
relating to sustainable initiatives and environ-
mental policy.Its overarching mandateisto
promote sustainable principles across all strate-
gicdecision-making processes, operating across
traditional policy silosinordertoidentifyand
advance holisticsolutions. Thisworkis essential
toensuring that sustainabilityis nottreated asan
isolated objective, butasanintegral component
of allaspects ofurban developmentand political
decision-making.

Eachboroughalso hasitsown Mayor,whois
responsible fortheimplementation of construc-
tion projectsand planning policy, includinglocal
plans. Within each borough, the Mayor oversees
dedicated planning officers, case officers, and
committees.

Figure 6 provides an overview of this organisa-
tional structure.
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Insights from London

Experiences from London

TheapproachadoptedinLondon stands out
among other planning authoritiesinthe UK. Only
7% oflocal planning authorities require a Whole
Life Carbon Assessment(WLCA), and just 1.5%
have requirements thatexplicitly supportthe
preservation of existing buildings, forexample
through mandatory pre-demolition or pre-re-
developmentaudits. Thisillustratesthatsuch
anapproachremainsrelativelyuncommonata
nationallevel.

While experiences from London demonstrate
clear benefits for case handling and deci-
sion-making—and contribute to upskilling
and capacity building across allinvolved stake-
holders—itis also evidentthatthe approach
typically entails additional administrative costs
andincreased resource demands forall parties
involved.

The added requirementsintermsofdocumen-
tation, time, andfinancial resources canhavea
dampening effectonincentivesfor smalleror
lesswell-resourced local authorities elsewhere.
Thisnotonlyraisesdirectquestionsrelated

to capacityandfunding, butalso givesriseto
indirectconcernsthatdevelopmentactivityand
investment may be diverted towards cities with
less stringentregulatory requirements.

Concluding Remarks on Experiences from
London

Experiencesfrom London demonstrate that
ambitious Retrofit First measures candrivea
significanttransformation withinthe construc-
tionindustry. Atthe sametime, they highlight
theimportance oflocal adaptationwhensuch
principles areimplementedincitiesand areas
with more limited institutional capacity and re-
sources. Thereis broadrecognitionthatsmaller
construction projects oftendo nothave thesame
accesstospecialistconsultants or the resourc-
esrequiredfordetailed analyses aslarge-scale
urban developmentprojects. We therefore as-
sessthatrequirements fordocumentationand
assessmentshould be applied proportionately,
ensuringthattheyare aligned with projectscale
and local conditionswhen adapting Retrofit First
approachestoaDanish context.

Itis, however, worth noting thatsome smaller
planning authorities have chosento challenge
traditional thresholds. Forexample, planning
authoritiesin Plymouth and South West Dev-
on haveintroduced policiesthatapplytoall
demolition and new-build projects—including
single-family housing—in order to ensure that
preservation andtransformation principlesare
incorporatedintothe assessment. Thisapproach
has, inturn, raised questions of proportionality,
prompting the developmentofguidanceand
procedural frameworks designedtoenable
implementationinamannerthatisrealistic for
both authoritiesand developers.

Similarly, South Oxfordshire and Vale of White
Horse haveintroduced differentiated LCAre-
quirements as partoftheirjointLocal Plan—
comparabletoashared municipal planinaDan-
ish context—reflecting considerationsrelated to
localeconomic conditions and the balancing of
planning objectives.

Inthisway, experiencesfrom Londonandthe
wider UKillustrate that Preserve or Explain
principles can provide arobust frameworkfor
more sustainable planning practices. However,
successfulimplementationrequiresthatthe
principles be adaptedtolocal conditions and ca-
pacities, ensuring thatthey are ambitious as well
asrealisticin different contexts.
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Case Study

Euston Tower, Camden, London

Euston Tower,acommercial high-rise building
locatedinthe London Borough of Camden,
hasbeenvacantsincethe early 2020s. Situated
between Euston Station and Regent’'s Park on
the northern edge of central London, the tower
represented pioneeringworkplace designwhen
itwas completedin 1970. Subsequentshiftsin
technology and working practices have, howev-
er,graduallyrenderedthe building obsolete. By
the 2010s, the buildingwas largely unoccupied,
andithasremained unusedsince.

