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Summary o f  ‘Occupying Bu i ld ings  Sus tainab l y ’  

What is OBS? OBS is an approach to integrating sustainable practices into the 
way occupiers use their buildings and the way they work with 
others, including landlords, the supply chain and the local 
community, to make buildings more sustainable. 

OBS consists of a series of guidance documents for use in conjunction 
with MOBS Online, which is an online tool including a database of good 
practice sustainability measures applicable to a range of building types 
(see sidebar). With MOBS Online you can produce outline documents to 
help you undertake property-related  activities like purchasing, 
procurement, refurbishment, etc. more sustainably. You can also produce 
the framework of an overall action plan for sustainable occupation. 
 

Who is OBS for? OBS is principally aimed at occupiers but includes some 
guidance for landlords and managing agents. 

For the purposes of OBS, the building occupier is the organisation (in 
public and commercial buildings) or the individual (in a dwelling) making 
operational use of, or residing in a particular property. OBS contains 
guidance for landlords and managing agents because the relationships 
between them and occupiers in leased buildings can strongly influence 
sustainability outcomes. 
 

How will OBS 

help? 

OBS provides a step-by-step approach for generating three 
different types of action plans: 

� �Occupier Action Plans 

These focus on how organisations and people occupy buildings and help 
occupiers plan to use and operate their buildings more sustainably. 

� �Sustainable Procurement Plans 

These focus on the integration of sustainability requirements in the 
procurement of both services and materials & equipment. 

� � Engagement Plans 

These focus on issues where occupiers need to work flexibly with 
landlords and managing agents, other tenants, and the local community 
to address sustainability issues effectively. 

 

When should I 

use OBS? 

When planning how to tackle building sustainability issues. 

OBS aims to tie in with existing processes. The output from MOBS Online 
can supplement existing processes, procedures and documentation or 
form the basis of new ones. A good time to use OBS is when you are 
drafting or modifying documents related to particular property activities. 
 

Why use OBS? OBS enables occupiers to address sustainability in buildings 
without becoming experts on the issues. 

OBS captures much available good practice across the sustainability 
agenda and packages it in a form that helps you to improve the 
performance of your buildings. The online database lets you produce plans 
and document content very quickly based on your sustainability policies. 
 

What is MOBS 

Online? 

MOBS Online is a web based tool that makes it easier to use the 
OBS Approach. 

OBS is a follow-up to the Managing Buildings Sustainably (MBS) project, 
which looked at procurement of more sustainable property-related 
services. OBS extends the MBS Approach to cover occupier-specific 
issues, relationships, and activities. All of the resources and guidance 
produced by the MBS and OBS projects can be accessed at: 

www.mobs.org.uk 
 

Our target audience 

You occupy or manage… 

� �Offices 

� �Retail buildings 

� �Industrial buildings 

� �Dwellings 

� �Hospitality buildings 

� �Leisure and recreation 
buildings 

� �Further & Higher Education 
buildings 

� �Schools 

 

You are an occupier and 
your role is... 

� �Policymaker on sustainability 
or corporate social 
responsibility (CSR) 

� �Property asset manager 

� �Facilities manager 

� �Contracts manager 

� �Office manager 

 

...and you want to… 

� �Implement more sustainable 
working practices 

� �Procure sustainable goods 
and services 

� �Engage with the landlord, 
other tenants and the local 
community 

 

Or you may be a... 

� �Landlord 

� �Managing Agent 

� �Supplier or Service Provider 

 

...and want to… 

� �Work with tenants to make 
properties more sustainable 

� �Attract and retain clients by 
improving your capacity on 
sustainability issues. 
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 The idea of Managing and Occupying Buildings Sustainably is simple:  

Using this guide and MOBS Online, anybody that wants to should be 
able to assemble the elements of a plan to manage and occupy 
buildings more sustainably. 
 

 The MOBS Approach is modular and flexible. An action plan developed 
with MOBS can be modest or ambitious, address many sustainability 
issues, or a few that you consider most important. You can work 
through all of the Approach to produce the framework of a sustainability 
management system for your buildings, or you can produce the outline 
content of a single working document for a particular task like tendering 
a cleaning contract. 
 

 MOBS recognises that different people will have different needs. If you 
are new to addressing sustainability issues, MOBS provides much of 
what you need to get from a blank sheet of paper to an outline plan of 
action. For those already familiar with sustainability, MOBS Online 
provides a condensed database of good practice sustainability 
measures, a summary of legislation and a reference list with links to 
sources of further information and guidance. 
 

 A great deal of information and experience has been distilled over the 
course of the Managing and Occupying Buildings Sustainably projects 
and is now presented in this series of guidance documents and at 
MOBS Online. In developing the MOBS Approach, a balance has been 
struck between flexibility and simplicity. There are many ways to tailor 
your selections when using MOBS Online, but optional steps can be left 
until you are more familiar with the way the system works. As you 
experiment with MOBS Online, get to grips with the options and tailor 
your selections, you should find it increasingly useful. 
 

 MOBS is aimed at people and organisations that have taken the 
decision to embrace sustainability and are looking for support to turn 
policy into practice and intent into action. We believe that MOBS is a 
useful tool to that end, and we hope that the MOBS Approach will be a 
model for coherent, sustainable management of property and a 
benchmark for other systems and approaches. 

