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Financial instruments and economic incentives 
and drivers for a sustainable built environment-
Terms of Reference 
 

Terms of Reference 
 

Research 
The European Environmental Bureau (EEB) aims to further its research on financial instruments and 
economic incentives and drivers for a sustainable built environment with particular emphasis on how 
the European Union, Members States and Regional and Local authorities can decarbonise the built 
environment in a coordinated way. 
 
The aim of this study is to support the decarbonising process of the built environment, that the 
European Commission is committed to achieving by 2050 through several policies and strategies, and 
accelerating the mobilisation of fiscal and economic instruments at EU and national levels to address 
resources use in the built environment sector. At the national, regional and local level, it should help 
public authorities to define how they could implement the economic transition through fiscal and 
financial incentives, in coordination with the EU, as well as the private sector and civil society. 
 
The study should consider both the short/medium and long term. In the short and medium terms, the 
study should focus on analysing and proposing several economic strategies and measures based on 
the current policy and economic initiatives at the EU level that should be implemented at the national 
level, mainly the EU Next Generation funds through the Member States' recovery and resilience plans. 
Furthermore, interesting national practices that could be escalated at the EU level should be included 
in the study. In the long term, it should provide guidelines and recommendations for continuing 
economic change after these initiatives have been completed. 
 
Due to the several complex issues that the built environment covers, this study will focus on buildings. 
Buildings should be considered throughout their whole value chain, from the design and planning 
phase to their end of life, including the operational, production, manufacturing, maintenance and 
renovation stages. Construction materials,products and embodied emissions should have a key role in 
defining economic strategies. However, other topics related to the built environment (e.g. mobility or 
accessibility) may be included where necessary and relevant. 
 
Key issues to be covered by the research include, both in short/medium and long term, are presented 
in the chapter of Objectives and description of work. 
 
The research should identify existing schemes and proposals that present best practices that can be 
emulated in other countries. The discussion on how the buildings stock can be decarbonised is already 
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underway, and this study can spur a debate, as well as supporting advocacy to promote effective 
economic strategies. 
 
The main deliverable will be a report of not more than 25 pages (as described below and excluding 
annexes) with an analysis of the current economic strategies at the EU level and how they could be 
implemented at the national and regional/local level to promote zero-emissions buildings. The report 
should also include examples of measures and potential schemes, and concrete recommendations, 
which will be written in English and in a non-technical, clear and understandable way, using graphs, 
maps, infographics, concrete examples and other images where possible. The layout will also be the 
responsibility of the authors, ensuring that the EEB rules for the layout are followed. The EEB could 
facilitate the contact of external designers that know the EEB rules if necessary and monitor this 
process. The report is to be completed within 5 months after the study is commissioned - see below 
for a detailed timeline. 
 

Background 
The European Commission is committed to decarbonising the built environment by 2050.  This 
necessary and complex process should coordinate several strategies that ensure this change is based 
on environmental principles, such as transforming the linear economy into a circular economy, 
promoting the Whole Life Cycle of buildings and promoting the SER (Sufficiency, Efficiency and 
Renewable) framework. In this context, the renovation of the European building stock is one of the key 
issues, ensuring leaving no one behind, as other European initiatives have tackled, such as the EU 
Affordable Housing Initiative in the Renovation Wave  
 
The decarbonisation process of the built environment has to be implemented through several 
perspectives, with the main challenge of sustainable and equitable economic development and market 
adaptation. The European Commission has launched several initiatives to promote this change, such 
as the Renovation Wave, the Green Deal and the Circular Economy Action Plan. The current legal 
framework is also in a review process, such as the Energy Performance Building Directive, the Energy 
Efficiency Directive and the Construction Product Regulation.  Furthermore, the EU Taxonomy 
framework includes specific criteria for circularity and climate change mitigation in buildings. 
 
Although the European Commission's initiatives could support this change, the lack of market 
readiness and economic and political incentives risks to hamper the implementation of these 
measures. The COVID crisis brings an opportunity to boost this process under the EU Next Generation 
funds through the implementation of Member States' recovery and resilience plans. The European 
Commission’s commitment to decarbonising the building stock alongside various Member State 
schemes implementing these plans suggest a growing interest in how economic incentives and drivers 
can be designed, involving key stakeholders along the construction value chain. 
 
As a study commissioned by the EEB, it could be relevant to specifically identify how economic 
incentives and drivers could support the decarbonisation of buildings through the current European 
initiatives and how they could be implemented at the national and regional/local levels in a 
progressive and coordinated combination of economic measures. 
 

