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Report Overview

Property investors and developers are constantly seeking new strategies to deliver sustainable buildings 
that attract tenants and buyers while maximising “green value.” It is claimed that investments in green 
buildings can produce measureable financial value, such as increased rental rates and asset value, 
reduced risk of depreciation, and higher tenant attraction and retention rates. 

Meanwhile, occupants want buildings that help them attract 
and retain the best talent, foster collaboration and innovation, 
and increase employee productivity and well-being. At the same 
time, they need to reduce operating costs, energy use, and 
environmental impact. All of these factors help organisations 
meet corporate social responsibility goals. 

So, as we look to improve the performance of our building stock, both new and existing, it is necessary to 
understand the effect green certification tools such as BREEAM are having on the outcome of a project. 
The report – The Value of BREEAM – looks into the benefits felt by all parties involved in the construction 
process, from the end user through to the BREEAM assessor. Below is a snapshot of the key findings to 
provide a flavour of the report’s main themes:  

Green certification pays
At a time when every business is undoubtedly concerned about its financial performance and future 
stability, the report highlighted that almost half of respondents did not consider operational costs versus 
capital build costs. Whilst this could imply that other benefits are more important, it does suggest that 
operational costs may not be considered early enough in the build design process. 

If operational costs are considered at the design stage and by the whole supply chain, the opportunity for 
a high performing, efficient building and potential life cycle savings could be significant. 

Many respondents highlighted the social benefits achieved through the BREEAM process:

Key findings
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following LEED as we believe this is a more open standard.  However 
we have reluctantly recognised BREEAM as more appropriate.” The 
interviewee believes BREEAM faces difficult challenges as it is designed 
by people who have to have a mechanistic approach to things. In his 
opinion BREEAM doesn't bring about a holistic approach, although it is 
a way to bring together different members of the design team. 
 
Turning to the three pillars of sustainability; environmental, economic, 
and social: the research showed that the social and environmental benefits 
are more frequently identified by clients than economic benefits. 
However, the environmental benefits most frequently cited as being 
derived from the project, namely reduced waste and increased energy 
efficiency will in turn have a clear economic benefit.   

 

Figure 17 : Importance of different types of benefit. 
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NOTE: Percentage of respondents that gave a positive response to at least one item under each of 
the three pillars of sustainability.  Source: BSRIA field research[3]  (Client respondents only) 

 
 

4.1 ENVIRONMENTAL 
BENEFITS 

The environmental benefits of BREEAM are largely generated by the 
Land Use and Ecology credits. These include the location of the site, as 
well as the landscaping and rely heavily on the appointment of an 
ecologist to be able to maximise the credits scored.  The level to which 
BREEAM drove the ecology issue was mixed amongst our respondents, 
with some saying things such as, “It prompted us to carry out studies and 
consider recommendations that we could implement,”  while a local 
government interviewee said, “not through BREEAM though, as this is 
achieved through our own policies. We have an on-going biodiversity policy.” 
 
One university also commented on the need to meet specifics to get the 
BREEAM credits. “We had someone at the University helping us with 
ecology; however we did not employ a suitably qualified ecologist until 
we had to meet the BREEAM Land Use & Ecology credits.” 
 
Pollution credits are also linked to environmental benefits, as are those 
concerning the reduction of CO2 emissions largely driven by energy. 
Typical items that were said to provide these benefits were, rain water 
harvesting, solar thermal panels, ponds, sustainable timber, recycling 
facilities, pollution and noise reduction management. 
 
The minimisation of construction waste, or at least putting the processes 
in place, was also seen as a benefit.  One university commented, “I think 
it [BREEAM] helped with waste management - helped to provide a framework.” 
Another university was unsure of the exact driver, “…it makes contractors 
think about recycling and the reuse of materials, for example reusing spoil on site. 
Definite improvement, although I’m unsure whether this is more to do with waste 
disposal costs or BREEAM... Maybe because of both” 

 

“Recruitment and retention 
were two of the main drivers 
for the BREEAM rating - it 
was appropriate for the 
tenant’s staff” 

For the building occupier, there were 
many benefits especially perception of the 
organisation and the comfort of people 
using the building.