 The Occupying Buildings Sustainably Steering Group 
 

“ MOBS provides much 

of what you need to get 

from a blank sheet of 

paper to an outline plan 

of action”  

OBS Steering Group 
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Sustainab i l i t y  in  the proper ty sec tor  

Many studies and reports (see the MOBS Online reference list) 
have investigated the actual or perceived benefits to business of 
addressing sustainability issues in general, and property-related 
sustainability issues in particular. The title of one such study; 
“Reputation; Risk and Reward” (Sustainable Construction Task 
Force) neatly encapsulates the three broad categories under 
which benefits are often considered: 

Reputation 

Positive publicity; enhanced corporate image; competitive 
advantage; increased appeal to customers and investors. 

Risk 

Better management of environmental risks; fewer fines or 
breaches of regulation; preferential insurance premiums and 
reduced liabilities; “future-proofing” against changes in legal and 
other requirements. 

Reward 

Reduced operating costs (and capital costs in some 
circumstances); more satisfied staff and better retention; some 
suggestion of improved productivity; better community relations. 

INFORMATION BOX 1: Business Benefits of Sustainable Property Management 

“ We all—governments, 

businesses, public 

sector, voluntary and 

community 

organisations, 

communities and 

families—need to make 

different choices if we 

are to achieve the vision 

of sustainable 

development.”  

Securing the Future 

 

The Turnbull Report on 

'Internal Control: 

Guidance for Directors 

on the Combined Code’, 

published by the 

Institute of Chartered 

Accountants of England 

and Wales, specifically 

lists sustainability as a 

risk issue that 

companies should take 

into account. 

OBS (after ICAEW) 

What is 

Sustainable 

Development? 

The concept of sustainable development was set out in Our Common 
Future, the report of the Brundtland Commission. The report called for 

Development “that meets the needs of the present 
without compromising the ability of future 
generations to meet their own needs”. 

This is one of the best known definitions of sustainable development. 

In the past  the challenge—particularly  for government but also for 
companies, other organisations and individuals—has been to understand 
the meaning and practical implications of sustainable development. The 
UK produced its first sustainable development strategy in 1994. This was 
updated in 1999 and again in 2005 under the title “Securing the Future—
delivering UK sustainable development strategy”. Securing the Future 
clearly recognises the importance of “a move into action”. 

So the challenge now is for organisations, businesses and individuals to 
work out how practical changes in their everyday lives, at home and at 
work, can contribute to sustainable development. 

The OBS Approach focuses on the environmental and social dimensions 
of the UK sustainable development strategy as it relates to the occupation, 
operation and management of buildings. 
 

Why address 

property-related 

sustainability 

issues? 

Buildings are a major source of environmental impacts, are central to most 
of our social and work interactions and are vital to our economy. Therefore 
it is clearly important to the success of any sustainable development 
strategy to address property-related sustainability issues. 

Organisations in all sectors are increasingly being asked by government to 
address sustainability. An important trend for companies is the move 
towards a risk-based approach to corporate reporting. The Turnbull Report 
specifically lists sustainability as a risk issue that companies should take 
into account. As proposed, the Business Review will require businesses to 
understand and report on “environmental matters and employee matters” 
where these may affect the “understanding of the development, 
performance or position of the business of the company”. These 
developments are moving sustainability up the corporate agenda. 

Property-related impacts often make up a significant part of an 
organisation’s overall sustainability impacts. Where this is the case, 
managing and occupying buildings sustainably is key to being a more 
sustainable organisation. Occupying and managing buildings more 
sustainably offers both direct and indirect benefits (see Box below.) 
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“ ...implementation deficit 

will quickly turn into a 

credibility gap”  

Margot Wallström, European 
Commissioner for Environment, 

European Policy Centre 
Dialogue: Sustainability and 

Globalisation - Towards 
Johannesburg 

Barr iers  to  proper ty sus tainab i l i t y... 
...why policy alone does not ensure more sustainable occupation, operation & management  

Often clear 

corporate policy 

but… 

Organisations increasingly have strong policy and clear objectives on 
sustainability issues. These are often set out and updated as part of annual 
reporting on corporate social responsibility (CSR) particularly by larger 
companies in the private sector. Some companies are reporting under the 
heading corporate responsibility (CR) reflecting the acceptance of 
sustainability issues into the mainstream alongside corporate governance 
and health and safety. Organisations in the public sector and charities are 
also setting policy and reporting on sustainability issues. 

Notwithstanding this major change in attitude, it is not clear whether there 
has yet been a major shift to more sustainable practices in the occupation, 
operation and management of buildings. Nor are existing buildings yet 
contributing what could be a very significant share to improved 
sustainability outcomes such as reductions in carbon emissions, water use 
and waste production. There are a number of reasons for this. 
 

…Fragmented 

management 

chain 

Operation and management of property is often delivered through a chain 
of specialised service providers. The ability of an occupier or landlord to 
deliver on property related sustainability objectives may depend heavily on 
the services delivered by consultants and contractors. Yet sustainability is 
rarely adequately addressed in service level agreements and similar 
requirements on suppliers of goods and services. Where sustainability 
requirements are included, they may not be delivered if performance in this 
area is not evaluated and such requirements rarely filter further down the 
supply chain. 
 

Implementation 

gap between 

policy & 

practice 

In summary, there is an implementation gap between policies, where 
organisations have them, and ongoing practice in the occupation, operation 
and management of buildings. 
 

