Green Building Council of South Africa
Green Star SA — Office: PILOT TOOL FEEDBACK AND RE SPONSES
November 3, 2008

Background:
The Green Building Council of South Africa (GBCSA) publically released the Green Star SA - Office PILOT rating tool on 30 July 2008. A

public feedback period was held until 1 September, 2008, during which anyone could submit feedback comments and recommendations
concerning the rating tool.

Results:

The GBCSA received over 200 comments from 29 different individuals from 26 different organisations, including architects, green
building and energy consultants, engineers, property developers and managers, product manufacturers and representatives, a tertiary
institution, an industry association, and a government department. The GBCSA was extremely happy with the response and the amount
of interest in the rating tool.

All comments were considered in discussion of changes to be made to the tool in preparation for the release of Green Star SA — Office
version 1 in November, 2008. All comments have been responded to in the attached pages.
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received (preferably not more than 6 months
after the release of the final tool in November).

Credit Credit Issue
Reference No. Name Summary | Comments Response
The tool is end-result oriented and it might be It is correct that the tool measures outcomes without
advisable to place more emphasis on passive being prescriptive as to the methods. Design teams
design measures (i.e. one can get three points are left to develop the most effective solutions for their
for ventilation whether it's passive or specific site and project conditions. Naturally
mechanical, no mention is made of thermal ventilated buildings are given a specific compliance
mass, geothermal systems etc.). Even though path in many of the ventilation related credits, and
one might gain points for lower energy use passive measures are rewarded in the energy
. Passive elsewhere in the tool if one uses passive means | modelling, thermal comfort, daylighting and other
Architect 1 ; ; ; ) . . . . .
design like correct orientation etc. it would encourage credits. Rather than directly rewarding design
people to explore these types of solutions if measures, Green Star SA takes the approach of
specific mention is made of them. rewarding outcomes, demonstrated by several means
including modelling, ensuring that the passive
measures are "working" well. The Technical Manual
does provide more background information to the
credits.
<E | am a budding practising Architect and just Thank you - Noted.
D: wanted to say that this is very exciting and long
. overdue in our country!!! Looking forward to it's
LLl Engineer 1 implementation and hope | will have the
zZ opportunity to work on a green project soon.
l(JDJ Having studied the Australian technical manual The GBCSA recognises that the lack of a Technical
in detail, it is clear that there is critical Manual limits the detail of feedback than can be given.
information in terms of the credit requirements Development and publication of the Technical Manual
which are not reflected in the excel tool. Without | is a large undertaking, and due to time and resource
Technical a draft technical manual during the pilot stage it | restrictions, it was not possible to produce a Manual
Engineer 1 | General Manual & does thus not allow the opportunity for detailed for the relatively brief feedback period. For future
Tool Revision | feedback that will more directly impact the final tools, the Office v1 Technical Manual will be able to
tool, and might result in a tool that is not be used as a baseline.
thoroughly applicable to the South African
market.
Based on the above fact, | would strongly There is no set timeframe for tool revisions. Any
suggest that the GBCSA communicate clearly to | errors in the tool will be corrected quickly, but formal
the market when the next revision of the tool will | revision and updating will be based upon feedback
Engineer 1 | General General Tool Revision | be issued, which will incorporate feedback from the public and users of the tool, along with

GBCSA strategic decisions and world-wide
developments in the green building field.




Credit Credit Issue
Reference No. Name Summary | Comments Response
| did not see the eligibility criteria anywhere in The eligibility criteria are set forth in the Technical
the tool, which is also an aspect that | believe Manual, and are the same as the Australian Green
. Eligibility requires the opportunity for feedback from the Star eligibility criteria. The public is welcome and
Engineer 1 | General General s ) i .
Criteria market. encouraged to provide feedback on an ongoing basis
by emailing comments to greenstarsa@gbcsa.org.za.
Is there a minimum size of development that is Buildings of any size are eligible for certification
_ Size of eligible - using the excel sheet | can enter a providing that at least 80% of their GFA is office
Engineer 1 | General General develo 10m2 office building as being eligible - is this the | space.
pment | :
intent?
Actual area definitions should be included with The GBCSA has clarified the area definitions in the
, Area the tool, and not just a reference to SAPOA. - tool.
Engineer 1 | General General Definitions | i-€. for UA and other area terms used.
It would be important in the technical manual to | All standards referenced in the Green Star SA - Office
have a summary of all foreign standards that tool are clearly specified in the Technical Manual
form a critical part of the credit criteria, and under each credit's References & Further Information
. Foreign guidance on how these can be obtained. section. All standards, whether local or international,
Engineer 1 | General General ; .

Standards are publicly available (although some may need to be
purchased) and, with rare exception, are available
online.

please have references to websites in the The Technical Manual will contain resources and
Green local handbook of the standards. e.g. DOT guidelines | information on how to acquire the reference
Building General standards are not easy to find. Not 100% sure, but the standards.
Consultant 2 SANS204 is not yet freely available.
It is not clear from the tool which other credits Additional credit details are given in the Technical
Engineer 1 | General General Othe_r will require modelling. This fact might alsc_) limit Manual.
Modelling the appropriateness of the feedback that is

received.




Credit Credit Issue
Reference No. Name Summary | Comments Response
The market should also be able to comment on The category weighting factors were available during
weighting factors, which at the moment they the Pilot feedback phase, on the Green Star SA -
can't, because these are not shown. Office PILOT Fact Sheet, available for download from
the GBCSA's website on the Green Star SA - Office
web page.
The weighting factors are as follows.
: Weighting Management 9%
Engineer 1 | General General factors Indoor Environment Quality 15%
Energy 25%
Transport 9%
Water 14%
Materials 13%
Land use & Ecology 7%
Emissions 8%
The general feeling from the [our company's] Green Star SA is an international best practice rating
project managers and professionals who used tool and as such refers to best practice standards
and tested the rating tool was that it is not ‘South | from around the world; there standards referenced
Africanised’. Reference is continuously made from Australia, United States, Japan and the United
and directed towards the Australian standards Kingdom as well as South Africa. The Technical
Property and Australian councils. From this one Wo_rking Group that _customised _the tool was made up
Developer 1 concluded that unfortunately not enough thought | entirely of South African professionals working in the
was put into adapting the rating tool prior to property industry in South Africa. Every standard and
being tested by the public for relevant comment. | performance benchmark in the tool was reviewed for
applicability to the South Africa market, and every
attempt was made to reference South African
standards where they represent or are equal to
international best practice.
We trust that the rating tool will be Web based The GBCSA currently does not currently have plans to
instead of Excel based, so that ‘pop ups’ can create a web-based rating tool. While there are
give descriptive details regarding errors. At definitely some draw-backs, the excel tool gives users
Property : . . o ! .
Developer 1 present, no explanation regarding errors is the ability to save to their own computer. GBCSA will

given, thus making it difficult to use.

add in more descriptive error messages to the excel
tool.




Credit Credit Issue
Reference No. Name Summary | Comments Response
Graphical Summary page: the Green star rating | The number of stars is listed below the bar chart
summary, it took a while to realise what the sections, but the number has also been added to the
building rated, can the number come up with the | heading of the page. The GBCSA has not received
Property star? Can it be emphasised more? The Heading | any other reports of problems reading the Graphical
Developer 1 overlaps, cannot read the words. The colours Summary page. Headings have been checked for
are not easily identifiable, please could you use | legibility.
more contrasting colours.
Great work. | have no comment at this point in Thank you - Noted.
Engineer 1 time.
We would like to know how the weighting of the | Within each category, the number of points for each
Property points was determined? initiative (credit) is determined by the relative
Developer 2 environmental benefit in relation to other credits in the
same category. Then, the categories are weighted
Rationale for the Categories and Credits ?gginst_ each other to scale all the points back_to a
allocation and weighting for each category/sub- -point percentage _sca!e. The category weightings
category has not been provided. GS-SA could ?re_ ba_sed on the relat|_ve importance of the category
have started from an overall end-goal/target or topIcs In the Sou.th Afrlcz_;m context and on what impact
outcome in each of the main categories such as improvements will have in the office context. For
water, materials or energy and determined the ex"?‘“:]p'ed ';]hehwa@er c?tegorz WO|U|d prlef]umgbl)r/] be
Tertiary transformational change required as the building \évl?rlrger;[te offilcge E)rollns%cueu;rc? m%tfhsr;c())cr)ethrt]elrn i; L?sed
Institution 1 OVERALL end-goal and then apply that as the measure for in that type of building. All of the points and category

the allocation of credits and weighting (goal-
oriented rather than the proposed approach
which appears to be arbitrary). | find it rather
difficult to comment on each category and sub-
category without a view of the SOURCE-
Documents which were used to motivate the
points and weighting.

weightings were determined by the Technical Working
Group of industry experts, tasked with the adaptation
of the tool for South Africa.




Credit Credit Issue
Reference No. Name Summary | Comments Response
» The weightings add an additional level of The existence of weightings is a core element of the
confusion to the tool. Green Star rating system and was extensively
« Difficult to explain to clients that a point in one | debated by the South African Technical Working
category is worth more than a point in another Group for the Office tool. Weightings allow for the
category. Would it not be better just to make a factoring of the different categories to be changed in
credit worth more points so that it balances out? | future versions of the tool, make adaptation for other
As it is now, we are having to recalculate tools easier, and allow for regional weightings to be
weighted points for clients to show them for added in the future. Tools for different building
example, that this point equals 0.9 of a point and | sectors will place differing emphasis on the credit
another equals 1.2 of a point. So we start talking | categories (e.g. hospitals and shopping centres have
Green General in percentages of points and not points very different Indoor Environment Quality
Building Weightings | themselves. requirements) and the weightings mean that credits
Consultant 3 * It makes sense to use weightings when there within categories can keep the same points across
are regional differences as with Australia and tools, and only the weightings will change as needed.
maybe in future versions of Green Star SA there | This strategy keeps a view to the future, when there
will be regional weightings which will come into will be an entire suite of sector-specific tools, and to
play (eg water more important in certain regions | ultimately providing greater alignment and ease of
or energy in other regions). For the moment, can | use.
we keep the ratings as 1 to 1 (each point is
weighted 1) with the caveat that in the future, The GBCSA will undertake research to determine
these weightings will change according to whether regional weightings are relevant to South
regional differences? Africa and if so, will implement them accordingly. The
GBCSA notes that New Zealand, a much smaller
Green Star Weightings country than South Africa, uses one set of weightings
The category weightings are not self-evident in across their entire country and the uptake of Green
the tool itself. 1 am aware of them from my Star NZ has resulted in the market requesting greater
previous experience and my exploration of the regional differentiation, not less.
pilot tool. | understand the weightings and their
relevance as they are used in the Aus version
due to differing climates and ecological
conditions within one country, but if there is only
I going to be one region or one condition for
B?J:El?:g General Weightings South Africa, why are they even included at all?

Consultant 4

| find the category weighting system superfluous
for the GS SAtool. Rather calibrate our tool to
reflect our climate and ecological priorities and
reflect it in the total amount of points available.

If the main intention driving this is for everything
to add up to 100pts. or 100%, | do no think that
is a critical aspect. LEED adds up to 69 points




Credit Credit Issue
Reference No. Name Summary | Comments Response
and once a building is certified, no one cares
how many points out of how many that it
received. People are clever enough to calculate
with non-100 point totals.
With some points being N/A, the final total could
be a percentage of available and then the
certification is based on what percentage
earned, similar to getting marks at school.
My main reason for motivating for the removal of
the weighting system is that it adds another level
of confusion to the earning points process.
Pilot Tool The calculators are thoroughly explained in the
| imagine it is difficult for the general public or Technical Manual, and there are tables in each
first-time viewers to comment on the pilot tool calculator illustrating how points are awarded. Any
since there is no technical manual (yet) to go project desiring formal certification will need to
along with it to explain the myriad of topics that purchase a Technical Manual in order to thoroughly
need more definition and explanation. | have understand these requirements. The GBCSA
utilised the Australian Green Star Technical considers it essential to customise the Green Star SA
Manual a great deal and there are still grey - Office Technical Manual to be relevant and specific
areas. The tool on its own lacks critical to the South African market.
definitions and transparency, especially with the
calculators. If someone wanted to design The GBCSA agrees that there is need for a
towards getting more points, they need to comprehensive effort to move the property industry
understand how things are weighted and towards sustainability. A key element of the mission
. calculated to put their efforts towards the most of the GBCSA is to educate the market, including the
Green General Usability . .
o effect. provision of online resources, Green Star SA courses,
Building Transparency

Consultant 4

Suggestion: Put some ‘notes’ or pop-up
definitions that appear when you hover over a
term or cell.

Suggestion: Put more ‘Additional Guidance’
and ‘Background Information’ in the Technical
Manual - more than Aus version - specific to
South Africa, particularly since the green design
knowledge base here is still in its infancy. Also
helpful would be links for more information or
successful case studies to review — perhaps not
the place in the Technical Manual, but as an
addendum, newsletter or supplement every so

the GBCSA newsletter, the GBCSA conference and
other educational events. Now that the first Green
Star SA tool is available, the GBCSA will be better
able to work toward this greater mission.

As a final note, the GBCSA does not recommend that
projects design buildings "towards getting more
points" but rather design to achieve the best
environmental and human health outcomes for the
project.




Credit Credit Issue
Reference No. Name Summary | Comments Response

often.
Permeable Paving Permeable paving can contribute to Emi-5
Permeable paving is a great strategy for both Watercourse Pollution since it will help reduce the
recharging the land water/ aquifer as well as volumes of stormwater leaving the site. Please see
dealing with stormwater run-off (particularly for the Technical Manual section for this credit for more
surface parking lots). Where would this sort of information.
effort be encouraged/ rewarded?
Suggestion: Eco-4 Change of Ecological value The requirement not to increase flows can be quite
could be one place. For instance, my current challenging for projects on green field sites (since the
project started as a paved old parking lot. The building will be impermeable). It will obviously be
new design calls for some outside terraces for easier to achieve on previously developed or paved

G Permeable dining/retail as well as circulation. If | used a sites.

reen ; . ;
Lo Paving permeable paving strategy here, it would be
Building General . )
Consultant 4 New leaving the land in those_ areas bettgr off than
strategies the non-permeable parking lot that it was —

enhanced ecological value.
Suggestion: Emi-5 Watercourse Pollution could
also be a relevant place, however, as the point
is stated, it is rewarding a ‘non-increase’ in run-
off and ‘treatment/filter’ of such. Does
permeable paving fit here? Should this point be
worded to reward a decrease/reduction in run-off
(by a percent?) rather than a ‘does not increase’
standard.
Although the introduction of the GS-SA will be The GBCSA identified the minimal addressing of
received as an invaluable facilitation-tool social and economic criteria as a gap but set a priority
towards the greening of the property of getting an internationally recognised rating system
development market in SA, its relevance is into the South African market as quickly as possible.

Terti greatly constrained by the absence of socio- This strategy entailed using one of the well

ertiary OVERALL : . NS . L . .
Institution 1 economic categories and credits in critical established existing international rating systems, none

issues such as more equitable built/urban-
spaces or environments, skills, job creation,
local-economy, SMMEs and local-

of which deal extensively with economic and social
issues. For the immediate future, the GBCSA
recognises that the existing Codes and Charters cover

8




Credit Credit Issue
Reference No. Name Summary | Comments Response
entrepreneurship. Reference to relevant BEE much of this territory. However, the GBCSA will
codes could serve as starting point (basic consider wider social and economic issues for
requirements) and further reference to Public inclusion in future generations of the rating tools.
Works Targeted Procurement (or equivalent) (Also note that the Mat-11 Local Sourcing credit was
goals could also be appraised for added to the South African rating system to address
application/adaptation. some of the issues that you raise.)
If one imagines how a more objective system The GBCSA chose to customise the Green Star rating
could have evolved, one could think of several system for the South African market as it has been
factors to guide the process. (a) Urgency/need very successful in two other international markets
(how pressing and urgent is the issue in an SA (Australia and New Zealand) and had significant
and global context?). (b) Solution-closeness to advantages over other tools that were considered.
building-scale (how close is the Moreover, it is based on the BREEAM system and
solution/intervention to the building scale?) (c) LEED systems, which are well established in the UK
Challenge (what would be the difficulties of and US.
achieving the interventions in terms of key
factors such as skills/expertise, costs, The Green Star SA tool has a well-recognised system
technology-availability in the market etc). In such | of eight environmental categories plus an innovation
a framework, Transport Category would possibly | category. The South African Technical Working
feature as a top priority in view of its urgency Group that developed the tool allocated weightings to
and realisation challenge (more credit-weighting | the different categories to reflect the environmental
to Transport). Land-use & Ecology and Indoor importance of each in South Africa. Energy is
Environment Quality could be at par (second considered the most important and given the highest
. level priority), Energy, Materials and Water weighting of 25%.
Tertiary S
Institution 1. (could be at par at level three priority). | would

follow this approach towards the identification
and prioritisation of the sub-categories and their
respective credit-points. At this stage, | would
disperse Emissions sub-category issues across
to their relevant Categories (energy, water,
indoor environment etc). In the current proposal,
it leads to a lot of overlaps and double-counting.
| would do the same for Management and
Innovation for similar reasons (earning points as
a result of double-counting and overlaps which
leads to being awarded twice or thrice for the
same effort).

