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EXECUTIVE SUMMARY 
 
This Energy Statement has been prepared to support the planning application in connection 
with the proposed development of 11no. new business units at the Land at Meadow Road, 
Reading.  
 
The statement seeks to demonstrate how compliance with the following can be achieved: 
• Building Regulations Part L2A 2021 
• Reading Local Plan (2019) 
 
The statement also advises on the following: 
• BREEAM  
• Draft EPC ratings 

 
All calculations undertaken within the statement are based on the developer’s specification 
for the shell buildings with future fitout allowances for the warehouse and office 
undercrofts. 
 
Building Regulations Part L2A 2021 
 
The calculated TER/BER is as follows: 
 

Unit TER 
(kgCO2/m2/yr) 

BER 
(kgCO2/m2/yr) 

 Part L2 
Compliance  

1 2.28 -0.26  PASS 
2 2.28 -0.42  PASS 
3 2.00 -0.39  PASS 
4 2.29 -0.30  PASS 
5 2.20 -0.42  PASS 
6 2.17 -0.26  PASS 
7 2.24 -0.29  PASS 
8 3.56 -0.47  PASS 
9 3.19 -0.39  PASS 

10 2.80 -0.36  PASS 
11 2.74 -0.49  PASS 

  
Reading Local Plan – CC2 
 
To comply with the local plan policy CC2: Sustainable Design and Construction all non-
residential development is expected to achieve a BREEAM ‘Excellent’ emissions rating.  
 
The minimum standards for BREEAM ‘Excellent’ under Ene01 reduction of energy use and 
carbon emissions is 4no. credits. Units 8–11 exceed the minimum compliance requirements. 
In contrast, due to the nature of an industrial development and limited scope of the 
proposed shell buildings, Units 1–7 are projected to achieve a BREEAM rating of 'Very 
Good'. 
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The minimum standards for BREEAM ‘Excellent’ under Ene02 energy monitoring is 1no. 
credit. The buildings proposed meet the minimum standards.  
 
Reading Local Plan – CC3 
 
To comply with the local plan policy CC3: Adaption to Climate Change all non-residential 
development is expected wherever possible to be orientated to maximise opportunities for 
both natural heating and ventilation and reducing exposure to wind and other elements.  
 
Proposals involving both new and existing buildings shall demonstrate how they have been 
designed to maximise resistance and resilience to climate change for example by including 
measures such as solar shading, thermal mass, heating and ventilation of the building and 
appropriately coloured materials in areas exposed to direct sunlight, green and brown roofs, 
green walls, etc; 
 
Passive and active design measures are considered and implemented, and energy and 
carbon emission reductions are presented in Section 4 Energy Efficiency, Decentralised 
Energy Networks and Renewable Energy in line with policy CC3. The green buildings 
proposed will also utilise air source heat pumps and PV arrays to achieve net zero carbon 
status in line with planning policy CC3: Adaption to Climate Change. 
 
Reading Local Plan – CC4 
 
To comply with the local plan policy CC4: Decentralised Energy all non-residential 
development 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. The development I also expected to link into existing 
decentralised energy networks or demonstrate why this is not feasible.  
 
Through a detailed feasibility study, it can be demonstrated that the development is not 
suitable for the inclusion of decentralised energy provision and is not situated near any 
existing decentralised energy networks. See Section 4 Energy Efficiency, Decentralised 
Energy Networks and Renewable Energy for further details.  
 
EPC 
 
The Green buildings modelled within this statement achieve an EPC A+.  
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1.0 INTRODUCTION 
 

This Energy Statement has been prepared to support the planning application in 
connection with the proposed development of 11no. new business units at the Land 
at Meadow Road, Reading 

 
 The statement seeks to demonstrate how compliance with the following can be 

achieved: 
• Building Regulations Part L2A 2021 
• Reading Local Plan (2019) 

 
 The statement also advises on the following: 

• BREEAM  
• Draft EPC ratings 

 
All calculations undertaken within the statement are based on the developer’s 
specification for the shell building with future fitout allowances for the warehouse 
and undercroft. 

