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The task brings challenges for us all, 
including every sector of the economy. 
Businesses will be required to deliver 
profound change and the property sector will 
be a major driver and, I believe, enabler of 
this. 

It is clear, however, that if our industry is to 
make a significant impact on the UK’s net 
zero carbon target it will require collaboration 
and innovation across the entire sector – from 
those involved in the finance, insurance,  
design, development, management and 
occupation of buildings. 

I am optimistic that rising demand for 
more sustainable real estate will help us to 
deliver this, as more people desire to live 
and work in buildings that minimise their 
carbon footprint. I also believe that leaving 
this to customer demand alone will not drive 
change fast enough. We need a clear policy 
and regulatory environment that helps to 
reduce emissions from the construction and 
operation of all buildings. 

In this document, we outline proposals for 
doing just that: simple steps government can 
take to speed up decarbonisation of the built 
environment, from accelerating the adoption 
of sustainable construction materials in 
new buildings through to better standards to 
measure the performance of existing ones. 

British Land is already playing its part. 
Over the past ten years, we have reduced 
our carbon intensity by 73% and plan to go 

further, making our whole portfolio net zero 
by 2030. We have joined the Race to Zero and 
set out, in our own Pathway to Net Zero, the 
steps we will take over the next decade to get 
there. We’ve come a long way, but there is still 
so much more that we can do.

For us, prioritising sustainability makes good 
commercial sense, as we seek to create 
outstanding places for our occupiers and 
local communities. This is exemplified at 100 
Liverpool Street and 1 Triton Square, our first 
net zero carbon developments, each setting 
new standards for reducing embodied carbon 
during construction.

I hope that these examples and the proposals 
set out in this report contribute to driving the 
change and innovation we need across our 
sector. 

Simon Carter
CEO of British Land

Foreword  
The worldwide race to net zero has begun in earnest and 
Britain aims to take a global lead. It is a huge responsibility, 
but the right ambition for our country to adopt. 
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The UK’s Path 
to Net Zero 

Reaching net zero is one of 
the biggest policy and political 
challenges of our time.  
Governments across the world are mobilising 
to address the climate crisis following the 
ground-breaking commitments set out in 
the Paris Climate Agreement in 2015, to limit 
global warming to well below 2 degrees and 
aim for 1.5 degrees.  

In April 2021, the UK government announced 
the world’s most ambitious climate change 
target to reduce emissions by 78% by 2035 
compared to 1990 levels, building on its 
commitment to reach net zero by 2050.    

The challenge now is delivery and business 
will be at the forefront of this. Government will 
be asking every sector to reduce emissions, 
build momentum and inspire climate action. 
For the commercial property sector, this 
is a significant challenge, but one we are 
determined to meet head on.  

1.  2.  The challenge of decarbonising 
the built environment 

In October 2021, the government published its Net Zero and Heat 
and Building Strategies, which set out commitments to reduce 
emissions across the economy and support the transition to net zero, 
including significantly reducing the energy consumption of buildings.

It is estimated that the construction, operation 
and demolition of buildings is directly responsible 
for 25% of UK carbon emissions. Decarbonising 
property is therefore an essential part of the 
UK’s path to net zero. Although new buildings 
are becoming more energy efficient, 80% of the 
buildings that will exist in 2050 have already been 
built, so decarbonising existing stock is essential. 

This is especially true for commercial property, 
where there is greater scope for innovation 
and alignment between property owners and 
occupiers – for example through sharing energy 
performance data and the use of smart building 
technologies to reduce emissions from existing 
operations.

It is estimated that one million commercial 
properties will need to be renovated to meet 
the government’s energy efficiency targets and 
achieve a minimum EPC B rating by 2030. This is 
a crucial step forward and will help support the 
sector on its path to net zero. However, the British 
Property Federation has said that this will not be 
enough, and that regulation must look beyond 
2030 if the sector is to meet its obligations.  

We agree. There must be a plan to drive 
innovation across the sector and this is where the 
partnership between government and business 
is critical. The industry is delivering change now, 
but there needs to be a clear regulatory and 
policy environment, to support and accelerate 
innovation, including the safe use of timber in 
non-residential buildings.
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British Land’s first net zero 
carbon development

100 Liverpool Street in the City of London 
surpassed our industry-leading embodied carbon 
target, nearly a decade ahead of schedule.

The most significant embodied carbon savings 
came from retaining 50% of the existing 
structure. Our supply chain made huge efforts to 
cut carbon where new materials were required, 
including using recycled steel and concrete with 
cement replacement (GGBS).

After driving embodied carbon as low as possible, 
we offset through verified, nature-based 
solutions to achieve net zero and finance the 
retrofitting of our standing portfolio through 
an internal price of carbon self-levied on our 
developments. 

