
Reducing carbon emission remains a key priority for any responsible business,
despite the gaze of the media being squarely on the unstable global economic
conditions of the past three years. Critically, with volatility in the price of oil
and issues around the security of supply as oil producing nations are affected
by significant civil unrest, organisations are beginning to understand that engaging
in carbon reduction not only brings environmental benefits but reaps commercial
rewards too.

However, in our industry getting organisations to engage further on reducing carbon
emissions, can present a significant challenge particularly as a result of the level
and complexity of legislation, the minefield of information and pressure to achieve
environmental standards, and a misalignment of objectives. Through this research
there is consensus that the barriers to engage with the green agenda are threefold;
organisational, practical and understanding policy in this area.

In a shopping centre environment, clarity over who has responsibility for reducing
emissions and whether strategies to achieve carbon reduction are being effectively
communicated to those who are directly responsible for using energy whether at
a shopping centre or shop level still needs to be significantly improved. This is to
ensure that the respective actions of an owner or retailer do not adversely affect the
initiatives of the other. In instances where the boundaries of the two parties meet,
awareness of what each other is doing is crucial. Furthermore, improved collaboration
will help with the sharing of best practice both within and between centres.

Given the mandatory legislation particularly with regard to the Carbon Reduction
Commitment Energy Efficiency Scheme (CRC), the industry cannot afford to ignore
the issue or the consequences of failing to reduce energy consumption. Government
policy in this area has become increasingly demanding in recent years and with its
legally binding targets to reduce greenhouse gas emissions by 34% by 2020 and 50%
by 2050 then there is no reason for this emphasis abating. 

To help clarify and assist in overcoming these challenges, BCSC commissioned JLL
to help identify practical and achievable actions that could easily be implemented to
assist those, who are already tackling the issues and those who need to start reducing
carbon emissions and subsequently costs. This operational guide to accelerating change
towards a low carbon shopping centre helps to provide guidance on what the quick
wins are and what types of investment needs to be made.

In taking the debate forward, BCSC will be using this guide to further engage with and
highlight to Government that the industry is committed to doing its part in protecting
the environment. Moreover, we as an industry have to come together in raising our
concerns that policy has to be simplified and made achievable if the retail property
industry is to achieve key greenhouse gas emission reduction targets and support
Government in hitting its targets. 

Richard Akers
BCSC President
Managing Director – Retail Portfolio, Land Securities
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In recognition of UK shopping centres’ contribution to
greenhouse gas (GHG) emissions, this report seeks to
set out a framework for how retailers and operators
can contribute to significantly reducing carbon emissions.
The report aims to give guidance to all parties involved
in the operation of shopping centres and to shed light on
how barriers (both real and perceived) might be overcome.
Many of the actions outlined in the report focus on carbon
reduction, which if implemented, will help to reduce
emissions but will not necessarily go as far as to make a
shopping centre ‘low’ carbon. It is important to recognise
that achieving an 80% reduction will likely require the
implementation of significant measures with perhaps
an associated capital expenditure.

We recognise carbon embodied within the services and
fabric of shopping centres, as well as the carbon impacts
associated with waste generation and travel to centres
are all important considerations, this report focuses on
emissions from operation.

To develop this report, in-depth interviews were conducted
with retailers, shopping centre owners, centre managers,
and operations managers, including Boots, Debenhams,
New Look, Arcadia Group and Land Securities. A series
of workshops were held with other BCSC members and
working groups to consolidate the findings from these
interviews. Quantitative data provided by Jones Lang
LaSalle’s Sustainability Benchmarking survey which covers
approximately 25% of UK shopping centres in terms of
total lettable space was reviewed. Desk-based research
on government policy was performed and drew from
JLL’s own experience as well as BCSC members’ views
on the legislative improvements which could promote
carbon reductions. 

Shopping centres contribute close
to three million tonnes of CO2 to the
UK’s total emissions each year. This
is equivalent to the emissions of
nearly half a million homes.1 While
leading companies in the sector are
actively pursuing carbon2 reductions
in their managed properties, we still
have a significant challenge ahead
to contribute our share of the legally
binding CO2 emissions reduction
targets set by the UK Government.
Annualising this target (80% by 2050
from 1990 levels each year) equates
to a 2.56% reduction each and
every year.

1. Based on typical mid-period terrace house. Data from Energy Savings
Trust more info: www.energysavingtrust.org.uk/business/Business/
Housing-professionals/Existing-housing/House-types

2. Note that ‘carbon’ is used as a shorthand for carbon dioxide as well as the
other basket of greenhouse gases contributing to human-driven climate change.

executive
summary



What we found
In short, the research found key challenges that need
to be addressed at the levels of government policy,
organisational structure and practical implementation:

Organisational – Within individual organisations,
corporate management needs to be more aligned with
desired sustainability outcomes. Between landlords and
tenants, collaboration and communication is crucial to
increasing efficiency 

Within companies, key challenges are: misalignment
of objectives, such as low initial investment costs for
less ‘sustainable’ fit outs versus higher upfront costs
for fit outs which can actually consume less energy
and therefore have lower running costs in operation;
central control of overhead costs; shop staff turnover
and resource constraints.

There can also be difficulties in addressing the boundaries
between organisations. Some consider leadership from
retail landlords as a key driver in enhancing the ability of
retailers to improve energy efficiency for the areas within
which they have control. As some of the success stories
featured in this report show, the importance of effective
landlord and tenant relationships in enabling shopping
centres to be operated in an energy efficient manner cannot

be overstated. In many cases communication needs to be
improved so that the respective actions of landlords and
tenants do not adversely affect the initiatives of the other.
In instances where the boundaries of the two parties meet,
awareness of what each other is doing is crucial.

Practical – More real world information is needed on
the performance and carbon impact of new technologies 

There is a genuine concern amongst those interviewed,
regarding low energy/carbon technologies, particularly the
lack of consistent and clear advice on the appropriateness
of technologies (i.e. that match their specific and real world
circumstances). This has been termed the ‘minefield of
advice’. This results in a general lack of awareness of what
really works.

Policy – Current policy does not create the right incentives

While there appears to be broad agreement with the objective
of policies to move to the efficient use of energy and the
reduction of GHG emissions, few believe that current policy
instruments as designed or as implemented in practice are
effective in creating the right incentives. The simplification
of the Carbon Reduction Commitment Energy Efficiency
Scheme (CRC), away from recycling payments to being
a one-way charge, is an example of this.
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Recommendations
To overcome these barriers and to accelerate carbon
reduction in shopping centres, BCSC recommends that
all members should:

With reference to organisational structure – 

1. Set clear corporate objectives to reduce carbon
emissions, followed through with practical actions.
Raising energy efficiency to board level decision
making will help to ensure that appropriate funding
and resource is allocated to actually achieve targets.
To overcome misalignment of objectives, retailers
should, for example, include energy efficiency as
a performance indicator for store management. 

2. Promote better communication between landlords
and tenants. Some retailers are supportive of the
principle of a mechanism, perhaps through lease
renewal which involves shared objectives on particular
aspects of energy efficiency which landlord and
tenant can work together on, to achieve over an
agreed period of time.

With reference to practical implementation – 

3. Focus on simple concepts – understand how energy
flows within a property or store so that actions can
be prioritised. Much as household appliances come
with a user operating manual there is an argument
that shopping centres and retail stores should have
operating manuals, and where these are created
for them to be shared.

4. Address the avoidable waste and manage demand –
energy that is needed should be used as efficiently
as possible. As a starting point, all companies should
ensure that the ‘Specific actions’ as identified in
the BCSC Sustainability Charter are followed. Better
control of lighting use and intensity were also
identified as key ways to avoid energy waste.

5. Challenge re-fit teams to design more energy
efficient fit outs by making low operation costs
a performance objective for retailer property
teams. At the moment design specifications
frequently are based on achieving lowest possible
initial cost. Companies should also explore the
possibility of establishing shared financing mechanisms
such as rent allowance from the landlord to fund
improvements or the Green Deal.

