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design: industry prepares for zero-emissions building
Information, education, training needed to get up to speed, say industry pros
By Peter Caulfield

S

atisfying Vancouver’s Zero
Emissions Building Plan
will require architects and
designers to specify new construction methods that will meet
targets for such things as energy
and airtight, high-efficiency
building envelopes, says Rod
Maas, principal and technical
director for the Vancouver office
of architecture and design firm
Perkins+Will.
“The main thing I’ve noticed
that will affect architects and engineers is the added amount of upfront effort that will be required,”
he said. “It will also require us
to perform more intensive work
in, for example, developing new
mechanical and electrical strategies that we haven’t used before.”
The building trades will be affected, too, said Maas.
They will need, in the first
instance, an upfront, general
understanding of the designer’s
intention. And once work on the
project has begun, more intertrade communication will be
required.
“It won’t require new equipment, but it will be more labourintensive,” said Maas. “It will
mean developing new strategies
to use available technology in new
ways.”
For consultants and contractors to become successful at zeroemissions building, they are going
to need to make some additions to
their professional tool kits: education, detailed documentation,
more collaboration, more on-site
representation and everything
taking place earlier in a project.

Passive House buildings such as The Heights at 388 Skeena Street offer many benefits, including
greater comfort and better air quality, says Rob Bernhardt, CEO of Passive House Canada | Submitted

Bob Cooke, president and
CEO of Division 15 Mechanical
Ltd., says the B.C. construction
industry is just starting up
the learning curve for zeroemissions building | Submitted

Rod Maas, principal and
te ch n ic a l
d i re c to r
fo r
the Vancouver office of
architecture and design firm
Perkins+Will | Submitted

Rob Bernhardt, CEO of
Passive House Canada: “in
Vancouver there are millions
of square feet of Passive
House buildings built or in
design” | Submitted

“It’s a challenging world,” said
Maas. “It’s going to require a mind
shift for everybody, including developers. We’re all going to have
to climb a learning curve. Fortunately, we have ZEBx [the Zero
Emissions Building Exchange]
and many existing and new educational and training courses to
help us ascend it.”

Active Passive House
Rob Bernhardt, CEO of Passive
House Canada, says Passive House
buildings offer many benefits
of high-energy performance –
greater comfort, better air quality, increased durability and more
operational affordability, thanks
to approaches to energy saving
and low maintenance costs.

“In Vancouver there are millions
of square feet of Passive House
buildings built or in design,” said
Bernhardt.
Despite their high-performance
features, he said, most Passive
House structures look like any
other similar building.
“What some people might notice
in a Passive House building is the

additional attention to shading
windows from the summer sun by
external architectural features,”
said Bernhardt.
Building to achieve a Passive
House outcome requires education and training.
Fortunately, there are many
courses available in Passive House
building in Vancouver and the
Lower Mainland.
“Passive House has trained
thousands of Canadians since
2014,” said Bernhardt. “And in the
future, more post-secondary institutions will offer Passive House
training as part of their architectural and engineering curricula.”
Getting up to speed
The B.C. construction industry is
just starting up the learning curve
for zero-emissions building, says
Bob Cooke, president and CEO of
Division 15 Mechanical Ltd.
“Zero-emissions building is
definitely gaining traction,” he
said. “It’s a great initiative for the
VRCA [Vancouver Regional Construction Association] because
it’s the direction the industry is
heading in. An increasing number of owners, such as the City
of Vancouver, want it, which we
can see because energy-efficiency
standards are being raised all the
time.”
In the future, more collaboration
within the construction industry
and between government and industry will be needed, said Cooke.
“There are various ways of reducing building emissions but not
all of them are aligned with the
current building code,” he said.
“And different jurisdictions may
enact different standards.”•

Plan ahead before
using a ladder.
Falls are a leading cause of injury
on B.C. construction sites.

Learn how to use ladders and scaffolding safely at worksafebc.com/construction
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standards: Zero-emissions building support available
VRCA, Open Green Building Society, Passive House Canada and others are here to help
By Peter Caulfield

V

ancouver’s Zero Emissions
Building Plan will require
the local construction
industry to make some adjustments in how it builds.
“To start, the industry will
need to understand why we’re
pursuing zero emissions as a
goal,” said Fiona Famulak, president of the Vancouver Regional Construction Association
(VRCA). “It’s not a temporary
fad. The need to build to zeroemissions standards is real and
here to stay. Zero-emissions
standards are called for by both
the city, in the Vancouver Zero
Emissions Building Plan, and
the province, in the BC Energy
Step Code.”
Its ambitious goals notwithstanding, the plan allows different ways in which the industry
can achieve zero emissions, such
as Passive House and Leadership
in Energy and Environmental
Design, or LEED.
“To support and assist the Vancouver construction industry,
VRCA is hosting ZEBx [the Zero
Emissions Building Exchange],
which will provide programs,
services and education on the
efficacy and how-to of zeroemissions building for owners,