While the GBCSA agrees that Transport is an
essential issue to address, it notes that other
commenters have suggested that the issues covered
in the Transport category are not in the domain of
property developers and should be removed. Clearly,
there is no universal consensus on what to include in
a tool and how important each subject is; the
feedback received on this tool stands as evidence of
this range of opinions. The weightings are in general
accord with those in other well-proven international
systems and have been adjusted for South Africa after
due consideration and input from local industry
experts. The GBCSA feels confident both that the
success and market uptake of similar tools in
Australia, New Zealand, the UK, the US and Canada

9




Reference

Credit
No.

Credit
Name

Issue
Summary

Comments

Response

sets an excellent precedent for the Green Star SA
tools and that the category and credit structure is both
useful and rational

It is true that one measure may be rewarded under
different categories. This result is because the
categories and credits are organised by
benefits/impacts, not measures, and one measure
may have multiple environmental benefits. For
instance, a vegetated roof with indigenous plants has
benefits across at least three categories: it reduces
stormwater run off (Emissions category), it provides
insulation on the roof (Energy category) and
contributes to the ecological improvement of the site
(Land Use & Ecology). As a result, this single
measure contributes to the achievement of three
separate credits as equitably as three separate
measures would.

Tertiary
Institution 1

OVERALL

OVERLAPS: There several instances where
overlap will happen and thus duplication of
points-earning. For example, under
EMISSIONS-category, one can get points for
minimising disposal to sewage (Emi-6) which is
directly related to WATER-category (Wat-1: see
Water-Calculator, Black water harvesting). A
similar overlap between EMISSIONS, ENERGY
and INDOOR ENVIRONMENT QUALITY sub-
categories is evident.

Green Star SA credits are meant to isolate
environmental concerns, and the same environmental
concern should not be awarded in two different
credits. However, it is true that there are examples of
design or construction measures that can score points
in multiple credits. For example, a xeriscaped green
roof can receive credit for reducing water consumption
under Wat-3 Landscape Irrigation, credit for the
ecological value of the vegetation under Eco-4
Change of Ecological Value and credit for stormwater
retention under Emi-5 Watercourse Pollution.

To the example given, the water credit (Wat-1
Occupant Amenity Water) recognises decreases in
potable water use by fittings, while the emissions
credit (Emi-6 Discharge to Sewer) recognises
decreasing the amount of sewage sent to the
municipal system. While it is possible that a dual-
flush toilet or waterless urinal will achieve both aims, it
is also possible to use rainwater for toilet flushing that
reduces potable water use but sends the same

10




Credit Credit Issue
Reference No. Name Summary | Comments Response
amount of water to the sewer system. Similarly,
treating blackwater (sewage) on-site can reduce
sewage volume to the municipal system without
reducing potable water consumption. For this reason,
the environmental impacts are isolated into separate
credits.
MANDATORY CREDITS IN CATEGORY: In It is the overall strategy of Green Star SA rating tools
order to ensure a more holistic design response, | that a certification can not be achieved by addressing
it would be advisable that a building must earn issues in only one or two categories. As suggested, it
credits in at least 6 categories in order to qualify | is mathematically possible for a project to not score
for a rating. In the current proposal for example, | any points in a particular category, but in practice
if a building achieves high on energy, water and | projects will likely need to score points in all
Tertiary IEQ, it can get a Star-rating even if it is categories in order to obtain enough points for a
o OVERALL . " o . "
Institution 1 developed on ecologically-sensitive land. certified rating. There are two mandatory conditional
Creating this minimum-category requirement requirements for any Green Star SA - Office rating, to
would challenge the developer and professional | address the issue you raise: all projects must meet
team to think more holistically. the minimum energy performance of Ene-0 Energy
Conditional Requirement and must not be located on
any of the prohibited land types of Eco-0 Land Use &
Ecology Conditional Requirement.
EMBODIED-ENERGY IN MATERIALS- Embodied energy and Life Cycle Analysis (LCA)
CATEGORY: For a developing country like concepts inform the materials category in Green Star
South Africa which is also closer to tropics (sub- | SA - Office. As suggested, this is done by addressing
tropical), embodied energy is possibly even specific strategies that are seen as the highest impact
more critical than operational energy in terms of | to a building project (Mat-2 Building Reuse, Mat-3
GHG-Emissions. It is surprising that it has not Reused Materials, Mat-5 Concrete, Mat-6 Steel, Mat-
been directly prioritised as a key sub-category. 10 Dematerialisation, Mat-11 Local Sourcing).
Tertiary TheT indirect a_pproach.of identifying_/rewarding Concretg a_md steel are very large contributors to a
Institution 1 OVERALL for it through interventions for specific materials | base building's material impact, based on mass, and

(re-use and recycle in CONCRETE and STEEL)
is extremely arbitrarily given all the other
materials with high embodied energy impact
(aluminium, bricks, plastics etc).

though masonry is used extensively in South Africa,
there is currently not enough data regarding masonry
alternatives to produce a viable credit. The GBCSA
will be investigating the creation of a masonry credit
for future rating tools. As this tool addresses base
buildings only, materials used primarily as finish items
are not addressed.

11




Credit Credit Issue
Reference No. Name Summary | Comments Response
Construction: | am appalled by how uncontrolled | Yes, please see Management credits Man-7 for
the construction process generally is as far as construction waste management and Man-6 for
wastage and environmental pollution is environmental management of the construction
. concerned. | feel most builders in SA are process.
Architect 3 . :
unaware of these issues and display scant
regard. Are there any checks during the
construction phase?
Other building types: Will other domains e.g. Yes, it is the goal of the GBCSA to eventually have a
residential and public/schools be included for rating tool for all building types and all phases of life-
rating at some stage? cycle (design/construction vs. operations). The
Architect 3 GBCSA is concentrating on the commercial property
sector to begin with and will develop tools based upon
market demand and the availability of sponsorship for
each individual tool.
The tool is supposed to be fit for both new The current Office tool is for use by new office
buildings and retrofits but somehow things seem | buildings and major, base-building retrofits of existing
have been swayed to new buildings in all the buildings. The GBCSA will develop future tools for
detail. It is a well known fact that all the existing | rating existing base buildings as well as operations
buildings is where the most work is to be done and maintenance of existing buildings.
. Existing and a much higher value should be placed on a
Architect 2 o X :
Buildings retrofit to encourage these projects, at the

expense of the flashy new ones. This is a dismal
failing of the tool.

It is recommended that a separate tool be
devised for existing building stock.

12




Credit Credit Issue
Reference No. Name Summary | Comments Response
Under the heading of Tool Development The Green Star SA tools aim at the green building
process, it is noted that we have derived our tool | leaders in the market. By pushing this end of the
from the version 3 of the Australian Green Star. | market forward, the entire market is moved towards
That system went through some growth and sustainability; this fact has been consistently
changes. We seem to have jumped right into an | demonstrated around the world with the use of
impossible set of circumstances for most of our market-driven green building rating tools. In addition,
professions to grasp, especially since they are a higher version of a rating tool does not necessarily
expected to have experience in sophisticated mean higher benchmarks, and a number of credit
computer modelling that most have never even benchmarks were lowered where they were
heard of. The concept of computational fluid inappropriate for the South African context. However,
dynamics is complex and very expensive . . . a higher version tool does indicate a more mature,
not many smaller firms can afford them. Why evolved tool in terms of language, clarity, research
exclude all those practitioners from the ability to | and requirements. It would therefore not have been
compete on an equal level, with simple good, logical to start with an older version of Australia’s
common sense design and detailing. Access to tools.
other forms of guidelines and facts should be
made available with training before this tool can | The GBCSA recognises that there is a learning curve
. Modelling be considered in reality. In the short term, only involve_d with many of the_ credits gnd has a_ttempted
Architect 2 Tools the large corporates will [be able to use the tool], | to provide deemed-to-satisfy requirements instead of

but those that wish to should be encouraged and
be able to demonstrate that a certain level of
reward is achievable without the expensive
tools.

modelling requirements, where possible. With regard
to the example referenced here, performing
computational fluid dynamics is not the only way to
demonstrate air change effectiveness, as there is an
alternative compliance path for providing underfloor
air ventilation within certain parameters. Similarly, a
project can meet the Energy category conditional
requirement without performing energy modelling and
smaller buildings may achieve points within the
Energy Calculator by conforming to an ASHRAE
deemed-to-satisfy energy protocol.

The Green Star SA - Office tool is available for free on
the GBCSA website and can be used by any project
to self-assess its performance. Only projects desiring
formal certification need to comply with documentation
requirements.

13




Credit Credit Issue
Reference No. Name Summary | Comments Response
Under the heading of additional credit Circulation areas, whether external or internal, are not
information, the global areas are declared under | included as part of the UA as they are not
the SAPOA guidelines. How would this be permanently occupied and are shared amongst
analyzed if the circulation was external as was tenants. This distinction is most relevant to the IEQ
so cleverly demonstrated by Mick Pierce in his category. Circulation areas are included in the vast
. Area Zimbabwe and Australian examples. | have just | majority of credits, which address the entire base
Architect 2 e : : - X T
definitions been involved in a building using external building.
circulation and feel that this is not encouraging
the right details. The circulation areas that are
shared are still able to be charged to the
tenants, but they are now shared.
The building input sheet include a section for the | The current Office rating tool measures the potential
age of the existing building and refurbishment of the building to perform in an environmentally
projects should include all the existing friendlier manner, separate from operational
consumptions for water, electricity, waste and variations. Green Star SA rates the design of the
. sewage outputs. These should then be building rather than the specific consumptions, which
Architect 2 . . .
measured against the new achieved levels and may vary greatly based on occupant behaviour. In
credits given. At this stage of review it became addition, the tool measures performance against
clear to me that there should be a separate established benchmarks for best practice rather than
rating tool for refurbished buildings. simply improvements to previous performance in the
same building. A future tool will be developed to
The best designed and constructed building can | address operations and maintenance of existing
have massive impacts if not sustainably used. It | buildings.
G , is therefore a great pity that "operational
overnment Operational " . ;
Department 1 Management management management” was lrlwotllnf:orporate'd into Ehe
rating system. The "building users' guide" is,
however, seen as important.
The energy usage should be confirmed by post
Enai occupation certification, as this is the check on
ngineer 1 Energy General , .
everyone’s combined efforts.
There is a lot of reference to the various 1SO The GBCSA makes every attempt to include relevant
standards. The green building council should references and links within the Technical Manual.
seek to have these posted on the web site as a Design and construction professionals are obliged to
Architect 2 service. They should be accessible for reference | access all documents and standards needed to

as opposed to having to purchase them each
time. Going onto the SANS web site and
searching is unfortunately very tedious and not

perform their work; this is as true for Green Star SA
projects as for any building project.

14




Credit Credit Issue
Reference No. Name Summary | Comments Response
very user friendly. Due to the large number of standards referenced in
the tool, the GBCSA is not able to summaries each of
them in the Technical Manual, and there are copyright
issues as well.
Some of the credits refer to standards that are
Green _ not freely available (e.g. H8155-2002;_ ASHRAE
Building General Foreign standards, QIBSE standar_ds). W(_)uld it be_
standards possible to include the main requirements in the

Consultant 2

Handbook?

Under the Emissions section, there are certain
criteria which have been provided, such as the

Architect 2 Tier3 emissions standards as defined by the
USA EPA. These should also be made available
as a service.
I would like to see the day when recognition can | The Green Star SA system awards achievement of
be obtained for the meeting of the benchmark, four, five and six star levels. Four star achievement
as a category three rating. Surely it is necessary | represents international "Best Practice." Green Star
to award those that at least meet the “best SA is aimed at recognising the top 25% of green
practice” standard. The reason for this is that building performance, and by recognising leaders,
many developers would be willing to do a lot thereby pulls the rest of the market toward greener
Architect 2 more if they were recognized for it but may be practices.

discouraged from doing anything at all because
it all seems just to expensive or far from being
possible. There is this debate about regulation
and policing and | am always the one that says
that a carrot is better than a stick.

15




Credit Credit Issue
Reference No. Name Summary | Comments Response
We propose to engage with the GBCSA and its | The Green Star SA - Office tool looks only at base
stakeholders to quantify the contribution current | building performance, not at the impacts of tenancy
developments of Information and fitouts. While technology can definitely improve
Communications Technologies can make to workplace efficiencies, the efficiencies are within the
optimised design of workspaces, enhanced realm of the specific fitouts and as such as not
Product Rep/ ICT in Green interior experience, flexibility of use and energy- | addressed by this tool. Once the GBCSA develops a
Subcon- General Buildi efficient operation. In addition, ICT equipment tool to rate office fitouts, the GBCSA would greatly
uildings . X :
tractor 3 has become a large direct user of energy, and welcome any data and information on the how ICT
as such a green building should look at the can improve environmental outcomes.
practises employed for the data centre and the
peripheral computing equipment. The following
sections look at each in more detail.
Converged Real Estate refers to the provisioning | Any project has the option to include any type of
of Information and Communication Technology network or cabling that will improve its performance.
as a utility for office buildings. in addition to data, | Electronic building management systems are currently
voice and video being served up over the IP rewarded within numerous credits within the tool.
network as required by all modern office building
tenants, the building services themselves are This tool does not address impacts associated with
collapsed onto the network and adhere to open tenancy fitouts.
standards. This necessitates the design of a
Product Rep/ c d | structured backbone into the building fabric at
Subcon- General onverge structure . . ding
tractor 3 Real Estate | the outset of the project brief Buildings Fhat
conform to the 'building 2.0' standard with
regards to these guidelines will benefit from
improved automation, indoor quality control,
verification of benefits, commissioning, tuning,
space utilisation and flexibility and materials
usage in the construction (one network instead
of 6 or 7).
Green o Definitions of UA are needed. O_n the projects | Area definitions are provided in _th_e Technical Manual
Building Bg|ld|ng Area_s Work now, one of the three_ architects knew what | and have been added to the Building Input page.
input calculations | UA is. They mostly work with GLA.
Consultant 2
The credit summary gives the score and the It is the intent to not show the potential weighted
Green Credi p ial number of points to be confirmed in row 93. score, as users may mistakenly understand that this is
Building redit otentia Wouldn't it be more useful to have the potential the score achieved.
summary score

Consultant 2

weighted score there?
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Reference

Credit
No.

Credit
Name

Issue
Summary

Comments

Response

Government
Department 1

N/A

Building
Input
Size

Size of the
building

The size of the building should also be in terms
of "sufficiency". Unnecessary "space" should be
avoided in order to reduce on the total input
required.

Ideally, buildings will last several decades, hopefully
more, and uses over their lifetime are unknown.
Therefore, the rating tool does not look at 'sufficiency,’
which is difficult to measure.

Instead, the tool applies standard occupancy
schedules to help ensure that buildings are being
compared on an equitable basis. For instance, the
standardised occupancy ratio within the calculators is
1 person/15 m2. This criteria means that no matter
how many people are actually occupying the building
(how 'necessary' the space is), its actual performance
is isolated and can be evaluated separately. In this
way, the tool can provide a measure of the base
building's performance potential even as the building
changes tenants, uses or occupancy levels.

Government
Department 1

N/A

Visual
impact

Visual impact

Visual impact of the building should also be
considered.

Green Star SA currently only considers direct
environmental and human health impacts and does
not consider aesthetics. Future generations of the
tools may consider visual and cultural impact.

Government
Department 1

General

This rating system is long overdue and the
Council should be applauded for their efforts.

Thank you - Noted.
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suggested, the relative ease of continuous
granular electronic data gathering should be
encouraged. To that end, points should be
awarded for: 1) an open standards interface to a

Credit Credit Issue
Reference No. Name Summary | Comments Response
The Management credits are noble and would The Green Star SA - Office tool addresses the design
set up how the building is defined to achieve its | and construction phases of base office buildings and
ratings, but I fail to see the relevance of these does not address operational issues. The tool aims to
factors, especially the ISO accreditation of the address all significant environmental and human
contractor over the 50 year life cycle. These health impacts of the design and construction of office
credits are high compared to the rest where real | buildings, and it assesses the ability of the building to
impacts are made. operate in an environmentally friendlier fashion. The
A credit should be provided for a building Management section addresses the minimisation of
manager being appointed to run the systems as | environmental impact during construction, as a
an ongoing exercise and later improvements careless construction operation can significantly
Architect 2 should be a_ble_ to be re-assessed. damage Ipcal ecplogy and contaminate Io_cal water
ISO accreditation of contractors may not be that | bodies with erosion and run-off from the site. Other
easy and | would like to have a list of who is at credits in the section deal with commissioning of the
— present. building to ensure that it operates as designed through
= Please also supply guidelines on the use of at least the first year of occupation, having a building
waste on the sites in order that these initiatives users guide to enable on-going building management,
LL may be spelt out at tender in order to achieve and dealing with construction waste that makes up a
2 the levels required. large portion of all waste generated nationally.
IEIDJ The Technical Manual gives more detail and
<E background on all credits in the rating tool.
zZ The ideas expressed in the commissioning and | Most building operators/owners are responsible for
<E tuning sections go in the right direction, but base building systems and have an incentive to reduce
2 especially multi-tenanted buildings where energy consumption. Even if tenants are charged for
operator and owner do not feel the incentive to conditioned air, the building owner still manages
reduce energy peaks and use, the benefits of common area conditioning.
the original design, automation and building
control soon evaporate. Measurement and The use of building management systems are currently
monitoring systems that feed real-time data of rewarded in a number of credits including Ene-2
Product Rep/ | Man- | Commissioni Real-time key parameters in a building to a centrgl Energ_y Submgtering and Wat_-2 Water Me_ters.
) alarming, escalation, trending and logging Ongoing auditing by third parties is a building
Subcon- 2,3, 4, ng, Tuning, and remote facility t ted with duction is th i . qi ¢ add by this tool. which
tractor 3 5 and measurement | facility targeted with energy reduction is the operations issue and is not address by this tool, whic
o tions and most powerful mechanism fpr energy measures ba}se building perf_ormance potential. Man-2
pera
monitoring reductions. Even where periodic audits are Building Tuning rewards projects for a complete

handover of commissioning information to the building
owner, including staff training documentation.
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Reference

Credit
No.

