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Soft Landings for Public Sector
WHY WE NEED IT

HOW TO DO IT

%y Hampshire michael.chater@hants.gov.uk
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... Everything we know in aviation, every rule in
the rule book, every procedure we have, we know
because someone somewhere died...Captain
‘Sully’” Sullenberger




Duty to carry out independent
Investigation

Inadmissable in court — no blame

Duty to act on recommendations

Duty to share with everyone.
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‘This is most definitely not just a question of the specification
of cladding systems, but of an industry that has not reflected

and learned for itself.’ £

‘This is a call for action for an entlreqldustry an ose parts

of government that oversee it.
True and lasting change will require a u
in culture.’ \

shift

Hackitt Review May 2018
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The Climate of De-regulation?

‘This review will give housebuilders and smaller construction
businesses a powerful voice as part of our £10 billion deregulation
drive. Where rules are too complicated, ineffective or poorly enforced, |
want to hear about it and the government will take action. Together we
can cut red tape and get Britain building.’

Business Secretary Sajid Javid Cutting Red Tape Review 2015




‘Currently over 8% of
construction workers are from
the EU, and in London this
rises to a third. Recent FMB
research shows that skills
shortages across construction

are already at a record high...’

Federation of Master Builders
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Meet Vinnie; HCC’s embedded fire officer.

The Fire Service has lost estimated 25%
of specialist fire safety staff since 2011 —
people like Vinnie.



How far can an industry go before
lowest cost becomes a problem?
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We've seen this before.

“Our industry spares no expense
to get something on the cheap”




SELF REGULATION
A matter of culture

Can we learn lessons from
Toyota?

Jidoka

The principle of stopping work iImmediately,
when a problem occurs.
(central to Lean)

H @1k

JI DOU KA
JIDOKA
Autonomation

"automation with a human element.”
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Indirect Error

am 1 /U n

The Cost of Error in Construction

Unrecorded

Latent Defects —

) m Project Cost
Direct Error )

m Direct error costs
Latent defects
® Unrecorded waste

H Indirect error

Project
Cost
79%

Get It
Right

Initiative

Source: Institution of Civil Engineers Get it Right Research Report 2016 =
www.getitright.uk.com
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Construction Quélity Commission

It has become clear that changes are needed in how
construction quality is managed. As the professional body
responsible for construction management, the CIOB has a duty
to respond to this issue and provide solutions.

Bovis pre-tax profits rocket 41% on improved build quality

@ September 6, 2018 / X Isla MacFarlane



SO WHAT DO WE DO?



REGULATE?

« How long will it take? L
* Minimum standard = THE standard
« Compliance is King




Bring back the Master Builder?

Code of
Professional
Conduct

RIBA

Royal Institute of British Architects
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How to get to business as usual
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GW1 GW?2
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design tech
reviews reviews

lessons learned



If only there was an independent fix that everyone
could sign up to... oh wait a minute there is!
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/3 Get it Right Initiative
B PF Improving value by eliminating error

AFTERCARE GUIDE

DEFECT

INTERNATIONAL

WE

BUILDING

INSTITUTE™
d

CSr ™1 OKArating

' Certified
Passive House

Passive House Institute

Nagers ORECAM




PROBE Studies 1995 — 2002
15 initial studies

Tanfield House

4 Bill Bordass and
Adrian Leaman report
on how the first
building revisited

.. under the PROBE
project, Tanfield
House, has performed
since completion.

To understand the
detailed design,

readers must refer to Study 23 = School of Mathematics

& the original articles
fogouirnovadl Cambridge University
future”?, which

S "5 sppeared in the Cullinan Studio — architect Mark Way

March 1993 issue of

Building Services.
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Soft Landings Framework 2009 — BSRIA / Useable Buildings Trust



The Credibility Gap:
Data from the winner of a Green Building of the Year Award

BREEAM estimate

Gas E Electricity

Design estimate _ << What the designers predicted

ECON 19 "Good Practice"
benchmark >>

attor comontion N, U2l out
after completion ctual outcome

ECON 19 "Typical"
benchmark >>

< “Good’” benchmark

0 20 40 60 80 100 120 140 160 180 200

Annual carbon dioxide emissions (kg/m?’ treated floor area)
(CO, factors taken from Energy Consumption Guide 19 (1998) - ECON 19)

SOURCE: see discussion in S Curwell et al, Green Building Challenge in the UK, Building Research+Information 27(4/5) 286 (1999).