6. Landlords can act as conduits to spread knowledge
about the implementation and impact of various
low carbon technologies. As landlords interact
with a variety of retail tenants trialling technologies
in different conditions, they are well placed to
spread knowledge between retailers about which
technologies have what impact in which conditions
and how much they actually cost to put in place.
This is an opportunity for landlords to help the
industry navigate the minefield of advice identified
as a barrier by retailers.

As landlords interact with a variety of retail tenants
trialling technologies in different conditions, they
are well placed to spread knowledge between
retailers about which technologies have what
impact in which conditions and how much they
actually cost to put in place.
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7. Go beyond the low hanging fruit. Addressing the
avoidable waste is an important initial step. Yet,
even with such measures achieving an 80% reduction
(UK target) will require more significant measures to
be implemented with the associated capital expenditure
this is likely to entail. Companies are considering the
following carbon reduction strategies:

• a ‘whole life costing’ approach to determine the
optimal payback of technologies available and
understand the potential for operational savings
and carbon abatement 

• potential major refurbishment of existing properties
or portfolios, and

• acquisition and disposal strategy that gives
consideration to sustainability standards based
on prescribed criteria (e.g., DEC rating,
BREEAM, LEED, etc).

With reference to policy – 

8. Support legislative improvements that will promote
the right business incentives. BCSC members
should position themselves to understand where
inconsistencies in policy incentives lie so as to
improve legislation, identifying barriers which may
hinder the objective of achieving large scale carbon
reductions. For example, companies are actively
supporting the extending of DECs to the private
sector. Such changes among others are essential if in
the longer term we are to raise the significance of
energy efficiency in the decision making of property
professionals in all aspects of the property cycle
including operation, refurbishment and acquisition.

Finally, there are further opportunities for carbon reduction
which this report has touched upon however which warrant
further research in their own right. Retailers and operators
at all stages of addressing energy efficiency identified the
need for i) unbiased, real world information on the carbon
impact ii) feasibility for implementation in various situations,
and iii) payback periods of low carbon/energy efficient
technologies. There is an opportunity for the industry as a
whole to address this vacuum by sharing specific technical
and financial information on technical projects of interest in
a centrally accessible repository. At present, such information
is scattered throughout case studies that are intended more
for PR than peer to peer knowledge sharing, or produced by
suppliers who have a vested interest in selling a technology.
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01introduction

Why reduce carbon emissions in existing
shopping centres?
The UK Government has set legally binding targets to
reduce total GHG emissions by 34% by 2020 and by 80% by
2050 from a 1990 baseline3. Buildings will need to make a
56% reduction by 2030 (relative to 1990 levels). Achieving
reductions of this magnitude will require improvements
throughout the energy supply and consumption chain. This
not only means increasing efficiency at the consumer end
of the chain (i.e. doing more with less energy) but also a
substantial shift in infrastructure to decarbonise the supply
of energy. For example, through addressing efficiencies in
the production, transmission and distribution of electricity
as well as increasing generation from renewable sources. 

The extent to which different parts in the chain will
contribute to reductions in CO2 emissions is still unclear.
For example, demand for electricity from renewable
sources outstrips supply – only around 3% of energy in
the UK is from renewable sources. The current rate of
growth of renewable energy is too slow to achieve the
UK target of 15% of energy coming from renewable
sources by 2020.

It is therefore crucial that retailers and owners/managers
of shopping centres tackle the question of how much carbon
can be reduced through efficiency savings from existing
shopping centres. As the low hanging energy efficiency fruit
is picked off early, maintaining the pace of reduction will
become progressively tougher. While the baseline year for
these reductions will likely pre-date the availability of sound
data on performance trends, it is important to understand
what UK shopping centres have achieved to date before
considering any appropriate targets or benchmarks for
industry-wide CO2 reduction. 

Legislative compliance is increasingly
a driver for companies in the retail
sector to establish clear corporate
goals followed through with practical
actions to reduce carbon emissions.
Policy is becoming increasingly
demanding (as many companies
eligible for the CRC will know) and
there is reason to believe policy
demands will increase.

3. The Committee on Climate Change estimates that within the overall UK target of 80%, the feasibility of reductions of certain sectors of the economy could vary,
being more than the overall 80% target in some sectors and less in others. For example, alternative technologies will be available to certain sectors that will likely
make greater reductions more economically feasible.
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Figure 1: 5 year trend of retail property energy intensity based on landlord shared services
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Data for shopping centres that has participated in Jones Lang
LaSalle’s Sustainability Benchmarking4 since its inception
in 2001 highlights that focussing on energy reductions over
a sustained period of time resulted, on average, in a 32%
improvement in efficiency over an eight year period. Figure
1 shows the indexed performance improvements of repeat
participants by broad type of managed retail property – with

enclosed non-air-conditioned shopping centres having an
index of below 75 in 2010 where 2006 = 100. This trend shows
real improvements achieved mostly through low/no cost
measures. While the scale of the challenge (80% reduction by
2050) is large, reductions through efficient use of energy can
be quite significant – at least in early years. This provides
the backdrop to investigate future targets for the industry. 

4. This information is based on a sample taken from Jones Lang LaSalle’s Sustainability Benchmarking which benchmarks approximately 25% of UK shopping centres in terms
of total lettable space. For more information: http://tinyurl.com/3ruja8c

Indexed change in energy intensity, Jones Lang LaSalle benchmarking participants (like-for-like) 2006 = 100



Firstly, we need to assess what the overall impact of UK
shopping centres is in carbon emissions. The contribution
of non-domestic buildings to total UK GHG emissions is 12%.
Assessments of specific sectors within non-domestic as to
the breakdown are not calculated in the carbon budgets.
However, Table 1 is an estimation of the shopping centre
contribution to total UK carbon emissions. 

Using the estimated total carbon impact of UK shopping
centres in Table 1 as a 2009 baseline, and using the historic
performance trends of benchmarked properties, it is possible
to estimate targets for forthcoming years and what the
resultant savings would be, as shown in Table 2. 
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Shopping centre aspect Total UK size Carbon intensity (kg CO2e / unit / yr) Tonnes CO2e

Landlord shared services 5,527,000m2 98 542,000

Lettable space 17,000,000m2 115 1,949,000

Car parks 648,000 spaces 197 per space 127,000

Total 2,619,000

Table 1: Estimated carbon impact of UK shopping centres5

Year Year-on-year reduction Annual tonnes CO2 saved

2011 3.2% 81,463

2012 3.3% 81,422

2013 3.4% 81,382

2020 4.4% 81,100

Table 2: Projected trend of future carbon emissions reductions

5. Data is drawn from Jones Lang LaSalle Benchmarking and research as well as
assumptions from BCSC Carbon Management Energy Efficiency report: Cutting
Carbon in Shopping Centres as part of the proposal to the Carbon Trust.



Data from the benchmarked properties (Table 2) indicate
that if trends from the prior years continue, the 2.56%
annual reduction is possible through energy efficiency in
earlier years at least. If decarbonisation of electricity and
heat starts to bear fruit quickly enough, then it is reasonable
to assume that the 2.56% GHG reductions can carry on year-
on-year. If this were to happen, UK shopping centres would
need to reduce emissions by 34% by 2020 to 1.7 million
tonnes CO2 and by 80% by 2050 to 525,000 tonnes CO2

(from the 2.6 million tonne baseline).

As the previous figures show, the existing stock of shopping
centres in the UK was estimated to have stood at around
17 million sqm of lettable space in 20106. While there are
increasingly stringent requirements for energy efficiency
measures on new developments, the sheer size of current
stock necessarily means that lower carbon operation of
existing buildings has to be a focus to enable the sector help
meet national targets. The aims of policy7 are increasingly
reflecting this and coupled with slowdown in the construction
of additional retail space, improving operational efficiency
of current space is more important than ever.

However, this should not be seen as a barrier but as a
chance to reinforce the business case for carbon reduction.
The first opportunity is to reduce operational costs
(fluctuating energy prices) and secondly to enhance
company reputation. Those companies, large and small,
that are driving the industry forward are exploring
the commercial incentives of taking practical action –
showing that carbon reduction can be good for business.