When it was completed last year, it was the first 
major office building in the UK with Internet of 
Things ready infrastructure, delivering a wealth 
of data in a single dashboard and facilitating 
deep, real-time insights to optimise operational 
performance.

For us, 100 Liverpool Street demonstrates 
the ability to be pioneering in our approach to 
sustainability, while still designing the building 
to enhance user experience, wellbeing and 
commercial performance. This is informing our 
approach to new and existing buildings across 
our portfolio.

100 Liverpool Street Completed

2020 

Embodied carbon

389kg CO
2
e per sqm 

BREEAM

Outstanding

BusinessGreen Leaders Awards 2021

Green Building  
of the Year

Recycled steel 
and concrete with 

cement replacement 
have been used in 

the building 
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British Land and Net Zero 

The demand for more sustainable real estate is accelerating, 
meaning that reaching net zero is a commercial imperative as well 
as an environmental necessity: it is central to our strategy and fully 
integrated into our business activity. 
In the decade to 2020, British Land reduced its 
carbon intensity by 73% and was one of the first 
property companies in the UK to adopt whole life 
carbon reporting. 

In 2020, we published our 2030 Sustainability 
Strategy, setting ambitious targets to make our 
whole portfolio net zero by 2030. To deliver on our 
2030 ambitions, we are focusing on two areas: 

- embodied carbon (the emissions generated to 
construct and maintain a building); and

- operational carbon (the emissions generated 
through its ongoing use). 

We are driving down operational emissions 
by developing all electric buildings, with low 
temperature (ambient) heat networks and sharing 
waste heat between offices and homes.

One year after launching our embodied carbon 
target, our development pipeline is ahead of 
schedule – with estimated embodied carbon 
emissions over a third lower than the industry 
standard at 640kg CO2e per sqm on average. 
However, as most carbon is saved at the design 
stage and 2030 buildings are being designed today, 
we need to continue to push the boundaries to 
meet our 2030 target.

New build is no longer the default. We have signed 
up to the RetroFirst campaign, which seeks to 
champion reuse in the built environment and 
prioritise retrofit over demolition and rebuild. 

However, we also recognise that retrofitting will not 
always be the best option from a whole life carbon 
perspective and that sustainable new development 
has a part to play, particularly with the application 
of circular economy principles and accelerated 
adoption of low carbon construction materials. 
We therefore go through a robust and rigorous 
process to justify embodied carbon on every 
project we undertake, whether re-use or new build.

Our approach is to offset only once we have done 
everything we can to reduce embodied carbon 
through design and construction. We only support 
verified, nature-based solutions, which remove 
carbon from the atmosphere and deliver direct 
benefits to the communities in which they are 
located. 

Our industry-leading Transition Vehicle provides 
a mechanism to fund these offsets, as well as 
financing the retrofitting of our standing portfolio 
and research into more sustainable construction 
materials – using a carbon price of £60 per tonne of 
embodied carbon self-levied on our developments. 

At COP26, we signed up to the World Green Building 
Council’s Net Zero Carbon Buildings Commitment, 
which recognises leadership action in tackling 
operational and embodied carbon emissions in 
the built environment. We are working with and 
learning from our supply chain to improve our own 
projects, by adopting best practice, and sharing 
lessons learnt with the wider industry to raise 
standards and accelerate the transition to net zero.

British Land’s 
2030 targets 3.  
Net zero
Transform our whole portfolio to net 
zero carbon.

Operational carbon

75% reduction
Reduce operational carbon intensity 
across our portfolio by a further 75%.

Embodied carbon

50% less
Reduce embodied carbon emissions in 
our developments by 50% - to below  
500 kg CO2e per m² by 2030 (less than 
half the 2020 industry average).

Transition 
Vehicle
Offset residual embodied carbon 
through our Transition Vehicle – the 
first of its kind in the UK – to ensure that 
all of our developments are net zero 
embodied carbon at completion.

£60
PER
TONNE

£60
PER
TONNE

£60
PER
TONNE

£60
PER
TONNE

British Land Building Net Zero Britain 5

https://www.britishland.com/sustainability/sustainability-strategy
https://www.britishland.com/sustainability/sustainability-strategy
https://www.architectsjournal.co.uk/news/introducing-retrofirst-a-new-aj-campaign-championing-reuse-in-the-built-environment


Demonstrating the value of 
circular economy leadership

1 Triton Square

1 Triton Square in Camden was designed by 
Arup for British Land in the 1990s. Twenty 
years later, we asked the same architect to 
adapt the building for today’s workforce. 

