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2020
Autumn: UK government 
publishes Energy White 

Paper outlining NZC delivery

2021 
UK Gov’t Heat 

& Buildings 
Strategy

2021 
COP26

2021 
Performance based 

ratings scheme 
consultation for 
non-domestic 

buildings >1,000m2

2018
Minimum EPC rating ‘E’ 

for all new leases

2021 
Non-domestic PRS MEES: 

Implementation of the 
EPC B Future Target 
(Gov’t consultation)

2022 
Mandatory climate 

related disclosures for 
occupational pension 
schemes (>£1bn) and 

bigger companies

2023 
MEES EPC minimum 
‘E’ rating for existing 

non-domestic 
leases

2025 
Mandatory climate-related 

disclosures for all others eligible

2027
Minimum EPC rating ‘C’

for non-domestic buildings*

2030
Minimum EPC rating ‘B’. 

Non-domestic

2035
The UK’s commitment to 
reduce emissions by 78%

Bold text: indicates  
primary legislation

*Under Government consultation
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2019
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2022 

2023 

2027

2025

2030

2035

2019
UK declares  

Climate Emergency

2022 
Soft launch Phase 1 
Performance based 

ratings scheme*

2022 
2022 Part L Building 
Regulations increase 
to 27% above 2013 
regulations in June

2023 
Full launch Phase 1 
Performance based 

ratings scheme*

2025 
Incoming PRS Regulation amendments
to include interim MEES EPC rating ‘C’
requirements by 2027 and B by 2030*

2020
Non-domestic PRS MEES: 
Future trajectory to 2030 

(Gov’t consultation)

2020
Energy Performance 

Certificates for 
Buildings: Action Plan

2021 
Mandatory climate-related 

disclosures for occupational 
pension schemes (>£5bn), 
banks, business societies 
and insurance companies 
(supervisory expectations) 

and premium listed 
companies

2023 
Mandatory climate-related disclosures for 
other UK-authorised asset managers, life 

insurers and FCA-regulated pension providers

MEES TIMELINE –  
RELEVANT LEGISLATION
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     EPC,
as easy as
   A+B

As a result of the UK government’s 2050 net zero goals, changes in 
government policy and building regulations will put significant pressure 
on owners of real estate to improve the sustainability of their buildings. 

Additionally, the embodied carbon (emissions 
produced through the materials and construction 
process employed on the site) held in existing 
properties is considerable and retrofitting often 
presents a considerable carbon saving relative to 
demolishing and rebuilding.

Legislation introduced in 2018 set a minimum 
energy efficiency standard (MEES) for non-
domestic buildings to achieve a set level of energy 
efficiency. Benchmarked through EPCs (energy 
performance certificates), the legislation requires 
properties to hold an EPC grade of E or above 
in order to be let or sold. In 2023, the grade E 
requirement will be extended to all non-domestic 
properties including those under lease, unless a 
valid MEES exemption has been registered.

According to our analysis of the EPC register, 
the 2023 MEES will impact 9,900 industrial 
properties, around 10% of buildings, that were 
graded at F or G between 2012 and 2021. In 
2030, the MEES requirement will increase further 
with all non-domestic properties needing to 
achieve an EPC grade B or above unless holding 
an exemption. Based on EPC lodgements since 
2012, this will require in excess of 89,900 or 90% 
of industrial properties to improve their energy 
performance – a considerable task.

Recommendations for improving the energy 
performance of a building are provided with 
each EPC. While some of these are relatively 
simple and affordable, such as changing the 
lightbulbs for low-energy alternatives, others are 
much more invasive and cost intensive.
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In it together
Ultimately, landlords and owners are responsible for ensuring their buildings meet the MEES 
requirements, even if the property is under a full repairing and insuring lease. Completing the 
necessary works to achieving the standard may cause tensions between occupiers and landlords as 
the tenant is unlikely to want to sacrifice their access for works to take place. Temporary exemptions 
are stipulated in the legislation to help navigate these challenges, but we are likely to see landlords 
being obliged to take advantage of lease events to ensure changes are enacted as soon as possible in 
order to avoid breaching requirements.

In addition to this, tenants making large 
investments into their buildings, including, heat 
pumps, PV (photovoltaics) arrays and batteries, 
are likely to wait for expected business rates 
tax amendments. This is to avoid risking 
an inadvertent increase in business rates 
liabilities, as making certain energy efficiency 
improvements can result in higher valuations, 
triggering a rise in rates payable, although 
this discrepancy is expected to be amended 
in April 2023, it is currently acting as a barrier 
to investment in decarbonising stock and 
may mean some buildings do not receive 
the current investment they need to avoid 
legislative obsolescence. 

Some landlords may attempt to gain rolling five-
year exemptions based on technicalities, but we 
expect the government to make this increasingly 
onerous and costly, notwithstanding the 
reputational risk this could exert on the building 
owner or operator.

This widespread risk of obsolescence will help 
contribute to liquidity in the market as savvy 
investor/developers look to leverage this risk 
to acquire discounted stock for retrofit or 
redevelopment. 