Elec demand/kW

Electrical consumption of large BSF school
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Breakdown of annual electricity use: 44% used between 0800-1800 on term time days
56% (~£75,000) of electricity used at other times: 14% term weekends, 26% term nights, 16% holidays

SOURCE: Buro Happold monitoring (October 2009)



Credibllity gaps: Occupant
satisfaction

e
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age to visitors

Productivity {(perceived) Decreased: -20% 45:~

Increased: +20%

What impresses the judges may not impress the users!

SOURCE: Unpublished occupant survey of an award-winning school 2009. Courtesy of Building Use Studies Ltd.
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Cabinet Office

www.softlandings.org.uk

the SOFT LANDINGS FRAMEWORK
for better brieling, design, handover and bullding petformance in-use

Government Soft Landings

BSRIA BG 4/2009



Soft Landings for Public Sector: Activities by RIBA Workstage
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Soft Landings for Public Sector

HCC Education Capital Programme £60m

HCC Adult Services Capital Programme £26m
Reading Borough Council Capital Programme £60m
External Client Projects £40m
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Client says......

With all the fees | am
paying them, they
should be giving me
this anyway.



End User says......

Sounds worthy but |
haven’t got enough time
at the moment

<



Engineer says......

I've already halved my
fee and they want me
to do this as well?



Contractor says......

Sounds like anothe
acronym for wasting

I'm really sorry my
car’s just got a
puncture.




...... “You can’t afford not to do it”

: @ O O0;
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F 126-150

Leas enurgy wiicient

Difference equal to £85,000 per year per secondary school
...or £5m over life cycle



How to get to business as usual
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design tech
reviews reviews

lessons learned
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*Establish SL Delivery —who are SL leads?
*Review Performance Targets , Expectations
ldentify potential flashpoints

*Establish Stakeholder Engagement

«Contractual Obligations, form of contract
Introduce SL to design, delivery team and FM team
Establish level of Transition Planning available
*Review intensity of use

*Review future proofing / flexibility / responsiveness.
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Design Stage
Stakeholder Workshops

*Balanced participation — mixing
different stakeholder groups
with each other and design
team

*Asking difficult questions
*Reflect back what is important
*Build Trust

*Tangible outcome — the
Defects Risk Register




- WALL HEATER

Over summer 2009, this frost thermostat
(improperly set at 17°C on installation)
energised the wall heater in a plant room
of a new low-energy building, and wasted
more electricity than the wind generator
(designed to offset the entire building’s
annual heatmg energy use) created.
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Defects Risk Management

Design out risks you can

Manage those you can’t

Defects Risk Register

(N1 14.03.18

Project Castle Hill Primary h By HampShir
RIBA Stage H FTLANDINGS @ County Counc
Risk Mechanical Installation

Element
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Responsible

Responsible

Responsible

Responsible

MOl Incorrect location of heating zone Agree all locations of Des Contractor to ensure Con Include clear guidance on Run commissioning check
controllers create imbalances in system  [internal and external Client sound disabled on CO? purpose of sensors in user on ability to zone - i.e from
sensors as part of detail sensors when guide main building.
design. Agree locations of commissioned
CO? sensors within
classroom with end user
client to avoid distraction
to both teacher and pupils
M02 Heating system currently constant Client to agree change to  |Des Review pump capacity in  [DJes:
temperature, Potential risk that this could [Variable Temp Client the event of V.E. Con
be changed to variable temperature as acknowledging risks to
part of VE - Confirm which type efficacy, especially in end
classrooms,
M03 External VVater supply Establish requirement and |Con
location of external tap with
school.
M04 Isolation of services Des Ensure clear labelling of Con Clear information in user  |Con
Client isolation switches in Des guide with photographs to |D€S
services cupboards, ensure show how isolation is
levers etc are easily completed.
accessible, facing outwards.
Check nothing else in there
that could be mistaken.
MO05 TMV's and local water heaters wrong check compliance with Ers - |Con check access is not Con demonstrate how TMV's Con School to check TMVs Client
type, cannot be accessed. | noticed this  |[query on type and obstructed by timber are accessed during turned off after use in
keirne 2 nrablem an the firet nhzca realiriement for filter rarraccing . |ift off nanele cRRoTing nerind nrcaicionz! 1ee Fonme 3
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*Change Control — think beyond cost.

