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1.0 Executive Summary 

This report describes the Sustainability Statement supporting the proposed Station Hill development in 

Reading. The Station Hill proposal is the redevelopment of brownfield land between Reading mainline 

station and Reading town centre, bound by Station Hill and Reading mainline station to the north, 

Station Road to the east, Friar Street to the south, and Greyfriars Road to the west.  

The site is bound by Station Hill and Reading Mainline Station to the north, Station Road to the east, 

Friar Street to the south, and Greyfriars Road to the west. The development proposes 6,000-

13,500m2 retail units Gross External Area (GEA) retail uses, 69,000-122,000m2 (GEA) of office space, 

26,000-41,500m2 (GEA) of residential units (equivalent to approx. 300-475 units), associated parking 

(550-1,000 spaces) and new pedestrian routes through the site. 

The project has been developed with energy efficiency, environmental performance and the local 

context in mind. It should be noted that due to the outline nature of the scheme, a number of features 

cannot be confirmed at this stage and therefore this report focuses on overall principles, performance 

targets, and masterplan principles rather than detailed design considerations. This sustainability 

statement responds specifically to: 

 UK national sustainable development policy 

 The Reading Borough Council Core Strategy (2008, altered 2015) and the Supplementary 

Planning Document on Sustainable Design and Construction (July 2011) 

The proposals summarised within this report promote a design centred on a low energy and 

sustainable development with ambitious carbon performance and BREEAM targets.  

On January 12th 2015 outline planning permission was granted for the Station Hill Development.  It is 

now proposed to incorporate the neighbouring Telecom House Site (48-51 Friar Street & 4-20 Garrard 

Street) to enable the development to incorporate an additional 12,000 m2 GEA of residential 

floorspace (and associated back of house areas) in order to deliver up to 175 more homes than the 

2015 outline planning permission.  This updated energy strategy takes into account the enlarged 

scheme and builds on the discussions undertaken with the Planning Authorities and their consultants 

(Thames Valley Energy - TVE) previously. The proposed strategy remains broadly the same, though 

with updates due to changes in Building Regulations and planning guidance.  

 Energy and CO2 savings 

The energy strategy has followed the principles of the energy hierarchy: Be Lean – Be Clean – Be 

Green. 

The aim is to adopt a ‘fabric and energy efficiency first’ approach, followed by the implementation of a 

Low and Zero Carbon technology to achieve overall CO2 emission reductions over Part L 2013 of 

5-15%. This target is currently proposed to be achieved entirely through passive design, energy 

efficiency and potentially with CHP, though opportunities for renewables can be reviewed further at 

detailed design stage. 

A summary of the energy strategy is given in this sustainability statement. For full detail on the energy 

proposal refer to the Energy Strategy Report submitted as part of this planning application. 

Figure 1.1: Site-wide  carbon reduction strategy 

 

Environmental assessment methods 

In addition to the carbon reduction strategy, the applicant aims to achieve: 

BREEAM New Construction 2011 ‘Very Good’ for commercial areas (i.e. retail and offices), with a 

potential uplift to Excellent for the offices, subject to tenant cooperation (as the spaces are expected 

to be provided as CAT A spaces only).  

Summaries of these pre-assessments are given in this sustainability statement and the full pre-

assessments reports can be found in Appendices A and B. 

The Code for Sustainable Homes (CfSH) has been revoked by Government, and amendments to the 

Building Regulations will be made in the autumn of 2015 to incorporate some aspects of this, i.e. 

optimal standards on water and access. A new voluntary scheme called the ‘Home Quality Mark’ 

(HQM) is being developed by the Building Research Establishment but is not yet available. 

The Applicant proposes to undertake a review of the assessment methodologies at the detailed 

design stage, once the HQM is available. 

Among the key sustainability measures which are currently considered, and the key performance 

levels targeted, the following should be noted: 

 Water Strategy 

Water consumption in the development will be minimised by the specification of highly efficient water 

installations. This will limit water consumption in apartments to 105 litres per person per day. This is in 

line with the previous Code Level 4 requirement and equivalent to the forthcoming optional level to be 

set in Building Regulations Part G.  

The site currently comprises predominantly hardstanding and therefore flows to local sewers with little 

attenuation. The redevelopment provides the opportunity to reduce surface water runoff through 
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Sustainable Drainage Systems. Rainwater harvesting will be incorporated for irrigation of external 

areas where possible.  

 Materials and Other Resources 

Materials with low environmental impact will be implemented where feasible. Recycled, sustainably 

and locally sourced materials will be used where possible. Materials with recycled or reclaimed 

content will be prioritised where possible. A full review of the materials specified for the development 

will be undertaken during the detailed design development stages using the BRE’s Green Guide to 

Specification. 

 Waste Management 

A strategy to monitor, sort and recycle construction waste on site will be prepared by the contractor in 

order to limit construction waste sent to landfill. A dedicated area for waste recycling will be provided 

in each dwelling, and centrally in waste stores. Collection currently envisaged to be by private 

management. 

 Transport Strategy 

The site benefits from excellent access to public transport, being located within very short walking 

distance (~5 minutes) of Reading Station which is a main transport hub for the region. A number of 

bus routes stop at the Reading Town Centre Old Bus Station which is located on the site and at 

Reading Station, including a direct bus service to Heathrow Airport. Public transport and cycling will 

be promoted to and from the development, and the site will include secure and sheltered bicycle 

parking spaces for residents as well as for the site’s commercial uses.  

 Further Measures 

A Building / Home User’s Handbook will be produced on completion to give details of operation and 

energy performance. The main contractor will conform to the Code of Considerate Practice and 

achieve a best practice score of no less than 35. The project will seek to adhere to the principles of 

Secured by Design and Lifetime Homes.  
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2.0 Site location and design strategy 

2.1 Site Context 

The site is bounded by Station Hill to the North, Greyfriars Road to the West and Garrard Street to the 

South, with a section of the site extending south as  far as Friar Street (see Figure 2). The proposals 

for Station Hill aspire to create a high quality development that draws upon, and contributes to, its 

prominent location in the local area. Following the grant of outline planning permission, the site has 

been enlarged to incorporate Telecom House. 

The design has evolved through a dialogue with Reading Borough Council and other statutory 

stakeholders to define an appropriate response to this prominent site.  

The scheme is mixed use, and is commercial-led with retail units on most of the ground floor, and a 

mix of offices (northern part of the site) and residential units (southern part of the site) on upper floors. 

The existing Friar’s Walk multi-storey car park is being retained and refurbished as part of the 

scheme. 

The design takes a holistic approach to sustainability, addressing matters from passive design to 

energy and water savings, community energy CHP, Low and Zero Carbon technologies, sourcing of 

materials, waste management, transport and more.  

The purpose of this statement is to promote sustainable development and to integrate the principles of 

sustainability into the preparation and adoption of plans.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: Illustrative parameter plan showing site location and boundaries 

2.2 Approach 

The approach to sustainability is split up into three sections: 

 Section 4.0 contains an overview of energy & sustainability policies, regulations and guidance 

considered for the proposed development. 

