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[bookmark: _Toc189118584][bookmark: _Toc179474700]List of acronyms
AAK	Architectural Association of Kenya - Kenya’s leading Association for professionals in the built and natural environment in Kenya incorporating Architects, Quantity Surveyors, Town Planners, Engineers, Landscape Architects and Environmental Design Consultants, Construction Project Managers and Interior Designers.
Camacol 	Colombian Chamber of Construction
DESNZ	Department for Energy Security and Net Zero, UK
ECBC		Energy Conservation Building Code
EDGE	Excellence in Design for Greater Efficiencies – An innovation of IFC, a member of the World Bank Group, EDGE empowers builders to optimize their designs to use less energy, water, and embodied energy in materials.
ESG		Environmental, Social and Governance
FI		Financial Intermediary
GEDSI	Gender Equality Disability and Social Inclusion
Green Star 	A certification system developed by the Green Building Council of South Africa. It promotes sustainable design, energy efficiency, water conservation, and other environmentally conscious practices.  
GRIHA	Green Building Rating System in India
IFC		International Finance Corporation
IGBC		Indian Green Building Council
LEED	Leadership in Energy and Environmental Design - A certification system created by the U.S. Green Building Council. It prioritizes energy efficiency, sustainable materials, indoor environmental quality, and innovation. 
MAGC 	Market Accelerator for Green Construction Programme 
MoEFCC	Ministry of Environment, Forest and Climate Change, India
MoHUA 	Ministry of Housing and Urban Affairs, India
MNRE		Ministry of New and Renewable Energy, India
SGBI	Safari Green Building Index - A localized green building rating system specifically tailored for the Kenyan context. It aims to address the unique environmental, social, and economic conditions in Kenya and other East African countries while promoting sustainable building practices.
SGS		Société Générale de Surveillance
TERI		The Energy and Resource Institute in India



[bookmark: _Toc189118585]1 Introduction
Ipsos has been commissioned by the UK Department for Energy Security and Net Zero (DESNZ) to be the monitoring, evaluation, and learning (MEL) partner for the International Climate Finance (ICF) programme Market Accelerator for Green Construction (MAGC). It is funded through Official Development Assistance (ODA) and delivered by the International Finance Corporation (IFC), member of the World Bank Group (WBG). MAGC aims to combat climate change in emerging markets by crowding in public and private sector financing for certified green buildings. The overall objectives of the contract are to assess whether the MAGC programme is having the intended benefits, whilst maximising learning and transformation potential, and informing future strategic decisions.
The evaluation is split into two phases: 
The interim evaluation, which includes a process evaluation (phase 1a, published here)[footnoteRef:2] and an early outcome evaluation (phase 1b), the object of this report. [2:  Undertaken in early 2024 and published here: [ADD LINK WHEN PUBLISHED]] 

The final evaluation, which will be conducted in 2026/2027. 
This report is an annex to the early outcome evaluation main report. This annex includes findings and learnings from the case studies conducted as part of this phase of the evaluation.
The report is structured as follows:
Section 2 provides a summary of MAGC, background to the case studies, as well as the key findings across all five case studies. 
Sections 3, 4, 5, 6, and 7 present the five case studies (Colombia, India, Kenya, South Africa, and Vietnam). Each case study covers the methods employed to collect data, the country context analysis, key findings by MAGC component, as well as lessons learned and recommendations arising from this analysis.

[bookmark: _Toc189118586]2 Case studies in the MAGC evaluation 
[bookmark: _Toc189118587]The Market Accelerator for Green Construction
The Market Accelerator for Green Construction (MAGC) is part of the International Climate Finance (ICF) Portfolio and is currently the only green building focused programme within DESNZ ICF. MAGC was created in 2018 through a partnership between the International Finance Corporation (IFC), member of the World Bank Group (WBG), and the UK Government’s Department for Energy Security and Net Zero (DESNZ). 
[bookmark: _Hlk161219615]The programme is planned to run until June 2033, with its investment period running until 2027.[footnoteRef:3] The programme aims to tackle climate change in emerging markets by crowding in public and private sector financing for certified green buildings. The goal of MAGC is to boost the uptake of greener practices and technologies focused on developing countries’ construction markets.  [3:  The programme’s initial end date was November 2025. An extension was granted for the programme in December 2023.] 

MAGC is composed of four components that are working towards this impact:
Component 1 - Advisory services and concessional blended finance investment to financial intermediaries: Incentivising local financial intermediaries (FIs) to create green building portfolios by providing concessional investment finance and technical assistance for certified energy efficient green buildings.
Component 2 - Country-level capacity building: Strengthening the enabling environment to promote and raise green construction standards at country level through certification by using IFC’s Excellence in Design for Greater Efficiency (EDGE) standard and other leading certification systems.
Component 3 - Maintenance and improvement of the EDGE certification system: Improving construction standards by maintaining and improving IFC’s EDGE certification and design tool.
Component 4 - The MAGC Research programme: Generating market intelligence through research in selected MAGC countries, to create high-quality empirical evidence that can be used to further motivate the uptake of green construction.
MAGC is active in 24 countries[footnoteRef:4] (see Figure overleaf). All MAGC countries are eligible for Official Development Assistance (ODA). The list of the countries is being reviewed and updated throughout the programme based on demand, potential impact, and up-to-date market analysis.  [4:  T1 countries (all eligible MAGC countries): ▪ Latin America & Caribbean: Argentina, Brazil, Colombia, Costa Rica, Mexico, Peru,; ▪ Sub-Saharan Africa: Cote d’Ivoire, Ghana, Kenya, Nigeria, South Africa, Senegal, Tanzania; ▪ Middle East and North Africa: Egypt, Morocco; ▪ South Asia: Bangladesh, India, Pakistan; ▪ East Asia: China (Technical Assistance only), Indonesia, Mongolia, Burma, Philippines, Vietnam] 


Figure 2.1 Map of MAGC eligible countries (as of April 2024)
[image: Map showing the eligible countries for MAGC as of April 2024.

MAGC eligible countries: Brazil, Costa Rica, Argentina, Morocco, Senegal, Cote d'Ivoire, Nigeria, Tanzania, Pakistan. Bangladesh, Burma, China, Mongolia

MAGC eligible countries with substantial activity: Mexico, Colombia, Peru, Ghana, South Africa, Egypt, Kenya, South Africa, India, Vietnam, the Philippines, Indonesia]
In orange: MAGC eligible countries. In turquoise: MAGC eligible countries with substantial activity. Source: MAGC business case and annual reports
[bookmark: _Toc189118588]Case studies methodology  
To gather evidence that supports the early outcomes evaluation of the MAGC programme, five in-depth case studies were conducted in MAGC countries with substantial activity to date. These countries are Colombia, India, Kenya, South Africa, and Vietnam. Before the evaluation started, DESNZ proposed a list of four case study countries to investigate in deep dives (Colombia, India, South Africa and Vietnam), based on countries with substantial delivery, spread of components and priority countries. The Ipsos evaluation team proposed a fifth case study country, Kenya. During the scoping phase of the evaluation, conversations with DESNZ and IFC were held to discuss case study selection based on an agreed rationale for selection and key lines of inquiry. The key criteria reflected the following factors: 
Representation of all MAGC components to examine their delivery. 
Geographic coverage to ensure a representation of different areas where MAGC operates.
Evaluation capabilities of the evaluation team in each of the prospective countries/ 
The balance between countries with higher and lower levels of delivery, to inform the assessment of the contribution of MAGC to foreseen outcomes and impact and transformation change, by examining in-depth also some countries with lower levels of delivery. 
This enables a deeper analysis of the connection between context, mechanisms and outcomes, and the extent to which MAGC’s success depends on context-specific factors. The rationale for the selection of each country is provided in the table below.
Table 2.1 Rationale for selection of T3 countries
	Country
	Rationale for case study selection

	Colombia
	Success case of EDGE and activities to strengthen the enabling environment. Overall high level of MAGC activity, which allows assessing signs of transformational change and MAGC’s contribution to this change. 

	India
	Opportunity to assess outcomes and impacts of the capacity building component alongside financial investments and how these components work together. As another country with high MAGC activity, opportunity to compare to other countries with high MAGC activity. Also, India saw the first affordable housing deal for the programme. 

	Kenya
	Kenya is a country with substantial MAGC delivery. It has received capacity building support but, at the time of case study selection, has not benefited from the financial component. Opportunity to compare with other countries with varying levels of activity and with other support from the UK government on green housing (UKCI). 

	South Africa
	Opportunity to examine the financial component and financial environment. All other components are also very active, offering an opportunity to do an in-depth analysis. Contextual factors and other interventions can also provide insights into additionality and potential for transformational change. 

	Vietnam
	It was appropriate to include a case study with less MAGC activity at the time of case study selection, to examine context in-depth, the presence of other programmes, and potential barriers to investment. Indonesia was also considered as a case study for the East Asia region. However, it was preferred to include one country with no investments in place at the time of case study selection.


To inform the case studies, four main activities were conducted in each country: 
Stakeholder mapping: Identification of key stakeholders in the green building sector in each country, to understand the main players and inform the sampling of the qualitative interviews. 
Political Economy Analysis (PEA) and Financial Market Analysis (FMA): Secondary research conducted to gather detailed contextual information about developments in the green construction sector in each country. This analysis included a review of the regulatory environment, social and economic factors that shape the market, existing energy efficiency standards, and barriers and enablers to gender, equality, disability, and social inclusion (GEDSI). Desk research was conducted to explore the context of the green finance market in case study countries.
Stakeholder interviews: 1 hour-long depth interviews with stakeholders to understand their views on the green construction sector and whether MAGC was delivering the intended impacts and outcomes. 
Resident focus groups: A focus group discussion (1.5 hours) per country was organised with residents of EDGE-certified buildings to understand how residents perceive living in certified green buildings and their views as consumers on the importance of green construction.[footnoteRef:5]  [5:  No focus groups were held in India due to the difficulty of recruiting participants] 

The information gathered through this primary and secondary research has been synthesised into case study reports reflecting the context, mechanisms and outcomes of MAGC in each tier 3 (T3) country.
Table 2.2 below summarises the primary data collection activities in T3 countries. More information on the methodology can be found in the Technical Annex.
Table 2.2 Summary of data collection in all T3 countries
	Country
	Interviews with FIs (achieved/ target)
	Interviews with building sector stakeholders
	Interviews with policy & wider stakeholders
	Interviews with IFC offices
	Total no. of interviews
	Focus groups (no. of participants)

	Colombia
	3/5
	5/5
	5/4
	1/1
	14/15
	2 (10)

	India
	3/5
	2/5
	2/4
	1/1
	8/15
	0

	Kenya
	2/5
	4/5
	3/4
	0/1
	9/15
	1 (6)

	South Africa
	4/5
	4/5
	5/4
	1/1
	14/15
	1 (10)

	Vietnam
	5/5
	4/5
	5/4
	1/1
	15/15
	1 (6)



Limitations 
There are some limitations to the case studies that should be considered when reviewing this report. First, the response rate varied across the five case study countries. Vietnam had the largest sample with 15 interviews while India had the smallest sample with eight interviews. While this did not affect the quality of the evidence, as the case study approach is focused on exploring themes in-depth within each context. This allows for the identification of themes even with varied sample sizes. However, this limitation impacts the depth and comparability of the evidence base. Some limitations specific to case study countries should also be considered: 
No resident focus groups were held in India due to recruitment challenges. This absence of resident perspectives limits the understanding of the lived experiences of occupants in green buildings in the Indian context. 

In the Kenya case study, accessing accurate and reliable data on the size and growth of the green construction market proved difficult. This data gap limits the ability to quantify the market's development and fully assess MAGC's contribution to market growth in Kenya. A full description of the limitations for the overall evaluation can be found in the Technical Annex.

[bookmark: _Toc189118589]Summary of MAGC delivery in case study countries
The table below summarises the activity delivered by MAGC in each country at the time of conducting the case studies.
Table 2.3 Summary of component delivery in all T3 counties as of FY24
	Country
	Component 1 - Investment/Advisory[footnoteRef:6] [6:  Source: MAGC Annual meeting FY24Q1 and stakeholder interviews] 

	Component 2 - Capacity Building[footnoteRef:7] [7:  Source: MAGC Annual report FY23] 

	Component 3 - EDGE[footnoteRef:8] [8:  Source: MAGC Annual report FY24] 


	Colombia
	Two investments to support FIs (one in FY 2022, one in FY 2023) with advisory services support.
	Market-level engagement plan in implementation. This included green building awareness events and workshops, EDGE training sessions, and technical assistance for municipalities to build technical-financial incentives. 
	100 EDGE Experts and Auditors obtained accreditation since MAGC inception, and 4,897,646 m2 of floorspace received EDGE post-construction certification.

	India
	Three investments to support FIs (one in FY 2022, one in FY 2023, one in FY 2024) with advisory services support, and one advisory-only to a third FI (2020).
	MAGC delivered EDGE expert training to developers, green building awareness events, and advisory to state departments. 
	147 EDGE Experts and Auditors obtained accreditation since MAGC inception, and 5,408,261 m2 of floorspace received EDGE post-construction certification.

	Kenya
	One investment with a housing fund (FY 2024).
	Market-level engagement plan in implementation. This included EDGE workshops and awareness events with developers and financial institutions. 
	154 EDGE Experts and Auditors obtained accreditation since MAGC inception, and 275,918 m2 of floorspace received EDGE post-construction certification.

	South Africa
	Four investments to support FIs (one in FY 2021, one in FY 2022, two in FY 2023). One of these has advisory services support and one has planned advisory support.
	Market-level engagement plan in implementation. This included EDGE workshops and awareness events with developers and financial institutions, and technical assistance to municipalities to certify government issued homes. 
	99 EDGE Experts and Auditors obtained accreditation since MAGC inception, and 1,155,575 m2 of floorspace received EDGE post-construction certification.

	Vietnam
	Two investments to support FIs closed in FY 2024.
	Market-level engagement plan in implementation. So far it has delivered green building awareness events with developers, EDGE expert’s trainings, and knowledge sharing webinars.
	52 EDGE Experts and Auditors obtained accreditation since MAGC inception, and 2,132,143 m2 of floorspace received EDGE post-construction certification.



[bookmark: _Toc189118590]Summary of political economy and financial market analysis
The table below presents a summary of the political economy analysis (PEA) and financial markets analysis (FMA) for case study countries.
Table 2.3 Political Economy Analysis (PEA) and Financial Market Analysis (FMA) in T3 countries
	
	Colombia
	India 
	Kenya
	South Africa
	Vietnam

	Political context
	Colombia is a presidential republic. Key institutions relevant to green construction include the Ministry of Housing, City, and Territory; Ministry of Environment and Sustainable Development; and National Planning Department.  Decentralisation grants autonomy to municipalities and governorships. 

The National Development Plan 2022-2026 prioritises carbon neutrality and resilient climate territories, promoting green construction and energy efficiency. While there's growing interest in green construction, political will and consistent leadership across jurisdictions are needed.[footnoteRef:9] [9:  National Development Plan 2022-2026; Law 1454 of 2011; Law 388 of 1997] 

	India operates under a parliamentary system with a federal structure, with 28 states and 8 union territories. Major decisions related to green construction are typically made at the national level. Key bodies relevant to the green building sector include the Ministry of Environment, Forest and Climate Change (MoEFCC), Ministry of Housing and Urban Affairs (MoHUA), and Ministry of New and Renewable Energy (MNRE). State governments also hold significant power in implementing national policies at the local level. 
	Kenya is a devolved, multi-party democratic republic. The executive (President & Cabinet, relevant Ministries), legislative (Parliament and relevant committees), and county governments share decision-making. Vision 2030, the NCCAP, GESIP, the Energy Act 2019, EMCA 1999, and Building Code 2020 are key policies supporting green construction. While the government supports green construction, competing priorities, budget limitations, and coordination challenges exist.
	South Africa is a constitutional democracy with a tripartite system of government (national, provincial, local). Key institutions relevant to green construction include the Department of Public Works Green Building Unit, the Department of Environmental Affairs, and the Green Building Council of South Africa (GBCSA).  The political landscape encourages green building through policies such as the Spatial Planning and Land Use Management Act and the National Energy Efficiency Strategy.
	Vietnam is a one-party socialist republic led by the Communist Party of Vietnam (CPV).  The National Assembly, Government, Judiciary implements exercise state power. The Ministry of Construction plays a key role in promoting green construction through regulations, incentives, and urban planning initiatives. Political barriers include the lack of a Green Taxonomy and underdeveloped sector strategies.

	Economic context
	The Colombian economy is experiencing modest GDP growth (0.6% in 2023).[footnoteRef:10] The green construction sector is supported by green bonds, carbon offsets, and climate investment funds. The financial sector is actively involved in green financing, with several banks offering sustainable credit lines.   [10:  World Bank (2023) ] 

	India, the fifth-largest global economy ($3.17 trillion GDP in 2023), experienced pandemic-related contraction but experienced 8.2% GDP growth in 2023.[footnoteRef:11] Increased investment is fuelling the rapid growth of the green construction sector, creating new opportunities for developers, contractors, and technology providers. Commercial banks are actively participating in the green construction sector by offering green loans and other financial products. [11:  World Bank (2023)] 

	Kenya is an emerging economy with rapid urbanisation. GDP growth was 5.6% in 2023.[footnoteRef:12] Growing interest and investment in green construction aligns with Kenya's sustainable development goals. The sector is attracting investment, creating jobs, improving energy efficiency, and diversifying the economy.  Government incentives include tax rebates and import duty exemptions. Banks offer green loans, and CSR programs support green initiatives. [12:  World Bank (2023)] 

	South Africa experienced slow economic growth and 0.7% GDP growth in 2023,[footnoteRef:13] impacted by electricity shortages and lower export prices. The construction sector in South Africa plays an important role in job creation and economic growth and contributed 2.7% to the country’s GDP in 2023. [13:  World Bank (2023)] 

	Vietnam has a dynamic emerging economy in the region and experienced a 5% GDP growth in 2023.[footnoteRef:14] The country’s economy is transitioning towards green growth, driven by increasing demand for sustainable practices. The green construction sector is attracting investment and creating jobs. Rapid urbanisation is driving demand for new housing and infrastructure, presenting opportunities for green construction. [14:  World Bank (2023)] 


	Climate change context
	Colombia is committed to reducing GHG emissions by 51% by 2030 in its NDC and adapting to climate change. Focus sectors include energy, transportation, and buildings. The National Roadmap for Buildings to Net Zero Carbon (June 2022) is a reference framework for goals and actions in the sector. [footnoteRef:15] [15:  https://globalabc.org/resources/publications/national-roadmap-net-zero-carbon-buildings-colombia ] 

	India aims for net-zero emissions by 2070, 30% enhanced building energy efficiency by 2030, and 50% renewable electricity by 2030.[footnoteRef:16]  Focus sectors include residential/commercial buildings and infrastructure. [16:  NITI Aayog. (2022). India’s Long-Term Low-Carbon Development Strategy. https://www.niti.gov.in/sites/default/files/2022-08/India-s-Long-Term-Low-Carbon-Development-Strategy.pdf] 

	Kenya's NDC aims for a 32% emissions reduction by 2030. The Climate Change Act (2016) and NCCAP (2018-2022) guide climate action.  Progress is seen in renewable energy expansion, forestry/reforestation, climate-smart agriculture, and green transportation.  
	South Africa is committed to reducing emissions under the Paris Agreement, targeting 31% reduction and 350-420 MtCO2 by 2030.  Strategies include increasing renewable energy (25% by 2030), implementing a carbon tax, and adaptation measures outlined in the NCCAS.  Major targeted sectors are energy, transport, industry, and buildings.
	Vietnam's updated NDC includes a 43.5% emissions reduction target by 2030, and sector-specific emissions targets for 2030 and 2050. In 2022, the Vietnamese government approved the National Strategy on Climate Change for the period to 2050, outlining objectives for proactive adaptation, reducing vulnerability, and achieving net-zero emissions by 2050. Key areas include renewable energy development and climate-resilient infrastructure.

	Green construction context
	Colombia's green building market is growing, driven mostly by certification systems EDGE and LEED, and, to a lesser extent, CASA Colombia. The sector is maturing, with increasing awareness and adoption of sustainable practices. The National Policy on Sustainable Buildings (CONPES 3919 of 2018) aims to integrate sustainability criteria throughout the building lifecycle. Urbanisation is high in major cities, impacting housing density and infrastructure needs.  
	The green building market is growing and is driven by government support, corporate sustainability goals, and consumer awareness. India uses mostly government-led standards like GRIHA and ECBC, while LEED and EDGE appear to have a lower presence.
	Kenya has a growing green building sector with over 100 registered or certified buildings as of 2023. This represents a significant increase from previous years, with 64 buildings registered or certified in 2022 and 25 in 2021.  The Kenya Green Building Society (KGBS) plays a significant role in promoting green building practices in the country. The most common green building certifications in Kenya are IFC EDGE, LEED, and to a lesser extent Green Star.
	Green building is growing in South Africa. Five of South Africa’s major cities (Cape Town, eThekwini, Ekurhuleni, Johannesburg, and Tshwane) have also joined the C40 Cities Network and committed to achieve net zero carbon for new buildings by 2030 and for all buildings by 2050. Green Star South Africa (GSSA) is the most common green building certification, followed by EDGE.
	Vietnam has a growing green building sector with 476 registered or certified buildings as of Q2-2024, with projections to reach 582 by 2030. Frameworks to support sustainable construction, including the National Green Growth Strategy and the National Strategy on Climate Change, and mandatory standards for energy efficiency in building design, construction, and renovation. The most common certifications in Vietnam are LEED, EDGE, and to a lesser extent Green Mark and LOTUS.

