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INTRODUCTION 
 
This document covers procurement actions for office buildings that are defined as: 
"building[s] which contain administrative, financial, technical or bureaucratic 
activities as core representative activities. The office area must make up a vast 
majority of the total building’s gross area. The building[s] may also comprise other 
type of spaces, like meeting rooms, training classes, staff facilities, or technical 
rooms". The criteria do not cover parking areas that are not counted in the building’s 
total gross area. 

The criteria aim at providing recommendations for the procurement of newly 
constructed office buildings and major renovations. They address the design, 
construction, use and disposal phase of the building and cover environmental criteria 
areas such as:  

• Energy consumption,  

• The use of renewable energy sources (RES),  

• Construction materials and products,  

• Construction and demolition waste management, 

• Water management  

Also covered are other aspects that have been shown to influence the environmental 
impacts of office buildings: including the contractor's experience, quality of 
construction, commissioning of services, performance monitoring and user 
interactions.  

The proposed approach should focus on office buildings as a system instead of just an 
accumulation of components. This means that GPP criteria where possible should 
provide a benchmark for the performance of the building as a whole. These can be 
defined in terms of technical or functional performance specifications.  Technical 
performance is particularly of relevance to criteria in the area of energy consumption 
in the use phase of a building and the selection of construction materials. Functional 
performance is relevant to criteria for end-user wellbeing.  

In order to integrate GPP criteria and taking into account that separate GPP criteria 
documents have been developed in the past and are or will be soon available for 
various building components such as wall panels, hydronic central heating systems, 
taps and showerheads and floor coverings, references to these criteria sets are 
included within the GPP criteria for office buildings. 
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CRITERIA AREAS 
The GPP criteria will as usually be structured in Selection criteria, technical 
specifications, award criteria, and contract performance clauses.  

It is very challenging to develop GPP criteria for office buildings for 27 Member 
States, bearing in mind the large differences in the climatic conditions and 
construction traditions across Europe. Therefore, for each procurement process, the 
public purchaser will have to evaluate the appropriateness of the proposed criteria. 
Each building should be considered a unique product and therefore the purchaser or 
public authorities should select the most appropriate combination of criteria 
depending on the most appropriate phase of construction to which they should be 
applied (design brief, design detail, cost appraisal, build contract, etc) and the type of 
contract (e.g. design and build, only designing by using an architect, practical 
completion, etc). 

However, the main environmental impacts and the main costs of an office building are 
very similar regardless of the location or design of the buildings. For this reason, the 
following criteria can be chosen and applied without major/substantial changes.  

The development of the GPP criteria for office buildings is based on the key 
environmental impacts identified for a generic office building model1. According to 
these studies, which agree with the conclusions drawn by other authors and the 
national GPP criteria schemes proposed in several Member States, the key 
environmental impacts are strongly associated with the consumption of energy in the 
use phase. Furthermore, significant environmental impacts are associated with:  
 

a) energy consumption in the production of building components and in the 
construction phase,  
b) use of hazardous constituents and materials from unsustainable sources,  
c) consumption of water  
d) the generation of waste (in all the phases of the building’s life) 
e) other impacts related to indoor air quality and the well-being/comfort of the 
occupants, which in turn impact on the lifespan of the building. 

An important role in the development of the GPP criteria is played by the costs. In 
this sense and from the financial point of view, indoor air quality and other aspects 
related to indoor comfort become more important, because studies have shown that 
they directly affect the productivity and health (days of sick leave) of workforce. For 
example, even in a "nearly zero energy building" (NZE Buildings), the economic 
savings arising from the energy saving measures would not be as significant as the 
financial savings due to higher potential productivity of the workers. 

The following table summaries the key environmental areas and impacts identified for 
office buildings and the main objectives to be achieved by the GPP criteria proposed.  

                                                 
1 http://susproc.jrc.ec.europa.eu/buildings/stakeholders.html 



 

 3

 
Key Environmental Areas in office buildings life cycle 

and Key Environmental Impacts 
 
Key environmental areas 

• Primary energy consumption in the use phase 
• CO2 emissions in the use phase 
• Depletion of natural resources, through building materials 
• Use of hazardous substances in the building materials 
• Indoor environment quality and indoor air emissions 
• Water consumption 
• Waste generation 
 

Key environmental impacts: 
• The following key environmental impact categories along the product life cycle are covered: 

global warming, acidification, ecotoxicity, human toxicity, eutrophication, resource 
depletion, and water and energy consumption. 

