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1. Scope 

BXP has developed an environmental management system (EMS) 
aligned with ISO 14001 to manage energy, greenhouse gas (GHG) 
emissions, water, waste, and other sustainability metrics across our 
six regions. Our environmental management system establishes a 
framework for the four integrated stages: Plan, Do, Check, and Act. 

1.1 Plan 

Benchmarking platforms, energy intelligence, and a data management system support the 
timely and accurate collection and synthesis of environmental performance indicators. 
ENERGY STAR Portfolio Manager (ESPM), Measurabl, and Utility Bill Management 
infrastructure inform and support our sustainability initiatives. Energy, water, and waste 
data for actively managed properties are collected via ESPM monthly from invoices, check 
meters, and tenant disclosures. Additional data is collected with periodic surveys. Smart 
meters, advanced building management systems with digital controls, and Measurabl 
enable property managers and onsite engineers to monitor systems and equipment in 
real-time to evaluate energy consumption and manage our energy and water use 
objectives. Measurabl provides asset-level energy use advisement. Utility use trends and 
like-for-like performance and intensities are also routinely monitored using Measurabl. 
Carbon performance and intensities are monitored by BXP’s Sustainability team. With 
these systems in place, we can measure performance by asset, region, and portfolio-wide, 
to identify upgrade opportunities, ensure that implemented strategies are effective, and 
maintain our short-term and long-term performance goals. 

1.2 Do 

Regional property teams prioritize upgrade and retrofit projects for their regions and 
reduce risk by ensuring that BXP not just complies with existing code requirements but is 
well-positioned to respond to regulatory requirements before they become mandatory. In 
addition to monitoring, Measurabl’s platform provides BXP with the capability to offer 
demand response performance, which allows us to adjust our operations to respond to 
electricity peak demand in real-time by tuning our actively managed asset-level energy 
management systems (EMS); this has both operational efficiency and financial benefits for 
the company. 

1.3 Check 

Results are analyzed by dedicated resources in each region, and at the portfolio level by 
our Senior Vice Presidents of Property Management, to determine whether implemented 
initiatives are successful, as well as progress toward regional sustainability goals. At the 
corporate level, the Vice President, Sustainability oversees the impact of investments and 
progress toward achieving annual and long-term performance targets. 

1.4 Act 

In an overarching role, our sustainability committee, led by the Vice President, 
Sustainability, manages our sustainability process through regular discussions, sharing of 
lessons learned, and reviews of strategies and initiatives. We are constantly seeking 
impactful solutions that allow us to accurately report our results and communicate 
progress to our shareholders. 
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1.5 ISO 14001 Alignment 

The BXP EMS is aligned with the ten ISO 14001 clauses. Clauses one through three 
include no specific requirements. Clauses four through ten have requirements for the 
context of the organization, leadership, planning, support, operation, performance 
evaluation, and improvement. The BXP EMS system is fully aligned with these 
requirements using the Plan, Do, Check, Act process. 

2. BXP Sustainability Strategy 

As the largest publicly traded developer, owner, and manager of premier workplaces in the 
United States, we actively work to promote our growth and operations in a sustainable and 
responsible manner across our six regions. The BXP sustainability strategy is to conduct 
our business, the development, and the operation of new and existing buildings, in a 
manner that contributes to positive economic, social, and environmental outcomes for our 
customers, shareholders, employees, and the communities in which we operate. Our 
investment philosophy is shaped by our core strategy of long-term ownership and our 
commitment to our communities and the centers of commerce and civic life that make 
them thrive. We are focused on developing and maintaining healthy, high-performance 
buildings, while simultaneously mitigating operational costs and the potential external 
impacts of energy, water, waste, greenhouse gas emissions, and climate change.  BXP 
and its employees make a positive social impact through charitable giving, volunteerism, 
public realm investments, and by promoting diversity and inclusion at our workplace and in 
the community.  Through these efforts, we demonstrate that operating and developing 
commercial real estate can be conducted with conscious regard for the environment and 
wider society while mutually benefiting our stakeholders. 

3. Sustainability Governance 

BXP is managed under the direction of our Board of Directors, which is currently 
comprised of a diverse group of eleven highly accomplished men and women who are 
dedicated to serving the best interests of our stakeholders. The Board of Directors 
supports efforts to implement our sustainability strategy through our corporate 
sustainability program and the Sustainability Committee of the Board of Directors, which is 
dedicated to, among other things, increasing Board oversight over sustainability issues 
including climate-related risks and opportunities. The new Sustainability Committee of the 
Board assists the full Board of Directors in its risk oversight responsibilities and serves as 
a direct resource to management with the primary purpose of imparting any information, 
knowledge, and ideas related to environmental sustainability matters, including best 
practices, developing trends, and issues. The duties and responsibilities of the 
Sustainability Committee of the Board of Directors include: 

 Review and share real estate industry sustainability best practices. 

 Work with the Board and management to establish environmental performance goals 
(energy, emissions, water, building certifications, and waste), and initiatives related to 
climate action and resilience. 
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 Monitor and evaluate the Company’s progress in achieving its sustainability goals and 
commitments, progress, and achievements, as well as relevant independent ESG 
ratings/rankings. 

 Report to and advise the full Board as appropriate on the Company’s sustainability 
objectives and strategy. 

 Periodically review legal, regulatory, and compliance matters that may have a material 
impact on the implementation of the Company’s sustainability objectives, and make 
recommendations to the Board and management, as appropriate, with respect to the 
Company’s response to such matters. 

 Assist the Board in fulfilling its oversight responsibility by identifying, evaluating, and 
monitoring the environmental and climate trends, issues, risks, and concerns that 
affect or could affect the Company’s business activities and performance. 

 Advise the full Board on significant stakeholder concerns related to sustainability. 

 Perform such other functions as may be requested by the full Board from time to time. 

Owen Thomas, BXP’s Chief Executive Officer, and Doug Linde, BXP’s President, are the 
senior decision-makers on issues related to sustainability. Throughout the year, the 
company organizes meetings, presentations, and regional Sustainability Summits to 
communicate the objectives and performance of our ESG initiatives to our Board of 
Directors, executive management, and other stakeholders, including our employees and 
investors. Additionally, BXP’s Chief Financial Officer, Senior Vice President, Finance & 
Planning, Vice President, Sustainability, Senior Sustainability Analyst, and Manager, 
Energy & Utilities work together to oversee the Company-wide Sustainable Operations 
Committee, which includes over 35 representatives from all our regions. This Committee 
helps inform the direction of our sustainability and ESG program. The Company-wide 
Sustainable Operations Committee meets throughout the year and has the following goals: 

 Identify and execute new strategies for promoting sustainability in new developments, 
existing buildings, and corporate operations. 

 Enhance the Company's processes for collecting sustainability performance 
information. 

 Promote communication across the Company and share "best practices”. 

 Assess the cost-effectiveness of small- and large-scale projects and programs; and 

 Follow new regulatory requirements and cooperate with the regulators to make new 
requirements meaningful. 

To support the achievement of these overarching goals, the performance of each member 
of our executive team is assessed annually against pre-established corporate, operational, 
and management goals, and factors such as individual contributions to overall Company 
results are considered in our executive compensation program. Annually, one of these 
pre-established goals focuses on sustainability and ESG accomplishments across our 
portfolio. Sustainability targets and objectives are also communicated to senior 
management in weekly and monthly meetings, with progress monitored through weekly 
and monthly reports. With a wide range of department representatives in attendance, 



Environmental Management System 
  

 

Page | 5  

  Updated 01/27/2023 

sustainability objectives are effectively communicated to the Board, senior management, 
and throughout the Company on a consistent basis.  

4. Goal Progress Tracking 

Our sustainability goals establish reduction targets for energy, GHG emissions, building 
certifications, water consumption, and waste. We have adopted goals with the following 
specific metrics, goals, baseline years, and target years for our occupied and actively 
managed workplace portfolio that have no more than 50% vacancy: 

Category Metric Goal Baseline Year Target Year 

Energy Site Energy Use Intensity (EUI, kBtu/SF-yr.) 32% Reduction 2008 2025 

Emissions S1 + S2 GHG Emissions Intensity (kgCO2e/SF-year) 39% Reduction 2018 2024 

Emissions S3 Capital Goods Emissions Intensity (MtCO2e/M2-yr.) 14% Reduction 2018 2025 

Emissions Carbon-Neutral Operations (kgCO2e/SF-yr.) 100% Reduction 2008 2025 

Certifications ENERGY STAR, LEED, & Fitwel Certifications 87% Certified 2020 2025 

Water Water Use Intensity (WUI, gallons/SF-yr.) 30% Reduction 2008 2025 

Waste Diversion Rate (% recycled/composted) 60% Diversion 2008 2025 

 

Annual goal progress is monitored and reported publicly in a GRI-aligned ESG Report. 

Regions have aligned annual energy, GHG emissions, water, and waste targets. Progress 
should be measured periodically throughout the year at the asset level using utility and/or 
vendor records, regional recordkeeping, ESPM, Measurabl, and/or building management 
system (BMS) data. 

5. Energy Management Through Measurabl 

 BXP follows robust energy management practices to continuously monitor and improve 
energy performance. All our actively managed workplaces are connected to the 
Measurabl platform, to continuously measure and monitor data, benchmark, and identify 
measures to improve efficiency on an ongoing basis. 

 All actively managed workplaces have energy metering with pulse outputs. The level of 
submetering will depend on the property type. At the very least, the primary electrical service 
must include a pulse output that provides interval data. 

 All actively managed properties use interval data and the Measurabl platform to optimize 
energy performance by adjusting BMS programming, verifying nighttime shutdowns/setbacks, 
holiday scheduling, peak load shedding, optimizing equipment runtime, and executing 
strategic demand response events.  

 A building engineer participates in monthly energy advisory calls with Measurabl. 

 The “Measures” tool in Measurabl is used to record all energy conservation measures 
implemented at the asset level. 

 Measurabl is used to enroll in demand response (DR) programs and to execute DR events. 
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6. ENERGY STAR Portfolio Manager 

 All actively managed properties must be tracked in ENERGY STAR Portfolio Manager 
(ESPM). 

 Properties with a score less than 75 must set an annual goal to raise the score by at 
least one point. Properties with a score of 75 or better must annually complete the 
ENERGY STAR Certification Process.  

 Whole-building energy (electric, gas, steam, fuel oil) and water (potable indoor and 
outdoor) consumption must be recorded monthly as soon as utility bill data is available.  

 ESPM waste tracking functionality must be used to track asset-level absolute waste 
tonnage and diversion (recycling/composting) rate on a monthly/quarterly basis.  

6.1 Attribute Standardization 

Ensure that all properties are reported in gross square footage (GSF) to align with 
ENERGY STAR’s requirements. GSF is the total floor area inside the building, including 
tenant spaces, common areas, equipment rooms, closets, corridors, chases, etc. Exterior 
walls are included in GSF. The roof area is excluded.  

Enter square footage for all underground parking or parking structures that are included in 
metered data input into ESPM. 

Where parking is not separately metered: 

 Include an estimate in ESPM for parking. 

 Deduct this amount from the metered total. 

 Property managers may develop utility consumption estimates by evaluating 
equipment schedules and power requirements or preparing simple calculations.  

 Property Managers should consider the installation of parking area sub-metering to 
separately monitor this consumption and improve future data reliability. This includes 
any EV charging load, which should not be included in building energy consumption. 

 High-consumption space types such as data centers should be sub-metered and 
separately classified. 

7. Energy Auditing and Retro-Commissioning 

 Property Managers are encouraged to conduct an energy audit and/or retro-
commissioning of building systems every 5 years.  

 BXP uses ESPM and Measurabl to identify underperforming assets called “Target 
Buildings.” Energy auditing and retro-commissioning of Target Buildings are prioritized. 

 In certain markets, BXP is required to conduct energy audits to comply with local 
energy disclosure laws and ordinances. 

