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Summary
Sustainability emerged as a public concern at a time when the construction industry was in boom.  Government legislation and peer pressure led to the growing momentum in implementing sustainable development. However, as the world enters into recession, is there still room for sustainable construction? This paper investigates whether the drivers and barriers to sustainable construction have changed during the current recession. The research consists of a literature review into the subject and recent evidence of the industry’s reaction to the recession. In-depth interviews were conducted with construction professionals who represent a cross section of industry and project roles. The key findings reveal that 60 percent of respondents consider sustainable construction would continue to increase despite the recession, with the main drivers found to be increased legislation, customer demand and energy costs. Clients are found to be more likely to focus on passive design features over renewable energy technologies as a means of delivering sustainable construction in an economical way.
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Introduction
In Britain, the urgency and importance of sustainable development was crystallised in the Government’s ‘Energy white paper 2003: our energy future - creating a low carbon economy’. Since this time it has been building momentum and sustainability has become the buzz word of every forward thinking organisation. It was realised that sustainability impacted not only the design of buildings but also the manner in which they were constructed. Increasingly, all aspects of the construction process and life of the building came under scrutiny.
Until recently the rise of sustainability awareness was set against a backdrop of economic prosperity and more specifically an unprecedented boom in construction. It was possible for companies to adopt ‘sustainable practices’ on the basis of environmental concern and the marketability of corporate social responsibility. However, during an economic downturn, the motivation to implement sustainable technologies may still be there but the business case and approach for these practices is likely to be substantially reviewed. Whereas previously clients were specifying more outlandish visible demonstrations of green practices, these may be replaced with more subtle, less sexy, money saving applications of sustainable construction during a recession.

A recession could also focus organisations’ minds on technologies and practices which could give them a competitive advantage. Although people are less likely to pay a premium for green products, whether for construction materials or a green office building, environmental awareness has reached the critical point where it is increasingly expected as standard. Legislation will also pay a major role in forcing contractors and clients alike to maintain the momentum in sustainable construction during a recession.

Research Findings
The aim of this research is to examine whether the drivers and barriers to sustainable construction have changed during the current recession. Interviews were conducted with Client, Architects, Cost Managers, and Contractor organisations of different sizes that represent a cross-section of the construction industry and project roles.
Traditionally, business case or customer demand as a motivation for adopting sustainable construction is considered a strong driving force behind company strategies. Drivers such as personal commitment and reputation/image have emerged as important factors in the research, showing the clients in the Industry are primarily concerned with being ‘seen to be green’. Respondents participating in public sector projects also saw funding/planning authority demands to be a key driver. Drivers expected to gain importance during recession include competitive advantage and customer demand, attributed by companies seeking to distinguish themselves under challenging market conditions and the growing awareness of sustainable construction amongst customers. Opinions on whole life cycle benefit as another emerging driver due to increasing price of energy were joined by views that clients might resort to short-termism by minimising capital outlay. Two drivers, corporate social pesponsibility policy and peer pressure, were expected to decrease in importance as companies focus on bottom line of their businesses and disregard the ‘non-essentials’ during a recession.
Drivers of sustainable construction were more than met by its barriers. A number of significant factors that impede its uptake were mentioned. Capital outlay, resistance to change, lack of evidence, perception of costs, legislation, and limitations of technology were identified with various levels of significance. This implies financial factors and some ‘soft’ aspects are emerging key hurdles during recession. Reduced capital budgets, particularly amongst SMEs, limited any scope of financing the premium for sustainability. Positive concensus was that split incentives and client knowledge are the most likely barriers to be overcome through the course of the recession.