 
1.1 Building Regulations Part L2A 2021 
 
1.1.1 Energy Performance 
 

All new buildings must be built to a minimum standard of total energy performance. 
This is evaluated by comparing calculations of the performance of the ‘actual 
building’ against calculations of the performance of a theoretical building, called the 
‘notional building’. This must be carried out both at the design stage and when work 
is complete.  
 

1.1.2 Limiting Standards 
 
The performance of the building fabric and building services systems must also be no 
worse than the limiting standards set out in the Approved Document.  

 
1.2 Reading Local Plan (2019) 
 
1.2.1 Reading Local Plan Policy – CC2 

To comply with the local plan policy CC2: Sustainable Design and Construction all 
non-residential development is expected to achieve a BREEAM ‘Excellent’ emissions 
rating.  
 
For a number of uses, including offices, the requirement to achieve ‘Excellent’ 
ratings is unlikely to significantly affect viability. However, some types of 
development, such as industrial uses, warehouses and schools might find it more 
difficult to meet these standards. In these cases, developments must demonstrate  
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that the standard to be achieved is the highest possible for the development, and at 
a minimum meets the BREEAM ‘Very Good’ standard. 
 

1.2.2 Reading Local Plan Policy – CC3 
To comply with the local plan policy CC3: Adaption to Climate Change all non-
residential development is expected wherever possible to be orientated to maximise 
opportunities for both natural heating and ventilation and reducing exposure to 
wind and other elements.  
 
Proposals involving both new and existing buildings shall demonstrate how they 
have been designed to maximise resistance and resilience to climate change for 
example by including measures such as solar shading, thermal mass, heating and 
ventilation of the building and appropriately coloured materials in areas exposed to 
direct sunlight, green and brown roofs, green walls, etc; 
 

1.2.3 Reading Local Plan Policy – CC4 
To comply with the local plan policy CC4: Decentralised Energy all non-residential 
development 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. The development is also expected to link 
into existing decentralised energy networks or demonstrate why this is not feasible.  

 
1.3 BREEAM 
 
 It is a requirement of the Reading Local Plan that a BREEAM ‘Excellent’ rating is 

achieved.   
 

BREEAM is a world-leading environmental assessment tool, that measures the 
sustainability of new and refurbished buildings. Under BREEAM, developments are 
assessed against nine categories covering the following: 
 
• Management 
• Health and Wellbeing 
• Energy 
• Transport 
• Water 
• Materials 
• Waste 
• Land Use and Ecology 
• Pollution 
 
This statement advises the number of credits that would be achieved under BREEAM 
Energy Ene01 based on the calculated Building Regulations Part L2A 2021 TER and 
BER figures.  Credits are achieved through Ene01 Reduction of energy use and 
carbon emissions by: 
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• Encouraging the design of energy efficient buildings with energy performance 

above national building regulations. 
• Encouraging the accurate modelling of operational energy consumption. 

 
BREEAM Energy credit Ene02 Energy Monitoring encourages the installation of 
energy sub-metering to facilitate the monitoring of operational energy consumption.  
 
The statement advises the level of energy metering proposed to comply with the 
requirements of BREEAM Ene02. 

  
1.4 Draft Energy Performance Certificate (EPC) Ratings 
 
 EPC ‘A+’ ratings are being targeted as a minimum requirement. This statement 

advises the draft EPC ratings based on the TER and BER figures derived from the 
Building Regulations Part L Volume 2 (2021 Edition) energy performance 
calculations.      

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Land at Meadow Road, Reading 
Energy Statement 

 

 
 
 
 

0306/Issue 3/Planning 
17 July 2025 
 

 
2.0 BRIEF SCOPE OF DEVELOPMENT PROPOSALS 
 

The proposed development comprises of 11no. new business units for flexible 
warehouse/industrial use with first floor office mezzanines and associated service 
yard and car parking areas. 
             

 
 
 

Proposed Site Plan 
 

 
The proposed building form and orientation are as detailed on PRC architects plan 
and elevation drawings accompanying the planning submission.   
 