Taking a circular economy approach, we 
sought to retain and reuse as much of the 
existing building as possible, including 3,500 
m2 of glazed façade panels, 35,000 tonnes 
of concrete and 1,900 tonnes of steel. We 
wrapped carbon fibre around existing columns 
to strengthen them, rather than adding new 
ones. 

We worked closely with our supply chain to 
remove, refurbish and reinstall the original 
façade, employing circular economy principles 
to save carbon. Initially, we planned to return 
the façade panels to Germany, where they 
were manufactured, but instead created a 
pop-up factory 30 miles away to restore the 
existing panels, saving 25,000 transport miles, 
cutting carbon and supporting UK jobs. 

By offsetting residual embodied carbon, 
through our Transition Vehicle, 1 Triton Square 
was net zero carbon at completion.  

The characteristics of the existing building, 
from good floor-to-ceiling heights to flexible 
layouts, created opportunities to refurbish 
to a high standard, while adding floorspace 
and reducing whole life carbon. The appeal 
to occupiers is clear: characterful re-use of 
space and strong environmental credentials 
help to attract talent and reinforce their own 
sustainability goals.
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DY Taking a circular 
economy approach, 
we sought to retain 
and reuse as much 
of the existing 
building as possible
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Completed

2021 

Embodied carbon

448kg CO
2
e per sqm 

BREEAM

Outstanding

BREEAM Awards 2020: 

Best Commercial 
Project



British Land Building Net Zero Britain 7

Our policy 
recommendations

We are aiming to make our 
whole portfolio net zero carbon 
by 2030 by focussing on both 
embodied and operational 
carbon.

To achieve our net zero ambition, sustainability 
must be ‘business as usual’. This means 
ensuring that every decision, taken by every one 
of us, every day is environmentally and socially 
intelligent, as well as making sound financial 
sense.

As well as minimising our own emissions, we 
recognise that we also have a responsibility 
to share innovation and best practice, raise 
industry standards and make ambitious 
commitments which encourage others to do the 
same.

However, to really accelerate carbon reduction 
and the adoption of low carbon methods across 
the industry, we need a policy and regulatory 
environment, which keeps pace with materials 
innovation, minimises whole life carbon 
emissions, aligns standards with building 
performance, incentivises renewable energy 
take-up and equips the workforce with the skills 
needed to deliver net zero. 

We believe that major progress could be made 
on all fronts with a series of simple, fast and 
cost-effective steps that government could take 
now, building on the measures announced in the 
Net Zero and Heat and Buildings Strategies.

Regulate embodied  
carbon emissions 
As operational carbon emissions are reduced, 
embodied carbon will increase as a proportion 
of all built environment emissions to over 50% 
by 2035.

We are supporting a proposed amendment to 
UK Building Regulations (Part Z), to regulate 
embodied carbon emissions, embed mandatory 
reporting and introduce minimum performance 
standards. 

This would bring the approach to embodied 
carbon regulation in line with operational 
carbon, drive greater transparency and 
consistency across the industry, and incentivise 
materials decarbonisation.

4.  
Accelerate adoption of 
sustainable construction 
materials
One of the biggest challenges for the industry to 
achieve the government’s ambitious climate targets 
is dramatically reducing the embodied carbon used 
in new buildings and structures at scale.

This requires an environment where innovation 
and safety go hand in hand: investing in research 
and development to test and prove the safety, 
strength and energy performance of different 
building materials; working with supply chains to 
accelerate innovation; and giving regulators and 
insurers the confidence to support new ways of 
building.

We welcome the government’s commitment in its 
Net Zero Strategy, to develop a policy roadmap 
to increase the use of timber in construction and 
create a working group to identify actions to safely 
increase timber use and reduce embodied carbon. 

These actions could include funding independent 
research and development, and harmonising 
mass timber standards, to inform simple, clear 
and consistent guidance and the design of 
standardised and insurable building systems. 

Independence from manufacturers would help 
to ensure engagement and, ultimately, building 
control, insurance and fire safety approvals. 

Requiring publicly funded buildings to incorporate 
sustainable building materials would further 
stimulate the market and support innovation in the 
construction sector. 

 

https://part-z.uk
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Incentivise the use of  
renewable energy through  
the planning system 
Power Purchase Agreements (PPAs) between 
property owners and renewable energy 
generators can be used to purchase certified, net 
additional renewable energy. 

Government could incentivise the use of 
renewable PPAs through the National Planning 
Policy Framework and Planning Practice 
Guidance, by requiring Local Planning Authorities 
to recognise and take into account renewable 
PPAs when calculating operational carbon 
offsets, i.e. where a developer has a renewable 
PPA in place operational carbon offsets would not 
be required. This would help to drive consistency 
across all areas of net zero planning policy.