 Section 5.0 contains an overview of the sustainability strategy proposed for the development 

 Section 6.0 contains a response to relevant policies from the Reading Borough Council Core 

Strategy 

Two documents are appended to this report for further reference: 

 Appendix A: BREEAM 2011 New Construction Pre-assessment (Offices) 

 Appendix B: BREEAM 2011 New Construction Pre-assessment (Retail) 
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3.0 Planning Context: Summary of National Regulations and Planning 

Policies 

3.1 National Regulations - Building Regulations Part L 

 

 

On a national level, the leading requirement applicable to the project’s energy strategy 

is Part L of the Building Regulations: L1A for the new build residential buildings and 

L2A for new-build non-domestic buildings. Under Building Regulations Approved 

Document Part L: Conservation of Fuel and Power (2013), compliance is achieved for 

new buildings by demonstrating that the Dwelling Emission Rate (DER) does not 

exceed the Target Emission Rate (TER). 

A further Part L requirement is for limiting the effects of solar gains in summer. 

Part L1A 2013 has also introduced Fabric Energy Efficiency Standards (FEES) for 

residential buildings. This is a measure of the performance of the façade alone, 

separate to the assessment of the carbon performance of each dwelling.  

The Government increased the targets for carbon emission reductions in April 2014. 

The target for residential units (sector-wide) was increased by 6% compared to Part L 

2010 levels. The target for non-domestic areas (sector-wide) was increased by 9% 

compared to Part L 2010 levels (with separate targets set for various building types).. 

The targets for the development have been updated to show performance against Part 

L 2013. The new proposed targets are estimated to be approximately equivalent to the 

previous outline strategy proposal. 

Potential scale-back from future zero carbon target 

Since 2007 there has been a target set by the UK Government for all new residential 

development to achieve Zero Carbon status for regulated energy uses from 2016, and 

all new commercial development to achieve this standard from 2019 onward.  

However, in July of 2015 the UK Government issued a statement as part of the HM 

Treasury’s Productivity Report in which it is proposed that, for housebuilders: 

The government does not intend to proceed with the zero carbon 

Allowable Solutions carbon offsetting scheme, or the proposed 2016 

increase in on-site energy efficiency standards, but will keep energy 

efficiency standards under review, recognising that existing measures to 

increase energy efficiency of new buildings should be allowed time to 

become established. 

The announcement did not specifically mention proposals for zero carbon non-

domestic buildings, but it has been widely interpreted by the industry as signalling that 

these have also been dropped. 

This does not change the over-all target for the UK, set within the EU Directive on the 

Energy performance of buildings, which states that all new buildings must be nearly 

zero energy buildings by 31 December 2020 (and public buildings by 31 December 

2018). This target is subject to a cost-optimum analysis to be carried out by the UK 

Government in 2017.  

3.2 National Planning Guidance 

 

 

National Planning Policy Framework (NPPF), 2012 

The National Planning Policy Framework (NPPF) was published in March 2012 and has 

superseded all Planning Policy Statements (PPS) and Planning Policy Guidance (PPG) 

documents, with the exception of PPS10 (Waste). The NPPF sets out the Government’s 

strategy on the delivery of sustainable development. 

The NPPF places responsibility for policy making with the Local Planning Authority, who 

shall communicate their policies through Local Plans and facilitate the creation of 

Neighbourhood Plans. The NPPF states that there is a presumption in favour of 

sustainable development. The following is extracted from paragraph 14 of the NPPF: 

“For decision-taking this means: approving development proposals that accord 

with the development plan without delay; and where the development plan is 

absent, silent or relevant policies are out of date, granting permission unless: 

 any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this 

Framework taken as a whole; or 

 specific policies in this Framework indicate development should be 

restricted.” 

In respect of energy policy contained within the NPPF, paragraph 96 sets out that: 

“In determining planning applications, local planning authorities should expect new 

development to: 

 comply with adopted Local Plan policies on local requirements for 

decentralised energy supply unless it can be demonstrated by the 

applicant, having regard to the type of development involved and its design, 

that this is not feasible or viable; and 

 take account of landform, layout, building orientation, massing and 

landscaping to minimise energy consumption.” 

 
Clean Air Act, 1993 

The release of pollutants to air from biomass combustion is regulated under two main 

instruments: The Clean Air Act 1993 or Pollution Prevention Control (PPC) Act (1999) 

and their associated regulations. There are a number of CEN (European Committee for 

Standardization) standards for the solid fuel heaters and boilers which set out minimum 

requirements for construction and performance. The standard BS EN 303 Part 5 applies 

to biomass fuelled boilers up to 300kW. It also allows classification of appliances based 

on particulate emission standards as well as other measures of combustion quality. In 

smoke control areas, the Clean Air Act – The Smoke Control Areas Order, 2008 states 

that unauthorised fuels such as wood fuels may be used if the appliance (stove, burner 

etc.) is on the Exempt Appliances list, which means that the appliance has been tested 

and shown capable of burning an unauthorised solid fuel without emitting smoke. 

http://www.designingbuildings.co.uk/wiki/Zero_carbon_non-domestic_buildings
http://www.designingbuildings.co.uk/wiki/Zero_carbon_non-domestic_buildings
http://www.designingbuildings.co.uk/wiki/Nearly_zero_energy_buildings
http://www.designingbuildings.co.uk/wiki/Nearly_zero_energy_buildings
http://www.designingbuildings.co.uk/wiki/Public_building
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3.3 Reading Planning Policy and Guidance 

 

Reading Borough Council Core Strategy – Adopted in January 2008 (altered 

January 2015) 

The Reading Borough Council Core Strategy (2008) sets out the key elements of the 

planning framework for the area of Reading.  

The Local Plan includes the following planning policies which relate to sustainable 

design and development: 

 Policy CS1 (Sustainable Construction and Design) 

 Policy CS 2 (Waste Minimisation) 

 Policy CS 20 (Implementation of The Reading Transport Strategy) 

 Policy CS 22 (Transport Assessments) 

 Policy CS 24 (Car/ Cycle Parking) 

 Policy CS 29 (Provision of Open Space) 

 Policy CS 34 (Pollution and Water Resources) 

 Policy CS 35 (Flooding) 

 Policy CS 36 (Biodiversity and Geology) 

Note 

Since the publication of the Core Strategy and the SPG of Sustainable Design and 

Construction (see below) CfSH has been revoked by the government thus negating 

the requirements for CfSH set out within Core Strategy Policy CS1. 

 

 

 

Reading Borough Council Revised Supplementary Planning Document on 

Sustainable Design and Construction – July 2011 

This SPD sets out material considerations on which planning applications are 

decided and provide more detailed guidance on how the Council’s policies can be 

met during the planning process in relation to Sustainable Design and Construction.  