 

 

https://www.energystar.gov/buildings/facility-owners-and-managers/existing-buildings/use-portfolio-manager
https://www.energystar.gov/buildings/facility-owners-and-managers/existing-buildings/earn-recognition/energy-star-certification
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8. GHG Emissions Inventory Management Plan 

BXP works closely with governments, policymakers, strategic partners, and our clients to 
decarbonize our operating activities with the long-term objective of achieving carbon 
neutrality. The Company monitors and benchmarks all primary sources of GHG emissions 
at the asset level in units of metric tons of carbon dioxide equivalent (MtCO2e) and GHG 
emissions intensity (MtCO2e per square foot per year). We closely monitor energy 
consumption and associated GHG emissions and provide a detailed accounting of ESG 
key performance indicators in our annual ESG reporting. BXP’s GHG Emissions Inventory 
Management Plan is aligned with the Greenhouse Gas Protocol and is as follows: 

Scope1 Emissions Source Data Collection Method 
Emissions  

Calculation Method 

Scope 1 
Onsite combustion of fossil fuels for 
heating, hot water, and standby 
generators. 

ESPM Meter Entries 

EPA’s Final Rule for 

Mandatory Reporting of 
Greenhouse Gases 

Scope 2  
Offsite generation of electricity and steam 
purchased by BXP in actively managed 
workplaces. 

ESPM Meter Entries 

eGRID Emissions Factors 
for Electricity 

 

Utility-Specific Emissions 
Factors for Steam 

Scope 3 – Category 1: 
Purchased Goods and 
Services 

BXP Spend Related To: 
 Pulp, Paper, Printing, 

and Publishing 

 Food and Beverages 

 Post and 

Telecommunications 

Internal Accounting Reports 
GHG Protocol Quantis 
Screening Tool – Spend-
based  

Scope 3 – Category 2: 
Capital goods 

Annual New Development Spend Annual Financial Reporting 

GHG Protocol’s Average-
Product Method for Capital 
Goods, using Carbon 
Leadership Forum’s 
Embodied Carbon 
Benchmarking Data 

Scope 3 – Category 3: 
Fuel- and Energy-
Related Activities, Not 
Included in Scope 1 or 
Scope 2 

Upstream Emissions of Purchased 
Fuels/Electricity 

 

Transmission and Distribution 
Losses 

Scope 1 and Scope 2 Emissions 

GHG Protocol Quantis 
Screening Tool – 
Calculated Based on 
Scope 1 and Scope 2 
Emissions 

Scope 3 – Category 5: 
Waste Generated In 
Operations 

BXP Rubbish Removal Spend Internal Accounting Reports 
GHG Protocol Quantis 
Screening Tool – Spend-
based 

Scope 3 – Category 6: 
Business Travel 

BXP Business Travel Spend Internal Accounting Reports 
GHG Protocol Quantis 
Screening Tool – Spend-
based 

Scope 3 – Category 7: 
Employee Commuting 

BXP Employee Count Human Resources 
GHG Protocol Quantis 
Screening Tool – 
Employee count-based 

Scope 3 – Category 13: 
Downstream Leased 
Assets 

Offsite generation of electricity and 
steam in all inactively managed 
workplaces, retail, residential, and 
life science properties. 

 

Offsite generation of electricity and 
steam consumed by tenants in 
actively managed workplaces. 

ESPM Meter Entries and/or Utility Bill Data 

 

When actual bill data is not attainable for 
inactively managed buildings, whole building 
consumption is estimated based on EUI’s from 
similar BXP-owned property types in the same 
regional market that have available bill data. 

 

Tenant electricity consumption in actively 
managed workplaces is tracked by collecting 
tenant submetered data (lighting, plug and 
supplemental cooling). For assets that do not 
track the tenant electricity data through 
submeters, the tenant electricity consumption is 

EPA’s Final Rule for 

Mandatory Reporting of 
Greenhouse Gases for 
Fossil Fuels 

 

eGRID Emissions Factors 
for Electricity 

 

Utility-Specific Emissions 
Factors for Steam 

 
1 Scope 3 categories that are not listed in the table were deemed as not relevant to BXP’s business model per the 
Science-based Targets initiative. 
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estimated by calculating a regional average for 
tenant electricity use intensity (kWh/RSF) using a 
sampling of submeter data to determine the 
tenant load, which is then extrapolated to similar 
actively managed workplaces in the same region 
to estimate total tenant electricity consumption per 
actively managed workplace. The tenant 
electricity consumption percentages are 
compared with the Commercial Buildings Energy 
Consumption Survey (CBECS) Database to 
confirm the accuracy of the estimations. 

 

8.1 Location vs. Market-Based Scope 2 Emissions  

Location-Based Scope 2 Emissions are GHG emissions derived from multiplying 
electricity consumption by the appropriate eGRID emissions factors. Location-Based 
emissions represent how the regional electricity from the utility companies is 
generated, either through non-renewable, renewable energy, or a mix of both. 

Market-based Scope 2 Emissions account for BXP’s procurement decisions and 
represent the sourcing of green power via the purchase of renewable energy 
certificates (RECs) or through green tariffs offered by the regional utility companies 
to offset non-renewable power. Green power has an emissions factor of zero. To 
calculate Market-based Scope 2 Emissions, BXP subtracts the appropriate amount 
of Scope 2 Emissions that are considered green power from the Location-based 
Emissions, resulting in Market-based Scope 2 Emissions.  

9. Water Management 

 All properties are required to maintain water use data in ESPM.  

 All properties are required to retrofit plumbing with low and ultra-low-flow fixtures.  

 All properties are required to implement ‘smart’ irrigation systems with zone controllers 
and weather-responsive watering programming.  

 All properties are encouraged to implement cooling tower check metering and 
blowdown optimization protocols. 

 All properties are encouraged to replace lawn panels with drought-tolerant 
landscaping.  

 Where water scarcity is an issue, real-time metering of water consumption has been 
implemented. 

 BXP makes endeavors to incorporate rainwater harvesting into new development 
projects. Rainwater is used for cooling tower makeup and irrigation. 

 BXP makes endeavors to incorporate condensate collection and reuse into new 
development projects. Condensate is used for cooling tower makeup and irrigation. 

 Water flow requirements, where applicable, for new indoor plumbing fixture installs are 
as follows: 

 Low flow water closets - 1.28 gpf 

 Pint flush urinals – 0.125 gpf 
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 Public Lavatory Faucets – 0.35 gpm  

 Kitchen Sinks – 1.5 gpm  

 Shower heads – 1.5 gpm (ultra low flow)  

10. Waste Management 

 ESPM must be used to track asset-level absolute waste tonnage and diversion 
(recycling/composting) rate.  

 Waste data should be rolled-up to include totals for hazardous waste and non-
hazardous waste. Hazardous waste includes batteries, aerosol spray containers, 
enamel or oil-based paints, rubber cement, thinner, white out, and other unstable 
materials that ignite, react, corrode, or are otherwise toxic to the environment. Non-
hazardous waste is everything else. 

 Non-hazardous waste needs to be allocated to one of three buckets: Landfill, 
Incineration, and Diverted. Diverted waste includes waste to energy, recycling, and 
others. It’s worth mentioning this point to our haulers to make sure we’re tracking this 
diversion method correctly. 

 In addition to conventional office waste, the following waste streams can be included in 
total weights – and may contribute to higher diversion rates: 

 Construction and demolition debris from interior improvement projects (TI, CapEx, 
flooring replacement, etc.). Waste reports with tonnage and % diversion should be 
requested from the GC and/or Construction Manager responsible for the project. 

 Shredded Paper – request a copy of monthly/quarterly reports from tenants with large 
shredding volumes.  

 Kitchen Grease – request monthly/quarterly reports from larger restaurant retailers 
which can be used to calculate tonnage (2204lbs/metric ton).  

 Ink Cartridge/Toner/Batteries – request a copy of monthly/quarterly reports from 
tenants with large recycling volumes of these items. 

 Composting – Food waste and landscaping waste can and should be diverted from 
landfill waste streams where possible. Where we can find cost-effective vendor 
services, composting programs for retailers and cafeterias will improve diversion rates. 

 Waste and Recycling Brokerage and Diversion Program Management – BXP makes 
efforts to partner with waste brokerage and management companies that promote 
waste auditing and diversion increases. Push these vendors to require waste reporting 
in a format acceptable to BXP during contract negotiation.   

11. Green and Healthy Buildings 

BXP has been leading the adoption of green and healthy building practices. The Company 
has aligned with LEED and Fitwel, the world’s leading building certification systems. 

 All new development projects are required to target a Gold certification or higher under 
the Leadership in Energy and Environmental Design (LEED) v4 rating system of the 
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United States Green Building Council (USGBC). Over 93% of BXP’s in-service LEED 
projects have attained Gold and Platinum level certification.  

 Project teams must review vendor disclosures and aim to cost-effectively procure 
building materials that are: 

 Extracted, harvested, recovered, and manufactured within 500 miles of the project site. 

 Composed of the maximum possible recycled content. 

 Third-party validated sustainably harvested wood products. 

 Non-toxic and support healthy, productive indoor environments containing no volatile 
organic compounds (VOCs), urea-formaldehyde, and/or other chemicals of concern. 

 Project teams are required to set a waste diversion target of 75% or higher.  

 Property Managers are encouraged to certify their buildings under the Fitwel Rating 
System to support healthy building design and operational practices. A minimum One 
Star certification must be achieved at existing buildings.  

 All new development projects, where applicable, are required to target Fitwel 
certification and align their design strategy with Fitwel/WELL standards. 

 Minimum energy performance requirements for LEED buildings: Set a target to 
achieve a minimum of 8 points under LEED v4. 

11.1 Healthy Building Strategies 

BXP is advancing healthy building strategies to promote the positive impact of buildings on 
human health. We have adopted the following goals to enhance indoor air quality, thermal 
comfort, healthy material choices, and mitigate viral transmission: 

Focus Purpose Attributes 

Indoor Air Quality 
(IAQ) 

Cognitive Performance 

Productivity 

Infectious Disease 
Transmission Mitigation 

Clean Air Supply 

 Increase outside air to 30 CFM/person. 

 Accurately measure ventilation air. 

 In existing buildings, exceed ASHRAE ventilation standards by 30% 
minimum. 

 Provide 100% outside air where and when possible. 

 Use CO2 and occupancy monitoring to provide demand-based ventilation. 

 Replace and improve filtration (MERV-13 minimum). 

 Perform comprehensive inspections and air quality testing. 

 Use existing sensors and advanced building management systems to monitor 
air quality. 

Thermal Comfort Productivity  Maintain and improve high-quality HVAC systems. 

 Continuously monitor space temperature set-points across the portfolio with 
advanced building management systems, where we actively manage the 
building. 

 Utilize high-performance thermal envelope and glass to minimize thermal 
bridging and solar heat gain. 

Healthy Materials Remove Contaminants from 
Interior Environments 

 Develop green buildings with materials that support healthy, productive indoor 
environments making efforts to select materials that contain no volatile 
organic compounds (VOCs), urea-formaldehyde, and/or other chemicals of 
concern. 

 Evaluate Health Product Declarations (HPDs) when available during new 
development. 

 Focus on chemical class avoidance: forever chemicals, antimicrobials, and 
flame retardants. 
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Pandemic-ready 
Provisions 

Reduce Transmission 
Opportunities 

 Where feasible increase the adoption of touchless systems, including 
bathroom fixtures, elevators, and turnstiles. 

 Increase the frequency of cleaning and disinfection of high-touch surfaces. 

Green Cleaning Minimize the Impact of 
Cleaning Products on 
People and the 
Environment 

 Implement Green Cleaning requirements aligned with LEED for Existing 
Buildings with our cleaning vendors. 

 Use Green Seal® certified cleaning products, High-Efficiency Particulate Air 
(HEPA) vacuums, dry cleaning for carpets, and restroom products made from 
recycled materials. 

 

11.2 Indoor Air Quality  

As part of our smart building strategy, our management and engineering teams use real-
time energy consumption data to optimize facility operations, including Indoor Air Quality 
(IAQ). BXP has updated its IAQ management practices and as part of this initiative is 
addressing proactive IAQ monitoring at the individual assets. The initiative requires the 
following practices be implemented for IAQ monitoring: 

 Measure and verify high outdoor airflow (30 CFM/person) or exceed ASHRAE 62.1 
ventilation rate requirement by 30% in all regularly occupiable spaces. 