consultants and contractors, and
facilitate peer-to-peer knowledge sharing,” said Famulak.
“ZEBx will also be creating a
curated online library of zeroemissions best practices from the
local construction community
and other jurisdictions around
the world that have been doing
zero-emissions building longer
than Vancouver.”
Creating community
Founded in 2008, the Open Green
Building Society (OGBS) is a nonprofit social enterprise founded
to amplify and accelerate the
green-building sector, says the
society’s co-founder and director, Eesmyal Santos-Brault.
In addition to helping steer
ZEBx, OGBS will help create a
community of practice in green
building – a green-building innovation cluster – in the Hive
shared workspace, located at 128
West Hastings Street near Victory Square.
“We have been busy inviting
researchers to the cluster to collaborate on green-building innovation thinking and make their
findings available to others in the
industry,” said Santos-Brault.
Even though the innovation
cluster is just getting started,
m a ny of Va nc o uve r’s m o s t

innovative and forward-thinking
companies are already there.
They include Recollective, Larigakis Architecture, Morrison
Hershfield, RDH Building Science, Regenerative Apps and HIH
Energy.
“ZEBx and the innovation cluster can help the local construction industry find out about and
adopt beneficial high-performance green-building methods,”
said Santos-Brault.
Support needed – and
available
Craig Mitchell, director of innovative solutions for Agassiz-based
modular construction company
Metric Modular, says contractors
need support if they are going to
be successful at zero-emissions
building.
“Many contractors don’t yet
understand high-performance
buildings and they are very apprehensive about them,” said
Mitchell. “Fortunately, there are
many people in Greater Vancouver who know and understand
high-performance buildings, such
as the VRCA and Passive House
[Canada], who are keen to share
their knowledge, experience and
expertise and help grow the pie.”
The new Zero Emissions Building Exchange is another source

Eesmyal Santos-Brault,
co-founder and director of
the Open Green Building
Society | Submitted

of support, he said.
“Contractors who aren’t familiar yet with zero-emissions
building just need to be willing
to learn.”
Metric Modular did its first
Passive House modular project in
2015, and it had a steep, but short,
learning curve, Mitchell said.
“We needed to talk to experienced and knowledgeable people,
who coached us. We didn’t know
the Passive House philosophy,
the standards or the metrics, and
we had to learn all of that in a
hurry. And we had to learn all of

Craig Mitchell, director of
innovative solutions, Metric
Modular | Submitted

the details of Passive House and
what they meant for the trades
we worked with.”
But all that work was worth the
effort for Metric Modular.
“Since our first Passive House
project in 2015, high-performance buildings, of which Passive House projects are a part,
are now approximately 15% of
our company’s total business,”
Mitchell said.
“My advice to other contractors is don’t be afraid. It’s a great
business opportunity for you to
grow a new revenue stream.” •

Complete 10 compulsory
and 2 elective courses
Agree to the NCSO™/NHSA
Terms of Participation & Code of Ethics
Submit the 4 part
Safety Proficiency Assignment
Submit the online
NCSO™/ NHSA Application Form
Pass both the
Provincial & National Exams

Have 3 years of field experience in
construction within the last 10 years
Hold a current and valid
COR™ Internal Auditor Certificate

Contact us today for more information!

604.636.0326 | ncso@bccsa.ca
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Biggest construction companies in B.C.
RANKED BY | 2017

B.C. billings

Rank Company
'18

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Ledcor Group of Companies
1067 Cordova St W Suite 1200, Vancouver V6C 1C7
P: 604-681-7500 F: 604-681-9700 ledcor.com
Graham Construction and Engineering
7216 Brown St, Delta V4G 1G8
P: 604-940-4500 F: 604-940-4502 grahambuilds.com
Kiewit Canada Group
4350 Still Creek Dr Suite 310 , Burnaby V5C 0G5
P: 604-629-5419 F: 604-629-0310 kiewit.com
EllisDon Corp
13775 Commerce Pky Suite 150, Richmond V6V 2V4
P: 604-247-1072 F: 604-247-1073 ellisdon.com
Axiom Builders Inc
838 Hastings St W Suite 1100, Vancouver V6C 0A6
P: 604-433-5711 F: 604-433-5717 axiombuilders.ca
PCL Constructors Westcoast Inc
13911 Wireless Way Suite 310, Richmond V6V 3B9
P: 604-241-5200 F: 604-241-5301 pcl.com
NorLand Ltd
3183 Norland Ave, Burnaby V5B 3A9
P: 604-291-1255 F: 604-291-2813 norlandlimited.com
Mainroad Group
17474 56 Ave, Surrey V3S 1C3
P: 604-575-7020 F: 604-575-7045 mainroad.ca
Metro-Can Construction
10470 152 St Suite 520, Surrey V3R 0Y3
P: 604-583-1174 F: 604-583-3321 metrocan.com
Wales McLelland Construction
6211 Fraserwood Pl, Richmond V6W 1J2
P: 604-638-1212 F: 604-276-9930 walesmclelland.com
Stuart Olson Construction Ltd
13777 Commerce Pky Suite 300, Richmond V6V 2X3
P: 604-273-7765 F: 604-273-7719 stuartolson.com
Bosa Construction Inc
838 Hastings St W Suite 1001, Vancouver V6C 0A6
P: 604-299-1363 F: 604-299-6460
bosaconstruction.com
Kinetic Construction Ltd
13575 Commerce Pky Suite 160, Richmond V6V 2L1
P: 604-284-5003 F: 604-284-5004
kineticconstruction.com
Turner Construction Co
700 Pender St W Suite 1601, Vancouver V6C 1G8
P: 604-398-2200 F: n/a turnerconstruction.com
Omicron
595 Burrard St 5th floor, Vancouver V7X 1L4
P: 604-632-3350 F: 604-632-3351 omicronaec.com
Kindred Construction Ltd
2150 Broadway W Suite 308, Vancouver V6K 4L9
P: 604-736-4847 F: 604-736-9614
kindredconstruction.com
Scott Construction Group
3777 Kingsway Suite 1750, Burnaby V5H 3Z7
P: 604-874-8228 F: 604-874-0273
scottconstructiongroup.com
Matcon Civil Constructors Inc
4481 232 St, Langley V2Z 2S2
P: 604-530-1402 F: 604-534-1900 matconcivil.com
Haebler Group
46 3rd Ave E, Vancouver V5T 1C3
P: 604-874-0777 F: 604-874-0841
haeblerconstruction.com
Summit Brooke Construction Corp
31324 Peardonville Rd Suite 104, Abbotsford V2T 6K8
P: 604-850-1111 F: 604-850-1276 summitbrooke.com