Key targets and requirements for sustainability set out in the SPD are as follows: 

  Code for Sustainable Homes - 50% of new residential units in a large 

development to achieve Code Level 4 with the remainder having to 

achieve Code Level 3. Although the CfSH has now been revoked by 

Government, and therefore targets can no longer be measured against 

this standard 

 BREEAM - 50% of new commercial units in a large development to 

achieve BREEAM Excellent  

 Energy Efficiency – to conserve energy and maximise the use of 

energy efficiency techniques 

 Renewable Energy – to implement the generation of energy from 

renewable sources wherever viable 

 Water – to improve efficiency in the use of water, conserve water 

resources and minimise vulnerability to flooding 

 Waste and Recycling – to minimise the production of waste and 

maximise, re-use and recycling 

 Pollution – to minimise damage to the environment through air, ground, 

surface water, land, noise or light pollution 

 Materials – to retain local character and promote the use of materials 

with a low environmental impact 

 Biodiversity – to retain, protect and enhance wildlife habitats and 

natural features 

The requirement to offset 20% of carbon emissions contained in Core Strategy 

Policy CS1 is considered ‘superseded’ by recent changes to the Building 

Regulations. 

 

Reading Station Area Framework (December 2010) 

The Reading Station Area Framework is a Supplementary Planning Document 

setting out principles and guidelines for how development around the station should 

take shape.  

It details that the aim should be for developments to meet the highest standards of 

sustainable design and construction.  The design of buildings and site layouts should 

use energy, water, minerals, materials and other natural resources appropriately, 

efficiently and with care and take account of the effects of climate change. 

Both the Reading Borough Council Core Strategy and the Sustainable Design and 

Construction Supplementary Planning Document are referenced as being the 

starting point for the development of any proposal. 
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3.4 Pre-Application Consultation 

The sustainability strategy for this development has been discussed with Thames Valley Energy 

(TVE), on behalf of Reading Borough Council, at a sustainability and energy strategy meeting. The 

discussions were based on an initial energy strategy note which was issued prior to the meeting.  

Following the meeting minutes were issued to all parties. The strategy laid out in the initial note was 

well received by TVE, with only a few recommendations for further investigation in the energy 

strategy, which have been addressed. 

The scheme aims to provide exemplary environmental performance. On January 12th 2015 outline 

planning permission was granted for the Station Hill Development.  It is now proposed to incorporate 

the neighbouring Telecom House Site (48-51 Friar Street & 4-20 Garrard Street) to enable the 

development to incorporate an additional 12,000 m2 GEA of residential floorspace (and associated 

back of house areas) in order to deliver up to 175 more homes than the 2015 outline planning 

permission.  This updated energy strategy takes into account the enlarged scheme and builds on the 

discussions undertaken with the Planning Authorities and their consultants (Thames Valley Energy - 

TVE) previously. The proposed strategy remains broadly the same, though with updates due to 

changes in Building Regulations and planning guidance. 

3.5 Stanhope’s Corporate Sustainability Agenda 

 

Stanhope Sustainability Policy, May 2011 

Stanhope are determined to ensure their projects make sense in a lower carbon 

and resource constrained world, with the following priorities: 

 Environment and natural resources: 

 Prevent pollution and comply with environmental legislation 

 Use resources efficiently and reduce waste, with targets for 

energy efficiency, carbon reduction, water reduction, recycling 

and sustainable materials. 

 Regeneration and access:  

 Focus developments on realising the potential of urban 

brownfield sites that can introduce new uses and long lasting 

regeneration 

 Access to sustainable forms of transport as a key 

consideration 

 Community development: Create local opportunities to 

improve skills and employment, working with existing local 

initiatives 

 Occupier satisfaction: post-occupancy research to ensure that the 

intended sustainability benefits are delivered, and learn for future 

projects 

 Independent assessment: Apply credits from schemes such as 

BREEAM where meaningful 

In addition, specific targets apply to operational energy and carbon: 

 New office buildings: Energy Performance Certificate (EPC) of B or 

better 

 10% on site or near site low / zero carbon energy supply, OR the 

project enables / connects to local decentralised energy network 

equivalent to 10% of operational energy 

 For major occupiers. provide an energy and occupancy audit of the fit 

out 

 Enable all operators and occupiers to monitor and manage their 

energy use 

 

 

Stanhope Energy Strategy 

Stanhope’s approach to energy consumption and carbon emissions is to focus on 

wider issues than the Energy Performance Certificate, in particular: 

 Reduce the performance gap between design and operation by 

enabling the management of the building to monitor and control energy 

efficiency 

 Take account of carbon associated with transport 

 Take account of embodied carbon 
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4.0 Sustainability Statement 

 Sustainability targets 

In order to assess the scheme design in terms of sustainability it has been decided to carry out 

BREEAM assessments for the applicable areas of the development. 

BREEAM is a voluntary sustainability assessment scheme that aims to quantify and reward pro-active 

steps taken to reduce the environmental impact of commercial buildings. It promotes developments to 

go beyond minimum or compliance standards and recognises high levels of sustainable design. The 

scheme takes a holistic approach to sustainability, covering issues such as energy and carbon dioxide 

emissions, water consumption, waste, health and wellbeing, ecology and sustainable management  

 Commercial areas: The BRE’s Environmental Assessment Method (BREEAM) 

BREEAM is a benchmarking tool used in the design of non-residential developments and is a 

voluntary scheme. It aims to quantify and reduce the environmental impacts of non-residential 

buildings by rewarding those designs that take positive steps to minimise their environmental impacts. 

BREEAM awards credits in relation to various construction, design and procurement options which 

are summed to produce an overall rating. A BREEAM New Construction 2011 rating of ‘Very Good’ is 

targeted for the commercial areas of the Station Hill development, with a potential for uplift to 

BREEAM ‘Excellent’ for the offices, subject to tenant cooperation. Please refer to Appendices A and B 

for further details. 

It should be noted here that BREEAM ‘Excellent’ can only be achieved under the current BREEAM 

methodology through extensive tenant cooperation on the performance of fit-out items. It has been 

investigated how an uplift to BREEAM 2011 ‘Excellent’ could be achieved for the offices, and this 

strategy is also shown in the pre-assessment for the offices (Appendix A) 

 Residential areas 

The Code for Sustainable Homes (CfSH) has been revoked by Government, and amendments to the 

Building Regulations will be made in the autumn of 2015 to incorporate some aspects of this, i.e. 

optimal standards on water and access. A new voluntary scheme called the ‘Home Quality Mark’ 

(HQM) is being developed by the Building Research Establishment but is not yet available. 

The Applicant proposes to undertake a review of the assessment methodologies at the detailed 

design stage, once the HQM is available. 

 

 

             Energy targets 

The development will demonstrate best practice performance for fabric and services, and there is a 

target for the development to meet or exceed Part L of the Building Regulations 2013 from passive 

design and energy efficiency alone, before the incorporation of Low and Zero Carbon technologies 

(LZCs) as follows: 

 Offices: Targeting 5-15% improvement over Part L 2013 before incorporation of LZCs 

 Residential units: Targeting to meet Part L 2013 before incorporation of LZCs 

 Retail units: Targeting to meet Part L 2013 before incorporation of LZCs. 