 Require filtration media to be MERV 13 or higher at all outdoor air intakes. Include 
active filter maintenance policy and maintain replacement inventory. 

 Provide HEPA Units in BPX’s amenity conference rooms, cafes, and fitness centers. 

 Implement active monitoring of temperature, relative humidity, and CO2 concentration.  

 Perform rigorous water and air quality testing is performed bi-annually at a minimum. 

 Use demand control methods to optimize energy use.  

 Appendix A – BXP Indoor Air Quality Policy 

12. Low Embodied Carbon, Life Cycle Assessment and Environmental Impact 

BXP is committed to reducing its GHG emissions, including the embodied carbon 
emissions associated with the construction and development of its assets.  

 BXP’s embodied carbon emissions reduction goal, informed by The Carbon 
Leadership Forum’s (CLF) methodology to measure embodied carbon, increases the 
directional correctness of procurement decisions intended to reduce embodied carbon.   

 All new development and major renovation projects are required to assess embodied 
carbon and to seek procurement of low-carbon construction materials, particularly 
high-intensity structural materials (concrete, steel, and aluminum).  

 All new development projects are required to calculate total embodied carbon 
(MtCO2e) and embodied carbon intensity (kgCO2e/SF) for the building’s baseline 
structure, foundation, and enclosure, and implement strategies that target a minimum 
of 14% embodied carbon intensity reduction. Strategies like building reuse, low-carbon 
concrete mix designs, low-carbon steel, and mass timber for primary structures can 
significantly reduce embodied carbon. 

 All new development projects are encouraged to evaluate the feasibility of pursuing 
LEEDv4.1 pilot credit: Procurement of Low Carbon Construction Materials based on 
emission reductions. 
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13. Green Leasing 

 Working with our internal legal counsel and leasing team, all lease negotiations should 
endeavor to preserve green lease clauses without alterations or exceptions. 

 Green lease clauses include cost recovery for capital expenditures made to reduce 
operating expenses, cost recovery for green building certifications (including LEED, 
WELL, Fitwel, and ENERGY STAR), sub-metering of high-intensity tenant equipment, 
and required tenant energy use disclosure (benchmarking). 

14.  Tenant Improvement Guidelines  

 In addition to Building Rules and Regulations, Tenant Design and Construction 
Guidelines are developed during the LEED process to support sustainable design and 
construction of tenant spaces.  

 All projects should review BXP’s Tenant Design and Construction Guidelines and 
adapt them to their specific project needs. 

 By following Tenant Design and Construction guidelines during the design and 
construction process, both Tenant and Landlord will align goals to create workspaces 
that reduce environmental impact, improve indoor environmental quality, and promote 
occupant health, wellness, and productivity. 

 Appendix B – BXP Tenant Design and Construction Guidelines 

15. Green Cleaning 

 BXP has adopted a company-wide Green Cleaning Policy that applies to all Janitorial 
Services Vendors at properties owned and actively managed by BXP. 

 The Green Cleaning Policy applies to the general cleaning activities performed by BXP 
and Janitorial Services Vendors contracted by BXP to provide cleaning services at our 
actively managed properties. The policy has been aligned with the LEED v4.1 and 
BOMA 360 rating systems. 

 Staff training records must be maintained by the Janitorial Services Vendor. APPA 
(formerly the Association of Physical Plant Administrators) audit and/or customer 
satisfaction survey results will measure the effectiveness of this program. Purchasing 
records will serve as documentation for compliance with the chemical and equipment 
portions of this policy. 

 The goal of the policy is to have a high-performance cleaning program in place that 
reduces the exposure of building occupants and maintenance personnel to potentially 
hazardous chemical, biological, and particulate contaminants, which adversely affect 
air quality, human health, building finishes, building systems, and the environment.  
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 Appendix C – BXP Green Cleaning Policy 

16. Integrated Pest Management 

BXP is committed to maintaining healthy indoor environments and has an in-house 
Integrated Pest Management (IPM) plan template that property managers are encouraged 
to adapt for the specific project needs in buildings actively managed by BXP. The IPM plan 
reduces the risks of pests and exposure to pesticides. 

 The IPM plan meets the requirements of LEED v4 O&M credit. 

 The IPM plan applies to interior spaces in the building and all portions of the site and 
grounds for a building under BXP’s control. This plan will be consulted prior to acting 
on pest management in the building or on the building grounds. Pests include plants or 
animals that are detrimental to the property, a nuisance to building occupants, or 
unwanted on the building grounds for other reasons. 

 The IPM plan includes regular monitoring, inspections, and setting action thresholds 
for pests. 

 The IPM plan prioritizes non-chemical prevention and control methods before resorting 
to non-least toxic pesticides to deal with pest infestation.  

 environmental methods (such as improving sanitation, removing clutter, implementing 
cleaning protocols, upkeeping of landscaping, keeping refuse in tight containers, and 
locating waste containers away from the building). 

 mechanical methods (such as using trapping devices, light traps, snap traps, or glue 
boards, modifying pest habitats). 

 structural methods (such as adding physical barriers, fixing leaking pipes, sealing 
cracks, and using air curtains). 

 BXP will endeavor to include this plan as part of the tenant lease or manual, based on 
property management request. 

 Appendix D – BXP Integrated Pest Management Plan Template 

17. Climate Change 

BXP is committed to managing the avoidable and avoiding unmanageable impacts of 
climate change. Through our climate action efforts, we believe we can play a leading role 
in advancing the transition to a low-carbon economy and are taking action to decarbonize 
operations. GHG sources include the generated electricity and steam at offsite generation 
facilities, the onsite combustion of fuels (e.g., natural gas), and emissions associated with 
other business activities, including business travel and new development. We continue to 
explore and implement creative and cost-effective measures that reduce GHG emissions 
from our operations. The Company will continue to explore and implement creative and 
cost-effective measures that reduce GHG emissions from our operations. GHG sources 
include the generation of electricity and steam at offsite generation facilities and the onsite 
combustion of fuels (e.g., natural gas). GHG mitigation efforts include energy efficiency 
measure implementation at existing in-service assets, high-performance new 
development, onsite renewable energy (e.g., solar photovoltaic systems), procurement of 



Environmental Management System 
  

 

Page | 14  

  Updated 01/27/2023 

offsite renewable energy, public portfolio, and asset-level GHG short and long-term 
reduction targets, engagement of property engineers using real-time energy consumption 
data, sustainability education and tenant engagement. 

BXP became a proud signatory of the We Are Still In pledge after the U.S. withdrawal from 
the Paris Agreement and has aligned emissions reduction targets with climate science. 
The SBTi Target Validation Team has classified BXP’s emissions reduction target 
ambition and has determined that it is in line with a 1.5°C trajectory, the most ambitious 
designation available at the time of submission. We are committed to achieving carbon-
neutral operations, or net-zero carbon dioxide equivalent emissions, which includes direct 
and indirect Scope 1 and Scope 2 emissions, by 2025 from our occupied and actively 
managed buildings where we have operational control.   

17.1 Climate Resilience 

Through the processes of acquisition, development, and operation of our in-service 
portfolio, our experienced real estate professionals are identifying risks, including business 
continuity risks, loss exposure related to extreme weather events, and impacts of 
regulation, including permitting requirements, codes, and energy and carbon performance 
standards. The climate risk profile of each property is largely dependent on the property’s 
unique attributes, physical location, and jurisdictional regulatory requirements. These 
efforts begin with the training and implementation of Emergency Response Plans at the 
property level.   

We carry all risk property insurance on our properties, including those under development, 
for natural catastrophes such as floods, fires, earthquakes, and wind events. 

We are preparing for long-term climate risk by considering climate change scenarios and 
will continue to assess climate change vulnerabilities resulting from potential future climate 
scenarios and sea-level rise. We will continue to evaluate existing plans and procedures 
and proactively implement practical, cost-effective resiliency measures and infrastructure 
enhancements, including:  

 Business Continuity Plans  

 Emergency Response and Life Safety Plans 

 Emergency evacuation planning, procedures, and drills 

 Tenant engagement and coordination  

 Life safety analysis 

 Elevation of vault, switchgear, and critical equipment during new development 

 Waterproofing of subgrade infrastructure 

 Floodable first floors 

 Temporary flood-barriers 

 Backup generation, emergency lighting, and fire pumps 



Environmental Management System 
  

 

Page | 15  

  Updated 01/27/2023 

 Onsite energy resources and distributed generation, storage, and solar photovoltaic 
systems 

Climate-related opportunities will vary depending on the region, market, and industry in 
which an organization operates. Opportunities include resource efficiency and resulting 
operating cost reductions and/or escalation management, increased probability of 
maintaining business continuity through shocks and stressors, acceleration of distributed 
generation and storage systems, the development of new high-performance resilient 
buildings, and improved emergency preparedness at our properties. The adoption of 
resiliency practices may become more of a competitive advantage as there is increasing 
consumer preference for resiliency.  

18. Biodiversity 

 BXP makes efforts to protect and enhance biodiversity and ecosystems during the 
development of new buildings and the operation of our existing buildings. Most of our 
new development projects involve the redevelopment of existing sites, which 
conserves natural areas and habitats. 

 BXP is committed to avoiding operational activities near World Heritage areas and 
IUCN Category O-IV protected areas. 

 BXP is committed to mitigating (avoiding, minimizing, restoring & offsetting) impacts on 
biodiversity when operating in areas near critical biodiversity. 

 BXP is committed to ending all deforestation brought on by new development projects. 
By nature of BXP’s regional locations, new development projects are in previously 
developed sites. However, if deforestation is required for construction, BXP is 
committed to compensate with future reforestation (no net deforestation). 

 We are also committed to supporting biodiversity by maintaining tree canopy cover and 
vegetated areas. 

19. Electrification and Net Zero Energy for New Development 

BXP has a goal of carbon-neutral operations by 2025 for Scope 1 and Scope 2 GHG 
emissions. In addition, all new development projects are required to meet the following: 

 Electrification feasibility assessment. Where and when possible, the primary source of 
heating should be fossil-fuel-free.  

 All new development projects located in cities with building performance standards 
should implement energy efficiency measures to avoid performance-based penalties. 

 All new development and major renovation projects are encouraged to pursue a 
pathway under the LEED Zero certification program to achieve carbon-neutral 
operations. This complements the existing LEED v4 Gold certification requirement and 
is not a replacement. 
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20. Electrical Vehicle Charging Strategy and Policy 

BXP is installing Electrical Vehicle (EV) charging infrastructure across its portfolio to 
provide charging amenities to its customers and help support electrification and 
sustainable transportation. 

 All new development projects that include parking (surface lot or garage) are required 
to provide EV charging stations consistent with local regulations or predetermined BXP 
targets. The number of charging stations can vary based on the charger level (Level I, 
II, or III) and local ordinances.  

 BXP has established an EV charging working group and has made significant progress 
in identifying the potential of EV charging stations in existing parking and garages.  

21. Renewable Energy 

BXP is committed to procuring clean energy to the extent feasible and avoiding fossil fuel-
sourced generated power. To that effect BXP is investing in the following renewable 
energy procurement options: 

 On-site Generation: Identifying existing properties that are optimal candidates for on-
site generation.  

 Community Solar: BXP has participated in programs for community solar. 

 Green Energy Procurement: All regions are committed to procuring green energy or 
unbundled RECs where feasible.  

 Off-site Renewables: BXP is exploring options of committing to 100% renewable 
energy through off-site utility-scale renewable energy generation projects.  

 New Developments: All projects are required to evaluate on-site (rooftop, ground 
mount, or building integrated) renewable energy generation feasibility.  

22. Quality of Public Disclosures 

The Company is committed to providing its shareholders with complete and accurate 
information, in all material respects, about the Company’s financial condition and results of 
operations in accordance with the securities laws of the United States and, if applicable, 
other foreign jurisdictions. The Company strives to ensure that the reports and documents 
it files with or submits to the Securities and Exchange Commission, and other public 
communications made by the Company, include full, fair, accurate, timely, and 
understandable disclosure. The Company’s Disclosure Committee shall be primarily 
responsible for monitoring such public disclosure. 