Top local executive(s)

Notable recently completed projects

Year founded/ Total
head office
staff in
B.C.
'18/'17

Dave Lede, chairman and CEO, Ron Stevenson, president

Teck Acute Care Centre at BC Children's Hospital, River Green Parcel 9, UBC Central - Site B, UBC
Totem Infill, UBC Sports Medicine, 510 Seymour Street, MNP Tower, YVR A-B Connector

1947/
Vancouver

1,7321
1,5381

$600,000
$531,100

Jason Glue, district manager

North Island hospitals

1926/
Calgary

220
200

$400,000
$400,000

Ryan Tones, senior vice-president and district manager

Powell Spillgates Replacement Project, Highway 99 10 Mile Slide Emergency Repair, GMS WAC
Bennett Dam Riprap upgrade

1942/
Burnaby

280
NP

$399,660
NP

David McFarlane, senior vice-president and area manager, Pacific Parq Vancouver, Emily Carr University of Art and Design, Joseph and Rosalie Segal Family Health
region
Centre

1951/
Mississauga

140
140

$370,000
$370,000

Mike McDonough, vice-president

Surrey Gateway office building, 988 Broadway office building, Thurlow residential rental tower

2003/
Vancouver

104
77

$295,000
$198,000

Sean Hamelin, vice-president and district manager, Jeff Murphy, The Exchange Office Tower, Whitehorse General Hospital Expansion, K+S Potash Foundations,
district manager
Kelowna Airport baggage hall expansion, Cargill Track Expansion

1906/
Edmonton

350
369

$278,250
$287,600

Dave Reynolds, president and CEO, Tim Doucette, executive
vice-president and CFO

NP

1954/
Burnaby

573
503

$192,369
$179,302

Peter Ashcroft, president and CEO

NP

1988/
Surrey

497
561

$156,000
$157,500

100
100

$150,000
$125,000

104
85

$135,000
$120,000

19112/
Calgary

121
111

$124,200
$120,300

1973/
Burnaby

2503
16

$111,000
$77,000

Carlos Rios, president

Carnarvon, New Westminster: 26-storey, 282 rental units with three levels of below grade parkade; 1985/
Monarch, Vancouver: six-storey concrete building, 52 luxury condos and seven townhouses with one Surrey
level below grade parkade
Doug Scott, president, Sonny Wong, director, Tony Vigini, vice- Jordans, Hopewell Distribution, Westshore Terminals, Star Produce
1971/
president, development
Richmond
Mike Bebbington, regional vice-president, British Columbia ,
Delbrook Community Centre, Cambie Fire Hall No. 3
Krystal Smith, director of business development , Peter Pannell,
director of operations
Robert Bosa, founder
Voda at The Creek, Vancouver; Navio at The Creek (Formwork), Vancouver

Total B.C.
billings '17/'16
(000s)

Tom Plumb, president and CEO, Mike Walz, Vancouver branch
manager, Katy Fairley, vice-president, business development

Kensington Square Retail Centre Burnaby; UBC's Buchanan Tower improvements, Phase 2; CAPSU at 1984/
Surrey Memorial Hospital
Victoria

135
135

$90,373
$88,900

Amit Patel, vice-president, general manager, Vancouver

Metro Vancouver headquarters, Watson Goepel LLP, Miller Thomson LLP, multiple confidential
clients

1902/
New York

81
67

$85,000
$56,497

Bill Tucker, CEO

Intracorp, Finning, WorkSafeBC, Eagle Creek Village, Trez Capital, BC Hydro Victoria and Nanaimo,
Leith Wheeler

1998/
Vancouver

129
128

$75,000
$105,000

Matthew Reid, COO, Bryan Reid, president

Midtown, VYA, Avenue Road Retail, Mercy on West 7th, Le Magasin, Ward St. Townhomes,
Mountainside Animal Hospital, custom homes (multiple)