Environmental benefits were also rated 
highly in terms of priority. 
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And for a military site; 
 

 “Yes. Making lives and work of soldiers better.” 
 
On the public relations front respondents were positive except in the 
context of relations with the general public where the reactions were: 
 
 “BREEAM does not reach the community. Considerate Contractors Scheme 

was more social.” and 

 “Public does not know about BREEAM” 

 

Figure 19 : Social Benefits. 
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Source : BSRIA field research[3]  (Client respondents only – prompted question) 

 
4.3 ECONOMIC 

BENEFITS 
Economic benefits are not linked to any specific BREEAM category, 
but to the rating as a whole.  They can be split into two areas: the 
reduction in operating costs and the money the building can make 
through sale or rental. 
 
Only 12% respondents thought that the BREEAM rating would help 
attract higher rental values, and more than twice as many thought that it 
would be easier to let the building.  Interestingly one respondent had 
seen an increase in rental values from students. There is also anecdotal 
evidence that in certain areas of the country a BREEAM Excellent rating 
is a necessity to be able to let a new office block.  In areas like this a 
general increase in rents has probably occurred over time until the 
increased rates and BREEAM certification is the norm.   
 
This is however a complex area.  For developers this is currently a very 
thin market with very little speculative development: most projects are 
pre let.  BREEAM is just one of a very large package of measures which 
will have been agreed by the developer and tenant.  A rather different 
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A green building will not be green on its own; it needs to be operated correctly to reach its full potential. 
BREEAM needs to be used in the spirit it was intended for. This means clients need to ensure their 
building performance requirements are clearly spelt out at the design stage and pushed through the entire 
supply chain. This will encourage great design and a detailed handover process. 

In addition, for users to capitalise on efficiencies, the building must be designed  
with long term performance in mind and with good measurement systems. 
However this must be followed up with a comprehensive maintenance and 
servicing program that not only maintains, but also strives to continually improve, 
the building’s performance. 

To reach the targets set by BREEAM, new technologies and processes must be implemented. BREEAM 
can encourage the use of intelligent controls, smart metering and renewable technologies as well as drive 
innovation.

Green buildings do not  
have to cost the earth
To gain a high performing building through green certification schemes, such 
as BREEAM, extra costs may be incurred. The report seems to indicate that 
not enough questions are being asked about whether these extra costs are 
recovered, although this may be due to lack of involvement by the supply 
chain throughout the BREEAM process

Less than half of respondents incurred significant costs to achieve their 
target BREEAM rating. There was also no relationship between increasing 
costs and higher ratings

The key to keeping costs under control is to ensure BREEAM is considered 
early on in the planning process as well as to partner with companies that 
have significant knowledge and experience of green certification. 

Innovation credits are important for outstanding 
building ratings. However, the application cost of 
£1,000 appears to be a barrier to new innovations 
being included unless credits are needed to reach 
a targeted rating. If the supply chain is involved 
in the process and understands the objective, 
they may consider supporting the innovation to 
achieve improved performance.

Achieving a high performance building  
requires going beyond BREEAM

“Prepare during construction to 
follow it up with BREEAM In Use – 
stopping after BREEAM is almost a 
waste of money”

“BREEAM 
encourages us 
to invest more 
as we want to 
invest in low 
running costs.”
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SOURCE: BSRIA field research[3]  (Client respondents only) 

 
Renewable technologies were cited as the innovation that respondents 
were most likely to come across in a BREEAM project (Figure 32) 

 

 

Figure 32 : The type of innovation in a BREEAM project. 
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Other responses included: Procurement, including off-site construction, improvements 
in lift energy saving, Soft Landings Approach implementation, Sustainable Urban 
Drainage (SUDs), Waste reduction and recycling, monitoring and reporting. SOURCE: 
BSRIA field research[3]  (supply chain respondents only) 

 
Two respondents saw BREEAM as restricting innovation.  One saying, 
“In some instances BREEAM or people’s reading of it can restrict 
beneficial technologies”, and another, “Would argue BREEAM penalises 
innovation, especially in relation to materials.” 

