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� Worldwide trend towards sustainable buildings since the 1990s,
accelerated by recent climate and energy issues

� Green Building certifications developed at national level 

� Based on national construction codes and building practices

� Voluntary certification

Overview of Green building Labels

USA
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� Voluntary certification

� triggered by image, environmental concerns, higher resale prices, 
occupier productivity

� Anticipating environmental regulation, prescribing technical 
innovations

France

UK

Japan



� Covered environmental topics are convergent : 

Overview on Green building Labels

USA France UK Japan

� Sustainable sites

� Water efficiency

� Energy

� Material & resources

� Harmony with environment

� Construction materials

� Environmental management 
of building phase

� Energy performance

� Water management

� Management

� Energy use

� Health & well-being

� Air & water Pollution

� Transport

� Ecology

� Q (Quality)

� Building Environmental 
Quality & Performance

� Q1 Indoor environment

� Q2 Quality of services

� Q3 Outdoor environment 

L (Loadings) Building 
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� But underlying technical references are based on national regulatory requirements

� And methodologies (system-based or result-based) are different as well as rating system

� Indoor environmental 
quality

� Innovation & design 
process

� Waste management

� Maintenance management 

� Indoor comfort (visual, 
noise, hygrometric, odour)

� Hygiene conditions

� Air & water quality

� Materials

� Water

� L (Loadings) Building 
Environmental Loadings

� L1 Energy

� L2 Resources & Materials

� L3 Off-site Environment.



� Market penetration of labels is very different from countries to countries

Overview on Green building Labels

USA France UK*

14,000 certified LEED 
buildings

LEED AP (Accredited 
Person) authorized by US 
GBC

>4,000 HQE buildings

Certification by Certivea
(CSTB subsidiary)

100,000 certified 
BREEAM buildings

500,000 registered 
buildings

Japan

1,000 certified CASBEE 
buildings

Certification by 
governmental body 
(JSBC)
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GBC

Current discussion to 
open certification market 
to CBs

Personal or company 
accreditation

Looking to extend 
BREEAM to existing 
buildings

* BREEAM is actively supported by UK Government (mandatory for public buildings and schools)

Market assessment in progress

(JSBC)



BV project : developing a European standard



Developing a European standard 

� Bureau Veritas is currently developing a Green Building Rating Tool

� Aiming at meeting international owners and investors’ needs 
through a rating and benchmarking of their portfolio of assets

� Targeting existing buildings *

Encompassing standards & regulations of key European countries :
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� Encompassing standards & regulations of key European countries :
France, UK, Spain, Germany, Italy – in a first stage

� On-going discussion with potential users (ING REIM, Axa REIM, AEW 
Ixis, GE Real Estate, Unibail, Pirelli RE)

� Pilot studies of 20 selected buildings

* <2% of buildings are replaced per year and over 70%  of buildings were built before 1985 in Europe



Developing a European standard 

� Overall methodology for the elaboration of European rating

1. Compliance with national regulations is a prerequisite

2. Rating of buildings on quantitative metrics (benchmarking against age and type of building) :

• Energy performance (kwh/m² of building envelop )

• Water consumption
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• Environmental pollution (air, water)

• Indoor Air & Water quality 

3. Set of options with additional points : For example, 

• Bicycle storage, waste equipment, visual comfort.



IPD Environment Code



IPD Environment Code
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IPD Environment Code launched 26 Feb 08

Measuring the Environmental Performance of Buildings

� In association with Bureau Veritas 

� and



IPD Environment Code

� IPD - Investment Property Databank 

� Globally recognised expert in property management data

� Published guides on cost occupancy and other management measures

Who is the IPD?
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� Aimed at managers and users of buildings

� IPD & BV have developed the Environment Code to help organisations deliver high 
quality environmental performance information about their occupied real estate.

� The Environment Code is a ground-breaking new standard for measuring the 
environmental performance of corporate buildings. Using common terminology, the 
Code enables property executives & managers to compare the environmental 
performance of buildings anywhere in the world. 

IPD Environment Code

What is the Code?
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performance of buildings anywhere in the world. 

� It is applicable to a broad range of property types from retail shops and offices to 
hospitals, universities, hotels and airports.