Credit
Name

Issue
Summary

Comments

Response

BMS allowing access to key data 2) connectivity
to an external party to audit/verify/manage
energy consumption and building behaviour for
continuous improvement of key metrics 3)
assigned responsibility to analyse and optimise
based on the ICT capability provided as
described above 4) the commissioning and
operational information and manuals are fully
documented in electronic format for distribution
and access by relevant parties (owner/ operator/
tenant/ occupier/ facilities manager), linked to
the building management and automation
systems.

Green
Building
Consultant 2

Man-2

Commissioni
ng Clauses

Copy/paste?

There is a sentence left out in comparison with
the Australian credit: The first point, second
bullet, last line ....and CIBSE Commissioning
Codes for the other Services. Not sure if this is
left out on purpose. By leaving out that last line,
you can read that requirement wrongly: namely,
you can read it as you either use CIBSE or
ASHRAE. However ASHRAE is only applicable
to the mechanical services. Possibly reword it:
The works outlined above are done in exact
accordance with CIBSE Commissioning codes.
ASHRAE Commissioning Guideline 1-1996 is
also accepted for the mechanical service.

The credit criteria have been re-worded.

Environment

Can we not refer to a local standard/legislation
for EMPs

Green Star SA will always refer to local standards
where they are equivalent to international best

Man-6 al
Management

practice. In the case of Environmental Management
Plans, the available South African standards do not
provide adequate information and guidance to achieve

Engineer 1 Standards

the credit requirements and the best environmental
outcomes. Once there is a local standard or guideline
equivalent to the reference in the tool, it will be
incorporated within Green Star SA.

Reference to Section 4 of the New South Wales
(Australia) Environmental Management System
guidelines 1998 or 2007. {GBCSA: Respondent
appears to be suggesting that a more local

Property Man-6

Developer 1
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Credit Credit Issue
Reference No. Name Summary | Comments Response
standard should be found.}
Are there no local standards for EMP's
Green Environment Local
Building Man-6 al standards
Consultant 2 Management
1. The credit seems currently limited to the Please see Materials credit #1, Recycling Waste
contractor submitting a WM plan, reporting Storage, which addresses these concerns.
quarterly and re/using construction waste. What
about space/infrastructure design ...for other
kinds of recycling after that?
2. In the Australian presentation [that had been
. shown], there are ratings credit points for
Green Recycling S .
L Waste designing in recycling storage depots - for
Building Man-7 general .
Management storing waste separated by tenants/owners or
Consultant 6 waste .
cleaners/contractors and ready for recycling .
This gets 2 points. Is this envisaged as the
next stage of ratings credits for SA? It should
be, as it encourages ongoing environmental
management of the building occupiers'
activities.
Concern as to who is going to manage this, The general contractor is expected to manage the
please provide an explanation of exactly how process of diverting construction and demolition waste
Property Man-7 Waste one will be expected to measure this. from landfill and to document the efforts fro Green Star
Developer 1 Management SA. Please refer to the Technical Manual section for
this credit for more information on measurement.
Guidance might be required on what this is and | This type of guidance is provided in the Technical
. Airtightness . who can provide this service - this is not known | Manual section for this credit.
Engineer 1 Man-8 . Guidance i
Testing by the South African market.
It is important to think about how to prove this Design documentation for this credit works the same
Green i . . . S . ; . .
Building Man-8 Alrtlgh'gness Sub_mlssmn credit. For the deS|gr) rating it can bg in the way as many other credits and requires a commitment
Testing requirements | contract documentation; however this does not | to follow through. Also, demonstration that time has

Consultant 2

guarantee that the building will actually achieve

been allowed for the test is required.
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Reference

Credit
No.

Credit
Name

Issue
Summary

Comments

Response

the requirement, which means a bonus point for
the Design Rating.
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this information. For mechanically ventilated buildings,
the credit requires the CO2 monitoring system to be
connected to an automated monitoring system (e.g.
building management system) to continuously adjust
the quantity of fresh air based on the levels of CO2.

Credit Credit Issue
Reference No. Name Summary | Comments Response
It would be great to have points in the IEQ Stale air is addressed by IEQ-1 Ventilation Rates and
category that would reward the employment of IEQ-2 Air Change Effectiveness. The choice to do a
Engineer 1 IEQ General an early morning air flush of offices. When I get | morning air flush is more of an operational than base
to the offices in the morning the air is incredibly | building design decision, and is hence not addressed
> stale. by the tool.
— The Indoor Environmental Quality is actually Indoor environment quality is influenced by a range of
—l determined by the amount of available air factors, of which quantity and quality of fresh air and
<E movement in the region and the quality of that air movement are a few. Due to the range of
D) Architect 2 air. contributing factors, the IEQ category has a range of
OJ credits, including credits related to air, daylight, noise
and lighting.
|_
Z The IEQ standards listed in the credits on the Various Green Star SA - Office credits award sensors
LLd left all pertain to the occupant experience and and metering, though the tool does not prescribe
2 translate to an enhanced environment. Sensors | specifically what types of sensors and metering need
Product Rep/ | IEQ-1 Multiple to verify the continuous adherence to the to be installed. The Technical Manual provides more
Z S ' Measure to | lighting, noise, temperature, humidity and CO, detail in the relevant metering credits.
ubcon- 2,3, 4, related to .
O tractor 3 9 12 standards manage Ievel_s require a capable netwqu to relay the
D: readings centrally and should ideally be
—_ connected to a converged network of
> interoperable standards.
E Who is going to monitor the CO2 system in The Green Star SA - Office tool addresses building
reality? performance potential, not a building's operational
D: performance. Just as there are credits related to
O efficient lighting and there are no guarantees that they
will be turned off at night, the CO2 credit rewards
O Propert naturally ventilated buildings for monitoring CO2
D D perty IEQ-3 levels, but cannot ensure that anything is done with
> eveloper 1
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Credit Credit Issue
Reference No. Name Summary | Comments Response
No mention is made of direct radiation - this Direct sunlight as affecting thermal comfort and
influences thermal properties (that could be a energy use is covered in the energy modelling of Ene-
Architect 1 IEQ-4 Daylight Radiation good thing) while also causing potential glare 1 Gr_eenhouse Gas Emissions_. This credit, IEQ-4 _
issues. Daylight, only addresses daylight levels, and glare is
addressed by IEQ-5 Daylight Glare Control.
Does this point mean 200 lux on a clear day? | The 200 lux is for a theoretical overcast sky. Detailed
Engineer 1 IEQ-4 think that it should be more explicit on this point. | explanation is provided in the Technical Manual.
The daylight and sun shading are dismally low The daylight and glare control credits in the Indoor
in relation to “efficient lighting design”. Surely Environment Quality category address the occupant
we should be using this in place of lights. amenity and human health impacts of increased
daylight in buildings. The energy credit Ene-3 Lighting
Power Density addresses the actual energy usage of
Architect 2 Weighting lighting in the building. These two separate issues are
allocated points to indicate their relative importance to
other credits in the same cateqory. The categories
are then compared against each other with the
category weightings.
We propose that an additional point be awarded | This credit recognises the workplace amenity
if high frequency ballasts with dimming improvement of reduced flicker of lighting, as some
capability are installed. Dimming capability people are sensitive to the flicker of conventional low-
gives the added benefit of being able to adjust frequency ballasts, leading to eyestrain and
fluorescent light levels continuously to a specific | headaches. The energy saving benefits of dimmable
level (i.e. 400 lux at 720 mm AFFL) based on ballasts are already recognised in the Energy
Green High the amount of natural light present. This allows | category.
o Technology | the most effective and efficient use of natural
Building IEQ-6 Frequency specified light plus artificial light to provide overall lightin
Consultant 8 Ballasts pectll 'ght piu meatlig provi v 'ghting

for a given space. This technology is readily
available as all major ballast manufacturers
offer dimmable high frequency ballasts.
Dimmable ballasts can provide significant
energy savings as well as a consistent working
environment.
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Credit Credit Issue
Reference No. Name Summary | Comments Response

We propose that an additional point be awarded | This credit recognises the human health benefits of

if the specified lighting levels are achieved only | appropriate lighting levels in work environments.

when the area is physically occupied, that the Lighting that is too dim or too bright can cause

control system that accomplishes this is fully discomfort and eye strain. This credit recognises the

automatic and that the whole process requires benefit to occupant wellbeing of not over lighting

no direct human input (i.e. occupancy sensors spaces. The energy benefits of automatic lighting

turn the lights on and off, monitor the natural controls are already recognised in the Energy

light levels and adjust the dimmable ballasts category.

rather than relying on people to manually switch

. non-dimmable ballasts). Specifically, when the
Green Electric N . ; ) .
o S Lighting area is occupied the required light levels are
Building IEQ-7 Lighting . ; :
Consultant 8 Levels control prowd_ed autor_nancal_ly and when _the area is not

occupied the lights either go to minimum dim or

turn off or a programmable combination of both.

This is the absolute most efficient way to

provide lighting. When the area is occupied the

specified amount of light using natural light first

and artificial light to supplement is provided and

when the area is unoccupied the lights go to

minimum dim or are turned off completely or a

programmable combination of both.

According to SANS 0114 Part 1, the OHS Act The OHS Act requires 300 lux for "conference rooms,

requires that where computers and business general office, typing and filing" and 500 lux for

machines are used there be an average "computer and business machine operation" spaces.

minimum Lux level of 500 lux at desk top level. It is the duty of each design team to determine

Thus these points are, to all intents and whether typical use of PCs is more similar to typing

Engineer 1 IEQ-7 purposes in the computer age inaccessible. rather than the "computer machine operation”

envisaged by the Act. Alternatively teams may be
able to satisfy the 500 lux requirement by providing
task lighting. The 400 lux level required by the credit
is based on international best practice, aiming to avoid
over lighting of spaces.

The required 400 lux at surface is excessive It is agreed that lower lighting levels are possible,

and should be reduced if the daylight levels are | especially when task lights are used. However, the

Architect 2 already at 200 lux. The levels can be credit aims to provide an achievable maximum lighting

supplemented with task lighting. No credits
offered for this.

level given current standard practice, and balanced
against current South African legislation. Over time,
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Credit Credit Issue
Reference No. Name Summary | Comments Response
as standard practices change, this credit will likely
decrease the maximum lighting levels.
Is there not a deemed to satisfy option, as per The Technical Manual explains the deemed to satisfy
. Thermal Deemed to | Australia. compliance path, and a note has been added to the
Engineer 1 IEQ-9 C . -
omfort satisfy credit in the tool.
We propose that an additional point be awarded | This credit recognises the benefit to occupants of
if the HVAC controls for a specified area, being able to customise their immediate environments
whether by natural ventilation or mechanical air | to their own preferences. Benefits include increased
conditioning, are controlled automatically by occupant satisfaction and productivity. The IEQ
occupancy sensors in addition to manual control | category aims to ensure that indoor environments are
by the area occupants. Specifically, if the area healthy, comfortable productive places to occupy.
is occupied, the occupant has full control over The energy benefits of automatic HVAC controls are
the HVAC system via the controls already already recognised in the Energy category.
contemplated. When the area is not occupied,
- the HVAC system would automatically be turned
Green Individual § Thi nificantly red
Building IEQ-10 Comfort HVAC control | "- 'NIS can sighilicantly reduce energy
Consultant 8 Control consumption as it takes the human element out
of “remembering" to turn off the HVAC. In
addition, if the building has individual HVAC
controls as contemplated (i.e. one control for
every 15 - 30 sg-m) then no individual area will
get too far away from the building average
conditions if turned off by the automatic system,
nor will it take any individual area very long to
get back to the users desired temperature, yet
significant energy will be saved.
Converged Real Estate (where the building This credit recognises the benefit to occupants of
controls are run on the single IP network) being able to customise their immediate environments
Product Rep/ Individual Individual solutions allow the control for individuals form all | to their own preferences but purposely does not
Subcon- IEQ-10 Comfort measurement | types of devices; including an IP phone specify exactly what manner of controls must be
tractor 3 Control and control | (includes temperature, blinds, lighting levels provided. It is up to individual project teams to find

etc).

the best solution for their project.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
The list of hazardous materials and there effects | The Technical Manual section for this credit provides
should be spelt out as many incorrect more information.
Architect 2 IEQ-11 perceptions are created around these blanket
statements.
How readily accessible is the equipment for Noise level monitoring equipment is not excessively
Property noise level monitoring? Does SA have skillgd expensive, and hf':md held meters are availgble.
Devel 1 IEQ-12 people and reputable companies to offer this There are acoustic consultants in South Africa who
eveloper X . . ;
service? should be able to provide this service.
Paint products have to comply with the table The Green Star SA - Office vl documentation
provided, but are we certain that the information | requirements for this credit include specifications for
provided by the suppliers is correct. Will these Design certification submittals and manufacturer data
details be available to all, and soon. Surely, all sheets for As Built certification submittals. It is
these products should be graded from best to assumed that manufacturers are providing accurate
worst in terms of TVOC content and not have information, and the testing protocols are defined in
. minimums and maximums for their various the Technical Manual. More and more paint
Architect 2 VOC levels . . S ! .
categories. What are we meant to assume from | manufacturers are making this information available,
this, that as long as we use would laminate and there is more market demand, the GBCSA
flooring with a max of 100g/litre, we are better expects VOC information to become more readily
off than exceeding the 16g/litre allowed for available, as has happened around the world. The
paint. This matter will require more grading maximum TVOC content levels are based on
criteria please. international best practice and on what is available in
the market. Projects are encouraged to use products
The criteria for VOC’s is a difficult item based on | with the lowest TVOC levels, but maximums are given
_ VOC access to real data from local suppliers. To what | in each category of product as, for example, paint can
Architect 2 . . extent is this data to be verified and by when. not be substituted for a wood laminate flooring
information . i . . .
How can anyone claim points for this section at | adhesive.
the moment?
Green Just make sure that we are ref_erring to The TVOC Iim'its do not exclude any products_, as long
Building IEQ-13 VOC European standards as well, since lots of as the product's TVOC is know. If the TVOC is not

Consultant 2

products come from Europe

known, standard testing methods are referred to.

Architect 2

Mould is a medium to long terms problem and
may not be as serious as rust in our
environment. Mould is a European problem. The
relative humidity levels are too strenuous for the
east coast and deemed wasteful if these levels
are achieved. With sufficient air movement, the

The GBCSA feels that though mould may not be
recognised as a problem in South Africa, it has been
recognised around the world as a growing problem
that needs to be addressed. Mould grows as a result
of humidity, and simply providing air movement does
not inhibit growth. For those projects that can
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Credit Credit Issue
Reference No. Name Summary | Comments Response
human comfort levels are attained, with less demonstrate that the credit's humidity levels are not
expense to comply with such a high standard. exceeded for 100% of year due to local climate,
This would encourage more energy being used | without active humidity control, a Credit Interpretation
to comply with a green standard. Request (CIR) may be submitted to exempt the
project from the mechanical requirements.
The mechanical engineers on our projects find
this credit not applicable to GT area, because
they have never experienced mould there, since
Green the humidity levels are low throughout the year.
L Mould . ) X .
Building IEQ-15 = . According to them; to put in an active
revention :
Consultant 2 mechanism would be a complete waste of
money. Maybe the mechanical engineers on the
Technical Working Group can discuss this?
: | don't agree with allowing a credit for this action | South African law allows for indoor smoking rooms,
Green Environment Already since it is a matter of mandatory legal which are prohibited by this credit
Building IEQ-17 al Tobacco requlated i . yleg P y :
Consultant 1 Smoke 9 compliance in SA.
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Consultant 7

consumption and hence will score better in the
Greenhouse Gas Emissions calculator (Ene 1) it
is beneficial to highlight specific elements that
people can readily identify with and that make a
significant impact on energy consumption.

Credit Credit Issue
Reference No. Name Summary | Comments Response
No mention is made of the use of motion Please see the Technical Manual section for Ene-4
sensors, lighting timers or automatic switch-off Lighting Zoning and Ene-1 Greenhouse Gas
. Automated : . o o
Architect 1 Ene lighting systems (i.e. Vingcard systems). Emissions for treatment of automatic lighting controls
that are recognised in the rating tool.
No mention of heat loss from pipes & hot water | Hot water energy use is addressed in the energy
cylinders - consider adding a point for insulation | calculator for Ene-1 Greenhouse Gas Emissions.
Architect 1 Man Heat loss of these items. PIea_se see thg Technical Manual section for this _
credit, along with the Energy Calculator and Modelling
Protocol Guide, available from the GBCSA website.
In the Energy Category, other Australian Green | The Energy Calculator & Modelling Protocol Guide
Star tools contain some of what | think are clarifies the parameters around car park ventilation
important credits in a building project, namely requirements. For ground level and the first
underground level of car parks, the benchmark is
>_ Car Park Ventilation - naturally ventilated car 100% natural ventilation. For underground car parks
@ parks attract points depending on the extent of from the second underground level down, there are
natural ventilation kWh benchmarks (if the car park does not meet the
D: Escalators - probably more applicable to retail kWh requirement, it is penalised within the calculator).
Ll projects For buildings with internal car parks, this strategy
Z Lifts - points for no lifts or traction lifts rewards more efficient ventilation (including CO
L Hot Water - where a point is awarded if the sensors to drive ventilation) as well as naturally
hand basins in all bathrooms don't have hot ventilated car parks, without penalising the building for
water thus reducing energy consumption. having an internal car park. For buildings without
. internal car parks, the baseline building does not have
Green Ene General Additional , )
Building credits Although all of the above will reduce energy car parks, so these benchmarks are not applicable.