	Gender Equality, Diversity, and Social Inclusion context
	Colombia has made progress in GEDSI (45/146 in WEF Global Gender Gap report 2024)), but challenges remain in education, employment, health, and political participation, especially for women and marginalised groups. The CONPES 4080 of 2022 outlines the public policy for gender equality. The National Development Plan 2023-2026 prioritises women's rights. Law 581 of 2000 promotes women's political participation.  Programmes like the "Empowered Women's House" and Bogotá's "My Savings, My Home" aim to improve GEDSI outcomes in the housing sector by delivering subsidies targeting female-led households and improve access to housing for women.
	While India has advanced in GEDSI, challenges persist in education, employment, and health, as reflected in its Global Gender Gap Report 2024 ranking (129/146).  The National Policy for Women (2016) guides empowerment efforts. Key priorities of GEDSI include programmes such as Beti Bachao Beti Padhao (government campaign on gender equality) and the Skill India Mission.
	Kenya ranked 75/146 in the WEF Global Gender Gap report 2024. Barriers persist in employment, education, training, and entrepreneurship. Efforts on GEDSI include government policies (Vision 2030, NCA guidelines, GESIP) and NGO initiatives, integrating GEDSI into educational and training programmes, scholarships, inclusive workplace policies, and improved occupational health and safety.
	South Africa ranked 18/146 in the WEF Global Gender Gap report 2024. Various policy frameworks and programs, such as the Broad-Based Black Economic Empowerment Act, the National Development Plan (NDP), and the National Framework for Women's Empowerment and Gender Equality, have been implemented to promote women's economic empowerment. These efforts have led to some notable achievements, particularly in education and national-level political representation.
	Vietnam ranked 72/146 in the WEF Global Gender Gap report 2024. Barriers include limited access to education and skills development, the urban-rural divide, and cultural norms. The National Strategy on Gender Equality (2021–2030) aims to enhance women's participation across various sectors, including construction. Social inclusion efforts focus on increasing access to vocational training and promoting green jobs for marginalised groups.



[bookmark: _Toc189118591]
Key findings across case studies
[bookmark: _Hlk181353948][bookmark: _Hlk181354662][bookmark: _Hlk181354179]MAGC is demonstrating early success in encouraging green building practices across diverse contexts, though the level of market maturity and the specific challenges vary among countries. MAGC's concessional blended finance for FIs has shown promising results in some countries. The advisory and capacity building, particularly EDGE certification training, contributes to a growing pool of experts and improved understanding among developers and financial institutions. However, translating awareness into widespread adoption still faces some barriers, including perceived high costs, limited access to green finance, and varying policy support.  MAGC's investments and technical assistance are playing a crucial role in addressing these challenges, though the effectiveness varies depending on the specific country context. 
Common findings and lessons learned across countries
In all case study countries, access to affordable green finance was identified as a critical barrier. While MAGC has facilitated the development of green finance products, the terms are not always sufficiently attractive to drive widespread adoption. For example, in Kenya, high costs for developers remain a significant obstacle, while in India, the impact of MAGC's financial interventions is primarily seen within financial intermediaries (FIs), with limited outreach to other stakeholders. 
Recommendation: MAGC could explore mechanisms to enhance the attractiveness of green finance products, such as subsidies and incentives linked to certification, for different market segments (e.g., SMEs, affordable housing). 
Private sector engagement is a key contextual factor influencing MAGC’s success. In three country case studies (South Africa, Vietnam, Colombia) the engagement of private sector actors (specifically developers) was a key enabler for MAGC’s role of accelerator. Understanding the motivations of the private sector is key to driving market adoption of green buildings. In South Africa, Colombia and Vietnam, developers actively pursue green certifications motivated mainly by market differentiation, links to financial incentives and access to international funding. 
Recommendation: MAGC could tailor private sector engagement strategies to focus on key motivations for the sector in a specific country (e.g. when engaging developers, putting more focus on funding opportunities linked to certification, or to market differentiation success). 
Policy support and its effective implementation are key enablers of market transformation. MAGC's experience across all five case study countries demonstrates the need for both strong policy frameworks and robust implementation mechanisms. MAGC's technical assistance has demonstrated its value in supporting policy development and implementation, particularly in creating green building incentives (e.g., Colombia).  While some countries have shown positive policy progress (e.g., Colombia, Kenya), others still face implementation challenges (e.g., South Africa, India). Continued and expanded investment in policy support and implementation capacity building is a high-impact opportunity for MAGC. 
Recommendation: MAGC could therefore maintain and, where relevant, expand its focus on supporting public sector stakeholders in developing, implementing, and enforcing effective green building policies. Decentralised governance can be leveraged to promote green building at the local level (following the example of Colombia).
Limited consumer awareness of green building benefits is a key barrier to market growth across all five countries. This lack of understanding hinders developers' efforts to differentiate green projects and drive demand. 
Recommendation: MAGC should continue its valuable work in raising awareness, with a specific focus on consumer-oriented awareness activities that highlight the advantages of green buildings, such as reduced utility bills, improved health, and environmental benefits.
Concern about the overall project costs of green buildings was common in multiple case studies (especially in Kenya, India, and South Africa). This includes both upfront capital expenditures and long-term operational costs. Furthermore, the cost and availability of green building materials, often requiring imports, pose a challenge, particularly in Kenya and India. 
Recommendation: MAGC should ensure the cost barriers experienced are considered specifically in tailoring its activities to specific countries.
It is important to acknowledge the influence of other factors that have contributed to the positive outcomes observed in the market. One such factor is the increasing global awareness of the urgent need to address climate change and promote sustainable development. This heightened awareness has put pressure on governments, businesses, and individuals to adopt more environmentally friendly practices, including in the construction sector. 
Context-specific lessons learned
Finally, the case studies reveal the importance of tailoring MAGC's approach to the specific context of each country. 
In Kenya and India, greater focus on consumer awareness and capacity building among local contractors is needed. 
In Vietnam, engaging with policymakers to develop a national green building framework and fostering greater government engagement is crucial. 
In South Africa and Colombia, where EDGE certification is gaining traction, ensuring quality control and aligning resident experiences with marketed benefits will be essential for long-term success.
In the final impact evaluation, further research will be needed on MAGC's contribution to observed outcomes and to impact and refine strategies for long-term market transformation.

[bookmark: _Toc189118592]3 Colombia Case Study
[bookmark: _Toc179441159][bookmark: _Toc189118593]3.1 Introduction and summary of methodology
The evaluation team conducted a case study in Colombia to understand the current state of the green construction market and the outcomes achieved by the MAGC programme to date. Chapter 3 presents an overview of the learnings from this research.
Colombia was selected as a case study country due to EDGE's success and efforts to improve the enabling environment. The high level of MAGC activity as described above allows assessment of transformational change and MAGC's contribution to it.
Colombia's MAGC activities include:
Two investments supporting FIs, coupled with advisory services (component 1).
A market-level engagement plan encompassing green building awareness events, EDGE training, and technical assistance for municipalities (component 2).
100 accredited EDGE Experts and Auditors, along with 4.8 million m2 post construction EDGE-certified floor space (component 3).
The findings presented in this chapter are based on: 
Desk research[footnoteRef:17].  [17:  We reviewed internal documentation of the programme, literature and other documentation. See list of references at the end of this case study.] 

Two focus groups[footnoteRef:18] with residents of EDGE-certified buildings with a total of ten homeowners (three from the city of Pereira and seven from the city of Bogotá). [18:  The first focus group included the participation of four residents. Two were citizens from the city of Pereira and two from the city of Bogotá, all involved in different green building projects. A second session was organized because participation in the first opportunity was not very high. For this second session, we had the participation of six people, five from the city of Bogotá and one from the city of Pereira. Three residents from Bogotá live in the same green building project, while the remaining two live in different buildings.] 

One interview with an IFC representative. 
Three interviews with FIs. 
Five interviews with green building sector stakeholders. 
Five interviews with policy makers and representatives of wider stakeholder groups[footnoteRef:19].  [19:  These refer to think tanks, research organisations, and the academia.] 

More information on the methodology can be found in the Technical Annex.
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Market size and growth
Colombia's green building sector has experienced sizable growth in the last decade, transforming from a nascent market to a regional leader in sustainable construction. As of December 2022, 11.5 million m2 of green building space were either built or under construction.[footnoteRef:20] In 2019, the market penetration of certified green buildings was estimated at 8% of all new formal constructions.[footnoteRef:21] By September 2021, this had risen to over 20% of new builds being certified green.[footnoteRef:22] [20:  Consejo Colombiano de Construcción Sostenible (CCCS) (2024): Estado de la Construcción Sostenible en Colombia]  [21:  International Finance Corporation (2019): Colombia Green Building Market Snapshot 2019]  [22:  EDGE (2021): Colombia: Green Buildings Accelerate from Zero to 20 percent of the Market in Four Years, published on the EDGE Buildings website] 

In Colombia, the most frequently used green building certifications are EDGE, LEED, and CASA Colombia. According to the Colombian Council for Sustainable Construction (CCCS[footnoteRef:23]), EDGE is the dominant certification in the country, followed by LEED. CASA Colombia is a Colombian initiative focused specifically on sustainable housing. [23:  Consejo Colombiano de Construcción Sostenible] 

The table below summarises and compares the green certifications used in Colombia:
Table 3.1. Green building certifications in Colombia
	Parameters
	EDGE
	LEED
	CASA Colombia

	Origin
	International
	USA
	Colombia 

	Year of Implementation
	2014
	1998
	2016

	Key focus
	Energy, Water, and Material
	Energy, Water, Materials, Indoor Air quality, Sustainable Site
	Water, Energy, Material efficiency, Well-being, Social responsibility

	Administering Body
	International Financial Corporation
	IGBC (CII)
	Colombian Council for Sustainable Construction

	Rating 
	NA
	Certified, Silver, Gold and Platinum
	Sustainable, outstanding and exceptional

	Sqm certified in Colombia
	[footnoteRef:24][footnoteRef:25][footnoteRef:26] [24: ]  [25:  As of August 2024, a total of 18 million certified m2 were registered, according to information from the local IFC office.]  [26: ] 

	7 million[footnoteRef:27] [27:  Around 7 million square meters have been registered under this certification. It is perceived to be applied to a lesser extent because it demands issues of social responsibility in urban planning and generates more costs compared to other certifications.] 

	0.6 million[footnoteRef:28] [28:  https://fedemaderas.org.co/wp-content/uploads/2025/01/Boletin-Enlace-Verde-2024_Q4.pdf. It is used to a lesser extent compared to other certifications because it is more costly than the others. According to the information collected, this certification handles issues of "commissioning" within the construction and review of compliance with strategies during the project's construction, factors that impact costs and times and are ultimately considered when choosing which certification is most convenient. ] 




Top-down drivers and challenges
Colombia's decentralised political structure allows municipalities and governorships autonomy in housing project decisions, impacting green building progress inconsistently across the country. Key national institutions include the Ministry of Housing, City, and Territory (focused on planning and regulating construction, particularly social housing), the Ministry of Environment and Sustainable Development (promoting environmental policies), and the National Planning Department.
[footnoteRef:29]￼ and tax breaks for energy-efficient technologies, have played a significant role in stimulating the market.[footnoteRef:30] These policies have established a clear framework for sustainable construction and enhanced the financial viability of green building projects.   [29:  Colombia’s Green Building Code is a comprehensive regulatory framework which established stringent sustainability standards for construction projects.]  [30:  EDGE (2021): Colombia: Green Buildings Accelerate from Zero to 20 percent of the Market in Four Years, published on the EDGE Buildings website] 

Government subsidies for both social housing and sustainable certifications further encourage the adoption of green standards. This has led to the development of new business models like rental housing, social housing, retrofitting, and sustainable tourism connected to sustainable accommodation.
Resolution 0549 of 2015, CONPES 3919 of 2018, and Resolution 019 of 2022 establish a national framework for sustainable construction.[footnoteRef:31] However, Colombia's decentralised political structure, while granting local autonomy, means that these resolutions are not implemented consistently across the country. This leads to variation in the uptake of sustainable construction across different regions within Colombia. The autonomy afforded to regional authorities means that they prioritise different issues like social or economic needs over expanding green construction projects, which leads to variations in regional uptake of green construction.  [31:  Sustainable Construction refers to the incorporation of the concept of sustainability in the process of planning, design, construction and operation of buildings and their environment, which seeks to optimise natural resources and building systems, in a way that minimises the impact on the environment and people's health.] 

Bottom-up drivers and challenges
The private sector has also been instrumental in the uptake of green construction, with construction companies increasingly prioritising environmental responsibility and adopting certifications such as LEED, EDGE, and CASA Colombia.
FIs have become key players, with approximately 25% in Colombia actively offering green financing options, including preferential loan rates for green construction projects.[footnoteRef:32] Multilateral banks, such as the Inter-American Development Bank and the World Bank, have provided funding and technical support, further bolstering the sector's growth. The Colombian Council of Sustainable Construction and the Colombian Chamber of Construction (Camacol) have actively promoted sustainable projects, contributing to market expansion. [32:  Consejo Colombiano de la Construcción Sostenible. (2024). Estado de la Construcción Sostenible en Colombia, 2da Edición. CCCS.] 

The Colombian private sector faces investment risks in green buildings due to uncertain market demand for buildings, fluctuating economic conditions (including currency volatility against the US dollar), and a lack of clear information on the long-term benefits of green buildings. To address these challenges, the Colombian Council of Sustainable Construction and the Colombian Chamber of Construction (Camacol) have proactively promoted sustainable projects. 
FIs, especially banks, are pivotal in the green construction sector. They provide essential financial products and services that incentivise sustainable practices, offering a range of green financing options, including credits for green construction projects and incentives for housing that is certified by a green construction standard like EDGE, or preferential interest rates for developers building to green standards. Multilateral banks like the Inter-American Development Bank and IFC play a crucial role in providing financing and technical cooperation outside of the funding provided by MAGC. 
In interviews, construction companies mentioned a few challenges facing the development of green buildings. Some referred to general financing challenges (e.g., currency volatility against the US dollar), whereas others related specifically to green buildings:
Lack of technical knowledge in the sector.
Uncertain market demand and lack of clear information on the long-term benefits of living in a green building.
Construction companies’ perception that green buildings have higher initial costs than conventional buildings.
The length of the processes required to design, build and certify buildings, compared to conventional buildings (this referred to designing green buildings, as well as the additional time of applying for certifications).
Increased awareness among individuals and businesses regarding the importance of eco-friendly construction practices has also driven demand for green buildings. The focus groups undertaken with residents of Bogotá and Pereira, where the climate is temperate and hot respectively, enabling different perspectives on green buildings to be shared, revealed that residents recognise the advantages of sustainable housing, including cost savings (reduction in utility bills like water and energy) and enhanced quality of life (as green buildings also tend to have recreational spaces), which further propels market growth. 
[bookmark: _Toc179441161][bookmark: _Toc189118595]3.3 Mechanisms and outcomes 
This section provides an assessment of MAGC outcomes in Colombia by component.
Component 1: Advisory services and concessional blended finance investment to financial intermediaries
FIs are increasingly recognising and understanding the importance of EDGE certification as a standard for financing green construction, and this has been partly driven by IFC advisory services. The representatives of the FIs consulted mentioned that they received support from MAGC through the structuring of an investment with the IFC for green projects. As of the end of 2024, $108 million of finance had been mobilised by two FIs (BBVA and Banco de Bogota) from $3.63 million of MAGC funding[footnoteRef:33]. A stakeholder for BBVA noted that the investment from IFC through MAGC had encouraged construction companies to certify their projects as EDGE Advanced through financial incentives. Construction companies were reimbursed 1.5% of the project value in two stages: 50% was reimbursed upon obtaining preliminary certification and the remaining 50% was reimbursed upon obtaining the final certification.

The common factor noted by FIs regarding MAGC's support is that it, “has served as a facilitator for launching specific financial products to encourage the construction of certified projects, offering differential rates and distinct processes for sustainable projects. Additionally, MAGC has provided a platform for discussing the importance of the government incentivising sustainable construction with tax benefits." – FI, Colombia. This discussion is primarily led by the construction trade association, with the participation of government stakeholders and FI representatives. [33:  Sourced from IFC annual report 2024] 

FIs have increasingly integrated sustainability into their core strategies, recognising its long-term benefits not only for the environment but also, primarily, for economic reasons. The development of specific training programmes aimed at enhancing the sustainability competencies of financiers has been a key aspect. These programmes ensure that financiers are well-equipped to assess and finance sustainable projects effectively. 
Component 2: Country-level capacity building
Policymakers and various green building sector stakeholders concur that there has been a positive evolution in the last five years in the knowledge and awareness surrounding green construction among construction companies and their supply chains. This progress is largely attributed to training initiatives such as the EDGE expert courses, which have successfully trained over 700 professionals, thereby significantly expanding the community of knowledgeable personnel in this field. 
The main result thus far of the technical advice provided by IFC is the publication of a decree on incentives for green construction in the Municipality of Envigado (Antioquia),[footnoteRef:34] which was achieved within the framework of the activities developed between the municipality and the MAGC programme. This Decree includes incentives for developers such as the possibility of building more homes in a development if it is certified as being a green building (e.g., by granting one additional storey). Certifications through EDGE, LEED, and CASA are accepted. [34:  Details of the Decree are available here: https://www.concejoenvigado.gov.co/wp-content/uploads/2023/02/ACUERDO-001-2023-ENERO-24-DE-2023.pdf ] 

Among construction companies, the demand for in-house experts on green construction is rising, with firms actively seeking professionals who can provide timely and informed advice along the project cycle, from planning and design to sales of green building units. Capacity building activities for stakeholders along the green building project cycle are therefore very relevant. 
The technical assistance provided by the IFC in Colombia is deemed crucial for building capacity within the construction sector and overcoming existing investment barriers. Beneficiaries of this assistance report that it has been instrumental in training sales teams and raising awareness among final customers regarding the advantages of green construction projects. Furthermore, this technical support is essential for the dissemination of knowledge and the development of a robust community of certified EDGE experts. 
Even so, it is noted that such assistance could be enhanced by making it more specific and contextually relevant, considering the complete project lifecycle, the time needed (in most cases) to design, execute and deliver EDGE buildings (which is longer than conventional buildings), and financial closure. 
For example, while the IFC offers technical advice on achieving desired certification levels, this guidance may not fully address practical challenges like cost overruns or specific project stages associated with green buildings. Certain equipment such as rainwater collection tanks and green irrigation, when integrated into a project to meet certification standards, generates additional costs. This is due to, according to a green building sector stakeholder, the market not yet being able to supply these components in sufficient quantities. Some interviewees mentioned that they would find it useful to receive assistance on these common challenges associated with green buildings. This observation suggests that, while technical assistance is valued and considered effective, there is potential to improve its applicability to better suit the specific needs of each project.
Additionally, the trade association of construction companies emphasises the importance of effective communication with local communities and end users This ensures they fully comprehend the benefits of living in green buildings. Among the public, awareness of green buildings and their benefits is limited to those who already live in green buildings. According to stakeholders from the wider policy sector, there is still insufficient dissemination of residential and commercial benefits of EDGE to end clients. Small and medium-sized companies (SMEs) find it harder than large developers to disseminate benefits to the end user. According to FIs and construction guild representatives interviewed, SMEs within the sector lack adequate information and training on the parameters, costs and benefits associated with incorporating sustainability criteria into construction.  Thus, they are not able to pass this information on to end-users. 
According to stakeholders in the green building and wider policy sector that were interviewed, there is a perception in SMEs that they feel certification requires a strong financial foundation. As a result, there is less interest among these small companies in obtaining certifications for their projects, meaning only large companies have been participating in the green construction market. 
Representatives of the construction sector mentioned that public understanding of green construction is improving. An IFC report (2022) found that 78% of residential green building occupants surveyed (79 out of 101) were willing to pay up to 2% more to live in buildings that meet sustainability criteria in terms of energy efficiency (whether this is to rent or to buy properties).[footnoteRef:35] Indeed, for residents of green buildings, there is a shift in perception: they do not believe that it is only about modern or vanguardist designs, but now see it as an effective strategy for generating environmental and climate benefits, that add up to their savings goals.  [35:  International Finance Corporation (2022), Green Building Market Stakeholders Assessment Colombia 2022, World Bank Group. ] 

Component 3: Maintenance and improvement of the EDGE certification system
In this research, we have evaluated stakeholders' perspectives and the adoption of the EDGE certification and platform in Colombia. Stakeholders in the green construction sector generally perceive the EDGE certification positively, appreciating its ease of implementation and focus on the adoption of the use of environmentally friendly materials. This certification has facilitated access to more favourable financing options and has positioned Colombia as a leader in green construction on an international scale. 
However, there is room for improvement in the use of the platform in terms of training and communication to expand its reach, particularly among medium and small construction companies. It has been identified that these companies often hold the misconception that complying with EDGE certification standards involves costs beyond their financial capacity. This belief largely stems from a lack of knowledge. Therefore, this could be an opportunity for the programme to target this lack of knowledge, as it is anticipated that as these companies gain a better understanding of the certification process, there will be a greater adoption of practices aimed at achieving EDGE certification standards.
All the construction companies interviewed for this evaluation confirmed that they use the EDGE tool and the certification guidelines, which indicates a high level of uptake of the EDGE certification and platform. This uptake is driven by the access to green financing it offers and its alignment with sustainability objectives. Beyond project certification, the platform enables measurement and recording of the impact of sustainability strategies, allowing construction companies to plan and evaluate their projects' energy and water efficiency. 
In line with what was previously mentioned, and recognizing the simplicity offered by the EDGE tool, Camacol Antioquia notes that currently, more than 950 projects nationwide are in the process of certification, of which 90% are residential and 70% of these correspond to Social Interest Housing projects, which will potentially have a positive impact for some lower-income households.
Stakeholders have noted that improvements to the EDGE platform, such as multi-language accessibility (in this case, Spanish) and the introduction of the EDGE Zero Net Carbon ready certification[footnoteRef:36], have had positive benefits: they have simplified the platform use and increased its adoption, contributing to the broader uptake of EDGE certification in Colombia. [36:  EDGE Zero Carbon certification offers clients the opportunity to certify their projects as carbon neutral. A minimum of 20% savings in water and energy are required, with 40% energy savings on-site, and 100% energy savings achieved either through renewables or carbon offsets. The platform explains that for projects that have not previously achieved EDGE certification, EDGE Advanced certification must first be achieved before being able to achieve EDGE Zero Carbon certification.] 