Since December 2022, 3XN/GXN,have on be-
half of British Land, andin close collaboration
with Adamson Associates, DSDHA, and Arup,
with Hilson Moran acting as third-party verifier,
engaged with local stakeholdersto shape anew
future for Euston Tower. The proposal comprises
a52,000 m?and 32-storey building (levels 00-31),
designed to meetcontemporary expectations
forsustainable, flexible office space.

Camden’s planning policy requiresthatall pro-
posalsinvolving substantial demolition demon-
stratethatretentionandimprovementofthe

existing building are not feasible. Designteams
are expectedto apply creative and innovative
solutionsto adaptexisting structuresandto
avoid extensive demolition wherever possi-
ble. All projects—whether refurbishmentor
new-build—mustoptimise resource efficiency
and adheretocirculareconomy principles.

Inresponsetotheserequirements, the project
teamundertook a detailed pre-development
assessment, evaluating the condition of the
existing buildingand analysingarange of reten-
tionscenarios. The assessment concluded thatit
was feasibletoretainthe foundations, basement
structure, andthe central reinforced-concrete
core, whichtogether accountfor31% of the total
concretestructure byvolume.

Asthissolutionstill resulted in asubstantial vol-
ume of concrete waste, theteam also explored
methodsto preserve thevalue of the concrete.
Theseincludedinnovative reuse strategies for
concreteremoved fromribbedslabs, flatslabs,
and satellite corewalls.
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Picture 1: Euston Tower, Camden, London. Photo Credit: 3XN/GXN
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Is full, substantial
or partial demolition
being applied for?

Proceed with the proj-
ect without carrying out
the Preserve or Explain

assessment
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Resource mapping

Continuous dialogue with the local municipality
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Requirements for Life cycle-based
function and use scenario analysis
Can the proposed Can full or partial
project be realised preservation be doc-
within the constraints umented as a more

offered by the existing COz-efficient option

building? than demolition and Decision by the municipality on
new construction? the extent to which preservation

of the existing building is re-
quired in the local development
plan

No requirement for
preservation in the local
development plan
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Presentation of Stakeholder Data

il

This section presentsthe empirical evidence and industryinsights thatunderpin
the work on adapting the Retrofit First principle to the Danish context. The focus
ison practical experience, assessments of potential, and barriersrelated to
implementation.
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Presentation of Stakeholder Data

ExperiencesfromLondonindicatethata
Preserve or Explainapproach canstrengthen
boththe circulartransition and the quality of
urbandevelopment.

Building onthis, the project has explored how
acomparable principle could be adapted and
appliedinaDanish context. Toaddress this
question, the projecthas drawn on existing
researchinthefield aswellas extensive
stakeholder engagementacrossthe Danish
construction sector, including building control
and planning departmentsin municipalities
throughoutthe country. Inspired by the Retrofit
FirstprincipleasappliedinLondon, and by
Arup’s own experience with similar approaches,
the projectisfounded onthedevelopmentofa
toolintended for politicalimplementation.As a
result, municipalities have played a centralrolein

identifying the political barriersthata Preserve
or Explainrequirementis likelyto encounter
duringanimplementation phase.

The perspectives of municipalities provide a
nuanced picture of both the opportunitiesand
the challenges associated withintroducing a
Danish Preserve or Explainmodelasaregulatory
requirement. The following sections presentthe
keyinsightsthatoutline how such arequirement
could beanchoredin practice and the types of
changeitmaydrive.

Thissectionsummarises data collected through
guestionnaires, interviews, and workshops with
Danish municipalities acrossthe country. The
findings are structured around aset ofrecurring
themesidentified through the analysis.
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Organisation and Allocation of
Responsibilities

The analysis of responses from municipalities
revealsaconsistentnational patterninthe
organisation of demolition and building permit
case handling. Building control departments
constitute the coreregulatory authority and
carrythe primaryresponsibility, typically
staffed by architects, engineers, and building
constructors. Planning departments oftenactas
technicaland professional advisors, particularly
incasesinvolving deviationsfromlocal plans,
heritage or preservationinterests, or designated
cultural environments, or where buildings

are SAVE-listed. Planning departmentsare
alsoresponsible for preparing newlocal plans
and managingthe associated local planning
processes.