22.1 Public Disclosures 

ESG Reports  

BXP Commitment Web Page 

Proxy Statement 

SEC Filings/Form 10-K 

https://www.bxp.com/category/reports
https://www.bxp.com/commitment
https://www.bxp.com/commitment
https://investors.bxp.com/proxy-materials
https://investors.bxp.com/proxy-materials
https://investors.bxp.com/financial-information/sec-filings
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i. Scope 


This Indoor Air (IAQ) Policy applies to all interior spaces within BXP buildings for all new 
construction and major renovations. This policy aligns with LEED/Fitwel IAQ Policy and 
IAQ Testing requirements. This IAQ Policy shall be shared with the proper vendors and 
with BXP tenants via tenant handbooks, tenant websites, or other tenant communication 
documents.  


ii. IAQ Management and Maintenance Requirements 
 


a. Source Control 
i. Manage pollutant sources through: 


1. Properly sealing doors, floors, and windows. 
2. Regularly checking for and eliminating mold. 
3. Installing appliances so that they vent to the outside. 
4. Diluting and removing pollutants through ventilation. 
5. Using filtration to clean the air. 


ii. Manage moisture through: 
1. Using moisture-tolerant materials. 
2. Setting up systems to divert water away from the building. 
3. Implementing a building-wide tobacco-free policy. 


b. Housekeeping 
i. Detail best practices to improve indoor air. Best practices may include: 


1. Maintenance of interior plants where necessary. 
2. Disposal of garbage and other waste. 
3. Hygienic storage of foods, including refrigeration where 


necessary. 
4. Prohibiting products or other sources of harmful or bothersome 


odors and contaminants. 
c. Ventilation 


i. Detail regular ventilation for the building. 
ii. Establish a filtration maintenance plan. 
iii. Maintain ventilation systems. 
iv. Avoid the blockage of the ventilation supply, exhaust, and other grilles. 
v. Establish an IAQ notification system to alert building management of 


potential issues. 
iii. Filtration 


Supply upgraded AHU filtration that improves IAQ filtration to the maximum allowed within 
system constraints. 


a. A certified engineering professional shall assess each filter in regard to the 


following: 


i. The efficacy of current air filtration practices in removing particulates from 


the indoor air.  


ii. Applicable strategies for increasing air filtration as needed. 


b. Base Building AHUs 


i. Upgrade all base building AHU filtration to a minimum of MERV-13. 


ii. Establish existing filter inventory, procurement availability/lead times, and 


labor hours needed to complete 100% filter change. 
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c. Tenant Terminal Units (VAV w/ reheat, FPB, etc.) 


i. All tenant terminal unit filters should be improved to MERV-13 where 


possible. Going forward, terminal unit filters should be changed 


following normal filter change intervals (at the discretion of the 


region/building). 


ii. Tenants should leverage 3rd party mechanical services vendor 


(whenever a relationship exists) to service tenant-owned equipment to 


reduce strain on in-house engineering staff. 


d. Personal Protective Equipment (PPE) Required for AHU/Tenant Filter Changes 


i. Mask (dust mask as applicable). 


ii. Nitrile or other gloves. 


iii. Outer work/mechanics gloves. 


iv. Approved safety protective eyewear. 


v. Tyvek suit (optional). 


vi. All PPE must be worn in the approved manner as identified by the 


manufacturer’s instructions. 


vii. All one-time PPE shall be disposed of in a separate container with a 


plastic bag liner and lid. 


e. AHU/Tenant Filter Change Procedure 


i. Don your PPE as listed above. Make sure all PPE is donned and doffed 


and fitted correctly per the manufacturer’s instructions. 


ii. Maximize AHU off time prior to changing filters 


iii. Distribute Filter boxes to the fan rooms or general locations near the 


equipment during off-normal hours in advance of the filter maintenance. 


iv. During replacement remove new filters from the boxes outside of the air 


handling room/plenum and stack them on a clean surface away from 


the fan room/plenum door. 


v. Remove the installed old filters and put them inside the filter boxes. 


vi. Seal the filter boxes with tape and place them outside the room for 


disposal. Plastic garbage bags may also be used to contain the old 


filters. 


vii. Clean filter rack and interior fan areas. Wipe down with the approved 


and accepted disinfectant materials. 


viii. Install new filters in the rack and ensure proper fit. Seal the filter to the 


rack with duct tape or other products if there are no other gasket-sealing 


filters. 


ix. Bring the filters to the area for disposal or removal from the building and 


dispose of them appropriately. 


 


 


 


 
iv. Material Procurement 
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Ensure that all new products and materials procured within the project meet the required 
thresholds from at least five of the product categories below. For each product category 
selected, ensure products and materials are either naturally low-emitting products (stones, 
ceramics, concrete, untreated solid wood) or meet the applicable certification and testing 
standards below. 


Material Threshold 


Interior 
Insulation 


100% of insulation. 


Flooring 
Systems 


100% of all flooring systems. 


Ceiling 
Systems 


90% of ceiling systems by square feet. 


Wall 
Paneling 


100% of all paneling including, but not limited to interior wall assemblies, 
gypsum board, doors, frames, wall coverings, window systems, and 
interior surfaces of exterior walls). 


Paints and 
Coatings 


90% by volume for emissions and 100% for volatile organic compound 
(VOC) content of paints and coatings applied on-site and used on the 
interior of the air barrier. 


Adhesives 
and 
Sealants 


90% by volume for emissions and 100% for VOC of adhesives and 
sealants 


applied on-site and used on the interior of the air barrier. 


Furniture 90% by cost of furniture. 


Composite 
Wood 


100% of composite wood for cabinetry, excluding flooring, ceiling, wall 
panels, or furniture. 


 


a. Accepted Certification and Testing Standards 
i. Certified to UL GREENGUARD Gold (accepted for all categories’ VOC 


emission requirements except Composite Wood) 
ii. California Department of Public Health Standard Method V1.2 2017 


(accepted for all categories’ VOC emission requirements except Furniture 
and Composite Wood) 


iii. California Air Resources Board (CARB) 2007 Suggested Control Measure 
(SCM) for Architectural Coatings (accepted for Paints and Coatings VOC 
content requirements) 


iv. California Air Resources Board (CARB) requirements for ultra-low-
emitting formaldehyde (ULEF) resins or no-added formaldehyde-based 
resins (Accepted for Composite Wood) 


v. South Coast Air Quality Management District SCAQMD Rule 1113 
(accepted for Paints and Coatings VOC content requirements) 


vi. South Coast Air Quality Management District SCAQMD Rule 1168 
(accepted for Adhesives and Sealants VOC content requirements) 







Indoor Air Quality Policy 
Effective Date:  01/01/2023  


 


Page | 5  


 


vii. ANSI/BIFMA e3 2019 credits 7.6.1, 7.6.2, and 7.6.3 (accepted for 
Furniture) 


viii. EPA TSCA Title VI for ultra-low-emitting formaldehyde (ULEF) resins o no 
added formaldehyde resins (NAF) (accepted for Composite Wood) 


ix. EN16402 (accepted for Paints and Coatings VOC content requirements) 
x. EN13999 (Parts 1-4) (accepted for Adhesives and Sealants VOC content 


requirements) 
xi. Green Star – Interiors v1.2 credit 12 for Indoor Pollutants to show 


compliance with low-emitting materials (accepted for Paints and Coatings, 
Adhesives and Sealants, and Composite Wood) 
 


v. Construction and Renovation IAQ Requirements 


During any construction and major renovations and prior to occupancy, the following categories 
must be controlled via the following methods, or similar:  


 


a. Moisture: 
i. Store all absorbent products and materials separately in areas that are 


protected from dust and moisture. 
ii. Avoid enclosing wet materials during construction. 


b. Particulates: 
i. Protect permanently installed ventilation systems during construction. 
ii. Employ entryway systems at all construction site entrances and exists. 


c. VOCs: 
i. Store VOCs separately from absorbent products and materials. 
ii. Install all possible paints/coatings and adhesives and sealants prior to 


absorbent products and materials. 
d. Outdoor Emissions: 


i. Develop a plan to protect occupied spaces from outdoor fumes generated 
by construction activities. 


e. Tobacco: 
i. Prohibit all tobacco products within the construction site. 


f. Noise and Vibrations: 
i. Reduce noise and vibrations from construction equipment. 


g. Ensuring that construction crews wear protective gear. 


 


vi. Air Quality Testing 


IAQ testing will be conducted on a regular basis (at least twice annually) showing the average 
levels measured for each required area. Required areas include all areas under the control of the 
building management, including common elevator banks on tenant floors and tenant spaces.  
 
Continuous monitoring may be used in lieu of bi-annual IAQ testing. If pursued, monitoring that 
continuously shows monthly averages and peaks lasting for more than one hour during work 
hours while HVAC systems are running at design parameters shall be conducted at least once 
annually.  
 
Testing and monitoring shall also take place following all long-term closures (2 weeks or more) or 
significant reductions in occupancy (more than 25%), within all required areas of BXP buildings. 
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All BXP new construction and renovation projects must meet LEED/Fitwel IAQ testing 
requirements prior to occupancy within all required areas. The testing party will be contracted on 
a project-by-project basis. 
 


a. Air Testing & Monitoring Procedures 
a. Indoor air quality testing must be conducted: 


i. During work hours while HVAC systems are running at design 
parameters. 


ii. In the breathing area between 3 to 8 feet from the floor level. 
iii. Every 25,000 square feet, or per Air Handling Unit (AHU) zone 


whichever is more stringent. 
iv. Using one of the following testing methods as applicable: 


1. EPA: Compendium Methods IP-10 (PM2.5) / IP-1 (TVOC) / 
IP-3 (CO2 and CO) / IP-6 (Formaldehyde), TO-1 and TO-
17 (TVOC), TO-11 (Formaldehyde) 


2. ISO: 7708 (PM2.5) / 16000-6 (TVOC) / 4224 (CO) / 16000-
3 (Formaldehyde) 


3. ASTM D5197 or NIOSH 2016: (Formaldehyde) 
4. Direct reading from IAQ testing devices for TVOC, PM10, 


PM2.5, CO, CO2, and relative humidity. 
b. Indoor Air Quality monitoring must be conducted: 


i. On every 25,000 square feet., or per Air Handling Unit (AHU) 
zone, whichever is more stringent. 


ii. Using monitors that meet all the following requirements: 
1. Has a data output interval of at least once every 5 minutes. 
2. Has a data loss rate of 10% or less. 
3. Has a minimum operating range for temperature of 0-40 


℃. 
4. Has a minimum operating range for relative humidity of 5-


85% RH, non-condensing. 
5. Requires permanent installations. 
6. Is calibrated and confirmed functional without defect prior 


to shipping. 
 


b. IAQ Results Thresholds 
 


IAQ testing and/or monitoring results must meet the levels of a minimum of five of 
the following: 


a. PM2.5: less than 25 μg/m³ 
b. TVOC: less than 500 μg/m³ or 132.73 ppb (μg/m³ = ppb * 3.767) 
c. CO2: less than 1100 ppm or 700 ppm over ambient 
d. CO: less than 9 ppm 
e. Formaldehyde: less than 27ppb 
f. Relative Humidity: between 30-60%. 


c. Air Quality Improvement Mechanisms 


If the recommended limits for air quality metrics are not met, the following steps shall 
be taken: 
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a. Replace filters at air handling equipment, pre-repopulation. 
b. Upgrade filtration levels to a minimum of MERV-13. 
c. Increase the frequency of filter changes. 
d. Retest air as needed. 


 







 


 


 


 






Tenant Design and Construction Guidelines

LEED v4 Core and Shell Development Projects



Updated 1/20/2022




Introduction

[INSERT PROJECT INTRO HERE, INCLUDING LEED/WELL/FITWEL GOALS]

As a new tenant, you have the opportunity to make choices about the equipment and materials used in your new space. These Tenant Design and Construction Guidelines are distributed to commercial and retail tenants as a guide to use in their tenant improvement build-outs. The purpose of these guidelines is to educate tenants in implementing sustainable design and construction features in their tenant improvement build-outs and to educate tenants in adopting green building practices that support the overall sustainability goals of the project.