Among the residents who participated in the focus groups, only a few knew that their building was EDGE-certified. They first became aware of the certification because they were able to access preferential financial products when they bought their homes, for instance with reduced interest rates. Some residents were initially unaware of their buildings' green status or certification. They discovered the benefits mainly through savings on utility bills, such as electricity and water.
The buildings where the residents interviewed lived had other features in addition to EDGE which residents also commented on. For instance, these buildings tend to have large social spaces such as community halls and green areas for recreation, which were positively valued. Other positive aspects mentioned revolved around ventilation, integration of architecture with the natural environment, and efficient design and construction, which led to lower maintenance costs for residents.  
Box 3.1 Financial intermediary case study in Colombia
A prominent FI in Colombia has been at the forefront of green construction initiatives since around 2010. Through its active participation in the Market Accelerator for Green Construction (MAGC), the FI has achieved significant advancements that underscore its leadership in the sustainability sector.
Leadership in sustainability: The FI has firmly established itself as one of the leaders in sustainability within Colombia, actively promoting green construction through the development and provision of specific financial products to construction firms tailored to support sustainable projects.
Financial products: The bank offers green construction loans and green mortgage credits with favourable conditions designed to stimulate the development of environmentally friendly projects. These financial products are pivotal in encouraging construction companies to engage in green construction practices.
Strategic alliances: The FI has forged strategic alliances with key entities such as IFC, which has enabled the issuance of green bonds amounting to 433 billion Colombian pesos (approximately 102 million USD) aimed at financing sustainable construction projects for construction companies and buyers and has enhanced the bank's consultancy services. These collaborations have significantly improved the bank’s suite of sustainable financial products, aligning them with global benchmarks.[footnoteRef:37] The interview highlights that the goal of this strategy was to have resources available to offer sustainable loans in the market, whether for construction loans or long-term mortgage loans, implying that the bonds were intended for both construction companies and buyers. [37:  The financial institution is part of the Dow Jones Sustainability Index (DJSI) and is featured in the Standard & Poor’s Sustainability Yearbook, which are global benchmarks in sustainability.] 

Social impact: In addition to its environmental initiatives, the FI has made strides in fostering social inclusion within the construction sector. This includes promoting the participation of women in construction, thus contributing to gender equality and empowerment in the industry. The FI offers specific financial products that facilitate women's access to financing for construction projects, either as entrepreneurs or as part of cooperatives or associations seeking to develop sustainable or innovative projects.
Education and awareness: A critical component of the FI strategy is its focus on debunking common myths associated with green construction. The bank is committed to educating both construction companies and buyers about the tangible benefits of sustainable construction, thereby increasing awareness and understanding across the sector.
Future goals: It aims for a significant share of its construction loan portfolio to be sustainable by 2030, reflecting its commitment to expanding the green construction market.
In summary, the FI's comprehensive approach to promoting green construction through innovative financial products, strategic partnerships, and educational initiatives has positioned it as a key player in Colombia’s green construction landscape. From the interviews conducted, the evaluation team infers that MAGC has been a contributing factor, though not the only one, in the FI’s strategy on sustainable finance. MAGC’s contribution will be further explored through contribution analysis in the impact phase of the evaluation. 
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[bookmark: _Toc181889353][bookmark: _Toc181889434][bookmark: _Toc189118597]Lessons learned
Awareness and capacity building
For all stakeholders, a key lesson is the critical importance of enhancing the dissemination of information regarding the benefits of sustainable buildings. There is initial evidence that better and more dissemination could positively influence market dynamics from both the supply and demand sides. On the supply side, it helps the construction sector understand that the additional costs of incorporating sustainability measures are not as substantial as initially perceived. On the demand side, it notices the benefits of these investments. 
This notes the necessity for enhanced communication and training regarding sustainable construction practices. This encompasses educating both the construction sector and consumers about the long-term benefits of sustainable buildings, such as cost savings, improved quality of life, and reduced environmental impact. The role of technical assistance, particularly from organisations like IFC, is crucial in bridging the knowledge gap and facilitating the adoption of sustainable practices. 
Policy and regulatory enablers
Another lesson is that having updated regulations and policies is important for market growth, and MAGC can have a role through the provision of capacity building. The Decree in Antioquia is a good example of this, and this activity could be replicated in other areas of the country.  
Cross-sector collaboration
The future performance of Colombia's sustainable buildings market will hinge on the collaboration among various actors to formulate a cohesive work agenda aimed at addressing identified barriers. In practice, this means different stakeholders from government, private companies, NGOs and other relevant stakeholders should create a joint action plan to address the current challenges facing the green construction sector. 
This collaboration should leverage both public and private sector commitments to achieve environmental goals within the framework of the Sustainable Development Goals (SDGs) and the Nationally Determined Contributions (NDCs) for emission reduction in the construction sector. Such a collaborative approach is anticipated to foster innovation, boost market confidence, and advance the sustainable construction agenda, setting a precedent for other countries in the region. While this is beyond the direct control of MAGC, the programme can also have a role in supporting this collaboration through its convening function, e.g., through its events.
GEDSI learnings
The Colombia case study generated several GEDSI learnings. A key learning from the case study on the GEDSI context in the Colombian construction sector was that while the majority of properties constructed tend to be social housing, these are often bought by individuals who can afford to buy non-subsidised homes, or by those intending to resell or rent them. This means that fewer green buildings are available to those from lower-income households. This highlights how the green construction of social housing does not necessarily result in positive outcomes for lower-income groups.
The focus groups with residents of green buildings in Colombia also resulted in GEDSI learnings. Residents confirmed that their homes are more cost-effective in terms of energy and water consumption, and homeowner association fees, demonstrating that green buildings can reduce the cost of living for marginalised groups. However, the groups also highlighted gaps in disability accessibility in the buildings, demonstrating that green buildings are not necessarily more accessible for people with disabilities.  
Stakeholders referenced useful case studies which can be used to understand how green construction can address different GEDSI aims, including an organisation specialising in building sustainable social housing projects catering to middle and low-income groups and a programme aimed at promoting gender inclusion within the construction sector. Both case studies are discussed in more detail in the GEDSI annex. 
As referenced in the mini-case study, there is also an example of an FI which was able to foster inclusion in the construction sector by promoting the participation of women in construction as entrepreneurs, through cooperatives or associations seeking to develop sustainable or innovative projects. These case studies provide examples of how GEDSI aims can be supported through green construction programmes.
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Improvements to overall MAGC delivery
Further promote the financial benefits of green buildings: Highlight the availability of green financing options, such as preferential loan rates and green mortgages, to both developers and end-users.
Recommendations by MAGC component
Expand targeted training and outreach for SMEs: Address the knowledge gap amongst small and medium-sized construction companies regarding EDGE certification and green building practices. Develop tailored workshops, webinars, and informational materials that clearly outline the costs, benefits, and processes involved. Include case studies of successful SME green building projects to demonstrate feasibility and profitability. 
Develop more context-specific technical assistance: Refine the technical advice provided to developers by the IFC and MAGC to address practical challenges faced by developers throughout the entire project lifecycle of green buildings. Offer guidance on cost control, material selection, construction techniques specific to green building, and navigating the certification process. 
Promote successful models like the Decree in Antioquia: Disseminate the success story of Antioquia, which incentivises green building through density bonuses, to other municipalities across Colombia. Provide technical assistance and support to local governments interested in replicating similar policies.
Strengthen collaboration and coordination: Facilitate a collaborative platform involving public and private sector actors to develop a unified agenda for addressing barriers to green building adoption. Align efforts with national environmental goals and international frameworks like the SDGs and NDCs. MAGC can play a convening role in fostering this collaboration.
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[bookmark: _Toc189118601][bookmark: _Toc163058835]4.1 Introduction and summary of methodology
The Ipsos evaluation team conducted a study in India to understand the current state of the green construction market and the impact of the MAGC programme. This report presents an overview of the learnings from this research.
India’s MAGC activities include:
Three investments to support FIs coupled with advisory services and one advisory-only support to an FI (component 1).
EDGE expert training to developers, green building awareness events, and advisory services to state departments (component 2).
147 accredited EDGE Experts and Auditors, along with 5.4 million m2 post construction EDGE-certified floor space (component 3). 
India was chosen as a case study country because it allows for the evaluation of the outcomes and impacts of the capacity building component (component 2) alongside financial investments (component 1), providing insights into the interplay between these components. With significant MAGC activity, India offers a valuable comparison to other countries with similar MAGC engagement. Furthermore, India was the site of the first affordable housing transaction.
The findings presented in this chapter are based on: 
Desk research[footnoteRef:38].  [38:  We reviewed internal documentation of the programme, literature and other documentation. See list of references at the end of this case study] 

One interview with an IFC representative.
Three interviews with FIs.
Two interviews with green building sector stakeholders.
Two interviews with policy makers and representatives of wider stakeholder groups[footnoteRef:39].  [39:  These refer to think tanks, research organisations, and the academia.] 

More information on the methodology can be found in the Technical Annex.
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4.2 Context analysis
[bookmark: _Hlk181194176]Market size and growth
According to available secondary data and interviews conducted as part of the case study with a range of stakeholders from the policy, building, and financial sectors, India's green building market is steadily advancing, driven by rising investment and government support. Over recent years, there has been a noticeable increase in the market for various green certification agencies. For instance, GRIHA's green footprint doubled from 7.05 million square feet in 2016 to 13.83 million square feet in 2019[footnoteRef:40].  [40:  Statista. (n.d.). Green footprint of GRIHA projects in India. Retrieved from https://www.statista.com/statistics/1229176/india-green-footprint-of-griha-projects/ ] 

Similarly, India was among the top three countries for LEED certification in 2022 and 2023, with 323 and 248 projects certified respectively[footnoteRef:41],[footnoteRef:42]. As of January 2025, EDGE-certified green buildings span 10 million square meters [footnoteRef:43]. Despite the availability of data for individual certifications like LEED, GRIHA, and EDGE, there is a lack of comprehensive analysis of overall certified green building space. Analysis by the International Financial Corporation (IFC, 2020) reveals that certified floor space constituted just 2% of the formal new built area, although this information might now be out of date it is useful to put data in perspective.[footnoteRef:44] [41:  Green Business Certification Inc. (n.d.). India ranks second in the world for green buildings. Retrieved from https://www.gbci.org/india-ranks-second-world-green-building ]  [42:  Business Standard. (2023, February 7). India ranks 3rd in USGBC's list on green building certification for 2023. Retrieved from https://www.business-standard.com/industry/news/india-ranks-3rd-in-usgbc-s-list-on-green-building-certification-for-2023-124020701347_1.html ]  [43:  IFC MAGC Annual Report & Logframe data 2024]  [44:  International Finance Corporation. (2023). India Green Building Market Maturity Sheet. Retrieved from https://edgebuildings.com/wp-content/uploads/2023/11/IFC0077-2023-India-Green-Building-Market-Maturity-Sheet.pdf ] 

A detailed analysis by the Global Buildings Performance Network (GBPN)[footnoteRef:45] and stakeholder discussions with building and policy stakeholders (during interviews) highlights that over the last two decades, the Government of India has established numerous guidelines, codes, and schemes aimed at decarbonising the green building sector. These include Eco-Niwas Samhita (2018), Energy Conservation Building Code 2017 (ECBC), and schemes such as Unnat Jyoti by Affordable LEDs for All (UJALA), Pradhan Mantri Aawas Yojna (PMAY) - Urban, and 4/Perform Achieve and Trade (PAT). States and local governments play crucial roles in implementing and enforcing these measures, and the adoption of green building varies across states and regions in India. States like Maharashtra, Karnataka, Telangana, Tamil Nadu, Gujarat, Uttar Pradesh, Haryana, Delhi, and West Bengal are leading in Indian Green Building Council (IGBC) green building certification compared to other states[footnoteRef:46]. [45:  Global Buildings Performance Network. (2022). GBPN India Country Policy Insight. Retrieved from https://www.gbpn.org/wp-content/uploads/2022/08/GBPN-India-Country-Policy-Insight.pdf ]  [46:  Indian Green Building Council. (n.d.). [Image]. Retrieved from https://igbc.in/frontend-assets/images/imap10.png] 

Policy and wider stakeholders (from research organisations) also discussed that the adoption rate of green practices varies across building types, with a focus mainly on commercial and government buildings. Market demand, ESG considerations, and the potential for increased tenant revenue are driving forces in the commercial building sector. ESG considerations, which involve evaluating environmental impact, social responsibility, and governance practices, are becoming crucial in the commercial building sector as they drive sustainable and ethical business practices. 
In contrast, government buildings are mandated towards green certification. The residential sector experiences slower uptake due to cost issues (both actual and perceived), lack of awareness among buyers and builders, and the challenge of aligning occupant behaviour with sustainable practices such a using alternative construction materials or sustainable household equipment such as energy efficient lighting. The growth of India's green building market is closely linked to the increasing adoption of various green building certifications. These certifications provide a framework for evaluating and benchmarking sustainable building practices, attracting investment and driving market expansion. The main green building certifications in India are as below:
Green Building Rating System (GRIHA): GRIHA is the national rating system for green buildings in India, established by The Energy and Resource Institute (TERI). It provides a framework for evaluating and certifying buildings based on their environmental performance. Buildings are rated on a five-star scale, with five stars being the highest level of sustainability. GRIHA certification is mandatory for government buildings and incentivised for private buildings through various mechanisms such as financial benefits, additional floor area ratios (FAR), and expedited environmental clearances.   
Indian Green Building Council (IGBC): The IGBC is a non-profit organization that promotes green building practices in India. The certification focuses on Energy, Water, Site, Materials, Indoor Air quality. It offers various green building rating systems, including IGBC Green Homes, IGBC Green Factory, and IGBC Green Townships[footnoteRef:47].  [47:  Indian Green Building Council. (n.d.). IGBC. IGBC. https://igbc.in/ ] 

ASSOCHAM GEM: The ASSOCHAM GEM sustainability (green) certification programme is a strategic initiative designed to enhance the sustainability of buildings throughout their lifecycle. Drawing upon BEE ECBC 2017 and NBC 2016 standards, the programme awards ratings from GEM 1 to GEM 5 based on a project's fulfilment of essential requirements and accumulation of points across thirty sustainability principles.[footnoteRef:48] [48:  Associated Chambers of Commerce and Industry of India. (n.d.). About GEM Rating. ASSOCHAM. Welcome (green-assocham.com)] 

Leadership in Energy and Environmental Design (LEED)[footnoteRef:49]: LEED is used in India for projects seeking international recognition for their sustainability performance focusing on sustainable site development, water saving, energy efficiency, material selection and indoor environment quality.  [49:  ELA Green Consultants. (n.d.). Green building certification. ELA Green Consultants. https://elagreenconsultants.com/green-building-certification/] 

Excellence in Design for Greater Efficiencies (EDGE): EDGE is gaining traction in India due to its focus on the business case for building green and the value it offers to property developers. EDGE provides a precise focus on verified performance, delivering valuable insights into a building's operational costs, the additional capital investment required to achieve EDGE standards, and the significant reduction in greenhouse gas emissions. Furthermore, EDGE uniquely incorporates the embodied energy of materials, evaluating the energy used in their manufacturing and extraction. This allows property developers to make informed design decisions grounded in financial considerations.[footnoteRef:50] [50:  www.constructionweekonline.in/business/20515-edge-certification-leading-indias-green-building-transformation] 

The table below summarises and compares the green certifications used in India:[footnoteRef:51] [51:  Through various mechanisms such as financial benefits, additional floor area ratios (FAR), and expedited environmental clearances. ] 

	Parameters
	GRIHA
	IGBC
	ASSOCHAM
	LEED
	EDGE

	Origin
	India
	India
	India
	USA
	International

	Year of Implementation
	2007
	2001
	2016
	1998
	2014

	Key focus
	Energy, Water, Site, Materials, Indoor Air quality
	Energy, Water, Site, Materials, Indoor Air quality
	Eco-friendly practices
	Energy, Water, Materials, Indoor Air quality, Sustainable Site
	Energy, Water, and Material

	Administering Body
	Ministry of Housing and Urban Affairs
	IGBC (CII)
	ASSOCHAM
	IGBC (CII)
	International Financial Corporation

	Rating 
	1 to 5 star
	Platinum, Gold, Silver
	GEM level 1 to 5
	Certified, Silver, Gold and Platinum
	NA

	Sqm certified in India
	86 million[footnoteRef:52] [52:  Sqm footprint as per GRIHA website: https://www.grihaindia.org/] 

	3 million[footnoteRef:53] [53:  https://edgebuildings.com/wp-content/uploads/2023/11/IFC0077-2023-India-Green-Building-Market-Maturity-Sheet.pdf ] 

	0.7 million￼ 
	8.5 million[footnoteRef:54] [54:  https://www.gbci.org/india-retains-third-position-globally-leed-green-building-certification-2024 ] 

	10 million[footnoteRef:55] [55:  IFC annual report 2024 (Cumulative Floor space that received post-design EDGE Preliminary Certification (m2)).] 




According to secondary data, the growth of India’s green building market is also evident through a rise in investment from various sources. Several key players contribute to investments in the green building sector in India:
Government: The Indian government is a major investor in green construction, providing financial incentives such as interest subventions, capital subsidies, and tax benefits to attract private investment and accelerate the adoption of sustainable building practices. Numerous guidelines, codes, and schemes, including the Eco-Niwas Samhita (2018) and the Energy Conservation Building Code 2017 (ECBC), further support this commitment.
Private equity and venture capital: Recognising the sector's potential, private equity and venture capital firms are actively investing in green construction projects, further strengthening the financial foundation of the sector.
Commercial banks: Commercial banks are offering green loans and other financial products tailored to sustainable construction projects, making it easier for developers to access necessary capital.
International financial institutions: Organisations like the World Bank and the Asian Development Bank are providing loans and grants for green construction projects in India, demonstrating global recognition of the sector's importance.
Investment strategies often incorporate impact investing principles, seeking both financial returns and positive social and environmental impact. A long-term investment horizon is prevalent, acknowledging the longer payback periods of green construction projects. Risk mitigation strategies, such as diversification and due diligence, are employed to ensure the sustainable growth of the green building sector. This growth is reflected in the increasing number of certified green buildings, with India consistently ranking among the top countries for LEED certifications.
[bookmark: _Toc176958270]Barriers in the green building sector
Stakeholders from India’s green building sector interviewed for this evaluation highlighted barriers to green building in India stem from both systemic challenges and industry-specific issues. At the core, there is no uniform definition of what constitutes a green building in India, with parameters varying according to the certification agency. The adoption of guidelines, regulations, and programmes varies across states, necessitating an understanding of each state's guidelines among the green building sector and FIs to effectively plan and implement green building projects. 
These inconsistencies lead to challenges in logistical aspects such as staffing and material sourcing. For example, in some states, specific construction materials like red bricks are banned. In others, stakeholders in the green building sector need to actively advocate and engage in dialogue to discourage their use.
Additionally, the low awareness among buyers of green buildings affects market demand. Consumers, specifically from affordable segments, show concern regarding high upfront costs of procuring materials (if imported or not locally available), energy efficient equipment etc, as they have a lack of awareness of the long-term benefits. Stakeholders in the green building sector also discussed facing difficulties in implementing green building practices effectively due to cultural beliefs and regional design preferences, particularly among buyers. 
For instance, white paint on roofs may be culturally inappropriate in some regions, and customers may resist maintaining specific window coverings. Local contractors' lack of awareness leads to misunderstandings about materials and green building processes, favouring conventional ways which hinder green building adoption. 
“Local level contractors are not aware and then they change the minds of the customers. Advise them against using green bricks in construction, as these bricks may develop cracks in the future, or may not be able to support the slab load effectively.”- FI, India
The literature review supports these insights, highlighting inconsistent policy enforcement across regions and low consumer awareness, which dampens demand. It also identifies a systemic barrier in the form of poor inter-departmental coordination within India’s government. At the execution level, there is a notable lack of expertise in life-cycle cost analysis, alongside managerial issues such as resistance to change and fragmented decision-making within the construction sector. These barriers affect both residential and non-residential sectors but are particularly acute in residential construction. In this sector, financial and informational challenges are more pronounced due to high upfront costs, limited financing options, and a lack of awareness among stakeholders.[footnoteRef:56],[footnoteRef:57]  [56:  Abraham, P., & Gundimeda, H. (2018). 'Greening' the buildings: An analysis of barriers to adoption in India. Cities and the Environment, 10(1), Article 10.(PDF) 'Greening' the Buildings - An Analysis of Barriers to Adoption in India (researchgate.net)]  [57:  National Institute of Urban Affairs. (n.d.). Green Building Adoption. NIUA.GB-Adoption.pdf (niua.in)] 