Inmore complexor principled cases, the political
levelisinvolved, and several municipalities
emphasise that preservation-related cases
almostalways acquire a political dimension.
Organisational models neverthelessvary:

some municipalities centralise preservation
caseswithinthe planningdepartment, while
others manage themwithin building control,
with ad hocinvolvementofthe planningunit.In
addition, abroad range of municipal functions—
including environment, roads and mobility,
cultural heritage, and GIS—areinvolvedin cases
characterised by high complexity.

The Role of Local Plans and Associated Chal-
lenges

Local plansemerge as one of the most central
instrumentsin developmentand demolition
cases. However, municipalities often describe
them asbroad, outdated, orinsufficiently precise
withregardto preservation considerations. As
municipalities canonlyrefuse demolitionwhere
thisis explicitly prohibitedinthelocal plan, or
where abuildingis designated with a high SAVE
preservationvalue, the specificwording of local
plansbecomesdecisive.

Consequently, many municipalities express a
need to update existinglocal plans orto prepare
new onesthatmore clearlyembed preservation
interests. Such plans can provide a concrete legal
basis for prioritising transformation over demoli-
tionandtherebyenable therefusal of demolition
applications. Atthe sametime, municipalities
emphasise thatlocal plan processesareslowand
resource-intensive, which limits their ability to
respond swiftlyin caseswhere theywould other-
wise seektoretain existing buildings.

Process Flow and Cross-disciplinary
Collaboration

Municipalities describe a shared procedural
frameworkinwhich applicationsfor construction
and demolition are submitted through the Byg &
Milje (Build & Environment) system and screened
forcompleteness, legal compliance, and align-
mentwith planning regulations. Requests for
additionalinformation are subsequentlyissued,
with many municipalities seeking to limitthistoa
singlerequestinordertomaintain momentum.
Duringthe subsequentreview, statementsare
obtainedfrominternal unitsresponsible for
planning, environment, roads and mobility, and
cultural heritage, with museumsinvolvedin
selected cases.Inmore complex cases, dialogue
istypically established through meetings and
cross-disciplinary discussions before the tech-
nical assessmentistranslatedintoanadmin-
istrative or political decision. While the overall
procedurallogicis broadly consistentacross
municipalities, the scope and intensity of the pro-
cessvarysignificantly depending onthe nature
of the case and the capacity of the municipality.
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Demolition and Preservation Considerations

Applications fordemolition generally follow

the same organisational and procedural path-
ways as other building permit cases. However,
heritage and preservationvalue constitutes

the central assessment criterion. Municipalities
emphasisethat, asageneralrule, theylackthe
legal authority torefuse demolitionunlessthe
building is SAVE-registered in categories 1-3/4
(depending on municipal practice), orwhere
binding preservation provisions are stipulatedin
theapplicablelocal plan.Inpractice, thismeans
thatmunicipalities often have to grantdemoli-
tion permits for buildings they might otherwise
wishtoretainonplanning or cultural-historical
grounds, ifthe planning framework does not
provide a sufficientlegal basis to enforce preser-
vation.

Forlarger construction and demolition projects,
thisstarting pointchangessignificantly. Projects
of acertainscale or character will typically trigger
arequirementforalocal planunder Section 13(2)
ofthe Danish Planning Act, either because the
proposalisnotinaccordance with existing plan-
ning provisions, or because it entails substantial
changestolanduse, urbanstructure, or the built
environment.Insuch cases,demolitionand new
developmentbecomeintegral components of
thelocal planning process. Through dialogue
with developers and other stakeholders, munic-
ipalities canthen establish concrete and binding
provisionsrelating to preservation, transforma-
tion, scale, siting, and architectural expression.
Inthis context, buildings with identified conser-
vationvalue typically prompt more thorough
planning assessments, internal deliberations,
and often political consideration. Planning
instruments such astemporary Section 14 pro-
hibitions under the Danish Planning Actorthe
preparation of conservation-focused local plans
may be employed to ensure that preservation
considerations are explicitlyincorporatedinto
future planning. Some municipalities also apply
demolitionlists or similar practices, enabling cas-
estobeescalatedtothe political level.

