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Introduction

The Chartered Institute of Building (CIOB) represents, on behalf of the public, the most diverse set of professionals in the construction industry. Our role is to:

· Promote the importance of the built environment

· Lead the industry to create a sustainable future worldwide

· Encourage leadership potential

· Promote the highest standards in quality, safety and qualification

· Create an industry where excellence prospers.

We have over 43,000 members around the world, and are considered to be the international voice of the building professional, representing an unequalled body of knowledge concerning the management of the total building process.

CIOB members are skilled professionals with a common commitment to achieving and maintaining the highest possible standards. Chartered Member status, represented by the designations MCIOB and FCIOB, is recognised internationally as the mark of a true professional in the construction industry.

The CIOB is also a member of the Society for the Environment and is able to award the Chartered Environmentalist qualification. We currently have 282 Chartered Environmentalist members and this number is growing daily.
Our submission has been developed for the public benefit and is also informed by feedback from our members. The consultation paper was sent out to 40 of our members with expertise in sustainability. Their feedback has been analysed and incorporated into this submission.  

Executive Summary

· The CIOB welcomes the opportunity to comment on the UK-GBC Code for Sustainable Buildings.

· The CIOB supports the development of a Code for Sustainable Buildings as it has the potential to give the industry clear guidance and direction on sustainable building practices. Existing Code practices and guidelines have created confusion; this will need to be overcome in order to establish consistent and successful sustainable building practices. 

· Given that the existing building stock will make up more than 80% of buildings in 2025, we believe that the Code should incorporate both new and existing buildings. This would allow the industry to help meet the government’s ambitious targets to reduce carbon emissions by 80% by 2050. 
· The CIOB strongly recommends that sustainable building should be better incorporated in to education and training systems, and that zero carbon is properly defined; this would ensure the Code is accurately understood and that it has a successful impact on building practices. For more information on CIOB’s policy statement on zero carbon go to http://www.ciob.org.uk/about/ciobpolicies. 
Section 1 - Core issues
With the aspiration that all new non-domestic buildings should be zero carbon from 2019 and the Government target for 80% reductions in overall carbon emissions by 2050, Government has signalled the likely future direction of  policy affecting both new and existing buildings.   A new Code could help set out a clear pathway to 2019 and onwards to 2050, to assist the industry in meeting those targets, help define what we mean by success and identify how we can create an environment that enables industry to innovate and learn, with Government support.  

There are several key questions that need to be asked in order to clarify the potential need for a Code: 

(1) How do we define what a sustainable building is?

(2) What are the immediate sustainability priorities (e.g. climate change?) that we need to address?

(3) What does industry need in order to help overcome sustainability challenges and realise new opportunities?

(4) What should be the primary purpose of a Code for Sustainable Buildings?

 

What is a sustainable building?

 If we say a sustainable building reflects the fundamental principle of sustainability (i.e. “does not impair the ability of future generations to meet their needs”), then there are a number of defining principles that flow from that: sustainable buildings are those that (1) are resource efficient (physical resources, energy, water, etc); (2) have zero or very low emissions, (CO2, other greenhouse gases, etc); (3) contribute positively to societal development and well being; and (4) contribute positively to the economic performance of their owners/beneficiaries and to national economic development more generally.  

What is the purpose of a Code for Sustainable Buildings?

If a Code defined sustainable buildings in this way could it then serve a purpose in: (1) promoting a common understanding of sustainable buildings; (2) setting standards for others to aspire to; (3) providing guidance on how to develop sustainable buildings; (4) providing the measures by which sustainability might be assessed; (5) providing a means of communicating the sustainability credentials of buildings to those determining their value?  Should a Code seek to achieve all of these aspirations, or should it be more narrowly focussed, perhaps on only one or two of these?

Climate change priority?