Project objectives /methodology
In recognition of the UK shopping centres contribution to
GHG emissions, this report seeks to set out a framework
strategy for the low carbon operation of UK shopping

centres by examining ways in which emissions can be
significantly reduced. There are many stakeholders –
retailers, landlords, centre management, operations and
Government – representing a real mix of material issues
and many strands of communication. Therefore, the aim
is to give an overarching framework and guidance so that
all involved in the operation and occupation of shopping
centres can quickly grasp the principles of how to most
effectively reduce carbon emissions.

In-depth interviews were conducted with retailers, shopping
centre owners, centre managers and operations managers,
including Boots, Debenhams, New Look, Arcadia Group,
Land Securities, Surrey Quays Shopping Centre and The Mall
at Cribbs Causeway. A series of workshops were held with
other BCSC members and working groups to consolidate the
findings from these interviews. Quantitative data provided
by Jones Lang LaSalle’s Sustainability Benchmarking survey
was also reviewed.

Through this process it has been identified that to accelerate
change a combination of operational improvements and
capital investments are needed. Practical examples have
been identified of what is already being achieved by parts
of the industry, which can provide useful guidance to other
BCSC members. In this regard, many of the practical actions
highlighted are examples that can be readily implemented.

Given that some of the barriers to change are linked to
inconsistencies in policy, desk-based research was undertaken
on government policy and drew from JLL’s own experience as
well as BCSC members’ views on the legislative improvements
which could promote carbon reductions. In addition to specific
recommendations this report summarises the legislative
instruments to promote full compliance. 

Through this process it has been identified that to
accelerate change a combination of operational
improvements and capital investments are needed.
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6. According to Jones Lang LaSalle Research. 7. Energy Strategy for Europe 2020.



02identifying
approaches
for operational
improvements

To set out a clear vision for how
to achieve low carbon operation
it is important to understand which
parties are responsible for obtaining
energy in shopping centres and then,
where and for which services the
energy is consumed. This will help
identify where improvements can
be most appropriately made and
ultimately who has the greater
degree of influencing change.

Landlord-obtained

Whole building

A) Landlord-
obtained and
consumed in
common areas

‘Shared services’ ‘Exclusive consumption’

B) Landlord-
obtained and
consumed in
tenants’ areas
on a shared
(unmetered)
basis – e.g.
HVAC

C) Landlord-
obtained but
consumed by
each tenant
on exclusive
(metered) basis –
e.g. electricity

D) Tenant-
obtained from
3rd party utility
company for
exclusive
tenant use

Source: Upstream Sustainability Services, Jones Lang LaSalle

Figure 2: Who buys what for whom?

How energy is consumed in shopping centres
As Figure 2 highlights, when it comes to specific issues
regarding landlord and tenant splits, and who is responsible
for the consumption of energy and other building services,
the situation in multi-let arrangements can be complicated. 

• The ‘whole building’ consumption is the total consumption
within the building no matter who obtained the energy
and how it was consumed, including both landlord-
obtained and any tenant-obtained consumption.

• Tenant-obtained consumption is that which the tenants
obtain directly from utility companies through a ‘fiscal
meter’. Such consumption is ‘exclusive’ to the tenant
that obtained it.

This section provides:

• information for both retailers and operators on how
energy is typically consumed within shopping centres
which is critical in understanding which parties are
responsible and therefore what could be done to
address this

• the different barriers identified by those interviewed
that various parties encounter and perceive, and

• the interviews highlighted that there are many
opportunities to overcome barriers based on
what companies are currently implementing.
Many examples relate to works that could be
achieved at the local level between landlords and
individual retailers to maximise their own savings.
The recommendations also go further to highlight
what needs to happen at the corporate level to
promote significant carbon emissions reductions.
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• Landlord-obtained consumption is the total consumption
purchased by the landlord through a fiscal meter. This
consumption could be used for services in either or
both common areas and tenant areas.

Where landlord-obtained consumption is recharged to
tenants on a non-metered basis (e.g. apportioned according
to each tenants’ share of floor area) it is considered to
be a ‘shared service’. This applies to consumption used
to deliver services, such as heating and cooling, even if
it is into tenants’ areas. However, if landlord-obtained
consumption is recharged on through sub-metering, it is
said to be ‘exclusive consumption’.

In UK shopping centres8 it is most common for tenants to
obtain energy directly (‘D’ in Figure 2) and for landlords
to obtain energy used to service just common parts (‘A’
in Figure 2). However, there is a significant minority of
shopping centres where landlords obtain energy which
is consumed by tenants on an unmetered basis (‘B’ in
Figure 2). It is very unusual for landlords to obtain energy
and sub-meter tenants on an exclusive basis, as in ‘C’ in
Figure 2. This information was confirmed in this research
and reinforced by evidence based on a sample taken from
Jones Lang LaSalle’s Sustainability Benchmarking which
benchmarks approximately 25% of UK shopping centres
in terms of total lettable space.

Identifying the barriers – both real and perceived
It is important to address the different barriers that various
parties encounter and perceive. If we are to accelerate
change the following were found to be the key barriers
that need to be addressed in the current context.

Organisational barriers
The dependence of landlords and retailers on each other in
their ability to improve over which they have direct control

• The research confirmed that both landlords and tenants
can operate successfully independently of each other.
Depending on metering arrangements, both landlords and
tenants will be responsible for energy within their own
areas. However, in instances where these boundaries meet
it is crucial that awareness improves so that each knows
what the other is doing. For example, it is important that
mall areas and stores are balanced in terms of air and
heat exchange – if the mall set temperature is raised/
lowered then tenants may take cooler/warmer air in
off the mall and will cool/re-heat it.

• This is very much an issue for enclosed shopping centres,
and in particular, it is a common issue relating to shopping
centres that were borne out of a conventional design
approach (i.e., enclosed malls with heated/conditioned
air provided by central plant and localised equipment
doing the same for tenant demise). Balancing air/heat
exchange and optimising pressurisation policies to meet
the needs of landlords and tenants remains a significant
barrier/opportunity in existing shopping centres. While
this can be more easily overcome as a design consideration
in new developments it represents a major obstacle
for change in a large number of existing UK enclosed
shopping centres.

8. Note that in UK offices it is much more prevalent for the landlord
to obtain all of the energy consumed in the building.
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Retailers interviewed, particularly identified a number of
barriers where objectives for one part of the organisation
made it harder for other parts to achieve greater energy
efficiency:

• A conflict exists between the conventional approach
of relatively fixed lowest initial costs of fit outs (e.g.
capped at a certain amount per square foot) and that
of specifying fit outs that include measures with greater
efficiency or ‘greener’ technologies, which may incur
higher initial capital cost. This barrier exists because the
cost of operation is rarely factored in – i.e. the higher
initial cost of more efficient services could be offset by
reduced running costs during operation. Companies could
also potentially benefit from reduced maintenance costs
and should investigate if enhanced capital allowances
can be claimed. Therefore, if ways can be identified
to highlight operation costs at the fit out specification
stage this will help to align objectives. 

• Another barrier to improving energy efficiency, again
particularly in retail stores, was shown to be when
overhead costs, in this case energy use, are budgeted
centrally as opposed to at the store level. Of course,
success can be achieved by centrally controlled initiatives.
However, in properties where site staff is in control of day-
to-day energy usage, there may be a lack of incentives to
drive efficiency if the actual costs of energy are not directly
attributed to the store. To overcome this, a number
of retailers are directly attributing the cost of energy
consumed as part of the overhead cost of individual
stores, thus enabling energy efficiency to become part
of performance indicators for store management.

Shop staff turn-over
This has been identified by retailers as a major barrier
in overcoming change. This is particularly an issue when
carbon reduction programmes are likely to be delivered
over longer periods of time. The main barrier to overcome
was that companies need to ensure that a strategy or
commitment maintains continuity throughout changes
in the staff at store or retail property level.