Top-down drivers and challenges
The regulatory environment and policymaker prioritisation for green construction present multifaceted challenges. There is a capacity issue in enforcing regulations and compliance, as this is labour-intensive, limiting the ability to raise green building standards. Additionally, small to medium enterprises in the green building sector face capability gaps, often operating on small margins and requiring assistance to transition to new technologies. 
“Enforcement of regulations is labour-intensive, and governments worry about their capacity to enforce higher standards" - Policy Stakeholder, India
FIs also note that convincing customers about the benefits of green construction requires substantial investment in awareness campaigns, workshops, and counselling sessions to dispel myths about design and cost. Financial support at the inception stage of introducing green construction could aid these efforts by funding activities to raise awareness among ground-level stakeholders such as local contractors and customers.
Bottom-up drivers and challenges
Bottom-up drivers in green construction include increased public awareness and education about sustainable practices, which are gradually being integrated into educational curricula at various levels. These programmes are incorporating topics such as climate change, sustainable housing, and climate-resilient housing. In addition, financial incentives or subsidies are further expected to encourage customers to adopt green construction methods by offsetting initial costs.
“For the economically weaker sections or lower income segments, the subsidy has been beneficial. It allowed us to offer customers the option to adopt green solutions, especially in areas where the costs can increase due to higher-end items like five-star rated fans, specific showers, or taps”- FI, India
Challenges at the ground level include a lack of awareness and education among consumers and local contractors, hindering green construction implementation. The significant cost barrier, with green materials often being more expensive and less available, particularly in peri-urban areas, exacerbates the issue. Moreover, there is a lack of incentives for customers, especially those building self-financed houses in the affordable segment, to adopt green construction practices.
Green building sector stakeholders also mentioned that the absence of standardised definitions for green buildings adds to the confusion. This is because it leads to inconsistencies in understanding what qualifies as a 'green' building in different regions in the country making it difficult for them to have strategies to incorporate green elements in their construction plan. Further, developers continue to resist adopting new technologies and materials, primarily due to perceived marketing risks in communicating the benefits vs the costs to potential buyers and challenges in convincing customers. 
To address these challenges, developers suggest the need for "a unified, national-level definition and criteria for green buildings," along with increased financial incentives like subsidies and tax breaks, particularly for affordable housing. Training and awareness programmes for developers are regarded as essential. Moreover, there is a need to streamline the certification process to encourage more projects to seek certification. In comparing different certifications, financial and policy stakeholders noted that EDGE is user-friendly and cost-effective for self-built and affordable housing but is seen as limited in scope. LEED is well-recognised internationally cand leading in the commercial segment in India. Similarly, the IGBC certification is prominent in India, and often preferred for commercial projects, while GRIHA is primarily used for government buildings.
GEDSI considerations
GEDSI (Gender Equality, Disability, and Social Inclusion) considerations can influence the design and accessibility of housing projects. For instance, incentives for specific groups, such as women-led households or differently-abled individuals, are suggested to promote greater equity in housing opportunities. Material factors like the availability of eco-friendly materials and fluctuating energy costs are also noted as affecting the feasibility of building green. Also, housing price caps are seen as limiting the ability to include green features, which may be more costly upfront but offer long-term savings and environmental benefits.
Contextual differences for different types of stakeholders
FIs 
FIs focusing on green buildings, particularly within the affordable housing segment, are gaining a better understanding driven by customer demand and initiatives like the MAGC. Their key concerns include ensuring cost-effectiveness, achieving standardisation, and enhancing customer awareness. A significant challenge is the lack of standardised green building definitions and certifications, especially for self-built homes. Institutions emphasise the need for customer awareness campaigns and educational materials, capacity building within the institution and among contractors, and the development of specialised financial products and blended finance options. Simplified certification processes and standardised definitions are pivotal to advancing the financing of green buildings.
Green building sector stakeholders
Green building sector stakeholders report that the green building market is primarily driven by market demand and various incentives such as government subsidies, tax rebates, and preferential financing options from banks. Green buildings often represent a premium product line targeted at affluent and environmentally conscious consumers, as well as large corporations seeking to meet ESG (Environmental, Social, and Governance) standards. There is a genuine interest in cost-effective green practices among developers and construction companies, who are increasingly willing to adopt sustainable methods to reduce operating costs and enhance building efficiency. However, challenges persist, including balancing the cost of green features with sale prices, convincing buyers of the long-term benefits, and overcoming risk aversion among traditional builders who are hesitant to adopt new technologies. Additionally, there is sometimes a conflict between green building principles and cultural preferences, such as Vastu.[footnoteRef:58],[footnoteRef:59],[footnoteRef:60] Specifically, the disagreements between the suggestions by Vastu professionals and green building requirements need to be addressed. Building sector Stakeholders emphasised the need for clearer incentives and subsidies, improved communication tools to highlight the benefits to buyers, support for adopting new green technologies, and design solutions that integrate cultural preferences. [58:  Vastu Shastra is an ancient Indian tradition that focuses on designing and constructing buildings in harmony with the natural environment. It is often referred to as the "science of architecture" and involves using specific principles for layout, measurements, and spatial arrangement. The goal of Vastu is to create spaces that promote well-being and balance by aligning architectural elements with natural forces and traditional beliefs. This is achieved through the use of geometric patterns, symmetry, and orientation relative to cardinal directions.]  [59: 
]  [60: 
] 

Wider stakeholders (research institutes, think tanks) 
Stakeholders from this group report that the approach to green building is increasingly focused on holistic sustainability. This includes operational performance factors like energy efficiency, embodied carbon, material choices, health, resilience, and just transitions. The emphasis from these stakeholders is on deep decarbonisation aligned with Paris Agreement goals, with green buildings seen as a public policy tool offering multiple benefits beyond environmental protection. However, challenges such as a lack of ambitious policy and slow, incremental reform persist. There is a critical need for bottom-up capacity building and resourcing, as green buildings are often perceived as luxury products, which can displace traditional knowledge. Stakeholders emphasise the need for ambitious policy reform and fast-tracked implementation, large-scale capacity building programmes, a shift in narrative from green building as a luxury to mainstream, and the integration of traditional and indigenous knowledge into green building practices.
[bookmark: _Toc189118603]4.3 Mechanisms and outcomes
[bookmark: _Hlk181194516]Component 1: Advisory services and concessional blended finance investment to financial intermediaries
Stakeholders across all sectors (FIs, green building, wider and policy stakeholders) discussed growth in the green construction market and are optimistic about future growth because of policy mandates and technological advancements.[footnoteRef:61]  [61:  For example, policy mandates like the implementation of the Energy Conservation Building Code (ECBC)the government's emphasis on smart cities and mandatory green rating for government building are driving the adoption of green construction practices. Technological advancements such as the development of smart building systems and the use of Building Information Modeling (BIM) are also facilitating more efficient and sustainable construction methods, thereby supporting the growth of the green construction market.] 

“The government has mandated that all their buildings must be green-rated. This mandate is driving the push towards green buildings, I would say. Initially, the focus was on new construction buildings, but now even existing buildings are within their scope for obtaining a rating. I believe that making it mandatory for private players to adopt this as well would further advance the initiative.”- Policy Stakeholder, India
Blended finance options, which combine concessional loans with grants or subsidies like those from the MAGC (Market Accelerator for Green Construction) programme, have expanded. This allows green construction finance to cover individual homes and smaller projects, not just large developer-led initiatives. FIs are using technology to speed up loan approvals and customise processes for borrowers, using online portals for certifications like EDGE.
MAGC's advisory services are highly appreciated by FIs for helping navigate the complexities of green construction investments. The support reduces perceptions of risk and enhances project credibility, enabling FIs to use financial resources more effectively and meet sustainability standards. This has increased confidence among investors and developers, supporting the growth of green building practices.
"I can say that wherever we are today in terms of green initiatives at our company, it is due to the advisory we have received from the IFC. That encompasses everything, I believe. Without it, we wouldn’t have obtained even a single certificate, and our teams would not have been trained towards it, if not for this advisory." - FI, India
MAGC also helps bridge the knowledge and skills gap in the construction industry with its capacity-building initiatives. By educating developers and FIs on the benefits and strategies of green construction, these efforts help overcome resistance to new technologies and practices, allowing stakeholders to actively contribute to the green construction market's growth.
Component 2: Country-level capacity building
In India, green building sector stakeholders and policy stakeholders are not so aware of the MAGC programme. While they had awareness of green buildings, this awareness was mainly related to:
The Government pushes for green-rated buildings in the government sector, where ratings are often mandatory for new buildings to be contracted, and there is a push for bringing changes in existing buildings. 
In the private sector, companies use green building certifications mainly for marketing, contributing to broader awareness, especially among businesses seeking green office spaces to comply with ESG policies. 
Initiatives like the Smart Cities Mission and the growing focus on ESG criteria have further highlighted the need for sustainable infrastructure and development, including green buildings. 
The increasing emphasis on climate action plans, which often incorporate buildings, has also raised the profile of green building practices in recent years. 
Additionally, educational institutions are incorporating climate change and sustainable housing into curricula, influencing younger generations and their families. 
It is predominantly FIs in India who consider that MAGC has made a significant contribution to their understanding and implementation of green building practices. They highlight that the extensive support provided, including the development of simplified processes and prescriptive models, has made it easier for them to comprehend and adopt green building measures. They consider that the initiative's emphasis on capacity building and the creation of marketing materials have been instrumental in enhancing their ability to promote the benefits of green housing to potential borrowers. They also report that stakeholder engagement facilitated by IFC has addressed challenges related to green building materials and practices, thereby enhancing their overall capability to contribute to sustainable construction efforts.
Contribution of MAGC to guidelines and policy change
While policy stakeholders emphasised the importance of policy reforms and capacity-building programmes as critical to enabling the building sector to meet climate goals, no direct linkages between green building policies and MAGC were discussed. 
FIs specifically noted that MAGC's advisory services have been instrumental in shaping internal guidelines within organisations, aiding in the development of green housing projects and achieving necessary certifications. Stakeholders mainly highlighted policy barriers, such as inconsistent energy code implementation across states and challenges related to cost and innovation. 
Component 3: Maintenance and improvement of the EDGE certification system
The overall uptake of green building certifications, including EDGE, remains moderate in the Indian market. EDGE is gaining momentum for its user-friendly and cost-effective certification process, which has made it accessible to a wide range of projects, including those in the affordable housing segment. FIs believe EDGE has helped standardise green building practices and provided a reliable benchmark for sustainability in construction. This has encouraged more developers to adopt green building principles, as the certification is seen as a valuable tool for differentiating projects in a competitive market. 
However, the stakeholders interviewed are at the initial stage of using EDGE tools and have not explored the advanced version. 	
Role of MAGC vs other factors
In addition to MAGC activities, there are several other drivers for green building adoption in India. MAGC mainly provides technical support, capacity building, and financial guidance. The programme has facilitated the development of green buildings by offering advisory services and training to FIs, enabling them to support green construction projects more effectively. 
Several other factors, including government initiatives promoting sustainability and green building standards such as the ECBC, LEED, and IGBC also have a bearing on how the green building market is evolving. The Indian government's mandates for green-rated buildings for government buildings and policy frameworks supporting sustainable infrastructure contribute to increasing adoption rates.  
[bookmark: _Toc176958271][bookmark: _Toc189118604]4.1 Lessons learned and recommendations
[bookmark: _Toc189118605]Lessons learned
[bookmark: _Hlk181194766]Awareness and capacity building
Respondents across different stakeholder groups have recognised the importance of increasing awareness of buyers and capacity building of builders as crucial steps in enhancing green building adoption. Educational initiatives, workshops, and the integration of green building concepts into curricula have also contributed to raising awareness among developers, FIs, and the public. MAGC has played a role in providing technical assistance and training to FIs, thereby bridging the knowledge gap and promoting the benefits of green construction. However, there is little evidence of MAGC’s effects on other key stakeholders in the green building sector in India.
Policy and regulatory enablers
Policy and regulatory frameworks play a significant role in facilitating green building practices. Government mandates for green-rated buildings, the development of standards like the Energy Conservation Building Code (ECBC), and certifications such as EDGE and IGBC serve as enablers. While these initiatives have driven some growth, the green building sector and policy stakeholders highlight the need for more consistent implementation and the creation of standardised definitions to further streamline the process and encourage adoption.
Financial incentives
The provision of financial incentives is essential for overcoming the high upfront costs associated with green building practices. Programmes like MAGC, which offer blended finance options, help in making green construction more financially viable. Tying financing conditions to green certifications like EDGE is seen as strengthening the business case for developers and investors. However, FIs note the necessity for more attractive financial products and incentives to drive mass adoption. 
Collaboration and partnerships in advancing green building practices
Policy stakeholders emphasise the need for partnerships between government bodies, private sector players, and FIs to create a more cohesive and supportive environment for green construction. Additionally, the importance of continuous innovation and adaptation in green building technologies and practices is noted, particularly in how these can address local climatic conditions and cultural preferences. Lastly, there is a recognition of the need for a comprehensive approach that integrates social and environmental considerations into green building practices to ensure sustainable development.
GEDSI learnings
Limited GEDSI learnings were identified in the India case study. The case study did provide a learning on how targeted financial mechanisms can make green housing accessible to marginalised groups, as the EDGE self-build certificate programme in India[footnoteRef:62] provides financial support to self-build green homes to people who would not normally get a mortgage due to lower incomes. Stakeholders also described how Aadhar housing, a housing FI catering to the lower-income segment of India, has received support from MAGC and IFC to pilot the integration of green building practices into their portfolio. This example demonstrates how capacity-building support from IFC and financial subsidies from MAGC and the Women Entrepreneurs Finance Initiative (We-Fi[footnoteRef:63]) can enable organisations to integrate green building practices into their portfolios and is included as a case study in the GEDSI annex.  [62:  This may also be extended to two additional countries.]  [63:  https://www.we-fi.org/governance-structure/ ] 

[bookmark: _Toc189118606]Recommendations
Improvements to overall MAGC delivery 
Fostering stronger coordination among government agencies, financial institutions, and the private sector is crucial to creating a more cohesive approach to green building. This involves standardising the understanding of green building practices, addressing local issues across states, and reaching a consensus on solutions.
The development of more attractive financial products and incentives, such as subsidies and concessional loans, is also discussed by FIs to overcome existing cost barriers and drive mass adoption of green practices.
Recommendations by stakeholder type
Financial institutions
Create tailored financial products for green construction with provision for subsidies and incentives. Specifically, upfront incentives to retain customers and encourage green building until it becomes a mass market. 
· Build in permissible flexibility in the green rating system considering the local context and culture.
· Offer training programmes to staff to enhance their understanding and promotion of green building finance options.
Policymakers
· Ensure consistent implementation and enforcement of existing green building regulations and standards.
· Policies that provide financial incentives and tax breaks to encourage the adoption of green building practices.
Green building sector
· Engage with various stakeholders to build partnerships for technical support, financial guidance and material procurement. 
Recommendations by MAGC component 
Sustaining green building initiatives: Continue technical support and guidance to FIs and green building sector stakeholders, focusing on simplifying processes and offering customised solutions. At this stage, FIs are not articulating how they will continue post MAGC support. Guidance on thinking strategies would help in sustaining the green building initiatives. 
Expanding green building expertise: Expand training initiatives to cover a wider range of stakeholders, including contractors and small developers, to build a robust ecosystem for green building.
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[bookmark: _Toc189118608]5 Kenya Case Study 
[bookmark: _Toc189118609][bookmark: _Toc179475286]5.1 Introduction and summary methodology 
The Ipsos evaluation team conducted a study in Kenya to understand the current state of the green construction market and the impact of the MAGC programme. This report presents an overview of the learnings from this research.
Kenya’s MAGC activities include:
One investment with a housing fund (component 1).
Market-level engagement plan encompassing EDGE workshops and awareness events with developers and FIs (component 2).
154 accredited EDGE Experts and Auditors, along with 275,918 m2 post construction EDGE-certified floor space (component 3).
Kenya was chosen as a case study country as it is among the countries with substantial MAGC delivery[footnoteRef:64] and has received substantial capacity building support (component 2). Unlike other T3 countries, Kenya benefited from the financial component (component 1) at a later stage. This presents an opportunity to assess the effectiveness of MAGC's capacity building efforts in a country that had not initially received financial support from the programme. [64:  As shown in Figure 2.1 in section 2.] 

The findings presented in this chapter are based on: 
Desk research[footnoteRef:65].  [65:  This paper draws upon a range of internal program documentation, literature, and additional supporting materials. A comprehensive list of references is provided at the end of this case study.] 

One focus group with six respondents from EDGE-certified projects in Nairobi City. 
Two interviews with FIs. 
Four interviews with green building sector stakeholders.
Three interviews with policy makers and representatives of wider stakeholder groups[footnoteRef:66].  [66:  These refer to think tanks, research organisations, and the academia.] 

More information on the methodology can be found in the Technical Annex.
[bookmark: _Toc189118610]5.2 Context analysis 
[bookmark: _Toc178705911]Market size and growth
Based on the available secondary data and interviews conducted with a range of stakeholders involved with the green buildings sector, this study finds that Kenya has a growing green buildings market that is primarily concentrated in commercial and high-end residential construction.  
Accurate data from reliable sources about the size of the green construction market in Kenya, in terms of the number of active companies, project sizes, green construction sector capacity and financial value of green construction, is limited. This makes it difficult to accurately assess the size of the green construction sector within Kenya and how this may have changed over the past five years following the intervention of the MAGC programme in Kenya. 
Secondary research and interviews with stakeholders representing FIs, developers and construction sector organisations indicate that the green construction sector in Kenya is attracting both domestic and international investment, supporting the opinion of a range of stakeholders interviewed from FIs and developers that there is likely growth in the value of the green construction sector. There are several sources of green construction investment and finance available within Kenya: 
Equity or impact investors such as Fusion Capital, who have invested in eco-friendly residential development and sustainable commercial buildings, and Acumen Fund, a global impact investment fund that has invested in Kenya’s green construction sector. 
Private sector investment. Local and international corporations are increasingly financing green construction in Kenya. 
Multilateral FIs. The African Guarantee Fund (AGF) provides guarantees and credit enhancements to financial institutions in Africa to support SME growth. They have launched initiatives in Kenya to promote green finance and supported lenders to provide financing for green construction projects. There is also Kenya Climate Ventures (KCV), a capital fund that invests in innovative climate change solutions in Kenya. IFC provide loans and guarantees to FIs specifically for lending to green construction projects, and finally, the European Investment Bank (EIB) also play a role in funding green construction within Kenya. 
Lenders. African Development Bank (AfDB) provides financing for infrastructure projects within Africa and has supported green construction initiatives in Kenya through loans and grants. 
Commercial banks such as Commercial Bank of Kenya, who have green financing products like loans with favourable terms for construction projects that meet green criteria; Kenya Commercial Bank (KCB), who have a $150 million loan facility partially dedicated to green projects; and ABSA Bank, who recently significantly increased their sustainable finance portfolio including green construction[footnoteRef:67].  [67:  https://www.ifc.org/en/pressroom/2023/ifc-and-absa-partner-to-expand-financing-for-green-buildings-in-south-africa] 

Other lenders like Reall and organisations specialising in affordable housing who are actively working to promote green building practices within this sector. 
International Development Aid. Funding for green construction projects provided by international organisations and development agencies like the World Bank or the United Nations Development Programme (UNDP), as part of their efforts to support sustainable development goals. 
Government initiatives. The Kenyan Government has been promoting green construction through policies, incentives and funding schemes. This includes tax incentives for green buildings and support for sustainable construction practices. 
Stakeholders interviewed as part of this research from the green building sector (developers and property managers) and FIs corroborated that there is a growing interest in developing and financing green buildings, particularly those that can achieve recognised certifications such as IFC EDGE, LEED, or Green Star. This is supported by the growth of green-certified buildings year on year with, according to the latest information available to the evaluation team from the Kenyan Green Building Society (KGBS), the number of green-certified buildings increasing from 25 in 2021 to 64 in 2022 and 110 by 2024.[footnoteRef:68]  [68:  IFC MAGC annual report 2024 - Number of post design EDGE Preliminary Certifications] 

However, it should be noted that these are mainly located in Nairobi, indicating green construction practices are not widely used outside of the capital city. In interviews, a green building sector stakeholder (developer) noted that the number of voluntary certified buildings in Kenya has been progressively increasing over time. This indicates a positive trend in the adoption of green building practices.
EDGE, which was cited as the most widely used green building certification system by green building sector stakeholders (developers and property managers), was established in Kenya in 2015 and had certified 0.3 million m2 of floor space as of 2020[footnoteRef:69]. Certified floor space has increased to 0.95 million m2 as of 31 October 2024[footnoteRef:70] . [69:  The source of information for the 2020 data of certified floor space m2 for EDGE, LEED and Green Star is Kenya Green Building Market Snapshot 2020 report commissioned by the UK Government.]  [70:  EDGE up to date numbers were retrieved from EDGE App data (EDGE APP) as of 31 October, 2024] 

LEED, which was established in Kenya in 2012, had certified 0.06 million m2 of floor space as of 2020[footnoteRef:71]. Certified floor space increased to 0.11 million m2 in 2024.[footnoteRef:72]  [71:  The source of information for the 2020 data of certified floor space m2 for EDGE, LEED and Green Star is Kenya Green Building Market Snapshot 2020 report commissioned by the UK Government  ]  [72:  LEED up to date numbers were retrieved from the USGBC website (https://www.usgbc.org/projects) on 31 October 2024] 

Green Star, which was established in Kenya in 2017, had certified 0.04 million m2 of floor space as of 2020.[footnoteRef:73] We were unable to find readily available data of Green Star Rated buildings as of 2024.  [73:  The source of information for the 2020 data of certified floor space m2 for EDGE, LEED and Green Star is Kenya Green Building Market Snapshot 2020 report commissioned by the UK Government  ] 

The Environmental Design Consultants (EDC), part of the Architectural Association of Kenya (AAK), in partnership with the University of Nairobi and UN-Habitat, have also developed a localised green building rating tool dubbed Safari Green Building Index (SGBI) which was officially launched in 2021. However, while this rating system is not yet fully operational, the development of a localised rating tool alongside global rating systems like EDGE, LEED, and Green Star is viewed by developers and property managers as a demonstration of the growing commitment to sustainable construction practices in Kenya.
The table below summarises and compares the green certifications used in Kenya:
Table 5.1 Green building certifications in Kenya
	Parameters
	Green Star
	LEED
	EDGE