...No single, 

simple solution 

Organisations would find it much easier to implement sustainable good 
practice if there were a relatively small number of technological solutions 
with quantifiable costs, amenable to familiar methods of cost-benefit 
appraisal. Unfortunately this is rarely the case and achieving continuous 
improvement means implementing many small measures; this is reflected 
in the number of measures in the MOBS database. Some measures are 
complicated, some require frequent attention or ongoing management, 
some require a number of different parties to cooperate, and some are 
complex, management intensive, and require cooperation. 
 

 This is the situation that Managing and Occupying Buildings Sustainably 
sets out to address by looking at the demand side of the property sector in 
terms of Occupation, by looking at formally bridging the gaps in the building 
management chain through Sustainable Procurement (which applies to 
everyone involved in occupying, operating and managing buildings), and by 
looking at the more complex or informal relationships between supply 
demand side and the wider community in terms of Engagement. 
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How OBS gets  f rom po l icy to  prac t i ce  

A coherent, 

policy-driven 

approach 

“Policy to practice” may be something of a cliché, but it really is the idea at 
the heart of OBS. The diagram below captures the concept and provides a 
reasonable summary of the structure of the MOBS approach. The boxes in 
the right-hand column broadly correspond to the types of outputs that can 
be produced using MOBS Online. 

The MOBS 

Approach 

MOBS starts from the assumption that a decision to address property 
sustainability has already been taken and, ideally, that a high level or 
corporate sustainability policy is in place setting out the organisation’s 
objectives. All the Managing and Occupying Buildings Sustainably guides 
follow the same basic process for translating high level policy commitments 
into one or more outline plans that support practical action: 

� �Clarify objectives 

� �Identify “points of intervention” 

� �Identify the people in the best position to take action and assign 
responsibility 

� �Tailor a list of specific sustainable good practice measures relevant to the 
objectives, points of intervention and parties indicated 

� �Draw up an action plan 

Service Requirements 

 

Engagement Plan 

 

Site Specific 

Objectives 
(Based on the governing corporate 
policy. Tailored for each property.) 

E.g. address: 

� �CO2 from energy use 

� �Energy management 

� �Electricity use 

� �Heating fuel use 

� �Waste generated 

� �Waste recycled 

� �Equal opportunities 

� �Quality of employment 

� �Occupant health & 
wellbeing 

� �Community engagement 

� �Neighbourliness 

Corporate Policy & 

Objectives 
(Statement of corporate responsibility  
+ commitment on particular issues.) 

E.g. policy on: 

� �Emissions to air 

� �Use of energy 

� �Waste management 

� �Employee wellbeing 

� �Community wellbeing 

Occupier Action Plan 

 

Sustainable 

Procurement Briefs 

 

Product Criteria & 

Specifications 

 

Staff Procedures & 

Guidelines 

 

Meeting Agendas 

 

Getting from policy to 

practice is the idea at the 

heart of the Managing 

and Occupying 

Buildings Sustainably 

Approach 

The MOBS Approach 
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MBS 

Sustainable Property 
Management 

Sustainable Facilities 
Management 

Sustainable Services 
Contracts 

Engagement Plans 

OBS 

How to procure more… 

How to occupy buildings 

more sustainably through... 

 

 

Occupier Action Plans  

Sustainable Procurement 
for Building Occupiers  

OBS Guides This document summarises the OBS Approach and the content of three 
more detailed OBS guides: 

� �Occupier Action Plans 

Aim: To enable occupiers to draw up framework action plans—focusing 
on the actions required by occupiers themselves—to tackle sustainability 
issues related to their occupation of buildings. Audience: Occupiers. 

� �Sustainable Procurement for Building Occupiers 

Aim: To enable organisations to improve the way they tackle 
sustainability issues through procurement of goods and services. 
Audience: Occupiers, facilities managers. 

� �Engagement Plans 

Aim: To develop the exchange of information and enable discussion and 
negotiation between parties with the aim of better tackling sustainability 
issues and improving outcomes in buildings. Audience: Occupiers, 
landlords, managing agents, service providers 

Three separate guides have been produced because each guide targets 
slightly different audiences corresponding to different roles and 
relationships in the property sector. 

Understanding roles, and the relationships between parties with interests in 
property, plays an important part in OBS. A simplified model of the property 
management chain, adopted from MBS, is used to represent these roles 
and relationships. This is shown in the diagram below along with the 
targeting of the OBS guides and MBS guides. 

You can also download PDF copies of all the OBS guides from 
www.mobs.org.uk. 
 

MBS Guides The MBS guides on “How to procure more sustainable…”: “Property 
Management”, “Facilities Management”, and “Service Contracts” are also 
available on the MOBS website www.mobs.org.uk. 
 

The Occupying Bui ld ings  Sustainab l y gu ides 

The ultimate aspiration 

is to introduce a 

coherent approach to 

addressing 

sustainability issues at 

all levels in the property 

management chain. 

The MOBS Approach 
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What is an 

occupier action 

plan? 

Occupier action plans aim to help occupiers understand the “who, when, 
what, where and how” of implementing property related sustainable good 
practice. MOBS Online lets you tailor the scope and scale of a plan: it could 
cover one sustainability issue, such as energy, or all 12 of the OBS 
headline issues (see page 14). 
 

Contents of an 

action plan 

Having made selections, MOBS displays results by suggesting: 

� �Which sustainability good practice measures can be implemented—
as a list of possible measures to consider. 