If the climate change emergency calls for prioritisation of the consideration of carbon emissions and the identification of verifiable (and therefore objective and measurable) outcomes, then should the key service that the Code provides be to set out what carbon accounting should mean, and how to do it?  Is the most useful and immediate thing we need (nationally and internationally) a standard method of measuring the energy and carbon implications of alternative designs and the actual performance of buildings, which states what needs to be taken into account and how it should be measured, but is not prescriptive about how to achieve low and “zero” carbon?

Question 1
Is there a need for a Code for Sustainable Buildings, and if so, what is its purpose? 

Issues to consider: Are there enough/too many standards already? Who should a Code be targeted at? Can one Code be applicable across the whole of the industry (irrespective of building form and type)?  What does industry need to help it meet the challenge of building and operating more sustainable buildings? Should we leave this to government? Is it possible to develop a Code which provides enough guidance to be useful to industry without being so prescriptive that it stifles innovation? Can/should one code cover new and existing buildings?
	The CIOB supports the development of a Code for Sustainable Buildings as it has the potential to give the industry clear guidance and direction on sustainable building practices. 

The Code should be applicable to a wide range on buildings and unify the industry’s diverse view of sustainability. To do this there needs to be a clear definition of zero carbon to ensure consistent interpretation and application of the Code. 

The Code should unify the plethora of existing standards which have caused confusion in the industry, as well as a lack of co-ordination and effective management. 

The Code should be relevant to all owners, providers, clients and their designers and contractors. 
The Code should cover existing buildings that have been subjected to alteration works that require either planning consent, Building Regulations consent or an environmental permit.



Section 2 - Technical issues

Current context and issues

Many different sustainability tools and standards are used at various stages of the development life-cycle. There are significant differences between what these aim to achieve. For example: the Global Reporting Initiative can provide a framework for Corporate Social Responsibility (CSR) reporting for organisations; BREEAM works as a environmental assessment method for buildings; ISO14001 is a standard for environmental management systems within an organisation and its building operation, while the Demolition Protocols cover the end of a building’s life and the reuse of materials in a new build. 

Currently, standards and tools that are useful for one aspect of the life of a building are often not consistent or connected to other stages in the development life-cycle. This makes it difficult to compare targets that are set at the inception, acquisition, or design stage of a project with the actual operation and performance of a building once it has been constructed. It also means that initial aspirations and therefore the value created by designing a sustainable building is often not carried forward into the operational phase.

In addition, the various different tools and standards often use different methods to measure performance and set different targets.  Some of these specify criteria with weighted scores to establish a rating (e.g. BREEAM), others provide “Key Performance Indicators” and set targets (e.g. BCO guides), others just prescribe a process to follow without setting performance measures/targets (e.g. ISO 14001).  Some standards are independently verified or audited (ISO14001 & BREEAM) and some simply considered industry standards and are voluntary (e.g. BCO guides).

With the growing need to improve building performance such tools, standards and codes are likely to play a much more important part in the construction and running of buildings, therefore they should be both clear and consistent. 

Could a Code provide this clarity and consistency by creating a map of where we need to get to, by when, so that a range of relevant tools and standards could be brought together in an explicitly complementary way to ensure that sustainability is considered consistently throughout the development cycle, from land acquisition and project inception to the end of the building’s life?

Beyond carbon?

Sustainability covers a multitude of issues and the relative importance of each drives many of the current methods for sustainability assessment.  Should climate change be the overriding focus of a Code, as long as this does not act to the detriment of the other subject areas?  If a Code is to include quantitative benchmarks or targets, it must remain compatible with other measurement methodologies.  In seeking to provide a wider framework for sustainability assessment, the Code could use carbon as the underlying ‘currency’ behind any measure of sustainability, thereby considering many aspects of sustainability in terms of CO2 emissions.   Considering aspects of sustainability in terms of CO2 emissions can be achieved relatively easily for materials, water and waste but in the case of some other areas, such as ecology or community contribution, it is much less easy to extrapolate back to carbon.
Existing Buildings
Around 75% of buildings that stand today will still be with us in 2050. Refurbishing buildings to high sustainability standards is arguably even more of a challenge than designing it in from the start. Therefore how do we radically improve the sustainability credentials of existing buildings and how do we define what those credentials should be?
Question 2

How should the Code interact with other sustainability tools, standards and aspirations?
Issues to consider: What current tools/standards are useful and where do we need further harmonisation of them? Where are the gaps in existing assessment methods/standards? Can/should there be a holistic Code, overarching all of the existing tools, standards and methods, placing each in context?
	The CIOB believes there should be some form of harmonisation of existing sustainable solutions. 