*Collaborative Workshops — e.g. air tightness.

*Review Defects Risk at regular points

*Don’t build without drawings!
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Collaborative Handover Planning Workshop

Clear Snagging & Defects protocol
Handover Schedule & Programme
Agreed Aftercare support

Robust Building and Asset Information

OUR HAkDS




What Is It?

Classroom Lighting : Controls

How Does It Work?

The classroom lighting are linked in rows
which can be controlled by the bank of 4
switches next to the door. The lights are
also fitted with movement sensors which
mean that they will automatically switch off if
there is no one in the room.

What do | Need to Do?

Use the light switch just as you would at
home; switch on when you come into the
room and switch off when you leave.

If you are alone in the room and being very
still you might find that the lights switch off ;
either wave your arms around or switch
them back on at the switch.

BUILDING USER GUIDE

Please Note
Don’t hold the switches
down unless you want to

\_adjustlight levels.

J




Aftercare

Graduated handover from project team to FM
Additional training / building familiarisation
Agreed schedule for defect review visits
Agreed dates for seasonal commissioning
Alignment with energy monitoring

X

Property Services
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Post Occupancy Evaluation

Temperature in summer: overall
Temperature in winter: overall
Air summer:overall

Air in winter: overall

Lighting: overall

Noise: overall

Comfort: overall

Design

Needs

Health (perceived)

Image to visitors

Productivity (perceived)

Uncomfortable
Uncomfortable
Unsatisfactory
Unsatisfactory
Unsatisfactory
Unsatisfactory
Unsatisfactory
Unsatisfactory
Unsatisfactory
Less healthy

Poor

Decreased -20%

St Johns Primary School 4/2012
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7  Comfortable

7  Comforuable

7 Satisfactory

| 7 Satisfactory

|7 Satisfactory
|7 Satisfactory
7 Satisfactory

| 7 Satisfactory

7 Satisfactory

7 More healthy

7 Goed

+20% Increased

SBUS Methodology 2012

Creen triangles represent mean values significantly better or higher than both the benchmark and scale midpoint.
Amber circles are mean values no different from benchmark. Red diamonds are mean values worse or lower
than benchmark and scale midpoint. The UK benchmarks are represented by the white line through each variable.

Be careful to read the directions of the scales and the scale labels.



Temperature n summer: overall
Temperature in winter: overall
Alr In summer: overall

Air in winter: overall

Lighting: overall

Noise: overall

Comfort: overall

Design

Needs

Health (perceived)

Image to visitors

Productivity (percelved)

St Johns Primary (new and refurbishment) 2015

Uncomfortable | \

Uncomfortable uj
Unsatisfactory li

Unsatisfactory | ’_

s | -

Unsatisfactory | l

Unsatisfactory | [

Un=atisfactery |

—

Unsatisfactory I!
Unzatsfactory l[

Less healty ||

—_—

Decreased -40%'
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Comdortable
Comior table
Satsfactory
Satsfactory
Satisfactory
Satsfactory
Satshactory
Satsfactory
Satsfactory
More healthy

Good

=40%  Increased

LEUs Mnhodob‘f pUT RS Prlmuy school benchmarks
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Lessons learned “"'.,Il

POE may need to be selective, not every project can afford one
Continued liaison with Facility Managers during defects period
Lesson learned building visits

Make sure you have a way of feeding back to the start of the loop!




SOFT LANDINGS for PUBLIC SECTOR

michael.chater@hants.gov.uk