Objectives and description of work 
This study aims to research, analyse, and provide recommendations and proposals for setting a 
coordinated and multiscale implementation of financial instruments and economic incentives and 
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drivers for a sustainable built environment (focusing on buildings) that promotes Zero Emissions 
Buildings, circular economy and the SER framework in both European and national and regional/local 
levels. This study should cover the whole cycle from permitting stage to the application of fiscal and 
financial incentives. 
 
The financial instruments and economic incentives and drivers for a sustainable built environment 
should be compatible with the current European policies (see Background chapter) and must focus on 
economic measures and recommend how economic initiatives could support the decarbonisation of 
the building stock. With this regard, these measures should consider a comprehensive life cycle 
thinking of buildings, from the planning and product manufacturing to the end of life stage. 
Recommendations should also target key circularity aspects such as lifetime extension, reusability and 
repairability of materials, and adaptability and reversibility of buildings. Where relevant, other fields 
related to the built environment, such as real estate, may be considered. 
 
The study should aim to determine and recommend criteria to be used by the EU Next Generation 
funds through the Member States' recovery and resilience plans in the short/medium term. The study 
should complement and go beyond the existing Member State recovery plans to promote an ambitious 
blueprint toward Zero Emissions Buildings, considering both embodied and operational GHG 
emissions. The long term perspective should also be included in the study, considering the next steps 
after these recovery plans have been implemented.  
 
Recommendations should have a special focus on renovations as one of the key initiatives at EU level. 
New buildings should be considered as part of the strategy but in a secondary role. The EU policies 
and taxonomy work are still focused on new buildings, which is not strategically coherent with the 
European environmental targets for 2050. 
 
This study will also be used to facilitate the mobilisation of national members to highlight and address 
economic difficulties and financial concerns with the decarbonisation of the built environment, identify 
best practices in the field and promote the adoption of effective Zero Emissions Buildings initiatives 
 
The key issues to analyse and research related to financial instruments and economic incentives to 
develop a sustainable the built environment we are interested in are as follows: 
 

1. Financial instruments and economic incentives to promote coordination on economic 
transition among stakeholders for developing a sustainable built environment at the EU 
level and national, regional and local levels. 

2. Financial instruments and economic incentives to:    

2.1. Promote a whole life cycle approach, transforming the building stock into a Zero Emission 
Buildings stock  

• Which financial instruments and economic incentives could be used to promote a 
whole life cycle approach for buildings? E.g. Supporting the shift from the Energy 
Efficiency First towards Whole Life Cycle First to promote loans and grants.  

2.2. Transform the current lineal building sector into a circular sector and create a robust local 
market for circularity in the building sector. 
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• Which financial instruments and economic incentives could be used to promote a 
sustainable approach in the value chain of buildings, including eco-design, lifetime 
extension, and adaptability, reversibility and flexibility of buildings? E.g. establishing 
technical criteria based on Level(s) to have access to financial incentives and loans.  

• Which financial instruments and economic incentives should be taken to ensure 
reusability, repairability and recyclability of construction products and materials? 
Which ones should be taken to create a circular (local) market for construction 
materials? E.g. Promoting the use of reused and recycled materials through local 
implementation or supporting the best performer producers under minimum 
environmental requirements, implementing the concept of extended producer 
responsibility for construction products and materials. 

2.3. Promote one-step deep renovations in the context of the Renovation Wave and the long 
term. 

• Which financial and economic incentives could promote one-step renovations rather 
than staged deep renovations? E.g. establish minimum requirement on reduction on 
primary energy to be granted. 

2.4. Promote the SER (Sufficiency, Efficiency and Renewable) framework to decarbonise the 
built environment. Point out that sufficiency measures should be clearly defined in this 
point. 

• Which financial instruments and economic incentives could be taken to promote the 
SER approach in order to decarbonise the building stock? E.g. promoting the 
refurbishment of empty buildings, promoting shared spaces and services, promoting 
flexible housing economic incentives that support a secure shift from home 
ownership to usership. 

2.5. Ensure the affordability of the economic strategies so as not to leave no one behind  

• Which financial instruments and economic incentives could be taken to ensure that 
renovations promoted under the Renovation Wave are zero emissions and affordable 
for all? E.g. establishing economic criteria for loans and grants based on zero-
emissions buildings. Establishing loans/grants for low income and vulnerable 
households. 