	Origin
	South Africa
	USA
	International

	Year of Implementation
	2017
	1998
	2014

	Key focus
	Energy, Water, Materials, Indoor & Outdoor Environmental quality and impact 
	Energy, Water, Materials, Indoor Air quality, Sustainable Site
	Energy, Water, and Material

	Administering Body
	Green Building Society Kenya
	IGBC (CII)
	International Financial Corporation

	Rating 
	4 to 6 star
	Certified, Silver, Gold and Platinum
	NA

	[footnoteRef:74][footnoteRef:75][footnoteRef:76][footnoteRef:77] [74: ]  [75: ]  [76:  Based on floor space certified per certification – see data in the paragraphs above the table. ]  [77: ] 

	0.04 million
	0.11 million
	0.95 million



Nevertheless, despite the noted positive steps towards promoting green building practices in Kenya, an FI interviewed said that certified green buildings are largely concentrated within the commercial and high-end residential sectors, while the affordable housing sector lags in the implementation of sustainable construction methods.
Barriers identified in the green building sector
According to a cross-section of stakeholders interviewed ranging from wider stakeholders, FIs and green building sector stakeholders (developers and property managers) as well as information found during secondary research, the green building sector in Kenya faces several significant barriers that hinder its widespread adoption. 
A wider stakeholder said one of the primary challenges is the disconnect between the language and processes used by international funding institutions and local project developers. International financiers often require projects to be packaged and presented in a specific way, using particular terminology and meeting certain criteria, to demonstrate compliance with green standards and to quality for funding. However, local project developers may lack the knowledge to interact with international organisations or the expertise to package their projects accordingly or experience difficulties due to differences in language. This can lead to a mismatch between the available green finance and the local projects seeking funding. Overall, this has the effect of making it difficult to access green finance. 
Furthermore, wider stakeholders and those in the green building sector (developers and property managers) point out the limited awareness and understanding of green building practices among professionals, policymakers, and the public, with the concept of sustainability in construction being relatively new and the benefits of green construction not well understood or seen as important enough, as quoted by a green building sector stakeholder who said:
“The majority of developers especially those in the residential sector do not understand what is a green building to begin with. But for those who do, they do not really appreciate the importance of building green. They simply want to develop, make their money and move on.” – Green building sector stakeholder, Kenya
While consumer demand for green buildings in Kenya is increasing, limited public awareness of green buildings and their benefits results in low demand. Furthermore, support is not strong enough to drive a widespread market transformation. A wider policy stakeholder pointed out that the influx of green terminology and concepts from external sources in recent years has not been accompanied by sufficient clarity on how to leverage these ideas effectively within the local context. This then results in a lack of understanding and articulation of what "green" means in different contexts and how it applies to various situations. A wider policy stakeholder elaborated on this point by saying:
“If I tell a developer if you do 1,2,3, you could reduce your material consumption, and therefore save money on your project, would you consider doing 123 to use less material and therefore save money?  He would probably say, oh, okay, tell me about it, tell me more. I'm keen to save money, of course I am. That'll be better for my project. I don't have to use the word green at all, but would that have a green outcome? Yes, less material wastage, more resource efficiency. But it isn't packaged as a green thing. It's packaged as a cost saving thing, because that's what this developer is interested in”. – Wider policy stakeholder, Kenya
Another significant barrier highlighted by an FI is the absence of a clear regulatory and policy framework that incentivises and guides the development of green buildings. This is despite recent initiatives such as the inclusion of sustainability provisions in Kenya’s 2024 National Building Code. Even where there are regulations promoting sustainable construction practices, their enforcement can be weak, limiting their impact. Green building sector stakeholders (mainly developers) also cite that the limited availability of local green building experts and the high cost of certification also pose challenges. Developers often rely on consultants from abroad, increasing project costs and timelines. Additionally, another green building sector stakeholder mentioned the perceived higher initial costs associated with green buildings as another challenge. Many developers are deterred, particularly in the residential sector, which is largely dominated by individual or family-owned projects. The perceived risk of investment in green construction and access to finance also pose a barrier to the expansion of green construction in Kenya. 
There are several demand risks associated with green construction, such as: 
High upfront costs.
Reliance on imported materials. 
The potential for costly construction delays. 
Low consumer awareness of green construction.
Susceptibility to economic slowdowns or changes in interest rates. 
All these affect investors’ perceptions of risk when investing. 
The difficulty of predicting returns on investments means investors are more hesitant to invest in green construction projects. FIs are starting to offer specific green financing products or lines of credit tailored to environmentally friendly projects. They offer preferential terms like lower interest rates or longer repayment periods for meeting specific environmental targets. However, access to this type of green construction finance is varied and continues to be somewhat limited. 
Entering the green construction market is also challenging, affecting the ability of new smaller companies to emerge and grow in the sector. New companies experience difficulties obtaining construction permits and navigating the regulatory requirements can be time-consuming and complex. There is a shortage of skilled professionals with expertise in green construction practices who can help companies navigate these complexities. New companies, lacking existing financial information and credit histories, may have limited access to financing for green construction due to the perceived risks. 
[bookmark: _Toc178705912]Top-down drivers and challenges
Wider policy stakeholders and green building sector players acknowledge that some top-down drivers are creating a more favourable environment for the growth of the green building sector in Kenya. The Kenyan Government recognises the importance of green buildings in achieving its National Climate Goals[footnoteRef:78], as evidenced by the inclusion of sustainability provisions in the 2024 National Building Code and the Central Bank of Kenya’s Sustainable Finance Initiative.[footnoteRef:79]  [78:  Measures to pursue a low-carbon, climate-resilient development pathway with an aim to reduce greenhouse gas emissions by 32% by 2030.   ]  [79:  The European Investment Bank (EIB) and the Central Bank of Kenya (CBK) new climate finance best practice initiative launched in December 2023 to strengthen Kenyan financial institutions’ commitment to financing climate-related investment and enable commercial banks to mobilise climate finance essential to achieving a net-zero economy and strengthening the climate resilience of the Kenyan financial systems] 

However, stakeholders interviewed across various sectors (wider policy stakeholders, green building sector developers as well as FIs) emphasise that the impact of these developments will depend on effective implementation and the introduction of comprehensive policies and incentives. Effective implementation, from the perspective of the stakeholders listed above, entails several key aspects:
Enforcement and compliance: Ensuring that the sustainability provisions in the building code are strictly enforced and that developers and construction professionals comply with the requirements. This may involve regular inspections, audits, and penalties for non-compliance.
Capacity building: Providing training and capacity building programs for professionals in the building sector, including architects, engineers, and contractors, to enhance their understanding and skills in implementing green building practices.
Monitoring and evaluation: Establishing a robust monitoring and evaluation framework to assess the progress and impact of the green building policies and initiatives.
Stakeholder engagement: Engaging stakeholders from various sectors, including the private sector, civil society, and academia, in the implementation process to ensure a participatory and inclusive approach.
Regarding comprehensive policies and incentives, stakeholders interviewed across various sectors (wider policy stakeholders, green building sector developers as well as FIs) suggest the following:
Financial incentives: Introducing financial incentives, such as tax breaks, grants, and subsidies, for developers and building owners who adopt green building practices. This would help offset the perceived higher upfront costs and encourage more widespread adoption.
Lower green building certification fees: To encourage widespread adoption, a green building sector stakeholder (developer) suggested the certification system could offer an introductory lower certification fee for developers or have the certification fee spread over a year, to avoid feeling the immediate impact hence providing an entry point into the green building market. In the green building sector stakeholder’s own words: 
“Now let's just take a wild example. What if a bank comes and says that we will add certification fees maybe to your loan and then the recovery of those certification fees will be recovered from the buyers who buy the properties. Let's say they take out the mortgages and then that fee is spread across those number of years. The developer will not feel the pinch and this could encourage widespread adoption if the immediate certification fee is spread over several years.” – Green building sector stakeholder, Kenya
This introductory fee would allow developers to experience the benefits of green building certification, such as cost savings from energy and water efficiency. As developers witness the tangible benefits of certification, they may be more likely to consistently adopt green building practices in their future projects and move towards higher levels of certification over time.
Public procurement: Incorporating green building requirements into public procurement policies, ensuring that government-funded projects, such as affordable housing and public buildings, adhere to sustainable building practices.
Awareness and education: Launching public awareness campaigns and integrating green building concepts into educational curricula to sensitise the public and professionals about the benefits of sustainable buildings.
Green finance: Collaborating with FIs to develop green finance products, such as green mortgages and green construction loans, to provide accessible and affordable financing for green building projects.
Regulatory reforms: Streamlining and simplifying the regulatory processes related to green building approvals and permits to reduce the time and cost associated with compliance.
[bookmark: _Toc178705913]Bottom-up drivers and challenges
According to green building sector stakeholders (developers and property managers), there is a growing interest in green buildings among a specific segment of the population, particularly younger, middle-class consumers and expatriates who have experienced living in green buildings. These residents appreciate the tangible benefits, such as green spaces, large windows, smart water taps, and automatic lights, which contribute to their health, comfort, and overall living experience. 
Green building sector stakeholders mention that some developers are starting to incorporate green features such as energy-efficient lighting and appliances, solar water heating and green spaces as market differentiators, even without pursuing formal certification. These stakeholders view this trend as a growing recognition of the value proposition of green buildings among developers, who are starting to respond to the increasing consumer interest in sustainable living.
However, some developers suggest that while the direct experience of living in green buildings can lead to an appreciation of the benefits, this alone may not be sufficient to drive market demand, especially if the perceived costs, such as higher rents, outweigh the recognised benefits. Therefore, addressing the cost implications and communicating the long-term value proposition of green buildings to a wider audience remains crucial for fostering a broader market acceptance and demand for sustainable living.
Additionally, stakeholders interviewed across various sectors (wider policy stakeholders, green building sector developers as well as FIs) also highlight the challenges in local capacity for green design and construction. While there have been improvements in this area, the level of expertise remains limited, especially for complex projects requiring specialised skills in sustainable design and construction. These stakeholders note that this lack of local capacity leads to reliance on international consultants, which increases project costs and timelines.
Another challenge identified by green building sector stakeholders (developers and property managers) is the high costs and limited availability of imported green building components such as low-flow/water-conserving plumbing fixtures and energy-efficient heating systems, among others. Developers comment that the reliance on imported materials and technologies can constrain the local adoption of green building practices. Imports make the construction process more expensive and logistically challenging.
Despite these challenges, green building sector stakeholders (developers and property managers) believe that the bottom-up drivers, such as residents’ appreciation of tangible green features in their apartments and the increasing incorporation of green features by developers, indicate a positive shift towards sustainable building practices in Kenya.
[bookmark: _Toc178705914]Material factors affecting the ability to build green
According to green building sector stakeholders (developers and property managers), several material factors impact the ability to build green in Kenya. They point out that Kenya's construction sector relies heavily on conventional materials and lacks local manufacturing capacity for green alternatives. Building developers suggest that this reliance on conventional materials leads to import costs, supply chain risks, and currency fluctuations, which can hinder the adoption of green building practices.
Green building sector stakeholders also note that the prevalence of short-term investment horizons and speculation in the real estate market may disincentivise developers from incurring the additional costs and time required for green construction. They argue that developers often prioritise quick returns over long-term sustainability, which can be a barrier to the widespread implementation of green building practices.
Furthermore, stakeholders in the financial and green building sector highlight the limited accessibility and affordability of green building technologies and materials, particularly for small-scale developers and low-income housing projects, as barriers to building green. They suggest that the higher upfront costs associated with green construction can be a significant obstacle for these segments of the market, hindering the wider adoption of sustainable building practices.
[bookmark: _Toc178705915]Green building certifications
The most common green building certifications in Kenya are IFC EDGE, LEED, and Green Star. IFC EDGE is the most popular and green building sector stakeholders (developers) suggest this is due to its user-friendly interface, less onerous requirements compared to LEED, and the potential link to IFC financing, which acts as an incentive for developers. They note that EDGE focuses on three main components: water efficiency, energy efficiency, and embodied carbon in materials, with a requirement to achieve 20% savings in each category to obtain certification. Green building sector stakeholders (developers and property managers) argue that EDGE is an easier entry point for those starting their green building journey, and its flexibility allows for post-construction certification. Various stakeholders interviewed ranging from wider stakeholders, the green building sector and FIs describe LEED as a more intensive and holistic certification. LEED covers aspects such as transport, waste management, green space, and biodiversity, in addition to the building itself. They suggest that LEED is popular among international organisations and American corporations operating in Kenya, who may have specific requirements or preferences aligned with the LEED system. 
However, wider stakeholders point out that LEED's stringent requirements and the effort required - given that it assesses not only the building itself but also factors such as the site location, proximity to public transport, accessibility to non-motorised transport, and proximity to diverse uses like commercial areas – meaning that demonstrating compliance can be challenging, particularly in the context of Kenya's developing infrastructure.
Although cited as less widely used in Kenya, wider stakeholders view Green Star as a comprehensive green building certification system. It assesses a wide range of sustainability aspects, both within the building itself and in the broader context of the project – transport, waste management, green space, impact on the surrounding environment and biodiversity making it comparable to LEED in its holistic approach but with a different certification process and a more regional focus.
While these certification systems provide a framework for assessing and benchmarking green buildings, green building sector stakeholders highlight the additional costs and time required for certification as deterrents. 
"Even when the certification cost is manageable and the knowledge exists, probably developers feel 'anyway it is not like tenants care much' since there is no evidence that by certifying especially residential building as green that it fetches a premium in price or rent." – Green building sector stakeholder, Kenya
[bookmark: _Toc178705916]Contextual differences for different types of stakeholders
FIs
FIs play a crucial role in financing green building projects. However, they face challenges such as: 
Limited differentiation in the terms and conditions between green financial products and their conventional counterparts about aspects like interest rates. 
Tenure and collateral requirements. 
High perceived risks due to lack of experience and expertise in evaluating the technical aspects of green building projects. 
Lack of technical capacity to assess green building projects. 
FIs need clearer definitions, guidelines, and incentives to develop and market attractive green finance products. From FIs’ perspective, in an ideal scenario, green financial products would offer more attractive terms compared to conventional products to incentivise borrowers to invest in green building projects. These favourable terms could include lower interest rates, longer repayment periods (tenure), or more flexible collateral requirements. By offering these benefits, FIs would acknowledge the lower long-term risks and higher sustainability value associated with green building projects. FIs also acknowledge that they would require training and partnerships with technical experts to better understand and evaluate green building risks and opportunities.
Policymakers 
Policymakers at both national and county levels are key enablers of green building growth through the development and enforcement of supportive policies, regulations, and incentives. However, Kenyan policy makers acknowledge that they often lack awareness and technical understanding of green building concepts and their alignment with broader sustainable development goals. Policymakers need capacity building, evidence-based advocacy, and multi-stakeholder engagement to create an enabling environment for green building, such as through building codes, tax incentives, and public procurement policies.
Constructors 
Constructors, including developers, contractors, and professionals, are the primary implementers of green building projects. They acknowledge facing challenges such as
High upfront costs encompassing design and consulting fees. 
Pre-construction certification cost and purchase of green building materials and technologies. 
Limited availability of green materials and technologies locally. 
Lack of skilled labour. 
Constructors need access to affordable financing, technical assistance, and training to build their capacity in green design and construction. They also require a clear business case and market demand to justify the additional investments in green building.
Residents 
Developers noted that the lack of awareness and understanding among residents about the benefits of green buildings makes it challenging for developers to differentiate their green projects and charge a premium. Residents may not yet perceive the value proposition of green living. Developers, therefore, face difficulties in justifying the additional costs associated with green construction such as importing green building materials and technologies, e.g., solar panels, energy-efficient materials as well as the cost of certification. To address this challenge, green building sector stakeholders emphasise the importance of engaging residents through education, marketing, and incentives to create demand for green buildings citing tangible benefits, such as water saving, energy saving, health improvements due to improved built environment, and the positive environmental impacts of green buildings. 
[bookmark: _Toc189118611]5.3 Mechanisms and outcomes 
Component 1: Gradual growth and barriers in the green building market
Wider policy stakeholders and those in the financial sector cite a gradually growing willingness among FIs and construction companies to include green buildings in their portfolios. Banks are starting to develop dedicated green financing products, although price differentiation in terms of interest rates compared to conventional loans remains minimal. Partnering with IFC through MAGC is helping banks build internal capacity and frameworks to scale up green construction lending. 
One of the stakeholders in a FI noted that IFC has provided training to the Bank’s staff to build internal capacity and understanding around green buildings, climate finance, renewable energy, and climate-smart agriculture. He added that this has been instrumental in raising awareness and equipping the Bank’s staff to better identify and pursue green financing opportunities. This FI stakeholder added that another significant area of support has been the institutional and portfolio assessment conducted by IFC. He further highlighted that IFC analysed the Bank’s portfolio and provided recommendations on how to enhance systems, frameworks, and products to accommodate green transactions. This included advice on loan origination systems, credit rating frameworks, and risk management to properly tag and report on green projects.
Another stakeholder in the financial sector highlighted that they have received “enormous support” from the MAGC programme. This stakeholder cited that IFC provided advisory services during an inaugural corporate bond issuance which resulted in the bond being oversubscribed. Additionally, IFC supported the institution by organising a workshop on “Greening Affordable Housing”. 
According to wider policy stakeholders, industry leaders in green construction have publicly committed to certifying all future projects to green building standards, driven by a desire to attract impact-oriented investors and comply with fund mandates. However, most individual and small-scale developers still lack awareness about green building and do not yet perceive a compelling business case to take action.
Component 2: Raising awareness and enabling environment progress
The general understanding of green buildings among key stakeholders including green building sector and wider policy stakeholders in Kenya is slowly improving, with concepts like resource efficiency, occupant well-being, and third-party certification coming up more frequently in industry discussions. Events and training sessions organised by entities such as the Kenya Green Building Society (KGBS), often delivered in partnership with IFC/MAGC, are playing an important role in raising awareness and building capacity. However, many developers still have a limited grasp of the specific technical requirements and struggle to quantify the economic benefits of green construction. Consequently, industry experts emphasise that while events and training sessions are important for raising awareness and building capacity, developers in Kenya may need additional support, such as access to local performance data, simplified technical guidance, in-house expertise, and market incentives, to fully overcome the barriers to green construction.
Professionals providing advisory services express a strong need for more educational programmes to help the industry translate growing awareness into tangible action on projects. Importantly, end users and homebuyers are not yet demanding green features and certifications en masse, indicating a need for much more focused consumer awareness-building to stimulate market demand.
From a policy and regulatory standpoint, some promising recent developments in Kenya bode well for green building, even if drawing a direct causal link to the MAGC programme is difficult. The inclusion of sustainability provisions in the newly launched Kenya National Building Code[footnoteRef:80] and the Central Bank of Kenya's issuance of draft Green Taxonomy Guidelines for the banking sector[footnoteRef:81] - which reference the IFC Performance Standard as part of the guideline materials and frameworks that provide guidance related to assessing social risk and adopting social due diligence process - were highlighted as significant policy milestones.  [80:  Kenya National Building Code 2024 - The core objective of the Code is to prescribe improved standards in building design, construction and maintenance that are reflective of best practices in the built environment that promote quality, safety, health and acceptable environmental norms in the sector.]  [81:  A draft tool designed to classify economic activities as ‘green’ or environmentally sustainable, aiming to guide both the banking sector and other market participants in making informed investment or financing decisions] 

At a local level, several a wider stakeholder mentioned that the Nairobi City County Government is developing dedicated green building guidelines, with KGBS playing a key technical advisory role alongside IFC. While attributing these efforts solely to MAGC may be tenuous, the programme's sustained engagement with policymakers and urban planners through its technical assistance component has likely had an indirect influence in moving the regulatory needle.
Another wider stakeholder highlighted the relatively high cost of finance and lack of meaningful incentives such as preferential interest rates or tax incentives as major barriers to investment in green construction. While a few banks are developing green construction lending products, wider stakeholders and those in the green building sector feel the terms – interest rates, loan tenure, collateral requirements - are not yet sufficiently attractive to drive mass adoption. 
According to wider stakeholders, tying preferential financing conditions to green building certifications like EDGE could help create a stronger business case. The cost of the certification process itself is another frequently cited obstacle by green building sector stakeholders especially for LEED and Green Star which are cited as expensive, and targeted subsidies or tax breaks for renewable energy and green technologies to help defray these incremental costs could accelerate uptake, based on green building sector and wider policy stakeholder assessment. While wider policy stakeholders mention an increasing recognition among policymakers of the building sector's role in achieving sustainability and climate goals, they are cautiously optimistic about the future growth of the green construction market due to the lack of comprehensive policies and incentives, limited access to affordable and differentiated green finance as well as limited awareness and understanding of green building practices.  
Component 3: EDGE certification growth and adoption drivers
A wider policy stakeholder highlighted that one clear area where MAGC's influence can be seen is in the growth of IFC’s EDGE green building certification in Kenya. The number of EDGE-certified projects in the country has increased from 0.3 million m2 as of 2020[footnoteRef:82] to 0.95 million m2 in 2024[footnoteRef:83]. The wider policy stakeholders attribute this uptick largely to the credibility and resources that the IFC brand brings to EDGE, as well as the standard's fewer requirements and lower costs compared to other international certifications.  [82:  The source of information for the 2020 data of certified floor space m2 for EDGE, LEED and Green Star is Kenya Green Building Market Snapshot 2020 report commissioned by the UK Government.]  [83:  EDGE up to date numbers were retrieved from EDGE App data (EDGE APP) as of 31 October, 2024] 

A cross-section of stakeholders interviewed ranging from FIs, green building sector and wider stakeholders identify several features of EDGE that are facilitating its uptake in the Kenyan market, including the free online EDGE software, which is seen as relatively user-friendly, and the streamlined certification process, which is appreciated for its comparative simplicity. However, the cost of audits and documentation required for full certification are still viewed as significant hurdles, particularly for smaller-scale developers. Providing financial support to defray these costs could help accelerate adoption. 
Interviewees also highlight the importance of ongoing efforts to customise EDGE to the Kenyan context, such as localising the assumptions in the software tool and calibrating the standards to domestic building practices. While these adaptations are making EDGE more fit-for-purpose, the types of stakeholders listed above emphasise the need for continued refinement such as cost-benefit analyses that demonstrate the financial and operational performance of EDGE-certified buildings in Kenya or adapting energy and water efficiency benchmarks to reflect market realities on the ground e.g., the specific climatic conditions, building typologies, and occupant behaviour patterns in Kenya.
[bookmark: _Toc189118612]5.4 Lessons learned and recommendations 
[bookmark: _Toc179905514][bookmark: _Toc181889448][bookmark: _Toc189118613]Lessons learned 
Awareness and capacity building 
General awareness of green building concepts and certifications like EDGE is increasing but deep technical know-how is still lacking.
More targeted capacity building is needed to convert awareness into action, especially for small-scale developers.
Policy and regulatory enablers 
Recent reforms like sustainability provisions in the building code and green taxonomy guidelines are promising, but not yet sufficient to shift the market and increase the uptake of green construction.
Directly integrating green requirements into affordable housing and urban development policies could be a key facilitator of a shift towards green construction.
Financial incentives and innovative products 
The business case for green construction is improving but still constrained by limited access to attractive financing.
[bookmark: _Toc178705932]Pioneering green projects prove the concept, but the pricing of current green lending products is not sufficiently compelling at scale.
Certification as a driver of uptake 
EDGE is gaining traction as a relevant and accessible entry point for the Kenyan market, but costs remain a barrier.
Tying financial incentives and government policies to green certification could accelerate adoption, with the potential to ratchet up to more ambitious levels over time.

