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EXECUTIVE SUMMARY 

The Energy Statement supports the detailed planning application for the construction of the 
new industrial building at Bennets Court, Reading.  

Assessment was required to assess the buildings’ compliance with Building Regulations L2 
and policy CC2 & CC4 of the Reading Borough Local Plan (2019). The Policy’s sets out a 
number of ways in which development should be designed and constructed from an energy 
and sustainability point of view. The policy does not prescribe a percentage of energy to be 
generated by LZC technology, it does refer to the need to comply with BREEAM Excellent.  

However, there is a clear policy expectation that some form LZC solution should be 
incorporated into new development schemes, unless unviable, to contribute to the overall 
carbon reduction target in policy reducing the city’s carbon footprint. 

To comply with Policy CC2 the current proposal will achieve a BREEAM Outstanding rating.  

To comply with Policy CC4 the current proposal for the scheme is improved construction and 
air tightness along with the introduction ASHPs and Photovoltaics to be incorporated to offset 
the 100% of the regulated energy (regulated energy at PC) consumption. 

The current proposal for the scheme is for ASHPs and Photovoltaics to be incorporated to 
offset the 100% of the regulated energy (regulated energy at PC) consumption. 

Please refer to Appendix A for the planning stage BRUKL and Appendix B for the planning 
stage EPC which archives 9 Credits under BREEAM 2018 ENE01 and hence the requirements 
for Outstanding within the Energy Credit. 
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INTRODUCTION 

CONTEXT 

Sustainable development has been defined as development that meets the needs of the 
present generation without compromising the ability of future generations to meet their own 
needs. The Energy consumption of the building is a key part of this. 

The Proposed Development aims to mitigate any negative impacts it might have on the 
environment whilst maximising efficiencies and opportunities to deliver an intrinsically 
sustainable building. 

 

SITE LOCATION 

The proposed development is a Industrial building at Bennets Court, Reading.  

 
Source: BHP 
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PROPOSED DEVELOPMENT 

The proposed development shall be comprised of: 

 39,420 Sqft warehouse unit with 6,955 Sqft Office. 

 Car parking spaces including disabled spaces and vehicle charging spaces 

 HGV parking and docking stations 

 
Source: Proposed Site Plan (BHP) 
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POLICY AND LEGISLATION 

NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK 

The National Planning Policy Framework (NPPF) was introduced in March 2012 and was 
revised in July 2021. The NPPF sets out the Government’s planning policies for England and 
how these are to be applied. The framework must be considered when granting planning 
permission for any new development.  

The purpose of the planning system and the NPPF is to help achieve sustainable development 
by meeting the needs of the present without compromising the ability of future generations to 
meet their own needs. The NPPF divides sustainable development into three objectives which 
are both independent and mutually supportive: 

 Economic 
 Social 
 Environmental 

These objectives should be delivered though the application and implementation of the NPPF 
policies. The NPPF aims to drive sustainable development and has been established on the 
basis of presumption in favour of a sustainable development. 

 

CLIMATE CHANGE ACT 2008 

The Climate Change Act 2008 was published on 26th November 2008 to: 

 Set a target for the reduction of greenhouse gas emissions by 2050. 
 Provide a system of carbon budgeting. 
 Establish a Committee on Climate Change. 
 Establish trading schemes to limit greenhouse gas emissions and encourage activities 

to reduce of remove greenhouse gases from the atmosphere. 
 Reduce domestic waste and encourage recycling. 

The Act outlines a target to reduce net UK carbon account by at least 80% by 2050, over the 
1990 baseline. 

 

TOWN AND COUNTRY PLANNING ACT 1990 

The Town and Country Planning Act was published on 24th May 1990 and consolidates several 
elements relating to town and country planning. 

 

ENERGY ACT 2013 

The Energy Act received Royal Assent on 18th December 2013 and makes provision to: 

 Set a decarbonisation target. 
 Review the electricity market and encourage low carbon electricity generation or 

secure supply. 
 Establish the Office of Nuclear Regulation. 
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 Protect the government pipe-line and storage system’ 
 Ensure domestic supplies of gas and electricity and regulation for consumers. 
 Establish energy licencing categories. 
 Establish principles for offshore transmission of electricity during a commissioning 

period. 
 Review the integration of smoke and carbon monoxide alarms. 