Resource constraints 
• Retailers’ share of the overall three million tonne

footprint is approximately two-thirds. Many retailers
are engaged with the sustainability agenda however
there are also those which, due to their size or company
structure, lack available resource and expertise to
formally address carbon reduction as a business agenda
item. Retailers have identified that a lack of people
dedicated to, and skilled in, energy efficiency can
significantly hinder progress. Therefore, it is important
that energy efficiency is raised to board level decision
making to ensure that appropriate funding and resource
are allocated and dedicated co-ordinators can engage
staff who have decision making power.



• Larger retailers tend to have greater resources at their
disposal – for example, more extensive training programmes
and greater budgets for promoting the sustainability agenda.
Larger retailers and anchor tenants could potentially provide
guidance and support to smaller and individual retailers.
Training is a real opportunity; energy efficiency can be
framed in terms of saving money but it is important to
ensure the right people attend.

• Landlords have an opportunity to use knowledge within
and between centres to promote efficiency and ought to
function as a conduit between retailers to highlight best
practice. The greatest challenge however, will be how
to get engagement at the right level as store managers
are often left to manage units as designed.

• Communication between departments – some highlighted
that opportunities were being missed because of a lack
of access to what should be readily available information.
One retailer suggested that information contained within
Energy Performance Certificates (EPCs) was not necessarily
being seen by central sustainability teams or store staff.
If EPCs are to be seen as a reputational tool to drive
change then corporate policies must be clear on the
dissemination of these types of information. The same
would also be true of Display Energy Certificates (DECs)
if they are extended to the private sector.

Practical barriers
One of the key barriers identified by both retail property
landlords and retailers was the minefield of advice
on available technologies. This was to be found on
several accounts:

• a general lack of awareness of available technologies

• lack of consistent advice from professionals – conflicting
advice can often be provided by numerous parties as

to what an appropriate approach might be for a
retail property

• lack of clarity on appropriateness of technologies –
the research that it was difficult to assess the cost
effectiveness of the application of technologies in
different circumstances and therefore the appropriate
investment strategy. This is largely dependent upon
the operational circumstances under which predicted
payback periods are based, and

• it was the view of most interviewees that while
services and plant might be similar between properties,
the physical aspects of shopping centres limit the
transferability of some standardised approaches,
particularly as most retail properties are designed
to fit their geographical locale. This is particularly
the case in the more complex arrangements of 
multi-tenanted enclosed buildings.

These issues highlight the opportunity for the industry as
a whole to address this by sharing specific technical and
financial information on projects of interest in a more
widely accessible manner. Currently, such data can often
be found in case studies that are intended more for PR
than peer to peer knowledge sharing, or produced by
suppliers who have a vested interest in selling a technology.
This presents a significant opportunity for BCSC and its
members as an area of research in its own right.

Policy barriers
Aside from the general uncertainty in mooted changes
to policy and need for greater focus on existing stock
and instruments for smaller organisations, there are some
key inconsistencies that this report identifies which may
have implications that are particular to retail in terms
of hindering progress. These are outlined more fully in
section 3.
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Landlords have an opportunity to use knowledge
within and between centres to promote efficiency
and ought to function as a conduit between
retailers to highlight best practice.



Opportunities to accelerate change
When considering a strategy for carbon reduction the most
cost effective approach is to address avoidable waste which
necessitates first measuring actual energy usage and managing
what is consumed. There are many low/no cost opportunities
to make savings, as discussed in the following section. Many
of the issues highlighted in this section relate to works that
could be achieved at the local level between landlords and
individual retailers to maximise their own savings. Clear
corporate objectives to reduce carbon emissions must be
followed through with practical actions. It is important,
therefore, that such local works are not seen in isolation of
corporate level decision making which will help to ensure
that appropriate funding and resource is allocated to
actually achieve targets.

For those that have tackled the low hanging fruit, accelerating
change may require stimulating further operational changes
and investments – see section ‘Beyond the low hanging fruit
of avoidable waste’ – which relate more closely with what
needs to happen at the corporate level.

Current opportunities – what companies are achieving
at present
If change is to be accelerated the following should be
considered in terms of opportunities for the day-to-day
operation of existing shopping centres and retail properties,
and where applicable at fit out stages. This highlights
instances of success from both shopping centre management
and retailers, demonstrating what is possible.

Key areas for all to consider:

• Start with the simple concepts: understand energy flows
within the building/store by carrying out a simple energy
balance of the building.

• Address the avoidable waste – both retailers and shopping
centre operators interviewed identified that all too often
energy was needlessly being consumed which will be
costing businesses substantial amounts of money. For
example, escalators should be turned off when the
store or the property is empty. Lighting was identified as
one of the most significant opportunities to cut wastage.
However, initiatives to cut wastage across a number of
energy consuming services not only directly save energy
costs but can reduce CRC liability. As a starting point,
all companies should ensure that the ‘Specific actions’
in the BCSC Sustainability Charter, where applicable,
are implemented.

• Meet demand: energy demand can often exceed actual
operational requirements. Review and where possible
reduce demand. This should also be reviewed when fit
outs are carried out.

• Lighting: the research revealed that this is a key area
in which to make substantial savings, particularly within
retail stores: 

– lighting in unoccupied areas should be switched off
and reduced to base-level needs outside of opening
hours. Interviewees highlighted that lighting in retail
stores within shopping centres (in some cases in locked
out-of-town centres) is regularly left on overnight

– consider lighting at 70% intensity before 11am during
the day
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– companies are reviewing opportunities as to whether
particular areas within stores can be lit less intensely
relative to others e.g. walkways as opposed to
merchandising areas. Some retailers are also beginning
to challenge the conventional view that more intense
lighting is needed for commercial objectives; there
are instances where more efficiently-lit stores are not
adversely affected in terms of sales and were in some
cases commercially outperforming their more intensely
lit branches within the same organisation

– findings from the interviews indicated that in most
stores sufficient control does not exist to vary the
lighting for the different needs. Invariably there is
one switch that controls all lighting. The perceived
ideal scenario would be to change wiring and lighting
systems to enable a typical, medium-sized store
to have different levels of lighting for different
situations such as merchandising, cleaning and
general shop lighting

– when considering the type of environment a retailer
is trying to create, the question should always be
asked – can it be achieved in a more energy-efficient
way? i.e. lower watts for the same ‘sparkle’

– lighting generates heat – improving lighting thus reduces
cooling requirements, and

– Addressing wastage within operating hours in all areas
is important and although not specifically mentioned
by interviewees, optimising and improving the efficiency
of back-of-house lighting should not be ignored when
reviewing shop floor lighting.

Lighting – C  hallenge the designer

At the point of lighting replacement or fit out companies
should review lighting strategies. Operators and occupiers
of retail space should question those responsible for design
when specifying lighting intensity levels, particularly
for distinct areas within stores such as merchandising,
walkways and back of house. The key principle does
not relate to absolute levels of illumination but contrast
between areas.

Common current practice should be for the following areas:
• Large retail unit: 40 watts per m2

• Retail unit: 80 watts per m2

Higher efficiency9 (through energy efficient replacement)
should be for the following areas:
• Large retail unit: 14 watts per m2

• Retail unit: 41 watts per m2

Instances of success – Lighting at a shopping centre

A member of management interviewed from Surrey
Quays shopping centre in London carried out voltage
reduction on all internal and external lighting which
achieved a 30% reduction in energy usage. Though the
centre benefits from a lot of natural light, lighting controls
have been improved i.e. through the installation of PIRs
(Passive Infrared sensors) on all mall lighting. PIRs mean
security/engineers have light out of hours if needed and
if there is insufficient daylight, lights will be activated.
With the right lux level settings the lights are typically on
for only around 5-6 hours a day. The cost was approximately
£7-8k (with a 2 year payback). The savings have been
estimated to be around 50% compared with when lighting
previously ran nearly 24 hours a day.