GEDSI learnings
The case study generated some GEDSI learnings. The focus groups with residents of green buildings in Kenya highlighted some of the challenges associated with making green buildings inclusive and accessible. Firstly, while some residents noted that they saved money on electricity bills due to increased efficiency, this did not necessarily offset the higher overall cost of living in a green building, demonstrating that there was generally no economic benefit to residents. 
In terms of accessibility, several design issues were identified which may disadvantage disabled people and deter them from choosing to live in these buildings. These findings are described in more detail in the GEDSI annex. 
There were limited findings on GEDSI from stakeholders, although some T3 stakeholders described how green construction projects could revitalise neighbourhoods, improve safety, and create job opportunities for local workers.
[bookmark: _Toc179905515][bookmark: _Toc181889449][bookmark: _Toc189118614]Recommendations 
Improvements to overall MAGC delivery 
Develop a comprehensive stakeholder engagement (green building sector, FIs as well as wider stakeholders) and communications strategy to systematically build awareness and technical capacity, leveraging local multipliers.
Explore opportunities to link MAGC activities with major Kenyan Government initiatives in affordable housing and urban development to integrate green requirements.
[bookmark: _Toc178705935]Recommendations by stakeholder type
FIs: Assist with the structuring of compelling green construction lending products and provide credit enhancement to enable more attractive pricing. Collect data on green project performance to build the business case such as: 
· Data on the actual energy/water consumption of green buildings compared to conventional buildings of similar size and use
· Data on the rental premiums and occupancy rates achieved by green buildings compared to conventional buildings in the same market
· Resale data showing the enhanced market value and shorter sales times for green buildings
Policymakers: Support integration of green building requirements into building codes, urban plans, and flagship housing/infrastructure initiatives. Develop fiscal and non-fiscal incentives for green certifications.
Green building sector: Foster a community of practice among developers, contractors, and consultants to share knowledge and lessons learned. Develop a competitive benchmarking programme to spur a "race to the top".
Recommendations by MAGC component 
Catalysing investments: Expand partnerships with local FIs and structure risk-sharing facilities to crowd in additional capital at better rates. Explore aggregation of green projects for capital markets.
Enabling environment: Assist with the development of the National Green Building Policy and local implementation roadmaps. Provide technical input on integrating green standards into public procurement criteria.
EDGE certification: Localise EDGE further for the Kenyan context and reduce the cost of audits/certifications through subsidies or bulk discounts. Create a national award/recognition programme for EDGE champions.
In summary, while MAGC has been catalytic in raising awareness and spurring initial demonstration projects, reaching a transformative scale will require a coordinated push on multiple fronts, from policy to finance to certification. MAGC is well-positioned to play an orchestrating role in aligning IFC's capabilities with motivated local champions and wider market drivers in Kenya. By adapting to green building sector stakeholder needs, embedding green considerations in public sector initiatives, and making a compelling business case for developers and financiers, MAGC can further help accelerate the market inflexion toward green construction.
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Kenya Green Building Society | Sustainable Built Environment Starts Here (kgbs.co.ke)
https://repository.kippra.or.ke/bitstream/handle/123456789/4589/Kenya_NCCAP_2018-2022%20%282%29.pdf?sequence=1
Kenya's First NDC (updated version).pdf (unfccc.int)
https://www.nca.go.ke:81/media/Brief_on_the_national_building_code_2024.pdf 
Environmental, Social & Governance Laws and Regulations Report 2024 Kenya (iclg.com)

[bookmark: _Toc189118617]6 South Africa Case Study 
[bookmark: _Toc179475287][bookmark: _Toc189118618]6.1 Introduction and summary methodology 
[bookmark: _Hlk181702902][bookmark: _Toc179475288]This part of the report encapsulates the main findings from the evaluation of MAGC activities, mechanisms, outcomes, and impacts in South Africa. The study employed a mixed-methods approach to gather comprehensive data and derive meaningful insights into South Africa's green construction market. 
South Africa’s MAGC activities include:
Four investments to support FIs, one of which includes advisory services, and one has a planned advisory service (component 1).
Market-level engagement plan encompassing EDGE workshops and awareness events with developers and financial institutions, and technical assistance to municipalities to certify government issued homes (component 2).
99 accredited EDGE Experts and Auditors, along with 1.1 million m2 post construction EDGE-certified floor space (component 3).
South Africa was chosen as a case study country to comprehensively examine all three components of the MAGC program. This includes an in-depth exploration of the financial component (component 1), particularly focusing on the first green bond issued by a commercial bank in Africa, dedicated to green residential housing. This case provides a unique opportunity to analyse the financial landscape and evaluate the additional benefits of MAGC's interventions. Additionally, the active engagement of components 2 and 3 in South Africa allows for a thorough analysis of MAGC’s overall impact.
The findings presented in this chapter are based on:
Desk research[footnoteRef:84],  [84:  We reviewed green building and MAGC documents from the IFC, news websites, national policy documents, and other related documentation. See list of references at the end of this case study.] 

A focus group with ten residents from two EDGE-certified buildings in Johannesburg, 
An interview with IFC representatives, four interviews with FIs, four interviews with green building sector stakeholders, and 
Five interviews with policy makers and representatives of wider stakeholder groups[footnoteRef:85].  [85:  These refer to think tanks, research organisations, and the academia.] 

More information on the methodology can be found in the Technical Annex.
[bookmark: _Toc189118619]
6.2 Context analysis 
Market size and growth
The green building market in South Africa has experienced significant growth since the first green building was certified by the Green Building Council of South Africa (GBCSA) in 2009. As of now, the GBCSA has certified just over 1,200 green buildings, which includes all building typologies under both Green Star and EDGE certifications. This translates to over 8.5 million m2 of green floor space in the country.[footnoteRef:86] [86:  Green Building Council of South Africa. (2023). GBCSA’s 1000th certification signals exponential growth for SA’s green buildings sector. https://www.gbcsa.org.za/gbcsas-1000th-certification-signals-exponential-growth-for-sas-green-buildings-sector/] 

Market growth has accelerated in the last one to two years, driven by increased awareness, certification programmes like EDGE and Green Star, and green financing options for end-users.  Regarding EDGE, the latest available data from 2020 show EDGE as 17% of cumulative green buildings.[footnoteRef:87] As noted by a stakeholder from IFC, this growth since 2015 was accompanied by a rise in the number of EDGE experts distributed across the financial and construction sectors. [87:  IFC (2023) South Africa Green Building Market snapshot, https://edgebuildings.com/wp-content/uploads/2023/11/IFC0077-2023-South-Africa-Green-Building-Market-Maturity-Sheet.pdf ] 

Green Star and EDGE are the main certifications used in South Africa. Green Star is primarily used for commercial and public buildings such as offices, retail spaces, and schools. EDGE was launched in South Africa in 2015 to target the residential sector, with a particular focus on affordable housing. While data on the penetration rate of Green Star is limited, the IFC suggests that it has been successful in penetrating the commercial sector under the leadership of the Green Building Council of South Africa. On the other hand, EDGE is addressing the needs of the residential market.
The table below summarises and compares the green certifications used in South Africa:
Table 6.1 Green building certifications in South Africa
	Parameters
	Green Star
	EDGE

	Origin
	South Africa
	International

	Year of Implementation
	2017
	2015

	Key focus
	Energy, Water, Materials, Indoor & Outdoor Environmental quality and impact 
	Energy, Water, and Material

	Administering Body
	Green Building Society Kenya
	International Financial Corporation

	Rating 
	4 to 6 star[footnoteRef:88] [88:  https://www.iea.org/policies/3461-green-star-south-africa-rating-system-green-star ] 

	NA

	Sqm certified in South Africa[footnoteRef:89] [89:  Most recent available data] 

	7.7 million[footnoteRef:90] [90:  https://edgebuildings.com/wp-content/uploads/2023/11/IFC0077-2023-South-Africa-Green-Building-Market-Maturity-Sheet.pdf] 

	5 million[footnoteRef:91] [91:  IFC annual report 2024 (Cumulative Floor space that received post-design EDGE Preliminary Certification (m2)). ] 




Stakeholders in the South African green building industry compared the EDGE certification to other prevalent certifications in the country. The Green Star certification is the most prominent alternative to EDGE. While Green Star is more comprehensive and covers a broader range of sustainability factors, it is also more complex and expensive, making it more suitable for large-scale commercial projects. In contrast, EDGE is seen as a more streamlined, accessible, and affordable option, particularly for residential projects. Stakeholders mentioned:
“EDGE streamlines the green certification procedure, and CAFI adds a new level of environmental and financial analysis to building projects. When combined, they help to promote more sustainable development and green building techniques.” – Green building sector stakeholder, South Africa
“We've got Green Star and EDGE, it's mostly those two. […] EDGE hasn't been implemented in terms of national or local policy yet, but the way it works as a percentage benchmark of national legislation is nice and easy. […] The way EDGE works as a pass/fail is quite nice and easy for the market to understand.” – Green building sector stakeholder, South Africa
Barriers identified in the green building sector
Several barriers are perceived to impede the expansion of green building investment in South Africa. Green building stakeholders identify both actual and perceived costs as significant issues. While the material costs for green construction are generally higher than those for conventional building methods, it is perceived that this has led to a widespread belief within the sector that green construction is more expensive than it truly is. 
Additionally, the lack of expertise and inadequate incentives are noted by stakeholders in the green building sector as factors that discourage developers and construction companies from embracing sustainable practices. In addition to cost-related barriers, policy and certification processes are perceived to present significant challenges to green building investment in South Africa. Stakeholders from both the building and policy sectors point out that weak policy implementation and fluctuating policy frameworks create an unstable environment for sustainable construction. Furthermore, certification processes are not only complex and costly but also time-intensive, which is exacerbated by insufficient audit and assurance mechanisms. Together, these issues are perceived to form substantial obstacles to the advancement of green building initiatives.
Top-down drivers and challenges
The green building market in South Africa is influenced by a combination of top-down drivers and challenges, shaped by policymaker prioritisation, the regulatory environment, and engagement from FIs and the construction sector. South Africa's Constitution,[footnoteRef:92] the National Development Plan,[footnoteRef:93] and legislation like the Spatial Planning and Land-Use Management Act (SPLUMA)[footnoteRef:94], the National Energy Efficiency Strategy[footnoteRef:95], and the South African National Standards (SANS) 10400-XA[footnoteRef:96] provide a framework for sustainable construction as elucidated in the table below.  [92:  https://www.gov.za/documents/constitution/constitution-republic-south-africa-04-feb-1997 ]  [93:  National Planning Commission. (2014). Our future make it work: National Development Plan 2030. ndp-2030-our-future-make-it-workr.pdf (www.gov.za) ]  [94:  https://www.gov.za/documents/spatial-planning-and-land-use-management-act ]  [95:  https://www.gov.za/sites/default/files/gcis_document/201409/32342908.pdf ]  [96:  https://www.iea.org/policies/8412-sans-10400-xa2021-national-building-regulations-energy-usage-in-buildings ] 

Together, these legal and policy instruments create a comprehensive framework that supports and promotes sustainable construction and green building practices in South Africa. They provide a foundation for the development of a more sustainable built environment and contribute to the country's efforts to mitigate climate change and promote sustainable development. According to the stakeholders interviewed in the policy sector, there is growing political buy-in for green building practices and government officials and policymakers increasingly recognise the importance of sustainable construction in driving operational efficiency in terms of water and energy efficiency and meeting sustainable development goals. Thus, driving green building practices enshrined in the Department of Public Works (DPW) Green Building Framework and Policy[footnoteRef:97].  [97:  https://www.ecsa.co.za/news/News%20Articles/181113_DPW_Green_Building_Policy.pdf ] 

While there is growing political buy-in for green building practices, implementation challenges persist, such as the need for capacity building within government agencies and the coordination of efforts across different levels of government. Opportunities exist for the government to further incentivise green building practices through subsidies and streamlined certification processes. However, upskilling within government institutions is necessary to effectively translate policies into action and bridge the implementation gap.
All stakeholders emphasised the importance of collaboration, knowledge sharing, and a supportive policy environment to accelerate the growth of the green building market in South Africa. Stakeholders in the green building and policy sectors as well as FIs highlighted the increasing engagement and collaboration among different actors in the green building value chain. Developers, architects, engineers, FIs, and government agencies are coming together to share knowledge, best practices, and resources. This heightened level of stakeholder engagement is perceived to be fostering a more coordinated and effective approach to promoting green building practices in the country.
The green building sector stakeholders and FIs also emphasised the role of targeted financial products in strengthening the enabling environment. FIs, such as banks and development finance institutions, are developing and offering specialised products and services tailored to the needs of green building projects. These include, but are not limited to, green mortgages and energy efficiency loans. The availability of these targeted financial products is perceived to be making it easier for developers and property owners to access the necessary capital to invest in green building projects. However, FIs face barriers like perceived high costs, limited expertise, and administrative hurdles.
For FIs, the main barriers to financing green buildings include the perceived high costs, limited internal expertise, and administrative hurdles in managing green building investments. On the other hand, they see opportunities in developing innovative financial products and services tailored to green building projects, such as green bonds and sustainability-linked loans.
Bottom-up drivers and challenges
The GBCSA has played a crucial role in advocating for the value of green buildings through public forums, research, and engagement with various stakeholders. However, widespread adoption is hindered by a lack of public awareness among some segments, misconceptions about costs, and high premiums on green technologies and materials, particularly impacting smaller construction firms.
Green building sector stakeholders, including developers and property companies, are actively engaged in constructing green buildings across various segments, and implementing energy and water efficiency measures. Benefits are recognised, but challenges include high upfront costs, lack of incentives and knowledge, regulatory hurdles, and integration difficulties. 
Developers and construction companies face challenges related to the availability and cost of green building materials and technologies, as well as navigating the certification process, which can be time-consuming and complex. However, they also recognise the potential for green buildings to differentiate their offerings, attract environmentally conscious buyers and tenants, and achieve operational cost savings. Architects, engineers, and other building professionals play a crucial role in designing and specifying green building features, but they may face barriers such as the lack of locally available green building products and the need for continuous education and upskilling to stay current with green building best practices.
Residents revealed a significant gap between the marketed sustainable lifestyle and their day-to-day reality. While features like solar panels, energy-efficient appliances, and proximity to nature initially attracted residents, many feel the promised benefits have not materialised. Issues include accessibility for those with disabilities or mobility issues due to a lack of ramps, lifts, and other accommodations making it nearly impossible for wheelchair users or individuals with mobility impairments to navigate the building, with only one small ramp located far from the units. 
Other problems included poor build quality, limited cost savings, a lack of in-unit green features, and overly restrictive rules that hindered residents' ability to make their units functional for their specific needs. For instance, some residents found their units to have inadequate ventilation and wished to install air conditioning units. However, they were prohibited from making such modifications by the developers and building managers. 
Accessibility was a significant concern for some residents. One resident, recovering from a car accident, reported having to stay in a hotel due to their inability to climb the stairs to their apartment. Another resident reported having to carry their elderly mother up the stairs during visits. Despite these challenges, residents appreciate the complex's natural surroundings, sense of safety, and community amenities. They emphasise a desire to work collaboratively with property management to realise the full potential of eco-friendly living, calling for more responsive communication, quality control, sustainable solutions, and flexibility. 
Material factors affecting the ability to build green
Stakeholders in the South African green building and policy sectors expressed that the availability and cost of green building materials and technologies, often requiring imports, create challenges, particularly for smaller developers. South Africa's energy challenges (mainly coming from load shedding[footnoteRef:98]) highlight the importance of energy efficiency. While green building measures can significantly reduce operational energy costs, the initial capital expenditure for incorporating green energy solutions can be a hurdle, particularly for affordable housing projects. Balancing energy efficiency goals with cost considerations remains a challenge in the South African context. [98:  Load shedding (loadshedding) is a way to distribute demand for electrical power across multiple power sources. Load shedding is used to relieve stress on a primary energy source when demand for electricity is greater than the primary power source can supply.] 

[bookmark: _Toc179475289][bookmark: _Toc189118620]6.3 Mechanisms and outcomes 
Component 1: Advisory services and blended finance
The MAGC programme contributed to the availability and diversity of green construction finance products in South Africa. FIs have actively engaged in developing and offering targeted financial products to support green building projects. These products include sustainability-linked loans, green bonds, and specialised financing solutions offered to property developers or green building certifications like EDGE. The amount of funding available for green building projects has also increased, according to stakeholders interviewed from the building and financial sectors. For instance, one FI reported that they received R4.5 billion from IFC and allocated it to sustainable construction initiatives. The link between EDGE certification and access to finance has been a key enabler for the growth of green building finance in the country.
MAGC has contributed to improving internal knowledge of FIs, developing targeted financial products, and expanding access to finance for green building projects. FIs have actively engaged in financing and supporting green building initiatives. The link between green building certification and access to finance, coupled with growing investor focus on ESG factors, has been a key enabler for these institutions. Stakeholders have also expressed positive perceptions of the advisory services provided by the MAGC programme with a stakeholder from the financial sector stating: 
“There's been quite a significant amount of engagement learning training, information sharing that's happened with the IFC through the MAGC process” – FI, South Africa
Component 2: Capacity building
As mentioned in the previous chapter, stakeholders in the South African green building sector have identified several barriers to investment in sustainable construction, such as the perception of higher upfront costs, lack of knowledge and expertise, and limited access to green construction finance. MAGC has played a role in mitigating these barriers by providing financial incentives (e.g., cash back for developers who build green-certified properties or for end-users purchasing green homes) capacity building, and training to professionals in the green building sector.
MAGC's capacity-building activities have contributed to a better understanding of green buildings among developers, property managers, owners, and residents. These efforts have positively impacted the green building sector's in-house knowledge and skills, facilitating faster decision-making, design improvements, and streamlined certification processes. Developers have gained a greater appreciation for the business case for green buildings, with some recognising that the additional costs are offset by price premiums and utility savings for occupants. The expertise provided by MAGC has been particularly valuable for those new to the green building space and needed guidance in navigating the complexities of sustainable construction.
Stakeholders from the green building sector have shown a strong commitment to incorporating green buildings into their portfolios, with companies constructing EDGE-certified buildings across various market segments, including affordable housing, residential, commercial, industrial, and retail properties. These companies have integrated energy and water efficiency measures into their projects and acknowledge the benefits of green buildings in terms of reduced environmental impact, improved occupant health and productivity, and enhanced environmental performance. However, some residents have expressed that their lived experiences do not fully align with the marketed benefits of green buildings. 
They have pointed out issues such as limited tangible cost savings on utilities, lack of accessibility features, and inadequate green elements within individual units. This suggests a need for greater focus on delivering practical, user-centric sustainable solutions that enhance residents' quality of life and meet their expectations. Although there is still room for improvement, stakeholders in the green buildings and financial sectors acknowledge that as a consequence of MAGC activity in South Africa, they are increasingly optimistic about the future of green building investment in South Africa.
While specific evidence of new guidelines, regulations, or changes to the policy environment directly resulting from MAGC activities is limited, it is important to note that the enabling environment is improving. The regulatory environment is becoming more supportive of green building practices, with the introduction of mandatory energy performance certification for certain building types (public sector buildings greater than 1,000 m2 and private sector buildings greater than 2,000 m2) and the development of green building strategies by local authorities. Opportunities exist for the government to further incentivise green building practices through subsidies and streamlined certification processes, and upskilling within government institutions is necessary to effectively translate policies into action.
Component 3: EDGE Certification platform
EDGE market share has grown in South Africa in the past years, and MAGC efforts have played a role in this growth. Stakeholders from the building, policy, and financial sectors have expressed positive sentiments regarding the EDGE certification system and its role in promoting sustainable construction practices in the country. 
Key reasons for this growth include: 
Increased awareness among property developers of the benefits of green buildings driven by advocacy and research efforts from the GBCSA, capacity building and training initiatives supported through the MAGC programme. 
The availability of financial incentives such as sustainable financing from local banks for certified projects and support from institutions like the IFC.
Stakeholders from the green building sector have noted that the EDGE certification system has been particularly successful in the residential sector, with a developer indicating that they have developed and successfully certified 24,375 apartments in South Africa. The streamlined and user-friendly nature of the EDGE app has made it easier for developers and professionals to assess the environmental impact of their projects and identify opportunities for improvement. The app's ability to provide real-time feedback on the financial and environmental implications of different design choices has been praised by green building and policy sector stakeholders as a valuable tool in the decision-making process.
Additionally, green building sector stakeholders have welcomed the improvements made to the EDGE certification system over time. The introduction of the EDGE Advanced and Zero Carbon certifications has been seen as a step towards more ambitious sustainability targets in the green building sector.[footnoteRef:99] The continuous evolution of the EDGE standard has been appreciated by green building sector stakeholders, who recognise the need for green building certifications to keep pace with technological advancements and changing market demands. The responsiveness of the EDGE team to feedback from users has also been commended, with green building sector stakeholders noting that their input has been incorporated into the development of new features and updates. [99:  The EDGE Advanced certification recognises projects that are fully powered by renewable energy, either generated on-site or procured off-site, and achieve at least 40% energy savings compared to the local baseline. Building upon this, the Zero Carbon certification takes into account the embodied energy of materials and requires any remaining carbon emissions to be offset through accredited providers, ensuring a net-zero carbon footprint.] 

