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Presenter
Presentation Notes
35 minute presentation
Will present overview of key aspects of green commercial fitouts
Based on our experience in Australia with the Green Star Office Interiors rating tool



Green Star – Office Interiors
Australia

• commercial office fit-outs
• as-built only

• 134 registered projects
• 33 certified projects

• strong focus on materials and 
IEQ
• informing new Green Star 
tools

Presenter
Presentation Notes
Context
Green Star – Office Interiors v1.1 is applicable to Class 5 Commercial fitouts – Building Code of Australia classification
As-Built tool only. Heavily reliant on the quality of as-built documentation.
The number of registered and certified OIv1.1 projects has experienced rapid growth during the past 12 months.
Strong focus on materials used in the fitout, inclusive of furniture. 
Strong focus on the quality of the space for the users, so whilst this tool is still a rating tool for ‘built works’ there is particular emphasis on the impact of the finished space on the occupants.

Recently OIv1.1 Credits and materials benchmarks have been incorporated into the recently released Healthcare and Education Green Star tools.
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Green Star programs are ‘spiral’ in nature rather than linear... We often need to revisit issues several times. We may need to retrace steps to refine previous decisions or assumptions – this is the nature of collaborative and holistic design. It may feel like we are not getting anywhere, but in fact we are still always moving forward towards a goal. 

This presentation is organised in program order – this doesn’t mean we’ll be going around in circles.. We will spend the next 30 minutes or so identifying the key issues involved in the delivery of a green fitout in the approximate order in which they arise. 



the brief
• location
• air quality
• daylight & glare control
• lighting design
• equipment specifications
• materials use

The brief ultimately determines the 
green outcomes

Presenter
Presentation Notes
This aspect of green fitouts is often overlooked... The brief establishes the key sustainability outcomes (whether by design or by accident)
The client has the greatest ability to commit to and achieve green outcomes

When we have spent only 1% of the project’s budget we have locked in around 79% of the project’s life cycle costs.

By committing to sustainable outcomes at the outset, the design and delivery in fact become relatively simple and achievable, and this is the best way in which to contain costs whilst maximising value.

Through the brief we can establish performance outcomes (e.g. Minimum fresh air rates, lighting levels) or even nominate particular products.



the budget
Cost Vs Value

If the project is green but 
doesn’t make profit or meet 
budget, it fails
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Presentation Notes
Too often we confuse ‘cost’ with ‘value’. 

Value Management usually means ‘goodbye sustainability’.

In our experience a green fitout does not necessarily need to cost much more, if any, over a standard ‘non-green’ budget, particularly if committed to early.
(nominal figures are 0%-3% for 4 Star, 3%-7% for 5 Star, and around 10% for 6 Star. This is anecdotal only.)

We must become comfortable with aiming for ‘profit’ with green projects, just like any other project. Without profit we cannot build credibility.

I don’t advocate ‘more money’ but rather ‘spend more of it earlier’ on thorough design, research, collaboration and modelling. Evidence is starting to show that this can actually lead to a cheaper project overall due to superior design resolution and coordination prior to construction.



site selection

• Proximity to public transport
• Access to bicycle lane networks
• Reduced staff travel distances

Presenter
Presentation Notes
When we choose the tenancy location we are already locking in some of the sustainability credentials. 

Very similar to the base building Green Star tools.

Location can help reduce staff travel distances and times (and associated GHG emissions)... i.e. Financial and GHG benefit.

Often a contentious issue – car spaces help sell buildings or attract staff.

(that’s not me in the photo!)

http://www.capetown.gov.za/en/irt/PublishingImages/IRTGallery/IRT_Civic_2_c.jpg�


• helpful or a hindrance?
• interactions with base building?

building selection

the landlord
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Presentation Notes
The landlord can make life either very interesting or very frustrating

Wherever possible the client or tenant should attempt to find out what the landlord is like – do they support green buildings or fitouts? Are they willing to alter parts of their base building to accommodate your green fitout? (e.g. Extra ductwork, ceiling grids, lighting systems etc)

Landlords who are not open to green fitouts can make it very difficult and usually more costly to achieve Green Star outcomes – project teams are cornered into more ‘materials / FF&E-based solutions’ rather than being more holistic.

Need to communicate the benefits to landlords along with what you want to achieve... Improved marketability, reduced OH&S risk, reduced insurance premiums?



the Lease
• green lease?
• make-good clauses
• mutual cooperation for efficiency targets

Presenter
Presentation Notes
Traditional leases require evolution in order to accommodate a green fitout. 

These contain commitments from landlord to tenant and vice versa, relating to the monitoring and reduction of energy, water, waste etc.

Often require make-good clauses to be re-written in order to retain the integrity of a green fitout, e.g. Leave the lighting levels as installed, leave non-PVC cabling in-tact.

Often very poorly written – get expert advice in how to write any leases or agreements when involving sustainability or performance outcomes – usually poorly understood.



concept design
IEQ – Indoor Environment Quality

IEQ is becoming a major driver in green fitouts

comfort air pollutants

Presenter
Presentation Notes
addressed in following slides

IEQ appears to be driving the vast majority of the development in green fitouts.



concept design

‘Greenhouse’ – GBCA Sydney office

comfort

daylight

Open plan Vs 
enclosed offices

external 
views

lighting <400 lux

glare control

air velocity, 
humidity, temp.

radiant heat

Presenter
Presentation Notes
Comfort for users – many contributors and requires intense collaboration.

