Investment Workshop Session

Facilitator: Fiona Cruickshank, Director, Investment & Regeneration Policy, Housing Corporation
Rapporteur: John Walker, Executive Director responsible for the Finance and Commercial Division, English Partnerships

Discussion notes

A number of questions were put to the group at the beginning of the session:

· How can investors in housing:

· be encouraged to promote more sustainable construction?

· be incentivised to invest in new technologies and materials?

· provide sufficient resources for affordable housing?

· make the link between regeneration of the built environment and socio-economic regeneration?

· How can planning help support investors making more sustainable decisions?

· Can changes to mortgages, stamp duty, council tax and other taxes or incentives, encourage energy efficient refurbishment?

· These questions were debated at length by delegates in the workshop.  It was clear that all participants agreed that it was essential that both private and public homes and buildings needed to be built with the future generations in mind, this not only included new developments but also maintenance of all buildings. 

· Throughout the discussion it became apparent that there were six main issues which, if tackled, could help achieve 'one planet living'.

1. Government actions

2. Education

3. Investor actions

4. Life cycle costs

5. Existing stock

6. Design issues

1. Government Actions

Standards

· Government should set standards with the buildings which they procure.  It was thought that Government still granted contracts on the basis that the lowest price was the most suitable.  Government needed to reconsider the processes that are used when going out to tender and it is important that KPI's are incorporated into this process and that the preferred contractors are held to this. 

· A national sustainability checklist may push the agenda further forward.  (SEEDA's Sustainability checklist was considered to be extremely useful and relevant).  Any national standard could build on the success of the Eco Homes standard. 

· It was important that there was a standard that people could buy into and understand.  It also needed to be flexible enough to take into account regional variances.

· It was also highlighted that it may be beneficial if local authorities had some best value indicators for energy efficiency.

Regulations/legislation

· Legislation and regulation was needed to ensure that buildings are increasingly efficient, however, it is also important that Government did not resort to 'false' regulation which can create problems and were not seen as over burdening the industry.

· Enforcement of regulations was also an important issue.  It was felt that regulations were not being enforced as well as they could be.

· In response to how to make the current stock more efficient it was thought that for all landlords, there should be a condition within their license which refers to the efficiency of the building (s) which they are letting. 

Taxes/fiscal incentives

· Fiscal Incentives were seen as a major opportunity for Government to encourage developers to build more efficient homes.  However, this needed to be on a level playing field and there had to be incentives not only for new build but also for refurbishment.

· Council tax and stamp duty should be reviewed to favour those who opt for a more sustainable building/dwelling.

· High fuel consumption should be taxed.

Demonstration projects

· It was agreed that there are already a large number of buildings/developments which are ahead of their game in terms of the efficiency of the buildings.  There is however, no central place for co-ordinating these case studies.  It was felt that Government should be co-ordinating these research/demonstration projects so information and good practice was easily accessible to all.  

· It was also thought that the dissemination of all Government good practice would also help raise the profile of the agenda.   

2. Education

· It is important that home buyers/end users become educated into the benefits of opting for more efficient buildings.  It is important for market demand to be there to encourage developers to opt for producing more efficient buildings.

· This could be achieved through numerous ways including a media campaign spelling out the benefits of more efficient homes/buildings (e.g. similar to 'green' electricity campaigns).  It was also important to educate children at an early age so they understand the issues involved and opt early for using more efficient models. University courses on these issues also needed to be available more widely.

· It is important to win the confidence of local people and the language needs to be right to get them engaged.  It was thought that the language currently situated in the housing market, especially relating to the more sustainable aspects of buildings, are exclusive to those who were actually involved in the industry.  There is currently no public perception as to what sustainable buildings are and what they mean/can do for people.  Development processes and benefits needed to be more transparent.  

· Making people aware of life cycle costs was a massive part of successfully engaging with the end users.  If people knew that in the future they would benefit financially by opting for a more efficient life style/house, there would be a larger market demand.

3. Investors

· It is now extremely important that investors fully understand and support more efficient buildings.  General opinion is that such groups as city analysts and insurers are sceptical about the new technology and whether it is a stable investment.  It is important that we have lenders on board as this can in turn incentivise both the house builders and the end user.

· Green mortgages were considered to be a good option for incentivising both the industry and the end user.  If a particular house was more energy efficient then a larger mortgage, perhaps at a lower repayment rate or at a lower interest rate, should be considered. 

4. Life cycle costs/badging

· New stock should be labelled in regards to how efficient it is, as white goods are.  It was agreed that every type of building should have an energy rating. 

· It was agreed that insurance costs are actually a part of the whole life costs and without the insurance industry on board the effect of whole life costings on an efficient building would be decreased.   More work still needed to be done quantifying the value of these benefits to turn them into valuable whole life costs which were accessible to the public.  It is important that we 'set off' sustainability costs against normal costs and what these mean for the future, for those residents living in the building now, in 10 years time and even further than that.

· Life cycle costs are also an important consideration for commercial buildings.  If it is widely known that businesses can save money in more efficient buildings then market demand will improve for this area as well.

5. Existing stock

· It was agreed that there are numerous possibilities/opportunities to raise the quality and standards within the new housing stock.  However, the biggest savings lie with improvements within the existing stock, which was more problematic.  For new developments standards could be incorporated in the design briefs and masterplans.  It was agreed that there were not sufficient incentives for the industry (or residents) to incorporate new, higher design standards into a house which may be, for example, over 60 years old.  

· There were complications as to how this would be done.  Were there enough skilled people to do this kind of work?  Would it be more expensive to incorporate this kind of technology in older buildings?  Were the technologies which are easily available for new stock, suitable for the design and build of older buildings?  

· It was however, thought that the Home Information pack may be one option for encouraging the people to ensure that the existing housing stock is as efficient as the new stock.

6. Design issues

· It was agreed that the specification for design briefs are perhaps not up to as high a standard as they could be and that increased buy in from designers was needed.  

· It was recognised that good design can encourage/lead to a change in behaviour for users which would support a more environmentally friendly way of living.

Overall

It was suggested that the overall aim of delegates and the house building industry in general is that 'one planet living' becomes the norm.