Refer to Appendix 1 for full details of all building and services design data. 
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3.0 APPROACH & METHODOLOGY 
 
3.1 Energy Calculations 
 
 All energy calculations undertaken as part of this statement have been carried out 

using the SBEM calculation methodology, in accordance with the requirements of 
Building Regulations Part L Volume 2 (2021), using IES Apache software as the 
interface tool. 

 
3.2 Future Fit-Out Allowances (Building Regulations Guidance) 

Where services are not being installed as part of the developers works allowances 
have been made in the calculations for future fitting out in accordance with the 
requirements of Building Regulations Part L Volume 2 (2021 Edition).   
 
Full details of these allowances are defined in Appendix 1.   

 
3.3 Calculation Clarifications 
 
3.3.1 Regulated & Un-regulated Energy Uses 
 
 Regulated energy uses are those in connection with space heating/cooling, hot water 

heating, lighting and ventilation.  
 
 Un-regulated energy uses are those in connection with the building user 

process/equipment small power loads.   
 
 The calculations within this statement are based on regulated energy uses only.   
 
3.3.2 Carbon Reduction from Air Source Heat Pumps 
 
 In the case of the air source heat pump heating/cooling systems serving the office 

area heating, the renewable energy contribution has been taken for the heating 
component only.  The Carbon savings have been calculated based on a comparison 
of the Carbon emissions against a notional gas fired heating system, with a COP 
figure of 0.91.    
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4.0 ENERGY EFFICIENCY, DECENTRALISED ENERGY NETWORKS AND RENEWABLE ENERGY 

 
4.1 Reducing Energy Consumption & Carbon Emissions 
 
 To comply with the Reading Local Plan (2019) the proposed development will seek to 

minimise energy consumption and carbon emissions by applying the following 
energy hierarchy of passive and active measures. 

 
 
 
 
 
 
 
 
 
 
  
 
4.1.1 Use Less Energy (LEAN)  
 
 Passive Enhancements 
 
 The following ‘Passive’ energy enhancement measures will be incorporated into the 

development proposals in order to reduce energy demands: 
 
Passive Design Measures 
Roof U-value The U-value of the Roof has been improved 

from the minimum requirements of Part L2 
2021 of 0.18W/m2K to 0.16W/m2K to 
reduce the energy demands for heating. 

Roof-light U Value The U-value of the Roof-lights has been 
improved from the minimum requirements 
of Part L2 2021 of 2.20W/m2K to 
1.30W/m2K to reduce the energy demands 
for heating. 

Roof-Light Areas Roof-Light Areas are based on the optimum 
area for energy efficiency when balancing 
energy saving through the use of daylight 
lighting controls against the increase energy 
demands for heating and the requirements 
to limit solar overheating.   

Air Permeability Air Permeability has been improved from 
the minimum requirements of Part L2 2021 
of 8m3/hr/m2 to 3.0m3/hr/m2 to reduce 
the energy demands for heating. 

 
 

Passive: Minimise Energy Demands 
‘LEAN’ 

 

Active: Maximise Energy Efficiency 
‘CLEAN’ 

Active: Utilise LZC Technologies 
‘GREEN’ 
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Passive Design Measures 
Solar Heat Gain Control Solar Heat Gain Control is achieved through 

the use of solar control glazing to reduce the 
need and/or the energy demands for 
artificial cooling. 

Daylight efficiency Daylight efficiency has been achieved by 
ensuring a balance has been met between 
solar energy and useful daylight. 

Building Layout The Building Layout has been designed to 
maximise the use of office space where 
active energy enhancement measures can 
be utilised. 

Thermal mass Thermal mass within the building is 
achieved through the use of a dense 
concrete slab between floors. 

Ventilation Heat Recovery Ventilation Units are 
provided for fresh air supply/extract to the 
office areas (when natural ventilation is not 
appropriate) to reduce energy used for 
heating/cooling. 

Adaption to climate change Adaption to climate change has been 
addressed through the space provision for 
future capacity increase in the buildings 
heating/cooling systems. 