� Based on the principles of good performance measurement, the Code sets a 
standardised framework to generate consistent and comparable performance 
information about their buildings, anywhere in the world. 

� It supports two key management imperatives:

� Improved decision making - with access to trustworthy and comparable 
environmental information, managers are able to make better, faster, more 
confident decisions about their buildings and, in particular, how to reduce 
environmental impacts 

IPD Environment Code

What does it do?
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environmental impacts 

� Better communication - the Code provides a clear framework for internal and 
external reporting and communication to key stakeholders e.g. senior 
management, staff, shareholders, customers and local communities



� Quite simply, executives that use the Code will be well equipped to support their
organisation's environmental objectives, for example through:

• Improved Environmental Performance - robust performance information is an 
essential tool supporting efforts to reduce environmental impacts of an estate;

• Enhanced Corporate Reputation - through adoption of industry good practice, 
supporting CSR and regulatory compliance, as well as requests for increasingly 
detailed environmental performance information;

IPD Environment Code

What are the benefits?
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• Better Risk Management - with a clear picture of environmental risks and 
potential liabilities, organisations will be better equipped to reduce exposure to 
risk factors;

• Informed Procurement - the ability to set more sophisticated environmental 
specifications for the range of procurement associated with new buildings or the 
improvement of existing buildings;

• Benchmarking - standardisation enables users to answer the key question “How 
does my performance compare?”  



IPD Environment Code
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IPD Environment Code
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IPD Environment Code

� Easy to use questionnaire to give a quick assessment 
of a building’s environmental performance

� 39 quick and simple questions total 100 marks resulting 
in Score Rating:

• 0-20 Very Poor Health

• 21-40 Poor Health

Environmental ‘Health-Check’

16Bureau Veritas Presentation _ 26 November 2008

• 41-60 Average Health

• 61 to 80 Good Health

• 81+ Excellent Health



� Despite the existence of a range of national environmental standards, no universally 
accepted global standard is available for organisations to track the environmental 
performance of existing buildings.

� With the aim of filling this gap, the Code also supports existing standards such as 
LEED (Leadership in Energy and Environmental Design, the US initiative), BREEAM 
(the UK BRE Environmental Assessment Method) and HQE (High Environmental 
Quality for new buildings in France).  

� A key advantage is that it is much less onerous regarding the time and expertise 

IPD Environment Code

How does the Code fit with existing standards?
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� A key advantage is that it is much less onerous regarding the time and expertise 
needed to carry out the rating than these standards and is designed for use with all
buildings, not just new ones.

� Re ISO 14001, many organisations already use their ISO 14001 management system 
to collect data in the required way for the Code, so the management system can 
deliver the required outcomes for the Code.

� Consequently, all these standards are essentially compatible with the Code.



IPD Environment Code

� Easy to use globally applicable tool to benchmark against own and sector 
performance

� Excellent way to start measuring building performance in Real Estate

� Widely endorsed by property industry, Govt, CBI & BRE

� Being piloted across several leading companies in financial and communications 
sectors

Opportunities
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sectors

� Excellent publicity (inc. trade press & FT) for UK and global launch  

� Free to download from www.ipd.com/environmentcode



IPD Environment Code Next Steps

� The Code has been developed as an evolutionary model that will 
grow as data is fed back to IPD and incorporated into future 
iterations. 

� It is being actively promoted globally and looks set to rapidly 
become adopted as the standard benchmarking tool by property 
managers. The expectation is that many organisations will use the 
Code in conjunction with advisors but it is also hoped that as many 
property managers as possible will use it in order to become 
engaged in improving their environmental performance.

Future Developments
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engaged in improving their environmental performance.