9. Higher efficiency figures taken from the Land Securities Design Guide
for Low Carbon Fit Out.
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Industry research indicates that it is good
practice to obtain energy performance data
from real meter readings (either automatic
or manual/visual readings).

• Metering: the lack of real operational performance data is
one of the most significant barriers to improving building
energy efficiency. Shopping centres can have large complex
metering arrangements but sub-metering, e.g. of equipment
and services, can also be valuable in understanding end-
use and therefore what could be done to address this.

– Industry research indicates that it is good practice
to obtain energy performance data from real meter
readings (either automatic or manual/visual readings) –
85% of retail properties participating Jones Lang
LaSalle’s Sustainability Benchmarking do so for
electricity consumption. The benefits of metering
for real data applies equally to retailers. 

– See the appendices of this report for more on
practical tips and available guides on metering.

Instances of success – Natural ventilation at a
shopping centre

The operations manager from Surrey Quays shopping
centre who was interviewed introduced natural ventilation
at certain times of year. Heating and cooling is by far
the biggest energy consumer at the centre. There is no
option but to heat the centre in winter, however during
summer months the air conditioning is turned off and
generally the cooling will be off for at least six months
of the year (usually until October). This produced a
significant amount of savings. The main challenge
was opening 120 smoke vents which, being a safety
system, were not designed to be opened and closed on
a regular basis and therefore required some additional
maintenance work. The shopping centre management
team, however, found that outside air cooling works
just as well as air  conditioning, especially when the
revolving doors are pushed back to increase air flow.

Instances of success – Natural ventilation at a
shopping centre

An investigation carried out by Hammerson at one of
their shopping centres supports the idea that natural
ventilation in mall areas does not necessarily always
lead to increases in retailers’ energy consumption.
Conventional views would suggest that retailers’
systems would have to work harder to balance mall
areas and stores, in terms of air and heat exchange.
If a controlled natural ventilation strategy is followed
in summer, it is possible to reduce the cooling loads of
both landlords and retailers systems, as the following
scenarios show:

• on a mildly warm day, fully opening the vents should
mean that natural ventilation can cool the mall at a
faster rate than could typically be achieved through
flow rates of mechanical ventilation

• on days with hotter outside air temperatures the
approach is different. In this scenario, the relatively
warm air flowing into the mall from outside should
be restricted. This will mean that of the air cooled
by tenant systems that may escape into mall areas,
as much as possible will stay within the mall. A cooler
mall will have the effect of reducing the cooling load
of the tenants’ systems. This is particularly significant
if tenants keep their shop doors open as this increases
the air and heat exchange between mall areas
and stores. 
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It is worth highlighting some initiatives that companies
are already doing and/or are recommended by the
aforementioned guidance documents: 

• Awareness campaigns amongst property professionals to
see how they can play their part in assisting and informing
how corporate policies can be better implemented.

• Create incentives for energy efficiency at the store or
centre level – making store managers responsible for
their stores’ energy bill and meeting the company agreed
energy targets. Some of those interviewed stated that
at their organisation, store staff could contact centrally-
based colleagues for technical guidance where necessary.
If there were opportunities to ‘spend to save’ (initiatives
that may require an initially higher capital investment
but which lead to savings and therefore recouping of
expenditure in the longer term) identified by store-
based staff then these could be explored and shared
within the organisation as well.

• Consider setting company-wide standards for set store
temperatures. Some of those interviewed experienced
success in improving energy efficiency by monitoring
store temperatures and applying a consistent approach.

• One of the retailers interviewed (a leading department
store) has begun using an in-store DEC style energy
performance rating used in motivational behaviour
change. Energy performance of retail space is shared
within the organisation not only to understand which
may be the more/less energy intense but to allow greater
visibility of performance amongst retail locations.

• Initiatives to drive greater landlord and tenant collaboration
– some retailers are supportive of the principle of a
mechanism, perhaps through lease renewal, which involves
shared objectives on particular aspects of energy efficiency
which landlord and tenant work together to achieve over
an agreed period of time.
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carbon plan

Capital & Regional in respect of its management of
The Mall has set out a context for what it is aiming
to achieve in terms of carbon reduction across their
portfolio of shopping centres within the next five years.
One of the main incentives for carbon reduction is of
course reduced operational costs. This is increasingly
important as the cost of energy continues to rise –
not just due to increases in unit cost of energy but
also associated costs of carbon through instruments
such as the CRC. Capital & Regional considered the
implications of these trends for the near to mid future
to inform its ‘five-year carbon plan’ and highlight the
need to improve operational efficiency. If the intended
reductions in carbon are achieved, approximately £1.5
million will be saved by 2017 (from a 2012 baseline).
This is in addition to the estimated £3.7 million saved
in energy bills achieved over the last eight years
through improvements in efficiency. Of course, rising
energy costs could mean that spend on energy might
potentially increase despite reductions in energy
consumption. This further reinforces the need to
focus on cutting wasted energy consumption.   

Beyond the low hanging fruit of avoidable waste
The recommendations in this section, while useful for
local level managers to be aware of are intended to
highlight what needs to happen at the corporate level
to promote significant carbon emissions reductions. 

Companies that have addressed the low hanging fruit will
need to consider strategies on a much longer term basis.
This will require a clear corporate objective with key
roles and responsibilities because the focus of longer term
strategies will require investment of financial and staff
resources. This is critical in being able to set appropriate
corporate-wide sustainability targets in the first place as
well as being able to achieve them.

The other key aspect to consider is that much of the
focus of this report has been on existing buildings and
reducing the carbon impacts resulting from actual
operation, nonetheless, a comprehensive corporate
strategy will also need to cover:

• potential major refurbishment, retrofit or fit out of
existing units, properties or portfolios – companies
need clarity of the financial viability of such works
(see following)

• promoting and developing sustainability considerations
in the design of new developments, and

• considerations in the process of acquisition of properties
for sustainability standards based on prescribed criteria.

Fit outs in particular present a significant opportunity in
achieving carbon reductions and are therefore explored
in more detail as follows.  



Fit outs: fit outs are rarely initiated for the purpose of
improving energy efficiency, but most interviewees agreed
that fit outs represent a key opportunity for companies
to target savings. While legislation will increasingly drive
the need for improved energy efficiency in design (there
is a forthcoming legislative requirement that ‘F’ and ‘G’
EPC rated spaces will not legally be allowed to be let),
the incentives for low carbon retrofits will become more
apparent when the operational costs are considered.
Those interviewed identified the property teams as the
key decision-makers so companies need to consider the
appropriate allocation of responsibilities and corporate
objectives. Some companies have begun trying to implement
policies challenging re-fit teams to design for either less
energy or the same energy as it did previously; the theme
being "more sparkle for fewer watts". Initiatives implemented
should consider if there will be reduced maintenance, lower
costs over the life cycle of equipment, if enhanced capital
allowances can be claimed, and if increases in energy costs
are factored in.

Greater collaboration between landlords and retailers will
not only encourage sharing of best practice in terms of
sustainably-minded fit outs but will promote the type of
co-operation required to enable landlords to re-visit fit
outs to agree and ensure recommendations are enacted.
There is also a key mutual opportunity through collaboration
between shopping centre operators and retailers, as the
forthcoming legislation highlights, to put shared financing
mechanisms in place. This might follow an approach such as:

• rent allowance from the landlord to fund improvements,
and

• trying to make the Green Deal work. 
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In addition to the recommendations in this report there
are many good, publicly available sources of information
and guidance from practical tips to guides on metering,
monitoring and targeting to low carbon retro-fits. For
a fuller list see the appendices. However, as low carbon
fit outs represent such a significant opportunity to
reduce carbon the following documents are highlighted
here and are highly recommended:

Land Securities – Design Guide for Low Carbon Fit Out 

The low carbon fit out guide recommends small and
big changes to make substantial energy savings relating
to lighting, heating, cooling, catering, refrigeration and
ventilation. Detailed advice is given to help minimise
a retailer’s carbon footprint without impacting on the
look and feel of a shop. In developing the guide, Land
Securities has taken a retailer’s perspective ensuring the
measures are fit for purpose. Benefits to implementing
the guide include reducing energy and installation costs,
improving the retail environment, complying with building
regulations for minimum energy efficiency requirements,
meeting customer expectations.