� �How measures can be implemented—by way of links to relevant good 
practice publications and information sources. 

The outline plans generated using MOBS Online can be copied from the 
web page and pasted into a word processing document. 

The larger the plan you are developing in terms of scope (number of 
sustainability issues covered) and scale (the number of roles targeted) the 
more you will appreciate the ability to reorganise the list of measures that 
makes up a plan to suit your needs. Options are shown in the table on the 
facing page and include: 

� �A summary of objectives and targets—useful for communication and 
at management level, e.g. to coordinate data gathering and reporting. 

� �An overall calendar or schedule of points of intervention where there 
are opportunities to tackle sustainability issues—a reminder when 
activities start that sustainability should be considered. 

� �Checklists of sustainable good practice, listed by: 

·  Sustainability issue—allowing those responsible for e.g. energy, 
water, waste issues, etc. to see all the actions and responsibilities for 
implementation relating to each issue. 

·  Property related activity or point of intervention—allowing those 
managing particular activities, e.g. fitting out an office space or retail 
unit, to track implementation of appropriate sustainable good practice 
measures. 

·  Occupier role—providing a starting point for integrating sustainable 
good practice into staff responsibilities. 

 

Using an action 

plan 

OBS can provide the raw ingredients of an action plan. Buildings and 
organisations are complex and plans will need to be fleshed out and 
tailored to suit the circumstances. And for plans to succeed and improve 
sustainability outcomes, the will must come from within the organisation, 
ideally with support from the top down. 
 

A plan in less 

than ten easy 

steps 

An outline plan is generated by making a series of selections relating to: 

� �Which issues are to be addressed?—selections are made from a list of 
12 headline policy issues and 36 typical objectives. 

� �When are there likely to be opportunities to address particular 
sustainability issues?—selections are made from a list of property related 
activities corresponding to points of intervention for addressing 
sustainability issues. 

� �Who is best suited to take responsibility for implementation of 
particular good practice measures?—selections are made from a generic 
tree of typical organisational roles & responsibilities. For sustainable 
procurement, selections are made from a list of service lines. 

The selection steps highlighted in blue above are discussed briefly in the 
latter half (pages 12-17) of this summary guide. The full OBS guides walk 
through the steps—ten at most—for creating plans for common tasks. 
 

Occupier  Ac t ion Plans 
Occupier action plans 

provide a systematic 

approach that building 

occupiers can use to 

address sustainability 

issues by incorporating 

good practice into 

standard processes and 

by changing the default 

working practices of 

staff, including the 

behaviour of individual 

occupants. 

OBS  
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 EXAMPLE OF AN OCCUPIER ACTION PLAN 

1. Objectives and 

Targets 

Based on our corporate policy the following objectives and targets have been set:: 
 

2. Calendar/
schedule of 
activities. 
 
Points of 
intervention 

This is the top-level summary of points of intervention, i.e. opportunities to change our default working 
practices to make our building occupation more sustainable by integrating sustainable good practice into 
particular activities that take place over a number of different time horizons. 

Sustainable good practice measures should be integrated into the following processes... 

� �That take place annually or are ongoing (e.g.): 

1. Planning the service charge budget 

2. Purchasing 

3. Occupant behaviour 

� � That are likely to occur within a 2-5 year time horizon (e.g.): 

1.Tendering for a new FM contract / service delivery 

2.Redecorating / refitting office areas. 

� �That will take place at lease once over the course of our occupation of the building. 

1. Major refurbishment work—building fabric / replacement of major items 

2. Landlord negotiations and dilapidations 
 

3. Checklist by 

sustainability 

issue 

This is a summary of good practice measures, responsibilities and timing to support targeted action to 
meet issue-specific objectives and targets and to aid data gathering and reporting. 

4. Checklist by 

activity/point of 

intervention 

This is a summary of good practice measures, responsibilities and timing to coordinate the contribution of 
staff to tackling sustainability issues relating to specific activities. 

 

5. Checklist by 

occupier role 
This is a summary of good practice measures, probably sorted by activity and/or by issue: 

 Objective Target  

Use of Energy  Reduce electricity use 5% by 2008  

Good practice measure Activity/point of intervention Responsibility Timing 

E.g. fit PIR lighting controls 
 

Redecorate 
 

Building manager 
 

On redecoration 
 

 Objective Target  

Waste Management  Increase waste recycled 100% by 2008  

Etc… 
    

Redecorate  

Good practice measure Sustainability objective Responsibility Timing 

E.g. fit PIR lighting controls 

Segregate demolition waste 
 

Reduce energy use 

Increase waste recycled 
 

Building manager 

Building manager 
 

On redecoration 

On redecoration 
 

New FM contract 

Etc… 
    

� �List of objectives � �Target(s) for each objective (where set) 

Building manager 

Good practice measure Activity/point of intervention Sustainability objective Timing 

E.g. fit PIR lighting controls 

Segregate demolition waste 
 

Reduce energy use 

Increase waste recycled 
 

Reduce energy use 

Increase waste recycled 
 

On redecoration 

On redecoration 
 

All employees 

Etc… 
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Sustainab le Procurement  fo r  Occupiers  

Why purchasing 

and procurement 

are important 

Purchasing and service procurement can have a major impact on 
sustainability. Consistently including environmental and wider 
sustainability considerations in the procurement process maximises the 
scope for improving the sustainability of buildings. 

