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Introduction

Today, I am going to give you a quick overview of the Green Star system in New Zealand.
I’ll discuss Green Star from a contractor’s perspective and run over the highs and lows we have experienced.
Finally – I’ll touch on the costs of going green and talk about the Green Movement going forward 
I am happy to try to answer any questions at end of the presentation.  I charge 20 – 40 dollars per question depending on how difficult it is to answer.

Before the NZGBC’s conception early in 2005 – New Zealand had little experience in the construction of Green Buildings.  
Green Buildings were certainly out there but there was no certification process.  These buildings include:  Paraparaumu Library, Selwyn District Council and Waitakere Civic Centre.  
Greenstar was launched in 2006.  It is a voluntary certification scheme which assesses the building’s environmental impact.  It looks at the building's site selection, design, construction and maintenance. 
The nine categories on which each building is assessed are:
Management – How the building is built – this covers environmental management of the construction process, waste management, commissioning processes

Indoor Environment Quality – Heavily weighted points are given to the quality of the indoor environment.  This includes, providing fresh air, thermal comfort, daylight,  adequate lighting & individual comfort control.

Energy – managing the energy requirements for the building – and where possible, enabling the building to create it’s own energy.

Materials – Material selection is tied to the Environmental Choice Website, minimizing PVC is rewarded, waste reduction and re-cycling is also rewarded.  This category also rewards the use of FSC timber which I will discuss in more detail shortly.

Water – Buildings consume 17% of the world’s fresh water and the Green Star tools are aiming to minimize water use, re-cycle water, and to effectively use rain water, and reduce stormwater.

Emissions – Credits are awarded here for reducing air and water emissions, and also rewards the use of materials which have low emissions in their manufacture.

Ecology – Looks at site selection, and how the development can contribute to the surrounding environment.

Transport – Reducing the allocation of car-parks, providing small car parks and cycle parks are rewarded, the location of the development in relation to public transport networks provides a lot of points.

Innovation points are awarded for exceptional performance in environmental initiatives, or for exceeding the benchmarks in any of the Green Star categories.
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Going Forward

It’s difficult to analyse the green movement in New Zealand due the big freeze hitting us just when we got started, but have faith – for Hawkins are working on Green Star buildings in Christchurch, Wellington and Auckland.

NZGBC and Green Star are still growing.  As I have pointed out, there are a number of tools in the PILOT stages, but new tool development depends on funding, sponsorship and support from the industry.  You lot generally hold the purse strings and therefore could be instrumental in the success of the Green Building Movement in New Zealand.  Hawkins are proud to have supported the Office Built Tool last year.  It has provided us with invaluable experience and knowledge of the certification process.    I recommend you get on board and become a part of the solution.
If New Zealand follows the trends of BREEAM out of the UK, the American LEED system and Australian Green Star, it is likely that the green movement will take hold in New Zealand and those projects which do not become certified will become the minority. 
DEVELOPERS
I can tell you that developers are not asking whether they should build green – their question is ‘Why not build Green?’  McConnell Property apply sustainability initiatives to each new development whether it is targeting Green Star or not.  Ngai Tahu Property work actively to protect people, environment, and resources for future generations.  The Universities of Otago, Canterbury and Waikato have all invested in Green star through sponsorship of the Education tool along with the Ministry of Education – so you can safely assume there will be large uptake in certification in schools and tertiary institutions.  
TENANTS
The question though, is will the tenant drive the green movement now that they essentially have the power in property due to over-supply of office space.  They may promote the upgrade of existing stock, but will they demand a Green Star Certified space, or will they simply use green principals in their fit-out and settle at that – after all, they don’t need to sell it to anyone.
CONSULTANTS

Some consultants are providing ‘green specifications’ as standard specification these days.  This includes specified low VOC’s, Low formaldehyde product and sustainable materials selection.     I have also seen in a number of specifications a requirement for FSC timber – which comes at a premium – sometimes up to 10%.
CONTRACTORS
The Green Star experience has been a positive one for Hawkins Construction in the South Island.  We are looking at incorporating the basic sustainable construction practices into our current systems so they become standard practice.