 
 

GPP Approach 
 

• Purchase of office buildings meeting high energy efficiency standards 
• Purchase office buildings with low greenhouse gas emissions 
• Purchase office buildings with a limited amount of hazardous constituents 
• Purchase office buildings with building products with high recycled and reuse content in 

the building materials 
• Purchase office buildings which facilitate the recovery of building materials 
• Purchase office buildings which use sustainably harvested and produced resources 
• Purchase office buildings with water saving technologies 
• Purchase office buildings which stimulate the reduction of waste production and ensure 

proper waste management of construction and demolition (C&D) and Municipal Solid 
Urban (MSU) waste 

 
 
The order of impacts does not necessarily reflect their importance.  
 

The GPP criteria will be divided by procurement phase (looking at design of the 
building and the execution of the works) and can be structured as follows: 

 

1. Selection criteria:   

Selection criteria focus on an economic operator’s ability to perform the contract they 
are tendering for. Specific experience and competence in the field of sustainable 
construction, the exclusion of tenderers that have failed to comply with environmental 
legislation and a list of technical capacities to be demonstrated are the proposed 
criteria. Core and comprehensive criteria are to have the same level of ambition.  
 
2. Technical specifications:  
The technical specification criteria describe and provide measurable requirements 
against which tenders can be evaluated. They are related to the characteristics of the 
office building and are divided into different levels of ambition: the core and 
comprehensive criteria.  
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The core criteria are developed for application by all the Member states regardless of 
their experience of applying GPP policy tools. They represent a basic level of 
ambition and are developed following a component approach to the selection of some 
the criteria such as construction materials.  
 
The comprehensive criteria are developed for application by Member states with 
greater experience in applying GPP criteria, representing a high level of ambition and 
a more holistic approach compared to the core criteria. An understanding of LCA 
studies would be needed to evaluate the tenders.  
 
The main areas to be specified by these criteria are: 
 
- Energy: Three criteria areas are proposed addressing in turn the minimum energy 
performance of the office building, the installation of monitoring systems 
complemented by training sessions for the building managers and the installation of 
renewable energy sources. The criteria are described below in more detail: 
 

- Minimum energy performance requirements of the office building during 
the use phase. The energy consumption has been identified as the major 
environmental impact of the office buildings; therefore it is desirable that 
office buildings have an optimal energy performance. The calculation of the 
energy performance of buildings is based on the recast Energy Performance of 
Buildings Directive (EPBD) 2010 which gives the guidelines to develop 
energy performance certificates for buildings but gives freedom to Member 
States to develop the methodology of calculation. Consequently, the energy 
calculation methods are not homogenous and can not be directly compared 
among Member States.  
 
For this reason a 3 step hierarchy of options is proposed: 
 

1) Class A rating: The building shall be x% better than the rating of 
class A (or higher class when existing) based on the applicable calculation 
method. For comprehensive criteria an improvement of 5-20% can be required 
whereas for core criteria 0% is a possible value.  

2) Top x% performance: If no A-G rating energy performance 
certificate exists, the energy performance of the office building shall fall the 
top x% of the best energy performing new and major renovated building. 
Similarly to the previous option, x is suggested to be varied from 5 to 20% 
depending of the level of ambition of the tender. 

 
- Energy metering and the training in energy efficiency are proposed as the 
second criterion. This is because the desired energy performance of an office 
building is not always achieved due to varying combinations of systems 
malfunctioning but mainly because of end users behaviour and use of the 
building not being as predicted.  
 
For these reasons the identification of possible deviations from projected 
performance and improvement potentials are important and should be 
represented in the criteria.  One possible technical solution is energy 
monitoring. For this reason, different levels of ambition are proposed in core 
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and comprehensive criteria sets. In addition, it is necessary to set up a user 
information system and training on energy efficiency of the building for at 
least of the building manager.  
 
- The installation of localised renewable energy sources in order to reduce 
CO2 eq emissions during the use phase is proposed as a comprehensive 
criterion. The installation of a renewable energy source in the building not 
only contributes to reducing the CO2eq emissions but also to enhancing the use 
of renewable energy sources, both of which are objectives according to the EU 
climate and energy package 20/20/20 targets.  