Outline 

procurement 

strategy 

The OBS guidance suggests the following broad strategy: 

� �Engage key procurement decision-makers. 

� �Ensure system allows consideration of whole life costs—that 
recognise the value of in-use and end of life savings from more 
sustainable solutions—when making decisions (see Box 2). 

� �Encourage consideration of wider cost-benefit analysis—to factor in 
the value of sustainable products and services to the business in 
terms of image, reputation or brand—when making decisions. 

� �Include sustainability requirements in standard service level (or 
similar) agreements for service procurement as contracts are 
renewed or re-tendered. 

� �Consider sustainability issues when deciding specifications for 
purchasing materials and equipment. 

Service 

procurement 

Occupiers can use the approach set out in MBS for procuring more 
sustainable property management, facilities management and specific 
service contracts. This approach focuses on adding sustainability at 
each of the six steps in a simplified procurement cycle, particularly at 
the briefing and service requirement stages (see page 15). 
 

Purchasing 

materials and 

equipment 

OBS provides a summary of good practice approaches to purchasing 
more sustainable materials and equipment. A simple general strategy 
for purchasing is suggested: 

� �Negative screening—a complete ban on materials and equipment 
with unacceptable impacts (e.g. timber from unsustainable sources), 
or for which preferable proven alternatives are available (e.g. 
tungsten filament light bulbs). 

� �Selection based on sustainable preference—setting criteria for 
particular classes of materials and equipment that can form the basis 
of preferring some products over others, e.g. energy efficiency for 
appliances and office equipment, water efficiency for washroom 
fittings, etc. 

At the product level there are many issues to consider and it is difficult 
to give hard and fast advice. However some guidance is provided by 
breaking materials and equipment down into a number of broad product 
classes and identifying the key issues for each. 
 

There is a widespread perception that more sustainable products 
and services are more expensive. This is often true in terms of 
initial quoted purchase costs and tender prices. However, in most 
cases there is more to the financial equation than a simple 
comparison of initial costs or contract prices. Many products and 
services have an associated cash flow over their lifetime and 
those with lower up-front costs do not always have lower whole 
life costs. Considering whole life costs not just initial costs is the 
first step in creating a level playing field where more sustainable 
products and services can compete equally. 

Whole life costing is much discussed in principle but too rarely 
applied in practice. Three reasons that whole life costing doesn’t 

happen, even where policy says it should, are that organisations: 

� �Have no clear methodology for whole life costing. 

� �Lack information (compounded by lack of experience) making 
calculations difficult and detracting from the credibility of results. 

� �Set no clear policy and criteria for making decisions. 

By contrast, everyone understands their current (usually short 
term) budget constraints. This imbalance in short and long term 
drivers has huge inertia in many organisations, but tackling the 
methodology, information and training, and policy issues can 
move things towards a situation where more purchasing and 
procurement decisions are made on a whole life basis. 

INFORMATION BOX 2: Whole Life Costing 

Consistently including 

environmental and wider 

sustainability 

considerations in the 

procurement process 

maximises the scope for 

improving the 

sustainability of 

buildings. 

The MOBS Approach 
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What is an 

engagement 

plan and why 

would one be 
needed? 

The solutions to some property-related sustainability issues won’t lie 
entirely within an occupier’s control. Engagement plans are the OBS 
answer to such situations. 

For good practice measures covered by both occupier action plans and 
procurement, OBS works on the basis that—within the bounds of 
practicality—the occupier organisation determines its own limits in terms of 
objectives and the actions and resources required to meet them. 
Employees can be asked to behave in certain ways and trained to follow 
new procedures. Suppliers and contractors will provide the goods and 
services they are paid for. This works for getting staff to turn off the lights, 
getting the maintenance contractor to run annual boiler efficiency checks, 
and for selecting recycled office supplies. 

Other good practice measures, including many with significant scope to 
improve sustainability outcomes, cannot be implemented simply on a 
decision by the occupier, the landlord, or any single party. Finding a place 
to store segregated recyclable waste between collections (something a 
tenant might drive for), and agreeing a higher initial capital spend for 
replacement building service equipment—e.g. a chiller—on energy 
efficiency grounds (something a landlord might drive for) are good 
examples of this. 
 

The contents of 

an engagement 

plan 

MOBS Online contains relatively few good practice measures relating 
specifically to engagement. Only measures that really rely on cooperation 
and negotiation have been categorised under engagement. As a result, 
most of what OBS has to say about engagement to make buildings more 
sustainable can be found in the OBS guide on Engagement Plans. 

The guidance focuses around a number of specific points of intervention 
that present opportunities: 

� �Leases and arrival of new tenants 

� �Refurbishment of fabric and services 

� �Relations with the local community 

� �Landlord tenant meetings 

� �Dilapidations and exit 

Sustainability issues for discussion are presented in relation to each point 
of intervention along with some good practice case studies. 
 

Implementing 

engagement 

plans 

Engagement plans are flexible by definition and OBS has few ambitions in 
terms of directly influencing say the fundamentals of property leases. It 
would already be a major step forward for sustainability issues to be the 
subject of discussions and negotiations, particularly at high level, between 
landlords, tenants (including between tenants in multi-tenanted properties), 
managing agents and the local community. 

The appearance of sustainability at the negotiating table would increase the 
prospect that the sustainability performance of a property, including 
sustainable management, will be seen by owners and occupiers as being 
reflected in the property’s worth and ultimately value. 
 

