Wokingham Borough Council response to REP4 “Illustration of Non-Residential
Electrical Demand and Solar PV Requirements” University of Reading (12.05.2026)

This note sets out Wokingham Borough Council’s (WBC’s) response to the written
submission from Savills (REP 4) dated 12 May 2026, on behalf of the University of
Reading, relating to electrical demand and solar PV requirements for a research and
development (R&D) use.

The note sets out a high-level estimate of the electrical demand and solar PV potential
for an example of around 100,000 sgm of R&D space (intended to support the oral
reference to a land requirement for 60 ha made during the hearing in the context of
Policy CE2).

WBC does not dispute that the calculations are broadly reasonable at a high level as an
illustration exercise and notes they related only to ‘an example’ development, looking to
PV ‘potential’ and with no consideration of other options for addressing electrical
demand. The calculations are expressly very qualified.

WBC observes that the calculations utilise benchmark judgements which result in
higher total energy demand and lower PV yield assumptions than would be the case if
specific data for Wokingham Borough or South East England were used. This results in
an over estimation of the land area requirement. The benchmark judgements are more
typical of historic performance, rather than future facing benchmarks or an optimised
scheme that has followed the energy hierarchy as required by Policy CE2. WBC also
observes that not all of a solar PV solution would necessarily be delivered off-site with
roof mounted PV and PV canopies over parking areas realistic.

Moreover, WBC does not agree that the suggested 50-60 ha land take for solar PV
provision is necessary or justified in the context of Policy CE2.

REP4 correctly identifies that non-residential buildings exhibit a wider range of energy
demand profiles than residential development. This is recognised within the structure
of Policy CE2, and in particular is explicitly addressed through Exceptional Basis Clause
1, which allows for departures from the baseline energy performance requirements
where justified by: technical constraints (e.g. site conditions, overshadowing); policy
constraints (e.g. heritage); or other technical reasons such as buildings with
unavoidably high energy demand due to their use.

In such cases, Policy CE2 requires applicants to:
a) demonstrate that the energy hierarchy has been fully applied;
b) evidence that energy demand has been reduced as far as reasonably
practicable; and
c) clearly justify the reasons why the stated performance targets cannot be met.
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In this way, in cases where a building has been designed using the energy hierarchy as
required but has unavoidably high energy demand due to its use, compliance with
Policy CE2 is achieved not by strict adherence to the headline energy use intensity
targets, but by demonstrating optimisation of design and fabric performance, alongside
a clear justification of residual demand.

Clause 1 allows applicants to provide a financial contribution to WBC’s Carbon Offset
Fund. The cost of energy offsetting will be derived from a transparent and consistent
£/kWh approach, based on the cost of delivering equivalent renewable electricity
generation via solar photovoltaic (PV) arrays. Contributions will be secured through
Section 106 agreements. Notwithstanding the calculation being based on solar PV,
WBC'’s Carbon Offset Fund will be used to deliver a wide range of carbon reduction
projects aligned with the priorities of the Climate Emergency Action Plan. There is no
necessity for energy savings to be delivered through the provision of solar PV. Examples
of alternative measures include improvements to the energy efficiency of existing
buildings and carbon sequestration.

In summary, Policy CE2 does not require high energy uses to off-set their energy
demand through PV provision in the way suggested in the simple example calculation in
REP4. Policy CE2 takes a proportional and rational approach to high energy uses,
incorporating a specific clause to allow development to progress provided appropriate
steps are taken and justified.
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