1980/
Vancouver

100
110

$73,000
$69,000

Darin Hughes, president, Laura Suhner, CFO

Design-build of large-scale imaging facility, Pacific Highway border crossing (Surrey), renovation of
Bill Reid Gallery, new construction of Elliot Street residential tower (New Westminster)

1984/
Vancouver

71
65

$58,700
$50,370

Adam Whitworth, CEO, Lance Perkins, COO

NP

1988/
Langley

150
150

$54,500
$59,000

Roland Haebler, president

Polygon Gallery, Crofton House Fine Arts

1959/
Vancouver

31
33

$53,452
$54,759

Jon Brandt, president

Cactus Club Richmond, Telus Gardens, Telus Brian Canfield Centre

1998/
Abbotsford

70
65

$40,000
$34,000

Sources: Interviews with above companies and BIV research. Other companies may have ranked but did not
provide information by deadline. NP Not provided 1 - As of August 31 of preceding year 2 - Stuart Olson
founded 1939; Dominion Construction founded 1911 3 - Does not include form workers

Business in Vancouver makes every attempt to publish accurate information in the List, but
accuracy cannot be guaranteed. Researched by Carrie Schmidt, lists@biv.com.

See more lists at biv.com
omicronaec.com
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resources: zero Emissions Building Exchange opens
Exchange in Gastown offers green-building support for Vancouver construction industry
By Peter Caulfield

ZEBx executive director a
key industry resource

T

he Vancouver Zero Emissions Building Exchange
(ZEBx), a collaborative
platform for strengthening the
public, private and civic capacities to deliver zero-emissions
buildings, has opened its doors
in Gastown.
ZEBx is a partnership of the
Vancouver Regional Construction
Association (VRCA), the City of
Vancouver, Passive House Canada and the Open Green Building
Society.
“ V RCA ack nowled ges a nd
thanks the City of Vancouver for
its vision and ambition to aggressively and progressively reduce
carbon emissions from buildings
and for its help in creating capacity in the industry to deliver on
that goal,” said VRCA president
Fiona Famulak. “We’re delighted
to be hosting ZEBx, which will be
a one-stop source of information,
education, programs and services for owners, consultants and
contractors.”
Vancouver to benefit
Sean Pander, green-building
program manager for the City
of Vancouver, says ZEBx will
benefit Vancouver in a number
of different ways.
“First, it will increase industry
capacity to build high-performance buildings,” Pander said.
In addition, ZEBx will drive innovation and economic development for the benefit of Vancouver
and all of B.C.
“We will reduce our reliance on
imported technologies because
loca l ex pertise a nd i n novation will start to provide more
high-performance insulation,
windows and thermal breaks,”
said Pander. “And the resulting
benefits will be distributed all
across the province.
“And finally, ZEBx programs
and services will lead to healthier
and more comfortable buildings,
for the benefit of the occupants.”
The goal of ZEBx is to accelerate

Reception desk at the Hive, the Gastown shared workspace that is
home to the Vancouver Zero Emissions Building Exchange | The Hive

Sean Pander, green-building
program manager, City of
Vancouver | Submitted

Christian Cianfrone is the
new executive director of the
Vancouver Zero Emissions
Building Exchange | Submitted

the capacity and enthusiasm of
local developers, designers and
builders to deliver cost-effective,
zero-emissions new residential
and commercial buildings in
Vancouver.
Because knowledge, inspiration and the building industry
itself are not confined to municipal boundaries, the exchange

will learn from local and global
leaders and expand its mission to
support zero-emissions building
across B.C.
Many stakeholders
As the host of ZEBx, the VRCA
will work with Passive House
Canada and the Open Green
Bu i ld i ng Society, as wel l as

Christian Cianfrone, the new
executive director of Vancouver’s
Zero Emissions Building Exchange
(ZEBx), comes to ZEBx after
nearly a decade with Morrison
Hershfield, an employee-owned,
multidisciplinary consulting
engineering firm that works across
North America.
During his time at Morrison Hershfield, Cianfrone led one of the
largest building energy modelling
practices in Canada, and he is regarded as a key industry resource
on high-performance buildings,
having represented Morrison
Hershfield on numerous technical
committees, at industry events
and at academic conferences, and
having developed and delivered
various professional education and
training curricula.

industry stakeholders such as
the British Columbia Institute of
Technology, Canada Green Building Council, Greater Vancouver Home Builders Association,
Roofing Contractors Association
of BC, Simon Fraser University,
Stuart Olson’s Centre for Building Performance, University of
British Columbia, Vancity, Wood
Works BC and many more companies, government agencies and
non-government organizations
that support the initiative.
The executive director of the
exchange is Christian Cianfrone,
who assumed his position in
mid-June.
“I am excited and humbled in
my new role as executive director
of Canada’s first zero-emissions
building exchange,” said Cianfrone. “I look forward to working
with the partner organizations
and the industry at large to drive
forward the ever-important mission of ZEBx.”
Cianfrone said ZEBx is the
only organization of its kind in

“The search for ZEBx’s first
executive director attracted resumés from across the country,”
said Fiona Famulak, president of
the VRCA, which is hosting the
exchange. “Christian understands
the local development, design and
construction markets. His technical expertise, together with his
extensive network of connections,
set him apart from the competition
and will be critically important as
he helps us to establish ZEBx and
deliver on its mandate.”
“Morrison Hershfield is proud
to see Christian take on this important role in the industry,” said
Sophie Mercier, a vice-president
with Morrison Hershfield. “We believe that he is well suited for the
position and are looking forward to
collaborating with [ZEBx] and our
clients to accelerate the adoption
of best practices towards zeroemissions buildings.”