 
Active Enhancements 

 
 The following ‘Active’ energy enhancement measures will be incorporated into the 

development proposals in order to reduce energy usage: 
 
Active Design Measures 
High Efficiency LED Lighting High Efficiency LED Lighting has been specified 

to reduce lighting energy use. 
Warehouse Lighting Warehouse Lighting has been specified with 

automatic PIR occupancy sensing and daylight 
dimming controls to reduce lighting energy 
use. 

Office Lighting Office Lighting has been specified with 
automatic PIR occupancy sensing and daylight 
dimming controls to reduce lighting energy 
use. 

WC Lighting WC Lighting has been specified with automatic 
PIR occupancy sensing controls to reduce 
lighting energy use. 

Power Factor Correction Power Factor Correction has been specified to 
improve electrical efficiencies by ensuring a 
power factor no worse than 0.95. 

Air Source Heat Pump Heating  Air source heat pump heating has been 
specified within the office area to reduce 
electricity demand 
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4.1.2 Supply Energy Efficiently (CLEAN) 
 

District Heating & Cooling 
 
The Sustainable Design and Construction Supplementary Planning Document 
(Adopted 2019) identifies ‘clusters’ potentially suitable for heat network schemes 
across the region, as seen in the below extract. According to the study the Meadow 
Road site is not considered within a ‘cluster’. 
 

 
 
 
 
 

Providing a new communal heating/cooling system to serve the proposed 
development is not considered feasible in this instance given the speculative nature 
of the buildings and the uncertainty of future heating and cooling demands.  The 
infrastructure costs and the ongoing management, service and maintenance 
obligations to the Landlord are also considered prohibitive on development of this 
scale. 

 
Communal CHP (Combined Heat & Power) (CLEAN)   

 
 Combined Heat and Power (CHP) refers to the local simultaneous generation of 

electricity and heat.  Electricity is generated by an on-site electrical generator, 
commonly fuelled by gas, liquid fuel or biomass, and heat is recovered from the 
exhaust gases and cooling systems which is used to provide hot water.    

 

Meadow Road site 
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 CHP systems are most appropriate and economically viable where there is high heat 

demands for a large proportion of the day throughout the year i.e. hospitals, hotels, 
leisure centres or larger mixed used developments.  In the case of the proposed 
development the base heating demand is minimal, comprising hot water for hand 
washing only, and the demand for space heating will be seasonal.   

 
Due to absence of a substantial and constant heating demand the use of a CHP 
system is not considered viable in this instance.   

 
4.1.3 Renewable & Low Carbon Energy (GREEN) 
 

The table below identifies which renewable energy technologies are considered 
feasible for this development. 

 
Technology Feasible Reason 
Transpired Solar 
Collectors  

No • Due to the speculative nature of the development 
and the orientation of suitable façades, transpired 
solar collectors incorporated into the building 
cladding system (as Solarwall or similar) are not 
considered feasible in this instance. 

Photovoltaic 
Panels (PV) 

Yes • The buildings have large relatively flat roof areas 
which would be suitable for PV installations. 

Air Source 
Heating 

Yes • Air Source Heating is considered a feasible 
solution for the office areas. 

• There are no conflicts with site land use and 
noise criteria. 

Ground Source 
Heating 

No • Detailed ground investigations would be required 
to determine the suitability and size of a ground 
source heating solution in this location. 

• The cost of a closed loop or open loop borehole 
system are considered prohibitive for this 
development. 

• There is likely insufficient area on-site for a 
horizontal ‘slinky’ type solution.   

Solar Water 
Heating 

No • This is considered a feasible technology however 
the demand for hot water is a very small 
proportion of the building’s total energy demands 
and therefore the benefits are extremely limited.  

Biomass 
Heating 

No • Not considered suitable for use in connection with 
the proposed heating systems in the office and 
warehouse area. 

• Air quality & pollution issues associated with the 
use of biomass. 

• Fuel storage & re-filling requirements are 
considered difficult to accommodate on site.  
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Technology Feasible Reason 
Wind Turbines No • Local wind speeds are below those generally 

recommended for wind turbines to be a viable 
renewable solution. 