Engagement  Plans 
Some good practice 

measures, including 

many with significant 

scope to improve 

sustainability outcomes, 

cannot be implemented 

simply on a decision by 

the occupier, the 

landlord, or any single 

party...Engagement 

plans are the OBS 

answer to such 

situations. 

The MOBS Approach 
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Content of the OBS 

guides 

Thee three OBS Guides (Occupier Action Plans; Sustainable 
Procurement for Building Occupiers; Engagement Plans) each 
contains: 

� �an introduction to OBS and property sustainability, 

� �a summary of the OBS Approach to the title subject and a discussion 
of the key related sustainability issues, 

� �general guidance on sustainable good practice and illustrative case 
studies, and 

� �a step-by-step walkthrough using MOBS Online to generate a plan or 
useful document content. 

 

Content of the 

www.mobs.org.uk 
website 

To get the most out of this guide you should use it in conjunction with 
the Managing and Occupying Buildings Sustainably MOBS Online 
database at: 

www.mobs.org.uk 

MOBS Online contains 450+ good practice sustainability measures 
organised by sustainability issue, property activity, service line, etc. and 
cross-referenced to published guidance and sources of information. 

You can also download PDF copies of all the OBS documents from the 
site, as well as the MBS guides to sustainable procurement. 
 

Where to start—

using the guides 

Start by working out which of the detailed guides you need. This will 
depend on your role and what you are trying to achieve. Page 7 shows 
the list of all MBS and OBS guides and the roles they apply to. 

Download the right guide. If you want to generate an outline plan or 
document content, follow the step-by-step walkthrough in the second 
part of the guide to produce the output you want using MOBS Online. 
 

What you can’t do with 

MOBS 
MOBS is about voluntary, sustainable good practice not regulatory compliance. The 
aim when compiling the measures database has been to exclude measures that 
correspond to meeting regulatory requirements (in particular, relating to health & 
safety, employment, human rights, and contaminated land legislation and regulation) 
and to include only voluntary measures. 

Sustainability issue headings used in MOBS may be the subject of legislation and 
regulation but listing of good practice measures under these headings in no way 
implies the measures contribute to meeting the legal obligations of any party. 
 

The MOBS 

Approach 

MOBS starts from the assumption that a decision to address property 
sustainability has already been taken and, ideally, that a high level or 
corporate sustainability policy is in place setting out the organisation’s 
objectives. All the Managing and Occupying Buildings Sustainably 
guides follow the same basic process for translating high level policy 
commitments into one or more outline plans that support practical 
action: 

� �Clarify objectives (See Page 13). 

� �Identify “points of intervention” (See Page 14 & 15). 

� �Identify the people in the best position to take action and assign 
responsibility (See Page 16). 

� �Tailor a list of specific sustainable good practice measures relevant to 
the objectives, points of intervention and parties indicated (See 
Page 17). 

� �Draw up an action plan (See Page 17). 

The MOBS Approach 
“ Working from your 

organisation’s policy on 

sustainability issues, 

you can quickly focus in 

on building specific 

issues and generate the 

outline of an action plan 

using MOBS Online.”  

The MOBS Approach 
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Pol icy & ob jec t i ves  on sus tainab i l i t y  i ssues 

OBS is driven by 

corporate policy 

on sustainability 

A key idea in OBS is that action on sustainability issues should respond to 
corporate policy and associated objectives. As such, an important early 
step in the OBS Approach is identifying headline policy issues and setting 
site specific objectives that respond to the policy. 

Mapping your 

sustainability 

policy into the 

OBS framework 

If policy documents are available OBS takes you through a simple process 
of mapping the policy onto a framework of typical objectives arranged 
under a set of twelve standard headline policy issues. These are cross-
referenced to good practice measures in the MOBS Online database. The 
framework of 12 headline policy issues and 36 objectives is shown below. 

If policy documents are not available the OBS issue headings and 
objectives are a useful starting point for those drafting policies to address 
the sustainability agenda. For such policies to be meaningful they require 
both principled and practical commitment from the highest levels of 
management within the organisation. 
 

Deciding the level 

of commitment to 

each objectives 

An organisation is likely to prioritise some objectives over others and this is 
reflected in OBS. Each measure in the MOBS Online database is assigned 
a “level of commitment”. This broadly reflects the typical level of resources 
(capital costs + staff resource) to implement the measure. The three levels 
of commitment correspond to “no/low cost”, “short-medium term return on 
investment”, “long-term/no return on investment”. OBS encourages you to 
interpret the level of commitment to each objective based on your policy 
and to tailor this for particular sites to reflect site context such as previous 
experience and progress on particular issues, and local drivers. 
 

Headline sustainability issues and typical property-related objectives 
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Proper ty-related ac t i v i t ies  

Property related activities / Points of intervention 

Annual business cycle & 

ongoing activities Strategic planning 

Long term property cycle 

activities 

Target Setting Property strategy Property search 

Operational planning Strategic budget planning Lease agreement  

Purchasing Medium term activities Initial fit-out 

Occupant behaviour Procure overall facilities management Sub-let 

Churn Procure specific service provision Break Clause 

Monitoring Rent review Refurbishment 

Reporting Redecorate Dilapidations 

Service Charge Review Replace equipment Exit 

Points of 

intervention 

Points of intervention are the points in processes that present the 
opportunity to make a change, and in the case of OBS to implement 
sustainable good practice. In OBS these points of intervention correspond 
to property-related activities, like refurbishment and procurement. They 
have been divided into three groups depending on how frequently they 
occur over the complete lifecycle of an occupier’s period of occupation of a 
property: 

� �Annual business cycle & ongoing activities. 

