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Commercial Real Estate

Behavior changes AttitudesBehavior changes Attitudes

Showcase communications strategiesShowcase communications strategies



Policy Change to Impact Behaviory g p



ULI – the Urban Land Institute

� Global Property Research and Education Not for Profit� Global Property Research and Education Not for Profit

� 30,000 members in 92 Countries

M b hi� Membership

� Developers

� I t� Investors

� Public Sector

� Engineers� Engineers

� Architects



ULI Member-led InitiativesM

� Events and Meetings� Events and Meetings

� Research and Publications

A d  l b l d ti l� Awards, global and national

� Councils – information exchange

� Urban Investment Network

� Advisory Services Panels

� LessEn – Building Energy Efficiency initiative



Communications Strategiesg

Direct | Regulate
CommunicateCommunicate
Nudge
Steer
CollaborateCollaborate
Establish new normative behaviors



Sustainable Building Councilg

Mission: To explore, research and discuss
solutions, opportunities and new directions in
sustainable real estate and land use efforts
through case studies, focus groups and
resource references to achieve greater
awareness and understanding of best
practices and emerging concepts



Collaborative Communications

• Financing • Communication—Financing
• Metrics and 

Quantification

Communication
Education and 
Engagement: Investors / Q

• Regulation and 
Incentives

Tenants
• Operations for Existing 

• Underwriting and 
Valuation

Buildings
• Development

• Systems and Products
• End User Functionality

• New York in comparison 
to progressive practices 
l h

y
elsewhere



Behavior Changes Attitudesg

Hines GREEN OFFICE (HinesGO) is a 
voluntary, internal program created to 
measure and reward sustainability within 

ll Hi ffi ld id Hiall Hines offices worldwide. Hines 
employees lead the effort in setting the 
standard for a sustainable future by 
“walking the walk” in our own offices.

Complementing LEED and the ENERGY 
STAR “Bring Your Green to Work” 
program, HinesGO (short for Hines 
GREEN OFFICE) draws on more than half 
a century of expertise in high performancea century of expertise in high-performance 
office space.

Hines offers the same GREEN OFFICE 
program to its tenants around the world. To 
date, over 800 tenants, representing more 
than 39.5 million square feet of occupied 
space, have achieved the designation. 









Engaging People : Lessen Energy Useg g g p gy

• Knowledge bank of verified, objective building energy saving case studies 
f  d th  ld  h i  d t il d b ildi   d tfrom around the world, sharing detailed building energy data
• Business case studies that prove the financial case in retrofitting and behavior 
change adaption for lessening energy in existing buildings
• Policy summaries of leading international energy efficiency related policies Policy summaries of leading international energy efficiency related policies
• Interactive Blog that engages occupiers, facilities managers and the broader 
public in discussing energy efficiency in existing buildings
• World’s first Energy Map that shows the energy performance of over 40,000 gy p gy p ,
buildings across the UK and USA. 
• Energy Efficiency Products ‘Market Place’ developed in partnership with the 
Clinton Climate Initiative that shows where you can find products and suppliers 
for energy reducing products.
• Live Case Studies showcasing and sharing challenges and opportunities in 
reducing energy within existing buildings



Policy driving energy efficiency

May 2011 - UKMay 2011 UK 
From 2018 buildings with Energy 
Performance Certificate (EPC) 
less than E will not be able to be 

t d trented out. 

Feb 2011 - US
Better Building Initiative to 
achieve 20% improvement in 
energy efficiency in commercial 
buildings by 2020, estimated to 
save businesses $40 billion a yearsave businesses $40 billion a year 



Not Re-inventing the Wheel...g



Ratings and Metrics?g

�Over 100+ building 
rating systems

�Reliance on technology 

�Supporting policy and 
decision makers 

�Demystifying building 
energy use



Good Intentions…

U i t d d C !Unintended Consequences!



LessEn is…

� Energy efficiency in existing � Energy efficiency in existing 
commercial buildings

� Showcasing what can and is S g
being achieved

� A global platform of   
achievable initiatives

� 3 step process

� Sharing experiences





LessEn is about…

� Best practice experience � Best practice experience 
beyond theory/debate

� Engaging individuals AND g g g N
organisations

� Data transparency, what 
works and what does not! 

� Simple, clear and practical 
lsolutions

� Beyond the greenwash and 
geekspeak!geekspeak!