As majority of construction companies faced challenges during the economic downturn and had to realign their businesses, legislation and government initiatives had helped bring sustainable construction forward by additional incentives on funding. However as public sector expenditure tightened, the outlook became uncertain. Reduced capital budgets across all sectors may render clients seeking for minimum compliance as well as adopting more passive measures rather than investing in expensive new technologies. Passive design solutions focusing on lowering carbon emissions through reduction in energy usage rather than installing a source of renewable energy would take priority during recession. The pressure was on the provision of bespoke solutions that impliment appropriate technology justifiable by a viable payback period in order to achieve win-win measures. 
1. Discussion
During the recession, market factors were found to be the dominate drivers. Legislation and consideration of whole life costs were also drivers predicted to gain significance. These findings tie in with most recent evidence from industry surveys which predict that market forces will overtake government action as the key motivator for adoption of sustainable construction. As financial pressure on companies intensifies during the recession, increased capital outlay was viewed to create the biggest challenge on firms to implement sustainability measures. The situation is expected to be relieved by the diminishing of barriers relating to split incentives and clent’s lack of knowledge. It was remarked that in order for sustainable construction to develop in the future more innovation was needed. The recession was being treated as an opportunity to take stock and investigate the next phase in sustainable construction.
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Summary
Sustainability emerged as a public concern at a time when the construction industry was in boom.  During the middle of the last decade there was growing momentum in this field with Government legislation and peer pressure to implement sustainable development. However, as the world enters a deep recession, is there still room for sustainable construction? The aim of this paper is to investigate whether the drivers and barriers to sustainable construction have changed during the current recession. The research consists of a literature review into the drivers and barriers to sustainable construction and recent evidence of the industry’s reaction to the recession. In-depth interviews were conducted with construction professionals who represent a cross section of industry and project roles. The key findings are that 60 percent of respondents thought that sustainable construction would continue to increase despite the recession, with the main drivers found to be increased legislation, customer demand and energy costs. Clients are found to be more likely +to focus on passive design features over renewable energy technologies as a means of delivering sustainable construction in an economical way.
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2. Introduction

Sustainability first appeared in the public consciousness with the publication of the World Commission on Environment and Development (WCED) report ‘Our Common Future’ [1] when the term ‘sustainable development’ was first coined. Over the following 15 years the awareness of sustainability grew across all sectors. In Britain, the urgency and importance of sustainable development was crystallised in the Government’s ‘Energy white paper 2003: our energy future - creating a low carbon economy’ [2].  

Since this time it has been building momentum and sustainability has become the buzz word of every forward thinking organisation.  It was realised that sustainability impacted not only the design of buildings but also the manner in which they were constructed. Increasingly, all aspects of the construction process and life of the building came under scrutiny. Green design incorporated energy efficiency, recycled materials, passive cooling, water conservation or green roofs [3].  Procurement is even addressing ‘green issues’ with e-procurement reducing paper waste, packaging under inspection and lean ordering from suppliers [4]. Running a construction site sustainably is now dominated by the Site Waste Management Plan (SWMP) and schemes like ‘Considerate Constructors’ which ask the contractor to consider its impact on the local community as well as the environment [5].

As it became apparent that sustainability was not a passing fad, more and more organisations adopted the mantra and sought out ways to be green. However, even though sustainable practices could and should be applied throughout the supply chain and life cycle of the project, it is the onsite renewable energy sources that have become iconic of green buildings and sustainable construction. Most notable in this category are photovoltaic panels (PV panels) and wind turbines [6].  It is likely that this has been due to their visibility and the appeal of using the latest technology.  However this paraphernalia is expensive and is unlikely to ever have a viable payback period [7].

Until recently the rise of sustainability awareness was set against a backdrop of economic prosperity and more specifically an unprecedented boom in construction. It was possible for companies to adopt ‘sustainable practices’ on the basis of environmental concern and the marketability of corporate social responsibility [8]. Now that the UK, and most of the rest of the world, are entering into a significant economic recession is there still room for sustainability in construction? The motivation to implement sustainable technologies may still be there but the business case and approach for these practices is likely to be substantially reviewed. Whereas previously clients were specifying more outlandish visible demonstrations of green practices, these may be replaced with more subtle, less sexy, money saving applications of sustainable construction during a recession.

