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Report of the Director, Economy and Environment
1. Issue
1.1 A proposed new policy for Calderdale Council construction, refurbishment and building maintenance projects, which sets targets to achieve high environmental standards on all projects.
2. Need for a decision
2.1 Council approval is needed to adopt the Building Environmental Standards as a policy, to apply to all new relevant projects from 1 April 2012.
3. Recommendation 
3.1 That Cabinet recommend to Council that the Building Environmental Standards are adopted as Council policy to come into effect on 1 April 2012.

3.2 That Delegated Authority be granted to the Director of Economy and Environment and the Economy and Environment Portfolio Holder to approve a reduction in the target BREEAM rating in the event of a project being unable to achieve its target BREEAM rating. 

4. Background and/or details
4.1 The purpose of the proposed Building Environmental Standards (BES) is to reduce the environmental impacts of new and existing Council buildings in relation to four broad issues:
· mitigating climate change by reducing greenhouse gas emissions

· adapting to the effects of inevitable climate change

· sustainable and efficient use of resources

· local land, air and water pollution

More information about these issues can be found in the Environmental Design & Construction Guide (Appendix A).

4.2 The BES seek to support, strengthen and develop a number of other Council policies, as laid out in the Corporate Priorities, the Calderdale Sustainable Community Strategy, the Replacement Calderdale Unitary Development Plan and the Environmental Policy. Adherence to the BES will play an important role in meeting national and local carbon reduction targets, and ensure that the Council is seen as a leader in providing the best built environment available for the people of Calderdale.
4.3 The Building Research Establishment’s Environmental Assessment Method (BREEAM) is an internationally-recognised standard for sustainable building projects. It covers a range of sustainability criteria across categories including energy efficiency, building materials, pollution, waste and travel among others. The available BREEAM ratings are Pass, Good, Very Good, Excellent and Outstanding. The level achieved depends on the number of credits awarded in each of the categories.
4.4 Typically, a BREEAM Excellent office building will use at least 60% less energy than a standard UK build. To put this into context, a 60% reduction in the energy costs of running Westgate House would equate to a saving of more than £30,000 per year. There is an ever-increasing body of evidence to show that high BREEAM scores can be achieved at little or no extra capital cost on a whole range of projects from office buildings to schools and leisure centres. 
4.5 All new buildings and significant improvements to existing buildings are covered by the UK Building Regulations (Part L is of particular relevance in terms of environmental standards). It should be noted that the Building Environmental Standards do not seek to replicate the content of the Building Regulations, and compliance with the Regulations is assumed as a minimum standard.
Proposed Policy
4.6 The proposal for Cabinet approval is that : -
4.6.1 All Council new-build projects commencing on or after 1 April 2012 which have a capital cost of more than £500,000, including projects carried out by third parties to be bought or leased by the Council, will be designed to achieve a minimum BREEAM rating of Excellent, with an aspiration to achieve Outstanding where possible. Refurbishment and extension projects with a capital cost greater than £500,000 will be designed to achieve a minimum of BREEAM Very Good. All projects will undergo a full BREEAM assessment. Only in exceptional circumstances will a lower BREEAM rating be acceptable (see Procedure below).

4.6.2 The project team for any building, refurbishment or maintenance project costing between £60,000 and £500,000 will be required to complete the Environmental Design and Construction Checklist (see Appendices B and C) for approval, and will implement the measures agreed in the Checklist.

4.7 The full policy document is included with this report as Appendix D.
Proposed Technical Group

4.8 A Building Environmental Standards Technical Group will liaise with all projects covered by the policy, providing guidance and overseeing compliance with the policy requirements. The Technical Group will comprise officers from services such as Building Design and Maintenance, Environmental Management, Asset Management/Facilities Management and Building Control (to be confirmed if the policy is adopted).
4.9 Officers from other services will be invited to join the Technical Group on an ad hoc basis, to provide sectoral expertise. For example, an officer from Children and Young People’s Access & Capital team will be invited to participate where the building in question is a school or youth centre; in the case of a leisure centre or a library an officer from Safer and Stronger Communities’ Projects & Assets team will be invited to comment.
Procedure to be followed – BREEAM