The final energy calculator guide will clarify that the
baseline office building does not have escalators,
meaning that buildings with escalators will have to
compensate with efficiencies in other areas.

The final energy calculator guide will clarify that the
baseline building has standard traction lifts, so that
projects with efficiently designed lifts (e.g. motor-
room-less, lifts with regenerative braking, lifts with
occupancy sensors) are rewarded. Standard
hydraulic lifts are less efficient than traction lifts, so
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Credit Credit Issue
Reference No. Name Summary | Comments Response

projects with these types of lifts will have to
compensate with energy efficiencies in other areas.
Hot water demand from taps within an office building
is much less than in other building types. Projects
that believe they have achieved energy savings by not
providing hot water to hand wash basins may submit a
Credit Interpretation Request with calculations
demonstrating these savings prior to submission for
certification.

In general | think the document looks good and | Noted.

the team is to be complimented. | like

Engineer 1 Ene General particularly the requirement for 1ISO13789 or

Bestest for the software.

The air changes and lighting design Naturally ventilated buildings have a dedicated

requirements seem to be too onerous and not compliance path in a number of credits, particularly in

Architect 2 enough emphasis is placed on natural light and | the Indoor Environment Quality (IEQ) category. In

natural ventilation. The points differences for addition, there are credits for daylight in the IEQ

saving on ducting and mechanical services category. Finally, Mat-10 Dematerialisation deals

should be much higher. with the materials benefits of decreased ductwork.

For credits IEQ 1 and 2, it is required to use the | Economy cycle benefits are recognised in the energy

minimum amount of fresh air for the modelling in Ene-1 Greenhouse Gas Emissions.

calculations. But there are systems with an

economy cycle which allows it to use 100%

fresh air 50-60%(in JHB) of the time. Would the

Green IEQ/En Economy b . .
o enefits of having an economy cycle come out
Building e cycle

Consultant 2

of reduction in energy consumption? If not,
shouldn't there be a way of rewarding flexibility
in the mechanical system in terms of fresh air?
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Credit Credit Issue
Reference No. Name Summary | Comments Response
It would be important for the GBCSA to have a The GBCSA must be careful not to endorse any
Conditional database of software that does meet the energy | modelling software or products, and any product
Ene-0 Req & Modelling protocol standards, and where these can be meeting the criteria set out in the Technical Manual is
Engineer 1 Greenhouse purchased, to assist interested parties. acceptable. It is beyond the GBCSA's scope of work
&1 Protocol 1 o .
Gas to keep an up-to-date listing of all modelling software
Emissions and means of purchase.
Conditional It might be appropriate to initially (first 6 months) | The GBCSA will not be allowing modelling software
allow a broader range of software to be used, that does not meet the credit criteria, as these have
Req & . . e
Engineer 1 Ene-0 G h Modelling such as HAP, to aI_Iow companies to gear up for | been set as a minimum acceptable standard.
9 &1 reennouse Protocol 2 the modelling that is acceptable as per the
Gas > 1T ng p p
s existing criteria.
Emissions
It might be premature and risky to refer to the The Green Star SA - Office v1 tool does not refer to
SANS 204 whilst it is not in its final form, and the SANS 204 energy consumption numbers, but
based on insufficient actual energy consumption | rather to the energy usage of a notional building
Conditional data for buildings. It might be worthwhile to designed to the deemed to satisfy criteria of SANS
Ene-0 Req & Modelling develop the protocol as more of a Green Star 204. The tool does not require a building to meet any
Engineer 1 &1 Greenhouse Protocol 3 protocol with no reference to SANS 204, even if | SANS 204 requirements, but requires demonstration
Gas principals and details of SANS 204 are applied. | of improved energy performance beyond the notional
Emissions The minimum percentage improvement should building. As SANS 204 is set to become national law,
be referred. It was also not clear to me what the | the Technical Working Group that developed this tool
SANS 204 deemed to satisfy criteria where. felt strongly that the tool should use SANS 204 as a
baseline for performance.
The assigned rating of the base building being
the SANS 204 compliant structure is a further
hindrance and potential discouragement in
retrofitting existing building stock. In KwaZulu
. Natal, | find it very difficult to explain the
Architect 2

insulation requirements to many clients for the
different building types. Yes there are ways to
ventilate steel roof sheeted buildings and yet
somehow, we are being pushed into some form
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of engineered controls that are contrived . . .

Green
Building
Consultant 2

Ene-1

energy
consumption

It is quite tricky to use the SANS204 for the
credit, since it has not been approved yet, and it
is unclear what current status is of buildings in
SA, due to the fact that energy modelling is not
common practice yet.

Architect 2

Ene

Energy Guide

Section 5, Guidelines for modelling parameters.
The SANS 204 standards are going to result in
additional costs, many of which are
unnecessary, to obtain credits where the money
could be better spent on renewables or other
initiatives. The regional aspects are not done
correctly in my opinion and . . . the additional
costs [have been] highlighted.

Engineer 1

Ene

General

The energy performance requirement for Offices
is SANS 204 is a bit low (185 -215) and | am
going to propose an increase. The absolute
energy usage per annum number will then be a
little easier to achieve.

The energy section of the Green Star SA - Office v1
tool is based on the "deemed to satisfy" sections of
SANS 204, not the performance targets.

Professional
Association 1

Ene

Energy
Calculator

Notional
SANS 204

Bearing in mind that we have not received
training on the Energy Calculator, we are
concerned about the “notional SANS 204”
building that is the reference point. The SANS
204 development process is not yet complete.
The CBA and a number of other professional
organizations (Agrement South Africa,
Aluminum Federation of South Africa,
Construction Industry Development Board,
Concrete Manufacturer’s Association, CSIR,
Joint Civils Division of SAICE and ICE, Joint

It is the GBCSA's understanding that the issue of
thermal mass has been addressed by the SANS 204
committee.
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Structural Division of SAICE and IStructE,
Southern African Institute of Steel Construction,
Technical Committee for National Building
Regulations) have strongly objected to critical
elements of the process that is underway as
regards the finalization of this important
standard. Amongst numerous concerns, it
appears that the well-understood and tested
benefits of “thermal mass or thermal
capacitance” have been ignored in favour of
elevating “thermal resistance” measures to be
the only criteria by which walling and ceiling
systems are deemed energy efficient. The
proposed standards appear to be stricter than
those in the Australian codes and seem to be
driven by the perception that additional
insulation will provide optimal energy efficiency.
It is clear from the international research that we
have been exposed to, that a suitable
combination of thermal capacitance and thermal
resistance should be applied in order to achieve
optimal thermal comfort and reduce heating and
cooling demands. We strongly believe that for
South Africa to successfully bring about the
transformation of buildings and promote
sustainability, then all involved need to use
independent, scientific research to determine
what the optimal systems are for all of the
country’s requirements. In the absence of such
research locally, there is a danger of going
down the wrong path, potentially to the
detriment of a successful, balanced and correct
outcome.

Engineer 1

Ene-1

Greenhouse
Gas
Emissions

Energy
Calculator

Should the conditional requirement not be an
automatic calculation from the % improvement,
and not a drop down box?

An automatic calculation from the percentage
improvement would not work for all compliance paths.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
On enquiry regarding obtaining copies of the If the SANS 204 document is not publically available
referenced SANS documents, we were advised | at the time that the Green Star SA - Office tool is
that the SANS 204 Standard has not as yet launched, the GBCSA will work with SABS to have a
been published officially by the SABS. copy available to users of the tool.
Conditional Therefore unless we are included in a working
Property Ene- Req & group or the rev_iew circulation group ((eview
Developer 1 081 Greenhouse copy published in April / May 2008), this
Gas standard remains unavailable to us. Would it at
Emissions all be possible to include the SANS regulations
in the rating tool, as an additional spreadsheet,
so that professionals and project managers
have direct access to it?
The ASHRAE guide is an American guide ASHRAE generally print two versions of their guides,
Property working with feet and inches. Is this a SABS one in feet and inches and one in Sl units. ASHRAE
Ene-1 - - ) . . .
Developer 1 recognised guide? guides are internationally recognised standards.
Furthermore, so called “low cost, or government | The Green Star SA - Office v1 tool only addresses
subsidised housing” is currently excluded from buildings that are at least 80% office usage. When a
the proposed [SANS 204] standards at this future tool for housing is developed, the GBCSA will
stage (except for ceiling insulation), due to cost | need to examine the most appropriate energy
Professional Ene Energy Notional and housing shortage arguments. This sadly protocols for that building type.
Association 1 Calculator SANS 204 leaves those that need housing the most, and
who have to struggle to maintain internal
comfort levels, with thermally unacceptable
single skin walling as the only option.
Proving it is better than modelling it. Sub- The GBCSA agrees that metering and measuring is
metering of tenants, type of consumption (light, | an effective way to manage energy consumption
plugs, data centre, call centre, HVAC core, within a building. This is the intent behind credit Ene-2
HVAC peripheral etc) enables the information to | Energy Submetering, which rewards projects for
both effectively manage the building's energy metering major energy uses and tenancies.
Product Rep/ | Ene-1 | Greenhouse | Real-time and pattern, but also. highlights opportuniti_es of
Subcon- Gas remote occupant behgv]ou'ral changeg that will greatly
tractor 3 Emissions measurement Impact the puﬂdmg s GHG emissions. .
0 Information is power and ICT provides it. ICT is

verify/instead

also the largest single consumer in most
buildings now, so procurement standards for

af madellina
urtrroucimy
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Credit Credit Issue
Reference No. Name Summary | Comments Response
energy efficient equipment plus operational
guidelines (refer to the green grid organisation
for benchmarks and guidelines that could be
used here) should attract points (bear in mind
that the energy consumed once in the building
is only one aspect of the equipment's
environmental impact - see also comment on
materials).
Assume that by mechanism for monitoring it In most cases the requirement for an effective system
does not include a mechanism being someone will lead to the design of automated monitoring
Engineer 1 Ene-2 to go and read and record all the meters on a systems, such as BMS, but please refer to the
regular basis? Does it explicitly mean a Technical Manual section for this credit for a
technological solution to the reading of the description of acceptable monitoring mechanisms.
meters
Is this type of figure referring to the light output The light output does include the maintenance factor
including the efficacy of the fitting? which should be set to 80%. The 4-point threshold of
Note that if 1.5W/m2/100 lux were to be used 1.5W/m2/100 lux intentionally recognises a level that
Engineer 1 Ene-3 and an average efficacy of fitting @ 60% this is difficult to achieve.
would mean that there would have to be 111
lumen/W not possible as far as | am aware and
thus the need for clarification
We propose that an additional point be awarded | Occupancy sensors are recognised in this credit, Ene-
if it is demonstrated that the lighting control 4 Lighting Zoning. Please see the Technical Manual
system is fully automatic, requires no human sections for this credit and Ene-1 Greenhouse Gas
intervention, provides the specified amount of Emissions, as well as the Energy Calculator and
light when the area is occupied, uses natural Modelling Protocol Guide available on the GBCSA
light as a primary source and artificial light as a | website for more information regarding how lighting
secondary source, provides dimming capability | controls are addressed.
N N for fluorescent as well as incandescent lights
Green Ene-4 Lighting Lighting and provides all of the above ONLY Wheg the
Building Zoning control

Consultant 8

area is occupied. The specified system would
turn on the lights when a person enters the area
and would turn off or reduce the lights to a
minimum diming level after a pre-set delay
when the last occupant has left the area. There
is no more efficient and effective way to control
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lighting and guarantee the minimum electricity
usage than to have the lights on using natural
light first and dimmable fluorescents and
incandescents second when the area is
physically occupied and ONLY when physically
occupied. The lights come on automatically
when someone enters the area and the lights go
off automatically after a pre-set delay when the
last occupant leaves the area.

Engineer 1

Ene-4

Lighting
Zoning

Addressable
systems

Manual overrides for the addressable lighting
system should be defined such that it allows for
a minimum requirement of one central 'manual
control point' per floor for all lighting zones, so
that the environmental intent doesn't imply that
manual switches aren't required with an
addressable system every 100m?2 - this is not
efficient and cost effective design.

Engineer 1

Ene-4

What does individually addressable mean? Why
must there be manual light switches? What
about automatic lighting in lieu of?

Green
Building
Consultant 2

Ene-4

Lighting
Zoning

Manual
override/indivi
dual
addressable
lighting
system

The credit requires manual override per 100m2
with switches for one point and the second point
when there is an individual addressable lighting
system. | am putting this up for discussion, do
not have a solution. We have three project
where they have specified a DALI system
(R7'000'000), but they will not get this point
since they do not have the manual override
switches. | understand that the manual override
is important, however | do not think it is fair to
give no points if corporations have installed a
DALI system, while the manual override can be
solved by having each individual calling
helpdesk.

Individually addressable means that each light has its
own reference number address and can be controlled
individually from a control system. Please see the
Technical Manual section for this credit Ene-4 Lighting
Zoning for a description of the switching requirements
for addressable lighting systems. Actual wall switched
are not required in each zone for addressable
systems, as long as the project can demonstrate that
the switching is still accessible to occupants.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
We believe that the number of points allocated Green Star SA addresses environmental and human
to this are too low in comparison to the capital health impacts of buildings, and is not concerned with
expenditure required to install an Ice storage the cost of various strategies. Ene-5 Peak Energy
system. Ice storage has good maximum Demand Reduction is concerned with peak demand
demand reduction and helps spread the energy | reduction and does not specify specific systems. For
consumption of an HVAC installation but as the | an ice storage system, any reductions in overall
HVAC load is only 30 % of the total even with all | energy use are rewarded in the energy modelling of
Peak . o . o
_ Energy Reward too cooling pIanF off using ice over maximum Ene-1 Greenhouse Gas.Em_lssmns. Ene-5 Peal_<
Engineer 2 Ene-5 Demand low for Ice demand penods.we only achieve Iess. than 30 % Ene_rgy Demand Redyc'uon is only concerned_wnh the
Reduction Storage ove_raII with 1 point ga|ne_d_ar_1d a re_Iat|ver high envwo_nment_al b_eneﬂt of_ peak (_je_man(_j reduction, and
capital cost. We believe it is in the interests of the point weighting of this credit is believed to be
SA's demand reduction management plan appropriate for the environmental benefit.
however developers are not willing to spend the
required extra capital for 1 point and as Ice
storage does not decrease kWhrs there are no
other points to be gained.
Given the nature of offices and that they have a | Storage systems do not necessarily reduce efficiency
poor load factor it may be difficult to achieve (e.g. chillers operate more efficiently at night which
these points. Storage systems would reduce compensates for some thermal losses from the tanks).
. efficiency and increase carbon foot print. The energy modelling in Ene-1 Greenhouse Gas
Engineer 1 Ene-4

Emissions must reflect the actual systems being
proposed, so any less efficient system would lose
points in that credit.
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ENERGY CALCULATOR

Credit Credit Issue
Reference No. Name Summary | Comments Response
The energy calculator implies that the base The Energy Calculator & Modelling Protocol Guide
build parking will be naturally ventilated and any | clarifies the parameters around car park ventilation
mechanical ventilation of parking is an requirements. For ground level and the first
additional energy consumption that will need to | underground level of car parks, the benchmark is
be compensated for. Sounds fair enough, 100% natural ventilation. For underground car parks
however... from the second underground level down, there are
Because of the cost of the mechanical kWh benchmarks (if the car park does not meet the
ventilation and then the sprinklers and smoke kWh requirement, it is penalised within the calculator).
exhaust that atomically then comes with it, there | For buildings with internal car parks, this strategy
is always great incentive to design this out. So if | rewards more efficient ventilation (including CO
the parking is above ground it is highly likely sensors to drive ventilation) as well as naturally
that it is naturally ventilated. ventilated car parks, without penalising the building for
This leads to penalising buildings that have having an internal car park. For buildings without
basement parking of more than 1 level, which is | internal car parks, the baseline building does not have
really difficult to naturally ventilate (I am open car parks, so these benchmarks are not applicable.
for people to suggest otherwise and provide
good examples of buildings that have got
around this.)
Green Would we consider it good urban design
Building Ene Calculator practice to have the parking underground and

Consultant 3

take up less land for parking and also keep our
1st 4 or 5 stories of buildings from being lifeless
parking garages? Are we not perhaps
incentivising the wrong thing by this?
Obviously, ideally we should have minimal
parking, but the transport points deal with that.
At the same time once it has been decided that
mechanical systems are required, a lot of effort
should be given to ensure that they are energy
efficient, which many might correctly argue is
not the case - often little effort is given to this as
it is always a squeeze to get the systems in,
compromising on the energy consumption of the
system.

| suggest the following:

1) As per the lighting, a baseline energy
consumption per m2 for the 2nd level of
underground parking and down is given for
ventilation - this should be strict in order to
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encourage efficient design. Could be based on
kW/m3/ or something similar.