A recession could also focus organisations’ minds on technologies and practices which could give them a competitive advantage [9]. Although people are less likely to pay a premium for green products, whether for construction materials or a green office building, environmental awareness has reached the critical point where it is increasingly expected as standard. Legislation will also pay a major role in forcing contractors and clients alike to maintain the momentum in sustainable construction during the recession.

Research aim and outline methodology
This paper is based on an MSc research that was conducted by Zoë Mulholland [10] at London South Bank University. The main aim is to reveal whether the drivers and barriers to sustainable construction have changed during the current recession. The literature review of the research covered two main sections. Firstly, it reviewed the drivers and barriers to sustainable construction from its emergence in the mid-1990s up to the modern day. The second section evaluated the key effects of a recession on the construction industry: which areas it affects and how. Also in this section, recent literature on the effect of the current recession on construction was reviewed.  These two areas of research provided background information against which the findings from the questionnaire responses were compared. Interviews were conducted with professionals from different size organisations which represented a cross-section of the construction industry and project roles to understand the experiences from each area. The following four types of professionals were selected: 1) Three Client organisations; 2) Three Architects; 3) Two Cost Managers; 4) Two Contractors. The research questions aimed to investigate the experience of clients, architects, cost consultants and contractors of sustainable construction practices, the drivers, barriers and ways in which these have changed in the recession.  The same questions are asked of each respondent.  The following topics were covered:  1) Definition of sustainable construction; 2) The key drivers for sustainable construction; 3) the key barriers to sustainable construction; 4) Changes in the drivers and barriers in light of the recession; 5) The affect of the recession on the respondent organisation; 6) Changes in the amount or type of sustainable construction during the recession.

Analysis of the results
3.1
Definition of sustainable construction

A broad range of responses were given for the definition of sustainable construction.  Some respondents gave very specific responses such as ‘being carbon neutral’ while other detailed more in depth definitions touching some of the complexities of the field.  In particular, Client B gave a detailed outline of what it means from design, construction to occupation of a building.  Nevertheless, there were common themes with many overlapping definitions. The most common statements were: to reduce the impact of construction on people and the environment; a holistic approach to building and; the use of renewable energy and materials. It is interesting to note that both the Contractors responses focused on renewable energy and materials as this is the end of the supply chain with which they are involved.  The more general concepts of holistic buildings and impact on society or surrounding environment are mentioned by architects and clients. Client B also mentioned under the broader definition of sustainability that the ‘Considerate Contractors’ Scheme’ was key with its bid to reduce impact of noise and prevent pollution to the surrounding area during the construction of a building. The next most common definitions were low or zero carbon status buildings and consideration of life cycle costing and running costs. Finally, minimising waste in design and construction and longevity of buildings were stated by two of the interviewees.  It was noted by Architect C that these last two concepts were in fact very old fashion ideas and stated that 100 years ago all construction professionals were interested in building to last and reducing costly waste. Two respondents also stated what they considered not to be sustainable construction. Cost Manager A and Architect B made the point that it is not just about being carbon neutral but must be a more far sighted view of the impact on the society and environment. Similarly, Architect A asserts that sustainable construction is not just about technology but how buildings are used and operated.

The wide ranging answers showed that there was a good body of knowledge amongst the respondents, with many demonstrating a deep level of understanding.

An interesting trend can be seen in the timeline of when respondents became aware of sustainable construction.  Two of the architects had heard of the concept of sustainable construction under different terminology in the early 1990s. These concepts have been dubbed ‘proto sustainability’ and include energy saving, ethically resourced materials and non polluting construction. In the late 1990s a second group (a client, the other architect and a cost manager working at a dynamic practice) were introduced to the concept. These probably represent ‘early adopters’ of sustainable construction in its current format, working on landmark projects, first examples of BREEAM and with forward thinking clients.  Then there is the critical mass, where half of the other interviewees stated that they had first heard about it in 2005 or 2006. Both contractors state this as the time they became aware of sustainable construction.
3.2
Drivers for sustainable construction

The first part, investigating the drivers for sustainable construction, asked respondents to give their opinion on the top drivers without prompting from a list to exclude any bias from academic literature. This gives an overview of their perception from personal or company experience of the subject matter. There was a danger that interviewees could state what they felt they ought to but they were encouraged to be candid in their responses.