The EDGE certification has gained traction among developers and industry professionals. However, residents' experiences underscore the importance of ensuring that the EDGE certification not only focuses on the design and construction phases but also post-occupancy performance and resident satisfaction. Incorporating resident feedback and monitoring the actual performance of EDGE-certified buildings over time could help bridge the gap between promised benefits and occupants' lived experiences, thereby encouraging retention.
The growth of the green building market in South Africa can be attributed to a combination of factors, with the MAGC programme playing a significant role alongside other drivers. It is challenging to quantify the exact extent to which the outcomes can be attributed to MAGC versus other factors. However, stakeholders from the building and financial sectors have consistently emphasised the crucial role of the MAGC programme in catalysing the growth of the green building sector in South Africa.
Box 6.1 Developer case study in South Africa
A leading property development company in South Africa has experienced significant growth in its green building portfolio, largely attributed to its involvement with the MAGC programme. As a key stakeholder in the South African green building sector, the developer’s experience provides valuable insights into the effectiveness of the MAGC programme in driving the adoption of sustainable construction practices.
Commitment to green building
The property development company has demonstrated a strong commitment to incorporating green buildings into its portfolio. The company has embraced the EDGE certification system, recognising the benefits of sustainable construction in terms of reducing environmental impact, improving occupant health and well-being, and enhancing the marketability of its properties. 
According to a representative, the company has achieved a significant milestone in its green building journey with thousands of residential buildings EDGE-certified to date. Another representative further quantified the developer’s achievement, stating, "We're sitting on 24,375 apartments" certified to date. The substantial number of EDGE-certified apartments in the company’s portfolio is a testament to the developer’s dedication to sustainable construction and its successful adoption of the EDGE standard. 
Impact of MAGC on green building adoption
The development company’s engagement with the MAGC programme has been instrumental in accelerating its green building adoption. The developer has leveraged the capacity building, technical assistance, and financial support provided by MAGC to enhance its internal knowledge and skills, streamline its certification processes, and offset the perceived higher costs associated with green building projects.
A representative acknowledged the positive impact of MAGC on the company’s green building journey, stating, "There's a minimal trade-off. The additional cost for green buildings is small, and the measures we implement are ones we would use regardless." This suggests that the support provided by MAGC has helped the company overcome the cost barrier and make green building practices more feasible and cost-effective.
Furthermore, the representative highlighted the role of MAGC in facilitating access to green building finance: "The link to beneficial finance is a great enabler. The green index indicates the enabling cost-benefit of investing in it - greater tenancies, security, recoup on energy and water costs." The financial incentives and support provided by MAGC have made green building projects more attractive and financially viable for the company.
Conclusion
This case study demonstrates the significant impact of the MAGC programme on the adoption of green building practices in South Africa. Through its commitment to the EDGE certification system and its successful implementation of sustainable construction practices, the development company has emerged as a leader in the green building sector. The developer’s experience highlights the effectiveness of MAGC in providing capacity building, technical assistance, and financial support to overcome barriers and accelerate the growth of green building in the country. As the company continues to expand its green building portfolio, it serves as a compelling example of the transformative potential of programmes like MAGC in driving the transition towards a more sustainable built environment.
[bookmark: _Toc179475290][bookmark: _Toc189118621]6.4 Lessons learned and recommendations 
[bookmark: _Toc181889458][bookmark: _Toc189118622]Lesson learned 
Support across the green building value chain
MAGC’s comprehensive support across the entire green building value chain has contributed to its success. The programme has taken a holistic approach, addressing the needs and barriers at each stage of the green building process. This includes providing capacity building and technical assistance to developers and professionals, facilitating access to green finance through FIs, and engaging policymakers for supportive regulations. MAGC support was particularly valuable for those new to green buildings, helping them navigate the complexities of sustainable construction.
Flexibility and adaptability in programme delivery 
MAGC has shown the importance of flexibility and adaptability in programme delivery. As the green building market in South Africa evolved, MAGC has been able to adjust its strategies and interventions to respond to changing needs and opportunities. This has included introducing new certification tools, expanding capacity building efforts, and adapting financial incentives based on market feedback.
Collaboration and knowledge sharing among stakeholders amplify the impact
The MAGC programme has fostered strong collaboration and knowledge sharing among the different stakeholder types (building, policy, and financial sectors). The programme has created platforms for dialogue and exchange, such as workshops, conferences, and stakeholder engagement events. These platforms have facilitated the exchange of ideas, best practices, and lessons learned. A more coordinated and synergistic approach to green building development has emerged. 
GEDSI learnings
Some evidence on GEDSI has been generated by the case study. Interviews with programme-level stakeholders highlighted a green building project in Johannesburg, South Africa which has supported single mothers and demonstrates how green buildings can improve the standard of living for people from marginalised groups. The example demonstrates how prioritising end-users’ needs when designing green buildings can improve the quality of living for people in marginalised groups, and highlights that this should be a key consideration for green building programmes aiming to have a social impact. 
Additionally, stakeholders cited that IFC has run training sessions in South Africa through the Association of Female Architects. This demonstrates how the MAGC programme can help to address the financial and educational barriers that women face in entering the construction sector. Further detail on both examples is provided in the GEDSI annex.
In the focus group with residents, they highlighted significant accessibility issues for residents with disabilities and mobility issues, with a lack of accessible infrastructure such as ramps and lifts in the buildings. They also reported that there were limited cost savings, suggesting that these buildings would not be beneficial to lower-income groups.
[bookmark: _Toc181889459][bookmark: _Toc189118623]Recommendations 
Improvements to overall MAGC delivery 
Showcase successful projects and share case studies to demonstrate the business case for sustainable construction and inspire wider adoption. For example, facilitate knowledge sharing and best practice exchange among FIs to accelerate the adoption of green finance practices. For example, including success stories as part of the regular workshops, seminars, and conferences to bring together key stakeholders; publishing any successful examples and case studies on the EDGE website;
Recommendations by stakeholder type
FIs
· Develop a comprehensive green building finance framework that includes a range of financial instruments, such as green bonds, loans, and grants, to address the diverse needs of stakeholders.
· Provide financial incentives, such as tax breaks, subsidies, and preferential interest rates, to encourage investment in green building projects.
Policymakers and government officials
· Streamline administrative processes and reduce regulatory barriers to make it easier for stakeholders to access green building finance and certifications.
· Promote market transparency and disclosure of green building performance data to build investor confidence and attract more capital to the sector.
Green building sector
· Facilitate access to green building technologies, materials, and best practices through knowledge-sharing platforms and industry partnerships.
· To bridge the gap between the promised benefits of green buildings and the actual experiences of some occupants, it is crucial to incorporate feedback from residents and closely monitor the performance of EDGE-certified buildings. A disconnect between expectations and reality has emerged, with some end-users reporting that they have not yet realised the anticipated energy and water usage savings in their residential units. Active gathering of resident input and meticulous tracking of building performance can help better understand and address this discrepancy. This approach ensures that the sustainability benefits marketed to residents are genuinely reflected in their day-to-day living experiences. 
Recommendations by MAGC component
As part of the advisory under component 1, encourage FIs to set ambitious targets for green building financing. 
As part of component 2, engage policymakers to support the development and implementation of green building codes, standards, and incentives at the national and local levels. Upskilling within government institutions is necessary to effectively translate policies into action and bridge the implementation gap. The MAGC program can play a vital role in addressing this need by:
· Offering targeted capacity building and training programs for government officials at national, provincial, and local levels to enhance their understanding of green building principles, certification systems, and best practices. 
· Developing user-friendly guides, tools, and resources specifically tailored for policymakers and government institutions to facilitate the integration of green building considerations into their decision-making processes.
· Collaborating with local academic institutions and training providers to develop and deliver specialised curricula and professional development courses on sustainable construction for government employees.
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[bookmark: _Toc189118625]7 Vietnam Case Study
[bookmark: _Toc179615367][bookmark: _Toc189118626]7.1 Introduction and summary methodology 
The evaluation team conducted a case study in Vietnam to understand the current state of the green construction market and the outcomes achieved by the MAGC programme to date. This report presents an overview of the learnings from this research. 
Vietnam’s MAGC activities include: 
Two investments to support FIs (component 1).
Market-level engagement plan encompassing green building awareness events with developers, EDGE expert’s trainings, and knowledge sharing webinars (component 2).
52 accredited EDGE Experts and Auditors, along with 2.1 million m2 post construction EDGE-certified floor space (component 3).
Vietnam was selected as a case with less MAGC activity at the time of case study selection. This was to examine context in-depth, the presence of other programmes, and potential barriers to investment. Indonesia was also considered as a case study for the East Asia region. However, it was preferred to include one country with no investments in place at the time of case study selection to allow deep dive analysis into different levels of MAGC [footnoteRef:100].[footnoteRef:101] [100: ]  [101:  The selection was completed in the scoping phase of the evaluation, in 2023, while the two investment deals were closed in 2024.] 

The findings presented in this chapter are based on:
Desk research[footnoteRef:102].  [102:  We reviewed internal documentation of the programme, literature and other documentation. See list of references in Annex.] 

One focus group with five residents from EDGE-certified projects in Ho Chi Minh city. 
One interview with an IFC representative. 
Five interviews with FIs. 
Four interviews with green building sector stakeholders.
Five interviews with policymakers and representatives of wider stakeholder groups[footnoteRef:103].  [103:  These refer to think tanks, research organisations, and the academia.] 

More information on the methodology can be found in the Technical Annex.
[bookmark: _Toc179615368][bookmark: _Toc189118627]7.2 Context analysis 
Market size and growth 
Vietnam's green building market, emerging over 15 years ago[footnoteRef:104], experienced slow initial growth, and stagnation between 2021 and 2022 due to a real estate crisis[footnoteRef:105]. Overall, a major challenge for the real estate industry and the green construction segment has been the difficulty in accessing capital[footnoteRef:106]. Since 2022, real estate companies have increasingly struggled to secure bank credit, leading them to shift their focus toward raising funds through the corporate bonds market[footnoteRef:107]. This change has been largely driven by regulatory reforms implemented by the government in response to various scandals involving real estate moguls[footnoteRef:108].  [104:  Công trình xanh Việt Nam – những chặng đường phát triểnViện Kiến trúc Quốc gia (vienkientrucquocgia.gov.vn)]  [105:  (PDF) The Impact of the COVID-19 on the Construction Industry in Vietnam (researchgate.net)]  [106:  Attendants of Financial Accessibility of Firms in Vietnam]  [107:  Banks maintain caution towards real estate crisis]  [108:  Funding and regulatory hurdles challenge Việt Nam's developers long term] 

Another avenue for financing projects is seeking foreign direct investment (FDI). In 2024, the government's revised regulations aimed at facilitating better capital flow resulted in a notable increase in FDI in Vietnam's real estate sector. There has been over $3.36 billion in investments into his sector, accounting for 16.4% of total FDI and a 77.6% rise compared to the same period last year[footnoteRef:109]. [109:  FDI attraction situation in Vietnam and Vietnam’s overseas investment in the first eight months of 2024] 

Easier capital mobilisation for the real estate industry led to a rapid recovery post-2023, primarily driven by the private sector[footnoteRef:110]. The bounce back also extended to green building projects with 396 green-certified projects by quarter four of 2023, an impressive growth of 130 projects compared to the same period in 2022[footnoteRef:111]. Overall, green construction projects more than tripled in the past five years, exceeding 10 million m² of certified gross floor area in 2024[footnoteRef:112].  [110:  Vietnam's property market rebounded in 2024, driven by reforms and transparency]  [111:  Công trình xanh tại Việt Nam: Tăng trưởng đáng kể trong năm 2023]  [112:  Green-certified building grows by 30% in Vietnam | NEWS | Reccessary] 

The main certification systems for green buildings in Vietnam are the following: [footnoteRef:113] [113:  VIETNAM GREEN BUILDING MARKET SUMMARY | 2023 & Q1, 2-2024] 

EDGE, which has maintained its leading position since the pre-COVID era (2019), currently commanding approximately 41% of the market share in gross floor area as of June 2024. With the support of reputable organisations like the IFC and the accessibility of its standards, which are considered attainable, the certification has experienced substantial growth. According to green building sector and wider policy stakeholders interviewed, is anticipated to remain a popular choice for new green buildings in the future, especially in residential projects.
LEED maintains a robust presence in Vietnam, holding a 37% market share, particularly within the office and industrial sectors. Its established reputation through a long history in the country (the first LEED certification was achieved in 2010[footnoteRef:114]) has made it the preferred choice for high-profile projects, according to respondents from the green building sector. This enduring influence can be attributed to LEED's long history in the country. [114:  Báo cáo Dự án LEED tại Việt Nam - Công Trình Xanh] 

Green Mark, a Singaporean certification system, accounts for approximately 17% of the total certified gross floor area, primarily within the office sector. The first building to achieve this certification dates to 2009.[footnoteRef:115] While it remains behind EDGE and LEED in market share, Green Mark has established a significant presence in the country, bolstered by the support of major Singaporean developers like Keppel Land. [115:  Keppel tiên phong đem lại các tòa nhà xanh tại Việt Nam - Forbes Việt Nam] 

LOTUS, a local certification system established by the Vietnam Green Building Council (VGBC) in 2010, is less prevalent than the three other certification systems. According to our housing sector respondents, the limited adoption can be attributed to a lack of international recognition and stringent standards. However, LOTUS holds a unique advantage for government-funded projects, as it is currently the only locally developed certification available.
The table below summarises and compares the green certifications used in Vietnam: 
Table 7.1 Green building certifications in Vietnam 
	Parameters
	LOTUS
	Green Mark
	LEED
	EDGE

	Origin
	Vietnam
	Singapore
	USA
	International

	Year of Implementation
	2010
	2005
	1998
	2014

	Key focus
	Energy, Water, Materials and Resources, Indoor Environmental Quality, External Environment
	Energy and Water Efficiency, Environmental Protection, Materials, Indoor Environment Quality, Innovative Technology
	Energy, Water, Materials, Indoor Air Quality, Sustainable Site
	Energy, Water, and Material

	Administering Body
	Vietnam Green Building Council
	Building and Construction Authority (BCA) Singapore
	IGBC (CII)
	International Financial Corporation

	Rating 
	Four-level, points system. 
LOTUS Certified (40-54), Silver (55-64), Gold (65-74), Platinum (75-108) 
	Green Mark (GM) Certified, GM Gold, GM GoldPlus, GM Platinum
	Certified, Silver, Gold and Platinum
	NA

	Sqm certified in [footnoteRef:116][footnoteRef:117] [116: ]  [117:  https://www.trade.gov/market-intelligence/vietnam-green-building-outlook#:~:text=As%20of%20Q1%202024%2C%20there,.Hoang@trade.gov. And Vietnam Green Building Q1-2024 market summary.] 

	0.6 million
	1.9 million
	3.9 million
	4 million



Over the past five years, while the residential segment leads in gross floor area[footnoteRef:118], the office segment is expected to boom due to increasing FDI[footnoteRef:119] and multinational companies' demand for green spaces. Over 75% of office supply in Ho Chi Minh City from Q3 2023 to the end of 2025 is expected to be green-certified[footnoteRef:120]. The education and healthcare sectors, on the other hand, are lagging in growth despite the large demand for schools and hospitals in Vietnam.  [118:  How green buildings can contribute to a greener Vietnam | CCI France Vietnam]  [119:  FDI flows topped $36.61 billion in Vietnam in 2023 (vir.com.vn)]  [120:  The Wave of Green Office Buildings in Vietnam] 

Barriers identified in the green building sector 
From a top-down perspective, the primary barriers include: 
A lack of incentives. 
A clear developmental roadmap from the government[footnoteRef:121], significant initial investment requirements[footnoteRef:122].  [121:  Green building development requires standardising regulations: experts (vietnamnews.vn)]  [122:  Breaking barriers in green buildings (vir.com.vn)] 

A lack of available capital for small to medium real estate developers[footnoteRef:123].  [123:  Task obvious for Vietnam’s green building development (vir.com.vn)] 

Green credit remains limited in Vietnam. Other financial instruments for green building investment, such as green bonds, are yet to be widely employed and are only being explored by a few large corporations[footnoteRef:124]. Attracting foreign investment in green real estate is challenging due to the perceived risks associated with the sector (such as higher upfront costs, complex regulations, and low buyer awareness, amongst others)[footnoteRef:125]. Additionally, Vietnam lacks a clear framework for identifying and classifying green projects, complicating commercial banks' efforts to offer green credit[footnoteRef:126]. Awareness of ESG standards is low, creating hurdles in finance and initial investment, as implementing greener technologies requires significant upfront capital. Despite efforts by the State Bank of Vietnam to promote green credit, disbursement procedures remain difficult[footnoteRef:127]. [124:  Navigating challenges in the green bond markethttps://vir.com.vn/breaking-barriers-in-green-buildings-90835.html]  [125:  https://vir.com.vn/breaking-barriers-in-green-buildings-90835.html ]  [126:  Better legal framework for green credit needed]  [127:  Further details on the current state of green finance supply is mentioned in Component 1 of section 7.3] 

Developers often overestimate the additional costs associated with achieving green certification, believing it to be more than 30% higher than traditional construction[footnoteRef:128]. The actual increment is closer to 5% when properly executed[footnoteRef:129]. Inefficient processes, such as outdated designs and late engagement of green building experts, contribute to higher costs. Conversely, from a bottom-up viewpoint, the main challenges are low awareness of green construction, insufficient demand from the residential sector, and higher costs than conventional buildings. Public awareness of green construction and its benefits remains low. The absence of a national assessment tool also raises the risk of greenwashing, as some developers might exploit the public's limited understanding.  [128:  Giải bài toán chi phí trong đầu tư công trình xanh - Tạp chí Doanh nghiệp Việt Nam (doanhnghiepvn.vn)]  [129:  Công trình xanh thành tiêu chuẩn bắt buộc - Tuổi Trẻ Online (tuoitre.vn) | Quản lý chi phí đầu tư xây dựng công trình theo tiêu chí công trình xanh tại Việt Nam (tapchixaydung.vn)] 

Top-down drivers and challenges
Vietnam's commitment to achieving net-zero carbon emissions by 2050, announced at COP26, serves as a significant driver for the industry. Given that the construction sector is a major polluter, transitioning to green practices is essential for mitigating environmental impacts and fulfilling Vietnam’s Nationally Determined Contribution (NDC)[footnoteRef:130]. However, at the national level, the Ministry of Construction has not published a national assessment tool or framework for green buildings. In the absence of preferential policies for green buildings and a lack of government-funded green construction projects, the supply of new green buildings is expected to come from the existing players who have had experiences with developing green buildings previously.  [130:  COP26: Vietnam's Commitment to Reducing Emissions] 

The government is developing a green taxonomy for financial institutions[footnoteRef:131] which is expected to be a strong motivator for the green construction sector once it is completed within the next two years. Without this foundational framework, currently, many banks in Vietnam lack detailed green loan offerings or policies for green financing. This results in a minimal share of green credit in the overall credit market[footnoteRef:132]. Most finance for green construction comes from international organisations like the IFC, international banks (e.g., HSBC, UOB, Standard Charter), or it is self-financed by developers. [131:  Efforts to promote green economic development - Nhịp sống kinh tế Việt Nam & Thế giới (vneconomy.vn)]  [132:  Tín dụng xanh chưa bao giờ là con đường dễ đi' (vietnamfinance.vn)] 

Bottom-up drivers and challenges 
Developers are the biggest drivers for the adoption of green buildings as they are increasingly pursuing green initiatives voluntarily to differentiate themselves and access funding from sources such as the IFC. The industrial sector anticipates strong growth due to foreign company migration[footnoteRef:133], while weak residential demand remains a challenge, as green certification is not yet a priority for Vietnamese homebuyers[footnoteRef:134]. The lack of targeted financial products for green building projects further hinders residential uptake. [133:  Vietnam benefits from manufacturing exodus from China - VnExpress International]  [134:  GIỮA NHỮNG KỲ VỌNG (batdongsan.com.vn)] 

Another issue concerns land acquisition, which causes construction delays in Vietnam due to long negotiations that delay land transfer to developers and the start of construction. 
Material factors affecting the ability to build green
In addition to the above key issues, green building sector stakeholders have also identified a shortage of suppliers for green materials and equipment[footnoteRef:135], as barriers to development. Many large construction projects in Vietnam are starting to use green materials to reduce their environmental impact. However, despite government support, the adoption of these materials remains limited. There are several challenges, including a lack of understanding and experience in using green materials and the higher costs associated with them compared to traditional options.  [135:  Factors preventing businesses from going "green" in construction - Vietnam.vn] 

Green material and equipment usage may bring long-term economic benefits. However, they require higher initial investment costs[footnoteRef:136] due to the under-developed state of the suppliers for them in Vietnam[footnoteRef:137], leading to reservations from developers. Additionally, unclear green standards contribute to confusion among both consumers and investors. This highlights the need for a clearer legal framework to promote the sustainable development of the green materials industry.  [136:  “Đầu ra” bền vững cho vật liệu xanh]  [137:  Thách thức trong phát triển vật liệu xây dựng xanh - Nhịp sống kinh tế Việt Nam & Thế giới] 

In terms of green certification systems, EDGE, backed by the IFC, leads the residential segment[footnoteRef:138] and is often linked to favourable loans. LEED, with its long history and robust branding, is prevalent in the industrial sector[footnoteRef:139]. LOTUS performs well in northern Vietnam and government projects; however, as it is a local system without international recognition, developers seeking funding abroad prefer not to use it.  GREEN MARK, primarily used by Singapore-linked developers, has lost market share to EDGE, which is perceived as having simpler requirements. [138:  For the residential segment, EDGE holds 53% of the total GFA and is followed by Green Mark with 39% of the share as of June 2024 | VIET NAM GREEN BUILDING Q2-2024 MARKET SUMMARY]  [139:  For the office segment, LEED has a market share of 71% in terms of GFA with the second place belonging to LEED with 16% in 2024 | VIET NAM GREEN BUILDING Q2-2024 MARKET SUMMARY] 

[bookmark: _Toc179615369][bookmark: _Toc189118628]7.3 Mechanisms and outcomes 
This section provides key findings of MAGC mechanisms and outcomes across the three main components.
Component 1: Advisory services and concessional blended finance investment to financial intermediaries
The MAGC programme, through Component 1, closed its first two investments to support FIs in Vietnam in 2024. This includes partnerships with local banks to offer financial packages, such as green bond subscriptions and performance-based interest rate incentives, alongside advisory services to enhance bank capacity[footnoteRef:140]. However, these developments are nascent, and more time is needed to evaluate their impact on the green construction sector in Vietnam. [140:  IFC Supports SeABank to Issue Viet Nam’s First Blue Bond, Boost Climate Finance] 

The research conducted to inform this case study has identified that Component 1 of MAGC is very relevant for Vietnam. The green building sector is expected to grow fast in the next few years; however, this growth could be hindered by the lack of available capital. At the moment, there are virtually no financial packages in the country specifically to finance the development of green buildings.[footnoteRef:141] A few broader green packages exist, but they are small, and green buildings compete for finance with other green sectors, such as renewable energy.  [141:  In September 2024, BIDV rolled out a new financial package aimed directly at green construction. This is the first of its kind in Vietnam.] 