2) Schedules are provided for car occupancy
calculations (say 80% during working hours,
15% on either side of working hours and then
some kind of night set back figure) so that
projects with CO2 sensors and parking
management systems could show a reduction in
energy consumption through control strategy on
a common baseline - so not operational
dependent

This would encourage energy efficiency through
good base design, control strategy of
underground parking 2 levels and more down
and natural ventilation of parking from 1 level
below ground up, while not penalising good
urban design.

Response

Property
Developer 1

Ene

Calculator

The Notional SANS 204 building ref is used by
electrical engineer not mechanical engineer, but
it is an electrical component. Some project
managers commented that their building was
not yet finished, hence there was no actual
energy consumption, but after using the
calculator, they got the maximum 20 points. The
calculator is faulty. The “Notional” SANS 204
Building energy usage needs to be obtained
(from simulator or otherwise) for comparison
purposes. The method of
calculating/measuring/estimating the real
building figures needs to be defined carefully as
this can lead to manipulated figures being
presented.

Please see the Energy Calculator & Modelling
Protocol Guide available on the GBCSA website for
instructions on properly using the energy calculator.
The actual building energy usage uses predictions
from energy modelling, rather than actual meter
readings. It appears that the user was entering zero
actual usage, which would logically award maximum
points if the building truly used no energy. Energy
modelling outputs must be used in the calculator,
unless Compliance Route 2 is used for the ASHRAE
"Advanced Energy Design Guide for Small Office
Buildings."
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to 1990 levels and yet we are awarding

Credit Credit Issue
Reference No. Name Summary | Comments Response
page 29 Appendix E - Lift Energy Use, Number | The Technical Working Group that developed the
6. suggest revising "3 floors" to "Ground plus 3" | rating tool decided to stay with the Australian method,
to clarify just how many floors we are talking which we understand is identical to a proposed ISO
about. Also, the 90% discount for disabled lifts | formula for energy consumption estimation.
G seems too high, as the lift is likely to be used for
reen e
Building Ene_rgy deliveries _and othe_r uses. _
Guide [Jacob Knight] again we copied the Australian
Consultant 2 ; S
protocol. Changing the wording is fine but | am
reluctant to start changing the numbers without
knowing the details of how they were arrived at
(though 90% does seem high).
L page 30 Appendix E - Protocol for escalator and | The Technical Working Group that developed the
travelator - Number 3. 8 hours per day seems rating tool decided to stay with the Australian method,
9 low, as these devices typically run from about which we understand is identical to a proposed 1ISO
D) Green 7:00 to abput 18:OQ (11 hour.s). _ formula for energy consumption estimation.
O Building En(_argy [Jacob Knight] again we copied the Australl_an
Consultant 2 Guide protocol. | guess escalators are pretty rare in
>_ office buildings, and the 8 hours a day might be
reasonable for an office ? | agree in a retalil
%2 area it would be higher.
LU | was disappointed [with this section]. The The Energy Calculator refers to the SANS schedules
zZ SANS 204 benchmark is a crazy concept and and the SANS deemed-to-satisfy criteria, not the
L the base building should be a building based on | SANS absolute benchmarks for performance. There is
fact, where a selection of existing buildings are no hindrance to refurbished buildings becoming
Architect 2 Energy measured to form the basis from which certified using this methodology.
Guide improvements are made. This SANS 204 base
concept flies in the face of attempting to get The Green Star SA - Office tool, including the energy
accreditation in retrofit scenarios. | can't accept | category, was developed by the GBCSA Technical
that we have landed in this situation. Why? How | Working Group (TWG), a volunteer committee of
and through whom? industry experts.
| also see that the benchmark building gets The 20-point maximum is for a carbon-neutral building.
either 0 for compliance or up to 20 points for Buildings that go beyond carbon-neutral and actually
improvements. Why is there no incentive to go sequester carbon may submit for innovation credits for
Architect 2 Energy beyond and attain carbon negativity, which is exemplary performance.
Guide what the world requires. We all have to get back
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Credit Credit Issue
Reference No. Name Summary | Comments Response
mediocrity to stay as we are, nearly 20 years
down the line from the 1990 targets. This is
simply not good enough.
In the paragraph 3, titled introduction, . . . the Energy modelling is international best practice and the
only way to achieve the credits was to have the | best way to predict actual energy usage and examine
computerized modelling submitted as proof. design alternatives. Recognising the challenge for
What a way to restrict access by the lowly small buildings and the South African market in
masses that can’t have access to this expensive | general at this point in time, the tool contains
set of tools. This requirement is prejudicial and alternative compliance paths that do not require
must be challenged at every opportunity. The modelling. The energy Conditional Requirement may
small firms that make up the professions can’t be achieved by demonstrating compliance with the
be put off by this aspect and must be SANS 204 deemed to satisfy criteria, and up to 4
encouraged to embrace the rating tool, by points in Ene-1 Greenhouse Gas Emissions may be
Architect 2 En(_argy making it easy to use, for everyone. If it is going | earned by demonstrating compliance with the
Guide to be exclusive, it will be treated with impunity ASHRAE Advanced Energy Design Guide for Small
and left to the elite. The movement will have lost | Office Buildings.
the battle to convert many others to support the
planet in changing the way we do business.
The software systems can’t be a requirement if
they are not easily obtainable and reasonably
priced. If the large corporates want to make a
real difference then they will license a system to
the green building council or to the Construction
Communication Network (CCN) for all to use.
Under the general methodology, clause 4,3, use | kWh is not a measure of environmental impact. Using
of the office energy calculator. The international | 1 kWh of mains electricity has a very different impact
norms are spelt out in terms of the guidelines for | on the environment than using 1 kWh or electricity
use of energy in terms of kWh per sq/m per from photovoltaics, or 1 kWh of burning gas, or 1 kWh
annum. This is a good sound measure that can | of burning coal. European regulations are now based
. be applied and checked on a regular basis. Why | on carbon emissions (KgC0O2), and other countries are
Architect 2 Energy . . ) . ; O .
Guide not simply set targets and let the designers find | following, since this is a fairer assessment of

ways to meet them. The same applies to the
SANS 204 criteria. Simply advise on a
maximum and minimum indoor temperature
range and let the designers create ways to

environmental impact. Using kWh, it would not be
possible to reward people for using lower impact fuels
such as gas, wood etc.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
achieve these. The Technical Working Group that developed the
rating tool did examine the option of setting
kgCO2/m2/annum benchmarks, but there is currently
not enough data for South African buildings in order to
determine an appropriate benchmark. Hence, the
comparison to a notional building was deemed the
best approach for the tool at this time.
Section 5.3, internal loads. Many SA buildings are designed to 22degC, so
The setting of 24 degrees is too low. In 24degC was chosen to represent better performance,
temperate climates, the humans can adjust to at a level achievable in current buildings. Without
much higher levels of comfort. 25 to 26 degrees | being certain that building occupants have accepted
should be the minimum, as was declared in higher design temperatures, assuming higher
. Energy 2005 at the Tokyo SBO05. In.colder climates, the temperatures will lead to unrealistically low energy
Architect 2 Guide temperatures were also reviewed where predictions. The thermal comfort IEQ-9 credit does
clothing indoors could be considered before the | allow significantly higher temperatures to be classed
temperature control devices were fixed in the as comfortable in naturally ventilated buildings (based
minds of the users. Many companies now allow | on ASHRAE 55-2004).
men to wear short sleeve shirts in the hot
months with no blazers. Men and women should
dress in similar styles in the various months.
Section 5.3, internal loads. The choice of lighting is usually made by the tenant,
The lighting levels should be reduced and task and the Green Star SA - Office tool only addresses
Energy lighting should be considered in the rating tool. base buildings. The tool aims to compare different
Architect 2 Gui The electronic controls of lights are great if they | buildings on the same criteria, independent of
uide ) . . o R
are not interfered with. occupant choices, hence a "typical” lighting scheme
has been chosen which will be applied to all buildings.
Section 8, naturally ventilated buildings. The idea behind this requirement is to ensure that
The very idea of discounting a good sound buildings taking credit for natural ventilation are
concept of naturally ventilating the building actually designed for natural ventilation, rather than
because maybe a tenant might dare to invest in | being essentially designed as air conditioned buildings
. a mechanical device is clearly demonstrating a | with operable windows added and air conditioning
Architect 2 Energy lack of trust in the design team. If the building deleted. A naturally ventilated building should be
Guide owner wants to be devious in the future, the carefully designed with thermal mass, solar shading

onus is on the council to withdraw a rating, not
to penalize a good idea because of what

and other strategies. The requirements for naturally
ventilated buildings have been revised in the tool and
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Credit Credit Issue
Reference No. Name Summary | Comments Response
somebody might do later. The world is getting Technical Manual.
warmer and some building in Europe, designed
to be naturally heated and cooled, can no longer
cope with the temperature ranges. This is what
we need to be aware of and assist in
overdesigning for the natural systems, but don’t
discount them on mistrust.
Section 9, renewable energy. The Green Star SA - Office tool addresses the design
The notion that renewable energy and and construction of buildings and evaluates the
generated energy are almost discarded with potential of the buildings to perform in an
impunity. This should be the main focus of all environmentally friendlier fashion, independent of
our efforts in South Africa, to avoid making operational decisions. The tool does not address
electricity from coal and worse still from the new | operational management. Renewable energy
Architect 2 En_ergy nuclear power stations to be built. The other ger!erat_ion on-sit_e that is part of t_he design of the
Guide forms of renewables are to be encouraged and project is recognised by the tool, in Ene-1 Greenhouse
a market created to get wind farms and solar Gas Emissions. However, "green power" purchased
plants up and running. The Europeans have from off-site is not recognised, because it is not a
proven that they are willing to volunteer to pay design feature of the building and is a choice made by
more for greener energy. Why are we occupants. Green power will be recognised in future
considered to be different? tools addressing operations of buildings.
Section 9.2 goes on to encourage the use of The purpose of this section is not to encourage the use
generators instead of renewables, at the of generators, but to accurately account for their
expense of food suppliers and more likely made | energy usage and carbon emissions. In addition, the
from GMO crops. The generators need no real generation of mains electricity in South Africa is
. Energy changes to be made to them to run off normal currently relatively dirty (based on coal), so that using
Architect 2 : ; . S . o X A
Guide diesel and a bit of bio-diesel, if they are similar local diesel and gas generators can significantly

to car motors. | question the logic of this section
and how the credits were arrived at. This all
seems to point in the wrong direction from what
| have read over the years.

reduce overall carbon emissions. However, renewable
energy systems are certainly encouraged over
generators.
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Reference No. Name Summary | Comments Response
Appendix B- space type definitions. Please see revised definitions.
Please clarify what happens to the service
Architect 2 Energy areas, such as plant rooms, stairs, shafts,
Guide ablutions etc. These can amount to a large
percentage of the floor area.
Appendix C, office profiles. The profiles are for the occupancy of the building and
This is one way to standardize the approach for | when the ventilation plant is run, not for when chillers
any building, but what if a chiller plant or ice etc run.
Architect 2 En(_argy cooling device is used instead of normal air
Guide cooling plants. Are the credits variable enough
to account for the alternative systems where
power will not be used in the same profile.
Appendix C, office profiles. The schedules will be kept as-is to simplify the
The schedule for the car park profile also needs | calculations, as minor changes to the schedule should
_ Energy revision._ not have a major impact.
Architect 2 Guide In the winter months, nearly half the year, the on
and off times will be different by almost an hour
either way.
Appendix D, hot water energy use. Currently the tool does not directly address off-site
The use of potable water for both hot and cold energy usage used to generate potable water. This
should be converted to an electricity costs for educational component could be added in future tools.
developers and designers to be made aware of
. Energy the costs of generating potable water. | did this
Architect 2 . : )
Guide exercise for a client and showed how much
electricity will be saved in a year, on the grid, by
installing waterless urinals. This should be
added to the tables to make people aware.
Appendix D, hot water energy use. The calculation estimates the volume of hot water
The calculations seem very complicated and a used (based on floor area) and then calculates the
table of all types of appliances could be listed amount of energy used to heat this water. Most
Architect 2 Energy with their electrical consumptions to be added to | appliances are not a base building issue and would not
Guide the mix. These figures have to be tested after a | be addressed by this tool, and the tool only looks at

year for accuracy.

design and construction of the building from a
performance potential point of view and would not
address post-occupancy or actual usage of the
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building.
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productivity enhancement of unified
communications through pervasive ICT design
in the building fabric will therefore enable
building use with a much smaller overall
environmental impact. This should be
recognised formally through credits at least
equal to the other transport credits combined!

Credit Credit Issue
Reference No. Name Summary | Comments Response
The transport credit summary sheets are not The transportation category recognises the impact
practical where our society and planning that building location and design strategies have on
regulations dictate projects that are not mixed occupants' transportation choices. The fact that there
use and are far removed from residential areas. | are limited public transportation options in South
The public transport and use thereof is personal | Africa is not a reason to eliminate credits for locating a
issue and not controlled by the designers. There | building near public transport. These credits are
is no means by which these points can be meant to create change in the property industry.
checked or backed up over time and | feel that a
point would be better positioned to encourage To the concern that these points can not be checked
Architect 2 Tra the st_aff to share car pools, reduce travel _during over time and that they should_ addre_ss operational
certain days or to have the company provide a issue, the Green Star SA - Office rating tool
vehicle for staff to use once they are at work, addresses design and construction attributes only and
such as the “Smart” or other small run-a-round. | does not address operations of buildings. As such, it
- looks at design strategies that will encourage
D: alternative transportation.
O Credit Tra-2 Fuel-Efficient Transport recognises
ol carpooling and car-sharing by rewarding dedicated
(f) preferred parking bays.
% The credits have no provision for 2 key ICT While videoconferencing may offer the opportunity to
D: enablers that reduce travel and commuting in reduce vehicle trips related to commuting, the Green
the first place. Surveys show that 33% of travel | Star SA - Office tool addresses base building design
— can be reduced through current generation only, not fitout items. Individual tenants would be
videoconferencing. At any given time an responsible for installing videoconferencing facilities,
average of 40% of office desks are unoccupied | not the base building owner. Therefore, this issue
due to occupants in meeting rooms, in transit, would be more appropriately addressed by an office
Product Rep/ i | and not in the building, on holiday etc. Buildings with | fitout rating tool. When the GBCSA looks to develop
Subcon- Tra Lacking Crave an ICT implementations that support an office interiors fitout tool, this strategy will be
ommuting - . ) . . .
tractor 3 videoconferencing, hot-desking and the examined in more detalil.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
How is the council going to approve parking The Tra-1 Provision of Car Parking credit does not
plans when we have to show less parking bays ask for fewer parking bays that the council required
p than the council required amount? amount. The credit awards points when the number
roperty ; ) .
Tra-1 of provided bays is fewer than the maximum local
Developer 1 .
planning allowances or not greater than 10% above
the local planning minimum requirements.
Have not come across any maximum local The Technical Manual section for this credit provides
Green Provision of DOT planning allowances. Have not found the DOT more information.
Building Tra-1 car parkin uidelines guidelines. This should be explained more in the
Consultant 2 P 9 9 handbook
Can we address existing parking in the Existing parking for use by the building occupants
Handbook more thoroughly. It is not very clear must be included, regardless of how old. For shared
on how to handle existing parking. To give an parking, it must be made clear and be justified in the
example, there is one project where the submission as to what portion of the parking is
Green - . basement has been built 5 years ago; does that | allocated to the subject building vs. other
o Provision of Existing car . . : . -
Building Tra-1 car parkin ark need to be included, or would it have no neighbouring buildings. It must also be clear how the
Consultant 2 P 9 P parking? On another project, they are building a | subject project's occupants will not end up using more
parkade as part of the project, but is going to be | parking bays. For projects sharing parking off-site,
used by existing surrounding office buildings; those bays allocated to the subject building must be
how does this needs to be taken into account? included in the number of parking bays provided.
3 points for bike facilities that only affect 6% of Green Star SA awards points based on environmental
employees (max) compared to 2 points for fuel- | benefit, and the reasoning behind the point weightings
Green . . . . . "
o eff cars/car pooling parking spaces which could | is that one car replaced by a bicycle will have a
Building Tra-2 : -
affect many more people. Maybe need an extra | greater benefit than several fuel-efficient cars.
Consultant 3 ) .
point for additional number of car pool spaces
etc.
| realise that small cars are very common in SA | The Australian Green Star - Office v3 awards
and that is the reason why it was taken out of dedicated parking bays for small cars in Tra-2 Fuel-
this credit. However, if somebody has the Efficient Transport. This criteria was taken out of the
chance/means to buy a bigger car, they will. So | credit for the South African version because small
- | think we should reward those people that cars are very common in the country and rewarding
Green Tra-2 Fuel Efficient Small cars : . ' )
Building Transport actually drive a car with a small motor. the impact of the very few people who may decide to

Consultant 2

switch from a larger to a smaller car was viewed as
not significant enough to warrant recognition in the
credit.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
Could the mass transport points allocation be Transportation impacts account for 14% of global CO2
better weighted? Public transport is not efficient | emissions, and every major green building rating
in SA. It is a recommendation that less points be | system addresses transport. Tra-4 Commuting Mass
awarded. Transport rewards projects for selecting locations near
Property Tra-a pu_blic transport fac_ilities, as there_ is a large impagt of
Developer 1 daily work commuting on the environment. The aim of
Green Star SA is to drive market transformation,
including choices on where buildings are located.
Green buildings begin with site selection, and several
credits, particularly in the Land Use & Ecology
Transportation TRA-4 category, reward buildings based on their choice of
Commuting Mass Transport — I'm in full location.
agreement that it is important to encourage and
enable utilisation of mass transit, particularly in | Points for each credit are allocated based on
a SA context. However, (5) five points seems environmental benefit, and commuting via public
like a large number of points for something that | transport instead of private automobile has a
the design team has little control or influence significant environmental benefit. If some SA public
over, particularly in comparison to the other transit systems do not currently provide a high level of
categories. service, this is not a reason to reduce the importance
Outside of initial site selection, usually done of the credit, as the credit highlights how important
before it is even a project, the number of this issue is in SA. Buildings can also provide shuttles
G Trad c , A ¢ transportation routes available is whatever you | to public transit services to earn this credit, and other
Buirl((aj(ier?g ra- Or,\T/‘Ir;‘SUS“”g rgg;:]rgo happen to be given - a luck of the draw of sorts. design elements such as bike parking and showers,
Consultant 4 Transport | think there are some things a building can do | limited numbers of parking spaces and preferred
parking for efficient vehicles and carpools are all

to enhance use of existing systems and that
should be encouraged/rewarded. As well, if a
project could go above and beyond to motivate
for additional routes somehow (timeframe
required is usually longer than project) ; or even
establish their own shuttle service/campus
transport, it should be the last/highest point or
an innovation point.