The open ended responses were coded into eight categories, which were then grouped in three themes: social, financial and external drivers. Analysis of the results showed that, by a clear margin the most frequent answer was personal commitment of the client or developer with 80 percent of respondents stating this was a key driver. The next highest at 50 percent were reputation/image and funding/planning authority demands. These were closely followed by legislation and increased energy costs at 40 percent. It is worthy of note that only two of the ten respondents stated business case or customer demand as a motivation for adopting sustainable construction, areas which traditionally would be considered a strong driving force behind company strategies.

When the results are weighted according to the order in which the respondents listed the drivers a different trend appears (the first response was assumed to be the most important for the respondent, the second assumed to be the second most important, and so on). The result reveals that a company’s concern for their reputation or image overtakes personal commitment to be the top priority, showing that the clients in the construction industry are primarily concerned with being ‘seen to be green’. Closely behind reputational drivers is the external demand of the funding/planning authority. The two respondents that did state customer demand and business case as drivers for sustainable development ranked them very highly raising their profile in the results.  With such a small sample size, single or infrequently listed drivers can distort the results.  However it is worth noting that there is a group of respondents that not only consider customer demand and business case as a driver for sustainability but rate it as a top priority. 

3.3
Changes in drivers during the recession

Respondents were asked to state how each driver would change in the face of the recession.  Each factor was scored +1 for increase, -1 for decrease or 0 for no change. These factors were kept in the same thematic groups of external, financial and social factors. In interpreting these results, it should be noted that if an equal number of respondents thought a driver would increase as those that thought it would decrease the net result would be zero, no change, even though no one had stated ‘no change’.

“Competitive advantage” was thought most likely to increase as a driver which is an interesting result as it had the lowest mean score in the previous section for level of importance as a driver.  70 percent of respondents said it would increase as a driver in the recession with the rest declaring no change. No one thought it would decrease as a driver. When rated for its relative level of importance, competitive advantage had the lowest score but also the greatest deviation. This variation shows that no matter how highly it was rated previously there was agreement that it would become an increased driver in light of the recession. The comments from this section show that clients, consultants and contractors are all seeking ways to distinguish themselves.  Anything that will give them a competitive advantage they will latch on to. This driver is increasing as a response to the recession. One respondent who had rated competitive advantage highly stated that they are already experiencing the benefit of sustainable construction in differentiating their product in the market. 

Customer demand was also consistently thought to increase as a driver during the recession. All respondents stated an increase or no change in demand. Although at a lower level of 50 percent predicting an increase, it is significant that no one predicted a decrease in customer demand.  This factor was rated of higher importance than competitive advantage in the previous section, but it still shows a high degree of variation in opinion from not at all important to critical. The comments reveal that awareness of sustainable construction is still rising and there is a lag before this is translated into tangible customer demand. Therefore this driver is likely to increase in spite of the recession. 

Whole life cycle benefit is the next most likely driver to increase during the recession but the responses were divided. Two respondents felt clients would retreat to a closed-minded perspective focusing on the pressures of the immediate capital outlay but the majority felt clients were looking more holistically at the cost of a building motivated by the increasing price of energy as a key driver.

Corporate social pesponsibility policy and peer pressure were the two drivers which were unanimously stated to decrease in importance. These were grouped as social factor and in the face of the recession would recede in importance. Respondents felt that businesses would be less concerned about comparison with their peers and more interested in the bottom line of their business during a recession. Staying afloat and keep projects going was considered a marker of success.  Analogously, the notion of wanting to build a better building as a driver for sustainable construction only marginally increased. Several respondents felt this was a nice to have which clients could not afford to invest in during a difficult financial climate.

