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What three things use the most energy 
in buildings?
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What three things use the most energy 
in buildings?



To achieve efficiency we have to�



�go beyond the widget�



�and recognize that achieving 
efficiency requires�



CHANGE



Change is a process that takes�



TIME



�and requires�



�organizational shifts�



�that are supported by policies and 
procedures.
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A DIFFERENT APPROACH
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Northwest Energy Efficiency Alliance

Mobilize the Northwest to become 
increasingly energy efficient for a sustainable 
future.



What we do

NEEA deploys market transformation
programs to meet energy efficiency goals.



Commercial sector > BetterBricks



The NW commercial office market

Buildings are businesses

25,000 structures

400 million ft2

Constant change, from 2007 to 2009:
� 14% of all space engaged in a lease

� 20% of all space changed ownership
� 28% engaged in one or both

� 37 million ft2 a year�
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Mechanisms of Market Transformation
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Transactions are the 
DNA of Markets
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Mechanisms of Market Transformation
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� Transactions in commercial 
real estate:
� Highly customized

� Relationship driven

� �Nested�

� Varying in frequency



Mechanisms of Market Transformation
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It gets 
complicated�
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Mechanisms of Market Transformation
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Intervention points!

» 37 million ft2 a year�

» Incorporate 10% efficiency�
» 20 aMW of savings per year



How to influence transactions

Tackle split-incentives
� Education, nuance

Define what a �good job� means
� Measurement

� Transparency
� Standards

Redefine value
� Make energy a visible indicator

� Leverage market dynamics
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Leasing
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� Building market capabilities:
� Education, education, education
� Research, articles, best practices

� 1:1 lease analyses



Property Management Agreements
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�..agent is authorized to make or cause to be 
made, through contracted services or otherwise, 
all ordinary repairs and replacements 
reasonably necessary to preserve the Property 
in its present condition��

A mandate for no-change�
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� Identify contract opportunities
� Benchmarking
� Energy audits

� Staff training

� Reporting

� Alternative financing

� Tenant engagement

� Pilot best practices
� Performance standards

� Use as a case study

Property Management Agreements
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� �Caveat Emptor�
� LEED potential
� Asset marketability

� Past and potential energy performance

� Risk exposure (Climate, energy prices, regulations)

Due Diligence
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� Energy efficiency projects = .30/ft2 savings
� Value:

� Annual savings = $35,000
� Return period = 10 years
� Asset value increase = 2.5%

Due Diligence
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�LEED Status
�E Star Scores
�Market Interest

�OpEx Savings
�Asset Value
�$/ft2 Compare to 
Portfolio?

�LEED Potential
�Tenant Interests
�CapEx �Fixes�
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� Standards and tools
� Market-based
� Adaptable

� Flexible to negotiations

� Design firms
� Best practices

� Decision processes

� Design approaches

Tenant Improvements
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� TI post-occupancy review

� 10 Questions for Brokers

Tenant Improvements
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Building Operations



Increasing Net Operating Income  

Energy Savings 10% 20% 30%

Potential Increase to NOI 1.5% 3.0% 4.5%