� Bureau Veritas piloting Green Building Rating across Europe with 
key clients (Atisreal, ING, GE Real Estate) 

� IPD, Bureau Veritas and partners are working to develop the 
Environment Code into a powerful international database with web 
portal access to enter data

� IPD developing Sustainability Index for Property Developers and 
Owners



Company initiatives



Initiative from real estate investors or owners

� BNP Paribas Real Estate Property Management 
22 M m² en Europe

� GE Real  Estate

� Pirelli Real Estate

� Bouygues Immobilier (Investment fund)

� Charte Eco Property Management
/ OPEX

� Energy and environmental rating + 
audits / OPEX (based on LEEDS)

� Eco Building Charter / CAPEX

� Immo Green (based on Energy 
Performance)
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� ING REIM

� Unibail

� Looks after European rating system for 
existing buildings

� Idem ING REIM



GE Real Estate Initiative (1/2)

� Chicago, November 7, 2007 - GE Real Estate announced a new initiative to green its 
real estate investment business, a global business that generates more than $30 billion 
in annual transactions across 28 countries . Sustainability will be embedded into its 
existing investment processes, from origination of investments to underwriting, due 
diligence and asset management in an effort to improve the environmental 
performance of assets, to positively impact the hea lth of tenants, and to improve 
the value of the properties.

� The announcement was made at the Greenbuild conference in Chicago, the world’s 
largest gathering dedicated to green building. GE Real Estate also unveiled its new 
partnership with the Clinton Climate Initiative (CCI).  The partnership will allow GE 
Real Estate to access the elements of the CCI program as appropriate to improve the 
environmental performance of its properties. CCI, launched in August 2006, is working 
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environmental performance of its properties. CCI, launched in August 2006, is working 
with major cities and members of the business community to reduce greenhouse gas 
emissions in large urban areas.  GE Real Estate’s partnership with CCI was announced 
by President Bill Clinton, the keynote speaker at the Greenbuild conference.

� Ron Pressman, President & CEO of GE Real Estate, said his businesses’ sheer size 
necessitates action. “We recognize that the building sector is one of the largest 
contributors to GHG emissions, with commercial buildings producing between 30-40 
percent of these emissions annually,” Pressman said. “We believe GE Real Estate can 
reduce those numbers.  As one of the world’s largest owners of commercial properties 
with thousands of buildings in our portfolio, and more added each year, we believe we 
can make a significant, positive impact on the environment and benefit our business.”



GE Real Estate Initiative (2/2)

� GE Real Estate’s overall commitment will include the following:
� Evaluation of acquired properties for financially attractive environmental 

improvement retrofits using energy and environmental audits;
� Energy and environmental metrics on assets will be tracked, just as financial 

performance is tracked;
� USGBC’s LEED rating system and international equivalents will be used as a 

framework to benchmark GE Real Estate’s portfolio ;
� Learning and best practices will be shared with GE Real Estate’s customers and 

business partners to help extend the impact to the owners of the properties the 
company finances - a $30 billion lending portfolio supporting some 11,000 
buildings globally;
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� The program will build on GE Real Estate’s existing work in the green movement inspired 
by Ecomagination, GE’s corporate initiative designed to help customers improve their 
environmental and operating performance, 

� GE Real Estate has undertaken a number of green initiatives, including projects in 
development or re-development in the U.S., U.K, France, Spain and Australia. 

� In 2006, GE Real Estate lowered electric energy consumption across 10MM SF in 99 
buildings by approximately 72 million kilowatt hour s. More than 35 thousand metric 
tons of CO2 emissions were eliminated, which represented a 30% reduction and the 
equivalent of taking more than 6,500 cars off the road annually or powering more than 
6,000 homes every year. 



Pirelli Real Estate Initiative

� As environmental problems are becoming more insistent, Pirelli RE has announced it will 
play its part and has launched its Eco-building programme of eco-sustainable construction, 
which will affect all its residential and tertiary buildings of new construction.

� Eco-compatible materials, the use of renewable sources and efficiency of energy and living 
comfort are 4 guiding principles on which the initiative will be based. In particular, a new 
series of solutions will be adopted for subsequent constructions, among which are:

� increasingly extensive use of renewable energy, especially solar and geothermal; 

� innovative and efficient systems of heating and cooling at low temperature to exploit 
renewable energy and the use of high efficiency energetics devices; 
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� improvement of thermal insulation of the buildings’ coverings; 

� external doors and windows and more efficient facades with summer heat shields; 

� re-use of rain water; 

� natural and eco-compatible materials and green roofs.