4.10 There are two possible scenarios:

· Where the Council commissions a building through Building Design & Maintenance;
· Where the Council commissions a building without using the services of Building Design & Maintenance by procuring a developer and/or design-and-build package.
In either case, it is the Council’s responsibility as client to incorporate procedures at the feasibility stage for achieving the necessary/chosen/required BREEAM rating. The project team must engage a BREEAM assessor with the relevant qualifications for the type of building
 proposed. The assessor will also act as pre-assessment advisor, and should therefore be engaged and fully consulted from the project’s inception. 
4.11 In exceptional circumstances, it may occur that a project is unable to achieve its target BREEAM rating. In this situation the project team must submit a report to the Technical Group, clearly explaining the situation and requesting that the project aim for a lower BREEAM rating. The BES Technical Group will examine the report and make a recommendation to the Director and the Portfolio Holder for Economy and Environment regarding whether to lower the target BREEAM rating for that project.
4.12 The project manager will report progress on the BREEAM target to the Technical Group at each RIBA stage during the project. Compliance monitoring will be carried out by internal audit on a cyclical basis, as well as by external auditors as part of the Council’s Environmental Management System.
Proposed Procedure – Checklist

4.13 For Council building projects – new build, refurbishment or maintenance – with a capital cost between £60,000 and £500,000, the Environmental Design & Construction Checklist (‘the Checklist’) and the accompanying Environmental Design & Construction Guide (‘the Guide’) must be used (see Appendices A and B). From the project’s inception, the Checklist and Guide should be used as prompts to inform the design. The project manager or lead officer on the design team should contact the BES Technical Group early on to agree which parts of the Checklist are applicable for the project, who is responsible for completion of the Checklist, and when the completed Checklist should be submitted.
4.14 The completed Checklist must be submitted to the BES Technical Group (see paragraphs 4.8 and 4.9 above) at the agreed time. The Technical Group will consider the evidence provided and if satisfied with the Checklist, the proposed building design will be accepted and may proceed. If there is insufficient evidence or explanation provided, the Technical Group will return the Checklist to the project team with a request for further information and/or suggested adjustments to the design. Projects may only proceed once the Checklist has been accepted. In order to avoid delays to a project, it is recommended that the project team seek advice and guidance from the Technical Group at an early stage.
4.15 The Council officer designated as lead officer for the project will be responsible for ensuring that the design commitments made in the Checklist are carried out during construction.
4.16 Monitoring of the Checklist’s usage will be carried out by internal audit on a cyclical basis, as well as by external auditors as part of the Council’s Environmental Management System.
5. Options Considered
5.1 There are three options. The first option is to adopt the proposed Building Environmental Standards as Council policy, and to commence application of the policy on all new projects from 1 April 2012. This is the preferred option, as it would ensure that CMBC is building and maintaining the best stock of buildings possible for the people of Calderdale and for its own employees. Building in environmental considerations such as energy efficiency will ensure lower running costs for the lifetime of the project as well as reducing the Council’s environmental impact.
5.2 The second option is to consult further on the proposals given in this report. A full consultation exercise has already been carried out (see section 6 below), albeit with a disappointing response rate. However, a number of key internal stakeholders have contributed extensively to the proposal in its current form, and for this reason it is considered unnecessary to consult further.

5.3 The final option is not to adopt the proposed policy, and to continue conducting Council building projects as we do now. The risk in choosing this option is that the Council will miss out on the many environmental, reputational and financial benefits associated with building to a high environmental standard.