Transformations, Professional Competencies,
and Assessment Criteria

Transformations are assessed onthe basis ofa
combination of architectural, planning, andlegal
considerations. Municipalities describe trans-
formation projects as professionallydemanding
andtypically architect-led, while demolition
cases more ofteninvolve environmental consid-
erations. Assessments are primarilybased on
heritagevalue (as defined by the SAVE method-
ology), planning conditions, and holistic evalu-
ations of architectural, cultural-historical, and
environmental aspects.

Applicants’ own justifications form partofthe
assessment, butrarely carry decisive weightin
the absence ofanunderlying planning or conser-
vationrationale. Casesinvolving changes of use,
historicenvironments, or significant planning
exemptions are perceived as particularly com-
plex.Such cases oftenlead to cross-disciplinary
meetings, managementinvolvement, and
political decision-making, reflecting the absence
of astandardised method for conducting these
assessments.
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Tools and Decision-making Framework
Municipalitiesrelyonabroadrange of data
sources, including GIS layers, local plans, munic-
ipal planning frameworks, SAVE registrations,
cultural environmentatlases, BBRand OIS data,
aswellason-siteinspections.Itisnotedthatthe
SAVE methodologyis limited to assessing con-
servationvalue primarily from a cultural-heri-
tage perspective.

In addition, the assessmentframeworkis
shaped by statutoryandregulatoryinstruments
such asthePlanningAct, the Building Regula-
tions, and easements and servitudes. Munici-
palities highlight challenges related to capacity,
systematisation, and early-stage screening,
which affect processing times and limitthe abil-
ity toidentify complexissuesatan early stage of
the case-handling process.

Concluding Remarks on the Empirical Work

Overall, the analysis of the stakeholder-oriented
empirical material shows that building control
departments constitute the administrative core
forsmaller construction projects, while plan-
ning-and environment-related perspectives are
decisive in complexand conservation-related
cases. Conservationvaluesactas strong political
drivers, and both transformations and demoli-
tionsareincreasingly assessed through holistic
perspectivesthatcutacross cultural environ-
ments and planning constraints.
Municipalitiesworkin a cross-disciplinary man-
ner, butexperience significant capacity pres-
sures. Their ability to steer development towards
preservation and transformationdependstoa
large extentonthe contentoflocal plansand on
political priorities.
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Conclusion

"

This concluding chapter brings together the background report’s key conclusions
and synthesisesthe analyses, arguments, and empirical evidence that collectively
formthefoundation forthe Preserve or Explaintool. The chapter therefore marks
thetransition from documentation andinvestigationtodirection and action.
Based onthereport'sfindings, asetof recommendationsis presented outlining
howthetool canbe applied, operationalised, and embedded within planning
processes and case handling. Theaimisto ensurethatthe challengesidentified
throughthe analyses aretranslatedinto concrete, strategic, and practice-oriented
measures.

Finally, the chapter outlines the next steps, with afocus onimplementation,
prioritisation, and further development.Indoing so, itestablishes a clear link
betweenthereport'sknowledge base and the decisions and actions required
tosupportamorebalanced approach to preservation, transformation, and
development.
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Conclusions and Recommendations

Thisbackgroundreport constitutes Part 1 ofthe
Preserve or Explain publication. The document
presentsthe empirical foundation, including
the collected data, analyses, andinternational
experiencesthathave formedthebasisforthe
developmentofaDanish-adapted Retrofit First/
Preserve or Explainapproach.

Thereportsets outthekeystructuralarguments
and professional assessmentsthatpointto
preservation and transformation of existing
buildings as essential instruments for reducing
climateimpacts, supporting architectural qual-
ity,and advancingcircular principles withinthe
Danish building stock.Inaddition, it highlights
the mostimportantframework conditions, op-
portunities, and barriersrelated toimplementa-
tioninaDanish context.

The combined datafoundation forms the basis
forthe developmentofthe Preserve or Explain
tool, whichis presentedin Part2 of the publica-

tion (Document2/2). Thetoolisdevelopedasa
methodological framework designed to support
municipal case handling by enabling a systemat-
icassessmentof preservation potential in rela-
tionto demolition.

