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Keynsham civic centre

Sustainability objectives

The Keynsham Civic Centre has completely 
transformed the town centre in a way that usually 
accompanies new corporate office development. The 
redevelopment replaces outdated 1960s buildings, with 
a new Council office

The projecr aspires to the highest standards of passive 
environmental design and aims to be one of the lowest 
energy-consuming public buildings in the country.

The Council wanted the sustainability focus to be on 
achieving exemplar levels of low energy and carbon 
emissions during actual operation. Therefore instead of 
a BREEAM assessment, the following requirements were 
set:

• Follow the Soft Landings Framework, with a two  
               year aftercare period
• ‘A’ rated EPC (Energy Performance Certificate)
• ‘A’ rated DEC (Display Energy Certificate) by the  
               end of the second full year of operation. 

Our approach

Delivering low carbon in-use requires a combination of 
low carbon design and reduction of the performance 
gap between design intent and operational reality. This 
requires working closely with the people who will use 
and manage the building.

We also used our Sustainability Matrix to set targets 
and communicate the vision to stakeholders to provide 
clarity on sustainability issues beyond energy.

Extract from Sustainability Matrix

The four storey atrium Light floods into the internal space



Environmental design

We have adopted a ‘passive first’ approach to every aspect of the architectural and 
services design.

Orientation: Narrow floor plans (circa 15m) optimised for cross ventilation with elevations 
orientated north and south.

Form: Pitched roofs create a thermal reservoir and drive passive stack ventilation.  
Opening clerestory windows are set back from the façade to shield them from traffic 
noise. Roofs are pitched south for photovoltaics.

Structure:  Hybrid frame where Cross Laminated Timber (CLT) significantly reduces 
embodied carbon while using precast concrete planks for 50% floor slab provides 
thermal mass.

Daylight: Larger windows to north facades maximise daylight without solar gain.  Light 
shelves to the south facades bounce light deeper into the plan improving daylight 
uniformity.  All glazing is fixed meaning blinds can control daylight without cutting out 
ventilation.

Acoustics: We incorporated a 150mm deep acoustic louver into a bespoke window 
system with an inward opening door behind.  

Embodied carbon: We undertook a pre-contract embodied carbon assessment which 
helped the team to appreciate the impact that the materials embodied carbon had on 
the buildings full life-cycle carbon footprint.  This helped the team to prioritise where to 
invest low embodied energy materials which gave the client best value for money.
   
Cooling: Air conditioning was avoided throughout. In meeting rooms where heat gains 
are higher we used natural ventilation combined with acoustically perforated radiant 
aluminium cooling sails.

Ventilation: Voids were introduced to allow passive stack ventilation.  There are high 
and low level vent doors, the bottom door is manually controlled and the top door is 
controlled by the BMS and provides both daytime ventilation and night purge. 

Embodied carbon: We undertook a pre-contract embodied carbon assessment which 
helped to prioritise between passive and active investments for whole life-cycle carbon 
emissions.
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Specific environmental features include:

• 1150m2 photovoltaic panels providing 200,000kWh per year of electricity, 50% of 
target building emissions. 

• ‘Waste heat’ from water-cooled servers provide 20% of the building’s total heating 
energy requirement.

• The anticipated annual utility cost is £15,000 with an annual income of £23,000 from 
export of PV generated electricity and Feed-in-tariff (FIT), so a net annual income of 
£8,000.



Soft landings and dec ‘a’

The project is the first to target a Display Energy 
Certificate (DEC) ‘A’ rating from the outset. To close the 
performance gap, we have fully adopted the Soft 
Landings approach at all stages, with the design team and 
contractor committed to two years of post-occupancy 
monitoring and support. This will include the use of 
seasonal commissioning and occupant surveys. During 
this period, the contractor is responsible for closely 
monitoring the energy use and optimising the 
performance. 

As part of the DEC ‘A’ strategy, we developed an 
Energy Risk Register which identifies potential 
unregulated energy uses early in the design stages. 
This means they can be designed out where possible 
and monitored during occupation to minimise their 
impact on the energy costs.

An independent Commissioning Manager was appointed 
to ensure the building was thoroughly commissioned. 
They continue to be involved throughout the two year 
aftercare period.

There have been workshops with the building managers 
through design development and in the run-up to  
handover.

The project team were appointed in 2010 and planning 
was submitted in 2012. The project was tendered through 
a two stage Design & Build process based on a 
Guaranteed Maximum Price with gain share incentive.

We wrote the industry’s first Soft Landings Employer’s
Requirements, setting out various roles and processes 
that will contribute towards achieving the DEC ‘A’ target. 
These requirements have since been incorporated into 
BSRIA’s recent publication “How to Procure Soft 
Landings”.

We developed an innovative Energy Performance 
Contract which included an Energy Budget that the 
design was to be completed within. The Energy Budget 
includes the assumptions that the energy modelling was 
based on, with a clear division of responsibility between 
those within the control of the contractor and 
those beyond. 

This innovative approach aims to create an open and 
collaborative environment that allows all parties to work 
towards the best outcome, while maintaining some 
accountability.  It acknowledges shared responsibility.

procurement Transport

Secure cycle parking is provided for 20 bikes alongside 
additional on street hoops for both bikes and 
motorcycles. Showers, lockers and drying facilities are 
provided. Over the next four years the council’s Green 
Travel Plan aims to include an increase to cycling, walking, 
bus and train use. 





Post occupation evaluation 
The contractor is responsible for reviewing the energy 
performance on a monthly basis, identifying where this 
differs from the energy budget and explaining the 
difference. The project team is working together to 
optimise the performance over a two year period.

The chart below shows the actual energy use and PV 
generation for the first year of operation. 

The chart above shows how ongoing commissioning has 
reduced internal lighting consumption by a significant 
amount. There is an expected seasonal variation, overlaid 
with a downwards trend. Further improvements are ongoing.



Further evaluation will be carried out over the next year as 
part of  a UCL study ‘Total Performance’ of Low Carbon 
Buildings in China and the UK’. This will include occupant 
surveys and monitoring of indoor environmental quality 
(thermal comfort, indoor air quality, acoustics and 
lighting).

Credits

Client: Bath and North East Somerset Council 
Architects: AHR

Environmental Engineer: Max Fordham 
Main Contractor:Willlmott Dixon

Structural Engineer: Hydrock   
Project Manager:Capita 

Quantity Surveyor: Aecom  
Acoustician: Max Fordham  

Images: supplied by AHR / Julian Anderson (photographer)

Awards (selected)
RIBA South West Award for Sustainability

RIBA South West Award
British Council for Offices Best of the Best Award

Civic Trust South West Sustainability Award
CIBSE Building Performance Award Project of the Year (Public Use)

further post occupancy studyThe chart below shows the DEC calculation on a rolling 12 
month basis, where less than 25 represents an A rating and 
less than 50 a B rating. 

This shows a continuing reduction over the period and we 
are confident of achieving our target in 2017.