Lets look at managing Green Star on site From a Contractors Perspective.
Managing Green Star on site is an roller-coaster!  Credits that you thought were under control one day basically walked out the door the next.  Sometimes they came back, other times they were buried.
CHALLENGES:
LANGUAGE & ACRONYMS 
Our first challenge was to learn a new language!  And then we had to learn it in short-hand!
FSC

Forest Stewardship Council Timber.  This is a certification scheme which ensures timber comes from sustainable forests, and use sustainable practices for milling and processing.
Three years after the launch of Green Star, the credits for FSC timber are still impossible to achieve for a Built Rating.  This is because the level of compliance has been set so high, that not only does the timber need to come from FSC sources, but EVERYBODY in the ownership chain of that timber must have FSC certification – right down (or up) to the Door Manufacturer and Joiner – actually, if there are wooden reveals on the windows, even the window manufacturer needs FSC timber certification.  There are huge implications around the cost, tendering and logistics of this clarification by the NZGBC.  To make it even worse – the NZGBC has awarded design points under this category and we contractors are currently unable to deliver.
Saying this, I must note that people are getting on board the FSC bandwagon – During the Club Tower Project between October 2007 and March 2009, we have seen accreditation increase in the new Zealand based supply chain of about 150% 
VOC

Volatile Organic Compounds

VOC’s are contained in a number of solvents.  They are responsible for that familiar ‘new smell’ of buildings and renovations.  They could also be responsible for the laid back attitude of full time painters!

Getting data on paints, sealants and adhesives was a major challenge during our first Green Star Projects.  Our subcontractors didn’t know what a VOC was, the merchant’s didn’t know what a VOC was, and the manufacturer assured us that their product was low VOC – even if they didn’t know what a VOC was!
Now – VOC has turned into a buzz word for marketing product.  A wide range of low voc product is available, and most of this now comes with valid data sheets published on the internet.  People are coming to us with compliant product and providing valid test and data sheets to go with it.

Worthy of note - Low VOC sealant and adhesives do not perform as well as the solvent based alternatives.  This provides challenges around the guarantees and warranties of materials and workmanship.    
LOW VOC paint is no good for hard surfaces.  The product does not cover well on all surfaces, and requires more maintenance than paints with higher VOC’s.    Green Star are aware of this and have relaxed the rules around VOC’s in the 2009 version of the tool.  This is an area where NZGBC listened to the industry and made changes in the tools to reflect thils.
THE DESIGN RATING
Can sometimes be the contractor’s worst enemy.  I have sat in many meetings during the design phase where Consultants are only too happy to specify the impossible in order to obtain a design rating.  The Green Star Technical Manual is very prescriptive in what consultants need to do in order to achieve a design rating, however the specifications are sometimes not prescriptive enough for subcontractors to be able to deliver the built rating.
THE FIT-OUT
The Green Building Council have declared that the tenant fit-out can not affect the base build rating of a building.  I beg to differ!  The office tool is set up well for a development which has an integrated fit-out – a delivery model like the Meridian Building, the Christchurch Civic Building or a University building.  Club Tower was delivered as a shell and core, with a number of different tenants leasing one or more floors.  This has provided challenges around the commissioning of components of the building, most notably the mechanical systems (as they are not installed until the tenant fit-out is complete).  In fact there are 10 individual credits which are directly effected by a tenant.  There has been lots of progress in this area, however I believe there is plenty of work to be done to get this right.  
IP
As is in any new industry – Intellectual Property is protected and guarded between companies.  This however provides a road-block for the integrated approach which is required for the green building process.
Successes 
WASTE
Since 2006, Hawkins Construction projects have implemented waste minimization 
schemes across all sites.  We worked with Mastagard, our preferred waste management contractor, and instantly achieved a 50% average in land-fill reduction, this increasing to 88% for the Club Tower Project situated in the CBD.  This result was far in excess of our target of 60%, not only did we reduce 128 tones of waste from Kate Valley Land-fill – but we achieved an extra Green star credit through being more stringent.
COMMISSIONING
I struggled to decide whether Commissioning should go in the Challenges section – it was certainly no triumph.  The commissioning credits however are a success for the NZGBC and looking forward, the credits assosicated (Commissioning Clauses, Independent Commissioning Agent, Post occupancy tuning) could – or should dramatically improve the performance of our services subcontractors.  The Green Star process has provided these trades with effective tools and rules which can be used across the board on all future projects.  
IMPROVED SYSTEMS
The Green Star compliance requirements are stringent.  Hawkins analysed our current systems for suitability – could we update our existing quality and Health and Safety systems to meet the greens Star compliance requirements?  We found that mostly, we could.  So we incorporated Green Star into existing systems rather than re-inventing the wheel.  For example, our Tool Box Talks were expanded to include Environmental Issues, our daily and weekly site inspections included environmental checks and certification for VOC’s was requested in both the subcontractor’s site specific health and safety plan, and in their quality plans and QA check sheets.
Systems we have developed for Green star are simply an improvement on what we always do, but at a best practice level.  
TEAM 
Green Star is a team effort.  I have been blessed with colleagues who have embraced the challenge of green star – Even if they didn’t fully understand the requirements, they were sure to make it sound just as important as safety, time, cost & quality.  This flowed through to subcontractors, and made it more manageable at my level.
A gate man has been a key factor in the success of a number of our Greenstar projects.  Meet Ray, the gate man at the Christchurch Civic Building.  Not sure if I mentioned…  the Civic Building is targeting 5 stars, but aspiring to achieve 6 stars….  Now Ray is the eyes and ears on the ground.  We have set him up with a computer which has live access to approved materials lists.  Subcontractors get their materials signed off by Ray before they enter site.  If they are bringing on materials which don’t feature on our list, they simply don’t get on site.    
INTEGRATED APPROACH
Working together as a team, the developer, consultants and contractors can provide Green Star Buildings.  It must be an integrated approach to be successful.  Forward planning comes further forward due to the limited selection of materials approved for use on Green Star Projects.  

