The Usable Buildings Trust
Draft Annual Report
For year ended Dec 31, 2006

This is the Annual Report of Trustees of the Usable Buildings Trust (UBT) for 1 January to
31 December 2006, the fifth year of charitable status, and the seventh since formation.

UBT's charitable objectives

The Trust’s charitable objectives are to:

promote studies of building performance;
put the results in the public domain;

disseminate and interpret the findings in the wider public interest.

UBT's activities

A reference point for those who want independent guidance on the performance of
buildings.

Help with finding ways of achieving organisational, personal and business ends
through buildings.
Interpretation of research findings for public policy, legislation and guidance.

Provision of source material for educators and researchers, to assist with teaching,
postgraduate and other research.

A shop window of audited case projects (mostly individual buildings, but also parts
of buildings; and larger developments like campuses) for designers, developers and
constructors.

A source and forum for development and dissemination of techniques that may be
used for building performance studies.

Continuity for successful but time-limited projects such as the Probe post-occu-
pancy studies (1997-2002), and the feedback system for clients and the industry
project (2001-2004) which would otherwise have lapsed.

An incubator for fresh research ideas which would not normally find funding
elsewhere.

A point of contact and network for enthusiasts and co-workers worldwide.

UBTOs Approach

UBT operates with limited resources which partly dictate its approach, which is:

High influence: aiming to improve and widen strategic thinking about building per-
formance with opinion leaders and decision-makers (rather than a wider market).

Useful outputs which are objective, clear and helpful to aid design and management
decision-making about buildings, so that material is not restricted to a particular
audience).

Assist people and organisations who are already committed to improvement, to help
them to spread the net rapidly to a wider audience.



- To operate with lowest achievable fixed overheads, so that fluctuations in income do
not become too destabilising. 1

- Global in outreach, with core activities in the UK but drawing on and extending to
an extensive network worldwide based mainly on virtual contacts.

- Promoting social, economic and environmental stewardship through our own ex-
ample, as well as encouraging and assisting others.

- Helping younger professionals and researchers to make progress in the field.

Developments in 2006

In early 2005, the Trustees reviewed this approach in the light of alternatives, including a
possible expansion programme with a less specialised approach, a wider target market; and
possibly a subsidiary trading company to undertake consultancy on building performance
and remit its profits to the charity. They preferred to continue with the approach outlined
above, but to review it regularly in light of the Trust's evolution. They also agreed that
UBT’s work on policy development should be a more defined activity which might attract
funding; and to talk to other organisations about how the Trust might be able to help them
to build capacity to further UBT’s objectives through their own activities.

Later in 2005 UBT added to the existing programme of events and website, aiming to ex-
pand into the activities below:

- Finding leaders for the proposed sector user groups from those already actively en-
gaged in performance evaluation studies in schools, housing and the health sector.

- Developing course modules for existing postgraduate courses.

- Identifying incubator' projects for new activities which UBT wants to encourage or
promote further.

- Writing discussion papers to assist policy development and help widen UBT's
influence.

- Providing networking and support for others whenever feasible.

These new activities would only be undertaken when perceived to be manageable, fully con-
sistent with the Trust's objectives, and sufficiently resourced to deliver properly without
over-stretching particular individuals or drawing down too much our financial reserves.

Work undertaken in 2006

In 2006, the input to UBT from staff [2] was typically five person-days a week. We also had
voluntary input from staff, Trustees [3], user group champions [4] and supporters.

1 UBT has no permanent offices or staff, and no recurring overheads other than website
management and maintenance and accountancy costs.

2 Bill Bordass (our research adviser), Isabel Carmona, Sir Andrew Derbyshire, Adrian Leaman (our
adviser on education and dissemination), and Mark Standeven.

3 Roderic Bunn, Joanna Eley, Jim Meikle.

4  Kaethe Burt-O'Dea, Ellen Salazar, Fionn Stevenson
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The work has been organised in four main areas:

1 Research and policy

2 Development

3 Networks and capacity building
4 Education and Dissemination

Activities are outlined below.

Research and policy: Energy and buildings

Following the realisation in early 2005 that we should recognise the potential influence of
the work of the Trust on policy formulation, an opportunity arose in relation to the energy
performance of buildings - which was becoming critical owing to the recognised effects of
carbon dioxide emissions on the global climate. Energy performance assessment of build-
ings in use often reveals major gaps - often factors of two and even three - between design
expectations and outcomes in public and commercial buildings designed to be low-energy,
as discussed in papers on the Usable Buildings website, in particular Flying Blind (2001)
The Credibility Gap (2004), and Onto the Radar (2005).

