West of Horsham Masterplan SPD - Background Paper

The Eighth Principle – Sustainable Development

1.0
Introduction
1.1
This background paper aims to build on the Eighth Principle presented within the West of Horsham SPD. The aim of the paper is to set out in more detail the background to the sustainable construction issues for the Preferred Option Masterplan (and Alternative Option (Option 2), as the issues are the same for both Masterplans) and how the Preferred Option relates to both the Code for Sustainable Homes and to the energy efficiency targets recently set out by the Government.
2.0
Standards for Sustainable Construction

2.1
The Eighth Principle sets out the Council’s reasons for choosing to use the Code for Sustainable Homes rather than the BREEAM EcoHomes assessment method for residential development. It should be noted that it is not practicably possible to equate the BREEAM EcoHomes standards and the Code. This is because the BREEAM standard is very flexible and does not prescribe minimum standards for any factors considered in the assessment. In a sense the EcoHomes system operates as a ‘pick-and-mix’ of sustainable construction techniques with only the total number of points achieved determining the overall standard ‘level’. Conversely, the Code for Sustainable Homes requires minimum standards for a range of different sustainability aspects. These aspects are set out in the table below. The minimum standards help to ensure that homes achieving each successive level of the Code incorporate progressively higher standards of energy efficiency and water conservation, which the Government has determined are the most important aspects of sustainable construction. Materials, surface water and waste all have minimum standards for Level 1 but not for the further levels, though higher standards can be achieved in order to achieve the point total needed for higher levels. The other aspects covered by the Code have no minimum standard.
	Area Covered
	Minimum Standards Set

	Energy/carbon dioxide emissions
	for each level of the Code

	water consumption
	for each level of the Code

	materials
	for level one only

	surface run-off
	for level one only

	waste
	for level one only

	pollution
	No minimum standard

	ecology
	No minimum standard

	health and well being
	No minimum standard

	management
	No minimum standard


2.2
For example, a home achieving a rating of Level 4 of the Code would need to incorporate at least the Level 4 minimum standards for energy efficiency and water consumption, as well as the Level 1 minimum standards for materials, surface run-off and waste. In addition, the home would need to achieve further points through incorporating additional or enhanced sustainable construction features in order to reach the 68 points required for Level 4.

2.3
It is important to remember therefore that the Preferred Option set out in the SPD requiring the development to achieve Level 4 overall will require the construction of homes that incorporate far greater levels of sustainable construction than simply those needed to achieve the relevant energy efficiency and water consumption targets, which together account for only 13.9 out of the 68 point total for Level 4. In achieving the remaining 54.1 points, the home builders will need to incorporate very high standards of construction for all the other aspects such as waste, construction materials, pollution and site ecology. The Code for Sustainable Homes (DCLG, 2006a) sets out these aspects in much greater detail.
3.0
Relating the Preferred Options to the Code requirements and the Government Energy Efficiency Targets
3.1
The table below shows the relationship between the key requirements of each level of the Code and the energy efficiency targets proposed by DCLG in the Housing Green Paper (DCLG, 2007b). In addition, the potential for the use of ‘district heating’ schemes is considered in terms of meeting the energy efficiency requirements. The shading in the table relates to the Preferred Option for residential development; dark for the overall development requirement and light for the requirement for an element of ‘zero carbon’ housing. 
	Code Level
	Percentage better than Part ‘L’ of the 2006 Building Regulations
	Government energy efficiency target date
	Level water consumption requirement
	Total points required for Level
	Potential for ‘district heating’