Canada and one of only “one
or two” similar entities in the
world.
“ZEBx will offer a variety of
knowledge-exchange opportunities and foster collaboration
within the local construction
industry,” he said. “We will work
with our partners to expand the
reach and impact of their education offerings and, over time,
develop our own programming to
fill in any identified gaps.”
ZEBx has its own space in the
Hive, a social-impact shared
space at 1 28 West Hast i ngs
Street, near Victory Square.
Cianfrone said the exchange,
which will have a permanent
staff of three, will occupy a large
space that it will gradually fill up
over the summer.
“Many of our industry partners,
mainly architects and engineers,
have started to occupy space at
ZEBx,” he said. “Later in the year
they’ll be joined by other sectors
of the industry to create a diverse
cross-section.” •

Building on Experience
Our lawyers have set the standard for risk management and dispute
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Prompt-payment legislation overdue in British Columbia
The knock-on effects of late payment affect the whole supply chain
By Norm Streu and
Christopher Hirst

B

ritish Columbia is a global
l a g ga rd when it comes
to legislation to ensure
prompt payment. Legislation
addressing delayed payment is
in place in Ontario, the United
Kingdom, the European Union
and the vast majority of the
United States. While promptpayment legislation has been discussed in British Columbia for
some time, action has not been
taken. It is time for B.C. to catch
up with other jurisdictions and
pass reasonable protections to
ensure timely payment on construction projects.
Why is prompt payment important? According to the British
Columbia Construction Association, there are more than 23,000
construction companies in British Columbia, and 92% of those
companies have fewer than 20
employees. Delayed payment by
an owner to a contractor affects
not only the contractor, but all
subcontractors that have bills
to pay and workers to compensate. Delayed payment has the
most severe impact on small and
medium-sized companies and
can lead to significant financial
stress, prevent business growth

and opportunity and ultimately
lead to insolvency. Even for larger
companies, unnecessary delays
to payment can have a significant
negative impact on their ability to
grow and hire new workers.
In Ontario, Bill 142 received
royal assent on December 12,
2017, with new provisions on
mandatory prompt payment
coming into force in 2019 as part
of the Construction Act. These
new provisions require that a
“proper invoice” be sent to the
owner monthly, unless otherwise stated in the contract. The
owner must then pay this invoice
within 28 days, unless disputed.
The owner has 14 days after receiving the invoice to dispute the
charges.
If the invoice is paid in full, the
contractor has seven days to pay
the subcontractors. In the event
that part of an invoice is disputed, the subcontractors whose
work is not disputed must be
paid first. If the invoice goes fully
unpaid by the owner, the contractor has a duty to inform the
subcontractors of non-payment
and undertake to commence adjudication within 21 days.
If the contractor disputes payment to subcontractors, it must
give notice to the subcontractors,
and the requirements related to

notice of non-payment continue
to flow down to sub-subcontractors. In Ontario, 2019 will
also see the introduction of an
accelerated adjudication process under the Construction Act
to keep payment flowing when
there are disputes.
Other jurisdictions in Canada
recognize the need for legislative changes and are beginning
to take the necessary steps. New
Br u n sw ick h a s com menced
a comprehensive review of its
applicable legislation, with one
focus being prompt-payment
leg islation. Quebec has a nnounced provisions allowing
the government to implement
prompt-payment measures for
public contracts but has yet to
consider extending these measures to the private sector.
I n M a n itoba, Bi l l 2 18, t he
Prompt Payments in the Construction Industry Act, passed
second read i ng on Apri l 2 4,
2018, and will be referred to the
committee stage. The Saskatchewan government is informally
engaging with industry representatives to review the Ontario
amendments, and the Alberta
government has started to add
prompt-payment provisions to
Alberta Infrastructure contracts.
It is time for B.C. to look at

Delayed payment has the most
severe impact on small and
medium-sized companies and
can lead to significant financial
stress, prevent business growth
and opportunity and ultimately
lead to insolvency

legislation similar to what has
already been adopted in many
jurisdictions around the world.
Ensuring that contractors and
suppliers at all levels on a construction project are paid in a
reasonably timely manner will
benefit the health and competitiveness of the B.C. construction
industry through good times and
bad. •
Norm Streu is president and chief
operating officer of the LMS Reinforcing
Steel Group. Christopher Hirst is a partner
and the leader of the construction and
engineering group at Alexander Holburn
Beaudin + Lang LLP. This article was
prepared with the assistance of Scott
Ashbourne, articled student.