The European Energy Performance of Buildings Directive, published in January 2003, re-
quires buildings to have energy performance certificates at the point of completion, sale or
rental; and for public display in certain public buildings and in buildings frequently visited
by the public. Given the problems noted above, UBT has been keen for certification to take
account of actual energy performance, so it can make immediate improvements and help to
close the gap between expectations and outcomes. In early 2005, little progress seemed to
be being made on this front by the Ministry responsible (now called Communities and Local
Government department, CLG), which had been concentrating on design calculations for
building regulations purposes. Meanwhile the Carbon Trust - which might have filled the
gap - said their remit did not allow them to do anything until government policy was clear.
In the event, the CLG announcement on energy certificates did not come until June 2006,
when we were delighted that it did include provision for "Operational Ratings" based on ac-
tual energy use, which UBT had been pressing for.

Following on from "Onto the Radar", UBT decided to do what it could in the public interest.
Work completed in 2006 included:

- Testing options for the proposed Voluntary Energy and Carbon Dioxide Declaration
on data collection on the energy performance in use of recently-completed low-en-
ergy non-residential buildings for inclusion in the publication Sustainable Architec-
ture UK. The main supporter of this work was the Pilkington Energy Efficiency
Trust. UBT has been able to feed the findings from this study directly into the work
of the Communities and Local Government department (CLG) on the Energy Per-
formance of Buildings Directive; the Chartered Institution of Building Services En-
gineers (CIBSE) on energy performance assessment and Benchmarking, and the
British Property Federation's work on voluntary energy reporting and assessment of
rented commercial buildings (see below).

- The collaboration with the Royal Institute of British Architects (RIBA) to develop and
test the energy reporting method for shortlisted buildings for the RIBA Awards 2005
also led to the development of a sustainability assessment method. A paper on this
was published in Building Research and Information this year (34(4), 416-426,
2006).

- We are also involved in the RIBA Sustainability Committee, the Sustainability For-
um's carbon sub-group, CIBSE's energy think tank and the All-Party Parliamentary
Climate Change Group, chaired by Colin Challen MP and its working group on car-
bon counting.



Development: Incubator

The Incubator contains initiatives which we are prepared to underwrite because we believe
in their potential, and hope to obtain support - directly or indirectly - for taking further.
Projects in the UBT Incubator in 2006 included:

- A “how to” guide to feedback, which we drafted originally for the Office of Govern-
ment Commerce (OGC). In 2006, this was taken further with the OGC in a simpli-
fied form.

- Domestic questionnaire for assessment of low-energy buildings, developed in associ-
ation with Building Use Studies.

- Health care building assessment questionnaire. Developed in association with
Fionn Stevenson of the University of Dundee and Building Use Studies.

- Soft Landings, a method for involving design and building teams in following-
through from completion of construction into the early life of a building, which we
have been for turning into a published code of practice for the industry and its cli-
ents. We obtained further interest in this in 2006 and hope to move forward in
2007.

- UBT Techniques Portfolio: A development version of a web-based portal for dissem-
ination of building evaluation techniques. In 2006, this was expanded with the
support of OGC, but needs more work.

- UBT Results Portfolio: A concept-proving version of a web-based portal for dissem-
ination of results from building evaluation studies. This attracted further interest in
2006, but we have not yet obtained funds for its development.

Networks and capacity building: User Groups

The housing, schools and heath user groups have coninued informally, and there was one
formal meeting of the main group. This was dedicated to schools, a highly topical issue giv-
en the government's Building Schools for the Future programme. In addition to its normal
members, this meeting was attended by DfES and CABE, who were both enthusiastic about
what we were doing and have invited us to meetings in early 2007.

Networks and capacity building: Partnerships

Our 2005 report noted that working together, we had helped BPF, the British Property Fed-
eration to obtain funding to build the property industry's capacity in relation to energy and
sustainability. In 2006, we assisted BPF with the following two projects, the products of
which are being placed in the public domain.