3.4
Barriers to sustainable construction 

In common with the section investigating drivers for sustainable construction, respondents were asked to name barriers from their experience without any prompts. Many more barriers were listed in this question than in the drivers section. Their answers were coded into 11 separate categories and these were grouped into four themes: change; financial; information; and technological barriers. Despite the wide range of responses, the trend of the results was striking.  By a clear margin, the capital outlay was most frequently stated, at 80 percent, as a barrier. After which resistance to change and lack of evidence were the next most frequent responses at 60 percent. The rest of the barriers listed were mentioned by only one or two respondents each. Although many technology-related barriers were mentioned these were diverse in their type with no single area emerging as a notable impediment. This implies that it is the financial aspects and softer aspects of convincing clients to adopt sustainable construction which are the key hurdles.

The results were also analysed by taking into account the ranking of each barrier by the respondents. As numerous barriers were listed unprompted only responses which were mentioned twice or more are listed. When the relative importance of each barrier is taken into account, lack of evidence just fractionally overtakes perception of cost as the top barrier to sustainable construction.  What can be interpreted from these results is that although cost was mentioned by nearly all respondents, those that did state lack of evidence as a barrier felt it was a substantial one.  Resistance to change remains high but issues with legislation and limitations of technology are also significant. However it is important to note with such a sample size results can easily be distorted so these last two factor although rated fairly high were only stated by two respondents out of the ten.
3.5
Changes in barriers during the recession

Respondents were asked to state how each barrier would change in the face of the recession.  Each factor was scored +1 for increase, -1 decrease or no change 0. These factors were kept in the same thematic groups of financial; information; technology related factors. It is worth noting that if an equal number of respondents thought a driver would increase as those that thought it would decrease the net result would be zero, no change even though no one had stated ‘no change’.

Increased capital outlay and being a small or medium enterprise were thought the most likely barriers to increase during a recession. The reasons stated in the comments is that during a recession capital budgets are markedly reduced with many businesses limiting their development to essential work with no frills. However one client did point out that as the technology improves the capital cost is likely to fall and therefore this barrier decreased. In terms of the challenges faced by SMEs one client noted that they cannot access debt in this economic climate, therefore they would be very unlikely to afford any development let alone pay a premium for sustainability.

Split incentives and client knowledge are the most likely barriers to be overcome through the course of the recession. One client stated that tenants are looking at ways to be more efficient and cut down their running costs and so are putting pressure on landlords to provide sustainable buildings through green leases thereby decreasing the ‘split incentives’ as a barrier. The barrier thought most likely to decrease was the client’s lack of knowledge with all respondents stating it would either decrease or remain the same. However, respondents were clear that this was not particularly a consequence of the recession, rather a continuation of an existing trend of more knowledgeable clients.
3.6
The effect of the recession on respondent organisations

All organisations reported that they had been affected at least moderately by the recession. The respondents who were not connected to public sector work were particularly badly affected.  Across the board there were comments that there were fewer projects in the market and the ones continuing despite the recession were lower value, often having been reduced in scope or quality to make them financially viable.  Client C noted that all projects they commissioned equated to a strict payback equation based on annual rental income. Since rents had fallen 7-8 percent, this had a direct impact on the capital that could be invested in construction.

All consultants and contractors reported that there were still plenty of tendering opportunities or bids for new work but the competition was much stiffer with more companies bidding for the same jobs. Contractors in particular have experienced bidding wars with competitors, drastically reducing their margins and in some cases putting in negative bids so that they effectively ‘buy’ the job. This has put a lot of strain on the industry, with firms at great risk of going into liquidation, and creating a combative culture with increased claims being made to try and claw back money to regain a profit. Another side effect of reduced spending within the industry is that with fewer large projects, big contracting firms are dropping down to tender for medium size jobs. This is squeezing SME sized businesses who are struggling to diversify their workload in any way.  Many noted that even when they were successful in winning work, whether as an architect or contractor, the project was often mothballed with no foreseeable start date. One client stated that they did not expect put any new commercial property on the market until 2011.