 

Figure 33 : How often BREEAM encourages the installation of building technologies 
and active energy management. 
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SOURCE: BSRIA field research[3]  (supply chain respondents only) 

 
The client responses were different from the supply chain and 
professionals with just over half saying that BREEAM did not drive them 
to invest in innovation.  However, many said that innovation occurred 
anyway and it was just that BREEAM was not the main driver. 

Figure 34 : Does BREEAM drive investment in innovation? 
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SOURCE: BSRIA field research[3]  (Client respondents only) 

 

BREEAM also encourages the installation 
of building technologies and active 
energy management, according to 93% of 
respondents.
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3.2 COST RECOVERY Several pieces of research have been carried out looking at the cost 
implications of BREEAM.  The first report published back in 2005 by 
the BRE Trust, Putting a price on sustainability[6], was carried out by 
property consultants Cyril Sweett.  This report looked at four buildings; 
a house, a naturally ventilated office, an air-conditioned office and a 
PFI-procured health centre.  BREEAM has moved on since this report, 
as have Building Regulations that have significantly pushed the energy 
issues.  However, the basic principles remain similar; although the base 
case building would now not meet Building Regulations.   
 

Table 1 : Capital Cost uplift for buildings with a BREEAM Rating. 

Location Naturally 
ventilated office 

Air-conditioned 
office 

PFI Health 
centre 

BREEAM 
Rating 

Very 
Good  

Poor 2%  5.7% 0 

Typical -0.3% 0.2% 0 

Good -0.4% -0.1%  

Excellent  

Poor - - - 

Typical 3.4% 7.0% 1.9% 

Good 2.5% 3.3% 0.6% 

Predicted 
costs 
savings 

Energy Any 17% 26% 3% 

Water Any 71% 55% 10% 

OTE: The reduction in capital costs for the naturally ventilated office was attributed to the removal of an air-conditioning 
unit.  SOURCE: BRE Trust[6] 

In our survey, we asked the supply chain, “In a recent piece of research by a 
leading independent quantity surveyor it was found that a naturally ventilated 
BREEAM Excellent office building typically costs 3% more than the same non-
BREEAM building.  Do you consider that clients recover this cost?” 

There was a high proportion of “don’t know” responses (23%) but the 
majority (38%) said that the client sometimes recovers the extra costs, 
and a significant number (15%) said that frequently the client would.  
Those that thought the client would always recover the extra costs were 
10%.  This may not be an accurate view as the supply chain may not 
always be privy to the operational cost information.    

Figure 15 : Client’s recovery of the extra costs of BREEAM. 
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Source : BSRIA field research[3]  (supply chain respondents only) 

 
The BRE Trust published another cost based report in 2008, this time 
written with Faithful and Gould.  Putting a Price on Sustainable Schools[4] 
looked at a primary and secondary school with the same approach as the 
earlier BRE/Cyril Sweett work[6].  However, in this study whole life 
costs were not calculated. The results are in Table 2 
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factor, although this was not seen from the responses in the surveys.  
There is no relationship between increasing costs and higher ratings (see 
Figure 11), although the perception may be different. 

 

Figure 11 : Increase in costs for BREEAM projects. 
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Source : BSRIA field research[3]  (Client respondents only) 

 
Those that did incur costs were asked if they could identify where the 
money was spent.  The majority of responses said equipment, although 
professional services are still significant, but can be seen as beneficial with 
one respondent saying: “Premium is added by consultants and contractors and 
sometimes individual credits require additional attention with associated costs.”  
Another confirmed this and quantified, "it required us to hire a professional 
BREEAM Assessor which required a fee, to gain an excellent rating = 10% of 
the cost" The type of equipment listed as being installed is also likely to 
provide operational savings. 

 

Figure 12 : Where the additional money was spent. 