Finally, thereportsummarises aset of recom-
mendations on howthetoolcanbeanchored
andimplemented in municipal practice. These
recommendations are based on contributions
andinputfrom both municipalities and key
actorswithinthe construction and real-estate
sectors. Therecommendations bring together
the mostimportantleversforstrengtheningthe
implementation ofthe Preserve or Explaintoolin
Denmarkand arestructuredinto three catego-
ries:

(a)legalbasis, (b)implementation in municipal-
ities, and (c) political and economicinstruments
(seeFigure?).

Legal basis

Political and
economic in-

Implementa-

struments

Figure 7: Categories of recommendations

tion in munici-
palities
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Legal Basis as a Prerequisite for Preservation
and Transformation
Arobustlegalframeworkis essential if munic-
ipalities are to promote the transformation of
existing buildingswhile also being able torefuse
demolition applications.Inthe absence ofaclear
legal basis, municipalities are often leftwithout
the ability to prioritise preservation, even where
building-related or cultural-historical values
would warrantit. Requirements for Preserve or
Explain assessments can beintroduced at differ-
entlevels, including through the Planning Act,
municipal plans, andlocal plans.

Based oninputfrom stakeholdersin Danish mu-
nicipalities and experiences from London, this
projectrecommends that municipalities actively
integrate an assessment of existing buildings,
with aviewto establishing preservationrequire-
ments, as partofthelocal planning process. This
approach providesthe necessarylegal authority
for municipalities to refuse demolition applica-
tionswhere conservation considerations arerel-
evant. Atthe sametime, itstrengthensthe ability
to prioritise transformation over demolitionasa
strategicobjectiveinurban development.

Implementation in Municipalities

Thetoolisintended for projectsthattrigger
alocal plan process,inwhichthe Preserve or
Explain assessmentformsanintegrated part
ofthe planningwork. Thetool specifies the
documentationthatdevelopers and theiradvis-
ers must provide to supportthe municipality’s
assessmentofwhether preservation, transfor-
mation, or demolition should formthe basis for
subsequentplanning decisions. The approachis
genericand developed foraDanish context, but
canbe adaptedtotheindividual municipality’s
planning practice, needs, and capacity. The pur-
poseistoensureasystematicandtransparent
decision-making basis, enabling municipalities
to assesswhetherrequirements for preservation
or specific provisions should beincorporated
intothelocal plan.

Itisrecommended that municipalitiesappointa
designated sustainability professional respon-
sible for coordinating communication across
municipal departments and externally with the
construction sector. Thisrolewould also bere-
sponsibleforreviewing the submitted Preserve
or Explainreportsthataccompany demolition
applications. The model correspondstothe
approach appliedinLondon, where a Principal
Sustainability Officer acts as akeyinterface be-
tween planning authorities, building control, and
projectstakeholders, ensuringthatassessments
are applied consistently and are professionally
grounded withinthe decision-making process.
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Political and Economic Instruments to Support Implementation

Tofacilitate theimplementation of the Preserve
or Explaintooland to secure supportfrom stake-
holders acrossthe construction sector, munici-
palities may supplementthe approachwith po-
liticaland economicincentives. Akeyinstrument
isthe clear communication of a political commit-
mentto Preserve or Explain, combined with the
signalthatapplications preparedinlinewith,
orexplicitlyaddressing, a Preserve or Explain
approachwillbenefitfromamore predictable
andstreamlined application process. Such an
approach notonly provides a clearindication of
municipalambitions, butalsoreducestimeand
costsforactorswho choose more sustainable
solutions.

Afurther measuretostrengthenthe priori-
tisation of transformation as afirstchoiceis
theintroduction of more flexible frameworks
withinthe Building Regulations (BR18). The
implementation process could be significantly
supported iftransformation projectswere, toa
greater extent, granted more flexible regulatory
conditions—particularlyinsituationswhereitis
technically or structurally challenging to bring

anexisting building fully up to current standards.

One possible modelwould allow municipali-
tiestograntexemptions enabling buildingsto
complywiththeregulatoryframeworkin force at
the time of construction, combined with require-
ments for documented safety and functionality.
Similarapproachesare applied, forexample, in
the Netherlands, whereflexible requirements
for existing buildings have promoted transfor-
mation as apracticaland economicallyviable
alternative to demolition.

Introducing more adaptable provisionsin BR18
forrenovation and transformation would reduce
costsandremovetechnical barriersthat cur-
rently makerefurbishmentless attractive than
new construction. Amendmentsto the Building
Regulations could therefore become animport-
antcomplementto other political and economic
incentives.