These guidelines include:

The core and shell project’s sustainability approach, goals, and objectives

A description of the sustainable design and construction features included in the core and shell project

Recommendations for including sustainable features in the tenant fit-out and coordinating the fit-out design and construction with the core and shell sustainable strategies and building systems

These Tenant Design and Construction Guidelines are recommendations, not requirements. The requirements of the Tenant Lease and Sales Agreement (TLSA) are noted on the project scorecard (see Appendix A). Implementing the recommendations included herein will help reduce operating costs, protect indoor environmental quality, and result in a smaller environmental footprint.

1.1 General Project Information 

[enter project information here including project name, location, neighborhood, use-type (office, mixed use, life sciences, etc.) # of floors, area, etc. ]

An underground parking garage and ground floor active and retail space is included.

		Space Type

		Area/spaces



		Total Site Area

		



		Office Area

		



		Lease Retail  Area

		



		Parking Garage Area

		



		Interior Bike Storage

		



		Exterior Bike Storage

		



		

		







1.2 The US Green Building Council for LEED



The U.S. Green Building Council (www.usgbc.org) is a nonprofit organization committed to expanding sustainability in the built environment. Its mission is to transform the way buildings and communities are designed, built and operated, enabling an environmentally and socially responsible, healthy, and prosperous environment that improves the quality of life. LEED (Leadership in Energy and Environmental Design) is a voluntary, consensus-based national rating system for developing high-performance, sustainable buildings. Developed by USGBC, LEED addresses all building types and emphasizes state-of-the-art strategies for sustainable site development, water savings, energy efficiency, materials and resources selection, and indoor environmental quality. LEED is a voluntary rating system for green building design and construction that provides immediate and measurable results for building developer and occupants

Approach to Sustainability

Sustainable principles are integral to the project’s design. From a land use planning lens, the sustainability approach includes repurposing previously developed land rather than building on untouched land, as well as locating new development within a high-density area accessible to public transportation, sidewalks and a bicycle network. By reusing an existing site, the project achieves energy savings associated with lower embodied energy and reduced GHG emissions through the construction process. 

As a Transit Oriented Development (TOD), the project utilizes the existing public transportation and mode share infrastructure to further reduce traffic and indirect air emissions, including mobile source GHG emissions. TOD is environmentally, economically, and socially sustainable; it promotes greater mobility, walking and biking, and healthy lifestyles – adding value for property owners, businesses, local governments, transit authorities and residents.

The XX project promotes the design and construction of a high-performance, green building through an integrated design approach where all project disciplines were engaged early and throughout the design process to meet sustainability goals. The project design prioritizes sustainability as a core strategic imperative and implements state-of-the-art high performance green building technologies, construction, and operating procedures. Sustainability planning with an integrated design team during conceptual design targeted Gold-level certification under the Leadership in Energy and Environmental Design (LEED) Green Building Rating System. The project design team used iterative energy modeling and life cycle analysis to consider the long-term value of sustainable property investment decisions. The integrated design

approach addressed best practices in energy and emissions, water management, reduced urban heat island effect, energy use monitoring, rooftop mechanical equipment noise mitigation, and the health and wellness of its future occupants and users.

1.3 Energy Efficiency and Decarbonization Approach

Building energy efficiency results in less pollution, decreased potential for global warming, less disturbance of ecologically sensitive habitats, greater economic growth, and less dependence on politically-unstable regions. Energy is used for heating and cooling, domestic hot water, lighting, elevators, pumps, computers, telephones, and other office equipment. Whether you, as a tenant, pay for it directly in your utility bills or indirectly through your lease, energy costs you money; therefore saving energy will save you money.

The project building is designed to be an energy-efficient, green building with on-site renewable energy contributing to reducing the overall energy consumption of the project(Address net zero energy ready or building electrification scope). The design team developed a whole building energy model to demonstrate the expected energy performance of project design. Renewable energy credits will be purchased to support off-site renewable energy production and offset non-renewable electricity use on site, if feasible.

Building commissioning will be conducted for the base-building systems and building envelope prior to and during occupancy to ensure the building and systems are operating efficiently and in alignment with the Owner’s requirements. Additionally, a monitoring-based commissioning (MBCx) plan has been developed for ongoing commissioning during occupancy.

The project has a robust internal program for tracking building energy use over time. The project base building includes a centrally monitored, electronic metering network that is capable of being expanded to accommodate tenant sub-metering.

1.4 Water Efficiency

The project achieves reductions in overall potable water use and wastewater generation compared to a conventional office building through installation of low-flow plumbing fixtures and rainwater collection and reuse for process water. The project reduces potable water consumption for indoor plumbing fixtures by more than 35% compared to conventional plumbing fixtures (per Energy Policy Act of 1992 fixture performance requirements).

The landscape design consists of local, drought resistant species. Landscape areas are designed to hold as much rainwater as practicable. The native and adaptive vegetation does not require any permanent irrigation system beyond a 2-year establishment period (Applicable if there is landscaped area in the project).

1.5 Recycling and Solid Waste Management

Recycling and reuse programs were developed and implemented for the demolition and construction phases to reduce the amount of waste that will be sent to landfill. Prior to the start of construction, the construction management team prepared a Construction and Demolition Waste Management plan that was implemented on site. A minimum of 75 %and 4 waste streams of C&D waste will be diverted.

Once the building is occupied, storage of collected recyclables will be accommodated on the ground floor of the project in a designated recycling area. A contracted waste management company will collect the recyclables on a regular basis. It is anticipated that 100 percent of paper, corrugated cardboard, glass, plastic and metal will be recycled during operations.

1.6 Reduce Heat Island Effect

The design team considered the fact that climate change is expected to significantly increase the duration and frequency of heat waves, which results in an intensified urban heat island effect. To mitigate these effects, the project includes several site and building design strategies including light colored roof materials, light colored hardscape materials, and landscaped areas to reduce the heat island effect.

Site landscaping is designed with tree canopy cover, low-level plantings, discontinuous impervious covers, reflective materials, and permeable pavements to reduce the capture of energy from sunlight while promoting evaporation and plant transpiration. This design approach not only reduces the increased heat associated with urban heat island effect but provides a more comfortable pedestrian environment.

The roof membrane on the project is a high albedo PVC membrane with a minimum solar reflectance index (SRI) value of 82. The high albedo roof covers over 75% of the total roof area. The project also provides all parking under cover in the underground garage, which significantly reduces the uncovered and impervious surface area on the site., and PM2.5 levels and use demand control methods to optimizing energy use. 

1.7 Indoor Environmental Quality, Health and Wellness

Indoor Environmental Quality, human health and wellness is addressed in the project through design, operations, and occupant behavior. Within the project, special care was taken to address human health and comfort during construction and will be a top priority once the building is occupied. This is accomplished by implementing pollutant reduction strategies, using non-toxic materials, providing a significant amount of fresh air to occupants, monitoring indoor air quality, installing individual lighting and heating controls, and by providing natural daylight and views to outdoor green spaces. The project site is a vibrant space where people can safely walk, bike, use transit, and access open space. All outdoor spaces are easily accessible to building occupants and visitors alike. Include any health and wellness related certifications the project is pursuing in addition to LEED.

1.8 LEED Certification

The City of XX requires that the base building, as well as all new buildings located in XX center, achieve at minimum LEEDv4 Gold Certification. The XX project is pursuing LEEDv4 for Building Design and Construction (BD+C) Gold Certification following the USGBC’s BD+C Core and Shell (CS) Development rating system. See the LEED scorecard in Appendix A.



LEED Guidelines for Tenant

The Tenant Guidelines that follow summarize specific sustainable design and energy conservation measures incorporated into the project base-building that may be applicable to future tenant fit-outs and to the LEED for Commercial Interiors (LEED-CI) v4 rating system should the tenant wish to pursue LEED certification. The information provided is intended to help tenants understand and take full advantage of the high-performance features of the building and to provide guidance to assist the tenants in reinforcing these features in their own workplace.

1.9 Water Efficiency (WE)

3.1.1 WE Indoor Water Use Reduction

Base-Building:

The base building is able to demonstrate a reduction in indoor potable water use greater than 35% by specifying and installing fixtures and fittings with the following flush and flow rates:

		Fixture Type

		Flush/Flow Rate



		Low Flow Water Closets

		1.28 gpf



		Pint Flush Urinals

		0.125 gpf



		Ultra Low Flow Lavatories

		0.35 gpm



		Ultra Low-Flow Shower Fixtures

		1.5 gpm







Guidelines for Tenant Water Use Reduction:

Install high performance fixtures in alignment with the flush and flow rates used for the base building fixtures. If it is the tenant’s desire to maximize the reduction of potable water consumption, the following fixture, appliance, and equipment criteria is recommended:

		Fixture, Appliance, or Equipment

Description

		Maximum

Flush/Flow Rate

		Additional Performance

Criteria



		Low Flow Water Closets

		1.28 gpf

		WaterSense



		Pint Flush Urinals

		0.125 gpf

		WaterSense



		Ultra Low Flow Lavatories

		0.35 gpm

		N/A



		Ultra Low-Flow Shower Fixtures

		1.5 gpm

		WaterSense



		Kitchen Sink

		1.5 gpm

		N/A



		Commercial Clothes Washer

		N/A

		CEE Tier 3A



		Residential Clothes Washer

		N/A

		ENERGYSTAR



		Residential Dishwasher

		N/A

		ENERGYSTAR



		Pre-Rinse Spray Valve

		1.3 GPM

		N/A



		Ice Machine

		N/A

		ENERGYSTAR and air-cooled or closed loop cooling



		Heat Rejection and Cooling

		N/A

		No once-through cooling













1.10 Energy and Atmosphere

1.10.1 Fundamental Commissioning

Base-Building:

The Owner engaged a commissioning agent (CxA) to provide fundamental and enhanced building systems commissioning, building envelope commissioning (BECx), and monitoring-based commissioning (MBCx) services for the base building systems. Base building systems commissioned include all major HVAC system components and controls, the roof-top photovoltaic system, the domestic hot water system, the core and lobby lighting systems and controls, the building management system, and the building envelope. A monitor-based commissioning plan was also developed to evaluate, long-term and in real-time, the performance of energy and water consuming systems on an ongoing basis.

Guidelines for Tenant Commissioning Services:

Engage a commissioning agent during the design development phase for enhanced building systems commissioning and implement a monitoring-based commissioning plan. 

1.10.2 EA Minimum/Optimize Energy Performance:

The project achieves increased levels of energy performance beyond the code minimum and standard practices. The predicated annual energy use for the project base building design demonstrates an improvement of XX% energy cost savings over the ASHRAE 90.1-20XX LEED baseline and XX% site energy use savings over the ASHRAE 90.1-20XX Code baseline.

Energy Conservation Measures (ECMs) included in the base-building design include, but are not limited to, the following:

High-performance building envelope

Increased spandrel area

Increased insulation at spandrel areas

Active chilled beam system

Increased roof insulation

Demand controlled ventilation

ERU for ventilation with total energy wheels and economizer control

High-temperature chilled water plant for chilled beams

Low-temperature chilled water plant for AHUs and ERU cooling coils

96% AFUE gas-fired condensing boilers

Reduced fan-power for cooling towers

Reduced fan-power and turn down ratios in parking garage

0.2 w/sf LPD in enclosed parking garage

0.55 W/SF LPD in interior spaces

Motions sensors for garage lighting

Motion sensors for stairwell lighting

Occupancy and daylight sensors and controls

Energy Star appliances and equipment

Rooftop Solar PV

Guidelines for Tenant Energy Use Reduction:

HVAC

Demand control ventilation with CO2 sensors

High SEER condensing units – minimum 16 SEER

Electronically Commutated Motors (ECM) in fan coils

Air source heat pump heating

[Insert additional Tenant ECMs here]

Lighting

Target a lighting power density between 0.50- 0.60 watts per square foot

Install daylight responsive controls in all regularly occupied spaces within 15 feet of windows and under skylights

Use LED lamps, including for display lighting

Include shading devices to shade windows

Evaluate networked lighting control-based design

[Insert additional Tenant ECMs here]

Other

Install ENERGY STAR compliant equipment and appliances



1.10.3 EA Fundamental/Enhanced Refrigerant Management:

Base-Building:

All heating, ventilation, air-conditioning, and refrigeration equipment installed in the base building are CFC-based refrigerant free. The base building project team evaluated both the type and the amount of refrigerant used by all applicable systems. One benefit of a centralized (e.g. chilled-beam) system is that the project is able to limit the amount of total refrigerant used since it is localized to the chiller rather than distributed.