The impact on carbon offset payments could 
be mitigated by setting a higher carbon price to 
encourage take-up of renewable PPAs and ensure 
that the changes are revenue neutral for Local 
Authorities.

Further devolve adult education 
budgets for green skills 
The transition to net zero requires a broad 
range of skills, with different skills required in 
different sectors and across different regions. The 
devolution of Adult Education Budgets in places 
such as Teesside and London has enabled these 
areas to align training and skills with local business 
needs. Businesses, local authorities and education 
and training providers are working together to 
identify the skills that local workforces need to 
access employment opportunities in the net zero 
economy and drive economic growth.  

The Net Zero Strategy outlines commitments to 
work with business to encourage investment in 
green skills, delivering a lifetime skills guarantee, 
growing post-16 training programmes in line 
with the needs of employers and supporting up to 
444,000 jobs in net zero industries by 2030.  

Further devolution of adult education budgets 
could support these aims and help to equip 
the workforce with the green skills that local 
businesses and industries need to facilitate 
the transition to net zero. For example, off-site 
manufacturing could have a significant role to play 
in reducing embodied carbon emissions, speeding 
up delivery and addressing traditional construction 
skills shortages. Implementing local skills and 
delivery plans would better enable the workforce 
to access these opportunities and support the 
sector’s growth in all regions of the UK.

Align operational carbon ratings  
with building performance 
The scope of our climate commitments includes 
operational emissions reductions in space controlled 
by our tenants. To ensure carbon reduction priorities 
are aligned, we need further progress to accelerate 
the adoption of performance-based energy ratings and 
mandatory data sharing.

We welcome the recent confirmation of future minimum 
energy efficiency standards (MEES) and the clear 
trajectory it provides for EPC ratings, together with 
measures to address the actual energy and carbon 
performance of large commercial buildings. 

We have worked closely with the Better Buildings 
Partnership (BBP) and partners across the industry to 
develop the Design for Performance (DfP) initiative and 
establish a robust methodology to measure and improve 
the operational energy performance of office buildings. 
This led to the launch of the NABERS UK certification 
scheme in October 2020.

Accurate and consistent benchmarking is essential to 
improve performance. However, there are currently 
a range of tools and models in use, which make 
comparisons between buildings challenging. We 
believe that NABERS UK could form the basis of 
the government’s mandatory performance-based 
framework, to help drive greater consistency and 
performance across the industry. 

Another important aspect of this is the ability to measure, 
monitor and report total energy consumption within a 
building. To enable accurate reporting, the government 
should mandate the sharing of energy performance data 
by larger occupiers (leases over 1,000 sq m) with property 
owners. This is being facilitated by the increasing use of 
smart technologies and metering within buildings.

https://www.bregroup.com/nabers-uk/
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Call to action 

The property sector faces a huge challenge in reaching 
net zero. It is a diverse part of the economy, ranging from 
large investors to small, independent property owners, and 
while some landlords have already set ambitious targets to 
reduce their carbon emissions, others will need support and 
guidance to maintain this momentum. 

In this document, we have outlined proposals 
to enable the whole sector to reach net zero. 
Action is required on a number of fronts, 
including reducing embodied carbon from the 
construction and refurbishment of buildings, 
lowering carbon emissions generated in-use 
and equipping the workforce with the skills 
required to deliver the transition to net zero. 
Greater industry collaboration, innovation and 
government support will be needed to meet 
these challenges.

While the task of accelerating carbon 
reduction is challenging, the impact of 
delivering change could be huge. The built 
environment is estimated to be directly 
responsible for 25% of the UK’s carbon 
emissions. Reducing that figure would be 
a significant step towards achieving the 
government’s ambitious target to reduce 
emissions by 78% by 2035.

We hope that the case studies and proposals 
set out in this document can make a positive 
contribution to the debate and demonstrate 
how business and government can work 
together to reduce carbon emissions in the 
built environment. 

5.  

“We have outlined 
proposals to enable 
the whole sector to 
reach net zero”

Solar panels covering 60,000 sq ft have 
been installed at Meadowhall in Sheffield

Regent’s Place
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Find out more 
www.britishland.com/sustainability

Contact us
Michael Meadows
Head of Planning
British Land, York House,
45 Seymour Street, London W1H 7LX

sustainability@britishland.com

+44 (0)20 7486 4466

@BritishLandPLC

About British Land
We are a leading UK property company. 
We create and manage outstanding 
places which deliver positive outcomes 
for all our stakeholders on a long term, 
sustainable basis.

Kingdom Street, Paddington Central 