 

PLANNING AND ENERGY ACT 2008 

The Act was adopted on 13th November 2008 and enables local planning authorities to set 
requirements for energy use and energy efficiency in local plans. 

 

BUILDING REGULATIONS 

The Building Regulations set out statutory standards developments are to meet. These 
standards cover measures including energy efficiency, water efficiency, sanitation, fire safety, 
sound resistance and ventilation. 

Part L of the Building Regulations relates to the conservation of fuel and power. Part L covers 
energy efficiency and sets out the maximum carbon dioxide occupied buildings are to emit. 
The current 2021 edition came into effect on 15th June 2022. 

 

LOCAL 

READING CCS POLICY 2 & 4 

The Plan sets out a vision and a strategy for the sustainable growth of the City. It sets out a 
framework to guide growth across Reading, in particular addressing the challenges related to 
climate change, quality of life, delivery of infrastructure, creation of an inclusive economy. 

Policy CC2 requires that all major non-residential developments or conversions to residential 
are required to meet the most up-to-date BREEAM ‘Excellent’ standards, where possible.  

Policy CC4 requires that any development of more than 20 dwellings and/or non[1]residential 
development of over 1,000 sq m shall consider the inclusion of decentralised energy provision, 
within the site, unless it can be demonstrated that the scheme is not suitable, feasible or viable 
for this form of energy provision. Where there is existing decentralised energy provision 
present within the vicinity of the application site, further developments of 10 dwellings or more 
or non-residential development of 1,000 sq m or more will be expected to link into the existing 
decentralised energy network or demonstrate why this is not feasible.  

The policy does not prescribe a % of energy to be generated by LZC technology. However, 
there is a clear policy expectation that some form LZC solution should be incorporated into 
new development schemes, unless unviable, to contribute to the overall carbon reduction. 
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DEVELOPMENT AIMS 

Following a review of the policies and legislation, the new development aims to: 

 Meet the challenges of climate change. 
 Prevent and minimise pollution. 
 Reduce energy use and greenhouse emissions. 
 Supporting the use and development of low carbon technologies.  
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ENERGY CONSUMPTION OBJECTIVES  

Climate change is perhaps the most significant global sustainability issue as it directly impacts 
all others. Variability in the climate system occurs naturally, however human activity since pre-
industrial times has accelerated change. 

There has been an unequivocal warming on the global climate system with unprecedented 
temperature rises since the mid-1950s. Both the atmosphere and oceans have warmed 
resulting in: 

 Rise in the global mean sea level. 
 Ocean acidification. 
 Altered precipitation levels - wet areas becoming wetter and dry areas becoming drier. 
 Increased extremity and frequency of weather and multi-hazard events. 
 Changes to ocean salinity. 
 Significant ice loss from glaciers, ice sheets and sea ice. 
 Reduced snowfall and snow cover. 
 Increased permafrost temperatures. 

More than half of the observed increase in global average surface temperature from 1951 to 
2010 has been caused by the anthropogenic increase in greenhouse gas concentrations and 
other anthropogenic influence, largely caused by fossil fuel combustion. 

In the UK, communities are becoming increasingly vulnerable to climate change which has 
resulted in a drive for sustainable development. Having reviewed the policies and 
consequently established the targets to achieve a sustainable development, the following 
objectives have been established:  

There are a number of policies within the Local Plan that require the Proposed Development 
to be inherently sustainable, including: 

 Policy CC2  
 Policy CC4 

Following a review of these policies, several energy objectives have been established: 
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ENERGY 

Demand for energy and fuel continues to increase and is driven by increases in urbanisation, 
globalisation and population growth. However, global awareness of the impact of fossil fuel 
combustion on climate change and the rise in energy costs is driving the need for alternative 
fuel sources which do not release greenhouse gases into the earth’s atmosphere.  

Fossil Fuels are not only one of the major global sources of greenhouse gases but are also 
finite sources of energy. There has been an increase in demand for renewable energy sources 
and more efficient technologies following recognition of the need to drive down energy use. 

In order to demonstrate compliance with Building Regulations and Local Plan Policy the 
Proposed Development will follow the following energy hierarchy: 

 

REDUCE ENERGY DEMAND 

The Proposed Development is designed with an enhanced building fabric so that the building’s 
thermal performance is improved. Improved u-values and a low air permeability result in fewer 
heat and air losses and a reduced need for heating and cooling thereby reducing energy use.  