Guidelines for Tenant Refrigerant Selection:

Refrigerants with low ozone-depleting potential (ODPr) and/or low global warming potential (GWPr) should be selected for HVAC&R equipment. Some environmentally preferable refrigerants include:

		Refrigerant

		ODPr

		GWPr

		Common Building Application



		Hydrochlorofluorocarbons

		

		

		



		HCFC-22

		0.04

		1,780

		Air-conditioning, chiller



		HCFC-123

		.02

		76

		CFC-11 replacement



		Hydrofluorocarbons

		

		

		



		HFC-23

		~0

		12,240

		Ultra-low temp. refrigeration



		HFC-134a

		~0

		1,320

		CFC-12 or HCFC-22 replacement



		HFC-245fa

		~0

		1,020

		Insulation agent, centrifugal chiller



		HFC-404A

		~0

		3,900

		Low-temp. refrigeration



		HFC-407A

		~0

		1,700

		HCFC-22 replacement



		HFC-410A

		~0

		1,890

		Air-conditioning



		HFC-407A

		~0

		3,900

		Low-temp. refrigeration



		Natural Refrigerants

		

		

		



		Carbon Dioxide (CO2)

		0

		1.0

		



		Ammonia (NH3)

		0

		0

		



		Propane

		0

		3

		







1.10.4 EA Advanced Energy Metering:

Base-Building:

The project has made provisions for tenant installed energy meters that are capable of independently monitoring energy consumption for systems dedicated to each tenant space. The meters are capable of recording in intervals of one hour or less and transmitting to a remote location. The building will have BTU meters for chilled, hot and condenser water per floor. The building will also have a gas sub-meter to monitor the heating boilers located in the mechanical penthouse. There will also be kW meters to monitor the tenant power loads. The BMS system, set up to allow tie-in of these meters, is capable of storing data for at least 36 months and is able to report data hourly, monthly and annually. 

Guidelines for Tenant Submetering:

Fuel Source or systems to target for sub-metering:

· Hot water

· Chilled water

· Condenser water

· Natural gas – heating boilers

· Receptacle equipment (Plug loads)

· Interior lighting

· Emergency lighting

· HVAC systems



1.10.5 EA Renewable Energy Production:

Base-Building:

A PV system will be installed on the roof to supplement the base building systems. 1% of the total annual energy use, at minimum, will be supplied by the PV system.

Guidelines for Tenant Renewable Energy Production:

Tenant to explore off-site renewable energy solutions

1.11 Materials and Resources

1.11.1 MRpr Storage and Collection of Recyclables

Base-Building:

Storage of collected recyclables will be accommodated on the ground floor of the project in a central storage room adjacent to the loading dock, the recyclables will be collected by a contracted waste management company on a regular basis. Dedicated storage will be provided for the following streams: mixed paper, corrugated cardboard, glass, plastics, and metals. Additionally, the project will provide separate dedicated storage areas for batteries, mercury-containing lamps, and electronic waste.

Guidelines for Tenant Storage and Collection of Recyclables:

Encourage activities to reduce and reuse materials before recycling, to decrease the volume of recyclables handled.

Implement a recycling program and create a dedicated recycling area on each floor to facilitate efficient sorting and recycling of waste materials. Include source separation and hazardous waste separation.

Implement a composting plan.

1.12 Indoor Environmental Quality

[bookmark: _Hlk86398921]Tenant Strategies: Thermal Controls, Lighting Controls, Daylighting Controls, CO2 Sensors, Active Design Principles encouraging physical and social activity, WELL/Fitwel Certification, Green Cleaning, Integrated Pest Management.

1.12.1 IEQpr Minimum Indoor Air Quality

Base-Building:

The project meets the requirements of Section 4 through 7 of ASHRAE Standard 62.1-2010, Ventilation for Acceptable Indoor Air Quality for the base building. Supply air is provided to the typical office floors with two mixed air outdoor air energy recovery units consisting of hot water and chilled water coils, energy recovery wheel, filtration and fans.

Guidelines for Tenant Indoor Air Quality Performance:

Incorporate airflow monitoring equipment into HVAC system design.

Install an alarm(s) that will alert occupants when OA value varies by 15% from outdoor airflow set-point.

1.12.2 IEQpr Environmental Tobacco Smoke Control

Base-Building:

Smoking is prohibited inside the building, and on the property within 25 feet of entries, outdoor air intakes and operable windows.

Guidelines for Tenant ETS Control:

Tenant is required to comply with the building, local and state regulations that do not allow smoking within the workplace.

Communicate the non-smoking policy to occupants.

1.12.3 IEQc Enhanced IAQ Strategies

Base-Building:

The project is documenting the credit through compliance with Option 1- Enhanced IAQ Strategies and Option 2 – Additional Enhanced IAQ Strategies for mechanical ventilated spaces. The project incorporates permanent entryway systems, properly enclosed and ventilated chemical use/storage areas, and MERV 13 filtration media. Additionally, the project will implement carbon dioxide monitoring in densely occupied spaces.

Guidelines for Tenant Pollutant Source Control:

Install C02 monitors in all densely occupied spaces

Provide separate exhaust for hazardous gas or chemical storage areas such as janitor’s closets.

Provide entryway systems (as needed) and a coat room to keep contaminants from shoes and clothing from entering the interior spaces.

1.12.4 IEQc Low Emitting Materials

Base-Building:



The project will specify and install materials and products that meet the VOC limits and tVOC emissions testing requirements for the following four compliance categories: interior paints and coatings, interior adhesives and sealants, flooring, and composite wood.

Products will be compliant with the VOC content limits stated in CARB 2007, SCAQMD Rule 1113, or SCAQMD Rule 1168 and will meet the must meet the general emissions criteria stated in the California Department of Public Health Standard Method v1.1-2010. Composite wood will meet formaldehyde emissions requirements for CARB ATCM for ultra-low-emitting formaldehyde (ULEF) or no-added formaldehyde (NAF) resins.

Products with the following third-party certifications will be specified and installed when possible:

GreenGuard Gold

Indoor Advantage Gold

MAS Certified Green

Floorscore

CRI Green Label Plus

CDPH Standard Method v1.1-2010

CARB ULEF label

Guidelines for Tenant Low-Emitting Material Selection:

Follow the low emitting materials requirements as listed above.

In addition to the four categories listed above, tenant should consider selecting low emitting ceiling, wall and thermal insulation systems.

1.12.5 IEQc Construction Indoor Air Quality Management Plan

Base-Building:

The Construction Manager will develop and implement an Indoor Air Quality Management plan in compliance with applicable control measures as stated in the SMACNA IAQ Guidelines for Occupied Buildings under construction 2nd Edition, 2007 ANSI/SMACNA 008-2008 Chapter 3. Additional measures will be required to be implemented to ensure absorptive materials will be protected from moisture damage.

Guidelines for Tenant Construction IAQ Plan:

Develop and implement an IAQ Management plan during fit-out construction.

Consider implementing SMACNA guidelines pertaining to control measures for HVAC protection, source control, pathway interruption, housekeeping and scheduling.

1.12.6 IEQc IAQ Assessment

Base-Building:



While the base-building was not eligible to pursue the LEED v4 IEQc IAQ Assessment credit, as it does not apply to Core and Shell projects, the Construction Manager will ensure that low-emitting materials and products are used, all base-building areas are thoroughly cleaned and adequate amount of outdoor air be provided to building to ensure high IAQ levels prior to occupancy.

Guidelines for Tenant IAQ Assessment:

Flush-out as much of the project as schedule will allow prior to occupancy once furniture, furnishings and finishes have been installed.

If full flush-out cannot be performed or in addition to full-flush, perform IAQ testing in for all occupied spaces for the following contaminants: ozone, carbon monoxide, formaldehyde, particulates, tVOCs, and target chemicals listed in CDPH v1.1-2010 Table 4-1.

Specify and install low-emitting products to reduce VOC levels and thoroughly clean the building prior to IAQ testing or occupancy.

1.12.7 IEQc Thermal Comfort (LEED-CI Only)

Base-Building:

While the base-building was not eligible to pursue the LEED v4 IEQc Thermal Comfort credit, as it does not apply to Core and Shell projects, the base-building design team made optimizing HVAC system performance a top priority. One of the main goals for the base-building’s design team was to provide an HVAC system that was capable of controlling temperature, humidity, and airflow during at occupied periods. The base-building is equipped with valved and capped HW risers for tenant heating use and valved and capped high-temperature CHW tenant installed active chilled beams (ACB) for cooling needs. These systems are provided so that the tenant can customize their design for maximum controllability.

Guidelines for Tenant Thermal Comfort:

Design active chilled beams (ACB) system so that each space is controlled by its own thermostat, providing a high level of individual comfort control to the tenant.

Provide heating radiators or radiant panels with individual temperature controls

Install smart thermostats

Install adjustable local air diffusers

1.12.8 IEQc Interior Lighting (LEED-CI Only)

Base-Building:

While the base-building was not eligible to pursue the LEED v4 IEQc Interior Lighting credit, as it does not apply to Core and Shell projects, the base-building design team made optimizing the lighting design a top priority. A LPD of 0.55 is being targeted to meet energy efficiency targets through the use of LED lamps and intricate lighting and daylighting controls.

Guidelines for Tenant Interior Lighting Design:

Design lighting so each workstation has task lighting that can be manually controlled.

Provide multi-level manual lighting controls, daylight controls, and AV lighting schemes in all multi-occupant spaces

Keep windows clear for maximum daylight penetration

Locate workspaces near windows to minimize the need for artificial lighting

Install LED or high-efficiency fluorescent lamps only

Install daylight-responsive controls and occupancy/vacancy sensors.

Install network lighting control system

Integrate lighting and daylighting to provide optimal levels/color/intensity to maintain circadian rhythm

1.12.9 IEQ Daylight

Base-Building:

While the base-building is not pursuing the LEED v4 IEQc Daylight credit, the design team ensured that the project design allows for tenant optimization of daylight through generous glazing heights, and daylight controls in perimeter zones within 15 feet of exterior glazing.

Guidelines for Tenant Daylight Optimization:

Perform daylight modeling in Design Phase to optimize the opportunity to harvest daylight;

Optimize furniture and hard-wall office locations to allow daylight penetration

Design low partitions in open office areas

Consider transparent glass between offices instead of hard walls

Install light shelves to reduce glare and project daylighting further into the interior spaces

1.12.10 IEQc Quality Views

Base-Building

The project used a test fit tenant layout plan to demonstrate compliance with the credit requirements to provide quality views for 75% of the regularly occupied building floor area. The quality views out of the building will include landscaped areas, sky, pedestrian walkways, and streetscapes.

Guidelines for Tenant View Optimization

Optimize furniture and hard-wall office locations to allow views to outside areas

Keep low partitions in open office areas

Consider transparent glass between offices instead of hard walls

1.12.11 IEQc Acoustic Performance (LEED-CI Only)

Base-Building:

While the base-building was not eligible to pursue the LEED v4 IEQc Acoustic Performance credit, as it does not apply to Core and Shell projects, the design team ensured that the base-building allowed for flexibility in the fit-out design in order to optimize acoustic performance.

Guidelines for Tenant Acoustic Performance:

Electronic sound masking in shared office spaces to help maintain speech privacy.

Consider electronic sound masking to provide constant, predictable background sound with the intent of improving speech privacy and reducing distraction from activity noise.

Achieve Noise Control (NC) levels consistent with the ASHRAE guidelines:

		Space Types

		Target Sound Level (NC)



		Corridors and Lobbies

		NC 40



		Executive and Private

Offices

		NC 30



		Conference Room

		NC 30



		Teleconference Room 

		NC 25



		Open-Plan Offices

		NC 40







1.13 Innovation (IN) and Operations 

3.5.1 INc OM Starter Kit

Base-Building:

The project will implement a green cleaning policy for the base-building that targets the reduction of the exposure of building occupants and maintenance personnel to potentially hazardous chemicals, which adversely affect air quality, human health, building systems and the environment.