• Given the location of the site the visual and noise 
impacts from the wind turbines on neighbouring 
sites are considered prohibitive.    

 
4.2 Low & Zero Carbon Technologies 
 

Following the above feasibility assessment, roof mounted Photovoltaic Arrays on all 
units and ASHP’s to provide heating/cooling to the office areas within units 8 & 9 
and units 10 & 11 will be incorporated into the development proposals. 

 
4.2.1 Photovoltaic Panels (PV) 
 

Photovoltaic systems convert energy from the sun into electricity through semi-
conductor cells.  Systems consist of semi-conductor cells connected together and 
mounted into modules.  Modules are connected to an inverter to turn their direct 
current (DC) output into alternating current (AC) electricity for use in buildings.   

 
Photovoltaics supply electricity to the building they are attached to or to any other 
load connected to the electricity grid.  Excess electricity can be exported back to the 
Grid when the generated power exceeds the local need.   
 
PV systems require only daylight, not sunlight to generate electricity (although more 
electricity is produced with more sunlight), so energy can still be produced in 
overcast or cloudy conditions.  

 
Photovoltaic cells typically come in modular panels which can be floor or roof 
mounted.  Ideally the panels should face between south-east and south-west, at an 
elevation of about 30-40°.  However, in the UK even flat roofs receive 90% of the 
energy of an optimum system. 

 
 

 
 
 
 
 

 
 
 
 
 

Typical Roof Mounted PV Array 
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4.2.2 Estimated Carbon/Energy Savings & Payback Periods 
 

For PV systems payback is achieved through (1) Reduced grid electrical energy 
consumption, (2) smart export payments.   
 
The table below illustrates the estimated carbon & energy savings and payback 
periods for the PV systems proposed to achieve net zero carbon status: 

 

Estimated PV Carbon & Energy Savings & Simple Payback Periods 

Unit PV Area 
Annual 
Carbon 
Savings 

Annual 
Energy 
Savings 

Capital 
Cost 

Annual 
Energy 

Cost 
Savings 

Smart 
Export 

Payments 

Simple 
Payback 
Period 

  (m2) (kg.CO2) (kWh) (£) (£) (£) (years) 

1 32.3 751 5,898 5,653 884.72 147.45 5.48 
2 35.7 820 6,454 6,248 968.06 161.34 5.53 
3 44.2 1,021 8,023 7,735 1,203.50 200.58 5.51 
4 35.7 842 6,594 6,248 989.15 164.86 5.41 
5 32.3 777 6,064 5,653 909.56 151.59 5.33 
6 32.3 777 6,064 5,653 909.56 151.59 5.33 
7 35.7 842 6,595 6,248 989.18 164.86 5.41 
8 161.5 3,687 29,035 28,263 4,355.18 725.86 5.56 
9 158.1 3,651 28,696 27,668 4,304.43 717.41 5.51 

10 200.6 4,632 36,404 35,105 5,460.60 910.10 5.51 
11 212.5 4,883 38,413 37,188 5,762.00 960.33 5.53 

 
Notes:  
1.     Annual carbon &energy savings taken from BRUKL output documents in Appendix 3. 
2.     Capital cost based on £175/m2 of PV. 
3.    Annual energy cost savings based on electricity charged at a rate of 30p/kWh and  
       assumes that 50% of the energy generated will be used and 50% will be exported back   
       into the grid at a Smart Export payment rate of 5.00p/kWh 

 
4.2.3 Battery Storage 
 

It would be possible for the proposed PV systems to be integrated with a battery 
storage system to store and utilise any surplus energy generated by the PV system 
for use at another time i.e. during non-daylight hours. 
 
Battery units can also be installed as a stand-alone product, independent of a 
renewable energy source and used to store cheaper energy from the grid during 
lower cost periods and discharge during peak times to avoid demand charges and 
peak-time energy costs. 
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The suitability of a battery storage system should be assessed on a case-by-case 
basis and should be designed to suit known load profiles to capitalise on the 
potential benefits of installing such a system. 
 