- DTI Sector Sustainability Challenge Scoping Study. This short scoping study was
funded by DTI and DEFRA and finished in March 2006. The product was an out-
line sustainability framework for commercial buildings, plus with a strategy for con-
solidating BPF's activities in relation to sustainabilty over the coming year. The res-
ults have been encouraging: the BPF's Policy Committee - its main committee - has
put sustainabiity at the heart of its operations, appointed a sustainability officer,
and set up a sustainability committee which has evolved into the Green Property
Alliance - a joint committee for the BPF, the Royal Institute of Chartered Surveyors,
the British Council for Offices (BCO), and the Investment Property Foundation.

- Office Energy ABI: Assessment, Benchmarking and Improvement,
This major project, funded by the Carbon Trust Networks programme, has involved
working with BPF and major property companies: Broadgate Estates, Land Securit-
ies, Prudential Property Investment Managers, St Martins, Standard Life, and Work-
space. It is developing a Landlord's Energy and carbon dioxide emissions State-
ment (LES) as an industry standard reporting format from landlords to tenants,
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showing energy use by fuel (including renewable energy) and the associated carbon
dioxide emissions in the landlord's services attributable to each tenant. This can
accompany the annual Service Charge accounts, for which an new industry protocol
comes into effect in April 2007. Progress is encouraging: the project was invited to
report to the Carbon Trust's annual conference and has also helped BPF to engage
closely with CLG in discussing how to interlock the voluntary procedures of the LES
with statutory requirements of building energy certification. The LES is to be
launched in May 2007.

We are currently helping BPF, the Chartered Institution of Building Services Engineers
(CIBSE) and BCO to seek funding from the Carbon Trust for a follow-on project. The new
project will consolidate the LES, begin to involve managing agents and tenants, and help to
build capacity for technical support in rented offices from CIBSE's developing network of
low-carbon consultants.

Three further partnerships started in 2007:

- Building Controls Industry Association (BCIA)
UBT and BSRIA (the Building Services Research and Advisory Association) gave
support to BCIA in developing a proposal to the Carbon Trust for a scoping study,
publication and training material on usable room controls for heating, cooling, vent-
ilation, lights, windows, blinds etc. The work is now proceeding and is allowing
BCIA and BSRIA to incorporate into industry-standard guidance UBT's insights
from building performance studies into how controls actually work.

- Office for Government Commerce (OGC)
In pursuing its mission to improve the efficiency of government procurement, the
OGC helped to set-up a Public Sector Construction Clients Forum (PSCCF). Amon-
gst other things, the PSCCF sought guidance on post-occupancy evaluation (POE)
and feedback. UBT was asked to sit on a working group and prepared a short his-
torical review and a two-page paper "Feedback and POE - getting started". OGC re-
ports that the key principles put forward by UBT have been adopted by the PSCCF.
This collaboration also gave us the opportunity to update our Feedback Techniques
Portfolio to incorporate a wider range of techniques, including some specific to par-
ticular sectors.

- Department for Education and Skills (DfES)
We contributed feedback information to DfES publication on the performance of re-
cently-completed schools designed to be more sustainable and lower in their energy
use. We found that many worthy projects performed disappointingly in use because
they were too complicated and difficult and expensive to manage - a particular prob-
lem in this sector when teachers are busy and time and money for technical sup-
port is tight. We expressed our concern about policy measures tending to promote
too many visible "green" features: the studies found that good performance was
more likely to result from keeping things simple, doing them well, and making them
robust, intelligible, usable and manageable.

Education and dissemination: Networking

UBT has an increasingly powerful informal network of contacts, made through the Usable
Buildings website, through attendees at events (who often follow through via the website
and personal recommendations) and in our collaborative capacity-building projects with
other organisations. We have also deliberately targeted a number of researchers and prac-
titioners in Britain and around the world, advising them where we can on both formulating
and undertaking work on building performance feedback. This network is active not only
in Britain, but across the USA, Canada, Australia, New Zealand, the European Union and
the Far East.



Postgraduate and other courses

Public events - mainly lectures and seminars - carried out by UBT staff and trustees in
2006 are listed in endnote 1 . Fuller details, and often the contents of the presentations
themselves, may be obtained from the Events section of the Usable Buildings website.

UBT has been active for some time in supporting postgraduate courses in universities in
Britain and around the world (see endnote 1), particularly at the Master’s level for mid-ca-
reer professionals, and normally in the form of 1-hour lectures or half-day seminars. In
2005, the Trust offered for the first time a complete taught module - in the MSc Architec-
ture course on Advanced Environmental and Energy Studies by the University of East Lon-
don at the Centre for Alternative Technology course at Machynlleth in mid Wales. This
two-day two-person module has proved a great success: we repeated it in April 2006 and it
is likely to become a regular event..