Team effort – internally and across the industry.
The Cost of Going Green
It is difficult to analyse the true costs of building a Green Star building compared to a ‘normal’ building.  
On a world scale, Green materials now represent a majority of material supplies, 35 states have mandated Federal Buildings to be certified by LEED (the US equivalent of Green Star).  This is likely to push the cost of green materials back in line with standard materials, and over time make them more and more cost effective.
(Sometimes the cost is wasted)

THE MORAL (Green) DIELEMMA  If you have the money, you can buy certification. Sometimes developers are forced to ‘go shopping’ for points to get them over the buffer and achieve the Green Star target for the Project.  
The credits I am about to explain to you are the ‘fence sitters’.  The sit in the background until the team knows if they need them or not:

PVC
The PVC credit is directly related to costs.  Credits are awarded for a percentage reduction in the cost of PVC on the project.  The cost for alternatives to PVC (such as HDPE, copper & PVC free cabling)  The alternatives for PVC do come at a premium so this credit is not commonly targeted unless a project is on the threshold of loosing, or achieving another star.
GREY WATER TANK
the grey water tank if designed and built to Green Star’s minimum requirements and installed in a high rise building in the Canterbury Climate is quite literally a waste of resources.  The water consumes energy to be pumped from the basements to the roof, depending on the size of the catchment area (commonly the roof), the water is used in a fraction of the time it takes to fill the tank.  I just don’t think that the ecological benefits of installing grey water tanks in some situations will ever pay off the resources required to build, operate and run them. BUT – there are 5 points available in the WATER 1 credit which relates to the grey water tank – and these 5 points could be the difference between achieving the target rating or not.
CYCLIST FACILITIES
An additional point is awarded for installing specific shower and changing facilities within close proximity of the bike parks – even if there are facilities provided throughout the building.  It is a credit which sits on the fence until the team decides if they need it or not!
There doesn’t seem to be any reward for ‘buying local’.  Even though this is encouraged throughout the Green Star Technical Manual,  we have sourced re-cycled steel from China to get points, and FSC timber is more available overseas than it is in New Zealand – even though all New Zealand timber comes from plantation forests.  This has the potential to drive up cost, but also to effect local business.
The cost to certify
The cost to certify each building is nothing short of extortionate!  Don’t get me wrong, the price you pay to the NZGBC is not over the top, but the costs of getting the appropriate information to the NZGBC is the major issue:   The costs are made up of:

The Design Rating

· Consultant Fees

· Compiling the Submission

· Fees to the NZGBC
The Built Rating

· Consultant Fees (high if there have been changes between design and built)

· Compiling the Submission

· Fees to the NZGBC

The Performance Rating (in use)

· TBA

CONCLUSION – Three Things:

· Green Movement is here to stay!

· NZGBC in infancy stages – good start but still plenty to do

· Integrated approach is essential for success