Suggestion: Rather delegate a few of the points

rewarded in the Transport category.

Finally, please note that the Tra-5 Local Connectivity
credit was added to the South African tool to address
the benefit of mixed-use developments in reducing
transport impacts.
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Reference

Credit
No.

Credit
Name

Issue
Summary

Comments

Response

towards building design or management type
initiatives, things that can actually be influenced
- instead of lucky urban placement.

Architect 2

Applicability
to SA

The transport calculator has me thinking very
hard to justify why it has any place in the design
grading of a building in South Africa. The
politics, demographics and the history have
dictated that many people travel by public
transport to the workplace and many people use
cars. To base the calculation on what the
municipal services are like is highly
guestionable. The services change and can't
have any impact on the design of the building.
There may be an influence on the part of site
selection, but this could then be prejudicial to
following developers in the same area. Where
are the credits for car pools, for company
transport initiatives and for other modes of
transport such as motorcycles or pedal power.
Companies can devise methods to reduce
travel, to reduce parking requirements, and
other ideas to reduce each workers carbon
footprint for which they should get credits. This
area requires rethinking in the local context.

Property

Tra-4

The calculator provided is extremely vague. A
detailed explanation of what is required and how

A separate Transport Calculator Guide was provided
in the "Additional Credit Information" document

Developer 1
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Credit Credit Issue
Reference No. Name Summary | Comments Response
it is defined needs to be provided for accurate available on the GBCSA's website during the Pilot
calculation. feedback period. This information will be contained in
the Technical Manual section for this credit.
Green “contracted” and “non-contracted” needs to be This information will be contained in the Technical
Building Tra-4 defined properly Manual section for this credit.
Consultant 3
Where are the credits for car pools, for company | Tra-2 rewards buildings for providing designated
transport initiatives and for other modes of parking places for car pools, car sharing programs,
transport such as motorcycles or pedal power. motorcycles, hybrids and alternative fuel vehicles.
Avplicabilit Companies can devise methods to reduce Tra-3 rewards projects for providing bicyclist facilities
Architect 2 pFE SA y travel, to reduce parking requirements, and for staff and visitors. Tra-5 rewards projects for
° other ideas to reduce each workers carbon locating in densely developed areas so that building
footprint for which they should get credits. This users can walk to their homes and shops, instead of
area requires rethinking in the local context. drive.
The TWC should discuss (or maybe they have Please see the Technical Manual for guidance on
already) future public transport. Some when future transportation infrastructure can be
Green Commuting Future public corporations have chosen a location with the included in the credit.
Building Tra-4 Mass transport Gautrain/Rea Vaya in mind. However this is not
Consultant 2 Transport ready as yet. | think this should be rewarded in
a way, not sure how though?
Green Commuting Obtaining It !s quitg difficult to get the right information f(_)r Formal bus and trai_n servicgs should have r(_eadily
Building Tra-5 Mass inf i this credit. [We have] been unsuccessfully trying | available schedule information. Bus and taxi
Consultant 2 Transport information 1 44 get hold of all the bus schedules in JHB. frequencies may be surveyed at the stops that are to
Minibus taxis do not have scheduled times, this | b€ included in the credit. Traffic impact studies often
Propert can be measured in a First World Country, but | mention the proximity of these services already.
perty Tra-4 not relevant to SA situation (only big buses, Some taxis will, in future, have schedules as part of
Developer 1 which are few, have schedules, but again, not their integration with line haul bus services.
reliable schedules)
Some of the corporations provide company Buildings providing shuttles to public transit services
Green Commuting Companies' busses to pick up and bring their staff. Would are recognised by the credit. The Technical Manual
Building Tra-5 Mass transport this fall under Contracted Busses? If not, should | section for this credit provides more information
Consultant 2 Transport this be included in the calculator? regarding how the service must be included.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
Govt Tra Public Public This is a very important aspect and is strongly Thank you - Noted.
Department 1 transport transport supported.

50




Consultant 3

calculator so am not 100% sure whether this is
correct but it seems there are some
inconsistencies/loopholes. Points should be
awarded for goals met (potable water reduction
and sewerage effluent reduction) and not for

Credit Credit Issue
Reference No. Name Summary | Comments Response
How does the calculator deal with office For specific projects that do not fit within the
buildings with a gym? It assumes that only 5% | parameters of the water calculator, it is acceptable to
of the building occupants are taking a shower. | | submit project-specific hand calculations that must be
was testing the calculator on [my project], which | clear, with all assumptions and variables justified.
has a gym. On top of that, the building has a
massive grey water system, it can cope with
45'000m3 of grey water a day. It collects the
water from the showers for toilet flushing. The
supply and demand is as such that you
Green basically do not need any potable water for
Building toilet flushing. However it does not get any
Consultant 2 points for that due to the assumption that only
5% of occupants are taking a shower. This can
only be solved when you add under the Other
Greywater Collection Sources the difference
between what is calculated by the calculator
D: and the actual collection (but you can only
L calculate that when you have access to all the
|_ calculations behind the actual calculator which
< are hidden).
; The water calculator should give more than one | The water calculator has been adjusted so that up to 2
Weighting for | point for using the most efficient fitting for points can be earned by using the most efficient
GBCSA 1 o . e .
fittings everything. fittings available.
The fact of separating out the landscaping (Arup - Stenford) The Water sub-group of the
water from the potable water calculator may be | Technical Working Group that developed the tool
problematic. In certain urban situations where discussed this issue with the Respondent. It was
landscaping requirement is small this may be agreed that there needs to be greater incentive for
suitable (ie in Australia) but in many SA projects to reduce landscape potable water
situations, campuses or office parks are created | consumption, and an additional point was added to
with very high irrigation water requirements. | the landscape water credit, Wat-3, for a 50% potable
Green Wat Calculator . ; . X )
Building am not able to see the calculations behind the water reduction. The credit now awards one point for

50% reduction and 2 points for 90% reduction, with a
third point available for meeting the 90% reduction on
sites with 30% or more of the site area landscaped.
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Credit
No.

Credit
Name

Issue
Summary

Comments

Response

“gadgets” installed.

Green
Building
Consultant 3

Wat

Calculator

See spreadsheet attached [#1] which has the
outcomes of several options for an imaginary
building in Cape Town. In example GS 9, the
non-potable amenities demand can be met by
grey and rain water. If the black water is treated
to potable level it can be used for the taps and
showers (a small demand) which means that
the landscaping has to be met with potable
water (either from black water treatment or
municipal mains). This seems like a lot of
effort/money/infrastructure when GS 10 seems
to be doing a similar thing in terms of potable
water reduction and emissions reduction: In this
one, non-potable amenities are met with grey
and rain water, landscaping is met with treated
black water (non-potable) and the taps and
shower use municipal potable water. The
potable demand is dramatically reduced and in
theory there is no (or very little) discharge to
sewer since all black water is treated and goes
to landscaping. These two examples should be
awarded the same number of points since they
achieve the same thing. Why is the more
complex/expensive system (GS 9) awarded
with 9 points and the GS 10 only 4 points when
their potable water demands and discharge to
sewer are very similar?

Maybe the way of solving this problem is to
include landscaping into the potable water
calculator. It would be illogical to get all your
amenities off potable water as far as possible
but then use potable water for your
landscaping! This may then eliminate the need
for WAT-2. (although this credit could still be
there to encourage extreme reduction in
irrigation water).

The Water sub-group of the Technical Working Group
that developed the tool discussed this issue at length
and came to the solution of providing more incentive
for landscape potable water reduction through the
changes to Wat-3 described in the response above.
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Credit Credit Issue
Reference No. Name Summary | Comments Response

The supply of plumbing fittings are not readily Project teams using the potable water calculator will

advertised with the flow rates, and | am not sure | need to obtain manufacturer information regarding

how they have been compared. This would be a | flush and flow rates for fittings. The GBCSA is

Architect 2 valuable service to the specifie_rs i_f this_ could be curre_ntly not working \{vith manufacturers on a

done. CCN may be able to assist in this area. labelling scheme, but increased market demand for
this information should encourage manufacturers to
make it more readily available.

See my comments in email dated on The water calculator has been adjusted so that up to 2

20/08/2008 and the attached spreadsheet [#2]. | points can be earned by using the most efficient

- | think we need to calibrate the water fittings available. In order to receive all 5 points, water

calculator recycling systems will need to be used. However, all 5

- Find a bit harsh not to award 3-4 star fixtures points should be achievable without the use of a

(especially in SA) blackwater system, though blackwater systems will

- 6-star fixtures are difficult to find; even in AUS, | certainly help achieve points when used. The water

possibly not available in SA calculator has also been recalibrated to address

Green Wat-1 Occupant Calculator - haven't figured out how to get to 5 points shower usage.
Building Amenity - would it be possible to outline in the calculator
Consultant 2 Water guide a few strategies on how to get the points?

- if you leave the showers out of the calculator,
but you add whatever grey water amount that
you supply to the building, you will get five
points. As soon as you add the consumption of
the showers (were the actual water comes
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Credit
No.

Credit
Name

Issue
Summary

Comments

Response

from) it goes back to 3 stars!

- there is no option to treat the grey/black water
to potable water again. In that case the
maximum saving you can get out of a system is
Column U --> which only gives you 4 points.

Green
Building
Consultant 2

Wat-1

Occupant
Amenity
Water

Calculator

In terms of the rainwater figures - the link to
weathersa does not work, and it is not possible
to copy paste it into the web browser (probably
protected). Then the website it refers to it is still
a mystery how to get to the rainfall figures. | do
not think it would be very difficult to link the
calculator to the 'building input' sheet. Just add
a drop down line with "city" (above the
"province"), which then activate the right
numbers for the average Rainfall in the water
calculator.

The excel cell with the website link was locked in the
Pilot version, so the link was not able to be copied.
This issue will be corrected in the version 1 tool. More
notes will be added to the water calculator guide so
that working through the calculator is explained in
more detail. The exact location of the rain data on the
linked webpage will be called out.

Green
Building
Consultant 2

Wat-1

Occupant
Amenity
Water

Automatic
taps

For the taps, the main denominator is the water
flow (Itr/min) and there is probably in the
formula a fixed number of minutes for the time
using the WHB. By installing automatic taps,
the flow is the same, however the time using
the WHB is reduced. Would we need to
address this in the calculator?

Sensors (presence detectors) and timed taps have
now been addressed in the water calculator guide.

GBCSA 1

Wat-3

Landscape
Irrigation

Establishment
period for
landscape

Recommend extending the permissible
irrigation period for planting establishment from
3 months to 1 year. For climates with a dry
season, that require irrigation for plant
establishment, installation may occur during the
rainy season and earlier than 3 months prior to
the end of the dry season.

The time period has been changed to 1 year.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
Please provide a description of a xeriscape This information is contained in the Technical Manual
Property . . ;
Wat-3 garden. section for this credit.
Developer 1

Fewer hard areas are to be encouraged and Yes, all water reused on site for irrigation is subtracted
ground water replenishment can be facilitated from the potable water use. Please see the water
through on-site stormwater disposal. | would calculator guide.

. guess that the wat-3 refers to on-site water

Architect 2 X . .
capture and re-use in landscape watering. This
is the easiest way to use stored water without
necessarily treating it.
We believe a better analysis should be done of | This credit addresses water usage only and is meant
the carbon footprint effects of air cooled versus | to encourage water use reductions in heat rejection
water cooled plant. Water cooled plantis more | systems and provide an incentive for innovation in
energy efficient and has a longer lifespan than these energy efficient water consuming systems. The
air cooled. Air cooled plant requires large energy usage of various cooling systems is addressed
amounts of metal for condenser fins as well as | in the energy section of the tool. It is often the case in
multiple electric fan motors which especially in the Green Star SA - Office tool that there trade-offs
L highly corrosive locations means at least one between credits, i.e. a design that earns points in one
Heat Reduction in - . A .
. o replacement within the same water cooled plant | category may be hurt with fewer points in a different
Engineer 2 Wat-4 Rejection use of potable lif Perh h db id
Water water ife span. Perhaps there could be an override category.

exception for coastal areas where water is more
readily available and corrosion is high? Due to
the chemical treatment of condenser water it is
not easy to reuse and due to quality
requirements within the systems it is not
practical to use poor quality or recycled water
within these systems.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
If you have evaporative cooling, you will be The number of points gained in the energy section for
penalised 5-6 points (4x1.36 (water)+1x0.52 an evaporative cooling system will depend on various
(emissions) = 5.92). But the main reason to project variables as well as the particular system
choose for evaporative cooling is the energy chosen. Eurovent 9/5:2000 referenced in the
saving. How many points would you get under Technical Manual gives good guidance and
energy by implementing evaporative cooling? It | background information on the credit. The
. would also be very useful if the handbook would | understanding needed is that heat is rejected by
Green Heat Evaporative . . d ) . .
o L . give a bit more guidance relating to this WAT-4 | cooling towers at constant temperature through
Building Wat-4 rejection cooling L . X 4
(heat rejection water) credit. The AUS evaporation. Therefore the amount of heat rejected
Consultant 2 water towers

handbook refers to a standard AS3666. | have
not yet found a Mechanical Engineer who can
explain to me how to calculate the amount of
water required by the evaporative cooling
towers.

divided by the latent heat of vaporisation of water is
approximately equal to the amount of water lost
(ignoring 0.01-0.02% drift losses). Also added to this
loss is the amount of water that is drained off from the
cooling tower sump (blow down) to avoid excessive
scaling caused by dissolved solids.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
Potable Water Calculator Guide This error has been corrected.
Green Page 1 - Summary. The third bullet point has
Building an "and" at the end that appears to not belong.

Consultant 2

Green
Building
Consultant 2

Potable Water Calculator Guide, Page 2 - Table
1. The third row for wash basins and kitchen
sinks has a duration of 9 seconds. First of all,
this seems low for effective hand washing (10 or
15 seconds would be more reasonable and
easier to hand calculate). In addition, there
should be some accommodation for water
savings from metered taps that decrease the
duration.

Sensors (presence detectors) and timed taps have
now been addressed in the water calculator guide.

Green
Building
Consultant 2

Potable Water Calculator Guide, Page 3 Table
2. The Australian Green Star ratings of 1-6
stars are confusing and seem to suggest that
the flush and flow rates are directly tied to the
Green Star SA rating (South Africans are not
familiar with the star ratings of fittings). Can we
not create one new table with headings such
Conventional Practice, Best Practice, Innovative
with clear indication that this is only a guideline?

The reference to Australian star ratings of fittings has
been removed.

Green
Building
Consultant 2

Potable Water Calculator Guide, Page 4 Table
3. The run-off factors for steel roof (>30
degrees) and flat smooth roof (<30 degrees)
seem too low. Suggest steel roof (>30 degrees)
should be the same .90 as tile; smooth <30
degrees at 0.75; and gravel/turf be 0.4.

Please refer to the new values in the water calculator
guide.

Potable Water Calculator Guide, Page 4
Rainwater Recycling methodology - It appears
that the award of water savings is too closely

The water calculator assumes a minimum tank size for
20 days storage of toilet flush demand entered. This
methodology ensures that if there is a dry spell of no

BGuirI?j(ierrl] tied to tank size. If your demand closely rainwater harvest the potable water consumption does
s et 5 matches supply, and you have fairly consistent | not increase drastically against the Green Star SA
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Credit Credit Issue
Reference No. Name Summary | Comments Response
rainfall in the climate zone, a small tank may estimates. For specific projects that do not fit within
fine. the parameters of the water calculator, it is acceptable
to submit project-specific hand calculations that must
be clear, with all assumptions and variables justified.
Potable Water Calculator Guide, Page 4 Previously unused water from high-value fresh water
Rainwater Recycling methodology - What about | sources (e.g. lake, river or groundwater) can not
Green . . .
Building projects that use well water and send their contribute to the amount of non-potable water used.