The seven-year (gl)itch?
There is an additional exemption for retrofitting 
improvements that will take longer than seven 
years to recoup the initial cost of the work through 
estimated savings in energy bills. The formula 
for the seven-year payback test is set out in 
regulation and obtaining an exemption along 
with cost quotations requires evidence of the 
calculations made to demonstrate this. This MEES 
exemption route also requires a confirmation that 
the landlord or a person exercising management 
control in relation to the landlord is satisfied that it 
does not meet the seven-year payback rule.

Although this is intended to make the 
sustainable transition more equitable, building 
owners remain responsible for conducting and 
financing the often-considerable retrofitting 
works needed, even if they do not occupy the 
building themselves and hence will only be 
passing on the energy saving to the tenant.

The seven year exemption also means that a 
large proportion of non-domestic properties will 
not be required to meet the energy efficiency 
level needed for the UK to achieve the 2050 net 
zero carbon target. We therefore expect the 
exemption to be amended or dissolved in the 
future to ensure MEES are able to generate the 
level of change needed..

Under Operation
A further stick the government has up its sleeve 
to corral the real estate sector onto the road 
to net zero is the widespread introduction of 
operational energy performance standards. 
These would measure a building’s actual energy 
performance annually and allow for a much 
more accurate and up-to-date assessment 
of its performance. The introduction of a 
performance-based policy framework and rating 
system will be introduced for buildings over 
1,000 sq m in England and Wales. The details 
are still being fleshed out, but initially it will be 
applied to offices before being expanded to 
other asset types, with industrial buildings being 
high up the priority list.

10% below  90% below 

2023 MEES
GRADE E

(9,904 buildings)

2030 MEES
GRADE B

(88,932 buildings)
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DNO Distribution network operator – regional electricity companies who act as intermediaries between the National Grid and consumers to provide electricity.

Energy 
performance gap

Discrepancy between the designed energy efficiency of a building and the operational reality, with buildings typically underperforming relative to their 
design estimates. Operational energy models can be used to identify and address this gap.

Energy saving 
doors Insulated doors with an airtight seal when closed which can help to deliver an energy-efficient space.

EPC Energy performance certificate – a standardised measure of energy efficiency for UK properties which provide a rating and a grade from A to G, with A being 
the most efficient.

EVs Electric vehicles – these are cars, buses and other mechanised transport methods which are powered solely through electricity via a rechargeable battery.

External insulation An airtight and waterproof layer fixed to the outside of the building, usually a wall, to improve thermal performance.

Green roofs A specifically designed roof which has a thin layer of soil with vegetation planted into it, typically moss or small plants. Green roofs can provide greater 
insulation, rainwater storage and well-being benefits.

Green walls A living vertical garden installed internally or externally, which uses plants and greenery to provide insulation, air quality improvements and well-being 
benefits. 

Ground source 
heat pumps 

An exchange system which utilises the heat naturally stored a few metres below the Earth’s surface to heat the building and produce hot water with a high 
level of energy-efficiency.

HVAC system Heating, ventilation and air conditioning systems – crucial components of large modern buildings which regulate the internal atmosphere and often a major 
consumer of operational energy.

Internal insulation Installing padding or filling within the building to prevent heat loss from drafts or thermal gradients. Examples include cavity wall insulation, underfloor 
insulation and loft insulation.

LED lighting Low-energy alternatives to traditional fluorescent and incandescent light bulbs, operating at up to 90% greater efficiency.

LEED Green building accreditation framework that rates buildings based on their sustainability, energy efficiency and well-being credentials.

Locally sourced 
materials 

Components and supplies which have been produced and acquired in the nearby area, reducing the embodied carbon footprint of the material by 
minimising transportation.

Low-emitting paint Paints and materials which release a low amount of indoor air contaminants, reducing occupants’ exposure to odours, irritants and other hazards to health 
and well-being.

MEES Minimum energy efficiency standard – required levels of energy performance, introduced in the UK in 2016 and currently based on EPC grades.

On-site energy 
generation

Consumers producing their own power locally. This can be ‘behind the meter’, meaning that the consumer uses their own supply entirely, or excess power 
may be sold back to their DNO through a PPA.

Operational 
energy modelling

Detailed surveys measuring the actual energy consumption within the building in day-to-day operation. These studies provide information on where and 
how energy is used, providing insight on how to reduce this.

PPA Purchase power agreement – a contract between a DNO and a smaller-scale energy producer, such as a consumer producing onsite power, where the DNO 
agrees to buy electricity from the producer.

Retrofitting Improving the environmental credentials of the existing built environment, typically through upgrading the insulations, lighting and HVAC systems to 
increase energy efficiency.

SECR Streamlined Energy and Carbon Reporting – large UK companies using over 40,000kWh of electricity annually must present their energy consumption and 
carbon emissions, as well as their actions taken to improve energy efficiency.

Skylights Creating means for extra light and heating reduces the need for electricity at certain times of the day.

Solar PV 
(photovoltaics) Energy produced from sunlight, typically through solar panels.

TCFD Climate-related Financial Disclosure – a framework requiring firms to disclose their contributions and exposure to climate-related risks including in 
investments, mandatory in the UK from April 2022 for large businesses.

Waste-to-energy 
plant A facility which generates energy through incinerating excess refuse and waste.

Wind turbines Windmills capable of producing electricity through the kinetic energy of the wind. These are often small-scale for onsite generation. *Credit to Arbnco for work done on EPC modelling of buildings