UBT has also contributed to postgraduate courses at the University of Cambridge (the Mar-
tin Centre / Engineering Laboratories IDBE course), University College London, Imperial
College, Oxford Brookes University, University of Reading, University of Newcastle, the Brit-
ish Institute of Facilities Management Advanced Training Course, and Carbon Trust mas-
terclasses in Wales and Northern Ireland.

Discussion papers and publications

Full details of UBT Events and Publications may be viewed in the Publications section of
the Usable Buildings website. In 2006 we added ten publications, as listed in the endnote
2, including the Sustainabilty Assessment paper already mentioned. This continues the
policy of UBT acting as publisher for our own sourced material, and offering an outlet to
others who have material consistent with our objectives.

UBT's website www.usablebuildings.co.uk

Website activity for Usable Buildings is shown in the graph, endnote 3. In 2004 and 2005,
the normal level of activity was typically 80,000 'hits' per month, with peaks over 100,000.
In December 2006, Usable Buildings had 1950 users who have applied for a password in
order to download protected material. New password holders continue to be added at the
rate of about one a day. About half of these are from universities around the world; the
rest associated with buildings in some way, as designers, builders, suppliers, managers
and clients.

Usable Buildings gets a constant stream of queries, usually via email, at the rate of about
five a day. We normally try to deal with these by passing them on via our private network
of contacts so that the enquirer gets some kind of answer quickly. The enquirer will only

know the identity of the answerer when a reply is received. We sometimes give more com-
prehensive support to postgraduate students, especially those who require specialist help
which they might not otherwise receive from their supervisors. UBT does not have the re-
sources to deal with large numbers of enquiries.

Fundraising

Our sources of funding in 2006 increased and became more diverse, in particular with in-
come from the collaborative capacity-building work with BPF and BCIA (£ 80,000) supple-
menting our former donations from individuals and organisations (£ 12,500) and honoraria
from speaking and courses (£ 3,000). It is expected that this pattern and magnitude of

1 See the the Events section of www.usablebuildings.co.uk
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funding will be similar in 2007. Core funding remains a priority for the trustees: we are
still seeking major support to develop material we have in the incubator into techniques
and publications suitable for wide use.

Overview of 2006

The main development in 2006 has been successful collaboration with industry bodies to
help build capacity and develop public domain, industry standard procedures and publica-
tions. Particular successes have been with the British Property Federeration and the
Building Controls Industry Association. On the other hand, our ambition of substantial
core funding to help run UBT, developing educational material, support our website and
feedback user groups, widen our outreach, and develop items in our incubator (for ex-
ample, the “how to” guide, the Soft Landings code of practice, and in particular the portfoli-
os of techniques and buildings) has not yet been achieved. This is very disappointing be-
cause interest in, and demand for, these products grows by the day. It seems that explicit
collaboration with leading organisations (as with BPF) has a greater success rate, but we
think it essential to develop a sound base of core funding as well, and that this must be our
priority in 2007.



Endnotes

Events 2006

Adrian Leaman, Key Ideas in Building Performance Research, MSc in Faciliities Management, Bartlett
School, University College London, 12 January 2006.

Bill Bordass and Mark Way, Feedback, Follow-Through and Soft Landings, RICS Foundation and
Building Research & Information Journal, The Great George Street Debates, London 24 January
2006.

Adrian Leaman, People, Environmental Control and Buildings in Use, University of Reading, 26 Jan
2006.

Adrian Leaman, Real-world performance versus design intent: what really happens in buildings, MSc
in Environmental Design and Engineering, University College London, 31 January 2006.

Bill Bordass and Adrian Leaman, Post Occupancy Reviews of Buildings and their Engineering,
Carbon Trust Low Carbon Design Initiative Master Classes, Marriott Hotel, Cardiff, 2 February 2006.

Bill Bordass (panel member), Greenwash Ecobuild 2006 Designing and Building a Sustainable future.
Earl's Court Exhibition Centre, London, 22 February 2006.

Bill Bordass, Building performance in use: lessons from post-occupancy surveys, Sustainable
Development module in Civil and Environmental Engineering MSc, Imperial College, 3 March 2006.