Making energy visible globallyg gy g y

UK USAU US

Energy Star

Display Energy Certificates

Free Energy App 



Campaign - schools energy usep g gy

� Performance of schools

� League table

� Engaging school 
managers, teachers, 

t  d itparents and community

� Engaging Government 

� Annual campaign



Influencing Changeg g



Top 10 Tips – global campaign p p g p g



The Human Factor! 

� “Quick Wins” Small behaviour changes  � Quick Wins  Small behaviour changes  
can make a radical difference!

�Arup security team 

�Chelsfield housekeeping team�Chelsfield housekeeping team

�Land Securities 1˚C temperature variance 

�Philips and Lutron – LED Smart Lighting and load-shedding �Philips and Lutron – LED Smart Lighting and load-shedding 
devices – but train people how to use them!

�Allianz 3 step approach and 20% carbon reduction p pp

�ULI Europe team strategy



Engaging Public Sectorg g g

� DEC data shows UK Health Care 
(NHS) create 3% of the UK’s carbon 
emissions.

� Creating 8 tonnes of CO2 /yr = a 
bigger polluter than over 50 small bigger polluter than over 50 small 
countries. 

� Oldham Primary Care Trust managed 
successful carbon reduction of 800 
tonnes saving £41 000/yrtonnes saving £41,000/yr.



It can be done! 

� Case Study: Empire States Building y p g

� 102 floors and 2.8million square feet

� $11million annual energy costs with CO2 gy
emissions of 25,000tonnes/yr

� 5 Partner Organisations

� Detailed assessment of 60 strategies 

� $550million capital investment to:

“Create a replicable model to demonstrate how to cost-
effectively retrofit a large multi-tenant office building to 
inspire others to embark on integrated energy efficiency 

t fit ”retrofits.”



Proven results 

� Incremental cost of  $13 2 million� Incremental cost of  $13.2 million

� $4.4million saving

38%  d ti  � 38% energy reduction 

� All details on www.esbsustainability.com

“Our industry loves attention but we hate scrutiny. That scrutiny 
is coming whether we like it or not ”is coming whether we like it or not.

Tony Malkin – Malkin Holdings – Owner of the Empire State Building. ULI 
Energy Finance Forum, June 2010 



Property Sector Challengesp y g

� Reliance on legislation ‘stick’ in UK and 
Europe? 

� Transparency is necessary and coming 
fast...

� Develop and share expertise, especially 
 h  t  t kl  lti l    on how to tackle multiple occupancy or 

listed buildings

� Need to be realistic – we can’t get each � Need to be realistic we can t get each 
building’s DEC to an A rating but every 
emissions reduction is valuable.

� The critical human element! 



What LessEn can do for youy

� Showcase your energy 
developments

� Blog stories

� Case Studies

� Share data

� Join us on Twitter or

LinkedInLinkedIn

� Use LessEn as a tool to 
engage your tenants and 
building owners





T  lid t  th  h d ff ti l  d i  th  NEPDW  To validate the approach and effectively design the NEPDW, 
interviews were conducted…NEPDW Implementation Partner Descriptions1

Stakeholder Primary Market Role Representative # of Institutions 
Groups Primary Market Role Company Interviewed

Financial Institutions

� Investing large sums ($400MM+) of investors’ money (e.g. 
pension fund) in building energy efficiency retrofits

� Deutsche Bank � 2

� Provide loans >$50,000 directly to building owners or 
ESCOs/ESAs, with a minimum total loan portfolio 

�Wells Fargo � 2
/ , p

approximately $200MM 

� Regional banks and non profits funded through state or 
Federal grants that provide small loans to local customers

� Green Choice Bank � 4

� Portfolio Managers: Manage large number of (mainly 
commercial) buildings on behalf of owners

� Grubb & Ellis � 1

Building Owners
commercial) buildings on behalf of owners

� Portfolio Owners: Own and manage large portfolio of 
(mainly commercial) buildings

� Tishman Speyer � 1

ESCOs
� Develop, implement and finance (often directly) energy 

efficiency retrofits, primarily in MUSH market
� Johnson Controls � 1

(1)  This list only includes institutions that directly informed use cases.

ESA Providers
� Identify and finance energy efficiency retrofits and pay 

themselves through energy savings
� Transcend Equity � 2

Insurance Companies � Provide insurance “wraps” for asset backed securities � Assured Guaranty � 2

( ) y y



Partners

Useful Links

� www.less-en.org

� www.uli.org

Alexandra Notay

alexandra.notay@less-en.org y@ g

+44 (207) 487 9572 