Each target against the part L 2013 baseline is assessed to be either approximately equivalent to, or 

more ambitious than the target set in the previous outline application against Part L 2010. Please refer 

to the Energy Strategy submitted as part of this updated Outline Planning submission for further 

details.  

The proposed passive design and energy efficiency targets will be achieved through careful 

consideration of building design, high-performance façade, and high-efficiency services. Part L 

modelling will be carried out at the reserved matters application stage to inform the façade design and 

services selection. Initial principles have been set for guidance – please refer to the Energy Strategy 

for details.  

In combination these measures are expected to result in site-wide regulated CO2 emission savings of 

approximately 5-15% over Part L 2013 requirements before the implementation of LZCs. 

 

Figure 4.1: Site-wide carbon reduction strategy  

5-10% 5-13% 5-15%

0

1,000

2,000

3,000

4,000

5,000

6,000

Part L 2013 Be Lean Be Clean (CHP) Be Green
(Opportunities for

Renewables Being
Reviewed)

T
o

n
n

e
s
 C

O
2

/y
e

a
r

Estimated Regulated Carbon Dioxide Emissions 
Reductions



Station Hill  
Sackville Developments (Reading) Limited 

 
Sustainability Statement 
Rev. C  
 

 

July 2015/LFW/2307472 Page | 11 of 74 

 REP-2307472-11-LFW-20150702-Sustainability Statement-Rev C.docx  
 

Water Strategy 

Water consumption in the development will be minimised by the specification of highly efficient water 

installations. This will limit water consumption in apartments to 105 litres per person per day. This is in 

line with the previous Code Level 4 requirement and equivalent to the forthcoming optional level to be 

set in Building Regulations Part G.  

Materials and other Resources 

Materials with low environmental impact will be implemented where feasible. Recycled, sustainably 

and locally sourced materials will be used where possible. A full review of the materials specified for 

the development will be undertaken during the detailed design development stages using the BRE’s 

Green Guide to Specification. 

Transport Strategy 

The site benefits from excellent access to public transport, being located opposite Reading Station 

which is a main transport hub for the sub-region. A number of bus routes stop at the Reading Town 

Centre Old Bus Station which is located adjacent to the site and at Reading Station, including a direct 

bus service to Heathrow Airport. Public transport and cycling will be promoted to and from the 

development, and the site will include secure and sheltered bicycle parking spaces for residents as 

well as for the site’s commercial uses.  

Up to 1,000 parking spaces are to be provided within the new development. This represents a net 

reduction of at least 405 spaces if all 1000 spaces are provided. Please refer to the Design and 

Access Statement for further information.  

Flood Risk 

A Drainage Strategy has been carried out to determine the existing run-off rate and proposed 

drainage solutions.  The peak run-off from the site to the watercourses will be no greater for the 

developed site than it was for the pre-development site. The site currently comprises predominantly 

hardstanding and therefore flows to local sewers with little attenuation. The redevelopment provides 

the opportunity to reduce surface water runoff from the site through Sustainable Drainage Systems. 

Attenuation tanks have been proposed, these will be further developed at detailed design stages, and 

other measures will be investigated include permeable paving, green/ brown roofs and areas of soft 

landscaping at ground level.  

Biodiversity 

An ecological assessment has been undertaken for the development. The site is predominantly of 

negligible or low ecological value, although it is of district to County value for Black Redstarts.   

Measures to increase the biodiversity value of the site would be incorporated as part of the proposed 

Development through provision of green/brown roofs and nest boxes for birds, including the Black 

Redstart.  The development is targeting 6 credits under the ‘Land use and Ecology’ heading of 

BREEAM New Construction 2011. Green or brown roofs will cover a minimum of 25% of the total roof 

area of the development. 

 Further Measures 

The main contractor will achieve a best practice score of 35 or higher under the Code of Considerate 

Practice (CCP) scheme. The contractor will furthermore monitor and set targets for energy usage, 

water usage and construction waste related to the site for the duration of the works. 

The residential part of the proposed development will facilitate principles of Lifetime Homes and 

Secured by Design. 

A building/home user guide will be produced on completion to give details of operation and energy 

performance to users of commercial and residential units.  

 Refuse and Recycling 

A strategy to monitor, sort and recycle construction waste on site will be prepared by the contractor. 

Construction site waste will be minimised with a target of 30% reduction in construction waste (by 

volume) compared with industry rates, and waste will be diverted from landfill where feasible. A target 

of minimum 80% diversion of non-hazardous waste from landfill (by volume) has been set. 

Central waste storage areas will include dedicated areas for recyclable waste in addition to what is 

provided for general waste. Further, a bin for recyclable waste will be incorporated in a dedicated 

space in each apartment.  

 Socio-Economic Characteristics 

Currently the site is largely vacant with obsolete uses and is partially boarded up. Located between 

the train station and the main shopping area of the town centre, the site, in its current state is run 

down and gives a poor image of the town centre upon arriving at the station. The proposed 

development will improve connections between the station and the high street, creating commercial 

floorspace which will generate employment and introduce new homes. This mix of uses will create an 

active, dynamic environment which will substantially improve this area of the town centre. Further 

information is provided in the Design and Access Statement and in the Socio-Economics chapter of 

the Environmental Impact Assessment. 
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5.0 Response to Reading Borough Council Sustainable Design Checklist 

As can be seen from Section 4.0, an extensive review of documents has influenced the Sustainability 

Strategy for the development. The requirements and guidance set out within the Reading Borough 

Council Core Strategy and the Supplementary Planning Document on Sustainable Design and 

Construction were used in summarising this strategy.   

5.1 Reading Borough Council - BREEAM - Sustainable Design Checklist 

This section responds to the Reading Borough Councils’ BREEAM Sustainable Design Checklist and 

addresses the commercial units within the Station Hill development.  

BREEAM - SUSTAINABLE 
DESIGN CHECKLIST 

STATION HILL PROPOSALS 

COMMERCIAL UNITS   

Management 

Aim: To recognise and encourage environmentally and socially considerate development. 

1 Will guidance for the non-

technical building user be 

provided so they can 

understand and operate the 

building efficiently and 

understand how the design 

reduces the overall 

environmental impact of the 

building and raise 

environmental awareness? 

The commercial units at Station Hill are to be delivered as shell-

and-core. 

A simple building user guide will be provided for the landlord 

related items to include all relevant sections in accordance with 

the BREEAM 2011 Guidance, with each completed as far as 

possible given the services and fabric installed.  

For tenanted areas where fit-out items are not under project 

team control, completion of the user guides will be dependent on 

tenant cooperation. Tenants will be encouraged to carry this out 

through the use of a tenant fit-out guide.  

As the BREEAM methodology does not allow for this credit (Man 

04) to be awarded using a tenant fit-out guide, it is currently not 

assumed that the credits will be available for this development. 