Nearly all respondents reported redundancies within their organisations. This was a direct reflection on the lack of work. However one cost consultant noted that one of the first members of staff to go was their newly appointed sustainability consultant.  Rather than being seen as way of distinguishing themselves from the competition the firm felt that they had to retreat to their core business of cost consultancy.

The respondents who were engaged in public sector construction projects felt they had been shielded from the worst effects of the recession. In particular schools, higher and further education, and healthcare have been buoyant with Government initiatives to bring forward public spending in these areas. It is worth noting that many of these clients have additional incentives for sustainable construction as many have conditions attached to their funding streams. However, several respondents noted that the downturn in the public sector had started and predicted it would continue over the coming year.

3.7
Change in the amount of sustainable construction in the recession

Despite the numerous barriers listed in earlier sections of the questionnaire, 60 percent of respondents said that sustainable construction would increase through the recession, whilst 20 percent felt it would not change and 20 percent said it would decrease. Several respondents noted that the trend for sustainable construction had only really taken off in the past two years and that this movement would continue to gain momentum despite the economic downturn.  It was commented that sustainable construction was an increasing priority in the commercial and residential sector. Likewise, BREEAM assessments are on the increase as they are often stipulated as part of planning or funding conditions which affects most of the public sector.

Legislation in sustainable development was also considered to be on the increase, one respondent remarked that the new Part L would be even more onerous to comply with. Another respondent complained that Government was increasing the legislative burden in this area during the recession as the same rate is it did pre-recession. The respondent argued that due regard should be given to economic circumstances of the industry when extending sustainability requirements.

Respondents were asked why they felt that sustainable construction would increase or decrease during the recession. Those that felt there would be no change in the amount of sustainable construction, said that it was likely to continue but the level to which projects aspired may be muted.  Instead of looking to attain BREEAM ‘Excellent’ clients may settle for ‘Good’. Similarly there may be a tendency to stick to more passive measures rather than investing in expensive new technologies.

The two respondents who stated a decrease in sustainable construction in the recession attributed this to reduced capital budgets across all sectors. It was felt that with fewer projects proceeding and less money available sustainable construction would be a nice to have with clients seeking to attain minimum compliance. Contractor B remarked that most small and medium sized jobs (under £10m) do not attract any notable sustainable construction practices. Any sustainability measures included in the project are likely to be ‘token’ items such as PIRs, low flow taps or recycled materials, which can be introduced with minimal disruption to the job.

3.8
How sustainable construction has changed in the recession

After asking the respondents whether they felt sustainable construction would increase or decrease in the face of the recession, they were questioned on how it would change in terms of the practices adopted or technologies used. The top three ways in which sustainable construction was thought to alter were very much passive measures: more passive design, increase in natural ventilation and increase in energy efficient measures. These solutions focus on lowering carbon emissions through reduction in energy usage rather than installing a source of renewable energy.  This is a positive finding as it suggests a change of attitude towards design of buildings, use of energy and allowing a broader range of acceptable ambient temperature.

Respondents commented that clients are becoming more aware of the cost of air conditioning, something which grew with the fashion for glass sealed buildings, and it is now considered to be an expensive luxury. As organisations are looking to reduce spend during the recession air conditioning is seen as a huge cost in terms of electricity but also maintenance.  The cost of air conditioning has been compounded by an increase in oil prices. Client B pointed out that passive design, natural ventilation and energy efficiency measures have an obvious business case.  They cost little to introduce, if brought in at inception, have a short pay back period and are conveniently also deemed to be ‘green’.  These solutions were said to be win-win measures in a recession.

With rapidly growing awareness about sustainability and the carbon content of meachanically cooled buildings there is an increase in tolerance to alternative options. Clients are beginning to realise this means tolerance to a broader range of temperatures, particularly with overheating in the summer months. Client A predicted that there would be wholesale shift in attitude even in commercial offices, with radically different buildings being put to the markets which take into account orientation, air flow, shading and challenge the traditional glass box approach.