Consultant 2

excess rainwater down to the water table - will
this be allowed?

The use of fresh water from wells and rivers
contributes to the global depletion of water resources.

Green
Building
Consultant 2

Potable Water Calculator Guide, Page 5
Greywater Recycling methodology. There
needs to be capacity for more sophisticated
systems that use things like cascading levels of
water filtering or quality, overflows for other
uses, top up with potable water for deficient
times, etc. Perhaps projects just submit their
own methodologies for these systems?

For specific projects that do not fit within the
parameters of the water calculator, it is acceptable to
submit project-specific hand calculations that must be
clear, with all assumptions and variables justified.

Under the potable water and sewage guide, |
found it questionable to discount the installation
of waterless urinals in a building. This is . . .
seen as mistrust. It may not be very easy to
remove the pipework to reduce the risk of

For new buildings, waterless urinals must have no
water supply lines run to the urinals in order to take
credit for zero water use. For refurbishment projects,
existing water supply lines need not be removed, but
the water supply must be permanently disabled (i.e.

Architect 2 refitting the water. There may be circumstances | physically dismantled in such a way that reconnecting
where this is necessary and then the work is the water supply for flushing is not possible without
more difficult and more wasteful. What are we additional construction work).
trying to achieve, less impact or more policing to
check up on dishonest people.

Guide section 3.3 should describe how showers | Changes have been made to the water calculator

GBCSA 1 are tied to Tra-3. How they are tied needs to be | guide to better explain how showers are treated in the

figured out.

calculator.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
No mention made of glazing under materials - The material category deals with the direct
suggest points for low-e glazing, double glazing | environmental impact of materials. The benefits of
Architect 1 Mat None Glazing and .fram.ing material (frgmes with conduc_ti_on energy saviqgs from different .glazing options and _
barrier, timber frames with lower conductivity frame materials are reflected in the Energy category in
than metal frames). Ene-1.
As the production of many building materials are | International methodologies for Life Cycle
known to be very energy intensive and polluting | Assessment (LCA) are still developing and are not
e.g. cement and aluminium (apparently currently agreed upon. In addition, country-specific
Architect 3 Mat Category contributing something like 40%of the world's LCI data is quite scarce for South Africa and needs to
Weighting CO2 emissions), | would have thought that the be built up before any mainstream and robust use of
materials category would have had a higher any methodology is possible.
overall rating.
There is still significant debate over the parameters
Materials in the building seem to have been and how the weightings of these parameters are
given a higher value than is justified when one included within LCA. The weightings within Green
considers the overall impact in the long term Star SA are based on the relative weightings
influence of buildings. If however, the right, long | incorporated within other green building rating tools
life materials are chosen at the beginning, this and the importance of these issues in the South
should be encouraged for the client to be able to | African context. As highlighted by comments
justify these, saving other raw materials down suggesting both a reduction and an increase in the
Architect 2 the line and maintenance should be taken into We_ig_hting of the Ma_lteri_als category, there are differing
account as well. Plaster and paint, for example, | opinions on the weightings issue.
is a labour intensive practice and in 50 years the
building is likely to be painted seven or eight Green Star SA looks at the materials with the biggest
times. Cladding systems, tiles and facebrick are | impacts in terms of those with the highest embodied
a few options that should be encouraged. This energy and used in the greatest quantities in
is surely more important that the type of paint or | buildings.
removal of PVC.
Gout Embodied Embodied 'IlEmbodi_ed energy cE)ntribute.s _significantl_y to thg
Mat ecological footprint" of a building and this credit
Departmnt 1 Energy Energy

must therefore receive a higher weighting.
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Credit
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Credit
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GBCSA 1

Mat-1

fluorescent
light bulbs

First, suggest that compact fluorescent light
(CFL) bulbs not be included in the materials list,
as they are more of a building management
issue, and occupants do not generate used
CFLs like they do plastic, paper etc. If CFLs are
to remain, suggest including all fluorescent
bulbs, not just compact.

GBCSA 1

Mat-1

Organic
waste

Suggest deleting the requirement for space for
organic waste, as it will likely be a long time
before this waste can be picked up by waste
haulers or easily taken to a facility. It will be
much harder to not landfill this material, and it's
inclusion in the credit may have the effect of
causing people to not pursue the credit at all.

This credit has been revised. CFL's and organic waste
have been removed from the list.

Property
Developer 1

Mat-1

‘Technical Manual Sizing the Waste Storage
Area’ table where is this?

This table will be included in the separate Technical
Manual for the tool.

Architect 2

Mat-1

Space
requirements

The minimum requirements for recycling areas
seems to be ill conceived. In my home, with only
four occupants, and an area of nearly 400 sg/m,
we need and area of 4 square metres to deal
with one weeks recycling. This is two bags of
paper and cardboard waste, 2 bags of plastic
and packaging waste, | bag of organic and food
waste and then space to collect the metals and
glass which take many weeks to fill the same
size bags. In an office building of 500 sg/m at 1
person per 15, there could be over 30 people
generating waste and | feel the space allocated
is too small to do the job properly. This only gets
worse for the bigger buildings. Ratios are shown
below. | have assumed that small containers will
be placed in many parts of the building and
cleaned out on a daily basis, with a weekly
collection/disposal. Office workers should be
encouraged to dispose of their batteries, metals
and glass at the workplace to make the process

No South African specifications exist for allocation of
recycling areas. The current space allocation
requirements are based on information from other
countries and sources and are believed to be
appropriate. Please note that the requirements
consider the centrally located recycling areas, not bins
at all desks.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
as easy as possible.
500 7.5 sg/m
1000 8sg/m
5000 17.5sg/m
10 000 25 sg/m
20 000 30 sg/m
Please see comments below Though life cycle analysis and embodied energy
concepts inform the materials credits, there is
currently insufficient embodied energy data and
Product Rep/ Embodied information for South African masonry. The GBCSA
Subcon- Mat-5 Concrete energy looks forward to working with industry and other
tractor 1 weighting leaders in this field to address these issues in future
generations of the rating tool, when more research
can be done.
The way the credit reads is that for 1 point a Though the recycled content percentages are on the
"steel framed building should have 60% of all high end, we have received feedback that they are
steel with a recycled content greater than 40%". | achievable in South Africa.
That includes structural rolled sections - I'm not
sure whether that is doable in the SA market -
i.e. can one get rolled structural section using
recycled steel? The other way to get the 1 point
is in a concrete framed building where 60% of
the reinforcing steel should have a recycled
content of 90%. This seems a very high
recycled content (the Aussies used 50%
recycled content). Once again | question how
Bcilirlii(iar?g Mat-6 i::ehifla:géf doable this is in SA (maybe very inspirational

Consultant 7

which is good).

The other 2 points are available if just about all
(90%) of the steel used on the project is at least
60% recycled content. Again I'm not sure how
realistic a target this is in the SA construction
market.

This issue of the Steel targets may have been
addressed in one of the TWG meetings in which
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Credit Credit Issue
Reference No. Name Summary | Comments Response
case just ignore the comment.
We would like to express our serious concerns It is common for green building rating tools to be
with the PVC minimization credit of the tool. Itis | published in Pilot form without an accompanying
our understanding that the tool was taken from Technical Manual; these manuals are typically only
the Australian Green Star system. With due provided once the final tool is released to enable
respect to the Australian system, we contend projects to pursue formal certification under the
that this does not necessarily make the decision | scheme. Publishing a Technical Manual is a large
to be correct. It is also our understanding that undertaking and usually not logical to do during Pilot
the Technical Manual explaining considerations | phase when significant changes may take place
taken, alternative materials, calculations, etc is before full release in version 1. For this Office tool,
still being developed and is not available as the Australian Office Technical Manual was available
reference. In the absence of this Technical for reference, and for future tools, the SA Office tool
manual to explain the reasons behind the manual will be available for reference.
decision on PVC, it is difficult to objectively
debate the issues surrounding its minimization. | Green Star SA aims to set performance benchmarks
Product Rep/ PVC and not to prescribe strategies to achieve these
Subcon- Mat-7 Minimisation In summary, without this Technical Manual: outcomes. As such, the PVC Minimisation credit does
tractor 2 not reward projects for the use of any specific PVC

* The South African PVC industry and public
cannot be expected to provide detailed
comments and feedback on this aspect of the
rating tool when virtually no background
information supporting PVC minimization is
supplied.

» No objective assessment of the alternative
materials can be made without knowing what
those alternatives are. We would urge the
GBCSA, in pursuit of PVC alternatives, to guard
against the use of materials whose
environmental impact is not known.

alternatives, only for the minimisation of PVC use in
buildings.

The issue of PVC minimisation was considered
extensively by the GBCSA and the South African
Technical Working Group that developed the Office
tool. The GBCSA notes that the toxicity hazards
posed by dioxins, phthalates, metals, vinyl chloride,
and ethylene dichloride are largely unique to PVC,
and, as one of the primary uses of PVC is in buildings,
it is important to address the issue in the rating tool.
Please see responses below for more information.

Since GBCSA is a member of the World Green
Building Council, we would request that you
consider the recommendations of the LEED
Steering Committee to the US Green Building

The TSAC report published by the US Green Building
Council in 2007 clearly describes many of the hazards
associated with PVC production and disposal,
including the most significant cancer-related impacts
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Council (USGBC) Board of Directors (obtainable
on the following website
http://www.usgbc.org/ShowFile.aspx?Document
ID=3401), based on the report by the Technical
and Scientific Advisory Committee (TSAC) PVC
Task Group. The TSAC report indicates that
available evidence based on scientific research
does not provide grounds for PVC elimination.
Hence our contention that the publication of the
GBCSA rating tool without background
information is perhaps premature and unfair to
the PVC industry in South Africa.

PVC continues to be used as a material of
choice in health critical applications such as
medical equipment and food packaging, and
similarly we believe that its use in construction
work should not be excluded without proper
scientific evidence. The PVC industry has done
a lot of work to improve its environmental
performance. The Vinyl 2010 initiative, which
includes various environmental initiatives
relating to production, selection of additives, and
recycling shows how the industry is positioning
itself towards sustainability objectives. Various
aspects of this European initiative are currently
at various stages of implementation in South
Africa.

We would therefore like to see the withdrawal of
PVC minimization aspect from the rating tool
until the issue is debated with the PVC industry
and until the reasons for PVC minimization are
advanced to the South African public.

of all of the materials studies. The GBCSA does not
believe that this report makes a compelling case to
remove the PVC Minimisation credit.

The materials section of the Green Star SA - Office
rating tool is guided by Life Cycle Analysis (LCA)
principles. While PVC may not come out as
significantly worse than other materials in an LCA
process, the GBCSA believes that the LCA process
does not sufficiently recognise the importance of
toxicity issues, in which PVC has substantial negative
characteristics.

The GBCSA, along with many other Green Building
Councils including the US Green Building Council,
holds the Precautionary Principle as a tenet of its
mission. The Precautionary Principle makes the case
that in the absence of conclusive scientific evidence, it
is better to err on the side of caution. As there is
substantial evidence linking PVC to human health
risks, and as one of the primary uses of PVC is in
buildings, the GBCSA believes it is relevant to include
this credit in the rating tool.

The GBCSA recognises that there are ongoing
developments in PVC manufacture and disposal
technology and that this credit will need additional
research and refinement in the future. We look
forward to working with the industry and other experts
in the field to address these issues in future
generations of the rating tools.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
We propose that in line with the USA approach | Green Star SA aims to set performance benchmarks
on PVC, points should not be awarded for the and not to prescribe strategies to achieve these
reduction of PVC without recommending an outcomes. As such, the PVC Minimisation credit does
alternative/substitute which performs relatively not reward projects for the use of any specific PVC
better than PVC. PVC is widely used for building | alternatives, only for the minimisation of PVC use in
applications such as drainage pipe, potable buildings. This is the same strategy employed
water supply, cladding for insulation, flooring, throughout the rating tool - for example, the energy
window profiles, door frames, cable insulation, category does not tell you how to achieve the various
tarpaulins and sheet with good insulation and benchmarks (e.g. lighting power densities) it only sets
weathering properties. As a building material it the benchmarks. It is up to individual projects to
is very versatile, it can be compounded and decide which credits they want to achieve and how
combined with raw materials to meet a very they will achieve them.
wide range of physical properties. PVC has very
good physical and insulation properties. PVC is | The GBCSA notes that the toxicity hazards posed by
Product Rep/ inherently flame retardant and does not support | dioxins, phthalates, metals, vinyl chloride, and
PVC Suitable fire. PVC can be recycled in long-term ethylene dichloride are largely unique to PVC, and in
Subcon- Mat R : oo . 4 AN NI
tractor 2 Minimisation | Alternatives? | applications. It is easy to WOI’k.WIt!’] the products | fire situations, even bgfore it ignites, PVC re.leasgs
made from PVC. The polymerisation process to | hydrogen chloride which turns to hydrochloric acid
produce Vinyl has improved significantly over when inhaled. When burning, PVC releases toxic
the last 3 decades, Polymerisation plants meet | dioxins.
very tough international emission standards.
Extensive research in fire situations has The GBCSA also notes that many papers can be
indicated that natural materials more often referenced to support the case for reduction or
support flames and CO generation. It is the lack | elimination of PVC in the built environment.
of oxygen and carbon monoxide levels that are
fatal in most fire situations. In many ways PVC As stated above, the GBCSA notes that there are
is the oldest and most ongoing developments in PVC manufacture and
researched plastic. Its properties and strengths | disposal technology, and we look forward to working
are very well known. Many scientific papers are | with the industry and other experts in the field to
available and can be referenced address materials issues in future generations of the
to support the use of PVC in building and rating tools.
construction activities.
Reference to Forest Stewardship Council (FSC) | The Forest Stewardship Council (FSC) certification is
Timber which is an Australian council {GBCSA: | a world-wide certification program. FSC offers the
Property Mat-8 Respondent appears to be suggesting that a best available standard for sustainable forestry
Developer 1 more local standard should be found.} practices and represents the work of a diverse

coalition of individuals from across the world.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
In the Ductwork section, suggest revising the The wording has been changed.
Ductwork in Worqmg frnom ::The bu'ild'ing is fully naturally
naturally ventilated" to "The bU|Id|'ng' does not use any
GBCSA 1 Mat-10 ventilated ductwork" as _could a bwldmg not be ful!y
buildings naturally ventilated for vgnt|lat|on but still have

ductwork for heat or cooling?

In the Finishes section, suggest deleting "As- The wording has been changed.

installed final design must require no finish" if

Confusing the actual requirements are the 95% of ceilings
GBCSA 1 Mat-10 requirements | and floors. It doesn’t make sense to say no
for Finishes | finishes are allowed then say that 95% of areas

need to have no finishes.

Please see comments below. The issue of durability of materials is an important
one, but the issue is very complex and needs to be
thoroughly researched before a credit is created in the

Product Rep/ Dematerialisa Embodied rating tool. As mentioned above, there is also
Subcon- Mat-10 tion energy of currently insufficient embodied energy data and
tractor 1 face brick information for South African masonry. These issues

will likely be addressed in future generations of the
rating tool, when more research can be done.

Using a single structured network for all Though the proposed strategy would reduce materials

services reduces the materials used significantly | usage, the PVC reduction through less wiring is

(compared to proprietary networks for HVAC, already recognised by Mat-7 PVC Minimisation, and

Shell and Single, Ii'ght sensors, CO2 air content,'access control, Mat—lO Dema}terialisation recognised the Iargest
Core or structured IP | fire detection and control, public address, impact materials from the perspective of avoided
Product Rep/ M network vs. | telephony, video, electronic signage, CCTV, materials usage.
at-4, Integrated .
Subcon- 10 Fit-out ‘many energy management). Points should be
tractor 3 L disparate awarded for following a converged real estate
Dematerialisa ; . .
tion proprietary | approach. ICT equipment introduced by
networks operators, tenants and occupants should

adhere to environmental standards for energy
efficiency, hazardous materials and eWaste.
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Concrete — Embodied Energy Weighting Comments

B A C K G R O U N D
A pprox 20 % - 35 % of a buildings total carbon footpintis the em bodied energy
com ponent It th erefore m akes sense that the em boed energy of m aterials should
account for at least 25 % of th e points allocated, wWich is not the case
T here is also little differentiation m ade betw een idferent products used M asonry ( i.e
b ricks) are a m assive com ponentof the total em bodd energy of a building M asonry i
o ften the single biggestcom ponentby m ass in a b budiing W hen the em bodied energy o
a b uilding is m easured by m eans of a sim ple tablesabelow it is evident that m asonry is
m ajor contributor to the total em bodied energy
! #
$ % % % v & #
( ' % & "t #
) * + % % & "o#
% "t #
% % / to#
0 ! 1 "t #
1 & B ] #
) ' % % ! #
" % #
il ! #
1 % & / #
% "t ! " #
It is evident from th e above that the choice betw eneclay brick and concrete bricks (and
th ere are even m ore environm entally products like &lcium S ilicate bricks) can have a
significant difference to the em bodied energy
T he therm al capacity , resistance and conductivitp f clay and concrete is reasonably
s im ilar so there is no trade off in the operationalife of the building
It is also evident from th e rating tool that a lobf credence is given to reuse (recycling of
m aterials). T his does not have a significant im pacotn em bodied energy. For exam ple, 8686
9 1 % of concretes em bodied energy is as a result ocfem ent. T he em bodied energy of th
aggregate is only 0.1 M J / kg. T he energy usage ofecycling concrete is abou .04 M J/k g
T here is therefore only a saving of 0.0 6 % (0r 7% by using recycled m aterials.
T his is different for alum inium or plastic w here te effects of recycling is m assive




Concrete — Embodied Energy Weighting Comments (Goatl)

P R O PO S AL

A n approved em bodied energy per unitw eight for dfidrent m aterials is used todeterm
th e total em bodied energy of the building. (as pethe table above) There is sufficient
approved tables ( C anadian G overnm ent, A ustralianoggernm ent) thatcan be used

A pplied to this a recycling energy saving that cahbe achieved. i.e recycling alum inum
results in em bodied energy saving = 90 % , aggregate 65% , concrete = 7% , glass = 5
Q uantity surveyors already m easure the m ass of eachom ponentof the building. It is
sim ple tabulation that w ill then result in the totlaem bodied energy of a building. T his
w ill result in a com prehensive em bodied energy cauclation including the effects of
recycling. T he total em bodied energy com ponent shdd have a w eighting of a le ast
2 5 %

I am w illing to assist in this m atter if required.

in

%

e
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Embodied Energy of Facebrick Comments

BACKGROUND

Face brick requires no finishes and com prises 50%s6 embodied energy per square
m eter than plaster and painting. There is also angoing embodided energy application
in the maintenance of repainting wallevery 5 — 7egrs.