 

REDUCE ENERGY USE 

Energy usage will be reduced through the specification of energy efficient equipment, including 
LED lighting, efficient heating and cooling systems and automatic controls. The end user will 
be encouraged to use efficient equipment including energy labelled white goods and office 
equipment. 

 

USE RENEWABLE OR LOW CARBON TECHNOLOGIES 

In accordance with Local Plan Policy, low or zero carbon forms of energy generation will be 
incorporated where practical. The Proposed Development will be designed to include 
provision for photovoltaic panels and thermal collectors on the roof to provide heating and 
power. 

 

AIR POLLUTION 

The following air pollution measures have been specified: 

 Low NOx emission heating and hot water systems. 
 Low VOC content products, including paints, varnishes & adhesives. 
 Efficient refrigerant-using systems. 
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APPROVED DOCUMENT L2A (2021), BUILDING REGULATIONS 
The current building regulations are concerned with 3 key criteria: 

 

1. The amount of carbon dioxide emitted from a building per annum. The amount of 
carbon dioxide emitted is calculated by an approved Energy Assessor, using approved 
software tools. Within the approved software, the Energy Assessor creates a virtual 
building model which is compared against a “Notional Building”. The Notional Building 
is generated automatically within the accredited software and mimics the physical size, 
shape, orientation, location, and layout of the virtual model. In order to pass the 
Criterion One assessment for compliance with ADL2A 2013, the carbon emission of 
the virtual building must be equal to, or less than, the carbon dioxide emission of the 
notional building.  

2. The performance of the building fabric to ensure that reasonable provision is made to 
limit heat gains and heat losses. This assesses building fabric U-values and building 
air permeability to ensure that minimum standards prescribed by the Building 
Regulations are met. M&E building services must also meet minimum energy efficiency 
standards.  

3. The effect of solar gains during the period of April to September, whether air 
conditioning is installed or not. The intention is to reduce the need for air conditioning 
or reduced the installed capacity of air conditioning if present. Again, the virtual building 
model is compared to a notional building. The model must have a solar heat gain less 
than or equal to the notional building benchmark.  

 

The principle of the building design is to use as little energy as possible and utilise low or zero 
carbon energy sources to deliver some of that energy. 

This methodology needs a structured and analytical approach to understanding the overall 
value of each element of design. The first two steps, those of making the building envelope 
energy efficient and then utilising equipment to service the building which is also very energy 
efficient, are well proven. However, the results from implementing renewables are variable as 
many of the technologies are dependent on the variables of weather and of building usage. 
  

Baseline Building, built to exceed the requirements of Building 
Regulations, maximising the building envelope performance.

Utilise systems to service the building which are highly energy efficient 
and which are controlled to suit the use pattern of the building.

Consider the use of renewable energy equipment to generate some or 
all of the resulting energy demand of the building
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LOW & ZERO CARBON TECHNOLOGY STUDY 

AVAILABLE TECHNOLOGIES 

SOLAR HOT WATER 

Description  

Solar water heating systems use energy from the sun to heat water. A fluid within the wall/roof 
mounted panel is heated by the sun. The fluid is then used to heat water. 

There are two types of collectors available: Flat plate & Evacuated tube 

  

 

Advantages 

Government Renewable Heat Incentive 
payments. Relies on a natural source 
(the sun). 

Low maintenance. 

 

Disadvantages 

Panels ideally need to face South and 
at an incline of 30º to the horizontal. 

The system must be unshaded. 

PHOTOVOLTAICS (PV) 

Description 

Photovoltaic (PV) systems convert energy from the sun into electricity through semi-conductor 
cells, connected together in mounted modules. 

 

Advantages 

Panels can be incorporated into the 
building. Feed in Tariff payments. 

Relies on a natural source (the sun). 

Low maintenance. Silent in operation. 
No emissions.  

Disadvantages 

PV panels ideally need to face South 
and at an incline of 30º to the horizontal. 

The system must be unshaded. 

Amount of energy generated is 
dependent upon the daylight 
availability.  
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HYDRO POWER 

Description 

Hydro power is the process of using river water to generate electricity. Water is used to drive 
a turbine to generate electricity. 