Rodevco 

� Jaap C. Gillis, chief operating officer of Redevco Europe and chairman of the board of ICSC 
(International Council of Shopping Centers) Europe 

� “Working for a pan-European company, I travel a lot across Europe. But do you have any idea to what 
extent the aircraft industry contributes  to global CO2 emissions? The contribution to global CO2 emissions 
by aircraft appears to be 3%. My astonishment was caused mainly by the figures associated with the 
contribution that buildings make. Estimates range from 30% to 50% of global CO2 emissions! So it is the 
responsibility of the real estate industry to act and develop energy-efficient buildings that reduce our 
carbon footprint or are carbon neutral. 

� The move towards sustainable development is unstoppable. Forthcoming legislation will be more 
stringent. Stating that a building is sustainable is one thing. But how can we demonstrate that the buildings 
we develop, own or rent are sustainable? 
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� BREEAM is the world's most widely used sustainable assessment method for buildings . This 
method has become the benchmark for describing a building's environmental performance. At Redevco, 
we have decided to assess our new retail development projects according to the BREEAM standard. In 
doing so we want to demonstrate that 'going green' is not a matter of paying commercial lip service.

� The current version of BREEAM Retail can only be applied in the UK and not  across Europe as it 
relates to specific UK regulatory and best practice standards as well as local construction techniques, 
availability and practicality of design/construction options. Benchmarks for energy and water relate to local 
climatic and social factors which vary across Europe. After extensive research and comparisons, the 
International Council of Shopping Centers (ICSC) has launched an initiative to develop a pan-European 
BREEAM framework in order to establish a common level playing field across Europe. 

� A pan-European green building standard for shopping centers/retail will enable us to compete when it 
comes to the performance of green buildings while reducing buildings’ global CO2 emissions”. 



References



Energy Efficiency Buildings References

Programme design Building In-service
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Audit 3
Building

Audit 2
Design

Audit 1
Programme

Investment

Choice MOE

Reception /  

Transfert /

Sales
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A
ss
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ta

nc
e

1. Assistance on  
environmental targets 
2. Determination of 
scenarios
3. Assistance to 
management system of 
building project
4. Preparation & 
assistance to audit 1

6. Assistance on assessment of environmental quality ( PDD, 
technical studies, building phase)
7. Review of management system of building operation
8. Awareness training of involved companies
9. Preparation & assistance to audit 2

10. Building review

11. Validation of 
environmental 

performances after 1 
year (continuous 

improvement, targets 
optimisation)

BV mission : HQE ® Assistance to developers



Energy Efficiency Buildings References

� ING REIM 

� On going mission on Energy and Carbon Performance assessment of pilot building 
in France

� Creation of European rating tool to benchmark Energy Performance of a building 
with other market buildings for similar use (office) in the same age range with 
today’s standards.   
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Energy Efficiency Buildings References

� AtisReal (2006 - ongoing)

� Bureau Veritas  is undertaking a continuous energy audit programme for several 
properties managed by the Managing Agent AtisReal in UK. The audits identify areas 
of energy consumption & the condition of the building – fabric and mechanical/electrical 
equipment, operating requirements for the buildings. An energy minimisation and 
action plan with clear recommendations is provided, benchmarking against typical 
consumption and carbon use to map actions, typical timescales and payback periods. 

� Essilor (2006 - ongoing)

� Bureau Veritas developed a global audit program to monitor energy performance of 
industrial sites in 9 countries (USA, Puerto Rico, Brazil, Ireland, France, Philippines, 
Thailand, India, China). 14 sites are being audited in terms of energy consumption 
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Thailand, India, China). 14 sites are being audited in terms of energy consumption 
related to process and local utilities, and action plans based on technical 
recommendations. This audit program will be followed-up with second visit, two years 
after the first audit to assess appropriate implementation of recommendations and 
consumption evolution.

� Dominion Housing – Acton Housing Trust (2006)

� Bureau Veritas has worked with Dominion Housing for several years across a range of 
environmental issues. Bureau Veritas carried out a environmental review and action 
plan for tenanted housing building on the Standard Assessment Procedure (SAP) 
scores. An initial research period was undertaken to relate the SAP 2005 process to 
Acton Housing Trust’s current housing stock and assessment scores. This also 
considered equivalent housing sector benchmarks and any potential future 
requirements. An option appraisal approach was then taken to address aspects of 
home energy use and building design.