2.6. Promote urban incentive plans based on sustainable performance 

• Which financial instruments and economic incentives could support plans based on 
urban metabolism, circularity and the SER framework at the municipal level? E.g. 
establishing economic criteria for loans and grants that promote urban metabolism 
and shared services that decarbonise neighbourhoods. 

3. Financial, economic and policy recommendations 

 
As part of the study, the socio-economic dimension should be addressed as a cross-cutting issue so 
as to leave no one behind and to tackle habitational and energy poverty, and support low-income and 
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vulnerable households. The key issues related to the socio-economic dimension when it comes to 
decarbonise buildings we are interested in are as follows: 

• Analyse EU commitments and shortfalls when it comes to the socio-economic issues to 
decarbonise buildings 

• List and analyse the main financial instruments and economic incentives at the EU and 
national levels 

• List possible additional measures that have not yet been tried out. 
• Highlight the potential leverage effect of financial instruments and economic incentives 
• Formulate main recommendations on financial instruments and economic incentives to be 

implemented at the EU, national and local levels. 
• Distinguish specific measures that would anchor circularity and sufficiency in the built 

environment 
• Assess the possible beneficial impacts of identified measures, as well as their cost and 

obstacles 
 

Deliverables 
• Report covering the issues presented in the chapter Objectives and description of work 

for developing a sustainable built environment in the EU, national and regional/local level, 
focusing on the decarbonisation of the building stock and its transformation into a Zero 
Emission Buildings stock.  

• Executive summary (maximum 5 pages) 
• 15 minutes presentation of key findings in a webinar organised by the EEB 

Report length should be around 25 pages (excluding annexes and the executive summary), completed 
by a short executive summary. The report will be in English and should be non-technical, focused on 
financial instruments and economic incentives and drivers for the decarbonisation of the building stock 
and recommendations, guidelines and proposals, clear and understandable by both policymakers and 
interested stakeholders. 
 

Proposals 
Technical offers for this project should  outlining your understanding of the task, your intentions for 
the project, the reasons why you are suitable for carrying out the study and a simple work plan and 
budget. CVs of the team carrying out the study should also be submitted separately. 
 
The deadline for proposals is 11th October 
 
The selection criteria will be as follows: 

• Quality of the technical offer, including delivery time and service and notably the 
distinctive inclusion of circularity and sufficiency dimensions and the integration of the 
social perspective in the analysis and recommendations; a clear proposal on how to 
assess/document the impacts of recommendations would be appreciated  (50%); 

• Quality and competence of the team (25%) 
• Integration of layout, editing, visuals to enhance outreach (15%) 
• Additional perspectives making this study more robust or compelling (10%) 
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Any proposal beyond the budget or not respecting the timelines will be discarded. The EEB holds the 
right to exclude a supplier who may have a negative financial record, that violates criteria such as 
bankruptcy and not paying taxes. 
 
All proposals should be submitted by email to: Gonzalo Sanchez, gonzalo.sanchez@eeb.org and 
Blaine Camilleri, blaine.camilleri@eeb.org  
 

Budget 
The budget set for this report is 24,000 € (plus VAT if applicable) 
 

Approach and timeline 
While the approach is left  to the contractor, it should at least encompass the following: 

• A kick-off meeting 
• A milestone to suggest a report structure 
• An open channel of communication with EEB to discuss proactively any issue related to 

contents, timing and communication. Regular exchanges between the contractor and the 
EEB team every other week (meeting) to follow up on the report. 

• An advanced draft with a list of policy recommendations to be discussed before 
finalisation 

We suggest the following timeline for the work: 
• Publication of ToR: 09th September 
• Deadline for proposals: 11th October 
• Selection of consultant: 25th October 
• Start of work = Kick off meeting: 29th October 
• Outline of the report: 23th November 
• First draft: 16th December 
• Final draft: 31st January 2022 
• Final report: 25th February 2022 
• Webinar and presentation of results: Tbc. 

 

The organisation 
The EEB is the largest network of environmental citizens’ organisations in Europe. It currently consists 
of over 170 member organisations in more than 35 countries (all EU Member States plus some 
accession and neighbouring countries), including a growing number of European networks, and 
representing some 30 million individual members and supporters. The EEB stands for sustainable 
development, environmental justice, global equity, transparency and participatory democracy. It 
promotes the principles of prevention, precaution, and the polluter pays. 
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