 

Advantages 

Government Feed in Tariff payments. 

Surplus energy can be sold to the 
grid. 

Low running and maintenance costs. 

Disadvantages 

Installation is expensive. 

Very site specific – need an adequate 
water supply all year round. 

 

 

TIDAL & WAVE POWER 

Description 

Tidal/wave power is the process of using tidal waves to generate electricity. Water is used to 
drive a turbine to generate electricity. 

 

Advantages 

Government Feed in Tariff payments. 

Surplus energy can be sold to the grid. 

Low running and maintenance costs. 

The tide moves a huge amount of water 
each day and has the potential to produce a 
lot of energy. 

 

Disadvantages 

Installation is expensive. 

Very site specific – requires a tidal location. 
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WIND TURBINES 

Description 

Wind turbines harness the power of the wind to generate electricity through a vertical or 
horizontal axis propeller which harnesses the kinetic energy in wind and converts it to electrical 
power through a generator. Requires an average wind speed greater than 5m/s according to 
CIBSE TM 38. (Refer to https://www.rensmart.com/Maps to find the average wind speed for 
the site.) 

 

Advantages 

Wind is free. 

Surplus energy can be sold to the grid. 

Extremely beneficial in exposed or coastal 
sites. 

Disadvantages 

Highly dependent on the speed of the wind 
at the site of the turbine. 

Wind speed is dependent upon location 
within the UK and nearby obstructions. 

Very visible. High noise levels. 

Creates a flickering shadow. 

  

BIOMASS 

Description 

Wood is burned to provide heat to either a single room, a central heating system or to heat 
water. 

 

 

Advantages 

May be eligible for Renewable Heat 
Incentives. 

Affordable fuel. 

Disadvantages 

Wood is renewable but trees take a longer 
time to grow than to burn. 

CO2 emitted when wood is burned. 

Requires regular deliveries of wood pellets. 

The chimney must be carefully considered 
as it is generally significantly taller than the 
building. 
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COMBINED HEAT AND POWER (CHP) 

Description 

A CHP system generates heat and electricity simultaneously through an internal combustion 
engine that drives an electrical alternator.  

 

Advantages 

Electricity generated as a by-product of 
heat.  

Can burn a variety of fuels, such as 
natural gas, diesel oil, or biofuels such 
as bioethanol.  

Feed in Tariff payments. 

Easy installation.  

Cheap maintenance costs. 

 

Disadvantages 

Typically powered by mains gas or 
LPG. 

  

GROUND SOURCE HEAT PUMPS 

Description 

Ground source heat pumps extract heat from the ground via pipes buried in the ground. The 
pipes contain a fluid which is heated, this heat can then be used for heating or hot water. 

 

 

Advantages 

Government Renewable Heat 
Incentive payments. 

Can be used throughout the entire 
year as the ground remains at a 
consistent temperature. 

 

Disadvantages 

The ground must be suitable for 
digging a trench or boreholes. 

Require regular maintenance. 

Initial installation can be 
expensive. 
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WATER SOURCE HEAT PUMPS 

Description 

Water source heat pumps absorb heat from a water source which can then be used for heating 
or hot water. 

  

 

Advantages 

Government Renewable Heat Incentive 
payments. 

High rate of heat transfer. 

 

Disadvantages 

Require regular maintenance. 

The ground must be suitable for digging a 
trench or boreholes. 

Site specific as it requires an adequate water 
source. 

 

AIR SOURCE HEAT PUMPS 

Description 

Air source heat pumps absorb heat from the outside air which can then be used for heating or 
hot water. 

 

 

Advantages 

Government Renewable 
Heat Incentive payments. 

Relatively low capital costs. 

Disadvantages 

Require regular 
maintenance. 

Requires additional plant 
space. 
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COMMUNITY/DISTRICT HEATING 

Description 

A centralised heating network supplies heat from a central source to businesses/homes 
through a network of pipes carrying hot water. 

 

Advantages 

Cost-effective. 

Government funding often 
available. 

 

Disadvantages 

Expensive installation. 

Often requires existing 
network to allow a 
connection. 

 

APPROPRIATE TECHNOLOGIES 

The breakdown below summarises the technologies which could be considered feasible for 
use on this development: 

 

APPROPRIATE LZC TECHNOLOGY INFORMATION  

Photovoltaics (PV)  

The building has large roof spaces available for installation. Should a building not achieve 
compliance with Building Regulation’s ADL2A then implementing this technology is highly 
recommended. 

