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To find out more about Soft Landings, or the Soft Landings Network, visit www.softlandings.co.uk

1 Nicholson Street was Melbourne’s first glass curtain wall facade skyscraper, designed by Bates Smart and
constructed in 1958. Charter Hall, the owner, has completed a major refurbishment of the building, achieving
a substantial improvement in its energy efficiency: the NABERS base building energy rating was lifted from
unclassified to 4 stars. Images courtesy of Charter Hall.
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Preface
The performance gap is a well-known issue in the construction industry. As far as
energy is concerned, buildings often do not meet their design targets. There could
be several reasons for this performance gap, such as:
•

Unrealistic targets that fail to take into account how the building will be used
and the effects of different stakeholders influencing energy efficiency

•

Cost cutting exercises that result in essential energy saving equipment being
removed
Overly complex control systems
Inaccurate recording of energy use resulting from poor design, installation
and commissioning of energy metering systems

•

Insufficient training for the building operators

•

Poor management of the building once in operation
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The Soft Landings Framework[1], first published in 2009 and most recently updated
in 2018, lists activities to be carried out at each stage of a building procurement
project. These start before any design work has even been carried out, and only
end when the building has been occupied for around three years. The Soft Landings
approach enables the project team to set performance targets at the beginning
of the project, protect these targets throughout the project and ensure they will
be met when the building is in operation.
There is an argument that the majority of the Soft Landings activities are things that
should be part of the normal building delivery process. However, all too often they
don’t happen at all. Instituting Soft Landings at an early stage on a project ensures
that these activities are carried out, and that the project benefits.
While Soft Landings looks at all aspects of building performance, Design for
Performance focuses on energy use, and specifically base building energy
efficiency in office buildings. Experience from Australia shows that substantial
savings can be made by making measured base building operational energy
performance a contractual requirement. The Design for Performance initiative,
launched and managed by the Better Buildings Partnership, brings this philosophy
and its associated processes to the UK.
Energy savings don’t happen automatically, even when written into a contract.
Achieving energy performance goals requires concerted effort at every stage of a
project. That’s why Soft Landings and Design for Performance should work together.

Colin Goodwin, Technical Director, BSRIA
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1 Introduction
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Base building energy
performance covers the
following energy end uses:

Soft Landings and Design for Performance (DfP) share a common
goal: to embed a focus on performance outcomes in new-build
and major refurbishment projects. They both require a not-so-subtle
change in mindset whereby all stakeholders review their activities
in the light of “will this deliver the intended outcome when the
building is in operation?”, rather than a conventional check on
whether any action can be shown to support compliance with
regulations or a specification of inputs. The success of a project
adopting an outcomes culture, indeed the fulfilment of the
requirements set by the project’s instigator, will be judged by
measurement of the building’s performance in use. On the other
hand, the success of a project adopting an inputs culture will be
judged by proving that contractual obligations up to handover
and completion, represented by “the specification”, have been
satisfied.

•• whole building heating,
cooling and ventilation
plus domestic hot water
provided by the building
owner
•• common-area lighting
and power (including lift
lobbies, plant rooms and
common-area toilets)
•• lifts and escalators

•• exterior lighting and
exterior signage provided
by the building owner
for the benefit of office
occupiers

•• car park ventilation and
lighting, where internal
or external car parks are
provided for occupier use.
•• generator fuel where it
serves central services
Base building energy use
excludes HVAC services to
a tenant’s energy-intensive
areas such as server rooms
and dealer rooms.