Better Buildings Partnership (BBP) – Low Carbon
Retrofit Toolkit

The key aim of this document is to make a business
case for low carbon retrofit. The study identifies the
main barriers limiting the uptake of low carbon retrofit
in the marketplace and provides a low carbon retrofit
roadmap to help overcome them supported by BBP
members’ case study examples. The BBP membership
includes a number of retail property operators so there
is plenty of valuable guidance for BCSC members.

There are a number of tools and approaches available to
companies. Some of the leading companies have started
using the following:

• Building energy audits – which typically involve building
or site energy assessments. There should be identification
of low/no cost improvements. However, critically, in
the context of longer term strategies, audits should be
seen as part of a whole life costing as identified above. 

• Green building certification – achieving a green building
rating for either a new, refurbished or existing building –
e.g. BREEAM, LEED, etc.

• Whole life costing – this typically involves an appraisal and
scenario modelling – determining the optimal payback of
technologies available and understanding the potential for
operational savings and carbon abatement. Both shopping
centre landlords and retailers have identified issues around
the minefield of advice in terms of understanding which
new technologies should appropriately be employed and
when. Understanding whole life costing is important when
looking at strategies for investment.



Instances of success – Energy command and
control centre

Some retailers interviewed have experienced great
success in energy reductions by using a command and
control centre whereby equipment can be monitored
and controlled for multiple sites from a single central
location. This was found to be very effective at tackling
avoidable waste by controlling lighting and heating/
cooling (ensuring it is off out of hours). While the
system is controlled centrally it relies on constant
feedback from store staff – for example, when seasonal
variations in store hours mean that timings need to be
changed throughout the year, which if remain unchanged
can result in wasted energy. The information provided
can also highlight other out of hours wastage such as
escalators being on unnecessarily. In stores where the
systems had been fitted the companies have achieved
savings in the order of 8-12%.

There is a common perception within the shopping
centre sector that the legislative context needs to be
improved to accelerate carbon reduction. However, while
the recommendations above can be implemented, this
would be easier to do with improvements to legislation.
Companies need to promote good practice and also
position themselves to understand and support legislative
improvements. This will help promote energy efficiency
in the decision making of property professionals in all
aspects of the property cycle including operation,
refurbishment and acquisition.
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There is a common perception within the shopping
centre sector that the legislative context needs
to be improved to accelerate carbon reduction.
However, while the recommendations above can
be implemented, this would be easier to do with
improvements to legislation. 



03policy –
legislative
implications
and opportunities

Much policy in the UK stems from
the European Union Directives and
strategies which in turn have been
propelled by international agreements,
namely the Kyoto Protocol signed in
1997 and wider work by the United
Nations (UNFCCC). In a number of
instances UK policy has gone beyond
minimum requirements set out by
Europe. Most significantly, the Climate
Change Act 2008 has committed
the UK to a legally binding target
to reduce emissions of all Kyoto
greenhouse gases by 80% by
2050 relative to 1990 levels. 

Legislative background
A key part of the reduction targets was defining the path to
2050 that set a ceiling on emissions over particular periods.
An overall reduction of 80% by 2050 is likely to spread with
some sectors requiring less than 80% while others will need
to contribute more.

The contribution to UK emissions from non-domestic buildings
in 2010 was estimated to be 36%. The scope for reductions
in buildings is 35% by 2020 and that a 56% reduction will be
required by 203010. This provides an indication of the scale
of the challenge facing the property sector as a whole and
the retail property sector in particular.

This section explores:

• the background to the UK policy framework and
a timeline with key legislative dates that all
organisations should be aware of. Note: a fuller
list of legislation relevant to the retail property
sector can be found on the BCSC website

• the key legislative barriers identified through
industry research and interviews. This highlighted
how current policy might not be creating the right
incentives, and

• also explained are that despite the barriers,
opportunities within the policy framework that
do exist should be fully explored and that all
companies should support legislative improvements
that will promote the right business incentives.

10. Based on advice provided to the UK government by the Committee
on Climate Change.
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There is much uncertainty surrounding the policy landscape
with respect to energy and carbon. 2010 saw a change
of government which coupled with the continued market
turbulence and the recent announcement that Department
for Energy & Climate Change (DECC) is seeking to ‘rationalise’
legislation, means the policy landscape is not yet settled.
When reviewing policy and legislation in this area to identify
the specific implications and challenges for the retail property
sector, it is useful to consider them in relation to the
following three overarching carbon abatement strategies:

• efficiency improvements that can be achieved, largely
at the local level, through landlord and tenant operations
(i.e. low/no cost measures)

• efficiency improvements that can be achieved through
capital investment in areas such as plant, lighting and
building fabric at retail properties – relating to both
local and corporate level decision making, and

• the opportunities at the district, regional and national
level for decarbonisation of energy supplies.

For decarbonisation of energy supplies in particular, much
of the necessary leadership must come from Government.11

While there are opportunities for onsite renewable energy
generation at properties (Renewable Heat Incentive and
feed-in tariffs as examples), significant infrastructural
changes at a national level are also needed.

The general uncertainty from Government along with
potential shortcomings in generation capacity and energy
sector investments not only leads to increased market
turbulence and fluctuating end-user prices but also means
that there is a greater need than ever to ensure that
legislation is appropriate and effectively implemented. 

A further implication is that the reductions in emissions
that can be made with more certainty are those arising
from landlords and tenants working together to reduce
the amount of energy consumed in the management,
operation and occupation of retail space. Recent market
conditions have seen a slowdown in newly built shopping
centres which means that at least for the near future,
carbon abatement will be focussed on improving
efficiency of existing retail properties. 

A fuller list of legislation relevant to the retail property
sector can be found on the BCSC website. It is important
to be aware of non-UK enacted policy as this may highlight
areas where UK policy might change in future. For example,
the EU Energy 2020 Strategy has set out what are deemed
to be five priorities for EU Member States to address, some
of which are of significance to BCSC members:

• that “attention should be given to sectors with largest
potential to make efficiency gains – namely existing
building stock”

• further emphasis should be placed on small and medium
sized enterprises (SMEs) – identifying need for a wider
use of instruments (e.g. energy audits and management
systems in smaller companies) and supporting mechanisms
for SMEs, and

• “the potential of market-based and other policy
instruments, including taxation, to enhance energy
efficiency should be fully exploited.” Recent changes
in UK policy, for example, with the CRC moving away
from recycling payments to being a one-way charge
might indicate a shift in approach.
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11. Much of the abatement should be achieved through improvements in efficiency in the generation, supply (transmission and distribution) of energy (mainly electricity grid)
networks. However, this will be in addition to the requirements for decarbonisation of energy supplies to lower carbon sources (e.g. 15% of energy to come from renewable
sources by 2020 – though EU strategy is much more ambitious, suggesting this should be nearer two-thirds by early 2020s).



Voluntary initiatives can also be instrumental in steering both
market-based and other policy instruments. In particular,
voluntary rating systems such as BREEAM and building labelling
schemes such as voluntary DECs are being more widely
adopted and could become mandatory requirements.

Legislative barriers 
While legislation itself may not be considered a barrier per
se, a lack of policy measures with focus in the areas needed
or those not effectively administered can limit effectiveness
in driving carbon reductions, particularly if they do not
promote the necessary incentives. The following were
identified through industry research:

• CRC changes – it may be the case that the simplification
of the CRC – by removing the recycling element – could
be seen as a backward step in terms of engaging the
widest range of companies. It is important to consider
that savings can be achieved by simply reducing emissions
year-on-year which will therefore reduce the overall
financial penalty in terms of amount per tonne. However,
the removal of the recycling payment element may have
inadvertently reduced the perceived incentive of the
potential to make money through investment. While
opportunities to reduce costs can still be achieved
regardless of the CRC set up, if the perception of an
incentive can exist for senior management of larger
companies that are only beginning to focus on carbon
reductions at a corporate level then this could be
potentially significant in terms of carbon reduction
in the retail sector. In addition to cost implications,
retaining the Performance League table to act as a
reputational driver would be an important step.