 
 

- Materials: 
 - Core criteria: the GPP core criteria for the selection of construction materials 
are based on several aspects of the materials. These criteria are developed based on a 
component approach in which the environmental characteristic of the construction 
materials are evaluated. The following criteria are proposed in this area: 
 

- Use of construction materials and products complying with 
certain environmental criteria is proposed as the first criterion. The 
compliance with environmental labels type I, EPDs or even providing clear 
and transparent information on the product environmental performance based 
on LCA is, in this order, required. 

- The selection of materials with a high recovery potential during 
their end-of-life phase is the second criterion. The aim of this criterion is to 
reduce the amount of Construction & Demolition waste landfilled and to 
reduce the depletion of resources caused by the construction sector 

- The selection of construction materials with high recycled content 
is another criterion in this area that is in line with the previously mentioned 
objectives.  

- Finally the selection of materials that have been responsible 
sourced is desirable. This criterion is especially important in the case of 
renewable materials such as wood or wood based materials and products.   

 
 - Comprehensive criteria: the GPP comprehensive criteria are developed 
based on a holistic approach. The construction materials should be shown to be 
selected on the basis of an assessment of the overall environmental performance of 
the building. The environmental performance assessment shall be carried out 
according to LCA methods (ISO 14040 and ISO 14044). If available, the 
environmental performance results of the building shall be compared to that of a 
reference building.  
In addition to these criteria set, the exclusion of certain substances considered as 
hazardous for any reason is proposed. 
 
- End-users well-being: functional technical criteria related to the comfort (thermal, 
visual, acoustic, etc) of the end users inside the building are also considered. Most of 
these criteria are based on international standards or their equivalent. In addition, they 
could have references to other GPP schemes, such as GPP criteria for indoor lighting. 
Core criteria require the second highest level of ambition defined in the standards 
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whereas comprehensive criteria require the highest one. The subjects of these criteria 
are the ventilation rate and the thermal, acoustic and visual comfort.  
 
- Recycling facilities and water saving technologies: the inclusion of dedicated 
storage space for sorting the waste generated during the use phase and the installation 
of water saving technologies are the last criteria included within the technical 
specification group. These criteria aim at reducing the environmental impacts due to 
generation of waste that can be easily recovered and water consumption that can be 
avoided. These criteria are in accordance and are complemented by the criteria 
proposed as contract performance clauses.  
 
 
3. Award criteria: 
The award criteria are aimed at stimulating additional environmental performance. 
Therefore, criteria enhancing innovation in the technologies installed in the office 
building (innovative energy efficient building services) or which provide additional 
testing and assurance of the energy performance of the building (testing of the air 
tightness and insulation of the envelope and the commissioning and optimisation 
of heating and cooling services) are proposed. The award criteria, especially if 
addressing innovation technologies, give an important signal to the market concerning 
coming technologies. These award criteria are only included into the comprehensive 
criteria set. 

 

4. Contract performance clauses 
These criteria include the waste and water management plans for the building. 
Therefore the compliance with the contractual clauses can only be monitored during 
the execution of the contract. Core and comprehensive criteria require the same level 
of ambition. 
 
 
 
FURTHER DEVELOPMENT AND FUTURE STEPS 
 
Most of the proposed criteria are based on those of the EU Ecolabel draft for office 
buildings. Others are based on the GPP for construction or national GPP schemes 
from different member states. 
 
Although the work to develop the broad framework of GPP criteria has to a certain 
extent been completed, further work is needed to develop the assessment and 
verification steps. One area that is currently being evaluated for the EU Ecolabel is 
equivalence with existing building certification schemes such as BREEAM2, HQE3 
and DGNB4.  It is understood that public procurers may already be promoting the use 
of these schemes as a means of verifying compliance with equivalent technical 
specifications.  It is possible therefore that some of the proposed office buildings GPP 

                                                 
2 BREEAM: Building Research Establishment’s Environmental Assessment Method 
3 HQE (Haute Qualité Environnementale) High environmental quality 
4 DGNB (Deutsche Gesellschaft für Nachhaltiges Bauen e.V) German Sustainable Building Council  
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criteria could be met as a component of certification to an equivalent existing building 
certification scheme.   
 
As a result of this, a ‘read across’ study between the proposed EU Ecolabel criteria 
and four of the main building certification schemes in Europe is being carried out. 
The purpose of this study is to identify their common points and evaluate their level 
of equivalence with the proposed Ecolabel criteria. The quality of assessment and 
verification processes for certification criteria at key stages during procurement is also 
being evaluated 
 
 