In interviews, developers commented that this translates into a lack of capital with affordable interest rates. FIs, on the other hand, expressed interest in expanding their green portfolio (although they did not identify green buildings in particular as a target area). Component 1 of MAGC could contribute to addressing this investment barrier. This is further explained in the ensuing paragraphs.
Green building sector and wider stakeholders agreed that the industry will maintain the fast growth speed for the next two to three years. In the medium term (approximately five years), development will still happen but at a slower pace than the last two to three years. The brightest segments for the coming years are likely to be industrial (i.e., warehouses, factories) and offices. The residential segment is also expected to grow but at a slower rate, and new projects will presumably come from existing players, with limited new developers joining the green construction market. 
Overall, the green construction segment has been developing at a staggering speed (200-300%) in the past half decade, expanding from 130 certified projects in 2019 to 476 projects by June 2024. However, despite this significant growth[footnoteRef:142], the share of certified projects remains insignificant (less than 1%) when looking at the total market.  [142:  VIET NAM GREEN BUILDING Q2-2024 MARKET SUMMARY] 

Maintaining fast growth in the long term can be difficult unless the issue of unlocking capital for developers can be addressed. Currently, green construction finance products are rare with virtually no FIs reported as having researched a specific product for green construction[footnoteRef:143]. Banks in Vietnam generally have green credit packages that provide capital at preferential rates for projects that promote environmental and social benefits. This focuses on numerous areas which can include, among others, green construction (e.g., Vietinbank’s Green Up package)[footnoteRef:144]. IFC have supported various banks in their development of a green credit framework contributing to the expansion of green credit share in Vietnam. However, this support was not specific to green buildings (i.e., outside of MAGC). [143:  The only case of a local bank with existing financial product tailored for green construction is BIDV, which launched in Q3/2024. BIDV announced a new green finance package aimed at developers of green buildings. The bank allocated VND 10.000 billion for businesses to borrow capital to invest in new or expand "Green Buildings", renovate existing buildings into "Green Buildings" and be granted one of the prestigious certifications: LEED, LOTUS, EDGE, Green Mark. The programme is expected to run until the end of December, 2025. ]  [144:  Green UP – The green finance package that supports businesses in sustainable development | Vietnam Joint Stock Commercial Bank for Industry and Trade (vietinbank.vn)] 

The amount of available green credit, which is also open to green building developers, in Vietnam has reached approximately 4.5% of the economy's total outstanding loans. From 2017 to 2023, credit for green sectors grew at an average rate of over 22% per year, much higher compared to the average growth rate of the entire banking industry. As of March 31, 2024, 47 credit institutions had green credit outstanding totalling 636.964 trillion VND[footnoteRef:145].  [145:  Tốc độ tăng trưởng tín dụng xanh bình quân 22%/năm (doanhnhanvn.vn)] 

According to FI stakeholders, the primary barrier to increasing investment in the green construction sector is the lack of capital sources with attractive interest rates. Vietnam currently lacks impactful policies, such as a capital support package or adjustments to the capital adequacy ratio. As a result, banks often seek funding from international sources, where interest rates are significantly high and have certain risks due to exchange rate fluctuation.
In interviews, FI representatives commented that when they raise funds from organisations like the IFC, the incentives are low as the interest rates are nearly equivalent to commercial interest rates.  The interest rates that local banks can secure when sourcing capital from abroad are influenced by changes in the macroeconomic environment, particularly fluctuations in the Federal Reserve's rates. In cases where the Fed raises its rates in response to inflationary pressures, capital from foreign sources may become even more expensive for local banks. This leaves little room for banks to offer lower rates to green building developers. 
Additionally, according to interviewees, the green credit segment typically offers low profitability and requires substantial effort to ensure borrower compliance, leading to caution among local banks[footnoteRef:146]. Developers face challenges accessing the limited green credit available, as they must compete with other key sectors, such as renewable energy and agriculture[footnoteRef:147]. The lack of research on the Return on Investment (ROI) for green building projects means banks often rely on the reputation of developers, favouring those with a proven track record in similar projects. [146:  Insight obtained from interviews conducted in Q2/ 2024 with representative from leading local banks in Vietnam]  [147:  Steps being taken to promote green credit | Vietnam+ (VietnamPlus)] 

Overall, while all FI stakeholders expressed interest in expanding green credit in the future, none specifically identified green construction as a priority sector. Local banks anticipate that few products aimed at homebuyers will be launched in the medium term, leaving this segment primarily to international banks[footnoteRef:148]. [148:  Example of green mortgage offered to homebuyer of a certified green construction project by UOB] 

Component 2: Country-level capacity building
In Vietnam, under Component 2, the MAGC programme has delivered green building awareness events with developers, training to EDGE experts, and knowledge sharing webinars. These events varied in size and target audiences, from about ten participants to over a thousand. Attendees consisted mainly of real estate professionals (usually CEOs or founders attended big landmark events such as the Green Building Week, whereas other events were attended by more junior staff), consulting and design professionals, as well as financiers. Government officials also attended some events.
Component 2 has been effective in training EDGE experts, developers, and the FIs who engaged with MAGC activities in Vietnam. Apart from FI stakeholders, most respondents across all four categories interviewed recognised a notable improvement in awareness of green construction concepts. However, green construction is not yet a political priority, and engagement of policymakers with awareness raising and knowledge activities in the last couple of years was reportedly low by the IFC representative. 
Among policymakers and broader sector stakeholders, their understanding is primarily foundational; they grasp the definition of green construction and can identify notable certification systems. However, compared to other countries in Southeast Asia, Vietnamese policymakers are notably absent from international forums on green construction, since it is not currently at the top of the political agenda. While they are aware of the concept, their understanding remains superficial, lacking the in-depth technical knowledge necessary to create a comprehensive roadmap for the industry's development.
Regarding real estate players, such as developers and consulting firms, there is a consensus that their skills in green construction have been continually upgraded, partly due to training provided by IFC (further elaborated below). Nonetheless, it is important to highlight that the enhancement of knowledge and skills among developers may be inconsistent. Many respondents indicated the absence of dedicated departments for green construction within their companies, and participation in training is often voluntary with staff members often having to learn on their own through participation of available programmes or events, leading to significant knowledge gaps among individual staff members. 
Stakeholders from consulting and design firms provided the most positive feedback regarding the capacity-building component of the MAGC initiative. The effort to bolster human resources in the industry has been recognised as successful, with over 300 EDGE experts trained (but not fully accredited), providing sufficient resources to accommodate new market projects. Additionally, the outreach by the IFC to universities has been lauded as a success. By training two instructors per university at eight leading Vietnamese universities[footnoteRef:149] in the construction and architecture fields, the programme has established a sustainable model for further developing human resources in the market, even in the absence of IFC experts. [149:  The list of universities includes: Architecture University of Hanoi, the Architecture University of Ho Chi Minh City, the University of Science and Technology of Ho Chi Minh City, The Hanoi University of Civil Engineering, Thu Dau Mot Universities, Van Lang Universities] 

In addition to being more accessible and facilitating developers' access to international capital, EDGE has established a robust market presence through IFC actively organising and attending key events in Vietnam, such as the Green Building Week. These initiatives enable EDGE experts and partners like Société Générale de Surveillance (SGS) to connect with developers interested in green construction, leading to successful collaborations.
A striking disparity exists in the awareness levels between banks connected to the IFC and those that are not. IFC-organised events and programmes have helped banks grasp green construction concepts and certification systems. Financial sector respondents noted they occasionally attend these events, such as the Green Building Week[footnoteRef:150], even if they haven't directly invested in green building projects. Banks without IFC ties exhibit a limited understanding of green construction concepts; many have never encountered the term and cannot identify any green-certified buildings or rating systems. This lack of awareness is primarily due to insufficient investment by local banks in green building projects and a failure to prioritise construction as a critical sector for their green finance products.  [150:  Green Building Week 2024 (xaydung.gov.vn)] 

Additionally, capacity-building efforts appear to disproportionately represent certain stakeholders, such as developers and consulting firms, while FIs’ staff rarely attend these events, often due to a lack of information or a perception that the content is irrelevant to them. This was the case for both events facilitated by IFC, as well as other events or training opportunities.
Despite the improvements in awareness and skill levels among various stakeholders, the past five years have not seen significant changes in the regulatory landscape for green construction in Vietnam. In interviews, policymakers cited limited resources (manpower and time) and a general lack of prioritisation for green construction as reasons for the slow development of preferential policies and national standards. In the coming years, while no new policies are anticipated, the Ministry of Construction issued the "Construction Industry Action Plan for 2022-2030," which includes plans to develop a set of regulations, standards, and criteria to guide the design of green buildings[footnoteRef:151]. [151:  Decision No. 1052/QĐ-BXD dated November 15, 2022, by the Minister of Construction mentioned the Science, Technology and Environment Department coordinates with: 
Building Materials Department, Construction Economics Department and other relevant agencies, are assigned the task of Developing standards, criteria set, and guidelines for evaluating and certifying types of construction materials (energy-saving: green, environmentally friendly: low-carbon emissions) used for green buildings.
Information Center, Consulting unit to develop a database on energy-efficient buildings, green buildings, low-carbon emission buildings, and net-zero emission buildings (PTR0), integrated and synchronized with the "National Green Growth Database System."
AMC, Universities and Research Institutes under the Ministry, Localities to Develop and implement capacity-building programmes for relevant stakeholders in the fields of green buildings, energy-efficient buildings, low-carbon emission buildings, and net-zero emission (PTR0) buildings.
] 

Overall, Component 2 has significantly impacted the green construction sector in Vietnam. IFC-sponsored or supported events like Green Building Week introduced the green construction sector to a broader audience who may not be directly involved in the green construction segment yet, while more specialised initiatives like the "Breakfast with Experts" series provided in-depth knowledge and skill development for those already working in the field.  This two-pronged approach helps promote green building practices by both expanding awareness and fostering expertise.
Component 3: Maintenance and improvement of the EDGE certification system
Stakeholders across all categories interviewed generally have a positive perception of EDGE. It is recognised for its significant impact on the green construction sector by making green certification more accessible and achievable for a broader range of local enterprises. EDGE's success stems from its straightforward applicability; the programme’s less stringent requirements compared to other certifications available in the country, such as LEED, save developers both time and money, encouraging more participants to pursue EDGE certification. 
Even though EDGE entered the market later than some competitors[footnoteRef:152], it has emerged as a leader since 2019. It has surpassed others in the number of projects and Gross Floor Area (GFA), with LEED trailing closely behind. EDGE has also been performing better in recent years in northern regions which reflects the efforts of the IFC team in promoting EDGE to players in the north of the country.  [152:  LEED arrived in VN in 2010; LOTUS was introduced in 2010; EDGE was first introduced in 2015.
] 

Green building sector respondents noted the utility of tools like the EDGE web platform and app for tracking the project’s progress. However, some minor issues persist, including slow response times and limited capacity for simultaneous users. Conversely, respondents expressed a general unfamiliarity with the CAFI tool, with none reporting its use in the market.
Developers' efforts to educate homebuyers about EDGE certification have raised awareness among residents of EDGE-certified projects regarding the benefits of living in such buildings. In Ho Chi Minh City, the top two advantages highlighted by residents were improved air circulation and air quality, along with reduced utility bills due to better heat reflection. However, residents also cited higher costs—both initial purchase prices and maintenance—as significant drawbacks. This refers to the price of each unit (apartment) sold, specifically for similar types of apartments with comparable characteristics, such as location. For instance, an apartment in a green-certified building will typically command a higher price than one in a traditional building. 
Additionally, in Vietnam, residents are required to pay a monthly fee for maintaining the building infrastructure. Those living in green buildings have reported higher maintenance fees compared to residents of traditional buildings. Residents also highlighted concerns about the durability of units. Notably, green certification was not a major factor in residents' purchasing decisions; many had not heard of green construction before discussions with real estate agents. After learning about green construction and its benefits, most residents remained sceptical until they experienced the advantages firsthand while living in an EDGE building, leading to a more favourable opinion over time.
[bookmark: _Toc179615370][bookmark: _Toc189118629]7.4 Lessons learned and recommendations 
[bookmark: _Toc181889466][bookmark: _Toc189118630]Lessons learned
Awareness and capacity building
Component 2 has been effective in raising awareness and knowledge of green construction among most types of stakeholders. Some respondents from the green building sector noted a decline in IFC's presence and capacity-building activities within the industry from its previous peak a few years back. However, respondents do not view this as negative; they see it as a natural progression. Since professionals in the construction and real estate sectors are now generally well-informed about these topics, there is less need for awareness-raising activities compared to previous years. In the coming years, the lessons learned from capacity-building activities in Ho Chi Minh could be expanded to other areas. 
Policy and regulatory enablers
Local government involvement in land acquisition negotiations can significantly expedite the process. Some real estate developers suggested creating a "fast lane" for companies engaged in green construction to have the priority for government help in facilitating negotiations and land acquisition.
Financial incentives
Components 1 and 2 have been identified as key focus areas for the MAGC by all stakeholders interviewed. Component 1 is highly relevant but very few operations have been closed with FIs in the country so far. This component has the potential to address some of the barriers to investment in green buildings identified, such as the high interest rates. Additionally the low volume of capital available to green building projects more broadly.


Certification as a driver of uptake
Component 3 has supported the wider adoption of EDGE as a certification system for green buildings. However, it should be noted that EDGE was already the leading certification system in the country before MAGC. While the EDGE system provides a solid foundation, it falls short in addressing social impacts, highlighting a potential area for enhancement.
GEDSI learnings
The case study highlighted some key learnings related to GEDSI. Stakeholders across the four interviewed categories were divided among those who supported adding Gender equality, disability and social inclusion (GEDSI) related features and those who opposed it. EDGE residents in the focus group highlighted that their energy bills had reduced, reducing their cost of living, but stakeholder respondents largely agreed that significant social issues, such as the lack of affordable green housing for low-income groups, persist in the green construction sector. 
However, the ones who opposed the addition of such elements at present expressed concerns about implementing changes to the MAGC programme's delivery that would enhance its contribution to GEDSI issues in the short term. Given the industry’s nascent stage, introducing additional elements and indicators could complicate the rating system, making it less accessible to developers and potentially hindering its adoption. Their argument centres on the desire to keep green building as straightforward as possible in the short term to avoid slowing down its penetration rate.
Some respondents pointed out that Vietnam already has strict regulations in place within the national building code that ensure accessibility for individuals with disabilities[footnoteRef:153]. However, no residents in the focus group could identify accessibility features in the building, even though there were some residents in the building with disabilities. This highlighted that potentially more needs to be done to ensure green buildings are accessible.   [153:  Thông tư 21/2014/TT-BXD Quy chuẩn kỹ thuật quốc gia Xây dựng công trình người khuyết tật tiếp cận sử dụng mới nhất] 

[bookmark: _Toc181889467][bookmark: _Toc189118631]Recommendations
Improvements to overall MAGC delivery
Adapt content of advisory activities to the current level of awareness and knowledge about green buildings: To incentivise greater participation from FIs in capacity-building activities, it is important to create content that emphasises broader themes rather than delving deeply into technical issues, such as the nuances between different rating systems. By focusing on the advantages of developing a green building portfolio, MAGC can equip FI stakeholders with the knowledge needed to encourage their clients to apply for available green credit funds and initiate green projects.
Recommendations by stakeholder type
FIs
Prioritise a few leading banks for advisory activities: When providing firm-level technical assistance and blended finance to FIs in Vietnam, it is advisable to focus on a selected few players rather than a broad range. Prioritising support and partnership development with leading local banks in the green finance sector can effectively steer them toward investing in green construction projects in the short term. The financial market in Vietnam tends to be conservative until successful pioneers emerge, demonstrating proven case studies. This targeted approach can be instrumental in unlocking capital for Vietnam’s green construction sector.
Policymakers 
Enhance outreach to international stakeholders: In the short term, it is essential to enhance outreach to international stakeholders in Vietnam, such as the Asian Development Bank, who also have programmes targeting the green economy and green cities, including green construction. This effort can facilitate the development of a collaborative plan and create synergies with other programmes that share similar objectives. Linked to this, there may also be opportunities for collaboration with other UK-funded programmes such as the Green Cities and Infrastructure Programme (GCIP) in the coming years.
Focus on aspects of the enabling environment that are more likely to have political support: While collaboration with government stakeholders is crucial for advancing the green construction market, this aspect is currently not a priority for the government in Vietnam. Currently, government involvement is expected to be limited, with no plans for the development of preferential policies or a clear deadline for the development of standards, guidelines, etc., relating to green construction in the next few years. Advocacy for preferential policies, such as financial incentives like tax breaks, is likely to face significant challenges. 
· That is why it is recommended that MAGC explores instead other types of engagement and capacity building support, for instance in fast-tracking the approval process for green building projects or the handover of land use to developers. Other non-financial incentives that can be considered are allowance for an increase in Floor Area Ratio (FAR), height restriction waivers, etc. 
Encourage focus on green social housing: A key long-term goal should be to encourage greater government engagement in developing green social housing, an area that remains largely untapped by the private sector.
Green building sector
Target top senior staff: According to respondents, among those developers committed to sustainable strategies, the driving force is often the vision and decisions of their founders or CEOs. Consequently, an effective approach would be to target these key decision-makers—founders, directors, and C-level executives—since most enterprises in Vietnam operate within a top-down decision-making framework.
Recommendations by MAGC component
Prioritise banks that are already active in the real estate sector for blended finance operations: Exploring blended finance opportunities through partnerships with banks that have a significant share of developers experienced in green construction can also be beneficial. Targeting institutions which have a history of working with such developers or possess real estate subsidiaries[footnoteRef:154], may help reduce the risks and costs associated with identifying potential borrowers and mobilising capital. [154:  Seabank has a subsidiary in the real estate industry (BRG) | Techcombank has strong ties with Vinhomes | VP Bank has strong ties with MIK Group] 

For capacity building activities, target SMEs and developers that are new to green construction: The private sector, particularly private developers, plays a crucial role in driving the growth of the green construction market in Vietnam. In the short term, the limited availability of affordable capital makes it challenging for small and medium-sized enterprises (SMEs) to venture into green construction. Therefore, the primary focus should be on reaching out to leading developers who have not yet engaged in the green construction sector. For instance, MAGC could target emerging markets beyond Ho Chi Minh City such as Ha Noi, Hai Phong, Binh Duong, and Da Nang.
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BIDV spends 10.000 billion VND to sponsor "Green Building" projects
Green UP – The green finance package that supports businesses in sustainable development | Vietnam Joint Stock Commercial Bank for Industry and Trade (vietinbank.vn)
Tốc độ tăng trưởng tín dụng xanh bình quân 22%/năm (doanhnhanvn.vn)
Steps being taken to promote green credit | Vietnam+ (VietnamPlus)
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Decision No. 1052/QĐ-BXD dated November 15, 2022, by the Minister of Construction
IFC REPORT ON VIETNAM GREEN BUILDING MARKET SUMMARY
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