Please refer to the BREEAM pre-assessments (Appendices A 

and B) for a full overview of achievable credits. 

2 What consideration has been 

given to resource use, energy 

consumption and pollution in 

terms of the construction site 

impacts? 

As part of the tendering process the appointed contractor will be 

required to operate an Environmental Management System and 

will need to demonstrate the implementation of best practice 

pollution prevention policies and procedures on-site.  

The contractor will also be required to record and report on the 

energy and water consumption at the site as well as monitoring 

the transport impact as a result of material delivery and waste 

removal.  

3 Will site investigation and 

appropriate remedial action be 

undertaken? 

The Station Hill development is located on previously developed 

land comprising of vacant office and leisure buildings and the 

disused Friars Walk Shopping Centre, together with the NCP 

operated Friars Walk multi-storey car park, road infrastructure 

and hard standing.  

An intrusive site investigation has been undertaken in the 

accessible areas of the northern part of the site, north of Garrard 

Street and this did not identify widespread contamination of soils 

and groundwater within this area.  However, the presence of 

additional contamination hotspots on other parts of the Site 

cannot be discounted Further site investigation will be 

undertaken post demolition and this will be used to determine 

the need for remediation.   

4 Will the community and 

stakeholders be involved in the 

design process encouraging 

flexibly designed buildings 

which cater for shared use with 

the local community? 

Consultation has commenced and will continue to be carried out 

with key local stakeholders and the feedback is considered in 

order to influence scheme design.  

The potential to share facilities at the development with 

members of the public, or local community group, will be 

considered as the design progresses. This is more likely to be 

achievable for retail units rather than for office spaces, as retail 

units will be at the lower floors of the development, and there 

may be issues regarding privacy and security for the offices 

which could potentially be overcome for the retail units. 

5 How has the building been 

designed to reduce the 

opportunity for and the fear of 

crime? 

The safety and security of the users and visitors to the 

development has been considered throughout the scheme 

design. The local Architect Liaison Officer with the Thames 

Valley police force will be consulted and their recommendations 

implemented where feasible. 

6 What consideration has been 

given to the maintenance of the 

building? 

It is proposed that a Life Cycle Cost (LCC) analysis would be 

carried out for the development, or as a minimum for a 

representative office building. This assessment would cover the 

service life estimations and maintenance implications for 

different design options, and be conducted in accordance with 

PD 156865:2008 using a study period of 60 years. 

The building materials specified will be suitably robust and hard 

wearing where possible in order to reduce maintenance 

requirements. The design of vulnerable areas will target to 

reduce potential damage throughout building operation; this 

includes the use of kick plates on service doors and external 

bollards where appropriate. The tenant fit-out guides for 

commercial units will include information on achieving good 
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robustness levels for building materials and external areas. 

A full Operation and Maintenance (O&M) manual will be made 

available to the building management team on completion of the 

building which will set out the detailed requirements for the 

maintenance for the various elements of the development. It is 

proposed that an aftercare service would be provided which 

would help ensure that the management team fully understand 

the maintenance requirements and operation parameters. 

Health and Well-being 

Aim: To ensure a good quality amenity level is afforded to occupants of buildings. 

7 How has the development been 

designed to ensure users have 

sufficient daylight, an external 

view, adequate and appropriate 

lighting, ventilation, air quality 

and drinking water? 

The health and well-being of the building users has been 

considered although opportunities are currently limited at this 

early design stage.  

The façade design will be optimised in order to maximise natural 

day-light penetration and views out whilst also reducing summer 

solar gains, with consideration to the internal use of the space 

i.e. office or retail.  

Where installed, lighting will be fitted with daylight control and 

presence detection implemented where appropriate in order to 

make best use of natural daylight and reduce energy 

consumption.  

All areas of the development will be ventilated to the required 

standards. The potential for natural ventilation or mixed mode 

ventilation will be investigated, however where this is not 

appropriate, due to noise, pollution or other issues, energy 

efficient mechanical ventilation will be provided. The air intake 

and extract points for mechanical ventilation systems will be 

located to reduce risk of recirculation and at a sufficient distance 

from any sources of external pollution.  

The tenant fit-out guides for the development will include 

information on requirements for developing an indoor air quality 

plan in order to reduce the potential harmful emissions arising 

from decorative paints, varnishes, adhesives and finishes. The 

guides will also include information on demonstrating 

measurement of formaldehyde and VOC concentration in 

buildings post construction (but pre-occupancy). 

 

 

Energy 

Aim: To conserve energy and maximise the use of energy efficiency techniques. 

8 How has the building been 

designed to minimise CO2 

emissions associated with their 

operational energy 

consumption? 

The first step to reduce carbon dioxide emissions has been to 

incorporate passive design and energy efficiency measures.  

The measures being considered in order to reduce energy 

consumption include: 

 Building façade design which responds to the 

orientation and internal space use in order to make 

use of passive design 

 Building fabric U-values and air permeability rates 

will be equal to or improved over Part L 2013 

minimum requirements 

 In offices: Energy efficient lighting design 

incorporating daylight control and presence 

detection where appropriate  

 A high efficiency heating, cooling and ventilation 

plant 

It is anticipated that the retail spaces would meet Part L 2013 

requirements through passive design and energy efficient 

measures only) and additionally that the office spaces would 

achieve a 5-15% improvement over Part L 2013  before the 

inclusion of any low or zero carbon energy sources. 

In combination these measures are expected to result in site-

wide regulated CO2 emission savings of approximately 5-

15% over Part L 2013 requirements before the 

implementation of LZCs. 

A CHP is considered to potentially serve residential areas. Two 

options are proposed: 

 Option 1: Each residential building to be served by 

its own plant room, with a CHP potentially serving 

Plot E 

 Option 2: An energy centre serving both residential 

plots (plots E&F), serving both of these plots. 

This is expected to result in potential further site-wide 

regulated CO2 emission savings of approximately 1.3-2.5%. 

Please refer to the energy strategy submitted as part of this 
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updated outline planning application for further details.  

Incorporation of renewable energy systems is currently not 

proposed on commercial roofs due to roof space availability (see 

response to point 11 below).  

For areas which will be constructed to shell and core, the future 

tenant will be encouraged to fit-out the space efficiently through 

a tenant fit-out guide.  

9 How has the development been 

designed to optimise the use of 

the energy from the sun, natural 

daylighting and controlled 

natural ventilation? 

The façade design will be optimised in order to maximise natural 

daylight penetration and views out whilst also reducing summer 

solar gains, with consideration to the internal use of the space 

e.g. office or retail.  

It is unlikely that natural ventilation would be suitable for the 

majority of the commercial areas of the development due to 

potential noise and air quality issues. This will be investigated 

further as the scheme design progresses. 

10 How will the design of the 

building make efficient use of 

energy? (e.g. use of thermally 

massive materials, levels of 

insulation and use of green / 

brown roofs etc). 