The outcomes-based approach intrinsic to Soft Landings and
DfP may appear to be a tall order for a construction industry
accustomed to contracts based on input specifications. However,
Soft Landings has a proven pedigree as a platform that can support
an energy efficiency agendai. The DfP initiative's scope is currently
limited to considering the base building energy performance of
commercial office buildings – the box on the left explains what is
covered by this. This approach has been proven to work in the
directly comparable Australian market, where it has now become
routine practice. The task for the UK construction and building
management industries in following a DfP approach is therefore
not a leap into the unknown, but a question of replicating a
very clearly understood process. Nevertheless, completed DfP
feasibility and pilot studies emphasise that to do this will entail a
significant degree of upskilling for many of those who contribute to
a building’s energy performance in use, particularly HVAC design
and simulation practitioners.

i Case studies of buildings that have benefitted from Soft Landings were presented
by Alasdair Donn (Willmott Dixon) and Chrispal Anand (University of Leicester) at
the BSRIA Soft Landings Conference in London in June 2018. Their presentation –
Benefits of Soft Landings: meeting building performance objectives on major projects
– can be downloaded for free from www.bsria.co.uk/information-membership/
events/networks/user-group
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Introduction
Soft Landings aims to underpin the delivery of better buildings by
establishing the client’s key performance outcome requirements
at the start of a project and ensuring the delivery team maintain
their focus on those throughout the project from inception to
completion and beyond. Project success criteria could include
any factor that the client would consider as an indicator of
success. They could be quantitative, such as energy targets, or
qualitative, such as occupant satisfaction. To keep the project
team focused on the desired outcomes, activities are defined
and related roles and responsibilities are identified for different
team members over six project Phases. Soft Landings requires
everyone involved in the project to share risk and responsibility
for the success of the project. It is as much a change of culture
as a change of process.

SA
M
PL

E

Design for Performance (DfP) is an industry-led pioneering
initiative to develop a scheme which will enable new commercial
office buildings or major refurbishments to set a base building
operational energy performance target from the outset and
verify its achievement, by measurement, after a year of full
occupation. The DfP process needs to be followed throughout
the design, build, commissioning and early operation of the
building and focuses on one specific performance outcome the building’s energy performance. Somewhat in contrast to the
less contractual, more partnership-based, responsibility-sharing
Soft Landings approach, DfP will require the project developer
to sign up to a Project Agreement to secure the desired energy
performance outcome, which incorporates the following key
requirements:
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•

set a target base building operational energy performance
level in the brief

•

commit to design, construct, commission and operate the
building at the target level

•

provide notice of the Project Agreement to all consultants
and contractors involved

•

enable the base building performance to be verified after
12 months of full occupation

•

provide tenants with annual updates of the base building
operational performance.
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Appendix B: What has been
achieved in Australia?

By the turn of the century in Australia, base building energy
ratings had started to influence investment decisions for sales and
purchases of office buildings. Some of the key steps have been:
1999: New South Wales introduced a voluntary system (the
Australian Building Greenhouse Rating, ABGR) to measure
and benchmark the energy use of existing office buildings.
This developed into the NABERS national scheme.

•

2002: Commitment Agreements were conceived for
developers to ensure new offices could operate at their target
energy performance levels and enable occupiers to sign up
to pre-lets for space with the in-use energy performance they
wanted.

•

2004: State governments started to set minimum standards
for space they occupied. New South Wales took the lead
in March 2004, when they decreed their existing owned
buildings and tenancies had to be rated by the year end
and should attain a 3-star base building rating by July 2006
and new leases should require 3.5 stars from 2006. They
also required 4 stars for major upgrades and 4.5 stars for
new buildings. Other States gradually introduced their own
minimum standards.

•

2006: Under its Energy Efficiency in Government Operations
(EEGO) iv initiative, Federal Government mandated, for
spaces it occupies, 4.5-star base buildings for new buildings,
major refurbishments and new leases over 2,000 m 2. Most
States have since ratcheted up their requirements to 4.5 stars
for all their stock over 2,000 m2. In the same year, the Property
Council of Australia introduced minimum base building
energy ratings into their definitions of new offices: 4.5 stars
for grade A, 4 stars for grade B.