cash flow: How can B.C. tackle the late-payment epidemic?
Policy, legislation and technology needed in tandem to truly make an impact
BY the British Columbia
Construction Association

P

“

rompt payment” is a familiar issue in the construction industry. Of course
there’s nothing prompt about it.
It’s the lack of prompt payment
that makes it an issue, handicapping our industry, squeezing the
small contractors and pushing
risk down into the supply chain
onto those who can least afford
to carry it.
The result is an estimated $4
billion in risk premiums on current projects underway in B.C.
Contractors must mitigate the
late-payment risk by increasing
costs of construction to cover
the anticipated financial costs
of carrying debt. Basically, construction owners are paying a
significant premium because too
many smaller contractors have
to take out second mortgages or
extend credit lines in order to
pay their staff and their suppliers. Owners include government,
which owns an estimated 10%
of B.C.’s current construction
projects valued roughly at $7.5
billion.
Intentionally blocked cash flow
between contractors is a problem
that probably goes back to 1788,
when Thomas Cubitt, an English

master builder, came up with the
idea of employing all the trades
under his own management, and
the concept that we now know as
“general contracting” was born.
Construction’s payment curse
is a hot topic in the U.K. right now
as a result of Carillion’s bankruptcy: Carillion was well known
for its abusively long payment
terms and chronic late-payment
behaviour. Now, in insolvency,
contractors with accounts payable from Carillion are left with
nothing. In the U.K. the Carillion
case has prompted a flurry of
discussion about how to put an
end to “supply chain bullying.”
Is the answer a pledge? A code?
A promise etched in blood and
sprinkled with sawdust?
Ontario is rolling in its new
C o n s t r u c t i o n A c t c h a n ge s
with prompt-payment provisions coming into force in 2019,
and other provinces, including
B.C., are increasing the pressure on government to step up
and provide legislative support.
The pressure is also mounting in
Ottawa. Saskatchewan is edging
closer.
B.C.’s construction industry overwhelmingly supports
a prompt-payment policy that
mirrors the approach taken in
Ontario, with an adjudication

There is an estimated $4 billion in risk premiums on projects now
underway in the province | NicoElNino/Shutterstock

component that ensures timely
and fair outcomes. To get to the
right legislation, it is imperative
that all stakeholders, including
general contractors, be at the
table and that B.C. watch the
developments in Ontario very
closely.
But here’s the thing: while
legislation is crucial, it isn’t a
complete solution. Any construction project is already ripe
with legally binding contracts
that include payment terms, and

yet, in many cases, when these
terms are violated, the contractor doesn’t seek legal recourse.
There are many reasons for this
that legislation won’t necessarily
solve, from lack of resources to
the risk of being blacklisted on
future work. So, while legislation is important and will make
a difference, there are other actions we must take to reduce risk
and risk premiums in B.C.’s construction industry.
It’s going to take three key

elements together to truly make
an impact:
1. Policy. As a major owner
spending taxpayer dollars, government should adopt a construction procurement policy
that excludes contractors who
are flagrantly breaking the payment terms. Contractors who are
crippling cash flow into communities should not continue
to be rewarded with lucrative
government contracts.
2. Legislation. A legal recourse
is appropriate and crucial for ensuring compliance, but must include an adjudication component
similar to Ontario’s.
3. Technology. The most scalable, affordable and logical solution to payment delays lies in
technology: a transparent system
uniting smart contracts, blockchain and e-commerce can guarantee everyone in the contracting
food chain is accountable and
will be paid on time according to
contract terms. The British Columbia Construction Association
is actively pursuing this solution
in tandem with its advocacy work
to introduce legislation.
So, yes, lack of prompt payment
is a big problem. But let’s stop the
hand-wringing and get down to
the business of solving the problem. We have the technology. •
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Building to zero-emissions standards is the way of the future
VRCA hosts Canada’s first Zero Emissions Building Exchange

BY Fiona Famulak

T

he facts speak for themselves: 70% of the world’s
g reen house gas (GHG)
emissions come from cities, and
in Vancouver, more than half
of those emissions come from
buildings. It’s little wonder that
cities such as Vancouver have a
critical role to play in reducing
GHG emissions.
The City of Vancouver recognizes this and is committed to
being a leader in climate change
ci rcles. I n recent yea rs, it’s
adopted two significant plans
aimed at making Vancouver a
more sustainable city. The Zero
Emissions Building Plan focuses on rapidly reducing thermal
energy demand and GHG emissions intensity in new buildings,
while the Renewable City Strategy includes the goal of seeing
most new buildings built to a
zero-emissions standard by 2025.
Achieving these targets won’t
happen without the construction
industry having both the knowledge and capacity to deliver on
the city’s ambitious vision. And
the city understands that industry can’t develop that knowledge
and capacity on its own.
T he City of Va ncouver has
therefore partnered with industry and provided seed funding
to create an entity designed to
rapidly accelerate the capacity
and enthusiasm of local developers, designers and builders to deliver cost-effective, attractive,
zero-emissions new residential
and commercial buildings in
Vancouver.