Carbon Emissions associated with Electrical usage within the building will be reduced due to 
on site generation. 

 

Air Source Heat Pumps (ASHP) 

Heating & Cooling to the offices with be provided via ASHPs. 

 

EXCLUDED TECHNOLOGIES 

A number of technologies have been excluded due to location or resource availability; these 
have been summarised in the table below: 

EXCLUDED LZC TECHNOLOGY INFORMATION  
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Hydro Power  

There is no suitable water source to allow for a hydroelectric power installation. 

 

Tidal & Wave Power  

There is no suitable water source to allow for a tidal or wave power installation. 

 

Ground Source Heat Pumps  

Ground source heat pumps can be suitable for this development; however, capital cost will be 
greater than air source heat pumps. As the price difference between electricity and gas fuel 
can sometimes be a factor of three, payback will potentially be very long. 

 

Solar Thermal Collectors 

The nature of the building will benefit from the efficient generation of hot water. The usage 
profile of a warehouse is generally high-water usage. 

 

Water Source Heat Pumps  

There is no suitable water source to enable the installation of a water source heat pump 
system. 

 

Wind Turbines  

The average wind speed shown in RenSMART’s wind map show it is generally below or equal 
to 5.0 m/s. Wind turbines require average wind speeds greater than 5.0 m/s to generate 
meaningful amount of energy. 

 

Biomass  

The buildings are speculative and assumed to have no industrial space heating and/or cooling 
applied. However, spare ducts shall be provided within site for future connections onto any 
future decentralised energy networks 

 

Combined Heat and Power  

The buildings are speculative and assumed to have no industrial space heating and/or cooling 
applied. However, spare ducts shall be provided within site for future connections onto any 
future decentralised energy networks. 

 

Community / District Heating  

The buildings are speculative and assumed to have no industrial space heating and/or cooling 
applied for this report. However, spare ducts shall be provided within site for future 
connections onto any nearby district heating network. 
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BREEAM 2018 

The development is targeting BREEAM Outstanding with 9 credits being achieved under 
ENE01 Energy credits. 
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SUMMARY 

The development aims to mitigate any negative impacts it might have on the environment and 
minimise and consequential risks whilst maximising efficiencies and opportunities to deliver 
an intrinsically sustainable building. 

The Proposed Development has established the following aims: 

 Meet the challenges of climate change. 
 Conserve and enhance the natural environment. 
 Prevent and minimise pollution. 
 Reduce energy use and greenhouse emissions. 
 Comply with Policy CC2 & CC4 

Energy consumption reduction objectives have been established to meet the long term aims 
and include actions throughout the planning, design, construction and operation phases of the 
development. 

The objectives will be delivered through the implementation of: 

 Improved Air Permeability 
 Improved U Values 
 LED Lighting with Intelligent Lighting Control  
 ASHP’s to serve the office areas 
 175m² Photovoltaic Panels generating circa. 31,528kWh/annum 

 
The result of the above is an EPC A+ rated building with 100% of regulated energy offset via 
the Photovoltaic Panels. Please refer to Appendix A&B for the BRUKL & EPC. 
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CONCLUSION 

Sustainable development aims to meet the needs of the present without compromising the 
ability of future generations to meet their own needs.  

The Proposed Development aims to mitigate negative impacts and target opportunities 
relating to the environment. The development has been designed to incorporate several 
sustainability measures to address the aims and objectives established so that an intrinsically 
sustainable building is delivered. 

With any new building there will be unavoidable negative impacts resulting from energy use 
however the planning, design, construction and operation of the Proposed Development has 
been and will be managed so that the effect is minimised and mitigated where possible.  

The development complies with Policy CC2 (Sustainable Design & Construction) & CC4 
(Decentralised Energy). 

To comply with Policy CC2 the current proposal will achieve a BREEAM Outstanding rating.  

To comply with Policy CC4 the current proposal for the scheme is improved construction and 
air tightness along with the introduction ASHPs and Photovoltaics to be incorporated to offset 
the 100% of the regulated energy (regulated energy at PC) consumption. 
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APPENDIX A – BRUKL  
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APPENDIX A – EPC 
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