Atthe EU level, policy developmentis moving
towards amore holisticapproach, inwhichen-
vironmental and climateimpacts are assessed
inanintegrated manner.Inthe samedirection,
the Preserve or Explaintoolshould be further
developedsothatits assessments—particularly
the associated life-cycle assessment—cover a
broaderrange ofimpacts. Thiswould strengthen
therelevance ofthetooland ensureamore com-
prehensive decision-making basis.

Inaddition, itisrecommended to establish
financialincentives, forexampleinthe form of
temporary property taxreliefduring the con-
struction phase for transformation projects, on
equal termswith new-build developments. Such
amodel could strengthen the economic condi-
tionsfor prioritising renovation and reuse over
demolition, while supporting municipal sustain-
ability and preservation objectives. Contributors
fromthe construction andreal-estateindustries
involvedinthe projectemphasise thata combi-
nation of simplified case handlingand targeted
financialadvantages can create an effective,
market-basedincentive. Thisisassessed as hav-
ingthe potential to promote broader integration
of preservation considerations and transforma-
tionasanatural partof standardindustry prac-
tice.
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Next Steps

Implementation Guide

The nextnatural step forthe Preserve or Explaintool
isthedevelopmentofanimplementation guide to
supportmunicipalitiesinintegrating a Preserve or
Explain procedureintotheir existinglocal planning
practice. The purpose ofthe guideistotranslate the
project'srecommendationsinto concrete workflows,
processes, tools, and data sources that municipalities
can applydirectlywithinlocal plan preparationand
casehandling.

Such aguide can promote consistency across
municipalities, while still allowing for local adaptation
sothatindividual authorities can operate within

their own planning frameworks, ambition levels,

and organisational capacities. Asa nextstep, an
implementation guide would provide municipalities
with a practicaland operational point of departure,
makingiteasiertointroduce, anchor,and manage
aPreserveorExplainapproach as part of everyday
planning and administrative practice.

Pilot Projects

Thetoolshould betestedinpracticein ordertogain
concrete experience with the developmentand
application of thistype ofinstrumentinaDanish
context. Apilot phasewould provide municipalities
withinsightinto howthetool can beintegrated

into case handling processes, whileactorsinthe
constructionindustry gain practical experiencein
preparingand documenting the required analysesin
real projects.

Inthisway, thetool can be furtherrefined and
provide the basis for amore consistent, efficient,
and practicable approach across actors, supporting
broaderimplementation and uptakein municipal
planning and decision-making.

Preserve or Explain for Single-family Houses

Atpresent, the Preserve or Explaintoolisdirected
exclusively atdevelopmentprojectsthattrigger
alocal plan processwithin municipalities, where
thetool canbeapplied asasupplementto existing
investigationsand planning proceduresin connection
with the preparation ofanewlocal plan.
Itisrecommended thatasimplified version ofthe tool
be developedfor use by building control departments
inthe case handling of single-family houses. Sucha
toolwould help preventbuilding applications from
resulting inunnecessary demolition of existing
buildingsthathavethe potentialtobe preserved
andtransformed, butwhich fall outside the scope of
projectsthatrequirealocal plan.
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The conceptofthird-party verification should be further developed in the next phase of the Preserve or Explain tool's development.

https://webshop.ds.dk/preview/M240512
https://www.iso.org/standard/61148.htmlw

https://www.build.aau.dk/til-byggebranchen/software/be18w

https://cms.realdania.dk/media/yynlai3w/realdania_klimadatarap_digital_021024.pdf

https://webshop.ds.dk/standard/M350383/ds-en-17680-2023

https://cms.realdania.dk/media/yynlai3w/realdania_klimadatarap_digital_021024.pdf
https://www.cityoflondon.gov.uk/assets/Services-Environment/carbon-options-guidance-plan ning-advice-note.pdf
https://www.westminster.gov.uk/media/document/ev-r-004-retrofit-first-policy-guidance-for-environment-spd-november-2024
https://www.researchgate.net/publication/394268385_Summary_-_Embodied_Carbon_and_the_Circular_Economy_-_Analysing_UK_Planning_Systems_and_Policy_2pdf
https://www.bygogmiljoe.dk/
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