A third of the respondents said there had already been a reduction in the use of PV panels. The initial enthusiasm for adopting photovoltaic technology has died down and clients and designers are taking a step back to assess the practicality of this technology looking at their efficiency, payback period and embodied carbon. Their popularity was attributed to the relative ease of installation to new as well as existing building and their visibility to the public, providing a means of broadcasting an organisation’s green credentials. However clients can no longer afford to make eco-statements; there must be a viable payback period with a technology that is proven to work.  Several respondents noted that it was not just PV panels that would be reduced but there would be careful consideration before implementing any renewable energy technology.  Architect B said that more attention needed to be paid to the appropriateness of a particular technology to the location of a building. It would be senseless to install biomass boilers in a central London location if it meant transporting in fuels from the countryside. Each solution should be tailored to each project.  The renewable energy solutions are by no means one size fits all.  As more is understood about the available technologies, the better the selection of technology will be for a project. It was commonly stated that most projects that installed PV panels or similar were done so with the aid of a government grant, without which the installation would not have had a viable payback period.  This is itself is not a sustainable situation, although a green budget was mentioned in the March 2010 budget, the industry cannot rely on government handouts to make construction sustainable.

With a reasonable level of scepticism noted in the adoption of renewable energy technology, it was remarked that in order for sustainable construction to develop in future more innovation was needed. Contractor A noted that it seemed to be the same technologies which are seen again and again and it was felt that there was a limited selection of viable options.  With some of the better established technologies such as PV panels there is increasing competition between suppliers bringing the costs down and signs of new developments to improve efficiency of materials. Client A described how his firm would use the self-enforced two year gap between their projects to seek out the latest innovations to explore what could be brought to market in 2011. The recession was being treated as an opportunity to take stock and investigate the next phase in sustainable construction.

Despite the reticence regarding sustainable technologies, there was agreement that BREEAM would continue to be used a ‘stamp’ of sustainability, and was likely to increase. BREEAM is a recognisable measure of sustainable credentials across all types of construction project. With the introduction of BREEAM for refurbishment it is can be used for the majority of projects. It noted that many planning authorities stipulated a BREEAM rating in order to obtain permission and funding sources in the public sector often attached BREEAM as a criterion.

3. Conclusions

Prior to the recession, “legislation” was rated as one of the top drivers with little disagreement about its importance amongst respondents. Specifically, the interviews highlighted the funding and planning demands for sustainable construction, another branch of the imposed drivers driven by the UK Government’s commitment to reduce CO2 emissions. Personal commitment and company image were frequently stated as important drivers but when respondent weightings of these factors were included ‘being seen to be green’ emerged in front. On the other hand other respondents were sceptical that a market existed for sustainable development and felt it was not yet a significant feature to distinguish a company from its competitors. The divide in viewpoints reflects the rapidly changing nature of sustainable construction in the industry and hints at the changes still to come [11]. On the other hand, the principal barrier which emerged from the research was increased capital outlay as stated in much of the literature. Secondly, lack of evidence for the case for sustainable construction was a significant barrier. In addition client’s resistance to change was highlighted. Removing air conditioning from buildings would mean increased tolerance varying environmental conditions.  

During the recession, “competitive advantage and customer demand” were found to be the drivers most likely to increase during the recession. Legislation and consideration of whole life costs were also drivers predicted to increase, although respondents already rated these as important existing factors. These findings tie in with most recent evidence from industry surveys [12,13] which predict that market forces will overtake government action as the key motivator for adoption of sustainable construction.

The barriers identified most likely to decrease during the recession were “split incentives and client lack of knowledge”. Respondents explained that with increased cost of energy and more prolific sources of information and training on sustainable construction these factors would decrease significantly as a hindrance in this area. However, one of the greatest barriers identified, increased capital outlay, was thought to continue to increase in the recession as clients were likely to be put off sustainability measures due to extreme budgetary constraints.
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