Adrian Leaman, Green Buildings and Productivity at Work: Myths and Realities, CIBSE Conference,
Clontarf Castle, Dublin 9 March 2006.

Adrian Leaman, Human Factors: The Bottom Line, BIFM Advanced Course, Regency Hotel, South
Kensington, 5 April 2006.

Bill Bordass and Adrian Leaman, Using Light and Ventilation: Lessons from Probe and Post-
Occupancy Studies Malone House, Barnett Demesne, Belfast, 6 April 2006.

Bill Bordass and Adrian Leaman, Probe Seminar, NI Science Park, The Innovation Centre, Queen’s
Road, Belfast, 7 April 2006.

Bill Bordass and Adrian Leaman, Building Performance Module for the UEL/CAT MSc Architecture
course on Advanced Environmental and Energy Studies, Centre for Alternative Technology,
Machynlleth, 18 April 2006.

Adrian Leaman, Post-occuancy evaluation, University of Newcastle, Certificate in Architectural
Practice, 12 May 2006.

Bill Bordass, Why Buildings Fail, CIBSE, Balham, London, 15 June 2006.

Bill Bordass, Nondomestic building energy certification and the credibility gap, Oxford Environmental
Change Institute, Oxford, 27 June 2006,

Bill Bordass and Adrian Leaman, Post Occupancy Evaluation in Practice, Session at Tuning High
Performance Buildings: Post Occupancy Evaluation and Commissioning, University of Westminster,
35 Marylebone Road, London NW1, 3 July 2006.

Adrian Leaman, 'Green' buildings and productivity at work: good news and bad news, MSc in Energy
Efficient and Sustainable Building, Oxford Brookes University, 10 October 2006.
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Adrian Leaman, Building Evaluation Research Methods, Undergraduate architecture group, Oxford
Brookes University, 10 October 2006.

Bill Bordass, Energy and CO2 performance indicators and benchmarking, DCLG, Eland House,
Victoria, London, 18 October 2006.

Bill Bordass, Post-occupancy evaluation results and techniques, Heritage Motor Centre, Gaydon,
Warwickshire, 8 November 2006.

Bill Bordass, Energy and CO2 performance indicators and benchmarking, Sustainability Forum,
London, 27 November 2006.

Adrian Leaman, Human Factors: The Bottom Line, BIFM Advanced Course, Regency Hotel, South
Kensington, 29 November, 2006.

Bill Bordass, Assessment, benchmarking and improvement of buildings in use, Public meeting on
diagnosis of energy performance in public buildings which will need to display energy certificates,
CSTB, 4 avenue du Recteur Poincaré, Paris XVI, 6 December 2006.

Adrian Leaman and Bill Bordass, Real performance vs. design intent: feedback on what really
happens in buildings IDBE MSc course, Engineering Department, Cambridge University, 7 December
2006.

2

Publications 2006

Bill Bordass, It’s all in the labelling, Essential FM Report 55: Environmental Management, 10-11,
Tottell Publishing, Haywards Heath, UK (March 2006).

R Cohen, W Bordass & J Field, EPLabel: a graduated response procedure for producing a building
energy certificate based on an operational rating, International conference on improving energy
efficiency in commercial buildings, Frankfurt (26-27 April 2006).

J Palmer, Full Marks For Effort, Building Services Journal (BSJ), June 2006 (Includes contribution
by AL to discussion about the merits of Kingsmead School).

W Gething and W Bordass, Rapid assessment checklist for sustainable buildings, Building Research
& Information 34(4), 416-426 (July - August 2006).

Schools for the Future: Design of Sustainable schools Case Studies, The Stationery Office, London,
2006. Ediitor: Roderic Bunn. (Includes contribution by AL to six chapters with occupant surveys).

Building Green: the Sound of Silence, Ecolibrium, November 2006, pps 10-13 Interview with AL and
others.

Adrian Leaman and Bill Bordass, Productivity in buildings, the killer varibles, in D Clements-Croome
(ed), Creating the productive workplace, (Second Edition, Tayor & Francis, 2006), Chapter 10, pages
153-180, ISBN 0-415-35138-3



3 Usable Buildings website statistics 2006

Requests: the total number of pages viewed, including graphics.

Pages: the number of unique pages viewed (not counting the same pages viewed more than once).

150,000
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===ee Pages
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