� �Medium term (2-5 year) property cycle activities. 

� �Long term (once during occupancy) property cycle activities. 

The table of activities is shown below. 
 

How the points 

of intervention 

are used 

The drawing up of plans for specific activities—such as refurbishment, 
procurement, etc.—is expected to be one of the commonest uses of MOBS 
Online. Combined with limiting selections to single sustainability issues, 
users can produce the outlines of say “an energy efficient procurement 
plan” or “a water efficient refurbishment plan”. 

The list of intervention points includes “soft activities” like target setting, 
occupant behaviour, monitoring and reporting. These don’t have a direct 
impact on the materials and fabric of buildings but integrating sustainability 
consideration into such activities can play an important role in bringing 
sustainability into the organisational mainstream. 
 

“ Users of MOBS Online 

can generate shortlists 

of sustainable good 

practice measures 

corresponding to 

specific points of 

intervention, such as 

service procurement, fit-

out and refurbishment.”  

The MOBS Approach 
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The procurement  process 

Why 

procurement is 

important 

Each link between parties in the property management chain involves 
transfer of responsibility for various aspects of building operation and 
management. Sustainability is frequently overlooked because the role of 
suppliers and service providers in delivering more sustainable buildings is 
insufficiently appreciated and assignment of responsibility for sustainability 
is not included in the documents used in the procurement process. 

Procurement and supply chain management clearly have an important role 
to play in improving the performance of buildings. 
 

A model 

procurement 

cycle 

Detailed procurement practices vary greatly, even in a public sector that 
adheres to national and European guidelines. As such any guidance aimed 
at improving procurement must be based on a simplified model of what 
actually takes place, slightly differently in each case. 

OBS adopts the simple model developed in MBS with six key steps as 
shown in the diagram on the bottom left. 
 

Procurement 

documentation 

Documents play a vital role in procurement. While the provider of a product 
or service always has an interest in keeping their client happy, the 
requirements set down and agreed in a contract are the final point of 
reference. But other procurement documentation is important in 
determining the actual product or service provided. 

MBS identifies a key document at each of the procurement steps and 
proposes additions to address sustainability. 

MOBS Online can now be used to produce outline content for use at each 
step of the procurement cycle. This is particularly useful at steps 2 and 3, 
for which outline briefing and service requirements (for services contracts) 
or sustainable preference criteria (for products) can be produced. 
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 Business Units Support Functions 

Board / 

Executives 

Board membership (or equivalent) e.g. Chairperson, Executive & Non-Executive Directors, 
Company Secretary, and specific committees, etc. 

Senior 

Management 

Business unit management Heads of department e.g. Property, FM, 
shared / common services, business support 

etc. 

Management Line management E.g. buildings managers, FM managers,  

contract managers, etc.  (internal employees 
only) 

Staff Business unit staff E.g. FM, maintenance, security and cleaning 
staff etc. (Internal employees only). 

Outsourced Staff Consulting teams Property Management, FM management, SHE 
management, workplace management. 

Occupier roles  

Roles  and respons ib i l i t ies  

Property sector 

role 

OBS is interested in roles in two different contexts. The first of these relates 
to the role within the property management chain (see page 7) of the 
organisation using OBS. This determines the sorts of issues the 
organisation faces and the relationships it has with other parties. This is the 
first selection you make when using MOBS Online. 
 

Occupier roles & 

responsibilities 

More critical to any plans an occupier has for addressing sustainability is 
the part to be played by its own staff at each level of the organisation. This 
is the second type of role considered in OBS. 

A really comprehensive plan for sustainable occupation will involve staff 
throughout the organisation. Establishing clear responsibilities will provide 
the best chance that sustainability objectives will be met. 

No model organisation chart can hope to cover the wide variation in 
organisational structures, but that probably isn’t necessary anyway. OBS 
uses a simple model that should apply to most organisations. The model 
splits the organisation into “business” units that carry out the core work for 
which the organisation exists, and “support” functions that enable the core 
work to continue. 

Property-related occupier sustainability impacts relating to management 
and operation will be largely under the control or influence of the support 
side of the organisation. Most of the occupant dependent impacts will arise 
from the “business” side, which usually makes up the majority of staff. 

The roles used in OBS are shown in the table below. 
 

How MOBS Online 

uses roles 

All the sustainable good practice measures in the MOBS Online database 
are cross referenced with occupier roles. This means that outputs 
generated by the system can be sorted by role, as shown in the illustrative 
Occupier Action Plan on page 9. 
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What to do now To get the most out of the MOBS approach, you should use it in 
conjunction with the MOBS Online database.  

MOBS Online contains 450+ good practice sustainability measures 
organised by sustainability issue, property activity, service line, etc. and 
cross-referenced to published guidance and sources of information. 

With MOBS Online you are only ever a few clicks away from a shortlist 
of sustainable good practice measures applicable to the property 
related activity you are interested in. Most of the selections you need to 
make to generate appropriate output are intuitive and self-explanatory, 
but the walkthrough in the guides can help you get to the right output in 
the shortest number of steps. 