6. Consultation

6.1 A consultation on the draft policy and supporting documents was conducted between June and August 2011. All Council officers and Members were invited to respond, as well as a number of partner organisations. The consultation was publicised in e-c@ll, on the intranet, and also by direct email to over 100 key stakeholders.
6.2 Although there was a low response to the consultation, those who did respond were officers with extensive professional expertise in construction projects. A discussion group was held as a follow up to the consultation, at which the issues raised in the consultation responses were further developed in order to reach consensus on the policy proposal. The drafts of the policy and supporting documents enclosed with this report represent the preferred options of this cross-directorate officer group.
7. Financial Implications 
7.1 If a BREEAM assessor is appointed to provide expert advice from project inception as per the policy, it is very unlikely that any significant extra cost will be incurred to the project overall. More information regarding the financial implications of BREEAM rated building projects is included as Appendix E.
7.2 Similarly, if the Checklist is consulted and utilised from the earliest stage of a project, the design elements it requires can be built in and the result should be cost neutral. It should also be remembered that many environmental design features, particularly low energy and energy efficiency measures, will significantly reduce the running costs of a building over its lifetime. These savings will almost always outweigh any extra expense incurred during construction. As a result it is important to ensure whole-life costs are considered for building projects rather than just the initial construction costs. Where appropriate, any additional costs associated with meeting the minimum standard must be funded by evidenced savings on running costs. Budgetary adjustments will be required to reflect these savings.
7.3 In the unlikely event that a project can demonstrate that a significant extra cost will be incurred by adhering to the policy, there are provisions in place for lower targets to be set. The Checklist is a flexible document that will be adapted for each affected project by agreement between the project team and the BES Technical Group.
7.4 The AM/FM Project will consider the implications of the policy on the basis of a cost benefit analysis and whole life cycle costs as part of the options appraisals undertaken. 

8. Equality and Diversity

8.1 No implications
9. Contribution to delivering population outcomes

9.1 Environment: The BES will ensure that Council buildings, both new and existing, have a low environmental impact and minimise the Council’s contributions to climate change and local pollution whilst protecting and enhancing our natural heritage. High BREEAM ratings on larger projects will help to promote the Council as a leader on environmental issues and encourage local business and residents to follow the same path.
9.2 Use of resources: Reducing the running costs of our buildings by ensuring high energy performance and resource efficiency will help the Council to achieve more with less in these difficult economic times.
10. Risk

10.1 Extra financial costs: As above (Section 7), there may be some rare instances in which the policy would incur extra costs on a project. However, the policy has been designed to accommodate such eventualities. The policy is flexible enough to deal with all situations as they arise, through the Technical Group which will have discretion to recommend lower targets where it is deemed necessary.
10.2 Failure to meet targets: Projects may not achieve the targets required by the policy, potentially leading to negative reputational effects on the Council. This risk is mitigated by the existence of the Technical Group, which will have an oversight and guidance role on each project affected by the policy. It will be of crucial importance for Project Management, Asset Management and Facilities Management systems to share information with the Technical Group so that the Group is aware of all relevant projects.
11. Legal/Finance comments

11.1 Comments from Finance and Legal Services have been incorporated into the main body of this report.
12. Conclusion 

12.1 The proposed Building Environmental Standards will ensure that the Council produces the best buildings that it possibly can for the people of Calderdale. Reducing energy demand by designing low energy buildings and services has an immediate and direct effect on expenditure by reducing energy bills. By aiming for high environmental standards, the Council will take the lead on climate change and local pollution, wildlife protection and enhancement of the local natural environment. This will set a bold and positive example for local businesses, community groups and residents and promote Calderdale as a best practice exemplar across the country.
	For further information on this report, contact:



	Kate Bisson 
	Environmental Management Unit, Development Strategy, Economy and Environment



	Telephone:
	01422 392049



	E-mail:
	kate.bisson@calderdale.gov.uk
 

	

	The documents used in the preparation of this report are:

	

	1. Appendix A: Environmental Design and Construction Guide

2. Appendix B: Environmental Design and Construction Checklist 

3. Appendix C: Checklist supporting evidence

4. Appendix D: Building environmental Standards – draft policy

5. Appendix E: Financial implications of BREEAM

	All documents can be inspected at Northgate House.

	

	

	


� For a list of the different BREEAM Building categories, see � HYPERLINK "http://www.breeam.org" �www.breeam.org�
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