The buildings will incorporate passive design measures as a 

means to reduce energy consumption, and initial façade 

principles have been proposed. Exposed thermal mass within 

the office spaces as a means to reduce peak cooling loads will 

be considered as the design progresses. Please refer to the 

Energy Strategy submitted as part of this planning application for 

details. 

The building fabric U-values and air permeability rates achieved 

will be equal to or better than Part L 2013 minimum 

requirements.  

Green/brown roofs are proposed implemented on available roof 

areas (i.e. area which is not used for rooftop plant or amenity 

space). Green or brown roofs will cover a minimum of 25% of 

the total roof area of the development. 

Brown roofs are assessed by the ecologist to be good habitats 

for black redstarts, which have historically been found to be 

nesting on the NCP car park.  

11 Have renewable energy 

sources or decentralised energy 

been considered for this 

development and if so, how 

would they be incorporated 

within the development? 

A community heating scheme with gas-fired Combined Heat and 

Power (CHP) is being considered for the residential units in the 

Station Hill development. 

It has been investigated whether a site-wide district energy 

system could be implemented to serve commercial units as well 

as residential areas.  

The infrastructure proposals intend to allow for efficient 

operation and a commercially viable, flexible development 

programme; and they have been informed by the following: 

 The expected phasing of the scheme, whereby the 

commercial elements will be built in the first phases 

and the residential in the later phases.  

 The site’s energy profile, which is commercial-led, 

dominated by electrical demand and with the 

domestic hot water load mostly required by the 

residential elements in the later phases.  

Based on these considerations, and given the minor impact such 

a strategy would have in terms of carbon savings, it is therefore 

proposed that commercial buildings be provided with building-

by-building plant rooms hosting heating and cooling plant in 

order to be able to operate from day one.  

For the residential areas two options exist, subject to review at 

the detailed design stage: 

 Option 1: Each residential building to be served by 

its own plant room. This allows for flexibility for 

potential design changes within the detailed design 

stages. A CHP could potentially serve plot E in this 

scenario, though the building is estimated to be on 

the lower limit for size. Plot F would be estimated to 

be too small for CHP in this scenario. 

 Option 2: An energy centre serving both residential 

plots (plots E&F) could be implemented on 

completion of the Plot E elements, once a sufficient 

quantum of units and thermal load exists to allow 

the incorporation of Combined Heat and Power 

(usually 250-300 residential units are 

recommended to make CHP viable due to the base 

thermal load needed to operate the system 

efficiently). This energy centre could serve plot F as 

well. This strategy will be reviewed against the 

phasing strategy as well as technical and financial 

viability at the detailed design stage. 

Opportunities for further carbon reduction are being examined. 

The roofs in the development will have to accommodate roof top 

plant, brown roofs, and amenity space. When all this is 

considered only small areas are available for PV panels – a total 

of approx. 300m2 divided between three locations on top of plots 
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F and G. This would allow for a maximum of 150m2 of PV panels 

to be incorporated on site when taking into account the 

necessary spacing requirements for access, eliminating 

overshading etc. The fact that the PV provision would be split 

between several areas would mean that an inverter would have 

to be installed for each separate plot, resulting in a decreased 

efficiency of the arrays. The PV provision would contribute only 

0.2% carbon savings to the scheme. This very limited carbon 

saving is not thought to be a sufficient benefit to the scheme, 

and PV panels are therefore not recommended for this scheme 

at this stage. 

The development will however be future-proofed to allow the 

expansion of low carbon district energy: 

 The proposal for a potential energy centre with 

CHP and thermal stores could provide a certain 

level of future proofing in itself, with potential space 

and infrastructure to facilitate the implementation of 

other large scale low carbon technologies in the 

future, as they become available.  

 As part of the detailed design, locations for plate 

heat exchangers in the commercial blocks will be 

identified, as well as possible routes for connection 

to a central district energy scheme, should this be 

viable in the future.  

 As part of the detailed design, location for a plate 

heat exchanger in the potential residential energy 

centre would be identified (e.g. in place of a boiler), 

as well as possible routes for connection to a wider 

district energy scheme in the vicinity, should this 

exist in the future.  

For full details on the energy strategy proposals please refer to 

the Energy Strategy Report submitted as part of this planning 

application. 

Transport 

Aim: To reduce the need to travel through appropriately located development 

12 How has the design and layout 

incorporated measures to 

reduce the need to travel, 

especially by car, and promote 

alternative and sustainable 

modes of transport such as 

It is proposed that secure cycle storage will be provided for office 

and retail staff. It is proposed that approximately 1 cycle space 

per 20 staff expected on site, and a further 1 space per 40 public 

car parking spaces allocated to the retail units.  

A travel plan will be produced during the design of the 

walking, cycling and the use of 

public transport? 

development and will consider all types of travel relevant to the 

building type and users. The complete travel plan will be made 

available to the building users and with the aim to increase travel 

choices and reduce the reliance on single-occupancy car travel.  

Please refer to the Transport Assessment for further detail 

13 How have public transport 

networks been considered in 

terms of the location of the 

development and proximity to 

local amenities? 

The Station Hill development is sited immediately adjacent to 

Reading Station with the associated excellent links to public 

transport, national rail services and local amenities. 

Further, it is envisaged that the development will provide a 

number of local amenities and potentially leisure facilities (up to 

2,000 m2 GEA) to the area in the retail part of the development. 

14 How have deliveries and the 

manoeuvring of delivery 

vehicles been considered? 

In order to improve safety at the development the design will 

incorporate dedicated delivery access and drop off areas where 

feasible. It is aimed that the manoeuvring of delivery and 

collection vehicles would not cross any pedestrian or cyclist 

routes.  

Water 

Aim: To improve efficiency in the use of water, conserve water resources and minimise vulnerability to 

flooding. 

15 How will the development 

incorporate the use of water 

saving devices to achieve a 

maximum consumption of 5.5 

cubic metres per year per 

person for office developments? 

(Or the most appropriate 

benchmark for other types of 

development). 

It is the aim that the commercial spaces would achieve a 25% 

reduction in potable water consumption compared to the 

baseline set using the BREEAM 2011 Wat 01 calculator tool.  

It is proposed this would be achieved through the specification of 

water efficient fixtures and fittings order to reduce potable water 

consumption.  

Water meters, linked to the building management system, will be 

installed, and mains water leak detection will be implemented.   

16 Will the development and 

access to and from it such as 

roads and paths be located 

away from areas of potential 

flooding? 

A site specific flood risk assessment has been carried out for the 

development and has concluded that it is located within an area 

designated as Zone 1, with a low annual probability of flooding. 

17 How will the development 

incorporate harvesting and re-

use of rainwater? 

The use of rain water harvesting for irrigation and external uses 

will be considered as the design progresses. This would have 

the advantage of reducing potable water consumption and 

increasing rain water attenuation.  
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Materials 

Aim: To retain local character and promote the use of materials with a low environmental impact. 

18 How will the selected materials 

help retain local character, 

ensure long life and ensure a 

low environmental impact? 