 
 

Source: BSRIA field research[3]  (Client respondents only) 

 
In the professional and supplier survey only 5% of respondents said they 
incurred no extra costs to get the BREEAM rating they wanted on this 
project, compared to a non BREEAM project. This is significantly 
different from the client answers, where 40% said no extra costs were 
incurred.  There are a number of possible reasons: 
 
 
 

 Clients do not know so clearly which costs could be attributed 
specifically to BREEAM. 

 Clients who have asked for BREEAM in the first place do not want 
to feel there were extra costs 

Equipment mentioned 
more than once: 

 Controls (PIR sensors, 
metering, general lighting) 

 Lighting 

 Choice of materials 

 Energy efficient equipment 

 Grey water, rain water, 
harvesting 

 Additional (and in some 
cases seen as unnecessary) 
metering 

 Green roofs 
Professional Services

Equipment 39%

24%
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Conclusion
The report has demonstrated that attaining BREEAM certification drives the green agenda. It has 
highlighted that the desired performance of the building should be thought about as early as possible in 
order to achieve the highest performing build at the lowest cost. Moreover, the lifecycle savings outweigh 
the initial capital outlay as long as a full maintenance and servicing regime is implemented. 

Surprisingly, operational savings were only ranked 4th by clients as the main benefit for green certification, 
with only 47% of clients stating that BREEAM drove them to consider the building’s operating costs 
versus the capital build costs. It is therefore not unexpected that the majority of the supply chain could 
not say if the client recovered the certification costs. In today’s tough economic climate it is difficult to 
understand why operational efficiencies are not considered more highly, especially as, to achieve them, 
there should be a positive knock-on effect on occupant comfort and reputation, two of the main drivers.

Using companies like Schneider Electric, with significant knowledge and experience of green certification, 
will minimise the costs of achieving certification. The client and the supply chain will also gain from the 
considerable experience and expertise these companies have gained over time to maximise OPEX 
savings. 

Increased market demand and clear financial rewards, coupled with mounting government regulations and 
shareholder pressures, provide multiple incentives to own and occupy high-performance green buildings 
that leverage innovation and deliver triple bottom line value (people, profit, and planet) throughout the 
building life cycle. Green certification tools can help to contribute to this process by providing a strong 
methodology, but it is the relationships between all stakeholders and the consideration of the full lifecycle 
of the building that will achieve the best result for all.

Respondents saw BREEAM as having a positive effect on the quality of 
construction, especially in areas that you cannot see such as controls. 

Most of the client group interviewed (74%) said BREEAM did not cause delays 
on the project, although this was generally because it was planned for from the 
beginning.

When asked about the level of innovation in 
the project, many respondents said BREEAM 
had set a new standard for all future projects. 
It’s also reassuring that installing building 
technologies and active energy management is 
becoming common-place in projects, although 
less than 30% did this solely for gaining credits. 

“It gives the construction team an aim for 
improved quality”
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5.4 CONSTRUCTION 
QUALITY 

BREEAM assessors and specifiers, as well as contractors themselves, see 
BREEAM as having a positive effect on the quality of construction. 
This is significantly different from the client views where only 40% said 
it made a difference to quality. 
 
 

Figure 37 : BREEAM’s effect on quality of construction. 
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SOURCE: BSRIA field research[3]  (supply chain respondents only) 

 
One client thought that BREEAM gave a good target, “it gives the 
construction team an aim for improved quality.” Another highlighted 
that, “It's in the stuff you don't see,” and followed with an example, 
“More resilient structure in terms of sealing the building envelope.”   
 
Those who did not feel BREEAM made a difference were not 
necessarily critical of construction quality but could not specifically  
attribute the higher quality to BREEAM, but for one respondent, “In 
some cases it makes it worse as  it can push towards using new 
technologies which are not as widely understood or user-friendly” 
 
Most of the client group (74%) said that BREEAM did not cause delays 
to the project, although this was generally because it was planned for 
from the beginning.  This shows that BREEAM has become established 
and there is an understanding of the processes by the engaged clients.   

 

BREEAM helps raise 
construction standards

“Look at it early 
and the cost will 
be negligible; the 
later it’s left the 
harder and costlier 
it becomes.”