 

Where to go The Managing and Occupying Buildings Sustainably MOBS Online 
database can be found at: 

www.mobs.org.uk 

You can also download PDF copies of all the OBS documents from the 
site, as well as the MBS guides to sustainable procurement. 

 
 

What you will 

achieve 

The output from MOBS Online is in the form of outline content e.g. 
phrases to use in a sustainable brief, or skeleton requirements clauses 
to go into a service level agreement. These can be copied from the 
results screen and pasted into a word processor for editing and 
inclusion in your working documentation. 

Using the MOBS Approach and MOBS Onl ine 
“ With MOBS Online you 

are only ever a few 

clicks away from a 

shortlist of sustainable 

good practice measures 

applicable to the 

property related activity 

you are interested in..”  

The MOBS Approach 
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Glossary 

MOBS Online A website with a database of sustainable good practice measures organised by sustainability issue, 
property activity, service line etc. and cross referenced to published guidance and sources of information. 
 

services / service lines Building services such as cleaning, catering, mechanical and electrical engineering, security, etc. often 
provided by a service provider. 
 

materials & equipment Materials required by building occupiers, such as cleaning chemicals, paper etc and equipment required 
by occupiers, such as photocopiers. 
 

property related activities Activities include: rent reviews, replacement of equipment, service charge reviews and refurbishment. 
 

sustainability policies A sustainability policy is typically built up of three main areas: Social, Economic and Environmental 
issues. 
 

Turnbull Report  The Turnbull Report on ©Internal Control: Guidance for Directors on the Combined Code’, published by 
the Institute of Chartered Accountants of England and Wales, specifically lists sustainability as a risk 
issue that companies should take into account. 
 

Operating and Financial 
Review  

This review would have required around 1200 (i.e. a subset of the 12,000 covered by the Business 
Review) quoted companies in the UK to report in some detail on ‘non-financial’ risks. Due to become 
mandatory in 2006 it was scrapped by the Chancellor, Gordon Brown, in November 2005 amid surprise 
from major investors and the accounting profession. 
 

Business Review If introduced as currently proposed, directors of around 12,000 companies in the UK will be required to 
report on “environmental matters and employee matters” where these may affect the “understanding of 
the development, performance or position of the business of the company”. Its introduction goes to 
meeting the UK’s requirement to implement the EU Modernisation Directive, which addresses European 
accounting standards. 
 

property management 
chain 

Roles and relationships of the various parties involved in property management including the property 
investors, the building owners, manager and occupiers. 

headline policy issues  These issues are the key issues that would be included in a sustainability policy, such as: emissions to 
air; use of resources; lifecycle of products and workplace and occupants. 

points of intervention  The points in processes that present the opportunities to make a change and in the case of OBS to 
implement sustainable good practice. For example: refurbishment and procurement. 
 

organisational roles & 
responsibilities 

Roles and responsibilities of the people working for an organisation that occupies a particular building, 
from the board/executive to individual employees and on-site contractors. 
 

product classes  Classification of materials and equipment such as: building materials, fixtures and fittings, electrical and 
mechanical equipment and consumables. 
 

MBS guides to sustainable 
procurement 

A set of guide on ‘how to procure more sustainable…”: “Property Management”; “Facilities Management”; 
and “Services Contracts” all available on the MOBS website www.mobs.org.uk. 
 

framework of typical 
objectives  

A standard framework of 12 headline policies and 36 objectives that can be used as a checklist to ensure 
that the key sustainability issues are addressed. 
 

level of commitment An indication of how much resource (capital cost and staff resource) will be put into a particular 
sustainability objective which reflects the priorities of the occupier. 
 

The OBS Approach / The 
MOBS Approach 

These terms are used fairly interchangeably to refer to the approach summarised in this document. OBS 
tends to be used when referring particularly to things of relevance to occupiers. 
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�  Faber Maunsell & Johnson Controls. 2006 

Significant resources are used in the construction, operation, maintenance, refurbishment, demolition 
and disposal of buildings. There are many resources available relating to sustainable construction, 
which has been and remains a considerable focus of research. Far less has been done looking at more 
sustainable management and occupation of buildings. OBS extends the work done on sustainable 
service procurement in the Managing Buildings Sustainably project, with three guides aimed principally 
at occupiers: 

� �Occupier Action Plans 

Aim: To enable occupiers to draw up framework action plans—focusing on the actions required by 
occupiers themselves—to tackle sustainability issues related to their occupation of buildings. 

Audience: Occupiers. 

� �Sustainable Procurement for Building Occupiers 

Aim: To enable organisations to improve the way they tackle sustainability issues through 
procurement of goods and services. 

Audience: Occupiers, facilities managers. 

� �Engagement Plans 

Aim: To develop the exchange of information and enable discussion and negotiation between parties 
with the aim of better tackling sustainability issues and improving outcomes in buildings. 

Audience: Occupiers, landlords, managing agents, service providers. 

New construction adds just 2% to the existing building stock every year and the replacement rate is 
much lower. If we are to develop more sustainably then improving the performance of existing buildings 
is essential. To date the existing property sector has proved hard to influence due to the number of 
parties involved, their differing responsibilities and often divergent priorities. Occupying Buildings 
Sustainably (OBS) looks at the vital role of the occupier in addressing sustainability issues in property. 
OBS extends on the approach presented in Managing Buildings Sustainably (MBS) to tackling some of 
the complexities of the sector. 