The base building will also implement an integrated pest management (IPM) plan that aims to minimize pest problems and reduce exposure to pesticides.

Guidelines for Tenant View Optimization:

Implement the base-building Green Cleaning policy;

Implement the base-building IPM Plan





BXP Retail Tenant Sustainability Guidelines

1.14 Energy Performance Requirements

Comply with the mandatory provisions and prescriptive requirements of ANSI/ASHRAE/IESNA Standard 90.1–2016.

Reduce connected lighting power density by 15% from ASHRAE 90.1-2016.

Install daylight-responsive controls for 35% of the connected lighting load.

Install Energy Star appliances for all eligible equipment.

Office Equipment

Electronics

Commercial Food Service Equipment

Commercial Clothes Washers

1.15 Refrigerant Requirements

Select refrigerants that are used in heating, ventilating, air-conditioning, and refrigeration (HVAC&R) equipment to minimize or eliminate the emission of compounds that contribute to ozone depletion and climate change.

Do not use chlorofluorocarbon (CFC) or hydro chlorofluorocarbon (HCFC)-based refrigerants in new heating, ventilating, air-conditioning, and refrigeration (HVAC&R) systems

1.16 Minimum Indoor Air Quality Requirements

For mechanically ventilated spaces, meet the requirements of ASHRAE Standard 62.1–2016.

Each ventilation system that supplies outdoor or recirculated air to occupied spaces must have particle filters or air-cleaning devices that meet the minimum efficiency reporting value (MERV) of 13 or higher.

Limit the use of pesticides in Integrated Pest Management plans.

1.17 Indoor Water Use Requirements

Low flow Water Closets (1.28 GPF). WaterSense label required.

Waterless Urinals or Ultra Low Flow Urinals (0-0.125 GPF). WaterSense label required.

Low Flow Lavatories (0.35 GPM)

Low Flow Kitchen Sinks (1.5 GPM)

Faucets exclusively used for filling operations are exempt.

Commercial Dishwashers (1.0 gallons/rack).

Food Steamers

· Batch (≤ 6 gal/hour/pan)

· Cook-to-order (≤ 10 gal/hour/pan)

Combination Ovens (≤ 3.5 gal/hour/pan)

Prerinse Spray Valves (≤ 1.3 GPM)

1.18 Material Requirements

Use at least 20 different permanently installed products from at least five different manufacturers that use any of the following programs:

· ANSI/BIFMA e3 Furniture Sustainability Standard

· Cradle-to-Cradle

· Declare

· Health Product Declarations

Use at least 20 different permanently installed products from at least five different manufacturers that have Environmental Product Declarations or have Embodied Carbon reports.

1.19 Waste Reduction Requirements

Offer only recyclable, compostable and/or biodegradable products for single-service items (e.g., bottled beverage containers, trays, flatware, plates, bowls).

Implement waste diversion systems (e.g. waste reduction, recycling, and where feasible, composting) in all areas of the establishment, including customer-facing areas, and employee-facing areas including kitchens, break rooms, and administrative spaces.



Sustainable Design Resources

The following is an abbreviated list of resources for sustainable design and LEED:

1. U.S. Green Building Council (USGBC) – https://www.usgbc.org

USGBC is the standard-writing body for the LEED Rating Systems. USGBC also provides education and other advocacy related to green building.

2. LEED Rating System - https://www.usgbc.org/leed

Leadership in Energy and Environmental Design, or LEED, is a third-party green building certification program and the nationally accepted benchmark for the design, construction, and operation of high-performance green buildings and neighborhoods.

3. Green Business Certification Institute (GBCI) – http://www.gbci.org/

The GBCI is the third-party certification entity that provides reviews of LEED projects.
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1.  Scope 


This Green Cleaning Policy applies to the general cleaning activities performed by Boston 
Properties and Janitorial Services Vendors contracted by Boston Properties to provide 
cleaning services within all areas and sites under the control of building management at 
our properties. The policy has been aligned with the Leadership in Energy and 
Environmental Design (LEED) v4.1, BOMA 360, and Fitwel rating systems. This policy  
should be amended to all leases. 


2.  Performance Metrics 


Staff training records must be maintained by The Janitorial Vendor. APPA audit and/or 
customer satisfaction survey results will measure the effectiveness of this program.  
Purchasing records will serve as documentation for compliance to the chemical and 
equipment portions of this policy. 


3.  Goals 


The goal of this policy is to have a high-performance cleaning program in place that 
reduces the exposure of building occupants and maintenance personnel to potentially 
hazardous chemical, biological, and particulate contaminants, which adversely affect air 
quality, human health, building finishes, building systems, and the environment.  


All cleaning products and materials must meet at least one of the standards in Section 4: 
Procedures and Strategies. Compliance may be demonstrated via a product inventory or 
from total annual purchases. 


4.  Procedures and Strategies 


4.1  Sustainable Cleaning Products and Materials 


Cleaning products must meet one or more of the following standards: 


  Green Seal GS-37, for general-purpose, bathroom, glass, and carpet cleaners used 
for industrial and institutional purposes. 


  UL EcoLogo 2792 (formerly CCD 110), for cleaning and degreasing compounds. 


  UL EcoLogo 2759 (formerly CCD 146), for hard surface cleaners. 


  UL EcoLogo 2795 (formerly CCD 148), for carpet and upholstery care. 


  Green Seal GS-40, for industrial and institutional floor care products. 


  UL EcoLogo 2777 (formerly CCD 147), for hard floor care. 


  EPA Safer Choice Standard; and/or 


  Cleaning devices that use only ionized water or electrolyzed water and have third 
party-verified performance data equivalent to the other standards mentioned above 
(if the device is marketed for antimicrobial cleaning, performance data must 
demonstrate antimicrobial performance comparable to EPA Office of Pollution 
Prevention and Toxics and Safer Choice Standard requirements, as appropriate for 
use patterns and marketing claims).  
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Disinfectants, metal polish, or other products not addressed by the above standards must 
meet one or more of the following standards for the appropriate category: 


 UL EcoLogo 2798 (formerly CCD 112), for digestion additives for cleaning and odor 
control. 


 UL EcoLogo 2791 (formerly CCD 113), for drain or grease trap additives. 


 UL EcoLogo 2796 (formerly CCD 115/107), for odor control additives. 


 Green Seal GS-52/53, for specialty cleaning products. 


 California Code of Regulations maximum allowable VOC levels for the specific 
product category. 


 EPA Safer Choice Standard; and/or 


 Cleaning devices that use only ionized water or electrolyzed water and have third 
party-verified performance data equivalent to the other standards mentioned above 
(if the device is marketed for antimicrobial cleaning, performance data must 
demonstrate antimicrobial performance comparable to EPA Office of Pollution 
Prevention and Toxics and Safer Choice Standard requirements, as appropriate for 
use patterns and marketing claims). 


Disposable janitorial paper products and trash bags must meet the minimum 
requirements of one or more of the following programs for the applicable product 
category: 


 EPA comprehensive procurement guidelines, for janitorial paper. 


 Green Seal GS-01, for tissue paper, paper towels, and napkins. 


 UL EcoLogo 175 (formerly CCD-082/086) Sanitary Paper Products, for toilet tissue 
and hand towels 


 Janitorial paper products derived from rapidly renewable resources or made from 
tree-free fibers. 


 FSC certification, for fiber procurement. 


 EPA comprehensive procurement guidelines, for plastic trash can liners; and/or 


 California integrated waste management requirements, for plastic trash can liners 
(California Code of Regulations Title 14, Chapter 4, Article 5, or SABRC 42290-
42297 Recycled Content Plastic Trash Bag Program). 


Hand soaps and hand sanitizers must meet one or more of the following standards: 


 No antimicrobial agents (other than as a preservative) except where required by 
health codes and other regulations (e.g., food service and health care requirements); 


 Green Seal GS-41, for industrial and institutional hand cleaners. 


 UL EcoLogo 2784 (formerly CCD 104), for hand cleaners and hand soaps. 


 UL EcoLogo 2783 (formerly CCD 170), for hand sanitizers; and/or 
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 EPA Safer Choice Standard. 


 


5. Sustainable Cleaning Equipment 


Equipment will be selected based on its ability to protect and enhance air quality, occupant 
health, building finishes, and operating systems. Equipment must be maintained and 
operated in a manner that will reduce exposure of building occupants and cleaning 
personnel to potentially hazardous conditions and reduce the disposition of contaminants 
in the building. 


The following standards will apply: 


 Vacuum cleaners must meet the requirements of the Carpet & Rug Institute “Green Label 
Program”, and capture 96% of particulates 0.3 microns in size and operate with a sound 
level of less than 70dBA 


 Hot water extraction equipment for deep cleaning carpets capable of removing sufficient 
moisture such that carpets can dry in less than 24 hours 


 Powered maintenance equipment including floor buffers, burnishers, and automatic 
scrubbers is equipped with vacuums, guards, and/or other devices for capturing fine 
particulates, and shall operate with a sound level less than 70dBA 


 Propane-powered floor equipment has high-efficiency, low-emissions engines 


 Automated scrubbing machines are equipped with variable-speed feed pumps to optimize 
the use of cleaning fluids 


 Battery-powered equipment is equipped with environmentally preferable gel batteries 


 Where appropriate, active microfiber technology is used to reduce cleaning chemical 
consumption and prolong the life of disposable scrubbing pads 


 Powered equipment is ergonomically designed to minimize vibration, noise, and user 
fatigue 


 Equipment has rubber bumpers to deduce potential damage to building surfaces 


 A log will be kept for all powered housekeeping equipment to document the date of 
equipment purchase and all repair and maintenance activities, and include vendor cut 
sheets for each type of equipment in use in the logbook 


6. Floor Care 


Standard operating procedures address how cleaning and maintenance systems for floors 
and carpets are utilized, managed, and audited. Floor-care maintenance shall consistently 
be performed, without exception, according to written protocols, established by The 
Janitorial Services Vendor in collaboration with the responsible building representative. 
Quality control checks will be used to ensure 100% adoption. The floor and carpet 
maintenance program at the building is designed to use few, or no, harmful chemicals; 
remove and eliminate irritating dust, dirt, and other contaminants; and protect and 
preserve floors. Hard floor and carpet care products must meet the sustainability criteria 
outlined in IEQc3.3 (LEED v2009) or Green Cleaning – Products and Materials (LEED v4), 
respectively. The sustainability of these products is tracked with other cleaning products. 
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To reduce chemical use, the Janitorial Services Vendor shall minimize the frequency of 
stripping or removing coatings while meeting the cleaning needs of the spaces in the 
building. Frequency ranges from 2 to 4 times per year. The Janitorial Services Vendor will 
work to maximize the floor’s longevity and appearance while minimizing chemical use, 
thereby conserving cleaning and floor restoration materials, and minimizing occupants’ 
exposure to harmful chemicals.  


A written floor maintenance plan and log shall be maintained, which details the number of 
coats of floor finish being applied as the base and other applications (topcoat), along with 
all relevant maintenance/restoration practices and the dates of these activities. 


7. Hand Hygiene 


The staff will be trained in the importance and methods of hand hygiene. The preferred 
method of cleaning hands is to lather and scrub your hands using simple soap and warm 
water for 20 seconds.  An alternate method, when soap and warm water are not available, 
is the use of alcohol-based hand sanitizer.  The use of antibacterial soaps is not 
recommended because they are no more effective in killing germs than regular soap and 
may lead to the development of bacteria that are resistant to the product’s antimicrobial 
agents, making it even harder to kill these germs in the future 


8. Chemical Handling, Storage, and Spill Response 


Bulk storage of cleaning chemicals should be in a centralized secure area with 
containment that will protect against an inadvertent release to the environment (i.e., no 
floor drains in the vicinity).  Cleaning chemicals shall be stored neatly using a shelving 
system that will allow for the safe handling of the material. If necessary, appropriately 
designed stepstools or stepladders shall be provided to access the upper shelves. Point-
of-use storage, such as in janitorial closets, shall maintain the minimum quantity of 
chemicals as practical.  Where appropriate, cleaning chemical dispensing systems shall 
be used to minimize the handling exposure to the employees and to measure the proper 
amount of cleaning solution for dilution.  Proper Personnel Protective Equipment (PPE) 
shall be provided to employees handling the cleaning chemicals.  All personnel that uses 
the cleaning chemicals shall be properly trained in their handling, use, and spill cleanup.  