Given the speculative nature of the proposed development, where the building 
energy load profiles are unknown, installing a battery storage system is not 
considered appropriate as part of the Developer’s works, however the PV systems 
shall be ‘battery ready’ to facilitate future installation by the building occupiers.  

 
4.2.4 Air Source Heat Pumps (ASHPs) 

 
Split or Multi Split type air conditioning systems are one-to-one systems consisting of 
one evaporator (fan coil) unit connected to an external condensing unit. Both the 
indoor and outdoor units are connected through copper tubing and electrical 
cabling. The indoor part (evaporator) pulls heat out from the surrounding air while 
the outdoor condensing unit transfers the heat into the environment, this cycle can 
be reversed to deliver heat to the space. Refrigerant in the heat exchanger absorbs 
heat from the outside air and evaporates. Vapour is compressed, thereby increasing 
pressure and vapour temperature. Hot vapour is condensed in the 2nd heat 
exchanger where heat is rejected. The liquid refrigerant passes back through an 
expansion valve, to start the cycle again. 

 
 
 
 
 
 
 

 
 
 
 

ASHP Refrigeration Cycle 

Variable refrigerant flow (VRF) is an air-conditioning system configuration where 
there is one outdoor condensing unit and multiple indoor units. The term variable 
refrigerant flow refers to the ability of the system to control the amount of 
refrigerant flowing to the multiple evaporators (indoor units), enabling the use of 
many evaporators of differing capacities and configurations connected to a single 
condensing unit. The arrangement provides an individualized comfort control, and 
simultaneous heating and cooling in different zones. 
 
Air source heat pumps can only be considered as a renewable technology when used 
in heating mode. Refer to Annex VI of Directive 2009/28/EC for more detail on 
accounting for energy from heat pumps. 
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Typical ASHP Outdoor Units 

 
4.2.5 Estimated Carbon & Energy Savings & Payback Periods 
 

The tables below illustrate the estimated carbon & energy savings and simple 
payback periods for the ASHP systems proposed for the office areas. 

 
For ASHP systems simple payback is determined by calculating the energy costs for 
heating compared to the energy costs if the same amount of heating were to be 
provided by a notional gas boiler. 

 
 

Estimated Carbon Savings 

  Unit 8 Unit 9 Unit 10 Unit 11 

System Gas Boiler 

Efficiency 91% 91% 91% 91% 

Heating Carbon Emissions (kgCO2/yr) 2,344 2,254 2,912 3,073 

System Air Source Heat Pump 

Efficiency 430% 430% 430% 430% 

Heating Carbon Emissions (kgCO2/yr) 328 316 408 430 

Carbon Savings (kgCO2/yr) 2016 1938 2504 2643 

Percentage Savings (%) 86% 86% 86% 86% 
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Estimated Energy Savings & Simple Payback Periods 

  Unit 8 Unit 9 Unit 10 Unit 11 

System Gas Boiler 

Efficiency 91% 91% 91% 91% 

Heating Energy Consumption (kWh/yr) 11,162 10,734 13,867 14,634 

Capital Cost (£) 2,983 3,482 6,136 7,065 

Energy Cost (£/yr) 1,674.30 1,610.04 2,080.02 2,195.09 

System Air Source Heat Pump 

Efficiency 430% 430% 430% 430% 

Heating Energy Consumption (kWh/yr) 2,362 2,271.70 2,934.80 3,097.10 

Capital Cost (£) 6,280 7,331 12,918 14,874 

Energy Cost (£/yr) 708.69 681.51 880.44 929.13 

Energy Savings (£/yr) 965.61 928.53 1,199.58 1,265.96 

Incentive Payments (£/yr) n/a n/a n/a n/a 

Simple Payback Period (years) 3 4 6 6 

 
Notes: 
1. Costs based on gas charged at a rate of 15p/kWh and electricity at a rate of 30p/kWh 
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5.0 RESULTS SUMMARY 
 
5.1 Base & Lean Building Results 
 
5.1.1 Building CO2 Emissions 
  

 The calculated BER for the Base & Lean building, excluding PV & ASHP’s, is as 
follows: 
 