/ “#& ' #(

“HSB “H#H$B %6

PROPOSAL

A llocate an appropriate amountof points (ideallyroportioned to the ratio face brick
em bodied energy saving as a ratio to the total eggrusage over the life time of the
building ) to buildings usin face bricks as opposetd plaster and paint

T his could alternatively be scored using a bill oif aterials on em bodied energy, and
scoring the total embodied energy of the building
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stringent?

Green Star SA? | don't know how Red Data
rules work or how common red data
designation is around urban areas, but this
issues needs to be discussed.

Credit Credit Issue
Reference No. Name Summary | Comments Response
| support the introduction of plants into the The Green Star SA - Office tool addresses base
urban context and see the rewards for doing building design and construction only, not fitout
Architect 2 this as positive. impacts. Indoor plants are typically included in an
Somewhere, the indoor plants have been left interior fitout and as such are not addressed in this
out of the equation and need to be considered. | tool.
When the new safety regulations were It is left to the individual project teams to find their own
published in South Africa in June of 2003, there | qualified consultants and specialists for their individual
>— were very few safety accredited personnel. project needs. However, for guidance, there is a list
o There was however, a list of those that were of suitably qualified ecologists who are registered with
O Architect 2 recognized by the newly formed safety the South African Council for Natural Scientific
association. Is there a list of qualified natural Professions as required by the SACNASP Act (Act 27
- scientists in each province? If not, this needs to | of 2003). SACNASP have a register of ecologists
O be done for the section to be valid. which is available from their website:
O www.sacnasp.org.za.
L Land Use and Ecology is a section that is really | Points for the materials benefits of reuse of an existing
© only for new buildings. There is possibly a building are awarded in Mat-2 Building Reuse. The
c solution by automatically awarding points for ecological benefit of reusing land is recognised in
© the re-use of an existing building. If the existing | Eco-2 Reuse of Land. In addition, building on and
L Architect 2 building can be landscaped to restorative levels | remediating contaminated land is recognised in Eco-3
U) and ecologically to reinstate natural ground Reclaimed Contaminated Land. Points are awarded
water, etc. these should be awarded or else this | for improving the ecological value of land for both new
> section is left out entirely for a retrofit. If this is and existing buildings in Eco-4 Change of Ecological
D not possible, then the argument to separate Value.
these two scenarios is further strengthened.
Z Want to make sure that Red Data species land | Red Data species are protected through national
<E prohibition will not exclude a large portion of legislation, the National Environmental Management:
— new construction in SA. We obviously want to Biodiversity Act 10, 2004 and at a provincial level
prohibit development on open tracts of habitat, | through policy by the provincial authorities mandated
but if there is red data land on urban edges, do | to enforce the National Environmental Management
GBCSA 1 Eco-0 CR Red Data too | V€ want to exclude all those buildings from Act, Act 107 of 1998. With a few exceptions, when a

Red Data species occurs on a property an application
to the Environmental Authority for development of the
property would not be approved or would be approved
only for the portion of the property that is outside of
the buffer around the Red Data species. A condition of
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Credit Credit Issue
Reference No. Name Summary | Comments Response

approval would typically include the demarcation and
protection of the Red Data species. The Green Star
SA conditional requirement is therefore aligned with
national legislation.

We propose the following: If the applicant can Please refer to the response above for an explanation

prove that an improvement in the habitat can be | of why the Red Data species criteria are not viewed

obtained, so as to significantly uplift the as too stringent. It must be possible to apply the

ecological value of the site, especially where criteria of a conditional requirement consistently from

the site has been previously disturbed or one application to the next, and therefore the

earmarked for development outside the conditional requirement must be informed by absolute

Greenstar framework. (We feel this condition criteria such as the presence or absence of Red Data

isolates sites in our ecologically wealthly species. Scientific evidence has shown that

country that could benefit from intervention, this | rehabilitation efforts cannot recreate true natural

would give preference to Greenstar projects, habitats or systems in the relatively short term of less

where a possible non-Greenstar project would than ten or twenty years. Provision is made in Eco- 4

SIGNIFICAN possibly destroy_ the habita_lt completely). Chan_ge pf Ecological Value to rewar_d developments
T Wh?t v(\;?hars tr);:cng t(l) széy is thgt if Lhe ] that significantly enhance the ecological value of a
. Conditional wetland/habitat/farmland is under threat by site.
Architect 4 Eco-0 Requirement IMII?IBI'(S)\'/I%ME development (for example a non-greenstar
HABITATS project or LA re-zoning etc), a greenstar project

showing that it can SIGNIFICANTLY improve
that wetland/habitat/farmland (for example we
would propose to work with a species haven
down the road and set up roosting/nesting sites
in line with their recommendations. We would
rehabilitate say 80% of the site to grassland,
etc). This project (at GBCSA's discretion) would
be exempt from this conditional requirement.

How GBCSA would word this, could be up for
discussion.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
N . The conditional requirement of discouraging Thank you - Noted.
Government | . o | Conditional | Ecologically | development on ecologically valuable land is
Department 1 requirement | valuable land | strongly supported.
Structured cabling and wireless networks play a | Eco-2 Reuse of Land deals with the direct ecological
major role in making the use of space flexible impact of reusing existing land for the current project
and future proof. As the need for IT and pursuing Green Star SA certification. Using materials
. . business' dependence on it continues to grow, and systems that may facilitate reuse of buildings
Product Rep/ Making office , - ; . ; ;
Reuse of so will buildings with a converged pervasive IT would be addressed in the materials category, though
Subcon- Eco-2 real estate . . . . - .
Land : as a service through the spaces benefit from there is currently no credit for designing flexible
tractor 3 flexible . . .
less disruption with occupant changes and spaces. More research would need to be done to
allow greater flexibility in the use of the space in | determine how to quantify adaptability and reward
the Campus concept. best performance.
The handbook should define what an approved | The Technical Manual directs users to contact the
Green Urban Edge is and how to prove that. relevant provincial & local authority to determine the
L Reuse of o . :
Building Eco-2 urban edge position of the approved urban edge in relation to the
Land .
Consultant 2 development site.
It took some time to establish the before and The Technical Manual to be used with the rating tool
Propert after amounts, the error messages didn’t talks the user through the process of entering all input
perty Eco Calculator explain the error. Please could the error into the calculator.
Developer 1 ;
messages describe the problem?
The Change of Ecological Value calculator It is not clear why the calculator could not be used.
Propert couldn’t be used. The GBCSA did not receive any other feedback that
Devel% e): 1 Eco Calculator the calculator could not be used. Please contact the
P GBCSA if there are problems in the future.
The calculator needs calibration: For example if | The credit offers greater reward for significantly
you start with bare ground and then have a enhancing the ecological value of the site. The credit
building will a full roof garden and the rest is allows a few alternative methods of enhancing the
indigenous garden, you only get 3 out of 4 ecological value of the site and although an
points. But if it's indigenous plantation you get 4 | indigenous plantation would not be appropriate for all
Green Eco Calculator Calculator points. Is a plantation forest realistic for an office developments it may be appropriate for certain
Building calibration office building? The calculator needs to be developments. The calculator is specifically calibrated

Consultant 9

adjusted to be realistic for an urban
environment. Shouldn’t be impossible to get all
the points.

for office developments in urban environments and
rewards practical solutions such as roof gardens,
vertical gardens, indigenous landscapes and man-
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Credit Credit Issue
Reference No. Name Summary | Comments Response
made wetlands. While it is possible to achieve all four
points in an urban area, the calculator is not designed
to enable achievement of a high score without
committing surface area and resources to significantly
enhance the ecological value of the site.
This is an office building tool and not a The Green Star SA - Office tool aims to address all
garden/landscape/agriculture tool. significant environmental and human health impacts
of buildings. Building construction and use are
Green ) . .
L Calculator responsible for a large portion of the world's ecology
Building Eco Calculator N . ;
Consultant 3 calibration and land use Qamage. '_rhe GBQSA is following the
lead of all major international rating systems and feels
that it is important to address ecology issues in any
green building rating tool.
The ecology calculator guide should be The referenced maps are not produced by the
enhanced by having the maps downloadable or | GBCSA. These maps are provided by a third party
even available on the web site for all to see. that generates them for vegetation and ecosystem
Architect 2 Availability of Where would we get the book and why should atlasing. The Technical Manual provides information
standards each interested party have to buy a copy. on where to procure the maps. Refer to the South
Surely this service could be made available in a | African Biodiversity Institute (SANBI) website
better way. www.sanbi.org.za for additional information.
The paragraph on land type and diversity index | For previously developed land, the rating tool looks at
seems impractical in the sense that many the site conditions immediately prior to purchase by
developments such as the Moreland Office the building owner/developer.
Park outside Durban, began with the
infrastructural master planning before any
individuals were allowed near the sites. How is
. it possible to have the defined status of the land
Architect 2

prior to any development taking place. This
may be a common occurrence in some areas,
but I am not aware of many. The diversity index
should only apply to real Greenfield sites that
have never been disturbed as opposed to those
that have been farmed for decades.
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Reference No. Name Summary | Comments Response

Ecology ECO-4 The spreadsheet provided did not indicate what
| applied the calculator to my actual project - a | bioregion and vegetation type where selected or what
4-storey office building, ground floor retail, in values where entered for "Before" construction. Using
Cape town urban context - and began to notice | the site area of 9300 m2 in an Urban Area (Brownfield
a few things. | recorded it in a spread sheet Site) and a combination of roof garden, indigenous
attached to compare the various scenarios. landscaping, as well as a man-made wetland area, a
[See below.] | found it very difficult to get more | score of 4 points is achievable. However, the
than 2 points in most scenarios. | am in full percentage of area allocated to the ecological
agreement that full points should be reserved surfaces is high, achieved by offsetting the building
for something extraordinary but on the other footprint with an area of roof garden. The ecology
hand, this is an ‘office’ tool not just ‘new calculator is designed so that achieving 3 or 4 points
construction’ and seemed to favour certain requires a significant effort.
strategies over others.
It seems to heavily weight a green roof and if
that is not feasible for a project you will struggle
to get more than 2 points. Same with
wetlands.
Column 6 — With a complete green roof and a

Green Change in Practical total of 74% of the entire site covered in

Building Eco-4 Ecological Application indigenous planting, the max available was 2

Consultant 4 Value feedback points.

Column 8 — With complete green roof and no
hardscape/paving, thus 100% coverage of
indigenous plantings, the maximum is only 3
points. This isn’t even a realistic scenario.
Column 11 - If a green roof was not a feasibility,
then you could only ever get 2 points, even if
the remainder of the site is forest.

Column 16 — Looking at reducing the footprint
of the building to half its original size (assuming
that was possible project-wise) — with only 4%
hardscape and thus 74% of the total site
covered in indigenous plantings, the maximum
attainable was only 2 points.

Column 17 — Assuming an intentionally smaller
footprint and a full green roof and zero
hardscape, thus a 100% green site would only
get you to 3 points. How would one get to 4
points? Shouldn’t the really extraordinary
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situations and/or strategies be rewarded with
an innovation point? My observation is that
unless there are wetlands to work with it is
unattainable. And a site with wetlands should
be at the bottom of the list for sites to be
developed to start with.

Perhaps these thresholds are very intentional, |
certainly wouldn’t want to make it easy, but it
seemed for applying to a a standard office
project after one point it did not make sense to
try for a second unless we could do some
serious landscape gymnastics (esp. with the
costs and structural implications involved) even
a full green roof maxed at 2 points. | don’t
have a specific suggestion here but thought |
would share my work in case it might be helpful
to see how it plays out with a real project.

Green
Building
Consultant 4

Eco-4

Change in
Ecological
Value

Other suggestions and questions:

- The calculator is confusing in what you can
input as before and after. | suggest that you
blank out the boxes that you cannot use. E.g.
the ‘endemic habitats’ are input only and not
outputs; e.g. if all non-building site (75%) were
natural grazing, calculator equals 0.00.

- Is it ‘natural grazing’ or ‘native grazing’ what is
difference?

- Where does bog-standard grass cover fall?
Exotic garden, exotic grazing, natural grazing?
- Where does fynbos fall? Indigenous garden
or indigenous plantation forest? If the former,
then should it be more valuable than a planter
full of native flowers, ground cover/typical
xeroscaping? It's not really a plantation forest
either.

- If you establish a proper fynbos area (‘creation
of indigenous ecosystem’) would that be able to
be considered in the Rehabilitation category?

- In general, fairly specific definitions of the
‘Land Types’ would be helpful. The Aus Tech

The fields in columns F and H from row 19 to row 36
must be open for input in order for the calculator to
work. The calculator requires both the before and after
values to be entered. Where the extent of the
"endemic habitats" decreases in area, a lower
ecological score is achieved for this land type. The
Technical Manual walks the user through the use of
the calculator. The points on definition of various land
types, lawn, exotic grazing & fynbos, are noted and
will be addressed in the Technical Manual.
Permeable paving would have a low ecological value
just above bare earth.
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Manual also does not have these definitions.
Or a reference to an official document that
defines these. E.g. what is exotic grazing?

- Does permeable paving belong in this point
category if it is an improvement upon the land
that was there before?

Change in Ecological Value Calculator — Practicppication Comments
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Consultant 3

prescriptive?

Credit Credit Issue
Reference No. Name Summary | Comments Response
Suggest exempting small HVAC units (less Small units will be exempted from the credit
than about 0.25 kg of refrigerant) as well as requirements. Please see the Technical Manual section
standard refrigerators, small water coolers, for this credit for more information.
Small . )
. refrigeration etc. as it will be gxtremely hard to find
GBCSA 1 Emi-2 equibment replacement refrigerants for these packaged
quipme products. [Follows LEED credit criteria that
exemption . .
came out of past CIRs exempting small units
that perhaps only serve a computer room.]
Suggest changing the na clause from "Where | The credit wording has been changed.
. Refrigerant the project is fully naturally ventilated . . ." to
GBCSA1 Emi-3 Legaks NA clause | "where no refrigerants are used . . .” to avoid
) the natural ventilation definition issue.
Z More information regarding the background Please see Technical Manual section for this credit.
O Green on insulants would be useful in the Technical
- Building Emi-4 | Insulant ODP More info Manual, e.g. what types of insulation is
% Consultant 2 acceptable and which are not.
3 Reference to ANZECC (Australian and New Green Star SA will always refer to local standards where
Zealand Environment Conservation Council they are equivalent to international best practice. In the
L guidelines? {GBCSA: Respondent appears case of this credit, the available South African standards
to be suggesting that a more local standard do not provide adequate information and guidance to
Property . . X .
Emi-5 should be found.} achieve the credit requirements and the best
Developer 1 . )
environmental outcomes. Once there is a local standard
or guideline equivalent to the reference in the tool, it will
be incorporated within Green Star SA.
Would permeable paving fall under Emi-5 Permeable paving is a design solution to attempt to
Green Water course pollution? Does this need to be | reduce runoff volumes. The credit measures the
Building Emi-5 explicit in the tool or would that be too outcome but does not prescribe the method. An

attenuation pond would also reduce peak flows with or
without a permeable road surface.
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Credit Credit Issue
Reference No. Name Summary | Comments Response
Once a usable area is entered into the This issue has been corrected.
Building Input page, and no information is
GBCSA 1 Emi-6 entered into the Water_calculato_r, the
sewerage calculator gives 4 points for 0
I/m2/day. Need to fix this.
Reference to EPA (United States Green Star SA will always refer to local standards where
Environmental Protection Agency) {GBCSA: | they are equivalent to international best practice. In the
Respondent appears to be suggesting that a | case of this credit, the available South African standards
more local standard should be found.} do not provide adequate information and guidance to
Property . . X .
Emi-9 achieve the credit requirements and the best
Developer 1

environmental outcomes. Once there is a local standard
or guideline equivalent to the reference in the tool, it will
be incorporated within Green Star SA.
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Credit Credit Credit Issue
Reference | Category No. Name Summary | Comments Response
{No comments were submitted for this

= category.}
©)
— Inn-1
<
3
> Inn-2
<

Inn-3
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