• Existing regulations – there needs to be greater emphasis
on ensuring that current regulations are actually complied
with and enforced. Simply complying with current
regulations can help achieve greater energy efficiency.
If policies have been poorly administered this can create
a lack of incentives. For example, air conditioning
performance assessments are mandatory. Inefficiently-run
plant can significantly hinder performance improvement.
Appropriate incentives need to be created to identify
ways to improve compliance.

• EPC ratings: implications under revised Part L regulations –
under the proposed amendments to legislation retail units
with an EPC rating of ‘F’ or ‘G’ will not legally be allowed
to be let. The implications of this are potentially that
going beyond Part L regulations compliance will need to
be achieved to improve the rating beyond a ‘G’. Due to
the commonly recognised split incentives of landlords and
tenants, there is a real challenge around how, practically,
improvements will be financed.
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Current opportunities – doing more within the
existing policy context
It is important that both landlords and retailers are fully
prepared for and compliant with existing legislation (a
more comprehensive list of the policy instruments and
their implications is available on the BCSC website).
Despite the uncertainty surrounding current Government
policy, there are a number of opportunities available
to both landlords and tenants within the current policy
framework that can aid carbon reduction. For example:

• DECs – while these are currently only mandatory for
public sector buildings, they may become mandatory
for the private sector (though need revision to do so)
and DECs can be used on a voluntary basis. 

– Bridging the gap: the design standards and aspirations
of a shopping centre may be different from what
happens in reality. This is why having a form of
operational energy measure is so important so that
measurement of operational energy usage can highlight
the potential gap with design intent – which often does
not account for avoidable waste and unintended load
in a property. 

• Incentives – both landlords and tenants should investigate
all opportunities for financial tax benefits available through
existing instruments which may help offset the cost of
projects. For example: 

– Enhanced Capital Allowances work as a tax incentive
for efficient technologies and measures (e.g. automatic
monitoring and targeting) which are listed. Bear in mind
that the scheme is not applicable to all companies (for
example those with REIT status). For further information,
please visit the BCSC website.

– The Renewable Heat Incentive – provides financial
support for a range of renewable heat technologies.
The scheme intends to cover the financial gap between
the capital cost of conventional and renewable heat
systems at all scales, with additional compensation
for certain technologies with non-financial costs.

– Green Deal – the Green Deal could offer tenants and
businesses, irrespective of size, the opportunity to
install cost effective energy efficiency improvements
without needing to meet these costs upfront. It will
do this by offering a finance package with the option
to repay through the savings on energy bills. The
scheme has not yet been enacted so the details of
how the financing will work are not finalised. However,
the principle is that energy savings should be greater
or equal to the repayments with the financing package
attached to an energy meter and paid back over a
specified time through energy bills. This presents a
great opportunity as a basis of a mechanism which
seeks to address the issue of split incentives between
landlords and tenants. In particular, for retailers and
SMEs, since it is recognised that a major barrier to
installing energy efficient measures is lack of capital.
For further information, please visit the BCSC website.
This may also help to address the barrier that the
research highlighted which was that the costs of
occupancy were rarely considered in refurbishment
costs which means it is more difficult to introduce
more efficient technologies.
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04conclusions

There are many initiatives that could be implemented at
the local level between landlords and individual retailers to
maximise their own savings. At a corporate level companies
need to ensure that clear objectives are followed through
with practical actions. Doing so will help to allocate the
appropriate resources needed to achieve target reductions.
This is really where industry, particularly retailers, can
seek to address the misalignment of objectives that were
highlighted in the research findings. This is particularly
the case with fit outs which were commonly identified
as a key opportunity for companies to target savings.

Another key area for industry to focus which cannot be
emphasised enough is the importance of effective landlord-
tenant relationships in enabling the energy efficient operation
of shopping centres. Both landlords and retailers can operate
successfully independently of each other. In many cases
however, communication needs to be improved so that
the respective actions of one do not adversely affect the
initiatives of the other. In instances where the boundaries
of the two parties meet, awareness of what each other
is doing is crucial. Further, improved collaboration will
help with the sharing of best practice both within and
between centres.

While leading companies in
the sector are actively pursuing
carbon reductions in their managed
properties, we still have a significant
challenge ahead. It is important to
bear in mind many of the actions
outlined in this report focus on carbon
reduction, which if implemented,
will help to reduce emissions
but will not necessarily ensure
a shopping centre is ‘low’ carbon.
It is important to recognise that
achieving an 80% reduction will
likely require the implementation
of significant measures with an
associated capital investment.
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Rising energy costs have been raising the agenda at the
corporate level. However, the extent to which this will
influence management and corporate decision making is
unclear. Legislative compliance is increasingly a driver,
we have seen policy in recent times become increasingly
demanding and it is reasonable to expect this trend to
continue. For these reasons, carbon reduction needs
to be a priority. 

Of course, organisations need to ensure they are fully
prepared and compliant with existing legislation and
there are a number of incentives currently available
which can help with funding of energy saving initiatives
which should be fully investigated. Companies should
continue to implement practical actions but to ensure
that legislative barriers are overcome and the right
incentives are created. It is critical that organisations
support legislative improvements. Doing so will help
foster a level playing field and improve market conditions
that drive the business case for energy efficiency.

Organisations need to ensure they are fully
prepared and compliant with existing legislation
and there are a number of incentives currently
available which can help with the funding of
energy saving initiatives.



05appendices

Landlords
4 For practical tips – refer to ‘Specific actions’ in the

BCSC Sustainability Charter – concise lists of ways
to quickly achieve savings that do not require any
expenditure that all should be doing. Address the
avoidable waste and manage demand – energy that
is needed should be used as efficiently as possible.

4 Focus on simple concepts – understand how energy
flows within a property or store so that actions
can be prioritised.

4 Lighting – this is a key area in which to make
substantial savings:

– lighting in unoccupied areas should be switched
off and reduced to base-level needs outside of
opening hours

– consider lighting at 70% intensity before 11am
during the day, and

– at point of lighting replacement or fit-out companies
should review lighting strategies. Operators of retail
space should question those responsible for design
when specifying lighting intensity levels, particularly
for distinct areas within centres such as mall areas,
walkways and back of house.

4 Awareness campaigns amongst property professionals to
see how they can play their part in assisting and informing
how corporate policies can be better implemented.

4 Metering – shopping centres can have large complex
metering arrangements but sub-metering, e.g. of 

equipment and services can also be valuable in 
understanding end-use and therefore what could
be done to address this.

4 Emphasis on landlord and retailer relationships –
greater collaboration between landlords and retailers
will encourage sharing of best practice. In relation 
to fit-outs, there is a key mutual opportunity through
collaboration between shopping centre operators
and retailers (Green Deal) to put shared financing
mechanisms in place. This might follow an approach
such as a rent allowance from the landlord to
fund improvements.

4 Landlords should act as conduits to spread knowledge
about implementation and impact of various low carbon
technologies – as landlords interact with a variety
of retail tenants’ trialling technologies in different
conditions, they are well placed to spread knowledge
between retailers about which technologies have what
impact in which conditions and how much they actually
cost to put in place. This is an opportunity for landlords
to help the industry navigate the ‘minefield of advice’
identified as a barrier by retailers.

4 Incentives – both landlords and tenants should investigate
all opportunities for financial tax benefits available through
existing policy which may help offset the cost of projects.
For example:

– Enhanced Capital Allowances (not applicable to all
companies e.g. those with REIT status)

– The Renewable Heat Incentive.

Checklist of actions
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Retailers
4 For practical tips – refer to ‘Specific actions’ in the BCSC

Sustainability Charter – concise lists of ways to quickly
achieve savings that do not require any expenditure that
all should be doing. Address the avoidable waste and
manage demand – energy that is needed should be used
as efficiently as possible.