The materials used within the development will be sensitive to 

the local character of the area and resilient with long life and 

reduced maintenance requirements.  

A review of the materials specified for the development will be 

undertaken using the Green Guide to Specification with a view to 

specifying products with a low environmental impact.  

Additional preference will be given to materials which are locally 

and responsibly sourced. All timber used on site and in buildings 

will be sourced in accordance with the UK Government’s Timber 

Procurement Policy. 

There is a target for 15% of materials specified to be sourced 

from reclaimed or recycled sources (by value). 

19 What consideration has been 

given to reusing materials in-

situ, responsibly sourcing 

materials and re-using existing 

structures? 

The Station Hill development has set a target to achieve a 30% 

reduction in construction waste (by volume) compared with 

industry rates. Further, there is a target for at least 80% of all 

non-hazardous construction and demolition waste (by volume) to 

be diverted from landfill.   

The specification and procurement of materials will aim to 

minimise the environmental impact of the development. There is 

a target for 15% of materials specified to be sourced from 

reclaimed or recycled sources (by value). 

Most of the existing building structures are not suitable for the 

scale and aspiration of the new development.  However, the re-

use of materials arising from their demolition will be considered. 

Opportunities could include the use of recycled aggregated for 

use on-site.  

The existing Friars Walk multi-storey car park will be retained 

and refurbished as part of the scheme. 

Preference will be given to local and responsible sourced 

materials.  

 

 

 

Waste 

Aim: To minimise the production of waste and maximise re-use and recycling. 

20 Has an audit of the materials 

present on the site been 

conducted with an assessment 

of the extent to which materials 

could be re-used?   

A site waste management plan (SWMP) will be completed which 

will cover the demolition of the existing buildings and the 

construction of the proposed development.  

Opportunities will be sought to re-use materials within the 

construction of the new development where feasible.  

21 How will the development make 

the maximum use of 

construction, demolition waste 

and recycled materials? 

The Station Hill development has set a target for at least 70% of 

all non-hazardous construction waste and 80% of demolition 

waste (by volume) to be diverted from landfill. 

The SWMP will identify the likely waste which will arise 

throughout the demolition and construction process and these 

will be re-used on-site where feasible.  

It will be investigated whether recycled aggregate can be used 

for high grade uses. This would in that case be sourced from the 

demolition of the existing building where feasible.  

Where material cannot be used on-site, they will be sent for re-

use off-site or reclaimed for recycling where possible.  

22 How will provision be made for 

the storage and recycling of 

waste for all users of the site? 

Minimisation of operational waste will be promoted at the Station 

Hill development. In order to facilitate recycling dedicated 

centralised waste stores will be provided for the commercial 

spaces which will have easy access for the building 

management and the waste collection authority.  

Information in relation to waste reduction and recycling at the 

Station Hill development will be made available within the 

building user guides provided to each tenant.  

Land Use and Ecology 

Aim: To retain, protect and enhance wildlife habitats and natural features. 

23 How have the wildlife habitats 

and natural features on and 

adjacent to the site been 

considered and how will they be 

retained, protected and 

enhanced? 

An ecologist has been employed to advise on measures to 

protect and enhance the  ecological value of the site. An 

Ecological Management Plan will be produced covering at the 

first five years after development completion. The long-term 

management plan will be made available to the future building 

owner and tenants. 

The Site is not subject to any nature conservation designations. 

Extended Phase 1 Habitat surveys have been carried out in 

2005, 2009, 2011 & 2014, which identified that the Site is 
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typically urban in nature, with predominantly negligible ecological 

value with the exception of birds and Black redstarts which were 

considered of value within the Site and District to County value 

respectively. 

A bird survey undertaken during the summer of 2012 identified a 

pair of black redstart nesting in sub-optimal habitat the NCP car-

park. During the same surveys, a pair of peregrine falcons was 

seen perching near the top of Western Tower. However, no 

nests were recorded. 

The redevelopment provides the opportunity to enhance the 

ecological value of the Site for these species.  

Brown roofs are proposed for this development as they are 

assessed by the ecologist to be good habitats for black 

redstarts.  

The contractor will be required to protect features of ecological 

value, and to minimise the long-term impact on biodiversity 

during construction in line with BREEAM 2011 requirements.  

24 What consideration has been 

given to not using previously 

undeveloped land? 

The proposed Station Hill development is entirely located on 

previously developed land.  

25 What consideration has been 

given to the removal of 

contamination from the land?  

The Station Hill development is located on previously developed 

land comprising of vacant office and leisure buildings and the 

disused Friars Walk Shopping Centre, together with the NCP 

operated Friars Walk multi-storey car park, road infrastructure 

and hard standing. 

An intrusive site investigation has been undertaken in the 

accessible areas of the northern part of the site, north of Garrard 

Street and this did not identify widespread contamination of soils 

and groundwater within this area.  However, the presence of 

additional contamination hotspots on other parts of the Site 

cannot be discounted Further site investigation will be 

undertaken post demolition and this will be used to determine 

the need for remediation 

Pollution  

Aim:  To minimise damage to the environment through air, ground/surface water, land, noise or light 

pollution. 

26 What measures have been 

incorporated to ensure that 

noise and light pollution plus 

A noise and vibration assessment has been undertaken. This 

will enable any potential adverse impacts as a result of the 

development to be identified and mitigation measures to be put 

pollution transported through 

surface water runoff will be 

minimised throughout the 

development? 

in place. For example this could include acoustic attenuation of 

mechanical plant.  

Also, due to the proximity of the scheme to the busy road 

network, the façade will be specifically designed to reduce the 

noise levels within the building where required.  Mechanical 

ventilation with heat recovery will be implemented.   

Please refer to the Noise and Vibration chapter of the 

Environmental Impact Assessment for further details.  

The internal and external lighting strategy will be designed to 

minimise light pollution.   

In order to reduce the risk of pollution through on-site activities 

the contractor will be required to adopt and demonstrate best 

practice pollution prevention policies in respect to air (dust) and 

water (ground and surface) pollution.  

Measures will be implemented to minimise the risk of 

watercourse pollution at the development through implementing 

measures to capture any potential sources of pollution e.g. oil 

separators to be installed for heavy vehicle trafficked areas. 

27 What measures have been 

incorporated to ensure that light 

pollution will be minimised 

throughout the development? 

The internal and external lighting strategy will aim to limit the 

potential of light pollution. The use of up-lighting will be 

minimised and external lighting will have daylight and presence 

detection implemented where suitable.  

28 What consideration has been 

given to reducing refrigerants 

and minimising nitrogen oxide 

emissions? 

The use of refrigerants at the Development will be minimised 

where feasible. Preference will be given to refrigerants with 

reduced Direct Effect Life Cycle CO2 equivalent emissions.  

It is proposed that the plant installed to heat the building would 

be gas-fired boilers and potentially gas-fired Combined Heat and 

Power for residential buildings. The units specified will be low 

NOX emitting.  

29 How has the development been 

sited to minimise the impact of 

flooding. 