In April, it was announced that
the Vancouver Regional Construction Association (VRCA)
would host that entity, Canada’s
first zero-emissions building
centre of excellence. The city’s
vision for the centre of excellence
aligns perfectly with our association’s strategic direction to foster
an environment that encourages
collaboration, innovation and
continuous learning across the
industry.
Much has been achieved since
April’s announcement. We’ve
secured office space in the Hive,
a social-impact shared space in
Vancouver’s Gastown neighbourhood. We’ve hired an executive
director, Christian Cianfrone, to
lead the way. A new name – the
Zero Emissions Building Exchange, or ZEBx for short – has
been selected. And on July 18,
along with its extensive network
of partners and supporters, VRCA
will celebrate the official launch
of the exchange at the Segal
Building.
ZEBx will be a collaborative
platform to strengthen public,
private and civic capacities to
deliver zero-emissions buildings
in Vancouver.
As host of ZEBx, VRCA will
work closely with its key partners Passive House Canada and
the Open Green Building Society,
as well as industry stakeholders
in education (British Columbia
Institute of Technology, Simon
Fraser University and the University of British Columbia),
construction and trade associations (Canada Green Building
Council, Greater Vancouver
Home Builders Association,
Roofing Contractors Association of BC and Wood Works
BC), construction companies,
government agencies, nongovernmental organizations
and best-practice organizations
(Stuart Olson’s Centre for Building Performance) and community-minded organizations such
as Vancity that have voiced their
support for this initiative.

ZEBx’s primary audience will
be owners, designers and all
those who operate in the residential and non-residential
construction sectors. It will
provide access to a broad range
of programs and services that
the industry supply chain needs
to navigate the journey toward
zero-emissions building.
VRCA attaches a high level of
importance to education, advocacy and facilitating connections to people and resources.
Similarly, the ZEBx offerings
will include:
•promotion of the education
and training offered by ZEBx’s
many partner-providers, such
as Passive House Canada, the
Canada Green Building Council
and various academia, that will
Phonlamai/shutterstock
facilitate sharing of knowledge;
•delivery of dialogues with local,
national and international zeroand other countries.
emissions building experts that
In addition, ZEBx aims to learn
will identify challenges associ- from industry leaders both here
ated with zero-emissions build- and abroad and to expand its
ing and facilitate ideas exchange mission over time to support
about the best ways to deal with zero-emissions building across
and overcome them; and
British Columbia and the rest of
•development and maintenance Canada.
of a curated online library of
As our journey begins, we
zero-emissions building best thank the City of Vancouver
practices from not only B.C. but for its vision and ambition to
BIV_Quarter-page-2018.pdf
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also Canada, the United States aggressively reduce carbon

emissions from buildings and
for its help in creating capacity
in the industry to deliver on that
goal. We’re excited to work with
the city and our many partners
to bring the Zero Emissions
Building Exchange to life.
On behalf of everyone behind
ZEBx, we are very pleased to
present this edition of Construction in Vancouver dedicated
to explaining the why, how
and what of zero-emissions
building.
And it doesn’t end here. Future editions will build on many
of the themes outlined in this
edition and will profile the developers, architects, engineers
and contractors who are bringing zero-emissions building to
the market through their vision
and choice of best-practice processes, technologies and materials. If you are one of those
leaders, let us know – we want
to tell your story. •
Fiona Famulak is president of the
Va n co uve r Re gional Cons tr uc tion
Association, B.C.’s largest and most
inclusive regional construction association
representing professionals who service
the industrial, commercial and institutional
construction industry. She can be reached
at president@vrca.ca.
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standards: ZEBX AND THE Zero Emissions BUILDING plan
City hall’s plan will eliminate emissions from new buildings by 2030
By Peter Caulfield

The importance of
embodied carbon

T

he requirement for a zeroemissions building centre
of excellence, which has
manifested as ZEBx, Vancouver’s Zero Emissions Building
Exchange, originates in one of
the strategies of the City of Vancouver’s Zero Emissions Building
Plan (ZEBP).
Passed by city council in 2016,
the plan will eliminate emissions from new buildings by
2030 through increased energy
efficiency and renewable energy.
The plan lays out four action
strategies to require the majority
of new buildings in Vancouver to
have no operational greenhouse
gas emissions by 2025 and all new
buildings to have no greenhouse
gas emissions by 2030.
The four strategies are:
•establishing greenhouse gas
and thermal energy limits by
building type;
•requiring city-led building
projects to demonstrate zeroemissions building approaches
where viable;
•developing tools to encourage leading private builders
and developers to demonstrate
effective approaches to zeroemissions new buildings; and
•building industry capacity by
sharing information and developing a centre of excellence for
zero-emissions building to facilitate the removal of barriers,
the sharing of knowledge and
the development of the skills
required to achieve this goal.
ZEBP benefits
There are several benefits of zeroemissions new buildings:
•comfortable and healthy indoor
environments;
•local economic development;
•long-term building resilience;
•h o u s i n g a f f o r d a b i l i t y