Many of the issues are established during the early master planning phase

Many of these issues are also rewarded in Green Star base building tools – fitouts can also claim the points if the base building has installed correctly.

 access to daylight – master plan
 open plan Vs enclosed spaces – master plan. Often contentious – drags up cultural issues... ‘why does he get an office and I don’t?!’
 access to external views – master plan. 
 lighting levels (e.g. <400 Lux)
 air velocity, humidity, temperature
 radiant heat
 glare control




concept design
air

‘Greenhouse’ – GBCA Sydney office

fresh air rates

CO2 + VOC 
monitoring & control

active Vs passive 
ventilation
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fresh air rates
 CO2 and VOC monitoring & control
 mechanical Vs natural ventilation

Indoor air is somewhere between 3 & 100 times more polluted than outdoor air...!!




Bendigo Bank HQ, Bendigo, VIC

concept design

pollutants
VOCs & 

formaldehyde

equipment 
exhaust

indoor plantsduct cleaning
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OH&S risk reduction has become one of the strongest drivers towards green fitouts, from any point of view (owner, investor, employer)

VOCs – Volatile Organic Compounds (‘new car smell’). Many are carcinogenic.

Combination of HVAC design and materials selection. 

When this tool was released in Oz, it was almost impossible to find compliant materials (had to be imported). Now they are ALL readily available locally at no extra cost.

Indoor plants – only a few green building rating tools in the world acknowledge indoor plants... Yet there is now solid evidence that indoor plants have significant health benefits.. E.g. They remove ALL VOCs from the atmosphere within 24-48 hours. 



services design
lighting zoning

Equipment 
selection

light fittings & 
controls
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lighting zoning, controls, fittings for comfort and GHG reductions
 equipment selection – impacts on heat loads and GHG emissions
 from outside to inside... focus on efficiency first




materials

storage

ceilings

workstations

flooring

chairs

tablesjoinery

walls & partitions
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roughly 50% of a fitout’s cost is in the materials

Green Star focuses on a) reducing waste going to landfill, and b) reducing manufacturing impacts on the environment.

This aspect of green fitouts is perhaps one of the most rapidly evolving fields. New products and materials are being developed all the time.

Documentation requirements for assessment can be very onerous – if developing a tool here, look for ways to minimise this burden.




materials
Reduce
Reuse
Recycle

product 
stewardship
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Before we start looking for new materials, we should find ways to avoid them. 

Reused materials and furniture score full points in OIv1.1.

Product Stewardship -  manufacturer/supplier commitment to take back used products.

sustainable procurement guies/policies – local and state governments are developing procurement policies that include sustainability benchmarks.



materials

manufacturer credentials
 EMS, ISO 14001
 waste minimisation
 emissions reduction
 resource efficiency

Presenter
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HOW the materials are made is also assessed in Green Star

There is currently no ‘embodied energy’ tool within Green Star Oz, however many of these credits are based on the principles.

The manufacturer of the material can contribute points to Green Star
Environmental Management Systems, 14001 certification etc



eco-labels
• beware greenwash – who to believe?
• eco-labelling & 3rd party certification
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Presentation Notes
Greenwash is making life very difficult for well-intentioned project teams. 

Oz has the ACCC (Australian Competition and Consumer Commission) who are the government watchdog for the Trade Practices Act – enacted to protect consumers from misleading advertising/claims. 

Eco-marketing is on their radar, and they are starting to fine companies for greenwash (can be up to $1M)

Green Star recognises several 3rd party certification schemes, but does NOT certify products or materials itself.

This is one of the ‘riskiest’ parts of OIv1.1 certifications – all too often the suppliers & manufacturers ‘promise’ that they comply with GS, only to find out (too late) that they don’t. Points are lost.



• the server
• computers & monitors
• peripherals
• kitchen equipment

equipment
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energy use, GHG emissions, heat loads

All plug-load equipment is included in energy modelling

Oz has energy rating standards for many household items, so efficient products are becoming much easier to identify.



delivery
• contractor EMP, ISO 14001
• waste management and 
recycling
• construction IAQ Plan
• management of materials & 
documentation
• sub-contractor induction, 
training and involvement
• timing – don’t leave things 
too late...!!
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A green design is great, but will be a complete failure if not installed correctly.

Hence, including the contractor/builder in the project team as early as possible is vital. There are of course varying contract types, however always try to bring the contractor on board with the green targets asap. 

The contractor’s management systems and delivery process can attract points, just like base building.

Construction IAQ Plan is new (not in OIv1.1, only HCv1).

Site induction of all sub-contractors is a must, but requires regular input.

Documentation for OIv1.1 is very heavy and relies upon many stakeholders (manufacturers, suppliers, installers, head contractor) – high risk of mistakes.

TIMING! Most projects lose points simply because they’ve left things too late...



commissioning

• commissioning of all 
systems and services
• tenant guides and 
training
• 12 month tuning 
contracts

Presenter
Presentation Notes
Same as for base building. 

Applicable to all tenant-installed services.



post occupancy

• regular staff training & inductions
• monitoring of energy and water savings
• waste management
• post-occupancy surveys

Presenter
Presentation Notes
There are ongoing responsibilities for the tenants – without their inclusion and involvement the fitout can’t reach its full potential.

POS - Poorly developed field in Oz – many projects keep the information to themselves. 

(if time briefly mention real estate evidence around lease rates for green fitouts, e.g. Earlier uptake, only occasional higher rate, common expectation that green is part of the minimum package)




• location
• Green Star building
• amenities & facilities
• floor plate layout
• existing services
• finishes
• supportive landlord

shopping list
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Location, location, location. 

OIv1.1 awards points simply for being in certified GS base building. 

You can easily and quickly inspect a base building to identify many potential green attributes, prior to leasing. 

Find out what the landlord is like!
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