•

2010: the federal government Building Energy Efficiency
Disclosure (BEED) Act mandated disclosure of base building
ratings on sale or let of offices >2,000 m 2 NLA.
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iv More information on this initiative can be found at www.energy.gov.au/
government-priorities/energy-productivity-and-energy-efficiency/governmentbuildings.
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Appendix C: How does the UK compare?
Figure 4: Comparing whole building energy intensity for buildings with different EPC grades
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EPC Rating

Each grey column represents a single office building’s energy intensity over the course of a year
Source: Real Estate Environmental Benchmark 2017, Better Buildings Partnership

The UK’s construction supply chain is notoriously fragmented, a
position often cited for poor energy performance outcomes. It is
true that responsibility for building energy efficiency is often taken
initially by the building services designers, for example through
production of an energy statement; then passed to the appointed
design & build contractor to implement. Once the shell and core
are completed, it is then handed over again to a whole new set of
businesses to deliver a placeholder Category A fit-out until spaces
are let. Subsequently a Category B fit-out may then be implemented
by individual tenants. However, new building procurement in the
Australian market is not materially different in these respects, and
yet, because the energy performance outcome is a critical KPI
for the developer, in Australia the baton is not dropped at each
handover point in the energy efficiency relay.
It is important to note that both jurisdictions share the aim of
providing the market with relevant information about the energy
performance of a building at the moment of a property transaction,
when the data can inform buying and letting decisions. But their
approaches could not be more different (see Figure 5).
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BSRIA SOFT LANDINGS
Capability Statement
Soft Landings is the BSRIA-led
process designed to asisst the
construction industry and its
clients to deliver better buildings

www.softlandings.co.uk

BSRIA can prepare a Soft Landings tender
package aimed at ensuring the supply
chain understands the Soft landings
requirements in the most effective way,
and complementing other project
requirements.

Manage the Soft Landings process
across the project

Soft Landings Level 1
The aim of the course is to help built
environment professionals to produce better
buildings by adapting a project delivery
process that places greater emphasis on
performance-in-use.

www.bsria.co.uk/training

Carry out post-occupancy
evaluation (POE)

BSRIA offers a variety of post-occupancy
evaluation services which can be tailored
to suit your projects, including independent
monitoring of indoor environmental
conditions, thermal imaging, occupant
satisfaction surveys and energy assessment.

Customise Soft Landings activities
to suit specific projects

BSRIA can help you to set your success
criteria and identify appropriate Soft
Landings activities that will enable the
success criteria to be met.

Provide facilitation and
workshops for decision making
and project teams

BSRIA can organise pitstopping workshops
with the different stakeholders and
disciplines at key stages of the project to
ensure the relevant parties are engaged
and the decision-making process is focused
on outcomes.

Assist clients in developing their
Soft Landings strategy towards new
building developments
BSRIA can help you understand what your
corporate drivers are, and produce a
detailed Soft Landings strategy aimed at
helping you achieve those goals.

Soft Landings publications
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BSRIA can conduct intermediate
assessments to assist you and your project
team to ensure Soft Landings activities for
each stage have been completed.

Soft Landings training

E

Implement and review
Soft Landings requirements for
Invitation to Tender (ITT) packages

Bsria has published a range of guides to help
companies understand the Soft Landings
process and implement it successfully.
Available from the BSRIA Bookshop and to
download:
• Soft Landings and Government Soft
Landings
• The Soft Landings Framework
• Pitstopping
• How to Procure Soft Landings
• The Soft Landings Core principles
• Success Criteria for Soft landings Projects
www.bsria.co.uk/goto/soft-landings-guides

For more information about Soft Landings:
Michelle Agha-Hossein:
michelle.agha-hossein@bsria.co.uk
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Engineering services: Test, compliance and consultancy support services for
clients, designers, constructors, manufacturers and facilities managers
Instrument solutions: Hire, sales and calibration of instruments
Market intelligence: Off the shelf reports, bespoke studies and management
consultancy for global markets
Information and membership: Bookshop, library, training, networks and events

Head Office: Old Bracknell Lane West, Bracknell, Berkshire RG12 7AH UK
T: 0800 254 5700 (UK) or +44 (0) 1344 465 600 | F: +44 (0) 1344 465 626
BSRIA North: 68 Walton Summit Road, Bamber Bridge, Preston PR5 8AQ UK
T: +44 (0) 1772 754 380
E: bsria@bsria.co.uk | W: www.bsria.co.uk
Overseas offices in United States, China, France and Spain
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