4 Focus on simple concepts – understand how energy flows
within a property or store so that actions can be prioritised.

4 Lighting – this is a key area in which to make substantial
savings:

– lighting in unoccupied areas should be switched off and
reduced to base-level needs outside of opening hours

– consider lighting at 70% intensity before 11am during
the day

– a point of lighting replacement or fit-out companies
should review lighting strategies. Occupiers of retail
space should question those responsible for design
when specifying lighting intensity levels, particularly
for distinct areas within stores such as merchandising,
walkways and back of house. The key principle does
not relate to absolute levels of illumination but contrast
between areas. Common current practice should be for
the following areas:
– Large retail unit: 40 watts per m2

– Retail unit: 80 watts per m2

– higher efficiency14 (through energy efficient
replacement) should be for the following areas:
– Large retail unit: 14 watts per m2

– Retail unit: 41 watts per m2.

4 Metering – sub-metering, e.g. of equipment and services
can also be valuable in understanding end-use and
therefore what could be done to address this. 

4 Initiatives to drive greater landlord and tenant collaboration
– some retailers are supportive of the principle of a
mechanism, perhaps through lease renewal, involving
shared objectives on particular aspects of energy efficiency
on which landlords and tenants work together to achieve
over an agreed period of time. 

4 Low-carbon fit-out – property teams have been identified
as key decision-makers so companies should consider
implementing policies challenging re-fit teams to design for
either less energy or the same energy as it did previously.
This will require the appropriate allocation of responsibilities
and corporate objectives. Initiatives implemented should
consider if there will be reduced maintenance, lower costs
over the life cycle of equipment, if enhanced capital
allowances can be claimed, and if increases in energy
costs are factored in. 

4 Awareness campaigns amongst property professionals to
see how they can play their part in assisting and informing
how corporate policies can be better implemented.

4 Create incentives for energy efficiency at the store or
centre level – making store managers responsible for
their stores’ energy bill and meeting the company-
agreed energy targets.

4 Consider setting company-wide standards for set store
temperatures – some of those interviewed experienced
success in improving energy efficiency by monitoring
store temperatures and applying a consistent approach.

4 Consider using an in-store ‘DEC-style’ energy performance
rating used in motivational behaviour change.

14. Higher efficiency figures taken from the Land Securities Design Guide for Low
Carbon Fit Out.
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The following are a list of recommended publicly available
guides and sources of valuable information:

Practical tips:
• For practical tips – refer to ‘Specific actions’ in the BCSC

Sustainability Charter – concise lists of ways to quickly
achieve savings that do not require any expenditure
that all should be doing.

• More practical tips at Carbon Trust – contains a wealth
of guidance on carbon reduction initiatives, carbon
management and retail case studies and low carbon
refurbishment management.

Metering:
The lack of real operational performance data is one of
the most significant barriers to improving building energy
efficiency. Metering enables both landlords and tenants
to actually measure energy being consumed to help with
prioritising actions and target savings. The best guide
available is from the Better Buildings Partnership – see:
Better Metering Toolkit.

Low carbon fit out:
Research has revealed that fit outs present a key intervention
point in addition to other low/no cost measures and other
strategies. The following guides are mentioned above but
listed here for reference:

• Land Securities – Design Guide for Low Carbon Fit Out
• BBP – Low Carbon Retrofit Toolkit

Landlord and tenant relationship: 
As identified above, significant carbon reduction in shopping
centres requires landlords and tenants to work together –
an effective approach to fostering greater collaboration is
to have a shared understanding at the beginning or renewal
of a lease. A method used by some companies is the green
lease. The BBP Green Lease Toolkit provides a comprehensive
set of considerations for inclusion such as data sharing and
co-operation on reduction strategies.

Further useful sources of information:

• BBP is a collaboration of London’s leading commercial
property owners and allied organisations, supported by the
Mayor of London and the London Development Agency.
Its aim is to develop solutions to improve the sustainability
of London’s existing commercial buildings. There are a
number of useful toolkits available in addition to those
mentioned above.

• Envirowise – providers of free, independent support
to organisations to improve resource efficiency.

• LES-TER – industry initiative led by the BPF, with technical
assistance from the Usable Buildings Trust and financial
support from the Carbon Trust. It is a set of tools and
a process designed to enable landlords and tenants to
measure, understand and reduce their emissions from
their ownership and occupancy of commercial buildings.

• Green Property Alliance – collaboration of property industry
bodies (including BCSC, BRC and BPF) with the aim of
promoting cross-industry communication of sustainability.
Key objectives include a framework to share information
and to communicate collectively with Government on
key issues. 

Key references
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• CIBSE Knowledge Series – publications focusing on key
issues in building services, facilities management and
energy management. The intended audience of a number
of the guides includes building users but all aim to
provide practical solutions in an easy-to-read format.

Guides to legislation and policy documents

In recognition of the need to promote full compliance with
existing legislation and prepare for forthcoming changes as
well as provide recommendations so that BCSC members
can support legislative improvements, below is a list of
key reference materials.

UKGBC – Carbon Reductions in Existing Non-Domestic Buildings
Summarising and supporting the case for mandatory extension
of DECs to the private sector as well as alignment with the
CRC. It highlights the need to review the methodology and
benchmarks of DECs, in particular for certain building types –
most critically for BCSC members and those in retail. 

Recast Energy Performance of Buildings Directive (EPBD)
Briefing produced by CIBSE which highlights the key changes
brought about to the EPBD ‘recast’ to clarify the original
document of the original Directive adopted in 2002. Most
significantly, it covers issues relating to EPCs, DECs and
inspections of heating and air conditioning systems.

UK Government Carbon Plan 
CIBSEs brief summary of and provision of access to the
government’s draft ‘carbon plan’ which sets out all the
current carbon related policies, ‘drawing them into sector
specific lists of actions and identifying time scales and
departmental responsibilities for each action. This is
essential reading for anyone wanting to follow these
initiatives and work out what they may mean for their
own businesses. The tables are invaluable in summarising
what is planned, and when.’
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www.bcsc.org.uk/research/sustainability/docs/
BCSCSustainabilityCharter.pdf

• Land Securities Design Guide for Low Carbon Fit Out
www.landsecurities.com/websitefiles/Land_Securities_
Low_Carbon_Fit_Out_Guide_Final_pdf.pdf

• Low Carbon Retrofit Toolkit
www.betterbuildingspartnership.co.uk/working-groups/
sustainable-retrofit/low-carbon-retrofit-toolkit/

• Committee on Climate Change
www.theccc.org.uk/

• LES-TER
www.les-ter.org

• Wider Simplification of the CRC
www.bpf.org.uk/en/files/bpf_documents/sustainability/
Wider_simplification_of_the_CRCEES_Response_to_
Discussion_Papers_-_FINAL_FOR_INFORMATION.pdf

• Carbon Trust
www.carbontrust.co.uk/publications/publicationdetail.
htm?productid=CTV001

• Better Metering Toolkit
www.greenprintfoundation.org/Programs/BBP_Better_
Metering_Toolkit/11-06-01/BBP_Better_Metering_
Toolkit.aspx

• BBP Green Lease Toolkit
www.betterbuildingspartnership.co.uk/download/
bbp-green-lease-toolkit.pdf

• Better Buildings Partnership
www.betterbuildingspartnership.co.uk/home/

• Envirowise
http://envirowise.wrap.org.uk/uk.html

• Green Property Alliance
www.bpf.org.uk/en/what_we_do/sustainability/
green_property_alliance.php

• CIBSE Knowledge Series
www.cibse.org/index.cfm?go=page.view&item=532

• UKGBC – Carbon Reductions in Existing 
Non-Domestic Buildings
www.ukgbc.org/site/document/download/
?document_id=1110

• Recast Energy Performance of Buildings Directive (EPBD)
www.cibse.org/content/documents/Knowledge_Bank/
EPBDBriefingFINAL2011.pdf

• UK Government Carbon Plan
www.cibse.org/index.cfm?go=page.view&item=2073

Useful links