	1
	10
	-
	120 litres
	36
	(

	2
	18
	-
	120 litres
	48
	(

	3
	25
	2010
	105 litres
	57
	(

	4
	44
	2013
	105 litres
	68
	(

	5
	100
	-
	80 litres
	84
	(

	6
	‘Zero Carbon’
	2016
	80 litres
	90
	(


3.2 The table clearly shows the percentage improvements in energy efficiency required by each level of the Code over and above that required by Part ‘L’ of the 2006 Building Regulations. The table also shows that the Preferred Option reflects the challenging carbon reduction requirements that will need to be achieved by the house builders in order to meet targets set out in the Housing Green Paper. It is quickly apparent that Level 4 represents both a challenging and realistic goal for the west of Horsham development. It avoids the risk of seeking a level of sustainable construction that is only intermediate, whilst at the same time avoiding an overall level requirement that is unrealistic and which would render the development unviable due to the high capital costs of achieving the relevant energy efficiency and water consumption standards expected for Level 5 and above.
3.3 The implications of the table are that renewable or low carbon energy installations, including CHP powered district heating schemes, will be required in most, if not all, individual new homes in order to meet the appropriate level of the Code. Although the Cyril Sweett (2007) cost review study considered that it is possible in theory to achieve Level 3 of the Code through the use of high specification construction techniques alone, any home meeting Level 4 or higher will require either its own low or ‘zero’ carbon energy generation capacity or need to be part of a district heating scheme. 
3.4
Although the Cyril Sweett cost review is clear about the economic advantages of district heating schemes, the nature of this solution, even where powered by low carbon CHP, makes them unsuitable for achieving Levels 5 and 6 of the Code. In these cases zero carbon energy generation technology is essential in order to allow individual homes to offset their necessary energy usage by ‘selling back’ renewably generated electricity to the development or grid. Therefore, the appropriate use of district heating schemes will be in ensuring that the energy efficiency of Level 3 and Level 4 homes is as cost effective as possible.
4.0
Cost Implications of the Preferred Option

4.1
The Preferred Option within the SPD will have substantial cost implications for the west of Horsham developers and the Council does not underestimate the challenge that has been set in establishing its proposed requirements. Nevertheless, as the Eighth Principle makes clear, the development will be built out over a ten year period to 2018 and it is essential therefore that those requirements set now are appropriate for the full life of the development. It should be noted that in setting the requirements the Council has a responsibility to ensure that the legitimate expectations and aspirations of the local community and stakeholders are met in terms of ensuring a sustainable urban extension.
4.2
Fortunately, both the Government as well as experts within the sustainable construction sector confidently predict that the capital costs involved in sustainable construction and renewable energy will fall substantially over the coming years. This prediction is based both on a realistic assessment of future market trends as well as on conscious interventions aiming to remove barriers to the achievement of sustainable development. For this reason we have not attempted here to set out the estimated costs of achieving the Preferred Option which we consider would be overly speculative and therefore misleading. Those interested in looking in more detail at the current cost estimates of applying the Code for Sustainable Homes are referred to both the Cyril Sweett cost review and ‘The Future of the Code for Sustainable Homes’ (DCLG, 2007a).
4.3
As noted above, the prediction of falling costs rests partially on an expectation of the future development in the market for sustainable construction and low carbon / renewable energy technologies as production volumes rise and competition increases. In ‘Building a Greener Future’ (DCLG, 2006b), the Government sets out as an example the Micro-Combined Heat and Power (CHP) boiler for individual homes. It is estimated that if 12 million of these units were installed nationwide, the additional cost of each unit might fall from around £2,000 to £400.

4.4
In addition, the Government is seeking to influence this market development by setting out the proposed timetable for energy efficiency targets. It is considered that these targets will provide more certainty to the home building sector and that this will in turn drive the market for low/zero carbon energy technology. The Housing Green Paper also proposes a national target for reduced water consumption that is intended to give a boost to the market for low water consumption appliances and fittings. In the longer term it is expected that further staged targets will help to drive the market for water recycling and harvesting techniques.
4.5
Allowing for the above interventions, the Government still recognises the need to help encourage developers to achieve national and locally set targets through removing barriers to the application of appropriate technology. One area of concern is the apparent reluctance to develop district heating schemes due to negative market perceptions of communal heating arrangements in new homes. This barrier is an important one to address due to the very clear evidence that district heating schemes are the most cost effective method of significantly reducing carbon emissions in residential development. The Housing Green Paper has announced therefore, that a national task group will be established to address this barrier and promote the use and market acceptance of this technology. The Council believes that moves such as this will encourage homebuilders to innovate in this area so as to influence the market and thereby change attitudes to communal heating arrangements.
4.6
Grants are also being used as a mechanism to encourage better practice in the development industry. The Department of Business, Enterprise and Regulatory Reform (formerly Department of Trade & Industry) has established a range of grant schemes to encourage low-carbon building. Collectively known as the ‘Low Carbon Building Programme’, these schemes are open to the developers at west of Horsham to bid for assistance that will help them achieve the challenging sustainable construction requirements proposed in the SPD. In addition, the Government has proposed that stamp duty should be waived for the first purchase of zero carbon homes from April 2008. This tax relief represents a substantial subsidy to the investment required that could approximate to 25% or more of the costs of achieving a zero carbon rating.
References

Cyril Sweett (2007) A Cost Review of the Code for Sustainable Homes for English Partnerships and the Housing Corporation

DCLG (2006a) The Code for Sustainable Homes: A Step Change in Sustainable Home Building Practice
DCLG (2006b) Building a Greener Future: Towards Zero Carbon Development

DCLG (2007a) The Future of the Code for Sustainable Homes: Making a Rating Mandatory

DCLG (2007b) Homes for the Future: More Affordable, More Sustainable (Housing Green Paper)
