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Facing
        reality

The cost of improving the UK’s industrial, manufacturing, logistics 
and warehousing stock – even just in terms of MEES – is gargantuan. 
While each building is different, we have undertaken analyses of the 
current built environment and costed implementing the minimum 
recommendations required. The estimated total cost for achieving the 
2030 MEES requirement for industrial stock comes to £30.5 billion, at an 
average cost of £334,000 per building. 

Changes in Building Regulations, or MEES rising 
to an EPC grade A let alone actually net zero 
industrial real estate would add significant extra 
cost. Improvements to meet higher sustainability 
requirements typically require more invasive and 
expensive structural improvements, as well as 
high-tech additions such as on-site renewable 
energy generation facilities.
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EPC RECOMMENDATIONS FOR INDUSTRIAL BUILDINGS 
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Building proofs
Each building will have its own challenge. In 
order to highlight the necessary investment 
needed, we have modelled three hypothetical 
buildings with characteristics typical of their 
particular strata of the industrial real estate 
landscape. Through conducting detailed EPC 
modelling with Arbnco, we are able to provide 
case study examples of what’s required to 
improve the industrial stock.

All three buildings used the same building 
archetype as their base: a typical single-storey 
storage warehouse with a 50,000 sq ft footprint 
including usual office and WC provisions and 
a repeating pitched roof. The three models 
were then assigned certain roofing, cladding 
mechanical and electric characteristics specific 
to buildings of their built year periods – 1960s, 
1980s and 2000s.

Arbnco’s modelling program is able to provide 
retrofit outcomes for buildings, including the 
potential impact on the EPC grade, the cost of 
the upgrade and the time taken to recoup the 
initial investment through cost savings (the 
payback period). 

For the purposes of our analysis, we have 
included those measures which would be 
exempt due to the seven-year payback rule. 
The exemption is expected to be amended 
in the future as it means a considerable 
proportion of the built environment will not 
get up to the level required to achieve the UK’s 
2050 net zero carbon target. Including these 
measures therefore helps to understand what 
it will take to get the industrial built stock to 
meet net zero requirements, beyond achieving 
current MEES regulations.

TOTAL COST

£30.5 bn

PER BUILDING

£334 k
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1960s 1980s

• Typical Insulated Build Up System Using 
RPM ‘Robertson Protected Metal’ or 
Asbestos Cement (TAC Big Six profile), or 
Typical Insulated Build Up System Using 
‘Robertson Galbestos’ or Asbestos Cement 
(TAC Big Six profile)

• Kingspan Insulated Panel or Metal Based 
System - typical Built-Up Systems from 
HH Robertsons, Wards or British Steel or 
Polyurethane (PUR) Insulated Panels from 
HH Robertsons, Wards or Cape

• Retrofit or replace roof to improve thermal 
performance

• Replace local electric, central air distribution, 
forced-(un)flued heating systems in 
warehouse/industrial environments and/or 
existing radiant heating systems with new, 
radiant systems

• Replace local electric heating system(s) with 
gas fired wet radiator system

• Replace local electric, central air distribution, 
forced-(un)flued heating systems in 
warehouse/industrial environments and/or 
existing radiant heating systems with new, 
radiant systems

• Gas fired inefficient blowers for  
warehouse area 

• Localised electric panel heaters for  
offices areas 

• Fluorescent light fitting for office/amenity 
areas – generally aged/inefficient

• Gas fired blowers for warehouse area (e.g. 
Ambirad/Reznor type)

• Sodium high bay vapor lights in warehouse 

• Localised electric panel heaters for offices 
areas

• Fluorescent light fittings for office/amenity 
areas

• Replace existing glazing

• Replace T8 fluorescent tubes with LEDs 
(lamp and luminaire)

• Install lighting controls

• Replace High pressure sodium lamps (lamp)

• Install external wall insulation

• 108kWp PV

• Replace existing glazing

• Replace T8 fluorescent tubes with LEDs 
(lamp and luminaire)

• Install lighting controls

• Replace High pressure sodium lamps (lamp)

• Install internal wall insulation

• 108kWp PV

ROOFING & CLADDING ROOFING & CLADDINGMECHANICAL & ELECTRIC MECHANICAL & ELECTRIC

MANDATORY MEASURES  
(WITHIN 7-YEAR PAYBACK)

MANDATORY MEASURES  
(WITHIN 7-YEAR PAYBACK)

EXEMPT MEASURES  
(BEYOND 7-YEAR PAYBACK)

EXEMPT MEASURES  
(BEYOND 7-YEAR PAYBACK)

CURRENT EPC GRADE & RATING CURRENT EPC GRADE & RATING

POTENTIAL EPC GRADE & RATING POTENTIAL EPC GRADE & RATING

POTENTIAL MAX EPC GRADE & RATING POTENTIAL MAX EPC GRADE & RATINGESTIMATED COST OF MEASURES ESTIMATED COST OF MEASURES

G - 198 D - 77

C - 53 C - 60

B - 28 B - 35£1,101,197 to £1,677,723 £657,472 to £731,840

ESTIMATED COST OF MEASURES ESTIMATED COST OF MEASURES

£332,379 – £611,297 £97,784 to £127,119
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2000s