A Flood Risk Assessment has been carried out for the site. 

There are no surface water features on the Site.  The closest 

watercourse to the Site is that of the River Thames (located 

approximately 420m north-east of the Site) and the River Kennet 

(located approximately 480m to the south-east of the Site).  The 

EA’s indicative floodplain map shows that the Site does not lie 

within an area at potential risk from river flooding, however, the 

fluvial floodplain borders the western boundary of the site.   

 



Station Hill  
Sackville Developments (Reading) Limited 

 
Sustainability Statement 
Rev. C  
 

 

July 2015/LFW/2307472 Page | 18 of 74 

 REP-2307472-11-LFW-20150702-Sustainability Statement-Rev C.docx  
 

30 How has the design considered 

the use of sustainable drainage 

systems (SUDS) and how will 

they be incorporated within the 

development? 

The site currently comprises predominantly hardstanding and 

therefore flows to local sewers with little attenuation. The 

redevelopment provides the opportunity to reduce the rate of 

surface water runoff from the site through attenuation.  

It may be possible to specify some brown roofs with substantial 

depth to allow attenuation. This will be investigated further as 

design develops. 

Innovation 

Aim: To recognise innovation in the field of sustainability. 

31 What consideration has been 

given to innovative sustainability 

measures in terms of a 

procurement strategy, design 

feature, management process 

or technological development? 

Sustainability has been central to the Station Hill development 

from the outset and this is demonstrated though a target to 

achieve BREEAM 2011 Very Good rating for the commercial 

spaces, with an aspiration to achieve BREEAM ‘Excellent’, 

subject to tenant cooperation.   

The applicant has sustainability embedded at the core of its 

organisation and operations. As part of their sustainability 

strategy demanding targets are set in place covering areas such 

as site assessment, energy, water, materials, waste, worker 

skills and occupancy.  

Sackville Developments (Reading) Limited are committed to 

carrying out post-occupancy research on completed 

developments with the aim of ensuring that the intended 

sustainability benefits are delivered, and learning for future 

projects. 
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6.0 Conclusion 

This report has described the Sustainability Strategy for the proposed Station Hill development in 

Reading. The scheme is being submitted as an outline application. The project has been developed 

with energy efficiency, environmental performance and the local context in mind. It should be noted 

that due to the outline nature of the scheme, a number of features cannot be confirmed at this stage 

and therefore this report has focused on overall principles, performance targets, and masterplan 

principles rather than detailed design considerations. 

This sustainability statement responds specifically to: 

 UK national sustainable development policy 

 The Reading Borough Council Core Strategy and the Supplementary Planning Document on 

Sustainable Design and Construction 

The proposals summarised within this report promote a design centred on a low energy and 

sustainable development with ambitious carbon performance and BREEAM targets.  

 Energy and CO2 savings 

The energy strategy has followed the principles of the energy hierarchy: Be Lean – Be Clean – Be 

Green. 

The aim is to adopt a ‘fabric and energy efficiency first’ approach, followed by the implementation of a 

Low and Zero Carbon technology to achieve minimum site-wide CO2 emission reductions over 

Part L 2013 of 5-15%. This target is currently proposed to be achieved entirely through passive 

design, energy efficiency and potentially with CHP, though opportunities for renewables can be 

reviewed further at detailed design stage. 

 

A summary of the energy strategy is given in this sustainability statement. For full details regarding the 

energy proposal refer to the Energy Strategy Report submitted as part of this planning application. 

 Environmental assessment methods 

In addition to the carbon reduction strategy, the applicant aims to achieve: 

BREEAM New Construction 2011 ‘Very Good’ for commercial areas, with a potential uplift to Excellent 

for the offices, subject to tenant cooperation (as the spaces will be provided as shell and core with 

heating and cooling provision only). 

Summaries of these pre-assessments are given in this sustainability statement and the full Pre-

assessments reports can be found in Appendices A and B. 

The Code for Sustainable Homes (CfSH) has been revoked by Government, and amendments to the 

Building Regulations will be made in the autumn of 2015 to incorporate some aspects of this, i.e. 

optimal standards on water and access. A new voluntary scheme called the ‘Home Quality Mark’ 

(HQM) is being developed by the Building Research Establishment but is not yet available. 

The Applicant proposes to undertake a review of the assessment methodologies at the detailed 

design stage, once the HQM is available. 

 Water Strategy 

Water consumption in the development will be minimised by the specification of highly efficient water 

installations. This will limit water consumption in apartments to 105 litres per person per day. This is in 

line with the previous Code Level 4 requirement and equivalent to the forthcoming optional level to be 

set in Building Regulations Part G. 

The Site currently comprises predominantly hardstanding and therefore flows to local sewers with little 

attenuation. The redevelopment provides the opportunity to reduce the rate of surface water runoff 

through attenuation. Rainwater harvesting will be incorporated for irrigation of external areas.  

 Materials and Other Resources 

Materials with low environmental impact will be implemented where feasible. Recycled, sustainably 

and locally sourced materials will be used where possible. A full review of the materials specified for 

the development will be undertaken during the detailed design development stages using the BRE’s 

Green Guide to Specification. 

 Waste Management 

A strategy to monitor, sort and recycle construction waste on site will be prepared by the contractor in 

order to limit construction waste sent to landfill. A dedicated area for waste recycling will be provided 

in each dwelling, and centrally in waste stores. Collection currently envisaged to be by private 

management. 

Transport Strategy 

The site benefits from excellent access to public transport, being located within very short walking 

distance (~5 minutes) of Reading Station which is a main transport hub for the region. A number of 

bus routes stop at the Reading Town Centre Old Bus Station which is located on the site and at 

Reading Station, including a direct bus service to Heathrow Airport. Public transport and cycling will Figure 6.1: Overall carbon reduction strategy (regulated emissions) 

5-10% 5-13% 5-15%

0

1,000

2,000

3,000

4,000

5,000

6,000

Part L 2013 Be Lean Be Clean (CHP) Be Green
(Opportunities for

Renewables Being
Reviewed)

T
o

n
n

e
s
 C

O
2

/y
e

a
r

Estimated Regulated Carbon Dioxide Emissions 
Reductions



Station Hill  
Sackville Developments (Reading) Limited 

 
Sustainability Statement 
Rev. C  
 

 

July 2015/LFW/2307472 Page | 20 of 74 

 REP-2307472-11-LFW-20150702-Sustainability Statement-Rev C.docx  
 

be promoted to and from the development, and the site will include secure and sheltered bicycle 

parking spaces for residents as well as for the site’s commercial uses.  

Further Measures 

A Building / Home User’s Handbook will be produced on completion to give details of operation and 

energy performance. The main contractor will conform to the Code of Considerate Practice and 

achieve a best practice score of no less than 35. The project will adhere to the principles of Secured 

by Design and Lifetime Homes. 
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7.0 BREEAM New Construction 2011 Pre-assessment - Offices 
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8.0 BREEAM New Construction 2011 Pre-assessment - Retail 
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