The City of Vancouver has launched its own zero-emissions
building standards | city of vancouver

protection; and
•facilitating Vancouver’s Renewable City Strategy goal to have
all buildings in the city (including those already built) use only
renewable energy by 2050.
Building to zero-emissions
standards is also good news for
building occupants. It means
better-quality buildings and better quality of life, and will ensure
new buildings are quieter, healthier and easy to operate and maintain. Zero-emissions buildings
are also resilient; if your power
goes out in the middle of winter,
your building will stay warm for
much longer.
Monte Paulsen, Passive House
s p e c i a l i s t at R DH Bu i ld i ng

Science, says a zero-emissions
building is one that can keep its
occupants comfortable yearround w ithout em itting any
greenhouse gases.
“This typically requires superinsulated walls, triple-paned
windows, efficient ventilation,
plus heat-pump technology for
heating and domestic hot water,”
said Paulsen.
Any capable energy modeller
can identify a pathway to zero
emissions for a specific building,
he said.
“Our challenge is to make zeroemissions buildings repeatable
and affordable. As an industry,
we’re looking for a practical
pattern.”

Monte Paulsen, Passive
House
s p e ci a li s t
with
RDH B uilding Science:
“our challenge is to make
zero-emissions buildings
repeatable and affordable.
As an industry, we’re
looking for a practical
pattern” | submitted

The main routes to reaching zero-emissions building are Passive
House, Living Building Challenge
Net Zero, “possibly U.S. Green
Building Council zero-carbon”
a nd custom zero-em issions
building solutions, said Paulsen.
“In addition, Step 4 in the BC
Energy Step Code comes close,
and certainly creates a common
performance baseline,” he said.
“With more than 60,000 buildings worldwide, Passive House
is the most proven pathway to
zero-emissions building. With
local construction cost premiums running about 5%, Passive House may also be the most
affordable pathway for many
building types.” •

Under current code requirements
in Vancouver, the greenhouse gas
(GHG) emissions associated with
the energy used in the operation
of a building are significantly
greater than the emissions
embodied in the materials
required for its construction.
(Embodied carbon refers to all
the GHG emissions associated
with the resource extraction,
production and transportation of
building materials.)
For that reason, the Vancouver
Zero Emissions Building Plan is
initially focused on reducing operational GHG emissions from new
buildings.
Implementation of the plan will
rapidly decrease the operational
emissions of new buildings. However, the relative importance of
addressing embodied GHG emissions will become an increasingly
significant consideration in efforts to reduce overall GHG emissions associated with buildings.
Some building materials, such
as wood, which is an abundant
local and renewable resource, can
actually sequester (store over the
long term) carbon to reduce GHG
emissions.
It used to be difficult to calculate the embodied emissions
of building materials, but new
software and a growing library of
embodied emissions materials
has been developed that quantifies them for all components and
materials on a building project.
“We’re becoming more efficient
in the construction process now,
so that embodied carbon has
become relatively more important than it used to be,” said Sean
Pander, green building manager
for the City of Vancouver.

compliance: How sector can meet Zero-Emissions TARGETS
Projects have a choice between two paths to compliance under Vancouver’s Zero Emissions Building Plan
By Peter Caulfield

V

ancouver was the first major city in North America to
establish specific targets
and actions to achieve zero annual
greenhouse gas emissions in all
new buildings by 2030.
According to the city’s Zero
Emissions Building Plan, zeroemissions new buildings will
achieve a number of desirable
outcomes:
•e n s u r e c o m f o r t a b l e a n d
healthy indoor environments;
•m a x i m i z e lo c a l e conom ic
development;
•ensu re long-term bu i ld i ng
resilience;

•protect housing affordability;

and
•facilitate achieving the city’s
Renewable City Strategy target to have all buildings in
Vancouver (including those
already built) use only renewable energy by the year 2050.
Implementation of the Zero
Emissions Building Plan for
new buildings began in May
2017 with new requirements
for all rezonings.
P rojects have a choice between the following two paths
to compliance:
•Path A – near-zero-emissions
building (achieving Passive
House certification); or

•Path B – low-emissions green

building (meet specific greenhouse gas and thermal energy
demand limits, plus nine additional requirements, such as
enhanced commissioning and
annual reporting of energy
use).
Commercial buildings, such as
office towers, that follow Path
B must also meet Leadership
in Energy and Environmental
Design (LEED) Gold.
Passive House
Originating in Europe, Passive
House is an internationally recognized, performance-based
energy standard.

The primary aim of Passive
House is to achieve exceptional
energy efficiency while mainta i n i ng superior i n habita nt
comfort, air quality and health.
It is important to note that
Passive House is performancebased, rather than prescriptive.
Design teams can develop their
own design strategies as long as
the energy requirements are met
and validated.
The focus is on passive measures that are inherent in the design of the building to achieve
performance levels, as opposed
to conventional active systems
that require the use of energy.
The result is a building that

uses 75% less energy for heating
and cooling, and less than onehalf of the total energy a typical
North American building uses.
The central criteria for achieving Passive House certification
are:
•space heat demand – maximum 15 kilowatt hours per
square metre per year or heating load maximum 10 watts per
square metre;
•airtightness – maximum 0.6
air changes per hour at 50 pascals (pressurizing and depressurizing); and
•total primary energy renewable
– maximum 60 kilowatt hours
per square metre per year. •