• Typical Built Up Systems from Wards, 
CA Group, Tata (British Steels) or Insurer 
Approved Polyisocyanurate (PIR) Insulated 
Panels from Tata, Wards or Kingspan

• Replace existing air handling units

• Install destratification fans

• Reasonably modern HVAC system (e.g coil 
duct-based system)

• LED lighting in warehouse

• Central heating for office areas 

• LED modular light fittings in office/amenity 
areas

• Replace existing glazing

• Install lighting controls

• Replace local electric heating system(s) with 
gas fired wet radiator system

• 108kWp PV

ROOFING & CLADDING MECHANICAL & ELECTRIC

MANDATORY MEASURES  
(WITHIN 7-YEAR PAYBACK)

EXEMPT MEASURES  
(BEYOND 7-YEAR PAYBACK)

CURRENT EPC GRADE & RATING

POTENTIAL EPC GRADE & RATING

POTENTIAL MAX EPC GRADE & RATING ESTIMATED COST OF MEASURES

C - 59

B - 49

A - 25 £458,832 to £467,589 

ESTIMATED COST OF MEASURES

£7,991 to £10,496 

With all properties achieving a grade B or 
above, these maximised measures provide some 
reassurance that the industrial sector could 
bring its properties in line with the UK’s net zero 
target, albeit requiring significant investment.
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Understanding the scale
The outcome of the modelling confirms that 
there is a considerable price tag associated 
with improving the industrial built environment 
to comply with the 2030 MEES requirements. 
Firstly, none of the case study models met the 
MEES without additional works. 

The 2000s building had the highest EPC rating 
at the start and required between £8,000 and 
£10,500 worth of retrofitting work to meet the 
grade B level. The 1980s and 1960s properties, 
which started from worse EPC ratings, required 
between £98,000 to £127,000 and £332,000 
and £611,000 in efficiency improvements 
respectively. Although neither of these buildings 
would achieve an EPC grade B through these 
improvements, further changes – improving 
the window glazing, replacing the fluorescent 
lighting with LEDs, adding wall insulation and 
installing solar panelling – would exceed the 
seven-year payback period and hence would 
currently be exempt.

These figures not only highlight the cost of 
complying with the approaching MEES, but also 
the fact that the current legislation will not be 
sufficient to transition the built environment to 
a net zero compatible standard. The 1980s and 
1960s buildings, under the current legislation, 
would only achieve an EPC grade C – short of the 
grade B. 

We have also modelled the maximum EPC rating 
that could be achieved by each property, and the 
costs that this would entail. The 2000s building 
achieved the highest rating of a grade A for a 
cost of £459,000 to £468,000. The maximum 
energy efficiency level that the 1980s and 1960s 
buildings could achieve is grade B. In order to 
improve the 1980s building to grade B. This  
would cost between £657,000, and £732,000 for 
the 1980s building, increasing to between £1.1 
million and £1.7 million for the 1960s building.

With all properties achieving a grade B or above, 
these maximised measures provide some 
reassurance that the industrial sector could 
bring its properties in line with the UK’s net zero 
target, albeit requiring significant investment. 
Achieving this mass-retrofitting of the stock 
would likely need considerable financial support 
from the government, as well as legislative 
requirements to do so.

This is particularly apparent given the regional 
variations in property value. Even in the 2000s 
model, which required the least amount of 
retrofitting work, achieving its maximum energy 
efficiency would require a greater investment 
per sq ft than prime industrial properties 
achieve in annual rents across the majority of 
the market – with London and the South East 
being the exception. While the same is true for 
the 1980s model, the cost for retrofitting the 
1960s building to maximum energy efficiency – 
which was only an EPC grade B, the 2030 MEES 
requirement – is greater than the annual prime 
rents in any market.

With yields in the sector seeing significant 
downwards pressure, the ability to establish a 
further green premium will be welcomed by the 
UK’s foremost industrial landlords. However, for 
the majority of stakeholders, the need to asset 
manage at such a scale provides significant risk.

Additionally, although the need for retrofitting 
works will immediately benefit the construction 
sector, there will also likely be growth in 
the supply chain and construction-adjacent 
industries. This includes the more localised 
production of sustainable building materials 
and modular construction facilities – helping to 
deliver further sustained demand within the UK’s 
industrial sector.

PRIME RENTS VS COST OF EPC IMPROVEMENTS PER SQ FT
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Prime rents 1960s 1980s 2000s

Although the cost and scale of the change required 
to improve the UK’s industrial stock is significant, 
there is a huge opportunity to inject value into the 
built environment. 
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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