9. Vulnerable Occupants 


To ensure the safety and health of all building occupants, including vulnerable occupants, 
the following measures are employed:  


Cleaning is scheduled to occur at night or at other times when the least number of building 
occupants are present.  


Notice is provided to building occupants if the use of non-compliant cleaning products is 
scheduled, for example, annual floor stripping.  


Alternative cleaning methods that minimize the use of cleaning chemicals are used 
whenever possible.  


Building management and The Janitorial Services Vendor staff work with affected 
individuals to ensure chemicals or equipment that aggravate them are not used near their 
workspace.  


10. Training 
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All cleaning personnel shall receive one (1) hour of training per year. The Janitorial Vendor 
shall keep a log of all training, including the date, subjects, duration, and personnel in 
attendance.  


Topics of training include:  


 Understanding green cleaning  


 The hazards and use of cleaning chemicals  


 Chemical handling and storage  


 Use of chemical concentrates and dilution systems  


 Disposal and recycling of cleaning chemicals and packaging  


 Spill management  


 Cleaning techniques  


 Changes to standard operating procedures and chemical handling guidelines  


 


11. Continuous Improvement 


The effectiveness of the Green Cleaning Program shall be evaluated periodically through 
either customer satisfaction surveys to the tenants or through an APPA (Association of 
Physical Plant Administrators) audit that determines the appearance level of the property. 


12. Responsible Party 


Boston Properties and the Janitorial Vendor are responsible for ensuring compliance with 
this policy. 


13.  Quality Assurance Procedures & Strategies  


Boston Properties will perform regular inspections of cleaning performance and respond to 
occupant feedback. Both responsible parties will continuously look for improvements, new 
technologies, procedures, and processes. At least once every year, a custodial 
effectiveness audit based on the requirements of LEED O+M: Existing Buildings v4.1 will 
be performed. Based on the above, Boston Properties will evaluate whether the building is 
being sufficiently cleaned and whether the standard cleaning procedures are being 
properly executed. As necessary, Boston Properties will revise the green cleaning policy 
to include additional cleaning strategies or modify existing cleaning strategies.  


Boston Properties will review the green cleaning purchasing data quarterly and confirm 
that the purchasing goals are being met. If the policy goals are not being met, Boston 
Properties will take corrective action, typically in the form of providing education on the 
goals and sustainability criteria outlined in this policy to the individuals in charge of 
procurement.  


14. Time Period  


This policy shall take effect on the Implementation Date and shall continue indefinitely or 
until amended and/or replaced by a subsequent green cleaning policy.  
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 Integrated Pest Management plan for <Building A>

Effective Date: <May 1, 2021>



Integrated Pest Management Plan for<Building A>

Effective Date:  <MM/DD/YYY>




This plan example meets the in house IPM plan requirement (Option 1) of LEED v4 O+M EQ Credit Integrated Pest Management. The contents of this plan, including but not limited to the plan scope and goals, roles and responsibilities, standard operating procedures, implementation strategies, performance measurement and schedule for reassessment, and quality assurance, will vary by project based on the building’s circumstances. Be sure to customize this plan example, tailoring it to your project’s specifics. It will be reviewed as a part of your project’s documentation submission.













Scope

This plan applies to all interior spaces in the building and all portions of the site and grounds for <Building A>. This plan will be consulted prior to acting on pest management in the building or on the building grounds. Pests include plants or animals that are detrimental to the property, a nuisance to building occupants, or unwanted on the building grounds for other reasons. 

Goals

		Operational Element

		Goal

		Performance Measurement Unit



		Cases that do not warrant emergency treatment

		Prior to applying chemical pesticides or baits, alternative pest control methods will be used in 100% of cases

		Number of cases



		Cases that do not warrant emergency treatment

		If alternative methods fail, least-toxic pesticides will be used prior to resorting to the use of non-least toxic pesticides or baits in 100% of cases

		Number of cases



		Occupant notification

		 In 100% of non-least toxic pesticide applications, occupants will receive notification according to the notification procedures described below

		Number of cases







Roles and Responsibilities

Integrated Pest Management Team

		Name/Title

		Responsibilities



		Overall responsible party: 

<John Smith, Property Manager>

		Ensuring that this plan is executed

Ensuring that the contracted IPM vendor is fully trained on this plan and adheres to the plan procedures

1. Coordinating site visits by the vendor for regular inspections and as needed for implementation of pest controls

2. Overseeing work performed by the vendor

3. Approving the use of pesticides when they are necessary

4. Providing proper notification to occupants when non-least toxic pesticides are applied

5. Ensuring tenant contracts are aware of the procedures in this plan

6. Evaluating performance and making updates to the plan as necessary



		Pest control vendor

		1. Adhering to the procedures outlined in this plan

Identifying pests during site visits and inspections

Reporting the results of site visits and inspections to the overall responsible party

Notifying the overall responsible party when pest action thresholds are reached or exceeded

Obtaining approval to approve from the overall responsible party pesticides when necessary



		Tenant contacts

		1. Reporting pest issues in respective tenant spaces to the overall responsible party







The pest control vendor is responsible for adhering to the procedures outlined in this plan and reporting the results of site inspections to the Property Manager. If at any time integrated and alternative pest control methods fail and chemical pesticides are necessary, the pest control vendor must notify the Property Manager prior to using the chemical pesticides and wait for approval from the Property Manager prior to applying the pesticides.

Each tenant in the building has a designated contact for communications regarding pest control. The tenant contacts are responsible for reporting pest issues in their space to the Property Manager. When the use of non-least toxic pesticides is necessary, the Property Manager will notify the tenant contacts, and the tenant contacts are then responsible for notifying the occupants in their space.

Standard Operating Procedures and Implementation Strategies

Pest control strategies

The building interior and exterior will be periodically inspected for the presence of pests and preventive measures will be taken to avoid pests. If any pests are detected, integrated (nonchemical) methods will be implemented as the first control step, including sanitation measures, exclusion measures, and the use of traps.

Sanitation: Potential food and water sources available to pests will be evaluated and minimized or eliminated. This can be done by thoroughly cleaning and maintaining food service areas and break rooms, fixing leaking pipes and faucets, and altering landscape features to eliminate standing water.

Exclusion: Cracks, crevices, and holes in the building envelope will be sealed. A plant-free zone will be maintained immediately adjacent to the building. 

Traps: For insects and rodents, non-chemical baits (such as peanut butter) will be used to trap pests. No chemical baits for rodents will ever be used indoors. If chemical rodent baits are necessary outdoors, they will only be used as solid blocks places in locked outdoor dispensers. No second-generation (single feed) rodent baits will be used.

If integrated pest control measures are unable to resolve the problem, least toxic pesticides will be used prior to resorting to the use of non-least toxic pesticides. Least toxic pesticides include any pesticide product for which all active ingredients and known inert ingredients meet the least toxic Tier III hazard criteria under the San Francisco Hazard Review Process.

Products that are not regulated as pesticides by the EPA because they primarily contain low-risk ingredients, such as garlic oil, may also be considered least toxic options, even if they are not listed as Tier 3 by San Francisco. Nonrodent pesticides that exceed the Tier 3 criteria are considered least toxic if they are used in self-contained baits and placed in locations that are inaccessible to occupants. Rodent baits are not considered least toxic under any circumstances.

Non-least toxic pesticides include all chemical rodent baits and any product that meets the Tier 1 or 2 criteria according to the San Francisco Hazard Review Process. Non-least toxic pesticides may only be used under the following circumstances:

Alternative, integrated, and least toxic pest control measures have been exhausted and the pest action threshold is still exceeded

In this situation, notification (according to the procedures below) must be given to building occupants at least 24 hours before the pesticide is applied to the building or grounds

The emergency action threshold has been exceeded

In this situation, notification (according to the procedures below) must be given to building occupants no more than 24 hours after the pesticide is applied to the building or grounds

The use of non-least toxic pesticides or rodenticides as pest control in areas requiring frequent treatment on a permanent basis is not an acceptable strategy for this credit. Non-least toxic pesticides will not be continuously applied in the building and on the site. Integrated and alternative pest control measures will be resumed once the action threshold specified below for the applicable pest is no longer exceeded.

[Consider including additional information regarding the pest control strategies for the building here.]

Pesticide application notification

The overall responsible party will notify the tenant contacts via email of the pesticide application, including the pesticide name, the EPA registration number, the treatment location, and the date of the application. The tenant contacts are then responsible for distributing the notification to the occupants in their space. In addition, the overall responsible party will post a sign at the application site, such that an occupant reading the sign can choose to avoid the application area (for example, if the pesticide is applied in a break room, all entrances to the break room shall have a sign posted). The sign will also include the pesticide name, the EPA registration number, the treatment location, and the date of the application.

[Consider including additional information regarding the notification plan here.]

Tenant Communication plan

If pests are observed in a tenant space, it is the responsibility of the tenant to notify the overall responsible party of the pest via email. Within one business day, the overall responsible party will contact the pest control vendor to inspect the situation and determine whether the regular action threshold or the emergency action threshold has been met. The pest control vendor will then take the appropriate actions.

[Consider including additional information regarding the tenant communication plan here.]





Action thresholds

Regular treatment includes the use of first non-chemical controls (sanitation, exclusion, traps using non-chemical baits), followed using least-toxic control methods if the situation is not resolved, and then non-least toxic control methods is the situation is still not resolved.

Emergency treatment includes the use of the most effective control method as a first step, which may be non-least toxic.

		Pest Type

		Action thresholds



		Ants

		Regular treatment will be performed if any ants are noted in the building and their presence is confirmed through monitoring.



Emergency treatment may be used if there are ten or more reported cases or complaints of ants within a two-day period.



		Other insects

		Regular treatment will be performed if nuisance insects are noted in the building and their presence is confirmed through monitoring.



Emergency treatment may be used if there are ten or more reported cases or complaints of nuisance insects within a two-day period.



		Cockroaches

		Regular treatment will be performed if any cockroaches are noted in the building and their presence is confirmed through monitoring.



Emergency treatment may be used if the presence of cockroaches is confirmed in two different spaces within the building OR if the presence of a large population of cockroaches is confirmed in one space in the building. 



		Rat, Mouse

		Regular treatment will be performed if rats or mice are noted in the building and their presence is confirmed through monitoring.



Emergency treatment may be used if the presence of rats or mice is confirmed in two or more different spaces within the building.



		Bed bugs

		Emergency treatment may be used if the presence of bed bugs is confirmed in the building.



		Other occasional invaders

		If the pests pose a threat to occupants’ health, emergency treatment may be sought. Otherwise, regular treatment will be performed.









Performance measurement and schedule for reassessment

All pest control activity, including inspections, will be recorded in the IPM tracking tool. The following items will be tracked:

Pest type and name

Pest population density and monitoring frequency

Pest action threshold observed 

Prevention measures implemented

Product applied (name)

Toxicity of the product (the tier level as determined by the San Francisco Hazard Review Process)

Date and time of product application (if applicable)

Date and time of occupant notification (if applicable)

Emergency application? (Y/N). If yes, an explanation of the emergency will be included.

The overall responsible party will record each pest that is reported by tenants in the IPM tracking tool. The pest control vendor will record the applicable items from each site visit in the IPM tracking tool.

On an annual basis, performance will be evaluated against the goals specified above. If the goals are not being met, adjustments will be made to this plan to facilitate goal achievement. If adjustments to the action thresholds are necessary, the overall responsible party will work with tenant contacts and the IPM vendor as necessary to appropriately adjust the action thresholds.

Quality Assurance/Quality Control Processes

On an annual basis, the overall responsible party will evaluate performance against the goals specified earlier in this plan. If the goals are not being met, adjustments will be made to this plan to facilitate goal achievement, and the pest vendor and tenant contacts will be educated on the adjustments made to the plan.
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