Unit Base Emissions 
(*Standard Building) 

(kgCO2/m2/yr) 

Lean BER 
(kgCO2/m2/yr) 

 Passive Design 
Reduction 

(kgCO2/m2/yr) 
1 9 4.20  4.80 
2 9 4.11  4.89 
3 9 3.37  5.63 
4 9 4.11  4.89 
5 9 3.85  5.15 
6 9 3.77  5.23 
7 9 3.79  5.21 
8 11 10.47  0.53 
9 11 9.52  1.48 

10 11 7.98  3.02 
11 11 7.13  3.87 

 
Refer to BRUKL output documents in Appendix 2. 

 *Standard Building emissions based on Building Regulations minimum standard attributes. 
 
5.1.2 Building Primary Energy 
  

 The calculated BPER for the Base building & Lean building, excluding PV & ASHP’s, is 
as follows: 
 

Unit Base Energy 
(*Standard Building) 

(kWh/m2/yr) 

Lean BPER 
(kWh/m2/yr) 

 Passive Design 
Reduction 

(kWh/m2/yr) 
1 80 44.13  35.87 
2 80 43.18  36.82 
3 80 35.49  44.51 
4 80 43.32  36.68 
5 80 40.45  39.55 
6 80 39.64  40.36 
7 80 39.82  40.18 
8 90 89.50  0.50 
9 90 81.00  9.00 

10 90 67.91  22.09 
11 90 60.76  29.24 

 Refer to BRUKL output documents in Appendix 2. 
 *Standard Building emissions based on Building Regulations minimum standard attributes. 
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5.2 Green Building Results 
 
5.2.1 Building Regulations Part L2A 2021 CO2 Emissions 
  

 The calculated TER/BER for the Green building, including PV & ASHP’s, is as follows: 
 

Unit TER 
(kgCO2/m2/yr) 

BER 
(kgCO2/m2/yr) 

 Renewable 
Design Reduction 

(kgCO2/m2/yr) 

Part L2 
Compliance  

1 2.28 -0.26  2.54 PASS 
2 2.28 -0.42  2.70 PASS 
3 2.00 -0.39  2.39 PASS 
4 2.29 -0.30  2.59 PASS 
5 2.20 -0.42  2.62 PASS 
6 2.17 -0.26  2.43 PASS 
7 2.24 -0.29  2.53 PASS 
8 3.56 -0.47  4.03 PASS 
9 3.19 -0.39  3.58 PASS 

10 2.80 -0.36  3.16 PASS 
11 2.74 -0.49  3.23 PASS 

  
 Refer to BRUKL output documents in Appendix 3. 
 
5.2.2 Building Regulations Part L2A 2021 Primary Energy 
  

 The calculated TPER/BPER for the Green building, including PV & ASHP’s, is as 
follows: 
 

Unit TPER 
(kWh/m2/yr) 

BPER 
(kWh/m2/yr) 

 Renewable 
Design Reduction 

(kWh/m2/yr) 

Part L2 
Compliance  

1 23.79 -7.23  31.02 PASS 
2 23.75 -9.05  32.80 PASS 
3 20.89 -7.82  28.71 PASS 
4 23.91 -7.48  31.39 PASS 
5 23.16 -8.52  31.68 PASS 
6 22.70 -6.53  29.23 PASS 
7 23.43 -7.05  30.48 PASS 
8 36.74 -13.47  50.21 PASS 
9 32.95 -11.74  44.69 PASS 

10 29.14 -9.92  39.06 PASS 
11 28.55 -10.79  39.34 PASS 

  
 Refer to BRUKL output documents in Appendix 3. 
 



Land at Meadow Road, Reading 
Energy Statement 

 

 
 
 
 

0306/Issue 3/Planning 
17 July 2025 
 

 
5.2.3 Building Regulations Part L2A 2021 – Minimum Standards 

 
 The performance of the building fabric and building services proposals are no worse 
than the design limits set out in the Approved Document.  Refer to Appendix 3. 