Existing assessment tools such as the Standard Assessment Procedure (SAP) and the BRE Environment Assessment Method (BREEAM) have been shown to be useful tools. However, the CIOB maintains that they should not just be a part of the assessment process but should be considered by designers at the outset of a project to allow alternative design solutions to be tested. This would enable better informed design decisions. 

Attempts must be made to make these assessment tools and other guidance material much more user-friendly. This would allow them to make a far more effective contribution to sustainable development practices.

A clear process is needed that allows industry workers to consider sustainable solutions throughout the construction project; from design to the finished product.




Question 3
What issues does the Code need to cover?

Issues to consider: Should there be one code that addresses all building types or should it have a series of bespoke elements?  Should it focus on carbon, environmental or a wide range of sustainability issues? Should a Code seek to cover new and/or existing buildings?  Can a code include social and economic issues? Should the Code incorporate the behaviour of building occupants? 
	There are various issues that the Code needs to cover, however, due to the extent of the issues, the CIOB believes it may be difficult to ensure all parts interlink effectively. Examples of some of the areas which need to be considered are: 

· Team, training, education and ability.
· Responsibly sourced materials.
· Design standards.
· Site operations.
· Use and impact upon community.
· Demolition.
There are mixed views within the industry as to whether carbon is the best currency to form the basis of the Code. Carbon is a useful currency as it permeates every aspect of the construction process. However, to be a truly effective measure, it would need to incorporate embodied carbon i.e. the energy used in manufacture of construction materials, the use of the building through its lifetime and its decommissioning.  An over reliance on ‘carbon counting’ could force designers and decision makers to recommend less effective and durable remediation options
As for building occupancy, we cannot dictate what happens in the future. We design and build to a particular set of criteria but subsequent occupancy can change the dynamic of a building. This is not easy to control and the potential change in future carbon footprint could be considerable.  


Question 4

What should the Code be measuring and how? 

Issues to consider: Does a Code need to measure specific issues? Should the Code confine itself to parameters that can be quantitatively measured (such as CO2/m2 or per person)? Should the Code simply set measurable outcome-based targets without describing a method to achieve them? If the Code is to measure, how do we ensure a robust measurement methodology?
	The CIOB does not have technical capacity in this area, however individual member responses have highlighted the need to consider all greenhouse gases rather that focusing only on CO2.
Another issue that was raised was that methodology should be robust and linked to existing standards such as The Leadership in Energy and Environmental Design (LEED). 


Question 5

How do we ensure quality control and technical rigour in a Code?
Issues to consider:  Which stakeholders need to have oversight of the Code? How can the Code’s structure and process ensure rigour and quality assurance (e.g. external accreditation, oversight board, technical input)? How can transparency be ensured (proactive, transparent feedback loops, accessible database for benchmarking)?
	The CIOB believes that education and training improvement is key to ensuring quality control and technical rigour. 

The intrinsic link between this area and education at all levels needs to be realised. The opportunity exists to improve education quality and to develop a more robust approach to training and assessing designers and managers at a professional level.
Experience with the Code for Sustainable Homes has demonstrated that accredited assessors will not necessarily be people from a construction background. Indeed, some have had a mere six weeks accumulated experience. This has led to concerns that assessors of a Code for Sustainable Buildings may not have sufficient knowledge of the complexity of commercial buildings, which can only be addressed by appropriate and extended education. 


Section 3: The policy context 
The scope and content of a Code for Sustainable Buildings would need to reflect the current policy and regulatory framework within which we plan, design, deliver and operate new and existing buildings, as well as taking into account likely future policy developments. The policy context is complex and multi-layered, but there are a number of major drivers for sustainable, low and zero carbon buildings, not least the UK government’s target to reduce carbon emissions by 80% by 2050 and the 5 year carbon budgets to keep us on track.

These include:

· Regulations – the regular review and updating of the Building Regulations 

· Local, regional and devolved policy  - ranging from PPS1 Delivering Sustainable Development, to the Scottish Government’s ambition for zero carbon new buildings by 2016-17 and the Welsh Assembly Government’s aspiration to see a step change in the carbon performance of new buildings by 2011;

· Building assessment standards – the on-going use and development of assessment methods and tools such as BREEAM;

· Public procurement commitments – including an on-going BREEAM “Excellent” target for all new public sector buildings, and the Government’s commitment for all new schools to be zero carbon by 2016.

· National policy and targets – from the setting of carbon budgets; the Carbon Reduction Commitment; and commitment to reduce construction, demolition and excavation waste to landfill by 50% by 2012; and

· European and international policy – including the on-going implementation of the Energy Performance in Buildings Directive (including the requirement for Energy Performance Certificates for the construction, sale and letting of buildings), the EU Emissions Trading Scheme and the life cycle assessment of products and materials.

Future policy direction

Until recently, all Building Regulations and even voluntary environmental or sustainability standards have been based on incremental improvements to standard practices. The introduction of the Government’s target for all new homes to be zero carbon from 2016 and the Government-owned Code for Sustainable Homes which sets out the regulatory steps over time towards this target, have marked a departure from this – showing for the first time a destination (zero carbon) and the direction of travel to reach it (through step changes in Part L in 2010, 2013 and 2016). Many have observed that the Code for Sustainable Homes has been beneficial because it has provided the house-building industry with a level of certainty about future regulation, and a level of confidence in investing in research and development. The Zero Carbon Hub, a public/private partnership initiative, is now supporting delivery and providing a crucial feedback mechanism – to share best practice, identify problems and help inform future Government policy and industry practice. 
Question 6

What are the key elements of the policy and regulatory context in which the Code must operate?
Issues to consider: In your sector, what do you see as the most important current and future policies (including regulation and standards) that act as enablers and/or barriers for sustainable new and existing buildings, at the following levels (1) Local/Regional; (2)National; (3) European; (4) International? 
	The CIOB believes the Code must operate as a means of directing and influencing the required changes within the industry to meet the UK’s ambitious carbon reduction targets. To do this, it must ensure there is clear definition of zero carbon. This is crucial to the future of sustainable development and to reducing the confusion within the industry of what is expected. The CIOB has recommended that this new definition of zero carbon should be applied consistently across domestic and non-domestic buildings. 

The regional development agencies have in some cases established a series of precedents and guides; for example, the North-West Regional Development Agency (NWDA) Sustainable Buildings Policy. However, this is not uniform across the country. There are also quite different approaches to housing, education and the health sector which causes further confusion in the industry.




Question 7

What, if any, are the main areas of conflict between the different regulations, policies and standards that present barriers to those trying to achieve a sustainable building?

	A substantial barrier to achieving a sustainable built environment is the lack of understanding and consistency; causing confusion to arise. 

At present, there is a completely un-coordinated approach; there are a number of organisations attempting to provide guidance but they are failing to unify their ideas and methodology which causes conflicts to arise. 

There is also a clear need for a sensible balance between scientific rigour and engineering/construction pragmatism.


Question 8

Should a Code for Sustainable Buildings, informed by progressive industry representatives, help determine future Government policy and targets; or should Government lead and industry follow?
Issues to consider: Do we want a voluntary, market based, industry-driven Code?  Should it be voluntary, but signal the future policy trajectory? What can we learn from the Code for Sustainable Homes? How do we ensure that the Code provides a vehicle for feedback to inform and support policy development and industry action? 
	The CIOB supports an industry driven Code. We believe that experienced industry stakeholders can offer a balanced and informed contribution based on accumulated knowledge. We consider this to be a more productive way forward and a more efficient methodology than what was applied with the Code for Sustainable Homes. 