 
5.2.4 Building Regulations Part L2A 2021 – Overheating Analysis  

 
 The performance of the building against the solar overheating check show that the 
design is in compliance with the Approved Document.  Refer to Appendix 3. 

 
5.3 BREEAM 
 
5.3.1 BREEAM Ene01 

 
 The table below shows the calculated credits achieved under BREEAM Ene01: 

 
Unit BREEAM Ene01 Credits 

1 - (limited to ‘very good’) 
2 - (limited to ‘very good’) 
3 - (limited to ‘very good’) 
4 - (limited to ‘very good’) 
5 - (limited to ‘very good’) 
6 - (limited to ‘very good’) 
7 - (limited to ‘very good’) 
8 4 min. – ‘Excellent’  
9 4 min. – ‘Excellent’ 

10 4 min. – ‘Excellent’ 
11 4 min. – ‘Excellent’ 

  
5.3.2 BREEAM Ene02 
 

Sub-metering shall be supplied and installed in accordance with the requirements of 
Building Regulations Part L as described in CIBSE TM39. 
 
 A data logger system shall be provided to collate data from the various energy 
meters. 

 
For Further Information on BREEAM compliance please see BREEAM assessors’ pre-
assessment document.  
 

5.4 Reading Local Plan (2019)  
 
5.4.1 Policy CC2: Sustainable Design and Construction 
 
 The development is expected to achieve a BREEAM ‘Excellent’ emissions rating for 

units 8 – 11 in line with planning policy CC2: Sustainable Design and Construction.   
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 Units 1 – 7 shall demonstrate a BREEAM ‘Very Good’ score. 
 
5.4.2 Policy CC3: Adaption to Climate Change 
 
 The green buildings proposed have considered and implemented passive and active 

energy and carbon reduction measures and will utilise air source heat pumps and PV 
arrays to achieve net zero carbon status in line with planning policy CC3: Adaption to 
Climate Change. 

 
5.4.3 Policy CC4: Decentralised Energy 
 

Local plan policy CC4: Decentralised Energy requirements have been assessed and 
due to the absence of a substantial and constant heating demand or proximity to an 
existing network, the use of a CHP system is not considered viable in this instance.  

 
5.5 Draft Energy Performance Certificate (EPC) Rating 
 
 The predicted Energy Performance Certificate (EPC) Rating for the building is as 

follows: 
 

Unit EPC Rating 
1 A+ (-2) 
2 A+ (-3) 
3 A+ (-3) 
4 A+ (-2) 
5 A+ (-3) 
6 A+ (-2) 
7 A+ (-2) 
8 A+ (-2) 
9 A+ (-2) 

10 A+ (-2) 
11 A+ (-2) 

 
Refer to Appendix 4 for a copy of the draft EPC certificate.  
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APPENDIX 1 – Building & M&E Design Data 
 
BUILDING DATA 
 
Building Address   - Units 1-11 Meadow Road, Reading 
 
SBEM Weather File   - Swindon 
 
Building Form & Orientation  - As PRC Planning Issue drawings 
 
SBEM Building Type   - B2-B7 General Industrial 
 
SBEM Room Types     
Warehouse Area   - Speculative Industrial 
Office Undercroft   - Open Plan Office   
 
U-Values 
External Walls    - 0.26 W/m2K 
Roof     - 0.16 W/m2K 
Exposed Floor    - 0.18 W/m2K 
Windows/Curtain Walling  - 1.60 W/m2K (average inc. frame) 
Spandrel Panels   - 1.60 W/m2K (average inc. frame) 
Roof-lights    - 1.30 W/m2K 
Personnel Doors   - 1.60 W/m2K (average inc. frame) 
Loading Bay Doors   - 1.30 W/m2K (average inc. frame) 
 
Glazing Data 
 
Type      - Pilkington Suncool 30/17 
g-Value    - 18% 
Light Transmission Value  - 30% 
 
Rooflight Data 
 
g-value     - 45% 
Light Transmittance - 43% 
 
Air Permeability   - 3.0m3/hr/m2 
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