Section 4 - Value & business case

There has been an increasing focus, in particular in light of the Stern report, on understanding the economic and business case for sustainability in the built environment and attempting to demonstrate the financial benefits to stakeholders.  The cost/value relationship to sustainable development needs to be clarified.  

There is an expanding body of evidence that sustainable buildings deliver increased value to owners and occupiers and offer a wide range of benefits; from lower operating costs to improved marketability and increased occupant productivity and well-being.  However, there is little consensus on how to clearly calculate and demonstrate this increased value across the property industry and in a way which is relevant to stakeholders’ specific business and professional needs. 
A key challenge is defining a “sustainable building”, and this is relevant to all stakeholders across the industry.  It should be possible to identify the elements which make up a “sustainable building” and attribute a value to them.  However, different stakeholders have different business priorities and needs, and value their buildings in different ways (e.g.  as an investment portfolio, a business location, a public facility and so on). Therefore identifying common valuation criteria and themes for the purposes of attributing a financial value proves difficult.

Question 9

How can we demonstrate/create value in sustainable buildings and developments? 

Issues to consider: What do you need in order to demonstrate value? What are the key drivers of value for your sector/business? Is it necessary, or possible, to compare buildings “like for like”?  Is it necessary or desirable, in order to generate greater clarity, to relate everything to carbon impact? Is the monetary value the only driver? Could there be a point at which sustainability performance no longer contributes to building value, and other incentives for investment are necessary? Will benchmarking need to be an integral part of the valuation process?
 

	The CIOB considers that value can be shown by the reductions in life-time costs, particularly running costs and reducing fuel bills. In the current financial climate, savings will need to be emphasised. To ensure the up-take of sustainable building is of value to the industry there needs to be a review of the cost of using sustainable tools and materials.

Benchmarking is also an important tool to demonstrate the value of sustainable buildings and this is implicit to many regional guidance statements concerning sustainable construction (e.g. North West Development Agency policy). 


Question 10

How can we define a “sustainable building” in a way which enables valuers, investors and occupiers to attribute a financial value to sustainability?

Issues to consider: How can the financial disconnect between sustainable building investment and lower building running costs be reconnected by a Code? For the purposes of assessing financial value, can the “sustainable building” only be defined by quantifiable, measurable elements or is there a way of defining “qualitative” benefits? Can social issues be taken into account? How can a sustainable building, its adaptability & flexibility be incorporated and given a financial value? What barriers currently exist in the implementation of sustainability in the valuation process?
	The CIOB believes it would be valuable to implement the approaches from the social housing sector to measure and assess economic, environmental and social outcomes, which are already well advanced. 

The development costs and the life-time costs need to be considered to appropriately assess the financial value of sustainability. However, ‘qualitative’ issues such as social benefits also contribute to the overall value of sustainable construction. 


Question 11

Who should own, operate, manage and pay for the Code? 

Issues to consider: How should the Code be administered? Who would maintain it and can a code be financially self-sufficient?  
	The CIOB believes that if there are effective guidelines in place, the industry itself would be capable of ensuring the successful operation and management of the Code. However, the Department of Communities and Local Government and professional institutions that support the Code would have an important role in ensuring the Code is properly understood and enforced.


Question 12
In your sector, what would ensure wide take-up of a Code for Sustainable Buildings?
Issues to Consider: Are there particular features of a Code which would be necessary or a priority if a Code is to transform the non-residential property market? Is government support necessary, or is industry endorsement and marketability sufficient? What practical aspects of existing sustainability tools and standards (such as training, auditing and transparency) are particularly useful or difficult for developers, builders, and owners and occupiers?
	The CIOB believes that improvement in education and training to incorporate sustainable building would have a substantial impact on attitudes towards sustainability.

Cost benefits would also encourage the up-take of sustainable design and construction.

Endorsement and marketability do offer ways to widen support. Government endorsement is also important but this should only follow once the scheme is tangible and starting to operate.
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